TA #18-11 Planning Board Staff Report
April 1, 2019

TA #18-11 Amend Article 3.2.9(c): Permitted Accessory Uses in the Corporate Business (CB) Zoning District
PART 1: DESCRIPTION
Text Amendment, TA #18-11, is a request by Bank of America, N.A., as Trustee for the Bank of America Pension
Plan to amend Article 3.2.9(c), Permitted Accessory Uses in the Corporate Business (CB) Zoning District to
increase the amount of attached single family and multi-family homes allowed in a corporate business
development of 400 acres or more, with an approved, vested plan. See Attachment A, Text Amendment
Application.
PART 2: BACKGROUND
The Town Board adopted the current language (at the request of Bank of America, N.A., as Trustee for the
Bank of America Pension Plan) with a 3-2 vote on March 19, 2007. See Attachment B for the 2007 staff report
and adopted ordinance to amend Article 3.2.9. See current Ordinance language below.

The current language has three criteria for residential development to qualify as an accessory use in the CB
zoning district. The italicized and underlined text below is Ordinance language.
1. Attached single family and multi-family homes are allowed in a CB development of 400 acres or
more with an approved, vested plan. This narrows down the applicability of this accessory use to
the Huntersville Business Park, as the Business Park is the only approved, vested CB Development
of 400 acres within the Town’s Justification. See the clip above for the boundaries for the
Huntersville Business Park.
UPDATE: The residential use is only applicable to the boundaries of the original Business Park
because this is the only portion of the Business Park included in the vested plan. Courtyards at
Kinnamon Park and development at Gilead Center is not within the boundaries of the vested plan.
2. The gross land area of the attached single family and/or multi-family housing development(s)
does not exceed 8% of the gross land area in the CB development. There are two multi-family
housing development within the Business Park, Waterford @ the Park (+/- 18.43 acres, approved
as Carlisle at the Park in 2008) and the Silver Collection (+/- 14.52, approved as AS1 in 2014). The
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gross area of the Business Park is +/- 635 acres. The existing multi-family developments occupies
approximately 5% of the Park.
3. The number of attached single family and/or multi-family housing developments within the CB
development is limited to 2. Since this language was added to the Zoning Ordinance in 2007, two
multi-family developments have been approved in the Business Park. See details above.
The Huntersville Ordinance Advisory Board (HOAB) heard the current text amendment request on January 3,
2019. The HOAB recommended approval (5-4) to increase the attached single family and multi-family homes
developments limit to 4, while agreeing with the 10% of the gross land area originally proposed by the
applicant. Based on discussion at the HOAB, the applicants have changed the text amendment language to
that which was recommended at the HOAB.
UPDATE: The applicants have revised the text amendment language to that which was recommended by the
Planning Board. See Part 6 of this report for more details and Attachment C for the Ordinance language as
currently requested.
PART 3: RELEVANT SECTIONS OF THE HUNTERSVILLE 2030 COMMUNITY PLAN AND APPLICABLE LONG
RANGE PLANS
The following are examples of relevant policies from the 2030 Huntersville Community Plan and other
applicable adopted plans that may be incorporated into the Board’s statement of consistency for approval or
denial of the request.
Huntersville 2030 Community Plan – Staff finds the proposed text amendment is consistent with the
following policy of the 2030 Community Plan; adopted June 20, 2011:


Policy H-9: Future Residential Development. Higher intensity residential development will be
focused generally within two miles of the I-77/NC-115 corridor and at future mixed-use nodes in
the eastern and western areas of Huntersville’s zoning jurisdiction.
STAFF COMMENT: This policy of the 2030
Community Plan does support higher intensity
residential development within a general
proximity of I-77/NC-115, which includes the
Huntersville Business Park. However, Section 6.0
of the Housing in the 2030 Community Plan
analyzed the number of approved an un-built
residential units (as of December 31, 2010) with
the number of units required to accommodate
the 2030 medium growth population projection.
Based on this analysis, an additional 36 multifamily units were needed to meet the demand,
see clip to the right from the 2030 Community
Plan. Since December 31, 2010 an additional 736
non-age restricted and 478 age restricted multiPage 2 of 5
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family units have been approved (total 1,214 units). See Attachment D, Approved Multi-Family Units
Table for additional details. As of February 2019, there are 2,768 approved and unbuilt multifamily
units.
UPDATE: The 2030 Community plan (adopted in 2011) projected the Town population would be
89,597 in 2030, based on the medium growth scenario. Every year staff updates population
projections using information provided by the State Demographer Officer, actual building permits
issued, and an approximate percentage of vacancy. See attachment E, Population Estimate and
Projections (2019). In 2017, the total Town population was 62,572 (including the Town’s ETJ). Using
projected annual growth rates with actual population numbers, the most recent 2030 population
projection is tracking below what was projected in 2011 when the Community Plan was adopted. The
current Town (including ETJ) 2030 population projection is 85,852.
Huntersville 2030 Community Plan – Staff finds the proposed text amendment is not consistent with the
following polices of the 2030 Community Plan; adopted June 20, 2011:
 Policy ED-1: Continue to look for ways to expand and diversify the employment base in
Huntersville.
STAFF COMMENT: The proposed text amendment would allow more residential development within
the CB zoning district inventory. Allowing additional residential development within the CB zoning
district is not in keeping with this policy.
 Policy ED-2: Preserve area suitable for business and industrial development, along with a mixture
of support uses, to ensure an adequate inventory of land for future growth and development, with
increases to this inventory as required.
STAFF COMMENT: The proposed text amendment would allow more residential development within
the CB zoning district inventory. Allowing additional residential development within the CB zoning
district is not in keeping with this policy.
Strategic Economic Development Plan – Staff finds the proposed text amendment is not consistent with the
following objectives and action items of the Strategic Economic Development Plan; adopted October 20, 2014.
 Management of Real Estate Assets Object #1: Ensure economic sustainability of Commercial
District opportunity areas, Action 2: Discourage downsizing of Commercial Districts to residential.
STAFF COMMENT: The proposed text amendment would allow more residential development within
the CB zoning district inventory. Allowing additional residential development within the CB zoning
district is not in keeping with this policy.
PART 4: STAFF RECOMMENDATION
Staff recommends denial of the request to amend Article 3.2.9 (c), Permitted Accessory Uses in the Corporate
Business (CB) Zoning District. The recommendation is based on the request being inconsistent with Policies
ED-1 and ED-2 of the Huntersville 2030 Community Plan, the Management of Real Estate Assets Object #1 in
the Strategic Economic Development Plan and an existing inventory of 2,768 approved, unbuilt multifamily
units in Huntersville.
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PART 5: PUBLIC HEARING
On February 4, 2019, the Public Hearing was opened and, at the request of the applicant, continued to
February 18, 2019. On February 18, the Public Hearing was held and closed. Town Board and Planning Board
members had various questions for the applicant and no one from the public spoke on this application.
PART 6: PLANNING BOARD RECOMMENDATION
The Planning Board head the text amendment on February 26, 2019 and recommend approval (7-1) to
increase the attached single family and multi-family homes developments limit to 3 but keep the 8% of gross
land area. See Planning Board’s recommend language below.
Attached single family and multi-family homes in a corporate business development
of 400 acres or more, with an approved, vested plan so long as (a) the gross land
area of the attached single family and/or multi-family housing development(s) does
not exceed 8 percent of the gross land area in the corporate business development;
and (b) the number of attached single family and/or multi-family housing
developments within the corporate business development is limited to 2 3.
See Part 8 of this report for the Planning Board’s full motion of approval.
UPDATE: The applicants have revised the text amendment language to that which was recommended by the
Planning Board. See Attachment C for the Ordinance language as currently requested.
PART 7: ATTACHMENTS AND ENCLOSURES
Attachment A: Text Amendment Application
Attachment B: 2007 Text Amendment Staff Report and Approved Ordinance Language
Attachment C: Proposed Ordinance
Attachment D: Approved Multi-Family Units Table
Attachment E: Population Estimate and Projections (2019)
PART 8: STATEMENT OF CONSISTENCY – TA #18-11
Planning Department: Deny (Inconsistent w/ Plans)
In considering the proposed amendment, TA 18-11, to amend Article 3.2.9 (c) of the Zoning Ordinance, the Planning
staff finds the requested amendment not consistent with Policies ED-1 and ED-2 of the Huntersville 2030 Community
Plan, the Strategic Economic Development Plan. We recommend denial of TA 18-11.
It is not reasonable and in the public interest to amend the Zoning Ordinance because there is a sufficient inventory of
approved, unbuilt multifamily units in Huntersville and the amendment would allow additional residential development
within the CB zoning district, which should be reserved for business/industrial development.
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Planning Board: Approve (Consistent w/ Plans)
In considering the proposed amendment, TA18-11, to amend Article 3.2.9 (c) of the Zoning ordinance, the Planning
Board recommends approval of increasing the number of attached single family and/or multi-family housing
developments to 3. We find the amendment consistent with Polices H-3, CD-1 and CD-3 of the Huntersville 2030
Community Plans.
It is reasonable and in the public interest to amend the Zoning Ordinance because, it provides the potential for jobs,
provides support for a live and work environment within The Park, and the use of the available land for completion of
The Park, which supports Huntersville’s reputation as a place to do business. The eight percent (8%) remains in the
language.

