PLANNING COMMISSION
AGENDA
May 25, 2022
6:30 P.M.

1. Call To Order
2. Pledge Of Allegiance
3. Determination Of A Quorum
4. Approval Of Agenda
5. Discussion Of Potential Policies, Ordinances Or Applications
5.A. Area 10 Small Area Plan Update - Appointments To Area 10 Committee
6. Declaration Of Conflict Of Interest And Disclosures Of Contact
7. Old Business
8. Public Hearing - New
8.A. SUP FY22-0002: Jarrell Properties Inc.
Jarrell Properties Inc. request a Special Use Permit for a drive-through, to be used by
a financial institution in the northeast corner of the intersection of Spotsylvania Avenue
and Emancipation Highway.
Documents:
8A SUP DRIVETHROUGH.PDF
8.B. Land Use Capital Impacts Report And Policy Development
Documents:
1 2022-05-19 CAPITAL IMPACTS - PLANNING COMMISSION.PDF
2 2022 05 17 RES ADOPTING CAPITAL IMPACTS STUDY.PDF
3 DRAFT CAPITAL IMPACTS STUDY MAY 13.PDF
9. Other Business
10. General Public Comments

A general public comment period is provided at each regular meeting for comments

3 DRAFT CAPITAL IMPACTS STUDY MAY 13.PDF
9. Other Business
10. General Public Comments

A general public comment period is provided at each regular meeting for comments
by citizens regarding any matter related to Commission business that is not listed
on the agenda for Public Hearing. The Chair will request that speakers state their
name, address and zip code; observe the three-minute time limit; and yield the
floor when the Clerk indicates that their time has expired. No dialogue between
speakers will be permitted.
Citizens who wish to make general public comments without attending the
meeting will be able to send their comments in writing by (1) dropping them in the
lobby drop box at 601 Caroline Street, (2) U.S. Mail at PO Box 7447, Fredericksburg,
VA 22404, or (3) email to PLANNING@FREDERICKSBURGVA.GOV. Comments must be
received by 1:30 p.m. the day of the meeting. These comments will be read out
loud during the general public comment portion of the Planning Commission
meeting. The standard rules apply to public comments: the commenter must
identify themselves by name and address, including zip code; limit their remarks to
three (3) minutes or less (read aloud); and address a topic of City business not on
the Public Hearing agenda.
Public comments submitted during the meeting, through the Facebook Live
streaming video, will not be considered part of the official public comments of the
meeting.
11. Planning Commissioner Comment
11.A. Chairman Comments:
11.A.i. CIP Committee Appointments In June
11.B. Commissioner Comments:
12. Planning Director Comment
13. Adjournment

MEMORANDUM
TO:
FROM:
DATE:
RE:

Chairman Durham and Planning Commissioners
James Newman, Zoning Administrator
For the May 25, 2022 Meeting
Special Use Permit request for a drive-through at Cowan Station

ISSUE
RE:
Special Use Permit to permit a drive-through for a financial institution.
RECOMMENDATION
Approval subject to conditions.
The site is outlined in red

LOCATION
The property has no address, but is composed of eight parcels at the northeast corner of the
intersection of Spotsylvania Avenue and Emancipation Highway: 7779-53-0641, 7779-53-0684,
7779-53-0752, 7779-53-0878, 7779-53-0893, 7779-53-1536, 7779-53-1669, 7779-53-1718.

CONDITIONS
1. The site must be developed generally in accordance with the General Development Plan
titled “Special Use Permit Cowan Station”, by Monteverde Engineering, signed and sealed
on March 15, 2022, revised May 12, 2022.
2. The use shall commence within 24 months of the date of adoption of this resolution. The
use is permitted only so long as it continues and is not discontinued for more than 24
months (per City Code section 72-22.6).
3. The drive-through shall be associated with a financial institution.
TIMELINE
The Planning Commission shall make a recommendation within 100 days of the first public
hearing. The last Planning Commission date available within that time period is August 10, 2022.
USE DEFINITION
Drive-Through is defined in City Code Section 72-84 as:
A facility designed to enable a person to transact business while remaining in a motor vehicle.
BACKGROUND
Cowan Station is located in the Commercial-Highway Zoning District. On August 11, 2020, City
Council approved a rezoning of the property to Commercial-Highway. The General Development
Plan (GDP) approved as part of that rezoning shows this particular pad site to be used for a onestory, 6,500 square foot commercial or office building, with an adjacent 38 parking spaces.
The proposed site plan shows a one-story, 6,035 square feet bank, and 26 parking spaces. The
proposed drive-through has three lanes, which taper to two at the exit. The proposed structure
is in general conformance with the GDP.
As a proffer of the 2020 rezoning, drive-throughs require approval via the Special Use Permit
process; per Code Section 72-42.5 Table of Common Accessory Uses, they are permitted by-right
as an accessory use in the CH zoning district.
USE STANDARDS
Drive-throughs are subject to use standards as established in Code Section 72-42.6.C. These
standards are:
(1) Drive-through facilities shall be located at least 100 feet from any detached single-family
dwelling or single-family residential zoning district.
This criterion is met. The edge of the canopy is 100 feet from the nearest residential zoning
district.
(2) Outdoor speakers associated with a drive-through shall be at least 50 feet from any lot line
and shall not be audible beyond the lot line.
This criterion is met.
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(3) Drive-through facilities shall not be located on the front facade of the building they serve.
This criterion is met.
(4) Drive-through facilities shall be designed so as not to obstruct the movement of pedestrians
along sidewalks, through areas intended for public use, or between the building entrance and
customer parking spaces.
This criterion is met. The site has been designed to include marked crossings, sidewalks, and
narrowed entrances to allow for short and safe pedestrian crossings.
(5) Canopies or other features installed over a drive through window shall maintain common
roof and lines and materials with the principal structure.
This criterion is met.
SPECIAL USE PERMIT ANALYSIS
Special Use Permits apply to the property indefinitely per Virginia Code, regardless of ownership.
They are evaluated according to the criteria contained in the UDO, Section 72-22.6, as follows:
(1) The proposed special use at a specified location shall be:
(a) In harmony with the adopted Comprehensive Plan;
The property lies within Land Use Planning Area 5 University/Route 1. The Future Land
Use Map designates this property for General Commercial, which is described on page
10-2 of the Comp. Plan as “…A category for commercial activity along highways is
generally cauterized by retail and wholesale activates, services, offices, and restaurants.”
The property is located within Land Use Area 5 Sub-Planning Area 5B. As stated on page
11(5)-4 of the Comp. Plan:
“The original configuration of streets and small lots is no longer practical particularly
given the proximity to U.S. Route 1 and disconnection from College Heights…This area is
uniquely positioned near major roadways, regional transit, and two major institutional
anchors and could provide space for commercial and office activity. Serving as a walkable
center, future development should link neighborhoods and local goods and services. A
cohesive redevelopment could provide new uses where appropriate buffering ensures
minimal effect to the adjoining neighborhood. To ensure this sensitivity, automobile
centered uses and activities should only be considered under special review.”
The development meets the following Business Opportunities Goal, pg.6-9:
Goal 13 Business Development: “Ensure the City can accommodate and capture its
projected share of regional economic growth, by actively recruiting desired new
businesses and providing for retail and office space development in areas identified for
growth.”
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(b) In harmony with the purpose and intent of the zoning district regulations;
Per Code Section 72-32.4:
The Commercial-Highway (C-H) District is established to provide locations on heavily
traveled collector and arterial highways for those commercial and service uses which are
oriented to the automobile and require good access but not dependence on adjacent uses
or pedestrian trade. The district shall generally be considered inappropriate in those parts
of the City where individual uses can be grouped in preplanned concentrations and in
newly developing areas, such as those in areas that have been annexed to the City.
Adequate transportation and site planning of uses should have the goal of minimizing
through-traffic movements.
The drive-through is a completely automobile oriented use, fitting with the CH
description. The proposed use, a financial instruction, is allowed by-right in the CH zoning
district, and fits well within the overall ‘Cowan Station’ office park design.
(c) In harmony with the existing uses or planned uses of neighboring properties.
The proposed use of Cowan Station is as an office park with other commercial/office uses;
the proposed development is compatible.
In considering an application for a Special Use Permit, the City Council shall consider potential
adverse impacts including:
1. Traffic or parking congestion;
The required parking for this financial institution is 18 spaces. 125% of the required
parking is 24 spaces. The plan proposes 26 parking spaces which, being in excess of
125% of required parking, requires approval of an Alternative Parking Plan. This is
subject to review and approval by the Development Administrator during the Site Plan
process.
Per the applicants traffic analysis, a drive-in bank can expect an average of 374 trips per
day. At peak demand in the morning they anticipate up to 26 trips per hour, and in the
evenings at peak demand they anticipate 81 trips per hour.
Per the analysis, no lane tapers, turn lanes, or other road improvements are required.
Each of the three drive-through lanes is designed to hold at least two vehicles in
addition to the vehicle using the bank’s drive-through services.
2. Noise, lights, dust, odor, fumes, vibration, and other factors which adversely affect the
natural environment;
No excessive noise, odor, fumes, or vibration are associated with the proposed use. The
nearest residence would be over 200 feet from the drive-through, and as a use condition
outdoor speakers must not be audible beyond the lot line.
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3. Discouragement of economic development activities that may provide desirable
employment or enlarge the tax base;
This use constitutes economic development.
4. Undue density of population or intensity of use in relation to the community facilities
existing or available;
The proposed use will not impact community facilities.
5. Reduction in the availability of affordable housing in the neighborhood;
Not applicable.
6. Impact on school population and facilities;
Not applicable.
7. Destruction of or encroachment upon conservation or historic districts;
This structure does not encroach upon any historic district.
8. Conformity with federal, state and local laws, as demonstrated and certified by the
applicant; and
The applicant states they have conformed to all federal, state, and local laws.
9. Massing and scale of the project.
The proposed structure is one-story. The bank is approximately 23 feet in height from the
grade to the peak of the roof, while the drive-through overhang will be 16.5 ft. from grade
to top of the canopy. The proposed drive-through is located on the east side of structure,
opposite Emancipation Highway, so it will have limited visibility from that perspective.
Buffer landscaping is provided on the east side of the property facing the College Heights
neighborhood. The closest house is 193 feet from the drive-through.
CONCLUSION
This is an application for a Special Use Permit for a drive-through for a financial institution.
Financial institutions are a by-right use in the CH zoning district. The proposed use is conformance
with the Comprehensive Plan and Unified Development Ordinance, and designed to mitigate any
impacts on neighboring properties. Approval is recommended subject to conditions.
ATTACHMENTS
1. Application
2. Narrative with renderings
3. General Development Plan
4. Traffic Analysis
5. Draft Ordinance
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COWAN STATION – SUP APPLICATION
GPIN LIST

Parcels owned by: JFH – FREDERICKSBURG II, LLC
By Its Operating Manager:

Mr. James E. Jarrell, III
1005 Sophia Street
Fredericksburg, Virginia 22401
540 / 899 – 3825, jeh@jarrellinc.com

GPIN #s:
7779-53-0641, 7779-53-0684, 7779-53-0752, 7779-53-0878,
7779-53-0893, 7779-53-1536, 7779-53-1669, 7779-53-1718

Attachment 1
STATEMENT OF NO CONFLICT
JFH – Fredericksburg II, LLC is not aware of any relationship with any member of the
Fredericksburg City Council, or their households and family, who have a financial interest in the
property subject to this application for the Special Use Permit, nor are we aware of any member
of the Fredericksburg City Council, or their households and family, having a financial interest in
the ultimate outcome of this SUP application.

James E. Jarrell IV
Member of JFH-Fredericksburg II, LLC
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JFH – FREDERICKSBURG II, L.L.C.
1005 Sophia Street
Fredericksburg, Virginia 22401
540 / 899 – 3825 jeh@jarrellinc.com
COWAN STATION – Application for Special Use Permit, March 2022
GENERAL NARRATIVE OF PLANNING OBJECTIVES
JFH – Fredericksburg, II, LLC respectfully requests approval of the Application for
Special Use Permit submitted for the recently rezoned project, Cowan Station.
Cowan Station consists of 45 parcels, on approximately 7 acres, near the junction of
State Route 1 and State Route 3, that City Council recently rezoned to a CommercialHighway designation. The accepted Voluntary Proffer Statement for Cowan Station
provides that a special use permit shall be required for any businesses seeking to install
a drive-though accessory, Paragraph 3, page 2.
There has been good interest in the future development of Cowan Station. Among the
various businesses inquiring about potential future use, a well-known area bank seeks to
occupy one of the more prominently featured spaces. A necessary feature of their
customer service offerings is access to transactions by Interactive Teller Machines
(“ITM”) and drive-through lanes.
The site requesting the special use for the drive-through is located on approximately 1.0
acre, in the northern most point of the property, north of the now existing Spotsylvania
Avenue and adjacent to the north bound lanes of State Route 1. This location will
provide the most convenient access to customers of the bank entering off Route 1 and
the most visibility for the business.
The site plan submitted with the application best illustrates the design for the bank
building. The building will be oriented to “face” Route 1 (west), with parking available
on the north and east (interior) sides of the building. Its entrance will provide
convenient access to the newly configured public road that will traverse Cowan Station.
A three-lane ITM drive-through will be placed on the east side of the building, allowing
for a smooth circular flow for drive-through bank traffic back to the bank entrance.
Support for approval of the special use permit will allow a local financial institution to
conduct business in this location, providing a solid foundation for the continued
development of Cowan Station into a superior professional office destination.
This site plan with drive-through has been shared with members of the College Heights
Community Association, Board of Directors, on December 15, 2021; and there was only
positive feedback.
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JFH – FREDERICKSBURG II, L.L.C.
1005 Sophia Street
Fredericksburg, Virginia 22401
540 / 899 – 3825 jeh@jarrellinc.com

COWAN STATION – Application for Special Use Permit, March 2022
STATEMENT OF CONSISTENCY

City Council approved the Cowan Sation development project on the concept of
improving the properties with eight 6,500 sq. ft. office spaces. This area was rezoned to
a Commercial – Highway designation. The buildings of Cowan Station are designed to
accommodate a wide variety of desirable businesses.
This Application for Special Use Permit is requested by a well-established local credit
union. We can anticipate 12 – 20 employees at this location. It is expected that normal
business hours will be followed Monday through Saturday, for walk-in customers. It is
expected that three Interactive Teller Machines (“ITM”) will be available 24 hours a day;
and the tenant is seeking the ability to add drive-through lanes to serve these ITMs.
Cowan Station is conceived to be a location for quality professional offices and
accommodating businesses. As such, our proposed tenant fits well into that idea and is
a permitted use under C-H. Their building design includes accommodation for ITMs.
These kiosks evolved from the drive-up teller, and they are the next generation of “how
to bank” in the digital / post-pandemic era, providing efficient, no-contact exchanges in
banking transactions.
The Unified Development Ordinance exists to protect the general well-being of the
community and ensure standards are upheld. Cowan Station is a model project under
the City’s UDO. This project seeks to redevelop a part of the City that had fallen into a
state of concern and revive it to create business opportunities in a useful area of town.
This site and the other buildings will serve a largely professional office clientele, in
buildings that will maintain their quality appearance for years. Nothing in our request
will change this conclusion, for this building.
The surrounding residential community has been engaged for input, and the plan
received only positive feedback.
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IMPACT OF REQUEST FOR SPECIAL USE PERMIT
Cowan Station requests a special use permit to allow for the accommodation of a drive-through
to one of the proposed building sites. The subject building site is located in the northern most
portion of the development site, adjacent to the U.S. Route 1 bypass and Rappahannock Avenue.
The primary focus of the Cowan Station development is professional office opportunities.
Activity in the development is expected to occur during regular hours of the business day.
Although, there will be the addition of after-dark lighting on the buildings and in the designated
parking areas, for the safety of those working and transacting business in the development. The
lumens for these lights will be appropriate for the purpose and designed to have as little impact
on the College Heights neighborhood, as possible.
The accommodation of a drive-through to one of the building sites will have little to no
additional impact on the neighboring properties. This location is in a high traffic, well-lit area of
the City. In addition to attention to the design of the appropriate lighting for the development,
there is significant obligatory landscape screening that will be installed along the common
boundary with the College Heights neighborhood. This screening will provide sufficient audio
and visual cover for the neighborhood, at all hours.
The speakers from the Interactive Teller Machines will not be audible beyond the property line
of the financial institution.
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JFH – FREDERICKSBURG II, L.L.C.
1005 Sophia Street
Fredericksburg, Virginia 22401
540 / 899 – 3825 jeh@jarrellinc.com
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JFH – FREDERICKSBURG II, L.L.C.
1005 Sophia Street
Fredericksburg, Virginia 22401
540 / 899 – 3825 jeh@jarrellinc.com

