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Overview
The intersection of Beatties Ford Road-Mt. Holly-Huntersville Road is located in the
southwest quadrant of Huntersville's zoning jurisdiction immediately north of the City of
Charlotte. This area is located within the Long Creek community. Properties around the
Long Creek area are undergoing significant changes that will have a profound impact on
the community in the near future. These changes include construction of the I-485 outer
beltline, scheduled to open in 2007, and the opening of the Northlake Mall at the
interchange of I-77 and I-485, in September 2005. The cumulative effect of these
changes has highlighted the need for a long-range plan to guide future development in
this area.
Mecklenburg County Commissioners and the Charlotte City Council, prior to
Huntersville zoning jurisdiction being extended to the area, adopted the most recent longrange plan for the area in 1990 (see Northwest Mecklenburg District Plan map below).
That plan called for residential development at a density less than 4 units per acre at the
intersection of Beatties Ford Road and Mt. Holly-Huntersville Road; neighborhood
convenience commercial (approximately 50,000 sq. ft) on the east side of Beatties Ford
Road and McCoy Road and institutional use at Long Creek Elementary School.
Map 1

1990 Northwest District Plan adopted by Charlotte and Mecklenburg County

When Huntersville initially took over zoning jurisdiction in the area in the late 1990’s,
the intersection was zoned Open Space (OPS), a zoning designation allowing residential
development at a density of 2.5 units per acre. In February 2003, the Town of
Huntersville zoned properties surrounding the intersection Rural, a residential zoning
designation with a maximum density of 1.2 units an acre after accounting for
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environmental constraints (i.e. wetlands, steep slopes, etc.) and providing 45% open
space.
Over the years, the Town of Huntersville has been approached numerous times by people
inquiring about rezoning the intersection of Beatties Ford Rd.-Mt. Holly-Huntersville Rd.
to commercial use. Since the 1990 long-range plan for the area recommended residential
at that intersection, those requests were not greeted with enthusiasm.
Map 2
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In 2002, the Town of Huntersville started both the Vance Road Alignment Study and the
Beatties Ford Road Protection/Enhancement Strategy Plan. Vance Road is intended to
provide the major north-south movement on the western side of Huntersville thereby
allowing Beatties Ford Road to be preserved, protecting its historic character. It is
essential the Town of Huntersville pursue the extension of Vance Road in order preserve
the quality of life for those living near Beatties Ford Road and to protect its character
Below is a map of the Mecklenburg-Union MPO Thoroughfare Map showing the
relationship of the proposed extension of Vance Road and Beatties Ford Road. The map
also shows Mt. Holly-Huntersville Road is designated as a major thoroughfare (heavy
dark line) and Beatties Ford Road is designated as a minor thoroughfare (smaller dark
line).
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Map 3
Thoroughfare Plan

Although the Beatties Ford Road Protection/Enhancement Strategy Plan has not been
officially adopted, the study recognized a need for a detailed plan for the area near the
intersection of Beatties Ford Road and Mt. Holly-Huntersville Road with significant
involvement of landowners and residents of the area. Below is a map from the Beatties
Ford Road Preservation Study containing the recommendation for a more detailed study
in the Long Creek community.
Map 4

Beatties Ford Road Study
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Adopted

Need Detailed Study
For Long Creek
Gateway
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Given the growing pressures in Huntersville and Charlotte to rezone property at the
intersection of Beatties Ford Road and Mt. Holly-Huntersville Road to commercial, both
communities began to investigate a joint planning effort to update the 1990 Northwest
District Plan in order to provide guidance when considering rezoning requests. The City
of Charlotte decided not to pursue a joint planning effort in 2003 when they rezoned the
southwest corner of Beatties Ford Road and Mt. Holly-Huntersville Road to a conditional
use shopping center zone (see Map 2).
Though Charlotte decided not to pursue a joint study of the area, the Town of
Huntersville still needed to undertake a study of the Long Creek community in order to
update the 1990 Northwest Mecklenburg District Plan. However, since Charlotte was no
longer a financial partner in the study, the Town of Huntersville faced a shortfall in
funding the project. Shortly after the City of Charlotte dropped out, Charis Properties, a
private sector firm with property interests in the area, provided the Town of Huntersville
with the additional funds to prepare the Beatties Ford Road-Mt. Holly-Huntersville Road
Small Area Plan. On June 7, 2004 the Town of Huntersville Board of Commissioners
authorized the preparation of the small area plan.

