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Table 5 
Projected Student Enrollment  

School Level 

Students 
Generated 

From Mitigated 
Future Units 

Students 
Generated From 
Non-Mitigated 
Future Units 

Total 
Projected 

Students From 
Future Units 

Elementary School  2,102 403 2,505 

Middle School  419 80 499 

High School  695 133 828 

Total 3,216 616 3,832 
 
B.  Current Capacity 
 

Collectively, the School District's school facilities in school year 2010/2011 have a capacity 
of 29,547 seats per Section 17071.10 of the Education Code. Of these 29,547 seats, 14,775 
 are at the elementary school level, 4,708  are at the middle school level, and 10,064  are at 
the high school level. These capacities include seats from all new school facility construction 
projects funded by the State.  Based on enrollment data for school year 2010/2011, the 
enrollment of the School District is 27,215  students.  As shown in Table 6, facilities capacity 
exceeds student enrollment at all three (3) school levels in school year 2010/2011. 

 
Table 6 

Existing School Facilities Capacity and Student Enrollment 

School Level 

2010/2011 
Facilities 

Capacity [1] 

2010/2011 
Student 

Enrollment [2] 

Excess/ 
(Shortage) 
Capacity 

Elementary School 14,775  14,333  442  

Middle School 4,708  4,255  453  

High School 10,064  8,627  1,437  

Total 29,547  27,215  2,332  
[1] See Exhibit B for SAB Form 50-02, and Exhibit I for the Updated School Facilities Capacity Calculation. 
[2] Enrollment data provided by the School District. 

 
C.  Projected Unhoused Students 
 

As shown in Table 6, the existing school facilities capacity of the School District determined 
in accordance with Section 17071.10 of the Education Code indicates that facilities capacity 
exceeds student enrollment by 442 students at the elementary school level, 453 seats at 
the middle school level, and 1,437 seats at the high school level in school year 2010/2011.  
However, this excess capacity is due to projects that the School District funded through 
special tax bonds and, therefore, this capacity is reserved for students to be generated from 
mitigated Future Units and mitigated residential development beyond the next five (5) years. 
Accordingly, there are no surplus seats that can be used to reduce the impacts created by 
students generated from non-mitigated Future Units. 



Irvine Unified School District Page 11 
School Facilities Needs Analysis February 9, 2011  

 
 

 
IV. Surplus School Sites and Existing Surplus Local Funds 
 
 
Section 65995.6(b) states that the School District must identify and consider (i) surplus property, if 
any, owned by the School District that can be used as a school site or that is available for sale to 
finance school facilities, (ii) the extent to which projected enrollment growth can be accommodated 
at existing school facilities, and (iii) local sources that are available to finance the construction or 
reconstruction of school facilities needed to accommodate any growth in enrollment attributable to 
the construction of new residential units.  Additionally, Section 65995.5(c)(2) requires the School 
District to subtract from the school facilities cost impact created by Future Units the amount of Local 
Funds that the governing board has dedicated to facilities necessitated by new residential units.    
 
To comply with Section 65995.6(b), the School District has identified and considered property it 
owns and has determined that it does possess five (5) sites that could be considered surplus (see 
Exhibit J for information on these sites).   The Governing Board will review and re-adopt this 
Analysis annually, including a review of this determination and any need to consider property that 
may then be surplus to fund school facilities required to accommodate students being generated 
from existing residential units, or other students.   
 
As for identifying and considering existing excess capacity that could accommodate the Projected 
Student Enrollment generated from non-mitigated Future Units, Section III.C establishes that the 
School District does not have any surplus seats available to house students that will be generated 
from non-mitigated Future Units. 
 
Finally, in accordance with Sections 65995.6(b) and 65995.5(c)(2), the School District has 
determined that no local sources, including Local Funds, are available to finance the construction or 
reconstruction of school facilities needed to accommodate any Projected Student Enrollment 
generated from Future Units (see Exhibit K for more detail on local sources, including Local Funds). 
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V. Alternative No. 2 Fee 
 
 
As discussed in Section I, the objective of this Analysis is (i) to determine whether the School 
District may adopt Alternative Fees and (ii) to determine the permissible amount of the Alternative 
No. 2 Fee and the Alternative No. 3 Fee that the School District is permitted to levy on new 
residential development.  Based on the findings, determinations, and projections made in Sections 
II through IV, Section V contains a step-by-step calculation of the permissible Alternative No. 2 Fee 
in accordance with Section 65995.5. 

 
A.  Alternative No. 2 Fee School Facility Costs 
 

As stated in Section 65995.5(c)(1), the initial step in calculating the maximum Alternative 
No. 2 Fee is to multiply the number of unhoused students generated from non-mitigated 
Future Units by the appropriate per-pupil grant amounts provided in Section 17072.10(a) of 
the Education Code.  In addition, the sum shall be added to the site acquisition and site 
development costs determined pursuant to Section 65995.5(h). 

 
1.  Per-Pupil Grant Amounts 

 
The per-pupil grant amounts identified in Section 17072.10(a) of the Education Code 
were adjusted by the SAB on January 26, 2011, pursuant to Section 17072.10(b) of 
the Education Code.  The per-pupil grant amounts specified in Section 17072.10 are 
adjusted annually by the SAB to reflect construction cost changes as set forth in the 
statewide cost index for class B construction.  Further, pursuant to SAB Regulation 
1859.71.2 and Section 17074.56 of the Education Code, the per-pupil grants have 
been increased to account for automatic fire alarm detection systems and fire 
sprinkler systems.  Table 7 shows the base per-pupil grant amounts. 

