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Vision Statement:

Johnston County is a diverse county, and should not be allowed to develop as one
giant neighborhood called the “Town of Johnston”. Johnston has low-density areas that
are rural in nature, and also has ten municipalities that are growing quickly from west to
east. Both rural and urban areas have excellent quality of life, depending on the “eye of
the beholder,” and we should maintain that diversity and choice for our citizens. Rural
areas should remain rural with low density housing to protect agriculture, wildlife, rivers
and streams, as well as the living style of the longstanding citizens of the county.
Municipalities should be encouraged to grow, in an organized and “smart” fashion, and to
provide higher density housing, diverse shopping opportunities, entertainment and
recreation.

Growth should be planned, encouraged, and managed for the benefit of all
residents, and should never overwhelm our ability to provide necessary services to our
citizens such as schools, roads, water, sewer, solid waste disposal, and recreation. The
GMC also feels that a lack of response to the present growth issues in unacceptable, and
would be irresponsible.



Background:

The Growth Management Committee (GMC) has met for several months on a
biweekly basis and has had extensive discussions of the pros and cons of growth, as it
presently exists, in the county. It is the collective conclusion of the GMC that growth is
better than no growth. We are fortunate to have so many people desirous of moving to
our county, when parts of eastern North Carolina are struggling. We have looked at
many of the issues confronting our county’s citizens due to the rapid growth we are

experiencing; our present growth rate ranks number one in a review of all the State’s 100
counties.

An argument can be made that many of our growth- related challenges can be solved
with money, but the source of these funds is the more difficult issue. The Johnston
County Board of Education recently released its Facilities Plan 2013, indicating a need
over the next six years for $234.5 million, which would put the County’s principal and
interest payments on any new bond at close to $1 billion dollars, when combined with
previous school bond obligations. The Johnston County Community College has also
just released a study indicating a need for $70 million for facilities over the next five
years. The recent recreation committee report expresses a ten-year need for $33 million to
provide adequate recreational activities for our citizens. Funding from NCDOT for major
roadway improvement projects, including those in the TIP (Transportation Improvement
Plan), is becoming more scarce and uncertain. The State took over road building and
maintenance duties from the counties more than thirty years ago. Johnston does not have
a revenue source or a governmental department to take back from the State this costly
necessity. In short, our financial and infrastructure needs related to growth are great.

With the continued growth of Raleigh and Wake County there is also an urgent need
to find adequate water supplies for our future. That search is in progress and has been
ongoing for several years. The state sewer treatment and discharge regulations have
become more costly and burdensome in the recent past, with no alleviation in sight.
When the Johnston County landfill was expanded several years back, it was estimated
that the County had approximately 70 years of service life left at that site. With the
increased rate of growth, the capacity is being used more quickly than projected, and in
the future an additional landfill site will have to be located.

The Johnston County Commissioners and County Planning Board recently received a
report from a consulting firm in Cary, North Carolina which addressed many of the issues
noted above, and the report made certain recommendations to County leaders related to

growth management, which the GMC also considered. A copy of this report is also
attached.

Finally, the GMC looked at projections of future population in the County, and
attempted to determine a realistic number of people that Johnston County could hope to
provide a good quality of life. The GMC has attached charts produced for the committee,
which predict that even if there is a strict adherence to the GMC’s recommendations,
Johnston County could obtain a population of 750,000, which is five times our present
population of approximately 150,000.



Conclusions:

It is the conclusion of the GMC that growth is better than no growth, and ignoring
growth issues would be irresponsible. Managed or “smart” growth is our best choice.
The GMC concluded that there was a need for a change in the unrestrained way that our
county is developing, and there also must be a change in the sharing of the cost of
development. The development community is encouraged to be forthcoming with
solutions to infrastructure and facilities short falls, and to not just expect government and
the tax paying citizens to blindly absorb and fund these short falls. The GMC has
concluded and supports the premise that higher density growth is preferable in or around
our towns where infrastructure is already in place, or where infrastructure may be more
efficiently built. This premise will also drastically reduce and/or prevent what is known
as “sprawl.” The committee feels that its recommendation will encourage better quality
of life for the citizens of this county.

Committee Recommendation:

The GMC is unanimously recommending that all land presently zoned to permit
residential dwellings has a use as of right to be developed at an average density of one
dwelling per two acres of useable land. There should be two (2) choices for individuals
who wish to go through the “subdivision process”. The committee feels these choices
will be help Johnston retain its rural character, and will also provide options for
landowners that appreciate rural landscapes.

The first classification, known as a “standard subdivision,” will allow a developer as
a matter of right, to have a density (not to be confused with “lot size”), of one house per
two acres. In other words, if the tract of land is 100 acres, the individual could build a
maximum of 50 houses on that tract. Due to the type and quality of soils, and other
factors as may relate to septic systems, it may be possible for these 50 homes to be placed
on 50 of the 100 acres. That would leave, in this example, 50 acres that could still be
farmed, planted with trees, etc., but could not be used for the construction of additional
homes. It is the opinion of the GMC that the “standard subdivision” choice would also
ensure that open land is available for school sites, parks or future development in the
years ahead.

As a second choice, known as a “SUP subdivision, ”” where a developer wishes to
increase the density of the project over the use by right density noted above, an
application would need to be made for a special use permit (SUP), which application
would bring into consideration the five critical short falls facing the county today. The
Developer would be required to examine the impact of the proposed SUP subdivision on
the 5 areas, and propose appropriate responses and contributions by the developer to
these areas. It is anticipated that each SUP application would initially be reviewed by a
technical review committee (TRC) that would determine the sufficiency of the
developer’s responses, with the goal that all developers be treated fairly and equally in
the process. It is hoped that this initial review will allow for frank communication



between the developer and the TRC, with the hope that all impacts of the proposed _
subdivision are addressed before the application is considered by the Planning Board. L4

After TRC review, the SUP subdivision will then be considered by the Johnston
County Planning Board at a regularly scheduled meeting, and an examination will be
made of the impact of the subdivision on the surrounding areas and resources, and the
adequacy of the developer’s responses. The Planning Board will be required to make
“Findings of Fact” for each proposed SUP subdivision that address these issues, namely
1) community compatibility; 2) traffic impact and road conditions; 3) school capacity
and planned capacity; 4) recreation and other amenities; and 5) public utilities. It is
also anticipated that these 5 areas will be examined, but these items are a starting point,
and not meant to be an exhaustive list, as other factors may come into play with
individual subdivisions. The GMC is encouraging the use of development contracts,
which are permitted by the Legislature and have been adopted by the County, to remedy
short falls exacerbated by SUP subdivisions.

The GMC realizes that the SUP process will not be a total cure for our present
challenges, but will at least be a framework to identify short falls, as well as available
remedies. Other measures that could be initiated to assist the County to live within its
means or increase its revenues are:

1. The “cap on permit” ordinance of 2000 that was designed to only build as
many homes as the county could finance school capacity for the children they J
produced.

2. Impact fees, land transfer fees and an increase in ad valorem property tax are
also available as measures to increase revenues.

3. Adoption of a four-year revaluation schedule (rather than the present 8 year
schedule) would put more of the burden on the fast growing areas of the county
where growth is impacting our schools, roads, and recreation.

4. A local bill allowing Johnston County to use the “Welcome Stranger” method
of property valuation as used in Florida and California, which puts a home on the
tax books at what the purchaser paid for the home, and not what the schedule of
values were at the last revaluation.

5. Multi-track year round schools could arguably increase the capacity of our
existing schools and school buses by as much as 33%, and slow the need for
future school construction.

It is respectfully requested that the Johnston County Board of Commissioners receive this
report, and request that the Johnston County Planning Board place the item on an agenda
for discussion, invite stakeholders in the developmental process to give their input, and
then make a recommendation to the Board of Commissioners in regard to the report, and
the issues and suggestions contained therein.



Johnston Co. Subdivision Process

A) Developer buys or owns land and he wants to develop it into a residential subdivision.

He has a choice to make:
1) Higher than two acre density

2) Two acre or lower density

B) If two acre or lower density is chosen he has basically three options:
1) Actual two acre lots
2) Two acre average, %, 1, 2, 3, 4, etc acre lots of any combination

3) Cluster with a homestead, cluster % or 1 acre lots with the balance left
in a large tract for farming or timber, etc. Still averages two acre

density for entire tract.

C) With two acre or lower density there is no open space requirement, this is a use by
right.

D) If developer chooses a higher than two acre densities a special use permit (SUP) is

required.

E) Now a meeting should be held with county staff to determine the correct density to

request.

1) Is public water available?
2) Is sewer available?
3) What are the road conditions?
a) Physical condition.
b) Traffic count.
¢) Current TIA (traffic impact analysis)
4) What are the school conditions?

a) Is there current capacity?



b) Is there planned capacity in the county’s CIP (capital
improvement plan)

¢) Is there space for mobile classrooms at local school and will the
BOE ( Board of Education) accept them?

d) Is there an already purchased school site for the CIP or is one
needed?

5) What is the community like?
a) Already high density?
b) Low density?
¢) Very rural?
d) MTZ (municipal transition zone)?
e) What are the amenities in the area?
1) Fire/rescue
2) Shopping
3) Recreation
F) Once these questions are answered, then:
1) Can short falls be remedied?
a) How?
b) Timeline for doing so.
2) If short fall can not be remedied?

a) Is there an alternate means of mitigation? Maybe a school site
for the future.

b) Is there a density lower than the one proposed that will not
trigger the short fall?



Process for High Density Subdivision SUP

A) Developer meets with planning staff to collect information.
B) Developer submits plans and schedules a TRC (technical review committee) meeting.

TRC members:

1) Planning

2) Inspections

3) Environmental Health

4) Infrastructure, Engineering and public utilities

5) JC Schools

6) DOT or county traffic consultant

7) EMS

8) Others (Town representative, Economic development, Agriculture
committee)

C) TRC identifies short falls and suggests remedies.
D) Developer remedies short falls.

E) Developer submits plans with all short falls remedied with documentation and timeline
for doing so.

F) TRC reviews the submittal and makes recommendation to the planning board.

G) Planning board hears case during subdivision section of their monthly meeting.

H) If all things are in order and all short falls remedied then the SUP is granted. If not,
the case is tabled until the developer remedies short falls and requests a new

hearing,

I) If case is heard two times and there are still unanswered short falls this land parcel
shall not come before the planning board again for twelve months.



DemographicsNow
/ A Product of :ﬁ',SI{()
& Date: 01/18/06

Current Geography Selection: (1 Selected) Counties: Johnston County

Demographic Detail Summary Report

Population Demographics

1990 2000
Census Census
sl 81,300 121,965
Population
Population
Density 102.2 15338
(Pop/Sq Mi)
Total
Households HL:964 46,535
Population
by Gender:
\‘ Male 39,253 48.3% 60,594 49.7%
Female 42,047 51.7% 61,371 50.3%

Population by Race/Ethnicity

3 80,038 98.5% 112,525 92.3%
or Latino

2005
Estimate

146,138

183.7

53,586

73,166 50.1%
72,972 49.9%

131,162 89.8%

Percent

Change
2010 1990 2005

Projection 0 kg
) 2000 2010
168,989 50.0% 15.6%
212.4 50.0% 15.6%
60,207 47.6% 12.4%

85,060 50.3% 54.4% 16.3%
83,929 49.7% 46.0% 15.0%

Percent
Change
1990 2000 2005 2010 ARSD 2005
Census Census Estimate Projection to to
J 2000 2010
White 65,767 80.9% 95,237 78.1% 113,102 77.4% 129,824 76.8% 44.8% 14.8%
Black 14,389 17.7% 19,090 15.7% 22,605 15.5% 25,874 15.3% 32.7% 14.5%
American
i{;‘gi’; . 178 0.2% 494 0.4% 579 0.4% 655 0.4% 177.5% 13.1%
Native
Asian 159 0.2% 411 0.3% 523 0.4% 628 0.4% 158.5% 20.1%
f{gg‘f Other 807 1.0% 5,530 4.5% 7,654 5.2% 9,963 5.9% 585.3% 30.2%
Twe.or More 1,203 1.0% 1,675 1.2% 2,045 1.2% 22.1%
Races
W\ Hispanic 0 o
2 1,262 1.6% 9,440 7.7% 14,976 10.3% 20,091 11.9% 648.0% 34.2%
Ethnicity
Not Hispanic

148,898 88.1% 40.6% 13.5%
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Johnston County Schools

(Out-of-Capacity Worksheet)
Capacrbes 20-day Projected 20-day ADM
‘ 200606 | 200607 | 2007-08 | 200809 | 200606 | 200607 | 200708 | 200809 | 2009-10 [ 2010-11 | 201112 | 201213 | 201314 [ 201416 | 201516
Elementary Schools
West Clayton Elem (K-5) | s00 200 900
Cooper Elem (K-5) 500 500 500
East Clayton Elem (K-5) 740 740 740
Riverwood Elem (K-5) 584 684 684
River Dell Elem (K-5) 684 684 684
Glendaie Kenty Elem (K-5) 550 550 550
Micro-Pine Levei Elem (K-5) 450 450 450
Princeton Elem (K-12) [[1100 1100 1100
Corinth Holder (K-8) 550 550 550
Seima Elem (K-4) 850 850 850
South Smithfield Prim/Elem (K-5) 500 500 700
West Smithfield Elem (K-5) 684 684 684
Wilsons Mifls Elem (K-5) 625 625 625
Meadow (K-8) 550 550 750 750
Four Oaks Elem (K-5) 1200 1200 1200 1200
Benson Elem (K-4) 684 684 684 684
Clevetand Elem (K-5 in 2006)
Dixon Road Elem (K-5)
McGees Crossroads Elem (K-5)
Polenta Elem (K-5)
West View Elem (K-5)
Totals
/ iddie Schoois
i "JWM (6-8)
Riverwood Mid (6-8)

Northwest Mid (6-8)
North Johnston Mid (6-8)
Seima M (5-8)
Smithfield Mid (5-8)

Four Oaks Mid (6-8)
Benson Mid (5-8)

South Campus Mid (6-8)
Cleveiand Mid (6-8 in 2006}
McGees Crossroads Mid (6-8)

Totals

High Schools

Ciayton High (9-12)

North Johnston High (9-12)

Smithfieid-Seima High (9-12)
South Johnston High (9-12)

West Johnston High (9-12)

Widdie College High (9-12)
South Campus High (9-12)

Totals

System Total

_Mz;m



Developable Land in Johnston County

mmmmtnmmmhmwmmmﬂuﬁhﬁuﬂo&n mm-m
as tax parcels. that are sither vacant (as defined by tha tax depariment) or greater than 10 acres. The parcels thal ars within the city
limits or E T were nol considerad for Lhis analysis (wih the exception of Wilson's Mills). {

Once the cily limits and ETJ {vath exception of Wilson's Mills) wers removed, the Lotal land in the County amounted fo 434.276 75 acres.

The liable below shows. ihe devslopable acreage based on the original data from the lax depariment. and then shows the acreage resuling
mlumdmmlu—n—n—mﬁwwA

The table below shows the the developable acreage only with the Municipal Transition Districts (MTD) with the remaval of city mits/ETJs
{with the exception of Witson's. Mills)

The total amount of land in the Emironmental Sensitive Overlay Drstrict fs 80,395 83 acres

Legend

—— Streets

2004 Flood Zones

Environmental Sensitive Overlay Districts
City Limits (Exception of Wilson's Mills)
B Approved Subdivisions

B ETJ
] Municipal Transition Districts (MTD)
|‘_:— Tax Parcels
lj Developable Land (Vacant or > 10 acres) 1 inch equals 6,900 feet
e e epreseren o "
This g v create o OTOND8 by
PO Bax 1373
Sminheid, NC 27577
19 966153 »
e




- Population Build-out (outside MTD)

Scenario Acres Density # of Homes PPH Population
County with all soils 298,698 1.5 per acre 448,047 2.39 1,070,832
County minus bad soils 175,299 1.5 per acre 262,948 2.39 628,446
County with all soils 298,698 1 per 2 acres 149,349 2.39 356,944
County minus bad soils 175,299 1 per 2 acres 87,649 2.39 209,482
Population Build-out (outside MTD)
1,200,000
1,000,000
800,000 f
Population 600,000
400,000 H 1.5 Density
200,000 H 1 per 2 Acre Density
0
County with all soils County minus bad
soils
Scenario(s)

v

Population Build-out w/in MTD

Scenario Acres Density # of Homes PPH
Municipal Transition District 51,295 2.5 per acre 128,237 239
Municipal Transition District 51,295 4 per acre 205,180 2.39
Municipal Transition District 51,295 15 per acre 769,425 2.39
Population Build-out (w/in MTD)
2,000,000 ¢
1,500,000 £
Population 1,000,000
500,000 [mMTD with Sewer |

0

2.5pre 4peracre 15 per
acre acre

Density Scenario(s)

Population
306,487
490,380

1,838,925



Johnston County Residential Development
Approvals Still Valid But Not Yet Recorded

, o As of August 31, 2006
b egen

- Proposed Subdivisions

Municipal Planning Jurisdictions

[_—_| Municipal Transition Districts
=== Clayton_Bypass

k Disclaimer:
Johnston County Planning Department . Johnston County assumes no legal responsibility
September 9, 2006 i for the information represented here.

~There are 16,291 residential lots approved in Johnston County that have not been

\éveloped at this time. This would provide the potential for over 40,700 new
residents. These numbers do not include development approvals within municipal
jurisdictions.




Cleveland Area
Residential Development

ba_egend

- Proposed Subdivisions
- Municipal Planning Jurisdictions

[ | us70Bypass
N
W E
S 1 mEn
S
=
Y/
2
s .
| ; )
5,692 lots/units proposed as shown on this map. 7
Note: These developments include all types of
residential units including townhomes, apartments,
and singlefamily.
VZ lots/units is equivalant to approximately
,230 potential new residents. N
Disclaimer:
: Johns outy assufnes gal r ility
Johnston County Planning Department for the informatiqn ente
#\ugust 3, 2006 : :
e il ey g e i rdl '}




]o#NSTON &oum'fj
LAND uUSE PLANNING GUIDANCE

October.2004
;;refa,ru{ far. The Johnston County Planning and Zoning Department

The Louis Berger Group, Inc

¥
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“Johnston County Land Use Planning Guidance”

This policy guide is solely meant to recommend pofential land development policies
and offer suggestions and guidance based on current land use policies that relate to
infrastructure, land use, transportation, and aesthetics/community character. The
final recommendations are bulleted below, and none will be immediate ordinance
changes or requirements. At the boards’ request, staff can revise and amend the
Land Development Code and/or Design Manual to reflect any recommendations of
the Policy Guide.

Final Recommendations of Policy Guide:

¢ Amenities-in-lieu

e Reverse frontage lots would require an earthen berm or wall to buffer from
roads

¢ Requiring stub-outs for all major and minor subdivisions

e Stricter guidelines for Auto Salvage related Special Uses

e Modify more stringent language prohibiting incompatible uses OR expand
design manual to mitigate the effects incompatible land uses

e Consider requiring developments to reserve rights-of-way for roads,
greenways, parks, schools, etc.

Additional Recommendations include:
e Develop Comprehensive Land Use Plan
e Street connectivity plans
e Buffering and Visual/Acoustic Screening
e Incorporate School Facility Planning with Land Use Planning
¢ Establish Impact Fees and Other Funding Remedies for schools
e Focus development in Towns and Nodes
e Open Space/ Recreation Plan



900Z ‘4390120

INIWLAV4IQ ONINOZ ANV ONINNV1d
ALNNOD NOLISNHO[ 3H] ‘A8 Q3¥VvdIdd

VNITO¥VD HLI¥ON
ALNNOD NOILISNHOT

PCYS 686616 X4
09057686616 -@U0OYd

£LSLT "DON "PlRYYHWS

193ljS |SXIDW '3 60€
juswppdaq bujuoz pup Bujuunid
Ajuno? uojsuyor

Uimolb [ouoyippo

SJDPOWWIODID O} 3IgP Jsaq

210 JDY} SDBID Oul juswdojeAsp

mau apinb djay o} dow asn pup)
aAisuayaidwo p padojeaa =

S9SN PUD| SWOS JOJ SPIOPUDS
Buiusaios [onsiA pajdopy =

sjuswdojeAap mau Aupu
Joj Buypiwiad asn |pioads ainbay =

sabupyoiajul
puUNOID juswdoPAsp mau
apInb joyj saioljod ao0|d ojul jnd =

(IONVHD) IOVNVYW Ol

INOQ AINNO D NOLISNHO[ SYH IVHM

"SISO UOISIDBP PUD SUSZIID

Ino Joj sanss| Buwunoal so paziubooal
aIp Aj1opdpD uolppodsupny

pup ‘ainjonysour oygnd ‘Buiououly
jooyos yjim dn Buidaay ‘sioak

Gl §soj @y} ul uoypindod s,AjunoD
uojsuyor jo asu pidos ayj ssaidxa

0} P3SN Ud}JO SWLID) 31D D)0y Y}MOIS)
Jseyso4,, ** .dntoys,, ** ,oAsoldx3,,

5002

(000°1) eidoad

3av23Q 1SV7 IHL NI §3




‘SjusAa Bulpiods 0} S|IPAISS) AIUNWWOD
woi4 "ajdoad Ajpusly pup siaydsoulyp pPaxp|al D--UoWUIOD
ul sBuIy} AUDW SADY AJUNOD) UOJSUYOT JO SSIIUNULLOD ayl,,

PPUD |DINI JO ADUD |N4I0j0D D AQ PajusWS|dWOD saousLadxa pup
soap! ‘spunos ‘siybis enbjun jo adoosopiajoy o st AJuno uoysuyor

900Z ‘a1~ 3m AunoDd uojsuyor-

. "9INYIND puL V.E UMOJ-[|oWs

"Juswdojeasp ajoaud

9|0POWIWO22D 0} sainyipuadxs oygnd
auNiny ZILILILL dIBY [IIM SIYL “llom SO siayng
wioalys puo ‘saiin agnd ‘spooyos ‘syod
'shkomueeib Jnq spooi o} uppad isnl jou
PINom sjuawiaiinbal ssay “sjuswidopasp
Mau ul Aom-jo-sjybu aaIesal 0} |as aq piNom
$8oUDUIPIO juawdoleAsp Ul sjuswWalNbay
INIWJOTIAIA MIN 3OS
AVM-10-SIHOIY¥ ¥O4 NOISIAO¥d I1VNDIAY
"Ajuuixoid 850j0 uyym oq

0} sesn pup| Aojuswdwod yuuad |is pup
“JOIUOD [INYIND juaAaid ‘SLIBDUOD Ajayos
82npal pinom sabubyo ay| sasn puo)
s|jquoduiodul jusaaid pinom [Pnubw ubisep
PUD s82UDUIPIO [PAIDIUNW O} SUOHDIYPOW
$ANSSI ADNIDVIAVv IsN 1vID3dS TYNINID
"SINJIDJ JO JUBAS B} Ul SLUBJSAS By

JO 82uDUBUIDW IO} sEDUINSSD Bulpiacid
OUM SD [[om SO ‘spusuodwiod dldas

10} Jos 8Q PINOM SUOIDUISEY “JUBLUDS.
8jis-j0 paroiddp Aup 1oy Aouaoplpo
aunbal 0} pasu PINOM SUOISIAIPGNS

Jolow pup ‘abomas Jo jJusiluyoal

BJis-JJO MOJID JOU PINOYS SUOISIAIPGNS JOUIW
SW3LSAS DI1d3S 31IS-440 ILVAIN

‘selpadoud
[OYUSPISaI JBYIO PUD ‘SJUSPISaI ‘SBDIAISS
AdusbBiswae 1o} 559200 ajpwIs|D apircid

PINOM sj@als ainyny asay] sjuswudojeasp
M3 |0 IO} PBISPISUOD 3q [IIM ‘SPIOPUD)S
1OQDN UM 82UDPIODID Ul ‘${981JS JNO-0NyS

S133¥1S INO-4nLS

"SWIDaYS PUD SI00Ys wioy Buioods wnuwiuiu
SO [|oM SD SUOIOUYSBI BSI0U 8Q PINOM papnjoul
Osly 'ssauisng }onNpuo2 o} Buipjing suolpiedo

[o)uad o Buuinbal pup siayng Buiuaaios
By} aspaioul o} sesodo.d AJunoD) uoysuyor
‘s9sn asay} Jo soupipaddp ayy aaoidwi o)

ISN 1vI03dS

404 SI1S3NOIY QILVIIY-IDOVAIVS/OINY

183.g coupy

(IR S E]
'$§0| abojuol as1aAal Jo) palinbal
a4 |IM suaq Jo/puD ‘uolpiabaa ‘sjom

plios Buipnioul sjuswainbai Buidoospuo
S1017 IDOVINOYL IS¥IAIY

‘Pasn aq upD

ABU} USYM pUD MOY O} SO PaINIDNIS 8Q M
juswdojeasp mau uo paopid sjuswainbal
Jay}0 Jo @2o|d Ul sIUBLUD JO SIBIO

"$IND20 juswdojeAsp

Jo seBupyo Buiuoz Aup 2109q UOHDISPISUOD
Ojul USXD} 8 |Im ‘sayodiDiunuu [020] AQ

Yoj jas supjd ainyny o |om so ‘suoid ADMPDO)
juaund ‘pamssaid aq |m spaio juswidoeasp
swud Ul $3INJD3} IDINIDU PUD ‘IDINND ‘DUOJSIH
$3ID110d HIMOYD 1V¥INID

"SIN220 juswdoasp

Jo sebuoyo Buiuoz Aub aiojeq UoYDISPISUOD
Ojul uaxD} 3q JIm ‘salRdIDIUNW J020] Ag

Yoy jos suoid aininy so flam so ‘suojd ADMpoO!
juaun) ‘paasesaid aq |m soalp juswidoasp
awud Ul saINjD8} [DINYDU PUD ‘IOINEND ‘DUOJSIH
$3121710d HIMOY¥9 1V¥INID

‘painbal aq pjnom sisuoISSILLLLIO?) AJUNOD)

10 pi0Og 8y} AQ uoyop Jusnbasgns o ‘ssolod

958y} JO AuD juswiaidul O] "900Z, 12go20

Ul AJUnoD Uojsuyor AQ pasiopus aiam inq ‘JoA
20p(d Ul jou a1 sabupyo Adlod Bumoyjoy ay|

‘saoljod Bulsixa

0} s8bupyD pIoMIOHYBIDIS Yiim palpaLus)

8Q PINO2 Joy} asoy} Ajyuspl puo sanss

Buysixe ayj ypnp o} wuly BuyNsuod ajoAud D
PUD JJois Jdy} woy digy Jybnos sIsuoIssILLLIOD
AJuno? Jo pioog pup ‘pioog Buuuoiy
‘(.Juswippdeq Buiuuoyy,,) juswippdaq

Buuoz puo Buiuuoild Auno?) uojsuyor ay)

"aBunyD sy} Jo yonw pajonayjo

SADY JOY} SUOKIPUOD Buial S|QoPIOHD PUD
‘aINYIND I ‘820d 8j)| S} PBIOAD) SADMID
SADY sjuspIsal S, AJUNOD UOJSULOS :2WIODOM
Apus a1em sebupyo asayj Jo |ID JON "ol
PUD juawioius jooys ‘seyunuoddo qol
‘uoypindod ui sajoi ymoib ybiy pesusuadxe
AJUN0D uojsuyor ‘AINjuad sy} JO Joy Jsiy

3} PUD 5,066 SU JO SI0BA jouy By} Bun 7

SNOM ANV HATTOL DV Id YA LIAG V
AINNOD NOISNHO[ TIVIN OL SHIDITOd LHOIH



Strategic Plan

For Open Space Protection
In Johnston County

prepared by

Open Space Protection Work Group
Don W. Stephenson, Project Director

prepared For
Johnston County Board of Commissioners

Movember, 2001




ACKNOWLEDGEMENTS

The citizens who composed the Open Space Protection Work Group brought
expertise, concern, dedication and hard work to each and every meeting and their

Dr. Howard Paris, James Sprunt Community College, served as Facilitator for the project,
presided over tHe meetings of the Work Group and ensured an orderly process from
beginning to end. Ms. Sue Canaday, Secretary for the Work Group, was most diligent in

taking minutes, getting mailings out on time and assisting with meeting preparations.



Strategic Plan for Open Space Protection
In
Johnston County, North Caroling

Executive Summary

Introduction

Open space protection is recognized around the nation as one of the most
Important issues facing local and state governments. In the 2000 election, 257 open
Space measures appeared on ballols in every region of the nation and 201 (78.2%) were
successful (Myers and Puentes, 2001). These measures tapped into bond, tax, lottery and
appropriation revenue sources. Within the Tnangle Region, Wake County approved a
515 million open space bond, the Town of Cary has raised more than $172.5 million in
revenues for open space protection through special use taxes and the Counties of Durham
and Orange have well financed Open space programs in place.

Recognizing the importance of the local open space issue, the Johnston County
Board of Commissioners through zoning, storm water management and an inventory of
natural areas have taken Important steps in Open space protection. Further recognizing
the need for further planning, the Board contracted with Johnston Community College in
July, 2000, to prepare a strategic plan to protect natural areas, historic and cultural

resources, farmland and recreational resources within the County.
.o
¥

Process

A broad-based citizens group representing all geographical areas of the County
and varnious stakeholders met over a nine-month period to develop a stralegic plan lo
guide the County's efforts in meeting citizens' needs in Open space prolection. A :
Technical Advisory Committee consisting of representatives from a number of Jocal and
State agencies met with the group to provide technical assistance.

The citizens group developed a mission statement and a definition of open space
as a basis for developing a vision of what Johnston County should look like over the next
five, ten, and fifteen years. The mission statement is as follows:

The mission of the Open Space Protection Workgroup is to develop a plan of
action to protect open space within Johnston County to insure continued
agricultural use of farmland: to protect natural areas for wildlife habitat and a high
level of waler quality, to provide for outdoor recreation through the establishment
of parks, trails and other facilities; and to preserve areas of historical significance.

The definition of open space adopted by the Work Group hinges on four major areas:
preservation of unique natural resources, managed production ofnatural_ resources,
outdoor recreation and public health and safety.



Break-out groups for farmland, natura| areas, historic and cultura resources and
recreation and parkland developed vision statements by determining "where we are" in
OPen space protection and "where we wanttoben 5, 10, 15 years and beyond." These
vision statements defined the seven goals and twenty objectives of th

objective. In tum, goals would be achieved. .

The plan strategy is summarized into four distinct areas: |
infrastructure within County government to administer an effectj
program; 2) identify and obtain funds for the acquisition of open
variety of tools; 3) raise public awareness through educational pro

develop specific protective strategies for farmland, natural areas, historic
recreation and parkland. The plan is ambitious

the many components that make up open space protection.

) develop the needed

Recommendations and Proposed Budget

The recommendatjons contained in the body of the
be taken by an Open Space Authority or citizens' Open S
Space Coordinator and numerous volunteer groups and loca] and state agencies. The
summary matrix that follows on the subsequent pages, identifies specific actions needed
by the Johnston County Board of Commissioners to develop the infrastructure and
groundwork to successfully implement the Plan,

Plan define specific actions to
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SIGNIFICANT NATURAL HERITAGE SITES OF JOHNSTON COUNTY

Johnston County is located in east-central North Carolina, straddling the Fall Line which separates the
Coastal Plain from the Piedmont physiographic province. The northwestern portion of the county lies in
the Piedmont and has a more rolling topography than Coastal Plain portion. Also, the rivers and streams
in the Piedmont have narrower floodplains, with steeper banks and ravines, than where they occur in the
flatter and sandier Coastal Plain. The elevation in Johnston County ranges from 70 feet above sea level at
the southeastern edge of the county to 370 feet in the northwestern portion. There are no major hills or
monadnocks in the county to mark the highest point.

The majority of Johnston County lies in the Neuse River basin; however, a very small area in the
southwestern part of the county drains into the Cape Fear River basin. Within the Neuse River basin, the
land area of the county is drained mainly by the Neuse River and the Little River. The major
physiographic feature of the Johnston County is the Neuse River, which flows generally northwest to
southeast across the center of the county. One notable feature of this river is its very expansive floodplain,
which is three to four miles wide once it leaves the Piedmont and enters the Coastal Plain. The Little
River flows in a more north to south manner in the eastern part of the county. It has a much narrower
floodplain, which is often absent in some areas.

Johnston County is a patchwork of forests and agricultural land. Farming is one of the most important
industries in the county. Thus, cropland covers many thousands of acres and is spread rather evenly
across the overall land area. Large tracts of forest do exist, primarily in the Neuse River floodplain,
where the largest continuous piece of undeveloped land in the region can be found.

The largest urban center is Smithfield, where less than 10% of the county’s population resides according
to the 2000 census. This gives the county a rural character. Lying just northwest of Johnston county is
heavy-populated Wake County, where the state capital, Raleigh, is located. As a result of its location,
Johnston County’s population is growing rapidly—a 50% increase from 1990 to 2000—especially in the
northwest portion where many of the county’s residents commute to work in Wake County.

Conducted by Harry LeGrand, Jr. and published in 2001, the Johnston County inventory identified 39
Significant Natural Heritage Areas. As of 2005, a total of 40 Significant Natural Heritage Areas are
documented in the county. Two natural areas are considered of national significance, 4 are of state
significance, 11 are of regional significance. All aquatic habitats are North Carolina Public Waters.

For more information on the Johnston County Inventory please contact the North Carolina Natural
Heritage Program at 1601 MSC, Raleigh, NC 27699, (919) 715-8687 or visit our website at

http://www.ncnhp.org.



SITES OF NATIONAL, STA TE, AND REGIONAL SIGNIFICANCE IN JOHNSTON COUNTY
Little River

Little River Aquatic Habitat. The Little River is one of the largest tributaries of the Neuse River, and it
supports an outstanding population of the Federal and State Endangered Dwarf wedgemussel
(Alasmidonta heterodon), as well as a small population of the Federal and State Endangered Tar River
spinymussel (Elliptio steinstansana).  Other rare mussel species include the Federal Species of
Concern/State Endangered Green Floater (Lasmigona subviridis), Atlantic Pigtoe (Fusconaia masoni),
and Yellow Lampmussel (Lampsilis cariosa); the Federal Species of Concern/State Threatened Yellow
Lance (Elliptio lanceolata); the State Threatened Triangle Floater (4lasmidonta undulata); and the State
Special Concern Notched Rainbow (Villosa constricta). Other rare animals include the Neuse River
Waterdog (Necturus lewisi), Least Brook Lamprey (Lampetra aepyptera), Carolina Madtom (Noturus
Juriosus), and Roanoke Bass (dmbloplites cavifrons).

Moccasin Creek

Flower Hill/Moccasin Creek Bluffs contains good quality Piedmont/Coastal Plain Heath Bluff natural
communities with species that are typically found in the Piedmont and the mountains. This community
occurs on the site’s north-facing bluffs and steep ravines. Part of the site is owned by the Triangle Land
Conservancy. The remainder is a privately owned Registered Heritage Area.

Moccasin Creek Aquatic Habitat is significant due to its rare freshwater mollusks. The significant area
extends from Bunn Lake on the Wake-Franklin County line to Buckhorn Reservoir in Wilson County.
Rare animals found here include the Dwarf Wedgemussel, Atlantic Pigtoe, Triangle Floater, the Creeper
(Strophitus undulata), the Notched Rainbow, and the Neuse River Waterdog.

Moccasin Creek Wetlands contains one of the few good examples of Floodplain Pool natural
communities in the region. On the steep slopes of the site, a Mesic Mixed Hardwood Forest natural
community is present, which includes a slope of galax (Galax aphylla). A Piedmont/Low Mountain
Alluvial Forest community can also be found here. Notable plants at this site include a colony of Carolina
Least Trillium (Trillium pusillum var. pusillum). This site is privately owned.

Swift Creek

Swift Creek Aquatic Habitat is significant because it supports a number of rare mussel species. Rare
mussels include the Dwarf Wedgemussel, Green Floater, Triangle Floater, Yellow Lance, Creeper,
Atlantic Pigtoe, and Notched Rainbow, as well as the State Threatened Cape Fear Spike (Elliptio
marsupiobesa) and Roanoke Slabshell (Elliptio roanokensis) and the uncommon Eastern Lampmussel
(Lampsilis radiata radiata). Rare fish found here include the rare Carolina M adtom.

Middle Creek

Middle Creek Aquatic Habitat supports several rare animal species. Among the rare species found here
are Atlantic Pigtoe, Yellow Lance, Triangle Floater, Eastern Lampmussel (Lampsilis radiata radiata),

Roanoke Slabshell (Elliptio roanokensis), Carolina Madtom and the North Carolina Spiny Crayfish
(Orconectes carolinensis).

Q



Middle Creek Floodplain Knolls is composed of two knolls: one large, about 70 feet high, and one
small knoll in the floodplain. The larger knoll contains an excellent but unusual Mesic Mixed Hardwood
Forest natural community, with an abundance of Silky camellia (Stewartia malacodenron) in one area.
Interestingly, examples of natural communities typically found in the mountains are also present. For
example, a large beaver pond contains a Piedmont/Mountain Semipermanent Impoundment natural
community, and a good example of Piedmont/Low Mountain Alluvial Forest community can be found
here. The slopes of the knolls contain notable plant species such as Smallflower Pawpaw (dsimina
parviflora), Mountain holly (llex montana), and Bigleaf Snowbell (Styrax grandifolia). This site is
privately owned.

Mill Creek/Neuse River

Cowbone Oxbows/Sage Pond Natural Area contains one of the largest concentrations of Oxbow Lakes
in North Carolina. This is a rare landform and a rare natural community type. The site also contains
outstanding old-growth Coastal Plain Levee Forest natural community, as well as Coastal Plain
Bottomland Hardwoods and Cypress-Gum Swamp natural communities. This site is privately owned.

Howell Woods and the adjacent Brogden Bottomlands have significance due to the good quality Oxbow
Lakes and extensive, good quality Coastal Plain Levee Forest and Coastal Plain Bottomland Hardwood
natural communities. These occur on a 4000-acre segment of river floodplain, terraces, natural levees,
and oxbow lakes. Howell Woods is owned by Johnston Community College and is protected as an
environmental center and preserve. Brogden Bottomlands is privately owned.

Mill Creek Aquatic Habitat is a small tributary of the Neuse River that supports populations of the
Yellow Lance, Triangle Floater, Roanoke Slabshell, Eastern Lampmussel, Carolina Madtom, and Neuse
River Waterdog.

Riverside Church Bottomlands contains good examples of several natural communities including:
Coastal Plain bottomland Hardwoods, Cypress-Gum Swamp, and a rare example of Mesic Mixed
Hardwood forest (Floodplain variant). The Mississippi Kite (Ictinia mississippiensis), a rare raptor, is
present in the area. This site is partially owned by the North Carolina Department of Transportation; the
remainder is privately owned.

Sandhills and Stand-alone Sites

Camp Tuscarora Sandhills has a moderately large extent of sandhills vegetation, for Johnston County.
Good examples of Pine/Scrub Oak Sandhill and Dry Oak-Hickory Forest natural communities are present.
A Heath Bluff community is also present, which is very unusual as they are more typical of the
mountains, and galax occurs here. This site is owned by the National Service League—Boy Scouts of
America.

Hannah Creek Sandhill has the best example of Xeric Sandhill Scrub natural community in Johnston
County. It has an open stand of longleaf pine (Pinus palustris). Pine/Scrub Oak Sandill and Streamhead
Pocosin natural communities are also present. Two rare plants can be found at this site: Sandhills Pyxie-
moss (Pyxidanthera barbulata) and Lewis’s heartleaf (Hexastylis lewisii). The rare Fox Squirrel (Sciurus
niger) is also present. This site is privately owned.

Long Branch Sandhills has an old-growth Pine Scrub/Oak Sandhill natural community with smaller
areas of Xeric Sandhill Scrub com munities. The site consists of three disjunct stands of longleaf pines,
and some of the longleaf pines are flat-topped due to their age. This site is privately owned.



Selma Heath Bluffs has small examples of Piedmont/Coastal Plain Heath Bluffs natural communities.
The Heath Bluff community is one of the best of in the region. Here dense stands of Catawba
rhododendron (Rhododendron catawbiense) are mixed with the more widespread mountain laurel
(Kalmia latifolia). This site is privately owned.

Selma Pine Flatwoods is a large flat area of poorly-drained land. Much is a comprised of a Wet Pine
Flatwood natural community a Mesic Pine Flatwood community, where longleaf pine is common. Part of
the area is a savanna with excellent species diversity. Several types of milkweeds (Asclepias sp.) and
other rare species are found here. This site is privately owned.
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EXECUTIVE SUMMARY:

Introduction: HadenStanziale was charged by Johnston County to prepare a County-
wide Recreation Capital Improvement Priority (CIP) List for municipalities and rural
athletic organizations located within the County. The County held preliminary meetings
with the Johnston County Recreation Steering Committee to begin discussions on
recreation needs for each municipality and rural athletic organization. HadenStanziale
entered this process to help facilitate these discussions and compile the information
various municipalities and rural athletic organization had compiled.

Task One: HadenStanziale began by assembling base data including mapping, existing
parks and recreation plans, and other community information. The team used this
information to familiarize themselves with the existing conditions of the County’s
municipalities, rural athletic organizations, and surrounding context. The planning team
then sought input from the Recreation Steering Committee to help identify potential
recreation opportunities and key existing park elements. The input was gathered during
the October 6, 2005 worksession. Committee members helped to verify and provide base
mapping information, voice concerns and needs for their particular community, and assist
in establishing the framework for the Recreation Capital Improvement Priorities List.

Task Two: HadenStanziale utilized the information from task one to develop a Capital
Improvement Priority Survey to be completed by each municipality and rural athletic
organization. A November worksession was held with County representatives and
Recreation Steering committee members to complete survey forms and identify
community recreation needs. Steering committee members were asked to identify their
top three priorities and answer a series of questions related to each item presented.

Task Three: HadenStanziale compiled all of the survey information to create a draft
Recreation CIP List. This list was distributed to committee members for review, approval,
and further clarification. Due to the fact that each community and rural athletic
organization within the county is so unique, further clarification was needed for many of
the items presented. After obtaining clarification of each of the communities priorities
HadenStanziale revised the CIP List for further review and comment.

