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Dear Shawn and Paul, 

As a follow up to our meeting last week please see the attached comment letter. 

In solidarity,

-- 

Ali Sapirman | Pronouns: They/Them
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50 Otis St, San Francisco, CA 94103
 Cell: (407) 739-8818 | Email: ali@housingactioncoalition.org
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December 11, 2023


RE: Sunnyvale’s Draft Housing Element


Dear HCD Representatives: Shawn Danino and Paul McDougall,


CC: Sunnyvale City Council and Staff


In our past two comment letters we have noted the exorbitant Multi-Family Park-in-lieu fee that
is a significant impediment to development. HCD in their July comment letter states, “ pursuant
to public comments, the City should analyze its $72,560 park in lieu fee applied to all multifamily
units.” We have updated our comment letter with our outstanding concerns.


I. Impercise Park-in-lieu Methodology


A) The City Should Not Appraise the Park-In-Lieu-Fee Based on Residential Land
Sales


The city's appraisals specifically target residential land sales, which is problematic because this
method uses the price of one of the most expensive types of properties to set the fee and implies
the City will purchase residentially zoned properties for parks.


○ There are two issues with this approach. First, this conflicts with the Housing
Element sites inventory if the City intends to purchase residential property for
parks. Second, if the City purchases more appropriately zoned property at lower
prices for parks, the City is inflating the park impact fee on new housing.


B) The Methodology the City is using is Inappropriate to Justify the Exorbitant
Park-In-Lieu Fee


In order to calculate the park-in-lieu fee the city analyzes all the residential property sales of the
given year. They remove the outliers (the highest and the lowest sale) and find the average. The
fee is then “adjusted” by 25% in order to account for the adjustment from an entitled property to
an unentitled property.


In the following exhibit we analyzed the three residential property sales that occurred in 2022,
(1175 Aster Ave.) (1139 Karlstad Dr.) and (1101 S Wolfe Rd). In order to find the average and
calculate the 2023 park-in-lieu fee, the highest sale (Wolfe) and the lowest sale (Aster) would be







removed as outliers, and the only sale left to analyze is the (Karlstad) sale.


As such,


● The park-in-lieu fee for 2023 is reportedly based on one property sale, which is
inappropriate for determining a high fee on new housing.


● Additionally, there is an unsupported assumption that entitled property is worth 25%-30%
more than unentitled property. Given the significant time and expense of entitling
property in California, the value increase is likely much more. The city needs to provide
backup for this adjustment, especially since the properties used to set the fee are entitled
sales comps but they intend to value unentitled land.


The starting point of the Park-in-lieu fee is high, and based on arbitrary methodology, and
as such, they shouldn’t reduce the fee based on such a high starting point.







II. Sunnyvale’s Park Fee is Currently the Highest Relative to the Region


Regional Park-In-Lieu Fees Ranked Highest to Lowest


* Indicates Cities with a Pro-Housing dedication


After reviewing cities surrounding Sunnyvale, Sunnyvale ranks the highest in their Park-in-lieu
fee at $72,560 per unit.


III. Lack of Clarity on how Sunnyvale will Impose the Park-In-Lieu Fee Reduction


Since our last comment letter and engagement with the City Council and City staff, the city has
updated H19. Review Park Dedication Requirements. The updated language commits staff
to,“Adopt a tiered approach based on density and/or size of unit to reduce park dedication
in-lieu fees on multifamily units, targeting an average reduction of about 30 percent.”
The implementation of the fee reduction would occur by the end of 2024, with a mid-cycle
review in 2027, and if a constraint is identified, the City will take action within 6 months.


City Per unit Multi-family in-lieu park fee


Sunnyvale $72,560


Cupertino $54,000-$60,000


Mountain View $45,600-$58,560


Palo Alto $54,472


Santa Clara $43,472-$52,561


Los Altos $48,800


San José $8,000-$41,600


*South San Francisco $14,125.08-$23,647.54


*Redwood City $11,939.84-$23,647.54


Saratoga $21,562


*Campbell $17,669



https://www.cupertino.org/home/showpublisheddocument/31355/637920336108730000

https://static1.squarespace.com/static/6022eff36cb23905ed1d5b1c/t/6275f9663acc2d39ec22b868/1651898775732/Public+Review+DRAFT+Mountain+View+HEU+5+06+2022.pdf#page=286

https://www.cityofpaloalto.org/files/b9041b6e-7108-42f1-91a1-4390a5805b35/fy23-impact-fee-information-sheet_10122022.pdf

https://www.santaclaraca.gov/home/showpublisheddocument/78108/637991795746800000

https://www.losaltosca.gov/sites/default/files/fileattachments/administrative_services/page/28411/22-23_full_fee_schedule.pdf

https://records.sanjoseca.gov/Resolutions/78474.pdf#page=9

https://www.ssf.net/home/showpublisheddocument/28604/638073216555830000

https://www.redwoodcity.org/home/showpublisheddocument/24502/637776003710600000

https://www.saratoga.ca.us/DocumentCenter/View/105/FY-202324-Fee-Schedule-PDF?bidId=

https://www.campbellca.gov/DocumentCenter/View/18139/User-Fees---Effective-July-1-2021





