TO: Mayor and Members of City Council
FROM: Reginald Goodson, City Manager

Carl Best, Development Services Director
Dylan Lloyd, Planner II

DATE: November 19, 2025

RE: Consideration- Hold a Public Hearing - CASE NO: RZ 04-25 Allied
Properties LLC

BACKGROUND:

The Elizabeth City Planning Commission heard the case RZ 04-25 for a request for
rezoning on October 6%, 2025 and approved a vote to deny by 2-2. The request is to
rezone approximately 16 acres from Industrial-2 to Low Density Residential (R-15).

ANALYSIS:

e CASE NO.: RZ 04-25, Allied Properties LLC — This is a map amendment
request by the applicant Allied Properties LLC to rezone approximately 16.3 of the
60.6 acres at 1317 W. Main St from I-2 to R-15. This property is currently a split-
zoned parcel, with 16.3 acres of industrial zoned land fronting the railroad. This
request would relinquish the entire parcel into a R-15 zoning to accommodate low-
density residential development.

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 I-2
Industrial to R-15 Residential as it is consistent with the surrounding zoning, the
character of the community and providing adequate housing options are consistent
with the Elizabeth City Future Land Use Plan (LUP).

AT THE CONCLUSION OF THE PUBLIC HEARING:

STAFF RECOMMENDATION:




By motion, adopt Ordinance #2025-11-06 approving request RZ 04-25 to rezone
approximately 16 acres of a 60-acre tract from Industrial -2 to Residential R-15.



Ordinance # 2025-11-06
Rezoning Request RZ-04-25
1317 West Main Street
(Tax Map P120, Parcel 23)

WHEREAS, on October 7, 2025, the Planning Commission reviewed Petition RZ-
04-25, a request to rezone approximately 16.3 acres of the 61 +/- acres of a parcel
located at 1317 West Main Street (Tax Map P120, Parcel 23) from Industrial I-2 to
Residential R-15; and

WHEREAS, the City Council called for a public hearing on November 10, 2025,
which was held on November 24, 2025, at which time they considered any public
comments received during the meeting; and

WHEREAS, the Planning Commission voted to 2:2 to deny the recommendation
of the project; however, the City Council found the request to rezone to the parcel from
Industrial (I-2) to Residential (R-15) to be consistent with the surrounding zoning, and
the character of the community and providing adequate housing options to be consistent
with the Elizabeth City Future Land Use Plan; and

WHEREAS, the proposed zoning will be consistent with the area’s zoning
patterns; and

WHEREAS, the Joint Pasquotank County/Elizabeth City Land Use Plan was
considered; and

WHEREAS, after consideration of the technical merits of the request during the
November 24" public hearing, the City Council has approved the rezoning provided the
requirements imposed by City staff are satisfied.

NOW THEREFORE, BE IT ORDAINED that the City Council of the City of Elizabeth City
does hereby approve the request to amend the Official Zoning Map to show that 16.3
acres of the 61+/- acre parcel at 1317 West Main Street (Tax Map P120, Parcel 23)
located on the western side of the road, with the southwestern boundary adjacent to the
Chesapeake & Albemarle Railroad and the Jethro Park subdivision at the southeastern
corner of the tract be rezoned from Industrial (I-2) to Residential (R-15) and has issued
the following consistency statement:

"The City Council of the City of Elizabeth City approves the rezoning from

I-2 to R-15 as is consistent with the surrounding zoning, the character
of the community and providing adequate housing options are
consistent with the Elizabeth City Future Land Use Plan (LUP).




ADOPTED, this the 24t day of November 2025.

E. Kirk Rivers
Mayor

April D. Onley, NCCMC
City Clerk




CITY OF ELIZABETH CITY
DEVELOPMENT SERVICES PLANNING DIVISION

STAFF ANALYSIS

CASE NO. MEETING DATE
RZ 04-25 October 7, 2025

DESCRIPTION/LOCATION

The 61 +/- acre tract is located on the western side of the road, with the southwestern
boundary adjacent to the Chesapeake & Albemarle Railroad and the Jethro Park
subdivision at the southeastern corner of the tract. This site is located outside of the
City limits in the Extraterritorial Jurisdiction (ETJ)

PARCEL INFORMATION
Tax Map P120, Parcel 23

OWNERS APPLICANT

Richard Mansfield, Jane Mansfield Allied Properties, LLC
and LDM Debrito, LLC, Trustees 227 Caratoke Highway
8705 Merseyside Lane Moyock, NC 28958
Chesapeake, VA 23832 (252) 435-2718

