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COUNTY OF YORK
MEMORANDUM

DATE:

February 4, 2020 (PC Mtg. 2/12/20)

TO:

York County Planning Commission

FROM:

Earl W. Anderson, AICP, Senior Planner

SUBJECT: Application No. PD-52-20, Marlyn Development Corporation
ISSUE
This application is a request to amend the York County Zoning Map by reclassifying
approximately 7.5 acres of land located at 1915 Pocahontas Trail (Route 60) from General
Business (GB) to Planned Development Residential (PDR), subject to voluntarily proffered
conditions, for the purpose of establishing an independent living senior housing
development consisting of a maximum of 150 dwelling units. The property is further
identified as a portion of Assessor’s Parcel Nos. 15-9-38 and 15-9-39 and is designated in
the Comprehensive Plan for General Business.
DESCRIPTION
• Property Owner: Ameritas Life Insurance Corp (applicant is contract purchaser)
• Location: 1915 Pocahontas Trail (Route 60)
• Area: Approximately 7.5 acres
• Frontage: Approximately 900 feet on Pocahontas Trail
• Utilities: Public water and sewer
• Topography: Slopes from the high point at the southwestern property corner down
toward northeastern property corner
• 2035 Land Use Map Designation: General Business
• Zoning Classification: GB – General Business
• Existing Development: Village Shops at Kingsmill shopping center
• Surrounding Development:
North:
East:

Busch Gardens parking lot exit road, CSX Railroad, and Merrimac Trail
(Route 143)
Busch Gardens overflow parking lot
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South:
West:

Pocahontas Trail; Festival Marketplace shopping center and Merrill Lynch
office building beyond
Wendy’s fast food restaurant

Proposed Development: Residential development consisting of a maximum of 150
independent living senior housing dwelling units
CONSIDERATIONS/CONCLUSIONS
1.

The subject 7.5-acre site consists of two parcels occupied by the Village Shops of
Kingsmill shopping center on the north side of Pocahontas Trail. The property is
zoned GB (General Business), consistent with its General Business designation in the
Comprehensive Plan. With regard to the General Business designation the Plan states,
“The General Business designation is intended to provide opportunities
for retail and other commercial uses oriented primarily toward supplying
goods or services for a community or regional market that need access to
arterial highways. The high intensity activity levels envisioned by this
designation dictate that it be located with a full understanding of the
potential impacts on adjacent residential and commercial development
and traffic and circulation patterns.”
The Housing element of the Plan also provides guidance that is relevant to this
application. One of the Housing implementation strategies is “Support the development
of housing for senior citizens in appropriate locations with convenient access to
shopping, services, and – where it is available – transit.” The text of the Plan provides
further guidance:
“Any housing development designed specifically for seniors requires
approval from the Board of Supervisors…allow[ing] for a case-by-case
evaluation of senior housing proposals based on their individual merits
in terms of location, design, and amenities. Specifically, such housing
should be targeted to areas where the residents will have easy access to
local shopping and services. The availability of transit – either public
transit or private transportation services that are commonly provided to
residents of such developments – is also an important consideration since
older Americans, particularly those over the age of 70, are less likely to
drive.”
The Zoning Ordinance defines an independent living facility for seniors as “a building
or series of buildings containing independent dwelling units intended to provide
housing for older persons not requiring health or other services offered through a
central management structure/source”. The Zoning Ordinance addresses other senior
housing types that have additional services for increased care that go beyond what is
offered with independent living.

2.

The two subject parcels are currently occupied by seven single-story retail, office, and
restaurant buildings with associated parking, walkways, and drive aisles. The proposal
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is to remove the existing buildings and resubdivide the two existing lots into a 0.71acre lot that would continue to be zoned GB and would be occupied by a conceptual
7,500-square foot commercial building to be built when a tenant is secured and a 7.5acre parcel that the applicants propose to rezone to Planned Development Residential
(PDR). The proposed project would consist of 150 independent living senior housing
apartment units, with a mix of one-bedroom and two-bedroom units in a single fourstory building. The gross density would be 20 units per acre, which is the maximum
allowed by the Zoning Ordinance for senior housing independent living, subject to
approval by the Board of Supervisors. The residents would have access to
approximately 25,000 square feet of common amenities within the building, which
consists of common areas, a community room, hair salon, media room, game room,
and exercise room. The building is proposed to be four stories, with a mean height of
50 feet. A large courtyard for recreation is proposed in the interior of the project. The
outdoor recreation space would include sitting areas, a dog park, a grilling area, raised
gardens, sidewalks surrounding the building, and a multi-use path along the property
frontage.
3.

The applicant’s Fiscal Impact Analysis (FIA) indicates that 80% of the units would be
market rate with the remaining thirty (30) units being restricted to households with
incomes no higher than 50% of the HUD-established Area Median Income, which
currently translates into an estimated average household income of $27,800 for a oneperson income-restricted unit and an estimated average household income of $31,750
for a two-person income-restricted unit. The market rate units would have no income
limits. Monthly rents for the income-qualified units are expected to range between
$668 for a one-bedroom unit and $791 for a two-bedroom unit; for the market-rate
units, rents are estimated at $1,250 for a one-bedroom unit and $1,550 for a twobedroom unit.

4.

The properties surrounding the parcel are all zoned GB. The property to the north
consists of the exit road from the Busch Gardens parking lots to the east, the CSX
Railroad, and Merrimac Trail (Route 143) beyond. Adjacent and to the east is the large
Busch Gardens overflow parking lot. Across Pocahontas Trail to the south is the
Festival Marketplace shopping center with several restaurants and offices. At the
signalized intersection of Pocahontas Trail and Busch Way to the west is the Wendy’s
fast food restaurant.

5. The purpose of the Planned Development Residential (PDR) district and provisions is
“to encourage innovative and creative design and to facilitate use of the most
advantageous construction techniques in the development of land for a variety of
compatible land uses.” As stated in Section 24.1-361 of the Zoning Ordinance,
development proposals should address the following objectives:
•
•
•
•

Ensure ample provision and efficient use of open space;
Promote high standards in the layout, design and construction of development;
Promote development of superior projects or communities; and
Achieve a mixture of uses and types of uses when appropriate.
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The PDR provisions allow senior housing in accordance with the performance
standards set forth in Section 24.1-411 of the Zoning Ordinance but allow those
standards to be modified by the Board, either upwards or downwards, at the time of
approval. In general, the sketch plan submitted by the applicant conforms to the
applicable setback requirements and other dimensional standards. However, the
applicant is requesting an increase in the maximum allowable height from forty feet
(40’) to fifty feet (50’), a reduction in the required 50-foot perimeter buffer, and a
reduction in the 25-foot minimum front, side, and rear landscaped building perimeters.
The applicant indicates a desire to provide the highest quality and best use of the land,
at an appropriate density and without excessive footprints, all while insuring that open
space remains a key feature of the project.
The Zoning Ordinance PDR regulations require a minimum of twenty-five percent of
the gross land area (25%) of a project to be reserved as common open space, including
at least ten percent (10%) of the gross area of the development reserved and developed
specifically for recreation areas. The proposed project would have 3.40 acres of open
space (46.2% of the total land area) and 0.86 acre (11.7% of the total land area) as
recreation area. While the PDR provisions set forth various recreation facility
requirements that would be appropriate in a large-scale planned development (e.g.,
swimming pool, tennis courts, playground and picnic facility, multi-purpose field),
they also allow the market orientation of the project to be considered (i.e., in this case,
senior housing) in tailoring the scope of recreational amenities. For this project, the
applicant has proposed the main outdoor recreation area for the development to include
the recreational amenities noted previously. The applicant notes that sidewalks around
the building and the multi-use path would be utilized for additional recreation for the
residents. The outdoor amenities would be complemented by the indoor community
room, media room, game room and exercise room which, in combination, easily
exceed the 1,000-square foot minimum floor area standard set forth in the Zoning
Ordinance.
6.

As part of the rezoning application, the applicant has voluntarily proffered the
following conditions that would apply to the portion of the property proposed for
senior housing:
•
•
•

7.

A maximum of 150 age-restricted units will be developed on the property.
The community will be developed in substantial accordance with the sketch
(master) plan.
The building shall be constructed in accordance with the architectural elevations
submitted by the applicant.

The senior housing performance standards require a Type 50 (50-foot) buffer around
the perimeter of the development that must be landscaped with a mix of evergreen
trees and shrubs. Supplementary fencing can also be required to ensure an appropriate
degree of visual buffering and noise attenuation. Pursuant to the opportunity for the
Board to adjust the standards either upwards or downwards, the applicant is requesting
a reduction in the required buffer to a variable width ranging from 10 to 45 feet to
provide flexibility in the design to ensure that usable open space remains a key feature
of the development. The applicant states that the buffers along Pocahontas Trail (45
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feet) and on the western side of the project (35 feet) would be landscaped in
accordance with the planting requirements for a Type 50 Transitional Buffers – that
is, narrower buffers but with heavier landscaping. For the buffers along the northern
and eastern property lines, staff has proposed a condition that they be planted as Type
25 Transitional Buffers. In addition to the reduction in the perimeter buffer width, the
applicant has requested a reduction in the twenty-five foot (25’) building perimeter
landscape yard requirement to a variable yard size. The applicant has cited the
requirement from the Department of Fire and Life Safety to allow unrestricted access
to within thirty feet (30’) of the building from all drive access aisles as reasoning for
the reduction. The plan shows parking, sidewalks, and a variable width building
perimeter landscape yard that would allow this access. The building perimeter would
still be landscaped; however, the width would vary dependent upon this separation
requirement.
8.

The applicant has proffered the architectural designs for construction within the
development. The submitted architectural drawings show the four-story structure as
having a brick veneer, fiber cement lap siding, and fiber cement panel siding. Units
would have options for balconies. The elevation of the property is lower than
Pocahontas Trail nearer its intersection with Busch Way and the drawings indicate
that the first floor of the building on the western side would be somewhat hidden
below grade. The property is also within the Tourist Corridor Management overlay
district, which is intended to protect the aesthetic and visual character of the corridors
leading into the historic areas of Williamsburg and Yorktown. The overlay district
provisions set forth a variety of standards addressing such items as tree preservation
and architectural standards. The proposed elevations align with these standards and
further information will need to be provided as part of site plan review to ensure
compliance.

9.

Age-restricted housing tends to generate less traffic per unit than other types of
housing. Based on the Institute of Transportation Engineers’ (ITE) Trip Generation
manual (8th edition), a senior apartment complex of this size can be expected to
generate approximately 83 trips in the AM peak-hour and 82 trips in the PM peakhour. By comparison, if the site were fully utilized with retail establishments, offices,
and/or restaurants, it would be expected to generate a much greater volume of daily
vehicle trips and peak-hour trips. The Virginia Department of Transportation (VDOT)
has reviewed the application and the traffic information and has indicated that it has
no concerns about the proposed change to senior housing.

10. Senior housing has particular public service impacts that are not typically associated
with residential development. There would be no direct effect on school enrollment
since occupancy of the proposed units would be limited to persons fifty-five (55) or
sixty-two (62) or older and no residents under age 19 would be permitted. However,
the addition of new senior housing options to the County’s housing stock may have
an indirect impact on school enrollment as older citizens (so-called “empty nesters”)
in the County sell their homes to younger families that have school-age children.
Conversely, the potential effect of senior housing on the County’s emergency services
is significant. Since older residents are more prone to medical emergencies than the
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general population, age-restricted housing, including independent living facilities
such as this one, places disproportionately heavy demands on the County’s emergency
medical services relative to general market housing. In an attempt to quantify this,
staff performed a comparative analysis of emergency calls received from various agerestricted and general market apartment complexes in the County during the
previously approved Marlyn project from December 2016. The analysis found that
over a two-year period there were roughly eight times as many fire and EMS calls per
unit from the age-restricted complexes, and unfortunately, experience indicates that at
least some of these calls are for non-emergency reasons. The general market
apartments, however, generated about 2½ times as many law enforcement calls as the
senior apartments. Based on that data, which was based on a very small sample size,
the previous 130-unit senior apartment complex could potentially be expected to
generate between fifty (50) and seventy (70) patient transports annually by the
Department of Fire and Life Safety. The applicants have indicated that a comparable
136-unit facility they own in Suffolk generates an average of 10 emergency responses
a year. Another Marlyn independent living facility, The Arbors at Towne Park on
Bulifants Boulevard, was approved in 2016 but not completed until the end of 2019,
so there is not have enough data yet to gauge its impact on emergency services.
For this proposal, the applicant has indicated that the facility will be equipped with an
emergency pull cord system that is monitored by a third party monitoring service that
is able to resolve non-emergency situations. This system, in contrast to a resident’s
reliance on an in-room land-line or a cell phone, offers the potential for nonemergency requests for assistance to be screened and addressed without the need for
a 911 call. In addition, the applicant has indicated that the facility will be continuously
staffed 24 hours a day, seven days a week. A condition has been included to require
this 24/7 presence at the facility. Additionally, once on the scene of a 911 call, it is
important that emergency responders entering a building are able to maintain reliable
mobile radio reception and transmission capability. That sometimes becomes
problematic in large structures, such as the one proposed in this application.
Accordingly, a condition has been proposed to require that the proposed building be
designed and constructed to incorporate the necessary infrastructure to provide inbuilding emergency radio coverage to ensure that there will be no hindrance to
emergency responders’ radio communications to or from the interior of the structure.
11. The applicant has submitted a fiscal impact analysis of the proposed development.
The impact analysis concludes that the proposed senior housing development would
have a positive fiscal impact on the County. Revenues from the proposed development
are projected to be $287,150 annually and $872,325 over the stabilization period
extending to 2025, at which all costs and revenues do not change. The fiscal impact
analysis uses a benefit-cost ratio to measure the strength of the fiscal impact, where a
ratio greater than 1.0 indicates a positive fiscal impact (i.e., a ratio of 1.5 equals $1.50
of revenue to the County for every one dollar spent on County services). The analysis
indicates that the proposed development would have a ratio of 1.36 in the stabilization
year of 2025, at which point the project would be complete, and 1.3 over the initial
five-year period.
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RECOMMENDATION
The proposed senior apartment building would be a residential use in an area designated
General Business in the Comprehensive Plan. While residential development ordinarily
would not be consistent with this designation, senior housing is in fact a permitted use –
with a Special Use Permit – in the General Business zoning district, so the proposed
development is not inherently inconsistent with the Comprehensive Plan. The applicant
opted to pursue a rezoning to Planned Development Residential rather than a use permit
because the PDR provisions provide more flexibility with regard to design standards, such
as the fifty-foot (50’) perimeter buffer requirement. While a shopping center might seem
an unusual location for a senior housing project, the opportunities for retail, office, or
restaurant development are limited by market conditions. The site has been underutilized
for many years and viable options for uses in the center have been limited. Moreover, the
absence of strong demand for space is reflected in the history of this particular site.
This application is consistent with the Comprehensive Plan objective of providing
opportunities for housing construction, rehabilitation, and maintenance of affordable
housing that addresses the current and future needs of all income levels in the County. The
Plan specifically identifies a lack of affordable housing options for households with
incomes below $35,000 – the market segment that a portion of this development would
target.
The Comprehensive Plan recommends that senior housing be targeted to areas “with
convenient access to shopping, services, and – where it is available – transit.” A variety of
retail businesses (e.g., Festival Marketplace, Marketplace Shops, and the Busch Commerce
Center) are across Pocahontas Trail, as is the Quarterpath mixed use area and Riverside
Doctor’s Hospital. Additionally, there is a WATA (Williamsburg Area Transit Authority)
bus stop along the frontage of the Wendy’s fast food restaurant.
The layout of the proposed independent living senior housing development is welldesigned and appropriately takes the property and surrounding uses into consideration. A
certain amount of flexibility is appropriate in this case in view of the site, and the requested
deviations from some of the dimensional standards appear reasonable. The submitted
proffers and proposed conditions of approval provide the necessary controls to meet the
requirements of the PDR and the senior housing performance standards adequately.
Therefore, based on the considerations and conclusions as noted, staff recommends that
the Commission forward this application to the Board of Supervisors with a
recommendation of approval through the adoption of proposed Resolution No. PC20-3.
EWA
Attachments:
• Zoning Map
• Narrative
• Community Impact Assessment
• Fiscal Impact Analysis
• Sketch Plan
• Building Elevations

