Carroll County
Economic
Development
and Land Use
Study

The first step towards Carroll’s
next Master Plan



Who is

Involved?

Department of Planning and Land Management:

e Christopher Heyn, PE, Director
e Mary Lane, Bureau Chief
e Andrew Gray, AICP, Planner

Department of Economic Development:

e Paige Sunderland, Business Development Manager

County Consultants:

e Courtney Powell, AICP, Planning Manager (Wantman Group,
Inc. (WGI))

* Jon Stover and Jordan Howard (John Stover and Associates
(JS&A))




Data

Joint Effort

//Impartial report on current

Economic Development
Status and Future Concepts

for Carroll

Data

Public Engagement
Coordination



Public Engagement

e First Public Workshop:
* February 16 at Exploration Commons

e Information Table:
e March 29 — Coppermine Pantherplex (Former NCHS)

e Second Public Workshop:
e April 27 at Exploration Commons
 May 9 at Carroll Community College
e May 12 at Thunderhead Bowl

e Student and Online Outreach




Today’s Objective

e County Consultant will provide
an overview of the Study.

e Staff/Consultant would like
Commissioner feedback.

e Ample time after the
presentation for Q&A.

* No action is required, since this
Study will be a resource to help
inform upcoming discussions
for the next County Master
Plan.



More Information

https://www.carrollcountymd.gov/
government/directory/planning/co
mprehensive-county-plans/county-
master-plans/carroll-county-
economic-development-land-use-
study-new/

OR



Visit the
project
website:

BOARD OF COUNTY COMMISSIONERS
December 21, 2023

AWwel Js&A



WHERE ARE WE ON THE PROJECT TIMELINE?

Project Kickoff Data Collection Interviews and Public Interviews and Public Draft EDLU Study Acceptance Hearings Project End
October 2022 November 2022 Open House Open House August 2023 November-Decermber 2023 December2023
February 2023 April 2023



WHAT HAS BEEN ACCOMPLISHED?

PHASE 1

PHASE 2

PHASE 3

Communications

Plan

Stakeholder
Interviews

Draft Study

Project Public Engagement
Management  and Outreach Plan
Plan
Focus Demographic,
Groups Zoning, and Land
Use Analysis
tulat
Acceptance of .

Final Study

Project
Branding

Legal and
Regulatory
Assessment

Countywide Public Open
Site House and
Visit Tour Survey #1
Peer Asset Mapping
Benchmarking
Assessment



WHAT PUBLIC ENGAGEMENT OCCURRED DURING THE PROCESS?

350+ Total Participants

Stakeholder Interviews
Focus Groups
In Person Open Houses
Open House Surveys

Business Climate Survey

Student Survey
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STUDY SECTIONS

ECONOMIC PROFILE

A

REAL ESTATE MARKET OVERVIEW

DEVELOPMENT FUNCTIONS

A

ZONING AND LAND USE ANALYSIS

GROWTH SCENARIOS

OPPORTUNITIES
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POPULATION TRENDS

Average CARROLL COUNTY
Percent

Annual

County 2000 2023 Growth, S f
2000 - 2023 ’ V)
2000- 2023 16%

Carroll County 150,897 175,202 16% 0.68%
Howard County 247,842 342,018 38% 1.40% I 2 5 K
Frederick County 195,277 286,449 47% 1.68%
Baltimore County 754,292 859,710 14% 0.57%
Adams County, PA 91,292 104,939 15% 0.62%

Regional Population Trends
Table Source: Jon Stover and Associates, July 2023
Data Source: Esri Community Analyst
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REGIONAL ECONOMIC ACTIVITY

. Share of
Gross Domestic Share of
County State
Product (2021) MSA?
GDP

Carroll County S5,774,373,000 3.1% 1.6%
Baltimore County $49,710,537,000 26.8% 13.5%
Baltimore City $42,782,920,000 23.1% 11.6%
Harford County $12,254,300,000 6.6% 3.3%
Adams County, PA $3,504,068,000 n/a? 0.5%

Comparison of Real Gross Domestic Product (GDP) by Peer Counties (2021)

1 Share of MSA reflective of the Baltimore-Columbia-Towson, MD Metropolitan Statistical Area.
2 Adams County's share of state GDP is based on Pennsylvania's GDP and not included in the
comparison MSA.

