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Chapter 1

INTRODUCTION & SUMMARY

County facilities provide services for the benefit of all county residents and employees, or some
portion of this total service population. As the service population increases, so does the demand
for County facilities. As developers build new homes and non-residential buildings, the County
must provide proportional amounts of facilities to serve this new development if it is to maintain
existing standards.

This report documents the amount and cost of new capital facilities required to serve new
development in unincorporated areas through the year 2025. One potential source of funding is
public facilities fees, or impact fees, paid by new development to fund its fair share of facilities
needs. This report documents the maximum justified level of those fees. The introduction to the
Public Facilities Financing Plan summarizes the Plan under the following topics:

Public Facilities Financing in California
Fee Determination

Facilities Costs and Fee Schedules
Implementation and Administration
Collection and Disbursement

This introduction is intended to provide a general understanding of the concepts and
methodology used to design public facilities fees and a summary of the findings in this report.
The succeeding chapters each contain a detailed analysis of the specific costs and assumptions
involved in the calculation of each fee.

PUBLIC FACILITIES FINANCING IN CALIFORNIA

Several events during the past decades have undercut the financial capacity of local governments
to build infrastructure: passage of Proposition 13, difficulty passing bond initiatives, and severe
reductions in federal and state assistance. Since Proposition 13, property taxes have been
inadequate to fund capital needs, and have been generally insufficient for ongoing operations and
maintenance expenses at pre-Proposition levels of service. As an immediate response to their
funding crisis, cities and counties throughout California cut back services, deferred maintenance,
and reduced capital investment. Generally, this was true of San Luis Obispo County.

As a longer-term response, most cities and counties have shifted a portion of the burden of
financing the capital costs of additional infrastructure from tax revenues and general obligation
bonds to the new development causing the need for infrastructure. This shift has primarily been
accomplished through the imposition of public facilities fees, also known as development impact
fees. Some fee programs address only a few specific facilities, such as sewer, fire, or storm
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drainage, while other local government fee programs are comprehensive, requiring developers to
pay for all additions to municipal facilities needed to accommodate new development.

As a result of widespread imposition of public facilities fees, the State Legislature passed AB
1600 adding Government Code sections 66000 et seq. which lay ground rules for imposition and
ongoing administration of fees. The law, which became effective in January 1989, requires local
governments to document the nexus between the amount of new development and the facilities
that will be built to accommodate it. The legal requirements restrict how local governments may
impose and use public facilities fees. Yet these requirements have also made local governments
less vulnerable to litigation and have given developers a more predictable environment in which
to build.

The nexus principle was established by Nollan Volbrecht Surveys v. The California State Coastal
Commission, 483 U.S. 825 (1987). Nexus requires that the fee amount mitigate only those
impacts new development creates for additional infrastructure to serve it. The courts further
refined the nexus issue in Dolan v. City of Tigard, 512 U.S. 687 (1994). This case has
established the concept of “rough proportionality,” whereby the fees being charged on a
development must be proportional to the impacts that will result from the development. Both the
Nollan and the Dolan cases have been carefully considered in the ongoing implementation of this
public facilities fees program.

It is important to distinguish between a fee for public facilities financing and a tax. Fees must
conform to the conditions imposed by the Nollan and Dolan decisions and AB 1600 and be used
exclusively to fund the capital costs of new facilities. In addition, fees only require action by the
elected governing board of a city or county to be imposed. Taxes, on the other hand, may be
used for either capital or operating and maintenance costs, and tax increases generally must be
approved by the voters. Consequently, it is critical in the documentation for any public facilities
fee program to demonstrate that the fee is not greater than the cost of facilities to accommodate
new development to avoid being challenged as a tax. The Public Facilities Financing Plan serves
that purpose.

In contrast to most cities in the state, California counties have been far less aggressive imposing
comprehensive fees that will fund the full costs of all additional infrastructure serving growth.
Increasingly, however, counties are pursuing public facilities fees as a viable means of
accommodating new development; San Luis Obispo County has levied fees on development
since 1991. This report is a comprehensive reassessment of the justification for it continuing to
do so. Public facilities fees that fund county facilities to serve the unincorporated area are
calculated in this report. This report serves the purpose of documenting the nexus between the
needs generated by new development, and fees to fund facilities to serve that development.

FEE DETERMINATION

The design of a public facilities fee program follows a six-step process: (1) selecting a time
period; (2) projecting new development; (3) determining facility service areas; (4) identifying
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facilities to accommodate new development; (5) estimating their costs; and (6) selecting an
appropriate and equitable means to allocate costs among new development.

(1) Selecting Appropriate Time Period

The determination of public facilities fees begins with the selection of the projection period for
population and employment growth. As with the earlier comprehensive assessment, a 20-year
planning period is used. The facilities needed to serve development occurring in the 2005-2025
period are analyzed.

(2) Projecting New Development

Projections of new development provide the basis for projections of additional facilities required
to serve growth. The Plan uses population and employment projections provided by the planning
departments of the County and the seven cities. (Population, employment and square feet of new
development are analyzed in Chapter 2.) These projections are summarized in Tables 1-1 and 1-
2.

Table 1-1
Population Projections
2005 2025 Growth
Countywide 247,156 328,493 81,337
Unincorporated Areas 101,460 146,550 45,090

Note: Population does not include population living in group quarters.
Source: Planning and Building Department, San Luis Obispo County, 2005.

