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1 - Executive Summary 

 - Executive Summary 
This document outlines several concerns with the proposed 2006 Citrus County 
Impact Fee Update under consideration by the Citrus County Planning and 
Development Review Board (PDRB). 
 
Impact fees are one-time payments that may be assessed by a county to offset 
costs to the county associated with providing necessary public infrastructure. 
Impact fees for the County must be proportionate and reasonably related to the 
capital facility service demands of new development. The fee methodology 
should establish that the fees would substantially benefit new development. The 
County’s impact fee methodology should also identify the extent to which newly 
developed properties are entitled to various types of revenue credits to avoid 
potential double payment of capital costs. 
 
Government Solutions (GS) has conducted a comprehensive evaluation of the 
proposed 2006 Citrus County Impact Fee Update (“Update”), conducted by 
Tindale-Oliver & Associates, Inc (“TOA”) out of Orlando Florida.  
 
Determining the proportionate impact fee requires understanding the complexities of 
community financing and usually involves determining the following: 

o the cost of existing facilities; 
o the means by which existing facilities have been financed; 
o the extent to which new development has already contributed, through 

tax assessments, to the cost of providing existing capacity; 
o the extent to which new development will, in the future, contribute to 

the cost of constructing new and existing facilities used by everyone in 
the community or by people who do not occupy the new development 
(i.e. by paying taxes in the future to pay off bonds used to build those 
facilities in the past); 

o the time-price differential inherent in fair comparisons of amounts paid 
at different times.  

 
Citrus County’s economy is similar to many emerging rural communities in that it 
is perceived as relatively free of excessive government constraints and 
regulatory oversight. The County’s future economic prosperity and diversification 
is largely driven by the existing market conditions. 
 
Table 1.1 provides a snapshot of the median residential family income in Citrus 
County. As demonstrated in this table, over 41,000 or 73% of the families would 
have to dedicate at least 71% of their net annual income to the payment of the 
proposed TOA impact fees. Families earning less than $15,000 annually would 
have to allocate 1½ times their annual salary before they could realize the “Great 
American Dream” of owning their own home.  
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The additional fiscal burden of impact fees on families in Citrus County would 
force many families to continue renting homes and force others, having outgrown 
their existing homes, to remain due to the additional cost of a new home and the 
increased price of previously owned houses, resulting from excessive regulatory 
government costs, such as the proposed impact fees. 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Table 1.1 – Proposed Impact Fee as a Percentage of Median Family Income 
 
The future fiscal impact imposed on new business considering locating in Citrus 
County and existing business’ planning to expand, is considerable under the 
proposed impact fee schedule.  
 
Impact fees are most harmful to the small business and the startup company, 
often owned and managed by long-term county residents. These companies not 
only employ local workers but reinvest their earning back into the community. 
Small business is the backbone of the Citrus County economy. 
 
The large corporate, chain type stores (i.e. Wal-Mart, CVS, 7-Eleven) would most 
likely locate in municipalities which offer lower upfront investment costs, which 
are unlikely to be recouped for many years. Although, if any commercial growth 
does occur in Citrus County, it will most likely be the national or regional chains, 
whose financial resources may allow for little or no profit for their initial years of 
operation.  
 
Without adequate economic growth and diversity, the Citrus County would 
experience stagnation, high unemployment, more and longer travel demands, 
less affordable housing, and a higher cost of living. 
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Table 1.2 –Impact Fee Comparison 

 
The fees represented in Table 1.2 represent typical residential and commercial 
impact fees based on the average building size. It is important to understand - 
our proposal would not reduce impact fees from their existing levels, but 
would provide a realistic and equitable impact fee schedule, based on the 
existing level of service, cost data, and other revenue sources available to 
Citrus County. 
 
The impact fee proposed by Tindale-Oliver would increase residential impact 
fees by nearly 200% in less than two year, while the 2005 indexing procedures 
called for an 8% increase per annum. Commercial fees increase by over 200% 
and in some cases by as much as 500%. 
 
The subsequent analysis describes the data sources used in the analysis and the 
calculation steps taken to arrive at our proposed fee schedule. The methodology 
used by TOA has remained substantially the same. The changes in fees are not 
due to methodological changes but rather reflect the most accurate and current 
data available. In addition, some assumptions were changed based on industry 
standards and local conditions in Citrus County. 
 
