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Introduction
[bookmark: OLE_LINK1][bookmark: OLE_LINK2]Pine Grove Properties, L.C. and Bonaventure Realty Group are proposing a mixed use development, Breckinridge at Western Branch, at the southwest corner of Jolliff Landing Road and Portsmouth Boulevard in the Western Branch/Jolliff Middle Schools Planning Area of the City of Chesapeake. The development criteria indicated a maximum of 1,625 residential units; however, the current concept plan proposes only 1,547 units constructed between 2013 and 2026 based on site size constraints. Using the student generation rates developed by Chesapeake Public Schools, a 1,625 unit development would generate 600 students; however the proposed concept plan layout will theoretically generate only 548 additional students for the Chesapeake Public School system. Kimley-Horn has reviewed the available school capacity and enrollment data to determine historic trends and determine the most feasible way for the students to be absorbed with minimal overcrowding of the existing schools.
Historic Capacity Information
The historic school capacity and enrollment information from 2001 to the present was reviewed to identify trends. The existing K-5 school capacity has ranged from 93% of capacity in 2001 to 106% in 2010, with a maximum of 109% in 2005 and 2009. Throughout the date range analyzed the K-5 schools have been at or slightly above capacity. In 2010, Chittum Elementary was the most crowded K-5 school at 117% of capacity, Southwestern Elementary was at 108% of capacity, Western Branch Intermediate was at 107%, and Western Branch Primary was the only school with additional capacity at 95%.
Jolliff Middle School was opened in 2000. This more than doubled the available 6-8 grade capacity from 1,100 to 2,325 students. Since 2001 the existing middle schools have increased from 68% of capacity in 2001 to 69% in 2010, with a maximum of 74% in 2004 and 2005. In 2010, Jolliff Middle was at 56% capacity and Western Branch Middle was at 83%.
Western Branch High School Modernization was completed in 2010. This modernization included an expansion which provided capacity for an additional 700 students. Western Branch High School was at 132% capacity in 2009; however it decreased to 92% capacity based on the expansion.
Historic Enrollment Changes
Enrollment at all three levels has decreased slightly over the last few years. The K-5 enrollment peaked in 2007 with 2,826 students and decreased to 2,657 students in 2010. This is a decrease of 56 students per year. The 6-8 grade enrollment peaked in 2004 with 1,738 students, and decreased to only 1,593 students in 2010. Although, the 2010 enrollment was an increase of 41 students over the 2009 enrollment, the overall trend has been a decrease of approximately 24 students per year. The High School enrollment peaked at 2,276 in 2007 and decreased to 2,206 in 2010. This is a decrease of 23 students per year. These decreases are significantly greater than the decreases proposed in the CIP to estimate school growth. If this rate of decrease continues the capacity concerns for the schools will be reduced.
Proposed Growth per CIP
The School Board’s Proposed Capital Improvement Plan (CIP) for 2011-2021 was published November 29, 2010. This plan included relevant information including anticipated growth rates within the Western Branch/Jolliff Middle Schools Planning Area as well as information about planned improvements to include an addition/renovation at Chittum Elementary School to be completed for the 2015 school year. It is our understanding that the addition would provide approximately 25,000-30,000 square feet of building space to include additional classrooms and an attached gymnasium. 
The 2011-2021 CIP also provides projected enrollment change rates for the Planning Area. Per the CIP from 2011-2021 the Planning Area will add 20 elementary students, add 40 middle school students and lose 70 high school students. For our analysis it will be assumed that this growth is spread evenly throughout the schools in the Planning Area. 
Proposed Breckinridge Development
The proposed Breckinridge Development includes 1,547 units constructed between 2013 and 2026. The proposed development includes 177 single family homes, 249 detached condos, 213 townhouses, 308 multi-family condominiums, and 600 apartments. These units will be built over a period of 13 years. Specific annual limits will be provided as part of the site proffers. An approximate division of units throughout the 13 years is used to develop the attached generation information.

Using the generation rates provided in the CIP, the development will generate 548 students. It is our understanding that these generation rates are developed by counting the total number of students in the City and dividing by the existing unit types. Since this method includes all apartments, we believe the actual generation rates from the apartments at Breckinridge will be lower, since mainly one and two bedroom units are proposed. 
To support a revised apartment generation rate, three other apartment complexes were reviewed. The Cascades Apartments in Virginia Beach are new construction, Cedar Grove in Charleston, SC is less than 10 years old, and St. Croix in Virginia Beach is about 20 years old. Based on resident survey information the three complexes reported the following number of school age children.
Comparative Apartment Information
	
