
WELCOME.    
WHAT IS  A COMPREHENSIVE PLAN?   

Peering into the future is a favorite exercise for planners and designers. From the 

Chicago 1893 Columbian Exhibition to New York City’s two Worlds Fairs (1939 and 

1965) and beyond, the future was optimistic and filled with cool technology and 

architecture.  What do we think the future will look like 20 years or so from now? 

And what will Butner be like in 2040?  The quality of our Town's future depends 

on the choices we make today.  The foundation of the Imagine Butner 2040 Com-

prehensive Plan is the Mapping and Suitability Analysis which is a GIS-based build

-out model that estimates potential future growth in the Butner.   

Imagine Butner 2040 is the town's comprehensive look at itself.  Required by 

state statute, a Comprehensive Plan is fiscally neutral (basically as fancy way of 

saying the Plan requires no commitment of funds to implement any part of the 

Plan). 
 

A Comprehensive plan, may also be known as a general plan, master plan or land-

use plan, is a document designed to guide the future actions of a community. It 

presents a vision for the future, with long-range goals and objectives for all activi-

ties that affect the local government. This includes guidance on how to make deci-

sions on public and private land development proposals,  the expenditure of public 

funds, availability of tax policy (tax incentives), cooperative efforts and issues of 

pressing concern, such as farmland 

preservation or the rehabilitation of old-

er neighborhoods areas. Most plans are 

written to provide direction for future 

activities over a 20-year period after plan 

adoption. However, plans should receive 

a considered review and possible update 

every ten years.   

“If you don’t know where you are going, you could wind up 

someplace else.” 

Yogi Berra  



 

A comprehensive plan at its core is a vision for the future of a community, for the next 10-
20 years.  A community comprehensive plan serves the following functions: 

The plan provides continuity. The plan provides continuity across time, and gives succes-
sive public bodies a common framework for addressing land-use issues. 

It is the means by which a community can balance competing private interests. John 
Public may want to store oil drums on his property. Jane Citizen, his neighbor, would like 
to open a restaurant on her property. Planning seeks to strike a balance among the many 
competing demands on land by creating development patterns that are orderly and ra-
tional, provide the greatest benefits for individuals and the community as a whole and 
avoid nuisance conflicts between land uses. 

It is the means by which a community can protect public investments. Planning is the 
means by which a community avoids digging up last year’s new road to lay this year’s new 
sewer pipe. Well-planned, orderly and phased development patterns are also less expen-
sive for a community to provide with public services than low-density, scattered develop-
ment. 

It allows communities to plan development in a way that protects valued re-
sources. Planning can identify environmental features like wetlands, agricultural lands, 
woods and steep slopes and suggest strategies for preserving those resources from de-
struction or degradation by inappropriate development. 

It provides guidance for shaping the appearance of the community. A plan can set forth 
policies that foster a distinctive sense of place. 

It promotes economic development. The plan contains valuable information that drives 
the location decisions of prospective firms. 

It provides justification for decisions. Plans provide a factual and objective basis to sup-
port zoning decisions and can be used by communities to defend their decisions if chal-
lenged in court. 

 

Approximately 8,000 people call Butner home and another 6,000 travel to But-
ner for work. It is projected that Butner’s population will grow by 4,000 in 2025 
to 12,000. Its proximity to downtown Durham, Research Triangle Park and Ra-
leigh-Durham International Airport makes our town an ideal location for devel-
opment. The completion of the East End Connector (I-885) will introduce a new 
phase of accessibility and development opportunities in the Triangle and points 
north, including Butner.  

 

 

 

 

 

 

 

 

 

 

Thank you for sharing your thoughts and ideas! 
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1990   6.0 million 

2000   8.2 million 

2010   9.1 million 

2020 10.5 million 

2038 13.8 million 



      TOWN HISTORY 
To know where you are going, it’s helpful to know where you started.   

 

The community of Butner began as a training facility and hospital for the United States Army during World War II. Work to build Camp 

Butner began in southern Granville County in March of 1942. The construction of the camp proceeded at a rapid pace due to the need 

for expanded training facilities following the full mobilization of the US military several months earlier. The Post Headquarters was built 

in exactly seven days and the entire camp was built and operational in approximately three months. 

 
Camp Butner was officially activated on June 15, 1942 under the command of Colonel Harold W. Hunter. Camp Butner consisted of ap-
proximately 40,000 acres of land containing rifle ranges, artillery ranges, a prisoner of war stockade, barracks and support services for 
40,000 soldiers.  The Camp  was named in honor of Major General Henry Wolfe Butner, a native of Surry County whose distinguished 
military career included service in France during World War I and command of the Panama Canal Department. Following the end of the 
war the Army closed the camp, leaving only a small staff of firefighters and military police to protect the property. 

 

The evolution of Camp Butner into the Town of But-
ner began in earnest when John Umstead, the broth-
er of Governor William Umstead, started a move-
ment in the North Carolina Legislature in 1947 for 
better care of the mentally ill. The State purchased 
Camp Butner from the federal government for one 
dollar on November 3, 1947 and the John Umstead 
Hospital was created at the former Army hospital. 
Following the acquisition of the property and estab-
lishment of the hospital, the State Legislature desig-
nated the State Board of Mental Health as the gov-
erning body of the Town of Butner. The Board was 
given the power to prepare, adopt and enforce ordi-
nances and regulations for the development of both 
the State and privately owned property in the area. 

 

In June of 1948, the Butner Training School for the 

developmentally disabled began operation. Known 

as “The Colony”, the school was located in twelve rows of old army barracks. In 1953, the voters of North Carolina approved a $22 mil-

lion bond issue for mental health projects, part of which was designated  to build a new Butner Training School to replace the tempo-

rary barracks with a modern institution. Construction of the new facility began in mid 1955. In 1959, shortly after the death of Dr. 

James Murdoch, the name was changed from Butner Training School to the Murdoch School. The name changed again in 1963, to the 

Murdoch Center, to better reflected the role and client population of the facility. 

 

Following the reorganization of State government in 1963, the Department of Health and Human Services (DHHS) was given the re-

sponsibility for governing the Town of Butner. Also during 1973, the Butner Municipal Committee was appointed to advise the Secre-

tary of DHHS on matters related to governing the Town. The day to day responsibility of managing the Town was assigned to the busi-

ness manager of John Umstead Hospital. With the growth of the Town came the need for greater management responsibility, and 

DHHS eventually began employing a full time town manager to oversee Town operations. 

 

As the Town grew and developed the citizens of Butner began to demand more of a voice in how the Town was managed. Incorpora-

tion had been discussed throughout the Town’s history, but various impediments prevented this from becoming a reality until March of 

2007, when a bill was introduced in the NC House of Representatives to incorporate the Town of Butner. The bill was ratified and 

signed into law by Governor Mike Easley on July 27, 2007. Today, the Town of Butner now operates under the Council-Manager form of 

government with an appointed Town Manager and a governing body comprised of a Mayor and six Town Council members who serve 

two year terms. 

An Army Signal Corps photo of the military hospital at Camp Butner during World War II.  This site is now occupied by the Butner 
Town Park on Central Avenue and Butner-Stem Elementary School 



      PREVIOUS PLANS 
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Designated in ‘yellow’ on the future land use map, these areas have been identified as the most ap-

propriate areas for future residential growth and the continued use of land for residential purposes. 

These areas primarily encompass existing residential areas, those areas immediately adjacent to ex-

isting residential neighborhoods, and those areas where strong residential growth patterns are 

emerging. The recommended density of development within these areas ranges from two dwelling 

units per acre to six dwelling units per acre, with higher densities in the older core of the Town and 

lower densities in the emerging growth areas. To promote a compact and efficient growth pattern, 

the Town is encouraged to direct all residential growth that meets these density standards toward 

these areas in the coming years, while discouraging dense residential growth in the more rural and 

environmentally sensitive areas of the Town’s jurisdiction. 

