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5:00 PM  Special Meeting 

Closed Session Pursuant to G.S. 143-318.11(a)(3) to consult with the County Attorney and 
to preserve the attorney-client privilege in the matters entitled:  Currituck County v. Letendre; 
85 and Sunny, LLC v. Currituck County; and County of Currituck v. Paradise Homes of 
Carolina, Inc. and Kenneth M. Cossa 

6:00 PM  Call to Order 

A) Invocation & Pledge of Allegiance 

Oaths of Office for Elected Officials Administered by Ray Matusko, Clerk of Superior Court 

Election of Board Chair 

Election of Board Vice-Chair 

Recess 

Approval of Agenda 

Public Comment 

Please limit comments to matters other than those appearing on this agenda as a Public 
Hearing. Public comments are limited to 3 minutes. 

Commissioner's Report 

County Manager's Report 

Administrative Reports 

A) Currituck County Schools Presentation-Dr. Matt Lutz, Superintendent 

Public Hearings 

A) PB 20-14 Currituck Water & Sewer, LLC – Wastewater Treatment: Currituck Water & 
Sewer, LLC, is requesting a Major Utility Use Permit to operate a wastewater treatment 
facility at 287 Green View Road.  The treatment facility location includes Identification 
Parcel Numbers:  0015-000-084A-0000 through 0015-000-084D-0000, 0015-000-084I-
0000, and 0016-000-001A-0000 in Moyock Township. 

B) PB 18-23 Fost Tract Planned Development-Residential - Amendment #2: Connect 
off-site wastewater treatment plant, adjust lot lines and roadway alignments as 
necessary to accommodate the 500 year Ranchland ditch, and other minor changes for 
property located at Tax Map 15, Parcel 86, Moyock Township. 

C) PB 20-17  Currituck County: Requests an amendment to the Unified Development 
Ordinance, Chapter 4, Use Standards, to correct Agricultural Support and Services, 
Wind Energy Facility, Large, and Outdoor Tour Operators, Aviation in Table 4.1.1.B. 
Summary Use Table for the Planned Development Zoning Districts, as previously 
adopted by the Board of Commissioners. 
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D) Public Hearing and Consideration of Resolution Authorizing Purchase and Sale 
Agreement Under N.C. Gen. Stat. §158-7.1 for Conveyance of Maple Commerce Lot 
1 to JDLOVE, LLC  

Old Business 

A) Ordinance Amending Section 8-88 of the Currituck County Code of Ordinances to 
Defer Payment of the 2020 Outdoor Tour Operator License Fee Until September 1, 
2020 

New Business 

A) Approval of the 2021 Reappraisal Schedule of Values 

B) Recommendation of Bid Award for Pedestrian Walkovers-Barracuda, Perch, and 
Sailfish in Whalehead Subdivision 

C) Consideration of Carova Volunteer Fire Department Request to Use Existing 
Funds for Engine Repair 

D)  Consent Agenda 

1.  Budget Amendments 

2.  Coronavirus Relief Fund Plan for Currituck County, Phase II 

3.  Job Descriptions-Revised Fire and EMS Captain; IT Temp-Clerical Position 

4.  Approval Of Minutes-11/16/2020, Board of Equalization and Review-2020 

E) Consideration of Modifications to Agenda Order, Meeting Times, and General 
Rules of Procedure 

Adjourn 



 

Currituck County 

Agenda Item Summary Sheet 

 

 
Agenda ID Number – (ID # 2985) 

 

Agenda Item Title: Closed Session Pursuant to G.S. 143-318.11(a)(3) to consult with the 

County Attorney and to preserve the attorney-client privilege in the matters entitled:  Currituck 

County v. Letendre; 85 and Sunny, LLC v. Currituck County; and County of Currituck v. 

Paradise Homes of Carolina, Inc. and Kenneth M. Cossa 

 

Submitted By: Leeann Walton – County Manager 

 

Presenter of Item:  

 

Board Action: Information 

 

 

 

Brief Description of Agenda Item: 

 

Closed Session to receive updated status of active cases from the County Attorney. 

 

Is this item regulated by plan, regulation or statute? No 

 

Manager Recommendation:  

1.1
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Currituck County 

Agenda Item Summary Sheet 

 

 
Agenda ID Number – (ID # 2983) 

 

Agenda Item Title: Currituck County Schools Presentation-Dr. Matt Lutz, Superintendent 

 

Submitted By: Leeann Walton – County Manager 

 

Presenter of Item:  

 

Board Action: Information 

 

 

 

Brief Description of Agenda Item: 

 

Dr. Matt Lutz, Currituck County Schools Superintendent, will update the Board of 

Commissioners on matters related to education in Currituck County. 

 

Potential Budget Affect:  N/A 

 

Is this item regulated by plan, regulation or statute? No 

 

Manager Recommendation:  

10.A
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Currituck County 

Agenda Item Summary Sheet 

 

 
Agenda ID Number – (ID # 2943) 

 

Agenda Item Title: PB 20-14 Currituck Water & Sewer, LLC – Wastewater Treatment: 

 

Submitted By: Cheri Elliott – Planning & Community Development 

 

Presenter of Item: Laurie LoCicero 

 

Board Action: Action 

 

 

 

Brief Description of Agenda Item: 

 

Currituck Water & Sewer, LLC, is requesting a Major Utility Use Permit to operate a wastewater 

treatment facility at 287 Green View Road.  The treatment facility location includes Identification 

Parcel Numbers:  0015-000-084A-0000 through 0015-000-084D-0000, 0015-000-084I-0000, 

and 0016-000-001A-0000 in Moyock Township. 

 

Is this item regulated by plan, regulation or statute?  

 

Planning Board Recommendation:  

No Planning Board review-Use Permit 

 

Manager Recommendation:  

Included is a document from the applicant that arrived after staff analysis was completed. The 
document contains a list of planned improvements by the applicant to the treatment system.  
 
 
*PLEASE NOTE THAT TEXT IN PURPLE IS IN RESPONSE TO A REVISED SUBMITTAL ON 
DECEMBER 3, 2020. 

APPLICATION SUMMARY 

Property Owner:    
  Sandler Utilities at Mill Run LLC 

PO Box 12347 
Raleigh NC  27605 
 
PAASCH Developments LLC 
C/O Eagle Creek Golf Club 

Applicant: 
Currituck Water & Sewer LLC 
4700 Homewood Ct Ste 108 
Raleigh NC  27609 

11.A
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APPLICATION SUMMARY 

109 Greenview Rd 
Moyock NC  27958 

Case Number:  PB  20-14 Application Type:   Use Permit 

Parcel Identification Numbers:  
0015000084I0000 
0015000084A0000 
0015000084B0000 
0015000084C0000 
0015000084D0000 
0016000001A0000    

Existing Use: 
Private Utility - Wastewater Treatment Plant and 
Golf Course 
 

Land Use Plan Classification:   Full Service 
Moyock Small Area Plan:  Limited Service/     
   Full Service 

Parcel Size (Acres):  196.65 acres 
 

Request:  Major Utility – community-wide 
wastewater treatment plant 

Zoning:  AG (Agriculture) 

 

SURROUNDING PARCELS 

 Land Use Zoning 

North 
Farmland/Residential/Non-
Residential 

AG/SFM/GB 

South Residential/Solar Energy Facility AG 

East 
Middle School/ Residential/ 
Farmland/Woodlands 

AG 

West Farmland/Residential AG/SFM 

 

STAFF ANALYSIS 

The applicant is requesting a use permit for Eagle Creek’s private wastewater treatment plant 
(WWTP) to be allowed to serve off-site developments.  This WWTP was originally approved to 
serve the Eagle Creek neighborhood and serving off-site developments will make this plant a 
major utility.  The site of the WWTP and the disposal area for the effluent are both part of the 
use permit.  The proposed plant improvements will allow the plant to treat up to its designed 
350,000 gpd.  According to the applicant, the plant currently treats 50,000 – 60,000 gpd from 
Eagle Creek and the middle school.  The treated water is disposed of via an infiltration pond on 
the facility’s property and the effluent that meets a turbidity standard can be repurposed as 
irrigation for the Eagle Creek golf course.  If the Use Permit is approved and the WWTP 
becomes a major utility, neighboring developments’ wastewater would be pumped to the WWTP 
but not enter the Eagle Creek collection system. The collection system for Eagle Creek would 
not be connected to the collection system of any other development.  The proposed service 
area includes a connection to the Fost development, the Flora development (not approved), and 
other adjoining properties. (See attached map DATED 12/3/2020).  The use permit process is 
the first step for the Eagle Creek WWTP to become a major utility to serve more than just that 
neighborhood.  This request will need to be approved by NCDEQ and the NC Utilities 
Commission.  It is important to note that the Utilities Commission must approve the service 
area.    
 

According to the applicant’s engineer, the plant is in a state of disrepair. The engineer assessed 
the plant in 2010 (see attached report) and notes that none of the repairs required in 2010 have 
been made to date.  According to Paul Mays, NCDENR Environment Specialist, the plant has 
several active violations (see attached NOV and email from Mr. Mays) including, but not limited 
to: 

11.A
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1. The tertiary filter that has been down and bypassed for two years and must be fixed as 

soon as possible.  

2. Exceeding Fecal Coliform Daily Maximum Limits by 96%. 

3. Exceeding Total Ammonia Daily Maximum Limits by 82%. 

4. Exceeding Total Ammonia Monthly Average by 36%. 

5. Not diverting effluent that violated fecal limits to the high rate infiltration pond. 

6. Wood vegetation growing around the infiltration pond. 

The applicant notes that the necessary repairs are costly and a benefit of a larger customer 
base is the ability of the Utility to spread those costs over more customers which helps to 
minimize the impact on each individual bill. This is one reason for the large service area noted 
by the application.   
 

The application illustrates the Fost and Flora (not approved) properties being used for effluent 
and/or groundwater disposal.  The applicant will no longer be pursuing off-site disposal and if it 
is needed in the future, understands that this will require an amended use permit. 
 

Finally, staff is concerned about adding additional developments to a plant that has remained in 
a state of disrepair for the past 10 years and which recently failed while serving only the Eagle 
Creek development, leaving users with flooding, sewer backup into homes, and no water or 
sewer service for days.   
   

INFRASTRUCTURE 

Water Public 

Sewer Private 

Stormwater/Drainage 

The application states that the new Utility will be able to update 
and repair some of the Eagle Creek related drainage concerns 
while doing the connect work for the new development(s).  Pit 
valve replacement will be done as necessary to reduce 
stormwater infiltration.  

Design Standards N/A 

Lighting Full cut-off 

Landscaping Existing perimeter buffer around plant parcel is opaque 

Parking Existing gravel 

Compatibility Institutional Use  

 
 

RECOMMENDATIONS 

TECHNICAL REVIEW COMMITTEE 

 

The Technical Review Committee recommends denial approval of the use permit subject to the 
following conditions of approval: 

1. Land Use Plan Compatibility Concern:  While the Land Use Plan generally allows 
appropriate use of package sewage treatment plants that may eventually be assimilated 
into a centralized sewage collection and treatment system, POLICY WS3 of the Land 
Use Plan says Currituck County endorses UTILITIES EXTENSION POLICIES that focus 
water and sewer services: 

a. within existing developed areas and in nearby targeted growth areas identified as 
Full Service and Limited Service.  Of the proposed sewer service area, the property 
west of Eagle Creek (260.5 acres) is identified as Rural in the Land Use Plan (and 
the Moyock Small Area Plan).   

11.A
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b. where development densities would make the provision of all public services more 
efficient.  Rural designation will not allow for the development densities that would 
make the provision of all public services more efficient. 

c. where the land is particularly well suited for development.  The majority of the soil 
types in the Rural areas area Wasda Muck (Ws), Cape Fear Loam (Ca), and 
Roanoke (Ro).  The Currituck County Soil Survey indicates that each of the soil 
types are nearly level and poorly drained to very poorly drained.  There are 
documented drainage concerns in this area of Moyock. (Still a concern that must be 
addressed) 

2. The use complies with all other applicable review standards of the UDO provided the 
following outstanding items are addressed at site plan review: 

a. A plan for compliance to remedy the outstanding NCDENR violations is required. 

(Planning and Public Utilities) See attachment dated 12/3/2020 

b. A detailed plan of all improvements to the plant to allow it to serve as a major utility is 

required.  (Planning and Public Utilities) See attachment dated 12/3/2020 

c. NCDEQ permit approval and Utility Commission approval for the wastewater 
treatment facility improvements and service area must be provided prior to building 
permit approval. (Planning) 

d. We would like to know why they are using the name they have chosen for their 

business in Currituck County. There will be a lot of confusing between the company 

and the county when it comes to utilities. The County will more than likely receive 

any complaints directed to CWSI.  (Public Utilities) 

e. Remedy LUP and Moyock SAP conflicts. 

 

3. The conditions of approval necessary to ensure compliance with the review standards of 
the UDO and to prevent or minimize adverse effects of the development application on 
surrounding lands include: 

a. Remove the areas designated as Rural in the Land Use Plan from the service district 

request. 

b. A plan for compliance to remedy the outstanding NCDENR violations is required.  

See attachment dated 12/3/2020 

c. A detailed plan of all improvements to the plant to allow it to serve as a major utility is 

required.  See attachment dated 12/3/2020 

d. NCDEQ permit approval and Utility Commission approval for the wastewater 

treatment facility improvements and service area must be provided prior to building 

permit approval. 

e. Change the name of the service district to avoid conflict with county services. 

f. Remedy LUP conflicts. 

g. The major utility shall not treat more than its approved 350,000 gallons per day of 

wastewater without an amendment to this use permit. 

h. To be consistent with the Land Use Plan and Moyock Small area plan, the plant will 

not serve Rural designated properties in the Land Use Plan or Moyock Small Area 

Plan now or in the future. 

 

USE PERMIT REVIEW STANDARDS 

A use permit shall be approved on a finding that the applicant demonstrates the proposed use will 
meet the below requirements.  It is staff’s opinion that the evidence in the record, prepared in 
absence of testimony presented at a public hearing, supports the preliminary findings. 

11.A
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The use will not endanger the public health or safety. 

Preliminary Applicant Findings: 
1. The existing wastewater treatment facility will be improved to resolve existing operational 

issues and will offer improved performance as a result.  The facility will be operated in 
accordance with rules and regulations promulgated by the NC Department of 
Environmental Quality and the NC Utilities Commission.   

The use will not injure the value of adjoining or abutting lands and will be in harmony with the 
area in which it is located. 

Preliminary Applicant Findings: 
1. The facility is on land that was originally set aside for this purpose with the original 

development approval for Eagle Creek.  The improvements and possible expansion will 
take place on the existing treatment site.  Wastewater disposal will be done using golf 
course irrigation and the onsite infiltration as originally approved and permitted.  The 
major utility will provide the opportunity for adjacent properties within the proposed 
service area to connect to the facility if their septic systems fail, which could actually 
improve the value of adjoining or abutting properties. 

The use will be in conformity with the Land Use Plan or other officially adopted plans. 

Preliminary Staff Findings: 
1. The following 2006 Land Use Policy statements apply to the proposed request: 

a. Policy AG3:  County ACTIONS CONCERNING INFRASTRUCTURE (e.g. schools, 

parks, and utilities) and regulations shall serve to direct new development first to 

targeted growth areas near existing settlements identified as Full Service Areas on 

the Future Land Use Map, rather than leapfrogging to locations in the midst of 

farmland and green space identified as Rural and Conservation areas on the Future 

Land Use Map.  (There are 260.5 acers of land designated as Rural in this request.) 

b. Policy WS3:  Currituck County endorses UTILITIES EXTENSION POLICIES that 

focus water and sewer services (1) within existing developed areas and in nearby 

targeted growth areas identified as Full Service and Limited Service areas, (2) 

where development densities would make the provision of all public services more 

efficient, (3) where the land is particularly well suited for development and (4) away 

from environmentally sensitive areas, such as areas with extensive wetlands or the 

northern beaches of the Outer Banks.  (While Eagle Creek and Fost are developed 

areas, the ‘Flora’ development property nor the property to the west of Eagle Creek 

are developed areas.  None of the properties in the service area are targeted 

growth areas (see attached map).  This would be a provision of private, not public 

services.  The majority of the soil types in the Rural areas area Wasda Muck (Ws), 

Cape Fear Loam (Ca), and Roanoke (Ro).  The Currituck County Soil Survey 

indicates that each of the soil types are nearly level and poorly drained to very 

poorly drained.  There are documented drainage concerns in this area of Moyock.) 

c. Policy PP3:  The costs of infrastructure, facilities, and services (e.g. schools, parks, 

water supply, etc. related to the DEMAND CREATED BY NEW GROWTH AND 

DEVELOPMENT shall be borne, in equitable proportion by those creating the 

additional demand.  So as to lessen the burden on the general property tax payer, 

this approach may include a land transfer tax, impact fees on new development, 

upzoning fees, and user fees for new facilities.  (The demand created by new 

growth and development would be borne by those creating the additional demand.) 

11.A

Packet Pg. 17



d. Policy ED2:    CAPITAL EXPENDITURES for the purpose of economic development 

shall be targeted toward areas that are most suited for development.  Targeted 

areas should include raw land as well as the revitalization and reuse of currently 

unused or underutilized structures, sites and infrastructure.  Targeted areas 

primarily include those located within the Full Service Areas identified on the Future 

Land Use Map and to the lesser extend those include in the Limited Service Area.  

(Rural service areas on the Future Land Use Map are not targeted growth areas.) 

e. Policy CW1:  Currituck County may elect to amend or incorporate adopted small 

area plans into the Land Use Plan as needed. This includes consideration of citizen 

initiated amendments or county led planning efforts that recognize changing 

demographic, economic, or environmental conditions. 

2. The Moyock Small Area Plan policies apply to the proposed request: 

a. The MSAP supplements the LUP to more specifically address the needs and issues 
of the study area and establishes a new focus for growth and development.   

b. The Moyock Small Area Plan, adopted in 2014, does not identify this area as an 
activity area where new growth and development should be focused. (See attached 
map) 

c. Policy IS 3:  Recognize that water and sewer services have significant influence on 

growth and require that consideration be given to the placement of proposed utilities 

in perspective to desired growth patterns.   

The use will not exceed the county’s ability to provide adequate public facilities, including, but 
not limited to: schools, fire and rescue, law enforcement, and other county facilities.  Applicable 
state standards and guidelines shall be followed for determining when public facilities are 
adequate. 

Preliminary Staff Findings: 
1. The use will not increase or exceed the county’s ability to provide services to schools, 

fire and rescue, and law enforcement.   

2. While the use itself does not exceed the county’s ability to provide services, concerns 

regarding the potential secondary impacts of approving a major sewer utility in the 

Moyock area must be expressed.  It would allow for rezonings resulting in much higher 

densities than allowed under the current zoning with individual septic systems.  Moyock 

Elementary School is already over capacity, Shawboro Elementary School, the middle 

school, and high school are approaching capacity. 

 

11.A
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PB 20-14 Currituck County Water and Sewer 
Use Permit-Major Utility (Community WWTP)  

Page | 1 
 

 S T A F F  R E P O R T  

P B  2 0 - 1 4  C U R R I T U C K  C O U N T Y  

U S E  P E R M I T  

B O A R D  O F  C O M M I S S I O N E R S  

D E C E M B E R  7 ,  2 0 2 0  

 

*PLEASE NOTE THAT TEXT IN PURPLE IS IN RESPONSE TO A REVISED SUBMITTAL ON 
DECEMBER 3, 2020. 

APPLICATION SUMMARY 

Property Owner:    
  Sandler Utilities at Mill Run LLC 

PO Box 12347 
Raleigh NC  27605 
 
PAASCH Developments LLC 
C/O Eagle Creek Golf Club 
109 Greenview Rd 
Moyock NC  27958 

Applicant: 
Currituck Water & Sewer LLC 
4700 Homewood Ct Ste 108 
Raleigh NC  27609 

Case Number:  PB  20-14 Application Type:   Use Permit 

Parcel Identification Numbers:  
0015000084I0000 
0015000084A0000 
0015000084B0000 
0015000084C0000 
0015000084D0000 
0016000001A0000    

Existing Use: 
Private Utility - Wastewater Treatment Plant and 
Golf Course 
 

Land Use Plan Classification:   Full Service 
Moyock Small Area Plan:  Limited Service/     
   Full Service 

Parcel Size (Acres):  196.65 acres 
 

Request:  Major Utility – community-wide 
wastewater treatment plant 

Zoning:  AG (Agriculture) 

 

SURROUNDING PARCELS 

 Land Use Zoning 

North 
Farmland/Residential/Non-
Residential 

AG/SFM/GB 

South Residential/Solar Energy Facility AG 

East 
Middle School/ Residential/ 
Farmland/Woodlands 

AG 

West Farmland/Residential AG/SFM 

 

STAFF ANALYSIS 

The applicant is requesting a use permit for Eagle Creek’s private wastewater treatment plant 
(WWTP) to be allowed to serve off-site developments.  This WWTP was originally approved to 
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PB 20-14 Currituck Water & Sewer 
Use Permit – Major Utility (WWTP) 

Page 2 of 10 

 

serve the Eagle Creek neighborhood and serving off-site developments will make this plant a 
major utility.  The site of the WWTP and the disposal area for the effluent are both part of the 
use permit.  The proposed plant improvements will allow the plant to treat up to its designed 
350,000 gpd.  According to the applicant, the plant currently treats 50,000 – 60,000 gpd from 
Eagle Creek and the middle school.  The treated water is disposed of via an infiltration pond 
on the facility’s property and the effluent that meets a turbidity standard can be repurposed as 
irrigation for the Eagle Creek golf course.  If the Use Permit is approved and the WWTP 
becomes a major utility, neighboring developments’ wastewater would be pumped to the 
WWTP but not enter the Eagle Creek collection system. The collection system for Eagle Creek 
would not be connected to the collection system of any other development.  The proposed 
service area includes a connection to the Fost development, the Flora development (not 
approved), and other adjoining properties. (See attached map DATED 12/3/2020).  The use 
permit process is the first step for the Eagle Creek WWTP to become a major utility to serve 
more than just that neighborhood.  This request will need to be approved by NCDEQ and the 
NC Utilities Commission.  It is important to note that the Utilities Commission must approve the 
service area.    
 
According to the applicant’s engineer, the plant is in a state of disrepair. The engineer assessed 
the plant in 2010 (see attached report) and notes that none of the repairs required in 2010 have 
been made to date.  According to Paul Mays, NCDENR Environment Specialist, the plant has 
several active violations (see attached NOV and email from Mr. Mays) including, but not limited 
to: 

1. The tertiary filter that has been down and bypassed for two years and must be fixed as 

soon as possible.  

2. Exceeding Fecal Coliform Daily Maximum Limits by 96%. 

3. Exceeding Total Ammonia Daily Maximum Limits by 82%. 

4. Exceeding Total Ammonia Monthly Average by 36%. 

5. Not diverting effluent that violated fecal limits to the high rate infiltration pond. 

6. Wood vegetation growing around the infiltration pond. 

The applicant notes that the necessary repairs are costly and a benefit of a larger customer 
base is the ability of the Utility to spread those costs over more customers which helps to 
minimize the impact on each individual bill. This is one reason for the large service area noted 
by the application.   
 
The application illustrates the Fost and Flora (not approved) properties being used for effluent 
and/or groundwater disposal.  The applicant will no longer be pursuing off-site disposal and if 
it is needed in the future, understands that this will require an amended use permit. 
 
Finally, staff is concerned about adding additional developments to a plant that has remained 
in a state of disrepair for the past 10 years and which recently failed while serving only the 
Eagle Creek development, leaving users with flooding, sewer backup into homes, and no water 
or sewer service for days.   
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INFRASTRUCTURE 

Water Public 

Sewer Private 

Stormwater/Drainage 

The application states that the new Utility will be able to update 
and repair some of the Eagle Creek related drainage concerns 
while doing the connect work for the new development(s).  Pit 
valve replacement will be done as necessary to reduce 
stormwater infiltration.  

Design Standards N/A 

Lighting Full cut-off 

Landscaping Existing perimeter buffer around plant parcel is opaque 

Parking Existing gravel 

Compatibility Institutional Use  

 
 

RECOMMENDATIONS 

TECHNICAL REVIEW COMMITTEE 

 
The Technical Review Committee recommends denial approval of the use permit subject to the 
following conditions of approval: 

1. Land Use Plan Compatibility Concern:  While the Land Use Plan generally allows appropriate 
use of package sewage treatment plants that may eventually be assimilated into a centralized 
sewage collection and treatment system, POLICY WS3 of the Land Use Plan says Currituck 
County endorses UTILITIES EXTENSION POLICIES that focus water and sewer services: 

a. within existing developed areas and in nearby targeted growth areas identified as Full 
Service and Limited Service.  Of the proposed sewer service area, the property west of Eagle 
Creek (260.5 acres) is identified as Rural in the Land Use Plan (and the Moyock Small Area 
Plan).   

b. where development densities would make the provision of all public services more efficient.  
Rural designation will not allow for the development densities that would make the provision 
of all public services more efficient. 

c. where the land is particularly well suited for development.  The majority of the soil types in 
the Rural areas area Wasda Muck (Ws), Cape Fear Loam (Ca), and Roanoke (Ro).  The 
Currituck County Soil Survey indicates that each of the soil types are nearly level and poorly 
drained to very poorly drained.  There are documented drainage concerns in this area of 
Moyock. (Still a concern that must be addressed) 

2. The use complies with all other applicable review standards of the UDO provided the following 
outstanding items are addressed at site plan review: 

a. A plan for compliance to remedy the outstanding NCDENR violations is required. (Planning 

and Public Utilities) See attachment dated 12/3/2020 

b. A detailed plan of all improvements to the plant to allow it to serve as a major utility is 

required.  (Planning and Public Utilities) See attachment dated 12/3/2020 

c. NCDEQ permit approval and Utility Commission approval for the wastewater treatment 
facility improvements and service area must be provided prior to building permit approval. 
(Planning) 

d. We would like to know why they are using the name they have chosen for their business in 

Currituck County. There will be a lot of confusing between the company and the county 
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when it comes to utilities. The County will more than likely receive any complaints directed 

to CWSI.  (Public Utilities) 

e. Remedy LUP and Moyock SAP conflicts. 

 

3. The conditions of approval necessary to ensure compliance with the review standards of the 
UDO and to prevent or minimize adverse effects of the development application on surrounding 
lands include: 

a. Remove the areas designated as Rural in the Land Use Plan from the service district 

request. 

b. A plan for compliance to remedy the outstanding NCDENR violations is required.  See 

attachment dated 12/3/2020 

c. A detailed plan of all improvements to the plant to allow it to serve as a major utility is 

required.  See attachment dated 12/3/2020 

d. NCDEQ permit approval and Utility Commission approval for the wastewater treatment 

facility improvements and service area must be provided prior to building permit approval. 

e. Change the name of the service district to avoid conflict with county services. 

f. Remedy LUP conflicts. 

g. The major utility shall not treat more than its approved 350,000 gallons per day of 

wastewater without an amendment to this use permit. 

h. To be consistent with the Land Use Plan and Moyock Small area plan, the plant will not 

serve Rural designated properties in the Land Use Plan or Moyock Small Area Plan now or 

in the future. 

 

 

USE PERMIT REVIEW STANDARDS 

A use permit shall be approved on a finding that the applicant demonstrates the proposed use 
will meet the below requirements.  It is staff’s opinion that the evidence in the record, prepared 
in absence of testimony presented at a public hearing, supports the preliminary findings. 

The use will not endanger the public health or safety. 

Preliminary Applicant Findings: 
1. The existing wastewater treatment facility will be improved to resolve existing operational 

issues and will offer improved performance as a result.  The facility will be operated in 
accordance with rules and regulations promulgated by the NC Department of Environmental 
Quality and the NC Utilities Commission.   

The use will not injure the value of adjoining or abutting lands and will be in harmony with the area in 
which it is located. 

Preliminary Applicant Findings: 
1. The facility is on land that was originally set aside for this purpose with the original 

development approval for Eagle Creek.  The improvements and possible expansion will take 
place on the existing treatment site.  Wastewater disposal will be done using golf course 
irrigation and the onsite infiltration as originally approved and permitted.  The major utility will 
provide the opportunity for adjacent properties within the proposed service area to connect to 
the facility if their septic systems fail, which could actually improve the value of adjoining or 
abutting properties. 
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The use will be in conformity with the Land Use Plan or other officially adopted plans. 

Preliminary Staff Findings: 
1. The following 2006 Land Use Policy statements apply to the proposed request: 

a. Policy AG3:  County ACTIONS CONCERNING INFRASTRUCTURE (e.g. schools, parks, 

and utilities) and regulations shall serve to direct new development first to targeted growth 

areas near existing settlements identified as Full Service Areas on the Future Land Use 

Map, rather than leapfrogging to locations in the midst of farmland and green space 

identified as Rural and Conservation areas on the Future Land Use Map.  (There are 

260.5 acers of land designated as Rural in this request.) 

b. Policy WS3:  Currituck County endorses UTILITIES EXTENSION POLICIES that focus 

water and sewer services (1) within existing developed areas and in nearby targeted 

growth areas identified as Full Service and Limited Service areas, (2) where development 

densities would make the provision of all public services more efficient, (3) where the land 

is particularly well suited for development and (4) away from environmentally sensitive 

areas, such as areas with extensive wetlands or the northern beaches of the Outer 

Banks.  (While Eagle Creek and Fost are developed areas, the ‘Flora’ development 

property nor the property to the west of Eagle Creek are developed areas.  None of the 

properties in the service area are targeted growth areas (see attached map).  This would 

be a provision of private, not public services.  The majority of the soil types in the Rural 

areas area Wasda Muck (Ws), Cape Fear Loam (Ca), and Roanoke (Ro).  The Currituck 

County Soil Survey indicates that each of the soil types are nearly level and poorly 

drained to very poorly drained.  There are documented drainage concerns in this area of 

Moyock.) 

c. Policy PP3:  The costs of infrastructure, facilities, and services (e.g. schools, parks, water 

supply, etc. related to the DEMAND CREATED BY NEW GROWTH AND 

DEVELOPMENT shall be borne, in equitable proportion by those creating the additional 

demand.  So as to lessen the burden on the general property tax payer, this approach 

may include a land transfer tax, impact fees on new development, upzoning fees, and 

user fees for new facilities.  (The demand created by new growth and development would 

be borne by those creating the additional demand.) 

d. Policy ED2:    CAPITAL EXPENDITURES for the purpose of economic development shall 

be targeted toward areas that are most suited for development.  Targeted areas should 

include raw land as well as the revitalization and reuse of currently unused or 

underutilized structures, sites and infrastructure.  Targeted areas primarily include those 

located within the Full Service Areas identified on the Future Land Use Map and to the 

lesser extend those include in the Limited Service Area.  (Rural service areas on the 

Future Land Use Map are not targeted growth areas.) 

e. Policy CW1:  Currituck County may elect to amend or incorporate adopted small area 

plans into the Land Use Plan as needed. This includes consideration of citizen initiated 

amendments or county led planning efforts that recognize changing demographic, 

economic, or environmental conditions. 

2. The Moyock Small Area Plan policies apply to the proposed request: 

a. The MSAP supplements the LUP to more specifically address the needs and issues of the 
study area and establishes a new focus for growth and development.   
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b. The Moyock Small Area Plan, adopted in 2014, does not identify this area as an activity area 
where new growth and development should be focused. (See attached map) 

c. Policy IS 3:  Recognize that water and sewer services have significant influence on growth 

and require that consideration be given to the placement of proposed utilities in 

perspective to desired growth patterns.   

The use will not exceed the county’s ability to provide adequate public facilities, including, but not 
limited to: schools, fire and rescue, law enforcement, and other county facilities.  Applicable state 
standards and guidelines shall be followed for determining when public facilities are adequate. 

Preliminary Staff Findings: 
1. The use will not increase or exceed the county’s ability to provide services to schools, fire and 

rescue, and law enforcement.   

2. While the use itself does not exceed the county’s ability to provide services, concerns 

regarding the potential secondary impacts of approving a major sewer utility in the Moyock 

area must be expressed.  It would allow for rezonings resulting in much higher densities than 

allowed under the current zoning with individual septic systems.  Moyock Elementary School is 

already over capacity, Shawboro Elementary School, the middle school, and high school are 

approaching capacity. 

 

THE APPLICATION AND RELATED MATERIALS ARE AVAILABLE ON THE COUNTY’S WEBSITE 
Board of Commissioners:  www.co.currituck.nc.us/board-of-commissioners-minutes-current.cfm 
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Moyock Small Area Plan 
Activity center Map 
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Currituck Water & Sewer, LLC 

4700 Homewood Court, Suite 108 
Raleigh NC 27609 

 

Eagle Creek Scope of Improvements Updated 12-3-20 

The Eagle Creek wastewater system requires significant investment in order to bring the system condition back up 
to an acceptable standard and it is believed the current owner does not have the desire or capital in order to 
effectuate these improvements.  NC DEQ required improvements include: 

 Rehab of the tertiary filters 

 Removal of woody material from infiltration pond 

The current budget to address compliance issues estimated at $75,000.00 

 

While not required by NC DEQ, we anticipate additional capital improvements to improve reliability, service, and 
treatment levels.  These include: 

 Repair(weld) hole between clarifier and digester 

 Replace 10" Valve 

 Replace 4" air down pipes and coarse bubble diffusers 

 Repair Building Roof 

 Install SCADA 

 Add scum tank 

 Conduct evaluation on infiltration pond and rehab pond  

 Demolish old package plant 

 Acquire Easement for force main 

 Engineering, permitting, inspection & startup 

 Upsize blowers and air piping 

 Electrical and controls 

 Effluent piping 

 Development lift stations and force mains 

 Rehabilitate driveway 

 Install UV Disinfection 

 Install anoxic tank for TN & Nitrate removal 

 Upgrade irrigation system controls and nozzles 

 Overhaul or Replace vacuum collection system 

 

Upon acquisition of the facility, it is anticipated that these improvements can be completed within 24 months from 
closing.  The current budget for these improvements is approximately $850,000 excluding the vacuum collection 
system upgrades, and $2.35 Million including the collection system upgrades. 

 

Recognizing that the cost for these improvements are ultimately borne by the users of the facility, CWS would 
have serious concerns making the investment required to acquire the system and make these critical upgrades and 
repairs without being able to serve additional customers.  CWS concerns stem from the impact on user rates if 
Eagle Creek residents had to bear the cost of these improvements alone and absent the ability to serve additional 

customers, our ability to acquire this system and make these repairs would be seriously jeopardized. 
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Currituck County  
Department of Planning and Community Development 

153 Courthouse Road, Suite 110 
Currituck, North Carolina 27929 

252-232-3055 
FAX 252-232-3026 

 

 
MEMORANDUM 
 
To:  Currituck Water & Sewer LLC 
 Sandler Utilities at Mill Run LLC 
 Mark Bissell, Bissell Professional Group 
  
From: Tammy D. Glave, CZO, Senior Planner 
 
Date: September 10, 2020 
 
Re:  PB 20-14 Currituck Water & Sewer Use Permit – Majority Utility  
 
The following comments have been received for the September 9, 2020 TRC meeting.  In order to be 
scheduled for the October 19, 2020 Board of Commissioners public hearing, please address all comments 
and resubmit a corrected plan/application by 3:00 p.m. on September 21, 2020.   TRC comments are valid 
for six months from the date of the TRC meeting. 

 
Planning (Tammy Glave, 252-232-6025) 
Reviewed with comment: 

1. All property owners for each of the PINs listed must be listed on the application, including 
off-site disposal properties (Fost and Flora developments). 

2. All property owners must sign the application or provide a letter or document consenting 
to the application signed by the owner(s) if the owner(s) cannot sign the application, 
including off-site disposal properties. 

3. Land Use Plan Compatibility Concern:  While the Land Use Plan generally allows 
appropriate use of package sewage treatment plants that may eventually be assimilated 
into a centralized sewage collection and treatment system, POLICY WS3 of the Land Use 
Plan says Currituck County endorses UTILITIES EXTENSION POLICIES that focus water 
and sewer services: 

a. within existing developed areas and in nearby targeted growth areas identified as 
Full Service and Limited Service.  Of the proposed water and sewer service area, 
the solar farm property, Wildwood Acres, Dove Roost, and the properties west of 
Eagle Creek are identified as Rural in the Land Use Plan and the Moyock Small 
Area Plan. 

b. where development densities would make the provision of all public services more 
efficient.  Rural designation will not allow for the development densities that would 
make the provision of all public services more efficient. 

c. where the land is particularly well suited for development.  The majority of the soil 
types in the Rural areas area Wasda Muck (Ws), Cape Fear Loam (Ca), and 
Roanoke (Ro).  The Currituck County Soil Survey indicates that each of the soil 
types are nearly level and poorly drained to very poorly drained.  There are 
documented drainage concerns in this area of Moyock. 
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9/9/2020 TRC Comments 
Page 2 of 4 

 

4. There are also concerns regarding the secondary impacts of approving a major sewer 
utility in the Moyock area.  It would allow for rezonings resulting in much higher densities 
than allowed under the current zoning with individual septic systems.  Moyock Elementary 
School is already over capacity, Shawboro Elementary School, middle schools, and high 
schools are approaching capacity. 

5. As a point of clarification, we have heard from several property owners in Eagle Creek 
that the county must approve the major utility or Eagle Creek’s WWTP will not be brought 
into compliance or repairs/upgrades made.  That is not true.  The current WWTP owners 
will be responsible for those improvements as they become necessary. 

6. Now that Public Utility and Planning staff has had an opportunity to review the request in 
detail, we are requesting another conference call with you to answer questions such as: 

a. What is the existing plant’s maximum GPD? 

b. Proposed maximum GPD for expansion? 

c. How many GPD is being disposed of on the golf course currently?  Any concerns 
for flooding the golf course? 

d. What type of state permits and from what permitting agency are necessary for the 
proposal? 

e. Is the plant compliant with all state regulations currently? What violations and or 
operational issues does the plant currently have now?  We have a report from 2010 
prepared by Mark Bissell, PE (See Attached) regarding plant deficiencies but need 
updates as to what has been repaired/replaced to understand the extent of 
upgrades/repairs necessary for the major utility.   

f. Of the disposal, how many GPD are projected to go into the pond, golf course, and 
off-site areas of Flora and Fost? 

g. How many new connections per year are required to maintain the proposed rate 
structure? 

 

Currituck County Chief Building Inspector and Fire Official (Bill Newns, 252-232-6023) 

Reviewed with comment: 
1. Any new buildings/addition for expansion must submit appendix B and permits for any new work 

for trade permits. 
 
Currituck County GIS (Harry Lee, 252-232-4039) 
Reviewed without comment. 
 
Currituck County Parks and Recreation (Jason Weeks, 252-232-3007) 
Approved without comment. 
 
Currituck County Soil and Stormwater (Dylan Lloyd, 252-232-3360) 
Approved without comment. 
 
Currituck County Utilities Director (Will Rumsey, 252-232-2769) 
Currituck County Water Department – Distribution Supervisor (Dave Spence, 252-232-
2769) 
Reviewed with comment: 

1. We would like to know why they are using the name they have chosen for their business 
in Currituck County. There will be a lot of confusing between the company and the 
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county when it comes to utilities., The County will more than likely receive any 
complaints directed to CWSI. 

2. If they take over the systems like they propose, will they be joining the 811 one call 
system to receive notice to locate their lines when there is construction and excavating 
to take place. 
 

Albemarle Regional Health Services (Joe Hobbs, 252-232-6603) 
Reviewed with comment: 

1. WASTEWATER SYSTEM EXPANSION PROPOSAL MUST BE APPROVED BY THE NC DIVISION OF 
WATER QUALITY (WASHINGTON REGIONAL OFFICE-252-946-6481). 
 

NC Department of Transportation, District Engineer (David Otts, 252-331-4860) 
Comment has not yet been received. 
 
NC Division of Coastal Management (Charlan Owens, 252-264-3901) 
Reviewed without comment. 

 
 
 
 
 
The following items are necessary for resubmittal: 

• 3 - full size copies of revised plans. 

• 10 - 11”x17” copies of revised plans. 

• 1- 8.5”x11” copy of all revised plans. 

• 1- PDF digital copy of all revised documents and plans. 
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A use permit hearing is an evidentiary hearing where the Board of Commissioners must make a 
Quasi-Judicial Decision.  
 

• An evidentiary hearing will be held for the Board of Commissioners to gather competent, 
material and substantial evidence to establish the facts of the case. 

• All testimony is made under oath. 

• The applicant or opposing parties shall establish written findings of fact and conclusions 
of law. 

• Parties with standing may participate fully in the evidentiary hearing, including presenting 
evidence, cross-examining witnesses, objecting to evidence, and making legal 
arguments. 

• Non-parties may present competent, material, and substantial evidence that is not 
repetitive. 

 
Typical Use Permit (Quasi-Judicial) Hearing at BOC  
 

• Swearing in of witnesses/speakers 

• Presentation by County Staff on Application 

• Required Presentation by Applicant or Authorized Agent (20-25 minutes) 

o Applicant to Present Findings of Fact 

• Public Comment Period (typically 3 minutes each) 

• Applicant Rebuttal (typically 5 minutes) 

• BOC Deliberation & Decision 
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From: Mays, Paul M
To: Tammy Glave
Cc: Laurie LoCicero; Donna Voliva; Jennie Turner; Will Rumsey; Tankard, Robert; Bullock, Robert
Subject: RE: [EXTERNAL] RE: [External] WQ0014306 WWTP Status
Date: Friday, September 11, 2020 2:12:54 PM
Attachments: WQ0014306_Notice of Violation_20200831.pdf

Mrs. Glave,
 
There are several active violations for Eagle Creek WWTP. The first is a NORR was sent to address
groundwater ammonia limit violations that have been occurring at the site for a while now. We are
currently waiting for the owner of the facility to update us on the actions that are planned to
address and explain the groundwater ammonia limit violations. The second active violation is an
NOV sent out after a compliance inspection last month for the facility. The facility was found
noncompliant with permit #WQ0014306 and 6 permit conditions were found to be violated during
the inspection. The most notable is that we were told the tertiary filter for the facility has been down
for 2 years and bypassed the entire time. I have attached the NOV we sent for addressing the
violations found during the inspection. So that you may see the violations in more detail.
 
Lastly, we verified violations for the facility today and this led to another active violation. The facility
exceeded Fecal Coliform Daily Maximum limits by 96%, Total Ammonia Daily Maximum Limits by
82% and Total Ammonia Monthly Average by 36% in 07/2020. Additionally, the facility violated
permit condition III.19 by not diverting effluent that violated fecal limits to the high rate infiltration
pond as required by the permit. We are currently in the process of writing a NOV-I (an NOV with
intent to enforce) to address this.
 
I apologize for following up with you a tad late. However, there was much more to review than I
originally thought. Please let me know if you have any other questions or concerns and I will be
happy to help you.
 
Best regards,
 
Paul M. Mays
 

From: Tammy Glave <Tammy.Glave@CurrituckCountyNC.gov> 
Sent: Thursday, September 10, 2020 5:29 PM
To: Mays, Paul M <paul.mays@ncdenr.gov>
Cc: Laurie LoCicero <Laurie.LoCicero@CurrituckCountyNC.gov>; Donna Voliva
<Donna.Voliva@CurrituckCountyNC.gov>; Jennie Turner <Jennie.Turner@CurrituckCountyNC.gov>;
Will Rumsey <Will.Rumsey@CurrituckCountyNC.gov>
Subject: RE: [EXTERNAL] RE: [External] WQ0014306 WWTP Status
 
CAUTION: External email. Do not click links or open attachments unless you verify. Send all suspicious email as an
attachment to report.spam@nc.gov

 
That is all I know of for now.  We are still in the process of reviewing the request. 
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[CAUTION]: This email originated from outside of Currituck County's system. Do not click links or
open attachments unless you verify that the attachment and contents are safe. Please report any
suspicious emails or attachments to to support.

Thank you very much for your assistance.
 
From: Mays, Paul M <paul.mays@ncdenr.gov> 
Sent: Thursday, September 10, 2020 4:16 PM
To: Bullock, Robert <robert.e.bullock@ncdenr.gov>; Tammy Glave
<Tammy.Glave@CurrituckCountyNC.gov>
Cc: Tankard, Robert <robert.tankard@ncdenr.gov>
Subject: [EXTERNAL] RE: [External] WQ0014306 WWTP Status
 
 

 
Ms. Gave,
 
I will be following up with my Assistant Regional Supervisor tomorrow on this issue. There are a few
things I would like to review and discuss with him before releasing this information to you. The goal
is follow up with you tomorrow morning and get this information to you. Let me know if there is
anything else I can help you with before then.
 
Regards,
 
Paul M. Mays
 

From: Bullock, Robert <robert.e.bullock@ncdenr.gov> 
Sent: Thursday, September 10, 2020 2:10 PM
To: Tammy Glave <Tammy.Glave@CurrituckCountyNC.gov>; Mays, Paul M
<paul.mays@ncdenr.gov>
Cc: Tankard, Robert <robert.tankard@ncdenr.gov>
Subject: RE: [External] WQ0014306 WWTP Status
 
Paul,
 
Will you send Ms. Glave the information she requested?
 
