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Today’s Presentation 

•! Benefits and costs of alternative land use build-out 
scenarios 

–! Triple bottom line impacts – economic, 
environmental, social (“fiscal analysis plus”) 

–! Goffstown, NH future build-out scenarios – status 
quo, smart growth, community vision 

•! Providence Streetcar development impacts and 
value capture strategies 

–! Risk-based development estimates of TOD 

–! Tax increment financing strategy to help fund the 
streetcar 



Goffstown 
Development 

Alternatives – Benefits 
and Costs 



CTAP SNHPC Buildout Reports 

•! Five-year initiative to 
assist communities in 
development planning 
with widening of I-93 

•! State, regional, local, 
non-profit partnership 

•! Promote beneficial 
growth patterns and 
development to 
minimize negative 
effects on community, 
open space, traffic, 
environment, etc. 



Base and Standard Alternative Buildouts 

•! 23 square miles of buildable land area in Base Buildout – 16.9 square miles in Standard 
Alternative 



Indicators from SNHPC Analysis 



Objective of Benefit-Cost Analysis of Land 
Use Development Alternatives 

•! Estimate the benefits and costs, in dollar terms, of 
alternative development plans and buildout 

•! Social welfare effects on the community 

–! Productivity, efficiency and reduced future costs to 
individuals, community or broader environment 

•! Not a fiscal impact analysis 

–! Fiscal impact analysis refers only to public revenue and 
expenditures impacts of development investments 

•! Comparative analysis – benefits and costs compared to 
Base Buildout 

–! Not a standard benefit-cost analysis as we assess 
development plans not individual investments 



Sustainable Return on Investment (SROI) – 
Measuring the Triple Bottom Line 



Benefit-Cost Analysis Framework 



Potential Categories of Benefits (or Cost 
Savings) 

•! Environmental 
–! Air, water or noise pollution, storm-water run-off, vegetation/

wildlife 

•! Transportation / Travel 
–! Vehicle miles of travel (VMT), vehicle hours of travel (VHT), 

delay, accidents 

•! Use of Resources 
–! Energy consumption (kWH, therms of gas), water use, solid 

waste 

•! Effects on the Economy 
–! Employment to previously unemployed, increases in land value 

•! Social & Distributional 
–! Crime, poverty, homelessness, affordable housing 



Potential Categories of Costs 

•! Infrastructure & Utilities 
–! Roadway and transit infrastructure, water/sewer, 

solid waste, telecommunications 

•! Public Service & Facilities 
–! Emergency services (fire, police, EMS/hospital), 

education, libraries, legal system 

•! Land & Building 
–! Costs of land (acreage) and buildings developed – 

can be difficult to value 



Driving Factors for Costs and Benefits 

•! Land devoted to residential, commercial, civic, 
green space 

–! Directly impacts population and commercial activity (jobs) 

•! Single-family, multi-family and mixed use 
development 

–! Impacts energy consumption, spatial spread of growth 

•! Population 

–! Most public expenditures on per capita basis, transportation 
use, energy consumption 

•! Distance (sprawl) and density of use 

–! Infrastructure to serve growth, average length of trips 



New Residential Dwelling Units by Scenario 
and Type 
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Summary of Annual Costs and Benefits By 
Scenario (2030, Millions of Dollars) 
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Summary of Annual Costs and Benefits By Scenario 
with Population Held Constant (Millions of Dollars) 
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Potential Analytical Enhancements 

•! Apply the SNHPC travel demand model to community 
development alternatives by incorporating land use 
(population and employment) assumptions 

–! More accurate estimates of VMT and VHT impacts on amount 
and pattern of development 

•! Conduct a fiscal impact analysis to consider revenue 
impacts of commercial and residential development 

•! Add market demand assessments and risk analysis to 
account for future uncertainties 

•! Incorporate additional impact categories 

–! Solid waste, water/sewer expansion, property value difference 
based on proximity to community centers, social factors (low-
income housing, poverty) 



Providence Streetcar 
Core Connector Study 



Proposed Streetcar Route 

•! Serves the most 
attractions, activity 
centers, existing 
businesses, cultural 
destinations, and 
neighborhoods while 
promoting future 
development 

•! Serves the most 
redevelopable/currently 
vacant land 



Framework for Economic 

Development Analysis 



Purpose 

•! Measure potential economic development impact of 
a streetcar on City of Providence 

–! Jobs, residents, investment, square feet of development 

•! Anticipated development benefits provide 
opportunities to consider value capture strategies to 
help fund streetcar 

–! Develop a multi-year financial plan for construction, operations, 
and maintenance 



Study Area for Development Impacts 

Note: “Vacant” includes both “vacant” as defined by the tax assessor and 
“underutilized” (e.g., surface parking lots) as defined by the City of Providence. 



Five Key Development Factors 

1.! Percent of vacant land likely to be developed 
because of the streetcar 

2.! Land use mix (residential, office, retail, 
institutional) of redevelopment – vacant / 
underutilized properties 

3.! Floor to Area Ratio (FAR) of redevelopment 

4.! Property value premium due to streetcar 

5.! Time to achieve full buildout 



How Much Vacant Land Will Be Developed 
Due To The Streetcar 
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From 2010 to 2034 

High Impact within 2-3 blocks of streetcar alignment – Low Impact within 
! mile of streetcar; Rates based on Metro Transit Study and experience 
of other streetcar cities 

Baseline development assumptions based on TAZ population and 
employment forecasts 



Range of Square Footage Attributable to 
Streetcar 

!"

#!!"

$%!!!"

$%#!!"

&%!!!"

&%#!!"

'%!!!"

()**+,+"-.**" (/0.1/*"(+21+3" 4)526.17" 8+5+*37"4.913.61" -)90.1/*" :3/.3.+";<+";3+/"

!
"
#
$
%&
'
(
%)

=)5" >)91"=.?+*7" -.,@"



New Jobs and Residents Attributable to 
Streetcar (Full Buildout – 2033) 
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Land Use of Streetcar-Attributable 
Development 



Streetcar-Attributable Development Over Time 
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Increase in Property Value Due to New 
Development 
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Tax Increment Financing 

•! Public financing technique used to encourage 
economic development by capturing the future tax 
benefits stemming from an infrastructure investment 
to pay for the present cost of those improvements 
as well as other activities. 

Source: U.S. Government Accountability Office Report 10-781, July 2010 



Potential New Property Tax Revenue  
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Additionally, the state of 
Rhode Island would 
benefit from new sales 
tax revenues growing 
more than $7M per year 
over 20 years 



Potential New Property Tax Revenue – Risk 
Analysis Ranges 
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What Else Is Needed For Success? 

•! Integrated development policies to support higher 
densities and mixed use in the urban core 

•! Innovative parking policies and strategies to 
encourage transit as a viable mobility option 

•! Policies to encourage the development of vacant 
land in the streetcar zone for higher uses 

•! Establishment of a “baseline” for growth in order to 
implement a value capture finance strategy before 
streetcar-oriented development begins to occur 



Thank you  

Dan Hodge 
dhodge@hdrinc.com 

617-357-7738 


