
 
 

 

  
 
 
 
DATE: October 11, 2024 

 
 
TO:         Mayor Sandra Vincent, City of McDonough 
ATTN TO:   Mike Clark, Finance Department, City of McDonough 
FROM:       Mike Alexander, COO, Atlanta Regional Commission  
 
The Atlanta Regional Commission (ARC) has received the following proposal and is initiating a regional review to seek comments 
from potentially impacted jurisdictions and agencies. The ARC requests your comments related to the proposal not addressed by 
the Commission’s regional plans and policies.  

 
Name of Proposal: 2024 City of McDonough CIE Amendment 
  
         

Description: A regional review of the draft 2024 City of McDonough CIE Amendment. 
Submitting Local Government: City of McDonough 
Action Under Consideration: Approval 
Date Opened: October 11, 2024          
Deadline for Comments: November 1, 2024 
 

THE FOLLOWING LOCAL GOVERNMENTS AND AGENCIES ARE RECEIVING NOTICE OF THIS REVIEW: 

 
ATLANTA REGIONAL COMMISSION     GEORGIA DEPARTMENT OF NATURAL RESOURCE GEORGIA DEPARTMENT OF COMMUNITY AFFAIRS          
GEORGIA DEPARTMENT OF TRANSPORTATION  GEORGIA REGIONAL TRANSPORTATION AUTHORITY GEORGIA SOIL AND WATER CONSERVATION COMMISSION  
GEORGIA ENVIRONMENTAL FINANCE AUTHORITY CITY OF HAMPTON HENRY COUNTY  
CITY OF STOCKBRIDGE CITY OF LOCUST GROVE  
 

Review information is attached. 
Please submit comments to dshockey@atlantaregional.org For questions, please contact ARC Plan Review Manager Donald 
Shockey at dshockey@atlantaregional.org or 470-378-1531. If no comments are received by November 1, 2024, ARC will assume 
your agency has no input on the subject plan. The ARC review website is located at https://atlantaregional.org/community-
development/comprehensive-planning/plan-reviews/ 
. 

  

mailto:dshockey@atlantaregional.org
https://atlantaregional.org/community-development/comprehensive-planning/plan-reviews/
https://atlantaregional.org/community-development/comprehensive-planning/plan-reviews/




 
 
 

Impact Fee  
Capital 

Improvements  
Element 

 

 

City of McDonough 
 Impact Fee Program 
Including the following public  

facility categories: 

 

Fire Protection 

Law Enforcement 

Parks and Recreation 

 

DRAFT 

October 3, 2024 
 

 

ROSS+associates 
urban planning & plan implementation 

in association with HatleyPlans LLC   



Capital Improvements Element Table of Contents 
 

 

McDonough Impact Fee Program Page | i 

 

Table of Contents 
Introduction ........................................................................................................ 1 

 Forecasts ................................................................................................................ 1 

 Looking Ahead ....................................................................................................... 2 
Population Outlook .............................................................................................................. 2 
Increased Job Opportunities ................................................................................................ 3 

 Impact Fees Authorized ......................................................................................... 4 

 Eligible Facilities ..................................................................................................... 4 

 Exemption Policy ................................................................................................... 5 

 Editorial Conventions ............................................................................................. 6 

Fire Protection ..................................................................................................... 7 

 Introduction ........................................................................................................... 7 

 Service Area ........................................................................................................... 7 

 Level of Service ...................................................................................................... 7 

 Forecasts for Service Area ...................................................................................... 9 
Future Demand .................................................................................................................... 9 
Future Costs ....................................................................................................................... 11 

Law Enforcement ............................................................................................... 13 

 Introduction ......................................................................................................... 13 

 Service Area ......................................................................................................... 13 

 Level of Service .................................................................................................... 13 

 Forecasts for Service Area .................................................................................... 16 

Parks and Recreation Services ........................................................................... 19 

 Introduction ......................................................................................................... 19 

 Service Area ......................................................................................................... 19 

 Level of Service .................................................................................................... 19 

 Forecasts for Service Area .................................................................................... 23 
Future Demand .................................................................................................................. 23 
Impact Fee Eligibility .......................................................................................................... 24 

Community Work Program ................................................................................ 27 



Capital Improvements Element Table of Contents 
 

 

McDonough Impact Fee Program Page | ii 

 

Appendix A – Future Growth ............................................................................. 30 

 Types of Projections ............................................................................................. 30 

Population Forecasts ......................................................................................... 31 

 Historic Population Growth ................................................................................. 31 

 Population Forecasts ........................................................................................... 32 

 Housing Unit Forecasts ........................................................................................ 39 
Household Projections ....................................................................................................... 39 
Housing Units ..................................................................................................................... 41 

Employment Forecasts ...................................................................................... 42 

Appendix B: Cost Adjustments and Credits ........................................................ 46 

 Cost Adjustments ................................................................................................. 46 
Past Expenditures .............................................................................................................. 46 
Future Project Costs .......................................................................................................... 46 

 Cost Inflators ....................................................................................................... 47 
Engineering News Record’s Cost Indexes .......................................................................... 47 
Construction Cost Inflator ................................................................................................. 47 
Building Cost Inflator ......................................................................................................... 49 
CPI Inflator ......................................................................................................................... 49 
Discount Rate ..................................................................................................................... 51 
Calculating Net Present Value ........................................................................................... 52 

 Property Tax Credits ............................................................................................ 52 
Per-Project Funding Shortfall Credit .................................................................................. 52 
Current Property Tax Base ................................................................................................. 53 
Tax Base Projections .......................................................................................................... 54 

 Application of Tax Credits Against Impact Fees .................................................... 58 

 Funds on Hand ..................................................................................................... 59 

Glossary ............................................................................................................. 60 

 Residential Land Use Definitions .......................................................................... 62 

 Nonresidential Land Use Definitions .................................................................... 65 
 

 



Capital Improvements Element Introduction 
 

 

McDonough Impact Fee Program Page | 1 

 

Introduction 

This report focuses on the public facilities that will be 
needed to meet the service demands of future 
growth and development while maintaining the 
City’s adopted levels of service enjoyed by residents 
and businesses in the city today and in the future. 
The key is that the capital improvement, whether it’s 
land, buildings or long-lived vehicles, must create 
new capacity within the system to keep pace with 
the number of future residents and businesses as the 
city grows. Maintenance and personnel are not eligi-
ble for impact fee funding, nor would replacement 
of deteriorated floor space or a run-down vehicle because, although the replacement is maintaining the 
level of service, no new capacity is created to serve the needs of new growth. 

This report examines several public facility categories: fire protection, law enforcement, and parks & 
recreation facilities. 

 Forecasts 
In order to accurately calculate the demand for future facilities and services in McDonough, new growth 
and development must be quantified in future projections. These projections include forecasts for pop-
ulation, households, housing units, and employment over the next 26 years to 2050. The projections 
provide the baseline conditions from which the current (2024) Level of Service calculations are produced. 
Also, projections are combined to produce what is known as the ‘day-night population’. This is a method 
that combines the resident population and employees to produce an accurate picture of the total num-
ber of people that rely on certain 24-hour services, both as residents and employees. 

The table that follows pre-
sents a summary of the 
forecasts that have been 
identified as the most likely 
for McDonough, based on 
an analysis of past trends. 
The specific methodologies 
and breakdowns are de-
tailed in Appendix A at-
tached to this report.  
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 Looking Ahead 
Forecasts indicate continued growth ahead for McDonough as people continue to move into the city, 
propelled by favorable living conditions and access to jobs and services. Over the next 26 years to 2050, 
it is expected that well over 37,000 people (a 53% increase) will be living in McDonough then that are 
not here today.  

Population Outlook 

The future increase in population is not unprecedented. Looking back, since 2000 the city’s population 
grew from 8,710 to 33,025 today—adding more than 24,300 residents to the city, 2.8 times the 2000 
population. Importantly, the city did not experience a notable ‘slump’ in population that other cities and 
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counties experienced that was brought on by 
the collapse of the housing market and the on-
set of the Great Recession in 2008, although 
population growth certainly slowed during 
2011-2014. 

Over the coming 26 years to 2050, the pace of 
the city’s population growth is projected to vir-
tually mirror the pace of 2000-2024 growth by 
adding another 37,339 people, who will then 
represent 53% of the 2050 total population.  

Increased Job Opportunities 

McDonough has long been an ever-growing 
center for business and employment as the 
county seat, serving the region as well as the 
city’s residents. Today, there are well over 
14,000 people working in ‘value-added’ jobs1 
which equates to more than 1.15 such jobs in 
the city for each housing unit. 

In the years ahead, the jobs per resident will 
grow such that, by 2050 the ratio is projected 
to be almost 1.6 value-added job for every 
housing unit. 

As to the value-added jobs, a net increase of 
27,571 new jobs are projected to be added, vir-
tually a two-thirds increase. Of these, more 
than 63% of the increase is projected to be in four employment categories: Health Care & Social Assis-
tance (5,095 new jobs), followed closely by Accommodation & Food Services (4,519 new jobs) and Ad-
ministrative Services (4,411 new jobs), with Transportation & Warehousing (3,383  new jobs) rounding 
out the four. Compared to today’s total value-added employment of 13,980, new jobs will have added 
27,571 jobs and will comprise 66% of all value-added jobs in the city. 

With all this projected population and employment growth by 2050, McDonough will be called upon to 
increase the capacity of its facilities and infrastructure. This expansion will be necessary to maintain the 
attractive quality of life and business environment enjoyed today by residents and businesses alike. For 

 
1 ‘Value-added jobs’ are those working in businesses that would be subject to impact fees and thus exclude the types of jobs that would not be associated 
with an impact fee (such as farm workers, itinerant construction workers and governmental employees). 
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more information on anticipated growth, detailed growth forecast methodologies are presented in Ap-
pendix A, Future Growth Forecasts. 

 Impact Fees Authorized 
Impact fees are a form of revenue allowed by the State, and strictly defined and regulated through State 
law. Impact fees are authorized in Georgia under Code Section 37-71, the Georgia Development Impact 
Fee Act (DIFA), and are administered by the Georgia Department of Community Affairs (DCA) under 
Chapter 110-12-2, Development Impact Fee Compliance Requirements.  

Under DIFA, the City can collect money from new development based on that development’s propor-
tionate share—the ‘fair share’—of the cost to provide the facilities it needs. Ultimately, and importantly, 
the services provided in the public facility categories for which impact fees are being charged must be 
the same for both the existing community and future growth. 

The provisions of the DIFA are extensive, in order to assure that new development pays no more than its fair 
share of the costs and that impact fees are not used to solve existing service deficiencies. 

 Eligible Facilities 
The following Overview Table shows the public facility categories that are eligible for impact fee funding 
(in whole or in part) under Georgia law and that are considered in this report. 
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Terms used in the Overview Table: 

Eligible Facilities under the State Act are limited to capital items having a life expectancy of at 
least ten years, such as land, buildings and certain vehicles. Impact fees cannot be used for the 
maintenance, supplies, personnel salaries, or other operational costs, or for short-term capital 
items such as computers, furniture or most automobiles. None of these costs are included in the 
impact fee system. 

Service Areas are the geographic areas that the facilities serve, and the areas within which the 
impact fee can be collected. Monies collected in a service area for a particular category may only 
be spent for that purpose, and only for projects that serve that service area. 

Level of Service Standards are critical to determining new development’s fair share of the costs. 
The same standards must be applied to existing development as well as new to assure that each 
is paying only for the facilities that serve it. New development cannot be required to pay for 
facilities at a higher standard than that available to existing residents and businesses, nor to sub-
sidize existing facility deficiencies. 

 Exemption Policy 
Certain office, retail trade, and industrial development projects may provide extraordinary benefit in 
support of the economic advancement of the city's citizens over and above the access to jobs, goods, 
and services that such uses offer in general. To encourage such development projects, the City Council 
may grant a reduction in the impact fee for such a development project upon the determination and 
relative to the extent that the business or project represents extraordinary economic development and 
employment growth of public benefit to Covington.  

