TO: Mayor and Members of the City Council

FROM: Montre’ Freeman, City Manager
Reginald Goodson, Development Services Director

DATE: September 6, 2024

RE: Consideration- Call for a Public Hearing - CASE NO: RZ 04-24

BACKGROUND:

RZ 04-24 is a request by CP Investments 1, LLC to rezone 45.34 acres located on the north
side of Halstead Boulevard Extension located between Thunder Road and Conlon Way from
Highway Business to General Business.

b
Sentara &
Hospital Site i

%95 AERIAL

‘In'_

ADJACENT ZONING & LAND USE

North: Residential (R-15) and Industrial (I-2) — City Wellfield property and cropland
South: Highway Business (HB) and General Business (GB) — Cropland
East: Highway Business (HB) and Apartment District (AD) — Sentara Hospital site

& vacant land
West: Residential (R-15) — Cropland




ZONIN MMARY

In 2013 Miles and Barbara Brite filed a successful petition to have their 162-acre tract
annexed into the City. The property was annexed by the City Council at a public hearing
held on June 24, 2013. The zoning designation at the time of annexation to the City of
Elizabeth City was Residential (R-15). Concurrent with the annexation, the applicant filed
an application to have their property rezoned. The 45.34-acre portion of their site on the
north side of the Halstead Boulevard Extension was rezoned from Residential R-15 to
Highway Business HB. This 45.34-acre portion is now the Halstead Commons site.
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ANALYSIS:

Existing Zoning Designation

Highway Business District - HB -The purpose of the Highway Business District (HB)
is to accommodate highway oriented retail and commercial service businesses, which
generally have a large market area. The objective behind this district is to encourage
planned commercial and office parks, which are accessed from local commercial streets
and service drives, and discourage the development of small lots along major highways.
This district provides locations for major shopping facilities and large commercial lots.
Provisions for controlled traffic movement, ample parking and loading, and suitable
landscaping are essential since the uses permitted in this district are oriented towards




vehicular traffic and are subject to be viewed from the highways. Multi-family
development with a maximum density of approximately 10 to 12 dwelling units per gross
acre is permitted. Since this zoning designation was developed for big box stores and
developments along highways, the building setback from the front property line was set
at 50 feet.

PUBLIC UTILITIES

The City does not have water lines in this area. The County has a 16” water line on
Halstead Boulevard Extension that will be required to serve the proposed development.
Based on staff’s research for electrical service, the City will provide electrical service to
the site but currently does not have any power distribution lines on the north side of
Halstead Boulevard Extension. Gravity sewer is not available to the site; therefore, the
proposed development will require a private pump station that will ultimately connect to
the City’s 12" PVC force main located on the south side of Halstead Boulevard. The
applicant will be required to verify water and sewer capacity at the time of preliminary
plat review.
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LAND USE PLAN




The Joint Elizabeth City and Pasquotank County Land Use Plan (LUP) currently has two
future land use designations shown for the parcels. The southern half of the parcels are
designated as a Mixed Use land designation while a small section of Medium/High Density
" Residential is located at the northern end of the property.

The Mixed Use designation is intended to delineate lands, in areas where there is no
established urban land use pattern, that can accommodate traditional residential, general
commercial, and support institutional land uses or a mixture of these land uses in a single
- development. In this land use designation, the density of commercial development is
projected to average one commercial establishment per acre. The proposed General
Business, GB, zoning designation is Generally Consistent with this land use designation.

The definition of Medium/High Density Residential classification as stated in the
designated land use plan (LUP) is intended to delineate lands where the predominant
land use is higher density, single-family residential developments, and/or multifamily
developments. The residential density in this classification should generally range from
. approximately four to seven single family homes per acre with the multi-family density
ranging from 12 units per acres in the general residential district up to 25 units in the
- apartment district.

PLANNING COMMISSION RECOMMENDATION:

The Planning Commission met on August 6, 2024 and unanimously voted to
recommend that the City Council approve this rezoning request.

Staff is of the opinion that the proposed rezoning of 45.34 acres from Highway Business

(HB) to General Business (GB) District is appropriate for the area and is consistent with

the Elizabeth City & Pasquotank County Land Use Plan (LUP) and recommends
APPROVAL of this application with the following consistency statement:

The proposed rezoning request from HB, Highway Business to General Business (GB) for
the 45.34 acres (Tax Maps P88-3A-1, and 3) located north of Halstead Blvd Extension is
found to be consistent with the Joint Elizabeth City and Pasquotank County Land Use
Plan, the area’s existing zoning pattern.

PREVIOUS WORK SESSION ACTION:

This item was discussed by the Community Development Committee during the August
- 26, 2024 Work Session. The Committee approved sending the matter forward to call for
a public hearing during the September 9, 2024 Regular Session.

STAFF RECOMMENDATION:

By motion, call for a public hearing to consider RZ 04-24 to be held on September 23,
" 2024 during the City Council’'s 7:00 p.m. Regular Session.




Talking Notes for Halstead Commons Rezone RZ 04-24

~ RZ Case 04-24 is comprised of three parcels with three owners who
wish to rezone their property from Highway Business (HB) to
General Business (GB). The size of the total tract is approximately
43 acres. The site is located on the north side of Halstead
Boulevard, adjacent to the Sentara Hospital Site between Thunder
Road and Mt Everest.

In June 2013 Miles and Barbara Brite had theirl62 acre tract
" rezoned and annexed into the City. The portion of the site on the
southside of Halstead Boulevard was rezoned from Residential R-
15 to Business GB and Residential R-8 while the northern portion
of the site was rezoned to Highway Business.

Currently the site is vacant and used as cropland. With the
exception of the hospital, all of the surrounding land is vacant and
- used for crop lands. The land to the east, the Sentara site is zoned
HB, the lands to the north are zoned Apartment District (AD);
Industrial I-2; and residential R-15. To the south across Halstead
Boulevard the lands are zoned General Business.

LAND USE PLAN

The Joint Elizabeth City and Pasquotank County Land Use Plan
(LUP) currently has two future land use designations shown for the
site. The southern half of the site is designated as a Mixed Use
- land designation while a small section of Medium/High Density
Residential is located at the northern end of the property.




The Mixed Use designation is intended to delineate lands, in areas
where there is no established urban land use pattern, that can
~accommodate traditional residential, general commercial, and
support institutional land uses or a mixture of these land uses in a
single development. In this land use designation, the density of
commercial development is projected to average one commercial
" establishment per acre. The proposed General Business, GB,
zoning designation is Generally Consistent with this land use
designation.

The Medium/High Density Residential classification is intended to
delineate lands where the predominant land use is higher density,
- single-family residential = developments, and/or multifamily
developments. The residential density in this classification should
generally range from approximately four to seven single family
- homes per acre with the multi-family density ranging from 12 units
per acres in the general residential district up to 25 units in the
apartment district.

. While the Future Land Use Map depicts the general location of
projected patterns of future land uses, the LUP states that the
ultimate use and development of a particular parcel of land will be

determined by the property owner’s desires, overall market
~ conditions, implementation tools employed by the City to regulate
land use and development, and the availability of necessary
infrastructure (water, sewer, roads, etc.) to support development.
- Ultimately, there are many relevant factors in addition to the FLUM
that come into play to determine if a projected use is appropriate.

PUBLIC UTILITIES




The City does not have water lines in this area. The County has a
16” water line on Halstead Boulevard Extension that will be
required to serve the proposed development. Based on staff's
" research for electrical service, the City will provide electrical service
to the site but currently does not have any power distribution lines
on the north side of Halstead Boulevard Extension. Gravity sewer
. is not available to the site; therefore, the proposed development
will require a private pump station that will ultimately connect to
the City’s 12" PVC force main located on the south side of Halstead
~ Boulevard. The applicant will be required to verify water and sewer
capacity at the time of preliminary plat review.

- PUBLIC SCHOOLS

The School Board was duly notified of the rezoning and did not
provide any comments due to the commercial nature of the
. rezoning.

STAFF COMMENTS and RECOMMENDATION

When making a determination to approve or deny a rezoning,
planning staff considers the area’s zoning pattern, adjacent land
uses, and if the proposed zoning is compatible with the Joint
- Elizabeth City and Pasquotank County Land Use Plan (LUP) as well
as the impact on roads and City services such as water and fire
protection. In addition, staff insures that the property does not
- conflict with adjacent zoning or uses and that the change in zoning
is not considered spot zoning. Spot zoningis the application
of zoningto a specific parcel or parcels of land within a



- larger zoned area when the rezoning is usually at odds with a city's

master plan and current zoning restrictions.

With the exception of the hospital site, the subject property and all
of the surrounding land is vacant. The site is currently zoned

- Highway Business and the applicant is requesting a rezoning to GB,

General Business. The applicants intend to develop an upscale
commercial subdivision that will service Sentara Hospital. The
vision is that the subdivision will have a hotel offering long term

- stays along with restaurants and medical offices. The development

will assist in meeting the demands created by the adjacent hospital
and generate significant economic impacts through construction

. jobs and tax revenues.

