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TischlerBise
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 Fiscal, economic, and 
planning consultants

 National Practice
 Fiscal Impact Evaluations 

(800+)
 Impact Fees (900+)
 Infrastructure Needs & 

Revenue Strategies
 Public and Private Sector 

Experience



The Planning Process Today
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• Most local governments do not know the true cost of 
development decisions or if the current land use plan is fiscally 
sustainable
 Has/Is growth really paying for itself?
 Cash flow issues as communities come out of the recent Recession as well as 

revenue structure issues

• What is the market for certain uses?
• Should development be incentivized? If so, what types?
• Increased funding responsibilities on localities

 Decreasing state and federal funding
 How can localities make up the difference?



Elements of the Fiscal 
Equation
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Elements of the Economic Equation

Economic  
Impacts 

Direct 
consumer/Business 
Spending (ongoing)

Indirect/induced 
employment and 

spending

Impacts do not follow 
jurisdictional lines

Construction Jobs 
and Spending (one-

time)
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Economic Impact Analysis
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Fiscal Impact vs. Revenue Forecasting
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• Municipal budgeting is primarily “revenue driven”
 Revenue forecast is used to establish spending target

• Fiscal impact analysis is not revenue constrained
 Forecast expenses needed to maintain current levels of service



What Questions Can be Answered?
• Land use policies and development patterns

 What is the relationship between development densities and infrastructure 
costs?

 What is the optimum mix of land uses?
 What is the relationship between the geographic location of new 

development and the cost?

• Leveraging public dollars for economic growth (incentives)
 How to invest limited funds to maximize return
 Redevelopment
 Tax increment financing

• Timing on impacts
 Are we living off tomorrow’s growth?

• Annexation
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What Questions Can be Answered?
• Demographic and economic change
 Boomers aging in place
 Gen X is largest group of homebuyers
 Millennials are deferring home buying 

• Impact of behavioral trends
 New patterns in consumption
 Traditional retail is dying
 Shifting away from cars?
 Walkable urbanism
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http://madamenoire.com/239776/millennials-more-ethnically-diverse-than-previous-generations-have-financial-concerns/closeup-portrait-of-business-colleagues-holding-each-other-and-laughing/


Methodologies
• Case study-marginal approach

 Reflects fiscal reality 
 Dependent on local levels of service
 Available capacity triggers the 

staging of facilities
 Reflects geographic differences 

• Average cost approach
 Focuses on per capita/employee
 Doesn’t consider available capacities 
 Masks timing
 Uses average (current) costs
 Budget in equilibrium
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Methodologies

• Proportional valuation
 Typically used for evaluating impacts of nonresidential development
 Assumes assessed property values are directly related to public service 

costs

• Comparable city
 Typically relies on data from U.S. Census of Governments

• Cost of community services
 Developed by American Farmland Trust
 Typically include residential, commercial/industrial, farmland/open space
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Methodological Comparison
• Marginal cost

• Average cost



Methodological Comparison
Marginal cost Average cost
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School Area: West Enrollment Capacity Utilization
Elementary 13,984 15,694 89%
Middle 7,383 8,590 86%
High 9,025 9,686 93%
Total

School Area: Central Enrollment Capacity Utilization
Elementary 4,247 4,843 88%
Middle 2,179 2,233 98%
High 3,105 3,013 103%
Total

School Area: East Enrollment Capacity Utilization
Elementary 2,828 3,529 80%
Middle 1,558 1,452 107%
High 1,966 2,027 97%
Total


Tab1.1

				Residential Prototypes

				City of Lawrence Cost of Land Uses Fiscal Analysis



						Persons Per		Taxable Value 		Vehicle Trips		Trip Adjust.		Minimum Lot

				Prototype		Household (1)		Per Unit (2)		Per Unit (3)		Factor (3)		Frontage (4)



				SF-Detached - Suburban (RS-2 District)		0.00		$31,377		9.57		50%		60



				SF-Detached - Urban (RS-2 District)		0.00		$29,740		9.57		50%		50



				Duplex (RMD District)		0.00		$23,370		5.86		50%		30



				Apartment (PRD District)		0.00		$9,038		6.72		50%		10

				(1) Based on 2000 Census data.  See Section III of the report for details.

				(2) Based on a sample of assessment data from recent construction by City staff

				(3) Based on ITE Trip Generation 7th Edition.

				(4) Based on information provided by the City staff.  Apartment information from TischlerBise experience.





Tab 1.2

				SCENARIO 2: INNER CORE FOCUS TOTALS

				NW URBAN AREA SCENARIO TOTALS

						2006		2007		2008		2009		2010		2011		2012		2013		2014		2015		TOTAL

				Residential Land Uses

				Rural Single Family		14		14		14		14		14		10		10		10		10		10		120

				Duplex		22		22		22		22		22		15		15		15		15		15		185

				Multifamily		225		225		225		225		225		170		170		170		170		170		170

				Single Family		214		214		214		214		214		159		159		159		159		159		170

				Total Units		475		475		475		475		475		354		354		354		354		354		645



				Nonresidential Land Uses

				Retail		54,886		54,886		54,886		54,886		54,886		84,942		84,942		84,942		84,942		84,942		699,140

				Industrial		188,179		188,179		188,179		188,179		188,179		139,392		139,392		139,392		139,392		139,392		1,637,855

				Office		5,227		5,227		5,227		5,227		5,227		0		0		0		0		0		26,135

				Institutional		61,855		61,855		61,855		61,855		61,855		46,174		46,174		46,174		46,174		46,174		540,145

				Total Square Footage		310,147		310,147		310,147		310,147		310,147		270,508		270,508		270,508		270,508		270,508		2,903,275

