MEMORANDUM

TO: Mayor and City Council Members

FROM: Carter M. Thompson, Community Development Director
DATE: December 14, 2020

REF: Consideration -Call for a public hearing -CASE NO: RZ 03-20, filed by
Ghanshyam R. Patel, to rezone three properties located at the southwest
corner of Halstead Blvd and Body Road (Parcel IDs, 891303436136,
891303438229, 891303436221) from (R-15), Residential to General Business
(GB).

BACKGROUND:

The following request is for City Council to call a public hearing for Case Number RZ
03-20 filed by Ghanshyam R. Patel. The three properties located at the southwest
corner of Halstead Blvd and Body Road are all currently zoned R-15, residential. The
applicant is purposing to develop the property for a future gas station and
convenience store. The use of a gas station/convenience store is not allowed in the
R-15 residential zoning district, which has initiated the rezoning request.

ANALYSIS:

Currently the three parcels requesting to be rezoned are vacant. The adjacent
properties of the three parcels consist of farmland (east and south of the property)
zoned (R-15) residential, highway business commercial development north of the
subject properties, and vacant farmland west of the property that is zoned apartment
district (AD).

When making a determination to approve or deny a rezoning, planning staff considers
the area’s zoning pattern, adjacent land uses, and if the proposed zoning is compatible
with the Joint Elizabeth City and Pasquotank County Land Use Plan (LUP), also known
as future land use designation. In addition, staff insures that the property does not
conflict with adjacent zoning or uses and that the change in zoning is not considered



spot zoning. Spot zoning is the application of zoning to a specific parcel or parcels of
land within a larger zoned area when the rezoning is usually at odds with a city's
master plan and current zoning restrictions.

The future land use designation in the Advanced Core Land Use Plan, designates the
first subject property and a large portion of the second subject property (parcel IDs
891303436136 and 891303438229) has having a future land use of general
commercial. The third parcel (parcel ID 891303436221) in the requested rezone has
two future land use designations, with a portion of the property facing Halstead with a
future land use designation of general commercial, while the other half of the property
facing Body Road, has a future land use designation of low density residential.

The General Commercial classification encompasses about 14% of the total City
planning jurisdiction. The General Commercial classification is intended to delineate
lands that can accommodate a wide range of retail, wholesale, office, business
services, and personal services. Areas classified as General Commercial may also
include some heavy commercial uses, light manufacturing and warehousing uses as
well as intensive public and institutional land uses.

PLANNING COMMISSION RECOMMENDATION:

During the Planning Commission meeting on December 1%t 2020, staff stated that the
proposed rezoning of parcels 891303436136, 891303438229, 891303436221 from R-
15, residential to General Business (GB) is appropriate because currently there are two
designated land uses for the two of the three subject properties. The requested
rezoning area supports the future land use designation of general commercial, but is
inconsistent with the low density residential designated land use. Because majority of
the requested area of rezone, supports the City’s future land use designation as stated
in the Advanced Core CAMA Land Use Plan, staff recommended that the Commission
recommend approval of this application with the following consistency statement:

The proposed rezoning request for parcels 891303436136, 891303438229,
891303436221, located on the southwest corner of Halstead Boulevard and
Body Road from R-15 to General Business is found to be consistent is found
to be consistent with the mixed land use plan designation and the Elizabeth
City, Pasquotank County 2012 Advanced Core Land Use Plan.



STAFF RECOMMENDATION:

By motion, a call for a public hearing to be held on Monday, January 11, 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 CASE NO: RZ 03-20.



CITY OF ELIZABETH CITY PLANNING & COMMUNITY DEVELOPMENT DEPARTMENT
STAFF ANALYSIS

Case No:
RZ 03-20

D ription/L tion

On behalf of R. Patel, Attorney
Thomas Nash, is requesting a
rezone to 891303436136,
891303438229, 891303436221,
located on the southwest corner
of Halstead Boulevard and Body
Road from R-15 to GB (General
Business) and a request for a
future land use designation map
change from Low Density
Residential to General
Commercial for parcels
891303436221 and
891303438229.




