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The City of Mill Creek has designated the area on SE 132nd between 39th Ave SE and 46th Ave. SE as an urban village.  The plan for the area calls for a mix of residential and commercial uses along a spine road that runs parallel to SE 132nd.  The area is further designated as a revitalization area under the Local Revitalization Financing (LRF) program, and increases in sales and property tax collections (as well as a state match for sales tax increases) can be used to repay bonds issued to fund infrastructure improvements.
The property owner for the eastern portion of the area submitted to the City a report by Integra Realty Resources (referred to here as the IRR report) documenting projected property and sales tax increases from development on their property. The City is interested in an estimate of the tax revenues from the remainder of the properties. This report documents the analysis and projections of these tax collections.

The scope of the analysis includes the following tasks:

· Identification of alternative scenarios for public funding of segments of the spine road.  Additional scenarios address whether a public library is included within the urban village.

· Projection of sales and property tax revenues for alternative scenarios.
· Discussion of likely impact of development within the urban village on existing commercial areas in the City; and the likely form and timingof development on the properties if the City doesn’t fund the spine road.

This report documents the results of the analysis. It is organized in three sections.

Description of Development Scenarios

Projection of Tax Revenues
Other Economic Issues

Description of Development Scenarios
The underlying scenarios are based on the East Gateway Urban Village Mater Plan prepared for the City by Callison Architects in February 2011. The Plan identifies two options:
Option A: Big Box Retail on eastern property (referred to as the Nash property).
Option B: Neighborhood Commercial development on the Nash property.

For purposes of this analysis, the urban village is divided into four subareas, designated A, B, C1, and C2. As shown in Figure 1 on the following page, Area A is the portion of the urban village that could be served by an initial segment of the spine road (shown in blue). Area A includes both the Nash property and Advent Lutheran Church property to the west. Area B is the central portion of the village and would be served by an extension of the spine road to the west (shown in pink). Area C1 would be served by a further extension of the road to the west, and C2 is the area that would be served by an extension to the east.

The amount of development within each of these areas is summarized in Tables 1 and 2, with Table 1 addressing the Big Box option on the Nash property, and Table 2 the Neighborhood Center option on the Nash property. Within each table there is a case with a public library included and one without.  If the library is not included, the 40,000 square foot two story library is assumed to be replaced by a 20,000 square foot one story retail building.  The amount of development shown for the Nash property is taken from the IRR Study, and differs slightly from figures in the Callison Master Plan.  Overall the urban village would provide approximately 930,000 square feet of development, including 400 housing units (both flats and townhomes).
Figure 1

Development Scenarios-Sub Areas and Spine Segments
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Table 1
Development Scenarios by Area
Big Box Development on Nash Property

[image: image2.wmf]Nash

Remainder

Area B

Area C1

Area C2

Total

With Library

Retail Anchor

130,000

                

 

-

                        

 

-

                        

 

50,000

                  

 

-

                        

 

180,000

                

 

Retail 

46,500

                  

 

12,500

                  

 

38,000

                  

 

64,000

                  

 

-

                        

 

161,000

                

 

Office

-

                        

 

-

                        

 

24,000

                  

 

-

                        

 

-

                        

 

24,000

                  

 

Residential

-

                        

 

14,400

                  

 

102,400

                

 

201,200

                

 

108,000

                

 

426,000

                

 

Townhomes

75,250

                  

 

-

                        

 

-

                        

 

-

                        

 

9,600

                    

 

84,850

                  

 

Library

-

                        

 

-

                        

 

40,000

                  

 

-

                        

 

-

                        

 

40,000

                  

 

Church

-

                        

 

13,927

                  

 

-

                        

 

-

                        

 

-

                        

 

13,927

                  

 

Total

251,750

                

 

40,827

                  

 

204,400

                

 

315,200

                

 

117,600

                

 

929,777

                

 

Residential (flats) Units

-

                        

 

12

                         

 

85

                         

 

166

                       

 

90

                         

 

353

                       

 

Townhome Units

43

                         

 

-

                        

 

-

                        

 

-

                        

 

4

                           

 

47

                         

 

Total Units

43

                         

 

12

                         

 

85

                         

 

166

                       

 

94

                         

 

400

                       

 

Nash

Remainder

Area B

Area C1

Area C2

Total

Without Library

Retail Anchor

130,000

                

 

-

                        

 

-

                        

 

50,000

                  

 

-

                        

 

180,000

                

 

Retail 

46,500

                  

 

12,500

                  

 

58,000

                  

 

64,000

                  

 

-

                        

 

181,000

                

 

Office

-

                        

 

-

                        

 

24,000

                  

 

-

                        

 

-

                        

 

24,000

                  

 

Residential

-

                        

 

14,400

                  

 

102,400

                

 

201,200

                

 

108,000

                

 

426,000

                

 

Townhomes

75,250

                  

 

-

                        

 

-

                        

 

-

                        

 

9,600

                    

 

84,850

                  

 

Library

-

                        

 

-

                        

 

-

                        

 

Church

-

                        

 

13,927

                  

 

-

                        

 

-

                        

 

-

                        

 

13,927

                  

 

Total

251,750

                

 

40,827

                  

 

184,400

                

 

315,200

                

 

117,600

                

 

909,777

                

 

-

                        

 

Residential (flats) Units

-

                        

 

12

                         

 

85

                         

 

166

                       

 

90

                         

 

353

                       

 

Townhome Units

43

                         

 

-

                        

 

-

                        

 

-

                        

 

4

                           

 

47

                         

 

Total Units

43

                         

 

12

                         

 

85

                         

 

166

                       

 

94

                         

 

400

                       

 

Area A

Area A


Table 2
Development Scenarios by Area
Neighborhood Shopping Center on Nash Property

[image: image3.wmf]Nash

Remainder

Area B

Area C1

Area C2

Total

With Library

Retail Anchor

125,475

                

 

-

                        

 

-

                        

 

50,000

                  

 

-

                        

 

175,475

                

 

Retail 

53,775

                  