In addition, the City Council recognizes that impact fees, in some circumstances, may negatively affect 
the affordability of housing, particularly “workforce” housing.  

If it wishes to encourage development projects of public benefit to Covington, the City Council shall first 
adopt exemption criteria to guide the granting of a reduction in the impact fee for: 

A business development project that represents extraordinary economic development and employment 
growth, and/or 

A residence or housing project that will increase the supply of housing that would be affordable to dis-
advantaged individuals or families. 

In the absence of adopted applicable exemption criteria for either extraordinary economic development 
and employment growth or for affordable housing, no applicable exemption shall be approved. 

It is recognized by the City Council that the Georgia Development Impact Fee Act (under O.C.G.A. 36-74-
4(h)(3)) requires that any amount of money granted as an exemption must be reimbursed by the city 
into the city’s impact fee accounts from revenue sources other than impact fees. 
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 Editorial Conventions 
This report observes the following conventions: 

The capitalized word ‘City’ applies to the government of McDonough, the City Council or any of its de-
partments or officials, as appropriate to the context. An example is “the City has adopted an impact fee 
ordinance”. 

The lower-case word ‘city’ refers to the geographical area of McDonough, as in “the population of the 
city has grown”. 

The same conventions are applied to the words ‘County’ and ‘county’, ‘State’ and ‘state’. 

Single quote marks (‘ and ’) are used to highlight a word or phrase that has a particular meaning or refers 
to a heading in a table. 

Double quote marks (“ and ”) are used to set off a word or phrase that is a direct quote taken from 
another source, such as a passage or requirement copied directly from a law or report. 

Numbers shown on tables are often rounded from the actual calculation of the figures for clarity, but 
the actual calculated number of decimal points is retained within the table for accuracy and further cal-
culations.  
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Fire Protection  

 Introduction 
Fire protection is provided by the City of McDonough Fire Department throughout the entire city. The 
capital value of fire protection is based upon fire stations, administrative office space, and fire apparatus.  

 Service Area 
The Fire Department operates as a coordinated system, with each station backing up the other station 
in the system. The backing up of another station is not a rare event; it is the essence of good fire protec-
tion planning. All stations do not serve the same types of land uses, nor do they all have the same appa-
ratus. It is the strategic placement of personnel and equipment that is the backbone of good fire protec-
tion. Any new station would relieve some of the demand on the other stations. Since the stations would 
continue to operate as ‘backups’ to the other stations, everyone in the city would benefit by the con-
struction of the new station since it would reduce the ‘backup’ times the station nearest to them would 
be less available. For these reasons the entire city is considered a single service area for the provision of 
fire protection because all residents and employees within this area have equal access to the benefits of 
the program. 

 Level of Service 
The level of service for fire protection in McDonough is measured in terms of the number of Fire Depart-
ment vehicles and the number of square feet of fire station/administrative/storage space, per day-night 
population in the service area. Day-night population is used as a measure in that fire protection is a 24-
hour service provided continuously to both residences and businesses in the service area, whether resi-
dents are home or not and businesses are open or not.  

 

Table 1: Current Fire Protection System Buildings  

 

Currently, fire protection is provided by facili-
ties with a combined square footage of 
20,236. Administrative functions also occupy 
space within the City’s fire stations. Table 1 
shows the Department’s current inventory of 
buildings (i.e., ‘system improvements’ having a 
useful life of 10 years or more). 
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In addition to buildings, of course, the department operates through the use of vehicles, such as fire 
trucks (i.e., fire apparatus) and an additional fleet of vehicles that support fire fighting and administrative 
functions such as fire safety education, hazardous materials storage and isolation inspections, and com-
mand personnel at active fire-fighting locations. The current inventory of all vehicles is shown on the 
next table, Table 2. 

 

Table 2: Current Fire Department Vehicles 
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Table 3 presents the calculation of the current Level of Services (LOS) provided by the current fire pro-
tection system improvements in the city. The inventory of each category is divided by the current 
day/night population to obtain the LOS per person enjoyed throughout the city today. 

 

Table 3: Current Level of Service Calculations 

 

These existing service levels and quality of services are adequate to meet the current needs of today’s 
residents and businesses and therefore establish the basis upon which the needs of future growth and 
development are to be met and to maintain the City’s excellent ISO rating.  

 Forecasts for Service Area 

Future Demand  

The applicable Level of Service standards from Table 3 are inserted into Table 4 since the current level 
of service is to be addressed throughout the foreseeable future. These level of service numbers are mul-
tiplied by the forecasted day/night population increase to produce the expected future demand in 2050. 
The ‘day/night population increase’ figures are taken from the forecasts presented in Appendix A.  
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Table 4: Future Demand Calculation 

 

A total increase of 27,771 square feet of new space will be needed to provide full service in the city in 
the future, while maintaining and possibly improving the city’s ISO rating for all its residents and busi-
nesses now and in the future. 

Note that, because only ‘whole’ vehicles can be purchased, only 13 new fire apparatus and 13 support 
vehicles are proposed to be added to the inventory over the coming 21 years. Each of the fire apparatus 
and support vehicles would therefore be 100% eligible for impact fee funding.  

Also note that the new vehicles must increase the fleet to fully serve the future residential and nonresi-
dential growth. Thus, any vehicles being replaced on the front line should be held in reserve so that the 
expansion of the fleet will be realized. If a new vehicle replaces an old vehicle which is retired or other-
wise disposed of, there is no expansion of the fleet, and the cost of the new vehicle could not be funded 
with impact fees. 
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Future Costs 

This Section examines both the total cost of the increased facility floor area and number of fire vehicles 
needed to provide the proposed fire system of the future.  

 

Table 5: Future System Improvement Costs 

 

The facility and fire vehicle system improvements on Table 5 are based on the City’s desire to increase 
fire protection services in a balanced way to appropriately serve all residents and businesses in the city 
in 2050. The proposed system improvements are ‘scheduled’ for construction or acquisition in the des-
ignated years. Construction years in the future may change depending on city growth and funds availa-
ble. 

Proposed square footage is expected to be located in four new stations and construction of a new equip-
ment storage facility (which includes replacement of the space currently occupied in the existing storage 
building shared between the Fire and Police Departments). Fire apparatus proposed for acquisition 
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include pumper, ladder, and brush trucks.  Fire support vehicles include Rescue ATVs and command and 
administrative vehicles. 

The City of McDonough is included in the Henry County Comprehensive Plan, along with other cities in 
the county plus the unincorporated area. Because the Comprehensive Plan extend only to 2040, The 
following table breaks out the City’s fire system impact fee eligible improvements between those that 
amend the Comprehensive Plan CIE and those that extend beyond it. 

 

Table 6: Consistency with Comprehensive Plan: Fire  
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Law Enforcement  

 Introduction 
The McDonough Police Department provides primary law enforcement throughout the city. Through a 
variety of active law enforcement, community outreach and educational programs, the Police Depart-
ment serves the entire population and all businesses within the city.  

 Service Area 
The city is considered a single service area for the provision of primary law enforcement services because 
all residents and employees in the city have equal access to the benefits of the program.  

 Level of Service 
The level of service for Law Enforcement services in McDonough is measured in terms of the number of 
square feet of occupied facility space, the number of emergency power systems that allow law enforce-
ment services to operate at full capacity in the event of a storm or other power disruption, and the 
number of major vehicles per day-night population in the service area. 

These are detailed on Table 7 and Table 8, below. 

 

Table 7: Law Enforcement System Inventory  
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Acquisition of the departments currently active vehicles goes back as far as 2010, clearly establishing 
that it has a history of maintaining vehicles for more than 10 years, which establishes their impact fee 
eligibility. 

 

Table 8: Current Police Department Vehicles 

 

 

Table 9: Level of Service Calculations shows the calculation of the current Level of Service (LOS) standards 
for law enforcement system improvements in the city. The table presents a current inventory of facility 
space, emergency power systems, and vehicles. Day-night population is used as a measure in that the 
Police Department provides its law enforcement services to both residences and businesses in the city 
on a 24-hour basis. 
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The inventory of each category is divided by the current day-night population to obtain the LOS per 
person enjoyed throughout the city today. 

Existing service levels and quality of services are adequate to meet current needs and therefore establish 
the basis upon which the needs of future growth and development are to be met. 

 
Table 9: Level of Service Calculations 
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 Forecasts for Service Area 
For the purposes of impact fee calculations, as noted above the City has determined that a level of ser-
vice, based on the current LOS, would be appropriate to serve the future service area population. 

In Table 10 the facility space, power systems, and vehicle LOS standards from Table 9, are next multiplied 
by the forecasted citywide day-night population increase to produce the expected demand that will be 
placed on the city by future growth and development. 

 

 Table 10: Future Demand Calculation 

 

 

The same principle dis-
cussed in the Fire Protec-
tion chapter applies on Ta-
ble 10 to Law Enforcement 
vehicles: because only 
‘whole’ vehicles can be 
purchased, only 93 new 
vehicles would need to be 
added to the inventory 
(slightly less than the 
93.56 that is mathemati-
cally demanded by new 
growth). Thus, since 93 
new vehicles need to be 
acquired to cover expan-
sion of the fleet to meet 
the needs of future growth 
and development, all of 
the vehicles would be 
100% impact fee eligible.  
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Table 11 provides current cost estimates (in 2024 dollars) of new system improvements that are pro-
posed to address future needs. Estimated improvement costs are based on the following: 

 For new facility space: Cost estimates are provided by the City of McDonough, with the exception 
that prevailing construction costs averaging $313.53 and $330.07 per square foot are used for the 
expansion of Police and Municipal Court space, respectively, in the Law Enforcement Complex.  

 For police vehicles: The cost represents the average cost for all vehicles in the City’s fleet brought up 
to 2024 present value, shown on Table 8.  

 For emergency power systems:  The cost is based on prevailing rates for similar systems that have 
previously been installed by the City.  

 

Table 11: Future System Improvement Costs 
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The City of McDonough is included in the Henry County Comprehensive Plan, along with other cities in 
the county plus the unincorporated area. Because the Comprehensive Plan extend only to 2040, The 
following table breaks out the City’s fire system impact fee eligible improvements between those that 
amend the Comprehensive Plan CIE and those that extend beyond it. 

 

  Table 12: Consistency with Comprehensive Plan: Police 
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Parks and Recreation Services 

 Introduction 
Public recreational opportunities are available in McDonough through a number of parks facilities main-
tained by the City’s Public Works Department. Demand for recreational facilities is almost exclusively 
related to the city's resident population. Businesses make some incidental use of public parks for office 
events, company softball leagues, etc., but the use is minimal compared to that of the families and indi-
viduals who live in the city. Thus, the parks and recreation impact fee is limited to future residential 
growth.  

 Service Area 
The parks and recreation facilities maintained by the City are operated as a citywide system. Facilities 
are provided equally to all residents, and collectively cover a wide range of recreational opportunities, 
from leisure and picnicking, to organized sports events on baseball fields and tennis courts, to walking 
or biking on trails. Thus, the entire city is considered a single service area for parks and recreation ser-
vices provided by the City.  

 Level of Service 
The determination of Level of Service (LOS) standards begins with an inventory of existing City facilities.  

Table 13 shows the current inventory of parks and recreation components controlled by the City. The 
inventory includes 264 acres of parkland and a variety of recreation components used in both passive 
and active recreation areas. 
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Table 13: Current Inventory of Parks and Recreation Components 
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Table 14 provides the current Level of Service in recreation land and facilities per population, converts 
this to the Level of Service per the number of housing units occupied by that population, and then ex-
presses the Level of Service per housing unit (since impact fees are assessed per housing unit when 
building permits are issued, not population). Existing service levels and quality of services are adequate 
to meet current needs and therefore establish the basis upon which the needs of future growth and 
development are to be met. 

