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Overview 
 

This study analyzes the potential effects of the development of a 175 unit single 
family residential development on the fiscal resources in the Town of Lloyd, Ulster 
County, New York.  The Mountainside Woods project is expected to generate both costs 
and revenues to the various agencies and jurisdictions that will service the proposed 
development.  The primary source of revenue will be property taxes.  Costs to service the 
development will be largely associated with the increase in resident population that the 
project is estimated to introduce to the community. 

 
This report is based, in part, on information gathered by Tim Miller Associates.  

The TMA draft report was updated and additional analysis has been included in this 
report prepared by Paul Anderson, CPA.  (A copy of Mr. Anderson’s resume is provided 
at the end of this report.) 
 
 
Project Description 
 

The project is proposed on three parcels of land, approximately 153 acres, located 
on the north side of Hilltop Lane, Toc Road, and Vista Drive, and on the west side of 
New Paltz Road.  The project involves the proposed development of 175 single family 
homes.  Of these 175 units, 149 are proposed as three bedroom units and 26 as four 
bedroom units.  Construction is anticipated to begin in 2013 and the project is expected to 
be fully built out in five years, 2018. 
 

The proposed units will average 1,750 square feet (sf) and be situated on lots of 
approximately 4,000 sf.  All homes will be moderately priced and are expected to range 
from $239,000 to $304,000. 
 

The project roads will be offered for dedication to the Town of Lloyd upon 
completion of the project.  All dwellings will be serviced by municipal water and sewer 
service. 
 
 
Existing Conditions 
 

The Mountainside Woods site consists of three tax lots identified on the Town of 
Lloyd tax bill as Section–Block-Lot: 87.4-3-1.4, 87.4-5-1.2, and 87.4-5-2 on the Town of 
Lloyd Tax Map.  According to the most recent property tax bills (2010) these lots pay 
taxes to the following taxing entities: Ulster County, Town of Lloyd (including the 
General Fund, Town Highway, Highland Light, Highland Fire, Highland Ambulance, 
Highland Water and Highland Sewer Operations, Maintenance and Capital 
Improvement), Highland Library and Highland Central School District. 
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The project site has a combined current assessed value of $435,745.  The assessed 
value of the project site is based on its present status as vacant land.  Tax parcel 
information and the assessed value of each parcel are summarized in Table I. 
 

Table I 
Tax Lots and 2009/2010 Assessed Value 

 Tax Map-Block-Lot Assessed Value 
 87.4-3-1.4 $16,809 
 87.4-5-1.2 $265,957 
 87.4-5-2 $152,979 
Total Assessed Value  $435,745 
Source: Town of Lloyd Assessor, Tax Bills for 2010 
 

In 2010, the property generated approximately $12,281 in property tax revenues.  
Table II provides further detail regarding the tax rate, taxing jurisdictions and property 
taxes generated.  According to an interview with Tax Assessor Elaine Rivera on July 15, 
2010, the Town Taxes include highway maintenance, police, fire, ambulance, lighting 
sewer and water capital and operating costs. 
 

Table II 
2010 Property Tax Revenues 

Taxing 
Jurisdiction 

Tax Rate 
(per $1,000 
AV*) 

Tax Map # 
87.4-3-1.4 

Tax Map # 
87.4-5-1.2 

Tax Map # 
87.4-5-2 

Property 
Tax 
Revenues 

Ulster County 
General Fund 

$3.954583 $66.47 $1,051.75 $604.97 $1,723.19 

Town of Lloyd 
General Fund 

$2.015560 $33.88 $536.05 $308.34 $878.27 

Town of Lloyd 
Highway 

$1.34103 $22.54 $356.66 $205.15 $584.35 

Highland 
Ambulance 

$0.2132 $3.58 $56.70 $32.62 $92.90 

Highland Fire $0.9406 $15.81 $250.16 $143.89 $409.86 
Highland Light $0.1397 $2.35 $37.15 $21.37 $60.87 
Highland Sewer 
(combined 
O&M and 
Capital) 

$0.9153 $15.39 $243.43 $140.02 $398.84 

Highland 
Water(combined 
O&M and 
Capital) 

$1.3534 $22.75 $359.95 $207.04 $589.74 

Highland 
School District 

$17.31134 $290.99 $2,891.85 $1,663.40 $4,738.02 

Total $28.184713 $473.76 $7,495.92 4,311.67 12,281.35 
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 Cost of County Services:  An estimate of the costs to Ulster County associated 
with the proposed residential development may be obtained through utilizing the 2011 
Ulster County Budget.  Non-residentially induced expenditures were excluded from the 
General Fund; all other funds were assumed to be 100% residential in nature.  To 
determine the cost of existing services on a per capita basis, the total budget amount of 
$352,766,690 was used and reduced by the non-residential expenditures in the general 
fund, totaling $111,095,637, yielding a net residential budget of $241,671,053.  Of this 
amount, approximately 22% ($52,712,940) is derived from the real property tax levy. 
 