York County Planning Commission
February 4, 2020
Page 8
• Proffer Statement
• Proposed Resolution No. PC20-3
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PROJECT NARRATIVE
2-4-2020
The subject property located at 1915 Pocahontas Trail (commonly known as the Village Shops)
and comprises approximately 8.22 acres. The Village Shops have struggled with occupancy over
the last decade and, recently, the lender has taken control of the property. The applicant proposes
to redevelop the property and create a new senior living community (its second in the area)
along with a new commercial outparcel. The project seeks to address the need for resident
consumers in this corridor in a manner that is compatible with and contributes to the character of
the surrounding development.
The project proposes to rezone 7.5 acres of the site to PDR to accommodate an 150 unit singlebuilding, independent living senior apartment community. The proposed massing and
architectural character of the building is high quality and consistent with that reflected elsewhere
in the corridor and in the Kingsmill area generally. The project is consistent with the
Comprehensive Plan’s economic opportunity designation based upon (1) the acknowledgment in
the County’s zoning ordinance that independent senior apartments with internal entrances is a
use which may be permitted in the GB zone, and (2) the economic support provided to the existing
retail and services businesses in the area from the residents of the project.
The project is modeled on and will be very similar in design and finish to the applicant’s recent
and highly regarded project in York County known as “The Arbors at Towne Park. The project
will feature a minimum of 25,000 square feet of interior building space for recreation area,
including common areas, community room, hair salon, media room, game room, and exercise
room. Additional recreational amenities will include a courtyard, sitting areas, raised garden beds,
a grilling station, a dog park, and sidewalks surrounding the building.
The project will employ a Manager, Leasing Assistant, Housekeeper, Maintenance Technician,
and Activities Coordinator. The facility will also feature an activities van which is available to
residents for various outings, appointments, shopping trips, etc. At least one employee is on call
24 hours per day, 7 days per week and it is intended that at least one employee will be a full-time
resident at the property (typically the activities coordinator) to provide a 24-7 management
presence at the facility.
The project is projected to generate a negligible amount of vehicle trips (approximately 59 in the
weekday peak hour) and, due to the age-restricted nature of the project, there will be no impact
on the County’s school system. The site is also served by adequate public and private utilities
and stormwater management infrastructure.
With regard to the facility’s impact on the County’s emergency services, the applicant’s
experience is that most of its residents are drawn from the surrounding area and are already
residents of the locality in which the facility is located. These residents are typically coming from
traditional housing stocks which are not universally accessible and where the residents typically
live alone in an unmonitored environment which produces higher and more serious EMS demands
(falls, missed doctor’s visits, poor diet, lack of transportation, etc.) than the same residents living
in a modern facility specifically equipped for seniors with full time transportation and facility
management. An important distinction from other senior housing facilities is that the facility is
truly an independent living facility and does not offer any services (e.g., nursing care, meals,
laundry, housekeeping of individual units, etc.). Accordingly, the facility’s residents are active
adults that do not tend to place a disproportionately higher demand on the locality’s EMS system.
Further, the facility will be equipped with an emergency pull cord system that is monitored by a

third party emergency monitoring service that is able to resolve non-emergency situations and
reduce the incident of EMS calls. The emergency pull cord system is monitored 24 hours a day
by a third party service trained in handling this type of response. Once a cord is pulled by a
resident, the service is notified. Their system knows the resident’s name and what apartment
they occupy. A representative will immediately place a call to the resident’s apartment. They can
determine if the cord was pulled by accident or if it was pulled for a non-emergency issue. If it
was pulled for a non-emergency issue, the representative will help the resident resolve the
problem. Often, it is something that does not require further assistance or can be addressed by
staff. If the resident has a need that requires emergency services or does not respond, the
representative will contact emergency services immediately, providing them with accurate
information about the situation. By vetting these calls, the third party service is able to reduce
unnecessary calls to emergency services. However, if an emergency response is required
accurate information can be passed along that could be vital to the responder’s efforts.
It is the applicant’s experience that, beyond its emergency pull chord and monitoring system,
demand for EMS services is often reduced because its residents have the benefit of a (i) modern,
fully-accessible building, (ii) professional property management staff to assist residents before
emergencies arise, (iii) community van to get residents to doctor appointments and/or the hospital
visits (in the case of the proposed facility, effectively across the street from the facility) before
emergencies arise, and (iv) close knit community of neighboring residents that help monitor each
other’s health and address health conditions before emergencies arise. Finally, A distinct
advantage of the facility for EMS responders and residents is that, in the unfortunate event that
EMS response is required, the parking, the building, entrance doors, corridors, elevators and
residential unit spaces are designed to all be universally accessible.
Because the project is redevelopment in character and a number of the site design parameters
are already defined by existing conditions, in order to the accommodate the proposed use the
following modifications to ordinance requirements and the Senior Housing Performance
Standards are requested:


50 foot perimeter setback to be reduced to a variable width perimeter setback as shown
on the Master Plan.



A maximum building height of 50 feet.



A reduction and relocation of the 25 foot building perimeter landscaping to be as shown
on the Master Plan.



Elimination of the transitional buffer between GB zoned property to the north and the
proposed PDR property in the vicinity of the drive aisle.



A modification of the remainder of the transitional buffer between the portion of the site
proposed to be zoned PDR and the portion of the site to remain GB to be as shown on
the Master Plan.



A variable width front landscape buffer along Route 60 frontage planted as a Type 50
landscape buffer.
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I.

INTRODUCTION

Marlyn Development Corporation proposes to amend the Zoning Map of York County,
Virginia to create a Planned Development Residential District (PD-R) on approximately
8.2± acres presently zoned for General Business (GB). The proposed PD-R would
consist of a Senior Housing building that would provide a maximum of 150 residential
units on approximately 7.5 acres. The remaining 0.7 acres would stay GB for a yet to
be determined business use.
The property is located in the Bruton Magisterial District on the north side of Pocahontas
Trail, east of the existing Wendy’s and west of the existing Busch Gardens overflow
parking lot. A vicinity map is included on Page 6. The current zoning of the property is
GB, General Business. The property is currently owned by Ameritas Life Insurance
Corporation. The purpose of this Community Impact Assessment is to summarize and
organize the planning efforts of the project team into a cohesive package for Staff
review, addressing the pertinent planning issues, the requirements of the Planned
Development zoning district, performance standards, and the fiscal, and physical
impacts of the proposed development to the County.
Marlyn Development Corporation and Senior Housing
Marlyn Development Corporation (MDC) was founded in 1983. Since its inception,
MDC has completed over 10,000 new housing units and 1,900 renovated units. Our
construction experience includes for-sale homes, townhomes and condominiums as
well as new and renovated apartment complexes. These and projects currently under
construction have provided MDC with over $800,000,000 of construction expertise,
demonstrating our longevity in an often rapidly changing real estate environment. In
recent years, MDC has focused its development efforts on senior independent living
apartment communities, realizing that this is a growing and underserved segment of the
population.
MDC has won both statewide and national recognition for a number of projects.
Eastwyck Village Apartments, an MDC-built property in Virginia Beach, won Dominion
Virginia Power Company’s EFI Award for energy efficient construction. Two of MDC’s
projects, Arbor Lake Apartments and Summerland Heights were national finalists in
Builder Magazine’s construction design competition. In 2001, South Beach, an MDCbuilt high-end apartment complex of 212 units located only blocks from the oceanfront
was named “Outstanding Residential Development” by the City of Virginia Beach
Planning Commission. In 2003, Shorewood Cove, an MDC-developed and built tax
credit property, won the Tidewater Multifamily Housing Council’s Award, in cooperation
with Tidewater Builder’s Association, for excellence in Senior Housing. In 2004, the
Peninsula Builders Association awarded Bailey Park, an MDC-developed community in
Hampton, Virginia the “Best Community for 50 to 100 homes”. The following year our
adult senior project in Hampton, Sinclair Commons, won the “Senior Community of the
Year”.
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That same year another adult senior project in Virginia Beach, Lynnhaven Cove, won
the “Exceptional Residential Development” from the City of Virginia Beach. Chester
Village Senior Apartments, in Chester, Virginia, won The Community of the Year award
in years 2007 and 2010. Sharps Landing Apartments won Ace Awards, given for
Apartment Community Excellence, in both 2017 and 2019. Several of MDC’s
multifamily communities have been certified as an Earth Craft Multifamily Project. And in
2012, MDC was recognized by the Professional Builders Housing Giants for advancing
in the rankings of professional builders from 210 to 134. Finally, MDC was the
developer of the age-restricted multifamily community, The Arbors at Towne Park, also
located in York County. The Arbors opened in 2019 and was completely leased in six
months.
Whether serving as joint venture partner or general contractor, MDC strives to meet
both budget and time expectations.
MDC’s commitment to customer satisfaction
combined with our expertise in value engineering has led to a number of long-standing
business partnerships and a highly regarded reputation in the construction community.
Our thirty-five years of construction experience, a solid understanding of federal, state
and local programs, plus a collaborative team approach to construction management
helps the Owner or Developer achieve its goals while building projects that are both
cost efficient and attractive. Our commitment to owner satisfaction enabled MDC to be
named to the Professional Builder magazine “PB Giants” list of the Top 400 Builders in
the country on several occasions. As either Developer/Owner or General Contractor,
MDC’s philosophy remains constant: building quality builds a solid investment.
From the conceptual phase of each project, including negotiations with financial
institutions or joint-venture partners, MDC maintains a hands-on approach throughout
all stages of the development process. We are committed to creating long-term
investments that have the potential to achieve maximum value for everyone involved.
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II.

THE PROJECT TEAM

The organizations that participated in the preparation of the information provided with
this rezoning submission are as follows:
·
·
·
·
·

·

Developer
Civil Engineering
Land Planning
Architect
Attorney
Fiscal

- Marlyn Development Corporation
- AES Consulting Engineers
- AES Consulting Engineers
- Cox, Kliewer & Company, P.C.
- Kaufman & Canoles, P.C.
- Ted Figura Consulting

Key components of this Community Impact Assessment are:
·
·
·
·
·
·
·
·

III.

Existing Conditions
Project Description
Planning Considerations
Analysis of Impacts to Public Facilities and Services
Analysis of Environmental Impacts
Analysis of Storm Water Management
Fiscal Impacts
Conclusions

EXISTING CONDITIONS

This site, within the Village Shops, was previously developed and there are numerous
existing features on site. There are multiple existing commercial buildings with
associated drive aisles, parking spaces, storm sewer pipes and structures, waterlines
and sanitary sewer. The site is in a fully cleared and stabilized condition prior to the
proposed senior housing development.
For the site location, please refer to Figure 1, Vicinity Map on Page 6.

IV.

PROJECT DESCRIPTION

Marlyn Development Corporation proposes to establish a Planned Development
Residential District on the property to allow for the creation of a Senior Housing building
with residential units totaling a maximum of 150 units. The proposed units will be a mix
of 1 and 2 bedrooms and the building will be a maximum of 4 stories tall. The site was
previously developed and contains existing drive aisles, ample parking, utilities and
stormwater management. Elevations accompanying this application illustrate the
character of the building proposed for the project. The design intent is to promote
architecture that unifies the look of the existing and nearby buildings and provides a
lively landscaped streetscape and generous open space.
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Figure 1

Approximate Scale 1”=2000’

VICINITY MAP
For

1915 Pocahontas Trail
(commonly known as Village Shops)
An Independent Living Senior Housing Community
Williamsburg, Virginia
6

V.

PLANNING CONSIDERATIONS
A.

Land Use

The Comprehensive Plan designates the entire parcel in question as EO, Economic
Opportunity. Initial discussions with York County Planning Staff have indicated that the
proposed Senior Housing on the parcel would be an appropriate neighbor to the existing
commercial features surrounding the property. The additional 150 residents in this area
of York County will help surrounding businesses thrive and continue to promote
economic growth.
B.

Environmental

The property proposed for rezoning does not lie within a Watershed Protection Area as
designated by York County. There are also no wetlands, RPA buffers or steep slopes
on the property in question. Impervious cover will be reduced significantly with the
proposed development, bringing much more green areas to the property. Drainage
associated with this property will be treated by an existing (off-site) stormwater
management facility.
C.

Zoning Strategy

A rezoning is being sought to create a Planned Development Residential District (PD-R)
for a portion of the property at 1915 Pocahontas Trail. The PD-R District is an
appropriate designation for this proposal because the purpose of the PD-R District is “to
encourage a more efficient use of land and public services by allowing a more flexible
means of development than is otherwise possible under typical lot by lot or cluster
zoning restrictions. Further, this district provides the opportunities for the development,
which reduces land consumption, reduces the amount of land devoted to streets and
other impervious surfaces. It also will provide increased amounts of open space and
recreational amenities, as well as encouraging creativity and innovation in design, all of
which could serve to enhance the quality of life and to reduce the tax burden on the
citizens of the County. The Planned Development District provides both design and use
flexibility.” The conclusions that follow in this report will summarize how this proposal
meets the criteria and purpose of the Planned Development District.
While the Zoning Ordinance establishes performance standards that provide for the
compatibility of senior housing with commercial development, multi-family and singlefamily development within the comprehensive plan, surrounding land uses and general
public welfare; the Planned Development District allows the Board to modify up or
down, the dimensional design requirements and density outlined in Division 6 of the
Ordinance at its discretion based on the merits of the project and its compatibility with
surrounding land uses. Marlyn Development Corporation is looking to the Board for
flexibility in these design requirements to allow the highest quality and best use of the
land and to help ensure that open space remains a key feature in this proposed
development. Specifically, to ensure appropriate density without excessive footprints
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and to allow greater flexibility in design Marlyn Development Corporation requests a
waiver of height restrictions to permit apartment building heights at the median not to
exceed 50 feet. The other exceptions to the senior housing performance standards that
are being sought include flexibility in perimeter buffers to allow for parking and drive
aisles within the 50-foot perimeter buffer (reduced to variable width but still planted
based on 50-foot landscape buffer requirements) as well as a modification to the 35-foot
transitional buffer between the GB and PD-R parcels. The proposed 35-foot transitional
buffer is proposed to straddle the common boundary line between the two parcels,
creating a 15-foot buffer on the GB parcel and a 20-foot buffer on the PD-R parcel. The
35-foot buffer will be planted utilizing the 50-foot landscape buffer requirements in order
to mitigate for the modification. Finally, in order to adhere to fire department
requirements for separation between the building and drive aisles, an exception to the
25-foot building perimeter landscaping requirement is being requested.
The
landscaping associated with the requirement will be placed elsewhere on the property
during the site plan stage of development.
D.

Parks and Recreation

Marylyn Development Corporation proposes to provide recreational amenities designed
to meet the needs of the active adult client base and satisfy ordinance standards for
Senior Housing. The PD-R suggests the following Core Recreation Facilities: swimming
pool, tennis courts, playground and picnic facility, multi-purpose activity field, pedestrian
and bicycle facilities. With the proposed development being senior housing, the
following amenities for this rezoning include:
Senior Apartments – (Interior) entry lobby, community room, hair salon, media room,
game room and exercise room. Exterior amenities will include sitting areas, dog park,
grilling area, raised gardens and sidewalks surrounding the building.
The site will also have ample open space, perimeter buffers and a multi-use path along
the property frontage.

VI.

ANALYSIS OF IMPACTS TO PUBLIC FACILITIES AND SERVICES
A.

Public Water Facilities

Public water shall be provided by the Newport News Waterworks (NNWW) system. The
water mains and fire hydrants have already been installed for this property per previous
development. The existing system will provide the necessary domestic demand for the
proposed age-restricted building. Based on the height of the building, we assume that a
fire pump will be required to meet the required fire flow demands above the first floor.
A more detailed water analysis will be conducted prior to or with the final site plan.
NNWW will then update their water model in order to examine volume and pressures
throughout the immediate water system area.
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B.

Sewer Facilities

Sanitary sewer service is provided to the site by an existing on-site private sewer
system which flows to a James City Service Authority (JSCA) manhole along
Pocahontas Trail. Through coordination with JCSA, it has been determined that the
proposed peak flows will be less than those in the existing condition. Evaluation of the
receiving pump station (LS 6-9) shows adequate capacity to accommodate the existing
and proposed flows in the service area, therefore no upgrades to the existing system or
station will be required based on the proposed development.
All system components shall be designed to HRSD standards. Please see the
corresponding “Table 1” which shows the anticipated sewage flows for the project.
Table 1 – Projected Wastewater Flows
Type of
Development
RESIDENTIAL
Apartments
(age-restricted)
NON-RESIDENTIAL
Proposed Office
TOTAL

No. of
Units

Flow
(GPD/Unit)

Average
Daily Flow
(GPD)

Duration
(hrs)

Avg. Flow
(GPM)

Peak Flow
(GPM)

150

225

33,750

24

23.44

58.59

7,500 sf

0.1

750

12

1.04

3.13

24.48

61.72

34,500

C.

Fire Protection and Emergency Services

There are currently six (6) fire stations providing fire protection and Emergency Medical
Services (EMS) services to York County with support from James City County and the
City of Williamsburg. Four (4) stations are located within a reasonable distance to the
project site from the three Jurisdictions. Two of the four stations are located in York
County, one in James City County, and one in the City of Williamsburg. Though not
located within York County, the closest fire station to the project site is James City
County Station #2, 8421 Pocahontas Trail, which is approximately 2.7 miles southeast
of the subject property.
Response time to the site is within appropriate limits if an emergency event occurs
which requires additional fire and life safety support. The mutual aid agreement
between these municipalities affords the future residents of the project more than
adequate response to potential emergencies.
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D.

Solid Waste

The proposed development on the subject property will generate solid wastes that will
require collection and disposal to promote a safe and healthy environment. Reputable,
private contractors, hired by the property manager will handle the collection of solid
waste. Both trash and recyclable material will be removed from this site to a solid waste
transfer station. There will be trash chutes within the building for the residents to drop
their trash into. Staff will then collect the trash at the ground level and carry to the
proposed dumpsters located on site.
E.

Utility Service Providers

Virginia Natural Gas, Dominion Virginia Power, Cox Communications, and Verizon
Communications provide, respectively, natural gas, electricity, cable TV service, and
telephone service to this area. The current policy of these utility service providers is to
extend service to the development at no cost to the developer when positive revenue is
identified; plus, with new land development, these utility service providers are required
to place all new utility service underground.
F.

Schools

Because the proposed land use is senior housing and no school age children will be
permitted to reside in the community, there will be no direct impacts on the local school
system.

