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Introduction, Summary of Findings and Core Concepts 
When a new development is proposed, there are several impacts to consider. From the county 

government perspective, the foremost considerations are the budgetary cost benefits associated with 

any development. In other words, how much will it cost the county to create and maintain infrastructure 

and services, and how much of the cost will be covered by revenues generated by the development?  

This report summarizes the fiscal impact of residential development in the Cutthroat Creek Subdivision 

on county services.  Fiscal impact analysis calculates the costs and revenues associated with new 

development to determine if the development is fiscally sound.  This study utilizes an updated 

methodology originally developed for the Fiscal Impacts of New Houses on Vacant Rural Subdivision Lots 

Study by RPI Consulting, conducted for Teton County in 2010. The goal of the 2010 study was to 

examine the relationship between development patterns and buildout of vacant lots in the county.  

Development of the Cutthroat Creek Subdivision will have impacts the following county services: general 

government services (core services), law enforcement services, and road and bridge services.  There are 

two types of costs local governments experience while providing services, operations and capital.  

Operations costs are ongoing day-to-day costs such as salaries and utilities.  Capital costs are one-time 

costs to expand facilities and infrastructure such as buildings and vehicles.   

This study separates county services into two categories in order to develop a sound fiscal impact 

analysis, centrally located services and spatially dynamic services. Spatially dynamic services accrue 

greater costs for developments further out on county roads because longer trips mean more driving or, 

vehicle miles traveled (VMT), for more remote developments.  As development occurs further out 

county roads, there is an increased need for road maintenance and traffic patrolling.  On the other hand, 

centrally located services are not sensitive to the location of development or traffic patterns. For 

example, the county commissioners, county assessor, and public health nurse all work in centrally 

located offices, and are not affected by the location of development.   

To calculate the fiscal impact of the Cutthroat Creek Subdivision, RPI’s analyst weighed per unit costs to 

provide services against increases in revenue from property taxes and intergovernmental transfers that 

accompany new development.  If revenues exceed costs, the project is fiscally sound and existing 

residents will not experience a decrease in service levels.   

Summary of Findings 
The Cutthroat Creek Subdivision is located 2.7 miles out County Road E 5000 N.  At buildout, the 26 units 

in Cutthroat Creek will generate 676 vehicle miles traveled (VMT) daily, on county roads.  The 

subdivision will generate moderate operations and capital surpluses because the subdivision is located 

relatively close to a state highway and home values will be high enough to generate the revenue needed 

to cover the costs. At buildout, annual operations revenues from the development will exceed expected 

costs by over $42,000 per year.  Capital contributions from units in Cutthroat Creek will generate a 

moderate one-time surplus of $124,000 over the course of development, before impact fee 

contributions.  With impact fees included in the calculations, the capital surplus increases to over 

$175,000. 

If buildout takes longer than expected, the development is still a fiscal winner for the county. Vacant 

subdivided lots, which do not require significant county services, will generate more property taxes for 
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the county because the 26 subdivided lots will be worth more than the existing three parcels.  Currently 

the County Assessor values the three existing parcels at just over $72,000 combined, the developer 

estimates that the lots will sell for $40,000 per acre once the project begins.          

Core Concepts 
Studying the fiscal implications of development on government services dates back to the 1970s, and 

includes common methodological elements explained in detail below.   Studies and observations in the 

field of fiscal impact analysis verify that compact development patterns, closer to towns and highways, 

are more efficient than dispersed development patterns.  The Gunnison County, CO Master Plan; Fiscal 

Impact Analysis of Future Growth Scenarios in Beaverhead County, MT; Impact of Development Patterns 

on Public Service Costs for Natrona County, WY; and Projecting Future Fiscal Impacts for Local Services 

in Madison County, MT all found that dispersed development costs more than compact development 

located close to towns and state highways.  Common methodological components include level of 

service, differentiating between operations and capital costs, proportionate share, separating centrally 

located services from spatially dynamic services, and defining demand.   