Thanks,
Robbie
 
Robbie Bullock
Environmental Specialist II
Division of Water Resources
Water Quality Regional Operations
 
252-948-3843 Office
252-402-5832 Cell
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Robert.e.bullock@ncdenr.gov Email
 
943 Washington Square Mall
Washington NC 27889
 
Email correspondence to and from this address is subject to the
North Carolina Public Records Law and may be disclosed to third parties.
 

From: Tammy Glave <Tammy.Glave@CurrituckCountyNC.gov> 
Sent: Thursday, September 10, 2020 2:01 PM
To: Bullock, Robert <robert.e.bullock@ncdenr.gov>
Subject: [External] WQ0014306 WWTP Status
 
CAUTION: External email. Do not click links or open attachments unless you verify. Send all suspicious email as an
attachment to report.spam@nc.gov

 
Hi Robbie,
A use permit application has been submitted to Currituck County to turn the above
permitted WWTP (Eagle Creek Subdivision in Moyock – Owned by Sandler at Mill
Run) into a regional system operating as a major utility.  Can you please send me
information regarding active violations at the plant and any other detail you may
have? 
 
Thank you so very much for your help with this.
 
Tammy D. Glave, CZO
Senior Planner
County of Currituck
Planning & Community Development
Phone:  252-232-6025
Fax: 252-232-3026
Email: tammy.glave@currituckcountync.gov
Website:  www.currituckgovernment.com
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August 19, 2020 

 

 

Currituck Water and Sewer Application for Major Utility 

Community Meetings for Use Permit Application 
 

Scheduled times and place:  2:00pm, 4:00pm and 6:00pm at the Eagle Creek Event Site, Moyock, NC  

27958 

 

Each meeting began on time or slightly ahead of time and lasted approximately one hour each. 

 

Nearly 60 residents attended between the three meetings, with separate sign-in sheets provided for 

each of the three meetings (attached).  Also in attendance were Carr McLamb and Lee Bowman 

representing the Applicant, and Mark Bissell, Engineer. 

 

An overview of the request was presented including the advantages of having an expanded customer 

base, along with a request for input from the customers regarding improvements that are needed to the 

existing facility.  On overview of the permitting process was also provided.  There were many questions 

and answers provided, and by the end of each meeting, people were generally in favor of the proposal. 

 

Public comments were made and addressed as follows: 

 

Question Answer 

Can a new pump like the one at St. Andrews be 
added to back of the Greenville and Eagleton 
Circle area to help? 

We will look into it. 
 

Are you bringing money to the table? 

 

**Comment:  We like that approach 

Yes, dollars are invested in the system first 
then after the investment the utilities 
commission looks at the rate schedule to allow 
the utility to recover the investment. 

Will there be a rate increase? The rate model is based on adding Fost and 
Flora to the system, which will help keep the 
rates flat. 

Have you talked with the Flora and Fost 
developers? 

Yes and they are in favor of connecting. 

What are they contributing? They are constructing and contributing their 
wastewater collection systems and some land 
for disposal of effluent or groundwater. 

What if these developments don’t succeed? The improvements to the Eagle Creek system 
will be phased.  The developers are 
contributing their portion of the new facilities 
to the utility. 
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Can you demonstrate that you are not going to 
abuse people over wastewater the way the 
previous utility did? 

This company is in the water and wastewater 
utility business as its primary business and is 
operated quite differently from a developer 
owned utility company.  Investment in the 
system is expected and is then recovered thru 
future rates. 

Will there be commercial properties connected? Yes, Flora and Fost both have commercial 
components and there is commercial land in 
the proposed service area as shown on the 
preliminary map. 

What will you know later that we don’t know 

now? 

There will be a more comprehensive list of 
improvements needed to the Eagle Creek 
system, a routing plan for pipelines, and 
additional meetings may be held with the 
community and/or HOA. 

When will the first upgrade take place? In spring or summer, 2021. 

We suggest putting up a webpage for information 
and comment. 

Will do. 

There are flooding issues at the wastewater 
plant. 

We are here to learn about the problems and 
find solutions. 

The 3 day response time needs to be improved. Additional personnel have been provided to 
be able to address issues in a more timely 
manner. 

How does the Fost and Flora permitting work? Fost is under construction but will need a 
permit modification to connect to the system.  
Flora is still in the zoning approval stage. 

What if they are not approved? Most likely the system will not be purchased. 

Have you considered changing the vacuum 
collection system to a gravity and pump station 
system? 

Replacement of the collection system would 
not be feasible from a cost standpoint. 

Will the new projects go into the vacuum system? No, they will be pumped directly to the 
wastewater system, bypassing the existing 
vacuum system. 

The plant flooded, will the pumps be moved? We will study the cause of the flooding and 
determine what needs to be done to address 
it. 

Would a different type of system be constructed 
if it were built today? 

Possibly.  We are looking at different ways to 
upgrade the existing system. 

Will the effluent all be disposed of only on the 

golf course? 

No, multiple disposal options are being 
pursued.  When an additional development 
connects they will also be expected to take 
back either effluent or ground water. 
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The pipes could leak. They are all tested prior to being put into 
service. 

How will this benefit the existing customers? A major utility has more resources to invest in 
the system and more incentive to do so. 

Will valve pits be replaced or the plant problems 
addressed 

Both. 

What similar projects have there been and do 
you have references? 

Approximately 200 water and sewer systems 
are being operated across the state and 
references can be provided. 

Are grants available? Not for private utility systems. 

Can we do anything to expedite the approval? Yes, if you express support the approvals will 
go more smoothly. 

I cannot find a new pit cap. A spare one will be provided. 

How many connections can the wastewater 
treatment plant handle as it currently exists? 

The basic components are in place for about 2-
3 times the current number of connections 
and the basic footprint is in place to be able to 
handle approximately 5 times the current 
connections (roughly 2000) 

Will this be more cost effective for Fost than 
building its own facility? 

Most likely this will result in lower costs for 
both Fost and Eagle Creek. 

What is the impact of cost on the existing 
customer base? 

With a stagnant base as currently exists all of 
the improvement costs will be born by the 
existing customers. With an expanded base 
they will be spread out over a larger base. 

Will it be settled before the first home is built at 
Fost? 

Either Fost will need to have its own facility in 
place or be connected to Eagle Creek. 

The pits are absorbing stormwater.  Can 

secondary pits be installed for stormwater? 

A better solution will likely be to make the 
existing pits waterproof or raise them.  Also a 
different type of valve is available that 
functions better when submerged. 

Guinea Mill has a stormwater tax but nothing is 
being done. 

We understand the county is looking for 
people to serve on the advisory board to 
spend that money on stormwater. 

We are tired of sewage backing up.  What is going 
to change with a vacuum based system? 

We will improve the pit valves by replacing 
valves with a newer type of valve and also by 
waterproofing or raising the pits. 

The plant cannot handle stormwater.  We 
understand that the Fost project is helping the 
stormwater situation. 

Once the valve pits are repaired or raised less 
stormwater will be getting into the system.  It 
is true that Fost will be helping with the 
stormwater system but improvements are also 
needed to the Eagle Creek collection system. 

There are problems with the existing 
groundwater lowering pump. 

The pump will be repaired or replaced.  Also 
backup power needs to be provided.  This is 
part of the capital improvements plan. 

What other developments will connect to the We are only talking with Flora and Fost at the 
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system? moment.  These will make it financially 
feasible. 

Will it be economically feasible to do this without 

the expanded customer base from Flora and 

Fost? 

The model is based on Flora and Fost 
together.  If only Fost is connected it is 
uncertain. 

We are in favor of this  

We are at our highest point of leverage right 
now. How does Eagle Creek get priority with a 20 
year old system compare to the new 
neighborhoods? 

A team of engineers will figure out what is 
best for the system overall.  The plan is to 
both upgrade the existing system and to add 
on to what is there. 

We understand the economy to scale but how 
does the 20 year old system get attention.  We 
have not been able to hold Sandler’s feet to the 
fire. 

There is a big difference between a developer- 
owned utility and a utility company whose 
core business is wastewater systems like 
Envirolink/Currituck Water and Sewer.  We are 
incentivized to invest money in the system by 
the NC Utilities Commission. 

What is the time frame for the list of upgrades? We hope to have a preliminary list in a week, 
but will amend it as we learn more 
information about the system. 

Can a conditional permit be granted? There could be certain conditions attached to 
the Use Permit. 

The HOA has a list of problem areas which could 

be arbitrated by the directors. 

We will have additional meetings and 
discussions with the HOA. 

This is just wastewater not stormwater right? Correct. 

The two piece valve pit leaks and stormwater 
overloads the system.  Can these be replaced 
with one piece pits? 

This can be considered.  We understand that 
there are only 10 to 15 that currently have 
extensive flooding and these should be 
replaced. 

Can Eagle Creek have protection from rate 
increases? 

No, the rates are set by the NC Utilities 
Commission based on the actual investment in 
the utility. 

What about the Fost and Flora systems? The developer contributes collection systems 
separately which are considered contributions 
in aid of construction. 

How much will the rates increase? The utility company invests in improvements 
and afterward applies for a rate adjustment.  
The utilities commission considers the 
reasonable and necessary expenses and 
spreads those costs over the available 
customer base to determine an appropriate 
rate. 

What is the time frame for the take over and the There are a number of permitting processes 
that we have to go through including the 
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repairs? county use permit, a construction approval 
with DEQ and a rate case with the NC Utilities 
Commission.  Probably spring at the earliest or 
possibly summer and then repairs will begin 
right after the takeover. 

Will DEQ require repairs to be made? Sometimes they do. 

What about sanitary sewer overflow, are those 
tracked and is there an annual report? 

There are statutory requirements on 
reporting.  Some within 24 hours, some within 
5 days and some require newspaper 
advertising. 

How do we make sure that reporting is done 
properly? 

Envirolink has a compliance team who is 
responsible for this type of reporting. 

Will you talk to the homeowners about each pit 
problem? 
There are pictures of all of the problem pits 
which will be made available. 

Yes, it’s part of the due diligence.   

Do you follow the state or EPA guidelines for 
assessments? 

Information is already available and filed with 
NCUC on which ones flood etc. (answer from 
HOA). 

Guinea Mill is a mess. The HOA is taking this up with the county. 

Stormwater improvements will help with 
wastewater issues? 

Yes, but new board members are needed for 
the Guinea Mill stormwater district. 

The pump at the canal is a problem and needs an 
alternate power source. 

Backup power will be provided along with a 
new motor and/or impeller as needed. 

Personal cell phone numbers are needed for 
Envirolink personnel. 

Additional contact information will be 
provided. There is also an emergency number. 

Does the utility company have any influence over 
the HOA? 

No, it is totally separate. 
 

What is the difference between Envirotech and 
Envirolink? 

Envirotech has been acquired by Envirolink 
which is a much larger company. 

Fost and Flora were mentioned as essential 
ingredients. What happens if Flora is not 
approved? 

The financial model is based on Flora being a 
part of the system.  If it is not approved for 
development we will have to determine 
whether the project is still financially viable. 
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Several people stayed over for informal discussion and a closer look at the proposed service area map at 

the end of each meeting.  

 

 

We are all for this.  Things keep getting worse as 
they are now. 

Thank you.  Please express your support. 
 
 

11.A.j

Packet Pg. 60

A
tt

ac
h

m
en

t:
 1

0 
C

o
m

m
u

n
it

y 
M

ee
ti

n
g

 M
in

u
te

s 
 (

P
B

 2
0-

14
 C

u
rr

it
u

ck
 W

at
er

 &
 S

ew
er

, L
L

C
 –

 W
as

te
w

at
er

 T
re

at
m

en
t)



1

Leeann Walton

From: Mark Bissell <mark@bissellprofessionalgroup.com>
Sent: Tuesday, September 22, 2020 3:22 PM
To: Tammy Glave
Cc: Laurie LoCicero; Donna Voliva; Jennie Turner; 'Michael Myers'; 'Carr McLamb'; 

davek@bissellprofessionalgroup.com; admin@bissellprofessionalgroup.com
Subject: RE: [EXTERNAL] RE: 4690 PB20-14 Currituck Water and Sewer UP TRC Comments 9-9-2020

Tammy, 
 
We would like to continue with the original application that did not include these two properties as co‐applicants.  We 
can add them later, since effluent will likely not need to be sent there for some years to come. 
 
Thanks, 
 
Mark S. Bissell, PE 
 

 
Celebrating Innovative Services Since 1985! 
 

3512 N. Croatan Hwy. * PO Box 1068 * Kitty Hawk, NC  27949 
O: (252) 261-3266   F: (252) 261-1760   C: (252) 202-1215 
Firm License # C-0956 
www.bissellprofessionalgroup.com 

 "Like" Bissell Professional Group     
 
 

From: Tammy Glave [mailto:Tammy.Glave@CurrituckCountyNC.gov]  
Sent: Tuesday, September 22, 2020 3:14 PM 
To: Mark Bissell 
Cc: Laurie LoCicero; Donna Voliva; Jennie Turner 
Subject: RE: [EXTERNAL] RE: 4690 PB20-14 Currituck Water and Sewer UP TRC Comments 9-9-2020 
 

Mark – Please verify that the adjoining property owner list covers the addition of these two parcels.  It 
does not appear to, so those property owners will need to be notified and a community meeting held 
to include them before we can process the application any further.  Since we discussed the addition 
of the two properties at the pre-app meeting, another pre-app meeting is not necessary. 
 
Let me know if you have any questions.  Thank you. 
 

From: Mark Bissell <mark@bissellprofessionalgroup.com>  
Sent: Monday, September 21, 2020 2:58 PM 
To: Tammy Glave <Tammy.Glave@CurrituckCountyNC.gov> 
Cc: 'Lee Bowman' <lbowman@envirolinkinc.com>; davek@bissellprofessionalgroup.com; 
admin@bissellprofessionalgroup.com 
Subject: [EXTERNAL] RE: 4690 PB20‐14 Currituck Water and Sewer UP TRC Comments 9‐9‐2020 
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2

 
 
 
Mark S. Bissell, PE 
 

 
Celebrating Innovative Services Since 1985! 
 

3512 N. Croatan Hwy. * PO Box 1068 * Kitty Hawk, NC  27949 
O: (252) 261-3266   F: (252) 261-1760   C: (252) 202-1215 
Firm License # C-0956 
www.bissellprofessionalgroup.com 

 "Like" Bissell Professional Group     
 
 

From: Tammy Glave [mailto:Tammy.Glave@CurrituckCountyNC.gov]  
Sent: Thursday, September 10, 2020 5:44 PM 
To: Mark Bissell (mark@bissellprofessionalgroup.com); Lee Bowman; brittney@lmssi.com; Tammy Glave 
Cc: Laurie LoCicero; Donna Voliva; Jennie Turner; Will Rumsey 
Subject: PB20-14 Currituck Water and Sewer UP TRC Comments 9-9-2020 
 

Please find the attached Technical Review Committee memo and supporting documents for your 
request for a use permit for a major utility.  You will see in the memo that we are requesting a 
conference call with you for further information.  We can call Tuesday afternoon (9/15) at 3pm or 
Wednesday morning (9/16) if either of those times work for you.  Please advise.  Thank you. 

[CAUTION]: This email originated from outside of Currituck County's system. Do not click links or open attachments 
unless you verify that the attachment and contents are safe. Please report any suspicious emails or attachments to to 
support.  
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Currituck Water & Sewer, LLC
4700 Homewood Ct., Ste. 108

Raleigh, NC  27609
252-236-5710
lbowman@envirolinkinc.com

Sandler Utilities at Mill Run, LLC
PO Box 12347
Raleigh, NC  27605

Same

287 Green View Road

Moyock, NC  27958
0015-000-084I-0000

Wastewater treatment & disposal; golf course

Currituck Water and Sewer Major Utility

Improved and expanded wastewater system

P.C. "F", Slide 396, DB 1244, PG 459
N/A

N/A

N/A

N/A
N/A

8/19/2020 Eagle Creek Event Center

196.65 ac. +/-

 , 0015-000-084A-0000, 0015-000-084B-0000,0015-000-084C-0000, 
0015-000-084D-0000, 0016-000-001A-0000, 0015-000-0086-0000, 0015-000-085B-0000

757-510-4235
brittney@lmssi.com

(continued/attached)
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Currituck Water & Sewer, LLC
4700 Homewood Ct., Ste. 108

Raleigh, NC  27609
252-236-5710
lbowman@envirolinkinc.com

Paasch Developments, LLC

109 Greenview Road 

Same

287 Green View Road

Moyock, NC  27958

0015-000-084I-0000 

Wastewater treatment & disposal; golf course

Currituck Water and Sewer Major Utility

Improved and expanded wastewater system

P.C. "F", Slide 396, DB 1244, PG 459
N/A

N/A

N/A

N/A
N/A

8/19/2020 Eagle Creek Event Center

196.65 ac. +/-

, 0015-000-084A-0000, 0015-000-084B-0000,0015-000-084C-0000, 
0015-000-084D-0000, 0016-000-001A-0000

Moyock, NC  27958

tim@eaglecreekgolfing.com
757-620-2200
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See Attachment A

See Attachment A

See Attachment A

See Attachment A

See Attachment A

____________________________
Moyock Development, LLC _________________________________

John J. Flora, III
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Attachment A 

Purpose of the Use Permit and Project Narrative 

The Eagle Creek community is served by a community wastewater system.  After 

treatment, the cleaned water is repurposed as irrigation for the Eagle Creek golf 

course and can also be disposed of via infiltration pond on the facility’s property. 

Currituck Water and Sewer intends to upgrade (and in some cases replace) 

various components of the treatment facility.  While doing so, expansion of the 

facility would be designed, as needed, to allow for neighboring communities to tie 

into the treatment facility.  Those neighboring communities would provide 

additional disposal areas to handle disposal needs. 

Note that the neighboring parcels wastewater would be pump to the WWTP and 

not enter the Eagle Creek Collection system. 

There are several reasons for the proposed expansion.  The main reason is that 

the Eagle Creek wastewater plant was installed many years ago and needs 

upgrades to remain complaint with permit requirements.  There are signs of aging 

with some components of the facility, which will ultimately need to be replaced.  

Also, other neighboring parcels are being developed with individual treatment 

facilities.  By combining treatment facilities, operational efficiencies will be gained 

that include less costs to manage that are spread over a larger customer base. 

This proposal should bring both immediate and long term benefits to the Eagle 

Creek customers: 

1. The Utility’s expertise managing community wastewater systems, from

testing, treatment, monitoring, and reporting to addressing ever changing 

regulations and technology, will bring improvements in reliability, 

compliance and efficiency.   

2. Following through on outstanding obligations from the developer-owned

Utility. In addition to some of the deferred maintenance, the new Utility

will be able to update and repair some of the Eagle Creek related drainage

concerns while doing the connection work for the new development(s).
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And pit valve replacement will be done as necessary to reduce stormwater 

infiltration. 

3. Separating the system from the developer and increasing the customer 

base means the system will be on an even more secure footing for the 

future.  While there are no plans to raise the rates for Eagle Creek 

customers, eventually as costs rise rates will need to rise accordingly.  The 

benefit of a larger customer base is that it allows the Utility to spread those 

costs over more customers which helps to minimize the impact on each 

individual bill. 

4. As development occurs in this area, having one central facility to operate 

rather than multiple treatment facilities is extremely efficient for the 

community at large.  Additionally, the Utility will have the flexibility to 

manage the reuse water on the golf course irrigation system as well as the 

other development’s disposal areas. 

 

The Utility will design a plan to upgrade and expand the treatment facility 

in a manner that will allow the Eagle Creek facility to remain in operation 

throughout the upgrade/expansion work.  

 

A. The use will not endanger the public health or safety. 

The existing wastewater treatment facility will be improved to resolve 

existing operational issues and will offer improved performance as a result.  

The facility will be operated in accordance with rules and regulations 

promulgated by the NC Department of Environmental Quality and the NC 

Utilities Commission. 

B. The use will not injure the value of adjoining or abutting lands and will be 

in harmony with the area in which it is located. 

 

The facility is on land that was originally set aside for this purpose with the 

original development approval for Eagle Creek.  The improvements and 

possible expansion will take place on the existing treatment site.  

Wastewater disposal will be done using golf course irrigation and the onsite 

infiltration as originally approved and permitted, along with disposal on 

remote sites that have also been set aside for this purpose in accordance 
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with those approvals.  The major utility will provide the opportunity for 

adjacent properties within the proposed service area to connect to the 

facility if their septic systems fail, which could actually improve the value of 

adjoining or abutting properties. 

 

C. The use will be in conformity with the Land Use Plan or other officially 

adopted plan. 

 

The service area is a mixture of full service and rural land on 2006 land use 

plan.  Making utility service available to property does not in itself affect 

land use or density one way or the other, but simply provides an 

opportunity for a public service where one is needed.  The proposal does 

not appear to conflict with any provision of the Land Use Plan or other 

officially adopted plan.  The proposal is consistent with the following 

specific policies from the 2006 Land Use Plan: 

 

 Policy WS-7:  Currituck County allows for the appropriate use of 

package sewage treatment plants as a means of achieving more efficient 

land use, while properly disposing of waste.  Such systems shall have a 

permanent organizational ownership to guarantee their proper 

management, including operation, maintenance and replacement needs. 

Depending on their location in the county, such systems may be required to 

have a design that allows for assimilation into a larger system at a future 

date. 

 

 Policy WS-8:  Central and package treatment plants shall be designed 

using best available technology to eliminate or reduce odors.  In addition, 

such plants shall be properly located so as not to adversely impact nearby 

land uses. 

 

 Moyock Subarea Policy:  “Most of the Moyock Area is classified as 

Class II land, largely due to poor soil suitability for septic tanks.  This 

limitation may be overcome by the use of package sewage treatment 

plants, which may ultimately join together into a centralized sewage 

collection and treatment system.” 
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D. The use will not exceed the county’s ability to provide adequate public 

facilities, including, but not limited to, schools, fire and rescue, law 

enforcement, and other county facilities.  Applicable state standards and 

guidelines shall be followed for determining when public facilities are 

adequate. 

 

The proposed use will have no impact on schools, fire and rescue or law 

enforcement, and should have a positive impact on the County’s  regional 

wastewater facility which is currently at capacity and unable to provide 

additional service without expansion. 
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Currituck Water & Sewer, LLC
4700 Homewood Ct., Ste. 108

Raleigh, NC  27609
252-236-5710
lbowman@envirolinkinc.com

Sandler Utilities at Mill Run, LLC
PO Box 12347
Raleigh, NC  27605

Same

287 Green View Road

Moyock, NC  27958

0015-000-084I-0000 

Wastewater treatment & disposal; golf course

Currituck Water and Sewer Major Utility

Improved and expanded wastewater system

P.C. "F", Slide 396, DB 1244, PG 459
N/A

N/A

N/A

N/A
N/A

8/19/2020 Eagle Creek Event Center

196.65 ac. +/-

, 0015-000-084A-0000, 0015-000-084B-0000,0015-000-084C-0000, 
0015-000-084D-0000, 0016-000-001A-0000

757-510-4235
brittney@lmssi.com

(continued/attached)
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Currituck Water & Sewer, LLC
4700 Homewood Ct., Ste. 108

Raleigh, NC  27609
252-236-5710
lbowman@envirolinkinc.com

Paasch Developments, LLC

109 Greenview Road 

Same

287 Green View Road

Moyock, NC  27958

0015-000-084I-0000 

Wastewater treatment & disposal; golf course

Currituck Water and Sewer Major Utility

Improved and expanded wastewater system

P.C. "F", Slide 396, DB 1244, PG 459
N/A

N/A

N/A

N/A
N/A

8/19/2020 Eagle Creek Event Center

196.65 ac. +/-

, 0015-000-084A-0000, 0015-000-084B-0000,0015-000-084C-0000, 
0015-000-084D-0000, 0016-000-001A-0000

Moyock, NC  27958

tim@eaglecreekgolfing.com
757-620-2200
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See Attachment A

See Attachment A

See Attachment A

See Attachment A

See Attachment A
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Attachment A 

 

Purpose of the Use Permit and Project Narrative 

The Eagle Creek community is served by a community wastewater system.  After 

treatment, the cleaned water is repurposed as irrigation for the Eagle Creek golf 

course and can also be disposed of via infiltration pond on the facility’s property. 

Currituck Water and Sewer intends to upgrade (and in some cases replace) 

various components of the treatment facility.  While doing so, expansion of the 

facility would be designed, as needed, to allow for neighboring communities to tie 

into the treatment facility.  Those neighboring communities would provide 

additional disposal areas to handle disposal needs. 

Note that the neighboring parcels wastewater would be pump to the WWTP and 

not enter the Eagle Creek Collection system. 

There are several reasons for the proposed expansion.  The main reason is that 

the Eagle Creek wastewater plant was installed many years ago and needs 

upgrades to remain complaint with permit requirements.  There are signs of aging 

with some components of the facility, which will ultimately need to be replaced.  

Also, other neighboring parcels are being developed with individual treatment 

facilities.  By combining treatment facilities, operational efficiencies will be gained 

that include less costs to manage that are spread over a larger customer base. 

This proposal should bring both immediate and long term benefits to the Eagle 

Creek customers: 

1.  The Utility’s expertise managing community wastewater systems, from 

testing, treatment, monitoring, and reporting to addressing ever changing 

regulations and technology, will bring improvements in reliability, 

compliance and efficiency.   

2. Following through on outstanding obligations from the developer-owned 

Utility. In addition to some of the deferred maintenance, the new Utility 

will be able to update and repair some of the Eagle Creek related drainage 

concerns while doing the connection work for the new development(s). 
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And pit valve replacement will be done as necessary to reduce stormwater 

infiltration. 

3. Separating the system from the developer and increasing the customer 

base means the system will be on an even more secure footing for the 

future.  While there are no plans to raise the rates for Eagle Creek 

customers, eventually as costs rise rates will need to rise accordingly.  The 

benefit of a larger customer base is that it allows the Utility to spread those 

costs over more customers which helps to minimize the impact on each 

individual bill. 

4. As development occurs in this area, having one central facility to operate 

rather than multiple treatment facilities is extremely efficient for the 

community at large.  Additionally, the Utility will have the flexibility to 

manage the reuse water on the golf course irrigation system as well as the 

other development’s disposal areas. 

 

The Utility will design a plan to upgrade and expand the treatment facility 

in a manner that will allow the Eagle Creek facility to remain in operation 

throughout the upgrade/expansion work.  

 

A. The use will not endanger the public health or safety. 

The existing wastewater treatment facility will be improved to resolve 

existing operational issues and will offer improved performance as a result.  

The facility will be operated in accordance with rules and regulations 

promulgated by the NC Department of Environmental Quality and the NC 

Utilities Commission. 

B. The use will not injure the value of adjoining or abutting lands and will be 

in harmony with the area in which it is located. 

 

The facility is on land that was originally set aside for this purpose with the 

original development approval for Eagle Creek.  The improvements and 

possible expansion will take place on the existing treatment site.  

Wastewater disposal will be done using golf course irrigation and the onsite 

infiltration as originally approved and permitted, along with disposal on 

remote sites that have also been set aside for this purpose in accordance 
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with those approvals.  The major utility will provide the opportunity for 

adjacent properties within the proposed service area to connect to the 

facility if their septic systems fail, which could actually improve the value of 

adjoining or abutting properties. 

 

C. The use will be in conformity with the Land Use Plan or other officially 

adopted plan. 

 

The service area is a mixture of full service and rural land on 2006 land use 

plan.  Making utility service available to property does not in itself affect 

land use or density one way or the other, but simply provides an 

opportunity for a public service where one is needed.  The proposal does 

not appear to conflict with any provision of the Land Use Plan or other 

officially adopted plan.  The proposal is consistent with the following 

specific policies from the 2006 Land Use Plan: 

 

 Policy WS-7:  Currituck County allows for the appropriate use of 

package sewage treatment plants as a means of achieving more efficient 

land use, while properly disposing of waste.  Such systems shall have a 

permanent organizational ownership to guarantee their proper 

management, including operation, maintenance and replacement needs. 

Depending on their location in the county, such systems may be required to 

have a design that allows for assimilation into a larger system at a future 

date. 

 

 Policy WS-8:  Central and package treatment plants shall be designed 

using best available technology to eliminate or reduce odors.  In addition, 

such plants shall be properly located so as not to adversely impact nearby 

land uses. 

 

 Moyock Subarea Policy:  “Most of the Moyock Area is classified as 

Class II land, largely due to poor soil suitability for septic tanks.  This 

limitation may be overcome by the use of package sewage treatment 

plants, which may ultimately join together into a centralized sewage 

collection and treatment system.” 
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D. The use will not exceed the county’s ability to provide adequate public 

facilities, including, but not limited to, schools, fire and rescue, law 

enforcement, and other county facilities.  Applicable state standards and 

guidelines shall be followed for determining when public facilities are 

adequate. 

 

The proposed use will have no impact on schools, fire and rescue or law 

enforcement, and should have a positive impact on the County’s  regional 

wastewater facility which is currently at capacity and unable to provide 

additional service without expansion. 
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Currituck County 

Agenda Item Summary Sheet 

 

 
Agenda ID Number – 2965 

 

Agenda Item Title: PB 18-23 Fost Tract Planned Development-Residential - Amendment #2: 

 

Submitted By: Cheri Elliott – Planning & Community Development 

 

Item Type: Legislative 

 

Presenter of Item: Laurie LoCicero 

 

Board Action: Action 

 

 

 

Brief Description of Agenda Item: 

 

Connect off-site wastewater treatment plant, adjust lot lines and roadway alignments as 

necessary to accommodate the 500 year Ranchland ditch, and other minor changes for property 

located at Tax Map 15, Parcel 86, Moyock Township. 

Planning Board Recommendation:  Denial 

Staff Recommendation:  

TRC Recommendation: Approval with Conditions 
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PB 18-23 Fost 
PD-R Amendment #2 

Page 1 of 7 

 

 S T A F F  R E P O R T  

P B  1 8 - 2 3  F O S T  T R A C T  # 2  A M E N D E D  P D - R  

B O A R D  O F  C O M M I S S I O N E R S  

D E C E M B E R  7 ,  2 0 2 0  

 

APPLICATION SUMMARY 

Property Owner:  
Moyock Development LLC 
417 Caratoke Hwy Unit D 
Moyock NC  27958 

Applicant:  
Moyock Development LLC 
417 Caratoke Hwy Unit D 
Moyock NC  27958 

Case Number: PB 18-23 
Application Type: Amended Planned 
Development – Residential #2 

Parcel Identification Number:  
0015-000-0086-0000 

Existing Use:  Planned Development – 
Residential under construction 

Land Use Plan Classification: Full Service Parcel Size (Acres): 228.83 

Moyock Small Area Plan Classification:  
Limited Service  

Zoning History: 1989 (A), 1974 (A-40), 1970 and 
1971 (RA-20), 2019 (PD-R) 

Current Zoning: PD-R Proposed Zoning: Amended PD-R #2 

Request:   Changes requiring amended Master Plan: Connect to off-site WWTP, adjust lot lines and 
roadway alignments as necessary to accommodate the 500-year Ranchland ditch.  Other changes: 
minor amendment to the clubhouse area and associated pond enlargement, regrouping of multi-family 
units, eliminating extra parking spaces around three sides of open area in Phase 3, amending the 
Phasing Schedule, and identifying recreational equipment storage parking as shown on the approved 
preliminary plat and construction drawings and as required by UDO. 

 

REQUEST 
NARRATIVE 

The Board of Commissioners originally approved the Planned Development – Residential on May 6, 
2019, and then approved a plan amended on November 4, 2019 (attached).   If the plan changes noted 
above under “Request” are approved and the off-site major utility use permit (separate case) is not 
approved, the Board of Commissioners must approve a third amendment to change the plan back to 
on-site septic treatment. 
 
Along with the Master Plan and Phasing Schedule amendments, the applicant is proposing the following 
change to the approved Terms and Conditions document (see attached order): 

a. Add Paragraph G:  Wastewater:  Developer intends to connect to a major utility, off-
site, owned by Currituck Water & Sewer, LLC, for wastewater treatment and disposal.  
A wastewater collection system will be connected by the Developer and Managed by a 
wastewater utility.  The utility will be regulated by the North Carolina Utilities 
Commission. 

b. NCDHHS has been added to Paragraph B. 
  

 

11.B.a

Packet Pg. 89

A
tt

ac
h

m
en

t:
 1

 A
m

en
d

m
en

t 
#2

 F
o

st
 P

D
-R

 P
B

 S
ta

ff
 R

ep
o

rt
  (

P
B

 1
8-

23
 F

o
st

 T
ra

ct
)



PB 18-23 Fost Tract 
Amended PD-R Zoning #2 

Page 2 of 7 

 

 
 

      
COMMUNITY MEETING 

A community meeting was held on September 23, 2020 at the Eagle Creek Pavilion.  Three members 
of the community attended the meeting.  Primarily questions were regarding how the sewer will work, 
entrance location, and drainage. 

 

SURROUNDING PARCELS 

 Land Use Zoning 

North Single-family dwellings, retail AG, GB, SFM 

South 
Single-family dwellings, 
cultivated farm land 

AG, SFM 

East 
Single-family dwellings, 
cultivated farmland 

GB, SFM 

West 
Single-family dwellings, 
cultivated farmland 

AG 

 

LAND USE PLAN 

The 2006 Land Use Plan classifies this site as Full Service within the Moyock subarea.  The 
policy emphasis for the Moyock subarea is on properly managing the increased urban level of 
growth that this area is sure to experience over the next decade and beyond.  Where central 
sewer is proposed, additional services are available, and the character of the surrounding 
areas supports it, higher density ranging from 3-4 units per acre could be considered.  The 
Board of Commissioners found the proposed plan consistent with the following policy in the 
plan;  

Policy HN1 
Currituck County shall encourage development to occur at densities appropriate for 
the location.  (Summary) 
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PB 18-23 Fost Tract 
Amended PD-R Zoning #2 

Page 3 of 7 

 

MOYOCK SMALL AREA PLAN  

In 2013, the Board of Commissioners recognized the uniqueness of Moyock and the concerns 
of the area’s citizens, so they commissioned the Moyock Small Area Plan (MSAP) to 
comprehensively review growth and development.    The  MSAP  examines issues, concerns, 
and expectations of the Moyock community and establishes public policy that works to 
accomplish the public’s vision .  The MSAP includes policies that will address growth 
management, sense of place and quality of life, and economic development specific to 
Moyock.  The MSAP Plan classifies this site as Limited Service.   The policy emphasis for 
Limited Service is for the land to be less intensely developed than Full Service areas.  Limited 
service designations provide for limited availability to infrastructure and services and low to 
moderate residential densities.  Residential densities in this designation range between 1 – 1.5 
units per acre.  The Board of Commissioners found the proposed plan consistent with policies 
in the plan, including:   

Policy FLU1 
Promote compatibility between new development and existing development to avoid 
adverse impacts to the existing community. (Summary) 

 
   

Drainage and Utilities  

County Engineer Comments 

The drainage and utility requirements in the June 24, 2019 approved Order (attached) remain 
unchanged. 

 

RECOMMENDATION 

Technical Review Committee  

The Technical Review Committee recommends approval of the Amended Planned Development – 
Residential rezoning with the following conditions/revisions: 

• There is a backup in Rowland Creek near the south of the property that must be cleared and 
snagged ASAP. (Soil and Stormwater) 

• Stormwater management on Rowland Creek and areas downstream north and east of the 
railroad track are within CAMA jurisdiction, require a 30’ setback, and CAMA permitting is 
required.  (CAMA) 

• Drainage and utility requirements in the June 24, 2019 approved order remain unchanged. 
 

Planning Board   

The Planning Board recommended denial at their meeting on November 10, 2020.  The initial motion 
was to approve, but the 2-2 vote represents a denial. 
 

CONSISTENCY AND REASONABLENESS STATEMENT 

A conditional zoning is a legislative decision of the Board of Commissioners.  In determining 
whether to approve or deny a conditional rezoning the Board of Commissioners shall adopt a 
written statement of consistency and reasonableness. 

The Board of Commissioners determined that this PD-R zoning request is consistent with the 2006 
Land Use Plan and the Moyock Small Area Plan because: 

• It is consistent with all the review standards provided under the Unified Development 
Ordinance (UDO) Section 2.4.3.C. 

• The conditions placed on the development will improve drainage problems on the property 
and within nearby Ranchland and Eagle Creek Subdivisions if improvements can be made 
to drainage system on off-site properties; and, 
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• It is compatible with existing Moyock Township Subdivision. 
 
It is reasonable and in the public interest because it is required by changed conditions acknowledged 
by the Land Use Plan and addresses a demonstrated community need providing a full service area that 
offers mixed use development with both residential and commercial components.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

THE APPLICATION AND RELATED MATERIALS ARE AVAILABLE ON THE COUNTY’S WEBSITE 
Board of Commissioners:  www.co.currituck.nc.us/board-of-commissioners-minutes-current.cfm 
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SCHEDULE B

PHASING SCHEDULE

PHASE AREA (AC.)(+/-) DEVELOPMENT TND T.H. TND S.F. CONV. S.F. TOTAL OTHER IMPROVEMENTS
INTENSITY (D.U./AC.)

1A 18.3 2.3 25 1 16 42 Rowland Creek Improvements
1B 13 2.23 0 11 18 29

PH. 1 SUBTOTAL 31.3 2.27 25 12 34 71
2 31.5 2.06 19 16 30 65 Main Lake (Completion)
3 26.6 1.92 16 14 21 51 Village Green & Clubhouse
4 24.7 3.12 27 50 77 Multi-Use Path
5 14.9 2.48 17 20 37 Swimming Pool
6 35 2.26 21 58 79
7 23.8 2.56 18 43 61 Up to 22,000 SF Neighborhood Commercial
8 18.6 1.02 19 19
9 13.7 1.39 19 19

Effluent & RV 8.18 0

TOTALS 228.28 2.10 126 59 294 479
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SCHEDULE B

PHASING SCHEDULE

PHASE AREA (AC.)(+/-) DEVELOPMENT TND T.H. TND S.F. CONV. S.F. TOTAL OTHER IMPROVEMENTS
INTENSITY (D.U./AC.)

1A 18.3 2.3 25 1 16 42 Rowland Creek Improvements
1B 13 2.23 0 11 18 29

PH. 1 SUBTOTAL 31.3 2.27 25 12 34 71
2 31.5 2.06 19 16 30 65 Main Lake (Completion)
3 26.6 1.92 16 14 21 51 Village Green & Clubhouse
4 24.7 3.12 27 50 77 Multi-Use Path
5 14.9 2.48 17 20 37 Swimming Pool
6 35 2.26 21 58 79
7 23.8 2.56 18 43 61 Up to 22,000 SF Neighborhood Commercial
8 18.6 1.02 19 19
9 13.7 1.39 19 19

Effluent & RV 8.18 0

TOTALS 228.28 2.10 126 59 294 479
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Fost PD-R Amendment No. 2 and Preliminary Plat Amendment 

September 23, 2020 

Scheduled Time/Place: 4:00pm and 6:00pm, Eagle Creek Pavilion  

The first meeting began at 4:00pm/Meeting Ended:  at approximately 4:40pm 
The second meeting began at 5:50pm/Meeting ended at approximately 6:15pm 

 

 
 

 

 

 

 

 
 

 

Summary: 

Between the two meetings, only three residents showed up, all from Ranchland.  Their questions were 

addressed and they seemed satisfied.  There being no further questions or comments the meetings were 

adjourned. 

Comments from the Community How Addressed 

How will the sewer work? It is proposed that wastewater be pumped to 
Eagle Creek for treatment and disposal.  A site 
is being set aside for future disposal of 
treated effluent and/or groundwater from the 
Eagle Creek site. 

Where will the entrance be located and when will it 
be constructed? 

About halfway between the railroad tract and 
Survey road.  The work is supposed to begin 
on the entrance road next week and you 
should see the connection within two weeks. 

How will the new drainage ditch work and can 
Ranchland properties connect? 

The ditch will be constructed along the 
property line with all of the widening taking 
place on the Fost side.  The Ranchland side of 
the ditch actually extends onto many of the 
Ranchland lots that will have direct access to 
it.  The ditch will be connected to the 
Rowland Creek canal which is also being 
improved. 

Where will the berm be located? On the Fost side of the Ranchland ditch. 

  

  

 
Attendees: (See attached sign-in sheets) 

 
 Also:  Jennie Turner, Currituck County 
                         Justin Old, Developer 
                        Mark Bissell, Engineer 
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Fost PD-R Amendment No. 2 and Preliminary Plat Amendment 

September 23, 2020 

Scheduled Time/Place: 4:00pm and 6:00pm, Eagle Creek Pavilion  

The first meeting began at 4:00pm/Meeting Ended:  at approximately 4:40pm 
The second meeting began at 5:50pm/Meeting ended at approximately 6:15pm 

 

 
 

 

 

 

 

 
 

 

Summary: 

Between the two meetings, only three residents showed up, all from Ranchland.  Their questions were 

addressed and they seemed satisfied.  There being no further questions or comments the meetings were 

adjourned. 

Comments from the Community How Addressed 

How will the sewer work? It is proposed that wastewater be pumped to 
Eagle Creek for treatment and disposal.  A site 
is being set aside for future disposal of 
treated effluent and/or groundwater from the 
Eagle Creek site. 

Where will the entrance be located and when will it 
be constructed? 

About halfway between the railroad tract and 
Survey road.  The work is supposed to begin 
on the entrance road next week and you 
should see the connection within two weeks. 

How will the new drainage ditch work and can 
Ranchland properties connect? 

The ditch will be constructed along the 
property line with all of the widening taking 
place on the Fost side.  The Ranchland side of 
the ditch actually extends onto many of the 
Ranchland lots that will have direct access to 
it.  The ditch will be connected to the 
Rowland Creek canal which is also being 
improved. 

Where will the berm be located? On the Fost side of the Ranchland ditch. 

  

  

 
Attendees: (See attached sign-in sheets) 

 
 Also:  Jennie Turner, Currituck County 
                         Justin Old, Developer 
                        Mark Bissell, Engineer 
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Currituck County 

Agenda Item Summary Sheet 

 

 
Agenda ID Number – 2961 

 

Agenda Item Title: PB 20-17  Currituck County: 

 

Submitted By: Donna Voliva – Planning & Community Development 

 

Item Type: Legislative 

 

Presenter of Item: Donna Voliva 

 

Board Action: Action 

 

 

 

Brief Description of Agenda Item: 

 

Requests an amendment to the Unified Development Ordinance, Chapter 4, Use Standards, to 

correct Agricultural Support and Services, Wind Energy Facility, Large, and Outdoor Tour 

Operators, Aviation in Table 4.1.1.B. Summary Use Table for the Planned Development Zoning 

Districts, as previously adopted by the Board of Commissioners. 

Planning Board Recommendation:  Approval 

Staff Recommendation: Approval 

TRC Recommendation:  

11.C
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To:  Board of Commissioners 
 
From:  Planning Staff 
 
Date:  December 1, 2020 
 
Subject: PB 20-17  Currituck County – 2020 Housekeeping Corrections 
 

 
 
Request 
The proposed text amendment submitted by Currituck County is to correct the Unified Development 
Ordinance (UDO), Chapter 4, Table 4.1.1.B. Summary Use Table - Planned Development Zoning 
Districts for the following uses: 
 

• Agriculture Support and Services (Not Directly Related) – Distribution Hub for Agricultural 
Products 

• Utilities – Large Wind Energy Facilities 

• Recreation/Entertainment, Outdoor – Aviation Outdoor Tour Operator 
 
Background 

The Summary Use Table (Table 4.1.1.B.) for Planned Developments was added to the UDO with the 
adoption of PB 19-25 Currituck County – Currituck Station June 15, 2020.   The new Table 4.1.1.B. did 
not include three text amendments that were adopted by the Board of Commissioners during the time 
PB 19-25 was drafted, considered, and adopted.  This text amendment incorporates the following 
adopted text amendments that included changes to use types in the Planned Development Zoning 
Districts: 

 

• PB 19-26 Nutrien Ag Solutions adopted December 2, 2019  
o Amendment added agronomic uses as a permitted use to the distribution hub for 

agricultural products use type in the Summary Use Table 

• PB 17-14 Currituck County adopted January 22, 2019 
o Amendment removed large wind energy facilities as a permitted use type from the 

Summary Use Table  

• PB 19-09  Bruce Weaver, Kitty Hawk Kites adopted June 3, 2019 
o Amendment added aviation outdoor tour operator as a permitted use type in the 

Summary Use Table 
 

Text Amendment Review Standards 
The advisability of amending the text of the UDO is a matter committed to the legislative 
discretion of the Board of Commissioners and is not controlled by any one factor. In determining 
whether to adopt or deny the proposed text amendment, the Board of Commissioners may weigh 
the relevance of and consider whether and the extent to which the proposed text amendment: 

1. Is consistent with the goals, objectives, and policies of the Land Use Plan and other 

Currituck County 
Planning and Community Development Department  

Planning and Zoning Division 

153 Courthouse Road Suite 110 

Currituck NC  27929 

252-232-3055  Fax 252-232302 
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applicable county-adopted plans; 
2. Is not in conflict with any provision of this Ordinance or the County Code of Ordinances; 
3. Is required by changed conditions; 
4. Addresses a demonstrated community need; 

5. Is consistent with the purpose and intent of the zoning districts in this Ordinance, or would 
improve compatibility among uses and ensure efficient development within the county; 

6. Would result in a logical and orderly development pattern; and 

7. Would not result in significantly adverse impacts on the natural environment, including but 
not limited to water, air, noise, stormwater management, wildlife, vegetation, wetlands, and 
the natural functioning of the environment. 