VII.

ANALYSIS OF ENVIRONMENTAL IMPACTS
A.

Preliminary Wetland Determination

There are no wetlands located on the property.
B.

Resource Protection Areas

There are no Resource Protection Area (RPA) buffers or Watershed Management
Protection buffers located on the property, as delineated on the York County GIS
website.
C.

Soils

The Soil Survey of James City and York Counties and the City of Williamsburg, Virginia
(USDA 1985) show several soil types within the property boundary. This property is
predominantly situated on well-drained soils of Craven-Uchee, Kempsville-Emporia and
Slagle soil types.
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VIII. ANALYSIS OF STORM WATER MANAGEMENT
This project is not located within a York County designated Watershed Management
and Protection Area Overlay District, however stormwater management (quantity and
quality) for the site shall be met through the use of the existing offsite BMP. The
existing facility (located north of the property across Merrimac Trail) has been designed
to handle the flows associated with this project and we will ensure that all on-site storm
water is discharged to the BMP. The proposed configuration of the building and
surrounding area will drastically reduce the amount of impervious cover on the property.
The BMP will also provide both flow attenuation and pollutant removal for the project.
Similar to the utility layout, as much of the existing storm system will be utilized as
possible. A portion of the existing storm system may need to be removed/abandoned in
order to avoid the footprint of the proposed building.

IX.

ANALYSIS OF IMPACTS TO TRAFFIC

The proposed 150 units of senior housing (along with 7,500 SF of commercial office)
will generate approximately 82.5 vehicles per hour in the AM peak and approximately
81.6 vehicles per hour in the PM peak per the ITE manual. Due to the fact that these
peak totals are both less than 100 vehicles per hour, a traffic study is not required for
this application.

X.

FISCAL IMPACT STUDY

A fiscal impacts analysis has been prepared by Ted Figura Consulting and is included
with this report.

11

XI.

CONCLUSIONS

The proposed development at 1915 Pocahontas Trail meets the intent of the Planned
Development Residential District with assurances for the provision of ample open space
and its efficient use. The 150 age-restricted residential units proposed will not burden
area schools and of equal importance, the proposed apartments help fill a regional need
by providing active adults with the opportunity to downsize homes while continuing to
live in the local area. Marlyn Development Corporation’s experience with senior
housing assures the County of high standards of layout, design and construction.
There are adequate public utilities with capacity to serve this project and the majority of
the required infrastructure for this project is already in place. Fire and life safety issues
have also been addressed with this application.
Careful planning of this project promotes a significant reduction in impervious surfaces,
thus increasing the open space and green areas while utilizing as much of the existing
infrastructure currently in place for the Village Shops.
Marlyn Development Corporation proposes to amend the Zoning Map of York County,
Virginia to create a Planned Development Residential District (PD-R) on approximately
7.5 acres of the 8.2± acres presently zoned for General Business (GB). The proposed
PD-R would consist of a Senior Housing building that would provide a maximum of 150
residential units.
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General Limitation of Liability
Every reasonable effort has been made to ensure the accuracy of the information contained
herein. This information is provided without warranty of any kind, either expressed or implied,
including, but not limited to the implied warranties of merchantability and fitness of a particular
purpose.
The information contained in this package has been assembled from multiple sources and is
subject to change without notice. The information contained herein is not to be construed or
used as a “legal description.” In no event will Ted Figura Consulting, or its associated officers
or employees, be liable for any damages, including loss of data, loss of profits, business
interruption, loss of business information or other pecuniary loss that might arise from the use of
information and tables contained herein.
This information is proprietary. All rights are reserved. This material may not be reproduced, in
whole or in part, in any form or by any means without the written permission of Ted Figura
Consulting, with the exception of reproduction that is necessary to and intrinsic to the purpose
for which it is provided.

-2-

Williamsburg Senior: Fiscal Impact Analysis
Executive Summary
The applicant, Marlyn Development Corporation, is seeking a rezoning of 7.508 acres at 1915
Pocahontas Trail, the site of The Village Shops at Kingsmill from General Business (GB) to
Planned Development Residential (PDR) zoning to permit the development of a four story 150unit, age and partially income-restricted apartment building. A 7,000 to 8,000 square foot
commercial building is also planned for the remainder of the Site (collectively, “Williamsburg
Senior”). The apartments will be marketed to and occupied by active senior adults. Eighty
percent (80%) of the apartments are expected to be market rate with the remaining 30 units
restricted to households with household income no higher than 50% of the HUD-established
Area Median Income. The fiscal impact has been calculated for both the residential and
commercial components of the proposed development, even though only the residential portion
of the Site will be rezoned. Fiscal impact metrics for both components have been disaggregated
and are summarized separately.
As proposed, this development is projected to have a positive fiscal impact on the combined
general fund and the enterprise fund of York County (“the County”) over an initial five-year
analysis period and in its stabilization year after revenues and costs generated by the existing
development are subtracted. This is true for both the residential and commercial components of
the proposed development. When only the primary fiscal impact of Williamsburg Senior is
considered (not subtracting revenues and costs generated by the existing development on the
Site), both the general fund and the enterprise fund enjoy positive fiscal impacts. Because the
apartments will be age restricted, there is no fiscal impact from students entering the York
County public school system. Revenues and costs were adjusted to account for differing
behavior patterns based on age.
As noted above, Williamsburg Senior will be occupied by active seniors. Age is proposed to be
restricted at 62 years. Market based rents will range from $1,250 per month for 1-bedroom units
to $1,550 per month for 2-bedroom/2 bath units. Rents for the income-restricted units are
expected to range from $668 to $791 per month. Based on these rents and HUD income limits,
average income for Williamsburg Senior apartment dwellers was estimated to be $60,350
annually, with household incomes ranging from $28,600 for the 1-bedroom income-restricted
units to $80,625 for the 2-bedroom/2 bath market rate units. This compares to a projected
average household income for York County in 2021 of $110,975.
The table on the following page summarizes the fiscal impact measures for the proposed
development.

-3-

Williamsburg Senior
Net Fiscal Impact and Primary Fiscal Impact Measures,
Combined General and Enterprise Funds
Primary Fiscal
Stabilization Period
Impact
$
374,175
Annual Revenues
$ 219,200
Annual Costs
$ 154,975
Cash Flow
1.71-to-1
Benefit-to-Cost Ratio
Cumulative Measures
$1,306,900
Total Revenues
$ 707,825
Total Costs
$ 599,075
Cumulative Cash Flow
1.85-to-1
Benefit-to-Cost Ratio
Figures rounded to the nearest $25
A more detailed analysis follows.
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Net Fiscal
Impact
$287,150
$211,650
$ 75,500
1.36-to-1
$872,325
$670,050
$202,275
1.3-to-1

Background
Marlyn Development Corporation has proposed a mixed use development comprised of a 150
unit active senior adult apartment community with a 20% mix of affordable units and a 7,000 to
8,000 square foot commercial building. Williamsburg Senior, or the proposed development, will
be built on the site currently occupied by The Village Shops at Kingsmill at 1915 Pocahontas
Trail (“the Site”). The J-shaped, four story apartment building is planned to contain 50
1-bedroom/1 bath units and 100 2-bedroom units (24 with 2 baths and the remainder with 1 ½
baths). The apartment community will contain community space with a gym, billiards/game
room, a beauty salon, computer room, and media/TV room. Raised garden beds, a dog park, a
patio and grilling area are planned for the grounds. All services, including salon services, will be
included in the rent, as will water, sewer and basic cable costs.
A program for the commercial building development has not yet been determined and will be
dictated by market conditions. However, medical offices are the most likely tenancy given the
building’s close proximity to a senior living center. For analysis purposes, this use was assumed.
Also, a midpoint building size (7,500 square feet) was used and four tenants were assumed.
The applicant is seeking a rezoning of a 7.508 acre portion of the Site (parcel 015-9-38) from
General Business (GB) to Planned Development Residential (PDR). The remainder of the Site
would remain in General Business zoning. Williamsburg Senior represents a redevelopment of
the 8.22 acre Site. The property has been marketed as a redevelopment opportunity given the
declining market demand that occurred after the opening of the Busch Gardens I-64 interchange.
This has only compounded the challenges that this retail property has faced due to its less than
optimal configuration on the Site. Because the Site currently generates tax revenue for the
County, the existing revenue received by the County from the property owner and businesses
located at the Site was subtracted from the revenue projected to be received by the County from
the proposed development. Costs currently generated by development on the Site were also
subtracted from costs to be generated by the proposed development in the computation of the net
fiscal impact for Williamsburg Senior.
Twenty of the 1-bedroom units at Williamsburg Senior are planned to be income restricted to
50% of the Area Median Income (AMI) established by the U.S. Housing and Urban
Development Department (HUD). Rents for these units are expected to be $668 per month. The
remaining 30 1-bedroom units are anticipated to rent for $1,250 per month. Ten of the 2bedroom/1 ½ bath units are planned to be income restricted at 50% of AMI and are anticipated to
rent for $791 per month. The remaining 66 2-bedroom 1 ½ bath units are expected to rent for
$1,450 per month and the 24 2-bedroom/2 bath units are expected to rent for $1,550 per month.
The fiscal impact analysis was conducted assuming an age restriction of 62 years and older. The
development is designed for active adults who can live independently. Given these rents,
average household incomes for the various unit types would range from $28,600 to $80,625 and
average $60,350. This compares to an average income of $110,975 and a median income of
$90,875 for York County projected to 2021, the year in which the apartments will first be
occupied. The inclusion of affordable housing opportunities for the County’s low-moderate
income elderly population will enhance income diversity within the County.
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Construction of Williamsburg Senior is expected to begin in October 2020 and be completed by
November 2021. The apartments are projected to be fully occupied (with a 5% vacancy rate) by
September 2022. The commercial building is also projected to be leased by the end of the third
quarter 2022 (the first quarter of FY 2023). Thus, FY 2024 will be the development’s
stabilization year, the year beyond which all costs and revenues do not change. A five-year
analysis period (FY 2021 to FY 2025) was used.
These parameters are best estimates of the scope of the proposed development made by the
applicant at this point in time. The specifics of the proposed development are subject to change
based upon final determinations of site constraints and/or market conditions. Descriptions of the
proposed development contained herein are not guarantees by the applicant that the proposed
development will be constructed exactly as described above. However, the basic elements of the
proposed development are those outlined above. Any change in the fiscal impact of the proposed
development on the County due to minor changes in the scope of the proposed development are
expected to be in the magnitude of projected revenues and costs and are expected to be in
practically the same proportion of revenues to costs as estimated in the fiscal impact analysis
report.
Methodology
The fiscal impact of Williamsburg Senior on York County was calculated using the methodology
described below. Fiscal impact is defined as the difference between all revenues to the County
generated by the development and all costs to the County attributable to the development.
Revenues and costs are described in further detail below. The fiscal impact of The Village
Shops at Kingsmill was calculated using data supplied by the County’s Commissioner of the
Revenue and data from the County’s FY 2020 Adopted Budget (“the Budget”) and subtracted
from the fiscal impact of the proposed development to arrive at the net fiscal impact of
Williamsburg Senior on the County.
As noted above, the fiscal impact was calculated over a five-year period. This period was chosen
for convenience since the development’s stabilization year occurs in the fourth year of the
analysis period. The stabilization year is the year following the completion of all phases of a
project (the year beyond which the fiscal cash flow from the development does not change).
All fiscal impacts are presented in constant 2020 dollars, (i.e., inflation is not applied to either
revenues or costs throughout the analysis period). A constant in 2020 dollars was chosen
because the analysis is substantially based on the revenue and cost assumptions contained in the
Budget. Tax rates and fees were derived from information on the County’s website.
The constant dollar approach means that no assumptions are made about rates of increase in real
estate assessments in the County. Also, no assumptions are made about increasing tax revenues
from sales, meals or business license taxes based upon retail price increases. Neither are
assumptions made about future increases in the unit costs of government. The practical
implication of this approach is that any future systemic imbalances between rising revenues and
rising costs are assumed to be adjusted through changes in the County’s tax rate, either upward
or downward.
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A marginal revenue/marginal cost approach was used to calculate expected revenues and costs to
the County attributable to the development. This is opposed to an average revenue/average cost
approach, in which estimates of a project’s revenues and costs are based upon a jurisdiction’s
per-capita revenues and costs. The marginal revenue/marginal cost methodology counts only
variable costs and revenues and, thus, does not count fixed costs and revenues that would be
spent or received by the County whether additional development occurs or not. It counts only
revenues and costs attributable to an increase in the number of households or businesses from the
development being analyzed.
It is, thus, a more accurate estimate of future revenues and costs resulting from a development
than is the average revenue/average cost approach. The average revenue/average cost approach
actually calculates a project’s “fair share” of public costs, rather than the incremental impact of a
project on a locality’s fiscal position. A more detailed description of the methodology used in
this analysis is presented in the Appendix.
Revenues estimated for Williamsburg Senior fall into three categories: one-time direct revenues,
recurring direct revenues and additional tax revenues generated by households. The
methodology does not use multipliers to calculate revenues that could be generated through a
project’s secondary impacts, as such multipliers are considered to be unreliable for small
geographic areas. The methodology does not include revenues generated from spending by
construction workers at Williamsburg Senior, as such spending cannot reliably be said to occur
within the County.
One-time direct revenues are revenues to the County derived from the construction of
Williamsburg Senior. They include all plan review fees, building permit and associated fees
(electrical, mechanical and plumbing), and other development fees, including sewer connection
fees. No cash proffers are assumed for Williamsburg Senior as part of the fiscal impact analysis.
Recurring direct revenues consist of real estate property taxes, personal property taxes (car tax),
car rental tax, motor vehicle registration fee, business personal property tax paid by the
apartment owner and tenants of the commercial building, business license fees from commercial
building tenants, sewer collection fee, and other fees paid by households and businesses to the
County (including the County’s utility consumption tax). These are taxes and fees paid directly
to the County by households, businesses and/or property owners. Taxes and fees were calculated
based upon estimates of the assessed property values, the County’s per-household user fees or
other methodologies explained in the Appendix.
Additional tax revenues generated by households are estimates of taxes paid by York County
businesses due to purchases made by Williamsburg Senior residents. These include the local
option sales tax, meals tax, and the business license fees paid by businesses on gross receipts
from these sales. The methodology for estimating net new sales is presented in the Appendix.
Purchases by Williamsburg Senior residents are estimated based upon spending patterns
according to household estimated income. Expenditures per household were also adjusted for
spending patterns by age and, where appropriate, by tenure. Spending patterns are derived from
the most recent U.S. Bureau of Labor Statistics Consumer Expenditure Survey. An adjustment
was made for purchases made outside the County. The methodology for estimating these
revenues is presented in the Appendix.
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No generated taxes were estimated for construction workers or employees of businesses located
in York County, as these employees were assumed either to be already living and spending in
York County or living outside the County and, thus, spending most of their income outside the
County.
Costs were divided into three categories: variable operating costs of government per household
and per business, general government capital costs (if any) and public utilities costs. However,
no capital costs or costs to the County’s enterprise fund are anticipated. Cost data and
assumptions were derived from the Budget.
Per household and per business costs were calculated for various budget line items. State and
federal revenues supporting various budget line items were deducted to leave only the County’s
operating cost. Certain government functions, such as public assistance and public health
services, that would not serve Williamsburg Senior population were not included in the
calculations (such services are provided to very-low income households and Williamsburg
Senior residents are expected to be above those income levels). Chief executive, legislative and
administrative functions, which would be performed regardless of population size, were not
included in the calculations. A percentage of certain administrative support services, to the
extent that they support operations which would be provided independent of population size,
were not included in the calculations. Costs and revenues per household have been adjusted for
lower crime incidence and higher EMS usage. The methodology for estimating the cost of
government is presented in more detail in the Appendix.
Three measures of fiscal impact were used—cash flow, cumulative cash flow and the benefit-tocost ratio. Cash flow shows the annual surplus or deficit of revenues less costs for a sample of
ramp up years through the stabilization year. Because revenues and costs are reported in
constant dollars, there is no change in the projected cash flow after the stabilization year.
Cumulative cash flow is the sum of annual cash flows over the analysis period. Another way of
explaining cumulative cash flow is that it is derived by subtracting total costs to the County
attributable to a project from total revenues to the County derived from a project over the
analysis period, leaving the County’s total net revenue from a project.
Finally, the benefit-to-cost ratio is the ratio of total project revenues to the County and total
project costs to the County. A benefit-to-cost ratio greater than 1.0-to-1 signals a net fiscal
benefit. The magnitude of the benefit-to-cost ratio signals the strength of the fiscal impact on the
County. For instance, a benefit-to-cost ratio of 1.5-to-1 indicates that for every additional dollar
of spending a project costs the County, the County is expected to receive $1.50 in additional
revenue.
The net fiscal impact and the primary fiscal impact of Williamsburg Senior were calculated. The
net fiscal impact subtracts the fiscal impact calculated for The Village Shops at Kingsmill from
the fiscal impact for Williamsburg Senior. The primary fiscal impact is that of Williamsburg
Senior alone, without the subtraction of the fiscal impact from the existing development.
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Fiscal Impact of Williamsburg Senior
Marlyn Development Corporation is seeking a rezoning a 7.508 acre portion of the Site to
Planned Development Residential (PDR). This zoning would permit the development described
above. The derivation of the revenues and costs attributed to Williamsburg Senior are described
in the Methodology section, above, and in the Appendix. The revenues projected for
Williamsburg Senior are listed in the Table 1 on the following page. Costs generated by
Williamsburg Senior are displayed in Table 2, located on page 11. Both revenues and costs are
shown for the stabilization year and the total for the five-year analysis period
(FY 2021-FY 2025).
Subtracting projected costs from revenues yields a positive overall cash flow (or revenues net of
costs) for the proposed development when all funds are combined. In the stabilization year, the
County is expected to receive more than $285,000 annually in new net revenue from the
development of Williamsburg Senior while incurring only $211,650 in new net annual costs
(subtracting revenue received and costs incurred by the County from existing development on
the Site).
Annual cash flow for the net fiscal impact from Williamsburg Senior is shown in Table 3 on
page 11. Cash flow is shown for the general fund and the County’s enterprise fund separately.
Cash flow for the County’s general fund is negative due to the subtraction of revenues and costs
from existing development on the Site. Since the enterprise fund will incur no new costs, all
revenue to the County’s enterprise fund is new revenue, except for subtracting revenue currently
received by the County’s enterprise fund from the existing development on the Site. The
positive fiscal impact experienced by the County’s enterprise fund overcomes the negative net
fiscal impact to its general fund to produce a positive net fiscal impact overall.
In the stabilization year, the County is expected to see net new revenues (revenues less costs) of
more than $75,000 annually. Of this revenue surplus, almost $90,000 is projected to be earned
by the County’s enterprise fund. This fund, though separate for accounting purposes, ultimately
impacts the County’s general fund. Surpluses are either transferred into the general fund or the
funds would be used to enable a faster repayment of debt service, which would result in larger
surpluses transferred to the general fund in the future.
Table 5, on page 13, shows the cash flow for the proposed development when only the primary
fiscal impact of Williamsburg Senior is considered. Not subtracting the revenues and costs
generated by The Village Shops creates a positive cash flow for both the enterprise fund and the
general fund. By itself, Williamsburg Senior generates more than $63,000 in annual cash flow
for the County’s general fund and more than $90,000 annually for its enterprise fund.
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Table 1
Williamsburg Senior
Projected Revenues
Annual Revenues,
Stabilization Year
Revenue Type
(FY 2024)
Current Taxes and Fees
$(83,900)
Real Estate Property Tax, Land
$ 8,600
Real Estate Property Tax, Improvements
$127,075
Personal Property (Car) Tax, Motor Vehicle
Registration Fee, Car Rental Tax
$ 32,000
Business Personal Property Tax
$ 2,700
Business License Fee
$ 16,400
EMS Fees
$ 75,750
Utility Consumption Tax, and other fees
$ 4,450
Subtotal Direct Taxes
$183,075
Additional Revenues Derived from Households
$ 15,475

