Planning Board
Regular Planning Board Meeting Agenda
October 23, 2018 - 6:30 PM
Town Hall

A.

Call to Order/Roll Call

B.

Approval of Minutes

B.1.

Consider approval of Minutes

C.

Public Comments

D.

Action Agenda

D.1.

R 18-04: Walden Revision

D.2.

R18-05: Bradbury Rezoning

E.

Other Business

F.

Adjourn

Town of Huntersville
Planning Board
October 23, 2018

To:

Planning Board

From:

Michelle Haines, Planning

Date:

10/23/18

Subject: Consider approval of Minutes

EXPLAIN REQUEST:
Consider approval of the September 25, 2018 Regular Meeting Minutes
ACTION RECOMMENDED:
Consider approval of Minutes
FINANCIAL IMPLICATIONS:
none
ATTACHMENTS:

 September 25.docx
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Planning Board
Regular Planning Board Meeting Minutes
September 25, 2018 - 6:30 PM
Town Hall

A.

Call to Order/Roll Call
The Chairman determined quorum and called the meeting to order. All members were present.

B.

Approval of Minutes
B.1.

Consider Approval of Minutes
Frank Gammon made a Motion to Approve the July 24, 2018 Regular Meeting
Minutes, and Stephen Swanick seconded. The Motion carried 9-0.

C.

Public Comments
Individuals signed up to speak declined.

D.

Action Agenda
D.1.

SUP09-01 Removal (Yellow Hill Inn)
Stephen Swanick made a Motion to Approve, and Joe Sailers seconded. Hal
Bankirer made an Amended Motion to Approve to include that the request meets
all required conditions for this kind of action, and Joe Sailers seconded. The vote
was unanimous (9-0).
Discussion: Meredith Nesbitt, Senior Planner, presented the removal of the
Special Use Permit (“SUP”), and entered the Staff Report into the record, a copy
of which is attached hereto and incorporated herein. Staff described the location
and zoning, along with giving a brief history of the SUP and site plan. Staff
recommends approval of the removal and allow the applicants to develop the site
in accordance with the TR zoning. There were no questions by the Board, and
the Chairman called for a Motion.

D.2.

Sketch Plan: Camden Subdivision
Ron Smith made a Motion to Approve. The application is complete and complies
with necessary requirements. The block length waiver is supported by staff. Joe
Sailers seconded.
Stephen Swanick made an Amended Motion to include the issuance of a PCO-1,
and correct all outstanding items.
Hal Bankirer made an Amended Motion to Approve to include that the bike lane
will be striped unless competent official authority indicates and directs that it is
not to be striped. Joe Sailers seconded. The vote was unanimous (9-0).

Discussion: Meredith Nesbitt, Senior Planner, presented the Sketch Plan, and
entered the Staff Report into the record, a copy of which is attached hereto and
incorporated herein. Staff indicated the request is a by right subdivision sketch
plan, and gave the location and zoning information. Staff further described the
open space, density, and a dedication of land and a public access easement to
Mecklenburg County for a future greenway. The plan meets all requirements. A
Traffic Impact Analysis (“TIA”) is not required, but the applicant is doing
improvements along McCord Road (bike lane, sidewalk, double row street trees,
and 80’ buffer). Stubs connections are planned. There is a block length waiver
request. The length is 892’, and staff is in support of the waiver. Questions
during presentation from the Board included a wide area in the road within the
block, and it was noted that was for the mailbox kiosk. Staff further clarified
block length waivers. Staff continued with the presentation and stated that the
application is complete, and complies with regulations to the extent practicable
with the block length waiver. Staff recommends approval.
Questions by the Board included F. Gammon asking about Mecklenburg County
Water Quality Concept Plans, and staff noted that sketch plans are reviewed by
staff and Mecklenburg County who had very minor comments to the Concept
Plan (PCO-1). Staff is working with the application to resolve comments. J.
Sailers asked about CMS assessment, and staff indicated the report results are in
the Staff Report, and the increase to capacity is 1%. The pond and stream buffers
were questioned by H. Bankirer, to which the applicant’s engineer, Matt Kearns
with Shea Homes (8008 Corporate Center Drive, Charlotte), introduced himself
and Brent Cowan, Civil Engineer with the Isaacs Group (8720 Red Oak Blvd.,
Charlotte) who was also present. Mr. Kearns described the larger lot subdivision
that are more than double the normal requirement. Houses will be in the 35004500 square foot range at a price point of $700,000. It was questioned when the
features (bike lane) for the project would happen, and Brent Cowan responded
that a left turn lane and bike lane will be installed, and NCDOT has said to widen
for the bike lane, but stripe only the turn lane. As other developments come in
they will add more pavement for a bike lane along the road. The improvements
will be made in Phase 1. The existing pond has been studied as part of the PCO1, and grading and drainage will not impact the pond. It was again asked about
landscaping around the pond, and Mr. Kearns noted it may ultimately be
landscaped, but is not shown in the current plans. Mr. Cowan noted it is an
existing pond and cannot be used for treating storm water. The pond will not be
impacted. It was noted that Mecklenburg County will build the greenway for
Ramah Creek. F. Gammon asked about bike lanes for other subdivision, which
Jack Simoneau responded that striping for those subdivisions were required by
NCDOT. This applicant is being told to lay the asphalt, but do not stripe the bike
lane. If adjoining property is developed additional asphalt may then be required
by NCDOT and the bike lane striped. Staff will contact Town Engineering to
confirm NCDOT’s reason why to stripe, or not. H. Bankirer noted the Urban
Open Space (“UOS”) is being met by two (2) parks, and asked why children
would have to cross the street to get to a playground. Mr. Kearns noted similar
pocket parks in other subdivisions where parks are in a cul-de-sac and the traffic
is very minimal. This pocket park is roughly one (1) acre with the playground in
the center. There were no further questions.

After the Motion, it was noted by C. Graffy that the subdivision frontage is
minimal with a narrow two-lane road with not much shoulder, and this is a small
section for a bike path. It may be unsafe for the cyclists. NCDOT drives the
decision. H. Bankirer expressed concerns about safety for children and the pond
not being landscaped. Mr. Kearns stated they have no issue with installing the
same landscaping as required for the BMP, and would commit to that. S. Thomas
expressed support of the project’s connectivity and UOS.
D.3.

R18-01: Northbrook
Joe Sailers made a Motion to Defer to the November 27, 2018 meeting, as agreed
and requested by the applicant, and Ron Smith seconded. The vote was
unanimous (9-0).
Discussion: Susan Irvin, Attorney at Law, representing the applicant, stated that
she met with the Planning Director to discuss a time schedule and decided that a
two (2) month deferral is a good idea, and requested such.

D.4.

