City of New LonDpON
Land Value Tax Committee Implementation Plan

The City of New London’s Land Value Tax Committee hereby submits this document as its
recommended plan for the implementation of a Land Value Tax (LVT). This plan is predicated upon the
premise that, in order for IV T to be most effective, it must be able to accomplish the following; (1) shift the tax
burden onto the land, which is a municipality’s valued resource; (2) stimulate new private development; and
(3) combat blighted neighborhoods and areas of the City. It is the Commitiee’s position that LVT should
accomplish theses goals, if possible, without having a significant adverse impact on existing and established
residential, commercial, and industrial businesses and properties.

I.  Synopsis of Committee Activities:
The Committee began its charge on October 21, 2009. The Committee proceeded to elect a
chairman and sectetary; and the consensus was that it would operate and conduct itself under Robert’s Rules

of Order. It was determined that the Committee would meet at least once per week. At each meefing, it was -
decided that there would be a portion dedicated to accepting comments fiom members of the public.

The Committee was presented with four (4) LVT models that were provided by the Center for the

 Study of Economics. These models will be discussed in further detail below. Additionally, it was defermined

that, based upon the amount of time that would be needed to analyze the models, and to educate and leam

about the pros and cons of LVT, that the Committee could not complete its job properly in order to meet the

deadtine of December 31, 2009, as set forth in Public Act 09-236. One of the first orders of business was to

amange for a letter to be sent to the Office of Policy and Management, with copies to cerfain State legislators,

explaining the deadline concems of the Committee, and secking an extension of Public Act 09-236 until |
February 15, 2010. Because the Legislature was out of session, it was not possible to get an extension of the

Public Act before the December 31, 2009. The Committee continued based upon best information and belief
that its request for an extension to February 15, 2010 would be granted.

The Committee also voted (unanimously) that any LV T plan that may be implemented for the City of
New London should apply City-wide, and should not apply to only one type of property or to only a few
geographic areas (e.g. Central Business District only).

The Committee received several articles and written reports regarding T.VT. Additionally, members
of the Committee researched and studied LVT on their own, and brought more information and
documentation to the entire Committee for its consideration during the regular weekly meetings. Some of the
information that was prepared and provided to the Commiiltee included the following:

1. Charts and graphs indicating the amount of tax “shift”” to and from residential, commercial,
and industrial properties in the City of New London under each of the four (4) plans.



2. Charts and graphs indicating the amount of additional tax burdervkelief that each pmperty in
the City would experience under each of'the four (4) models.

3. Maps indicating which properties throughout the City would realize an increase or decrease
in its tax burden under the four (4) models.

After several weeks of analyzing the four (4) models and the impact and tax implications on City
properties under each model, a fifth model was proposed to the Committee for consideration. This fifth model

will be discussed in detail below with the other models.

The Committee established eleven (11) criteria that it considered important goals to achieve under
LVT. The Committee ranked the criteria in their importance, and applied a grading system for the LVT
models and the status quo to the criteria. A listof the criteria, and the results of the grading system are shown in
Section 7 of Schedule A attached hereto.

Tn order to focus its analysis and discussion of an LVT plan that may be viable for the City, the
Committee voted to discard three (3) of the five (5) models from consideration. Reasons for the discarding of
these models was stated, and will be summarized below. ‘The two (2) models that remained were commonty
referred to as AXI(5%) and Site Specific Mill Rate (also referred to as “Plan #5). See Section Il below for

detailed analysis and explanation of these plans.

After discussion and analysis of the remaining two (2) models, the Committee took a vote whereby
members could choose from the following choices:

A Plan AXI(5%)
B. Plan#5
C. Maintaining Status Quo

After a first ballot being cast, 3 votes for Plan AXI(5%) were cast, 1 vote for Plan #5 was cast, and 3
votes for Status Quo were cast.

Since there was a tie, a second ballot was taken with members only being allowed to choose between
Plan AXI(5%) and Status Quo. Status Quo was voted by the Committee 4-3.

1L The Plans

1. Two-Rate 10% Shift - See Section 6 of Schedule A attached hereto for a detailed explanation
of this model. :

2. AXI($50K) - See Section 6 of Schedule A attached hereto for a detailed explanation of this
model. ‘ '



3. AXI(5%) - See Section 6 of Schedule A attached hereto for a detailed explanation of this
model.

4, AXI + Two Rate (S0K/10%) - See Section 6 of Schedule A attached hereto for a detailed
explanation of this model.