Town Board:
Approve (Consistent w/ Plans)
In considering the proposed
amendment, TA 18-11, to
amend Article 3.2.9 (c) of the
Zoning Ordinance, the Town
Board approves based on the
amendment being consistent
with [insert applicable plan
reference(s)]
It is reasonable and in the public
interest to amend the Zoning
Ordinance because…[Explain]

Approve (Inconsistent w/ Plans
and Plans Change___?)
In considering the proposed
amendment, TA 18-11, to amend
Article 3.2.9 (c) of the Zoning
Ordinance, the Town Board
approves the amendment but finds
the request inconsistent with
[insert applicable plan
reference(s)], therefore amends
[insert plan reference(s) AND detail
the ways the policy or reference is
to be amended].
The Town Board took into account
the following change in conditions
in recommending approval to meet
the development needs in
Huntersville: [List and explain the
change in conditions]

Deny (Inconsistent w/ Plans)
In considering the proposed
amendment, TA 18-11, to
amend Article 3.2.9 (c) of the
Zoning Ordinance, the Town
Board denies based on the
amendment being [consistent
OR inconsistent] with [insert
applicable plan reference(s)].
It is not reasonable and in the
public interest to amend the
Zoning Ordinance
because…[Explain]

It is reasonable and in the public
interest to amend the Zoning
Ordinance because…[Explain]
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4. The proposed amendment is also consistent with the Comprehensive Transportation Plan
(CTP) because it promotes a more walkable employment center:
Chapter 2, Goals and Objections, Section 5: "Provide linkages for pedestrians and/or
bicyclists with neighborhoods, employment centers, services, commercial areas and other business
districts, parks, greenways and culturalfacilities such as schools and churches."
Proposed Changes to the Land Development Code:

In order to accomplish this purpose, the Bank proposes the following changes to the Town of
Huntersville Zoning Ordinance:
Replace the following Current Text in Section 3.2.9 c: Permitted Accessory Uses, with the Proposed
Text:
Current Text: Town of Huntersville Zoning Ordinance 3.2.9 c: Permitted Accessory Uses:
•

Attached single family and multi-family homes in a corporate business development of 400 acres or
more, with an approved, vested plan so long as (a) the gross land area of the attached single family
and/or multi-family housing development(s) does not exceed 8 percent of the gross land area in the
corporate business development; and (b) the number of attached single family and/or multi-family
housing developments within the corporate business development is limited to 2.

Proposed Text:
• Attached single family and multi-family homes in a corporate business development of 400 acres or
more, with an approved, vested plan so long as (a) the gross land area of the attached single family
and/or multi-family housing development(s) does not exceed .lQ percent of the gross land area in the
corporate business development; and (b) the number of attached single family and/or multi-family
housing developments within the corporate business development is limited to 4.

