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SUBJECT: Park Fee Nexus Study and Park Impact Fee Updates 
 

RECOMMENDATION 

Receive an update on the City’s Park Fee Nexus Study and provide input and direction to guide 
the final development of the study and its future consideration and potential adoption by the City 
Council. 

BACKGROUND 

On January 21, 2026, the Council Finance Committee (CFC) received an update regarding the 
development of a Park Fee Nexus Study and Park Impact Fee Updates. The update provided 
background on California law, which establishes two primary statutory frameworks enabling local 
governments to impose development impact fees to address the increased demand for parks and 
recreation facilities generated by new development. The first framework is commonly known as 
the Quimby Act, and the second is the Mitigation Fee Act. The Quimby Act applies to park land 
dedications required concurrent with certain subdivisions of property. The Mitigation Fee Act 
applies to a range of development impact fees that local jurisdictions may impose on 
development projects.  Fees imposed under the Mitigation Fee Act must be supported by a nexus 
fee study adopted by the local legislative body, demonstrating a reasonable relationship between 
the type of development, the fee imposed, and the public facilities funded by the fee.  

In addition to statutory requirements, recent case law has clarified the constitutional limits 
applicable to development impact fees, including Sheets v. County of El Dorado.  Under this case 
law, local agencies must demonstrate that a fee has an “essential nexus” to a legitimate 
governmental land-use interest and that the fee is “roughly proportional” to the impacts of the 
proposed development.  

https://mountainview.legistar.com/View.ashx?M=AO&ID=171977&GUID=067ca376-2809-4c65-b36e-9e37b75e1e01&N=NS4yIENvbW1pdHRlZSBSZXBvcnQ%3d
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The City of Mountain View’s Park Land Dedication or Fees In Lieu Ordinance, codified in Chapter 
41 of the Mountain View City Code, was adopted pursuant to the Quimby Act. As a result, the 
City’s authority under Chapter 41 to require the dedication of park land or the payment of fees in 
lieu of dedication is legally limited to residential projects that are subject to subdivision map 
approval. Chapter 41, therefore, does not provide authority to impose park-related fees on other 
types of development, such as rental housing units developed without a subdivision, or 
commercial development, that also generate demand for park and recreation facilities.  

Evaluation of the City’s Park Land Dedication or Fees In Lieu Ordinance is also called for within 
the City’s Sixth-Cycle Housing Element of the General Plan, adopted  on April 11, 2023. Program 
1.8 of the Housing Element calls for an update to the Park Land Dedication or Fees In Lieu 
Ordinance and a re-evaluation of the City’s overall approach to park impact fees, with an aim to 
achieve certain fee reductions and to provide increased opportunities for credits toward required 
fee payments.  

Collectively, the constitutional requirements articulated in the Sheetz decision, the legal 
limitations of the City’s existing Quimby Act-based park land dedication framework, and the 
Housing Element program calling for an update to the City’s Park Land Dedication or Fees In Lieu 
Ordinance provide the impetus for the preparation of a Park Fee Nexus Study.  

The purpose of the study is to evaluate the relationship between new development and the need 
for park and recreation facilities, to identify the maximum fee that can legally be imposed on new 
development, and to inform potential updates to Chapter 41 and the City’s broader park impact 
fee framework. To support this effort, the City has retained Economic Planning Systems, Inc. (EPS), 
a consulting firm with extensive experience preparing nexus studies for Bay Area jurisdictions, to 
conduct the Park Fee Nexus Study for the City of Mountain View. A cross-departmental staff team 
from the Community Services, Community Development, and Public Works Departments, and the 
City Attorney’s Office, has been working closely with EPS to review existing data, evaluate service 
standards, and develop recommended modifications to the City’s park fee structure. 