 

 

This land use category is located along Gate 2 Road between the intersections of Will Suit Road and 

Lyon Station Road. The property is adjacent to residential uses and has access to Gate 2 Road, help-

ing make it attractive and suitable for future commercial growth. The commercial uses that are es-

tablished in this area should be smaller scale commercial activities, such as a convenience stores, 

drug stores and similar uses which are of a scale that is intended to serve the immediate neighbor-

hood rather than the Town as a whole. Generally, development should be limited to the primary 

thoroughfares and should be developed in a manner that has the least impact on traffic flow, while 

providing the greatest connectivity and access to the surrounding neighborhood. Uses which cause 

heavy traffic demand, such as drive through restaurants and other similar auto-oriented uses,  or 

any regional traffic generating commercial use should be excluded from this area. 

 

 

The original business district area within the Town of Butner along Central Avenue is where a variety of commercial uses are currently located. Land uses in this area 

include restaurants, convenience stores, retail businesses, professional offices, banking and other commercial and professional office uses. In the future, this area 

should continue to incorporate a broad range of service retail, professional office and general commercial uses. Generally, the development pattern in this area 

should remain similar to its current state, however greater connectivity should be provided between neighboring properties, pedestrian enhancements should be 

made and landscaping improvements should be encouraged as commercial growth and transition takes place. Commercial uses which generate large amounts of 

traffic, or are of a scale that is inconsistent with the current development pattern or capacity of the street network should be excluded from this area to encourage its 

growth as a pedestrian friendly shopping area that serves the large residential population in the surrounding neighborhoods. 

 

 

The regional commercial center is located along NC 56 and its intersecting roads around the  Interstate 85 interchange with NC 56 in northern Butner. Since this area 

has already begun  developing as a primarily automobile oriented commercial area, it is recommended that the Town channel all such growth to this area for the 

foreseeable future. Large scale or intensive retail development, including destination type retail, as well as uses such as drive through restaurants and hotels are ap-

propriate for this area. Professional offices and service oriented uses should be encouraged in the area as well in order to complement the retail development and 

provide a diverse and balanced mix of commercial development. 

 

 

As development occurs in this area, access management on NC 56 will be the primary concern. The existing conditions on NC 56 severely restrict the flow of traffic 

due to the large number of conflict points that exist along the corridor. Future development should be required to provide alternative means of access, as well as ad-

ditional connectivity infrastructure such as marginal access roads in order to increase the functionality of the road network (see site plan on 6-8). Of primary im-

portance as the areas grows is the alignment of a major intersection with Lyon Station Road to improve the flow of traffic and provide better access to adjacent prop-

erties. This new intersection will decrease  the number of potential vehicular conflict points and increase overall safety and efficiency of traffic flow. 

 

 

 

 

      PREVIOUS PLANS 

2010 

The 2010 Plan had the following Goals and Objectives — Using the Red and Green 
Dots, indicate whether you would like to see the Goal and Objective continued in the 
2040 Plan.  Red for No; Green for Yes. 



A significant opportunity for the development of a logistics and distribution center, along with general pro-

fessional office and commercial uses, exists along the west side of Interstate 85 at the Gate 2  Road inter-

change. With its close proximity to Durham and the Research Triangle Park, this area is ideal for this type 

of development, and has been designated with this land use category in order to protect current invest-

ments and further promote this site for such uses. Potential transportation improvements, including the 

realignment of the I-85 service road and safety improvements to the major curve in Gate 2 Road, will en-

hance the functionality of the local road network. It’s proximity to I-85 makes this area ideal for develop-

ment focused on logistics operations with service oriented commercial and professional office uses (such 

as hotels and business service support uses). Building on existing development in the area, future develop-

ment should be oriented towards filling  the regional need for high quality logistics and distribution facili-

ties along this primary transportation route. 

 

 

 

New industrial areas are designated primarily in the Lyon Station area east of Interstate 85. This land use 

designation recognizes existing legacy industrial areas while promoting a campus style low  impact devel-

opment pattern for expansion areas that discourages heavy industrial uses with negative environmental 

impacts. This is not meant to discourage large industries or exclude traditional manufacturing uses from 

the Town, but rather promote industrial development that is compatible with the Town’s desire for non-

polluting industries, regardless of industry sector or scale. The existing and more intense industrial uses 

are recognized on the map and their continuation is provided for; however, as these areas reach the end 

of their economic life cycles it is encouraged that they transition to less intensive uses, particularly those 

areas which are closest to the Town’s core. 

 

 

 

The governmental land use classification has been applied to those areas which are suited for continued or expanded use for office and institutional purposes by state, federal 

and local government agencies. In general, this land use classification has been used to designate those areas which contain or are adjacent to existing governmental land uses 

such as public schools and state institutions. An exception to this is an area east of Interstate 85 along Will Suitt Road which is designated for a potential regional park and site 

for a school and/or other types of community  facilities. This specific area is located between a growing residential area and the industrial area around East Lyon Station Road, 

making it an ideal transitional area between those land use types. This site is also connected to a proposed greenway trail, which would link the site to the quickly developing 

residential neighborhoods in the area and the surrounding industrial park, making it an ideal location for such a combined use. Given the importance of government institutions 

to the Town of Butner, it is imperative that the Town work with the government stakeholders to ensure the future viability of these institutions by protecting them from incom-

patible land uses and ensuring that adequate land and infrastructure is available to meet their needs in future years. 

 

 
 

 

The rural preservation land use classification has been applied to those areas which contain environmentally sensitive lands, such as critical watershed areas, as well as those 

areas of the  Town’s jurisdiction that lie outside of the Town’s projected primary growth area. Residential development density in these areas should be limited to a maximum 

of one dwelling unit per acre on the fringes of the Town’s urban growth area, and should transition to as low as one dwelling unit per five acres in the more environmentally 

sensitive areas in the outer ETJ areas. Major subdivisions in these areas should adhere to conservation design techniques in order to minimize their impact and preserve contig-

uous areas of open space for wildlife habitat to serve as environmental buffers. Due to the general lack of public utilities and access to public services in these areas, they are 

primarily  suited for large lot residential and agricultural land use, and more intensive land uses should be prohibited. The preservation of the rural character of these areas 

through limitations on development will help to protect the environment and preserve the viability of the agricultural uses that exist in   those areas, while allowing low intensi-

ty residential development 

 

 
 

 

The areas designated as open space / natural area, shown in dark green on the future land use map, have significant natural heritage value, contain flood hazard areas, wet-

lands and other environmental resources that are critical to preserve in an undeveloped state. Through the application of this land use designation, it is recommended that 

these areas be preserved and protected by maintaining them as open space and natural areas. In addition to preserving critical natural features and steering development away 

from marginally suitable lands, the open space areas will also, in some cases, provide natural buffers between uses that are incompatible, such as industrial and residential uses. 

      PREVIOUS PLANS 

2010 

The 2010 Plan had the following Goals and Objectives — Using the Red and Green 
Dots, indicate whether you would like to see the Goal and Objective continued in the 
2040 Plan.  Red for No; Green for Yes. 



A. Extended Grid Street Network. This area is positioned to experience continued residential devel-
opment. The extended  street  network should be in a grid form to build off the existing development 
and transportation patterns in adjacent residential neighborhoods. 
 
 
 
B. Gate 2 Road Realignment/Safety Improvement. A major curve in the road can be straightened to 
improve the safety and traffic flow in this area – opening up additional property for development in 
the logistics center area. Also, the service road entrance can be improved by closing and realigning it 
with the major logistics center entrance – establishing the opportunity to have a four-way intersection 
with a new road paralleling Interstate 85. 
 
 
 
C. New Connector Road. This road parallels, and is just west of, Interstate 85 and will connect Gate 2 
Road with NC Highway 56. This new connector road will provide efficient transportation options for 
cross town travel and open adjacent land for development. 
 
 
 
D. Lyon Station Realignment/Safety Improvement. The intersection of West Lyon Station and NC 
Highway 56 can be realigned to improve access management and safety. The realignment of this inter-
section will also provide for a four-way intersection with the new connector road. 
 
