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October 24, 2025

Joseph N. Quesenberry
Town Manager

Town of Warsaw

78 Belle Ville Lane
Warsaw, Virginia 22572

Dear Mr. Quesenberry,

Enclosed are the Fiscal Impact, Water and Sewer, and Proffer Analyses for the proposed
Rhodes Place & Broadus Creek Development, which will include 255 new for-sale homes,
including 90 single-family homes and 165 villas designed for empty nesters and seniors.

The Fiscal Impact Analysis (FIA) evaluates the annual net tax benefits the Town of
Warsaw is projected to realize once the homes are built, sold, and occupied. The analysis accounts
for revenues generated directly on-site, such as real estate, personal property, and utility taxes,
together with indirect revenues from off-site spending by future residents and businesses within
the Town. This study excludes tax revenues accruing to Richmond County, as those would
require a separate analysis beyond the scope of this report.

The table below summarizes these fiscal impacts, organized by housing type and by the
location of impacts (on-site versus off-site). In total, the development is expected to generate
approximately $450,600 in annual revenues and $377,800 in annual costs for the Town, resulting
in a projected net annual fiscal benefit of about $72,800. On a per-unit basis, this equates to
roughly $285 per home, reflecting a positive fiscal outcome for the Town of Warsaw.
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Fable 2 Sunvaey of On=-Site and OFE=Site Fiseal limpacts by Eype —
Rhodes Place & Broadus Creelk Development, Wirsaw., VA

(Comstcnnt 2025 Ddlies g

Source of Fiscal Impacts Impacts On-Site Impacts Off-Site  Total Fiscal Impacts
Single-Family Homes
Revenues to the Town $84,460 $86,290 $170,750
Town Costs -$119.310 -$39.800 -$159.110
Subtotal -$34,850 346,490 $11,640
Villas
Revenues to the Town $131,630 $148,220 $279,850
Town Costs -$154.170 -$64.520 -$218.690
Subtotal -822,540 383,700 361,160
Project-Wide
Revenues to the Town $216,090 $234,510 $450,600
Town Costs -$273.480 -$104.320 -$377.800
Net Fiscal Benefits -$57,390 $130,190 $72,800

Serce: Town of Warsaw, S. Parz & dssociates, e

In addition to the recurring revenues calculated in the FIA, the water and sewer analysis
estimates both the one-time tap fees and the ongoing utility revenues for the Town of Warsaw.
Based on current rates, the development is projected to produce approximately $1,020,000 in one-
time utility availability payments, consisting of $360,000 in water tap fees and $660,000 in sewer
tap fees. Ongoing water and sewer revenues are estimated at $205,000 per year, based on
anticipated usage levels and current utility charges within the Town.

The forthcoming report also includes a proffer analysis that reviews the applicant’s
voluntary commitments under Section 15.2-2303.4 of the Code of Virginia and Section 3-9 of the
Town of Warsaw Zoning Ordinance. Because the Town prohibits cash contributions, the
traditional per-dwelling proffer calculations used in other Virginia localities are not applicable.
Instead, the analysis focuses on the applicant’s lawful on-site commitments, including sidewalks,
trail connections, and open-space improvements. It concludes that the proposed conditions
appear consistent with applicable provisions and provide an appropriate framework for
addressing the development’s on-site impacts.

The attached report provides detailed data supporting these findings and conclusions. We
look forward to discussing the results and addressing any questions you may have.

Sincerely,

Al Jo/m',?

Ariel Goldring, President
S. Patz & Associates, Inc.
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Introduction

This report provides a Fiscal Impact Analysis (FIA), water and sewer analysis, and proffer
analysis for the proposed 62.08-acre Rhodes Place & Broadus Creek Development, located
between Wallace Street and the Southern States area in the Town of Warsaw, Virginia. The
development plan includes 255 new for-sale homes, consisting of 90 single-family homes and 165

villas designed to appeal to empty nesters and seniors.

The Town of Warsaw commissioned S. Patz & Associates to conduct these analyses to
evaluate the development’s potential impacts on the Town's budget, water and sewer systems,
and to ensure that the accompanying proffer statement is reasonable and consistent with

applicable local and state ordinances.

The following report is organized into three primary sections, each briefly described

below:

* Section I: Site Description and Development Program: This section provides a brief
overview of the site location and development program for the Rhodes Place & Broadus
Creek Development.

* Section II: Fiscal Impact Analysis (FIA): This section presents the full narrative FIA for
the study site. The analysis accounts for both on-site revenues (such as real estate and
personal property taxes) and off-site revenues generated through new household
spending within the Town. Off-site impacts are expected from local business growth
supported by new resident spending, which will generate additional revenues through
local taxes on meals, transient occupancy, and related sources. The analysis estimates
revenues from these sources and compares them to the Town’s costs for providing
municipal services to new residents associated with the subdivision.

The analysis evaluates fiscal conditions at full build-out, once all homes are sold and
occupied. All estimates assume stabilized operations, with revenues and costs calculated
on an annual steady-state basis. The comparison of projected public revenues and
municipal service costs includes general government, police, fire, public works, parks,
and other Town functions. School costs are excluded, as Richmond County funds and
manages education services. All figures are presented in constant 2025 dollars.

This section ultimately determines whether the proposed development will generate a net
positive or negative fiscal impact for the Town of Warsaw on an annual basis. It provides
a structured framework for comparing anticipated revenues to projected municipal
expenditures, supporting an informed decision on the project’s fiscal feasibility.

e —
FISCAL, WATER AND SEWER, AND PROFFER ANALYSES » RHODES PLACE & BROADUS CREEK DEVELOPMENT * WARSAW, VA

PAGE 5 OF 48



Section III: Water and Sewer Analysis: This section examines the development's
contributions to the Town of Warsaw’s water and sewer systems, focusing on both one-
time and recurring revenues. It quantifies anticipated tap fee payments, which support
system capacity and service connections, and estimates ongoing user-fee revenues
generated once homes are occupied. Together, these analyses provide a comprehensive
view of the project’s impact on local utility finances, complementing the broader fiscal
effects discussed earlier in the report.

Section IV: Proffer Analysis: This section summarizes the proffer evaluation for the
Rhodes Place & Broadus Creek Development, focusing on the applicant’s voluntary
commitments under Section 15.2-2303.4 of the Code of Virginia and Section 3-9 of the
Town of Warsaw Zoning Ordinance. It explains the legal framework governing
conditional zoning, outlines the specific proffers submitted with the rezoning application,
and assesses their consistency with state and local requirements. Because the Town
prohibits cash contributions and off-site improvements, the analysis focuses on on-site
commitments such as sidewalks, open-space preservation, pedestrian connections, and
community amenities. The section concludes that the proposed proffers comply with
applicable regulations.

Together, these analyses provide a coordinated framework for understanding the

development's fiscal, utility, and regulatory implications, ensuring that decisions regarding the

project are supported by consistent, data-driven findings.
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Section I: Site Description and Development Program

This section provides an overview of the proposed Rhodes Place & Broadus Creek
Development, including a description of the site and a summary of the planned residential

program.

I.1: Site Description

Map A shows the location and boundaries of the proposed Rhodes Place & Broadus Creek
Development in the Town of Warsaw. The development site includes approximately 63
contiguous acres situated between Wallace Street and the Southern States area. The six parcels
that make up this property were historically zoned R-12, R-1, C-1, and C-2, but were rezoned to
R-12 in September 2025. The site is largely vacant, with the exception of three vacant, mature

single-family homes scheduled for demolition as part of the development plan.

The property has direct access to public roads and is generally bounded by Richmond
Road (U.S. Route 360) to the north, Wallace Street to the west, and Richmond Road and History
Land Highway (U.S. Route 360/ VA Route 3) to the east. It is located just east of Rappahannock
Community College - Warsaw and south of Warsaw’s Main Street, within proximity to the

Town'’s core services and amenities.
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Map A - Site Location

1.2: Development Program

The proposed Rhodes Place & Broadus Creek Development will include a total of 255
residential units, consisting of 90 single-family homes and 165 villas designed to appeal to empty-
nesters and seniors. The villas are planned in the northern portions of the property, while the

single-family homes will be located in the southern portions of the site.

The community will feature shared amenities to support an active residential
environment, including a clubhouse, an outdoor swimming pool, and multiple park and
recreation areas. The design incorporates direct vehicular access from Wallace Street to the west,
Richmond Road and History Land Highway to the east, and Richmond Road to the north,

providing multiple connection points to the surrounding road network.
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Based on preliminary market expectations, the villas are anticipated to range in price from
the low-$300,000s to the mid-$400,000s, with sizes between 1,400 and 2,500 square feet. The single-
family homes are expected to range from the mid-$300,000s to the mid-$500,000s, with living
areas ranging trom 1,500 to 3,500 square feet. All homes and villas will include attached two-car
garages. Most units will offer three bedrooms, and some single-family homes will include four

bedrooms to accommodate a broader range of buyers.

@ . PRELIMINARY GENERAL DEVELOPMENT PLAN MODIFICA TION
RHODES PLACE & BROADUS CREEK m 5

i TUWN OF WARSAW, VIRGINGA
SHEET 1 of 1 L S P RN
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Section II: Fiscal Impact Analysis

This section of the report details the methodology and findings of the FIA for the proposed
Rhodes Place & Broadus Creek Development. The FIA compares projected tax revenues
generated by the new homes to the Town’s annual tax-supported costs of serving the
development once all units are built, sold, and occupied. The net fiscal benefit is defined as the

difference between these revenues and costs.