(804) 921-2254

EXISTING ZONING/LAND USE PROPOSED ZONING

Residential (R-15) and General Residential (R-15)
Industrial(l-2);Cropland
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FLOOD PLAIN

A tributary for Knobbs Creek located in a floodway that passes through a portion of the
northwestern section of the property. In addition to the floodway there are wetlands in
this area. Approximately 50% of the site is within the 100-year flood plain The subject
property is outside of the 100-year flood zone.
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ADJACENT ZONING & LAND USE

North:  Residential (R15) — Woodlands and floodway; Croplands and single family
homes

South:  General Industrial (I-2) & General Business (GB) - Industrial and commercial
uses

East: Residential (R15) & General Industrial (I-2) — Jethro Park - single family
homes, church, vacant and improved industrial land

West: Residential (R15) & General Industrial (I-2) — Vacant wetlands

REQUEST

The applicant has a 60-acre parcel that has two zoning districts, General Industrial (I-2)
and Residential (R-15), and wants to rezone the 16-acre General Industrial I-2 portion of
the site to Residential R-15. The desire is to be able to develop an 84 lot single family
subdivision with the complete site zoned as Residential R-15.

A conceptual site plan was submitted with the rezoning application. The plan shows the
84 lot development on the 60-acre site. This project will yield a density of approximately
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1.5 dwelling units per acres. This density is well within the maximum density of 3
dwelling units per acre allowed in the R-15 zoning district.

ZONING SUMMARY

The applicant is seeking to rezone a 16-acre portion of a 60-acre tract from the current
General Industrial (I-2) to Residential (R-15). With the exception of an older single wide
trailer on the property, the site is currently being farmed. This rezoning is an extension
of the surrounding residential properties zoned R-15.

The main intention of the |-2 General Industrial District is to accommodate a wide range
of assembling, fabricating, manufacturing uses, and support retail and service uses.
This District is established for the purpose of providing appropriate locations and
development regulations to ensure the various uses allowed within the district are
compatible with the adjoining properties.

The R-15 Residential District is intended to accommodate single-family detached
dwellings and modular homes with a maximum density of three dwelling units per acre.
Customary accessory non-residential uses for recreation, education, or institutional land
uses that are compatible with the low density character of the R-15 district are
permitted. Much of the city’s extraterritorial jurisdictional area is transitioning from a
rural character to an urban character and is included within the R-15 District.
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The property is located within the City's Extraterritorial Jurisdiction (ETJ). Since the
site is located outside of the City’s corporate limits, the site will need to be annexed into
the City prior to any development. The applicant will be filling an annexation petition to
be annexed. The annexation will be concurrent with the rezoning of the site.

The area surrounding the rail line has seen some transformations with changes in the
land uses with General Industrial (I-2) properties being replaced by properties which
were rezoned to General Business (GB) for commercial uses. Recently the old Cotton
Mill was rezoned from General Industrial (I-2) to Apartment District (AD) to allow the
renovation of the old mill factory into 109 apartment units
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TRANSPORTATION

The property has frontage on West Main Street Extended. The 2016 Pasquotank
County Comprehensive Transportation Plan designates West Main Street Extended as
a minor thoroughfare. The function of a minor thoroughfare is to accommodate a
moderate volume of traffic from the surrounding local streets and connect them with the
major thoroughfares. Main Street through to West Main Street Extended acts as a
connector from the downtown area northward to US Highway 17. Minor thoroughfares
may supplement the major thoroughfare system by facilitating minor through traffic
movements. Streets with this classification are also used to connect abutting
properties.
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According to the 2016 Transportation Plan, the section of West Main Street Extended
from North Road Street to Creek Street had a traffic volume of 5,600 vehicles per day
with the road having a capacity for 11,900 vehicles in 2015. By 2040 the traffic volume
is anticipated to be approximately 6,800 vehicles per day.

PUBLIC UTILITIES

There is a 16” City waterline and a 6” County waterline available to service the site from
West Main Street Extended. For sewage they will need to connect to an existing 12"
force main that runs down Church Street. It will not be an easy feat accessing the force
main. It will entail acquiring the Army Corp of Engineer’s approval to allow the
construction of the sewer line through the wetland area. According to Public Utilities
the sewer and water capacity for this project is currently feasible and conditional
if they are able to bore to the sewer.