Staff is of the opinion that the proposed rezoning of 45.35 acres

" from Highway Business (HB) to General Business (GB) District is

appropriate for the area and is consistent with the Elizabeth City &
Pasquotank County Land Use Plan (LUP) and recommends

. APPROVAL of this application with the following consistency

statement:

The proposed rezoning request from HB, Highway Business to

- General Business (GB) for the 45.34 acres (Tax Maps P88-3A-1,

and 3) located north of Halstead Blvd Extension is found to be
consistent with the Joint Elizabeth City and Pasquotank County

 Land Use Plan, the area’s existing zoning pattem.




CITY OF ELIZABETH CITY

DEVELOPMENT SERVICES
STAFF ANALYSIS
CASE NO. MEETING DATE
RZ 04-24 August 6, 2024

DESCRIPTION/LOCATION

+45.34-acre site located on the north side of Halstead Boulevard Extension located
between Thunder Road and Conlon Way, approximately 2,200 feet east of the
intersection of Halstead Boulevard Extension and Conlon Way.

PARCEL INFORMATION

Tax Map P88-3A-1, 2, and 3
Deed Books 1461 Page 591;
DB 1461 Page 613 and

DB 1462 Page 616 . - ':. TR,
e _ I Hospital Site {'\‘ ;
\ I. / 3

OWNERS/APPLICANTS

CP Investments 1, LLC
Suresh & Aakash Patel
1211 North Road Street
Elizabeth City, NC 27909

Tejwant Chandi i ; N ;
154 Golf Club Dr i st 2 | AERIAL g
Elizabeth City, NC 27909

EXISTING ZONING PROPOSED ZONING

Highway Business - HB General Business - GB

FLOOD PLAIN

The property is located outside the 100-year flood zone

ADJACENT ZONING & LAND USE

North: Residential (R-15) and Industrial (I-2) — City Wellfield property and
cropland

South: Highway Business (HB) and General Business (GB) — Cropland

East: Highway Business (HB) and Apartment District (AD) — Sentara Hospital

site & vacant land
West: Residential (R-15) — Cropland




ZONING SUMMARY

In 2013 Miles and Barbara Brite filed a successful petition to have their 162-acre tract
annexed into the City. The property was annexed by City Council at a public hearing
held June 24, 2013. The zoning designation at the time of annexation to the City of
Elizabeth City was Residential (R-15). Concurrent with the annexation the applicant
filed an application to have their property rezoned. The 45.34-acre portion of their site
on the north side of the Halstead Boulevard Extension was rezoned from Residential R-
15 to Highway Business, HB. This 45.35-acre portion is now the Halstead Commons
site.
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Existing Zoning Designation

Highway Business District, HB The purpose of the Highway Business District (HB) is
to accommodate highway oriented retail and commercial service businesses which
generally have a large market area. The objective behind this district is to encourage
planned commercial and office parks which are accessed from local commercial streets
and service drives and discourage the development of small lots along major highways.
This district provides locations for major shopping facilities and large commercial lots.
Provisions for controlled traffic movement, ample parking and loading, and suitable
landscaping are essential since the uses permitted in this district are oriented towards
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vehicular traffic and are subject to be viewed from the highways. Multifamily
development with a maximum density of approximately 10 to 12 dwelling units per
gross acre is permitted. Since this zoning designation was developed for big box stores
and developments along highways, the building setback from the front property line
was set at 50 feet.

Proposed Zoning Designation

General Business District, GB

The proposed General Business (GB) provides for a diverse range of land uses including
retail, business, food services, professional and personal services, limited wholesale,
and multi-family developments. The maximum residential density allowed within the
GB District is approximately 10 to 12 multi-family dwelling units per gross acre. The

. building setback from the front property line in this zoning designation is 20 feet.

TRANSPORTATION

Access to the subject property is via Halstead Boulevard which is a public street and is
maintained by the North Carolina Department of Transportation. The Pasquotank
 County-Elizabeth City Capital Transportation Plan (CTP) adopted in 2016 classifies
Halstead Boulevard as a limited access major thoroughfare, intended as a primary
traffic artery for the City.

!

The CTP reports a 2015 traffic volume of 15,000 vehicles per day (VPD) and a capacity
of 24,500 VPD. The 2040 traffic volume is predicted to be 19,000 VPD with the
capacity remaining at 24,500 VPD. The 2015 traffic volume at the Halstead/US 17
Bypass interchange was reported to be 15,000 with a capacity of 14,600.