Table Source: Jon Stover & Associates

Data Source: US Bureau of Economic Analysis
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BUSINESSES AND INDUSTRIES

Carroll County reflects a stable economy
with a broad economic base of industries.
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EMPLOYMENT TRENDS AND PROJECTIONS

GOVERNMENT AND PRIVATE SECTOR EMPLOYMENT (2022, Q3)

Private Sector: 86%

Public Sector: 14%

Note: Employment figures and wages reflective of September 2022.
Data Source: US Bureau of Labor Statistics, Quarterly Census of Employment and Wages

Unemployment in the county remains at
a 10-year low and below statewide
unemployment levels.
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Data Source: Baltimore Metropolitan Council, Cooperative Forecasting Group (2022)

Between 2020 and 2050, the
employment base of Carroll County
is projected to increase
by nearly 11%.



WORKFORCE CHARACTERISTICS

& TRAVEL 24 MILES OR LESS TO WORK

Labor force participation rate of:

67%
86%

41%

2 Telework eligibility assumed due to employment industry sectors.
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age 16+
ages 25-54

(prime-age workers)

of workers in the

county are eligible for
telework



KEY ECONOMIC DEVELOPMENT INFRASTRUCTURE AND RESOURCES

Carroll County boasts a robust ' CARROLL COUNTY
economic development infrastructure A Y\{OVB ( ,!,: F,OMREC,;E
and abundant resources tailored to Leverageng Siceess
support businesses, employers, and ECARROLL COUNTY
workforce development initiatives. CHAMBER
COMMERCE
Greater Baltimore Committee @ Carroll Technology @
! & Innovation Council ‘g
Small Business Development Center

Carroll County Office of Tourism
Carroll County Chamber of Commerce

Carroll Technology and Innovation Council
Carroll County Broadband

Westminster Fiber Optic Network

Carroll County Workforce Development

Collegiate Resources and Industry Training @ MCEDANIEL ‘

COLLEGE CARROLL

COMMUNITY COLLEGE
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REAL ESTATE MARKET SNAPSHOT

SINGLE FAMILY

* Sellers housing market

' 4.9% up on median

home prices sold more
than a year ago

' 4.8% down on the

number of homes sold a
year ago
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COMMERCIAL TRENDS

Office Submarket

2.9M square feet (midsized)

0 square feet of new supply
within the last 5 years

8% market cap rate

Hotel/Hospitality Submarket

1989 Iast time any new large-scale hotels
were developed

1 Economy, Midscale, Upper Midscale,
and Luxury hotels

Per rented room Revenue largely stabilized
to pre-pandemic levels

Industrial Submarket

11.4M square feet (midsized)

134K square feet of new
supply within the last 3 years

9.7% rent growth over the
past year

Retail/Dining/Entertainment Submarket

132K square feet of new supply within
the next 8 quarters

31K+ square feet per year of new supply
over the last 2 years

8% rent growth over the past year

Net Absorption means the total new square footage leased by tenants minus the square footage no longer occupied over a specific period.
Market Cap Rate is a means to assess the strength of an investment by measuring the profitability and return potential over a specific period.
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Carroll County,
between
2008-2023,
had a
commercial
net absorption
of over 2.8M
square feet

(comparatively lower

than that of Howard,
Frederick, and
Baltimore Counties)

Data Source: CoStar






DEVELOPMENT REVIEW PROCESS RESPONSIBLE AGENCIES

To facilitate the process for the
development community, a simple form
linked from the County webpage
collects developer information and
forwards it to the County Zoning
Administrator to assess and provide
guidance along with additional
assistance from Economic Development.

Carroll County implemented a new
improvement to the entitlement process:
Priority Process Review
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USE PERCENTAGE OF LAND AREA

USE PERCENTAGE OF COUNTYWIDE LAND AREA

(Unincorporated and Incorporated Carroll County)

Carroll County
has the
second lowest
of land zoned
Commercial
and has a low
percentage of
Industrial land
compared to
its peers.
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REGIONAL ZONING CATEGORIES COMPARISON



DESIGNATED GROWTH AREAS (DGAs) / MUNICIPAL GROWTH AREAS (MGAEs)

Consistency between
municipal and county-
designated future use of
vacant or underutilized land
is most important within
these areas.

