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Public or private, large or small, fiscal and economic impact analysis can be a useful tool for any project. RCLCO 
has created the Fiscal Impact Valuation and Analysis model, or FIVA, to help answer an often daunting question: 
what impact will my project have on the community? Whether this question is posed on a city, county, or even state 
level, RCLCO’s FIVA model adapts to the particular circumstances of any geography, taking into account local 
tax data, current budgets, local demographics, etc. A useful tool for government officials to rely on when making 
important land use decisions, this model is also utilized by developers as an important means of showing the fiscal 
and economic benefits of their projects when attempting to gain entitlement approvals, make zoning changes, and 
much more.

What Is Fiscal Impact Valuation and Analysis (FIVA)?

Fiscal Impact analysis determines a land use’s net benefit contribution to a local government. For instance, every 
land use (i.e., residential, retail, office, industrial, etc.) creates revenue for a local government in the form of property 
taxes, sales taxes, charges for services, etc. It also likely supports and creates jobs.  In addition, every land use 
creates expenses for local governments in the form of charges for police, fire, roads, general government, parks, 
and other services. RCLCO’s FIVA model calculates these revenues and expenses in order to arrive at the net fiscal 
benefit to a local government. 

RCLCO’s model is a useful tool for understanding the potential impact of future land use decisions on a city, 
county, or state’s budget and is often used during comprehensive plan amendment hearings and other development 
approval actions being considered by locally elected governments, e.g. County or City Commissioners and others. 
The FIVA model provides insight and sometimes comfort to elected officials when making difficult votes on proposed 
projects, by providing a quantitative, independent analysis that forecasts the economic result of their decision. 
The FIVA model also takes into account multiplier data from the U.S. Bureau of Economic Analysis (known as 
RIMS II Multipliers) or IMPLAN, which helps to calculate the local and regional impacts of job growth caused by 
development.

Shown below is a small example of the FIVA model. FIVA is a dynamic model that is fully customizable to any 
jurisdiction or project. It can quantify the impact of economic incentives, determine annexation feasibility, examine 
public-private partnerships such as Tax Increment Finance (TIF) sharing arrangements, run multiple scenarios, 
provide sensitivity analyses, and much more. In the Net Fiscal Impact example below, the model is calculating the 
revenues and expenses to local government caused by a hypothetical mixed-use project. After calculating these 
revenues and expenses over a five-year period, FIVA shows the net fiscal benefit to the local government for each 
year. The FIVA model can be set up to calculate this impact across multiple time horizons and jurisdictions.

Introducing FIVA:  RCLCO’s Newest Tool for 
Fiscal & Economic Impact Analysis

June 23, 2016  |  By Brian Martin, Vice President, and Karl Pischke, Associate



June 23, 20162

Net Fiscal Impact Example

2 June 21, 2016

revenues and expenses over a five-year period, FIVA shows the net fiscal benefit to the local government for each 
year. The FIVA model can be set up to calculate this impact across multiple time horizons and jurisdictions. 

Net Fiscal Impact Example 

Source: RCLCO FIVA Model 

What FIVA Can Do for You

By utilizing the FIVA model, RCLCO can help show the true, quantifiable impacts of any development on any 
jurisdiction, thus giving developers, stake holders, and local governments the information they need to make 
responsible decisions regarding land use and future development. This can help to reduce the delays that often 
occur as local governments and planning review boards analyze potential impacts on their budgets and on their 
communities. If you are planning a project that could use the insights provided by FIVA, reach out to RCLCO for 
more information.  

Article and research prepared by Brian Martin, Vice President, and Karl Pischke, Associate.

RCLCO provides real estate economics and market analysis, strategic planning, management consulting, litigation support, fiscal and 
economic impact analysis, investment analysis, portfolio structuring, and monitoring services to real estate investors, developers, home 
builders, financial institutions, and public agencies. Our real estate consultants help clients make the best decisions about real estate 
investment, repositioning, planning, and development. RCLCO's advisory groups provide market-driven, analytically based, and financially 
sound solutions. Interested in learning more about RCLCO's services? Please visit us at www.rclco.com/expertise.

Year 1 2 3 4 5
Revenues

Ad Valorem Taxes $658,912 $678,679 $699,040 $720,011 $741,611
Licenses and Permits $1,062 $1,094 $1,127 $1,161 $1,196
Intergovernmental $89,247 $91,925 $94,683 $97,523 $100,449
Charges for Services $27,624 $28,453 $29,306 $30,186 $31,091
Fines and Forfeitures $1,062 $1,094 $1,127 $1,161 $1,196
Transfers In $79,685 $82,076 $84,538 $87,074 $89,686
Misc. Revenue $4,250 $4,377 $4,509 $4,644 $4,783
Total Revenue $861,843 $887,699 $914,330 $941,760 $970,012

Year 1 2 3 4 5
Expenditures

General Government $82,235 $83,761 $85,304 $86,865 $88,443
Public Safety $200,807 $204,533 $208,302 $212,112 $215,965
Physical Environment $3,825 $3,896 $3,968 $4,040 $4,114
Transportation $92,753 $94,475 $96,215 $97,976 $99,755
Human Services $43,030 $43,828 $44,636 $45,453 $46,278
Court Related $8,606 $8,766 $8,927 $9,091 $9,256
Economic Environment $2,869 $2,922 $2,976 $3,030 $3,085
Culture/Recreation $23,906 $24,349 $24,798 $25,251 $25,710
Interfund Transfers $30,599 $31,167 $31,741 $32,322 $32,909
Transfers to Const. Officers $281,129 $286,346 $291,622 $296,957 $302,350
Total Expenditures $769,758 $784,042 $798,489 $813,098 $827,864

Net Fiscal Impact $92,085 $103,657 $115,841 $128,662 $142,148

SOURCE: RCLCO FIVA Model

What FIVA Can Do for You

By utilizing the FIVA model, RCLCO can help show the true, quantifiable impacts of any development on any 
jurisdiction, thus giving developers, stake holders, and local governments the information they need to make 
responsible decisions regarding land use and future development. This can help to reduce the delays that often 
occur as local governments and planning review boards analyze potential impacts on their budgets and on their 
communities. If you are planning a project that could use the insights provided by FIVA, reach out to RCLCO for 
more information.



Disclaimer: Reasonable efforts have been made to ensure that the data contained in this Advisory 
reflect accurate and timely information, and the data is believed to be reliable and comprehensive. The 
Advisory is based on estimates, assumptions, and other information developed by RCLCO from its 
independent research effort and general knowledge of the industry. This Advisory contains opinions that 
represent our view of reasonable expectations at this particular time, but our opinions are not offered as 
predictions or assurances that particular events will occur. rclco.com/the-advisory
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RCLCO provides real estate economics and market analysis, strategic planning, management consulting, litigation support, fiscal and 
economic impact analysis, investment analysis, portfolio structuring, and monitoring services to real estate investors, developers, 
home builders, financial institutions, and public agencies. Our real estate consultants help clients make the best decisions about real 
estate investment, repositioning, planning, and development.

RCLCO’s advisory groups provide market-driven, analytically based, and financially sound solutions. Interested in learning more 
about RCLCO’s services? Please visit us at www.rclco.com/expertise.

x x x x x