5. Plan #5 - under this plan, there would be two different mil rates; one for properties that were
classified as “land with improvements,” and one for properties that were classified as “vacant land” The mil
rate for “‘vacant land” would apply a multiplier to the mil rate for “Tand with improvements” so that “vacant

land” paid at a higher rate.

The general rule of all five (5) models was to be “revenue neutral.” Revenue neufral means that the
resulting tax income will satisfy municipal budgetary needs. ¥t does not mean that individual property owners
will not realize a tax burden shift.

II.  Designated Geographic Areas

The Committee discussed implementing L'VT only in cextain geographic areas (i.e. Central Business
District #1 and Central Business District #2). It was determined by the Committee that if LVT was going to
be applied to the City of New London, that it would be applied and implemented City-wide.

1IV.  City Wide Impact Study

A one-year city-wide impact study of the 2008 grand list comparing property tax under the current
system with projected property tax under the land value taxation system was prepared (a copy of this full
spreadsheet is in electronic form on the CD accompanying this report). This report included all properties,
including properties that are fax-exempt.

Additionally, the information was broken down into reports for each of the first four (4) LV T models
based upon the change in taxes in year 1 forall properties under each model. Portions of these reports showing
the approximately top 500 increases and decreases under each of the first four (4) LVT models ate attached
hereto as “Schedule A.” These reports included all properties, including properties that are tax-exempt.
Copies of the full spreadsheet reports are in electronic form on the CD accompanying this report.

Spreadsheets and reports were not prepared for Plan #5 since this plan was proposed later on during
the process. However, data was compiled indicating all properties in the City designated as vacant land, vacant
land with some type of out-building or minor improvement (i.e. paving or shed), excess, or parking lofs on the
2008 grand Hst. This report included excess land and beaches, and therefore includes lots that are deemed
unbuildable. This report excluded vacant land owned by tax-exempt entities, and therefore only included
taxable lofs. A copy of this report is in electronic form on the CD accompanying this report, as well as attached

aspaztof“SchedLﬂeA ?



Y. Conclusions of the Committee

- After analyzing each of the proposed LVT model, as indicated in Section I above, it is the
Committee’s recommendation and conclusion that LVT not be implemented in the City of New London.
While the Committee recognizes the potential benefits to LVT in particular arcas, and perhaps in other
municipalities, after researching the models and reviewing the potential tax implications on the individual
properties in the City, the Committee determined that the City has too many unique parcels and businesses to
benefit from any impact that VT may have. Specifically, the Committee had the following issues:

1, Since it was the consensus of the Committee to apply any LV plan City-wide and include residential
properties, the overall effect of VT was diminished and/or reduced. :

2. LVT may motivate the development of larger, vacant parcels of land. However, most of the largest
vacant parcels of land located within the City of New London are currently owned by the City or an
agent of the City, the New London Development Corporation. Therefore, LVT would not have any

impact on the development of thesc Jarge vacant parcel, but would still effect all properties within the

City.
3. The number of th parcels that are privately owned, that are considered “buildable,” and are not
currently being put to any use, were too small and few in numbers for the Committee to consider or

justify changing the cumrent fax stracture. The negative impact on the majority of the City for targeting
these few privately owned vacant parcels was not seen as beneficial overall.

4, Under a majority of the VT models, the top 250 propetties whose taxes would increase are already
' being put towards uses (commercial or otherwise) that seem to maximize the properties. The effect of
having their taxes increase in order to implement LVT seemed counter-productive. Some examples

of this are as follows:

a. The City has a number of new car dealerships. Under the LV T models, these businesses, and
other businesses, are “penalized”” with higher taxes because they have large parking lots for
their inventory and other uses. The concem of the Committee would be that increasing their
taxes under an LY T model would be, in effect, forcing established businesses to relocate out
of the City and sell their propesties to someone who would change the use,

b. Some of the Jarger apartment buildings downtown would have their taxes increased despite
the fact that their properties are already maximized in terms of lot coverage, beight, and

number of tmnits.

C. The larger shopping centers in the City were impacted negatively under several LVT models
because of the size area of their parking lots.

5. The Committee did not see the logic in attempting to implement LVT in this economic climate. If
developers are unable to get financial backing for their projects, the fact that any development or



improvement they build may not be taxed at the existing rate under LVT would not matter.