Table 1-2
Employment Projections
2005 2025 Growth
Countywide 103,100 137,123 34,023
Unincorporated Areas 30,105 43,351 13,246

Source: Town Hall Services, 2005.

(3) Determining Facility Service Areas

Public facilities serve different geographical areas, and fees can only fund facilities that serve
development in the area paying the fee. Therefore, growth forecasts and facilities needs are
assessed for different service areas depending on the service. As examples, libraries serve all
residents and employees countywide, Sheriff’s patrol serves the entire unincorporated area, and
fire stations are located only in portions of the unincorporated area.
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(4) Identifying Facilities to Accommodate Growth

The determination of the quantity of new facilities required to serve new development requires
adoption of standards. These standards establish minimum levels of service for existing and
future county infrastructure. Standards are often stated in terms of a department’s number of
staff or amount of facilities per capita (e.g. acres of park land per capita). The new facilities that
development must fund is then calculated according to these standards and projected population
and employment growth.

The County usually can adopt standards that reduce, maintain, or increase the present levels of
service provided for the existing population. However, the County must use alternative funds to
expand existing facilities if it wishes to base fees on a standard higher than the existing level of
facilities.

(5) Estimating Facilities Costs

Building costs are based on the costs of recently constructed buildings. (Building costs are
discussed in Appendix A.) Land costs are based on surveys, complemented with additional
information specific to each service. (Land costs are discussed in Appendix B.)

(6) Allocating Facilities Costs

The number of new residents and employees is used to determine facilities needs, while fees are
usually paid based on the physical amount of new development (e.g. the number of dwelling
units or amount of building space). Thus, the final step distributes total facilities costs among
land use categories based on the population or employment density of each category. This
approach ensures that fees are directly related to the cost of facilities required to accommodate a
particular type of development.

This study uses five categories: single-family residential; multi-family residential; office; retail;
and industrial. For most types of facilities, fees for residential projects are based upon the
average number of residents per dwelling unit, and fees for non-residential projects are charged
on the average number of employees per 1,000 square feet. In some cases, such as parks and
recreation, costs are only allocated to residential development because non-residential
development is not assumed to generate a demand for this type of facility. The need for fire
facilities is based on the square footage of development protected; similarly, the fee is expressed
in terms of a per square foot amount.

FACILITIES COSTS AND FEE SCHEDULES

Table 1-3 summarizes the costs of facilities for unincorporated area services necessary to
accommodate development in unincorporated areas of the county to the year 2025. Costs shown
do not include facilities needed to improve existing standards or correct deficiencies.
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Table 1-4 presents the public facilities fees if new development is required to fund the costs
shown in Table 1-4. Only new development in unincorporated areas would pay the fees because
these facilities are associated with unincorporated services only. The fees would not apply in
cities (incorporated areas). The “Fee Administration” charges are explained following the table.

It can be seen that all of the residential fees except fire are levied on a per housing unit basis,
reflecting the fact that the number of persons living in a unit (and being served by public
facilities) is not generally proportional to the square footage of the unit. The majority of fire
facilities, however, protect property and thus have a closer nexus to the square footage of the
unit. The fire fee is thus based on the square footage being constructed. As a result, fire fees are
levied on additions, even though the other facilities fees are not.

Table 1-3
Cost of Facilities
To Accommodate Unincorporated Area Growth
(millions of 2005 dollars)

Facility Type

Parks $36,635,000
Sheriff 6,184,000
General Government 11,784,000
Fire 35,985,000
Library 16,270,000
Total $106,858,000

Table 1-4
PUBLIC FACILITIES FEES

Residential Non-residential
(per dwelling unit) (per 1,000 building square feet)
- Single Multi- Office Retail Industrial
Facilities . .
Family Family
Parks 2,221 1,690
Sheriff 270 205 364 218 157
General Gowt. 514 391 693 416 298
Public Facilities Financing Plan Introduction and Summary
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Residential Non-residential
(per dwelling unit) (per 1,000 building square feet)
- Single Multi- Office Retail Industrial
Facilities . .
Family Family
1,923* 870* 870 870 870
. (based on sq (based on
Fire ft of sq ft of
2,210) 1,000)
Library 438 333 230 138 99
Subtotal 5,366 3,489 2,157 1,642 1,424
Admin Fee
@2.0% 107 70 43 33 28
Total $5,473 $3,559 $2,200 $1,675 $1,452

*The fire fee is the only facilities fee on residential development that is not a fixed amount per unit; it varies
by the size of unit. The fee is $870 per 1,000 feet. The table shows fees for a 2,210 sq. ft. single family home
and a 1,000 sg. ft. multi-family home.

** Applicants wishing to use the Fee Deferral alternative payment method must pay a $250 Administrative Fee
prior to issuance of the building permit.

IMPLEMENTATION AND ADMINISTRATION

A small part of the cost of supplying the facilities to accommodate development consists of the
documentation, administration and implementation expenses of the fee program. At the time of
adopting this plan in 1991, it was estimated that 2.5 percent of all fees collected appeared to be
reasonable for these costs. The County has monitored the actual expenses incurred compared to
the 2.5 percent estimate. Based on that monitoring, a 2.0 percent surcharge on all fees collected
to cover these overhead costs is justified. The annual review of the program, required by law,
will verify that the assumptions on which the fees are based remain generally applicable and will
make adjustments for inflation. In addition, a periodic longer-term review will allow for detailed
re-examination of all assumptions such as growth forecasts, development trends, facilities needs,
annexation policies, inflation, and land costs. Such reviews will help attune long range
infrastructure planning to the County’s changing needs.

The ongoing implementation and administration of a public facilities fee program involves
adopting new procedures, training personnel, tracking facility costs and accounting for fee
revenues. In addition, County staff is frequently faced with particular situations in which they
must interpret the program’s criteria and render special judgments. Administrative guidelines
have been established to provide staff and the development community with guidance regarding
ongoing operation of the program. The guidelines are intended to maintain consistent standards
regardless of county personnel turnover or updates to the fee program.
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COLLECTION AND DISBURSEMENT

The public facilities fees are collected at time of building permit issuance, unless deferred to
final building permit inspection according to an agreement pursuant to the Public Facilities Fees
Ordinance. The fees will not be collected on vacant land until development occurs. Fees will
only be collected on developed land if the existing structures are being expanded or otherwise
modified to allow more intense use of the property.

Fee revenues for each facility area are collected in a separate trust account, and interest earned on
fund balances are credited to that account. Funds will be transferred from that account to
specific accounts for construction as needed to finance the facilities required to serve new
development. These facilities are summarized in their respective chapters of this plan, and in
greater detail in specific master plans prepared by each department. The proposed facilities for
each type of service are reflected as an attachment to the Resolution adopting the Public
Facilities Financing Plan and will be reviewed and revised as needed through the annual review
of the Public Facilities Fee program. The County uses the Capital Improvement Program to
indicate the actual phasing and location of new facilities.
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Chapter 2

EXISTING DEVELOPMENT AND
PROJECTIONS OF NEW DEVELOPMENT

The PFF program is based on the premise that new development should contribute impact fees
adequate to maintain the existing level of investment in public facilities used to provide County
services. The existing level is measured using the following indicators of the need for public
services: population; employment; and square feet of development, as appropriate for the
different facility types. Projections for new development are used as the basis for determining
the facilities needed by each of the service areas discussed in the Public Facilities Financing
Plan.

This plan is for a planning period of twenty years, 2005 to 2025. Information was gathered
about current population, employment, and both residential and non-residential square footage
within the county. Projections were prepared for population, employment and square footage in
2025. Both present and future information were generated for the county as a whole, as well as
for unincorporated areas of the county. The former was used to determine the need for
countywide facilities, namely the library system. Unincorporated area projections were applied
to facilities used by the County for services focused on unincorporated areas, such as
neighborhood and community parks.

POPULATION

The County Planning and Building Department prepares population estimates for the entire
County. According to the most recent projections, the countywide population is forecasted to
increase by 33% between 2005 and 2025, while the unincorporated area population 1s projected
to grow by 44% during the same period.

Table 2-1
Population Projections

2005 2025 Growth
Countywide 247,156 328,493 81,337
Unincorporated Areas 101,460 146,550 45,090

Note: Population does not include population living in group quarters.
Source: Planning and Building Department of the San Luis Obispo County, 2005.
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The population projections are broken down into projections for each city, unincorporated
community and rural planning area. The amount of growth represented in some of the more
future projections would require an amendment to the general plan, as the current general plan
could not accommodate all of the future growth projected in these areas. Areas where the
current plan would be a constraint include Salinas River, Shandon, Huasna-Lopez and Nipomo;
however, this constraint seldom comes into play until after 2020.

Although there exists uncertainty with any population projections, differences between
projections and actual outcomes usually do not affect development impact fee levels. Fees are
unaffected because they typically are based on a per capita requirement for new facilities. In
other words, less new development requires fewer new facilities but also generates less impact
fee revenue, so the fee per housing unit remains unaffected.

EMPLOYMENT

Unlike population, estimates for employment growth are not available for the 20-year planning
period. After analyzing the available San Luis Obispo County employment data from the 1997
U.S. Economic Census, the State of California Employment Development Department, and the
California Statistical Abstracts, we concluded that it was reasonable to assume that the
relationship between population and employment would not be undergoing significant change
and, if it did, the likely scenario would be a faster growth for employment. This would have the
effect that the need for facilities, except for parks, occur slightly sooner than projected here.

Table 2-2
Employment Projections
2005 2025 Growth
Countywide 103,100 137,123 34,023
Unincorporated Areas 30,105 43,351 13,246

Source: Town Hall Services, 2005.

SERVICE POPULATION

Service population is the term used in this plan for the count of people who create the need for
and benefit from each public service. Population is the indicator commonly used to signify the
need generated by residential development for county services. Employment is used as the
indicator for services from non-residential development. For services that address the needs of
both residential and non-residential development, the two are used in combination to generate a
more comprehensive indicator.

The specific service population varies by facility type. Table 2-3 highlights the service
population for the following facilities: libraries, sheriff, general government and parks. In
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calculating the service population by facility type, no employment amount is allocated to parks,
as it is assumed that parks primarily serve residents and provide little benefit to non-residential
development. The table also shows how the service population changes depending on the
geographical area served; for example, parks primarily serve residents of the unincorporated area
(regional parks are not part of the PFF program). The concept of service population is most
complex when applied to libraries. A survey determined that 14% of library use was for
business purposes. It can be shown that this means that business use, measured on a per
employee basis, is 39% of use by residents, measured per resident.