 According to the 2009 US Census estimate, there are 181,440 residents of Ulster 
County.  Thus the cost per resident for existing services provided by the County can be 
estimated at $291.   
 
 

Cost of Municipal Services:  In order to estimate what current taxpayers are 
paying on a per capita basis for municipal services, the current municipal budget for the 
Town of Lloyd was utilized and divided by the population of the Town.  Then, to 
estimate the portion of the per capita cost which is paid for by property tax revenue, the 
per capita cost is multiplied by the percentage that property tax revenue comprises of the 
overall income stream for the Town.   

 
Often when reviewing the municipal budget, only the municipal expenditures 

related to residential services are utilized and non-residential expenditures are excluded.  
However, given the predominantly residential nature of the Town of Lloyd, all costs were 
assumed to be residential although it may be anticipated that some of the costs are 
assignable to nonresidential uses.  Thus, this analysis represents a conservative analysis 
of per capita costs. 

 
The 2010 municipal budget for the Town of Lloyd including the General Fund, 

Highway Fund, Ambulance, Fire Districts, Lighting Districts, Sewer and Water capital 
and operating costs is $9,424,739.  The U.S. Census 2009 population estimate for the 
Town is 10,669 (US Census Bureau, 2009 Population Estimates, factfinder.census.gov).  
Dividing the overall budget by the 2009 estimate population provides a per capita 
municipal cost of $883.38 per person.  Approximately 65.5 percent of this amount or 
$6,174,905 would be raised by the property tax.  This amounts to a per capita cost of 
$578.61 per person. 

 
Education: The project would be part of the Highland Central School District, 

which is comprised of Highland Elementary, Highland Middle School and Highland High 
School.  The School District’s enrollment is approximately 1,950 students (October, 
2009). According to the 2010 US Census estimates, the total number of students per 
household in the Town of Lloyd was approximately 0.50 students.   

 
According to budget information supplied by the Highland Central School District 

Board of Education, at their business meeting on August 17, 2010, the total budget for the 
Highland School District in 2010 - 11 was $33,984,312.  Of this total, $22,210,854, or 65 
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percent of the budget, was raised through the property tax levy.  The per capita student 
cost is $17,428 with the per capita cost to be raised through property taxes being $8,087 
per student.   

 
Highland Water District:  The tax levy currently paid by the Highland Water 

District is $645,752.  The Highland Water District serves a population of approximately 
6,400 persons.  Similar to the methodology used to derive an estimate of per capita costs, 
it is estimated that the cost of water services is approximately $100 per person within the 
water district.  
 
Potential Impacts 
 

Projected Property Tax Revenues:  In order to estimate the property tax revenues 
that would be generated by the Mountainside Woods project, the market value and 
assessed value for the proposed development must be estimated. 
 

Consistent with generally accepted planning practices and fiscal impact 
methodology1, the property tax revenues have been estimated by considering the amount 
of taxes to be generated if the development were completed and occupied today.  This 
approach recognizes that development often requires several years to be completed and 
that inflation will increase costs and revenues over time.  A built in assumption of fiscal 
impact analyses is that the rising cost of public services would be matched by an 
essentially comparable increase in revenues through increases in the tax rate, all other 
things being held constant. 
 

The Mountainside Woods development would convert vacant land into a 
residential development consisting of 175 fee simple single family homes.  The market 
value of the project site, with these improvements, would result in an increase in property 
tax revenues to all taxing jurisdictions when compared to the revenues presently 
generated by the project site. 
  

a. Projected Assessed Value of the Development 
 

As per data supplied by the applicant, the residential units will consist of three 
and four bedroom homes that will be offered for sale to third party buyers.  These units 
will be moderately priced and offered at market rates ranging from $239,000 to$304,000. 
 

Once the market value for the project is determined, the assessed value is 
determined by multiplying the market value by the Town’s equalization rate of 100 
percent.  Therefore, the market value and the assessed value would be the same. 
 

Based on the above assumptions and calculations as shown in Table III, the total 
market value and assessed value of the residential units at the Mountainside Woods 
development would be $47,240,000. 
 