The analysis begins with a focus on the direct, on-site fiscal impacts associated with the
Rhodes Place & Broadus Creek Development. In contrast, indirect or off-site impacts arising from
resident and employee spending within the Town are assessed separately. These are evaluated
through an economic impact analysis, which examines how such expenditures contribute to local
business growth. Metrics such as business revenue, job creation, and employee earnings resulting
from these expenditures are analyzed to illustrate broader economic effects associated with the

development.

All figures are shown as annual, steady-state estimates and are presented in constant 2025

dollars. Values in the following tables are rounded to the nearest ten dollars for clarity.

IL.1: Summary of Residential Impacts

Table 2 provides a summary of the projected revenues, costs, and resulting net fiscal
impact, whether a surplus or deficit, associated with the development of the 255 homes planned
for the Rhodes Place & Broadus Creek Development. The table incorporates both on-site
revenues, which are tied directly to the residential units, and off-site revenues, which are
generated through local taxes on household spending and business activity stimulated by new

residents.

On-site impacts include revenues from real estate taxes, vehicle license fees, and utility
taxes, as well as the associated municipal service costs of serving the resident population. Off-site
impacts reflect additional economic activity generated by resident spending, which supports

business receipts, job creation, and new tax revenues across various sectors of the local economy.
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While these impacts are modeled separately, they collectively influence the Town’s overall fiscal

outcome and play a critical role in supporting Warsaw’s broader economic base.

At full build-out, the project is expected to generate total revenues of approximately
$450,600 and municipal costs of around $377,800, resulting in a net fiscal benefit of about $72,800
per year. This equates to an average net benetit of about $285 per housing unit across all product
types. These figures provide a general indication of the Town’s projected fiscal position once the

development is built out.

Table 2: Sunmarcy of On-Site and OfE=Site Fiscal [mpuacts by Type —

Rhodes Place & Broadus Creek Development, Warsaw, VA
(Constant 2025 Dollars)

Source of Fiscal Impacts  Impacts On-Site Impacts Off-Site  Total Fiscal Impacts
Single-Family Homes
Revenues to the Town $84,460 $86,290 $170,750
Town Costs -$119.310 -$39.800 -$159,110
Subtotal -$34,850 346,490 311,640
Yillas
Revenues to the Town $131,630 $148,220 $279,850
Town Costs -$154.170 -$64.520 -$218.690
Subtotal -822,540 383,700 $61,160
Project-Wide
Revenues to the Town $216,090 $234,510 $450,600
Town Costs -$273.480 -$104,320 -$377,800
Net Fiscal Benefits -$57,390 $130,190 $72,800

Sorrec: Lo of Warsanwv: 8o Paiz & Associates, e

The analyses in Sections I1.2 through I1.4 examine the on-site fiscal impacts associated
with the Rhodes Place & Broadus Creek Development. These impacts include the net fiscal effect
of the 255 proposed homes, calculated as the difference between the tax revenues generated for

the Town of Warsaw and the costs incurred to provide public services to new residents.

In addition, Section IL5 addresses the broader off-site economic impacts, including new
business revenues, job creation, and employee earnings, all of which are driven by annual
household spending within the Town. Together, these on-site and off-site impacts highlight the

development’s overall contribution to Warsaw’s fiscal health and economic sustainability.
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IL1.2: On-Site Revenues to the Town of Warsaw

This section outlines the projected on-site revenues that the Rhodes Place & Broadus
Creek Development is expected to generate for the Town of Warsaw. As shown in Table 3, the
estimates include five categories of recurring local revenues: real estate taxes, personal property
taxes, motor vehicle license tees, and utility taxes on electricity and landline telephone service.
Revenue projections are based on current Town tax rates and average assessed values or usage

patterns by housing type.

At build-out, annual on-site revenues are projected to total approximately $216,090. Real
estate taxes account for the largest share at $138,450. Solid waste collection fees contribute $45,900,
motor vehicle license fees contribute $15,290, personal property taxes contribute $12,620,
electricity utility taxes contribute $3,060, and landline telephone service taxes contribute $770. By
housing type, villas are projected to generate approximately $131,630 annually, while single-

family homes are expected to generate about $84,460.

Table 3: Anmuat On-Site Revenues at Build-Out —
Rhodes Place & Broadus Creek Development, Warsaw, VA

(Constant 2025 Dollars)

Single-Family Homes Villas Project-Wide
Real Estate Taxes $52,650  $85,800 $138,450
Personal Property Taxes $7,920 $4,700 $12,620
Motor Vehicle License Fees $6,330 $8,960 $15,290
Solid Waste Collection Fees $16,200  $29,700 $45,900
Electricity Utility Taxes $1,080 $1,980 $3,060
Landline Telephone Service Taxes $280 $490 $770
Total On-Site Revenues $84,460 $131,630 $216,090

Sonree: Town of Warsane, VA S Paiz & Associales, Hic

The remainder of this subsection provides a detailed breakdown of each projected on-
site revenue source. Section IL.3 will present the municipal costs associated with providing

services and infrastructure to support the new homes.

I1.2.a: Real Estate Taxes

Table 4 presents the projected real estate tax revenues that the Rhodes Place & Broadus

Creek Development is expected to generate for the Town of Warsaw once all proposed single-
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family homes and villas are constructed and sold. Revenue estimates are shown by housing type,
along with a project-wide total. Calculations apply the Town’s current real estate tax rate of $0.13

per $100 of assessed value to estimated average home values and total build-out values.

Since pricing has not yet been finalized, the analysis uses reasonable midpoints based on
input from the development team. Villas are assumed to average about $400,000 each, based on
the developer’s guidance that these homes will likely range from the low-$300,000s to the mid-
$400,000s, with typical sizes of 1,400 to 2,500 square feet and attached two-car garages. Single-
family homes are assumed to average around $450,000 each, consistent with the mid-$300,000s to
mid-$500,000s range for homes of 1,500 to 3,500 square feet, generally featuring three bedrooms,

with some four-bedroom plans also available.

Applying these assumptions yields a total assessed value of approximately $40.5 million
for the 90 planned single-family homes and $66.0 million for the 165 villas, totaling $106.5 million
across the 255-unit development. At the current tax rate of $0.13 per $100, the completed project
is projected to generate about $52,650 annually from single-family homes and $85,800 from villas,
or $138,450 per year overall. The analysis assumes that assessed values at build-out will align

with anticipated sales prices for each housing type.

Table 4: Real Estate Taxes at Build-Out —
Rhodes Place & Broadus Creck Development. Warsaw, VA
(Constant 2025 Dollars)

Single-Family Homes Villas Project-Wide
Average Value $450,000 $400,000 $417,647

Number of Units 90 165 255
Total Value $40,500,000 $66,000,000 $106,500,000
Tax Rate $0.13 per $100  $0.13 per $100  $0.13 per $100
Real Estate Taxes $52,650 $85,800 $138,450

Souvrce: fovwn of Warsaw, Warsaw 1.1.C: S, Paiz & Associales, line

I1.2.b: Personal Property Taxes {(Motor Vehicles)

Table 5 presents projected vehicle ownership for the 255 residential units planned at the
Rhodes Place & Broadus Creek Development. Estimates are based on local and regional car
ownership patterns in rural Virginia, adjusted for the development’s unit mix, household

profiles, and design features. The single-family homes are expected to attract a mix of families
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and working households with multiple drivers. At the same time, the villas will be age-restricted
and marketed to seniors, resulting in lower vehicle ownership per household. Both housing types

will have attached two-car garages and on-site parking, supporting typical suburban vehicle use.

For the single-family homes, an average of 2.20 vehicles per household is assumed. This
reflects the rural context, larger household sizes, and the convenience of garages and driveways.
Under this assumption, about 10 percent of single-family households are projected to own one

vehicle, 70 percent two vehicles, and 20 percent three vehicles.

For the senior-oriented villas, vehicle ownership is expected to be lower, averaging 1.70
vehicles per household. Many senior households are single drivers or couples with one or two
cars. Approximately 35 percent of villa households are expected to have one vehicle, 60 percent

two vehicles, and five percent three vehicles.

Across the tull development, these assumptions yield an estimated 478 vehicles at build-
out, or about 1.87 vehicles per unit. These figures reflect the area’s limited public transportation
options and rural character, but are adjusted downward for the senior-oriented villa component,
which typically has fewer vehicles per household than family housing. These vehicle estimates

form the basis for projecting personal property tax revenues from motor vehicles.

Table S: Anticipated Number of Cars at Build-Out —
Rhodes Place & Broadus Creek Devetopment, Warsaw, VA

Occupied OneCar TwoCar Three Car Average
Units (Percent) (Percent) (Percent) Cars/ Unit

Single-Family Homes 90 10% (9)  70% (63) 20% (18) 12.20
Villas 165 | 35% (58) 60% (99) 5% (8) 1.70
Total/ Average 255 1.87

Sonrce: S, Patz & Associates. e,

Table 6 presents the projected personal property tax revenues from vehicles owned by
households at the Rhodes Place & Broadus Creek Development once the community is fully built
out. These estimates combine the expected number of vehicles per household, typical vehicle
values derived from the home prices in Table 4, and the manner in which the Town of Warsaw

applies Virginia’'s Personal Property Tax Relief Act (PPTRA).
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In Virginia, personal property taxes are assessed on the depreciated value of vehicles used
exclusively for household purposes. Depreciation is influenced by the vehicle’s original purchase
price, age, model, mileage, maintenance history, and market demand. In Warsaw, where public
transportation is limited and commutes tend to be longer, residents rely heavily on personal

vehicles, resulting in higher car ownership and generally mid-priced, well-maintained cars.

