
TO:  Katie Carleo, Principal Planner, Planning and Development 
 
FROM:  Ian Peterson, Analyst II, Budget Office 
 
DATE:  January 25, 2019 
 
SUBJECT: Wolf Ranch Major Master Plan Amendment - Fiscal Impact Analysis 
 
A copy of the fiscal impact analysis for the Wolf Ranch Major Master Plan Amendment is attached.  
At the request of the Planning Department, the Budget Office prepared a fiscal impact analysis 
estimating the City General Fund, Public Safety Sales Tax (PSST) Fund, and 2C Road Maintenance 
Tax revenue and expenditures attributable to the amended Wolf Ranch development for the period 
2019-2028. 
 
The fiscal review criteria of the City Code states city costs related to infrastructure and service 
levels shall be determined for a ten-year time horizon for only the appropriate municipal funds.  
 
The methodology used for the fiscal impact analysis is a case study approach, where a mini-budget 
process is undertaken in which City units project the increased marginal cost of providing services 
to the development for 2019-2028.  The Budget Office estimates the city revenue, as outlined in the 
Revenue Notes, stemming from the development, and nets those revenues against the potential 
revenue of the previously proposed land use in the Master Plan.  
 
Most departments indicated that there were no identifiable marginal costs of providing services to 
this amended development. However, the Fire Department ($179-$214), Police Department 
($4,335-$5,180), Parks Department ($84,825-$101,374), and Traffic Engineering ($4,648-$5,555) 
identified marginal increases in operation costs annually. 
 
The result of the fiscal impact analysis is a negative cumulative cashflow for the City during the 10-
year timeframe. The negative factor within this fiscal impact analysis stems from the loss of 
potential revenue in the removal of commercial space. The new residential zoning was not enough 
to offset this loss of revenue potential.  
 
The Summary of Expenditures and Revenues is attached.  In addition, the Expenditure and Revenue 
Notes are attached and provide the methodology for calculating the expenditures and revenues.  
 
 

FIGURE 9



G
E
N
E
R
A
L
 
F
U
N
D
 
F
I
S
C
A
L
 
I
M
P
A
C
T
 
A
N
A
L
Y
S
I
S

S
U
M
M
A
R
Y
 
O
F
 
E
X
P
E
N
D
I
T
U
R
E
S
 
A
N
D
 
R
E
V
E
N
U
E
 
F
O
R
 

W
o
l
f
 
R
a
n
c
h

20
19

20
20

20
21

20
22

20
23

20
24

20
25

20
26

20
27

20
28

 E
X

PE
N

D
IT

U
R

E
S

To
ta

l S
al

ar
ie

s, 
O

pe
ra

tin
g,

 a
nd

 C
ap

ita
l O

ut
la

y
 

  P
ol

ic
e

4,
33

5
4,

42
1

4,
51

0
4,

60
0

4,
69

2
4,

78
6

4,
88

1
4,

97
9

5,
07

9
5,

18
0

  F
ir e

17
9

18
3

18
7

19
0

19
4

19
8

20
2

20
6

21
0

21
4

  P
ub

lic
 W

or
ks

 - 
St

re
et

s
0

0
0

0
0

0
0

0
0

0
  P

ub
lic

 W
or

ks
 - 

 T
ra

ns
po

rta
tio

n 
En

gi
ne

er
in

g
0

0
0

0
0

0
0

0
0

0
  P

ub
lic

 W
or

ks
 - 

C
ity

 E
ng

in
ee

rin
g

0
0

0
0

0
0

0
0

0
0

  P
ub

lic
 W

or
ks

 - 
Tr

af
fi c

4,
64

8
4,

74
1

4,
83

6
4,

93
2

5,
03

1
5,

13
2

5,
23

4
5,

33
9

5,
44

6
5,

55
5

  P
ar

ks
, R

ec
re

at
io

n 
an

d 
C

ul
tu

ra
l S

er
vi

ce
s

84
,8

25
86

,5
22

88
,2

52
90

,0
17

91
,8

17
93

,6
54

95
,5

27
97

,4
37

99
,3

86
10

1,
37

4
T

O
T

A
L

 E
X

PE
N

D
IT

U
R

E
S

93
,9

87
95

,8
67

97
,7

84
99

,7
40

10
1,

73
4

10
3,

76
9

10
5,

84
4

10
7,

96
1

11
0,

12
1

11
2,

32
3

R
E

V
E

N
U

E
S

Pr
op

er
ty

 T
ax

es
0

0
(1

,8
67

)
(1

,9
23

)
(1

,9
81

)
(2

,0
40

)
(2

,1
02

)
(2

,1
65

)
(2

,2
30

)
(2

,2
97

)
Sp

ec
ifi

c 
O

w
ne

rs
hi

p 
Ta

xe
s

0
0

(2
17

)
(2

24
)

