
 

TOWN COUNCIL SPECIAL MEETING 

21 Main Street 

Monday, April 21, 2025 at 12:00 PM 

AGENDA 

Possible additions to the agenda and related materials are not set forth herein. 

Times set forth are approximate and may be adjusted as necessary. 

 

I. BUDGET WORKSESSION - 12:00 PM 

A. Budget Work Session: Proposed Budget  

B. Davenport Presentation  

C. Recess-Reconvene at 6:30pm  

II. Discussion of the Arrington Item - 6:30 PM 

A. Reconvene from Recess 6:30pm   

B. Arrington Voluntary Settlement Agreement  

C. ADJOURNMENT. 
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EXECUTIVE SUMMARY 

This budget is the result of discussions with the Town Council over the past several months regarding 

important budgetary decisions. The agreed upon direction used to formulate the budget included: 

 

 continue providing services to citizens at current levels 

 maintain human capital measures taken in recent years to ensure the town remains a competitive 

employer 

 maintain focus on needs and infrastructure 

 no interest in the implementation of a Solid Waste fee to cover the cost of refuse and recycling 

services 

 

Capital needs continue to be the primary focus of this budget, with the water and sewer utility infrastructure 

being the top priority. The budget also includes several capital asset replacements that were deferred in 

recent years.  

 

From an operational perspective, the inflationary pressures of the past few years have continued to impact 

the town. In developing the proposed budget, General Fund operating revenues were not projected to cover 

the increases in operating expenditure. To balance the budget, a real estate tax rate increase of $0.0249 per 

$100 of assessed value is proposed. This provides the Council the flexibility to implement an increase at that 

level or lower. The Town Code requires that the calendar year property tax rates are adopted by May 14th. A 

public hearing will be held on the proposed budget and on the proposed tax rate increase at the May 

meeting.  

 

The table below shows the proposed change in the real estate tax rate and the impact on the average 

annual residential bill in town. Each $0.01 increase of the real estate tax rate generates approximately 

$220,981 in additional revenue.  

 

 

 

 

 

 

 

 

Council Meeting Date:  April 21, 2025 

Agenda Title: Discussion of the Fiscal Year 2026 proposed budget  

Requested Action: Information only 

Department / Agency Lead: Finance 

Staff Lead: Brooke Campbell, Budget Manager 

2

Item A.



 

Page 2 

 

 

The total proposed budget for FY26 is $52.9 million, excluding interfund transfers, to fund governmental, 

stormwater, and water & sewer operations, and investment in the town’s capital infrastructure. This is an 

increase of $9.0 million, or 21%, over the adopted FY 2025 budget. As previously noted, the bulk of the 

increase is driven by the capital program. 

 

BACKGROUND 

An overview of the proposed budget by fund is presented in the following paragraphs. 

 

General Fund Operating Revenues 

 FY26 General Fund operating revenue is projected to increase by $876,032, or 5%, compared to FY25. The 

largest changes are in the categories of real estate tax, other local taxes, and permits and fees.  

 

 Real Estate Tax – This estimate has increased by $612,110, or 74%, based on the proposed tax rate 

increase coupled with the anticipated increase in values of the general reassessment that will be 

effective January 1, 2026. 

 Other Local Taxes – This category projects an increase of $210,724, or 2%, over FY25 based on 

historical trends. The specific areas of increase are business license tax, consumer utility tax, local 

sales tax, lodging tax, and bank franchise tax. The largest source of revenue for the general fund, 

meals tax, is projected to remain level.   

 Permits & Fees - Revenue in this category is estimated to increase by $59,118, or 32%, due to the 

anticipated construction of new developments in town. 

 

General Fund Operating Expenditures 

FY26 General Fund operating expenditures are proposed to increase by $917,170, or 5%, compared to FY25. 

The largest functional categories of increase are general government administration, public works, and 

contributions to outside agencies.  

 

 General government administration - The primary drivers of the $264,639, or 6%, increase are 

professional and contractual services. 

 Public works - The driver of the $269,329, or 5%, increase is personnel costs. Personnel costs are 

discussed in more detail later in this letter and are also detailed in the Personnel and Compensation 

Summary on page 12.  

 Contributions requested by outside agencies – This category increased by $122,989. The full amount 

of these requests has been included in the proposed budget so that Council may make the decision 

regarding funding levels. 

 

General Fund Capital 

General fund capital expenditures will be funded by debt. Capital expenditures are broken down into capital 

projects and capital asset replacements.  

 

 Capital projects – The total programmed for projects is $3,419,497. Projects included in FY26 include 

the salt storage and public works rehabilitation, Eva Walker Park improvements, improvements to 

Main Street, and annual paving operations.  

 Capital asset replacements – The budget for asset replacements for FY26 is $2,869,500. Among 

other items, the plan includes the public safety facility HVAC replacements, public safety radio 

replacements, Enterprise Resource Planning (ERP) software replacement, the waterplay structure 
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replacement at the WARF, elevator replacement in town hall, and the purchase of replacements for 

public works equipment. 

 

More details on these and other projects and replacements may be found in the 2026-2031 Capital 

Improvement Plan (CIP). 

 

Stormwater Management Operating 

Stormwater management is funded by a stormwater fee that is billed twice a year on the town’s real estate 

tax bill.  Stormwater management operating expenses are projected to increase by $97,261 primarily 

related to the purchase of stormwater management credits to ensure compliance with mandated program 

requirements. 

 

Stormwater Management Capital 

Stormwater Management Capital is proposed to decrease by $60,500 compared to FY25. Capital projects 

related to stormwater enable the Town to meet state-mandated requirements. The Master Drainage Plan 

Update is planned for $300,000 and there is a project for Best Management Practices (BMP) Facilities for 

$200,000. For further details on stormwater capital projects, please refer to the 2026-2031 CIP. 

 

Water & Sewer Operating Revenues 

An update to the water and sewer rate study was completed in 2023 to ensure adequate funding for the 

necessary modernizations to our aging infrastructure. The study recommended a phased approach to 

increasing user rates coupled with the strategic issuance of debt to fund the capital needs. The 

recommended rate increase for FY26 is 23%. An average monthly In-Town residential bill (based on 

3,000 gallons of consumption) will increase from $54.87 to $67.57. 

 

The rate study model assumes the issuance of debt to support the system’s capital needs.  

 

Water & Sewer Operating Expenses 

The operating budget has increased by $328,564 (excluding transfers to capital) due to inflation costs 

related to chemicals, fuel, and utilities. The proposed FY26 budget plans a transfer to partially cash fund the 

capital program, which is in line with the recommendations of the rate study. 

 

Water & Sewer Capital Expenses 

The proposed FY26 budget for water and sewer capital expenses has increased by $5.0 million. This 

represents the continuation of the 6-year modernization and infrastructure resiliency plans that were 

factored into the rate study finalized in 2023.  

 

 Major capital projects for FY26 include: 
o Warrenton reservoir dam - $3,000,000 
o Mountain tank line power - $945,000 
o High-rate filter, sediment & flocculation basin - $8,950,893 
o Dewatered sludge storage - $750,000 

 

 Major asset replacements planned for FY26 include: 
o Camera truck - $460,000 
o Facilities physical security - $150,000 
o Dump truck - $115,000 
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More details on these and other projects and asset replacements may be found in the 2026-2031 CIP. 

Personnel 

 

More than 50% of the Town’s budget is related to personnel costs, so changes in this area impact all funds. 

Below are highlights of budgeted personnel items. 

 No requests for additional positions - We have continued to realign staff when the opportunity 

arises to realize greater efficiency and cost savings. Since FY24, the full-time equivalent (FTE) count 

has dropped by 9.5 FTEs. 

 Cost of Living Adjustment (COLA) and Merit Increase - The proposed FY26 budget includes a COLA of 

3% effective July 1 and a proposed merit range of 0-3% that will be effective January 1. The COLA 

impact is $331,446 across all funds and the merit impact is $136,959 across all funds. 

 Health Insurance - The renewal received from the Town’s medical, dental, and vision insurance 

provider reflected an increase of 8.8% in premiums for FY26.  

 

Town staff continue to focus on citizen engagement through our communications outreach and education 

about our processes. The first Your Town Academy was a success, with many of the participants 

recommending the program to friends and family. We plan to conduct Fall sessions of the Academy going 

forward and continue to look for other opportunities to engage with our citizens. 

 

The public hearings for the budget and to set the calendar year tax rates will take place at the May meeting. 

During recent discussions, Council members have identified several expenditure categories to review during 

future budget work sessions.  

 

We look forward to collaborating with the Council to achieve a budget that meets the needs of our 

community in a fiscally prudent manner. 

 

STAFF RECOMMENDATION 

Staff will provide a presentation on the proposed budget. 

 

Service Level/Policy Impact  

The proposed budget provides a roadmap for the capital improvements and continued service delivery that 

the Town provides for fiscal year 2026. 

 

Fiscal Impact 

The total proposed budget for FY26 is $52.9 million, excluding interfund transfers, to fund governmental, 

stormwater, and water & sewer operations, and investment in the town’s capital infrastructure. 

 

Legal Impact 

 Town Code Section 15-1 provides that tax rates must be set by May 14th. 

 Code of Virginia Section 15.2-2503 requires that the local governing body approve the budget no 

later than the date on which the fiscal year begins. 

 

ATTACHMENTS 

 Proposed FY 2026 budget and 2026-2031 CIP are available starting April 1st, 2025, at 

https://www.warrentonva.gov/177/Budget 

 Outside Agencies – FY 2026 Proposed Town & County 
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Nondepartmental (page 122 of FY 2026 proposed budget)

DESCRIPTION
FY 2023
ACTUAL

FY 2024
ADOPTED

FY 2025
ADOPTED

FY 2026
REQUESTED

Change
FY 2026 Proposed - 

Fauquier County
Virginia Regional Transit (Circuit Rider)* $127,795 $165,666 $174,009 $185,927 $11,918 See note [1] below.
Main Street Program (Experience Old Town Warrenton) 65,000 65,000 65,000 75,000 10,000 -
VA Commission for the Arts (VCA)- Creative Community Partnership (CCP) 9,000 9,000 9,000 9,000 - -
Warrenton Caboose 850 - - - - -
Warrenton Volunteer Fire Company 150,000 150,000 150,000 210,000 60,000 See note [2] below.
VA Department of Fire Programs (VDFP) - Aid to Localities (ATL) - - 45,281 51,541 6,260 -

$352,645 $389,666 $443,290 $531,468 $88,178
*Formula-driven funding contribution. 

Contributions (page 119 of FY 2026 proposed budget)

DESCRIPTION FY 2023
ACTUAL

FY 2024
ADOPTED

FY 2025
ADOPTED

FY 2026
REQUESTED

Change
FY 2026 Proposed - 

Fauquier County
Afro American Historical Association of Fauquier County - - - $10,000 $10,000 $5,000
Aging Together 4,250 4,250 4,250 5,000 750 12,000
Boys & Girls Club of Fauquier $7,650 $7,650 $7,650 - (7,650) -
Fauquier Community Action Committee 7,650 7,650 7,650 7,500 (150) See note [3] below.
Fauquier Community Child Care $3,443 $3,443 $3,443 $7,500 4,057 9,000
Fauquier Food Bank 2,869 2,869 2,869 5,000 2,131 20,000
Fauquier County Youth Orchestra $1,750 - - - - -
Fauquier Family Shelter Services 5,126 5,126 5,126 8,000 2,874 110,145
Fauquier Free Clinic $7,650 $7,650 $7,650 $10,000 2,350 47,500
Fauquier Habitat for Humanity, Inc. - - - 10,000 10,000 20,000
Fauquier Historical Society $15,300 $7,650 $7,650 $11,500 3,850 11,500
Hospice Support of Fauquier 4,250 4,250 4,250 5,000 750 4,000
Laurel Ridge Community College (LRCC) $5,738 $5,738 $5,738 $6,000 262 See note [4] below.
Literacy Volunteers 1,913 1,913 1,913 2,500 587 13,500
Piedmont Dispute Resolution Center $765 $765 $765 $765 - 51,500
The Arc of North Central Virginia - - - 5,000 5,000 -

$68,354 $58,954 $58,954 $93,765 $34,811

[1] The circuit rider is funded by a federal 5311 operating grant through the Federal Transit Administration (FTA), which requires a local match. The funding formula for 
routes 1-3 and Warrenton on-demand services prescribes that 50% of total costs are funded by the FTA, 18% by the Virginia Department of Rail and Public 
Transportation (VDRPT), and 32% from the Town. For FY 2026, the local match required from the Town is $185,927. The PATH foundation has agreed to reimburse the 
Town for $55,000 of this cost, consistent with prior years. This brings the Town's net cost to $130,927 for FY 2026. The Fauquier County FY 2026 proposed budget 
includes $51,917 for circuit rider services. 

Outside Agencies - FY 2026 Proposed Town & County
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[2] Fauquier County imposes a special real estate tax levy, the fire rescue levy, to support the Fauquier County Fire Rescue System (FCFRS). FCFRS is composed of nine (9) 
volunteer fire companies, including Warrenton Volunteer Fire Company (WVFC). The Tax Year 2025 fire rescue levy in Fauquier County's FY 2026 proposed budget 
remains consistent with the prior year, at $0.180 per $100 of assessed value. The funding the Town has historically provided to WVFC has been for capital expenditures.

[4] The Fauquier County proposed budget includes funding of $80,266 for LRCC, based on the organization's jurisdictional funding formula. The funding the Town has 
historically provided to LRCC has been for a specific Town of Warrenton Scholarship. 

[3] The Fauquier County School Division contributes $54,000 annually to the  Fauquier Community Action Head Start/Bright Stars Program.
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EXECUTIVE SUMMARY 

 

Davenport, the Town’s Financial Advisors, will present to the Council on the proposed Fiscal Year 2025-2026 

budget. They will make themselves available for questions.  

 

BACKGROUND 

 

The Proposed budget was presented to the Council on April 1st, 2025.  

 

STAFF RECOMMENDATION 

 

Receive the report and ask questions of Davenport.  

 

Service Level/Collaborative Impact 

 

The Budget is the foundation of the work that the Town does for the Citizens. It impacts all aspects at all 

levels of the organization.  

 

Policy Direction/Warrenton Plan 2040 

 

The Budget is the foundation of the work that the Town does for the Citizens. It impacts all aspects at all 

aspects of Warrenton Plan 2040.    

 

Fiscal Impact 

 

The budget provides the guidance for the actions of the 2025-2026 Fiscal Year.   

 

Legal Impact 

 

N/A  

 

 

 

Council Meeting Date:  April 21st, 2025  

Agenda Title: Davenport Presentation  

Requested Action: Receive the Report and ask questions of Davenport  

Department / Agency Lead: Finance  

Staff Lead: Stephanie Miller  
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ATTACHMENTS 

 

1. Davenport Presentation 

2.   

3.  
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Member NYSE|FINRA|SIPC

April 21, 2025

Town of Warrenton, Virginia
Comprehensive Financial Review
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A. Introduction / Executive Summary 

Town of Warrenton, Virginia

April 21, 2025 Comprehensive Financial Review 2
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 Davenport & Company LLC (“Davenport”), in our role as Financial Advisor to the Town of Warrenton (the 
“Town”), was asked to update a Comprehensive Financial Review to evaluate and assess the Town’s overall 
financial condition.

 At this time, the Town is in the planning stages for the FY 2026 Budget.

 As further described on the following page, the over-arching goal of the discussion presented herein is to 
identify strategies to maintain and enhance the financial strength and stability of the Town, while also 
funding the Town’s important capital needs in a sustainable and financially responsible manner. 

April 21, 2025 Comprehensive Financial Review 3

Introduction
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 As part of the discussion presented herein, Davenport intends to accomplish the following: 

– Review historical trends in General Fund revenues and expenditures; 

– Review compliance with the Town’s Financial Policies; 

– Provide a Peer Comparative Analysis of key financial and demographic metrics between the Town and 
similar localities;

– Provide an overview of the Town’s Water and Sewer Fund including historical operating results, 
financial ratios, existing debt profile, and proposed Capital Improvement Program; and,

– Introduce the concept of the Initial Credit Rating or Ratings for the Town.

April 21, 2025 Comprehensive Financial Review 4

Goals and Objectives
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1. Current Financial Status of the Town

a. The Town compares favorably to other peer Virginia Towns with respect to key demographic and 
economic indicators. 

b. While these demographic and economic indicators aren’t directly within the Town’s immediate control, 
they are important to outside lenders/rating agencies/investors when deciding whether to lend to or 
otherwise invest in the Town.

c. Based on the past five years of audited financial statements, the Town has had solid cash-flow in the 
General Fund which has provided the flexibility to cash-fund most of its routine General Fund capital 
needs during the prior five year period while also financing (i.e. borrowing for) a generational Town Hall 
project.

d. The General Fund’s revenue streams are diverse. This is a positive attribute.  

e. However, the General Fund is less reliant on Real Estate Tax related revenue than its peers.  Instead, 
the Town is more reliant on business and consumer related taxes (i.e. meals tax, BPOL) that can be 
volatile in an economic downturn or slowdown.

April 21, 2025 Comprehensive Financial Review 5

Executive Summary
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1. Current Financial Status of the Town (cont.)

f. The Town’s Unassigned Fund Balance is slightly above the Town’s Adopted Policy Minimum.  

g. As of the Fiscal Year 2024 Audit, the Unassigned Fund Balance was at roughly 52% of Expenditures vs. 
the Town’s 50% policy minimum.

h. The Town’s Unassigned Fund Balance is critical for a variety of reasons including (but not limited to) 
providing an ample buffer against potential revenue volatility in a downturn and helping the Town to 
maximize its capital funding potential while minimizing the associated need for recurring revenues.

i. The Town has a competitive Real Estate Tax Rate relative to peer local governments.

j. The Town has low General Fund debt levels relative to “best practices” and financial policy levels.     

April 21, 2025 Comprehensive Financial Review 6

Executive Summary (cont.)
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April 21, 2025 Comprehensive Financial Review 7

Key Drivers to a Credit Rating

[Moody’s = 10% / S&P = 20%]

 Financial Forecasting 
and management

 Consistent and prudent 
budgeting practices

Range and growth of services 
provided in relation to 
capacity to provide services

 Adherence to long-range financial 
planning and policies

 Revenue & Expenditure 
structure and patterns
 Annual Operating & Budgetary 

performance
 Financial flexibility/Fund 

Balance position
 Long-Term Financial Plan

 Nature of the pledged
security & debt structure

 Balance between 
accelerated debt issuance and 
under-investment in capital 
facilities

 Debt Burden measured against: 
Tax Base & Total Budget

 Demographic Characteristics
 Tax Base
 Industry Mix & Composition
 Local and Regional 

Growth patterns

[Moody’s = 30% / S&P = 20% / 
Fitch = 44%]

Note: %’s are from Moody’s updated methodology November 2022/ S&P updated methodology September 2024 / Fitch updated methodology April 2024.

[Moody’s = 30% / S&P = 20% / 
Fitch = 21%]

[Moody’s = 30% / S&P = 40% / 
Fitch = 35%]

Economic 
Base 

Economic 
Base 

Financial 
Performance 
& Flexibility

Financial 
Performance 
& Flexibility

ManagementManagementDebtDebt
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B. Historical General Fund Financials

Town of Warrenton, Virginia

April 21, 2025 Comprehensive Financial Review 8
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 The Town’s General Fund has produced an annual surplus each of the past five (5) Fiscal Years (FY 2020 –
FY 2024) before cash funding of capital.

 During the past five (5) Fiscal Years (FY 2020 – FY 2024), the surplus has averaged over $2.5 million 
before cash funding of capital.

 The General Fund’s “other local taxes” line item comprises approximately 50% of the General Fund’s 
revenue.

 The Town’s General Fund revenues are diverse and not reliant on a single source. However, the General 
Fund’s primary revenue sources are heavily weighted towards economically sensitive business and 
consumption related taxes.

 The Town also shows steady growth in Assessed Value of Taxable Property.

April 21, 2025 Comprehensive Financial Review 9

Overview
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April 21, 2025 Comprehensive Financial Review 10

General Fund – Financial Performance

Source: Town of Warrenton FY 2020 – FY 2024 Audits.
(1) Fiscal Year 2022 includes the General Obligation Bond Refunding, Series 2021B.

 The Town has added to Total Fund 
Balance in each of the past five (5) 
Fiscal Years (FY 2020 – FY 2024).

 Capital funding has averaged 
roughly $2 million over the last five 
(5) Fiscal Years.
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Financial Performance

Other Financing Uses

Capital Outlay

Total Expenditures excluding Capital Outlay

Operating Revenues and Other Financing Sources

Financial Performance
Fiscal Year 

2020
Fiscal Year 

2021
Fiscal Year 

2022¹
Fiscal Year 

2023
Fiscal Year 

2024

Operating Revenues and Other Financing Sources 18,959,469$     14,769,651$     24,496,965$     19,685,045$     22,369,070$     
Total Expenditures excluding Capital Outlay (12,328,536)      (13,253,110)      (14,005,553)      (16,384,713)      (17,779,829)      
Capital Outlay (4,639,737)        (1,134,734)        (2,124,098)        (1,231,327)        (1,612,338)        
Other Financing Uses -                          -                          (8,249,304)        -                          (1,505,076)        

Net Change in Fund Balance 1,991,196      381,807         118,010         2,069,005      1,471,827      
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April 21, 2025 Comprehensive Financial Review 11

General Fund – Historical Revenues

Source: Town of Warrenton FY 2020 – FY 2024 Audits.
Note: CAGR stands for ‘Compounded Annual Growth Rate’.
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Federal
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Charges for Services

Use of Money and Property

Fines & Forfeitures

Permits, Privilege Fees, and Regulatory
Licenses

Other Local Taxes

General Property Taxes

 General Fund Revenues have grown at 
10.1% annually over the past five (5) 
Fiscal Years (FY 2020 – FY 2024), driven 
by growth in Other Local Taxes and 
Federal Intergovernmental Revenues.

 The Town saw a significant increase in 
General Fund Revenues of approximately 
26% in Fiscal Year 2023, largely driven 
by the 2% increase in the meals tax from 
4% to 6%.

Revenues
Fiscal Year 

2020
Fiscal Year 

2021
Fiscal Year 

2022
Fiscal Year 

2023
Fiscal Year 

2024
5-Yr CAGR

General Property Taxes 1,342,789$       1,379,006$       1,461,261$       1,739,907$       1,692,738$       6.0%
Other Local Taxes 7,421,820         8,658,389         8,785,869         11,581,881       11,756,635       12.2%
Permits, Privilege Fees, and Regulatory Licenses 226,685            294,301            207,878            219,987            254,298            2.9%
Fines & Forfeitures 155,478            112,113            76,229               72,505               76,662               -16.2%
Use of Money and Property 320,393            25,080               (96,717)              464,302            870,087            28.4%
Charges for Services 871,183            468,599            1,075,663         1,019,342         1,019,479         4.0%
Miscellaneous 574,273            264,835            238,715            283,266            429,751            -7.0%
Intergovernmental

Commonwealth 3,318,485         2,970,530         2,999,607         3,258,781         3,435,418         0.9%
Federal 628,363            596,798            839,985            1,045,074         2,294,089         38.2%

Total Revenues 14,859,469$  14,769,651$  15,588,490$  19,685,045$  21,829,157$  10.1%

Annual Growth N/A -0.60% 5.54% 26.28% 10.89%
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April 21, 2025 Comprehensive Financial Review 12

General Fund – Historical Other Local Taxes

 Other Local Tax Revenues have grown at 12.2% 
annually over the past five (5) Fiscal Years (FY 
2020 – FY 2024), driven by the following 
sources:
– Bank Stock Revenue

– Transient Occupancy Tax (Hotel and Motel) 
Revenue

– Meals Tax Revenue

– Cigarette Tax Revenue
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Source: Town of Warrenton FY 2020 – FY 2024 Audits.
Note: CAGR stands for ‘Compounded Annual Growth Rate’.

