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About the Sonoran Institute

The Sonoran Institute is a nonprofit organization based in Tucson, Arizona,
dedicated to promoting community-based strategies that preserve the ecological
integrity of protected lands and at the same time meet the economic aspirations
of adjoining landowners and communities. Underlying the Institute’s mission is
the conviction that community-driven and inclusive approaches to conservation
produce the most effective results. The Sonoran Institute is committed to testing
a wide range of approaches to community-based conservation, and adapting
these approaches based on real experiences. The Institute also is committed to
widely disseminating both its findings and the tools it develops. The Sonoran
Institute operates in western North America, and works primarily with
communities adjacent to protected areas and public lands with significant
natural values.
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SUMMARY OF REPORT ON THE FISCAL AND ECONOMIC
IMPACTS OF LOCAL CONSERVATION AND COMMUNITY
DEVELOPMENT MEASURES

Since the 1950s, many communities in the United States have experienced rapid
and largely unplanned growth, which has often produced development that is not only
unsightly and insensitive to local traditions, but is also fiscally draining and
economically inefficient. Rural America began experiencing substantial population
growth over the past two decades, and is now feeling its impacts. While some of the
impacts of growth are positive, others include traffic congestion, loss of downtown
businesses to highway strip development, waste management problems, increased
crime, loss of farmland, higher housing costs, and loss of comm unity character.

Communities in the Greater Yellowstone region have recently begun to share in
this population growth, and are just now facing pressures for growth and change that
other communities have already undergone. As a result, a number of Greater
Yellowstone communities are currently considering fresh approaches for managing
development. As residents evaluate these new approaches, there is a pressing need for
objective information about the fiscal and economic impacts of the various local
measures that influence the characteristics of future development.

Numerous studies have addressed the fiscal and economic im pacts of various
strategies used by localities throughout the United States to meet the demands of rapid
growth. Communities in the Greater Yellowstone region have the opportunity to learn
from the experiences of other communities about managing growth to produce a vital
economy, a sound environment, and an unparalleled quality of life. However, many of

the studies are unpublished or not well known outside of narrow academic or
professional circles.

The Sonoran Institute recently completed a report describing lessons from local
conservation and community development measures tested around the country. The
paper reviews research that examines the fiscal and economic consequences of various

land use planning techniques and strategies, as well as the impacts of unplanned
growth.

Approximately 200 articles and other publications were reviewed, with an
emphasis on studies of actual experiences in real communities. This literature includes
economic studies of: the impacts on town and county budgets of alternative forms of
development (e.g., compact development versus linear sprawl); the economic impacts
of zoning and other land use regulations; and the economic impacts of a community’s
appearance, architecture, and natural environment.

The lessons are encouraging for residents of Greater Yellowstone communities

who are seeking to influence the future of their communities. Examples from the report
include:



The National Association of Homebuilders has concluded that values of building
sites in the vicinity of park and recreation areas are often enhanced by 15 to 20
percent, with a high level of sustained value over the years.

Retail businesses along tree-lined streets in several cities realize gross profits
averaging six percent greater than businesses located on less attractive, treeless
streets; trees can account for 9 to 23 percent of the sale price of residential or
commercial property.

A study by the Cooperative Extension Service of the U.S. Department of Agriculture
and the American Farmland Trust showed that for every dollar of taxes paid, $1.36
was required by an average residential unit for public services, while only 21 cents
in services was demanded by an average farm. In fact, development of rural land to
residential use consistently creates a revenue shortfall for local governments, since
the costs of public services needed by residential development generally exceed its
revenues.

In Huntsville, Alabama, a study demonstrated that the infrastructure costs of a
specific proposed development would be close to $5 million, and that the city would
have to spend $2,500 to $3,000 per acre per year to provide it with public services.

In comparison, acquisition costs for the acreage would be $3.3 million, and
maintenance would only cost $75 per acre annually.

A study by a professor at the Massachussetts Institute of Technology concluded that
states with stronger environmental policies consistently out-performed the weaker
environmental states on a variety of economic measures, and also showed the
greatest gains in economic growth between the 1970s and 1980s.

A walking, bicycling, and horseback trail in Seattle, Washington has increased the
value of nearby property an average of six percent.

A study by the Center for Rural Massachussetts found that homes in subdivisions
with relatively small lots and protected open space appreciated at significantly
higher rates than comparable homes in subdivisions with relatively larger lots but
no protected open space.

Taken collectively, these studies support the premise that environmentally

sensitive land use planning need not have a detrimental effect on real estate values,
economic vitality, or the local tax base; in fact, the opposite is often the case. The
lessons contained in these studies may help Greater Yellowstone communities
successfully manage rapid growth and change as they choose their own futures.

