City of Cloverdale

Accessory Dwelling Unit
Impact Fee Study Report
December 22, 2017

Colgan Consulting Corporation
3308 El Camino Avenue, Suite 300-212
Sacramento, CA 95821
www.colgan-consulting.com

City of Cloverdale - Accessory Dwelling Unit Impact Fee Study

Table of Contents
Executive Summary

1

Introduction

3

Legal Framework for Impact Fees

4

Impact Fee Methodology

7

Impact Fees Addressed in This Study

8

Calculation of Impact Fees for ADUs

9

Public Facilities Development Impact Fees

9

Parks and Recreation Facilities Impact Fees

12

Quimby Act Park Land Acquisition In-Lieu Fees

15

Non-Quimby Act Park Land Acquisition Impact Fees

15

Impact Fee Program Administration Fees

17

Fire Facilities Impact Fees

19

Health Care Facilities Impact Fees

21

Water Capacity Fees

23

Wastwater Capacity Fees

25

Street and Thoroughfare Impact Fees

27

Storm Drainage Impact Fees

29

December 22, 2017

Colgan Consulting Corporation

Page i

City of Cloverdale - Accessory Dwelling Unit Impact Fee Study

Executive Summary
The City Council of the City of Cloverdale recently adopted Ordinance No. 716-2017 to
address the requirements of SB 1069 and align the Cloverdale Municipal Code with
the new state legislation for accessory dwelling units (ADUs), previously referred-to
in the Code as “second units.”
At present, Cloverdale does not have an impact fee category for accessory dwelling
units. This report calculates impact fees for ADUs, based on the City’s existing residential impact fees by adjusting those fees to reflect the reduced impact of accessory
dwelling units relative to primary dwelling units.
The calculations contained in this report depend on the underlying methodology
used to calculate the City’s existing residential impact fees. For each type of impact
fee addressed in this report, the adjustments used to calculate impact fees for ADUs
are based on the methods used to quantify the impact of development in the original
impact fee calculations, which are found in consultant studies performed by the Municipal Resource Group (MRG) in 2011, Coastland Engineers in 2011, Citygate Associates in 2006, and Coastland Engineers in 1998.
Table S-1, on the next page, presents the accessory dwelling unit impact fees calculated in this study. No storm drainage impact fee is shown in that table for two reasons. Firstly, the method used to calculate the City’s existing storm drainage impact
fees does not lend itself to adjustment in a way that would be appropriate for ADUs.
Secondly, ADUs within an existing structure are unlikely to increase runoff to the
storm drainage system, and for freestanding ADUs, the relatively small increase in
building area may not cause runoff to exceed the amount allowed for primary singlefamily units in the original impact fee calculations.
It is important to note that for ADUs contained within the space of an existing single
family residence or accessory structure, Government Code Section 65852.2 prohibits
the City from requiring new or separate water or wastewater connections directly
between the ADU and the utility, or charging water or wastewater connection fees
or capacity charges. That prohibition does not apply to new, freestanding ADUs.
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Table S1: Proposed Impact Fee per Accessory Dwelling Unit
Type of
Impact Fee
Public Facilities Development Impact Fees
Parks & Recreation Facilities Development Impact Fees
Non-Quimby Act Park Land Acquisition Impact Fees
Impact Fee Program Administrative Fee
Fire Facilities Impact Fee
Health Care Facilities Impact Fee
Water Capacity Fee
Wastewater Capacity Fee
Street and Thoroughfare Impact Fee
Storm Drainage Impact Fee 2

