WARREN COUNTY
COMPREHENSIVE
DEVELOPMENT PLAN

ADOPTED:
AUGUST 1, 2022

Warren County Comprehensive Development Plan

ACKNOWLEDGMENTS
Thank you to the many stakeholders and Warren County residents who gave their time and
contributed their ideas to create this Comprehensive Plan.
COUNTY COMMISSIONERS
Jennifer Jordan Pierce, District 1
Tare “T” Davis, District 2
Victor Hunt, District 3
Bertadean Baker, District 4
Walter Powell, District 5
PLANNING BOARD
Ted Echols
Clarence D. “Chip” King
Anthony B. Moran
Sid Cutts
William “Barney” Watson
John David Williams
WARREN COUNTY STAFF
Vincent Jones, County Manager
Charla Duncan, Community and Economic
Development
Cynthia Jones, Community and Economic
Development
Rachel Wooster, Community and Economic
Development
Development Eric St. Sing, Warren County
Public Utilities
Joel Bartholemew, Warren County
Emergency Services

2  | Acknowledgments

STEERING COMMITTEE
Vincent Jones, County Manager
Charla Duncan, Community and Economic
Development
Cynthia Jones, Community and Economic
Development
Rachel Wooster, Community and Economic
Development
Eric St. Sing, Warren County Public Utilities
Joel Bartholemew, Warren County
Emergency Services
Richard Hutner, Warren County Historic
Preservation Commission
Brady Martin, Warren County Economic
Development Commission
Sid Cutts, Warren County Planning Board
Julia Torain, Warren County Board of
Adjustment
Don Carson, Lake Gaston Association
CONSULTANTS
STEWART

TABLE OF CONTENTS

1
2
3
4
5

INTRODUCTION  5

PUBLIC INPUT & GOALS  13

RECOMMENDATIONS  23

EXISTING CONDITIONS  49

APPENDIX  75

Comprehensive Development Plan

Warren County, North Carolina | 3

Warren County Comprehensive Development Plan

1
Introduction

Warren County Comprehensive Development Plan

PROJECT OVERVIEW
An updated Comprehensive Plan is a
State of North Carolina requirement,
but even more, is an essential tool
for guiding a County’s growth and
development.

Engagement

In the Fall of 2021, Warren County undertook the process to create the Comprehensive
Development Plan. The result is this document
that sets a vision for the community and serves
as a guide for the County’s growth and development for the next 20 years.

Process
The 11 month-long process consisted of substantial community engagement paired with
in-depth analysis of the existing conditions
in the county. To familiarize themselves with
the past and present conditions of Warren
County, the project team conducted demographic research, spatial analysis, and
reviewed existing planning documents. To
create goals for Warren County’s future,
the team sought input from stakeholders,
members of the public, and County staff and
leadership.

Community engagement formed the foundation of this plan. Outreach included public
meetings, a community survey, and conversations with many County stakeholders, residents, and community members. A summary
of public engagement events is available in
Chapter Two of the Comprehensive Plan.
These included:
 Project Website
 Stakeholder Focus Groups
 Community Survey
 Public Meetings
 Steering Committee Meetings
 And many more events

The Comprehensive Plan
will make land use recommendations for the
Unincorporated Area of
the County.

General Project Schedule
Fall 2021

Winter 2022

Winter 2022

Phase I: Project Initiation & Analysis

Spring 2022 Spring 2022

Phase III: Implementation & Adoption

Phase II: Visioning & Plan Development
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Summer 2022

Why Plan?
An updated Comprehensive
Plan is a State-required
document for enacting zoning
in North Carolina, and is
also a strategic tool for local
governments to shape the
future of their communities.

A Comprehensive Plan addresses, but is
not limited to...

It presents an opportunity
every 5-10 years for a
community to have a
conversation about
 Where they are
 Where they’re going
 Where they want to be
 and how they will get there.

Comprehensive Development Plan
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This Comprehensive Plan project came at an
opportune time for the County. This plan will
serve as guidance for all other planning and
decision-making in Warren County such as:
 Zoning and code updates
 Small Area Plans
 Parks and Recreation Planning
 NCDOT Planning
 Economic Development Planning
 Rezoning decisions
 Funding and programming

The Study area covers over 90% of
the County.
Nearly 90% of the County’s
population lives in the Study Area.

Map 1. Study Area Map
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STUDY AREA
The Comprehensive Plan offers land use regulations for the unincorporated area of Warren
County. Within the municipalities, the towns
have jurisdiction over land use. However, all
County residents pay taxes to and benefit from
County services and programs. Therefore, the
entire Warren County community was invited
to participate in the planning process. Their
input will influence County matters, such as
recreation planning and infrastructure, that
affect all county residents no matter which
jurisdiction they live in.
The land use recommendations are for the area
outside of corporate limits, otherwise referred
to as the “study area.”

OCTOBER
2021

EXTERNAL ACTIVITIES

EXISTING PLAN REVIEW

PROJECT WEBSITE (ONGOING)

COMMUNITY TOUR

STAKEHOLDER INTERVIEWS

EXISTING CONDITIONS MAPPING
& EXISTING LAND USE ANALYSIS

STEERING COMMITTEE #1

SUITABILITY ANALYSIS

COMMUNITY SURVEY

SURVEY ANALYSIS

STEERING COMMITTEE #2

CREATION OF DRAFT VISION,
GOALS, RECOMMENDATIONS

STEERING COMMITTEE #3
DRAFT PLAN

JUNE
2022

APRIL 2021

BACKGROUND WORK

STEERING COMMITTEE #4
PUBLIC MEETINGS
PLAN EDITS

STEERING COMMITTEE #5

AUGUST
2022

FINAL REVIEW BY PLANNING BOARD
AND BOARD OF COMMISSIONERS
FINAL ADOPTED PLAN
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USING THIS PLAN
The Comprehensive Plan should serve as a strategic guide for major land use, infrastructure and
service decisions at the county level. The Future Land Use Map and recommendation should
be referenced by staff, Planning Board and the Board of Commissioners in the coming years.
Citizens and stakeholders also have a role to play by championing the achievement of priority
goals and individual actions.
Planning topic areas derived from the background analysis and public engagement. These five
topic areas will be addressed directly with plan recommendations. The recommendations in
Chapter 3 are organized by topics using the abbreviations per topic area as described below.

LAND USE AND
HOUSING (LUH)

ECONOMIC DEVELOPMENT
AND AGRICULTURE (EDA)

Land use, zoning, and diversity of housing options

Supporting farmers, rural
character, and agriculture.

INFRASTRUCTURE AND
SERVICES (IS)
Public utilities and
Internet access

PARKS, RECREATION,
AND TOURISM (PRT)

CULTURAL AND NATURAL
RESOURCES (CNR)

Health and wellness, and
recreational tourism

Forests, habitats, water.
and cultural resources

10  | Introduction | Using This Plan

Plan Structure
This chapter has provided a broad overview of the planning process and a
guide to the plan. Chapter 2 documents highlights of the community input
that was received and outlines the vision and goals for the county. A more
detailed accounting of this input is included in the Appendix. Chapter 3 includes
recommendations. Recommendations are organized under planning topic
areas. Within those planning topic areas are eight goals that specify how the
outcomes will be achieved. Each goal contains recommendations, which are the
policies that will guide decision-making, and actions, which are discrete steps to
accomplish the plan. Chapter 4 includes existing conditions research, statistics
and mapping that helped to inform the creation of recommendations. Chapter 5
serves as the Appendix and includes information on public input, survey results
and more background information.

Planning Topic Areas
Broad aspirations for the County.

Goals
More specific aims that relate to topic areas as
specified from public engagement and analysis.

Recommendations
Policy statements that will guide decision-making
for County staff, boards, and commissions.

Strategies and Actions
Discrete and specific steps that can be taken to
bring the recommendations and goals to fruition.

Plan Updates
This Comprehensive Plan should be updated periodically to remain relevant. An
update every five years is recommended along with regular updates of the Future
Land Use Map as needed to respond to changes in infrastructure availability
and/or rezonings. Planning topic areas are interrelated. As the County grows,
design and management strategies for new developments become critical factors
to preserving natural, agricultural, and cultural resources. Current best practice
management strategies are included in this Plan but should be reevaluated and
updated as or before issues occur.

Comprehensive Development Plan
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2
Public Input &
Goals

Warren County Comprehensive Development Plan

COMMUNITY CONVERSATION
The project began with a tour of the
community. In-person public meetings, an
online survey, stakeholder meetings, and
steering committee meetings were held
throughout the process. Through these input
elements, participants voiced their ideas on
what Warren County should look like, how it
should grow, where growth should occur, and
opportunities the County should pursue over
the next 10-20 years.
In addition, the County developed a
Comprehensive Plan website to post news,
updates, and meeting information throughout
the process. The people in the County
provided insightful and meaningful feedback.
A brief summary is included on the following
pages; the results from all public input can be
found in the Appendix.

The Warren County
Comprehensive Plan is
built on a foundation of
community input.

1,693
WEBSITE VISITS

The project website generated traffic

of over 1,600 people.

40+

STAKEHOLDERS

542
RESPONSES

Six stakeholder meetings were held with
more than 40 participants

The online survey generated over 500
responses. 377 participants were needed to
reach a 95% confidence level with a 5% margin
of error. Meaning, if a larger group were
sampled the results would remain the same.