6. The City already has other tax abatement programs (ie. City and Town Act, Enterprise Zone) as
incentives to private development within the City. While LVT is typically used to offer the same
incentives (ie. to develop), the negative impacts on properties for implementing LVT outweighed
using it as an incentive rather than the existing progrars.

7. The Commitiee was concerned that if VT was implemented and subsequently rescinded, properties
that began operating under LV T could suffer large increases in assessed values to their detriment.

In conclusion, it was the Committee’s determination that LVT is not a model of taxation that can
benefit the City of New London, ifs taxpayers, and ifs citizens. It was determined that the current
system was a better alternative than the five (5) LVT models presented.

V1.  Anticipated Time Table for implementation

Not Applicable

VIL.  Legal & Administrative Issues

A Legal Considetations — The Committee identified these legal considerations if LVT was fo be
implemented by the City of New London:

L.

A shift of tax burden onto the land may lead to the potential for legat action against the city
based upon the perceived violation of taxpayers” individual land rights.

Separating land and building values may result in the potential for an increase in the number
of assessment appeals/court cases brought against the City based solely upon the land value.

Possibility of either a reduction in PILOTl payments to the City for exempt parcels receiving
abatement s or legal issues resufting fiom the exclusion of exempt parcels from abatement

applicafion.

Legal action brought against the City of New London fiom the largest current taxpayers
whose tax bills would increase dramatically under an LVT model based upon the legality of
LV T under the State of Connecticut Constitution.



Administrative Considerations — With the help of the City Assessor’s Office and Tax Collector’s
Office, the Committee identified the following administrative issues ifL VT was to be implemented:

L

Appraisal software and possibié tax assessor and tax collector administrative software
package programming changg to accommodate LV T model

Tax assessor and tax collector software programming change to accommodate differentiated
mill rafes.

Impact of public relations on Assessor’s Office — fielding increased questions, concens, efc.
of taxpayers.

Increase in admmlshaﬁve patcel changes due to the implementation of the vacant land tax -
i.e.) taxpayers seeking to avoid an increased mill rate will combine adjacent lots and/or refirte

buildable status to realize an assessment decrease.
Estimated cost for all required programming changes.

Potential for the addition of temporary office help in the Assessor’s office to assist with
mailings and telephone inquiries.

Increased administrative costs to address anﬁcipated increase in land valuation appeals
resulting from propexty tax increases due to Jand value tax implementation.

Cost s of conducting required taxpayer educational workshops.

Cost s of mailing Jand value tax written explanations to all real property owners City-wide.



Section 1:

Section 2:

Section3:

Section4:

Section 5:

Section 6:

Section 7:

SCHEDULE A

Abridged list of properties with changes in current taxes under AXT model.

Abridged list of properties with changes in current taxes under AXI (two-rate blend) model.
Abridged fist of propesties with changes in current taxes under AXI (5%) model.

Abridged list of properties with changes in current taxes under Two-rate model.

List of vacant lots within the City of New London.

Definitions of the first four (4) LVT models.

LVT Criteria Values Rankings and Scores.



SCHEDULE A
SECTION 1
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SCHEDULE A
SECTION 6



LVT Mod'él Explanations
for New London

The proposed Land value Taxation (LVT) pilot for New London is intended to be along
term program which will, all things being equal, have its greatest impact after about
ten years from implementation. Some discernable, positive changes are likely fo
become apparent as the pllot approaches its fifth year. Metrics for the pilot, which will
allow all New London stakeholders to evaluate ifs impact and determine if it is
achieving the goals for the pilot must be in place prior to implementation o assure the

ability to gauge year-to-year changes.

Land value faxation has been applied in a variety of ways in the United States and in
other countries around the word. Regardless of how LVT has been implemented,
however, the ultimate goal or infent is the same: move the burden of property taxation
away from capifal and labor investment {i.e. Fm.prov'emen’rs in buildings) to the land.
The shift of taxation away from buildings to the land allows for increased economic
activity that benefils from a reduced tax burden on buildings while providing the
municipdality the revenue necessary to run the city from the taxes derived from the
increasing value of the land. LVT makes explicit a redlity often ignored In cities (defined
by density more than total popuiation), which is the ability of municipaiities to impact
the density of use and value of ifs relatively scarce land by the investments it makes  in
infrastructure, fransit, and complementary zoning and other regulatory activities. in this
fashion LVT increases the opportunity to generate the revenue necessary to produce
the relatively higher education, safety, social, and cultural desires of urban businesses,

commerce, and populations.