Units

1

DU
DU
DU
DU
DU
DU
DU
DU
DU

$
$
$
$
$
$
$
$
$

DU

N/A
$ 14,843.51

Total
1

DU = Dwelling Unit

2

No Storm Drainage Impact Fee calculated for accessory dwelling units
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Impact Fee
per Unit
2,117.34
1,589.22
2,698.71
254.14
600.00
45.52
2,658.59
4,125.71
754.27
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Introduction
The purpose of this study is to calculate development impact fees for accessory
dwelling units, consistent with City of Cloverdale Ordinance No. 716-2017. That ordinance was adopted in response to recent changes in state law intended to reduce
regulatory constraints on construction of accessory dwelling units, which the State
has determined are an essential component of housing supply in California.
Among other things, the new legislation provides that accessory dwelling units
(ADUs) within the existing space of a single-family dwelling unit or accessory structure may not be required to install a separate utility connection or to pay a related
connection fee or capacity charge.
Impact fees for ADUs must comply with the Mitigation Fee Act (Government Code
Section 66000 et seq.) and leading court decisions governing the imposition of impact fees and exactions on development.
The City’s existing development impact fees do not include a category for accessory
dwellings. The purpose of this study is to calculate impact fees for accessory dwelling
units that the reflect differences between such units and other types of residential
development for which the City has adopted impact fees.
Impact fees imposed on the construction of accessory dwellings must be proportional to the impact of such units on the need for public facilities and infrastructure. And
because they are generally smaller in size and have fewer occupants, ADUs tends to
have a smaller impact than for other types of residential units.
This report presents the data and methodology used to calculate impact fees for
ADUs. The approach used in this study is to create a new category of development
impact fees for accessory dwelling units, and to establish the amount of those fees
by determining the impact of accessory dwelling units relative to other types of residential development.
In other words, the fees calculated in this study will be based on the City’s existing
impact fees, but will adjust for the reduced impacts of ADUs relative to other types of
residential development.
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Legal Framework for Impact Fees
This brief summary of the legal framework for development impact fees is intended
as a general overview. It was not prepared by an attorney, and should not be treated
as a legal opinion.
U. S. Constitution. Like all land use regulations, development exactions, including
impact fees, are subject to the Fifth Amendment prohibition on taking of private
property for public use without just compensation. Both state and federal courts
have recognized the imposition of impact fees on development as a legitimate form
of land use regulation, provided the fees meet standards intended to protect against
“regulatory takings.” A regulatory taking occurs when regulations unreasonably deprive landowners of property rights protected by the Constitution.
To comply with the Fifth Amendment, development regulations must be shown to
substantially advance a legitimate governmental interest, and must not deprive the
owner of all economically viable use of the property. In the case of impact fees, the
government’s interest is in protecting public health, safety and welfare by ensuring
that development is not detrimental to the quality and availability of essential public
services provided to the community at large.
Legislatively-enacted impact fees that apply to all development in a jurisdiction are
not subject to the same level of judicial scrutiny as exactions involving the dedication
of land or an interest in land, or fees imposed as a condition of approval on a single
development project.
In those cases, heightened scrutiny applies, and a higher standard must be met. The
U. S. Supreme Court has found that a government agency must demonstrate an "essential nexus" between such exactions and the interest being protected (See Nollan
v. California Coastal Commission, 1987). The agency must also demonstrate that the
exaction imposed is "roughly proportional" to the burden created by development.
(See Dolan v. City of Tigard, 1994).
Local legislative bodies are accorded considerable discretion by the courts when enacting impact fees that apply broadly to development projects within its jurisdiction.
But even where heightened scrutiny does not apply, an agency enacting impact fees
should take care to demonstrate a nexus and ensure proportionality in the calculation of its fees.
California Constitution. The California Constitution grants broad police power to local governments, including the authority to regulate land use and development. That
police power is the source of authority for local governments in California to impose
impact fees on development. Some impact fees have been challenged on grounds
that they are special taxes imposed without voter approval in violation of Article
XIIIA. However, that objection is valid only if the fees exceed the cost of providing
December 22, 2017
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capital facilities needed to serve new development. If that were the case, then the
fees would also run afoul of the U. S. Constitution and the Mitigation Fee Act.
Articles XIIIC and XIIID, added by Proposition 218 in 1996, require voter approval for
some “property-related fees,” but exempt “the imposition of fees or charges as a
condition of property development.”
The Mitigation Fee Act. California’s impact fee statute originated in Assembly Bill
1600 during the 1987 session of the Legislature, and took effect in January, 1989. AB
1600 added several sections to the Government Code, beginning with Section 66000.
Since that time the impact fee statute has been amended from time to time, and in
1997 was officially titled the “Mitigation Fee Act.” Unless otherwise noted, code sections referenced in this report are from the Government Code.
The Mitigation Fee Act does not limit the types of capital improvements for which
impact fees may be charged. It defines public facilities very broadly to include "public
improvements, public services and community amenities." Although the issue is not
specifically addressed in the Mitigation Fee Act, other provisions of the Government
Code (see Section 65913.8) prohibit the use of impact fees for maintenance or operating costs. Consequently, the fees calculated in this report are based on the cost of
capital assets only.
The Mitigation Fee Act does not use the term “mitigation fee” except in its official
title. Nor does it use the more common term “impact fee.” The Act simply uses the
word “fee,” which is defined as “a monetary exaction, other than a tax or special assessment…that is charged by a local agency to the applicant in connection with approval of a development project for the purpose of defraying all or a portion of the
cost of public facilities related to the development project ….”
To avoid confusion with other types of fees, this report uses the widely-accepted
terms “impact fee” and “development impact fee” which both should be understood
to mean “fee” as defined in the Mitigation Fee Act.
The Mitigation Fee Act contains requirements for establishing, increasing and imposing impact fees. They are summarized below. It also contains provisions that govern
the collection and expenditure of fees and requires annual reports and periodic reevaluation of impact fee programs. Those administrative requirements are discussed
in the implementation chapter of this report.
Required Findings. Section 66001 requires that an agency establishing, increasing or
imposing impact fees, must make findings to:
1. Identify the purpose of the fee;
2. Identify the use of the fee; and,
3. Determine that there is a reasonable relationship between:
December 22, 2017
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a. The use of the fee and the development type on which it is imposed;
b. The need for the facility and the type of development on which the fee is imposed; and
c. The amount of the fee and the facility cost attributable to the development
project. (Applies when fees are imposed on a specific project.)
Each of those requirements is discussed in more detail below.
Identifying the Purpose of the Fees. The broad purpose of impact fees is to protect
public health, safety and general welfare by providing for adequate public facilities.
The specific purpose of the fees calculated in this study is to fund construction of certain capital improvements that will be needed to mitigate the impacts of planned
new development on City facilities, and to maintain an acceptable level of public services as the City grows.
This report recommends that findings regarding the purpose of an impact fee should
define the purpose broadly, as providing for the funding of adequate public facilities
to serve additional development.
Identifying the Use of the Fees. According to Section 66001, if a fee is used to finance public facilities, those facilities must be identified. A capital improvement plan
may be used for that purpose, but is not mandatory if the facilities are identified in a
General Plan, a Specific Plan, or in other public documents. In this case, we recommend that the City Council adopt this report as the public document that identifies
the facilities to be funded by the fees.
Reasonable Relationship Requirement. As discussed above, Section 66001 requires
that, for fees subject to its provisions, a "reasonable relationship" must be demonstrated between:
1. the use of the fee and the type of development on which it is imposed;
2. the need for a public facility and the type of development on which a fee is
imposed; and,
3. the amount of the fee and the facility cost attributable to the development on which the fee is imposed.
These three reasonable relationship requirements, as defined in the statute, mirror
the nexus and proportionality requirements often cited in court decisions as the
standard for defensible impact fees. The term “dual rational nexus” is often used to
characterize the standard used by courts in evaluating the legitimacy of impact fees.
The “duality” of the nexus refers to (1) an impact or need created by a development
project subject to impact fees, and (2) a benefit to the project from the expenditure
of the fees.
December 22, 2017
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Although proportionality is reasonably implied in the dual rational nexus formulation,
it was explicitly required by the Supreme Court in the Dolan case, and we prefer to list
it as the third element of a complete nexus.
Demonstrating an Impact. All new development in a community creates additional
demands on some or all public facilities provided by local government. If the supply
of facilities is not increased to satisfy the additional demand, the quality or availability
of public services for the entire community will deteriorate. Impact fees may be used
to recover the cost of facilities needed to mitigate the impacts of development, but
only to the extent that the need for such facilities is occasioned by the development
subject to the fees.
The Nollan decision reinforced the principle that development exactions may be used
only to mitigate impacts created by the development projects upon which they are
imposed.
Demonstrating a Benefit. With respect to the benefit relationship, the most basic requirement is that facilities funded by impact fees be available to serve the development paying the fees. A sufficient benefit relationship also requires that impact fee
revenues be segregated from other funds and expended in a timely manner on the
facilities for which the fees were charged. Nothing in the U.S. Constitution or California law requires that facilities paid for with impact fee revenues be available exclusively to developments paying the fees.
Procedures for earmarking and expenditure of fee revenues are mandated by the
Mitigation Fee Act, as are procedures to ensure that the fees are either expended
expeditiously or refunded. Those requirements are intended to ensure that developments benefit from the impact fees they are required to pay. Thus, over time, procedural issues as well as substantive issues can come into play with respect to the
benefit element of the nexus.
Demonstrating Proportionality. Proportionality in impact fees depends on properly
identifying development-related facility costs and calculating the fees in such a way
that those costs are allocated in proportion to the facility needs created by different
types and amounts of development.

Impact Fee Methodology
The impact fees calculated in this report are derived from the City’s existing impact
fees and reflect the methods used in earlier studies to calculate those fees. The approach used in this study is to calculate impact fees for accessory dwelling units by
adjusting the levels of existing residential impact fees based on the reduced impact
of ADUs. The nexus for those fees is still supported by the underlying methodology
of the original fee calculations.
December 22, 2017
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Impact Fees Addressed in this Study
Accessory dwelling unit impact fees are addressed in this report for the following
types of facilities:











Public Facilities (Police, Civic Center and Corporation Yard)
Parks and Recreation Facilities
Parkland Acquisition
Impact Fee Administration
Water Capacity
Wastewater Capacity
Streets and Thoroughfares
Storm Drainage
Fire Facilities
Health Care
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Calculation of Impact Fees for ADUs
The approach used in this report to calculate development impact fees for accessory
dwelling units is to identify the cost per unit of service embodied in the current impact fees for various types of residential development, and then apply that unit cost
to accessory dwelling units based on the number of service units associated with one
ADU.
For example, many of the City’s impact fees for residential development are based on
the number of residents per dwelling unit. Underlying all of the residential impact
fees for a particular type of facility is a common cost per resident. The impact fee per
dwelling unit for each type of residential development (e.g., single-family residential)
is the product of the cost per resident and the number of residents per dwelling unit
associated with that type of development.
All of the City’s impact fees were originally calculated a number of years ago. The City
has adjusted those fees periodically to reflect changes in facility costs over time, so
the cost per service unit used in the original impact fee calculations no longer applies.
This study updates the cost per service unit for each of the City’s development impact fees and then uses that updated unit cost to calculate a development impact fee
per unit for accessory dwelling units.
The other key factor in calculating development impact fees per dwelling unit for
ADUs is the number of service units associated with one accessory dwelling unit. Because the type of service unit used in the impact fee calculations differs for different
types of impact fees, that factor will be discussed separately for each type of impact
fee.