3

4

PUBLIC WORKSHOPS
Public workshops were well-attended
with more than 50 participants.
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STEERING COMMITTEE
MEETINGS
The Steering Committee comprised
of 13 members and met four times
during the process.

From left to right (1) Stakeholder group session, (2) Springfest public meeting, (3)Stakeholder group
session, (4) Springfest public meeting, (5)Kickoff meeting, (6) Steering committee meeting # 1 .

Comprehensive Development Plan
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STAKEHOLDERS MEETINGS
The project team and staff met with stakeholders groups from various
backgrounds. The first five occurred on January 13 2022. The sessions included
stakeholders from schools, social services, cultural groups, neighborhoods,
home-owners associations, utilities, transportation, environmental, agricultural,
and conservation groups, developers, and major employers. An additional onehour stakeholder meeting was held virtually on March 4, 2022 with individuals
involved in real estate.

ONLINE SURVEY
A community survey was open from February 7, 2022 to May 19, 2022. There
were 542 participants in the survey. The word cloud to the right represents the
open-ended responses on the survey.
Additional results can be found in the Appendix.

WHAT DO YOU SEE AS PRIORITY ISSUES OR NEEDS
FOR WARREN COUNTY TO CONSIDER IN ITS
COMPREHENSIVE PLAN?
Employment Opportunities/economic development
Utility and infrastructure capacity, including broadband
Education, including school capacity and/or quality
Housing availability/affordability
Outdoor recreation
opportunities/parks

OPEN-ENDED RESPONSES (to above question)
“Growth opportunities for senior citizens
(i.e., classes offered, clubs for a way to
get together, exercise class, travel, etc.).”
- Survey Respondent 03/28/2022
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“Local resources, such as medical and
dental options and a grocery store.”
- Survey Respondent 03/28/2022

WHAT ARE YOUR LAND USE AND DEVELOPMENT
PRIORITIES FOR WARREN COUNTY?
Encouraging business and job growth
Encouraging growth and revitalization in and near towns
Requiring property maintenance and enforcing codes
related to burned homes, junk cars, safety issues, etc.
Encouraging new housing and housing
options
Preservation of
agricultural land

WHAT IS THE TOP PRIORITY YOU WOULD LIKE THE
COUNTY TO ADDRESS IN THE NEXT 2-5 YEARS?
BROADBAND
ECONOMIC
DEVELOPMENT
EDUCATION
HOUSING
GROCERY STORES

OPEN-ENDED RESPONSES (biggest roadway transportation priority )

1

MAINTENANCE

2

EATON FERRY RD

3

BYPASS AROUND DOWNTOWN
WARRENTON

4

158 UPGRADES

Comprehensive Development Plan
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STEERING COMMITTEE
The Steering Committee was comprised of the following members:












Vincent Jones, County Manager
Charla Duncan, Community & Economic Development
Cynthia Jones, Community & Economic Development
Rachel Wooster, Community & Economic Development
Eric St. Sing, Public Utilities
Joel Bartholomew, Emergency Services
Richard Hunter, Historic Preservation Commission
Brady Martin, EDC
Sid Cutts, Planning Board
Julia Torain, Board of Adjustment
Don Carson, Lake Gaston Association

PUBLIC MEETINGS
Three public meetings were held on February 28, 2022 at the Warren
County Armory, March 12, 2002 at the Drewry Fire Department, and
April 23, 2022 at Springfest on 109 South Main Street in downtown
Warrenton. Overall, there were nearly 100 participants. The combined
results can be found below and on the following page. An overall summary
of public engagement can be found in the Appendix. The results from
public engagement and the steering committee were used to form the
Goals for Warren County’s Comprehensive Plan.

PARKS AND RECREATION FACILITY PRIORITIES
Greenways & Trails
Programming & Events
Lake Access
Playgrounds
Sports Fields
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OPEN SPACE PREFERENCE
Outdoor Recreation Access
Protecting Water Quality
Protecting Habitats & Rare Species
Agricultural Preservation
Resiliency
SMALL-SCALE COMMERCIAL

MEDIUM-TO-LARGE SCALE COMMERCIAL

Participants preferred small-scale
commercial over medium-to-large
scale commercial.

Comprehensive Development Plan
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VISION

“Warren County is a
diverse, thriving rural
community known for
our creative, sustainable
economic revitalization.”

Vision from 2021-2024 Board of Commissioners Strategic Plan

20   | Public Input & Goals | Vision

GOALS
Build capacity for new economic opportunities
through investments in infrastructure, education,
and partnership development.
Stimulate the development of new housing with a
focus on affordable and workforce housing options.

Establish connected and reliable infrastructure
while improving access to key services.

Conserve existing farmland and support the
agricultural economy and agritourism.
Maintain and improve water quality and foster
community resiliency through the conservation of
natural areas and open space.
Provide equitable opportunities to
enjoy an active lifestyle.

Promote the arts, cultural activities
and heritage tourism.

Prioritize a safe and interconnected transportation
system, including greenways and bicycle facilities.

Comprehensive Development Plan
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3
Recommendations

Warren County Comprehensive Development Plan

Future Land Use Map
Purpose
The Future Land Use Map provides general
land use guidance for the area in the county’s
jurisdiction. It identifies the intended development
pattern (i.e. rural and agricultural areas,
commercial and industrial areas). Each color on the
map represents a character area described based
on the predominate land uses, scale and density of
development and any key design features. The map
represents county policy. It does not automatically
update zoning, but it should be referenced during
rezoning decisions and it can influence future
regulatory changes. The Future Land Use Map
should also guide infrastructure and service
investment decisions and other actions at the
county level. The Future Land Use Map includes six
character areas:
 NC: Neighborhood Center
 CMU: Commercial Mixed-Use
 OI: Office and Industry
 MDR: Medium Density
 LDR: Low Density
 RR/AG: Rural Residential and Agricultural

Recommendations Overview
The Future Land Use Map is supported by policies
recommendations located later in this chapter. The
recommendations are divided into 5 topic areas:
 Land Use and Housing (LUH)
 Economic Development and Agriculture (EDA)
 Infrastructure & Services (IS)
 Parks, Recreation and Tourism (PRT)
 Cultural and Natural Resources (CNR)
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What is a Future Land Use Map?
A Future Land Use Map provides the
geographic framework to describe
the County’s land use policies and
development decisions. Consistency
with the Future Land Use Map is one
of the main points of consideration
when elected officials review rezoning
requests.
 A Future Land Use Map represents
the community’s view of their best
possible future, protects character
and property values, provides
predictability to the private sector
and residents, and guides public
investment priorities.
 It uses color-coded land use
categories that guide the general
character and intensity of the
desired future land uses.
 It is a key component of
a Comprehensive Plan.
Comprehensive Plans are required
by state law (160D) as a condition
to adopt and enforce zoning
regulations.

Map 2. Future Land Use Map

WARREN COUNTY FUTURE LAND USE MAP HIGHLIGHTS
 Identifies opportunities for employment and industry
 Respects drivers of development including towns and location of
infrastructure (i.e. utilities and major roads)
 Encourages new housing and commercial investment in appropriate areas

Comprehensive Development Plan
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FUTURE LAND USE CHARACTER AREAS
Each Future Land Use Character Area category is intended to indicate a predominant land use—
or set of uses—as well as relative intensity and shared design features that define the character of
the built and natural environment. Each is consistent with the community’s ideas and vision for
the future of Warren County. While future land use character areas do not alter existing land use
or zoning designations, they do provide descriptive guidance when considering rezoning cases
and other County-driven community investments.

RR/AG: Rural Residential /
Agricultural
The RR/AG Character Area contains primarily
agricultural and forestry uses. This area may also
include rural businesses, especially those
supporting agricultural operations and
agritourism. Residential development is limited to
single-family detached houses on large lots.

LDR: Low Density Residential
The LDR character area supports low-density
neighborhoods with larger lots or lower overall
density required for wells and septic tanks. It
includes lakeside residential areas where contextsensitive development is needed around Kerr Lake and
Lake Gaston. The LDR may include residential clustering in
conjunction with open-space conservation.

MDR: Medium Density Residential
The MDR Character Area supports new neighborhoods
with smaller lots. Access to public infrastructure
is important, and proximity to commercial areas,
essential services, and employment centers makes these
areas ideal for residential development. Sidewalks,
pocket parks, community gardens, and shared passive
open spaces are important neighborhood amenities.
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NC: Neighborhood Center
The NC Character Area includes concentrations
of commercial and institutional uses and a mix of
residential uses. It may include a variety of businesses,
generally with smaller building footprints. Vehicular
access and parking is needed, however pedestrian
connections between facilities and surrounding
neighborhoods should be encouraged. Small
businesses or an institutional facility with regular
visitors, such as a school, post office, library, or church,
may serve as an anchor for NC areas. Buildings and
sites should be designed to ensure new development is
in keeping with the character of the area.

CMU: Commercial Mixed-Use
The CMU Character Area is defined by larger
commercial areas that feature multiple community
anchors and room to grow. Development may
include retail, highway commercial, offices, flex
space and light industry. A mix of housing types may
be appropriate where not in conflict with existing
uses. Context-sensitive design should be used, where
appropriate, to ensure new development is in keeping
with the character of the area.