Level of Service  

Level of service is an analytical tool central to fiscal impact analysis. Level of service (LOS) defined is, the 

cost of maintaining a specific standard of services and infrastructure. If proportionate increases in 

resources for the Sheriff’s Department, Road and Bridge Department, general governance and other 

core services, do not accompany population growth, we should expect to see a decrease in level of 

service.  This would manifest in day-to-day life, perhaps roads are rougher, response times are longer, 

and core county services seem strained. 

Quantifying local government service levels requires analyzing annual departmental spending and 

department capital inventories. Using information obtained from the county, this analysis calculates 

operations and capital levels of service per residential unit and per VMT.  

Operations vs Capital Spending 

Level of service analysis consists of two main components:  

Operations Costs: are the ongoing day‐to‐day expenses of running a county department, expressed 

annually (e.g. salaries, utilities, fuel…).   

Capital Costs: are one‐time investments associated with increasing the capacity of infrastructure and 

capital facilities to accommodate new or future demand (e.g., buildings, vehicles, roads, bridges, etc.). 

Proportionate Share  

Because county services benefit both residential development and commercial development, it is 

inequitable to attribute all spending to the residential sector. To account for this, a proportionate share 

calculation eliminates governmental activity related to the commercial sector. Proportionate share only 

applies to the general government and the Sherriff’s Department. Road and Bridge services do not 

require a proportionate share calculation because traffic generation rates and distance out county roads 

forms the basis for a constant demand unit used across all land use types. 
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Demand Units 

Demand units are the units of growth that drive additional demand for public facilities and services.  This 

analysis uses housing units as the base demand unit, to calculate the increased demand for centrally 

located services associated with the Cutthroat Creek Subdivision.  For spatially dynamic services, Vehicle 

Miles Traveled (VMT) is the demand unit.  VMT is calculated by multiplying the traffic generation rate 

measured in average daily trips (ADT) by distance out a county road for various land use categories.   

Spatially Dynamic vs Centrally Located Services 

This report uses the same methodology and builds from the 2010 spatially dynamic fiscal impact analysis 

for Teton County.  The 2010 analysis separated county services into two types: spatially dynamic and 

centrally located.  Spatially dynamic services, including road and bridge, and traffic enforcement by the 

Sheriff’s Department, experience the impacts of development patterns and the resulting traffic.  Homes 

built further out on a road will generate more vehicle miles on county roads than homes built in 

municipalities or near state highways.  Centrally located services are primarily administrative services.  

LOS and costs for centrally located services do not account for development location because citizens 

typically travel to a central location.    
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Housing Units & Vehicle Miles Traveled 
Because VMT varies by the distance out county roads, so do the costs, and thus the balance of costs vs. 

benefits for spatially dynamic services.  Spatially dynamic services including maintenance of roads and 

bridges and traffic enforcement increase as development occurs farther out county roads. Cost 

increases can include increased fuel expenditures from snow plows driving farther, and additional 

remote law enforcement facilities may be necessary ensure that deputies can effectively patrol remote 

but developed parts of the county.  2012 through 2014 housing unit counts from the US Census Bureau, 

and vehicle miles traveled (VMT) are the demand units used to measure baseline demand for county 

services.  Housing unit counts underlie calculations for centrally located services while spatially dynamic 

services rely on VMT.   

The total number of housing units in the county is the level of service (LOS) divisor for average annual 

operations expenditures and the value of capital inventory. The LOS for spatially dynamic services are 

calculated by dividing expenditures and capital values by estimated vehicle miles traveled on county 

roads. Analysts estimated VMT for 2012-2014 by proportionally increasing 2008 VMT by the number of 

new homes built in the unincorporated regions of the county. Figure 1 provides housing unit counts and 

estimated VMT for 2012-2014.   

