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Overview

• Development Fee Basics
• Project Timeline
• Land Use Assumptions (LUA)
• Infrastructure Improvements Plan (IIP)

• Library
• Parks and Recreational
• Police

• Street

• Proposed Development Fees
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Development Fee Basics

• One-time payment for growth-related infrastructure
• Collected when building permit issued
• Can’t fund operations, maintenance, or replacement
• Not a tax, but a contractual arrangement to build 

infrastructure with three requirements:
• Need for infrastructure (system-level improvements, not project-level improvements)
• Benefit to fee payer (service areas, accounting and expenditure controls)
• Proportionate to demand

• Level of Service (LOS)
• May not exceed what is provided to existing development
• Higher LOS must be paired with non-development fee funding source to cover existing 

development’s share

DRAFT
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Fee Methodologies

TischlerBise  |  www.tischlerbise.com

• Cost Recovery Approach (Past)
• Future development is “buying in” to the cost the community has already 

incurred to provide growth-related capacity
• Common in communities approaching buildout

• Incremental Expansion Approach (Present)
• Formula-based approach based on existing levels of service
• Fee is based on the current cost to replicate existing levels of service 

(i.e., replacement cost)

• Plan-Based Approach (Future)
• Usually reflects an adopted CIP or master plan
• Growth-related costs are more refined

DRAFT
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Evaluate Need for Credits

• Site Specific
• Developer constructs a capital facility included in fee calculations

• Debt Service
• Avoid double payment due to existing or future bonds

• Dedicated Revenues
• Property tax, local option sales tax, gas tax, etc.

DRAFT
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Arizona Legislation

• Three Integrated Documents
• Land Use Assumptions (LUA): 10+ years
• Infrastructure Improvements Plan (IIP): Limited to 10 years
• Development Fees: Updated every 5 years

• Limitations on Necessary Public Services
• Parks: 30 acres unless direct benefit to development
• Public Safety: No regional training facilities
• Useful life of 3 or more years

DRAFT
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Project Timeline

• September 15, 2025: Project Initiation
• April 20, 2026: Stakeholder Meeting #1
• April 20: Work Session
• May 4: Advertise (60 days)
• July 7: Stakeholder Meeting #2
• July 7: Public Hearing (30-60 days)
• September 1: Adoption
• September 14: Advertise (30 days)
• October 20: Public Hearing (30-60 days)
• December 1: Adoption (75 days)
• February 15, 2027: Fees Effective

Land Use 
Assumptions (LUA) 

& Infrastructure 
Improvements 

Plan (IIP)

Development Fees

DRAFT
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Residential Demand Factors

Based on American Community Survey estimates, 
approximately 74% of vacant units are used for 

seasonal, recreational, or occasional use.

The analysis uses persons per household to more 
accurately represent peak residential demand.

DRAFT

We use American Community Survey estimates to 
calculate occupancy by housing type.

The analysis includes seasonal units to more 
accurately represent peak residential demand.
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Nonresidential Demand Factors

We use employment density factors published by the Institute of Transportation 
Engineers (ITE) to estimate demand by land use.

DRAFT
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          Service Areas DRAFT

• Citywide
• Library and police fees

• Auction Property
• No park and street fees
• Development agreement for these 

improvements

• Remainder of City
• Parks and street fees
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Projections – Auction Property DRAFT

Projections represent buildout of development units 1 and 2 in the Auction Property Master Planned Community Plan.

Annual growth based on recent trends / staff input. 
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Projections – Outside of Auction Property DRAFT

Residential: Housing units projected based on recent trends / staff input.

Nonresidential: Employment based on MAG projections.



13

Projections – Apache Junction DRAFT
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Library IIP

• Service Area
• Citywide

• Fee Components
• Library Facilities: Incremental

• 10-Year Demand
• Library Facilities: 12,500 square feet, $10.62 million
• Debt Credit: $1.0 million

DRAFT
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Existing Library Facilities DRAFT

The Enabling Legislation limits library facilities to “ten thousand square feet that provide a direct benefit to development.”

Apache Junction 
currently provides 

31,444 square feet of 
library facilities.

Apache Junction 
currently provides 

0.5674 square feet per 
person.

Apache Junction 
currently provides 

0.1170 square feet per 
job.

Existing Facility Square Feet
Idaho Road Library 31,444
Total 31,444

Existing Square Feet 31,444

Residential Share 98%
2026 Population 54,314
Square Feet per Person 0.5674

Nonresidential Share 2%
2026 Jobs 5,373
Square Feet per Job 0.1170

Source: Apache Junction Public Library

Level-of-Service (LOS) Standards

Residential

Nonresidential

We need to adjust the existing level of service, so the next slide shows the 
adjusted level of service.