				Source: TischlerBise, City of Oklahoma City and BWR





Tab1.3

						Direct and Spinoff Employment Per 1,000 Square Feet-Operating Phase

						Sarasota County Economic and Fiscal Impact Analysis 

										Operating Phase Impacts

						Nonresidential 				Direct Emp. 		Spinoff Emp.		Total

						Category		Prototype		per 1,000 SF		per 1,000 SF		Employment

						Agriculture (1)		Taylor Ranch (1)		1.74		0.23		1.97

						Electronics Equipment, Except Computers		Teleflex Inc.		3.38		3.34		6.72

						Instruments/Related Products		Environ. Products USA		1.65		0.74		2.39

						Construction		McIntyre, Doherty, Elwell		9.52		3.44		12.96

						Finance, Insurance, & Real Estate		World Savings & Loan		1.47		1.47		2.94

						Insurance Carriers, Agents, Brokers & Services		FCCI Mutual Insuran.		4.35		2.94		7.29

						Eating/Drinking Places		Don Pablo's		6.99		1.58		8.57

						Other Retail Trade		Glengarry Shops		1.79		0.56		2.35

						Services		One-digit SIC category		3.00		0.77		3.77

						Hotel		Hampton Inn		0.67		0.22		0.89

						Business Services		Arthur Andersen Tech.		5.65		0.83		6.48

						Health Services		Doctor's Hospital		4.06		0.92		4.98

						Legal, Engineering, Management, & Miscellaneous Services		Wilson Miller Bartow Peek		4.32		1.65		5.97

						Educational Services		Out-of-Door Academy		0.38		0.01		0.39

						(1) Results are per 1,000 acres for Agriculture

						Source: TischlerBise and Sarasota County





Tab 1.4

												Gross Salaries		Average Annual		Person-Years 

								Allocation Construction Costs				and Wages		Wage or Salary		of Work 

								Labor-for all Project Elements

										Hard Construction Costs		$127,928,465		$34,910		3,664.50

										Soft Construction Costs		$79,955,291		$64,717		1,235.50

										Total Labor Expenditures		$207,883,756				4,900.00



								Materials

										Hard Construction Costs		$143,919,523

										Soft Costs		$5,330,353

										Total Material Expenditures		$149,249,876



								Overhead and Profit 				$69,294,585





								Source: Robert Pass & Associates; Leib Advisors, LLC





Tab 3.1

								Community Park Existing LOS by Fiscal Analysis Zone

								FAZ		Acres		Population		Level of Service

								Northwest		73.94		47,800		0.0015 acres per capita

								Northeast		304.81		72,200		0.0042 acres per capita

								Central		70.00		38,600		0.0018 acres per capita

								Southwest		373.00		36,000		0.0104 acres per capita

								Southeast		20.00		21,900		0.0009 acres per capita

								Total		841.75		216,500		0.0038 acres per capita





Tab3.2



								BASE YEAR BUDGET AND FACTOR PROJECTION METHODOLOGY INPUTS



								TRAFFIC & LIGHTING										Annual		LOS Std

								Expenditure		FY 2009		Project Using		Demand Unit		Projection		Change		$ per

								Name		Budget Amount		Which Demand Base?		Multiplier		Methodology		(+/-)		Demand Unit

								Personnel Services		$729,339		SEE BELOW		1.00		CONSTANT		0%		$0.00

								Commodities		$129,930		VEHICLE TRIPS		1.00		CONSTANT		0%		$0.48

								Contractual Services		$464,040		VEHICLE TRIPS		1.00		CONSTANT		0%		$1.73

								Capital Outlays		$88,000		VEHICLE TRIPS		1.00		CONSTANT		0%		$0.33

								Transfers		$0		FIXED		1.00		CONSTANT		0%		$0.00

								TOTAL		$1,411,309



								TRAFFIC & LIGHTING STAFFING INPUT										Remaining		Estimated

										FY 2009				Current Demand		% Estimate		Capacity/		Service

										FTE		Project Using		Units Served		of Available		Initial Hire		Capacity

								Category		Positions		Which Demand Base?		Per Position		Capacity		Threshold		Per Position

								Traffic & Lighting Supervisor		1.0		FIXED		0		0%		0		0

								Electrical Technician		4.0		CITYWIDE VEHICLE TRIPS		67,173		50%		33,587		60,456

								Traffic and Lighting Technician		1.0		CITYWIDE VEHICLE TRIPS		268,693		20%		53,739		161,216

								Sign Maintenance Worker II		3.0		CITYWIDE VEHICLE TRIPS		89,564		50%		44,782		78,369

										9.0

								SALARIES

										Avg Salary /		Benefits		Inflation Adj		LOS Std

										Staff Member		Multiplier		(+/- Base)		Total Cost

								Traffic & Lighting Supervisor		$73,725		37%		0%		$101,003

								Electrical Technician		$49,889		37%		0%		$68,348

								Traffic and Lighting Technician		$53,955		37%		0%		$73,919

								Sign Maintenance Worker II		$46,717		37%		0%		$64,002





Tab 3.3







								Capital Facilities Standards and Costs

														Need For		Citywide		Current Demand		Current		Inflation

														Facility		LOS by		Units Served		Cost/Unit		Adjustment

								Facility Type		Base Year Inventory				Based On:		Capital Facility		Per Facility		($000's)		(+/-)



								Community Parks		Acres		538		PARK POPULATION		0.0010		19,788		$1,000		0%

								USEFUL						| CAPACITY FACTORS:						Remaining Capacity/

								FACILITY						| Prototype Facility Size (acres):				20		Initial Construction

								LIFE:		New Facility (years):		30		| Estimate of Available Facility Capacity:				30%		Threshold (acres):		6

								-		-		-		-		-		-		-

								LAG/LEAD		Funding to				| FUNDING METHOD:

								TIME:		Delivery (years):		0		| Percent Bonded:		100%

								=		=		=		=		=		=		=





Tab 4.1



										Per Capita Multipier		Case Study-Marginal

										Method Likely		Method Likely

								Local Context		Appropriate		Appropriate

								Time is constrained#		X

								Staff expertise and resources are limited #		X

								Budget is limited#		X

								Data collection capacity is limited#		X

								Most services are at capacity#		X

								Significant unused or overused capacity#				X

								Development will create unique service demands#				X

								New population likely to resemble the current population#		X

								Services likely to continue at current level#		X

								Development requires significant new infrastructure#				X

								Type of Analysis

								City/countywide analysis*				X

								Area/corridor plans*				X

								Large mixed-use/planned-unit developments*				X

								Small/medium scale developments*		X

								Cost of land uses studies*		X

								Infill/redevelopment*				X

								Analysis of alternative development patterns*				X

								Annexation*				X

								Level of service changes*				X

								Long-term fiscal planning*				X



								#Edwards and Huddleston, 2010

								*Bise, 2010























Tab 5.1



												School Area: West		Enrollment		Capacity		Utilization

												Elementary 		13,984		15,694		89%

												Middle 		7,383		8,590		86%

												High		9,025		9,686		93%

												Total



												School Area: Central		Enrollment		Capacity		Utilization

												Elementary 		4,247		4,843		88%

												Middle 		2,179		2,233		98%

												High		3,105		3,013		103%

												Total



												School Area: East		Enrollment		Capacity		Utilization

												Elementary 		2,828		3,529		80%

												Middle 		1,558		1,452		107%

												High		1,966		2,027		97%

												Total



												Source: Henrico County Schools





Tab 6.1

						Population, Housing, Nonresidential Building Area, & Employment		Fiscal Analysis Zone (FAZ)

								A:  Olympian & Prospect		B:  Olympian ext./ Clearview		C:  Bradley &   Staley		D:  Staley & Kirby		E:  Southwest Champaign		F:  Curtis Interchange		G:  Infill		TOTAL

						Population		5,802		1,428		1,720		3,764		4,261		778		699		18,452

						Housing Units

						Single Family Detached High PP		39		23		24		164		160		0		0		411

						Single Family Detached Medium PP		337		109		198		610		534		55		0		1,844

						Single Family Detached Low PP		310		62		64		254		427		0		0		1,118

						Attached Housing		81		48		257		230		333		130		0		1,079

						Multi-family Units		2,231		461		231		165		277		217		419		4,001

						Total Housing Units		2,998		704		774		1,423		1,732		402		419		8,453



						Nonresidential Building Area		1,395,604		192,283		572,482		917,508		682,888		94,770		129,718		3,985,254

						Employment

						Industrial		1,075		4		616		652		0		0		0		2,348

						Office		1,359		682		130		589		991		122		0		3,872

						Neighborhood Retail		643		71		166		755		1,269		0		371		3,274

						Big Box Commercial		0		0		0		0		0		291		0		291

						Total Employment		3,077		757		912		1,996		2,260		413		371		9,785





Tab 6.3

										Property Tax Revenues

										Wilson, NC Fiscal Impact Analysis



										Property Tax - Current Year				General Fund

												Taxable		Tax Rate

										Prototype		Value (1)		0.515

										Residential (Per Unit)

										SF - Low 		$110,900		$571

										SF - Mid		$190,677		$982

										Townhouse		$466,200		$2,401

										Duplex - Rental		$75,061		$387

										Multifamily - Age Restrcited		$54,911		$283

										SF - Infill		$205,110		$1,056

										Nonresidential (Per 1,000 SF)

										Big Box Retail		$61,900		$319

										Community-based Shopping Center		$81,130		$418

										Industrial Park		$53,240		$274

										Hotel		$38,723		$199

										(1) Based on assessed valuation data provided by City of Wilson



										Source: TischlerBise, Inc. 





Tab 6.4

												Half Cent Sales Tax Revenues

												Wilson, NC Fiscal Impact Analysis





														Sales Per 		Tax Rate

												Prototype		Sq. Ft. (1)		0.5



												Big Box Retail		$422		$0

												Community Scale Shopping Center		$397		$0

												(1) Derived from average retail sales from 2003 to 2005 from CAFR. 



												Source: TischlerBise, Inc. 





