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I EXECUTIVE SUMMARY

In order to adequately plan for new development and identify the public facilities and
costs associated with mitigating the direct and cumulative impacts of new development,
DTA Public Finance, Inc. ("DTA"), was retained by the City of Riviera Beach, Florida (the
“City”), to prepare an updated Development Impact Fee Study (the “Fee Study”) that
includes an appropriate and legally defensible impact fee methodology and fee schedules
for the following growth related capital facilities: [1] Public Buildings; [2] Police [3] Fire
[4] Library [5] Parks, and [6] Roads. This Fee Study will update the one prepared in 2022.
The Fee Study will comply with Section 163.31801, Florida Statutes, and controlling
Florida case law regarding impact fees at levels identified by the various City departments
as being necessary to meet the needs of new development. The purpose of this Fee Study
is to ensure that all new development is required to pay its “fair share” of the cost of new
infrastructure through the Development Impact Fee (“DIF" or “Fee”) program by
establishing a nexus between the anticipated development and public facilities needs for
the City through 2040.

This Fee Study is intended to comply with Section 163.31801 which outlines the
requirements for local governments to impose impact fees on new development. These
fees are intended to offset the costs of new or expanded capital facilities that are needed
due to the increased demand caused by that development. The Future Facilities and
associated construction costs are identified in the Facilities Inventory and Needs List,
which is included in the appendix section of the Fee Study. A description of the
methodology used to calculate the fees is included in Section V.

A Organization of the Fee Study
This Fee Study will be presented in the following seven (7) sections:

= Section I contains an Executive Summary and provides a brief introduction to the
Fee Study and includes an overview of the proposed DIFs.

= Section Il is an Introduction that includes a brief description of City surroundings
and background information on DIF funding.

= Section III provides an overview of the legal requirements for implementing and
imposing the DIF amounts identified in the Fee Study and satisfies the nexus
requirements for each facility included as part of this Fee Study. Also included is
a discussion of the findings and requirements necessary to be satisfied when
establishing, increasing, or imposing a fee as a condition of new development.

= Section IV includes a discussion of land use characteristics and demand variables
of projected new development such as the number of housing units and the
number of non-residential building square feet, assuming current growth trends
in residential and non-residential development projected through 2040.

City of Riviera Beach, FL April 28, 2026
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= Section V contains a description of the methodology used to determine the Fees
for Future Facilities and presents the fees for each of the land use types.

= Section VI presents the calculation of the Fees for each land use.
= Section VII presents a summary of the Fees.

This Fee Study also includes an appendix section presenting the calculations and other
relevant material used to determine the fees generated in this Fee Study, as noted below

=  Appendix A includes the calculations used to determine the various Fee levels;

= Appendix B includes the Facilities Inventory List and Needs List used to determine
the various Fee levels; and

= Appendix C includes the Real Estate inventory list used to determine land pricing.
B DIF Summary

Per the results of this Fee Study, the total maximum DIF amounts required to finance new
development’s share of Future Facilities are identified in Table ES-1 below. Residential
fees are calculated per unit and non-residential fees are calculated per 1,000 square feet.
Fees presented in this Fee Study reflect the maximum fee levels that may be imposed on
new development per Section 163.31801 of the Florida Statute. Residential fees are listed
as per unit, and non-residential fees are per square feet.

As explained in Legal Section III of this Fee Study, recent legislation (HB 337) places certain
limits on increases to impact fees and provides certain limitations on the amount by which
alocal government may increase its impact fees. Specifically, HB 337 states that the new fees
adopted by the City may only be increased once every 4 years and by no more than 50% and
increases between 25% and 50% must be phased-in over 4 years in four equal installments.
In addition, increases of less than 25% must be phased in over 2 years in two equal
installments and if a new impact fee is calculated at a rate lower than the current fee, the
local government cannot automatically keep the higher fee. They must adopt the lower rate
or face challenges that the fee does not meet the "nexus test”.

To comply with this legislation, DTA has adjusted the maximum calculated fees generated
in this Fee Study to reflect the increases and/or decreases allowed under the new law as
shown below. The table below presents these fee levels for 2026. The allowable fee
schedule for the years 2026 through 2029 are presented throughout this Fee Study.

City of Riviera Beach, FL April 28, 2026
Development Impact Fee Justification Study
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Table ES-1: Proposed DIFs for 2026 per HB 337

. Fire and . . Public
Land Use Type and Unit Rescue Police Parks Library Buildings Roads