Petition # TA 06-21
Article 3.2.9 c) Corporate Business (CB), Permitted Accessory Uses and
Article 8.1.4 Street Frontage Required Zoning Text Changes
Staff Analysis
Description of Proposed Zoning Text Change
A request by Bank of America, NA., as Trustee for the Bank of America Pension Plan to
add attached single-family/multi-family units to the list of permitted accessory uses with
provisions in the CB zoning district and to allow buildings in the CB zoning district to
front on features other than a public street.
Background for Proposed Text Changes
On November 10th the applicant submitted an application for the proposed text
amendment (Attachment A). The amendment would allow up to 10 percent of gross
land area for attached single family and/or multifamily within a corporate business
development. The amendment limits the use of this option to a corporate business
development with a vested plan pursuant to Section 2.2.2 of the Zoning Ordinance or
subdivision plan pursuant to Sections 2.2.4 or 2.2.5 of the Zoning Ordinance. This type
of accessory use would be limited to no more than two occurrences within one corporate
business development.
The proposed text amendment adds Corporate Business (CB) to other zoning districts in
Article 8.1.4 that allow buildings to front on features such as private courtyards,
carriageways, and pedestrian ways. Additionally, the proposed text amendment adds
urban open space to the list of features for which buildings can front.
Staff Comments
Staff has concerns with this text amendment because the proposal changes the land use
from employment-based to residential. Within the last year, the Town has actively
pursued rezoning strategically located properties for future employment purposes. This
amendment is not consistent with that objective. As noted in a study by Dr. Bill McCoy
of UNCC, Huntersville has adequate residential development. His study found that 76
percent of development in Huntersville is residential versus 24 percent that is
commercial/industrial and recommended reserving more land for future employment
based uses.
The Huntersville Zoning Ordinance and the Town encourages integrated land uses
within a development. Two instances where 100 percent attached is allowed by right are
the Traditional Neighborhood Development District and the Transit Oriented
Development District. These districts encourage greater intensities along major
transportation corridors and are well suited for high density residential due to their close
proximity to goods and services. Other districts that allow 100 percent attached units
(with conditions) are Highway Commercial and Neighborhood Center. In both of these
instances proximity to rail transit and a mixture of integrated uses are key components.
The proposed text amendment would allow high density residential in a district that
focuses on employment. Further, service-oriented uses which would support high
density residential are also limited in the Corporate Business District.

Staff contacted Jerry Broadway of the Lake Norman Regional Economic Development
Corporation for his comments on the proposed text amendment. In his opinion, a broad
stroke revision to the district should not be utilized but rather, the parameters should be
well defined in the application of attached residential uses in the CB zoning district. He
does feel that the text amendment achieves well-defined parameters because it is
narrow in scope. He can see the benefit of allowing attached housing on a case-by-case
basis, although he does not philosophically support adding any use that would take
away land for corporate business uses.
After the public hearing, the applicant made the following changes to their
request. The changes were presented at the Planning Board meeting.
 The minimum acreage of the corporate business development would be 400
acres instead of 150 acres.
 The maximum gross acreage that could be used for attached/multi-family
housing would be 8 percent instead of 10 percent.
 Article 2.2.2, 2.2.4 and 2.2.5 would be replaced with vested plan.
Planning Board Recommendation
Mr. Mount made the motion to approve the text amendment with the petitioner’s
proposed changes and Mr. Poindexter seconded. The Planning Board voted 5-1 in favor
of the motion with Mr. Barber voted against the motion.
Staff Recommendation
Although, the text amendment is narrow in scope and would only affect vested plans of
400 acres or greater, staff does not support this proposed text amendment changes to
Article 3.2.9 c). The intent of the corporate business zoning district is to provide areas
within the town for large business or light industrial uses that require large buildings and
facilities that might not otherwise be easily incorporated into the community. Attached
single-family and multifamily units are permitted in other zoning districts where there is a
balance of goods and services to meet adjacent residential needs. Staff feels there are
ample zoning districts in the existing code that allow 100 percent attached/multi-family
housing and this addition is not needed.
Staff does support making the changes to Article 8.1.4 to allow buildings in Corporate
Business to front features other than a public street.

Petition #TA06-21

Final Action March 19, 2007
AN ORDINANCE TO AMEND THE ZONING REGULATIONS OF THE
TOWN OF HUNTERSVILLE TO AMEND ARTICLE 3.2.9 C) OF THE
CORPORATE BUSINESS ZONING DISTRICT PERMITTED ACCESSORY
USES AND ARTICLE 8.1.4 STREET FRONTAGE REQUIRED
Section 1. Be it ordained by the Board of Commissioners of the Town of
Huntersville that the zoning ordinance is hereby amended as follows.
Amend section 3.2.9 c), Corporate Business District, Permitted Accessory Uses:
“
• Attached single family and multi family homes in a corporate business development of 400 acres
or more, with an approved vested plan so long as (a) the gross land area of the attached single
family and/or multi-family housing development(s) does not exceed 8 percent of the gross land
area in the corporate business development; and (b) the number of attached single family and/or
multi-family housing developments within the corporate business development is limited to 2.”
Amend section 8.1.4, Street Frontage Required:
“4.