Other Local Taxes
Fiscal Year 

2020
Fiscal Year 

2021
Fiscal Year 

2022
Fiscal Year 

2023
Fiscal Year 

2024 5 Year CAGR

Sales & Use 781,649$          925,159$          978,837$          1,018,823$       1,024,393$       7.0%
Consumer's Utility 501,059            495,402            499,103            578,030            534,889            1.6%
Business License 2,103,568         2,438,043         1,964,786         2,511,960         2,433,166         3.7%
Consumption 68,131               61,994               60,354               67,515               57,974               -4.0%
Motor Vehicle 237,353            239,788            219,887            224,882            225,927            -1.2%
Bank Stock 830,298            1,292,086         1,330,962         1,248,013         1,284,121         11.5%
Hotel and Motel 182,606            197,050            261,215            270,943            299,420            13.2%
Meals 2,515,018         2,828,431         3,296,859         5,346,726         5,594,342         22.1%
Cigarette 202,138            180,436            173,866            314,989            302,403            10.6%

Total 7,421,820$    8,658,389$    8,785,869$    11,581,881$  11,756,635$  12.2%

Summary of Other Local Tax Revenues
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April 21, 2025 Comprehensive Financial Review 13

Peer Comparative – Local Revenue Sources

Source: Most Recently Available Data from Respective Town Audit/Budgets.
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General Fund – Historical Expenditures

Source: Town of Warrenton FY 2020 – FY 2024 Audits.
Note: CAGR stands for ‘Compounded Annual Growth Rate’.

 General Fund Expenditures (net of capital 
outlay) have grown at 9.6% annually over 
the past five (5) Fiscal Years (FY 2020 –
FY 2024).

 $-

 $5

 $10

 $15

 $20

 $25

Fiscal Year
2020

Fiscal Year
2021

Fiscal Year
2022

Fiscal Year
2023

Fiscal Year
2024

M
ill

io
ns

General Fund Expenditures
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Principal Retirement

Capital Outlay

Community Development

Parks, Recreation and Cultural

Health and Welfare

Public Works

Public Safety

General Government Administration

Expenditures
Fiscal Year 

2020
Fiscal Year 

2021
Fiscal Year 

2022
Fiscal Year 

2023
Fiscal Year 

2024
5-Yr CAGR

Current
General Government Administration 1,346,561$       1,543,266$       1,716,121$       2,168,979$       3,346,907$       25.6%
Public Safety 3,731,363         4,316,166         4,488,739         4,856,095         4,272,891         3.4%
Public Works 3,443,271         3,498,257         3,466,980         5,144,171         5,438,503         12.1%
Health and Welfare 177,910            183,554            173,361            259,011            611,232            36.1%
Parks, Recreation and Cultural 1,855,164         1,851,122         2,216,458         2,454,818         2,671,545         9.5%
Community Development 956,701            893,149            714,724            616,632            584,524            -11.6%

Capital Outlay 4,639,737         1,134,734         2,124,098         1,231,327         1,612,338         -23.2%
Debt Service

Principal Retirement 541,350            692,349            623,050            535,434            529,989            -0.5%
Interest and Other Fiscal Charges 198,125            275,247            606,120            349,573            324,238            13.1%
Bond Issuance Costs 78,091               -                          -                          -                          -                          -

Total Expenditures 16,968,273$  14,387,844$  16,129,651$  17,616,040$  19,392,167$  3.4%
Total Expenditures w/o Capital  Outlay 12,328,536    13,253,110    14,005,553    16,384,713    17,779,829    9.6%

Annual Growth N/A -15.21% 12.11% 9.22% 10.08%
Annual Growth w/o Capital  Outlay N/A 7.50% 5.68% 16.99% 8.51%
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Historical Real Estate Tax Rates

Source: Town of Warrenton Budgets.
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Peer Comparative – Real Estate Tax Rate

Source: Most Recently Available Rates from Respective County and Town Websites/Budgets.
Note: Warrenton is in Fauquier County with a County Real Estate Property Tax rate of $0.943. Herndon and Vienna are in Fairfax County with a County Real Estate Property Tax rate of $1.125. 
Purcellville, Leesburg, and Middleburg are in Loudoun County with a County Real Estate Property Tax rate of $0.8650. Blacksburg and Christiansburg are in Montgomery County with a County Real 
Estate Property Tax rate of $0.75. Front Royal is in Warren County with a County Real Estate Property Tax rate of $0.53. Culpeper is in Culpeper County with a County Real Property Tax rate of $0.47.
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Assessed Value of Taxable Property

Real Property Personal Property Machinery and Tools Public Service

Fiscal Year Real Property %
Personal 
Property

%
Machinery and 

Tools
% Public Service %

Total Taxable 
Assessed Value

%

2015 1,548,458,500$       N/A 110,060,306$  N/A 379,240$            N/A 26,169,523$       N/A 1,685,067,569$     N/A
2016 1,559,784,700         1% 110,382,101    0% 362,252              -4% 26,233,712         0% 1,696,762,765        1%
2017 1,555,378,500         0% 111,836,351    1% 350,166              -3% 26,222,252         0% 1,693,787,269        0%
2018 1,707,497,200         10% 111,426,844    0% 381,478              9% 26,933,972         3% 1,846,239,494        9%
2019 1,704,181,500         0% 112,782,292    1% 358,690              -6% 30,080,458         12% 1,847,402,940        0%
2020 1,711,588,500 0% 121,035,613 7% 314,281 -12% 32,388,996 8% 1,865,327,390 1%
2021 1,735,031,400 1% 119,184,134 -2% 511,075 63% 30,341,699 -6% 1,885,068,308 1%
2022 2,146,350,500 24% 141,771,009 19% 452,805 -11% 30,915,674 2% 2,319,489,988 23%
2023 2,142,329,566 0% 189,785,413 34% 533,190 18% 31,026,875 0% 2,363,675,044 2%
2024 2,143,413,771 0% 172,933,877 -9% 433,187 -19% 37,591,034 21% 2,354,371,869 0%

Assessed Value of Taxable Property

April 21, 2025 Comprehensive Financial Review 17

Assessed Value

Source: Town of Warrenton FY 2024 Audits.

 The Town’s most recent 
reassessment occurred in Fiscal 
Year 2022. The result of the 
reassessment was a 23% increase 
in Assessed Value.
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Why an Unassigned Fund Balance is Important

 Why is maintaining a healthy unassigned fund balance important?

– Provides adequate month-to-month cash flow and eliminates the need for costly cash-flow borrowing.

– Provides funds for emergency situations (i.e. natural disasters).

– Provides funds for unforeseen expenditures or revenue shortfalls that occur during a fiscal year.

– Allows for bond funded capital projects to begin prior to having borrowed funds on hand.

– Helps mitigate/offset other financial weaknesses.

– Provides comfort to potential lenders and the rating agencies as it relates to the Town’s financial 
strength / flexibility and thus allows the Town to obtain competitive financing.

– Allows the Town to earn interest on its reserves which can produce substantial additional revenues in 
the current interest rate environment.

18
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Fund Balance Policies 

 “The Town of Warrenton will maintain a minimum Unassigned Fund Balance in the General Fund equal to 
50% of the current annual operating expenditure budget of the General Fund.”

– Fund balance may be maintained at a level higher than this minimum to save for large planned 
expenditures (i.e. capital projects), emergencies, cash flow issues related to timing of revenue 
receipts, and to address economic volatility. 

– Amounts above this minimum may be further identified by Council to be set aside for other 
purposes (such as capital projects or reserves for contingencies).

 In addition to the minimum Unassigned Fund Balance Level Policy, the Town has further adopted certain 
policies to ensure that Fund Balance levels are maintained/used appropriately: 

1. Maintenance of Minimum Unassigned General Fund Balance Level/Use of Year-end Operating 
Surplus. (Additional details contained on the following page)
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1. Maintenance of Minimum Unassigned General Fund Balance Level/Use of Year-end Operating Surplus:

a. Annual surplus revenues will be allocated to the Unassigned Fund Balance (“UAFB”) until the 50%  -
----minimum policy target is met;

b. If the 50% Unassigned Fund Balance minimum policy is met, the remaining annual surplus funds ---
----will be allocated as follows:

Fund Balance Policies (cont.) 

1) Budget 
Stabilization 

Fund

• 50% of surplus until Budget Stabilization Fund is 
10% of operating expenditure budget or $1 
million. 

2) Capital 
Fund 

• At least 50% of surplus, with no maximum 
as long as UAFB and Budgets Stabilization 
Policies are met.  

3) One-Time 
Priorities/Long

-Term 
Liabilities 

• Any additional surplus may 
be used for priorities that 
are one-time in nature.  
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Unassigned Fund Balance

Current Policy: “The Town of 
Warrenton will maintain a 

minimum unassigned fund 
balance in the General Fund 
equal to 50% of the current 

annual operating expenditure 
budget.”

Source: Town of Warrenton FY 2024 Audit.
Note: In FY 2016, the Town incorporated the Warrenton Aquatic and Recreation Facility into the General Fund resulting in an increase to the denominator of the Fund Balance vs. Expenditures ratio.
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Fiscal Year
General Fund 

Unassigned Fund 
Balance

Budget 
Expenditures

General Fund 
Unassigned Fund 
Balance as a % of 

Expenditures

Policy Floor

2015 11,914,259$         8,211,805$              145% 50%
2016 11,521,316            11,625,330              99% 50%
2017 11,871,309            12,828,326              93% 50%
2018 10,894,756            13,024,279              84% 50%
2019 11,611,907            13,599,594              85% 50%
2020 10,178,740            14,264,210              71% 50%
2021 11,575,773            14,641,484              79% 50%
2022 9,542,190              14,596,219              65% 50%
2023 11,537,274            16,213,084              71% 50%
2024 9,644,717              18,535,118              52% 50%
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Available Fund Balance

Source: Town of Warrenton FY 2024 Audit.

 Using the 2024 Audit, the graph 
shows a visual representation of 
the Town’s Available Fund 
Balance combining the 
Unassigned, Assigned, and 
Committed Fund Balance 
categories.

– The Town’s Assigned Fund 
Balance includes reserves 
that are specifically 
allocated for capital 
projects.

– The Town’s Committed Fund 
Balance includes reserves 
related to the Town’s Budget 
Stabilization Fund and 
financial commitments 
made by Town Council.

The Adopted Policy 
level of 50% of 

Budgeted 
Expenditures is 
equal to roughly 
$9.3 million for 

Fiscal Year 2024
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Peer Comparison – Unassigned Fund Balance (General Fund)

23

Source: Most Recently Available Data from Respective Town Audit.
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Peer Comparison – Unassigned Fund Balance as a % of 
Expenditures (General Fund)

Source: Most Recently Available Data from Respective Town Audit.
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C. Tax-Supported Debt Management

Town of Warrenton, Virginia
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35

Item B.



April 21, 2025 Comprehensive Financial Review 26

Existing Tax-Supported Debt Service
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Existing Tax-Supported Debt Service

Principal Interest

Source: Davenport Debt Model.

Fiscal Year Principal Interest Total Payout Ratio
2025 525,000$           297,972$        822,972$           7.3%
2026 560,000             270,169          830,169             15.1%
2027 585,000             240,828          825,828             23.2%
2028 615,000             210,078          825,078             31.8%
2029 650,000             177,663          827,663             40.8%
2030 680,000             143,581          823,581             50.3%
2031 720,000             107,706          827,706             60.3%
2032 755,000             69,909            824,909             70.8%
2033 240,000             46,063            286,063             74.1%
2034 250,000             37,656            287,656             77.6%
2035 255,000             31,041            286,041             81.2%
2036 260,000             25,569            285,569             84.8%
2037 265,000             20,106            285,106             88.5%
2038 270,000             14,653            284,653             92.2%
2039 275,000             8,978               283,978             96.0%
2040 285,000             3,028               288,028             100.0%

Total 7,190,000$    1,705,000$  8,895,000$    

Existing Tax-Supported Debt Service

Summary of Outstanding Tax-Supported Debt
Series Original Par Par Outstanding Interest Rate Final Maturity
G.O. Refunding Bond, Series 2021B 8,720,000$            7,190,000$                5.125% - 2.037% 10/1/2039

Total 7,190,000$           
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Debt Management Policies 

 An important part of debt management is monitoring indicators of borrowing capacity and affordability. 
While there are several different ratios/metrics that can be tracked to evaluate a government’s debt 
profile, two are generally regarded industry-wide as Key Debt Ratios.  

1. Debt vs. Assessed Value:

― The Town’s Policy states that Tax Supported debt of the Town shall not exceed 1.5% of the total 
Assessed Value of Taxable Property in the Town.

2. Debt Service vs. Expenditures

― The Town’s Policy states that Tax Supported Debt Service Expenditures as a percentage of General 
Fund Expenditures should not exceed 12%. 

37

Item B.



April 21, 2025 Comprehensive Financial Review 28

Tax-Supported Debt vs. Assessed Value

 Tax-Supported debt of the Town shall not exceed 1.5% of the total assessed value of taxable property in 
the Town.

Source: Davenport Debt Model and Town of Warrenton FY 2024 Audit.
Note: Assessed Value is based on Fiscal Year 2024 Audit Assessed Value ($2,354,371,869). Assessed Value is assumed to grow 1% annually from Fiscal Year 
2024 levels.
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Peer Comparison –
Tax-Supported Debt vs. Assessed Value

29

Town Policy

Source: Most Recently Available Data from Respective Town Audit.
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Tax-Supported Debt Service vs. Expenditures

 Tax-Supported debt service expenditures as a percentage of general fund expenditures should not exceed 
12%.

Source: Davenport Debt Model and Town of Warrenton FY 2024 Audit.
Note: Expenditures are based on Fiscal Year 2024 Audit expenditures ($19,392,167).Expenditures are assumed to grow 1% annually from Fiscal Year 2024 
levels.
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Peer Comparison –
Tax-Supported Debt Service vs. General Fund Expenditures
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Town Policy

Source: Most Recently Available Data from Respective Town Audit.
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D. Fiscal Year 2026 Capital 
Improvement Plan (CIP)

Town of Warrenton, Virginia
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 The Town’s Proposed Capital Improvement Plan (CIP)(1) and Capital Asset Replacement Plan (CARP) 
contemplates approximately $5.2 million worth of improvement needs in Fiscal Year 2026, with 
approximately $800 thousand of the total amount related to Fleet Maintenance.

 Town Staff have indicated all of the CIP will be debt funded.

 With the issuance occurring in Fiscal Year 2026, Davenport has assumed the following principal 
amortization of each project, based on the useful life of the financed projects:

– CIP and CARP (without Fleet) will have a principal amortization of 20 years (with structuring). (~$4.4 
million)

– Fleet Fund Maintenance Projects will have a principal amortization of 6 years. (~$800 thousand)

 All issuances assume a planning interest rate of 5%.

 On the following pages, Davenport has presented the estimated debt service of the issuances along with 
the impact to the Town’s Adopted Financial Debt Policies.
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Background

(1) General Fund Capital Improvement Plan figures include a 10% contingency.
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 As shown below, Davenport has estimated the debt service impact of the Fiscal Year 2026 issuances.

– General Fund CIP and CARP, excluding Fleet Maintenance are denoted as “CIP and CARP (without 
Fleet)”. (~$4.4 million)

– General Fund CARP for Fleet Maintenance Projects are denoted as “CARP - Fleet Maintenance”. (~$800 
thousand)
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Proposed Tax-Supported Debt Service

Preliminary, subject to change.

Fiscal 
Year

Existing Debt 
Service

CIP and CARP (without 
Fleet)

CARP - Fleet 
Maintenance

Total Proposed 
Debt Service

2025 822,972$         -$                                   -$                                   822,972$             
2026 830,169           -                                     -                                     830,169               
2027 825,828           230,000                        177,316                        1,233,144            
2028 825,078           230,000                        177,316                        1,232,394            
2029 827,663           230,000                        177,316                        1,234,978            
2030 823,581           230,000                        177,316                        1,230,897            
2031 827,706           230,000                        177,316                        1,235,022            
2032 824,909           230,000                        177,316                        1,232,225            
2033 286,063           464,710                        -                                     750,773               
2034 287,656           464,710                        -                                     752,367               
2035 286,041           464,710                        -                                     750,751               
2036 285,569           464,710                        -                                     750,279               
2037 285,106           464,710                        -                                     749,817               
2038 284,653           464,710                        -                                     749,363               
2039 283,978           464,710                        -                                     748,688               
2040 288,028           464,710                        -                                     752,738               
2041 -                        464,710                        -                                     464,710               
2042 -                        464,710                        -                                     464,710               
2043 -                        464,710                        -                                     464,710               
2044 -                        464,710                        -                                     464,710               
2045 -                        464,710                        -                                     464,710               
2046 -                        464,710                        -                                     464,710               
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 As shown below, Davenport has presented a visual representation of the anticipated Fiscal Year 2026 
issuances.
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Proposed Tax-Supported Debt Service

Preliminary, subject to change.
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 In the graph below, Davenport has projected the impact the Fiscal Year 2026 issuances would have on the 
Town’s Tax-Supported Debt vs. Assessed Value Financial Policy.

 After the Fiscal Year 2026 debt issuances for the CIP and CARP, the Town would continue to be within policy 
levels for Debt vs. Assessed Value.
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Impact on Debt Policies – Debt vs. Assessed Value

Note: Assessed Value is based on the 2024 Audit ($2,354,371,869). Assessed Value is grown at 1% annually. Preliminary, subject to change.
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 In the graph below, Davenport has projected the impact the Fiscal Year 2026 issuances would have on the 
Town’s Tax-Supported Debt Service vs. Expenditures Financial Policy.

 After the Fiscal Year 2026 debt issuances for the CIP and CARP, the Town would continue to be within policy 
levels for Debt Service vs. Expenditures.
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Impact on Debt Policies – Debt Service vs. Expenditures

Note: Expenditures are based on the 2024 Audit value ($19,392,167). Assessed Value is grown at 1% annually. Preliminary, subject to change.
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E. Water and Sewer Fund

Town of Warrenton, Virginia
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Water & Sewer Fund – Financial Performance

 The Water & Sewer Fund has 
produced a positive Net Result 
(net of depreciation) in each of the 
past five (5) Fiscal Years.
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Financial Performance

Operating Expenditures Debt Service

Non-Operating Expenditures Operating Revenues and Non-Operating Revenues

Source: Town of Warrenton FY 2020 – FY 2024 Audits.
Note: Depreciation is excluded from Operating Expenditures; FY 2022 Debt Service taken from FY 2021 projected Debt Service.

Financial Performance
Fiscal Year 

2020
Fiscal Year 

2021
Fiscal Year 

2022
Fiscal Year 

2023
Fiscal Year 

2024

Operating Revenues and Non-Operating Revenues 6,234,707$     6,746,686$     6,249,509$     6,797,936$     8,273,107$     
Operating Expenditures (4,504,090)       (4,467,687)       (4,798,238)       (5,472,073)       (5,847,168)       
Debt Service (718,684)          (720,657)          (772,236)          (830,277)          (1,193,627)       
Non-Operating Expenditures -                        -                        (138,796)          (119,842)          -                        

Net Result 1,011,933$   1,558,342$   540,239$      375,744$      1,232,312$   
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Water & Sewer Fund – Historical Revenues

 Total Operating Revenues have 
grown at 6.5% annually over the 
past five (5) Fiscal Years.

 In Fiscal Year 2024, Total 
Operating Revenues grew by 
approximately 21% from Fiscal 
Year 2023 revenue figures.

Source: Town of Warrenton FY 2020 – FY 2024 Audits.
Note: CAGR stands for ‘Compounded Annual Growth Rate’.
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Historical Revenues

Sale of Water

Other Fees

Connection Fees

Sewer Service
Charges

Revenues
Fiscal Year 

2020
Fiscal Year 

2021
Fiscal Year 

2022
Fiscal Year 

2023
Fiscal Year 

2024
5-Year CAGR

Sale of Water 2,023,159$     2,092,318$     2,140,716$     2,497,514$     3,087,392$     11.1%
Sewer Service Charges 3,234,461        3,309,247        3,384,176        3,410,119        4,129,683        6.3%
Connection Fees 526,725           1,050,300        336,545           236,250           283,500           -14.3%
Other Fees 103,257           60,687             109,151           92,376             69,551             -9.4%

Total Operating Revenues 5,887,602$   6,512,552$   5,970,588$   6,236,259$   7,570,126$   6.5%

Annual Growth N/A 10.6% -8.3% 4.4% 21.4%
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Expenses
Fiscal Year 

2020
Fiscal Year 

2021
Fiscal Year 

2022
Fiscal Year 

2023
Fiscal Year 

2024
5-Year CAGR

Source of Supply 1,148,008$     1,044,258$     1,074,607$     1,150,929$     1,183,975$     0.8%
Transmission and Distribution 668,838           712,771           661,796           782,025           816,665           5.1%
Meter Reading 155,097           182,442           162,769           251,444           189,848           5.2%
Wastewater Treatment Operation 1,781,800        1,810,558        2,036,536        2,098,194        2,135,408        4.6%
Public Utilities Administration 741,932           710,841           840,477           911,951           1,180,797        12.3%
Maintenance and Repairs 8,415               6,817               22,053             277,530           340,475           152.2%

Total Operating Expenses 4,504,090$   4,467,687$   4,798,238$   5,472,073$   5,847,168$   6.7%

Annual Growth N/A -0.8% 7.4% 14.0% 6.9%

April 21, 2025 Comprehensive Financial Review 41

Water & Sewer Fund – Historical Expenditures

 Total Operating Expenses, net of 
depreciation, have grown at 6.7% 
annually over the past five (5) Fiscal 
Years.

 Operating Expenditures have 
increased as a result of the Town’s 
focus on addressing maintenance 
needs.

Source: Town of Warrenton FY 2020 – FY 2024 Audits.
Note: CAGR stands for ‘Compounded Annual Growth Rate’.
Note: Depreciation is excluded from Operating Expenditures; FY 2022 Debt Service taken from FY 2021 projected Debt Service.

 $-

 $1

 $2

 $3

 $4

 $5

 $6

 $7

Fiscal Year
2020

Fiscal Year
2021

Fiscal Year
2022

Fiscal Year
2023

Fiscal Year
2024

M
ill

io
ns

Historical Expenses

Maintenance and Repairs

Public Utilities
Administration

Source of Supply

Wastewater Treatment
Operation

Meter Reading

Transmission and
Distribution

51

Item B.



April 21, 2025 Comprehensive Financial Review 42

Historical Water & Sewer Fund Debt Service Coverage
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Source: Town of Warrenton FY 2020 – FY 2024 Audits.

Debt Service Coverage Ratio
Fiscal Year 

2020
Fiscal Year 

2021
Fiscal Year 

2022
Fiscal Year 

2023
Fiscal Year 

2024

Net Revenue Available for Debt Service w/ Non-Op. Revenue 1,730,617$     2,278,999$     1,451,271$     1,325,863$     2,425,939$     
Net Revenue Available for Debt Service w/o Non-Op. Revenue 1,383,512        2,044,865        1,172,350        764,186           1,722,958        
Debt Service 718,684           720,657           772,236           830,277           1,193,627        

Debt Service Coverage w/ Non Operating Revenues 2.41x 3.16x 1.88x 1.60x 2.03x
Debt Service Coverage w/o Non Operating Revenues 1.93x 2.84x 1.52x 0.92x 1.44x
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Historical Water & Sewer Fund Cash Balance

Source: Town of Warrenton FY 2020 – FY 2024 Audits.
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Water and Sewer Cash Fund Balance
Fiscal Year 

2020
Fiscal Year 

2021
Fiscal Year 

2022
Fiscal Year 

2023
Fiscal Year 

2024

Unrestricted Cash and Cash Equivalents 8,473,309$     6,612,579$     6,287,203$     4,329,251$     3,462,549$     
Operating Expenses 4,504,090        4,467,687        4,798,238        5,472,073        5,847,168        

Days Cash on Hand 687 days 540 days 478 days 289 days 216 days
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Water & Sewer Existing Debt Profile
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Existing Utility-Supported Debt Service

Principal Interest

Source: Davenport Debt Model.

