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2.1 - CONCURRENCY MANAGEMENT – Revenue Streams 
 
 
A. Introduction & Background 
 
Collier County employs “Generally Accepted Accounting Principles” in all of its account 
tracking activities.  The County’s Impact Fee Program is designed to pay for County facilities 
and services required by approved development.  However, the Board of County Commissioners 
must approve the impact fee charges and the methodologies used in assessing such fees.  In 
recent years, the impact fees assessed on new developments were insufficient to pay for the cost 
of providing facilities and services to such development.  Thus, the balance of the cost had to be 
mitigated from other funding sources.  The Board of County Commissions has traditionally 
rejected increases to ad valorem taxation to pay for funding shortfalls.  In 2002 and 2003, the 
Board of County Commissioners dramatically increased the impact fee amounts.  Collier County 
now has the highest impact fees within the State of Florida. 
 
Fees charged for permits do not directly reflect County growth management objectives.  These 
fees are designed to recompense staff time and County resources spent processing permit 
applications.  Permitting fees are not set higher or lower based upon a particular geographic area. 
 
B. Identification of Specific Goals, Objectives & Policies 
 
Concurrency management is essential to the overall operation of the County.  As a result, 
references to concurrency and finance are sprinkled throughout the Growth Management Plan. 
 
CAPITAL IMPROVEMENT ELEMENT – Financial Feasibility 
 
OBJECTIVE 1.2: 
 
Provide public facilities in order to maintain adopted level of service standards that are within 
the ability of the County to fund, or within the County's authority to require others to provide.   
Existing facility deficiencies measured against the adopted level of service standards will be 
eliminated with revenues generated by ad valorem taxes and intergovernmental revenues 
received based on economic activity.  Future development will bear a proportionate cost of 
facility improvements necessitated by growth.  Future development's payments may take the 
form of, but are not limited to, voluntary contributions for the benefit of any public facility, 
impact fees, dedications of land, provision of public facilities, and future payments of user fees, 
special assessments and taxes. 
 
 
Policy 1.2.1: 
 
The estimated capital expenditures for all needed public facilities shall not exceed conservative 
estimates of revenues from sources that are available to the County pursuant to current law, and 
which have not been rejected by referendum, if a referendum is required to enact a source of 
revenue. 
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Policy 1.2.2: 
 
Existing and future development shall both pay for the costs of needed public facilities.  Existing 
development shall pay for some or all facilities that reduce or eliminate existing deficiencies, 
some or all of the replacement of obsolete or worn out facilities, and may pay a portion of the 
cost of facilities needed by future development.  Both existing and future development may have 
part of their costs paid by grants, entitlements or public facilities from other levels of government 
and independent districts.   
 
Policy 1.2.3: 
 
Public facilities financed by County enterprise funds (i.e., potable water, sanitary sewer and solid 
waste) may be financed by debt to be repaid by user fees and charges for enterprise services, or 
the facilities may be financed from current assets (i.e., reserves, surpluses and current revenue). 
 

 Policy 1.2.4: 
 

Public facilities financed by non-enterprise funds (i.e., roads, surface water management, parks, 
library, emergency medical service, and jail shall be financed from current revenues and assets 
(pay-as-you-go financing) and Revenue Bonds approved by the Board of County 
Commissioners.   Debt financing shall not be used to provide excess capacity in non-enterprise 
public facilities unless the excess capacity is an unavoidable result of a capital improvement that 
is needed to achieve or maintain standards for levels of service.  Notwithstanding other 
provisions of this policy, general obligation bonds approved by referendum may be used for any 
public facilities to acquire capacity needed within the Schedule of Capital improvements or for 
excess capacity. 
 
Policy 1.2.5: 
 
The County shall not provide a public facility, nor shall it accept the provision of a public facility 
by others, if the County is unable to pay for the subsequent annual operating and maintenance 
costs of the facility. 
 
Policy 1.2.6: 
 
The County shall continue to collect Road Impact Fees for road facilities requiring the same 
level of service standard as adopted in Policy 1.1.5 of this element in order to assess new 
development a pro rata share of the costs required to finance transportation improvements 
necessitated by such development. 