We appreciate the City’s attention to addressing the Park-in-lieu fee. A 30% reduction
would be significant progress towards making development feasible in Sunnyvale.
However, if the city intends to have a 30% reduction in the fee, the city should make that
clear in the language. Based on the current draft, it is unclear how the City intends to
implement the “tiered based approach”, this language is vague, confusing, could trigger
unintended incentives, and add unknowns to projects which add additional costs. On this
language alone, it is unclear what developers should expect to pay for the Park-in-lieu fee, and it
would be detrimental to development if the City waits to provide clarification until the end of
2024. We recommend the City updates the language to clearly identify the reduction in the
Multi-family Park-in-lieu fee.


IV. If the Park-In-Lieu Fee is Reduced, it will be Progress, but the Fee is still High
Relative to the Region


Regional Park-In-Lieu Fees Ranked Highest to Lowest
With a 30% Reduction in Sunnyvale’s Fee


* Indicates Cities with a Pro-Housing dedication


Cupertino $54,000-$60,000


Mountain View $45,600-$58,560


Palo Alto $54,472


Santa Clara $43,472-$52,561


Sunnyvale (If reduced by 30%) 50,792


Los Altos $48,800


San José $8,000-$41,600


*South San Francisco $14,125.08-$23,647.54


*Redwood City $11,939.84-$23,647.54


Saratoga $21,562


*Campbell $17,669
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Although a 30% reduction would make progress towards feasible development in Sunnyvale, a
30% reduction would still keep the Sunnyvale fee higher than many surrounding cities. All of the
cities that have received a pro-housing designation are half of the cost of proposed Sunnyvale fee
reduction.We recommend the City considers a 50% reduction for the fee to eliminate
constraints to housing production. We also note that the City is evaluating this fee in a
vacuum and we ought to consider the cumulative fees of development, in which we
recommend the City has a feasibility analysis prior to 2027.


In solidarity,


Ali Sapirman, Housing Action Coalition


Jordan Grimes, Greenbelt Alliance
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December 11, 2023

RE: Sunnyvale’s Draft Housing Element

Dear HCD Representatives: Shawn Danino and Paul McDougall,

CC: Sunnyvale City Council and Staff

In our past two comment letters we have noted the exorbitant Multi-Family Park-in-lieu fee that
is a significant impediment to development. HCD in their July comment letter states, “ pursuant
to public comments, the City should analyze its $72,560 park in lieu fee applied to all multifamily
units.” We have updated our comment letter with our outstanding concerns.

I. Impercise Park-in-lieu Methodology

A) The City Should Not Appraise the Park-In-Lieu-Fee Based on Residential Land
Sales

The city's appraisals specifically target residential land sales, which is problematic because this
method uses the price of one of the most expensive types of properties to set the fee and implies
the City will purchase residentially zoned properties for parks.

○ There are two issues with this approach. First, this conflicts with the Housing
Element sites inventory if the City intends to purchase residential property for
parks. Second, if the City purchases more appropriately zoned property at lower
prices for parks, the City is inflating the park impact fee on new housing.

B) The Methodology the City is using is Inappropriate to Justify the Exorbitant
Park-In-Lieu Fee

In order to calculate the park-in-lieu fee the city analyzes all the residential property sales of the
given year. They remove the outliers (the highest and the lowest sale) and find the average. The
fee is then “adjusted” by 25% in order to account for the adjustment from an entitled property to
an unentitled property.

In the following exhibit we analyzed the three residential property sales that occurred in 2022,
(1175 Aster Ave.) (1139 Karlstad Dr.) and (1101 S Wolfe Rd). In order to find the average and
calculate the 2023 park-in-lieu fee, the highest sale (Wolfe) and the lowest sale (Aster) would be



removed as outliers, and the only sale left to analyze is the (Karlstad) sale.

As such,

● The park-in-lieu fee for 2023 is reportedly based on one property sale, which is
inappropriate for determining a high fee on new housing.

● Additionally, there is an unsupported assumption that entitled property is worth 25%-30%
more than unentitled property. Given the significant time and expense of entitling
property in California, the value increase is likely much more. The city needs to provide
backup for this adjustment, especially since the properties used to set the fee are entitled
sales comps but they intend to value unentitled land.

The starting point of the Park-in-lieu fee is high, and based on arbitrary methodology, and
as such, they shouldn’t reduce the fee based on such a high starting point.



II. Sunnyvale’s Park Fee is Currently the Highest Relative to the Region

Regional Park-In-Lieu Fees Ranked Highest to Lowest

* Indicates Cities with a Pro-Housing dedication

After reviewing cities surrounding Sunnyvale, Sunnyvale ranks the highest in their Park-in-lieu
fee at $72,560 per unit.