Fiscal Year Principal Interest Total Payout Ratio
2025 767,000$           428,999$        1,195,999$        5.3%
2026 790,000             403,510          1,193,510          10.7%
2027 816,000             377,130          1,193,130          16.3%
2028 845,000             349,773          1,194,773          22.1%
2029 869,000             321,497          1,190,497          28.1%
2030 899,000             292,303          1,191,303          34.2%
2031 927,000             262,033          1,189,033          40.6%
2032 963,000             230,602          1,193,602          47.2%
2033 994,000             199,539          1,193,539          54.0%
2034 1,024,000          169,822          1,193,822          61.1%
2035 1,052,000          141,308          1,193,308          68.3%
2036 1,080,000          113,252          1,193,252          75.7%
2037 1,108,000          84,558            1,192,558          83.3%
2038 1,137,000          55,225            1,192,225          91.1%
2039 637,000             24,996            661,996             95.5%
2040 653,000             8,403               661,403             100.0%

Total 14,561,000$  3,462,950$  18,023,950$  

Existing Utility-Supported Debt Service

Summary of Outstanding Utility-Supported Debt
Series Original Par Par Outstanding Interest Rate Final Maturity
G.O. Refunding Bond, Series 2021A 6,935,000$            6,084,000$                2.750% 1/15/2038
G.O. Refunding Bond, Series 2021B 3,975,000              3,565,000                  5.125% - 2.037% 10/1/2039
G.O. Bond, Water & Sewer Financing 2022 5,150,000              4,912,000                  2.900% 10/1/2039

Total 14,561,000$         
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Historical Water & Sewer Capital Improvement Plan (CIP)
Proposed FY 2026 CIP

Source: Proposed FY 2026 CIP.
Note: Capital Project costs include a 10% contingency.

 Town Staff have identified approximately $91.3 million in Capital Funding Projects over the next six (6) 
years for the Town’s Water and Sewer Fund (FY 2026-2031).

– Sewer capital projects over the next 6 years are approximately $44.7 million.

– Water capital projects over the next 6 years are approximately $46.6 million.

Water
51%

Sewer
49%

Water & Sewer Fund CIP

Water Sewer
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F. Next Steps

Town of Warrenton, Virginia

April 21, 2025 Comprehensive Financial Review 46
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Next Steps

Timing Action

April 21, 2025  Davenport to present the updated Comprehensive Financial Review with Town Council.

By June 30, 2025  Town Council Adopts FY 2026 Budget.

After June 30, 2025
 Davenport to prepare and present the Plan of Finance for the anticipated Fiscal Year 

2026 issuances for the Town’s CIP and CARP.

After the presentation of Plan 
of Finance to Town Council

 At the direction of Town Council, Davenport initiates the issuance process for the 
anticipated borrowings.
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Appendix

Town of Warrenton, Virginia

April 21, 2025 Comprehensive Financial Review 48
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 In the map below, Davenport has summarized a Virginia Town Peer Comparative group for Warrenton.

Peer Comparative Group Overview

April 21, 2025 Comprehensive Financial Review 49

(1) Credit Rating in the order of: Moody’s, S&P, Fitch. NR = Not Rated.
Note: Town of Warrenton is Not Rated by any of the National Credit Rating Agencies. Town of Warrenton Fiscal Year 2024 Audit is used for Peer Comparatives.

7. Town of Middleburg

7. Town of Purcellville 6. Town of Leesburg

4. Town of Front Royal

Town of Warrenton

3. Town of Culpeper

1. Town of Blacksburg

2. Town of Christiansburg

5. Town of Herndon

8. Town of Vienna

# Locality Credit Ratings( 1) Population

1 Blacksburg Aa2/AA+/NR 45,485
2 Christiansburg NR/NR/NR 22,542
3 Culpeper Aa2/AA/NR 21,012
4 Front Royal NR/NR/NR 15,400
5 Herndon Aaa/AAA/AAA 24,935
6 Leesburg Aaa/AAA/AAA 49,312
7 Middleburg NR/NR/NR 676
8 Purcellville Aa2/AAA/AAA 8,924
9 Vienna Aaa/AAA/NR 16,306
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Peer Comparative – Population 

Source: Weldon Cooper Data, July 1, 2023 Estimate.
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Peer Comparative – Median Home Value

Source: U.S Census Bureau American Community Survey 2023 5-Year Estimates.
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Peer Comparative – Meals Tax Rate

Source: Most Recently Available Rates from Respective Town Websites/Budgets.

6.00%

4.00%

3.00%

3.50%

3.75%

4.00%

4.00%

5.00%

6.00%

6.00%

7.50%

0.00% 1.00% 2.00% 3.00% 4.00% 5.00% 6.00% 7.00% 8.00%

Warrenton

Peer Group Median

Vienna

Leesburg

Herndon

Middleburg

Front Royal

Purcellville

Blacksburg

Culpeper

Christiansburg

Meals Tax Rate

62

Item B.



April 21, 2025 Comprehensive Financial Review 53

Peer Comparative – Lodging Tax Rate

Source: Most Recently Available Rates from Respective Town Websites/Budgets.
(1) Additional Lodging Tax (highlighted in blue) in the amount of 3% are for the following Northern Virginia towns: Herndon, Leesburg, Middleburg, Vienna and Purcellville. The Additional Lodging Tax 
includes, but is not limited to, Northern Virginia Transportation Authority Transient Occupancy Tax or Tourism Transient Occupancy Tax.

4%

8%

0%

6%

6%

7%

5%

5%

6%

9%

8%

3%

3%

3%

3%

3%

0% 1% 2% 3% 4% 5% 6% 7% 8% 9% 10%

Warrenton

Peer Group Median

Purcellville

Front Royal

Culpeper

Blacksburg

Vienna

Middleburg

Leesburg

Christiansburg

Herndon

Lodging Tax Rate

Town Lodging Tax Additional Lodging Tax(1)

63

Item B.



April 21, 2025 Comprehensive Financial Review

Peer Comparative – Assessed Value Per Capita

54
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Historical Fund Balance
General Fund
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Source: Town of Warrenton FY 2020 – FY 2024 Audits.

Fund Balance
Fiscal Year 

2020
Fiscal Year 

2021
Fiscal Year 

2022
Fiscal Year 

2023
Fiscal Year 

2024

Nonspendable 251,130$          259,787$          324,730$          297,332$          256,081$          
Restricted 2,168,746         1,123,502         699,326            389,915            472,788            
Committed 93,287               28,035               2,528,550         2,532,750         2,846,778         
Assigned 2,391,574         2,478,187         2,488,498         2,895,028         5,903,762         
Unassigned 10,178,740       11,575,773       9,542,190         11,537,274       9,644,717         

Total Fund Balance 15,083,477$  15,465,284$  15,583,294$  17,652,299$  19,124,126$  
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Incremental Revenue Impact

April 21, 2025 Comprehensive Financial Review 56

Source: Town of Warrenton FY 2025 Budget.

Tax Revenue
FY 2025 
Budgeted 
Revenues

Current Tax Rate
Marginal 

Unit

Estimated Value 
of a 1-Unit Tax 

Increase

Real Estate Taxes $824,266 $0.0401 / $100 of AV $0.01 $206,000

Meals Tax $5,500,000 6.00% 1.00% $917,000
.
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Historical Water & Sewer Capital Improvement Plan (CIP)
Proposed FY 2026 CIP

Source: Proposed FY 2026 Water & Sewer CIP.
Note: Capital Project costs include a 10% contingency.

Sewer Projects

Project Name FY 2026 FY 2027 FY 2028 FY 2029 FY 2030 FY 2031 Total

I&I Reduction 220,500$           250,000$           250,000$           250,000$           250,000$           -$                        1,220,500$        
Primary Digester -                          6,250,000          -                          -                          -                          -                          6,250,000          
Cedar Run Pump Station -                          250,000             -                          5,000,000          -                          -                          5,250,000          
Secondary Clarifier and Sludge Pump -                          11,000,000        -                          -                          -                          -                          11,000,000        
Wastewater Treatment Plant Pump Station 82,688               -                          -                          -                          -                          -                          82,688               
Dewatered Sludge Storage 750,000             -                          -                          -                          -                          -                          750,000             
Taylor Pump Station -                          350,000             5,000,000          -                          -                          -                          5,350,000          
Sludge Dewatering -                          -                          584,821             -                          -                          -                          584,821             
Sludge Screen with Enclosure -                          -                          350,893             -                          -                          -                          350,893             
Turkey Run Pump Station #2 -                          -                          -                          -                          300,000             -                          300,000             
Plant Hydraulics/Piping -                          -                          29,241               150,591             -                          -                          179,832             
Sanitary Sewer Improvements to LRCC -                          -                          -                          361,419             -                          -                          361,419             
Headworks Building -                          -                          -                          800,000             7,500,000          -                          8,300,000          
Frost Avenue Sewer Line 650,000             -                          -                          -                          -                          -                          650,000             

Total Sewer Projects 1,703,188$    18,100,000$  6,214,955$    6,562,010$    8,050,000$    -$                   40,630,153$  

Sewer Projects Contingency - 10% of Town Funding 170,319$           1,810,000$        621,496$           656,201$           805,000$           -$                        4,063,015$        

Water Projects
Project Name FY 2026 FY 2027 FY 2028 FY 2029 FY 2030 FY 2031 Total
WTP Clearwell Project -$                        -$                        6,500,000$        -$                        -$                        -$                        6,500,000$        
Warrenton Reservoir Dam 3,000,000          1,000,000          1,000,000          1,000,000          1,000,000          1,500,000          8,500,000          
Mt. Tank Line Power 945,000             -                          -                          -                          -                          -                          945,000             
High Rate Filter, Sediment & Flocc 8,950,893          -                          700,000             5,000,000          - -                          14,650,893        
Water Line Improvements: LRCC -                          -                          -                          400,000             4,000,000          -                          4,400,000          
Warrenton Reservoir Dredging 250,000             -                          1,500,000          -                          -                          -                          1,750,000          
Airlie Drain Valve -                          -                          350,893             -                          -                          -                          350,893             
Lee Highway Waterline Replacement -                          200,000             -                          2,000,000          -                          -                          2,200,000          
Hunton Street Waterline Replacement 75,000               1,000,000          -                          -                          -                          -                          1,075,000          
Marr Drive Waterline Replacement -                          -                          -                          -                          50,000               750,000             800,000             
Industrial Road Waterline Replacement -                          -                          -                          40,000               600,000             -                          640,000             
Fauquier Road Waterline Replacement -                          -                          -                          50,000               500,000             -                          550,000             
Total Water Projects 13,220,893$  2,200,000$    10,050,893$  8,490,000$    6,150,000$    2,250,000$    42,361,786$  

Water Project Contingency - 10% of Town Funding 1,322,089$        220,000$           1,005,089$        849,000$           615,000$           225,000$           4,236,179$        

Water & Sewer Fund Proposed CIP Summary
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The U.S. Securities and Exchange Commission (the “SEC”) has clarified that a broker, dealer or municipal securities dealer engaging in municipal advisory activities outside the scope of
underwriting a particular issuance of municipal securities should be subject to municipal advisor registration. Davenport & Company LLC (“Davenport”) has registered as a municipal
advisor with the SEC. As a registered municipal advisor Davenport may provide advice to a municipal entity or obligated person. An obligated person is an entity other than a municipal
entity, such as a not for profit corporation, that has commenced an application or negotiation with an entity to issue municipal securities on its behalf and for which it will provide support. If
and when an issuer engages Davenport to provide financial advisory or consultant services with respect to the issuance of municipal securities, Davenport is obligated to evidence such a
financial advisory relationship with a written agreement.

When acting as a registered municipal advisor Davenport is a fiduciary required by federal law to act in the best interest of a municipal entity without regard to its own financial or other
interests. Davenport is not a fiduciary when it acts as a registered investment advisor, when advising an obligated person, or when acting as an underwriter, though it is required to deal
fairly with such persons,

This material was prepared by public finance, or other non-research personnel of Davenport. This material was not produced by a research analyst, although it may refer to a Davenport
research analyst or research report. Unless otherwise indicated, these views (if any) are the author’s and may differ from those of the Davenport fixed income or research department or
others in the firm. Davenport may perform or seek to perform financial advisory services for the issuers of the securities and instruments mentioned herein.

This material has been prepared for information purposes only and is not a solicitation of any offer to buy or sell any security/instrument or to participate in any trading strategy. Any such
offer would be made only after a prospective participant had completed its own independent investigation of the securities, instruments or transactions and received all information it
required to make its own investment decision, including, where applicable, a review of any offering circular or memorandum describing such security or instrument. That information would
contain material information not contained herein and to which prospective participants are referred. This material is based on public information as of the specified date, and may be
stale thereafter. We have no obligation to tell you when information herein may change. We make no representation or warranty with respect to the completeness of this material.
Davenport has no obligation to continue to publish information on the securities/instruments mentioned herein. Recipients are required to comply with any legal or contractual restrictions
on their purchase, holding, sale, exercise of rights or performance of obligations under any securities/instruments transaction.

The securities/instruments discussed in this material may not be suitable for all investors or issuers. Recipients should seek independent financial advice prior to making any investment
decision based on this material. This material does not provide individually tailored investment advice or offer tax, regulatory, accounting or legal advice. Prior to entering into any
proposed transaction, recipients should determine, in consultation with their own investment, legal, tax, regulatory and accounting advisors, the economic risks and merits, as well as the
legal, tax, regulatory and accounting characteristics and consequences, of the transaction. You should consider this material as only a single factor in making an investment decision.

The value of and income from investments and the cost of borrowing may vary because of changes in interest rates, foreign exchange rates, default rates, prepayment rates,
securities/instruments prices, market indexes, operational or financial conditions or companies or other factors. There may be time limitations on the exercise of options or other rights in
securities/instruments transactions. Past performance is not necessarily a guide to future performance and estimates of future performance are based on assumptions that may not be
realized. Actual events may differ from those assumed and changes to any assumptions may have a material impact on any projections or estimates. Other events not taken into account
may occur and may significantly affect the projections or estimates. Certain assumptions may have been made for modeling purposes or to simplify the presentation and/or calculation of
any projections or estimates, and Davenport does not represent that any such assumptions will reflect actual future events. Accordingly, there can be no assurance that estimated returns
or projections will be realized or that actual returns or performance results will not materially differ from those estimated herein. This material may not be sold or redistributed without the
prior written consent of Davenport.

Version 01.01.2025 HP | AS | KL

Comprehensive Financial Review

Municipal Advisor Disclaimer

58April 21, 2025
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Warrenton Town Council  

Carter Nevill, Mayor   

Roy Francis, Ward 1   

William Semple, Ward 2 Vice Mayor 

Larry Kovalik, Ward 3   

Michele O’Halloran, Ward 4  

Eric Gagnon, Ward 5   

Paul Mooney, At Large  

David McGuire, At Large  

 

Office of the Town Manager  

Frank Cassidy  

 

  

STAFF REPORT 

21 Main Street Warrenton, Virginia 20186 • 540-347-1101| www.warrentonva.gov 

 

 

 

EXECUTIVE SUMMARY 

 

At the March Meeting, Ordinance 2025-02 was proposed with edits for consideration. The vote on that 

ordinance has been requested to be reconsidered by the Town Council.   

 

At the February 25th, 2025, Special Town Council meeting, The Town Council voted to consider an Ordinance 

at the March 11th, 2025, Regular Town Council meeting. The Ordinance being considered would repeal 

Ordinance 2024-17 in support of the Voluntary Settlement Agreement.   

 

At the February 11th, 2025, Regular Town Council Meeting work session, a special meeting was called to 

discuss the Arrington Voluntary Settlement agreement and to determine if it would be necessary by the 

Currently seated council to consider an Ordinance that would appeal the Ordinance passed at the 

December meeting in support of the annexation.   

 

RECENT BACKGROUND 

 

At the January 14th, 2025, Regular Town Council Meeting the Town Council received a presentation by 

VanMetre on the Arrington development.  

 

At the December 10th, 2025, Regular Town Council meeting, The Town Council voted to adopt an Ordinance 

in support of the Voluntary Settlement agreement with Fauquier County. That has been filed with the Courts 

and a three judge Panel has been appointed to consider the Agreement on April 24th, 2025.  

 

The Commission on Local Government met with Town Staff, Fauquier County Staff, and the Developer at a 

Joint meeting on Monday, September 16th, 2024. The Commission toured the site and the Town. The 

Developer presented its proposal for the use of the site and the Commission held a public hearing on that 

same day.   

 

The Council received updates on this VSA at its April 9th and May 14th, 2024, Regular Town Council meetings. 

At the May meeting, the Council adopted a resolution authorizing the Town Manager and Town Attorney to 

initiate the process of Voluntary Settlement Agreement.  Prior to that meeting, the Council approved a 

preliminary draft of the VSA at its March 12th, 2024, regular meeting. 

 

Council Meeting Date: April 21st, 2025     

Agenda Title: A work session to discuss the Arrington Voluntary Settlement Agreement 

with Fauquier County and consideration of an Ordinance.   

Requested Action: Discuss the VSA and the Ordinance    

Department / Agency Lead:  Town Council    

Staff Lead: Frank Cassidy     
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At its April 11th, 2024, meeting, the Fauquier County Board of Supervisors likewise approved moving forward 

on the VSA.   

 

 

PRIOR HISTORY 

 

Prior to the VSA now under consideration, the Town and County had taken preliminary steps regarding 

development of the Arrington property, as detailed below: 

 

At the December 12th, 2023, Regular Town Council Meeting, a Resolution was passed in support of 

application for a Citizen initiated petition for an annexation or boundary line adjustment with Fauquier 

County.  

 

On November 12, 2015, the Fauquier County Board of Supervisors approved several applications related to 

the development of Arrington. These included a Comprehensive Plan Amendment (COMA-15-003473), 

Rezoning (REZN-15-003477), a Category 20 Special Exception to allow for a Sewer Treatment Facility, a 

Category 30 Special Exception to Waive the Requirement for Public Sewer (SPEX-15-003479), a Category 20 

Special Exception for a Floodplain Crossing (SPEX-15-003481), and a Preliminary Plat (PREP-15-003482). 

Additionally, a Joint Planning and Water Service Agreement (Town of Warrenton, Fauquier County, and 

Applicants), which outlined the terms in which the Town of Warrenton would provide public water service to 

the project was executed. 

 

The 2015 approvals allowed the Arrington project to be primarily developed as an age-restricted community 

with an emphasis on preservation of natural open spaces and a compact traditional design form which is 

compatible with the historic portions of Warrenton. The Planned Residential District (PRD) portions of the 

project were limited to 217 residential lots for active adult residents over the age of 55. The Arrington 

approvals also permit 10 rural residential lots, in the RA zoned portions of the property and one residential 

(R-1) lot. The Rezoning approval included a Proffer Statement, Concept Development Plan (CDP), and Code 

of Development (COD). The CDP and COD regulate the site design and development and ensure that the 

property is developed in conformance with the County’s PRD regulations. 

 

On August 8, 2018, the Board of Supervisors held a public hearing on REZN-19-011151, which was seeking to 

amend portions of the Arrington Proffer Statement associated with REZN-15-03477. No action was taken at 

the public hearing, and subsequently the application was placed on hold and then closed. 

 

On February 10, 2022, the Board of Supervisors approved a Comprehensive Plan Amendment to add 

approximately 27.9 acres to the Warrenton Service District, changing the land use from Rural to Open 

Space/Park. The Comprehensive Plan Amendment restored the Warrenton Service District boundary to its 

location prior to approval of the Comprehensive Plan Amendment in 2015. Specifically, it allowed for a 

redesign of the wastewater treatment facility associated with the residential development to include a larger 

dispersal field area to better comply with regulatory recommendations and requirements. At the time of the 

request, the Applicant indicated that the change was not to support any additional density within Arrington 

or to be used for any habitable vertical improvements. Additionally, the Comprehensive Plan Amendment 

expanded the Urban Development Area (UDA) to include the 27.9 acres that were added back into the 

Warrenton Service District. 
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*Background taken from Fauquier County’s staff report presented to the Board of Supervisors on 

November 9, 2023. 

 

 

 

STAFF RECOMMENDATION 

 

Staff recommends that the Council Discuss the Voluntary Settlement Agreement and consider the proposed 

Ordinance.   

 

Policy Direction/Warrenton Plan 2040 

 

H-1: Ensure equitable, attainable housing opportunities across residents of all ages, incomes, and abilities 

by catering to the needs of a diverse community, including young families, professionals early in their 

careers, essential workforce, and those entering retirement. 

 

H-2: Character Districts will accommodate a balance of available housing typologies that are compatible to 

existing neighborhoods in scale, character, and transition. 

 

H-3: Preserve existing neighborhoods and promote infill that supports the character and heritage of 

Warrenton. 

 

H-4: Create regional partnerships to address and enhance attainable housing supply. 

 

Financial Impact 

 

The developer has offered proffers towards the Town’s infrastructure. 

 

Legal Impact 

 

The Voluntary settlement agreement is a multi-jurisdictional request for annexation. This item is being 

considered by the Town Council, Fauquier County Board of Supervisors, The Commission of Local 

Governments and a Three Judge panel.   

 

ATTACHMENTS 

 

1. Previous Staff reports and agenda items. 

2. VSA   

3. Commission on Local Government Report 

4. Ordinance 2024-17  

71

Item B.



ORDINANCE 2025-02 
 
 

 March 11th, 2025 
 Town Council  
 Public Hearing 
 Ordinance 2025- 

 

AN ORDINANCE REPEALING ORDINANCE 2024-17 WHICH AUTHORIZED THE EXECUTION 

OF A VOLUNTARY SETTLEMENT AGREEMENT BETWEEN THE TOWN OF WARRENTON AND 

FAUQUIER COUNTY. 