  
      Policy 1.2.7: 
 

The County shall continue to collect impact fees for Parks and Recreation, EMS and Library 
facilities requiring the same level of service standard as adopted in Policy 1.1.5 of this element in 
order to assess new development a pro rata share of the costs required to finance Parks and 
Recreation, EMS and Library improvements necessitated by such development. 
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Policy 1.2.8: 
 
If, for any reason, the County cannot provide revenue sources identified as needed funding for 
specific projects within the adopted Schedule of Capital Improvements, the Growth Management 
Plan shall be amended based on one or more of the following actions: 
 
 A. Remove through a plan amendment facility improvements or new facilities from 

the adopted Schedule of Capital Improvements that exceed the adopted levels of 
service for the growth during the next five (5) fiscal years; 

 
 B. Remove from the adopted Schedule of Capital Improvements through a plan 

amendment, facility improvement or new facilities that reduce the operating cost of 
providing a service or facility but do not provide additional facility capacity; 

 
 C. Where feasible, transfer funds from a funded Non-Capital Improvement Element 

capital project in order to fund an identified deficient Capital Improvement Element 
public facility.  The resulting revisions shall be reflected in the required annual 
update. 

 
 D. Lower the adopted level of service standard through a plan amendment for the 

facility for which funding cannot be obtained. 
 
 E. Do not issue development orders that would continue to cause a deficiency based 

on the facility's adopted level of service standard. 
 
Policy 1.2.9: 
 
Collier County will not exceed a maximum ratio of total general governmental debt service to 
bondable revenues from current sources of 13%.  Whereas Florida Statutes place no limitation on 
the application of revenues to debt service by local taxing authorities, prudent fiscal management 
dictates a self-imposed level of constraint.  Current bondable revenues are ad valorem taxes and 
State-shared revenues, specifically gas taxes and the half-cent sales tax.  The Enterprise Funds 
operate under revenue bonding ratios set by the financial markets and are, therefore, excluded 
from this debt policy. 
 
CAPITAL IMPROVEMENT ELEMENT – Concurrency Management 
 

 OBJECTIVE 1.5: 
 

To ensure that public facilities and services needed to support development are available 
concurrent with the impacts of such development, the County's Concurrency Management 
System shall be consistent with Chapter 163, Part II, Florida Statutes and Rule 9J-5.0055, Florida 
Administrative Code.  The County shall establish a regulatory and monitoring program to ensure 
the scheduling, funding and timely construction of Category A public facilities concurrent with, 
or prior to, the issuance of a final site development plan, final plat or a building permit to achieve 
and maintain adopted level of service standards. 
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Policy 1.5.1: 
 
The concurrency requirement for the Potable Water, Sanitary Sewer, Drainage and Solid Waste 
Level of Service Standards of this Growth Management Plan will be achieved or maintained if 
any one of the following standards of the Concurrency Management System are met: 
 
 A. The necessary facilities and services are in place at the time a final site 

development plan, final plat or building permit is issued; or 
 
 B. The necessary facilities and services are under construction at the time a final site 

development plan, final plat or building permit is issued; or 
   
 C. The necessary facilities and services are guaranteed in an enforceable development 

agreement that includes the provisions of paragraphs A and B of this policy.  An 
enforceable development agreement may include, but is not limited to, 
development agreements pursuant to Section 163.3220, Florida Statutes, or an 
agreement or development order issued pursuant to Chapter 380, Florida Statutes.  
The agreement must guarantee that the necessary facilities will be in place when 
the impacts of the development occur. 

 
 

 Policy 1.5.2: 
 

The concurrency requirement for the Parks and Recreation Level of Service Standards of this 
Growth Management Plan will be achieved or maintained if any one of the following standards 
of the Concurrency Management System are met: 
 
 A. Compliance with any one of the standards set forth in Policy 1.5.1 A, B and C is 

met; or 
 
 B. At the time the final site development plan, final plat or building permit is issued, 

the necessary facilities and services are the subject of a binding executed contract 
which provides for commencement of actual construction of the required facilities 
within one year of the issuance of the final site development plan, final plat or 
building permit; or 

 
 C. The necessary facilities and services are guaranteed in an enforceable development 

agreement which requires the commencement of the actual construction of the 
facilities within one year of the issuance of the applicable final site development 
plan, final plat, or building permit.  An enforceable development agreement may 
include, but is not limited to, development agreements pursuant to Section 
163.3220, Florida Statutes, or an agreement or development order issued pursuant 
to Chapter 380, Florida Statutes. 
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Policy 1.5.3: 
The concurrency requirement of the Transportation Level of Service Standards of this Growth 
Management Plan will be achieved or maintained if any one of the following standards of the 
Concurrency Management System is met: 
 
 A. Compliance with any one of the standards set forth in Policies 1.5.1 A, B, and C 

and 1.5.2 B and C is met ;or 
  
 B. In areas in which Collier County has committed to provide the necessary public 

facilities and services in accordance with its five-year schedule of capital 
improvements, the concurrency requirement of the Transportation Level of Service 
Standards shall be achieved or maintained if all of the following standards of the 
Concurrency Management System, based upon an Adequate Capital Improvements 
Program and adequate implementing regulations are met: 

 
  1.  A Capital Improvement Element and a five-year Schedule of Capital 

Improvements which, in addition to meeting all of the other statutory and 
rule requirements, must be financially feasible.  The Capital Improvement 
Element and Schedule of Capital Improvements may recognize and include 
transportation projects included in the first three years of the applicable, 
adopted Florida Department of Transportation five-year work program. 