-Greater Yellowstone Coalition
February, 1993
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INTRODUCTION

Many of America's rural areas have experienced substantial population growth
during the past two decades (Lessinger, 1987; Beatley, Brower and Brower 1988). As the
number of retirees increases and the baby boom generation matures and spreads out across
the country, this trend can be expected to increase (Bryan 1982). Advances in
communications technology which allow businesses to locate far from traditional urban
business centers also fuel this trend. Many formerly pastoral communities are experiencing
the impacts of rapid growth — such as traffic congestion, waste management problems,
rapidly increasing housing values, increased crime, loss of productive farmland, loss of
downtown businesses to highway strip development, and loss of community character
(Hodge 1981; Buchta 1987; Break 1988).

Rocky Mountain states have shared in the urban to rural migration (Blevins and
Bradley 1988; Egan 1991). Population growth has been particularly rapid in the Greater
Yellowstone area: the 1990 census shows that the 20 counties in three states surrounding
Yellowstone National Park would have been the fastest growing state in the Union if they
were a separate state. :

As a result, several Greater Yellowstone communities are just now facing pressures
for growth and change that many communities throughout the United States have already
undergone. For example, the population of Teton County, Wyoming nearly doubled in the
1970s, and grew by more than 26 percent in the 1980s (Lane Kendig, Inc., 1991). In Jackson
Hole, the community's economic and demographic character has changed as new residents
and second home buyers flock there. Land and housing prices have tripled over the past 15
vears, forcing more than a quarter of the local work force to commute from more affordable
neighboring counties. Despite the national slump in housing and resort property prices,
Jackson Hole's population is expected to increase an additional 25 percent during the 1990s
(Wyatt 1992).

Many communities in the United States have experienced largely unplanned
growth, which has produced development that is not only unsightly and insensitive to local
traditions, but also fiscally draining and economically inefficient. Communities in the
Greater Yellowstone region have the opportunity to learn important and timely lessons
from these communities about managing growth to produce a vital economy, a sound
environment, and an unparalleded quality of life.

This paper presents lessons from local conservation and community development
measures tested in other parts of the country. These lessons may help Greater Yellowstone
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communities successfully address the pressures for rapid growth and change as they
choose their own futures. The paper reviews research that examines the fiscal and
economic consequences of various land use planning techniques and strategies, as well as
the impacts of unplanned growth. The paper does not address the diverse and significant
non-economic impacts of rapid growth and growth management measures.

Approximately 200 articles and other publications were reviewed, with an emphasis
on studies of actual experiences in real communities. This literature includes economic
studies of: the impacts on town and county budgets of alternative forms of development
(e.g., compact development versus linear sprawl); the economic impacts of zoning and
other land use regulations; and the economic impacts of a community's appearance,
architecture, and natural environment.

A future report will discuss the implications of this information for the small but
growing "gateway" communities located within and around the Greater Yellowstone
region.
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LITERATURE REVIEW AND ANALYSIS

THE VALUE AND COSTS OF COMMUNITY CHARACTERISTICS

The literature discussed in the following sections demonstrates that much of the
urban to rural migration (of both businesses and residents) is due to the desire for an
improved quality of life, which is influenced by community characteristics. Community
characteristics which contribute to a good quality of life are therefore economic assets. The
value of many positive characteristics is difficult to quantify (e.g., peace and quiet), as are
the costs of some negative characteristics (e.g., fear of crime, stress from traffic congestion).
Certain economic benefits and costs, however, are easier to measure (e.g. the payroll of a
new business; the costs of increased crime).

1. The Value of Quality of Life

A community's quality of life affects not only its residents' well-being but also its
ability to attract and retain residents and economic activity. Swanson (1984) found that
most of the recent urban to rural migration consists of urban dwellers moving to the
country for a better quality of life, rather than for economic reasons. Quality of life is also
an important factor in retaining existing businesses and attracting new ones. Many studies
demonstrate that businesses and individuals are basing locational decisions increasingly on
community characteristics not directly relevant to business (U.S. Subcommittee on Fiscal

and Intergovernmental Policy 1979; McNulty et al. 1985; Adamchak 1987; Buchta 1987;
Rudzitis and Johansen 1989).

In the Greater Yellowstone region, Johnson and Rasker (draft) surveyed businesses
in three counties in Montana, and found that qualitative factors such as crime rates, rural

values, recreation opportunities, and environmental quality were more important than
traditional business factors in location decisions.

Power (1980) and the Resources Agency of California (1991) argue that enhancing
the appearance and amenities of a community to achieve a high quality of life is essential to
local economic development. Valley National Bank (1980) reports that a survey of
economists indicates that Arizona's economic development over the past 30 years is due to
its image as a highly favorable place to live, work, vacation, retire to, and locate plants and
corporate headquarters. McNulty et al.'s (1985) survey of the efforts in numerous cities to
employ amenities in their economic development programs illustrates how "amenities
make direct, important contributions to economic development as well as to the quality of
life for city residents."