COWAN STATION – Application for Special Use Permit, March 2022
STATEMENT OF CONSISTENCY

City Council approved the Cowan Sation development project on the concept of
improving the properties with eight 6,500 sq. ft. office spaces. This area was rezoned to
a Commercial – Highway designation. The buildings of Cowan Station are designed to
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IMPACT OF REQUEST FOR SPECIAL USE PERMIT
Cowan Station requests a special use permit to allow for the accommodation of a drive-through
to one of the proposed building sites. The subject building site is located in the northern most
portion of the development site, adjacent to the U.S. Route 1 bypass and Rappahannock Avenue.
The primary focus of the Cowan Station development is professional office opportunities.
Activity in the development is expected to occur during regular hours of the business day.
Although, there will be the addition of after-dark lighting on the buildings and in the designated
parking areas, for the safety of those working and transacting business in the development. The
lumens for these lights will be appropriate for the purpose and designed to have as little impact
on the College Heights neighborhood, as possible.
The accommodation of a drive-through to one of the building sites will have little to no
additional impact on the neighboring properties. This location is in a high traffic, well-lit area of
the City. In addition to attention to the design of the appropriate lighting for the development,
there is significant obligatory landscape screening that will be installed along the common
boundary with the College Heights neighborhood. This screening will provide sufficient audio
and visual cover for the neighborhood, at all hours.
The speakers from the Interactive Teller Machines will not be audible beyond the property line
of the financial institution.
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Monteverde

Engineering & Design Studio
250 E. Eli z ab eth S t, S ui te 114 • Har ri so n b ur g, V A 22802
540.228.0202 | www.monteverdedesigns.com
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Attachment 5

MOTION:

draft May 17, 2022
Regular Meeting
Resolution 22-

SECOND:
RE:

Granting a special use permit to Jarrell Properties, Inc. for a drive-through
associated with a financial institution use at the Cowan Station development

ACTION:

APPROVED: Ayes: 0; Nays: 0

Jarrell Properties, Inc. submitted an application for a special use permit to develop a drive-through
use to be associated with a financial institution in the Cowan Station development. Cowan Station
is zoned Commercial-Highway Conditional, and is subject to proffered conditions accepted by City
Council in Ordinance 20-14, adopted August 11, 2020. Proffer #3 states that “a special use permit
shall be required for any accessory drive-through use.” The proposed drive-through is described in
detail on the General Development Plan entitled “Special Use Permit, Cowan Station,” by
Monteverde Engineering and Design Studio, dated March 15, 2022, last revised May 12, 2022
(“GDP”).
City Council, after notice and a public hearing, has considered the application in light of its
conformity with the City's Comprehensive Plan, its harmony with the purposes and standards of
the zoning district regulations, its compatibility with existing or planned uses of neighboring
properties, and whether the proposed special use and related improvements will be designed,
sited, landscaped, and otherwise configured so that the use will not hinder or discourage the
appropriate development or use of adjacent, neighboring, or community land or structures, or
impair their economic, social, or environmental value.
Therefore, the City Council hereby resolves to grant a special use permit to Jarrell Properties, Inc. for
a drive-through associated with a financial institution, in accordance with the application dated March
16, 2022, with the following conditions:
•

The drive-through use shall be developed in substantial accordance with the GDP.

•

The use shall commence within 24 months of the date of the adoption of this resolution.
The use is permitted only so long as it continues and is not discontinued for more than
24 months (per City Code §77-22.6)

•

The drive through shall be associated with a financial institution.

Attachment 5
Draft May 3, 2022
Resolution 22Page 2

Votes:
Ayes:
Nays:
Absent from Vote:
Absent from Meeting:
***************
Clerk’s Certificate
I certify that I am Clerk of Council of the City of Fredericksburg, Virginia, and that the foregoing is a
true copy of Resolution No. 22-__, adopted at a meeting of the City Council held Date, 2022, at
which a quorum was present and voted.
____________________________________
Tonya B. Lacey, MMC
Clerk of Council

MEMORANDUM
TO:
FROM:
DATE:
RE:

Chairman Durham and Planning Commissioners
Mike Craig, Senior Planner
May 19, 2022 for May 25 Planning Commission Meeting
Capital Impacts Study – Public Hearing and Policy Development

Issue
City Council has asked the Planning Commission to make recommendations on a potential policy
regarding cash rezoning proffers and special use conditions for school and emergency services
impacts of new development going through an entitlement process. The Planning Commission
is holding a public hearing on a proposed Capital Impact Study and draft policy guideline.
Recommendation
Gather public comment during the public hearing. Discuss the Capital Impact Study and draft
policy guideline in preparation for a final recommendation at the next Planning Commission
meeting on June 22.
Background for the Public Hearing
The various sections of Virginia Code §15.2-2303 and §15.2-2286 enable localities in the
Commonwealth to receive, respectively, voluntary cash rezoning proffers and special use cash
conditions to offset the capital impacts of a development proposal. Such cash contributions are
to be used for additional facility capacity, and other costs directly related thereto, to serve the
prospective development. Finally, the facilities are to be part of a jurisdiction’s Capital
Improvement Plan.
The City contracted with the fiscal/economic/planning firm, TischlerBise, to provide an estimate
of the capital impact of new development. The focus of the study are the school and Fire/EMS
capital costs, specifically: a new school, new buses, a new fire station, expansion of Fire Station
1, and related apparatus. The capital costs of transportation and parks facilities (as allowed by
state code) in the CIP were not included in the analysis as these facilities would not primarily
address capacity issues.
The draft Study identifies capital impacts amounts for different types of development. This work
should form the basis of a policy adopted by the City Council establishing guidelines on when and
how the cash offsets should be applied. In developing the guidelines, the Planning Commission
should consider different aspects of land use planning. To do so, the Planning Commission
created a Capital Impacts Study Review Committee consisting of Planning Commissioners Lynch
and Marshall to advance the development of guidelines.

Planning Commission Discussion April 13
The Planning Commission held a public hearing on the Capital Impacts Study at the April 13
meeting. No public comment was received. The Capital Impacts Study Committee presented
their work to the broader Commission at the meeting.
The City Council adopted the FY 23 Capital Improvements Plan (the CIP) on May 10. The CIP
included modified costs for the proposed Middle School (approved at $55,700,000) and for the
Fire Station (approved at $14,000,000). Julie Herlands of TischlerBise updated the report and it
is attached to this memo for review.
Chairman Durham requested information on whether the Capital Impacts of a particular unit
could be prescribed based on the size of the unit instead of the type of unit. Figure 2 on page 4
of the Capital Impacts Study breaks the capital impacts of projects down by unit type and by unit
size. Information on the size of multifamily units is unavailable so the report is limited to the size
of single family detached and attached housing types. The Planning Commission should make
a recommendation to the City Council on whether the Capital Impact Study should be applied to
single family attached and detached units based on the average cost per unit type or based on
the number of bedrooms in each unit.
Commissioner Lynch requested information on how the Capital Impacts Study would have be
applied to past projects as written. Here is a summary table showing the costs the Study allocates
per project. The following projects are a mix of residential, mixed-use, and non-residential
projects that either went through the City’s rezoning or special use permit process. A more
detailed chart with information on the land use and individual cost breakdowns of each project
is included as an appendix to this memo:

The City Attorney has prepared a resolution adopting the Capital Impacts Study. It is attached
for review to this memo. The resolution adopts the Capital Impact Study for use by the City
Council. The resolution does not currently include the Capital Impact Study policy “guidelines”
discussed by the Commission. The Planning Commission should finalize a recommendation to
the City Council on the inclusion of written guidelines to accompany the Capital Impact Study.
Without guidelines, the review of any proposed rezoning and the development of conditions for
any residential projects would recommend the Capital Impact Study be applied to each new
residential unit. A developer could negotiate unique proffers or special use conditions. This
would provide the flexibility to consider broader offsets to the Capital Impact Study then
currently envisioned. It could lead to inconsistency in how the Capital Impact Study is used in the
future.
Guidelines would provide direction to City staff when making recommendations on proffers
accompanying rezoning applications or when generating recommended conditions.
Based on discussion with the City Attorney, the Planning Commission may recommend the
adoption of a policy guideline. The guideline should be closely tied to the values within the City’s
Comprehensive Plan. A draft policy guideline reflecting the Planning Commission’s discussion on
the topic is attached to this memo for review.
Capital Impacts Study Review Committee Meeting April 6
The Committee developed an outline of several values within the Comprehensive Plan that
should may factor into guidelines for applying the Capital Impacts Study. These values are
presented for further discussion by the Planning Commission:
Chapter 5 Environmental Protection: the Environmental Protection Goals (Comprehensive Plan
page 5-15) include Resource Protection, Watersheds, Natural Functions of Rivers and Streams,
Water Quality, Sustainability, Livability, Sustainability Leadership, and City Leadership.
Comprehensive Plan Chapter 5 and the Area Plans focus on the redevelopment of aging shopping
centers. Their redevelopment is especially valuable when large underutilized surface parking lots with
little to no stormwater treatment are redeveloped. Some offset to the Capital Impacts of projects
that achieve these goals should be considered due to the value they provide in achieving core
components of the City’s vision.
Comprehensive Plan Chapter 5 and the Area 6 and 7 Area Plans focus on limiting the impact of new
development within environmentally sensitive areas of the City, especially the Floodway. Much of the
Floodway adjacent to Downtown is designated as an “Intensely Developed Area” under the
Chesapeake Bay Preservation Act, which are not required to provide a 100-foot vegetative buffer
between a designated resource (i.e. the River or other perennial stream, etc.) and new development.
Some offset to the Capital Impacts of projects that provide or restore a buffer should be considered
due to the value they provide in enhancing the quality of the unique waterways within the City.

Chapter 7 Residential Neighborhoods and Housing: The Residential Neighborhoods and Housing
(Comprehensive Plan page 7-7) include Neighborhood Character, Neighborhood Quality, Distinct

and Attractive Neighborhoods, Adequate Public Services and Facilities, Enhanced Connections,
Compatible Design and Functionality, Affordable Housing, Variety of Housing, Homeownership,
and Housing Maintenance and Upkeep.
The market demand for residential is so strong in the City that there is little current incentive to develop
“affordable” housing. A proportional offset to the Capital Impacts of projects that provide
“affordable” housing as a component in a development should be considered due to the value
generated in permitting inclusive housing in close proximity to existing workplaces, City services, and
multi-modal transportation infrastructure.

Chapter 8 Historic Preservation: The City’s goals for Historic Preservation (Comprehensive Plan
page 8-9) include Pursue a Program of Inventory, Enhance Incentives, Reconcile Conflicts,
Recognize a Broader Spectrum, Build Equity, Address Issues of Housing Affordability, Ensure
Accountability and Consistency, Pursue Best Practices, Nurture a Community Ethic that Embraces
Preservation, Enhance Public Awareness, Sustain its Perpetual Quest for Prosperity, Shape Home
and Community, and Seek to tell the Full Story of the City’s Diverse Past.
Comprehensive Plan Chapter 8 and the Area 6 and Area 7 Area Plans provide a diverse policy toolkit
to ensure that historic buildings and character structures (as defined in the Area Plans) are preserved
throughout the community. The nature and age of these structures create inherent fiscal challenges
their rehabilitation and reuse. A proportional offset to the Capital Impacts of projects that include
the rehabilitation and reuse of “Historic Buildings” or “Character Structures” should be considered
due to the value created by successful rehabilitation and reuse of these structures, which cannot be
created by new development.

Chapter 11 Planning Areas: The City has now adopted five out of ten Area Plans. Three of the
plans, Area 1 (Celebrate Virginia / Central Park), Area 2 (Fall Hill), and Area 3 (Plank Road / Route
3) are in the western portion of the City adjacent to Interstate 95. They are characterized by land
available for larger greenfield developments or asphalt redevelopment consisting of potentially
hundreds of units a piece. The scale of potential developments in this area require expansions
of the service boundaries for school buses and fire / emergency vehicles. They also require new
transportation investment (often, though not entirely through the development process) for new
trail connections, new streets, and new transit routes.
Two of the plans, Area 6 (North Princess Anne Street / Route 1) and Area 7 (Downtown) are nearly
entirely within the historic City’s historic grid system. They are characterized by smaller lots
appropriate for infill development consisting of small numbers of residential units and
concentrations of historic buildings and character structures. The neighborhoods in these areas
include historic “missing middle” housing that naturally serve a diversity of people of varying ages
and socio-economic status. The City has undertaken zoning reforms as a result of these plans to
encourage new “missing middle” housing in these areas.
Comprehensive Plan Chapters 5, 6, 7, and 8 and the Area 6 and Area 7 Area Plans focus in part on the
value infill development provides in achieving the City’s desired future state of environmental and
economic sustainability, the provision of efficient public services and infrastructure, and quality of life.
The Committee discussed several considerations for reflecting these values in the Capital Impacts
Policy:

Some offset to the Capital Impacts of projects within the Commercial Downtown or Creative
Maker District should be considered. Due to their geographic location, projects in these districts
are typically going to be limited in overall size and intensity, but will have a value multiplier, which
has the triple benefit of providing niche “missing middle” housing types, stabilizing (and growing)
the vibrancy of commercial activity in the Downtown and the Maker Districts, while being located
in close proximity to existing parks and trails as well as being within existing service boundaries
for public services (i.e. public safety response and public school transportation).
The benefits of infill are not limited to Areas 6 and 7. Smaller infill projects throughout the City
may have similar benefits to commercial centers while providing some degree of efficiency in City
services. Consideration should be given to limiting the Capital Impacts requirements for
development within a certain acreage amount (i.e. the first five acres of a development site) or
unit count (i.e. the first 20 units of a development project).

These items are provided as a general overview of the major values identified within the City’s
Comprehensive Plan. This memo is intended to provide some framework for the discussion of
the Capital Impacts policy development in anticipation of the Planning Commission’s public
hearing on this item on April 13.
Conclusion
The Planning Commission held a public hearing and discussion on the Capital Impact Study at
their April 13 meeting. The Planning Commission’s Capital Impacts Study Committee met in
March and April to develop a draft policy guideline associated with the Capital Impact Study. The
Planning Commission is holding a second public hearing on these items at the May 25 meeting.
The Planning Commission should begin preparation of a recommendation to City Council on
these items to be finalized at their June 22 meeting.
Attachments
1. Recent Projects Chart
2. Draft Policy Guideline
3. Draft Resolution Adopting the Capital Impacts Study
4. Updated Capital Impacts Study dated May 13

APPENDIX 1: RECENT PROJECTS CHART

APPENDIX 2: DRAFT POLICY GUIDELINE
The adoption of the draft Capital Impacts Study will provide a more flexible and adaptable zoning
method, whereby new development may offset the capital impact on public schools and
Fire/EMS facilities, thereby permitting the City to plan for future development of the community
to the end that new commercial and residential developments will be served with adequate
educational and public safety facilities.
The City Council recognizes that private land use development is one of the major activities that
result in the implementation of the City’s established future vision. On occasion, private
investment is applied creatively in a complex form that provides special value to the City not
otherwise achieved through traditional modern development. If this special value corresponds to
concrete goals in the City’s Comprehensive Plan then they may factor into how the Capital Impacts
Study is used to evaluate the impacts of a proposed project. Specifically:
Chapter 5 Environmental Protection:
Comprehensive Plan Chapter 5 and the Area Plans focus on the redevelopment of aging shopping
centers. Their redevelopment is especially valuable when large underutilized surface parking lots with
little to no stormwater treatment are redeveloped. Some offset to the Capital Impacts of projects
that achieve these goals could be considered due to the value they provide in achieving core
components of the City’s vision.
Comprehensive Plan Chapter 5 and the Area 6 and 7 Area Plans focus on limiting the impact of new
development within environmentally sensitive areas of the City, especially the Floodway. Much of the
Floodway adjacent to Downtown is designated as an “Intensely Developed Area” under the
Chesapeake Bay Preservation Act, which are not required to provide a 100-foot vegetative buffer
between a designated resource (i.e. the River or other perennial stream, etc.) and new development.
Some offset to the Capital Impacts of projects that provide or restore a buffer could be considered
due to the value they provide in enhancing the quality of the unique waterways within the City.
Chapter 7 Residential Neighborhoods and Housing:
The market demand for residential is so strong in the City that there is little current incentive to develop
“affordable” housing. A proportional offset to the Capital Impacts of projects that provide
“affordable” housing as a component in a development could be considered due to the value
generated in permitting inclusive housing in close proximity to existing workplaces, City services, and
multi-modal transportation infrastructure.