*Heidelberg Materials North
America (Lehigh) owns much of
the vacant land for its purposes.

Major transportation
corridors present areas for
economic opportunity.
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GROWTH SCENARIOS

In open house activities and online surveys,
the majority of residents and stakeholders

stated they would prefer low to moderate

growth in Carroll County and appreciate its
rural and agricultural setting.

A series of 4 growth scenarios (A, B, C, and D)

provide guidance on the overarching capacity and
feasibility of economic growth.

Opportunities and Constraints fell into 6 categories:

Market Demand
Market Development
Land Use
Infrastructure
Fiscal Sustainability
Public Sentiment
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PREFERRED SCENARIO: C

350-550K Average Annual Commercial Absorption (SF)

0.8-1.2% (approx. 1,360 — 2,000 residents)
Population Growth per Year

Moderately significant changes to existing Future Land Use categories
within MDAs/DGAs during updates to the General Development Plan.

Future expansion of the existing MGAs/DGAs boundaries is likely.

All MGAs/DGAs will need to be priorities for increased infrastructure
capacity.

The relationship of expenditures to revenues will rise at a more
balanced rate, lending towards a low deficit or balanced budget.
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DEVELOPMENT OPPORTUNITIES

As Carroll County looks to the future, proactively targeting key industry
sectors can help support expanding the county’s industry and employment
composition while preserving the attributes and characteristics that have led
to its economic development success.
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TOP FIVE SITE OPPORTUNITIES

¢



TARGETED INDUSTRIES
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ECONOMIC DEVELOPMENT TOOLS AND INCENTIVE MECHANISMS

The County
already utilizes
some tools and

incentive
mechanisms and
can expand upon
those efforts.
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ECONOMIC DEVELOPMENT TOOLS — REVENUE GENERATION

The factors with the greatest impact on fiscal
revenue generation for Carroll County, in order:

1. Number of net new jobs
2. Average salary of those jobs
3. The assessed property value

Revenues have declined overall statewide and
revenues in Carroll County have decreased
steeper than average. Carroll County has an
opportunity to assess other development
sources of funding for transportation and other
non-residential needs.

County fiscal revenues
mostly come

42% from income tax

e Largely generated by commercial
properties including office,
industrial, flex, retail, and
agricultural land uses

or

44% from property tax

e Largely generated from residential
properties
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ECONOMIC DEVELOPMENT TOOLS — REVENUE GENERATION

Transportation Impact Fee Considerations

Provide a dedicated source of revenue to fund transportation
infrastructure improvements

* Fairness
*  Proactive Planning
e An Enhanced Quality of Life

Case Studies

e Attractive Development Montgomery County, MD
. Costs Passed to Consumers Baltimore, MD
. Complexity Gaithersburg, MD

e Impact on Development
e Equity Concerns
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ECONOMIC DEVELOPMENT TOOLS — REVENUE GENERATION

Property Specific County Revenue Generation

A top-level assessment of the expected fiscal impact of different types of businesses was

conducted for conceptual purposes.

9 illustrative business examples assessed that fall
within the following Industry Sectors:

e  Tourism and Hospitality
e  Manufacturing
e  Office

. Industrial

Illustrative
Revenue
Generation

Between
S12K - 52.5M
in yearly tax

revenue
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Top Factors

1. Number of new
net jobs

2. Average salary
of these jobs

3. Assessed
property value



WHAT ARE OUR NEXT STEPS?

Acceptance of Final Study
Project Closeout




QUESTIONS

SUBMIT COMMENTS TO
THE CARROLL COUNTY
DEPARTMENT OF PLANNING AND
LAND MANAGEMENT

ccplanning@carrollcountymd.gov
(410) 386-5145

Visit the project website:

Courtney Powell, AICP
Urban & Community Planning Manager,
Project Manager

Email | Courtney.Powell@wginc.com
Direct | 571-438-9436

Wwel
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