Tab 6.5



														Revenue		Revenue		Base Year

														Category		Name		Budget Amount

														Taxes		Sales Tax		$153,466,536

																Use Tax		$18,761,458

																Excise Tax		$3,600,000

																Alcoholic Beverage Tax		$686,047

																Remington Park Admissions Tax		$22,276

																Utility Fees-Water		$1,088,000

																Utility Fees-Wastewater		$865,000

																Utility Fees-Solid Waste		$540,491

														Franchise Fees		Oklahoma Natural Gas		$4,875,613

																Oklahoma Gas & Electric		$14,573,600

																Caddo Electric Coop.		$18,255

																Oklahoma Electirc Coop		$220,482

																Tri-Gen		$305,000

																Southwestern Bell		$1,500,012

																Cox Cable		$4,237,179

																Cox Fibernet		$354,056

																Cox Telephone, McCloud , Chickasaw & Primel		$32,194

														Licenses, Permits and Fees		Fire Prevention Permits		$52,605

																Alarm Permits		$598,106

																Oil & Gas Well Inspections		$226,000

																General Licenses		$702,980

																Building Permits		$3,858,968

																Electrical Wiring Permits		$1,166,170

																Plumbing Permits		$1,014,530

																Boiler & Elevator Permits		$57,349

																Offsite Wagering Fee		$86,988

																Pre-Qualification Application Fee		$47,800

																Refrig. * Forced Air Permits		$612,689

																Sidewalk & Paving Fees		$329,053

																Paving Cut Fees		$68,782

																Hunting and Fishing Permits		$154,916

																Mixed Bev./Bottle Club License		$454,374

																Vending Stamps		$194,992

																Garage Sale Permits		$77,772

														Administrative Charges		Airport Administrative Payments		$656,776

																Airport Police Payments		$2,285,212

																Water/Wastewater Admin Payments		$5,750,515

																Federal Fund Administrative Payments		$180,000

																Drainage Utility Administrative Payment		$559,747

																Solid Waste Administrative Payment		$786,272

																Convention and Tourist Administrative Payment		$139,627

																Zoo Administrative Payment		$106,000

																Golf Administrative Payment		$270,000

																Bond Fund Administrative Payment		$1,270,294

																Other Administrative Payment		$99,733

																Risk Management Administrative Payment		$206,256

																Transit Administrative Payment		$658,802

																Parking Administrative Payment		$248,274

																IT Administrative Payment		$850,605

																Print Shop Administrative Payment		$118,764

																Fleet Services Administrative Payment		$25,131

														Other Service Charges		OCMAPS Chargebacks		$535,733

																OCMAPS Engineering Chargebacks		$315,000

																Hazmat Cost Recovery		$10,000

																Animal Shelter Fees		$355,551

																Engineering Fees		$1,525,753

																Planning Fees		$753,706

																Fire Service Recovery		$28,000

																Police Fees		$1,854,484

																Parking Meters		$887,433

																Recreation Fees		$646,134

																Myriad/Civic Center		$1,059,315

																Myriad Gardens Revenue		$441,764

														Fines		Traffic Fines		$6,848,760

																Parking Fines		$1,205,971

																Court Fees		$558,397

																Court of Record, Jury Division		$10,863,589

																Criminal Court		$209,326

																Juvenile Fines		$165,371





Tab 6.6



																FY 2003

																General		Unincorporated		Special						Per Capita

																Fund		Service		Revenue				Total All Funds		Amount



														Expenditures

												572		Parks/Recreation										$0		$0.00

												572		Parks/Recreation										$0		$0.00

												572		Parks/Recreation		$482,120		-$39,800		$16,315,170				$16,757,490		$18.36

												572		Parks/Recreation										$0		$0.00

												573		Cultural Services		$3,136,122		$9,070,409		$5,692,760				$17,899,291		$19.61

												579		Other Culture/Recreation						$9,966,613				$9,966,613		$10.92





Tab 6.7



												PARKS AND RECREATION								LOS Std

												Expenditure		Base Year		Project Expenditure		Demand Unit		$ per

												Name		Budget Amount		Factor Using:		Multiplier		Demand Unit

												Administration		$1,411,904		FIXED		0.30		$0.00

												Countywide Parks		$7,010,403		COUNTY POPULATION		0.32		$6.64

												Equestrian Program		$314,666		FIXED		0.19		$0

												Physical Therapeutics		$606,582		COUNTY POPULATION		0.15		$0.57

												Fiscal Control		$2,013,017		FIXED		1.00		$0

												Project Management		$617,190		UNINCORPORATED POPULATION		0.03		$0.90

												Construction		$983,702		UNINCORPORATED POPULATION		0.23		$1.43

												Maintenance		$6,054,465		SEE DIRECT ENTRY		0.35		$0

												Recreation Services		$12,845,155		COUNTY POPULATION		0.14		$12.17

												Operation Cleanup		$50,135		FIXED		1.00		$0

												Arts & Crafts		$110,312		UNINCORPORATED POPULATION		0.39		$0.16

												Ed Radice Sports Complex		$547,190		FIXED		0.61		$0

												Youth Sports		$1,127,058		UNINCORPORATED POPULATION		0.92		$1.64

												Adult Sports		$838,994		UNINCORPORATED POPULATION		0.38		$1.22

												Owens Pass Park		$101,028		FIXED		1.00		$0

												Teen Program		$718,522		UNINCORPORATED POPULATION		0.47		$1.04

												Special Parks		$408,540		FIXED		1.00		$0

												Roadway Landscaping		$990,017		VEHICLE TRIPS		0.58		$0.35

												Balm-Boyette Monitoring              		$103,037		FIXED		0.05		$0

												Plant Control Task Force		$57,618		FIXED		0.09		$0

												Fun With Nature		$87,352		FIXED		0.16		$0

												Neighborhood Park Operating Costs		$0		DIRECT ENTRY		1.00		$243,000

												Trail Operating Costs		$0		DIRECT ENTRY		1.00		$35,000

												Recreation Center Operating Costs		$0		DIRECT ENTRY		1.00		$174,690

												Sports Complex Operating Costs		$0		DIRECT ENTRY		1.00		$403,000

												TOTAL		$36,996,887





Tab 6.8

														PARKS AND RECREATION STAFFING INPUT

																Base Year				Current Demand

																FTE		Project Using		Units Served

														Category		Positions		Which Demand Base?		Per Position

														Accounting Clerk		2		FIXED		0

														Clerk		5		UNINCORP POPULATION		137,791

														Construction Equip. Operator		4		FIXED		0

														Crew Leader		9		FIXED		0

														Custodian		44		RECREATION SF		6,526

														Director, Parks and Recreation		1		FIXED		0

														Electrician		1		FIXED		0

														Engineer		3		FIXED		0

														Environmental Scientist		2		FIXED		0

														Environmental Specialist		9		UNINCORP POPULATION		76,550

														Environmental Supervisor		1		FIXED		0

														Environmental Technician		5		UNINCORP POPULATION		137,791

														Equipment Operator		38		UNINCORP POPULATION		18,130

														General Crew Leader		2		FIXED		0

														General Manager		4		FIXED		0

														Head Custodian		6		FIXED		0

														Landscape Gardener		6		FIXED		0

														Managers, Divisions/Programs		7		FIXED		0

														Multitrades Worker		39		RECREATION SF		7,363

														Painter		1		FIXED		0

														Park Manager		20		PARK ACRES		124

														Park Ranger		78.2		PARK ACRES		32

														Personnel Clerk		1		FIXED		0

														Project Director		1		FIXED		0

														Receptionist		1		FIXED		0

														Recreation Area Supervisor		8		FIXED		0

														Recreation Leader		131		COUNTY POPULATION		8,060

														Recreation Specialist		47		COUNTY POPULATION		22,464

														Recreation Therapist		5		COUNTY POPULATION		211,161

														Recreation Therapist Asst.		1		FIXED		0

														Refrigeration/AC Mechanic		2		FIXED		0

														Architect		2		FIXED		0

														Buyer		1		FIXED		0

														Secretary		4		UNINCORP POPULATION		172,238

														Groundskeeper		12		PARK ACRES		207

														Senior Manager		5		FIXED		0

														Personnel Assistant		1		FIXED		0

														Trades Helper		9		RECREATION SF		31,904

														Trades/Maint. Super.		3		RECREATION SF		95,713





Tab 6.9

																												Annualized

						CULTURE/RECREATION														Resid.		Prototype		Prototype		Prototype		Prototype

