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Duncan Associates Impact Fee Experience

 Farragut
 Franklin
 LaVergne
 Nolensville
 Portland
 Smyrna
 White House

Tennessee Clients National Clients
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What is an Impact Fee?

• A fee based on facility impact, not a tax

• Assessed on new development only

• Paid at building permit

• Based on pre‐determined formula

• Pays only for capital costs

• Expands capacity to accommodate growth
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Who pays an Impact Fee?

• Current owners/occupants not affected

• Residential builder pays for each new dwelling unit

• Nonresidential builder pays per 1,000 sq. ft. added

• No fee for replacement of an existing building

• Expansion of commercial building pays for net increase
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Impact Fee Best Practices

• The fee must be linked to the impact created by development (called a 
“rational nexus”)

• The fee must be a proportionate share of the costs of the improvements 
made necessary by new development

• The fee cannot be imposed to correct previously existing deficiencies

• The improvements must benefit the developments that pay the fee.

• New developments should not pay more than their fair share when 
other types of taxes and fees are considered



Development of the Draft Transportation Impact Fee Study

Background

• 2007 –Town‐wide road impact fee study, not adopted

• Pre‐2014 –Town negotiated cost‐sharing agreements 
with developers for needed road improvements

• 2014 – Subdivision agreement for Everett Road 
improvements based on corridor analysis

• 2014 –Ordinance to collect road improvement fee from 
future development taking access to  Everett Road

• 2015 –Town exploring road improvement fee for other 
road corridors
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Roads Needing Improvement

• Everett Road
• Union Road
• Dixon Road
• Allen Kirby Road
• Evans Road
• Boyd Station Rd.
• Virtue Road
• Boring Road
• N. Campbell Station Road

Note: corridor benefit zones may include more than one road

Potential Corridor Benefit Zone As
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Proposed Approach

• General
• Start with Everett Road corridor study approach

(Cost of improvement ÷ projected new trips in corridor benefit area = cost/trip)
• Add modeling and revenue credits to strengthen nexus
• Fee will apply only in areas with growth‐related road needs (could be town‐wide)

• Methodology (“plan‐based”)
• Set up sub‐area model
• Develop growth assumptions
• Analyze modeled traffic projections to identify improvement needs 
• Prepare cost estimates for improvements
• Determine appropriate corridor benefit zones
• Calculate each zone’s growth share of improvement need
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Proposed Approach (continued)

• Example fee calculation for Zone A 
• Zone A Cost x Growth Share = Zone A Growth Cost
• Zone A Growth Cost ÷ New Zone A Trips = Zone A Cost per Trip
• Zone A Cost per Trip –Credit per Trip = Zone A Net Cost per Trip
• Zone A Net Cost per Trip x Trips per Unit = Zone A Fee per Unit
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 Is local and regional growth creating a 
need for more road improvements?

 Who is creating the impacts?

 What portion of the costs can be recovered 
from an impact fee?

What is this Analysis About?
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Potential Land Development
Areas of Interest to this Study

Inside Farragut
• Use Town’s land use planning and 

develop a detailed forecast

Nearby Interchanges
• Evaluate TAZ forecasts to see if they 

need adjustment

Remainder of Metro
• Keep standard assumptions
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Potential Land Development

 Identified vacant parcels 
within the study area

 Classified by residential and 
commercial uses from 
zoning

 Computed acreages 
available and densities 
permitted
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 Using remaining 
vacant residential land 
in the study area

 Using zoning and 
existing densities

 Constrained by the 
Knox County growth 
forecast

Housing Unit Growth Forecast
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Commercial Growth Forecast
 Using remaining vacant 

commercial land within 
the study area

 Using zoning and existing 
job densities

 A portion of the 
employment growth goes 
to existing firms

 Constrained by the Knox 
County growth forecast
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Potential Land Development
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Modeling Process

 Knoxville Regional Travel 
Demand Model (KRTDM)

 Refined the KRTDM 
detail needed for this 
study

 Applied the detailed 
model for the Fee Study

Standard KRTDM

With Refined Detail
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Modeling Impacts of Growth

 Used the refined land 
use forecast as an input 
to the KRTDM

 Identify roadway 
capacity problems

 Identify other road 
improvement needs



Development of the Draft Transportation Impact Fee Study

Identifying Improvement Needs

 Capacity Problems: 
roadways that are currently, 
or forecasted to perform at 
Level of Service E or F

 Other road improvements:
roadways that don’t meet 
geometric requirements 
(lane width, grades, 
curvatures, sidewalks, etc.)
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Who is creating the impacts, and what portion of the 
costs can be recovered from an impact fee?