WHEREAS, at December 10th, 2025, Regular Town Council meeting of the Town Council of 

Warrenton, Virginia, a public hearing was held on Ordinance 2024-17 to approve the Voluntary Settlement 

Agreement between the Town of Warrenton and Fauquier County for the boundary adjustment of 

Alwington Farm into Town Boundaries; and 

WHEREAS, Ordinance 2024-17 titled, AN ORDINANCE TO APPROVE A VOLUNTARY SETTLEMENT 

AGREEMENT FOR THE BOUNDARY ADJUSTMENT INTO THE TOWN OF WARRENTON OF APPROXIMATELY 

243.87295 ACRES OF LAND BELONGING TO ALWINGTON FARM, LLC, ALWINGTON ESTATES, LLC, HD 

DEVELOPMENT OF MARYLAND, INC., PADMAJA AND SRINIVAS DASARI, THE FAUQUIER COUNTY SCHOOL 

BOARD, AND VABFT, LLC, AND CERTAIN ROAD RIGHT-OF-WAY, AS RECOMMENDED BY THE VIRGINIA 

COMMISSION ON LOCAL GOVERNMENT was a required ordinance under Va. Code §15.2-3400 in the 

process for the Voluntary Settlement Agreement ;and  

WHEREAS, Ordinance 2024-17 was approved by a 6-1 Vote of the Town Council thereby approving 

the settlement agreement pursuant to Va. Code §15.2-3400; and 

WHEREAS, a Special Meeting, without public input, was held on February 25th, 2025, to discuss the 

Arrington Development and the Voluntary Settlement Agreement (‘the VSA”) with a motion being passed to 

hold a new public hearing at the March 11th, 2025, Regular Town Council Meeting; and  

WHEREAS, a public hearing has been legally noticed and advertised for the March 11th, 2025, 

Regular Town Council meeting; and  

WHEREAS, the Town of Warrenton, Virginia, (the “Town”), and the County of Fauquier, Virginia, 

(“the County”) filed a Notice with the Virginia Commission on Local Government of their intention to effect 

a Boundary Line Adjustment (“BLA”) by and between the Town and the County to incorporate into the Town 

approximately 243.87295 acres of land presently subject only to County jurisdiction (the Adjusted 

Property”) belonging to Alwington Farm, LLC, Alwington Estates, LLC, HD Development of Maryland, Inc., 

Padmaja and Srinivas Dasari, the Fauquier County School Board, and VABFT, LLC, together with such road 

right-of-way as may lie within the proposed BLA area; and 

WHEREAS, the Town and the County have mutually agreed upon terms and conditions for a 

boundary adjustment in the VSA pursuant to Va. Code Ann. §15.2-3400, as an alternative to a fully 

contested litigation to adjust jurisdictional boundaries, and submitted that VSA to the Virginia Commission 

on Local Government (the Commission) for review and recommendation; and 
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WHEREAS, the Commission has reviewed the VSA and has recommended its approval of the said 

BLA and Agreement in its report dated November 2024, a copy of which is incorporated herein by reference 

as Exhibit A; and 

WHEREAS, a civil action for approval of the VSA has been filed with the Circuit Court of Fauquier 

County, pursuant to Va. Code Ann. § 15.2-3400, and a three-judge panel has been appointed to hear that 

Petition which is scheduled for adjudication on April 24, 2025;  

WHEREAS, the Town wishes for its Planning Commission to thoroughly review the zoning changes 

proposed within the VSA, and propose modifications (if any) to the Town prior to the Circuit Court’s 

approval of the VSA; 

WHEREAS, the Town no longer desires to present the VSA, as drafted without the Planning 

Commission’s review and recommendations, to the Circuit Court for approval and further action thereon; 

NOW THEREFORE, BE IT HEREBY ORDAINED by the Town Council of the Town of Warrenton, 

Virginia, as follows: 

1. The aforesaid Whereas clauses are incorporated herein by reference. 

 

2. The Town Council hereby does not consent to the acceptance of the Adjusted 

Property into the Town’s corporate limits consistently with the VSA upon the terms 

stated in the VSA.. 

 

3. The Town Council hereby does not agree to the terms and conditions as set forth in 

the VSA, a copy of which is separately attached hereto and incorporated herein by 

reference as Exhibit A, and authorizes the execution thereof by the Mayor or his 

designee. 

 

4. The Town Council hereby directs the Mayor, Town Manager, and Town Attorney, 

together with the Fauquier County Attorney, to convene and provide this 

information to the Circuit Court, i.e. the three-judge panel, and, if feasible, take 

what steps as may be necessary so as to (i) modify the VSA so as to be mutually 

acceptable to all interested parties per Section 15.2-3400 and (ii) present said 

modified VSA to the Circuit Court for approval.  If modification is not feasible, then 

the Town Attorney is instructed to oppose further action of any judicial nature 

recognizing the VSA.   

 

Votes: 
Ayes:  
Nays: 
Absent from Meeting: 
 
For Information: 

Town Attorney  

 

ATTEST: ___________________________________________________________________________________________________________ 

Town Recorder 

73

Item B.



Warrenton Town Council  

Carter Nevill, Mayor   

Roy Francis, Ward 1   
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Paul Mooney, At Large  

David McGuire, At Large  

 

Office of the Town Manager  
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EXECUTIVE SUMMARY 

 

At the February 25th, 2025, Special Town Council meeting, The Town Council voted to consider an Ordinance 

at the March 11th, 2025, Regular Town Council meeting. The Ordinance being considered would repeal 

Ordinance 2024-17 in support of the Voluntary Settlement Agreement.   

 

At the February 11th, 2025, Regular Town Council Meeting work session, a special meeting was called to 

discuss the Arrington Voluntary Settlement agreement and to determine if it would be necessary by the 

Currently seated council to consider an Ordinance that would appeal the Ordinance passed at the 

December meeting in support of the annexation.   

 

RECENT BACKGROUND 

 

At the January 14th, 2025, Regular Town Council Meeting the Town Council received a presentation by 

VanMetre on the Arrington development.  

 

At the December 10th, 2025, Regular Town Council meeting, The Town Council voted to adopt an Ordinance 

in support of the Voluntary Settlement agreement with Fauquier County. That has been filed with the Courts 

and a three judge Panel has been appointed to consider the Agreement on April 24th, 2025.  

 

The Commission on Local Government met with Town Staff, Fauquier County Staff, and the Developer at a 

Joint meeting on Monday, September 16th, 2024. The Commission toured the site and the Town. The 

Developer presented its proposal for the use of the site and the Commission held a public hearing on that 

same day.   

 

The Council received updates on this VSA at its April 9th and May 14th, 2024, Regular Town Council meetings. 

At the May meeting, the Council adopted a resolution authorizing the Town Manager and Town Attorney to 

initiate the process of Voluntary Settlement Agreement.  Prior to that meeting, the Council approved a 

preliminary draft of the VSA at its March 12th, 2024, regular meeting. 

 

At its April 11th, 2024, meeting, the Fauquier County Board of Supervisors likewise approved moving forward 

on the VSA.   

 

Council Meeting Date: March 11th, 2025     

Agenda Title: A work session to discuss the Arrington Voluntary Settlement Agreement 

with Fauquier County and an Ordinance to be considered for public  

Requested Action: Discuss the VSA and the Ordinance    

Department / Agency Lead:  Town Council    

Staff Lead: Frank Cassidy     
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PRIOR HISTORY 

 

Prior to the VSA now under consideration, the Town and County had taken preliminary steps regarding 

development of the Arrington property, as detailed below: 

 

At the December 12th, 2023, Regular Town Council Meeting, a Resolution was passed in support of 

application for a Citizen initiated petition for an annexation or boundary line adjustment with Fauquier 

County.  

 

On November 12, 2015, the Fauquier County Board of Supervisors approved several applications related to 

the development of Arrington. These included a Comprehensive Plan Amendment (COMA-15-003473), 

Rezoning (REZN-15-003477), a Category 20 Special Exception to allow for a Sewer Treatment Facility, a 

Category 30 Special Exception to Waive the Requirement for Public Sewer (SPEX-15-003479), a Category 20 

Special Exception for a Floodplain Crossing (SPEX-15-003481), and a Preliminary Plat (PREP-15-003482). 

Additionally, a Joint Planning and Water Service Agreement (Town of Warrenton, Fauquier County, and 

Applicants), which outlined the terms in which the Town of Warrenton would provide public water service to 

the project was executed. 

 

The 2015 approvals allowed the Arrington project to be primarily developed as an age-restricted community 

with an emphasis on preservation of natural open spaces and a compact traditional design form which is 

compatible with the historic portions of Warrenton. The Planned Residential District (PRD) portions of the 

project were limited to 217 residential lots for active adult residents over the age of 55. The Arrington 

approvals also permit 10 rural residential lots, in the RA zoned portions of the property and one residential 

(R-1) lot. The Rezoning approval included a Proffer Statement, Concept Development Plan (CDP), and Code 

of Development (COD). The CDP and COD regulate the site design and development and ensure that the 

property is developed in conformance with the County’s PRD regulations. 

 

On August 8, 2018, the Board of Supervisors held a public hearing on REZN-19-011151, which was seeking to 

amend portions of the Arrington Proffer Statement associated with REZN-15-03477. No action was taken at 

the public hearing, and subsequently the application was placed on hold and then closed. 

 

On February 10, 2022, the Board of Supervisors approved a Comprehensive Plan Amendment to add 

approximately 27.9 acres to the Warrenton Service District, changing the land use from Rural to Open 

Space/Park. The Comprehensive Plan Amendment restored the Warrenton Service District boundary to its 

location prior to approval of the Comprehensive Plan Amendment in 2015. Specifically, it allowed for a 

redesign of the wastewater treatment facility associated with the residential development to include a larger 

dispersal field area to better comply with regulatory recommendations and requirements. At the time of the 

request, the Applicant indicated that the change was not to support any additional density within Arrington 

or to be used for any habitable vertical improvements. Additionally, the Comprehensive Plan Amendment 

expanded the Urban Development Area (UDA) to include the 27.9 acres that were added back into the 

Warrenton Service District. 

 

*Background taken from Fauquier County’s staff report presented to the Board of Supervisors on 

November 9, 2023. 
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STAFF RECOMMENDATION 

 

Staff recommends that the Council Discuss the Voluntary Settlement Agreement and determine the 

necessity of the Ordinance for inclusion at the March Town Council Meeting.  

 

Policy Direction/Warrenton Plan 2040 

 

H-1: Ensure equitable, attainable housing opportunities across residents of all ages, incomes, and abilities 

by catering to the needs of a diverse community, including young families, professionals early in their 

careers, essential workforce, and those entering retirement. 

 

H-2: Character Districts will accommodate a balance of available housing typologies that are compatible to 

existing neighborhoods in scale, character, and transition. 

 

H-3: Preserve existing neighborhoods and promote infill that supports the character and heritage of 

Warrenton. 

 

H-4: Create regional partnerships to address and enhance attainable housing supply. 

 

Financial Impact 

 

The developer has offered proffers towards the Town’s infrastructure. 

 

Legal Impact 

 

The Voluntary settlement agreement is a multi-jurisdictional request for annexation. This item is being 

considered by the Town Council, Fauquier County Board of Supervisors, The Commission of Local 

Governments and a Three Judge panel.   

 

ATTACHMENTS 

 

1. Previous Staff reports and agenda items. 

2. VSA   

3. Commission on Local Government Report 

4. Ordinance 2024-17  
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ORDINANCE 2025-02 
 
 

 March 11th, 2025 
 Town Council  
 Public Hearing 
 Ordinance 2025- 

 

AN ORDINANCE REPEALING ORDINANCE 2024-17 WHICH AUTHORIZED THE EXECUTION 

OF A VOLUNTARY SETTLEMENT AGREEMENT BETWEEN THE TOWN OF WARRENTON AND 

FAUQUIER COUNTY. 

WHEREAS, at December 10th, 2025, Regular Town Council meeting of the Town Council of 

Warrenton, Virginia, a public hearing was held on Ordinance 2024-17 to approve the Voluntary Settlement 

Agreement between the Town of Warrenton and Fauquier County for the boundary adjustment of 

Alwington Farm into Town Boundaries; and 

WHEREAS, Ordinance 2024-17 titled, AN ORDINANCE TO APPROVE A VOLUNTARY SETTLEMENT 

AGREEMENT FOR THE BOUNDARY ADJUSTMENT INTO THE TOWN OF WARRENTON OF APPROXIMATELY 

243.87295 ACRES OF LAND BELONGING TO ALWINGTON FARM, LLC, ALWINGTON ESTATES, LLC, HD 

DEVELOPMENT OF MARYLAND, INC., PADMAJA AND SRINIVAS DASARI, THE FAUQUIER COUNTY SCHOOL 

BOARD, AND VABFT, LLC, AND CERTAIN ROAD RIGHT-OF-WAY, AS RECOMMENDED BY THE VIRGINIA 

COMMISSION ON LOCAL GOVERNMENT was a required ordinance under Va. Code §15.2-3400 in the 

process for the Voluntary Settlement Agreement ;and  

WHEREAS, Ordinance 2024-17 was approved by a 6-1 Vote of the Town Council thereby approving 

the settlement agreement pursuant to Va. Code §15.2-3400; and 

WHEREAS, a Special Meeting, without public input, was held on February 25th, 2025, to discuss the 

Arrington Development and the Voluntary Settlement Agreement (‘the VSA”) with a motion being passed to 

hold a new public hearing at the March 11th, 2025, Regular Town Council Meeting; and  

WHEREAS, a public hearing has been legally noticed and advertised for the March 11th, 2025, 

Regular Town Council meeting; and  

WHEREAS, the Town of Warrenton, Virginia, (the “Town”), and the County of Fauquier, Virginia, 

(“the County”) filed a Notice with the Virginia Commission on Local Government of their intention to effect 

a Boundary Line Adjustment (“BLA”) by and between the Town and the County to incorporate into the Town 

approximately 243.87295 acres of land presently subject only to County jurisdiction (the Adjusted 

Property”) belonging to Alwington Farm, LLC, Alwington Estates, LLC, HD Development of Maryland, Inc., 

Padmaja and Srinivas Dasari, the Fauquier County School Board, and VABFT, LLC, together with such road 

right-of-way as may lie within the proposed BLA area; and 

WHEREAS, the Town and the County have mutually agreed upon terms and conditions for a 

boundary adjustment in the VSA pursuant to Va. Code Ann. §15.2-3400, as an alternative to a fully 

contested litigation to adjust jurisdictional boundaries, and submitted that VSA to the Virginia Commission 

on Local Government (the Commission) for review and recommendation; and 
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WHEREAS, the Commission has reviewed the VSA and has recommended its approval of the said 

BLA and Agreement in its report dated November 2024, a copy of which is incorporated herein by reference 

as Exhibit A; and 

WHEREAS, a civil action for approval of the VSA has been filed with the Circuit Court of Fauquier 

County, pursuant to Va. Code Ann. § 15.2-3400, and a three-judge panel has been appointed to hear that 

Petition which is scheduled for adjudication on April 24, 2025;  

WHEREAS, the Town no longer desires to present the VSA, as drafted, to the Circuit Court for 

approval and further action thereon; 

NOW THEREFORE, BE IT HEREBY ORDAINED by the Town Council of the Town of Warrenton, 

Virginia, as follows: 

1. The aforesaid Whereas clauses are incorporated herein by reference. 

 

2. The Town Council hereby does not consent to the acceptance of the Adjusted 

Property into the Town’s corporate limits consistently with the VSA upon the terms 

stated in the VSA.. 

 

3. The Town Council hereby does not agree to the terms and conditions as set forth in 

the VSA, a copy of which is separately attached hereto and incorporated herein by 

reference as Exhibit A, and authorizes the execution thereof by the Mayor or his 

designee. 

 

4. The Town Council hereby directs the Mayor, Town Manager, and Town Attorney, 

together with the Fauquier County Attorney, to convene and provide this 

information to the Circuit Court, i.e. the three-judge panel, and, if feasible, take 

what steps as may be necessary so as to (i) modify the VSA so as to be mutually 

acceptable to all interested parties per Section 15.2-3400 and (ii) present said 

modified VSA to the Circuit Court for approval.  If modification is not feasible, then 

the Town Attorney is instructed to oppose further action of any judicial nature 

recognizing the VSA.   

 

Votes: 
Ayes:  
Nays: 
Absent from Meeting: 
 
For Information: 

Town Attorney  

 

ATTEST: ___________________________________________________________________________________________________________ 

Town Recorder 
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EXECUTIVE SUMMARY 

 

In October 2024, the staff of the Commission on Local Government produced a draft report for the 

Commission’s consideration on the Arrington Voluntary Settlement Agreement (VSA) between Fauquier 

County and the Town. At its November 1st, 2024, Regular Meeting, the Commission voted unanimously to 

approve that report.   

 

The Commission’s report recommends the approval of the proposed VSA without any changes.  

The VSA has now come back to the Town and County for public hearing and approval by ordinance. If both 

bodies adopt ordinances approving the VSA, the attorneys for the Town and County will submit it to a 

special three-judge court for review and approval.  

 

The ordinance is listed as an Attachment and open for Public Hearing this evening.   

 

 

RECENT BACKGROUND 

 

The Commission on Local Government met with Town Staff, Fauquier County Staff, and the Developer at a 

Joint meeting on Monday, September 16th, 2024. The Commission toured the site and the Town. The 

Developer presented its proposal for the use of the site and the Commission held a public hearing on that 

same day.   

 

The Council received updates on this VSA at its April 9th and May 14th, 2024, Regular Town Council meetings. 

At the May meeting, the Council adopted a resolution authorizing the Town Manager and Town Attorney to 

initiate the process of Voluntary Settlement Agreement.  Prior to that meeting, the Council approved a 

preliminary draft of the VSA at its March 12th, 2024, regular meeting. 

 

At its April 11th, 2024, meeting, the Fauquier County Board of Supervisors likewise approved moving forward 

on the VSA.   

 

 

 

 

Council Meeting Date: November 12th, 2024.    

Agenda Title: Arrington Project- Voluntary Settlement Agreement update  

Requested Action: Consider approval of the updated Voluntary Settlement Agreement   

Department / Agency Lead: Town Manager   

Staff Lead: Frank Cassidy     
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PRIOR HISTORY 

 

Prior to the VSA now under consideration, the Town and County had taken preliminary steps regarding 

development of the Arrington property, as detailed below: 

 

At the December 12th, 2023, Regular Town Council Meeting, a Resolution was passed in support of 

application for a Citizen initiated petition for an annexation or boundary line adjustment with Fauquier 

County.  

 

On November 12, 2015, the Fauquier County Board of Supervisors approved several applications related to 

the development of Arrington. These included a Comprehensive Plan Amendment (COMA-15-003473), 

Rezoning (REZN-15-003477), a Category 20 Special Exception to allow for a Sewer Treatment Facility, a 

Category 30 Special Exception to Waive the Requirement for Public Sewer (SPEX-15-003479), a Category 20 

Special Exception for a Floodplain Crossing (SPEX-15-003481), and a Preliminary Plat (PREP-15-003482). 

Additionally, a Joint Planning and Water Service Agreement (Town of Warrenton, Fauquier County, and 

Applicants), which outlined the terms in which the Town of Warrenton would provide public water service to 

the project was executed. 

 

The 2015 approvals allowed the Arrington project to be primarily developed as an age-restricted community 

with an emphasis on preservation of natural open spaces and a compact traditional design form which is 

compatible with the historic portions of Warrenton. The Planned Residential District (PRD) portions of the 

project were limited to 217 residential lots for active adult residents over the age of 55. The Arrington 

approvals also permit 10 rural residential lots, in the RA zoned portions of the property and one residential 

(R-1) lot. The Rezoning approval included a Proffer Statement, Concept Development Plan (CDP), and Code 

of Development (COD). The CDP and COD regulate the site design and development and ensure that the 

property is developed in conformance with the County’s PRD regulations. 

 

On August 8, 2018, the Board of Supervisors held a public hearing on REZN-19-011151, which was seeking to 

amend portions of the Arrington Proffer Statement associated with REZN-15-03477. No action was taken at 

the public hearing, and subsequently the application was placed on hold and then closed. 

 

On February 10, 2022, the Board of Supervisors approved a Comprehensive Plan Amendment to add 

approximately 27.9 acres to the Warrenton Service District, changing the land use from Rural to Open 

Space/Park. The Comprehensive Plan Amendment restored the Warrenton Service District boundary to its 

location prior to approval of the Comprehensive Plan Amendment in 2015. Specifically, it allowed for a 

redesign of the wastewater treatment facility associated with the residential development to include a larger 

dispersal field area to better comply with regulatory recommendations and requirements. At the time of the 

request, the Applicant indicated that the change was not to support any additional density within Arrington 

or to be used for any habitable vertical improvements. Additionally, the Comprehensive Plan Amendment 

expanded the Urban Development Area (UDA) to include the 27.9 acres that were added back into the 

Warrenton Service District. 

 

*Background taken from Fauquier County’s staff report presented to the Board of Supervisors on 

November 9, 2023. 
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STAFF RECOMMENDATION 

 

Staff recommends following the Commission of Local Government’s suggestions for this item:  

 

 The Commission found that the Proposed Agreement is in the best interest of the Commonwealth 

as written.  

 

 The Commission recommended that the Town continue its open dialogue with the citizens so they 

may better understand the County’s reasoning for approving the project and the Town’s reasoning 

for accepting it.   

 

 The Commission recommended that the Town continue funding and implementing improvements 

to the wastewater system so that all future development within the Town can adequately be served. 

 

Staff recommends holding a public hearing on this item at the December Regularly scheduled Town Council 

Meeting.   

 

Policy Direction/Warrenton Plan 2040 

 

H-1: Ensure equitable, attainable housing opportunities across residents of all ages, incomes, and abilities 

by catering to the needs of a diverse community, including young families, professionals early in their 

careers, essential workforce, and those entering retirement. 

 

H-2: Character Districts will accommodate a balance of available housing typologies that are compatible to 

existing neighborhoods in scale, character, and transition. 

 

H-3: Preserve existing neighborhoods and promote infill that supports the character and heritage of 

Warrenton. 

 

H-4: Create regional partnerships to address and enhance attainable housing supply. 

 

Financial Impact 

 

The developer has offered proffers towards the Town’s infrastructure. 

 

Legal Impact 

 

The Voluntary settlement agreement is a multi-jurisdictional request for annexation. This item is being 

considered by the Town Council, Fauquier County Board of Supervisors, The Commission of Local 

Governments and a Three Judge panel.   

 

ATTACHMENTS 

 

1. VSA   

2. Commission on Local Government Report 

3. Ordinance 2024-17  
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Executive Summary 

On May 17, 2024, the Town of Warrenton and Fauquier County jointly submitted a notice 

of a proposed Voluntary Settlement Agreement to the Commission on Local Government to 

review. The Proposed Agreement was negotiated under § 15.2-3400 of the Code of Virginia, 

which allows localities to settle interlocal issues through negotiated agreements. However, before 

the localities may enact any negotiated agreement, the Commission must review the agreement 

and issue an advisory report on whether the agreement is in the best interest of the 

Commonwealth. When issuing its advisory report, the Commission is directed to hold hearings, 

make investigations, analyze local needs, and then submit its findings of fact and 

recommendations as to whether the voluntary settlement agreement is in the best interest of the 

Commonwealth to the affected local governments. The local governments may then adopt any 

recommendations before the agreement is sent to a special court for ultimate disposition.    

The Proposed Agreement provides for the Town of Warrenton to annex 241 acres of land 

that currently lie in the County and limits the development of that land to the zoning conditions 

that were proffered by the developer and accepted by the County in November of 2023. The 

VSA further stipulates that the developer and owner will pay for certain improvements to roads 

and wastewater systems in the Town in exchange for a higher-density development once the 

property is annexed into the Town, among other provisions. The Commission finds that the 

agreement is in the best interest of the Commonwealth and recommends its adoption because it 

promotes the orderly growth and continued viability of the Town and County by providing for 

the productive use of land, increased tax enterprise fund revenues, and funding for improvements 

to key services that otherwise would have to be provided by the localities and paid for by the 

citizens of the Town. The Commission therefore recommends the Proposed Agreement be 

adopted in its current form without any changes. 