The vehicle ownership assumptions reflect the types of buyers anticipated in each housing
product. The 90 single-family homes are expected to be owned by working-age families with
multiple drivers and newer vehicles, averaging about 2.2 vehicles per household. The 165 age-
restricted villas are expected to be purchased by seniors, who more often have one or two vehicles
and replace them less frequently, with an average of about 1.7 vehicles per household. Together,
these result in an estimated 478 vehicles across 255 households. The villa total is rounded down

slightly from 280.5 to 280 to avoid overstating revenue.

Vehicle value estimates are tied to the affordability implied by the home prices in Table
4. A home typically sells for about three to four times the buyer’s annual income. At $450,000 for
single-family homes, typical household incomes would be about $112,500 to $150,000. At $400,000
for senior villas, incomes would be about $100,000 to $133,000. Households in these ranges
generally allocate 10 to 15 percent of their income to vehicle costs, supporting mid-priced new
cars in the mid-$30,000s to low-$40,000s for families and slightly lower-priced vehicles for seniors.
After normal early depreciation and typical replacement cycles, the average assessed value per

vehicle is estimated at $22,000 for single-family buyers and about $18,000 for senior villa buyers.

The Town's posted PPTRA credit for 2025 is 40 percent. This credit reduces the tax owed
on the first $20,000 of assessed value for qualifying personal-use vehicles; any portion above
$20,000 is fully taxable. To reflect differences in purchasing patterns, the share of vehicles
expected to exceed the $20,000 threshold is set at 50 percent for single-family homes and 30
percent for senior villas. For vehicles that exceed the threshold, the typical taxable amount above
$20,000 is estimated at about $10,000 per vehicle for single-family households and about $7,000

per vehicle for senior households.

L smp B SRS — S = —_— —
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The Town’s personal property tax rate is $0.80 per $100 of assessed value. This approach
counts only the tully taxable portion above $20,000 and does not include the partially taxed
portion of the first $20,000 after the PPTRA credit, making the estimates intentionally

conservative,

Applying these assumptions yields projected annual personal property tax revenues of
approximately $7,920 from the single-family homes and about $4,700 from the villas, totaling
roughly $12,620 per year at full build-out. These figures reflect current Town policy and
conservative vehicle value assumptions. Actual revenues could be somewhat higher if more

vehicles exceed $20,000 in value or if the Town later reduces the PPTRA credit further.

Table 6: Personal Property Tises at Build-Out —

Rhodes Place & Broadus Creck Development, Warsaw, VA
(Constant 2025 Dollary)

Single-Family Homes Villas Project-Wide
Number of Units 90 165 255
Vehicles per Unit 2.20 1.70 1.87
Number of Vehicles 198 280 478
Average Depreciated Vehicle Value $22,000 $18,000 --
Vehicles Valued Above $20,000 ! 50% (99) 30% (84) 183
Average Taxable Value 2 $10,000 $7,000 --
Aggregate Taxable Value $990,000 $588,000 $1,578,000
Personal Property Tax Rate $0.80 per $100  $0.80 per $100  $0.80 per $100
Personal Property Taxes $7,920 $4,700 $12,620

UShare and count ol vehicles expected to eaceed the $20.000 PRTRA tier.,
“Typical taxable amount above $20.000 for vehicles that exceed the threshold. difTerentiated by

housing (vpe.

Sowrce: Town of Warsaw: S, Patz & Associates, e

These projections employ a conservative modeling approach that considers household
vehicle preferences, economic capacity, and applicable local tax exemptions. By excluding high-
value vehicles, limiting the share expected to exceed the taxable threshold, and applying modest
taxable amounts above that level, the estimates provide a realistic assessment of the

development’s contribution to the Town of Warsaw’s personal property tax base.
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11.2.c: Motor Vehicle License Fees

Table 7 presents the projected annual revenue from the Town of Warsaw’s flat motor
vehicle license tax, based on the expected number of vehicles per household at build-out. The
Town assesses a uniform annual fee of $32 per vehicle, regardless of the vehicle’s age, model, or

value. This flat rate allows straightforward revenue modeling across housing types.

Applying the previously established vehicle ownership assumptions, with approximately
2.2 vehicles per single-family home and 1.7 vehicles per senior villa, yields an estimated 198
vehicles for the 90 single-family homes and 280 vehicles for the 165 villas, totaling 478 vehicles
across the development. Multiplying these totals by the Town'’s $32 fee per vehicle results in
projected annual revenue of about $6,330 from the single-family homes and $8,960 from the villas,

for a combined total of roughly $15,290 per year.

These projections assume each vehicle is registered and subject to the full fee. They
provide a conservative and realistic estimate of recurring revenue, acknowledging that actual

collections may vary slightly due to household compliance or changes to the Town’s fee schedule.

Table 7: Motor Vehicle License Fees at Build-Out —
Rhodes Place & Broadus Creek Development, Warsaw, VA
(Constant 2023 Dollars)

Single-Family Homes
Number of Units 90

Vehicles per Unit 2.20
Number of Vehicles 198
Motor Vehicle License Tax Rate $32.00 per Vehicle  $32.00 per Vehicle  $32.00 per Vehicle
Motor Vehicle License Taxes $8,960 $15,290

Source: Town of Warsaw: S, Paiz & Associates, Ine.

The Town of Warsaw also levies an annual motor vehicle license fee of $8 on motorcycles.
This analysis does not include motorcycles in the projected residential mix. Excluding them keeps
the estimate conservative and avoids overstating revenue because household-level projections

for motorcycle ownership are more uncertain than those for passenger vehicles.
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I1.2.d: Solid Waste Collection Fees

Table 8 presents projected annual solid waste collection revenue for the Town of Warsaw
based on the number of residential units at full build-out. The Town charges a flat $15 per
household per month for retuse collection inside town limits. Because the fee is applied per
occupied unit and does not vary by household size or waste volume, revenue estimates are

straightforward and predictable once the total number of units is known.

At full build-out, the Rhodes Place & Broadus Creek Development will include 255
residential units. Applying the Town’s $15 monthly fee to each unit results in $180 per household
per year. Multiplying this by the total number of homes yields an estimated $45,900 in annual
solid waste collection fees for the Town. This calculation assumes that all units are occupied and

billed consistently and does not account for possible administrative exemptions or nonpayment.

Table 8: Solid Waste Collection Fees at Build-Out—
Rhodes Place & Broadus Creek Development, Warsaw, VA
(Constant 20235 Dollarys)

Single-Family Homes  Villas Project-Wide

Number of Units 90 165 255
Monthly Fee per Unit $15.00 $15.00 $15.00
Annual Fee per Unit $180 $180 $180
Total Annual Solid Waste Fees $16,200 $29,700 $45,900

Sowrce: Towan of Warsaw, S, Parz & dAssociates, ne

11.2.e: Electricity Consumers Taxes

The Town of Warsaw imposes a residential electric consumers tax of $0.015 per kilowatt-
hour, capped at $1.00 per month per residential account. Service providers bill the tax to
customers and remit collections to the Town. For any billing period longer than one month, the
ordinance requires converting usage to a monthly basis before applying the monthly cap and

then scaling the result to the full billing period.

Typical households use several hundred kilowatt-hours per month; therefore, the
monthly cap applies under normal conditions. This analysis models $1.00 per occupied account

per month, or $12 per year, assuming one electric account per occupied dwelling, 12 billed
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months per year, no master-metering, and standard residential consumption. As summarized in
Table 9, applying $12 per account to 90 single-family homes and 165 villas yields $1,080 and
$1,980 per year, respectively, for a project-wide total of $3,060.

‘Fable 9: Elcetrie Consumers Tax at Boild-Outl—
Rhodes Place & Broadus Creck Development, Wirsaw, VA
(Conustint 2025 Dallirs)

Single-Family Homes Villas Project-Wide
Number of Units ' 90 165 255

Ordinance Rate $0.015 per kWh  $0.015 per kWh  $0.015 per kWh
Monthly Cap per Account $1.00 $1.00 $1.00
Annual Tax per Account $12.00 $12.00 $12.00
Annual Revenue $1,080 $1,980 $3,060

Soirce: Town of Warsaw;: S, Patz & dssociates, e,

IL.2.f: Landline Telephone Service Taxes

The Town of Warsaw imposes a local telephone service tax on residential landline service.
The ordinance applies a tax of 20 percent of the monthly service charge, but only on the first $5
of each monthly bill, effectively capping the residential tax at $1 per month per line. Service
providers collect the tax from customers and remit it to the Town. This structure makes revenue
projection straightforward because the tax amount does not depend on total long-distance use or

premium services once the base charge reaches $5.

While landline usage has declined significantly nationwide, modest levels of adoption
may persist in specific housing contexts. According to the National Center for Health Statistics,
approximately 62.5 percent of U.S. households were wireless-only as of 2020, meaning that just
over one-third still had some form of landline connection. This trend is especially pronounced
among younger households and in newly built homes, where mobile phones are typically
preferred. Senior households, however, are somewhat more likely to retain landlines for

reliability and emergency access.

To remain conservative while recognizing some continued adoption, this analysis
assumes 25 percent of households will maintain a taxable landline account at build-out. Applying

this rate to the 255 homes results in approximately 64 taxable lines. At the ordinance’s maximum
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of $1 per line per month, this produces projected annual revenue of about $770 from the local
telephone service tax. These tigures assume one taxable line per participating household and that

providers continue to bill and remit the tax as required. This is shown in Table 10 below.