 
Table 7 

Base Per-Pupil Grant Amounts (2011$) 

School Level 
Per-Pupil Grant 

Amount 

Additional Grants 
for Auto Alarm 

and Fire Sprinkler 
System 

Base 
Per-Pupil Grant 

Amount 

Elementary School $9,112 $164 $9,276 

Middle School $9,637 $197 $9,834 

High School $12,260 $213 $12,473 
 

In addition to the base per-pupil grant amounts shown in Table 7, SAB Regulation 
1859.76 provides additional grants for general site development on new school 
construction projects.  Currently, these additional grants are calculated as (i) 6 
percent of the base per-pupil grants for elementary and middle school projects, (ii) 
3.75 percent of the base per-pupil grants for high school projects and (iii) a grant of 
$14,808 per new useable acre acquired for new school construction.  To determine 
the general site development grant for each school level, Dolinka Group first applied 
the percentages mentioned above to the base per-pupil grant amounts shown in 
Table 7.  Second, Dolinka Group applied the grant per new useable acre mentioned 
above to the student capacity of future school facilities and corresponding site size 
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requirements for the School District listed in Table 10 below to derive a grant 
amount per student (see Exhibit L for more information on the calculation of the 
additional grants for general site development).  Table 8 shows these additional 
grants as well as the total per-pupil grant amount. 

 
Table 8 

Total Per-Pupil Grant Amount (2011$) 

School Level 

Base  
Per-Pupil Grant 

Amount 

Additional Grants 
for General       

Site Development 

Total 
Per-Pupil Grant 

Amount 

Elementary School $9,276 $752 $10,028 

Middle School $9,834 $932 $10,766 

High School $12,473 $755 $13,228 
 

The understanding of the School District is that applicable law specifies the per-pupil 
grant amounts specified in Section 17072.10 are adjusted annually by the SAB to 
reflect construction cost changes as set forth in the statewide cost index for class B 
construction as provided in Section 17072.10(b) of the Education Code.  The intent 
of the School District is to use the amount permissible by law. 

 
2.  Total New School Construction Grants 

 
To determine the total new school construction grants under Section 65995.5, the 
number of Projected Unhoused Students to be generated from non-mitigated Future 
Units, as shown in Table 5, is multiplied by the total per-pupil grant amounts set 
forth in Section 17072.10(a) and (b) of the Education Code, as shown in Table 8.  
Table 9 shows the total new school construction grants of the School District 
pursuant to Section 65995.5(c)(1). 

 
Table 9 

Total New School Construction Grants for Projected  
Unhoused Students from Non-Mitigated Future Units (2011$) 

(In Accordance with Section 65995.5(c)(1) of the Government Code) 

School Level 

Projected 
Unhoused 
Students 

Total Per-Pupil 
Grant Amount 

Total New 
Construction 

Grants 

Elementary School 403 $10,028 $4,041,284 

Middle School 80 $10,766 $861,280 

High School 133 $13,228 $1,759,324 

Total 616 NA $6,661,888 
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3.  Total School Site Acquisition and Site Development Costs 
 

In addition to the total new school construction grants specified by Section 17072.10 
of the Education Code, Section 65995.5(c)(1) permits the Alternative No. 2 Fee to 
include site acquisition and site development costs determined pursuant to Section 
65995.5(h) and the applicable statutory provisions referred to therein.  What follows 
is the calculation for determining the appropriate site acquisition and site 
development costs in accordance with Section 65995.5(h). 

 
a.  Site Size Requirement 

 
To calculate the amount of site acquisition and site development costs that 
may be included in the Alternative No. 2 Fee, a school district must determine 
the student capacity of future school facilities that will be needed to 
accommodate the Projected Unhoused Students, as well as students to be 
generated from residential development anticipated to occur over the next 20 
years.  Based on the educational programs of the School District, the School 
District has determined that future elementary school facilities will be 
designed to accommodate 700 students, future middle school facilities will 
be designed to accommodate 900 students, and future high school facilities 
will be designed to accommodate 2,400 students.  Based on these 
capacities, the guidelines included in the "School Site Analysis and 
Development Handbook" published by the State Department of Education as 
that handbook read as of January 1, 1998, identify the following site sizes for 
the School District. 

 
Table 10 

Student Capacities and Site Sizes of Future School Facilities 

School Level 
Student 
Capacity 

Site Size 
(Acres) 

Elementary School 700 9.20 

Middle School 900 20.80 

High School 2,400 46.50 
 

It should be emphasized that the site sizes shown in Table 10 are based on 
site sizes recommended by the State Department of Education as of 
January 1, 1998.  Since that time, the State Department of Education has 
prepared a revised Handbook that contains site size recommendations more 
consistent with School District policy.  Please refer to Exhibit E for the site 
sizes more consistent with the revised Handbook. 
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b.  Site Acquisition and Site Development Costs Per Acre 
 

Site acquisition costs per acre are based on a property appraisal of the 
Stonegate Elementary School site performed in July 2008, as well as 
information on recent land sales within the School District.  Based on this 
information, the School District has determined that a reasonable estimate 
for site acquisition is $3,361,631 per acre at all three (3) school levels.  As 
for site development, the School District believes a reasonable estimate is 
$121,046 per acre at the elementary school level, $83,295 per acre at the 
middle school level, and $83,295 at the high school level (these numbers 
were taken from the School Facilities Needs Analysis prepared in 2010 and 
adjusted by current estimates provided by the School District).  Table 11 lists 
the total estimated site acquisition costs and site development costs of the 
School District in accordance with Section 65995.5(h). 

