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South Main Street Plan Strategy

The 2030 Town Comprehensive Plan recommended examining strategies
to address economic development and affordable housing for the South
Main Street corridor in Louisburg.

This assessment will recommended opportunities to address gaps in
economic development and affordable housing by way of:

— Examine trends in population and housing development
— Review of existing studies and plans

— Assess employment patterns

— Review and identify trends at the parcel level

— Recommendations for specific development steps



Study Area- Boundary
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Plan Recommendations

Land Use

Redevelop the Depot Hill area using a master plan approach with the old warehouse as the “anchor” project to
support adjacent development.

Encourage mixed use zoning solutions to promote commercial and recreational development along West
River Road along the River.

Strengthen the housing stock in the South Main Street Neighborhood by encouraging the construction of
various housing types.

Provide a range of workforce housing alternatives for local commercial, institutional and industrial needs, utilizing
lands close to potential business locations, specifically at Depot Hill and the Industrial Campus.
Increase infrastructure investment in all the three areas (Depot Hill, S Main and the Industrial Campus) to support

their growth and development, including water, sewer, storm drainage, recreation, lighting, beautification, sidewalks
and road improvements.

Housing

Identify a Community Development Corporation or other non-project community development group to
support property acquisition and/or redevelopment projects.

Establish better public education to community barriers to ownership like heirs property and creating clear title.
Revise zoning regulations to address non-conforming lots and consideration of accessory dwellings.

Develop public features to further define neighborhood areas (park, sculpture, building, community facility, etc.)
Identify Town incentives to promote homeownership at all levels of home price.

Work with developers to create greater housing opportunities for Town owned property.



Plan Recommendations - Continued

Economic Development

Seek additional grant funding for infrastructure improvements infrastructure and access to the Tar River.
Redevelop the Depot Hill warehouse and master plan adjoining land for development.

Identify commercial reuse opportunities in the neighborhood to provide increase access to neighborhood
commercial needs, specifically, restaurants, personal service and access to healthy food options.

Redevelop Town-owned property at West River Road, South Main Street and the Tar River for non-residential
development including retail and recreational needs.

Create a defined neighborhood with gateway signage, street trees and lighting.

Transportation

Study and identify better connections between S. Main St. to North Main and Bickett Boulevard through improved
accessibility using sidewalks and improved roadway access.

Improve Bunn Road to reduce speeding and make it more pedestrian friendly.

Repair and rebuild sidewalks, create crosswalks and/or greenway trails where needed to increase pedestrian
mobility and connecting neighborhoods.

Plan for additional sidewalks along both sides of South Main Street.
Work with the designated transit authority to provide local transit access along South Main.



Key Stakeholder Discussions- S. Main Street

Vision

* Infill vacant property sites with variety of residential

» Better connect S. Main St. to Downtown activity

» Iconic features to define neighborhood (park, sculpture, building, community facility, etc.)

* Promote commercial uses and extend employment opportunities on S. Main Street

Challenges

* High rates of renter occupied houses with poor maintenance

» High concentration of tenants beyond standard levels

* Limited public investments in this portion of Town

» Heir properties and lack of common ownership make land assemblage challenging

* Majority of parcels are substandard/ non-conforming to current zoning code for redevelopment

* Lack of aCommunity Development Corporation or other non-project community development group to
support acquisition and redevelopment strategies

Paths to Success

* Require landlords to hold higher standards for property upkeep

* Promote homeownership at all levels of home price

* Town continue leadership in land assemblage, identification of key properties

» Town continue to plan for and make investments in this neighborhood

» Identify strategic partners to support Town and provide capacity to further acquisition and redevelopment




Community Assessment

This Assessment will:
— Define the Plan Area
— Provide an Overall demographic/social profile for the plan area
— Specifically examine:
Population Data
Housing Trends
Employment Data
Trade Area Boundary
Current Planning Policies



Demographics and Income (2020)

S. Main Street ]
Census Block Louisburg i;anklln
Group ounty

00
AN 1,302 3,529 70,921
Population
‘ 39.5 40.2 41.2
Median Age
$26,388 $48,738 $58,984

Median Household
Income



S. Main Street Block Group 2010-2020 Change

Total Population 1,259 1,302 3.4% (.3%
annually)