<800 SF $438.74 | $7896 | $1,355.91 | $262.40 | $146.03 $1,607.65 $3,889.68
801-1,399 $515.67 | S$117.72 | $1,593.68 | $308.40 | S$171.57 $1,922.06 $4,629.09
1400-1,999 $606.12 | $156.53 | $1,873.22 | $362.50 | $201.61 $2,207.25 $5,407.22
2,000-3,599 $704.59 | $195.33 | $2,177.52 | $421.39 | $234.32 $2,521.13 $6,254.27
3,600 and Over $780.84 | $234.12 | $2,413.16 | $466.99 | $259.76 $2,774.25 $6,929.12
<800 SF $438.74 $78.96 | $1,35591 | $262.40 | $146.03 $1,607.65 $3,889.68
801-1,399 $515.67 | S$117.72 | $1,593.68 | $308.40 | S$171.57 $1,922.06 $4,629.09
1400-1,999 $606.12 | $156.53 | $1,873.22 | $362.50 | $201.61 $2,207.25 $5,407.22
2,000-3,599 $704.59 | $195.33 | $2,177.52 | $421.39 | $234.32 $2,521.13 $6,254.27
3,600 and Over $780.84 | $234.12 | $2,413.16 | $466.99 | $259.76 $2,774.25 $6,929.12
<800 SF $438.74 $78.96 | $1,35591 | $262.40 | $146.03 $1,607.65 $3,889.68
801-1,399 $515.67 | S$117.72 | $1,593.68 | $308.40 | S$171.57 $1,922.06 $4,629.09
1400-1,999 $606.12 | $156.53 | $1,873.22 | $362.50 | $201.61 $2,207.25 $5,407.22
2,000-3,599 $704.59 | $195.33 | $2,177.52 | $421.39 | $234.32 $2,521.13 $6,254.27
3,600 and Over $780.84 | $234.12 | $2,413.16 | $466.99 | $259.76 $2,774.25 $6,929.12
Hotel/Motel $494.84 | $95.13 $805.73 - $52.04 $820.13 $2,267.86
Drive in Bank $366.14 | $100.43 - - $268.38 | $13,839.19 | $14,574.14
Mini-Warehouse $128.98 $15.76 - - $14.41 $1,301.92 $1,461.07
Movie Theater $366.14 | $100.43 - - $309.75 $156.94 $933.26
Racquet Club $366.14 | $100.43 - - $231.51 $3,908.25 $4,606.34
Church/Synagogue $366.14 | $100.43 - - $55.17 $882.56 $1,404.30
Day Care Center $366.14 | $100.43 - - $268.38 $5,359.50 $6,094.45
Quality Restaurant $445.35 | $100.43 - - $309.75 $7,376.06 $8,231.59
High-Turnover Sit-Down Restaurant $445.35 | $100.43 - - $309.75 $10,686.94 | $11,542.47
New Car Sales $445.35 | $100.43 - - $149.74 $3,435.75 $4,131.27
<10,000 $312.46 $87.84 - - $119.10 $2,080.69 $2,600.09
10,001-49,999 $312.46 $87.84 - - $119.10 $1,419.19 $1,938.59
50,000 $312.46 $87.84 - - $119.10 $1,419.19 $1,938.59
50,001-74,999 $312.46 $87.84 - - $130.57 $1,419.19 $1,950.05
75,000-99,999 $312.46 $87.84 - - $130.57 $1,292.63 $1,823.49
100,000-149,999 $312.46 $87.84 - - $162.81 $1,229.63 $1,792.73
150,000-199,999 $312.46 $87.84 - - $158.65 $1,103.63 $1,662.57
200,000-399,999 $312.46 $87.84 - - $156.57 $1,039.50 $1,596.36
400,000-499,999 $312.46 $87.84 - - $156.57 $882.56 $1,439.43
500,000-599,999 $312.46 $87.84 - - $156.57 $850.50 $1,407.36
600,000-699,999 $312.46 $87.84 - - $156.57 $788.06 $1,344.93
700,000-799,999 $312.46 $87.84 - - $156.57 $788.06 $1,344.93
800,000 and Over $312.46 $87.84 - - $156.57 $756.00 $1,312.86
City of Riviera Beach, FL April 28, 2026
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Medical Offices $312.19 $87.84 $253.06 $3,309.19 $3,962.27
Hospitals $312.19 $87.84 - - $217.07 $1,604.81 $2,221.91
Nursing Homes $346.88 | $87.84 $26.92 $345.94 $807.57

General Warehouse $235.20 $20.79 $40.96 $631.13 $928.08

Warehousing §77.32 $16.59 $32.42 $442.13 $568.46

<10,000 $379.91 | $100.43 $305.54 $8,258.63 $9,044.51
10,001-49,999 $379.91 | $100.43 - - $305.54 $8,258.63 $9,044.51
50,000 $379.91 | $100.43 - - $305.54 $4,728.38 $5,514.26
50,001-69,999 $379.91 | $100.43 - - $305.54 $4,728.38 $5,514.26
70,000-99,999 $379.91 | $100.43 - - $297.81 $4,129.31 $4,907.46
100,000-199,999 $379.91 | $100.43 - - $294.83 $3,751.31 $4,526.48
200,000 $379.91 | $100.43 - - $309.75 $3,057.75 $3,847.84
300,000 $379.91 | $100.43 - - $309.75 $2,742.19 $3,532.28
400,000 $379.91 | $100.43 - - $309.75 $2,553.19 $3,343.28
500,000 $379.91 | $100.43 - - $309.75 $2,458.69 $3,248.78
600,000 $379.91 | $100.43 - - $309.75 $2,364.19 $3,154.28
800,000 $379.91 | $100.43 - - $309.75 $2,269.69 $3,059.78
1,000,000 $379.91 | $100.43 - - $309.75 $2,237.63 $3,027.71
1,200,000 $379.91 | $100.43 - - $309.75 $2,207.25 $2,997.34
Pharmacy with Drive Thru $379.91 | $100.43 - - $309.75 $2,679.75 $3,469.84
Fast Food Restaurant $379.91 | $100.43 - - $309.75 | $13,176.00 | $13,966.09
Service Station per Fueling Station $379.91 | $100.43 - - $309.75 $3,246.75 $4,036.84
Convenience Retail $379.91 $100.43 - - $309.75 $14,247.56 $15,037.65

The DIFs proposed in this Fee Study are based on Facilities costs in 2026 dollars. Florida law
does not allow DIFs to be increased directly by the -cost-of-living index. Instead, Florida law,
specifically the Florida Impact Fee Act (Section 16-3.31801), limits fee increases to specific
increments and frequency and requires them to be tied to the cost of infrastructure, not
general cost of living. Increases are allowed in either two equal annual increments (up to
25%) or four equal installments (over 25% but less than 50%) and can't be increased more
than once every 4 years. This is discussed further in the Legal Section of this report.