A site specific development plan may be considered for approval in the TC, NC, NR, R, TR, HC,
CB and both TND districts where residential and/or non-residential lots and/or structures front
upon a private courtyard, carriageway, mid-block private alleyway with courtyard, or pedestrian
way, or urban open space as defined in Article 7, Part B, where adequate access by emergency
vehicles is maintained by way of a street or alley and where the off-street placement of uses does
not diminish the orientation of building fronts to the public street.”

Section 2. That this ordinance shall become effective upon adoption.
PUBLIC HEARING DATE: February 19, 2007
PLANNING BOARD MEETING: February 27, 2007
PLANNING BOARD RECOMMENDATION: Planning Board Recommend Approval (5-1)
TOWN BOARD APROVAL: March 19, 2007 (3-2)

TA 18-11: Increased Multi-Family in CB
AN ORDINANCE TO AMEND ARTICLE 3.2.9(C): PERMITTED ACCESSORY USES IN THE CORPORATE
BUSINESS (CB) ZONING DISTRICT

Section 1. Be it ordained by the Board of Commissioners of the Town of Huntersville that the
Zoning Ordinance is hereby amended as follows:
c) Permitted Accessory Uses


attached single family and multi-family homes in a corporate business
development of 400 acres or more, with an approved, vested plan so long as
(a) the gross land area of the attached single family and/or multi-family
housing development(s) does not exceed 8 percent of the gross land area in
the corporate business development; and (b) the number of attached single
family and/or multi-family housing developments within the corporate
business development is limited to 2 3.

Section 2. That this ordinance shall become effective upon adoption.
HUNTERSVILLE ORDINACNE ADVISORY BOARD: January 3, 2019 – Recommended
Approval (5-4) of language to increase the percentage to 10% and the number of development
be limited to 4.
PUBLIC HEARING DATE: February 4, 2019
PLANNING BOARD MEETING: February 26, 2019 – Recommended Approval (7-1)
TOWN BOARD DECISION: April 1, 2019

Approved Multi-family Units since December 2010

NAME

STATUS

Year of Approval

SF

TH

MF

SILVER COLLECTION

Complete

2014

0

0

336

BELLAMOOR AT THE PARK*

Complete

2017

0

0

116

BIRKDALE SENIOR APTS*

Planned

2017

0

0

62

VERMILLION VILLAGE

Planned

2017

0

0

400

BRADBURY*

Planned

2018

627 123

300
1214

*Multi-Family Units approved with an age-restriction (Senior Units)

**Average growth of 1,804 Town and ETJ/2010-2020

Town of Huntersville, NC
Population Estimates & Projections
2010 - 2030

Updated 1/28/2019

NC State Demographer Official Estimates
2010 Census
Annual Growth Rate (Town + ETJ)
Town Limits

46,773

Annual Pop. Increase (town limits)

ETJ 6

2,994

Annual Pop. Increase (ETJ)
TOTAL

49,767

Population Estimates / ToH Planning Department

2011¹

2012¹

2013¹

2014¹

2015¹

2016¹

2017¹

2018 2

2019 3

2020 4

2030 5

3.4%
48,463
1,690
2,997
3

3.3%
50,141
1,678
3,005
8

4.0%
52,278
2,137
3,013
8

2.8%
53,821
1,543
3,024
11

2.6%
55,279
1,458
3,043
19

3.2%
57,145
1,866
3,064
21

3.9%
59,494
2,349
3,078
14

3.5%
61,657
2,163
3,105
27

1.9%
62,836
1,179
3,125
20

2.8%
64,665
1,829
3,147
22

82,555
3,297
-

51,460

53,146

55,291

56,845

58,322

60,209

62,572

64,762

65,961

67,812

85,852

1. 2011-2017 estimates (town limits) from NC State Demographer Office as of July 1st
2. July 1, 2018 estimate based on 2017 Building Permits and SF/MF Occupancy Rates adjusted to 5% vacancy
3. July 1, 2019 esimate based on 2018 Building Permits and SF/MF Occupancy Rates adjusted to 5% vacancy
4. July 1, 2020 estimate based on an estimated 479 single-family permits in town and 9 ETJ plus 297 multifamily permits issued in 2019 adjusted to 5% vacancy
5. 2030 estimate based on average annual growth (1,804 people) between 2010-2020 in town limits & ETJ
6. 2010-2019 ETJ estimates based on SF buiding permits issued adjusted to 5% vacancy; 2030 Estimate based on avg. growth of 15 people/year

