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EXECUTIVE SUMMARY
The Fort Mill School District retained TischlerBise to prepare an update to its school impact fees. Impact
fees are one-time payments used to construct system improvements needed to accommodate new
development. An impact fee represents new growth’s proportionate share of capital facility needs. Impact
fees do have limitations, and should not be regarded as the total solution for infrastructure funding needs.
Rather, they are one component of a comprehensive portfolio to ensure provision of adequate public
facilities needed to serve new development. In contrast to general taxes, impact fees may not be used for
operations, maintenance, replacement of infrastructure, or correcting existing deficiencies.

FORT MILL SCHOOL DISTRICT SCHOOL IMPACT FEE OVERVIEW
The Fort Mill School District has seen significant residential growth over the past several years and with it
increased enrollment. This growth is expected to continue in the future. The District first implemented
school impact fees in 1996. Since adoption in 1996, the State of South Carolina enacted new impact fee
enabling legislation. Any changes to the Fort Mill School District impact fees requires a study that complies
with the new enabling legislation.
The updated Fort Mill School District school impact fees are derived using the incremental expansion
approach. This approach determines current level-of-service standards for school buildings (i.e.,
elementary, middle, and high) and land for school sites. Level-of-service standards are derived using 20172018 permanent capacity and are expressed as follows:
1. School buildings: Square feet per student by type of school
2. Land: Acres per student by type of school
A credit is included in the impact fee to account for outstanding debt on existing school facilities. Further
detail on the approach, levels of service, costs, and credits is provided in the body of this report.

SOUTH CAROLINA DEVELOPMENT IMPACT FEE ACT
The State of South Carolina grants the power for cities and counties to collect impact fees on new
development pursuant to the rules and regulations set forth in the South Carolina Development Impact
Fee Act (Code of Laws of South Carolina, Section 6-1-910 et seq.). The process to create a local impact fee
system begins with a resolution by the County Council directing the Planning Commission to conduct an
impact fee study and recommend a development impact fee ordinance for legislative action.
Generally, a governmental entity must have an adopted comprehensive plan to enact impact fees;
however, certain provisions in State law allow counties, cities, and towns that have not adopted a
comprehensive plan to impose development impact fees. Those jurisdictions must prepare a capital
improvements plan as well as prepare an impact fee study that substantially complies with Section 6-1960(B) of the Code of Laws of South Carolina.
All counties, cities, and towns are also required to prepare a report that estimates the effect of impact
fees on the availability of affordable housing before imposing impact fees on residential dwelling units.
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Based on the findings of the study, certain developments may be exempt from impact fees when all or
part of the project is determined to create affordable housing, and the exempt development’s
proportionate share of system improvements is funded through a revenue source other than impact fees.
A housing affordability analysis in support of the development impact fee study is published as a separate
report.
Eligible costs may include design, acquisition, engineering, and financing attributable to those
improvements recommended in the local capital improvements plan that qualify for impact fee funding.
Revenues collected by the county, city, or town may not be used for administrative or operating costs
associated with imposing the impact fee. All revenues from impact fees must be maintained in an interestbearing account prior to expenditure on recommended improvements. Monies must be returned to the
owner of record of the property for which the impact fee was collected if they are not spent within three
years of the date they are scheduled to be encumbered in the local capital improvements plan. All refunds
to private land owners must include the pro rata portion of interest earned while on deposit in the impact
fee account.
The Fort Mill School District is also responsible for preparing and publishing an annual report describing
the amount of impact fees collected, appropriated, and spent during the preceding year. Subsequent to
adoption of a development impact fee ordinance, the Planning Commission will again be required to
review and update the impact fee study report, capital improvements plan, housing affordability analysis,
and development impact fee ordinance. These updates must occur at least once every five years.
Pursuant to State Law, the Fort Mill School District will not be empowered to recommend additional
projects eligible for impact fee funding or charge higher maximum allowable impact fees until the
development impact fee study and capital improvement plan have been udated.

CONCEPTUAL IMPACT FEE CALCULATION
In contrast to project-level improvements, impact fees fund growth-related infrastructure that will benefit
multiple development projects, or the entire jurisdiction (referred to as system improvements). The first
step is to determine an appropriate demand indicator for the particular type of infrastructure. The
demand indicator measures the number of demand units for each unit of development. For example, an
appropriate indicator of the demand for schools is population growth, and the increase in population can
be estimated from the average number of students per housing unit. The second step in the impact fee
formula is to determine infrastructure units per demand unit, typically called level-of-service (LOS)
standards. In keeping with the school example, a common LOS standard is square footage per student.
The third step in the impact fee formula is the cost of various infrastructure units. To complete the school
example, this part of the formula would establish the cost per square foot for school facility construction.

GENERAL METHODOLOGIES
There are three general methods for calculating development impact fees. The choice of a particular
method depends primarily on the timing of infrastructure construction (past, concurrent, or future) and
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service characteristics of the facility type being addressed. Each method has advantages and
disadvantages in a particular situation, and can be used simultaneously for different cost components.
Reduced to its simplest terms, the process of calculating development impact fees involves two main
steps: (1) determining the cost of development-related capital improvements and (2) allocating those
costs equitably to various types of development. In practice, though, the calculation of impact fees can
become quite complicated because of the many variables involved in defining the relationship between
development and the need for facilities within the designated service area. The following paragraphs
discuss three basic methods for calculating development impact fees and how those methods can be
applied.

Cost Recovery (Past Improvements)
The rationale for recoupment, often called cost recovery, is that new development is paying for its share
of the useful life and remaining capacity of facilities already built, or land already purchased, from which
new growth will benefit. This methodology is often used for utility systems that must provide adequate
capacity before new development can take place.

Incremental Expansion (Concurrent Improvements)
The incremental expansion method documents current level-of-service (LOS) standards for each type of
public facility, using both quantitative and qualitative measures. This approach ensures that there are no
existing infrastructure deficiencies or surplus capacity in infrastructure. New development is only paying
its proportionate share for growth-related infrastructure. Revenue will be used to expand or provide
additional facilities, as needed, to accommodate new development. An incremental expansion cost
method is best suited for public facilities that will be expanded in regular increment to keep pace with
development, and is the methodology used for this school impact fee calculation.

