
   

Mountain 
Housing Council

Development 
Fee Study

August 2018

 



 

 

 

 

Hansford Economic Consulting (HEC), founded in 2005, provides planning, economic, and financial 

services for public and private clients in the Western United States. The company is owned and 

managed by Catherine Hansford, an applied economist with more than 20 years of experience. HEC 

clients include regional agencies, counties and cities, special districts, non-profits, private entities, 

and homeowner associations.  

 

HEC’s services include: 

 

◼ Public Facilities and Services Financing Plans 
◼ Fee Nexus Studies 
◼ Fiscal Impact Studies  
◼ Infrastructure Networks Analysis 
◼ Economic Development & Business Impact Analysis 
◼ Agency Governance, Mergers & Organization 
◼ Water Utilities Resource and Financial Plans 

 

Our high-quality work products span a breadth of land and water resource related topics that touch 

our human communities and environments. HEC endorses progressive and adaptive planning, 

understanding that plans are useful only if they are comprehensive, relevant to the specific local 

conditions, and lead to implementation.    
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I. Background and Process 
 
 

Background 
 
In the fall of 2017, the Mountain Housing Council (MHC) hired Hansford Economic Consulting 
(HEC) to assist the MHC Fee Makers Group in discussions that might result in crafting of 
recommendations and/or policies to the MHC. The Fee Makers Group wanted to explore if 
development impact fees are a barrier to new construction of achievable local housing in the 
North Tahoe-Truckee Region (Region). Specifically, HEC was asked to examine these 
questions: 
 

a) What is the basis for, and what are the development impact fees in the 
region?  

 
b) Are fees in the region higher than elsewhere? 
 
c) Do fee waivers and deferrals stimulate housing? 
 
d) Are fees a barrier to building affordable housing? 
 
e) Does fee structure affect financial feasibility of new housing? 
 
f) What other fee-related actions could promote housing? 
 
 

Process 
 
HEC addressed these questions in two rounds of analysis. For the first round of analysis, HEC 
reviewed development impact fees across the Region and how they may affect the 
development of local achievable housing. The review began with an overview of types of 
development fees charged and authority for charging the fees. The analysis demonstrated 
regional differences in total fees for a 1,400 square foot single family home.  
 
In the second round of analysis, HEC examined fees for different housing types, including 
multi-family, large home, small home, and accessory dwelling units (detached and attached) 
and compared these with fees charged in Reno, Sacramento, and the Bay Area for the same 
product types. The analysis also included identification of different fee structures and how 
fee structure affects financial feasibility of development for the identified different housing 
types. All development in the study is private sector (developer/builder or homeowner). 
 
HEC presented these two rounds of analysis to the Fee Makers Group separately. The two 
presentations, dated November 30, 2017 and March 20, 2018, are provided with this report 
as Attachments A and B. Attachment C is a hand out provided at the meetings. 
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II.  Methodology and Key Materials Presented 
 
 

Methodology 
 
HEC compiled comprehensive fee schedules for nine sub-regions of the North Tahoe – 
Truckee Region: Kings Beach, Squaw Valley, Alpine Meadows, Tahoe City, Northstar, Serene 
Lakes, Martis Valley, Town of Truckee, and Donner Summit. The nine sub-regions were 
selected to include all of the fee chargers in the region, which include the Town of Truckee, 
Placer County, Nevada County, and many special districts.  
 
Fees in the analysis included development impact fees (also known as AB 1600 fees), school 
fees, water and sewer connection fees, building permit fees, and Tahoe Regional Planning 
Agency (TRPA) fees; in sum, the total fees that would be due at building permit. HEC compiled 
the fee schedules directly from each fee charger. Fees are current to the best of our 
knowledge at the time of this report. 
 
Development costs and profit assumptions in the analysis were provided by local developers, 
and from recently completed work that HEC conducted for Placer County. 
 
HEC summarized all local fee deferral and waiver programs, as listed below, but did not apply 
any of these in the analysis. In addition, in-lieu fees for affordable housing are not included in 
this fee analysis1.  
 

Placer County – Deferral of traffic, parks and recreation, and capital facilities impact fees; 
exemption from impact fees and permit fees if secondary dwelling units are deed 
restricted for affordability. 
 
Nevada County – 50% reduction in all County permit fees for projects that develop 
housing for very low-income households, lower income households, or housing for 
persons with disabilities. 
 
Truckee - Deferral until Certificate of Occupancy shall be approved if fee exceeds $25,000 
and developer enters into recorded agreement with the Town (any development); Town 
impact fees charged by the Town of Truckee for its facility impacts, and on behalf of the 
Truckee Fire Protection District and Truckee Donner Recreation and Parks District for their 
facility impacts, shall be deferred for workforce (non-residential development) housing 
projects, and may be reduced or waived for inclusionary (residential development) 
housing projects.  