 
 

 
E. New Interstate 85 Overpass.  This overpass will promote more efficient flow of traffic across Town, primarily for industrial truck traffic as the industri al areas im-
mediately adjacent to the interstate experience development in the next 10 to 15 years. 
 
 
 
F. Industrial Complex Street Network Connections.  As properties continue to develop within the industrial area along East Lyon Station Road, connections can be 
made within the development up to NC Highway 56 to improve traffic flow. 
 
 
 
G. Will Suit Road and Gate 2 Road Realignment and Safety Improvements.   The intersection of these roads creates an unsafe angle to view on-coming traffic and 
make a safe turning movement onto Gate 2 Road. Short of signalizing the intersection, the opportunity exists to realign these roads into a more direct, nearly ninety de-
gree intersection. As adjacent properties develop, the opportunity may arise to negotiate and make the realignment improvements. 
 
 
 
H. B Street Realignment at the intersection with Norfolk Southern Railroad.  Realigning B Street by creating a broad curve prior to its intersection with the railroad 
will create better visibility and safer crossing at the railroad grade. The realignment may also provide better access to adjacent properties for future development on land 
east of B Street that currently has limited road access. 
 
 
 
I. Alignment of new road with East Lyon Station on NC Highway 56.  As the regional commercial area develops over the planning period; negotiations with potential de-
velopers of the property should include the alignment of the major access to this property with East Lyon Station to promote more efficient traffic flow and increased 
safety through access management. This alignment will provide long-term transportation benefits to the entire NC Highway 56 corridor. 
 
 
 
J.  NC Highway 56 Widening.  NC Highway 56 is planned for widening as indicated by the Town’s thoroughfare plan. Plans should include a landscaped median with 
access focused at major intersections along the corridor. This type of transportation pattern will allow more efficient traffic flow along the corridor and improve the  
overall  safety of the corridor as it continues to develop. Parking areas and new roads paralleling the corridor should be interconnected providing shared access and 
parking between adjacent properties – lessening potential traffic entering and exiting multiple times onto the main thoroughfare. Opportunity also exists to realign the 
major access to the Community College property and create a new complex with adequate parking for future Community College and County facilities. As the improve-
ments are made throughout the corridor, landscaping will also help enhance the overall appearance of the corridor for the enjoyment of Butner residents and visitors to 
the area. Facilities for bicycles and pedestrians should also be addressed as the final plans are prepared and before the widening of the corridor is completed. 
 

 

      PREVIOUS PLANS 

2010 

The 2010 Plan had the following Goals and Objectives — Using the Red and Green 
Dots, indicate whether you would like to see the Goal and Objective continued in the 
2040 Plan.  Red for No; Green for Yes. 



      GRANVILLE PLAN 



ELEMENTS OF DEVELOPMENT:  
ACCESS ANDTRANSPORTATION 

Development Follows Transportation 

Unintended Consequences of Transportations, Street Design, and Land Use 

EVOLUTION OF CITIES FOLLOWS  

CHANGES IN TRANSPORTATION 

TECHNOLOGY 



The idea of “density” is uncomfortable to many people.  Part of the reason is that there are 

so many bad examples of higher density.   What if we thought about density through the 

lens of television?  The images here are of “Mayberry”, frequently thought of as the quin-

tessential American small town and frequently sited by the public in focus groups as a place 

people would like to live.  So let’s look at the built environment of Mayberry.  Mayberry’s 

“downtown” is much denser than the suburbs built in the US since the 1960’s.  Civic build-

ings and places people gather, like parks and churches, are located in prominent locations 

and are focal points for the town.   

The graphics on the next page illustrate how town’s used to transition from town center to 

residential areas to the country side.  Just like Mayberry.  This made it possible for people 

to walk, or bike, to a shop, to church, to school, or to the park.  Notice as well the closeness 

of homes and that garages are located behind the front of the house.   

The streets are the most important space for the public in town.  This activity on the street 

not only makes it more comfortable for walkers, it makes the streets safer a phenomenon 

called “eyes on the street”.  While narrow streets and small curve radii slow traffic. 

ELEMENTS OF DEVELOPMENT:  
TOWN DESIGN 



ELEMENTS OF DEVELOPMENT:  
TOWN DESIGN 



ELEMENTS OF TOWN BUILDING: 
AGING IN PLACE 

What is "Aging in Place"? 

More than 80 percent of adults 45 and older say they want to age in place or age in community, yet physical and non-physical barriers may make 

it a poor option or even impossible. 

 

Housing issues are not limited to the built environment of the home itself, but are interdependent with neighborhood and community design, ac-

cess to food and transportation, affordability, and safety. Housing is a variable in social interaction, a complex, multifaceted issue that requires in-

terdisciplinary approaches to create successful solutions. 

 

Design of the Neighborhood 

Housing does not exist in isolation. The physical design of the neighborhood is a key component.  In 2007, the World Health Organization began 

to shift the world’s focus to address this interrelationship by creating the Age-Friendly Cities program.  WHO said that simple resources like 

benches and shade can be the difference between dependence and isolation or mobility, engagement, and independence for many seniors (and 

others who may not drive). Likewise, supportive services to address gaps caused by youth-centric built environments and lack of informal sup-

ports from family are part of the program.  In this country, AARP is leading the effort with its Livable Communities for All Ages initiative. Planners 

are familiar with resources that are important to this approach including walkability, connectivity, and Complete Streets. Making sure these are 

integrated and implemented is a means to creating communities which work for everyone. 

 

SOCIAL INTERACTION AND ACCESS.  While aging in place and aging in community may have advantages of familiarity and maintaining one’s con-

nections, it may also set older adults up for social isolation, particularly if they have limited mobility or access to other people. Social isolation 

and loneliness have been shown to have negative effects on health and well-being. 
 

Density does not automatically ensure social interaction, as evidenced by the multi-decade demand for programs to address this in one of the 

world’s most densely populated cities: New York City. 
 

Can a senior get to a senior center or other place for interaction? Get to medical services? Can an aide take a bus to serve a senior at home? Un-

derstanding transportation issues from varied perspectives will assist municipalities with addressing these and creating housing options which 

work for citizen’s needs. 

AFFORDABILITY. Creating programs to address a lack of market rate affordable housing is an undertaking in many communities across the na-

tion from Ithaca, New York, to Jackson Hole, Wyoming.  These crucial issues regarding housing affordability must be considered: 

COST TO BUILD AND DEVELOP. Land, development fees, costs for well and septic (in rural areas) all can make it difficult to offer good quality 

housing options to persons who do not qualify for subsidized housing. 

INDIRECT IMPACT ON SERVICE COSTS.  When accessing housing one can afford, it may be substandard housing which can result in higher ex-

penditure on energy costs, as well as negatively impact health and well-being (Ball, M.S. “Aging in Place: A Toolkit for Local Governments”). 

“DRIVE TO QUALIFY”  Barriers to accessing support services are created when one is no longer able to drive to a town or a node or afford to 

own a vehicle. This may also be an obstacle to receiving services at home, regardless of whether one rents or owns. 

SAFETY  Housing that is not designed to meet people’s needs across the continuums of age and ability increases the risk of accidents because of 

the gap between what the built environment demands and a resident's abilities.  Falls are the leading cause of injury and death for older adults 

and have a direct cost to society of over $30 billion annually. Falls and other safety concerns can be addressed by known design features such as a 

zero-step entry into the home, a zero-step shower, non-skid flooring, high lighting with low glare, grab bars, and a clear and accessible path. 

 

On the macro scale of a development or a neighborhood, safety includes benches to enable walking, shade and shelter for refuge from weather, 

smooth and well-maintained sidewalks year-round, good lighting, orientations that encourage informal surveillance and social interactions, hu-

man-scale design, layers of public versus private space that support territoriality, and a lack of dark nooks to give shelter to possible predators. 



SUITABILITY 

The foundation of the Imagine Butner 2040 Comprehensive Plan is the Mapping and Suitability Analysis which is 
a GIS-based build-out model that gives us a window into the potential future growth in the Butner.  There are 
three components to the Suitability Analysis: 
 
Suitability for Development.  This includes testing a variety of options against specific criteria. 
 