Existing Environmental Constraints
A significant environmental constraint exists in the Long Creek community in that a large
portion of the area is located in the Critical Watershed Area 1 and 2. Map 5 below shows
the location of Critical Watershed 1 (CA-1 with 6% maximum lot coverage) and Critical
Watershed 2 (CA-2 with 12% maximum lot coverage). The area immediately around the
intersection of Beatties Ford Road and Mt. Holly-Huntersville Road is not located within
a critical watershed and therefore is not constrained by the Mountain Island Lake
Watershed lot coverage limitations.
Map 5
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6

The Project Process
The Town of Huntersville contracted with Warren and Associates to prepare a market
study of the area in order to ensure the long-range land use recommendations were viable
given market conditions. The Executive Summary of the market analysis is available in
the appendix of this report. Major findings of the market study include:
•
•
•
•
•
•

•

Zoning and watershed regulations will limit the number of residential rooftops.
Apartments are feasible by the year 2015 (approximately 150-200+/-).
Long Creek Elementary needs to be the focal point to build for-sale residential
value and mixed use.
There is an opportunity for large lot single family homes in the study area (4560+/- by the year 2015).
New school design needs to have high visibility crosswalks connecting to planned
development.
Future retail should focus on Mt. Holly-Huntersville Road to capitalize on
regional retail centers (approximately 25,000-50,000 sq. ft. without a major
anchor by the year 2015).
There is office potential for small business owners & entrepreneurs
(approximately 25,000-50,000 sq. ft. by the year 2015).

Gemini Studios (David Walters and Warren Burgess) was hired by the town to work with
landowners and town officials in creating a realistic long-range vision of the area given
market conditions. After reviewing results of the market study and being provided an
analysis of existing conditions, Gemini Studios provided several alternatives for
development that were presented at a public meeting on October 25, 2004.
Approximately 90 landowners and interested citizens attended the meeting where they
were given an overview of the market study, a review of existing conditions, and an

October 25, 2004 Citizen Meeting at Long Creek Elementary School

explanation of development alternatives. Those in attendance provided feedback on the
various development alternatives presented. Based on citizen input from that meeting,
Gemini Studios made refinements to the recommendations, which were presented at a
second public meeting held on February 17, 2005. Approximately 88 landowners and
interested citizens attended the second meeting at Long Creek Elementary School.
Results from the second public meeting were presented to the Huntersville Board of
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Commissioners at a pre-meeting work-session on May 2, 2005. At that meeting, the
Board expressed a desire for the plan to reflect lower residential development intensity in
the village portion of the study area across from Long Creek Elementary School in
keeping with the historic low-density residential development of Long Creek.