Figure 1- Teton County Housing Units and VMT 2012-2014 

 2008 2012 2013 20141 

Total Housing Units in Teton County 4,460 5,422 5,462 5,521 

Housing Units in Unincorporated Areas of Teton County 3,050 3,381 3,412 3,471 

Residential Units Percent Increase From 2008  11% 12% 14% 

Estimated Total VMT on County Roads2 51,400 56,900 57,400 58,400 
Source: Rural Travel Demand Model, US Census Bureau, Idaho Department of Labor  

It is necessary to calculate daily VMT generated by units in the Cutthroat Creek Subdivision because 

costs for Road and Bridge services and a portion of the Sheriff’s Department services increase as 

development occurs further out county roads.  The primary road servicing the subdivision is County 

Road N 2250 E, which will likely become a private road.  N 2250 E is 2.7 miles out County Road E 5000 N, 

before intersecting with Highway 33. According to the Institute of Transportation Engineers Trip 

Generation 7th Edition, a single- family home generates 9.6 average daily vehicle trips. Because the 

development is 2.7 from a state highway, each housing unit in the subdivision will generate around 26 

VMT per day.   The 26 VMT is the baseline figure used convert VMT costs into per housing unit costs. 

Figure 2 – Estimated VMT per Unit in Cutthroat Creek Subdivision  

Average Daily Trips per Residential Unit 9.6 

Miles on County Roads  2.7 

VMT per Unit in Cutthroat Creek Subdivision 26 

Total Housing Units at Buildout 26 

Total VMT at Buildout 676 
Source: Institute of Transportation Engineers Trip Generation Manual, Rural Travel Demand Model   

                                                           
1
 2014 figures based on population estimates from the Idaho Department of Labor 

2 Estimated VMT includes baseline VMT from commercial land uses in unincorporated regions of the county 
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Operations and Capital Levels of Service 
Key concepts including the difference between operations and capital spending, and LOS are constant 

throughout the report, however, proportionate share and demand units change between departments 

and service types.  This report does not calculate costs for non-residential units; however, proportionate 

share calculations account for non-residential demand. This section provides detailed proportionate 

share and demand unit methodologies, prior to calculating operations and capital levels of service for 

each department.   

Core Services Proportionate Share 
Demand for core services originates from homes and businesses in the county and requires a 

proportionate share calculation to ensure a fair cost calculation.  If the residential sector bears all costs 

associated with core services, the residential LOS would include a subsidy to the non-residential sector. 

The core services proportionate share calculation uses the demand hour methodology. This method 

establishes a ratio between the number of hours residents spend at home (residential) and at work 

(non-residential).  Analysts used the most recent data (2013) from the US Census Bureau and the Bureau 

of Economic Analysis to calculate proportionate share for core services.  The results found the 

residential sector is responsible for 90% of demand for core services, see appendix A for detailed 

calculations.   

Figure 3 – Teton County Core Services Proportionate Share  

 

Sources: US Census Bureau, Bureau of Economic Analysis 

Core Services LOS 
RPI analysts calculated operations LOS by multiplying annual expenditures from the general fund and 

selected special revenue funds by the proportionate share and dividing by the annual number of 

housing units.  On average, the county spends $630 per housing unit providing core services to local 

residents.   

 

 

Residential, 90% 

Non-Residential, 10% 
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Figure 4 – Core Services Operations per Unit Costs 

 2012 2013 2014 Average 

General Government & Selected Special 
Revenue Fund Expenditures3 

$3,611,000 $3,811,000 $3,994,000  

Residential Proportionate Share 90% 90% 90%  

Demand Units (Total Housing Units) 5,422 5,462 5,521  

Annual per Housing Unit Cost $600 $630 $650 $630 
Sources: Teton County Audits, US Census Bureau 

Expanding capital facilities is not an incremental process. Instead, new costs increase step‐wise in large 

and infrequent increments. For example, the county may be able to accommodate some new growth 

without expanding capital facilities. However, a critical threshold can necessitate a significant 

investment such as a new addition or renovation of existing space to increases its capacity. In order to 

keep facility capacity in line with demand, the county will need to ensure that new development is 

building reserves to pay for improvements when they become necessary. 

To calculate capital costs for the core services departments, analysts first multiplied the total value of 

buildings and equipment used by core services departments by residential proportionate share. Then 

analysts divided the value of residential capital by existing housing units, to identify a per-unit cost.  The 

core services departments currently use $8.4 million in capital, which translates to an LOS of $1,380 per 

housing unit. 