 
 

                                                   
1 Each of the land use agencies have inclusionary housing policies that apply in at least a portion of the 
Region which may allow for or require in-lieu fees for market rate development when affordable 
housing is not built as part of the development.  
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Key Materials Presented 
 

Fees by Housing Type 
 
Single Family Fees: Fees for a 1,400 square foot single family (no garage) unit vary in the 
North Tahoe – Truckee Region depending on the special district, county, and town with 
development fee authority, as shown in Figure 1.  
 
When compared with other regions, the North Tahoe – Truckee Region fees are comparable 
to Bay Area fees, but lower than the City of Reno’s fees due to different state laws for fee 
charging authority. A noticeable difference in the composition of the North Tahoe – Truckee 
region fees is the large percentage of fees charged by special districts that provide specialized 
services. This is in contrast to other communities where special districts are no as prevalent 
and one jurisdiction provides multiple services.  
 
Figure 1 
Total Fees for North Tahoe-Truckee Sub-Regions and Comparison Communities 
1,400 sq. ft. Single Family Home 

 
 
 
Multi-Family Fees: For multi-family housing, a hypothetical apartment complex with 77 2-
bedroom units (each 900 sq ft with 100 sq ft/unit allotted for common areas) was used in the 
analysis. Figure 2 on the next page shows how total fees vary across the region for the 
hypothetical apartment complex. Fees for multi-family housing in the North Tahoe – Truckee 
region are much higher than in three of the four comparison communities.  
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Figure 2 
Total Fees for North Tahoe-Truckee Sub-Regions and Comparison Communities 
77 Unit Multi-Family Complex 
 

 
 
 
Accessory Dwelling Units Fees: For Accessory Dwelling Units (ADUs), fees vary based on 
whether the unit is attached or detached. Figure 3 on the next page shows the total 
estimated fees for a 400 sq ft detached ADU. Figure 4 shows the total estimated fees for a 
576 sq ft attached Accessory Dwelling Unit (ADU).   
 
With the passage of Assembly Bill (AB) 494 (effective January 1, 2018), local agencies may 
require a new or separate utility connection for detached ADUS; in addition, in accordance 
with the Fee Mitigation Act (adopted 1987), fees must be proportional to the actual impact 
(e.g., significantly less than a single-family home). AB 494 states that attached ADUs shall not 
be considered new residential uses for the purposes of calculating local agency connection 
fees or capacity charges for utilities, including water and sewer service.  In the analysis, water 
and sewer connection fees are included for the detached unit but excluded for the attached 
unit. 
 
In the North Tahoe - Truckee Region, several fees are only charged to residential construction 
greater than 500 square feet. This, combined with no connection fee for attached units 
makes the total fee burden significantly less for the larger sized attached ADU than the 
smaller sized detached ADU.   
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Figure 3 
Total Fees for North Tahoe-Truckee Sub-Regions:  One Detached ADU, 400 Sq. Ft. 
 

 
Figure 4 
Total Fees for North Tahoe-Truckee Sub-Regions:  One Attached ADU, 576 Sq. Ft. 
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Impact of Fee Structure 
 
Fee structures in the North Tahoe – Truckee Region include: per unit, per equivalent dwelling 
unit based on plumbing fixtures, per building square foot, per meter, and per bedroom. 
Figure 5 shows the total estimated impact fees due for a 1,400 sq ft single family home 
organized by methodology for charging the fee. Per unit is the most common basis, followed 
by per square foot and per meter, for the Region. The selected comparison communities 
include a few other methodologies such as by water demand, per trip, and per gross acre, but 
also predominantly charge fees per unit. 
 
Figure 5 
Basis for Charging Impact Fees in North Tahoe–Truckee and Comparison Regions 
1,400 sq ft Single Family Home 
 

 
Figure 6 (which only shows impact fees) demonstrates that the Town of Truckee has the most 
significant variability in impact fees for different sized homes with a developer paying 103% 
more in impact fees for a 3,000 sq ft home than for a 1,400 sq ft home.  
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Other fee chargers in the Region may consider similar fee restructuring. Any fee restructuring 
must meet the nexus requirements of California Code 66001. 
 
Figure 6 
Difference in Impact Fee Levels by Home Size in the Region (excl. building permit fees) 
 

 
 
 
Figure 7 (which includes permit fees and impact fees) on the next page shows the total 
estimated fees due for a 3,000 sq ft, 1,400 sq ft, and 900 sq ft single family home in select 
sub-regions.  
 