Plan-Based Fee (Future Improvements)
The plan-based method allocates costs for a specified set of improvements to a specified amount of
development. Improvements are typically identified in a long-range facility plan and development
potential is identified by a land use plan. There are two options for determining the cost per demand unit:
(1) total cost of a public facility can be divided by total demand units (average cost), or (2) the growthshare of the public facility cost can be divided by the net increase in demand units over the planning
timeframe (marginal cost).

Credits
Regardless of the methodology, a consideration of “credits” is integral to the development of a legally
defensible impact fee methodology. There are two types of “credits” with specific characteristics, both of
which should be addressed in development impact fee studies and ordinances.
•

First, a revenue credit might be necessary if there is a double payment situation and other
revenues are contributing to the capital costs of infrastructure to be funded by impact fees. This
type of credit is integrated into the impact fee calculation, thus reducing the fee amount.
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•

Second, a site-specific credit or developer reimbursement might be necessary for dedication of
land or construction of system improvements funded by impact fees. This type of credit is
addressed in the administration and implementation of the impact fee program.

PROPOSED IMPACT FEE SCHEDULE
As documented in this report, the Fort Mill School District has complied with the South Carolina
Development Impact Fee Act and applicable legal precedents. Impact fees are proportionate and
reasonably related to capital improvement demands of new development. Specific costs have been
identified using local data and current dollars. This report documents the formulas and input variables
used to calculate the school impact fees. Impact fee methodologies also identify the extent to which new
development is entitled to various types of credits to avoid potential double payment of growth-related
capital costs.
School impact fees are applied only to residential development and are per housing unit, reflecting the
proportionate demand by type of unit. The amounts shown are “maximum supportable” amounts based
on the methodologies, levels of service, and costs for the capital improvements identified herein. The fees
represent the highest amount feasible for each type of applicable development, which represent new
growth’s fair share of the school capital costs detailed in this report. The District, through York County can
adopt amounts that are lower than the maximum amounts shown; however, a reduction in fee revenue
will necessitate an increase in other revenues, a decrease in planned capital expenditures, and/or a
decrease in the School District’s level of service.
Figure 1 provides the maximum allowable school impact fees for the Fort Mill School District. For a single
family unit, the maximum supportable fee amount is $18,945 per unit. For a multifamily unit, the maxmum
supportable impact fee amount is $12,526.

Figure 1: Maximum Allowable School Impact Fees
Maximum School Impact Fees: Fort Mill School District
Elementary
Middle
High

Single Family
Multifamily

(PK-5)

(6-8)

(9-12)

$7,345
$4,976

$4,786
$3,164

$6,814
$4,387

Maximum
Fee
$18,945
$12,526

A note on rounding: Calculations throughout this report are based on an analysis conducted using Excel
software. Most results are discussed in the report using one, two, and three digit places, which represent
rounded figures. However, the analysis itself uses figures carried to their ultimate decimal places;
therefore the sums and products generated in the analysis may not equal the sum or product if the reader
replicates the calculation with the factors shown in the report (due to the rounding of figures shown, not
in the analysis).
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STUDENT GENERATION RATES AND PROJECTED ENROLLEMENT
STUDENT GENERATION RATES
Section 6-1-960(3) of the South Carolina Development Impact Fee Act requires:
“a definitive table establishing the specific service unit for each category of system improvements
and an equivalency or conversion table establishing the ratio of a service unit to various types of
land uses, including residential, commercial, agricultural, and industrial, as appropriate.”
Demand for additional school capacity will come from new residential development. To determine the
level of this demand, student generation rates are used as the “service unit” for the school impact fees.
The term “student generation rate” refers to the number of non-charter, public school students per
housing unit within the Fort Mill School District. Public school students are a subset of school‐aged
children, which includes students in private schools and home‐schooled children. Student generation
rates are important demographic factors that help account for variations in demand for school facilities
by type of housing. Students per housing unit are held constant over the projection period since the
impact fees represent a “snapshot approach” of current levels of service and costs.
Student generation rates for the Fort Mill School District were developed by TischlerBise, based on data
provided the Catawba Regional Council of Governments and Dr. H. Dale Holden. Dr. H. Dale Holden has
provided Fort Mill School District with planning services since 2000 that are primarily related to managing
student growth. These services have included short and long-range enrollment projections as well as the
development of attendance area plans at the elementary, middle and high school levels. In addition, he
has assisted the district with determining each school’s program capacity based how it is currently being
used for instruction. Shown in Figure 2 below, the Catawba Regional Council of Governments provided
counts on housing units by type within the boundary of the Fort Mill School District. The housing unit
types that will be used in the impact fee calculations are (1) Single Family, and (2) Multifamily. Public
school students by school level and housing type were developed by Dr. Dale Holden, based on geo-coded
pupil data from the Fort Mill School District.
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Figure 2: Fort Mill School District Public School Students by Housing Unit Type
Housing Unit Type
Single Family* Multifamily**
Elementary School
6,268
1,092
Middle School
2,995
505
High School
3,693
608
12,956
2,205
Housing Unit Type
Single Family* Multifamily**
Housing Units
25,303
6,485

Total
7,360
3,500
4,301
15,161
Total
31,788

Source: Housing unit estimates are from Catawba Regional Council of Governments. Student
information was compiled by Dr. Dale Holden based on geo-coded data obtained from the
Fort Mil School District
*Includes mobile homes
**Includes townhomes

Next, using the totals above, student generation rates by housing unit type are calculated by dividing the
number of students in each type of unit by the total number of housing units in the Fort Mill School
District. Figure 3 indicates that a single family unit is estimated to generate a total of .512 students, with
.248 in elementary grades, .118 in middle school grades, and .146 in high school grades. A multifamily unit
is estimated to generate .340 students per unit.

Figure 3: Public School Students in Fort Mill School District by Housing Unit Type

Elementary School
Middle School
High School
TOTAL

Housing Unit Type
Single Family* Multifamily**
0.248
0.168
0.118
0.078
0.146
0.094
0.512
0.340

Source: TischlerBise
*Includes mobile homes
**Includes townhomes

STUDENT ENROLLMENT PROJECTIONS
Section 6-1-960(6) of the South Carolina Development Impact Fee Act requires:
“the total number of service units necessitated by and attributable to new development within the
service area, based on the land use assumptions and calculated in accordance with generally
accepted engineering or planning criteria.”
Enrollment projections are based on Dr. Dale Holden’s 5-year projections for the Fort Mill School District.
As shown in Figure 4 below, current enrollment is 15,113. By the 2022-2023 school year, the Fort Mill
School District is projected to have a total enrollment of 19,847, an increase of 4,734 students.
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Conversations with School District staff and Dr. Holden indicate these projections are conservative. For
example, the Council of Government prepared enrollment projections in 2015 that projected total
enrollment by the 2026-2027 school year to be 27,033, which is approximately 3,400 students more than
Dr. Holden’s projections. Because a projection of students beyond 5 years is need to determine debt
service credits (discussed later in this Report), TischlerBise utilized a straight-line projection based on the
average annual increase over years 1 through 5. Utilizing this approach, the 10-year increase in students
is estimated at 9,469 and the 10-year increase is estiamted at 18,939 students. Yearly detail by school
level is provided below.

