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Dear Citizen, 
 
The North Charlottesville Business Council (NCBC) of the Charlottesville Regional 
Chamber of Commerce is pleased to underwrite the Workplace 29 study. The report 
strives to supply additional economic information to assist in Albemarle County’s 
“Places 29” planning process.  We thank the Free Enterprise Forum for helping to 
highlight the role of business in this principal and growing economic center for our 
region. 
 
We expected the report to show that the Workplace 29 region was a significant 
contributor to the local economy and tax base. 
 
We were surprised to learn the Workplace 29 area: 
 
 

• generates over 73 times the tax revenue per square foot of the average for land in 
Albemarle County. 

• contributes over 45% of the Albemarle County total local tax revenue from less 
than 2% of the land area.  

• receives less than $1 million per year in non- school capital improvement dollars 
in the area. 

• 35% of taxes generated by all non-residential uses in Albemarle County and the 
City of Charlottesville.  

• supports approximately 20,000 jobs and provides approximately $800 million in 
annual salaries. 

•  produces $ 33,019,354 in total tax revenue paid to Albemarle County and 
Charlottesville City in 2006.(Estimated see appendix 1) 

 
The corridor is currently the subject of a significant master planning process NCBC has 
been an active participant in this process. We are particularly concerned with improving 
the character, appearance and usefulness of the road for the benefit of the local 
community. We are proponents of an urban boulevard for our county’s main street and 
oppose  expressway concepts.  
 
Non-residents often think of the area in terms of the University or the city’s downtown 
district. Few think of our image as defined by US 29. It is however big part of the region; 
a vital part of the region.  It can and should be consistent with our community’s high 
standards. 
 
The NCBC agrees with the Places 29 planners that “…the master plan requires an 
understanding of the economic climate”.  NCBC hopes the Workplace 29 report furthers 
the discussion of the regional economic importance of the commercial corridor. 
 
The current Places 29 plan calls for a reconfiguration of the road network which will 
clearly disrupt business along US 29. The extent of short term disruptions is not known at 
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this time. More importantly the long term consequences of the changes being proposed 
are not yet being addressed. This area is such a significant source of the region’s tax 
revenue that it would be prudent to better understand these consequences before making 
significant changes.  
 
As a final note, there is no universally recognized standard for sharing of tax revenue 
between the sources of the money and the uses of the money. And it is generally accepted 
that businesses should pay more than they receive. Given the contributions of the 
Workplaces 29 area to the wellbeing of the County, it does seem that there is potential for 
both a common good and an economic benefit to increase the amount of capital 
improvements directed at this area.  
 
We intend to remain engaged participants with the planners, government entities and 
consultants as the planning process moves forward. We hope this report will help us all. 
 
Sincerely, 
 
 
 
John Nunley       L F Wood      Michael McGowan 
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Introduction 
 
In a unique cooperative effort Albemarle County, the Thomas Jefferson Planning District 
Commission and the Virginia Department of Transportation in conjunction with the City 
of Charlottesville and the University of Virginia have engaged a consultant team to 
conduct a transportation study and create a master plan for development in the North U.S. 
29 Corridor.  This $1.2 million study has been named Places 29.  
 
In an effort to further inform the Places 29 process, The North Charlottesville Business 
Council (NCBC) of the Charlottesville Regional Chamber of Commerce requested The 
Free Enterprise Forum determine the approximate tax revenue generated by business 
activities as well as the Capital Improvement expenditures in the study area.  The 
Workplace 29 report seeks to quantify the economic importance of North U.S. 29 
businesses to the region. 
 
This report would not have been possible without the significant cooperation of the 
professional staff of Albemarle County and the City of Charlottesville.  In addition, The 
Free Enterprise Forum would like to thank Ivo Romenesko, Chuck Rotgin, John Nunley 
for their advice and counsel. 
 
The Free Enterprise Forum is a privately funded public policy think tank.  The Free 
Enterprise Forum is solely responsible for the content of this report.  
 
Respectfully submitted, 
 
 
Neil Williamson 
Executive Director 
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Executive Summary 
 
Workplace 29 serves as the Charlottesville region’s most important commercial district, 
providing citizens with opportunities to live, shop, work and play. Over 20,000 area 
residents work in this vital economic artery. For visitors, US 29 functions as the primary 
entrance corridor to the Charlottesville region. In addition to providing essential services 
and serving as the main gateway to our community, the Workplace 29 study area 
represents a substantial portion of the tax base for Charlottesville City and Albemarle 
County.  
 