 

 

Staff Recommendation 

The proposed text amendment will amend language in the UDO that was previously adopted by the 
Board of Commissioners.  The text amendment PB 19-25 Currituck County – Currituck Station adopted 
June 15, 2020 did not include the three previously approved amendments.    Each of the three text 
amendments (PB 19-26, PB 17-14, and PB 19-09) included the adoption of a written statement of 
consistency and reasonableness that was specific to the amendment.  The 2006 Land Use Plan does 
not directly address text amendments that are corrections to the ordinance.  

  

Staff recommends approval of the request to amend the Summary Use Table (Table 4.1.1.B.) for 
Planned Developments that will incorporate the adopted language from PB 19-26 Nutrien Ag Solutions, 
PB 17-14 Currituck County, and PB 19-09 Bruce Weaver, Kitty Hawk Kites. 

 

Planning Board Recommendation 

The Planning Board recommended approval of the request to amend Table 4.1.1.B. as stated in this 
staff report at their meeting on November 10, 2020 with a 4-0 vote. 

 
The requested text amendment is consistent with the goals, objectives, and policies of the 2006 Land 
Use Plan including: 
 

1. POLICY ED1:  NEW AND EXPANDING INDUSTRIES AND BUSINESSES should be especially 
encouraged that: 1) diversify the local economy, 2) train and utilize a more highly skilled labor 
force, and 3) are compatible with the environmental quality and natural amenity-based economy 
of Currituck County (PB 19-26 Nutrien Ag Solutions and PB 19-09 Bruce Weaver Kitty Hawk 
Kites). 

2. POLICY ED4:  In addition to the recruitment and expansion of major new industries, the 
considerable value of SMALL BUSINESS START-UPS, EXPANSIONS AND PIN-OFFS shall 
also be recognized. (PB 19-09 Bruce Weaver, Kitty Hawk Kites) 

3. POLICY ID5:  WAREHOUSING, STORAGE AND DISTRIBUTION facilities shall have access to 
thoroughfares of adequate traffic carrying capacity and shall be appropriately designed and/or 
visually buffered according to the visibility of their location.  (PB 19-26  Nutrien Ag Solutions) 

4. It removes a potential conflict between wind energy facilities and the operation of a nearby naval 
annex.  (PB 17-14 Currituck County) 

5. POLICY AG4:  County growth management tools, including particularly zoning, should provide 
PROTECTION TO AGRICULTURE and other RESOUCE BASED ACTIVITIES from 
incompatible land uses, such as a residential subdivision in the midst of generally uninterrupted 
farm land.  (PB 19-09  Bruce Weaver, Kitty Hawk Kites)  

 
The request is reasonable and in the public interest because: 
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1. The text amendment replaces language previously adopted by the Board of Commissioners 

that: 

a. Is an existing and necessary support service for agriculture. (PB 19-26  Nutrien Ag 

Solutions) 

b. May help preserve farm culture and promote farm and open space conservation through 

diversifying low impact uses of agricultural land. (PB 19-09  Bruce Weaver, Kitty Hawk 

Kites) 

c. Provides economic diversification and local economic development. (PB 19-09 Bruce 

Weaver, Kitty Hawk Kites) 

d. Removes a potential conflict between wind energy facilities and the operation of an 

existing naval annex.  (PB 17-14  Currituck County) 
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 P B  2 0 - 1 7   C U R R I T U C K  C O U N T Y  

T E X T  A M E N D M E N T  

P L A N N I N G  B O A R D  

N O V E M B E R  1 0 ,  2 0 2 0  

 
Currituck County requests an amendment to the Unified Development Ordinance, Chapter 4.  Use Standards 
to correct Agricultural Support and Services, Wind Energy Facility, large, and Outdoor Tour Operators, 
Aviation in the summary use table for Planned Developments as adopted by the Board of Commissioners. 
 
BE IT ORDAINED by the Board of Commissioners of the County of Currituck, North Carolina that the Unified 
Development Ordinance of the County of Currituck be amended as follows: 
 
Item 1: That Chapter 4 is amended by deleting the following strikethrough language and adding the 
underlined language in Table 4.1.1.B.: 
 

TABLE 4.1.1.B: SUMMARY USE TABLE 

Z = Zoning Compliance Permit;      U = Use Permit;      MP = Allowed with Master Plan;        
CZ= Allowed in a Conditional Zoning District      blank cell = Prohibited 

USE CATEGORY USE TYPE 

PLANNED DEVELOPMENT ZONING DISTRICT  
[OVERLAY OR SUB-DISTRICT REQUIREMENTS MAY FURTHER LIMIT USES] 

P
D

-R
 

P
D

-M
 

P
D

-O
 

PD-CS  ZONING DISTRICT 
SUB-DISTRICT DESIGNATIONS 

ADDITIONAL 

REQ. 
(4.2.___)  

C
EN

TE
R

 S
TA

TI
O

N
 

C
H

A
R

TE
R

 

C
R

O
SS

R
O

A
D

S 

C
Y

P
R

ES
S 

JU
N

C
TI

O
N

 

M
O

Y
O

C
K

 R
U

N
 

N
EW

TO
W

N
 

O
A

K
 T

R
A

IL
 

AGRICULTURAL USE CLASSIFICATION 

Agricultural Support and 
Services (Not Directly Related) 

Distribution hub for 
agricultural and agronomic 
products 

 MP           1.C 

INSTITUTIONAL USE CLASSIFICATION 
Utilities Wind energy facility, large  MP MP          3.K 

COMMERCIAL USE CLASSIFICATION 
Recreation/Entertainment, 

Outdoor 
Outdoor tour operator, 
Aviation 

 MP MP          4.F.7 
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Item 2: Staff suggested Statement of Consistency and Reasonableness:  
 
The requested zoning text amendment is consistent with the 2006 Land Use Plan including: 

1. POLICY ED1:  NEW AND EXPANDING INDUSTRIES AND BUSINESSES should be especially 
encouraged that: 1) diversify the local economy, 2) train and utilize a more highly skilled labor 
force, and 3) are compatible with the environmental quality and natural amenity-based economy 
of Currituck County (PB 19-26 Nutrien Ag Solutions and PB 19-09 Bruce Weaver Kitty Hawk 
Kites). 

2. POLICY ED4:  In addition to the recruitment and expansion of major new industries, the 
considerable value of SMALL BUSINESS START-UPS, EXPANSIONS AND PIN-OFFS shall 
also be recognized. (PB 19-09 Bruce Weaver, Kitty Hawk Kites) 

3. POLICY ID5:  WAREHOUSING, STORAGE AND DISTRIBUTION facilities shall have access to 
thoroughfares of adequate traffic carrying capacity and shall be appropriately designed and/or 
visually buffered according to the visibility of their location.  (PB 19-26  Nutrien Ag Solutions) 

4. It removes a potential conflict between wind energy facilities and the operation of a nearby naval 
annex.  (PB 17-14 Currituck County) 

5. POLICY AG4:  County growth management tools, including particularly zoning, should provide 
PROTECTION TO AGRICULTURE and other RESOUCE BASED ACTIVITIES from 
incompatible land uses, such as a residential subdivision in the midst of generally uninterrupted 
farm land.  (PB 19-09  Bruce Weaver, Kitty Hawk Kites)  

 
The request is reasonable and in the public interest because: 
 

1. The text amendment replaces language previously adopted by the Board of Commissioners 

that: 

a. Is an existing and necessary support service for agriculture. (PB 19-26  Nutrien Ag 

Solutions) 

b. May help preserve farm culture and promote farm and open space conservation through 

diversifying low impact uses of agricultural land. (PB 19-09  Bruce Weaver, Kitty Hawk 

Kites) 

c. Provides economic diversification and local economic development. (PB 19-09 Bruce 

Weaver, Kitty Hawk Kites) 

d. Removes a potential conflict between wind energy facilities and the operation of an 

existing naval annex.  (PB 17-14 Currituck County)   

 
 

Item 3:  The provisions of this Ordinance are severable and if any of its provisions or any sentence, 
clause, or paragraph or the application thereof to any person or circumstance shall be held 
unconstitutional or violative of the Laws of the State of North Carolina by any court of competent 
jurisdiction, the decision of such court shall not affect or impair any of the remaining provisions which 
can be given effect without the invalid provision or application. 
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Item 4:  This ordinance amendment shall be in effect from and after the    day of  
 , 2020.  

 
 

      
Board of Commissioners’ Chairman 
Attest: 
 
      
Leeann Walton 
Clerk to the Board 
 
 
DATE ADOPTED:      
MOTION TO ADOPT BY COMMISSIONER:        
SECONDED BY COMMISSIONER:         
 VOTE:   AYES  NAYS 
 
PLANNING BOARD DATE: 11/10/20    
PLANNING BOARD RECOMMENDATION:   Approval    
 VOTE:  4    AYES  0   NAYS      
ADVERTISEMENT DATE OF PUBLIC HEARING:    11/25/20 & 12/2/20   
BOARD OF COMMISSIONERS PUBLIC HEARING:  12/7/20   
BOARD OF COMMISSIONERS ACTION:      
POSTED IN UNIFIED DEVELOPMENT ORDINANCE:      
AMENDMENT NUMBER:    
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Currituck County 

Agenda Item Summary Sheet 

 

 
Agenda ID Number – (ID # 2980) 

 

Agenda Item Title: Public Hearing and Consideration of Resolution Authorizing Purchase and 

Sale Agreement Under N.C. Gen. Stat. §158-7.1 for Conveyance of Maple Commerce Lot 1 to 

JDLOVE, LLC 

 

Submitted By: Leeann Walton – County Manager 

 

Presenter of Item: Ike McRee 

 

Board Action: Action 

 

 

 

Brief Description of Agenda Item: 

 

 

Is this item regulated by plan, regulation or statute? No 

 

Planning Board Recommendation:  

Public Hearing on a proposed sale of county property, Lot 1, Maple Commerce Park, for 

an Economic Development project.  Notice of public hearing was published November 

24, 2020, as required by Statute. 

 

Manager Recommendation: Approval 

11.D
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RESOLUTION OF THE BOARD OF COMMISSIONERS FOR 

CURRITUCK COUNTY, NORTH CAROLINA AUTHORIZING SALE 

OF PROPERTY HELD FOR ECONOMIC DEVELOPMENT 

PURPOSES PURSUANT TO SECTION 158-7.1 OF THE GENERAL 

STATUTES OF NORTH CAROLINA 

 

 WHEREAS, N.C. Gen. Stat. §158-7.1 authorizes a county to undertake 

an economic development project by conveying property to a company in 

order to cause the company to locate or expand its operations within the 

county; and 

 

 WHEREAS, Currituck County is the owner and developer of Maple 

Commerce Park, Lot 1, which is a 6.0 acre tract, more or less; and 

 

 WHEREAS, Currituck County and JDLove, LLC have engaged in 

negotiation for the conveyance of Maple Commerce Park Lot 1, to the end 

that JDLove, LLC may construct a laundry facility on the tract and have 

reached tentative agreement on the terms of the conveyance; and 

 

 WHEREAS, the Currituck County Board of Commissioners has held a 

public hearing to consider whether to approve conveyance of the Maple 

Commerce Park Lot 1 to JDLove, LLC.   

 

 NOW, THEREFORE, BE IT RESOLVED by the Currituck County 

Board of Commissioners that: 

 

 Section 1.  The Chairman of the Board of Commissioners and the 

County Manager are authorized to execute the necessary documents to 

convey to JDLove, LLC the real property more particularly described as 

follows: 

 
All of that parcel of land described as “Lot 1” on a map or plat 
entitled "Maple Commerce Park, Maple, North Carolina, Crawford 
Township, Currituck County” prepared by Hyman & Robey, PC, July 
25, 2013 and recorded in Plat Cabinet N, Page 2 of the Currituck 
County Registry which map or plat is incorporated herein by 
reference as if fully set out. 

 

 Section 2.  The conveyance of Maple Commerce Park Lot 1 is expected 

to enhance the local economy, promote business and result in the creation of 

jobs in Currituck County.  

 

 Section 3.  As consideration for the conveyance of Maple Commerce 

Park Lot 1, JDLove, LLC will pay $183,300.00 at closing.   The facility to be 

constructed by JDLove, LLC is expected to generate property tax revenues, 

11.D.a
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when combined with consideration paid at closing, in an amount that will 

return to the county the appraised tax value of the property or $189,300.00. 

 

 Section 4.  This resolution is effective upon its adoption and supersedes 

any prior or conflicting resolution. 

 

 ADOPTED the 7th day of December 2020. 

 

 

      ______________________________ 

      Michael H. Payment, Chairman 

      Board of Commissioners 

 

ATTEST: 

 

_____________________________ 

Leeann Walton,  

Clerk to the Board of Commissioners 

 

  

 

 (COUNTY SEAL) 
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Currituck County 

Agenda Item Summary Sheet 

 

 
Agenda ID Number – (ID # 2973) 

 

Agenda Item Title: Ordinance Amending Section 8-88 of the Currituck County Code of 

Ordinances to Defer Payment of the 2020 Outdoor Tour Operator License Fee Until September 

1, 2020 

 

Submitted By: Leeann Walton – County Manager 

 

Presenter of Item:  

 

Board Action: Action 

 

 

 

Brief Description of Agenda Item: 

 

Second Reading-Ordinance amendment to end deferred payment of Outdoor Tour 

Operator licensing fees for 2020.  Annual fees will be paid at 25% of the usual rate due to 

the impacts of Covid-19. 

 

Potential Budget Affect:  25% reduction in outdoor tour operator revenues 

 

Is this item regulated by plan, regulation or statute? No 

 

Manager Recommendation:  
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1 

 

AN ORDINANCE OF THE CURRITUCK COUNTY BOARD OF 1 

COMMISSIONERS AMENDING SECTION 8-88 OF THE CURRITUCK 2 

COUNTY CODE OF ORDINANCES TO DEFER PAYMENT OF THE 2020 3 

OUTDOOR TOUR OPERATOR LICENSE FEE UNTIL SEPTEMBER 1, 2020 4 

 WHEREAS, on March 20, 2020 the Chairman of the Currituck County Board 5 

of Commissioners declared a State of Emergency under Chapter 166A of the 6 

General Statutes of North Carolina and Chapter 6, Article III of the Currituck 7 

County Code of Ordinances in response to the COVID-19 pandemic; and 8 

 WHEREAS, the March 20, 2020 Declaration of a State of Emergency 9 

prohibited visitor and non-resident property owner access to the Currituck County 10 

Outer Banks; and 11 

 WHEREAS,  outdoor tour operators that operate on the Currituck County 12 

Outer Banks were effectively unable to provide tour services from March 20, 2020 13 

until at least April 23, 2020 when non-resident property owners were permitted to 14 

enter the Currituck County Outer Banks; and 15 

 WHEREAS, although visitors now enter the Currituck Outer Banks certain 16 

Center for Disease Control recommendations limit the number of customers outdoor 17 

tour operators may accommodate on each tour thus reducing revenue to those 18 

businesses; and 19 

 WHEREAS,  the economic effects of the COVID-19 pandemic have 20 

detrimentally affected outdoor tour operators and it is deemed necessary to 21 

appropriate to defer payment of outdoor tour operator license fees; and 22 

WHEREAS, pursuant to N.C. Gen. Stat. §153A-121 a county may by 23 

ordinance define, regulate, prohibit, or abate acts, omissions, or conditions 24 

detrimental to the health, safety, or welfare of its citizens and the peace and dignity 25 

of the county;  and 26 

 WHEREAS, pursuant to N.C. Gen. Stat. §153A-134 a county may by 27 

ordinance regulate and license occupations, businesses, trades, and professions. 28 

 NOW, THEREFORE, BE IT ORDAINED by the Board of Commissioners for 29 

the County of Currituck, North Carolina as follows: 30 

PART I.  Section 8-88 of the Code of Ordinances, Currituck County, North Carolina 31 

is amended by adding paragraph (e) so that the section reads as follows: 32 

Sec. 8-88.  License required. 33 

 (a)  It shall be unlawful for any person to engage in business as an outdoor 34 

tour operator or to operate an outdoor tour vehicle in the designated area without a 35 
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2 

 

license issued pursuant to this article. The license shall be effective only for term of 1 

two years stated in the license and upon payment of any annual fee, unless 2 

suspended or revoked sooner as provided for by ordinance and may not be 3 

transferred.  4 

(b)  No more than ten licenses to engage in business as an outdoor tour 5 

operator or to operate outdoor tour vehicles in the designated area shall be issued at 6 

any one time. In the event that a license is forfeited, revoked, not renewed or 7 

otherwise vacated, the county manager or county manager's designee may solicit by 8 

public notification applications for the available license. The county manager or 9 

county manager's designee shall then use a lottery in selecting from among the 10 

qualified license applicants.  11 

(c)  Each license may allow an outdoor tour operator to operate at any given 12 

point in time and only on approved routes five outdoor tour vehicles or the number 13 

of outdoor tour vehicles allowed in an issued special use permit, whichever is less.  14 

(d)   Any outdoor tour operator lawfully operating more outdoor tour vehicles 15 

than allowed pursuant to section 8-88(c) of this article on the date that this 16 

ordinance becomes effective shall be deemed a nonconforming use. Any use 17 

determined to be a nonconforming use by application of the provisions of section 8-18 

88(d) of this article shall be permitted to continue for a period not to exceed one year 19 

from the effective date of the ordinance from which this article is derived. 20 

(e)  For the year 2020, Payment of the annual license fee required in 21 

paragraph (a) of this section shall be in the amount of twenty-five percent (25%) 22 

seventy-five percent (75%) of the fee for Outdoor Tour Operator License set forth in 23 

the Currituck County Master Fee Schedule is deferred for the year 2020 until 24 

September 1, 2020. 25 

PART II. Conflicts.  All ordinances or parts of ordinances in conflict with this 26 

ordinance are hereby repealed. 27 

PART III.  Severability.  In the event one or more of the provisions contained in this 28 

ordinance shall for any reason by held by a court to be invalid, illegal or 29 

unenforceable in any respect, such invalidity, illegality or unenforceability shall not 30 

affect the remaining provisions of this ordinance, and this ordinance shall be 31 

construed as if such invalid, illegal or unenforceable provision or provisions had 32 

never been contained herein. 33 

PART III.  This ordinance is effective upon its adoption. 34 

  35 

  36 

 37 

 38 
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3 

 

 1 

 2 

 3 

ADOPTED on its second reading this 7th day of December, 2020. 4 

 5 

             ___________________________________ 6 

             Chair, Board of Commissioners 7 

 8 

ATTEST: 9 

 10 

_________________________________ 11 

Leeann Walton, Clerk to the Board 12 

 13 

 14 

APPROVED AS TO FORM: 15 

 16 

_______________________________ 17 

Donald I. McRee, Jr., County Attorney 18 
 19 

Date adopted:  ________________ 20 

 21 

Motion to adopt by Commissioner ________________ 22 

Second by Commissioner _________________ 23 

Vote: _____ AYES   _____NAYS 24 

 25 
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Currituck County 

Agenda Item Summary Sheet 

 

 
Agenda ID Number – (ID # 2978) 

 

Agenda Item Title: Approval of the 2021 Reappraisal Schedule of Values 

 

Submitted By: Leeann Walton – County Manager 

 

Presenter of Item:  

 

Board Action: Action 

 

 

 

Brief Description of Agenda Item: 

 

Request for approval of the Schedule of Values, Rules & Standards (G.S. 105-317) & the 

Present Use-Value Schedule of Values (G.S. 105-277.6) to be used in the appraising of 

property in Currituck County for the Reappraisal effective January 1, 2021.  This is the final 

action, following Presentation and Public Hearing required by Statute, for the county's property 

assessment and revaluation process. 

 

Potential Budget Affect: 

 

Is this item regulated by plan, regulation or statute? Yes 

 

Manager Recommendation: Approval 

13.A

Packet Pg. 163



Schedule of Values  Currituck County 2021 

                                                                                                                                         1 

 

Schedule of Rules, Standards, and Values to be 

used in appraising property in Currituck County 

for the Reappraisal effective January 1, 2021. 

(G.S. 105-317) 
 

& 
 

Present Use-Value Schedule of Values to be used 

in appraising property that qualifies for Use-

Value Assessment in Currituck County for the 

Reappraisal effective January 1, 2021. 

(G.S. 105-277.6) 

 
 

 

CURRITUCK COUNTY 

BOARD OF COMMISSIONERS 
 

 

 

 

Approved 

 

_____________________________________ 
Date 

 

 

 

 

 

CURRITUCK COUNTY BOARD OF COMMISSIONERS 

 

  Signed___________________________________________ 
    Chairman, Board of Commissioners 
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TABLE OF CONTENTS: 

 
Section 1: Statutory Requirements 
 

Section 2: Appraisal Theory and Mass Appraisal 
 

Section 3: Estimating Replacement Cost 
 

Section 4: Residential Buildings 
 

Section 5: Commercial Buildings 
 

Section 6:   Other Buildings & Yard Improvement 
 

Section 7: Land
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STATUTORY REQUIREMENTS 

 

G S 105-286.   Time for general reappraisal of Real Property. 

(a)  Octennial Plan. - Unless the date shall be advanced as provided in subdivision  

(a)(2), each county of the State, as of January 1 of the year prescribed in the 

schedule set out in subdivision (a)(1), below, and every eighth year thereafter, 

shall reappraise all real property in accordance with the provisions of G.S. 105-

283 and 105-317. 

(1)  Schedule of Initial Reappraisals. – 

Division Two – 1973: ---Currituck 

 

 

G S 105-296.  Powers and duties of assessor. 

(b) Within budgeted appropriations, he shall employ listers, appraisers, and 

clerical assistants necessary to carry out the listing, appraisal, assessing, and 

billing functions required by law. The assessor may allocate responsibility among 

such employees by territory, by subject matter, or on any other reasonable basis. 

Each person employed by the assessor as a real property appraiser or personal 

property appraiser shall during the first year of employment and at least every 

other year thereafter attend a course of instruction in his area of work. At the end 

of the first year of their employment, such persons shall also achieve a passing 

score on a comprehensive examination in property tax administration conducted 

by the Department of Revenue. 

 

G S 105-299.   Employment of experts. 

The board of county commissioners may employ appraisal firms, mapping firms 

or other persons or firms having expertise in one or more of the duties of the 

assessor to assist him or her in the performance of such duties. The county may 

make available to such persons any information it has that will facilitate the 

performance of a contract entered into pursuant to this section. Persons receiving 

such information shall be subject to the provisions of G.S. 105-289(e) and G.S. 

105-259 regarding the use and disclosure of information provided to them by the 

county. Any person employed by an appraisal firm whose duties include the 

appraisal of property for the county shall be required to demonstrate that he or she 

is qualified to carry out such duties by achieving a passing grade on a 

comprehensive examination in the appraisal of property administered by the 

Department of Revenue. In the employment of such firms, primary consideration 

shall be given to the firms registered with the Department of Revenue pursuant to 

the provisions of G.S. 105-289(i). A copy of the specifications to be submitted to 

potential bidders and a copy of the proposed contract may be sent by the board to 

the Department of Revenue for review before the invitation or acceptance of any 

bids. Contracts for the employment of such firms or persons shall be deemed to be  

contracts for personal services and shall not be subject to the provisions of Article 

8, Chapter 143, of the General Statutes.  
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(1939, c. 310, s. 408; 1971, c. 806, s. 1; 1973, c. 476, s. 193; 1975, c. 508, s. 2; 

1983, c. 813, s. 4; 1985, ARTICLE 19. 

 

G S 105-317.   Appraisal of real property; adoption of schedules, standards, and rules. 

(a)  Whenever any real property is appraised it shall be the duty of the persons 

making appraisals:       

 

(1)  In determining the true value of land, to consider as to each tract, 

parcel, or lot separately listed at least its advantages and disadvantages as 

to location; zoning; quality of soil; waterpower; water privileges; 

dedication as a nature preserve; conservation or preservation agreements; 

mineral, quarry, or other valuable deposits; fertility; adaptability for 

agricultural, timber-producing, commercial, industrial, or other uses; past 

income; probable future income; and any other factors that may affect its 

value except growing crops of a seasonal or annual nature.  

 

(2)  In determining the true value of a building or other improvement, to 

consider at least its location; type of construction; age; replacement cost; 

cost; adaptability for residence, commercial, industrial, or other uses; past 

income; probable future income; and any other factors that may affect its 

value.  

 

(3)  To appraise partially completed buildings in accordance with the 

degree of completion on January 1.  

 

(b) In preparation for each revaluation of real property required by G.S. 105-286, 

It shall be the duty of the assessor to see that:  

 

(1)  Uniform schedules of values, standards, and rules to be used in 

appraising real property at its true value and at its present-use value are 

prepared and are sufficiently detailed to enable those making appraisals to 

adhere to them in appraising real property.  

 

(2)  Repealed by Session Laws 1981, c. 678, s. 1.  

 

(3)  A separate property record be prepared for each tract, parcel, lot, or 

group of contiguous lots, which record shall show the information 

required for compliance with the provisions of G.S. 105-309 insofar as 

they deal with real property, as well as that required by this section. (The 

purpose of this subdivision is to require that individual property records be 

maintained in sufficient detail to enable property owners to ascertain the 

method, rules, and standards of value by which property is appraised.)  
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(4)  The property characteristics considered in appraising each lot, parcel, 

tract, building, structure and improvement, in accordance with the 

schedules of values, standards, and rules, be accurately recorded on the 

appropriate property record.  

 

(5)  Upon the request of the owner, the board of equalization and review, 

or the board of county commissioners, any particular lot, parcel, tract, 

building, structure or improvement be actually visited and observed to 

verify the accuracy of property characteristics on record for that property.  

 

(6)  Each lot, parcel, tract, building, structure and improvement be 

separately appraised by a competent appraiser, either one appointed under 

the provisions of G.S. 105-296 or one employed under the provisions of 

G.S. 105-299.  

 

(7)  Notice is given in writing to the owner that he is entitled to have an 

actual visitation and observation of his property to verify the accuracy of 

property characteristics on record for that property.  

   

(c)  The values, standards, and rules required by subdivision (b)(1) shall be 

reviewed and approved by the board of county commissioners before January 1 of 

the year they are applied. The board of county commissioners may approve the 

schedules of values, standards, and rules to be used in appraising real property at 

its true value and at its present-use value either separately or simultaneously. 

Notice of the receipt and adoption by the board of county commissioners of either 

or both the true value and present-use value schedules, standards, and rules, and 

notice of a property owner's right to comment on and contest the schedules, 

standards, and rules shall be given as follows:  

 

(1)  The assessor shall submit the proposed schedules, standards, and rules 

to the board of county commissioners not less than 21 days before the 

meeting at which they will be considered by the board. On the same day 

that they are submitted to the board for its consideration, the assessor shall 

file a copy of the proposed schedules, standards, and rules in his office 

where they shall remain available for public inspection.  

 

(2)  Upon receipt of the proposed schedules, standards, and rules, the 

board of commissioners shall publish a statement in a newspaper having 

general circulation in the county stating:  

 

a.  That the proposed schedules, standards, and rules to be used in      

appraising real property in the county have been submitted to the 

board of county commissioners and are available for public 

inspection in the assessor's office; and  
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b. The time and place of a public hearing on the proposed schedules, 

standards, and rules that shall be held by the board of county 

commissioners at least seven days before adopting the final 

schedules, standards, and rules.  

 

(3)  When the board of county commissioners approves the final 

schedules, standards, and rules, it shall issue an order adopting them. 

Notice of this order shall be published once a week for four successive 

weeks in a newspaper having general circulation in the county, with the 

last publication being not less than seven days before the last day for 

challenging the validity of the schedules, standards, and rules by appeal to 

the Property Tax Commission. The notice shall state:  

 

a. That the schedules, standards, and rules to be used in the next 

scheduled  reappraisal of real property in the county have been 

adopted and are open to examination in the office of the assessor; 

and  

 

b. That a property owner who asserts that the schedules, standards, 

and rules are invalid may except to the order and appeal therefrom 

to the Property Tax Commission within 30 days of the date when 

the notice of the order adopting the schedules, standards, and rules 

was first published.  

 

(d)  Before the board of county commissioners adopts the schedules of values, 

standards, and rules, the assessor may collect data needed to apply the schedules, 

standards, and rules to each parcel in the county 

 

 

§ 105-283. Uniform appraisal standards. 

All property, real and personal, shall as far as practicable be appraised or valued 

at its true value in money. When used in this Subchapter, the words "true value" 

shall be interpreted as meaning market value, that is, the price estimated in terms 

of money at which the property would change hands between a willing and 

financially able buyer and a willing seller, neither being under any compulsion to 

buy or to sell and both having reasonable knowledge of all the uses to which the 

property is adapted and for which it is capable of being used. For the purposes of 

this section, the acquisition of an interest in land by an entity having the power of 

eminent domain with respect to the interest acquired shall not be considered 

competent evidence of the true value in money of comparable land 

 

 

Authors Notes: The Machinery Act of North Carolina has been provided as 

an integral part of these Uniform Schedules of Value, Standards, and Rules. 

All applicable standards not recited in this test are included by reference. 
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APPRAISAL THEORY 
 

An appraisal, in itself, is nothing more than an opinion of value.  This does not imply, 

however, that one opinion is necessarily as good as another; there are valid and accurate 

appraisals, and there are invalid and inaccurate appraisals.  The validity of an appraisal 

can be measured against the supporting evidence from which it was derived, and its 

accuracy against that very thing it is supposed to predict - the actual behavior of the 

market.  Each is fully contingent upon the ability of the appraiser to record adequate data 

and to interpret that data into an indication of value. 

 

Appraising real property, like the solving of any problem, is an exercise in reasoning.  It 

is a discipline, and like any discipline, it is founded on fundamental economic and social 

principles.  From these principles evolve certain premises which, when applied to the 

valuation of property, serve to explain the reaction of the market.  This section concerns 

itself with those concepts and principles basic to the property valuation process.  One 

cannot overstate the necessity of having a workable understanding of them. 
 

 

BUNDLE OF RIGHTS 
 

Real estate and real property are often used interchangeably.  Generally speaking, real 

estate pertains to the real or fixed improvements to the land such as structures and other 

appurtenances, whereas real property encompasses all the interests, benefits and rights 

enjoyed by the ownership of the real estate.  

 

Real property ownership involves the Bundle of Rights Theory which asserts that the 

owner has the right to enter it, use it, sell it, lease it, or give it away, as he so chooses.  

Law guarantees these rights, but they are subject to certain governmental and private 

restrictions.  

 

The Governmental restrictions are found in its power to:  

- tax property 

- take property by condemnation for the benefit of the public, providing that just 

   compensation is made to the owner (Eminent Domain) 

- police property by enforcing any regulations deemed necessary to promote the 

safety,  health, morals and general welfare of the public 

- provide for the reversion of ownership to the state in cases where a competent heir 

to the property cannot be ascertained (Escheat)  

 

Private restrictions imposed upon property are often in the form of agreements 

incorporated into the deed.  The deed also spells out precisely which rights of the total 

bundle of rights the buyer is acquiring.  Since value is related to each of these rights, the 

appraiser should know precisely which rights are involved in his appraisal.   

 

Appraisals for Ad Valorem tax purposes generally assume the property is, owned in the 

"Fee Simple", meaning that the total bundle of rights is considered to be intact.  
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 8 

 

THE NATURE AND MEANING OF VALUE  

 

An appraisal is an opinion or estimate of value.  The concept of value is basic to the 

appraisal process and calls for a thorough understanding.  The American Institute of Real 

Estate Appraisers' Appraisal Terminology Handbook, 1981 edition, offers the following 

definitions of value:  

 

"The measure of value is the amount (for example, of money) which the 

potential purchaser probably will pay for possession of the thing desired.”  

 

"The ratio of exchange of one commodity for another, for example, one 

bushel of wheat in terms of a given number of bushels of corn; thus the 

value of one thing may be expressed in terms of another thing.  Money is 

the common denominator by which value is measured."  

 

"It is the power of acquiring commodities in exchange, generally with a 

comparison of utilities - the utility of the commodity parted with (money) 

and that of the commodity acquired in the exchange (property)."  

 

"Value depends upon the relation of an object to unsatisfied needs; that is, 

supply and demand."  

 

"Value is the present worth of future benefits arising out of ownership to 

typical users and investors." 

 

With these definitions, one can see that value is not an intrinsic characteristic of the 

commodity itself.  On the contrary, value is determined by people, created by desire, 

modified by varying degrees of desire and reduced by lack of desire.  Throughout the 

definitions a relationship between the purchase and the commodity (property) is implied; 

this relationship is “value”.  A purchaser desires a property because it is a useful 

commodity in that it has utility.  Utility is a prerequisite to value, but utility standing alone 

does not sufficiently cause value.  If a great supply of a useful commodity exists, as for 

example air, needs would be automatically satisfied, desire would not be aroused, and 

therefore value would not be created.  Therefore, besides having utility, to effectively 

arouse desire, the commodity must also be scarce. 

 

One additional factor is necessary to complete the value equation. . . the ability to become a 

buyer. A translation must be made of desire into a unit of exchange; a buyer must have 

purchasing power. The relationship is now complete . . .  the commodity has utility and is 

relatively scarce, it arouses desire, and the buyer is able to satisfy that desire by trading for 

it . . . value is created.  The question is how much value, and herein lays the job of the 

appraiser.  

 

Numerous definitions of value have been offered, some simple and some complex.  It 

would seem though that any valid definition of value would necessarily embody the 
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elements of utility, desire, scarcity and purchasing power.  Furthermore, the concept of 

value very rarely stands alone.  Instead, it is generally prefixed by a descriptive term that 

serves to relate it to a specific appraisal purpose or activity such as "loan value".  Since 

appraisals are made for a variety of reasons, it is important for the appraiser to clarify the 

specific purpose for the appraisal and the type of value that he seeks to estimate. 

 

For Ad Valorem Tax purposes, the value sought is generally market value.  The descriptive 

term “market” indicates the activity of buyers and sellers.  MARKET VALUE is the 

justifiable price, or that price which an informed and intelligent buyer, fully aware of the 

existence of competing properties, and not being compelled to act, would be justified in 

paying for a particular property.  

 

VALUE IN USE AS OPPOSED TO VALUE IN EXCHANGE  

 

We have stated that there are a number of qualifying distinctions made in reference to the 

meaning of value.  One of the most common and probably the most important relative to 

the purpose of this manual is the distinction between value in use and value in exchange.  

We have defined market value as a justifiable price which buyers, in general, will pay in 

the market.  The question arises then as to the value of property which, by nature of its 

special and highly unique design, is useful to the present owner, but relatively less useful 

to buyers in the market.  One can readily see that such a property's utility value may 

differ greatly from its potential sales price.  It is even possible that no market for such a 

property exists.  Such a property is said to have value in use, which refers to the actual 

value of a commodity to a specific person, as opposed to value in exchange, which aligns 

itself with market value, referring to the dollar-value of a commodity to buyers in 

general. 

 

THE PRINCIPLE OF SUPPLY AND DEMAND  

 

Among the forces which constantly operate to influence supply and demand are 

population growth, new techniques in transportation, purchasing power, price levels, 

wage rates, taxation, governmental controls, and scarcity.  A sudden population growth in 

an area would create an increase in demand for housing.  If the demand increased at a 

higher rate than the supply, this could soon be a scarcity of housing.  If the demand was 

backed up by purchasing power, rentals and sale prices would tend to increase and 

ultimately reach a level which would tend to stimulate more builders to compete for the 

potential profits and thus serve to increase the supply toward the level of demand.  As the 

supply is increased demand would begin to taper off.  This would cause rentals and sale 

prices to level off.  When builders, due to increases in labor and material rates, are no 

longer able to build cheaply enough to meet the new level of prices and rents, 

competition would tend to taper off and supply would level off.  The cycle is then 

complete. 

 

Balance occurs when reasonable competition serves to coordinate supply with demand.  

When competition continues unchecked to produce a volume that exceeds the demand, 
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the net returns to investors are no longer adequate to pay all the costs of ownership, 

resulting in loss rather than profit and consequently, a decline in values.  

 

A community may well support two shopping centers, but the addition of a third 

shopping center may increase the supply to excess.  If this occurs, one of two effects are 

caused; either the net dollar return to all the shopping centers will be reduced below that 

level necessary to support the investment, or one of the shopping centers will flourish at 

the others' expense.  

 

THE PRINCIPLE OF HIGHEST AND BEST USE 

 

The highest and best use for a property is that use which will produce the highest net 

return to the land for a given period of time within the limits of those uses which are 

economically feasible, probable and legally permissible. 

 

On a community-wide basis, the major determining factor in highest and best use is the 

maximum quantity of land that can be devoted to a specific use and still yield a 

satisfactory return.  Once a suitable basic use has been chosen for a specific property, 

each increment of capital investment to the existing or planned improvement will 

increase the net return to the land only up to a certain point; after this point is reached; the 

net return to the land begins to diminish.  This is the point at which the land is at its 

highest and best use 

 

For example, in planning a high-rise office building, each additional upper floor 

represents an extra capital expenditure that must yield a certain return to the investor.  

This return will be dependent upon the levels of economic rent that the market will bear 

at the time.  An optimum number of floors can be calculated above which the income 

yield requirements of additional expenditures will no longer be satisfactorily met.  This, 

notwithstanding the possibility of other more particular considerations, should determine 

the number of stories of the building. 

 

Detailed analysis of this type is rarely thrust upon the property tax appraiser.  Generally 

the tax appraiser will find the most prudent course of action is to consider the present use 

and follow development rather than anticipate it.  

 

 

THE PRINCIPLE OF CHANGE  

 

The impact of change on the value of real property manifests itself in the life cycle of a 

neighborhood.  The cycle is characterized by three stages of evolution: the development 

and growth evidenced by improving values; the leveling off stage evidenced by static 

values; and finally, the stage of infiltration of decay evidenced by declining values.  

 

The highest and best use today is not necessarily the highest and best use tomorrow.  The 

highest and best use of the land often lies in a succession of uses.  A declining single-

family residential neighborhood may be ripe for multi-family, commercial or industrial 
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development.  Whether it is or not depends upon the relationship of present or anticipated 

future demand with existing supply. 

 

In estimating value, the appraiser is obligated to reasonably anticipate the future benefits, 

as well as the present benefits derived from ownership and to evaluate the property in 

light of the quality, quantity, and duration of these benefits based on actual data as 

opposed to speculative or potential benefits that may or may not occur.  

 

THE PRINCIPLE OF SUBSTITUTION  

 

Value is created by the market place.  It is the function of translating demand into a 

commodity of exchange.  When the benefits and advantages derived from two properties 

are equal, the lowest priced property receives the greatest demand, and rightfully so.  The 

informed buyer is not justified in paying anything more for a property than it would cost 

to acquire an equally desirable property.  That is to say that the value of a property is 

established as that amount for which equally desirable comparable properties are being 

bought and sold in the market.  Herein lies an approach to value . . . and the basis of the 

valuation process.  

 

TRADITIONAL APPROACHES TO VALUE 

 

In the preceding paragraphs, it has been stated that value is an elusive item that occurs in 

many different forms, and that the forces and influences which combine to create, sustain, 

or destroy value are numerous and varied.  It is the appraiser's function to define the type 

of value sought, to compile and to analyze all related data, and giving due consideration 

to all the factors which may influence the value, to process and translate that data into a 

final opinion or estimate of value.  This he must do for each property he is to appraise. 

 

The processing of this data into a conclusion of value generally takes the form of three 

recognized approaches to value: Cost Approach, Market Data Approach and Income 

Approach.  Underlying each of the approaches is the principle that the justifiable price of 

a property is no more than the cost of acquiring and/or reproducing an equally desirable 

substitute property.  The use of one or all three approaches in the valuation of a property 

is determined by the quantity, quality, and accuracy of the data available to the appraiser.  

 

The COST APPROACH involves making an estimate of the depreciated cost of 

reproducing or replacing the building and site improvements.  Reproduction Cost refers 

to the cost at a given point in time of reproducing a replica property, whereas 

Replacement Cost refers to the cost of producing improvements of equal utility.  

Depreciation is deducted from this cost new for loss in value caused by physical 

deterioration, and functional or economic obsolescence.  To this depreciated cost is then 

added the estimated value of the land, resulting in an indication of value derived by the 

Cost Approach.  

 

The significance of the Cost Approach lies in its extent of application . . . it is the one 

approach that can be used on all types of construction.  It is a starting point for appraisers, 
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and therefore it is a very effective “yardstick” in any equalization program for Ad 

Valorem taxes.  Its widest application is in the appraisal of properties where the lack of 

adequate market and income data preclude the reasonable application of the other 

traditional approaches.  

 

The MARKET DATA APPROACH involves the compiling of sales and offerings of 

properties that are comparable to the property being appraised.  These sales and offerings 

are then adjusted for any dissimilarity, and a value range obtained by comparison of said 

properties.  The approach is reliable to the extent that the properties are comparable, and 

the appraiser's judgment of proper adjustments is sound.  The procedure for using this 

approach is essentially the same for all types of property with the only difference being 

the elements of comparison.  

 

The significance of this approach lies in its ability to produce estimates of value, which 

directly reflect the attitude of the market.  Its application is contingent upon the 

availability of comparable sales, and therefore finds its widest range in the appraisal of 

vacant land and residential properties.  

 

The INCOME APPROACH measures the present worth of the future benefits of a 

property by the capitalization of the net income stream over the remaining economic life 

of the property.  The approach involves making an estimate of the “effective gross 

income” of a property, derived by deducing the appropriate vacant and collection losses 

from its estimated economic rent, as evidenced by the yield of comparable properties.  

From this figure applicable operating expenses are deducted, the cost of taxes and 

insurance, and reserve allowances for replacements resulting in an estimate of net 

income, which may then be capitalized into an indication of value.  

 

The approach obviously has its basic application in the appraisals of properties 

universally bought and sold on their ability to generate and maintain a stream of income 

for their owners.  The effectiveness of the approach lies in the appraiser's ability to relate 

to the changing economic environment and to analyze income yields in terms of their 

relative quality and durability.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

13.A.a

Packet Pg. 175

A
tt

ac
h

m
en

t:
 2

02
1 

S
ch

ed
u

le
 o

f 
V

al
u

es
  (

20
21

 R
ea

p
p

ra
is

al
 S

ch
ed

u
le

 o
f 

V
al

u
es

-A
p

p
ro

va
l)



Schedule of Values                Currituck County 2021     Section 2 

 

 13 

 

APPLYING THE COST APPROACH 
 

If the highest and best use of a property is its present use, a valid indication of value may 

be derived by estimating the value of the land, and adding the land value to the 

depreciated value of the structures on the land; the resulting equation being . . . 

 
 Estimated Land Value 

+ Estimated Replacement Cost New of Structures 

- Estimated Depreciation 

___________________________________________ 

= Indication of Property Value 

 

Since estimating the land value is covered in a separate section, this section will address 

itself to the two remaining elements, Replacement Cost and Depreciation.  

 

 

REPLACEMENT COST 

 

Replacement Cost is the current cost of producing an improvement of equal utility to the 

subject property; it may or may not be the cost of reproducing a replica property.  The 

distinction being drawn is one between Replacement Cost, which refers to a substitute 

property of equal utility, as opposed to Reproduction Cost, which refers to a substitute 

replica property.  In a particular situation the two concepts may be interchangeable, but 

they are not necessarily so.  They both, however, have application in the Cost Approach 

to value, the difference being reconciled in the consideration of depreciation allowances.  

 

In actual practice, outside of a few historic type communities in this country, developers 

and builders, for obvious economic reasons, replace buildings, not reproduce them.  It 

logically follows that if an appraiser's job is to measure the actions of knowledgeable 

persons in the market place, the use of proper replacement costs should provide an 

accurate point of beginning in the valuation of most improvements.  

 

The replacement cost includes the total cost of construction incurred by the builder 

whether preliminary to, during the course of, or after completion of the construction of a 

particular building. Among these are material, labor, all subcontracts, builders' overhead 

and profit, architectural and engineering fees, consultation fees, survey and permit fees, 

legal fees, taxes, insurance, and the cost of interim financing.  

 

 

ESTIMATING REPLACEMENT COST  

 

There are various methods that may be employed to estimate replacement cost new.  The 

methods widely used in the appraisal field are the quantity-survey method, the unit-in-

place or component part-in-place method, and the model method.  
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The Quantity-Survey Method involves a detailed itemized estimate of the quantities of 

various materials used, labor and equipment requirements, architect and engineering fees, 

contractor's overhead and profit, and other related costs.  This method is primarily 

employed by contractors and cost estimators for bidding and budgetary purposes and is 

much too laborious and costly to be effective in every day appraisal work, especially in 

the mass appraisal field.  The method, however, does have its place in that it is used to 

develop certain unit-in-place costs which can be more readily applied to estimating for 

appraisal purposes.  

 

The Unit-in-Place Method is employed by establishing in-place cost estimates (including 

material, labor, overhead and profit) for various structural components.  The prices 

established for the specified components are related to their most common units of 

measurement such as cost per yard of excavation, cost per lineal foot of footings, and cost 

per square foot of floor covering. 