Figure 4: Projected Fort Mill School District Enrollment
Elementary
Middle
High
TOTAL

2017-2018 2018-2019 2019-2020 2020-2021 2021-2022 2022-2023 2027-2028 2032-2033 2037-2038
Base Yr
1
2
3
4
5
10
15
20
7,303
7,605
7,928
8,247
8,564
8,823
10,343
11,863
13,383
3,486
3,802
4,059
4,404
4,689
5,094
6,704
8,314
9,924
4,324
4,590
4,824
5,128
5,552
5,930
7,535
9,140
10,745
15,113
15,997
16,811
17,779
18,805
19,847
24,582
29,317
34,052

10-Year
Change
3,040
3,218
3,211
9,469

20-Year
Change
6,080
6,438
6,421
18,939

*Enrollment projections in years 1-5 based on 2018 Dr. Holden Projections. Years 6-20 are based on a straight-line
projection using the average annual increases from years 1-5.
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CAPITAL IMPROVEMENT PLAN
OVERVIEW OF CURRENT SCHOOL FUNDING ARRANGEMENTS
Section 6-1-960(8) of the South Carolina Development Impact Fee Act requires:
“identification of all sources and levels of funding available to the governmental entity for the
financing of the system improvements.”
The construction of schools is largely the responsbility of each School District. In the case of the Fort Mill
School District, the District is 100 percent responsible for the funding of new school capacity. Historically,
the District has funded new school construction through the issuance of bonds, backed by property tax.
South Carolina’s state constitution allows government entities to issue bonds to fund capital projects
(construction of new schools and improvements to existing schools) but limits those bonds to 8% of
assessed property values within the District. The District also collects impact fees on new construction of
residential units within the District boundaries. The current fee is set at $2,500 per home. The District has
traditionally used impact fee revenue to reduce the amount of principal the District needs to bond. In
order to lesson the burden on existing residents and businesses of funding growth-related school capacity
needs, the District has determined that the current impact fee structure needs to be updated to reflect
current levels of service and costs.

BUILDING AND SITE LEVEL-OF-SERVICE STANDARDS
Section 6-1-960(1) of the South Carolina Development Impact Fee Act requires:
“a general description of all existing facilities and their existing deficiencies, within the service area
or areas of the governmental entity, a reasonable estimate of all costs, and a plan to develop the
funding resources, including existing sources of revenues, related to curing existing deficiencies
including, but not limited to, the upgrading, updating, improving, expanding, or replacing of these
facilities to meet existing needs and usage.”
Section 6-1-960(2) of the South Carolina Development Impact Fee Act requires:
“an analysis of total capacity, the level of current usage, and commitments for usage of capacity
of existing public facilities, which must be prepared by qualified professional using generally
accepted principles and professional standards.”
This section provides current inventories of elementary, middle, and high schools in the Fort Mill School
District. The data contained in these tables are used to determine infrastructure standards for school
buildings and sites on which the impact fees are based.

Elementary Schools
The inventory and current levels of service for Fort Mill School District elementary schools are shown
below in Figure 5. As indicated below, elementary school buildings have a total of 946,336 million square
feet of building floor area on 227.45 acres. Total enrollment in all elementary schools for the 2018 school
year is 7,303 and total permanent capacity is 8,400. In the 2018 school year, elementary school utilization
9
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percentages range from a low of 73 percent at Riverview and Springfield to a high of 104 percent at Gold
Hill. Utilization for the entire elementary school inventory is 87%.
Since elementary schools overall are currently operating under capacity, there are no existing deficiencies.
Therefore, the level of service standard on which the impact fees are based is calculated using existing
capacity (shaded in Figure 5). This ensures new development is not charged for a higher level of service
than what is currently provided or what is planned to be provided, using a level of service that is based on
capacity represents the level of service the District provides (or will ultimately provide).
Levels of service are shown for buildings and land for elementary schools at the bottom of Figure 5. Levels
of service are calculated by dividing the amount of infrastructure by total enrollment and capacity. (For
example, 946,336 square feet of school building space is divided by a permanent capacity of 8,400
students to arrive at 112.66 square feet per student.) Because District elementary schools are currently
below capacity, levels of service differ when calculated based on enrollment and capacity. For example,
the building square footage level of service is 129.58 square feet per student when based on enrollment
versus a level of service of 112.66 square feet per student when based on capacity.
Current levels of service are:
Land: 0.0271 acres per student
Buildings: 112.66 square feet per student

Figure 5: Fort Mill School District Elementary Schools
Facility
Riverview Elementary
Fort Mill Elementary
Gold Hill Elementary
Orchard Park Elementary
Springfield Elementary
Pleasant Knoll Elementary
Sugar Creek Elementary
Tega Cay Elementary
Doby's Bridge Elementary
TOTAL
Elementary School Levels of Service
LOS per Student (current enrollment)
LOS per Student (current capacity)

Building
2018
Permanent
Acreage
Utilization
Sq Ft
Enrollment Capacity
120,000
36.40
733
1,000
73%
92,000
18.36
849
900
94%
107,336
28.12
939
900
104%
92,000
19.12
773
900
86%
92,000
25.80
660
900
73%
101,500
21.14
724
900
80%
101,500
27.61
822
900
91%
120,000
26.10
826
1,000
83%
120,000
24.80
977
1,000
98%
946,336
227.45
7,303
8,400
87%
Building SF
129.58
112.66