 
Table 11 

Site Acquisition and Site Development Costs of Future School Facilities (2011$) 

School Level 
Site Acquisition 

Cost [1] 
Site Development 

Cost [1] 
Total 

Site Cost 

Elementary School $30,927,005 $1,113,623 $32,040,628 

Middle School $69,921,925 $1,732,536 $71,654,461 

High School $156,315,842 $3,873,218 $160,189,060 
[1] The site acquisition and site development costs are equal to the per acre costs listed above 
multiplied by the number of acres, as listed in Table 10. 

 
c.  School Facilities Needed 

 
To ensure that non-mitigated Future Units are being charged an Alternative 
No. 2 Fee that is reasonably related to the school facilities that are required 
to house the Projected Unhoused Students to be generated from non-
mitigated Future Units, the School District must identify the number of future 
school facilities that will be needed to house the Projected Unhoused 
Students to be generated from non-mitigated Future Units, as well as 
students to be generated from mitigated Future Units and residential 
development anticipated to occur over the next 20 years. To calculate the 
number of school facilities that the School District will need to adequately 
house the Projected Unhoused Students, the number of Projected 
Unhoused Students for each school level, as listed in Table 5, was divided 
by the applicable student capacity, as listed in Table 10.  The number of 
school sites expected to be needed to house the Projected Unhoused 
Students generated from non-mitigated Future Units is shown in Table 12. 
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Table 12 
School Facilities Needed 

School Level 

Projected 
Unhoused Students 
from Non-Mitigated 

Future Units 
Facilities 
 Capacity 

School 
Facilities 
Needed 

Elementary School 403 700 0.576 

Middle School 80 900 0.089 

High School 133 2,400 0.055 
 
 It is important to realize that while the number of Projected Unhoused 

Students equates only to approximately 57.6 percent of an elementary 
school, 8.9 percent of a middle school, and 5.5 percent of a high school, the 
School District will need to construct at least one (1) elementary school, one 
(1) middle school, and one (1) high school in the future to accommodate (i) 
students generated from mitigated Future Units, (ii) students generated from 
non-mitigated Future Units, and (iii) students generated from future 
residential units beyond the next five (5) years. 

 
d.  Alternative No. 2 Fee Site Costs in Accordance with Section 65995.5(h) 

of the Government Code 
 

The calculation of the total school site acquisition and site development cost 
impacts under Section 65995.5(h) is a two-step process.  The first step 
involves calculating the total school site acquisition and site development 
costs related to the Projected Unhoused Students generated from non-
mitigated Future Units.  The calculation of this first step is shown in Table 
13. 

 
Table 13 

Total School Site Acquisition and Site Development  
Costs for Students from Non-Mitigated Future Units (2011$) 

School Level 

Facilities Needed for 
Students Generated 
from Non-Mitigated 

Future Units Site Cost 
Total           

Site Costs [1] 

Elementary School 0.576 $32,040,628 $18,455,402 

Middle School 0.089 $71,654,461 $6,377,247 

High School 0.055 $160,189,060 $8,810,398 
[1] Numbers may not sum due to rounding.

 
Only a portion of the total site costs may be included in the calculation of the 
Alternative No. 2 Fee.  Accordingly, the total school site acquisition and site 
development costs under Section 65995.5(h) must be reduced by half to 
arrive at the Alternative Fee No. 2 Site Costs.  The calculation of this step is 
shown in Table 14. 
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Table 14 
Alternative No. 2 Fee Site Costs (2011$) 

(In Accordance with Section 65995.5(h) of the Government Code) 

School Level 
Total Site 

Costs  Multiplier 

Alternative 
No. 2 Fee    
Site Cost 

Elementary School $18,455,402 50.00% $9,227,701 

Middle School $6,377,247 50.00% $3,188,624 

High School $8,810,398 50.00% $4,405,199 
 

4.  Alternative No. 2 Fee School Facility Costs 
 

As stated previously, the initial step in calculating the maximum Alternative No. 2 
Fee is to identify (i) the total new school construction grant, and (ii) the site 
acquisition and development costs pursuant to Section 65995.5(h).  The sum of 
these amounts, which is the Alternative No. 2 Fee School Facility Costs, is the 
maximum amount of school facility costs that may be included in the Alternative No. 
2 Fee before any local fund credits are applied.  For the School District, the total 
new school construction grant is $6,661,888 and the total site acquisition and site 
development cost pursuant to Section 65995.5(h) is $16,821,524.  These costs and 
the Alternative No. 2 Fee School Facility Costs are shown by school level in Table 
15. 