City of Riviera Beach, FL

Development Impact Fee Justification Study

April 28, 2026
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II INTRODUCTION-

Incorporated in 1922, the City of Riviera Beach (“the City”) is located along the Atlantic
shores of southeast Florida in Palm Beach County. Due to the location of its eastern
boundary, it is the easternmost municipality in the Miami metropolitan area. The City is
located in the southeast portion of the state and covers approximately 9.8 square miles
and is home to a population of over 41,000 people. The eastern part of the City includes
most of Singer Island, a peninsula on the Atlantic coast of Palm Beach County, Florida,
which is separated from the mainland portion of the City by Lake Worth Lagoon.

In order to adequately plan for new development and identify the public facilities and
costs associated with mitigating the direct and cumulative impacts of new development,
DTA Public Finance, Inc. ("DTA"), was retained by the City of Riviera Beach, Florida (the
“City”), to prepare an updated Development Impact Fee Study (the “Fee Study”) that
includes an appropriate and legally defensible impact fee methodology and fee schedules
for the following growth related capital facilities: [1] Public Buildings; [2] Police [3] Fire
[4] Library [5] Parks, and [6] Roads. This Fee Study will update the one prepared in 2022.
The Fee Study will comply with Section 163.31801, Florida Statutes, and controlling
Florida case law regarding impact fees at levels identified by the various City departments
as being necessary to meet the needs of new development. The purpose of this Fee Study
is to ensure that all new development is required to pay its “fair share” of the cost of new
infrastructure through the Development Impact Fee (“DIF" or “Fee”) program by
establishing a nexus between the anticipated development and public facilities needs for
the City through 2040.

This Fee Study is intended to comply with Section 163.31801 of the Florida Statures which
outlines the requirements for local governments to impose impact fees on new
development. These fees are intended to offset the costs of new or expanded capital
facilities that are needed due to the increased demand caused by that development. The
Future Facilities and associated construction costs are identified in the Facilities
Inventory and Needs List, which is included in the appendix section of the Fee Study. A
description of the methodology used to calculate the fees is included in Section V.

DIFs generated in this Fee Study are one-time fees typically paid prior to the issuance of
a building permit and imposed on development projects by local agencies responsible
for regulating land use. These Fee amounts to be determined will be at levels identified
as being necessary to meet the needs of new development through 2040.

Fees are calculated to fund the cost of facilities needed to meet the needs of new
development. Many of the calculations and totals presented in this Fee Study are
factored out to several decimal places and may not sum due to the rounding of
calculated numbers in the tables provided throughout the Fee Study.

City of Riviera Beach, FL April 28, 2026
Development Impact Fee Justification Study
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Fees are calculated to fund the cost of facilities needed to meet the needs of new
development. The steps followed in the Fee Study include:

1. Demographic Assumptions: Identify future growth that represents the increased
demand for Facilities;

2. Facility Needs and Costs: Identify current and planned facilities inventory to
determine Level of Service (“LOS") requirements and determine the Facilities
required to support new development and the costs of such facilities;

3. Cost Allocation: Allocate costs of Facilities on a per-equivalent-dwelling-unit or
equivalent-benefit-unit basis; and

4. Fee Schedule: Calculate the Fee amount per unit for residential development and
per 1,000 square feet for other non-residential development.

City of Riviera Beach, FL April 28, 2026
Development Impact Fee Justification Study
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III LEGAL REQUIREMENTS TO JUSTIFY DEVELOPMENT IMPACT FEES
A Legal Standards Overview and History

The levy of impact fees is one authorized method of financing the public facilities necessary
to mitigate the impacts of new development. They are one-time fees paid by all new
developments to help pay for the infrastructure needed by that new development. In
Florida, as in most other states, DIFs cannot be used to remedy existing infrastructure
deficiencies. Fees are typically paid by developers, builders, or other property owners that
are seeking to develop property. In this manner, developers, and property owners pay their
“fair share” of needed capital facilities. An impact fee may be levied for each type of capital
improvement required for new development, with the payment of the fee typically
occurring prior to the beginning of construction of a dwelling unit or non-residential
building.

Florida Statutes §163.31801 mandates that DIFs, or mobility fees, must be proportional to the
development's impact on capital facilities, specifically earmarking the funds for those capital
facilities. The law requires at least 90 days’ notice for new or increased fees, prohibits using
fees for existing debt or past projects, and limits increases to once every 4 years. While
there are exceptions for affordable housing, the fees cannot be applied retroactively.

In Florida, in order for an impact fee to be a constitutional fee and not an unconstitutional
tax, the fee must meet a dual rational nexus test, in that the local government must
demonstrate the impact fee is proportional and reasonably connected to, or has a rational
nexus with: (a) the need for additional capital facilities and the increased impact generated
by new residential or commercial construction; and (b) the expenditures of the funds
collected and the benefits accruing to new residential or non-residential construction.

