
 

 

M E M O R A N D U M  

TO: Elizabeth Backe, Planning Director 

FROM: Emily G. Pierce 

DATE: March 4, 2024 

RE: Fiscal Impact Analysis – Tributary Development of Regional Impact 

 
AƩached is the Fiscal Impact Analysis for the Tributary Development of Regional Impact prepared by 
Urbanomics, Inc. (the “Urbanomics Analysis”). 

In comparing the Urbanomics Analysis to the Fiscal and Economic Impact Analysis prepared by Fishkind & 
Associates, Inc. in 2005 (the “Fishkind Analysis”), please note the following: 

 There are no land use changes being proposed in the companion CPA 23-011, so the minimums 
and maximums permiƩed within the DRI have not been revised, nor have they changed with 
regard to the fiscal impact analysis. 
 

 However, the base development program is slightly different as between the Fishkind Analysis and 
the Urbanomics Analysis: 

o The Fishkind Analysis was based upon a development program of 3,170 residenƟal units 
(1,430 SF; 750 Senior; 990 MF) and 850,000 square feet of non-residenƟal space (50,000 
sq Ō Office; 500,000 sq Ō Retail; 300,000 sq Ō Industrial). 

o The Urbanomics Analysis is based upon the revised PDP/Map H/Master Development Plan 
which includes a total of 3,200 residenƟal units (2,711 SF/MF & Age Restricted) along with 
662,000 square feet of non-residenƟal space (the non-residenƟal square footage is equal 
to the fit analysis for the nonresidenƟal development shown on Enlargements 1 through 
3 of Exhibit B to the NOPC = 50,400 sq Ō Office; 422,300 sq Ō Retail; 193,500 sq Ō 
Industrial).1  
 

 The methodologies for the Fishkind Analysis and the Urbanomics Analysis differ. The Fishkind 
Analysis forecasted a total fiscal impact to the County over a fixed twenty (20) year Ɵme period. 
The Urbanomics Analysis, uƟlizing the generally accepted standard in the industry today, projects 
ongoing annual property tax revenues at full buildout in 2024 dollars based upon the development 
program set forth above. The Urbanomics Analysis also projects impact and mobility fee revenues 
and school impact fees (less the age-restricted housing). Regardless of the differing 
methodologies, the projected fiscal impact of the Tributary DRI as calculated in the Urbanomics 

 
1 It was determined that the square footages resulƟng from the fit analysis for the project are the most 
appropriate numbers to uƟlize in analyzing the fiscal impacts. However, the non-residenƟal square 
footages can be increased up to the maximums provided for in the DRI which would result in an increase 
in the projected tax revenues and number of jobs.  

 



 

 

Analysis exceeds that which was predicted by the Fishkind Analysis using the twenty (20) year Ɵme 
period. 
 

 Table 10-6 of the Fishkind Analysis (page 10.13 of the 2005 ADA) predicted a total of 1,353 jobs 
within the Tributary DRI at buildout based upon 850,000 square feet of non-residenƟal 
development. The Urbanomics Analysis predicts a total of 1,255 jobs within the Tributary DRI at 
buildout based upon a total of 666,200 square feet of non-residenƟal development broken out 
into the square footages set forth above. UƟlizing 850,000 square feet of non-residenƟal 
development broken out into the square footages set forth in the Fishkind Analysis along with the 
assumed number of employees generated for each type of development (Urbanomics Analysis 
Table 1, AssumpƟon 1), the Tributary DRI would be predicted to generate 1,666 new jobs at 
buildout (approximately 300 more employees than predicted in 2005-2006).2         

 
2 If the maximum square footages permiƩed for non-residenƟal development are used, the predicted number of 
employees increases to approximately 1,979 employees.   


























