The current Level of Service standards are expressed in terms of the number of people each recreation 
component serves. To determine the LOS, the number of people served by each component is calculated 
using the current inventory for the component divided into the current population. Two exceptions are 
pickleball courts and disc golf courses, which the City intends to add to its inventory of recreation facili-
ties in the future.  In these instances, the current LOS is based on the total number of pickleball courts 
and disc golf courses anticipated to serve local needs through 2040, which equates to 1 pickleball court 
per 8,400 residents and 1 disc golf course per 25,200 residents. A third exception is band shells/amphi-
theaters.  The City has determined that 3 of these components in total (1 currently exists) will serve local 
needs through 2050, which equates to 1 band shell/amphitheater per 16,800 residents. 

These LOS ‘per population’ standards are then re-calculated as the number of housing units served by 
each component based on the city’s number of people living in an average household (the average 
household size). Since impact fees are assessed at the time a building permit is issued (and the impact 
fee will be applied only to residential uses), the LOS then must be converted to a ‘per housing unit’ basis. 
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Table 14: Current Level of Service Calculations 
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Table 14 shows how the current level of service for each recreation component is converted to a ‘per 
housing unit’ basis. To do this, the current LOS shown in the middle columns of 1 per a ‘certain number 
of’ housing units for each component is converted to the LOS per housing unit by dividing the number 
into ‘1’, which produces the number of components serving each housing unit’.  

By way of example, the current LOS for playgrounds is 1 playground per 3,669 people. That number—
3,669—is divided by the 2024 average household size to convert ‘people’ into ‘housing units’. The result 
is the converted standard of 1 playground per 1,383.11 housing units. By dividing the component (1) by 
the number of housing units it serves results in the portion of a playground that serves 1 housing unit 
(0.000723). 

 Forecasts for Service Area 

Future Demand  

Table 15 applies the Level of Service calculations from Table 14 to determine the facilities needed to 
meet the demand created by the existing residents of the city as well as the future demand for park 
lands and recreation components that will be generated by new growth and development. 
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Table 15: Existing and Future Demand  

 

Impact Fee Eligibility 

New recreation components are eligible for impact fee funding only to the extent that the improvements 
are needed to specifically serve new growth and development, and only at the level of service applicable 
citywide. Table 16 shows the number of new recreation components that are needed to satisfy both 
current and future needs of the city’s residents, and the extent to which fulfillment of those needs will 
serve future growth demand.  

The table begins with the current inventory of recreation components, and the ‘existing’ demand for 
those components to meet the needs of the current (2024) population based on the current level of 
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service standards (shown on Table 16). The ‘excess or (shortfall)’ column compares the existing demand 
to the current inventory for each recreation component. As noted above, ‘existing demand’ is the same 
as the ‘current inventory’ in all but three cases (pickleball courts, disc golf courses, and band shells/am-
phitheaters). 

 

Table 16: Future Park Facility Impact Fee Eligibility 

 

Since an ‘excess’ exists in two component types, that means that more components (or portions of com-
ponents) exist than are needed to meet the demands of the current population, and those ‘excesses’ 
would create capacity to meet the recreational needs of future growth. This is the case in McDonough. 

The column labeled ‘new growth demand’, shows the total demand for recreation components specifi-
cally to meet future growth needs (from Table 15), and the ‘net total needed’ shows all existing and 
future needs combined. The current ‘excess’ in the disk golf course and band shells/amphitheater com-
ponents is incorporated in meeting new growth’s needs with facilities to bring the current population up 
to the current level of service required to be available to all—both current and future residents. 
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For all components except for trail miles and park acreage, the ‘total needed’ column is rounded up to 
the nearest whole numbers. This is simply because the City cannot build a portion of a facility, it must 
build entire facilities. As a result, the ‘% impact fee eligible’ column may reflect a percentage less than 
100%. 

Because the City of McDonough is included in the Henry County Comprehensive Plan, which extends 
only to 2040, the following table breaks out the City’s eligible parks & recreation improvements between 
those that amend the Comprehensive Plan CIE and those that extend beyond it. 

 

Table 17: Consistency with Comprehensive Plan: Parks & Recreation 
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Community Work Program 
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Appendix A – Future Growth 

In order to accurately calculate the demand for future services for McDonough (and thus the public 
facilities needed to provide those services), new growth and development must be quantified in future 
projections. These projections include forecasts for population, households, housing units, and employ-
ment to the year 2050. These projections provide the base-line conditions from which the current 
(2024)2 or future (2050) Level of Service calculations are produced.  

 Types of Projections 
Accurate projections of population, households, housing units, and employment are important in that: 

• Population data and forecasts are used to establish current and future demand for services where 
the Level of Service (LOS) standards are per capita based. 

• Household data and forecasts are used to forecast future growth in the number of housing units. 

• Housing unit data and forecasts relate to certain service demands that are household based, such 
as parks. The number of households—defined as occupied housing units—is always smaller than 
the total number of housing units, which include vacant units. Over time, however, each housing 
unit is expected to become occupied by a household, even though the unit may become vacant 
during future re-sales or turnovers. 

• Employment forecasts are refined to reflect ‘value-added’ employment figures. This reflects an 
exclusion of jobs considered to be transitory or non-site specific in nature, and thus not requiring 
building permits to operate (i.e., are not assessed impact fees), as well as governmental uses that 
are not subject to impact fees.  

• ‘Value-added’ employment data is combined with population data to produce what is known as the ‘day-
night population.’ These figures represent the total number of persons receiving services, both in their 
homes and in their businesses, to produce an accurate picture of the total number of persons that rely on 
certain 24-hour services, such as fire and police protection.  

• The projections used for the parks & recreation and public safety (fire and police) categories are citywide 
forecasts because these public facility categories are delivered by the City throughout the city. 

Note that, for the road improvements public facility category, vehicle trip data is used as the basis for 
impact fee calculations (presented in Appendix C), although some socioeconomic data from this Appen-
dix are used in those calculations as well. 

  

 
2 All data in this Appendix are technically as of July 1 of each year shown, consistent with data reported by the Census Bureau. 
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Population Forecasts 

 Historic Population Growth 
Every year, the US Census Bureau estimates the population in McDonough between decennial censuses 
(e.g., 2010 and 2020). After a decennial census, the Bureau revises the preceding annual estimates based 
on the actual Census count. Unlike the decennial censuses, which are ‘as of’ April 1, the annual estimates 
are ‘as of’ July 1 of each year. Those annual estimates are shown in Table A-1, adjusted to the 2020 
estimated population (as most recently revised in 2024 by the Census Bureau).  

 

It should be noted that visitors to the city are not counted as part of the population forecasts, since they 
are either not staying in the city as residents or are possibly staying in hotels. On the other hand, their 
visits to the city on a daily basis are captured somewhat in the employment forecasts which address both 
employees, deliveries and customers as part of the calculations. 

Ultimately, residential impact fees are based on the number of housing units in the city. It makes no 
difference in the impact fee calculations whether the unit is occupied by a permanent resident, a family 
that only comes to stay during a particular season, or the use of the unit for visitors staying only a week 
or so (like an Air B&B). The demand for public services, such as fire and police protection, does not vary 
by occupancy characteristics such as rental vs. ownership and full-time versus part-time residency.  
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A close look at the city’s population growth reveals an interesting trend over the past two decades.  

As the following Table A-2 indicates, McDonough posted a percentage increase in population between 
2000 and 2022 overall of more than 71%; however, growth from 2000 to 2010 registered a much higher 
growth increase for just those 10 years (154%) while the more recent 2010-2022 period more clearly 
reflects a slump with growth of only 36%+. This “slump” affected all of the cities in the county, as well as 
the county itself. During this period, McDonnough registered a greater population increse numerically 
greater than any of the other cities, while only Locust Grove increased by a greater percentage (83.78%) 
than McDonough. Clearly the Great Recession, which began in mid-2008, had an impact on the housing 
industry and then the economy in general, affecting the city as well. However, as Table A-1 showed, 
every year, the city continued to grow, although at a somewhat slower pace in the past decade. 

 

 

 

 Population Forecasts 
Two forecast methods were used to project the city’s past population growth forward to 2050, one using 
a ‘linear trend’ (straight line) forecast algorithm and the other a ‘growth trend’ (curved line) forecast 
algorithm. Table A-3 shows the results based on the Census estimates for the city since 2000. The graph 
accompanying the table shows the 2000-2022 Census estimates and the results of the two projections. 

The forecast algorithms ‘fit’ the data points to a smooth straight or curved line. ‘Fitting’ the projections 
to a specific trend also changes the census data points for each year between 2000 and 2022. The pro-
jections, therefore, must be ‘rectified’ to the actual census data for those years to produce the final 
projections.  

The raw numbers of each projection method are shown in the left column for each forecast method 
(linear and growth). The two projections, as rectified to the actual census figures for 2000-2022, are 
shown in the right-hand columns under each forecast method.  



Capital Improvements Element Appendix A – Future Growth 
 

 

McDonough Impact Fee Program Page | 33 
 
 

The graph next to Table A-3 compares the two projections, each of which assume that the past trend 
will be continued into the future. 
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For comparison, a more restricted look at the future growth of the city is shown on Table A-4. As noted 
above, the city’s growth during the most recent decade (actually 2010 to 2022) was notably lower than 
the preceding decade (2000-2010). In fact, the Census Bureaus population estimates for the most recent 
years (2020-2022) indicate a ‘slowing’ in the annual population increases compared to the preceding 
years since 2010. 

Table A-4 shows the resulting population forecast to 2050 assuming that the past decade sets the stage 
for future population growth. The same algorithms described above related to Table A-3 were applied 
to the census estimates beginning in 2010. The results are shown below. 
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Note that the graph accompanying Table A-4 is the same size and covers the same vertical scale (up to 
120,000) so that the two forecast periods can be directly compared. 

While mathematically correct, neither the forecasts on Table A-3 or Table A-4 are convincing. In both 
cases, the growth trend forecasts trace a curve that appears inconsistent with the actual census figures 
of the past, shooting off into the future at a high rate of increase. Conversely, the linear trend forecasts 
trace a level of future growth that appears to be lower than the past annual population figures from the 
Census Bureau would suggest. 

Comparison to County Growth 

Given the clear disparity between the two forecast periods presented above for the city, a comparison 
to projected population growth countywide was conducted. 

Table A-5 shows the population projections for the county (including all cities) using the same method-
ology as was used for McDonnough (shown on Table A-3). That is, using the annual census population 
estimates beginning in 2000 and projecting them into the future using the linear trend and growth trend 
algorithms. 

 

 

 

 



Capital Improvements Element Appendix A – Future Growth 
 

 

McDonough Impact Fee Program Page | 36 
 
 

 



Capital Improvements Element Appendix A – Future Growth 
 

 

McDonough Impact Fee Program Page | 37 
 
 

 

As the next step, the forecasts calculated for Table A-5 have been compared to countywide forecasts 
prepared by other entities. These include Woods & Poole Economics (a highly regarded national consult-
ing firm), the Governor’s Office of Planning & Budget (Georgia’s official source for State projects), and 
the Atlanta Regional Commission’s latest forecasts. These forecasts are shown on Table A-6. 

 

As can be seen on Table A-6, only Woods & Poole reported a 2050 population for the county that ex-
ceeded the census-based forecast from Table A-5 relative to the linear trend forecast.  
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Table A-7 compares the countywide linear trend forecast from Table A-5 to the forecast published by 
Woods & Poole (shown on Table A-6). By dividing the Woods & Poole linear trend figures by the fore-
casted county figures, the variance is expressed as a percentage of the Woods & Poole numbers over 
the countywide forecasts for each year. This percentage each year is multiplied times the linear trend 
figures for the city (from Table A-3) for each year in order to adjust the city’s linear trend figures accord-
ingly. The same percentages are also applied to the city’s growth trend forecast. 
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A closer examination of the line describing the 2000-2022 Census estimates suggests that the city’s pop-
ulation growth has proceeded more along a slightly increasing curved line (the growth trend) than a 
static linear rate of expansion. It is therefore determined that the ‘growth trend’ algorithm more realis-
tically describes future population growth as a continuation of the trend established by the past Census 
population estimates. In other words, instead of a static rate of future growth heavily influenced by the 
aftermath of the Great Recession, increasing growth is anticipated (though not at the same rate of the 
2000’s before the housing market was hard hit and inflation soared around 2010-2012). 