What follows is the Commission’s advisory report on the Proposed Agreement. First, this 

report overviews the proceedings before the Commission that led to this report. Second, it 

explains the characteristics of the Parties, highlighting those that are most relevant to the 

Commission’s review. Third, it discusses the relevant standard of review and applies that 
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standard to the Proposed Agreement through findings of fact and recommendations. Finally, the 

report concludes that the Proposed Agreement is in the best interest of the Commonwealth.  
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Proceedings of the Commission 

On May 17, 2024, the Town of Warrenton (“the Town”), Fauquier County (“the 

County”), Van Metre Communities LLC (“Van Metre”), Alwington Farm, LLC (“Alwington”), 

and Alwington Farm Developers, L.L.C. (collectively, the "Parties") jointly submitted a notice of 

their intention to enter into a Voluntary Settlement Agreement (“The Notice”).1 The Notice 

stated the Parties’ intention to allow the Town to annex approximately 241 acres of land 

currently in the County (the “Annexation Area”) that is owned by Alwington and other entities.2 

The portions of the land owned by Alwington (the “Alwington property”) would be annexed 

under a development plan that contains conditions that were proffered to the County by Van 

Metre and would require public utilities to be provided by the Town. To accomplish the 

annexation, the Parties drafted a voluntary settlement agreement (“the Proposed Agreement” or 

“the VSA”) that would ensure that the Alwington property would be developed in a manner that 

is acceptable to both the Town and the County, among other provisions.3 

The Proposed Agreement was developed by the Town and County jointly in the months 

leading up to its submission to the Commission. On April 12, 2024, the County authorized its 

staff to take the necessary steps, in coordination with the Town, to submit a voluntary settlement 

agreement to the Commission,4 and on May 14, 2024, the Town gave its staff similar 

authorization.5 The Notice contained the VSA, dated March 14, 2024, rezoning documents 

applicable to the Alwington property, supporting narratives, and additional evidence. On July 22, 

2024, the Parties submitted an updated Proposed Agreement containing non-substantive 

typographical and formatting changes.6 Consistent with the Commission’s regulations, the 

 
1 Van Metre Communities, LLC, NOTICE OF VOLUNTARY SETTLEMENT AGREEMENT BETWEEN AND 

AMONG THE TOWN OF WARRENTON, VIRGINIA, THE COUNTY OF FAUQUIER, VIRGINIA AND 

ALWINGTON FARM, LLC, ALWINGTON FARM DEVELOPERS, LLC, AND VAN METRE COMMUNITIES, 

LLC, May 17, 2024, as amended on July 22, 2024 (on file with the Commission) [hereinafter the VSA Notice]. 
2 The following entities own additional property within the Annexation Area: HD Development of Maryland, Inc. 

(.73 acres); Padmaja and Srinivas Dasari (1.16 acres); VABFT, LLC (4.3 acres); the School Board of Fauquier 

County (.81 acres); and the Fauquier County Board of Supervisors (County Right-of-Way along Alwington 

Boulevard). There has not been any registered opposition to annexation from these property owners. 
3 The VSA Notice, p. 3. 
4 Id, p. 98. 
5 Id, p. 97. 
6 Id, p. 121. 
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Notice was also sent to the political subdivisions that are contiguous to the Town and County or 

with which they share functions, revenue, or tax sources. 

The Commission held a hearing to review the VSA on September 16, 2024, with oral 

presentations from the Parties at the Warrenton Town Hall.7 The Commission also held a public 

hearing, advertised in accordance with § 15.2-2907(B) of the Code of Virginia, in the evening on 

September 16, 2024, also at the Warrenton Town Hall, for the purpose of receiving public 

comment on the Proposed Agreement.8 The public hearing was attended by approximately 30 

people and produced testimony from 5 individuals along with written comments from citizens 

who could not attend. To permit receipt of additional public comment, the Commission agreed to 

keep its record open for written testimony through 5:00 pm on September 30, 2024. The After 

the hearing, the Commission received additional written testimony and evidence from Town and 

County elected officials, citizens, and the parties. The Commission also requested further 

information from the Parties on September 23 and October 7. All additional written testimony, 

evidence, and responses to Commission questions are included as Appendix A. 

The Commission is obligated to render a report with its findings of fact and 

recommendations within six months of receiving notice of a voluntary settlement agreement.9 

However, the Commission may extend that deadline either by 60 days on its own motion or to a 

date agreed upon by the Parties.10 This report was adopted at a regular meeting of the 

Commission on November 1, 2024, and sent to the Parties for their consideration and approval 

by their respective governing bodies.11 Following this Commission report, the Proposed 

Agreement (either in original or modified form) shall not become binding on the Town or 

County until it has been adopted by ordinance by both local governments after a public hearing 

and subsequently affirmed by a special court.12 

 
7 Minutes of Oral Presentations, COMM. ON LOCAL GOV’T, September 16, 2024. 
8 Minutes of Public Hearing, COMM. ON LOCAL GOV’T, September 16, 2024. 
9 Va. Code Ann. § 15.2-3400 (2024); 15.2-2907(A) (2024). 
10 Id. 
11 Minutes of the November 1, 2024 Regular Meeting, COMM. ON LOCAL GOV’T, November 1, 2024. 
12 Va. Code Ann. § 15.2-3400 (2024). 
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Overview of the Proposed Agreement 

On November 9, 2023, before the Parties had contemplated entering into the Proposed 

Agreement, the County approved a rezoning of the Alwington property with multiple 

development alternatives.13 One of the alternative that permits a higher-density housing 

development and multiple commercial parcels was approved contingent on the property being 

annexed into the Town and having access to public water and wastewater utilities.14 The Town 

and the County subsequently agreed that this rezoning, along with the proffered conditions of 

development, should control the development of the land regardless of whether it was subject to 

the Town or County’s jurisdiction.15 On December 12, 2023, the Town adopted a resolution 

supporting a potential citizen-initiated annexation petition on the conditions that the Alwington 

property would be developed in accordance with the County’s rezoning, that the Taylor Run 

Pump Station would be relocated, redesigned and reconstructed at Alwington and Van Metre’s 

expense, and that Alwington Boulevard would be improved to the Town’s satisfaction, also at 

Alwington and Van Metre’s expense.16 The terms of this resolution formed the basis for the 

Proposed Agreement submitted to the Commission.17 

 The Proposed Agreement combines the development proffers in the County’s rezoning 

and the Town’s additional commitments from Alwington and Van Metre. The main provisions of 

the Proposed Agreement are 1) that the Town will annex approximately 241 acres of land 

currently in the County into the Town, 2) that the Town will administer development of the 

Annexation Area in a manner that is consistent with and in substantial conformance with the 

County’s November 9, 2023 rezoning of the Alwington property, 3) that the Town will connect 

properties within the Annexation Area to the Town wastewater and water systems upon written 

request by the owner, and 4) that Alwington and Van Metre are jointly responsible for designing 

and constructing improvements to Alwington Boulevard and a Relocated Taylor Run Pump 

 
13 The VSA Notice, p. 7. 
14 Id, p. 3. 
15 Id. 
16 Id, p. 125-26. 
17 The inclusion of the additional commitments by the private parties that were not proffered to the County is why 

there are non-local governments who are parties to the Proposed Agreement. 
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Station according to the Town’s designs with final approval by the Town. Additional provisions 

ensure that properties that lie between the Alwington property and the current Town boundary 

are included in the Annexation Area to avoid islands of County jurisdiction within the Town. 

 

Characteristics of the Town and County 

The Town of Warrenton and Fauquier County are located in the north-central portion of 

Virginia. Situated between both rural counties, such as Rappahannock and Culpeper, and the 

more urbanized counties of Northern Virginia such as Prince William, the County is mostly rural 

with some ex-urban development from Washington, D.C. Fauquier County was created out of 

Prince William County in 1759 and named for Francis Fauquier, who was the Lieutenant 

Governor of Virginia at the time. Warrenton began as a trading settlement at the intersection of 

two important trade routes. The Fauquier County Courthouse was built there in the 1790s, and it 

was incorporated as a town in 1810.  

Warrenton is currently the County seat of Fauquier and is one of the more densely 

populated areas in the County. While the County has grown more steadily, Warrenton’s 

population has grown by 66% since the 2000 census from 6,670 to a 2022 estimate of 10,111. 

However, that growth has not been consistent, and has stalled in the past decade; the Town's 

population in 1990 was 4,830, in 2000 it was 6,670, in 2010 it was 9,611, and in 2023 it was 

estimated at 10,197.18 This means that between 1990 and 2000, roughly 1,600 people moved to 

the Town, between 2000 and 2010, almost 3,000 people did, but in the thirteen years between 

2010 and 2023 only 586 people have moved to the Town.19  

  

 
18 United States Census Bureau; 2022 American Community Survey 5-year estimate; See The VSA Notice, p. 38. 
19 The VSA Notice, p. 38. 
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Table 1: Selected Demographic and Economic Characteristics of the Localities (2022) 

Population Characteristics   Virginia   Town of Warrenton Fauquier County 

Total Population   8,715,698   10,111   75,165  

Percent of Population aged 45 

to 54 years 
12.2% 14.2% 12.5% 

Total Size (Square miles) 39,482.11 4.34 651 

Median Household Income  $87,249   $83,737 $110,358 

Educational Attainment 

(Bachelor’s Degree or 

Greater)  

41.0%   43.6% 41.1% 

Percent Minority*  41.9%  29.5% 32.2% 

Population per Square Mile  218.6 2329.7 115.5 

Source: 2022 American Community Survey 5-Year Estimate   

*Includes all individuals who identified as Black or African American, American Indian, Asian, 

Native Hawaiian or Pacific Islander, Two or More Races, or Hispanic or Latino.  
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The Town and County are in the northernmost portion of Growth and Opportunity 

Virginia Region #9, characterized by a large presence of healthcare, education, and hospitality 

services industries (though the region has made efforts to increase activity in key trade sector 

industries). While educational attainment in the Town and County is similar to that of the 

Commonwealth as a whole, the standard of living in the County as a whole is slightly higher, 

likely due to its proximity to Washington, D.C. Unlike Virginia as a whole, where population is 

roughly evenly distributed and no 10 year demographic makes up greater than 14% of the 

population, the Town and County’s age distribution is not even.20 Those aged 45-54 are the 

largest age demographic in the Town at 1,435 people, or 14.2% of the population, whereas the 

County’s largest age demographic is 35 to 44 years of age at 11,299 people, or 15% of the 

population.21  

 Because it is mostly rural, the County has designated eight service districts for public 

utilities provided by the Fauquier County Water and Sanitation Authority. These districts are 

areas where the County currently provides or plans to provide public water, wastewater, or both 

that will accommodate high-density residential and commercial uses. One of these service 

districts surrounds the Town of Warrenton and encompasses the Annexation Area, as will be 

discussed below. The Town provides its own public water and wastewater services. While the 

Town has considered expansion of its boundaries several times in recent years, it has not taken 

formal action to seek any additional land until this Proposed Agreement.22 The last previous 

annexation was in 1998.23 

 

Characteristics of the Annexation Area: Alwington Property 

The vast majority of the Annexation Area, and the main subject of the Proposed 

Agreement, is the northernmost 234 acre portion of an approximately 431 acre parcel owned by 

Alwington adjacent to the Town’s current southern boundary. The 234 acre portion that would 

 
20 2023 American Community Survey, 1-year estimate. 
21 2022 American Community Survey, 5-year estimate. 
22 The VSA Notice, p. 9. 
23 Id. 
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be annexed is south of Alwington Boulevard and lies along James Madison Highway, which is 

the southern entrance to the Town. The VSA would allow for the 234 acres of the parent parcel 

to come into the Town along with the land that lies between it and the current Town boundary, 

while the remaining 197 acres would not be brought into the Town and would remain part of 

Fauquier County and subject to its zoning authority.24 The boundary between the 234 acre 

portion and the remaining 197 acres is the boundary of the County’s Warrenton Service 

District.25 

 The entire parcel is currently undeveloped and zoned for agricultural use.26 However, 

there have been several proposals for development of the property, and this particular 

development plan was originally proposed in 2015, albeit in a different form than the Proposed 

Agreement.27 The Proposed Agreement builds off of the 2015 rezoning and incorporates 

proffered development plans from Alwington and Van Metre. The rezoning allows for three 

different development scenarios: a base zoning of 217 market-rate residential lots with public 

water and privately-owned sewer system and no commercial developments; Alternative A, with 

195 market-rate lots, 16 additional units reserved for affordable housing, a commercial 

development consisting of an 8,000 square foot eating establishment and a 15 room inn, and an 

additional 25 acre commercial lot, referred to as “Land Bay W”; and Alternative B, which 

increases the number of market-rate lots to 254, but is otherwise the same as Alternative A.28 By 

including the parcel in the Town boundaries, the development will have access to the Town’s 

wastewater system, which will allow it to accommodate additional residential units and a 25 acre 

land bay for additional commercial development.29 Therefore, alternatives A and B are 

 
24 Id, p. 13; in 2015, the Fauquier County Board of Supervisors approved a subdivision plat for the entire parcel that 

authorized 10 residential lots on the remaining 224.53 acres. Van Metre plans to develop nine cluster lots on 29.62 

acres near the new Town boundary, with the remaining 194.91 acres remaining open. See The VSA Notice, p. 12. 
25 Fauquier County GIS Dept, FAUQUIER COUNTY, VA Service District Land Use Plans (2021); 

https://www.fauquiercounty.gov/home/showpublisheddocument/32304/637526229511400000 
26 The VSA Notice, p. 40-41.  
27 Id, p. 12. 
28 Id, p. 12-13. 
29Id, p. 13; there are no plans for the development of Commercial Land Bay W, as the town wishes to have input on 

what is developed. The VSA Notice, FN25.  
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contingent upon the inclusion of the property within the Town’s boundaries, and alternative B is 

further contingent upon the Town providing additional water service connections to the property.  

The Proposed Agreement assumes that the development will proceed under alternative B, 

as the Town has agreed to annex the property and add additional connections if Alwington and 

Van Metre agree to the additional requirements of expanding Alwington Boulevard and 

reconstructing the Taylor Run Pump Station.30 Van Metre has designed a full residential 

community with a detailed code of development that was proffered to the County and included in 

the Proposed Agreement. Under this most intense development scenario, the development of the 

Alwington property will require approximately 124,000 gallons per day of wastewater 

treatment.31 The Town’s current wastewater treatment capacity is 2.5 million gallons per day, 

and the actual average daily flow to the Town’s wastewater treatment plant in 2021 was 1.72 

million gallons.32 Therefore, if this development is completed, the average daily flow will 

increase to approximately 1.84 million gallons per day. 

The Annexation Area has already been included in the Joint Planning and Water Service 

Agreement, which means that the Town will provide water to the Annexation Area as it is 

developed, even if it stays in the County.33 Therefore, the Town perceives that the area is 

appropriate for that public utility. In recent years the Town has also approved significant 

development along Alwington Boulevard, resulting in the construction of both a Home Depot 

and a Walmart along the Town’s boundary and near the Annexation Area. The children who live 

in the already existing residential neighborhoods to the west and north of the Annexation Area 

attend Brumfield Elementary School, Taylor/Warrenton Middle School, and Fauquier High 

School, as will any students who might live in the residential units to be developed on the 

Alwington property.   

 
30 See The VSA Notice, p. 133. 
31 Id, p. 27. 
32 Id, p. 27-28. 
33 Id, p. 102. 
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Scope and Standard of Review 

The Proposed Agreement was negotiated under § 15.2-3400 of the Code of Virginia, 

which allows localities to settle interlocal issues through negotiated agreements. However, 

before localities enact any negotiated agreement, the Commission must review the negotiated 

agreement and issue an advisory report on “whether the proposed settlement is in the best 

interest of the Commonwealth.”34 When issuing its advisory report, the Commission is directed 

“to hold hearings, make investigations, analyze local needs,” and then submit its findings of fact 

and recommendations to the affected local governments.35 The local governments may then 

adopt any recommendations before the Proposed Agreement is sent to a special court for ultimate 

disposition.36 The Commission’s report shall be admissible as evidence in any court proceedings 

on the VSA, but it shall not be binding upon any court and shall be advisory in nature only.37 

The General Assembly encourages local governments to attempt to negotiate settlement 

of their interlocal concerns.38 One of the statutory responsibilities of the Commission is to assist 

local governments in such efforts.39 In view of this legislative intent, the Commission believes 

that proposed interlocal agreements, such as the Proposed Agreement being considered, should 

be approached with respect and presumption of their compatibility with applicable statutory 

standards. The Commission notes, however, that the General Assembly requires interlocal 

agreements to be reviewed by this body prior to their final adoption by the local governing 

bodies and review by a court.40 The Commission is obliged to conclude, therefore, that while 

interlocal agreements are due respect and should be approached with a presumption of their 

consistency with statutory standards, such respect and presumption cannot be permitted to render 

the Commission’s review a pro forma endorsement of any proposed settlement. The 

Commission’s responsibility to the Commonwealth and to the affected localities requires more. 

 
34 Va. Code Ann. § 15.2-3400(3) (2024). 
35 Va. Code Ann. § 15,2-3400(3) (2024); 15.2-2907(A) (2024). 
36 Va. Code Ann. § 15.2-3400(3) (2024). 
37 Va. Code Ann. § 15.2-2904(B) (2024); 15.2-3400 (2024). 
38 See Va. Code Ann. § 15.2-3400 (2024). 
39 Va. Code Ann. § 15.2-2903(3) (2024). 
40 Va. Code Ann. § 15.2-3400(3) (2024). 
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This Proposed Agreement, as noted previously, is the product of negotiations by the 

Parties and incorporates a rezoning and proffered development conditions that have already 

received multiple rounds of public feedback and approvals by the County. Its main provision is 

an annexation that brings property into the Town in exchange for a commitment to rebuild a 

sewage pump station and access to public utilities that allow for higher-density development and 

multiple commercial parcels. When applying the "best interest of the Commonwealth” standard 

of review to voluntary settlement agreements like the Proposed Agreement that contain a mixture 

of annexation and other provisions, the Commission considers “whether the agreement will be 

beneficial to the orderly growth and continued viability of the localities, whether it would 

promote strong and viable units of government, and whether there are ramifications of the 

proposed annexation for other parties and the Commonwealth.”41 This standard is derived from 

the stated purpose of voluntary settlement agreements in § 15.2-3400 of the Code of Virginia, the 

court’s standards of review, and Commission precedents.42 Applying this standard to this 

Proposed Agreement, the Commission therefore finds it necessary to consider whether the VSA 

is in the best interest of the localities and their citizens.43 

 

Findings of Fact 

This Proposed Agreement is an agreement between the Town, County, owner, and 

potential developer to permit and build a high-density, planned residential and commercial 

development in the small-but-growing Town of Warrenton. The terms of the development were 

proffered to the County by the developer, but the most intense development scenario requires the 

 
41 Comm. on Local Gov’t, Report on the Town of New Market - Shenandoah County Voluntary Settlement 

Agreement, May 2023, at 8-9; https://www.dhcd.virginia.gov/sites/default/files/Docx/clg/voluntary-settlement-

agreement/final-report-new-market-%26-shenandoah-wtih-appendix.pdf 
42 See, e.g., Id; Comm. on Local Gov’t, Report on the City of Emporia - County of Greensville Annexation 

Agreement, May 1983, at 15-16, https://www.dhcd.virginia.gov/sites/default/files/Docx/clg/voluntary-settlement-

agreement/city-of-emporia-county-of-greensville-annexation-agreement-may-1983.pdf; Comm. on Local Gov’t, 

Report on the Town of Grottoes – Augusta County Voluntary Settlement Agreement, January 2010, at 6, 

https://www.dhcd.virginia.gov/sites/default/files/Docx/clg/voluntary-settlement-agreement/town-of-grottoes-county-

of-augusta-voluntary-settlement-agreement-january-2010.pdf 
43 Comm. on Local Gov’t, Report on the Town of Leesburg- Loudoun County Voluntary Settlement Agreement, 

April 2024, at 14; https://www.dhcd.virginia.gov/sites/default/files/DocX/clg/town-of-leesburg/final-clg-leesburg-

loudoun-vsa-report-withappendix-4.30.24.pdf 
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property to be annexed into the Town. The Proposed Agreement reflects the most intense 

development scenario requiring access to public water and wastewater systems. Such access will 

necessitate upgrades to the Town’s wastewater system. The density of the residential and 

commercial development will add additional burdens on the schools, roads, and other public 

services. Therefore, the Commission believes it is most important to consider the impact of the 

VSA on the Town and its citizens, and less important to focus on the County, owner, and 

developer, who have already agreed to the proffered development conditions and believe those 

limitations are in their best interests. With this emphasis in mind, the Commission must review 

the impacts of the Proposed Agreement under the “best interest of the Commonwealth” standard 

by providing findings of fact and recommendations. The findings of fact are provided in this 

section, and the analysis of whether the Proposed Agreement is in the best interest of the 

Commonwealth is provided in the next section. 

a. Impact on the Town 

i. Ability to provide public wastewater service 

As noted above, the Proposed Agreement is projected to add approximately 124,000 

gallons per day of sewage treatment to the Town’s wastewater system when fully developed. 

This will increase the current average daily flow to 1.84 MGD, which is still within the capacity 

of the Town’s current sewage treatment plant of 2.5 MGD. However, at the Commission’s public 

hearing, several residents noted that while this development on its own can be accommodated, 

the cumulative impact of all approved projects in the Town will result in more sewage flow than 

the current wastewater treatment plan can process.44  

This assertion is confirmed by the Town’s own Water and Sewer System Capacity 

Evaluation, (“WRA Report”) which it commissioned from Whitman, Requardt and Associates 

(WRA) in 2022 and included as Appendix B. The WRA Report calculated “cumulative 

wastewater loading by addition of the demand created by… named developments,” both 

commercial and residential, that were identified as in progress or approved by the Town’s 

 
44 Minutes of Public Hearing, COMM. ON LOCAL GOV’T, September 16, 2024 (specifically remarks from Cindy 

Burbank and David Horden). 
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Community Development Department.45 The WRA Report concluded that, if the plant is not 

improved or expanded, the projection is that sewage will exceed capacity in 2034.46 However, 

the WRA report also concluded that “the Town of Warrenton has adequate water supply capacity 

and wastewater treatment capacity to accommodate the new housing and commercial 

developments identified by the Community Development Department” up until 2039 as long as 

the treatment plant’s capacity is expanded to 3.0 MGD.47 This projection assumes that all 

planned development is built by 2040, which is the expiration date of the current comprehensive 

plan.48  

The WRA Report also notes that water entering the sewage system through infiltration 

and inflow (I & I) is high in Warrenton at .92 MGD, or 49% of total flows treated at the plant.49 I 

& I accounts for water in the sewage system that is not provided to residents and businesses 

through the water system.50 It is caused by “water discharged directly into the wastewater system 

through basement and foundation drains, roof downspouts, manhole covers, cross connections 

with stormwater systems and other direct connections.”51 I & I is highest in localities with aging 

wastewater collection infrastructure, which includes Warrenton.52 Therefore, any improvements 

to the Town’s infrastructure will reduce the amount of I & I, and subsequently, the amount of 

sewage that needs to be treated. 

The Commission has no reason to doubt the findings of the WRA Report. The findings of 

the report were further validated by additional evidence provided by the Town. In emails to the 

Commission with additional evidence and answers to follow-up question after the presentations 

and hearings, the Town provided the following information: 53 

45 Whitman, Requardt & Associates, TOWN OF WARRENTON – WATER AND SEWER SYSTEM CAPACITY 

EVALUATION UPDATE [hereinafter WRA Report] 13 (2022). The report is included as appendix B.  
46 Id at 13. 
47 Id at 1, 13. 
48 Id at 13. 
49 Id at 6. 
50 Id at 5. 
51 Id. 
52 Id at 6. 
53 The Town’s full responses to the Commission’s requests for additional information are included as Appendix A. 

All additional documents provided by the Town to support its answers are on file with the Commission.  
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• The Town has already begun the process of repairing, replacing, and modernizing 

the Wastewater Treatment Plant.  It is currently in the third year of a six-year 

capital improvement plan that will bring the plant to current standards and 

increase its capacity to 3.0 MGD. 