Impact fees (including connection fees) that vary with home size in Figures 6 and 7 include: 
 

• School district fees - per sq ft basis 

• Fire district fees – per sq ft basis 

• TDRPD Parks and Recreation Fees – per sq ft basis  

• Town of Truckee impact fees – per sq ft basis 

• Squaw Valley PSD fire fees – per bedroom 

• Donner Summit PUD Wastewater fees – per EDU 
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Figure 7 
Total Fees by Residential Unit Size - Squaw Valley, Northstar, Truckee, and Donner Summit 
 
 

 
 
 
Figure 8 on the following page shows the total estimated impact fees due for a 77,000 sq. ft. 
multi-family complex with 77 units, each with 2 bedrooms, organized by methodology for 
charging the fee. As with single family, per unit is the most common basis for charging fees, 
followed by per square foot and per meter for the North Tahoe – Truckee Region. 
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Figure 8 
Basis for Charging Impact Fees in North Tahoe–Truckee and Comparison Regions  
77 Unit Multi-Family Complex 
 

 
 

Multi-Family Feasibility 
 
The Residual Land Value test is used by real estate developers and investors to evaluate the 
financial feasibility of different unit types and densities on a piece of property. The project 
must generate a positive residual land value to incentivize land development. The final sales 
price of a developed property less the development costs and builder profit results in the 
residual land value, or the price that a builder is able to pay for property and still have a 
financially feasible project. The residual land value is highly influenced by a combination of 
current market conditions and the level of development fees. Land values can experience 
dramatic swings between recessionary downturns and economic booms. In average market 
conditions, connection/impact fees can greatly influence land prices in some regions.  
 
 
If home prices and other development costs are constant, then an increase in development 
fees causes a reduction in land price. In hot markets, development fee increases may have no 
impact on home sales prices or land prices. In recessionary markets, development fee 
increases may cause a greater than 1 to 1 land price reduction because of their impact on 
project feasibility.  
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Figure 9 shows the estimated land development costs for a 77-unit multi-family complex in 
Truckee and in Reno. As shown, construction costs are the predominant costs followed by 
other costs. Fees are 6% of total costs while land cost is only 3% of total costs. While fees are 
not a large factor in total costs, they can make/break feasibility of a project, and can affect 
where a developer chooses to build.  
 
Figure 9 
Land Development Cost Example for Multi-Family Housing 
Town of Truckee and City of Reno Comparison 
 

 
 
Figure 10 on the next page shows that multi-family development is not feasible in Truckee, 
and by extension, in the Region. The analysis assumes that sales price for the apartment 
complex is $22.7 million in Truckee and $16.9 million in Reno. While actual costs will be 
different for each individual project, it is very unlikely that apartment complexes can be built 
in the Region without government subsidies. Meanwhile, apartment development in Reno is 
feasible, as evidenced by current development activity. 
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Figure 10 
Financial Feasibility Test for Multi-Family Housing 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

III. Findings 
 
The following findings, answering the questions HEC was tasked with, are summarized here:  

 
a) What is the basis for, and what are the development impact fees in the 

region?  
 

• The California Constitution allows agencies to recover costs of facilities to service new 
developments upon demonstration of reasonable relationship between the fee and 
need for the fee. Development impact fees pay for schools, parks and recreation, fire, 
utilities, government facilities, animal service facilities, and road infrastructure.  
 

• There is substantial difference in total fees paid for the same housing type/product in 
different sub-regions of the North Tahoe-Truckee region. Total fees charged for these 
facilities vary throughout the region because different service providers have different 
cost structures due to many factors including: geography, age of infrastructure, and 
management structure.  

 
• The North Tahoe-Truckee region has many more fee charging agencies than the 

comparison communities selected in the Bay Area, Sacramento, and Reno. Having 
many fee chargers adds an additional challenge for developers to accurately estimate 
all fees due for a project and additional time spent paying fees at various fee charging 
jurisdiction locations. 
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b) Are fees in the region higher than elsewhere? 

 
• The total fee burden is similar to selected Bay Area and Sacramento communities for 

single family housing types/products. The total fee burden is higher for multi-family 
complexes in the North Tahoe-Truckee Region. Total fees in Reno are much lower, but 
this is expected due to the different tax structure in the State of Nevada.  

 
c) Do fee waivers and deferrals stimulate housing? 

 

• HEC called other fee chargers in California that had implemented fee waiver and/or 
deferral programs to learn the challenges and successes of this approach to increase 
the supply of housing. These fee chargers collectively expressed that waiver programs 
are not effective. Deferral programs are effective in that they provide developers with 
more cash flow when it is needed, and therefore can encourage development (of all 
residential types). 
 

• Cities and counties have greater ability to waive or defer fees than special districts 
due to having more discretionary revenue sources. Nevada County halves permit fees 
for traditional affordable housing and persons with disabilities. Placer County 
provides fee waivers for ADUs (provided they are deed-restricted). The Town of 
Truckee may provide permit and impact fee waivers and shall provide impact fee 
deferrals for workforce housing if fees exceed $25,000. If fees are waived or reduced, 
another funding source must fill the gap.  

 
d) Are fees a barrier to building affordable housing? 
 