At the present time the City’s electric system does not have the capacity to serve
the development. Once the utility infrastructure has been installed and is operational
the site will be served by City electricity. A timeline for these improvements has yet to
be established. It is anticipated that the necessary upgrades and additional electric
distribution lines might be ready in about two to three years.

LAND USE PLAN

The Elizabeth City & Pasquotank County Land Use Plan (LUP) has the site classified as
Low Density Residential. The Low Density Residential classification is intended to
delineate lands where the predominate land use is low density detached residences.
The residential density within this classification is generally two to four dwelling units per
acre. Single-family detached residences and manufactured homes on individual lots
are the predominant types of dwellings within these areas. Public and institutional land
uses are compatible with the Low Density Residential zoning designation. Commercial
and industrial land uses are considered incompatible with this land use classification.

The City’s goals and policies support the continued use of land in Low Density classified
areas for low density dwellings and for public and institutional land uses that support,
and that are compatible with, this type of residential development. Generally, the non-
residential density is anticipated to average one public or institutional use per five acres.
Limited light commercial use is not considered acceptable for this classification.

The proposed Residential (R-15) zoning is consistent with the Low Density Residential
land use designation.
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The proposed 84 home development will generate approximately 25 students. The
children would attend Sheep Harney Elementary School. At this time Sheep Harney has
a capacity of 484 students with an enroliment of 447. The High Schools and Middle
school are at about 50% capacity.

According to Keith Parker, the Superintendent of the Elizabeth City-Pasquotank County
Public Schools, EPPS is supportive of any growth and expansion in the City or County
that could lead to an increase in student enroliment at their schools.

STAFF COMMENTS and RECOMMENDATION

When making a determination, as to whether to approve or deny a rezoning, Staff
considers the area’s zoning pattern, adjacent land uses, Elizabeth City LUP, as well as
the impact on roads and City services such as utilities and fire protection. Staff also
takes into account the impact the rezoning will have on the adjacent property owners
and neighbors.

At the present time the City does not have the capacity to provide electric service to the
site. The City is pursuing a capital improvement project for increasing the service
capacity. It is projected that this project will take approximately 2 to 3 years to
complete.

The rezoning request brings the Industrial zoned land into harmony with the surrounding
Residential R-15 land. Recently an Industrial |-2 parcel adjacent to the rail line was
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rezoned from |-2 to Apartment District AD. This was the rezoning of the Old Cotton Mill
Factory to allow the redevelopment of the site into a 109-unit apartment complex.

The site is approximately 61 acres and is currently vacant, with the exception of a single
wide mobile home. There is currently a mix of uses in the vicinity which range from
single family homes, a mobile home park, day care, self-storage facilities, retail store,
septic tank company, offices, and croplands. The site is currently zoned Industrial |-2
and Residential R-15. The applicant is requesting a rezoning the 16-acre portion from
Industrial I-2 to Residential R-15. The applicant intends to develop a single family
development on the site with a maximum of 84 lots. At this time there are no
community amenities shown on the site plan. The proposed project with the Residential
R-15 District is 1.5 units per acre, well below the maximum of 3 units per acre allowed in
the R-15 district.

The change in the allowable land use in the I-2 zoning district to the single family homes
in the R-15 district would bring the rezoned area into conformance with the surrounding
zoning and land uses. The change from industrial uses to single family use would be of
benefit to the surrounding area by having less intense development with more open
space, less impact on the infrastructure, roadways, fire and safety and drainage.

The proposed residential subdivision will be subject to additional review by the
Technical Review Committee after a formal sketch plan is received by the Planning
Department. Staff does note that a 50’ buffer will be required adjacent to the railroad.

The classification of the site in the Elizabeth City and Pasquotank County Land Use
Plan is Low Density Residential and does support the proposed single family use and
rezoning request. The commercial and industrial land uses allowed in the existing
General Industrial I-2 district are incompatible with this land use designation. The R-15
zoning is found to be Consistent with the “Low Density Residential” classification.

Considering the aforementioned elements, staff is of the opinion that the proposed
rezoning request is appropriate for the area and consistent with the 2012 Elizabeth City
& Pasquotank County Land Use Plan. This project supports the goal of the LUP to
provide a variety of housing opportunities and promote diversified economic
development and staff recommends APPROVAL of this application with the following
consistency statement.

The proposed zoning request for approximately 16 acres from General Industrial I-2 to
Residential R-15, is found to be consistent with the Low Density Residential LUP
designation; supports the Land Use Plan goal of providing a variety of housing
opportunities affordable to a broad range of income levels; and is an extension of the
existing R-15 zoning found west of the railroad.