Land
0.0311
0.0271

Source: Fort Mill School District
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Middle Schools
The inventory and current levels of service for middle schools are shown below in Figure 6. As indicated
below, middle school buildings have a total of 652,850 square feet of gross floor area on approximately
178 acres. Total enrollment in all middle schools for the 2018 school year is 3,486 and total permanent
capacity 4,600. Utilization percentages for individual schools are calculated by dividing enrollment by
capacities. Overall, middle schools are operating at 76 percent capacity for the 2018 school year;
utilization rates range from a low of 64 percent at Springfield to a high of 84 percent at Pleasant Knoll.
Levels of service are shown for buildings and land for middle schools at the bottom of Figure 6. Since
middle schools overall are currently operating under capacity, there are no existing deficiencies.
Therefore, the level of service standard on which the impact fees are based is calculated using existing
capacity (shaded in Figure 6). Levels of service are calculated by dividing the amount of infrastructure by
capacity (652,850 square feet of school building space is divided by middle school total capacity of 4,600
students to arrive at 141.92 square feet per student).
Current levels of service are:
Land: 0.0387 acres per student
Buildings: 141.92 square feet per student
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Figure 6: Fort Mill School District Middle Schools
Facility
Fort Mill Middle School
Gold Hill Middle School
Springfield Middle School
Banks Trail Middle School
Pleasant Knoll Middle School
TOTAL

Building
2018
Permanent
Acreage
Utilization
Sq Ft
Enrollment Capacity
125,000
27.54
608
900
68%
125,000
42.18
709
900
79%
122,000
38.70
580
900
64%
125,850
31.60
746
900
83%
155,000
37.82
843
1,000
84%
652,850
177.84
3,486
4,600
76%

Middle School Levels of Service
LOS per Student (current enrollment)
LOS per Student (current capacity)

Building SF
187.28
141.92

Land
0.0510
0.0387

Source: Fort Mill School District

High Schools
The inventory and current levels of service for high schools are shown below in Figure 7. As indicated
below, high school buildings have a total of 783,770 square feet of gross floor area on approximately 185
acres. Total enrollment in all high schools for the 2018 school year is 4,324 and total capacity is 4,800.
Utilization percentages for individual schools are calculated by dividing enrollment by capacities. Overall,
high schools are at 90 percent capacity for the 2018 school year; utilization rates range from a low of 88
percent at Nation Ford to a high of 92 percent at Fort Mill.
Levels of service are shown for buildings and land for high schools at the bottom of Figure 7. Since high
schools overall are currently operating under capacity, there are no existing deficiencies. Therefore, the
level of service standard on which the impact fees are based is calculated using existing capacity (shaded
in Figure 7) Levels of service are calculated by dividing the amount of infrastructure by capacity (783,770
square feet of school building space is divided by high school total capacity of 4,800 students to arrive at
163.29 square feet per student).
Current levels of service are:
Land: 0.0386 acres per student
Buildings: 163.29 square feet per student
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Figure 7: Fort Mill School District High Schools
Building
2018
Permanent
Acreage
Utilization
Sq Ft
Enrollment Capacity
418,279
109.00
2,214
2,400
92%
365,491
76.40
2,110
2,400
88%
783,770
185.40
4,324
4,800
90%

Facility
Fort Mill High School
Nation Ford High School
TOTAL
High School Levels of Service
LOS per Student (current enrollment)
LOS per Student (current capacity)

Building SF
181.26
163.29

Land
0.0429
0.0386

Source: Fort Mill School District

PLANNED CAPACITY PROJECTS
Section 6-1-960(9) of the South Carolina Development Impact Fee Act requires:
“a schedule setting forth estimated dates for commencing and completing construction of all
improvements identified in the capital improvements plan.”
Figure 8 lists the capacity-related projects the Fort Mill School District has planned for the next five years.
Thre Catawba Ridge High School is currently under construction. Other school capacity projects are
planned as part of a bond referendum the District has planned for the Spring of 2018. In addition to
maintenance projects and technology improvements, the School District has two elementary schools
planned in the next five years, as well as a new middle school. Three additional school sites are also part
of this referendum. As indicated in Figure 8, new school construction will add 5,4000 additional student
seats.

Figure 8: Fort Mill School District Planned Capacity Projects
Facility
Elementary School #10
Elementary School #11
Middle School #6
Elementary School Site
Middle School Site
Flex Combo School Site
Catawba Ridge High School
TOTAL

Timeframe
SY20-21
SY20-21
SY21-22
SY20-21
SY21-22
SY20-21
SY19-20

Permanent
Cost
Capacity
1,000
$42,278,388
1,000
$44,623,878
1,000
$53,646,800
N/A
$4,380,375
N/A
$3,796,328
N/A
$6,759,844
2,400
$118,837,089
5,400
$274,322,702

FUTURE CAPACITY PROJECTION
Section 6-1-960(5) of the South Carolina Development Impact Fee Act requires:
“a description of all system improvements and their costs necessitated by and attributable to new
development in the service area, based on the approved land use assumptions, to provide a level
13
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of service not to exceed the level of service currently existing in the community or service area,
unless a different or higher level of service is required by law, court order, or safety consideration.”
Section 6-1-960(7) of the South Carolina Development Impact Fee Act requires:
“the projected demand for system improvements required by new service units projected over a
reasonable period of time not to exceed twenty years.”
The Fort Mill School District’s permanent capacity is 17,800 student seats. By school type, permanent
capacity is as follows: elementary school – 8,400; middle school – 4,600; and high school – 4,800. Based
on the 2017-2018 enrollment, current permanent capacity utilization is 87% for elementary schools, 76%
for middle schools, and 90% for high schools.
As the School District’s student enrollment increases, new development will demand additional school
infrastructure. If the permanent student seats currently being constructed and identified in the District’s
upcoming bond referendum are constructed, these student seats will serve some of the demand placed
on the School District by new development. As shown in Figure 9, 2,000 elementary school student seats
are planned over the next ten years. Without any additional student seats, elementary schools will
utilize 127% of their permanent capacity at the end of ten years. Planned elementary student seats will
reduce permanent capacity utilization from 127% to 102%. In summary, the planned elementary capacity
expansions over the next five years are not enough to serve projected demand over the next ten years,
indicating that additional student seats will be needed in years 6-10.