• Not typically, but they can influence where development occurs and the type of 
housing constructed; lowering of fees could contribute to breaking down the barriers 
to affordable housing if combined with other cost-lowering strategies. 
 

• Housing stimulation is largely driven by market forces (national and regional 
economic health), which influence sales price, costs, and interest rates; rather than by 
development impact fees. If, however, other costs are homogeneous, fees can be a 
deciding factor where to develop and can make the difference in financial feasibility.  

 
• The greatest cost component to building housing in our Region is construction cost. 

For single family homes, the next highest cost is land. For multi-family housing, land 
costs were only approximately 3% of total costs whereas other costs (soft costs of 
construction, financing costs, and costs of selling) were 15% and fees were 6% of total 
costs. Land costs could be mitigated by land donations from public and private 
property owners. A land banking strategy could assist in developing a greater supply 
of affordable housing.  

 
• As it is not currently financially feasible for developers to build multi-family housing in 

the North Tahoe – Truckee Region, if construction costs cannot be altered due to 
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competition for labor with market rate development, other funding sources are 
needed to close the gap. Utilizing non-profit or other local developers willing to 
accept a lower profit margin, financing from public agencies (such as USDA or HUD) 
with lower interest rates, and having owners build and retain the housing to avoid 
costs of selling, could all contribute to lowering total costs.  

 

• The affordable housing supply could be increased by existing homeowners. The 
analysis shows that creating attached ADUs is more financially feasible than creating 
detached ADUs for existing homeowners. 
 

e) Does fee structure affect financial feasibility? 
 

• Fees are more likely to affect financial feasibility of developing smaller units, including 
multi-family units because many fees are flat (do not change with size of the unit). 
Fee structures in our region that change with unit size include fees that are charged 
on the basis of: 

• Equivalent Dwelling Units (based on number of plumbing fixtures)   
• Building Square Feet 
• Number of Bedrooms 

 
It is possible to restructure many of the existing fees in the region; any restructuring 
must meet the nexus requirements of California Code 66001. 

 

• Fee chargers in the Region do not have a consistent definition of multi-family. Some 
agencies define multi-family structures as residential while others define them as 
commercial. It would be beneficial to have the same definitions for structures across 
the region. Reclassification may not change financial feasibility, but it would help with 
consistency of fees for housing in the Region. 
 

f) What other fee-related actions could promote housing? 

 
• To ease the burden on developers in estimating and paying fees, agencies could 

consider creation of a Single Fee Point: One place to go (private or public) that keeps 
all fee schedules current in the Region, and additionally: 

• Identifies district boundaries clearly on maps 
• Gives developers/builders accurate estimates of how much they will have to 

pay in fees anywhere in the Region 
 

• Another effort that could reduce time and costs to develop housing is a 1-stop permit 
processing center run by each of the three land use agencies (Placer County, Nevada 
County, and Truckee). At such a center: 

• All building permit fees could be paid at once 
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ATTACHMENT A 

FEE ROUNDTABLE PRESENTATION 

NOVEMBER 30, 2017 

  





Development Fees
November 30, 2017



County/Town Building Department Fees

• Regulatory Fees

• California Code 66014

• Fees may not exceed the estimated reasonable cost of providing the service for 
which the fee is charged.

• Examples
• Building Permit Fee

• Plan Review Fee

• Inspection Fees (Electrical, Plumbing, Mechanical)



Mitigation Act “AB 1600” Fees
• California Code 66000

• Authority to collect is police power of cities and counties; special districts must 
request the city or county collect on their behalf

• “Mitigate” the cost of development on public facilities

• Nexus must be shown between the fee and the facilities the fee will fund

• Annual report to show necessity for the continuation of fees

• 5-year report showing what has been done with the fees collected

• Examples
• Library
• Traffic
• Recreation
• Fire



In-Lieu Fees

• Provides developer the alternative of paying a fee rather than building 
the facility

• Authority to collect is police power of cities and counties

• Must be a reasonable relationship to a legitimate public interest and 
enhance public welfare

• Court rulings have upheld the legality of in-lieu fees and ruled they are 
not subject to the restrictions of the Mitigation Fee Act 

(616 Croft Ave. LLC v. City of West Hollywood 2016) 



Connection Fees

• CA Code 66013

• Authority to collect Health and Safety Code 5471

• Fees for water and sewer connection

• Development pays for buy-in of existing facilities and portion of future facilities

• Similar to AB 1600 fees, but not subject to rigorous findings and accounting 
requirements of AB1600 fees

• Fees shall not exceed the estimated reasonable cost of providing the service for 
which the fee or charge is imposed



School Fees
• California Education Code 17620

• School districts can collect directly or have arrangement for city or county to 
collect on their behalf

• Level 1
• Maximum fee set by the State Allocation Board (SAB)– residential currently $3.48 per 

building square foot of living area
• Must complete a School Fee Justification Study to charge up to the SAB amount

• Level 2
• Must apply for State funding – 50% match required by school district
• Must complete a School Facility Needs Analysis and meet certain criteria

• Level 3
• May collect double the Level 2 fee if State funds are no longer available



TRPA Fees
• TRPA leads the cooperative effort to preserve, restore, and enhance the unique 

natural and human environment of the Lake Tahoe Region, while improving local 
communities, and people’s interactions with our irreplaceable environment.