The four model options produce differences in thelr short term outcomes. These
differences provide the NL LYT Committee and the City Council with a set of selection
options to increase the likelihood LYT can be implemented with the widest base of
stakeholder support. All models are applied using a revenue neutral formula {each
produces the same total revenue} and are phased in using an incremental approach
guided by annual budgets and other economic factors for a particular fiscal year.

Two-Rate 10% Shift:

Two-Rate is a way of taxing land using a change in tax rates. For example, a drop of -
10% in the building tax rate would require that this revenue loss be made up by an
increase in the tax rate on land values. The direct effect is to put a greater reliance on’
land rather than buildings. Increasing taxation on land while simultaneously reducing
taxes on buildings begins to remove the present disincentives to building imprevements
and/or denser land use iraditionally caused when taxation is primarily based on '



building values.. The shift as it is c_cm’ed out over time is more progressive than the
current systern, and heavily incentivizes vacant land into better use.

Impact:

« Increases taxation on vacani/blighted property.

o Mixed fo posiiive effect on residential sector.

« Reldatively easy to implement. Helps commercial downfown.
« Most likely to result in capital investment and construction at a quicker pace,
(Harrisburg, Pitisburgh and Allentown suggest quicker -placement of business in
new or existing buildings within the three to five year scenarios that have been

measured.) ¢¢
Assessment Exemption on Improvements - AXI ($50K)-

Put simply, a blanket permanent abatement of a certain dollar amount on aif buildings
is put into effect. The overall fax rate then rises accordingly; with a greater impact on
land value. For example, if someone's building is worth $50,000 and the AXlis $50,000
then they will pay no tax on the building. If the buiiding is worth $500,000 then the
owner would pay tax on $450,000. This has the effect of sometimes dramatically
reducing tax burden on lower vailued properties, most often residential properties. In
New London, It would provide immediate and substantial tax relief fo homeowners,
from poor to upper middle class. By that measure it is a model with much vertical

equity.

The fiat amount AXI approach shifts the tax burden fo those properties wh‘h either the
" ability to pay, or the capacity fo build and profit from what is now fallow or under-
utilized/developed land. |

Impact:

« Flexible model permits fast or slow phase-in.

» Less onus on vacant and blighted property,

e Increased taxation to Pfizer and open lofs,

Dramatic positive effect for homeowners and residential in general. Very
progressive in terms of verfical equity. -

Tax relief for both small business and residential owners is achieved.
Vacant sees smaller increases, but the phase-in can increase fhis.

1 Vertical equity usually refers to the idea that people wfth a greater ability to pay taxes should

pay more.



AXI 5%

Instead of a set doliar exemption/abatement (i.e. previous modet), the methodology is
to reduce the building value by 5% across the board. The effect is different from the flat
AXI, as shown by this example: a house with $50K in building value would see d
reduction in building tax by $2.500, while a house worth $500K in building value would
see a reduction of $25,000. The outcome is less progressive? than the flat AXI, and
indeed may beneiit those with a higher ability to pay.

Impact:

¢ A very slight shift in taxation.

» No evidence of use elsewhere.
« No help to residential.

» Litfle help to commercial.

« Some shift to vacant.
(NOTE: from Center for the Study of Economics: We beheve that a larger phase-in

may be beneficial, but may be too difficult to understand, as the abatement will
be different for each property. Not recommended.} 2%

AXI {50K) then Two—Rc:’re

This is a blending of the two-rate and flat AX| ($50K). ttis a combinahon of AX1 {which
provides vertical equity and faimess) to LVT, which shiffs taxation to those with a greater
ability to pay. or who are not using land holdings for private or public benefit. This
hybrid model reduces the large residential savings, but aiso ensures a higher holding
cost for the vacant lots and underused properties which abound in New London.

Impact:

« While easily automated, it may cause some short-term communication Issues

when answering tax paymeni questions.

The tax savings of AXI are replicated, and high-valued land pays much more of
its fair share across the jurisdiction. '

e Vacantland sees a notable increase

» Residential and small business appear to benefit.

+ Like two-rate as a standalone, deveiopmem‘ is more likely in this scenario in

tighter time frame.

2 A progressive fax Is a tax imposed 5o that the effective tax rate increases as the amount fo
which the rate is applied increases.



