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CULTIVATING VIBRANT COMMUNITIES WITH 
THE RESOURCES WE HAVE

Prosperity does not come from endless 
new growth. It’s cultivated incrementally by 
locals. We help communities do this.

Kevin Shepherd, PE
Founder & CEO
kevin@verdunity.com 
@k_shepherd 

AJ Fawver, AICP, CNU-A
Community Consulting Leader
aj@verdunity.com 
@planning_guru

@verdunity
#GoCultivate
#BridgeTheGap



Why is a “common language” 
important?
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Every city strives to be fiscally 
solvent, environmentally 
resilient, & socially inclusive, 

BUT

The daily decisions and 
investments rarely align with 
these desired outcomes.
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We’re left with fragile local 
economies, escalating service 
costs, and disconnected residents,

WHILE

Frustrated city staff are stuck 
administering policies that create 
generic places citizens and 
businesses struggle to connect 
with and invest in.
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EXAMPLES OF GAPS AND DISCONNECTS

X Competing interests: public good &
private development

X Varying perspectives & insights: urban
& rural

X Wanting it all: citizen values & vision
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FRAGILE ECONOMIES AND MUNICIPAL 
BANKRUPTCIES
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INCREASING 
HOUSING 
AFFORDABILITY 
GAPS
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INFRASTRUCTURE LIABILITIES AND FUNDING GAP
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RISING TRAFFIC AND PEDESTRIAN FATALITIES



What is fiscal sustainability? 
How does it serve as a 

“language”?



Fiscal Sustainability as a Common Language:

• Sufficient revenue to cover basic services & quality of life
amenities.

• Discontinuing the practice of building cities we can’t afford to
live in & maintain.

• Development and service model aligned with what residents are
willing and able to pay for – now and in the future.

• Frame discussions in terms of cost, revenue generation &
personal affordability (home values, taxes).
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THE “SUBURBAN EXPERIMENT”
Post WW2, cities have aggressively 
pursued fast growth and higher 
quality of life in the short-term 
without fully considering long-term 
costs and impacts.
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WHAT ABOUT MAINTENANCE AFTER GROWTH?
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OPTIONS TO 
CLOSE THE 
RESOURCE GAP:
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FORECASTING FISCAL IMPACTS OF DEVELOPMENT
Step 1: Property Tax Revenue per Acre

Map the existing property tax revenue (levy) per acre for all 
parcels in the city

Step 2: Net per Acre for Current Budget/Conditions (What You Have)
Map existing levy $ minus current operating budget funded 
by property tax

Step 3: Deficit/Unfunded Costs (What You Really Need)
Adds projected general fund costs and unfunded street 
replacement costs spread over future years

Scenario Planning
Use baseline analysis and context data to project fiscal 
performance of development alternatives

Land Use Fiscal Analysis | Bastrop, TX

Net/Ac – Current Budget

Net/Ac – Budget + Unfunded Street Costs



Where and how is this 
language applicable?



Applying Fiscal Sustainability
• Making decisions about land use

& development patterns

Envision Taylor Comprehensive Plan | Taylor, TX (images c/o Lionheart Planning)



Applying Fiscal Sustainability
• Cultivating prosperity and 

creating a self-sustaining 
economy through 
incrementalism.



Applying Fiscal Sustainability
• Determining

resource gaps
and working as
a community to
close them.



Applying Fiscal Sustainability
• Involving the community in plan

implementation by focusing on an
issue everyone finds important.



Applying Fiscal Sustainability
• Inspiring change and building trust in public

decision-making using values of stewardship.



How are cities using this 
approach and language?
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Killeen, Texas

 Community education and 
alignment

 Closing street funding gaps
 Diversifying housing options
 Revitalizing aging neighborhoods
 Cultivating local economy and 

workforce
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KILLEEN’S DEVELOPMENT PATTERN

Between 1960 and 2020, 
Killeen’s service area expanded 
by 10X, while the population 
only grew by 6X.
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PROJECTED STREET REPLACEMENT COSTS

Projected Street Costs ($204.5M/5-
Years)

Current Street Budget ($26M/5-
Years)

Total Street Reconstruction Costs:  $818,217,453
Annual Average Cost (20 yrs): $40.9M/year
Current Street Budget (GF only): $5.2M/year
Estimated Deficit: $35.7M/year
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CLOSING KILLEEN’S RESOURCE GAP