																				%		Methodology		Divisor		Factor		Factor

						SENIOR SERVICES						SF		Cost/SF		Total Value				100%								20

										Senior Citizens Center (Alamo)		2,000		$200		$400,000

										Senior Citizens Center (Panaca)		2,400		$200		$480,000

										Senior Citizens Center (Pioche)		2,000		$200		$400,000

																$1,280,000				$1,280,000		POPULATION		4,184		$305.93		$15.30





						LIBRARY

										Library 		1,638		$200		$327,600				$327,600		POPULATION		4,184		$78.30		$3.91





												Culture/Rec Annual per Capita		$19.21







Tab 7.1



																		Residential (Per Unit)

																		SFD		SFD		SFD		SFD		SFD		Mobile/Manuf		Condo		Multifamily

												Category						High Value		Medium Value		Medium Value		Medium Value		Low Value		Home		Unit		Unit

																				Lrg lot (2.5 ac)		Med Lot(1 ac)		Sm Lot(5000 sf)

												Operating Net Fiscal Results by Fund



												General Fund Operating Results						$382		($78)		($78)		($78)		($386)		($379)		($321)		($171)

												Road Fund Results						$29		$29		$29		$29		$29		$53		$123		($119)

												Federal In Lieu Tax Fund Results						$106		$106		$106		$106		$106		$110		$82		$50

												Nonmajor Special Funds Results (All Combined)						($358)		($479)		($479)		($479)		($560)		($576)		($439)		($263)

												Subtotal Operating Net Fiscal Results						$159		($422)		($422)		($422)		($812)		($792)		($555)		($503)



												Capital Net Fiscal Results



												Subtotal Capital Net Fiscal Results						($723)		($742)		($742)		($741)		($755)		($774)		($550)		($402)



												TOTAL RESULTS 						($564)		($1,164)		($1,164)		($1,163)		($1,566)		($1,566)		($1,105)		($905)







Tab 7.2



																		Nonresidential (Per 1,000 Square Feet)



												Category						Retail		Office		Industrial



												Operating Net Fiscal Results by Fund



												General Fund Operating Results						($69)		($383)		($85)

												Road Fund Results						($2,102)		($857)		($186)

												Federal In Lieu Tax Fund Results						$64		$86		$24

												Nonmajor Special Funds Results (All Combined)						($29)		($36)		($9)

												Subtotal Operating Net Fiscal Results						($2,135)		($1,189)		($255)



												Capital Net Fiscal Results



												Subtotal Capital Net Fiscal Results						($1,206)		($523)		($119)



												TOTAL RESULTS 						($3,342)		($1,712)		($374)
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Annual Results
Developer's Scenario-10-Year Absorption
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Fig 2.3

						1		2		3		4		5		6		7		8		9		10		11		12		13		14		15		16		17		18		19		20		21		22		23		24		25		26
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Annual Results
75% of Developer's Projections-20-Year Absorption
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Fig5.2

		Annual Net Results

		City of Dublin Cost of Land Use Fiscal Analysis



				Per Unit						Per 1,000 SF

				Single Family		Townhome		Apartment		Retail		Office		Ind./Flex





		Net Result		$696		$20		($53)		$217		$860		$469



General Fund Annual Net Results

Washington County Cost of Land Uses Fiscal Analysis

(Per Unit for Residential/Per 1,000 SF for Nonresidential)

Net Result	

Single Family	Townhome	Apartment	Retail	Office	Ind./Flex	696	20	-53	217	860	469	







Fig5.3

		Annual Net Results

		City of Dublin Cost of Land Use Fiscal Analysis



				Per Unit										Per 1,000 SF

				SFD		Townhome		Duplex		Multifamily Rental		Multifamily Condo		Retail		Office		Industrial		R&D

						(4-12 Du)				Rental		Owner



		Revenues		$991		$790		$722		$633		$782		$553		$4,270		$1,092		$4,121

		Costs		$2,703		$1,656		$1,566		$1,436		$1,782		$2,422		$1,604		$639		$1,182

		Net Result		($1,713)		($866)		($845)		($803)		($1,000)		($1,869)		$2,666		$452		$2,940

										This table is from our updated study versus the original from 10 years ago



Annual Net Results

City of Dublin Cost of Land Uses Fiscal Analysis

(Per Unit for Residential/Per 1,000 SF for Nonresidential)

Net Result	

SFD	Townhome	Duplex	Multifamily Rental	Multifamily Condo	Retail	Office	Industrial	R	&	D	-1712.5036387589819	-866.38831676362543	-844.75854565242184	-802.99710991047994	-999.50932412504596	-1868.9696088602986	2666.2254281294922	452.2545620914824	2939.5677669275742	







Fig 5.4

				Annual Net Results

				Town of Holly Springs Cost of Land Uses Fiscal Analysis



						Per Unit

						Estate		5 Du/Acre Starter		5 Du/Acre Upscale		2.5 Du/Acre Starter		2.5 Du/Acre Upscale		Townhouse Starter		Townhouse Upscale		Aprtment Starter		Apartment Upscale

				Net Result		$51		($634)		$104		($375)		($240)		($350)		($31)		($523)		($509)



Annual Net Results

Town of Holly Springs Cost of Residential Land Uses Fiscal Analysis

(Per Unit)

Net Result	

Estate	5 Du/Acre Starter	5 Du/Acre Upscale	2.5 Du/Acre Starter	2.5 Du/Acre Upscale	Townhouse Starter	Townhouse Upscale	Aprtment Starter	Apartment Upscale	51	-634	104	-375	-240	-350	-31	-523	-509	







