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<« MEMORANDUM

S

TO: Mayor and Members of City Council

FROM: Montre’ Freeman, City Manager
Reginald Goodson, Community Development Director
Dylan Lloyd, Planner II

DATE: September 6, 2024

RE: Consideration- Call for a Public Hearing - CASE NO: RZ 05-24

BACKGROUND:

The Elizabeth City Planning Commission had a motion to approve that failed to carry on
a rezoning request for Parcel ID 891303326681 located at approximately 957 Body Road.
The remaining commission members subsequently failed to make a motion to deny. NC
General Statute 160D-604(b) allows the City Council to act on the rezoning request if the
Planning Commission fails to act within 30 days of receipt of the petition. The original
request was for a change in zoning of the parcel from Low Density Residential (R-15) to
Apartment District (AD).

ANALYSIS:

Freedom Baptist Ministries currently owns the parcel in question. It has traditionally been
in use for agricultural production. There is a similarly sized adjacent parcel that has
recently been rezoned to AD. The applicant is seeking to sell the property to potential
buyers who would develop the parcel into multifamily housing.

Staff recommends Approval of the request as presented including the adoption of the
following consistency statements.

Consistency Statement:

“The City Council of the City of Elizabeth City approves the rezoning from R-15 to AD as
fostering growth for economic vitality and providing adequate housing options are
consistent with the Elizabeth City Future Land Use Plan (LUP). The LUP also states that
areas adjacent to more intense land uses may transition into a medium/high density
residential land use over time”

STAFF RECOMMENDATION:




By motion, call for a public hearing to consider RZ 05-24 to be held during the City
Council’'s 7:00 p.m. Regular Session on September 23, 2024.




CITY OF ELIZABETH CITY
PLANNING & DEVELOPMENT SERVICES DEPARTMENT

PLANNING COMMISSION

REZONING REQUEST

STAFF ANALYSIS
CASE NO. MEETING DATE
RZ-05-24 September 37, 2024

DESCRIPTION/LOCATION
957 Body Rd is a 14.24 acre
parcel located 1500 feet south
west of the intersection of Body

Road and Halstead Blvd

PARCEL INFORMATION S 7 A ey
Parcel ID 891303326681 .
Tax Map P90-29C R1810AD _Jiig

Deed Book 1374 Page 896

OWNER/APPLICANT
Freedom Baptist Ministries

PO Box 1668 y, =i
Elizabeth City, NC 27906 N - [
(252) 435-7111 /A Parcss 2021

REZONING REQUEST

The applicant is requesting a rezoning from the current R-15 Residential to an AD
Apartment District in order to accommodate proposed multi-family development of up to
22 units per acre on the parcel. Applicant is aware of site conditions and requirements
and is concurrently applying with the city clerk’s office for annexation.

EXISTING ZONING

R-15 Residential

The R-15 Residential District is intended for low density single-family detached
dwellings and modular homes. Maximum densities within the R-15 district allow
approximately 3 dwelling units per gross acre for single-family detached dwellings.
Nonresidential uses permitted within this district include customary accessory,
recreational, educational, and institutional uses that comport with the low-density
character. Limited agricultural uses are also allowed in this district within the ETJ.

PROPOSED ZONING

AD — Apartment District

The AD Apartment District is intended for a variety of high density single-family
detached dwellings, modular homes, two-family dwellings, and multi-family dwellings.
Maximum densities within the AD District include approximately 7 dwelling units per
gross acre for single-family detached dwellings, 9 dwelling units per gross acre for two
family residences, and 20 to 22 multi-family dwelling units per gross acre.
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ADJACENT ZONING & LAND USE