The Workplace 29 study area: 

 
• supports more than 20,000 jobs, conservatively providing more than $800 million 

($874,216,408) alone in direct salaries each year. 
• generates 35% of taxes by all non-residential uses in Albemarle County and the 

City of Charlottesville; approximately $ 33,019,354 in total tax revenue paid to 
Albemarle County and Charlottesville City in 2006.  

• provides per acre tax revenue of $24,700 for non-residential uses, compared to the 
entire county average of $335 per acre.  

• produces approximately 45% of the county’s total tax revenue in 2006.   
 
Despite the tax contribution and rapid growth of this district, discretionary county 
funding in this area has been flat.   
 
Workplace 29 Study Area 
 
The geographic boundaries of the Workplace 29 study area combine those of the “Places 
29” and the 2003 “US 29H250” planning study areas. Figure 1 demonstrates the 
boundaries of the study area and the non-residential properties within those boundaries. 
Places 29 and US 29H250 are composed of Neighborhoods 1, 2, Hollymead and Piney 
Mountain in Albemarle County and the corridor along US Route 29 between Hydraulic 
Road and Barracks Road in Charlottesville City.  
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Workplace 29: Employment Center and Economic Engine 
 
US Route 29 is a national highway running from Baltimore, Maryland to Pensacola, 
Florida. In Albemarle County and Charlottesville, US Route 29 also serves as the main 
commercial corridor. In Albemarle and Charlottesville, the Workplace 29 corridor is 
composed of a mix of residential, industrial and commercial properties. Land use in the 
Workplace 29 study area is overwhelmingly residential. All properties in the Workplace 
29 area comprise 2% of Albemarle County. The non-residential properties in Workplace 
29 comprise .4%1of the land area of Albemarle County and the City of Charlottesville. 
These commercial properties generate significant economic activity. Although a small 
percentage of Albemarle County, the area generates significant economic activity. 
According to Places 29 Economic fact sheet the Albemarle portion of the study area is an 
“‘Economic Engine’ for Albemarle County….Approximately 40% of the jobs and the 
vast majority of the county’s retail space is located in this area (US 29 North Corridor)”2.   
 
The “Chamber Jobs Report-2007”, published by the Charlottesville Regional Chamber of 
Commerce, reported 47,817 jobs in Albemarle County. Using Albemarle County’s 
percentage estimate calculated by the Places 29 consultant and the Free Enterprise 
Forum’s estimate for the Charlottesville portion, approximately 20,000 (19,126 county) 
jobs are located in Workplace 29. Virginia Employment Commission data indicates the 
average per capita salary is $40,508 per year in Charlottesville and $43,836 in Albemarle.  
Therefore it can be estimated that the Workplace 29 study area provides $874,216,408 in 
direct salaries to area residents.   
 
35% of Albemarle County’s non-residential square footage, including more than half of 
the retail space and more than two-thirds of the industrial space, is located in this 
economic center. Numerous approved projects will increase the percentage of retail space 
in Workplace 29. Likewise, the portion of the study located within the city generates 32% 
(29 Corridor Summary Sheet) of the retail sales recorded in the City of Charlottesville. 
 
Purpose of the Study 
 
This study intends to discuss the economic contribution of the Workplace 29 study area 
to further inform the Albemarle County master planning process as it nears completion. 
To quantify the importance of this economically vital area, the Workplace 29 study 
calculates non-residential tax revenue to capital expenditure using the approximate 
amount of real estate tax revenue generated by business in the study area.  The real estate 
tax to capital improvements ratio has been calculated over a ten year period (fiscal years 
1996-2006). Further, the study estimates the total tax revenue generated in Workplace 29.  