Fig 5.5

						Net Residential Prototype Combined Fiscal Results (Per Unit)



								Net Result

						Prototype		General Fund		School District		Total

						Bel-Air Estates		$230		$1,494		$1,724

						Greenfield		$178		($1,208)		($1,030)

						Summerwood		($177)		($1,929)		($2,106)

						Summit Heron Apts.		($279)		$274		($5)

						Lazy River MHP		($255)		$483		$229







Annual Net Fiscal Results - Residential Prototypes

Sarasota County Economic and Fiscal Impact Analysis

(Per Unit)

General Fund	

Bel-Air Estates	Greenfield	Summerwood	Summit Heron Apts.	Lazy River MHP	230.0378972395597	178.07779027968684	-176.93308958978412	-278.57678503600022	-254.58250963259542	School District	

Bel-Air Estates	Greenfield	Summerwood	Summit Heron Apts.	Lazy River MHP	1494.2465868405266	-1208.0690521737051	-1929.2406641737057	273.61768604617492	483.23688499999997	Total	

Bel-Air Estates	Greenfield	Summerwood	Summit Heron Apts.	Lazy River MHP	1724.2844840800863	-1029.9912618940184	-2106.1737537634899	-4.9590989898252928	228.65437536740455	









Fig 7.1



Average Annual Results
Annexation Subarea B

2000 to 2010	

Trends	Faster Absorption	-119.69400211772877	-35.762018810087405	2000 to 2020	

Trends	Faster Absorption	-61.807972239364581	-17.423627319661165	

($1,000's)









Fig 7.2



Average Annual Net Results-General Fund (millions)

Scenario Comparisons

Howard County Fiscal Analysis-Phase II

Yrs. 1- 10	



Aging in Place	High Mobility	-19.524895236676389	-21.062913073586859	Yrs.11-21	



Aging in Place	High Mobility	-4.0341899605669713	-31.362233521080555	Yrs. 1 - 21	

Aging in Place	High Mobility	-11.410716282523836	-26.457795212750217	
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Fig7.4

																																								2009		2010		2011		2012		2013		2014		2015		2016		2017		2018		2019		2020		2021		2022		2023		2024		2025		2026		2027		2028		2029

																																						Growth Within the Service Area		$0		$68		($20)		($10)		$366		$837		$1,090		$1,541		$1,818		$41		$832		$1,018		$1,688		$2,469		$2,439		$3,323		$1,892		$1,858		$2,588		$3,584		$4,151

																																						Growth Beyond the Service Area		$0		$109		$94		$119		$580		$1,149		$1,839		$2,243		($737)		($3,843)		($2,456)		($1,623)		($975)		($497)		$191		$1,289		($2,892)		($2,267)		($1,422)		($524)		$163



Annual Net Fiscal Impacts from New Growth

Scenario Comparisons

Champaign Fiscal Impact Analysis

Growth Within the Service Area	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	2023	2024	2025	2026	2027	2028	2029	0	67.895106110535437	-19.738457232989219	-10.068336894662977	366.32633488616142	837.39184498585291	1090.1594860412004	1540.7697878346412	1818.1236972873796	41.177314266200938	831.89742737420124	1017.505103097733	1687.9458847486585	2469.0385714073363	2439.4568498890385	3322.6512528617359	1892.3964190090728	1857.9078380725923	2587.558321106831	3584.30110551494	4150.9766328580627	Growth Beyond the Service Area	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	2023	2024	2025	2026	2027	2028	2029	0	109.49691442665186	94.096965145954144	119.30170920187508	580.0490465448853	1148.8588429409638	1839.1392230860495	2242.6545744215555	-737.25542472999962	-3843.0375061150648	-2456.2692782649492	-1622.7454803503003	-975.28894605664266	-497.0556528256979	191.30221449885482	1289.2125968741398	-2892.0506593743798	-2266.9330503575325	-1422.4932423914724	-523.8205422626412	162.96373501045321	

(X 1,000)









Fig 7.5



Cumulative Net Fiscal Impacts from New Growth - Operating vs. Capital

Scenario Comparisons

Champaign Fiscal Impact Analysis

Operating	

Growth Within the Service Area	Growth Beyond the Service Area	83548.488743962633	82204.384721930997	Capital	

Growth Within the Service Area	Growth Beyond the Service Area	-50733.158499783858	-101835.90016607968	Combined	

Growth Within the Service Area	Growth Beyond the Service Area	32815.330244178767	-19631.51544414871	

(X 1,000)









Fig 7.6



Cumulative Net Fiscal Impacts from New Growth 

FAZ Comparisons

Champaign Fiscal Impact Analysis

Scenario One:  Growth Within Service Area	

A:  Olympian 	&	 Prospect	B:  Olympian Ext.	C:  Bradley 	&	   Staley	D:  Staley 	&	 Kirby	E:  Southwest Champaign	F:  Curtis Interchange	G:  Infill	-288.32640078525401	-4691.2382183854879	3926.6370148772958	2266.9908545595463	18030.65437726528	5516.2026616800867	8054.4099549673183	Scenario Two:  Growth Beyond The Service Area	

A:  Olympian 	&	 Prospect	B:  Olympian Ext.	C:  Bradley 	&	   Staley	D:  Staley 	&	 Kirby	E:  Southwest Champaign	F:  Curtis Interchange	G:  Infill	-7888.2878140614594	-18344.384367678962	-7094.102224050559	1965.1455481889789	-2904.4863269553643	6564.4255266148148	8070.174213793849	
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Annual Net Results