Petition #TA 18-05 - Amend Articles 3.2.1, 9 & 12.2.1 of the Zoning
Ordinance to permit "Agritourism Catering Facilities"
Hal Bankirer made a Motion to Deny based on the amendment being inconsistent
with rural use zoning and the 2030 Comprehensive Plan. It is not reasonable and
in the public interest to amend the zoning ordinance because the request is
tailored and unique to the applicant’s property and desire, and should not be
applied to the entire Town. Susan Thomas seconded.
Stephen Swanick made a substitute Motion to Approve subject to use permitted
with SUP status. It is reasonable and in the public interest to amend the zoning
ordinance to allow selective use of off-site catering facilities so that Huntersville
farm citizens shall not face undue hurdles for growing their business. Use of the
SUP shall also prevent commercial and industrial exploitation of this amendment
and allow flexibility for the situation, with revisions to numbers 4, 6 and 9 (later
corrected numbers 4, 6 and 7). Number 6 should be worked out between staff
and the applicant. Numbers 4 and 9 (corrected to 7) to allow situational changes
to ultimately prevent extra steps and hurdles. Frank Gammon seconded the
Motion.
The substitute Motion to Approve failed (3-6).
Opposed: Bankirer, Davis, Miller, Sailers, Smith, and Thomas.
The Motion to Deny passed (6-3).
Opposed: Swanick, Graffy, and Gammon.
Discussion: David Peete, Principal Planner, presented the text amendment
(“TA”), and entered the Staff Report into the record, a copy of which is attached
hereto and incorporated herein. Staff explained three (3) parts; 1) 12.2.1 for the
general definitions, 2) 3.2.1 for uses permitted in the Rural district, and 3)
conditions for certain uses as the applicant proposes. Staff recommends a Special
Use Permit (“SUP”). Staff reviewed the eight (8) elements under 9.60, as
follows, with Board discussion:

Questions from the Board began with J. Sailers asking if the residence (in #2) had
to be a permanent home, not a trailer or mobile unit, and staff replied, anything
the zoning ordinance would permit as a principal residence. H. Bankirer
questioned why twelve (12) employees (#3), and staff responded that the
applicant is writing the amendment and it is for the applicant’s needs. Staff
reminded the Board that the TA is for the entire zoning district of the Town.
Staff identified by location the extraterritorial jurisdiction (“ETJ”), and properties
that are 20+ acres. S. Swanick expressed a concern that rural zoning would be
developed for commercial purposes, and asked if the principal residence could be
rented to an employee, family member, or was restricted. Staff replied, that
principal use is the primary purpose, and principal building is a building
containing the principal use of that lot. Off-site catering cannot be the principal
use. F. Gammon mentioned the agritourism statutes allowing a farms with a
minimum of 5 acres for agritourism, and our zoning ordinance states a minimum
of 10 acres, and banquet facilities have to be a minimum of 10 acres, but a farm
in Huntersville has to have 20 acres. Staff explained the differences, and that the
20 acres is a condition offered by the applicant. Susan Irvin responded that the
State allows a farmer or anyone who owns exempt property (farm, forest) to have
an on-site catering event facility as a venue, which cannot be governed by Town
ordinances. This is a request to allow someone who already does on-site catering
to also be able to do off-site catering, because the statute is unclear about that. F.
Gammon questioned if a property owner with 5 acres could grow produce and
sell it off-site, and Ms. Irvin explained that is already allowed under the
agritourism statutes, but if the person does not have an on-site catering facility
this TA does not apply to them. R. Smith questioned if this is creating a venue
verses a catering business, and Ms. Irvin informed them there is already a venue
on this property for on-site catering events, and off-site catering is a logical
extension of that business, and that is the purpose of this TA, and to do
hydroponics and various things like that. R. Smith asked about the 12 employees
and if there was a difference between caterings and farming, and Ms. Irvin stated
there is a distinction between the on and off-site catering. When they have an
event the applicants may have that many people on-site and they were concerned
about having overlap with those employees also doing off-site. 12 is a maximum
number for an on-site event. In this particular case, the farming is done by the
owners, and farming is not part of the catering operation. F. Gammon went back
to the acreage issue (10 acres) and off-site catering. Ms. Irvin explained that staff
was concerned about how broad this TA would apply. Her client’s tract is 23
acres, and felt that 20 acres would allow them to do what they want to do, but it
does not address someone with a smaller tract. Staff addressed the concern about
agritourism, on-site catering and off-site catering. In staff’s opinion, this is not
appropriate in the Rural zone, and is not supportive of the amendment. J. Davis
questioned if the applicant is only doing on-site catering. Ms. Irvin noted the
applicant has been doing off-site catering as a home occupation, and are looking
to expand. The home occupation is getting too big, and the TA was requested
shortly after the agritourism statute was passed. She felt off-site catering was
agritourism because it was so close to the statute (i.e. meals, produce from the
farm). The Town Attorney (then Bob Blythe), and now Angie Beeker (current
Town Attorney) felt there was enough of a question about it that the off-site
portion should come through a TA process.

Staff continued the presentation with #5. J. Sailers felt that #5 should be clearer
in that outside storage is allow but screened. #6 was explained by staff, and Ms.
Irvin noted the language was discussed in depth with the A. Beeker, Town
Attorney. J. Sailers suggested that language for a facility used for off-site
catering cannot be more than 50% of the primary residence. J. Davis suggested
adding “the original” and striking “such” in the last sentence of #6. Staff
suggested, “in case shall off-site catering exceed 50%” to clear it up. J. Sailers
questioned 50% of heated space, and unheated space. Staff pointed out the word
“finished” was used. Jack Simoneau noted that home occupations allow 25% of
the “total floor area”, and that is cleaner and similar. R. Smith asked about onsite, and Ms. Irvin stated that on-site is not allowed to be regulated by statute.
Further discussion was made to clarify the 50% total cap of square footage that
can be used for off-site catering. The Town Attorney wants to avoid an industrial
type of facility (i.e. warehouse, shipping meals). To be a bona fide farm you have
to be certified with the State after meeting certain requirements. Staff continued
to #7, with the applicant request for a shared exclusive easement of a minimum of
40’ in width and to be used by no more than three (3) adjoining properties at the
time of issuance of the permit. Staff included that the building permit for the
home was only possible by getting a variance, because they did have an exclusive
easement. Ms. Irvin included that the prior owner, not the applicant, received the
variance. This is a rural area and farm, and there are not many with road
frontage. There is a 40’ paved road that is shared by three (3) property owners. It
is unrealistic to require town standards, and if required in this case, the applicant
would have to go through a SUP process, and then to the Board of Adjustment
(“BOA”) for a variance. The purpose for agritourism is to allow sustainable
businesses on the farms, and the rules that apply to in-town projects. The statute
is saying that we want to give farmers a chance and preserving farm land.
Requiring this strict access for off-site catering is too limiting. Staff included that
the access needs to be to the basic level. The access easement was further
described. J. Sailers questioned 50’ in #8, and staff clarified it was 50’ in length.
The applicant has requested that #4 and #7 be modified, and Ms. Irvin noted that
the TA is as proposed and that no SUP be required, so the applicant will not need
to go through another full process of a public hearing. If the Board determines
that a SUP should be required, it is being asked to that the Board be allowed to
grant the variance(s) for numbers 4 and 7; especially 7, that deals with the
easement issue. Applicant feels a fence is a more rural screening (#4). Staff
commented that the TA is not recommended by staff; however, if approved, that
it be a SUP. Staff clarified the SUP process, and Ms. Irvin gave the timeline for
this TA with a variance before the BOA. Staff reminded the members that a
variance may not be required by other applicants for access.
The members expressed concerns beginning with J. Davis noting she needed
more time to consider the amendment, and S. Swanick noted a Motion to delay
could be made. H. Bankirer commented that the application is setting policy for
the entire Town to meet the needs of a singular individual. If agritourism is going
to be expanded, staff should propose something that is applied across the board,
and bring that for consideration. It is an inappropriate way to do business for the
Town as a whole. S. Swanick commented this is broad for other people, and

there are only 40 parcels. H. Bankirer noted if the Town wants to improve the
ability of legitimate farmers as recognized by the State to expand agritourism
beyond what the State provides, then the Town needs to create a TA. S. Swanick
expressed his concerns for denying the TA. J. Davis stated she agreed with H.
Bankirer, and the request is for a specific property, and it excludes other property
owners. C. Graffy expressed her concerns for the proposal, and thought a TA
should be re-drafted to be clear and fair to all applicants. J. Sailers asked staff
about another draft to considered, and staff responded that another version can be
presented, but this amendment proposal will continue to the Town Board on
October 1st. Jack Simoneau commented that Susan Irvin has built in flexibility in
places that the applicant needs (i.e. parking lot, access). There should be no
flexibility in screening, and SUPs are specific with criteria. The access issue is for
the applicant to avoid going to the BOA. There was no further discussion and
Motions were made (see above).
Discussion after the Motions: S. Thomas talked about the rural jurisdiction,
landscaping and buffering, and requested the members to think about what little
rural property was left now and for the future. S. Swanick commented that if he
made a motion approving the TA it solves problems and enables farmers to
support their family. It will prevent turning the rural area into industrial catering.
It is compromise, and encourages what we want. S. Thomas noted she views the
ETJ and rural area extends beyond farms, to canopy preservation, and sustaining
the land for the future. The landscaping exemption is very specific. There are 40
other properties, and this request is very specific to the applicant. S. Swanick
noted the SUP process in the TA, and made a substitute Motion to Approve (see
above). #9 is corrected to be #7. C. Graffy asked if staff knew how many
properties would be involved if the acreage was lower, and staff did not know. S.
Swanick asked if any bona fide farm should be allowed to apply for a SUP, and
staff agreed it was an option. C. Graffy noted that it is being assumed that all
farmers want to have off-site catering. The basis of agritourism is that small
farms in of themselves can sustain themselves, and can supplement income,
which catering is one way. H. Bankirer commented that the discussion highlights
his points made. To provide additional income outlets for small farms, a
comprehensive amendment to achieve that end is needed. It is not just catering,
but other kinds of off-site agritourism. It can be strongly urged to the Town
Board to discuss this and if they are inclined, to instruct staff to draft a TA that
will cover outside agritourism functions in a comprehensive and fair way. The
TA for off-site catering is an expansion to the applicant’s business, and it is not to
save the farm. F. Gammon agrees with the proposal with staff’s recommendation
of a SUP. F. Gammon asked staff how long has the applicant been working on
the proposal. Jack Simoneau responded that is started out as a Notice of
Violation for the home occupation (end of 2017). The applicant retained Susan
Irvin to craft an ordinance amendment. This case has been continued on multiple
occasions by the applicant to get staff approval on the language. David Peete
noted the TA application was March 20, 2018 with two continuances. Staff
explained the permits issued and/or sought by the applicant, and staff has worked
with them and Ms. Irvin. Ms. Irvin commented that the building permit
application was for the events venue for on-site catering. There were several
months spent with the Town Attorney about what constitutes agritourism. The

previous Town Attorney (Bob Blythe) recommended an amendment. There was
no further discussion and the Chairman called for votes on the Motions.
E.

Other Business

F.

Adjourn

Approved this 23rd day of October, 2018

______________________________
Chairman or Vice Chairman

______________________________
Secretary

Town of Huntersville
Planning Board
October 23, 2018

To:

Planning Board

From:

David Peete, Planning

Date:

10/23/18

Subject: R 18-04: Walden Revision

EXPLAIN REQUEST:
R 18-04 is a request by TF Walden, LP to rezone 219.69-acres located north of Huntersville-Concord
Road, south of Ramah Church Road and east of Fred Brown Road (Parcel # 01943117) from
Neighborhood Residential - Conditional District (NR-CD) and Transitional Residential (TR) to
Neighborhood Residential - Conditional District (NR-CD). The revisions are to increase overall
lot-count, add 6.16-acres along Ramah Church Road and to modify both Urban and Common Open
Space. (David Peete)
ACTION RECOMMENDED:
Consider Recommendation on Petition #R18-04, a request by TF Walden, LP to rezone 219.69 acres
located north of Huntersville-Concord Road, south of Ramah Church Road and east of Fred Brown
Road (Parcel # 01943117) from Neighborhood Residential - Conditional District and Transitional
Residential to Neighborhood Residential - Conditional District. (David Peete)
FINANCIAL IMPLICATIONS:
N/A
ATTACHMENTS:
 R18-04 PB Staff Report 10-23-18.pdf
 Attachment A - CD Rezoning Application (Walden) .pdf
 Attachment B - Walden CD Rezoning/Sketch Plan.pdf

 Attachment C - Neighborhood Meeting Report (9-28-2018)pdf
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R18-04: Walden – Major Revision Staff Analysis
Planning Board: 10-23-18

Petition R18-04
Walden Conditional District Rezoning Revision
to revise Phases 3, 6, & 8 and add 6.16-acres of land (new Phase 9).
PART 1: PROJECT SUMMARY
Applicant: TF Walden, LC
Property Owner: TF
Walden, LC (see
Attachment A).
Property Address: 14750
Fred Brown Road.
Project Size: (+/-) 219.698acres
Parcel Numbers:
019-43-117
Current Zoning:
Neighborhood Residential
Conditional District (NR-CD)
& Transitional Residential
(TR).
Current Land Use: vacant.
Proposed Revision: Adjust
lots in Phases 3, 6 & 8 and
add 6.16 acres as new
Phase 9.