Five-Year Total
(FYs 2021-2025)
$(419,475)
$ 49,675
$ 415,175
$ 103,400
$
7,750
$ 52,375
$ 244,675
$ 14,375
$ 467,950
$ 50,000

General Fund Annual Revenues
Current Fees
Sewer Collection Fee
Enterprise Fund Annual Revenues
Subtotal Annual Revenues
Building Permit Fees
Development Review Fees
General Fund One-time Revenues
Sewer Development Fees
Enterprise Fund One-time Revenues
Subtotal One-time Revenues

$198,550
$ (3,125)
$ 91,725
$ 88,600
$287,150

$
$
$
$
$
$
$
$
$
$
$

517,950
(15,600)
296,075
280,475
798,425
46,525
6,275
52,800
21,100
21,100
73,900

Total Revenues
General Fund Revenues
Enterprise Fund Revenues
Residential Development
Commercial Development
Figures rounded to the nearest $25.

$287,150
$198,550
$ 88,600
$263,825
$ 23,325

$
$
$
$
$

872,325
570,750
301,575
800,450
71,875
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Table 2
Williamsburg Senior
Projected Costs
Annual Costs,
Stabilization Year
(FY 2024)
Projected Operating Costs
Current General Government Operating Costs
$ (7,550)
$219,200
General Government Operating Costs
General Government Service Capital Costs
Total General Fund Costs
$211,650
Enterprise Fund Costs
$
0
Total Operating Costs
Residential
Commercial
Figures rounded to the nearest $25.

Five-Year Total
(FYs 2021-2025)
$(37,775)
$707,825
$
0
$670,050
$
0

$211,650
$208,625
$ 3.025

$670,050
$660,600
$ 9,450

Table 3
Williamsburg Senior
Projected Cash Flow through Stabilization Year, Net Fiscal Impact
Stabilization
Year
FY 2021
FY 2022
FY 2023
FY 2024
General Fund Revenues*

$(18,075)

$ (3,750)

$ 195,450

$ 198,550

Enterprise Fund Revenues*

$ 17,975

$ 19,200

$ 87,200

$ 88,600

Total Revenues

$

(100)

$ 15,450

$ 282,650

$ 287,150

General Fund Costs**

$ (7,575)

$ 45,925

$ 208,425

$ 211,650

Enterprise Fund Costs**

$

$

$

$

0

0

0

0

Total Costs
$ (7,575) $ 45,925 $ 208,425
$ 211,650
General Fund Cash Flow
$(10,500) $(49,675) $(12,975)
$(13,100)
Enterprise Fund Cash Flow
$ 17,975 $ 19,200 $ 87,200
$ 88,600
Total Cash Flow
$ 7,475 $(30,500) $ 74,225
$ 75,500
Figures rounded to the nearest $25.
*The “cost” of taxes currently collected on the site is subtracted from General and Enterprise
Fund revenues
**Current costs are subtracted from General and Enterprise Fund costs generated by
Williamsburg Senior
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Table 4, below, shows the net fiscal impact measures for Williamsburg Senior. These are
positive overall with benefit-to-cost ratios in the stabilization year of 1.36-to-1 for the combined
funds, meaning that the County is expected to receive $1.36 in revenue for every dollar of cost
attributed to the development. Over a five year period, the County can expect to receive more
than $200,000 in net new revenue from Williamsburg Senior after deducting revenues and costs
generated from current development and earn $1.30 for each $1.00 invested in costs. As noted
above. The net fiscal impact measures for the general fund are negative but are overcome by the
very positive net revenue from the County’s enterprise fund. The significant surplus revenues
received by the enterprise fund due to the development of Williamsburg Senior will ultimately
translate into less financial pressure on public enterprise customers and the County’s general
fund.
Table 4 also shows net fiscal impact metrics disaggregated into Williamsburg Senior’s
residential and commercial components. Because these components are not disaggregated in
Table 3, cash flow during the stabilization year is shown. For the combined funds, both the
residential and commercial components show positive net fiscal impact metrics. While the
magnitude of the residential fiscal impact (measured by cash flow) is larger, the commercial
component enjoys the more favorable benefit-to-cost ratio, as the cost of servicing businesses is
considerable lower than the cost of servicing residential development.

Table 4
Williamsburg Senior Net Fiscal Impact Measures,
General and Enterprise Funds
Stabilization
Year
General Fund
Cumulative Cash Flow
Benefit-to-Cost Ratio
Total All Funds
Cumulative Cash Flow
Benefit-to-Cost Ratio
Residential*
Cash Flow/Cumulative Cash Flow
Benefit-to-Cost Ratio
Commercial*
Cash Flow/Cumulative Cash Flow
Benefit-to-Cost Ratio
*Metrics are shown for the combined funds
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Five-Year
Total

N/A
0.94-to-1

$(99,300)
0.85-to-1

N/A
1.36-to-1

$202,275
1.3 to-1

$55,200
1.26-to-1

$139,850
1.21-to-1

$20,300
7.71-to-1

$ 62,425
7.61-to-1

Table 5
Williamsburg Senior
Projected Cash Flow through Stabilization Year, Primary Fiscal Impact
Stabilization
Year
FY 2021
FY 2022
FY 2023
FY 2024
General Fund Revenues

$65,825

$ 80,150

$279,350

$282,450

Enterprise Fund Revenues

$21,100

$ 22,325

$ 90,325

$ 91,725

Total Revenues

$86,925

$102,475

$369,625

$374,175

General Fund Costs

$

25

$ 53,475

$215,975

$219,200

Enterprise Fund Costs

$

0

$

0

$

$

Total Costs
$
25
General Fund Cash Flow
$65,800
Enterprise Fund Cash Flow
$21,100
Total Cash Flow
$86,900
Figures rounded to the nearest $25.

$
$
$
$

53,475
26,675
22,325
49,000

0

$215,975
$ 63,325
$ 90,325
$153,650

0

$219,200
$ 63,250
$ 91,725
$154,975

Table 6, below, shows the metrics for Williamsburg Senior’s primary fiscal impact. These are
positive for both funds. The County’s general fund is projected to receive more than $280,000
over the five-year period with a benefit-to-cost ratio of 1.4-to-1. The combined funds are
expected to receive almost $600,000 in net new revenue from the development of Williamsburg
Senior, considered by itself, over the five-year period, producing a benefit-to-cost ratio of 1.85to-1. Williamsburg Senior’s primary fiscal impact metrics are more positive, since they do not
subtract the revenue and costs associated with The Village Shops at Kingsmill.
Table 6
Williamsburg Senior Primary Fiscal Impact Measures,
General and Enterprise Funds
Stabilization
Five-Year
Year
Total
General Fund
Cumulative Cash Flow
N/A
$281,900
Benefit-to-Cost Ratio
1.29-to-1
1.4-to-1
Total All Funds
Cumulative Cash Flow
N/A
$599,075
Benefit-to-Cost Ratio
1.71-to-1
1.85 to-1
Residential*
Cash Flow/Cumulative Cash Flow
$127,800
$502,275
Benefit-to-Cost Ratio
1.59-to-1
1.72-to-1
Commercial*
Cash Flow/Cumulative Cash Flow
$ 27,175
$ 96,800
Benefit-to-Cost Ratio
8.39-to-1
8.61-to-1
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Williamsburg Senior
Appendix
Methodology

