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Council of Governments - Central Naugatuck Valley 
Municipal Fiscal Impact Study 

 

WOODBURY 

 

 
 

OVERVIEW 

 

This report is a fiscal impact analysis of different land uses in Woodbury, Con-

necticut.  This study was conducted as part of an analysis of fiscal impact for all 

thirteen communities in the Central Naugatuck Valley Region. 

 

Municipal fiscal impact analysis is designed to compare the local revenues 

generated by a particular land use with the local expenditures associated with 

that use.  That comparison allows policy makers to determine whether a particu-

lar type of use pays more in taxes than it receives in services or vice versa. 

 

MAJOR FINDINGS FOR WOODBURY 

 

 Single-family residential uses in Woodbury receive over $774,000 more in 

service benefits than they pay in taxes (see page 8) and condominiums re-

ceive about $487,000 more in service benefits than they pay in taxes (see 

page 8).  This is mostly due to the school enrollments that result from both 

uses.  

 

 Commercial developments provide about $695,000 more in taxes than they 

receive in services (see page 9). Industrial developments provide about 

$151,000 more in taxes than they receive in services (see page 9). 

 

 While vacant residential lots provide about $168,000 more in revenue than 

they receive in services at the present time, they have the potential to require 

more in services than they produce in revenue once developed with houses. 

 

 Tax-exempt facilities (such as land trusts, churches, municipal facilities) 

receive about $169,000 in net service value. 

 

 Based on the scenario outlined in this study (see page 12), a new develop-

ment of twelve single-family homes will require about $35,580 more in ser-

vices than it provides in tax revenue.  As a result, the taxes of current proper-

ty owners will rise about 0.05 mills in order to provide services to the new 

housing development (see page 13). 
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STUDY PARAMETERS 

 

This study is based on the Woodbury general fund since it supports almost all 

municipal expenditures and receives almost all municipal revenue (especially tax 

revenue).  The study looked at 1997 Woodbury land uses and 1998-99 revenues 

and expenditures.  These dates were selected because 1998-99 was the most 

recently completed fiscal year at the time the analysis was done and that budget 

was based on the 1997 Grand List (a compilation of all real estate, motor ve-

hicles, and taxable personal property). 

 

It is important to note that fiscal impacts are not the only basis on which land use 

decisions should be made since: 

 every land use will not benefit the community fiscally, and 

 a less beneficial land use should not necessarily be excluded. 

 

OVERVIEW 

 

A fiscal impact analysis requires knowledge of a number of factors: 

 Budget information (revenues and expenditures) is required to de-

termine where and how money comes into and goes out of the mu-

nicipal general fund, 

 Tax base information is required to determine how tax revenue (the 

major source of revenue for most municipal general funds) is gener-

ated from different land uses, and 

 Demographic information is required to understand the population 

and school enrollment that results from different land uses. 

 

 

 

Fiscal issues are 

not the only crite-

ria on which mu-

nicipal land use 

policies should be 

based.   

 

Fiscal parameters 

are only one part 

of municipal ad-

ministration and 

the overall form 

and function of the 

community may be 

a more important 

land use issue. 
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LAND USE CATEGORIES 

 

To facilitate the analysis, land use categories consistent with property assess-

ment reporting requirements of Connecticut municipalities were used: 

 

Residential Uses 

 vacant residentially zoned land 

 vacant residential lots 

 1-4 family residential uses 

 residential condominiums 

 apartments 

 mobile homes 

 

Commercial Uses 

 vacant commercially zoned land 

 commercial buildings 

 commercial condominiums 

 

Industrial Uses 

 vacant industrially zoned land 

 industrial building 

 industrial condominiums 

 

Public Act 490 Uses 

 private land assessed for farm, forest, or open space use 

 

Public Utility Uses 

 land and facilities used by public utility companies 

 

Tax Exempt Uses 

 federal, state, or local lands or public facilities (such as schools, 

hospitals, and garages) that are tax exempt 

 private lands or facilities (such as religious, educational, and hospit-

al) that are tax exempt 
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INITIAL FINDINGS 
 

Housing Units 

 

Among communities in the region, Woodbury had a lower proportion of 1-4 

family dwelling units and apartments compared to the regional average in 1997 

(the Grand List year) and a higher proportion of condominiums.   
 