Table 2-3
Service Population by Facility Type
Facility Type () Area Served 2005 2025

Population 247,156 | 328,493
Employment 103,100 137,123
Libraries (2) Countywide |Service Population| 287,365 | 381,971
Population 101,460 | 146,550

Unincorporated Employment 30,105 43,351
Sheriff Areas Service Population| 131,565 189,901
Population 101,460 | 146,550

Unincorporated Employment 30,105 43,351
General Government Areas Service Population| 131,565 | 189,901
Unincorporated Population 94,511 136,475

Areas minus Employment 0 0

Parks (3) Templeton |Service Population| 94,511 | 136,475

(1) Fire is not included among the service areas shown here, as its standard is determined by
square-footage and not by service population.

(2) The service population shown is equal to 86% of the resident population plus 14% of the
employment.

(3) Templeton collects its own Public Facilities Fee for Parks; thus its population is not included in
the service area. Also, Parks does not take employment into account when calculating the
service population.

Source: Town Hall Services, 2005.

SQUARE FOOTAGE

Population and employment are generally good indicators of the need for most types of facilities
used to provide County services. It is doubtful, however, that it is the best indicator of the need
for the large capital facilities, fire stations and engines, that provide fire suppression services.
While fire personnel spend much of their time on life saving calls, the need for fire engines and
large stations to house them exists primarily to protect property. The existing standard for fire
facilities is therefore being changed to the square footage of buildings, including both residential
and non-residential development. Additionally, the need for future stations and equipment to
maintain the existing standard is based on the amount of square footage to be developed.
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The cities of San Luis Obispo County provide their own fire service, as do the Templeton and
Cambria Community Services Districts. As discussed more fully in the chapter on fire facilities,
the large majority of the unincorporated land area is protected by the California Department of
Forestry, under contract with San Luis Obispo County (the County Fire Department). Six other
community service districts that provide services in small communities in various parts of the
county participate in the county fee program. This Public Facilities Financing Plan addresses the
facilities needed for fire services by the County Fire Department and these six service districts.
The building floor area protected by these entities must therefore be determined.

Table 4 shows the numbers of single family and multiple family (apartments and condominiums)
units served by these entities. We used a sample of 1,200 single family detached homes to
determine an average size; the average size was 1,841 square feet. Multiple family units
constitute a much smaller share of the building square footage and a good sample of sizes was
not available. We therefore estimated an average size of 1,000 square feet based on our
experience in other communities. Using this information, the total residential floor area
protected is 60,259,000 square feet, as shown in Table 2-4.

Table 2-4
Residential Square Footage
Areas Served by the County Fire Department and Service Districts

Single Family | Multiple Family Total

Detached Residential
Number of Units (1) 31,903 10,866
Average Square Footage (2) 1,841 1,000
Total Square Footage 58,733,000 10,866,000 69,599,000
2005 Square Footage
Served by County Fire 50,851,000 9,408,000 60,259,000
Department (3)
2025 Square Footage Served
by County Fire Department 84,006,000 14,601,000 98,607,000
Growth in Square Footage
Served by County Fire 33,155,000 5,193,000 38,348,000
Department @)

(1) The number of units was calculated using 2000 US Census Data for the unincorporated areas of the
county, updated to 2005 reflecting 6% growth. Multiple family includes all housing types that are not
single family detached.

(2) For single family detached, the average square footage was calculated by analyzing random samples of
1,200 housing units in the unincorporated area of the county. For multiple family, a standard average
was employed.

(3) All of the unincorporated area, except for Templeton and Cambria, is served by the County Fire
Department and six community services districts. As the populations of Templeton (6.85%) and
Cambria (6.57%) comprise 13.42% of the entire population for the unincorporated area, this
percentage is deducted from the total square footage for the unincorporated area of the county.
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(4) The growth in square footage served by the County Fire Department is made using the following
assumptions. For single family detached, there will be a 10% increase on already existing homes due
to additions. This is then added to the increase in new homes, estimated to be 46% of already existing
homes, at a 20% increase in size. For multiple family, the above equation is used, minus additions.
Source: Town Hall Services, 2005.

The amount of construction in the next 20 years will determine the property (square footage) the
fire department will be protecting in 2025. We assume that new homes will be added at roughly
the rate of population growth, 46% of the present number, for both single family detached and
multiple family units. We assume that new homes will be larger than the average of existing
homes, perhaps 20% larger. Finally, we assume additions will add roughly 10% to the square
footage of existing single family detached homes. Table 2-4 includes an estimate of the amount
of new residential construction, 38,348,000 square feet. It should be understood that numerous
assumptions are involved in this estimate. It should therefore be recognized that the amount
constructed could be as much as 20% greater or less than this amount.

