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MEMORANDUM

To: Capital Improvements Advisory Committee (CIAC)

From: Kumar Gali, P.E., Assistant Director of Public Works-Engineering
                        Kent Collins, P.E., Director of Public Works

Date: February 20th, 2020

Reference: Discussion concerning a recommendation to City Council on the Land Use 
Assumptions, Capital Improvements Plans, and Maximum Allowable Impact Fees per 
Service Area from the Water, Wastewater, and Roadway Impact Fee Study, and 
Recommended Assessed Impact Fees.

The City of Coppell collects roadway, water and wastewater impact fees to cover costs associated 
with infrastructure needed to serve future development. According to Chapter 395 of the Texas Local 
Government Code, cities must review their impact fees at least every five years. Last time the City 
Council adopted impact fees was in April of 2012. In January of 2018, the City entered into a contract 
with Birkhoff, Hendricks & Carter, LLP to perform an impact fee study for revisions to the city’s 
current capital improvements plan (CIP) and to make recommendations on the impact fees needed to 
implement the CIP. Per statute, any amendments to the impact fee need to follow a schedule of 
required actions, meetings and public notices. 
The City’s Planning and Zoning Commission serves as the Capital Improvement Advisory 
Committee (CIAC), as established by the City’s Impact Fee Ordinance and allowed by statute. This 
item is to review the final report by Birkhoff, Hendricks & Carter, LLP and make recommendation 
to City Council.
Currently the City of Coppell assesses impact fees at $900/meter for water and wastewater and 
$150/development unit for roadway. The maximum that could be charged currently are $995/meter 
for water, $927/meter for wastewater, and $210/development unit for roadway. During the last update 
in 2012, the City Council made no changes to the assessed fees.
The results of the impact fee study being presented with this item indicate the maximum allowable 
fees could be $900/meter for water, $446/meter for wastewater and $178/development unit for 
roadway. One of the roles of the CIAC is to recommend a fee structure to the City Council. Staff 
recommends maintaining consistency with the existing fees to the extent allowable by law. 
Staff will be present at the meeting to make a presentation and answer any questions. Attached with 
the memo is the draft final report.      
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CITY OF COPPELL 
THOROUGHFARE CAPITAL IMPROVEMENT PLAN 

 
ROADWAY IMPACT FEES 

 

A. LAND USE ASSUMPTIONS BY ROADWAY SERVICE AREA 

One of the initial steps in developing roadway impact fees includes the identification of data related 

to the planned land uses for land within the City of Coppell city limits by roadway service area, as 

identified in Figure 4 (page 23).  A summary of the land use data by roadway service area is provided 

in Table 16 below. 

 

 

B. CAPITAL IMPROVEMENT PLAN 

The capital improvement plan (CIP) includes projects intended for construction by the City of Coppell 

in the next 10 years to serve both existing and future development.  In order to be funded by roadway 

impact fees, a roadway project must be included in the 10-year CIP.   

1)  Existing Facilities 

The City of Coppell major roadway and collector street system is mostly developed at this time. 

Almost all of the roadways in the City are built to current thoroughfare plan standards.  All of the 

proposed roadway segments on the thoroughfare plan currently exist. 

The existing major roadways within the City or near the City Limits under the operation and 

maintenance jurisdiction of the Texas Department of Transportation (TxDOT) include Interstate 635 

(IH 635) and State Highway 121 (SH 121).  Existing Boulevards include Belt Line Road, Bethel 

Road, Denton Tap Road, Freeport Parkway, MacArthur Boulevard, Parkway Boulevard, Royal Lane, 

and Sandy Lake Road. 

2)  Proposed Facilities 

The City of Coppell Thoroughfare Plan is the basis for development of the future street system.  The 

thoroughfare system is a conventional network conforming to a hierarchical, functional classification 

system developed to support the forecast traffic demands of future land use. 