 Housing Unit Forecasts 
Projecting new growth and development in terms of housing units is important because residential im-
pact fees are assessed when building permits are issued for new units. Thus, the housing unit is used as 
the basis for assessing impact fees rather than the number of residents that may occupy the housing 
unit. Since the number of people residing in a particular housing unit will most likely vary ― both at the 
time of initial occupancy and in the years ahead as resident’s lifestyles and family characteristics change, 
families grow, children grow up, occupants age, or the unit becomes occupied by a different household 
as the previous occupants move out― using average occupancies based on the size of the unit as the 
basis will vary widely as the years go by. In addition, for instance, many services by the Fire Department 
are not related to the size of one’s house—kitchen fires occur in all sizes of houses with the same fre-
quency, as well as medical emergencies. Basing impact fees on the number of residents living in a dwell-
ing would result in a constant reassessment of the impact fees due because the demand for services 
would vary as the number of residents in the unit varies. Instead, using an average fee per housing unit 
based on average household sizes results in ‘averaging’ the demand for services which would otherwise 
vary as the population in the unit changes over the coming 20 years. 

The future increase in the number of housing units in the city is based on the population forecasts for 
the growth trend algorithm presented in the previous section. The table on the next page shows how 
the housing projections were calculated. The approach is to determine the number of households each 
year (which equates to the number of occupied housing units) and then to expand that to the total num-
ber of housing units by adding in vacant units. As noted above regarding the population forecasts, the 
housing unit forms the basis for many of the impact fee calculations. The type of occupancy is not rele-
vant, whether the housing unit is one’s personal home, used by the owner seasonally, or available as a 
vacation rental or Air B&B, the demand for such City services as public safety remain essentially the 
same. 

Household Projections 

First, future population numbers for the growth trend projection from Table A-7 are converted into the 
number of households expected in future years. The results are shown on Table A-8, on the next page. 
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The left-hand section 
of the table shows 
the Woods & Poole3 

forecasts for popula-
tion, group quarters 
and households for 
the entire county. 
These figures are 
used only to allow a 
calculation of the av-
erage number of 
people per house-
hold countywide, 
and to reveal how 
W&P projects those 
averages to change 
in the future. Given 
the tightly knit socio-
metric model that 
W&P uses, the rela-
tionship between 
population and 
households relative 
to average ratios be-
tween them is con-
sidered viable as 
guides to such ratios 
for McDonough. 

Table A-8 shows the 
average population 
per household, 
countywide, based 
on the population 

 

3 Woods & Poole Economics is a nationally recognized source of annual economic and demographic pro-
jections for the country as a whole, individual states, regions and counties. See Appendix B for a descrip-
tion of their model categories and projection techniques. 
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living in households and the total number of households projected by Woods & Poole.  

Setting the 2020 countywide average population per household at 100%, the percentage of the average 
population per household in each subsequent year is calculated as a percentage of the 2020 figure. In 
2021, for instance, the average is 99.6108% of the figure in 2020, while by 2050, the average is 98.4434% 
of the 2020 figure. 

The assumption is that the average household population-per-household sizes in McDonough will ‘track’ 
proportionally the trend projected by Woods & Poole countywide. For 2020, Woods & Poole figures 
show the average population per household in Henry County to be a little more than 2.57 (based on 
dividing the household population by the number of households). These Woods & Poole population fig-
ures (‘household population’, which is the total population less group quarters population) and house-
hold figures for each subsequent year also produce the average annual population per household out to 
2050. These countywide annual average population per household figures are then shown as percent-
ages of the 2020 average figure to show the extent to which these ratios vary over time. 

For McDonough, the figures under ‘total population’ are taken from Table A-7 for the growth algorithm, 
beginning with the annual census estimates for 2020-2022. In 2020, the population in group quarters 
was calculated to be 1.7968% of the total population, leaving 28,810 of the population living in house-
holds. Applying the same percentage in group quarters resulted in both the increase in group quarters 
population and the number of people living in households.  

In order to relate the future changes in household composition in the city to the county as a whole, the 
average population in each household each year is calculated by multiplying the countywide percent 
shown in the ‘percent of 2020’ column, times the city’s average population per household reported by 
the Census Bureau in 2020. Dividing the city’s population in households by the average population per 
household for each year produced the number of households projected for each year. 

Housing Units 

Finally, the number of housing units (i.e., the number of households plus vacant units) is calculated. 

The 2020 Census reported a total of 11,083 housing units in the city, of which 10,531 were occupied and 
552 were vacant. Thus, the vacancy rate indicated by the Census figures was around 5%. In order to 
convert the number of households into the number of housing units, however, each household total 
must be multiplied by 1.155049 (which is derived by dividing 11,083 housing units in 2020 by 10,531 
households). In other words, dividing the number of housing units in 2020 by the number of households 
(i.e., occupied housing units) resulted in a ratio of 1.052417 total units to total households. 

Lastly, the number of housing units forecast to be located in the city each year is produced by multiplying 
the number of households times the ratio of total units to households as reported in the 2020 Census 
(1.052417). In essence this retains a common vacancy rate year to year even though some years will 
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have more vacant units than others. Over the coming years to 2050, however, use of the annual average 
is sound. 

Over the forecast period, a net total of 13,606 new housing units are projected to be added to the city, 
more than doubling today’s housing stock by producing almost 53% of the total housing stock in 2045. 

It is worth noting that more than the 13,606 units will most likely be constructed. However, replacing a 
housing unit with a new housing unit is not impact fee eligible because there is no net increase in the 
demand for public services. Thus, the net total increase will produce increased demands for public ser-
vices and will therefore be eligible for impact fee assessments. 

 

Employment Forecasts 

For the employment projections, we looked first to the forecasts prepared by Woods & Poole Economics 
for Henry County.  

Woods & Poole Economics has proven to be a valuable resource for employment data at the county 
level, both in terms of the wide range of types of jobs and its long-range annual projections. Importantly, 
while the Census Bureau counts the number of employed people, Woods & Poole counts jobs, which 
captures people holding two or more jobs, self-employed sole proprietors and part-time workers, as well 
as available but vacant jobs. This gives a more complete picture than Census figures as to the employ-
ment vitality and economic base of a community. 

Lacking other definitive data regarding jobs in McDonough, the ‘employment share’ approach is used. 
This relates population growth in the city to population growth countywide (as forecast by Woods & 
Poole), with the assumption that the city’s employment growth will occur apace with the county as a 
whole.  

For every year from 2024 to 2050, the city’s population forecast (from Table A-7 for the Growth Trend) 
is calculated as a percentage of the county’s population as a whole (per Woods & Poole as shown on 
Table A-6). Over time, the city’s population is projected to grow somewhat faster than that of the county 
as a whole, from 12.46% in 2024 to 15.64% by 2050. The percentage each year is calculated, including 
the key years of 2024, 2025, 2030, 2035, 2040, 2045, and 2050. 

These percentages are applied to the Woods & Poole countywide projections for each employment cat-
egory. The results are shown on Table A-9. 

It is recognized that this approach results in employment estimates for specific types of employment 
that may vary within the context of the city itself. It maintains the pace of growth in jobs consistent with 
countywide growth though the city may attract certain jobs to a greater or lesser extent than the county 
as a whole. At the impact fee level, however, it is less important that any two employment categories – 
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retail trade versus real estate for instance – be in lock step with one another than that the total of all 
jobs by broad category (value-added jobs, for instance) be realistic. 

For the purposes of assessing impact fees, the value-added employment categories are the only types 
of jobs that would create demands on public facilities and thus be assessed impact fees. 

 

As can be seen on the table, notable changes are forecast for the non-building types of employment 
between 2024 and 2050. Construction jobs comprise the vast majority of all ‘non-building’ types of jobs 
(over 96%) and will drop the smallest percentage by 2050 compared to the other non-building types. 

Government jobs are expected to increase by only 5% overall, with gains at the state and local level 
tempered by a reduction in federal civilian jobs. 
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The greatest employment growth by 2050 is projected in the ‘value-added’ grouping—an increase of an 
additional 25.5% over the total number of such jobs today. The jobs in this category are grouped under 
two sub-categories: ‘industrial’ types of companies (most notably including manufacturing and transpor-
tation & warehousing in terms of total employment), and ‘commercial and services’ types of companies. 

Overall, jobs in the ‘value-added’ category will gain in prominence countywide and are projected to in-
crease from 84.6% of all jobs in the county today to 87.7% of all jobs by 2050. Those ‘value added’ em-
ployment categories are projected to add almost 55,000 net new jobs to the county’s employment base. 

Of the additional 45,262 jobs generated by 2045, two-thirds of all new jobs are projected to be created 
in only four business categories: Administrative Services (20% of total value-added jobs), followed closely 
by Accommodation & Food Services (18%), Transportation & Warehousing (16%), and finally Health Care 
and Social Assistance (12%).  

Overall, the jobs in these four categories in 2045 will represent 25.6% of all value-added jobs in 2045 
and an increase of 34.3% over 2022. 

 

Various individual employment categories are grouped together in Table A-10 to better understand 
broad types of employment in the city and to facilitate identification of those types of businesses that 
would come under an impact fee program.  

• The first grouping is referred to as ‘not-building’ related jobs. These types of jobs are those that 
do not normally require issuance of a building permit, and thus would not be assessed an impact 
fee. Such jobs include any employment that is considered to be transitory in nature, such as those 
working on construction sites, or are strictly land-based such as farming and other agricultural 
workers.  

• The table also shows the number of workers employed by governmental entities (county, state 
and federal) based on the countywide estimates by Woods & Poole for each year. Governments 
are exempt from impact fees, whether a building is to be constructed or not. 

• The last grouping on the table shows what is called ‘value-added’ employment. This category 
encompasses private sector jobs, including nonprofits and institutions. Businesses employing 
these ‘private sector’ workers are the ones that would be most likely to be assessed an impact 
fee. 
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Note that, for the road improvements public facility category, vehicle trip data is used as the basis for 
impact fee calculations (presented in Appendix C), although some socioeconomic data from this Appen-
dix are used in those calculations as well. 
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Appendix B: Cost Adjustments and Credits 

 Cost Adjustments 
Calculations related to impact fees are made in terms of the ‘present value’ of past and future amounts 
of money, including project cost expenditures and credits for future revenue. 

The Georgia Development Impact Fee Act defines ‘present value’ as “the current value of past, present, 
or future payments, contributions or dedications of goods, services, materials, construction, or money”. 
This section describes the methodologies used to make appropriate adjustments to project cost figures, 
both past and future, to convert these costs into current dollars when such an adjustment is appropriate. 

Calculations for present value (PV) differ when considering past expenditures versus future costs. In both 
cases, however, the concept is the same—the ‘actual’ expenditure made or to be made is adjusted to 
the current year using appropriate rates (an inflation rate for past expenditures and a deflator for future 
costs). In essence, the present value is considered in light of the value of money as it changes over time 
as the result of inflation. 

Past Expenditures 

Past expenditures are considered in impact fee calculations only for projects that created excess capacity 
for new development and are being recouped. An expenditure that was made in the past is converted 
to PV using the inflation rate of money—in this case the Consumer Price Index (CPI). Although this ap-
proach ignores the value of technological innovation (i.e., better computers are available today for the 
same or lower historic prices) and evolving land prices (often accelerated beyond inflation by market 
pressures), the approach best captures the value of the money actually spent. For instance, it is not 
important that you can buy a better computer today for the same price that was paid 5 years ago; what 
is important is the money was spent 5 years ago and what that money would be worth today had it been 
saved instead of spent. 