Estimated Housing Units Units % 

Residential 1-4 Family 2,740 72% 

 Apartment 356 9% 

 Condominium 718 19% 

 Mobile Home 7 0% 

Commercial Nursing Homes, etc. 0 0% 

Tax Exempt Public, Private 0 0% 

TOTAL  3,821 100% 
Woodbury assessor and the Connecticut Department of Economic and Community Development 

 

Population 

 

Woodbury’s estimated 1998 population (from the U.S. Census Bureau) was 

allocated to different uses as shown in the following table.  Occupancy per unit 

was lower than the regional average. 
 

Estimated Population By Use People Persons/Unit 

Residential 1-4 Family 6,526 2.38 

 Apartment 712 2.00 

 Condominium 1436 2.00 

 Mobile Home 14 2.00 

Commercial Nursing Homes, etc. 0 n/a 

Tax Exempt Public, Private  30 n/a 

TOTAL  8,718 2.28 
U.S. Census Bureau, Planimetrics 

 

School Enrollment 

 

Similarly, school enrollment was allocated to different land uses based on infor-

mation provided by the School Department.  School occupancy per unit was also 

lower than the regional average. 
 

Estimated School Enrollment By Use Pupils Pupils/Unit 

Residential 1-4 Family 1,139 0.42 

 Apartment 23 0.06 

 Condominium 198 0.28 

 Mobile Home 4 0.57 

Commercial Nursing Homes, etc. 0 n/a 

Tax Exempt Public, Private 6 n/a 

TOTAL  1,370 0.36 
School Department,  Planimetrics 

 

Regional Comparison of 

Housing Composition 

Residential  

1-4 Family 77% 

Apartment 11% 

Condominium 11% 

Mobile Home <1% 

Commercial <1% 

Exempt <1% 

TOTAL 100% 

 

Regional Comparison of 

Housing Occupancy 

(persons per unit) 

Residential  

1-4 Family 2.47 

Apartment 1.95 

Condominium 1.95 

Mobile Home 1.96 

Commercial n/a 

Exempt n/a 

TOTAL 2.43 

 

Regional Comparison of  

Enrollment Per Unit 

(pupils per unit) 

Residential  

1-4 Family 0.45 

Apartment 0.31 

Condominium 0.20 

Mobile Home 0.11 

Commercial n/a 

Tax Exempt n/a 

TOTAL 0.41 
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Tax Base and Composition 

 

In 1997, Woodbury had a Taxable Grand List of over $690 million and a consol-

idated value (the total of taxable and non-taxable property) of over $730 million.  

On a per capita basis, Woodbury’s Taxable Grand List was higher than average 

in the COGCNV region. 

 

In terms of tax base composition, Woodbury is heavily reliant on residential 

property compared to the average of communities in the COG region. 

 
Tax Base Composition 

   

Category Amount % 

Residential $621,437,544  90% 

Commercial 57,756,001 8% 

Industrial 8,092,527 1% 

Public Utility 1,878,850 0% 

Private Open Space 4,043,560 1% 

Taxable Grand List $693,208,482  100% 

   

Tax Exempt 38,026,800 5% 

Consolidated Grand List $731,235,282  105% 

 

In terms of tax exempt uses, Woodbury had a lower amount of tax exempt prop-

erty (5%) than the regional average (10%). 

 

Real Estate, Vehicles, and Property (Grand List Supplement) 

 

A community’s tax base is comprised of real estate, motor vehicles, and personal 

property.  The value of the tax base may be reduced by certain exemptions (such 

as for the elderly, veterans, or for purchase of manufacturing equipment).   

 

In the above summary, motor vehicles, personal property, and exemptions were 

allocated to the land uses they are associated with.   

 

For example, the assessment for a residential dwelling would include the real 

estate (land, dwelling, and any outbuildings), motor vehicles, and personal 

property minus any assessment exemptions.  Motor vehicles, personal property 

and exemptions added about 8.7 percent to the residential real estate assessment.  

In other words, the total Grand List impact of residential uses is about 108.7 

percent of the real estate value. 

 

The assessment of a business would include the land, the building, any other 

improvements, any motor vehicles, and any taxable personal property (such as 

computers or machines) minus any exemptions.  Motor vehicles, personal prop-

erty and exemptions added about 20.6 percent to the commercial real estate 

assessment and about 76.1 percent to the industrial real estate assessment in 

Woodbury.   

