MEMORANDUM

TO: Mayor and Members of the City Council
FROM: Rich Olson, City Manager
Angela Judge, Assistant City Manager
CC: Carter M. Thompson, Community Development Director
DATE: August 7, 2020
REF: Consideration — Hold a Public Hearing for TA 01-20 filed by the City of

Elizabeth City to amend the Unified Development Ordinance; to clarify and
modify the land development regulations within the Halstead Boulevard
Extension Overlay District, specifically Article XIl Environmental and
Special Purpose Regulations, Section 12-10; Article XI, Sections 11-1.1(J)
and (U)

BACKGROUND:

The Halstead Boulevard Extension Overlay District was created and adopted in April 2006
as a joint effort between Pasquotank County and the City of Elizabeth City in an effort to
create a comprehensive zoning plan and development guidelines concerning
landscaping, signage, driveway connections, and site development to ensure that this
corridor is an efficient and aesthetically pleasing entranceway into the community.

Since the adoption of the Halstead Boulevard Extension Overlay District and as
commercial development has steadily increased, staff has become aware of sections of
this ordinance that need to be updated and clarified, while other sections of the ordinance
have been proven to be a hardship for commercial developers to achieve. In the spring
of 2019, staff organized a landscape committee to discuss reasons why the current
landscape ordinance in the Halstead Overlay District was ineffective. The committee then
reviewed case studies of recently approved commercial development in the Halstead
Overlay district and compared it to other communities’ requirements, along with the City
wide landscaping ordinance. Based on these efforts, staff has proposed a complete
update of the Halstead Boulevard Extension Overlay District Regulations in its entirety.



ANALYSIS:

Before the first text amendment draft was completed, Staff worked diligently with
engineers, architects, developers, and property owners, that have specifically worked with
Commercial Development within the Halstead Boulevard Extension Overlay District to
receive as much feedback as possible on the proposed changes to the text before moving
the text amendment forward to Planning Commission. The specific areas of concern were
the current enhanced landscape requirement, building and facade design requirements,
and the overall clarity of the text.

Planning Commission reviewed the first draft of the proposed text amendment at a special
called Planning Commission meeting in March. During this meeting, Staff went through
each proposed amendment to the current land development regulations. During this
meeting, Planning Commission asked staff to notify all property owners within the
Halstead Boulevard Extension Overlay District of the proposed text amendment and to
request any and all feedback. Planning Commission raised important questions and
suggestions during this meeting regarding subdivision street trees, stormwater ponds,
and common inconsistencies throughout the text. After the March Planning Commission
meeting, Staff held two more meetings with Planning Commission in May and in June to
review changes based on feedback received from the Commission, Halstead property
owners, and developers. After considering the revisions and public comment, a motion
was made and passed unanimously to move the document forward to City Council with
minor changes.

In the staff analysis attached to this memo, you will find the proposed text amendment
document (Attachment A) that reflects all proposed changes. In order to read this
document properly, please note that the text underlined in red is new language that staff
is proposing to be added to the Halstead Overlay ordinance, while, text stricken-inred is
language that staff is proposing to be deleted.

Underlined in red — new language to be added

Strikethrough-inred — language to be deleted

Attachment A amends Articles X| and Xll by adding and updating language to clarify and
modify the land development regulations within the Halstead Boulevard Extension
Overlay District.

AT THE CONCLUSION OF THE PUBLIC HEARING:

STAFF RECOMMENDATION:

By motion, approve the amendment and modifications to the UDO regarding TA 01-20
filed by the City of Elizabeth City, and further approves the following consistency
statement:




The City Council of the City of Elizabeth City finds the action to amend the text in
Article 12, Section 12-10, Halstead Boulevard Extension Overlay District, of the
Unified Development Ordinance to be consistent with the 2012 Pasquotank
County, Elizabeth City Advanced Core Land Use Plan based on the following
policy:

B. Elizabeth City Land Use Compatibility Policies

Policy 5: Elizabeth City will work with Pasquotank County to develop coordinated
land use and development standards regarding signage, landscaping, and other
aesthetic related requirements for the Halstead Boulevard Connector.




