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Balancing Local Budgets with Mixed-Use
Blocks and Buildings

By John Clarke, Development and Design Coordinator

A 2013 Smart Growth America analysis of 17 research studies from around the U.S. has
shown that building in compact centers with a walkable mix of nearby uses makes
profound financial sense. On average, when compared to conventional suburban
development, it:

e Saves 38 percent of upfront infrastructure costs;

e Saves 10 percent of ongoing delivery of public services such as police,

ambulance, and fire protection, because of more efficient coverage areas;
e Generates 10 times more property and sales tax revenue on a per acre basis.[1]

That's right --- 10 times more tax revenue on a per acre basis. This last fact is
particularly startling, but specific studies of local land use patterns have documented the
tax revenue benefits of traditional mixed-use blocks and buildings over single-use and auto
-oriented sites. The results have important implications for municipal budgets.

Which Block Contributes More?

Strong Towns, a website created by self-described “recovering engineer” Charles Marohn,
focuses on strategies to make cities and towns financially solvent by building a tax base
that can cover long-term infrastructure costs and other commitments. As a test case on
fiscal responsibility, Marohn analyzed two close-by blocks along the main road through his
home city of Brainerd, Minnesota. The first block was old and considered blighted with
mostly one-story buildings lining the sidewalk and parking to the side and rear. The
connected storefronts included two liquor stores, a barber shop, pawn shop, law office, and
café. One block away was a brand new fast food restaurant with a drive-through lane and
ample front yard parking. The chain restaurant met all the city’s zoning law and design
standards. It had replaced older so-called underperforming buildings and was welcomed by
local officials and economic development advocates.

Aerial view showing the struggling, traditional development pattern block (left) and the newly-built, auto-
oriented Taco Johns (right), located along Washington Street in Brainerd, Minnesota. [Adapted from “The
cost of auto orientation” blog post by Charles Marohn on the Strong Towns website, January 2, 2012]


http://www.gfoa.org/sites/default/files/GFR_AUG_13_78.pdf�
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However, the tax rolls tell a different story. The 11 narrow parcels on the supposedly
blighted block had a combined land and building tax base of $1,136,500, while the shiny
new building on the same street with the same lot acreage was only valued at $803,200.
Even these struggling, one-story storefronts outperformed the new auto-oriented site by
41 percent.[2] Imagine how much more prosperous the community could be if they
concentrated on fixing up those old blocks of connected storefronts and filling in any gaps
in the streetscape with a new close-knit mix of buildings and uses.

More Studies Support Tax Revenue Advantages of Mixed-Use in Centers

Larger scale comparative studies show the tax advantages grow substantially as the mix of
uses increases. Joe Minicozzi from Urban3 in North Carolina has completed multiple studies
documenting the higher tax values of centrally located mixed-use buildings versus single-
use or suburban structures. Given the increasingly limited amount of developable land, the
fairest way for municipalities to do these evaluations is on an equivalent per acre basis,
like farmers analyzing the production yield of various crops per acre or cars being
compared by miles per gallon.

Asheville, NC Case Study

Asheville is a prime example of a
small city seeing that the best
return on investment for the public
coffers comes from its revitalized
central district. Overall, a typical
acre in the mixed-use center yields
$360,000 more in tax revenue to
the city than an acre of strip malls
or big box stores further out. As a

direct comparison, the giant Wal- ASHEVILLE DOWNTOWN
Mart on the outskirts provides WALMART MIXED-USE
appro_ximately $54,000 per acre in Land Consumed (acres): 34.0 00.2
combined property and sales

taxes, while a six-story downtown Total Property Taxes per Acre: $6,500 $634,000

mix of ground floor retail with Retail Taxes' per Acre to City: ~ $47,500 $ 83,600
housing above contributes over T —p— 0.0 90.0
$717,000 per acre. That is 13

times more revenue to the city, Jo per fcre: 59 737

with the added benefits of more “Estimated from public reports of annual sales per sq.t..

