[image: image1.png]%::Ké LakeCounty



PLANNING, BUILDING & DEVELOPMENT

LAKE COUNTY, ILLINOIS

OFFICE OF THE DIRECTOR

January 27, 2009
TO:

Pam Newton, Chair


Planning, Bldg, & Zoning Committee Members
FROM:
Philip Rovang


PBD Director

SUBJECT:
Proposed FY 09 PBD Fee Schedule and Analysis 
The department has recently completed a study of the current fee schedule adopted in November 2007 and compared it with 2009 operational expenses and other jurisdictions’ fee schedules.  I also looked at the fee schedule in light of certain factors facing Lake County and its residents.  Those factors are:

· The approved  PBD FY 09 Budget will have an estimated $500,000 shortfall in revenues as compared to expenses related to the permitting process

· New information received during our study of other jurisdictions’ fees schedules indicates our fees range from 20% to 50% below other nearby jurisdictions (although this is not true for Wisconsin jurisdictions)

· The County is entering an era of flattened revenues while expenses are anticipated to raise over time

· The department continues to do whatever it can to keep expenses as low as possible and will continue to do so throughout the year

Below are the main categories of fees, the results of our study, and recommendations with commentary.  In general, staff found that fees for new principle structures are anywhere from 23% to 46% below what other local jurisdictions charge in the Chicago region.  It should also be noted that the current Lake County fees are noticeably higher than local Wisconsin jurisdictions for every kind of building permit.  Please refer to the attached table on Construction Cost Analysis for comparison purposes.
A. Building Permits- Commercial and other Non-residential
· A study of 23 jurisdictions in Lake County and the County of DuPage found that Lake County would have to raise its non-residential building permit fees by 46% to match the average fees for typical commercial buildings ( in this case, a small shopping center). Even McHenry County’s fees for commercial are higher than Lake County’s.
· Recommendation: Raise Non-residential building permit fees 10% this year and consider another raise in FY 10. and FY 11.
B. Building Permits-Residential New Home Construction

· A study of 23 jurisdictions in Lake County and two nearby counties found that Lake County would have to raise its new home construction permit fee by 23% to match the average fees for a typical new home (a $350,000 valued house). McHenry’s fee is 28% lower than Lake County’s current fee.
· Recommendation: Raise the new house construction building permit fees 10% this year and consider another raise in FY 10 and FY 11.
C. Building Permits-Small residential building Construction (fences, sheds, garages, etc)

· A study of 23 jurisdictions in Lake County and the County of McHenry found that Lake County charges slightly higher than other jurisdictions.  It is acknowledged that small construction permit fees are not high enough to cover actual costs.  This has been a policy of the County Board in the past.
· Recommendation: Raise the permit fees for small residential construction by 5% to cover some of the increase in the cost of permit administration.
D. Site Development Permit Fees-Non-Residential Grading

· A study found that Lake County charges approximately 50% of what other jurisdictions and SMC charge here in Lake County (i.e., $1,590 versus $759 in Lake County).  It should be noted that for at least ten years the County Board has supported the policy to undercharge for Site Development Permits to encourage landowners to volunteer to apply for permits.  Also, the Board felt that improvements made by a developer helped the neighborhood through their drainage improvements.
· Recommendation: Non-Residential Site Development permit fees should be raised 10% and consider another analysis in a year.
E. Site Development Permit Fees-1 & 2 Family Residential

· A study found that Lake County charges approximately 50% of what other jurisdictions and SMC charge here in Lake County (i.e., $1,035 versus $509 in Lake County).  Please note the same Board policy as described in “D” above holds true here.

· Recommendation: Raise the 1 & 2 Family Residential Site Development Permit Fees by 5% to cover increased costs of administration, recognizing this will not close the gap.  Recommend a new one-time fee of $160 for Flood Plain Topdressing permits, once the Article 8 Amendment is adopted by the Full Board.
F. Wetland Services Fee

· Lake County and SMC are the only jurisdictions to charge a Wetland fee in the County.  Lake County and SMC have a formal agreement with the Corps of Engineers to do Wetland Delineations and Jurisdictional Determinations.  Therefore the only comparison is with SMC.  SMC charges twice as much as what we charge.
· A Study of the cost of providing the services versus revenues shows that they are equal.
· Recommendation:  Raise the Wetland Service fee by 5% to cover 2009 operational costs.
G. Zoning Administration Fees

