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✓Environmental quality, diversity, equity, and other public 

goods and quality-of-life benefits
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• Quantitative vs. qualitative aspects of a development

• All models have shortcomings

• Accurate data is essential

• Reasonable assumptions 

• Fiscal models exclude other important factors



Revenue
• Revenue over life cycle
• Allocation by use

• Sales tax to commercial & residential

• Gas tax --►VMT, not collections

• Revenue drivers:
• Wages & income (drive tax revenues)

• Population growth rate



Cost
• High Capital Costs

✓Transportation

✓Schools

Other*, 5%

Schools, 
25%

Parks, 10%

Transportation, 60%

*Other = Fire/EMS, 
Correctional, Law 
Enforcement, Public 
Bldgs, Solid Waste, 
Libraries 

Transportation and 
Schools ≈ 70-85%



Cost
• High Operating Costs

✓Public Safety

✓Schools



Demand
• Demand changes over time
• Different for new homes

• Cost differential by area (urban/rural)

• Persons-per-household differential (age/area)

• Focus on employment ratio, not location



Issues
• Area variations
• Density
•Mix of use
• Design

•Market characteristics
• Rate of growth

• Balance of mix in the market

• Inflation rates
• Revenues

• Costs
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Source: BEBR, Medium-Level Projections
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Plan Area #1
Population:
• 2010 = 211,600
• 2040 = 247,000
•Growth = 35,400
•Annual Growth Rate: 0.52%

Plan Area #2
Population:
• 2010 = 9,300
• 2040 = 15,300
•Growth = 6,000
•Annual Growth Rate: 1.68%

Plan Area #3
Population:
• 2010 = 17,900
• 2040 = 59,200
•Growth = 41,300
•Annual Growth Rate: 4.06%



Source: American Community Survey, 2016 5-year estimates
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Student Generation Rate

Source: American Community Survey, 2016
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Source: U.S. Bureau of Economic Analysis
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Source: Florida Property Valuations and Tax Databook
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Source: Florida Property Valuations and Tax Databook

Taxable Value per Capita – Cumulative Growth Trend
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Source: Local Government Financial Information Handbook
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Source: U.S. Census Bureau and the Bureau of Economic Analysis
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Source: Bureau of Economic Analysis and the Florida Property Valuations and Tax Databook
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Typical Characteristics



Fiscal Neutrality Application



5D’s
• Destination Accessibility
• Design
• Diversity
• Distance to Transit
• Density

Economics

Enhanced Revenues

Reduce Costs and 
Environmental Impacts



Illustrative Graph of Hypothetical Development Costs & Revenues over Time

Time

$

Total Cost Development Build-out

Public Revenue Stream

Developer/ 
Public Subsidy



Status Quo
Example Community ~2 du/acre/6 sq. miles

Fire Station

Elementary
School

Middle School

High School

1/3

1/2

1/10

1/10

Transit Service 
Threshold Level

Dwelling Unit 
Density Threshold

Minimum 4.50 – 5.99 du/acre

High 6.00 – 7.99 du/acre

Very High ≥ 8.00 du/acre

2 Du/Acre
6 Sq. Miles



Maximize Allowable Density
4 du/gross acre/6 sq. Miles

Fire Station

Elementary
School

Middle School

High School

1

2

1/2

1/2

Transit Service 
Threshold Level

Dwelling Unit 
Density Threshold

Minimum 4.50 – 5.99 du/acre

High 6.00 – 7.99 du/acre

Very High ≥ 8.00 du/acre

Transit Service Density Thresholds

4 Du/Acre
6 Sq. Miles



Increase  Allowable Density
8 du/gross acre/6 sq. miles

Fire Station

Elementary
School/Parks

Middle School

High School

2

4

1

Transit Service 
Threshold Level

Dwelling Unit 
Density Threshold

Minimum 4.50 – 5.99 du/acre

High 6.00 – 7.99 du/acre

Very High ≥ 8.00 du/acre

Transit Service Density Thresholds

1

8 Du/Acres
6 Sq. Miles



• Public school sites

• Fire station location



Illustrative Graph of Hypothetical Development Costs & Revenues over Time

Time

$

Total Cost Development Build-out

Public Revenue Stream

Developer/ 
Public Subsidy



Illustrative Graph of Hypothetical Public Costs & Revenues over Time

Time

$

Public 
Expenditures

Development Build-out
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Final Thoughts5