On average, our analysis indicates a total impact fee of about 30% to 45% of the 
proposed TOA impact fees. We also recommend that the fee levels presented in 
this analysis are assessed at 100% upon the effective date and reviewed every 
two years thereafter.  As an alternative to selecting one report over another, 
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the Board could recommend the fees become adopted at a 40% discounted 
level across the board. This would ensure the County is not overstating an 
already high impact fee 
 
The following Tables, 1.3a and 1.3b, reflect the proposed TOA total impact fees 
by land use category along with the 2005 residential fee schedule and the 
proposed 2006 Government Solutions (GS) fees based on the analysis contained 
in this report. While the TOA fees increase by 200%, the GS fees increase by a 
reasonable 17% or roughly 11% per year since the effective date of the 2005 
impact fees. The proposed GS fees are still higher than the indexed fees, as 
recommend by TOA in the 2005 impact fee update. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 1.3a - Total Impact Fee Schedule 
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Table 1.3b - Total Impact Fee Schedule 
 
As with any legislative document under consideration by the Board, there will be 
questions regarding data and methodology. Please contact Kirk Sorenson at any 
time to discuss these issues. 
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2 - Population 

 
Functional Population is used in order to equitably spread the costs between 
residential and non-residential sectors. Businesses place demands upon several 
public facilities (Corrections, Law Enforcement, Fire/Rescue, EMS, and Public 
Buildings) in exactly the same manner as people do. In fact, businesses are 
simply people in another facet of their lives. It is equitable to spread these costs 
based upon the demand created by the number of people expected to be present 
per unit of land use. This is done differently for residential and non-residential 
land uses. For residential the allocation is done using the residents per unit from 
census data. Based on previous work completed by Dr. James Nicholas, 
residential population are typically assigned 60% to the residence based on the 
average amount of time spent at the residence each day. The Citrus 2001 Study 
assigned 50% of a persons time to residential use and 50% to non-residential 
use. This means that 50% of people's time is allocated to other land uses such 
as employment, shopping, entertainment, etc.  
 
TOA uses a 24-hour day to calculate the residential functional population. This 
basically assigns a disproportionate number of hours at the residence by 
including night-time hours, when the service relating to public buildings are not 
being provided and the law enforcement, fire protection, and EMS services are 
being provided to protect non-residential property as well as residential property. 
 
For non-residential land uses the allocation is accomplished by using traffic 
generation rates. Trip rates will indicate the number of people present per day at 
the land uses. The people present are divided between employees and visitors. 
Employees are assigned 8 hours per day, 5 days per week, depending on the 
land use. Visitors are allocated to a particular land use for differing lengths of 
time and days per week depending on the land use. The total number of person 
hours per week attributed to individual land uses is divided by the total number of 
person hours per week to arrive at a percentage allocation.  
 
Our analysis uses the weighted population estimate to determine the demand 
component, similar to the TOA Study. It is typical to use peak population in 
determining service demand and also in calculating per capita costs and 
revenues for those services that are affected by or delivered to all Citrus County 
residents regardless of their domicile. The LOS should be based on the provision 
of services to the maximum number of residents at any one time in Citrus 
County. Peak population is typically used as the service demand variable. In an 
effort to remain conservative this analysis incorporates the weighted population 
as the demand component1. 
 
 
 

                                                 
1 Nicholas, James, Ph.D., “2005 Martin County Impact Fee Study”, Martin County Florida, 2005. 
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TOA underestimates the weighted population by 8,544 persons due to an 
estimated occupancy rate of 50% whereas the actual occupancy rate is closer to 
80% (CC Convention and Visitors Bureau). We derived the number of seasonal 
units directly from the U.S. Census and the CC Comprehensive Plan. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Table 2.1 – Seasonal Residents 
(Source: CC Comp. Plan) 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 2.2 – Weighted Residents 
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Table 2.3 Population and Employment Characteristics 
 
 
Table 2.3 shows the population and employment characteristics in Citrus County 
based on the 2000 U.S. Census counts2. The Census indicates that there are 
38,736 workers in Citrus County while the TOA Update reflects only 33,043 total 
workers. The residential functional population coefficient is overstated by using 
inaccurate data which will increase the impact fee for residential land uses in 
which functional population coefficients are used (i.e. LE, PB, Fire, EMS). 
 
