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EXECUTIVE SUMMARY 
 
 
This School Facilities Needs Analysis ("Analysis") has been prepared in accordance with 
applicable laws to provide the factual basis for the Irvine Unified School District ("School 
District") to consider and, if desired, adopt alternative school facility fees ("Alternative 
Fees") that may be collected from residential development in the School District consistent 
with Section 17620 of the Education Code and Sections 65995.5, 65995.6, and 65995.7 of the 
Government Code (future code section references are to the Government Code unless 
otherwise specified). The Analysis provides factual information as to the following three (3) 
elements:  
 

(i) Determination by the State Allocation Board ("SAB") of eligibility to receive 
funds from the State of California ("State") for new school facility 
construction; 
 

(ii) Designation by the School District of satisfying at least two (2) of the four (4) 
statutory school requirements ("Statutory Requirements") set forth in Section 
65995.5(b)(3); and 

 
(iii)  Calculation of the amount of the permissible Alternative Fees authorized by 

Section 65995.5 ("Alternative No. 2 Fee") and by Section 65995.7 ("Alternative 
No. 3 Fee"). 

 
A.  Eligibility for New Construction Funding from the State 
 

The School District has taken action electing to participate in the School Facilities 
Program ("SFP") established by Section 17070.10 of the Education Code and 
authorized a designated representative to (i) approve, certify, and submit the SAB 
Forms 50-01, 50-02, and 50-03 to the SAB and (ii) request an eligibility determination 
("Eligibility Determination") for new construction funding as required by the SFP.  
 
As shown in Exhibits A, B, C, and D, the School District is eligible to receive new 
construction funding under the SFP. 

 
B.  Compliance with Statutory Requirements 

 
A review of the records of the School District was accomplished to ascertain if the 
School District satisfies at least two (2) of the Statutory Requirements. Table ES-1 
summarizes the Statutory Requirements and identifies those satisfied by the School 
District as of the date hereof. 
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Table ES-1 
Summary of Statutory Requirements 

Statutory Requirements Status 
Substantial enrollment as defined in Section 65995.5(b)(3)(A) of its 
students on a multi-track year-round calendar Not Met 

Placed at least one (1) general obligation ("GO") bond measure on 
the ballot in the last four (4) years, and the measure received at 
least 50 percent plus one (1) of the votes cast 

Met 

Issued debt or incurred obligations for capital outlay in an amount 
equivalent to the percentage of its bonding capacity specified in 
Section 65995.5(b)(3)(C) 

Met 

At least 20 percent of the teaching stations are relocatable 
classrooms Not Met 

 
C.  Calculation of Alternative No. 2 Fee and Alternative No. 3 Fee 
 

The facts set forth herein justify on a roughly proportional and a reasonably related 
basis that the following amounts meet the requirements of Sections 66000 et seq., as 
well as other applicable legal requirements, including but not limited to Sections 
65995.5, 65995.6 and 65995.7. The Alternative No. 2 Fee and Alternative No. 3 Fee for 
the School District are listed in Table ES-2. 

 
Table ES-2 

Alternative Fees (2017$) 

Fee 
Amount per 
Square Foot 

Alternative No. 2 Fee $4.72 

Alternative No. 3 Fee $9.44 
 

Attached as Exhibit E is (i) a summary of the school facility planning policies of the 
School District and (ii) an estimate of the school facilities cost impacts per square 
foot of residential construction. As can be seen from comparing Exhibit E to the 
recommended Alternative No. 2 Fee and the Alternative No. 3 Fee in Table ES-2, the 
Alternative Fees are less than the comparable amounts set forth in Exhibit E and are 
not sufficient to cover all of the actual school facilities cost impacts caused by new 
residential development on the School District. Therefore, the Alternative No. 2 Fees 
and the Alternative No. 3 Fees are reasonably related and roughly proportional to 
the cost of school facilities for the future development identified in the Analysis in 
accordance with applicable laws. 
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D.  Imposition of Alternative No. 2 Fee and Alternative No. 3 Fee 
 
Prior to the adoption of the Analysis, the public is given a 30-day period to review 
and comment on the Analysis, and any written comments received by the 
Governing Board of the School District must be responded to. The Governing Board 
is also required to hold a public hearing prior to its consideration of the Analysis.  
 
Should the Governing Board of the School District approve the resolution that 
adopts the Analysis and the accompanying Alternative No. 2 Fee and Alternative 
No. 3 Fee, those amounts would be effective immediately for a period not to exceed 
12 months. By approving the Analysis and the accompanying Alternative Fees, the 
Governing Board is authorizing the imposition of the Alternative No. 2 Fee for those 
periods when the State has new construction bond funds available and the 
Alternative No. 3 Fee for those periods when the SAB is no longer approving 
apportionments for new construction due to a lack of funds available and the 
conditions in Section 65995.7 have been met. 
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I. GENERAL 
 
 
Upon adoption of Alternative Fees by a school district, such Alternative Fees may be 
required in accordance with applicable law. It is anticipated that such adoption will specify 
that Alternative No. 2 Fees will be required as provided in Section 65995.5(a) if the SAB is 
approving apportionments for new construction funding, and Alternative No. 3 Fees will 
be required as provided in Section 65995.7(a), if the SAB is not approving apportionments 
for new construction funding. 
 
The Analysis is divided into seven (7) main sections.  
 
• Section I is the introductory section that generally describes the methodology used in 

preparing the Analysis. 
 
• Section II describes the Eligibility Determination that has been obtained from the SAB, 

as well as documents which of the four (4) Statutory Requirements the School District 
presently satisfies.  