· A Study found that the Zoning Administration (ZA) Division charges approximately the actual cost to provide the zoning services.  That fee schedule also covers the free zoning assistance they provide for simple requests for information, etc. Since we calculated the cost of service as a way to determine fees, we did not do a study of other local jurisdictions.
· Frequently, ZA is asked by the private sector to do a historical study to determine past zonings and other possible ZBA actions.  It only serves as a benefit for the person asking for the information.  We also do not charge for Adult Use applications.
· Recommendation: Raise the Zoning fees 5% across the board to cover the future costs of providing the services.  For Historical Research, when a letter is required, increase the fee to $220. If no letter is required, the fee would be $155.  For adult use applications, the department should start charging $220 to cover costs.
     H.
      Zoning Board of Appeals current fees

· A Study found that department is charging approximately the cost for commercial rezonings and CUPs.  However, for small sized zoning cases that come before the ZBA, the fees are approximately 50% of the cost of service.  As was true for site development permits, it has been the long term policy of the County Board to undercharge for small rezonings and applications for variances.
· Recommendation:  Raise the fees 5% across the board to cover 2009 commercial operational costs of providing services.  This will keep the small rezonings at 50% of costs.
I.       Zoning Board of Appeals new fee

· Development Review notes that many applicants for ZBA public hearings come unprepared and ask for at least one continuance of the ZBA.  To accommodate the applicant, the ZBA agrees to the continuance but the County receives no fees for all the costs for re-convening the Zoning Board.
· Recommendation:  To encourage the applicant to come prepared for the public hearing, staff recommends a new fee of $150 (no new notice required)and $300  (when a notice has to be re-published) for “Continuance of Hearing” if it goes beyond the first continuance.
J.       Subdivision Review Fees

· A Study found that Lake County charges approximately what other jurisdictions charge.  However, when studying the cost of service, the fees are generally well below the cost of service.
· Recommendation:  Raise the fees 10% across the Board for both major and minor subdivision in an attempt to reach closer to the average cost of service.
K.       Site Capacity and Site Plan fees

· A Study found that the staff is charging approximately what it costs to provide staff review of these applications.  There was no comparison made with other jurisdictions.

· Recommendation:  Raise these fees by 5% to cover future operational costs.

L.       Street Vacations

· Last year the Board increased the costs of overseeing street vacations and significantly increased the cost of the land to be vacated to the neighbors.  Only one vacation occurred in FY 08.  The usual number of vacations is four to six.
· I do not recommend any increase so as not to discourage the public from applying.
M.       Text Amendment Fee when proposed by the Public

· When the public comes before the PBZ and asks for a text change to the UDO, the staff is asked to spend time to help in the drafting of the text amendment plus processing the request through the ZBA, PBZ, and County Board.  Most of the time the staff assistance takes 5 to 10 hours.  In other cases, it takes many more hours.

· Recommendation:  Recommend a fee increase to $1500, if the public is the applicant. The other alternative is to eliminate the option of the public applying for text amendments to the ordinance.  The PBZ would have to decide if the public request for a text change should be initiated by the PBZ on behalf of the public.
N.      RV and Mobile Home Park Renewal Fees
· Currently the county is charging a fee that generally covers the costs of a typical park renewal.  There have been several parks that have intentionally or unintentionally not renewed their annual license with the county as required by the UDO.  These actions by the tardy parks take significant staff follow-up time.

· Recommendation:  No change in the renewal fees, if submitted to the county by the date required.  However, if the renewal is not complete within 15 days of the due date, the fee should be raised by 10% for every month the fee is late in being paid.

O.       Amending the CUP to allow an accessory building

· CUPs usually require a site plan that shows existing and future anticipated structures and activity areas on the property.  These are pre-approved by the ZBA and/or the full Board. As development is build out, the accessory structures do not require special approval.
· Recommendation:  When a new unapproved structure is proposed for an approved CUP site plan, there should be a new fee of $300 to review the site plan and conditions of approval, and forward the request on to the PBZ for action.
This completes the review of current fees, cost of providing services, and comparisons with other jurisdictions.  I recommend that these proposals be inserted into the current fee schedule and forwarded on to the F & A committee and the full Board for adoption.
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