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TO:     Mayor and Members of City Council 
   
FROM: Montre’ Freeman, City Manager 

Kellen Long, Planner II, Community Development 
Deborah Malenfant, Interim Director, Community Development 

 
DATE:         February 8, 2021 
 
RE: Consideration-Call for a Public Hearing: CASE NO: RZ 01-21 filed by Woda 

Cooper Development, Inc. to rezone two parcels, 891311554922 and 
891311551821 from GB (General Business) to (AD) Apartment District.  

 
 

 
 
BACKGROUND: 
 
The following request is for City Council to call a public hearing for Case Number RZ 01-
21 filed by Woda Cooper Development, Inc. The 3.5-acre tract is comprised of two 
separate parcels and located north of Walker Avenue, bounded by approximately 350 
feet of existing railroad running adjacent to one of the subject properties. The two 
parcel tract is located within the City’s municipal limits. The two properties are currently 
zoned General Business (GB). The applicant is requesting to rezone the subject 
properties to Apartment District (AD). The (AD) Apartment Zoning District is primarily 
intended to accommodate a variety of high density single-family detached dwellings, 
modular homes, two-family dwellings, and multi-family dwellings. Maximum densities 
within the AD District include approximately seven (7) dwelling units per gross acre for 
single-family detached dwellings, nine (9) dwelling units per gross acre for two-family 
residences, and 20 to 22 multi-family dwelling units per gross acre. 

 
ANALYSIS:  
 
As you can see from the aerial maps included in the staff analysis attached as an 
addendum to this report, the subject properties are currently vacant properties with no 
existing structures or uses. The adjacent property uses include single family residential 
(east and west of the subject properties), multi-family residential (south of the subject 
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properties), manufactured home park (north of the subject properties), and a daycare 
facility (east of the subject properties). The adjacent zoning districts include, General 
Business (GB), (R-6) Residential, and Apartment District (AD).  
 

The Joint Elizabeth City and Pasquotank County Land Use Plan (LUP) classifies both 
parcels as having a future land use classification of medium to high density residential. 
The medium to high density residential classification is intended to delineate lands where 
the predominant land use is higher density single family residential developments and/or 
multifamily developments. Land uses within the medium/high density residential 
designated areas are generally compatible with the residential and apartment zoning 
districts. Cluster development is encouraged for this land use. Incompatible land uses 
would include industrial and commercial uses, with the exception of neighborhood 
commercial uses. 

When making a determination to approve or deny a rezoning, planning staff considers 

the area’s zoning pattern, adjacent land uses, the Joint Elizabeth City and Pasquotank 

County Land Use Plan (LUP), as well as the impact on roads and City services such as 

utilities and fire protection.  Planning Staff also takes into account the impact the 

rezoning will have on the adjacent property owners and neighbors. 

The applicant intends to develop an apartment complex on-site consisting of 60 units 

(18 one-bedroom, 24 two-bedroom, and 18 three-bedroom), with various community 

amenities including a multipurpose space, and laundry and fitness rooms.  Staff would 

like to remind Council to consider all allowable uses within the Apartment District zoning 

classification when considering this request. Under this application and process, Council 

is only considering the rezoning and not the proposed development. A complete list of 

uses allowed in the Apartment District category can be found at the end of this report.  

The proposed apartment complex will be subject to review by the Technical Review 

Committee after a formal site plan is received by the Planning Department. The 

proposed development will have to meet the developments standards presented in the 

City’s Unified Development Ordinance for the use of apartments. Staff does note that a 

landscape buffer will be required between the apartment complex (if approved) and all 

single-family residential uses or zoning districts, along with a buffer area between the 

proposed development and the adjoining daycare.     

PLANNING COMMISSION RECOMMENDATION: 

During the Planning Commission meeting on February 2nd, staff stated the proposed 
request is appropriate for the area and is consistent with the Joint Elizabeth City and 
Pasquotank County Land Use Plan (LUP) and future land use designation, and 
recommended that the Commission recommend approval of this application.  
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After brief discussion, the Planning Commission voted unanimously to recommend 
approval for the requested rezoning of the following parcels 891311554922 and 
891311551821 from GB (General Business) to (AD) Apartment District.  

Before the planning commission meeting on February 2nd, all property owners within 100 
feet of the subject proprieties (excluding public right of ways) were notified of the case 
and planning commission meeting date, along with a sign posting on the subject 
properties, and a legal ad and advertisement through the City’s channel 11. From these 
advertisements, one adjacent property owner emailed staff to inquire about the rezoning 
and proposed future use of the property. The adjacent property owner was provided with 
a copy of the staff analysis and application submitted by the applicant. The adjacent 
property did not provide any comments for the commission to consider.    