Land Supply.  How much land is available for development, including vacant parcels, underutilized parcels and 
unavailable, or utilized, parcels? 
 
Tax Yield.  A combination of Suitability and Land Supply.  What is the potential impact on revenue of developing 
using our existing development standards and what revenues could be based on an alternative? 
 

Land Supply 
Using data derived from County tax records, a land supply analysis 
was conducted to divide land into three categories; “available”, 
“underutilized”, and “utilized”. Available land is typically vacant land 
and may be, for example, currently used for farming purposes with 
no significant structure onsite. 
 
Underutilized parcels are those that have a low structure value to 
land value ratio. Although some land identified as underutilized 
might already be developed, it provides insight into land that could 
conceivably be redeveloped if development pressures are experi-
enced.  
 
Utilized or “built” lands are those that have homes, businesses, 
churches or schools on them.   
 
This exercise showed that approximately 49 percent of the land in in 
Butner is utilized, with the remainder (51 percent; 12,948 acres) 
classified as available or underutilized. Much of the available and 
underutilized land is located along the town’s southern and eastern 
periphery. The town core is also pockmarked with available and un-
derutilized land.  
 
Large tracts of institutional land are within the study area, including 
a 750-acre tract that follows along the northern border of W. B St., 
and around 35 acres at the abandoned school site. There are nu-
merous underutilized and vacant parcels in the town core either pri-
vately owned or owned by the town.  



SUITABILITY: LAND SUPPLY 

Developable Area 
Using data derived from County tax records, a land supply analysis was conduct-

ed to divide land into three categories; “available”, “underutilized”, and 

“utilized”. Available land is typically vacant land and may be, for example, cur-

rently used for farming purposes with no significant structure onsite.   

Underutilized parcels are those that have a low structure value to land value ra-

tio. Although some land identified as underutilized might already be developed, 

it provides insight into land that could conceivably be redeveloped if develop-

ment pressures are experienced.   
 

Utilized or “built” lands are those that have homes, businesses, churches or 

schools on them.   
 

This exercise showed that approximately 49 percent of the land in in Butner is 

utilized, with the remainder (51 percent; 12,948 acres) classified as available or 

underutilized. Much of the available and underutilized land is located along the 

town’s southern and eastern periphery. The town core is also pockmarked with available and underutilized land.  

Large developable tracts (underutilized or available) of institutional land is substantial within the study area, including a 750-acre tract that fol-

lows along the northern border of W. B St., and around 35 acres at 

the abandoned school site. There are numerous underutilized and 

vacant parcels in the town core either privately owned or owned by 

the town.  
 

Other notes on methods include:  

Utilized parcels were any parcel with an improvement value ratio of 

1.5 or more were considered “Utilized”  
 

Parcels with a value under 1.5 (2.0 in the town core) but not zero 

were considered “Underutilized”  
 

Parcels with a value of zero and not classified as utilities, cemeteries, 

parks, or certain insti-

tutional uses were 

considered “Available”  

Large areas of develop-

able land exist in the 

following areas:  

 
 

In the northern part of 
the Planning Area 

 

Between Downtown 
Butner and I-85 

 

Southwest of Down-
town between Down-
town and the upper 
part of Falls Lake 

 

East of I-85 and US 15 



SUITABILITY: RESIDENTIAL 

Residential Capacity 

Based on allowable residential density according to cur-

rent zoning and existing environmental constraints 

there is a potential for approximately 12,000 new 

homes in the Planning Area.  Residential capacity is esti-

mated at 8,500 homes in the ETJ and almost 6,000 in 

the City Limits.  There are some opportunities for infill 

near Downtown Butner.  These opportunities include 

vacant lots within the existing street grid.  Existing zon-

ing in the Downtown area of Butner may 

hinder residential growth potential.  Much 

of the area between C Street and F Street is 

zoned Town Residential which allows 3.5 

dwelling units per acre.  This zoning district 

may not provide an adequate incentive for 

infill development on vacant parcels given 

infrastructure upgrades that may be neces-

sary. 
 

Another opportunity for growth exists on 

Town-owned land southwest of Downtown, 

although currently this land is part of the NC 

Wildlife Game Lands program and used for 

archery hunting.  Underdeveloped areas 

along Gate 1 Road, south of Downtown are 

also potential residential development are-

as.  Further out, areas along US 15 and Gate 

2 Road, west of I-85 have a significant 

amount of capacity for residential growth. 

Areas along Brodgen Road north of town al-

so have potential for residential growth, alt-

hough this area is not well served by town 

utilities.     

 



SUITABILITY: NON-RESIDENTIAL 

Non-Residential Capacity 

Non-residential capacity in the form of 

square footage of non-residential buildings 

was estimated based on existing zoning.  

Use mix and floor-to-area ratio (FAR) den-

sity assumptions were made for each zon-

ing category, see Figure 1 for details.  Com-

mercial, Industrial, and Office capacity was 

estimated in the Model.  The table below 

documents existing square footage of 

non-residential buildings based on parcel 

data and projected capacity.   

 

Additional findings included the follow-

ing:  

Commercial Capacity – The majority of 

capacity for commercial growth exists 

along Gate 2 Road and NC 56.  Some po-

tential exists Downtown along Central Av-

enue between B Street and D Street due 

to underutilized properties in the vicinity. 

Current zoning allows for commercial 

square footage to double from current 

space.  Many commercial areas could in-

clude a mix of uses (i.e. residential) with-

out decreasing commercial potential if 

higher floor to area ratios were encour-

aged.  

 

  
Existing 
Square Foot-
age 

Square Foot-
age of Capac-
ity 

Commercial           768,531        1,426,910 

Industrial        1,533,393        4,226,397 

Office /  

Institutional 
          836,261        1,369,332 



SUITABILITY: NON-RESIDENTIAL 

Industrial Capacity – Major opportunities for industrial development include between C Street and 

East Lyons Station Road, including the area on the north end of Will Suit Road.  Another area of op-

portunity exists on the western side of I-85 south of Gate 2 Road.  Current zoning would allow for a 

280% growth in industrial space.  Understanding which areas have the most industrial potential and 

allowing flexibility in uses, including commercial and residential in less ideal locations may be advis-

able.    

Office Capacity – Office and institutional capacity exists in Downtown between E and D streets as 

well as on the west side of I-85 in the Central Gateway East zoning district.  Additional capacity ex-

ists along Gate 2 Road.  Exact mix of commercial and office uses is estimated and will depend on 

market conditions.   



SUITABILITY: LAND USE 

Generalized Future Land Use  

A Generalized Future Land Use 

(GENFLU) class was assigned to 

each zoning category.  This 

GENFLU code was used to assign 

allowable uses and densities to 

available and underutilized land 

that is considered developable for 

buildout calculations.   A table 

showing GENFLU classes is includ-

ed above.  

 

 



SUITABILITY: MOBILITY AND  
ACCESSIBILITY 

Bicycle and Pedestri-

an Facilities, Existing 

and Planned 

Shows numerous facil-

ities within and in 

close proximity to But-

ner. Illustrates the po-

tential connections 

from Butner to the 

East Coast Greenway 

and the Mountains to 

Sea Trail. 

 

Drive Time Analysis – East End Connector 

This map shows drive times from the center of Butner. The East 

End Connector (I-885) and Research Triangle Park has been add-

ed for reference. 

Takeaways from the analysis of time savings upon completion of 

the connector are below: 

Average Annual Daily 

Traffic 

Illustrates the average 

number of cars that utilize 

streets and highways daily. 

Shows potential pinch 

points and areas around 

interchanges that could 

develop in the near term. 

Re: gas station develop-

ment spoken about at 

meeting with Stimmel. 