Figure 5 – Core Services per Unit Capital Costs 

  

Total Value of Buildings and Equipment  $8,461,000 

Residential Proportionate Share 90% 

Total Housing Units in Teton County 5,521 

One-time Capital Expenditure per Housing Unit $1,380 

 Source: Teton County Insurance Records 

Law Enforcement Proportionate Share 
As noted above, law enforcement requires a proportionate share that accounts for traffic and spatially 

dynamic services as well as different land use types.  Law enforcement LOS calculations require the use 

of all three demand sectors: residential units, non-residential development and VMT.   

The level of service for public safety includes, the spatially dynamic costs related to maintaining 

adequate response times and levels of traffic patrol, and centrally located services. The differentiation 

of service types requires a more complex proportionate share calculation that accounts for different 

land uses and uses VMT as a the baseline demand unit for spatially dynamic services.  2013-2015 year to 

date call data provides the basis for the law enforcement proportionate share.  Calls were sorted into 

four categories including traffic, residential, non-residential and other.  Traffic accounted for 43% of call 

volume, non-residential land use accounted for 21%, residential units accounted for 27% of calls, and 9% 

were a result of other sources.   

                                                           
3
 Selected Special Revenue Funds include: District Court and Jury, Elections, Indigent Charity, Revaluation, Special 

Planning, Tort, Weed, Prosecuting, Mosquito Abatement, Waterways, Valley Arena, Housing Authority, Fair Board, 
Court Restitution, Court Bonds, Interlock, and Domestic Violence 
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Figure 6 – Teton County Law Enforcement Proportionate Share 

 

Source: Teton County Sheriff Department Call Records 2013-2015 YTD 

Law Enforcement LOS 
The Sheriff’s Department spends an average of $8 per VMT on traffic related operations, which 

translates to $210 per housing unit.  For centrally located law enforcement services, the county spends 

an average of $50 per housing unit.   In total, homes in the subdivision cost the County $260 per unit in 

annual law enforcement operations costs. 

Figure 7 – Law Enforcement per Unit Operations Costs 

 2012 2013 2014 Average 

Operations Expenditures $1,061,000 $939,000 $1,293,000  

Traffic Proportionate Share 43% 43% 43%  

Total VMT 56,900 57,400 58,400  

Per VMT Cost $8 $7 $10 $8 

Annual per Housing Unit Cost    $210 

     

Residential Proportionate Share 27% 27% 27%  

Total Housing Units 5,422 5,462 5,521  

Annual per Housing Unit Cost $50 $50 $60 $50 
Sources: Teton County Audits, US Census Bureau 

Providing centrally located and spatially dynamic services requires county investment in buildings and 

equipment as the county grows.  The Teton County Sheriff’s Department has a capital inventory worth 

over $4.2 million. The value of the department’s capital inventory translates to $32 per VMT, or $830 

per housing unit in the subdivision for spatially dynamic services and $210 for centrally located law 

enforcement services, for a total of $1,040 per unit. 

 

Traffic, 43% 

Residential, 27% 

Commercial, 21% 

Other, 9% 
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Figure 8 – Law Enforcement Capital Costs 

  

Total Value of Buildings and Equipment $4,280,000 

Traffic Proportional Share 43% 

Total VMT 58,400 

Traffic per VMT $32 

One-time Expenditure for Traffic per Housing Unit  $830 

  

Residential Proportional Share 27% 

Total Housing Units 5,521 

One-time Expenditure Per Housing Unit $210 
Source: Teton County Insurance Records, Rural Travel Demand Model 

Road and Bridge LOS 
Road and Bridge costs increase as travel on county roads increases, a home built near a state highway or 

a municipal road system does not create as much impact as a home built miles out county roads.  VMT is 

the baseline demand unit for road and bridge services because it is possible to measure the traffic from 

residential and non-residential land uses. Road and Bridge LOS does not require a proportionate share 

calculation because VMT is a common demand unit for all land uses.  In order to calculate the per 

housing unit cost, the per cost VMT is multiplied by 26 VMT, (the expected VMT generated by a home in 

Cutthroat Creek). Dividing operations expenditures and capital values by total existing VMT provides a 

baseline per VMT cost suitable for all land uses.  On average, the road and bridge department spends 

$15 per VMT on operations and maintenance, which translates to $390 per housing unit in the 

subdivision.   