 

The unit prices can then be multiplied by the respective quantities of each as they are 

found in the composition of the subject building to derive the whole dollar component 

cost, the sum of which is equal to the estimated cost of the entire building, providing of 

course, that due consideration is given to all other indirect costs which may be applicable.  

This components part-in-place method of using basic units can also be extended to 

establish prices for larger components in-place such as complete structural floors 

(including the finish flooring, sub-floor, joists and framing) which are likely to occur 

repeatedly in a number of buildings.  

 

The Model Method is still a further extension, in that unit-in-place costs are used to 

develop base unit square foot or cubic foot costs for total specified representative 

structures in place, which may then serve as “models” to derive the base unit cost of 

comparable structures to be appraised.  The base unit cost of the model most 

representative of the subject building is applied to the subject building and appropriate 

tables of additions and deductions are used to adjust the base cost of the subject building 

to account for any significant variations between it and the model.  

 

Developed and applied properly, these pricing techniques will assist the appraiser in 

arriving at valid and accurate estimates of replacement cost new as of a given time.  The 

cost generally represents the upper limit of value of a structure.  The difference between 

its replacement cost new and its present value is depreciation.  The final step in 

completing the Cost Approach then is to estimate the amount of depreciation and deduct 

said amount from the replacement cost new.  

 

 

DEPRECIATION 

 

Simply stated, depreciation can be defined as “a loss in value from all causes.”  As 

applied to real estate, it represents the loss in value between market value and the sum of 

the replacement cost new of the improvements plus the land value as of a given time.  
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The causes for the loss in value may be divided into three broad classifications: Physical 

Deterioration, Functional Obsolescence, and Economic Obsolescence. 

 

Physical Deterioration pertains to the wearing out of the various building components, 

referring to both short-life and long-life terms, through the action of the elements, age, 

and use.  The condition may be considered either “curable” or “incurable”, depending 

upon whether it may or may not be practical and economically feasible to cure the 

deficiency by repair and replacement.  

 

Functional Obsolescence is a condition caused by either inadequacies or over-adequacies 

in design, style, composition, or arrangement inherent to the structure itself, which tends 

to lessen its usefulness.  Like physical deterioration, the condition may be considered 

either curable or incurable.  Some of the more common examples of functional 

obsolescence are excessive wall and ceiling heights, excessive structural construction, 

surplus capacity, ineffective layouts, and inadequate building services. 

 

Economic Obsolescence is a condition caused by factors extraneous to the property itself, 

such as changes in population characteristics and economic trends, encroachment of 

inharmonious land uses, excessive taxes, and governmental restrictions.  The condition is 

generally incurable in that the causes lie outside the property owner's realm of control. 

 

 

ESTIMATING DEPRECIATION  

 

An estimate of depreciation represents an opinion of the appraiser as to the degree that 

the present and future appeal of a property has been diminished by deterioration and 

obsolescence.  Of the three estimates necessary to the cost approach, it is the one most 

difficult to make.  The accuracy of the estimate will be a product of the appraiser's 

experience in recognizing the symptoms of deterioration and obsolescence and the ability 

to exercise sound judgment in equating all observations to the proper monetary allowance 

to be deducted from the replacement cost new.  There are several acceptable methods that 

may be employed:  

 

Physical deterioration and/or functional obsolescence can be measured by observing and 

comparing the physical condition and/or functional deficiencies of the subject property as 

of a given time with either an actual or hypothetical, comparable, new and properly 

planned structure.  

 

Curable physical deterioration and functional obsolescence can be measured by 

estimating the cost of restoring each item of depreciation to a physical condition as good 

as new, or estimating the cost of eliminating the functional deficiency.  

 

Functional and economic obsolescence can be measured by capitalizing the estimated 

loss in rental due to the structural deficiency, or lack of market demand.  
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Total accrued depreciation may be estimated by first estimating the total useful life of a 

structure and then translating its present condition, desirability, and usefulness into an 

effective age (rather than an actual age) which would represent that portion of its total life 

(percentage) which has been used up.  

 

Total accrued depreciation may also be estimated by deriving the amount of depreciation 

recognized by purchasers as evidenced in the prices paid for property in the market place; 

the loss of value being the difference between the cost of replacing the structure now and 

its actual selling price (total property selling price less the estimated value of the land). 
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APPLYING THE MARKET DATA APPROACH 
 

An indication of the value of a property can be derived through analysis of the selling 

prices of comparable properties.  The use of this technique, often referred to as the 

“comparison approach” or “comparable sales approach”, involves the selection of a 

sufficient number of valid comparable sales and the adjustment of each sale to the subject 

property to account for variations in time, location, site and structural characteristics.  

 

SELECTING VALID COMPARABLES 

 

Since market value has been defined as the price which an informed and intelligent 

buyer, fully aware of the existence of competing properties and not being compelled to 

act is justified in paying for a particular property, it follows that if market value is to be 

derived from analyzing comparable sales, that the sales must represent valid “arms 

length” transactions.  Due consideration must be given to the conditions and 

circumstances of each sale before selecting the sales for analysis.  Some examples of 

sales that do not normally reflect valid market conditions are as follows:  

 

Sales in connection with: foreclosures, bankruptcies, condemnations and other 

legal actions.  

 

Sales to or by federal, state, county and local governmental agencies.  

 

Sales to or by religious, charitable or benevolent tax exempt agencies.  

 

Sales involving family transfers, or "love and affection."  

 

Sales involving intra-corporate affiliations.  

 

Sales involving the retention of life interests.  

 

Sales involving cemetery lots.  

 

Sales involving mineral or timber rights, and access or drainage rights.  

 

Sales involving the transfer of part interests.  

 

In addition to selecting valid market transactions, it is equally important to select 

properties that are truly comparable to the property under appraisement.  For instance, 

sales involving both real property and personal property or chattels may not be used 

unless the sale can be adjusted to reflect only the real property transaction, nor can sales 

of non-operating or deficient industrial plants be validly compared with operating plants.  

The comparable sales and subject properties must exhibit the same use, and the site and 

structural characteristics must exhibit an acceptable degree of comparability. 
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PROCESSING COMPARABLE SALES  

 

All comparable sales must be adjusted to the subject property to account for variations in 

time and location.  The other major elements of comparison will differ depending upon 

the type of property being appraised.  In selecting these elements, the appraiser must give 

prime consideration to the same factors that influence the prospective buyers of particular 

types of properties.  

 

The typical homebuyer is interested in the property's capacity to provide the family with 

a place to live.  A primary concern is with the living area, utility area, number of rooms, 

number of baths, age, structural quality and condition, and the presence of a modern 

kitchen and recreational conveniences of the house.  Equally important is the location and 

neighborhood, including the proximity to and the quality of schools, public 

transportation, and recreational and shopping facilities.  

 

In addition to the residential amenities, the buyer of agricultural property is primarily 

interested in the productive capacity of the land, the accessibility to the market place, and 

the condition and functional utility of the farm buildings and structures on the land.  

 

The typical buyer of commercial property, including warehouses and certain light 

industrial plants, is primarily concerned with its capability to produce revenue.  Of 

special interest will be the age, design and structural quality and condition of the 

improvements, the parking facilities, and the location relative to transportation, labor 

markets and trade centers.  

 

In applying the market data approach to commercial/industrial property, the appraiser 

will generally find it difficult to locate a sufficient number of comparable sales, 

especially of properties that are truly comparable in their entirety.  It will, therefore, 

generally be necessary to select smaller units of comparison such as price per square foot, 

per unit, per room, etc.  In doing so, great care must be exercised in selecting a unit of 

comparison that represents a logical common denominator for the properties being 

compared.  A unit of comparison that is commonly used and proven to be fairly effective 

is the Gross Rent Multiplier, generally referred to as G.R.M., which is derived by 

dividing the gross annual income into the sales price.  Using such units of comparison 

enables the appraiser to compare two properties that are similar in use and structural 

features, but differ significantly in size and other characteristics.  

 

Having selected the major factors of comparison, it remains for the appraiser to adjust 

each of the factors to the subject property.  In comparing the site, adjustments for size, 

location, accessibility, and site improvements must be made.  In comparing the structures, 

adjustments for size, quality, design, condition, and significant structural and mechanical 

components also must be made.  The adjusted selling prices of the comparable properties 

will establish a range in value in which the value of the subject property will fall.  Further 

analysis of the factors should enable the appraiser to narrow the range down to the value 

level that is most applicable to the subject property.  
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APPLYING THE INCOME APPROACH 
 

INTRODUCTION  

 

The justified price paid for income producing property is no more than the amount of 

investment required to produce a comparably desirable return; and since the market can 

be analyzed in order to determine the net return actually anticipated by investors, it 

follows that the value of income producing property can be derived from the income 

which it is capable of producing.  What is involved is an estimate of income through the 

collection and analysis of available economic data, the development of a property 

capitalization rate, and the processing of the net income into an indication of value by 

employing one or more of the acceptable capitalization methods and techniques.  

 

THE PRINCIPLES OF CAPITALIZATION  

 

Capitalization is the process for converting the net income produced by property into an 

indication of value.  Through the years of appraisal history, a number of procedures have 

been recognized and employed by appraisal authorities in determining the value of real 

estate by the income approach. Although present-day practice recommends only certain 

methods, we will at least touch on the other approaches to value - even though they may 

not be accepted in today's appraisal scene because they do not accurately reflect the 

current market conditions. 

 

EXPLORING THE RENTAL MARKET  

 

The starting point for the appraiser is an investigation of current economic rent in a 

specific area in order to establish a sound basis for estimating the gross income that 

should be returned from competitive properties.  The appraiser must make a distinction 

between economic rent or the rent which property is normally expected to produce on the 

open market, as opposed to control rent or the rent which property is actually realizing at 

the time of the appraisal due to lease terms established some time in the past.  

 

The first step then is to obtain specific income and expense data on properties that best 

typify normal market activity.  The data is necessary to develop local guidelines for 

establishing the economic rent and related expenses for various types of properties.  

 

The next step is to similarly collect income and expense data on individual properties, 

and to evaluate the data against the established guidelines. The collection of income and 

expense data (I & E) is an essential phase in the valuation of commercial properties.  The 

appraiser is primarily concerned with the potential earning power of the property.  The 

objective is to estimate its expected net income.  Income and Expense Statements of past 

years are valuable only to the extent that they serve this end.  The statements must not 

only be complete and accurate, but must also stand the test of market validity.  

Consideration of the following factors should assist the appraiser in evaluating the 
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income and expense (I & E) data in order to arrive at an accurate and realistic estimate of 

net income.  
 

QUESTIONS RELATING TO INCOME DATA  
 

A. Was the reported income produced entirely by the subject property?  Very often the 

rent will include an amount attributable to one or more additional parcels of real 

estate.  In this case, it would be necessary to obtain the proper allocations of rent.  
 

B. Was the income attributable to the subject property as it physically existed at the time 

of the appraisal, or did the appraisal include the value of leasehold improvements and 

remodeling for which the tenant paid in addition to rent? If so, it may be necessary to 

adjust the income to reflect economic rent. 
 

C.  Does the reported income represent a full year's return? It is often advisable to obtain 

both monthly and annual amounts as verification.  
 

D. Does the income reflect current economic rent? Is either part or all of the income 

predicated on old leases? If so, what are the provisions for renewal options and rates?  
 

E. Does the reported income reflect 100% occupancy? What percentage of occupancy 

does it reflect? Is this percentage typical of this type of property, or is it due to special 

non-recurring causes?  
 

F. Does the income include rental for all marketable space?  Does it include an 

allowance for space, if any, which is either owner or manager occupied?  Is the 

allowance realistic? 
 

G. Is the income attributable directly to the real estate and conventional amenities?  Is 

some of the income derived from furnishings and appliances?  If so, it will be 

necessary to adjust the income or make provisions for reserves to eventually replace 

them, whichever local custom dictates.  
 

H. In many properties an actual rental does not exist because the real estate is owner 

occupied. In this event it is necessary to obtain other information to provide a basis to 

estimate economic rent.  The information required pertains to the business operation 

using the property.  Proper analysis of the annual operating statements of the 

business, including gross sales or receipts, can provide an accurate estimate of 

economic rent.  Information requirements for a few of the more common property 

uses are as follows:  
 

Retail Stores The annual net gross sales. (Gross sales less returned 

merchandise). 

Hotels and Motels The annual operating statement of the business. If retail or office 

space is leased in these properties, obtain the actual rent paid. 

Theaters The annual gross receipts (including admissions and concessions) 

and seating capacity. 

Automobile Parking The annual gross receipts.  
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ANALYSIS OF EXPENSE DATA  

 

The appraiser must consider only those expenses that are applicable to the cost of 

ownership; that is, those expenses that are normally owner incurred.  Any portion of the 

expenses incurred directly or indirectly by the tenant should not be considered.  Each 

expense item must stand the test of both legitimacy and accuracy.  How do they compare 

with the established guidelines and norms? Are they consistent with the expenses 

incurred by comparable properties?  

 

Management - refers to the cost of administration.  These charges should realistically 

reflect what a real estate management company would actually charge to manage the 

property.  If no management fee is shown on the statement; an allowance must be made, 

by the appraiser.  On the other hand, if excessive management charges are reported, as is 

often the case, the appraiser must disregard the reported charges and use an amount that 

he deems appropriate and consistent with comparable type properties.  The cost of 

management bears a relationship with the risk of ownership and will generally range 

between 4 to 10% of the gross income.  

 

General expenses - may include such items as the cost of services and supplies not 

charged to a particular category.  Unemployment and F.I.C.A. taxes, Workmen's 

Compensation, and other employee insurance plans are usually legitimate deductions 

when employees are a part of the building operation.  

 

Reimbursed expenses - refer to the cost associated with the maintenance of public or 

common areas of the commercial property.  This expense is passed on to the tenants and 

should, therefore, only be considered when the amount of reimbursement is included as 

income.  

 

Miscellaneous expenses - is the “catch-all” category for incidentals.  This item should 

reflect a very nominal percentage of the income.  If expenses reported seem to be 

excessive, the appraiser must examine the figures carefully in order to determine if they 

are legitimate expenses, and if so, to allocate them to their proper category.  

 

Cleaning expenses - are legitimate charges.  They are for such items as general 

housekeeping and maid service, and include the total cost of labor and related supplies.  

All or a portion of the cleaning services may be provided by outside firms working on a 

“contract” basis.  Cleaning expenses vary considerably and are particularly significant in 

operations such as offices and hotels. “Rule of thumb” norms for various operations are 

made available through national management associations.   The appraiser should have 

little difficulty in establishing local guidelines. 

 

Utilities - are generally legitimate expenses and if reported accurately, need very little 

reconstruction by the appraiser, other than to determine if the charges are consistent with 

comparable properties.  Local utility companies can provide the appraiser with definite 

guidelines.  
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Heat and Air Conditioning - costs are often reported separately and in addition to 

utilities.  The expenses would include the cost of fuel other than the above mentioned 

utilities, and may include, especially in large installations, the cost of related supplies, 

inspection fees, and maintenance charges.  These are generally legitimate costs, and the 

same precautions prescribed for “utilities” are in order.  

 

Elevator expenses - including the cost of repairs and services, are legitimate deductions, 

and are generally handled through service contracts.  These fees can generally be 

regarded as fairly stable annual recurring expenses. 

 

Decorating and minor alterations - are necessary to maintain the income stream of many 

commercial properties.  In this respect they are legitimate expenses.  However, careful 

scrutiny of these figures is required.  Owners tend to include the cost of major alterations 

and remodeling which are, in fact, capital expenditures, and as such are not legitimate 

operating expenses.  

 

Repairs and Maintenance - expenses reported for any given year, are not necessarily a 

true indication of the average or typical annual expense for these items.  For example, a 

statement could reflect a substantial expenditure for a specific year (possibly because the 

roof was replaced and/or several items of deferred maintenance were corrected); yet the 

statement for the following year may indicate that repairs and maintenance charges were 

practically nil.  It is necessary for the appraiser to either obtain complete economic 

history on each property in order to make a proper judgment as to the average annual 

expense for these items, or include a proper allowance based on norms for the type and 

age of the improvements to cover annual expenses.  Since it is neither possible nor 

practical to obtain enough economic history on every property, the latter method is 

generally used and the amounts reported for repairs and maintenance are then estimated 

by the appraiser.  

 

Insurance - Caution must be used in accepting insurance expense figures.  Cost shown 

may be for more than one year, or may be for blanket policies including more than one 

building.  It is generally more effective for the appraiser to establish his own guidelines 

for insurance.  He must also be careful to include only items applicable to the real estate.  

Fire extended coverage and owner's liability are the main insurance expense items.  

Separate coverage on special component parts of the buildings, such as elevators and 

plate glass, are also legitimate expenses.  

 

Real Estate Taxes - In making appraisals for tax purposes, the appraiser must exclude the 

actual amount reported for real estate taxes.  Since future taxes will be based on his 

appraised value, the appraiser must express the taxes as a factor of the estimated value.  

This can be done, by including an additional percentage in the capitalization rate to 

account for real estate taxes.  
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Depreciation - The figure shown for depreciation on an operating statement is a 

“bookkeeping figure” which the owner uses for Internal Revenue purposes and should 

not be considered in the income approach.  This reflects a tax advantage that is one of the 

benefits of ownership.   

 

Interest - Although interest is considered a legitimate expense, it is always included in the 

Capitalization Rate.  Most property is appraised as if it were “free and clear”; however, 

the appraiser does consider the interest of a current mortgage in the Capitalization Rate 

build-up.   

 

Land Rent - When appraising for real estate tax purposes, only the sum of the leasehold 

and the leased fee is usually considered.  Land rent is not deducted as an expense.  

Considered separately, rent from a ground lease would be an expense to the leasehold 

interest and an income to the leased fee.  However, if land were rented from another 

property to supply additional parking for example, that land rent would be an allowable 

expense.   

 

It is obvious that there are some expense items encountered on operating statements that 

the appraiser should not consider as allowable.  This is because he is interested in 

legitimate cash expenses only.  Income statements are usually designed for income tax 

purposes where credit can be taken for borrowing costs and theoretical depreciation 

losses.   

 

It is virtually impossible and certainly not always practical to obtain a complete economic 

history on every commercial property being appraised.  On many properties, however, 

detailed economic information can be obtained through the use of Income and Expense 

forms.  One must realistically recognize the fact that the data obtainable on some 

properties is definitely limited. 

 

In most cases, the gross income and a list of the services and amenities furnished can be 

obtained during the data gathering operation.  However, in order to insure a sound 

appraisal, it may be necessary to estimate the fixed and operating expenses.  This is best 

accomplished by setting guidelines for expenses, based on a percent of Effective Gross 

Income or a cost per square foot of leased area.  These percentages or costs will vary 

depending on the services supplied and the type of property.   

 

 

CAPITALIZATION METHODS  

 

The most prominent methods of capitalization are Direct, Straight Line, Sinking Fund, 

and Annuity.  Each of these is a valid method for capitalizing income into an indication 

of value.  The basis for their validity lies in the action of the market, which indicates that 

the value of income producing property can be derived by equating the net income with 

the net return anticipated by informed investors.  This can be expressed in terms of a 

simple equation: 
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Value = Net Income divided by Capitalization Rate                 

 

The Straight Line and Sinking Fund methods are both actual forms of Straight 

Capitalization, with one using Straight Line recapture and the other using Sinking Fund 

recapture.  Both methods follow the same basic principles as Direct Capitalization, 

differing only in that they provide for separate capitalization rates for land and buildings; 

the building rate differing from the land rate in that it includes an allowance for recapture.   

 

Straight Line Capitalization allows for “recapture” based on remaining economic life of 

the building - implying that at the end of that period of time, there would be a zero 

improvement value.  There are three fallacies in this thinking.  First, the potential buyer 

(investor) has no intention of holding the property that long.  The average investment 

period might average ten years.  Second, the investor anticipates that at the end of that 

period he will either get all his money back or will make a profit.  And third, is the 

depreciation allowance possible in connection with federal income taxes.   

 

Depreciation allowances begin to “run out” between seven and ten years, so the 

advantages of owning the property are reduced considerably.  A prudent owner may 

choose to sell the property at this point and re-invest in another property so that he may 

begin the depreciation cycle again and continue to take full advantage of the favorable tax 

laws.   

 

For these reasons, the Straight Line Capitalization Method does not usually follow what 

the market indicates. 

 

Straight Line recapture calls for the return of investment capital in equal increments or 

percentage allowances spread over the estimated remaining economic life of the building.   

 

Sinking Fund recapture calls for the return of invested capital in one lump sum at the 

termination of the estimated remaining economic life of the building.  This is 

accomplished by providing for the annual return of a sufficient amount needed to invest 

and annually re-invest in “safe” interest-bearing accounts, such as government bonds or 

certificates of deposit, which will ultimately yield the entire capital investment during the 

course of the building's economic life.   

 

Annuity Capitalization lends itself to the valuation of long-term leases.  In this method, 

the appraiser determines, by the use of annuity tables, the present value of the right to 

receive a certain specified income over stipulated duration of the lease.  In addition to the 

value of the income stream, the appraiser must also consider the value that the property 

will have once it reverts back to the owner at the termination of the lease.  This reversion 

is valued by discounting its anticipated value against its present day worth.  The total 

property value then is the sum of the capitalized income stream plus the present worth of 

the reversion value.   
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CURRENT TECHNIQUES  

 

There are two methods, however, that do lend themselves to an accurate measure of 

market value based on potential income.  These are Direct Capitalization, utilizing the 

Direct Comparison Method of Rate Selection, and Mortgage Equity Capitalization.   

 

In Direct Capitalization, the appraiser determines a single “overall” capitalization rate.  

This is done through analysis of actual market sales of similar types of properties.  He 

develops the net income of each property, and divides the net income by the sales price to 

arrive at an overall rate to provide an indication of value.  

 

Mortgage Equity Capitalization is a form of direct capitalization with the major 

difference in the two approaches being the development of the overall capitalization rate.  

 

In this method, equity yields and mortgage terms are considered influencing factors in 

construction of the interest rate.  In addition, a plus or minus adjustment is required to 

compensate for anticipated depreciation or appreciation.  This adjustment can be related 

to the recapture provisions used in other capitalization methods and techniques.   

 

 

RESIDUAL TECHNIQUES  

 

It can readily be seen that any one of the factors of the Capitalization Equation (Value = 

Net Income divided by Capitalization Rate) can be determined if the other two factors are 

known.  Furthermore, since the value of property is the sum of the land value plus the 

building value, it holds that either of these can be determined if the other is known.  The 

uses of these mathematical formulas in capitalizing income into an indication of value are 

referred to as the residual techniques, or more specifically, the property residual, the 

building residual, and the land residual techniques.  

 

The Property Residual Technique is an application of Direct Capitalization.  In this 

technique, the total net income is divided by an overall capitalization rate (which 

provides for the return on the total investment) to arrive at an indicated value for the 

property.  This technique has received more popular support in recent years because it 

closely reflects the market.  With this technique, the capitalization rate may be developed 

by either “direct comparison” in the market or by the Mortgage Equity Method.   

 

The Building Residual Technique requires the value of the land to be a known factor.  

The amount of net income required to earn an appropriate rate of return on the land 

investment is deducted from the total net income.  The remainder of the net income 

(residual) is divided by the building capitalization rate (which is composed of a 

percentage for the return on the investment, plus a percentage for the recapture of the 

investment) to arrive at an indicated value for the building.   
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The Land Residual Technique requires the value of the building to be a known factor.  

The amount of net income required to provide both, a proper return on and the recapture 

of the investment is deducted from the total net income.  The remainder of the net income 

(residual) is then divided by the land capitalization rate (which is composed of a 

percentage for the return on the investment) to arrive at an indicated value for the land.   
 

 

MORTGAGE EQUITY METHOD EXAMPLE 

 

For purposes of illustration, assume an investment financed with a 70% loan at 14.0% 

interest.  The term of the mortgage is 20 years, paid off in level monthly payments.  The 

total annual cost for principal and interest on such a loan can be determined by referring 

to the mortgage equity tables.  Select the Constant Annual percent for an interest rate of 

14.0% and a term of 20 years.  Note that the constant is 14.92% of the amount borrowed, 

or .92% more than the interest rate alone.   

 

Assume that the equity investor will not be satisfied with less than a 18% yield.  The 

income necessary to satisfy both Lender and Equity can now be shown.  The product of 

the percent portion and the rate equals the weighted rate.  The total of each weighted rate 

equals the weighted average.   

 
 PORTION RATE  WEIGHTED RATE 

Mortgage loan (principle interest) 70% .1492 = .1044 

Equity (down payment) 30% .18 = .0540 

Weighted Average 100%   100% 

 

Note that the “constant annual percent” is used for the rate of the loan. 

 

Since there is a gain in equity's position through the years by the loan being paid off little 

by little, it is necessary to calculate the credit for “Equity Build-Up”.  Assume that the 

investor plans to hold the property for ten years.  Since the mortgage is for 20 years, only 

a portion of the principal will be paid off and this amount must be discounted, as it won't 

be received for ten years.  From the Table of Loan Balance and Debt Reduction, at the 

end of ten years for a 20 year mortgage at 14%, the figure is .199108. Consulting the 

sinking fund tables indicates that the discount factor for 18% and 10 years is .0425. 

 

  The credit for Equity Build-Up can now be deducted from the basic rate, thus . . . 

 

.199108  70%  .0425 = .0059 

(%of loan paid in 10 yrs.) x (loan rate) X (sinking fund 18% for 10 yrs.)   

Resulting Net Rate     = .1525 
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LAND VALUATION TECHNIQUES 
 

In making appraisals for Ad Valorem Tax purposes, it is generally necessary to estimate 

separate values for the land and the improvements on the land.  In actuality, the two are 

not separated and the final estimate of the property as a single unit must be given prime 

consideration.  However, in arriving at that final estimate of value, aside from the 

requirements for property tax appraisals, there are certain other reasons for making a 

separate estimate of value for the land:  

 

An estimate of land value is required in the application of the Cost Approach.  

 

An estimate of land value is required to be deducted, from the total property sales 

price in order to derive indications of depreciation through market-data analysis. 

(Depreciation being equal to the difference between the replacement cost new of a 

structure and the actual price paid in the market place for the structure.)  

 

As land is not a depreciable item, a separate estimate of land value is required for 

bookkeeping and accounting purposes; likewise, the total capitalization rate 

applicable to land will differ from the rate applicable to the improvements on the 

land.  

 

Since land may or may not be used to its highest potential, the value of land may 

be completely independent of the existing improvements on the land.  

 

Real Estate is valued in terms of its highest and best use. The highest and best use 

of the land (or site), if vacant and available for use, may be different from the 

highest and best use of the improved property.  This will be true when the 

improvement is not an appropriate use and yet makes a contribution to total 

property value in excess of the value of the site.   Highest and Best Use (Highest 

and Most Profitable Use; Optimum Use) is that reasonable and probable use 

which will support the highest present value as of the date of the appraisal. 

Alternatively, it is the most profitable likely use to which a property can be put.  It 

may be measured in terms of the present worth of the highest net return that the 

property can be expected to produce over a stipulated long run period of time.  

(American Institute of Real Estate Appraisers' Appraisal Terminology Handbook, 

1981 edition.)  

 

As appraisers' opinions are based on data derived from the market, it is necessary 

to study and adapt, if possible, procedures used by those closest to everyday 

transactions.  
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COMPARABLE SALES METHOD  

 

The most frequently used method in estimating the value of land is the comparable sales 

method in which land values are derived from analyzing the selling prices of similar sites.  

This method is in essence the application of the market data approach to value and all the 

considerations pertaining thereto are equally applicable here.  

 

The appraiser must select comparable and valid market transactions, and must weigh and 

give due consideration to all the factors significant to value, adjusting each to the subject 

property.  The comparable sites must be used in the same way as is the subject property, 

and subjected to the same zoning regulations and restrictions.  It is also preferable, 

whenever possible, to select comparable sales from the same or a similar neighborhood.  

The major adjustments will be to account for variations in time, location, and physical 

characteristics to include size, shape, topography, landscaping, access, as well as other 

factors which may significantly influence the selling price, such as the productivity of 

farm land.  

 

Although it is always preferable to use sales of unimproved lots for comparison, it is not 

always possible to do so.  Older neighborhoods are not likely to yield a sufficient number 

of representative sales of unimproved lots to permit a valid analysis.  In such cases, in 

order to arrive at an estimate of land values using the comparable sales approach, it is 

necessary to consider improved property sales and to estimate the portion of the selling 

price applicable to the structure.   The procedure would be to estimate the replacement 

cost of the buildings as of the date of sale, estimate the accrued depreciation and deduct 

that amount from the replacement cost resulting in the estimated selling price of the 

buildings, which can be deducted from the total selling price of the property to derive the 

portion of the selling price which can be allocated to the land.  The equation is as follows:  

 

 Selling Price of Property 

- Estimated Depreciated Value of Buildings 

= Indication of Land Value 

 

In some of these older neighborhoods, vacant lots will exist often as a result of fire or 

normal deterioration.  Since the desirability as a new building site is restricted, value is 

generally determined by adjoining property owners who have a desire for additional land 

area.  

 

In order to apply the comparable sales method, it is first necessary to establish a common 

unit of comparison.  The units generally used in the valuation of land are price per front 

foot, price per square foot, price per acre, price per lot or site or home site price per 

apartment unit, and price per motel unit.  The selection of any one particular unit depends 

upon the type of property being appraised . . .frontage being commonly used for platted, 

uniform type residential lots, and square footage and acreage for larger, unplatted tracts, 

as well as irregularly shaped lots lacking in uniformity.  Use of square footage is 

especially desirable in Central Business Districts where the entire lot maintains the same 
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level of value: depth factor adjustments have a tendency to distort this concept.  

Commercial arteries are also best valued on a square foot basis.  

 

The utility of a site will vary with the frontage, width, depth, and overall area.  Similarly, 

the unit land values should be adjusted to account for differences in size and shape 

between the comparable and the subject property.  Since such an adjustment is generally 

necessary for each lot, it is beneficial that the appraiser adopts and/or develops 

standardized procedures for adjusting the lot size and the unit values to account for the 

variations.  It is not uncommon for all lots within a development to market at the same 

price.  Should data indicate this, it is necessary to make alterations or adjustments to 

maintain this value level.  In some cases, a “site value” concept has advantages. Site 

value tables provide for uniform pricing of standard sized lots within homogenous 

neighborhoods or subdivisions. Some of the techniques commonly employed are as 

follows:  

 

Standard lot sizing techniques provide for the adjustment of the frontage, width, 

and depth of irregular shaped lots to make the units of measurement more 

comparable with uniform rectangular lots.  Incremental and decremented 

adjustments can be applied to account for size differences. 

 

Standard Depth Tables provide for the adjustment of front foot unit values to 

account for variations in depth from a predetermined norm.  

 

Frontage Tables provide for the adjustment of front footage unit values to account 

for variations in the relative utility value of excessive or insufficient frontage as 

compared to a predetermined norm.  

 

Acreage or Square Footage Tables provide for the adjustment of unit values to 

account for variations in the relative utility value of excessive or insufficient land 

sizes as compared to a predetermined norm.  

 

During the process of adjusting the comparable sales to account for variations between 

them and the subject property, the appraiser must exercise great care to include all 

significant factors and to properly consider the impact of each of the factors upon the 

total value.  If done properly, the adjusted selling prices of the comparable properties will 

establish a range in value in which the value of the subject property will fall.  Further 

analysis of the factors should enable the appraiser to narrow the range down to the value 

level that is most applicable to the subject property.  
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THE LAND RESIDUAL TECHNIQUE 

 

In the absence of sufficient market data, income-producing land may be valued by 

determining the portion of the net income attributable to the land and capitalizing the net 

income into an indication of value.  The procedure is as follows:  

 

1. Determine the highest and best use of the land, which may be either its present use or 

hypothetical use. 

  

2. Estimate the net income which the property can be expected to yield. 

  

3. Estimate the replacement cost new of the improvements. 

 

4. If the case involves the present use, estimate the proper allowance for depreciation, 

and deduct that amount from the replacement cost new of the improvements to arrive 

at an estimate of their depreciated value. 

 

5. Develop appropriate capitalization rates. 

 

6. Calculate the income requirements of the improvements, and deduct the amount from 

the total net income to derive that portion of the income that can be said to be 

attributable to the land. 

 

7. Capitalize the residual income attributable to the land to an indication of value.  

 

 

 

 

 

RATIO METHOD 

   

A technique useful for establishing broad indications of land values is a “typical” 

allocation or ratio method.  In this technique, the ratio of the land value to the total value 

of improved properties is observed in situations where there is good market and/or cost 

evidence to support both the land values and total values.  This market abstracted ratio is 

then applied to similar properties where the total values are known, but the allocation of 

values between land and improvements are not known.  The ratio is usually expressed as 

a percentage that represents the portion of the total improved value that is land value, or 

as a formula:  

 

 

Total Land Value 
x 100% = % Land Is of Total Property Value 

Total Property Value 
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This technique can be used on most types of improved properties, with important 

exceptions being farms and recreational facilities, provided that the necessary market 

and/or cost information is available.  In actual practice, available market information 

limits this technique primarily to residential properties, and to a much lesser extent, 

commercial and industrial properties such as apartments, offices, shopping centers, and 

warehouses.   The ratio technique cannot give exact indications of land values.  It is 

nevertheless useful, especially when used in conjunction with other techniques of 

estimating land values because it provides an indication of the reasonableness of the final 

estimate of land value. 

 

 

The ratio should be extracted from available market information and applied to closely 

similar properties.  It should be noted that any factor that affects the value could also 

affect the ratio of values. Zoning is particularly important because it may require more or 

less improvements be made to the land, or may require a larger or smaller minimum size.  

This tends to have a bearing on the land values, and may influence the ratio of values 

considerably from community to community.  

 

The following is an example of a residential land valuation situation:  

 

Market information derived from an active new subdivision 

Typical Lot Sale Price (most lots equivalent) $15,000 

Improved Lot Sales (range) $65,000 to $75,000 

Indicated Ratio 
$15,000 

To 
15,000 

X 100% 20% to 23% 
75,000 65,000 

 

 

 

 

Similar subdivision, but 100% developed 

Typical Lot Sale Price (most lots equivalent) Unavailable 

Improved Lot Sales (range) $85,000 to $105,000 

Broadest Indicated Range of Lot Values 

(20% x $85,000 to 23% x $105,000) 
$17,000 to $24,150 

Narrowest Indicated Range of Lot Values 

(23% x $85,000 to 20% x $105,000) 
$19,550 to $21,000 

 

If both lots and improvements vary considerably, the broadest range is most appropriate.  

If most lots vary little and are judged equivalent but the improvements vary somewhat, 

the narrowest range is appropriate.  Most subdivisions exhibit a combination of the two 

ranges, showing a narrow typical range, but a wider actual range of land values.  
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MASS APPRAISING 
 

In preceding sections, we have outlined the fundamental concepts, principles, and valuation 

techniques underlying the Appraisal Process.  We will now approach the problem at hand . . .  

the reappraisal of certain specified real property within a total taxing jurisdiction, be it an 

entire county or any subdivision thereof . . .. and to structure a systematic mass appraisal 

program to effect the appraisal of said properties in such a way as to yield valid, accurate, 

and equitable property valuations at a reasonable cost dictated by budgetary limitations, and 

within a time span totally compatible with assessing administration needs.  

 

The key elements of the program are validity, accuracy, equity, economy, and efficiency.  To 

be effective, the program must. . . . . 

  

-  incorporate the application of proven and professionally acceptable techniques 

and procedures;  

 

-  provide for the compilation of complete and accurate data and the processing of 

that data into an indication of value approximating the prices actually being paid 

in the market place;  

 

-  provide the necessary standardization measures and quality controls essential to 

promoting and maintaining uniformity throughout the jurisdiction;  

 

-  provide the appropriate production controls necessary to execute each phase of 

the operation in accordance with a carefully planned budget and work schedule; 

and – 

 

- provide techniques especially designed to streamline each phase of the operation, 

eliminating superfluous functions, and reducing the complexities inherent in the 

Appraisal Process to more simplified but equally effective procedures.  

 

In summary, the objective of an individual appraisal is to arrive at an opinion of value, 

the key elements being the validity of the approach and the accuracy of the estimate.  The 

objective of a mass appraisal for tax purposes is essentially the same.  However, in 

addition to being valid and accurate, the value of each property must be equitable to that 

of each other property, and what's more, these valid, accurate, and equitable valuations 

must be generated as economically and efficiently as possible.  

 

 

OVERVIEW  

 

The prime objective of mass appraisals for tax purposes is to equalize property values.  

Not only must the value of one residential property be equalized with another, but it must 
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also be equalized with each agricultural, commercial, and industrial property within the 

political unit.  

 

The common denominator or the basis for equalization is market value . . . . that price 

which an informed and intelligent person, fully aware of the existence of competing 

properties and not being compelled to act, is justified in paying for a particular property. 

 

The job of the appraiser is to arrive at a reasonable estimate of that justified price.  To 

accomplish this, the coordination of approaches to the valuation of the various classes of 

property must be made so that they are related one to another in such a way as to reflect 

the motives of the prospective purchasers of each type of property.  

 

A prospective purchaser of a residential property is primarily interested in its capacity to 

render service to the family as a place to live.  Its location, size, quality, design, age, 

condition, desirability and usefulness are the primary factors to be considered in making a 

selection.  By relying heavily upon powers of observation and inherent intelligence, 

knowing what could be afforded and simply comparing what is available, one property 

will eventually stand out to be more appealing than another.  So it is likewise the job of 

the appraisers to evaluate the relative degree of appeal of one property to another for tax 

purposes. 

 

The prospective purchaser of agricultural property will be motivated somewhat 

differently.  The primary interest will be in the productive capabilities of the land.  It is 

reasonable to assume that the purchaser will be familiar, at least in a general way, with 

the productive capacity of the farm.  It might be expected that the prudent investor will 

have compared one farm's capabilities against another.  Accordingly, the appraiser for 

local tax equalization purposes must rely heavily upon prices being paid for comparable 

farmland in the community.  

 

The prospective purchaser of commercial property is primarily interested in the potential 

net return and tax shelter the property will provide.  That price which is justified to pay 

for the property is a measure of the prospects for a net return from the investment.  Real 

estate, as an investment then, must not only compete with other real estate, but also with 

stocks, bonds, annuities, and other similar investment areas.  The commercial appraiser 

must explore the rental market and compare the income-producing capabilities of one 

property to another. 

 

The prospective purchaser of industrial property is primarily interested in the overall 

utility value of the property.  Of course, in evaluating the overall utility, individual 

consideration must be given to the land and each improvement thereon.  Industrial 

buildings are generally of special purpose design, and as such, cannot readily be divorced 

from the operation for which they were built.  As long as the operation remains effective, 

the building will hold its values; if the operation becomes obsolete, the building likewise 

becomes obsolete.  The upper limit of its value is its replacement cost new, and its 

present day value is some measure of its present day usefulness in relation to the purpose 

for which it was originally designed.  
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Any effective approach to valuations for tax purposes must be patterned in such a way as 

to reflect the “modus operandi” of buyers in the market place.  As indicated above, the 

motives influencing prospective buyers tend to differ depending upon the type of 

property involved.  It follows that the appraiser's approach to value must differ 

accordingly.  

 

The residential appraiser must rely heavily upon the market data approach to value . . . . 

analyzing the selling prices of comparable properties and considering the very same 

factors of location, size, quality, design, age, condition, desirability, and usefulness, 

which were considered by the buyer.  

 

The commercial appraiser will find that since commercial property is not bought and sold 

as frequently as is residential property, the sales market cannot be readily established.  By 

relying heavily on the income approach to value, the net economic rent that the property 

is capable of yielding can be determined, and the amount of investment required to effect 

that net return at a rate commensurate with that normally expected by investors could also 

be determined.  This can only be achieved through a comprehensive study of the income-

producing capabilities of comparable properties and an analysis of present-day 

investment practices.  

 

The industrial appraiser will not be able to rely on the market data approach because of 

the absence of comparable sales, each sale generally reflecting different circumstances 

and conditions.  Also, it is not possible to rely upon the income approach . . .. again 

because of the absence of comparable investments, and because of the inability to 

accurately determine the contribution of each unit of production to the overall income 

produced.  Therefore, by relying heavily on the cost approach to value, a determination 

must be made of the upper limit or replacement cost new of each improvement and the 

subsequent loss of value resulting overall from physical, functional and economic factors.  

 

The fact that there are different approaches to value, some of which are more applicable 

to one class of property than to another, does not, by any means, preclude equalization 

between classes. Remember that the objective in each approach is to arrive at a price 

which an informed and intelligent person, fully aware of the existence of competing 

properties and not being compelled to act, is justified in paying for any one particular 

property.  Underlying, and fundamental to each of the approaches is the comparison 

process.  Regardless of whether the principal criteria are actual selling prides, income-

producing capabilities, or functional usefulness, like properties must be treated alike.  

The primary objective is equalization.  The various approaches to value, although valid in 

themselves, must nevertheless be coordinated one to the other in such a way as to 

produce values that are not only valid and accurate, but are also equitable.  The same 

“yardstick” of values must be applied to all properties, and must be applied by systematic 

and uniform procedures. 

 

It is obvious that sales on all properties are not required to effectively apply the market 

data approach.  The same is true regarding any other approach.  What is needed is a 
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comprehensive record of all the significant physical and economic characteristics of each 

property in order to compare the properties of “unknown” values with the properties of 

“known” values.  All significant differences between properties must in some measure, 

either positively or negatively, be reflected in the final estimate of value.  

 

Each property must be given individual treatment, but the treatment must be uniform and 

standardized, and essentially no different than that given to any other property.  All the 

factors affecting value must be analyzed and evaluated for each and every property 

within the entire political unit.  It is only by doing this that equalization between 

properties and between classes of properties can be ultimately effected.  

 

All this, at best, is an oversimplification of the equalization process underlying the entire 

Mass Appraisal Program.  The program itself consists of various operational phases, and 

its success depends primarily upon the systematic coordination of collecting and 

recording data, analyzing the data, and processing the data to an indication of value.  

 

 

DATA INVENTORY  

 

Basic to the appraisal process is the collecting and recording of pertinent data.  The data 

will consist of general supporting data, referring to the data required to develop the 

elements essential to the valuation process; neighborhood data, referring to information 

regarding pre-delineated neighborhood units; and specific property data, referring to the 

data compiled for each parcel of property to be processed into an indication of value by 

the cost, market and/or income approach.  

 

The data must be comprehensive enough to allow for the adequate consideration of all 

factors that significantly affect property values.  In keeping with the economics of a mass 

appraisal program, it is costly and impractical to collect, maintain, and process data of no 

or marginal contribution to the desired objectives.  The axiom “too much data is better 

than insufficient data” does not apply.  What does apply is the proper amount of data, no 

more or no less, which is necessary to provide the database necessary to generate the 

desired output.  

 

Cost data must be sufficient enough to develop or select and validate the pricing 

schedules and cost tables required to compute the replacement cost new of 

improvements needed to apply the cost approach to value.  

 

All data pertaining to the cost of total buildings in place should include the parcel 

identification number, property address, and date of completion, construction 

cost, name of builder, source of information, structural characteristics, and other 

information pertinent to analysis.  

 

Cost information may be recorded on the same form (unassigned property record 

card) used to record specific property data.  
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The principal sources for obtaining cost data are builders, suppliers, and 

developers, and it is generally advisable to collect cost data in conjunction with 

new construction pick-ups.  

 

Sales data must be sufficient enough to provide a representative sampling of 

comparable sales needed to apply the market data approach, to derive unit land 

values and depreciation indicators needed to apply the cost approach, and to 

derive gross rent multipliers and elements of the capitalization rate needed to 

apply the income approach.  

 

All sales data should include the parcel identification number, property 

qualification code, month and year of sale, selling price, source of information, 

i.e., buyer, seller, agent, or fee, and a reliable judgment as to whether or not the 

sale is representative of a true arm's length transaction. 

 

Sales data should be recorded on the same form (assigned property record card) 

used to record specific property data, and verified during the property-listing 

phase.  

 

The principal source for obtaining sales data is the County Register of Deeds 

Office, MLS, Sales Letters, Fee Appraisers and the real estate transfer returns.  

Other sources may include developers, realtors, lending institutions, and 

individual owners during the listing phase of the operation.  

 

Income and expense data must be sufficient enough to derive capitalization rates 

and accurate estimates of net income needed to apply the income approach.  

Income and expense data should include both general data regarding existing 

financial attitudes and practices, and specific data regarding the actual incomes 

and expenses realized by specific properties.  

 

The general data should include such information as equity return expectations, 

gross rentals, vacancy and operating cost expectations and trends, prevailing 

property management costs, and prevailing mortgage costs.  

 

Specific data should include the parcel identification number, property address (or 

building ID), source of information, the amount of equity, the mortgage and lease 

terms, and an itemized account of the annual gross income, vacancy loss, and 

operating expenses for the most recent two-year period.  

 

The general data should be documented in conjunction with the development of 

capitalization procedural guidelines.  The specific data, since it is often 

considered confidential and not subject to public access, should be recorded on 

special forms, designed in such a way as to accommodate the property owner or 
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agent thereof in submitting the required information.  The forms should also have 

space reserved for the appraiser's analysis and calculations.  