OI: Office & Industry
The OI Character Area focuses on office, industrial,
manufacturing, and warehouse/distribution uses.
These uses are best suited to locations with access
to highways and other infrastructure. Supporting
commercial services are appropriate. While major
residential developments may not fit in the OI area,
proximity to housing and workforce should be a
consideration. The OI Character Area is well-suited for
County-led economic development initiatives.

Comprehensive Development Plan
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Land Use & Housing
LUH- 2.2: Consider zoning updates to
customize existing residential zoning
districts to match availability of infrastructure and character of existing
development.

LUH- 1: Plan for a development
pattern that follows the Future Land
Use Map.
LUH- 1.1: Update the Future Land Use
Map regularly based on rezonings,
market trends, and changes in availability of infrastructure.
LUH- 1.2: Review development proposals
for their consistency with the Future
Land Use Map, Character Areas and
other policy recommendations in this
Plan.

LUH- 2: Encourage housing in areas
with access to infrastructure and
services.
LUH- 2.1: Encourage residential growth
in municipalities and areas shown as
Commercial Mixed-Use, Neighborhood
Centers, Medium Density and Low
Density on the Future Land Use Map.

Opportunities for
Residential Growth
Areas where new housing is encouraged
include*:
 Commercial-Mixed Use Areas and
Neighborhood Centers
 ETJs of Warrenton and Norlina,
Municipal Limits of Macon
 Where access to water and sewer is
feasible
 Areas supported by services and
transportation infrastructure (LDR),
where in keeping with local character
*New housing development may also be
located in the Rural Residential / Agricultural
(RR/AG) area however development should
be low density and should include basic siting
and design features identified in CNR-1.
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 Currently all three residential zoning districts
have the same dimensional standards even
though the context in which they occur are
very different. Lot size minimums, overall
density, width and depth requirements,
setbacks and other standards should be
reviewed and adjusted.
 Additional work by the Planning Board and
staff will be needed after the Comp Plan
process to update zoning districts.

Conservation Subdivision Design
Public input stated a preference for conservation subdivisions over conventional
subdivision design. Conservation subdivisions cluster development away from
natural resources and preserve open space
in exchange for smaller lots.

LUH- 3: Address workforce and
affordable housing demand.
LUH- 3.1: Allow for smaller lot sizes in
areas with access to public water and
sewer (i.e. in Medium Density areas
shown on the Future Land Use Map).
f Strategy options include creating a new
zoning district for areas that have potential to be served by water and sewer.
f For existing districts, reduce minimum
lot size allowance in conjunction with
establishing a minimum open space requirement to maintain appropriate overall
density.
 There may be a need to increase other
standards (setbacks, roads, etc.) to ensure
quality development.

f Consider allowance or method for residential developments that receive public
water and sewer to exceed currently
defined impervious surface maximum
(25%) on a per-lot basis if appropriate
stormwater detention is provided.

Source: Plan Chatham, Chatham County, NC

Accessory Dwelling Units
An Accessory Dwelling Unit or ADU is a
secondary dwelling unit on the same property as a principle one-family dwelling. The
units can be attached or detached. Many
counties and towns allow ADUs with standards as a way to encourage investment
and provide housing options.

LUH- 3.2: Consider allowing accessory
dwelling units (ADUs)
f Accessory dwelling units are independent
residential dwelling units located on the
same property as another home. They
come in different forms (internal, attached
and detached) and all have the ability
to increase housing affordability and
accommodate a variety of family living
situations and/or rental tenants.
Source: St. Paul Minnesota (stpaul.gov)
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f Currently the Zoning Ordinance does not
allow for ADUs. Allowing ADUs in some
zoning district with specific parameters
related to unit size, lot size and setbacks is
recommended.

LUH- 3.3: Consider zoning updates to
allow for a mix of housing types in
well-suited locations.
f Work with local real estate leaders to gain
understanding of missing housing options
and opportunities.
f Identify locations and recruit developers
for rental and owner-occupied units.
f Updates could include:
 A new district that allows for a medium-higher density housing, including
attached and/or multi-family housing.
 An allowance for a mix of housing by-right
in certain districts or through a conditional
zoning process. The current zoning ordinance allows for a residential mix with a
special use permit only (SUP).

LUH- 3.4: Review development approval
and permitting procedures and streamline process.
f Consider administrative approval for
developments that meet defined design
criteria.
f Update educational materials available on
the planning and zoning website related
to development approval and permitting.

LUH- 3.5: Develop programs with innovative approaches to affordable and
workforce housing.
f Stakeholder interviews indicated a need
to increase missing middle housing (i.e.
smaller lot homes, townhomes, etc.) and a
need to increase rental housing to attract
and retain young people.
f Pursue partnerships with municipalities
and/or nonprofit or private entities to increase affordable and workforce housing
in appropriate areas.

Workforce Housing: What is it and Why is it Important?
Workforce housing is often targeted for “essential workers” in a community, such as law
enforcement officers, firemen, teachers, medical personnel, and often service workers.
Workforce housing may be targeted at certain income levels, those that do not qualify for
assistance but earn between 60 and 120 percent of area median income.
As low housing supply continues to drive up housing prices up and out of reach for middle-income workers, it is important for local governments to explore options and implementation strategies to stimulate the creation of workforce housing. An example of a public/
private partnership to address workforce
housing needs is when SECU Foundation
partnered with the Partners for Hoke County
Public Schools Education Foundation to provide an interest free loan for the construction
of a 24-unit, two-bedroom apartment complex
in Raeford, NC. This apartment complex, Echo
Ridge, provides a safe and affordable housing
option for new and current teachers in Hoke
County and serves as a recruitment incentive
for the school system.
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LUH- 3.6: Ensure adequate property maintenance and enforcement of health,
safety and welfare concerns.
f Establish a minimum housing code.
f Conduct code enforcement activities
in order to protect property values of
residents.

LUH- 3.7: Ensure educational and
financial assistance programs to homeowners are promoted and fully utilized
to maintain existing housing stock.

f Partner with local organizations and/
or private entities, such as Habitat for
Humanity and a local building supplier,
to offer home improvement seminars for
residents.
f Consider the establishment of a microgrant program for home improvement.

LUH- 4: Designate land for economic
development activities
 See EDA-1

f Promote existing homeowner assistance
programs, including those operated/
funded by regional, state and federal
entities.
 Coordinate with the KTRCOG to improve
advertisement for existing regional and
state program.

Homeowner Assistance Programs
The Section 504 Home Repair Program, also known as the Single-Family Housing Repair
Loans and Grants is managed by the USDA. This program offers loans and grants to elderly
and very-low-income homeowners, below 50% of the area median income. It also targets and
helps accommodate the needs of those that struggle with disabilities. The funds may be used
to repair, improve, or modernize your home, or remove health, safety hazards. The maximum
loan amount is $20,000 and the maximum grant amount is $7,000.
Additionally, the Kerr-Tar Regional Council of Governments (KTRCOG) was awarded funding by the North Carolina Housing Finance Agency (NCHFA) to assist residents. The Urgent
Repair Program finances emergency home repairs for homeowners who are elderly, have
special needs, and whose incomes are below 50% of the area median income. Only repairs
that address imminent threats to life and/or safety of occupants of the dwelling unit or accessibility modifications will be performed under the program. Under this program, only one
or two critical problems may be repaired, but the entire house is not addressed. The program
offers unsecured, interest-free loans at a maximum amount of $10,000. The loan is forgiven
at a rate of $2,000 per year until the principal balance is reduced to zero.
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LUH- 5: Maintain and update basic
design standards for Lake Gaston
and Kerr Lake development
LUH- 5.1: Protect water quality with
enhanced shoreline vegetative
buffering
f Increase buffering and/or vegetation
preservation requirements for higher
density residential development.
Requirements could be paired with
incentives such as a streamlined approval
process.
f Consider a flexible approach that allows
innovative design to minimize impervious
surfaces and runoff to the lake.
f Potential specifics of “LakeSmart” development standards
 Minimum open space requirement
 Incentives for tree preservation (for the site
as a whole or for the lakeshore)
 Increased buffer requirement (i.e. 25-100ft)
adjacent to the lakeshore or streams that
drain to lake.

LUH- 5.2: Reduce the visual impacts of
new large-scale commercial activities
while providing flexibility for innovative
design.
f Continue to specify supplemental requirements for commercial, mixed-use and
residential planned unit developments.
f Consider updates to the zoning ordinance
to design requirements for non-residential
development over a certain size threshold
on Lake Gaston and Kerr Lake.

Lakeside Development Design
Lake Gaston is a major economic engine for
the county. Lakeside development contributes significantly to the county’s tax base.
Property owners and visitors are drawn to
the clear waters and views from forested
homesites. Many established subdivisions
flank the lakeshore. Historical development
design along the lake includes large setbacks and preservation of existing stands of
trees. Newer development smaller lots and
community docks. Updates to county regulations may be needed to allow flexibility
for new development types while preserving water quality and some of the attributes
that are hallmarks of the existing character
of most developments along the lake.
Encouraging “LakeSmart” design techniques. such as open space and tree preservation can help new development fit with
the existing character of the lakeside neighborhoods. .
Precedents include Iredell County which
requires a 50 foot vegetative buffer for all
development activities on Lake Norman.
The requirement varies based on intensity
of development. More intense developments including residential development
>24% impervious surface and non-residential buildings > 30,000 square feet in size
are required to have a 100ft buffer.