All of these models are Just that. They simulate actual outcomes uéing the grand roll
provided. Actualimplementation may be phased-in at whatever pace the elected
officials who will make the decision at budget lime decide
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New London Pilot Land Value Tax Committee

January 20, 2010 :
YVALUES RANKING

Criteria Ranks Total | Average
Most likely to foster new | 4, 11, 10, 48 8.0000
business activity incity | 6,7, 10,
Best balance between 8,4,9, 45 7.5000
Commercial and 10,5,9,
Residential properties
with pay/save
Greatest Positive Impact | 6,8, 9, 6, 44 |7.3333
in incentivizing 9.6,
development on
buildable vacant lots
Most Progressive 9,3,8,8 | 44 |[73333
property Approach fora | 9,7,
majority of tax payers.
Most likely to have the 3,10, 11, 40 6.6666
least deleterious impact | 1,4, 11,
on business activity in
the city
Relieves taxation on 11,1, 2, 37 6.1666
Capital/Labor 11,11, 1,
Investment over time
Tax relief for the 4, 10, 4, 34 5.6666
greatest number of 4,2, 10,
property owners
Most likely to have the 3,6,5,5, 32 5.3333
most desirable impact on | 6, 7,
building permits
Greatest incentive for 5571, 31 5.1666
making empty buildings | 8, 5,
economically active
Least Complex to 8,137, 27 4.5000
explain/implement 7,1,
Feasibility of 2,53,2, 16 | 2,66066
conforming with existing | 2, 2,
or proposed zoning
strategies throughout the

city .




LVT PILOT COMMITTEE RANKING OF MODELS

) 01.20.10
Criteria Values | Two- AXI AXI AXI+ Site Status
' Total | Rate ($30K) | (5%) Two-Rate | Specific | Quo
Votes | (10% (50K/10%) | Vacant
Shift) [derelict
parcels
Relieves taxation on 37 3,3,6, |12,4,4, 12,43, {1,,51, 6,52,6 15,6,1,
Capital/Labor 2,44, 13,56, 14,3,3, |65, i1, 52,2,
Investment over time =22 =24 =19 =19 =21 =21
Tax relief for the 34 3,33 |6,2,6, (4,44, {5153, 2,525 11,61,
greatest number of 1,4,4, 12,6,6, 14,3,3, |5,5, 2,1, 6,1,2,
property OWIers =18 =28 =22 =24 =17 =17
Best balance between 45 53,3 12,25 |6,4,4, [1,1,6,25 |3,6,2,5 {4,5,1,
Commercial and 2,3,4, 14,56, 1 35,0, 4,5, 1,1, 6,22,
Residentiatl properties =20 =24 3, =20.5 =16 =20
with pay/save =26.5
Greatest Positive Impact 44 3,3,6, [1,2,5 14,44, 12,1,3,2, 6,526, |56,1,
in incentivizing ,6,6, 11,53, (4,2,4, 14,5, 31, 51,2,
development on =27 =17 =22 =17 =23 =20
buildable vacant lots
Most Progressive 44 3,3,5 (6,2.6, |4,4,3, 151,42, 2,5,2,5 |1,61,
property Approach for a 3,3,3, 11,6,6, |4,4,5 |54 1,1, .2, 2,
majority of tax payers. =20 =27 =24 =21 =16 =17
Most likely to have the 32 4,3,4, [1,2,5 3,43, [(2,1,6,na, |6,6,2, 5 51,
most desirable impact on na, 5, na, 4, na, 3,3, | 6,6, na, 2,4, na,l, 2,
building permits 4, 5, =16 =21 =17 =14
=20 =17 :
Most likely to foster new 48 - 13,3,5 11,23, 14,4,4, 12,1,6,3, 5.5,5,2, |5.5,6,
business activity in city 1,6,5 |2,4,6, |4,2,3, |54 6,31, 1,51,
=23 =i8 =21 =21 =22.5 2,
' =20.5
Least Complex to 27 4,3,6, 13,2,5 (2,44, |1,1,32 5,525 16,6,1,
explain/implement L,4,6, 14,6,5 13,54, 2,3, 1,1, 6,32,
' =24 =25 =22 =12 =19 =24
Feasibility of 16 253, 252, 1254, |251,3,4,5,52,5 ]6,6,1,
conforming with existing 6,3,6, |52,4, 141,22, 15,5, 1,1, 6, 2,2,
or proposed zoning 4, 6, 3, =20.5 =19 =23
strategies throughout the =245 |=21.5 |=16.5
city .
Greatest incentive for 31 45,3, 145,2, 1454, 451,51, 12,5,2,06, | 1,6, 1,
making empty buildings 4,2,5 16,3,4, 13,4,3, 16,5, 2,1, , 1,2,
economically active 6, 4, 3, =22.5 =18 =16
=245 | =235 |=21.5 '
Most likely to have the 40 3,3,6, 1,2,3, 14,45, {2,1,4,3, 6,52,5 |561,
least deleterious impact 1,54, {2,45 143,3, |66, 2,1, 1,2,
on business activity in =22 =17 =23 =22 =21 =21
the cily
TOTAL 245 242 233.5 220.5 209.5 213.5