Median HH $8,925 $26,388 195% (20%

Income annually)

Median Home $61,500 $81,931 33% (3.3%

Value annually)

Owner Occupied 191 163 -17%

Units

Median Age 36.9 39.5 + 2.6 Years

Population Black  72% 70% -2%




Population growth (2020-2025)

5 Year Projected Growth
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S. Main Street Demographics by Age

Largest segment of populationis in 65+. Largest area of growth in 65+ age range

Population by Age - 2020

Under 15 17% 0

m Under 15 15% .5
15-24

m25-34 25-34 12% 0

= 3544 35-44 12% 0
m45-54

s 45-54 11% -1

mboE 55-64 11% -1

65+ 21% 2.5



S. Main St. Block Group Housing Analysis

Housing Units 577

Occupied Housing Units 490 (85%)

Owner Occupied Units 163 (28%)

Renter Occupied 327 (57%)

Vacant Housing Units 87 (15%) T T

Median Year Structure Built 1973
Median Home Value $81,931

Median Gross Rent $560

ESRI Business Analyst (Housing Profile); Google Maps




S. Main Street Block Group Housing Stock

Structure Type | Percent of
Stock

Single Family 52.5%
2 units 15.5%
3 or 4 units 5.6%
10 to 19 units 1%
20 or more 0%
Mobile home 9%

Source: American Community Survey, 2018 (5 Year Estimates)

Cost Burden

» 52% of all renter-occupied households pay
more than 30% of income on housing
costs

— 36% of those households pay more
than 50% of income on housing

» 30% of all owner-occupied households pay
more than 30% of income on housing
costs



S. Main Street Neighborhood Resident Employment Trends

« Majority of workers that live in S. Main Street
area work in Service Industry

— Building Maintenance, and Personal
Care with highest percentages

» Blue Collar workers are in line with national
average but are heavily skewed towards
Production and Transportation jobs

* White Collar jobs are well below national
average

— Most jobs of area residents focused on
Education and Administrative
Support

m White Collar Blue Collar m Services



Housing- For Sale/For Rent/ Recent Sales

For Sale For Rent Recent Sales (last 12 months)
- $50/SF for fixer uppers + $875 2BR-1BA « $55-$110* for renovated
» $125/ SF for renovated (on » $25-340/ SF for fixer uppers
market for over 4 months)
B == \\\

Oy

*higher sale per SF for duplex rental properties



Employee Patterns

» 93% of Louisburg workers live
outside of town.

— 53% travel greater than 25
miles to Louisburg for work
(see heat map)

» 85% of Louisburg resident
workers travel outside of Town for
work.




Louisburg Industries by Percent Employment
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Proposed Retall Trade Area

* Modified 15-minute drive time (in
purple)

— Minimal overlap of
surrounding communities with
commercial downtown cores.
(Wake Forest, Henderson,
Franklinton, Zebulon, Rocky
Mount)

Centerville




Proposed Residential Trade Area

* Proposed Evaluation of
County for residential
trade area

 LEHD employee pattern

* Workers who are
employed in Louisburg
live across the County



2030 Comprehensive Plan
South Main Street Neighborhood

This area should be permitted to transition to mixed uses, allowing integrated projects
that support multi-family, single-family, institutional, office and neighborhood
commercial uses. The area is designated as a redevelopment zone that allows for
flexibility with dimensional and lot design standards. Reduction of high impact

Land Use Policy | commercial uses with the substitution of low impact alternatives is supported.
Expansion of residential uses is emphasized. Governmental and Neighborhood scale
commercial uses are also supported. This area will maintain a combination of R-1, R-2,
and Business (B-3) zoning district designations, provided that conditional or special
uses are only permitted within the framework described above.

D|ansityr Single Family, 3 - 4 Dwelling Units Per Acre
Utilities Public Water and Public Sewer
q Personal Vehicle, Walking, and Bicycling. Envisioned as part of a potential public transit

e Loop in the future.