 
• Section III projects the unhoused students to be generated by residential development 

anticipated to occur in the School District over the next five (5) years ("Future Units") in 
accordance with Section 65995.6(a).  

 
• Section IV identifies any surplus school sites or existing surplus local funds that the 

School District might elect in whole or part to use to reduce the impact of the Future 
Units on the School District.  

 
• Section V of the Analysis sets forth the recommended amount of the Alternative No. 2 

Fee.  
 
• Section VI of the Analysis sets forth the recommended amount of the Alternative No. 3 

Fee. 
 
• Finally, Section VII documents facts whereby the School District may make 

determinations regarding compliance of the Alternative Fees with Sections 66000 et seq.  
 
Eligibility to Collect Alternative Fees 
 
  Eligibility to Receive State Funds 
 

A school district must have been determined by the SAB to be eligible for new 
construction funding under the SFP pursuant to Section 65995.5(b)(1). 
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Statutory Requirements 
 

A school district must satisfy at least two (2) of the four (4) Statutory Requirements 
in order to adopt and impose Alternative Fees. The Statutory Requirements are 
summarized as follows: 

 
1.  A school district has a substantial enrollment, as defined in Section 

65995.5(b)(3)(A) ("Substantial Enrollment") of its students on a multi-track 
year-round calendar; 

 
2.  A school district has placed at least one (1) GO bond measure on the ballot in 

the last four (4) years, and the measure received at least 50 percent plus one 
(1) of the votes cast; 

 
3.  A school district has issued debt or incurred obligations for capital outlay in 

an amount equivalent to a certain percentage of its bonding capacity; and/or 
 
4. At least 20 percent of the teaching stations within a school district are 

relocatable classrooms. 
 
Projected Unhoused Students from Future Residential Development  
 
  Total Projected Student Enrollment  
 

In determining the amount of any proposed Alternative Fees, a school district must 
project in accordance with Section 65995.6 the total number of students to be 
generated by Future Units ("Projected Student Enrollment"). This projection is 
performed by applying the student generation rates for residential development 
over the previous five (5) years of a type similar to that of the Future Units either in 
the school district or in the city or the county in which the school district is located. 
The projection may be modified by relevant planning agency information. 

 
Excess Capacity 

 
A school district must identify and consider the number of excess seats, if any, 
which are available at each school level (i.e., elementary school, middle school, and 
high school). If surplus seats exist at one (1) or more school levels, the school district 
must determine what portion of the excess seats, if any, should be made available to 
accommodate the Projected Student Enrollment. The determination may include 
such considerations as matriculation of existing students, advance funding from 
mitigated future residential units, long term needs of the school district, as well as 
other relevant factors. Excess seats shall be determined by comparing capacity as 
calculated pursuant to Section 17071.25 of the Education Code to student 
enrollment. 
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Projected Unhoused Students 
 

Lastly, a school district must reduce the Projected Student Enrollment by the excess 
capacity, if any, that is identified and allocated by the school district to the Future 
Units to calculate the number of projected unhoused students ("Projected Unhoused 
Students"). 

 
Surplus Property and Existing Surplus Local Funds 
 
  Surplus Property 
 

A school district must identify and make a reasonable allocation of surplus 
property, if any, which could be (i) used as a school site and/or (ii) sold to finance 
additional school facilities needed to accommodate the Projected Unhoused 
Students. 

 
Existing Surplus Local Funds 

 
A school district must identify and make a reasonable allocation of existing surplus 
local sources, including local funds, which includes commercial/industrial school 
fees ("Local Funds"), if any, that could be available to finance the construction of 
school facilities needed to accommodate the Projected Unhoused Students as 
referred to in Section 65995.5(c)(2) and 65995.6(b)(3). 

 
Alternative No. 2 Fee 
  

Student Capacity and Site Size of Future School Facilities 
 

A school district must determine the appropriate number of students to be housed 
at each school level. Pursuant to Section 65995.5(h), after this determination has 
been made, the school district must calculate the appropriate site size for each 
school level based on the "School Site Analysis and Development Handbook" 
published by the State Department of Education as that handbook read as of 
January 1, 1998. 

 
Site Acquisition and Site Development Costs 

 
A school district must establish a factual basis for the estimated cost of acquiring 
property(s) for a school site(s) or the appraised value of a proposed school site(s). 
Additionally, the school district must establish an estimate of the permissible cost of 
developing such site(s). The site development cost includes utilities, off-site, and 
service site development costs. 
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Total School Facility Costs per Student and Total School Facility Costs 
 

A school district must estimate the total school facility costs per student based on 
the site acquisition and the site development costs mentioned above, as well as the 
amounts specified in Section 65995.5, which may or may not be adequate to fund the 
necessary school facilities. Thereafter, the total school facility costs must be 
calculated. This calculation involves multiplying the number of Projected Unhoused 
Students by the school facility costs per student set forth in Section 65995.5 and 
subtracting any available local sources, including Local Funds, identified by the 
school district and dedicated to such portion of future development in the school 
district. 

 
Residential Square Footage to be Constructed during the Next Five (5) Years 

 
Based on information from the county, the city(s) or one (1) or more independent 
third party market reports, a school district must estimate the total assessable square 
footage of the Future Units. 

 
Alternative No. 2 Fee 

 
A school district must calculate the Alternative No. 2 Fee by dividing the total 
school facility costs by the total assessable square footage of the Future Units in 
accordance with Section 65995.5(c). 