 
STAFF RECOMMENDATION:  
 
By motion, call for a Public Hearing to be held on Monday, February 22, 2021 at 7:00 
p.m. in Council Chambers of the Gardner Municipal Building, located at 306 E. Colonial 
Avenue, to gather citizen input regarding RZ 01-21 filed by Woda Cooper Development, 
Inc. 
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Case No. 

RZ 01-21 

Description/Location 

The 3.5-acre tract is 
comprised of two separate 
parcels and located north of 
Walker Avenue, bounded 
by approximately 350 feet 
of existing railroad running 
adjacent to one of the 
subject properties.  The two 
parcel tract is located within 
the City’s municipal limits.  

Parcel Information 

Parcel Identification 
Number 891311554922, 
Tax Map 53-C-2; Parcel Identification Number 891311551821, Tax Map 53-C-2A 

Owners         

Parcel ID: 891311554922 
MFMM Properties LLC 
407-L South Griffin Street 
Elizabeth City, NC 27909 
 
Parcel ID: 891311551821 
Hannah Whitney Hull 
Russell M. Hull III 
Wells Chadwick Hull 
1000 Rivershore Road 
Elizabeth City, NC 27909 
    
Applicant 

Woda Cooper Development, Inc. 
500 South Front Street 
Columbus, Ohio 43215 
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Existing Zoning    

General Business (GB) 

Proposed Zoning 

Apartment District (AD)  

City Limits    

3.5 acres or 152,460 square feet 

Floodplain 

The site is located within unshaded zone x floodplain, meaning minimal flood risk.  
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Adjacent Zoning & Land Use 

North: General Business Zoning District: Current Land Use: Older manufactured home 
park, with only several manufactured homes still in existence near Corsair Circle.  
South: Apartment District Zoning: Current Land Use: Multi-family housing 
East: General Business and (R-15) Residential: Current Land Uses: Daycare and single 
family housing.  
West: (R-6) Residential: Current Land Uses: A mixture of single-family homes and multi-
family housing.  
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Zoning Summary 

Existing—(GB) General Business 

The General Business Zoning District is established as a district in which to accommodate 
a wide range of retail; business, professional, and personal services; office; and limited 
wholesale uses. Multi-family developments are also permitted within this district. The 
maximum residential density allowed within the General Business Zoning District is 
approximately 10 to 12 multi-family dwelling units per gross acre. 
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Proposed—(AD) Apartment District 

The (AD) Apartment District is primarily intended to accommodate a variety of high 
density single-family detached dwellings, modular homes, two-family dwellings, and 
multi-family dwellings. Maximum densities within the AD District include approximately 
seven (7) dwelling units per gross acre for single-family detached dwellings, nine (9) 
dwelling units per gross acre for two-family residences, and 20 to 22 multi-family dwelling 
units per gross acre.  Nonresidential uses permitted within this district include customary 
accessory, recreational, educational, and institutional land uses that are compatible with 
the high density residential character of the Apartment District. 

Some of the permitted uses with the Apartment District zoning classification include: 
multifamily dwellings (subject to development standards), duplex, single-family detached 
dwelling, public park or recreational facility (subject to development standards), and a 
church (with the issuance of a special use permit).  A complete list of permitted uses is 
included with this report.   
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Transportation 

Access to the two subject parcels would be via Walker Avenue. Access to the property 
via Renaissance Circle would not be granted because the property is bounded by an 
existing railroad. According to the City’s 2020 Powell Bill Map, Walker Avenue is owned 
and maintained by the City of Elizabeth City. The Pasquotank County-Elizabeth City 
Capital Transportation Plan (CTP) adopted in 2016 classifies Walker Ave as an existing 
minor thoroughfare. Walker Ave was not a part of the street study to identify volume and 
capacity deficiencies during the adoption of the CTP in 2016 because it is not a DOT 
maintained road, however, Walker Avenue was identified as needing improvements in 
the pedestrian map inset of the plan. 