Chapter 8 Historic Preservation:
Comprehensive Plan Chapter 8 and the Area 6 and Area 7 Area Plans provide a diverse policy toolkit
to ensure that historic buildings and character structures (as defined in the Area Plans) are preserved
throughout the community. The nature and age of these structures create inherent fiscal challenges
their rehabilitation and reuse. A proportional offset to the Capital Impacts of projects that include
the rehabilitation and reuse of “Historic Buildings” or “Character Structures” could be considered
due to the value created by successful rehabilitation and reuse of these structures, which cannot be
created by new development.

Chapter 11 Planning Areas:

Comprehensive Plan Chapters 5, 6, 7, and 8 and the Area 6 and Area 7 Area Plans focus in part on the
value infill development provides in achieving the City’s desired future state of environmental and
economic sustainability, the provision of efficient public services and infrastructure, and quality of life.
Some offset to the Capital Impacts of the first 20 units of infill projects within the Commercial
Downtown or Creative Maker District could be considered. Due to their geographic location, projects
in these districts are typically going to be limited in overall size and intensity, but will have a value
multiplier, which has the triple benefit of providing niche “missing middle” housing types, stabilizing
(and growing) the vibrancy of commercial activity in the Downtown and the Maker Districts, while
being located in close proximity to existing parks and trails as well as being within existing service
boundaries for public services (i.e. public safety response and public school transportation).

MOTION:

draft May 17, 2022
Regular Meeting
Resolution 22-

SECOND:
RE:

Adopting the Capital Impacts Study for Schools and Fire Capital Impacts of new
residential developments

ACTION:

APPROVED: Ayes: 0; Nays: 0

It is the general policy of the Commonwealth to provide for the orderly development of land, for all
purposes, through zoning and other land development legislation. Frequently, where competing and
incompatible uses conflict, traditional zoning methods and procedures are inadequate. The General
Assembly therefore has authorized localities to provide a more flexible and adaptable zoning method
to cope with situations found in such zones through conditional zoning, whereby a zoning
reclassification may be allowed subject to certain conditions proffered by the zoning applicant for the
protection of the community that are not generally applicable to land similarly zoned.
Pursuant to the authority of Code of Virginia §§15.2-2296-15.2-2303, the City Council has adopted City
Code §72-22.4, under which the City Council may approve an application for an amendment of the
zoning classification of any property, subject to reasonable conditions proffered by the applicant.
These reasonable conditions may include the voluntary payment of cash proffers to offset the capital
impacts of new development.
In addition, the City’s zoning regulations include reasonable regulations and provisions for the granting
of special use permits under suitable regulations and safeguards. These suitable regulations and
safeguards may likewise include the payment of cash contributions to offset the capital impacts of
new development. Under Va. Code §15.2-2286(3), conditions imposed in connection with residential
special use permits, wherein the applicant proposes affordable housing, shall be consistent with the
objective of providing affordable housing.
The City contracted with the fiscal/economic/planning firm, TischlerBise, to provide an estimate of
the capital impact of new development. The focus of the study was the public school capacity and
Fire/EMS capital costs. City Council referred the draft study to the Planning Commission for review
and recommendation, by adoption of Resolution 22-16 on March 8, 2022. The Planning
Commission held its public hearing on the draft study on May 25, 2022, and made its
recommendations to City Council.
The City Council concludes that the adoption of the draft Capital Impacts Study, as revised, will
provide a more flexible and adaptable zoning method, whereby new development may offset the

Draft May 17, 2022
Resolution 22Page 2

capital impact on public schools and Fire/EMS facilities, thereby permitting the City to plan for
future development of the community to the end that new commercial and residential
developments will be served with adequate educational and public safety facilities.
Therefore, the City Council hereby adopts the Capital Impacts Study for the City of Fredericksburg, for
Schools and Fire Capital Impacts, prepared by TischlerBise, dated February 16, 2022, last revised May
13, 2022.

Votes:
Ayes:
Nays:
Absent from Vote:
Absent from Meeting:
***************
Clerk’s Certificate
I certify that I am Clerk of Council of the City of Fredericksburg, Virginia, and that the foregoing is a
true copy of Resolution No. 21-__, adopted at a meeting of the City Council held Date, 2021, at
which a quorum was present and voted.
____________________________________
Tonya B. Lacey, MMC
Clerk of Council
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EXECUTIVE SUMMARY
Overview
TischlerBise has been retained by the City of Fredericksburg, Virginia, to analyze capital impacts and
potential funding through cash proffers and/or special use conditions to meet the demands for public
facilities generated by new development in the City. TischlerBise evaluated capital impacts for two
categories of public capital improvements: (1) Public Schools and (2) Fire and EMS.
Capital impact amounts calculated herein represent a one-time monetary commitment to offset the
impact on public facilities (for the categories included in the study). Capital impact contributions may take
the form of a cash proffer contribution or special use condition. Further detail on specific cash proffer
requirements is included in Appendix B.
Funds collected from capital impact contributions are used to construct capital improvements to maintain
levels of service for new development. Funds can only be used for capital improvements that provide
additional capacity, not operations or maintenance. Capital impact amounts represent new growth’s fair
share of capital facility needs and are calculated using level of service standards to account for
infrastructure that may currently have excess capacity. Capital impact amounts cannot be used to correct
existing deficiencies and are calculated as such. However, since capital impact contributions do not apply
to “by-right” development, only a portion of the impacts from new growth can be mitigated with a capital
impact contribution program. Capital impact contributions are a small part of an overall funding strategy
and should not be regarded as a total solution for infrastructure financing needs. Therefore, other
strategies and revenue sources are needed to offset the impact to infrastructure from new growth.
TischlerBise evaluated possible methodologies and documented appropriate demand indicators by type
of development for each type of capital impact for the City of Fredericksburg. The formula used to
calculate each capital impact amount is diagrammed in a flow chart at the beginning of each chapter.
Specific capital costs have been identified using local data and current dollars (2021). Because capital
impacts reflect a point in time, the calculations and study should be updated periodically (typically 3 to 5
years). Costs reflect the direct impact of new development on the need for new facilities and
infrastructure and do not reflect secondary or indirect impacts.

CAPITAL IMPACTS STUDY
City of Fredericksburg, Virginia

Capital impacts are calculated to conform to three key elements: need, benefit, and proportionality.
First, to justify a capital impact for public facilities, it must be demonstrated that new
development/rezonings will create a need for capital improvements.
Second, development paying a capital impact contribution should derive a benefit from the payment
of the capital impact contribution (i.e., in the form of public facilities constructed within a reasonable
timeframe).
Third, the capital impact amount to be paid by a particular type of development (land use) should not
exceed its proportional share of the capital cost for system improvements. The use of household sizes
and jobs per 1,000 square feet ensures this requirement is met.
For each type of capital impact, the report includes a summary table indicating the specific factors
used to derive the amounts. These factors are referred to as “Level of Service” (LOS) standards. Public
Schools are based on residential demand only; Fire/EMS is based on demand from both residential and
nonresidential development.
The value of each capital impact amount outlined in this report reflects the actual impact (cost) to the
City by new residential and nonresidential development, and as such, each represents the maximum
capital impact generated for each public facility category by type of land use. The capital impact
amounts should not be interpreted as conveying a suggestion or recommendation as to the value any
particular capital impact amount ought to be set should the City Council choose to establish and adopt
a policy guiding the acceptance of capital impact contributions. Rather, the actual costs included in the
study provide a starting point for potential capital impact contribution amounts.
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Summary of Capital Impact Calculations
The capital impact amounts calculated for the City of Fredericksburg represent the highest amount
feasible for each type of applicable land use, or maximum amounts, which represents new growth’s
fair share of the cost for the respective capital facilities.
A summary of components and methodologies in the analysis for each infrastructure category is
provided below in Figure 1.
Figure 1. Summary of City of Fredericksburg Capital Impact Methodologies

Type of Public Facility

Components

Cost Allocation

Fredericksburg City Public
Schools




Schools
Buses

Public School Students from
Residential Development

Fredericksburg Fire
Department




Station Space
Vehicles/Apparatus

Residential and Nonresidential
Development

For Public Schools capital impacts, components include public school buildings and buses and are
based on current levels of service calculated based on capacity. Public Schools capital impacts only
apply to residential development. School capital impact amounts are provided for an average housing
unit by type of unit (i.e., single family detached, single family attached, and multifamily (non-age
restricted)) as well as by size (bedroom count) of housing units. This allows for a more “progressive”
schedule where smaller units within each category tend to have fewer students per unit and thus a
lower capital impact amount. (See summary in Figure 2.)
Fire/EMS capital impacts include fire stations and vehicles/apparatus. Fire/EMS capital impacts are
calculated for both residential and nonresidential development based on planned levels of service
household sizes and size of housing units. (See summary in Figure 2.)
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Maximum Capital Impact Amounts
Figure 2 provides a summary of the maximum capital impact amounts by type of land use for the City
of Fredericksburg. The capital impact amounts represent new growth’s fair share of the cost for capital
facilities included in the analysis. Please see applicable chapter for detail on factors, values, and
calculations used to calculate the capital impact amounts shown in Figure 2.
The capital impacts for residential development are per housing unit with the option of implementing
by size of unit (based on bedroom count). For nonresidential development, the capital impacts are
shown per 1,000 square feet of floor area for all uses except lodging, which is shown per room.
Figure 2. Summary of Maximum Capital Impact Amounts by Land Use
Public
Schools
Residential

Development Number of
Unit
Bedrooms

Fire &
EMS

TOTAL
Capital Impact

Per Development Unit

Single Family

Housing Unit

0-2

$6,516

$542

$7,058

Single Family

Housing Unit

3

$11,293

$721

$12,014

Single Family

Housing Unit

4

$19,724

$940

$20,664

Single Family

Housing Unit

5+

$20,435

$1,059

$21,494

Single Family

Housing Unit

Avg

$13,719

$853

$14,572

SF Attached/Townhouse

Housing Unit

0-2

$21,092

$536

$21,628

SF Attached/Townhouse

Housing Unit

3+

$19,022

$771

$19,793

SF Attached/Townhouse

Housing Unit

Avg

$19,772

$721

$20,493

Multifamily/Other

Housing Unit

Avg

$14,213

$632

$14,845

Multifamily Age Restricted

Housing Unit

Avg

$0

$632

$632

Nonresidential

Development Unit

Per Development Unit

Retail

1,000 sq. ft.

n/a

$577

$577

Office, Institutional, and Other Services

1,000 sq. ft.

n/a

$720

$720

Industrial

1,000 sq. ft.

n/a

$427

$427

Room

n/a

$186

$186

Lodging
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INTRODUCTION TO CAPITAL IMPACTS
Methodologies
Any one of several legitimate methods may be used to calculate capital impact amounts. The choice
of a particular method depends primarily on the service characteristics and planning requirements for
the facility type being addressed. Each method has advantages and disadvantages in a particular
situation, and to some extent can be interchangeable, because each allocates facility costs in
proportion to the needs created by development.
Reduced to its simplest terms, the process of calculating capital impact amounts involves two main
steps: (1) determining the cost of development-related capital improvements (for additional capacity)
and (2) allocating those costs equitably to various types of development. In practice, though, the
calculation of capital impacts can be complex because of the variables involved in defining the
relationship between development and the need for facilities. The following paragraphs discuss three
basic methods for calculating capital impact amounts and how those methods can be applied.
Plan-Based Calculation. The plan-based method allocates costs for a specified set of improvements to
a specified amount of development. The improvements are identified by a facility plan and
growth/future development is determined through planning documents and projections. In this
method, the total cost of relevant facilities is divided by total future demand to calculate a cost per
unit of demand. Then, the cost per unit of demand is multiplied by the amount of demand per unit of
development (e.g., housing units or square feet of building area) in each category to arrive at a cost
per specific unit of development (e.g., single family detached unit).
Incremental Expansion Calculation. The incremental expansion method documents current levels of
service (LOS) for each type of public facility, based on an existing service standard (such as square feet
per student). This approach ensures that there are no existing infrastructure deficiencies or surplus
capacity in infrastructure. New development is only paying its proportionate share for growth-related
infrastructure. Level of service standards are determined in a manner similar to the current
replacement cost approach used by property insurance companies. However, in contrast to insurance
practices, the capital impact revenues would not be for renewal and/or replacement of existing
facilities. Rather, revenue will be used to expand or provide additional facilities, as needed, to
accommodate new development. An incremental expansion cost method is best suited for public
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facilities that will be expanded in regular increments, with LOS standards based on current conditions
in the community.
Cost Recovery or Buy-In Calculation. The rationale for the cost recovery approach is that new
development is paying for its share of the useful life and remaining capacity of facilities already built
or land already purchased from which new growth will benefit. This methodology is often used for
systems that were oversized such as utilities.

Generic Capital Impact Calculation
In contrast to development exactions, which are typically referred to as project-level improvements,
capital impacts fund growth-related infrastructure that will benefit multiple development projects, or
the entire jurisdiction. The basic steps in a generic capital impact formula are illustrated in Figure 3.
The first step (see the left box) is to determine an appropriate demand indicator, or demand unit, for
the particular type of infrastructure. The demand/service indicator measures the number of demand
units for each unit of development. For example, an appropriate indicator of the demand for schools
is growth in student enrollment and the increase in enrollment can be estimated from the average
number of students per housing unit. The second step in the generic formula is shown in the next
circle. Infrastructure units per demand unit are typically called level of service (LOS) standards. In
keeping with the school example, a common LOS standard is square feet per student. The third step in
the generic formula is the cost of various infrastructure units. To complete the school example, this
part of the formula would establish the cost per square foot for school construction. The product of
each component in the formula is the capital cost amount per development unit (e.g., per housing unit
or per 1,000 square feet of nonresidential space).
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Figure 3. Generic Capital Impact Formula

Demand
Units per
Development
Unit

Students per
Housing Unit
(i.e., Student
Generation Rate By
Type of Unit)

Infrastructure
Units per
Demand Unit

Level of Service
(e.g., Number of
Seats or Square
Feet per Student)

Capital Cost
per
Infrastructure
Unit

Construction Cost
by Type of School
(e.g., Cost per
School Seat or Sq.
Ft.)