Regional Comparison of 

Per Capita Tax Base  

High $84,171 

Woodbury $79,515 

Median $50,246 

Average $37,551 

Low $14,924 
Tax base comparisons are dependent on 

the timing of revaluation and Naugatuck 

and Waterbury have not revalued in some 

time. 

 

 

Regional Comparison of 

Tax Base Composition 

Residential 78% 

Commercial 13% 

Industrial 9% 

Public Utility <1% 

Public Act 490 <1% 

Taxable Total 100% 

  

Tax Exempt 10% 

TOTAL 110% 

 

Grand List Supplement  

 

The Grand List supplement 

represents the typical value of 

motor vehicles and personal 

property associated with 

different land uses.  It is used 

to estimate the total assess-

ment from different uses.  

 

Residential 

Regional Mean 14% 

Regional Median 12% 

Woodbury 9% 

  

Commercial 

Regional Mean 30% 

Regional Median  28% 

Woodbury 21% 

  

Industrial 
Woodbury 76% 

Regional Median 57% 

Regional Mean 56% 
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Expenditures 

 

In the 1998-99 fiscal year, Woodbury had a municipal budget of over $16 mil-

lion.  This equates to local expenditures of about $1,846 per person, lower than 

average in the region.  

 

Approximately $10.6 million (66 percent of all expenditures) was spent on 

educational services.  This equates to about $1,212 per Woodbury resident and 

about $7,711 per Woodbury school pupil.   
 

Expenditure Distribution Total Percent Per Capita 

Education $10,563,634  66% $1,212  

Public Safety 826,223 5% $95  

Public Works 1,484,650 9% $170  

Capital Expenses/Debt Service 683,187 4% $78  

Other Services/Functions 2,532,175 16% $290  

Total General Fund Expenditures $16,089,869  100% $1,846  
Woodbury budget, Planimetrics 

 

 

 

Revenues 

 

Approximately $13.1 million (81 percent of all revenue) came from current 

taxes.  This equates to about $1,503 per Woodbury resident.  Compared to the 

region, Woodbury is higher than average in terms of current taxes per capita and 

is more reliant on current taxes to fund local services.   
 

Revenue Distribution Total Percent Per Capita 

Current Taxes $13,103,415 81% $1,503 

Intergovernmental Revenue 998,436 6% $115 

Fines, Fees, Charges 392,960 2% $45 

Investments 337,400 2% $39 

Miscellaneous 1,257,658 8% $144 

Total General Fund Revenues $16,089,869  100% $1,846 
Miscellaneous revenue includes prior year taxes and interest, use of surplus, and other sources of funds 

 

Regional Comparison of 

Per Capita Expenditures  

 

High $2,456 

Average $2,182 

Median $2,151 

Woodbury $1,846 

Low $1,716 

 

Regional Comparison of 

Expenditure Composition 

 

Category % 

Education 59% 

Public Safety 12% 

Public Works 7% 

Capital /Debt 6% 

Other Services 16% 

TOTAL 100% 
Other services include recreation, land 

use, and other general government 

services. 

 

Regional Comparison of 

Current Taxes Per Capita 

High $2,218 

Woodbury $1,503 

Average $1,276 

Median $1,262 

Low $1,035 

 

Regional Comparison of 

Revenue Composition 

 

Category % 

Current Taxes 58% 

Intergov. Rev. 33% 

Fines, Fees, 4% 

Investments 1% 

Miscellaneous 4% 

TOTAL 100% 
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Net Expenditures - The term “net expenditures” is used to refer to the money 

that needs to be raised through local tax revenue for a particular program area.  

Net expenditures are determined by subtracting non-tax program revenue (such 

as user fees and state aid) from program expenditures. 

 

Net expenditures can also be restated in terms of services provided to different 

components of the community: 

 services to pupils (educational programs) 

 services to residents (park/recreation, library, elderly, and other pro-

grams or services that benefit residents) 

 services to property (such as fire, police, public works, debt service, 

and similar expenses that benefit all property) 

 

In the fiscal impact analysis, net expenditures are reallocated to land uses based 

on the characteristics of each use.  Net expenditures for services to pupils (edu-

cation) are allocated on a per pupil basis.  Net expenditures for services to resi-

dents are allocated on a per capita basis.  Net expenditures for services to proper-

ty are allocated on the basis of assessed value (ad valorem basis). 
 