 
Table 15 

Alternative No.2 Fee School Facility Costs (2011$) 
(In Accordance with Section 65995.5(c)(1) of the Government Code) 

School Level 

Total New 
Construction 

Grants 
Alternative No. 2 
Fee Site Costs 

Alternative No. 2 
Fee School 

Facility Costs 

Elementary School $4,041,284 $9,227,701 $13,268,985 

Middle School $861,280 $3,188,624 $4,049,904 

High School $1,759,324 $4,405,199 $6,164,523 

Total $6,661,888 $16,821,524 $23,483,412 
 
B.  Credit for Local Funds 
 

The second step in calculating the maximum Alternative No. 2 Fee is to subtract the amount 
of local sources, including Local Funds, if any, the School District has decided to dedicate to 
school facilities necessitated by the construction of non-mitigated Future Units from the 
Alternative No. 2 Fee School Facility Costs in order to calculate the Net Alternative No. 2 
Fee School Facility Costs.  As stated in Section IV of the Analysis, the School District has 
determined that no credit is available to accommodate Projected Unhoused Students 
generated from Future Units (see Exhibit K for more detail on local sources, including Local 
Funds). 
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Table 16 
Net Alternative No.2 Fee School Facility Costs (2011$) 

(In Accordance with Section 65995.5(c)(2) of the Government Code) 

Item Amounts 

Alternative No. 2 Fee School Facility Costs $23,483,412 

Credit for Existing Surplus Local Funds $0 

Net Alternative No. 2 Fee School Facility Costs $23,483,412 
 
C.  Alternative No. 2 Fee Calculation 
 

The final step in calculating the maximum Alternative No. 2 Fee is to divide the Net 
Alternative No. 2 Fee School Facility Costs by the total square footage of assessable space 
for non-mitigated Future Units. 
 
1.  Average Square Footage per Unit  

 
 In order to project the total square footage of assessable space of the non-mitigated 

Future Units, the Analysis must estimate the average square footage of Future SFD 
Units, Future SFA Units, and Future MF Units to be constructed in the School 
District. Based on information provided by developers of such units within the 
School District, Dolinka Group estimates that the average Future SFD Unit will 
contain 2,839 assessable square feet, the average Future SFA Unit will contain 
2,073 assessable square feet, and the average MF unit will contain 1,158 
assessable square feet (see Exhibit G).      
 

2.  Total Square Footage of Assessable Space 
 

To calculate the total square footage of assessable space for non-mitigated Future 
Units, the average square footage of Future SFD Units and Future SFA Units listed 
above was multiplied by the number of non-mitigated Future Units listed in Table .  
The results of this operation are shown in Table 17. 

 
Table 17 

Estimated Total Residential Square Footage 

Land Use 
Non-Mitigated 
Future Units 

Average 
Square Footage 

Total  
Square Footage 

Single Family Detached 445 2,839 1,263,355 

Single Family Attached 707 2,073 1,465,611 

Multifamily 1,344 1,158 1,556,352 

Total 2,496 NA 4,285,318 
 
It should be noted that the total assessable square footage calculated in Table 17 
includes that of units which may be constructed as a result of Reconstruction.  For 
more information on Reconstruction, please see Exhibit H. 
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3.  Calculation of Alternative No. 2 Fee 
 

To calculate the Alternative No. 2 Fee, which may be established by the School 
District only during periods when the State does have new construction funding 
available, the Net Alternative No. 2 Fee School Facility Costs, as listed in Table 16, 
were divided by the total square footage of assessable space of the non-mitigated 
Future Units, as listed in Table 17. Table 18 provides the Alternative No. 2 Fee that 
can be adopted by the School District. 

 
Table 18 

Alternative No. 2 Fee (2011$) 

Item 
Amount/Square 

Footage 

Net Alternative No. 2 Fee School Facility Costs $23,483,412 

Estimated Square Footage 4,285,318 

Alternative No. 2 Fee $5.48 
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VI. Alternative No. 3 Fee 
 
 
The Alternative No. 2 Fee, which is the maximum Alternative Fee that may be imposed during 
periods when State funds for new construction are available, was calculated in Section V in 
accordance with Section 65995.5.  During periods when the SAB is no longer approving 
apportionments for new construction due to a lack of funds available, the Alternative No. 3 Fee may 
be imposed by a school district, subject to the suspension of Alternative No. 3 Fees as set forth in 
Section 65995.7(a)(2).  Additionally, in accordance with Section 1859.81 of the SAB regulations, a 
school district requesting financial hardship assistance funding is required to impose the maximum 
developer fee justified by law (the Alternative No. 2 Fee, or the Alternative No. 3 Fee when the 
State declares that such fees can be imposed), or an alternative source greater than or equal to the 
amount of such fees.   Similar to the methodology of the calculations performed in Section V, this 
Section VI provides a calculation of the Alternative No. 3 Fee in accordance with Section 65995.7. 
 
A.  Alternative No. 3 Fee School Facility Costs 
 

Pursuant to Section 65995.7, the Alternative No. 3 Fee School Facility Cost, which is the 
maximum amount of school facility costs that may be included in the Alternative No. 3 Fee, 
is calculated by increasing the Net Alternative No. 2 Fee School Facility Costs by an 
amount not to exceed the Alternative No. 2 Fee School Facility Costs.  As required by 
Section 65995.7, this amount has been reduced by the amount of local funds ($0 in the 
case of the School District) identified pursuant to Section 65995.5(c)(2).  Accordingly, Table 
19 shows the Net Alternative No. 2 Fee School Facility Costs previously shown in Table 16, 
and adds to that amount the Alternative No. 2 Fee School Facility Costs previously shown in 
Table 15.  The result, shown in Table 19, is the Alternative No. 3 Fee School Facility Costs. 