Fee Study Analysis

These road users are here because of new 
development and a portion of the project 
cost can be recovered via the fee

1

2

3

4

Existing Corridor Users (Origin or Destination in Farragut)

Existing Corridor Users (Pass Through Trips)

New Corridor Users (Origin or Destination in Farragut)

New Corridor Users (Pass Through Trips)

Select Link Analysis – Classify Road Users
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Roads Under Study

Dixon Road

Union Road

Boring Road

Allen Kirby Road

Evans Road
Boyd Station 
Road

Virtue Road

Everett Road

N. Campbell Station Road
Road Length

(Miles)
Dixon Rd. 0.77
Everett Rd. 0.86
Union Rd. 1.34
Boring Rd. 0.62
Allen-Kirby Rd. 0.95
Evans Rd. 0.55
Virtue Rd. 1.55
Boyd Station Rd. 0.87
N. Campbell Station Rd. 1.12
Total: 8.63
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Cost Estimates

• Construction cost estimates to be 
developed later

• Anticipate approximately $4.5 million 
per mile of roadway improved

• If all 8.6 miles considered warrant 
improvement = $39 million
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Cost Estimates
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Cost Estimates

• Planning Level
• Inputs include:

• Adjacent land use
• Complexity
• Sidewalk/curb/path
• Terrain
• Existing & proposed 
roadway 
characteristics

• Outputs:
• Individualized for 
each road

• Based on TDOT 
Average Unit Prices 
for materials

• Meet TDOT standards 
for project cost 
estimates.
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Example of Future Roadway Improvements

McFee Street near Allen‐Kirby Road
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Development of:

Farragut Transportation Impact Fee
Overview and Initial Findings

Thank You!
• What questions can we answer?
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Dixon Road

Farragut Town 
Limit

Old Stage 
Road

Route: Dixon Road
County: Knox, Town of Farragut
Description: From Farragut Town Limit to Old Stage Road
Length: 0.77 Miles
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Dixon Road

Route: Dixon Road
County: Knox, Town of Farragut
Description: From Farragut Town Limit to Old Stage Road
Length: 0.77 Miles

Farragut Town 
Limit

Old Stage 
Road
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Everett Road

Route: Everett Road
County: Knox, Town of Farragut
Description: From North of Smith Road to Farragut Town Limit
Length: 0.86 Miles

Farragut Town 
Limit

North of Smith 
Road
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Everett Road

Route: Everett Road
County: Knox, Town of Farragut
Description: From North of Smith Road to Farragut Town Limit
Length: 0.86 Miles

Farragut Town 
Limit

North of Smith 
Road
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Union Road
Route: Union Road
County: Knox, Town of Farragut
Description: From N. Hobbs Road to Smith Road
Length: 1.34 Miles

Smith Road

N. Hobbs 
Road
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Union Road

Route: Union Road
County: Knox, Town of Farragut
Description: From N. Hobbs Road to Smith Road
Length: 1.34 Miles

Smith Road

N. Hobbs 
Road
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Boring Road
Route: Boring Road
County: Knox, Town of Farragut
Description: From Kingston Pike to near Burney Circle
Length: 0.62 Miles

Burney Circle

Kingston Pike
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Boring Road

Route: Boring Road
County: Knox, Town of Farragut
Description: From Kingston Pike to near Burney Circle
Length: 0.62 Miles

Burney Circle

Kingston Pike
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Allen‐Kirby Road
Route: Allen-Kirby Road
County: Knox, Town of Farragut
Description: From the Town Limit to McFee Road
Length: 0.95 Miles

McFee Road

Town Limit
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Allen‐Kirby Road

Route: Allen-Kirby Road
County: Knox, Town of Farragut
Description: From the Town Limit to McFee Road
Length: 0.95 Miles

McFee Road

Town Limit
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Evans Road
Route: Evans Road
County: Knox, Town of Farragut
Description: From McFee Road to Cottage Stone Boulevard
Length: 0.55 Miles

Cottage Stone 
Boulevard

McFee Road
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Evans Road

Route: Evans Road
County: Knox, Town of Farragut
Description: From McFee Road to Cottage Stone Boulevard
Length: 0.55 Miles

Cottage Stone 
BoulevardMcFee Road
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Virtue Road
Route: Virtue Road
County: Knox, Town of Farragut
Description: From Boyd Station Road to 700 feet south of Kingston Pike
Length: 1.55 Miles

700 feet south 
of Kingston 
Pike

Boyd Station 
Road
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Virtue Road

Route: Virtue Road
County: Knox, Town of Farragut
Description: From Boyd Station Road to 700 feet south of Kingston Pike
Length: 1.55 Miles

700 feet south 
of Kingston 
Pike

Boyd Station 
Road
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Boyd Station Road
Route: Boyd Station Road
County: Knox, Town of Farragut
Description: From McFee Road to Virtue Road
Length: 0.87 Miles

Virtue Road

McFee Road
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Boyd Station Road

Route: Boyd Station Road
County: Knox, Town of Farragut
Description: From McFee Road to Virtue Road
Length: 0.87 Miles

Virtue Road

McFee Road
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N. Campbell Station Road
Route: N. Campbell Station Road
County: Knox, Town of Farragut
Description: From I-40/I-75 to Town Limits
Length: 1.12 Miles

I-40

Town Limits
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N. Campbell Station Road

Route: N. Campbell Station Road
County: Knox, Town of Farragut
Description: From I-40/I-75 to Town Limits
Length: 1.12 Miles

I-40

Town Limits