According to NC DOT a minor thoroughfare is designed to collect traffic from local access 
streets and carry it to the major thoroughfare system by facilitating minor through traffic 
movements. A third function that may be performed is that of providing access to abutting 
property. Minor thoroughfares are designed to serve limited areas so that their 
development as major thoroughfares will be prevented.   
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Public Utilities 

The two subject parcels have a six (6) inch water line that runs adjacent to the subject 
properties, along with a 12-inch gravity main and City electric that are available along 
Walker Avenue. 
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Land Use Plan 

The Joint Elizabeth City and Pasquotank County Land Use Plan (LUP) classifies both 
parcels as having a future land use classification of medium to high density residential.  

The medium to high density residential classification is intended to delineate lands where 
the predominant land use is higher density single family residential developments and/or 
multifamily developments. Some manufactured home parks are also located with this 
classification. The residential density in this classification ranges from approximately four 
(4) to seven (7) single family homes per acre with the multi-family density ranging from 
12 to 25 units per acre.  

Land uses within the medium/high density residential designated areas are generally 
compatible with the residential and apartment zoning districts. Cluster development is 
encouraged for this land use. Incompatible land uses would include industrial and 
commercial uses, with the exception of neighborhood commercial uses. Public water and 
sewer service are required to support the residential densities in this classification. Streets 
with the capacity to accommodate higher traffic volumes are also necessary to support 
medium/high density residential development. 

The City’s future land use classification of medium to high density residential support the 
proposed use and rezoning request of apartment district.  

While the Future Land Use Map (FLUM) depicts the general location of projected patterns 
of future land uses, the LUP states that the ultimate use and development of a particular 
parcel of land will be determined by the property owner’s desires, overall market 
conditions, implementation tools employed by the City to regulate land use and 
development, and the availability of necessary infrastructure (water, sewer, roads, etc.) 
to support development.  Ultimately, there are many relevant factors in addition to the 
FLUM that come into play to determine if a projected use is appropriate. 
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Staff Comments & Recommendations 

When making a determination to approve or deny a rezoning, planning staff considers 

the area’s zoning pattern, adjacent land uses, the Joint Elizabeth City and Pasquotank 

County Land Use Plan (LUP), as well as the impact on roads and City services such as 

utilities and fire protection.  Planning Staff also takes into account the impact the 

rezoning will have on the adjacent property owners and neighbors. 

The site is approximately 3.5 acres. The site is currently vacant and lies adjacent to a 

daycare and a mixture of single-family and multi-family residential developments, along 

with emergency services (Station 1-ECFD) in close proximity to the subject properties.  

As mentioned in the report above, the site is currently zoned General Business (GB) and 
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the applicant is requesting to rezone the property to the Apartment District (AD). The 

applicant intends to develop an apartment complex on-site consisting of 60 units (18 

one-bedroom, 24 two-bedroom, and 18 three-bedroom), with various community 

amenities including a multipurpose space, and laundry and fitness rooms.  Staff would 

like to remind Council to consider all allowable uses within the Apartment District zoning 

classification when considering this request.  A complete list of uses allowed in the 

Apartment District category can be found at the end of this report. The proposed 

apartment complex will be subject to additional review by the Technical Review 

Committee after a formal site plan is received by the Planning Department.  Staff does 

note that a landscape buffer will be required between the apartment complex (if 

approved) and all single-family residential uses or zoning districts, along with a buffer 

area between the proposed development and the adjoining daycare.     

Considering the aforementioned elements, staff is of the opinion that the proposed 

rezoning request is appropriate for the area and is consistent with the Joint Elizabeth City 

and Pasquotank County Land Use Plan (LUP) and future land use designation and 

recommends APPROVAL of this application with the following consistency statement: 

“The proposed rezoning request from General Business (GB) to Apartment District (AD) 

for the following parcel IDs, 891311551821 and 891311551821 is found to be 

consistent with the medium/high density residential future land use as stated in the 

Pasquotank County Elizabeth City 2012 Core Land Use Plan”. 

Planning Commission Recommendation:  

During the Planning Commission meeting on February 2nd, staff stated the proposed 
request is appropriate for the area and is consistent with the Joint Elizabeth City and 
Pasquotank County Land Use Plan (LUP) and future land use designation, and 
recommended that the Commission recommend approval of this application.  