Scenario Comparisons: Normal Nonresidential Growth

Town of Queen Creek



1. Accelerated Growth: Normal Nonresidential Growth	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	7.3879999999917345E-2	2531.0535365812502	3521.1768316199195	1527.105278745159	-6364.3273417452147	-15148.594815076001	-5241.4728673670616	-4545.0249160604726	-12573.820631048788	-11456.406625526521	-11573.473337137766	-15626.013894628901	-12839.234298429699	-11976.12597788003	-10216.014720174666	-12055.26371384706	-16157.455700693114	-11290.402921991568	-13001.277671050979	2. Current Growth: Normal Nonresidential Growth	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	7.3879999999917345E-2	20.348536357781995	1563.3759402974611	1660.5895741481472	-1403.8007492907018	-6997.5066307351262	-3810.6923649304263	-17879.081293158248	-5434.0504186077596	-8711.9506545679469	-7968.2900580824789	-12478.716862216628	-11859.545409481681	-13063.892329680828	-12607.338956696687	-10819.124812206988	-15331.049348923043	-16080.136814441474	-11000.481190358027	3. Slower Growth: Normal Nonresidential Growth	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	7.3879999999917345E-2	610.75228275099653	-1132.4382908367807	744.64573878147712	-147.02187084965044	-3059.1947305846152	-2071.5989401061197	-8848.3257436475833	-5328.3844090441708	-19660.366052966918	-7131.45485365489	-6832.4946778498343	-9587.4173941946428	-8544.5609952296727	-10761.76017754669	-16167.87256467613	-11348.406534919231	-14177.349431281858	-11576.658811171976	

Surplus/Deficit (x$1,000)









Fig 7.8



Annual Net Fiscal Results
Lincoln County, Nevada, Cost of Land Use Fiscal Analysis
(Per Residential Unit)

Net Fiscal Results	SFD High Value ($350,000)	SFD Med. Value, 2.5 ac lot ($217,000)	SFD Med. Value,   1 ac lot ($217,000)	SFD Med. Value, 5000 sf lot ($217,000)	SFD Low Value ($130,000)	Mobile/Manuf. Home ($140,000)	Condo Unit ($95,000)	Multifamily Unit ($64,000)	-564.22396622034489	-1164.4973747906638	-1163.913874433837	-1163.3303740770109	-1566.0699834805746	-1565.8294172702108	-1105.4371156041141	-905.08592452084304	







Fig 7.9



Annual Net Fiscal Results
Lincoln County, Nevada, Cost of Land Use Fiscal Analysis
(Per 1,000 SF of Nonresidential Floor Area)

Net Fiscal Results	Retail	Office	Industrial	-3341.5528880024394	-1712.2494384025235	-373.71708386273292	
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Common Perceptions

14

• Residential development doesn’t pay for itself 
• Nonresidential development generates surpluses



Drivers of the Fiscal Equation

Fiscal Impacts 

Revenue 
Structure

Infrastructure 
Capacity / 
Lifecycle

Levels of Service 
(Costs to Serve)

Characteristics 
of 

Development

15



Revenue Structure as Driver
● Locality 

with Point 
of Sale 
Sales Tax

16



Revenue Structure as Driver
● Locality 

with 
Local 
Income 
Tax by 
Job 
Location

17



Demographic Characteristics as Driver
● Influence of 

Single Family
Characteristics

18



Demographic Characteristics as Driver
● Influence of 

Multifamily 
Characteristics

19



Changing Retail 
● What 

happens to 
revenue 
when retail 
space 
shifts to 
services 

$230 taxable 
sales per sq. ft.

$110 taxable 
sales per sq. ft.
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Changing Retail
● E-Commerce 

comprises 
relatively 
small share of 
total retail 
sales

● Increase of 
almost 1% 
per year 
since 2015

Source: Retail Indicators Branch, U.S. Census Bureau; TischlerBise analysis21



Most Growth in Retail is from E-Commerce
● Quarter over 

quarter 
growth in e-
commerce 
has been at 
hovering at or 
around 20% 
since the 
Recession

Source: Retail Indicators Branch, U.S. Census Bureau; TischlerBise analysis22



Land Use Implications
● Items migrating 

to digital are 
also those that 
generate point 
of sale sales tax

Source: BI Intelligence (Business Insider), “The Future of Retail: 2015”23



Recent Retail Trends Affecting Revenue
● More mall closures in 2019 than 2018
● U.S. is “over retailed” with 23.5 sf of mall space per capita (16.4 in 

Canada; 11.1 in Australia) [Total retail estimated at ~34 sf per 
capita]

● Malls housing nonretail tenants such as fitness centers, banks, 
medical, yoga studios, office space, to attract consumers—with 
sales tax implications (Coresight Research)

● Yet . . . positive signs for bricks and mortar retail—with smaller 
footprints (Fast Company; Coresight Research)

● Emerging trend of the “renter” consumer—what are the 
implications for sales tax revenues? (Marketplace)

24

https://coresight.com/research/icsc-recon-2019-day-1-insights/
https://www.fastcompany.com/90281205/the-surprisingly-bright-future-of-retail
https://www.marketplace.org/2019/05/22/nuuly-urban-outfitters-rental-service-rent-the-runway/