• The only obstacles to increasing the capacity of the existing plant to 3.0 MGD are 

(1) a modification to the Town’s next discharge permit (regulated by the VA 

Department of Environmental Quality) to 3.0 MGD and (2) completion of the 

planned capital improvements. 54 

• The Town does not anticipate any objection from regulators to modifying its 

discharge permit. The Town has determined that the capacity of the receiving 

stream, an unnamed tributary to Great Run in the Rappahannock watershed with a 

1.9 square mile drainage area, can handle the increase in the wastewater 

discharge.  

• There is a projected increase in user rates over a five-year period to address the 

cost of remediating the Town’s aging treatment plant, increase the capacity, and 

address deferred maintenance.  

Based on the WRA Report and the Town’s ongoing plan to improve its wastewater system, the 

Commission is reasonably confident that the Town can absorb the impact of this Proposed 

Agreement and the other planned developments in the Town.  

ii. Impact of the Developer’s Concessions to the Town 

The County’s November 2023 rezoning of the Alwington property, in conjunction with 

the existing Joint Planning and Water Service Agreement between the Town, County, and 

Alwington Farm Developers, LLC, allows Van Metre to develop 217 market rate lots with public 

water, private wastewater, and no commercial development.55 This can be done by-right in the 

County without the adoption of the Proposed Agreement. In order to increase the density of the 

residential development and add commercial uses, Van Metre proposed that the property 

 
54 A citizen of the Town suggested that there was an existing covenant on the land that limits the capacity of the 

existing plant to 2.5 MGD (email from David Norden, Appendix A). The Town provided the Commission a Deed of 

Release of the restrictive covenant which is on file with the Commission. 
55 The VSA Notice, p. 102. 
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be annexed into the Town, and the Town agreed on the condition that Van Metre, at its own 

expense, expand Alwington Boulevard and rebuild the aging Taylor Run Pump Station, which is 

approaching the end of its useful life.  

These benefits have significant value to the Town. While Alwington Boulevard would 

need to be expanded under the County’s rezoning, that rezoning did not call for the road to be 

expanded,56 and the Town will soon have to replace the Taylor Pump Station at its own 

expense.57 The Town has budgeted $5.35 million in its capital improvement plan to replace the 

pump station by July of 2028, which means that Van Metre is providing a minimum of $5.35 

million in improvements for which the Town would otherwise eventually have to pay for in 

addition to the cost of expanding Alwington Boulevard. 

b. Impact on Citizens of the Town and County

The main impact of this development on the citizens of the Town and County is the

provision of more housing. In presentations to the Commission, Van Metre noted that, in 2011, 

the largest age demographic in the County was 45-54 years of age at 18.2%, and by 2022, that 

number had dropped closer to the statewide average of 12.5 percent, with age 35-44 becoming 

the largest, as noted in Table 1.58 The stated goal of this development is therefore to provide 

housing for those aged 35-44 in the County in the hopes of reversing those observed 

demographic trends. While it is beyond the scope of this report to validate Van Metre’s 

hypothesis that a specific age demographic will find this housing attractive, the Town has 

previously grown rapidly, and that pace of growth has slowed in the past decade. Therefore, 

housing construction likely will be a boon to citizens of the Town and County who are seeking to 

remain in the localities as each jurisdiction, in its own way, seeks to accommodate and manage 

its population growth through the approval of development projects such as this one.   

Financial impacts of the Proposed Agreement on the citizens of the Town due to 

increased water and sewer usage rates to cover the costs of improving and expanding the Town’s 

56 See Gorov Slade, TRAFFIC IMPACT STUDY ARRINGTON DEVELOPMENT (REZN-22-01798) 7 (2023) (on 

file with the Commission).  
57 See the VSA Notice, p. 14. 
58 Minutes of the July 23, 2024 Regular Meeting, COMM. ON LOCAL GOV’T, July 23, 2024 (presentation from 

Roy Barnett is on file with the Commission). 
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wastewater system are uncertain. As noted above, the Town has been improving and expanding 

its wastewater treatment plant since before this Proposed Agreement was approved by the 

Parties. Furthermore, as the WRA Report makes clear, the Town will need to complete these 

improvements by 2034 regardless of whether this Proposed Agreement is adopted because of 

other planned development in the Town. Since the costs of improvement are necessary, already 

included in a capital improvement plan, and will need to be accomplished regardless of this 

Proposed Agreement, any increases in rates for sewer improvements cannot be directly attributed 

to this particular development.  

While speculative, the Parties suggested in the notice that the Town would use the 

increases in tax revenues to offset the costs of some of these improvements: 

There is not a municipality in Virginia the size of Warrenton that could not benefit from 

an increase in tax revenue. [The Town] will need to expand its wastewater treatment 

plant within the next decade, and will very likely require additional monies to cover bond 

payments, and the additional revenue from growth will be valuable for that purpose.59 

While the political question of what the Town will do with additional revenues from new water 

and sewer customers is beyond the scope of this report, the Commission believes it is reasonable 

to expect that the Town will use the increased enterprise fund revenue from the development to 

offset increased operating expenditures as well as the costs of future capital improvements, 

which may result in lower rate increases for the Town’s citizens than if the Proposed Agreement 

were not accepted. 

c. Impact on the County 

The impacts on the County of the Proposed Agreement include increased tax revenue and 

less environmental harm when compared to the base development that is currently allowed in the 

County under the November 2023 rezoning. The County’s sales and real estate tax revenue, 

which it shares with the Town, will increase due to both the development of more residential 

units and the Commercial lots. The environmental impact on the County will be greatly reduced 

if the development is included in the Town’s wastewater system because the by-right 

 
59 The VSA Notice, p. 37. 
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development would be on a privately-owned septic system with primary and reserve drainage 

fields that would discharge untreated water directly into the watershed. By adding the 

development to the Town’s wastewater system, the streams are better protected, and larger 

environmental issues will be avoided. Ultimately, by including the proffers to the County in the 

Proposed Agreement, the County is getting a high-quality, well-planned development that is 

consistent with its comprehensive plan and located within one of its designated service districts. 

 

Analysis and Recommendations 

When considering proposed agreements that contain annexation provisions, the 

Commission considers whether the proposed agreement is beneficial to the orderly growth and 

continued viability of the localities, whether it would promote strong and viable units of 

government, and whether there are ramifications of the proposed annexation for other parties and 

the Commonwealth.60 Even with the important concerns raised by citizens noted above, the 

Parties have presented an agreement that meets all three components of this test. 

a. Orderly Growth and Continued Viability of the Town and County 

This VSA promotes the orderly growth of the Town and County by providing for the 

productive use of land, increased tax revenue, and funding for improvements to key services that 

otherwise would have to be provided by the localities. The Proposed Agreement envisions a 

well-planned commercial and residential community on land that has been identified by the 

Town for potential incorporation and by the County for development through inclusion in the 

Warrenton Service District. This productive use is essential to the ordered growth in and around 

the Town that the localities desire. The Proposed Agreement will also contribute to continued 

viability through increased tax revenue and needed improvements to public infrastructure 

through proffers and concessions. Through the provisions of the proffers to the County and its 

contributions in the Proposed Agreement, Van Metre is contributing to the continued viability of 

both localities by making upgrades to key services such as water, wastewater, and schools in the 

 
60 Comm. on Local Gov’t, Report on the Town of Leesburg- Loudoun County Voluntary Settlement Agreement, 

April 2024, at 13-14; https://www.dhcd.virginia.gov/sites/default/files/DocX/clg/town-of-leesburg/final-clg-

leesburg-loudoun-vsa-report-withappendix-4.30.24.pdf 
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Town and County, which makes the provision of these services more affordable for the citizens 

in the long-run. 

b. Promoting Strong and Viable Unity of Local Government 

For similar reasons, the Proposed Agreement will also help the localities remain strong 

and viable units of local government. While plans for growth of the Town are a political question 

that is beyond the scope of this report, many rural regions of the Commonwealth are affected by 

changing demographics and an aging population. As these demographics shift, both localities 

have identified a need to provide housing and other services for younger age demographics to 

discourage them from moving away from the area. Therefore, productive use of land for housing 

is needed to meet the needs of these shifting demographics. The Town must continue to provide 

water and wastewater service to remain viable, and increased revenue for its utilities may be used 

to fund further capital improvements to the Town’s aging wastewater system. Capital 

Improvements funded in the Town’s 6-year plan will reduce infiltration into the aging system, 

further extend its life, and lower the potential rate impact to citizens of future improvements.  

c. Ramifications for Citizens of the Town 

As to the effect of the Proposed Agreement on the citizens of the Town, the Commission 

notes the benefits, such as reduced environmental impact, affordable housing, pedestrian access, 

and others, that the higher-density development will provide directly and indirectly to the 

citizens. Ultimately, however, the Commission believes that the findings of the WRA Report are 

most compelling. The Town clearly has deferred maintenance that needs to be addressed in the 

system overall and planned maintenance on the Taylor Pump Station that will have to be paid for 

by citizens. Not only has the Town acknowledged this in its responses to the Commission and its 

Capital Improvement Plan, but the WRA Report also highlights the age of the system and the 

high amount of infiltration and inflow. If Van Metre is willing to pay for improvements to Town 

infrastructure that the citizens would eventually have to pay regardless of this VSA, then it will 

benefit the Town and its citizens because those costs will not end up falling back on the 

ratepayers and increasing water and wastewater rates to pay for deferred maintenance and 

upgrades in the future. 
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Conclusion 

Based on the findings of fact and analysis above, the Commission finds that the Proposed 

Agreement is in the best interest of the Commonwealth as written. However, this case presents 

unique circumstances for the Town's citizens because the development was initially planned, 

reviewed, discussed, amended, and ultimately approved by the County without input from the 

Town. And yet it is dependent upon the Town's agreement to the Annexation. Therefore, as this 

Proposed Agreement and the development moves forward, the Commission encourages the 

Town to continue its open dialogue with citizens so that they may better understand the County's 

reasoning for initially approving the project and the Town's reasoning for accepting it. 

Additionally, the Town should continue funding and implementing improvements to the 

wastewater system so that all future development within the Town can adequately be served. 

Edwin Rosado, Chair 
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Appendix A 

Additional evidence, testimony, and responses to questions received by 

the Commission after the public hearing 
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My name is G. Robert Lee. I was Fauquier County Administrator for 
approximately 15 years beginning in 1990. I have also served on the Fauquier 
County Planning Commission as the Marshall District Commissioner since 2011. 
During my tenure as County Administrator and Planning Commissioner I have 
been engaged in discussion and consideration of the Arrington property in the 
Marshall District for more than two decades and there have been several iterations 
of plans and proposals for the Arrington property in the Warrenton Service District. 
The Voluntary Settlement Agreement for Town of Warrenton boundary adjustment 
enabled by the Code of Virginia definitively represents the best Arrington human 
settlement pattern of all the Arrington property proposals. I commend the Town, 
the County, and the Van Metre Communities for this collaborative endeavor to 
address the location and character of new development in the Warrenton Service 
District. This process is truly a model for cooperative planning by the County and 
the Town that constitutes the County seat of government. 

GRL 9/16/24 
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KEVIN T. CARTER 
Fauquier County Board of Supervisors 

Center District 
52 Old Orchard Lane 

Warrenton, VA 20186 
PH: (540) 422-8020 
FX: (540) 422-8022 

ktvm.carter@tauauwcounty.gov 

September 16, 2024 

Virginia Commission on Local Government 
c/o LeGrand Northcutt 
600 East Main Street, Suite 300 
Richmond, Virginia 23219 

Hand delivered to COLG meeting on September 16, 2024 

Re: Voluntary Settlement Agreement Between Fauquier County, Virginia 
and Town of Warrenton, Virginia 

Dear Commission Members and Mr. Northcutt: 

In May of 2024, Fauquier County, Virginia jointly submitted a proposal for a voluntary 
settlement agreement of boundary lines with the Town of Warrenton, Virginia along with the 
developers of the property Van Metre Communities LLC, Alwington Fann, LLC, and Alwington 
Fann Developers, L.L.C. (hereinafter "developers"). 

This submission followed a lengthy zoning process of the property that resulted in a rezoning 
with proffers by the Fauquier County Board of Supervisors on November 9, 2023. The decision to 
rezone the property was not taken lightly or hastily. I participated in that process and the results are 
before the Commission today: a proffered rezoning with an option to seek to be brought into the Town 
of Warrenton through this voluntary settlement agreement process, subject to a commitment to 
develop in accordance with the concept development plans approved by the County in the 2023 
rezoning. This proposed adjustment strikes a good balance and is mutually beneficial to both the 
County and the Town. 

As the Center Magisterial District Supervisor, I support this boundary line adjustment through 
this voluntary settlement agreement process and am 

Very truly yours, 

Kevin T. Carter 
Center District Supervisor 

cc: Board of Supervisors 
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Virginia Department of Housing and Community Development | Partners for Better Communities 
Main Street Centre | 600 East Main Street, Suite 300 Richmond, VA 23219 
www.dhcd.virginia.gov | Phone (804) 371-7000 | Fax (804) 371-7090 | Virginia Relay 7-1-1   

 
To:      Martin Crim, Town Attorney, Town of Warrenton 
 
From:      Commission on Local Government Staff  
 
Subject:   Request for Additional Materials Regarding the Voluntary Settlement Agreement 

between the Town of Warrenton and Fauquier County 
 
Date:     September 23, 2024 
 
Mr. Crim, 

Thank you for hosting the Commission on Local Government for the site visit and presentations 
in Warrenton last week. Pursuant to 1VAC50-20-390N, the Commission is requesting responses 
to the following questions regarding the Town’s water and sewer systems along with any 
reports or other materials that you believe are relevant to answering the following questions:  

1. Does the Town currently have plans to upgrade its existing sewage treatment plant? If 

so, what would each proposed upgrade do? How much would each upgrade cost? Why 

is each upgrade important to the Town? What is the implementation schedule for each 

upgrade?  

2. Does the Town currently have plans to increase the capacity of its existing sewage 

treatment plant or of the entire system with an additional treatment plant? How much 

would the plan to increase the capacity cost? What is the implementation schedule for 

increasing the capacity?  

3. What are the obstacles to increasing the capacity of the existing plant and/or for the 

system as a whole? 

4. What impact, financial or otherwise, would increasing the capacity of the sewage 

system in the Town have on the Town’s water and sewer customers? 

5. When does the existing Taylor Run pump station need to be replaced, and what is the 

current estimated cost for doing so? 

6. At the public hearing, the Commission heard testimony that the existing sewage 

treatment plant discharges effluent into a body of water that cannot support the 

current amount of discharge and that the Town’s current discharge is grandfathered. 

What is the maximum amount of effluent that is allowed to be discharged into that 

Glenn Youngkin 

Governor 

Caren Merrick 
Secretary of 

Commerce and Trade 

COMMONWEALTH of VIRGINIA 
D EPARTMENT OF 

H OUSING AND C OMMUNITY D EVELOPMENT 

Bryan W. Horn 

Director 
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Crim 
September 23, 2024 
Page 2 
 

 

Virginia Department of Housing and Community Development | Partners for Better Communities 
Main Street Centre | 600 East Main Street, Suite 300 Richmond, VA 23219 
www.dhcd.virginia.gov | Phone (804) 371-7000 | Fax (804) 371-7090 | Virginia Relay 7-1-1   

body of water under current law? What amount does the Town currently discharge? 

Does the body of water have the capacity to take on the additional discharge created by 

any expansions of the existing sewage treatment plant? 

7. At the public hearing, the Commission heard testimony that there is a deed restriction 

on the property where the existing sewage treatment plant sits. Please provide evidence 

of such deed restriction, if it exists. Does the Town have plans to attempt to remove the 

deed restriction?  

Please provide responses by the close of business Friday, September 27th, and provide a copy of 
your responses and any supporting materials to Ms. Galleher and Mr. Foote. If you have issues 
with this deadline, please let us know as soon as possible. Additionally, if you need to use a 
large file electronic transfer, we can arrange one for you. 

Sincerely, 

 

 

W. LeGrand Northcutt 

Commission on Local Government Staff 
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sẐ
]R[XaX̀cm
VWOQO
XY
[eQQOS̀ac
SZ
[ZỲ
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Zè
̀WOYO
TÒRXaY
RY
\RQ̀
Z]
̀WO
TOkOaZ\bOS̀
\QZ[OYYm
lY
]ZQ
̀WO
uuVf
[R\R[X̀c
v\OQ
cZeQ
Z̀WOQ
ObRXa
Z]
̀ZTRcwU
̀WO
aXbXhSP
]R[̀ZQ
XY
̀WO
nfxyg
\OQbX̀m
z]
xy{
R\\QZkOYRS
e\PQRTO
XS
[R\R[X̀c
̀Z
|m}
o~xU
̀WO
uuVf
̂Xaa
pO
RpaO
̀Z
WRSTaO
̀WR̀
R�OQ
̀WO
\QZ\ZYOT
[R\X̀RaXb\QZkObOS̀Y
RQO
[Zb\aÒOm
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TOỲQZc
̀WXY
bOYYRPO
RST
X̀Y
RqR[WbOS̀Ym
̈���©
¤ZQ̀W[eqU
NOPQRST
vxª£xw
«NO~QRSTm¤ZQ̀W[eq¢TW[TmkXQPXSXRmPZk¬���©
oZSTRcU
¥[̀ZpOQ
�U
�}��
|�®�
fo�̄©
£QXbU
oRQhS
dm
«b[QXb¢YRSTYRSTOQYZSm[Zb¬�°©
~RaaOWQU
VQR[c
v̀QR[cmPRaaOWQ¢]Re±eXOQ[ZeS̀cmPZkw
«̀QR[cmPRaaOWQ¢]Re±eXOQ[ZeS̀cmPZk¬i
�ZZ̀OU
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1. Executive Summary 
Whitman, Requardt & Associates (WRA) has updated the April 2015 Water and Sewer Capacity Evaluation to 
include new data and to determine the impact of potential new housing and commercial development in the Town 
and in the Town’s water and wastewater service area.  Data on potential development was provided by the 
Warrenton Community Development Department.  WRA estimated water demand and wastewater loadings from 
new developments including impacts to water and wastewater system capacity from overall development over time 
through year 2040.     

The current water system capacity is 2.68 MGD from 2 reservoirs and 3 groundwater production wells.  The Town’s 

Water Filtration Plant has a capacity of 3 MGD.  Water from the reservoirs is treated at the Filtration Plant and well 
water is treated at the well head.  Average water production from 2015 through 2021 is 1.16 MGD (Figure 3.1).  
The current wastewater system treatment capacity at the Town’s Wastewater Treatment Plant is 2.5 MGD. The 

average daily wastewater loading from 2015 through 2021 is 1.86 MGD (Figure 4.1).  The Town is planning on 
expanding the capacity of the Wastewater Treatment Plant to 3 MGD over the next 10 years.  

The estimated water system demand from the combination of the developments analyzed by WRA is 1.31 MGD.  
The estimated buildout water demand plus the 2021 water demand of 1.11 MGD provides an estimate of 2.42 MGD 
of future water demand (Figure 5.1).  The estimated wastewater loading demand from the combination of the 
developments is 1.18 MGD.  The estimated buildout wastewater loading plus the 2021 wastewater loading of 1.72 
MGD provides an estimate of 2.9 MGD of future wastewater loading (Figure 6.1). 

Per this analysis the Town of Warrenton has adequate water supply capacity and wastewater treatment capacity to 
accommodate the new housing and commercial developments identified by the Community Development 
Department.  Several assumptions and assertions are included in this conclusion: 

 Water demand projections are conservative.  Water demand and wastewater loading can be monitored as 
developments came online to project future demand with greater accuracy. 

 Unaccounted for water or the difference between billed water and water production and billed water is 
approximately 10%.  This compares favorably to other communities in Northern Virginia 

 The Virginia Department of Health (VDH) requires that communities submit a plan for increasing or 
providing for additional water system capacity when demand reaches 80% of permitted capacity.  For 
Warrenton, the 80% threshold limit will be reached when all the development included in this analysis is in 
place.  Depending on the Town’s service area growth rate, this threshold could be reached in the 2050 

decade or beyond. 
 Extraneous water entering the wastewater system, also referred to as infiltration and inflow (I&I) constitutes 

about 49% of the wastewater flow entering the wastewater treatment plant.  This level of I&I, although high, 
is not unusually high for wastewater collection systems similar in age to Warrenton’s.   WRA recommends 

that the Town continue to investigate and remediate I&I problems in the service area. 
 The Virginia Department of Environmental Quality (DEQ) recognizes flow loadings approaching 95% of the 

design capacity (or 2.85 MGD) as the threshold level for planning WWTP capacity management strategies 
and improvements.  This threshold level will be reached when all the development included in this analysis 
is in place. Depending on the Town’s service area growth rate, this threshold could be reached in 2045 or 
beyond. 

 The Turkey Run Pump Station can be used to receive flows from Laurel Ridge Community College.  
Although flows from Laurel Ridge can be managed by the Turkey Run PS, a detailed analysis should be 
made of the pump station before any additional flows are added. 

 The Taylor Run Pump Station cannot receive flows from the Arrington Development and the Turkey Run 
Pump Station without improvements to the existing pumping system including the wet well.  A detailed 
analysis of the existing system with recommendations for improvements to handle additional flows should 
be conducted before any new flows are added to this system.  

268

Item B.



Water & Sewer Capacity Evaluation Update  
Draft Report 

Town of Warrenton 

 

Page 2 
 
 

2. Purpose 
The Town of Warrenton authorized Whitman Requardt and Associates (WRA) to update the Water and Sewer 
System Growth and Capacity Report prepared in April 2015.  The 2015 report evaluated existing and future water 
demand and wastewater loading based on developable lots within the Town and the surrounding service area. 

This report will analyze current and future loadings and demands based on information provided by the Town’s 

Community Development Department and Public Works & Utilities Department.  This information includes data on 
new residential and commercial developments that have been approved by the Town or have been submitted to 
the Town for review and approval.  In this report the following information was also included: 

 Wastewater flow data from the Town’s wastewater treatment plant (WWTP) since 2015 
 Water production data from the Town’s water treatment plant (WTP) since 2015 
 Water supply information for the Town’s reservoirs and wells 
 Water billing information 
 Proposed capacity changes to treatment capacity at the Town’s WWTP 
 Capacity of the Turkey Run Pump Station (PS #9) and the Taylor Run Middle School Pump (PS #6) to 

convey future wastewater flows from new developments in their respective sewer sheds 
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3. Existing Water Capacity and Demands 

3.1 Water Production, Distribution and Demand 

Water supply for the Town of Warrenton is provided by 2 reservoirs, located on Cedar Run, and 3 
groundwater wells.  The Airlie reservoir (upstream) and the Warrenton reservoir (downstream), operate in 
series.  The Airlie Reservoir provides a safe yield of 1.16 million gallons per day (MGD) and the Warrenton 
Reservoir provides a safe yield of 1.14 MGD for a total reservoir safe yield of 2.3 MGD.  Reservoir safe 
yield is defined as the rate at which water can be withdrawn during a critical dry period without depleting 
the supply to such an extent that withdrawal of water is no longer economically feasible.  Safe yield is 
determined by the Commonwealth of Virginia Department of Environmental Quality (DEQ).  Water from the 
Airlie reservoir flows to the Warrenton reservoir further downstream on Cedar Run and is withdrawn from 
the Warrenton Reservoir for treatment at the Water Filtration Plant.  The Water Filtration Plant has a 
capacity of 3 MGD.  Water from the filtration plant is distribution throughout the Town and Town’s water 

service area. 

The Town also owns and operates 3 groundwater production wells.  Well #5 and Well #6 provide 0.076 
MGD of water directly to the Town’s distribution system. Well #3 provides an additional 0.304 MGD of water 

supply and the Town’s total groundwater capacity is 0.38 MGD.  Similar to reservoir safe yield, wells are 

not operated at full capacity all of the time.  However, for purposes of this analysis, groundwater well 
capacity of 0.38 MGD is used.  Water from the Town’s wells are treated at the wellhead before distribution.   