To maintain the existing level of service, Apache Junction needs to 
construct 19,361 square feet of library facilities. 
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Planned LOS – Auction Property DRAFT

Apache Junction plans to build 15,000 square feet of library facilities to 
serve the current auction property development phases.

To achieve the eligible level of service, Apache Junction needs to construct 
10,000 square feet of library facilities to serve the auction property. 

We use this as a proxy 
for future facility costs.

Apache Junction will 
provide 0.3641 eligible 
square feet per person.

Apache Junction will 
provide 0.2114 eligible 

square feet per job.

Apache Junction will 
serve future 

development with 
10,000 square feet.

Apache Junction will issue debt for the remaining 5,000 square feet.

Apache Junction has collected fees from existing development in the 
auction property (approximately 1,900 square feet).

We use the eligible level of service for the auction property to 
calculate fees throughout Apache Junction.
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Library Facilities – Incremental DRAFT

Apache Junction will use development fees to construct additional 
library facilities.

To maintain the eligible level of service, Apache Junction needs to construct 
12,500 square feet of library facilities to serve future development. 

We use this as a proxy 
for future facility costs.

Apache Junction 
currently provides 

0.3663 eligible square 
feet per person.

Apache Junction 
currently provides 

0.0756 eligible square 
feet per job.

We include a downward 
adjustment to generate 
12,500* square feet of 

demand.

8,100 square feet (auction property)
+  4,400 square feet (outside of auction property)
*12,500 square feet total
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Future Debt Credit DRAFT

Due to statutory limitations, library facilities 
development fee revenue may only fund a 

portion of the future library. Apache Junction 
will issue debt to cover the difference.

Future development will pay for library 
facilities through the development fee and 

potentially through future debt service. 

We include a credit to offset revenue 
generated by future development to retire 

future library debt.

The proposed credit includes the existing fund 
balance of $2.0 million and 2-year 

development fee revenue of $2.3 million used 
to reduce debt issuance.
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Proposed Library Fees DRAFT
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Parks and Recreational IIP

• Service Area
• Citywide Except Auction Property (dev. agreement)

• Fee Components
• Developed Park Land: Incremental
• Park Amenities: Incremental
• Trails: Incremental

• 10-Year Demand
• Developed Park Land: 31.3 acres, $1.3 million
• Park Amenities: 34 units, $8.2 million
• Trails: 4.5 miles, $367k

DRAFT
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Existing Park Land DRAFT

Apache Junction has undeveloped park land for future parks, so the 
analysis will focus on maintaining the current LOS for developed park land.
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Developed Park Land – Incremental DRAFT

Apache Junction will use development fees to develop additional park land. To maintain the existing level of service, Apache Junction needs to develop 
approximately 31 park acres to serve future development. 

Apache Junction 
currently provides 

0.00258 developed acres 
per person.

Apache Junction 
currently provides 

0.00053 developed acres 
per job.

We use this as a proxy 
for future site 

development costs 
(excluding amenity 

construction).
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Existing Park Amenities DRAFT

We use the average cost of existing amenities 
as a proxy for future costs.

Inflated 2022 costs to 2026 costs using ENR 
Construction Cost Index.
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Park Amenities – Incremental DRAFT

Apache Junction will use development 
fees to construct additional park 

amenities.

To maintain the existing level of service, Apache Junction needs to 
construct approximately 34 park amenities to serve future development. 

Average cost of existing 
amenities.

Apache Junction 
currently provides 

0.0028 units per person.

Apache Junction 
currently provides 

0.0006 units per job.



25

Trails – Incremental DRAFT

Apache Junction will use development 
fees to construct additional trails.

To maintain the existing level of service, Apache Junction needs to 
construct approximately 4.5 miles of trails to serve future development. 

Apache Junction 
currently provides 

0.0004 miles per person.

Apache Junction 
currently provides 

0.0001 miles per job.
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Proposed Parks and Recreational Fees DRAFT
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Police IIP

• Service Area
• Citywide

• Fee Components
• Police Facilities: Plan-Based
• Police Vehicles: Incremental
• Police Equipment: Incremental

• 10-Year Demand
• Police Facilities (20 years)

• Total: 66,200 square feet, $51.2 million
• Growth: 34,800 square feet, $27.8 million

• Police Vehicles: 58 units, $5.2 million
• Police Equipment: 115 units, $1.5 million

DRAFT
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Police Facilities – Plan-Based DRAFT

Apache Junction will use development fees to construct police facilities.
To reach the planned level of service, Apache Junction will construct 66,200 

square feet of police facilities. Development fees equal 54 percent.
We use this as a proxy 
for future facility costs.