III. Lack of Clarity on how Sunnyvale will Impose the Park-In-Lieu Fee Reduction

Since our last comment letter and engagement with the City Council and City staff, the city has
updated H19. Review Park Dedication Requirements. The updated language commits staff
to,“Adopt a tiered approach based on density and/or size of unit to reduce park dedication
in-lieu fees on multifamily units, targeting an average reduction of about 30 percent.”
The implementation of the fee reduction would occur by the end of 2024, with a mid-cycle
review in 2027, and if a constraint is identified, the City will take action within 6 months.

City Per unit Multi-family in-lieu park fee

Sunnyvale $72,560

Cupertino $54,000-$60,000

Mountain View $45,600-$58,560

Palo Alto $54,472

Santa Clara $43,472-$52,561

Los Altos $48,800

San José $8,000-$41,600

*South San Francisco $14,125.08-$23,647.54

*Redwood City $11,939.84-$23,647.54

Saratoga $21,562

*Campbell $17,669

https://www.cupertino.org/home/showpublisheddocument/31355/637920336108730000
https://static1.squarespace.com/static/6022eff36cb23905ed1d5b1c/t/6275f9663acc2d39ec22b868/1651898775732/Public+Review+DRAFT+Mountain+View+HEU+5+06+2022.pdf#page=286
https://www.cityofpaloalto.org/files/b9041b6e-7108-42f1-91a1-4390a5805b35/fy23-impact-fee-information-sheet_10122022.pdf
https://www.santaclaraca.gov/home/showpublisheddocument/78108/637991795746800000
https://www.losaltosca.gov/sites/default/files/fileattachments/administrative_services/page/28411/22-23_full_fee_schedule.pdf
https://records.sanjoseca.gov/Resolutions/78474.pdf#page=9
https://www.ssf.net/home/showpublisheddocument/28604/638073216555830000
https://www.redwoodcity.org/home/showpublisheddocument/24502/637776003710600000
https://www.saratoga.ca.us/DocumentCenter/View/105/FY-202324-Fee-Schedule-PDF?bidId=
https://www.campbellca.gov/DocumentCenter/View/18139/User-Fees---Effective-July-1-2021


We appreciate the City’s attention to addressing the Park-in-lieu fee. A 30% reduction
would be significant progress towards making development feasible in Sunnyvale.
However, if the city intends to have a 30% reduction in the fee, the city should make that
clear in the language. Based on the current draft, it is unclear how the City intends to
implement the “tiered based approach”, this language is vague, confusing, could trigger
unintended incentives, and add unknowns to projects which add additional costs. On this
language alone, it is unclear what developers should expect to pay for the Park-in-lieu fee, and it
would be detrimental to development if the City waits to provide clarification until the end of
2024. We recommend the City updates the language to clearly identify the reduction in the
Multi-family Park-in-lieu fee.

IV. If the Park-In-Lieu Fee is Reduced, it will be Progress, but the Fee is still High
Relative to the Region

Regional Park-In-Lieu Fees Ranked Highest to Lowest
With a 30% Reduction in Sunnyvale’s Fee

* Indicates Cities with a Pro-Housing dedication

Cupertino $54,000-$60,000

Mountain View $45,600-$58,560

Palo Alto $54,472

Santa Clara $43,472-$52,561

Sunnyvale (If reduced by 30%) 50,792

Los Altos $48,800

San José $8,000-$41,600

*South San Francisco $14,125.08-$23,647.54

*Redwood City $11,939.84-$23,647.54

Saratoga $21,562

*Campbell $17,669

https://www.cupertino.org/home/showpublisheddocument/31355/637920336108730000
https://static1.squarespace.com/static/6022eff36cb23905ed1d5b1c/t/6275f9663acc2d39ec22b868/1651898775732/Public+Review+DRAFT+Mountain+View+HEU+5+06+2022.pdf#page=286
https://www.cityofpaloalto.org/files/b9041b6e-7108-42f1-91a1-4390a5805b35/fy23-impact-fee-information-sheet_10122022.pdf
https://www.santaclaraca.gov/home/showpublisheddocument/78108/637991795746800000
https://www.losaltosca.gov/sites/default/files/fileattachments/administrative_services/page/28411/22-23_full_fee_schedule.pdf
https://records.sanjoseca.gov/Resolutions/78474.pdf#page=9
https://www.ssf.net/home/showpublisheddocument/28604/638073216555830000
https://www.redwoodcity.org/home/showpublisheddocument/24502/637776003710600000
https://www.saratoga.ca.us/DocumentCenter/View/105/FY-202324-Fee-Schedule-PDF?bidId=
https://www.campbellca.gov/DocumentCenter/View/18139/User-Fees---Effective-July-1-2021


Although a 30% reduction would make progress towards feasible development in Sunnyvale, a
30% reduction would still keep the Sunnyvale fee higher than many surrounding cities. All of the
cities that have received a pro-housing designation are half of the cost of proposed Sunnyvale fee
reduction.We recommend the City considers a 50% reduction for the fee to eliminate
constraints to housing production. We also note that the City is evaluating this fee in a
vacuum and we ought to consider the cumulative fees of development, in which we
recommend the City has a feasibility analysis prior to 2027.

In solidarity,

Ali Sapirman, Housing Action Coalition

Jordan Grimes, Greenbelt Alliance
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