Future Project Costs 

In order to determine the present value of a project expenditure that will be made in the future, the Net 
Present Value (NPV) of the expenditure is determined. To calculate the NPV of any project cost, two 
figures are needed—the future cost of the project anticipated in the year the expenditure will be made, 
and the Net Discount Rate. Given the current cost of a project, that cost is first inflated into the future 
to the target expenditure year to establish the estimated future cost. The future cost is then deflated to 
the present using the Net Discount Rate, which establishes the NPV for the project in current dollars. 
These two formulas are: 

Future Cost = Current Cost x (1 + Inflation Rate) Year of Expenditure – Current Year 

Net Present Value = Future Cost x (1 + Net Discount Rate) Current Year - Year of Expenditure  
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In this section, two important adjustments are discussed that are required to convert current costs into 
future cost figures, and then back into current dollars. First, an appropriate cost inflator is identified. This 
adjustment factor is important in determining the future cost of a project, based on current cost esti-
mates. The cost inflator may be based on anticipated inflation in construction or building costs, or on 
anticipated inflation in the value of money (for capital projects that do not include a construction com-
ponent). In essence, costs increase over time. By identifying the appropriate inflation rate that is related 
to the type of project (building construction, project construction or non-construction), current 2024 
estimates can be used to predict future costs in the year they are expected to occur. 

The second cost adjustment is a deflator—the Net Discount Rate. In essence, the Net Discount Rate is 
the interest rate that accrues to monies being held in escrow. That is, as impact fees are collected and 
‘saved up’ over the years for future expenditure, they increase at the rate that the account is accruing 
interest. Having determined the inflated cost of a project at some future date, the cost in today’s dollars 
can be reduced to the extent that interest will increase the funds on hand. In essence, the calculation 
determines how much money needs to be added to the account so that, with interest, it will grow to the 
amount needed for that future expenditure at that time. This is the Net Present Value of that future 
expenditure. 

 Cost Inflators 
Three different cost inflators are used in the impact fee calculations, based on the type of project being 
considered. For infrastructure projects, such as roads or ball fields, a ‘construction cost inflator’ is used. 
For projects that require construction of a structure (such as a fire station), a ‘building cost inflator’ is 
used as the appropriate inflation rate. For all non-construction types of projects (such as a fire truck or 
park land), an inflation rate is used that is based on the Consumer Price Index. These different types of 
inflators are discussed below. 

Engineering News Record’s Cost Indexes 

ENR publishes both a Construction Cost Index (CCI) and a Building Cost Index (BCI) that are widely used 
in the construction industry. The indexes are based on annual cost increases of various construction 
materials and applicable labor rates and calibrated regionally. For calculation of the CCI and the BCI, 
costs in 1913 are set at 100.  

Construction Cost Inflator 

Table B-1 uses the example of a calculation of the annual average rate of increase reflected in construc-
tion costs. For this analysis, the 2013-2023 ten-year period is used as a base time period for an estimate 
of future construction cost increases due to inflation in labor and materials costs. 
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Table B-1 shows a construction project that cost $100,000 in 2013, and how much the same project 
would cost in each subsequent year using the Construction Cost Index published by Engineering News 
Record for the Atlanta area. Setting the 2013 Construction Cost Index (CCI) at ‘1.0’, the increase in the 
CCI as a multiple of 2013 is also shown on the table. The equivalent cost of the same project in each 
subsequent year is calculated by multiplying the CCI multiplier times $100,000. When the total for all 
such projects is summed for the 2013-2023 period, the equivalent average annual rate of increase is 
calculated as the percentage that would produce the same total. This percentage is used in the text of 
this report as the applicable inflator for construction projects that will begin in future years. 
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Building Cost Inflator 

The inflator for future construction costs for buildings is based on ENR’s Building Cost Index for each year 
from 2013 through 2023 and is calculated in the same manner as described above for the Construction 
Cost Inflator. Table B-2 shows the results. 

 

 

CPI Inflator 

For projects that do not involve construction, only the future value of money needs to be considered 
(without regard to inflation in labor or materials costs). For this calculation, the Consumer Price Index 
(CPI) is used, assuming past experience will continue into the foreseeable future. The following table 
shows the CPI figures for every year since 1982, with the 1982-84 index being 100. By 2023 the CPI had 
risen considerably over the 1982 CPI. The first column under the ‘CPI’ heading on the table shows the 
average annual CPI figures. Using 2023 as the base (2023=1.0), the second column under ‘CPI’ on the 
table shows the multipliers that would convert an amount of money spent in each year into current 
present value dollars.  



Capital Improvements Element Appendix B: Cost Adjustments and Credits 
 

 

McDonough Impact Fee Program Page | 50 
 
 

Using an annual ex-
penditure of $10,000 
as an example, the 
multipliers on the 
CPI table yield the 
figures shown on the 
table under the ‘pre-
sent value’ heading. 
Cumulatively, the 
$420,000 spent over 
the 1982-2023 pe-
riod would have a to-
tal present value of 
$762,835.36 in to-
day’s dollars.  

Considering the pre-
sent value figures for 
the $10,000 annual 
expenditures, an av-
erage annual infla-
tion rate of 2.75% 
yields the same total 
amount over the 
1982-2023 period. 

The 41-year average 
of annual CPI change 
(the period of 1982-
2023) shown on the 
CPI table would be 
useful in estimating 
the present value 
(PV) of past expendi-
tures but would not 
be the best indicator 
of future change be-
cause of the long 
timeframe covered.  



Capital Improvements Element Appendix B: Cost Adjustments and Credits 
 

 

McDonough Impact Fee Program Page | 51 
 
 

Looking only at the change in CPI for the 10 years from 2014 to 2023, an average annual inflation rate of 
a little more than 3.77% best captures the change over that period. This higher inflation rate (compared 
to the 1982-2023 period) is assumed to be experienced ‘on average’ in future years and is used for in-
flator calculations for future non-construction expenditures. This is well above recent pronouncements 
by the FED that an annual inflation rate of 2% would be considered normal and desirable for the national 
economy. (It is noted that this may be a target but has yet to be achieved and many economists do not 
believe it can be achieved as long as employment continues to exceed all expectations.) 

Discount Rate 

As discussed at the beginning of this Appendix, the Net Discount Rate is applied in net present value 
calculations to account for interest that may accrue to monies 
being held in escrow for future expenditure. That is, as impact 
fees are collected and ‘saved up’ over the years for future ex-
penditure, they increase at the rate that the account is accru-
ing interest. Having determined the inflated cost of a project 
at some future date, the cost in today’s dollars can be reduced 
to the extent that interest will increase the funds on hand. 

The State Impact Fee Law requires that impact fee collections 
on hand be deposited into an interest-bearing account. That 
may be at a local bank (which may charge fees to maintain such 
an account or ‘discount’ the returns accordingly). 

Table B-4 uses the Georgia 1 Fund (maintained by the State) as 
an example of calculating an appropriate discount rate. The ta-
ble shows the actual interest rate returned each month over 
the past two full years. (Banks normally pay a set rate over 
time while the Georgia 1 account calculates its rate on a 
monthly basis, reflecting the return on its own investments.) 

Clearly returns proceeded from bad to much better month to 
month, with 2023 far outpacing 2022. Considering the recent 
run of inflation and future ups-and-downs, the 2-year average 
is used in this report for net present value calculations, which 
balances the return against the growth in funds on hand. 

The effective discount rate used for fee calculations is one-half 
of the overall rate. This recognizes that impact fee funds will 
be saved each year, slowly growing to the amount needed by 
the year of expenditure. This ‘compounds’ the interest gained 
each year on the cumulative total in the account. 
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Calculating Net Present Value 

Determining the NPV of future project expenditures depends on the type of ‘project’ being funded. 

For a building construction project (such as a fire station), the current cost estimate for the project is 
inflated into the future using the average Building Cost Inflator (from Table B-2) applied to the number 
of years until the year planned for its construction. This future cost is then deflated back to the present 
using the Net Discount Rate (shown above) since this reflects the present value of a future amount of 
money. 

For other construction projects (such as recreation facilities), the current cost estimate for the project is 
inflated into the future using the average Construction Cost Inflator (from Table B-1) applied to the num-
ber of years until the year planned for its construction. Like building construction projects, this future 
cost is then deflated back to the present using the Net Discount Rate. 

For non-construction capital projects (such as fire truck purchases or land acquisition), the 10-year aver-
age CPI inflator (from Table B-3) is used to estimate the project expenditure in future dollars while the 
Net Discount Rate is applied to deflate that future cost to present value. 

 Property Tax Credits 
An important restriction on an impact fee program is that new growth and development cannot be 
charged more in impact fees than their ‘fair share’ of the cost of funding the public facilities needed to 
serve just that new growth. The calculation of that ‘fair share’ is intrinsic to the impact fee calculations 
carried out in the chapters addressing each public facility category in this report. There is a situation, 
however, that could arise in which new development will be paying property taxes for the same projects 
for which impact fees are being assessed. This situation relates to the portion of impact fee projects that 
are not eligible for impact fee funding (such as a project that is only 90% impact fee eligible leaves 10% 
to be funded by existing development). If fees are set at the 100% eligibility level, of course, there are 
no tax credits because there are no portions of the project that must be funded from alternate sources. 

Per-Project Funding Shortfall Credit 

As noted, some capital projects in the impact fee program may have portions that are not 100% impact 
fee eligible. More likely in McDonnough, the fees could potentially be set at less than 100% of the 
amount that is impact fee eligible. These are situations in which a project serves both a future (impact 
fee eligible) need and a need to provide service to the current residents and businesses at the same level 
of service as new growth, or alternately, the fees are reduced by some percentage, across the board 
leaving the unfunded portion to receive additional tax funding. In the first instance, funding for the non-
eligible portions are the responsibility of the current residents and businesses, not new growth. In the 
other instance, the portion that was impact fee eligible but excluded from the reduced adopted fee must 
be calculated as a credit for new development for the taxes that new development will pay for the oth-
erwise impact fee-eligible project costs not included in the impact fees being assessed. 
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To the extent that new growth would be contributing property taxes for non-eligible portions of impact 
fee projects (for which they are not financially responsible), a credit must be applied reflecting these tax 
collections in order to avoid new growth paying more than their ‘fair share’ of total costs. In the second 
instance, the tax generated for costs that are actually impact fee eligible must also be considered as a 
credit. In this latter case, new developments total fee would consist of the actual payment assessed at 
the time of building permit issuance plus the amount that new growth’s taxes would generate payment 
for the excluded but eligible portion of the total fee calculated in this Methodology Report. 

For individual projects that are only partially eligible for impact fee funding as well as the portion that 
was eligible but not included in the impact fee payment, it is assumed for calculation purposes that the 
non-eligible and/or the eligible-but-excluded portions will be covered by General Fund revenue.  

To the extent that credits are due, they are subtracted from the impact fee project costs as part of the 
calculation of maximum impact fees allowed within each of the public facility chapters to which they 
apply.  

The following sections explain how these credits are calculated.  

Current Property Tax Base 

Table B-5 summarizes the most recent property tax base for McDonough as reported by the Henry 
County Tax Assessors Office for the city. All properties in the city are assessed at the rate of 40% of their 
actual value. The abbreviation ‘M&O’ means Maintenance and Operations, which is the historical term 
for the General Fund tax levy or millage rate. 

This table and the projections that follow, form the basis leading up to the ‘% New Growth’ columns on 
subsequent tables. It is the percentages in the ‘% New Growth’ columns that are applied as a credit 
against any portion of an impact fee project that is not impact fee eligible or for otherwise impact fee-
eligible costs that will not be recovered from the actual impact fees charged. 
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Tax Base Projections 

In the following table, the total value added to the tax base by new growth and development throughout 
the city is calculated. The value added is expressed in assessed value terms; this is 40% of the market or 
appraised value. Millage rates are applied to assessed value, rather than appraised. 