SUITABILITY: NATURAL FEATURES 

Natural Features and Habitat 

This map shows all natural heritage areas (natural heritage natu-

ral areas and natural heritage element occurrences) as well as 

the biodiversity/wildlife habitat value. Information from the NC 

Wildlife Resources Commission describes biodiversity/wildlife 

habitat ranking in the following way: 

“This dataset shows the state's conservation priorities for 

aquatic and terrestrial species and habitats, and landscape func-

tions and connectivity. The relative conservation values dis-

played by this dataset focus on: 

 

1. the biodiversity of aquatic and terrestrial species and commu-

nities 

2. large-scale landscapes, including core wildlife habitats and 

habitat connectors  

3. lands important to ecosystem processes, such as riparian 

buffers and wetlands. 

 

These data illustrate the locations and conservation values of 

significant natural resources throughout North Carolina, and 

have been applied by local governments, state agencies, region-

al councils of governments, funding programs, and conservation 

organizations to support planning and decision-making for land 

use, conservation, mitigation, and transportation projects. 
 

Priorities for conservation of important biodiversity and wildlife 

habitats are depicted using a scale of 1 (moderate conservation 

value) to 10 (maximum conservation value).  Twenty-seven indi-

vidual datasets are contributed by various state agencies and 

conservation organizations for this assessment.  Each individual 

data input is assigned a relative conservation value based on re-

source rarity and distinctiveness, resource function, and data precision, accuracy, and completeness; these data inputs are then com-

bined to show conservation priorities statewide.  Data inputs include significant natural heritage areas, rare species occurrences, core 

wildlife habitats and their connections, important aquatic resources (e.g., trout streams, fish habitat, fish nursery areas, outstanding re-

sources waters), wetlands, and watershed priorities based on Federally-listed species and other factors.  For more information on the 

data inputs, see Chapter 4 of the Conservation Planning Tool. This assessment is intended to be used for planning purposes and should 

not substitute for field work at the project level.” 

Natural heritage natural areas and natural heritage element occurrences are identified by the Natural Heritage Program within NC’s De-

partment of Natural and Cultural Resources (DNCR). A natural area, as described by DNCR is a site (either terrestrial or aquatic) of spe-

cial biodiversity significance due to the presence of rare species, unique natural communities, important animal assemblies, or other 

ecological features. Fortunately, more than half of these sites are in conservation ownership. Element occurrences are shown on the 

map and illustrate occurrences of rare plants, animals, natural communities and animal assemblages. 

There are a 11 areas designated as Natural Heritage Natural Areas (NHNAs) within the Butner Planning Area.  There are also many her-

itage element occurrences (131).  Valuable habitat is located within and near the NHNAs and on game lands and institutional lands, as 

well as adjacent to Falls Lake, along stream corridors and in uplands between the railroad and I-85.   



SUITABILITY: NATURAL FEATURES 

Forest Cover 

Forest cover is a dataset derived from the USDA’s Na-

tional Agricultural Statistics Service which shows crop 

and forest cover by type. This map illustrates where in 

Butner large swaths of tree stands exist. Large, in-tact 

stands of deciduous forest are likely more valuable 

from a natural resource perspective than the ever-

green forests.  Most of the evergreen forest likely rep-

resent non-native pine plantings.   

Hydrologic Features 

This map shows numerous hydrologic features in and 

around the study area. The tie-in to future maps is 

framing the area as a town with lots of hydrologic con-

straints (buffers around wetlands, streams, ponds; Falls 

Lake rules, etc.). This map can lead into the developa-

ble area map and offer context for it (what went into 

creating the map, etc.) 



SUITABILITY: NATURAL FEATURES 

Slope 

Percent slope was calculated by using the digital elevation model in the 

above map to illustrate where steep slopes are present. Steep slopes 

exist north of Old NC 75, in the quarry and along some drainages in the 

southern part of town, draining to Falls Lake.   

Topography/Terrain 

Shows 20’ contours with hill shade background.  



SUITABILITY: LAND USE 

Existing Land Use  

Existing land use was summarized with tax parcel 

data provided by Granville County. This analysis 

utilized fields within that data that included own-

er name, building value, and tax codes to assign a 

generalized land use code for each parcel within 

the study area. Analysis was further verified by 

cross-referencing aerial photography and general 

knowledge of the area. Below are some key take-

aways from that analysis:  

All institutional land accounts for more than 44% 

(over 11k acres) of land use in the study area  

Within the institutional land, there are a number 

of owners and uses. For that reason, there is a 

separate map that shows the granularity of insti-

tutional types by classifying seven types of insti-

tutional land. These types were based on owner 

(federal, state, or local entities) and whether the 

land was vacant, game lands, or utilized with an 

on-site structure  

Commercial land uses account for under 1% of 

total land use in the study area (if the SA was 

constricted to town limits and ETJ only, that num-

ber would only rise a negligible amount)  

Mobile homes account for 4% of ELU (1,000 

acres), while single-family homes account for 

17.62% of ELU (includes Single Family homes and 

homes on properties with agricultural operations 

and a home) and third in percent total behind in-

stitutional uses and agricultural uses. 
 



SUITABILITY: NATURAL FEATURES 

Institutional Land 

This map sorts through the multiple types of institutional land found 

in Butner.  Because some of this land has the potential to be available 

for development in the future, this analysis was needed to gain an ac-

curate estimate of the amount of developable land within the study 

area. Gameland by owner, institutional land with buildings, federal or 

state-owned land with or without buildings, and general institutional 

(churches, schools, and etc.) were analyzed. 

Forest Cover 

Forest cover is a dataset derived from the USDA’s National Agricultural 

Statistics Service which shows crop and forest cover by type. This map 

illustrates where in Butner large swaths of tree stands exist. Large, in-

tact stands of deciduous forest are likely more valuable from a natural 

resource perspective than the evergreen forests.  Most of the evergreen 

forest likely represent non-native pine plantings.   



SUITABILITY: LAND USE 

Sewer Service Tiers 

The sewer service tiers map shows a potential policy map on where 

sewer service should be provided based on catchment analysis, cost to 

serve and areas likely to develop in the future. 

Tier 1 includes areas currently served in Butner, including the down-

town core and areas above the ETJ to the north, much of the gridded 

street pattern, and south following W. B Street. This area can likely be 

served by gravity sewer lines, with limited extensions.   

Tier 2 has sewer service in some areas.  Existing sewer service include 

numerous pump stations that are used to convey wastewater to the 

treatment plant west of Town.  This is an area of Butner that could see 

more development in the near to medium term, and could benefit 

from the addition of regional pump stations to eliminate the numer-

ous smaller pump stations within this area.  

Tier 3 has very limited sewer service and could be served only with 

significant extensions of new infrastructure.   

Septic Tank Absorption 

This map illustrates land within the study area that has soil limitations 

as it related to septic tank absorption. This data is taken from the 

USDA’s soil survey data (SSURGO). 



LANDS MOST SUITABLE FOR  
DEVELOPMENT  

Suitability Analysis 

Urban Suitability was a blend of many inputs of the 

types of suitability below and was measured utilizing 

the following inputs: 

Lands not environmentally constrained (slopes, ripari-

an buffers, wetlands, etc.) 

Lands close to major intersections  

Lands near interchanges 

Lands close to parks, schools, and concentrations of 

residences 

Potential for lakefront development 

Lands either served or feasible to be served by sewer 

Proximity to water lines 

Conservation Suitability (Primary and Secondary) was 

measured utilizing the following inputs: 

Lands with a high biodiversity and wildlife habitat value 

Lands that contain and are proximal to Natural Herit-

age Element Occurrences and Natural Heritage Natu-

ral Areas 

Lands that buffer blue line streams 

Lands in riparian areas along intermittent streams and 

upper drainage ways 

Lands proximal to Falls Lake 

Lands that are proximal to wetlands 

Lands on steep slopes 

Lands in floodplains  



LANDS MOST SUITABLE FOR  
DEVELOPMENT  

Suitability Analysis 

Commercial Suitability was measured utilizing the fol-

lowing inputs: 

Lands near concentrations of existing single-family 

development 

Lands near commercial areas and other services 

Lands adjacent to accessible high-traffic roadways 

Lands near major intersections and interchanges 

Lands near sewer infrastructure 

Lands not environmentally constrained (slopes, ripari-

an buffers, wetlands, etc.) 

