EXECUTIVE SUMMARY
Recommendation to authorize staff use of a Developer’s Version of the Fiscal Impact Analysis Model (FIAM) as a supplemental planning tool for internal use only to review proposed Developments of Regional Impact (DRIs), projects within the Rural Land Stewardship Area (RLSA), projects within the Rural Land Mixed Use Overlay, and other major developments in order to assess projected revenue and expenditure impacts upon Collier County services

OBJECTIVE:  To obtain Board of County Commission (BCC) authorization for interim internal County Staff use of the attached “Developer’s” version of the Fiscal Impact Analysis Model (FIAM). 

CONSIDERATIONS:  The FIAM is an integrated financial analysis tool designed to provide a logical and detailed framework for estimating the fiscal impact of a proposed amendment to the comprehensive plan, proposals for DRIs and, as required by the County’s Growth Management Plan, proposals for developments within the RLSA and RFMUD. The FIAM will also be used on an as needed basis for other larger projects when warranted. 
The model is deemed necessary to assist local planners, local government advisory boards, and governing bodies to better understand the implications of proposed  projects in order to allow local decision makers a methodology to evaluate development density and intensity  options within the context of financial implications. 
However, the confidence indicator of this FIAM can be expected to be in the realm of approximately 70%.  The confidence factor can increase or decrease depending on the volatility of the assumptions that are inputed into the model. A prime example is the absorbtion rate for housing. Therefore, it would be professionally irresponsible from a planning practices and principles perspective to recommend that the BCC adopt the Developers’ FIAM as an “official model” for outside use by developers, petitioners, and other applicants.  Additional factors include the following:  

· The Collier County-specific data, by necessity and availability, is approximately one year behind “real time”;

· The FIAM model is not a perfect supplemental planning tool because the agreed upon assumptions included in the FIAM during the project review process, such as the projected number of years it will take for the development to be “built out”, the land and building uses for a specific development, the rate of growth/decline in certain County revenues and expenditures, impact fee charges, etc. will very likely be different from what actually occurs in the future.  

It is not possible to forecast, with 100% certainty, the fiscal impacts of a proposed development upon County services, nor is it possible to predict that the proposed development will actually occur in the time frame and physical development set forth in the plans as approved. 

Finally, staff has received during the past several months, and is soon expected to receive, several applications for approval of major DRI and RLSA developments involving thousands of acres in Eastern Collier County. These applications will include an FIAM provided by the applicant. In the past, FIAM submittals provided by the applicant have contained a substantial amount of fiscal analysis data that was found by staff to contain incorrect Collier County-specific information which also lacked appropriate and supportable project-specific development data. These pending projects, in addition to the other reasons cited above, form the basis for bringing the Collier County version of the FIAM to the Board of County Commissioners at this time for the BCC’s “acceptance” as a supplemental planning and evaluation tool to validate the developer provided FIAM and to substantiate as much as possible the economic impact of these proposed developments on the county’s essential public services.   

In summary, the County’s Developer’s FIAM is intended for use to assist County staff, the Collier County Planning Commission, and the Board of County Commissioners in the development review process.  It is not intended to be used and relied upon by developers. Moreover, this planning tool is not intended to replace master plans, plans adopted by the Board of County Commissioners (e.g. water and sewer master plans). Again, the Department of Community Affairs (DCA) has the following recommended caveats on the use of the FIAM:
· FAIM should not be used as the sole reason for selecting a land use option;

· FIAM is not recommended for every land use amendment or rezoning;

· FIAM is suitable for analysis the impact of affordable housing projects; 

· FIAM is not suitable for project with intangible values such as community parks and environmental projects.
FISCAL IMPACT: The review associated with incoming projects in the RLSA, RFMUD, and DRIs will require the services of approximately one-half FTE. It should be noted that in most cases Comprehensive Planning Department employees are involved in some aspect of the FIAM review as there is modeling review, economic data analysis, input, assumption review, and other analysis required with each FIAM submittal. 
CONSISTENCY WITH GROWTH MANAGEMENT PLAN:  The use of this FIAM is consistent with and in furtherance of the RLSA Overlay of the Future Land Use Element of the Growth Management Plan which requires of an applicant to “demonstrate fiscal neutrality” for developments in Stewardship Receiving Areas. The FIAM is also required for Villages within the Rural Fringe Mixed Use District and for Developments of Regional Impact. These same requirements are set forth in the corresponding implementing sections of the Land Development Code.

LEGAL CONSIDERATIONS:  This action of the Board of County Commissioners furthers the previously approved Growth Management Plan and Land Development Code provisions requiring the “demonstration of fiscal neutrality” for the subject previously discussed projects.  

RECOMMENDATION:  That the Board of County Commissioners of Collier County  accept the Developer’s FIAM as an internal planning tool only due to  the unreliability factor.  Because of the length and complexity of the FIAM it has been placed on the Comprehensive Planning Department web link for review and not attached hereto.
PREPARED BY:  Thomas Greenwood, Principal Planner
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