 

The principal sources for obtaining the general financial data are investors, 

lending institutions, fee appraisers and property managers.  The primary sources 

for obtaining specific data are the individual property owners and/or tenants 

during the listing phase of the operation.  

 

Neighborhood data. At the earliest feasible time during the data inventory phase of the 

operation, and after a thorough consideration of the living environment and economic 

characteristics of the overall county, or any political sub-division thereof, the appraisal 

staff should delineate the larger jurisdictions into smaller “neighborhood units,” each 

exhibiting a high degree of homogeneity in residential amenities, land use, economic 

trends, and housing characteristics such as structural quality, age, and condition.  The 

neighborhood delineation should be outlined on an index (or comparable) map and each 

assigned an arbitrary Neighborhood Identification Code, which when combined with the 

parcel identification numbering system, will serve to uniquely identify it from other 

neighborhoods.  

 

Neighborhood data must be comprehensive enough to permit the adequate consideration 

of value-influencing factors to determine the variations in selling prices and income 

yields attributable to benefits arising from the location of one specific property as 

compared to another.  The data should include the taxing district, the school district, the 

neighborhood identification code, special reasons for delineation (other than obvious 

physical and economic boundaries), and various neighborhood characteristics such as the 

type (urban, suburban, etc.), the predominant class (residential, commercial, etc.), the 

trend (whether it is declining, improving, or relatively stable), its accessibility to the 

central business district, shopping centers, interstate highways and primary transportation 

terminals, its housing characteristics, the estimated range of selling prices for 

residentially-improved properties, and a rating of its relative durability. 

 

All neighborhood data should be recorded on a specially designed form during the 

delineation phase. 

 

Specific property data must be comprehensive enough to provide the data base needed to 

process each parcel of property to an indication of value, to generate the tax roll 

requirements, to generate other specified output, and to provide the assessing officials 

with a permanent record to facilitate maintenance functions and to administer taxpayer 

assistance and grievance proceedings. 

 

The data should include the parcel identification number, ownership and mailing address, 

legal description, property address, property classification code, local zoning code, 

neighborhood identification code, site characteristics, and structural characteristics.  

 

All the data should be recorded on a single, specially-designed property record card 

customized to meet individual assessing needs.  Each card should be designed and 
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formatted in such a way as to accommodate the listing of information and to facilitate 

data processing.  In addition to the property data items noted above, space must be 

provided for a building sketch, land and building computations, summarization, and 

memoranda.  In keeping with the economy and efficiency of a mass appraisal program, 

the card should be formatted to minimize writing by including a sufficient amount of site 

and structural descriptive data that can be checked and/or circled.  The descriptive data 

should be comprehensive enough to be suitable for listing any type of land and 

improvement data regardless of class, with the possible exception of large industrial, 

institutional, and utility complexes that require lengthy descriptions.  In these cases, it 

will generally be necessary to use a specially- designed supplemental property record 

document, keyed and indexed to the corresponding property record card.  The property 

record card should be made a permanent part of the assessing system, and used not only 

in conjunction with the revaluation, but also to update the property records for subsequent 

assessments.  

 

The specific property data should be compiled from existing assessing records and field 

inspections.  The parcel identification number, ownership, mailing address, and legal 

description may be obtained from existing tax rolls.  Property classification codes may 

also be obtained from existing tax rolls (whenever available) and verified in the field.  

Local zoning codes may be obtained from existing zoning maps.  Neighborhood 

identification codes may be obtained from the neighborhood delineation maps.  Lot sizes 

and acreage may be obtained from existing tax maps.  The property address, and the site 

and structural characteristics may be obtained by making a physical inspection of each 

property.  

 

In transferring lot sizes from the tax maps to the property record cards, the personnel 

performing the tasks must be specially trained in the use of standardized lot sizing 

techniques and depth tables, may be used, which are necessary to adjust irregular shaped 

lots and abnormal depths to account for variations from predetermined norms.  In regard 

to acreage, the total acreage may be transferred, but the acreage breakdowns required to 

effect the valuation of agricultural, residential, forestry, commercial, and industrial 

properties must be obtained in the field from the property owner and verified by personal 

observation and aerial photographs, if available.  

   

Field inspections must be conducted by qualified listers under the close supervision of the 

appraisal staff.  During this phase of the operation, the lister must visit each property and 

attempt personal contact with the occupant.  In the course of the inspection, the following 

procedures must be adhered to.  

 

Identification of the property. 

  

Recording the property address. 

 

Interviewing the occupant of the building and recording all pertinent data.  
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Measuring and inspecting the exterior of the building, as well as all other 

improvements on the property, and recording the story height, and the dimensions 

and/or size of each. 

 

Recording a sketch of the principal building(s), consisting of a plan view showing the 

main portion of the structure along with any significant attached exterior features, 

such as porches, etc.  All components must be identified and the exterior dimensions 

shown for each.  

 

Selection of and recording the proper quality grade of the improvement.  

 

Selection of and recording the proper  adjustments for all field priced items. 

 

Reviewing the property record card for completeness and accuracy.  

 

After the field inspection is completed, the property record cards must be submitted to 

clerical personnel to review the cards for completeness, calculate the areas, and make any 

necessary mathematical extensions.  

 

Complete and accurate data are essential to the program.  Definite standardized data 

collection and recording procedures must be followed if these objectives are to be met.  

 

 

PROCESSING THE DATA  

 

This phase of the operation involves the analysis of data compiled during the data 

inventory phase and the processing of that data to an indication of value through the use 

of the cost, market, and income approaches to value.  

 

During the analytical phase, it will be necessary to analyze cost, market, and income data 

in order to provide a basis for validating the appropriate cost schedules and tables 

required to compute the replacement cost new of all buildings and structures; for 

establishing comparative unit land values for each class of property; for establishing the 

appropriate depreciation tables and guidelines for each class of property; and for 

developing gross rent multipliers, economic rent and operating expense norms, 

capitalization rate tables and other related standards and norms required to effect the 

mass appraisal of all the property within an entire political unit on an equitable basis.  

 

After establishing the appropriate standards and norms, it remains to analyze the specific 

data compiled for each property by giving due consideration to the factors influencing the 

value of that particular property as compared to another, and then to process the data into 

an indication of value by employing the techniques described in the section of the manual 

dealing with the application of the traditional approaches to value.  
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Any one, or all three of the approaches, if applied properly, should lead to an indication of 

market value; of primary concern is applying the approaches on an equitable basis.  This will 

require the coordinated effort of a number of individual appraisers, each appraiser acting as a 

member of a team, with the team effort directed toward a valid, accurate and equitable 

appraisal of each property within the political unit.  Each property must be physically 

reviewed, during which time the following procedures must be adhered to.  

 

-  verification of the characteristics recorded on the property record card.  

 

- certification that the proper schedules and cost tables were used in computing the 

replacement cost of each building and structure. 

 

- determination of the proper quality grade and design factor to be applied to each building 

to account for variations from the base specifications.  

 

- making a judgment of the overall condition, desirability, and usefulness of each 

improvement in order to arrive at a sound allowance for depreciation.  

 

- capitalization of net income capabilities into an indication of value in order to determine 

the loss of value attributable to functional and economic obsolescence.  

 

- addition of the depreciated value of all improvements to the land value, and reviewing the 

total property value in relation to the value of comparable properties.  

 

At the completion of the review phase, the property record cards must be, once again, 

submitted to clerical personnel for final mathematical calculations and extensions, and a final 

check for completeness and accuracy.  

 

Once the final values have been established for each property, the entire program should be 

evaluated in terms of its primary objectives . . .. do the values approximate a satisfactory 

level of market value, and what's more important, are the values equitable? Satisfactory 

answers to these questions can best be obtained through a statistical analysis of recent sales 

in an appraisal-to-sale ratio study, if sufficient sales are available.  

 

To perform the study, it is necessary to take a representative sampling of recent valid sales 

and compute the appraisal-to-sale ratio for each of the sales.  If the sample is representative, 

the computed median appraisal-to-sale ratio will give an indication of how close the 

appraisals within each district approximates the market value.  This is providing, of course, 

that the sales included represent true market transactions.  It is then necessary to determine 

the deviation of each individual appraisal-to-sale ratio from the median ratio, and to compute 

either the average or the standard deviation, which will give an indication of the degree of 

equity within each individual district.  What remains then is to compare the statistical 

measures across property classes in order to determine those areas, if any, which need to be 
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further investigated, revising the appraisal, if necessary, to attain a satisfactory level of value 

and equity throughout the entire jurisdiction. 

 

The techniques and procedures set forth herein, if applied skillfully, should yield highly 

accurate and equitable property valuations, and should provide a sound property tax base.  It 

should be noted, however, that no program, regardless of how skillfully administered, can 

ever be expected to be error- free.  The appraisal must be fine-tuned and this can best be done 

by giving the taxpayer an opportunity to question the value placed upon his property and to 

produce evidence that the value is inaccurate or inequitable.  During this time, the significant 

errors will be brought to light, and taking the proper corrective action will serve to further the 

objectives of the program.  What's important in the final analysis is to use all these measures 

as well as any other resources available to affect the highest degree of accuracy and equity 

possible.  
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ESTIMATING REPLACEMENT COST NEW 
 

The informed buyer is not justified in paying anything more for a property than what 

it would cost him to acquire an equally desirable substitute property.  Likewise, the 

upper limit of value of most improvements is the cost of reproducing an equally 

desirable substitute improvement. It follows, then, that a uniform starting point for an 

Equalization Program is to determine the Replacement Cost New of each and every 

improvement. 

 

 

REPLACEMENT COST 

 

Replacement Cost is the current cost of producing an improvement of equal utility to 

the subject property; it may or may not be the cost of reproducing a replica property. 

The distinction being drawn is one between Replacement Cost, which refers to a 

substitute property of equal utility, as opposed to Reproduction Cost, which refers to 

a substitute replica property. 

 

The Replacement Cost of an improvement includes the total cost of construction 

incurred by the builder, whether preliminary to, during the course of, or after 

completion of its construction. Among these are materials, labor, all sub-contracts, 

builder's overhead and profit, architectural and engineering fees, consultation fees, 

survey and permit fees, legal fees, taxes, insurance and the cost of interim financing. 

 

 

PRICING SCHEDULES 

 

Major pricing schedules and related cost tables are included in this manual to assist 

the appraiser in arriving at accurate estimation of Replacement Cost New. They have 

been developed by applying unit-in-place costs to the construction of specified 

hypothetical or model buildings. Application of the schedules involves the selection 

of the model which most nearly resembles the subject building and adjusting its price 

to compensate for all significant variations. Minor pricing schedule schedules and 

related cost table are not included in this manual, but are hereby included by means 

of reference. 

 

Pricing schedules are included for various types of Residential, Agricultural, 

Commercial and Institutional structures. 

 

Cost adjustments for the variations which are most frequently encountered in a 

particular type building are included.  Adjustments for other variations may be made 

by using either the other Feature Cost Tables or other appropriate schedules 
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SELECTING THE PROPER QUALITY GRADE 

 

The quality of materials and workmanship is the one most significant variable to be 

considered in estimating the replacement cost of a structure. Two buildings may be 

built from the same general plan, each offering exactly the same facilities and with 

the same specific features, but with widely different costs due entirely to the quality 

of materials and workmanship used in their construction.  For instance, the cost of a 

dwelling constructed of high quality materials and with the best of workmanship 

throughout can be more than twice that of one built from the same floor plan, but 

with inferior materials and workmanship. 

 

The schedules included in this manual have been developed to provide the appraiser 

with a range of grades comprehensive enough to distinguish all significant variations 

in the quality of materials and workmanship which may be encountered; the basic 

specifications for each grade as to the type of facility furnished remain relatively 

consistent throughout, and the primary criterion for establishing the grade being the 

overall quality of materials and workmanship.  

 

The majority of buildings erected fall within a definite class of construction, 

involving the use of average quality of materials with average quality of 

workmanship. This type of construction being the most common, it can readily be 

distinguished by the layman as well as the professional appraiser.  Consequently, 

better or inferior quality of construction can be comparatively observed. The quality 

grading system and pricing schedules in this manual are keyed to this obvious 

condition; the basic grade being representative of that cost of construction using 

average quality of materials with average quality workmanship. The principal 

Quality Grade classifications are as follows: 

 

Grade X  Superior Quality 

Grade A             Excellent Quality 

Grade B               Good/Very Good Quality 

Grade C               Average Quality 

Grade D               Fair Quality 

 

The five grades listed above will cover the entire range of construction qualities. 

 

 

 

 

 

 

 

 

The general quality specifications for each grade are as follows: 
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X Grade Buildings generally having an outstanding architectural style and 

design, constructed with the finest quality materials and 

workmanship.  Superior quality interior finish, built-in features, 

deluxe heating system, plumbing and lighting fixtures. 

 

A Grade Buildings usually constructed with higher quality materials 

   and workmanship throughout.  Higher quality interior  

   finish and built-in features.  Deluxe heating system 

   and very good grade plumbing and lighting fixtures. 

 

B Grade Buildings constructed with good quality materials and above 

   average workmanship throughout.  Moderate architectural 

   treatment.  Good quality interior finish and built-in features. 

   Good grade heating, plumbing and lighting fixtures.  

 

C Grade Buildings constructed with average quality materials and 

workmanship throughout, conforming to the base specifications used 

to develop the pricing schedule.  Minimal architectural treatment.  

Average quality interior finish and built-in features.    Standard grade 

heating, plumbing and lighting fixtures. 

 

D Grade Buildings constructed with economy quality materials and fair 

workmanship throughout.  Void of architectural treatment.  Cheaper 

quality interior finish and built-in features.  Lower grade heating, 

plumbing and lighting fixtures. 

 

 

 

In order to facilitate using this grading system, and again to promote and maintain 

uniformity in approach, the value relationship of grade to grade as just described has 

been incorporated into the development of the base specifications relating to each 

schedule used in the manual. 

 

 

 

Note:  The appraiser must exercise extreme caution not to confuse the 

concepts “quality” and “condition” when selecting the proper grade.  This is 

especially applicable to older buildings, wherein a deteriorated condition can 

have a noticeable effect on their physical appearance.  A building will always 

retain its initial grade of construction, regardless of its existing deteriorated 

condition.  The Quality Grade ultimately selected must reflect that original 

built-in quality, and the selection of that grade cannot be influenced in any 

way by the physical condition of the building. 

 

 

APPLYING THE PROPER GRADE FACTOR 
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Grading would be a relatively simple process if all buildings were built to conform to 

the quality grade specifications outlined above.  The fact is, however, that this ideal 

condition does not exist.  It is not unusual for any conventional building to be built 

incorporating construction qualities that fall between the established grade levels.  

The grading system in this manual has been designed in such a way as to provide the 

appraiser with a method for accounting for such variations by establishing 

intermediate grades. 

 

If the Subject building is judged to be of a better or inferior quality than the actual 

grade levels, a grade factor of plus (+) or minus (-) should be applied, i.e., C+ would 

be better than a straight “C” Grade, B- poorer than a straight “B” Grade, etc. 

 

There is rarely a clear-cut designation of a specific grade factor.  The appraiser will 

generally select a range, such as C+ to B-, and then weigh the various quality factors 

exhibited in the construction in order to select the proper factor. 

 

Following the above procedures results in the full range of Quality Grade Factors, 

examples of theses factors are listed below. 

 

X (+) 220%  B (+) 135%  D (+) 85% 

X  200%  B  126%  D  78% 

X (-) 180%  B (-) 117%  D (-)    65% 

A (+) 167%  C (+) 110%   

A  155%  C 100%   

A (-) 145%  C (-)      92%   

        

 

Note:  the quality factor ultimately selected should represent a composite 

judgment of the overall Quality Grade.  Generally, the quality of materials 

and workmanship is fairly consistent throughout the construction of a specific 

building; however, since this is not always the case, it is frequently necessary  

to weight the quality of each major component in order to arrive at the proper 

“overall” Quality Grade.  Equal consideration must also be given to any 

“Additions” which are constructed of materials and workmanship 

inconsistent with the quality of the main building. 

 

 

 

 

 

 

APPLYING THE PROPER COST AND DESIGN FACTOR 

 

Architectural fees, material quantities, labor efficiency, and other factors influencing 

total construction costs may vary considerable from one building to another, 

depending upon its particular design. Two dwellings, for instance, showing no 
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marked difference in size and quality may still show a measurable difference in cost, 

attributable primarily to a difference in design. 

 

In computing the replacement cost of any building, therefore, it is necessary to adjust 

the cost to account for any features varying significantly from the base specifications 

from which the pricing schedules were developed. 

 

The pricing schedules included in this manual, unless otherwise specified, have been 

developed to reflect perimeter-to-area wall rations of rectangular shaped buildings, 

uniform eave lines and roof slopes, overhangs, ceiling heights, and other 

architectural features most typical of conventional designs. 

 

The adjustment for variations in design must be made by applying a Cost and Design 

Factor denoting a percentage adjustment of the sub-total replacement cost, i.e., apply 

a +5% to indicate a 5% increase in the replacement cost, apply a +10% to indicate a 

10% increase, etc.   

 

The Cost and Design Factors applicable to dwellings will normally range from 0 to 

15%. However, the Cost and Design Factors applicable to special architectural 

designs may range considerably higher. The selection of the proper Cost and Design 

Factor is largely a product of the experience and sound judgment of the appraiser, 

who must have the ability to analyze various construction components and determine 

the influence of each upon the overall cost. 

 

In lieu of Cost and Design Factors, the appraiser may choose to use the following 

Grade factors for residences of superior quality. 

 

  X3 230%  X4 240%  X5 250% 

  X6 260%  X7 270%  X8 280% 

  X9 290% 

 

 

PRICING SCHEDULES AND COST TABLES 

 

The Pricing Schedules and Cost Tables in this manual are provided to assist the 

appraiser in arriving at accurate and uniform valuations. Used properly, they should 

prove to be an invaluable tool. Quality valuations, however, are not the product of 

schedules and tables themselves, but rather of the appraiser’s ability to use them 

effectively. In order to bring this about, a thorough understanding of the make-up 

and the capabilities and limitations of each schedule is essential. The appraiser must 

know the specifications, from which the base prices were derived, the composition of 

the prices, and the proper techniques and procedures for applying the prices. What’s  

more important, the appraiser must be able to exercise good common sense and 

sound judgment in selecting and using them. 

 

It should also be noted that the schedules and tables in the manual have been 

developed primarily for mass appraisal and tax equalization purposes. They have,  
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therefore, been designed to provide the appraiser with an uncomplicated, fast, and 

effective method of arriving at an accurate estimate of replacement costs. In order to 

maintain simplicity in the schedules, techniques, and procedures, it is often necessary 

to make certain compromises from a strictly technical and engineering point of view. 

Extensive effort has been made in developing the schedules to minimize these 

compromises and limit them to variables that have minimal influence on the final 

value of the building. The schedules have been designed to reflect actual building 

costs and practices. 
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RESIDENTIAL BUILDINGS 
 

 

QUALITY GRADE OR CLASS 

 

The quality grade of materials and workmanship is the one most significant variable 

to be considered in estimating the replacement cost of a structure.  Two buildings 

may be built from the same general plan, each offering exactly the same facilities 

and with the same specific features, but with widely different cost due entirely to the 

quality of materials and workmanship used in their construction.  For instance, the 

cost of a dwelling constructed of high quality materials and with the best of 

workmanship throughout can be more than twice that of one built from the same 

floor plan but with inferior materials and workmanship prevailing. 

 

The following schedule has been developed to distinguish between variations in cost.  

This schedule represents the full range of conventional dwelling construction.  The 

basic specifications for each grade, as to type of facilities furnished is relatively 

constant; that is, each has a specific type of heating system, two bathrooms, kitchen 

unit, and other typical living facilities, but with variable quality of materials and 

workmanship prevailing. 

 

The basic grade represents cost of construction using average quality materials, with 

average workmanship.  The majority of dwellings erected fall within one class above 

and one class below the base grade of C.  The layman or professional appraiser can 

readily distinguish between these classes.  The three classes of grade of quality for 

this group of dwelling have been established as follows: 

 

    Grade C+  Good  Quality 110% 

    Grade C    Average  Quality 100% 

                          Grade C-   Fair  Quality   92% 

 

In order to justify variation in cost, maintain uniformity and retain complete control 

throughout the cost range, we have established these base grades.  The pricing spread 

of 15-20% ± between each grade is based upon the use of better grade materials and 

higher quality workmanship from C Grade to B Grade.  B Grade dwellings are found 

to have better individual features and interior finish, which reflects approximately 

25% higher costs than C Grade.  Likewise, the D Grade dwelling would be 

constructed of approximately 22% less quality than C Grade, due to the type of 

materials used and workmanship.  Consequently, better quality of construction or 

construction of cheaper quality can be comparatively observed. 

 

To cover the entire range of dwelling construction, three additional classes of 

dwellings above the three base grade dwellings must be considered along with one 

grade dwelling below the base three grades. 
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The three base grades above are: 

 

    “X”     Superior Quality 220% 

    “A”     Excellent Quality 155%  

                                               “B” Good/VGood Quality 126%       

 

The X, A and B Grade dwelling incorporates the best quality of materials and 

workmanship.  Construction costs of X Grade dwellings usually run 220% and 

higher than the cost of C Grade dwellings.  Large Beach Homes, mini-mansion, or 

country estate-type homes are usually in this class.  The A Grade dwellings having 

outstanding architectural style and design are generally the custom built homes and 

are 55% better in overall construction than the C Grade dwellings. The B Grade 

dwellings have better workmanship & materials that the C Grade home are are 26% 

better in overall construction. 

 

The dwelling of the cheapest quality construction built of lower-grade materials and 

is the E Grade quality. 

 

These five (5) established base grades or classes of quality will cover the entire range 

of dwelling construction, from the cheapest to the finest in quality. 

 

 

USE OF GRADE FACTORS 

 

The grading method is based on C Grade as standards of quality and design.  A 

factor highest grade level to the lowest grade level is established by means of grade 

factor multipliers.  Since not all dwellings are constructed to fall into one of the 

precise grade levels with no adjustments, it becomes necessary to further refine our 

grading system.  It is not unusual for conventional houses to be built incorporation 

qualities that fall above or below these established grades.  If the house that is being 

appraised does not fall exactly on a specific grade, but should be classified within 

that grade, the use of Grade Factor Symbols (+ or -) will accomplish this adjustment 

in the Grade X, A, B, C, and D Classes. 

 

For a grading increase in the A Grade category, a plus factor can be used, which will 

result in each factor being higher than the last. 

 

A Sample Would Be - A dwelling with outstanding architectural style and design, 

constructed with the finest quality materials and workmanship throughout.  Superior 

quality interior, finish with extensive built-in features.  Deluxe heating system and 

high-grade lighting and plumbing fixtures may be graded A+.  The A+ Grade places 

this house in the Superior Quality range.  The + part of the A+ Grade places this 

house one level above the A Grade category.  Grade A+ has a multiplier of 167%.  

Thus, once you have priced this house to the base level of C, a multiplier of 167% 

would be applied to adjust the C Grade base level up to the A+ Grade level you 

desired. 
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The same approach would apply should you have a house constructed with a very 

cheap grade of materials, usually culls and seconds, and very poor quality 

workmanship resulting from unskilled, inexperienced, do-it-yourself type labor.  

Minimal code, low-grade mechanical features and fixtures may be graded D.  The D 

Grade places this house in the Cheap Quality range.  Grade E has a multiplier of 

78%.  Thus once you have priced this house to the base level of “C”, a multiplier of 

78% would be applied to adjust the C Grade base level down to the D Grade level 

you desired. 

 

NOTE: The quality factor ultimately selected is to represent a composite 

judgment of the overall Quality Grade.  Generally, the quality of 

materials and workmanship is fairly consistent throughout the 

construction of a specific building; however, since this is not always 

the case, it is frequently necessary to weigh the quality of each major 

component in order to arrive at the proper overall Quality Grade.  

Equal consideration must also be given to any additions which are 

constructed of materials and workmanship inconsistent with the 

quality of the main building. 

 

The appraiser must use extreme caution not to confuse Quality and Condition when 

establishing grades for older houses in which a deteriorated condition may have a 

noticeable effect on their appearance.  Grades should be established on original built-

in quality as new dwellings, and not be influenced by physical condition.  Proper 

grading must reflect replacement cost of new buildings.  Bear in mind a house will 

always retain its initial grade of construction, regardless of its present deteriorated 

condition. 
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Grade B+ 

 

 

 
 
 

 

 

Grade B 
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Grade 

C+ 

 
  

 

 

 

 

 

 

 

Grade 

C+ 
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MANUFACTURED HOUSING 
 

While many site-built homes are constructed according to a specific building code to 

ensure proper design and safety, all manufactured homes area constructed in 

accordance with the Federal Manufactured Home Construction and Safety Standards, 

in effect since June 15, 1976. This building code, administered by the United States 

Department of Housing and Urban Development (HUD) and known as the HUD 

Code, regulates manufactured home design and construction, strength and durability, 

fire resistance, and energy efficiency. In the early 1990s, this building code was 

revised to enhance energy efficiency and ventilation standards and to improve the 

wind resistance of manufactured homes in areas prone to winds of hurricane force.  

Every manufactured home has red and silver label certifying that it was built and 

inspected in compliance with the HUD Code. No manufactured home may be 

shipped from the factory unless it complies with the HUD Code and receives the 

certification label from an independent, third-party inspection agency. 

 

MANUFACTURED HOME CLASSIFICATION STANDARDS 

 

Any manufactured home will be considered real property and will be valued in 

accordance with the schedule of values if the owner of the land and the owner of the 

home placed upon the land are the same, having the towing hitch and axle assembly 

removed and placed upon a permanent foundation.  

 

If the owner of the manufactured home does not own the land it occupies, the home 

may be considered a personal property item.   

 

Manufactured homes will be graded within the classifications shown above. Special 

depreciation or adjustment may be applied at the appraisers discretion to  bring the 

value in line with the values of other comparable homes or to the appraiser’s opinion 

of value. 
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RESIDETIAL COST SCHEDULES 

 

The Cost Approach to value lends itself best to property valuation for tax purposes 

for two principle reasons. 

 

1)  Appraisals for Ad Valorem purposes require separate land value estimates. 

 

2)  The Cost Approach can be applied to all classes of property. 

 

The use of one approach to the exclusion of others is contrary to the appraisal 

process.  The approach outlined in this manual includes cost schedules which have 

been developed and are supported through analysis and incorporation of economic 

factors indicated by all three approaches to value; Cost, Income and Market. 

 

The following cost schedules are based on a model residence (Grade C) constructed 

using typical components, average quality workmanship and materials, consisting of 

one twelve hundred (1200) square feet, one full bath, vinyl siding, central heating 

system and crawl space. 

 

Major adjustments from base specifications are included in the following schedules. 

Additional factors 

 

 

  Base Cost    104.15/sq ft 

  Size Adjustment  Area x .000584 +.2992 

   

  Exterior Wall 

  Wood/Vinyl/Stucco/Block Base 

  Brick    +6% 

  Masonry Frame  +3% 

  Stone    +9% 

 

  Plumbing   +1500/additional fixtures 

 

  HVAC 

  Central heat – No AC  Base 

  No central heat  -2250 

  None    -4050 

  Centra; heat with AC  +4500 

 

  Foundation 

  Crawl/Piers   Base 

  Slab    -1500 

  Pilings    +2250 

 

  Elevators   14400 
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  Basement 

  Unfinished   $12.25/ft 

  Finished   $34.95/ft 

 

  Fireplaces 

  WBFP w/1 Opening  5200 

  Prefab    3200 

  Additional Openings    900 

 

   

Some factors and adjustment are also influenced by size, grade, and other factors. 
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Depreciation Table (typical) - %Good 
 

Age  Excellent 
Very 
Good Good Average Fair Poor 

Very 
Poor 

1 100 100 100 100 95 84 74 

2 100 100 100 100 95 84 73 

3 100 100 100 100 94 83 72 

4 100 100 100 99 94 83 71 

5 100 100 100 99 93 82 70 

6 100 100 100 98 93 82 69 

7 100 100 100 98 92 81 68 

8 100 100 100 97 91 81 67 

9 100 100 100 97 91 80 66 

10 100 100 99 96 90 80 65 

11 100 100 99 96 89 79 64 

12 100 100 99 95 89 79 63 

13 100 100 98 95 88 78 62 

14 100 100 98 94 87 77 61 

15 100 100 98 94 87 77 60 

16 100 100 97 93 86 76 59 

17 100 100 97 93 95 75 58 

18 100 100 97 92 85 74 57 

19 100 100 96 92 84 74 57 

20 100 100 96 91 83 73 56 

21 100 100 96 91 83 72 55 

22 100 99 95 90 82 72 55 

23 100 99 95 90 82 71 54 

24 100 99 95 89 81 70 53 

25 100 99 94 89 80 70 53 

26 100 98 94 88 80 69 52 

27 100 98 93 88 79 68 51 

28 100 98 93 87 78 68 51 

29 100 97 92 87 78 67 50 

30 100 97 92 86 77 66 49 

31 100 97 91 86 77 66 49 

32 100 96 91 85 76 65 48 

33 100 96 90 86 76 64 48 
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Depreciation Table (Continued) 

 

Age  Excellent 
Very 
Good Good Avg Fair Poor 

Very 
Poor 

 

34 100 96 90 84 75 64 64 

35 100 95 89 84 75 63 63 

36 100 95 89 83 74 62 62 

37 100 95 88 83 74 62 62 

38 100 94 88 82 73 61 61 

39 100 94 87 81 73 60 60 

40 100 94 87 81 72 60 60 

41 99 93 86 80 72 59 59 

42 99 93 86 80 71 58 58 

43 99 93 85 79 71 58 58 

44 99 92 85 79 70 57 57 

45 98 92 84 78 70 56 56 

46 98 91 84 78 69 56 56 

47 98 91 83 77 69 55 55 

48 97 90 83 77 68 54 54 

49 97 90 82 76 68 54 54 

50 96 89 82 76 67 53 53 

51 96 89 81 75 67 53 53 

52 95 88 81 75 66 52 52 

53 95 88 80 74 66 52 52 

54 94 87 80 74 65 51 51 

55 94 87 79 73 65 51 51 

56 93 86 79 73 64 50 50 

57 93 86 78 72 64 50 50 

58 92 85 78 72 63 49 49 

59 92 85 77 71 63 49 49 

60 91 84 77 71 62 48 48 

  61+ 90 83 76 70 61 47 47 

 

 

 

 

All factors, rates, formulas, and depreciation in this section is subject to  

modification if warranted to arrive at fair market value.
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COMMERCIAL BUILDING SCHEDULES 
 

Commercial and Industrial pricing schedules are provided for a variety of 

buildings based on the use of the property. The General Commercial Schedule is 

to be used as a guide for computing the replacement cost of mercantile type 

buildings, offices, retail, service and similar type structures.  

 

The general application of all the schedules is essentially the same. . . selecting  

the base price (per square foot) which is most representative of the subject 

building and adjusting the base price to account for any significant variation. The 

following rates and schedules are subject to change if it is found during the 

reassessment process that a rate must be tweaked in order achieve market value.  

 

 

SCHEDULE FORMAT - BASE PRICES 

 

The schedules designate base prices by use type for a series of perimeter-area 

ratios and wall types. "C" Grade base prices are provided for various finish types 

at different floor levels with specified floor-to-floor heights, for fire resistant 

construction with brick ( or equal), frame ( or equal), and metal superstructure 

walls and reinforced concrete basement walls. 

 

Pricing adjustments for variations in both wall height and construction type, i.e., 

wood joist or reinforced concrete, together with prices for the various exterior 

walls are included. This makes it possible to select the proper base price which is 

representative of the actual, floor-to-floor heights of the subject buildings for 

either wood joist, fire resistant, fire proof, or light steel construction. 

 

The base prices are determined by selecting the appropriate square foot price for 

fire resistant steel frame construction by exterior wall type and use, adjusting it 

for variations in wall height, and making the proper deduction or addition for 

wood joist or fire proof construction, if necessary. 

 

The base prices for each floor level use type include the exterior walls with 

normal openings, interior finish, mechanical features, and other features for that 

particular floor. In addition to these, each respective floor level includes the 

following features: 

 

First Floor - site preparation and normal foundation construction for a building at 

grade level, normal parapets and coping, ground floor slab including base and 

cement finish, normal roof construction consisting of insulation, decking, 

framing, and utility service. 
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Basement - excavation and backfill and structural floor (for first floor) 

construction consisting of sub floor and framing. 

 

Note:  The cost of the basement exterior wall construction and spread 

footings exclude an allowance for the normal foundation construction 

included with the first floor. 

 

Upper Floors - structural floor construction consisting of sub-floor and framing 

for each respective floor. 

 

Normal partitions, plumbing, and lighting are included for each floor level based 

on use type. Adjustments may be made by for the various base price components 

if the component is greater or less than what is considered normal for the use type. 

 

Example: For general retail, normal is considered a cross partition (separating the 

sales area from the stock area) and partitions for two toilet rooms. If the store 

would be divided into several sales areas, an addition for excessive partitions 

would be applicable. 

 

Stairways (with enclosures in the finished use types) are included in the basement 

and upper floor prices. 

 

 

BASE PRICE COMPONENTS 

 

This table is provided to identify the cost associated with the various components 

included in the base price components for variations in the construction features 

of the floor level. The adjustments are listed for variations most frequently 

encountered in the particular type buildings included with the schedule. 

Adjustments for other variations should be made by using the following tables, or 

other appropriate schedules. 

 

Note: In making adjustments for variations, it is important to consider 

only those items which are significant to value. The replacement cost of a 

building represents the cost of replacing it with a building of equal utility. 

 

 

 

 

QUALITY GRADE SPECIFICATIONS 

 

The base prices are for normal "C" Grade buildings erected with average quality 

materials and workmanship. A Table of Quality Factors is provided to adjust the 

"C" Grade prices in order to account for variations in construction quality.  
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A Grade VERY GOOD: Architecturally attractive buildings constructed 

with higher quality materials and workmanship. Higher quality 

interior finish, built-in features, heating system, and very good 

grade plumbing and lighting fixtures. 

 

B Grade GOOD: Buildings constructed with good quality' materials and 

above average workmanship, moderate architectural treatment.  

Good quality interior finish, built-in features, heating, plumbing, 

and lighting fixtures. 

 

C Grade AVERAGE: Buildings constructed with average quality materials 

and workmanship conforming with the base specifications used to 

develop the pricing schedule. Minimal architectural treatment.  

Average quality interior finish and built-in features. Standard 

quality heating system, plumbing, and lighting fixtures. 

 

D Grade BELOW AVERAGE: Buildings constructed with economy quality 

materials and fair workmanship. Void of architectural treatment.  

Cheap quality interior finish and built-in features.  Low grade 

heating, plumbing, and lighting fixtures. 

 

+/- The appraiser may elect to use apply a positive (+) or minus (-) 

factor to the above grades when in his/her opinion an adjustment is 

warranted. (Examples: A-, B+, C-, etc.) 

 

Note: The quality factor selected is to represent a composite judgment of 

the overall grade. Generally, the quality of materials and 

workmanship is consistent throughout the construction of a 

specific building.  However, since this is not always the case, it is 

necessary to weigh the quality of each major component in order to 

arrive at the proper "overall" quality grade. Particular consideration 

must be given to "special features" such as elevators and banking 

features, since variations for quality are already considered in the 

respective pricing tables.  Equal consideration must also be given 

to those "additions" which are constructed of materials and 

workmanship inconsistent with the quality of the main building. 

 

 

COMMERCIAL GRADE FACTORS: 

A+ = 2.00 B+ = 1.42 C+ = 1.15 D+ = .85 

A   = 1.62 B   = 1.35 C   = 1.00 D   = .75 

A- = 1.50 B-  = 1.25 C-  = 0.92 D-  = .65 
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COMMERCIAL STRUCTURE CODE ASSIGNMENTS 

Structure 
Code Description 

Basic Structure 
Code Frame Fire Res 

Use 
Group 

101 RESIDENTIAL 1 FAMILY 10 COM40 COM40 00 

102 RESIDENTIAL 2 FAMILY 10 COM40 COM40 00 

103 RESIDENTIAL 3 FAMILY 10 COM40 COM40 00 

104 RESIDENTIAL 4 FAMILY 10 COM40 COM40 00 

105 
MIXED 
RESIDENTIAL/COMMERCIAL 10 COM40 COM40 00 

106 CONDO COMMON ELEMENT 10 COM40 COM40 00 

107 CONDO FEE SIMPLE 10 COM40 COM40 00 

201 RES STRCT ON APT VAL 10 COM40 COM40 17 

211 APARTMENTS - GARDEN 02 COM40 COM50 01 

212 APARTMENTS HIGH RISE 01 COM50 COM50 01 

301 RES ON COMM LAND 10 COM40 COM40 17 

314 HOTEL/MOTEL HI RISE 01 COM50 COM50 02 

315 HOTEL/MOTEL LO RISE 02 COM30 COM40 02 

316 NURSING HOME 02 COM40 COM50 00 

318 BRDING-ROOMING HOUSE 10 COM40 COM50 17 

319 MIXED RES/COMM 03 COM40 COM50 03 

321 RESTAURANT 03 COM30 COM40 16 

323 FOOD STAND 03 COM20 COM20 20 

325 FRANCHISE FOOD 09 COM20 COM20 20 

327 BAR/LOUNGE 03 COM30 COM40 24 

328 NIGHT/CLUB/DNR THEATER 03 COM30 COM40 16 

331 AUTO DEALER/F-SEVICE 05 COM30 COM40 04 

332 AUTO SERVICE GARAGE 04 COM30 COM40 14 

333 SERVICE STATION - FULL 03 COM20 COM20 00 

334 SERVICE STATION FULL SERVE 03 COM20 COM20 00 

335 TRUCK STOP 04 COM30 COM40 16 

336 CAR WASH - MANUAL 07 COM20 COM20 00 

337 CAR WASH - AUTOMAITC 04 COM20 COM30 00 

338 PARKING GARAGE/DECK 04 COM40 COM40 13 

339 KWIK LUBE 03 COM20 COM40 14 

340 SUPER REG SHOPMALL 03 COM40 COM50 05 

341 REGIONAL SHPMALL/CNT 03 COM40 COM50 05 

342 COMM SHOPPING CENTER 03 COM30 COM40 03 

343 NBHD SHOPPING CENTER 03 COM30 COM40 03 

344 STRIP SHOPPING CNTR 03 COM30 COM40 03 

345 DISCOUNT DEPT STORE 03 COM30 COM40 19 

346 DEPARTMENT STORES 03 COM40 COM50 09 

347 SUPERMARKET 03 COM30 COM40 19 

348 CONVENIENCE FOOD MKT 03 COM30 COM40 22 

349 MEDICAL OFFICE BLDG 05 COM40 COM50 10 
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351 BANK 05 COM40 COM60 15 

352 SAVINGS INSTITUTION 05 COM40 COM50 15 

353 OFFICE BLDG L/R 1-4S 05 COM40 COM50 04 

354 OFFICE BLDG H-R 5ST 08 COM60 COM60 04 

355 OFFICE CONDOMINIUM 05 COM40 COM50 04 

356 RETAIL CONDOMINIUM 05 COM40 COM50 03 

361 FUNERAL HOME 10 COM40 COM50 00 

362 VETERINARY CLINIC 03 COM30 COM40 24 

363 LEGITIMATE THEATER 06 COM60 COM60 24 

364 MOTION PICTURE THEATER 06 COM40 COM50 24 

365 CINEMA/THEATER 06 COM40 COM40 24 

366 RADIO/TV/MIN PIC STUDIO 05 COM40 COM50 24 

367 SOCIAL/FRATERNAL HALL 03 COM30 COM40 24 

368 HANGAR 04 COM30 COM40 07 

369 DAY CARE CENTER 03 COM30 COM40 23 

370 GREENHOUSE/FLORIST 04 COM30 COM40 03 

371 DOWNTOWN ROW TYPE 03 COM40 COM50 03 

373 RETAIL SINGLE OCCUP 03 COM30 COM40 03 

374 RETAIL MULTI OCCUP 03 COM30 COM40 03 

375 RETAIL DRIVE-UP 03 COM30 COM40 03 

381 BOWLING ALLEY 04 COM30 COM40 24 

382 SKATING RINK 04 COM30 COM40 00 

383 HEALTH SPA 05 COM30 COM40 00 

384 SWIMMING-INDOOR POOL 04 COM20 COM30 00 

385 TENNIS CLUB - INDOOR 04 COM30 COM40 00 

386 RACQUET CLUB INDOOR 03 COM30 COM40 00 

387 COUNTRY CLUB 05 COM40 COM50 04 

388 CLUB HOUSE 03 COM30 COM40 03 

389 COUNTRY CLUB/W CRSE 05 COM40 COM50 04 

391 COLD STORAGE 04 COM30 COM40 12 

392 LUMBER STORAGE 07 COM20 COM30 07 

395 TRUCK TERMINAL 04 COM30 COM40 07 

396 MINI WAREHOUSE 04 COM30 COM40 08 

397 OFFICE/WAREHOUSE 04 COM40 COM50 07 

398 WAREHOUSE 04 COM30 COM40 07 

399 PREFAB WAREHOUSE 07 COM30 COM30 07 

401 MFG/PROCESSING 04 COM40 COM50 12 

405 RESEARCH & DEVELOPMENT 05 COM40 COM50 04 

610 RECREATIONAL/HEALTH 05 COM30 COM40 00 

611 LIBRARY 05 COM50 COM60 00 

612 SCHOOL 05 COM50 COM60 00 

613 COLLEGES & UNIVERSITY 05 COM50 COM60 00 

620 RELIGIOUS 05 COM50 COM60 00 

630 AUDITORIUM 06 COM50 COM60 00 

640 HOSPITALS 05 COM50 COM60 00 
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660 POLICE/FIRE STATIONS 05 COM50 COM60 00 

670 CORRECTIONAL 05 COM50 COM60 00 

680 CULTURAL FACILITIES 05 COM50 COM60 00 

690 RAIL/BUS/AIR TERMINAL 05 COM50 COM50 00 

710 TELEPHONE EQUIPMENT BLDG 04 COM50 COM60 00 

715 TELE SRV GAR FACILITY 04 COM30 COM40 00 

720 RADIO/TV TRANSMITTER BLD 04 COM30 COM40 00 

  

 

COMMERCIAL BASE SF RATES 

Code Level 
Const 
Type Rate   Code Level Const Type Rate 

01 Basement 1 12.25  05 First Floor 2 17.05 

01 First Floor 1 9.7  05 Upper Floor 2 15.5 

01 Upper Floor 1 8.8  05 Basement 3 14.1 

01 Basement 2 13.1  05 First Floor 3 21.65 

01 First Floor 2 13.1  05 Upper Floor 3 19.7 

01 Upper Floor 2 11.9  05 Basement 4 11.35 

01 Basement 3 13.1  05 First Floor 4 11.75 

01 First Floor 3 17.75  05 Upper Floor 4 10.7 

01 Upper Floor 3 16.15  06 Basement 1 12.2 

02 Basement 1 8.1  06 First Floor 1 12 

02 First Floor 1 8.75  06 Upper Floor 1 10.9 

02 Upper Floor 1 8  06 Basement 2 14.45 

02 Basement 2 9.85  06 First Floor 2 18.25 

02 First Floor 2 11.1  06 Upper Floor 2 16.55 

02 Upper Floor 2 10.1  06 Basement 3 14.45 

02 Basement 3 9.85  06 First Floor 3 23.8 

02 First Floor 3 16.3  06 Upper Floor 3 21.65 

02 Upper Floor 3 14.8  06 Basement 4 11.7 

03 Basement 1 12.5  06 First Floor 4 11.9 

03 First Floor 1 10  06 Upper Floor 4 10.8 

03 Upper Floor 1 9.1  07 Basement 1 9.9 

03 Basement 2 13.75  07 First Floor 1 9 

03 First Floor 2 14.4  07 Upper Floor 1 8.15 

03 Upper Floor 2 13.1  07 Basement 2 10.6 

03 Basement 3 13.75  07 First Floor 2 9.9 

03 First Floor 3 18.3  07 Upper Floor 2 9 

03 Upper Floor 3 16.6  07 Basement 3 10.6 

03 Basement 4 12.35  07 First Floor 3 13.1 

03 First Floor 4 10.6  07 Upper Floor 3 11.9 

03 Upper Floor 4 9.65  07 Basement 4 8.6 

04 Basement 1 10.2  07 First Floor 4 8 

04 First Floor 1 9.3  07 Upper Floor 4 7.3 
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04 Upper Floor 1 8.4  08 Basement 1 14.15 