The Town has an approximate total water supply capacity of 2.68 MGD (reservoir plus wells).  

Figure 3.1 depicts average water production from the reservoir and groundwater systems for the years 
2015 to 2021:  

Figure 3.1: Average Daily Produced Water 2015 - 2021 

 

The average water production for 2015 through 2021 is 1.16 MGD.   
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3.2 Water Production Data and Water Billing Data 

WRA analyzed water production data and water billing data for the period 2015 through 2021.  There are 
approximately 4,800 water accounts (residences and businesses) billed monthly. The billing data provided 
by the Town was adjusted for sale of water to construction contractors and other users not normally billed 
and for water lost through leaks at the water meter.  Water used to fight fires, flush water and sewer mains, 
lost through leaks in the mains or removed illegally through fire hydrants is not accounted for.  Water 
accounts are billed at the end of every month.  

Water produced/distributed data was compared to billed water data on a month-to-month basis.  Water 
volumes were converted to millions of gallons per day (MGD) and the difference between 
produced/distributed water and billed water was compared.  The difference between these two values, is 
defined as unaccounted for water. Figure 3.2 depicts unaccounted for water per year for the period 2015 
to 2021.  

 

Figure 3.2: Unaccounted for Water 2015 - 2021 

 

The average unaccounted for water in the most recent 7-year period is 9.6%.  Unaccounted for water 
includes water lost through leaks in the distribution system, water used in firefighting, water taken illegally 
through fire hydrants and other sources and water used to flush mains and for other water system 
maintenance work. 

The Town’s 10% level of unaccounted for water compares favorably to other communities in Northern 
Virginia and does not indicate significant problems with the water distribution system or problems with the 
way the water system is managed.  
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4. Existing Wastewater Treatment Capacity 
The Warrenton Wastewater Treatment Plant (WWTP) is permitted for treatment and discharge of 2.5 million 
gallons per day (MGD), average daily flow. Wastewater flows have averaged approximately 1.86 MGD over 
the past 7 years. The Town and WRA are currently conducting preliminary engineering for projects that will 
allow expansion of WWTP capacity to 3.0 MGD, average daily flow.  Section 6 of this report describes how 
future wastewater flow projections will impact the proposed 3.0 MGD WWTP capacity.  

4.1 Wastewater Flows 

Daily wastewater flow data for the period 2015 – 2021 is shown in Figure 4.1. 

Figure 4.1: Average Wastewater Flows 2015 – 2021  

 

Wastewater flows include sewage discharge from households and businesses and extraneous water that 
enters the collection pipeline system.  Extraneous water sources include infiltration of groundwater through 
defection sewer pipe joints, manhole walls and other pipe defects in the collection system.  Extraneous 
flows include Inflow of water discharged directly into the sewer system through basement and foundation 
drains, roof downspouts, manhole covers, cross connections with stormwater systems and other direct 
connections.  Wastewater flows in municipal systems vary from year to year because infiltration and Inflow 
(I&I), varies depending on rainfall.  I&I tends to be higher in years with excessive precipitation (rain and 
snow) such as occurred in 2018. 
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4.2 Wastewater System Extraneous Flows 

WRA compared wastewater flow data and water billing data for period 2015-2021. Water billing data is the 
best measure of water consumed in municipalities.  Figure 4.2 shows billed water versus wastewater 
loadings in the Town of Warrenton for the last 7 years.   

 

Figure 4.2: Average Billed Water vs. Wastewater 2015 – 2021  

 

Billed water data used in this figure was discounted to account for customer water not returned to the 
wastewater system such as water used in landscape and lawn irrigation. WRA assumed that 90% of water 
billed at an account is returned to the wastewater system.  Average annual I&I for the past seven years 
was calculated by subtracting wastewater flows as recorded at the WWTP from billed water (discounted).  
The difference is the measure of extraneous water or I&I entering the wastewater collection system.  

Average I&I in the Warrenton system is calculated to be 0.92 MGD over the past years or 49% of total flows 
treated at the WWTP.  This amount of I&I in the wastewater collection system is not unusual in municipalities 
with older wastewater collection infrastructure. The calculated 2015-2021 I&I flow component of 49% is 
approximately the same percentage as the I&I component calculated in the 2015 Water & Sewer System 
Capacity Evaluation. 
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5. Future Water Demand 

5.1 Projected Water Demand from New Developments 

The Town of Warrenton’s Community Development Department provided WRA with data for proposed 

residential and commercial growth in the Town.  Forty-two (42) projects were identified including residential 
and commercial developments.  WRA also included Laurel Ridge Community College as a potential new 
consumer of Warrenton water and wastewater services.  Laurel Ridge Community College is currently not 
served by the Town’s.   

The developments include new housing (Single-family homes, apartments, townhomes, hotels, senior care 
facilities) and commercial facilities (offices, medical facilities, retail, entertainment, industrial and academic 
facilities).  Projects vary considerably in size from a few single-family houses to hundreds of apartment 
units. Project status varied also, with some developments approved by Community Development and other 
projects in review.  WRA projected water demand and wastewater loadings for the developments based on 
the type of residential or commercial unit within the development.  WRA used standard water demand 
(gallons per day) factor for each type of unit based on water demand factors used by the Town and/or by 
other utilities such as Prince William Service Authority and the Town of Leesburg. Information on the 
proposed developments, including the number of units, the and the total water demand and wastewater 
loading generated by the developments is included in Appendix A.  The demand factors used to calculate 
water demand are included in Table 5.1. 

Table 5.1: Residential Water Demands per Unit 

  Residential Water Demand per Unit (GPD) 
Single-Family (units) 300 

Multifamily (units) 300 
Apartment (units) 300 

Townhouse (units) 300 
Senior Home (units) 100 

Hotel (rooms) 100 
 

It should be noted that conservative demand values were chosen for residential units.  

Commercial demand factors are included in Table 5.2.  

Table 5.2: Commercial Water Demands per Square Foot 

  Commercial Water Demand per Square Foot (GPD) 
General (SF) 0.2 

Entertainment (SF) 0.2 
Academic (SF) 0.29 

Office/Employment (SF) 0.29 
Medical Offices (SF) 0.29 

Industrial Water Demand per Square Foot (GPD) 
General (SF) 0.02 

 

According to the U.S. Department of Education, Laurel Ridge Community College (LRCC) had a student 
population of 3,474 students in the 2018 – 2019 academic year. WRA used 15 gallons per day per student 
as the factor for calculating LRCC demand.  Demand for proposed classroom facilities not associated with 
LRCC is based on a GPD/SF basis.  
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Additionally, there are some residences in Warrenton that are currently not connected to the Town’s water 

system and/or the sewer system. The Town plans on incorporating these residences into the utility systems 
in the future and WRA included these units when calculating future water demand.  

Table 5.3 summarizes the total number of residential units and commercial square footage and associated 
water demand for the proposed developments: 

Table 5.3: Total Water Demand per Land Use Type 

  Land Use Type Total Units Total Water Demand 
(gal/day) 

Residential 

Single-Family (units) 1,479 469,500 
Multi-Family (units) 120 36,000 
Apartments (units) 1,420 426,000 
Townhouse (units) 296 88,800 

Senior Home (units) 60 6,000 
Hotel (rooms) 360 36,000 

Commercial 

General (SF) 200,711 40,142 
Entertainment (SF) 245,000 49,000 

Academic (SF) 220,000 63,800 
Office/Employment (SF) 40,000 11,600 

Medical Offices (SF) 50,000 14,500 
Industrial General (SF) 759,500 15,190 

Community College Students (unit) 3,474 52,110 
TOTAL 1.31 MGD 

 

5.2 Future Water Demand and Water Supply Capacity 

Total water demand for the target year 2040 was calculated to be 2.42 MGD, assuming all proposed 
developments are eventually constructed. This demand projection value includes the average water 
demand in 2021 (1.11 MGD) plus the total buildout demand (1.31 MGD).  

Figure 5.1 displays cumulative water demand by addition of the demand created by the named 
developments. The order or chronology of the projects is not definitive; however, cumulative water demand 
will not change.
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Figure 5.1: Water Demand by Proposed Developments
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Buildout (all developments constructed) water demand is 2.42 MGD compared to water supply capacity of 
2.68.  Estimated demand is 91% of water supply capacity.  Virginia Waterworks Regulation 12 VAC 5-590-
520 requires municipalities to submit a written plan for developing adequate or additional water supply to 
the Virginia Department of Health, Office of Drinking Water, when water production exceeds 80% of the 
permitted design capacity for 3 consecutive months.   

It should be noted that the estimated buildout water demand by development is conservative.  Although the 
time frame for the progression of development construction through buildout is unknown, time-step 
analyses of water demand was also conducted. 

An initial time step progression is shown in Figure 5.2.  This linear growth time-step progression assumes 
that all development is completed by 2040, the target year for the current Warrenton Comprehensive Plan.  
The annual water demand growth rate is 7% for the linear growth model.    

Figure 5.2: Buildout in 2040 Water Demand  

 

Additional water demand growth models were analyzed by WRA.  According to the U.S. Census Bureau, 
population growth in the Town of Warrenton and Fauquier County from 2010 to 2020 averaged 1% annually.  
Figure 5.3 depicts water demand assuming a 1% annual growth in water demand, similar to the most recent 
population growth pattern for The Town.  For this growth model, 80% of system capacity is reached in 2099.   
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Figure 5.3: 1% Growth Water Demand to Buildout 

 

Figure 5.4 shows a 2.5% annual increase in water demand.  This model is more consistent with a more 
robust population and economic growth that could occur in Warrenton.  In this case, 80% of capacity is 
reached in 2053.  
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Figure 5.4: 2.5% Growth Water Demand to Buildout 
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6. Future Wastewater Loading 

6.1 Wastewater Loading Projections 

Future wastewater loadings are calculated based on an assumed 90% return of water consumed to the 
wastewater collection system.  Water demand projections are described in Section 5 and included in 
Appendix A.  Appendix A includes a compilation of expected wastewater loadings, based on water demand.   
The estimated total wastewater loading from all the developments described in Appendix A is 1.18 MGD 
(average daily flow basis).  

Future total wastewater loading for Warrenton is estimated by adding the average wastewater flow in 2021 
to the estimated buildout flow. The average daily wastewater flow in 2021 was 1.72 MGD and the additional 
flow from buildout is 1.18 MGD.  Total future estimated wastewater loading is 2.90 MGD.   It should be 
noted that the 2021 wastewater loading includes a significant extraneous water (I&I) component.  I&I from 
the new developments is considered negligible in this analysis, although the base I&I in the beginning year 
of 2021 remains and is a component of overall wastewater loading. 

6.2 Future Wastewater Loading and Capacity 

Figure 6.1 depicts cumulative wastewater loading by addition of the demand created by the named 
developments. The order or chronology of the projects is not definitive; however, cumulative water demand 
will not change.  As shown graphically, the capacity of the existing WWTP (2.5 MGD) is exceeded before 
all the proposed developments are completed.  The Town is currently planning on increasing the capacity 
of the WWTP to 3.0 MGD within approximately 10 years.  Under this wastewater loading model, The Town’s 

wastewater treatment plant would accommodate development currently planned. 
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Figure 6.1: Wastewater Loading by Proposed Developments
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Although the upsized WWTP will accommodate loadings from the proposed developments, additional WWTP 
capacity enhancements may be necessary as loadings approach 2.90 MGD.  The Virginia Department of 
Environmental Quality (DEQ) recognizes flow loadings approaching 95% of the design capacity (or 2.85 MGD) as 
a trigger point for planning WWTP capacity management strategies and improvements. 

An initial time step progression is shown in Figure 6.2.  This linear growth time-step progression assumes that all 
development is completed by 2040, the target year for the current Warrenton Comprehensive Plan.  The annual 
wastewater loading demand growth rate is the same as for water demand, 7%.  With buildout by 2040, the current 
2.5 MGD WWTP capacity is exceeded by 2034. With the proposed increased WWTP capacity, 95% of treatment 
capacity is reached in 2039.   

Figure 6.2: Buildout by 2040 Wastewater Loading  

 

Similar to the water demand projection graphs, 6.3 depicts wastewater loadings at a 1% annual growth rate.  

 

0.00

0.50

1.00

1.50

2.00

2.50

3.00

3.50

2000 2010 2020 2030 2040 2050 2060

W
as

te
w

at
er

 L
o

ad
in

g 
(M

G
D

)

Year

Buildout by 2040 Wastewater Loading

Wastewater Buildout Loading WWTP Capacity 2.5 MGD WWTP Capacity 3.0 MGD

95% of 2.5 MGD Capacity 95% of 3.0 MGD Capacity

Future WWTP Capacity = 3.0 MGD

WWTP Capacity = 2.5 MGD Buildout Wastewater Loading (2.90 MGD)

282

Item B.



 Water & Sewer Capacity Evaluation Update  
Draft Report 

Town of Warrenton 

 

Page 16 
 
 

Figure 6.3: 1% Growth in Wastewater Loading to Buildout 

 

In this case, wastewater loading would not reach the 3 MGD 95% threshold until 2071.  

Figure 6.4 depicts a more robust 2.5% annual rate in wastewater loadings.  
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Figure 6.4: 2.5% Growth in Wastewater Loading to Buildout 

 

In this scenario, wastewater loadings would not reach the 3 MGD 95% threshold until 2043.  
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7. Turkey Run and Taylor Run Wastewater Pumping Station 
Capacities 

The Town of Warrenton owns and operates 11 wastewater lift stations (pump stations) that help convey wastewater 
generated in the outer reaches of the wastewater service area into the central part of the wastewater collection 
system for conveyance by gravity into the wastewater treatment plant.  WRA analyzed the impact of additional 
wastewater loading into the Turkey Run Pump Station (PS #9) and the Taylor Run Pump Station (PS #6).   

In the future wastewater, flows from Laurel Ridge Community College will flow into the Turkey Run PS.   Flows from 
the Turkey Run PS are then discharged to the Taylor Run PS.  Taylor Run will also receive flows from the new 
Arrington development.    

Laurel Ridge Community College is estimated to produce approximately 0.05 MGD of wastewater. Assuming a 
peak flow value of 4, the wastewater volume would increase to 0.2 MGD, or 139 gallons per minute (GPM).  The 
proposed Arrington development is estimated to produce approximately 0.1 MGD of wastewater. A peak volume 
for this flow is 0.4 MGD, or 278 GPM.  

WRA’s analysis of the Turkey Run PS indicates that additional flows from Laurel Ridge Community College can be 
discharged into the Turkey Run PS using the existing pumps, wetwell and pump station appurtenances. 

The Taylor Run PS will receive flows coming from the Turkey Run Pump Station and has a capacity of 600 GPM.  
Current wastewater flows into the Taylor Run PS are estimated to be 704 GPM.  A pumping rate of 704 GPM is 
within the range of the new pumps installed in 2011.  Adding peak flows from Laurel Ridge Community College and 
the proposed Arrington development would increase flows to the Taylor Run PS by 417 GPM (approximately 1121 
GPM).  This increase in flow would require larger horsepower motors and a different impeller if the same pumps 
are used.  Taylor Run PS also currently experiences a large number of pump starts each day.  This condition 
indicates that the wetwell may be too small for existing flows, even though the pumps are able to manage these 
flows. 

The Turkey Run PS appears to be able to receive the future flows from Laurel Ridge Community College while the 
Taylor Run PS would probably need substantial modifications or replacement to serve the Arrington Development 
and the Turkey Run flows. 

WRA recommends that a more detailed analysis be conducted for both stations before additional flows are 
discharged into them. 
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Appendix 1 

Water & Wastewater Projection Allocation Summary 
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Totalized Units Based on Project 
Development 

IN-TOWN OUT OF TOWN 
    

TOTALS 
Land Use Type 

Approved 
Projects 
within 

Town Limits 

Partially 
Approved/In 

Process Projects 
within Town 

Limits 

Vacant 
Parcels within 
Town Limits 

Lee 
Highway 

Old 
Town 

Frost/Broadview 
East 

Shirley 
Entitled Single 
Family Homes 

Arrington 
Option C 

Laurel Ridge 
Community 

College 

Water only 
Customers 

added to Sewer 

Sewer only 
Customers 

added to Water 

Residential 

Single-Family 
(units) 

190 36 331 - 206 235 117 50 314 - 63 23 1,479 

Multi-Family (units) - - - - - 120 - - - - - - 120 

Apartment (units) - - - 1,336 84 - - - - - - - 1,420 

Townhouse (units) - - 34 108 7 - 84 - 63 - - - 296 

Senior Home 
(units) 

- - - - - 60 - - - - - - 60 

Hotel (rooms) - - - 115 115 115 - - 15 - - - 360 

Commercial 

General (SF) - 12,550 60,161 98,000 10,000 20,000 - - - - - - 200,711 

Entertainment (SF) - - - 100,000 145,000 - - - - - - - 245,000 

Academic (SF) - - - 220,000 - - - - - - - - 220,000 

Office/Employment 
(SF) 

- - - 40,000 - - - - - - - - 40,000 

Medical Offices 
(SF) 

- - - - - 50,000 - - - - - - 50,000 

Industrial General (sq ft) - - 759,500 - - - - - - - - - 759,500 

Community 
College 

Campus (units) - - - - - - - - - 3,474 - - 3,474 
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Additional Water Demand Based on Projected 
Development               

  IN-TOWN OUT OF TOWN     

TOTAL 
(gal/day) 

 

Land Use Type 

Approved 
Projects 
within 

Town Limits 

Partially 
Approved/In 

Process 
Projects 

within Town 
Limits 

Vacant 
Parcels 
within 
Town 
Limits 

Lee 
Highway 

Old 
Town 

Frost/Broadview 
East 

Shirley 
Entitled Single 
Family Homes 

Arrington 
Option C 

Laurel Ridge 
Community 

College 

Water only 
Customers 
added to 

Sewer 

Sewer Only 
Customers 
added to 

Water 
 

Residential 

Single-Family 
(units) 

57,000 10,800 99,300 - 61,800 70,500 35,100 15,000 94,200 - 18,900 6,900 469,500 
 

Multi-Family (units) - - - - - 36,000 - - - - - - 36,000  

Apartment (units) - - - 400,800 25,200 - - - - - - - 426,000  

Townhouse (units) - - 10,200 32,400 2,100 - 25,200 - 18,900 - - - 88,800  

Senior Home 
(units) 

- - - - - 6,000 - - - - - - 6,000 
 

Hotel (rooms) - - - 11,500 11,500 11,500 - - 1,500 - - - 36,000  

Commercial 

General (SF) - 2,510 12,032 19,600 2,000 4,000 - - - - - - 40,142  

Entertainment (SF) - - - 20,000 29,000 - - - - - - - 49,000  

Academic (SF) - - - 63,800 - - - - - - - - 63,800  

Office/Employment 
(SF) 

- - - 11,600 - - - - - - - - 11,600 
 

Medical Offices 
(SF) 

- - - - - 14,500 - - - - - - 14,500 
 

Industrial General (sq ft) - - 15,190 - - - - - - - - - 15,190  

Community 
College Students (units) 

- - - - - - - - - 52,110 - - 52,110 
 

 

Sub-Total Water 
(MGD) 

0.06 0.01 0.14 0.56 0.13 0.14 0.06 0.02 0.11 0.05 0.02 0.01 1.31 
Average Water 

Demand 
(MGD) 

 

Sub-Total 
Wastewater 

(MGD) 
0.05 0.01 0.12 0.50 0.12 0.13 0.05 0.01 0.10 0.05 0.02 0.01 1.18 

WRA 
Calculated 

Wastewater 
Demand 
(MGD) 
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  IN-TOWN OUT OF TOWN   

 Total Water and 
Wastewater Demand 

Including Projected and 
Existing  

Approved 
Projects 

within Town 
Limits 

Partially 
Approved/In 

Process Projects 
within Town 

Limits 

Vacant 
Parcels within 
Town Limits 

Lee 
Highway 

Old Town 
Frost/ 

Broadview 
East 

Shirley 

Entitled 
Single Family 

Homes 

Arrington 
Option C 

Laurel Ridge 
Community 

College 

Water only 
Customers 
added to 

Sewer 

Sewer Only 
Customers 
added to 

Water 
  

 Existing 2021 + New 
Project Water 

Demand (MGD)  
1.11 1.17 1.18 1.32 1.88 2.01 2.15 2.21 2.23 2.34 2.39 2.41 2.42 2.42 

Totalized 
Projected 

Water Demand 
(MGD) 

Existing 2021 + New 
Project Wastewater 

Demand (MGD) 
1.72 1.77 1.78 1.91 2.41 2.53 2.66 2.71 2.72 2.83 2.87 2.89 2.90 2.90 

Totalized 
Projected 

Wastewater 
Demand (MGD) 
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ORDINANCE 2024-17 
 
 

 December 10th, 2024 
 Town Council  
 Public Hearing 
 Ordinance 2024-17 

 

AN ORDINANCE TO APPROVE A VOLUNTARY SETTLEMENT AGREEMENT FOR THE 

BOUNDARY ADJUSTMENT INTO THE TOWN OF WARRENTON OF APPROXIMATELY 243.87295 

ACRES OF LAND BELONGING TO ALWINGTON FARM, LLC, ALWINGTON ESTATES, LLC, HD 

DEVELOPMENT OF MARYLAND, INC., PADMAJA AND SRINIVAS DASARI, THE FAUQUIER COUNTY 

SCHOOL BOARD, AND VABFT, LLC, AND CERTAIN ROAD RIGHT-OF-WAY, AS RECOMMENDED BY THE 

VIRGINIA COMMISSION ON LOCAL GOVERNMENT 

WHEREAS, the Town of Warrenton, Virginia, (the “Town”), and the County of Fauquier, Virginia, 

(“the County”) filed a Notice with the Virginia Commission on Local Government of their intention to effect 

a Boundary Line Adjustment (“BLA”) by and between the Town and the County to incorporate into the Town 

approximately 243.87295 acres of land presently subject only to County jurisdiction (the Adjusted 

Property”) belonging to Alwington Farm, LLC, Alwington Estates, LLC, HD Development of Maryland, Inc., 

Padmaja and Srinivas Dasari, the Fauquier County School Board, and VABFT, LLC, together with such road 

right-of-way as may lie within the proposed BLA area; and 

WHEREAS, the Town and the County have mutually agreed upon terms and conditions for a 

boundary adjustment in a Voluntary Settlement Agreement (the “VSA”) pursuant to Va. Code Ann. §15.2-

3400, as an alternative to a fully contested litigation to adjust jurisdictional boundaries, and submitted that 

VSA to the Virginia Commission on Local Government (the Commission) for review and recommendation; 

and 

WHEREAS, the Commission has reviewed the VSA and has recommended its approval of the said 

BLA and Agreement in its report dated November 2024, all according to law, a copy of which is incorporated 

herein by reference as Exhibit A; and 

WHEREAS, the Town desires to approve and present the VSA to the Circuit Court for further action 

thereon; 

NOW THEREFORE, BE IT HEREBY ORDAINED by the Town Council of the Town of Warrenton, 

Virginia, as follows: 

1. The aforesaid Whereas clauses are incorporated herein by reference. 

 

2. The Town Council hereby consents to the adjustment of the Adjusted Property into 

the Town’s corporate limits consistently with the VSA. 