 
Alternative No. 3 Fee 
 

Alternative No. 3 Fee 
 

The Alternative No. 3 Fee is determined by increasing the Alternative No. 2 Fee by 
an amount that may not exceed the amount calculated pursuant to Section 
65995.5(c), provided that the calculation of such amount excludes reductions for 
available local sources, including Local Funds, identified and dedicated in 
accordance with Section 65995.7(a). 
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II. ELIGIBILITY TO COLLECT ALTERNATIVE FEES 
 
 
Section 65995.5 requires that a school district (i) be eligible for new construction funding 
under the SFP and (ii) satisfy at least two (2) of the Statutory Requirements to be eligible to 
impose an Alternative No. 2 Fee or an Alternative No. 3 Fee. Section II.A provides an 
evaluation of the eligibility of the School District for new construction funding under the 
SFP and Section II.B documents the School District's satisfaction of at least two (2) Statutory 
Requirements. 
 
A. Eligibility to Receive State Funds 
 

The School District has taken action electing to participate in the SFP established by 
Section 17070.10 of the Education Code. Additionally, the School District authorized a 
designated representative to (i) approve, certify, and submit the SAB Forms 50-01, 50-
02, and 50-03 to the SAB and (ii) request an Eligibility Determination for new 
construction funding as required by the SFP. The School District filed SAB Forms 50-01, 
50-02, and 50-03 and requested an Eligibility Determination for new construction 
funding as required by the SFP on December 22, 1998. On July 28, 1999, the Eligibility 
Determination of the School District was approved by the SAB. Subsequently, the 
School District submitted updated SAB Forms 50-01, 50-02, and 50-03 as part of its 
ongoing facilities planning and financing program. The most current SAB Forms 50-01, 
50-02, and 50-03 are incorporated herein as Exhibits A, B, and C, respectively. As shown 
in the School District's most current Eligibility Determination from the SAB (attached 
and incorporated as Exhibit D), the School District is eligible for new construction 
funding under the SFP for 6,684 students in grades kindergarten through 6, 1,809 
students in grades 7 and 8, 3,215 students in grades 9 through 12, zero (0) non-severe 
special day class students, and 54 severe special day class students.  

 
B. Statutory Requirements 
 
 As stated in Section I, a school district must satisfy at least two (2) of the four (4) 

Statutory Requirements in order to levy Alternative Fees. What follows are facts 
establishing that the School District satisfies at least two (2) of the Statutory 
Requirements. 

 
1. Substantial Enrollment on Multi-track Year-Round Schedule 

 
This Statutory Requirement is met if the school district has Substantial 
Enrollment on a multi-track year-round schedule. Substantial Enrollment is 
defined differently for different types of school districts, as follows: 
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a.  Unified School Districts and Elementary School Districts. At least 30 
percent of the school district's students in grades kindergarten 
through 6 are on a multi-track year-round schedule in the high school 
attendance area in which all or some of the new residential units 
identified in the Analysis are planned for construction.  

 
b.  High School Districts. (i) At least 30 percent of the high school district's 

students are on a multi-track year-round schedule, or (ii) at least 40 
percent of the students in grades kindergarten through 12 within the 
boundaries of the high school attendance area in which all or some of 
the new residential units identified in the Analysis are planned for 
construction are on a multi-track year-round schedule. 

 
The School District has determined that this Statutory Requirement has 
not been satisfied.  

 
2. General Obligation Bond Measure 

 
This Statutory Requirement is met if the school district has placed a GO bond 
measure on the ballot in the last four (4) years and received at least 50 
percent plus one (1) of the votes cast on one (1) such measure. 
 
The School District has determined that this Statutory Requirement has 
been satisfied. This determination is based on the fact that Measure E was 
placed before the voters of the School District on June 6, 2016, ballot and 
the measure received an approval rate of 60.2% percent. Please see Exhibit 
F for more information on Measure E. 

 
3. Debt or Obligations for Capital Outlay 

 
This Statutory Requirement is met if the school district has issued debt or 
incurred obligations for capital outlay in an amount equivalent to a specified 
percent of its local bonding capacity. If the debt does not include debt 
associated with a Mello-Roos Community Facilities District ("CFD") formed 
by a landowner election after November 4, 1998, the threshold is 15 percent. 
If the debt includes debt associated with a Mello-Roos CFD formed by a 
landowner election after November 4, 1998, the threshold is increased to 30 
percent. All debt and obligations to be repaid from property taxes, parcel 
taxes, special taxes, and the school district's general fund may be included. 
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The School District has determined that this Statutory Requirement has 
been satisfied. The School District currently has $828,348,438 in 
outstanding debt. This outstanding debt consists of $95,000,000 in GO 
bonds issued and $733,348,438 in special tax bonds issued. This debt 
represents 64.88 percent of the School District’s bonding capacity (see 
Exhibit G for a calculation of the School District’s bonding capacity).  

 
4. Relocatable Classrooms 

 
This Statutory Requirement is met if at least 20 percent of the school district's 
teaching stations are relocatable classrooms. 
 
The School District has determined that this Statutory Requirement has 
not been satisfied.  
 