LVT PILOT COMMITTEE RANKING OF MODELS BY CRITERIA PRIORITY

01.20.10
Criteria Values | Two- | AXI AX1 AXT+ Site Status
Total | Rate ($50K) | (5%) Two-Rate ~ | Specific | Quo
Votes [ (10% (50K/10%) | Vacant
Shift) /derelict
parcels

Most likely to foster new 48 3,3,5 11,23, 14,44, 12,1,6,3, 55,52, 1556,
business activity in city ,6,5 12,46, 14,2,3, |54, 6,3, 1, 1,5,1,

=23 =18 =21 =21 =22.5 2,

=20.5

Best balance between 45 5,33 12,25 1644, [1,1,6,25, |13,6,2,5 4,51,
Commercial and .3,4, 14,56, 1356, (4,5, 1,1, 6,22,
Residential properties =20 =24 3, =20.5 =16 =20
with pay/save =26.5
Greatest Positive Impact 44 3,3,6, [ 1,2,5 |4,4,4, [2,1,3,2, 6,52,6,156,1,
in incentivizing ,6,6, 11,53, (4,2,4, {4,5, 3,1, . 1,2,
development on =27 =17 =22 =17 =23 =20
buildable vacant lots
Most Progressive 44 3,3,5 16,26, 14,43, {5 1,4,2, 2,525 11,61,
property Approach for a 3,3,3, {1,6,6, [4,4,5 15,4, 1,1, 22,2,
majority of tax payers. =20 =27 =24 =2] =16 =17
Most likely to have the 40 3,3,6, {1,2,3, 4,45 [2,1,4,3, 6,525 1561,
least deleterious impact 1,5,4, 12,45, 14,3,3, |6,6, 2,1, 6,1,2,
on business activity in =22 =17 =23 =22 =21 =21
the city
Relieves taxation on 37 3,3,6, |2,4,4, 12,43, |1,1,51, 6,52,6, | 5,6,1,
Capital/Labor 2,44, 13,56, 14,3,3, 16,5, 1,1, 52,2,
Investment over time =22 =24 =19 =19 =21 =21
Tax relief for the 34 3,3,3 16,2,6, |4,4,4, 151,5,3, 2,525 11,61,
greatest number of 1,4,4, 12,6,6, 14,3,3, |55, 2,1, 6,1,2,
property owners =18 =28 =22 =24 =17 =17
Most likely to have the 32 43,4, 11,2,5 13,43, 12,1,6,m, |866,2, 55,1,
most desirable impact on na, 5, na, 4, na, 3,3, 1 6,6, na, 2,1, [nal, 2
building permits 4, 5, =16 =21 =17 =14

=2 =17
Greatest incentive for 31 45,3, 1452, 1454, 1451,51, |2,52,6,{1,6,1,
making empty buildings 4,2,5 |6,3,4, (3,43, 6,5, 2,1, , 1,2,
economically active o, 4, 3, =22.5 =18 =16

=245 [=235 [=21.5
Least Complex to 27 43,6, 13,2,5. 2,44, 11,1,3,2, 5525 16,6,1,
explainfimplement 1,4,6, {4,6,5, 13,54, |2,3, 1,1, , 3,2,

=24 =25 =22 =12 =]9 =24
Feasibility of 16 25,3, 1252, 1254, |251,3,4, |5.5,2,5 [6,6,1,
conforming with existing 6,3,6, (52,4, 41,2, 155, i, 1, 6,2,2,
or proposed zoning 4, 6, 3, =20.5 =19 =23
sirategies throughout the =245 |=21.5 |=16.5
city .

TOTAL 245 242 233.5 220.5 209.5 213.5