jobs per acre and more residents Urban

living within walking distance to
support all the local businesses.[3]

Comparison of Asheville big box with downtown mixed-use
development. [Credit: Joseph Minicozzi, AICP, with Urban3]
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Minicozzi has performed similar tax revenue comparisons in a diverse set of communities
across the country from Florida to Montana and now is confident that the same principle
applies: mixed-use buildings and blocks in the center pay their way, while single-use,
spread-out, and suburban-style developments with their large lots and long infrastructure
lines cost communities more upfront and provide less revenue over the long term.
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Average county property tax/acre ratio across sample set of 15 different cities from Montana to
Florida (2012). [Credit: Joseph Minicozzi, AICP, with Urban3]

Local Examples in Pawling

The Village of Pawling provides a similar Dutchess County example of tax productivity per
acre. The centerpiece of the Village is the historic 1884 Dutcher House, across from the
recently rebuilt Village Green and a one-block walk from the Metro-North Railroad Station.
It features 10 storefronts on the ground floor and 46 apartments on the three upper floors
with about 50 parking spaces screened behind the building and 28 on-street parking
spaces along the frontage of the 1.2-acre property. One block away on a comparable 1.4-
acre lot is a modern chain drug store, also with about 50 parking spaces, but in a very
visible side yard lot that creates a gap in the Main Street frontage.
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By comparison, the assessed full market value of the modern, single-story drug store is listed
at $1,151,400, while the multi-story, mixed-use Dutcher House is assessed at $3,372,500,
approximately 3 times more value for local tax revenue purposes (Pawling’s taxable value is
set at a uniform 51%). Even the big-box grocery store on 4.05 acres outside the Village along
Route 22 is only assessed at $1,909,600, or about one-sixth of the Dutcher House on a per
acre comparison. Clearly, the Dutcher House is not only a beautiful and beloved historic
structure that has anchored the central business street for 130 years, but it should also be
considered a model for future development - located in the village center to take advantage
of existing infrastructure, mixed-use to generate more tax revenues for the Town and Village,
and designed for walkability to reduce traffic and so the residents on upper floors provide a
base of close-by customers for the surrounding shops and services.

Per Acre Full Market Assessment
Pawling Case Study

Big-Box Grocery outside Village:  $471,506
Chain Drug Store in Village: $822,429
Mixed-Use Dutcher House: $2,810,417
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The auto-oriented chain drug store in the Village of Pawling (left), and the big-box grocery outside the
Village (vight).

The Budget Bottom Line

As municipalities fight budget shortfalls and expensive infrastructure repair costs, plans
and zoning codes should be encouraging efficient forms of development that pay their fair
share of local taxes. However, none of the villages in Dutchess County would likely allow a
building the size/height of the Dutcher House under current zoning laws. Instead, many
communities allow outlying commercial strips and residential sprawl in the elusive chase
for new tax ratables. What they find is that the new tax revenues from spread-out
suburban buildings do not cover the initial costs of road and utility construction, additional
ongoing maintenance costs, infrastructure replacement over time, and other supplemental
services.

As the dramatic tax revenue differences above show, traditional forms of mixed-use
buildings in city or town centers not only consume less land, promote walkability, limit
infrastructure spending, and streamline service delivery, they are also far better models for
municipalities interested in balancing their bottom line.

More Information

(1] Examining the Fiscal Benefits of Smart Growth, Government Finance Review

21 The Cost of Auto Orientation, Strong Towns/Charles Marohn

31 The Smart Math of Mixed-Use Development, Planetizen/Joseph Minicozzi

See also:
The Missing Metric, Government Finance Review, by Peter Katz

Building Better Budgets: A National Examination of the Fiscal Benefits of Smart
Growth Development, Smart Growth America

|
Click here to view past issues of Plan On It.

This newsletter was developed by the Dutchess County Department of Planning and Development, in
conjunction with the Dutchess County Planning Federation.