 
  2. A five-year Schedule of Capital Improvements which must include both 

necessary facilities to maintain the adopted level of service standards to 
serve the new development proposed to be permitted and the necessary 
facilities required to eliminate those portions of existing deficiencies which 
are a priority to be eliminated during the five-year period under the 
Schedule of Capital Improvements. 

 
  3. A realistic, financially feasible funding system based on currently available 

revenue sources which must be adequate to fund the public facilities 
required to serve the development authorized by the building permit and 
which public facilities are included in the five-year Schedule of Capital 
Improvements. 

 
  4. A five-year Schedule of Capital Improvements which must include the 

estimated date of commencement of actual construction and the estimated 
date of project completion. 

    
  5. A five-year Schedule of Capital Improvements which must demonstrate that 

all actual construction of the road facilities is scheduled to commence in or 
before the third year of the five-year Schedule of Capital Improvements. 

    
  6. A plan amendment is required to eliminate, defer or delay construction of 

any road project which is needed to maintain the adopted level of service 
standard and which is listed in the five-year Schedule of Improvements. 
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  Policy 1.5.4: 
 

The County shall continue to implement a Concurrency Management System, as identified 
Division 3.15 of the Collier County Land Development Code, which shall include a regulatory 
program and monitoring system consistent with this Growth Management Plan and consistent 
specifically with the policies under Objective 1.5 of this Capital Improvement Element.  The 
monitoring system shall enable the County to determine whether it is adhering to the adopted 
Level of Service Standards and Schedule of Capital Improvements. 
 
 
HOUSING ELEMENT 
 
 
Policy 1.3: 
 
The City and County will explore the development of a fair share affordable housing ordinance 
that will require commercial and residential developments to address the lack of affordable 
housing.  The local jurisdiction will evaluate a broad range of options including the development 
of an affordable housing impact fee, the requirements that a percentage of units developed will 
be “set aside” for below market rate housing, provide for the transfer of development rights, an 
option whereby land could be donated to a nonprofit and/or placed in a land bank, or other 
alternatives that will assist in mitigating the rising need for affordable housing as the population 
increases. 
 
Policy 1.4:   
 
Affordable housing will be distributed equitably throughout the County using strategies that 
include, but are not limited to, density bonus agreements, and impact fee waivers or deferrals.  In 
addition, affordable housing will be located where adequate infrastructure and services are 
available.  
 
Policy 2.7: 
 
Increase the utilization of existing impact fee ordinances to facilitate the development of 
affordable housing through the provisions of waivers and/or deferrals. 
 

 Policy 2.9: 
 
Review the County’s Density Bonus Ordinance every two years to reflect changing community 
needs and market conditions.  Encourage the blending of affordable housing density bonus units 
into market rate developments and review the feasibility of approving density bonus at an 
administrative level.  
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 Policy 2.10: 
 
Through the adoption of local incentives, such as density bonus agreements and impact fee 
waiver/deferrals, public and private sponsors will be encouraged to provide adequate housing for 
rural residents and farmworker families. 
 

 Policy 2.11:  
 
The County Housing and Urban Improvement Department will coordinate with independent 
water and sewer districts to ensure that the necessary infrastructure and facilities for new housing 
developments are in place, and consistent with the County’s Concurrency Management System. 
 

  Policy 2.12:   
 
The County will adopt and implement policies that address site locations for farm worker 
housing, including strategies such as density bonus agreements, impact fee waivers or deferrals, 
and adequate infrastructure and services.  
 
OBJECTIVE 3: 
 
By 2000, increase the number of housing programs and amount of funding available to promote 
the preservation and protection of existing, stable residential neighborhoods. This will be 
accomplished through the utilization of State Housing Incentives Partnership (SHIP) and CDBG 
programs including strategies such as Down Payment/Closing Cost Assistance, Rehabilitation 
and Emergency Repair, Demolition with New Construction, and Impact Fee Waivers or 
Deferrals. 
Policy 8.1: 
 
The County will coordinate with the USDA and other State and Federal Agencies to provide 
technical and financial assistance, impact fee waivers and deferrals and increased density, 
consistent with the Immokalee Area Master Plan, for a 300 bed facility to provide housing for 
unaccompanied agribusiness workers. 
 