On Tuesday October 7" the Planning Commission heard this rezoning request. The
vote was two yeas and two nays. The motion failed.
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MANSFIELD SUBDIVISION TRIP GENERATION COMPARISON

The development plan for the property at Mansfield Subdivision is to construct 84 single
family homes. The site to be developed is 60.65 acres, however, 15.53 acres is zoned |-2

and needs to be rezoned to R-15.

By-Right Development of Property

In order to determine the change in traffic conditions, trips for the existing zoning needs
to be compared to the trips that will be generated by Mansfield Subdivision. To
accomplish this, the existing zoning trip rates were generated based upon the Trip

Generation: An ITE Informational Report (Institute of Transportation Engineers, 11%

Edition) for 110 General Light Industrial. Because the parcel is not developed, the
acreage needs to be converted to units usable building square footage to apply the ITE
trip generation rates. First, 4.13 acres of the property is undevelopable wetlands which
leaves 11.39 acres of developable acreage. Then a conservative conversion rate of gross
acreage to building square footage of 7,500 sf per acre was utilized, which represents 17%
utilization of the gross acreage of the property. Consequently, the I-2 conversion is as

follows:

Light Industrial

Buildable yield per acre: 7,500 sf/acre (17% of gross
acreage) Total buildable: 11.39 acres x 7,500 sf/acre =
85,425 sf
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The trip generation by-right development is as follows:
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By-Right Light Industrial -

116,500 sf TOTAL IN ouT

Weekday Total 372 vpd 186 vpd 186 vpd
Weekday AM Peak Hour 62 vph 55 vph 7 vph
Weekday PM Peak Hour 36 vph 5 vph 31 vph

Mansfield Subdivision Proposed Zoning

The site plan for Mansfield Subdivision has 21 full single family house sites and 9 partial
single family house sites shown on the 1-2 zoned property. To forecast future traffic
conditions upon the completion of Mansfield Subdivision, it is necessary to determine the
amount of new traffic which will be generated by the houses on the I-2 property. To
accomplish this, trip rates were based upon ITE for 210 - Single Family Detached Housing.
A conservative approach was taken and the partial sites were considered as full sites for
trip generation purposes for a total of 30 houses. The trip generation for Mansfield

Subdivision on the I-2 zoned property is as follows:

Mansfield Subdivision -

30 houses TOTAL IN ouT
Weekday Total 346 vpd 173 vpd 173 vpd
Weekday AM Peak Hour 31vph 8 vph 23 vph
Weekday PM Peak Hour 28 vph 18 vph 10 vph
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Comparison

Following is a comparison of Mansfield Subdivision to the by-right development allowed

for the property to determine the change in trips if Mansfield Subdivision is approved:

Difference:

Proposed vs By-right TOTAL IN out
Weekday Total -26 vpd -13 vpd -13 vpd
Weekday AM Peak Hour -31 vpd -47 vph 16 vpd
Weekday PM Peak Hour -8 vph 13 vph -21 vph

green = decrease from existing zoning

As can be seen, the overall trips generated by Mansfield Subdivision is less than what
could be developed by-right. In addition, it also decreases total peak hour trips in both
the AM and PM peak hours trips. Consequently, this indicates that the rezoning to R-15
for Mansfield Subdivision generates less trips than what could otherwise occur on the -2

property by-right and should be considered a downzoning.

Site Access Differences

To further highlight the differences the rezoning would bring to the site is to compare

how traffic from the 1-2 property would impact Chadburn Avenue and Merriwood

Avenue. If the I-2 were to develop by-right, the access point would need to be at the end

of Chadburn Avenue where it connects with Merriwood Avenue next to the church.




Consequently, all traffic generated by the I-2 would need to enter and exit via either
Chadburn Avenue or Merriwood Avenue and drive past up to 11 houses to get to and
from West Main Street. In contrast, by not only generating less trips, Mansfield
Subdivision would minimize the impact to these homes hy having the access point to

Chadburn Avenue mush closer to West Main Street which impacts far fewer homes.

Conclusion

1) The rezoning to R-15 for Mansfield Subdivision generates less trips than what could
otherwise occur on the |-2 property by-right and should be considered a
downzoning.