The corrected residential functional population coefficients are reflected below in 
Table 2.4. TOA also assumed the average worker spends 13 hours at their 
residence and the non-worker spends 20 hours per day at their residence (both 

                                                 

2 EASI has analyzed and developed a series of statistical models, which are used for all updated 
demographic variables. These highly accurate models are regression curves that are based on a 
variety of factors designed to forecast the changes that include growth and the interrelationship 
of variables. All estimates are consistent with all of the latest Census Bureau updates available in 
print, on the Census Bulletin Board, and on the Census Internet Web Site. Data Sources Include: 

1. Bureau of the Census – 2000 Census PL 94 – 171; 2000 Census SF1 and SF3. (These 
Census data serve as the benchmark or starting point for the demographic updates and 
the forecasts.) Other related sources are: Annual Demographic Survey, Current 
Population Reports (P20; P25; P60; and numerous special Census reports. 

2. ZIP and County Business Patterns (US Department of Commerce - Economics and 
Statistics Administration- Bureau of the Census.) 

3. National Center for Education Statistics - Common Core of Data (CCD) 
             Bureau of Labor Statistics - Department of Labor. Bellmawr, NJ 08031 
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include night-time hours). Our calculations use a more reasonable and 
standardized 12 and 18 hours. As previously mentioned the 2001 Update uses 
50% of a 16-hour day and thereby reduces the hours at the residence to 8 hours 
for workers, 11-hours for students, and 14-hours for non-workers. By excluding 
night-time hours the non-residential impact fee would be reduce by an additional 
30% of our recommendation. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 2.4 Residential Functional Population Coefficients 
 
 
The following table provides the adjusted countywide functional population based on 
the preceding analysis. A reduction in the functional population is translated to a 
higher per capita cost for each impact fee category using FP as the demand 
component. But the smaller FP coefficient will reduce the impact fee dependent upon 
the land use category. 
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Table 2.5 Countywide Functional Population 
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The revised TOA Table II-2 is shown below as GS Table 2.6.  TOA apparently 
increased the SF population and housing units by including a seasonal factor whereas 
the seasonal persons per household are much greater than the permanent persons 
per household. In addition, mobile home units were also included as SF detached 
residences. Our analysis isolated the SF dwelling unit and only used permanent 
population to determine the SF persons per household. All seasonal residents would 
be captured by using a weighted population as a key variable to determine the 
demand component. Incorporating the seasonal component would incorrectly 
increase the residential persons per household. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Table 2.6 Countywide Residents per Housing Unit 
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Table 2.7 Countywide Residents per Housing Unit 
 
Table 2.7 reflects the corrected TOA Table II-5 by calculating the total 2006 functional 
population as 113,414 whereas the TOA Update indicates a functional population of 
127,554. As previously suggested, a lower functional population will generate a higher 
facility cost per functional resident.  
 
Tables 2.9 and 2.10 show the revised functional population coefficients for residential 
and non-residential land uses respectively. The TOA Update uses national data 
provided by the National Personal Transportation Survey (NPTS) but they fail to 
account for the unique demographic characteristics on Citrus County. For instance, 
the NPTS indicates person miles at 84% of the national average for communities 
consisting of primarily mature residents (55 – 64) as reflected in Table 2.8. The 
Update also assigns a 9-hour workday for each non-residential land use category 
whereas the standard workday is 8-hours. 
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Table 2.8 NPTS Miles by Age Group 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Table 2.9 Residential FP Coefficients 
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Table 2.10 Non-Residential FP Coefficients 
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Table 2.10 Non-Residential FP Coefficients (Cont.)
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3 – Parks & Recreation 
 

The park cost components are represented in Table 3.1 below. Our analysis uses 
much of the same cost data that the Update employed with the exception of the 
following discrepancies.  

1. The landscaping and site preparation cost were reduced to $20,000 per acre 
for district and community parks and $10,000 per acre for neighborhood parks. 
The Update incorporated these costs based on Highlands County park 
development costs. After reviewing the Highland County cost data it was 
determined that Highlands costs were based on the development of only one 
park. Other park costs throughout Florida are significantly lower than that used 
in the Update. For instance, Indian River County landscaping and site 
preparation costs are only $6,000 per acre as of 2005. 