INTERGOVERNMENTAL COORDINATION ELEMENT 
 
Policy 1.1.3:  
 
The Collier County Comprehensive Planning Section of the Planning Services Department shall 
prepare and review an annual level of service monitoring report of the Growth Management 
Plan.  The purpose of this report is to provide the affected entities with the information in order 
to evaluate and coordinate level of service standards. 
 
Policy 1.1.4:   
 
The Collier County Comprehensive Planning Section of the Planning Services Department shall 
recommend procedures to be taken if the entity that has maintenance responsibility does not plan 
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for the necessary improvements in a timely manner in order to maintain the County adopted level 
of service.  
 
Policy 1.1.5:   
 
In situations where other public or private entities are providing a facility or service within 
Collier County for roads, water, sewer, drainage, parks, or solid waste, the County will 
coordinate its adopted level of service standard within the parameters allowed by the 
Concurrency Management System of the Capital Improvement Element of this Plan. 
 
OBJECTIVE 1.4: 
 
By January 1, 1999, the County shall complete an evaluation of informal and formal 
coordination mechanisms between the County, other units of local, regional, state, and federal 
government and any private entity that provides an essential public service that affects Levels of 
Service and/or land use planning in the County. 
 
Policy 1.4.1: 
 
By January 1, 1998, the County shall establish the criteria to be used to complete an update of 
the evaluation of informal and formal coordination mechanisms between the County, other units 
of local, regional, state, and federal government, and private entities which provide an essential 
public service that affect Levels of Service and/or land use planning in the County. 
 
 
Policy 1.4.2: 
 
By January 1, 1998, the County shall implement procedures and activities that will improve 
communications between the County and other units of local, regional, state, and federal 
government, and private entities which provide an essential public service that affect Level of 
Service and/or land use planning.  These procedures and activities will be based on data derived 
from the update of the evaluation of informal and formal coordination mechanisms. 
 
FUTURE LAND USE ELEMENT 
 
Policy 2.1:   
 
The County shall prepare annually the Annual Update and Inventory Report (AUIR) on Public 
Facilities which shall include a determination of the existing conditions of capital public 
facilities, determine the remaining available capacity, forecast future needs in the five year 
capital improvement schedule and identify needed improvements and funding to maintain the 
level of service adopted in Policy 1.1.5 of the Capital Improvements Element. 
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 Policy 2.2: 
 

Deficiencies or potential deficiencies that have been determined through the Annual Update and 
Inventory Report on capital public facilities may include the following remedial actions: 
establish an area of significant influence for roads, a TCEA, TCMA, add projects to the Capital 
Improvements Element, enter into a binding commitment with a Developer to construct the 
needed facilities or defer development until improvements can be made or the level of service is 
amended to ensure available capacity. 
 
GOLDEN GATE AREA MASTER PLAN ELEMENT 
 
OBJECTIVE 1.2: 
 
Ensure public facilities are provided at an acceptable level of service. 
 
Policy 1.2.1: 
 
Requests for new uses of land shall be subject to level of service standards and concurrency 
requirements for public facilities as outlined in the Capital Improvement Element of the Growth 
Management Plan.    
 
 
IMMOKALEE AREA MASTER PLAN ELEMENT 
 
Policy III.3.2: 
 
By September 1998, the County Attorney's Office will research those steps under law to provide 
deferral for at least two years the ad valorem taxes and special assessments for new apartments 
built for and rented to very low and low income households. 
 
C.  Data Assessment 
 
Please refer to the attached Concurrency Management – Revenue Streams “Figure 2.1-1” for a 
copy of the Collier County Community Development and Environmental Services Fee Schedule. 
 
The Board of County Commissioners in March 2004 implemented the County’s 11th impact fee 
on new construction in an effort to fund the construction of government buildings to serve the 
growing number of residents in Collier County.  In April of the same year, the Board of County 
Commissioners will consider a 12th impact fee for law enforcement to tax new development to 
help pay for growth. 
 
D. Objective Achievement Analysis 
 
Capital Improvement Element, Financial Feasibility – Objective 1.2:  Level of service 
standards and related impact fees, user fees, assessments, etc. are evaluated in an effort to 
mitigate development costs and growth. 
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Policy 1.2.1:  This policy helps to ensure County monitoring of fees and associated revenues 
pursuant to current laws and regulations. 
 