Legal requirements related to impact fees in Florida are primarily established through case
law rather than state statute. Impact fees needed to comply with the “dual rational nexus”
test which required that they are supported by a study demonstrating that the fees are
proportionate in amount to the need created by the new development paying the fee; and
that the funds are spent using an established and recognized procedure that directs a
proportionate benefit to new development, which is typically accomplished through
establishment of benefit districts (if needed and appropriate) and a list of capacity-adding
projects included in the City's Capital Improvement Plan, Capital Improvement Element
("CIE"), Annual or Multi-Year Report, or another Planning Document/Master Plan.

In 2005, realizing the need for a more formal and comprehensive fee justification process,
the Florida Legislature created the Florida Impact Fee Review Task Force (“Task Force”) to
study the issue. The 15-member Task Force was charged with surveying the current use of
impact fees, reviewing current impact fee case law, and making recommendations as to
whether statutory direction was necessary with respect to specific impact fee topics.
Despite the effort to codify the implementation of impact fees, the Task Force eventually
voted against recommending statutory guidance regarding the legal burden of proof for

City of Riviera Beach, FL April 28, 2026
Development Impact Fee Justification Study
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impact fee ordinance challenges. However, in 2006, the Legislature reexamined the issue
and enacted s. 163.31801, F.S., the Florida Impact Fee Act to provide requirements and
procedures to be followed by a county, municipality, or special district when it adopts an
impact fee.

In use throughout the state, the Florida Impact Fee Act has been amended several times
over the years; in and currently states that an impact fee adopted by ordinance of a county
or municipality or by resolution of a special district must, at a minimum, satisfy the
following conditions:

1.

The calculation of the impact fee must be based on the most recent and localized
data.

The local government must provide for accounting and reporting of impact fee
collections and expenditures. If a local governmental entity imposes an impact fee
to address its infrastructure needs, the entity must account for the revenues and
expenditures of such impact fee in a separate accounting fund.

Administrative charges for the collection of impact fees must be limited to actual
costs.

The local government must provide notice not less than 90 days before the effective
date of an ordinance or resolution imposing a new or increased impact fee. A county
or municipality is not required to wait 90 days to decrease, suspend, or eliminate an
impact fee. Unless the result is to reduce the total mitigation costs or impact fees
imposed on an applicant, new or increased impact fees may not apply to current or
pending permit applications submitted before the effective date of an ordinance or
resolution imposing a new or increased impact fee.

Collection of the impact fee may not be required to occur earlier than the date of
issuance of the building permit for the property that is subject to the fee.

The impact fee must be proportional and reasonably connected to, or have a rational
nexus with, the need for additional capital facilities and the increased impact
generated by the new residential or commercial construction.

The impact fee must be proportional and reasonably connected to, or have a rational
nexus with, the expenditures of the funds collected and the benefits accruing to the
new residential or non-residential construction.

The local government must specifically earmark funds collected under the impact
fee for use in acquiring, constructing, or improving capital facilities to benefit new
users.

Revenues generated by the impact fee may not be used, in whole or in part, to pay
existing debt or for previously approved projects unless the expenditure is
reasonably connected to, or has a rational nexus with, the increased impact
generated by the new residential or non-residential construction.

City of Riviera Beach, FL April 28, 2026
Development Impact Fee Justification Study
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As noted, the dual rational nexus test requires the local government ordinance or resolution
imposing the impact fee to earmark the funds collected for acquiring the new capital
facilities necessary to benefit the new development.

B Exceptions and Credits

The legislature recognized the need to provide for affordable housing, therefore the Florida
Impact Fee Act allows a county, municipality, or special district to provide an exception or
waiver for an impact fee for the development or construction of housing that is affordable,
as defined in s. 420.9071. If a county, municipality, or special district provides such an
exception or waiver, it does not have to use any revenues to offset the impact.

In addition, in any action challenging an impact fee or the government's failure to provide
required dollar-for-dollar credits for the payment of impact fees as provided in
s. 163.3180(6)(h) 2.b., the government has the burden of proving by a preponderance of the
evidence that the imposition or amount of the fee or credit meets the requirements of state
legal precedent and this section. The court may not use a deferential standard for the
benefit of the government. (Notably, the Florida Impact Fee Act does not apply to water
and sewer connection fees).

Impact fee credits are assignable and transferable at any time after establishment from one
development or parcel to any other that is within the same impact fee zone or impact fee
district or that is within an adjoining impact fee zone or impact fee district within the same
local government jurisdiction and receive benefits from the improvement or contribution
that generated the credits.

Finally, besides the items that must be reported in the annual financial reports under
s.218.32, a county, municipality, or special district must report the following data on all
impact fees charged: (a) the specific purpose of the impact fee, including the specific
infrastructure needs to be met, including, but not limited to, transportation, parks, water,
sewer, and schools; (b) the impact fee schedule policy describing the method of calculating
impact fees, such as flat fees, tiered scales based on number of bedrooms, or tiered scales
based on square footage; (c) the amount assessed for each purpose and for each type of
dwelling; (d) the total impact fees charged by type of dwelling; and (e) each exception and
waiver provided for construction or development of housing that is affordable.

The City will issue an Impact Fee credit if a new structure is built on vacant property that
was previously occupied by a structure. The credit may be used to pay impact fees for new
development on the same parcel. The credits are not fungible. For example, road impact fee
credits may only be applied against new road impact fee assessments and so on. Once the
credits are exhausted, impact fees must be paid in cash. In addition, the credit assumes the
previously existing structures have been demolished or will be demolished prior to the
issuance of the Certificate of Occupancy for the new development.