Figure 9: Planned Elementary School Capacity Utilization
Elementary Schools
School
Year
2018-2019
2019-2020
2020-2021
2021-2022
2022-2023
2023-2024
2024-2025
2025-2026
2026-2027
2027-2028
2028-2029
10-Yr Change

Projected
Enrollment
7,605
7,928
8,247
8,564
8,823
9,127
9,431
9,735
10,039
10,343
10,647
3,042

Planned
Student
Stations*
0
0
2,000
0
0
0
0
0
0
0
0
2,000

Total
Student Utilization
Stations*
8,400
91%
8,400
94%
10,400
79%
10,400
82%
10,400
85%
10,400
88%
10,400
91%
10,400
94%
10,400
97%
10,400
99%
10,400
102%

Utilization Without New Student Stations:

127%

*Based on current permanent student stations and planned permanent student
stations.
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As shown in Figure 10, 1,000 middle school student seats are planned over the next ten years. Without
these planned student seats, middle schools will utilize 153% of their permanent capacity at the end of
ten years. Planned middle school student seats will reduce permanent capacity utilization from 153% to
125%.

Figure 10: Planned Middle School Capacity Utilization
Middle Schools
School
Year

Projected
Enrollment

2018-2019
2019-2020
2020-2021
2021-2022
2022-2023
2023-2024
2024-2025
2025-2026
2026-2027
2027-2028
2028-2029
10-Yr Change

3,802
4,059
4,404
4,689
5,094
5,416
5,738
6,060
6,382
6,704
7,026
3,224

Planned
Student
Stations*
0
0
0
1,000
0
0
0
0
0
0
0
1,000

Total
Student Utilization
Stations*
4,600
83%
4,600
88%
4,600
96%
5,600
84%
5,600
91%
5,600
97%
5,600
102%
5,600
108%
5,600
114%
5,600
120%
5,600
125%

Utilization Without New Student Stations:

153%

*Based on current permanent student stations and planned permanent student
stations.

As shown in Figure 11, 2,400 high school student seats are planned over the next ten years. Without these
planned student seats, high schools will utilize 164% of their permanent capacity at the end of ten years.
Planned high school student seats will reduce permanent capacity utilization from 164% to 109%. In
summary, the planned high capacity expansions over the next five years are not enough to serve projected
demand over the next ten years, indicating that additional student seats will be needed in years 6-10.
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Figure 11: Planned High School Capacity Utilization
High Schools
School
Year
2018-2019
2019-2020
2020-2021
2021-2022
2022-2023
2023-2024
2024-2025
2025-2026
2026-2027
2027-2028
2028-2029
10-Yr Change

Projected
Enrollment
4,590
4,824
5,128
5,552
5,930
6,251
6,572
6,893
7,214
7,535
7,856
3,266

Planned
Student
Stations*
0
2,400
0
0
0
0
0
0
0
0
0
2,400

Total
Student Utilization
Stations*
4,800
96%
7,200
67%
7,200
71%
7,200
77%
7,200
82%
7,200
87%
7,200
91%
7,200
96%
7,200
100%
7,200
105%
7,200
109%

Utilization Without New Student Stations:

164%

*Based on current permanent student stations and planned permanent student
stations.
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SCHOOL IMPACT FEE CALCULATION
METHODOLOGY
The Fort Mill School District school impact fee methodology is based on current average public school
student generation rates, level-of-service standards, and local costs. The school impact fees uses an
incremental expansion approach, which documents the current level of service for public facilities in both
quantitative and qualitative measures. The intent is to use impact fee revenue to expand or provide
additional facilities, as needed to accommodate new development, based on the current level of service
and cost to provide capital improvements. All school levels are included in the fees. Costs for school
buildings (including contents), land for school sites, and District-owned buses are included in the fee.
Finally, credits for future principal payments on existing debt is included.

SERVICE AREA
TischlerBise recommends a District-wide impact fee service area. Although each school has an attendance
zone, capacity needs exist throughout the District. In addition, attendance zones are redrawn in order to
better utilize District resources, as facility capacity changes.

CONSTRUCTION COSTS
Construction costs were provided by the Fort Mill School District and for elementary and middle schools,
the costs are based on planned projects contained in the 2018 proposed bond referendum. The cost
assumptions for high schools is based on a high school currently under construction. As shown in Figure
12, the construction cost assumptions are $348 per square foot for elementary schools, $346 per square
foot for middle schools, and $305 per square foot for high schools. It should be noted that the Fort Mill
School District is responsible for 100 percent of new school construction costs.

Figure 12: Construction Cost Assumptions
Site
Elementary School #10
Elementary School #11
Weighted Average Total

Cost
$42,278,388
$44,623,878
$86,902,266

Square Feet
125,000
125,000
250,000

Cost/Per Sq. Ft.
$338
$357
$348

Middle School #6

$53,646,800

155,000

$346

High School

$118,837,089

390,000

$305

Source: Fort Mill School District

LAND COSTS
The Fort Mill School District anticipates the need to purchase land for future school sites to accommodate
school capital needs brought about by growth in the District. School District staff provided acreage and
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sales price data for recent land purchases totaling approximately 208.11 acres at a cost of approximately
$17.69 million. The average cost per acre used in this study is $85,003 per acre.

Figure 13: Land Cost Assumptions
Site
Riverview Elementary
Museum (Banked Site)
White (Banked Site)
Fort Mill Reserve (Banked Site)
Mack (Banked Site)
Buchanan Property (Banked Site)

Year
2012
2013
2015
2016
2016
2017

Original Cost
$2,550,000
$1,900,000
$4,630,000
$1,560,000
$2,000,000
$5,050,000
$17,690,000

Acres
52.47
39.20
51.43
15.46
18.72
30.83
208.11

Total Cost Per
Acre
$48,599
$48,469
$90,025
$100,906
$106,838
$163,801
$85,003

Source: Fort Mill School District

CREDITS FOR FUTURE PRINCIPAL PAYMENTS ON EXISTING SCHOOL IMPROVEMENTS
Because the Fort Mill School District debt-financed recent school capacity expansions, a credit is included
for future principal payments on outstanding debt. A credit is necessary since new residential units that
will pay the impact fee will also contribute to future principal payments on this remaining debt through
property taxes. A credit is not necessary for interest payments because interest costs are not included in
the impact fee.
School District staff provided outstanding debt for Fort Mill School District. As shown in Figure 14,
outstanding debt from school capacity expansion projects is estimated at approximately $444.5 million.
Annual principal payments are divided by student enrollment in each year to determine a per student
credit. For example, in the 2018-2019 school year, the total principal to be paid of $22,315,000 is divided
by projected enrollment of 15,997 for a payment per student of $1,395. To account for the time value of
money, annual payments per student are discounted using a net present value formula based on an
average current interest rate of 2.7%. The total net present value of future principal payments per student
is $8,521. This amount is subtracted from the gross capital cost per student to derive a net capital cost
per student.
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Figure 14: Credit for Future Principal Payments on Existing Debt
School Year Principal Payments
2018-2019
2019-2020
2020-2021
2021-2022
2022-2023
2023-2024
2024-2025
2025-2026
2026-2027
2027-2028
2028-2029
2029-2030
2030-2031
2031-2032
2032-2033
2033-2034
2034-2035
2035-2036
Total