 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 3 2 2005 Indian Rive Site Prep Costs 
 

 
2. The CC Comprehensive Plan allows for a developer credit for neighborhood 

parkland but limits this credit to 50% of the developer costs. Therefore the 
neighborhood cost should be reduced by 50% to reflect the funding level 
requirements of the County. Figure 3.2 is text extracted from the Comp. Plan 
placing the 50% funding limitation on neighborhood parks. 
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Figure 3.2 Neighborhood Parks Funding Limitations 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Table 3.1 Neighborhood Parks Funding Limitations 
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The revised park cost per resident is reflected in Table 3.1 above. Our analysis’ land 
cost per resident is about 25% less than that proposed by TOA due to the 
discrepancies identified above. The total land cost per acre comparison is provided as 
Table 3.2 
 
 
 
 
 
 
 
 
 
 
 
 

Table 3.2 Total Land Cost Comparison 
 

 
The net cost per resident is calculated by deducting any impact fee credits from the 
total impact fee cost; this is shown in Table 3.4. A discount rate of 4.5% and a 
standard capitalization period of 25 years are used to calculate the impact fee credits 
(This variable are further discussed in the School Impact Fee Section). The Update 
undercapitalizes the credit by using a 5-year period based on the forecast used in the 
CIP. A credit of $8.70 is based on the County’s actual CIP (See Table 3.3). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Table 3.3 Net Impact Cost per Resident 
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Table 3.4 Net Impact Cost per Resident 
 

The parks impact fees is reflected in Table 3.5. The primary reason the parks impact 
fee did not dramatically increase compared to the 2001 Study is because the level of 
service dropped from 7.89 acres per 1,000 permanent residents to 3.86 acres per 
weighted resident. If the LOS would have remained at 7.89 acres the TOA park 
impact fee would be at about $1,200 per residential unit. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Table 3.5 Parks Impact Fee Schedule 
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4 – Law Enforcement 

 
 
The Law Enforcement (LE) impact fees are based on a level of service reflected in 
Table 4.1. It also appears that TOA incorrectly used the functional population for 2005 
rather than 2006 FP (See TOA Table A-9).  The 2001 building replacement cost per 
officer is $12,710 compared to the 2006 cost of $55,333 for comparable facilities (the 
2001 study includes a detention facility while the 2006 Update does not include this 
building).  
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 4.1 LE Level of Service Comparison 
 

Due to the large discrepancy between the 2001 and the 2006 facility replacement cost 
with no data to substantiate the TOA calculations, we decided to use the indexed 
facility replacement cost (annually compounded index of 5%).  
 
Comparisons of these costs are reflected in Table 4.2 and Table 4.3. As indicated, the 
replacement cost for the Operations Building increased from $1.8 million to $5.3 
million and the EOC building replacement value increased from $379,000 to $3.6 
million. These replacement costs are excessive and unsubstantiated. 
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Table 4.2 LE Cost per Functional Resident 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Table 4.3 Building Replacement Cost Comparison 
 

 
The general revenue LE credit component represented in the Update is based on 
projected expenditures from FY2006 through FY2010. Table 4.4 presents the 
credit used in the LE impact fee calculation. Unlike several of the other 
components of the county’s impact fee calculations, the credit based on the LOS 
is only capitalized for six years. The facility expansion projects are typically 
capitalized for 25-year and the equipment expansion is normally capitalized for 
10-years. The Update under capitalizes the GF credit by using only a 5-year 
capitalization period. 
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Table 4.4 provides the recalculated LE general fund revenue credit. The TOA Table 
IV-7 increases the credit by 30% to reflect the difference between existing home 
taxable values and new home taxable value. This adjustment should be 130% based 
on information provided by the CC Property Appraiser and other IF categories in the 
Update (e.g. Schools).  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Table 4.4 Building Replacement Cost Comparison 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Figure 4.1 LE Capital Outlay Budget 
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The debt service credit is calculated throughout the Update by using only principal 
payments rather than the total discounted debt service payment. Table 4.5 provides 
the estimated debt service credit base on an average 40% of the debt service 
consisting of interest payments. The 2005 and 2001 debt service credit calculations 
both include interest costs as a factor within the debt service credit. 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Table 4.5 Debt Service Credit Calculations 

 
 
The vacant land credit is reflected in Table 4.6 and the vacant land taxable values are 
provided in Table 4.7. TOA apparently did not use the entire vacant land value and 
also used outdated property values. 