The highest classification of roadway is the Boulevard type. These roadways are generally multiple 

lanes (4 or 6) with medians that serve the function of controlling access, separating opposing traffic 

Land Use: Residential Office Retail Industrial Public/Institutional Parks/Open Space

Unit: Dwelling Units Acres Acres Acres Acres Acres

2018 13,887 496 336 1,445 30 1,963

2028 14,525 709 407 1,445 26 1,560

Ultimate 14,653 709 407 1,445 26 1,549

Table 16 - Summary of Land Use Data
City of Coppell 2018 Roadway Impact Fee Study
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 movements and providing an area for the storage of left turning vehicles.  The lower classifications 

are the Avenue facilities that are developed to serve the adjoining developments.  The character of 

the developments served should determine the sizes and alignments of Avenue roadways. 

3)  Capital Improvement Plan for Roadway Impact Fees 

All roadways included in the Thoroughfare Plan were considered for inclusion in the Capital 

Improvement Plan (CIP).  The thoroughfare facilities determined for inclusion in the Capital 

Improvement Plan of this study are tabulated in Table 17A (page 25) and graphically illustrated in 

Figure 5 (page 26).  The projects identified were developed based on existing Boulevard sections 

which are not currently built to the ultimate configuration where the median was wide enough to 

provide an additional lane in each direction.  The turn lane improvements (right turn and dual left 

turn) were identified based on an engineering review of Boulevard-Boulevard intersections where 

turn lanes were not provided in all directions.  Under existing State Statute, a municipalities’ cost 

associated with TxDOT facilities can be financed with impact fees. Each listed project includes a 

description of the planned improvements, the approximate project length, and an engineer’s opinion 

of probable cost to the City.  The probable construction costs for these projects were prepared without 

the benefit of a detailed preliminary engineering study for each project and were developed based on 

previous roadway project construction bids.  All roadways included in the 2018 CIP are identified in 

the City of Coppell Thoroughfare Plan. 

Recoupment costs for projects completed as part of the previous CIP are shown in Table 17B (page 

27).  These are projects which have previously been built to serve existing and future roadway needs.  

The construction costs for these recoupment projects were obtained from information provided in the 

previous Roadway Impact Fee study. 

For both the CIP and recoupment projects, the costs shown include only those costs that will be paid 

for or has been paid for by the City of Coppell.  Financing costs for both of these types of projects 

were also included in the total estimated cost with an assumed interest rate of 5%. 

 



Project # Road Name From To
Segment 

Length (ft)

Planned 

Configuration

Existing

Condition
Needed Construction Capital Cost (1) Debt Service (2) Total Project Cost

1 Freeport Parkway Bethel Rd Sandy Lake Rd 7,400 6D 4D Widen 4-lane divided to 6-lane divided roadway 5,698,000$             3,446,445$             9,144,445$             

2 Sandy Lake Road SH 121 Freeport Pkwy 3,700 6D 4D Widen 4-lane divided to 6-lane divided roadway 2,849,000$             1,723,223$             4,572,223$             

3 Parkway Blvd @ Denton Tap Rd - - - - - Install NB, SB, EB & WB RT Lanes + Additional NB LT Lane 600,000$                362,911$                962,911$                

4 Parkway Blvd @ MacArthur Blvd - - - - - Install SB RT Lane 120,000$                72,582$                  192,582$                

5 Sandy Lake Rd @ Denton Tap Rd - - - - - Install SB RT Lane 120,000$                72,582$                  192,582$                

6 Sandy Lake Rd @ MacArthur Blvd - - - - - Install NB & SB RT Lanes 240,000$                145,164$                385,164$                

7 Bethel Rd @ Royal Ln - - - - - Install EB, NB & SB RT Lanes 360,000$                217,747$                577,747$                

8 Bethel Rd @ Freeport Pkwy - - - - - Install NB & WB RT Lanes 240,000$                145,164$                385,164$                

9 Bethel Rd @ Denton Tap Rd - - - - - Install SB RT Lane + Add 2nd EB LT Lane 240,000$                145,164$                385,164$                

10 Denton Tap Rd/Belt Line Rd/Southwestern Blvd - - - - - Install NB, EB & SB RT Lanes 240,000$                145,164$                385,164$                

11 Belt Line Rd @ MacArthur Blvd - - - - - Install SB RT Lane 120,000$                72,582$                  192,582$                

12 Denton Tap Rd @ SH 121 EBFR - - - - - Install NB & EB RT Lanes + EB LT Lane 360,000$                217,747$                577,747$                