C. Eligibility to Collect Alternative Fees 
 

As determined above, the School District is eligible to receive new construction 
funding and currently satisfies at least two (2) of the four (4) Statutory 
Requirements. As a result, the School District is eligible to adopt and impose 
Alternative Fees as provided by applicable law. 
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III. PROJECTED UNHOUSED STUDENTS FROM RESIDENTIAL  
DEVELOPMENT OVER THE NEXT FIVE YEARS  

 
 
Section 65995.6(a) requires that the School District determine the need for new school 
facilities for the Projected Unhoused Students. The calculation of the Projected Unhoused 
Students shall be based on historical student generation rates ("SGRs") of new residential 
units constructed during the previous five (5) years of a type similar to that of the Future 
Units. Section III.A calculates the Projected Student Enrollment. Section III.B sets forth the 
relevant facts as to the identification of any excess seats which might be considered by the 
School District as available at each school level to house the Projected Student Enrollment, 
as determined in Section III.A. Finally, Section III.C calculates the Projected Unhoused 
Students. 
 
A.  Projected Student Enrollment 
 

As stated above, Section 65995.6(a) specifies the methodology the School District 
must use to calculate the Projected Student Enrollment. What follows is a step-by-
step description of this calculation. 

 
1.  Student Generation Rates 

 
In order to calculate SGRs in accordance with Section 65995.6(a), the School 
District must identify residential units that (i) were constructed during the 
previous five (5) years and (ii) are representative of the Future Units. 
Residential data pertaining to the School District was obtained by 
Cooperative Strategies, LLC from the Office of the Assessor ("Assessor") of 
the County of Orange ("County"). Using data from the Assessor of the 
County and the School District, Cooperative Strategies compiled a database 
from such information containing the addresses of the units that met the 
criteria listed above. Parcels in the database were then classified by housing 
type (i.e., single family detached, single family attached, and multifamily).  
 
• Residential units classified as single family detached ("SFD") are defined 

as units with no common walls each assigned a unique Assessor's parcel 
number.  

 
• The category of single family attached ("SFA") consists of units with 

common walls each assigned a unique Assessor's parcel number (e.g., 
townhomes, condominiums, etc.).  

 
• The third type of residential unit, multifamily ("MF"), is defined as a unit 

with common walls on an Assessor's parcel on which other units are 
located. 
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A total of 2,803 SFD units in the School District were identified as meeting 
the criteria stated above. Cooperative Strategies then obtained a database of 
all students within the School District at the beginning of school year 
2016/2017. Upon comparison of the two (2) databases, 1,814 students were 
matched to the 2,803 SFD units, resulting in the following SGRs for SFD units 
shown in Table 1. 
 

Table 1 
Student Generation Rates for Single Family Detached Units  

School Level 

Number of 
Students 
Matched 

Number of 
SFD Units 

Student 
Generation 

Rates 
Elementary School (Grades K-6) 1,092 2,803 0.3896 

Middle School (Grades 7-8) 276 2,803 0.0985 

High School (Grades 9-12) 446 2,803 0.1591 

Total 1,814 2,803 0.6472 
 

A process identical to the one described above for SFD units was used to 
determine SGRs for SFA units. Cooperative Strategies examined SFA units 
constructed over the previous five (5) years and determined that a total of 
4,156 units meet the criteria stated above. A comparison of these units to the 
student database revealed a total match of 2,106 students. Table 2 shows a 
summary of the calculation of the SGRs for SFA units. 

 
Table 2 

Student Generation Rates for Single Family Attached Units 

School Level 

Number of 
Students 
Matched 

Number of 
SFA Units 

Student 
Generation 

Rates 
Elementary School  1,340 4,156 0.3224 

Middle School  305 4,156 0.0734 

High School  461 4,156 0.1109 

Total 2,106 4,156 0.5067 
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The process identical to the one described above for SFD and SFA units were 
used to determine SGRs for MF units. Cooperative Strategies examined MF 
units constructed over the previous five (5) years and determined that a total 
of 7,067 units meet the criteria stated above. A comparison of these units to 
the student database revealed a total match of 978 students. Table 3 shows a 
summary of the calculation of the SGRs for MF units.  
 

Table 3 
Student Generation Rates for Multifamily Units 

School Level 

Number of 
Students 
Matched 

Number of 
MF Units 

Student 
Generation 

Rates 
Elementary School  590 7,067 0.0835 

Middle School  163 7,067 0.0231 

High School  225 7,067 0.0318 

Total 978 7,067 0.1384 
 

 2.  Future Units 
 

In order to determine the number of Future Units that could be constructed 
within the School District over the next five (5) years, Cooperative Strategies 
utilized residential absorption schedules compiled by the School District for 
its long-term student enrollment projections (please refer to the map on the 
following page for a geographic profile of the School District). Based on this 
information, as well as correspondence from the Cities and County (see 
Exhibit H), Cooperative Strategies has determined that the School District 
could experience the construction of 17,549 Future Units over the next five (5) 
years. Of these 17,549 Future Units, 13,311 units have already mitigated their 
impact on the School District through the execution of a mitigation 
agreement wherein units pay fees separate of School Fees or alternative 
school facility fees. Table 4 distinguishes between mitigated and non-
mitigated Future Units by unit type. 
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Table 4 
Future Units by Unit Type 

Unit Type 
Mitigated 

Future Units 
Non-Mitigated 

Future Units 
Total 

Future Units 
Single Family Detached 6,390 132 6,522 

Single Family Attached 3,612 0 3,612 

Multifamily 3,309 4,106 7,415 

Total Units 13,311 4,238 17,549 
 

The projected number of non-mitigated future residential units identified in 
Table 4 includes units that may result from existing structures that are 
voluntarily demolished in order to be replaced by new residential 
development ("Reconstruction"). For additional information regarding the 
imposition of the Alternative No. 2 Fee and Alternative No. 3 Fee on 
Reconstruction please refer to Exhibit I.  
 