04 Basement 2 10.9  08 First Floor 1 13 

04 First Floor 2 10.2  08 Upper Floor 1 11.8 

04 Upper Floor 2 9.3  08 Basement 2 15.4 

04 Basement 3 10.9  08 First Floor 2 19.2 

04 First Floor 3 13.5  08 Upper Floor 2 17.45 

04 Upper Floor 3 12.2  08 Basement 3 15.4 

04 Basement 4 8.9  08 First Floor 3 24.6 

04 First Floor 4 8.3  08 Upper Floor 3 22.4 

04 Upper Floor 4 7.5  10 Basement 1 3.95 

05 Basement 1 10.2  10 First Floor 1 8.75 

05 First Floor 1 12.3  10 Upper Floor 1 8 

05 Upper Floor 1 11.15  10 Basement 2 4.6 

05 Basement 2 14.1  10 First Floor 2 10.15 

     10 Upper Floor 2 9.25 
 

COMMERCIAL EXTERIOR WALL RATES 

 
Wall 
Code 

Struct 
code Description Rate 

01 01 BRICK VENEER 13.55 

01 02 BRICK VENEER 11.5 

01 03 BRICK VENEER 13.85 

01 04 BRICK VENEER 13.2 

01 05 BRICK VENEER 15.4 

01 06 BRICK VENEER 15.2 

01 07 BRICK VENEER 11.5 

01 08 BRICK VENEER 15.4 

01 10 BRICK VENEER 11.5 

02 01 FRAME 9.1 

02 02 FRAME 8.45 

02 03 FRAME 9.85 

02 04 FRAME 9.1 

02 05 FRAME 10.15 

02 06 FRAME 9.95 

02 07 FRAME 7.7 

02 08 FRAME 10.15 

02 10 FRAME 8.45 

03 01 CONCRETE BLOCK 11.8 

03 02 CONCRETE BLOCK 10.55 

03 03 CONCRETE BLOCK 11.6 

03 04 CONCRETE BLOCK 10.8 

03 05 CONCRETE BLOCK 13 

03 06 CONCRETE BLOCK 12.4 

03 07 CONCRETE BLOCK 8.45 
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03 08 CONCRETE BLOCK 13 

03 10 CONCRETE BLOCK 10.55 

04 01 BRICK & CONCRETE BLOCK 12.6 

04 02 BRICK & CONCRETE BLOCK 11.1 

04 03 BRICK & CONCRETE BLOCK 12.8 

04 04 BRICK & CONCRETE BLOCK 12.05 

04 05 BRICK & CONCRETE BLOCK 14.15 

04 06 BRICK & CONCRETE BLOCK 13.75 

04 07 BRICK & CONCRETE BLOCK 9.8 

04 08 BRICK & CONCRETE BLOCK 14.5 

04 10 BRICK & CONCRETE BLOCK 11.1 

05 01 TILE 16.9 

05 02 TILE 16.6 

05 03 TILE 17 

05 04 TILE 16.1 

05 05 TILE 16.6 

05 06 TILE 16.75 

05 08 TILE 16.6 

05 10 TILE 16.6 

06 01 MASONRY & FRAME 11.3 

06 02 MASONRY & FRAME 10 

06 03 MASONRY & FRAME 11.9 

06 04 MASONRY & FRAME 11.15 

06 05 MASONRY & FRAME 12.8 

06 06 MASONRY & FRAME 12.55 

06 07 MASONRY & FRAME 9.35 

06 08 MASONRY & FRAME 12.8 

06 10 MASONRY & FRAME 10 

07 03 METAL, LIGHT 2.95 

07 04 METAL, LIGHT 2.95 

07 05 METAL, LIGHT 2.95 

07 06 METAL, LIGHT 2.95 

07 07 METAL, LIGHT 2.5 

07 08 METAL, LIGHT 2.95 

08 03 METAL, SANDWICH 14.6 

08 04 METAL, SANDWICH 13.8 

08 05 METAL, SANDWICH 13.8 

08 06 METAL, SANDWICH 13.8 

08 07 METAL, SANDWICH 13.8 

08 08 METAL, SANDWICH 138 

09 01 CONCRETE LOAD BEARING 12.8 

09 02 CONCRETE LOAD BEARING 11.9 

09 03 CONCRETE LOAD BEARING 13.6 

09 04 CONCRETE LOAD BEARING 13.15 

09 05 CONCRETE LOAD BEARING 14.65 
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09 06 CONCRETE LOAD BEARING 14.3 

09 07 CONCRETE LOAD BEARING 10.3 

09 08 CONCRETE LOAD BEARING 14.65 

09 10 CONCRETE LOAD BEARING 11.9 

10 01 CONCRETE NON-LOAD BEARING 12.2 

10 03 CONCRETE NON-LOAD BEARING 12.4 

10 04 CONCRETE NON-LOAD BEARING 12.1 

10 05 CONCRETE NON-LOAD BEARING 13.5 

10 06 CONCRETE NON-LOAD BEARING 12.3 

10 07 CONCRETE NON-LOAD BEARING 9.65 

10 08 CONCRETE NON-LOAD BEARING 13.5 

11 01 GLASS 19.75 

11 02 GLASS 18.6 

11 03 GLASS 20 

11 04 GLASS 18.25 

11 05 GLASS 20.95 

11 06 GLASS 20.5 

11 07 GLASS 15.95 

11 08 GLASS 20.95 

11 10 GLASS 18.6 

12 01 GLASS & MASONRY 18.1 

12 02 GLASS & MASONRY 16.9 

12 03 GLASS & MASONRY 18 

12 04 GLASS & MASONRY 16.55 

12 05 GLASS & MASONRY 20.2 

12 06 GLASS & MASONRY 21.42 

12 07 GLASS & MASONRY 0 

12 08 GLASS & MASONRY 20.2 

12 10 GLASS & MASONRY 16.9 

13 04 ENCLOSURE 2.65 

13 07 ENCLOSURE 2.75 

14 03 CONCRETE TILT-UP 10.75 

14 04 CONCRETE TILT-UP 9.7 

14 05 CONCRETE TILT-UP 11.15 

14 06 CONCRETE TILT-UP 11.1 

14 07 CONCRETE TILT-UP 7.4 

14 08 CONCRETE TILT-UP 11.15 

15 01 SOLAR GLASS 26.95 

15 02 SOLAR GLASS 29.7 

15 03 SOLAR GLASS 31.75 

15 04 SOLAR GLASS 29.35 

15 05 SOLAR GLASS 34.85 

15 06 SOLAR GLASS 34.25 

15 08 SOLAR GLASS 34.85 

15 10 SOLAR GLASS 29.7 
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16 01 ASBESTOS, COR. RIG. 8.15 

16 02 ASBESTOS, COR. RIG. 7.7 

16 03 ASBESTOS, COR. RIG. 9 

16 04 ASBESTOS, COR. RIG. 8.6 

16 05 ASBESTOS, COR. RIG. 9.4 

16 06 ASBESTOS, COR. RIG. 9.2 

16 07 ASBESTOS, COR. RIG. 6.2 

16 08 ASBESTOS, COR. RIG. 9.4 

16 10 ASBESTOS, COR. RIG. 7.7 

17 01 MASONRY & MTL 12.2 

17 02 MASONRY & MTL 10.75 

17 03 MASONRY & MTL 12.5 

17 04 MASONRY & MTL 12.1 

17 05 MASONRY & MTL 13.5 

17 06 MASONRY & MTL 11.75 

17 07 MASONRY & MTL 0 

17 08 MASONRY & MTL 13.5 

17 10 MASONRY & MTL 10.75 

18 01 NATIVE STONE 11.3 

18 02 NATIVE STONE 10 

18 03 NATIVE STONE 11.9 

18 04 NATIVE STONE 11.5 

18 05 NATIVE STONE 12.8 

18 06 NATIVE STONE 12.55 

18 07 NATIVE STONE 9.35 

18 08 NATIVE STONE 12.8 

18 10 NATIVE STONE 9.95 
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COMMERCIAL INTERIOR FINISH RATES 

USE  BASE   USE  BASE  

TYPE DESCRIPTION 
SF 
RATE 

INT 
FIN  TYPE DESCRIPTION 

SF 
RATE INT FIN 

11 APARTMENT 42 -4.75  54 NURSING HOMES 45.5 -9.25 

12 HOTEL 33.8 -4.3  55 SCHOOL 41.15 -9.25 

21 MOTEL 30.5 -4  56 HOSPITAL 122.4 -15.7 

23 DORMITORY 35.05 -4.3  57 LIBRARY 44.4 -9.25 

25 DWG CONV-OFFICE 54 -4.75  58 FUNERAL HOME 32.75 -4.85 

26 DWG CONV-SALES 54 -4.75  61 AUDITORIUM/THEATER 34.4 -4.55 

27 DWG 54 -4.75  62 CINEMA 33.2 -4.55 

31 RESTAURANT 33.6 -6  63 RELIGIOUS INST 33.9 -4.55 

32 DEPARTMENT STORE 24.9 -5.35  64 SOCIAL/FRATERNAL HALL 31.6 -4.55 

33 DISCOUNT STORE/MKT 
18.6 

-5.35  70 
SERVICE STATION 
W/BAYS 19.10 -0.9 

34 RETAIL STORE 
18.9 

-5.35  71 
SERVICE STN-CONV 
RETAIL 20.15 -0.9 

35 TAVERN/BAR 31.2 -5.35  72 SERVICE STN-CONV STG 19.1 -0.9 

36 BAR LOUNGE 
31.2 

-5.35  73 
SERVICE STATION W/O 
BAY 28.85 -0.9 

37 CAFETERIA 34 -4.4  74 CAR WASH MANUAL 7.85 -2 

38 CONVENIENCE STORE 26.4 -5.35  75 CAR WASH AUTOMATIC 7.85 -2 

39 MALL SHOPS 20.82 -5.75  76 KWIK LUBE 19.1 -0.9 

41 MINI-WAREHOUSE 7.2 -0.9  81 MULTI-USE APARTMENTS 23.65 -3.7 

42 HANGAR 7.55 -0.9  82 MULTI-USE OFFICE 32.76 -4.85 

43 MANUFACTURING 7.92 -0.9  83 MULTI USE SALES 15.55 -2.45 

44 LIGHT MANUFACTURING 6.5 -0.9  84 MULTI USE STORAGE 7.85 -2 

45 WAREHOUSE 6.5 -0.9  85 ENCLOSURE 18 -4.8 

46 AUTO SHOWRM/OFFICE 21.2 -4.85  86 SUPPORT AREA 7.85 -2 

47 AUTO PARTS/SERVICE 7.9 -0.9  88 MULTI USE RR/LOCKER 7.85 -2 

48 TENNIS CLUB 17.15 -.9  90 PARKING GARAGE 2.4 0 

49 RACQUET BALL COURT 32.8 -2  91 UNFIN RES BSMT 5.8 -2 

50 SKATE RINK ICE/ROLL 15.55 -2.45  95 COVERED MALL 17.5 -5.35 

51 BANK/SAVINGS INST 47.82 -9.45  100 FOOD FRANCHISE 82.2 0 

52 MEDICAL CENTER 
51.2 

-9.25  990 
PARKING GAR UPPER 
LEVEL 0.01 0 

53 OFFICES 40.8 -9.25      
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COMMERCIAL PARTITION ADJ 

USE   BELOW  ABOVE 

TYPE NAME NONE NORM NORM NORM 

11 APT -9.1 -0.95  1.02 

12 HOTEL -13.7 -1.55  1.9 

21 MOTEL -12.65 -1.55  1.9 

23 DORM -13.85 -1.55  1.85 

25 DWG CNV-OFFC -8.8 -1.5  1.9 

26 DWG CONV-SAL -8.8 -1.5  1.9 

27 DWG -8.8 -1.5  1.9 

31 RESTAURANT -11.75 -4.1  8.2 

32 DEPT STORE -5.15 -1.15  1.5 

33 DISCNT STORE -1.8 -0.2  0.3 

34 RETAIL STORE -2.35 -0.78  0.95 

35 TAVERN/BAR -7.7 -2.6  3 

36 BAR LOUNGE -7.7 -2.6  4.2 

37 CAFETERIA -4 -1.4  2.15 

38 CONVNCE STOR -2.35 -0.8  0.95 

39 MALL SHOPS -2.35 -0.8  0.95 

41 MINI WRHSE -0.85 -0.65  0.85 

42 HANGAR -0.65 -0.2  0.3 

43 MFTG -01.1 -0.4  0.85 

44 LT MFGT -1.1 -0.4  0.85 

45 WRHSE -0.85 -0.65  0.85 

46 AUTO SHWRM -3.6 -0.95  1.4 

47 AUTO PRTS/SR -1.1 -0.4  0.65 

48 TENNIS CLUB -3.6 -0.4  0.65 

49 RQT BALL COR -18 -1.8  5.2 

50 SKT RNK -2.3 -0.8  0.95 

51 BNK/SAV INST -19.75 -3.05  3.55 

52 MED CENTER -21.1 -3.1  3.6 

53 OFFICES -15.4 -3.35  4.4 

54 NRSNG HOMES -16.1 -2.6  3.1 

55 SCHOOL -15.4 -0.65  2.6 

56 HSPTL -35.5 -3.2  3.55 

57 LIBRARY -1.4 -2  2.35 

58 FNRL HOME -12.8 -3.1  4 

61 AUDTRM/THETR -12.55 -2.35  3.5 

62 CINEMA -12.6 -2.95  3.7 

63 RLIGUS INST -13.2 -3.1  4 

64 SCL/FRAT HAL -11.4 -2.15  2.5 

70 SRVC STN BAY -7.85 -0.95  01.1 

71 SRVC STN-CV -7.85 -0.95  1.1 

72 SRVC ST-CV -7.85 -0.95  1.1 
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73 SRVC STN -7.85 -0.95 0 1.1 

74 CAR WSH MANL -0.9 -0.3  0.4 

75 CAR WSH AUTO -0.95 -0.3 0 0.4 

76 KWIK LUBE -7.85 -0.95 0 1.1 

81 MULT-USE APT -9.45 -0.95  1.1 

82 MULT-USE OFC -12.8 -3.2  4 

83 MULTI SALES -2.3 -0.8  0.95 

84 MLTI STORAGE -0.95 -0.3  0.4 

85 ENCLOSURE -8.8 -1.5  1.9 

86 SPRT AREA -0.95 -0.3  0.4 

88 MULT-USE RR -0.5 -0.  0.4 

90 PRKNG GRGE -0.85 -0.65  0.85 

91 UNFIN BSMT -0.95 -0.3  0.5 

95 COVERED MALL -0.95 -0.3  0.4 

 

 

COMMERCIAL HEATING ADJ 

USE   HOT STEAM UNIT  HEAT  
TYPE NAME NONE AIR OTHER HEATER ELEC. PUMP SOLAR 

11 APT -1.9   -1.3    
12 HOTEL -2.15   -1.5    
21 MOTEL -2.05   -1.5    
23 DORM -2.15   -1.5    
25 DWG CNV-OFFC -2.05   -1.5    
26 DWG CONV-SAL -2.05   -1.5    
27 DWG -2.05   -1.5    
31 RESTAURANT -2.3   -1.3    
32 DEPT STORE -2.3   -1.3    
33 DISCNT STORE -2.3   -1.3    
34 RETAIL STORE -2.3   -1.3    
35 TAVERN/BAR -2.3   -1.3    
36 BAR LOUNGE -2.3   -1.3    
37 CAFETERIA -1.55   -1.1    
38 CONVNCE STOR -2.3   -1.3    
39 MALL SHOPS -2.3   -1.3    
41 MINI WRHSE -2.15   -1.15    
42 HANGAR -2.15   -1.15    
43 MFTG -2.15   -1.15    
44 LT MFGT -2.15   -1.15    
45 WRHSE -2.15   -1.15    
46 AUTO SHWRM -2.15   -1.15    
47 AUTO PRTS/SR -2.15   -1.15    
48 TENNIS CLUB -2.15   -1.15    
49 RQT BALL COR -1.8   -0.8    
50 SKT RNK -2.05   -1.15    
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51 BNK/SAV INST -3.1   -2.3    
52 MED CENTER -3.1   -2.3    
53 OFFICES -3.1   -2.3    
54 NRSNG HOMES -3.1   -2.3    
55 SCHOOL -3.1   -2.3    
56 HSPTL -4.7 3.77  2.6    
57 LIBRARY -3.1   -2.3    
58 FNRL HOME -3.05   -2.15    
61 AUDTRM/THETR -3.55   -2.6    
62 CINEMA -3.55   -2.6    
63 RLIGUS INST -3.55   -2.6    
64 SCL/FRAT HAL -3.55   -2.6    
70 SRVC STN BAY -2   -0.3    
71 SRVC STN-CV -2   -0.3    
72 SRVC ST-CV -2   -0.3    
73 SRVC STN -2 0 0 -0.3 0 0 0 

74 CAR WSH MANL -2.05   -1.15    
75 CAR WSH AUTO -2.05 0 0 -1.15 0 0 0 

76 KWIK LUBE -2 0 0 -0.3 0 0 0 

81 MULT-USE APT -1.9   -1.4    
82 MULT-USE OFC -3.05   -2.15    
83 MULTI SALES -2.05   -1.15    
84 MLTI STORAGE -2.05   -1.15    
85 ENCLOSURE -2.05   -1.5    
86 SPRT AREA -2.05   -1,15    
88 MULT-USE RR -2.05   -1.15    
90 PRKNG GRGE        
91 UNFIN BSMT  2.05 2.05 1.15 2.05 2.05 2.05 

95 COVERED MALL -2.3   -1.3    
 

 

    

COMMERCIAL AIR CONDITIONING ADJ 

USE      
TYPE NAME NONE CENT. UNIT HVAC 

11 APT -2.95  -1.15  
12 HOTEL -3.25  -1.3  
21 MOTEL -3.25  -1.3  
23 DORM -3.05 0 -1.3  
25 DWG CNV-OFFC -3.05 0 -1.3  
26 DWG CONV-SAL -3.05  -1.3  
27 DWG -3.05  -1.3  
31 RESTAURANT -7.85  -1.9  
32 DEPT STORE -3.6  -1.9  
33 DISCNT STORE -3.6  -1.9  
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34 RETAIL STORE -3.6  -1.9  
35 TAVERN/BAR -3.6  -1.9  
36 BAR LOUNGE -3.6  -1.9  
37 CAFETERIA -3.6  -1.9  
38 CONVNCE STOR -3.6  -1.9  
39 MALL SHOPS -3.6  -1.9  
41 MINI WRHSE  3.3 1.5  
42 HANGAR  3.3 1.5  
43 MFTG  3.3 1.5  
44 LT MFGT  3.3 1.5  
45 WRHSE  3.3 1.5  
46 AUTO SHWRM -3.3  -1.5  
47 AUTO PRTS/SR -3.3  -1.5  
48 TENNIS CLUB -3,3  -1.5  
49 RQT BALL COR -2.65  -1.5  
50 SKT RNK -3.55  -1.4  
51 BNK/SAV INST -4  -1.85  
52 MED CENTER -4  -1.85  
53 OFFICES -4  -1.85  
54 NRSNG HOMES -4  -1.85  
55 SCHOOL -4  -1.85  
56 HSPTL -4.85  -2.25  
57 LIBRARY -4  -1.85  
58 FNRL HOME -4  -1.85  
61 AUDTRM/THETR -4  -1.6  
62 CINEMA -4  -1.6  
63 RLIGUS INST -4  -1.6  
64 SCL/FRAT HAL -4  -1.6  
70 SRVC STN BAY  3.3 1.5  
71 SRVC STN-CV  3.3 1.5  
72 SRVC ST-CV  3.3 1.5  
73 SRVC STN 0 3.3 1.5  
74 CAR WSH MANL  3.25 1.45  
75 CAR WSH AUTO 0 3.25 1.45  
76 KWIK LUBE 0 3.3 1.5  
81 MULT-USE APT -2.9  -1.15  
82 MULT-USE OFC -3.95  -1.85  
83 MULTI SALES -3.55  -1.85  
84 MLTI STORAGE  3.25 1.45  
85 ENCLOSURE -3.05  -1.15  
86 SPRT AREA  3.25 1.45  
88 MULT-USE RR  3.25 1.45  
91 UNFIN BSMT  3.25 1.45  
95 COVERED MALL -3.6  -1.9  
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COMMERCIAL PLUMBING ADJ 

USE   BELOW  ABOVE 

TYPE NAME NONE NORM NORM NORM 

11 APT -2.8 -0.8  0.9 

12 HOTEL -5.75 -1.45  1.85 

21 MOTEL -5.4 -1.4  1.85 

23 DORM -5.6 -1.45 0 2 

25 DWG CNV-OFFC -3.35 -1 0 1.45 

26 DWG CONV-SAL -3.35 -1  1.45 

27 DWG -3.35 -1  1.45 

31 RESTAURANT -6.8 -2.3  3.3 

32 DEPT STORE -2.65 -2.35  0.85 

33 DISCNT STORE -1.55 -0.4  1.55 

34 RETAIL STORE -1.5 -0.65  0.95 

35 TAVERN/BAR -6.8 -2.3  3.3 

36 BAR LOUNGE -6.8 -2.3  3.3 

37 CAFETERIA -4.4 -1.5  2.15 

38 CONVNCE STOR -1.5 -0.6  0.95 

39 MALL SHOPS -1.5 -0.6  0.95 

41 MINI WRHSE -1 -0.85  0.9 

42 HANGAR -1 -0.85  1 

43 MFTG -1.15 -0.4  0.65 

44 LT MFGT -1.15 -0.4  0.65 

45 WRHSE -1 -0.85  0.9 

46 AUTO SHWRM -2.45 -0.8  0.95 

47 AUTO PRTS/SR -1.4 -0.65  0.9 

48 TENNIS CLUB -2.45 -0.65  095 

49 RQT BALL COR -1.8 -0.5  1.8 

50 SKT RNK -1.5 -0.65  0.9 

51 BNK/SAV INST -4.2 -1.5  2.3 

52 MED CENTER -6.3 -2.35  3.25 

53 OFFICES -2.05 -0.3  2.6 

54 NRSNG HOMES -6.65 -1.9  2.6 

55 SCHOOL -4.3 -1.45  2.05 

56 HSPTL -12.8 -3.05  4.15 

57 LIBRARY -3.5 -1.3  1.9 

58 FNRL HOME -2.95 -1.15  1.8 

61 AUDTRM/THETR -4.32 -1  1.4 

62 CINEMA -3.1 -0.8  0.95 

63 RLIGUS INST -3.3 -1.15  1.8 

64 SCL/FRAT HAL -3.5 -1.3  1.9 

70 SRVC STN BAY -5.7 -1.9  1.1 

71 SRVC STN-CV -5.7 -1.9  1.1 

72 SRVC ST-CV -5.7 -1.9  1.1 
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73 SRVC STN -15.4 -7.85 0 2.95 

74 CAR WSH MANL -0.95 -01.4  0.4 

75 CAR WSH AUTO -0.95 -0.3 0 0.4 

76 KWIK LUBE -5.7 -1.9 0 1.1 

81 MULT-USE APT -2.9 -0.85  0.95 

82 MULT-USE OFC -2.95 -1.15  1.8 

83 MULTI SALES -1.5 -0.65  0.9 

84 MLTI STORAGE -0.95 -0.3  0.4 

85 ENCLOSURE -3.35 -1  1.45 

86 SPRT AREA -0.95 -0.3  0.4 

88 MULT-USE RR -0.95 -0.3  0.4 

91 UNFIN BSMT 
-0.95 

0 -0.3  0.5 

95 COVERED MALL     
 

COMMERCIAL OTHER FEATURES 

Code Description Unit  

Rate 
Per 
Unit 

AE1 AERIAL WALK Area 214.55 

AT3 ATRIUM-COVER ONLY Area 34.3 

AT4 ATRIUM WALLS Area 12.4 

BA1 BALCONY Area 8.4 

BC1 BANK CANOPY-DRIVE IN Area 30.9 

BE0 BANK PNEUMATIC TUBE Lineal 620 

BE1 BANK VAULT - NO DOOR Area 110.7 

BE2 BANK VAULT REC ST/ND Area 33.4 

BE3 BANK VAULT DR CIRC $ Each 125500 

BE4 BANK VAULT DR RECT $ Each 34300 

BE5 BANK VAULT DR REC ST Each 2750 

BE6 BANK NT DEP CHUTE Each 7120 

BE7 BANK DR IN WINDOW Each 9160 

BE8 BANK SERV WINDOW Each  
BE9 BANK DR IN TELLER BOOTH Area 79.5 

BT0 ATM STRUCTURE Each 24340 

BT1 BASEMENT TOP Area 7.9 

CA1 CENTRAL AIR CONDITIONING Area 3.55 

CA2 UNIT AIR CONDITIONER Area 1.85 

CF1 COOLER-CHILLER Area 7.7 

CF2 COOLER-FREEZER Area 9.65 

CF3 COOLER-SHARP FREEZE Area 13.15 

CM1 COVERED MALL Area 24.75 

CP5 CANOPY ONLY Area 6.7 

CP6 CANOPY ROOF/SLAB Area 8.2 

CP7 CANOPY RF-ECONOMY Area 10.8 
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CP8 CANOPY RF-AVERAGE Area 15 

CP9 CANOPY RF-GOOD Area 24 

CR1 COMPUTER FLOOR Area 12.05 

CR2 COMPUTER ROOM AIR CTL Area 8 

CR3 COMPUTER FIRE SUPP Area 10.25 

CS1 CONCESSION STAND (EL) Area 9 

CS2 CONCESSION STAND (BA) Area 18 

CW1 CRANEWAYS Lineal 37.75 

CW2 CRANEWAYS Lineal 45.3 

CW3 CRANEWAYS Lineal 50.65 

DL1 DOCK LEVEL FLOOR Area 1.15 

EE1 ENCLOSED ENTRY Area 23.15 

FI1 FIREPLACE 1 OPENING Each 3000 

FI2 FIREPLACE 2 OPENINGS Each 4410 

FI3 FIREPLACE 3 OPENINGS Each 5880 

GH4 GREENHSE-ECONOMY Area 8.45 

GH5 GREENHSE-AVERAGE Area 10.85 

GH6 GREENHSE-GOOD Area 12.65 

GZ1 GAZEBO Area 14.4 

LD1 LOAD DOCK,ST OR CONC Area 1.25 

LD2 LOADING DOCK, WOOD Area 7 

LD3 LOADING DOCK, INTR Area 22.3 

LD4 TRUCK & TRAIN WELLS Area 12.25 

LD5 DOCK LEVELERS Each 5110 

LP3 PATIO, CONCRETE Area 2.7 

LP4 PATIO, ASPHALT Area 1.75 

LP5 PATIO, FLGST-SND-BSE Area 5.45 

LP6 PATIO, FLGST-CON-BSE Area 6.9 

LP7 PATIO, BRICK Area 6.6 

MR1 MONITOR ROOF Area 3.3 

MR2 HIGH BAY ROOF Area 3.3 

MS1 MISCELLANEOUS Each 1.2 

OA1 OPEN AREA APT. HOTEL Area 6.35 

OA2 OPEN AREA MOTEL DWLG Area 5.8 

OA3 OPEN AREA STORE RSTR Area 6.85 

OA4 OPEN AREA INDSTR/WHS Area 6.85 

OA5 OPEN AREA BANKS OFFICE Area 8.35 

OA6 OPEN AREA THEAT AUDT Area 8 

OA7 OPEN AR.LT MTL/AG BD Area 4.9 

OA8 OPEN AREA HI RISE OFFICE Area 8.6 

OD1 OVERHEAD DR-WOOD/MTL Area 11.9 

OD2 OVERHEAD DR-ROLL STL Area 18.85 

OD3 OVRHD DR-MTR-OP-WD-MT Area 15.8 

OD4 OVRHD DR-MTR-OP-RL-ST Area 25.1 

PR1 PORCH, OPEN Area 19.2 
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PR2 PORCH, ENCLOSED Area 30 

PR3 PORCH, OPEN UPPER Area 12 

PR4 PORCH, ENCLOSED UPPER Area 18 

PR6 PORCH, SCREENED Area 26.4 

PR8 PORCH SCREEN-UPPER Area 16.3 

RA1 GARAGE-ATTACHED-FRM Area 14.6 

RA2 GARAGE-ATTACHED-MAS Area 18.65 

RC1 CARPORT Area 8.2 

RR1 RAILROAD TRACKAGE Lineal 72.1 

RS1 UTILITY BLDG-FRAME Area 9.3 

RS2 UTILITY BLDG-METAL Area 12.2 

RS3 UTILITY BLDG-BRK/STN Area 13.2 

SC2 INDOOR POOL Area 42.9 

SF1 STORE FRONT/WOOD FRAM Lineal 85.85 

SF2 STORE FRONT/AV MET F Lineal 171.6 

SF3 STORE FRONT/ELABORATE Lineal 247.45 

SK1 INDOOR SKATING RINK Area 13 

SS1 SPRINKLER SYS WET Area 2.1 

SS2 SPRINKLER SYS DRY Area 2.4 

TS1 TRUCK SCALE Area 0 

TS2 TRUCK SCALE-ELEC.RDR. Each 5900 

TU1 TUNNEL Area 360.4 

TU2 TUNNEL UTILITY Area 112.85 

WD1 WOOD DECK Area 8.05 

 

 

 

All factors, rates, formulas, and depreciation in this section is subject to  

modification if warranted to arrive at fair market value. 
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OTHER BUILDING AND YARD ITEMS PRICING SCHEDULES 
 

 

The Other Building and Yard Item pricing schedules are provided to calculate the 

replacement cost new of a variety of types of structures typically associated with 

residential property. 

 

Base prices and adjustments are provided for swimming pools, detached garages, 

greenhouses, carports, canopies, utility buildings, tennis courts, boat houses, and 

boat docks. Each structure has been assigned a unique Structure Type Code to be 

utilized on Computer-Assisted Mass Appraisal (CAMA) programs. 

 

Depreciation allowances, where applicable, are included on the appropriate 

schedule.  

 

GRADE FACTOR: 

Grade A Grade B Grade C Grade D Grade E 

155% 125% 100% 85% 55% 

 

 

 The depreciated values of most other buildings are arrived using the following 

formula.  The rates (R2, R2 & R3) used are contained in the following table. There may 

be instances where the appraiser finds it necessary to make other adjustments to arrive a 

fair estimate of value. 

 

Formula: 

 
[R1 + (square root of area x R2) + (Area x R3)] x 1.25 x Grade Factor x Depreciation% = Value 

 

 Area = area of building 

  

CODE DESCRIB R1 R2 R3 

AB1 BANK BARN   30.60 

AB2 FLAT BARN   13.75 

AB3 STABLE   38.75 

AB4 EQUESTRIAN BARN/STABLE   60.50 

AC1 WOOD CORN CRIB   7.50 

AC2 WOOD CORN CRIB   7.50 

AG1 STL GRN BIN ND   0 

AK1 BUNKER SILO   0 

AL1 LEAN-TO   4.40 

AO1 POT STRG UNDGD   5.10 
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CODE DESCRIB R1 R2 R3 

 

AO1 POT STRG UNDGD   5.10 

AP1 MTL PL.BARN 4S   5.60 

AP2 WD POLEBARN 4S   5.90 

AP3 MTL PL.BN 1SOP   5.20 

AP4 WD PL.BRN 1SOP   5.20 

AP5 MTL PL.BN 4SOP   3.50 

AP6 WD PL.BRN 4SOP   3.20 

AQ1 QUONSET HUT   11.25 

AS1 CONC SILO W RF   5.30 

AS5 SILO-PREFAB   2.85 

AV1 SWINE FARROW B   10.00 

AW2 SWINE CONFIN B   6.75 

AX1 PREFAB STL BLD   8.10 

BC1 BANK CANOPY-DRIVE   71.25 

BD1 BOAT DOCK (WOOD T   18.75 

BH1 BOATHOUSE OPEN   25.00 

BH2 BOAT HOUSE ENCLOS   28.00 

BK1 BULKHEAD/RET.WALL   85 

BRW BRICK WALL   190 

BS1 BOAT SLIP ECONOMY   1500 

BS2 BOAT SLIP AVERAGE   2000 

BS3 BOAT SLIP GOOD   2500 

BT0 AUTO TELLER MACHINE   100 

BT2 BATH HOUSE   86.25 

CB1 CABIN WITH PLUMBING   86.25 

CB2 CABIN WITHOUT PLUMBING   76.25 

CBW CONCRETE BLK WALL   200 

CD1 COMMERCIAL WOOD DECK   20.35 

CP5 CANOPY ONLY   15.25 

CP6 CANOPY ROOF/SLAB   21.60 

CP7 CANOPY RF-ECONOMY   26.65 

CP8 CANOPY RF-AVERAGE   34.30 

CP9 CANOPY RF-GOOD   44.50 

FN1 FENCE CHN-LNK   15.25 

FN2 EFNCE PICKETT   12.10 

FN3 FENCE PRIVACY   14.30 

FN4 FENCE POST & RAIL   11.45 

FN5 FENCE BSKTWEAVE   13.70 

FN6 FENCE BRCK/STONE WA   24.15 

FN7 FENCE WROUGHT IRON   24.15 
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CODE DESCRIB R1 R2 R3 

 

GC1 GOLF COURSE HOLE-EX.   190000 

GC2 GOLF COURSE HOLE-VG   160000 

GC3 GOLF COURSE HOLE-GD   130000 

GC4 GOLF COURSEHOLE-AV   100000 

GC5 GOLF COURSE HOLE-FR   85000 

GC6 GOLF COURSE HOLE-PAR 3   50000 

GC7 GOLF COURSE HOLE-MINIATURE   7000 

GH1 GHOUSE WD FRAME   68.15 

GH2 GHOUSE PIPE METAL   12.20 

GH3 GHOUSE PLAS FRAME   6.10 

GS3 
ATTENDANT BOOTH 
MASONRY/GLASS   193.00 

GS4 ATTENDANT BOOTH FRAME/BLOCK   155.00 

GT1 GATE HOUSE   8.15 

GZ1 GAZEBO   21.25 

LD1 LOADING DOCK -CONC OR STL   17.75 

LD2 LOADING DOCK -WOOD   17.75 

LD3 LOADING DOCK -INTERIOR   17.75 

LD4 TRUCK/TRAIN WELLS   17.75 

LD5 DOCK LEVELERS   17.75 

LT1 LGHT MER-WL-MTD-F   800 

LT2 LGHT INC-WL-MTD-F   240 

LT3 LGHT FLO-POLE & B   1200 

LT4 LGHT INCN-POLE &   1900 

LT5 LGHT MER-POLE & B   2200 

MH1 M.H. SITE PARK-EX   19000 

MH2 M.H. SITE PARK-GD   16000 

MH3 M.H. SITE PARK-AV   12000 

MH4 M.H. SITE PARK-FR   8800 

MH5 M.H. SITE PARK-PR   4800 

MH6 M.H. SITE PARK-RV   2400 

PA1 PAVING-ASPHALT PA   3.50 

PA2 PAVING-ASP/CONC-S   5.00 

PA3 PATIO/POOL APRON   6.5 

PA4 PATIO/SLAB (RAISED)   6.5 

PB1 PLUMBING FIXTURES   1500 

PC1 PAVING CONC-AVG   5.00 

PC2 PAVING CONC-HEAVY   6.5 
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CODE DESCRIB R1 R2 R3 

 

PC3 PAVING CONC MAT/S   8.5 

RC1 CARPORT   13.00 

RC2 CANOPY   13.00 

RC3 METAL CARPORT/SHED   5.10 

RD1 LIGHT DOC   17.00 

RD2 MEDIUM DOC   22.50 

RD3 HEAVY DOC   28.50 

TS1 TRUCK SCALES   800 

WD1 WOOD DECK   18.00 
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Depreciation Table (typical) - %Good 
 

Age  Excellent 
Very 
Good Good Average Fair Poor 

Very 
Poor 

1 100 98 96 95 90 80 70 

2 100 98 95 94 89 79 69 

3 100 97 94 93 88 78 68 

4 99 96 93 90 85 75 65 

5 99 96 93 89 84 74 64 

6 98 95 92 88 83 73 63 

7 98 95 92 87 82 72 62 

8 97 94 91 86 81 71 61 

9 96 93 90 85 80 70 60 

10 96 93 89 84 79 69 59 

11 95 92 88 83 78 68 58 

12 94 91 87 82 77 67 57 

13 94 91 86 81 76 66 56 

14 93 90 85 80 75 65 55 

15 92 89 84 79 74 64 54 

16 92 88 83 78 73 63 53 

17 91 87 82 77 72 62 52 

18 90 86 81 76 71 61 51 

19 90 85 80 75 70 60 50 

20 89 84 79 74 69 59 49 

21 88 83 78 73 68 58 48 

22 87 82 77 72 67 57 47 

23 86 81 76 71 66 56 46 

24 85 80 75 70 65 55 45 

25 84 79 74 69 64 54 44 

26 83 78 73 68 63 53 43 

27 82 77 72 67 62 52 42 

28 81 76 71 66 61 51 41 

29 80 75 70 65 60 50 40 

30 80 75 70 65 60 50 40 

31 79 74 69 64 59 49 39 

32 79 73 68 63 58 48 38 

33 78 73 68 63 58 48 38 
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Depreciation Table (Continued) 

 

Age  Excellent 
Very 
Good Good Average Fair Poor 

Very 
Poor 

 

34 77 72 67 62 57 47 37 

35 77 72 67 62 57 47 37 

36 76 71 66 61 56 46 36 

37 76 71 66 61 56 46 36 

38 75 70 65 60 55 45 35 

39 75 70 65 60 55 45 35 

40 74 69 64 59 54 54 34 

41 74 69 64 59 54 44 34 

42 73 68 63 58 53 43 33 

43 73 68 63 58 53 43 33 

44 72 67 62 57 52 42 32 

45 72 67 62 57 52 42 32 

46 71 66 61 56 51 41 31 

47 71 66 61 56 51 41 31 

48 70 65 60 55 50 40 30 

49 70 65 60 55 50 40 30 

50 69 64 59 54 49 39 29 

51 69 64 59 54 49 39 29 

52 68 63 58 53 48 38 28 

53 68 63 58 53 48 38 28 

54 67 62 57 52 47 37 27 

55 67 62 57 52 47 37 27 

56 66 61 56 51 46 36 26 

57 66 61 56 51 46 36 26 

58 65 60 55 50 45 35 25 

59 65 60 55 50 45 35 25 

60 65 60 55 50 45 35 25 

61+ 64 59 54 49 44 34 24 

 

 

 

All factors, rates, formulas, and depreciation in this section is subject to  

modification if warranted to arrive at fair market value. 

13.A.a

Packet Pg. 259

A
tt

ac
h

m
en

t:
 2

02
1 

S
ch

ed
u

le
 o

f 
V

al
u

es
  (

20
21

 R
ea

p
p

ra
is

al
 S

ch
ed

u
le

 o
f 

V
al

u
es

-A
p

p
ro

va
l)



Schedule of Values                Currituck County 2021     Section 7 

                                                                                                                                          97 

 
 OUTERBANKS        Typical Range*       Schedule Range*  

   Low High Low High 

Oceanfront - Acre = $600,000/AC $2,500,000/AC $400,000/AC $3,000,000/AC 

 Residential - Lot = $400,000/LT $1,500,000/LT $100,000/LT $5,000,000/LT 

       

Semi OF - Acre = $200,000/AC $850,000/AC $100,000/AC $1,500,000/AC 

Residential - Lot = $100,000/LT $850,000/LT $100,000/LT $1,000,000/LT 

       

Residential - Acre = $100,000/AC $600,000/AC $20,000/AC $800,000/AC 

Lots - Lot = $20,000/LT $500,000/LT $10,000/LT $800,000/LT 

       

Non-      

Residential - Acre = $600,000/AC $1,500,000/AC $400,000/AC $3,000,000/AC 

 - Lot = $400,000/LT $1,250,000/LT $100,000/LT $5,000,000/LT 

   

             MAINLAND (Including Knotts Island) 

 

Residential - Acre = $30,000/AC $95,000/AC $20,000/AC $200,000/AC 

Lots - Lot = $20,000/LT $100,000/LT $15,000/LT $300,000/LT 

 

Waterfront - Acre = $100,000/AC $400,000/AC $50,000/AC $700,000/AC 

  - Lot = $75,000/LT $400,000/LT $40,000/LT $600,000/LT 

 

Non 

Residential - Acre = $30,000/AC $200,000/AC $10,000/AC $500,000/AC 

Lots - Lot = $20,000/LT $100,000/LT $10,000/LT $400,000/LT 

       

Rural - Acre = $2,000/AC $20,000/AC $1,200/AC $50,000/AC 

Open Land  

 

Rural - Acre = $250/AC $20,000/AC $150/AC $50,000/AC 

Wooded Land  

 

Swamp/Marsh - Acre = $100/AC $,1000/AC $40/AC $5,000/AC 

   

Special Use Property –  Solar Farms   =    $6,000 minimum/  AC 

 

*Land rates are to be applied as noted or equivalent units that corresponds with the 

valuation method used. 

 

Land is to be adjusted to reflect Zoning and added value due to amenities, special-use 

permits, special densities & height allowances; will be valued by one of the following 

methods: Acres, Square Ft, Front Ft, Lot/Site 

 

Note: All the above values may be given a percent condition (up or down) by the 

appraiser to adjust for topography, size, location, shape, access, road frontage, rights of 

way, etc or other influences that affect value. Rates may be modified if needed to arrive 

at fair market value.
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Present Use-Value Schedule of Values to be used 

in appraising property that qualifies for Use-

Value Assessment in Currituck County for the 

Reappraisal effective January 1, 2021. 

(G.S. 105-277.6) 
 

 

 

 

CURRITUCK COUNTY 

BOARD OF COMMISSIONERS 
 

 

 

 

 

 

 

 

 

Approved 

 

_____________________________________ 
Date 

 

 

 

 

 

 

 

 

 

CURRITUCK COUNTY BOARD OF COMMISSIONERS 

 

  Signed___________________________________________ 
    Chairman, Board of Commissioners 
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2021 USE-VALUE SCHEDULE 
 
AGRICULTURE & HORTICULTURE 
Class1 Class2 Class 3 Class 4 
$1,200  $1,085  $815  $40  

    
Altavista Augusta Bojac Beaches 
Cape Fear Conaby Conetoe Corolla 
Pasquotank Dragston 

 
Currituck Muck 

Portsmouth Munden  Dare Muck 
State Nimmo  Dorovan 
Tomotley Ponzer  Duckston 
Wasda Roanoke  Dune Land 

 Wahee  Newhan 
   Osier 
   Ousley 
   Udorthents 
        Wando 

 

FORESTRY 
Class1 Class 2 Class 3 Class 4 Class 5 Class 6 
$256 $205  $193  $179  $54  $40  

 
Altavista 

 
Bojac 

    

Augusta Conetoe None None Dare Muck Beaches Newhan 
Cape Fear Wando   Dorovan Corolla 
Conaby  

 
  Ousley Currituck Muck 

Dragston 
Munden 

 
  Ponzer Duckston 

DuneLand 
Nimmo 

 
   Newhan 

Osier     Udorthents 
Pasquotank     

 

Portsmouth      
Roanoke      
State      
Tomotley      
Wahee      
Wasda      

 
Agricultural values are based on the average rents for each soil divided by a 
capitalization rate of 6.5% per the 2021 USE-VALUE MAUNAL FOR AGRICULTURAL, 
HORTICULTUREAL AND FOREST LAND published by the North Carolina Use-Value 
Advisory Board. Forestry Land is also based on the values listed in the 2021 manual.  
Said manual is hereby made a part of the Currituck Schedule of Values and incorporated 
by reference. 

13.A.a

Packet Pg. 262

A
tt

ac
h

m
en

t:
 2

02
1 

S
ch

ed
u

le
 o

f 
V

al
u

es
  (

20
21

 R
ea

p
p

ra
is

al
 S

ch
ed

u
le

 o
f 

V
al

u
es

-A
p

p
ro

va
l)



 

Currituck County 

Agenda Item Summary Sheet 

 

 
Agenda ID Number – (ID # 2975) 

 

Agenda Item Title: Recommendation of Bid Award for Pedestrian Walkovers-Barracuda, 

Perch, and Sailfish in Whalehead Subdivision 

 

Submitted By: Leeann Walton – County Manager 

 

Presenter of Item:  

 

Board Action: Action 

 

 

 

Brief Description of Agenda Item: 

 

Reason for Request:  Recommendation of contractor following bids received for the 

construction/replacement of dune walkover pedestrian accesses in the Whalehead 

Subdivision.    

 

Potential Budget Affect:N/A 

 

Is this item regulated by plan, regulation or statute? No 

 

Manager Recommendation: Approval 

13.B
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Currituck County 

Agenda Item Summary Sheet 

 

 
Agenda ID Number – (ID # 2982) 

 

Agenda Item Title: Consideration of Carova Volunteer Fire Department Request to Use 

Existing Funds for Engine Repair 

 

Submitted By: Leeann Walton – County Manager 

 

Presenter of Item: Ben Stikeleather 

 

Board Action: Action 

 

 

 

Brief Description of Agenda Item: 

 

Fire and EMS Advisory Board recommends approval to allow Carova VFD to use existing 

funds for an engine repair in the amount of $17,000. 

 

Potential Budget Affect:  None.  Use of existing funds appropriated to Carova VFD 

 

Is this item regulated by plan, regulation or statute? No 

 

Manager Recommendation: Approval 

13.C
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---------- Forwarded message --------- 

From: CBVFR Treasurer <treasurer@cb Date: Fri, Nov 6, 

2020 at 1:22 PM 

Subject: Capital expense and budget update To: <bridget.brinkley@currituckcountync.gov> 

CC: Sarah Gates <cbvfrbookkeeper@gmail.com>, <chief7carova@gmail.com> 

Hi Bridget, 

Our tanker has experienced engine issues that have necessitated an emergency repair. We 

could not get multiple estimates for this work as we needed to take it Norfolk 

International, which is the only regional repair center. 