$22,315,000
$18,230,000
$19,120,000
$21,550,000
$24,135,000
$25,305,000
$26,280,000
$27,225,000
$28,395,000
$30,115,000
$31,325,000
$32,450,000
$33,535,000
$29,125,000
$30,105,000
$16,310,000
$14,285,000
$14,740,000
$444,545,000

Projected
Total Credit
Enrollment
per Student
15,997
$1,395
16,811
$1,084
17,779
$1,075
18,805
$1,146
19,847
$1,216
20,794
$1,217
21,741
$1,209
22,688
$1,200
23,635
$1,201
24,582
$1,225
25,529
$1,227
26,476
$1,226
27,423
$1,223
28,370
$1,027
29,317
$1,027
30,264
$539
31,211
$458
32,158
$458
$19,153

Discount Rate
Net Present Value

2.7%
$8,521

Source: Fort Mill School District

CREDITS FOR PRINCIPAL PAYMENTS ON FUTURE SCHOOL DEBT IMPROVEMENTS
The Fort Mill School District plans a referendum in 2018 to fund future school capacity construction. To
enusre that new development doesn not “double pay” through the impact fee and again through future
property tax payments, a credit is included for principal payments on this future debt. A credit is not
necessary for interest payments because interest costs are not included in the impact fee.
School District staff provided outstanding debt for Fort Mill School District. As shown in Figure 15,
outstanding debt from school capacity expansion projects is estimated at approximately $149.7 million.
Annual principal payments are divided by student enrollment in each year to determine a per student
credit. For example, in the 2019-2020 school year, the total principal to be paid of $4,290,000 is divided
by projected enrollment of 16,811 for a payment per student of $255. To account for the time value of
money, annual payments per student are discounted using a net present value formula based on an
average current interest rate of 2.7%. The total net present value of future principal payments per student
is $3,325. This amount is subtracted from the gross capital cost per student to derive a net capital cost
per student.
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Figure 15: Credit for Principal Payments on Future Debt
School Year Principal Payments
2019-2020
2020-2021
2021-2022
2022-2023
2023-2024
2024-2025
2025-2026
2026-2027
2027-2028
2028-2029
2029-2030
2030-2031
2031-2032
2032-2033
2033-2034
2034-2035
2035-2036
Total

$4,290,000
$4,715,000
$4,060,000
$5,480,000
$5,755,000
$4,030,000
$4,210,000
$4,445,000
$4,625,000
$4,895,000
$5,140,000
$4,965,000
$5,225,000
$20,375,000
$23,980,000
$25,210,000
$18,340,000
$149,740,000

Projected
Total Credit
Enrollment
per Student
16,811
$255
17,779
$265
18,805
$216
19,847
$276
20,794
$277
21,741
$185
22,688
$186
23,635
$188
24,582
$188
25,529
$192
26,476
$194
27,423
$181
28,370
$184
29,317
$695
30,264
$792
31,211
$808
32,158
$570
$5,653

Discount Rate
Net Present Value

2.7%
$3,325

Source: Fort Mill School District
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SCHOOL IMPACT FEE INPUT VARIABLES
Factors used to derive the Fort Mill School District’s school impact fees are summarized in Figure 16.
Impact fees for schools are based on student generation rates (i.e., public school students per housing
unit) and are only assessed on residential development. Level-of-service standards are based on current
costs per student for school buildings and land, as described in the previous sections and summarized
below.
The gross capital cost per student is the sum of the cost per student for each component. For example,
for the elementary school portion, the calculation is as follows: $39,161 [building construction] + $2,302
[land] = $41,463 gross capital cost per student.
The net local capital cost per student is the sum of the gross capital cost per student and the
recommended revenue credits. Continuing with the elementary school example, the calculation is as
follows: $41,463 [gross capital cost per student] - $8,521 [credit for future payments on existing debt
service principal] – $3,325 [credit for future payments on future debt service principal]= $29,617 net local
capital cost per student. The same approach is followed for middle and high schools.

Figure 16: School Impact Fee Input Variables
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MAXIMUM SUPPORTABLE SCHOOL IMPACT FEES
Figure 17 shows the schedule of maximum supportable impact fees for the Fort Mill School District. The
fees are calculated by multiplying the student generation rate for each housing type (shown in Figure 6)
by the net capital cost per student for each type of school. Each component is then added together to
derive the total school impact fee.
For example, for a single family unit, the elementary school portion of the fee is calculated by multiplying
the student generation rate of .248 by the net lpcal capital cost per elementary student of $29,617, which
results in $7,345 per single family unit. This is repeated for the other school levels. Totals for the three
school levels of the fee are added together to calculate the total fee per single family unit of $18,945
($7,345 + $4,786 + $6,814 = $18,945). This is repeated for the mulitifamily housing type.

Figure 17: Maximum Supportable School Impact Fees
Maximum School Impact Fees: Fort Mill School District
Elementary
Middle
High

Single Family
Multifamily

(PK-5)

(6-8)

(9-12)

$7,345
$4,976

$4,786
$3,164

$6,814
$4,387

Maximum
Fee
$18,945
$12,526
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APPENDIX A – HOUSING AFFORDABILITY ANALYSIS
In accordance with South Carolina Development Impact Fee Act (Code of Laws of South Carolina, Title 6,
Article 9, Chapter 1), this chapter estimates the effects of imposing the proposed school development
impact fee on the affordability of housing in the Fort Mill School District. The analysis will examine the
current household income and housing expenses that burden an average household in the District. Next,
the maximum school development impact fee will be included in the cost burden analysis to identify the
effect the proposed school impact fee will have on affordable housing in the District.
Shown in the map below, the District includes the municipalities of Fort Mill and Tega Cay. As such, to
obtain a better understanding of the effect the proposed school impact fee will have on affordable
housing in the District, both the Town of Fort Mill and City of Tega Cay will be included in the analysis.