  

Expenditure 

Non-Tax 

Revenue 

Net  

Expenditure 

 

Per Unit 

 

Services to Pupils $10,563,634  $408,313  $10,155,321  $7,413 per pupil 

Services to Residents 721,677 43,100 $678,577  $77.84 per capita 

Services to Property 4,804,558 2,448,940 $2,355,618  $3.22 mills 

Total $16,089,869  $2,900,353  $13,189,516    

Woodbury 1998-99 Budget, Planimetrics 

 

For example, the net expenditure in Woodbury for education is $10,155,321.  In 

other words, this is how much revenue needs to be raised from local tax revenue 

to pay for local educational programs.  On a per pupil basis, while Woodbury 

spends $7,711 per pupil, only about $7,413 per pupil needs to be raised from 

local taxes.  Other revenue comes from state aid, user fees, and other sources. 

 

Allocating Expenditures 

 

Since the number of pupils, number of residents, and assessed value can be 

estimated for most any land use, these fiscal determinants provide the basis 

for estimating the fiscal impact of different land uses in Woodbury. 

 

The fiscal impact methodology allocates revenues and expenditures based on the 

consolidated Grand List (taxable and tax exempt properties).  The use of the 

consolidated Grand List assumes that all properties in Woodbury (whether they 

pay taxes or not) benefit in some material way from the overall provision of 

Town services. 

 

 

 

Key Fiscal Determinants  

In Woodbury  

 

Services to Pupils 

 

$7,413 / pupil 

 
Services to Residents 

 

$77.84 / capita 

 
Services to Property 

 

$3.22 mills 
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SUMMARY OF RESULTS 
 

More detailed information on the fiscal impact of different uses is contained in 

the appendix to this report. 

 

Residential Uses 

 

Overall, the analysis found that residential uses in Woodbury paid almost $12 

million in taxes in 1998-99 but received almost $13 million in services. 

 

The main reason is that the residential uses benefited from almost all of the $10 

million in net educational expenses, almost all of the $0.7 million of net per 

capita expenses, and about $2 million of other expenses. 

 

Overall, residential uses were supported by about $1.0 million of tax revenue 

from other uses in Woodbury in FY 1998-99. 

 

As shown in the following table, there are differences among the various resi-

dential uses. 
 

Consolidated Tax Base Total 

Revenue 

Total 

Expenditure 

Net Fiscal 

Impact 

Vacant Residential Land $136,320  $23,232  $113,088  

Vacant Residential Lot $202,127  $34,447  $167,680  

1-4 Family Dwelling $9,846,442  $10,620,846  ($774,404) 

Apartment $300,193  $276,821  $23,372  

Condominium $1,315,090  $1,802,506  ($487,416) 

Mobile Home $2,408  $31,149  ($28,741) 

TOTAL $11,802,580  $12,789,000  ($986,421) 
Calculations by Planimetrics 

 

Uses with no or low school enrollments in Woodbury (such as vacant land and 

apartments) are more likely to produce a revenue surplus. 

 

In the same way, there will be differences within each of the above categories.  

For example, an apartment unit with a public school pupil is likely to result in a 

fiscal shortfall from that unit and a single-family dwelling or condominium with 

no public school pupils is likely to produce a fiscal surplus from that unit. 

 

Factors that can result in residential uses having a lower fiscal impact include: 

 age restrictions (resulting in fewer school age children), 

 lower housing turnover (single-family home sales are often made to 

families with school age children), 

 longer length of residency (once school children graduate, a residen-

tial use will have a positive fiscal impact), and  

 housing with fewer bedrooms (typically resulting in lower occupan-

cy and fewer school children). 

 

Residential 

 

Residential uses 

were supported by 

about $1.0 million 

of net tax revenue 

from other uses in 

Woodbury in FY 

1998-99. 

 

Most of this net 

tax revenue goes 

to supporting 1-4 

family dwellings. 
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Commercial / Industrial / Public Utility Uses 

 

Overall, the analysis found that commercial and public utility uses and facilities 

in Woodbury paid over $1.3 million in taxes in 1998-99 and received over 

$200,000 in services. 

 

This fiscal surplus means that these non-residential uses supplied about $1.1 

million to support other uses in Woodbury in FY 1998-99. 
 