Public Facilities Development Impact Fees
Background
The City’s existing public facilities development impact fees were originally calculated
in a 2011 study by Municipal Resource Group (MRG). They were adopted in June, 2011,
and since that time the public facilities development impact fees have been adjusted
annually in accordance with the adopting resolution to reflect changes in the Engineering News Record Construction Cost Index (ENR-CCI).
The public facilities development impact fees are intended to fund three types of City
capital assets: police facilities and vehicles, the Civic Center, and the corporation yard.
In the MRG report, fees were calculated separately for each of those facilities. Then,
in the adopting resolution, fees for the three facility types were combined into a single public facilities development impact fee.
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Existing Public Facilities Development Impact Fees
To understand the method used to calculate public facilities development impact
fees for ADUs, it is necessary to understand how the City’s existing public facilities
development impact fees were originally calculated.
Added Resident Equivalents. In 2011, MRG calculated Cloverdale’s public facilities development impact fees using a construct sometimes called “service population.” The
increase in resident population associated with new development is often used to
measure the impacts of development on the need for public facilities. However, new
residents are associated only with residential development. The facilities funded by
the public facilities development impact fee serve both residential and nonresidential development, so the increase in resident population alone does not reflect
all of the impacts.
The most common way of addressing that issue is by using the number of new employees as a proxy for the added demand created by non-residential development.
And since the impact represented by one employee is not necessarily equal to the
impact created by one resident, employees are “weighted” to reflect the fact that
employees who are not residents of Cloverdale spend less time consuming public
services in the City than residents. In the 2011 MRG study, employees were given a
weight of 0.24 versus a weight of 1.0 for residents.
That means each new employee would be equivalent to 0.24 new residents, and the
number of “resident equivalents” added by new non-residential development would
equal the number of new employees multiplied by 0.24. The total of all resident
equivalents added by both residential and non-residential development equals the
number of new residents associated with residential development plus the number
of new resident equivalents associated with non-residential development.
Cost per Added Resident Equivalent. The other factor in the calculation of impact
fees is facility cost. The 2011 study estimated the cost of public facilities needed to
serve new development out to 2025, and then divided that amount by the projected
number of new resident equivalents expected by that date. The result was a cost per
resident equivalent.
Impact Fees per Unit. To calculate impact fees per unit for various types of development, the cost per resident equivalent is multiplied by the number of resident equivalents associated with one new unit for each type of development. Non-residential
public facilities development impact fees are charged on a square footage basis, but
for all residential development, the fees are charged by the dwelling unit.
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Impact Fee per Unit for Accessory Dwelling Units
To establish a current public facilities development impact fee per unit for accessory
dwelling units, we need a current cost per resident and the number of residents per
unit for ADUs.
Current Cost per Resident. Table 1 shows the City’s existing (2017) public facilities
development impact fees for residential development types and the population per
dwelling unit used to calculate the original public facilities development impact fees.
Dividing the impact fee per unit by the number of residents per unit gives us the current cost per resident for each type of residential development, as shown in the righthand column.
Table 1: Existing Public Facilities Development Impact Fees
Residential
Development Types
Single Family Residential
Multi-Family Residential
Mobile Home
Average Cost per Resident

Units

2017 DIF
per Unit 2

1

DU
DU
DU

$
$
$

Residents
per Unit 3

5,187.00
3,829.00
4,182.00

2.94
2.17
2.37

1

Units of development: DU = dwelling unit

2

2017 Public Facilities Development Impact Fee per dwelling unit

3

Residents per dwelling unit from the 2011 MRG study

4

Cost per resident = 2017 impact fee per unit / residents per unit

Cost per
Resident 4
$
$
$
$

1,764.29
1,764.52
1,764.56
1,764.45

Although the exact same cost per resident was used to calculate all of the original
public facilities development impact fees in 2011, there are slight differences in the
cost per resident for different types of residential development in Table 1. Those
small differences are to be expected because the 2017 impact fees have been rounded to whole dollars.
To calculate a public facilities development impact fee for accessory dwelling units,
this study uses the average impact fee per resident from Table 1 and the estimated
number of residents per unit for ADUs.
Residents per Unit for ADUs. At this time, neither the Census Bureau nor the California Department of Finance collects data on residents per unit for accessory dwelling
units and we have found no other source of that information. Consequently, to calculate public facilities development impact fees for ADUs, we will have to use our own
estimate for residents per unit.
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Accessory dwellings were originally conceived as a place to accommodate an elderly
parent or other family member. In the past, land use regulations often required that
they be occupied only by family members of the property owner. However, California
law now encourages construction of ADUs to increase the supply of affordable housing. Many of the earlier restrictions are no longer in force and it is now permissible to
rent such units to the public.
Even so, it is reasonable to assume that a substantial number of ADUs are occupied
by a single individual. To arrive at an estimate of the average number of residents per
unit for ADUs, we can consider what percentage of ADUs might be occupied by more
than one resident. For this discussion, we will assume that no ADU is occupied by
more than two residents. That assumption is reasonable given the legal limits on the
size of ADUs.
If one out of two ADUs is occupied by two residents, the average number of residents per unit would be 1.5. If the number is one out of 10, the average would be 1.1.
So, given our limiting assumptions, the range of possibilities is not very wide.
Since the impact fee for ADUs will increase with the number of residents per unit
used in the impact fee calculations, we want to be conservative in estimating that
number. So for purposes of calculating an impact fee for ADUs, we will assume that
one out of five ADUs is occupied by two residents, for an average of 1.2 residents per
unit. That is consistent with the use of accessory dwelling units observed by Cloverdale’s Community Development Department staff.
Public Facilities Development Impact Fee for ADUs. Table 2 on the next page shows
the calculation of a public facilities development impact fee per unit for accessory
dwelling units using 1.2 residents per unit and the average cost per resident from Table 1.
Table 2: Public Facilities Development Impact Fee for ADUs
Residential
Development Type
Accessory Dwelling Unit

Units 1

Residents
per Unit 2

DU

1.20

Cost per
Resident 3
$

1,764.45

1

Units of development: DU = dwelling unit

2

ADU residents per dwelling unit; see text

3

Average cost per resident; see Table 1

4

Impact fee per unit = residents per unit X cost per resident
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Parks and Recreation Facilities Impact Fees
Background
The City’s existing parks and recreation facilities impact fees were originally calculated in a 2011 study by Municipal Resource Group (MRG). They were adopted in June,
2011, and since then the parks and recreation facilities development impact fees have
been adjusted annually in accordance with the adopting resolution to reflect changes
in the Engineering News Record Construction Cost Index (ENR-CCI).
The parks and recreation facilities development impact fees are intended to fund
construction of park improvements. Separate in-lieu fees and impact fees for park
land acquisition are discussed in the next section of this report.

Existing Parks and Recreation Facilities Impact Fees
Added Residents. Because the need for additional parks in Cloverdale is driven by
population growth, the City’s existing parks and recreation facilities development
impact fees are based on the number of additional residents associated with new residential development.
Cost per Added Resident. To calculate the parks and recreation facilities development impact fees, the 2011 MRG study based the cost per added resident on the estimated cost of improving five acres of park land per 1,000 added residents.
Impact Fees per Unit. To calculate impact fees per unit for various types of residential
development, the cost per resident is multiplied by the number of residents associated with one new dwelling unit for each type of residential development.

Impact Fee per Unit for Accessory Dwelling Units
To establish a current parks and recreation facilities impact fee per unit for accessory
dwelling units, we need a current cost per resident and the number of residents per
unit for ADUs.
Current Cost per Resident. Table 3 shows the City’s existing (2017) parks and recreation facilities development impact fees and the population per dwelling unit used to
calculate the original parks and recreation facilities impact fees. Dividing the impact
fee per unit by the number of residents per unit gives us the current cost per resident
for each type of residential development as shown in the right-hand column.
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Table 3: Existing Parks and Recreation Facilities Development Impact Fees
Residential
Development Types
Single Family Residential
Multi-Family Residential
Mobile Home
Average Cost per Resident

Units

2017 DIF
per Unit 2

1

DU
DU
DU

$
$
$

Residents
per Unit 3

3,893.00
2,874.00
3,139.00

2.94
2.17
2.37

Cost per
Resident 4
$
$
$
$

1,324.15
1,324.42
1,324.47
1,324.35

1

Units of development: DU = dwelling unit

2

2017 Parks and Recreation Facilities Development Impact Fee per dwelling unit

3

Residents per dwelling unit from the 2011 MRG study

4

Cost per resident = 2017 impact fee per unit / residents per unit

Although the exact same cost per resident was used to calculate the original impact
fees in 2011, there are slight differences in the impact fees per resident for different
types of residential development in Table 3. Those small differences are to be expected because the 2017 impact fees have been rounded to whole dollars.
To calculate a parks and recreation facilities impact fee for accessory dwelling units,
this study uses the average cost per resident from Table 3 and the estimated number
of residents per unit for ADUs. As discussed previously, that number is 1.2 residents
per unit. (See page 12.)
Table 4 shows the calculation of a public facilities development impact fee per unit
for accessory dwelling units using 1.2 residents per unit and the average cost per resident from Table 3.
Table 4: Parks and Recreation Facilities Development Impact Fee for ADUs
Residential
Development Type
Accessory Dwelling Unit