 

12,500

                  

 

38,000

                  

 

64,000

                  

 

-

                        

 

168,275

                

 

Office

-

                        

 

-

                        

 

24,000

                  

 

-

                        

 

-

                        

 

24,000

                  

 

Residential

-

                        

 

14,400

                  

 

102,400

                

 

201,200

                

 

108,000

                

 

426,000

                

 

Townhomes

75,250

                  

 

-

                        

 

-

                        

 

-

                        

 

9,600

                    

 

84,850

                  

 

Library

-

                        

 

-

                        

 

40,000

                  

 

-

                        

 

-

                        

 

40,000

                  

 

Church

-

                        

 

13,927

                  

 

-

                        

 

-

                        

 

-

                        

 

13,927

                  

 

Total

254,500

                

 

40,827

                  

 

204,400

                

 

315,200

                

 

117,600

                

 

932,527

                

 

Residential (flats) Units

-

                        

 

12

                         

 

85

                         

 

166

                       

 

90

                         

 

353

                       

 

Townhome Units

43

                         

 

-

                        

 

-

                        

 

-

                        

 

4

                           

 

47

                         

 

Total Units

43

                         

 

12

                         

 

85

                         

 

166

                       

 

94

                         

 

400

                       

 

Nash

Remainder

Area B

Area C1

Area C2

Total

Without Library

Retail Anchor

125,475

                

 

-

                        

 

-

                        

 

50,000

                  

 

-

                        

 

175,475

                

 

Retail 

53,775

                  

 

12,500

                  

 

58,000

                  

 

64,000

                  

 

-

                        

 

188,275

                

 

Office

-

                        

 

-

                        

 

24,000

                  

 

-

                        

 

-

                        

 

24,000

                  

 

Residential

-

                        

 

14,400

                  

 

102,400

                

 

201,200

                

 

108,000

                

 

426,000

                

 

Townhomes

75,250

                  

 

-

                        

 

-

                        

 

-

                        

 

9,600

                    

 

84,850

                  

 

Library

-

                        

 

-

                        

 

-

                        

 

Church

-

                        

 

13,927

                  

 

-

                        

 

-

                        

 

-

                        

 

13,927

                  

 

Total

254,500

                

 

40,827

                  

 

184,400

                

 

315,200

                

 

117,600

                

 

912,527

                

 

-

                        

 

Residential (flats) Units

-

                        

 

12

                         

 

85

                         

 

166

                       

 

90

                         

 

353

                       

 

Townhome Units

43

                         

 

-

                        

 

-

                        

 

-

                        

 

4

                           

 

47

                         

 

Total Units

43

                         

 

12

                         

 

85

                         

 

166

                       

 

94

                         

 

400

                       

 

Area A

Area A


Projection of Increased Tax Revenues
The analysis addresses both one-time revenues from sales tax on construction and ongoing sales and property tax revenues. The scenarios considered include combinations of:

· Spine Road Scenarios
1. Eastern segment only (serving Area A)
2. Eastern and central segments (serving Areas A and B)
3. All segments (serving Areas A, B, C1 and C2)
· With and Without Library

· Big Box or Neighborhood Center Development on Nash Property

For purposes of the projections, it is assumed that Spine Scenario 1 would allow for development of Area A; Spine Scenario 2 would allow for development of Areas A and B; and Spine Scenario 3 would allow for development of all four areas. In reality, some development could occur on areas B and C without public funding of the associated spine road segments. This issue is considered in qualitative terms in the last section of this report.
Method and Assumptions
The method used for projecting tax revenues is the same one used in the IRR report for the Nash property in the interest of comparability.  Average values per unit are applied to the quantities of development for different scenarios and subareas.  In the case of property taxes, total projected revenues are reduced by the amount of current tax collections to determine the incremental amount.  That amount is further reduced by 25% according to the formula in the LRF program.  The applicable property tax rate is $2.785404 per $1,000 in assessed valuation.  This rate includes the City’s regular tax rate for 2011 taxes plus the County’s Current Expense tax rate.  The applicable sales tax rate is .85%, the City’s share of the total retail sales tax rate.
The assumed unit values are shown in Table 3. 

Table 3
Estimated Tax Revenue Factors
[image: image4.wmf]Units

Assessed 

Value/Unit

Taxable 

Sales/Unit

Taxable 

Cost/Unit

Retail Anchor*

s.f.

$200.00

$188.05

$78.26

Retail

s.f.

$200.00

$180.00

$72.87

Office

s.f.

$275.00

$50.00

$146.00

Residential

DU's

$150,000

$107,530

Townhomes

DU's

$170,000

$125,320

Library

s.f.

$166.70

Church

s.f.

* Values for Big Box assumed at $150 AV/sf, $285 sales/sf, and 

   $68.22 construction cost/sf.


The rates for retail development and townhomes are taken from the IRR report for the Nash property.  The basis for the other values is as follows:

The average assessed value for an office building is assumed at the current value for new office development in south Everett.

The average assessed value for the residential flats is based on $150 per square foot for a 1,000 net square foot unit.  This is higher than either a high end apartment such as the Reserve at Town Center at $135, or a mixed use building such as the Peninsula Apartments in downtown Everett at $140. In the first case, the higher rate is justified because the units will be smaller on average; in the second case the units will be newer.
This rate is based on an assumption that the units are apartments. If the units are condominiums, the value could be considerably higher. The condominiums in the mixed use building in Town Center have assessed values of $260,000 for comparable sized units.

The taxable retail sales estimate for office space is derived form state-wide data for the Professional Scientific and Technical sector. Average taxable sales for this sector are $13,000 per employee. At 250 square feet per employee, the average taxable sales are approximately $50 per square foot.

The average construction cost for office, residential flats and a library are derived from Marshal Valuation Services figures, with an adjustment to exclude development soft costs, the same source as the IRR report.

