COUNTY OF ALBEMARLE Attachment H

MEMORANDUM
TO: Rebecca Ragsdale, Senior Planner
FROM: Steven A. Allshouse, Fiscal Impact Analyst /W\/KJ
DATE: November 26, 2007
RE: Fiscal Impact Analysis of ZTA 07-05 (Downtown Crozet)

I analyzed two separate scenarios for the property in question. The first scenario involved the
maximum new development that could take place under existing zoning, while the second scenario
involved the new development that would occur if the County approved the proposed zoning text
amendment. The results of impacts generated by the non-residential portions of these two scenarios
appear in the attached "Budget Summary — Current Zoning" and "Budget Summary — Proposed
. Zoning" documents. Discussion of the residential impacts is included in the text and final figures.

In the case of the first scenario I assumed that 169,375 square feet of retail space, 169,375 square feet
of taxable office space, and one single family detached residence (SFD) would be built. For the sake
of simplicity, I assumed that this new space would be built all in one year. The Cost Revenue Impact
Model (CRIM) estimates that, after build-out, the type and level of non-residential development that
could take place under existing zoning would result in the following net annual fiscal impact:

Fiscal Impact —- Current Zoning

Property Taxes $514,000
Other Revenues 660,000
Total Revenues $1,174,000
School Expenditures (30)

County Govt. Expenditures ($570,000)

Total Expenditures ($570,000)

Net Annual Fiscal Impact  $604,000
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In terms of the annual impact that the development of 169,375 square feet of retail space and -
169,375 square feet of taxable office space would have on the County's capital costs, CRIM

estimates the following annual post build-out result:

CIP Impact -- Current Zoning

Schools CF Pay-As-You-Go (30)
Schools CF Debt Service (30)
Total Schools CIP Impact (30)

County CF Pay-As-You-Go  ($102,000)
County CF Debt Service ($303,000)

Total Cty. Govt. CIP Impact  ($405,000)
Net Annual CIP Impact ($405,000)

Note that these CIP figures are included in the fiscal impact numbers listed on the previous page.
(The 3405,000 in capital costs is part of the $570,000 in the estimated total annual expenditures
resulting from the development of the retail and taxable office space in this scenario). These CIP
numbers are presented separately to highlight the magnitude of the capital costs that would be
associated with such development.

In a twenty year time frame the cumulative net fiscal impact of the development of 169,375
square feet of retail space and 169,375 square feet of taxable office space would equal positive
$12,030,000 as shoewn on the second page of the CRIM printout. From this figure, however,
the amount of $17,500 should be subtracted. This latter figure represents the proffer
equivalent of one single family detached residence that could be built by-right on one of the
parcels under consideration, but which would net achieve any stated public policy goal of the
County and for which the County would nof receive proffers that would offset the capital costs
generated by the construction of the SFD. The total twenty year net fiscal impact of the
current zoning scenario, then, comes to positive $12,012,500.

The second scenario that I ran involved the construction of 373,314 square feet of retail space,
373,314 of taxable office space, 187 multifamily (MF) dwelling units (of which 28 would fall into
the “affordable” category), and 62 single family attached/townhouse/condominium (SFA/TH)
dwelling units (of which 9 would fall into the “affordable” category). For the sake of simplicity I
assumed, once again, that the development would be completed in one year. CRIM estimates that,
after build-out, the non-residential component of this scenario would have the net annual fiscal
impact shown on the next page. ’
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Fiscal Impact -- Proposed Zoning

Property Taxes $1,131,000
Other Revenues 1,456,000
Total Revenues $2,587,000
School Expenditures (30)

County Govt. Expenditures ($1,256,000)
Total Expenditures (5$1,256,000)

Net Annual Fiscal Impact ($1,331,000)

As for the impact of the non-residential side of this proposed development on the County of
Albemarle's capital costs, CRIM estimated the following annual post build-out result:

CIP Impact -- Proposed Zoning

Schools CF Pay-As-You-Go (30)
Schools CF Debt Service (30)
Total Schools CIP Impact (50)

County CF Pay-As-You-Go ($224,000)
County CF Debt Service ($669,000)

Total Cty. Govt. CIP Impact ($893,000)
Net Annual CIP Impact ($893,000)

Again, these CIP numbers are included in the total annual expenditures of $1,256,000 shown above,
and are presented separately to illustrate the relative magnitude of capital costs.

In a twenty year time frame the cumulative net fiscal impact of the development of 373,314
square feet of retail space and 373,314 square feet of taxable office space would equal positive
$26,515,000 as shown in the printout. As a result of the proposed rezoning, however, many
dwelling units could be built for which the County would incur capital costs, and for which the
County normally would expect proffers but, because of the nature of the rezoning, the County
would not receive any proffers. These dwelling units include 159 MF’s and 53 SFA/TH’s. The
total dollar value of the “lost” proffer amounts associated with these dwelling units comes to
(159 x $12,400) + (53 x $11,900) = $2,602,300. Subtracting this last dollar amount from
$26,515,000 renders a total twenty year net fiscal impact of positive $23,912,700.
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The numbers generated by the two scenarios indicate that, if the County approved ZTA 07-05,
the differential total net fiscal impact would be $23,912,700 - $12,012,500 = $11,900,200. This
last number means that, in a twenty year period, the County would be $11,900,200 better off
approving ZTA 07-05 than not approving the proposed zoning.

Note: When deciding whether or not to approve a proposed rezoning, Albemarle takes into

consideration a number of issues other than just the proposed zoning's fiscal impact. These issues
include, but are not necessarily limited to, transportation impacts and environmental well-being.

SAA/saa
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