It should be noted these projections are based on the best available 
information at this time and are independent of the projected residential 
development reported to the State in SAB Form 50-01. 

 
3.  Projected Student Enrollment  

 
To calculate the Projected Student Enrollment, the number of Future SFD 
units, Future SFA units, and Future MF units listed in Table 4 were 
multiplied by the SGRs shown in Tables 1, 2, and 3. The results of this 
operation are shown in Table 5. 

 
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  3,931 394 4,325 

Middle School  970 108 1,078 

High School  1,523 152 1,675 

Total 6,424 654 7,078 
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B.  Current Capacity 
 

Collectively, the School District's school facilities in school year 2016/2017 have a 
capacity of 37,157 seats per Section 17071.25 of the Education Code. Of these 37,157 
seats, 18,755 are at the elementary school level, 5,056 are at the middle school level, 
and 13,346 are at the high school level. These capacities include seats from all new 
school facility construction projects funded by the State, as well as projects which 
have been completed without State funding. Based on student enrollment data for 
school year 2016/2017, the enrollment of the School District is 33,381 students. As 
shown in Table 6, student enrollment exceeds facilities capacity at the middle school 
level, while facilities capacity exceeds student enrollment at the elementary and 
high school levels in school year 2016/2017. 

 
Table 6 

Existing School Facilities Capacity and Student Enrollment 

School Level  

2016/2017 
Facilities 

Capacity [1] 

2016/2017 
Student 

Enrollment [2] 

Excess/ 
(Shortage) 
Capacity 

Elementary School (Grades K-6) 18,755  18,167  588  

Middle School (Grades 7-8) 5,056  5,275  (219) 

High School (Grades 9-12) 13,346  9,939  3,407  

Total 37,157  33,381  3,776  
[1] See Exhibit B for SAB Form 50-02, and Exhibit J for the Updated School Facilities Capacity Calculation. 
[2] Student enrollment from October 2016. 
 
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 
the facilities capacity exceeds student enrollment by 588 students at the elementary 
school level and 3,407 students at the high school level in school year 2016/2017. 
However, this excess 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.  
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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 not possess any sites that could be considered 
surplus. 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 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 25, 2017, 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 (2017$) 

School Level 
Per-Pupil 

Grant Amount 

Additional Grants for 
Auto Alarm and Fire 

Sprinkler System 

Base 
Per-Pupil Grant 

Amount 
Elementary School $11,104 $199 $11,303 

Middle School $11,744 $239 $11,983 

High School $14,944 $260 $15,204 
 



 

IRVINE UNIFIED SCHOOL DISTRICT  PAGE 16 
SCHOOL FACILITIES NEEDS ANALYSIS  JULY 21, 2017 

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 $18,073 per new useable acre acquired for 
new school construction. To determine the general site development grant 
for each school level, Cooperative Strategies first applied the percentages 
mentioned above to the base per-pupil grant amounts shown in Table 7.  
 
Second, Cooperative Strategies applied the grant per new useable acre 
mentioned above to the student capacity of future school facilities and 
corresponding site size requirements for the School District listed in Table 10 
to derive a grant amount per student (see Exhibit L for more information on 
the calculation of the additional grants for general site development).  
 
At this time, the School District does not plan to acquire additional sites to 
construct middle school or high school facilities and would expand existing 
sites instead. Therefore, at this time, the School District is not assuming any 
additional grants for general site development at these school levels. The 
School District, however, is required to adopt the Analysis on an annual 
basis, and if the need to construct additional middle schools or high schools 
is identified in the future, the School District will update the Analysis 
accordingly. Table 8 shows these additional grants as well as the total per-
pupil grant amounts. 

 
Table 8 

Total Per-Pupil Grant Amount (2017$) 

School Level 

Base 
Per-Pupil 

Grant Amount 

Additional Grants for 
General Site 

Development 

Total 
Per-Pupil Grant 

Amount 
Elementary School $11,303 $935 $12,238 

Middle School $11,983 N/A $11,983 

High School $15,204 N/A $15,204 
 

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. 
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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 (2017$) 

(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 394 $12,238 $4,821,772 

Middle School 108 $11,983 $1,294,164 

High School 152 $15,204 $2,311,008 

Total 654 N/A $8,426,944 
 
 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). 
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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 900 
students. The School District does not plan to acquire additional sites 
to construct middle school or high school facilities at this time. 
Therefore, the School District is not assuming any additional site 
needs at these school levels. The School District, however, is required 
to adopt the Analysis on an annual basis, and if the need to construct 
additional middle schools or high schools is identified in the future, 
the School District will update the Analysis accordingly. 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 900 12.8 

Middle School N/A N/A 

High School N/A N/A 
 

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 
 

Based on information provided by the School District as well as 
information regarding property sales within the County, the School 
District believes that $4,295,290 per acre for site acquisition at all 
school levels is a reasonable estimate. As for site development, the 
School District believes that $252,440 per acre is a reasonable estimate. 
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 (2017$) 

School Level 
Site Acquisition 

Cost [1] 
Site Development 

Cost [1] 
Total 

Site Cost 
Elementary School $54,979,712 $3,231,237 $58,210,949 

Middle School N/A N/A N/A 

High School N/A N/A N/A 
[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 

Total 
Facilities 
Needed 

Facilities Needed 
for Students 
Generated 

from Mitigated 
Future Units 

Facilities Needed 
for Students 

Generated from 
Non-Mitigated 

Future Units 
Elementary School 4.152 3.714 0.438 

Middle School N/A N/A N/A 

High School N/A N/A N/A 
 
 It is important to realize that while the number of Projected Unhoused 

Students from non-mitigated Future Units equates only to 
approximately 43.8 percent of an elementary school, the School 
District will need to construct at least one (1) elementary school in the 
future to accommodate (i) existing unhoused students, (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. 
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Table 13 
Total School Site Acquisition and Site Development  

Costs for Students from Non-Mitigated Future Units (2017$) 

School Level 

Facilities Needed 
for Students 

Generated from 
Non-Mitigated 

Future Units Site Cost Total Site Costs [1] 
Elementary School 0.438 $58,210,949 $25,496,396 

Middle School N/A N/A N/A 

High School N/A N/A N/A 
[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. 