Parcel Information
Parcel Identification Numbers 891303436136, 891303438229, 891303436221.

Owner/Applicant

TWIFORD 1V LLC
429 SOUTH HUGHES BLVD
ELIZABETH CITY, NC 27909

Existing Zoning

The R-15 Residential District is primarily intended to accommodate a variety of low
density single-family detached dwellings, and modular homes. Maximum densities
within the R-15 District include approximately 3 dwelling units per gross acre for single-
family detached dwellings. Nonresidential uses permitted within this district include
customary accessory, recreational, educational, and institutional land uses that are
compatible with the low density residential character of the R-15 District. Because much
of the city’s extraterritorial jurisdictional area is transitioning from a rural character to an
urban character and is included within the R-15 District, some limited agricultural uses
are also allowed within this district.

Pr Zonin

The GB Business 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 GB District is approximately 10 to 12
multi-family dwelling units per gross acre.

The units allowed for a multi-family use would be 61 to 73 units.
Adjacent Zonin Lan

North: HB Highway Business
South: R-15 Residential

East: R-15 Residential

West: AD - Apartment District

Zoning Summary

The proposed lots are currently vacant. The largest lot is 4.45 acres, second largest is
1.33 acres and the smallest is .30 of an acre totaling 6.08 acres.



F re Lan Designation (A hmen

The future land use designation in the 2004 Advanced Core Land Use Plan,
designates the subject properties Low Density Residential and General Commercial.
Because the City is encouraged to follow an orderly growth pattern, Staff is
recommending a map to the future land use map simultaneously with the rezone to
propose that all three parcels are designated as General Commercial classification.

Low Density Residential Classification. The Low Density Residential classification
encompasses about 27% of the total City planning jurisdiction. The Low Density
Residential classification is intended to delineate lands where the predominant land
use is low density detached residences. The residential density within this
classification is generally two to four dwelling units per acre. Single-family detached
residences on individual lots are the predominant types of dwellings within these
areas manufactured homes are also found in this classification.

General Commercial Classification. The General Commercial classification
encompasses about 14% of the total City planning jurisdiction. The General
Commercial classification is intended to delineate lands that can accommodate a
wide range of retail, wholesale, office, business services, and personal services.
Areas classified as General Commercial may also include some heavy commercial
uses, light manufacturing and warehousing uses as well as intensive public and
institutional land uses. Generally, the Pasquotank County / Elizabeth City CAMA Land
Use Plan Page 23 of 270 Section I: Introduction and Executive Summary density of
commercial development is projected to average one commercial establishment per
acre.

Transportation

Halstead Boulevard and Body Road are maintained by the North Carolina Department of
Transportation (NCDOT).

Public Utilities
Sewer and water is available on Halstead Boulevard.

Staff Comment R mmendation

During the Planning Commission meeting on December 1%t 2020, staff stated that the
proposed rezoning of parcels 891303436136, 891303438229, 891303436221 from R-
15, residential to General Business (GB) is appropriate because currently there are two
designated land uses for the two of the three subject properties. The requested
rezoning area supports the future land use designation of general commercial, but is
inconsistent with the low density residential designated land use. Because majority of
the requested area of rezone, supports the City’s future land use designation as stated



in the Advanced Core CAMA Land Use Plan, staff recommended that the Commission
recommend approval of this application with the following consistency statement:

The proposed rezoning request for parcels 891303436136, 891303438229,
891303436221, located on the southwest corner of Halstead Boulevard and
Body Road from R-15 to General Business is found to be consistent is found
to be consistent with the mixed land use plan designation and the Elizabeth
City, Pasquotank County 2012 Advanced Core Land Use Plan.



Attachment B — Current Zoning Map
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Attachment C — Future Land Use Designation

City Overview Web App
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Attachment D — Sewer and Water Map