 

Feedback from Council Finance Committee 

At the January 21, 2026, CFC meeting, staff recommended the City continue using land dedication 
or in-lieu fee requirements adopted pursuant to the Quimby Act, while also adopting a park and 
recreation impact fee under the Mitigation Fee Act, using 3 acres per 1,000 residents as a service 
standard for both. Together, these tools provide a complementary, comprehensive, and legally 
sound framework for addressing park and recreation facility needs generated by new 
development. During the meeting, the Committee members reached consensus to support the 
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use of both frameworks, as recommended by staff.  The Committee members also reached 
consensus to impose a Park and Recreation Impact Fee on non-residential development.  

At that time, staff recommended calculating the Mitigation Fee Act fees by land use type and/or 
number of bedrooms for the following reasons: 

• This metric could provide a more direct link to the number of persons in a household 
instead of using broad typology (single-family, multifamily, etc.); 

• The number of bedrooms would still typically result in smaller units paying lower 
fees; and 

• The City’s other fee programs (e.g., water, sewer) tend to use the per bedroom-
approach, resulting in alignment and consistency with other existing practices.  

In response, the Committee expressed concern that the recommended fee structure may not 
reflect a fair share across unit types. They also shared concerns about a potential shift in the 
burden between housing types and that a bedroom-based fee may disincentivize development 
of larger, family-type units with multiple bedrooms, while incentivizing development of studio 
and one-bedroom units with greater floor areas.  

Staff also received direction to update the average land acquisition and improvements costs by 
removing park design and construction costs for Evandale Park and Villa-Chaquita Park. The cost 
of these two parks are considered outliers from the typical per-acre costs of most parks in the 
City. In addition, staff was directed to evaluate alternative fee structures aligned with AB 602 and 
to return with a fee based on a square footage approach that may improve proportionality among 
different unit types.  

ANALYSIS  

The Park Fee Nexus Study calculates the maximum fees the City could charge to new residential 
and non-residential development for the acquisition of park land and improvement of 
recreational facilities. The new maximum fees for the City are developed under both statutes, 
though the fees are the same under both. Under the maximum fee calculations, new 
development is expected to contribute towards the acquisition of park land as well as the 
improvement of parks and recreational facilities. The City is not required to impose the maximum 
fee identified in the study, but rather may adopt a fee at or below that level. Adoption of a fee 
below the maximum level may be necessary to achieve the objectives of Housing Element 
Program 1.8 to reduce the financial impacts on residential development, including reducing 
average park land in lieu fee payments by at least 20%.  
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Based on the input from the Committee, staff and the consultant team have developed new 
recommended maximum fees and rationale for the Nexus Study. The benefits of these changes 
include:  

• Improved legal defensibility by aligning fees directly with residential square footage. 
• A more consistent approach across housing types. 
• Removing disincentives for larger family-oriented units. 

 
Revised Calculation of Residential Fees 

As previously described, staff were directed to amend the land acquisition and improvement costs 
used to calculate the average cost of City parks, by eliminating the park design and construction 
costs for specific parks. Evandale and Villa-Chiquita parks are no longer included in the calculation 
because their costs were outliers compared to the typical per-acre costs of the other parks listed. 
By making this adjustment, the cost-per-acre assumption for design and construction has been 
reduced from $3.4 million to $3 million. This update also reduces the total park cost per acre for 
land acquisition including cost of design and construction, from $11.2 million to $10.8 million. 
The following table shows the revised capital cost per resident.   

Table 1 

 

City staff and the consultant team are recommending new calculated maximum fees per unit 
type, based on the square footage of each unit being developed. These recommended fees align 
with the direction received from the Committee.  

To calculate the per-unit fee, three data points are needed, including the per-person cost as 
calculated above, the type of unit, and the average persons per unit type. The fee is calculated by 
multiplying the cost per person by the average number of people per unit. The calculation yields 
a higher fee as household size per unit increases, leading to higher per-unit fees for the two single-
family units types as compared to the multifamily unit type.  
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The following table shows the per-unit fee calculated using this method.  

Table 2 

 

The per unit fee is then converted to a per square foot calculation to create a fee based on square 
footage by unit type. This calculation utilizes the unit type, the per unit fee, which is calculated 
above, and the average square footage of each unit type to calculate the fee per square foot. The 
average square footage per unit is based on an analysis of the existing housing stock in Mountain 
View. 