Figure 9- Road and Bridge Operations Costs 

 2012 2013 2014 Average 

Operations Expenditures $857,000 $914,000 $857,000  

Total VMT 56,900 57,400 58,400  

Per VMT Cost $15 $16 $15 $15 

Annual per Housing Unit Cost    $390 
Source: Teton County Insurance Records, Rural Travel Demand Model 

The capital cost for road and bridge services is composed of two capital components: the value of 

existing buildings and equipment, and the value of recently completed and future road and bridge 

improvements. Recently completed and planned improvements expand the capacity of the road and 

bridge system making it unfair to attribute all costs to existing demand. Dividing the value of planned 

improvements by expected future VMT attributes a portion of the planned improvements to future 

development.  The 2010 Teton County Fiscal Impact Analysis, which provides the foundation for this 

report, projects a future VMT of 120,000 at full buildout of vacant subdivisions in the county. The 

projected VMT acts as the divisor for value of recently completed and future improvements to the 

county’s road system.  Capital costs from the road and bridge department total $134 per VMT, 

translating to $3,480 per unit built in the Cutthroat Creek Subdivision.    
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Figure 10 - Road and Bridge Capital Costs 

  
Total Value of Buildings and Equipment $4,132,000 

Total VMT 58,400 

Per VMT $70 

Value of Recently Completed and Future Projects $7,620,500 

Future VMT 120,000 

Per Buildout VMT $64 

Total Capital per VMT $134 

Per Housing Unit Cost $3,480 
Source: Teton County Insurance Records, Rural Travel Demand Model, Teton County Road and Bridge CIP  
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Revenues 
The previous section of this report calculated the additional costs incurred by the county to provide 

county services to the Cutthroat Creek Subdivision.  This section calculates the revenues the 

development will generate. 

Property Taxes 
According to the developer, it is likely that homes in Cutthroat Creek subdivision will be worth an 

average of $850,000.  Similar properties on 5-10 acre parcels are currently for sale between $400,000 to 

over $2 million, with most properties below $1 million.  With current mill levies, an $850,000 home in 

Cutthroat Creek will generate $2,450 in annual operations revenues and $870 in annual capital 

contribution.  Analysts multiplied capital contributions by 10 to account for the lifespan (in years) of 

capital investments. In the next decade, each house in the subdivision will contribute $8,700 towards 

road and bridge infrastructure improvements.     

Figure 11- Per Unit Property Tax Contributions  

 Mill Levy Annual 
Contribution 

Funding Type 10 Year 
Capital 

Contribution 

General Fund 0.002170386 $1,840 Annual Operations  

Selected Special Revenue Funds 0.000715597 $610 Annual Operations  

Road and Bridge 0.001026144 $870 Capital $8,700 

Total  $3,320   
Source: Teton County Certification of Levies 

Intergovernmental and Other Revenue Contributions 
Intergovernmental disbursements will generally increase with population and commerce but will do so 

according to generic state and federal disbursement formulas, not in a manner that reflects values or 

the level of contribution each type of land uses to the tax treasury. Intergovernmental revenues will 

accrue in proportion to the increase in housing units regardless of their characteristics.  On average, 

each home in Teton County generates $470 in intergovernmental and other revenues.   

Figure 12 – Intergovernmental and Other Revenue Contributions 

 2012 2012 2012 Average 

General Fund Other Revenues $1,478,000 $1,534,000 $1,571,000  

Road and Bridge Fund Other Revenues $1,037,000 $1,008,000 $1,026,000  

Total $2,515,000 $2,542,000 $2,597,000  

Housing Units 5,422 5,462 5,521  

Per Housing Unit Contribution $460 $470 $470 $470 
Source: Teton County Audits 

Cost Benefit 
The county can expect to incur annual operations costs of $1,280 per housing unit, totaling over $33,000 

annually at buildout.  In order to maintain existing levels of service, the county will need to invest $5,900 

per housing unit in capital facilities, totaling over $153,000 at buildout.   
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Figure 13- Cost Summary 

 Operations Operations At Buildout Capital Capital At Buildout 

Core Services $630 $16,380 $1,380 $35,880 

Law Enforcement $260 $6,760 $1,040 $27,040 

Road and Bridge $390 $10,140 $3,480 $90,480 

Total $1,280 $33,280 $5,900 $153,400 

 

Each unit built in the subdivision will generate $2,920 in annual operations revenues, totaling over 

$75,000 at buildout.  Over 10 years, each unit will contribute over $10,000 towards capital investments, 

accumulating to over $278,000 at buildout.   

