






LAND USE BALANCE & 
MARKET DIVERSITY

OPEN SPACE
40%

LIGHT IND. 
MANUFACTURING

20%

COMMERCIAL 
CIVIC
20%

RESIDENTIAL
20%

DESIRED DEVELOPMENT AREA BY LAND USE



DOWNTOWN
40 +/- ACRES



















LAND USE MIX WITH & WITHOUT A PARTNERSHIP
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2006 & PROPOSED 2018
COMPREHENSIVE PLAN

Majority of Residential 
Development – Directed 

to Growth Areas

With Mix of Housing 
Types & Affordability
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EXTRAORDINARY

• Entry & Collector Streets

• Utility ext. & Arteries

• Off-site Transportation
Improvements

• Downtown

• Greenways

• Environmental Restoration

$115,000,000

BASE

• Base Road & Utility
Infrastructure

• Earthwork & Site Prep

• Stormwater Mang.

• Impact Fees

• Design & Permitting

$150,000,000

$265,000,000 TOTAL

DOWNS PROJECT COSTS



Enabling 
infrastructure

Activates value

Enables downtown & 
community amenities

Activates more value



KEY POINTS

• Vision requires a Public-Private Partnership (i.e.  
CEA)

• TIF will maximize value & community benefits 
throughout the TIF District

• Economic development tool to enable 
infrastructure & balanced development program

• Developer assumes all the risk & upfront cost

• New value created by Downs shared to support 
infrastructure investment







The Facts

• CEA enables extraordinary infrastructure to 
serve Downtown & Community Center

• Establishes Downtown process & time for 
decisions

• Reserves land & opportunity for Community 
Center

• Delivers economic development, mix & activity  
which are building blocks for Downtown & 
Community Center



The Facts

• Town has averaged 2,000 to 4,000 new 
residents per decade since 1960’s

• Comprehensive Plans’ & economists anticipate 
this rate of growth to continue

• Directing development to growth areas & 
balancing housing mix are core policies

• Downs is that Growth Area



The Facts

• Downs has balanced housing mix, the Town 
doesn’t
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PROJECTED REVENUES AND COSTS OF SERVICE OVER 30 YEARS



Mix 1

$581 M

Total Revenue

$520 M        

Net New Property 
Tax

$61 M

Other Revenues

$235 M

Cost to Serve

$? M

CEA

$346 M

Town

Mix 2

$248 M 

Total Revenue

$217 M

Net New Property 
Tax Revenue

$31 M

Other Revenues

$132 M

Cost to Serve

$0

No CEA

$117 M

Town

EXAMINED 2 SCENARIOS OF DEVELOPMENT

Net Difference in Scenarios, 
after Service Costs:

$229 Million
(Over 30 Years)





Goals of Town in CEA Discussion

• Affect the mix and pattern of development to reduce costs to serve 

• Affect mix to achieve the highest & best use of land

• Work with the Downs and community to achieve public policy goals 
(Town Center Concepts)

• Work with the Downs and Community to assess a Community Center

• Work with the Downs on achieving successes early in the 
development 



Anatomy of the CEA: The Downs Responsibilities

• Creates new value for the town through the implementation of their 
masterplan

• Makes the necessary investments in infrastructure to enable the 
development – no town investment required

• Pays the full amount of the current property taxes each year

• Achieves the benchmarks outlined in the CEA agreement regarding 
type, mix, value and speed of development

• Reports on the achievements & status of the Development to the 
Council on a biennial basis.



Anatomy of the CEA: Town’s Responsibility

• To reimburse 40% of new property taxes until a cap of $55 Million is 
reached 

• To end the reimbursement if The Downs violates the cap of 750 units of 
Single Family development

• To ensure that all thresholds and requirements of the CEA are met
• To verify the amount of nonresidential development at 10, 15 & 20 years
• To reduce the reimbursement of property taxes paid to 25%, if The Downs 

fails to meet the 10- Year Check-in.
• To provide additional reimbursement of 10% or $2 million once cap and 

thresholds are met by The Downs.
• To begin a community process to determine community needs and desires 

for Town Center and Community Center.



Reimbursements

Years 1-10

• 40% 
reimbursement 
of new Prop Tax

• $16.8 Million 
(estimated)

Years 11-15

• 40% 
reimbursement 
if performance 
standard met

• 25% if not met

• $42.9 M 
Estimated at 
40%

Years 16-20

• 40% 
reimbursement 
if performance 
standard met

• 25% if not met

• Capped at $55 
million 
(estimated in 
Year 17)

Year 21-30

• 10% 
reimbursement 
up to $2 M if all 
requirements 
are met



Performance Standards

• Year 10: 600,000 SF of Non-residential Space, Infrastructure needed 
to serve current development, preservation of the town center 
concept

• Year 15: 900,000 SF of Non-residential space, infrastructure needed 
to serve development

• Year 20: must have reached $55 million cap and 1.2 Million of non 
residential SF

• Cannot exceed 750 Single Family Units (excluding affordable and 
senior housing)  



Estimated Impact of CEA if Requirements are Met:




