
 

 
 
 
 
 
 
Sent via e-mail 
 
 
March 7, 2016 
 
 
 
Ms. Adil Saltani L4-13719.00 
Development Project Manager 
7-ELEVEN, INC. 
6108 Cloud Drive 
Springfield, VA 22150 
 
 
SUBJECT: Town Revenue Analysis for a Proposed Convenience Store with Fuel Sales; 

Lovettsville, Virginia 
 
 
Dear Mr. Saltani: 
 
It is our understanding that 7-Eleven, Inc. (“7-Eleven”) is proposing to build a new and larger 
convenience store on the site of your existing store in the Town of Lovettsville, and to add a fuel 
canopy with four multi-purpose fuel dispensers that have a total of eight fueling positions. The Town 
of Lovettsville has asked 7-Eleven to submit a study that determines the estimated town tax 
revenue that would be generated by your development (“New Store with Fuel Sales”), by year over 
at least 10 years, and compare that to the revenue generated by the existing store (“Existing 
Store”). 
 
This letter report and attached exhibits describe the analysis that RCLCO has conducted, the basis 
for the inputs that we used, and the results of our analysis. 
 
 
COMPANY BACKGROUND AND QUALIFICATIONS 
 
RCLCO (Robert Charles Lesser & Co.) is the nation’s leading independent real estate advisory 
firm, providing market, financial, and impact analysis and strategic planning for a broad spectrum 
of clients. 
 
RCLCO has unsurpassed experience in market, feasibility, and fiscal and economic impact 
analysis. Our client base includes developers, builders, major investors, lenders, and government 
agencies. We have conducted numerous studies in Loudoun County, including market and fiscal 
impact analysis work for Loudoun County itself. Our advice is market-driven, analytically based, 
practical, actionable, and financially sound. 
 
 
SUMMARY OF CONCLUSIONS 
 
Exhibit 1 shows the analysis of the revenues that would be generated by the New Store with Fuel 
Sales. Exhibit 1 also shows the revenues that were generated in 2015 by the Existing Store, and 
the forecasted annual revenues the town would receive through 2026 if the Existing Store stayed 
in place with no expansion or fuel sales. 
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The key results are shown on the bottom of Exhibit 1. In 2017, RCLCO forecasts that the New 
Store with Fuel Sales would generate $21,595 in town revenues, compared with $12,659 from the 
Existing Store in 2015, or an increase of $8,936 (70.6%). Based on RCLCO’s estimate of 2.5% 
annual inflation, the forecasted 2017 revenues from the New Store with Fuel Sales would be $7,486 
(53.1%) higher than likely 2017 revenues if the Existing Store stayed in place. 
 
By 2026, the New Store with Fuel Sales would generate an estimated $14,310 (113.0%) more in 
town revenues (including inflation) than the Existing Store did in 2015. 
 
 
ANALYSIS UNDERLYING RCLCO’S CONCLUSIONS 
 
The top portion of Exhibit 1 shows the forecasted town revenues if the Existing Store stayed in 
place, with no expansion or fuel sales. The bottom portion of Exhibit 2 shows the forecasted town 
revenues assuming the New Store with Fuel Sales is open by the end of 2016. 
 
Real Estate Taxes 

Under the Existing Store scenario, we have estimated that the assessed value and real property 
taxes would increase at a 2.5% annual rate from the 2016 assessment. 
 
Exhibit 2 shows details on RCLCO’s real estate tax forecast under the New Store with Fuel Sales 
scenario. We have assumed that the land assessment as of 2016 increases with inflation, but does 
not otherwise increase as a result of the New Store with Fuel Sales. This is a conservative 
assumption, given that the land values per acre at the comparable fuel stations with convenience 
store sites shown on Exhibit 2 are much higher than we have assumed for Lovettsville.  
 
For the value of the new store and fuel pumps, we have taken into account the five comparables 
on Exhibit 2. The only recently developed comparable is a 7-Eleven store with fuel sales at 
25140 Loudoun County Parkway in Chantilly, which opened in 2015. Its building value is assessed 
at $312 per square foot, or $805,790. RCLCO concluded that a reasonable estimate of the building 
assessment for the New Store with Fuel Sales in Lovettsville would be $250 per square foot, or 
$750,000, if it were in place in 2016. This is conservative, both because it is lower than the Chantilly 
comparable and because 7-Eleven plans to spend $916,941 in building and structure costs for the 
new Lovettsville store. 
 
Business Licenses—Non-Fuel 

Under the Existing Store scenario, we have estimated that town business license revenues would 
increase at a 2.5% annual rate from the revenues in 2015. 
 
The New Store with Fuel Sales would include a more modern store that is 33% larger than the 
Existing Store, and it also would benefit from increased retail sales because of the draw of the fuel 
pumps. We have made the conservative assumption that sales (not including fuel sales) will be 
20% higher under this scenario than they would be with the Existing Store, as shown on Exhibit 1. 
 
Business Licenses on Fuel Sales Gross Receipts 

The town will not directly receive fuel tax revenues from the New Store. However, under the New 
Store with Fuel Sales scenario, there would be an increase in gross receipts based on the likely 
annual fuel sales, after subtracting state, federal, and Northern Virginia Transportation District fuel 
taxes. Exhibit 3 is based on the assumption that fuel prices per gallon by type and grade will 
increase only at the rate of inflation, which is in all likelihood conservative over the forecast period 
to 2026. The distribution among different fuel types and grades is based on information provided 
by 7-Eleven. In total, if the New Store with Fuel Sales were open in 2016, we estimate that it would 
generate $1,660,416 in annual fuel sales net of fuel taxes.  
 
This forecasted fuel sales subject to business license tax in 2016 dollars was inflated at the 
estimated 2.5% annual rate. 
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Meals Tax 

Under the Existing Store scenario, we have estimated that town meals tax revenues would increase 
at a 2.5% annual rate from the revenues in 2015. 
 
As discussed above, the New Store with Fuel Sales would include a more modern store that is 33% 
larger than the Existing Store, and it would also benefit from increased sales subject to meals tax 
because of the draw of the fuel pumps. We have made the conservative assumption that meals 
sales will be 20% higher under this scenario than they would be with the Existing Store, as shown 
on Exhibit 1. 
 
Construction Schedule 

Based on information provided by 7-Eleven, we have assumed that the store would be closed for 
one-third of 2016 for demolition and reconstruction, with resultant decreases in business license 
and meals tax revenues in 2016. 
 
 
Respectfully submitted, 
 

 
 
Leonard Bogorad 
Managing Director 
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Critical Assumptions 
 
Our conclusions are based on our analysis of the information available from our own sources and 
from the client as of the date of this report. We assume that the information is correct, complete, 
and reliable. 

We made certain assumptions about the future performance of the global, national, and local 
economy and real estate market, and on other factors similarly outside either our control or that of 
the client. We analyzed trends and the information available to us in drawing these conclusions. 
However, given the fluid and dynamic nature of the economy and real estate markets, as well as 
the uncertainty surrounding particularly the near-term future, it is critical to monitor the economy 
and markets continuously and to revisit the aforementioned conclusions periodically to ensure that 
they are reflective of changing market conditions. 

We assume that the economy and real estate markets will grow at a stable and moderate rate to 
2020 and beyond. However, stable and moderate growth patterns are historically not sustainable 
over extended periods of time, the economy is cyclical, and real estate markets are typically highly 
sensitive to business cycles. Further, it is very difficult to predict when an economic and real estate 
upturn will end.  

With the above in mind, we assume that the long-term average absorption rates and price changes 
will be as projected, realizing that most of the time performance will be either above or below said 
average rates. 

Our analysis does not consider the potential impact of future economic shocks on the national 
and/or local economy, and does not consider the potential benefits from major "booms” that may 
occur. Similarly, the analysis does not reflect the residual impact on the real estate market and the 
competitive environment of such a shock or boom. Also, it is important to note that it is difficult to 
predict changing consumer and market psychology.  

As such, we recommend the close monitoring of the economy and the marketplace, and updating 
this analysis as appropriate.  

Further, the project and investment economics should be “stress tested” to ensure that potential 
fluctuations in revenue and cost assumptions resulting from alternative scenarios regarding the 
economy and real estate market conditions will not cause failure. 

In addition, we assume that the following will occur in accordance with current expectations: 

 Economic, employment, and household growth. 

 Other forecasts of trends and demographic and economic patterns, including consumer 
confidence levels. 

 The cost of development and construction. 

 Tax laws (i.e., property and income tax rates, deductibility of mortgage interest, and so 
forth). 

 Availability and cost of capital and mortgage financing for real estate developers, owners 
and buyers.  

 Competitive projects will be developed as planned (active and future) and that a reasonable 
stream of supply offerings will satisfy real estate demand.  

 Major public works projects occur and are completed as planned. 