Pasquotank County and the City of Elizabeth City have passed resolutions in support of
- the US 17 Corridor (between Elizabeth City and the Hampton Roads region of Virginia)
being classified as a Future Interstate by the United States Congress. In December
2015 the US Congress approved the Future Interstate designation and the American
Society of State Highway and Transportation Officials (ASHTO) has approved the
interstate number of I-87 for this portion of the corridor from Williamston to the Virginia

. state line.

All newly created streets and sidewalks within the proposed Halstead Commons
development will be built to NCDOT and Elizabeth City’s Design and Construction
Standards. The project will provide for interconnectivity with Sentara site via a future
road extension within the project.

PUBLIC UTILITIES

The City does not have water lines in this area. The County has a 16" water line on
. Halstead Boulevard Extension that will be required to serve the proposed development.
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Based on staff’s research for electrical service, the City will provide electrical service to
the site but currently does not have any power distribution lines on the north side of
Halstead Boulevard Extension. Gravity sewer is not available to the site; therefore, the
proposed development will require a private pump station that will ultimately connect to
the City’s 12" PVC force main located on the south side of Halstead Boulevard. The

applicant will be required to verify water and sewer capacity at the time of preliminary
plat review.
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LAND USE PLAN

The Joint Elizabeth City and Pasquotank County Land Use Plan (LUP) currently has two
future land use designations shown for the parcels. The southern half of the parcels
are designated as a Mixed Use land designation while a small section of Medium/High
Density Residential is located at the northern end of the property.

The Mixed Use designation is intended to delineate lands, in areas where there is no
established urban land use pattern, that can accommodate traditional residential,
general commercial, and support institutional land uses or a mixture of these land uses
in a single development. In this land use designation, the density of commercial
development is projected to average one commercial establishment per acre. The
proposed General Business, GB, zoning designation is Generally Consistent with this
land use designation.

Halstead Commons RZ 04-24
4




The definition of Medium/High Density Residential classification as stated in the
designated land use plan (LUP) is intended to delineate lands where the predominant
land use is higher density, single-family residential developments, and/or multifamily
developments. The residential density in this classification should generally range from
approximately four to seven single family homes per acre with the multi-family density
ranging from 12 units per acres in the general residential district up to 25 units in the
apartment district.
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While the Future Land Use Map (FLUM) depicts the general location of projected
patterns of future land uses, the LUP states that the ultimate use and development of a
particular parcel of land will be determined by the property owner’s desires, overall
market conditions, implementation toois employed by the City to regulate land use and
development, and the availability of necessary infrastructure (water, sewer, roads, etc.)
to support development. Ultimately, there are many relevant factors in addition to the
FLUM that come into play to determine if a projected use is appropriate.

PUBLIC SCHOOLS
The School Board was duly notified of the rezoning and did not provide any comments.

STAFF COMMENTS and RECOMMENDATION

When making a determination to approve or deny a rezoning, planning staff considers
the area’s zoning pattern, adjacent land uses, and if the proposed zoning is compatible
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with the Joint Elizabeth City and Pasquotank County Land Use Plan (LUP) as well as the
impact on roads and City services such as water and fire protection. In addition, staff
insures that the property does not conflict with adjacent zoning or uses and that the
change in zoning is not considered spot zoning. Spot zoningis the application
of zoning to a specific parcel or parcels of land within a larger zoned area when the
rezoning is usually at odds with a city's master plan and current zoning restrictions.

With the exception of the hospital site, the subject property and all of the surrounding
land is vacant. The site is currently zoned Highway Business and the applicant is
requesting a rezoning to GB, General Business. The applicants intend to develop an
upscale commercial subdivision that will service Sentara Hospital. The vision is that the
subdivision will have a hotel offering long term stays along with restaurants and medical
offices. The development will assist in meeting the demands created by the adjacent
hospital and generate significant economic impacts through construction jobs and tax
revenues.

Staff is of the opinion that the proposed rezoning of 45.35 acres from Highway Business
(HB) to General Business (GB) District is appropriate for the area and is consistent with
the Elizabeth City & Pasquotank County Land Use Plan (LUP) and recommends
APPROVAL of this application with the following consistency statement:

The proposed rezoning request from HB, Highway Business to General Business (GB)
for the 45.34 acres (Tax Maps P88-3A-1, and 3) located north of Halstead Blvd
Extension is found to be consistent with the Joint Elizabeth City and Pasquotank County
Land Use Plan, the area’s existing zoning pattern.

STAFF CONTACT
Cheryl Eggar
ceggar@cityofec.com

On Tuesday August 6 the Planning Commission heard this case. They voted
unanimously to approve this rezoning to from HB to GB with Staff Comments and
consistency statement.
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