 
Table 19 

Alternative No. 3 Fee School Facility Costs (2011$) 
(In Accordance with Section 65995.7 of the Government Code) 

Item Amounts 

Net Alternative No. 2 Fee School Facility Costs $23,483,412 

Alternative No. 2 Fee School Facility Costs $23,483,412 

Alternative No. 3 Fee School Facility Costs $46,966,824 
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B.  Alternative No. 3 Fee Calculation 
 

To calculate the Alternative No. 3 Fee, the Alternative No. 3 Fee School Facility Costs were 
divided by the total square footage of assessable space of the non-mitigated Future Units 
listed in Table 17.  This calculation is required by Section 65995.5(c)(3) and outlined in 
Section V.C. of the Analysis.  Table 20 provides the Alternative No. 3 Fee that can be levied 
by the School District on new residential development where permitted by applicable law. 

 
Table 20 

Alternative No. 3 Fee (2011$) 

Item 
Amount/Squa

re Footage 

Alternative No. 3 School Facility Costs $46,966,824 

Total Residential Square Footage 4,285,318 

Alternative No. 3 Fee $10.96 
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VII. Section 66000 of the Government Code 

 
 
Sections 66000, et seq. were enacted by the State in 1987.  These provisions are assumed to be 
applicable to the Alternative Fees.  Sections 66000, et seq. require that all public agencies satisfy 
the following requirements when establishing, increasing or imposing a fee, such as the herein 
described Alternative Fees, as a condition of approval for a development project. 
 
1. Determine the purpose of the fee. 
 
2. Identify the facilities to which the fee will be put. 
 
3. Determine that there is a reasonable relationship between the need for public facilities and 

the type of development on which a fee is imposed. 
 
4. Determine that there is a reasonable relationship between the amount of the fee and the 

public facility or portion of the public facility attributable to the development on which the fee 
is imposed. 

 
5. Provide an annual accounting of any portion of the fee remaining unexpended or 

uncommitted in the School District's accounts. 
 
New residential development in the School District, as shown in the Analysis, will generate 
additional students who will require the School District to provide additional school facilities.  The 
amount to be included in the Alternative Fees is specified by statute.  The Alternative No. 2 Fee of 
$5.48 per square foot and the Alternative No. 3 Fee of $10.96 per square foot are justified in the 
Analysis.  The estimated average school facilities cost impacts on the School District per square 
foot of residential development as estimated in Exhibit E is $13.94. As the actual school facilities 
cost impacts per square foot of residential construction is greater than the Alternative Fees, it is 
reasonable for the School District to determine that the Alternative No. 2 Fee of $5.48 per square 
foot and the Alternative No. 3 Fee of $10.96 per square foot are roughly proportional and 
reasonably related to the actual impacts caused by residential development on the School District. 
 
This Analysis and the information included in Exhibit E therefore establish that the Alternative Fees 
meet the requirements of Sections 66000 et seq. and such a determination by the School District as 
part of adopting the Alternative Fees is justified and appropriate.  Further, as determined in Exhibit 
J, which reviewed the potential impact of Reconstruction, it has been determined that the impact of 
such units is greater than the Alternative Fees identified herein.  The School District, therefore, is 
justified in levying Alternative Fees on all new development, including Reconstruction. 
 
By way of summary, the Alternative Fees will be used to fund (i) new school facilities, (ii) expansion 
of existing school facilities, and (iii) other upgrades to existing school facilities, but only to the extent 
that such items are needed to accommodate the Projected Unhoused Students generated from 
Future Units and to the extent that the use of the Alternative Fees on such items is permitted by 
applicable law.   
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Updated SAB Form 50-03 





 

 
 
 
 
 

Exhibit D 
 

Eligibility Determination from the SAB 
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Exhibit E 
 

Summary of School Facility Planning Policies and Estimates of 
Actual School Facility Costs 



School Level
Elementary School [1] $34,288,636 $25,565,423 $59,854,059
Middle School [2] $74,628,208 $34,209,320 $108,837,528
High School [3] $156,315,842 $125,000,000 $281,315,842

School Level
Elementary School $59,854,059 700 $85,506
Middle School $108,837,528 900 $120,931
High School $281,315,842 2,400 $117,215

School Level
Elementary School $85,506 0.1615 $13,806
Middle School $120,931 0.0321 $3,876
High School $117,215 0.0533 $6,246

$23,928
1,717

$13.94
[1] See Table 17 of the Analysis.

Irvine Unified School District
School Facility Cost Impacts Per Residential Square Foot
February 2011

School Facility Costs

Costs Per Student

Site Acquisition
Cost

y
Construction

Cost Total Cost

Total Cost Students Housed Cost Per Student

[1] Site acquisition cost based on the appraised value of Stonegate Elementary School as of July 2008 and 
reduced based on recent land sales information; facilities construction cost provided by the School District 
for Stonegate Elementary School.
[2] Site acquisition cost based on the appraised value of Stonegate Elementary School as of July 2008 and 
reduced based on recent land sales information; facilities construction cost provided by the School District 
for Planning Area 40 Middle School.