 
Table 14 

Alternative No. 2 Fee Site Costs (2017$) 
(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 $25,496,396 50.00% $12,748,198 

Middle School N/A N/A N/A 

High School N/A N/A N/A 
 

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 $8,426,944 and the 
total site acquisition and site development cost pursuant to Section 65995.5(h) 
is $12,748,198. These costs and the Alternative No. 2 Fee School Facility Costs 
are shown by school level in Table 15. 
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Table 15 
Alternative No.2 Fee School Facility Costs (2017$) 

(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 $4,821,772 $12,748,198 $17,569,970 

Middle School $1,294,164 N/A $1,294,164 

High School $2,311,008 N/A $2,311,008 

Total $8,426,944 $12,748,198 $21,175,142 
 
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 L for more detail on local sources, including Local Funds). 

 
Table 16 

Net Alternative No.2 Fee School Facility Costs (2017$) 
(In Accordance with Section 65995.5(c)(2) of the Government Code) 

Item Amounts 
Alternative No. 2 Fee School Facility Costs $21,175,142 

Credit for Existing Surplus Local Funds $0 

Net Alternative No. 2 Fee School Facility Costs $21,175,142 
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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 and Future MF Units to be constructed in the 
School District. To estimate the average square footage of Future Units to be 
constructed in the School District, Cooperative Strategies analyzed 
certificates of compliance issued by the School District over the last five (5) 
years, and confirmed those estimates with the Planning Departments of the 
Cities and County. Based on this information, the average Future SFD Unit to 
be constructed within the School District is estimated to contain 2,895 square 
feet and the average Future MF Unit estimated to contain 1,000 square feet 
(see Exhibit H).  

 
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 MF 
Units listed above was multiplied by the number of non-mitigated Future 
Units listed in Table 4. 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 132 2,895 382,140 

Multifamily 4,106 1,000 4,106,000 

Total 4,238 N/A 4,488,140 
 

The projected total square footage of non-mitigated future residential units 
identified in Table 17 includes units that may result from Reconstruction. For 
additional information regarding the imposition of the Alternative No. 2 Fee 
and Alternative No. 3 Fee on Reconstruction please refer to Exhibit I. 
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3.  Calculation of Alternative No. 2 Fee 
 

To calculate the Alternative No. 2 Fee, 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 (2017$) 
 
 
 

Item 
Amount/Square 

Footage 
Net Alternative No. 2 Fee School Facility Costs $21,175,142 

Total Residential Square Footage 4,488,140 

Alternative No. 2 Fee $4.72 
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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. 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 (2017$) 
(In Accordance with Section 65995.7 of the Government Code) 

Item Amounts 
Net Alternative No. 2 Fee School Facility Costs $21,175,142 

Alternative No. 2 Fee School Facility Costs $21,175,142 

Alternative No. 3 Fee School Facility Costs $42,350,284 
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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 (2017$) 

Item 
Amount/Square 

Footage 
Alternative No. 3 Fee School Facility Costs $42,350,284 

Total Residential Square Footage 4,488,140 

Alternative No. 3 Fee $9.44 
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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 $4.72 per square foot and the Alternative No. 3 Fee of $9.44 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 $10.72. 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 $4.72 per square foot and the Alternative No. 3 
Fee of $9.44 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. 
The School District, therefore, is justified in levying Alternative Fees on all new 
development. 
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By way of summary, the Analysis shows that non-mitigated Future Units will produce 
additional elementary school, middle school, and high school students and that the School 
District does not have the capacity or funds to accommodate all of those additional 
students. Alternative Fees, therefore, will be used to fund (i) new elementary school, 
middle school, and high school facilities, (ii) expansion of existing elementary school, 
middle school, and high 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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EXHIBIT A 

 
Updated SAB Form 50-01 





 

 

 
EXHIBIT B 

 
Updated SAB Form 50-02 





 

 

 
EXHIBIT C 

 
Updated SAB Form 50-03 





 

 

 
EXHIBIT D 

 
Eligibility Determination from the SAB 





 

 

 
EXHIBIT E 

 
Summary of School Facility Planning Policies and Estimates of Actual 

School Facility Costs 



Elementary School $62,711,234 $30,762,873 $93,474,107

Middle School N/A $647,082 $647,082

High School N/A $821,016 $821,016

Elementary School $93,474,107 900 $103,860

Middle School $647,082 27 $23,966

High School $821,016 27 $30,408

Elementary School $103,860 0.0930 $9,656

Middle School $23,966 0.0255 $611

High School $30,408 0.0359 $1,091

$11,358

1,059

$10.72

School Level

School Level

School Level

IRVINE UNIFIED SCHOOL DISTRICT

School Facility Cost Impacts per Residential Square Foot

July 2017

School Facility Costs

Costs per Student

Site Acquisition

Cost

Facility 

Construction Total Cost

Total Cost Students Housed Cost per Student

Cost per Student

Weighted Average 

SGR Cost per Unit

School Facility Cost Impacts per Residential Unit

Total School Facility Cost Impact

Average Square Footage [1]

School Facility Cost Impact per Square Foot

[1] See Table 17 of the Analysis.