Consolidated Tax Base Total 

Revenue 

Total 

Expenditure 

Net Fiscal 

Impact 

Vacant Commercial Land $103,417  $17,625  $85,792  

Commercial Developments $837,786  $142,778  $695,009  

Commercial Condominiums $150,533  $25,654  $124,879  

Vacant Industrial Land $7,010  $1,195  $5,815  

Industrial Developments $176,023  $24,875  $151,149  

Industrial Condominiums $0  $0  $0  

Public Utility Facilities $35,515  $6,053  $29,463  

TOTAL $1,310,285  $218,179  $1,092,106  
Calculations by Planimetrics 

 

Since non-residential uses do not typically result in school children, these uses 

generate more municipal tax revenue and result in modest local expenses.  In 

Woodbury, it is estimated that these uses return about 83 percent of their tax 

revenue to the town in positive fiscal impact that is applied to offset residential 

expenses (the other 17 percent is applied to their estimated costs). 

 

Public Act 490 Uses 

 

Public Act 490 uses include land owned by a private party (or non-tax exempt 

organization) that is assessed as farm, forest, or open space land under the Public 

Act 490 program.  Land participating in this program is not dedicated open space 

since it could be sold or developed at some future date.  Dedicated open space 

land is typically owned by a public or tax-exempt entity. 

 

The Public Act 490 program reduces the assessment of parcels that meet certain 

criteria so that an increasing tax burden would be less of a contributor to the sale 

and development of property.  This program ends upon sale of the property.  

Since such uses produce no residents and no school enrollments (any house is 

assessed as a residential home), they produce a modest fiscal surplus for the 

Town. 

 
Consolidated Tax Base Total 

Revenue 

Total 

Expenditure 

Net Fiscal 

Impact 

Farm $24,395  $4,158  $20,238  

Forest $6,381  $1,087  $5,294  

Wetlands $26 $5 $22 

Open Space $45,631  $7,776  $37,854  

TOTAL $76,434  $13,026  $63,408  
Calculations by Planimetrics 

 

Non-Residential 

 

Overall, non-

residential uses 

supplied about 

$1.1 million of net 

tax revenue to 

support other uses 

in Woodbury in FY 

1998-99. 

 

P.A.490 Uses 

 

Overall, land as-

sessed as farm, 

forest, or open 

space supplied 

about $63,000 of 

net tax revenue to 

support other uses 

in Woodbury in FY 

1998-99. 
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Tax Exempt Uses 

 

Tax-exempt uses include federal property, state property, local property (such as 

schools, Town Hall, public works, recreation, and library), and property owned 

by non-profit entities (such as land trusts, historical societies, religious facilities, 

cemeteries, veteran’s organizations). 

 

Since tax exempt uses pay no taxes yet receive some services from the Town, 

they can typically produce a modest fiscal shortfall.  One exception is due to 

payments in lieu of taxes (PILOT) from the State of Connecticut which are 

estimated to cover the service needs of those uses. 

 
Consolidated Tax Base Total 

Revenue 

Total 

Expenditure 

Net Fiscal 

Impact 

Federal  $0  $0  $0  

State $218  $79  $139  

Municipal (inc. VFD) $0  $93,391  ($93,391) 

Educ/Hist/Charitable (inc. LT) $0  $38,900  ($38,900) 

Cemeteries $0  $0  $0  

Churches & Religious Facilities $0  $36,942  ($36,942) 

Veteran Organizations $0  $0  $0  

Non-Profit Camps/Recreation $0  $0  $0  

TOTAL $218  $169,311  ($169,093) 
Calculations by Planimetrics 

 

Note that public open space and tax-exempt open space (such as land trust land) 

is included in the above analysis.  Since such properties pay no taxes but may 

require some services (such as fire or police response, no matter how modest), 

they could be characterized as a fiscal impact in the consolidated analysis.   

 

This is an example where a negative fiscal impact provides other community 

benefits and how fiscal impact cannot be the only consideration in local deci-

sions. 