	Use
	Definition
	Cost per Sq. Ft.
	Cost per Sq. Ft (less soft costs)

	Office:
	Class B Type Good
including parking
	$195
	$146

	Residential Mixed Use
	Class C Type Good
including parking
	$119
	$90
$107,530 / unit @1,200 GSF

	Library
	Class A Type Good
	$222
	$167


Projected Revenues

The projected revenues are calculated for each use and area, as the product of the unit tax base factors, the development quantities, and the current tax rate. The calculations for each area are shown in the tables in the appendix to the report.  The results for each scenario are summarized in Table 4. The results are shown graphically in Figure 2 for the scenarios with Big Box on Nash, and in Figure 3 for the scenarios with Neighborhood Commercial on the Nash properties.
Table 4
Comparison of Tax Revenues by Spine Scenario-With and without Library

[image: image5.wmf]Big Box on Nash Property

Spine Scenario 1

Spine Scenario 1

Spine Scenario 2

Spine Scenario 2

Spine Scenario 3

Spine Scenario 3

East Segment

East Segment

East & Central Segments

East & Central Segments

All Segments

All Segments

Big Box on Nash

Big Box on Nash

Big Box on Nash

Big Box on Nash

Big Box on Nash

Big Box on Nash

With Library

Without Library

With Library

Without Library

With Library

Without Library

Annual Tax Revenue

Property Tax

$60,150

$60,150

$103,595

$111,951

$213,811

$222,167

Retail Sales Tax

405,195

                  

 

405,195

                  

 

473,535

                         

 

504,135

                           

 

651,374

                  

 

681,974

                  

 

465,345

                  

 

465,345

                  

 

577,130

                         

 

616,086

                           

 

865,186

                  

 

904,142

                  

 

One-time Tax on Construction

168,702

                  

 

168,702

                  

 

356,391

                         

 

312,101

                           

 

663,273

                  

 

618,982

                  

 

Neighborhood Center on Nash

Spine Scenario 1

Spine Scenario 1

Spine Scenario 2

Spine Scenario 2

Spine Scenario 3

Spine Scenario 3

East Segment

East Segment

East & Central Segments

East & Central Segments

All Segments

All Segments

Nbd Center on Nash

Nbd Center on Nash

Nbd Center on Nash

Nbd Center on Nash

Nbd Center on Nash

Nbd Center on Nash

With Library

Without Library

With Library

Without Library

With Library

Without Library

Annual Tax Revenue

Property Tax

$79,735

$79,735

$123,180

$131,536

$233,396

$241,752

Retail Sales Tax

301,958

                  

 

301,958

                  

 

370,298

                         

 

400,898

                           

 

548,138

                  

 

578,738

                  

 

381,693

                  

 

381,693

                  

 

493,478

                         

 

532,434

                           

 

781,534

                  

 

820,490

                  

 

One-time Tax on Construction

181,292

                  

 

181,292

                  

 

368,981

                         

 

324,691

                           

 

675,862

                  

 

631,572

                  

 


Figure 2
[image: image6.emf]$0

$100,000

$200,000

$300,000

$400,000

$500,000

$600,000

$700,000

Spine

Scenario 1

East Segment

with Library

Spine

Scenario 1

East Segment

without

Library

Spine

Scenario 2

East/Central

Segments

with Library

Spine

Scenario 2

East/Central

Segments

without

Library

Spine

Scenario 3  

All Segments

with Library

Spine

Scenario 3  

All Segments

without

Library

Comparison of Tax Revenue by Spine Scenario

Big Box Retail on Nash Property

(With and Without Library)

Recurring Annual Property Tax

Recurring Annual Retail Sales Tax

One-time Retail Sales Tax


Figure 3
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conclusions

1. The projected revenues for Spine Scenario 2 exceed the revenues for comparable scenarios for Spine Scenario 1; and in turn, the revenues from Scenario 3 exceed those for Scenario 2. 
2. The ongoing revenues from Big Box on Nash scenarios exceed the comparable scenarios for the Neighborhood Center on Nash, because of the higher retail sales tax generated by the Big Box retail. However, the one-time sales tax revenue is higher for the Neighborhood Center on Nash scenarios.

3. The Library scenarios generate less ongoing sales tax than the comparable scenarios without the library, but higher one-time revenue from construction. The library use doesn’t generate ongoing sales tax revenue, but does have a higher construction cost than the associated retail space because of its greater size and higher value per square foot.

4. The results as shown reflect only three scenarios for development of the spine road and associated areas.  In fact, the development could be phased in a variety of combinations of spine road segments and areas.
Other Economic Issues
The scope of work calls for evaluation of two additional issues:
What is the potential impact on project timing as well as project mix and density of use, if the City doesn’t build the spine road?

How would the development compete with existing commercial areas in the City?
Impact of Not Building or Delaying Spine Road

The spine road is necessary to provide access to the interior development in the plan, and to create the look and feel of an urban village.  The spine road would be a costly addition to the budget for the properties’ developers, and it would undoubtedly make a project infeasible if it were otherwise only marginally feasible. Given that these types of projects are challenging pioneering efforts in most suburban communities, it’s likely that the development would be delayed and/or modified if the city didn’t build the spine road.
The project would be delayed if property owners or developers believed that more favorable future market conditions could support the additional private expense of the road.  If the tenant rents increase at a rate greater than development costs, the property value may increase sufficiently to fund the cost of the road.  For example, if projected rents increase at 2% per year above inflation, the value of the project in real terms would be 10% higher at completion if delayed 5 years.  The developer could afford to invest that extra value for the cost of the road.  If the spine road and its associated development costs are less than 10% of the current estimated development cost, the developer might delay the project for less than five years.  If the cost is a higher percentage, the delay might be longer.  Any delay will be related to the developer’s judgment about future events.  A five year delay is a realistic estimate of potential delay, given the stated assumptions. 
In the absence of certainty about future values, a developer might be inclined to make modifications to capture near-term opportunities rather than simply wait. The spine road is most important to provide access and create an environment for the mixed use and residential portions of the project.  These portions of the project would be most likely to be delayed or revised.  The retail development on the north side of the spine road in the plan could be developed without delay if access were allowed from SE 132nd.  Any retail buildings would need to have a presence and entrance facing on the parking areas to the north. If the spine road were developed later, tenants in many of these buildings would have to add a second entrance on the spine road, or reorient the primary entrance to face the spine road.  Either response would provide a challenge to the retail tenants. 
If the City does not fund the spine road and developers don’t believe they can afford to fund it, the most likely outcome is that the retail layout would be modified to resemble a typical shopping center.  Access would be provided off 132nd and buildings would be developed around the periphery of the site with surface parking in the middle, and some retail pad sites on 132nd.  Residential buildings would be developed later and likely be in single use structures.  The overall impact would be two-fold.