To be removed from our mailing list, send an "UNSUBSCRIBE"” email to DCPlanningFedera-
tion@dutchessny.gov. Please include your name and email address in the message.

Plan On It, June 2014 Issue


mailto:dcplanningfederation@dutchessny.gov?subject=Unsubscribe�
mailto:dcplanningfederation@dutchessny.gov?subject=Unsubscribe�
mailto:dcplanningfederation@dutchessny.gov?subject=Unsubscribe�
mailto:dcplanningfederation@dutchessny.gov?subject=Unsubscribe�
http://www.co.dutchess.ny.us/CountyGov/Departments/Planning/17346.htm�
http://www.gfoa.org/sites/default/files/GFR_AUG_13_78.pdf�
http://www.strongtowns.org/journal/2012/1/2/the-cost-of-auto-orientation.html#.U6LmCJRdV8E�
http://www.planetizen.com/node/53922�
http://www.gfoa.org/sites/default/files/GFR_AUG_13_20.pdf�
http://www.smartgrowthamerica.org/documents/building-better-budgets.pdf�
http://www.smartgrowthamerica.org/documents/building-better-budgets.pdf�
http://www.smartgrowthamerica.org/documents/building-better-budgets.pdf�
http://www.smartgrowthamerica.org/documents/building-better-budgets.pdf�


<<

  /ASCII85EncodePages false

  /AllowTransparency false

  /AutoPositionEPSFiles true

  /AutoRotatePages /None

  /Binding /Left

  /CalGrayProfile (Dot Gain 20%)

  /CalRGBProfile (sRGB IEC61966-2.1)

  /CalCMYKProfile (U.S. Web Coated \050SWOP\051 v2)

  /sRGBProfile (sRGB IEC61966-2.1)

  /CannotEmbedFontPolicy /Error

  /CompatibilityLevel 1.4

  /CompressObjects /Tags

  /CompressPages true

  /ConvertImagesToIndexed true

  /PassThroughJPEGImages true

  /CreateJobTicket false

  /DefaultRenderingIntent /Default

  /DetectBlends true

  /DetectCurves 0.0000

  /ColorConversionStrategy /CMYK

  /DoThumbnails false

  /EmbedAllFonts true

  /EmbedOpenType false

  /ParseICCProfilesInComments true

  /EmbedJobOptions true

  /DSCReportingLevel 0

  /EmitDSCWarnings false

  /EndPage -1

  /ImageMemory 1048576

  /LockDistillerParams false

  /MaxSubsetPct 100

  /Optimize true

  /OPM 1

  /ParseDSCComments true

  /ParseDSCCommentsForDocInfo true

  /PreserveCopyPage true

  /PreserveDICMYKValues true

  /PreserveEPSInfo true

  /PreserveFlatness true

  /PreserveHalftoneInfo false

  /PreserveOPIComments true

  /PreserveOverprintSettings true

  /StartPage 1

  /SubsetFonts true

  /TransferFunctionInfo /Apply

  /UCRandBGInfo /Preserve

  /UsePrologue false

  /ColorSettingsFile ()

  /AlwaysEmbed [ true

  ]

  /NeverEmbed [ true

  ]

  /AntiAliasColorImages false

  /CropColorImages true

  /ColorImageMinResolution 300

  /ColorImageMinResolutionPolicy /OK

  /DownsampleColorImages true

  /ColorImageDownsampleType /Bicubic

  /ColorImageResolution 300

  /ColorImageDepth -1

  /ColorImageMinDownsampleDepth 1

  /ColorImageDownsampleThreshold 1.50000

  /EncodeColorImages true

  /ColorImageFilter /DCTEncode

  /AutoFilterColorImages true

  /ColorImageAutoFilterStrategy /JPEG

  /ColorACSImageDict <<

    /QFactor 0.15

    /HSamples [1 1 1 1] /VSamples [1 1 1 1]

  >>

  /ColorImageDict <<

    /QFactor 0.15

    /HSamples [1 1 1 1] /VSamples [1 1 1 1]