Approach
This study examines the revenues to be received by York County generated by
Williamsburg Senior, proposed to be developed at 1915 Pocahontas Trail in the County,
and all costs to the County attributable to that development.
Only variable revenues and costs are counted in the fiscal impact study. This means that,
rather than applying per capita/employee or per household/business total revenue and
total County per capita/employee or per household/business expenditures to
Williamsburg Senior, only those incremental revenues and costs that the County will
actually receive or incur due to the increase in households and the additional commercial
development are counted as having an impact. Fixed costs that do not rise as population
or households increase incrementally are not counted as having a cost impact.
Revenues include one-time direct revenues, annual direct revenues from the project and
tax revenues generated by households. One-time direct revenues are revenues to the
County derived from the construction of Williamsburg Senior. They include all building
permit and associated fees (electrical, mechanical, plumbing, sewer and natural gas), and
various development fees. There are no public improvements that will be constructed or
paid for by the applicant for the benefit of the County.
Annual direct revenues include: real estate property taxes, personal property taxes,
vehicle registration fees, the car rental tax remitted to the County, and user fees (various
fees and fines, and the County’s utility consumption tax calculated per household), as
well as business personal property taxes paid on equipment owned by the apartments and
owned by tenants in the commercial building, and business license fees paid by
commercial tenants. Additional tax revenues generated by residents at Williamsburg
Senior are estimates of taxes paid by York County businesses due to purchases made by
households occupying Williamsburg Senior.
Costs include operating costs of government per household and certain capital costs
incurred by general government (if any). Cost data and assumptions were derived from
the York County Fiscal Year 2020 Adopted Annual Budget (“the Budget). The
methodology for performing these calculations is explained in the “Cost Calculation”
section, below.
Additionally, a separate analysis was performed to include variable costs and revenues
incurred and received by the County’s enterprise funds. While enterprise funds are
designed to be self-sustaining fiscal entities, net (surplus) revenues received by these
funds constitute a “profit” generated by the fund. This profit can be used to reduce
customer user charges or to retire debt more quickly, or the surplus revenue may be
transferred to the County’s general fund as revenue to that fund. In any case, incremental
costs and revenues to the County’s enterprise funds generate a fiscal impact, though not
necessarily to the County’s general fund.
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While Williamsburg Senior will be served by Newport News Waterworks, the County’s
utility enterprise fund will receive a sewer connection fee from the developer and was
counted as a one-time revenue. Sewer service user fees were included as annual direct
revenues. Costs and revenues for solid waste management costs were not included as the
development will be served by a private waste hauler. There will be no new sewer lines
extended and, thus, no new sewer maintenance cost for the County.
All impacts are presented in constant 2020 dollars. Inflation is not applied to either
revenues or costs throughout the analysis period. The constant dollar approach also
means that no assumptions are made about the rate of real estate or personal property
assessment increases in the County. No assumptions are made about future increases in
business tax revenues based upon price increases. Neither are assumptions made about
future increases in the unit costs or revenues of government. The practical implication of
this approach is that any systemic future imbalances between rising (or falling) revenues
and rising costs will be adjusted through changes in the County’s tax rate, either upward
or downward.
The fiscal impact is calculated through the stabilization year (the year in which all costs
and revenues have been realized). The stabilization year for the proposed development is
expected to be FY 2024. Because revenues and costs are reported in constant dollars,
there is no significant change in the projected cash flow after the stabilization year.
However, for convenience, the analysis period was extended through FY 2025, creating a
five-year analysis period.
Both the net fiscal impact (the fiscal impact of Williamsburg Senior less the fiscal impact
of the existing development) and the primary fiscal impact (the fiscal impact of
Williamsburg Senior alone) were calculated. For the sake of simplification, the net fiscal
impact is derived by subtracting revenues and costs generated by The Village Shops at
Kingsmill from revenues and costs generated by Williamsburg Senior. Also, the fiscal
impact of both the residential and the commercial components of Williamsburg Senior
were calculated, even though the commercial parcel is not being rezoned. This is because
the commercial component will be a change in the commercial use of the parcel and the
commercial component would not be developed but for the development of the
residential component of Williamsburg Senior. Fiscal impact metrics for the residential
and commercial components are disaggregated in the report.
Throughout, revenue and cost data are estimated on a per-household and/or per business
basis. The projected number of households in the County in 2020 (26,255) was estimated
by multiplying the number of households reported in the 1-year 2018 U.S. Census Bureau
American Community Survey (ACS) by the estimated rate of household increase. The
estimated rate of household increase (5.0% over a two year period) was calculated as the
percentage household increase from 2016 to 2018 derived from the ACS.
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The calculation of per-household costs for services delivered to both households and
businesses (see under “Cost Calculations,” below, for a description of this methodology)
entails an estimate of the number of businesses located in the County. The number of
business establishments in the County (1,571) was derived from the Virginia
Employment Commission’s Quarterly Census of Employment and Wages (1st quarter
2019). No increase in the number of businesses was projected. The business firm, rather
than a per-employee measure, was deemed to be a more appropriate unit to measure the
delivery of most County services to the business community.
Parameters and Assumptions
The applicant is proposing the construction of approximately 150 residential apartment
units and a 7-8,000 square foot commercial building to be constructed on parcel
015-9-38. The apartment development will be a senior independent living community
with residency age restricted to 62 years and older. While these apartments will be leased
predominantly at market rate, the developer anticipates that up to 30 units may be income
restricted with the maximum income to be 50% of HUD-designated Area Median Income
(AMI). It is likely that the commercial building, to be built on 0.711 acres of the Site,
will be a medical office building, although this will be determined by market demand. A
7,500 square foot medical office building with four tenants has been assumed for analysis
purposes. The development is expected to fill a need for rental apartments for active
adults providing a wide range of community amenities.
Of the 150 apartment units, 50 are planned at this time to be 1 bedroom with 1 bath and
100 are planned to be 2 bedroom with 76 having 1 ½ baths and 24 having 2 baths, subject
to adjustment as development plans are finalized. Up to 20 of the 1 bedroom units may
be income restricted and up to 10 of the 2 bedroom/1 ½ bath units may be income
restricted. For analysis purposes, it was assumed that the developer will maximize their
intent to provide units affordable at the 50% AMI level. This is the more conservative
assumption, since income-restricted units will generate lower revenue but add higher
costs for the County. The less favorable fiscal impact of income-restricted units is
balanced, however, by the public good of adding to the stock of affordable housing in the
County.
For analysis purposes, construction is projected to begin in October 2020. The
construction period is expected to last 13 months and a simultaneous opening of the
apartments and the commercial building is assumed for November 2021. The agerestricted apartments will be constructed as a single 205,000 square foot 4-story building
with elevators. Market rate rents for the 1 and 2-bedroom units are expected to initially
be $1,250 and between $1,450 and $1,550 per month, respectively. A 5% vacancy rate
was assumed for the apartments. The apartments are expected to be fully leased within
ten months of opening with a one month move-in period assumed.
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A 10% effective vacancy rate was assumed for the commercial building, meaning that
over the long term the average vacancy rate was assumed to be 10%. It was assumed that
this building would be fully occupied within a year after completion with four tenants.
Thus, the project’s stabilization year (the year beyond which costs and revenues do not
change) was determined to be FY 2024. Therefore, a five-year analysis period (FY 2021FY 2025) was used.
These parameters are best estimates of the scope of the proposed development made by
the applicant at this point in time. The specifics of the proposed development are subject
to change based upon final determinations of site constraints and/or market conditions.
Descriptions of the proposed development contained herein are not guarantees by the
applicant that the proposed development will be constructed exactly as described above.
However, the basic elements of the proposed development are those outlined above. Any
change in the fiscal impact of the proposed development on the County due to minor
changes in the scope of the proposed development are expected to be in the magnitude of
projected revenues and costs and are expected to be in practically the same proportion of
revenues to costs as estimated in the fiscal impact analysis report.
Existing Development
The Site is currently occupied by the Village Shops of Kingsmill. This is an older
shopping center that has always struggled due to its lack of exposures along U.S. Route
60 (Pocahontas Trail). The opening of at direct interchange to Busch Gardens from
Interstate 64 has allowed a substantial amount of tourist traffic to bypass U.S. Route 60,
resulting in a decline in the opportunity for Village Shops tenants to capture this market.
Nevertheless, the Village Shops have continued to operate, although with higher
vacancies, and have generated tax revenue for the County.
Data on the property’s current real estate assessments was gathered from the County’s
online resource. Aggregate data on business personal property taxes, local option sales
taxes, meals taxes and business license fees paid by businesses located at the Village
Shops was provided by the County’s Commissioner of the Revenue. Tax revenues
currently generated by the Village Shops were not projected to increase or decrease over
time. Thus, current tax revenues generated by the Village Shops were deducted from
revenues projected to be generated by Williamsburg Senior in order to compute the net
revenue generated by the proposed development. Also, the calculated cost per business
was applied to the number of businesses currently located at the Village Shops (10) and
this cost was deducted from the cost to the County to be generated by Williamsburg
Senior to compute the net cost generated by the proposed development.
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Revenue Calculations
Revenues estimated for Williamsburg Senior fall into three categories: one-time direct
revenues, annual direct revenues and additional tax revenues generated by residents of
Williamsburg Senior. The methodology does not use multipliers to calculate revenues
that could be generated through the project’s secondary impacts, as such multipliers are
considered to be unreliable for small geographic areas. The methodology does not
include revenues generated from spending by construction workers as this cannot reliably
be said to occur within the County.
One-time Direct Revenues
As noted above, one-time direct revenues are revenues to the County derived from the
construction of Williamsburg Senior. They include all building permit and associated
fees (electrical, mechanical and sprinkler system, plumbing, water, sewer and natural
gas), various development fees and certificate of occupancy fees. Also, as noted above,
the enterprise fund alternative analysis includes sewer connection fees.
Building permit fees were calculated using the fee schedule from the County’s website as
confirmed by staff. For the purpose of calculating plumbing permits, each full bath was
assumed to have three fixtures and each half bath was assumed to have two fixtures, with
each unit assumed to have a sink, dishwasher and washing machine. The leasing office
was assumed to contain a unisex half bath and a set of men’s and women’s restrooms was
assumed to serve the community area, with each restroom containing five plumbing
fixtures. The commercial building was assumed to have a common set of restrooms with
five fixtures in each gendered restroom.
For the purposes of calculating electrical permits, the apartment building was assumed to
have a two 4,000 amp 3-phase services and two 3,000 amp 3-phase services. The
commercial building was assumed to have a 1,600 amp 3-phase service. The apartment
building and the office building were assumed to be sprinklered. The cost of each
sprinkler system was estimated to be $1.00 per square foot, based on a recent cost
estimate for another apartment development within the region. For calculation of
mechanical permits, each commercial building tenant space and the common area was
assumed to have an air handling system. Each apartment unit and each commercial
tenant space is assumed to be served by natural gas with 1 outlet per unit. Three
elevators were assumed for the apartment building.
A water/sewer permit was assumed to be required for each building. The sewer meter
connection fee, which is paid to the County’s sewer utility enterprise fund, was taken
from the County Code. The water system facility fee was deemed not to be applicable to
the development because the County had not extended water lines to the site. The
apartments were assumed to have at least a 1 1/2” meter and the office building was
assumed to have a ¾” water meter.
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Sign permit fees were as stated in the County Code. Two monument signs between 51
and 100 square feet were assumed for the development: one for the senior apartments and
the other for the office building. Based on the applicant’s concept plan, no street signs
were assumed. The sign permit prior to construction completion (FY 2022). All other
permits were assumed to be paid in FY 2021.
Development fees included site plan, site improvement inspection fees; erosion and
sediment control fees; and the VSMP fee. It is assumed that the applicant will submit all
plans in the County’s approved digital format and that review fees will, thus, be waived.
Fees used were as stated in County’s Code (Sec. 7.1-8) or (for VSMP) in the stormwater
section of the Code, unless updated on the County’s website. Development fees were
calculated on data pertaining to the proposed development provided by the applicant.
Annual Direct Revenues
Annual direct revenues include: real estate property taxes, personal property taxes, user
fees (miscellaneous fees and fines, and the County’s utility consumption tax per
household), business personal property taxes levied on equipment owned by the project’s
owner (estimated at $100,000 by the developer) and by tenants in the commercial
building, and business license fees paid by businesses at Williamsburg Senior. These
taxes are paid directly to the County by households, busineeses and the owner of
Williamsburg Senior. They are calculated based upon estimates of the assessed property
values, per household personal property taxes adjusted for income status, an estimate of
business equipment cost provided by the developer, estimated business personal property
assessments and gross receipts for the commercial building, stated rates and perhousehold revenues calculated from data in the Budget. The County’s sewer fee was
included as revenue to the County’s enterprise fund separately in the fiscal impact
analysis. A solid waste fee was not calculated because the apartments and the
commercial building will be served by a private waste hauler.
Real estate property taxes
York County’s real estate assessment of the residential component of Williamsburg
Senior was estimated by applying a rental income-based approach derived from a
correlation of per-unit assessments to average rent in a sample of comparable multifamily developments located in York County. This yielded a formula which calculates
the real estate assessment of improvements per $25 of average monthly apartment rent.
This formula was developed and has been tested on an extensive data set of apartments in
Newport News and was found to be highly accurate in its predictive capability. The
model has also been found to be accurate in predicting apartment assessments in other
Hampton Roads communities using smaller data sets of comparable apartments.
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Four age-restricted apartment complexes were identified in York County. Three of these
are also income-restricted and the fourth was 85% income-restricted. Those examined
are The Arbors at Towne Park, Rivermeade Apartments I & II, Woods at Yorktown and
Yorktown Square I and II. Average rents ranged from $534 to $904 for 1 bedroom
apartments (for complexes offering one-bedroom apartments), from $624 to $1,050 for 2
bedroom units, and from $761 to $908 for 3 and 4 bedroom units (for complexes offering
those options).
For these comparables, the average rent was $784. The average assessment per $25 of
rent was $1,039.14 (the average assessment per unit was $33,025). At $1,278 per month,
the average rent for Williamsburg Senior will be significantly higher than the average for
the four York County comparables. There were no age-restricted independent living
apartments in York County with market rate rents and, therefore, no rent-based
comparables were available as data for the assessment prediction formula. (Continuous
care retirement communities were not considered comparable because monthly charges
include the cost of meals and other services provided to residents).
However, assessments per $25 of rent tend to increase as average rent increases and this
was evident with the four comparables identified in York County. Assessment per unit
per $25 of rent ranged from $710.30 for the least expensive complex to $1,413.97 for the
most expensive. In fact, a regression analysis using rent as the independent variable and
assessment per unit per $25 of rent as the dependent variable yielded an adjusted Rsquared of 0.9. Based on the regression analysis, it was calculated that the assessment
per unit per $25 of rent for Williamsburg Senior would increase to $1,942.11 due to the
higher average rents. This was comparable to the higher assessments per unit per $25 of
rent calculated for market rate apartment complexes in York County.
This formula was then applied using Williamsburg Senior rents. With an average
monthly rent of $1,942.11, the assessed value of the Williamsburg Senior improvements
was calculated as $14,889,800, or $99,275 per unit (rounding to the nearest $25). The
per-unit assessment includes the distributed assessment for amenities.
Since the formula referenced above calculates improvement assessments only, land
assessment for Williamsburg Senior was calculated separately. The assessment per acre
for the apartment comparable set was averaged, producing an estimated assess land value
of $125,100 per acre, rounded to the nearest $100. This was used to estimate the land
assessment for the residential component of Williamsburg Senior, yielding an assessed
value for land of about $939,100 rounding to the nearest $100.
In order to estimate the assessed value of the commercial component of Williamsburg
Senior, five medical office buildings were identified in the County: 300 Cook Road, 2855
Denbigh Boulevard, 100 Enterprise Drive, 222 Grafton Drive and 205 Hampton
Highway. The assessments per square foot for each building and the assessments per
acre for each site were calculated. The 2,172 square foot office on Hampton Highway
was noticeably under assessed compared to the other identified comparables and was
excluded from the group.
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Averaging the four remaining office buildings produced an estimated assessed
improvement value of $145.94 per square foot, with assessments ranging from $122.13 to
$171.02 per square foot. This average was used to estimate an assessed value for the
Williamsburg Senior commercial building of $1,094,600.
Assessments per acre for the commercial comparables varied widely from $56,800 to
$520,000 per acre and seemed to be more location dependent than use dependent.
Therefore, the current land assessment per acre for 1915 Pocahontas trail of $199,900 per
acre was used to estimate the new commercial land assessment. This was computed to be
$142,100 for the 0.711 acre parcel. Combining the two land assessment estimates results
in an estimated land assessment for the total Site of $1,081,200. This is a reduction from
the current assessed land value of $1,643,000. Land at its existing assessed value was
converted to the new assessment upon completion of the buildings.
Combining projected assessments for land and improvements, the Williamsburg Senior
apartments were estimated to be assessed for $15,828,900 and the commercial
component was estimated to be assessed for $1,236,700, for a combined assessed value
of $17,065,600.
Personal property (car) taxes and motor vehicle registration fee
Personal property taxes were calculated per Williamsburg Senior household and adjusted
for differences in automobile expenditures based on income relative to the County’s
general population and on age, as well as tenure. The base car tax per vehicle was
derived by first calculating the County’s total car tax revenue (PPRTA received from the
Commonwealth estimated by the County in the Budget divided by the percentage [54% in
2019, the latest year available on the County’s website] of car tax relief divided by the
number of vehicles in the County, obtained from the County’s Commissioner of the
Revenue).
The County’s average car tax paid per vehicle ($244.18) was adjusted by multiplying this
average by a factor calculated by dividing the expected automobile purchase expenditure
associated with each apartment unit type’s household income (based on rent level) by the
expected automobile purchase expenditure for the County’s average household income
(using ACS 2017 data adjusted for inflation using the 2016 to 2019 Consumer Price
Index (CPI) change to inflate to 2020 dollars). Automobile expenditures per household
for various income levels and age groups were derived from the most recent (2018) U.S.
Bureau of Labor Statistics Consumer Expenditure Survey (CES). The methodology for
estimating income levels for Williamsburg Senior households is provided under
“Additional Revenues Derived from Households,” below.
Estimated expenditures by income level were also adjusted differences in purchase
patterns by age. Adjustments for age were made by dividing the average expenditure for
households over age 62 by the average expenditure for all households. This income and
age-adjusted estimate of car tax per vehicle was then multiplied by the estimated number
of vehicles owned by residents of Williamsburg Senior.
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This estimated car tax payment per vehicle for Williamsburg Senior households was then
multiplied by the number of vehicles owned by Williamsburg Senior households. The
number of vehicles owned by households at Williamsburg Senior was assumed to be
equal to the number of persons per household, adjusted for differences in the number of
vehicles per household by income level. CES data by age show that for age groups 65+
and 55-64, the number of vehicles per household is equal to the number of persons per
household. The number of persons per household was calculated using data for York
County from the ACS for Tenure by Household Size by Age of Householder for renter
households. Households with two or more persons were assumed to have only two
persons. Consequently, the number of households containing two or more persons was
multiplied by two to obtain the number of persons in those households. The number of
persons in households was calculated for households with householders 62 years of age
and older. This was divided by the number of such households to obtain an estimated
household size for Williamsburg Senior. This was determined to be 1.47 persons per
household. Thus, the number of vehicles per Williamsburg Senior household was
assumed to average 1.47. This was multiplied by the ratio of the number of vehicles per
household for households at income levels for Williamsburg Senior unit types to the
predicted number of vehicles per household for a household with York County average
household income.
These calculations can be represented by the formula below and on the following page:
PPT = ∑PPT/VWS x V/HHWS x HHOWS
Where, PPT = Total personal property tax paid by Williamsburg Senior
residents
PPT/VWS = Personal property tax per vehicle for each unit type at
Williamsburg Senior
V/HHWS = Vehicles per household for each unit type at Williamsburg
Senior and
HHOWS = the number of occupied households for each unit type at
Williamsburg Senior
PPT/VWS = PPT/VY x (VPNOIWS /VPNOIY x (VPNOA62/VPNOUS)