· The development wouldn’t be consistent with the urban village concept.
· It would have a shopping center feel rather than a main street feel.

· The development would feature single purpose retail and residential rather than mixed use.

· The site would likely have lower overall density.

· The fiscal impact to the City would likely be less.

· The density and overall quality of development would likely be lower.

· The overall assessed valuation and taxable sales would likely be lower.

· Projected property and sales taxes would likely be lower.
Impact on Existing Businesses

Development of the East Gateway Urban Village will have some impact on existing commercial areas of the City. The extent of that impact will be determined by the type of commercial development in the village, the trade area requirements of commercial uses, and the nature of existing commercial areas.
The urban village offers a range of commercial uses. Some of the shops and food outlets would serve the residents of the mixed use development. Some of the retail anchors (grocery and drug stores) would serve the village itself and surrounding neighborhoods. The big box uses would serve a larger community trade area.

Retail uses can be characterized in a hierarchy that relates retail center types, tenant mix, trade area radius and trace area population. The center types shown in Table 4 on the following page reflect these basic relationships.  A convenience center serves a relatively small trade area while a neighborhood center serves a trade area within a radius of one to three miles. While consumers may have loyalties to a particular grocer, they generally will not drive past one neighborhood center to reach a more distant one. A community scale center is significantly larger and serves a wider regional trade area.
Table 4
Characteristics of Retail Centers

[image: image8.wmf]Convenience Shopping Center

  Anchors

Convenience grocery, drug store

  Total Retail Space

10,000-30,000 square feet

  Site Area

1-3 acres

  Market Area Population

under 20,000

  Market Area Radius

under 2 miles

Neighborhood Shopping Center

  Anchors

Supermarket and Drug Store

  Total Retail Space

30,000-100,000 square feet

  Site Area

3-10 acres

  Market Area Population

10,000-30,000 people

  Market Area Radius

1-3 miles

Community Shopping Center

  Anchors

Junior department or discount

  Total Retail Space

100,000-450,000 square feet

  Site Area

10-30 acres

  Market Area Population

30,000-75,000 people

  Market Area Radius

3-8 miles

Regional Shopping Center

  Anchors

1 or 2 full-line department stores

  Total Retail Space

300,000-750,000 square feet

  Site Area

30-50 acres

  Market Area Population

100,000-250,000 people

  Market Area Radius

8-15 miles

Sources:

  Urban Land Institute, Dollars and Cents of Shopping Centers

  Property Counselors


Table 5 summarizes the classification of the existing retail centers in Mill Creek.  They represent all the areas zoned for Planned Community and Community Business development. (The small area zoned for Neighborhood Business currently includes only an espresso stand.)  With the exception of the Mill Creek Town Center, all these centers are traditional neighborhood centers anchored by a grocer and/or drug store.  Mill Creek Town Center is a community center based on its size, but has a tenant mix that makes it more of a specialty center, and competes more with Alderwood Mall and Everett Mall.
Table 5
Existing Retail Centers in Mill Creek


	Shopping Area
	Center Type
	Anchor Tenants
	Adjacent Development

	Thomas Lake Center
	Neighborhood Center
	Albertsons
Rite-Aid
	

	Gateway Center
	Neighborhood Center
	Safeway
	Lowe’s
Les Schwab Tires

	Mill Creek Square
	Neighborhood Center
	QFC
	

	Mill Creek Plaza
	Neighborhood Center
	Albertsons
Staples
Rite-Aid
	

	Mill Creek Town Center
	Community Center/Specialty 
Center
	Central Market
University Books
Pier 1 Imports
LA fitness
	


The market analysis in the IRR report for the Nash property identified current market demand for big box retail on that site.  Such a use would not have a significant impact on existing commercial areas. The IRR analysis documented lesser demand for an additional grocer and associated uses in a neighborhood commercial center.  Development of such uses would likely capture some sales from existing commercial areas, particularly Thomas Lake Center.  However, because the urban village is located in the extreme northeast corner of the City, neighborhood center uses would draw from a trade area that extends beyond the City to the north and east.  Accordingly, any lost sales would be shared among nearby areas of the City and current and future retail uses outside the City.
Appendix
Revenue Projection Detail by Area

Area A Nash Property with Big Box
Area A Nash Property with Neighborhood Center Uses
Area A Remaining Uses
Area B With Library

Area B Without Library

Area C1

Area C2

[image: image9.wmf]East Gateway Village Plan

Fiscal Impact

Area A Nash Property-Big Box

Property Tax

Units

Assessed 

Value/Unit

Total 

Assessed 

Value

Tax Rate-

City 

($/$1000)

Annual 

Taxes

Retail Anchor

130,000

       

 

s.f.

150.00

         

 

19,500,000

  

 

2.79

             

 

54,315

      

 

Retail 

46,500

         

 

s.f.

150.00

         

 

6,975,000

    

 

2.79

             

 

19,428

      

 

Office

-

               

 

s.f.

275.00

         

 

-

               

 

2.79

             

 

-

            

 

Residential

-

               

 

DU's

150,000

       

 

-

               

 

2.79

             

 

-

            

 

Townhomes

43

                

 

DU's

170,000

       

 

7,310,000

    

 

2.79

             

 

20,361

      

 

Work Live

-

               

 

DU's

-

               

 

2.79

             

 

-

            

 

Library

-

               

 

s.f.