- - - - - -$                            -$                            -$                            

TS 0 -$                            -$                            -$                            

11,187,000$          6,766,475$             17,953,475$          

Notes:

(1) For state-maintained roadways and traffic signals, Coppell's participation is shown and assumed to be 20% of the total cost

(2) Debt service cost calculated for financing over 20-years at a 5% annual interest rate

TOTAL   

Number of Traffic Signals to Construct in Service Area 1:

Table 17A - Proposed Roadway Capital Improvements
City of Coppell 2018 Roadway Impact Fee Study

Service Area 1
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Project # Road Name From To Cost Financing Total Project Cost

R-1 Sandy Lake Road City Limit (West) N, Coppell Road 4,697,908$        1,598,092$        6,296,000$                 

R-2 Sandy Lake Road MacArthur Boulevard City Limit (East) 5,193,720$        1,766,280$        6,960,000$                 

R-3 Bethel Road City Limit (West) Freeport Parkway 7,280,321$        2,475,679$        9,756,000$                 

R-4 Southwestern Boulevard Coppell Road Grapevine Creek 1,204,349$        409,651$           1,614,000$                 

R-5 MacArthur Boulevard Bethel School Road Belt Line Road 325,394$           111,606$           437,000$                    

R-6 Sandy Lake Road N. Coppell Road Grapevine Creek 6,102,000$        2,075,000$        8,177,000$                 

R-7 Freeport Parkway SH 121 Sandy Lake Road 881,800$           300,200$           1,182,000$                 

R-8 Freeport Parkway Ruby Road Sandy Lake Road 987,600$           336,400$           1,324,000$                 

26,673,092$      9,072,908$        35,746,000$               TOTAL   

Table 17B - Eligible Recoupment Projects Completed with Previous CIP
City of Coppell 2018 Roadway Impact Fee Study

Service Area 1
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C. IMPACT FEE CALCULATION 

After the land use assumptions and CIP have been finalized, this information is used to determine the 

maximum fee per service unit (impact fee) that can be charged by the City for new developments.  

The fee is calculated by dividing the costs of the capital improvements identified as necessary to serve 

growth forecast to occur during the 10-year planning period (CIP) by the number of service units of 

growth forecast to occur (using the land use assumptions).  The specific steps, as described in 

following paragraphs of this section include: 

1) Determination of a standard service unit; 

2) Identification of service areas for the City; 

3) Analysis of the total capacity, level of current usage, and commitment for usage of 

capacity of existing improvements; 

4) Identification of that portion of the total capital improvements necessary to serve the 

projected growth over the next 10-year period; 

5) Determination of the “standard service unit” and equivalency tables establishing the ratio 

of a service unit to the types of land use forecast for growth; 

6) Calculating the resulting eligible costs per service unit (impact fee) for new developments 

in each service area. 

1)  Service Unit 

To determine the impact fee rate applied to thoroughfare facilities the standard service unit selected 

was “PM Peak Hour Vehicle-Miles.”  This service unit can be obtained by multiplying the number 

of trips generated (vehicles) by a specific land use type during the PM peak hour by the average trip 

length (miles) for that land use.  The PM peak hour was chosen because it is usually considered the 

critical time, with the most vehicles, for roadway analyses.  The trip generation data were directly 

obtained or derived for each defined land use type from the Trip Generation Manual, 10th Edition of 

the Institute of Transportation Engineers, which is the standard data reference to determine vehicle 

trip generation characteristics of particular land use types and densities.  Trip length information for 

each land use specified was based on data developed for the Dallas-Fort Worth area by the North 

Central Texas Council of Governments (NCTCOG).  The trip length was set at a maximum of 

three (3) miles for any land use, as this trip length was assumed to be the maximum average distance 

a trip would travel on roadways within each service area in the City of Coppell.  Table 18 (page 29) 

shows the typical service units for each land use type used in developing the roadway impact fees. 
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2)  Service Areas 

The State Statute governing the imposition of development impact fees require that collection and 

expenditure of fees imposed for street facilities “...is limited to an area within the corporate 

boundaries of the political subdivision and shall not exceed six miles.”  To comply with this State 

Law, one service area (Service Area 1) was established for the City of Coppell to ensure that funds 

are spent within six miles of where they are collected.  The service area is shown in Figure 4 (page 

23).  The service areas include all of the developable land within the existing city limits of Coppell. 