 Building height and bulk, lighting, buffering, tree preservation, location of parking
facilities, and signage are all examples of
design elements that may negatively impact
surrounding properties, including those on
the opposite side of the lake.
 Currently the zoning ordinance includes
a maximum height, impervious surface
amount and minimum green space preservation requirement for PUDs. However,

Lake Gaston’s blue water and forested banks
are attributes that should be preserved while
accommodating new development.
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the ordinance does not specify different
requirements based on overall size of
buildings or any other triggers.

f Consider implementing a Conditional
Zoning process to allow for legislative decisions for certain types of development.

LUH- 5.3: Encourage neighborhood
designs that incorporate shared Lake
access with shoreline common areas
and community docks.
f This style of development increases the
desirability of inland parcels.

LUH- 5.4: Work with Dominion Energy to
implement and regularly update the
Shoreline Management Plan
f Pending changes to Dominion Energy’s
Shoreline Management Plan may eliminate the future construction of docks in
sensitive environmental areas. This could
significantly reduce the number and/or
value of developable parcels with private
lake frontage.
 Coordinate with Dominion Energy to determine locations where shared community
docks are allowable or preferable.

LUH- 6: Cooperate with municipalities on development and land use
issues around gateways into the
county and municipalities.
LUH- 6.1: Support corridor beautification,
streetscape and intersection improvements near municipalities
f Improvements could include landscaping, signage, intersection and safety
improvements.

LUH- 6.2: Consider zoning revisions to
address opportunities and issues along
gateway corridors.
f Monitor development in the vicinity of
interchanges.

Comprehensive Development Plan

f Adjust zoning regulations to encourage
new commercial development near I-85
interchanges and key intersections of
major highways, redevelopment of commercial sites and/or to reduce impacts on
existing residents.
 Adjustments may include changes to permitted uses, access and/or façade requirements, location of parking facilities, outdoor
storage, lighting and/or buffer/screening
performance standards.

LUH- 6.3: Continue to require vegetative
screening and buffering for industrial
and commercial uses.
f Utilize trees and landscaping elements
to ensure new facilities do not negatively
impact the character of the surrounding
built and natural environment.
f Monitor recent ordinance changes
related to solar installations. Update
regulations as needed to reduce impacts
to existing residents.
f Specify preferred species of trees,
shrubs and ornamental grasses in zoning
ordinance.

LUH- 7: Update zoning ordinance to
implement this Comprehensive
Land Use Plan and be compliant
with state regulations.
LUH- 7.1: Consider updates to zoning
ordinance including:
f Allow for Accessory Dwelling Units
(ADUs) that meet defined standards
f Updates to residential districts
 Create new district with lower minimum lot
size and open space requirements
 Lakeside development overlay or
Residential Lakeside district text
amendments

f Changes to commercial zoning districts.
 Consider conditional district for certain uses
(i.e. mixed use development, hotels, largescale residential in certain districts).
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Parks, Recreation,
& Tourism
PRT- 1: Implement Parks and
Recreation Plan
f The Board of Commissioners recently
adopted a goal of completing 50% of
recreation Master Plan recommendations
by 2024.

PRT- 1.1: Implement priority park
upgrades including:
f Recreation Complex:
 Refresh playground mulch
 Add shade sails or trees
 Electrical hookups for events
 Wayfinding and signage
 Drainage, stormwater and landscaping
enhancements
 Expand restrooms

f Magnolia-Ernest Recreation Park:
 Addition of picnic shelter
 Remodel of existing pool / bathhouse

f Buck Springs:
 Improved kayak launch
 Improved wayfinding signage
 Interpretive signage for historic and environmental features
 Expand ADA access to shelter from ADA
parking
 Replace water fountain
 Add picnic tables
 Shade structure for playground

f John Graham Gym and Rotary Park
 Refresh signage, landscaping, and general
beautification
 Improve entry way
 Replace playground and swings
 Provide shade structure
 Partner with schools for enhanced maintenance through volunteers
 Upgrade furnishings

f Armory Fields
 Study use of site and address maintenance
issues
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PRT- 2: Monitor and improve utilization
of facilities at Buck Springs.
PRT- 2.1: Create map of hiking and
mountain bike trails for signage and
website.
PRT- 2.2: Streamline rental process to
encourage utilization.

PRT- 3: Increase recreational opportunities throughout the county for all
ages.
PRT- 3.1: Partner with municipalities to
increase senior programming opportunities throughout the County.
PRT- 3.2: Increase the number of public
access locations at Lake Gaston.
PRT- 3.3: Continue reserving funding for
satellite recreation sites each year.
f These funds have been recently used to
fund partnerships adding recreational
facilities in under-served areas such as
adding a playground in the Hex Grove
community.

PRT- 4: Evaluate feasibility and seek
funding opportunities for bicycle
facilities and/or multi-use trails to
provide alternative transportation
options and increase outdoor
recreation.
PRT- 4.1: Build awareness of benefits of
bicycle facilities and greenways.
PRT- 4.2: Plan to connect Warrenton,
Norlina and Macon via a sidewalk or
multi-use path.
f Determine potential cost and pursue
grant funding for construction.

Warren County Parks &
Rec Master Plan (2019)
The Warren County Parks & Recreation
Comprehensive Master Plan (2019) includes
a comprehensive set of recommendations
organized into three categories: Parkland,
Programming, and Operations.
Parkland recommendations include:
 Make improvements to existing parkland
by improving safety and access, upgrading amenities to improve health and wellness, and create placemaking by using
consistent signage, site furnishings, and
materials throughout the park system.
 Allocate the budget needed to pursue
capital improvements.
 Plan for development of future parkland,
trails and facilities.
 Identify and track maintenance needs of
the existing park system.
Programming recommendations include:
 Improve and expand programmatic
offerings with partnerships.
 Expand programming to encourage
recreational tourism.
Operations recommendations include:
 Expand staff to serve additional program
offerings.
 Revamp outreach opportunities for advertising programming, especially new
programming.
 Implement best practices for program
administration such as program life cycle,
cost recovery, and pricing strategies.
»

f Study potential connection to Recreation
Complex and Warren County High School.

Comprehensive Development Plan
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PRT- 4.3: Conduct feasibility study for rail
trail parallel to Highway 158 between
Littleton and Norlina.
f Rail bed is largely intact, and ROW has
been relinquished west of Vaughan
f Eventually, study potential extension to
Littleton.

PRT- 4.4: Study feasibility of bike facilities
or multi-use trails in the vicinity of Lake
Gaston.
f Coordinate with NCDOT to implement
recommendations from the Lakes District
Bike Plan and the Great Trail State Plan.

PRT- 5: Evaluate opportunities for
hiking and biking trails in Warren
County.
PRT- 5.1: Consider partnerships with
state agencies, land trusts, and HOAs
to determine opportunities for hiking
and biking trails.

PRT- 6: Encourage the utilization of
NC Wildlife Resources game lands
for hunting and other activities

There are 17,000 acres of lands in Warren County managed
for conservation including state game lands, federal lands
and many conservation easements managed by the Tar
River Land Conservancy. The Embro and Shocco Creek
Game Lands draw hunters from all over North Carolina.

PRT- 6.1: Encourage context sensitive
design of development near
gamelands.
PRT- 6.2: Partner with state agencies
to improve signage and access to
gamelands.
PRT- 6.3: Encourage birdwatching during
the hunting off season.
PRT- 6.4: Encourage habitat enhancement projects.
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Map 3. Parks and Greenways Map
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Infrastructure
& Services
IS- 2.2: Collaborate with County
emergency management to conduct
natural disaster vulnerability
assessments.

IS- 1: Expand access to broadband
service.
IS- 1.1: Continue to work with service
providers to increase high-speed
Internet coverage throughout the
County.

f Building off previous efforts, including the Hurricane Matthew Resilient
Redevelopment Plan (2017), assessment
should work to identify assets at risk of
damage or destruction due to extreme
weather events, including potential
impacts on Warren County’s ability to
continue operating in the aftermath of
such an event.

f Reserve grant funds and/or explore
additional funding sources to ensure “lastmile” connectivity.

IS- 2: Improve resiliency of critical
infrastructure
IS- 2.1: Pursue grants for transportation projects to reduce flooding on
roadways.
f Gather information on flooding events and
frequently flooded roadways and other
public assets.

f Implement recommendations from the
recent On Target Preparedness project.

IS- 3: Maintain solid waste infrastructure to serve the county.

f Apply for grants for the RISE program or
similar programs to make improvements
to Highway 58 and US 158 Bus to reduce
flooding on the roadways during major
rain events.
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IS- 3.1: Maintain convenience centers
IS- 3.2: Plan and budget for future
upgrade to waste transfer station.

IS- 4: Maintain an efficient water
and sewer system while planning
for targeted expansion to serve
economic development.

f Study feasibility and financial costs and
benefits of providing sewer service to the
NC 903 corridor near Lake Gaston.
f Study cost/benefit of providing water and
sewer service to the Ridgeway/Drewry
Interchange of I-85.

IS- 4.1: Conduct system repairs and
capital improvements to serve
economic development opportunities
and existing communities.

IS- 5: Fire and EMS
IS- 5.1: Prioritize equipment needs in the
5-year Capital Improvements Plan (CIP).