After brief discussion, the Planning Commission voted unanimously to recommend 
approval for the requested rezoning of the following parcels 891311554922 and 
891311551821 from GB (General Business) to Apartment District (AD). 
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Use Type SIC GB –Current Zoning AD-Proposed Zoning 

AGRICULTURAL USES      

Agricultural Production (crops) 0100    

Agricultural Production (livestock), except Animal 
Feeder/Breeder Operations 0200 

 

  

Animal Aquaculture 0273    

Animal Feeder/Breeder Operation 0000    

Fish Hatchery 0920    

Forestry 0810    

MINING USES      

Mining, Quarrying, Sand Pits, and Mineral Extraction  
1000 

   

RESIDENTIAL USES      

Bed and Breakfast 
 

7011 
 

D 

Boarding and Rooming House 
 

7021 
 

S 

Congregate Care Facility 0000    

Family Care Home 0000  Z 

Group Care Facility 0000  S 

Homeless Shelter 0000    

Manufactured Home Park 0000    

Manufactured Home, Class A 0000    

Manufactured Home, Class B 0000    

Manufactured Home, Class C 0000    

Modular Home  0000  Z 

Multifamily Dwelling (including condominium) 0000 D D 

Planned Unit Development 0000    

Single-Family Detached Dwelling 0000  Z 

Temporary Shelter 0000 C C 

Townhouse Dwelling 0000  D 

Two-Family Conversion 0000  D 

Two-Family Dwelling (duplex) 0000  Z 

ACCESSORY USES AND STRUCTURES      

Accessory Dwelling Unit 0000  D 

Accessory Uses and Structures (customary) 0000 Z Z 

Caretaker Dwelling 0000  D 

  Ref.   

Use Type SIC  AD 

ACCESSORY USES AND STRUCTURES (cont.)    

Communication Tower Under 60' in Height 0000 D   

Emergency Shelter 0000 Z Z 

Home Occupation 0000  D 
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Portable On-Demand Storage Containers (“POD”) 0000  Z 

Satellite Dish Antenna 0000 D D 

Swimming Pool 0000 D D 

RECREATIONAL USES      

Amusement or Water Parks, Fairgrounds 
 

7996 
Z 

  

Athletic Fields 0000 Z C 

Auditorium, Coliseum or Stadium 0000 C   

Batting Cages 7999 S   

Billiard Parlor 
 

7999 
S 

  

Bingo Games 
 

7999 
S 

  

Bowling Center 
 

7933 
Z 

  

Club  8640 Z S 

Coin-Operated Amusement, except Adult Arcade 7993 Z   

Country Club with Golf Course 7997  S 

Dance School, Music Instruction 7911 Z   

Fortune Tellers, Astrologers 7999 Z   

Go-Cart Raceway 7999 S   

Golf Course 7992 Z S 

Golf Course, Miniature 7999 S   

Golf Driving Range 7999 S   

Physical Fitness Center 7991 Z   

Internet Sweepstakes Café/Electronic Gaming   C  

Private Campground/RV Park 7033 D   

Private Club or Recreation Facility, Other 7997 Z   

Public Park or Recreational Facility, Other 7990 Z D 

Race Track Operation 7948    

Riding Academy 7999    

Shooting Range, Indoor 7999 D   

Shooting Range, Outdoor 7999    

Skating Rink 7999 Z   

Sports and Recreation Club, Indoor 7997 Z   

  Ref.   

Use Type SIC  AD 

RECREATIONAL USES (cont.)      

Swim and Tennis Club 7997  S 

EDUCATIONAL AND INSTITUTIONAL USES      

Ambulance Service 4119 Z   

Cemetery or Mausoleum 0000 Z   

Cemetery or Mausoleum on Same Property as Church 0000 Z S 
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Church or Other Place of Worship 8661 Z S 

College, University, Technical Institute 8220    

Correctional Institution 9223    

Day Care Center, Adult and Child 8322 Z D 

Fire Station/Emergency Medical Service 9224 C C 

Government Office 9000 Z C 

Hospital 8062 Z   

Library 8231 Z D 

Museum or Art Gallery 8412 Z   

National Guard /Military Reserve Center 0000 Z   

Nursing and Convalescent Home 8050 Z S 

Orphanage 8361    

Police Station 9221 Z Z 

Post Office 0000 Z   

Psychiatric Hospital 8063    

Retreat Center 0000    

School Administration Facility 9411 Z   

School, Elementary or Secondary 8211 C C 

Blacksmith 7699 Z   

Kennels or Pet Grooming 0752 D   

Landscape and Horticultural Services 0780 Z   

Pet Cemetery/Cremation 6553 Z   

Taxidermist 7699 Z   

Veterinary Clinic 0742 Z  

Animal Shelter 0752   

Horse Shows 7999   

Outdoor Fruit & Vegetable Markets 5431 Z  
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