 

In order to cover this expense, we would like to move the $15,000 from the 

$50,000 budgeted for the SCBA air compressor in our capital budget. Please let me know 

when this is approved. 

Regards, 

 

Jennifer Early Treasurer 

Carova Beach Volunteer Fire & Rescue, Inc. 919-824-

5282 

jmearly@techemail.com 

CONFIDENTIALITY NOTICE: This e-mail and any attachments are for the exclusive and 

confidential use of the intended recipient. If you are not the intended recipient, please do 

not read, distribute, or take action upon this message. If you have received this email in 

error, please notify me immediately by return e-mail 
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Currituck County 

Agenda Item Summary Sheet 

 

 
Agenda ID Number – (ID # 2979) 

 

Agenda Item Title: Budget Amendments 

 

Submitted By: Leeann Walton – County Manager 

 

Presenter of Item:  

 

Board Action: Action 

 

 

 

Brief Description of Agenda Item: 

 

Consideration of Budget Amendments for approval. 

 

Potential Budget Affect:  See individual items for description and affects. 

 

Is this item regulated by plan, regulation or statute? No 

 

Manager Recommendation: Approval 
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Number 20210046

Debit Credit

Decrease Revenue or Increase Revenue or
Account Number Account Description Increase Expense Decrease Expense

10440-535000 Safekeeping Fees 5,000$                       
10320-411000 Article 39 Sales Tax 5,000$                     

5,000$                       5,000$                     

Explanation:

Minute Book # ___________,  Page # ________________

Journal # 60074 Clerk to the Board

BUDGET AMENDMENT

The Currituck County Board of Commissioners, at a meeting on the 7th day of December 2020, passed the 
following amendment to the budget resolution for the fiscal year ending June 30, 2021.

Finance (10440) - Increase appropriations for investment safekeeping fees.  Fees were suspended 
when Wachovia merged with Wells Fargo and have not been charged in several years.  Wells Fargo 
has started charging these fees again and governmental entities are required to keep investments with 
a third party safekeeper.

Net Budget Effect: Operating Fund (10) - Increased by $5,000.
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Number 20210047

Debit Credit

Decrease Revenue or Increase Revenue or
Account Number Account Description Increase Expense Decrease Expense

10380-487000 DSS Donations 4,500$                     
10390-499000 Appropriated Fund Balance 15,000$                   
10760-585000 Donations - DSS 19,500$                      

19,500$                      19,500$                   

Explanation:

Minute Book # ___________,  Page # ________________

Journal # 60085 Clerk to the Board

BUDGET AMENDMENT

The Currituck County Board of Commissioners, at a meeting on the 7th day of December 2020, passed the 
following amendment to the budget resolution for the fiscal year ending June 30, 2021.

Social Services Public Assistance (10760) - Increase appropriations to carry-forward prior year 
balance and increases in donations for Operation Santa.

Net Budget Effect: Operating Fund (10) - Increased by $19,500.
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Number 20210048

Debit Credit

Decrease Revenue or Increase Revenue or
Account Number Account Description Increase Expense Decrease Expense

61818-590000 Capital outlay 5,500$                     
61818-553000 Dues and subscriptions 5,500$                       

5,500$                       5,500$                     

Explanation:

Minute Book # ___________,  Page # ________________

Journal # 60090 Clerk to the Board

BUDGET AMENDMENT

The Currituck County Board of Commissioners, at a meeting on the 7th day of December 2020, passed the 
following amendment to the budget resolution for the fiscal year ending June 30, 2021.

Mainland Water (61818) - Transfer budgeted funds for increases in dues for this fiscal year.

Net Budget Effect: Mainland Water Fund (61) - No change.
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Number 20210049

Debit Credit

Decrease Revenue or Increase Revenue or
Account Number Account Description Increase Expense Decrease Expense

50447-590009 Perch Street Walkover 132,128$                    
50447-590010 Barracuda Walkover 133,128$                    
50447-590011 Sailfish Walkover 134,979$                    
50390-495015 Transfer from Occupancy Tax 400,235$                 

400,235$                    400,235$                 

Explanation:

Minute Book # ___________,  Page # ________________

Journal # 60091_____________________ Clerk to the Board

BUDGET AMENDMENT

The Currituck County Board of Commissioners, at a meeting on the 7th day of December 2020, passed the 
following amendment to the budget resolution for the fiscal year ending June 30, 2021.

County Governmental Construction Fund (50) - Increase appropriations for construction of beach 
walkovers.  This is funded by transfers for completed projects in prior years.

Net Budget Effect: County Governmental Multi-year construction fund (50) - Increased by $400,235.
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Number 20210050

Debit Credit

Decrease Revenue or Increase Revenue or
Account Number Account Description Increase Expense Decrease Expense

10441-514000 Travel 1,000$                     
10441-514500 Training & Education 1,000$                     
10441-545000 Contract Services 1,130$                     
10441-590000 Capital Outlay 2,430$                     
10441-532000 Supplies 5,560$                       
10441-557100 Software License Fees 8,825$                       
10390-499900 Appropriated Fund Balance 8,825$                     

14,385$                      14,385$                   

Explanation:

Minute Book # ___________,  Page # ________________

Journal # 60092 Clerk to the Board

BUDGET AMENDMENT

The Currituck County Board of Commissioners, at a meeting on the 7th day of December 2020, passed the 
following amendment to the budget resolution for the fiscal year ending June 30, 2021.

Information Technology (10441) - Transfer budgeted funds for increased technology needed for 
computer security and to carry-forward software licenses fees budgeted in prior year, but not paid until 
this fiscal year.

Net Budget Effect: Operating Fund (10) - Increased by $8,825.
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Number 20210051

Debit Credit

Decrease Revenue or Increase Revenue or
Account Number Account Description Increase Expense Decrease Expense

200330-445110 CARES ACT 538,823$                 
200981-502000 Salaries 469,340$                    
200981-502100 Salaries - Overtime 100,000$                 
200981-503000 Salaries - Part-time 25,000$                   
200981-505000 FICA Expense 35,905$                      
200981-507000 Retirement Expense 74,578$                      
200981-532000 Supplies 50,000$                      
200981-545000 Contract Services 34,000$                      

663,823$                    663,823$                 

Explanation:

Minute Book # ___________,  Page # ________________

Journal #60096 Clerk to the Board

BUDGET AMENDMENT

The Currituck County Board of Commissioners, at a meeting on the 7th day of December 2020, passed the 
following amendment to the budget resolution for the fiscal year ending June 30, 2021.

CARES Act (200981) - Increase appropriations to record the second round of CARES funding 
released in FY 2021 and to move funding from original appropriation to cover actual expenses.

Net Budget Effect: CARES ACT Fund (200) - Increased by $538,823.
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Number 20210052

Debit Credit

Decrease Revenue or Increase Revenue or
Account Number Account Description Increase Expense Decrease Expense

10511-590000 Capital Outlay 11,000$                      
10380-484001 Insurance Recovery 8,207$                     
10320-411000 Article 39 Sales Tax 2,793$                     

11,000$                      11,000$                   

Explanation:

Minute Book # ___________,  Page # ________________

Journal # 60093 Clerk to the Board

BUDGET AMENDMENT

The Currituck County Board of Commissioners, at a meeting on the 7th day of December 2020, passed the 
following amendment to the budget resolution for the fiscal year ending June 30, 2021.

Detention Center (10511) - Increase appropriations to repair the Detention Department van that was 
hit by a deer.  The vehicle was totalled by insurance due to the age and damage of the vehicle; 
however, we have an estimate of $9,489.52 to repair and will need other minor equipment replaced.  
To replace with a new vehicle is estimated to cost $40,000.

Net Budget Effect: Operating Fund (10) - Increased by $11,000.
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Number 20210053

Debit Credit

Decrease Revenue or Increase Revenue or
Account Number Account Description Increase Expense Decrease Expense

10440-502000 Salaries 116$                          
10440-505000 FICA Expense 9$                              
10510-502000 Salaries 210$                          
10510-505000 FICA Expense 17$                            
10530-502000 Salaries 282$                          
10530-505000 FICA Expense 22$                            
10550-502000 Salaries 191$                          
10550-505000 FICA Expense 15$                            
10790-502000 Salaries 97$                            
10790-505000 FICA Expense 8$                              
10795-502000 Salaries 113$                          
10795-505000 FICA Expense 9$                              
10320-411000 Article 39 Sales Tax 1,089$                     

1,089$                       1,089$                     

Explanation:

Minute Book # ___________,  Page # ________________

Journal # 60094 Clerk to the Board

BUDGET AMENDMENT

The Currituck County Board of Commissioners, at a meeting on the 7th day of December 2020, passed the 
following amendment to the budget resolution for the fiscal year ending June 30, 2021.

Various Departments - Increase appropriations to provide a prorated share of the $250 Christmas 
bonus to all part-time/temp employees that worked more than 750 hours from November 1, 2019 
through October 31, 2020 and are still employeed on December 1, 2020.  

Net Budget Effect: Operating Fund (10) - Increased by $1,089.
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Currituck County 

Agenda Item Summary Sheet 

 

 
Agenda ID Number – (ID # 2984) 

 

Agenda Item Title: Coronavirus Relief Fund Plan for Currituck County, Phase II 

 

Submitted By: Leeann Walton – County Manager 

 

Presenter of Item:  

 

Board Action: Action 

 

 

 

Brief Description of Agenda Item: 

 

Currituck County has received two allotments of CARES funding.  The first round was $701,713 

and the resolution for that funding was approved last fiscal year.  At the end of June, the County 

received an additional $538,823.  This resolution amends the first one to include the second 

round of funding.  All funding must be spent no later than December 30, 2020. 

 

Potential Budget Affect: $538,823 

 

Is this item regulated by plan, regulation or statute? No 

 

Manager Recommendation: Approval 
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Instructions

County Information
Name of County:  Currituck
Person Submitting:   Sandra Hill
Title:   Finance Director
Email:  sandra.hill@currituckcountync.gov
Phone Number: (252) 232-2381

3. Submit your plan to NCPRO@osbm.nc.gov on or before June 15, 2020.

4. Under Categories. Please aggregate the amount of all expenses for that specific category. Example amounts 
should be removed and you can enter the county amounts. The total must agree with your allotment.

The County is responsible for maintaining adequate documentation to support 
expenditures. If estimates are being used the methodology must be documented and 
defensible. The County is responsible for following the Federal Uniform 
Administrative Requirements, Cost Principles, and Audit Requirements for Federal 
Awards promulgated by the United States Office of Management and Budget unless 
the US Treasury publishes guidance stating otherwise.

           North Carolina Pandemic Recovery Office
          Coronavirus Relief Fund (CRF)

     Currituck County Plan

1. This document is to be used by counties to document the planned use of the CRF monies allotted in Session 
Law 2020-4.

2. Please add the name of your county infront of the existing nameas follows: "NashCounty CRF plan" 
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Planned Expenditures
Categories Amount

1. Medical expenses such as:
• COVID-19-related expenses of public hospitals, clinics, and similar facilities.
• Expenses of establishing temporary public medical facilities and other measures to 
increase COVID-19 treatment capacity, including related construction costs.
• Costs of providing COVID-19 testing, including serological testing.
• Emergency medical response expenses, including emergency medical transportation, 
related to COVID-19.
• Expenses for establishing and operating public telemedicine capabilities for COVID-19 
related treatment. -$                         

2. Public health expenses such as:
• Expenses for communication and enforcement by State, territorial, local, and Tribal 
governments of public health orders related to COVID-19.
• Expenses for acquisition and distribution of medical and protective supplies, including 
sanitizing products and personal protective equipment, for medical personnel, police 
officers, social workers, child protection services, and child welfare officers, direct service 
providers for older adults and individuals with disabilities in community settings, and other 
public health or safety workers in connection with the COVID-19 public health emergency.
• Expenses for disinfection of public areas and other facilities, e.g., nursing homes, in 
response to the COVID-19 public health emergency.
• Expenses for technical assistance to local authorities or other entities on mitigation of 
COVID-19-related threats to public health and safety.
• Expenses for public safety measures undertaken in response to COVID-19.
• Expenses for quarantining individuals. 59,000.00$             
3. Payroll expenses for public safety, public health, health care, human services, and 
similar employees whose services are substantially dedicated to mitigating or responding to 
the COVID-19 public health emergency. 1,081,536.00$        

4. Expenses of actions to facilitate compliance with COVID-19-related public 
health measures, such as:
• Expenses for food delivery to residents, including, for example, senior citizens and other 
vulnerable populations, to enable compliance with COVID-19 public health precautions.
• Expenses to facilitate distance learning, including technological improvements, in 
connection with school closings to enable compliance with COVID-19 precautions.
• Expenses to improve telework capabilities for public employees to enable compliance 
with COVID-19 public health precautions.
• Expenses of providing paid sick and paid family and medical leave to public employees to 
enable compliance with COVID-19 public health precautions.
• COVID-19-related expenses of maintaining state prisons and county jails, including as 
relates to sanitation and improvement of social distancing measures, to enable compliance 
with COVID-19 public health precautions.
• Expenses for care for homeless populations provided to mitigate COVID-19 effects and 
enable compliance with COVID-19 public health precautions. 75,000.00$             
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5. Expenses associated with the provision of economic support in connection with 
the COVID-19 public health emergency, such as:
• Expenditures related to the provision of grants to small businesses to reimburse the costs 
of business interruption caused by required closures.
• Expenditures related to a State, territorial, local, or Tribal government payroll support 
program.
• Unemployment insurance costs related to the COVID-19 public health emergency if such 
costs will not be reimbursed by the federal government pursuant to the CARES Act or 
otherwise. -$                         
6. Any other COVID-19-related expenses reasonably necessary to the function of 
government that satisfy the Fund’s eligibility criteria. -$                         
7. Grants to municipalities and nonprofits.  List each planned subaward. (add 
more rows if necessary)
b.  Interfaith Community Outreach 25,000.00$             

c.  
d.
e.
f.
g.
h.
i.
j.
k.
l.
m.
n.
o.

Grand Total 1,240,536.00$       

Signature

Title

Date - REVISED 12/7/2020
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Instructions

County Information
Name of County:  Currituck
Person Submitting:   Sandra Hill
Title:   Finance Director
Email:  sandra.hill@currituckcountync.gov
Phone Number: (252) 232-2381

3. Submit your plan to NCPRO@osbm.nc.gov on or before June 15, 2020.

4. Under Categories. Please aggregate the amount of all expenses for that specific category. Example amounts 
should be removed and you can enter the county amounts. The total must agree with your allotment.

The County is responsible for maintaining adequate documentation to support 
expenditures. If estimates are being used the methodology must be documented and 
defensible. The County is responsible for following the Federal Uniform 
Administrative Requirements, Cost Principles, and Audit Requirements for Federal 
Awards promulgated by the United States Office of Management and Budget unless 
the US Treasury publishes guidance stating otherwise.

           North Carolina Pandemic Recovery Office
          Coronavirus Relief Fund (CRF)

     Currituck County Plan

1. This document is to be used by counties to document the planned use of the CRF monies allotted in Session 
Law 2020-4.

2. Please add the name of your county infront of the existing nameas follows: "NashCounty CRF plan" 
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Planned Expenditures
Categories Amount

1. Medical expenses such as:
• COVID-19-related expenses of public hospitals, clinics, and similar facilities.
• Expenses of establishing temporary public medical facilities and other measures to 
increase COVID-19 treatment capacity, including related construction costs.
• Costs of providing COVID-19 testing, including serological testing.
• Emergency medical response expenses, including emergency medical transportation, 
related to COVID-19.
• Expenses for establishing and operating public telemedicine capabilities for COVID-19 
related treatment. -$                         

2. Public health expenses such as:
• Expenses for communication and enforcement by State, territorial, local, and Tribal 
governments of public health orders related to COVID-19.
• Expenses for acquisition and distribution of medical and protective supplies, including 
sanitizing products and personal protective equipment, for medical personnel, police 
officers, social workers, child protection services, and child welfare officers, direct service 
providers for older adults and individuals with disabilities in community settings, and other 
public health or safety workers in connection with the COVID-19 public health emergency.
• Expenses for disinfection of public areas and other facilities, e.g., nursing homes, in 
response to the COVID-19 public health emergency.
• Expenses for technical assistance to local authorities or other entities on mitigation of 
COVID-19-related threats to public health and safety.
• Expenses for public safety measures undertaken in response to COVID-19.
• Expenses for quarantining individuals. 59,000.00$             
3. Payroll expenses for public safety, public health, health care, human services, and 
similar employees whose services are substantially dedicated to mitigating or responding to 
the COVID-19 public health emergency. 1,081,536.00$        

4. Expenses of actions to facilitate compliance with COVID-19-related public 
health measures, such as:
• Expenses for food delivery to residents, including, for example, senior citizens and other 
vulnerable populations, to enable compliance with COVID-19 public health precautions.
• Expenses to facilitate distance learning, including technological improvements, in 
connection with school closings to enable compliance with COVID-19 precautions.
• Expenses to improve telework capabilities for public employees to enable compliance 
with COVID-19 public health precautions.
• Expenses of providing paid sick and paid family and medical leave to public employees to 
enable compliance with COVID-19 public health precautions.
• COVID-19-related expenses of maintaining state prisons and county jails, including as 
relates to sanitation and improvement of social distancing measures, to enable compliance 
with COVID-19 public health precautions.
• Expenses for care for homeless populations provided to mitigate COVID-19 effects and 
enable compliance with COVID-19 public health precautions. 75,000.00$             
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5. Expenses associated with the provision of economic support in connection with 
the COVID-19 public health emergency, such as:
• Expenditures related to the provision of grants to small businesses to reimburse the costs 
of business interruption caused by required closures.
• Expenditures related to a State, territorial, local, or Tribal government payroll support 
program.
• Unemployment insurance costs related to the COVID-19 public health emergency if such 
costs will not be reimbursed by the federal government pursuant to the CARES Act or 
otherwise. -$                         
6. Any other COVID-19-related expenses reasonably necessary to the function of 
government that satisfy the Fund’s eligibility criteria. -$                         
7. Grants to municipalities and nonprofits.  List each planned subaward. (add 
more rows if necessary)
b.  Interfaith Community Outreach 25,000.00$             

c.  
d.
e.
f.
g.
h.
i.
j.
k.
l.
m.
n.
o.

Grand Total 1,240,536.00$       

Signature

Title

Date - REVISED 12/7/2020
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Currituck County 

Agenda Item Summary Sheet 

 

 
Agenda ID Number – (ID # 2976) 

 

Agenda Item Title: Job Descriptions-Revised Fire and EMS Captain; IT Temp-Clerical Position 

 

Submitted By: Leeann Walton – County Manager 

 

Presenter of Item:  

 

Board Action: Action 

 

 

 

Brief Description of Agenda Item: 

 

Reason for Request:  Minor revisions to Fire and EMS Captain Job Description (see 

highlighted attachment) and description for temporary IT position.  Job description is 

identical to Finance-Temp Clerical position and was previously approved and funded by 

the BOC.  

 

Potential Budget Affect:  Job descriptions only 

 

Is this item regulated by plan, regulation or statute? No 

 

Manager Recommendation: Approval 
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 1 
Captain-Shift Supervisor 

                                                      
CURRITUCK COUNTY JOB DESCRIPTION 

 
 JOB TITLE: EMERGENCY MEDICAL TECHNICIAN – CAPTAIN / SHIFT SUPERVISOR 
 DEPARTMENT OF FIRE-EMERGENCY MEDICAL SERIVICES 

Operations Division 
 
 GENERAL STATEMENT OF JOB 
 
Under general supervision, assists in developing, designing, coordinating, implementing and monitoring 
standards and policies of the Currituck County Emergency Medical Services system; functions as key 
liaison and consultant with all EMS and volunteer fire department personnel, and other essential public 
safety departments within the county.  Serves as an immediate supervisor to an assigned group of 
department personnel; managing and supervising staff engaged in Fire/EMS duties, daily operations of the 
department, and resource management.  Performs in accordance with established emergency medical 
procedures and protocols approved by the local medical director at the NC EMT-Paramedic level and must 
exercise considerable independent judgment to assess conditions of patients and administer appropriate 
medical treatment. Work is subject to both inside and outside environmental conditions, extremes in 
temperatures, noise, vibrations, exposure to fumes, odors, dusts, mists, gases, poor ventilation, and oils.  
Due to the nature of the work, employee is exposed to human blood and is subject to the OSHA 
requirements on bloodborne pathogens.  Participates in firefighting activities to include driving fire 
apparatus, operating fire department equipment, fighting fires and patient extrications.  Reports to the 
Deputy Chief.   
 
Manages the department in the absence of the Chief and Deputy Chief. 
 
 SPECIFIC DUTIES AND RESPONSIBILITIES 
 
ESSENTIAL JOB FUNCTIONS (SHIFT SUPERVISOR)  

 
Assist the department with the coordination, and implementation of the policies, procedures, and guidelines; 
reviewing system plan and other applicable policies for accuracy and compliance with local, state, and 
federal regulations. 
 
Manage shift schedule, vacation and sick time requests, and exchange of duty requests; ensuring each 
shift and EMS unit is staffed appropriately; employee’s requests for vacation, sick time, and exchange of 
duties are within department and county policies. 
 
Procurement and maintenance of supply inventory and equipment; develop cost effective measures for the 
purchasing of supplies and equipment; Manage monthly requests for supplies needed; Under supervision 
of the medical director  Deputy Chief and Chief of the department, keep and accurate and correct track of 
narcotics and drug supply in accordance with DEA standards; evaluate new products and equipment for 
future use; establish and update preventive maintenance procedures for equipment in accordance with 
manufacture recommendations; monitor use for budgetary planning; track and monitor assigned program 
budget; keep perpetual inventory of supplies and equipment using an electronic database. 
 
Implement, coordinate, oversee and maintain a vehicle maintenance program for all department vehicles 
that is consistent with manufacture’s recommendations; schedule vehicles for required maintenance and 
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 2 
Captain-Shift Supervisor 

repair, ensuring vehicles are delivered and retrieved appropriately;  conduct routine repairs and 
maintenance procedures not requiring an automotive technician (i.e. changing light bulbs, checking fluid 
levels, replacing fuses, etc); develop and maintain electronic database of repair requests and maintenance.   
  

Ensure daily operations of the department are met; personnel are reporting to work on-time and in proper 
dress, professional attire and grooming and with appropriate personnel protective equipment; delegate 
assignments and instructions to shift personnel; keeps department personnel abreast of pertinent 
information to their mission and daily operations; if required, fills in as crew member on opens shifts until a 
suitable replacement can be found; management of delivery and retrieval of supplies and equipment; 
retrieving and reviewing patient care reports for accuracy and compliance with applicable policies, reporting  
discrepancies to the Training Captain or Chiefs for review. 

Conduct on-shift training and skills assessment with shift personnel; develop cohesiveness between shift 
personnel, EMS and fire department volunteers; training shall be done in cooperation with the EMS Training 
Officer Captain and shall include equipment and product in-service, skills and procedure development, 
annual required training, and other such training deemed necessary by the EMS Chief. 

Makes recommendations regarding routine personnel matters affecting subordinates including, but not 
limited to, recruiting, interviewing, training, etc., submitting such records and reports as required by 
Department or County management. 
 
ESSENTIAL JOB FUNCTIONS ( CAPTAIN - EMT-P/FIREFIGHTER) 
 
Responds to calls for medical aid including motor vehicle collisions, rescue operations, and any other 
incident were EMS has been requested.  Provides management, oversight and may conduct prehospital 
care at the EMT-Paramedic level including, but not limited to, examining patients and monitoring vital signs, 
administration of medications, insertion of airway devices including a blind insertion airway device, tracheal 
intubation and cricothyrotomy; use of cardiac monitors to acquire, interpret and transmit 12-Lead EKG’s, 
defibrillation, synchronized cardioversion, and external transcutaneous pacing; chest decompression; 
collection of blood for laboratory analysis, establishes peripheral and intraosseous intravenous access; 
other basic and advanced first aid and life support actions as approved by the North Carolina Medical Board 
and the Currituck County EMS Medical Director; communicates with hospital and/or health care 
professionals in person or by radio; completes required reports. Ensures that crews  restocks supplies and 
maintains emergency vehicles and equipment in proper working conditions.   
 
Conduct and participate in drills and training exercises; develop skills in fire suppression, complete 36 hours 
of fire department training annually.  Participates in a continuous training program to improve competence 
in medical clinical work and in ambulance service and operation; maintains knowledge of new or modified 
operational protocols; complete 36 hours of EMS continuing education training annually. 
 
In a fire emergency, assists the volunteer fire departments, performing basic firefighting duties and 
responsibilities within permissible limits; drive and operate fire apparatus with specific ability to respond a 
pumper or tanker to the scene of an incident and obtain water flow, perform exterior (and interior if 
determined to be qualified by Fire/EMS Chief) fire ground operations; assist firefighters in the handling of 
fire hoses, ladders, SCBA equipment, manpower rehabilitation, and other vital equipment and functions; 
assists with the extrication and removal of entrapped or confined patients.   
 
Prepare, submit, and maintain reports on emergency medical services activities, fire suppression activities, 
incidents and accidents, and other related information; prepare clear and concise documentation; obtaining 
medical data including patient identification, medical history, type of accident or nature of illness, rescue 
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 3 
Captain-Shift Supervisor 

measures, preceding emergency care, care given at an emergency medical scene; direct patient care and 
transport. 
 
Operate, inspect, inventory, and maintain emergency response equipment and vehicles; perform minor 
repairs on equipment and vehicles or report deficiencies to proper staff for other disposition; order 
necessary supplies; clean and maintain patient compartment and cabinets of emergency vehicles; ensures 
proper supplies and equipment are stocked and functions properly. 
 
Perform general maintenance and cleaning of station; sweep and mop floors, light dusting, and clean 
windows; cleaning of restrooms and bathrooms, keeping bunkrooms neat with beds made in a neat and 
clean manner; changing sheets and pillow cases after each use, laundry as necessary. 
 
Work with the community in a variety of educational, public relations, and service programs; fire prevention, 
safety awareness, community CPR training, and public school activities for EMS standby. 
 
ADDITIONAL JOB FUNCTIONS 
 
Ensure that all personnel maintain current skills and develop additional ones as appropriate by conducting 
needs assessments, and/or developing, administering and participating in training activities.  
 
Meet with shift personnel to discuss problems, events, current information, and the handling of past 
emergencies to improve future performance. 
 
Conducts employee performance appraisals for department personnel assigned to their shift; document 
performance measures, commendation and disciplinary actions, and needs assessment; establish 
appropriate goals and objectives for individuals, provide encouragement and resources for those goals to 
be met. 
Makes recommendations to the chain of command regarding routine personnel matters affecting 
subordinates including, but not limited to, recruiting, interviewing, training, etc., submitting such records and 
reports as required by Department or County management. 
 
Explain and enforce policies and procedures, disciplining staff in a fair and equal manner as necessary; 
properly and effectively intervene to settle an argument or some interpersonal problem among staff; notify 
a superior of a problem and recommend a course of action for solution. 
 
Work with the EMS and fire department volunteers to enhance the overall operation and function of the 
departments, local volunteer fire departments and other county entities. 
 
Performs duties as assigned by the County Manager, or his designee, during a State of Emergency or other 
disaster. 
 
Performs other related work as required. 
 

JOB RESPONSIBILITIES RELATED TO HIPAA COMPLIANCE 
 
Is expected to protect the privacy and security of all protected health information (PHI) and electronic PHI 
(e-PHI) in accordance with Department privacy and security policies, procedures, and practices, as required 
by federal [and state] law, and in accordance with general principles of professionalism as a health care 
provider.  Failure to comply with the Department’s policies and procedures regarding the privacy and 
security of PHI and e-PHI may result in disciplinary action up to and including termination of employment.   
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 4 
Captain-Shift Supervisor 

May access PHI and e-PHI only to the extent that is necessary to complete job duties and may only share 
such information with those who have a need to know specific patient information to complete their job 
responsibilities related to treatment, payment or other company operations. 
 
Is encouraged and expected to report, without the threat of retaliation, any concerns regarding the 
Department’s policies and procedures on patient privacy or security and any observed practices in violation 
of those policies to the designated Privacy/Information Security Officer.  
 
Is expected to actively participate in Department privacy and security training and is required to 
communicate privacy policy information to coworkers, students, patients and others in accordance with 
Department policy.  
 

ADDITIONAL JOB FUNCTIONS 
 
Performs duties as assigned by the County Manager, or their designee during a State of Emergency or 
other disaster. 
 
Work with the EMS and fire department volunteers to enhance the overall operation and function of the 
department, local volunteer fire departments, and other county entities. 
 
Performs other related work as required. 
 
Oversee Patient reporting and billing for the department. 
 
Provide IT support for department computer programs and ensure that they are functioning on a daily 
bases.  
 
Seeks outside funding for projects improvements for the department by writing and submitting grants.  
 
 MINIMUM TRAINING AND EXPERIENCE 
 
High school diploma or equivalent with vocational or technical school training as an Emergency Medical 
Technician-Paramedic; NC Firefighter II or equivalent certification required. Any equivalent combination of 
training and experience which provides the required skills for the job functions, knowledge and abilities may 
be substituted; and 
 
Credentialed by the North Carolina Office of Emergency Medical Services as an Emergency Medical 
Technician-Paramedic as outlined in 10A NCAC 13P .0502;  
 
Current Basic Life Support, Healthcare Provider (CPR) instructor or and provider certification, or equivalent;  
 
Current Advanced Cardiac Life Support, Pediatric Advanced Life Support, and Obtain Prehospital Trauma 
Life Support (PHTLS) within one year of employment. PEPP may be substituted for PALS. 
 
Emergency vehicle operator certification, or equivalent. 
 
Hazardous Material Awareness and Terrorism – Level I. Operations level preferred 
 
Successfully complete Incident Command System–100, 200, 300, 400 and the National Incident 
Management System–700 and 800. 
 
 SPECIAL REQUIREMENTS 
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 5 
Captain-Shift Supervisor 

 
Must possess a valid drivers operators license. North Carolina residents must obtain DMV Class B 
Operator’s license within one year of employment. 
 
Successfully pass the Technical Scope of Practice evaluation, valid Basic Life Support, Healthcare Provider 
(CPR) certification, Advanced Cardiac Life Support, 36 hours of continuing education per year. 
 
Completion of Bloodborne Pathogens and HIPAA compliance training, and participates in an annual 
refresher.  

MINIMUM QUALIFICATIONS OR STANDARDS REQUIRED 
 TO PERFORM ESSENTIAL JOB FUNCTIONS 
 
Physical Requirements: Must be physically able to operate a variety of machinery and equipment, 
including stretchers, stair chairs, backboards, ladders, various fire hoses, and extrication equipment.  Must 
be physically able to operate a motor vehicle, including fire apparatus and other emergency vehicles. Must 
be able to exert in excess of 100 pounds of force occasionally, and/or up to 75 pounds of force frequently, 
and/or 20 pounds of force constantly to move objects. Requires the ability to maintain body equilibrium 
when bending, stooping, crouching, climbing, reaching and/or stretching arms, legs or other parts of body, 
and to physically maneuver over and/or upon varying terrain, surfaces or physical structures. Physical 
demand requirements are for Very Heavy Work. 
 
Data Conception: Requires the ability to compare and/or judge the readily observable, functional, 
structural or composite characteristics (whether similar or divergent from obvious standards) of data, people 
or things. 
 
Interpersonal Communication: Requires the ability to speak and/or signal people to convey or exchange 
information. Includes receiving instructions, assignments or directions from superiors. 
 
Language Ability: Requires the ability to read a variety of correspondence, reports, logs, etc. Requires the 
ability to prepare a variety of reports, forms, logs, invoices, etc., using prescribed formats. Requires the 
ability to speak to people with poise, voice control and confidence.  
 
Intelligence: Requires the ability to apply principles of logical or scientific thinking to define problems, 
collect data, establish facts, and draw valid conclusions; to interpret an extensive variety of technical 
instructions in mathematical or diagrammatic form; and to deal with several abstract and concrete variables. 
 
Verbal Aptitude: Requires the ability to record and deliver information, to explain procedures, to follow oral 
and written instructions. Must be able to communicate effectively and efficiently in a variety of technical or 
professional languages, including medical terminology and emergency response codes. 
 
Numerical Aptitude: Requires the ability to utilize mathematical formulas; to add and subtract; multiply 
and divide; calculate decimals and percentages. 
 
Form/Spatial Aptitude: Requires the ability to inspect items for proper length, width and shape. 
 
Motor Coordination: Requires the ability coordinate hands and eyes rapidly and accurately in lifting and 
positioning or transporting objects, and operating motor vehicles. 
 
Manual Dexterity: Requires the ability to handle a variety of items, such as control knobs, toggle switches, 
syringe plungers, levers, hand tools, etc. Must have minimal levels of eye/hand/foot coordination. 
 
Color Discrimination: Requires the ability to differentiate between colors and shades of color. 
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 6 
Captain-Shift Supervisor 

 
Interpersonal Temperament: Requires the ability to deal with people beyond giving and receiving 
instructions. Must be adaptable to performing under stress and when confronted with persons acting under 
stress, and in emergency situations. 
 
Physical Communication: Requires the ability to talk and hear: (Talking: expressing or exchanging ideas 
by means of spoken words. Hearing: perceiving nature of sounds by ear.)  Must be able to communicate 
via telephone and two-way radio. 
 
 KNOWLEDGE, SKILLS AND ABILITIES 
 
Working knowledge of the Currituck County emergency medical policies, procedures, and treatment 
protocols. 
 
Working knowledge of equipment and supplies employed in the emergency care of patients and emergency 
scenes. 
 
Working knowledge of County geography and of the location of roads and streets within the County, 
including location of frequently utilized medical facilities and landing zones. 
 
Working knowledge of procedures of extrication, movement of patients, rescue techniques, transportation 
and psychological needs of a patient. 
 
Working knowledge of radio communications equipment. 
 
Ability to respond quickly and calmly to emergency situations. 
 
Ability to lift substantial weight. 
 
Ability to understand and follow oral and written instructions. 
 
Ability to deal tactfully, courteously and firmly with the general public. 
 
Ability to establish and maintain effective working relationships with as necessitated by work assignments. 
 
 

ED: 12/07/2020 (REV BOC) 
ED: 10/05/2020 (REV BOC) 
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CURRITUCK COUNTY JOB DESCRIPTION 
 

 
 JOB TITLE: TEMPORARY IT CLERICAL STAFF 
 
 
 GENERAL STATEMENT OF JOB 
 
Under general supervision, performs responsible clerical and accounting work requiring 
independent judgment and initiative monitoring expenses for the County’s IT Department. Work 
includes but is not limited to answering telephones, filing paperwork, and assisting with accounts 
payable. 
                                    
 SPECIFIC DUTIES AND RESPONSIBILITIES 
 
ESSENTIAL JOB FUNCTIONS 
 
Maintains records of expenditures. 
 
Enters information into financial system. 
 
Sorts and delivers incoming mail daily. 
 
Prepares, reviews and verifies invoices for payment; maintains computer files of invoices. 
 
Maintains vendor relations. 
 
Performs routine clerical tasks, such as greeting visitors, recording and relaying messages, typing 
routine correspondence, addressing envelopes, processing and distributing mail, etc. 
 
ADDITIONAL JOB FUNCTIONS 
 
Answers telephone and receives inquiries, providing information or referring callers to other 
County officials, as appropriate. 
 
Prepares, copies, files and/or distributes, as appropriate, various correspondence, records and 
forms. 
 
Performs duties as assigned by the County Manager or his designees during a State of 
Emergency or other disaster. 
 
Performs other related work as required. 
 

MINIMUM TRAINING AND EXPERIENCE 
 
Graduation from high school preferably accompanied by some experience in bookkeeping duties; 
or any equivalent combination of training and experience which provides the required knowledge, 
skills and abilities. Must possess a valid driver’s license. 
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MINIMUM QUALIFICATIONS OR STANDARDS REQUIRED 
 TO PERFORM ESSENTIAL JOB FUNCTIONS 
 
Physical Requirements:  Must be physically able to operate a variety of machinery and 
equipment, including computers, typewriters, calculators, copiers, facsimile machines, dictation 
recorders, etc. Requires the ability to exert up to 20 pounds of force occasionally, and/or up to 10 
pounds of force frequently, and/or a negligible amount of force constantly to move objects.   
    
Data Conception:  Requires the ability to compare and/or judge the readily observable, 
functional, structural, or composite characteristics (whether similar to or divergent from obvious 
standards) or data, people or things. 
 
Interpersonal Communications:  Requires the ability to speak and/or signal people to convey or 
exchange information. Includes receiving assignments and/or directions from superiors. 
 
Language Ability:  Requires the ability to read a variety of reports, correspondence, time sheets, 
work schedules, forms, procedural manuals, etc. Requires the ability to prepare a variety of 
correspondence, reports, forms, charts, etc.  Must be able to speak to people with poise, voice 
control and confidence. 
 
Intelligence: Requires the ability to apply rational systems to solve practical problems and deal 
with a variety of concrete variables in situations where only limited standardization exists; to 
interpret a variety of instructions furnished in written, oral, diagrammatic, or schedule form. 
 
Verbal Aptitude:  Requires the ability to record and deliver information, to explain procedures, to 
follow oral and written instructions.  Must be able to communicate effectively and efficiently in a 
variety of technical or professional languages such as Accounting terminology.  
 
Numerical Aptitude:  Requires the ability to utilize mathematical formulas; to add and subtract; 
multiply and divide; determines percentages and decimals; verifies and computes interest rates. 
 
Form/Spatial Aptitude:  Requires the ability to inspect items for proper length, width and shape. 
 
Motor Coordination:  Requires the ability to coordinate hands and eyes rapidly and accurately in 
using automated office equipment. 
 
Manual Dexterity:  Requires the ability to handle a variety of items, such as keyboards, control 
knobs, toggle switches, etc.  Must have minimal levels of eye/hand/foot coordination. 
 
Color Discrimination:  Requires the ability to differentiate between colors and shades of color. 
 
Personal Temperament:  Requires the ability to deal with people beyond giving and receiving 
instructions.  Must be adaptable to performing under stress and when confronted with persons 
acting under stress. 
 
Physical Communication:  Requires the ability to talk and/or hear: (talking - expressing or 
exchanging ideas by means of spoken words; hearing - perceiving nature of sounds by ear). 
Requires the ability to communicate via telephone. 
 
 KNOWLEDGE, SKILLS, AND ABILITIES 
 
General knowledge of the organization, operation, programs and policies of the County.  
 
General knowledge of the application of established bookkeeping and accounting principles and 
techniques to governmental accounting transactions.  
 

13.D.3.b

Packet Pg. 292

A
tt

ac
h

m
en

t:
 T

em
p

 IT
 C

le
ri

ca
l 1

2 
7 

20
20

  (
Jo

b
 D

es
cr

ip
ti

o
n

 R
ev

is
io

n
s-

F
ir

e 
an

d
 E

M
S

/IT
 C

le
ri

ca
l-

T
em

p
)



General knowledge of arithmetic.  
 
General knowledge of state and local fiscal regulations, policies and procedures.  
 
General knowledge of modern office practices and procedures.   
 
Ability to use common office machines, including popular computer-driven word processing, 
spreadsheet and file maintenance programs.  
 
Ability to maintain clerical records and to compile reports from them.  
 
Ability to type accurately at a moderate rate of speed.  
 
Ability to understand or apply laws, regulations and policies to the maintenance of financial 
records.  
 
Ability to verify documents and forms for accuracy and completeness.  
 
Ability to understand and follow written and oral instructions.  
 
Ability to exercise independent judgment, discretion and confidentiality in the completion of work 
assignments.  
 
Ability to establish and maintain effective working relationships as necessitated by work 
assignments. 
 
 
 
ED: 12/07/2020 (BOC) 
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2020 BOARD OF EQUALIZATION & REVIEW 
Minutes 

November 16, 2020 
 

The 2020 Board of Equalization & Review was called to order at 5:00pm on Monday 

November 16, 2020. Board Members Paul Beaumont, J. Owen Etheridge, Mary Etheridge, 

Selina S. Jarvis, Mike Payment and Bob White were in attendance.  

 

Harris Teeter: The Tax Administrator presented to the Board an appeal submitted by 

Ryan, a tax services and accounting firm, that represents Harris Teeter. They contended 

that the assessed value of the personal property owned by Harris Teeter was over 

assessed. The board voted unanimously to confirm the 2019 assessed value of $1,250,060 

and the 2020 assessed value of $1,227,321. 

 

No other taxpayers appeared before the Board requesting a hearing with respect to the 

listing or appraisal of the taxpayer’s property or property of others.    

  
 

The 2020 Board of Equalization and Review adjourned at 5:30pm 

 
 

ATTEST:    _________________________ 
  Tracy Sample , Clerk to the  Chairman, Bob White 

  Board of Equalization and 

  Review     
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CURRITUCK COUNTY 

NORTH CAROLINA 
 

 
 

Draft Minutes Page 1 Updated 12/4/2020 1:48 PM  

  

November 16, 2020 
Minutes – Regular Meeting of the Board of Commissioners 

 WORK SESSION 

1. 5:00 PM  Board of Equalization and Review 

 

The Board of Commissioners met in a Special Meeting to sit as the Board of Equalization 
and Review.  The meeting was held from 5:00 PM until 5:30 PM in the Board Meeting Room 
of the Historic Courthouse, 153 Courthouse Road, Currituck.  Commissioners heard one 
appeal presented by Tax Assesor, Tracy Sample.  Related documents were distributed to 
Commissioners for their review.  Mr. Sample responded to questions regarding the appeal. 

2. 5:30 PM   Moyock Sewer Discussion 

 

The Board of Commissioners met at 5:30 PM in the Board Meeting Room of the Historic 
Courthouse to discuss the County's options for operation of the Moyock Regional 
Wastewater Treatment Plant.  County Manager, Ben Stikeleather, recalled previous work 
session discussion when the Board was first asked to consider whether the County will 
continue to operate the wastewater plant or sell to a private operator.  This discussion 
resulted in a majority of the Board wanting to keep the plant, but questions and concerns 
were raised over the costs to do so.  Mr. Stikeleather said a decision is needed to meet the 
timeline set by the North Carolina Department of Environmental Quality for notification and 
submittal of an amended SOC (Special Orders by Consent). 

 
Although not in attendance, Mr. Stikeleather reported Commissioner McCord maintains 
his position to sell the wastewater plant. 
 
A history of challenges with the design and operation of the plant were discussed, as 
were concerns with costs to repair or replace the plant on top of school capital needs.  
Impacts on customer rates, commercial development, and residential growth were 
considered.  In response to questions on seeking damages if the plant's design is 
determined to be faulty, County Attorney, Ike McRee, said documents were sent to 
outside council for a legal opinion in this regard.  Larry Lombardi, Economic 
Development Director, was asked his opinion.  He said a sale would affect the County's 
ability to provide incentives to potential businesses.  Eric Weatherly, County Engineer, 
was asked about Wastewater personnel.  He said the County wastewater staff are both 
capable and ample. 
 
Following discussion, the Board chose to keep the Moyock Regional Wastewater plant.  
Those in favor of keeping the plant included Chairman White, Commissioner Beaumont, 
Commissioner Mary Etheridge and Commissioner Jarvis.  Commissioner J. Owen 
Etheridge, Commissioner McCord, and Commissioner Payment favored selling. 
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Currituck County Board of Commissioners November 16, 2020 

Draft Minutes Page 2 Updated 12/4/2020 1:48 PM  

 
Commissioners directed staff to develop customer rate and debt payment options for 
discussion at the Board's annual retreat.  The work session concluded at 5:56 PM. 

 6:00 PM  CALL TO ORDER 

The Currituck County Board of Commissioners held its regular meeting at 6:00 PM in the Board 
Meeting Room of the Historic Courthouse, 153 Courthouse Road, Currituck, North Carolina. 
 

Attendee Name Title Status Arrived 

Bob White Chairman Present  

Mike H. Payment Vice Chairman Present  

Paul M. Beaumont Commissioner Present  

J. Owen Etheridge Commissioner Present  

Mary "Kitty" Etheridge Commissioner Present  

Selina S. Jarvis Commissioner Present  

Kevin E. McCord Commissioner Present  

 

Chairman White called the meeting to order. 
 

A) Invocation & Pledge of Allegiance 

Commissioner Beaumont offered the Invocation and led the Pledge of Allegiance. 

B) Approval of Agenda 

Commissioner McCord moved to approve the agenda.  Commissioner Jarvis seconded 
the motion.  The motion carried. 

 

Approved agenda: 

 

Work Session 

5:00 PM  Board of Equalization and 

Review 5:30 PM  Moyock Sewer 

Discussion 

6:00 PM Call to Order 

A) Invocation & Pledge of Allegiance 

B) Approval of Agenda 

Public Comment 

Please limit comments to matters other than those appearing on this 
agenda as a Public Hearing. Public comments are limited to 3 minutes. 

