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School Concurrency   
“Planning For Our Future”

School Planning Workshop

February 13, 2009
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“Planning for our Future”
Agenda

1. Introduction of Panel
2. School Concurrency 

Interlocal Agreement
Public Schools Facilities Element (PSFE)

Level of Service
Financially Feasible
Concurrency Service Areas

3. Mitigation of Impacts
4. Participation in Land Use Decisions
5. Greatest Challenges 
6. Demographic issues
7. Recap of Issues for Success
8. Question and Answer

What is Concurrency?

“Concurrency” is defined as meaning 
that the necessary public facilities and 
services to maintain the adopted level 
of service standards are available when 
the impacts of development occur. 

(Florida Administrative Code Chapter 9J-5)
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ILA—How the SB is Brought into 
Development Process

The ILA confirms all parties’ commitment to School 
Planning coordination & sharing information, including 
joint meetings of the City, County and School District.

The ILA addresses important issues such as:  school 
siting process, school capital & infrastructure planning, 
student enrollment & projections, county population 
projections, and growth & development trends.

The ILA outlines how the School Board will be a formal
part of the County’s and City’s development review 
process.

PSFE--How the Developers are 
Brought into the Process

School Capacity (Level of Service)
Concurrency Service Areas (CSA)
Proportionate Fair Share Mitigation 
Options
Provisions for Infrastructure
School Siting & Planning
Safe Routes to school
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Level of Service

“Appropriate level of service standard”
means school facilities adequate for the 
purpose of providing education for the 
projected enrollment that can be 
achieved and maintained throughout 
each year of the five-year planning 
period.  [Chap.9J-5.025 FAC]

LOS Concepts

LOS indicates the capacity per unit of 
demand for each public facility.
LOS must be financially feasible.  
LOS can be defined by school type, but 
not by an individual school site.
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LOS Concepts

All 5 Counties, LOS uses permanent FISH 
but does not include portables/ 
relocatables.
St. Lucie plan for program capacity to be 
developed.
Some program adjustments were added 
for example; Title I in the LOS formula.

Sample LOS

Percentage of F.I.S.H. capacity utilized
(Enrollment divided by Capacity)

Must be consistent County-Wide
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CSA Concepts

Designed CSA boundaries to follow 
census tracks and School/ County 
Planning Areas.
Conforms to the County Urban Service 
Boundary
Addresses natural or man- made 
impediments such as water, bridges, 
Interstate & turnpike.
Takes into account transportation issues

Concurrency Service Area 
Concepts

Most counties did not consider a district-wide 
CSA. 
CSA are driven primarily by geographic areas’
transportation issues. 
Some Florida districts are using school 
attendance zones, school planning zones  
There is some discussion at the State level 
regarding the elimination of “ghost CSA” or no-
school CSA.
Need to Balance Capacities to adopt highest LOS
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PBC CONCURRENCY SERVICE AREA MAP
(21 Concurrency Service Areas)
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SLC  CONCURRENCY SERVICE AREA MAP
(7 Concurrency Service Areas)
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MC  MIDDLE/HIGH SCHOOL 
CONCURRENCY SERVICE AREA MAP
(5 Concurrency Service Areas)

IRC ECONCURRENCY SERVICE AREA MAP
(11 Concurrency Service Areas)
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SLC  SCHOOL CAPACITY PLANNING          
AREA MAP    (  15 Planning Areas)

Financial FeasibilityFinancial Feasibility

100% Utilization

Affordable

Desired 150% Utilization
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Financial Feasibility - Challenges

The School Board is obligated to plan and fund to 
the adopted LOS.
The Schools rely on state funds for school 
construction. State revenues are declining & are at 
best inconsistent.
Local revenue sources are declining.
Impact Fees are declining & may be discontinued.
Few other revenue sources available.
The national & state economies are 
in recession.

Financial Feasibility - Challenges

The law defines “financial feasibility” to 
mean sufficient revenues are currently 
available or will be available from 
committed funding sources for the first 
3 years, or will be available from 
committed or planned funding sources 
for years 4 and 5, of a 5-year capital 
improvement schedule for financing 
capital improvements.
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Financial Feasibility - Challenges

In 2008, the Legislature appropriated 
ZERO dollars for Class Size Reduction 
(CSR) and 2 Mills went to 1.75 Mills.