Task Four: As a part of the Recreation CIP process, the County requested that each
community identify the associated costs for each of the priority items. The Steering
Committee was asked to submit any and/or all cost information they had obtained for their
priority list items. Is some cases a particular community or rural athletic organization did
not have access to this information. In these cases, the planning team assisted in
gathering associated cost data. Once preliminary costs had been assigned, the County and
HadenStanziale reviewed the presented numbers for accuracy. This was done by

Johnston County Recreation Capital Improvement Priorities 2
June 5, 2006



comparing the associated costs to similar projects, correspondence with product
manufacturers, and responses from recent bids to similar projects throughout the state.

In some cases there were CIP items presented that represented a county-wide need. These
items were either presented more than once by a community or were items that needed to
be addressed at a County wide level. These items are presented under the “Johnston
County Initiatives” section of the CIP List.

Summary: Final priority items and associated costs for each item were presented in one
final document called “Johnston County Recreation Capital Improvement Priorities.” This
list was created by the Johnston County Recreation Steering Committee representatives
and reflects a great deal of effort by these committee members to represent their
communities’ recreation needs to the County. The listing and associated costs are for the
County to use for preliminary planning purposes and discussion only. This is not a
guarantee of funding, rather an identification of community need. All community
recreation funding allocated by Johnston County must be used for only the items allocated
in the CIP document and must be used in accordance with the criteria and County
approval required by the bond process.

Johnston County Recreation Capital Improvement Priorities 3
June 5, 2006
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FINAL REPORT ON LAND USE STUDIES AND ENROLLMENT PROJECTIONS

OVERVIEW

School systems nationwide are facing difficult planning challenges arising from an increasing
student population, an aging school infrastructure, and increasing complexity in pupil
assignments. These challenges are shared by the communities that must fund building and
renovation projects. The Operations Research and Education Laboratory (OR/Ed. Lab) has
developed a system of Integrated Planning for School and Community (IPSAC) which fully
integrates community and regional data, ten-year economic and demographic forecasts,
demographic and land use studies, digitized pupil and school location files, and mathematical
optimization algorithms.

The integrated planning system is comprised of multiple data-driven processes including:
Enrollment Forecasting

Land Use Study

Out-Of-Capacity Analysis

School Location Optimization Scenarios

Attendance Boundary Optimization and Redistricting

This report documents findings from the Land Use Studies of the geographic area encompassing
the school district. The objective of the Land Use Study is to quantify future growth by school
attendance areas. The Land Use Studies report includes two components: commumty interviews
and Geographic Information Systems (GIS) analysis.

Community Interviews: The community interviews allow the Lab to compose an impression of
future growth of the study area by interviewing planners, town managers, mayors, utility works,
chambers of commerce, economic development officials, etc. By involving the community in
the study, these critical interviews cultivate an understanding of infrastructure development plans
(transportation, water, sewer), recent subdivision permits, residential zonings, available land for
development, and comprehensive plans developed by the local government agencies.

GIS Analysis: The Lab also performs spatial analyses based on GIS parcel data using state-of-
the-art ESRI ArcGIS software. The GIS analysis provides quantitative data concerning available
parcels and subdivision lots that can then be used to identify areas of future growth. Student
demographic analysis can also be conducted at this stage to better understand socio-economic
compositions that may influence school assignment decisions.

Through the combination of the community interviews and the data-intensive GIS analysis, the
Lab is able to articulate school population growth by school attendance area. The culmination of
this analysis is the Out-of-Capacity worksheet, which projects school enrollments for a ten-year
period.

Land Use Studies — Johnston County Schools Page 1
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Facilities Master Plan

JOHNSTON COMMUNITY COLLEGE
VAETERPLAN NOT TO SCALE
N

Phase IV Diagram (2007-2010)

Hew Consructon Ll

2005 Bond Proecls

(Urcher Die sign)
Exisbng lo be Aenavated
Esisting Conatruction

e Taan

Pt )

[Building Projects
Anfticipated Anticipated Bond Funds
2006 Cost Bid Dale  Aclual Cost 7 d
Health Building Addition* $5.661,793 April-08 46,794,151 $2.694,151
Student Resources Center 520,762,857 April-08 $26.991.713 $26.001.713
LRC / Auditorium Renovation $2.010,000  August-10 $2,814,000 $2,814,000
Student Center Renovation $945600  August-10 $1,323,840 $1,323,840
Bookstore Addition $636,480 April-08 $827.424 $827.424
Bum Building $513,803 April-08 3667844 667,944
Graphic Design Building Addition & Renovation $370.680 April-0g $481.884 $481,884
Elsee Building Addition $4,904,750 April-09 $6,376,175 36,376,175
Joint JCC / JCS Buliding $11,414.813 April-09 $14,839,256 $14,839.256
Harticulture Building Addition $1,013,804 April08 ___ §1,317.948 51,317,946
Total $48.234,579 $62,434,333 $58,334,332
*$4.1 million allocated in 2005 local bond for this project
[Campus Parking & Roadway Projects . ]
Anticipated Anticipated Bond
Bid Actual Funding
= 2006 Cost Date Cost Required
Parking Lot Paving, Repairs and Lighling
Phase I (Wilson Lot & Access Road) $1,662,452 Aprit-07 $1,562,452 $1,562,452
Phase Il (Smith Lot} $272 448 April-08 $326.939 $326,939
Phase 11l (Graphic Design Lot) $210,204 April-08 $273.266 $273,266
Total $2,162,657
[campus wide Energy Management
Anlicipated Anticipatad Bond
Bid Actual Funding
§ 2006 Cost ___Dats Cost Required
Campus Wide Energy Management Systerm $225.000 $225,000 $225.000
=2 —xtidy Ma < — Lt
Total $225,000

17

|
|
|

|
|
|
5




(JEGEND PROJECTED
p— LAND USE PLAN

Major Roads

:] Town Jurisdictions

Potential Land Use
- Primary

| | Secondary

- Rural Conservation
ProposedCommercial
Class1

I—_—_J Neighborhood Business
- Neighborhood Rural Business

‘b Produced By: Johnston County Planning Department
Berry Gray, Senior Planner

Amanda Engesether, Planner

| Date: June 2, 2006




Possible Design of a 100 Acre Tract

Potential Lots (150 lots on 100 acres)
Lots Size Range: 0.25 acres to 1.60 acres

Produced by Johnston County Planning
October 13, 2006
This map is for example purposes only.




One Unit Per Two Acres "Land Dedication"

g \ - -

Possible Design of a 100 Acre Tract

Potential Lots (50 lots on 50 acres)

% Potential School Site (25 acre site)

/' Potential Recreation/Amenity (25 acre site)

Produced by Johnston County Planning
October 13, 2006
This map is for example purposes only.




One Unit Per Two Acres "Homestead

rd

Possible Design of a 100 Acre Tract

Potential Lots (50 lots on 40 acres)

@ Potential Homestead/Farming Site (25 acre site)

Potential Conservation/Natural Area (35 acre site)

Produced by Johnston County Planning
October 13, 2006
This map is for example purposes only.




Possible Design of a 100 Acre Tract

Potential Lots (50 lots on 100 acres)
Lots Size Range: 0.75 acres to 4.45 acres

Produced by Johnston County Planning
October 13, 2006
This map is for example purposes only.




Commercial Ideas:

Encourage Town of Clayton to expand its ETJ and land use planning to include
the two interchanges on 70 bypass
Identify current and future areas to designate and guide citizens to commercially
develop
Zone commercial areas accordingly or_designate on land use map commercial
areas that guide/justify rezoning decisions
Expand Zoning code to avoid unnecessary travel and congestion outside
immediate community/neighborhood
Promote Neighborhood “commercial nodes™ vs. commercial corridor strips such
as US 70
o 70 GB corridor is not well utilized (Most common uses include mini-
storages and used car lots)
o Corridor strips promote commercial sprawl and many strip shopping
centers ! E
Neighborhood Commercial nodes could be much like IHOD’s with limited uses
meant just to serve local residents such as:
o Shopping centers with Grocery store as anchor
Banks
Physicians, Dentists, Chiropractors
Daycare
Diner/Café
Design specific convenience stores
Barber/Beauty Shops
Gym/Exercise/Dance studio
Public Use Facilities
Country Stores

OO0 O0OO0OO0OO0OOO0ODO

Potential Commercial Areas:

Promote in currently developing areas:

Buffalo and 42 (Percy Flower’s store area)
Neuse River Parkway and 42

42 and Comwallis

Shiloh and Cleveland

Bayer Area

McGee’s Crossroads

Airport area at 70 business

Continue 500 ft strip at Pine Level

Holt Lake/Country Club area

Meadow

Potential commercial areas and Neighborhood Nodes:

Cornwallis and Cleveland

IHOD at 42 and 70 bypass: AR at Ranch Road Interchange
Archer Lodge

Blackman’s Crossroads

McGee’s Crossroads

Strickland’s Crossroads

Brogden

96 and 42

Corinth Holders



PRELIMINARY
Goals and Objectives for McGee's Crossing

* Preserve and protect the rural flavor of the community
* Restrict and regulate commercial development to highway interchan ges

* Manage residential growth so as not to exceed the existing and planned
infrastructure such as roads, water, sewer, and school facilities.

* Provide for community/recreational parks and open spaces within
developments

* Promote environmentally-friendly development

 Continue public participation to develop a community-accepted
Small Area Land Use Plan



Residential Buffer Options

Locations:
e Buffers along road frontage only
e Buffers along road frontage and development boundary

Types:

e Natural vegetative buffers, especially where existing

* Require the replanting of natural vegetation where non-existent

e Allow for Class A, B, or C buffers which are linear and based on large trees, small
trees, and shrubs per every 100 linear feet

* Allow for a new type of class buffer with greater width and increased plantings as
compared to the existing buffers

» Allow for a combination of privacy fencing and vegetative plantings

* Allow for a berm with vegetative plantings

Application:
* Based on road type (i.e. Arterials — berm; Collectors — linear buffer; local — natural
vegetative state)
* Based on adjacent use (i.e. agricultural or non-developed — natural vegetative state;
subdivision — linear buffer)
* Based on land use category (proposed at this point)
o More natural vegetation and increased with in the rural areas
o Allow for berms with plantings and fencing in higher density primary growth
areas
o Standards based on different situations (road types and adjacency) depending
on the land use category (i.e. a subdivision adjacent to a farm in the rural area
has a

* One Countywide standard (i.c. all subdivisions must have a Class C buffer)

Staff Recommendation:
* Develop standards based on land use categories for both street and boundary
buffering
o Standards based on differing situations within each land use category.
o i.e. 100’ natural vegetative buffer along a local street in the rural area vs. a
50 landscaped berm along a local street in the primary growth area
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GENERAL ASSEMBLY OF NORTH CAROLINA
SESSION 2005

SENATE BILL 2009
RATIFIED BILL

AN ACT TO ALLOW CAPITAL LEASE FINANCING FOR PUBLIC SCHOOLS.
The General Assembly of North Carolina enacts:

SECTION 1. Article 37 of Chapter 115C is amended by adding a new section to
read:
"§ 115C-531. Capital leases of school buildings and school facilities.

(a)  Definitions. — The following definitions apply in this section:

(1) Capital lease. — A capital lease as defined by generally accepted accounting
principles, regardless of how the parties describe the agreement.

(2) Private developer. — The entity with which the school board enters into a
capital lease or build-to-suit lease under the provisions of this section.

(b) Authorization. — Local boards of education may enter into capital leases of real or
personal property for use as school buildings or school facilities. The capital lease may relate to
an existing building or a new school building to be constructed. The term of any capital lease,
“including any renewal periods, shall not exceed 40 years from the expected date that the local
- board of education will take occupancy of the property that is the subject of a capital lease.
Subdivisions (c¢) and (d) of G.S. 115C-521 do not apply to a capital lease entered into under this
section.

(¢)  Construction, Repairs, and Renovation. — The provisions of G.S. 115C-530(b) apply
to a capital lease under ‘this section. A capital lease entered into under this section may Dr0v1de
that the private developer is responsible for providing, or contracting for, construction, repair, or
renovation work. Construction, repair, or renovation work undertaken or contracted by a private
developer is not subject to the requirements of Article 8 of Chapter 143 of the General Statutes.
Construction, repair, or renovation work undertaken or contracted by the private developer
involving the estimated expenditure of three hundred thousand dollars ($300,000) or more is
subject to the provisions of G.S. 115C-532.

(d)  Nonsubstitution Clause. — A capital lease may not contain a nonsubstitution clause

provide a substitute for any property financed or purchased by the capital lease.

(e) No Deficiency Judgment; No Pledge of Taxing Power. — No deficiency judgment
may be rendered against any local board of education or any unit of local government, as
defined in G.S. 160A-20(h), in any action for breach of a contractual obligation authorized by
this section, and the taxing power of a unit is not and may not be pledged directly or indirectly

to secure any moneys due under a contract authorized by this section. A capital lease shall state
that it does not constitute a pledge of the taxing power or full faith and credit of the local board
of education or board of county commissioners.

(D Budgetary Accounting. — A capital lease entered into under this section shall be
considered a continuing contract for capital outlay and is subject to G.S. 115C- 441(01)
provided, however, notwithstanding any provision of G.S. 115C-441(cl) or G.S. 115C-426, in
each fiscal year the appropriation of funds by the county for the payment of amounts due ‘under
the capital lease shall be at the discretion of the board of county commissioners.

(g) Local Government Commission Approval. — Capital leases entered into under this
section are subject to approval by the Local Government Commlssmn under Article 8 of Chapter

159 of the General Statutes if they meet the standards set out in G.S. 159-148(a)(1), 159-143(a)
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(2), and 159-148(a)(3). For purposes of determining whether the standards set out in
G.S. 159-148(a)(3) have been met, only the five-hundred-thousand-dollar ($500,000) threshold J
applies.

pp(h) No Agreements on Student Assignment. — A capital lease may not contain any
provision with respect to the assignment of specific students or students from a specific area to
any specific school.

(1) Lien Laws Not Affected. — The provisions of Article 2 of Chapter 44A of the General
Statutes apply to any real property, improvement to the real property, and rights that flow with
the real property that is subject to a capital lease under this section. Real property that is subject
to a capital lease under this section is subject to liens and foreclosure actions in the same manner
and to the same extent as if the property were owned in fee simple by a private entity.

"§ 115C-532. Additional provisions applicable to build-to-suit capital leases.