1. Purpose: To amend the Walden Conditional District Rezoning Plan and Sketch Plan to revise Phases 3, 6 and 8
and to add 6.16-acres of new land to the development as a new Phase 9. The proposed revisions will increase
overall lot-count by two (377 lots), add new land area along Ramah Church Road, reduce overall Urban Open
Space, and increase Common Open Space.
2. A Subdivision Sketch Plan for this project was also approved with the last Rezoning Plan and will be updated to
reflect any amendments that may occur.
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3. A neighborhood meeting will be held on Wednesday, September 26, 2018. A meeting summary will be provided
at the Public Hearing.
4. Notice for this rezoning petition was given via letters sent to adjoining property owners; a legal ad placed in the
Charlotte Observer; and posting of rezoning signs on the property in three (3) locations.
5. Adjoining Zoning and Land Uses.
North: Transitional Residential (TR) – large-lot single-family & vacant.
South: Transitional Residential (TR) & Neighborhood Residential (NR) – single-family (Bellington
subdivision), large-lot single-family & vacant.
East: Transitional Residential (TR) & Neighborhood Residential (NR) – single-family (Ramsey’s Glen
subdivision), large-lot single-family homes & vacant.
West: Neighborhood Residential (NR) & Transitional Residential (TR) – single-family (Centennial
subdivision) & large-lot single-family.
PART 2: REZONING/SITE PLAN ISSUES
The proposed Conditional District Rezoning / Sketch Plan revisions will primarily impact Phases 3, 6, 8, and a new Phase
9, but all Phases have some lot-count adjustment. The proposed changes from the 2015 approved CD Rezoning Plan are
as follows:

[The left chart is 2015 approved plan, right is proposed chart]

The 2015 CD Rezoning had 375 lots on 224.91-acres, for a density of 1.67 units per acre. This proposed revision is for 377
lots on 219.698-acres, for a density of 1.72. HOWEVER, from the original approval in 2011 to the 2015 (current)
approval, the developers offered to donate 11.49-acres to Mecklenburg County to increase the size of the adjacent
Oehler Nature Preserve. The current owner/applicant has subdivided this land from the rest of Walden for dedication to
the County and it’s acreage is not reflected in the 219.698. Therefore, to give proper credit and to accurately compare
these two plans, the Oehler Preserve acreage should be added into the current submittal for a Lot count of 377 on
231.188-acres, with a density of 1.63 units per acre. This represents a density decrease from the 2015 CD Rezoning and
transitions well from the Neighborhood Residential-type developments along the western edge and the low-density
development to the east.
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Urban Open Space and Common Open Space are also being revised, as follows:
Urban Open Space
2015 2018 Difference
Phase 3
0.39 0
- 0.39
Phase 6
0
0
0
Phase 8
0.41 0.185 - 0.225
TOTAL
0.8
0.185 - 0.615
Common Open Space
Phase 3
Phase 6
Phase 8
TOTAL

2015
0.23
0
0.34
0.57

2018
0.23
0
0.699
0.929

Difference
0
0
- 0.155
0.359

The Zoning Ordinance requirement for adequate Urban Open Space (with ¼ mile of all lots) will be satisfied by the
provision of two (2) greenways to be built and dedicated to Mecklenburg County. These two greenways run parallel to
the creeks that run along the southern and eastern portions of the development.
PART 3: TRANSPORTATION ISSUES
An amended Transportation Impact Analysis (TIA) was not required, as the increase in lot count did not trigger a new
review. As originally approved, the following transportation improvements are still required:
Town of Huntersville Required Improvements:
Phase 1 – Huntersville-Concord Road at Driveway #1 / Loch Raven Road:
Construct an exclusive eastbound left-turn lane on Huntersville-Concord Road with 100 feet of full-width storage.
Phase 2 – Huntersville-Concord Road at Driveway #2:
Construct an exclusive eastbound left-turn lane on Huntersville-Concord Road with 100 feet of full-width storage.
Construct an exclusive southbound left-turn lane at Driveway #2 / Asbury Chapel Road with 100 feet of full-width
storage. The southbound through-lane to end as a right-turn lane.
Phase 6 – Huntersville-Concord Road at Asbury Chapel Road:
Construct an exclusive northbound left-turn lane on Asbury Chapel Road with 150 feet of full-width storage.
Construct an exclusive eastbound right-turn lane on Huntersville-Concord Road with 100 feet if full-width storage.
NCDOT Required Improvements:
Phase 3 – NC 115 (Old Statesville Road) at Ramah Church Road:
Construct an exclusive northbound right-turn lane on NC 115 (Old Statesville Road) with 100 feet of full-width
storage.
Modify the traffic signal at the intersection to include the addition of overlap phasing for the exclusive northbound
right-turn lane.
Phase 3 – Ramah Church Road at Fred Brown Road:
Construct an exclusive westbound left-turn lane on Ramah Church Road with 50 feet of full-width storage.
PART 4: ADEQUATE PUBLIC FACILITIES (APF)
An APF Determination was not required for this Revision. Overall density is less than the original density used for APF
inventory, not the approved 2015 plan unit count).
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PART 5: REZONING CRITERIA
Article 11.4.7(d) of the Zoning Ordinance states that “in considering any petition to reclassify property, the Planning
Board in its recommendation and the Town Board in its decision shall take into consideration any identified relevant
adopted land-use plans for the area including, but not limited to, comprehensive plans, strategic plans, district plans,
area plans, neighborhood plans, corridor plans, and other land-use policy documents”.
STAFF COMMENT – The 2030 Huntersville Community Plan supports this project through the following sections:













Policy H-1 & H-9: Development Pattern. Continue to follow existing residential development pattern as
reflected in “Map of Zoning Districts,” focusing higher intensity development generally within two miles
of the I-77/NC 115 corridor.
Comment: The CD Rezoning is located within the overlap of High and Low Intensity Areas of the 2030
Community Plan. The Walden subdivision currently has a density of 1.67-units per acre and this
revision’s density is 1.63-units per acre. The NR developments to the west have a higher density
(Centennial = 2.60 & Bellington = 2.43), while the NR-CD development (Ramsey’s Glen) to the east has a
density of 1.77 and the remaining large-lot, single-family homes are (0.275).
Policy E-1, E-2 & E-3: Preservation and Enhancement. Support the preservation and enhancement of
the natural environment, along with its scenic and cultural assets.
Comment: The proposed development will provide a significant amount of open space, specifically along
both the Clarke Creek North Prong and another creek running east/west. In addition, 11.49-acres of
Walden is being donated to Mecklenburg County to add to the Oehler Nature Preserve. This
subdivision’s development along Huntersville-Concord Road will be consistent with the approach that
has been taken by the Centennial and Bellington subdivisions, which both have homes that face the road
behind open space.
Policy T-5: Context-sensitive Design of Streets: Continue to support “context-sensitive” design of
streets and the selection of appropriate street section designs for residential, commercial and industrial
developments.
Comment: The proposed cross-section for the portion of the Ferrelltown Parkway thoroughfare to be
built through the development follows context sensitive design by providing adequate lane widths, bike
lanes and sidewalks.
Policy T-7: Traffic Impact Analysis Ordinance: Continue to apply requirements of “Traffic Impact
Analysis” Ordinance, including Level of Service and mitigation of impacts generated by new
development.
Comment: see Part 3 of this report
Policy T-8: Street Connectivity: Promote and require street connectivity in the Town of Huntersville
among residential, employment, recreational and institutional uses.
Comment: The proposed development still provides 8 connections to existing/under construction roads
and 6 additional stubs, as well as one “access easement for possible future development” to the east.
Policy CD-5: Street Infrastructure: Continue to require that adequate public infrastructure (roads,
utilities, etc) either exist or will be made available to support all new development.
Comment: The proposed development will develop a portion of the Ferrelltown Parkway thoroughfare,
extend public water and sewer along Clark Creek, provides 8 connections to existing/under construction
roads, and provide 2 greenways.
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Article 11 Section 11.4.7(e) of the Zoning Ordinance states that: “in considering any petition to reclassify property the
Planning Board in its recommendation and the Town Board in its decision should consider:
1. Whether the proposed reclassification is consistent with the overall character of existing development in the
immediate vicinity of the subject property.
STAFF COMMENT:
The proposed Conditional District Rezoning revision for the Walden Subdivision is supported by the 2030
Comprehensive Plan, as the general layout and density previously approved are not changing. The amount of
common open space and land dedicated to BMPs are being revised, density is increasing slightly and 6.16-acres
are to be added.
2. The adequacy of public facilities and services intended to serve the subject property, including but not limited
to roadways, transit service, parks and recreational facilities, police and fire protection, hospitals and medical
services, schools, storm water drainage systems, water supplies, and wastewater and refuse disposal.
STAFF COMMENT: N/A
3. Whether the proposed reclassification will adversely affect a known archeological, environmental, historical or
cultural resource.”
STAFF COMMENT: N/A
PART 6: STAFF RECOMMENDATION
The proposed amendment to the Walden Conditional District Rezoning Plan is supported by staff.
PART 7: PUBLIC HEARING COMMENTS

The Public Hearing was held on Monday, October 01, 2018. Several adjoining residents spoke about concerns and listed
additional revisions they wanted to request. The comments involved buffers, street-stubs, use of adjacent NCDOT ROW,
tree save, lot-count and some off-site road improvements. Some comments were provided in writing.
PART 8: PLANNING BOARD RECOMMENDATION

Planning Board scheduled to review on Tuesday, October 23, 2018.
PART 9: ATTACHMENTS/ENCLOSURES

Attachments
A – Rezoning Application
B – Proposed CD Rezoning Site Plan
C - Neighborhood Meeting Report from September 26, 2018 (to be provided at public hearing).
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Planning Board: 10-23-18

PART 10: CONSISTENCY STATEMENT - R 16-07 Oaks at Skybrook North Subdivision
Planning Department
APPROVAL:
In considering the
proposed
Conditional
District
Rezoning application R18-04; Walden
Subdivision
Conditional
District
Revision,
the
Planning
staff
RECOMMENDS
APPROVAL,
AS
PROPOSED, as the revision is
consistent with Implementation Goal
H-8 of the 2030 Community Plan.
It is reasonable and in the public
interest to approve the Conditional
District Rezoning Plan Revision
BECAUSE it is consistent with the
2030 Comprehensive Plan (as
outlined above) and the applicable
provisions of the Zoning Ordinance
can be adequately addressed.
DENIAL:

Planning Board
APPROVAL:
In considering the
proposed rezoning application R1804; Walden Subdivision Conditional
District Revision, the Planning Board
recommends approval based on the
Plan being consistent with (insert
applicable plan reference).

Board of Commissioners
APPROVAL:
In considering the
proposed rezoning application R1804; Walden Subdivision Conditional
District Revision, the Town Board
recommends approval based on the
Plan being consistent with (insert
applicable plan reference).

It is reasonable and in the public It is reasonable and in the public
interest to approve the Rezoning interest to approve the Rezoning
Plan because… (Explain)
Plan because… (Explain)

DENIAL: In considering the proposed
rezoning application R18-04; Walden
Subdivision
Conditional
District
Revision, the Planning Board
recommends denial based on
(consistent OR inconsistent) with
(insert applicable plan reference).

DENIAL: In considering the proposed
rezoning application R18-04; Walden
Subdivision
Conditional
District
Revision,
the
Town
Board
recommends denial based on the Plan
being (consistent OR inconsistent)
with
(insert
applicable
plan
reference).

It is not reasonable and not in the
public interest to amend the It is not reasonable and in the public
approved Rezoning Plan because… interest to approve the Rezoning
(Explain)
Plan because… (Explain)
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General
Application
Incomplete submissions will not be accepted. Please check all items carefully.
1. Application Type
Please indicate the type of application you are submitting. If you are applying for two (2) actions, provide a
separate application for each action. In addition to the application, the submission process for

each application type can be found at
http://www.huntersville.org/Departments/Planning/ReviewProcess.aspx









CHANGE OF USE
COMMERCIAL SITE PLAN
CONDITIONAL REZONING
GENERAL REZONING
MASTER SIGNAGE PROGRAM
REVISION to _________________________
DENSITY AVERAGING CERTIFICATE
SPECIAL USE PERMIT

SUBDIVISION CATEGORIES: Per the Huntersville
Subdivision Ordinance
 SKETCH PLAN
 PRELIMINARY PLAN
 FINAL PLAT(includes minor and exempt
plats)
 FINAL PLAT REVISION
 FARMHOUSE CLUSTER

2. Project Data
3/28/2018
Date of Application ______________________________________
Name of Project ________________________________________
Walden Single Family

Phase # (if subdivision) ______________

Location _________________________________________________________________________________
SE of the t-intersection of Ramah Church Road & Fred Brown Road
Parcel Identification Number(s) (PIN) ___________________________________________________________
01943117

NR (CD) & TR
Current Zoning District ___________________

NR (CD) (ALL)
Proposed District (for rezonings only) ___________________

Property Size (acres) ___________________________
Street Frontage (feet) _________________________
219.698

Vacant
Current Land Use __________________________________________________________________________

Residential
Proposed Land Use(s) ______________________________________________________________________
Is the project within Huntersville’s corporate limits?
Yes_______
No________ If no, does the applicant intend to voluntarily annex? _______________________

3. Description of Request
Briefly explain the nature of this request. If a separate sheet is necessary, please attach to this application.

This application is to rezone a portion of land that was acquired and
added to the overall parcel. The overall is zoned NR(CD) and the added
portion of 6.16 acres will be rezoned to match.
4. Site Plan Submittals
Consult the particular type of Review Process for the application type selected above. These can be found
at http://www.huntersville.org/Departments/Planning/ReviewProcess.aspx .

(c) 2010, Town of Huntersville, All Rights Reserved/FO-PL-092310-2; Updated 7-17-2013

Page 1 of 2

Town of Huntersville
Planning Board
October 23, 2018

To:

Planning Board

From:

Meredith Nesbitt, Planning

Date:

10/23/18

Subject: R18-05: Bradbury Rezoning

EXPLAIN REQUEST:
Consider making a recommendation to the Town Board on Petition #R18-05, a request by Bowman
Bayard Bradford, LLC to rezone +/- 443.95 acres located along Huntersville-Concord Road (Parcel #s:
02105198, 02105102, 02105101, 02106105, 02106102, 02106101, 02107199, 02105112, 02105115,
02122107, 02122106, 02122105, 02122104, 02122102, 02122108, 02106104, 02106103, 02106106,
02120106) from Rural and Transitional Residential to Neighborhood Center - Conditional District,
Traditional Neighborhood Development - Rural (Tract 1 and 2) - Conditional District.
ACTION RECOMMENDED:
Consider making a recommendation to the Town Board on Petition #R18-05, a request by Bowman
Bayard Bradford, LLC to rezone +/- 443.95 acres located along Huntersville-Concord Road from Rural
and Transitional Residential to Neighborhood Center - Conditional District, Traditional Neighborhood
Development - Rural (Tract 1 and 2) - Conditional District.
FINANCIAL IMPLICATIONS:
N/A
ATTACHMENTS:
 R18-05 PB Staff Report 10-16-18.pdf
 A – Rezoning Application.pdf
 B –Bradbury Proposed Rezoning Plan.pdf
 C – Neighborhood Meeting Report.pdf

 D – APF Letter of Determination.pdf

1

R18-05: Bradbury Staff Analysis
Planning Board: October 23, 2018

Petition R18-05
Bradbury Conditional District Rezoning
PART 1: PROJECT SUMMARY

Property Owner: BF Holding I, LLC; Ross McCoy Bradford; Applicant: Bowman Bayard Bradford, LLC (Attachment
William Bradford Jr.; John and Marguree Fite; Melanie Frear; A: Application)
Barbara Washam
Current Zoning: Rural (R) and Transitional Residential
Property Address: South of Huntersville-Concord Road
(TR)
Project Size: +/- 443.95 acres Total
NC(CD): 52.87 acres
TND-R(TR-CD) Tract 1: 199.53 acres

Current Land Use: Vacant, Farmland, Large Lot
Residential
Proposed Zoning: NC-CD and TND-R(TR-CD) Tracts 1 & 2

Proposed Land Use: Master Planned Subdivision
including Single Family Detached Lots, Townhome,
Parcel Numbers: 02107199, 02106101, 02106102, 02105102, Multi-family, and Commercial development.
02105198, 02105112, 02105115, 02122107, 02122106,
02122105, 02122104, 02122108, 02122102, 02106104,
02120106, 02106106, 02106103,20105101, 02106105
TND-R(TR-CD) Tract 2: 191.55 acres
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R18-05: Bradbury Staff Analysis
Planning Board: October 23, 2018

Application Summary:







Proposal: Rezone +/- 443.95 acres south of Huntersville-Concord Road from Rural (R) and Transitional
Residential (TR) to Neighborhood Center —Conditional District (NC-CD) and Rural Traditional Neighborhood
Development – Conditional District (TND TR-CD) Tracts 1 and 2. A Subdivision Sketch Plan has also been
submitted with the Rezoning Plan and will be administratively approved if the Rezoning Plan is approved. The
Rezoning Plan is tentatively scheduled to be heard by the Planning Board on October 23, 2018 and Town Board
final action on November 5, 2018. See Attachment A: Application and Attachment B: Conditional Rezoning Plan.
Adjoining Zoning and Land Uses.
 North: Rural (R) – single-family lots (large lot residential).
 South: Rural (R) – single-family lots (large lot residential).
 East: Special Purpose Conditional District (SP-CD) – Metrolina Greenhouses
 West: Transitional Residential (TR) – single-family lots (large lot residential).
A neighborhood meeting was advertised for and held on May 31, 2018. The complete meeting summary is
provided in Attachment C.
Notice for this rezoning petition was given via letters sent to adjoining property owners, a legal ad placed in the
Charlotte Observer and posting rezoning sign on the property.

PART 2: REZONING/SITE PLAN HIGHLIGHTS
The initial rezoning plan was submitted in April 2018. Prior to the rezoning plan submittal the Clarke Creek Small Area
Plan Charrette that was held on October 17-19, 2017 and the Clarke Creek Small Area Plan was adopted on March 5,
2018. This rezoning plan contains the majority of the Clarke Creek Small Area Plan study area boundary.
Also of note, Town staff presented the request to realign a portion of future Prosperity Church Road to the Charlotte
Regional Planning Organization’s (CRTPO) Technical Coordinating Committee (TCC) on June 7, 2018. The TCC approved
the proposed realignment through the Bradford property as requested. The rezoning plan incorporates the realignment
of this thoroughfare.
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R18-05: Bradbury Staff Analysis
Planning Board: October 23, 2018

The proposed Conditional District Plan is generally compliant with the Zoning Ordinance and Subdivision Regulations.
Significant elements of the proposal include:
 UPDATE: 628 single-family home lots, 123 townhome lots, 300 multi-family apartment units (150 1 bedroom,
100 2 bedroom, 50 3 bedroom), 100 units of assisted living, and 3 commercial buildings (maximum of 20,000
square feet). All residential units are proposed to be age restricted. The proposed number of single-family home
lots should be 627 as identified by the applicant.
 The proposed density of the conditional districts are:
 NC-CD node: According to the proposed rezoning plan 3.70 units per acre. However, this calculation was
only considering single-family detached units and townhomes. The proposed density for the node is
actually 9.35 units per acre PLUS 100 assisted living units (11.26 un/ac if assisted living units have
kitchen facilities).
 TND-R(TR-CD) Tract 1: 1.38 units per acre
 TND-R(TR-CD) Tract 2: 1.46 units per acre
 The applicants are proposing to construct two lanes of future Prosperity Church Road, a full roundabout at
Prosperity Church Road and Huntersville-Concord Road and dedicate the right of way needed for the full
Prosperity Church Road cross-section.
 Two (2) street connections are proposed on existing public streets (Huntersville-Concord Road), seven (7) stub
streets to adjacent parcels, six (6) connection along the western boundary of future Prosperity Church Road and
three (3) areas of right-of-way dedication along the eastern boundary of future Prosperity Church Road.
 The applicants are proposing several types of Urban Open Space (see below) to meet Urban Open Space
requirements (Article 7, Part B). All proposed residential lots are within ¼ mile, as measured along street rightof-way, of an Urban Open Space.
 Greens
 Greenway
 Parks (included 2 mini parks)
 Greenbelt
 Promenades
 Tree canopy and tree save requirements are being met (Article 7.4), see details below:
NC-CD TND-R(TR-CD) Tract 1 TND-R(TR-CD) Tract 2
Tree Canopy Provided
1.62% 35.17%
41.78%
Tree Canopy Required
0%
0%
0%
Specimen Tree Save Provided
0%
46.55%
66.83%
Specimen Tree Save Required 0%
30%
30%
The following comments/items are not consistent with Town Ordinances and/or Manuals or remain to be addressed:
Planning Comments:
 Address minor remaining comments including clarifying note and references regarding buffers, urban open
space, driveway details.
 Continue to discuss and revise architectural design guidelines for multifamily and commercial buildings prosed
within the NC(CD) node.
 Block Length Waivers: Major Residential Subdivision block lengths should not exceed 800’. Per Article 5.2(a) The
Town Board may authorize greater block lengths at the time of subdivision sketch plan review and approved
“where a longer block will reduce the number of railroad grade crossings, major stream crossings, or where
longer blocks will result in an arrangement of street connections, lots and public space more consistent with this
Article and Article 7 of these regulations”. The applicants are requesting the following block length waivers:
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R18-05: Bradbury Staff Analysis
Planning Board: October 23, 2018