33% 17%54%
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Taylor, Texas

 Community education and 
alignment

 Managing growth to be fiscally 
sustainable

 Preserving and enhancing 
Downtown and traditional 
neighborhoods

 Aligning transportation and land 
use
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PROPERTY 
TAX REVENUE 
PER ACRE

* Current Break-Even Revenue/Acre = $820

Land Use Fiscal Analysis | Taylor, TX
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NET REVENUE 
PER ACRE 
CURRENT BUDGET + STREET 
COSTS

Land Use Fiscal Analysis | Taylor, TX
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Main Street
Mixed-Use
Prop. Tax Revenue/Acre
$15,940

Suburban Pad Site
Prop. Tax Revenue /Acre

$6,692

0.76 ACRES

0.72 ACRES

COMPARING THE VALUE OF DEVELOPMENT PATTERNS

Land Use Fiscal Analysis | Taylor, TX
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BUILDING 
VALUE VS. 
REVENUE 
PER ACRE
SINGLE FAMILY

Land Use Fiscal Analysis | Taylor, TX
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GROWTH SECTORS AND PLACE TYPES

Envision Taylor Comprehensive Plan | Taylor, TX (images c/o Lionheart Planning)
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TRANSPORTATION MASTER PLAN

Fiscal Analysis & Comp Plan | Taylor, TX (images c/o HDR)
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Parsons, Kansas

 Looking inward, not outward, 
to stimulate & incent growth

 New approach to land use 
decisions & flexible regulatory 
approaches

 Shifting organizational culture 
to community-focused 
implementation, shared 
responsibility for outcomes

 Re-examining streets & the 
usage of right-of-way
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A different 
view of 
abandoned 
strip centers 
and vacant 
residential 
lots

Community 
ideas that 
consider real 
constraints

Connecting 
policy to land 
use to 
property tax 
revenue
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Pasadena, Texas

 Maximizing infrastructure 
investments

 Evaluating fiscal impacts 
of development projects

 Revitalizing aging 
neighborhoods

 Embracing incremental 
development
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REVITALIZING NEIGHBORHOODS AND 
DIVERSIFYING HOUSING

Net Revenue/Acre with Service 
& Infrastructure Costs

Existing Properties 
Area = .49 ac
Net Rev/Ac = -$4281/acre

Redeveloped Properties
Area = .35 ac
Net Rev/Ac = $29,100/acre

Land Use Fiscal Analysis 
and Strategic Plan
Pasadena, TX
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PRIORITIZING INFRASTRUCTURE INVESTMENTS

FEMA Drainage Mitigation 
Grant, Street Prioritization
Pasadena, TX
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Development Fiscal 
Impact Analysis

 Evaluating fiscal impacts of 
development projects

 Informing land use, 
infrastructure, and economic 
development decisions
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LIFE CYCLE REVENUE, 
COST, AND CASH 
FLOW ANALYSIS

Corporate Campus Fiscal Impact Analysis 
Temple, TX

EXAMPLE INPUTS
Acreages/SF of development types
Estimated property values and annual growth rate
Tax rate
General fund allocations
Infrastructure costs
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GENERAL FUND/ACRE 
AND STREET COST 
RECOVERY ANALYSIS

Development Fiscal Impact Analysis 
City of Taylor, TX

Will the lot/value combination be 
enough to cover street costs?
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PUBLIC:PRIVATE
RATIO ANALYSIS

Development Fiscal Impact Analysis 
City of Fate, TX

Will private development generate 
enough tax revenue to recoup the 
public investment over the life cycle of 
the project?



How does this approach help 
to transcend changes in 

leadership?
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Fiscally Sustainable Development

Self Sustaining Local Economy and 
Workforce

Human Scale Neighborhoods

Culture of Trust and Collaboration

CULTIVATING VIBRANT, RESILIENT PLACES
PEOPLE AND PLACE-BASED | RESOURCE CONSCIOUS | CONNECTED | INCLUSIVE
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Kevin Shepherd, PE
President & CEO
kevin@verdunity.com 
@k_shepherd 

AJ Fawver, AICP, CNU-A
Community Consulting Leader
aj@verdunity.com 
@planning_guru

www.verdunity.com
@Verdunity
#GoCultivate  #BridgeTheGap

Prosperity doesn’t come from endless new growth. 
It’s cultivated. 
We help you do that.

http://www.verdunity.com/
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