-

               

 

2.79

             

 

-

            

 

Church

-

               

 

s.f.

-

               

 

2.79

             

 

-

            

 

Subtotal

33,785,000

  

 

94,105

      

 

Less Existing Taxes @ $2.79/$1000

9,292,000

    

 

2.79

             

 

25,882

      

 

Incremental Increase over 2011 Taxes

68,223

      

 

Property Tax Allocation Revenue @ 75%

51,167

      

 

Ongoing Retail Sales Tax

Units

Taxable 

Sales per 

Unit

Annual 

Taxable 

Sales

Tax Rate-

City

Annual 

Taxes

Retail Anchor

130,000

       

 

s.f.

285.00

         

 

37,050,000

  

 

0.85%

314,925

    

 

Retail 

46,500

         

 

s.f.

180.00

         

 

8,370,000

    

 

0.85%

71,145

      

 

Office

-

               

 

s.f.

50.00

           

 

-

               

 

0.85%

-

            

 

Residential

-

               

 

DU's

-

               

 

0.85%

-

            

 

Townhomes

43

                

 

DU's

-

               

 

-

               

 

0.85%

-

            

 

Work Live

-

               

 

DU's

-

               

 

0.85%

-

            

 

Library

-

               

 

s.f.

-

               

 

0.85%

-

            

 

Church

-

               

 

s.f.

-

               

 

0.85%

-

            

 

Subtotal

45,420,000

  

 

386,070

    

 

Sales Tax Allocation Revenue @ 100%

386,070

    

 

Retail Sales Tax on Construction

Units

Construction 

Value per 

Unit

Total 

Construction 

Value

Tax Rate-

City

One Time 

Taxes

Retail Anchor

130,000

       

 

s.f.

68.22

           

 

8,868,959

    

 

0.85%

75,386

      

 

Retail 

46,500

         

 

s.f.

72.87

           

 

3,388,389

    

 

0.85%

28,801

      

 

Office

-

               

 

s.f.

146.00

         

 

-

               

 

0.85%

-

            

 

Residential

-

               

 

DU's

107,530

       

 

-

               

 

0.85%

-

            

 

Townhomes

43

                

 

DU's

125,320

       

 

5,388,762

    

 

0.85%

45,804

      

 

Work Live

-

               

 

DU's

-

               

 

0.85%

-

            

 

Library

-

               

 

s.f.

166.70

         

 

-

               

 

0.85%

-

            

 

Church

-

               

 

s.f.

-

               

 

0.85%

-

            

 

Subtotal

17,646,110

  

 

149,992

    

 

Sales Tax Allocation Revenue @ 100%

149,992

    

 


[image: image10.wmf]East Gateway Village Plan

Fiscal Impact

Area A Nash Property-Neighborhood Center

Property Tax

Units

Assessed 

Value/Unit

Total 

Assessed 

Value

Tax Rate-

City 

($/$1000)

Annual 

Taxes

Retail Anchor

125,475

       

 

s.f.

200.00

         

 

25,095,000

  

 

2.79

             

 

69,900

     

 

Retail 

53,775

         

 

s.f.

200.00

         

 

10,755,000

  

 

2.79

             

 

29,957

     

 

Office

-

               

 

s.f.

275.00

         

 

-

               

 

2.79

             

 

-

           

 

Residential

-

               

 

DU's

150,000

       

 

-

               

 

2.79

             

 

-

           

 

Townhomes

43

                

 

DU's

170,000

       

 

7,310,000

    

 

2.79

             

 

20,361

     

 

Work Live

-

               

 

DU's

-

               

 

2.79

             

 

-

           

 

Library

-

               

 

s.f.

-

               

 

2.79

             

 

-

           

 

Church

-

               

 

s.f.

-

               

 

2.79

             

 

-

           

 

Subtotal

43,160,000

  

 

120,218

   

 

Less Existing Taxes @ $2.79/$1000

9,292,000

    

 

2.79

             

 

25,882

     

 

Incremental Increase over 2011 Taxes

94,336

     

 

Property Tax Allocation Revenue @ 75%

70,752

     

 

Ongoing Retail Sales Tax

Units

Taxable 

Sales per 

Unit

Annual 

Taxable 

Sales

Tax Rate-

City

Annual 

Taxes

Retail Anchor

125,475

       

 

s.f.

188.05

         

 

23,595,000

  

 

0.85%

200,558

   

 

Retail 

53,775

         

 

s.f.

180.00

         

 

9,679,500

    

 

0.85%

82,276

     

 

Office

-

               

 

s.f.

50.00

           

 

-

               

 

0.85%

-

           

 

Residential

-

               

 

DU's

-

               

 

0.85%

-

           

 

Townhomes

43

                

 

DU's

-

               

 

-

               

 

0.85%

-

           

 

Work Live

-

               

 

DU's

-

               

 

0.85%

-

           

 

Library

-

               

 

s.f.

-

               

 

0.85%

-

           

 

Church

-

               

 

s.f.

-

               

 

0.85%

-

           

 

Subtotal

33,274,500

  

 

282,833

   

 

Sales Tax Allocation Revenue @ 100%

282,833

   

 

Retail Sales Tax on Construction

Units

Construction 

Value per 

Unit

Total 

Construction 

Value

Tax Rate-

City

One Time 

Taxes

Retail Anchor

125,475

       

 

s.f.

78.26

           

 

9,819,972

    

 

0.85%

83,470

     

 

Retail 

53,775

         

 

s.f.

72.87

           

 

3,918,508

    

 

0.85%

33,307

     

 

Office

-

               

 

s.f.

146.00

         

 

-

               

 

0.85%

-

           

 

Residential

-

               

 

DU's

107,530

       

 

-

               

 

0.85%

-

           

 

Townhomes

43

                

 

DU's

125,320

       

 

5,388,762

    

 

0.85%

45,804

     

 

Work Live

-

               

 

DU's

-

               

 

0.85%

-

           

 

Library

-

               

 

s.f.