Should any of the above change, this analysis should be updated, with the conclusions reviewed 
accordingly (and possibly revised). 
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General Limiting Conditions 
 
Reasonable efforts have been made to ensure that the data contained in this study reflect accurate 
and timely information and are believed to be reliable. This study is based on estimates, 
assumptions, and other information developed by RCLCO from its independent research effort, 
general knowledge of the industry, and consultations with the client and its representatives. No 
responsibility is assumed for inaccuracies in reporting by the client, its agent, and representatives 
or in any other data source used in preparing or presenting this study. This report is based on 
information that to our knowledge was current as of the date of this report, and RCLCO has not 
undertaken any update of its research effort since such date. 
 
Our report may contain prospective financial information, estimates, or opinions that represent our 
view of reasonable expectations at a particular time, but such information, estimates, or opinions 
are not offered as predictions or assurances that a particular level of income or profit will be 
achieved, that particular events will occur, or that a particular price will be offered or accepted. 
Actual results achieved during the period covered by our prospective financial analysis may vary 
from those described in our report, and the variations may be material. Therefore, no warranty or 
representation is made by RCLCO that any of the projected values or results contained in this study 
will be achieved. 
 
Possession of this study does not carry with it the right of publication thereof or to use the name of 
"Robert Charles Lesser & Co." or "RCLCO" in any manner without first obtaining the prior written 
consent of RCLCO. No abstracting, excerpting, or summarization of this study may be made 
without first obtaining the prior written consent of RCLCO. This report is not to be used in 
conjunction with any public or private offering of securities or other similar purpose where it may 
be relied upon to any degree by any person other than the client without first obtaining the prior 
written consent of RCLCO. This study may not be used for any purpose other than that for which it 
is prepared or for which prior written consent has first been obtained from RCLCO. 
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Exhibit 1 

FORECASTED TOWN OF LOVETTSVILLE GENERAL FUND REVENUES FROM 7-ELEVEN
WITHOUT AND WITH NEW STORE AND FUEL CANOPY

2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 Notes

ASSUMING EXISTING STORE (NO NEW STORE OR FUEL CANOPY)

REAL ESTATE TAX

Tax Revenues $808 $865 $886 $909 $931 $955 $978 $1,003 $1,028 $1,054 $1,080 $1,107
Assessed Value $0.21 $384,800 $411,780 $422,075 $432,626 $443,442 $454,528 $465,891 $477,539 $489,477 $501,714 $514,257 $527,113

BUSINESS LICENSE 
License Revenues $3,122 $3,953 $4,052 $4,153 $4,257 $4,363 $4,472 $4,584 $4,699 $4,816 $4,937 $5,060
Gross Receipts $0.17 $1,836,471 $1,882,382 $1,929,442 $1,977,678 $2,027,120 $2,077,798 $2,129,743 $2,182,986 $2,237,561 $2,293,500 $2,350,838 $2,409,609

MEALS TAX
Tax Revenues $8,729 $8,947 $9,171 $9,400 $9,635 $9,876 $10,123 $10,376 $10,635 $10,901 $11,174 $11,453
Meals Sales 3% $290,967 $298,241 $305,697 $313,339 $321,173 $329,202 $337,432 $345,868 $354,515 $363,377 $372,462 $381,773

TOTAL TOWN REVENUES $12,659 $13,765 $14,109 $14,462 $14,823 $15,194 $15,574 $15,963 $16,362 $16,771 $17,191 $17,620

ASSUMING NEW STORE WITH FUEL SALES, OPENING END OF 2016 

REAL ESTATE TAX

Tax Revenues $808 $865 $2,153 $2,207 $2,262 $2,319 $2,377 $2,436 $2,497 $2,560 $2,624 $2,689
Assessed Value $0.21 $384,762 $411,780 $1,025,410 $1,051,045 $1,077,321 $1,104,254 $1,131,861 $1,160,157 $1,189,161 $1,218,890 $1,249,363 $1,280,597 $1,000,400 Estimated value as of 2016 (see Exhibit 2)

BUSINESS LICENSE TAX ON NON-FUEL SALES construction
License Revenues $3,122 $2,649 $4,862 $4,984 $5,108 $5,236 $5,367 $5,501 $5,639 $5,780 $5,924 $6,072 20% Increase in retail gross receipts over existing store
Gross Receipts $0.17 $1,836,471 $1,261,196 $2,315,330 $2,373,214 $2,432,544 $2,493,357 $2,555,691 $2,619,584 $2,685,073 $2,752,200 $2,821,005 $2,891,530