Where, PPT/VY= Average personal property tax per vehicle for all York County
households
VPNOIWS = Vehicle purchase net outlay for each Williamsburg Senior
unit type by income level
VPNOIY= Vehicle purchase net outlay for households at mean income for
York County
VPNOA62 = Vehicle purchase net outlay for households age 62 years and
older
VPNOUS = Vehicle purchase net outlay for households all ages
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and
V/HHWS = 1.47 x V/HHIWS / V/HHIY
Where V/HHIWS = Vehicle per household for each Williamsburg Senior unit type
by income level and
V/HHIY = Vehicle per household for households at mean income for
York County
Motor vehicle registration fees were applied to the number of vehicles per Williamsburg
Senior household as calculated according to the formula for V/HHWS, above.
Business personal property taxes
Business personal property taxes would be collected from the Williamsburg Senior
apartment owner and from businesses located in the office building. The applicant
estimates, based on their past experience operating similar facilities, that the apartments
owner will purchase $100,000 in office and common area furnishings and equipment,
plus maintenance equipment.
The latest assessment data was obtained from the
County’s Commissioner of the Revenue for business personal property owned by tenants
in the medical office buildings used as comparables for estimating commercial real estate
property taxes. Assessments ranged from $2.27 per square foot to $13.96 per square foot
and averaged $6.18 per square foot. However, because all or most of the business
equipment purchases were assumed to have been made several years prior to 2019, an
additional 1.75% cost increase was added based upon producer price increases for X-ray
& electromedical equipment and office & store machines & equipment over the past 10
years. Thus, an assessment per square foot of $6.29 was assumed for business personal
property at the Senior Williamsburg commercial building, or $47,175 ($188,700 original
cost) for the entire building.
Business license fee (BLF)
Tenants in the Williamsburg Senior office building would pay a business license fee to
the County. Rental income from the apartments is not subject to the business license fee.
The business license fee was estimated by averaging three reports of medical office
revenues per square foot: physical therapy (source:webPT.com), optometrist (source:
Management & Business Academy for Eye Care Professionals) and veterinary (source:
DVM360.com) practices, inflated to 2020 dollars using the U.S. Consumer Price Indexbased Medical Care Price Inflation Calculator. This resulted in an average estimated
revenue per square foot of $418.85. Applying the professional services BLF rate of
$0.58 per $100 of gross receipts yielded an estimated BLF revenue of $2.43 per square
foot. This compares to a calculated BLF revenue of $1.89 per square foot from office
buildings located in City Center in Newport News based on 2012 data inflated to 2020
dollars. Since City Center offices contain businesses that pay no BLF (e.g., banks) and
some businesses pay the lower business service rate of $0.36 per square foot, the estimate
for the Williamsburg Senior commercial building seems reasonable.
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User fees and other miscellaneous revenue
Certain user fees and charges were based on revenues reported in the Budget and
calculated per household or per household and business. These included civil fines and
fees (including parking fees and portions of the Clerk of Court Excess fee, various court
fees and charges and various Sheriff fees and charges), criminal fines and forfeitures
(including Commonwealth Attorney charges, court appointed attorney fees for the
income-limited households only, DNA/blood test fees, jail admission fees and portions of
the Clerk of Court Excess fee, various court fees and charges and various Sheriff fees and
charges), concealed weapon fees, dog licenses, EMS charges, library fines and charges,
parks and recreation fees, and utility consumption fees.
The local share of the communication sales tax was not included as a variable revenue.
This is because the remittance of this tax to the County by the Commonwealth is
according to a fixed formula that was calculated based upon York County’s public school
population relative to statewide public school enrollment and, therefore, will not change
with the addition of new households.
The utility consumption fee, which is remitted to the County by the utilities collecting the
fee through customer billing, was adjusted for higher usage by businesses. Typically, the
maximum commercial levy is 6.67 times higher than the maximum residential levy and,
so, this ratio was used to calculate per household and per business revenues.
An adjustment was made for smaller household sizes for renters in the target age group
when revenue derived from persons rather than households. This is reflected in the
revenue per household calculations. This was done for all of the revenue sources noted
above except dog licenses and utility consumption fees, and except for senior activity
fees and EMS charges, which received special treatment described below. Additionally,
some of the revenue sources noted above collect revenue from both households and
businesses while others collect revenue from households only. The methodology for
distributing revenues between households and businesses is described under “Cost
Calculations,” below. Revenues collected from households only were concealed
weapons fees, dog licenses, criminal justice revenues related to persons (Commonwealth
Attorney charges, court appointed attorney fees, and jail admission fees), library fines
and charges, and parks and recreation fees. Although business owners or employees may
hold concealed weapons permits, they were assumed to obtain them in their locality of
residence.
The revenue per household for senior activity fees was adjusted to apply only to persons
62 and older. The County’s population age 62 or older was calculated using 2018 ACS
data. The percentage of the County’s population falling into this age group (19.9%) was
applied to the number of households in the County, the result being used as the
denominator to calculate a preliminary estimate of revenue per senior household.
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An adjustment was also made for revenue derived from the civil and criminal justice
system to take into consideration the significantly lower incidence of participation in the
criminal justice system among the older population. As explained below under “Cost
Calculation,” the incidence of criminal activity among those 62 and older has been
calculated to be only 3% compared to the general population. While certain fines and
fees apply only to criminal activity, others are derived from a combination of criminal
and civil court appearances. The County no longer reports work load data for the courts
system. However, such data was previously available and the latest available data was
used to calculate the percentage of civil and criminal cases heard by the courts generally.
This was calculated to be 64.33% civil cases and 35.67% criminal cases.
Revenues derived solely from criminal activity were reduced by 97% per household for
Williamsburg Senior households. Thirty-five and two thirds percent (35.67%) of
revenues derived from combined civil and criminal court activity were reduced by 97%
so that these revenues were reduced by a blended rate of 34.6% per Williamsburg Senior
household.
Revenues from medic transport fees (EMS fees) were adjusted for the higher incidence of
EMS use among the elderly population. Data on EMS incidence use by type of
development was obtained from the County’s Fire and Rescue department in 2017.
County staff were not aware of an update to this data. The data disaggregated EMS
usage by age-restricted, age-targeted, assisted living and general market housing. Using
this data, the per unit incidence for EMS/patient refusal calls and patient transport calls
was calculated using the data for age-restricted properties (independent living). The
incidence for patient transport calls was calculated to be 1.05 per unit, rounded to the
nearest second decimal. This compares to an incidence of 0.1 calls per unit for general
market housing. Thus, EMS revenue per Williamsburg Senior household was multiplied
by the ratio of age-restricted to general market properties for medical transport incidence
(10.5) to obtain the estimated EMS revenue per Williamsburg Senior household. EMS
revenue was calculated and is shown separately from other user fees and miscellaneous
revenues.
Table A-1, on the following page, details the County’s variable revenues, other than those
derived from the direct levy of taxes on the development, revenues applied to the
reduction of County costs (see the discussion below under “Cost Calculations”) and
revenues derived from spending by Williamsburg Senior households. It also shows
revenues per Williamsburg Senior business.
Enterprise fund revenues
For the enterprise fund impact analysis, bi-monthly sewer fees that are received by the
County as part of enterprise funds were calculated at rates stated on the County’s website.
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Table A-1
York County Non-Direct Revenues from Households
Revenue per Revenue per
Item
Revenue
Household
Business
Clerk of Court Excess Fee
$ 105,000
$ 1.37
$ 3.77
Commonwealth Attorney
Charges
$6,000
*
$0.00
Concealed Weapon Fees
$ 20,000
$ 0.40
$0.00
Court Appointed Attorney Fee**
$
7,000
*
$0.00
Court Fines, Courthouse
Assessment, Court Security Fees
$ 330,000
$ 4.29
$11.86
DNA/Blood Test Fee
$
1,000
*
$0.00
Dog License Fees
$ 20,000
$ 0.40
$0.00
Library Fines and Charges
$ 35,000
$ 0.70
$ 0.00
Parking Fines
$
4,000
$ 0.08
$0.14
Parks and Recreation Fees***
$ 425,000
$ 8.45
$ 0.00
Senior Activity Fees
$ 16,000
$ 3.07
Sheriff Fees and Charges
$ 168,000
$ 2.19
$6.04
Utility Consumption Tax
$ 240,000
$ 8.62
$57.53
Total, Income-restricted
households
$1,377,000
$29.57
All Other Households
$1,370,000
$29.57
$79.34
Rounded to the nearest $50
*Less than $0.01
**Income-restricted households only
**Does not include Senior Activity Fees
Additional revenues generated by households
Tax revenues generated by households are estimates of taxes paid by York County
businesses due to purchases made by Williamsburg Senior residents. Purchases by
Williamsburg Senior residents are estimated based upon their projected spending
patterns. These spending patterns were estimated using CES data. Spending per
household was obtained by income level and age of head of household.
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Proposed market rents at Williamsburg Senior were annualized and divided by the
calculated average percentage of income spent on rent to obtain the estimated annual
household income for each apartment unit type. It was calculated that Williamsburg
Senior 1-bedroom market rate apartment dwellers would be willing to spend 28.45% of
pre-tax income on rent, while households renting the 2 bedroom, 1 ½ bath apartment
dwellers would pay 24.72% of pre-tax income on rent and renters of the 2 bedroom 2
bath units would spend 23.07% of pre-tax income on rent. These calculations were
performed using CES data on average rent by income level. This resulted in calculations
of average incomes of $52,725 for 1-bedroom market rate apartment dwellers, $70,400
for 2-bedroom, ½ bath market rate apartment dwellers, and $80,625 for renters of the 2
bedroom, 2 bath units.
For the 50% of AMI units, it was assumed that all two bedroom apartments would have
two persons living there, since it would be extravagant for a single low/moderate income
senior to rent a two bedroom apartment. Assuming an average 1.47 persons per
household, it was calculated that the 1 bedroom income-restricted units would have 1.2
persons per household (20% of units being occupied by couples). Using the HUD 50%
AMI for York County for 1 and 2 person households yields average income estimates of
$28,600 for the 1 bedroom units and $31,750 for the 2-bedroom units. Both are about
30% of income spent on rent (28.04% and 29.9%, respectively).
Spending was estimated for food at home (grocery spending), food away from home,
other retail, and personal and other services. Food away from home was used to calculate
meals tax revenue. Spending estimates per household were then adjusted to subtract
spending that is predicted to occur outside York County so that only taxes associated with
household spending that are new to the County are counted in the fiscal impact analysis.
Normally, spending retained in a locality by its residents is assumed to be the inverse of
retail leakage.
However, due to spending by tourists and the influx of shoppers from James City County
and Williamsburg to certain big-box stores located in York County, the standard model
for calculating leakage of retail spending does not work for the County. Building
material, general merchandise and food and beverage establishments are particularly
vulnerable to overestimation of spending in York by County residents. Also, grocery
spending, as well, as spending at restaurants, is likely to spill over into neighboring
jurisdictions as shoppers seek convenience and variety when making their shopping
decisions. Complicating the analysis is the fact James City County is just across the
street from the Williamsburg Senior site.
Therefore, rather than a retail leakage model, a retail shopping gradient model was used
to estimate the retention of Williamsburg Senior residents’ retail spending in York
County. The gradient model was calibrated to be sensitive to shopping decisions likely to
be made by shoppers of the age and income level that will be found at Williamsburg
Senior.
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The gradient model, briefly described, plots retail locations and their distances from the
subject development. All other things held equal, it is assumed that shoppers are less
likely to patronize competing retail outlets the farther the distance from their residence.
Distance is measured in driving time and the propensity to shop at a given location is
calculated as the reciprocal of the distance in minutes, with 1 minute given a weight of 1,
2 minutes a weight of 0.5, 3 minutes a weight of 0.33 and so on. Only the closest same
store location is mapped and stores at which residents are unlikely to shop are either
excluded or given a lower weight. Distance weighted scores are disaggregated by
locality and summed for the host locality and all other localities. The sum of the host
locality score divided by the sum of all distance weighted scores is the best estimate of
the percentage of spending retained in the host locality.
Gradient models were developed for grocery spending, food away from home, and
shoppers’ goods. Residents of Williamsburg Senior were assumed to be only somewhat
less mobile (willing to travel) than most York County residents. Separate gradient
analyses were conducted for the market rate and 50% of AMI units.
Because only two grocery stores exist within a ten minute drive of the Site, the distance
which market rate households would travel was expanded to 15 minutes driving time
(with Whole Foods and the Costco and Sam’s Club buying clubs being the exception).
However, stores more than 10 minutes away were waited 75% compared to closer stores.
Eight grocery stores or food outlets were identified within Williamsburg Senior shopping
area, plus the two buying clubs. Only one—Food Lion on Merrimac Trail—is located in
York County. The other seven, except for Whole Foods in Newport News, are located in
James City County or Williamsburg and include: Aldi’s on Richmond Road; Harris
Teeter on Quarterpath Road; and Fresh Market, Publix, Trader Joe’s and Wal-Mart all
located near New Town. The distance weighting methodology yielded an estimate of
20.67% of spending on food at home, ABC and tobacco expenditures from Williamsburg
Senior households in market rate apartments remaining in the County.
For Williamsburg Senior households occupying the 50% of AMI apartments, the
mapping of grocery stores was limited to a 10 minute drive time (with the exception of
Aldi’s and Wal-Mart) and “dollar stores” (which contain grocery sections) and gas station
convenience stores were added, with the drive-time for these stores limited to 7 minutes.
Dollar stores were weighted 75% and convenience stores were weighted at 50%, as were
higher end grocers. Two grocery stores—Food Lion and Harris Teeter—were within a
10 minute drive. Additionally, Dollar General, Dollar Tree and Family Dollar were all
found to be within 7 miles of the Site—Dollar General being in James City County and
the other two stores located in York County. Two convenience stores were identified—
one linked to nearby gas station and the other a 7-11, both located in James City County.
The distance weighting methodology yielded an estimate of 42.02% of spending on food
at home, ABC and tobacco expenditures from Williamsburg Senior households in belowmarket rate apartments remaining in the County.
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For food away from home (for households renting market rate units), QSR/casual dining,
buffet and family style restaurant establishments, as well as fine dining restaurants, were
plotted within a 15 minute drive time and fast food establishments were plotted within a
10 minute drive time. These drive times were reduced to 10 minutes and seven minutes,
respectively, for households with incomes 50% of AMI. For market rate households,
eight fast food establishments, 53 mid-line restaurants, and eight fine dining restaurants
were identified.. For households paying below-market rents, the same number of fast
food establishments were within the market area but the number of mid-line restaurants
was reduced to 28 and the number of fine dining restaurants was reduced to five. Five of
the fast food establishments and nine of the mid-line restaurants (eight for households
paying below-market rents) were located in York County, but none of the fine dining
restaurants were located in the County.
The three categories of dining establishments were weighted according to frequency of
use. For households paying market rents, it was assumed that 30% of food away from
home spending was at fast food restaurants, 50% was at mid-line restaurants, and 20%
was at fine dining restaurants. For households paying below-market rents, it was
assumed that 50% of food away from home spending occurs at fast food establishments,
45% at mid-line restaurants, and 5% at fine dining restaurants.. The distance weighting
methodology yielded an estimated 22.98% of food and beverage spending away from
home by market rate Williamsburg Senior households remaining in the County. It was
calculated that 34.89% of spending on food away from home by those households paying
below-market rent would occur in establishments located in York County.
Shopper’s goods locations were plotted over a radius that included the farthest retail node
or mall with a unique store likely to be patronized by Williamsburg Senior residents, but
not greater than 30 minutes drive time from the Site. For Williamsburg Senior residents
in the market rate units, four retail centers were identified as destinations for shopping
goods purchases—the Marquis Center (Kohl’s, Best Buy, Target, Dick’s Sporting
Goods), the New Town area (Wal-Mart, Barnes & Noble, Bed Bath Beyond, Office Max
and Petco/Petsmart), Williamsburg Premium Outlets and the Patrick Henry retail area
(Dillard’s, J.C. Penney, Macy’s, and Costco/Sam’s Club).
Only the Marquis Center is located in York County, although this is the closest retail
center to Williamsburg Senior. Each location was weighted by the number of unique
anchor tenants located there, with Petco/Petsmart and Costco/Sam’s Club each counted as
one anchor and the Premium Outlets given a weight of 2. Various methods were used to
weight the distance gradient and these results were averaged. This distance gradient
model calculated that 33.59% of shopper’s goods purchases by Williamsburg Senior
residents renting market rate apartments would take place in York County. This is a
conservative estimate, as it does not include online shopping by Williamsburg Senior
residents, for which all of the local sales tax collected would be remitted to York County.
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For Williamsburg Senior residents with incomes at 50% of AMI, the range of shopper’s
goods retail centers was restricted. These households were assumed not to patronize the
Williamsburg Premium Outlets to any substantial degree both because of the distance (20
minutes from the Site) and the more upscale selections. Similarly, it was assumed that
they did no or very limited shopping in the Patrick Henry retail area. Wal-Mart was
given a weight of 3 and other anchors in the New Town area and at the Marquis Center
were given weights of 0.25, except for Target, which retained a weight of 1, and Kohl’s,
which was given a weight of 0.5. Using the methodology described above, it was
calculated that, for low/moderate income residents of Williamsburg Senior, 40.49% of
shopper’s goods spending would occur within York County.
It was estimated that 30% of all non-food retail spending would be for shopper’s goods,
with the remaining 70% spent on convenience goods. Spending on convenience goods
was assumed to follow closely the consumer spending patterns for grocery shopping, as
stores selling convenience goods tend to cluster around grocery anchors or be located in
strip commercial shopping areas near grocery-anchored shopping centers (this pattern
was also assumed to be true for personal and other services). Therefore, the propensity to
shop for shopper’s goods in York County was applied to 30% of all non-food retail
spending and the propensity to shop for grocery items in York County was applied to
70% of all non-food retail spending. This resulted in 24.57% of spending on other retail
by Williamsburg Senior households renting market rate units occurring in York County
and 41.56% of spending on other retail by low/moderate income Williamsburg Senior
residents occurring in York County. This does not include spending for hardware items
since the closest hardware/home improvement store is the Ace Hardware located in
Williamsburg. Apartment dwellers typically have little need for home improvement
goods and home improvement spending was adjusted for the lower level of spending by
renters before being subtracted from spending in the non-food retail category.
Table A-2 on below shows the percentages of local taxes generated by Williamsburg
Senior household spending that would occur in York County and, therefore, generate new
tax revenue for the County. No movie theaters are located in York County and no
admissions tax is levied by the County.
Table A-2
Percentage of Williamsburg Senior Household Spending
Generating Taxes for York County/
Percentage of Spending Occurring in York County
Type of Spending
Market Rate
50% of AMI
Households
Households
Grocery
20.67%
42.02%
Meals
22.98%
34.89%
Other Retail
24.57%
41.56%
Personal and other service
20.67%
42.02%
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Cost Calculations
Costs were variable operating costs of government per household. No capital costs were
assumed as adequate infrastructure is presumed to exist or will be installed by the
developer and the single building development will not increase the volume of police
patrols or create the need for a new fire station or fire equipment. Cost data and
assumptions were derived from the Budget.
Per household and per business variable costs were calculated for various budget line
items. State revenues supporting various budget line items were deducted to leave only
the County’s operating cost. Certain government functions, such as social services, that
would not serve Williamsburg Senior population were not included in the calculations of
cost per household.
Since sewer and water already exist to the site, Williamsburg Senior will not result in any
increased maintenance of the County’s sewer system. Therefore, County sewer
maintenance variable costs are not counted as a fiscal impact. Williamsburg Senior will
be served by existing stormwater infrastructure. Therefore, variable costs associated with
stormwater maintenance were not included as costs to the County attributable to
Williamsburg Senior.
Chief executive and legislative functions, as well as certain special purpose functions,
which would be performed regardless of population size, were not included in the
calculations. With regard to administrative support services, only that percentage
proportional to the variable cost share of all costs was included in the calculations.
When calculating the variable cost of public services, some public services are consumed
by households only and some public services are consumed by households and businesses
(i.e., recreational services would be assigned completely to households, since businesses
do not directly consume these services). For those public services that serve businesses
and households, the costs generated by businesses and the costs generated by households
must be distinguished.
Per household and per business variable operating costs were determined in the following
manner. Business establishments and households were considered to be equal from the
standpoint of generating pubic service costs, when both households and business
establishments consumed those services.
A percentage of each service shared by households and businesses was allocated to
households or businesses according to the following formula:
% allocated to households = # households / [#households + # businesses]
% allocated to business = # businesses / [#households + # businesses]
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Per household costs were then determined according to the following formula:
Expenditure per household =
[Expenditure] x [% allocated to households] / # of households
Per business costs were determined according to the following formula:
Expenditure per business =
[Expenditure] x [% allocated to business] / # of businesses
Governmental functions with variable costs that serve both households and businesses
were:






adult civil justice (Clerk of Circuit Court, General District Court and
Sheriff), since civil suits are engaged in by businesses as well as persons
Commissioner of the Revenue and Treasurer (both businesses and
households are taxed)
E-911 Operations, and the Emergency Services component of Fire &
Rescue (response events occur at businesses and households)
Fiscal Accounting, Human Resources and Purchasing (which support all
County governmental functions) and
Sheriff protective services.

Government functions for which Williamsburg Senior population would generate no
significant demands but would otherwise generate variable costs were then excluded.
These included those function shown below:












Children and Family Services Fund
Community Services Special Programs
Health Services
Housing Rental Assistance
Housing Rehabilitation
Juvenile Corrections
Public Schools, including Sheriff School Resource Officer
Refuse Collection and Disposal (the apartments and office
building will be served by a private hauler)
Social Services
Water and Sewer Extension and
Youth recreation programs.
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While some Williamsburg Senior residents will have low/moderate incomes, they are not
expected to have incomes low enough to be served by Community Services, Social
Services or Housing Rental Assistance, nor are their incomes expected to be low enough
to qualify for Medicaid and use County Public Health Services. Currently, Medicaid
income limits for seniors in independent living are $9.992 for single persons and $13,528
for married couples—well below the expected income levels for households occupying
the income-restricted units at Williamsburg Senior. Similarly, programs directed at
children and youth will not serve Williamsburg Senior residents.
Government functions that would be performed regardless of population size were
excluded. These functions are listed below and on the following page:

































the chief executive and legislative functions of the County
Budget and Accounting and Financial Services
Capital Outlay
Central Insurance
Colonial Behavioral Health Contribution
Colonial Group Home Commission
Community Development Authority Fund
Community Services Administration
Computer Support
County Attorney
County Capital Fund
Debt Service
Economic Development
Electoral Board
Emergency Management
Environmental/Development Regulation (Building
Regulation, BOZA, Compliance, Wetlands)
Finance Administration
Fire & Rescue Administration, Technical Services &
Special Operations and Prevention
General Services (including Building Maintenance)
Housing Administration
Human Services Payments to Outside Agencies
Law Library
Litter Control
Mosquito Control
Non-departmental
Planning
Public Information and Community Services
Public Transportation
Regional Radio Project Fund
Sheriff General Operations
Sewer Utility Fund
Solid Waste Management Fund
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Stormwater Management and Stormwater Management Fund
Tourism and Tourism Fund
Video Services
Water Utility Fund
Yorktown Capital Improvements
Yorktown Operations Fund

Various adjustments were made to expenditure line items to arrive at the County’s
variable cost of providing public services. First, fixed costs were removed from budget
line items. This included costs for senior and middle management personnel (essentially
department heads and assistant department heads), as well as some specialized positions
filled by only one employee. Employee positions and salaries were identified using the
County’s October 1, 2019 Pay and Classification Schedule. Salaries were assumed to be
the midpoint (average) between the entry level and maximum pay for the relevant
position. While it is recognized that individual salaries are likely to be either above or
below the midpoint, it was assumed that these differences would average out to or close
to the midpoint over the total number of positions identified as “excluded positions.”
Fringe benefits for excluded positions were estimated to be 30% of salaries.
Certain other expenses which had been detailed line items in past County budgets were
estimated using current budget categories. “Other expenses” was assumed to contain
such variable costs as printing and postage and was counted fully as a variable cost, as
was the “materials and supplies” category. “Contractual services” and “capital outlay”
were assumed to contain fixed cost expenses in most instances. The “internal services”
category within departmental budgets was not counted as these charges were calculated
separately (see below).
Certain assumptions and adjustments were made for various departments. For the
General Registrar, the Registrar’s salary was assumed to be 50% higher than that of the
Chief Assistant Registrar. In the Sheriff’s Office, seven Sheriff’s Deputies were assumed
to be needed to provide courtroom security (based on data from the Virginia
Compensation Board) and were considered excluded positions. For Animal Control, Fire
and Rescue, and Sheriff Law Enforcement one-third of internal services charges were
assumed to be for vehicle maintenance that us above the normal variable cost of vehicle
maintenance reflected in the Vehicle Maintenance line item and were counted as a
variable cost (more discussion of Fire and Rescue variable costs is provided below). For
Parks and Recreation, 50% of variable costs were assigned to park and facility
maintenance, which must be performed regardless of variations in use and, thus, were
excluded as a fixed cost. The treatment of variable costs for the County’s criminal justice
functions is discussed separately below.
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EMS and E-911 variable costs also required special treatment to estimate the impact from
Williamsburg Senior residents. Fire protection was deemed to be largely a fixed cost,
except for the cost of materials and supplies, and transportation. This is because the
personnel cost of fire response is a function of latent demand. Firefighters must be
available 24/7 to respond to relatively infrequent calls for fire suppression regardless of
the number of fires. While fire stations are limited in the number of building units that
can be served, this limitation is largely a function of response time rather than the number
of units within a geographic area (within certain density limits). Thus, incremental
additions of housing units will not increase the cost of fire protection, particularly when
these are replacing an existing structure, as is the case with Williamsburg Senior.
Nevertheless, data supplied by the County Planning staff that quantifies the incidence of
Fire and EMS incidents and patient transportation incidents for multi-family units in the
County (see above under “User fees and other miscellaneous revenues”) shows an
increased incidence of both EMS and fire response calls for age-restricted properties
compared to general market properties. While it may be true that, due to staffing for
latent demand, personnel costs at the fire station serving the proposed development
would not rise, the costs that could be attributed to serving the increased incidence of
EMS and fire response calls was calculated and counted as a variable cost. This should
be considered to be a conservative approach to variable cost estimation.
Data from the County’s Classification and Pay Schedule was used to estimate the
average firefighter salary plus benefits cost ($73,083). A standard four persons per fire
response crew was assumed and a two-person medical transport crew was assumed. It
was assumed that the increased incidence of fire response calls was due, for the most
part, to minor fires, false alarms or other minor incidences rather than to an increase in
major blazes. Therefore, each fire response call was estimated to last for three hours. It
was assumed that the average EMS or patient refused call consumed two hours and the
average patient transport call consumed four hours.
The per unit incidence for fire response, EMS/patient refusal calls and patient transport
calls was then calculated for Williamsburg Senior residents. These metrics were 2.11 fire
response calls per Williamsburg Senior household, 0.1659 EMS/patient refusals per
Williamsburg Senior household and 1.0537 patient transports per Williamsburg Senior
household annually.
These metrics were then multiplied by the expected total number of personnel hours
assigned to each event type in order to obtain the number of EMS personnel hours per
Williamsburg Senior household. This number was then divided by the total number of
annual crew hours (assuming a 55 hour work week and two weeks of vacation) and
multiplied by the average firefighter salary and benefit cost to obtain the gross variable
EMS cost per Williamsburg Senior household.
These calculations are shown in the formula on the following page.
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FRWS = [(FI x CS x HR) + (RI x CS x HR) + (PTI x CS x HR)] x FSB/AH
Where FRWS = Variable Fire and Rescue personnel cost per Williamsburg Senior
household
FI = fire response Williamsburg Senior incidence
RI = patient refusal Williamsburg Senior incidence
PTI = patient transport Williamsburg Senior incidence
CS = crew size
HR = Number of hours per type of incidence
FSB = Average firefighter salary plus benefits and
AH = Annual firefighter hours worked
Fire and EMS material costs, other charges and vehicle maintenance (one-third of
internal services) were then adjusted to account for the higher incidence of Fire and EMS
calls per Williamsburg Senior household versus the Countywide average for all fire and
rescue variable costs. These were adjusted by multiplying these costs by the ratio of all
EMS and fire response incidents per age-restricted household to general market
household. This ratio was 8.12.
To calculate Fire and Rescue variable costs per business, a different approach was taken.
Conservatively, 50% of variable personnel costs, after deducting the salaries and fringe
benefits of battalion chiefs was assumed to apply to EMS functions, which were
considered to be more variable than the fire response function with respect to latent
demand. Again, an argument could be made that all Fire and Rescue personnel costs can
be attributed to latent demand and, therefore, fixed. Material costs, other charges and
one-third of internal services costs were then added to personnel costs to obtain an
estimate for Fire and Rescue variable costs applicable to businesses and general market
households.
For E-911 variable costs, Williamsburg Senior’s estimated incidence of EMS and law
enforcement related calls was used to adjust E-911 variable costs per household. The
age-restricted incidence of all E-911 calls (from data previously provided by County staff
and used to estimate Fire and Rescue incidences) was divided by the incidence of E-911
calls per general market households and this ratio (1.84) was applied to EMS variable
costs per household.
Revenues from the Commonwealth and certain other sources were deducted to leave only
the County’s locally funded operating costs. This procedure was applied to the functions
listed on the following page.
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Clerk of Circuit Court
Commissioner of the Revenue
Commonwealth Attorney
Domestic Violence Program
E-911
Library
Sheriff
Treasurer and
Victim Witness Program.

Revenues deducted from these functions included grants and Poquoson and Williamsburg
contributions to E-911, and Williamsburg public safety contributions. It should be noted
that the Budget identifies other revenues supplementing local costs that were deemed to
be variable revenues (revenues that would change with increases or decreases in
households and businesses). These variable revenues were not deducted from costs but
were, instead, treated as revenues (see above under “User fees and other miscellaneous
revenues”).
When revenues were deducted from costs, the reduction in cost was distributed among
fixed and variable costs. Only that portion of revenues defraying costs assigned to
variable costs was actually deducted from costs. The formula for distributing revenues
and calculating costs is displayed below:
NVC = VC – (R*(VC/TC))
Where NVC = Net Variable Costs (variable costs after revenue is deducted)
VC = Variable Costs (prior to revenue deduction)
R = Revenue
TC = Total Cost (variable and fixed costs)
Adjustments were made to reflect lower demand for certain services based on smaller
household sizes at Williamsburg Senior. This was done by multiplying the County’s
variable cost per household by the ratio of the average household size for renter
households with the household head over 62 years of age in York County (Williamsburg
Senior households) to the average household size for all households in York County. The
methodology for computing this ratio is described above under “Personal property (car)
taxes.”
Line items whose per household costs were adjusted for lower demand due to smaller
household sizes are listed below:






Adult criminal justice functions
Emergency Communications/E-911
Fire & Rescue EMS
Library
Parks & Recreation
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For the Electoral Board, the household size adjustment for smaller households at
Williamsburg Senior was calculated based upon the ratio of the Williamsburg Senior
average household size to the average adult household size for all York County
households. All Williamsburg Senior residents were assumed to be potential voters. It
was assumed that for all households with more than two persons in the County, except
single parent households, had two potential voters. The number of single-parent
households was estimated from 2010 Census data (the latest available) by calculating
single parent households as a percentage of all households with two or more persons.
These were then assumed to represent households with only one potential voter. The
calculated adult household size (1.74 persons per household) was then used as the
denominator, rather than average household size, to adjust the variable General Registrar
cost per household for Williamsburg Senior residents discussed above.
With respect to the Domestic Violence Program, the denominator was ratio of the
percentage of Williamsburg Senior households with two adults present and the
percentage of all York County households with two adults present. Using ACS data, this
was determined to be 0.6309 so that the variable Domestic Violence Program cost per
household was multiplied by 63.09% to obtain the estimated cost for Williamsburg
Senior households. This reduction was also applied to the Juvenile and Domestic Court
variable costs. Additionally, using data from the latest Budget containing such data,
domestic cases were calculated to comprise only 21.13% of that court’s case load.
Consequently, the variable cost per Williamsburg Senior household was reduced further
by applying that percentage.
The variable costs of certain court and criminal justice functions were adjusted to take
into account the rarity with which Williamsburg Senior residents could be expected to be
“on the wrong side of the law” with respect to these functions. It was assumed that
Williamsburg Senior target population will not be involved in the criminal justice system
(as criminals) to any great extent. The variable cost of activities associated with
preventing, apprehending, prosecuting or punishing criminal activity was reduced by
97% for Williamsburg Senior. This was based on data from the Blackwell Encyclopedia
of Sociology.
The data stated that 80% of all crimes are committed by persons under age 40 and less
than 1% of all crimes are committed by persons over 65, with victimization rates
following similar (though not precisely the same) trends. Since the population at
Williamsburg Senior will be over 62, the percentage of this population associated with
criminal activity would be closer to 1%. Taking a straight line projection approach, the
incidence of involvement with criminal activity would increase by 0.75% for each year
under 65 years of age.
Thus, taking the conservative approach of taking the highest predicted incidence of
criminal activity involvement, the age group at Williamsburg Senior would be involved
in crimes handled by the York County criminal justice system only 3% of the time
compared to the general population. Thus, variable revenues and costs associated with
crime were reduced by 97% for this population.
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Variable costs for public safety, judicial and corrections were accordingly adjusted.
Where a function includes both civil and criminal components, these were distinguished
and the criminal activity reduction was applied to those costs associated with criminal
activity. As noted above, data from a previous Budget was used to identify civil and
criminal cases and actions in the County’s court system. For the Clerk of Court, 63.82%
of its workload was identified as civil actions and this percentage was applied variable
costs per household in order to retain those Clerk of Court variable costs associated with
civil actions, while 97% of the remaining cost (associated with criminal actions) was
deducted.
The same formula was applied to variable General District Court costs, with 83.23% of
that that court’s cases being civil cases. The criminal incidence adjustment was applied
to Circuit Court variable costs as this court handles primarily criminal cases. The
treatment of Juvenile and Domestic Court variable costs is discussed above.
Commonwealth Attorney variable costs were reduced by 97% since this office handles
criminal cases. While costs for Juvenile Corrections were excluded, the County’s
payment for adult corrections (the Regional Jail) was included but subject to the 97%
criminal incidence reduction.
The Sheriff’s department activities were divided into three components—law
enforcement, investigation and civil operations/court security. With respect to law
enforcement, it was assumed, based upon court case data from the prior Budget, that 25%
of the Sheriff law enforcement workload was traffic violation related. Of the remaining
workload, it was assumed, lacking any data on the matter, that half of law enforcement
activity involved patrol and active engagement with criminal activity and the other half
involved police call responses. Data on call incidence supplied by the County and used
to estimate fire and EMS incidence shows that residents in age-restricted units are only
40.56% as likely to make calls to Sheriff law enforcement. Thus, reduction factors of 3%
and 40.56% were applied to the patrol and police call response functions of Sheriff law
enforcement, with no reduction except for the adjustment for smaller household size,
applied to variable costs associated with the traffic violation function.
Investigation was assumed to be entirely devoted to handling criminal cases and,
therefore, the 97% criminal incidence reduction was applied to calculate variable costs
per Williamsburg Senior household. As stated above, the personnel costs for seven
Sheriff’s deputies were subtracted from the civil operations/court security component and
no further adjustment was made to disaggregate court security expenses. The criminal
incidence adjustment was not applied to this function.
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Certain administrative support functions, shown in the Budget as an internal cost line
item but also in the Internal Service Funds budget, are substantially fixed costs (since
they must be provided) but have a variable cost component (since they serve County
functions that incur variable costs from household growth). This variable cost
component for County functions serving households was calculated to be 30.86% of the
costs for these support functions, with this percentage applied to the internal services
functions’ variable costs only. The variable cost percentage was calculated dividing
variable cost personnel costs for those functions serving households only by all personnel
costs in the County General Fund budget. This variable cost component for County
functions serving businesses was calculated to be 26.59%, calculated by using variable
costs for only those functions serving both households and businesses. These
administrative support functions are: Central Purchasing, Fiscal Accounting, Health
Insurance, Human Resources, Radio Maintenance, Vehicle Maintenance and Workers
Compensation.
Table A-3 on the following page details the County’s variable cost expenditures per
household. Additionally, variable costs associated with the County’s Real Estate Assessor
were calculated on a per-parcel basis as $21.08 per assessed parcel. However, because
of the added complexity of assessing multi-family and commercial property, the
Williamsburg Senior apartments were considered to be equivalent to three parcels while
the office building was considered to be equivalent to the Site’s current assessment
burden and, thus, adding no assessment cost.
General Government Capital Costs. The County is expected to incur no new capital
costs as a result of the Site redevelopment. All utilities and other infrastructure are
already in place and adequate to serve the proposed development. Fire and Rescue
services already serve the Site and, although demand is expected to increase due to the
development of Williamsburg Senior, the current fire station is adequately equipped to
absorb this demand. The County Sheriff currently patrols the Site and the addition of 150
new households would not warrant the addition of another patrol, particularly since these
units are concentrated in one building. Currently, there is on Sheriff patrol deputy for
every 469 households in the County.
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Item
Adult Corrections
Animal Control

Table A-3
York County Non-School Expenditures per Household and Business
Fiscal Year 2020 Adopted Annual Budget
Expenditure per
Expenditure per
Williamsburg
Variable Cost
Williamsburg
Senior Business
Expenditure
Senior Household
Notes
Adjusted for criminal
$ 2,456,175
$
1.55
$ 0.00 incidence, household size
$ 361,125
$ 13.75
$ 0.00

Central Purchasing
Circuit Court

$
$

311,900
33,575

$
$

3.46
0.04

$
$

Clerk of Circuit Court

$

522,850

$

6.64

$ 18.79

Commissioner of the Revenue

$

804,550

$

28.91

$ 28.91

Commonwealth Attorney

$

611,675

$

0.36

$ 21.98

Domestic Violence Program

$

24,475

$

0.59

$

Emergency Communications/911

$ 1,807,050

$ 119.34

$ 64.94

Fire and Rescue
Fiscal Accounting

$ 5,756,125
$ 472,925

$ 990.75
$
5.24

$206.86
$ 4.52

General District Court

$

$

$

General Registrar
Health Insurance
Human Resources
Juvenile & Domestic Relations
Court
Library
Magistrate