2) The rezoning to R-15 for Mansfield Subdivision would minimize the impact to
existing homes on Chadburn Avenue by shifting the access point closer to West

Main Street in addition to reducing trip generations.
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CITY OF ELIZABETH CITY
PLANNING COMMISSION
REGULAR SCHEDULED MEETING
TUESDAY October 7t", 2025
4:00 PM

MEMBERS PRESENT
Ernest Sutton, Chairman
Dr. Gloria Frelix
Suzanne Stallings

Gary White

Also present were Carl Best, Director of Development Services; Planners Dylan Lloyd
and Cheryl Eggar, and Aprylee Brown, Administrative Assistant.

Chairman Sutton called the meeting to order at approximately 4:07 PM and stated a
quorum.

Chairman Sutton then asked for a motion to approve the meeting agenda.

Commissioner White made a motion to APPROVE the agenda with the necessary
amendment. Dr. Frelix properly seconded the motion. ALL IN FAVOR: SUTTON,
FRELIX, STALLINGS AND WHITE. NONE OPPOSED. MOTION CARRIED.

Chairman Sutton asked for a motion to approve the minutes from the August 5%, 2025
meeting

Commissioner White made a motion to APPROVE the August 5%, 2025 meeting
minutes. Dr. Frelix properly seconded the motion. ALL IN FAVOR: SUTTON, FRELIX,
STALLINGS AND WHITE. NONE OPPOSED. MOTION CARRIED.

Chairman Sutton then called for the secretary to the Commission to read the Statement
of Disclosure.

Planner Lloyd, acting Secretary to the Commission read the STATEMENT OF
DISCLOSURE as follows:

Elizabeth City Code of Ethics provides that public officials and employees be
independent, impartial, and responsible to the public; that government
decisions and policy be made in proper channels of the governmental
structure; that public office not be used for personal gain; and that the public
have confidence in the integrity of its government. In recognition of these
goals and in keeping with the ethical standards of conduct for city public
officials and its employees, disclosure of interest in legislative action must be
stated for public record, as per City of Elizabeth City Code of Ordinances
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Section 32.04. Any official act or action before the Planning Commission shall
be publicly disclose on the record of the Commission the nature and extent
of such interest and the Commissioner shall withdraw from any
consideration of the matter if excused by the Commission pursuant to G. S.
160A-75.

New Business
Chairman Sutton moved on to the first item on the agenda under new business:

e CASE NO.: RZ 04-25, Allied Properties LLC — This is a map amendment
request by the applicant Allied Properties LLC to rezone approximately 16.3 of the
60.6 acres at 1317 W. Main St from I-2 to R-15. This property is currently a split-
zoned parcel, with 16.3 acres of industrial zoned land fronting the railroad. This
request would relinquish the entire parcel into a R-15 zoning to accommodate low-
density residential development.

Planner Lloyd noted that if any attendees were present for the Stoney Creek project, the
applicant had not submitted the necessary information in a timely manner. Therefore,
the only case to be discussed would be the Pines PUD rezoning.

Planner Lloyd explained that the project is a Planned Unit Development under a PC plan,
which requires a special review process. A Master Site Plan must be submitted, and this
procedure has been followed in the past. Updated drawings have now been provided by
the applicant. The subject parcel is located at 1525 North Road Street, the site of the
Pines Golf Club.

The subject parcel, located at 1525 North Road Street, encompasses the Pines Golf Club,
a 111-acre site that includes a clubhouse and an 18-hole golf course, adjacent to several
residential neighborhoods. The property, dating back to the 1950s, is situated
approximately 900 feet west of the intersection of Road Street and Culpepper Lane. The
surrounding areas consists primarily of small businesses along the main corridor, with
single-family residential neighborhoods extending along collector roads and local streets.
Multifamily development is concentrated to the east, while the western area contains
single-family homes and wooded land, with a small portion of wetlands to the south.

Planner Lloyd stated that the applicant confirmed the wetlands are outside the planned
construction area. Portions of the property lie within an AE flood zone with a 100-year
floodplain, though most is in a zone with only a 0.2% annual chance of flooding. Currently
zoned R-15, the applicant seeks to rezone to a PUD-PDR, requiring review by Planning
Commission before consideration before City Council consideration. The area includes
commercial uses to the north and natural land to the south. U.S. Highway 17 nearby
remains well below capacity, with minimal traffic impacts since the bypass was completed.

The applicant’s revised plans reduce the number of proposed townhomes from 175 to
approximately 117, located in the northwest portion of the site, with nine single-family
lots serving as a buffer along Clubhouse Road and Golf Club Drive adjacent to an existing
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