BUSINESS LICENSE TAX ON FUEL SALES 
License Revenues $3,574 $3,663 $3,755 $3,849 $3,945 $4,044 $4,145 $4,248 $4,355 $4,463
Fuel Gross Receipts $0.17 $1,701,926 $1,744,475 $1,788,086 $1,832,789 $1,878,608 $1,925,574 $1,973,713 $2,023,056 $2,073,632 $2,125,473 $1,660,416 Fuel gross receipts at current prices (see Exhibit 3)

MEALS TAX
Tax Revenues $8,729 $5,995 $11,005 $11,280 $11,562 $11,851 $12,148 $12,451 $12,763 $13,082 $13,409 $13,744
Meals Sales 3% $290,967 $199,821 $366,836 $376,007 $385,407 $395,042 $404,919 $415,042 $425,418 $436,053 $446,954 $458,128 20% Increase in meals sales over existing store

TOTAL TOWN REVENUES $12,659 $9,508 $21,595 $22,135 $22,688 $23,255 $23,836 $24,432 $25,043 $25,669 $26,311 $26,969

Increase from 2015 Town Revenues
Dollars $0 $8,936 $9,475 $10,029 $10,596 $11,177 $11,773 $12,384 $13,010 $13,652 $14,310
Percentage 0% 70.6% 74.9% 79.2% 83.7% 88.3% 93.0% 97.8% 102.8% 107.8% 113.0%

Increase from Town Revenues if Not Redeveloped
Dollars $0 $7,486 $7,673 $7,865 $8,061 $8,263 $8,469 $8,681 $8,898 $9,120 $9,348
Percentage 0% 53.1% 53.1% 53.1% 53.1% 53.1% 53.1% 53.1% 53.1% 53.1% 53.1%

ASSUMPTIONS
Inflation Rate 2.5%

SOURCE: Town base tax data; RCLCO

All Revenues
L4-13719.00

Printed: 3/7/2016

7-ELEVEN, INC.



 

 
 
 
 

 
 

 
 

Exhibit 2

REAL PROPERTY ASSESSMENT ESTIMATE

Address Brand
Year 
Built Acres

Gross 
Floor 
Area

2016 Land 
Assessment

2016 Building 
Assessment

2016 Total 
Taxable Value

2016 Land 
Value/Acre

2016 Building 
Value/Square 

Foot Notes

Subject Property with Redevelopment Lovettsville 7-Eleven 2016 0.9 3,000 $250,400 $750,000 $1,000,400 $278,222 $250 Estimated building and structure cost $916,940.65
change from current store 33.0%

1 E. Broad Way (Subject Property) Lovettsville 7-Eleven 1979 0.9 2,255 $250,400 $161,380 $411,780 $278,222 $72

COMPARABLES
2 Harrison St. Leesburg Liberty 1995 0.52 2,080 $652,300 $374,600 $1,026,900 $1,254,423 $180
915 Edwards Ferry Rd. Leesburg Sheetz 1999 1.1 3,800 $1,150,000 $747,860 $1,897,860 $1,045,455 $197
25140 Loudoun County Pkwy Chantilly 7-Eleven 2015 2.1 2,579 $947,500 $805,790 $1,753,290 $451,190 $312
25224 Poland Rd. Chantilly Sheetz NA 2.81 4,567 $1,762,600 $852,380 $2,614,980 $627,260 $187
700 Main St. E Purcellville 7-Eleven 1983 0.27 2,632 $254,000 $306,620 $560,620 $940,741 $116

SOURCE: Loudoun County Office of Commissioner of Revenue; RCLCO

RCLCO Estimates

Assessment
L4-13719.00

Printed: 3/7/2016
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Exhibit 3

ESTIMATED FUEL GROSS RECEIPTS (ASSUMING CURRENT FUEL PRICES)

Fuel Type

Price per 

Gallon State Federal

Northern Virginia 

Transportation 

District

Price per Gallon 

Subject to Business 

License Tax

Estimated % of 

Gallons Sold

2.1%

Regular $1.759 $0.198 $0.184 $0.097 $1.280 60%

Mid $1.999 $0.198 $0.184 $0.102 $1.515 20%

Premium $2.099 $0.198 $0.184 $0.104 $1.613 15%

Diesel $1.999 $0.233 $0.244 $0.102 $1.420 5%

Total/Weighted Average $1.870 $1.384 100%

Total Gallons Sold Annually 1,200,000

Total Annual Fuel Gross Receipts $1,660,416

SOURCE: RCLCO; Gasbuddy re current fuel prices; 7-Eleven re mix of fuel sold

Fuel Taxes

Fuel Gross Receipts

L4-13719.00

Printed: 3/7/2016

7-ELEVEN, INC.