 

Industrial Suitability was measured utilizing the fol-

lowing inputs: 

Lands away from to incompatible residential uses 

Lands near existing industrial land uses  

Lands near rail lines 

Lands near utilities (water and sewer) 

Lands not environmentally constrained (slopes, ri-

parian buffers, wetlands, etc.) 

Large parcels 



LANDS MOST SUITABLE FOR  
DEVELOPMENT  

Suitability Analysis 

Residential Suitability was meas-

ured utilizing the following in-

puts: 

Lands near existing single-family 

development, schools, and 

parks 

Lands near commercial areas 

and other services 

Lands away from industrial uses 

Lands near employment centers 

Lands with not environmentally 

constrained (slopes, riparian 

buffers, wetlands, etc.) 

Large Parcels 

Soil appropriate for septic tanks 

Lands away from military buffers 

Lands either served or feasible 

to be served by sewer 

Proximity to water lines 



Findings  
Key findings from the portion of the Suitability Analysis called the Character Area Tax Yield Study include the following:   

Significant tax yield differences exist between land use character areas that are currently present in Butner and those that could be encour-

aged through alternative policies.   

Character areas that currently exist in the Town of Butner include Rural Residential, Suburban Residential, Medium Density Residential, Medi-

um/High Density Residential and Highway Commercial.  These land use character areas have a range of tax values between $240,000 per 

acre (Rural  

Residential) and $7-800,000 (Medium to Medium/High Density Residential).    

Character areas that are present in peer communities that have different land use policies include Tradi-

tional Neighborhood Development (TND), Community Centers (a type of Commercial Mixed Use) and a 

Town Center Mixed Use typology.  These types of land uses typically include a mix of land uses 

(including a mix of housing types) at comparatively higher densities.  These character areas have tax 

yields that range from $1,200,000-$1,800,000 per acre.    

Based on the Alternative Scenario it was estimated that new tax revenue from development between 2017 and 2040 could result in $2.7 mil-

lion in new tax revenue.  The Alternative Scenario resulted in a 74% increase in tax revenue from the Business As Usual Scenario.  This 

amounts to $1.2 million increase in property tax revenue over the Business As Usual Scenario which is based on current zoning.    

 

Methodology  

The following describes the methods and assumptions used in the Character Area Tax Yield Study.   

Character Areas  

Tax productivity data was gathered from tax parcel data for the Town of Butner from Granville County and on other character areas currently not 

present in the Town.  The table below illustrates tax value per acre used for different character areas in the estimate of future tax base for the 

Town.  Additional information for each character area is included in the Character Area Descriptions document (provided separately).    

 

 
Table 1:  Tax Yield by Character Area  

 

Many character areas are present in Butner today including the Agricultural Residential (Rural) area,  Rural Residential, Suburban Residential, 

Medium Density Residential, Medium/High Density  Residential, Highway Commercial and Industrial/Business Park.  Other land use character ar-

eas, such as Traditional Neighborhood Development and Community Center are not present, although some may be supported by current plans 

(i.e. the Butner Gateway Small Area Plan).    

  

 

Character Area Source Location City 

Tax Value Per 

Acre (Used) 

Tax Value Per 

Acre (Butner) 

 

Tax Value Per Acre 

(Precedents) 

Median Home 

Value Ratio 

Precedent (if 

not Butner) 

Rural / Agricultural Butner, NC Butner, NC $          15,000 $          10,000 N/A $134,400  1.00 N/A 

Rural Residential Butner, NC Butner, NC $        240,000 $        239,000 N/A $134,400  1.00 N/A 

Suburban Residential Stonehenge Raleigh NC $        430,000 $        461,700 $        399,006 $277,400  0.48 $823,543 

Residential - Medium Harrington Grove Raleigh NC $        730,000 $        857,559 $        602,450 $277,400  0.48 $1,243,450 

Residential - Medium / 

High Butner, NC Butner, NC $        800,000 $        806,685 N/A $134,400  1.00 N/A 

TND - Medium Southern Village Chapel Hill NC $    1,300,000 N/A $    1,369,033 $382,700  0.35 $3,898,280 

TND - High Renaissance Park Raleigh NC $    1,800,000 N/A $    1,864,541 $277,400  0.48 $3,848,390 

Mixed Use Neighborhood Bedford at Falls River Raleigh/Wake Forest NC $    1,500,000 N/A $    1,486,811 $277,400  0.48 $3,068,760 

Neighborhood Center Brighton Park Mint Hill NC $    1,165,000 N/A $    1,165,148 $282,200  0.48 $2,446,465 

Community Center 

Blakeney / Plantation 

Center 

Charlotte NC / Raleigh 

NC $    1,200,000 N/A $    1,211,291 $226,100  0.59 $1,604,818 

Highway Commercial Butner, NC Butner, NC $        740,000 $        736,936 N/A $134,400  1.00 N/A 

Town Center Mixed Use Uptown Greenville Greenville NC $    1,800,000 N/A $    1,780,091 $128,000  1.05 $1,695,325 

Downtown Mixed Use Downtown Greenville SC $    4,500,000 N/A $    4,524,237 $187,100  0.72 $6,298,250 

Industrial/Business Park Off of Raleigh Boulevard Raleigh NC $        400,000 $        314844 $        391,876 $277,401  0.48 $808,830 

DEVELOPMENT AND TAXES 

 

The Alternative Scenario resulted 

in a 74% increase in tax revenue 

from the Business As  

Usual Scenario.    



DEVELOPMENT AND TAXES 
Land Use Scenarios  

Two land use scenarios were developed for the Town of Butner.  The first scenario, the Business As Usual Scenario (BAU) was developed based 

on current zoning.   

The Alternative Scenario was created based on the following assumptions:   

Expansion of Medium Density Residential areas and Suburban Residential areas to include the majority of areas that could be served with gravi-

ty sewer and regional pump stations.   

A new Town Center Mixed Use district for Downtown Butner that would include a mix of commercial and residential uses.  Residential could in-

clude attached and detached housing types at medium to higher densities and 2nd floor residential uses.  There is currently not a precedent in 

Butner for this type of development.    

Three Community Centers, one at each interchange with I-85.  These areas would be commercial mixed use areas with a mix of commercial, 

office and higher density housing types.    

Planning for a number of Traditional Neighborhood Development areas.  These areas would allow for higher density housing (i.e. 5-10 dwelling 

units per acre) with enhanced design standards including requirements for common open space, front porches and architectural detail, alley 

loaded garages and on-street parking standards.   

  

The following maps show character areas assigned to a four-acre grid for each scenario.    

Figure 1:  Business As Usual Scenario Character Areas  Figure 2:  Alternative Scenario Character Areas  



DEVELOPMENT AND TAXES 

Fiscal Analysis the Cost of Growth 
Ad Valorem tax revenue amounted to $2.2 million in tax collections in FY 2018-2019.  A scenario planning model was created using 

CommunityViz and ArcGIS that estimated build-out under two different land use scenarios. Build-out estimates for dwelling units and 

non-residential square footage by use were created.  These build-out estimates represented an amount of development that is unlikely 

in the next 20 years.  Housing unit growth projections were created based on annual growth rates of 1.58% between 2017 and 2020, 

1.98% between 2021 and 2030, and 2.47% between 2031 and 2040.  This amounted to a 1,751 increase in housing units, or roughly 

20% of total potential housing units in the ETJ.   

 

Potential for new tax revenue in 2040 was estimated by assuming a 20% build-out to be inline with this figure.  Key findings form the 

fiscal analysis include:   

Based on a 20% build-out of the land use pattern called for in the Business As Usual Scenario it 

was estimated that new tax revenue from development between 2017 and 2040 could result 

in $1.5 million in new tax revenue.    

Based on the Alternative Scenario it was estimated that new tax revenue from development 

between 2017 and 2040 could result in $2.7 million in new tax revenue.    

 

Significant increases in tax revenue may result from considering opportunities to do the following:   

 Increase residential density within a defined utility service area in order to in-

crease tax yield   

 Encourage Traditional Neighborhood Development as infill in Downtown Butner and in key other locations that are suit-

able for medium to higher density residential development.    

