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MGTF:
Regional Growth Management Plan

ÅBy 2011, a housing deficit of 1,742 units is expected in 

the region, focused in Onslow and Pender counties

ÅCivilians and military personnel having difficulties in 

finding affordable rental housing

ÅVariety of housing types needed to meet the 

preferences of new residents

ÅTight credit markets will continue to constrain new 

residential development

ñProvision of a variety of housing types that meet the demands of new residents 

of all income levels is a critical component of improving the regions quality 

of life for current and future residents.ò ïRegional Growth Management Plan
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ÅDefine and test the market and financial feasibility of 

specific development opportunities

ÅFocus on alternative concepts to traditional single-family 

neighborhoods and freestanding apartment communities

ÅEstimate fiscal impacts of specific projects for respective 

counties and municipalities

MGTF:
Housing Options Study
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Housing Options Study:
Fiscal Impact Background

ÅFor each proposed Focus Area, three scenarios were 

analyzed to demonstrate fiscal sustainability:

ïMHOS Development

ïBy-Right Development

ïSuburban Sprawl 

ÅRecurrent and one-time incomes and expenses 

calculated on both county- and municipal-level

ÅAnnual results reported for the first fiscal year after 

development build-out

ÅAll results in 2010 dollars to eliminate impact of inflation

ÅNo real property appreciation factors utilized in analysis



Project Timeline
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Housing Option Study: 
Project Timeline

TASK COMPLETION

First Advisory Committee Meeting 8/2010

Selection of Housing Types and Focus Areas 8/2010

Market Feasibility 8/2010 - 9/2010

Financial Feasibility and Master Planning 9/2010-10/2010

Second Advisory Committee Meeting 10/2010

Fiscal Impact Analysis 10/2010-12/2010

Third Advisory Committee Meeting 1/2011

Implementation Actions 2/2011

Fourth Advisory Committee Meeting 3/2011

Draft Report Production / Client Review 5/2011

Final Report Production 5/2011

Presentation of Final Report 5/2011



Market Analysis
Cherry Point Market
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ÅRGMP estimated monthly 

impact for civilian and military 

housing purchase using 

median value

Å Impact includes unit price, 

mortgage, property tax, 

utilities, and insurance 

Å Civilian monthly cost to own 

is $986; military cost is 

$1,092

ÅThe average monthly rent in 

the Cherry Point market is 

$629; Class ñAò rent $720

Cherry Point: 
Rental/For-Sale Cost Comparison
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ÅRGMP forecasted demand for housing in Craven County:

ÅAssume 85% of military and 50% of civilians already there

ÅRemaining demand for approximately 1,002 for-sale and 530 

rental units

ÅWith limited apartments proposed in Craven County, a site in 

Havelock near the Cherry Point gate would be competitive

ÅCurrent rental supply in Havelock is outdated

Cherry Point: 
Future Housing Demand

Tenure Civilian Military Total

Owner 1,956 159 2,115

Renter 974 289 1,263

Total 2,930 448 3,378

Renter % of Total 33.2% 64.5% 37.4%

Source: RGMP
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ÅAverage monthly 

household income in 

Craven County in 2010 

estimated at $4,566

ÅModerate cost burden 

ratio of 30% used, 

equates to $1,370 

monthly towards housing

ÅAverage monthly surplus:

ï+/-$384 for mortgage 

ï+/-$741 for rental unit

ï+/-$650 for ñAò rental unit

Cherry Point: 
Housing Affordability for Civilians
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Å Assume pay grades E-1 through E-5 

live on base

Å O-1 through O-4 make up estimated 

70% share of total off-base Cherry 

Point military

Å Majority of military in Cherry Point has 

BAH of $1,206 to $1,719 (dependents) 

and $1,014 to $1,506 (without)

Å Estimated dependant shares:

ï O-1: 30%

ï O-2: 45% 

ï O-3: 75%

ï O-4: 85%

Å Average military mortgage payment 

estimated at $1,092; average ñAò rent 

estimated at $720

Cherry Point: 
Housing Affordability for Military

Pay With Without

Grade Description Dependents Dependents

E-6 Staff Sergeant $1,410.00 $1,056.00

E-7 Gunnery Sergeant $1,497.00 $1,122.00

E-8 Master Seargeant $1,590.00 $1,227.00

E-9 Sergeant Major $1,671.00 $1,296.00

W-1 Warrant Officer, One $1,410.00 $1,065.00

W-2 Chief Warrant Officer, Two $1,536.00 $1,224.00

W-3 Chief Warrant Officer, Three $1,650.00 $1,305.00

W-4 Chief Warrant Officer, Four $1,677.00 $1,431.00

W-5 Chief Warrant Officer, Five $1,707.00 $1,518.00

O-1 Second Lieutenant $1,206.00 $1,014.00

O-2 First Lieutenant $1,404.00 $1,152.00

O-3 Captain $1,647.00 $1,326.00

O-4 Major $1,719.00 $1,506.00

O-5 Lieutenant Colonel $1,770.00 $1,560.00

O-6 Colonel $1,788.00 $1,650.00

O-7 Brigadier General $1,806.00 $1,683.00

O-8 Major General $1,806.00 $1,683.00

O-9 Lieutenant General $1,806.00 $1,683.00

O-10 General $1,806.00 $1,683.00

Source: w w w .defenselink.mil/militarypay

MCAS Cherry Point



Warren & Associates, LLC

Cherry Point: 
Housing Affordability for Military
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Market Analysis
Camp Lejeune Market
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ÅBased on RGMP 

estimates

ÅOnslow County 

estimated civilian 

monthly cost to own is 

$1,051; military cost is 

$1,165

ÅThe average monthly 

rent in the Camp 

Lejeune market is 

$760; Class ñAò has 

average rent of $946

Onslow County: 
Rental/For-Sale Cost Comparison
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ÅForecasted housing demand by 2013 for Onslow County:

ÅOnslow County forecasted for deficits in both owner and 

rental units

ÅAssume 95% of military and 50% of civilians already there

ÅOnslow County likely has remaining demand for 

approximately 2,000 for-sale units and 1,500 new rental 

units

Camp Lejeune: 
Future Housing Demand

Tenure Civilian Military Total

Owner 3,947 713 4,660

Renter 2,843 1,296 4,139

Total 6,790 2,009 8,799

Renter % of Total 41.9% 64.5% 47.0%

Source: RGMP
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ÅESRI estimates the 

average monthly income 

in Onslow County at 

$4,420

ÅAssume 30% housing 

cost burden ratio; 

equates to $1,325 

monthly

ÅSurplus for average 

civilian budget:

ï+/- $274 for ownership

ï+/- $565 for rental

ï+/- $379 for ñAò rental

Onslow County: 
Housing Affordability for Civilians
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Å Assumes grades lower than E-6 reside on 

base

Å Pay grades E-6 through E-8 and O-2 through 

O-3 account for estimated 75% of total off-

base military at Camp Lejeune

Å Dependent shares range from 45% (O-2) to 

88% (E-8)

Å E-6 through E-8 have housing allowances 

ranging from $1,300 to $1,460 (dependents) 

and $1,010 to $1,130 (no dependents)

Å O-2 and O-3 have housing allowances ranging 

from $1,340 to $1,490 (dependents) and 

$1,070 to $1,250 (no dependents)

Å Housing allowances for these pay grades are 

higher than the for-sale and rental cost impact 

in Onslow

Camp Lejeune: 
Housing Affordability for Military

Pay With Without

Grade Description Dependents Dependents

E-6 Staff Sergeant $1,341.00 $1,011.00

E-7 Gunnery Sergeant $1,395.00 $1,047.00

E-8 Master Seargeant $1,458.00 $1,134.00

E-9 Sergeant Major $1,548.00 $1,215.00

W-1 Warrant Officer, One $1,344.00 $1,032.00

W-2 Chief Warrant Officer, Two $1,422.00 $1,134.00

W-3 Chief Warrant Officer, Three $1,494.00 $1,224.00

W-4 Chief Warrant Officer, Four $1,569.00 $1,356.00

W-5 Chief Warrant Officer, Five $1,653.00 $1,410.00

O-1 Second Lieutenant $1,113.00 $1,008.00

O-2 First Lieutenant $1,335.00 $1,071.00

O-3 Captain $1,491.00 $1,248.00

O-4 Major $1,689.00 $1,404.00

O-5 Lieutenant Colonel $1,827.00 $1,437.00

O-6 Colonel $1,845.00 $1,494.00

O-7 Brigadier General $1,863.00 $1,524.00

O-8 Major General $1,863.00 $1,524.00

O-9 Lieutenant General $1,863.00 $1,524.00

O-10 General $1,863.00 $1,524.00

Source: w w w .defenselink.mil/militarypay

MCAS New River

MCB Camp Lejune
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Camp Lejeune: 
Housing Affordability for Military