Capital Cost

per
Development
Unit

Cash
Proffer/Special
Cash
Proffer
Use
Condition
Amount
perper
Type
Amount
of Housing Unit
Type of Housing
Unit

Credits
A general requirement common to capital impact methodologies is the evaluation of credits. Two types
of credits should be considered, future revenue credits and site-specific credits. Future revenue
credits are necessary to avoid potential double payment situations arising from a one-time capital
impact payment plus the payment of other revenues that may also fund the same growth-related
capital improvements.
Future revenue credits are dependent upon the capital impact methodology used in the cost analysis.
The incremental expansion methodology is best suited for public facilities that will be expanded
incrementally in the future. Because new development will provide front-end funding of infrastructure,
there is a potential for double payment of capital costs due to future principal payments on existing
debt for public facilities. That is, because new development that may pay a capital impact will also pay
taxes to retire debt for the same type of infrastructure, a credit is included in the capital impact
calculation to account for this. (A credit is not necessary for interest payments if interest costs are not
included in the capital impacts.) For the City of Fredericksburg, a future revenue credit is necessary
and is calculated for Schools capital impacts, due to outstanding debt for previous capacity expansion
projects. Detail is provided in this report in the applicable chapter.
The plan-based methodology is also used in this study. When using a plan-based method, it is
important to determine if new development will contribute toward the cost of future public facilities.
For the City of Fredericksburg, this type of credit is necessary for the Schools and Fire/EMS capital
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impacts, due to future debt for planned capacity expansion projects. Detail is provided in this report
in the applicable chapter.
The second type of credit is a site-specific credit for system improvements that have been included in
the capital impact calculations. A site-specific credit is handled during implementation and would
reduce the capital impact amount due to contributions of improvements or land that mitigate new
development’s impact on the infrastructure needs covered in the capital impact program. Policies and
procedures related to site-specific credits for system improvements should be addressed in the policy
that establishes the City Capital Impact program. However, the general concept is that applicants may
be eligible for site-specific credits or reimbursements only if they provide system improvements that
have been included in the capital impact calculations. Project improvements normally required as part
of the development approval process would not be eligible for credits against capital impacts.
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PUBLIC SCHOOLS FACILITIES CAPITAL IMPACTS
Methodology
Public Schools Facilities capital impact methodology is based on the need for future public school
capacity due to growth and is calculated using the current average City of Fredericksburg public school
student generation rates (by type and size of unit), level of service standards, and local costs. The
capital impact amount is determined using incremental expansion methodology, and costs are
allocated 100 percent to residential development. Figure 4 illustrates the methodology used to
calculate the capital impact. It is intended to read like an outline, with lower levels providing a more
detailed breakdown of the infrastructure components. Schools’ capital impact is derived from the
product of students per housing unit (by type and size of unit) multiplied by the net capital cost per
student. The boxes in the next level down indicate detail on the components. A credit for future
principal payments on existing General Obligation and other debt is included.
Figure 4. Fredericksburg Public Schools Capital Impact Methodology Diagram
CITY OF
FREDERICKSBURG
PUBLIC SCHOOLS
CAPITAL IMPACTS
Residential
Development

Students per Housing Unit by
Type and Size of Unit (Student
Generation Rate)

School Construction
Cost per Student

Multiplied By Net Local
Capital Cost per Student

Plus Bus Cost per
Student

Minus Principal
Payment Credit
Per Student
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Public School Capacity Needs
Recent public school enrollment projections were provided by Fredericksburg City Public Schools
(FCPS) from Crabtree and the Weldon Cooper Center. The enrollment projections do not include a
comprehensive residential growth projection but do consider the potential for enrollment growth from
new residential development. See the footnote to the following figure for Weldon Cooper Center’s
projection methodologies. A recommended projection is provided below reflecting an average
between Weldon Cooper Center’s projections 1 and 2, which integrates an assumption of decreased
enrollment due to COVID-19. Note: Multifamily units shown below reflect non-age restricted units.
Figure 5. FCPS Public School Enrollment Projections

Housing Units
Single Family Detached
Single Family Attached
Multifamily Non-Age Restricted
Total
K-12 Enrollment Projections
Actual Enrollment (Fall)
Crabtree Projection
Weldon Cooper Center Projection 1 ^
Weldon Cooper Center Projection 2 ^
Weldon Cooper Center Projection 3 ^
Projected FCPS Enrollment**

Base Year
2022

Five-Year Increments>>>
10
15
20
2032
2037
2042

1
2023

2
2024

3
2025

4
2026

5
2027

6
2028

7
2029

8
2030

9
2031

5,053
1,246
5,297
11,596

5,072
1,285
5,419
11,776

5,092
1,324
5,543
11,959

5,112
1,364
5,669
12,145

5,132
1,405
5,797
12,334

5,153
1,446
5,927
12,526

5,174
1,488
6,060
12,722

5,195
1,531
6,194
12,920

5,217
1,574
6,331
13,122

5,239
1,618
6,469
13,326

5,325
1,790
7,013
14,128

5,416
1,972
7,588
14,976

SY 21-22 SY 22-23 SY 23-24 SY 24-25 SY 25-26 SY 26-27 SY 27-28 SY 28-29 SY 29-30 SY 30-31
3,547
3,739
3,778
3,802
3,847
3,913
3,998
4,081
3,499
3,599
3,678
3,724
3,763
3,780
3,830
3,928
4,021
4,131
3,494
3,582
3,642
4,240
3,741
3,782
3,839
3,879
3,892
3,942
4,035
4,142
3,659
4,082
4,189
4,274
3,990
3,747
3,806
3,829
3,888
3,938
3,943

SY 31-32

SY 36-37

SY 41-42

4,250

4,501

4,767

5,034
1,208
5,155
11,397

3,547

3,662

3,712

3,782

3,821

3,836

3,886

3,982

4,082

4,186

Net Increase
382
764
2,433
3,579

1,220

^ From Weldon Cooper Center: "Projection 1 assumes that students who were expected to enroll but didn't last year will not enroll this fall, while projection 2 assumes half will and projection 3 assumes all students
expected last year will enroll this fall. The projections all show a fairly similar trend of the enrollment growth prior to 2020 continuing, although at a slightly slower rate. Growth prior to 2020 was driven primarily by a stable
number of births in the region and more families moving into the division. After 2026 the projections expect enrollment growth to accelerate, driven by larger entering Kindergarten classes. This growth is based on
projected births, which assumes that the currently low fertility rates will not decline further. Provided that fertility rates do not decline, the increase in the region's childbearing age population during this decade will cause
the number of births in the region to increase. The main limitation to these projections is that they are not able to account for changes in the amount of development in the city, the projections essentially assume that
construction rates over the past few years will continue. Fredericksburg's past enrollment growth rates have typically been closely tied to the amount of home construction in the city, which has been somewhat cyclical.
** Projections through 2031 reflect an average of Projections 1 and 2 from Weldon Cooper Center (given alignment with actual enrollment in Fall 2021); remaining years TischlerBise (growth from housing added to
previous year).

Figure 6 provides detail on projected enrollment for FCPS, existing capacity, and utilization (enrollment
divided by capacity). As shown, capacity is projected to reach 95 percent within the next three years
and reach 100 percent within seven years.
Figure 6. Fredericksburg Public Schools Projected Enrollment, Capacity, and Utilization
Base Year
1
2
3
4
5
6
7
8
9
10
SY 21-22 SY 22-23 SY 23-24 SY 24-25 SY 25-26 SY 26-27 SY 27-28 SY 28-29 SY 29-30 SY 30-31 SY 31-32
Projected Enrollment
3,547
3,662
3,712
3,782
3,821
3,836
3,886
3,982
4,082
4,186
4,250
Capacity*
3,994
3,994
3,994
3,994
3,994
3,994
3,994
3,994
3,994
3,994
3,994
Utilization^
89%
92%
93%
95%
96%
96%
97%
100%
102%
105%
106%
* Existing capacity as of SY21-22.
^ TischlerBise highlighting at 100% or greater. Does not reflect Fredericksburg City Public Schools or City of Fredericksburg policy or
direction on utilization threshold.
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Public School Students per Housing Unit
Fredericksburg City Public Schools (FCPS) provided geocoded student data by school and grade level.
TischlerBise used the Commissioner of the Revenue tax parcel file to match student data with housing
unit type and the universe of estimated housing units by type to derive student generation rates for
FCPS. The term “student generation rate” refers to the number of public school students per housing
unit in the City of Fredericksburg. (Public school students are a subset of school-age children, which
includes students in private schools and home-schooled children. Data reflect public school students
only.
Student generation rates are calculated for three housing unit types, given demographic characteristics
and potential for future development in the City: (1) single family detached (includes manufactured
homes); (2) single family attached (townhouse); and (3) multifamily. Rates are provided for three
school levels: (1) Elementary School (grades K-5); (2) Middle School (grades 6-8), and (3) High School
(grades 9-12). (Pre-K is not included in the student generation rates as it is not universally provided.)
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Figure 7. FCPS Estimated Student Generation Rates by Type of Unit
STUDENTS in Housing Units from School Data File
Mercer Elem Lafayette Elem

Walker Grant
Monroe High Total K-12
Middle

OWG [PreGrand Total
K/Spec]

Single Family Detached
Single Family Attached
Multifamily

177
154
548
879

385
83
288
756

334
102
305
741

471
144
372
987

1,367
483
1,513
3,363

34
17
80
131

1,401
500
1,593
3,494

Unknown Type of Housing
TOTAL STUDENTS

17
896

49
805

42
783

57
1,044

165
3,528

4
135

169
3,663

Elementary
0.112
0.196
0.162

Middle
0.066
0.084
0.059

HOUSING UNITS 2021
Single Family Detached
Single Family Attached
Multifamily (Non-Age Restricted)
Subtotal (Non-Age Restricted)

5,034
1,208
5,155
11,397

Multifamily Age Restricted
Grand Total

596
11,993

STUDENT GENERATION RATES
Summary (Rounded)
Single Family Detached
Single Family Attached
Multifamily (Non-Age Restricted)

High
Total K-12
0.094
0.272
0.119
0.400
0.072
0.294

Sources: Fredericksburg City Schools data; City of Fredericksburg, Commissioner of Revenue data; TischlerBise.
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Given data from the City tax parcel file and the student data file, rates by type of unit and bedroom
count can be derived for single family detached and single family attached units. (Data on bedroom
count for multifamily units are not available in the tax parcel file.)
A summary of Student Generation Rates is provided in Figure 8. Detail is provided in the Appendix.
Figure 8. Estimated FCPS Student Generation Rates by Type and Size of Unit Summary

Single Family Detached

Single Family Attached

Multifamily

0-2 Bedrooms
3 Bedrooms
4 Bedrooms
5+ Bedrooms
Average

Elementary
0.057
0.096
0.161
0.132
0.112

Middle
0.033
0.054
0.092
0.112
0.066

High
0.041
0.075
0.137
0.155
0.094

Total K-12
0.131
0.224
0.390
0.398
0.272

0-2 Bedrooms
3+ Bdrms
Average

0.222
0.180
0.196

0.082
0.086
0.084

0.123
0.117
0.119

0.428
0.383
0.400

All Sizes

0.162

0.059

0.072

0.294
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Public School Facilities Level of Service Standards
This section provides current inventories of elementary, middle, and high schools in Fredericksburg
Public City Schools (FPCS). The data contained in these tables determine Level of Service (LOS)
infrastructure standards for school buildings and sites on which the capital impacts are based. Levels
of service are shown based on two sets of figures—current enrollment and capacity—with the
highlighted factor indicating the level of service on which the capital impacts are based.

Elementary Schools
As indicated in Figure 9, the elementary schools have a total of 240,651 square feet of floor area on
60.2 acres. Total enrollment from fall 2021 is 1,724 and a school capacity of 1,950. Utilization is
calculated by dividing enrollment by school capacity. In Fredericksburg elementary schools for the
most recent school year (2021-22), current overall average utilization is at 88 percent.
Levels of service are shown at the bottom of Figure 9. Level of service standards are calculated by
dividing the amount of infrastructure by total enrollment and capacity.
Capacity is used to conservatively determine level of service, reflecting the point at which no excess
capacity exists in the system. The current level of service for elementary schools is 123 square feet per
student (240,651 square feet / 1,950 students) and .03 acres per student. By using the lower level of
service to calculate capital impact costs, the City is not committing to achieving a higher level of service
to serve new development than that is provided today. The shaded area reflects the levels of service
standards used in the capital impact calculation.
Figure 9. Fredericksburg Public City Schools: Elementary Schools Level of Service
ELEMENTARY SCHOOLS (K-5)
Inventory, Enrollment, and Levels of Service
Facility
Hugh Mercer Elementary School
Lafayette Elementary School
TOTALS
Demand
Units
Elementary School Levels of Service
(Students)
LOS based on Current Enrollment
1,724
LOS based on Capacity

1,950

Site
Acreage
38.6
21.5
60.2

Official
Building
Portables
2021 (Sept)
Square Feet
Classrooms Enrollment
142,891
9
924
97,760
2
800
240,651
11.0
1,724

Current
Capacity
Utilization
940
98%
1,010
79%
1,950
88%

Acres per
Building
Portables per
Student
SF per Student
Student
0.034
139
0.0063
0.030

123

0.0056

Sources: City of Fredericksburg (Property Records); Fredericksburg Public Schools
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Middle School
As indicated in Figure 10, the FCPS middle school (Walker-Grant) has a total of 103,590 square feet of
floor area on 21.5 acres. Total enrollment at the school from fall 2021 is 785 and a school capacity of
880. Utilization is calculated by dividing enrollment by school capacity. In the Fredericksburg middle
school, current overall average utilization is at 89 percent.
Levels of service are shown at the bottom of Figure 10. Level of service standards are calculated by
dividing the amount of infrastructure by total enrollment and capacity.
Capacity is used to conservatively determine level of service, reflecting the point at which no excess
capacity exists in the system. The current level of service for the middle school is 117 square feet per
student (103,590 square feet / 880 students) and .024 acres per student. By using the lower level of
service to calculate the capital impacts, the City is not committing to achieving a higher level of service
to serve new development than that is provided today. The shaded area reflects the levels of service
standards used in the capital impact calculation.
Figure 10. Fredericksburg Public City Schools: Middle School Level of Service
MIDDLE SCHOOL (Grades 6-8)
Inventory, Enrollment, and Utilization
Facility
Walker-Grant Middle School
TOTALS

Site
Acreage
21.5
21.5

Demand
Units
Middle School Levels of Service
(Students)
LOS based on Current Enrollment
785

Acres per
Building
Portables
Student
SF per Student per Student
0.027
131
0.0025

LOS based on Capacity

880

0.024

Official
Building
Portables
2021 (Sept)
Square Feet
Classrooms Enrollment
103,590
2
785
103,590
2
785

117

Current
Capacity
Utilization
880
89%
880
89%

0.0022

Source: City of Fredericksburg; Fredericksburg Public Schools
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High School
Level of service factors for the Fredericksburg City High School is shown in Figure 11. The FCPS high
school (James Monroe) has a total of 198,000 square feet of floor area on 23.7 acres. Total enrollment
at the school from fall 2021 is 1,038 and a school capacity of 1,164. Utilization is calculated by dividing
enrollment by school capacity. In the Fredericksburg high school, current overall average utilization is
at 89 percent.
Levels of service are shown at the bottom of Figure 11. Level of service standards are calculated by
dividing the amount of infrastructure by total enrollment and capacity.
Capacity is used to conservatively determine level of service, reflecting the point at which no excess
capacity exists in the system. The current level of service for the high school is 170 square feet per
student (198,000 square feet / 1,164 students) and .020 acres per student. By using the lower level of
service to calculate the capital impacts, the City is not committing to achieving a higher level of service
to serve new development than that is provided today. The shaded area reflects the levels of service
standards used in the capital impact calculation.
Figure 11. Fredericksburg Public City Schools: High School Level of Service
HIGH SCHOOL (Grades 9-12)
Inventory, Enrollment, and Utilization
Facility
James Monroe High School
TOTALS

Site
Acreage
23.7
23.7

Demand
Units
High School Levels of Service
(Students)
LOS based on Current Enrollment
1,038

Acres per
Building
Portables
Student
SF per Student per Student
0.022
190
0.0000

LOS based on Capacity

1,164

0.020

Official
Building
Portables
2021 (Sept)
Square Feet
Classrooms Enrollment
198,000
0
1,038
198,000
0
1,038

170

Current
Capacity
Utilization
1,164
89%
1,164
89%

0.0000

Source: City of Fredericksburg; Fredericksburg Public Schools
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Public School Construction Costs
TischlerBise obtained the estimated cost for new school construction from the City of Fredericksburg
as indicated in the City’s FY23 Capital Improvements Plan. The estimate reflects current cost for
additional capacity, which in the short-term is a planned middle school. Figure 12 provides a summary
of districtwide level of service factors used in the cost calculation.
Figure 12. Districtwide Facility Factors
Current School Sq. Ft. (All Levels)
Current Capacity (Students) (All Levels)
Average School Sq.Ft. per Student (Truncated)

542,241
3,994
135

As shown in Figure 13, the average current cost per student is $58,632, or $434 per square foot—
estimated based on the assumption of a school with a capacity of 950 and 135 square feet per student
average level of service (as shown in Figure 12).
Figure 13. Public School Construction Costs
School
New School Construction*

Estimated
Construction
Cost (2022$)
$55,700,000

Capacity
(Students)
950

Cost
Square
per
Feet per Student
Student
(District LOS Avg)^
$58,632
135

Cost
Per Sq. Ft.
$434

* Cost estimate includes planning, engineering, site selection, and construction; based on a new middle school (FY23).
^ District level of service (LOS) average square feet per student used to determine cost to expand capacity at all levels.
Source: City of Fredericksburg FY2023 Capital Improvements Plan; Fredericksburg City Public Schools.