• California Code 67121

• Agency may fix and collect fees for any services rendered by it

• Only applicable within the Tahoe Basin

• Examples
• Air Quality and Water Quality Mitigation Fees

• Administrative fees



*Fees are current to the best of our 
knowledge

1,400 sq. ft.
3 bedroom
Single family home (no garage)



1,400 sq. ft.

3 bedroom

Single Family 
Home (no 
garage)

*Fees are current to the best 
of our knowledge



Single Family Home Developer Fee Composition
Placer County (1,400 sq. ft., 3 bedroom home, no garage)

*Fees are current to the best of our knowledge



Single Family Home Developer Fee Composition
Nevada County (1,400 sq. ft., 3 bedroom home, no garage)

*Fees are current to the best of our knowledge



Local Fee Deferral and Waiver Programs

• Placer County
• Sewer connection fees, traffic impact fees, public facility fees, and parks and recreation fees may

be deferred (any development)
• Secondary dwelling units deed restricted for affordability are exempt from County permit, plan 

check, and park, facility, and traffic development impact fees

• Nevada County
• 50% reduction in all County permit fees for projects that develop housing for very low income 

households, lower income households, or housing for persons with disabilities

• Truckee
• Deferral until CofO shall be approved if fee exceeds $25,000 and developer enters into recorded 

agreement with the Town (any development)
• Town impact fees, including Truckee Fire Protection District and Truckee Donner Recreation and 

Parks District, shall be deferred for Workforce Housing development (Workforce Housing 
Ordinance)

• Review authority may reduce or waive Town permit (building) fees and impact fees, including 
Truckee Fire Protection District and Truckee Donner Recreation and Parks District, for Workforce 
Housing development (Workforce Housing Ordinance)



Under what circumstances can an agency 
reduce or waive fees?

Fee Deferrals permitted per CA Code 66007

If fees are reduced or waived, the agency must be willing to have 
existing customers pay for the gap through rates, property taxes, sales 
taxes, other revenue sources

• Board/Council/Commissioners Discretion (includes cities, counties, 
special districts)
• Stimulate economy (job creation, additional tax base)

• Developer ask

• Finding of public benefit



Public Benefit

“May waive all, or any portion of, the development fees required by this chapter if the council finds 
that a development project will serve an important public purpose or satisfy a critical public benefit 
or need” 

– City of Williams Municipal Code

“The City Manager for fees up to $25,000 or the City Council may waive Impact Fees for:

a. Construction of affordable housing;

b. Construction of a public facility which serves a beneficial public purpose.

The source of funding to pay for such development activity shall come from the 
General Fund and sales tax revenue, or for water impact fees from water service 
fees.” 

– Park City Municipal Code



1,400 sq. ft.

3 bedroom

Single Family Home (no 
garage)

*Fees are current to the best of 
our knowledge

Reducible Fees

• Building (Permit) Fees

• Impact Fees

Less Easily Reducible Fees

• Special District Fees

• School Fees

• TRPA Fees





Land Development Costs

• Water Utilities Fees

• Other fees (City/County, other local governments)

• Land Costs

• Building Costs

• Backbone Infrastructure (Onsite and Offsite)

• Environmental Mitigation

• Site Development and Reclamation Costs

• Marketing and Financing Costs



Eastern Placer County Land Development Cost Example

2,200 sq. ft.

3 bedrooms

Sales price 
$1,260,000 



Mountain Town Case Studies

Developers have no interest in building affordable housing because land costs are 
too high

• Park City – City Manager may waive fees up to $25,000 in development or 
construction fees or City Council may waive Impact Fees for affordable housing or 
public facility which serves a beneficial public purpose

• Jackson Hole (Teton County) – Full or partial waiver of all fees for projects with 
community benefit

• Telluride - Waives water and sewer tap fees and credits portion of building fees for 
employee dwelling units or affordable housing units towards total project fees

• Mammoth Lakes – Waived development impact fees for 3 years to help incentivize 
development during the recession; discontinued



Benefits and Drawbacks with Fee Deferrals and 
Waivers for Development of Aff. Housing Units