(a)  Definitions. — The definitions of G.S. 115C-531 apply in this section. In addition, for

the purposes of this section, the following definitions apply:

(1) Build-to-suit capital lease. — A capital lease that provides for the construction
of new facilities or the renovation of existing facilities by the private
developer, the cost of which is estimated to be greater than three hundred
thousand dollars ($300,000).

(2) Prime contractor. — A contractor who contracts directly with the private
developer or the private developer's construction manager at risk, if any, for
construction, repair, or renovation work under this section.

(b) Contract Provisions. — A build-to-suit capital lease may include contractual
provisions by the private developer regarding the provision of products, services, and guaranties
related to a facility that is the subject of a capital lease. A local board of education may also
enter into a separate agreement or series of related agreements regarding the provision of
products, services, and guaranties related to a facility that is the subject of a capital lease;
provided all agreements are approved by the board of county commissioners in connection with, ‘
the approval of the build-to-suit capital jease. '

(c)  Approval by Local Board of Education. — Before entering into a build-to-suit capital
lease pursuant to this section, the local board of education shall adopt a resolution as provided in
this subsection. Before adopting the resolution required by this subsection, the local board of
education shall publish a notice of its intent to enter into a build-to-suit capital lease at least 10
days in advance of the date of the meeting at which the action is contemplated and in a
newspaper having general circulation within the geographic area served by the local board of
education. The notice shall include, at a minimum, the date, time, and place of the meeting, a
description in brief and general terms of the subject of the lease, the name of the other party to
the lease, and an indication of the board's intent to take action to authorize the lease at the
indicated meeting. The resolution shall provide the following:

(1) That entering into the build-to-suit capital lease for one or more specified

buildings or facilities is in the unit's best interests under all the circumstances.
In making this evaluation, the local board of education may consider the time,
cost, and quality of design, engineering, and construction, including the time
required to begin and the time required to complete a particular activity;
occupancy costs, including lease payments, life-cycle maintenance, repair, and
energy costs; and any other factors the board deems relevant.

(2) That the private developer is qualified to provide, either alone or in
conjunction with other identified and associated persons, the products and
services called for under the proposed capital lease and any related agreements.

The local board of education shall make this determination taking into account
any factors the local board deems relevant, including the knowledge, skill, and
reputation of the provider and its associated persons, the goals and plans of
providers for utilization of minority business enterprises, and the costs to be ‘
incurred by the local board of education. :

(d) Additional Requirements Regarding Design Services. — Required design and
engineering services shall be performed by an engineer. to the extent permitted under
G.S. 83A-13(b), or a licensed architect. Specifications for any new school building shall be
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consistent with the requirements of G.S. 143-128(a). All applicable requirements for the

' review or approval of design and specifications for school buildings by the Department of Public

V Instruction and the Department of Insurance apply to school buildings constructed, repaired, or
renovated under a capital lease authorized under this section.

(e) Additional Requirements Regarding Construction Services. — A private developer is
required to seek competition and minority business participation in connection with all
construction work under this section in accordance with the following provisions:

(1) A private developer shall either (i) solicit bids from prime contractors for all
construction work under this section or (i1) select a construction manager at
risk_through a qualification based process in which case the selected
construction manager at risk shall solicit bids from all of its prime contractors
for all construction work under this section.

(2) The private developer or its construction manager at risk may prequalify
contractors. The prequalification criteria, if any, shall be determined by the
local board of education and the private developer to address quality,
performance, the time specified in the bids for performance of the contract, the
cost of construction oversight, time for completion, capacity to perform, and
other factors deemed appropriate by the private developer and the local board
of education.

(3) A private developer and its construction manager at risk, if any, shall comply
with the requirements applicable to a public entity pursuant to G.S. 143-128.2,
and prime contractors shall comply with the provisions of G.S. 143-128.2
applicable to contractors, except the private developer and its construction
manager shall adopt the local board of education's minority participation goal.
The local board of education shall require the private developer to submit its
plan for compliance with G.S. 143-128.2 for approval by the local board of
education prior to the private developer soliciting bids under this subsection.

L (4) A private developer or its construction manager at risk shall publicly advertise
= at least 30 days in advance of the bid date in a newspaper having general
circulation within the geographic areas served by the local board of education,

shall open bids publicly, and shall award each contract to the lowest

responsible, responsive, and prequalified bidder, taking into consideration

quality, performance, the time specified in the bids for performance of the

contract, the cost of construction oversight, time for completion, compliance

with G.S. 143-128.2, and any other factors deemed appropriate by the private

developer and the local board of education and included in the bid solicitation.

A private developer or its construction manager at risk shall enter into the

construction contracts directly with the successful bidder. After the award of a

contract or contracts, the private developer or its construction manager at risk

bidder on modifications to all aspects of the contract, including the time for
performance, the scope of the work, and the price to be paid.

(5) The local board of education, in its discretion, may require the private
developer to provide a performance and payment bond for construction work
in accordance with the provisions of Article 3 of Chapter 44A of the General
Statutes and may require the private developer to provide a bond or other
appropriate guarantee to cover any other guarantees, products, or services to be
provided by the private developer.

(H Predevelopment Agreements with Private Developer Authorized. — Local boards of
education may enter into predevelopment agreements with a private developer in advance of
entering into a build-to-suit capital lease. Predevelopment agreements with private developers
shall be approved by the board of county commissioners. Predevelopment agreements may

\_,a include provisions for each of the following:

(1) Site selection, land acquisition, and site preparation, including such services as
wetlands delineation, archaeological review, and State and local government
land-use permitting.
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(2) Building programming and design, including both architectural and
engineering services pursuant to sqbsectlol} (d) of this section. f

(g) Real Estate Transfer Authorized. — Notwithstanding any contrary provisions of law, a

city, county, or local board of education may, pursuant to the procedures in G.S. 160A-267, sell,
lease, or otherwise transfer real or personal property to any private developer for construction,
repair, or renovation of a school facility under a build-to-suit capital lease entered into pursuant
to_this section. The conveying unit may subject the property to any covenants, conditions, or
restrictions as the unit deems to be necessary to carry out the purposes of this section. The
disposition of property pursuant to this subsection is not subject to the requirements of
G.S. 115C-518. No transfer by a local board of education under this subsection shall occur
unless it is approved by the board of county commissioners.

(h) Additional Permitted Lease Terms. — In recognition of the potential economic and
technical utility of build-to-suit capital leases, which include in their scope combinations of
design, construction, operation, management, and maintenance responsibilities over prolonged
periods of time, and the potential desirability of a single point of responsibility for these matters
in_connection with build-to-suit _capital léases, any build-to-suit capital lease may include

provisions imposing responsibility on the private developer or any identified affiliated entity for
any of the following matters:

(1) Site selection, land acquisition, and site preparation, including wetlands
delineation, archaeological review, and State and local government land-use
permitting.

(2) Facility programming, planning, and design, including both architectural and
engineering services.

3 Qualification and prequalification of contractors and subcontractors.

((E% Construction and construction management.

(5)  Financing.

(6)  Facility maintenance and repairs. \

(7) Energy usage guarantees. \J

(8)  Transfer of ownership of the leased property to a local government entity at —
the end of the lease term.

(9)  Any other guaranties, products, and services as the local board of education

may determine.

(1) Letter of Credit. — A private developer shall provide an irrevocable letter of credit for
the benefit of laborers and materialmen in an amount not less than five percent (5%) of the total

cost of the improvements which are the subiect of the build-to-suit capital lease and shall

maintain the letter of credit throughout the construction of the project and for the succeeding
six-month period."
SECTION 2. G.S. 143-129(e) is amended by adding a new subdivision to read:
"(e)  Exceptions. — The requirements of this Article do not apply to:

f.l'2) Build-to-suit capital leases with a private developer under G.S. 115C-532." :
SECTION 3. This act is effective when it becomes law and is repealed effective July

1,2011.
In the General Assembly read three times and ratified this the 18t day of July, 2006.

Beverly E. Perdue
President of the Senate
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James B. Black
! Speaker of the House of Representatives

Michael F. Easley
Govemnor

Approved .m. this day of , 2006

This document (also available in PDF and RTF Sformats) is not an official document.
Please read the NCGA Web Site disclaimer for more information.
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w Chapter 14 LAND DEVELOPMENT CODE*

*Editor's note--Growth Management Residential Development Allocation System, the provisions of
which expire on December 31, 2002.

1.

PURPOSE AND INTENT

The purpose and intent of this ordinance is to:

a) Enact an ordinance that is general in nature and is applicable to all property
subject to regulation by the county establishing a Growth Management
Development Allocation System in Johnston County's planning jurisdiction to
regulate the rate at which the county issues building permits for certain
residential dwelling units.

b) Implement the policies and goals of the Johnston County Strategic Plan
relating to growth management strategy, provision of school facilities,
transportation, provision of public water and sewer facilities, economic
development and preservation of rural character.

c) To establish a residential development management and allocation system to
manage the rate of residential development to ensure that:

1) Growth is orderly and that the County can continue to provide
effective public services and to prevent any deterioration in the delivery of
those services as residential development increases;

2) The fiscal impact of such development does not exceed revenue
available from such development and other sources to pay the cost of
public services and facilities, particularly the County's financial obligation
related to schools;

3) The community and visual character of the county as a desirable
place to live and conduct business is maintained and that property values
are protected throughout the county; and

4) The density of population in the county is managed carefully to
prevent overcrowding and congestion.

2. FINDINGS

The Johnston County Board of Commissioners makes the following findings:

a) That the growth rate of the County over the past decade exceeds the growth
rate of the region, the State of North Carolina and the United States as a whole;

b) The County's school enrollment is currently 20,279 pupils; since1990, the
County's school enrollment has increased by 5,769 students, of that number,
4,211 students have been added since 1995; Johnston County has one of the
fastest growing school enrollments in the state;

c) That the sustained high rate of residential development and associated
population growth in the county has and continues to increase the County's
financial burden for required public services, infrastructure and the provision of
public school facilities,

d) That the cost of county services and facilities necessitated by a typical
residential unit exceeds the tax revenues generated thereby;
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e) That there is an imbalance between residential and nonresidential
development in the county that further reduces the per capita revenues available'
to the county in comparison to the level of revenues that may be available when
residential and nonresidential development are balanced; and

f) That the county would benefit from a moderate rate of residential
development to afford it additional time to plan and provide necessary
infrastructure, services and public school facilities to accommodate new
residential development, to attract new nonresidential development that will
provide revenues to the county to assist in the financing of such services,
infrastructure and public school facilities, and to maintain reasonable property tax
rates, fees, and other charges for its citizens.

3. APPLICABILITY

a) Residential Development Allotment. After the effective date of this
ordinance, no application for a building permit for construction of a residential
dwelling unit on a legal lot shall be granted by the county until the applicant is
awarded a residential land use permit for that unit on that lot pursuant to this

ordinance or such development is exempted from this ordinance as set forth
below.

b) Exempt Development. The following developments are exempted from the
requirement of securing a residential development allotment as a condition
precedent to the issuance of a building permit:

1) All nonresidential development, including civic, commercial, industrial,
and institutional development:

2) Remodeling, restoration, reconstruction, or replacement of Iega!ly'
established structures that does not increase the number of residential
dwelling units that existed previously on the site; and

3) Housing that is restricted to occupancy by elderly people over sixty-
two years of age or handicapped persons as defined in this ordinance.

4. RESIDENTIAL DEVELOPMENT ALLOCATION

a) Allocation for 2000. The Board of County Commissioners hereby establishes
an annual residential dwelling allocation of 2,057 units that shall be awarded on a
prorata basis according to the procedures and formula set forth in sections 5 and
6 of this ordinance. The first allocation date following the adoption of this
ordinance shall be January 1, 2000, or such time as this ordinance becomes
effective pursuant to section 12 herein.

b) Annual Allocation. The annual allocation shall increase at a rate of no more
than 5.6 percent of the previous years annual allocation until such time as the
Board of Commissioners determine. This determination shall be based upon an
annual review of the needs of the County with respect to the purposes, intent,
goal and findings of the County set out herein and elsewhere regarding the
impact of growth on the County, that a different rate of increase is warranted.

c) Frequency of Allotments. There shall be 12 allocation dates during each
allocation year.

d) Maximum Allotment. No single applicant may apply for an allocation in |
excess of the number available in the allocation period.

e) Unused Allotments. If the number of monthly allotment requests are less
than the monthly allotment number, then any unused allocations are "rolled-over"
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into the following monthly allocation period.

f) Adjustment of Annual Residential Development Allocation. If conditions
warrant, the Board of County Commissioners, upon advice by the County
Manager, based on the criteria set forth in this ordinance, may increase or
decrease the annual allocation on or before December 31 of each allocation
year. However, if the allocation is reduced, it shall not reduce or revoke any
allotments made pursuant to the previously existing allocation.

5. DEVELOPMENT ALLOTMENT APPLICATION PROCEDURES

a) Application For Allotment. The application for allotments shall be completed
on a form provided by the Johnston County Planning Director.

b) Review of Application. The Planning Director, in a timely manner, shall
review for completeness all applications for allotments and certification of
exemption or priority.

c) Residential Development Allotment Award. The Planning Director shall,
utilizing the allocation formula set forth in section 6, calculate allotments for the
allotment period.

d) Notification of Allotment. Upon finalization of the allotments awarded by the
Planning Director, the Planning Director shall publish such allotments, and all
other applications and their ranking, by posting at the County Courthouse. All
applicants who received an allotment shall be notified by mail. Successful
applicants may apply for issuance of a Building Permit for the applicable number
of residential dwelling units subject to complying with requirements of all other
applicable County ordinances and regulations.

e) Fees. Reasonable fees sufficient to cover the costs of administration,
inspection, publication of notices and similar matters may be charged to
applicants for a Residential Development Allotment. The amount of such fees
shall be fixed by the Board of Commissioners.