Recommendations
The concept of this Small Area Plan is to create a new low intensity “urban village”
focused around the Long Creek Elementary School, which is slated for major
reconstruction over the next few years. The school site is largely constrained by
Mountain Island Lake Watershed regulations (CA-1) which means that the enlarged and
rebuilt school will most likely need to occupy a two-story building on that part of school
land not included in the watershed and nearest to Beatties Ford Road.
Similarly, the portion of the study area occupied by the MIL-O Critical Areas 1 and 2
should be developed as very low density, single-family residential uses that will respect
the goals of the watershed regulation. Very low-density residential development of less
than one unit per acre is consistent with the sensitive environmental nature of the area.
Further, development must avoid promoting high-speed cut-through traffic in existing
and proposed residential neighborhoods. This residential development will also help to
establish market demand for the commercial uses focused at the “Long Creek Village”
portion of the study area.
Development pressure at the intersection of Beatties Ford Road and Mt. HollyHuntersville Road is mounting. The northeast quadrant of this intersection is under active
consideration by a developer for a retail development anchored by a grocery store. A
conditional rezoning petition (R to Highway Commercial-Conditional District ) has been
filed with the Town of Huntersville for the northeast quadrant project site but has been
put on hold pending notification of the developer. The land on the east of Beatties Ford
Road near the intersection with Mt. Holly-Huntersville Road has great development
potential, and is held by only a few owners, most of whom have expressed interest in
developing their land in conjunction with a well-organized development plan. There is a
pending conditional rezoning request for several parcels in this quadrant from R to
Highway Commercial-Conditional District for a convenience store with gas sales and
offices.
A key design element of this Small Area Plan is the extended street network. This
network is intended in part to mitigate the congestion along Beatties Ford Road during
peak travel and school operation hours by creating multiple north-south routes paralleling
Beatties Ford Road on the west and east. These new streets radiate from a new traffic
roundabout at the junction of McCoy and Beatties Ford Roads, utilizing existing and
upgraded streets (Broadway and Overhill) for one block, and then creating new streets to
continue south to meet Mt. Holly-Huntersville Road. On the west, a new private road for
school use only links Midas Springs and Hedrick to create improved circulation for
school traffic. This new road can be extended south to Mt. Holly-Huntersville Road
through property that can be usefully developed as a mixture of residential and office
uses.
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On the east side, Overhill is extended through the potential new residential development
along the line of an existing sewer line, making a jog to reduce traffic speeds and
continuing to Mt. Holly-Huntersville Road through residential development that
capitalizes on its proximity to the main road and the proposed retail development. These
north-south routes are connected by multiple east-west streets to create a new, walkable
block structure with multiple choices of vehicle routes.
Beatties Ford Road itself is proposed to transform into a four lane boulevard crosssection between the new roundabout at the intersection with McCoy Road, south to Mt.
Holly-Huntersville Road, with a median wherever possible (left-turn lanes permitting)
plus street trees and sidewalks. New shop front buildings fronting the boulevard with
minimal build-to lines will help to create a safe and attractive pedestrian environment.
The land immediately north of the proposed retail site is a key piece to this plan and is
currently used for mini-storage warehouses. This plan calls for the mini-storage
warehouse to remain but be buffered from Beatties Ford Road with commercial buildings
lining the street. When the market changes, the mini-storage warehouses should convert
to uses that provide a mixture of medium-density residential and commercial buildings
with medium to lower density residential development to the east
The creation of a walkable urban village featuring a range of housing types around the
newly refurbished school provides a real opportunity for people with a variety of incomes
to live in a location where it would be genuinely possible to walk their children to school.
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To this end, great care should be taken to create safe crossing points across Beatties Ford
Road from the new development. In response to this environment, the new school
buildings should create a welcoming façade with an entry fronting on Beatties Ford Road,
establishing the building as a civic landmark. The urban village also provides an excellent
setting for retirement housing where goods and services such as grocery stores,
restaurants and medical offices are in close proximity to residential housing
units.

Potential development totals
Although the market study indicates attached housing units could be accommodated in
the area by the year 2015, the historical development of Long Creek has been at low
intensity. Therefore, at this time the Plan does not recommend attached housing units in
the area. However, given changes in the market and future development of surrounding
areas, it may be appropriate to incorporate some attached housing units in the area
provided there is a high level of design quality and the intensity of adjoining development
is respected. Elderly housing may provide an excellent opportunity for attached housing
in the community. With respect to non-residential development, it is recommended that
the area can accommodate between 25,000 to 50,000 sq. ft of office and between 25,000
to 50,000 sq. ft. of commercial (not including an anchor).
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Implementation
Gradual implementation of this Small Area Plan is intended to occur through marketbased actions between willing landowners and prospective developers. A “willing seller,
willing buyer” approach will assure that the wishes of property owners and local
stakeholders are respected. The Town of Huntersville Board of Commissioners, Planning
Board, and Planning Staff will consider rezoning requests on a case-by-case basis for
their interpretation of and adherence to the Small Area Plan and its objectives.
This SAP does not assume that development and uses will occur in the exact locations
specified on the master plan, but the overall structure and development totals should
generally correspond to those outlined in the plan. General demand for uses in the study
area are outlined in the market analysis conducted for this SAP, and should be used as a
guideline for achieving development totals.
The street network and land use patterns are also established as general guidelines,
reflecting the intent and regulation of the Town of Huntersville Zoning Ordinance.
Buildings are intended to enclose the public space of the street, and to create inviting
pedestrian spaces. In consideration of future rezoning petitions and development projects
in the study area, the criteria established in the Zoning Ordinance governing building and
lot types, and street and street network types should be observed to maintain the integrity
of the ordinance.
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APPENDIX
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