Table 2-5
Non-Residential Square Footage
Areas Served by the County Fire Department

Total Non-
Residential

Office ) Retail ) Industrial a)

Number of

Employees (2)

8,544

9,676

5,535

Average Square
Footage (3)

300

500

700

Total Square
Footage

2,563,000

4,838,000

3,874,000

11,275,000

2005 Square
Footage Served
by County Fire
Department @)

2,219,000

4,189,000

3,354,000

9,762,000

2025 Square
Footage Served
by County Fire
Department

3,240,000

6,116,000

4,897,000

14,253,000

Growth in
Square Footage
Served by
County Fire
Department (5

1,021,000

1,927,000

1,543,000

4,491,000

(1) The categories are high medium and low employee density, typified by the primary use shown for each

category.
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(2) Number of employees calculated using assumptions made through analysis of data from the 1997 US
Economic Census, the State of California Employment Development Department and the California
Statistical Abstracts for San Luis Obispo County.

(3) For average square footages for various employment types, a standard average was used.

(4) All of the unincorporated area, except for Templeton and Cambria, is served by the County Fire
Department and six community services districts. As the populations of Templeton (6.85%) and
Cambria (6.57%) comprise 13.42% of the entire population for the unincorporated area, this
percentage is deducted from the total square footage for the unincorporated area of the county.

(5) It is estimated that the growth in non-residential square footage will be 46% of already existing square
Jfootage. Source: Town Hall Services, 2005.

Table 2-5 shows similar estimates of non-residential square footage. Current square footage
protected is estimated based on apportionment of employment into three categories, using rule-
of-thumb averages for each category to estimate the square footage. We assume that non-
residential square footage will increase at roughly the same rate as employment (and population)
growth. Given these assumptions, we estimate a total addition of 9,762,000 non-residential
square feet protected and project an increase of 4,491,000 square feet in the next 20 years.

The total residential and non-residential square footage of the unincorporated areas served by the
County Fire Department and the service districts is 60,259,000 square feet in residential
buildings and 9,762,000 square feet in non-residential buildings, a total of 70,021,000 square feet
of buildings. The total building floor area protected is projected to increase to roughly
112,860,000 square feet by 2025.

HOUSING

The standard of facilities serving residential development is calculated, for most services, in
terms of dollars per capita. (For fire services, it is calculated in terms of square feet.) In order to
calculate the fee that will be levied on each new home (for other than fire), it is necessary to
know the average number of persons per home. In the tables below, the persons per unit are
calculated using data from the 2000 US Census regarding both the number of housing units and
the population in occupied housing units. The housing units are broken into two categories,
namely single-family detached and all other types (including apartments, condominiums, and
mobile homes).

Table 2-6
Housing
Single-Family All Other Types Total
Detached

Population in 163,067 67,998 231,065
Housing Units
Housing Units 66,079 36,196 102,275
Persons Per Unit 2.47 1.88 2.26
Source: 2000 US Census
Public Facilities Financing Plan Projections
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Chapter 3

PARKS

This chapter presents the public facilities fee part of park facilities financing. It examines
neighborhood and community parks that serve unincorporated areas of the county, as well as the
portions of some regional parks that have a community-serving component. As with the other
components of the PFF program, regional facilities serving the county as a whole, as opposed to
serving specific neighborhoods and communities, are not considered. In the previous fee
justification document, all park improvements were lumped into a single category. In this report,
they are broken down into two categories: general park improvements and special park features.

The parks public facilities fee is calculated based on the existing level of park facilities, i.e. an
amount adequate to maintain the existing standard. This level is below the County General Plan
standard. Additional funding resources are required if the county is to move toward that standard.

FACILITIES

Existing Park Facilities

The Parks Division of San Luis Obispo County Department of General Services currently
maintains 12,056 acres of parkland. The County’s park acreage is separated into two categories:
1) neighborhood and community parks, including community-serving components of regional
parks, and 2) regional parks, including open space. According to the Parks and Recreation
Element, regional parks tend to include more nature-oriented activities, can be 200 to 1,000 acres
in size, and tend to serve persons within one hour’s driving time from the park. Thus, since the
majority of regional parklands serve all county residents, the only portion of these parks included
in the PFF program for the unincorporated area are their community serving portions.

The land itself is a more critical part of park facilities than it is for other public facilities, such as
libraries. A greater amount of land per capita is required for parks than for all other public
facilities put together; the land’s characteristics are central to the nature of a park. Also, the cost
of land is a greater share of the cost of parks than it is of other public facilities.

As defined in the Parks and Recreation Element, a neighborhood park is typically five to ten
acres, is generally within walking distance from the people they intend to serve, and includes
passive as well as active recreation uses. In neighborhood parks, the land is typically improved
with facilities such as children’s play equipment, hard courts, turf areas and individual picnic
areas. Community parks are roughly 20 to 25 acres, serve both the local community and outside
visitors, and tend to include both active and nature uses. Community parks can include facilities
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such as skate parks, sports fields, swimming pools, tennis courts, group picnic areas and
community centers. In this analysis, park improvements for neighborhood and community parks
are divided into two categories: general park improvements and special park features. General
park improvements, characteristic to both neighborhood and community parks, consist of
elements such as landscaping, simple ballfields and playground structures that convert raw land
into a neighborhood park. Special park features, more common to community parks, are
comprised of more intensive uses, such as softball complexes, skate parks, and swimming pools.
Relevant to the fee calculations, special park features are typically considerably more expensive
than general park improvements.