166.70

         

 

-

               

 

0.85%

-

           

 

Church

-

               

 

s.f.

-

               

 

0.85%

-

           

 

Subtotal

19,127,242

  

 

162,582

   

 

Sales Tax Allocation Revenue @ 100%

162,582

   

 


[image: image11.wmf]East Gateway Village Plan

Fiscal Impact

Area A Remaining Uses

Property Tax

Units

Assessed 

Value/Unit

Total 

Assessed 

Value

Tax Rate-

City 

($/$1000)

Annual 

Taxes

Retail Anchor

-

               

 

s.f.

200.00

         

 

-

               

 

2.79

             

 

-

           

 

Retail 

12,500

         

 

s.f.

200.00

         

 

2,500,000

    

 

2.79

             

 

6,964

       

 

Office

-

               

 

s.f.

275.00

         

 

-

               

 

2.79

             

 

-

           

 

Residential

12

                

 

DU's

150,000

       

 

1,800,000

    

 

2.79

             

 

5,014

       

 

Townhomes

-

               

 

DU's

170,000

       

 

-

               

 

2.79

             

 

-

           

 

Work Live

-

               

 

DU's

-

               

 

2.79

             

 

-

           

 

Library

-

               

 

s.f.

-

               

 

2.79

             

 

-

           

 

Church

13,927

         

 

s.f.

-

               

 

2.79

             

 

-

           

 

Subtotal

4,300,000

    

 

11,977

     

 

Less Existing Taxes @ $2.79/$1000

2.79

             

 

-

           

 

Incremental Increase over 2011 Taxes

11,977

     

 

Property Tax Allocation Revenue @ 75%

8,983

       

 

Ongoing Retail Sales Tax

Units

Taxable 

Sales per 

Unit

Annual 

Taxable 

Sales

Tax Rate-

City

Annual 

Taxes

Retail Anchor

-

               

 

s.f.

188.05

         

 

-

               

 

0.85%

-

           

 

Retail 

12,500

         

 

s.f.

180.00

         

 

2,250,000

    

 

0.85%

19,125

     

 

Office

-

               

 

s.f.

50.00

           

 

-

               

 

0.85%

-

           

 

Residential

12

                

 

DU's

-

               

 

0.85%

-

           

 

Townhomes

-

               

 

DU's

-

               

 

-

               

 

0.85%

-

           

 

Work Live

-

               

 

DU's

-

               

 

0.85%

-

           

 

Library

-

               

 

s.f.

-

               

 

0.85%

-

           

 

Church

13,927

         

 

s.f.

-

               

 

0.85%

-

           

 

Subtotal

2,250,000

    

 

19,125

     

 

Sales Tax Allocation Revenue @ 100%

19,125

     

 

Retail Sales Tax on Construction

Units

Construction 

Value per 

Unit

Total 

Construction 

Value

Tax Rate-

City

One Time 

Taxes

Retail Anchor

-

               

 

s.f.

68.22

           

 

-

               

 

0.85%

-

           

 

Retail 

12,500

         

 

s.f.

72.87

           

 

910,857

       

 

0.85%

7,742

       

 

Office

-

               

 

s.f.

146.00

         

 

-

               

 

0.85%

-

           

 

Residential

12

                

 

DU's

107,530

       

 

1,290,360

    

 

0.85%

10,968

     

 

Townhomes

-

               

 

DU's

125,320

       

 

-

               

 

0.85%

-

           

 

Work Live

-

               

 

DU's

-

               

 

0.85%

-

           

 

Library

-

               

 

s.f.

166.70

         

 

-

               

 

0.85%

-

           

 

Church

13,927

         

 

s.f.

-

               

 

0.85%

-

           

 

Subtotal

2,201,217

    

 

18,710

     

 

Sales Tax Allocation Revenue @ 100%

18,710

     

 


[image: image12.wmf]East Gateway Village Plan

Fiscal Impact

Area B With Library

Property Tax

Units

Assessed 

Value/Unit

Total 

Assessed 

Value

Tax Rate-

City 

($/$1000)

Annual 

Taxes

Retail Anchor

-

               

 

s.f.

200.00

         

 

-

               

 

2.79

             

 

-

           

 

Retail 

38,000

         

 

s.f.

200.00

         

 

7,600,000

    

 

2.79

             

 

21,169

     

 

Office

24,000

         

 

s.f.

275.00

         

 

6,600,000

    

 

2.79

             

 

18,384

     

 

Residential

85

                

 

DU's

150,000

       

 

12,750,000

  

 

2.79

             

 

35,514

     

 

Townhomes

-

               

 

DU's

170,000

       

 

-

               

 

2.79

             

 

-

           

 

Work Live

-

               

 

DU's

-

               

 

2.79

             

 

-

           

 

Library

40,000

         

 

s.f.

-

               

 

2.79

             

 

-

           

 

Church

-

               

 

s.f.

-

               

 

2.79

             

 

-

           

 

Subtotal

26,950,000

  

 

75,067

     

 

Less Existing Taxes @ $2.79/$1000

6,153,700

    

 

2.79

             

 

17,141

     

 

Incremental Increase over 2011 Taxes

57,926

     

 

Property Tax Allocation Revenue @ 75%

43,445

     

 

Ongoing Retail Sales Tax

Units

Taxable 

Sales per 

Unit

Annual 

Taxable 

Sales

Tax Rate-

City

Annual 

Taxes

Retail Anchor

-

               

 

s.f.

188.05

         

 

-

               

 

0.85%

-

           

 

Retail 

38,000

         

 

s.f.

180.00

         

 

6,840,000

    

 

0.85%

58,140

     

 

Office

24,000

         

 

s.f.

50.00

           

 

1,200,000

    

 

0.85%

10,200

     

 

Residential

85

                

 

DU's

-

               

 

0.85%

-

           

 

Townhomes

-

               

 

DU's

-

               

 

-

               

 

0.85%

-

           

 

Work Live

-

               

 

DU's

-

               

 

0.85%

-

           

 

Library

40,000

         

 

s.f.