BENEFITS

• Deferral allows developers more 
upfront working capital

• Waiver increases developer profit 
/ incentive

• Potential to increase construction 
employment (if more permits are 
pulled)

• Property tax reassessments (if 
more permits are pulled)

DRAWBACKS

• Deferral - Initial reduction in funds 
for first approx. 2 years; delays 
action by agency

• Waiver - Decreased revenue for 
capital projects and increased 
burden on existing population

• Not proven to be effective in 
incentivizing affordable housing 
development because it makes 
little difference to total cost



Findings

• CA Constitution allows agencies to recover costs of facilities to service 
new developments (DIF, connection fees, regulatory fees) upon 
demonstration of reasonable relationship between the fee and need for 
the fee

• Cities/counties have greater ability to waive or defer fees than special 
districts due to having more discretionary revenue sources

• If fees are waived or reduced, another funding source must fill the gap

• Regionally, fees depend on location and service provider, variation to 
build a 1,400 sq. ft. home is large ($24,000 to $47,000)



Findings

• Deferral and waiver programs not shown to be overwhelmingly 
effective largely because the fees are not a great portion of total 
development costs

• Housing stimulation largely driven by market forces (sales price, costs 
and interest rates)

• Largest costs are land and construction; land banking could reduce 
costs of future affordable housing development

• If other costs are homogeneous in a region, fees can be a deciding 
factor where to develop and can make the difference in feasibility



Catherine Hansford
(530) 412-3676

Zach Gustafson
(810) 923-7009
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November Meeting Recap | Fee Roundtable Session #1

✓Tasked with reviewing development impact fees across the region and 
how they may affect the development of local achievable housing

✓Discussed types of development fees charged and authority for charging

✓Demonstrated regional differences in total fees for                                      
a 1,400 sq. ft. single family home

✓Discussed the ability to change fees and how fees affect financial 
feasibility of residential development



Fees in the Tahoe-Truckee Region

• Special districts, Counties, Town with development fee authority

• Variety of fee structures used for similar fees 

• Needs a pooled effort to collaborate to help affordable housing supply



November Study Findings

•CA Constitution allows agencies to recover costs of facilities to service 
new developments (DIF, connection fees, regulatory fees) upon 
demonstration of reasonable relationship between the fee and need 
for the fee

•Cities/counties have greater ability to waive or defer fees than special 
districts due to having more discretionary revenue sources

• If fees are waived or reduced, another funding source must fill the gap

•Regionally, fees depend on location and service provider, variation to 
build a 1,400 sq. ft. home is large ($24,000 to $47,000)
• 1,400 sq. ft. home was a starting point to analyze development fees effect on 

housing development in the region



November Study Findings Continued
•Waiver programs not shown to be overwhelmingly effective; fees are not 

a great portion of total development costs – for traditional home sizes—

•Deferral programs have also not shown to be effective for financial 
feasibility, but can encourage development (of all residential types)

•Housing stimulation largely driven by market forces (national and 
regional economic health), not fee’s
• sales price, costs, and interest rates

• Largest costs are land and construction; land donations could reduce 
costs of future affordable housing development

• If other costs are homogeneous in a region, fees can be a deciding factor 
where to develop and can make the difference in financial feasibility



November Meeting Feedback – Phase 2 Work

• Want to see fees for different housing types
• Fee comparisons for multi-family, large home, small home, and accessory 

dwelling units (detached and attached)

• Want to see fee comparisons with Reno, Sacramento, and Bay Area

• Want to understand the impact of fee structure

• More education (Fees 101)



Fee Comparisons for
Commercial Home Builders

3,000 Sq. Ft. Home
1,400 Sq. Ft. Home
900 Sq. Ft. Home

77 Unit Multi-Family Complex



Single 
Family

1,400 sq. ft.
3 bedroom
Market Rate

How Our Fees Compare to Other Regions



Single 
Family

1,400 sq. ft.
3 bedroom
Market Rate

Basis for Charging SF Impact and Connection Fees
Excludes building 
permit and TRPA fees



Expanded Study: Other Types of Units

• 3,000 sq. ft. Single Family Home

• Multi-Family Apartment Complex – 77 units, 77,000 sq. ft.

• Small Home – 900 sq. ft.



900 sq. ft. 
1,400 sq. ft.
3,000 sq. ft.

Fees by Unit Size for Squaw Valley, Northstar, Truckee, Donner Summit



900 sq. ft. 
1,400 sq. ft.
3,000 sq. ft.