$500 $750 $1,000 $1,250 $1,500 $1,750 $2,000

E-6

E-7

E-8

O-2

O-3

ñ
A
ò
 
R
e
n
t

M
o

rt
g

a
g

e



Focus Area #1
Havelock City Center
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Focus Area #1:
Project Description

Å Located within the area 

designated ñCenter Cityò by the 

Havelock Comprehensive Plan

Å Master-planned mixed-use 

community; assumes sale of 

16-acres for apartment 

development

Å 240 units proposed for the site:

ï 96 1-BR units 

ï 108 2-BR units

ï 36 3-BR units

Å Four, 60-unit buildings with 

pitched roof, breezeways, 

clubhouse, and amenities
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Focus Area #1:
Site Plan
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Focus Area #1:
Aerial Perspective
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Focus Area #1:
Street-Level View
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Focus Area #1:
Pro Forma Summary

Units Mix % Avg. Rent Avg./Sqft.

1 Bedroom (small) 24                  10% 645$           1.03$          

1 Bedroom (large) 72                  30% 750             1.00            

2 Bedroom 108                45% 960             0.87            

3 Bedroom 36                  15% 1,095          0.84            

240                100% 886$           0.91$          

1,300          

978             

Avg. Unit Size

625             

750             

1,100          

Å Unit mix and size targets military households

Å $20.6 million total project cost, including $2.6 million for land.

Å $1.65 million year-one stabilized net operating income

Å 8% minimum yield equates to weighted avg. rent of $886 or $0.91 per square foot

Å Financial return does not offset small-market risk for national developer; 

opportunity for local or regional developer

Financial Summary

Equity Investment 5,161,602$    25.00%

Loan Amount 15,484,806$  75.00%

Total Project Cost 20,646,408$  

NOI - Year 1 1,652,306$    

Initial Yield (Overall) 8.00%

IRR (5 yr hold): 18.62%
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ÅPro Forma average rent 

per square foot of $0.91 is 

ï24.6% higher than the 

Cherry Point market 

average

ï5.8% higher than Class ñAò 

average

ÅRents reflect inclusion in 

larger mixed-use 

development to justify 

premium over ñAò product

Focus Area #1:
Comparison of Project and Market Rents
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ÅFocus Area #1 currently zoned:

ï3 acres of Highway Commercial

ï13 acres Residential Mobile Home

ÅAssuming a 0.25 FAR for 

commercial, yields approximately 

eight retail units in 32,670 square 

feet along US-70

ÅConsidering environmental 

constraints, residential zoning 

yields 60 dwelling units 

ïAverage lot size of 7,500 sq.ft.

ïUnits valued at $170,000 for 

approximately 2,000 sq.ft.

Focus Area #1:
By-Right Development  
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ÅGross annual revenue of 

$313,772 for MHOS; by-right 

development estimated at 

$143,199

Å Taxable value of apartment 

community based on 7.5% 

cap rate

ÅMHOS scenario:

ïNo sales tax or solid waste 

fees for apartment site

ïAnnual wastewater usage 

fees make up greatest 

share at 42.8%; real 

property makes up 33.4%

Focus Area #1:
Gross Annual Revenues ïHavelock 

33.4%

4.4%

0.02%

19.4%

42.8%

MHOS - Havelock Revenue
Real Property

Personal Property - Vehicles

Privilege License Fees

Water Usage Fees

Wastewater Usage Fees

By-Right

Category MHOS Development

Real Property $104,833 $70,536

Personal Property - Vehicles $13,700 $4,696

Sales Tax $0 $2,205

Privilege License Fees $50 $1,784

Water Usage Fees $61,018 $17,217

Wastewater Usage Fees $134,170 $37,637

Solid Waste Fees $0 $9,124

Total $313,772 $143,199

Note: In 2010 dollars.  