-

               

 

0.85%

-

           

 

Church

-

               

 

s.f.

-

               

 

0.85%

-

           

 

Subtotal

8,040,000

    

 

68,340

     

 

Sales Tax Allocation Revenue @ 100%

68,340

     

 

Retail Sales Tax on Construction

Units

Construction 

Value per 

Unit

Total 

Construction 

Value

Tax Rate-

City

One Time 

Taxes

Retail Anchor

-

               

 

s.f.

68.22

           

 

-

               

 

0.85%

-

           

 

Retail 

38,000

         

 

s.f.

72.87

           

 

2,769,006

    

 

0.85%

23,537

     

 

Office

24,000

         

 

s.f.

146.00

         

 

3,504,000

    

 

0.85%

29,784

     

 

Residential

85

                

 

DU's

107,530

       

 

9,140,050

    

 

0.85%

77,690

     

 

Townhomes

-

               

 

DU's

125,320

       

 

-

               

 

0.85%

-

           

 

Work Live

-

               

 

DU's

-

               

 

0.85%

-

           

 

Library

40,000

         

 

s.f.

166.70

         

 

6,668,000

    

 

0.85%

56,678

     

 

Church

-

               

 

s.f.

-

               

 

0.85%

-

           

 

Subtotal

22,081,056

  

 

187,689

   

 

Sales Tax Allocation Revenue @ 100%

187,689

   

 


[image: image13.wmf]East Gateway Village Plan

Fiscal Impact

Area B Without Library

Property Tax

Units

Assessed 

Value/Unit

Total 

Assessed 

Value

Tax Rate-

City 

($/$1000)

Annual 

Taxes

Retail Anchor

-

               

 

s.f.

200.00

         

 

-

               

 

2.79

             

 

-

           

 

Retail 

58,000

         

 

s.f.

200.00

         

 

11,600,000

  

 

2.79

             

 

32,311

     

 

Office

24,000

         

 

s.f.

275.00

         

 

6,600,000

    

 

2.79

             

 

18,384

     

 

Residential

85

                

 

DU's

150,000

       

 

12,750,000

  

 

2.79

             

 

35,514

     

 

Townhomes

-

               

 

DU's

170,000

       

 

-

               

 

2.79

             

 

-

           

 

Work Live

-

               

 

DU's

-

               

 

2.79

             

 

-

           

 

Library

s.f.

-

               

 

2.79

             

 

-

           

 

Church

-

               

 

s.f.

-

               

 

2.79

             

 

-

           

 

Subtotal

30,950,000

  

 

86,208

     

 

Less Existing Taxes @ $2.79/$1000

6,153,700

    

 

2.79

             

 

17,141

     

 

Incremental Increase over 2011 Taxes

69,068

     

 

Property Tax Allocation Revenue @ 75%

51,801

     

 

Ongoing Retail Sales Tax

Units

Taxable 

Sales per 

Unit

Annual 

Taxable 

Sales

Tax Rate-

City

Annual 

Taxes

Retail Anchor

-

               

 

s.f.

188.05

         

 

-

               

 

0.85%

-

           

 

Retail 

58,000

         

 

s.f.

180.00

         

 

10,440,000

  

 

0.85%

88,740

     

 

Office

24,000

         

 

s.f.

50.00

           

 

1,200,000

    

 

0.85%

10,200

     

 

Residential

85

                

 

DU's

-

               

 

0.85%

-

           

 

Townhomes

-

               

 

DU's

-

               

 

-

               

 

0.85%

-

           

 

Work Live

-

               

 

DU's

-

               

 

0.85%

-

           

 

Library

-

               

 

s.f.

-

               

 

0.85%

-

           

 

Church

-

               

 

s.f.

-

               

 

0.85%

-

           

 

Subtotal

11,640,000

  

 

98,940

     

 

Sales Tax Allocation Revenue @ 100%

98,940

     

 

Retail Sales Tax on Construction

Units

Construction 

Value per 

Unit

Total 

Construction 

Value

Tax Rate-

City

One Time 

Taxes

Retail Anchor

-

               

 

s.f.

68.22

           

 

-

               

 

0.85%

-

           

 

Retail 

58,000

         

 

s.f.

72.87

           

 

4,226,378

    

 

0.85%

35,924

     

 

Office

24,000

         

 

s.f.

146.00

         

 

3,504,000

    

 

0.85%

29,784

     

 

Residential

85

                

 

DU's

107,530

       

 

9,140,050

    

 

0.85%

77,690

     

 

Townhomes

-

               

 

DU's

125,320

       

 

-

               

 

0.85%

-

           

 

Work Live

-

               

 

DU's

-

               

 

0.85%

-

           

 

Library

-

               

 

s.f.

166.70

         

 

-

               

 

0.85%

-

           

 

Church

-

               

 

s.f.

-

               

 

0.85%

-

           

 

Subtotal

16,870,428

  

 

143,399

   

 

Sales Tax Allocation Revenue @ 100%

143,399

   

 


[image: image14.wmf]East Gateway Village Plan

Fiscal Impact

Area C1 

Property Tax

Units

Assessed 

Value/Unit

Total 

Assessed 

Value

Tax Rate-

City 

($/$1000)

Annual 

Taxes

Retail Anchor

50,000

         

 

s.f.

200.00

         

 

10,000,000

  

 

2.79

             

 

27,854

     

 

Retail 

64,000

         

 

s.f.

200.00

         

 

12,800,000

  

 

2.79

             

 

35,653

     

 

Office

-

               

 

s.f.

275.00

         

 

-

               

 

2.79

             

 

-

           

 

Residential

166

              

 

DU's

150,000

       

 

24,900,000

  

 

2.79

             

 

69,357

     

 

Townhomes

-

               

 

DU's

170,000

       

 

-

               

 

2.79

             

 

-

           

 

Work Live

-

               

 

DU's

-

               

 

2.79

             

 

-

           

 

Library

-

               

 

s.f.

-

               

 

2.79

             

 

-

           

 

Church

-

               

 

s.f.

-

               

 

2.79

             

 

-

           

 

Subtotal

47,700,000

  

 

132,864

   

 

Less Existing Taxes @ $2.79/$1000

6,732,100

    

 

2.79

             

 

18,752

     

 

Incremental Increase over 2011 Taxes

114,112

   

 

Property Tax Allocation Revenue @ 75%

85,584

     

 

Ongoing Retail Sales Tax

Units

Taxable 

Sales per 

Unit

Annual 

Taxable 

Sales

Tax Rate-

City

Annual 

Taxes

Retail Anchor

50,000

         

 

s.f.

188.05

         

 

9,402,271

    

 

0.85%

79,919

     

 

Retail 

64,000

         

 

s.f.

180.00

         

 

11,520,000

  

 

0.85%

97,920

     

 

Office

-

               

 

s.f.

50.00

           

 

-

               

 

0.85%

-

           

 

Residential

166

              

 

DU's

-

               

 

0.85%

-

           

 

Townhomes

-

               

 

DU's

-

               

 

-

               

 

0.85%

-

           

 

Work Live

-

               

 

DU's

-

               

 

0.85%

-

           

 

Library

-

               

 

s.f.

-

               

 

0.85%

-

           

 

Church

-

               

 

s.f.

-

               

 

0.85%

-

           

 

Subtotal

20,922,271

  

 

177,839

   

 

Sales Tax Allocation Revenue @ 100%

177,839

   

 

Retail Sales Tax on Construction

Units

Construction 

Value per 

Unit

Total 

Construction 

Value

Tax Rate-

City

One Time 

Taxes

Retail Anchor

50,000

         

 

s.f.

68.22

           

 

3,411,138

    

 

0.85%

28,995

     

 

Retail 

64,000

         

 

s.f.

72.87

           

 

4,663,589

    

 

0.85%

39,641

     

 

Office

-

               

 

s.f.

146.00

         

 

-

               

 

0.85%

-

           

 

Residential

166

              

 

DU's

107,530

       

 

17,849,980

  

 

0.85%

151,725

   

 

Townhomes

-

               

 

DU's

125,320

       

 

-

               

 

0.85%

-

           

 

Work Live

-

               

 

DU's

-

               

 

0.85%

-

           

 

Library

-

               

 

s.f.

166.70

         

 

-

               

 

0.85%

-

           

 

Church

-

               

 

s.f.

-

               

 

0.85%

-

           

 

Subtotal

25,924,707

  

 

220,360

   

 

Sales Tax Allocation Revenue @ 100%

220,360

   

 


[image: image15.wmf]East Gateway Village Plan

Fiscal Impact

Area C2 

Property Tax

Units

Assessed 

Value/Unit

Total 

Assessed 

Value

Tax Rate-

City 

($/$1000)

Annual 

Taxes

Retail Anchor

-

               

 

s.f.

200.00

         

 

-

               

 

2.79

             

 

-

           

 

Retail 

-

               

 

s.f.

200.00

         

 

-

               

 

2.79

             

 

-

           

 

Office

-

               

 

s.f.

275.00

         

 

-

               

 

2.79

             

 

-

           

 

Residential

90

                

 

DU's

150,000

       

 

13,500,000

  

 

2.79

             

 

37,603

     

 

Townhomes

4

                  

 

DU's

170,000

       

 

680,000

       

 

2.79

             

 

1,894

       

 

Work Live

-

               

 

DU's

-

               

 

2.79

             

 

-

           

 

Library

-

               

 

s.f.

-

               

 

2.79

             

 

-

           

 

Church

-

               

 

s.f.

-

               

 

2.79

             

 

-

           

 

Subtotal

14,180,000

  

 

39,497

     

 

Less Existing Taxes @ $2.79/$1000

2,388,800

    

 

2.79

             

 

6,654

       

 

Incremental Increase over 2011 Taxes

32,843

     

 

Property Tax Allocation Revenue @ 75%

24,632

     

 

Ongoing Retail Sales Tax

Units

Taxable 

Sales per 

Unit

Annual 

Taxable 

Sales

Tax Rate-

City

Annual 

Taxes

Retail Anchor

-

               

 

s.f.

188.05

         

 

-

               

 

0.85%

-

           

 

Retail 

-

               

 

s.f.

180.00

         

 

-

               

 

0.85%

-

           

 

Office

-

               

 

s.f.

50.00

           

 

-

               

 

0.85%

-

           

 

Residential

90

                

 

DU's

-

               

 

0.85%

-

           

 

Townhomes

4

                  

 

DU's

-

               

 

-

               

 

0.85%

-

           

 

Work Live

-

               

 

DU's

-

               

 

0.85%

-

           

 

Library

-

               

 

s.f.

-

               

 

0.85%

-

           

 

Church

-

               

 

s.f.

-

               

 

0.85%

-

           

 

Subtotal

-

               

 

-

           

 

Sales Tax Allocation Revenue @ 100%

-

           

 

Retail Sales Tax on Construction

Units

Construction 

Value per 

Unit

Total 

Construction 

Value

Tax Rate-

City

One Time 

Taxes

Retail Anchor

-

               

 

s.f.

68.22

           

 

-

               

 

0.85%

-

           

 

Retail 

-

               

 

s.f.

72.87

           

 

-

               

 

0.85%

-

           

 

Office

-

               

 

s.f.

146.00

         

 

-

               

 

0.85%

-

           

 

Residential

90

                

 

DU's

107,530

       

 

9,677,700

    

 

0.85%

82,260

     

 

Townhomes

4

                  

 

DU's

125,320

       

 

501,280

       

 

0.85%

4,261

       

 

Work Live

-

               

 

DU's

-

               

 

0.85%

-

           

 

Library

-

               

 

s.f.

166.70

         

 

-

               

 

0.85%

-

           

 

Church

-

               

 

s.f.

-

               

 

0.85%

-

           

 

Subtotal

10,178,980

  

 

86,521

     

 

Sales Tax Allocation Revenue @ 100%

86,521
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