Units

1

DU

Residents
per Unit 2
1.20

Cost per
Resident 3
$

1

Units of development: DU = dwelling unit

2

ADU residents per dwelling unit; see text

3

Average cost per resident; see Table 3

4

Impact fee per unit = residents per unit X cost per resident
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Impact Fee
per Unit 4
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1,589.22
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Quimby Act Park Land Acquisition In-Lieu Fees
Background
The Quimby Act authorizes cities and counties in California to require that developers
of residential subdivisions dedicate land for parks or pay of fees in lieu of dedication.
Cloverdale does charge Quimby Act park land acquisition in-lieu fees. However, by
their nature, accessory dwelling units do not involve a subdivision or parcel map, so
no Quimby Act park land acquisition in-lieu fees are calculated for accessory dwelling
units in this study.

Non-Quimby Act Park Land Acquisition Impact
Fees
Background
For residential developments that do not involve a subdivision, Cloverdale has adopted non-Quimby Act park land acquisition impact fees. Those fees were originally calculated in a 2011 study by Municipal Resource Group (MRG). They were adopted in
2011, and since then those fees have been adjusted annually to reflect changes in the
Engineering News Record Construction Cost Index (ENR-CCI).

Existing Non-Quimby Act Park Land Acquisition Impact Fees
Added Residents. Because the need for additional parks in Cloverdale is driven by
population growth, the City’s existing non-Quimby Act park land acquisition impact
fees are based on the number of additional residents associated with new residential
development.
Cost per Added Resident. To calculate the non-Quimby Act park land acquisition fees,
the 2011 MRG study based the cost per added resident on the estimated cost of acquiring five acres of park land per 1,000 added residents.
Impact Fees per Unit. To calculate impact fees per unit for various types of residential
development, the cost per resident is multiplied by the number of residents associated with one new dwelling unit for each type of residential development.

Impact Fee per Unit for Accessory Dwelling Units
To establish a current non-Quimby Act park land acquisition impact fee per unit for
accessory dwelling units, we need a current cost per resident and the number of residents per unit for ADUs.
Current Cost per Resident. Table 5 shows the City’s existing (2017) non-Quimby Act
park land acquisition impact fees and the population per dwelling unit used to calcuDecember 22, 2017
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late the original public facilities development impact fees. Dividing the impact fee per
unit by the number of residents per unit gives us the current cost per resident for
each type of residential development as shown in the right-hand column.
Table 5: Existing non-Quimby Act Park Land Acquisition Impact Fees
Residential
Development Types
Single Family Residential
Multi-Family Residential
Mobile Home
Average Cost per Resident

Units 1

2017 DIF
per Unit 2

Residents
per Unit 3

Cost per
Resident 4

DU
DU
DU

$ 6,612.00
$ 4,880.00
$ 5,330.00

2.94
2.17
2.37

$ 2,248.98
$ 2,248.85
$ 2,248.95
$ 2,248.92

1

Units of development: DU = dwelling unit

2

2017 non-Quimby Act Park Land Acquisition Impact Fee per dwelling unit

3

Residents per dwelling unit from the 2011 MRG study

4

Cost per resident = 2017 impact fee per unit / residents per unit

Although the exact same cost per resident was used to calculate the original park
land in-lieu fees in 2011, there are slight differences in the impact fees per resident for
different types of residential development in Table 5. Those small differences are to
be expected because the 2017 in-lieu fees have been rounded to whole dollars.
To calculate a non-Quimby Act park land acquisition impact fee for accessory dwelling units, this study uses the average cost per resident from Table 5 and the estimated number of residents per unit for ADUs. As discussed previously, that number is 1.2
residents per unit. (See page 12.)
Table 6 shows the calculation of a non-Quimby Act park land acquisition impact fee
per unit for accessory dwelling units using 1.2 residents per unit and the average cost
per resident from Table 5.
Table 6: Non-Quimby Act Park Land Acquisition Impact Fee for ADUs
Residential
Development Type
Accessory Dwelling Unit

Units 1

Residents
per Unit 2

DU

1.20

Cost per
Resident 3
$

2,248.92

1

Units of development: DU = dwelling unit

2

ADU residents per dwelling unit; see text

3

Average cost per resident; see Table 5

4

Impact fee per unit = residents per unit X cost per resident
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Impact Fee Program Administration Fees
Background
The City’s existing impact fee program administration fees were originally calculated
in a 2011 study by Municipal Resource Group (MRG). They were adopted in 2011, and
since then the administration fees have been adjusted annually in accordance with
the adopting resolution.
The administration fees are intended to cover the cost of program administration activities required by the Mitigation Fee Act and the Quimby Act.

Existing Impact Fee Program Administration Fees
Added Resident Equivalents. Because the impact fee program administration fees
apply to both residential and non-residential development, costs were allocated
across a service population consisting of both residents and employees. As explained
earlier in the section on public facilities development impact fees, residents were given a weight of 1.0 and employees were given a weight of 0.24 in the service population. (See page 10.)
That means each new employee would be equivalent to 0.24 new residents, and the
overall “resident equivalents” added by new non-residential development would
equal the number of new employees multiplied by 0.24. The total of all resident
equivalents added by both residential and non-residential development equals the
number of new residents associated with residential development plus the number
of new resident equivalents associated with non-residential development.
Cost per Added Resident Equivalent. The 2011 study estimated the administrative
costs associated with the impact fee program out to 2025, and then divided that
amount by the projected number of new resident equivalents expected by that date.
The result was a cost per resident equivalent.
Impact Fees per Unit. To calculate impact fees per unit for various types of development, the cost per resident equivalent was multiplied by the number of resident
equivalents associated with one new unit for each type of development.

Administration Fee per Unit for Accessory Dwelling Units
To establish a current administration fee per unit for accessory dwelling units, we
need a current cost per resident and the number of residents per unit for ADUs.
Current Cost per Resident. Table 7 on the next page shows the City’s existing (2017)
impact fee program administration fees for residential development types and the
population per dwelling unit used to calculate the original administration fees. Dividing the impact fee per unit by the number of residents per unit gives us the current
December 22, 2017
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cost per resident for each type of residential development, as shown in the righthand column.
Table 7: Existing Impact Fee Program Administration Fees
Residential
Development Types
Single Family Residential
Multi-Family Residential
Mobile Home
Average Cost per Resident

Units

2017 DIF
per Unit 2

1

DU
DU
DU

$
$
$

Residents
per Unit 3

622.00
460.00
502.00

Cost per
Resident 4

2.94
2.17
2.37

1

Units of development: DU = dwelling unit

2

2017 Administration Fee per dwelling unit

3

Residents per dwelling unit from the 2011 MRG study

4

Cost per resident = 2017 impact fee per unit / residents per unit

$
$
$
$

211.56
211.98
211.81
211.79

Although the exact same cost per resident was used to calculate the original administration fees in 2011, there are slight differences in the cost per resident for different
types of residential development in Table 7. Those small differences are to be expected because the 2017 impact fees have been rounded to whole dollars.
To calculate an impact fee program administration fee for accessory dwelling units,
this study uses the average impact fee per resident from Table 7 and the estimated
number of residents per unit for ADUs.
Residents per Unit for ADUs. As discussed in detail in the section of this report addressing public facilities development impact fees, the number of residents per ADU
is assumed in this study to be 1.2. (See page 12.)
Administration Fee for ADUs. Table 8 shows the calculation of an impact fee program administration fee per unit for accessory dwelling units using 1.2 residents per
unit and the average impact fee per resident from Table 7.
Table 8: Impact Fee Program Administration Fee for ADUs
Residential
Development Type
Accessory Dwelling Unit