Figure 14 - Revenue Summary 

 Annual 
Contribution 

Funding 
Type 

Contribution at 
Buildout 

General Fund (Property Taxes) $1,840 Operations $47,840 

Special Revenue Funds (Property Taxes) $610 Operations $15,860 

Intergovernmental and Other Revenues $470 Operations $12,220 

Total Operations $2,920  $75,920 

Road and Bridge (Property Taxes) - 10 Year $8,700 Capital $226,200 

Impact Fees $2,005 Capital $52,130 

Total Capital $10,705  $278,330 

 

Per unit revenues from development exceed expected per unit expenditures resulting in annual 

operations surpluses and a one-time capital surplus. At buildout, the county can expect an annual 

operations surplus of over $42,000 and $124,000 in one-time capital benefits.   

Figure 15 – Buildout Cost Benefit  

 Cost at Buildout Revenues at Buildout Cost/Benefit 

Operations $33,280 $75,920 $42,640 

Capital $153,400 $278,330 $124,930 

 

Additional Benefits, Impact Fees and Developer Contributions 
Development of the Cutthroat Creek Subdivision is fiscally sound, before considering impact fees and 

developer improvements and contributions. County impact fees currently total $2,005 per single-family 

home.  At build out, the 26 units will generate $52,000 for capital improvements and expansion, 

increasing the one-time capital cost benefit to over $175,000.   

Additionally, the developers will make the following contributions: 

 $65,000 for habitat improvements on Leigh Creek 

 Assumption of maintenance and improvements on N 2250 E and intersection with E 5000 N 
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Appendix A – Core Services Proportionate Share 
  Residents & Jobs (2013) Demand Hours/Week Person Hours/Week 

Total Residents 10,341   

     

Residents Not Working 5,383 168 904,344 

Workers Living in County 4,958   

     

Residents Working in County 2,988 128 382,464 

Residents Working Outside of County 1,970 128 252,160 

   Residential Subtotal 1,034,648 

   Residential Share 90% 

Jobs Located in County 4,865   

Residents Working in County 2,988 40 78,588 

Non-Residents Working in County 1,435 40 37,735 

   Non-residential 
Subtotal 

116,323 

   Non-residential Share 10% 

   Total Hours 1,150,971 
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Appendix B - Rural Travel Demand Model from 2010 Fiscal Impact 

Analysis 
For the most part, off‐the‐shelf transportation models are designed for urban transportation systems 

and are extremely data intensive. Therefore, RPI produced a custom rural travel demand model. 

Creating the county travel demand model (using ESRI products) involved both the use of Spatial Analyst 

and Community Viz extensions. 

GIS Data Sources: Teton County GIS, Teton County Assessor, Idaho Department of Transportation, Idaho 

Tax Commission 

Programming Steps/Rules: 

1. Parcels or lots (and their daily trips) were associated with nearest point on a county road, which was 

attributed with the distance from highway using Spatial Analyst. This results in a known trip‐distance for 

each parcel or lot along county roads to the nearest highway intersection. 

2. Traffic from existing or projected housing units initially accesses county roads if closer than, but traffic 

will access state highways if adjacent to them.  

Mathematics: The key result from the analysis process is that it calculates the length of trip on county 

and/or state roads needed to get to the nearest highway, and onto the nearest exit or municipality. 

Based on 350 traffic studies summarized in the Institute of Transportation Engineers Trip Generation 7th 

Edition, single-family dwelling units produce a daily average of 9.6 trips (in + out). 

Thus VMT per quarter parcel = (parcel trip length) X (average daily trips) 