 Encourage commercial mixed-use areas at interchange locations.  Many of these areas are zoned for Commercial, Sub-

urban Residential or Industrial character areas.  Having land use policies that support Community Centers and mixed-use develop-

ment similar to that allowed in the South Interchange Gateway zoning district could substantially increase the tax base in the long-

term if there is market demand that exceeds the current extent of this zoning district.    

  

Other Considerations  

•  Although not modeled, the land use changes in the Alternative Scenario will likely result in a higher percentage of new development 

connected to Town water and sewer and a build-out potential for dwelling units and non-residential space that exceeds the Business 

As Usual Scenario.  This would result in higher revenues, but also may require additional water and sewer capacity.   Additional study is 

necessary to determine water and sewer capacity and the cost/benefit of expansion options.   

The Alternative Scenario 

resulted in a 74% increase 

in tax revenue from the 

Business As Usual 

Scenario.  This amounts to 

$1.2 million increase in 

property tax revenue.    



Mix Land Uses 
Mixing land uses are a critical component of achieving better places to live. By putting residential, commercial 
and recreational uses in close proximity to one another, alternatives to driving, such as walking or biking, be-
come viable. Mixed use can enhance the vitality and perceived security of an area by increasing the number and 
activity of people on the street. It attracts pedestrians and helps revitalize community life by making streets, pub-
lic spaces and pedestrian-oriented retail become places where people meet. 
 
Mixed land uses can contribute economic benefits. For example, siting commercial areas close to residential are-
as can raise property values, helping increase local tax receipts. Meanwhile, businesses recognize the benefits as-
sociated with locations that attract more people, increasing economic activity. 
 
In today’s service economy, communities find that by mixing land uses, they make neighborhoods attractive to 
workers who are considering quality-of-life-criteria as well as salary to determine where they will settle.  

GROWTH AND DEVELOPMENT  
POLICIES 
Where do you see these examples of growth in Butner?   



GROWTH AND DEVELOPMENT  
POLICIES 

Take Advantage of Compact Development 
Compact development provides a means for communities to incorporate more-compact development as an alternative to convention-
al, land-consumptive development. Compact development preserves more open space, and that individual buildings make more effi-
cient use of land and resources. For example, by encouraging buildings to grow vertically rather than horizontally, and by incorporating 
structured rather than surface parking, communities can reduce the footprint of new construction, and preserve more greenspace. 
This not only uses land efficiently, but it also protects more open land to absorb and filter rain water, reduce flooding and stormwater 
drainage needs, and lower the amount of pollution washing into our streams, rivers and lakes. 
 
Compact development is necessary to support wider transportation choices, and provides cost savings for localities. Communities 
seeking to encourage transit use to reduce air pollution and congestion recognize that minimum levels of density are required to make 
public transit networks viable. In addition, local governments find that, on a per-unit basis, it is cheaper to provide and maintain ser-
vices like water, sewer, electricity, phone service and other utilities in more-compact neighborhoods than in dispersed communities. 
 
Research has shown that well-designed, compact, walkable, communities that include a variety of house sizes and types command a 
higher market value on a per-square-foot basis than do those in adjacent conventional suburban developments. Increasing numbers of 
developments are successfully integrating compact design into community building efforts. This is happening despite current zoning 
practices that discourage compact design – such as those that require minimum lot sizes, or prohibit multi-family or attached housing – 
and other barriers, such as negative perceptions of “higher density” development.   
 

EXAMPLE:  STORRS CENTER, MANSFIELD, CT 

Adjacent to the University of Connecticut’s flagship campus, Storrs Center is a vibrant, walkable, mixed-use town center designed to 
strengthen the links between the University and the Town of Mansfield. When development is complete in 2016, the center will in-
clude 170,000 square feet of retail and office space; the Nash-Zimmer Transportation Center, which brings university, regional and inter

-city buses together and provides facilities for bicyclists, including showers, lockers and bike stor-
age; surface and structured parking for 1,300 vehicles; 618 rental apartments; a 42-home neigh-
borhood that offers a mix of townhomes and condominium flats for sale; and public squares.  This 
compact, mixed-income community design strengthens social ties and provides a true sense of 
community for residents; it also diversifies the market for area businesses. By providing housing 
options that suit all ages and incomes, Storrs Center accommodates a diverse population living in 
close proximity and interacting daily. 
 
Developing a community of five-story buildings filled with ground-floor retail below multi-family 
housing was absolutely transformative to the suburban town of Mansfield, which previously 
lacked a cohesive, connected business and civic focal point. Storrs Center’s compact, mixed-use 

design  allows for many activities of daily living to occur within walking distance of home. With a variety of retail offerings, office space 
and housing options, Storrs Center is a live-work-play community.  Notably, Storrs Center addresses findings identified in the 2002 
Downtown Mansfield Master Plan Target Market Strategies report, including the fact that Downtown Mansfield had insufficient com-
mercial leasable area to serve as a community center; was a one-dimensional commercial area in a multi-faceted market; and needed 
better physical connections to its multiple markets. Today, Storrs Center seamlessly connects new residents, stores and offices with the 
University, town hall, high school and community center, fostering a vibrant economic ecosystem and reinforcing the desirability of the 
University, a major economic engine, and the town itself.  Storrs Center’s compact design, which uses approximately 17 acres of a 48-
acre site, preserved surrounding open space and natural resources while simultaneously helping to address longstanding market 
needs. The new downtown area encourages growing up rather than growing out, which consumes less land, preserves the town’s rural 
land and heritage and allows residents to choose walking and transit use over driving, which reduces air pollution and traffic conges-
tion. 

 

Where do you see these examples of growth in Butner?   



GROWTH AND DEVELOPMENT  
POLICIES 
Where do you see these examples of growth in Butner?   

Create a Range of Housing Opportunities and Choices 
Providing quality housing for people of all income levels is an integral component in any smart growth strategy. 
Housing is a critical part of the way communities grow, because it constitutes a significant share of new construc-
tion and development. More importantly, however, housing availability is also a key factor in determining house-
holds’ access to transportation, commuting patterns, access to services and education, and consumption of ener-
gy and other natural resources. A wider range of housing choices can mitigate the environmental costs of auto-
dependent development, use infrastructure resources more efficiently, ensure a better jobs-housing balance, 
and generate a strong foundation of support for neighborhood transit stops, commercial centers, and other ser-
vices. 
 
No single type of housing can serve the varied needs of today’s diverse households. The Town can adopt policies 
that represent an opportunity to increase housing choice not only by modifying land-use patterns on newly de-
veloped land, but also by increasing housing supply in existing neighborhoods and on land served by existing in-
frastructure. Integrating single- and multi-family structures in new housing developments can support a more di-
verse population and allow more equitable distribution of households of all income levels. The addition of units – 
through attached housing, accessory units, or conversion to multi-family dwellings – to existing neighborhoods 
creates opportunities for the Town of Butner to slowly increase density without radically changing the landscape. 
 
Adding housing can be an economic stimulus for commercial centers that are vibrant during the work day, but 
suffer from a lack of foot traffic and consumers during evenings or weekends. Most importantly, providing a 
range of housing choices allows all households to find their niche in Butner  – whether it is a garden apartment, a 
rowhouse, or a traditional single-family home. 
 

Create Walkable Neighborhoods 
Walkable communities that are desirable places to live, work, learn, worship and play are a key component of 
towns that people are proud to call “home”. Their desirability comes from two factors. First, goods (such as hous-
ing, offices, and retail) and services (such as transportation, schools, and libraries) are located within an easy and 
safe walk. Second, walkable communities make pedestrian activity possible, thus expanding transportation op-
tions, and creating a streetscape for a range of users – pedestrians, bicyclists, transit riders, and drivers. To foster 
walkability, communities must mix land uses and build compactly, as well as ensure safe and inviting pedestrian 
corridors. 
 