Policy 1.2.2:  This Policy coincides with County strategies of having growth pay for growth. 
 
Policy 1.2.3:  See Policy 1.2.2. 
 
Policy 1.2.4:  Describes public facilities and financing methods to maintain the adopted level of 
service standards. 
 
Policy 1.2.5:  This Policy reiterates County procedures concerning growth management and 
concurrency management. 
 
Policy 1.2.6:  See Policy 1.2.2. 
 
Policy 1.2.7:  See Policy 1.2.2. 
 
Policy 1.2.8:  This Policy ensures a type of check-and-balance process regarding the adopted 
levels of service, the 5-Year Schedule of Capital Improvements, growth management and 
concurrency management throughout the County. 
 
Policy 1.2.9:  This Policy identifies the maximum ratio of debt service to bondable revenues. 
 
Capital Improvement Element, Concurrency Management – Objective 1.5:   
This Objective ensures compliance with Chapter 163, Part II, Florida Statutes and Rule 
9J5.0055, Florida Administrative Code.  Concurrency management, adopted levels of service 
and growth management are addressed within this Objective. 
 
Policy 1.5.1:  This Policy references the requirements of level of service standards of the Growth 
Management Plan. 
 
Policy 1.5.2:  See Policy 1.5.1. 
 
Policy 1.5.3:  See Policy 1.5.1. 
 
Policy 1.5.4:  References highlighting the Concurrency Management System and subsequent 
monitoring systems consistent with the Growth Management Plan are located within this Policy. 
 
Housing Element – Policy 1.3:  Impact fees for affordable housing are alluded to in this Policy. 
 
Policy 1.4:  This Policy recognizes the various financial tools available to the County to assist in 
the provision of affordable housing including, but not limited to, density bonuses and impact fee 
waivers or deferrals. 
 
Policy 2.7:  This Policy stresses the utilization of impact fee waivers/deferrals for affordable 
housing. 
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Policy 2.9:  The density bonuses reinforce the County’s dedication to affordable housing. 
 
Policy 2.10:  This Policy reiterates the utilization of impact fees to encourage housing for rural 
families and farmworkers. 
 
Policy 2.11:  This Policy discusses Concurrency Management, infrastructure and public 
facilities. 
 
Policy 2.12:  The County’s various density bonuses and impact fee strategies support the goals 
of the Housing Element. 
 
Objective 3:  This Objective strengthens the County’s commitment to increasing affordable 
housing through various subsidy programs including impact fee waivers and/or deferrals. 
 
Policy 8.1:  The County coordinated with the USDA and other agencies to fund and construct a 
300-bed facility for farmworkers.  The facility is complete and in operation. 
 
Intergovernmental Coordination Element – Policy 1.1.3:  The Collier County Comprehensive 
Planning Department prepares an Annual Update and Inventory Report (AUIR) to review 
County compliance with its own LOS Standards. 
 
Policy 1.1.4:  See Policy 1.1.3. 
 
Policy 1.1.5:  See Policy 1.1.3. 
 
Objective 1.4:  See Policy 1.1.3. 
 
Policy 1.4.1:  See Policy 1.1.3. 
 
Policy 1.4.2:  See policy 1.1.3. 
 
Future Land Use Element – Policy 2.1:  Impact fees and related assessments can be affected by 
the review of existing facilities and any needed improvements to maintain the adopted level of 
service standards. 
 
Policy 2.2:  The Annual Update and Inventory Report (AUIR) can predict and determine any 
deficiencies related to the adopted level of service standards.  As a result, Impact fees may be 
affected. 
 
Golden Gate Master Plan Element – Objective 1.2:  This Objective requires the County to 
monitor LOS Standards relative to the Golden Gate Area Master Plan Area (see Section 1.5.I of 
this report). 
 
Policy 1.2.1:  See Objective 1.2. 
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Immokalee Area Master Plan Element – Policy III.3.2:  This policy required the County 
Attorney’s Office to research the concept of providing deferrals of ad valorem taxes and/or 
special assessments to encourage apartment construction for low-income families.  See Section 
1.5.J of this report. 
 
E. Conclusion 
 
The revenue from impact fees is essential to the Goals, Objectives and Policies of the Collier 
County Growth Management Plan.  Many public facility improvement projects referenced in the 
5-Year Schedule of Capital Improvements, including those related to transportation, stormwater 
management, public utilities and affordable housing, rely on impact fees for funding assistance 
and growth and concurrency management.  The County’s primary means of funding facilities to 
support the rapid growth of the area is through impact fees. 



2.1.13 

 

Figure 2.1-1 
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