Land Costs
Costs for land acquisition are not included as a separate cost factor in the capital impact calculation.
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Bus Costs
Buses are another infrastructure component to be included in the capital impacts. New buses will need
to be purchased by the City to accommodate increased enrollment. Total current value of the fleet is
estimated at approximately $6.2 million, which equates to a current cost of $1,744 per student (based
on K-12 enrollment). Levels of service and costs are provided below in Figure 14 for the fleet.
Figure 14. Buses Levels of Service and Costs

FCPS Buses

Number of Units
57
TOTAL
57

Cost/Vehicle
$108,500
$108,500

Total Cost
$6,184,500
$6,184,500

Fredericksburg Public Schools K-12 Enrollment (2021-22)
Buses/Vehicles per Student
Cost per Student

3,547
0.016
$1,744

Source: Fredericksburg City Public Schools

Capital Impact Study Cost
Included in the capital impact amount is the cost for preparation of the Schools portion of the Capital
Impacts Study. This is calculated based on the projected growth in enrollment in the City over the next
six years, reflecting the CIP timeframe and an appropriate period of time before the capital impacts
should be updated to reflect changes in development, capital improvement projects, and levels of
service. The cost per student of $67 is derived by dividing the consultant cost by the projected increase
in enrollment over six years. See below.
Figure 15. Capital impact Study (Schools Portion)
Schools Consultant Fee
Projected Increase in Enrollment (6 yrs)
Cost per student

$22,704
339
$67
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Credit for Future Principal Payments on School Improvements
Because the City has existing debt for school capacity expansions and plans to issue debt for future
school construction, TischlerBise recommends a credit for future principal payments. City of
Fredericksburg Finance staff provided the amount of projected outstanding education-related debt
and principal payment schedules for existing debt. Projected outstanding debt (principal only) totals
approximately $21.2 million for schools. (Only credits for principal payments are included because
interest costs are not included in the capital impact costs.)
Additional debt is anticipated to be issued for new school construction. TischlerBise projected future
debt service payments based on an assumed debt issuance of $50.5 million at 3 percent interest over
30 years per direction from the City.
Credit calculations based on principal payments to be made by the City on outstanding and future
public school debt is shown in the following two figures. A credit is necessary since new residential
units that pay school capital impact contributions will also contribute to future principal payments on
school debt through property taxes. Credits are calculated on a per student basis to reflect the
proportionate share of debt service per development unit, which is based on demand specific to the
land use receiving the credit (i.e., for schools, the land use is a housing unit). It is not linked to property
value, which would shift the capital impact approach away from a land use regulation toward a tax. To
account for the time value of money, annual principal payments per student are discounted using a
net present value formula based on a discount rate of 3 percent, which reflects the estimated interest
rate for City-issued debt..1
The combined credit amount of $11,211 is subtracted from the gross capital cost per student to derive
a net capital cost per student for school facilities (see Figure 17).

Applying the discount rate (interest rate) accounts for the time value of money; in other words, it
determines the value today of the credit per demand unit when the debt is retired in the future. That
is, a certain amount of money today will have different buying power than the same amount of money
in the future because there is an opportunity to earn interest on the money and because inflation will
increase prices.
1
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Figure 16. Credit for Future Principal Payments on Existing and Future Debt
Fiscal Existing Principal Projected Principal
Payments
Payments
Year
FY22
$1,846,589
FY23
$1,955,228
FY24
$2,080,228
$1,061,473
FY25
$2,205,228
$1,093,317
FY26
$2,340,228
$1,126,116
FY27
$2,475,228
$1,159,900
FY28
$2,615,228
$1,194,697
FY29
$2,760,228
$1,230,538
FY30
$2,920,228
$1,267,454
FY31
$0
$1,305,477
FY32
$0
$1,344,642
FY33
$0
$1,384,981
FY34
$0
$1,426,530
FY35
$0
$1,469,326
FY36
$0
$1,513,406
FY37
$0
$1,558,808
FY38
$0
$1,605,573
FY39
$0
$1,653,740
FY40
$0
$1,703,352
FY41
$0
$1,754,452
FY42
$0
$1,807,086
FY43
$0
$1,861,299
FY44
$0
$1,917,138
FY45
$0
$1,974,652
FY46
$0
$2,033,891
FY47
$0
$2,094,908
FY48
$0
$2,157,755
FY49
$0
$2,222,488
FY50
$0
$2,289,163
FY51
$0
$2,357,837
FY52
$0
$2,428,573
FY53
$0
$2,501,430
$21,198,412
$50,500,000

TOTAL
$1,846,589
$1,955,228
$3,141,700
$3,298,545
$3,466,344
$3,635,128
$3,809,925
$3,990,766
$4,187,682
$1,305,477
$1,344,642
$1,384,981
$1,426,530
$1,469,326
$1,513,406
$1,558,808
$1,605,573
$1,653,740
$1,703,352
$1,754,452
$1,807,086
$1,861,299
$1,917,138
$1,974,652
$2,033,891
$2,094,908
$2,157,755
$2,222,488
$2,289,163
$2,357,837
$2,428,573
$2,501,430
$67,896,595

Total
Students [1]
3,547
3,662
3,712
3,782
3,821
3,836
3,886
3,982
4,082
4,186
4,250
4,299
4,349
4,399
4,449
4,501
4,553
4,606
4,659
4,712
4,767
4,822
4,878
4,934
4,991
5,049
5,107
5,166
5,226
5,286
5,347
5,409

Discount Rate
Net Present Value [2]

Credit per
Student
$521
$534
$846
$872
$907
$948
$980
$1,002
$1,026
$312
$316
$322
$328
$334
$340
$346
$353
$359
$366
$372
$379
$386
$393
$400
$408
$415
$422
$430
$438
$446
$454
$462
$16,420
3.0%
$11,211

[1] See Appendix for enrollment projections.
[2] To account for the time value of money, total credit per student is discounted using a net
present value formula assuming the average interest rate from current debt as shown.
Source: City of Fredericksburg; TischlerBise
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Public Schools Capital Impact Input Variables
Factors used to derive the school capital impact are summarized in Figure 17. Capital impacts for public
schools are based on student generation rates (i.e., public school students per housing unit) and are
only requested of residential development. (For further discussion on student generation rates see the
Appendix.) Level of service standards are based on current costs per student for public school
buildings, buses, and the Capital Impact Study as discussed in the previous sections and summarized
below. The credit for future principal payments is subtracted from the gross capital cost per student
to derive the net capital cost per student.
Figure 17. Public Schools Capital Impact Input Variables
INPUT VARIABLES:
Public School Students Per Housing Unit (2021-22)
(Averages)
Single Family Detached
Single Family Attached
Multifamily (Non-Age Restricted)

Fredericksburg City Schools
School Level

TOTAL

Elementary
0.112
0.196
0.162

Middle
0.066
0.084
0.059

High
0.094
0.119
0.072

Elementary
123
$434
$53,420

Middle

High

0.272
0.400
0.294

Current Level of Service Standards
Building Square Feet Per Student
Total Cost Per Square Foot
Total Building Construction Cost Per Student
Buses per Student
Cost per Bus
Bus Cost Per Student
Consultant Study Cost Per Student

Total Gross Capital Cost Per Student
Local Share of Capacity Cost
Total Gross Local Capital Cost Per Student
Principal Payment Credit Per Student

Total Net Local Capital Cost Per Student

0.016
$108,500

117
$434
$50,814

170
$434
$73,833

0.016
$108,500

0.016
$108,500

$1,744

$1,744

$1,744

$67

$67

$67

$55,231

$52,625

$75,644

100%

100%

100%

$55,231

$52,625

$75,644

($11,211)

($11,211)

($11,211)

$44,020

$41,414

$64,433
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Maximum Allowable Capital Impact Amounts for Public
Schools
Figure 18 shows the schedule of maximum supportable capital impact amounts for Public Schools in
the City of Fredericksburg for average-sized units. (Capital impacts per housing unit by bedroom count
are shown below in Figure 19.)
The amounts are calculated by multiplying the student generation rate by the net capital cost per
student for each type of school by type of housing and then added together to derive the total Public
Schools capital impact amount. For example, for a single family detached unit, the elementary portion
of the capital impact is calculated by multiplying the student generation rate of .112 by the net capital
cost per elementary student of $44,020, which results in $4,930 (truncated) per single family detached
housing unit. This is repeated for the other school levels of the capital impact amount. All portions are
added together to calculate the total capital impact amount by type of residential unit (i.e., for single
family detached, $4,930 + $2,733 + $6,056 = $13,719.) The calculation is repeated for each type of
residential unit.
Figure 18. City of Fredericksburg Maximum Supportable Schools Capital impacts
MAXIMUM SCHOOL CAPITAL IMPACT AMOUNTS (AVERAGE SIZE): Fredericksburg City Public Schools
Capital Impact Per Housing Unit (Weighted Average)
Single Family Detached
Single Family Attached
Multifamily (Non-Age Restricted)

Elementary
$4,930
$8,627
$7,131

Middle
$2,733
$3,478
$2,443

High
$6,056
$7,667
$4,639

TOTAL
$13,719
$19,772
$14,213

Figure 19 provides the capital impact schedule per housing unit by housing unit size (number of
bedrooms per unit). Student generation rates by bedroom count are provided at the top of the figure
(see the Appendix for calculation details). This number is multiplied by the net capital cost per school
level to derive the capital impact per level per unit by size of housing unit.
For a single family unit up to 2 bedrooms, the maximum capital impact amount is $6,516; a single
family with 3 bedrooms, the maximum amount is $11,293; with 4 bedrooms, the maximum amount is
$19,724; and for 5 or more bedrooms, the maximum amount is $20,435. Two size categories are
provided for single family attached/townhouse units; bedroom count information is not available for
multifamily units, therefore the average amount is provided.
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Figure 19. City of Fredericksburg Maximum Allowable Public Schools Capital Impact Amounts Per
Housing Unit by Bedroom Count
MAXIMUM SCHOOL CAPITAL IMPACT AMOUNTS (BY BEDROOM COUNT): Fredericksburg City Public Schools
Public School Students Per Housing Unit (2021-22) ( By Bedroom Count)
Elementary
Single Family Detached
0-2 Bedrooms
0.057
3 Bedrooms
0.096
4 Bedrooms
0.161
5+ Bedrooms
0.132
Average
0.112
Single Family Attached

Middle
0.033
0.054
0.092
0.112
0.066

High
0.041
0.075
0.137
0.155
0.094

TOTAL
0.131
0.224
0.390
0.398
0.272

0-2 Bedrooms
3+ Bdrms
Average

0.222
0.180
0.196

0.082
0.086
0.084

0.123
0.117
0.119

0.428
0.383
0.400

All Sizes

0.162

0.059

0.072

0.294

Elementary
$44,020

Middle
$41,414

High
$64,433

School Capital Impacts Per Housing Unit (By Bedroom Count)
Elementary
Single Family Detached
0-2 Bedrooms
$2,509
3 Bedrooms
$4,225
4 Bedrooms
$7,087
5+ Bedrooms
$5,810
Average
$4,930

Middle
$1,366
$2,236
$3,810
$4,638
$2,733

High
$2,641
$4,832
$8,827
$9,987
$6,056

TOTAL
$6,516
$11,293
$19,724
$20,435
$13,719

Multifamily (Non-Age Restricted)

Net Local Capital Cost Per Student

Single Family Attached

Multifamily (Non-Age Restricted)

0-2 Bedrooms
3+ Bdrms
Average

$9,772
$7,923
$8,627

$3,395
$3,561
$3,478

$7,925
$7,538
$7,667

$21,092
$19,022
$19,772

All Sizes

$7,131

$2,443

$4,639

$14,213
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Capital Plans for Schools
Fredericksburg City Public Schools (FCPS) has identified a need for future capacity at all school levels
over the next nine years. The anticipated capital improvement plan is as follows:
•

Build a new middle school to address capacity issues, which will add and shift capacity for both
elementary and middle school levels.

•

Expand capacity at the high school level.

Service Area
TischlerBise recommends a citywide collection and expenditure zone. Construction of new schools or
additions will free up space at existing schools thus providing relief in other parts of the district.
Adjustments to school district boundaries on an occasional basis maximize capacities at respective
schools (as has been done by FCPS in recent years).

24

CAPITAL IMPACTS STUDY
City of Fredericksburg, Virginia

FIRE AND EMS CAPITAL IMPACTS
Methodology
Fredericksburg Fire Department capital impact costs are calculated using the plan-based methodology.
Components include:
•

Fire Stations

•

Fire and EMS Apparatus

Capital impacts are calculated on a per capita basis for residential development and a per job basis for
nonresidential development. Figure 20 illustrates the methodology used to determine the capital
impact amount. It is intended to read like an outline, with lower levels providing a more detailed
breakdown of the components. The residential portion is derived from the product of persons per
housing unit (by type and size) multiplied by the net cost per person. The nonresidential portion is
derived from the product of jobs per 1,000 square feet of nonresidential space multiplied by the net
cost per job.
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Figure 20. Fire & EMS Capital Impact Methodology Diagram
FIRE AND EMS CAPITAL
IMPACTS

Residential Development

Nonresidential Development

Persons per Housing Unit by
Type and Size of Unit

Jobs per 1,000 Square Feet
by Type of Development

Multiplied by Net Cost per
Person

Multiplied by Net Cost per
Job

Fire and EMS Station Cost
per Person

Fire and EMS Station Cost
per Job

Plus Fire and EMS
Apparatus Cost per Person

Plus Fire and EMS
Apparatus Cost per Job

Less Debt Service Payment
Credit per Person

Less Debt Service Payment
Credit per Job
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Cost Allocation for Fire and EMS Facilities
The City of Fredericksburg Fire Department provided Fire and EMS calls for service data from October
2020 to October 2021 with type of land use identified. The calls for service data is grouped into
residential and nonresidential land use categories with the resulting percentage distribution used to
allocate demand for Fire facilities to category of development. Shown in Figure 21, residential land
uses accounted for an average of 60 percent of calls for service, while nonresidential land uses
accounted for 40 percent.
Figure 21. Fire Calls for Service and Proportionate Share Factors

Residential
Nonresidential
Subtotal to Known Addresses

Oct 2020-Oct 2021
# of Calls
% by Land Use
2,540
60%
1,662
40%
4,202
100%

Unknown
Traffic
Subtotal Other
Grand Total

874
858
1,732
5,934

Fire Station Level of Service and Cost Factors
The City currently has two fire stations serving existing development with no excess capacity in the
current stations.
•
•

Fire Station 1: 6,808 square feet
Fire Station 2: 9,014 square feet

The City plans to build a new station within the next five to ten years to serve growth. It is anticipated
that the new station will replace and expand Station 2, resulting in two stations serving the City.
Planned level of service for fire stations is shown in Figure 22 and is allocated to land use categories
based on proportionate share percentages from calls for service analysis as discussed above. Of 28,000
square feet (planned to be built within the next six years), 16,800 square feet (60 percent) is allocated
to residential growth and 11,200 square feet (40 percent) is allocated to nonresidential growth.
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Allocated Fire station square footage is divided by projected City population and jobs in 2042—
reflecting planned capacity that is projected to serve 20 years of growth. The resulting level of service
for Fire stations is 0.44 square feet of Fire station space per capita and 0.43 square feet per job.
Estimated costs for Fire Station construction are from the City of Fredericksburg CIP. Fire Station 1
expansion and renovation is estimated at $4.65 million for an average cost per square foot of $423.
The planned new fire station is estimated at $14 million, or $824 per square foot.
The cost per person or cost per job is derived by multiplying square feet per demand unit by the
weighted average cost per square foot. For example, the residential cost per person is $293 (0.44
square feet per person x $666 per square foot = $293 per person (rounded)).
Figure 22. Fire Station Planned Level of Service and Cost Factors
Facility
Fire Station 1 (Existing plus Expanded Space)
Planned New Fire Station
TOTAL

Cost per
Square Foot^
11,000
$423
17,000
$824
28,000
$666

Square Feet

* Anticipated to replace and expand current Station 2 (currently 9,014 sq. ft.)
^ City of Fredericksburg FY23 CIP

Total Cost
$4,650,000
$14,000,000
$18,650,000

Level-of-Service Standards
Proportionate Share
Share of Facility Square Feet
Demand Unit
Number of Demand Units 2042
Square Feet per Demand Unit

Residential Nonresidential
60%
40%
16,800
11,200
Person
Job
38,588
26,260
0.44
0.43

Cost Analysis
Square Feet per Demand Unit
Cost per Square Foot
Cost Per Demand Unit

Residential Nonresidential
0.44
0.43
$666
$666
$293
$286

Total
100.0%
28,000
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Fire and EMS Apparatus Level of Service and Cost Factors
Level of service standards and cost factors for Fire and EMS apparatus are provided in this section.
Figure 23 provides current and planned inventory, values, and level of service for Fire and EMS
apparatus. Future growth in the City will require an expansion of the department’s fleet to serve new
development to maintain current levels of service. Current cost for the inventory serving existing and
projected future City population and employment base totals approximately $11.6 million.
Planned level of service for Fire and EMS apparatus is allocated to land use categories based on
proportionate share percentages from calls for service analysis as discussed above, with 60 percent
allocated to residential development and 40 percent allocated to nonresidential development.
Allocated Fire and EMS apparatus is divided by projected City population and jobs in 2042— reflecting
capacity projected to serve 20 years of growth. (Note, the capital impact calculation reflects the cost
for the initial vehicle purchase to expand capacity and does not cover costs to replace vehicles.) The
resulting level of service for Fire and EMS apparatus is 0.34 units per 1,000 persons and .34 units per
1,000 jobs.
Estimated costs for Fire and EMS apparatus from the City of Fredericksburg Fire Department are shown
in Figure 23. The cost per person or cost per job is calculated by multiplying number of units per
demand unit by the weighted average cost per unit. For example, the residential cost per person is
$180 (0.34 units per 1,000 persons x $527,955 = $180 per person (rounded).