 
 
 
 
 
 
 

 
 
 
 
 
 
 
 

Table 4.6 Vacant Land Credit 
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Table 4.7 Citrus County Taxable Values 
(Source: CC Property Appraiser) 

 
The cost per functional resident is provided in Table 4.8 below. In addition to the 
revised FP data we also revised the calculations by using a more appropriate 10-year 
capitalization period, the current discount rate of 4.5%, and the correct vacant land 
credit. 
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escue 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 4.8 Cost per FP Comparison 
 
 
Table 4.9 below reflects the revised impact fee by land use category for residential 
and non-residential functional population. The 2001 adopted impact fee (with 
Corrections) and the 2006 adopted Citrus County LE (without Corrections) is also 
provided. Our revised fee schedule is slightly less than the 2001 fee schedule due to 
the exclusion of the Detention Center in the facility inventory. 
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Table 4.9 LE Net Impact Fee per FP 
 



Citrus County Impact Fee Analysis 
10/10/2006 

28 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 4.9 LE Net Impact Fee per FP (Cont.) 
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5 – Emergency Medical Services 

 Emergency 
 
The EMS costs are overstated due to the inclusion of the future Nature Coast 
EMS facility scheduled to be constructed in 2008/09. The following table reflects 
the revised functional population data and the updated building inventory. Once 
the facility is constructed in can be included as a cost component in the impact 
fee calculations. 
 
 
 
 
 
 
 
 
 
 
 

Table 5.1 Cost per Functional Resident 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 5.2 Existing Level of Service 
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Table 5.3 Existing Level of Service 
 

The total cost per functional resident is reflected in Table 5.3. The debt service credit 
is adjusted to include debt service interest payments as well as principal payments. 
The future revenue credit is based on historical expenditures whereas the LE credit is 
based on future expenditures listed in the CIP. 
 
Table 5.4 provides the revise EMS impact fee schedule as calculated with the data 
corrections identified in this section of the Analysis.  
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Table 5.4 EMS Impact Fee Schedule 
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Table 5.4 EMS Impact Fee Schedule (Cont.) 
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6 – Fire Rescue 

 
 
Based on the revised functional population calculations, the revised LOS has 
increased from .178 to .20 per FP, as shown in Table 6.1. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 6.1 Fire Rescue Level of Service 
 
 
The total impact fee cost increased to $322 per FP, which reflects a higher level of 
service (Table 6.2) and the net impact fee cost (Table 6.3). After reviewing the Fire 
Rescue CIP Documents it is recommended that a future revenue credit of $8.25 
should be included in the net cost calculations. This represents a capitalized credit of 
$122.32 per FP. 
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Table 6.2 Facility Cost per FP 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 6.3 Net Cost per FP 
 
 
Table 6.4 provides the revised Fire Rescue impact fee schedule. Our revised fee 
averages about 50% higher than the 2001 fees while the TOA fees are about 
150% greater than the existing fees, dependent on the land use type. 
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Table 6.4 Revised Fire Rescue Impact Fee 
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Table 6.4 Revised Fire Rescue Impact Fee (Cont.) 
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7 – Libraries 

7 – 
 
Tables 7.1 through 7.6 provide the revised demand, cost, and credit calculations 
for the Library Impact Fees. The proposed TOA fees represent a 50% impact fee 
increase in less than two years. This far exceeds the indexed fee of $161 per 
dwelling unit. The GS impact fees reflect a more reasonable 14% increase over 
the existing fees. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 7.1 Library Level of Service 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 7.2 Cost per Resident 
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Table 7.3 Vacant Land Credit 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 7.4 Library Revenue Credits 
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Table 7.5 Net Impact Cost 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 7.6 Revised Library Impact Fee 
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8 – Public Buildings 
 
The public building costs are reflected in Table 8.1 below. The TOA Update 
proposes a cost increase of over 100% in less than two years, whereas the GS 
cost increased a modest 36% in the same time frame. While the square footage 
of existing buildings (2005 & 2006) decreased by 36,000 square feet, the total 
cost increased by $42 million (see Table 8.2). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 8.1 PB Cost per FP 
 
To equalize the facility replacement cost, this analysis used an indexed facility 
cost of $127 per FP, as represented in Table 8.3, which was calculated based on 
an indexed value in 2010. 
 
The debt service credit, as reflected in Table 8.4 is understated due to TOA 
exclusion of the scheduled debt service interest payments. The debt service 
credit in 2001 and 2005 exceed the 2006 TOA debt service credit, although the 
01 and 05 outstanding debt was significantly less than the 06 debt. 
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Table 8.2 Facility Replacement Cost 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 8.3 PB Impact Cost per Functional Resident 
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Table 8.4 PB Debt Service Credit 

 
 