The existing inventory of parks, consisting of those that primarily serve unincorporated areas as
neighborhood and community parks, is presented in Table 3-1. The total acreage of land planned
for neighborhood and community parkland is shown for each park. Subsequent columns show
(1) the acres of general park improvements; (2) the acres of special park features; and (3) park
areas yet undeveloped. This table serves as a base for deriving the existing standards (levels) for
parkland: encompassing land for parks; general park improvements; and special park features.

The parks owned and operated by the cities in San Luis Obispo County and those provided by
the Templeton Community Services District (TCSD) are not included among the parks listed in
Table 3-1. The Templeton District continues to be the only portion of the County’s
unincorporated area that owns and maintains its parks separately from the County. TCSD levies
and collects its own development impact fee.

Types of Facilities

Table 3-1 lists a total of 18 parks with a total land area of 212.2 non-regional park acres. A total
of 44.2 are undeveloped and 168 are developed (more specifically, 150 are developed with
general park improvements and approximately 18 acres with special park features.) In other
words, about one-fifth of the land area planned for neighborhood and community parks has not
yet been developed. This is a common pattern in the development of a parks system. A city or
county purchases land as early as possible, as delayed purchases result in increasing difficulty
finding suitable parcels and significantly higher land prices. The construction of improvements
follows as more funds become available. This pattern was noted in 1990 in the original public
facilities fees justification document, where it was observed that a greater share of future parks
expenditures would be for parkland improvements than had been the case to that point.

In the 15 years since the PFF program was adopted, improvements have constituted the large
majority of park expenditures, while land purchases have been only a small part. More recently,
the increase in special features has been particularly important. The Parks Division has
experienced a shift in the types of community recreation services desired. Previously, fee
revenue was used predominantly to make general park improvements. Recently, however, fee
revenues are directed more towards developing more intensive special park features, such as
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skate parks. Thus, parks facilities can be assessed more accurately with special park features
considered as a category of park improvements separate from general park improvements.
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Table 3-1
Park Facilities Inventory

Facility Total Acres Developed Estimated Undeveloped Special Park Features (3)
Neighborhood/ | General Park Acreage for Parks
Community Improvement Special Park Acres
Parks Acres Features (2)
Avila 25 2.5 0 -
Park/Plaza
Biddle Park (1) 27.0 27.0 0 -
Cuesta Park 5.0 5.0 0 -
C.W. Clarke 11.5 6.5 2.0 3.0 Swimming pool, wading
Park pool, tennis court
El Chorro Park 40.0 40.0 0 -
)
Hardie Park 4.0 2.0 2.0 - Swimming pool, tennis
courts
Heilmann Park 10.0 8.0 20 - Tennis courts
Q)
Lampton Cliffs 22 22 0 -
Park
Los Osos 6.2 2.2 3.0 1.0 Tennis courts, skatepark,
Community barn & historic school
Park building
Norma Rose 1.5 0 0 1.5
Park
Nipomo Park 65 29 6.0 30.0 Four lighted baseball

fields, football field,
lighted tennis courts,
basketball and handball
courts

Oceano 11.8 11.8 0 -
Memorial Park

Paul Andrew 1.0 1.0 0 -
Park

San Miguel 4.3 33 1.0 - Swimming pool, wading
Park pool

Santa 2 2 0 -
Margarita
Community
Park

See Canyon 8.7 0 0 8.7
Park

Shamel Park 6.0 5.0 1.0 - Swimming pool

Templeton 35 25 1.0 - Swimming pool
Park

TOTAL 212.2 150.0 18.0 44.2

(1) Regional parks with neighborhood/community serving components. Only the acreage for the community-serving
component is shown here, exclusive of the regional park portion.

(2) The assumption is made that each special park features equals an average of approximately one acre. For example,
at Hardie Park, special park features encompass 2 acres, as there is one swimming pool and one set of tennis courts.

(3) Special park features do not include equipment that is characteristic to numerous neighborhood parks, such as play
equipment, benches, picnic areas, parking and bathrooms ~ Source: San Luis Obispo County Parks Division, 2005.
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PARK STANDARDS

Cost of Park Facilities

The cost of park facilities is a mixture of the costs of the three components noted above: land,
general park improvements; and special park features. In the previous justification document,
the cost of parks was based on only a single category of park improvements. However, recent
park improvements have increasingly consisted of special park features, to which a significant
share of current development impact fees is dedicated.

The average cost of land acquisition is estimated at $125,000 per acre. This figure was generated
through a survey conducted by the San Luis Obispo County Real Property Services Division.
The survey appraised the market value of numerous parcels that would be suitable for parklands
in various unincorporated areas of San Luis Obispo County. The cost of land varies throughout
the County, with a higher land cost for coastal land and in areas where development is denser,
and a lower cost in less densely developed areas. The $125,000 per acre estimate is an average
of the appraised market values and reflects the relatively lower land costs outside the urbanized
areas where new parks will typically be located and the lower per acre cost of larger parcels, i.e.
buying 10 acres rather than a single family lot. (Additional information on land costs is included
in Appendix B.)

The cost of development of general park improvements includes the transformation of land into a
generic neighborhood park. It includes improvements such as: landscaping, sprinkler systems,
parking, lighting, restrooms, covered picnic areas, and children’s play areas. The Parks Division
estimates the current development cost to average $250,000 per acre. The price of special park
features, such as tennis courts, softball complexes, aquatic centers, and skate parks, is more
difficult to quantify in terms of an average per acre cost, due to the unique, cost-intensive
development of these facilities on little land. However, based on the most recent park
development costs at Los Osos Community Park, the suggested estimate is $600,000 per special
park feature. Given that the magnitude of land area involved in a feature is about an acre, the
cost is often referred to in this report as $600,000 per acre for convenience.