Image A1. Fort Mill School District

Source: Fort Mill School District
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South Carolina Development Impact Fee Act
Affordable housing is defined in South Carolina Development Impact Fee Act as housing to families whose
incomes do not exceed 80 percent of the median income for the service area or areas within the
jurisdiction of the governmental entity. The Act does not mention a preferred methodology to examine
the household’s whose income does not exceed 80 percent of the median income. Therefore, the analysis
uses the US Housing and Urban Development’s (HUD) criteria that housing should be 30 percent or less
of a household’s income. The cost of housing is “moderately burdensome” if its cost burden is over 30
percent and “severely burdensome” if the ratio is over 50 percent.

PROPOSED SCHOOL IMPACT FEE
The school impact fees found in Figure A1 are new development’s fair share of the cost to provide
additional school capacity in the Fort Mill School District. The District may recommend and York County
may adopt on the District’s behalf fees that are less than the amounts shown. However, a reduction in
impact fee revenue will necessitate an increase in other revenues, a decrease in planned capital
expenditures, and/or a decrease in levels of service. The housing affordability analysis will assume a
conservative condition for assessing the effect of the impact fee on affordable housing in Fort Mill School
District (i.e. the proposed impact fee amount). If the County Council were to choose a lower impact fee
amount, the results presented in this report would improve.

Figure A1. Proposed School Impact Fee

HOUSEHOLD INCOME
The purchasing power of Fort Mill School District residents to secure housing is represented by the
average personal income in the Town of Fort Mill and City of Tega Cay. Personal income includes all wages,
tips, and bonuses from employment, as well as retirement income earned from a pension plan or
retirement account. In the analysis, household income represents all residents living in the housing unit,
no matter relationship. From the US Census Bureau American Community Survey, in 2016 the average
median annual household income between Fort Mill and Tega Cay was $93,547. By using the US Bureau
of Labor Statistics’ CPI Calculator, the current median household income is estimated at $98,315. The
annual income for a household making 80 precent of the Town’s median is $78,652, or $6,554 per month.
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Figure A2. Median Household Income
Median Annual Household Median Annual Household
Household
80% of Median
Income (2016)
Income (2018)
Income Factor Annual Income
$93,547
$98,315
80%
$78,652

Monthly
Income
$6,554

Source: U.S. Cens us Bureau, 2012-2016 Ameri can Communi ty Survey 5-Year Es ti mates ; U.S. Bureau of Labor
Stati s ti cs CPI Cal cul ator
Note: Medi an annual hous ehol d i ncome (2016) i s the average between the Town of Fort Mi l l and Ci ty of Tega Cay

HOUSING STOCK
Listed in Figure A3, there are a total of 8,438 housing units in Fort Mill and Tega Cay. Of the total, over 96
percent are occupied, while 267 units are vacant. Additionally, there are 6,138 owner-occupied
households and 2,033 renter-occupied households. The majority (84 percent) of the housing in the two
municipalities is single family units.

Figure A3. Fort Mill and Tega Cay Housing Stock Characteristics
Units in Owner-Occupied
Structure Persons Hsehlds
6,111
Single family [1] 17,453
2 to 4
27
27
5 or more
0
0
Total 17,480
6,138

Renter-Occupied
Persons Hsehlds
2,150
768
1,285
1,287
4,722

634
631
2,033

Persons
19,603
1,312
1,287
22,202

Renter & Owner Combined
Hsehlds Hsg Units PPHH
6,879
7,093
2.85
661
689
1.98
631
656
2.04
8,171
8,438
2.72

Vacant HU
Occupancy Rate
Summary by Type
of Housing
Persons
Single Family [1] 19,603
Multifamily [2] 2,599
Total 22,202

Hsehlds Hsg Units
6,879
7,093
1,292
1,345
8,171
8,438

Totals
PPHH
2.85
2.01
2.72

PPHU
2.76
1.93
2.63

Hhld Mix
84%
16%
100%

PPHU
2.76
1.90
1.96
2.63

267
96.84%

Hsg Mix
84%
16%
100%

[1] Incl udes a tta ched a nd detached s i ngl e fa mi l y homes a nd mobi l e homes
[2] Incl udes a l l other types
Source: U.S. Cens us Burea u, 2012-2016 Ameri ca n Communi ty Survey 5-Yea r Es tima tes
Note: Fi gure i ncl udes Town of Fort Mi l l a nd Ci ty of Tega Ca y

COST OF HOMEOWNERSHIP
The analysis uses nine categories to calculate the cost of homeownership in the Fort Mill School District:
purchase price; development impact fees; mortgage payment; property tax; stormwater management
fee; solid waste collection fee; water, sewer and electric utilities; telephone, cable and internet utilities;
and homeowners insurance. The costs used in the analysis are averages and may vary depending on the
size, condition, and location of the home.
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Purchase Price
The median home value is used to estimate the purchase price of a home. The American Community
Survey estimates that the median value of a home in the Town of Fort Mill and the City of Tega Cay is
$255,150 (US Census Bureau, 2012-2016 American Community Survey 5-Year Estimates).

Current School and Other Development Impact Fee
Indicated in Figure A3, owner-occupied housing units are predominately single family units, so the
following fees correspond to the single family unit impact fees.
Currently, York County collects a development impact fee of $2,500 per new home on the School District’s
behalf. In addition, for single family units the Town of Fort Mill collects impact fees for Parks & Recreation
($1,280), Fire Protection ($152), and Municipal Facilities ($390). Taking a conservative approach, it is
assumed that the developer passes down the fees to the homebuyer by increasing the purchase price.
Currently, the City of Tega Cay does not impose any impact fees, but such fees may be adopted by the
City Council in the future, so Fort Mill’s fees will be included in the analysis.
To reflect the true purchase price of a home in the Fort Mill School District, the impact fees are included
into the cost. As a result, the purchase price of a home is $259,472 ($255,150 + $2,500 + $1,280 + $152 +
$390 = $259,472).

Mortgage Payment
A conventional, fixed-rate 30-year mortgage is assumed to estimate monthly costs of principle and
interest on a home loan. The down payment for a loan is assumed to be 20 percent of the purchase price
($259,472 x 20% = $51,894). The loan amount for the mortgage is determined by subtracting the down
payment from the purchase price ($259,472 - $51,894 = $207,578). An interest rate of 4.25 percent is
assumed for the home purchase based on a survey of competitive interest rates in the District
(www.bankrate.com). The monthly mortgage payment is $1,021.