City of Riviera Beach, FL April 28, 2026
Development Impact Fee Justification Study
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DEVELOPMENT IMPACT FEE

Recent Developments
C1 HB337

Using impact fees is still a subject of debate in the state and there are interests on
both sides of the fee issue, including municipalities and developers, debating on how
the fees are to be implemented. In June of 2021, the legislature passed, and the
Governor signed into law the Impact Fee Act (HB 337) that limits the extent to which
local governments may increase impact fees imposed on builders and developers.
Impact fees help pay for the infrastructure needed to support the proposed
development. For each infrastructure category, impact fee rates vary based on the
type of development. The bill defines “infrastructure impact fees” as levies to pay
the “related construction costs required to bring the public facility into service”. .
This also includes a fire department vehicle, an emergency service vehicle, a sheriff's
office vehicle, a police department vehicle, a school bus as defines in 5.1006.25, and
the equipment necessary to outfit the vehicle or bus for its official use. For
independent special fire control districts, the term includes new facilities as defined
in 5.191.009 (4).

The new law places certain limits on increases to impact fees and provides specific
limitations on the amount by which local government may increase its impact fees.
The limitations operate retroactively to January 1, 2021, and are as follows:

= Impact fees may only be increased once every 4 years;
= Impact fees may be increased by no more than 50%;

= Increases between 25% and 50% must be phased-in over 4 years in four equal
installments; and

= Increases of less than 25% must be phased-in over 2 years in two equal
installments.

The bill also:

= Defines the terms "infrastructure” and "public facilities,"”? used throughout the
impact fee statutes, to specify that impact fees may be utilized only for fixed
capital expenditures or fixed capital outlay;

Per HB 337, “Infrastructure” means a fixed capital expenditure or fixed capital outlay, excluding the cost of
repairs or maintenance, associated with construction, reconstruction, or improvement of public facilities that
have a life expectancy of at least 5 years; related land acquisition, land improvement, design, engineering, and
permitting costs; and other related construction costs required to bring the public facility into service. The
term also includes a fire department vehicle, an emergency service vehicle, a sheriff's office vehicle, a police
department vehicle, a school bus as defined in s.1006.25, and the equipment necessary to outfit the vehicle
or bus for its official use. For independent special fire control districts, the term includes new facilities as
defined in 5.191.009 (4).

Per HB 337, “Public Facilities” has the same meaning as in $.163.3164 and includes emergency medical, fire,
and law enforcement facilities.

City of Riviera Beach, FL April 28, 2026
Development Impact Fee Justification Study
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= Prohibits a local government from increasing an impact fee retroactively for
a previous or current fiscal or calendar year; and

= Requires special districts, in addition to local government to issue
dollar-for-dollar impact fee credits for impacts on the same public facilities in
exchange for other required contributions received (i.e., proportionate share
agreement or other exactions.)

Under HB 337, local governments can exceed the impact-fee limits but to do so,
would require a study showing “extraordinary circumstances requiring the
additional increase.” Also, the city would have to hold at least two workshops and
approve the increases by a two-thirds vote.

The bill also provides an exception to these four specific requirements if a local
government, school district, or special district increases an impact fee rate by first
establishing the need for the increase pursuant to the rational nexus test. A local
government or special district implementing this exception must use a study
expressly demonstrating the extraordinary circumstances requiring the need to
exceed the phase-in limitations, which study must be completed no earlier than
12 months before the adoption of the increase. In addition, the jurisdiction must
hold at least two publicly noticed workshops on the extraordinary circumstances
justifying the increase and must approve the increase by not less than a two-thirds
majority vote of the governing body.

Finally, the bill requires the chief financial officer of a local government, school
district, or special district to attest annually by affidavit that, to the best of his or her
knowledge, all impact fees were collected and expended in compliance with the
spending period provision in the local ordinance or resolution, and that impact fee
funds were used only to acquire, construct, or improve specific infrastructure.

Cc2 SB1080

Introduced in 2025, Florida's SB 1080 streamlines land use and permitting processes
for developers, which can indirectly affect impact fees. The bill seeks to standardize
the application process by requiring local governments to define minimum
information requirements for zoning and other land-use requests, while also
curtailing the ability of cities to restrict growth. The bill requires unanimous local
government approval for impact fee increases beyond certain thresholds and
mandates that such increases be implemented incrementally. It also requires local
governments to perform a demonstrated-need study before raising fees and restricts
them from demanding actions from applicants as a condition for permit processing.

One of the more critical components of SB 1080 is to provide that jurisdictions that
have not increased impact fees within the last 5 years may not exceed the phase in
limitations under the statute through the extraordinary circumstances process. SB
1080 prohibits or severely restricts increases in impact fees unless "extraordinary
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circumstances” are demonstrated in publicly noticed workshops. In addition to a
written description of the extraordinary circumstances, two workshops would need
to be held on the issue within twelve months prior to adoption, and adoption would
require a two-thirds vote of the governing body (four of the five commissioners).
The act does not define what would constitute extraordinary circumstances but
appears to leave that determination to a super-majority of the governing body. A
formal definition of “extraordinary” is “going beyond what is usual, regular, or
customary.”

C.3 HB479

As of October 1, 2024, Florida House Bill 479 revised the requirements for DIFs and
establishes a framework for alternative transportation mobility funding. The
legislation is expected to impact local governments by redefining how they can
calculate and charge impact fees and how they transition to new mobility funding
systems.