 

 

3. The Town Council hereby agrees to the terms and conditions as set forth in the 

VSA, a copy of which is separately attached hereto and incorporated herein by 

reference as Exhibit A, and authorizes the execution thereof by the Mayor or his 

designee. 
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4. The Town Council hereby directs the Mayor, Town Manager, and Town Attorney, 

together with the Fauquier County Attorney, to forward the VSA, and any 

necessary exhibits thereto, to the Circuit Court of Fauquier County, and by a 

proper petition to that Court request it to have the Supreme Court of Virginia 

appoint a Special Court pursuant to the provisions of Va. Code Ann. § 15.2-3400(5), 

to hear and decide this matter in accordance with law. 

 

5. The Mayor, Town Manager, and Town Attorney, shall take such other and further 

steps as may be needed to effectuate the purposes of this Ordinance and the 

incorporation of the Adjusted Land into the Town’s boundaries. 

Votes: 
Ayes:  
Nays: 
Absent from Meeting: 
 
For Information: 

Town Attorney  

 

ATTEST: ___________________________________________________________________________________________________________ 

Town Recorder 
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Warrenton Town Council  

Carter Nevill, Mayor   

Roy Francis, Ward 1   

William Semple, Ward 2 Vice Mayor 

Larry Kovalik, Ward 3   

Michele O’Halloran, Ward 4  

Eric Gagnon, Ward 5   

Paul Mooney, At Large  

David McGuire, At Large  

 

Office of the Town Manager  

Frank Cassidy  

 

  

STAFF REPORT 

21 Main Street Warrenton, Virginia 20186 • 540-347-1101| www.warrentonva.gov 

 

 

 

EXECUTIVE SUMMARY 

 

At the February 11th, 2025, Regular Town Council Meeting work session, a special meeting was called to 

discuss the Arrington Voluntary Settlement agreement and to determine if it would be necessary by the 

Currently seated council to consider an Ordinance that would appeal the Ordinance passed at the 

December meeting in support of the annexation.   

 

RECENT BACKGROUND 

 

At the January 14th, 2025, Regular Town Council Meeting the Town Council received a presentation by 

VanMetre on the Arrington development.  

 

At the December 10th, 2025, Regular Town Council meeting, The Town Council voted to adopt an Ordinance 

in support of the Voluntary Settlement agreement with Fauquier County. That has been filed with the Courts 

and a three judge Panel has been appointed to consider the Agreement on April 24th, 2025.  

 

The Commission on Local Government met with Town Staff, Fauquier County Staff, and the Developer at a 

Joint meeting on Monday, September 16th, 2024. The Commission toured the site and the Town. The 

Developer presented its proposal for the use of the site and the Commission held a public hearing on that 

same day.   

 

The Council received updates on this VSA at its April 9th and May 14th, 2024, Regular Town Council meetings. 

At the May meeting, the Council adopted a resolution authorizing the Town Manager and Town Attorney to 

initiate the process of Voluntary Settlement Agreement.  Prior to that meeting, the Council approved a 

preliminary draft of the VSA at its March 12th, 2024, regular meeting. 

 

At its April 11th, 2024, meeting, the Fauquier County Board of Supervisors likewise approved moving forward 

on the VSA.   

 

 

Council Meeting Date: February 25th, 2025     

Agenda Title: A work session to discuss the Arrington Voluntary Settlement Agreement 

with Fauquier County and to decide on the necessity of an ordinance to 

be considered for public hearing at the March 11th, 2025, Regular Town 

Council Meeting 

Requested Action: Discuss the VSA and Determine the Necessity of the Ordinance for 

inclusion at the March Town Council Meeting   

Department / Agency Lead:  Town Council    

Staff Lead: Frank Cassidy     
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PRIOR HISTORY 

 

Prior to the VSA now under consideration, the Town and County had taken preliminary steps regarding 

development of the Arrington property, as detailed below: 

 

At the December 12th, 2023, Regular Town Council Meeting, a Resolution was passed in support of 

application for a Citizen initiated petition for an annexation or boundary line adjustment with Fauquier 

County.  

 

On November 12, 2015, the Fauquier County Board of Supervisors approved several applications related to 

the development of Arrington. These included a Comprehensive Plan Amendment (COMA-15-003473), 

Rezoning (REZN-15-003477), a Category 20 Special Exception to allow for a Sewer Treatment Facility, a 

Category 30 Special Exception to Waive the Requirement for Public Sewer (SPEX-15-003479), a Category 20 

Special Exception for a Floodplain Crossing (SPEX-15-003481), and a Preliminary Plat (PREP-15-003482). 

Additionally, a Joint Planning and Water Service Agreement (Town of Warrenton, Fauquier County, and 

Applicants), which outlined the terms in which the Town of Warrenton would provide public water service to 

the project was executed. 

 

The 2015 approvals allowed the Arrington project to be primarily developed as an age-restricted community 

with an emphasis on preservation of natural open spaces and a compact traditional design form which is 

compatible with the historic portions of Warrenton. The Planned Residential District (PRD) portions of the 

project were limited to 217 residential lots for active adult residents over the age of 55. The Arrington 

approvals also permit 10 rural residential lots, in the RA zoned portions of the property and one residential 

(R-1) lot. The Rezoning approval included a Proffer Statement, Concept Development Plan (CDP), and Code 

of Development (COD). The CDP and COD regulate the site design and development and ensure that the 

property is developed in conformance with the County’s PRD regulations. 

 

On August 8, 2018, the Board of Supervisors held a public hearing on REZN-19-011151, which was seeking to 

amend portions of the Arrington Proffer Statement associated with REZN-15-03477. No action was taken at 

the public hearing, and subsequently the application was placed on hold and then closed. 

 

On February 10, 2022, the Board of Supervisors approved a Comprehensive Plan Amendment to add 

approximately 27.9 acres to the Warrenton Service District, changing the land use from Rural to Open 

Space/Park. The Comprehensive Plan Amendment restored the Warrenton Service District boundary to its 

location prior to approval of the Comprehensive Plan Amendment in 2015. Specifically, it allowed for a 

redesign of the wastewater treatment facility associated with the residential development to include a larger 

dispersal field area to better comply with regulatory recommendations and requirements. At the time of the 

request, the Applicant indicated that the change was not to support any additional density within Arrington 

or to be used for any habitable vertical improvements. Additionally, the Comprehensive Plan Amendment 

expanded the Urban Development Area (UDA) to include the 27.9 acres that were added back into the 

Warrenton Service District. 

 

*Background taken from Fauquier County’s staff report presented to the Board of Supervisors on 

November 9, 2023. 
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STAFF RECOMMENDATION 

 

Staff recommends that the Council Discuss the Voluntary Settlement Agreement and determine the 

necessity of the Ordinance for inclusion at the March Town Council Meeting.  

 

Policy Direction/Warrenton Plan 2040 

 

H-1: Ensure equitable, attainable housing opportunities across residents of all ages, incomes, and abilities 

by catering to the needs of a diverse community, including young families, professionals early in their 

careers, essential workforce, and those entering retirement. 

 

H-2: Character Districts will accommodate a balance of available housing typologies that are compatible to 

existing neighborhoods in scale, character, and transition. 

 

H-3: Preserve existing neighborhoods and promote infill that supports the character and heritage of 

Warrenton. 

 

H-4: Create regional partnerships to address and enhance attainable housing supply. 

 

Financial Impact 

 

The developer has offered proffers towards the Town’s infrastructure. 

 

Legal Impact 

 

The Voluntary settlement agreement is a multi-jurisdictional request for annexation. This item is being 

considered by the Town Council, Fauquier County Board of Supervisors, The Commission of Local 

Governments and a Three Judge panel.   

 

ATTACHMENTS 

 

1. Previous Staff reports and agenda items. 

2. VSA   

3. Commission on Local Government Report 

4. Ordinance 2024-17  
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Town Management and Community Development staff 

utilized county Planning Commission and Board of 

Supervisor processes to guide Arrington residential 

and commercial zoning and locate water, sewer and 

transportation stubs to periphery of proposed town 

BLA areas 3 and 4

These processes circumvented town Planning Commission and 

Town Council 

These infrastructure stubs can lead to potential town 

expansion through CIA

Overview
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-206.4 acres, zoned Planned Residential Development with UDA 

overlay   

- 217 single-family active adult residential lots 

- Developed utilizing Traditional Neighborhood Design (TND) 

principles 

- PRD lots served with public water, provided by the Town of 

Warrenton and will  have a private sewage community collection 

and treatment system 

-Approximately 117 acres (56%) of open space, to include a mix of 

preserved natural open space and developed passive recreation 

areas

• Started as a County project in the service 
district

• Served by Town water and on-site sewer 
treatment plant

• Emphasis on preservation of natural open 
spaces

• Minimal impact on Town infrastructure
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November 2015

Emphasis on protection of southern gateway ridgeline. 

-Southern half of the property zoned Rural Agriculture (RA)

- Planned to be subdivided into nine lots ranging in size from 

1.97 acres to 3.57 acres

- One residue lot of 194.91 acres

- RA residue lot will be subject to Perpetual Conservation 

Easement and Non-Common Open Space Easement requirements. 

- Southern Gateway ridgeline protected

Warrenton Southern Gateway protected
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2015 Town Water connections
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District. 

- Restoration of the pre-2015 Warrenton Service District boundary 

- Not being requested to support any additional density with 

Arrington (per applicant)

- Allows redesign of the wastewater treatment facility / larger 

dispersal field

- Coordination meeting was held with Applicant / Town / County 

Staff prior to this meeting

- Planning Commission postpones action for sixty days

What is discussed at coordination 

meeting? 

Who initiated meeting?

Did this meeting encourage subsequent 

rezoning?
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amendment

- Applicant / Town Manager / Comm Dev staff meet Dec 9, 2021 / Jan 

14, 2022

- January meeting, Planning Commission voted to recommend COMA 

approval 

- Applicant states “will continue to work with Town to ensure all 

parties’ concerns are met”

- February meeting, BOS voted to approve COMA and filing of out of 

turn rezoning*

*normally Jun1 & Dec 1

What is extent of “all parties’ concern?

Is applicant now actively working with 

Town?

305

Item B.



Arrington COMA-21-016092
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Two significant changes from what was approved in 2015 with 

REZN-15-003477. 

1 - remove the requirement that all of the units be age 

restricted. 

2 - three development scenarios 

Base Development, Alternative A and Alternative B.

- Base Development scenario, 217 lots generally 

consistent with the 2015 approval.

- Alternative A has 315 lots*

- Alternative B has 377 lots*

*A and B are subject to the property being incorporated into the Town of 

Warrenton and town being willing and able to provide water and sewer services 

(also includes stubs)

Arrington REZN-22-017978

Fauquier County Planning Commission 

Recommends Denial
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August 2023  FC/PC Utilities Plan B 

(rev Jul 23)
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REZN-15-003477. 

1 - remove the requirement that all of the units be age 

restricted. 

2 - three development scenarios 

Base Development, Alternative A and Alternative B.

- Base Development scenario, 217 lots generally 

consistent with the 2015 approval.

- Alternative A has 315 lots (now includes 25 acres zoned to the 
Town’s Commercial district)*

- Alternative B has 377 lots (now includes 25 acres zoned to the 
Town’s Commercial district)*

*A and B are subject to the property being incorporated into the Town of 

Warrenton and town being willing and able to provide water and sewer services 

(includes infrastructure stubs)

Arrington REZN-22-017978

Fauquier County Board of Supervisors 

Approved
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November 2023  FC/BOS Utilities Plan B 

(rev Sep/Oct 23)
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So What Changed??
Why was CDP revised to include commercial and 

transportation realignment
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Dec 2021 Applicants met with Warrenton Town Manager/ 

Comm Dev staff 

Jan  2022 Applicants met with Warrenton Town Manager/ 

Comm Dev staff

Jan  2022 FC/PC recommends approval of COMA-21-016092

Feb 2022 FC/BOS Approves COMA-21-016092

Aug  2023 FC/PC recommends Denial of REZN-22-017978

Sep 2023 Hamby, McGuire, McDaniel, K Carter Meeting / 

CDP Revised

Oct 2023 CDP revised again (final revision for BOS 

November meeting)

Nov 2023 FC/BOS Approves REZN-22-017978

Dec 2023 VSA Process Commences

Dec 2024 VSA Approved, Town adopts PRD Zoned development no 
PC/TC review

Arrington Timeline

2021 - 2023
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Warrenton proposed Boundary Line Adjustment (1,519 

acres Zone 2,3,4)
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Traffic Impact Analysis

Emphasis on  VDOT / Fauquier County Scoping meeting Site 

Location and Study Area

The proposed development is in Fauquier County, Virginia and located at 

the western side of James Madison Highway (U.S. Route 17/29/15), south of 

Alwington Boulevard and north of Lovers Lane in Fauquier County, Virginia

Per the scoping meeting with VDOT and Fauquier County, conditions at six 

(6) existing intersections were assessed for future impact

(same TIA is included in Staff Report for Aug / Nov 2023 FC PC & BOS meetings, no 

changes made for commercial zoning) 

Arrington 

TIA
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Traffic Impact Analysis / Staff Report for Nov 2023 FC/BOS 

meeting 

Emphasis on unknown commercial development impact

The Applicants’ Transportation Impact Analysis (TIA) has not been updated 

to include an evaluation of the potential commercial development in the 

unplanned land bay shown in Alternative A and Alternative B. 

It is unknown how many trips the commercial development will add. 

Therefore, it is possible, should either Alternative A or Alternative B 

be developed, that there will be unknown transportation impacts which do 

not have mitigation measures proposed

Arrington 

TIA
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Intersections studied and 

Direction of Approach
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Southern Bypass
Referenced in Comp Plan 2040 as a proposed project Main Arterial, (photo used with 

permission)
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- Since 2021 Arrington project has been counseled by town staff and Plan 

Warrenton 2040

- 2022 Rezoning increased water, sewer and transportation stubs to 

periphery of town boundary with SD

- Water, sewer and road stubs align with town boundary expansion Areas 2 

& 4 and Southern Bypass 

- 2022 RZN created approved commercial site not studied by TIA

- Arrington approval by BOS (coupled with VSA) bypassed town public 

hearing process 

- Arrington approval (coupled with VSA) obligated town to adopt / 

administer PDR zoning

Conclusion
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Community Plan

Leeton Forest log house w/two-story additions
(ca. 1830 log portion, ca. 1870 & 1920 
two-story additions)
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Comprehensive Plan Amendment (COMA-21-016092)

 Sept. 20, 2021 Filed

 Nov. 18, 2021 PC Public Hearing

 Dec.9, 2021 Applicant Meeting with Town and 

County Staff

 Jan. 14, 2022 Applicant Meeting with Town and 

County Staff

 Jan. 20, 2022 PC Public Hearing/Unanimously 

Recommends Approval

 Feb. 10, 2022 BOS Public Hearing/Approval (4-0-1)

Staff Report - “the portion of the property being added back into

the Service District will not be used for residential development,

the goal of protecting both the ridgeline and southern entrance to

the Town of Warrenton will be maintained; thus still meeting a

main objective of the 2015 Comprehensive Plan Amendment.”
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Zoning Amendment (REZN 22-01798)

 July 25, 2022 Submittal 1

 Sept. 14, 2022 Received Agency Review Comments 

(Includes VDOT & Town)

 Sept. 22, 2022 CFFC/PEC Presentation

 Dec. 27, 2022 Submittal 2

 Mar. 23, 2023 Received Agency Review Comments 

 May 12, 2023 Submittal 3

 June 23, 2023 Received Agency Review Comments 

(Includes VDOT & Town)

 June 15, 2023 PC Briefing

 July 7, 2023 Submittal 4

 July 14, 2023 Meet with CFFC Representative 322
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Zoning Amendment (REZN 22-01798)

 Aug. 17, 2023 PC Public Hearing

 Sept. 13, 2023 Meeting with County & Town 

Representatives

 Sept. 26, 2023 Submittal 5

 Oct. 18, 2023 Received Agency Review Comments 

(Includes VDOT & Town) 

 Oct. 23, 2023 Submittal 6

 Nov. 9, 2023 BOS Public Hearing/Approval (4-0-1)
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Annexation/Boundary Line Adjustment

 Dec. 12, 2023 Town Council – Support for Citizen 

Initiated BLA (Approved 5-2)

 Mar. 12, 2024 Town Council – Support Town/ 

County VSA (Approved 7-0)

 Mar. 14, 2024 County BOS - Support Town/ 

County VSA (Approved 5-0)

 Apr. 9, 2024 Town Council – VSA Update

 Apr. 11, 2024 County BOS - Support Town/ 

County VSA (Approved 5-0)

 May 14, 2024 Town Council – Support Town/ 

County VSA (Approved 5-0)
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Annexation/Boundary Line Adjustment

 May 17, 2024 VSA Submitted to Commission on 

Local Government (COLG)

 May 21, 2024 COLG – VSA Intro/Public Record Est.

 July 12, 2024 COLG – Est. VSA Review Schedule

 Sept. 16, 2024 COLG – Site Visit & Public Hearing

 Sept. 17, 2024 COLG – Discussion

 Nov. 1, 2024 COLG – Report Supporting VSA 

(Approved 4-0-1 absent)

 Nov. 12, 2024 Town Council – Est. Public Hearing 

 Dec. 10, 2024 Town – Public Hearing - Approve 

Ordinance - Town/County VSA (6-1) 

 Dec. 12, 2024 County – Public Hearing - Approve 

Ordinance - Town/County VSA (4-1)
325
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Annexation/Boundary Line Adjustment

 Dec 19, 2024 Petition Filed For Affirmation of VSA 

and Request for the Appointment of 

3-Judge Special Court (CL24-655)

 Jan. 3, 2025 Chief Justice Appoints 3 Judges

 Jan. 14, 2025 Town Council – Presentation by Van 

Metre at Work Session

 Jan. 14, 2025 Town Council Meeting– No Motions 

to Reverse Prior Council Approval 

of Ordinance Adopting VSA

 Jan. 16, 2025 Van Metre Closes on Arrington 

Acquisition based on Town Council 

not Introducing Reconsideration

 Feb. 2, 2025 Special Court Hearing Date Set
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2015 Rezoning 2023 Rezoning
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“protect and maintain open space

elements key to entry points into

the County seat of Warrenton”

“preserve the farm fields which 

slope away from Shirley Avenue”

168.4224 Acs

Non-Common Open 

Space Lot

27 Acs Common 

Open Space
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1

2

3

4

5

6

7
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“Minor adjustments to the CDP and the COD may be made in

connection with the review and approval of the Code of

Development Site Plan (as such site plan is defined in Article

12, Part 8 of the Zoning Ordinance), and upon any further final

engineering, subdivision plats and plans for the Property, and

any associated construction documents that may be required.

These minor adjustments may include, but are not limited to,

modifications to road locations; open space boundaries; utility

lines as necessary to accommodate topography and drainage,

vehicular or pedestrian circulation; aesthetic considerations; or

regulatory requirements.”

Proffers – Section 1.F.
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Voluntary Settlement Agreement –

Section 3.1.2

The Town Council agrees to administer development of the

Arrington Annexation Property in a manner that is consistent

and in substantial conformance with the Rezoning. …. The

Town shall have sole responsibility for interpretation and

enforcement of the PRD zoning within the Arrington

Annexation Property.
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1

2

3

4

5

6

7
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Create a regional strategy for 

addressing sewer and water needs 

– Construct Relocated Taylor Run 

Sewer Pump Station & Water 

System Redundancy

Relocated Taylor Run Sewer 

Pump Station 

Gravity Sewer & Force Mains

Waterline Offsite Connections

PS

3

7

6
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3
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1

2
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6

7

8
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Alwington 

Boulevard

See Next Slide
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Phase 1 Four-Lane  Alwington Boulevard 

(Home Depot to Land Bay W)

Brumfield Entrance Improvements

Separate Bus Entrance from 

Drop-Off/Pick-up

New Connection to Parking Area

Sidewalks to Alwington Blvd  
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PLANNING COMMISSION BOARD OF SUPERVISORS
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Alignment Revised to Prevent Being a Bypass
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LEETON 

FOREST (DHR 

030-0308)
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LEETON 

FOREST (DHR 

030-0308)

Alwington Estates – Phase 2

Tri-Party Water Agreement Proposal 

Submitted for Town Approval

16 Water Taps

16 Lots (County By-Right)

Limit Density by 50% 

No Connection to Alwington Blvd

Only Possible Extension 

of Alwington Boulevard to 

Spring Road/Culpeper St.
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3,735 Units

1,515,211 SF

+ 3,474 Students 
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“Taylor Run PS also currently experiences a large number of pump starts each 

day. This condition indicates that the wetwell may be too small for existing flows, 

even though the pumps are able to manage these flows.”

Town of Warrenton – Water and Sewer System Capacity Evaluation Update 
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MH 217C

MH 217

NEW FORCE MAIN 

DISCHARGE  MH 215

MH 217A

MH 218
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 Green Building Practices

 Universal Design

 Clubhouse/Pool

 Multi-Purpose Courts

 Trails

45

PLUS $204,376 Proffer Payment to Parks & Rec
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Town Payment

County Payment

County Payment

County Payment

Per VSA:
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30% Reduction in Residential ADT

Added 18,000 VPD Capacity with 4-lane of Alwington Boulevard 

Commercial Traffic Impact – Max 5,000 – 8,000 VPD on Alwington 

Boulevard Depending on Use. SUP Required for Most High Traffic Uses. 368
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3-4.10.2 Permitted Uses (by-right) 

Any of the following uses provided that no one-business establishment exceeds 

50,000 square feet of gross floor area on the lot or on the tract. 

- Banks and other financial institutions. 

- Churches 

- Clinics (medical and dental) 

- Convenience store 

- Health and Fitness Facilities 

- Hotels and motels  [Usually > 50,000 SF]

- Lumber and building supply with no outdoor storage [Usually > 50,000 SF]

- Medical Centers and Laboratories  [Usually > 50,000 SF]

- Offices for business or professional use. [Usually > 50,000 SF]

- Personal and Business Services 

- Plumbing and electrical supply (without outdoor storage) 

- Restaurant, carryout or without drive-through facilities 

- Retail Sales, including stores and shops [Usually > 50,000 SF]

- Service stations with no outside car vehicle storage and without vehicle repair 

- Shopping centers [Usually > 50,000 SF]
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3-4.10.3. Permissible Uses (by special use permit upon approval of the Town 

Council) 

- Any use listed as permitted by right in Section 3-4.10.2 that exceeds 50,000 

square feet of gross floor area 

- Automobile sales, truck sales and service repair garages, automobile body shops, 

and tire recapping and retreading. (All vehicles must be parked on paved surfaces) 

- Car Washes 

- Car wash, Self-service 

- Commercial recreational establishments 

- Day care centers 

- Drive-through service facility of any kind 

- Lumber and building supply with undercover storage 

- Plumbing and electrical supply with undercover storage 

- Restaurant with drive-through facility 

- Theaters [indoor] 

- Wholesale establishments but not warehouses generally 
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11-3.10 Special Use Permits and Waivers

11-3.10.2 Application. 

“… the applicant shall provide all of the information, data, and studies needed to allow the 

Planning Commission and Town Council, to reach conclusive evaluations..”, which shall 

include, but not be limited to, the following:” 

4 An analysis of the impact on the Town's transportation network and the ability of adjacent 

streets and intersections to efficiently and safely move the volume of traffic generated by 

the development, along with estimates of cost and means of providing improvements 

required to service the proposed special use. 

11-3.10.3. Evaluation Criteria; Issues for Consideration 

In considering a Special Use Permit application, the following factors should be considered. 

The applicant also shall address these factors in its statement of justification: 

12. The traffic expected to be generated by the proposed use, the adequacy of access 

roads and the vehicular and pedestrian circulation elements (on and off-site) of the 

proposed use, all in relation to the public's interest in pedestrian and vehicular safety, 

efficient traffic movement and access in case of fire or catastrophe. 

13. Whether the proposed use will facilitate orderly and safe road development and 

transportation. 371
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