Commissioner's 
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Currituck County Board of Commissioners November 16, 2020 

Draft Minutes Page 3 Updated 12/4/2020 1:48 PM  

Report 

County Manager's 

Report 

Public Hearings 

A) Public Hearing on the 2020 Reappraisal Schedule of Values 
 

B) PB 20-14 Currituck Water & Sewer, LLC - Wastewater 
Treatment: Currituck Water & Sewer, LLC, is requesting a 
Major Utility Use Permit to operate a wastewater treatment 
facility at 287 Green View Road. The treatment facility location 
includes Identification Parcel Numbers: 0015-000-084A-0000 
through 0015-000-084D-0000, 0015-000-084I- 0000, and 
0016-000-001A-0000 in Moyock Township. 

 

C) PB 20-18 Oak Trail Solar: Oak Trail Solar, LLC is requesting 
a Solar Energy Facility Use Permit for 1,229 acres located off 
Puddin Ridge Road, Tax Map 10, Parcels 11, 12, 13, 14A, 
18D, 18F; and Tax Map 11, Parcel 1, in Moyock Township. 

New Business 
 

A) Ordinance Amending Section 8-88 of the Currituck County 
Code of Ordinances to Defer Payment of the 2020 Outdoor 
Tour Operator License Fee Until September 1, 2020 

 

B) Fire and EMS Advisory Funding Requests: Lower 
Currituck VFD Tanker Repair and Crawford VFD Rescue 4 
Light Tower Repair 

 

C) Board Appointments 

1. Tourism Advisory Board 

D) Consent Agenda 

1. Budget Amendments 

2. Surplus Resolution-Forklift, Parks and Rec 

3. Maritime Museum-Change Order #5 

4. Job Description Revision-Fire Lieutenant 

5. Road Addition Petition:  Jeanni Court and Donna Court, Launch 
Landing 

6. Approval Of Minutes-November 2, 2020 

Adjourn 
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Currituck County Board of Commissioners November 16, 2020 

Draft Minutes Page 4 Updated 12/4/2020 1:48 PM  

RESULT: APPROVED [UNANIMOUS] 

MOVER: Kevin E. McCord, Commissioner 

SECONDER: Selina S. Jarvis, Commissioner 

AYES: Bob White, Chairman, Mike H. Payment, Vice Chairman, Paul M. Beaumont, 

Commissioner, J. Owen Etheridge, Commissioner, Mary "Kitty" Etheridge, 

Commissioner, Selina S. Jarvis, Commissioner, Kevin E. McCord, Commissioner 

 PUBLIC COMMENT 

Please limit comments to matters other than those appearing on this agenda as a Public 
Hearing. Public comments are limited to 3 minutes. 
 

Chairman White opened the Public Comment period. 
 
Barbara Zemienieuski, of North Spot Road, Powells Point, spoke of the Gallop Sand Mine 
project, a Use Permit application that will potentially be coming before the Board of 
Commissioners.  Speaking directly to the Board, and on behalf of the Pinewood Acres-
North Spot Road Preservation Commission, she is opposed to the project in her 
neighborhood. 
 
No others were signed up nor wished to speak and the Public Comment period was closed. 

 COMMISSIONER'S REPORT 

Chairman White reported on discussion at the Wild Horse Advisory Board meeting and relayed 
information on the status of the horse fence repairs on the off-road area.  Although no quorum 
was present for an official meeting of the Tourism Advisory Board, members present discussed 
tourism advertising initiatives.  He remarked on the Maritime Museum, currently under 
construction in Corolla.  He announced he will step down as Chairman of the Board in 
December when a new Chair and Vice-chair will be elected.  Chairman White spoke of the 
Board's upcoming retreat and encouraged the public to attend. 
 

Commissioner Payment thanked Chairman White for his service as Chairman.  He provided 
an update from Albemarle Regional Health Services on Covid cases in Currituck County.  
Commissioner Payment encouraged residents to get chimney inspections with cold weather 
approaching and wished everyone a safe and Happy Thanksgiving.  
 
Commissioner Mary Etheridge recognized the efforts of the Senior Center volunteers.  She 
thanked voters for their confidence upon her re-election and thanked Chairman White for 
his service.   
 
Commissioner Beaumont recognized Veterans and those who currently serve in the 
military.  He thanked citizens for the opportunity to continue to serve as County 
Commissioner and he, too, thanked the Chairman for his leadership. 
 
Commissioner McCord congratulated fellow Commissioners on their successful elections 
and thanked Chairman White for his efforts serving as Chairman. He cautioned citizens to 
be watchful to protect themselves from fraud or package theft over the holidays.  A recent 
boat rescue in rough waters in the sound was reported.   
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Commissioner J. Owen Etheridge congratulated Commissioners on winning their elections 
and thanked Chairman White for his service.  He recognized Currituck voters on a 74% 
voter turnout and thanked Sydni Banks, Director of Elections, and the Board of Elections for 
their professionalism during the election.  He wished everyone a Happy Thanksgiving. 
 
Commissioner Jarvis talked about the struggles everyone faced this year and encouraged 
people to reflect on the positive.  She recognized first responders and educators working 
through challenges with Covid-19, and she thanked voters for her re-election.  
Commissioner Jarvis thanked Chairman White for his guidance and insight. 

 COUNTY MANAGER'S REPORT 

Ben Stikeleather, County Manager, updated Commissioners on the County's response to the 
North Carolina Governor's new executive order related to the Covid-19 pandemic.  All 
county services will be provided.  Staggered shifts will be utilized to maintain continuity of 
operations in case of staff exposure.  He announced the reopening of Pickle-ball courts, 
available by reservation through the Senior Center, for those who wish to play.  The annual 
Christmas parade has been canceled, but County offices will be decorated and maps 
provided to citizens who'd like to visit the various locations.  He reported many water 
customers signed up for payment plans after public information efforts, including door 
hangars, reduced the number of potential water cutoffs from 172 to 16.  Dr.  Mark Lutz, 
School Superintendent, was present at the meeting and was asked to update the Board of 
the school reopenings and protocols being followed for Covid-19. 
 
Chairman White called a brief recess at 6:40 PM.  The meeting reconvened at 6:54 PM. 

 PUBLIC HEARINGS 

A. Public Hearing on the 2020 Reappraisal Schedule of Values 

 

Tax Assessor, Tracy Sample, provided an overview and timeline for the revaluation process 
and recalled the presentation of the Schedule of Values that went before Commissioners on 
November 2, 2020.  The Public Hearing is required by North Carolina Statute to provide an 
opportunity to receive comment on the Schedule of Values. 
 

Chairman White opened the Public Hearing.  No one was signed up nor wished to 
speak and the Public Hearing was closed. 

B. PB 20-14 Currituck Water & Sewer, LLC – Wastewater Treatment: 

Included is a document from the applicant that arrived after staff analysis was completed. 
The document contains a list of planned improvements by the applicant to the treatment 
system.  
 

In an effort to best meet the safety protocols established in the North Carolina Governor's 
Executive Order related to Covid-19, a recess was called prior to each Public Hearing and 
citizens were asked to limit in-person attendance to the particular case of interest.   
 
A recess was called at 6:56 PM to allow parties for PB 20-14:  Currituck Water and Sewer, 
LLC-Wastewater Treatment, to enter the meeting room.  The meeting reconvened at 6:59 
PM. 
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County Attorney, Ike McRee, reviewed the quasi-judicial procedures and process, and 
described the type of evidence the Board may consider in determining whether an applicant 
has met the burden as to the findings of fact. 
 
All parties to speak were sworn in.  Laurie LoCicero, Planning and Community Development 
Director, reviewed the major utility Use Permit application and staff report with the Board of 
Commissioners.  The overhead displayed the location of the plant, disposal area, 
surrounding zoning and Land Uses.  The expanded wastewater service areas were 
reviewed.   
 
Ms. LoCicero responded to Board questions.  She said it is possible for the utility to expand 
outside of the requested service area.  A use permit amendment would be needed to 
increase the disposal area.  Photos of the existing Eagle Creek Wastewater Treatment Plant 
were displayed and Use Permit review standards and findings of fact were presented. When 
asked, she reviewed the public input process used to develop the 2012 Moyock Small Area 
Plan and defined full and limited service areas based on the future Land Use map.  Land 
Use Plan and Moyock Small Area Plan policies were reviewed.  She stated staff concerns 
with the wastewater plant's current state of disrepair, active violations with the North 
Carolina Department of Environmental Quality (DEQ), and adding additional development to 
the existing plant.  She presented the outstanding items to be addressed by the applicant, 
and noted the Technical Review Committee (TRC) recommends denial of the application.  
Ms. LoCicero addressed varying soils in areas around Moyock and suitability for 
development. 
 
Engineer, Mark Bissell, addressed Commissioners on behalf of the applicant and explained 
their legal council could not attend due to Covid-19.  Applicants initially wanted to proceed 
with the hearing, but after conferring with the County Attorney, parties agreed an attorney 
should be present to represent the applicant and Mr. Bissell asked for the item to be 
deferred.  A motion to table was made by Commissioner Mary Etheridge but was withdrawn 
because the applicant had deferred the item previously and only one applicant request for 
deferral is permitted by County ordinance.  Mr. Bissell therefore requested the Board of 
Commissioners agree to defer the item. 
 
Commissioner Mary Etheridge moved to table the item to the December 7, 2020, Board of 
Commissioners meeting.  Chairman White seconded the motion.  The motion carried.   

RESULT: TABLED [UNANIMOUS] Next: 12/7/2020 6:00 PM 

MOVER: Mary "Kitty" Etheridge, Commissioner 

SECONDER: Bob White, Chairman 

AYES: Bob White, Chairman, Mike H. Payment, Vice Chairman, Paul M. Beaumont, 

Commissioner, J. Owen Etheridge, Commissioner, Mary "Kitty" Etheridge, 

Commissioner, Selina S. Jarvis, Commissioner, Kevin E. McCord, 

Commissioner 

C. PB 20-18 Oak Trail Solar: 
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S T A F F  R E P O R T       P B  2 0 - 1 8  O A K  T R A I L  S O L A R  
U S E  P E R M I T  
B O A R D  O F  C O M M I S S I O N E R S  
N O V E M B E R  1 6 ,  2 0 2 0  

APPLICATION SUMMARY 

Property Owner:    
Karen Jarvis 
301 Lynden Ln 
Newbern NC  28560 

 
  Elizabeth Jarvis Campbell 

PO Box 46 
Maple NC  27956 
 
FPI Carolinas LLC 
4600 S Syracuse St Ste 1450 
Denver CO  80237 
 
Charles Jarvis 
1211 Toxey Rd 
Elizabeth City NC  27909 

Applicant: 
Oak Trail Solar LLC 
11757Katy Freeway Ste 400 
Houston TX  77079 

Case Number:  PB  20-18 Application Type:   Use Permit 

Parcel Identification Numbers:  
0010000018F0000 
001000000110000 
001000000120000 
001000000130000 
0010000014A0000 
001100000010000 
0010000018D0000    

Existing Use: 
Cultivated Farmland 
 

Land Use Plan Classification:   Rural 
Moyock Small Area Plan:  Rural/Limited 

Total Parcel Sizes (Acres):  1,229 acres 
 

Request:  Solar Energy Facility Zoning:  AG (Agriculture) 

 

SURROUNDING PARCELS 

 Land Use Zoning 

North Farmland/Residential AG 

South Farmland/Woodlands AG 

East Residential AG/SFM 

West Farmland/Residential AG 

 
STAFF ANALYSIS 
The applicant is requesting a use permit for a 100MW solar energy facility which includes 
photovoltaic panels, access roads, fencing, racking system, inverters, transformers, 
collection system, interconnection facilities (including a substation at the point of 
interconnection), and related facilities and equipment.  The project contains eight adjacent 
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parcels with a total size of 1,229 acres.  The total construction area is expected to span 
approximately 878 acres.   
 
The panels will be mounted on support structures that will be designed to track the sun’s 
path through the sky along a single axis, oriented in a roughly north-south direction in order 
to maximize the amount of incident solar radiation absorbed over the year and the annual 
product of electrical energy.   Energy generated at the Facility will deliver power through a 
generation interconnection line from the Facility’s collection substation to the proposed Point 
of Interconnect switchyard, located adjacent to the existing Dominion Energy North Carolina 
transmission line. 
 
At least 30% of the total site acreage will be planted with native pollinator species to provide 
a net benefit to habitat diversity because of the Facility.  The remaining ground cover will be 
regularly mowed or otherwise managed to remain below two feet in height as required by 
the UDO.  After the Facility is complete, facility staff will receive continuous site monitory and 
remote control responses from the remote operations center.  In addition, staff will receive 
continuous predictive equipment health analytics algorithms and automated performance 
calculations.  The annual maintenance plan includes regularly scheduled visits (monthly), 
mechanical and electrical maintenance activities, and it is intended to optimize Facility 
performance and protection. 
 

INFRASTRUCTURE 

Water 

The use does not require potable water; however, water 
trucks will be available to suppress dust from construction 
activity.   
Three monitoring wells will be installed to test ground water 
as related to the North Carolina Drinking Water Act. 

Sewer 
Permanent sewer facilities are not required.  Portable 
toilets will be on site during the construction phase. 

Stormwater/Drainage 

NPDES permit and a county stormwater plan must be 
issued for the site.  To protect surface waters, groundwater, 
and stormwater quality, E&SC measures will be installed 
and maintained through the site.  Appropriate setbacks will 
be met from major drainageways and the on-site ditches 
will be maintained. 

Design Standards N/A 

Lighting 

Security and maintenance lighting are anticipated for the 
substation and inverter locations.  Exterior lights will be full 
cut-off fixtures unless a security plan is approved 
otherwise. 

Landscaping 
A Type D opaque buffer will be developed around the 
perimeter of the site parcels.  Installed vegetation will be 
inspected monthly by the facility operator. 

Parking None required. 

Compatibility A SEF is an allowable use in the AG zoning district. 

 

RECOMMENDATIONS 

TECHNICAL REVIEW COMMITTEE 
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The Technical Review Committee recommends approval of the use permit subject to the 
following conditions of approval:  The application complies with all applicable review 
standards of the UDO provided the following outstanding items are addressed at site plan 
review: 

1. Surface material for road connecting to the substation and switchyard must be 20’ 
wide and capable of withstanding a 75,000 vehicle. (Building Inspector) 

2. Clear and snag ditches, where necessary, to allow for proper drainage from the site. 
(Soil and Stormwater) 

3. Applicant has been in contact with NCDOT.  Driveway permits are necessary and 
must be approval prior to driveway construction. (NCDOT) 

 

USE PERMIT REVIEW STANDARDS 

A use permit shall be approved on a finding that the applicant demonstrates the proposed 
use will meet the below requirements.  It is staff’s opinion that the evidence in the record, 
prepared in absence of testimony presented at a public hearing, supports the preliminary 
findings. 

The use will not endanger the public health or safety. 

Preliminary Applicant Findings: 
1. The facility is a low impact use that will not endanger public health or safety.  The 

electric components will have an Underwriters Laboratories listing and the Facility 
will comply with the National Electric Code at the time of construction.  The facility 
will not emit noxious noise.  The facility will be surrounded by a security fenced to 
prevent unauthorized entry.  The Facility will be operated in compliance with the 
UDO requirements for appropriate ground cover for soil stabilization and ground 
cover maintenance. 

2. The Facility components will not leach chemicals and will comply with the UDO 
requirements on ground water monitoring. UDO § 4.2.3.K(8). First Solar, Inc. (“First 
Solar”) photovoltaic (“PV”) panels are solid-state devices with no liquids or vapors. 
The panels use heat strengthened glass and there is 725 pounds of strength per 
square inch holding together the front and back glass in the PV module. For over a 
decade, First Solar panels have been mounted on top of the filter hall and 
subterranean pure water tank of the Tegel Waterworks, part of the Berlin 
Waterworks, delivering clean drinking water to Germany’s capital city. 

3. First Solar PV panels have been certified by Underwriters Laboratory (“UL”) 1703 
regarding PV module safety. UDO § 4.2.3.K(7). First Solar PV modules consist of a 
thin layer of cadmium telluride (“CdTe”) semiconductor. Cadmium telluride is not 
cadmium. CdTe differs from cadmium due to its extremely high chemical and thermal 
stability. CdTe is a stable compound that is insoluble in water, has a high melting 
point (1041°C), a high boiling point (1050°C), and a low evaporation rate. In addition, 
First Solar’s thin film semiconductor is encapsulated between two sheets of glass 
and sealed with an industrial laminate, which further limits potential for release into 
the environment in the event of fire or breakage. In the past two decades, over 200 
million First Solar panels have been deployed in over 18,000 projects worldwide, 
including projects in North Carolina. The safety of First Solar’s CdTe solar panel 
technology has been extensively researched for over a decade and more than 50 
researchers from leading international institutions, including national laboratories 
such as Brookhaven National Lab and National Renewable Energy Laboratory. They 
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have concluded CdTe photovoltaic panels are safe during normal operation, in the 
event of breakage or fire, and through end-of-life recycling and disposal. 

4. The Facility will generate minimal traffic. The Institute of Transportation Engineers 
Trip Generation manual 10th Edition reports that the average single-family housing 
unit will produce an average of 9.44 trips on a weekday. During operation, the 
proposed Facility will generate far fewer daily trips than an average single-family 
home. The Facility generates clean energy, producing no emissions and utilizing no 
water, which is distributed into the local grid. The generation of locally distributed 
clean energy benefits Currituck County. 

 

The use will not injure the value of adjoining or abutting lands and will be in harmony with 
the area in which it is located. 

Preliminary Applicant Findings: 
1. The Facility is proposed in an area where the surrounding uses are rural residences 

or agricultural uses, which is typical of the areas in which solar facilities across the 
County and North Carolina are constructed. The Facility is harmonious with the 
surrounding area and will meet or exceed the UDO’s requirements for setbacks and 
screening. 

2. The Facility is in harmony with area surrounding the subject properties. The Facility 
will be constructed on approximately 878 acres of land that is under option for lease 
or purchase by Oak Trail Solar. Like the subject properties, the adjacent properties 
are also zoned AG – Agriculture, with the exception of two parcels zoned SFM – 
Single-Family Residential – Mainland (one of which has a Planned Unit Development 
overlay). The Facility is in harmony with rural residential and agricultural uses, 
generally having a lower visual profile than many improvements allowed or present in 
the area. The setbacks and buffers required by the UDO are intended to ensure 
harmony with adjoining properties, and the proposed Facility meets or exceeds all 
setback and buffering requirements. 

3. Oak Trail will present expert testimony from a certified North Carolina appraiser that 
the Facility, as proposed, will not injure the value of adjoining or abutting lands and 
will be in harmony with the area in which it is located at the quasi-judicial hearing on 
this application. 

The use will be in conformity with the Land Use Plan or other officially adopted plans. 

Preliminary Staff Findings: 
1. The Land Use Plan vision statement “We want to protect our vital land and water 

natural resources and preserve farmland and open space while building a thriving 
and sustainable local economy.  (The Facility will preserve and return the land to 
farmland once the Facility is decommissioned and will contribute to the county tax 
base, helping support a thriving sustainable local economy.) 

2. The following 2006 Land Use Policy statements apply to the proposed request: 
a. Policy AG3:  County ACTIONS CONCERNING INFRASTRUCTURE (e.g. 

schools, parks, and utilities) and regulations shall serve to direct new 
development first to targeted growth areas near existing settlements identified 
as Full Service Areas on the Future Land Use Map, rather than leapfrogging to 
locations in the midst of farmland and green space identified as Rural and 
Conservation areas on the Future Land Use Map.  (All of the land designated as 
Rural in this request.  The facility will not increase population density.) 

b. POLICY ID1: To diversify the local economy and broaden the local tax base, the 
County shall encourage a public service and regulatory environment conducive 
to COMPATIBLE INDUSTRIAL DEVELOPMENT. “Compatible” shall be defined 
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as, among other things, industries that do not adversely impact the 
environmental quality of the area or overburden the local infrastructure. 
(Because there are no dwellings associated with the Facility, there should be 
minimal impacts on local infrastructure.  According to the Tax Administrator, 
taxes will increase from $11,300.19 annually to $23,077.44 annually once the 
Facility is installed.) 

c. POLICY PP2: Currituck County shall continue to implement a policy of 
ADEQUATE PUBLIC FACILITIES, sufficient to support associated growth and 
development. Such facilities may include but not be limited to water supply, 
school capacity, park and open space needs, firefighting capability, and law 
enforcement.  (The Facility will have no impact on water supply, school capacity, 
park and open space needs and limited impact, if any, on fire fighting and law 
enforcement.) 

d. POLICY WQ1: Currituck County’s GROUND WATER RESOURCES shall 
receive a level of protection commensurate with their enormous value. Efforts 
shall be made to monitor the quantity and quality of groundwater resources, with 
an eye toward preventing pollution, saltwater intrusion, or excessive drawdowns. 
Particular attention shall be given to locations near water and sewer treatment 
plants and areas with concentrations of septic tanks. (Three ground water 
monitoring wells will be installed prior to operation of the Facility and reports will 
be generated as required in the UDO.) 

e. POLICY WQ4: RUNOFF AND DRAINAGE from development, forestry and 
agricultural activities shall be of a quality and quantity as near to natural 
conditions as possible. Post development runoff shall not exceed pre-
development volumes. (Stormwater runoff will be contained on site, on site 
ditches will be cleaned out and maintained, and appropriate setbacks are 
provided along major drainageways.)  

3. The 2014 Moyock Small Area Plan classifies this site as Rural (Approximately 1,030 
acres) and Limited Service (Approximately 200 acres).  The proposed use is in 
keeping with the policies of the plan, some of which are: 

a. POLICY FLU1:  Promote compatibility between new development and 
existing development to avoid adverse impacts to the existing community.  
This is achieved through design and includes larger setbacks, landscaped or 
forested strips, transition zones, fencing, screening, density and/or bulk step 
downs, or other architectural site planning measures that encourage 
harmony. (Compatibility will be achieved through increased setbacks and a 
Type D opaque buffer installed along the perimeter of the facility.  Setback 
from dwelling property lines and ROWs is a minimum of 150’.) 

b. POLICY BI 4:  Provide industrial development opportunities for cluster 
industries identified by Currituck Economic Development such as defense 
aero-aviation, port and maritime related industries, alternative energy, 
agriculture and food, and local existing business support. 

The use will not exceed the county’s ability to provide adequate public facilities, including, 
but not limited to: schools, fire and rescue, law enforcement, and other county facilities.  
Applicable state standards and guidelines shall be followed for determining when public 
facilities are adequate. 

Preliminary Staff Findings: 
1. The use will not increase or exceed the county’s ability to provide services to 

schools, fire and rescue, and law enforcement.   

13.D.4.2

Packet Pg. 305

C
o

m
m

u
n

ic
at

io
n

: 
M

in
u

te
s 

fo
r 

N
o

ve
m

b
er

 1
6,

 2
02

0 
 (

A
p

p
ro

va
l O

f 
M

in
u

te
s-

11
/1

6/
20

20
, B

o
ar

d
 o

f 
E

q
u

al
iz

at
io

n
 a

n
d

 R
ev

ie
w

-2
02

0)



Currituck County Board of Commissioners November 16, 2020 

Draft Minutes Page 12 Updated 12/4/2020 1:48 PM  

 

 

13.D.4.2

Packet Pg. 306

C
o

m
m

u
n

ic
at

io
n

: 
M

in
u

te
s 

fo
r 

N
o

ve
m

b
er

 1
6,

 2
02

0 
 (

A
p

p
ro

va
l O

f 
M

in
u

te
s-

11
/1

6/
20

20
, B

o
ar

d
 o

f 
E

q
u

al
iz

at
io

n
 a

n
d

 R
ev

ie
w

-2
02

0)



Currituck County Board of Commissioners November 16, 2020 

Draft Minutes Page 13 Updated 12/4/2020 1:48 PM  

 

 
 

13.D.4.2

Packet Pg. 307

C
o

m
m

u
n

ic
at

io
n

: 
M

in
u

te
s 

fo
r 

N
o

ve
m

b
er

 1
6,

 2
02

0 
 (

A
p

p
ro

va
l O

f 
M

in
u

te
s-

11
/1

6/
20

20
, B

o
ar

d
 o

f 
E

q
u

al
iz

at
io

n
 a

n
d

 R
ev

ie
w

-2
02

0)



Currituck County Board of Commissioners November 16, 2020 

Draft Minutes Page 14 Updated 12/4/2020 1:48 PM  

A recess was called at 7:49 PM to allow parties for the PB 20-18: Oak Trail Solar Public 
Hearing, to enter the meeting room.  The meeting reconvened at 7:58 PM. 
 
Parties to testify were sworn and Laurie LoCicero, Planning and Community Development 
Director, reviewed the application for Oak Trail Solar with the Board.  Using the overhead, 
she showed the location of the proposed solar facility and described the zoning and land 
uses surrounding the area.  The site plan, Use Permit review standards, findings of fact, and 
Land Use Plan policies were presented.  The Technical Review Committee (TRC) 
recommended approval of the request and TRC conditions were stated.  Commissioners 
had no questions for staff following initial presentation. 

 
Attorney for the applicant, Merrick Parrott, addressed the Board and introduced experts 
to testify on behalf of the applicant in support of approval.    
 
Matt Crook, Developer for First Solar, presented a powerpoint to review the 
development plan for the solar farm in compliance with the language in the Unified 
Development Ordinance (UDO) for solar arrays.  A hardcopy of the presentation was 
received by members of the Board (Exhibit 2).  Findings of fact to support approval of 
the request were summarized.  Mr. Crook testified that the solar development would not 
injure the value of surrounding property and would be in harmony with the area, citing 
surrounding agricultural, low density uses and no visual impacts. 
 
Tommy Cleveland, Engineer, reviewed his professional credentials and experience with 
solar energy, its testing and development.  Mr. Cleveland's sworn affidavit (Exhibit 3) 
was submitted for the record and presented to Commissioners, and information on the 
health and safety impacts of the project were reviewed.  He said mowing would be the 
primary method for maintaining grass at the site, but some over the counter herbicides 
will also be used.  He discussed the composition of solar panels, decommissioning and 
drainage, and presented his opinion that the proposed site will not endanger the public 
health and safety. 
 
Richard Kirkland, reviewed his credentials as a North Carolina Certified Appraiser and 
described ten years of experience assessing impacts of solar facilities on neighboring 
properties.  A copy of his sworn affidavit (Exhibit 4) was submitted for the record and to 
Board members.  Methodology used for the assessment was reviewed and Mr. Kirkland, 
in his professional opinion, said the facility would have no negative impacts to adjoining 
property values and is harmonious with the adjoining uses.  In response to questions, he 
discussed local comparisons that had been used for assessment and described the 
matched pair process for determining value impacts. 
 
Several questions were posed to the applicants.   
 
Applicant representatives addressed fire concerns, particularly with regard to the 
inverter system and vegetation.  Mr. Crook said the system was still in design but he has 
asked the Fire Chief for feedback.  He confirmed mowing and weed eating would be the 
primary way to maintain vegetation, particularly with the incorporation of a pollinator 
habitat at the site.  Mr. Cleveland said invertors catching fire or blowing up is not a 
common occurrence.  Addressing concerns over appropriate panel installation, Mr. 
Crook said the installation would be engineered to required wind speeds and would 
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respond appropriately utilizing a wind tracker system for storms.  Monthly safety checks 
will also take place. 
 
Allowing county staff access to the facility upon notice was discussed, as was 
installation of fencing around the ponds.  Mr. Crook responded to concerns over 
negative affects to nearby property values and said the revised Solar Array ordinance 
they will be following contains greater setback and buffering requirements than others 
already built in the county.   
 
Chairman White opened the Public Hearing. 
 
Josh Bass, Moyock resident and Currituck County Chamber of Commerce President, 
spoke on behalf of the Chamber in support of the project from an innovation and 
farmland preservation perspective.   
 
Sherry Motes, of Summit Farms Trail, voiced concerns with drainage and problems with 
existing ditching.  She said revenue increases represented by the applicant are not as 
much as they claim.    
 
Eric Smith, of Puddin' Ridge Road adjacent to the proposed Solar Farm, said he was 
concerned initially over impacts to his property and said two of his neighbors sold their 
homes.  He said a panel exclusion area was created after discussion with the developer.  
He asked the Board to consider several revisions around his home that included 
modifications to the vegetative buffer and front and side panel setbacks.  Concerns with 
Covid-19 and construction activity and upkeep of the panel exclusion area were 
presented.  Mr. Smith encourages approval if his needs are met.  Pictures to show his 
location were distributed for Board review. 
 
Michael Coulter, a Summit Farms resident, said he visited the solar farm site after a 
flooding storm and saw no indication that the site contributed to flooding and believes a 
solar facility is better use of the land than building homes that would increase traffic on 
Puddin' Ridge Road.  He supports the project. 
 
Chairman White recessed the meeting at 9:35 PM.  The meeting reconvened at 9:43 
PM. 
 
Nicole Riles, Cooper Garrett Road, is located at the center of the construction location 
and expressed concerns with Cooper Garrett Road being used for construction 
purposes, as it is unpaved.  She asked for confirmation that Cooper Garrett would not 
be used for construction, as she was told, but requested minimal use when no one could 
confirm the road would not be used.  Drainage and stormwater were discussed.   
 
Kaylee Bynum, a Puddin' Ridge Road resident and local business owner, voiced several 
concerns with the project that she stated provides little benefit to the community.  The 
lack of local job creation, use of outside employees for construction, power being sold to 
Virginia, concerns with drainage, dust, pollutants, and wildlife, property values, and 
minimal tax benefits were some of the issues stated by Ms. Bynum.  She questioned 
affects the facility may have on her acquiring Historic Landmark Status for her home.   
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Charles Jarvis, site property owner, spoke in support of approval of the project, and 
noted using the site in this manner does not require additional public facilities and the 
land can be returned to its original state. 
 
Karen Jarvis, site property owner, said the project will temporarily boost the local 
economy and believes it will reduce everyone's utility bill.  It will not require county 
facilities and she encouraged voting to approve the project. 
 
Tom Campbell, Romm Point Road, favors approval of the Oak Trail Solar Farm.  He 
referred to the constant, predictable revenue without the need for County facilities.  He 
discussed crops that might be grown below the panels, the safety of photovoltaic 
materials and the ability to return the land to agricultural use.  Mr. Campbell's degrees in 
Botany and Horticulture and career at North Carolina State-Cooperative Extension 
Service in Pasquotank County were highlighted. 
 
Elizabeth Campbell, Romm Point Road, favors approval of the Oak Trail Solar project as 
a way to preserve productive farmland for the future, saving it from commercial and 
residential development.  She said it is a stable tax revenue and will help her family to 
continue farming. 
 
No others were signed up nor wished to speak and the Public Hearing was closed. 
 
Applicant representatives responded to comments.  Ms. Parrott said the closest solar 
panel to Mr. Smith's home is 315 feet, meeting the 300 feet requested.  Mr. Crook 
responded to comments related to dust suppression and wildlife.  Wildlife could navigate 
through buffer areas, he noted, and dust is typically less than with farm use.  He clarified 
the tax revenues of $120,000, which includes facilities and equipment in addition to the 
land.  The applicant agreed to provide a copy of a letter to Ms. Bynum in which the state 
confirmed the solar facility will not impact the historic home designation. 
 
Ms. Parrott thanked the Board and, in summary, said the applicant has met the burden 
of the findings of fact and with no contrary evidence presented, is entitled to issuance of 
the Use Permit. 
 
Additional discussion related to site access by County staff and determination of a 
suitable time for notice took place, and Mr. McRee confirmed the Board of 
Commissioners can set conditions for access.  Following discussion, Commissioners 
settled on a one month maximum time frame for site access by the County Manager or 
designee, and a seventy-two hour response time after notification for scheduling. 
 
Commissioner Beaumont moved to approve PB 20-18: Oak Trail Solar, with staff 
recommendations because the applicant has demonstrated the proposed use meets the 
use permit review standards of the UDO, specifically the 2006 Land Use Plan (LUP), in 
that the use will not endanger public health or safety and that electrical components 
have a UL Listing and the facility will comply with the National Electric Code at the time 
of construction and during maintenance activities. 
 
The use will not injure the value of adjoining or abutting lands and will be in harmony 
with the area in which it is located, in that the facility is proposed in an area where the 

13.D.4.2

Packet Pg. 310

C
o

m
m

u
n

ic
at

io
n

: 
M

in
u

te
s 

fo
r 

N
o

ve
m

b
er

 1
6,

 2
02

0 
 (

A
p

p
ro

va
l O

f 
M

in
u

te
s-

11
/1

6/
20

20
, B

o
ar

d
 o

f 
E

q
u

al
iz

at
io

n
 a

n
d

 R
ev

ie
w

-2
02

0)



Currituck County Board of Commissioners November 16, 2020 

Draft Minutes Page 17 Updated 12/4/2020 1:48 PM  

surrounding uses are rural residences or agricultural uses, which are typical areas in 
which solar facilities are constructed across the county and state.  Setbacks and opaque 
buffers meet or exceed UDO requirements, lessening the visibility of the facility. 
 
The use will be in conformity with the LUP and other adopted plans, in that the LUP 
vision statement includes:  “We want to protect our vital land and water natural resources 

and preserve farmland and open space while building a thriving and sustainable economy."  
The facility will preserve and return the land to farmland once the facility is 
decommissioned and will contribute to the county tax base.   
 
The use will not exceed the county's ability to provide adequate public facilities, in that it 
will not add to services currently required, specifically schools, fire and rescue, and law 
enforcement. 
 
Conditions of approval include the TRC recommendations, specifically:   
 

• Surface material for road connecting to the substation and switchyard must be 20’ 
wide and capable of withstanding a 75,000 vehicle.  Access roads to other electrical 
facilities are to be maintained in a drivable condition. 

• Ditches will be cleared and snagged where necessary to allow for proper drainage 
from the site.  

• Any driveway permits are obtained from NCDOT prior to construction of driveways. 

• All fasteners used to assemble panels and arrays will be torqued to specification 
while under construction. 

• Reasonable access to the property will be granted within one month of notification, 
with response to the County within 72 hours of a request to access the property by 
the County Manager or County Manager’s designee. 

  
Commissioner McCord seconded the motion.  The motion carried. 

RESULT: MOTION PASSED-ITEM APPROVED [UNANIMOUS] 

MOVER: Paul M. Beaumont, Commissioner 

SECONDER: Kevin E. McCord, Commissioner 

AYES: Bob White, Chairman, Mike H. Payment, Vice Chairman, Paul M. Beaumont, 

Commissioner, J. Owen Etheridge, Commissioner, Mary "Kitty" Etheridge, 

Commissioner, Selina S. Jarvis, Commissioner, Kevin E. McCord, 

Commissioner 

 NEW BUSINESS 

 Motion to allow the recusal of Chairman White from considering Item A under New 
Business-Amendment to the Outdoor Tour Operator License Fee 

 

Chairman White requested recusal from considering the item as owner of an Outdoor Tour 
Operator in the County.  Commissioner Payment moved to allow recusal of Chairman White.  
The motion was seconded by Commissioner J. Owen Etheridge.  The motion carried.  Vice-
chairman Payment assumed the duties of Chairman. 
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RESULT: APPROVED [UNANIMOUS] 

MOVER: Mike H. Payment, Vice Chairman 

SECONDER: J. Owen Etheridge, Commissioner 

AYES: Bob White, Chairman, Mike H. Payment, Vice Chairman, Paul M. Beaumont, 

Commissioner, J. Owen Etheridge, Commissioner, Mary "Kitty" Etheridge, 

Commissioner, Selina S. Jarvis, Commissioner, Kevin E. McCord, 

Commissioner 

A. Ordinance Amending Section 8-88 of the Currituck County Code of Ordinances to 
Defer Payment of the 2020 Outdoor Tour Operator License Fee Until September 1, 
2020 

 

Following recusal from consideration, Bob White approached the podium and addressed 
the Board to report on impacts the Covid-19 pandemic had on seasonal revenues for 
Outdoor Tour Operators, particularly horse tour businesses.  Mr. White said he had 
reached out to other tour operators and most noted a 20% reduction in revenues over 
all.  He responded to questions related to operator fees, capacity limits, and the benefit 
of the extended visitor season as a result of the pandemic.  Fees were reported at $950 
per vehicle, with seven licenses active out of ten available. 
 
Mr. White exited the Board room and County Attorney, Ike McRee, reviewed the 
ordinance language for Commissioners.  Following review, the Board discussed 
reducing the fee by 25 percent instead of 75 percent as discussed initially, resulting in a 
fee of $712.50 per vehicle.  
 
Vice-Chairman Payment moved to approve with a revision in language on line 22 to 
change the figure from 25% to 75% with the rest of the language to remain as is.  
Commissioner J. Owen Etheridge seconded the motion.  The motion carried. 
 
A second reading was advised by the County Attorney due to the member recusal.  As 
directed, County Manager, Ben Stikeleather, will include a budget amendment at the 
second reading to provide the balance of funds for Carova road maintenance. 

RESULT: ORDINANCE PASSED FIRST READING [6 TO 0] Next: 12/7/2020 6:00 PM 

MOVER: Mike H. Payment, Vice Chairman 

SECONDER: J. Owen Etheridge, Commissioner 

AYES: Mike H. Payment, Vice Chairman, Paul M. Beaumont, Commissioner, J. Owen 

Etheridge, Commissioner, Mary "Kitty" Etheridge, Commissioner, Selina S. 

Jarvis, Commissioner, Kevin E. McCord, Commissioner 

RECUSED: Bob White, Chairman 

B. Fire and EMS Advisory Funding Requests:  Lower Currituck VFD Tanker Repair 
and Crawford VFD Rescue 4 Light Tower Repair 

 

Ben Stikeleather, County Manager, reviewed the request for funds to repair apparatus and 
equipment for Lower Currituck Volunteer Fire Department and Crawford Volunteer Fire 
Department.  Commissioners confirmed the Fire and Emergency Medical Services Advisory 
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Board had heard the requests and made the recommendation for Board consideration.  
Commissioner Beaumont explained the purpose for Lower Currituck Volunteer Fire 
Department's request to use apparatus replacement funds for the tanker repair rather than 
existing funds. 
 
Commissioner Beaumont moved for approval of the funding requests.  The motion was 
seconded by Commissioner McCord.  The motion carried. 

RESULT: APPROVED [UNANIMOUS] 

MOVER: Paul M. Beaumont, Commissioner 

SECONDER: Kevin E. McCord, Commissioner 

AYES: Bob White, Chairman, Mike H. Payment, Vice Chairman, Paul M. Beaumont, 

Commissioner, J. Owen Etheridge, Commissioner, Mary "Kitty" Etheridge, 

Commissioner, Selina S. Jarvis, Commissioner, Kevin E. McCord, 

Commissioner 

C) Board Appointments 

1. Tourism Advisory Board 

 

The following appointments to the Tourism Advisory Board were made: 
 
Commissioner Beaumont reappointed Keith Dix to serve a full term ending November, 
2022. 

Commissioner Jarvis nominated Ed Rudzinski to fill an unexpired term ending 
November, 2021. 
Chairman White nominated Matt Paulson to fill an unexpired term ending November, 
2021. 
 
Commissioner McCord moved for approval of the nominees.  Commissioner J. 
Owen Etheridge seconded the motion.  The motion carried. 

RESULT: APPROVED [UNANIMOUS] 

MOVER: Kevin E. McCord, Commissioner 

SECONDER: J. Owen Etheridge, Commissioner 

AYES: Bob White, Chairman, Mike H. Payment, Vice Chairman, Paul M. 

Beaumont, Commissioner, J. Owen Etheridge, Commissioner, Mary "Kitty" 

Etheridge, Commissioner, Selina S. Jarvis, Commissioner, Kevin E. 

McCord, Commissioner 

D) Consent Agenda 

Commissioner McCord asked for a review of the Road Addition petitions in Launch Landing, 
Consent Agenda item 5.  Following review by the County Manager, Commissioner Jarvis 
moved to approve the Consent Agenda.  Commissioner J. Owen Etheridge seconded the 
motion.  The motion carried.   
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RESULT: APPROVED [UNANIMOUS] 

MOVER: Selina S. Jarvis, Commissioner 

SECONDER: J. Owen Etheridge, Commissioner 

AYES: Bob White, Chairman, Mike H. Payment, Vice Chairman, Paul M. Beaumont, 

Commissioner, J. Owen Etheridge, Commissioner, Mary "Kitty" Etheridge, 

Commissioner, Selina S. Jarvis, Commissioner, Kevin E. McCord, 

Commissioner 

1. Budget Amendments 

 

Debit Credit

Decrease Revenue or Increase Revenue or

Account Number Account Description Increase Expense Decrease Expense

67878-516000 Maintenance & Repair 32,144$                    

67380-484001 Insurance Recovery 32,144$                 

32,144$                    32,144$                 

Explanation: Mainland Sewer (67878) - Increase appropriations to record insurance 

proceeds to repair damages at Lakeview in Moyock.

Net Budget Effect: Mainland Sewer Fund (67) - Increased by $32,144.  
Debit Credit

Decrease Revenue or Increase Revenue or

Account Number Account Description Increase Expense Decrease Expense

12544-590004 Capital Outlay 7,300$                     

12544-545000 Contract Services 7,300$                   

7,300$                     7,300$                   

Explanation: Crawford VFD Contract (12544) - Transfer funds for repairs to light tower on 

Rescue 4.  This will be funded from existing FY 2021 appropriation.

Net Budget Effect: Fire Services Fund (12) - No change.  
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Debit Credit

Decrease Revenue or Increase Revenue or

Account Number Account Description Increase Expense Decrease Expense

10441-503500 Temporary Services 8,500$                     

10441-505000 FICA Expense 650$                        

10441-502000 Salaries - Reg 4,575$                   

10441-506000 Health Insurance 4,607$                   

10441-553000 Dues & Subscriptions 32$                          

9,182$                     9,182$                   

Explanation: Information Technology (10441) - Increase appropriations for temporary clerical 

staff for ITS office and for increase in annual dues & subscriptions.

Net Budget Effect: Operating Fund (10) - No change.  
Debit Credit

Decrease Revenue or Increase Revenue or

Account Number Account Description Increase Expense Decrease Expense

10510-590000 CAPITAL OUTLAY 5,253$                     

10510-532000 SUPPLIES 5,253$                   

10510-516200 VEHICLE MAINTENANCE 1,500$                     

10510-506000 INSURANCE EXPENSE 1,500$                   

6,753$                     6,753$                   

Explanation: Sheriff (10510) - Transfer budgeted funds to equip replacement vehicle that was 

wrecked and for unanticipated vehicle maintence.

Net Budget Effect: Operating Fund (10) - No change.  

2. Surplus Resolution-Forklift, Parks and Rec 
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R E S O L U T I O N 

 

WHEREAS, the Board of Commissioners of Currituck County, North 

Carolina during its regularly scheduled meeting held on November 

16th, 2020 authorized surplus of the county asset listed below, 

to be disposed of as trade in for the purchase of other 

equipment 

 

ASSET YEAR MAKE VIN# YEAR 

9072 11/14/15 Hyundai Forklif t FH0410013 2012 

     

     

     

     

     

     

     

     

     

     

     

     

     

     

 

NOW, THEREFORE, BE IT RESOLVED, that the appropriate county 

officials are authorized to surplus the foregoing county asset 

and use it as trade in for other equipment.  

 

ADOPTED, this 16th day of November, 2020. 

 

 

 

____________________________________ 

Bob White, Chairman 

Currituck County Board of Commissioners 

 

 

ATTEST: 

 

 

____________________________ 

Leeann Walton 

Clerk to the Board  

3. Maritime Museum-Change Order #5 

 

4. Job Description Revision-Fire Lieutenant 
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5. Road Addition Petition:  Jeanni Court and Donna Court, Launch Landing 

 

6) Approval Of Minutes-November 2, 2020 

1. Minutes for November 2, 2020 

 

 ADJOURN 

 Motion to Adjourn Meeting 

 

There was no further business and Commissioner Mary Etheridge moved to adjourn.  
Commissioner McCord seconded the motion.  The motion carried and the meeting of the 
Board of Commissioners concluded at 11:10 PM. 

RESULT: APPROVED [UNANIMOUS] 

MOVER: Mary "Kitty" Etheridge, Commissioner 

SECONDER: Kevin E. McCord, Commissioner 

AYES: Bob White, Chairman, Mike H. Payment, Vice Chairman, Paul M. Beaumont, 

Commissioner, J. Owen Etheridge, Commissioner, Mary "Kitty" Etheridge, 

Commissioner, Selina S. Jarvis, Commissioner, Kevin E. McCord, 

Commissioner 
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Currituck County 

Agenda Item Summary Sheet 

 

 
Agenda ID Number – (ID # 2988) 

 

Agenda Item Title: Consideration of Modifications to Agenda Order, Meeting Times, and 

General Rules of Procedure 

 

Submitted By: Leeann Walton – County Manager 

 

Presenter of Item:  

 

Board Action: Discussion 

 

 

 

Brief Description of Agenda Item: 

 

Commissioners will hold discussion to determine consensus among members to 

consider changes to meeting start times, agenda order, and/or general rules of 

procedure related to meetings.   

 

Potential Budget Affect:  N/A 

 

Is this item regulated by plan, regulation or statute? No 

 

Manager Recommendation:  
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