(2
30

)
(2

37
)

(2
44

)
(2

52
)

(2
59

)
(2

67
)

R
oa

d 
&

 B
rid

ge
 R

ev
en

u e
0

0
(7

1)
(7

3)
(7

5)
(7

8)
(8

0)
(8

2)
(8

5)
(8

7)
Sa

le
s T

ax
 R

ev
en

ue
 (R

es
id

en
tia

l &
 C

om
m

er
ci

a l
(9

,1
62

)
(2

3,
87

3)
(3

9,
45

9)
(5

5,
95

8)
(7

3,
41

2)
(9

1,
86

3)
(1

11
,3

55
)

(1
31

,9
33

)
(1

53
,6

46
)

(1
76

,5
43

)
Sa

le
s a

nd
 U

se
 T

ax
 R

ev
en

ue
 (B

ui
ld

in
g 

M
at

er
ia

ls
19

1,
42

7
0

0
0

0
0

0
0

0
0

M
is

ce
lla

ne
ou

s R
ev

en
u e

21
,6

36
22

,2
85

22
,9

54
23

,6
43

24
,3

52
25

,0
82

25
,8

35
26

,6
10

27
,4

08
28

,2
30

G
en

er
al

 F
un

d 
Su

b-
T

ot
a l

20
3,

90
1

(1
,5

88
)

(1
8,

66
0)

(3
4,

53
6)

(5
1,

34
7)

(6
9,

13
6)

(8
7,

94
6)

(1
07

,8
22

)
(1

28
,8

12
)

(1
50

,9
64

)

Pu
bl

ic
 S

af
et

y 
Sa

le
s T

ax
 F

un
d

Sa
le

s T
ax

 R
ev

en
ue

 (R
es

id
en

tia
l &

 C
om

m
er

ci
al

(1
,8

32
)

(4
,7

75
)

(7
,8

92
)

(1
1,

19
2)

(1
4,

68
2)

(1
8,

37
3)

(2
2,

27
1)

(2
6,

38
7)

(3
0,

72
9)

(3
5,

30
9)

Sa
le

s a
nd

 U
se

 T
ax

 R
ev

en
ue

 (B
ui

ld
in

g 
M

at
er

ia
ls

38
,2

85
0

0
0

0
0

0
0

0
0

Pu
bl

ic
 S

af
et

y 
Sa

le
s T

ax
 F

un
d 

Su
b-

T
ot

al
36

,4
53

(4
,7

75
)

(7
,8

92
)

(1
1,

19
2)

(1
4,

68
2)

(1
8,

37
3)

(2
2,

27
1)

(2
6,

38
7)

(3
0,

72
9)

(3
5,

30
9)

2C
 R

oa
d 

Ta
x 

Fu
nd

Sa
le

s T
ax

 R
ev

en
ue

 (R
es

id
en

tia
l &

 C
om

m
er

ci
al

(2
,8

40
)

(7
,4

01
)

0
0

0
0

0
0

0
0

Sa
le

s a
nd

 U
se

 T
ax

 R
ev

en
ue

 (B
ui

ld
in

g 
M

at
er

ia
ls

59
,3

42
0

0
0

0
0

0
0

0
0

2C
 R

oa
d 

T
ax

 F
un

d 
Su

b-
T

ot
al

56
,5

02
(7

,4
01

)
0

0
0

0
0

0
0

0

T
O

T
A

L
 R

E
V

E
N

U
E

29
6,

85
6

(1
3,

76
3)

(2
6,

55
2)

(4
5,

72
8)

(6
6,

03
0)

(8
7,

50
9)

(1
10

,2
17

)
(1

34
,2

09
)

(1
59

,5
41

)
(1

86
,2

73
)

R
E

V
E

N
U

E
 S

U
R

PL
U

S/
D

E
FI

C
IT

 (T
ot

al
 R

ev
. l

es
s T

ot
al

 E
xp

. )
   

  A
N

N
U

A
L

20
2,

86
9

(1
09

,6
30

)
(1

24
,3

36
)

(1
45

,4
67

)
(1

67
,7

64
)

(1
91

,2
78

)
(2

16
,0

61
)

(2
42

,1
70

)
(2

69
,6

62
)

(2
98

,5
96

)
   