IS- 4.2: Maintain the 5-year Capital
Improvements Plan (CIP) to identify
future needs.

IS- 5.2: Coordinate with partner organizations to improve response time around
Lake Gaston and in other areas of the
county with a concentration of residents
and businesses.

f Current CIP projects for years FY22-27
include:
 Construction of an elevated water storage
tank (1MGD) in the vicinity of Norlina

f Locate satellite stations or enhance
partnerships based on findings from the
ongoing study of emergency response
near Lake Gaston and in the south and
west portions of the county.

 Replace sewer force main that serves Soul
City and Norlina

IS- 4.3: Conduct water and sewer system
studies to determine costs and benefits
of serving areas currently not served by
public utilities.
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IS- 6: Coordinate with partners to
maintain and enhance transportation and mobility in Warren County.
IS- 6.1: Coordinate with the North
Carolina Department of Transportation
(NCDOT) and the Kerr-Tar Regional
Transportation Planning Organization
(KTRPO) on planning for long-range
transportation improvements.
IS- 6.2: Coordinate with municipalities
and adjacent counties to identify priority
transportation planning and improvement projects.
IS- 6.3: Identify and seek funding to
address high accident locations and
other safety concerns.
IS- 6.4: Maintain development standards
that reduce long-term maintenance
costs and safety concerns.
f Require internal streets of major subdivisions to be built to NCDOT standards.
f Encourage connected streets of adequate width in new developments.
 A connected system of streets can reduce
traffic on major roadways.
 Adequate street width is needed to ensure
proper emergency response. This may
require updating development standards
to require wider roadway for subdivisions
that have smaller lots in order to allow for
on-street parking.

f Coordinate with NCDOT to determine
when turn lanes are needed for residential and commercial developments.
f Encourage new commercial development to be located at or near major
intersections.
 Commercial development along strategic
highway corridors should consolidate
driveways.
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 Where possible new commercial development should have two entrances and have
principle entrances on secondary roads
in order to reduce traffic impacts on US
highways (i.e. US 1, US 158, and US 401).

IS- 6.5: Support initiatives to improve
access to transit.
f Coordinate with the Kerr Area
Transportation Authority (KARTS) to maintain and enhance demand responsive
transit service in Warren County.
f Support the location of a high performance passenger rail stop in Norlina.
f Study Transit-Oriented Development
(TOD) and the location of a potential park
and ride facility in Norlina.
f Study the location of park and ride lots
serving commuters along I-85 or other
major corridors.

IS- 6.6: Improve access to sidewalks,
greenways and trails
f Conduct feasibility study of adding sidewalk or multi-use path along US 401
between Warrenton and Norlina.
f Study potential rail to trail project on abandoned railroad along US 158 and north to
Virginia.
f Coordinate with NCDOT and municipalities to implement recommendations for
on-road bike facilities along key routes
identified in the NC Lakes District Regional
Bike Plan.

Map 5. S-Line TOD Study Areas

NCDOT is evaluating passenger rail service along the S-Line corridor between
Raleigh and Richmond and is evaluating the development impacts and
infrastructure needs as part of the S-Line Transit-Oriented Development Study.

Comprehensive Development Plan
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Economic Development
& Agriculture
ED 1: With guidance from the Future
Land Use Map, identify and encourage rezoning of properties that are
appropriate for industrial and commercial development.

ED 2: Support agribusiness with
programs and policies that target
family farms, food producers, and
sustainability.

ED 1.1: Encourage rezonings for commercial and mixed-use development
in and near Neighborhood Centers and
Commercial Mixed-Use areas on the
Future Land Use map.
ED 1.2: Encourage rezonings for industrial
development in and near Employment
and Industry areas on the Future Land
Use map.

ED 2.1: Expand agritourism
f Update zoning ordinance to ensure uses
compatible with agritourism are permitted
in agricultural areas.
f Develop and enforce regulations for
seasonal and visitation uses that serve to
attract visitors while minimizing impacts
such as traffic, noise, and signage.
f Support efforts to strengthen Warren
County Farmers Market by helping to
establish a permanent location.
f Coordinate with NC Department of
Agriculture and Consumer Services
to better engage with Visit NC Farms
program.
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ED 2.2: Encourage participation in programs designed to ensure sustainability
of agricultural resources for future
generations
f Support Voluntary Agriculture District
(VAD) and PUV programs.
f Encourage innovative approaches
to forest resource management that
promote biodiversity while maintaining
sustainable timber yields.
f Support and expand youth education
programs in schools and other organizations, such as 4H, or to include agricultural
science and history

ED 3: Prioritize infrastructure and
service enhancements to areas
with economic development
opportunities.
ED 4: Consider incentives to recruit
desired commercial and industrial
development
ED 4.1: Develop or clarify the County’s
incentive policies.
ED 4.2: Encourage medical offices and
physicians to locate in Warren County.

f Modify Table of Permitted Uses to allow
for medical offices as a distinct use.
Consider permitting in all districts, include
supplemental standards for AR district.
 Supplemental standards could include
minimum lot size, setbacks, maximum building size, landscaping or other site design
requirements.

ED 4.3: Consider programs and pursue
grants to increase access to healthy
food.
f Coordinate with NC Alliance for Health to
explore innovative partnership opportunities to increase access to healthy food.

ED 4.4: Recruit and retain a national brand
mid-range hotel.
f Opportunities include I-85 travelers,
regional athletic tournaments, business
travel, outdoor-recreation visitors, and
multi-day visitors.

ED 4.5: Allow for guest accommodations
to support visitation.
f Encourage guest accommodations in
certain districts by permitting these with
performance measures / supplemental
requirements.
f Inform Home Owners Associations about
options to update rules for short-term
rentals.

Guest Accommodations
Allowing some guest accommodations with supplemental standards can be a way to allow
flexibility for land owners and promote tourism. Supplemental standards can include
minimum property sizes, setbacks and/or buffer requirements. For instance, Cabarrus
County allows bed and breakfast uses in a number of zoning districts. The lot sizes must meet
or exceed the conventional subdivision standards in its agricultural, countryside residential,
and low density residential districts and must be at least one acre in size in low, medium,
and high density residential districts. Any guest amenities must be located with a minimum
of 100 feet from the property and one parking space per guest bedroom, one parking space
per employee and owner and/or manager must be provided. Landscaping and buffering is
required and the width varies depending on the amount of acreage but includes two shade
trees or four ornamental trees for every fifty feet and ten shrubs for every fifty feet.
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f Monitor trends related to short-term
rentals and determine ways to address
concerns

ED 5: Coordinate with Visit Warren
County to encourage tourism.
ED 5.1: Continue to lobby for approval of
occupancy tax.
ED 5.2: Include tourism in strategic economic development plans to maximize
future expected funding generated from
visitation and occupancy tax.
ED 5.3: Formalize Tourism Development
Authority and identify initiatives to
support.
f Establish mini-grant program for promotion and marketing of events
f Identify needs for overall tourism infrastructure support
f Use key tourism drivers (outdoor recreation, for example) to develop business
recruitment strategies

Tourism Development Authority
Mini-grant Program Precedent
The Granville Tourism Development
Authority (GTDA) utilizes a portion of
funds received from their occupancy tax
to assist organizations and agencies in the
promotion and marketing of events and activities that encourage tourism in Granville
County and create an economic impact
from visitor spending. The goal is to help
stimulate events/activities that can grow
and eventually thrive on their own merit,
without direct funding. Any approved funding should be considered as a supplemental
resource only. The county’s annual minigrant program is accessible to Granville
County-based community groups, nonprofit organizations, and municipalities for
events, projects or programs that promote
Granville County as a travel destination.

Brownfields
“Brownfields” are defined as properties that
are abandoned, idle or underused where
environmental contamination, or perceived
environmental contamination, hinders
redevelopment. The problem comes from the
fact that it is very difficult to obtain loans for
redevelopment on these properties because
they come with potential environmental
cleanup liability. Federal and state programs
are available that are targeted at easing liability for prospective developments of these
properties to encourage redevelopment.
Source: www. deq.nc.gov

There is no upfront funding available for
private party prospective developers in North
Carolina’s brownfields program. However,
a developer can obtain an agreement that
entitles them to a property tax exclusion
which can pay for assessment and cleanup
activities. In addition, the EPA offers competitive brownfields grant for assessment,
cleanup, setting up local revolving funds,
multipurpose grants, and job training grants.
Many North Carolina municipalities have
been awarded millions of dollars for brownfields activities, including, Fayetteville,
Wilmington, Concord, and High Point.
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ED 6: Support efforts to encourage
redevelopment and revitalization.
ED 6.1: Support Downtown Revitalization
programs in Warrenton, Norlina and
Macon.
ED 6.2: Study opportunities to redevelop
brownfields.

ED 7: Develop workforce skills in
tandem with industry needs.
ED 7.1: Work closely with Vance-Granville
Community College and local industry
leaders to ensure existing and new
programs are tailored to local workforce
needs.
f Assist with creating new educational
programs, identify scholarship opportunities, develop apprenticeship programs,
sponsor Career Days and Job Fairs.

ED 7.2: Support the Warren County
Schools System and early childhood
education.