Table 10: Landline Felephone Service Faves at Build-Out —

Rhodes Place & Broadus Creel Development. Warsaw, VA
(Constait 2023 Dolfurs)

Single-Family Homes Villas  Project-Wide
Number of Units 90 165 255
Assumed Landline Adoption 25.0%  25.0% 25.0%
Estimated Taxable Lines 23 41 64
Monthly Tax per Line $1.00 $1.00 $1.00
Annual Tax per Line $12.00 $12.00 $12.00
Landline Telephone Service Taxes $280 $490 $770

Nowrrees Town of Warsaw! S Loz & dssociates, Inge.

I1.2.g: Other Utility Taxes

The Town of Warsaw does not impose local consumer utility taxes on natural gas, mobile
(cellular) telephone service, water, sewer, or refuse. Water, sewer, and refuse services are billed
strictly as user fees. Mobile telephone service is taxed only through Virginia's statewide
Communications Sales and Use Tax, which is administered by the state and distributed back to

localities but is not a separate Town levy.

II.3: On-Site Costs to the Town of Warsaw

The on-site fiscal impact analysis assesses the costs to the Town of Warsaw associated
with the proposed development, with a particular focus on how General Fund revenues are
generated and used to support municipal services. These costs are allocated on a per capita basis
to both residents and employees, reflecting their expected demand for town services. The analysis
accounts for operational expenses and capital-related obligations, including debt service

payments that fund long-term infrastructure and facility improvements.

Table 11 summarizes the Town’s General Fund revenue sources for FY 2026, including
both operating and debt service revenues. Local taxes account for the majority of support,

providing approximately 57.7 percent of total General Fund revenue. Non-tax sources, including
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user fees, fines, interest income, and grants, account tor 40.2 percent of the total. Debt service
revenue represents an additional 2.1 percent and retlects one-time loan proceeds used to tinance

specific capital purchases.

Within local taxes, General Property Taxes total $467,365. This category consists primarily
of real estate and personal property taxes, with additional revenue from the state’s Personal
Property Tax Reliet Act (PPTRA). Other Local Taxes add about $1,316,000, with the meals tax
generating the largest share, followed by bank franchise taxes, business license taxes (BPOL), and
cigarette taxes. Smaller amounts are collected from sales tax, lodging tax, motor vehicle licenses,

utility consumption, and communications tax.

For the fiscal impact analysis, only the portion of General Fund expenditures supported
by these local tax revenues is used to measure the Town's cost obligations. This approach ensures
that expenditure estimates align with the tax-based revenue streams analyzed elsewhere in the
report and avoids overstating fiscal capacity by excluding non-tax and one-time debt service

revenues that do not represent recurring support for municipal operations.
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Fable 11 General Fund Revenoe by Type —
Town of Warsaw, VA

Amount Percent

General Property Taxes

Real Estate Tax $280,000 9.1%
Personal Property Tax $170,000 5.5%
PPTRA $17.365 0.6%

Total General Property Taxes  $467,365  15.1%
Other Local Taxes

Bank Franchise Tax £175,000 3.7%
Business Licenses $140,000 4.5%
Motor Vehicle Licenses $40,000 1.3%
State Sales Tax $120,000 3.9%
Meals Tax $675,000 21.8%
Lodging Tax $42,000 1.4%
Cigarette Tax $80,000 2.6%
Utility Tax/Consumption $18,000 0.6%
Communications Tax $29.000 0.9%
Total Other Local Taxes 31,316,000 42.6%
Subtotal Local Taxes $1,783,365 57.7%
Non-Tax Revenue ! $1,243,070  40.2%
Debt-Service Revenue $65.000 2.1%

Total General Fund Revenue $3,091,435 100.0%

Percent Tax Revenue 57.69%
PPermus & Fees, SWoLlser Fee = Commercial, SW User:
Fee - Residential, WERD Fines. Interest Income-Gen, Law

Enforcement Assistance. Fire Insurimee. CATV Lease,
Billboard Revenue, Revolving Loan Repayvments, Mise
Income. Grants/DICD — Housing. Girants/VA 1DOI
Medians: Grants/DEQ Medians, Grants/DMV,
Grants/DCIS. Grits/USDA Police Curs. RC/Haul Fee,
Trash Dumpsters. Dominion Solar. Timber Harvesting,
and Special Events (Revenue)

Source: Towr of Warsaw ddopred Budger 1Y 2026

Table 12 presents the allocation of the Town of Warsaw’s General Fund expenditures for
Fiscal Year 2026, dividing costs between residents (population) and businesses (at-place
employment). The purpose of this allocation is to calculate the per capita, tax-supported cost of
providing municipal services to both user groups using the Town’s most recently adopted

budget.

The analysis uses the Town's estimated 1,816 residents, derived from Ribbon
Demographics, and 1,478 at-place jobs, based on the U.S. Census Bureau’s Longitudinal

Employer-Household Dynamics (LEHD) OnTheMap data. Local tax revenue supports 57.69
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percent of the General Fund budget, and this tax support ratio is applied to the total expenditures

assigned to residents and to employees to estimate the portion funded by locally generated taxes.

The Town of Warsaw’s total FY 2026 General Fund expenditure is approximately $3.09
million, split evenly between residents and local employment at about $1.55 million each.
Applying the 57.69 percent tax support ratio results in estimated tax-supported expenditures of
$891,683 for residents and $891,683 for employees. Dividing these amounts by the corresponding
user counts yields a per capita tax-supported cost of about $491 per resident and $603 per
employee, with an overall average of about $541. These per capita figures provide the basis for

estimating municipal service costs associated with new residential and employment growth.

Table 12: Allocation of General Fund Expenditures by

Type for Residents and Businesses — Fown of Warsaw, VA

Population At-Place Employment Total
General Government $408,855 $408,855 $817,710
Police Department $332,068 $332,068 $664,136
Public Service $319,326 $319,326 $638,652
Contributions $31,850 $31,850 $63,700
Dept Service $68,119 $68,119 $136,237
Grants $385.500 $385,500 $771 .000
Total General Fund $1,545,718 $1,545,718 | $3,091,435
Percent Tax Support 57.69% 57.69% 57.69%
Tax-supported Expenditures $891,683 $891,683 | $1,783,365
Number of Persons 1,816 1,478 3,294
Per Capita Tax Support $491 $603 $541

Source: Tovwn of Warsaw dAdopted Budger 15 20260 Ribbon Denograplics:
LS Census Burean, Longitudimal Emplover-Household Dynantics

(LEND) OntheMap: S, Patz & dssociates, e,

I1.3.a;: Tax-Supported Costs

To estimate the Town's cost of providing services to the new residents, it is first necessary
to determine the number of people who will live in the Rhodes Place & Broadus Creek
Development. Household size assumptions are based on a review of local demographic data and

the expected characteristics of the new housing product.

According to Ribbon Demographics, the current average household size in the Town of

Warsaw is approximately 2.25 persons per household. This reflects the Town’s older and more
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affordable housing stock, which tends to attract smaller households and older residents. The new
homes planned at the Rhodes Place & Broadus Creek Development will differ from the existing
inventory. They will be larger, newer, and higher in value, with single-family homes ranging
from about 1,500 to 3,500 square feet and villas ranging from 1,400 to 2,500 square feet. All homes
will feature attached two-car garages, and most will offer three bedrooms, with some single-

tamily models including four bedrooms.

These design and pricing characteristics generally support slightly higher household
sizes in the single-family portion of the development, as newer, larger, and more expensive
homes typically appeal to working-age families and move-up buyers. Based on similar new
subdivisions in small Virginia towns, a household size ot 2.70 persons per single-family home is

a reasonable and supportable estimate.

The villas, by contrast, are intended to attract older adults and empty nesters who prefer
single-level living but may occasionally host visiting family. Household sizes for comparable age-
targeted products in Virginia generally range from 1.70 to 2.00 persons. Using 1.90 persons per
villa provides a balanced and conservative assumption. Weighted across the planned mix of 90
single-family homes and 165 villas, the overall household size at build-out is estimated at 2.18

persons per household. This corresponds to a total projected population of about 557 residents.

As outlined above, the Town's costs to serve the Rhodes Place & Broadus Creek
Development will be evaluated by applying previously derived per capita tax-supported costs
for residents and employees to this projected population. These per capita cost factors include
day-to-day operating expenditures as well as annual debt service payments supporting the
Town’s capital improvement program. The resulting cost estimates are then compared to the

annual tax revenues projected to be generated by the development to evaluate its fiscal balance.

—_—— — — - r—— e
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Table L3 Anticipated Number of Residents at Build-Out — Rhodes Place & Broadus Creek Development. Warsaw, VA

Expected Buyer Profile Average Egtimated
Household Size

_ Residents
Single-Family Homes 3-4 Working-age families, move-up buyers  2.70 persons/unit ' 243

Villas 3 Empty nesters, older couples, some singles  1.90 persons/unit 314
Total/ Average ; _ 2.18 persons/unit 5587

Newtrces N Patz N Asyociates, i

Applying the household size factors in Table 13 to the planned mix of 90 single-family
homes and 165 villas yields an estimated 557 residents at full build-out. As calculated in Table
12, the average tax-supported cost per resident in the Town of Warsaw is $491, based on FY 2026
budget allocations. This per capita cost is used to estimate the Town’s municipal service

obligations associated with the development.

The development includes 90 single-family homes, projected to house 243 residents,
resulting in estimated tax-supported expenditures of $154,310. Additionally, 165 villas are
expected to accommodate 314 residents, resulting in expenditures of $199,390. In total, the
development is expected to house 557 residents with an overall average household size of 2.18
persons per unit. Applying the $491 per capita tax-supported cost to all projected residents yields

a total estimated municipal expenditure of $273,480 for residential service delivery at build-out.