Engineering Comments:
 Some unit type intensities are above and some are below those studied in the traffic impact analysis. A trip
generation comparison should be completed to show the differences in trips.
 Parallel parking spaces are shown as being continuous along some streets where front loaded single family
home lots are shown. As driveways are placed to the homes, the number of parallel parking spaces (roughly
half) will need to be significantly removed to accommodate the driveways.
 Refinement of street design for median divided streets needed.
 Various plan and note revisions.
PART 3: TRANSPORTATION HIGHLIGHTS
A traffic impact analysis (TIA) for the development was submitted and found to be acceptable to meet Town requirements
on September 4, 2018. The TIA only considered full build-out of the development (a phasing analysis was not proposed
or submitted for review). Based on the results of the study, the following improvements are recommended to meet Article
14 of the Zoning Ordinance:
Huntersville Concord Road at Asbury Chapel Road
- An exclusive left-turn lane on Huntersville Concord Road with 375 feet of storage
- Extension of the northbound left-turn lane on Asbury Chapel Road to 300 feet of storage (this assumes that a
portion of the turn lane is built by other development)
- Extension of the eastbound right-turn lane on Huntersville Concord Road to 200 feet of storage (this assumes
that a portion of the turn lane is built by other development)
- Installation of a traffic signal when warranted
Huntersville-Concord Road at Hiwassee Road
- An exclusive left-turn lane on Huntersville Concord Road with 350 feet of storage
- An exclusive southbound right-turn lane on Hiwassee Road with 100 feet of storage
The following improvements are recommended at the Site Access Locations:
- Construct a westbound left-turn lane on Huntersville Concord Road at Site Access 1 (as identified in the TIA
report) with 100 feet of storage
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Planning Board: October 23, 2018

-

Construct a northbound left-turn lane on Huntersville Concord Road at Site Access 2 (as identified in the TIA
report) with 100 feet of storage
Road realignment of Huntersville Concord Road at Site Access 3 (as identified in the TIA report) to include a
roundabout

The North Carolina Department of Transportation reviewed the TIA and are requiring the following additional
improvements:
Ramah Church Road at Hiwassee Road
- An exclusive northbound left-turn lane on Hiwassee Road with 150 feet of storage
Huntersville Concord Road at Poplar Tent Road
- A southbound right-turn lane on Poplar Tent Road with 225 feet of storage
Huntersville Concord Road at Site Access 1
- Eastbound right-turn lane on Huntersville Concord Road with 100 feet of storage
Huntersville Concord Road at Site Access 2
- Southbound right-turn lane on Huntersville Concord Road with 100 feet of storage
PART 4: ADEQUATE PUBLIC FACILITIES (APF)
Under the provisions of the APF Ordinance, all residential development greater than twenty (20) lots are required to
receive a “Determination of Adequacy (DOA)” for the following public facilities: fire station, fire vehicles, police station,
police vehicles, indoor park and recreation facilities, and parks acreage. The proposed CD Rezoning met the required
threshold for submission of an APF application, and the proposed subdivision is subject to the requirements of the APFO.
A Determination of Adequacy (DOA) has been issued for the following public facilities: Fire Vehicles, Fire Stations, Police
Vehicles, Stations, Indoor Park & Recreation Facilities and Park Acreage.
PART 5: REZONING CRITERIA
Article 11.4.7(d) of the Zoning Ordinance states that “in considering any petition to reclassify property, the Planning
Board in its recommendation and the Town Board in its decision shall take into consideration any identified relevant
adopted land-use plans for the area including, but not limited to, comprehensive plans, strategic plans, district plans,
area plans, neighborhood plans, corridor plans, and other land-use policy documents”.
Huntersville 2030 Community Plan – Staff finds the proposed Conditional District Rezoning petition consistent with the
following polices of the 2030 Community Plan; adopted June 20, 2011:
 Policy PF-2: Continue use of “Adequate Public Facilities Ordinance” to ensure that demand generated by
existing and future growth and development for police, fire and parks & recreation capital facilities can be
met by available supply of facilities.
STAFF COMMENT: see Part 4 of this report.
 Policy T-7: Continue to apply requirements of “Traffic Impact Analysis” Ordinance, including Level of Service
and mitigation of impacts generated by new development.
STAFF COMMENT: A TIA was required; staff is working with the applicants. See Part 3.
 Policy T-6: Support the installation of sidewalks, bikeways and greenway trails connecting residential,
commercial, employment, recreational and institutional uses. And;
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STAFF COMMENT: The Rezoning Plan proposes sidewalks to be installed along all streets. Bikelanes and a 12’
greenway trail are being proposed along Huntersville-Concord Road and Prosperity Church Road ; see additional
staff comments regarding the Huntersville Greenway and Bikeway Master Plan below.
Policy T-8: Promote and require street connectivity in the Town of Huntersville among residential,
employment, recreational and institutional uses.
STAFF COMMENT: Two (2) street connections are proposed on existing public streets (Huntersville-Concord
Road), seven (7) stub streets to adjacent parcels, six (6) connection along the western boundary of future
Prosperity Church Road and three (3) areas of right-of-way dedication along the eastern boundary of future
Prosperity Church Road.
Policy H-2: Continue to encourage mixed-use village development pattern at key nodes as identified in Small
Area Plans adopted by the Town
STAFF COMMENT: On March5, 2018 the Clarke Creek Small Area Plan was adopted. This Small Area Plan
recommended a mixed-use activity node (mix of residential, neighborhood services and civic use) at the
intersection of Huntersville-Concord Road and future Prosperity Church Road. The Rezoning Plan proposed
development of this mixed-use village node as described in the Small Area Plan. See additional staff comments
regarding the Clarke Creek Small Area Plan below.
Policy H-3: Support and encourage self-sustained development, where commercial and employment uses are
in close proximity to residential uses
STAFF COMMENT: The Rezoning Plan proposes 3 commercial buildings (not to exceed 20,000 square feet) within
the mixed-use village node. The commercial uses are intended to serve the residents of the Bradbury
subdivision.
Policy H-5: Encourage housing options, which accommodate senior citizens (e.g. age restricted/retirement
communities, congregate care/assisted living facilities) which are integrated into the community and allow for
“aging in place.”
STAFF COMMENT: The Rezoning Plan is proposed to be entirely age restricted housing. There are a variety of
housing types from single-family dwelling, to townhomes, to apartments to assisted living allowing residents to
age in place.
Policy H-9: Higher intensity residential development will be focused generally within two miles of the I-77/NC115 corridor and future mixed use nodes in the eastern and western areas of Huntersville’s zoning
jurisdiction.
STAFF COMMENT: The 2030 Community Plan does not call for a node at the intersection of Huntersville-Concord
Road and future Prosperity Church Road the 2030 Community Plan does call for continued Small Area Planning
in areas where no plans exist. The Clarke Creek Small Area Plan is based upon and consistent with the overall
vision and recommendations of the 2030 Community Plan and does call for a mixed use noted at the
intersection of Huntersville-Concord Road and future Prosperity Church Road. The proposed NC-CD node is
consistence with high density node development and the proposed TND-R(TR-CD) tracts are consistent with
density allowed under the TR zoning district.
Policy E-2: Location of New Development. Avoid locating new development in areas of significant
environmental, scenic or cultural resources.
STAFF COMMENT: Planning staff has no indication that the request will adversely affect known environmental,
scenic or cultural resources.