Urban Grid Network, On-Street Parking
L Curb and Gutter, Sidewalks, Street Trees

« |dentify redevelopment opportunities and potential incentives
Planning « Implement recommendations from the Bike and Pedestrian Plan to construct
Initiati sidepath connections to the existing sidewalk and greenway network
nitiatives

* Prepare a streetscape improvement plan
» Plan for potential public transit route




2030 Comprehensive Plan
Depot Hill

This subarea will become an expansion of downtown to the south, across the

Tar River, connecting to a mixture of residential, commercial, entertainment, and
recreational land uses. It is intended to function as a key node that anchors the South
Main Street Coridor. Land uses should support a compact development pattern of
mixed use projects that supports retail, condominiums, single-family, specialty food
and restaurant businesses, and entertainment uses. Site design should encourage
pedestrian accessibility and walkability with attention to creating a custom experience
that will be unique to Depot Hill. Commercial building guidelines are recommended for
this area. Industrial zoning will gradually phased out as the area redevelops.

Nao Minimum Lot Size, Build-To Lines, Residential density varies based on a master plan

Public Water and Public Sewer

Personal Vehicle, Walking, and Bicycling. Envisioned as part of a potential public transit
Loop in the future.

Urban Grid Network, On-Street Parking
Curb and Gutter, Sidewalks, Strest Trees

+ Establish public private partnerships and incentive programs for the redevelopment
and activation of the entire area

+ Prepare a streetscape improvement plan for the Tar River bridge connection and
potential viewing area overlooking the Tar River

+ Evaluate and market development opportunities along the Tar River for mixed use
residential and commercial projects that take advantage of potential views

+ Consider height increase to 75' within the B-1 zoning district

+ Develop consistent wayfinding and signage to connect Depot Hill and Downtown




2030 Comprehensive Plan
Industrial Campus

The Industnial Campus will be the location for most light and heavy industnial land
uses, with emphasis on supporting light industrial and warehouse spaces. The Town's
signature industrial park, Commerce Park, will be the primary location for industrial
development with adjoining properties for other heavy or more intense industrial
E1 1 LV ER (T uses, Other uses that should be considered for this area include governmental and
back office operations that often need large tracts of land with ample parking for
employment. Limited commercial uses should be located in this area. The area should
maintain an I-1 zoning district designation with the A-R zoning district being converted
over time, I-2 zoning may be supported through a site specific development plan.

Density Small fo Large Scale Industrial Lots

Utilities Public Water and Public Sewer

JIEL T LTI Personal vehicle and transport trucking.

Industrial Campus
Interconnected, Curvilinear Street Network

Character

+ Improve signage and landscaping at T. Kemp Road entrances to Commerce Park

» Ensure appropriate utilities and infrastructure are in place

» Proactively rezone areas to preserve compatibility with industrial zoning

Planning » Promote the development of workforce housing in close proximity to jobs

Initiatives * Evaluate regulations and covenants that support desired development pattems
within the Commerce Park

+ Provide connectivity to regional trails and greenways for recreational purposes and
provide opportunities for the workforce to walk or bike to work




Parks and Recreation Master Plan- 2019
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Transit Service Plan- 2016
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Parcel Assessment

The Parcel Level Assessment will examine;

= Zoning and Land Use

= Parcel Sale Data

= Land and Building Values
» Residential Types

= Vacancy and Vacant Land
= Ownership Barriers



Zoning Analysis

1 Low Density Residential

+ Single Family dwellings

* Minimum Lot Size- 30,000 SF (approx. 3/4 acre)
¢ Minimum Lot Width- 80 feet

R-2 Medium Density Residential

» Single Family and Duplexes

« Multi-Family and PUD through Special Exceptions
¢ Minimum Lot Size- 10,000 SF

* Minimum Lot Width- 50 Feet

I-2 Heavy Industrial

* Manufacturing and Fabrication

B-1- Downtown Business

* No Minimum lot size or width

* Allow for mixed-use development

B-3 Neighborhood Business

* Minimum Lot Size- 10,000 SF

* Maximum Building- 5,000 SF

Ai:gi*
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Land Use

TR Number of Percent of ‘
gory Parcels ETREIS

Residential 209 50%
Undeveloped 161 38%
Industrial 19 5%
Retail 13 3%
Religious 6 1%
Institutional 5 1%
Parking 4 1%
Open Space 3 1%
Office 1 <1%