                                                 
1 The Fiscal Impact Handbook, Robert Burchell and David Listokin, 1978. 
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Table III 
Market and Assessed Values of Single Family Homes 

3-Bedroom Dwellings 149 Units 
4 Bedroom Dwellings 26 Units 
Avg Sales Price per 3 Bedroom dwelling $264,000 
Avg Sales Price per 4 Bedroom dwelling $304,000 
Total Market Value $47,240,000 
Total Assessed Value $47,240,000 
 
  

b. Projected Property Tax Revenues 
 

As presented in Table IV, the annual tax revenues to be generated from the site 
will be approximately $1,344,995.22.  Of that total, the Town of Lloyd will receive 
approximately $158,565, which includes the general fund and highway department taxes.  
The project-generated annual tax revenues to Ulster County would be approximately 
$186,815.  Annual property tax revenues for the Highlands Central School District would 
total $817,879.  The Highland Fire District would receive approximately $44,434 
annually.  The Highland Sewer District would receive approximately $43,239 and the 
Highland Water District would receive approximately $63,935 in annual revenues.   
 

Table IV 
Projected Property Tax Rates and Revenues 

Taxing Jurisdiction Tax rate (per $1,000 AV*) Property Tax revenues 
Ulster County General Fund $3.954583 $186,814.50 
Town of Lloyd General 
Fund 

$2.01556 $  95,215.05 

Town of Lloyd Highway $1.34103 $     63,350.26 
Highland Ambulance $0.213200 $    10,071.57 
Highland Fire $0.940600 $    44,433.94 
Highland Light $0.139700 $      6,599.43 
Highland Sewer $0.9153 $     43,238.77 
Highland Water $1.3534 $     63,934.62 
Highland School District $17.311340 $   817,787.70 
Highland Library $0.286820 $     13,549.38 
Total $28.4715330 $1,344,995.22 
Source: 
*AV = Assessed Value, taxes have been rounded to the nearest dollar. 
 

 
Population:  The total population that would be introduced by the project was 

estimated in order to project potential costs associated with servicing the new 
development.  The Ulster County Planning Department was contacted to determine 
whether the department has developed, or otherwise uses, particular demographic 
multipliers to estimate population and/or student generation.  They indicated that they 
had not developed any multipliers specific to Ulster County.  Similarly, the Highland 
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School District indicated that it had not developed any locally specific multipliers that 
could be used. 
 

As no locally generated multipliers are available, multipliers published by Rutgers 
University Center for Urban Policy Research (June 2006) were utilized as they are the 
most recent (updated 2006) and based on demographic information for New York State.  
Other sources are older and based on averages for the mid-Atlantic states region or 
national averages.  The Rutgers University multipliers are also effective because they 
differentiate based upon the price of the housing, the housing type, number of bedrooms, 
and ownership.  The multiplier for a $264,000 three bedroom single family home is 2.95 
persons and a $304,000 four bedroom single family home is 3.74. 
 

Based on the analysis as reflected in the following tables, it is estimated that 
Mountainside Woods would introduce approximately 537 persons to the Town of Lloyd 
population over a five year period commencing in 2013. 
 

Table V 
Projected Population 

Units Total Population 
Multiplier 

Total Population 

3 Bedroom  149 2.95 440 
4 Bedroom 26 3.74 97 
Total 175  537 
 
 This estimate of 537 persons represents an increase of approximately 5% of the 
Town’s total population of 10,669 (2009 Census) and is not expected to cause a 
significant negative impact upon the Town or its services. 
 
 Cost of County Services:  As detailed above, the per capita cost for County 
services is estimated at $291 per person (actual amount of $290.525).  The proposed 
project is estimated to add an additional 537 residents to Ulster County which would add 
approximately $156,012 to the cost of services.  The project is expected to generate 
$186,815 in revenue to Ulster County through property taxes and therefore, the County is 
expected to receive a net benefit of approximately $30,803.  As previously noted, there 
are additional non-residential costs included in the approved 2011 budget which were not 
removed and therefore the net benefit is likely to be even greater than estimated. 
 
 Cost of Municipal Services:  As indicated above, the estimated current per capita 
cost for municipal services is $578.61 per person.  Accordingly, it is estimated that it 
would cost the Town approximately $310,714 (537 x $578.61) to service the new 
development.  As indicated in Table IV above, the project is expected to generate Town 
taxes totally $326,844.  The Town can therefore expect that once the Mountainside 
Woods project is completed, the Town will receive a net benefit of $16,130, beyond the 
cost to service the new residents.  As previously noted, the municipal costs are likely 
overstated, since all costs were assumed to be attributable to residential uses, thus the net 
benefit is likely to be even greater. 
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 Cost of Emergency Services:   
 

Fire Protection:  Based on planning standards published in the 
Development Impact Assessment Handbook, (Urban Land Institute) 
approximately 1.65 fire department personnel per 1,000 population is 
recommended to provide adequate fire protection service. Up to 537 new 
residents would generate demand for an additional 0.88 fire department personnel.  
It is expected that at least one additional volunteer will be among the new 
residential population.  In addition, the project would generate $44,434 in annual 
property tax revenues to supplement firematic operations which is expected to 
offset any additional costs associated with providing fire protection to the project. 