Table 14: ‘Tax-Supported Costs for Residents at Build-Out —
Rhodces Place & Broadus Creek Development, Warsaw, VA
(Constant 2025 dollary)

Single-Family Homes
Number of Units 90

Persons per Unit 2.70
Residents 243
Expenditure Per Capita $491
Population Expenditures $119,310 $154,170

Source: Town of Warsaw: S: Putz & Associaies, Ine.

I1.4: On-Site Fiscal Impact Summary

Table 15 summarizes the projected on-site fiscal impact of the Rhodes Place & Broadus
Creek Development by comparing annual tax revenues to tax-supported municipal costs
associated with the resident population. The analysis is organized by housing type and includes

a project-wide summary of total fiscal impacts.
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The table compares the total annual tax revenue generated by each housing type with the
corresponding tax-supported cost of providing services to its projected residents. The net on-site
fiscal impact is calculated by subtracting residential service costs from on-site tax revenues. This
analysis does not include off-site revenues or employee-based expenditures, which are addressed

separately.

Single-family homes are projected to generate $84,460 in on-site annual tax revenue. Their
associated population-related expenditures are estimated at $119,310, resulting in a net fiscal
deticit of $34,850. The villas are expected to generate $131,630 in tax revenue and incur $154,170

in service-related costs, resulting in a net fiscal deficit of $22,540.

Project-wide, the development is projected to generate $216,090 in on-site annual tax
revenue, while tax-supported residential service costs are estimated at $273,480. This results in a

net annual fiscal deficit of $57,390 at full build-out.

Table 15: Net On-Site Fiscal Tax Benefits at Build-Out —
Rhodes Place & Broadus Creck Development, Warsaw, VA
(Constant 20023 Dollars)

Single-Family Homes Villas Project-Wide

Total Tax Revenue $84,460  $131,630 $2165090
Population Expenditures -$119,310 -$154.170 -$273.480
Net Fiscal Benefit -$34,850  -$22,540 -$57,390

Source: Town of Warsaw: S Patz & Associates, e

These tigures represent only the direct residential fiscal impacts associated with the
development. As such, the analysis provides a conservative estimate focused strictly on the net

on-site fiscal outcome for the Town’s General Fund.

The following section assesses the off-site fiscal impacts that occur when new residents
occupy the Rhodes Place & Broadus Creek Development and begin making purchases in the local
economy. These household expenditures are expected to generate additional tax revenue for the
Town. As will be shown, these off-site revenues are projected to fully offset the residential service-

related deficits identified in the on-site analysis.
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11.5: Off-Site Revenues and Costs to the Town of Warsaw

In addition to the direct fiscal impacts associated with new residential units and their
occupants, the development is expected to generate broader off-site economic effects resulting
from increased household spending within the Town of Warsaw. These indirect and induced
impacts occur when residents allocate a portion of their income to local goods and services, and
when businesses reinvest a share of their earnings through purchases from other area vendors.
This ongoing cycle of spending supports job creation, business growth, and additional household

earnings, which in turn expand the Town's revenue base.

To quantify these secondary impacts, the analysis uses the U.S. Bureau of Economic
Analysis’s Regional Input-Output Modeling System (RIMS II). These multipliers measure inter-
industry linkages at the regional level and provide a means to estimate the ripple effects of
consumer spending. By applying RIMS II multipliers to major categories of household
consumption, including groceries, apparel, personal services, and entertainment, the model
captures the extent to which local spending translates into business receipts, employment, and
wages. The analysis separately estimates each of these components to present a detailed picture

of how new resident spending affects the local economy.

The aggregate impact reflects both the direct injection of consumer dollars and the second-
round effects of that spending as it circulates through the Warsaw economy. This includes
revenues generated from business-to-business transactions and employee re-spending, which
amplify the original economic activity. While the methodological structure parallels that of the
on-site fiscal analysis, the focus here is on fiscal effects driven by commercial activity stimulated

by new residential spending rather than by the physical development itself.

RIMS I includes multiple industry sectors where new spending may generate multiplier
effects. This allows for granular modeling of the flow of economic activity across sectors. These
sector-specific business receipts provide the foundation for estimating new tax revenues. For
example, meals taxes and transient occupancy taxes are derived from modeled receipts in the

food service and hospitality industries. Additional tax categories, such as consumer utility and

p— — e ———— e e — e ———
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business license taxes, are estimated based on projected earnings and employment growth within

relevant sectors.

To produce conservative revenue projections, the model assumes that approximately 30
percent of household spending will occur within the Town of Warsaw. This local capture rate
reflects the Town’s modest but growing retail base, which includes groceries, fuel, pharmacies,
and some dining and service options. It also recognizes that many households travel to nearby
centers, such as Tappahannock and Fredericksburg, for a broader range of retail and restaurant
options, or shop online. This assumption aims to reflect the limited scope of local retail offerings
and the well-documented tendency for small-town residents to make a substantial share of their
purchases outside their immediate community. The 30 percent factor is therefore applied as an
adjustment for economic leakage to ensure that only locally retained economic activity is included

in the fiscal estimate.

Consumer spending levels used in the model are derived from U.S. Bureau of Labor
Statistics data on average household expenditures by income cohort. Although localized data for
Warsaw or Richmond County are not available, national averages for similar income brackets
provide a statistically credible proxy. When combined with the RIMS II multipliers and adjusted
for leakage, these figures form a conservative, data-driven framework for estimating off-site
revenue impacts associated with new residential development. Many taxes are calculated directly
from modeled receipts derived from RIMS Il data, including retail sales, lodging, and meals taxes.

Other taxes are based on employment impacts in particular sectors.

I1.5.a: Business Receipts

Estimating the average household income of future buyers at the Rhodes Place & Broadus
Creek Development is based on standard housing affordability guidelines. A commonly used
benchmark assumes that a household can afford a home priced at approximately three to four
times its annual gross income. While this ratio can vary depending on interest rates, down
payments, and other financial variables, it offers a reasonable and consistent framework for

modeling purposes.
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At the Rhodes Place & Broadus Creek Development, single-family homes are expected to
sell at an average price of $450,000. Based on the affordability guideline, these homes are likely
to be purchased by households earning between $112,500 and $150,000 annually. Buyers in this
income range are expected to have strong credit profiles and the financial capacity to manage
mortgage payments and other recurring housing costs, including property taxes, insurance, and

maintenance.

The villas are projected to sell for an average of $400,000, implying household incomes
between $100,000 and $133,000. These households are assumed to qualify for conventional
mortgage financing and demonstrate the ability to sustain ongoing housing costs, while

maintaining discretionary income and savings.

To approximate consumer spending power, the midpoint of each housing type’s income
range is used as a proxy for annual household income. Under this approach, single-family home
buyers are assumed to earn approximately $131,500 per year, while villa home buyers are

assumed to earn $116,500.

Based on these incomes, the future residents of the Rhodes Place & Broadus Creek
Development are estimated to directly contribute $9.32 million in annual consumer spending at
full build-out. Through the multiplier effect, this spending will generate an additional $19.05
million in annual receipts for local businesses, culminating in a total economic impact of $28.37
million. These receipts provide the foundation for estimating future tax revenue from sources

such as meals taxes, business license fees, and utility taxes collected by the Town of Warsaw.

Table 16: Business Receipts at Build-Out -
Rhodes Place & Broadus Creek Development, Warsaw, VA
(Constant 2023 Dollars)

Source of Impact Single-Family Homes Villas Project-Wide
Direct Consumer Expenditures $3,550,500  $5,766,750 $9,317,250
Indirect Ripple Effect $7.237.740 $11.814.060 $19.051,800

Total Business Receipts $10,788,240  $17,580,810

Source: RIMS T Modeling Svstem, ULS: Bureai of Fconomic Analysis

$28,369,050
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IL5.b: Employment and Earnings

Since no jobs will be located directly on-site at the Rhodes Place & Broadus Creek
Development, the employment and earnings impacts presented here reflect only the indirect and
induced effects of increased household spending. As new residents allocate portions of their
income to goods and services within the Town, this consumer activity supports local businesses,

which in turn creates new employment opportunities and income for workers.

Based on projected household spending patterns and RIMS Il multipliers, resident-driven
expenditures from the Rhodes Place & Broadus Creek Development are estimated to support
approximately 173 new full-time equivalent (FTE) jobs within the Town of Warsaw. These jobs

are expected to generate roughly $5.5 million in total annual earnings, as shown in Table 17.

This estimate is supported by several key factors: the relatively high anticipated incomes
of incoming households, the use of widely accepted federal input-output multipliers, and the
expectation that a meaningful share of consumer spending will occur locally. The Town of
Warsaw’s established commercial base, particularly in retail and services, can absorb and respond
to the demand generated by 255 new homes. To avoid overstating impacts, the analysis applies a
70 percent leakage adjustment to exclude spending expected to occur outside the Town or

through non-local channels such as online purchases.

These newly supported jobs and wages will contribute to the Town's fiscal base, including
through additional local tax collections tied to business activity, employee spending, and utility
use. As such, the economic and fiscal value of these impacts extends beyond the scope of direct

residential tax revenues.
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Table F7: Spinoft Enploviment and
Farnings at Build-Oul
Rhaodes Place & Beoadas
Creck Development.
Warsan, VA

(C oty 2025 Dofiars)

Total Earnings
Single-Family Homes $2,029,430

Villas $3.476.860
Total $5,506,290

Serrcel REVIS T Modcling Svsrem, LS
Burcat of Economic ducalvsis

1L.5.c: Off-Site Fiscal Impacts

Table 18 presents the projected revenues and associated costs to the Town of Warsaw
resulting from the oft-site tiscal impacts of the Rhodes Place & Broadus Creek Development at
build-out. These impacts are primarily driven by new business receipts generated by household
consumer spending, along with real estate and business personal property tax revenues linked to
the expansion of commercial activity. These fiscal benefits are long-term in nature, as job creation

and business growth are expected to occur incrementally over time.