6. RESIDENTIAL DEVELOPMENT ALLOTMENT CALCULATION

a) Monthly Allocation. For each monthly allocation period, the total number of
allotments available shall be calculated by dividing the annual allocation by 12.

b) Prorata Allotment Formula. For each monthly allocation period, the number
of allotments to be awarded to each applicant shall be equal to the number of
allotments requested by that applicant multiplied by the total number of
allotments available in that allocation period divided by the total number of
allotments requested in that allocation period.

c) One Time Allotment. A "one time" allotment will be awarded to an owner of a
legal, buildable single family lot provided that the lot owner will occupy the
structure that is to be built upon the lot granted the allocation. No one time
allocation shall be awarded for a lot that is intended to be sold by a developer, a
corporation, limited partnership builder, real estate agent, or other entity that
does not intend to occupy the structure to be built upon the lot receiving the
allocation. Use of a one time allotment makes the existing landowners and any
purchasers of the property ineligible for any additional new residential permits for
the following 12 months.

d) Excess Allotments. In the event that fewer allotments are requested than are
available during any allotment period, the Planning Director shall grant all
allotments requested within a reasonable time of application date.

e) Unused Allotments. If the number of monthly allotment requests is less than
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the monthly allotment number, then any unused allocations are "rolled-over" into
the following monthly allocation period.

f) Expired Applications. Applications for allotments not allocated within a
monthly allotment period will expire.

7. REVIEW AND MONITORING

a) Annual Allocation Review. The County shall on a quarterly basis, review the
rate, amount, and location of residential development in the County's planning
jurisdiction, monitor the impacts of such development and determine whether
such development is in accord with the policies and goals of the Strategic Plan

and other County development policies and so report to the Board of
Commissioners.

b) Expiration of Allotment. Any allotment granted pursuant to this ordinance
shall expire within sixty days unless a valid building permit is obtained for the
property for which the permit is being issued.

8. APPEALS

a) Any person aggrieved by a final decision or order of the Planning Director
pursuant to this ordinance may appeal to the Board of Adjustment. All appeals
are to be filed within ten working days after such final decision or order. Upon

filing of an appeal, the Planning Director shall forward to the Board of Adjustment
all relevant files and records relating to the matter.

b) The filing of an appeal shall not stay the action of the County.

c) The Board of Adjustment may affirm, modify, or overrule the decision of the
Planning Director based on the criteria provided in this ordinance.

d) If as a result of a successful appeal, additional allotments are made, the

following monthly allotments will be reduced by the same number of allotments
granted on appeal.

e) Any person aggrieved by a final decision or order of the County pursuant to
this ordinance may appeal as provided by law.

9. RULES OF PROCEDURE AND ADMINISTRATIVE REGULATIONS

The Planning Director is authorized to adopt rules of procedure, application requirements, and
administrative regulations to implement the provisions of this ordinance.

10. RELATIONSHIP TO OTHER ORDINANCES

1 8

a) Land Use Permits. No Land Use Permit relating to a residential development
shall be issued until the applicant shall have been awarded a residential

development allotment whenever such allotment is required by the terms of this
ordinance.

b) Confilict. To the extent of any conflict between this ordinance and any other
County ordinance or regulation, the more restrictive is deemed to be controlling.
Otherwise, all provisions and procedures contained in those ordinances and

regulations shall remain in full force and effect and shall regulate all changes in
land use and development.

c) Compliance With Other Ordinances. In addition to the requirements of this
ordinance, the applicant shall comply with all other applicable ordinances,

including County land development ordinances and regulations prior to the
County issuing a Land Use Permit.

DEFINITIONS

Q



Chapter 14 LAND DEVELOPMENT CODE* Page 1 of 1

a) Allocation Year. The period from January 1, to December 31, of the
succeeding year.

b) Annual Residential Development Allocation. The maximum number of
residential units that will be available for allotment in any allocation year as
established by the Johnston County Board of Commissioners.

c) County Manager. The County Manager of the county of Johnston or his
designee,

d) Handicapped Person. "Handicapped" means, with respect to a person - (1) a
physical or mental impairment which substantially limits one or more of such
person’s major life activities, (2) a record of having such an impairment, or (3)
being regarded as having such an impairment, but such term does not include
current, illegal use of or addiction to a controlled substance

e) Nonresidential Development. Any public or private development, including
civic, commercial, industrial, institutional, religious, and other projects that do not
provide housing or dwelling units for occupation other than on a transient basis
(such as hotels). Any residential portion of a mixed-use development shall be
subject to the provisions and requirements of this ordinance.

f) Planning Director. The Planning Director of the county of Johnston or his
designee.

g) Residential Development Allotment. An award of a specific number of units
from the annual residential development allocation by the Board of County
Commissioners. An allotment is an approval required as a condition precedent to
obtaining a building permit unless otherwise provided by this ordinance.

h) Residential Unit. Any building or structure, including mobile homes,
manufactured and modular homes, that is wholly or partially used or intended to
be used for living or sleeping by one or more human occupants.

12, ‘BFFECTIVE DATE

The provisions of this ordinance shall become effective upon a finding that the number of
residential permits that may be issued in an allotted period is likely to exceed the annual
allocation set forth in section 4.a of this ordinance,

Further, the provisions of this ordinance shall expire on December 31, 2002.



Voluntary Agricultural District Program in
Johnston County

Johnston
County

What is a Voluntary Agricultural District Program?

A Voluntary Agricultural District Program is a voluntary program that allows
landowners and farmers to form special areas where commercial agricultural production
is encouraged and protected. It is not zoning. It is designed to create awareness that
agriculture is a viable segment of Johnston County’s economy in addition to the value of
working land as an important natural resource. Over 40 counties in North Carolina have
implemented a Voluntary Agricultural District Program, each with their own set of
customized ordinances.

What is the purpose of the Voluntary Agricultural District Program?

The purpose of the Voluntary Agricultural District Program is to recognize the
importance of agriculture as a part of Johnston County’s heritage. Because Johnston
County’s suburban population is growing each day, many non-farm residents do not
recognize or appreciate the economic value of agriculture in Johnston County.

Voluntary Agricultural Districts create an awareness of an agricultural presence in rural
communities. This, in turn, adds to a greater respect and tolerance of farming
operations. A Voluntary Agricultural District Program increases the identity and pride of
farmers in the community and helps protect them from nuisance lawsuits.

History of the Voluntary Agricultural District Program

In 1985 the North Carolina General Assembly passed the Farmland Preservation
Enabling Act (Chapter 1086, Article 61-738) which authorizes counties to establish
farmland preservation programs including agricultural districts. This law allows county
boards of commissioners to create Voluntary Agricultural Districts and adopt ordinances
that apply to such districts. Currently, 43 counties in North Carolina have established a
Voluntary Agricultural District Program. Included in these are the following adjacent
counties: Wake, Franklin, Wilson, Wayne, and Sampson.



Why have a Voluntary Agricultural District Program in Johnston
County?

Johnston County is ranked as one of North Carolina’s fastest growing counties.

FARMING ON THE EDGE

Sprawling Development Threatens
America's Best Farmland

North Carolina

Bl High-Quality Farmland & High Development
M High-Quality Farmland & Low Development
[ Federal & Indian Lands

[B&a Urban Areas

[] OtherLands

Aserscan Farnland st
wwvw. fammnland.org

0 20 Miles
|

Johnston County’s Rank in North Carolina Agriculture (figures based on 2004 NCDA
statistics):

o 1%in Number of Farms

« 1%in Cash Crops Receipts

e 2" in Tobacco Production

e 2"in Oats Production

e 3"in Sweet Potato Production

4" in Nursery/Greenhouse Production
4™ in Vegetables, Fruits and Nuts income
5" in Forestry Income

5" in Soybean Production

6" in Total Farm receipts

9™ in Number of Horses



Public Benefits

The public benefits of a Voluntary Agricultural District Program outweigh the
costs associated with the program. A Voluntary Agricultural District program protects
open space by encouraging working land production. Aesthetically pleasing views of
corn and tobacco fields, grazing cattle and woodlands are what attract tourism and
growth to the county. And not only does farmland provide these scenic vistas, it utilizes
the county’s most important natural resource, its soil. Voluntary Agricultural Districts
can provide economic diversity and increase opportunities to produce locally grown
agricultural commodities. Farmland provides many invaluable benefits to Johnston
County citizens — clean water, open space, and wildlife habitat.

LandownerlFarmer- Benefits |

The implementation of a Voluntary Agricultural District would benefit farmers and
landowners by promoting the agricultural way of life in the county and help protect and
maintain these areas in the county. It increases identity and pride in the agricultural
community thus promoting the health and safety of agriculture. A Voluntary Agricultural
District will help farmers by informing potential neighbors of an agricultural presence in
the community. A Voluntary Agricultural District will help preserve historic farmland and
Johnston County’s agricultural heritage. In addition, it would encourage the economic
health of agriculture in the county and enable farmers to enroll in other Farmland
Protection Programs.

How Does the Voluntary Agricultural District Program Work?

Initially, a Voluntary Agricultural District Advisory Board is formed to establish a
set of ordinances that govern the program in Johnston County. This Board would be
comprised of members of the farming community and agricultural agency members to
determine how best the program would work for farmers and landowners in the county.
Once the ordinances are established they will be proposed to the County Board of
Commissioners for adoption. Upon adoption of the ordinances, farmers and
landowners fill out an application to be enrolled in the Voluntary Agricultural District.
The Advisory Board reviews and approves the applications. Information is sent to the
Register of Deeds to be recorded. Signage is installed on the designated property
informing adjacent landowners that that parcel of land is enrolled in a Voluntary
Agricultural District Program.

Funding for the Voluntary Agricultural District Program

Funding may vary depending on sponsorship of the program and application
fees. Annual Budget may range from $1500 to $5000 depending on the number of
signs, size and artwork for signs.

(U8 )



Why We Need to Implement a Voluntary
Agricultural District in Johnston County

To identify agricultural areas to the public

To promote good relationships between farmers and
non-farm residents

To promote natural resource conservation by farmers

To reduce opportunities for nuisance lawsuits against
farmers



Johnston County

PLANNING & ZONING
INSPECTIONS & PERMITTING
“Here to Serve...”

MEMORANDUM

To: County Commissioners
From: Berry Gray, Senior Planner
Date: June 15, 2006

Re: Land Dedication Amendment

Attached is an Ordinance Amendment to a]low the County to further provide for orderly
growth through land dedication. Counties in North Carolina now have the authority
granted by the General Assembly to enact such an amendment as of January 1, 2006.
The County Planning Board has reviewed this amendment and unammously voted to
recommend that it be forwarded to the Commissioners for review.

On behalf of the Planning Board, staff is requestmg that the Commissioners call for a
public hearing to discuss this amendment.

309 E. Market Street Smithfield, NC 27577
Telephone (919) 989-5150 * Fax (919) 989-5426

www.johnstonne.com/planning
www.johnstonnc.com/inspections




Johnston County
PLANNING & ZONING
INSPECTIONS & PERMITTING
“Here to Serve...”

MEMORANDUM

To: County Commissioners
From: Steven Finn, Director
Date: May 26, 2006

Re: Proposed Developer Agreements

The attached ordinance amendment provides an option to the County to enter into
development agreements with developers. It is a tool versus a regulatlon per se, though
any agreements if established would be subject to the procedure matters. It is a new tool
afforded by the Leglslature as of 1/1/06. They may be utilized when large scale or
multiple property projects are in play.

As a summary, the proposed Developer Agreements option would allow the County’s
development review process an opportunity to more effectively address potential
community impacts and potential opportunities that are difficult or impossible to
accommodate within traditional zoning processes. Large-scale or multiple property
developments often require careful integration between public capltal facilities planning,
financing, and construction schedules and the phasing of the private development. In
theory, Developer Agreements ‘would provide an option to allow the County to better
structure and manage development approvals for such: large-scale developments and
ensure their proper integration into local capital facilities programs, Johnston County
needs the flexibility in negotiating such developments.

Thus, we request a call for public hearing to discuss this ordinance amendment.

309 E. Market Street Smithfield, NC 27577
Telephone (919) 989-5150 * Fax (919) 989-5426

www.johnstonnc.com/planning
www.johnstonnc.com/inspections
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Executive Summary

Detailed Tables on Income, Jobs, and Taxes

Background and a Brief Description of the Model Used to Estimate the
Economic Benefits

Technical Documentation



Home building generates substantial local economic activity, including new income and jobs for
residents, and additional revenue for local governments. The National Association of Home
Builders has developed a model to estimate the economic benefits. The model captures the
effect of the construction activity itself, the ripple impact that occurs when income earned from
construction activity is spent and recycles in the local economy, and the ongoing impact that
results from new homes becoming occupied by residents who pay taxes and buy locally
produced goods and services. In order to fully appreciate the positive impact residential
construction has on a community, it’s important to include the ripple effects and the ongoing
benefits. Since the NAHB model was initially developed in 1996, it has been successfully applied
to construction in over 350 projects, local jurisdictions, metropolitan areas, non-metropolitan
counties, and states across the country.

This report presents estimates of the metro area impacts of home building in Johnston County,
North Carolina. The comprehensive nature of the NAHB model means that the local area over
which the benefits are spread must be large enough to include the places where construction
workers live and spend their money, as well as the places where the new home occupants are
likely to work, shop, and go-for recreation. In practice, this usually means a Metropolitan
Statistical Area (MSA) as defined by the U.S. Office of Management and Budget (OMB). Based
on local commuting patterns, OMB has identified the Raleigh-Cary MSA as a metro area
consisting of three counties (Franklin, Johnston, and Wake) in North Carolina (see map below).

Raleigh-Cary MSA




In this report, wherever the terms local or Raleigh-Cary are used, they refer to the entire three-
county metro area. The report presents estimates of the impacts of building 1,601 single family
homes, based on all new single family home construction in Johnston County in 2005.

The NAHB model produces impacts on income and employment in 16 industries and local
government, as well as detailed information about taxes and other types of local government
revenue. The key results are summarized below. Additional details are contained in
subsequent sections.

L 4

The estimated one-year metro area impacts of building 1,601 single family homes in
Johnston County include

2 $159.0 million in local income,

2 $15.1 million in taxes and other revenue for local governments, and

< 3,306 local jobs.
These are local impacts, representing income and jobs for residents of the Raleigh-
Cary MSA, and taxes (and other sources of revenue, including permit fees) for all local
jurisdictions within the metro area. They are also one-year impacts that include both
the direct and indirect impact of the construction activity itself, and the impact of local
residents who earn money from the construction activity spending part of it within the
local area.

The additional, annually recurring impacts of building 1,601 single family homes in
Johnston County include

2 $43.1 million in local income,

2 $7.3 million in taxes and other revenue for local governments, and

> 984 local jobs.
These are ongoing, annual local impacts that result from the new homes being
occupied, and the occupants paying taxes and otherwise participating in the local
economy year after year. In order to fully understand the impact residential
construction has on a community, it's important to consider the ongoing benefits as well
as the one-time effects.