Cost Per       
Student

Weighted Average 
Student 

Generation Rate Cost Per Unit

[3] Site acquisition cost based on the appraised value of Stonegate Elementary School as of July 2008 and 
reduced based on recent land sales information; facilities construction cost provided by the School District 
for the School District's fifth high school.

School Facility Cost Impacts Per Residential Unit

Total School Facility Cost Impact
Average Square Footage[1]

School Facility Cost Impact Per Square Foot

Page 1 of 1



 

  
 
 
 
 

Exhibit F 
 

Bonding Capacity Calculation



Value
  (1) Total gross assessed value of Irvine Unified School District in 

fiscal year 2010/2011 [1] $34,873,409,942
(2) Enter applicable percentage bond debt limit

Section 15102 (School District) 1.25%                                      
Section 15108 (Unified School District) 2.5% 2.50%

  (3) Bonding capacity $871,835,249
(4) Senate Bill 50 local bonding capacity threshold 15% of 

District's local bonding capacity $130,775,287
(5) Senate Bill 50 local bonding capacity threshold 30% of 

District's local bonding capacity $261,550,575
[1] Source: Orange County Office of the Auditor-Controller

Irvine Unified School District
Bonding Capacity Calculation

Description
Fiscal Year 2010/2011



 

 
 
 
 
 

Exhibit G 
 

Correspondence with the Cities 











 

 
 
 
 
 

Exhibit H 
 

Facilities Cost Impacts of Reconstruction 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Reconstruction is the act of replacing existing structures with new construction, which may have an 
alternative land use (i.e. commercial/industrial versus residential).  This section examines the 
facilities cost impacts of two specific types of Reconstruction: (i) Residential Reconstruction and (ii) 
Reconstruction of Commercial/Industrial Construction into Residential Construction. 
 
A. Residential Reconstruction 
 

In order to estimate the potential number of residential units that could be demolished in 
order to be replaced by new residential development, Dolinka Group utilized the data 
provided by the California Department of Finance ("DOF") for the City of Irvine ("City").   
However, it was difficult to determine the potential number of residential units that could be 
demolished to provide for new residential development within the portion of the City served 
by the School District. Therefore, Dolinka Group calculated the level of Residential 
Reconstruction that would be required to cause the School District to not be able to justify 
the maximum Alternative No. 2 Fee, currently $5.48 per residential square foot.  This 
involved calculating the level of Residential Reconstruction that would cause the school 
facilities cost impacts per residential square foot shown in Table 18 to be less than $5.48. 
 
Based on actual cost impacts calculated in Exhibit E, Dolinka Group determined that 
Residential Reconstruction of 378 SFD units, 371 SFA units, and 353 MF units are required 
to cause the school facilities cost impacts per residential square foot in Table 18 to be less 
than $5.48.  This level of development would cause the Alternative No. 2 School Fee to drop 
from $5.48 to $5.47. 

 
Based on historical demolition rates for the City, as provided by the DOF, Residential 
Reconstruction within the School District is not projected to reach the threshold amounts 
mentioned above.  From 2006 to 2010, there was no reported demolition of residential units 
within the City of Irvine.  Due to the fact that the figures shown in Table H-1 are greater than 
the number of Residential Reconstruction experienced by the City of the past five (5) years, it 
is assumed that Residential Reconstruction will not surpass the figures presented in Table H-
1.   
 
It should be noted that the actual cost impact produced by students generated from all Future 
Units, without consideration of those who have been displaced by Residential 
Reconstruction, is $13.94 per square foot (see Exhibit E). Therefore, the School District is 
justified in levying the maximum Alternative No. 2 School Fee of $5.48 per residential square 
foot and the Alternative No. 3 Fee of $10.96 per residential square foot on all new future 
residential development within its boundaries over the next five (5) years, including 
Residential Reconstruction which may occur over the next five (5) years. 

 
B. Reconstruction of Commercial/Industrial Construction into Residential Construction 
 

The voluntary demolition of existing commercial/industrial buildings and replacement of 
them with new residential development is a different category of Reconstruction.  Dolinka 
Group is aware that such types of Reconstruction may occur within the School District over 
the next five (5) years, however, Dolinka Group was unable to find information (i) about the 
amount planned within the School District over the next five (5) years or (ii) historical levels, 
which might indicate the amount to be expected in the future.  Due to the lack of information, 
the School District has decided to evaluate the impacts of Commercial/Industrial 
Reconstruction projects on a case-by-case basis and will make a determination of whether a 
fee credit is justified based on the nature of the project.  

 



 

The fee credit determination will be based upon a comparison of the impacts of the planned 
residential project and the existing land use category (i.e. retail and services, office, 
research and development, industrial/warehouse/manufacturing, hospital, or hotel/motel).   
The actual impacts of the planned residential project (taken from Exhibit E) will be reduced 
by the impact of the existing commercial/industrial category (derived from calculations 
contained in the current Commercial/Industrial Development School Fee Justification Study 
adopted by the School District). Any reduction to the Alternative No. 2 Fee would only occur 
if the reduced amount falls below the Alternative No. 2 Fee.  In such a case, the School 
District would levy the reduced amount per square foot of new residential construction for 
the subject Reconstruction project. 