 
Method and Scope  
 

                                                 
1 415.23 city + 1370.33 county non-residential Workplace 29 acres/ 6,656 total city+ 451949.31 county 
acres 
2 Places 29 Information Sheet #8 Economics 

 7



Real estate tax data for the fiscal year ending and Capital Improvements Plan 
expenditures between fiscal years 1996-2006 were obtained from Albemarle County and 
City of Charlottesville records. Estimates for other taxes paid were generated from 
Albemarle County’s Cost Revenue Impact Model. Charlottesville City provided study 
area estimates for sales, lodging and actual real estate tax data. As the most current and 
extensive information was available for 2006, this fiscal year is featured prominently in 
the study. Study area tax figures for 2006 were examined in relationship to the total tax 
revenues, obtained from the Comprehensive Annual Financial Reports. To develop a 
relative metric over time, non-residential real estate tax data were divided by Capital 
Improvements Plan expenditures both exclusive and inclusive of school expenditures for 
the Workplace 29 study area. 
 
Similarly, Capital Improvements Projects executed within the bounds of the Places 29 
portion of the study were compared with countywide capital improvements to arrive at a 
percentage of countywide capital improvement projects completed in the study area. 
Figures in this portion of the study are actual numbers taken from county records. 
 
To formulate a more complete picture of the actual share of taxes paid by businesses in 
the Workplace 29 study area, Albemarle County’s Cost Revenue Impact Model and 
extrapolated tax information were applied as a starting point for calculating the share of 
total non-residential tax revenues generated by the Workplace 29 study area compared 
with the overall county and city tax revenues.   
 
The following taxes are included in the study: 
 

• Business and Professional 
Occupational License  

• Property  
• Meals  
• Consumer Utilities  
• Sales and Use  
• Transient Lodging  
• Bank Franchise 
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Albemarle County uses Cost Revenue Impact Model to calculate fiscal impact for new 
development projects based on demand generators created for the County by Tishler and 
Associates and updated by Steve Allshouse. Cost Revenue Impact Model demand generators 
were supplied by the county.  
 
Assumptions and Limitations 
 
Cost Revenue Impact Model estimates use demand generators to calculate approximate 
tax values. Demand in the Cost Revenue Impact Model is established by a demand base 
which is then tied to a certain land use. For example, the demand base “population” is 
associated solely with residential properties, whereas the demand base “jobs” is 
associated with retail, office and industrial properties. However, population and jobs 
are closely connected. To avoid this complication, and since our main interest was 
calculating the generation of tax by business, the Free Enterprise Forum has chosen not 
to use Albemarle County’s Cost Revenue Impact Model for certain taxes where reliable 
data and informed assumptions produce more accurate numbers.  
 
For example, considering that restaurants are often collocated with retail uses, meal tax 
revenue in this study is based upon the percentage of retail square footage in the Places 
29 study area. Retail uses in the Workplace 29 study area as a percentage of total 
county retail compose approximately 49% of Albemarle County’s retail. Based on this 
assumption, the Free Enterprise Forum assumed that the same percentage of restaurant 
sales would occur in the Workplace 29 corridor. Considering that $ 5,049,882 in meals 
tax revenues were generated in the entire county in 2006, we consider $ 2,462,441 (or 
49% of $ 5,049,882) to be a better estimate of the proportion of meals tax generated by 
the Workplace 29 study area than that generated by Cost Revenue Impact Model. 
Likewise, transient lodging tax figures for Albemarle County were calculated using the 
number of rooms in the Workplace 29 corridor and assumptions about room and 
occupancy rates. 
 
For non-residential uses, the Cost Revenue Impact Model uses demand units based on 
assumptions about revenues and assessed values per square foot. These assumptions are 
based on county-wide averages. Square footage for each use was determined using 
Geographic Information Systems technology. Square footage was separated by zoning 
designation and then assigned to each of the four categories.  Therefore, the figures 
presented in this study should be understood only as an estimate of the tax revenues 
produced by the Workplace 29 study area. Additionally, Cost Revenue Impact Model 
was developed in the mid 1990’s and generalizes all properties into four categories of 
land use. As a generalized model, it represents a wide range of land uses. Furthermore, 
zoning is not always an indicator of use. Although some of the tax figures reported in 
this study are estimates, the Cost Revenue Impact Model numbers provide a starting 
point for discussing the importance of Workplace 29 as a significant positive tax 
generator.   
 