Apache Junction plans to 
provide 0.6823 square 

feet per person.

Apache Junction plans to 
provide 0.5269 square 
feet per vehicle trip.

Apache Junction will issue debt for the remaining share of police facilities.
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Future Debt Credit DRAFT

Due to the increased LOS, police facilities 
development fee revenue will only fund a 
portion of future police facilities. Apache 

Junction will issue debt to cover the difference.

Future development will pay for police facilities 
through the development fee and potentially 

through future debt service. 

We include a credit to offset revenue 
generated by future development to retire 

future police facility debt.

The proposed credit includes the existing fund 
balance of $3.0 million and 1-year 

development fee revenue of $1.0 million used 
to reduce debt issuance.
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Police Vehicles – Incremental DRAFT

Apache Junction will use development fees to expand the police fleet.
To maintain the existing level of service, Apache Junction needs to 

purchase an additional 58 police vehicles to serve future development. 

We use this as a proxy 
for future vehicle costs. 

Apache Junction 
currently provides 

0.0015 units per person.

Apache Junction 
currently provides 

0.0010 units per trip.
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Police Equipment – Incremental DRAFT

Apache Junction will use development fees to buy police equipment. To maintain the existing level of service, Apache Junction needs to 
purchase 115 units of equipment to serve future development. 

We use this as a proxy 
for future equipment 

costs.

Apache Junction 
currently provides 

0.0030 units per person.

Apache Junction 
currently provides 

0.0019 units per vehicle.
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Proposed Police Fees DRAFT
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Street IIP

• Service Area
• Citywide Except Auction Property (dev. agreement)

• Fee Components
• Street Improvements: Incremental

• 10-Year Demand
• Street Improvements: 8.1 lane miles, $22.5 million

DRAFT
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Travel Demand

Adjusted Level of Service: 
Based on ADOT trip data, Apache 

Junction’s network has excess 
capacity. Apache Junction 

provides 32.07 adjusted lane 
miles of arterials to existing 

development.

DRAFT

Existing Level of Service: 
165.37 lane miles of arterials to 

existing development.

To maintain the existing level of 
service, Apache Junction needs to 

construct approximately 41.94 
lane miles to serve future 

development. 

To maintain the adjusted level of 
service, Apache Junction needs to 
construct approximately 8.13 lane 

miles to serve future 
development. 
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Eligible Cost $294,134,579
Lane Miles 106.10
Cost per Lane Mile $2,772,239

Adjusted Lane Miles 32.07
2026 VMT 205,513
Lane Miles per 10,000 VMT 1.5604
Cost per VMT $432.58

Source: Apache Junction Public Works Department

Cost Factors

Level-of-Service (LOS) Standards

Street Improvements (Incremental) DRAFT

We use the average cost per lane 
mile as a proxy for future street 

improvement costs.
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Proposed Street Fees DRAFT
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Fee Summary – Residential DRAFT
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Fee Summary – Nonresidential DRAFT
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DRAFT
Single-Family Unit Fees