North: R-10 and AD - Single Family Homes and Cropland
South: R-15 — Cropland

East: R-15 - Cropland

West: R-10 — Single Family Homes

FLOOD PLAIN
The property lies within the AE Zone — Base Floodplain

ZONING SUMMARY
Mrs. Linda Brooks, on behalf of Freedom Baptist Ministries, is seeking a rezoning of the
parcel on or around 957 Body Road in order to allow higher densities that would
accommodate multi-family development. The applicant has stated a desire to build
affordable housing options in the form of garden-style apartment homes and detached
tiny homes for single families. If rezoned to AD the parcel would allow a maximum of
313 units. A split zoning may be utilized to create AD apartment building near Body
Road and R-4 Tiny Homes on the northwest portion of the property adjacent Millbrooke.
The property was previously owned by co-trustees of the Ralph O. Davis estate until it
was sold to the current owners in August of 2020.
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LAND USE PLAN

The Joint Elizabeth City and Pasquotank County Land Use Plan (LUP) has future land
use designations shown as Low-Density Residential for this and all the surrounding
parcels. The Low Density Residential classification as stated in the designated land use
plan (LUP) is intended to delineate lands where the predominant land use is for single-
family homes at a density of two to four units per acre.

It is important to note that a portion of this property northwest corner is designated in the
LUP for future land use as ‘Conservation’. This Conservation area buffers a streambed
that is part of the Knob Creek watershed and has been observed in aerial photography to
overflow its banks. This area of the property is best-suited as conservation open space or
for storm water management, as flooding is most likely to occur near this location.

Table 49 Elizabeth City Future Land Use Plan Compatibility Matrix
Consistency Review of Future Land Use Map Designations and Existing Zoning Districts

Zoning District R6|R8|R10|R15| AD |RMH|o&i| cB |NB | GB | HB |CcMu | 11 | 12 g %
Unified Development Ordinance Requirements
Minimum Lot Size (SF) 6,000|8,00010,000 15,000 6,000 |6,.000(None| Mone |None| None | None | None | None | None | None | None
Minimum Lot Width so|es |65 | o0 |50 [so|ec| o [e0| 75 [ 100 | 100 150 | 75 | Nome | None
Maximum Lot Coverage 50% | None| None | None | None | None * y 50% » il None | None
Maximum Building . p— i -] 8 g 3 Determined by
ight FUStories) 40™ | 40 40 40 40""!40' Story by Cily |None| None | None st 50 None City C
| Nom-
Land Use |pesidential Residentil Future Land Use Map Classifications (See Section 4.3.2)
Designation [ rana | iAo
LowDensty | 211to | _ ol s B B
Residential | 411 1w [ X | X |V o) X |v|V¥ - X x i)
Medumion [
Densty | 410 linor | B|B| @ |V BBV - |V|[-| | |x|x| 82 |®
Residential ‘
General Upto | n
Commercal | 301 n v %) ) | ® 7} =
Downtown [ o
) Use | 50 1w | v v 1%4] ) 17 I x #@ %)
Mieduse | 'BF 1o | B |B |V | - | B |x|@ B v | 2 | @
Public & [
T 230 | = | == v 7] |
nustial | 12+ (-s| - | - | - | - - ]--[--T - [--]--1--]T--|@2]®@
100% If outsice of a watershed protection K " 2 "
* and f public water and sewer service is available ety i . o ko MR . % n—
*  Bidg setbacks increase one foot for every foot in height in excess of 40° ~  Not Appiicable
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TRANSPORTATION

Access to the subject property is via Body Road 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 Body Road, also
designated as SR 1139, as a minor thoroughfare ‘needing improvement.’

The CTP reports a 2015 traffic volume of 4100 vehicles per day (VPD) and a capacity of
13,600 VPD. The 2040 traffic volume is predicted to be 4700 VPD with the capacity
remaining at 13,600 VPD. This data was collected by pneumatic tubes and vehicle
counters located approximately 1000 feet south of the proposed rezoning.

There are currently no sidewalks on this section of Body Road, however the CTP
references that sidewalk facilities ‘need improvements’ in this area. This section of Body
Road is also shown to be a Bike Route in the CTP and referenced as ‘need
improvements’.