  C
U

M
M

U
L

A
T

IV
E

20
2,

86
9

93
,2

39
(3

1,
09

7)
(1

76
,5

64
)

(3
44

,3
28

)
(5

35
,6

06
)

(7
51

,6
67

)
(9

93
,8

37
)

(1
,2

63
,4

99
)

(1
,5

62
,0

95
)

FIGURE 9



 1 

EXPENDITURE NOTES:  
Wolf Ranch Master Plan Amendment 
General Fund/Public Safety Sales Tax (PSST) Fund/2C Road Maintenance Tax Fund Fiscal 
Impact Analysis, 2019-2028  
 
POLICE: 
As development occurs, the Police Department is responsible for regular police patrol and 
first response services in the area.  The change between the new and originally proposed 
land uses represents a marginal increase of approximately $4,335 to $5,180 in cost of 
services for the Police Department annually within the next ten years. 
 
FIRE: 
Between the originally proposed Master Plan and this amendment, the only additional, 
operational, identifiable marginal costs of providing service are fuel, medical supplies and 
maintenance ($179-$214 annually). 
 
PUBLIC WORKS – STREETS, TRAFFIC ENGINEERING, CITY ENGINEERING: 
There are additional public infrastructure and maintenance obligations associated with 
this amendment in the next ten years. Between the originally proposed Master Plan and 
this amendment, a roundabout was removed and a signalized intersection was added. 
Therefore, the identifiable increased costs to Public Works are in the Traffic Division for 
maintenance of a signalized intersection ($4,648-$5,555),  
 
PUBLIC WORKS -TRANSIT: 
The change in land use within this Master Plan Amendment will not alter transit services to 
this area within the next ten years, thus there are no identifiable marginal costs within the 
next ten years.  
 
PARKS: 
The Master Plan Amendment increases the amount of community park land versus open 
space, which represents a marginal increase in service level provided ($84,825-$101,374). 
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REVENUE NOTES  
Wolf Ranch Master Plan Amendment 
General Fund/Public Safety Sales Tax (PSST) Fund/2C Road Maintenance Tax Fund 
Fiscal Impact Analysis, 2019-2028  
 
PROPERTY TAX: 
It is assumed property taxes will be collected in the year 2021 based upon beginning 
construction in 2019 because of the time lag associated with placing assessed value 
onto the assessment rolls.  The 2021 revenue is calculated by multiplying the City mill 
levy of 4.279 mills by the projected increase in City assessed valuation resulting 
from the proposed development. This assumes there is no change in the commercial 
assessment ratio of 29%, and residential assessment ratio of 7.2%.  The cumulative 
assessed valuation includes a 3% annual increase in market values.  
 
The collection of property tax per the Master Plan amendment is netted against 
potential property tax revenue within the original proposed Master Plan.  
 
ROAD & BRIDGE REVENUE: 
 
The Road & Bridge Revenue is calculated at 3.85% of the property tax revenues.  This 
is based on the average actual City road & bridge revenues as a percent of property 
tax revenue over a period of five years.  
 
SALES AND USE TAX: 
 
The revenue calculation assumes the existing General Fund tax rate and existing 
collection practices.  
 
Projections include sales tax revenue from the personal consumption by the 
population projected to reside in Wolf Ranch, sales tax revenue generated by 
commercial development above and beyond the personal consumption identified, 
and the sale of building materials used in the projected construction of the 
households and commercial space in the development.  
 
The collection of sales tax related to the Master Plan amendment is netted against 
potential sales tax revenue within the original proposed Master Plan.  
 
The Sales Tax Revenue for Residential Uses is calculated by determining the 
average household income per unit and the percentage of income spent on taxable 
consumption.   
 
The average household income per unit is calculated based upon an “affordability” 
calculation, which assumes 10% down, 30-year mortgage @ 4%, and a 28% 
income/Principal and Interest ratio.  The percentage of income spent on taxable 
consumption is 33%, which is derived based on the estimates from the U.S. 
Department of Commerce Consumer Expenditure Surveys. It also assumes that 75% 
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of consumption by the new residents will be within the City and that 60% of the 
consumption by these residents is new to the City. Projections include a 3% annual 
increase for inflation. 
 
The Sales Tax Revenue for Commercial Uses is calculated by determining the 
average amount of commercial space within the development. The Budget Office 
collates economic and market data to create metrics to estimate potential revenue 
generated by that commercial space.  
 
The Sales Tax Revenue for Building Materials is calculated based on sales taxable 
materials at 40% of the market value of the property.  
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