	Number of School Children Generated per Unit

	
	1 bedroom
	2 bedroom
	3 bedroom

	The Cascades
	0.05
	0.20
	0.68

	Cedar Grove
	0.02
	0.26
	0.45

	St. Croix
	0.00
	0.25
	N/A

	Average
	.023
	.237
	.565



The proposed apartments at Breckinridge are planned to be 40% one bedroom, 50% two bedroom, and 10% three bedroom. Averaging the rates from the three complexes above produces a weighted rate of 0.18 school age students per unit. Based on this information we proposed a revised apartment generation rate of 0.20 students per unit. Based on this revised analyst rate, the total number of students generated is 458 students. Both the City rate and this revised analyst rate are included on the attached graphs.
Growth Analysis
To estimate the proposed growth through full build-out of the development, three scenarios were evaluated. The first scenario illustrated the proposed growth without Breckinridge. The second scenario used the CIP-specific generation rates. The third scenario used the revised analyst generation rates.
Based on the site location, students from the Breckinridge Development will attend Chittum Elementary School, Jolliff Middle School, and Western Branch High School. Using the growth rates from the CIP and the Breckinridge generation rates, previously discussed, the estimated capacity in 2027 for the three scenarios would be as summarized in the table below.
Proposed Capacity in 2027
	
	Chittum ES
	Jolliff MS
	Western Branch HS

	Without Breckinridge
	119%
	59%
	87%

	City Model With Breckinridge
	158%
	69%
	95%

	Analyst Model With Breckinridge
	152%
	68%
	94%


Accommodation Alternatives
As shown above, even without the proposed growth from Breckinridge, Chittum Elementary School will be overcapacity by 2027. With the additional students from Breckinridge, this problem is exacerbated. Based on recent trends, it appears that enrollment is decreasing at a greater rate than identified in the CIP. If declining enrollment trends continue, additional capacity in the schools may become available. However, to address over-capacity issues based on the information in the CIP, three alternatives are suggested.
Alternative One – Redistrict at the Elementary School Level
Per the 2010 enrollment data provided in the CIP, Western Branch Primary is at 95% capacity, Western Branch Intermediate is at 107%, Southwestern Elementary is at 108%, and Chittum Elementary is at 117%. Although the site location is currently located within the Chittum Elementary district, we propose redistricting the Breckinridge development students to attend Western Branch Primary and Intermediate, since these two elementary schools have the most available capacity. With this alternative the capacity would be reduced to more reasonable levels as shown below.
Proposed Capacity in 2027 with Redistricting
	
	WB Prim
	WB Inter
	Jolliff MS
	WBHS

	Without Breckinridge
	95%
	108%
	59%
	87%

	City Model With Breckinridge
	113%
	124%
	69%
	95%

	Analyst Model With Breckinridge
	110%
	121%
	68%
	94%


Alternative Two – Utilize Chittum Elementary School Expansion
As stated above, the School Board CIP includes an addition/renovation for Chittum Elementary School to provide an additional 25,000-30,000 square feet of building space. This will include a gymnasium and additional classrooms. Assuming 150 square feet per student, this expansion can accommodate approximately 167-200 students. With this addition, accounting for the Breckinridge Development using the revised apartment generation rates would reduce the excess capacity of the school to 114%. The actual added student capacity provided by the expansion is approximate and would vary based on programmatic requirements.


Alternative Three – Redefine Middle School Attendance Limits
The two middle schools in the Planning Area are calculated to be under capacity by 560 students. It may be possible to accommodate the additional students by redefining one of the middle schools as a “junior high” to serve a combination of grades 4-6. This would allow the school district to utilize some of the excess classroom space at the middle school level to accommodate the excess elementary school students.
Summary
The Breckinridge Development will impact the Western Branch/Jolliff Middle Schools Planning Area by increasing the anticipated students. The residential units in the proposed development will be subject to annual maximum limits developed with the site proffers. This will mitigate the proposed impacts by increasing the school enrollment gradually.
Based on the 2010 Chesapeake Public Schools Capital Improvement Plan, while the middle and high schools within the Planning Area can accommodate the additional anticipated students, the elementary schools within the Planning Area of the proposed development are already over capacity and the proposed development will exacerbate this problem. We believe that a revised student generation rates for apartments is warranted for this project; however, even with a reduced generation rate, the proposed development still causes an excess capacity within the elementary schools by 2026, the proposed year for full build out.  Therefore we are suggesting three alternatives as described above to provide additional capacity or reevaluate the use of the current capacity at other schools. 
The three options presented above to accommodate these additional students are merely suggestions based on the limited public information available in the Capital Improvement Plan. Once Chesapeake Public Schools have had the ability to review the analysis provided in this report we look forward to further discussion to identify the best way to absorb the additional students generated. We hope that a reasonable solution can be found to accommodate the students of the Breckinridge Development.