Sources: City of Havelock; Craven County; Warren & Associates

Build-Out
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ÅCost to serve MHOS is 

expected to be $132,989, 

88% higher than $70,486 for 

by-right

Å MHOS scenario:

ïPublic safety services make 

up 77% of costs

ïPrivate street maintenance 

and solid waste service is at 

no cost to City

ÅExpenditures for parks and 

recreation is only calculated 

for residential; maintain 

current level-of-service

Focus Area #1:
Annual Expenditures ïHavelock 

By-Right

Category MHOS Development

Police $42,064 $16,984

Fire/Rescue/EMS $60,058 $22,047

Road Maintenance $0 $3,174

Solid Waste $0 $12,081

Public Works/Utilities $1,084 $320

Parks and Recreation $8,005 $2,058

General Administration $21,778 $13,822

Total $132,989 $70,486

Note: In 2010 dollars.  

Sources: City of Havelock; Warren & Associates

Build-Out
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ÅMHOS has positive annual net revenue to City of Havelock 

of $180,783; primarily due to greater density and higher 

taxable value

ÅBy-right development has annual net revenue of $72,714, 

40% less than MHOS

Focus Area #1:
Net Annual Revenue ïHavelock 
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Å Craven County would collect 

$159,708 in revenue for MHOS; 

by-right would be $104,981

Å Sales, services, and other 

includes:

ï beer/wine/ABC

ï franchise fees

ï other user fees

Å For MHOS, real property taxes 

make up 66.7% of revenue 

collected

Å Havelock provides annual 

funding to Craven County for 

EMS services

Focus Area #1:
Gross Annual Revenues ïCraven County

66.7%

8.7%

23.7%

0.8%

MHOS - Craven Revenue Real Property

Personal Property - Vehicles

Sales, Services, and Other

Intergovernmental Transfers

By-Right

Category MHOS Development

Real Property $106,592 $67,858

Personal Property - Vehicles $13,930 $4,775

Sales Tax - General Fund $0 $15,951

Sales Tax - School Capital $0 $4,631

Sales, Services, and Other $37,863 $9,734

County-Wide Recycling $0 $1,691

Intergovernmental Transfers $1,323 $340

Total $159,708 $104,981

Note: In 2010 dollars.  

Sources: City of Havelock; Craven County; Warren & Associates

Build-Out
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ÅMHOS has annual 

expenditures of $158,937; 

compared to $61,467 for by-

right

ÅSocial and health services 

are net of intergovernmental 

transfers

ÅHigher share of students 

per household applied to 

by-right development; 

schools make up 53.0% of 

cost to County

Focus Area #1:
Annual Expenditures ïCraven County

23.7%

6.8%

53.0%

12.4%

1.4% 2.7%

MHOS - Craven Expenditures

Social Services

Health Services

Craven County Schools

Craven Community College

Craven County Library System

General Administration

By-Right

Category MHOS Development

Social Services $37,706 $9,694

Health Services $10,836 $2,786

Craven County Schools $84,205 $40,776

Craven Community College $19,685 $5,061

Craven County Library System $2,228 $573

General Administration $4,276 $2,577

Total $158,937 $61,467

Note: In 2010 dollars.  

Sources: Craven County; Warren & Associates

Build-Out
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ÅMHOS is essentially revenue-neutral; cost to serve 240-unit 

community equals revenue

ÅSales tax revenue generated by retail in by-right 

development helps to off-set cost for 60 single-family 

residences

Focus Area #1:
Net Annual Revenue ïCraven County
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Focus Area #1:
Net Annual Revenue Comparison
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Focus Area #2
NC-24/Liberty Drive Corridor



Warren & Associates, LLC

Focus Area #2:
Project Description

Å Proposed 12.3-acre multi-use 

development in vicinity of Liberty 

Drive/NC-24

Å Two 1.3-acre retail pads sold for 

pharmacy and small-shop retail

Å 216 units proposed for 9.7 acres, 

or 22.3 units per acre.  

Å Unit mix:

ï 108 1-BR units

ï 84 2-BR units

ï 24 3-BR units

Å Buildings contain 15 to 54 units; 

three-stories with flat roofs

Å Plan also includes 44 detached 

garages, clubhouse, and pool
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Focus Area #2:
Site Plan