The bill introduces several key provisions, including expanding the definition of
“mobility fees" as a local government fee based on a mobility plan. It allows local
governments that repeal transportation concurrency to adopt alternative
transportation systems, such as a mobility-plan-and-fee-based system. These new
systems cannot fund existing transportation deficiencies with new development
fees. For transportation capacity impacts, municipalities and counties must use
interlocal agreements to coordinate mitigation efforts. The bill also updates the
requirements for DIF calculations by local governments and special districts.

The purpose of HB 479 is to provide local governments with more flexibility in
funding transportation infrastructure while modernizing how new growth
contributes to infrastructure costs. The changes necessitate increased coordination
among local governments and may affect developer fees, potentially influencing
development expenses and strategies.

C.4 Extraordinary Circumstances Summary

A number of extraordinary circumstances demonstrating the need to adopt
increases in impact fees that exceed the phased in limitations may include:

= Recent population and customer growth rates that exceed historical norms
and require urgent expansion of facilities to service growth and maintain
existing LOS.

= Extraordinary increases in construction costs have occurred since the current
fees were implemented and have further contributed to the current fees
yielding revenues significantly below the true cost of facility expansion. This
would place the City at risk of not maintaining LOS with their current impact
fees below cost in perpetuity if the phasing guidelines are followed.
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= If the City does not adopt impact fees at full-cost recovery, it risks not having
adequate funding for the magnitude of capital projects required for the
expansion of facilities and services based on recent and projected population
growth within the City's service area. Lack of funding introduces the risk of
delaying project schedules which could further lead to the lack of timely
provisions for growth-related demands

= Projected future revenue losses by not implementing full-cost recovery
impact fees results in less available funding for expansion-related capital
projects and may result in higher borrowing and rate increases which
introduces the potential for jeopardizing the City’'s bond ratings, higher
borrowing costs and therefore larger rate and other impacts on existing
taxpayers.

The Florida Impact Fee Act allows the phase-in limitations to be exceeded based on
an analysis that “expressly demonstrates the extraordinary circumstances” that
require exceeding them. The analysis for “"extraordinary circumstances” under the
Florida Impact Fee Act must be a demonstrated-need study completed within
12 months before the impact fee increase. This Fee Study must expressly justify the
need to exceed the statutory phase-in limitations (which are generally capped at a
50% increase over 4 years) and typically includes data-driven factors.
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IV DEMOGRAPHICS

To determine the facilities needed to serve new development and establish fee amounts to
fund such facilities, DTA has researched and reviewed material containing information of
current and future land use development within the City through 2040. For the purpose of
this Fee Study, DTA assumed two general fee categories [1] residential land use
development including single-family, multi-family residences and mobile homes and [2]
non-residential land development within which include General Commercial Retail, Office,
Industrial, Medical and Non-Residential; they are summarized in detail in the following
section. The two primary land use fee categories are used to maintain continuity with the
City’'s current DIF structure.

Population figures and housing units as well as persons per unit were taken from
information provided by the University of Florida Bureau of Economic and Business
Research dated April 2021, the 2025 US Census Population figures in US Census Table
B25033 “Total Population in Occupied Housing Units by Tenure by Units in Structure” and
Table B25032 “Structure Type by Occupancy Status’, data from the Nielsen Company
("Nielsen”’), a leading information, measurement, and data analytics company), and
information from the CoStar Real Estate Software Platform (“CoStar”) were used as estimates
for the number of housing units and non-residential building square feet to be built within
the City. Notably, DTA attempted to utilize metrics (e.g., average household unit size,
residential units, non-residential square footage, etc.) that standardized existing
demographics with the projections. Future residents, employees, and City guests will create
additional demand for facilities that existing public facilities cannot adequately service. To
accommodate new development in an orderly manner, while maintaining the current
quality of life in the City, any planned projects on the Facility Needs List (presented in
Section VI and in Appendix B), as reviewed and approved by the City staff, will need to be
constructed.

For those facilities that are needed to mitigate demand from new development, facility costs
have been allocated to new development only. In those instances when it has been
determined that the new facilities will serve both existing and new development, facility
costs have been allocated based on proportionate benefit [see the Equivalent Dwelling Unit
("EDU") and Equivalent Benefit Unit (“EBU") discussion in Section V.

Table 1 presented below provides a summary of the land uses covered in this Fee Study. As
indicated, the Fee Study will determine fees for the three (3) residential land use categories
and five (5) non-residential categories. Notably, the table shown below is meant to provide
an example of typical land uses found in each category and is not intended to be a
comprehensive list of all the City’s potential land uses.
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Land Use Classification
Fee Study

Residential

SECTION IV
DEMOGRAPHICS

Table 1: Summary of Land Use Categories
Definition

Single-Family
= One unit detached: Single-family homes that are not attached to any other
housing unit. (Also includes Accessory Dwelling Units ("ADUs"); and
= One unit attached: Single-family homes that are attached to other housing units
by a wall (aka firewall) extending from the ground to the roof, such as duplexes,
row houses, or townhouses.
Multi-Family
= Two or more units attached: Residential buildings containing units built one on
top of another and those built side-by-side which do not have a ground-to-roof
wall (aka firewall) and or have common facilities, (i.e., attic, basement, heating
plant, plumbing, etc.
Mobile Homes
= A movable dwelling that is 8 feet or more wide and 40 feet or more long,
designed to be towed on its own chassis, with transportation gear integral to the
unit when it leaves the factory, and does not require a permanent foundation.
(US Census Definition).