Furthermore, using Cost Revenue Impact Model to calculate revenues in the Places 29 
study area probably produces a fairly conservative estimate. Properties in the Places 29 
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study area, especially those along US Route 29, tend to have higher sales and assessed 
values per square foot. Anecdotal information gleaned from appraisers indicates that 
actual revenues per square foot for many businesses in the study area may be 
substantially higher than the countywide average used in Cost Revenue Impact Model. 
In actuality, because of both unique location and nature of business, revenues per 
square foot vary. Privacy law precludes the Free Enterprise Forum from investigating 
the revenues of each individual business in the Workplace 29 study area.  
 
Where actual real estate tax data was unavailable, tax estimates were based on 
assessments. This presents a difficulty in the study since all properties in 
Charlottesville and Albemarle are assessed, however, not all properties pay real estate 
taxes and some properties benefit from Land Use Value Taxation. 
 
This study only includes an assessment of capital projects in relationship to tax 
levied. As such, operating costs from Albemarle County or City of Charlottesville are 
not included in this study. For a more comprehensive picture of fiscal impacts, 
operating costs would also have to be considered beyond the scope of this study.  
 
Relevant source data appear in the appendix of this report. 
 
Results 
 
Using Cost Revenue Impact Model, the Free Enterprise Forum estimates that 
Workplace 29, inclusive of all uses and taxes produced approximately 45% of the 
county’s total tax revenue in 2006. However, only 11% of capital improvements 
expenditures were used in Workplace 29. Chart 1 details the percent of total 
Albemarle County Capital Improvements Plan funds spent in Workplace 29 from 
fiscal year 1996-2006. 
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Between fiscal years 1996-2006 approximately 64% of Capital Improvements Plan funds 
countywide were used for schools. Chart 2 illustrates the non-school capital funding for 
Albemarle County and Workplace 29. This figure is of importance since non-residential uses do 
not add to the school-aged population. However, since non-residential and residential uses do not 
exist in isolation, both capital expenditures both inclusive and exclusive of school funding are 
included in this study. Capital Improvements Expenditures are detailed in Appendix 3.  The 
increasing disparity between countywide and Workplace 29 non-school Capital Improvements 
Plan funding is notable beginning with the fiscal year ending 2001 and continuing until the fiscal 
year ending 2006.  
 

Non-School CIP Expenditures Albemarle County and Workplace 29
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 Chart 2 

 
 
Non-residential uses within the Albemarle County portion of Workplace 29 contributed 
approximately $26,138,449 to the tax base in the 2006 fiscal year. This number represents a 
combination of the actual non-residential real estate tax and derived figures for other taxes. This 
dollar amount exceeds the fiscal year 2006 Capital Improvements Plan expenditures for 
Albemarle County in its entirety. Non-residential properties within the Albemarle portion of 
Workplace 29 alone paid approximately twenty-three times more in taxes than were expended in 
non-school Capital Improvements Plan funds and ten times more in Capital Improvements Plan 
expenditures inclusive of school expenses.  
 
The Charlottesville portion of Workplace 29 generated $ 7,145,307 in real estate, sales and 
lodging tax. This portion of the study area recorded 32% of the City of Charlottesville’s retail 
sales for 2006.  
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In 2006, approximately 25% percent of Albemarle County real estate taxes were collected in the 
Workplace 29 study area, of this 25%, 34% was derived from non-residential properties. 
Approximately 38 % of other taxes, excluding real estate, were collected in the Workplace 29 
study area. Of the non-residential tax base, the Albemarle portion of the Workplace 29 study 
area accounts for an average of 60% Albemarle’s non-residential taxes levied between 1996-
2007.  
 
Chart 3 details the amount of property taxes levied on non-residential properties for Albemarle 
County and the Albemarle portion of Workplace 29. An estimated 16 % of total city and county 
taxes, inclusive of real estate and other taxes were generated from non-residential properties 
located in the Workplace 29 study area for 2006. These properties constitute less than 2% of the 
land area of Charlottesville City and Albemarle County.3

 

Non-Residential Real Estate Tax Levied in Albemarle
 County and Places 29 study area (1996-2007)
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 Chart 3 
 

Real estate taxes paid by non-residential properties in the Albemarle portion of Workplace 29 
eclipses the capital expenditures for this same area from 1996-2006 excepting 2002. In that 
particular year, Albemarle County school expenditures were relatively high compared to years 
previous and subsequent. On average proportion of real estate taxes for the Albemarle portion of 
the study area were twice that of the CIP expenditures and three and a half times that of non-
school expenditures. Chart 4 demonstrates the yearly tax intake from non-residential properties 
in the Albemarle portion of the study area along with the school and non-school capital expenses 
for this portion of the study area. For a detailed account of taxes generated and capital expenses 
see appendix 3. 
 