Page 1 of 2



A.  Site $62,751,234

Purchase Price of Property $62,711,234

Acres[1]: 14.6

Cost/Acre: $4,295,290

EIR $20,000

Appraisals $10,000

Surveys $5,000

Escrow/Title $5,000

[1] Assumes Net Usable Acres.

B.  Plans $1,621,688

Architectʹs Fee $1,453,125

Preliminary Tests $20,000

DSA/SDE Plan Check $128,563

Energy Fee Analysis $15,000

Other $5,000

C.  Construction $25,312,500

(Includes Construction, Site Development, General Site Development, and Technology)

Square Feet / Studen 75

Cost / Square Feet $375

D.  Tests $50,000

E.  Inspection $144,000

($12,000 per month for 12 months)

F.  Furniture and Equipment $560,250

($5 per Square Foot, includes Cost Index Adjustment of 66%)

G. Contingency $1,358,595

($2,000 + 1.5% of items A‐F)

H.  Items Not Funded by the State $1,675,840

Technology (5% of Construction) $1,265,625

Library Books (8 books/student @ $15) $108,000

Landscaping ($0.44/sq. ft x 14.6 acres) $279,829

Landscape Architect Fees (8% of Landscaping) $22,386

I.  Total Estimated Cost $93,474,107

900

$103,860

School Facilities Capacity ‐  Traditional Calendar

Summary

School Facilities Cost per Student ‐ Traditional Calenda

Summary of Estimated Costs

Elementary School

July 2017

IRVINE UNIFIED SCHOOL DISTRICT

Page 2 of 2



 

 

 
EXHIBIT F 

 
Information on Measure E 





 

 

 
EXHIBIT G 

 
Bonding Capacity Calculation 



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

fiscal year 2016/2017 [1] $51,072,778,917
 (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 $1,276,819,473
(4) Senate Bill 50 local bonding capacity threshold 15% of District's 

local bonding capacity $191,522,921
(5) Senate Bill 50 local bonding capacity threshold 30% of District's 

local bonding capacity $383,045,842

Description

IRVINE UNIFIED SCHOOL DISTRICT
Bonding Capacity Calculation
Fiscal Year 2016/2017

[1] Source : Orange County Office of the Auditor-Controller



 

 

 
EXHIBIT H 

 
Correspondence with the Cities and County















 

 

 
EXHIBIT I 

 
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) or may consist of 
different residential unit types (e.g., single family detached versus multifamily, etc.).  

 
A. Residential Reconstruction 
 

Residential Reconstruction consists of voluntarily demolishing existing residential 
units and replacing them with new residential development. To the extent 
Reconstruction increases the residential square footage beyond what was 
demolished ("New Square Footage"), the increase in square footage is subject to the 
applicable Alternative No. 2 Fee or Alternative No. 3 Fee as such construction is 
considered new residential development. As for the amount of square footage 
constructed that replaces only the previously constructed square footage 
("Replacement Square Footage"), the determination of the applicable fee, if any, is 
subject to a showing that the Replacement Square Footage results in an increase in 
student enrollment and, therefore, an additional impact being placed on the School 
District to provide school facilities for new student enrollment. 
 
As of the date of this Analysis, the large-scale Reconstruction of residential 
development within the School District has not occurred to the point where 
statistically significant data can be utilized to determine if Replacement Square 
Footage increases student enrollment. Therefore, prior to the imposition of fees on 
Replacement Square Footage, the School District may undertake an analysis on any 
future proposed project(s) and may amend/update this Analysis. Such analysis will 
examine the extent to which an increase in enrollment can be expected from 
Replacement Square Footage due to any differential in student generation rates as 
identified in the Analysis for the applicable unit types between existing square 
footage and Replacement Square Footage. To the extent it can be demonstrated that 
Replacement Square Footage will increase student enrollment, the School District 
may then impose a fee on the Replacement Square Footage. This fee amount on 
Replacement Square Footage shall be calculated by determining the cost impacts 
associated with any growth in student enrollment from the Replacement Square 
Footage. Any such fee that is calculated for the Replacement Square Footage shall 
not exceed the Alternative No. 2 Fee or Alternative No. 3 Fee that is in effect at such 
time.  



 

 

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. Cooperative Strategies is aware that such types of Reconstruction 
may occur within the School District over the next five (5) years, however, 
Cooperative Strategies 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 J 