The following table shows the maximum fee per square foot, by unit type.  

Table 3 

 

The service population per 1,000 square feet varies by housing type based on average persons 
per unit (household size) and unit size. For example, a multifamily development generates higher 
service population per square foot than a single-family development. The following table 
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illustrates the differences in per-square-foot fees that reflect the variations in service population 
intensity by unit type.  

Table 4 

 

The recommended maximum fees by unit type are supported by the data collected during the fee 
study that shows single-family unit types generate higher persons per unit (but fewer persons per 
square foot), while multifamily units generate more persons per square foot (but fewer persons 
per unit). The following table illustrates how a fee, based on square footage of floor area, would 
be calculated by the unit type with different sizes. This structure ensures fees are aligned with the 
relative impact on park demand from each housing unit type .  

Table 5 

 

Multifamily Single-Family Single-Family
Item Buildings Detached Attached

Per Square Foot Fee $69.40 $35.51 $45.36

Smaller Size 500 2,000 1,500
Per Unit Fee $34,699 $71,021 $68,040

Average Size 775 2,500 1,850
Per Unit Fee $53,784 $88,776 $83,916

Larger Size 1,300 3,000 2,200
Per Unit Fee $90,218 $106,531 $99,792

Max Updated Fee Illustrations

Source: Economic & Planning Systems
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Table 6 compares the recommended fees to current equivalent fees and shows that the 
recommended average per-square-foot multifamily fees would be lowered by approximately 21% 
compared to current fee levels. While multifamily unit fees would be reduced, the average single-
family attached fee would increase by 34%, and the average detached unit fee would increase by 
58%. While this table shows the average cost by unit type, the final total fee will be based on the 
actual square footage of each unit type being developed.  

Table 6 

 

For context, over the 2024 and 2025 Housing Element Annual Progress Report periods, the City 
annually approved entitlements for an average of 38 single-family detached units (3%), 13 single-
family attached units (1%), and 1,102 multifamily units (96%). 

Revised Calculation of Non-residential Fees 

City staff and the consultant team are also recommending new calculated maximum fees for non-
residential development. The updated maximum fees incorporate the revised land acquisition 
and improvement cost estimates outlined in Table 1. Table 7 below shows the new calculated 
maximum fees for non-residential compared to the previous fees presented at the January 21 
meeting. 
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Table 7 

  
January 21, 2026 
Max Potential Fee 

per GSF Total 

  

Land Use 

Revised Max 
Potential Fee per GSF 

Total 
   

Office / R&D  $14.05  $13.55 

   
Commercial / Retail /Restaurant  $9.44  $9.10 

   
Industrial $3.78  $3.64 

   
Hotels/Motels $2.83  $2.73 
Sources: City of Mountain View; EPS     

 
 

FINANCE COMMITTEE INPUT AND DIRECTION REQUESTED  

1. Does the Committee support staff’s recommendation to establish Quimby Act fees and 
Mitigation Fee Act fees based on unit type and square footage?  

2. Does the Committee support staff’s recommendation to apply the updated park and 
recreation impact fee to non-residential development? 

3. Does the Committee have any additional input or direction to guide the final development 
of the Nexus Study prior to its consideration by the City Council? 

 

FISCAL IMPACT 

Adoption of the Park Fee Nexus Study will allow the City to continue collecting park fees, 
generating revenue to support the development and improvements of new park facilities. 

 

NEXT STEPS 

Based on input received from the CFC, City staff is prepared to bring the Park Fee Nexus Study to 
City Council as a new business item for consideration in September 2026. The City is required to 
provide a 30-day notice of a Public Hearing for the adoption of the Park Fee Nexus Study and the 
adoption of updates to Chapter 41 of the City Code. Staff will need to determine how much time 
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may be needed to complete additional analysis requested by the CFC and to meet the 30-day 
noticing requirement before committing to a City Council date for adoption. 


	FROM: John Marchant, Community Services Director
	Jennifer Logue, City Attorney
	Christian Murdock, Community Development Director
	Jennifer Ng, Public Works Director