                                                 
3 This assumes that half the land in the City of Charlottesville is non-residential and takes actual Albemarle County 
total non-residential area (5744.35) and divides it by the Charlottesville and Albemarle County combined total 
acreage. 
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Albemarle Portion Workplace 29 Non-Residential Real Estate 
Taxes and Non-School Capital Improvements Expenditures
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Chart 4 
 
Conclusion 
 
Non-residential uses in Workplace 29 generate significant jobs and taxes for Albemarle County. 
The master planning process must continue to engage owners of these properties as the economic 
vitality and level of government service in Albemarle County and Charlottesville City have a 
close relationship to revenues generated by non-residential properties in the Workplace 29 area. 
The current Places 29 plan calls for a reconfiguration of the road network which will cause 
significant business disruptions along US Route 29 during an extended construction period. 
Neither the extent nor time frame of disruptions has been addressed.  
 
Although changes in the character of US Route 29 may have long term economic benefits, short 
term disruptions, through extended construction periods, most likely would negatively impact 
business and as a result the revenue stream for Charlottesville City and Albemarle County. 
Therefore, careful consideration should be given to the impact of master plan formulation and 
implementation on business.   
 
Furthermore, if recent capital improvements expenditure trends are an indication of future capital 
improvements funding trends in the study area, the expense of the infrastructure improvements 
shown in the current iteration of the Places 29 master plan will not be borne by the Capital 
Improvements Plan. With average non-school Capital Improvements Plan funding hovering 
around $1 million per year and state reductions in transportation funds, Places 29 planners 
should produce comprehensive and specific funding and implementation cost estimates as well 
as estimates for anticipated economic disruptions and subsequent economic gains.   
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APPENDICES 
 
Appendix 1- Workplace 29 Non-Residential Tax Calculations 
Business License Tax Albemarle Portion $4,319,228 
Business License Tax Outside Study Area 5,144,651 
Total Business License Tax Albemarle County 9,463,879 
% of Business License Tax 46%
Assessment Based Non-Residential Property Tax Albemarle Portion 9,398,813
Non-Residential Property Tax Revenue Outside Study Area 13,747,038
Total Non-Residential Property Tax Revenue Albemarle County 23,145,852
% of Non-Residential Property Tax Revenue 41%
Non-Residential Property Tax Charlottesville Portion 2,181,115
Non-Residential Property Tax Revenue Outside Study Area 12,206,889
Total Non-Residential Property Tax Revenue Charlottesville City 14,388,004
% of Non-Residential Property Tax Revenue  15%
Meals Tax Charlottesville Portion 1,157,779
Meals Tax Outside Study Area 4,958,053
Total Meals Tax Charlottesville City 6,115,832
% of Meals Tax 19%
Meals Tax Albemarle Portion 2,462,441
Meals Tax Outside Study Area 2,587,441
Total meals tax Albemarle County 5,049,882
% of Meals Tax 49%
Consumer Utilities Tax Albemarle Portion 667,360
Consumer Utilities Tax Outside Study Area 6,623,980
Total Consumer Utilities Tax Albemarle County 7,291,340
% of Consumer Utility Tax 9%
Sales and Use Tax Albemarle Portion 7,601,040
Sales and Use Tax Outside Study Area 5,709,960
Total Sales and Use Tax Albemarle County 13,311,000
% Sales and Use Tax 57%
Sales Tax Charlottesville Portion 3,053,880
Sales Tax Outside Study Area 6,511,610
Total Sales Tax Charlottesville City 9,565,490
% Sales Tax 32%
Transient Lodging Tax 29 $1,217,895
Transient Lodging Tax Not in Study Area 267,105
Total Transient Lodging Tax Albemarle County 1,485,000
% Transient Lodging Tax 82%
Lodging Tax Charlottesville Portion 752,533
Lodging Tax Outside Study Area 1,347,551
Total Lodging Tax Charlottesville City 2,100,084
% Lodging Tax  36%
Bank Franchise Tax 207,270
Bank Franchise Tax Not in Study Area 215,730
Total Bank Franchise Tax 423,000
% of Bank Franchise Tax 49%
Total Non-Residential Revenues 94,990,423 
Total Non-Residential Workplace 29 Revenues 33,019,345
Non-Residential Workplace 29 Revenues/Non-Residential Cnty and City Revenues 35%
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Sources: County of Albemarle Fiscal Report, Albemarle County Office of Management and Budget, County of 
Albemarle Finance Department, Charlottesville City Office of Budget and Management, Charlottesville City 
Commissioner of Revenue’s Office  
 