New single-family houses constructed in the city in 2023 and 2024 were actually sold at an overall aver-
age sales price of $453,083. Actual prices ranged from a low of $271,000 to a high of $725,000. Fourteen 
townhouses were also sold, at an average sales price of $313,578. All together, these 89 dwelling units 
sold for an average $431,139, which would be an average assessed value (at 40%) of $172,455.60.  When 
the average homeowner’s exemptions are considered, these units added an average of $158,004 to the 
city’s tax base. 

Citywide nonresidential value added is calculated as the assessed value of all commercial, industrial and 
utility property in the city divided by the number of ‘value-added’ jobs in the city in 2023, resulting in a 
figure of $59,196 in assessed value per employee in 2023.  
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Using these average tax base contribution figures, Table B-6 calculates the contributions that new 
growth will generate each year out to 2050.4  

 

 

4 Note that the assessed value figure and the value per employee on Table B-6 are not inflated into the 
future because, whether inflated or not, the percentages (the ratios between the tax base increases and 
the projected growth figures shown on subsequent tables below) would be the same). 
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The annual tax contributions added from new growth on Table B-6 are then transferred to the following 
Table B-7 under the columns ‘all development’ and ‘residential only’. These annual figures are accumu-
lated under the relevant columns shown for the total tax base that is generated from all new value-
added development and for residential development only. For the parks & recreation public facility cat-
egory, impact fees will only be assessed against residential growth. For police and fire facilities, the tax 
contributions from all new growth in the city would apply, since all land use types of new development 
are assessed for those improvements.  
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By dividing the total property tax bases each year by the cumulative amounts, the percentage of the 
total tax base amounts generated by new growth and development is calculated for each year.  

These ‘% new growth’ figures, shown on Table B-8, are used to determine the extent to which the 
ineligible portion of an impact fee project paid from the General Fund would represent a contribution 
from new growth for which it is not responsible (since the impact fees that new growth generated 
covered its funding responsibility). In addition, if the City adopts the new impact fees at a level less 
than the maximum allowed, these percentages would also apply to taxes paid by new growth and 
development to cover the impact fee eligible costs that will not be recovered from the impact fees 
that are actually assessed. 
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 Application of Tax Credits Against Impact Fees 
As discussed in this Appendix, as the city grows, new development will add to the property tax base 
every year and will thus represent an ever-increasing proportion of the total taxable values. 

Table B-9 summarizes the percentage increase in taxable value created each year from residential de-
velopment (new housing units) and from all new residential and value-added nonresidential develop-
ment together (the ‘day-night population’). The figures were calculated on Table B-8 and shown on Table 
B-9 for simplicity. 
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 Funds on Hand 
The City has impact fee monies from previous collections in its various impact fee accounts. To the extent 
that the funds have not been earmarked for previous impact fee projects, the amounts will be applied 
to new impact fee costs as a credit. The most recently reported fund balances are shown on Table B-10 
per the Annual CIE Update Report of March 6, 2024. 
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Glossary 
The following terms used in this Report are based on those in the Georgia Development Impact Fee Act. 
Additional definitions of residential and nonresidential uses follow, based on the Trip Generation Man-
ual, Institute of Transportation Engineers, 11th Edition (ITE).5 

Capital improvement: an improvement with a useful life of ten years or more, by new construction or 
other action, which increases the service capacity of a public facility.  

Capital improvements element: a component of a comprehensive plan adopted pursuant to Chapter 70 
of the Development Impact Fee Act which sets out projected needs for system improvements during a 
planning horizon established in the comprehensive plan, a schedule of capital improvements that will 
meet the anticipated need for system improvements, and a description of anticipated funding sources 
for each required improvement.  

Development: any construction or expansion of a building, structure, or use, any change in use of a 
building or structure, or any change in the use of land, any of which creates additional demand and need 
for public facilities.  

Development impact fee: a payment of money imposed upon development as a condition of develop-
ment approval to pay for a proportionate share of the cost of system improvements needed to serve 
new growth and development.  

Eligible facilities: capital improvements in the following categories (McDonough in bold): 

(A) Water supply production, treatment, and distribution facilities;  

(B) Waste-water collection, treatment, and disposal facilities;  

(C) Roads, streets, and bridges, including rights of way, traffic signals, landscaping, and any local compo-
nents of state or federal highways;  

(D) Storm-water collection, retention, detention, treatment, and disposal facilities, flood control facilities, 
and bank and shore protection and enhancement improvements;  

(E) Parks, open space, and recreation areas and related facilities;  

(F) Public safety facilities, including police, fire, emergency medical, and rescue facilities; and  

(G) Libraries and related facilities.  

Impact Cost: the proportionate share of capital improvements costs to provide service to new growth, 
less any applicable credits. 

 
5 Where uncertainty exists or interpretation is needed, reference to the definitions in the City’s Zoning Ordinance, or a source document such as the 
North American Industrial Classification System (from the U.S. Office of Management and Budget available on the U.S. Census Bureau website), or a 
comprehensive dictionary (such as the New Oxford American Dictionary or Webster’s American Dictionary of the English Language) may be helpful as an 
objective means of distinguishing among the types of land uses set out in the schedules. 
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Impact Fee: the impact cost plus surcharges for program administration and recoupment of the cost to 
prepare the Capital Improvements Element. 

Level of service: a measure of the relationship between service capacity and service demand for public 
facilities in terms of demand to capacity ratios or the comfort and convenience of use or service of public 
facilities or both. 

Project improvements: site improvements and facilities that are planned and designed to provide ser-
vice for a particular development project and that are necessary for the use and convenience of the 
occupants or users of the project and are not system improvements. The character of the improvement 
shall control a determination of whether an improvement is a project improvement or system improve-
ment and the physical location of the improvement on site or off site shall not be considered determi-
native of whether an improvement is a project improvement or a system improvement. If an improve-
ment or facility provides or will provide more than incidental service or facilities capacity to persons 
other than users or occupants of a particular project, the improvement or facility is a system improve-
ment and shall not be considered a project improvement. No improvement or facility included in a plan 
for public facilities approved by the governing body of the municipality or county shall be considered a 
project improvement.  

Proportionate share: means that portion of the cost of system improvements which is reasonably re-
lated to the service demands and needs of the project.  

Rational Nexus: the clear and fair relationship between fees charged and services provided. 

Service area: a geographic area defined by a municipality, county, or intergovernmental agreement in 
which a defined set of public facilities provide service to development within the area. Service areas shall 
be designated on the basis of sound planning or engineering principles or both.  

System improvement costs: costs incurred to provide additional public facilities capacity needed to 
serve new growth and development for planning, design and engineering related thereto, including the 
cost of constructing or reconstructing system improvements or facility expansions, including but not lim-
ited to the construction contract price, surveying and engineering fees, related land acquisition costs 
(including land purchases, court awards and costs, attorneys’ fees, and expert witness fees), and ex-
penses incurred for qualified staff or any qualified engineer, planner, architect, landscape architect, or 
financial consultant for preparing or updating the capital improvement element, and administrative 
costs, provided that such administrative costs shall not exceed 3 percent of the total amount of the costs. 
Projected interest charges and other finance costs may be included if the impact fees are to be used for 
the payment of principal and interest on bonds, notes, or other financial obligations issued by or on 
behalf of the municipality or county to finance the capital improvements element but such costs do not 
include routine and periodic maintenance expenditures, personnel training, and other operating costs.  

System improvements: capital improvements that are public facilities and are designed to provide ser-
vice to the community at large, in contrast to ‘project improvements’. 
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 Residential Land Use Definitions 
 

Land Use Category ITE 
Code Description  

Single-Family Detached 
Housing 210 A single-family detached housing site includes any single-family de-

tached home on an individual lot. 

Single-Family Attached 
Housing (aka duplex or tri-
plex) 

215 
Single-family attached housing includes any single-family housing unit 
that shares a wall with an adjoining dwelling unit, whether the walls are 
for living space, a vehicle garage, or storage space. 

Multi-Family Housing (Low-
Rise) 220 

Low-rise multi-family housing includes apartments, townhouses, and con-
dominiums located within the same building with at least three other 
dwellings and that have two or three floors (levels).  

Multi-Family Housing (Mid-
Rise) 221 

Mid-rise multifamily housing includes apartments and condominiums lo-
cated in a building that has between four and 10 floors of living space. Ac-
cess to individual dwelling units is through an outside building entrance, 
lobby, elevator, and a set of hallways. 

Multi-Family Housing (High-
Rise) 222 

High-rise multifamily housing includes apartments, townhouses, and con-
dominiums. Each building has more than 10 floors of living space. Access 
to individual dwelling units is through an outside building entrance, 
lobby, elevator, and a set of hallways. 

Affordable Housing 223 

Affordable housing includes all multifamily housing that is rented at be-
low market rate to households that include at least one employed mem-
ber. Eligibility to live in affordable housing can be a function of limited 
household income and resident age. 

Off-Campus Student Apart-
ment (Low-Rise) 225 

An off-campus student apartment (low-rise) houses college or university 
students in structures with two or three floors of living space. The apart-
ments are typically rented by the bedroom and most contain a common 
area or shared living space (living room, kitchen, dining area). Each bed-
room typically has a private bath. These apartments are sometimes called 
independent bedroom apartments. 

Off-Campus Student Apart-
ment (Mid-Rise) 226 

An off-campus student apartment (mid-rise) complex houses college or 
university students in structures with between four and 10 floors of living 
space. The apartments are typically rented by the bedroom and most con-
tain a common area or shared living space (living room, kitchen, dining 
area). Each bedroom typically has a private bath. These apartments are 
sometimes called independent bedroom apartments. 

Low-Rise Residential with 
Ground-Floor Commercial 230 

This is a mixed-use multifamily housing building with two or three floors 
of residential living space and commercial space open to the public on 
the ground level. These facilities are typically found in dense multi-use ur-
ban and city center core settings. 

Mid-Rise Residential with 
Ground-Floor Commercial 231 

This is a mixed-use multifamily housing building with between four and 
10 floors of residential space and commercial space open to the public on 
the ground level. These facilities are typically found in dense multi-use ur-
ban and city center core settings. 
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Land Use Category ITE 
Code Description  

Mobile Home Park 240 

A mobile home park generally consists of manufactured homes that are 
sited and installed on permanent foundations. The mobile home park typi-
cally includes community facilities such as a recreation room, swimming 
pool, and laundry facilities. 

Senior Adult Housing—Sin-
gle-Family 251 

These are independent living developments that are called various names 
including retirement communities, age-restricted housing, and active 
adult communities. The development has a specific age restriction for its 
residents, typically a minimum of 55 years of age for at least one resident 
of the household. Residents in these communities are typically consid-
ered active and requiring little to no medical supervision. 

The dwelling units can be either detached or attached, and may include 
amenities such as a golf course, swimming pool, 24-hour security, trans-
portation, and common recreation facilities. 

Senior Adult Housing—
Multi-Family 252 

These are independent living developments that are called various names 
including retirement communities, age-restricted housing, and active 
adult communities. The development has a specific age restriction for its 
residents, typically a minimum of 55 years of age for at least one resident 
of the household. Residents in these communities are typically consid-
ered active and requiring little to no medical supervision. 

The dwelling units share both floors and walls with other units in the resi-
dential building. 

Congregate Care Facility 253 

This is an independent living development that provides centralized 
amenities such as dining, housekeeping, communal transportation, and 
organized social/recreational activities. Each individual dwelling unit of-
ten has a kitchenette. Assistance is typically available for housekeeping 
or minor household maintenance. Limited medical services (such as nurs-
ing and dental) may or may not be provided. The resident may contract 
additional medical services or personal assistance. 