Warren New Tech High School is one of three schools
located on the Warren County Public School campus
along US 158. The New Tech approach includes
project based learning and innovative technology
to improve college and career readiness.

f Continue efforts to support students and
improve WCPSS.
f Coordinate with schools and businesses
to expand apprenticeship and internship
opportunities.

Comprehensive Development Plan
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Cultural & Natural
Resources
CNR- 1.3: Encourage sensitive development design along scenic rural roads.

CNR- 1: Encourage a development
pattern that protects rural
character and key natural assets.

f Encourage subdivision design that limits
the visual impact of large-scale subdivisions to scenic rural roads such as
the designated Lafayette’s Tour Scenic
Byway.

CNR- 1.1: Discourage development in
the floodplain in order to protect life
and property from flooding and flood
damage.

CNR- 1.4: Protect water quality in Lake
Gaston and Kerr Lake

f Enforce and update floodplain ordinance
as needed.

f See LUH-5.

CNR- 1.2: Encourage preservation of open
space and natural resources in new
development.
f Establish standards that specify a
minimum amount of open space preservation in new development that has
access to water and sewer.
f Incentivize conservation subdivision
design and clustering to preserve key
natural resources including floodplain,
stream buffers, rare habitats and steep
slopes.

Lafayette’s Tour Scenic Byway
The Lafayette’s Tour Scenic Byway traverses
Warren County. The route takes motorist
through several of the communities that
French General Marquis de Lafayette, a
close confidant to George Washington,
visited on his 1825 tour of the United
States. The route covers 7 counties and
includes historic towns, such as Warrenton,
and scenic rural roads along the route.
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CNR- 2: Promote and protect County’s
historic resources
CNR- 2.1: Celebrate Warren County’s
history by designating local landmarks
or districts throughout the County.
f Partner with other entities to pursue
funding for updating signage for historical
structures in the county.
f Coordinate with Preservation Warrenton
and municipalities to convert the driving
tour map created by Preservation
Warrenton to an online story-map that
integrates images and background text.

CNR- 2.2: Encourage historically significant structures to be listed on the
National Register of Historic Places.
f Encourage National Register nominations
for study listed properties and assist property owners in preparation and submittal
of National Register nominations.
f Listing on the National Register of Historic
Places can help build community pride in
the history of the community and its built
environment.

CNR- 2.3: Evaluate current and future role
and focus of the Historic Preservation
Commission (HPC)
f Consider refocusing HPC and revising
bylaws if necessary to better reflect the
intended role of the commission
 May consider a joint commission with the
Town of Warrenton and/or designating
member of the Planning Board as its Historic
Preservation Commission per NCGS
§160D-303.

CNR- 2.4: Consider becoming a Certified
Local Government (CLG).
f Warren County staff should coordinate with the North Carolina Historic
Preservation Office on becoming a certified local government.
f CLG designation can make the county
eligible to compete for grants and direct
funds toward stabilization and restoration
of historic structures.
Comprehensive Development Plan

Many important historic structures are located in
Warren County, such as the Cherry Hill Plantation in
the Inez Community. Signage that is in place at some
of these locations needs maintenance and updating.

CNR- 3: Develop new partnerships
with allied entities that may
benefit from historic preservation
incentives.
CNR- 3.1: Consider partnering with
for-profit entities that are eligible for
historic tax credits (HTC), new market
tax credits, low-income housing tax
credits, and HUD loans for rehabilitation
of structures listed on the National
Register of Historic Places.

CNR- 4: Celebrate and support
cultural activities and the arts.
CNR- 4.1: Support the incorporation of
history, culture and the arts in schools
and through parks and recreational
programming.
f Encourage programming and events that
celebrate quilting.
f Encourage satellite performances by the
Lakeland Theatre and Cultural Arts Center
in Warrenton.
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4
Existing
Conditions

Warren County Comprehensive Development Plan
Warren County is located in north-central
North Carolina on the border with Virginia. It
is situated approximately sixty miles northeast
of Raleigh and Durham and one hundred miles
southwest of Richmond, Virginia. Interstate
85, a major north/south limited-access
highway, has four interchanges in Warren
County. Warren County is predominantly rural
and includes three small incorporated towns
— Warrenton, Norlina, and Macon — and
multiple unincorporated communities.

Livestock also plays a role, with pigs, cattle,
and poultry all contributing to the County’s
agricultural output.
While urban development is concentrated
in a few areas, Warren County has begin
to experience the pressure of growth.
In particular, there is a recognition that
significant population growth in Raleigh
and Durham will eventually spread to the
north. Warren County’s towns have begun to
experience investment both in commercial
and residential rehabilitation projects.
Additionally, lake-related development in
northern Warren County continues to expand
despite the lack of municipal infrastructure
such as sewer and water service.

PHYSICAL
GEOGRAPHY
Warren County has a total area of 444 square
miles (1,149 km²). This includes a total land
area of 429 square miles (1,110 km²) and
fifteen square miles (39 km²) of surface water
(3.40%). Surface water coverage is dominated
by Lake Gaston and Kerr Lake, which account
for the majority of the surface water, and an
extensive hydrologic system of creeks and
streams, part of the Roanoke River Basin and
Tar-Pamlico River Basin. Topography is classified as having rolling hills, moderately steep
slopes along water drainages, and an average
elevation of 451 feet above sea level.
The rural character of Warren County defines
much of its physical landscape. Historically its
economy was driven by agriculture with strong
tobacco and cotton production. Today, soybeans, hay, and winter wheat are the top crops,
and tobacco still factors into the equation.
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Source:Warren County

HISTORY
The origins of Warren County can be traced
back to before the Revolutionary War. Native
American Indians, the Tuscarora, populated
the area prior to the first white explorers who
came to the region in the late 16th century
and early 17th century. The area was formally
created as a county around 1764, it was know
as Bute County but the name would not remain
for long. In 1779, the North Carolina legislature passed a bill after the Revolutionary War
that would divide Bute County and remove
Lord Bute’s name. Bute County was divided
into two areas, the northern portion, Warren
County and the southern portion, Franklin
County.
At the start of the 19th century, Warren
County would continue to grow and prosper
with tobacco, cotton, horse breeding, and
several resorts due to the location of mineral
springs in the County. Yet as prosperity increased, so did the clouds of war as the County
became entangled both economically and
socially in the Civil War. Present-day Ridgeway
was Camp Beauregard, which included the
First North Carolina State and First North
Carolina Cavalry. The County’s rich history
includes the grave site of Annie Carter Lee,
daughter of Robert E. Lee.
As the Civil War ended and the reconstruction
period began, Warren County experienced
some economic decline. In time, there would
be a resurgence in agricultural and textile
industries. Eventually, in the latter part of the
20th century tobacco waned in the wake of
lawsuits and settlements in the industry and
the textile industry experienced a downturn
due to many companies moving overseas to
reduce overhead costs.

Comprehensive Development Plan
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After the Civil Rights bill was passed there
was a focus on economic development in black
communities. Warren County was chosen for
a planned community development due to its
large African American population. “Soul City”,
was a planned community development founded by Floyd McKissick (first African-American
student at the University of North Carolina at
Chapel Hill’s Law School and eventually the
leader of the Congress of Racial Equality)and
funded by the Department of Housing and
Urban Development (HUD). Soul City brought
water and sewer infrastructure, housing, and
commercial development to part of the County
but due to funding issues, the development fell
short of its potential.
Over the years, the County has focused on
social and environmental justice issues
through policy development and planning.
Since the 2002 Land Use Plan, Warren County
has experienced residential growth in the Lake
Gaston area and new agricultural, commercial
and industrial investment. As North Carolina
continues to attract new residents, families
will continue to seek the qualities of rural life
in Warren County while enjoying convenient
access to urban amenities. Maintaining the
connections to the rich history of the County
will be important while attracting and accomodating growth in the coming years.
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EXISTING PLANS
Warren County has several plans and ordinances currently in place. The following were
reviewed and summarized as part of the planning process. Relevant items and recommendations have been brought forward and included in the County’s new Comprehensive Plan.

Comprehensive Plan (2002)
Goals:
 To promote, expand, and diversify the
economic base and job opportunities…
 To promote, encourage, and stimulate the
conservation of existing housing and the
construction of new housing…
 To provide and maintain adequate county
services and facilities to accommodate
economic development and growth, and
to protect the public health and general
welfare.
 To encourage development at a rate and in
a pattern which can be efficiently served by
existing and planned services and facilities.
 To develop a transportation system that
will address economic development and
local travel concerns.

Zoning Ordinance and Map
The Zoning Ordinance establishes Warren
County’s zoning districts, including the dimensional requirements and uses permitted in
each. The county’s zoning districts are:











Agricultural Residential
Residential Lakeside
Residential
Lakeside Group Camp
Lakeside Tent or Trailer Camping
Lakeside Business
Neighborhood Business
Heavy Business
Light Industrial
Heavy Industrial
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Parks + Recreation
Comprehensive
Master Plan (2019)
 A focus on existing parkland and associated
maintenance of facilities
 Commitment to plan for future park needs,
including trails and athletic facilities
 Improved and expanded programming for
residents as well as recreational tourists
 Implementation of administrative best
practices to ensure continuous improvement of the Parks and Recreation
department

Comprehensive
Transportation Plan (2010)
The focus of the 2010 Comprehensive
Transportation Plan is on road improvement,
including several major widenings to add lanes
(I-85, US 158, and US 401) and others to
increase lane width and add shoulders. Bicycle
and pedestrian facilities and the Southeast
High Speed Rail Corridor also play a small role
in this report.