Land Use
= Residential

'Undeveloped
== |ndustrial

Retail

= Religious
== |nstitutional
= Parking
= Open Space
= Office

All other parcels




Recent Sales by Land Use 2015-2020

Residential Sales

» 34 parcels (66% of all sales)

* 88% of the sales (30 parcels) are currently Bl Paring [l Residental [l Retail [T Undeveioped
likely renter occupied

Recently Sold Parcels by Land Use

» Residential parcels on average sold for 15
$.76 for every $1 of tax assessed value =
Ie)
(7]

Undeveloped Land Sales 210
+ 13 parcels (25% of all sales) %
— Town has acquired majority of o
undeveloped properties gs)
L.

* Undeveloped parcels on average sold for 2 5
$.65 for every $1 of tax assessed value g
=

0 . ! .

2015 2016 2017 2018 2019 2020

Only includes sales where price is greater than $0.



Recent Sales (2015-2020)

* 51 parcels (12%) in the study
area have sold between 2015
and 2020

— 15% of built square
footage

5,
&
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=Recent Sales (2015-2020)
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0 004605  017Mies
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/ 22 T
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Note: Only includes sales where price is greater than $0.



Building Value per Sqg Ft

Higher valued
buildings scattered
throughout study area
Duplexes along
Cooper St. are
relatively consistent in
their value

]

Building Value
Per Sq Ft
m<$15
=<$31

<$46
=<$70
=<$122




Land Value per Acre

Small concentrated
pockets of high
valued land

Doesn’t follow a
typical land valuation
trend of highest
valued land along
commercials
corridors

Land Value /
Per Acre
=<$17,770
=<$30,310
<$40,540
=<$56,870
=<$250,900
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Residential Unit Type

o —— = —

/
Residential Unit Type
= Single-Family
= Duplex
‘ = Multi-Family (4+ Units)
= Triplex
=All other parcels

PRSP
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Vacancy

Percent of
Buildings

Number of
Buildings

Vacancy

Occupied 222 88%

Vacant 31 12%

« Residential vacancy at
6% (14 rental units)

ve
Building vacant?
=No
“Yes

Fy

&
&

Minecal.s prinLl,,

Club-Rd—




Tenure

Tenure N N
=| ikely Owner \
= Likely Renter \
=All other parcels
&
&
¥
Number of Percent of
Units Units
Likely Owner 37 18%
Likely Renter 172 82%
0‘1\\“"'%7
‘<
A
0 0o® 04 "“w\qmues i




Undeveloped Parcels & Public Ownership

/

Public Owner
=TOWN OF LOUISBURG
= FRANKLIN COUNTY
=FRANKLIN CO BOARD OF EDUCATION
Land Use
= Undeveloped
=All othej parcels

@«

&)
&

* Opportunities exist
for larger land
assemblage




Heirs Properties

Heirs Properties
“Heirs
—All other parcels




Debris

/
Debris
= Abandoned Vehicle
= Furniture
= Multiple
=Trash
Dl\ig‘deb,ris




Historic Preservation

 NC State Historic Preservation _;v;:;{_l\ AL
Office map of assessed properties oY
within study area

» Franklin County Training School- ﬁw

Riverside Union School
» African American school
complex from 1950’s-1960's
* Red dots on map signify structure
IS gone
* Primarily homes built in 1910’s-
1920’s

. Tty &
FRANKLIN =%




Parcel Analysis Summary

 Primatrily residential area with high renter-occupancy (82%)

« 30% of buildings show signs of deferred maintenance. This,
coupled with vacancy (12%) and undeveloped parcels (38%),
contributes to an overall perceived challenged neighborhood
appearance

 1/3 of all renter occupied properties have some level of deferred
maintenance

« Majority of recent residential sales (88%) have been to landlords

 Large property holding landlords own some of the highest
distressed and lowest value per sf buildings