3)  Analysis of 10-Year and Ultimate Growth 

The land use assumption data provided by Birkhoff, Hendricks & Carter (BHC) and available in the 

City of Coppell 2030 Master Plan was converted to the standard service unit (vehicle-miles) by 

applying the trip generation and trip length data provided in Table 18.  These results were used to 

provide an estimate of the existing service units (vehicle-miles) within each service area, as well as 

to forecast the growth in service units for both the next 10-year period (2018-2028) and the ultimate 

development of the City of Coppell.  Table 19 below shows the portion of ultimate build-out service 

units that will be attributable to growth within the next 10 years. 

 

4)  Capital Improvements Costs Necessary to Serve 10-Year Growth 

The total costs for implementing the roadway CIP were identified previously in Tables 17A and 17B.  

The street facility improvements identified in the CIP will logically serve all existing and future 

growth by improved safety and drainage characteristics.  Therefore, the 10-year eligible costs have 

been proportioned as the ratio of the 10-year growth to the total number of service units determined 

PM Peak Trips1 Trip Length2

(vehicles) (miles)

Residential Dwelling Unit 0.99 3.0 2.97

Office 1,000 ft2 1.15 3.0 3.45

Commercial / Retail 1,000 ft2 3.81 3.0 11.43

Industrial 1,000 ft2 0.63 3.0 1.89

Public and Institutional 1,000 ft2 1.04 3.0 3.12

Parks and Open Space Acre 6.22 3.0 18.66
1 Based on ITE Trip Generation Manual, 10 th.  Edition
2 Based on FHWA National Household Travel Survey  (2017)

Table 18 - Service Unit Calculation by Land Use Type
City of Coppell 2018 Roadway Impact Fee Study

Variable
PM Peak Hour

Vehicle-Miles

Portion of Vehicle-Miles Portion of Vehicle-Miles Portion of

Ultimate Added Ultimate Added Ultimate

Vehicle-Miles 2018-2028 Vehicle-Miles 2028 - Ultimate Vehicle-Miles

1 143,942 0.9545 6,865 0.0455 0 0.0000 150,807

Total 143,942 6,865 0 150,807

Service 

Area

Vehicle-Miles 

2018

Ultimate 

Vehicle-Miles

Table 19 - Summary of Vehicle-Mileage Distribution by Development Period
City of Coppell 2018 Roadway Impact Fee Study

Existing 2018 - 2028 Year 2028 - Ultimate
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for build-out, as provided in Table 19 (page 29).  Table 20 below presents a summary of the roadway 

capital improvement costs for the service area. 

 

In order to maintain the equity of impact fee assessment, the cost for streets included in the 10-year 

Capital Improvement Plan will include the total cost of the street facilities, not reduced by any 

expected participation.  Rather, construction by a developer of an arterial facility within or off-site 

should be treated as a credit to the impact fee assessment. 

5)  Determination of Standard Service Unit Equivalency 

Table 21 below presents the derivation of service unit equivalents for each of the six defined land use 

types.  The service unit equivalents are referenced to and based on the residential land use.  That is, 

the vehicle-miles/development unit for each land use are provided as a ratio of that land use to the 

residential land use. 

 

6)  Cost Per Service Unit (Impact Fee) Calculation 

Table 22 (page 31) presents a summary of the calculations and resulting capital improvement costs 

attributable to growth per service unit, which represents the maximum calculated impact fee.  This 

fee is calculated by taking the cost of the CIP attributable to growth in the next 10 years (Table 20) 

and dividing it by the estimated growth, or the number of new service units (Table 19), in the next 10 

years. 