Assisted Living 254 

An assisted living complex is a residential setting that provides either 
routine general protective oversight or assistance with activities neces-
sary for independent living to persons with mental or physical limitations. 
The typical resident has difficulty managing in an independent living ar-
rangement but does not require nursing home care. Its centralized ser-
vices typically include dining, housekeeping, social and physical activi-
ties, medication administration, and communal transportation. 

The complex commonly provides separate living quarters for each resi-
dent. Alzheimer’s and ALS care are commonly offered at an assisted liv-
ing facility; living quarter for these patients may be located separately 
from the other residents. Assisted care commonly bridges the gap be-
tween independent living and a nursing home. (See ITE 620 under nonres-
idential uses.) 

This use is sometimes known as personal care, residential care, or domi-
ciliary care. 

Continuing Care Retirement 
Community (CCRC) 255 

This land use provides multiple elements of senior adult living. A CCRC 
enables a resident to transition in place from independent living to in-
creased care as the medical needs of the resident change. Housing op-
tions may include various combinations of senior adult housing (both 
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Land Use Category ITE 
Code Description  

single-family and multi-family), congregate care, assisted living, and nurs-
ing homes. The community may also contain special services such as 
medical, dining, recreational, communal transportation, and some limited 
supporting retail facilities. A CCRC is usually a self-contained village. 

Recreational Homes 260 

This is either (1) a second home used by its owner periodically for recrea-
tion or (2) a home rented by its owner to others on a short-term or sea-
sonal basis. Some sites are located within a resort that contains local ser-
vices and complete recreational facilities. Recreational homes are distin-
guished from timeshares (ITE 265). 

Timeshare 265 

A timeshare is a development where multiple purchasers buy interests in 
the same property and each purchaser receives the right to use the facil-
ity for a period of time each year. The shared property is commonly a va-
cation or recreational condominium 

 

Residential Planned Unit De-
velopment 

270 
A residential planned unit development (PUD) is defined as containing 
any combination of residential land uses. These uses might also contain 
supporting services such as limited retail and recreational facilities. 
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 Nonresidential Land Use Definitions 
 

Land Use Category 
ITE 

Code Description  

All Suites Hotel 311 

Places of lodging for travelers and tourists that provide sleeping accom-
modations, a small restaurant and lounge, and a small amount of meeting 
space. Each suite includes a sitting room and separate bedroom. An in-
room kitchen is often provided. In contrast, see Hotel or Conference Hotel 
(ITE 310) and Motel (ITE 320). 

Amusement Park 480 An outdoor facility that contains rides, entertainment, refreshment stands, 
and picnic areas. 

Auto Parts Store 843 

Retail store specializing in the sale of automobile parts for maintenance 
and repair. The facilities within this land use are not typically equipped for 
on-site vehicle repair. In contrast, see Automobile Parts and Service (ITE 
943) and Tire Store (ITE 848). 

Automobile Parts and Ser-
vice  943 

Facilities specializing in the sale of automobile parts for do-it-yourself 
maintenance and repair including tires, batteries, oil, and spark plugs. A 
full array of on-site services for motor vehicles is also available. An auto-
motive parts and service center may also sell automobile parts to retailers 
and repair facilities. In contrast, see Auto Parts Store (ITE 843) and Tire 
Store (ITE 848). 

Automobile Sales (New) 840 

Dealerships offering new cars for sale or lease. Automobile services, parts 
sales, and used car sales may also be available. Some dealerships also 
provide truck sales and servicing. In contrast, see Automobile Sales, Used 
(ITE 841) and Recreational Vehicle Sales (ITE 842). 

Automobile Sales (Used) 841 

Dealerships offering used cars for sale or lease. Automobile services, 
parts sales may also be available. Some dealerships also provide truck 
sales and servicing. In contrast, see Automobile Sales, New (ITE 840) and 
Recreational Vehicle Sales (ITE 842). 

Building Materials and Lum-
ber Store 812 

A free-standing building that sells hardware, building materials and lum-
ber. The lumber may be stored in the main building or in a yard or storage 
sheds. In contrast, see Hardware/Paint Store (ITE 816). 

Business Park  770 

A group of flex-type or incubator one- or two-story buildings served by a 
common roadway system. The tenant space is flexible and lends itself to a 
variety of uses, although a greater percentage of uses is typically indus-
trial/warehousing. The rear side of the building is often served by a garage 
door. Tenants may be start-up companies or small mature companies that 
require a variety of space. The space may include offices, retail and whole-
sale stores, restaurants, recreational areas and warehousing, manufactur-
ing, light industrial, or scientific research functions. In contrast, see Office 
Park (ITE 750) and Research and Development Center (ITE 760). 
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Land Use Category 
ITE 

Code Description  

Car Wash & Detail Center 949 
A facility that provides for the manual cleaning of the exterior of vehicles 
as well as interior car-detailing services. In contrast, see Self-Service Car 
Wash (ITE 945). 

Cemetery 566 A place for burying the deceased, possibly including buildings used for fu-
neral services, a mausoleum, and a crematorium. 

Church/Place of Worship 560 

A building in which public worship services are held. A church, synagogue 
or any other religious facility generally houses an assembly hall or sanctu-
ary and may also house meeting rooms, classrooms, and, occasionally, 
dining, catering, or event facilities. Some may offer day care or extended 
care programs during the week. 

Clinic 630 

A facility that provides limited diagnostic and outpatient care but is unable 
to provide prolonged in-house medical and surgical care. A clinic may 
have a lab facility and supporting pharmacy. In contrast, see Hospital (ITE 
610) and Medical-Dental Office Building (ITE 720). 

Convenience Store with Gas  945 

A facility with a co-located convenience store and gas station. The con-
venience store sells groceries and other everyday items that a person may 
need or want as a matter of convenience. Some stores offer limited seat-
ing. The gas station sells automotive fuels such as gasoline and diesel. 
Extended hours of operation (with many open 24 hours, 7 days a week) are 
common at these facilities. The sites in this land use include both self-
pump and attendant-pumped fueling positions and both pre-pay and post-
pay operations. In contrast, see Gasoline/Service Station (944) and Truck 
Stop (ITE 950). 

Corporate Headquarters 
Building 714 

A single tenant office building that houses the corporate headquarters of a 
company or organization, which generally consists of offices, meeting 
rooms, space for file storage and data processing, an employee restaurant 
or cafeteria, and other service functions. This category includes a regional 
headquarters building of a state-wide or national company. In contrast, 
see General Office Building (ITE 710) and Single-Tenant Office Building 
(ITE 715). 

Daycare Center  565 

A facility that cares for preschool age children, normally during the day-
time hours. The facility generally includes classrooms, offices, eating ar-
eas, and a playground. After-school care for school age children may also 
be provided. 

Discount Club 857 

A discount store or warehouse where shoppers pay a membership fee in 
order to take advantage of discounted prices on a wide variety of items 
such as food, clothing, household items, tires and appliances; many items 
are sold in large quantities or bulk. 

Drive-in Bank 912 
Contains banking facilities for both the motorist while in a vehicle, and 
someone who walks into the building. The drive-in lanes may or may not 
provide an automatic teller machine (ATM). 
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Fast Casual Restaurant 930 

A sit-down restaurant with no (or very limited) wait staff or table service. A 
customer typically orders off a menu board, pays for food before the food 
is prepared, and seats themselves. The menu generally contains higher-
quality, made-to-order food items with fewer frozen or processed ingredi-
ents than at a fast-food restaurant. Most patrons eat their meal within the 
restaurant, but a significant proportion of the restaurant sales can be 
carry-out orders. In contrast, see Fast Food Restaurant (ITE 934), Fine Din-
ing Restaurant (ITE 931), and High-Turnover (Sit Down) Restaurant (ITE 
932). 

Fast Food Restaurant 934 

Any fast-food restaurant with a drive-through window. This type of restau-
rant is characterized by a large drive-through and large carry-out clientele, 
long hours of service and high turnover rates for eat-in customers. The 
restaurant does not provide table service. A patron generally orders from a 
menu board and pays before receiving the meal. In contrast, see Fast Cas-
ual Restaurant, (ITE 930), Fine Dining Restaurant (931) and High-Turnover 
(Sit Down) Restaurant (ITE 932). 

Fine-Dining Restaurant 931 

A full-service eating establishment with a typical duration of stay of at 
least 1 hour. A fine dining restaurant generally does not serve breakfast; 
some do not serve lunch; all serve dinner. This type of restaurant often re-
quests and sometimes requires a reservation and is generally not part of a 
chain. A patron commonly waits to be seated, is served by wait staff, or-
ders from a menu and pays after the meal. Some sites have lounge or bar 
facilities (serving alcoholic beverages), but meal service is the primary 
draw to the restaurant. In contrast, see Fast Casual Restaurant (930), Fast 
Food Restaurant (ITE 934), and High-Turnover (Sit Down) Restaurant (ITE 
932). 

Free-Standing Discount 
Store 815 

A retail store that generally offers centralized cashiering and sells prod-
ucts that are advertised at discount prices. Discount stores offer a variety 
of customer services and typically maintain long store hours 7 days a 
week. The stores included in this land use are often the only ones on the 
site but they can also be found in mutual operation with a related or unre-
lated garden center and/or service station. A free-standing discount store 
can also be found on a separate parcel within a retail complex. In contrast, 
see Variety Store (ITE 814). 

Furniture Store 890 

A full-service retail facility that specializes in the sale of furniture and often 
carpeting. A furniture store is generally large and may include storage ar-
eas. Both traditional retail furniture stores and warehouse stores with 
showrooms are included in this category. Although some home accesso-
ries may be sold, a furniture store primarily focuses on the sale of pre-as-
sembled furniture. A majority of items sold at these facilities are ordered 
for delivery. 
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Gasoline/Service Station 944 

A gasoline/service station where the primary business is the fueling of mo-
tor vehicles. The sites included generally have a small building (less than 
2,000 gross square feet) that houses a cashier and limited space for motor 
vehicle maintenance supplies and general convenience products. Service 
stations may also have ancillary facilities for servicing and repairing motor 
vehicles, as well as a car wash. In contrast, see Convenience Store with 
Gas (ITE 945) and Truck Stop (ITE 950). 

General Light Industrial 110 

A free-standing facility with minimal office space devoted to a single in-
dustrial use, but having an emphasis on activities other than manufactur-
ing. Typical light industrial activities include printing, material testing, and 
assembly of data processing equipment. In contrast, see Manufacturing 
(ITE 140). 

General Office Building 710 

Office building greater than 10,000 square feet and where affairs of a busi-
ness, commercial or industrial organization, professional person or firm 
are conducted. The building is designed to contain multiple tenants that 
can include, as examples, professional services, insurance companies, in-
vestment brokers, a banking institution, a restaurant, or other service re-
tailers. In contrast, see Business Park and Corporate Headquarters Build-
ing, above, and Medical-Dental Office Building, Office Park, Research and 
Development Center, and Single-Tenant Office Building)  

Hardware/Paint Store 816 A free-standing building that sells hardware and paint supplies. (In con-
trast, see Building Materials and Lumber Store, above.) 

High Cube Warehouse  

A high-cube warehouse (HCW) is a building used primarily for the storage 
and/or consolidation of manufactured goods (and to a lesser extent, raw 
materials) prior to their distribution to retail locations or other ware-
houses. The warehouse typically has a ceiling height of 24 feet or more 
and has a high level of on-site automation and logistics management. The 
warehouse can be free-standing or located in an industrial park. The 
amount of office/employee welfare space is typically an insignificant por-
tion of the overall building square footage 

High Cube Parcel Hub Ware-
house 156 

A high-cube warehouse (HCW) that serves as a regional and local freight-
forwarder facility for time sensitive shipments via airfreight and ground 
carriers. A site can also include truck maintenance, wash, or fueling facili-
ties. Some limited assembly and repackaging may occur within the facility. 
In contrast, see High-Cube Warehouse, Fulfillment (ITE 155), High-Cube 
Warehouse, Short-Term (ITE 154) and Warehousing (150). 