2021 to 2024 Strategic Plan
The Warren County Board of Commissioners’
goals and strategic actions identify the
County’s top priorities. The plan included
direction for the following:





Leadership & Governance
County Services
Economic & Community Development
Agribusiness

Other Plans
 North Carolina Lakes District Regional
Bike Plan (2016)
 Town of Warrenton Bicycle and Pedestrian
Master Plan (2020)
 Great Trails State Plan (2021)
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DEMOGRAPHICS
Population
With a population of 18,642 (2020 Census),
Warren County is the 83rd most populous
county out of North Carolina’s 100 counties.
Warren County’s total population has hovered
around 20,000 for the past two decades,
falling between 2010 and 2020 by over 1,000
residents.
TOTAL
Warren
County POPULATION
Total Population
19,972

20,972

18,642

15,000

10,000

5,000

-

2000

Although the 2020 Census shows a slight
decline in population this does not align with
recent building activity. The Census Population
Estimates Program shows a slight increase in
population between 2020-2021. More data
is needed to determine long-term county
population trends.

Population Density

25,000

20,000

Warren County includes three municipalities:
Warrenton (pop. 851), Norlina (pop. 920),
and Macon (pop. 110). These three towns
account for 10% of the population of Warren
County, leaving 90% citizens residing in
unincorporated areas.

2010

2020

Source: Decennial Census

Anecdotally, Warren County officials believe
2020 Decennial Census numbers may reflect a
population undercount, as revenues from new
water taps and rehabilitation have climbed in
recent years. If so, this would be consistent
with nationwide speculation that the 2020
Census has systematically returned lowerthen-expected population numbers. This is
also reflected in the Census Bureau’s American
Community Survey data, which estimated
Warren County’s population in 2020 to be
19,746.
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According to American Community Survey
2019 data, the areas in and around the towns
of Warrenton and Norlina are the most densely
populated areas of the County. The other
areas of the County that are densely populated
are north of Lake Gaston and the Soul City
area. Norlina has a population density of
approximately 120-242 people per square
mile. Warrenton’s population density is higher
on the north side ranging from 120-242 people
per square mile and in the southern portion
of the municipality population density ranges
from 85-97 people per square mile. Population
density in Soul City and north of Lake Gaston
ranges from 96-109 people per square mile.

Map 6. Total Population

Map 7. Populaion Density
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AGE DISTRIBUTION
(2019)
Age Distribution

Age Distribution
58% of the County’s population
is 40 and over, compared with
49% for the State of NC. The
median age has increased from
2010 to 2020. Age cohorts that
have grown are 75 to 84 years
and 85 years and over. All other
age cohorts have decreased
since 2010.

30%
25%
20%
15%
10%
5%
0%

Under 20 years

20 to 39 years
Warren County

0%

2020 Racial Makeup

3%

0%

4% 3%
0%

5%

5%

Black or African American alone
Black or African American alone

White alone

4%

White alone

American Indian alone
49%49%
39%

39%

American Indian alone

Asian alone
Asian
alone
Native Hawaiian or Pacific

Native
Hawaiian or Pacific
Islander alone
Islander
alone
Some other race alone
Some other race alone
Two or more races

Source: 2020 Census

Income
Warren County’s household
income has increased since 2000
by 29% from $28,351 to $36,466.
When compared to adjacent
counties, income for the area
has not increased as significantly
as Franklin County or Vance
County.

60 to 79 years

80 and over

State of North Carolina

Source: 2019 ACS

RACIAL COMPOSITION
(2020)
2020 Racial Makeup
0%

40 to 59 years

Race and Ethnicity
The County has historically
been known for it’s black or
African American population.
However, over the years the
African American population
has slightly declined. This trend
has remained steady from 2010
to 2020. The Hispanic/Latino
population grew from 692 in
2010 to 739 in 2020.

Two or more races

CHANGE
INin
MEDIAN
INCOME (2019)
Change
MedianHOUSEHOLD
Household Income
$60,000
$55,000
$50,000
$45,000
$40,000
$35,000
$30,000
$25,000
$20,000
$15,000
$10,000

2000

2010
Warren County

Source: 2019 ACS
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2019
North Carolina

HALIWA-SAPONI TRIBE
The Haliwa-Saponi Tribe is a state-recognized tribe and is
the third-largest tribe in North Carolina. The tribal name is
a combination of Halifax and Warren Counties. The tribe
resides primarily in the area traditionally known by the elders
as “The Meadows” which includes the southeastern portion
of Warren County. The Haliwa-Saponi tribe consists of over
4,000 members with majority residing on the borders of
Halifax and Warren Counties with Hollister, North Carolina
serving as the Tribal Center.

Map 8. Native American Population

Source: Haliwa Saponi Tribe

Source: 2019 ACS
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HOUSING
Warren County is a relatively affordable alternative to other areas with rising home prices,
and features a housing stock of mostly single-family homes. 2020 Census data show that
home prices have not risen in Warren County
since 2010. Since 2020, however, Zillow’s
Home Value Index indicates Warren County’s
real estate value has increased similar to
nationwide trends.

2020 ESTIMATES FOR
UNINCORPORATED AREA
HOUSING UNITS

11,309

Data on age of housing shows almost 70 percent of the housing stock was built after 1970,
with six percent constructed since 2010.
HOME PRICE INDEX

$92,303

MEDIAN HOME VALUE

$89,500

SINGLE-FAMILY HOMES

59%

MOBILE HOMES

$163,000

2013

35%

May 2022

Source: Zillow

Housing
Type
HOUSING
TYPE

Age
Housing Stock
AGE
OFofHOUSING
STOCK
6%
9%
16%
40%
29%

Single Family

Mobile Home

Source: 2019 ACS
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2010 or later

1990 to 2009

1940
1969to
to1969
1940

1939 or earlier

Source: 2019 ACS

1970 to 1989

EMPLOYMENT
Growing industries in Warren County
are educational services, manufacturing,
wholesale trade, and construction. These
industries and others support County
residents while improving their overall
quality of life.

Top Ten Employers










Warren County Schools
County of Warren
Dept of Public Safety
Glen Raven Inc
Food Lion
Comfort of Home Care Agency Inc
Cast Stone Systems Inc
Smokehouse Lumber Co.
The Pointe Café LLC

Construction at Glen Raven , 2021

Number ofJOB
JobsSECTOR
by NAICS Industry
Sector (Total: 2,853)
DISTRIBUTION
Public Administration
Other Services (excluding Public Administration)
Accommodation and Food Services
Arts, Entertainment, and Recreation
Health Care and Social Assistance
Educational Services
Administration & Support, Waste Management and Remediation
Professional, Scientific, and Technical Services
Real Estate and Rental and Leasing
Finance and Insurance
Information
Transportation and Warehousing
Retail Trade
Wholesale Trade
Manufacturing
Construction
Utilities
Agriculture, Forestry, Fishing and Hunting
0

100

200

300

400

500

600

Source: Census OnTheMap
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NATURAL RESOURCES
Warren County is part of the Roanoke River
Basin and Tar-Pamlico River Basin. The
largest bodies of water in the County are Kerr
Lake and Lake Gaston, both reservoirs created
by dams on the Roanoke River.
The County has multiple creeks, including
Sixpound Creek, Newmans Creek, Fishing
Creek, Smith Creek, Shocco Creek, Richneck
Creek, and more. While all waterways
provide habitat for aquatic species, Warren
County’s Fishing Creek is known for excellent
bioclassification with more species than any
other site in the Tar-Pamlico River Basin and
is home to endangered mussel species. (Source:
2014 DWR Tar Pamlico River Basin Plan)

The water quality of Lake Gaston is a priority
for several organizations and agencies,
including the Lake Gaston Association and
the Roanoke River Basin Association. The
Lake Gaston Weed Control Council has been
working for over thirty years using drawdowns,
herbicides, and triploid grass carp to control
invasive vegetation (primarily hydrilla) at Lake
Gaston. As recent as 2006, hydrilla infestations
were found on 3,000 acres. Control measures

Source: Warren County
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WARREN COUNTY PARKS
Buck Springs Park
Recreation Complex
Rotary Park
Armory Civic Center
Fields
 Magnolia Ernest
Recreation Park





are now proving successful with recent surveys
showing hydrilla to be found on approximately
100 acres. (Source: Lake Gaston Association)
Wetlands are common in Warren County,
acting as filters to remove sediment and
pollutants from stormwater runoff. Wetlands
also serve as crucial habitat for many species of
flora and fauna.

Parks and Recreation
In addition to protecting natural resources,
Warren County’s parks offer recreational
resources that contribute to the overall quality
of life for residents while also attracting
visitors. The parks in the County offer
amenities such as:
 playground equipment;
 baseball/softball fields;
 multi-purpose fields;
 picnic shelters;
 walking tracks;
 basketball courts;
 tennis courts;
 swimming pool;
 building with a meeting room;
 fishing pier;
 bike trail;
 nature trail; and
 open fields.