Walkable communities are nothing new. Communities worldwide have created neighborhoods, communities, 
towns and cities based on pedestrian access. However, within the last fifty years public and private actions have 
often created obstacles to walkable communities. For example, regulation that prohibits mixed land uses results 
in longer trips and makes walking a less-viable option. This regulatory bias against mixed-use development is re-
inforced by private financing policies that consider mixed-use development riskier than single-use development. 
In addition, communities that are dispersed and largely auto-dependent employ street and development design 
practices that reduce pedestrian activity. 
 
As the personal and societal benefits of pedestrian-friendly communities are realized – benefits that include low-
er transportation costs, greater social interaction, improved personal and environmental health, and expanded 
consumer choice – many are calling upon the public and private sectors to facilitate development of walkable 
places. Land use and community design play a pivotal role in encouraging pedestrian environments. By building 
places with multiple destinations within close proximity, where the streets and sidewalks balance multiple forms 
of transportation, communities have the basic framework for walkability. 



Foster Distinctive, Attractive Communities with a Strong Sense of Place 
Smart growth encourages communities to craft a vision and set standards for development that respect commu-
nity values of architectural beauty and distinctiveness, as well as expand choices in housing and transportation. 
Smart growth seeks to create interesting, unique communities that reflect the values and cultures of the people 
who reside there, and foster physical environments that support a more cohesive community fabric. Smart 
growth promotes development that uses natural and man-made boundaries and landmarks to define neighbor-
hoods, towns, and regions. It encourages the construction and preservation of buildings that are assets to a com-
munity over time, not only because of the services provided within, but because of the unique contribution they 
make to the look and feel of a city. 
 
Guided by a vision of how and where to grow, communities are able to identify and utilize opportunities to make 
new development conform to their standards of distinctiveness and beauty. Smart growth ensures that the value 
of infill and greenfield development is determined as much by its accessibility (by car or other means) as its phys-
ical orientation to, and relationship with, other buildings and open space. By creating high-quality communities 
with architectural and natural elements that reflect the interests of all residents, there is a greater likelihood that 
buildings (and therefore entire neighborhoods) will retain their economic vitality and value over time. This 
means that the infrastructure and natural resources used to create these areas will provide residents with a dis-
tinctive and beautiful place that they can call “home” for generations to come. 
 

Preserve Open Space, Farmland, Natural Beauty and Critical Environmental Areas 
“Open space” refers to natural areas that provide important community space, habitat for plants and animals, 
and recreational opportunities, as well as farm and ranch land (working lands), places of natural beauty, and criti-
cal environmental areas (e.g. wetlands). Open space preservation supports smart growth goals by bolstering lo-
cal economies, preserving critical environmental areas, improving community quality of life, and guiding new 
growth into existing communities. 
 
There is growing political will to save the “open spaces” that Americans treasure. In recent elections, voters have 
overwhelmingly approved ballot measures to fund open space protection efforts. Protection of open space pro-
vides many fiscal benefits, including increasing local property value (thereby increasing property tax bases), 
providing tourism dollars, and preventing local tax increases (due to the savings from avoided construction of 
new infrastructure). Supplies of high quality open space also ensure that prime farm and ranch lands are availa-
ble, prevent flood damage, and contribute to clean drinking water. 
 
Open space also provides significant environmental quality and health benefits. Open space protects animal and 
plant habitat, places of natural beauty, and working lands by removing development pressure and redirecting 
new growth to existing communities. Additionally, preservation of open space benefits the environment by com-
bating air pollution, attenuating noise, controlling wind, providing erosion control, and moderating tempera-
tures. Open space also protects surface- and ground-water resources by filtering trash, debris, and chemical pol-
lutants before they enter a water system. 
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Strengthen and Direct Development Towards Existing Communities 
Fiscally efficient growth directs development towards existing areas already served by infrastructure, seeking to 
utilize the resources that existing neighborhoods offer, and conserve open space and irreplaceable natural re-
sources where there is less development. Development in existing neighborhoods also represents an approach 
to growth that can be more cost-effective, and improves quality of life. By encouraging development in existing 
areas of development, towns benefit from a stronger tax base, closer proximity of a range of jobs and services, 
increased efficiency of already-developed land and infrastructure, reduced development pressure in edge areas 
(preserving more open space), and, in some cases, strengthening rural communities. 
 
The ease of greenfield development remains an obstacle to encouraging more development in existing neighbor-
hoods. Greenfield development on the fringe remains attractive to developers for its ease of access and con-
struction, lower land costs, and potential for developers to assemble larger parcels. Zoning requirements in 
fringe areas are often less burdensome, as there are few existing building types that new construction must com-
plement, and a relative absence of residents who may object to the inconvenience or disruption caused by new 
construction.   
 
Nevertheless, developers and communities are recognizing the opportunities presented by infill development, as 
suggested not only by demographic shifts, but also a growing awareness of the fiscal, environmental, and social 
costs of urban fringe development. Journals that track real estate trends routinely cite the investment appeal of 
the compact development for empty nesters, young professionals, and others, and developers are beginning to 
respond. 
 

Provide a Variety of Transportation Choices 
Providing people with more choices in housing, shopping, communities, and transportation is a key aim of smart 
growth. Communities are seeking a wider range of transportation options in an effort to improve beleaguered 
current systems. Traffic congestion is worsening across the country. According to the Texas Transportation Insti-
tute, the amount of delay endured by the average commuter in 2010 was 34 hours, up from 14 hours in 1982. 
 
In response, communities are beginning to implement new approaches to transportation planning, such as 
better coordinating land use and transportation; increasing the availability of high-quality transit service; creating 
redundancy, resiliency and connectivity within their road networks; and ensuring connectivity between pedestri-
an, bike, transit, and road facilities. In short, they are coupling a multi-modal approach to transportation with 
supportive development patterns, to create a variety of transportation options. 
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Make Development Decisions Predictable, Fair and Cost Effective 
For a community to be successful in implementing smart growth, the concept must be embraced by the private 
sector. Only private capital markets can supply the large amounts of money needed to meet the growing demand 
for smart growth developments. If investors, bankers, developers, builders and others do not earn a profit, few 
smart growth projects will be built. Fortunately, government can help make smart growth more profitable for pri-
vate investors and developers. Since the development industry is highly regulated, the value of property and the 
desirability of a place are affected by government investment in infrastructure and government regulation. Gov-
ernments that make the right infrastructure and regulatory decisions will support fair, predictable and cost-
effective smart growth. 
 
Despite regulatory and financial barriers, developers have created successful examples of smart growth. In many 
cases, doing so has required them to spend time and money getting variances to the codes. Expediting the ap-
proval process is especially helpful to developers, for whom “time is money.” The longer it takes to get approvals, 
the longer the developer’s capital remains tied up in land and not earning income. For smart growth to flourish, 
state and local governments need to make development decisions about smart growth more timely, cost-
effective, and predictable for developers. By creating a supportive environment for development of innovative, 
pedestrian-oriented, mixed-use projects, government can provide smart growth leadership for the private sector. 
 

Encourage Community and Stakeholder Collaboration in Development Decisions 
Growth can create great places to live, work and play—if it responds to a community’s own sense of how and 
where it wants to grow. Communities have different needs and will emphasize some smart growth principles 
over others: those with robust economic growth may need to improve housing choices; others that have suffered 
from disinvestment may emphasize infill development; newer communities with separated uses may be looking 
for the sense of place provided by mixed-use town centers; and still others with poor air quality may seek relief 
by offering transportation choices. The common thread, however, is that the needs of every community and the 
programs to address them are best defined by the people who live and work there. 
 
Citizen participation can be time-consuming, frustrating and expensive. On the other hand, encouraging commu-
nity and stakeholder collaboration can lead to creative, speedy resolution of development issues and greater 
community understanding of the importance of good planning and investment. Smart Growth plans and policies 
developed without strong citizen involvement will lack staying power. Involving the community early and often in 
the planning process vastly improves public support for smart growth and often leads to innovative strategies 
that fit the unique needs of a particular community. 
 
Key actions in encouraging collaboration include developing an inclusionary process and a common understand-
ing among diverse stakeholders, using effective and appropriate communication techniques, and working with 
local authorities. 
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