PUBLIC UTILITIES
The City does not have water lines in this area.. The County has a 6-inch water line
running along Body Road. Property is more than 500 feet in distance from the nearest
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city sanitary sewer line. The Sanitary Sewer gravity main along Halstead Blvd is 1,348
feet from the site. In accordance with Section 10-7.4 (F), the applicant is not required to
tie into it due to exceeding the 500" threshold. Applicant has been made aware that soil
and percolation tests may be necessary for septic systems. The property owner has stated
that a neighboring parcel (AD) owner is exploring construction of a sewer line extension
along Body Road, which if constructed would allow this applicant to extend and connect
to the city line at a lower cost.

PUBLIC SCHOOLS

While Northeastern High School and River Road Middle School would have adequate
capacity, PW Moore Elementary has an expected 420 students and a capacity of 445 for
the 2024-2025 school year. The applicant estimates that designs would create close to
300 units for the property. Based upon information provided by Amanda Hill, the
Director of Transportation for the Pasquotank-Elizabeth City schools, the 216 apartments
in recently developed projects Morgan’s Pointe and River’s Edge generate 62
schoolchildren, approximately 0.3 schoolchildren per household. With this information,
it is anticipated that the estimated 300 new multi-family units will generate about 90
schoolchildren. The expected amount of children generated from this project would thus
exceed school capacity.

However, Dr. Keith Parker, Elizabeth City Pasquotank Public Schools (ECPPS)
Superintendent, stated that ECPPS is supportive of any growth and expansion in the City
that could lead to an increase in student enrollment at their schools. ECPPS will
accommodate students and not turn them away. They will work with the City to
accommodate any growth that might result if the project goes through.

STAFF RECOMMENDATION AND CONSISTENCY STATEMENT

Staff is recommending approval of this rezoning with the acknowledgment that any
future development will be subject to approval or denial based on factors such as utilities
and school capacity. Staff recognizes that rezoning from R-15 Residential to AD
Apartment District is inconsistent with the Pasquotank County / Elizabeth City Future
Land Use Plan (LUP) in that the LUP recommends low-density residential and an AD
zoning density could overwhelm key services such as school capacity. However, an
adjacent parcel was recently re-zoned from R-15 Residential to AD and the ECCPS
Superintended has encouraged planning to accept potential new students in this area. The
current student projections for PW Moore Elementary would most likely be exceeded
from the density allowed by this project at full build-out. It is also acknowledged that if
rezoned, the nearest sewer service line is 1,348 feet away and currently there are no plans
in place by the applicant, the City or other parties to extend this sewer line.
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The proposed rezoning would have a negligible impact on other existing utilities and
would not present a burden on Level of Service (LOS) for existing roadways, as this
section of Body Road is at 30% of capacity according to the latest Comprehensive
Transportation Plan (CTP). This change in zoning would reflect current changing land
use patterns and housing demands in the surrounding community, as the current rental
vacancy rate is at 6%, and would be consistent with overall growth patterns in Elizabeth
City, which show an approximate 5.8% population increase in the last decade.

Other sections encourage changes to higher densities, whereas in section 2.3 of the LUP
it states Elizabeth City Officials and residents desire to continue nurturing and developing
the community’s tax base in order to maintain and expand services to its citizenry. Such
opportunities will encourage the expansion of economic development venues, continued
residential growth and community vitality and in section 4.3.2 A) of the LUP it states as
the City core expands and public utilities become accessible, some areas adjacent to more
intense land uses may transition into a medium/high density residential land use and
density over time. If public sanitary sewer is available, cluster development is encouraged
in this designation. Also, ECSU and Elizabeth City Coast Guard management have
expressed concerns about the lack of available housing units within close proximity of
their campuses. If public sanitary sewer is available, cluster development is encouraged
in this designation.

Staff finds that the proposed rezoning is not consistent with the expressed goals and
intent of the Joint Elizabeth City and Pasquotank County Land Use Plan (LUP) in that
specific goals and policies are not met concerning residential densities and proximity to
city sewer and water.
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