Example: A developer 
would pay 20% ($7,248) 
more in fees to develop a 
3,000 sq. ft. single family 
home in Kings Beach than a 
1,400 sq. ft single family 
home

Scalability of Impact and Connection Fees for Various Sizes of 
Single Family Homes
Excludes building 
permit and TRPA fees



Multi-
Family

77,000 sq. ft.
77 units
2 bedroom units

Market Rate

How our Multi-Family Fees Compare to Other Regions



Multi-
Family

77,000 sq. ft.
77 units
2 bedroom 
units

Market Rate

Basis for Charging MF Impact and Connection Fees
Excludes building 
permit and TRPA fees



Land Development Cost Example for Multi-Family Housing 
with Reno Comparison

77,000 sq. ft.

77 Units

2 bedrooms

Sales price 
$22.7million 
(Truckee)

$16.9 million 
(Reno) 





Land Development Cost Example for Multi-Family Housing

77,000 sq. ft.
77 units
2 bedroom units

Sales price 
$22.7million 
(Tahoe Truckee)

$16.9 million 
(Reno) 



Fee Comparison for
Homeowner Residential Unit Creation

400 sq. ft. Detached ADU
596 sq. ft. Attached ADU



Assembly Bill (AB) 494
• Effective January 1, 2018
• Accessory Dwelling Unit (ADU) may be attached or unattached
• Floor area may not exceed 50% of existing living area, with maximum 

addition of 1,200 sq. ft.
• If ADU is attached, cannot be considered a new residential use and 

therefore, connection and capacity fees for utilities, including water and 
sewer cannot be charged

• If ADU is unattached, local agency may require a new or separate utility 
connection and may be subject to connection/capacity fees proportionate to 
the burden of the proposed ADU

• All other impact fees must be charged in accordance with the Fee Mitigation 
Act, which requires fees to be proportional to the actual impact (e.g., 
significantly less than a single family home).



400 sq. ft.
1 bedroom

Fee Comparison for a Detached ADU



576 sq. ft.
1 bedroom

Fee Comparison for an Attached ADU



Findings
• With smaller home sizes, fee burden becomes more important in feasibility 

of a project

• Not financially feasible for developers to build multi-family in Tahoe under 
current conditions
o Construction cost main culprit, funding sources needed to close gap

• For homeowners looking to increase housing, attached ADUs more 
attractive than detached ADUs 

• Fees levels are consistent with selected agencies in California: Sacramento 
and Bay Area agencies

• Fee levels are higher than those charged in Reno 
o Different state laws

• Challenging for a developer to determine all fees for region due to large 
number of special districts 



Findings on Fee Structure
• Fee Structures in our Region that increase with unit size:

• Per EDU 

• Per Square Foot

• Per Fixture

• Per Bedroom

• Scalability of fees to size of unit is tempting, but must show a nexus for 
the increased fee

• Multi-Family Fee Structure:
• Make it consistent in the region (mostly charged as residential, not everywhere)

• Consider alternative to residential per unit charge, won’t make MF feasible by 
itself, but can help



Items to Consider

• Single Fee Point: One place to go (private or public) that keeps all fee 
schedules current in the Region 
• Identifies district boundaries clearly on maps

• Gives developer accurate estimate of how much they will need to pay in fees 
anywhere in the region

• Fee Estimating Services at 1 stop permit processing center 

• 3 Processing centers - for Placer County, Nevada County, Truckee

• Each has 1 stop permit process center where all fees can be paid at 1 time

• Streamlines process, more developer friendly



Catherine Hansford
(530) 412-3676





HANSFORD ECONOMIC CONSULTING                                                                              Regional and Resource Economics 

 

 

 

 

 

 

 

ATTACHMENT C 

BASIS FOR CHARGING FEES 

PER SINGLE FAMILY UNIT 

 

 





 

Mountain Housing Council Development Fee Review

Basis for Charging Fees per Single Family Unit

CA Code Kings Beach Tahoe City

Alpine 

Meadows Squaw Valley Martis Valley Northstar Serene Lakes Town of Truckee Donner Summit

Unit Building Size (sq. ft.) 1,400 1,400 1,400 1,400 1,400 1,400 1,400 1,400 1,400

Bedrooms 3 3 3 3 3 3 3 3 3

TTUSD TTUSD TTUSD TTUSD TTUSD TTUSD TTUSD TTUSD TTUSD

TRPA TRPA

Placer County Placer County Placer County Placer County Placer County Placer County Placer County Nevada County Nevada County

NTPUD TCPUD ASCWD SVPSD NCSD NCSD SLCWD TDPUD DSPUD

TTSA TTSA TTSA TTSA TSD & TTSA TTSA SLCWD TSD & TTSA DSPUD

NTFPD NTFPD NTFPD SVPSD TFPD NCSD TFPD TFPD TFPD

Town/County Building Permit Fees [1]

Building Permit/Inspection Fee 66014 valuation valuation valuation valuation valuation valuation valuation sq ft sq ft

Plan Review/Plan Check  Fee 66014 valuation valuation valuation valuation valuation valuation valuation sq ft sq ft