 
 
 
 
 
 
 
 
 
 
 
 
 



 

 
 
 
 
 

Exhibit I 
 

Updated School Facilities Capacity Calculation 



Elementary Middle High
Item School School School

NA SAB Form 50-02 12,906 3,456 8,613
NA Non-Severe/Severe Capacity 266 76 152
NA Relocatables Added 0 27 0
NA Relocatables Added - 2009 150 0 0
50/73650-00-005 Vista Verde School (Turtle Ridge Elementary) 260 108 0
50/73650-00-006 Alderwood Basics Plus (Quail Hill Elementary) 0 258 273
50/73650-00-007 Woodbury Elementary (El Camino Real Elementary) 414 0 0
50/73650-00-008 Creekside Education Center 0 0 702
50/73650-00-009 University High 0 0 324
50/73650-00-011 PA 40 Middle 0 783 0
50/73650-00-012 Stonegate Elementary 725 0 0
50/73650-00-013 Vista Verde School (Turtle Ridge Elementary) 46 0 0
50/73650-00-014 Stonecreek Elementary 8 0 0

Total Capacity N/A 14,775 4,708 10,064

Irvine Unified School District
School Facilities Capacity Calculation

Application



 

 
 
 
 
 

Exhibit J 
 

Surplus Site Determination 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

Section 65995.6(b)(1) requires the School District to identify and consider any surplus property 
owned by the School District that may be used as a school site or that is available for sale to 
finance school facilities. The School District has identified five (5) sites that may fall into this 
category. 
 
 
1. School District Owned Sites 
 
 The School District has two (2) existing sites that could be identified as surplus property.  

These are the former El Camino Elementary School site at 4782 Karen Ann Lane and the 
former Westwood Basics Plus Elementary School site at 1 Liberty.  These sites may be 
considered surplus due to the opening of their new campuses.  Both facilities will be used to 
temporarily house students due to either modernization of other campuses or overflow 
enrollment from neighboring schools.  At this time, the School District has no plans to sell 
either of these sites.  Any proceeds, however, that may be generated in the future from 
these sites either through sale or lease will be used to fund improvements to existing 
schools.  

 
 Additionally, the School District owns 11.5 acres of vacant property that is on the same 

parcel as Creekside High School at the intersection of Harvard and Barranca.  The School 
District is in the process of determining the future use for this site, but at this time has no 
plans to construct a school facility on the property to accommodate students from Future 
Units.  Further, due to the conveyance of the property from the U.S. Department of 
Education, the School District cannot sell the site and use the proceeds to finance the 
construction of facilities. 

 
2.   Sites Approved to be Sold 
 
 The Governing Board of the School District has approved the sale of two (2) school sites.  

These are the former Alderwood Basics Plus Elementary School site at 2 Alderwood and 
the former Vista Verde School site at 5144 Michelson Drive.  These two (2) sites are 
currently in escrow.  The revenue generated from the sale of these sites will be used to fund 
improvements to existing schools.   

   
Therefore, the School District has determined that its surplus sites are not available to offset the 
impacts of the Projected Unhoused Students generated from non-mitigated Future Units.   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 
 
 
 
 
 
 
 
 

Exhibit K 
 

Identification and Consideration of Local Funding Sources per 
Section 65995.5(c)(2) and Section 65995.6(b)(3)



 

Section 65995.6(b)(3) requires the School District to identify and consider any local sources other 
than fees, charges, dedications, or other requirements that can be used to offset the cost impacts of 
Future Units.  Additionally, Section 65995.5(c)(2) requires the School District to subtract the amount 
of Local Funds, which includes commercial/industrial school fees, that the governing board has 
dedicated to facilities necessitated by Future Units. What follows is a summary of potential local 
sources, including Local Funds that were evaluated for reducing such impact. 
 
1.  Certificates of Participation 
 
 Certificates of Participation ("COPs") are a means of financing facilities through a lease, as  

opposed to a new revenue source.  All lease payments associated with a COPs issuance 
must be paid by the issuing school district through its existing sources of revenue.  The 
lease payments are typically secured by the School District's general fund. 
 
The School District has not issued any COPs to date. 
 

2.  General Obligation Bonds 
 

GO bonds are tax-exempt bonds secured by the "full faith and credit," i.e., unlimited taxing 
power, of the issuing school district.  A bond generally requires 2/3 approval of voters; 
however, a Proposition 39 GO bond is approved by 55 percent of the votes.  In return for a 
lower voter approval threshold, the School District (i) has limitations on the type of 
expenditures, (ii) must provide additional data to the electorate, and (iii) upon approval, the 
expenditures are monitored by a Citizens Oversight Committee.  Voter approval grants the 
School District the right to levy an additional ad valorem tax on all taxable property within its 
jurisdiction in order to pay debt service on the GO bonds. 
 
The School District has not authorized any GO Bonds to date. 

 
3.  Redevelopment Pass-Throughs  
 

California redevelopment law allows school districts to share in tax increment income via 
pass-through agreements with local redevelopment agencies. However, school districts 
cannot unilaterally establish redevelopment project areas and the revenues school districts 
may obtain from redevelopment pass-throughs are generally limited. 
 