Units 1

Residents
per Unit 2

DU

1.20

Cost per
Resident 3
$

1

Units of development: DU = dwelling unit

2

ADU residents per dwelling unit; see text

3

Average cost per resident; see Table 7

4

Impact fee per unit = residents per unit X cost per resident

December 22, 2017

Colgan Consulting Corporation

211.79

Impact Fee
per Unit 4
$

254.14

Page 18

City of Cloverdale - Accessory Dwelling Unit Impact Fee Study

Fire Facilities Impact Fees
Background
The City’s existingfire facilities impact fees were originally calculated in a 2006 study
by Citygate Associates. They were adopted in 2006, and over time the fire facilities
impact fees have been adjusted periodically to keep pace with changes in facility
costs.
The fire facilities impact fees are intended to cover new development’s share of the
cost of fire protection facilities and equipment provided by the Cloverdale Fire Protection District

Existing Fire Facilities Impact Fees
Added Resident Equivalents. Because fire protection is provided to all types of development in the City, the Citygate study calculated fire facilities impact fees and
equipment using a method similar to the method used by MRG to calculate the public
facilities development impact fees discussed earlier in this report. That is, Citygate
used service population to allocate costs for fire protection facilities and equipment
to various types of development.
However, the Citygate study weighted residents and employees differently in the
service population for fire facilities impact fees than the weighting used by MRG for
the public facilities development impact fees. Specifically, Citygate weighted residents and employees equally, so the added service population in that study is simply
the sum of residents and employees. Citygate also used somewhat different terminology than MRG, but for simplicity we will continue to use the terms “residents”
and “resident equivalents” when referring to components of the service population.
Cost per Added Resident Equivalent. The Citygate study estimated the cost of fire
protection facilities and equipment needed to serve the Fire Protection District out to
2025, and then divided that amount by the projected number of new resident equivalents expected by that date. The result was a cost per resident equivalent.
It should be noted that the fire facilities costs estimated in the Citygate study were
allocated to the service population of the entire Fire Protection District, not just the
City.
Impact Fees per Unit. To calculate impact fees per unit for various types of development, the cost per resident equivalent is multiplied by the number of resident equivalents associated with one new unit for each type of development.
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Fire Facilities Impact Fee per Unit for Accessory Dwelling Units
To establish a fire facilities impact fee per unit for accessory dwelling units, we need a
current cost per resident and the number of residents per unit for ADUs.
Current Cost per Resident. Table 9 shows the City’s existing (2017) fire facilities impact fees for residential development types and the population per dwelling unit
used to calculate the original fire facilities impact fees. Dividing the impact fee per
unit by the number of residents per unit gives us the current cost per resident for
each type of residential development, as shown in the right-hand column.
Table 9: Existing Fire Facilities Impact Fees
Residential
Development Types
Single Family Residential
Multi-Family Residential
Mobile Home
Average Cost per Resident

Units

2017 DIF
per Unit 2

1

DU
DU
DU

$
$
$

Residents
per Unit 3

1,360.00
1,330.00
1,185.00

2.72
2.66
2.37

1

Units of development: DU = dwelling unit

2

2017 Fire Facilities Impact Fee per dwelling unit

3

Residents per dwelling unit from the 2006 Citygate study

4

Cost per resident = 2017 impact fee per unit / residents per unit

Cost per
Resident 4
$
$
$
$

500.00
500.00
500.00
500.00

Although we might expect slight differences in the cost per resident for different
types of residential development in Table 9, the cost per resident calculated in that
table is identical for all types of residential development.
To calculate a fire facilities impact fee for accessory dwelling units, this study uses the
average impact fee per resident from Table 9 and the estimated number of residents
per unit for ADUs.
Residents per Unit for ADUs. As discussed in detail earlier in this report, the number
of residents per ADU is assumed in this study to be 1.2. (See page 12.)
Fire Facilities Impact Fee for ADUs. Table 10 shows the calculation of a public facilities development impact fee per unit for accessory dwelling units using 1.2 residents
per unit and the average impact fee per resident from Table 9.
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Table 10: Fire Facilities Impact Fee for ADUs
Residential
Development Type
Accessory Dwelling Unit

Units

1

Residents
per Unit 2

DU

1.20

Cost per
Resident 3
$

500.00

1

Units of development: DU = dwelling unit

2

ADU residents per dwelling unit; see text

3

Average cost per resident; see Table 9

4

Impact fee per unit = residents per unit X cost per resident

Impact Fee
per Unit 4
$

600.00

Health Care Facilities Impact Fees
Background
The health care facilities impact fees were originally calculated in a 2006 study by
Citygate Associates. They were adopted in 2006, and over time the health care facilities impact fees have been adjusted periodically to keep pace with changes in facility
costs.
The health care facilities impact fees are intended to cover new development’s share
of the cost of facilities and equipment supporting ambulance services provided by
the Cloverdale Health Care District.

Existing Health Care Facilities Impact Fees
Added Resident Equivalents. The existing health care facilities impact fees are based
on impact fees calculated in a 2006 Citygate Associates study. Because ambulance
services are provided to all types of development in the City, the Citygate study calculated fire facilities impact fees and equipment using a method similar to the method
used by MRG to calculate the public facilities development impact fees discussed earlier in this report. That is, Citygate used service population to allocate costs for health
care facilities and equipment to various types of development.
However, the Citygate study weighted residents and employees differently in the
service population for health care facilities impact fees than the weighting used by
MRG for the public facilities development impact fees. Specifically, Citygate weighted
residents and employees equally, so the added service population in that study is
simply the sum of residents and employees. Citygate also used somewhat different
terminology than MRG, but for simplicity we will continue to use the terms “residents” and “resident equivalents” when referring to components of the service population.
Cost per Added Resident Equivalent. The Citygate study estimated the cost of health
care facilities and equipment needed to serve the Health Care District out to 2025,
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and then divided that amount by the projected number of new resident equivalents
expected by that date. The result was a cost per resident equivalent.
It should be noted that the health care facilities costs estimated in the Citygate study
were allocated to the service population of the entire Health Care District, not just
the City.
Impact Fees per Unit. To calculate impact fees per unit for various types of development, the cost per resident equivalent is multiplied by the number of resident equivalents associated with one new unit for each type of development.

Health Care Facilities Impact Fee per Unit for Accessory Dwelling Units
To establish a health care facilities impact fee per unit for accessory dwelling units,
we need a current cost per resident and the number of residents per unit for ADUs.
Current Cost per Resident. Table 11 shows the City’s existing (2017) health care facilities impact fees for residential development types and the population per dwelling
unit used to calculate the original health care facilities impact fees. Dividing the impact fee per unit by the number of residents per unit gives us the current cost per resident for each type of residential development, as shown in the right-hand column.
Table 11: Existing Health Care Facilities Impact Fees
Residential
Development Types
Single Family Residential
Multi-Family Residential
Mobile Home
Average Cost per Resident

Units

2017 DIF
per Unit 2

1

DU
DU
DU

$
$
$

Residents
per Unit 3

103.00
101.00
90.00

2.72
2.66
2.37

1

Units of development: DU = dwelling unit

2

2017 Health Care Facilities Impact Fee per dwelling unit

3

Residents per dwelling unit from the 2006 Citygate study

4

Cost per resident = 2017 impact fee per unit / residents per unit

Cost per
Resident 4
$
$
$
$

37.87
37.97
37.97
37.94

Although the exact same cost per resident was used to calculate the original health
care facilities impact fees in 2006, there are slight differences in the cost per resident
for different types of residential development in Table 11. Those small differences are
to be expected because the 2017 impact fees have been rounded to whole dollars.
To calculate a health care facilities impact fee for accessory dwelling units, this study
uses the average impact fee per resident from Table 11 and the estimated number of
residents per unit for ADUs.
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Residents per Unit for ADUs. As discussed in detail earlier in this report, the number
of residents per ADU is assumed in this study to be 1.2. (See page 12.)
Health Care Facilities Impact Fee for ADUs. Table 12 shows the calculation of a health
care facilities impact fee per unit for accessory dwelling units using 1.2 residents per
unit and the average impact fee per resident from Table 11.
Table 12: Health Care Facilities Impact Fee for ADUs
Residential
Development Type
Accessory Dwelling Unit