  >>

  /JPEG2000ColorACSImageDict <<

    /TileWidth 256

    /TileHeight 256

    /Quality 30

  >>

  /JPEG2000ColorImageDict <<

    /TileWidth 256

    /TileHeight 256

    /Quality 30

  >>

  /AntiAliasGrayImages false

  /CropGrayImages true

  /GrayImageMinResolution 300

  /GrayImageMinResolutionPolicy /OK

  /DownsampleGrayImages true

  /GrayImageDownsampleType /Bicubic

  /GrayImageResolution 300

  /GrayImageDepth -1

  /GrayImageMinDownsampleDepth 2

  /GrayImageDownsampleThreshold 1.50000

  /EncodeGrayImages true

  /GrayImageFilter /DCTEncode

  /AutoFilterGrayImages true

  /GrayImageAutoFilterStrategy /JPEG

  /GrayACSImageDict <<

    /QFactor 0.15

    /HSamples [1 1 1 1] /VSamples [1 1 1 1]

  >>

  /GrayImageDict <<

    /QFactor 0.15

    /HSamples [1 1 1 1] /VSamples [1 1 1 1]

  >>

  /JPEG2000GrayACSImageDict <<

    /TileWidth 256

    /TileHeight 256

    /Quality 30

  >>

  /JPEG2000GrayImageDict <<

    /TileWidth 256

    /TileHeight 256

    /Quality 30

  >>

  /AntiAliasMonoImages false

  /CropMonoImages true

  /MonoImageMinResolution 1200

  /MonoImageMinResolutionPolicy /OK

  /DownsampleMonoImages true

  /MonoImageDownsampleType /Bicubic

  /MonoImageResolution 1200

  /MonoImageDepth -1

  /MonoImageDownsampleThreshold 1.50000

  /EncodeMonoImages true

  /MonoImageFilter /CCITTFaxEncode

  /MonoImageDict <<

    /K -1

  >>

  /AllowPSXObjects false

  /CheckCompliance [

    /None

  ]

  /PDFX1aCheck false

  /PDFX3Check false

  /PDFXCompliantPDFOnly false

  /PDFXNoTrimBoxError true

  /PDFXTrimBoxToMediaBoxOffset [

    0.00000

    0.00000

    0.00000

    0.00000

  ]

  /PDFXSetBleedBoxToMediaBox true

  /PDFXBleedBoxToTrimBoxOffset [

    0.00000

    0.00000

    0.00000

    0.00000

  ]

  /PDFXOutputIntentProfile ()

  /PDFXOutputConditionIdentifier ()

  /PDFXOutputCondition ()

  /PDFXRegistryName ()

  /PDFXTrapped /False



  /CreateJDFFile false

  /Description <<



    /BGR <>

    /CHS <FEFF4f7f75288fd94e9b8bbe5b9a521b5efa7684002000410064006f006200650020005000440046002065876863900275284e8e9ad88d2891cf76845370524d53705237300260a853ef4ee54f7f75280020004100630072006f0062006100740020548c002000410064006f00620065002000520065006100640065007200200035002e003000204ee553ca66f49ad87248672c676562535f00521b5efa768400200050004400460020658768633002>

    /CHT <FEFF4f7f752890194e9b8a2d7f6e5efa7acb7684002000410064006f006200650020005000440046002065874ef69069752865bc9ad854c18cea76845370524d5370523786557406300260a853ef4ee54f7f75280020004100630072006f0062006100740020548c002000410064006f00620065002000520065006100640065007200200035002e003000204ee553ca66f49ad87248672c4f86958b555f5df25efa7acb76840020005000440046002065874ef63002>

    /CZE <>

    /DAN <>

    /DEU <>

    /ESP <>

    /ETI <>

    /FRA <>

    /GRE <>



    /HRV (Za stvaranje Adobe PDF dokumenata najpogodnijih za visokokvalitetni ispis prije tiskanja koristite ove postavke.  Stvoreni PDF dokumenti mogu se otvoriti Acrobat i Adobe Reader 5.0 i kasnijim verzijama.)