The School District currently has pass-through agreements with the Cities of Irvine and 
Tustin.  Over the last five (5) years, the School District has collected approximately 
$4,427,282 in redevelopment revenue from these pass through agreements.  A similar 
amount of redevelopment revenue can be expected to be received over the next five (5) 
years.  At this time, $4,427,282 is considered to be available as potential funding for school 
facilities to house students generated from future units. 
 

4.  Community Facilities Districts 
 

The Mello-Roos Community Facilities Act provides an alternative method for public 
agencies to fund facilities with useful lives of five (5) years or more.  The Community 
Facilities District ("CFD") is a financing entity through which a local government is 
authorized to levy special taxes to pay debt service on issued bonds or to pay for the direct 
construction of facilities.  A two-thirds vote of the qualified voters is required to form the 
CFD. 
 



 

The School District’s CFDs were formed on specific residential development projects as an 
alternative to paying developer fees.  Accordingly, none of the special tax or bond proceeds 
from these CFDs will be available to offset the cost impacts of any residential units constructed 
outside the boundaries of the CFDs.  Similarly, the School District will not be permitted to collect 
additional statutory school fees, mitigation payments or Alternative Fees from the units located 
within these CFDs, nor were the units from these CFDs considered in calculating the Alternative 
No. 2 and Alternative No. 3 Fees. 

 
5. School Fees 
 

Sections 17620 et seq. of the Education Code gives school districts the authority to collect 
statutory school fees ("School Fees") from commercial and industrial development if a 
justification study is prepared and certain nexus findings are made.  Section 65995.5(c)(2) 
requires the School District to identify and consider Local Funds, which includes 
commercial/industrial School Fees, and to subtract such funds from the total impact created by 
Future Units, if such Local Funds are available.   

 
The School District currently collects such fees in the amount of $0.47 per square foot.  In the 
previous five (5) years, the School District collected approximately $895,411 in School Fees 
from commercial/industrial development.  A similar amount of commercial/industrial School 
Fees can be expected to be received over the following five (5) years. This potential funding will 
be discussed further below. 

 
6. Identification of Existing Surplus Local Funds 
 

Over the next five (5) years, the School District will also need to construct school facilities to 
house students to be generated from Future Units.  Using per-student costs calculated in 
Exhibit E, providing adequate school facilities to the 616 Projected Unhoused Students 
identified in Section III.C will have a cost of $59,722,993.  Table K-1 shows a summary of the 
school facilities needs of the School District. 

 
Table K-1 

Identification of School Facilities Needs 

Item Amount 

Future Unhoused Student Impact $59,722,993 

Total $59,722,993 
     
As stated above, the School District has identified the following local funds: (i) a potential for 
$4,427,282 in funding from redevelopment pass-through agreements and (ii) potential 
commercial/industrial school fees in the amount of $895,411.  In addition, the School District 
also plans to pursue State funding for the construction of school facilities to adequately 
house students generated from existing residential development and Future Units.  Based 
on the current per-pupil grant amounts established by the State and the School District's 
site costs, the 616 Projected Unhoused Students would generate $23,483,412 in State 
funding.  Additionally, based on Table 15 of the Analysis, the School District can expect to 
receive $23,483,412 from Alternative No. 2 Fees on new residential development.  Table K-2 
summarizes potential funding sources to fund the school facilities needs identified in Table K-1. 

 



 

Table K-2 
Identification of Local Funds 

Item Amount 

Projected Redevelopment Revenues $4,427,282 

Projected Commercial/Industrial School Fees $895,411 

State Funding for Projected Unhoused Students $23,483,412 

Projected Alternative No. 2 Fees $23,483,412 

Total $52,289,517 
 

As shown below in Table K-3, when considering the current and future school needs of the 
School District, there is currently a $7,433,476 funding shortfall.  Therefore, the School 
District does not have surplus funds available to offset the cost impact of Future Units. 

 
Table K-3 

Identification of Funding Shortfall 

Item Amount 

School Facilities Needs $59,722,993 

Local Funding Sources ($52,289,517) 

Remaining Funding Shortfall $7,433,476 



 

 
 
 
 
 

Exhibit L 
 

Calculation of Additional Grants for General Site Development 



School Level Percent 
Elementary School $9,276 6.00% $557
Middle School $9,834 6.00% $590
High School $12,473 3.75% $468

Grant
School Level Per School Facility
Elementary School $14,808 9.2 $136,234
Middle School $14,808 20.8 $308,006
High School $14,808 46.5 $688,572

2b. Calculation of Grant Amount Per Student at Each School Level

School Level
Elementary School $136,234 700 $195
Middle School $308,006 900 $342
High School $688,572 2,400 $287

School Level
Elementary School $557 $195 $752
Middle School $590 $342 $932
High School $468 $287 $755

[1] Includes Automatic Fire Detection/Sprinkler Grant.

General Site Development Grant Per Student Calculation
Irvine Unified School District

1. Calculation of Additional Grant Amount as a Percentage
     of Base Per-Pupil Grant at Each School Level

Base Per-Pupil
Grant[1] Additional Grant

3. Determination of Total Grant Per Student for General Site Development
     at Each School Level

Additional Grant 
as a Percentage 

of Base Per-Pupil 
Grant

Grant Per 
Student

Total Grant for 
General Site 
Development

2a. Calculation of Total Grant Amount for a New School Facility
     at Each School Level

Grant Per New 
Usable Acre Site Size

Grant Per School 
Facility Facility Capacity Grant Per Student