Units 1

Residents
per Unit 2

DU

1.20

Cost per
Resident 3
$

1

Units of development: DU = dwelling unit

2

ADU residents per dwelling unit; see text

3

Average cost per resident; see Table 11

4

Impact fee per unit = residents per unit X cost per resident

37.94

Impact Fee
per Unit 4
$

45.52

Water Capacity Fees
Background
Cloverdale’s water capacity fees were originally calculated in a 2011 study by
Coastland Engineers. They were adopted in 2011, and over time those fees have been
adjusted periodically to keep pace with changes in facility costs.
The water capacity fees are intended to cover new development’s share of the cost
of water system improvements needed to serve new development, including water
supply, treatment, storage, and distribution facilities.
It is important to note that recent legislation (Senate Bill No. 1069) appears to preclude the City from charging water and wastewater capacity fees to some types of
accessory dwelling units, specifically those created within an existing structure.

Existing Water Capacity Fees
Added Water Demand. The City’s existing water capacity fees are based on fees originally calculated the 2011 Coastland Engineering study. Those fees are based on added
water demand associated with new development.
Cost per Added Resident. Coastland used estimates of added water demand and water system improvement costs from the City’s 2010 Water System Master Plan. The
master plan estimated added water demand for residential development using a factor of 110.6 gallons per resident per day. Coastland established the cost per gallon per
day by dividing the estimated cost of water system improvements by the added

December 22, 2017

Colgan Consulting Corporation

Page 23

City of Cloverdale - Accessory Dwelling Unit Impact Fee Study

water demand in gallons per day associated with new development projected to
buildout of the City.
Capacity Fees per Unit. To calculate impact fees per unit for various types of residential development, the cost per resident (cost per gallon per day times 110.6 gallons
per resident) was multiplied by the number of residents per unit.

Water Capacity Fee per Unit for Accessory Dwelling Units
To establish a wastewater capacity fee per unit for accessory dwelling units, we need
a current cost per resident and the number of residents per unit for ADUs.
Current Cost per Resident. Table 13 shows the City’s existing (2017) water capacity
fees for residential development types and the population per dwelling unit used to
calculate the original water capacity fees. Dividing the fee per unit by the number of
residents per unit gives us the current cost per resident for each type of residential
development, as shown in the right-hand column.
Table 13: Existing Water Capacity Fees
Residential
Development Types
Single Family Residential
Multi-Family Residential
Mobile Home
Average Cost per Resident

Units 1

2017 Fee
per Unit 2

Residents
per Unit 3

DU
DU
DU

$ 6,514.00
$ 4,807.00
$ 5,251.00

2.94
2.17
2.37

Cost per
Resident 4
$
$
$
$

1

Units of development: DU = dwelling unit

2

2017 Water Capacity Fee per dwelling unit

3

Residents per dwelling unit from the 2011 Coastland Engineering study

4

Cost per resident = 2017 impact fee per unit / residents per unit

2,215.65
2,215.21
2,215.61
2,215.49

Although the exact same cost per resident was used to calculate the original water
capacity fees in 2011, there are slight differences in the cost per resident for different
types of residential development in Table 13. Those small differences are to be expected because the 2017 impact fees have been rounded to whole dollars.
To calculate a current water capacity fee for accessory dwelling units, this study uses
the average cost per resident from Table 13 and the estimated number of residents
per unit for ADUs.
Residents per Unit for ADUs. As discussed in detail earlier in this report addressing
public facilities development impact fees, the number of residents per ADU is assumed in this study to be 1.2. (See page 12.)
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Water Capacity Fee for ADUs. Table 14 shows the calculation of a water capacity fee
per unit for accessory dwelling units using 1.2 residents per unit and the average cost
per resident from Table 13.
Table 14: Water Capacity Fee for ADUs
Residential
Development Type
Accessory Dwelling Unit

Units 1

Residents
per Unit 2

DU

1.20

Cost per
Resident 3
$

2,215.49

1

Units of development: DU = dwelling unit

2

ADU residents per dwelling unit; see text

3

Average cost per resident; see Table 13

4

Water Capacity Fee per unit = residents per unit X cost per resident

Capacity Fee
per Unit 4
$

2,658.59

Note: For ADUs contained within the space of an existing single family residence or
accessory structure, Government Code Section 65852.2 prohibits the City from requiring new or separate water or wastewater connections directly between the ADU and
the utility, or charging water or wastewater connection fees or capacity charges.
That prohibition does not apply to new, freestanding ADUs.

Wastewater Capacity Fees
Background
Cloverdale’s wastewater capacity fees were originally calculated in a 2011 study by
Coastland Engineers. They were adopted in 2011, and over time those fees have been
adjusted periodically to keep pace with changes in facility costs.
The wastewater capacity fees are intended to cover new development’s share of the
cost of wastewater system improvements needed to serve new development, including wastewater collection and treatment facilities and a recycled water distribution
system.
It is important to note that recent legislation (Senate Bill No. 1069) appears to preclude the City from charging water and wastewater capacity fees to some types of
accessory dwelling units, specifically those created within an existing structure.

Existing Wastewater Capacity Fees
Added Wastewater Production. The City’s existing wastewater capacity fees are
based on fees originally calculated the 2011 Coastland Engineering study. Those fees
are based on added wastewater production associated with new development.
Cost per Added Resident. Coastland used estimates of added wastewater production
and wastewater system improvement costs from the City’s 2009 Sewer System MasDecember 22, 2017

Colgan Consulting Corporation

Page 25

City of Cloverdale - Accessory Dwelling Unit Impact Fee Study

ter Plan. The master plan estimated added wastewater production for residential development using a factor of 55.3 gallons per resident per day. Coastland established
the cost per gallon per day by dividing the estimated cost of wastewater system improvements by the added wastewater production in gallons per day associated with
new development projected to buildout of the City.
Capacity Fees per Unit. To calculate impact fees per unit for various types of residential development, the cost per resident (cost per gallon per day times 55.3 gallons per
resident) was multiplied by the number of residents per unit.

Wastewater Capacity Fee per Unit for Accessory Dwelling Units
To establish a wastewater fee per unit for accessory dwelling units, we need a current cost per resident and the number of residents per unit for ADUs.
Current Cost per Resident. Table 15 shows the City’s existing (2017) wastewater capacity fees for residential development types and the population per dwelling unit
used to calculate the original wastewater capacity fees. Dividing the fee per unit by
the number of residents per unit gives us the current cost per resident for each type
of residential development, as shown in the right-hand column.
Table 15: Existing Wastewater Capacity Fees
Residential
Development Types
Single Family Residential
Multi-Family Residential
Mobile Home
Average Cost per Resident

Units 1

2017 Fee
per Unit 2

Residents
per Unit 3

Cost per
Resident 4

DU
DU
DU

$ 10,108.00
$ 7,460.00
$ 8,149.00

2.94
2.17
2.37

$ 3,438.10
$ 3,437.79
$ 3,438.40
$ 3,438.09

1

Units of development: DU = dwelling unit

2

2017 Wastewater Capacity Fee per dwelling unit

3

Residents per dwelling unit from the 2011 Coastland Engineering study

4

Cost per resident = 2017 impact fee per unit / residents per unit

Although the exact same cost per resident was used to calculate the original
wastewater capacity fees in 2011, there are slight differences in the cost per resident
for different types of residential development in Table 15. Those small differences are
to be expected because the 2017 impact fees have been rounded to whole dollars.
To calculate a wastewater capacity fee for accessory dwelling units, this study uses
the average cost per resident from Table 15 and the estimated number of residents
per unit for ADUs.
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Residents per Unit for ADUs. For reasons discussed in detail earlier in this report, the
number of residents per ADU is assumed in this study to be 1.2. (See page 12.)
Wastewater Capacity Fee for ADUs. Table 16 shows the calculation of a wastewater
capacity fee per unit for accessory dwelling units using 1.2 residents per unit and the
average cost per resident from Table 15.
Table 16: Wastewater Capacity Fee for ADUs
Residential
Development Type
Accessory Dwelling Unit