 

Tax Exempt Uses 

 

Tax exempt uses 

were supported by 

about $169,000 of 

net revenue from 

other uses in 

Woodbury in FY 

1998-99. 
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OVERALL BALANCE OF PAYMENTS 

WOODBURY GENERAL FUND 
 

USES THAT SUPPORT EXPENDITURES FOR OTHER USES 

 

  Net Fiscal Impact 

  Consolidated Value 

Taxable Uses Commercial Developments $695,009  

 Vacant Residential Lot $167,680  

 Industrial Developments $151,149  

 Commercial Condominiums $124,879  

 Vacant Residential Land $113,088  

 Vacant Commercial Land $85,792  

 Open Space $37,854  

 Public Utility Facilities $29,463  

 Apartment $23,372  

 Farm $20,238  

 Vacant Industrial Land $5,815  

 Forest $5,294  

 Wetlands $22 

Tax Exempt Uses State Facilities $139  

 TOTAL $1,459,794 

 

USES SUPPORTED BY OTHER USES  

 

  Net Fiscal Impact 

  Consolidated Value 

Taxable Uses 1-4 Family Dwelling ($774,404) 

 Condominium ($487,416) 

 Mobile Home ($28,741) 

Tax Exempt Uses Municipal (inc. VFD) ($93,391) 

 Educ/Hist/Charitable (inc. LT) ($38,900) 

 Churches / Religious Facilities ($36,942) 

 TOTAL ($1,459,794) 

 

 

Consolidated Grand List 

 

The use of the Consolidated 

Grand List assumes that all 

properties in Woodbury 

(whether they pay taxes or 

not) benefit in some material 

way from the overall provi-

sion of Town services.  In 

other words, it includes tax 

exempt uses as beneficiaries 

of municipal expenses such 

as road maintenance, police 

protection, fire protection, 

and similar services. 

 

If expenses were only 

allocated on the basis of the 

Taxable Grand List, approx-

imately $169,000 of expenses 

would be allocated among 

taxable uses and this would: 

 decrease their support of 

other uses, or 

 increase their negative 

net fiscal impact. 
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CASE STUDIES 
 

The information in this study can be used to estimate the fiscal impact of new or 

existing development.  A sample case study is presented. 

 

SCENARIO 

 

A proposal has been submitted for a 12-lot subdivision.  The homes are esti-

mated to sell for $350,000 each.  The development is expected to produce 10 

school-age children and a total population of 29 new residents.  The land is being 

sold to the developer for $350,000.   

 

What is the estimated annual fiscal impact? 

 

ESTIMATING REVENUE 

 

Multiply the average selling price of a proposed house or unit times the number 

of units to get the total estimated market value of the development.  Multiply that 

times the current residential assessment-sales ratio (obtained from the assessor) 

to determine the total real estate assessment for the development.  Estimate the 

value of motor vehicles, personal property, and exemptions (discussed on page 5 

of this report).  Multiply the total assessment by the current mill rate to deter-

mine the tax revenue generated by the development. 

 
12 houses @ market value of 

 

$350,000 $4,200,000  

Assessed value at the residential assessment-sales  57 $2,394,000  

Adjustment for vehicles, property, exemptions  8.7% $207,880  

Total Assessment 

 

$2,601,880  

Times approx mill rate 18.90 mills  

Tax Revenue Generated $49,182  

 

 

ESTIMATING NET EXPENDITURES 

 

Estimate the number of school children and multiply by the per pupil net expend-

iture.  Estimate the number of residents and multiply by the per capita net ex-

penditure.  Take the overall assessment for the development and multiply by the 

net expenditure for property.  Add all of these estimates together to get the total 

estimated annual net expenditures. 

 
10 school children at  $7,413 per pupil $74,126  

29 residents at  77.84 per capita $2,257  

Overall assessment at  3.22 mills $8,382  

Annual Net Expenditures Generated $84,765  

 

Updating Estimates 

 

A computer disk that allows 

for the updating of local 

information and fiscal 

parameters was provided to 

the Town. 

 

In addition, a copy was 

provided to the Council of 

Governments of the Central 

Naugatuck Valley. 

 

Other Development Types 

 

The calculations can also be 

used for an existing devel-

opment or a non-residential 

development. 

 

Existing Development - Add 

up all the real estate assess-

ments, motor vehicle assess-

ments, and personal property 

assessments for all addresses 

in the development.  Deduct 

any tax exemptions (elderly, 

veterans, blind).  This is the 

total net assessment for the 

development. 

 

Proposed Non-Residential 

Development - Ask the 

Assessor what a development 

might be valued at on the 

Grand List or estimate the 

market value of the proposed 

development and multiply 

that by the current non-

residential assessment-sales 

ratio (obtained from the 

Assessor) to determine the 

total real estate assessment 

for the development.  Add 

another 40% or more (de-

pending on the type of 

development) for the motor 

vehicles, personal property, 

and exemptions (discussed on 

page 3 of this report). 
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ESTIMATING ANNUAL NET FISCAL IMPACT 

 

The annual net fiscal impact is estimated by subtracting the estimated net ex-

penditure associated with the development from the estimated revenue. 