Effective
Fire Library Park Police Street Other Non-Utility Water Water 

Resource
Waste-
water

Utility Total

Gilbert 2024 $1,447 $0 $9,358 $1,138 $4,764 $0 $16,707 $8,310 $5,826 $4,467 $18,603 $35,310
Phoenix - NW 2025 $1,282 $216 $1,409 $348 $2,330 $0 $5,585 $18,433 $2,009 $8,951 $29,393 $34,978
Phoenix - NE 2025 $1,165 $133 $1,474 $348 $2,330 $0 $5,450 $18,433 $2,009 $8,951 $29,393 $34,843
Peoria - West 2024 $1,415 $0 $2,041 $1,034 $10,349 $0 $14,839 $6,318 $936 $8,968 $16,222 $31,061
Phoenix - Deer Valley 2025 $1,282 $216 $1,409 $348 $2,330 $0 $5,585 $18,433 $2,009 $1,190 $21,632 $27,217
Buckeye - Central 2025 $1,762 $605 $3,119 $1,657 $1,597 $0 $8,740 $9,536 $0 $7,524 $17,060 $25,800
Apache Junction 2026* $0 $714 $2,057 $1,449 $4,843 $0 $9,063 $7,900 $3,840 $4,950 $16,690 $25,753
Peoria - North 2024 $1,415 $0 $2,667 $1,034 $7,417 $0 $12,533 $3,038 $936 $7,346 $11,320 $23,853
Apache Junction 2022 $0 $550 $1,707 $1,229 $3,250 $0 $6,736 $7,900 $3,840 $4,950 $16,690 $23,426
Fountain Hills 2026 $1,303 $0 $4,014 $0 $6,997 $0 $12,314 $0 $0 $10,000 $10,000 $22,314
Surprise - SPA 2 2024 $1,737 $0 $1,800 $581 $0 $208 $4,326 $5,296 $3,649 $9,003 $17,948 $22,274
Apache Junction 2022 $0 $550 $1,707 $1,229 $3,250 $0 $6,736 $7,590 $3,486 $4,295 $15,371 $22,107
Surprise - SPA 3 2024 $1,737 $0 $1,800 $581 $0 $208 $4,326 $3,142 $3,649 $9,108 $15,899 $20,225
Surprise - SPA 4 2024 $1,737 $0 $1,800 $581 $0 $208 $4,326 $2,966 $3,649 $9,190 $15,805 $20,131
Chandler 2024 $308 $61 $5,242 $74 $3,792 $110 $9,587 $2,460 $1,094 $5,989 $9,543 $19,130
Apache Junction - AP 2026* $0 $714 $0 $1,449 $0 $0 $2,163 $7,900 $3,840 $4,950 $16,690 $18,853
Apache Junction - AP 2022 $0 $550 $0 $1,229 $0 $0 $1,779 $7,900 $3,840 $4,950 $16,690 $18,469
Goodyear - South 2024 $1,647 $0 $728 $1,198 $0 $0 $3,573 $8,836 $0 $5,918 $14,754 $18,327
Surprise - SPA 1 2024 $1,737 $0 $1,800 $581 $0 $208 $4,326 $5,325 $3,649 $4,481 $13,455 $17,781
Buckeye - Tartesso West 2025 $875 $605 $1,655 $1,657 $527 $0 $5,319 $3,723 $0 $7,672 $11,395 $16,714
Goodyear - North 2024 $1,647 $0 $1,360 $1,198 $0 $0 $4,205 $8,317 $0 $3,886 $12,203 $16,408
Coolidge 2026 $1,618 $0 $1,213 $1,660 $5,270 $0 $9,761 $0 $0 $5,674 $5,674 $15,435
Glendale - East 2025 $850 $355 $1,194 $702 $4,270 $0 $7,371 $3,330 $0 $3,795 $7,125 $14,496
Avondale 2023 $2,184 $0 $1,697 $2,089 $1,790 $0 $7,760 $3,519 $0 $3,153 $6,672 $14,432
Queen Creek 2023 $1,175 $0 $3,189 $640 $2,118 $0 $7,122 $2,382 $0 $2,901 $5,283 $12,405
Pinal County - West 2026* $0 $0 $589 $1,539 $10,219 $0 $12,347 $0 $0 $0 $0 $12,347
Pinal County - East 2026* $0 $0 $589 $1,539 $8,534 $0 $10,662 $0 $0 $0 $0 $10,662
Maricopa - South 2024 $2,650 $248 $791 $613 $5,942 $0 $10,244 $0 $0 $0 $0 $10,244
Casa Grande 2019 $589 $0 $1,153 $179 $3,230 $233 $5,384 $0 $0 $4,557 $4,557 $9,941
Maricopa - North 2024 $946 $248 $791 $613 $5,942 $0 $8,540 $0 $0 $0 $0 $8,540
Florence 2024 $2,130 $0 $1,288 $1,068 $2,074 $0 $6,560 $668 $0 $1,290 $1,958 $8,518
Pinal County - South Central 2026* $0 $0 $589 $1,539 $5,760 $0 $7,888 $0 $0 $0 $0 $7,888
Glendale - West 2025 $850 $355 $1,194 $702 $4,575 $0 $7,676 $0 $0 $0 $0 $7,676
San Tan Valley 2026* $0 $0 $540 $0 $5,630 $0 $6,170 $0 $0 $0 $0 $6,170
Buckeye - Festival Ranch 2025 $544 $605 $2,525 $1,657 $0 $0 $5,331 $0 $0 $0 $0 $5,331
Pinal County - North Central 2026* $0 $0 $589 $542 $3,806 $0 $4,937 $0 $0 $0 $0 $4,937
Pinal County - North 2026* $0 $0 $589 $1,539 $1,284 $0 $3,412 $0 $0 $0 $0 $3,412
*Proposed Fees
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Questions or Comments?