    /HUN <>

    /ITA <>

    /JPN <FEFF9ad854c18cea306a30d730ea30d730ec30b951fa529b7528002000410064006f0062006500200050004400460020658766f8306e4f5c6210306b4f7f75283057307e305930023053306e8a2d5b9a30674f5c62103055308c305f0020005000440046002030d530a130a430eb306f3001004100630072006f0062006100740020304a30883073002000410064006f00620065002000520065006100640065007200200035002e003000204ee5964d3067958b304f30533068304c3067304d307e305930023053306e8a2d5b9a306b306f30d530a930f330c8306e57cb30818fbc307f304c5fc59808306730593002>

    /KOR <FEFFc7740020c124c815c7440020c0acc6a9d558c5ec0020ace0d488c9c80020c2dcd5d80020c778c1c4c5d00020ac00c7a50020c801d569d55c002000410064006f0062006500200050004400460020bb38c11cb97c0020c791c131d569b2c8b2e4002e0020c774b807ac8c0020c791c131b41c00200050004400460020bb38c11cb2940020004100630072006f0062006100740020bc0f002000410064006f00620065002000520065006100640065007200200035002e00300020c774c0c1c5d0c11c0020c5f40020c2180020c788c2b5b2c8b2e4002e>

    /LTH <>

    /LVI <>

    /NLD (Gebruik deze instellingen om Adobe PDF-documenten te maken die zijn geoptimaliseerd voor prepress-afdrukken van hoge kwaliteit. De gemaakte PDF-documenten kunnen worden geopend met Acrobat en Adobe Reader 5.0 en hoger.)

    /NOR <>

    /POL <>

    /PTB <>

    /RUM <>

    /RUS <>

    /SKY <>

    /SLV <>

    /SUO <>

    /SVE <>

    /TUR <>

    /UKR <>

    /ENU (Use these settings to create Adobe PDF documents best suited for high-quality prepress printing.  Created PDF documents can be opened with Acrobat and Adobe Reader 5.0 and later.)

  >>

  /Namespace [

    (Adobe)

    (Common)

    (1.0)

  ]

  /OtherNamespaces [

    <<

      /AsReaderSpreads false

      /CropImagesToFrames true

      /ErrorControl /WarnAndContinue

      /FlattenerIgnoreSpreadOverrides false

      /IncludeGuidesGrids false

      /IncludeNonPrinting false

      /IncludeSlug false

      /Namespace [

        (Adobe)

        (InDesign)

        (4.0)

      ]

      /OmitPlacedBitmaps false

      /OmitPlacedEPS false

      /OmitPlacedPDF false

      /SimulateOverprint /Legacy

    >>

    <<

      /AddBleedMarks false

      /AddColorBars false

      /AddCropMarks false

      /AddPageInfo false

      /AddRegMarks false

      /ConvertColors /ConvertToCMYK

      /DestinationProfileName ()

      /DestinationProfileSelector /DocumentCMYK

      /Downsample16BitImages true

      /FlattenerPreset <<

        /PresetSelector /MediumResolution

      >>

      /FormElements false

      /GenerateStructure false

      /IncludeBookmarks false

      /IncludeHyperlinks false

      /IncludeInteractive false

      /IncludeLayers false

      /IncludeProfiles false

      /MultimediaHandling /UseObjectSettings

      /Namespace [

        (Adobe)

        (CreativeSuite)

        (2.0)

      ]

      /PDFXOutputIntentProfileSelector /DocumentCMYK

      /PreserveEditing true

      /UntaggedCMYKHandling /LeaveUntagged

      /UntaggedRGBHandling /UseDocumentProfile

      /UseDocumentBleed false

    >>

  ]

>> setdistillerparams

<<

  /HWResolution [2400 2400]

  /PageSize [612.000 792.000]

>> setpagedevice