Tax revenues are anticipated to begin accruing shortly after residents begin moving into
the development. As homes are built, sold, and occupied, household spending will stimulate
demand for goods and services across various sectors of the local economy. In turn, businesses
will respond by expanding their operations, generating new economic activity, and increasing
municipal tax revenues. Projected revenue is expected to grow from an initial estimate of

approximately $42,500 to approximately $283,500 at full build-out.

As shown in Table 18, fiscal contributions are categorized by housing type: single-family
homes and villas. The Town'’s service costs are based on the projected number of new full-time
equivalent jobs supported by resident spending, with an average cost of $603 per employee, as
outlined in Table 12. Single-family homes are projected to generate $86,290 in off-site revenues,
with associated service costs of $39,800, resulting in a net fiscal benefit of $46,490. The villas are
expected to generate $148,220 in off-site revenue, with related costs of $64,520, resulting in a net

benefit of $83,700.
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Combined, the Rhodes Place & Broadus Creek Development is projected to produce an
off-site net fiscal benefit of approximately $130,190 for the Town of Warsaw. These gains retlect
the longer-term effects of resident spending as it circulates through the local economy, supporting

jobs, businesses, and additional municipal revenues beyond the direct on-site impacts.

Table 18: Of=Site Fiscal Impacts of Consumer Expenditures by Tvpe —

Rhodes Place & Broadus Creek Development. Warsaw, VA
(Constiont 2025 Dollins)

Single-Family Homes Villas Project-Wide

Annual Revenues for the Town;
Real Estate Tax $10,250 $16,600 $26,850
Personal Property Tax $7,340  $14,270 $21,610
Business Licenses $15,250 $24,750 $40,000
Motor Vehicle Licenses $4,220 $6,850 $11,070
State Sales Tax $14,510 $23,570 $38,080
Meals Tax $30,920 $56,680 $87,600
Lodging Tax $3,500 $5,000 $8,500
Cigarette Tax $150 $250 $400
Utility Tax $90 $150 $240
Communications Tax $60 $100 $160
Total Revenue $86,290 $148,220 $234,510
Less Costs to the Town -$39.800 -$64,520 -$104,320
Net Fiscal Benefit to the Town $46,490 $83,700 $130,190

Stttrecs RIMS T Modeling Svsten: ULS, Burcan of Econontic Analysiy,
Tovwn of Warsaw: S, Paiz & dssociates, e

I1.6: Fiscal Impact Analysis Conclusions

Table 19 summarizes the fiscal impacts associated with the Rhodes Place & Broadus Creek
Development, combining on-site and off-site etfects by housing type. All figures are shown in
constant 2025 dollars and include projected revenues, municipal service costs, and the resulting

net tiscal impact for each housing type and for the project as a whole.

On-site impacts represent the direct fiscal relationship between the new residential units
and the Town. They include property and user-based taxes paid by residents, as well as the cost
of providing municipal services to them. These direct impacts are negative. Single-family homes
generate $84,460 in annual on-site revenues but incur $119,310 in related service costs, resulting
in a net on-site deficit of approximately $34,850. Villas generate $131,630 in on-site revenues and

$154,170 in service costs, resulting in a net on-site deficit of about $22,540. Combined, the
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development is projected to generate $216,090 in on-site revenues, offset by $273,480 in associated

costs, resulting in a total on-site deficit of approximately $57,390.

Oft-site impacts work in the opposite direction. Household spending within the Town
drives new business activity and jobs, creating additional tax revenues that exceed the cost of
serving those jobs. Single-family homes are expected to generate $86,290 in off-site revenues and
$39,800 in related costs, resulting in a net off-site benefit of about $46,490. Villas generate $148,220
in off-site revenues, offsetting $64,520 in costs, resulting in a net off-site benefit of approximately
$83,700. Together, the development yields $234,510 in off-site revenues and $104,320 in costs, for
a total off-site net benefit of approximately $130,190.

When the on-site deficits and off-site benefits are combined, the project produces a
positive fiscal return. Total revenues from all sources reach about $450,600 compared to total costs
of roughly $377,800, resulting in a net fiscal benefit of about $72,800 for the Town's General Fund.
Although the on-site service demands of new residents outweigh their direct tax contributions,
those deficits are offset by the broader economic activity and tax base expansion that household

spending supports.

Table 19: Summary of On-Site and Off-Site Fiscal Impacts by Fype —

Rhodes Place & Broadus Creek Development, Warsaw, VA
(Constant 2023 Dollars)

Source of Fiscal Impacts Impacts On-Site  Impacts Off-Site  Total Fiscal Impacts
Single-Family Homes
Revenues to the Town $84,460 $86,290 $170,750
Town Costs -$119.310 -$39.800 -$159.110
Subtotal -$34,850 346,490 $11,640
Villas
Revenues to the Town $131,630 $148,220 $279,850
Town Costs -$154.170 -$64.520 -$218.690
Subtotal -$22,540 $83,700 361,160
Project-Wide
Revenues to the Town $216,090 $234,510 $450,600
Town Costs -$273.480 -$104.320 -$377.800
Net Fiscal Benefits -$57,390 $130,190 $72,800

Source: Town of Warsaw: S. Patz & Associaies, Ine.

FISCAL, WATER AND SEWER, AND PROFFER ANALYSES = RHODES PLACE & BROADUS CREEK DEVELOPMENT * WARSAW, VA PAGE 33 OF 48



Section III: Water and Sewer Analysis

This section evaluates the financial contributions the Rhodes Place & Broadus Creek
Development will make to the Town of Warsaw’s water and sewer systems. It includes both one-
time tap fees, which provide a substantial initial payment to support system capacity and
connections, and ongoing user-fee revenues, which represent a recurring income stream once
homes are occupied. Together, these analyses provide a more comprehensive understanding of
the development’s impact on local utility finances, extending beyond the tax-based fiscal effects

described earlier in this report.

I11.1: One-Time Water and Sewer Tap I'ees

Table 20 summarizes the adjusted water and sewer tap fees for the Rhodes Place &
Broadus Creek Development. The table presents these one-time, up-front charges for 90 single-
family homes and 165 villas. The Town of Warsaw assesses standard residential tap fees of $2,500
per unit for water and $5,500 per unit for sewer for 5/8-inch or 3/4-inch connections. However,
the Town Council voted to waive 50 percent of the connection fees for all homes in the

development to encourage economic growth.

As aresult, the effective fees are reduced to $1,250 per unit for water and $2,750 per unit
for sewer. Applying these rates to the planned unit counts yields estimated total water tap fees
of $318,750 and sewer tap fees of $701,250. Combined, the development will contribute

approximately $1.02 million in one-time utility availability payments.

Although these fees are not part of the fiscal impact analysis because they do not represent
recurring revenue, they remain a meaningful initial contribution. The Town can apply these
funds toward water and sewer system capacity improvements, connection costs, or other

infrastructure investments related to the new development.

T—

T — e - =

FISCAL, WATER AND SEWER, AND PROFFER ANALYSES » RHODES PLACE & BROADUS CREEK DEVELOPMENT » WAF;SAW, VA PAGE 34 OF 48



Fable 200 Water and Sewer Tap Fees by ‘Type —

Rhodes Place & Broadus Creek Development, Warsaw, VA

_ Single-Family Homes Villas Project-Wide

Number of Units ; 90 165 255
Water Fee (3/4” or 5/8") ! $1,250 $1,250 $1,250
Total Water Fee $112,500  $206,250 $318,750
Sewer Fee (3/4” or 5/8”) ! $2,750 $2,750 $2,750
Total Sewer Fee $247,500  $453,750 $701,250
Total Water and Sewer Fees $360,000  $660,000 $1,020,000

CAdusted toretlect A0%a fee wanver for the Rhodes Place & Broados Creek
Development,

Sovrces Town of Wearsaw adopred rates amd fee schedule, etfective Julyv |, 2025,
NNz N clssociates, Ine

II1.2: Ongoing Water and Sewer Revenues

Table 21 provides an estimate of the on-site revenues generated for the Town of Warsaw
through water and sewer services associated with the Rhodes Place & Broadus Creek
Development. While these figures are separate from the tax-based fiscal impacts detailed

elsewhere in this report, they represent an additional source of income for the Town, as outlined

below.

To calculate the annual water and sewer revenue, S. Patz & Associates analyzed
residential water consumption data within the Town to project usage patterns for Rhodes Place
& Broadus Creek once the new homes are constructed, sold, and occupied. These projections are
intentionally conservative. The homes in the development are expected to be newer and more
water-efticient than the average existing housing stock, potentially leading to reduced water use.

However, larger lots and outdoor irrigation could increase consumption, balancing this effect.

The step-by-step calculations for annual water and sewer revenue are as follows:

1) Determine Monthly Water Consumption per Household: In 2024, residential customers
in the Town of Warsaw used 22,513,405 gallons of water. Based on the Weldon Cooper

Center for Public Service’s 2024 population estimate of 1,683 residents, this equates to an
average of 13,377 gallons per person per year, or 1,115 gallons per person per month. Since
monthly data are not available, this per-person monthly average serves as the basis for
estimating household consumption.
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The Rhodes Place & Broadus Creek Development will include 90 single-family homes and
165 villas, totaling 255 units. Average household sizes are assumed to be 2.70 persons for
single-family homes and 1.90 persons for villas, as shown in Table 13. Based on these
assumptions, the typical single-family home would use approximately 3,010 gallons per
month, and the typical villa would use about 2,118 gallons per month. Combined, the
development is expected to use approximately 620,356 gallons of water per month, equal
to about 7.44 million gallons annually. These estimates are conservative because new
homes may feature more efficient fixtures; however, larger lots and outdoor use could
offset some of these savings.