In 2009, the Legislature has not 
appropriated CSR money and the PECO 
New Construction has dwindled or is 
non-existent.

Proportionate Fair Share 
Mitigation Options

Options for the proportionate share mitigation 
are addressed in each County’s PSFE and the 
ILA
Even in the absence of available capacity, 
development may be approved if the developer 
agrees to provide mitigation proportionate to 
the demand for schools created by the project. 
SB must agree and have capacity to put in 5-
year plan
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Proportionate Fair Share 
Mitigation Options

Counties have listed the following mitigation 
options:

Land donation
Renovation of existing facilities
Construction of permanent student stations
Mitigation banking (Developer built schools)

Districts can consider other possible 
mitigation as permitted by state law.

Mitigation Tools

SB’s tools to mitigate impacts of growth
Impact Fees

School Site Dedications

Capital Funding
Capital improvement tax (CIT)- 2  1.75 mil

½ cent sales tax, requires voter approval

Participation on Land Use Decisions



13

Educational Impact Fees

29 Counties have Educational Impact fees

Those that don’t have Educational Impact fees

20 Counties have <1% student growth

12 Counties have > 1% but less that 2% student 
growth

6 Counties have > 3% student growth

Pending Legislation on not collecting impact fees

“Planning for our Future”2006 levels
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Use of Capital Funds

Board Decisions on expenditure of capital funds

Renovation & Repairs

New Capacity
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Participation in Land Use Decisions

Local
Developer Pre-Applications
Site Plan Review
Planning & Zoning
City/Board of County Commissioners

Regional & State
Regional Planning Council
Department of Community Affairs

Density Increase- must have adequate public 
facilities –including schools (sample DCA comments)
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“Martinez Plan March 2000”

Capacity Enhancement Agreements

At time of Change in Land Use developer 
agrees to voluntary contribution to allow 
for enhancement to schools to mitigate 
demand on public schools
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Capital Cost for New Students

Student station construction
Buses
Ancillary facilities
Land

Combined $35-50k per Student Station

Building Construction Costs
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School Concurrency Common 
Misunderstandings

Level of Service Must be Financially 
Feasible
Level of Service vs. Individualized 
Analysis of Impacts on Schools
3-year Rule and Adjacency Rule –
per statute
Development Order vs. Land Use 
Changes

Suggested Process

Develop Student Multiplier
RPC and Local Planning Agency Discussions
SB Authorization of Staff to Conduct Negotiations 
with Developers
Analysis of Impacts using Multiplier
Letter or Staff Report to Local Government and 
Developer
Negotiations with Developer 
Conditions of Approval
Developer Agreement
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School Board Approval

STUDENT MULTIPLIERS

2001 Study
• Property Appraiser data utilized
• Random sample by unit type
• Student data matched to home 
address____________________________________

Study to be updated in 2007
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Student Multiplier Options

1. Property Appraiser Data 
Matched to Student Data

2. Census Data
3. Phone Surveys

Important Components

Sound Basis for Analysis
Rational Nexus
Reasonable Conditions of Approval
Cooperation of Local Governments
Dialogue with Developer
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Greatest Challenges

“The first one”
Timing of payments
Defining costs in a fluid market
Rational Nexus
Uniform School District issues
Growth Fluxuations

K-12 School Enrollment
21 year FTE Growth

119.67%20,852 38,277.49 17,425.32 St. Lucie

94.03%81,935 169,073.94 87,139.19 Palm Beach

30.72%1,632 6,942.17 5,310.54 Okeechobee

68.11%7,143 17,630.94 10,487.89 Martin

66.42%6,905 17,299.39 10,394.71 Indian River

Change08-09 3rd86-87 FinalDistrict

Pct
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Treasure Coast Schools Growth

Treasure Coast Schools Growth
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Tool Boxes

Innovative land purchase- industrial land, etc.
Land Banking
Allowance for future additions
Modular additions
Co-locating schools with parks
Interlocal Agreements and Meeting with SB and 
Local Government Boards
Quarterly meetings with County Facilities staff 
Regular Meetings with local Planning Directors

Ingredients for Success

RPC Support- Particularly for DRI’s and Land Use 
Changes
Local Government support -Final Approval of 
Development Orders
Early Participation- At front end of process before 
commitments are made
Relationship building; credibility
Organizational Structure- Professional Staff  
dedicated to this function
Defining moments



25

“Questions & Answers”