Replacement Cost of Existing Parks

The unit costs for park facilities can be used together with the inventory of parklands shown in
Table 3-1 to determine the replacement cost of existing parks, or said another way, the
investment existing residents have in these park facilities, measured by their replacement cost.

Table 3-2 notes projects that are not part of the County Park system, to which the County Parks
Division contributed a portion of the cost through a Quimby credit or waiver. These projects are
part of the park facilities enjoyed by present residents.
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Table 3-2
Other Public Recreation Facilities Funded by
County Public Facilities Fees and Quimby Fees

Amount Funded by
Facility Location the Parks
Department
Barney Schwartz Park City of Paso Robles $1,000,000
East Ranch Community Park Cambria CSD $500,000
Nipomo HS Soccer Fields Lucia Mar USD $125,000
Developer Quimby Credits and Various $419,000
Waivers (1)
Total Amount $2,044,000
(1) Developer contributions of land, easements or improvements, and the majority for trails through or adjacent to
subdivisions. Source: San Luis Obispo County Parks Division, 2005.

An additional factor in calculating the value of the existing park system is the existing fund
balances in the Quimby and Public Facilities Fees accounts. (Quimby fees are discussed below.)
These are revenues that have yet to be expended. If no new development were to occur, these
funds would provide parks for the existing population; they should therefore be included in the
calculation of the investment current residents have in their park system.

As of March 2005, the County had a PFF park fee fund balance of $3,449,000 and a Quimby fee
fund balance of $2,150,000, for total fund balances of $5,599,000. The primary reason for the
fund balance is the wait for the planning process to determine the facilities on which the funds
should be expended. Funds anticipated to be expended for parks in the southern part of the
County constitute the majority of the balances.

Table 3-3 sets forth the estimated investment in existing parks, based on their replacement cost.
The replacement cost of existing park facilities (and fund balances to be expended for park
facilities) is $82,468,000. This park system serves the 101,460 residents of the unincorporated
portion of San Luis Obispo County, with the exception of the 6,949 residents of the Templeton
Community Services District, resulting in a service population of 94,511 persons. The
replacement cost is thus $873 per person.
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Table 3-3

Park Replacement Costs
Acres Cost per Acre Replacement Cost

Land 212.2 $125,000 $26,525,000
General Park Improvements 150.0 $250,000 $37,500,000
Special Park Features 18.0 $600,000 $10,800,000
Subtotal $74,825,000
Quimby & PFF Fund Balance $5,599,000
Contribution to Other Projects $2,044,000
Total Cost $82,468,000
Population Served* 94,511
Replacement Cost per Capita $873
Replacement Cost without Land per Capita $592

* Excluding the population of cities and of the Templeton Special Services District
Source: County of San Luis Obispo Parks Division and Town Hall Services Consulting, 2005.

Park Facilities Standards

One concept of standards is the existing level of facilities. The existing levels of neighborhood
and community parks facilities for unincorporated area residents are presented in Table 3-4. The
standards, based on the current level of facilities, are calculated using the 2005 unincorporated
population (less that of Templeton) of 94,511.

The standards are shown for land, parkland developed with general park facilities and special
features parkland. Though they provide a useful picture of the existing situation, the standards as
shown are not very helpful in determining the responsibility of new development. As noted
above, the County will not add land at twice the rate it develops it. An existing standard that
consists of a single measure that can be used to determine the contribution necessary from new
development to maintain that standard is needed.

Table 3-4
Neighborhood and Community Existing Park Standards

Existing Acres 2005 Unincorporated Acres/1,000

Population (2) Population
Land (1) 212.2 94,511 2.25
General Improvements 150 94,511 1.59
Special Park Features 18 94,511 0.19

(1) Total Parks Division acres planned for neighborhood and community parks.
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(2) 2005 unincorporated population less Templeton residents, County of San Luis Obispo Planning Department.
Source: Town Hall Services Consulting, 2005.

The replacement cost calculated above can be used for this purpose. If $873 per person is
collected from new development, the revenues will maintain the community’s parks standard,
expressed as per capita replacement cost, even as these revenues are expended more on park
improvements and less on land.

The existing standard can also be expressed in terms of equivalent developed parkland, using
cost to determine the equivalent amount. Based on the costs cited above, a ten-acre park, with
seven acres of general park improvements and three acres of special features, costs $4,800,000,
or $480,000 per acre (10 acres * $125,000 per acre + 7 acres * $250,000 per acre + 3 acres *
$600,000 per acre). Since the replacement cost of existing facilities for 1,000 residents is
$873,000, dividing this amount by the average cost of developed parkland of $480,000 per acre
results in 1.82 acres per 1,000 population. In other words, the existing investment in parks is
equal to 1.82 acres of fully developed parklands per 1,000 residents.

The term “park standard” is often used in a different sense, referring to the intended level of park
facilities rather than the existing level. The County of San Luis Obispo has a standard for
neighborhood and community parklands in its adopted General Plan. The General Plan standard
is 3.0 acres per 1,000 population. This is a relatively low standard.