Strong Motion Instrumentation Program 66014 valuation valuation valuation valuation valuation valuation valuation valuation valuation

Building Standards Commission SB1473 66014 valuation valuation valuation valuation valuation valuation valuation valuation $0

Electrical Inspection Fee 66014 valuation valuation valuation valuation valuation valuation valuation per unit $0

Mechanical Inspection Fee 66014 valuation valuation valuation valuation valuation valuation valuation per unit $0

Plumbing Inspection Fee 66014 valuation valuation valuation valuation valuation valuation valuation per unit $0

Administration Fee 66014 per unit per unit per unit per unit per unit per unit per unit $0 per unit

Grading Fee 66014 per unit per unit per unit per unit per unit per unit per unit per unit per unit

Energy Compliance Review 66014 per unit per unit per unit per unit per unit per unit per unit sq ft $0

Accessibility Compliance Review 66014 per unit per unit per unit per unit per unit per unit per unit $0 $0

Development Impact Review Fee 66014 $0 $0 $0 $0 $0 $0 $0 per unit $0

Road Encroachment Residential 66014 $0 $0 $0 $0 $0 $0 $0 $0 per unit

Record Retention Fee 66014 $0 $0 $0 $0 $0 $0 $0 sq ft $0

School Mitigation 66014 $0 $0 $0 $0 $0 $0 $0 $0 $0

Fire-Safe (driveway) Regulation Fee 66014 $0 $0 $0 per unit per unit per unit per unit sq ft $0

Fire Protection Engineering 66014 $0 $0 $0 $0 $0 $0 $0 $0 $0

Town/County Impact Fees

Facilities 66000 per unit per unit per unit per unit per unit per unit per unit sq ft $0

Traffic 66000 per unit per unit per unit per unit per unit per unit per unit sq ft per unit

Parks and Recreation 66000 per unit per unit per unit per unit per unit per unit per unit $0 $0

Animal Services 66000 per unit per unit per unit per unit per unit per unit per unit $0 $0

Wastewater Connection 66000 $0 $0 $0 $0 $0 $0 $0 $0 $0

Water Connection (3/4" meter) [1] 66000 $0 $0 $0 $0 $0 $0 $0 $0 $0

Community Center 66000 $0 $0 $0 $0 $0 $0 $0 $0 $0

Library 66000 $0 $0 $0 $0 $0 $0 $0 $0 $0

Fire 66000 $0 $0 $0 $0 $0 $0 $0 $0 $0

Police 66000 $0 $0 $0 $0 $0 $0 $0 $0 $0

Drainage 66000 $0 $0 $0 $0 $0 $0 $0 $0 $0

Light Rail 66000 $0 $0 $0 $0 $0 $0 $0 $0 $0

School District Fees

School Fees [2] 17620 sq ft sq ft sq ft sq ft sq ft sq ft sq ft sq ft sq ft

Special District Fees

Wastewater Treatment 66013 per unit per unit per unit per unit per unit per unit $0 per unit per EDU [3]

Wastewater Connection 66013 per unit per unit per meter per meter per unit per unit per unit per unit per unit

Water Connection (3/4" meter) [1] 66013 per unit per meter [4] per meter per meter per meter per unit per meter & sq ft per unit

Parks and Recreation 66013 $0 $0 $0 $0 $0 $0 $0 sq ft sq ft

Fire 66013 sq ft sq ft sq ft per bedroom sq ft sq ft sq ft sq ft sq ft

Other Fees [5]

Electric Connection Fee Liberty Liberty Liberty Liberty Liberty Liberty PGE TDPUD PGE

Natural Gas Connection Fee Southwest Southwest Southwest Southwest Southwest Southwest n.a. Southwest n.a.

TRPA Fees

Application Fee 67121 sq ft sq ft $0 $0 $0 $0 $0 $0 $0

IT Surcharge 67121 per unit per unit $0 $0 $0 $0 $0 $0 $0

Air Quality Mitigation Fee 67121 per unit per unit $0 $0 $0 $0 $0 $0 $0

Water Quality Mitigation Fee 67121 sq ft sq ft $0 $0 $0 $0 $0 $0 $0

Administrative Fee 67121 per unit per unit $0 $0 $0 $0 $0 $0 $0

Source: Countes, Districts, and Town Master Fee Schedules.

[1] Martis Valley assumes water connection to Northstar CSD.

[2] There are subdivisions with different rates based on mutual benefit agreements between the developer and District.

[3] Wastewater treatment fee is included in the wastewater connection fee.

[4] Water and wastewater connection fees are combined.

[5] Gas and electric fees are not included because fee depends specific location and the infrastructure currently in place. For electric providers other than the TDPUD, connection fees are due prior to service start, not at bulding permit.
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