Appendix 2 
 
Capital Improvements Plan Budget and 
Expenditures  FY 1996-2006 Grand Total Grand Total 
  Budget Expenditure 
32010-FIRE DEPARTMENT $0 $617,999
32017-NORTHERN FIRE STATION 4,344,000 258,892
32020 - VOLUNTEER FIRE & RESCUE 307,500 5,254
41000-ENGINEERING 4,170,750 2,752,837
41020-STREET IMPROVEMENTS 6,997,000 3,593,162
41035-FOUR SEASONS BASIN 0 720,637
  0 139795
41049-WOODBROOK CHANNEL 0 26,895
41053-PEYTON DRIVE 0 66,922
41054-RICKY ROAD 0 91,830
41056-BROOKMILL 0 95,525
41057-WESTMORELAND CRT DRN IMPV 0 68,085
43100-PUBLIC WORKS/MAINT. PROJ. 669,000 0
60204-GREER ELEM 22,000 102,943
60205-HOLLYMEAD ELEM 857,000 1,350,940
60212-WOODBROOK ELEM 200,000 2,264,933
60215-AGNOR-HURT ELEM 0 23,400
60217-BAKER-BUTLER ELEMENTARY 1,281,504 133,003
60217-BAKER-BUTLER ELEMENTARY 12,044,000 13,625,997
60253-JOUETT MIDDLE SCHOOL 2,833,000 4,878,458
60255-SUTHERLAND MIDDLE SCHOOL 0 77,675
60301-ALBEMARLE HIGH SCHOOL 1,676,000 3,050,465
60410-C.A.T.E.C. 38,234 269,288
  0 13,718
60510-VEHICLE MAINTENANCE FACILITIES 0 786,962
61194-P.R.E.P 0 229,296
62420-FACILITY MAINT-BLDG SERVC 280,000 1,479,042
71000-PARKS & RECREATION 177,000 110,988
72030-TOURISM 100,000 48,889
81010-PLANNING 3,384,000 644,571
Total Capital Improvements Plan Budget and Expenditures Workplace 29 $35,401,754.00 $37,528,402
Total Capital Improvements Plan Expenditures 1996-2006   $209,095,305
Capital Improvements Plan Expenditures as a Percentage of Total   18%

Source: Albemarle County Finance Department, Albemarle County Office of Management and Budget 
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Appendix 3 Albemarle Portion of Workplace 29 Taxes and CIP expenditures 1996-2006 
 
 

 Total CIP Non-School CIP 
Non-Residential 
Taxes 

1996 $3,840,334 $694,887 $1,848,602 
1997 4,570,401 459,988 3,435,667 
1998 4,572,010 805,939 1,113,816 
1999 5,819,654 1,210,517 1,323,825 
2000 6,079,384 1,043,246 1,408,998 
2001 7,277,875 1,181,053 4,384,404 
2002 7,355,351 1,152,560 10,760,173 
2003 9,296,740 925,935 4,413,897 
2004 8,259,422 1,631,320 3,015,260 
2005 9,489,247 1,502,163 3,274,743 
2006 9,398,813 1,133,204 2,549,016 

 
 
Appendix 4 Total Albemarle County and Albemarle Portion of Workplace 29 Capital 
Expenditures 
 
 

Albemarle County and Places 29 CIP Expenditures
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Albemarle 19,967,723 21,946,149 19,265,117 7,375,902 11,355,807 25,141,172 23,276,707 21,354,559 25,121,009 23,452,730

Places 29 3,435,667 1,113,816 1,323,825 1,408,998 4,384,404 10,760,173 4,413,897 3,015,260 3,274,743 2,549,016
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