These impacts were calculated assuming that the new single family hornes built in the
Johnston County have an average price of $182,942; are built on a lot for which the
average value of the raw land is $31,959; require the builder and developer to pay an
average of $3,546 in impact, permit, and other fees to local governments; and incur an
average property tax of $1,427 per year. These numbers were provided by Market
Opportunity Research Enterprises, and the Johnston County Building Inspections
Department.

J
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IMPACT OF BUILOING 1.6
5 IN JOHNE

HOME!

STON COUNTY. NDO

Total One-Year Impact: Sum of Phase I and Phase II:

O1SINGLE FAMILY
RTHCAROLINA

Local Business Local Wages 1 Local Jobs
Lot incpee Owners’ Income and Salaries Local Taxes Supported
$158,953,000 $47,037,000 $111,916,000 $15,061,000 3,306
Phase I Direct and Indirect Impact of Construction Activity:
Business :
Local Income Owners’ I;?}fjals::ﬁf: Local Taxes! ézcal;rct):é,
Income PP
$106,959,000 | $30,383,000 | $76,576,000 | $11,375,000 2,184

Phase II: Induced

(Ripple) Effect of Spending the Income and Taxes from Phase I:

Business

; Local Wages 1 Local Jobs
Local Income Owners and Saidrles Local Taxes Supported
Income
$51,994,000 | $16,654,000 | $35,340,000 | $3,686,000 1,122
Phase III: Ongoing, Annual Effect that Occurs When New Homes are Occupied:
Local Business Local Wages Encs) Tt _Local Jobs
Local Income | Owners’ Income and Salaries Supported
$43,115,000 $12,943,000 $30,172,000 $7,332,000 984

! The term local taxes is used as a shorthand for local government revenue from all sources: taxes,

fees, fines, revenue from government-owned enterprises, etc...




IMPACT OF BUILDING 1.B01 SINGLE FAMILY HOMES IN JOHNSTON CO., NC
PHASE [-DIRECT AND INDIRECT IMPACT OF CONSTRUCTION ACTIVITY

Industry

Construction

Local Income

$74,445,000

A. Local Income and Jobs by Indust

Local Business
Owners’
Income

$19,241,000

Local Wages
and Salaries

$55,204,000

Wages &
Salaries per
Full-time
Job

$36,000

Number of
Local Jobs
Supported

Manufacturing

$210,000

$25,000

$185,000

$34,000

Transportation

$536,000

$61,000

$475,000

$22,000

Communications

$1,055,000

$372,000

$683,000

$52,000

Utilities

$605,000

$432,000

$173,000

$60,000

Wholesale and Retail Trade

$11,243,000

$1,719,000

$9,524,000

$29,000

Finance and Insurance

$2,030,000

$231,000

$1,799,000

$60,000

Real Estate

$1,828,000

$1,594,000

$234,000

$35,000

Personal & Repair Services

$951,000

$879,000

$72,000

$38,000

Services to Dwellings / Buildings

$488,000

$163,000

$325,000

$24,000

Business & Professional Services

$12,283,000

$4,726,000

47,557,000

$39,000

Eating and Drinking Places

$220,000

$146,000

$74,000

$15,000

Automobile Repair & Service

$287,000

$251,000

$36,000

$36,000

Entertainment Services

$71,000

$24,000

$47,000

$34,000

Health, Educ. & Social Services

$8,000

$3,000

$5,000

$29,000

Local Government

$105,000

$105,000

$0

$39,000

Other

$594,000

$106,959,000

$411,000

$30,383,000

$183,000

$76,576,000

$41,000

$35,000

Note: Business & professional services include architectural and engineering services. The “other” category consists mostly of

landscaping services, and the production of greenhouse and nursery products,

Business ﬁroperb/ Taxes

$226,000

B. Local Government General Revenue by Type

USER FEES & CHARGES:

Residential Permit / Impact Fees

45,678,000

License Taxes

Other Taxes

TOTAL TAXES

$317,000

$2,805,000

Other Fees and Charges

TOTAL FEES & CHARGES

TOTAL GENERAL REVENUE $11,375,000

Residential Property Taxes $0 N utilities & Other Govt. Enterprises $2,022,000
General Sales Taxes $2,234,000 M Hospital Charges $191,000
Specific Excise Taxes $16,000 B Transportation Charges $195,000
Income Taxes $0 | Education Charges $145,000

$12,000 $339,000

$8,570,000




IMPACT OF BUILDING 1.BD1 SINGLE FAMI
PHABE IF-INOUCED EFFECT OF SPENDOING INC

A. Local Income and Jobs by Indust

Construction

Industry

Local Business
Owners’
Income

Local Income

$776,000 $128,000

Local Wages
and Salaries

$647,000

Wages &
Salaries per
Full-time

Job

$36,000

Number of
Local Jobs
Supported

LY HOMES IN JOHNSTON CO.. NC
OME ANO TAX REVENLIE FROM PHASE |

Manufacturing

$186,000 $23,000

$163,000

$34,000

Transportation

$846,000 $31,000

$815,000

$32,000

25

| Communications

$2,923,000 $1,140,000

$1,783,000

$52,000

34

Utilities

$1,141,000 $514,000

$627,000

$61,000

10

Wholesale and Retail Trade

$7,139,000 $1,167,000

$5,972,000

$25,000

243

Finance and Insurance

$2,276,000 $299,000

$1,977,000

$52,000

38

Real Estate

$8,042,000 $7,011,000

$1,031,000

$35,000

30

Personal & Repair Services

$3,178,000 $1,673,000

$1,506,000

$26,000

Services to Dwellings / Buildings

$743,000 $249,000

$495,000

$24,000

Business & Professional Services

$4,710,000 $1,907,000

$2,803,000

$35,000

81

Eating and Drinking Places

$2,047,000 $406,000

$1,642,000

$15,000

110

Automabile Repair & Service

$1,480,000 $722,000

$758,000

$50,000

15

Entertainment Services

$922,000 $333,000

$589,000

$28,000

Health, Educ. & Social Services

$5,375,000 $963,000

$4,412,000

$35,000

125

Local Government

$8,426,000 $0

$8,426,000

$39,000

217

Other

Note: Business & professional services include architectural and engineering services. The "other”
landscaping services, and the production of greenhouse and nursery products.

Business Property Taxes

$1,783,000 $88,000

$16,654,000

$1,102,000

$1,695,000

$35,340,000

B. Local Government General Revenue by Type

USER FEES & CHARGES:

Residential Permit / Impact Fees

$24,000

$32,000

70

1,122

category consists mostly of

$0

Residential Property Taxes

$0

Utilities & Other Govt. Enterprises

$1,

252,000

General Sales Taxes

$392,000

Hospital Charges

$93,000

Specific Excise Taxes

$79,000

Transportation Charges

$97,000

Income Taxes

$0

Education Charges

$72,000

License Taxes

$10,000

Other Taxes

TOTAL TAXES

$317,000

Other Fees and Charges

TOTAL FEES & CHARGES $1,786,000
$1,900,000 M TOTAL GENERAL REVENUE $3,686,000

$274,000
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IMPACT OF BUILDING 1,601 SINGLE FAMILY HOMES IN JOHNSTON CO.. NC

Industry

Construction

Local Income

$878,000

Local Business
Owners’
Income

$152,000

Local Wages
and Salaries

$726,000

Wages &
Salaries per
Full-time
Job

$36,000

PHASE I/F-ONGOING, ANNLIAL EFFECT THAT OCCURS BECALSE LINITS ARE OCCUPRIED
A. Local Income and Jobs by Indust

Number of
Local Jobs
Supported

Manufacturing

$177,000

$22,000

$155,000

$34,000

Transportation

$558,000

$28,000

$530,000

$30,000

Communications

$2,790,000

$1,091,000

$1,699,000

$52,000

Utilities

$1,184,000

$535,000

$649,000

$61,000

Wholesale and Retail Trade

$7,022,000

$1,148,000

$5,874,000

$25,000

Finance and Insurance

$2,527,000

$321,000

$2,207,000

$51,000

Real Estate

$4,176,000

$3,641,000

$535,000

$35,000

Personal & Repair Services

$2,334,000

$1,280,000

$1,054,000

$27,000

Services to Dwellings / Buildings

$781,000

$261,000

$520,000

$24,000

Business & Professional Services

$4,486,000

$1,835,000

$2,651,000

$35,000

Eating and Drinking Places

$1,956,000

$388,000

$1,568,000

$15,000

Automobile Repair & Service

$1,591,000

$792,000

$798,000

$47,000

Entertainment Services

$888,000

$314,000

$575,000

$28,000

Health, Educ. & Social Services

$5,195,000

$986,000

$4,208,000

$35,000

Local Government

$4,093,000

$0

$4,093,000

$39,000

Other

$2,478,000

$43,115,000

$150,000

$12,943,000

$2,328,000

$30,172,000

$24,000

$31,000

Note: Business & professional services include architectural and engineering services. The "other” category consists mostly of

landscaping services, and the production of greenhouse and nursery products.

B. Local Government General Revenue by Type

Business Property Taxes

$929,000

Residential Permit / Impact Fees

$0

Residential Property Taxes

$1,885,000

Utilities & Other Govt. Enterprises

$3,238,000

General Sales Taxes

$330,000

Hospital Charges

$241,000

Specific Excise Taxes

$67,000

Transportation Charges

$80,000

Income Taxes

$0

Education Charges

$60,000

License Taxes

$8,000

QOther Fees and Charges

Other Taxes

$265,000

TOTAL FEES & CHARGES

A T S S

$228,000

$3,847,000




TOTAL TAXES _ TOTAL GENERAL REVENUE —
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The Housing Policy Department of the National Association of Home Builders (NAHB) maintains
an economic model that it uses to estimate the local economic benefits of home building.
Originally developed in 1996, the model was at first calibrated to a typical metropolitan area
using national averages, but from the beginning was capable of being adapted to a specific local
economy by replacing key housing market variables. The initial version of the model could be
applied to single family construction, multifamily construction, or a combination of the two.

In March of 1997, NAHB began customizing the model to various areas around the country on a
routine basis, primarily at the request of its local affiliated associations. By February of 2006,
the Housing Policy Department had produced over 350 of these customized reports analyzing
residential construction in various metropolitan areas, non-metropolitan counties, and states
across the country (darker shaded areas in the map below).

Areas Covered by Previous NAHB Local Impact Studies

The reports have analyzed the impacts of specific housing projects, as well as total home
building in areas as large as entire states. In 2002, NAHB developed new versions of the model
to analyze active adult housing projects and multifamily development financed with the Low-
Income Housing Tax Credit. In 2005 a version of the model that analyzes residential
remodeling was added to the mix.

o



Results from NAHB's local impact model have been used by outside organizations such as
\r’ universities, state housing authorities and affordable housing agencies:

2

The Shimburg Center for Affordable Housing at the University of Florida used results
from the NAHB model to establish that “the real estate taxes paid year after year are the
most obvious long-term economic benefit to the community. Probably the second most
obvious long-term economic benefit is the purchases made by the family occupying the
completed home.” www.shimberg.ufl.edu/pdfs/Newslett-June02.pdf

The Center for Applied Economic Research at Montana State University used “results
from an input-output model developed by the National Association of Home Builders to
assess the impacts to local areas from new home construction.” The results show that
“the construction industry contributes substantially to Montana’s economy accounting for
5.5 percent of Gross State Product.”
www.msubillings.edu/caer/The%20Impact%200f%20Home%20Construction%20in%20

Montana.pdf

The Housing Education and Research Center at Michigan State University also adopted
the NAHB approach: "The underlying basis for supporting the implementation of this
[NAHB] model on Michigan communities is that it provides quantifiable results that link
new residential development with commercial and other forms of development therefore
illustrating the overall economic effects of residential growth.”
www.canr.msu.edu/cm/herc/h5over.html

The Center for Economic Development at the University of Massachusetts found that
“Home building generates substantial local economic activity, including income, jobs, and
revenue for state and local governments. These far exceed the school costs-to-property-
tax ratios. ...these factors were evaluated by means of a quantitative assessment of
data from the National Association of Home Builder’s Local Impact of Home Building
model” www.donahue.umassp.edu/publications/housing/7-economicco.html

Similarly, the Association of Oregon Community Development Organizations decided to
base its analysis of affordable housing on the NAHB model, stating that “This model is
widely respected and utilized in analyzing the economic impact of market rate housing
development,” and that, compared to alternatives, it “is considered the most
comprehensive and is considered an improvement on most previous models.”
www.aocdo.org/docs/EcoDevoStudyFinal.pdf

The Boone County Kentucky Planning Commission included results from the NAHB model
in its 2005 Comprehensive Report. The Planning Commission used values from the
impact model to quantify the increase in local income, taxes, revenue, jobs, and overall
local economic impacts in the Metro Area as a result of new home construction.
http://www.boonecountyky.org/pc/2005CompPlan.aspxyv




The NAHB model is divided into three phases. Phases I and II are one-time effects. Phase I
captures the effects that result directly from the construction activity itself and the local
industries that contribute to it. Phase II captures the effects that occur as a result of the wages
and profits from Phase I being spent in the local economy. Phase III is an ongoing, annual
effect that includes property tax payments and the result of the completed unit being occupied.

Phase I:
Local Industries
Involved in

Home Building

Phase II:
Ripple Effect

Phase III:
Ongoing,
Annual Effect




The model defines a local economy as a collection of industries and commaodities. These are
selected from the detailed benchmark input-output tables produced by the U.S. Bureau of
Economic Analysis. The idea is to choose goods and services that would typically be produced,
sold, and consumed within a local market area. Laundry services would qualify, for example,
while automobile manufacturing would not. Both business-to-business and business-to-
consumer transactions are considered. In general the model takes a conservative approach and
retains a relatively small number of the available industries and commodities. Of the roughly
600 industries and commodities provided in the input-output files, the model uses only 93
commodities and 95 industries.

The design of the model implies that a local economy should include not only the places people
live, but also the places where they work, shop, typically go for entertainment, etc. This
corresponds reasonably well to the concepts of Metropolitan Statistical Areas and Primary
Metropolitan Statistical Areas. These are areas defined by the U.S. Office of Management and
Budget, based on local commuting patterns, and outside of the New England area are
aggregations of counties. Outside of these officially defined metropolitan areas, NAHB has
determined that a county will usually satisfy the model’s requirements.