Levels of Service/Services Provided as Driver

25

Admin.
Animal 
Control Dev. Services

Facility 
Maint. Fire Health Library

Mayor/ 
Council/ 

Manager
Muni.
Court Planning Parks & Rec. Police

Public 
Works Other Total

Pop. [1] Jobs [2] Pop. and Jobs Pop. Pop. and Jobs Pop. and 
Jobs

Pop. and Jobs Pop. Pop. Pop. and 
Jobs

Pop. and 
Jobs

Pop. and 
Jobs

Pop. Pop. and Jobs Pop. and 
Jobs

Pop. and 
Jobs

Pop. and Jobs

Balcones Heights 2,817 5,043 $67 $2 $11 $6 $185 $9 $30 $5 $175 $20 $108 $612
Castle Hil ls 4,217 4,096 $79 i $183 i $46 $247 $84 $16 $656
Fair Oaks Ranch* 6,162 437 $97 $15 i $45 i $13 $35 $218 $124 $57 $598
Grey Forest 494 46 $244 $109 $4 i $50 $446 $265 $1 $1,120
Helotes 7,523 1,642 $73 i $6 $25 $107 $0.17 $52 $157 $26 $446
Hollywood Park 3,138 943 $65 $22 $232 i $19 $15 $210 $38 $124 $721
Kirby 8,199 547 $115 $16 $89 $2 $16 $42 $104 $55 $434
Leon Valley 10,402 21,025 $7 $14 $70 $42 $10 $5 $11 $68 $35 $1 $228
Live Oak 13,455 5,032 $75 $16 $18 $106 $25 $11 $7 $50 $197 $67 $40 $594
Schertz* 32,478 10,458 $105 $12 i i $68 $26 $24 $9 $4 $38 $149 $31 $58 $506
Selma* 5,689 3,365 $381 i $188 $5 i $9 $321 $61 $1 $962
Universal City 18,987 4,620 $68 $16 $14 $40 $83 $15 i $11 $13 $133 $7 $391
Windcrest 5,493 2,392 $71 $15 $10 $14 $32 $16 $33 $71 $205 $67 $135 $642
Average $111 $13 $12 $21 $121 $24 $28 $11 $24 $6 $29 $202 $68 $54 $608

Total G.F. Expenditure [3] $15,611,479 $1,132,379 $1,402,464 $1,414,572 $16,757,233 $277,081 $1,574,116 $2,080,972 $2,663,204 $321,383 $3,329,477 $28,125,133 $7,615,001 $6,202,369 $88,506,863
Pop./ Pop. And Jobs [4] 178,700 81,429 105,030 52,598 172,101 7,139 61,867 135,560 169,646 61,423 104,875 178,700 178,700 137,182 178,700
Weighted Avg Cost (per Pop /Pop and Job) $87 $14 $13 $27 $97 $39 $25 $15 $16 $5 $32 $157 $43 $45 $495

*Partially located in Bexar County but total citywide population and jobs used. 

[1] Source: US Census, 2011 Population Estimates

[2] Source: US Census, LED , "On the Map," 2011 Estimate.

[3] Represents total expenditures of selected Bexar County cities under each department. 

[4] Represents total population or population and jobs of selected Bexar County cities that fund the department through their General Fund.

Projection Methodology



Infrastructure Capacity as Driver
● Fiscal effects of not 

extending 
infrastructure 

$50 million 
difference due 

to NOT 
extending 

infrastructure
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Infrastructure 
Lifecycle as Driver



Case Studies
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Small Area Plan Fiscal Analysis
• Town of Queen Creek, AZ
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Small Area Plan Fiscal Analysis Findings
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Small Area Plan Fiscal Analysis Findings

 

$1.01 in revenue per $1.00 in costs 
 

$1.15 in revenue per $1.00 in costs 
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Use of Market and Fiscal Assessment

Source: Hampton Roads Planning District Commission; Weldon Cooper Center

Steady population 
growth, at an average 

annual rate slightly 
over 1 percent
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Use of Market and Fiscal Assessment

Source: LEHD On the Map, 2015

Despite stable growth in recent years, 
the number of jobs has yet to reach 

pre-recession peak of 2008.
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Use of Market and Fiscal Assessment

Source: Weldon Cooper Center
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Use of Market and Fiscal Assessment

Source: Weldon Cooper; TischlerBise 35



Use of Market and Fiscal Assessment

Source: LEHD On The Map; TischlerBise 36



Use of Market and Fiscal Assessment

Source: TischlerBise; LEHD On The Map; Hampton Roads Planning District Commission 37



Market-Based Scenarios
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Fiscal Impact Analysis Findings
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$1.08 in 
revenue per 

$1.00 in costs

$1.11 in 
revenue per 

$1.00 in costs

$1.09 in 
revenue per 

$1.00 in costs



Fiscal Impact Analysis Findings
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Demographic Shifts
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Demographic Shifts
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Redevelopment
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• Major cost assumptions (Boynton Yards)
• Road/Streetscape upgrades: $18.8 million
• Utility upgrades: $21.2 million
• Parks/open space constructed by the developer
• New roads constructed by the developer
• Fair share of new elementary school seats 

Somerville, Massachusetts, Union Square Neighborhood Plan



Redevelopment
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• Major cost assumptions (Union Square)
• Road/Streetscape upgrades: $25 million
• Utility upgrades: $35 million
• New Fire Station: $21 million 
• Parks/open space constructed by the developer
• New roads constructed by the developer
• Fair share of new elementary school seats

Somerville, Massachusetts, Union Square Neighborhood Plan



Redevelopment
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Somerville, Massachusetts, Union Square Neighborhood Plan



The Cost of Intervention
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• Lack of existing investment implies the need to incentivize 
growth in the future 

• Affordability and lack of diversity are issues
• Vacancy rates are 300% more than that of Clark County

• Land assemblage issues 
• City has a policy of not using eminent domain
• Prevailing wage requirements for City money

• Only 375 housing starts in Downtown since 2008
• Safety is an issue
• Expensive relative to competing product 

Downtown Las Vegas Master Plan



The Cost of Intervention
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Downtown Las Vegas Market Demand



The Cost of 
Intervention 
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Downtown Las Vegas 
Improvements to Public 
Realm



The Cost of Intervention
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• Implement an aggressive Downtown housing strategy 
• Residential housing incentives
• Establish a Local Entrepreneurship Program
• Establish an Economic Development Capital Fund
• City assemblage of property
• Buying down the cost of land

Downtown Las Vegas Master Plan



This Photo by Unknown Author is licensed under CC BY-NC

Questions
Thank You

Carson Bise, AICP,  President
carson@tischlerbise.com 

Julie Herlands, AICP, Vice President
julie@tischlerbise.com 
@jherlands

www.tischlerbise.com
301.320.6900

Note on sources: Unless otherwise noted or sourced, all figures herein are from TischlerBise. 
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http://www.flickr.com/photos/thelastminute/4004523015/
https://creativecommons.org/licenses/by-nc/3.0/
http://www.tischlerbise.com/
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