 
Police Protection:  Based on planning standards published in the 

Development Impact Assessment Handbook, (Urban Land Institute), model 
factors for police protection recommend two (2) police personnel per 1,000 
persons.  Based on this standard, 537 persons would increase police staffing needs 
by 1.07 officers.  However, even including the projected population growth, the 
Town’s police personnel ratio would remain more than 2.0 police personnel per 
1,000 residents. 

 
Ambulance and Health Services:  Based on planning standards published 

in the Development Impact Assessment Handbook, (Urban Land Institute), 
approximately 36.5 calls per 1,000 population for ambulance service can be 
expected annually.  Based on this standard, the additional 537 residents would 
increase EMS calls by approximately 20 calls annually, on average.  Since Mobile 
Life Support Service is a fee for service ambulance provider with the ability to 
hire personnel as needed, it is anticipated that there will not be a significant 
impact on emergency medical services. 

 
Based on planning standards published in the Development Impact 

Assessment Handbook, (Urban Land Institute), four (4.0) hospital beds should be 
provided per 1,000 persons.  Based on this standard, the projected population 
increase associated with the project has the potential to increase the need for beds 
in hospitals serving the Ulster County area by approximately 2.15 beds.  It is not 
anticipated that this will be a significant impact. 

 
Education Costs:  Similarly to determining the projected population increase, the 

Rutgers University Center for Urban Policy Research (June 2006) multipliers were 
utilized to project the number of Public School Age Children that would be generated by 
the project.  Table VI shows the projected number of public school age children 
estimated per number of bedrooms per unit for single family homes. 
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Table VI 
Projected Public School Age Children 

Units Total Student Population 
Multiplier 

Total Student 
Population 

3 Bedroom 149 0.5 75 
4 Bedroom 26 0.98 25 
Total 175  100 
 

Based on these calculations, it is estimated that the number of students that would 
be introduced by Mountainside Woods into the Highland School District, Grades K-12 
will be 100.   
 

The cost to educate the projected students is $8,087 per person and accordingly, 
the cost to educate 100 new students would be $808,703 annually.  The project would 
generate approximately $817,788 in annual property taxes to the school district.  It is 
estimated that the School District will receive net revenues of $9,085 annually.   

 
Highland Water District:  As more fully detailed above, the current cost of water 

service within the district is approximately $100 per person.  The project is estimated to 
add 537 new persons to the district for an estimated additional cost of $53,700 in 
services.  As provided in Table VI above, the project is estimated to provide an additional 
$63,934.62 in tax revenue to the water district, thus a net benefit of $10,234.62. 

 
There is a potential that the liability insurance for Dam #4 will be increased due to 

this development.  The net tax benefit discussed above should be sufficient to cover the 
potential increase in the premium, beyond current premium prices. 

 
Table VII 

Summary of Property Tax Revenue and Cost of Services 
Jurisdiction Projected Tax 

Revenue 
Projected Cost of 

Service 
Surplus/(Deficit) 

Ulster County $186,815 $156,012 $30,803 
Town of Lloyd $326,844 $310,714 $16,130 
Highland School 
District 

$817,788 $808,703 $ 9,085 

Highland Water $ 63,935 $ 53,700 $ 10,235 
 

Mitigation Measures 
 
 As no significant adverse impacts have been identified, no mitigation measures 
are proposed. 
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PAUL D. ANDERSON, CPA, Esq. 
 
 

 
 
PROFESSIONAL EXPERIENCE 
 
Paul Anderson is a certified public accountant and attorney with a strong background in 
audit and finance.  He has worked in finance in both the public and private sectors, and as 
an auditor with a large regional public accounting firm.  With over 10 years experience in 
financial accounting, reporting, management, and modeling, Mr. Anderson has extensive 
knowledge regarding fiscal analysis, modeling and forecasting.   
 
 
EDUCATION 

• B.S. Accounting and Finance, Florida State University, 1999 
• M.B.A. Finance, Georgia State University, 2005 
• J.D. Shepard Broad Law Center, Florida, 2007 

 
PROFESSIONAL REGISTRATIONS 

• Florida Certified Public Accountant 
• Georgia Certified Public Accountant 
• New York Certified Public Accountant 
• Member of Florida Bar 

 
TECHNICAL AND PROFESSIONAL SOCIETIES 

• American Institute of Certified Public Accountants 
• American Association of Attorney – Certified Public Accountants 
• American Bar Association 
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