For a particular local area, the model adjusts the indirect business tax section of the national
input-output accounts to account for the fiscal structure of local governments in the area. The
information used to do this comes primarily from the U.S. Census Bureau’s Census of
Governments. Wages and salaries are extracted from the employee compensation section of
the input-output accounts on an industry-by-industry basis. In order to relate wages and
salaries to employment, the model incorporates data on local wages per job published by the
Bureau of Economic Analysis.

In order to estimate the local impacts generated by home building, it is necessary to know the
sales price of the homes being built, how much raw land contributes to the final price, and how
much the builder and developer pay to local area governments in the form of permit, utility
connection, impact, and other fees. This information is not generally available from national
sources and in most cases must be provided by representatives from the area in question who
have specialized knowledge of local conditions.



SUMMARY OF PHASE I
VALUE OF CONSTRUCTION
INPUTS: SERVICES PROVIDED AT CLOSING

PERMIT/HOOK-UP/IMPACT FEES
(Info Obtained From Local Sources)

1

MODEL OF THE LOCAL ECONOMY

=

INCOME FOR LOCAL RESIDENTS

TAX/FEE REVENUE
FOR LOCAL GOVERNMENTS

OUTPUTS:

The model subtracts raw land value from the price of new construction and converts the
difference into local wages, salaries, business owners’ income, and taxes. This is done
separately for all 95 local industries. In addition, the taxes and fees collected by local
governments during the construction phase generate wages and salaries for local government
employees. Finally the number of full time jobs supported by the wages and salaries generated
in each private local industry and the local government sector is estimated.

Clearly, the local residents who earn income in Phase I will spend a share of it. Some of this
will escape the local economy. A portion of the money used to buy a new car, for example, will
become wages for autoworkers who are likely to live in another city, and increased profits for
stockholders of an automobile manufacturing company who are also likely to live elsewhere. A
portion of the spending, however, will remain within, and have an impact on, the local economy.
The car is likely to be purchased from a local dealer and generate income for a salesperson
who lives in the area, as well for local workers who provide cleaning, maintenance, and other
services to the dealership. Consumers also are likely to purchase many services locally, as well
as to pay taxes and fees to local governments.

This implies that the income and taxes generated in Phase I become the input for additional
economic impacts analyzed in what we call Phase II of the model. Phase II begins by
estimating how much of the added income households spend on each of the local commodities.
This requires detailed analysis of data from the Consumer Expenditure Survey (CES), which is
conducted by the U.S. Bureau of Labor Statistics primarily for the purpose of determining the
weights for the Consumer Price Index. The analysis produces household spending estimates for
56 local commaodities (the remainder of the 93 local commodities entering the model exclusively
through business-to-business transactions).



SUMMARY OF PHASE II

LOCAL INCOME & TAXES
FROM PHASE |

=

SPENDING ON

LOCAL GOODS AND SERVICES ‘_
Consumer Expenditure Survey

(U.S. Bureau of Labor Statistics)

+

MODEL OF THE LOCAL ECONOMY

4

OUTPUTS: LOCAL INCOME & TAXES

INPUTS:

The model then translates the estimated local spending into local business owners’ income,
wages and salaries, jobs, and taxes. This is essentially the same procedure applied to the
homes sold to consumers in Phase I. In Phase II, however, the procedure is applied
simultaneously to 56 locally produced and sold commodities.

In other words, the model converts the local income earned in Phase I into local spending,
which then generates additional local income. But this in turn will lead to additional spending,
which will generate more local income, leading to another round of spending, and soon.
Calculating the end result of these economic is a straightforward exercise in mathematics.

Like Phase II, Phase III involves computing the sum of successive ripples of economic activity.
In Phase 111, however, the first ripple is generated by the income and spending of a new
household (along with the additional property taxes local governments collect as a result of the
new structure). This does not necessarily imply that all new homes must be occupied by
households moving in from outside the local area. It may be that an average new-home
household moves into the newly constructed unit from elsewhere in the same local area, while
average existing-home household moves in from outside to occupy the unit vacated by the first
household. Alternatively, it may be that the new home allows the local area to retain a
household that would otherwise move out of the area for lack of suitable housing.

In any of these cases, it is appropriate to treat a new, occupied housing unit as a net gain to
the local economy of one household with average characteristics for a household that occupies
a new home. This reasoning is often used, even if unconsciously, when it is assumed that a

6



new home will be occupied by a household with average characteristics—for instance, an
average number of children who will consume public education.

To estimate the impact of the net additional households, Phase III of the model requires an
estimate of the income of the households occupying the new homes. The information used to
compute this estimate comes from several sources, but primarily from an NAHB statistical model
based on decennial census data. Phase III of the local impact model then estimates the fraction
of income these households spend on various local commodities. This is done with CES data
and is similar to the procedure described under Phase II. The model also calculates the amount
of local taxes the households pay each year. This is done with Census of Governments data
except in the case of residential property taxes, which are treated separately, and for which
specific information must usually be obtained from a local source. Finally, a total ripple effect is
computed, using essentially the same procedure outlined above under Phase 1I.

SUMMARY OF PHASE III

INPUTS: INCOME OF HOUSEHOLD
OCCUPYING NEW HOUSING UNIT

4

SPENDING ON
LOCAL GOODS AND SERVICES ‘.—_

PROPERTY TAX PAYMENTS

+

MODEL OF THE LOCAL ECONOMY

.

OUTPUTS: LOCAL INCOME & TAXES

The details covered here provide only a brief description of the model NAHB uses to estimate
the local economic benefits of home building. For a more complete description, see the
technical documentation at the end of the report. For additional information about the model,
or questions about applying it to a particular local area, contact one of the following in NAHB's
Housing Policy Department:

& David Crowe, Senior Staff Vice President (202) 266-8383
B Paul Emrath, Assistant Staff Vice President (202) 266-8449
& Elliot Eisenberg, Senior Economist (202) 266-8398



Economic Impacts of Home

Building in Johnston County
July 2006

Home Builders Association of
Johnston County

Randy Summerlin, President
Sherry Pinney-Phillips, Execuliva Direclor

Home Building

* Generates substantial economic activity
$159,000,000.00 in local income

+ Generates new income and jobs
3,306 new jobs from construction

* Generates new revenue for government
$15,100,000.00 new taxes in 2005

Johnston County Employment

= Government 18.6% 7,491
* Manufacturing 17.6% 7,082
= Retail Trade 12.9% 5,181
+ Health Care 10.6% 4,262
» Education 4,168

= Construction 9.5% 3,820
« Motel/Food 9.1% 3,650
* All others 21.4% 8,598

» Total 40,084
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Modeling a Local Economy

Collection of industries and commodities
Typical of a local market area
Business to business and to consumer

600 industries and commodities in us
Bureau of Economic Analysis

93 commodities
95 industries

Model of Local Economy

Captures where people live and work

Considers where they shop and go for
entertainment

Metropolitan Statistical Area
Based on job commuting patterns

US Census Bureau Census of
Government

US Bureau of Economic Analysis

National Association of Home
Builders Model

Phase | and Il are one-time effects

Phase | captures the direct effects from
the construction activity and the local
businesses that support the activity
Phase Il captures the effects of the wages
and profits from Phase | being spent
Phase Il is the ongoing, annual effects
that includes property tax and occupation




Basis for the calculations

Average price of home - $182,942
Average lot price - $31,959

Average builder fees per home - $3,546
Average property tax per home - $1,427

These numbers were provided by Market
Opportunity Research Enterprises and the
Johnston County Building Inspections
Department.

Estimated impact of 1601 homes
First year impacts

+ $159.0 million in local income
* $15.1 million in taxes & other revenue for local

governments

+ 3,306 local jobs

Ongoing, annually recurring impacts
$47.1 million in local income

+ $7.3 million in taxes & other revenue for local

.

governments
984 local jobs

Questions ?

Thank you for attending.

Home Builders Association of
Johnston County
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Impact of Homebuilding in Johnston County
Response from Commissioner Mims

The National Association of Homebuilder’s (NAHB) recent study (based on a computer

model developed in 1996) for a typical metropolitan area severely skews the numbers for
Johnston County when Waké County is included. Also, figures for impact fees, and local
income, tend to lead the reader to assume county government is flush with extra revenue.
Since Johnston County doesn’t have impact fees on new home construction and doesn’t -
collect income tax, these figures are irrelevant. Computer models are used to predict lots
of things in our world of sophisticated technology, but they are not always accurate. An

example of that is weather forecasts and hurricane models.

The model clearly states that the impacts were calculated assuming that new single family
homes built in Johnston County have an average price of $182,942 and are built on lots
for which the average value of the raw land is $31,959; require the builder and developer
to pay an average of $3,546 in impact, permit and other fees to local governments and
incur an average property tax of $1,427 per year. The Johnston County Homebuilder’s
Association’s (JCHB) spreadsheet does not agree with the above assumptions. According
to the spreadsheet, the average sales price of 1524 homes built in 2005 was $148,629 and
since revaluation, our tax value has dropped to approximately 89% of sales price putting
the average tax value at $132,280 per home. Raw land is land that does not have
subdivision approval, roads, water lines, sewer lines or other improvements. The model

states raw land averages $31,959. We aren’t there yet, and the JCHB states average lot



price at $31,959. As I said above, we do not have impact fees in Johnston County. We do
show a profit of roughly $200,000 in the year 2005 example, thanks to an agreement
reached in the year 2000 by then Commissioner Fred Smith and the JCHB to increase
inspection fees to ward off a call for impact fees. As for average property tax bill in the
example, it would be $1,032 per year, not $1,427 per year (per NAHB) or $1,159 per year

(per JCHB.)

The JCHB spreadsheet shows 1524 new homes producing 626 students or 0.41 students
per new home. The Johnston County Board of Education has worked with a consultant
(OR-ED) for many years who has calculated that the average new home will produce 0.64
students per home. Therefore, the number of students in the JCHB spreadsheet would
need to show 975 students instead of 626. Personally, the way our schools are filling up, I

think both groups may be low in their projections.

With these new numbers included in the spreadsheet, there is a net loss to the county of
$516,080 instead of a surplus of $1,102,199 for 1524 new homes. And that is just for
education purposes. Education expenses take about 45% of the services a residential tax
bill should pay for. Let’s assume we break even on education at $1,572,441 (new taxes:)
that would still leave $1,921,872 short for the other 55% or a loss of $1261 per new
home. To look at the bigger picture, 29,028 school students come from 45,356 homes. If
each has a $1261 loss, that is a $57 million cost to the county. One could argue that

Johnston County makes that up in sales tax revenues. However, with our sales tax



‘ proceeds at approximately $30 million, that would still leave us $27 million short. Thank

goodness for commercial and industrial growth in Johnston County, which follows

rooftops. Without them, our tax rate would be $1.54 instead of 78 cents.



M-WO\

(rev %6 D.mkk

tW)\CbL .rr.t..«,.ﬂ...+.\., Foald u.._r w).w.lfmuﬂu« AVN-.Q.TN

/\ J.\ ,ﬁ_@.. oy ﬁd\mm "hol ZG3F J 192, % 2wy 955 /Gl =
7 T\ !
\I_\ i B ™ et
2O m;%@még\m%‘@ E7e (287'S 5 ﬁaﬁ ARV G5 g 2T b }?eu,f:ﬁru ) ovyos 2.0
2w /19 w_gl TER “dc:w PV L, 08 & re muw\. - _jt bt m» r e wwqtmd anhxﬁn o
AL BT/ 2501 ; wtwnm__% ‘P Y Sk m?wwwww Lk 8T8 Wy = s Frodzry yeoyas Or
,vsz PRI ree e brod eanisy may PNy g d Ie A)o\n AP I oIS O
m S - .ﬁ-f': - _ _
Nwﬁ;ﬁw “ g#d&wt | "N /
h&q_ﬁ@\h%w &EQ& “ .ﬁ:mt_u‘ﬁzwm.mm AN €507 »uJ..V,TA =ity mM ¥
‘ | = o y
| : 7 v sy N Z | kel g W_ N_.r.
wﬂﬂ.mm%\w QLS $OT + w...m B H@.r _u«e\,{mb;ﬁw \ i 2 2p2° X W E@
S ostuie ). h9° b v | IPRTLS] 4 | LEEPRSIOT mwamﬁgq %
. L) dAgInd e (@] swy svmsemrlsu| | 4 33 L) ki &
liw 3W0~NTN_N\\. nT\m.aQﬁiw.mh\u.N_Wh . i N - o .\.m._\ .nm, WL /.ﬁ./&
rey b2y g #| sup | ous'ene J g7 562 | = prrsi 2 o
= OSELXSlh Rasgrs Hived T2 TPAEL Jrse ) sonr ks
& AU
661201 19 8SL°L6Z°LS 9 ‘g . g g —
T i www Mww.mwmw wmmwﬁ%m ZET 115 928 vZS1 G00Z 18101 ]~ 9
vE6' 763 0/2'68% iy mmt:& T e - ]
ﬂmm,vmw mwm_nww s P wrm.mvp.w 068 B6E LS gy AON
vSZ 6.8 620643 lv_[v9z9cs SO TELS J00 Lachl £l i
0£5'611$ 0ES'€ZLS 9 mwm.@mﬁ mwm.mm Mw mmw.m%"ma 20t ]
L0v'8vLS S8E'051% 8. |80069% €862 2 res e 9! -
I T oot mmm.wmmw €Zv'65r'628 961 anp
. : ! C6¥'965/1% 1ZL Aew
8£8'G0LS 88221 1% 65 lgc/’ . =2 A
1989'76% 6221019 €5 mwm.%w Mm,@@é 239 6 Les - 20V
619°989 606 6% 0S5 |0L07hS tw_mmrw ] £El i
_ : 1§ 059'852°71% gz1 GER]
210°128 $25°'56% 05 |£2z2'62% : . s
ibodls b ."V [ [ ‘
Aunon 03 1SN dx3dndiad "MSH| Soo} uonS5asy NM&MX@% VIO 146°L1LS €8 NVT
1 ._,m_.a i e maN §$ uianep  ESWON Mop muoy |
500z
sSpulad [woy MBR]

dHIT