  

Portion of Capacity of Cost of Thoroughfare

Thoroughfare Attributed Attributed to Growth

to Growth (2018 - 2028) (2018 - 2028)

1 $53,699,475.00 0.0455 $2,443,326.11

Totals $53,699,475.00 $2,443,326.11

Table 20 - Summary of Capital Improvement Cost by Service Area
City of Coppell 2018 Roadway Impact Fee Study

Service 

Area

Zone Cost of 

Thoroughfare

Veh-Miles / Development Unit SU Equivalency

(1) (2)

Residential Dwelling Unit 2.97 1.00

Office 1,000 ft2 3.45 1.16

Commercial / Retail 1,000 ft2 11.43 3.85

Industrial 1,000 ft2 1.89 0.64

Public and Insitutional 1,000 ft2 3.12 1.05

Parks and Open Space Acre 18.66 6.28

Notes:

(1)  Based on data from the ITE Trip Generation Manual (10th Edition) and FHWA National Household Travel Survey  (2017)

(2)  Ratio of each land use to service unit of Residential

Table 21 - Thoroughfare Land Use Equivalency
City of Coppell 2018 Roadway Impact Fee Study

Land Use
Development 

Unit



Coppell Roadway Impact Fee Report (2-10-20) - 31 - 2018-2028 Roadway Impact Fee 

 

 

 

 

D. SUMMARY OF IMPACT FEE CALCULATION METHODOLOGY 

The methodology for calculating the maximum allowable impact fee for roadway facilities can be 

summarized in the following three steps and is summarized for Service Area 1 below.  First, the cost 

of the roadway facilities (existing roadways eligible for recuperation of construction cost and 

proposed roadways) that can be attributed to new growth over the 10-year period is determined. 

1)  Calculation for Service Area 1 
 

 
Cost of Roadway Facilities (Tables 17A and 17B) = $53,699,475.00 

Proportion of Capacity Attributable to New Growth (Table 19) = 0.0455 

Cost of Roadway Facilities Attributable to Growth (2018-2028): 

 $53,699,475.00 x 0.0455 = $2,443,326.11 

 

The second step is to determine the maximum calculated impact fee.  The maximum calculated 

impact fee is the ratio of the total cost for roadway facilities attributable to growth in the next ten 

years (2018-2028) divided by the total growth in equivalent service units (ESU).  The maximum 

calculated impact fee for Service Area 1 is: 

 

Maximum Roadway Impact Fee = Eligible Thoroughfare Cost Attributed to Growth (Table 20) 
    Total Growth in Equivalent Service Units (Table 19) 
 
  = $2,443,326.11 
      6,865 ESU 
 
  = $355.91 / ESU = $355 / ESU (Rounded Service Area 1) 
 

This amount represents the maximum calculated impact fee for roadway facilities.  For the final step, 

the current impact fee legislation requires the City to produce a financial analysis to support a fee 

greater than 50 percent of the eligible costs or to reduce the maximum calculated impact fee by 

50 percent.  If the City chooses to use a maximum allowable impact fee of 50 percent of the maximum 

calculated fee the amount would be $355 x 50% = $177.50 for Service Area 1. 

 

Cost of Thoroughfare Number of New Cost Per

Service Area Attributed to Growth Service Units  Service Unit

(2018 - 2028) (2018 - 2028) (Rounded)

1 $2,443,326.11 6,865 $355.91 $355

Totals $2,443,326.11 6,865

City of Coppell 2018 Roadway Impact Fee Study

Cost Per 

Service Unit

Table 22 - Impact Fee Calculation for Thoroughfare by Service Area
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E. IMPACT FEE CALCULATION EXAMPLE 

The information provided in Table 23 represents an expansion of the basic land uses used for 

calculating the impact fee.  This table identifies the total service units generated by specific uses 

within each land use category and includes land uses which may develop over the next 10-year period.  

To obtain the impact fee to be charged for a particular land use, the impact fee per service unit adopted 

by the City and the service units per development unit generated for that particular land use from 

Table 23 are used.  Examples for calculating the impact fee for both a single-family dwelling unit and 

a 50,000 ft2 shopping center (commercial / retail facility) assuming maximum allowable impact fees 

of $177.50 per service unit (Service Area 1) are shown following Table 23. 