High-Cube Warehouse, Ful-
fillment 155 

A high-cube warehouse (HCW; see footnote) with either a sort or non-sort 
facility. A sort facility is a fulfillment center that ships out smaller items, 
requiring extensive sorting, typically by manual means. A non-sort facility 
is a fulfillment center that ships large box items that are processed primar-
ily with automation rather than through manual means. Some limited as-
sembly and repackaging may occur within the facility. In contrast, see 
High-Cube Parcel Hub Warehouse (ITE 156), High-Cube Warehouse, Short-
Term (ITE 154) and Warehousing (ITE 150). 



Capital Improvements Element Glossary 
 

 

McDonough Impact Fee Program Page | 69 
 
 

Land Use Category 
ITE 

Code Description  

High-Cube Warehouse, 
Short-Term 154 

A high-cube warehouse (HCW; see footnote) that is a distribution facility 
for the movement of large volumes of freight with only short-term storage 
of products. Some limited assembly and repackaging may occur within the 
facility. In contrast, see High-Cube Parcel Hub Warehouse (ITE 156), High-
Cube Warehouse, Fulfillment (ITE 155) and Warehousing (ITE 150). 

High-Turnover (Sit-Down) 
Restaurant 932 

Sit-down, full-service eating establishments with a typical duration of stay 
of 60 minutes or less. This type of restaurant is usually moderately priced, 
frequently belongs to a restaurant chain, and is commonly referred to as 
casual dining. Generally, these restaurants serve lunch and dinner; they 
may also be open for breakfast and are sometimes open 24 hours a day. 
These restaurants typically do not accept reservations. A patron com-
monly waits to be seated, is served by wait staff, orders from a menu, and 
pays after the meal. Some facilities offer carry-out for a small proportion of 
its customers. Some facilities may also contain a bar area for serving food 
and alcoholic drinks. In contrast, see Fast Casual Restaurant (ITE 930), 
Fast Food Restaurant (934), and Fine Dining Restaurant (ITE 931). 

Hospital 610 
Any institution where medical or surgical care and overnight 

accommodation is given to nonambulatory and ambulatory patients. In 
contrast, see Clinic (ITE 630) and Medical-Dental Office Building (ITE 720). 

Hotel or Conference Hotel 310 

A place of lodging for travelers and tourists that provides sleeping accom-
modations and supporting facilities such as a full-service restaurant, 
shops, cocktail lounge, meeting rooms, banquet room, and convention fa-
cilities. A swimming pool or another recreational facility such as a fitness 
room is also typically provided. In contrast, see All-Suites Hotel (ITE 311) 
and Motel (ITE 320). 

Manufacturing 140 

Facility where the primary activity is the conversion of raw materials or 
parts into finished products. Size and type of activity may vary substan-
tially from one facility to another. In addition to actual production of 
goods, a manufacturing facility typically has an office and may provide 
space for warehouse, research, and associated functions. In contrast, see 
General Light Industrial (ITE 110). 

Medical-Dental Office Build-
ing 720 

A facility that provides diagnoses and outpatient care on a routine basis 
but is unable to provide prolonged in-house medical or surgical care. One 
or more private physicians or dentists generally operate this type of facil-
ity. In contrast, see Clinic (ITE 630) and General Office Building (ITE 710). 

Motel 320 

A place of lodging for travelers and tourists that provides sleeping accom-
modations and provides little or no meeting space and few supporting fa-
cilities. Exterior corridors accessing rooms (immediately adjacent to a 
parking lot) is common for a motel. In contrast, see All Suites Hotel (ITE 
311) and Hotel or Conference Hotel (ITE 310). 

Movie Theater 445 
A building where movies are screened for public entertainment. A theater 
includes a lobby, refreshment area, and audience seating for each movie 
screen. 
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Nursery (Garden Center)  817 

A free-standing building with an outside storage area for planting or land-
scape stock that primarily serves the general public. Some have large 
greenhouses and offer landscaping services. Most have office, storage, 
and shipping facilities. In contrast, see Nursery (Wholesale), ITE 818. 

Nursery (Wholesale) 818 

A free-standing building with an outside storage area for planting or land-
scape stock that primarily serves contractors and suppliers. Some have 
large greenhouses and offer landscaping services. Most have office, stor-
age, and shipping facilities. In contrast, see Nursery (Garden Center), ITE 
817. 

Nursing Home 620 

A facility whose primary function is to provide 24-hour per day care for 
persons unable to care for themselves. The term is applicable not only to 
rest homes, but also to chronic care and convalescent homes. Assisted 
living and continuing care retirement communities can be included in this 
category. 

Office Park  750 

General office buildings and support services, such as banks, restaurants, 
and service stations, arranged in a park- or campus-like atmosphere. In 
contrast, see Business Park (ITE 770) and Research and Development 
Center (760). 

Pharmacy/Drugstore – no 
drive through 880 

A retail facility that primarily sells prescription and non-prescription drugs. 
A pharmacy/drugstore also typically sells cosmetics, toiletries, medica-
tions, stationery, personal care products, limited food products, and gen-
eral merchandise.  

Pharmacy/Drugstore – with 
drive through 881 A pharmacy/drugstore (see above) with a drive-through window. 

Private Elementary School 520 A privately owned, state accredited school that serves students attending 
kindergarten through fifth or sixth grade.  

Private High School 534 A privately owned, state accredited school that serves students who have 
completed middle school / junior high school.  

Private Middle School (Jun-
ior High) 522 A privately owned, state accredited school that serves students who have 

completed elementary school and have not yet entered high school.  

Quick Lubrication Vehicle 
Shop 941 

A business where the primary activity is to perform oil change services for 
vehicles. Other ancillary services may include preventive maintenance, 
such as fluid and filter changes. Automobile repair service is generally not 
provided. In contrast, see Automobile Parts & Service (ITE 943). 

Racquet/Tennis Club 491 

A membership-based indoor or outdoor facility that primarily caters to rac-
quet sports (tennis, racquetball, pickle ball, handball, squash), and may in-
clude ancillary facilities such as whirlpools, saunas, weight rooms, snack 
bars, small retail stores, and daycare.  
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Recreational Community 
Center 495 

A stand-alone facility similar to and including YMCAs. These facilities of-
ten include classes and clubs for adults and children, a day care or 
nursery school, meeting rooms and other social facilities, swimming pools 
and whirlpools, saunas, tennis, racquetball, handball, pickle ball, basket-
ball and volleyball courts; outdoor athletic fields/courts, exercise classes, 
weightlifting and gymnastics equipment, locker rooms, and a restaurant or 
snack bar. Public access is typically allowed and a membership fee may 
be charged. 

Recreational Vehicle (RV) 
Sales 842 

A free-standing facility that specializes in the sales of new RVs. Recrea-
tional vehicle services, parts and accessories sales, and substantial used 
RV sales may also be available. Some RV dealerships may also include 
boat sales and servicing. In contrast, see Automobile Sales, New (ITE 840) 
and Automobile Sales, Used (ITE 841). 

Research & Development 
Center  760 

A facility or group of facilities devoted almost exclusively to research and 
development activities. While they may also contain offices and some light 
fabrication areas, the primary function is that of scientific research and 
product or business development. In contrast, see Office Park (ITE 750) 
and Business Park (ITE 770). 

Self-Service Car Wash 945 
Facility that allows for the manual cleaning of vehicles by providing stalls 
for the driver to park and wash the vehicle. In contrast, see Car Wash & 
Detail Center (ITE 949). 

Shopping Center 820 

An integrated group of commercial establishments that is planned, devel-
oped, owned and managed as a unit and often has more than one anchor 
store. It is related to its market area in terms of size, location, and type of 
store. Individual stores, recreational facilities, movie theaters, office 
space, eating establishments and other uses located within a shopping 
center building are each charged the shopping center impact fee rate be-
cause the rate already assumes a wide variety of uses that are commonly 
found in shopping centers. In contrast, see Strip Retail Plaza (ITE 822). 

Single-Tenant Office Build-
ing 715 

A free-standing building exclusively occupied by a single business or 
company and generally contains its offices, meeting rooms, space for file 
storage and data processing, and possibly other service functions includ-
ing an employee restaurant or cafeteria. In contrast, see General Office 
Building (ITE 710), Corporate Headquarters Building (ITE 714), and Small 
Office Building (ITE 172). 

Small Office Building 712 

A smaller-scale office building (generally, 10,000 square feet of gross floor 
area or less) that typically houses a single tenant. It is a location where af-
fairs of a business, commercial or industrial organization, or professional 
person or firm are conducted. In contrast, see General Office Building (ITE 
710), Corporate Headquarters Building (ITE 714), and Single-Tenant Office 
Building (ITE 715). 
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Specialty Trade Contractor 180 

A business primarily involved in providing contract repairs and services to 
meet industrial or residential needs. This land use includes businesses 
that provide the following services: plumbing, heating and cooling, ma-
chine repair, electrical and mechanical repair, industrial supply, roofing, 
locksmith, weed and pest control, and cleaning. 

Sporting Goods Superstore 861 

A free-standing facility that specializes in the sale of athletic and outdoor-
oriented merchandise. It typically offers a variety of customer services and 
centralized cashiering and maintains long store hours 7 days a week. Ex-
amples of items sold in these stores include outdoor/athletic clothing, 
sports equipment, shoes, and hunting/boating/fishing gear. Some may 
also carry automotive supplies.  

Strip Retail Plaza 822 

An integrated, open-air group of commercial establishments that is 
planned, developed, owned, and managed as a unit. Strip retail plazas are 
smaller than shopping centers and do not contain a supermarket or other 
major tenant “anchor”. Individual establishments located within a strip re-
tail plaza building are each charged the strip retail plaza impact fee rate 
because the rate already assumes a wide variety of uses that are com-
monly found in shopping centers. In contrast, see Shopping Center (ITE 
820). 

Supermarket 850 

A free-standing retail store that sells a complete assortment of food, bev-
erage, food preparation materials, and household products. A supermarket 
may also provide additional products and services such as a bakery, dry 
cleaning, floral arrangements, greeting cards, a limited-service bank, and a 
pharmacy. This category includes both traditional supermarkets and dis-
count supermarkets.  

Tire Store 848 

Primary business is the sales and marketing of tires for automotive vehi-
cles. Services offered by these stores usually include tire installation and 
repair, as well as other limited automotive maintenance or repair services 
as an accessory use. These stores generally do not contain large storage 
or warehouse areas. In contrast, see Auto Parts Store (ITE 843) and Auto-
motive Parts & Service (ITE 943). 

Truck Stop  950 

A facility located adjacent to an interstate highway interchange that pro-
vides commercial vehicle fueling, space and supplies for self-service vehi-
cle maintenance, and other services specific to the needs of truckers (e.g., 
showers, on-site truck parking area). The facility typically contains a con-
venience store, restroom facilities, and one or more restaurants (either 
fast-food or high-turnover sit-down). In contrast, see Convenience Store 
with Gas (ITE 945) and Gasoline/Service Station (ITE 944). 

University   A 4-year university or college that may or may not offer graduate pro-
grams. 
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Variety Store 814 

A retail store that sells a broad range of inexpensive items often at a uni-
form price. A variety store is commonly referred to as a “dollar store.” 
Items typically sold at a variety store include kitchen supplies, cleaning 
products, home office supplies, food products, household goods, decora-
tions, and toys. In contrast, see Free-Standing Discount Store (ITE 815). 

Veterinary Clinic 640 A facility that specializes in the medical care and treatment of animals. In-
cludes the term “Animal Hospital.” 

Warehousing 150 
A facility that is primarily devoted to the storage of materials, but it may 
also include office and maintenance areas. In contrast, see High-Cube 
Warehouse classifications (ITE 156,155 and 154). 
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