Units 1

Residents
per Unit 2

Cost per
Resident 3

DU

1.20

$ 3,438.09

Capacity Fee
per Unit 4
$

4,125.71

1

Units of development: DU = dwelling unit

2

ADU residents per dwelling unit; see text

3

Average cost per resident; see Table 13

4

Wastewater Capacity Fee per unit = residents per unit X cost per resident

Note: For ADUs contained within the space of an existing single family residence or
accessory structure, Government Code Section 65852.2 prohibits the City from requiring new or separate water or wastewater connections directly between the ADU and
the utility, or charging water or wastewater connection fees or capacity charges.
That prohibition does not apply to new, freestanding ADUs.

Street and Thoroughfare Impact Fees
Background
Cloverdale’s street and thoroughfare impact fees were originally calculated in a 1998
study by Coastland Engineering. They were adopted in 1998, and over time those fees
have been adjusted periodically to keep pace with changes in facility costs.
The street and thoroughfare impact fees are intended to cover new development’s
share of the cost of street system improvements needed to serve new development,
including street improvements, traffic signals and interchange ramps.

Existing Street and Thoroughfare Impact Fees
Added P. M. Peak Hour Trips. The City’s existing street and thoroughfare impact fees
are based on the number of p.m. peak hour vehicle trips added by development.
Cost per Added Peak Hour Trip. The Coastland study used estimates of added p. m.
peak hour trips and costs for required street system improvements to calculate the
street and thoroughfare impact fees.
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Impact Fees per Unit. Existing street and thoroughfare impact fees for residential
development, are charged based on the type of development (single-family or multifamily) and the number of bedrooms in the unit. We do not have information on the
number of peak hour trips used to calculate the impact fees per unit, but we do know
that the original impact fees were based on a cost per trip of $1,758.00 per peak hour
trip.

Street and Thoroughfare Impact Fee per Unit for ADUs
To establish a current street and thoroughfare impact fee for ADUs, we need to determine the cost per peak hour trip embodied in the current impact fees and the
number of peak hour trips per unit for ADUs.
Current Cost per Peak Hour Trip. Table 17 shows the City’s existing (2017) street and
thoroughfare impact fees several types of residential development and the original
1998 fees for those same types of development. Dividing the existing impact fee per
unit by the original impact fee per unit gives us the percentage increase in the cost
per peak hour trip since 1998 for each type of residential development, as shown in
the right-hand column.
Table 17: Existing and Original Street and Thoroughfare Impact Fees
Residential
Development Types
Single Family Residential 4BR
Single Family Residential 3BR
Multi-Family Residential 3BR
Multi-Family Residential 2BR
Average % Increase

Units

2017 Fee
per Unit 2

1

DU
DU
DU
DU

$
$
$
$

2,850.00
2,318.00
1,787.00
1,286.00

1998 Fee
per Unit 3

%
Increase 4

1,793.00
1,459.00
1,125.00
809.00

159.0%
158.9%
158.8%
159.0%
158.9%

1

Units of development: DU = dwelling unit

2

2017 Street and Thoroughfare Impact Fee per dwelling unit

3

Street and Thoroughfare Impact Fee per unit from the 1998 Coastland study

4

% increase = 2017 impact fee per unit / 1998 impact per unit

As before, the slight differences in the percentage increase for different types of residential development in Table 17 are to be expected because the 2017 impact fees
have been rounded to whole dollars.
To calculate a street and thoroughfare impact fee for accessory dwelling units, this
study uses the original cost per peak hour trip from the 1998 Coastland Engineers
study ($1,758), the percentage increase in the impact fees since 1998 from Table 17,
and the estimated number of peak hour trips per unit for ADUs.
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Peak Hour Trips per Unit for ADUs. The Institute of Transportation Engineers publication, Trip Generation, 7th Edition, presents data on the number of trips generated by
wide variety of different types of development, including both daily trips and peak
hour trips. ITE has no data for accessory dwelling units. This study uses 0.27 peak
hour trips per unit, the rate for retirement communities, which appears to be the
most reasonable match for ADUs.
Street and Thoroughfare Impact Fee for ADUs. Table 18 shows the calculation of a
street and thoroughfare impact fee per unit for accessory dwelling units using 0.27
peak hour trips per unit current cost per peak hour trip which is calculated using the
original cost per peak hour trip from the 1998 Coastland study and the percentage
increase in the cost per trip from Table 17.
Table 18: Street and Thoroughfare Impact Fee for ADUs
Residential
Development Type
Accessory Dwelling Unit
1

Units
DU

1

Pk Hr Trips
per Unit 2
0.27

Cost per
Pk Hr Trip 3
$ 2,793.61

Impact Fee
per Unit 4
$
754.27

Units of development: DU = dwelling unit

2

P. M. peak hour trips per unit based on the Institute of Transportation
Engineers publication Trip Generation , 7th Edition; rate for retirement
communities
3
Cost per peak hour trip = original cost per peak hour trip from the 1998
Coastland study ($1,758) X the average % increase from Table 17
4
Impact fee per unit = peak hour trips per unit X cost per peak hour trip

Storm Drainage Impact Fees
Background
Cloverdale’s storm drainage impact fees were originally calculated in a 1998 study by
Coastland Engineering. They were adopted in 1998, and over time those fees have
been adjusted periodically to keep pace with changes in facility costs.
The storm drainage impact fees are intended to cover new development’s share of
the cost of drainage system improvements needed to serve new development. The
drainage system improvements and estimated costs were taken from the 1998 Storm
Drain System Master Plan Update by Coastland Engineers.

Existing Storm Drainage Impact Fees
Added Runoff. The storm drainage impact fees were calculated using improvement
costs from the 1998 Storm Drain System Master Plan Update and the added volume

December 22, 2017

Colgan Consulting Corporation

Page 29

City of Cloverdale - Accessory Dwelling Unit Impact Fee Study

of storm water runoff for all new development forecasted for the City’s sphere of
influence.
Impact Fees per Unit. The volume of added runoff was estimated for four fairly broad
categories of development (single-family residential, multi-family residential, commercial and industrial) and costs were allocated based on the percentage of added
runoff attributed to each category. Impact fees were calculated per dwelling unit for
residential development and per acre for commercial and industrial development.