General Commercial /Retail

Includes but is not limited to buildings used as the following:
= Size < 50,000 SF to %1,200,000 SF;
= Pharmacy with drive thru;
= Fast food restaurant;
= Service station; and
= Convenience retail.

Includes but is not limited to buildings used as the following:

Office - Size < 50,000 SF to > 800,000 SF.
Includes but is not limited to buildings used as the following:
= Light manufacturing, warehouse/distribution, and logistics wholesaling;
. = Food processing;
Industrial = Industrial park;
= Industrial/light industrial; and
= Heavy industrial, light industrial and data centers.
Includes but is not limited to buildings used as the following:
. = Medical offices;
Medical

= Hospitals; and
= Nursing homes.

Non-Residential

Includes but is not limited to buildings used as the following

= Hotel/motel, drive-in bank, mini-warehouse, movie theater, drive thru bank;
= Churches, temples, mosques, and synagogues, day care center;

= Quality restaurant, high-turnover sit-down restaurant; and

= Automobile sales.
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A Existing Residential Land Uses

Demographic data provided by the University of Florida Bureau of Economic and Business
Research and the 2025 US Census were used to estimate the existing number of housing
units and population in the City. DTA utilized metrics (e.g., average household size, square
footage, etc.) that standardized existing demographics with DTA's projections.

According to the population information provided by the US Census there are currently
41,718 existing residents residing in 19,275 residential housing units in the City. The
residential land use categories and persons-per-unit figure for each land use category is
based on information provided in US Census Tables B25032 and B25033.

Table 2 presented below summarizes the existing demographics for the City's existing
residential land uses.

Table 2: Existing Residential Development !

Single-Family Residential 27,734 9,567 2.90

Multi-Family Residential 12,985 9,013 1.44

Mobile Homes 999 695 1.44
Total 41,718 19,275

Note:

1. Numbers may not sum due to rounding.
B Existing Non-Residential Land Uses

The existing non-residential square footage was compiled and estimated using the CoStar
Real Estate Software Platform. CoStar is a leading real estate and analytics source of
information covering the real estate industry. The company provides a wide range of real
estate information, analytics, and online marketplaces, covering areas such as property
listings, lease transactions, sales data, and market trends. CoStar Group updates its
information frequently, with some data points updated in real-time, and property listings
subject to removal if not verified within a 75-day window. Financial information is typically
updated on a 30-to-60-day basis. In addition, the employees per square foot for
non-residential land use was based on information published by Nielsen's Employment
Profiles (2025). The North American Industry Classification System (“NAICS") is the standard
used by Federal statistical agencies in classifying business establishments for the purpose
of collecting, analyzing, and publishing statistical data related to the U.S. business economy.
The number non-residential building square footage presented below in Table 3 is
considered “existing non-residential development.”

As shown below, the City currently has approximately 13,409,446 total square feet of
existing non-residential development. Per Nielsen's Employment Profiles (2025), the City
has 18,672 employees in these non-residential sectors, specifically 1,598 General
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Commercial Retail, 2,141 office, 10,036 industrial, 397 Medical and 4,501 Non-Residential
employees. It is important to note that these numbers represent the non-residential
categories listed and exclude public and government employees. These numbers are based
on existing employee data and existing square footage data, generating
employees-per-thousand-square-foot factors ("EPSFs”) 2.11 for general commercial retail,
3.12 for office, 0.94 for industrial sector 2.55 for medical, and 2.38 for non-residential. These
EPSF numbers are presented in detail in Appendix A.

Table 3: Existing Non-Residential Development !

: . Existing Exi.sti_ng Employees per
Non-Residential Land Use Employees 2 Building Square Feet
Square Feet (EPSF)
General Commercial Retail 1,598 2.11
Office 2,141 686,090 312
Industrial 10,036 10,676,540 0.94
Medical 397 155,772 2.55
Non-Residential 4,501 1,891,044 2.38
Total 18,672 13,409,446
Notes:

1. Numbers may not sum due to rounding.
2. Employees cover only the non-residential categories covered in this Fee Study; public
sector employees are excluded.

C Future Residential Land Uses (2040)

Projected residential development is based on numbers provided by the Riviera Beach Parks
and Recreation Master Plan dated 2022 and discussions with City staff. Per this plan, the
population growth is projected to continue to grow, with a growth rate consistent to that
of the County. These projections generated a population increase of 9,668 residents and
4,467 additional housing units through 2040. Maintaining the same residents per unit over
the build-out period, the projected future residents and housing units over the build-out
period are shown in Table 4 below.

Table 4: Projected Residential Development over the Build-Out Period through 2040 !

Future Housing

SECTION IV

S

Residential Land Use Future Residents Units Residents per Unit
Single-Family Residential 6,428 2,217 2.90
Multi-Family Residential 3,009 2,089 1.44
Mobile Homes 232 161 1.44

Total 9,668 4,467
Note:

1. Numbers may not sum due to rounding.
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To project the total residential square footage through the 2040 build-out, DTA worked with
the City staff to determine the average square footage for both single-family and
multi-family residences. Using building permit information from 2022 to 2025 provided by
the City, DTA calculated that the combined average residential square foot unit was 2,413
square feet across single-family and multi-family residences. Based on the total anticipated
future residential development of 2,413 units, this results in a total of 10,778,765 Sq. Ft. of
future residential development, as shown in the table below.