29

CAPITAL IMPACTS STUDY
City of Fredericksburg, Virginia

Figure 23. Fire and EMS Apparatus Planned Inventory, Values, and Level of Service

NUMBER OF UNITS
Type of Vehicle
Engine
Ladder
Tower
Ambulances (Medics, Rescues)
SUVs/Trucks
Haz-Mat Equipment
TOTAL

Current Planned Total
3
1
1
5
8
4
22

1

1

2

4
1
1
6
8
4
24

Current Avg.
Current Value
Cost ($) Per Unit
($) Total
$750,000
$3,000,000
$1,500,000
$1,500,000
$1,325,000
$1,325,000
$1,950,000
$325,000
$440,000
$55,000
$850,000
$3,400,000
$11,615,000
$527,955

Level-of-Service Standards
Proportionate Share
Share of Units
Demand Unit
Number of Demand Units 2042
Unit per 1000 Demand Units

Nonresidential
Residential
60%
40%
13
9
Job
Person
26,260
38,588
0.34
0.34

Cost Analysis
Units per 1,000 Demand Unit
Cost per Unit
Cost Per Demand Unit

Nonresidential
Residential
0.34
0.34
$527,955
$527,955
$180
$180

Total
100.0%
22

Credit for Future Principal Payments for New Fire Station
The City plans to issue debt to partially finance the renovation and new construction of Fire stations
(estimated at a combined amount of $14,000,000). Therefore, TischlerBise recommends a credit for
future principal payments on projected future debt to avoid double payment from development that
may pay a capital impact contribution and will also pay property taxes to retire the debt. Only principal
payments are credited because interest costs are not included in the capital impact calculation.
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Figure 24. Credit for Future Principal Payments on Future Fire and EMS Debt

Fiscal
Year
FY23
FY24
FY25
FY26
FY27
FY28
FY29
FY30
FY31
FY32
FY33
FY34
FY35
FY36
FY37
FY38
FY39
FY40
FY41
FY42
FY43
FY44
FY45
FY46
FY47
FY48
FY49
FY50
FY51
FY52

Projected Principal
Payments
$294,270
$303,098
$312,191
$321,556
$331,203
$341,139
$351,373
$361,915
$372,772
$383,955
$395,474
$407,338
$419,558
$432,145
$445,109
$458,462
$472,216
$486,383
$500,974
$516,004
$531,484
$547,428
$563,851
$580,767
$598,190
$616,135
$634,619
$653,658
$673,268
$693,466
$14,000,000

60.0%

40%

Residential
Share

Nonresidential
Share

$176,562
$181,859
$187,314
$192,934
$198,722
$204,683
$210,824
$217,149
$223,663
$230,373
$237,284
$244,403
$251,735
$259,287
$267,066
$275,077
$283,330
$291,830
$300,585
$309,602
$318,890
$328,457
$338,311
$348,460
$358,914
$369,681
$380,772
$392,195
$403,961
$416,079
$8,400,000

$117,708
$121,239
$124,876
$128,623
$132,481
$136,456
$140,549
$144,766
$149,109
$153,582
$158,190
$162,935
$167,823
$172,858
$178,044
$183,385
$188,887
$194,553
$200,390
$206,401
$212,593
$218,971
$225,540
$232,307
$239,276
$246,454
$253,848
$261,463
$269,307
$277,386
$5,600,000

CREDIT
Population
29,690
30,165
30,648
31,138
31,636
32,142
32,657
33,179
33,710
34,249
34,660
35,076
35,497
35,923
36,354
36,790
37,232
37,679
38,131
38,588
39,051
39,520
39,994
40,474
40,960
41,451
41,949
42,452
42,962
43,477

Jobs
25,282
25,333
25,383
25,434
25,485
25,536
25,587
25,638
25,689
25,741
25,792
25,844
25,896
25,947
25,999
26,051
26,103
26,156
26,208
26,260
26,313
26,365
26,418
26,471
26,524
26,577
26,630
26,683
26,737
26,790

Discount Rate
Net Present Value [2]

Per Person
$5.95
$6.03
$6.11
$6.20
$6.28
$6.37
$6.46
$6.54
$6.63
$6.73
$6.85
$6.97
$7.09
$7.22
$7.35
$7.48
$7.61
$7.75
$7.88
$8.02
$8.17
$8.31
$8.46
$8.61
$8.76
$8.92
$9.08
$9.24
$9.40
$9.57
$226.02
3.00%
$142

Per Job
$4.66
$4.79
$4.92
$5.06
$5.20
$5.34
$5.49
$5.65
$5.80
$5.97
$6.13
$6.30
$6.48
$6.66
$6.85
$7.04
$7.24
$7.44
$7.65
$7.86
$8.08
$8.31
$8.54
$8.78
$9.02
$9.27
$9.53
$9.80
$10.07
$10.35
$214.27
3.00%
$132

[1] See Appendix for development projections.
[2] To account for the time value of money, amount to be credited is discounted using a net
present value formula assuming the average interest rate from current debt as shown.
Source: City of Fredericksburg; TischlerBise
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Fire and EMS Input Variables and Capital impacts
Maximum Fire and EMS capital impact amounts by land use type are shown below in Figure 25. Capital
impact amounts are based on household size for residential development (i.e., persons per housing
unit by type and size (see the Appendix for household size calculation details) and jobs per 1,000 square
feet for nonresidential development. For residential development, the total net cost per person is
multiplied by the household size to calculate the proposed amount (e.g., for a Single Family Detached
0-2 bedroom unit: $331 per person x 1.64 persons per housing unit = $542 per unit (truncated)). For
nonresidential development, the total cost per job is multiplied by jobs per 1,000 square feet to
calculate the proposed capital impact amount per 1,000 square feet.
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Figure 25. Fire and EMS Input Variables and Maximum Capital Impact Amounts by Land Use
Capital Component

Cost per Person

Cost per Job

Fire and Rescue Station
Fire and Rescue Apparatus and Vehicles
TOTAL GROSS COST

$293.00
$180.00
$473.00

$286.00
$180.00
$466.00

Debt Service Credit
TOTAL NET COST

($142.00)
$331.00

($132.00)
$334.00

Residential (Per Unit)

Capital Impact per
Persons per
Housing Unit
Housing Unit
$542
1.64
$721
2.18
2.84
$940
$1,059
3.20
$853
2.58

Unit Type

Size of Unit

Single Family Detached

0-2 Bedrooms
3 Bedrooms
4 Bedrooms
5+ Bedrooms
Average

Single Family Attached

0-2 Bedrooms
3+ Bedrooms
Average

1.62
2.33
2.18

$536
$771
$721

All Sizes

1.91

$632

Multifamily
Nonresidential Development
Land Use Type
Retail
Office, Institutional, and Other Services
Industrial
Lodging

Demand Unit
1,000 sq. ft.
1,000 sq. ft.
1,000 sq. ft.
Room

Empl. Per Demand Capital Impact per
Unit
Demand Unit
$577
1.73
$720
2.16
$427
1.28
0.56
$186

Service Area
The City of Fredericksburg Fire Department operates as a citywide integrated system with multiple
responders per call as well as future capacity improvements being needed at all stations. Therefore, it
is recommended that a citywide service area be used
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APPENDIX A: LAND USE ASSUMPTIONS
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CITY OF FREDERICKSBURG CAPITAL IMPACT STUDY
FINAL // January 20, 2022

Overview
This section documents the demographic data and land use projections to be used in the Capital Impacts
Study for the City of Fredericksburg. It should be noted that this study is being conducted during the
COVID-19 pandemic (March 2020 to current) with some source data collected during this time frame. Data
collection from sources such as the U.S. Census Bureau and the Weldon Cooper Center have continued
despite the challenges of the pandemic. In addition, residential and nonresidential growth has continued
in the City of Fredericksburg.
The following section includes discussion and findings on:
• Household Sizes
•

Student Generation Rates

•

Current population and housing unit estimates

•

Residential projections

•

Current employment and nonresidential floor area estimates

•

Nonresidential projections

Furthermore, detail is provided on household size and student generation rates in several ways:
• Averages by type of housing unit
•

Average by number of bedrooms/square foot of unit

The factors are anticipated to be used to calculate final capital impact amounts in two ways: (1) by type
of housing unit and (2) by size of housing unit
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Household Size
Capital impact calculations often use per capita standards and persons per housing unit or persons per
household to derive proportionate-share fee amounts. (A household is a housing unit that is occupied by
year-round residents.) When persons per housing unit are used in the fee calculations, infrastructure
standards are derived using year-round population. When persons per household are used in the fee
calculations, the capital impact methodology assumes all housing units will be occupied, thus requiring
seasonal or peak population to be used when deriving infrastructure standards.
TischlerBise recommends that capital impacts for residential development in the City of Fredericksburg
be calculated according to the number of year-round residents per housing unit. As shown below
dwellings with a single unit per structure (detached, attached, and mobile homes) averaged 2.53 persons
per unit. Dwellings in structures with multifamily units averaged 1.91 year-round residents per unit.
Figure 26. Persons per Housing Unit

Type of Unit
Single Family*
MultiFamily/Other
Total

Persons
15,080
10,979
26,059

Housing Units
5,967
5,758
11,725

Hsg Unit %
51%
49%

Persons Per Housing
Unit (rounded)
2.53
1.91
2.22

* Includes single family detached, single family attached, and manufactured homes
Source: U.S. Census Bureau 2015-2019 American Community Survey 5-Yr Estimates

We evaluated population in housing units in the City using U.S. Census American Community Survey (ACS)
5-Year 2015-2019 Public Use Microdata Sample (PUMS) data. This data is used to derive number of
persons per housing unit by type of unit as well as by size of unit (using number of bedrooms per unit).
Because PUMS data are only available for areas of roughly 100,000 persons, the City of Fredericksburg is
included in the Census Public Use Microdata Area (PUMA) catchment area for both the City and Stafford
County. Data is first analyzed for the PUMA and then calibrated to conditions in Fredericksburg.
A series of figures is provided below showing household size by type of unit—first by bedroom count and
then by square footage. Square footage data is from the City of Fredericksburg tax parcel file. TischlerBise
determined the average size of a housing unit by type of unit and number of bedrooms. Those averages
were then plotted to determine the relationship between number of persons in a unit and size of the unit
(expressed in square feet). These factors can then be used to derive capital impact amounts scaled to the
type and size of a unit.
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Single Family Detached Units
Figure 27. Persons per Housing Unit by Number of Bedrooms: Single Family Detached Units

Single Family Detached
0-2 Bedrooms
3 Bedrooms
4 Bedrooms
5+ Bedrooms
GRAND TOTAL

Persons
(1)
284
1,875
2,753
1,616
6,528

Housing
Units (1)
156
767
929
444
2,296

Unadjusted Multipliers
PPHU
1.82
2.44
2.96
3.64
2.84

Recommended Multipliers (2)
Persons per
Housing Unit
1.65
2.22
2.69
3.30
2.58

(1) American Community Survey, Public Use Microdata Sample unweighted data for VA PUMA
51115 (2015-19 Census).
(2) Recommended multipliers are scaled to make the average value by type and size of single
family detached housing for PUMA 51115 match the average value (scaled to SFD) derived for the
City of Fredericksburg from American Community Survey 2015-2019 (5-year ACS) data.

Figure 28. Average Unit Size (Square Feet) by Number of Bedrooms: Single Family Detached Units

Single Family Detached Summary by Bedroom Count and Average Size

0-2 Bedrooms
3 Bedrooms
4 Bedrooms

# of Units
907
2,198
1,580

Average Sq. Ft.
1,160
1,684
2,596

Average Sq. Ft.
(rounded)
1,200
1,700
2,600

5+ Bedrooms
Total/Average

349
5,034

3,325
1,990

3,300
2,000

Source: City of Fredericksburg Tax Parcel file (2021); TischlerBise analysis

Based on the above information, the relationship among household size, bedroom count, and square feet
per unit can be determined. For example, a unit between 1,201 and 1,700 square feet has an estimated
household size of 2.18.
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Figure 29. Persons per Housing Unit by Unit Size (Square Feet): Single Family Detached Units

Single Family Detached Units: Household Size by Size of Unit
Unit size is from City of
Fredericksburg tax parcel data.
Average persons per housing
unit by bedroom range are
derived from and calibrated to
2019 ACS PUMS data for the
area that includes the City of
Fredericksburg.

Actual Averages per Hsg Unit
Bedrooms Square Feet (Avg) Persons
0-2
1,200
1.65
3
1,700
2.22
4
2,600
2.69
5+
3,300
3.30

Fitted-Curve Values
Sq Ft Range
Persons
1200 or less
1.64
1201 to 1700
2.18
1701 to 2600
2.84
2601 to 3300
3.20
3301 or more
3.50

Average Persons per SFD Housing Unit
in Fredericksburg, VA
3.50

Person per Housing Unit

3.00
2.50
2.00
1.50

y = 1.5428ln(x) - 9.2963
R² = 0.9781

1.00
0.50
0.00

0

500

1,000

1,500

2,000

2,500

3,000

3,500

Square Feet of Living Area
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Single Family Attached Units
Figure 30. Persons per Housing Unit by Number of Bedrooms: Single Family Attached Units

Single Family Attached
0-2 Bedrooms
3+ Bedrooms
GRAND TOTAL

Persons
(1)
118
627
745

Housing
Units (1)
66
244
310

Unadjusted Multipliers
PPHU
1.79
2.57
2.40

Recommended Multipliers (2)
Persons per
Housing Unit
1.62
2.33
2.18

(1) American Community Survey, Public Use Microdata Sample unweighted data for VA PUMA
51115 (2015-19 Census).
(2) Recommended multipliers are scaled to make the average value by type and size of single
family detached housing for PUMA 51115 match the average value (scaled to SFA) derived for the
City of Fredericksburg from American Community Survey 2015-2019 (5-year ACS) data.

Figure 31. Average Unit Size (Square Feet) by Number of Bedrooms: Single Family Attached Units
Single Family Attached Summary by Bedroom Count and Average Size

0-2 Bedrooms
3 +Bedrooms
Total/Average

Average Sq. Ft.
# of Units Average Sq. Ft.
(rounded)
463
1,142
1,100
745
1,974
2,000
1,208
1,655
1,700

Source: City of Fredericksburg Tax Parcel file (2021); TischlerBise analysis
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Figure 32. Persons per Housing Unit by Unit Size (Square Feet): Single Family Attached Units

Single Family Attached Units: Household Size by Size of Unit
Unit size is from City of
Fredericksburg tax parcel data.
Average persons per housing
unit by bedroom range are
derived from and calibrated to
2019 ACS PUMS data for the
area that includes the City of
Fredericksburg.

Actual Averages per Hsg Unit
Bedrooms Square Feet (Avg) Persons
1.62
1,100
0-2
3+
2,000
2.33

Fitted-Curve Values
Persons
Sq Ft Range
1100 or less
1.62
2.33
1101 to 2000
2001 or more
2.50

Average Persons per SFA Housing Unit
in Fredericksburg, VA

Person per Housing Unit

2.50
2.00
1.50
1.00

y = 1.1876ln(x) - 6.6969
R² = 1

0.50
0.00

0

500

1,000

1,500

2,000

2,500

Square Feet of Living Area
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Multifamily Units
Figure 33. Persons per Housing Unit by Number of Bedrooms: Multifamily Units

Multifamily
0-1 Bedrooms
2+ Bedrooms
GRAND TOTAL

Persons
(1)
163
489
652

Housing
Units (1)
136
221
357

Unadjusted Multipliers
PPHU
1.20
2.21
1.83

Recommended Multipliers (2)
Persons per
Housing Unit
1.25
2.31
1.91

(1) American Community Survey, Public Use Microdata Sample unweighted data for VA PUMA
51115 (2015-19 Census).
(2) Recommended multipliers are scaled to make the average value by type and size of single
family detached housing for PUMA 51115 match the average value derived for the City of
Fredericksburg from American Community Survey 2015-2019 (5-year ACS) data.