Clarke Creek Small Area Plan – Staff finds the proposed Conditional District Rezoning petition consistent with the
following polices of the 2030 Community Plan; adopted March 05, 2018:
STAFF COMMENT: The Clarke Creek Small Area Plan recommends a mixed-use activity node (mix of residential,
neighborhood services and civic use) at the intersection of Huntersville-Concord Road and future Prosperity
Church Road. The node density should not exceed 12 units per acre and should have no more than 25,000 square
feet of commercial in multiple buildings to function as neighborhood services. The Plan also calls for a significant
portion of future Prosperity Church Road to be constructed to support the creation of the mixed-use activity node.
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The land uses away from the node should remain rural. However, the plan does indicate rezoning could be
considered for low intensity development (not to exceed 1.5 units per acre with minimum 40% open space) if
Prosperity Church Road is built to serve the development.
The proposed rezoning request is consistent with the mixed-use activity node recommendations as outlined in
the Small Area Plan. In addition, in keeping with the Small Area Plan the applicants are proposing TND-R (TR-CD)
rezoning district. The intent of the TND-R district is to resemble a rural village and comply with the density
requirements of Transitional Residential district. The proposed rezoning is consistent with traditional TR density
requirement. The rezoning plan also notes the intent to construct two lanes of the future Prosperity Church Road,
a full roundabout at Prosperity Church Road and Huntersville-Concord Road and dedicate the right of way needed
for the full Prosperity Church Road cross-section. The proposed rezoning plan also shows a 180’-wide buffer
between development and the future Prosperity Church Road along conservation areas to the north and 80’
buffers along the remainder of the future Prosperity Church Road in accordance with the Clark Creek Area Plan
recommendation (below).

Huntersville Greenway and Bikeway Master Plan – Staff finds the proposed Conditional District Rezoning petition
consistent with the Huntersville Greenway and Bikeway Master Plan; approved August 2014.
STAFF COMMENT: Per the Huntersville Greenway and Bikeway Master Plan Huntersville-Concord Road and
future Prosperity Church Road are bikeway routes with proposed bike lanes. Please see the Greenway and
Bikeway map below. To accommodate the bikeway plan, the applicants have proposed a 4’ bike lane along
Huntersville-Concord Road and future Prosperity Church Road. In addition to proposing 12’ greenway trials and
30’ greenway easement are being proposed in accordance with the greenways showing on this plan.
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Article 11 Section 11.4.7(e) of the Zoning Ordinance states that: “in considering any petition to reclassify property the
Planning Board in its recommendation and the Town Board in its decision should consider:
1. Whether the proposed reclassification is consistent with the overall character of existing development in the
immediate vicinity of the subject property.
STAFF COMMENT:
The proposed Conditional District Rezoning is supported by the 2030 Community Plan and the Clarke Creek
Small Area Plan as outlined above. The proposal is also appropriate for the area by providing adequate
infrastructure (which includes appropriate new roads, existing road upgrades and other transportation and site
enhancements).
2. The adequacy of public facilities and services intended to serve the subject property, including but not limited
to roadways, transit service, parks and recreational facilities, police and fire protection, hospitals and medical
services, schools, storm water drainage systems, water supplies, and wastewater and refuse disposal.
STAFF COMMENT:
 A Transportation Impact Analysis was required – see Part 3 of this report.
 An APF Ordinance Determination of Adequacy was required – see Part 4 of this report.
 The property currently not located within the Town Limits. However, the rezoning plan notes the intention to
annex into the Town Limits, in which police, fire protection and trash collection will be provide.
 A Willingness-to-serve letter has been provided from Charlotte Water (water and sewer).
 A Conceptual Storm Water Drainage plan has been provided and is in review with Mecklenburg County staff.
 The Conditional District Rezoning petition was sent to Charlotte-Mecklenburg School (CMS) for consideration.
CMS staff provided the following information:
“Our current (and past) practice does not include calculation of school impact based
on age restricted housing. The assumption is that senior housing will have little to
no effect on school facilities.
However, as a sizeable portion of the population enters senior years and as family
structure/living arrangements continue to change, we would like to study this in
greater detail, when time permits.”
The current assigned school attendance zones for this area are Blythe Elementary, J.M. Alexander Middle, and
North Mecklenburg High.
3. Whether the proposed reclassification will adversely affect a known archeological, environmental, historical or
cultural resource.”
STAFF COMMENT:
Planning staff has no indication that the request will adversely affect known archeological, environmental,
historical or cultural resources.
PART 6: STAFF RECOMMENDATION
The Bradbury Conditional District Rezoning Plan (R18-05) could be supported by staff subject to the following:
 All TIA improvements (Town and NCDOT) are provided (see Part 3);
 Block length waivers are approved;
 All outstanding comments are addressed;
 PCO-1 Approval from Mecklenburg County.
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PART 7: PUBLIC HEARING COMMENTS

Public Hearing was held on October 15, 2018. One person raised concern regarding traffic on Poplar Tent Church Road.
Town Board members asked questions regarding the completion, phasing, and adequacy of constructing only two lanes
of the proposed four lane, future Prosperity Church Road thoroughfare. The applicant reiterated their intent to construct
two lanes of the thoroughfare in phases (as the site develops) and stated their commitment to dedicate the remaining
Right-of-Way needed for the full thoroughfare cross-section.
PART 8: PLANNING BOARD RECOMMENDATION

Planning Board will review the petition on October 23 2018.
The applicants are proposing a berm along Huntersville-Concord Road and future Prosperity Church Road in areas void of
existing vegetation to meet buffer requirements for residential development along major or minor thoroughfares. In
Accordance with Article 7.4.2(g) berms may be installed only in areas devoid of existing vegetation or vegetation worth
preservation with the approval of the Planning Board. Staff finds that the proposed berm (see Landscaping Plan Sheet LP7) would meet the landscaping design requirements found in Article 7 and recommends approval of the proposed berm.
PART 9: ATTACHMENTS/ENCLOSURES

Attachments
A – Rezoning Application
B – Proposed Rezoning Plan
C – Neighborhood Meeting Report
D – APF Letter of Determination

Page 9 of 9

July 31, 2018
Bowman Bayard Bradford LLC
13615 Cinnabar Place
Huntersville, NC 28078
Re: Adequate Public Facilities (APF) Application – Bradbury Rezoning (File #2018-09)
Dear Bowman Bayard Bradford LLC:
The Town has completed its review of the above referenced APF Application and deemed it to be
complete, per Article 13.6.3 of the Zoning Ordinance. Based upon your request for an allocation
of capital facilities for the above-referenced development proposal, consisting of 750 SingleFamily homes, 300 Multi-Family homes, 21,572 sf of Civic buildings, and 18,789 sf of Commercial
buildings. I am issuing a “Determination of Adequacy (DOA)” for the following public facilities:





Fire Vehicles
Fire Facilities
Police Facilities
Police Vehicles

Please be advised that this DOA is valid for one (1) year, or until July 31, 2019, by which date this
development proposal must have achieved vesting, per Section 2.2 of the Zoning Ordinance.

Please feel free to contact me with any questions @ brichards@huntersville.org or by phone:
(704) 766-2218.
Sincerely,

Brian Richards
GIS Administrator

Cc: Jack Simoneau, AICP, Planning Director
Robert Blythe, Town Attorney
Meredith Nesbit, Senior Planner