 
Updated School Facilities Capacity Calculation 



IRVINE UNIFIED SCHOOL DISTRICT

Elementary Middle High
School School School

N/A SAB Form 50-02 12,906 3,456 8,613
N/A Non-Severe/Severe Capacity 266 76 152
N/A Relocatables Added 0 27 0
N/A Relocatables Added - 2009 150 0 0
50/73650-00-001 Canyon View Elementary 825 0 0
50/73650-00-002 Oak Creek Elementary 263 0 0
50/73650-00-005 Turtle Ridge Elementary 260 108 0
50/73650-00-006 Quail Hill Elementary 0 258 273
50/73650-00-007 Woodbury 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 Jeffrey Trail Middle School 0 783 0
50/73650-00-012 Stonegate Elementary 725 0 0
50/73650-00-013 Vista Verde 46 0 0
50/73650-00-014 Stone Creek Elementary 8 0 0
50/73650-00-015 Woodbridge High 0 0 324
50/73650-00-016 Deerfield Elementary 175 0 0
50/73650-00-017 Stonegate Elementary 60 0 0
04-112728 Cypress Village Elementary 627 0 0
04-112787 Northwood High School 0 0 216
04-113202 Irvine High School 0 0 324
04-113246 Portola High School 0 0 2,364
04-113427 Portola Springs Elementary 590 0 0
04-113304 Beacon Park School 540 270 0
04-113952 Northwood High School 0 0 27
04-113761 Creekside High School 0 0 27
04-114265 Jeffrey Trail Middle School 0 78 0
04-114248 Cypress Village Elementary 100 0 0
04-114873 Portola Springs Elementary 100 0 0
04-114406 Eastwood Elementary 625 0 0
04-114854 Cypress Village Elementary 75 0 0
Total Capacity N/A 18,755 5,056 13,346

School Facilities Capacity Calculation

OPSC Application (50)/ 
DSA Number (04) Item



 

 

 
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.  Lease Financings 
 
 Lease financings are a means of financing facilities through a pledge of lease 

payments, as opposed to a new revenue source, i.e., Certificates of Participation 
("COPs"), Lease Revenue Bonds ("LRBs"), etc. All lease payments associated with 
lease financings must be paid by the issuing school district through its existing 
sources of revenue. The lease payments are secured by the issuing school district's 
general fund. 

 
The School District has not issued any recent lease financings to offset the impact of 
Future. 
 

2.  General Obligation Bonds 
 

General Obligation ("GO") bonds are secured by the full faith, credit and taxing 
power of the issuing school district. A GO bond constitutes debts of the issuer and 
generally requires 2/3 approval by election prior to issuance; however, a Proposition 
39 GO bond is approved by 55 percent of the votes. In return for a lower voter 
approval threshold under Proposition 39, the issuing school district (i) must identify 
a specific list of school facility projects, (ii) has limitations on the rate of maximum 
tax levy, and (iii) upon approval, the expenditures are monitored and audited by a 
citizens' oversight committee annually. Voter approval grants the school district the 
right to levy additional ad valorem taxes on all taxable property within its 
jurisdiction in order to pay debt service on the GO bonds. 
 
On June 6, 2016, the voters of the School District approved Measure E, which 
authorized the issuance of $319,000,000 in GO Bonds. Proceeds from Measure E are 
dedicated to the modernization and upgrades of the existing school facilities within 
the School District. Therefore, GO bond proceeds are available to offset the impact 
of the Projected Unhoused Students from non-mitigated Future Units. 

 



 

 

3.  Redevelopment Pass-Throughs  
 

California redevelopment law allows school districts to share in tax increment 
income via pass-through agreements with local redevelopment agencies. The 
passage of AB X1 26 eliminated redevelopment agencies as of February 1, 2012, and 
replaced them with successor agencies. Though redevelopment agencies have been 
eliminated, local educational agency’s pass-through entitlements remain. 
 
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 $11,047,697 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, $11,047,697 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 $0.56 per square 
foot. In the previous five (5) years, the School District collected approximately 
$539,553 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 
 

As stated in Section III.B, the School District currently has 219 unhoused students 
from existing residential units. Based on per-student costs calculated in Exhibit E, 
these existing unhoused students have a cost impact to the School District of 
$25,698,774.  
 
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 654 Projected 
Unhoused Students identified in Section III.C will have a cost of $76,059,504. Table K-1 
shows a summary of the school facilities needs of the School District. 

 
Table K-1 

Identification of School Facilities Needs (2017$) 

Item Amount 
Current Unhoused Student Impact $25,698,774 

Future Unhoused Student Impact $76,059,504 

Total $101,758,278 
  
 
 
 
 
 
 



 

 

As stated above, the School District has identified the following local funds: (i) a 
potential for $11,047,697 in funding from redevelopment pass-through agreements, 
and (ii) potential commercial/industrial school fees in the amount of $539,553. 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 219 existing 
unhoused students would generate $9,698,002 in State funding and the 654 
Projected Unhoused Students would generate $21,175,142 in State funding. 
Additionally, based on Table 17 of the Analysis, the School District can expect to 
receive $21,175,142 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 (2017$) 

Item Amount 
Projected Redevelopment Revenues $11,047,697 

Projected Commercial/Industrial School Fees $539,553 

State Funding for Current Unhoused Students $9,698,002 

State Funding for Projected Unhoused Students $21,175,142 

Projected Alternative No. 2 Fees $21,175,142 

Total $63,635,536 
 

As shown in Table K-3, when considering the current and future school needs of the 
School District, there is currently a $38,122,742 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 (2017$) 

Item Amount 
School Facilities Needs $101,758,278 

Local Funding Sources ($63,635,536) 

Remaining Funding Shortfall $38,122,742 



 

 

 
EXHIBIT L 

 
Calculation of Additional Grants for General Site Development 



Elementary School $11,303 6.00% $678

Middle School $11,983 N/A N/A

High School $15,204 N/A N/A

Elementary School $18,073 12.8 $231,334

Middle School $18,073 N/A N/A

High School $18,073 N/A N/A

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

Elementary School $231,334 900 $257

Middle School N/A N/A N/A

High School N/A N/A N/A

Elementary School $678 $257 $935

Middle School N/A N/A N/A

High School N/A N/A N/A

School Level

Percent 

Grant per   

School Facility

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

[1] Includes Automatic Fire Detection/Sprinkler Grant.

School Level

School Level

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 GrantSchool Level
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