Table 5: Future Residential Development Sq. Ft.

Category Total

Total Residential Units 4,467
Average Sq. Ft. per Unit 2,413
Total Residential Sq. Ft. 10,778,765

D Future Non-Residential Land Uses (2040)

To generate the 2040 non-residential build-out square footage totals presented in this Fee
Study, DTA used a normalized CAGR of 1.0% for each of the non-residential sectors. This
was discussed with the City staff and is considered best practices absent an official
projection. The best practices constant percentage growth methodology is generally
suitable for areas with stable, established growth patterns, or for short-term projections. For
new industrial areas experiencing rapid initial growth, this method might be acceptable for
a few decades. This assumption assumes a constant growth rate and no major changes in
migration. It's understood that projections based on this methodology become less reliable
the further into the future they project, as these methods don't account for changes in
fertility, mortality, or migration patterns, which are the primary drivers of population
change. Based on the EPSF derived above, this translates to the development of
approximately 2,004,366 square feet of non-residential development over the build-out
period. This is presented for each of the non-residential categories below in Table 6.

Table 6: Projected Non-Residential Development over the Build-Out Period through 2040 !

General Commercial Retail 239 2.11
Office 320 102,553 3.12
Industrial 1,500 1,595,867 0.94
Medical 59 23,284 2.55
Non-Residential 673 282,662 2.38
Total 2,791 2,004,366
Note:

1. Numbers may not sum due to rounding.
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V.~ METHODOLOGY USED TO CALCULATE FEES

There are several accepted methodologies used in calculating fees, but they are all based
on determining the cost of needed improvements and assigning those costs equitably to
various types of development. In determining a reasonable nexus for each specific type of
public facility, DTA utilized the methodologies described below, depending upon the data
and information available from the City and its current infrastructure policies.

A Standards-Based Fee Methodology

The methodology used to establish the DIFs outlined in this Fee Study for Services, Public
Buildings, Police, Fire, Library, and Parks and Recreation facilities are based on “standards,”
where costs are based on an existing LOS. This Standards-Based Methodology establishes
a generic unit cost for capacity which is then applied to each land use per the existing LOS.
The LOS is based on the existing number of applicable units, such as square feet of building
space or acres of land or per resident for each facility. This standard is not based on cost
but rather on a standard of service. The Standards-Based Methodology ensures that City
facilities are appropriately developed and sized so that future residents and employees do
not cause a reduced LOS by unduly burdening the infrastructure system, thus leading to
decay and deterioration. This methodology provides several advantages, including not
needing to know the cost of a specific facility, how much capacity or service is provided by
the current system, or having to commit to a specific size of the facility.

B Plan-Based Fee Methodology

The methodology used to establish DIFs based on a “plan,” such as a Master Plan of Facilities,
CIP, or General Plan, is referred to as a Plan-based methodology and identifies a finite set of
improvements to be implemented. In this Fee Study, Road Fees use a Plan-based
methodology. These Facility Plans generally identify a finite set of facilities needed by the
public agency and are developed according to assessments of facilities needs prepared by
staff and/or outside consultants and adopted by the public agency's legislative body. Using
this plan-based approach, specific costs can be projected and assigned to all land uses
planned, often with a specific time period in mind that reflects new development
projections. By using population, units, and residential and non-residential square footage
numbers, it is possible to assign a cost allocation percentage for both new and existing
development. In preparing an impact fee analysis, facilities costs attributed to future
development can then be allocated to each land use class in proportion to the demand
caused by each type of development.

(& Capacity-Based Fee Methodology

Another method of fee assessment used is based on the “capacity” of a service or system,
such as a water tank, a sewer plant, or a storm drain. This kind of fee is not dependent on
a particular land use plan (i.e., amount or intensity) but rather it is based on a rate or cost
per unit of capacity that can be applied to any type of development, as long as the system
has adequate capacity. This fee is useful when the costs of the facility or system are
unknown at the outset. However, it requires that the capacity used by a particular land use
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type be measurable or estimable and the information to be available. Capacity-based Fees
are assessed based on the demand rate per unit. Although this methodology is not used to
calculate any of the fees generated in this Fee Study, the description is provided so that the
City understands the various methodologies available for calculating fees.

D Summary of Fee Methodology

In this Fee Study, the Standards-based LOS methodology based on a City facilities inventory
is used to generate fees for Public Buildings, Police, Fire, Library, and Parks and Recreation
A Plan-based approach in used to calculate Road fees. This is summarized in Table 7 below.

Table 7: Fee Methodology (by Fee Category Type)

Fee Category Methodology Basis of Methodology

Public Buildings LOS Existing Standard
Police LOS Existing Standard
Fire LOS Existing Standard
Library LOS Existing Standard
Parks and Recreation LOS Existing Standard
Roads Plan-Based Needs List

E Allocation of Benefit
E.1 EDUs and EDUs

The methodologies employed in this Fee Study use EDUs and EBUs as the method of
identifying and quantifying benefits of certain facilities. This ensures that an
equitable portion of the total facilities costs are allocated to future growth, based on
the proportion of need generated by that growth. An EDU is a measurement unit
that standardizes different types of development based on their anticipated demand
for a specific service (e.g., general service, police, fire, water, sewer, traffic
generation). It is not necessarily equal to one physical residential unit. The primary
function of an EDU is to create a fair and consistent method for calculating impact

single-
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