Property Tax
Homes in the Town of Fort Mill that are permanent residences are subject to 4 percent assessment ratio
and a property tax millage rate of 0.2758. Homes in the City of Tega Cay that are permanent residences
are subject to 4 percent assessment ratio and a property tax millage rate of 0.2788. Thus, the average
millage rate is 0.2773. Assumed in the analysis, property tax for the median valued home is $2,878
($259,472 x 4% x 0.2773 = $2,878).

Stormwater Management Fee
In the Town of Fort Mill, the fee to operate and maintain the stormwater management system is $72 per
year for a housing unit. This is used to approximate the cost throughout the District.

Solid Waste Collection Fee
The annual collection fee for curbside trash pickup and recycling services in the Town of Fort Mill is $216.
The Fort Mill cost is used to approximate the waste collection cost throughout the District.
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Water, Sewer, and Electric Utilities
By using data provided in York County’s Water and Sewer Financial Planning and Rate Study, the estimated
monthly charges for water and sewer are calculated. On average, a household uses 151 gallons of water
per day and has 150 gallons of wastewater per day. Combining those averages with the Fort Mill utility
rates, a monthly charge of $27.31 for water and $38.45 for sewer is estimated. Additionally, for an average
household that uses 1,000 kilowatts of electricity per month, Duke Energy charges $107.13.

Telephone, Cable, and Internet Utilities
Comporium is a provider of telephone, cable, and internet in the Fort Mill School District. From their
website, the three services costs $134.99 per month in the District (www.comporium.com).

Homeowner’s Insurance
Homeowner’s insurance provides protection for the home and is generally required when a home has a
mortgage. The average cost for homeowner’s insurance in the Fort Mill School District is estimated to be
$930 per year (www.insurance.com).

Monthly Payment
By compiling the month obligations, it is estimated that the monthly cost for homeownership is $1,547.
At the end of this chapter the monthly costs are listed in Figure A6.

COST OF RENTING
The cost of renting a home in the Fort Mill School District is estimated with the data provided by the US
Census Bureau. The median gross rent (including all utilities and rental insurance) in Fort Mill is estimated
to be $857, in Tega Cay it is $1,388 (US Census Bureau, 2012-2016 American Community Survey 5-Year
Estimates). That results in an average cost of renting a home to be $1,122.50.
It is assumed that the existing impact fees have not been included into the US Census Bureau’s estimate.
Indicated in Figure A3, renter-occupied homes are mixed between three building categories: single family,
2 to 4 units, and 5 or more units. The following fees for renter-occupied housing correspond to the
multifamily impact fees in Fort Mill.
Currently, York County collects a development impact fee of $2,500 per new home on the School District’s
behalf. In addition, for multifamily units the Town of Fort Mill collects impact fees for Parks & Recreation
($595.91), Fire Protection ($70.61), and Municipal Facilities ($181.32). The analysis is taking a conservative
approach and assumes that the impact fee will be recouped by the landlord through an increase in
monthly rent. Similar to the owner-occupied approach, the fee will be recouped over 30 years, thus
increasing the monthly rent by $9.30. The final cost of rent is $1,131.80 per month ($1,122.50 + $9.30 =
$1,131.80).

COST BURDEN ANALYSIS
The cost burden for affordable housing is measured as the ratio between monthly payments for housing
(including property tax, fee, utilities, and insurance) and monthly gross household income. An analysis
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was conducted for residents that purchase a home and residents that rent a home. A cost burden ratio of
30 percent is used as the threshold to determine housing affordability in the Fort Mill School District.

Scenario 1: Baseline Conditions
Figure A4 summarizes the cost burden analysis for residents purchasing or renting a median valued home
without the proposed school development impact fee included. Based on the results, both owneroccupied and renter-occupied housing cost burden are well below the limit of affordability for households
whose income is 80 percent of the District’s median income.

Figure A4. Scenario 1: Cost Burden Analysis without Proposed Impact Fee
Condition
Monthly Income Monthly Cost Cost Burden
Owner-Occupied
$6,554
$1,547
23.6%
Renter-Occupied
$6,554
$1,132
17.3%

Scenario 2: Baseline Condition + Proposed Impact Fee
In the second scenario, the proposed school impact fee is included into the cost burden analysis to
highlight the effects the fee has on housing affordability. Indicated in Figure A3, owner-occupied housing
units are predominately single family units and renter-occupied housings is mixed between the three
categories (single family, 2 to 4 units, and 5 or more). Since the school impact fee is a based on housing
type, the owner-occupied housing unit will be assessed the fee for single family units ($18,945) and the
renter-occupied housing unit will be assessed the fee for multifamily units ($12,526). This will be replacing
the current school impact fee of $2,500.
Listed in Figure A5, the monthly costs for owners and renters increased with the proposed school impact
fee. The cost burden ratio for owner-occupied homes increased by 1.2 percent and for renter-occupied
homes the cost burden ratio increased by .4 percent.

Figure A5. Scenario 2: Cost Burden Analysis with Proposed Impact Fee
Condition
Monthly Income Monthly Cost Cost Burden
Owner-Occupied
$6,554
$1,628
24.8%
Renter-Occupied
$6,554
$1,160
17.7%

Conclusion
The South Carolina Development Impact Fee Act requires prepartion of a report that estimates the effect
of imposing development impact fees on affordability of housing in the jurisdiction. To calculate the effect,
a household that earns 80 percent of the median income should have a cost burden ratio of 30 percent
or less for housing. This analysis has concluded that the proposed increase in the Fort Mill School
District’s development impact fee would not create an additional burden large enough to exceed the
cost burden criteria established by the US Housing and Urban Development Department.
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Figure A6. Cost of Homeownership

Purchase Price
Down Payment
Loan Amount
Loan Length (Years)
Loan Length (Months)
Yearly Interest Rate
Monthly Interest Rate
Monthly Payment
Property Tax (per month)
Stormwater Management Fee
Solid Waste Collection Fee
Water, Sewer & Electric Utilities
Telephone, Cable & Internet Utilities
Homeowners Insurance
Monthly Cost

Monthly Payment Calculation
Scenario 1
Scenario 2
Baseline Condition
Baseline Condition + Impact Fee
$259,472
$275,917
$51,894
$55,183
$207,578
$220,734
30
30
360
360
4.25%
4.25%
0.35%
0.35%
$1,021
$1,086
$240
$256
$6
$6
$18
$18
$173
$173
$11
$11
$78
$78
$1,547
$1,628
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