Unit size data in square feet by bedroom count is not available in the tax parcel data for multifamily units
as it is for single family detached and single family attached. Therefore, capital impacts can be provided
as an average or by bedroom count.
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Residential Estimates and Projections
Current Estimate of Housing Units
The current estimate of housing units in the City of Fredericksburg is from the City tax parcel file and
current City apartment listing, provided by the Office of the Commissioner of Revenue. The multifamily
unit count reflects apartment and condominium units. Data is as of January 1, 2022.
Figure 34. City of Fredericksburg Current (2022) Housing Unit Estimate

Jan. 1
Base Year
2022
Housing Units
Single Family Detached
Single Family Attached
Multifamily*
Total

5,034
1,208
5,751
11,993

^ U.S. Census
^^ Weldon Cooper Center (published Jan. 7, 2022)
* Includes Apts, Condos, Age-Restricted Multfamily; detail:
Multifamily Age Restricted
Multifamily Non-Age Restricted
Multifamily Total

2022
596
5,155
5,751

Sources: City of Fredericksburg, Commissioner of Revenue data; U.S.
Census; Weldon Cooper Center
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Current Estimate of Population
Based on the current housing unit estimate and household size factors discussed above, TischlerBise
estimates the City’s current (January 1, 2022) population at 29,222. The current number of housing units
are multiplied by average household sizes, by respective unit to derive the estimate. See Figure 35.
Figure 35. City of Fredericksburg Current (2022) Population Estimate
4/1/2020^ 7/1/2020^^

2020
Population
Population in Housing Units
Group Quarters Population
Population Total
Housing Units
Single Family Detached
Single Family Attached
Multifamily*
Total

2020

Jan. 1
Base Year
2021
2022

% alloc.
91%
9%
100%

25,476
2,506
27,982

25,508 26,057
2,509 2,563
28,017 28,620

26,606
2,617
29,222

Wtd Avg
2.58
2.18
1.91
2.22

5,034
1,208
5,751
11,993

^ U.S. Census
^^ Weldon Cooper Center (published Jan. 7, 2022)
* Includes Apts, Condos, Age-Restricted Multfamily; detail:
Multifamily Age Restricted
Multifamily Non-Age Restricted
Multifamily Total

2022
596
5,155
5,751

Sources: City of Fredericksburg, Commissioner of Revenue data; U.S. Census; Weldon Cooper
Center
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Student Generation Rates
Fredericksburg City Public Schools (FCPS) provided geocoded student data by school and grade level.
TischlerBise used the Commissioner of the Revenue tax parcel file to match student data with housing
unit type and the universe of estimated housing units by type to derive the following student generation
rates.
Figure 36. FCPS Estimated Student Generation Rates by Type of Unit
STUDENTS in Housing Units from School Data File
Mercer Elem Lafayette Elem

Walker Grant
Monroe High Total K-12
Middle

OWG [PreGrand Total
K/Spec]

Single Family Detached
Single Family Attached
Multifamily

177
154
548
879

385
83
288
756

334
102
305
741

471
144
372
987

1,367
483
1,513
3,363

34
17
80
131

1,401
500
1,593
3,494

Unknown Type of Housing
TOTAL STUDENTS

17
896

49
805

42
783

57
1,044

165
3,528

4
135

169
3,663

Elementary
0.112
0.196
0.162

Middle
0.066
0.084
0.059

HOUSING UNITS 2021
Single Family Detached
Single Family Attached
Multifamily (Non-Age Restricted)
Subtotal (Non-Age Restricted)

5,034
1,208
5,155
11,397

Multifamily Age Restricted
Grand Total

596
11,993

STUDENT GENERATION RATES
Summary (Rounded)
Single Family Detached
Single Family Attached
Multifamily (Non-Age Restricted)

High
Total K-12
0.094
0.272
0.119
0.400
0.072
0.294

Sources: Fredericksburg City Schools data; City of Fredericksburg, Commissioner of Revenue data; TischlerBise.
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Given data from the City tax parcel file and the student data file, rates by type of unit and bedroom
count can be derived for single family detached and single family attached units. Data on bedroom
count for multifamily units are not available in the tax parcel file.
•
•
•

The first figure (Figure 37) shows students residing in the City by type and size of housing unit in
the first three sets of data (yellow-highlighted cells).
The bottom portion of the figure provides the number of total housing units in the City by type
and bedroom count (green-highlighted cells).
The second figure (Figure 38) shows the student generation rate (number of students / number
of total units) for each type and size of housing unit.
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Figure 37. FCPS Students and Housing Units

Public School Students by Hsg Type and Bedrooms
Elementary School Students

Bedrooms
0-2

(Grades K-5)

Single Family

3

4

52
0-2

SF Attached/Townhouse
Multifamily

5+
254

TOTAL
46

562

3+

103
All bedrooms
836

134

991

344

TOTAL
Middle School Students

210

237
836
254

1,635

Bedrooms
0-2

(Grades 6-8)

Single Family

3

4

30
0-2

SF Attached/Townhouse
Multifamily

5+
146

TOTAL
39

334

3+

38
All bedrooms
305

64

373

183

TOTAL
High School Students

119

102
305
146

39

741

Bedrooms
0-2

(Grades 9-12)

Single Family

3

4

37
0-2

SF Attached/Townhouse
Multifamily

5+
216

TOTAL
54

471

3+

57
All bedrooms
372

87

466

251

TOTAL

Housing Units

164

144
372
216

54

987

Grand Total (all grades)

3,363

Bedrooms
0-2

Single Family

3
907

0-2
SF Attached/Townhouse
Multifamily*
TOTAL

4
2,198

5+
1,580

349

TOTAL
5,034

3+

463
All bedrooms
5,155

745

6,525

2,943

1,208
5,155
1,580

349

11,397

Source: Cross tabulation by TischlerBise using
City of Fredericksburg tax parcel data and student enrollment data
* Non-age-restricted housing units
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Figure 38. FCPS Estimated Student Generation Rates by Type and Size of Unit
Elementary School Students Per Housing Unit (City of Fredericksburg)
3 Bdrms
(Grades K-5)
0-2 Bdrms
Single Family
0.057
0.096
3+ Bdrms
0-2 Bdrms
0.222
0.180
SF Attached/Townhouse
All bedrooms
0.162
Multifamily

Middle School Students Per Housing Unit (City of Fredericksburg)
3 Bdrms
(Grades 6-8)
0-2 Bdrms
0.033
0.054
Single Family
0-2 Bdrms
3+ Bdrms
SF Attached/Townhouse
0.082
0.086
All bedrooms
Multifamily
0.059

High School Students Per Housing Unit (City of Fredericksburg)
0-2 Bdrms
3 Bdrms
(Grades 9-12)
0.075
Single Family
0.041
0-2 Bdrms
3+ Bdrms
SF Attached/Townhouse
0.123
0.117
All bedrooms
Multifamily
0.072

4 Bdrms
5+ Bdrms
0.161
0.132

Wtd Avg
0.112
Wtd Avg
0.196
Wtd Avg
0.162

4 Bdrms
5+ Bdrms
0.112
0.092

Wtd Avg
0.066
Wtd Avg
0.084
Wtd Avg
0.059

4 Bdrms
5+ Bdrms
0.137
0.155

Wtd Avg
0.094
Wtd Avg
0.119
Wtd Avg
0.072

4 Bdrms
5+ Bdrms
0.390
0.398

Wtd Avg
0.272
Wtd Avg
0.400
Wtd Avg
0.294

Total Students Per Housing Unit (City of Fredericksburg)
Single Family
SF Attached/Townhouse
Multifamily

0-2 Bdrms
0.131
0-2 Bdrms
0.428
All bedrooms
0.294

3 Bdrms
0.224
3+ Bdrms
0.383

Source: Cross tabulation by TischlerBise using
City of Fredericksburg tax parcel data and student enrollment data
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A summary of the above data is provided in Figure 39.
Figure 39. Estimated FCPS Student Generation Rates by Type and Size of Unit Summary

Single Family Detached

Single Family Attached

Multifamily

0-2 Bedrooms
3 Bedrooms
4 Bedrooms
5+ Bedrooms
Average

Elementary
0.057
0.096
0.161
0.132
0.112

Middle
0.033
0.054
0.092
0.112
0.066

High
0.041
0.075
0.137
0.155
0.094

Total K-12
0.131
0.224
0.390
0.398
0.272

0-2 Bedrooms
3+ Bdrms
Average

0.222
0.180
0.196

0.082
0.086
0.084

0.123
0.117
0.119

0.428
0.383
0.400

All Sizes

0.162

0.059

0.072

0.294

Residential Projections
TischlerBise reviewed recent building permit data, TischlerBise’s previous capital impact study, and
projections from Weldon Cooper Center. Weldon Cooper Center projects 1.6 percent annual population
growth over the next 10 years and 1.2 percent from years 11 to 20. This results in an annual increase of
approximately 190 to 200 units per year over the next 10 years.
Recent housing construction has been approximately 70 percent in multifamily units, which are “lumpier”
than single family construction. That is, there may be a spike in one year with less in the next. However,
for purposes of the capital impact study, projections are smoothed out and reflect an average annual
growth.
Figure 40 shows population and housing unit projections through 2042 for the City of Fredericksburg.
(Starting in year 5, five-year increments are shown in the figure below, although interim years are
projected.) Projected housing unit growth by type of housing unit reflects recent trends in the City with
multifamily units making up 70 percent of new housing development. 2
Population and housing unit projections are used for the purpose of having an understanding of the
possible future pace of service/facility demands, revenues, and expenditures. As these facility demand
factors will vary to the extent that future development varies, there will be virtually no effect on the
capital impact calculation.

2

A subset of multifamily units is assumed as age-restricted units at 10 percent of multifamily units. See Figure 40.
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Population and Housing unit projections use a base year data of January 1, 2022. The number of total
housing units projected by 2042 is 15,819 with a projected total population of 38,588. The breakdown of
population and unit by type is shown in the figure below.
Figure 40. Housing Unit and Population Projections
Jan. 1
Base Year
2022
Population
Population in Housing Units
Group Quarters Population
Population Total
Housing Units
Single Family Detached
Single Family Attached
Multifamily*
Total

1
2023

2
2024

3
2025

4
2026

Five-Year Increments>>>
10
15
5
2027
2032
2037

20
2042

Net Increase

% alloc.
91%
9%
100%

Wtd Avg

26,606
2,617
29,222

27,031
2,659
29,690

27,464
2,701
30,165

27,903
2,744
30,648

28,350
2,788
31,138

28,803
2,833
31,636

31,182
3,067
34,249

33,099
3,255
36,354

35,133
3,455
38,588

8,527
839
9,366

5,034
1,208
5,751
11,993

5,053
1,246
5,885
12,184

5,072
1,285
6,021
12,378

5,092
1,324
6,159
12,575

5,112
1,364
6,299
12,775

5,132
1,405
6,441
12,978

5,239
1,618
7,188
14,045

5,325
1,790
7,792
14,907

5,416
1,972
8,431
15,819

382
764
2,680
3,826

192.00
191

195.00
194

198.00
197

201.00
200

204.00
203

221.00
220

177.00
177

188.00
187

% of
Proj.

2.58

10%

2.18

20%

1.91

70%

2.22

100%

Net Increase in Total Units
^ U.S. Census
^^ Weldon Cooper Center (published Jan. 7, 2022)
* Includes Apts, Condos, Age-Restricted Multfamily; detail:
10.0%
Multifamily Age Restricted
Multifamily Non-Age Restricted
Multifamily Total

2022

2022

2022

2022

2022

2022

2022

2022

2022

Net Increase

596

589

602

616

630

644

719

779

843

247

5,155
5,751

5,297
5,885

5,419
6,021

5,543
6,159

5,669
6,299

5,797
6,441

6,469
7,188

7,013
7,792

7,588
8,431

2,433
2,680

Sources: City of Fredericksburg, Commissioner of Revenue data; U.S.
Census; Weldon Cooper Center

49

CAPITAL IMPACTS STUDY
City of Fredericksburg, Virginia

Public School Enrollment Projections
Recent public school enrollment projections were provided by Fredericksburg City Public Schools (FCPS) from Crabtree and the Weldon Cooper
Center. The enrollment projections do not include a comprehensive residential growth projection but do consider the potential for enrollment
growth from new residential development. See the footnote to the following figure for Weldon Cooper Center’s projection methodologies. A
recommended projection is provided below reflecting an average between Weldon Cooper Center’s projections 1 and 2, which integrates an
assumption of decreased enrollment due to COVID-19. Note: Multifamily units shown below reflect non-age restricted units.
Figure 41. FCPS Public School Enrollment Projections

Housing Units
Single Family Detached
Single Family Attached
Multifamily Non-Age Restricted
Total
K-12 Enrollment Projections
Actual Enrollment (Fall)
Crabtree Projection
Weldon Cooper Center Projection 1 ^
Weldon Cooper Center Projection 2 ^
Weldon Cooper Center Projection 3 ^
Projected FCPS Enrollment**

Base Year
2022

Five-Year Increments>>>
10
15
20
2032
2037
2042

1
2023

2
2024

3
2025

4
2026

5
2027

6
2028

7
2029

8
2030

9
2031

5,053
1,246
5,297
11,596

5,072
1,285
5,419
11,776

5,092
1,324
5,543
11,959

5,112
1,364
5,669
12,145

5,132
1,405
5,797
12,334

5,153
1,446
5,927
12,526

5,174
1,488
6,060
12,722

5,195
1,531
6,194
12,920

5,217
1,574
6,331
13,122

5,239
1,618
6,469
13,326

5,325
1,790
7,013
14,128

5,416
1,972
7,588
14,976

SY 21-22 SY 22-23 SY 23-24 SY 24-25 SY 25-26 SY 26-27 SY 27-28 SY 28-29 SY 29-30 SY 30-31
3,547
3,499
3,599
3,678
3,739
3,778
3,802
3,847
3,913
3,998
4,081
3,494
3,582
3,642
3,724
3,763
3,780
3,830
3,928
4,021
4,131
3,659
3,741
3,782
3,839
3,879
3,892
3,942
4,035
4,142
4,240
3,747
3,806
3,829
3,888
3,938
3,943
3,990
4,082
4,189
4,274

SY 31-32

SY 36-37

SY 41-42

4,250

4,501

4,767

5,034
1,208
5,155
11,397

3,547

3,662

3,712

3,782

3,821

3,836

3,886

3,982

4,082

4,186

Net Increase
382
764
2,433
3,579

1,220

^ From Weldon Cooper Center: "Projection 1 assumes that students who were expected to enroll but didn't last year will not enroll this fall, while projection 2 assumes half will and projection 3 assumes all students
expected last year will enroll this fall. The projections all show a fairly similar trend of the enrollment growth prior to 2020 continuing, although at a slightly slower rate. Growth prior to 2020 was driven primarily by a stable
number of births in the region and more families moving into the division. After 2026 the projections expect enrollment growth to accelerate, driven by larger entering Kindergarten classes. This growth is based on
projected births, which assumes that the currently low fertility rates will not decline further. Provided that fertility rates do not decline, the increase in the region's childbearing age population during this decade will cause
the number of births in the region to increase. The main limitation to these projections is that they are not able to account for changes in the amount of development in the city, the projections essentially assume that
construction rates over the past few years will continue. Fredericksburg's past enrollment growth rates have typically been closely tied to the amount of home construction in the city, which has been somewhat cyclical.
** Projections through 2031 reflect an average of Projections 1 and 2 from Weldon Cooper Center (given alignment with actual enrollment in Fall 2021); remaining years TischlerBise (growth from housing added to
previous year).
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Nonresidential Development Estimates and Projections
Current Nonresidential Estimates
In addition to data on residential development, the calculation of Fire capital impacts requires data on
employment (number of jobs) and nonresidential square footage in the City of Fredericksburg.
TischlerBise used a combination of data on nonresidential square footage and employment to determine
current nonresidential development in the City. For nonresidential floor area and jobs estimate,
TischlerBise used square feet from the Commissioner of Revenue tax parcel data (as of 2021) and job
estimate from “City of Fredericksburg Economic Update and Outlook (December 2020).” 3 Since the two
data points are from different years, TischlerBise updated both estimates of jobs and nonresidential
square footage to current year (2022).
City of Fredericksburg Commissioner of Revenue tax parcel data as of 2021 includes 13,276,163 square
feet of retail, office/institutional/other services, and industrial space. Total jobs in 2021 is estimated at
25,181 based on .2 percent 4 increase from the 2020 estimate of 25,131. This results in 527 square feet
per job in the City. From there, jobs were estimated for 2022 assuming the .2 percent growth rate and
allocated by type based on distribution from 2020 data. Square footage factors by type of nonresidential
development were applied to estimate nonresidential square footage in 2022. See Figure 42.