2) Calculation of Water Charges: Warsaw’s inside-town residential water rates include a
base monthly charge of $24.00 for up to 4,000 gallons, plus an overage rate of $2.97 per
1,000 gallons. Because the estimated monthly consumption for both housing types is
below the 4,000-gallon threshold, no overage applies. The monthly water charge per unit
is therefore $24.00.

3) Calculate Sewer Charges: Sewer billing follows the same structure: a base monthly charge
of $43.00 covers up to 4,000 gallons of return flow per household, with an overage rate of
$12.00 per 1,000 gallons above that level.

Not all water used by residents enters the sewer system. Consistent with industry
research, the analysis assumes that 25 percent of single-family water use and 15 percent
of villa water use is consumed outdoors and does not return to the sewer system. After
these adjustments, typical sewer flows are estimated at approximately 2,257 gallons per
month for single-family homes and 1,800 gallons for villas, both of which are below the
4,000-gallon base threshold. As a result, no sewer overage applies, and the monthly sewer
charge per unit is $43.00.

4) Calculation of Monthly and Annual Charges: The combined monthly water and sewer
cost is $67.00 per household, or $804.00 annually. Applied to the planned 255 homes, the
Town of Warsaw can expect about $205,020 per year in total water and sewer revenue
once the development is fully built out and occupied. These user-fee revenues are separate
from the tax-based fiscal impacts described elsewhere in the report but provide a
recurring and stable source of income to support the Town’'s water and sewer systems.

Table 21 summarizes the assumptions, adjustments, and rates described above and
presents the resulting monthly and annual water and sewer revenues for each housing type and

for the full development.
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Fable 20 Water and Sewer Revenues, Rhodes Place & Broadus Creek Development, Wirsaw, VA

(Constont 2025 Daollies)

Number of Units
Average Household Size
Per-Person Water Usage

Monthly Water Usage (Gallons)
Per-person sewer Usage

Monthly Sewer Usage (Gallons)

Water Base Charge !

Water Overage (Gallons)

Water Overage Rate (per 1,000 galions)
Water Overage Charge

Total Monthly Water Charges

Sewer Base Charge '

Sewer Overage (Gallons)

Sewer Overage Rate (per 1,000 gallons)
Sewer Overage Charge

Total Monthly Sewer Charges

Combined Monthly Water and Sewer Charges
Combined Annual Water and Sewer Charges
Total Water and Sewer Revenues

2,257.36

$24.00
0
$2.97
$0.00
$24.00

$43.00
$0.00
$12.00
$0.00
$43.00

$67.00
$804.00
$72,360

Villas
165
1.90
1,114.75
2,118.02
947.54
1,800.31

$24.00
0
$2.97
$0.00
$24.00

$43.00
$0.00
$12.00
$0.00
$43.00

$67.00
$804.00
$132,660

P;oiect-Wide
255

' Base rate covers 000 gallons or less per month. For sewer. effective Hows are adjusted (o reflect that not

all water used enters the sewer svsteme: this analysis assumes 23% ol single-family water use and 5% of

vilta water use are consumed outdoors and do not return.

Sources Town of Warsaw adoptedrates and fee schedule, effective Julyv 1202358 Paiz & dssociates, e,
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Section IV: Proffer Analysis

Proffers are voluntary commitments made by property owners as part of a rezoning
application or an amendment to existing proffer conditions. Once accepted, these commitments
become legally binding components of the zoning approval and remain in effect unless formally
amended by the Town Council. Section 15.2-2303.4 of the Code of Virginia, known as the
Residential Proffer Law, establishes statewide limits and criteria for accepting proffers in
connection with residential rezonings. The Town of Warsaw further regulates proffers through
Section 3-9 of its Zoning Ordinance, which defines the procedures and standards for local review

and adoption.
This section evaluates the applicant’s proffer statement for consistency with state law and
the Town’s zoning provisions and assesses whether the proposed conditions are reasonable,

enforceable, and directly related to the impacts of the proposed development.

IV.1: State Legal Framework

Virginia law restricts local authority to request or accept proffers in connection with
residential rezonings. Section 15.2-2303.4 of the Code of Virginia, effective for all rezonings or
amendments to proffer conditions filed on or after July 1, 2016, establishes the governing
framework for such actions. The statute defines “new residential development” as any
construction or expansion on residentially zoned property, including the residential component
of a mixed-use development, that results in one or more additional dwelling units or a reduction
in units otherwise permitted by right when the project requires a rezoning or amendment to

profter conditions.

An “off-site proffer” addresses an impact that occurs outside the boundaries of the subject
property and includes any cash contribution or commitment for off-site improvements. An “on-
site proffer” addresses impacts that occur within the property boundaries and excludes all cash

contributions.
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Under the statute, a locality may request or accept only those proffers that are specifically
and reasonably related to impacts generated by the proposed residential development. A locality
may not require, request, or deny a rezoning based solely on an applicant’s refusal to offer an
unreasonable or unrelated protfer. To be reasonable, a proffer must mitigate a need or deficiency

created by the development itselt, and its scope or value must be proportionate to that impact.

Because the Town of Warsaw does not operate public schools, which are funded and
managed by Richmond County, school-related profter contributions do not apply to residential
developments within the Town. Accordingly, any lawful proffers should focus on facilities or
services under Town jurisdiction, such as transportation and access improvements and public

safety operations within the Town’s control.

IV.2: Town of Warsaw Legal Framework

The Town of Warsaw’s Zoning Ordinance establishes conditional zoning as a method to
address situations where standard zoning districts may not adequately accommodate the
characteristics or impacts of a proposed development. The stated purpose of this provision is to
allow rezoning subject to voluntarily proffered conditions offered by the applicant for the

protection of the community, consistent with state law and the Town’s Comprehensive Plan.

The ordinance permits property owners seeking a zoning change to submit written
proffers that supplement the base zoning district regulations. These proffers must be provided in
writing prior to the public hearings held by the Planning Commission and Town Council. Each
condition must result directly from the proposed rezoning and must bear a reasonable

relationship to the impacts created by that rezoning.

Although Virginia law allows voluntary cash proffers under limited circumstances, the
Town’s ordinance expressly prohibits such contributions. It specifies that proffered conditions
“shall not include a cash contribution to the Town.” The ordinance also prohibits the mandatory
dedication of land for open space, parks, schools, fire departments, or other public facilities,
except where necessary for on-site infrastructure such as streets, curbs, gutters, sidewalks, bicycle

trails, or drainage, water, and sewer systems.

- = = ..

~ PAGE 39 OF 48

[=———e -

FISCAL, WATER AND SEWER, AND PROFFER ANALYSES = RHODbES PLACE & BROADUS _CEEEK DEVELOPMEN? . WARSAW, VA




Similarly, the ordinance prohibits off-site payments or construction except for
proportional participation in water, sewer, or drainage facilities that directly serve the
development. No proffered condition may be accepted unless it relates specifically to the physical
development or operation of the property, and all conditions must be consistent with the Town's

Comprehensive Plan.

Once accepted by the Town Council, proffered conditions become legally binding
components of the rezoning approval, running with the land and remaining in effect until
formally amended by the Council in accordance with established procedures. All subsequent site
and development plans must substantially conform to the approved proffered conditions. Each
conditional rezoning must be clearly recorded on the Town’s official zoning map, and the Clerk
of the Council is required to maintain a conditional zoning index that provides public access to

the adopted proffered conditions.

IV.3: Existing Proffer Statement

The applicant for the Rhodes Place & Broadus Creek Development has submitted the
following voluntary proffer statement, which outlines the conditions proposed as part of the

rezoning request:

* Preservation of natural resources - A representative sample of Faces of the Trees
Carvings, compatible with the development plan and to preserve wetlands, RPA’s, and
natural areas.

» Sidewalks - Proposed on one side of each internal road, with handicap access ramps at
appropriate access points.

* Integrated trail and path - A path system between all separate development areas within
the project.

1 Connection with the Town trail/pathway system - Pedestrian access to Main Street and
the business community.

* Open space - To be maintained and utilized by the residents and their Property Owners
Association.

e e — ==
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* Passive Park - Created in Open Space area to provide interpretative signage to describe
natural and environmental features and information regarding the Rhodes Tree Carvings.

* A Boulevard Entrance - A grassed median with landscaping to create a sense of arrival
for the Broadus Creek Community with a masonry entrance sign feature with a decorative
fence.

* Entrance feature for the Rhodes Place Community.

* Cluster Mailbox locations for each community in accordance with the USPS
requirements.

* Sign Posts and Lamp Posts - Compatible with the Town standards at each intersection in
Broadus Creek Single Family Community.

* Automatic pole lights - At each Single-Family house to provide added security lighting
and require maintenance of those lights as part of the POA guidelines. The pole lights at
each house will be operated independently by photocell without action by the homeowner
and will be a requirement of the POA.

* Limit tree clearing to the greatest extent possible.

* Community Clubhouse and Pool - Will be constructed during the first phase of the
Rhodes Place section of development or during the second phase of the Broadus Creek
section, whichever comes first. Once a community clubhouse and pool are constructed,
access will be provided to the entire development.

* Bus Stop - A proposed bus stop for Bay Transit is included in the Broadus Creek
Development Plan.