Table 8.5 provides a comparison of the cost per functional population from 2001 to the 
proposed TOA and GS updates. The TOA proposed costs increased by nearly 300% 
in less than two years while the GS costs increased by 112%. The 2006 TOA cost 
calculations were based on a 24-hour functional population, which is overstated as 
most public building are open for less than 11-hours per day. The 2005 update took 
this into consideration whereas the 2006 update did not. Our analysis is very 
conservative because we used a 24-hour day to ensure our review could be easily 
compared to the Update. The cost would decrease by 20 to 30% if an 11-hour day 
was used. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 8.5 PB Cost per FP Comparison 
 
 



Citrus County Impact Fee Analysis 
10/10/2006 

43 

 
At the time of this report we were unable to validate the future revenue credit. We 
hope to have this information prior to the PDRB public hearing. Therefore the PB 
analysis does not include a future revenue credit or a vacant land credit. 
 
Table 8.6 provides a comparison between the TOA proposed PB impact fee 
schedule and the 2001, 2005 and the GS proposed fees. 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Table 8.6 PB Impact Fee Schedule 
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Table 8.6 PB Impact Fee Schedule (Cont.) 
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9 – Schools 

 
 
The TOA School Impact Fee proposal suggests using a 2011 level of service. 
Essentially, this would assess new development for a LOS that will not be 
available until 2011, which is only a projection. This is the only impact fee 
category that uses a projected LOS to determine the facility capacity and cost. 
 
Table 9.1 reflects the proposed LOS of the two TOA submittals and the existing 
LOS, as calculated by GS. The TOA version two is using a non-existent design 
standard to increase the LOS. This would force new development to pay not only 
for future capacity levels but also to pay for a different facility standard than 
existing development is currently funding. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 9.1 Public School Level of Service 
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Table 9.2 Public School Level of Service 
 
The facility cost per student station is shown in Table 9.2. This table reflects the 
TOA version 2 proposal and the GS costs, based on the existing level of service. 
As indicated, the TOA costs per student station have increase by $23,000 or 
140% in less than two year. 
 
Table 9.3 provides the CCPS weighted facility costs of the TOA version 2 and the 
GS analysis. Because the current utilization rate is used we can adjust the cost 
based on the number of portable student stations currently be used by the 
School District. As a result, the weighted student station cost is $34,923 
compared to the proposed TOA cost of $40,912. 
 
Table 9.4 provides a total facility cost comparison for the School District. 
According to the TOA Update, the facility costs increased by 142% in less than 
two year. 
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Table 9.3 Weighted Facility Costs 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 9.4 Facility Cost Comparison 
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Table 9.5 State Revenue Credit Calculation 
 
The state revenue credit is understated due to TOA’s use of a 5-year capitalization 
period and an incorrect discount rate (Table 9.5). Our analysis changed the discount 
rate to the existing 4.5% but left the capitalization rate at 5-year to remain 
conservative in our analysis. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 9.6 Capital Improvement Tax Credit 
 
 
The capital improvement tax (CIT) credit increased in our analysis primarily due to the 
amount of CIT revenue available for new capacity. Based on the 2007 CCPS Facility 
Work Plan there is 65% of the CIT revenues available for new student stations. 
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Table 9.7 Annual Capital Improvement Tax Credit 
 
 
Table 9.8 shows the vacant land credit and Table 9.9 reflects the net impact cost 
per student. The TOA cost per student increase by over 260% in less than two 
years. This is addition to a 255% increase in school cost used in the 2005 TOA 
impact fee update. 
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Table 9.8 Vacant Land Tax Credit 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 9.9 Net Impact Cost per Student 
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Table 9.10 School Impact Fee Comparison 
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10 – Transportation 

 Transportation 
The TOA transportation impact fees are overstated due to a weighted lane mile cost 
that includes 100% of the project state roadway projects and excludes the lane mile 
for non-capacity improvements while include all non-capacity improvement costs. The 
corrected lane mile costs are reflected in Table 10.1.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Table 10.1 Revised Road Lane Mile Cost 
 
 
The other factors that affect the road impact fee schedule are as follows: 
 

1. The average daily capacity decreased from 11,514 in 2005 to 10,084 in 2006 
without changing the adopted LOS or improving the roadway construction 
standards. 

 
2. The trip length has not been adjusted to reflect travel on local and state roads. 

The trip length should be reduced by 15% to reflect travel on only collector and 
arterial roadways and roads funded with impact fees. 

 
Table 10.2 provides the road impact fee schedule after recalculating based on the 
data represented in this analysis. 
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Table 10.2 Road Impact Fee Schedule and Comparison
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Table 10.2 Road Impact Fee Schedule and Comparison
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