The Quimby Act offers insight into parkland expectations. This act was approved by the
California Legislature. It authorizes California cities and counties to exact contributions to the
park system, land for parks where appropriate and an alternative in-lieu fee, as a condition of
subdivision. A minimum contribution of three acres is authorized; if a jurisdiction has an
existing park standard above three acres, it can require contributions equal to that higher level,
up to a limit of five acres per 1,000 population. In other words, it assumes that standards of from
three to five acres per 1,000 population are reasonable and that a standard below 3.0 acres per
1,000 should presumably not be the basis for park funding.

The County’s General Plan standard of three acres per thousand population is at the lower end of
the Quimby range. The existing standard (level) is equivalent to 1.82 acres per thousand, far
below the Quimby range.

FUTURE PROGRAM

Facilities Plans

The San Luis Obispo County draft Parks and Recreation Element identifies proposed park
facilities needed to serve the County through 2010. Numerous proposed park facilities are noted
in Appendix B of the document, including additional trails, neighborhood and community parks,
and regional facilities. Also, proposed special park feature projects, such as an aquatic center
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and recreation facility in Los Osos and an indoor recreation facility in Nipomo, are included to
reflect the changing demand for park facilities for San Luis Obispo County. County Parks’
Capital Improvement Program, an assessment of community needs, and the County’s ability to
fund ongoing maintenance will ultimately determine the implementation of the facilities
proposed in the Draft Element. However, recent growth patterns suggest the following projects
are likely high priorities: Nipomo Community Park improvements; development of an additional
community park in Nipomo, Los Osos, and San Miguel; improvements to Los Osos Community
Park; C.W. Clarke Park (Shandon) improvements; and contribution to the Cambria Community
Services District’s neighborhood park.

Facilities to Serve New Development

According to the San Luis Obispo County Department of Planning and Building, the population
in the unincorporated areas is estimated to increase by 45,090 people between 2005 and 2025, of
which 3,126 are projected to reside in the Templeton District, leaving 41,964 as the population
growth in the area served by the County’s neighborhood and community parks system.

The County’s current policy regarding Public Facility Fees is that the fee program should require
contributions such that the existing standard will not decrease. The existing parks situation was
measured in the discussion above in terms of equivalent developed park acreage and replacement
cost per capita. The existing equivalent parks standard is 1.82 acres per thousand persons. The
cost of such facilities is $873 per capita. With Public Facilities Fees maintaining this standard,
new development will contribute $36,635,000, an amount that could provide for the purchase
and development of 76 park acres.

It can be noted that basing development fees on a standard below the General Plan standard will
make it increasingly difficult over time to catch up to the standard. As the resident population
grows, and park facilities increase proportionately, the cost of making up the deficiency
increases.

Based on the standard of 3.0 acres of neighborhood and community parks per 1,000 population,
which is the approved standard for the County, 126 acres of developed parkland would currently
be required to accommodate population growth. At a cost of $480,000 per acre, the cost for 126
acres of developed parkland to serve the additional 42,000 residents would be $60,480,000, a
cost of $1,440 per capita.

According to the acreage in Table 3-1, the Parks Division has currently developed 79% of its
existing developable neighborhood and community parkland. In keeping with the Parks and
Recreation Element, the acquisition, development, and improvement of parkland should be
consistent with the community needs and growth. As seen with recent park development, special
park features, such as recreation centers, ball fields, and aquatic facilities, are the community
needs to which the department is responding.
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One such way that these needs for special park features, and general park facilities as well, from
new development can be better accommodated is through more specifically defined Quimby
credits. For example, the developer can provide amenities as part of the project rather than offer
land or pay an in-lieu fee. Some past development projects in San Luis Obispo County reflect
this possible trend in the use of Quimby credits, with the development of bike paths provided by
the developer.

Cost Allocation

Currently, residential is the only type of development on which impact fees are levied. While
some of the parks identified in Table 3-1 are used for company events, such as company ball
games and picnics, this practice is considered to be minimal. In the future, if the impact on parks
from employees increases, the County may want to consider levying a development impact fee
on non-residential development occurring in the county. It should be understood that, as long as
the fees are determined based on the existing standard, the total amount of fee revenue would not
be increased. The change would simply shift a minor portion of the fee burden to non-residential
development.

Impact Fee Calculation

As noted above, the current practice of San Luis Obispo County is to base PFF fee amounts, not
on the County’s General Plan park standard, but using the County’s existing facilities standard as
a basis. Levying fees based on the replacement cost of the current facilities is intended to
guarantee that the current standard will not be lowered as a result of new development.

Fees are calculated by multiplying the replacement cost per capita by the average population per
unit for single family and multi-family (apartment and condominium) dwelling units. Since the
previous Public Facilities Financing Plan was adopted, the average service population for single-
family dwelling units has decreased slightly, while that for multi-family dwelling units has
increased considerably.

Table 3-5
Impact Fees

Replacement Cost per Capita $873
Single-Family Detached Average Service 2.47
Population

Single Family Detached Impact Fee $2,156
Multi-Family Average Service Population 1.88
Multiple Family Impact Fee $1,641

Note: Persons per household are based on 2005 US Census county-wide data.
Source: Town Hall Services, 2005.
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