$ 127,875
$12,167,700
$ 593,325

$
7.14
$ 134.93
$
6.58

$ 0.00
$116.26
$ 5.67

$
2,050
$ 2,063,925
$
775

$
$

0.07
41.05
*

$
$
$

Parks & Recreation Operations
Radio Maintenance

$ 772,850
$ 1,274,100

$
$

16.29
14.13

$ 0.00
$ 12.17

Sheriff: Civil Operations,
Investigations, Law Enforcement

$ 6,125,325

$

64.67

$220.13

Treasurer
Vehicle Maintenance

$ 626,925
$ 2,794,200

$
$

22.53
30.99

$ 22.53
$ 26.70

Victim-Witness Program
Workers Compensation
Total

$ 118,650
$ 176,800
$40,016,550

$
0.08
$
1.96
$1,511.21

$ 0.00
$ 1.69
$755.72

Rounded to the nearest $25
* Less than $0.01

9,625
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0.16

2.98
1.21

0.00

0.35

0.00
0.00
0.03

30.86%/26.59% variable cost
Adjusted for criminal incidence
Excludes costs paid by
Commonwealth; adjusted for
household size, civil cases and
criminal incidence
Excludes costs paid by
Commonwealth.
Excludes costs paid by
Commonwealth; adjusted for
household size, criminal
incidence
Reduced to account for % of 2person elderly households
Excludes intergovernmental
revenue. Adjusted for
increased incidence
Adjusted for increased
incidence (households); 50%
deduction for fixed cost of fire
protection (businesses)
30.86%/26.59% variable cost
No personnel costs; adjusted
for household size, civil cases
and criminal incidence
Excludes costs paid by
Commonwealth; adjusted for
household size.
30.86%/26.59% variable cost
30.86%/26.59% variable cost
No personnel costs. Domestic
cases only.
Adjusted for household size.
Adjusted for criminal incidence
Excludes administration; 50%
reduction for parks; adjusted
for household size
30.86%/26.59% variable cost
Excludes costs paid by
Commonwealth; adjusted for
household size, criminal
incidence, % of civil cases
Excludes costs paid by
Commonwealth
30.86%/26.59% variable cost
Excludes costs paid by state
grant. Adjusted for household
size, criminal incidence
30.86%/26.59% variable cost

PROFFERED CONDITIONS
1915 Pocahontas Trail, Williamsburg, VA

THESE PROFFERS are made this ___ day of _____________, 2020 by and among AMERITAS
LIFE INSURANCE CORP., a Nebraska corporation, and AMERITAS LIFE INSURANCE CORP.
OF NEW YORK, a New York insurance company (collectively, “Ameritas”) (to be indexed as
grantor), MARLYN DEVELOPMENT CORPORATION, a Virginia corporation (“Marlyn”) (to be
indexed as grantor), and the COUNTY OF YORK, VIRGINIA, a political subdivision of the
commonwealth of Virginia (“County”) (to be indexed as grantee).
RECITALS
R-1. Ameritas is the owner of certain real property (the “Property”) located within the territorial
confines of the County being a portion of that property located at 1915 Pocahontas Trail,
Williamsburg, Virginia and listed on the tax map records of York County, Virginia as GPINs G12b4433-3390 and G12b-4695-3050, more particularly described as “PROPOSED NEW LOT 38” on
that certain exhibit plat entitled “EXHIBIT SHOWING PROPOSED SUBDIVISION OF LOT 38
AND LOT 39 OWNED BY AMERITAS LIFE INSURANCE CORP., ETAL”, dated November 18,
2019, prepared by AES Consulting Engineers, attached hereto and made part hereof as Exhibit
A.
R-2.

Marlyn is the contract purchaser of the Property.

R-3. Ameritas and Marlyn have filed an application (the “Application”) requesting that the
zoning of the Property be changed from GB – General Business to PDR – Planned Development
Residential with proffers as described in Section 24.1-361 of the County's zoning ordinance in
effect on the date hereof (the “Zoning Ordinance”) in order to permit the construction of a senior
housing independent living multi-unit community with internal entrances. A conceptual plan of
development (the “Master Plan”) entitled “MASTER PLAN FOR 1915 POCAHONTAS TRAIL”
dated December 2, 2019 and revised January 22, 2020, prepared by AES Consulting Engineers,
has been submitted to the County Planning Division for review by the County in connection with
the Application. The Master Plan is on file with the Office of the County Planning Division.
R-4. The Applicant and the County have carefully evaluated through, among other things,
community impact analysis (copies of which are on file with the Office of the County Planning
Division) the on and off site impacts of the Project and have determined (i) the impacts specifically
attributable to the Project (the “Impacts”), and (ii) the provisions of the Zoning Ordinance are
inadequate for addressing various of the Impacts and necessitate supplementation by these
Proffers.
R-5. In furtherance of the Application, the Applicant desires to voluntarily proffer the conditions
specifically set forth herein, in addition to the regulations provided for by the Zoning Ordinance,
which proffered conditions are determined by the Applicant and, upon acceptance by the Board
of Supervisors in connection with the approval of the Application, the County: (i) to be reasonable,
(ii) to address impacts specifically attributable to the Project, (iii) to directly and materially benefit
the Project, (iv) to have a reasonable relation to the proposed change in zoning, (v) to be in
conformity with County’s adopted comprehensive plan, and (vi) to be in accordance with the
provisions of Section 15.2-2296, et seq. of the Code of Virginia (1950), as amended (the “Virginia
Code”) and the County Zoning Ordinance.
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R-5. The County constitutes a high-growth locality as defined by Section 15.2-2298 of the
Virginia Code.
NOW, THEREFORE, for and in consideration of the approval by the County of the Application
and pursuant to Section 15.2-2296, et seq., of the Virginia Code and the County Zoning
Ordinance, Ameritas and Marlyn (collectively, the “Applicant”) hereby agree that if the Application
is approved and the Board of Supervisors of the County rezones the Property from GB – General
Business to PDR – Planned Development Residential with proffers, then any subsequent
development of the Property shall be in conformance with the following proffers:
PROFFERS:
1.
Plan of Development. The Property shall be developed generally in accordance with the
Master Plan. The Master Plan is a conceptual plan for proposed development on the Property
and provides only for the general location of buildings, proposed streets, parking, public water
access, drainage facilities, landscaping, areas of open space, and buffer areas. Any deviations
from the Master Plan shall be allowed only in accordance with the provisions of the Zoning
Ordinance.
2.
Residential Units. There shall be no more than 150 dwelling units (the “Residential Units”)
constructed on the Property.
3.
Design. The building(s) on the Property shall be constructed generally in accordance with
the architectural elevation entitled “FRONT CONCEPT ELEVATION”, dated December 2, 2019,
and revised January 22, 2020, prepared by Cox, Kliewer & Company, P.C. (the “Elevation”), a
copy of which Elevation is on file in the Office of the County Planning Division. The Elevation
may be modified from time to time provided that such modifications do not alter the basic character
and intent of the Elevation and provided that such amendments are approved by the Director of
Planning for consistency with the terms of this proffer.
4.
Age Restriction.
Occupancy of the Residential Units developed upon the Property
shall be age restricted to either persons fifty-five (55) or sixty-two (62) years of age or older (the
“Qualifying Age”) in accordance with the following parameters:
(a)
It is the intent of the parties that Residential Units shall be occupied by persons of
the Qualifying Age or older and that no Residential Unit shall be occupied by a person under the
age of eighteen (18). In some instances, persons under the Qualifying Age but over the age of
eighteen (18) shall be entitled to occupy Residential Units, subject, at all times, to the laws and
regulations governing Qualifying Age restricted housing as more particularly set forth and
described in subparagraph (b) below.
(b)
Each Residential Unit shall be constructed and operated in compliance with
applicable federal and state laws and regulations regarding housing intended for occupancy by
persons of Qualify Age or older, including but not limited to: the Fair Housing Act, 42 U.S.C.
§3601 et seq. and the exemption therefrom provided by 42 U.S.C. §3607(b)(2)(C) regarding
discrimination based on familial status; the Housing for Older Persons Act of 1995, 46 U.S.C.
§3601 et seq.; the Virginia Fair Housing Law Va. Code §36-96.1 et seq.; any regulations adopted
pursuant to the foregoing; any judicial decisions arising thereunder; any exemptions and/or
qualifications thereunder; and any amendments to the foregoing as now or may hereafter exist.
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5.
Successors and Assigns. These Proffers shall run with the title to the Property and shall
be binding on the parties hereto and their respective successors and assigns; provided, however
once a party ceases to own any portion of the Property, such party shall have no continuing
liability hereunder.
6.
Severability. In the event that any clause, sentence, paragraph, subparagraph, section or
subsection of these Proffers shall be judged by any court of competent jurisdiction to be invalid
or unenforceable for any reason, including a declaration that it is contrary to the Constitution of
the Commonwealth of Virginia or the United States, or if the application thereof to any owner of
any portion of the Property or to any government agency is held invalid, such judgment or holding
shall be confined in its operation to the clause, sentence, paragraph, subparagraph, section,
subsection or provision hereof, or the specific application thereof directly involved in the
controversy in which the judgment or holding shall have been rendered or made, and shall not in
any way affect the validity of any other clause, sentence, paragraph, subparagraph, section,
subsection or provision hereof.
7.
Headings. All paragraph and subparagraph headings of the Proffers herein are for
convenience only and are not part of these Proffers.
8.
Conflicts. In the event that there is any conflict between these Proffers and the Zoning
Ordinance, the conflict shall be resolved by the County's Zoning Administrator subject to the
appeal process to the Board of Zoning Appeals and the Courts as otherwise provided by law.
9.
Void if Application not Approved. In the event that the Application is not approved by the
County or is overturned by subsequent judicial determination, these Proffers and the Master Plan
shall be null and void.
10.
Incorporation of Recitals. The Recitals set forth above shall be included and read as part
of these Proffers and are incorporated herein by reference.

[SIGNATURES LOCATED ON FOLLOWING PAGES]
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[SIGNATURE PAGE TO THE ARBORS AT

PROFFERS]

WITNESS the following signatures, thereunto duly authorized:
OWNER:

AMERITAS LIFE INSURANCE CORP., a Nebraska
Corporation
By: ____________________________________________
Lauren K. Pugliese, Second Vice President

STATE OF ____________
CITY/COUNTY OF ________________, to wit:
The foregoing instrument was acknowledged before me this ____ day of __________, 20__ by
__________________________ as ________________ of Ameritas Life Insurance Corp.
_______________________________________
NOTARY PUBLIC
My commission expires: _______________
Registration No.: _____________________

AMERITAS LIFE INSURANCE CORP. OF NEW YORK, a
New York Insurance Company
By: ____________________________________________
Lauren K. Pugliese, Second Vice President

STATE OF ____________
CITY/COUNTY OF ________________, to wit:
The foregoing instrument was acknowledged before me this ____ day of __________, 20__ by
__________________________ as ________________ of Ameritas Life Insurance Corp. of
New York.
_______________________________________
NOTARY PUBLIC
My commission expires: _______________
Registration No.: _____________________

4

[SIGNATURE PAGE TO THE ARBORS AT

PROFFERS]

APPLICANT:
MARLYN DEVELOPMENT CORPORATION, a Virginia
corporation

By: ____________________________________________
Print Name: _____________________________________
Title: __________________________________________
COMMONWEALTH OF VIRGINIA
CITY/COUNTY OF ________________, to wit:
The foregoing instrument was acknowledged before me this ____ day of __________, 20__ by
__________________________ as ________________ of Marlyn Development Corporation, a
Virginia corporation.
_______________________________________
NOTARY PUBLIC
My commission expires: _______________
Registration No.: _____________________
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R20-3
PLANNING COMMISSION
COUNTY OF YORK
YORKTOWN, VIRGINIA
Resolution
At a regular meeting of the York County Planning Commission held in York Hall,
Yorktown, Virginia, on the ____ day of __________, 2020:
______________________________________________________________________
Present

Vote

Michael S. King, Chair
Glen D. Titus, Vice Chair
Montgoussaint E. Jons
Donald H. Phillips
Robert T. Criner
Robert W. Peterman
Bruce R. Sturk
______________________________________________________________________
On motion of __________, which carried ___, the following resolution was
adopted:
A RESOLUTION TO RECOMMEND APPROVAL OF AN APPLICATION TO REZONE APPROXIMATELY 7.5 ACRES LOCATED AT
1915 POCAHONTAS TRAIL (ROUTE 60) FROM GENERAL BUSINESS TO PLANNED DEVELOPMENT RESIDENTIAL
WHEREAS, Marlyn Development Corporation has submitted Application No.
PD-52-20, which is a request to amend the York County Zoning Map by reclassifying
approximately 7.5 acres of land located at 1915 Pocahontas Trail and further identified
as a portion of Assessor’s Parcel Nos. 15-9-38 and 15-9-39 (GPINs G12b-4433-3390 and
G12b-4695-3050) from General Business (GB) to Planned Development Residential
(PDR) for the purpose of developing an independent living senior housing development
consisting of a maximum of 150 apartment units; and
WHEREAS, said application has been forwarded to the York County Planning
Commission in accordance with applicable procedure; and
WHEREAS, the Planning Commission has conducted a duly advertised public
hearing on this application; and
WHEREAS, the Commission has carefully considered the public comments with
respect to this application;
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NOW, THEREFORE, BE IT RESOLVED by the York County Planning Commission this the ___ day of ________, 2020, that Application No. PD-52-20 be, and it is
hereby, transmitted to the York County Board of Supervisors with a recommendation of
approval to amend the York County Zoning Map by reclassifying approximately 7.5
acres of land located at 1915 Pocahontas Trail and further identified as a portion of Assessor’s Parcel Nos. 15-9-38 and 15-9-39 (GPINs G12b-4433-3390 and G12b-46953050) from General Business (GB) to Planned Development Residential (PDR) for the
purpose of developing an independent living senior housing development consisting of a
maximum of 150 apartment units, subject to the following conditions:
1. General Layout, Design, and Density
a) The development shall be designed and constructed in accordance with the provisions of 24.1-361, Planned Development Residential district and 24.1-411, Standards for Senior Housing (Housing for Older Persons), except as modified herein.
b) A site plan, prepared in accordance with the provisions of Article V of the Zoning
Ordinance, shall be submitted to and approved by the Division of Development
Services prior to the commencement of any land clearing or construction activities
on the site. Except as modified herein, said site plan shall be in substantial conformance with the overall development master plan titled “Master Plan for 1915
Pocahontas Trail,” prepared by AES Consulting Engineers, dated December 2,
2019 and revised February 3, 2020, supplemented by the Project Narrative, Community Impact Assessment, Fiscal Impact Study, Rendered Concept Elevations of
Proposed building (prepared by Cox, Kliewer & Company, P.C. on January 22,
2020), and the “Proffered Conditions, 1915 Pocahontas Trail, Williamsburg, VA”
statement, copies of which shall be kept on file in the office of the York County
Planning Division.
c) The maximum number of residential units shall be 150.
d) Maximum building height shall not exceed a mean elevation of fifty feet (50’),
which is defined as the halfway point between the ridgeline and the edge of the
roof.
e) Architectural design of all buildings shall be in substantial conformance with the
Rendered Concept Elevations of Proposed building submitted by the applicant,
copies of which shall be kept on file in the office of the York County Planning
Division.
f) The perimeter landscape buffer shall be as depicted on the submitted master plan
referenced above, except as modified below:
i) Landscaping of the buffer along Pocahontas Trail and along the western property line between the proposed 7,500-square foot commercial building and the
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PDR zoning shall meet the LCU (landscape credit unit) requirements for a
Type 50 Transitional Buffer.
ii) Landscaping of the buffers along the northern and eastern property lines shall
meet the LCU requirements for a Type 25 Transitional Buffer.
g) The normally required 25-foot building perimeter landscape yards shall be reduced
as depicted on the master plan referenced above.
2. Open Space and Recreation
a) A minimum of 3.4 acres of common open space and 0.86 acre of recreation space
shall be provided as depicted on the overall development master plan and in accordance with the provisions set forth in Section 24.1-361 of the Zoning Ordinance.
b) Core recreational facilities shall consist of, at a minimum, the facilities as described in the application documents, to include, but not be limited to sitting areas,
dog park, grilling area, raised gardens, sidewalks surrounding the building and a
multi-use path along the property frontage or such other facilities as deemed appropriate by the Zoning Administrator. Said facilities shall be available to all residents of the development and their guests.
c) A minimum of 25,000 square feet of interior building space shall be required for
recreation space to include: common areas, community room, hair salon, media
room, game room, and exercise room or such other facilities as deemed appropriate
by the Zoning Administrator.
3. Fire and Life Safety
a) The independent living facility shall have adequate radio coverage for emergency
responders within the building based upon the existing coverage levels of the public safety communication system of York County.
b) Elevators be sized to accommodate an ambulance stretcher in accordance with
VCC 3002.4.
c) Aerial apparatus access roads shall have a minimum width of twenty-six feet (26’),
and shall be located within a minimum of fifteen feet (15’) and a maximum of
thirty feet (30’) from the structure.
d) At least one employee shall be on call twenty-four (24) hours per day, seven (7)
days per week and at least one employee will be a full-time resident at the property
to provide a twenty-four (24) hours per day, seven (7) days per week management
presence at the facility.
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4. Proffered Conditions
The reclassification shall be subject to the conditions listed in the proffer statement
titled “Proffered Conditions, 1915 Pocahontas Trail, Williamsburg, VA” dated February 11, 2020 and signed by Lauren K. Pugliese, Second Vice President of Ameritas
Life Insurance Corp. and Brian L. Staub, Executive Vice President of Marlyn Development Corporation.
BE IT FURTHER RESOLVED that in accordance with Section 24.1-114(e)(1) of
the York County Zoning Ordinance, a certified copy of the ordinance authorizing the
rezoning, together with a duly signed copy of the proffer statement, shall be recorded at
the expense of the applicant in the name of the property owner as grantor in the office of
the Clerk of the Circuit Court prior to application for site plan approval.