3

"City of Fredericksburg: Economic Update and Outlook, December 11, 2020," Chmura Economics & Analytics.

4

"City of Fredericksburg: Economic Update and Outlook, December 11, 2020," Chmura Economics & Analytics.
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Figure 42. City of Fredericksburg Nonresidential Floor Area and Jobs Estimate (2022)

2020*
Nonresidential Sq. Ft.
Projected growth rate*>>

13,276,163 13,302,715
0.2%
0.2%

Total Jobs
Square Feet per Job

Jobs

2021

Base Year
2022

25,181
527

25,232

7,902
15,096
2,183
25,181

7,918
15,126
2,188
25,232

% Alloc.*

Retail
Office, Institutional, and Other Services
Industrial
Total

31%
60%
9%
100%

Nonresidential Sq. Ft.
SF/Job**
Retail
578
Office, Institutional, and Other Services
464
Industrial
782
Total
527

7,886
15,066
2,179
25,131

4,567,053 4,576,187
7,002,419 7,016,424
1,706,691 1,710,105
13,276,163 13,302,715

* "City of Fredericksburg: Economic Update and Outlook, December 11, 2020," Chmura Economics
& Analytics (Source note: Employment data are derived from the Quarterly Census of
Employment and Wages, provided by the Bureau of Labor Statistics and imputed where
necessary. Data are updated through 2019Q4 with preliminary estimates updated to 2020Q2.)
** Square feet per job derived from Institute of Transportation Engineers (ITE) data on trips per
1,000 sq. ft. and trips per employee. Averages by type of nonresidential space are calibrated to the
weighted average of nonresidential square footage per job from the tax parcel database.

Nonresidential Projections
Projected employment growth and nonresidential development in the City are based on projected growth
rates in the “Economic Update and Outlook,” which project a .2 percent growth rate over the next ten
years. Employment growth is projected at .2 percent and converted to nonresidential square footage
using the square feet per job factors shown above. Results are shown below.
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Figure 43. City of Fredericksburg Nonresidential Floor Area and Jobs Projections
Base Year
2022
Nonresidential Sq. Ft.
Projected growth rate*>>

2
2024

3
2025

4
2026

Five-Year Increments>>>
5
10
2027
2032

15
2037

20
2042

13,302,715 13,329,321 13,355,979 13,382,691 13,409,457 13,436,276 13,571,177 13,707,433 13,845,056
0.2%
0.2%
0.2%
0.2%
0.2%
0.2%
0.2%
0.2%
0.2%

Total Jobs
Square Feet per Job
Jobs

1
2023

Net Increase
542,341

25,232

25,282

25,333

25,383

25,434

25,485

25,741

25,999

26,260

1,029

7,918
15,126
2,188
25,232

7,933
15,157
2,192
25,282

7,949
15,187
2,196
25,333

7,965
15,217
2,201
25,383

7,981
15,248
2,205
25,434

7,997
15,278
2,210
25,485

8,077
15,432
2,232
25,741

8,158
15,587
2,254
25,999

8,240
15,743
2,277
26,260

323
617
89
1,029

4,576,187 4,585,339 4,594,510 4,603,699 4,612,906 4,622,132 4,668,539 4,715,411 4,762,754
7,016,424 7,030,457 7,044,518 7,058,607 7,072,724 7,086,869 7,158,022 7,229,889 7,302,478
1,710,105 1,713,525 1,716,952 1,720,386 1,723,827 1,727,274 1,744,616 1,762,132 1,779,824
13,302,715 13,329,321 13,355,979 13,382,691 13,409,457 13,436,276 13,571,177 13,707,433 13,845,056

186,567
286,054
69,720
542,341

% Alloc.*

Retail
Office, Institutional, and Other Services
Industrial
Total

31%
60%
9%
100%

Nonresidential Sq. Ft.
SF/Job**
Retail
578
Office, Institutional, and Other Services
464
Industrial
782
Total
527

* "City of Fredericksburg: Economic Update and Outlook, December 11,
2020," Chmura Economics & Analytics (Source note: Employment data are
derived from the Quarterly Census of Employment and Wages, provided
by the Bureau of Labor Statistics and imputed where necessary. Data are
updated through 2019Q4 with preliminary estimates updated to 2020Q2.)
** Square feet per job derived from Institute of Transportation Engineers
(ITE) data on trips per 1,000 sq. ft. and trips per employee. Averages by
type of nonresidential space are calibrated to the weighted average of
nonresidential square footage per job from the tax parcel database.
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Summary Projections
The following figure provides a summary of the above growth projections.
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Figure 44. City of Fredericksburg Summary of Growth Projections
Jan. 1
Base Year
2022
Population
Population in Housing Units
Group Quarters Population
Population Total
Population Growth %

Single Family Detached
Single Family Attached
Multifamily*
Total

Projections==>
1
2023

2
2024

3
2025

4
2026

Five-Year Increments>>>
5
10
2027
2032

15
2037

20
2042

26,606
2,617
29,222

27,031
2,659
29,690

27,464
2,701
30,165

27,903
2,744
30,648

28,350
2,788
31,138

28,803
2,833
31,636

31,182
3,067
34,249

33,099
3,255
36,354

35,133
3,455
38,588

2.1%

1.6%

1.6%

1.6%

1.6%

1.6%

1.6%

1.2%

1.2%

5,034
1,208
5,751
11,993

5,053
1,246
5,885
12,184

5,072
1,285
6,021
12,378

5,092
1,324
6,159
12,575

5,112
1,364
6,299
12,775

5,132
1,405
6,441
12,978

5,239
1,618
7,188
14,045

5,325
1,790
7,792
14,907

5,416
1,972
8,431
15,819

191
1.6%

194
1.6%

197
1.6%

200
1.6%

203
1.6%

220
1.6%

177
1.2%

187
1.2%

Net Increase in Total Units
Average Annual Growth

Net Increase
8,527
839
9,366

382
764
2,680
3,826

At-Place Employment
Job Growth %

25,232
0.2%

25,282
0.2%

25,333
0.2%

25,383
0.2%

25,434
0.2%

25,485
0.2%

25,741
0.2%

25,999
0.2%

26,260
0.2%

1,029

Jobs by Type
Retail
Office, Institutional, and Other Services
Industrial
Total

7,918
15,126
2,188
25,232

7,933
15,157
2,192
25,282

7,949
15,187
2,196
25,333

7,965
15,217
2,201
25,383

7,981
15,248
2,205
25,434

7,997
15,278
2,210
25,485

8,077
15,432
2,232
25,741

8,158
15,587
2,254
25,999

8,240
15,743
2,277
26,260

323
617
89
1,029

0.85

0.84

0.83

0.82

0.81

0.75

0.72

0.68

0.11

4,576,187 4,585,339
7,016,424 7,030,457
1,710,105 1,713,525
13,302,715 13,329,321

4,594,510
7,044,518
1,716,952
13,355,979

4,603,699 4,612,906 4,622,132 4,668,539 4,715,411 4,762,754
7,058,607 7,072,724 7,086,869 7,158,022 7,229,889 7,302,478
1,720,386 1,723,827 1,727,274 1,744,616 1,762,132 1,779,824
13,382,691 13,409,457 13,436,276 13,571,177 13,707,433 13,845,056

186,567
286,054
69,720
542,341

Jobs to Population Ratio
Nonresidential SF
Retail
Office, Institutional, and Other Services
Industrial
Total
Enrollment

3,547

3,662

3,712

3,782

3,821

3,836

4,250

4,501

4,767

1,220
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APPENDIX B: CASH PROFFER BACKGROUND
Definition
A proffer is an offer by a landowner during the rezoning process to mitigate impacts of a rezoning. A form
of conditional zoning, it applies additional conditions, or requirements, beyond existing requirements and
regulations. A proffer can include the acceptance of cash payments to mitigate the impacts of a rezoning,
called cash proffers, and are allowed under Virginia Code §15.2-2303 and §15.2-2298.
Cash proffers are voluntary one-time payments used to fund capital improvements necessitated by new
growth. Cash proffers are akin to impact fees, which have been utilized by local governments in various
forms for at least fifty years. 5 However, unlike impact fees, cash proffers only apply during the rezoning
process and do not apply to “by-right” development. Cash proffers are not to be used to correct existing
deficiencies but to provide additional capacity to serve new growth. Because cash proffers do not apply
to by-right development and only apply during the rezoning process, only a portion of the impacts from
new growth can be mitigated with a cash proffer system. Cash proffers therefore have limitations for
infrastructure funding and should not be regarded as the total solution for capital improvement needs.
Rather, they should be considered one component of a comprehensive portfolio to ensure adequate
provision of public facilities with the goal of maintaining current levels of service in a community.
•

Cash proffers only apply to rezonings and are not collected on any by-right development.

•

Cash proffers can only be used to finance capital infrastructure that provides additional capacity
and cannot be used to finance ongoing operations and/or maintenance and rehabilitation costs.
Virginia law restricts the infrastructure categories to public transportation facilities, public safety
facilities, public school facilities, and public parks. 6

•

Cash proffers cannot be deposited in the local government’s General Fund. The funds must be
accounted for separately and earmarked for the capital expenses for which they were collected.

•

Cash proffers cannot be used to correct existing infrastructure deficiencies unless negotiated
apart from the cash proffer system presented herein, or if there is a funding plan in place to
correct the deficiency for all current residents and businesses in the community.

•

Because cash proffers reflect a point in time, the calculations and study should be updated
periodically (typically 3 to 5 years). Costs reflect the direct impact of new development on the
need for new facilities and infrastructure and do not reflect secondary or indirect impacts.

Other than Transportation Impact Fees, localities in the Commonwealth of Virginia are not authorized to implement impact
fees.
6 See Virginia Code §15.2-2303.4.
5
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Approach
To ensure a reasonable relationship to new development and rezonings in particular, the cash proffer
study focuses on three elements: “impact or need,” “benefit,” and “proportionality.”
Demonstrating an Impact. All new development in a community creates additional demands on some, or
all, public facilities provided by local government. If the supply of facilities is not increased to satisfy that
additional demand, the quality or availability of public services for the entire community will deteriorate.
Cash proffers are calculated in a manner to determine what the applicable cost of development-related
facilities, to the extent that the need for facilities is a consequence of development that is subject to the
cash proffers. In this study, the impact of development on improvement needs is analyzed in terms of
quantifiable relationships between various types of development and the demand for specific facilities,
based on applicable level-of-service standards.
Demonstrating a Benefit. A sufficient benefit relationship requires that cash proffer funds be segregated
from other funds and expended only for the categories for which the proffers were collected. Cash
proffers must be expended in a timely manner 7 and the facilities funded by the proffers must benefit the
development paying the proffers. However, this does not require that facilities funded with cash proffer
revenues be available exclusively to development paying the proffers. In other words, existing
development may use and benefit from these improvements as well.
Procedures for the earmarking and expenditure of revenues are outlined in Virginia Code (see specifically
§15.2303.2(B)). These requirements are intended to ensure that developments benefit from the cash
proffers paid. Thus, an adequate showing of benefit must address procedural as well as practical issues.
Demonstrating Proportionality. Proportionality is established through the procedures used to identify
development-related facility costs, and in the methods used to calculate the cash proffers for various
types of facilities and categories of development. The demand for facilities is measured in terms of
relevant and measurable attributes of development. For example, the need for school improvements is
measured by the number of public school-age children generated by development.
The above requirements are further reinforced in the Code of Virginia under §15.2-2303.4 (effective July
1, 2016). Specifically, Section 15.2-2303.4(B) states that localities cannot request or accept an
unreasonable proffer or deny a rezoning application or proffer condition amendment due to applicant’s
failure or refusal to submit an unreasonable proffer.

Virginia Code §15.2-2303.2(A) states: “The governing body of any locality accepting cash payments voluntarily proffered on or
after July 1, 2005, shall, within twelve (12) years of receiving full payment of all cash proffered pursuant to an approved rezoning
application, begin, or cause to begin (i) construction, (ii) site work, (iii) engineering, (iv) right-of-way acquisition, (v) surveying, or
(vi) utility relocation on the improvements for which the cash payments were proffered.”
7
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The implementation of the proffer changes hinges on defining an unreasonable proffer, or more
positively, defining a reasonable proffer. The figure below provides further detail on the approach to meet
requirements of the law.

REASONABLE PROFFERS
VA Code
Section
15.2-2303.4
(C)

VA Code Text

Interpretation

addresses an impact that is
specifically attributable to
a proposed new residential
development or other new
residential use applied for

The demand from the residential
land use creates a need for
additional capacity in the
infrastructure category for which
the cash proffer is being requested
or offered

addresses an impact to an
offsite public facility

The need for the capital
improvement must be for a
system-level facility, provided to a
larger geographic area than the
project site
The impact from the residential
development causes a need for
additional capacity above what is
available to the applicant. The
additional capacity can be for a
single facility or a portion of a
facility improvement. Available
capacity is determined by analyzing
the current and projected levels of
service provided in specific
categories of infrastructure in the
locality.
Entity/applicant paying the cash
proffer receives a benefit in the
form of a facility or portion of a
facility being built or purchased.

the new residential
development or new
residential use creates a
need, or an identifiable
portion of a need, for one
or more public facility
improvements in excess of
existing public facility
capacity at the time of the
rezoning or proffer
condition amendment
each such new residential
development or new
residential use applied for
receives a direct and
material benefit from a
proffer made with respect
to any such public facility
improvements.

How to Meet the
Requirement
Establish a nexus between
types of residential
development and specific
impacts on infrastructure in
locality. (E.g., student
generation rates by type of
housing unit.)
Use system-level
infrastructure to establish
current levels of service in
cash proffer calculations.
Define current levels of
service / available capacities
in cash proffer analysis and
identify when capacities are
reached.
Identify incremental impact
on facilities from residential
development in cash proffer
analysis.

Localities use cash proffer
funding to build or purchase
additional capacity in the
infrastructure categories for
which a cash proffer is
collected. Separate funds
established.
Collection and expenditure
areas may be necessary to
ensure “direct” benefit.

Source: TischlerBise
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Cash Proffer Implementation Considerations
While cash proffers are voluntary contributions, there are procedures that must be followed per Virginia
law and to ensure payers receive benefit from the contribution.

Accounting
Monies received are placed in a separate fund and accounted for separately and expenditures should be
indicated in the capital improvement plan. Within twelve (12) years of receiving full payment of
committed cash proffers, a locality must begin construction or relevant improvement for which the
proffer was made. Localities that do not begin construction or other authorized alternative improvement
must pay the amount to the Commonwealth Transportation Board for allocation to the secondary system
construction program or the urban system construction program for the locality in which the proffered
cash payments were collected (VA § 15.2-2303.2).

Cost Updates
All costs in the capital impact calculations are in current dollars with no assumed inflation over time.
Necessary cost adjustments can be made as part of the recommended annual evaluation and update of
the capital impact amounts using consumer price index (CPI), Marshall and Swift Building Cost Index, or
Engineering News Record (ENR). TischlerBise recommends using ENR or Marshall Swift, which is specific
to construction and accounts for geographic differences. The index can be applied against the calculated
capital impact amounts. If cost estimates or other factors change significantly, calculations should be
revisited. As capital impact calculations are based on a snapshot in time, an adopted policy should be
periodically reviewed and updated. A full update is recommended no later than 5 years to reflect changes
in development trends, infrastructure capacities, costs, funding formulas, etc.

Implementation by Bedroom Count
To implement capital impact contributions by bedroom count, rules and criteria should be determined as
part of the administrative process. The criteria should be simple and reflect the Census practice of
providing basic information as if for a real estate listing. An example of three criteria used to help
consistently determine the number of bedrooms: (1) Room has a minimum dimension of at least 8’ x 10’;
(2) Room has an exterior window; and (3) Room has private space, such as a door or design feature (like
a loft) that separates it from the common area. If possible, City staff should be the one to determine the
number of bedrooms as opposed to the applicant.
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Independent Analyses
Extraordinary costs, if any, in servicing newly developed properties should be addressed through
administrative procedures and policies that allow independent studies to be submitted to the City.
Independent studies can also be allowed in certain circumstances when development will generate
different amounts of demand than assumed in this study. These procedures should be addressed in the
capital impact policy.

Written Policies
Written policies and implementation practices should be established to cover the items identified in this
section to provide consistency in the process.
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