 

Service Area 1

RESIDENTIAL

Single-Family Detached Dwelling Unit 0.99 3.0 0 2.97 $527.18

Apartment/Multi-Family Dwelling Unit 0.56 3.0 0 1.68 $298.20

Condominium/Townhouse Dwelling Unit 0.56 3.0 0 1.68 $298.20

Senior Housing - Attached Dwelling Unit 0.26 3.0 0 0.78 $138.45

OFFICE

Office Building 1,000 ft2 GFA 1.15 3.0 0 3.45 $612.38

Medical Office 1,000 ft2 GFA 3.46 3.0 0 10.38 $1,842.45

COMMERCIAL

Automobile Care Center 1,000 ft2 GFA 3.11 3.0 0.28 6.72 $1,192.80

Bank 1,000 ft2 GFA 20.45 2.4 0.35 31.90 $5,662.25

Super Convenience Market/Gas Station Fueling Positions 22.96 2.4 0.76 13.22 $2,346.55

Home Improvement Store 1,000 ft2 GFA 2.33 3.0 0.42 4.05 $718.88

Hotel Rooms 0.60 3.0 0 1.80 $319.50

Pharmacy/Drugstore 1,000 ft2 GFA 10.29 2.8 0.49 14.69 $2,607.48

Fast Food Restaurant with Drive-In/Through 1,000 ft2 GFA 32.67 2.4 0.50 39.20 $6,958.00

Fast Food Restaurant without Drive-In/Through 1,000 ft2 GFA 28.34 2.4 0.50 34.01 $6,036.78

High-Turnover (Sit-Down) Restaurant 1,000 ft2 GFA 9.77 3.0 0.43 16.71 $2,966.03

Shopping Center / General Retail 1,000 ft2 GFA 3.81 3.0 0.34 7.54 $1,338.35

Supermarket 1,000 ft2 GFA 9.24 2.8 0.36 16.56 $2,939.40

INDUSTRIAL

Industrial 1,000 ft2 GFA 0.63 3.0 0 1.89 $335.48

Mini-Warehouse 1,000 ft2 GFA 0.17 3.0 0 0.51 $90.53

Warehouse / Distribution Center 1,000 ft2 GFA 0.19 3.0 0 0.57 $101.18

INSTITUTIONAL

School Students 0.17 3.0 0 0.51 $90.53

Day Care Center Students 0.79 3.0 0 2.37 $420.68

Nursing Home 1,000 ft2 GFA 0.59 3.0 0 1.77 $314.18

House of Worship 1,000 ft2 GFA 0.49 3.0 0 1.47 $260.93
1 GFA = Gross Floor Area
2 (Vehicles); Based on ITE Trip Generation Manual, 10h Edition
3 (Miles); Based on FHWA National Household Travel Survey  (2017) - maximum of 3 miles
4 Percentage of traffic already passing by site - land use is an intermediate destination
5 (Vehicle-Miles)
6 Based on impact fee of $200.50/service unit for Service Area 1

* This table reflects individual land uses within each category.  For land uses not included in the table above, an applicant may provide

   supporting documentation for the use of a similar land use or an alternative service unit calculation.

Table 23 - Service Units by Land Use
City of Coppell 2018 Roadway Impact Fee Study

CATEGORY LAND USE
DEVELOPMENT

UNITS1

ITE TRIP

RATE2

TRIP

LENGTH3

PASS-BY

TRAFFIC4

SERVICE

UNITS5

IMPACT FEE /

DEVELOPMENT 

UNIT6
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1)  Service Area 1 – Example Calculations 

 
SINGLE-FAMILY DWELLING (Service Area 1) 

 
• Vehicle-Miles per Development Unit for Single-Family Dwelling Unit 
 (1 Dwelling Unit) x (2.97 Vehicle-Miles / Dwelling Unit) = 2.97 Vehicle-Miles 
 

• Assume 50 percent of the Maximum Calculated Roadway Impact Fee = $177.50 / Service Unit: 
 (2.97 Vehicle-Miles) x ($177.50 / Vehicle-Miles) = $527.18 

 
 

50,000 ft2 SHOPPING CENTER (Service Area 1) 
 
• Vehicle-Miles per Development Unit for Shopping Center 
 (50,000 ft2) x (7.54 Vehicle-Miles / 1,000 ft2) = 377.00 Vehicle-Miles 
 

• Assume 50 percent of the Maximum Calculated Roadway Impact Fee = $200.50 / Service Unit: 
 (377.00 Vehicle-Miles) x ($177.50 / Vehicle-Miles) = $66,917.50 

 
 
 






