* Emergency Access - A standby emergency-only access connector between Rhodes Place
and Broadus Creek Development. This will be incorporated in the trail system and
constructed to support emergency vehicles. To maintain a sense of community, this access
point will be open to pedestrian and bicycle traffic on an everyday basis.

Collectively, these proffered conditions address on-site circulation, open-space use,
environmental protection, and community amenities in a manner consistent with the Town's

Comprehensive Plan and the requirements of Section 3-9 of the Zoning Ordinance.

1V.4: Consistency with State and Local Requirements

The applicant’s proffer statement for the Rhodes Place & Broadus Creek Development is

consistent with Section 15.2-2303.4 of the Code of Virginia and Section 3-9 of the Town of Warsaw

E— e ———————— T —
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Zoning Ordinance. Virginia's Residential Proffer Law limits localities to accepting only those
profters that specitically mitigate measurable impacts generated by new residential development.
The Town’s ordinance further restricts conditional zoning by prohibiting cash contributions,
mandatory land dedications, and off-site improvements, except for proportional participation in

water, sewer, or drainage facilities.

Each of the applicant’s proposed conditions complies with these legal requirements and
relates directly to the physical development, function, and operation of the property. The
commitments address on-site improvements such as sidewalks, pedestrian linkages, open-space
preservation, landscaping, lighting, and community amenities. No condition includes an off-site
public improvement or financial contribution to the Town, ensuring all proffers remain lawful

and enforceable under state and local provisions.

Because the Town does not operate a public-school system, and fire protection services
are managed at the county level, no school- or fire-related impacts are applicable to this rezoning.
Likewise, transportation impacts that might otherwise justify off-site mitigation cannot be
addressed through monetary or construction proffers under the Town'’s ordinance. To address
access and circulation needs within the development, the applicant has incorporated pedestrian
connections and internal road improvements consistent with the Town’s Comprehensive Plan

and development standards.

It is important to note that the traditional proffer calculations commonly used in other
Virginia localities, such as per-dwelling proffer calculations to offset school, transportation, or
public-facility costs, do not apply in this case. The Town'’s ordinance prohibits such contributions,
limiting acceptable commitments to lawful, on-site improvements and proportional participation
in utility facilities that directly serve the project. Accordingly, the applicant’s approach represents

an appropriate and legally compliant method of mitigating the development’s on-site impacts.

Overall, the proffer statement satisfies the standards of reasonableness, proportionality,
and conformity described in both state law and the Town's zoning ordinance. The proposed

conditions are specific, enforceable, and directly related to the impacts of the rezoning request.
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Based on this review, the proffer statement appears consistent with applicable state and local

provisions and represents an appropriate framework for the project’s implementation.
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Fiscal Impact Analysis Disclaimer

Every effort has been made to ensure the accuracy, reliability, and timeliness of the information
presented in this Fiscal Impact Analysis. This report is provided “as is,” without warranties of
any kind, whether express or implied, including, but not limited to, implied warranties of
merchantability, fitness for a particular purpose, or non-infringement.

This analysis has been prepared using multiple data sources, methodologies, and reasonable
assumptions. The information is subject to change without prior notice, and no assurances are
given regarding its continued accuracy or completeness as circumstances evolve. It should not be
construed as a legal description or as legal or tax advice.

Neither S. Patz & Associates nor its employees, officers, or affiliates accepts responsibility or
liability for any damages arising from the use of or reliance on this report. Such damages may
include, but are not limited to, loss of data, profits, business interruptions, or other financial
losses.

The analysis relies on estimates, projections, and assumptions developed by S. Patz & Associates,
along with data from third-party sources. While reasonable efforts were made to verify the data
at the time of publication, external factors beyond S. Patz & Associates’ control may influence
actual outcomes. No guarantee is made regarding the achievement of projections, as actual results
may vary significantly due to unforeseen events or changes in circumstances.

Furthermore, the analysis includes assumptions deemed reasonable based on available
information, but actual results may differ. This document is not a substitute for professional
advice in legal or other specialized areas.
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Water and Sewer Analysis Disclaimer

This water and sewer analysis is based on data and information provided by the Town of
Warsaw, publicly available records, and other sources considered reliable. S. Patz & Associates
has not independently verified the accuracy or completeness of these data. The assumptions and
calculation methods used to estimate tap fees and user-fee revenues are intended to reflect current
Town utility rates and typical residential consumption patterns but are subject to change if future
rates, policies, or usage trends differ. This analysis is provided for informational and planning
purposes only and should not be construed as legal, engineering, or financial advice. S. Patz &
Associates assumes no liability for any decisions or actions taken based on the findings presented
in this section.
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Proffer Analysis Disclaimer

This proffer analysis is based on information gathered from a variety of sources deemed reliable.
However, S. Patz & Associates has not independently verified or validated the accuracy or
completeness of the data provided by these sources. The methods, assumptions, and analytical
approaches employed in this report are intended to be consistent with applicable regulations and
guidelines, including the Residential Proffer Legislation. None of the statements contained herein
should be treated or interpreted as legal advice. S. Patz & Associates assumes no liability for any
legal, financial, or administrative decisions made based on the contents of this report.
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S. Patz & Associates Company Background

S. Patz & Associates is a Potomac Falls, Virginia-based real estate consulting firm with over two
decades of industry experience. The firm provides comprehensive market research and strategic
consulting services to a wide range of clients, including lenders, developers, builders, investors,
and public agencies.

Known for its rigorous, data-driven approach, 5. Patz & Associates applies a consistent analytical
framework grounded in demographic, economic, and real estate market data to deliver objective
insights and actionable recommendations. Clients rely on the firm to support due diligence, guide
investment decisions, and evaluate the feasibility of proposed development projects across a
range of asset types.

With a portfolio that includes hundreds of completed studies, S. Patz & Associates has established
itself as a trusted advisor to both private- and public-sector clients. The firm’s expertise
encompasses rental and for-sale housing, senior living, commercial and industrial development,
hotels, and mixed-use projects. It also frequently partners with housing finance agencies,
planning departments, and economic development organizations to support public policy and
both local and regional planning efforts.

S. Patz & Associates combines market intelligence with clear, well-supported conclusions tailored
to each client’s goals, regulatory requirements, and financial context. Its findings are frequently
used in applications for tax credits, zoning approvals, bond financing, and other entitlement
processes. In addition, the firm’s analysis plays a key role in demonstrating market feasibility for
financing and informing project design, scale, and phasing.

Our core services include:

* Rental Housing Market Studies: We conduct market studies across the United States for
a variety of rental housing types, including general occupancy, student housing, special-
needs housing, and mixed-use developments. Our expertise also encompasses senior
housing, including assisted living, independent living, and memory care. We provide
both preliminary and comprehensive feasibility studies for internal use or for submission
to financial institutions and lenders, including HUD, under the Multifamily Accelerated
Processing (MAP) guidelines.

* Affordable Housing Market Studies: We work with both for-profit and non-profit
housing developers to conduct market studies for affordable housing communities. These
include Low-Income Housing Tax Credit (LIHTC) properties for families, seniors, and
special-needs populations, including individuals with disabilities and veterans. S. Patz &
Associates is approved by multiple state housing agencies and serves as a trusted
provider for national tax credit syndicators.

= For-Sale Housing Market Studies: We conduct housing studies for a wide range of for-
sale housing types, including single-family homes, townhomes, condominiums, and
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specialized markets such as retirement and resort housing. Our expertise also covers
feasibility studies for large master-planned communities, smaller subdivisions, infill
projects, and active adult communities.

* Hotel and Resort Market Studies: We provide comprehensive market research and
feasibility analysis for a variety of hotel and resort developments. Recognizing the role of
these facilities in supporting tourism and local economic growth, we prepare objective
reports that help developers and operators assess the potential of their projects.

* Commercial and Industrial Market Studies: We assess the feasibility of commercial
developments, including retail, office, self-service storage, and industrial spaces. Our
clients include both private developers and public-sector agencies.

* Area-Wide Housing Studies: We frequently conduct area-wide studies to assist public
agencies in developing effective housing strategies. Our work with state housing agencies,
planning departments, and economic development organizations has provided critical
insights into local housing markets, guiding the development of informed housing
policies and strategies.

* Fiscal Impact Analyses: We evaluate the net fiscal impact of proposed development
projects for local governments, using detailed models, including those based on U.S.
Bureau of Economic Analysis RIMS II data. These analyses assess the economic impact of
new development on local communities.

* Appraisals: We offer specialized appraisal services for multifamily properties, with
expertise in both market-rate and affordable housing, including HUD MAP, Section 8,
LIHTC, and USDA programs. The firm has completed hundreds of HUD-compliant
appraisals covering Sections 223(f), 221(d)(4), 231, 241, and 220, as well as Rent
Comparability Studies (RCS) that meet Section 8 Renewal Guide standards. We also
provide appraisals for LIHTC applications across the Mid-Atlantic region, support Fannie
Mae and Freddie Mac financing efforts, and conduct USDA portfolio valuations.
Additional services include appraisal reviews, such as HUD MAP Quality Control and
RCS reviews for state Housing Assistance Payment (HAP) administrators.

* Proffer Analyses: Developers and municipalities throughout Virginia engage us to assess
and calculate impact fees, which are one-time charges used to fund capital improvements
required to support new development. Our reports provide legally sound
recommendations for proffer amounts, tailored to each project’s characteristics and the
needs of the local jurisdiction. These analyses evaluate the impacts of proposed rezonings
and identify mitigation strategies to support public services, including schools, police, fire
and rescue, and parks.
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