Storm Drainage Impact Fee per Unit for ADUs
Because of the way the storm drainage impact fees were calculated, there is no way
to convert the existing impact fees directly into an impact fee for ADUs. In addition,
any accessory dwelling unit that is created within an existing structure should not be
subject to a storm drainage impact fee because it is unlikely that unit would increase
impervious surface area on the site to generate additional storm water runoff.
With respect to accessory dwelling units that do involve an increase in building area
on the site, a case could be made that such units should be subject to a storm drainage impact fee. However, the density range used to calculate the existing storm
drainage impact fees for single-family residential units was very wide, so it could also
be argued that a relatively small increase in the building area on a single-family residential lot would not cause runoff to exceed the amount allowed for primary singlefamily units in the original impact fee calculations.
If the City should choose to impose a storm drainage impact fee on accessory dwelling units, we recommend that the existing impact fee per unit for multi-family dwelling units be applied to ADUs.
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City Council/Successor Agency
Agenda Item Summary

Agenda Section
Public Hearing

Agenda Item: 4
Meeting Date: February 27, 2018

Staff Contact
David J. Kelley, Assistant City Manager / Comm. Dev. Director

Agenda Item Title
Adopt Resolution No. 009-2018, Establishing an Accessory Dwelling Unit (ADU) Development Impact Fee for
Future Development within the City of Cloverdale.
Background
On September 12, 2017, the City Council adopted Ordinance No 716-2017, which amended the Zoning
Ordinance and other sections of the Municipal Code to ensure its consistency with the new State ADU
legislation (SB 1069 and AB 2299). SB1069 and AB 2299 amended State Government Code (“GC”)
§65852.2 requiring local agencies to reduce regulatory constraints for second dwelling units or accessory
dwelling units. Upon adoption of the ADU Ordinance, City staff advised the Council that next steps in
implementation of the ADU Ordinance included working with a qualified development impact fee
consultant to prepare a revised development impact fee schedule to comply with provisions of state law
that limits utility fees and ensures that impact fees for ADUs comply with the Mitigation Fee Act
(Government Code Section 66000 et seq). At this time the, City’s existing development impact fee
schedule does not include a fee category for ADUs.
City staff contracted with Colgan Consulting Corporation to calculate appropriate development impact fees,
for ADUs. Colgan Consulting’s scope of work identified that the proposed ADU fees will be based on the
City’s existing residential impact fees, and would be adjusted to reflect the estimated impact of ADUs on
the demand for impact fee funded facilities. On December 12, 2017, the City Council reviewed the Draft
Accessory Dwelling Unit Fee Study Report prepared by Colgan Consulting Corporation and provided
direction to City Staff on the establishment of a new category of development Impact fees for Accessory
Dwelling units.
Summary
The calculations contained in the Accessory Dwelling Unit Fee Study Report (“ADU Fee Study”) (Attachment
1) are based on the underlying methodology used to calculate the City’s existing residential impact fees. For
each type of impact fee addressed in the report, the adjustments used to calculate impact fees for ADUs are
based on the methods used to quantify the impact of development in the original impact fee calculations,
which are found in consultant studies performed by the Municipal Resource Group (MRG) in 2011, Coastland
Engineers in 2011, Citygate Associates in 2006, and Coastland Engineers in 1998. The one exception to this
methodology was for storm drain impact fees which the consultant was unable to calculate due to the
method used to calculate the original fee and the anticipated small drainage impacts associated with
construction of ADUs.
The purpose of establishing a proposed ADU Development Impact Fee is to capture a fee that is roughly
proportional to the impacts of the ADU on the need for public facilities and infrastructure (e.g. sewer
capacity, water capacity, street capacity etc.). Table 1 below outlines the proposed Development Impact
Fee per ADU that were calculated by Colgan & Associates. The proposed total ADU fee is $14,843.51,
which is a combination of the nine (9) separate individual impact fees applicable to new residential
development not including storm drainage fees.

P.O. Box 217 • 124 North Cloverdale Blvd. • Cloverdale, CA 95425-0217 • Telephone (707) 894-2521 • FAX (707) 894-3451

Table 1 – Proposed ADU Impact Fee per Accessory Dwelling Unit
Type of Impact Fee
Units1
Public Facilities Development Impact Fees
DU
Parks & Recreation Facilities Development Impact
DU
Non-Quimby Act Park Land Acquisition Impact Fees
DU
Impact Fee Program Administrative Fee
DU
Fire Facilities Impact Fee
DU
Health Care Facilities Impact Fee
DU
Water Capacity Fee
DU
Wastewater Capacity Fee
DU
Street and Thoroughfare Impact Fee
DU
Storm Drainage Impact Fee
DU
Total ADU Development Impact Fee
1
2

Impact Fee per ADU
$ 2,117.34
$ 1,589.22
$ 2,698.71
$ 254.14
$ 600.00
$ 45.52
$ 2,658.59
$ 4,125.71
$ 754.27
N/A2
$ 14,843.51

DU = Dwelling Unit
No Storm Drainage Impact Fee calculated for accessory dwelling units

Because residential growth generates additional city costs, establishment of a development impact fees for
ADUs are an important mechanism to finance local infrastructure needs and ensures that all growth “pays
its fair share” of future infrastructure cots necessary to serve new development. The Cloverdale Genal Plan
contains various goals, policies and implementation measures regarding providing and financing the cost of
improvements required to accommodate new development in the City. While establishment of fees on ADU
will raise the cost of permitting an ADU, development impact fee revenue is a legally restricted set of funding
that offsets the burden of the cost of future infrastructure upgrades critical to serving future development
on existing residents.
However, in light of the current housing crisis affecting the State of California and regional economy of the
Bay Area, the City Council expressed a desire to implement an ADU fee in a manner that incentivizes
construction of ADUs. At the December 12th meeting, the City Council reviewed the ADU Fee Study and
considered various options for establishing a new ADU fee that incentives construction of ADU including: 1.)
Establishing a fee that is lower by a set percentage (e.g. 25%, 50%, 75%) than the maximum recommended
or allowed for by the nexus study; 2.) Tiering the fees over time to encourage new development in the short
term (e.g. next 2-3 years) while adjusting the ADU fees to the recommended level or 3.) Declining to
establish any new ADU fees. Ultimately, the City Council recommended that staff prepare for adoption of
the ADU Development Impact Fee that implements a tiered ADU rate schedule over a five (5) year period of
time. City staff developed a rate tier set forth in Table 2 that would implement the proposed ADU fee as
directed by the City Council and would implement the collection of the full fee amount gradually over a
period of five years.
Table 2 - Proposed ADU Impact Rate Tier per Accessory Dwelling Unit
Year #
Rate Tier
Year 1
20% of the ADU Fee
Year 2
40% of the ADU Fee
Year 3
60% of the ADU Fee
Year 4
80% of the ADU Fee
Year 5
100% of the ADU Fee

2

ADU Fee
$ 2,968.70
$ 5,937.40
$ 8,906.11
$ 11,874.81
$ 14,843.51

In accordance with California Government Code Section 66000 et seq, ("Mitigation Fee Act"), City staff
prepared a resolution (Attachment A) that enables the City Council to adopt the ADU Fee set forth in Table
1 including the tiered rate schedule set forth in Table 2. City Staff published a Public Hearing Notice in the
Cloverdale Reveille in accordance with Government Code 6062a and as required by California Government
Code, Section 66016, the ADU Fee Study was available for public review and comment for ten days prior to
the public hearing.
Staff recommends that the City Council adopt the attached Resolution Establishing an Accessory Dwelling
Unit (ADU) Development Impact Fee for Future Development within the City of Cloverdale. The attached
resolution was reviewed by the City Attorney and contains the appropriate legal findings for adoption of the
proposed ADU fees. In particular the attached resolution sets forth that the Accessory Dwelling Unit
development impact fee is intended to obtain funds for capital projects necessary to maintain service within
existing City service areas and will be used to maintain current service levels. As such, the fee as it relates
to development within the City is not a "project" within the meaning of C.E.Q.A. (Pub. Res. Code
§21080(b)(8)(0)). The ADU Fee will be effective 60 days from the effective date of the attached Resolution.
Options
1. Adopt a Resolution Establishing an Accessory Dwelling Unit (ADU) Development Impact Fee for Future
Development within the City of Cloverdale.
2. Provide alternative direction to staff.

Budget/Financial Impact
Upon establishment of an ADU Development Impact Fee, the City would have the ability to collect impact
fees from ADUs for a fair share of the cost of future capital improvements to City infrastructure including
sewer capacity, water capacity, storm drainage, parks and recreation, streets and public facilities.
Subcommittee Recommendation
None.
Recommended Council Action
1. Adopt Resolution Establishing an Accessory Dwelling Unit (ADU) Development Impact Fee for Future
Development within the City of Cloverdale.
Attachments:
1. Resolution No. 009-2018, Establishing an Accessory Dwelling Unit (ADU) Development Impact Fee for
Future Development within the City of Cloverdale
2. Final Accessory Dwelling Unit Fee Study Report by Colgan and Associates
___________________________________________________________________________________________
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