 
Tax Revenue Generated $49,182  

Annual Net Expenditures Generated $84,765  

Annual Net Fiscal Impact ($35,583) 

 

 

TAX IMPACT OF A PROPOSED USE OR ACTIVITY 

 

The value of a one mill change in the tax rate is determined by dividing the 

Taxable Grand List by 1,000.   

 
Taxable Grand List $693,208,482 

Divide by 1,000 1,000 

Value of One Mill Change in the Tax Rate $693,208 

 

 

When the Annual Net Fiscal Impact is divided by the value of a one-mill change, 

it will result in the change in the tax rate (in mills) resulting from the proposed 

development. 

 
Annual Net Fiscal Impact ($35,583) 

Divide by Value of One Mill Change in the Tax Rate $693,208 

Tax Rate Change Due to Development 0.05133 mills 

 

 

To determine the effect on a typical residential property owner, take the total 

residential assessment in Woodbury and divide by the number of housing units 

to determine the average assessment.  Multiply by the change in the tax rate to 

determine the impact to a typical residential property owner. 

 
Total residential assessment in Woodbury $621,437,544  

divided by number of housing units 3,821 

Average assessment per housing unit $162,637  

times the change in the tax rate 0.05133 mills 

Annual Tax impact to a typical residential property owner $8.35  

 

 



COGCNV Fiscal Impact Study - Woodbury  14 

TAX IMPACT OF PROPERTY PURCHASE 

 

Land uses that produce a negative annual fiscal impact result in increased taxes 

to existing property owners.  In some cases, it may be more cost-effective for a 

community to purchase the property since the cost of acquiring the property can 

be amortized over a period of time whereas an annual fiscal deficit could contin-

ue. 

 

Estimate the market value of the property in its undeveloped state.  Multiply by 

1,000 and divide this by the Grand List.  This is the change in the tax rate (in 

mills) to purchase the property with cash from current tax revenue.   

 

 
Market value of the property in its undeveloped state $350,000  

Divide by Value of One Mill Change in the Tax Rate $693,208  

Tax rate change to purchase the property with cash 0.5049 mills 

 

 

Divide the estimated purchase cost of the property by the annual fiscal impact 

from development to estimate the number of years to “pay back” the property 

purchase. 

 

“Payback Period” of property purchase: 

 
Market value of the property in its undeveloped state $350,000  

Divide by the Annual Net Fiscal Impact ($35,583) 

Number of years to “pay back” the property purchase 9.84 years 
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POLICY IMPLICATIONS 
 

Municipal fiscal impact analyses provide insight into the fiscal impact of differ-

ent land uses to the General Fund at a given point in time.  Depending on how 

changes occur in the Grand List, local revenues and expenditures, housing 

occupancy, and school enrollments, the overall fiscal impacts of uses can be 

expected to change over time. 

 

It is important to stress that this study only looks at fiscal implications to the 

Town of Woodbury.  It does not consider physical, social, or economic implica-

tions of different uses.  

 

In terms of policy implications of the information in this report, it is important to 

stress that fiscal concerns are not the only criteria on which municipal policy, 

especially conservation and development decisions, should be made.  Fiscal 

issues are only one part of the overall process of managing a community and the 

overall form and function of the community may be the most important issue. 

 

Caution should be taken before applying these results to other time periods or 

jurisdictions since the results of this study represent the interaction of demo-

graphic and fiscal parameters that: 

 may be unique to Woodbury, and 

 are changing over time. 

 

In the final analysis, while different land uses vary significantly in their potential 

economic impact on the Town, the overall form and function of the community 

must still be the overriding concern.  As has been stated previously, it is impor-

tant to note that each use should be studied in light of all of its anticipated im-

pacts on the community and not simply tax costs and revenues alone.   

 

 

Different land uses 

have different 

impacts (including 

fiscal impacts) in 

each community. 

 

Overall, it is im-

portant to evaluate 

each use in light of 

all of its antic-

ipated benefits and 

costs on the com-

munity and not 

simply tax costs 

and revenues 

alone.   
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