Map 9. Natural Resources

CONSERVATION
LAND
 There are 17,000 acres
of lands managed for
conservation including
state gamelands, federal
lands and conservation
easements

Map 10. Biodiversity and Wildlife Habitat

IMPORTANT
NATURAL AREAS
 There are 7
designated Natural
Heritage Natural
Areas in the county
 The highest value
habitats are near
creeks and include
aquatic habitats,
floodplain forests
and hardwood
forests
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AGRICULTURE
Warren County has a rich agricultural history.
According to 2017 Census of Agriculture
data, the total market value of Warren County
agricultural production is $40 million, crop
sales account for 31% ($12 million) and
livestock production accounts for 69% ($28
million). Over 50% of the County’s farm
product sales comes from hog farms followed
by poultry sales. Soybeans, hay, grains, and
tobacco are the major crops being grown in
Warren County. Overall, the County is ranked
68 out of 100 in terms of total sales in the state
of North Carolina.
Of the 267 farms reported in the County,
70% have internet access, 10% sell directly to
consumers, 94% are family farms, and 34%
hire farm labor.
Warren County participates in two major
agricultural programs, the Present Use Value
(PUV) program and the Voluntary Agricultural
District (VAD) program. The County’s VAD
program and Enhanced Voluntary Agricultural
District (EVAD) program is a county- level
ordinance program that contributes to
preservation and protection of existing
farmland. The PUV program offers up to 90%
tax savings for private eligible landowners in
North Carolina.
Currently 58% of land in the County is
considered prime farmland, 36% is considered
to have statewide, local, or unique importance,
and 5% of land could be prime farmland if
properly drained, irrigated and protected from
flooding.

TOTAL SALES
($1,000)
Crops

12,323

Livestock, Poultry, and
Products

27,774
NUMBER OF
FARMS

267
LAND IN FARMS
(ACRES)

60,778
Source: Census of Agriculture (2017)
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Map 11. Prime Farmland
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EXISTING LAND USE
Agriculture, vacant, and rural residential make
up the majority of land in the unincorporated
County. Higher density residential uses are
located near or within municipal limits and
surrounding Lake Gaston. Commercial uses
are located in municipal limits and along
major corridors . Majority of industrial uses
are located within municipal limits except
for large solar farms located in the northern
region of the County.
There is a total of 130, 176 acres being used
for agricultural purposes in the County. In the
unincorporated County 30% of land is considered vacant or 74, 791 acres. In the unincorporated County there is 14% of land or 33,000
acres being used for residential use, this includes rural residential and residential.

ELU Summary
1% 0%

1%

OF LAND
USED FOR
AGRICULTURAL
PURPOSES

14%

OF LAND
USED FOR
RESIDENTIAL
PURPOSES

EXISTING LAND USE-WHOLE COUNTY
Unincorporated
County

EXISTING LAND USEUNINCORPORATED COUNTY
3%

49%

0%

3%

1% 1% 0%

1%

0%

4%

5%

11%

11%

48%

49%

31%

30%

rvation/Open Space

VacantAgriculture
Residential
Residential

Rural Vacant
Residential
OtherOther

titutional

Exempt/Institutional
Commercial

Multifamily
Industrial
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Rural Residential

Park/C

Industrial

Comm

Map 12. Existing Land Use
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LAND SUPPLY
A land supply analysis categorizes land
based on whether it is available, underutilized, or utilized. The categories
are determined by the value of the land
compared to the value of the structures
on it. Properties with high value structures and certain types of structures
are considered utilized and less likely
to be redeveloped. The analysis does
not take into consideration development constraints such as floodplains
and soil limitations, nor does it consider whether the property is currently
occupied and operating.

Available
Underutilized

Utilized

Vacant, farm, forest with
no structure
Potential for infill and
redevelopment based on
structure value to land
value ratio
Built lands not likely to
redevelop

The land supply analysis shows that 86% of
land in the unincorporated area of Warren
County is available.

LAND SUPPLY-UNINCORPORATED
Unincorporated
County
COUNTY
2%

Warren County

LAND SUPPLY-WHOLE COUNTY

2%

12%

87%

86%

Available

Underutilized

11%

Utilized
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Available

Underutilized

Utilized

Map 13. Land Supply
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VALUE PER ACRE
The total value per acre map views property
values on a “value per acre” method. The map
below illustrates the value of small, historic
downtown properties and lakeside residential
properties.
Warren County’s most valuable land is within
municipal limits and around Lake Gaston.

Map 14. Total Value Per Acre
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13%
OF LAND

> $250,000 per acre
The most valuable land is
located within municipal
limits and around Lake
Gaston.

42%

OF PARCELS
> 100 acres

PARCEL ACREAGE
The parcel acreage map illustrates the variety
of parcel sizes that exist in Warren County. The
average parcel size in the County is 12 acres.
42 percent of the County’s parcels are 100
acres or greater. 25 percent of the County’s
parcels range from 10 to 50 acres.
Clusters of parcels smaller than five acres
can be found near Warrenton, Norlina, Lake
Gaston, Kerr Lake, and along US 401.

Map 15. Parcel Acreage
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INFRASTRUCTURE
Transportation
Warren County has an extensive primary and
secondary road system with growing traffic
demands, especially on Interstate 85 (I-85),
US 1, US 158, NC 903, and US 401. Most
traffic is focused on I-85 and US 1 corridors
with substantial daily traffic numbers. Many
rural roads have narrow pavement width, these
roads and unpaved roads in the county would
need to be improved to support additional
traffic.
Warren County is a member of the Kerr Tar
Regional Council of Governments, which
includes Franklin, Granville, Person, Vance,
and Warren counties. Rural planning organizations, like this one are responsible for
coordinating transportation efforts in rural
areas. The Kerr Tar Regional Council of
Governments, the Capital Area Metropolitan
Planning Organization (MPO), and North
Carolina Department of Transportation
(NCDOT) is responsible for making transportation efforts within the five-county area. With
citizen input, the RPO is responsible for developing a transportation priority list to promote
projects and programs with NCDOT and the
Federal Highway Administration (FHWA).
In North Carolina, that State assumes the
responsibility for financing and constructing
roads. Municipalities are responsible for local
municipal road, but counties do not have any
responsibility for road construction.
The adequacy of the transportation infrastructure is a key determinant in economic development and in quality of life issues. Providing
adequate transportation routes and options
will promote economic investment. Inadequate
infrastructure can slow economic growth and
can lead to longer commute times.
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Traffic volumes typically correlate with the
purpose and function of each roadway’s
design and location. Annual average daily
traffic (AADT) indicates the traffic average
for the year at specific locations, provided
by the NCDOT. (See map on the next page.)
According to the North Carolina Department
of Transportation, Warren County ranks 89th
in terms of highest crash rates for the past
three years.
According to NCDOT’s State Improvement
Program, the NC 903 Causeway on Eaton’s
Ferry Bridge over Lake Gaston is scheduled
this year for guardrail upgrades. The potential
for the Southeast High Speed Rail Corridor
(S-Line) with a potential stop in Norlina
offers a great opportunity to spur economic
development to the County and provide an
opportunity for travel to Richmond Virginia
or Raleigh North Carolina. The S-Line will
connect Richmond, Virginia to Tampa, Florida.
Currently, North Carolina and Virginia are
purchasing the right of way for the S-Line
between Petersburg, Virginia and Raleigh.

TRAFFIC VOLUME
The traffic volume map map shows Annual Average Daily Traffic (AADT)for
all significant roads and highways in Warren County. Interstate 85 experiences the heaviest amount of traffic, followed by US Highway 1 between Norlina
and Manson and US Highway 401 between Warrenton and Norlina. AADT
does not reflect detailed changes in seasonal travel patterns; thus, areas
around the lake may experience significant traffic during summer weekends
that does not show up in AADT data.

Map 16. Traffic Volume
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Utilities
Water
The County’s residents are served by private
wells or by Kerr-Lake Regional Water System
(KLRWS). KLRWS provides drinking water
for municipal and county systems in portions
of Vance, Granville, Franklin, and Warren
Counties. It is owed by the City of Henderson,
City of Oxford, and Warren County. The water
system is approved by the North Carolina
Division of Water Resources to produce up to
13.97 million gallons per day (mgd) of drinking water. The KLRWS distribution system
consists of multiple line types including asbestos cement, cast iron, ductile iron, galvanized
iron, polyvinyl chloride, and other line types
ranging in 6-36 inches in diameter. KLRWS

Map 17. Households without Internet
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has been approved for a 10 mgd plant
upgrade and expansion. Upon completion
of the project Warren County’s allocation of
water will grow from 2 mgd to 4 mgd.

Wastewater
The primary method for wastewater disposal includes both private septic tank systems
and public sewer lines. The wastewater
treatment plant is located in Warrenton and
owned by Warren County. It is currently
operating at 60 percent capacity with an
average flow of 400,000 to 500,000 gallons
per day.

Internet
There are currently nine Internet providers
serving Warren County. They provide DSL,
cable, fiber, and wireless services. However,
there are portions of the County that do
not have service or where service is limited.
Over 45 percent of the population north of
Norlina are without Internet access. The
southern region of the County and western
regions of Warrenton consist of a range of
40 -45 percent of households that are without Internet access.
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DIGITAL APPENDIX
CLICK HERE
or visit www.warrencountync.com/791/
Planning-Zoning-Code-Enforcement
Visit the link above to access the digital appendix to the Warren County. The digital appendix
includes:
 Public Survey Results
 Public Workshop Summary
 Stakeholder Interview Summaries
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