ORDINANCE #2020-08-01
Approving Text Amendment 01-20
To Amend the Unified
Development Ordinance
to clarify and modify the land development regulations within the Halstead
Boulevard Extension Overlay District, specifically Article XIl Environmental and
Special Purpose Regulations, Section 12-10; Article Xl, Sections 11-1.1(J) and (U)

WHEREAS, interest has been expressed by individuals to update and modify
sections of the ordinance regarding the Halstead Boulevard Extension Overlay District
since its adoption; and

WHEREAS, commercial development has steadily increased within the district;
and

WHEREAS, the Planning Commission reviewed and considered public comment
on TA 01-20; and

WHEREAS, as a result of this review, the Planning Commission supports the
proposed text amendment to the City of Elizabeth City Unified Development Ordinance;
and

WHEREAS, The City Council of the City of Elizabeth City finds the action to
amend the text in Article 12, Section 12-10, Halstead Boulevard Extension Overlay
District, of the Unified Development Ordinance to be consistent with the 2012
Pasquotank County, Elizabeth City Advanced Core Land Use Plan based on the
following policy:

B. Elizabeth City Land Use Compatibility Policies

Policy 5: Elizabeth City will work with Pasquotank County to develop
coordinated land use and development standards regarding signage,
landscaping, and other aesthetic related requirements for the Halstead Boulevard
Connector; and

WHEREAS, the following text and documentation is recommended to be
adopted:

TA 01-20

Amend Article XI Development Standards, Definitions, specifically §11-1.1(J) and (U) as
follows:

11-1.1 Definitions

(J) Entry Marker (Halstead Overlay District only)



The primary purpose of entry markers is to announce the name of a
commercial or residential subdivision or development and to identify key
anchors within the project. Entry markers may be used for developments
of at least 10 acres in size, or with a minimum of four businesses with a

total of at least 100,000 square feet of floor area. A-sigh-identifying

%594-)99—equare4eet The entry marker is permltted to contaln logos
trademarks or other identifying symbols for up to three a maximum of 10
individual properties, tenants, or information relating to a permanent
leasing office. The entry marker is not intended to be used for a single
business. Message Area on an entry marker is the advertising-surface
{er area) devoted to the name of the development in addition to business
logos, trademarks or other identifying symbols. (amended 3/10/08)

(V)

{Amended 3/10/08)

Amend Article XIl Environmental and Special Purpose Regulations for the Halstead
Overlay Extension Overlay District, specifically §12-10 as follows:

12.10

12.10.1

12-10.2

Halstead Boulevard Extension Overlay District Regulations

General

The Halstead Boulevard Extension Overlay District (HBEOD) is hereby
established to provide a set of comprehensive land use regulations for the
Halstead Boulevard Extension corridor. The overlay district allows industrial,
commercial, and residential opportunities in a compatible relationship while
maintaining an integrated and pleasing visual travel corridor. All permitted uses
in this overlay district shall be subject to the procedures, standards and
guidelines specified in the following sections, in addition to other applicable
rules, regulations and permit requirements. In cases of conflicts with the
regulations in the underlying zoning district, the more restrictive requirements
shall apply.

The provisions shall apply to all areas designated as the HBEOD and defined
on the official zoning map of the City of Elizabeth City. The provisions of this
section shall also include areas within the city’'s extra territorial jurisdiction as
shown on the official zoning map of the city.

Standards

(A)  The use and development of any land or structure within the HBEOD
shall comply at a minimum with the use regulations and intensity
regulations applicable to the underlying zoning district




(B) All commercial and industrial zoned properties and multi-family
developments shall be developed according to the following design and
development standards:

1s Building and Facade Design

a. Facades shall be designed to reduce the massive scale of
blank walls and the one-dimensional appearance of large
retail buildings, and-te by providing visual interest.

b. Facades greater than 50 feet in length measured horizontally,
visible from a street or public area, shall incorporate wall plane
projections or recesses having-a-depth-of-atleast 3-feet-{for
each 50 feet in fagade length}-to-break-up-the-expansiveness
of the-exterior- All recesses shall be well lit to encourage a
safe environment.

o Any side of a building oriented toward a public area or street
shall incorporate arcades, about—windows, entry areas,
awnings, false—windews—or other features to add visual
interest.
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“18HENEERERY
ul'-llnnll'ﬂ:.!rrm

ENTISY ALEA WINCOW AN ARCA0E

d. Facades that are not visible from a public area or street shall
incorporate a repeating pattern that includes color change,
texture change and material change, each of which shall be
integral parts of the building which is not superficially applied
trim, graphics, or paint. Atleaste

repeat-horizontally: The facade shall incorporate a coordinating
color to complement the front and side facades.

Combination of brick, texture concrete, _ 'Predominate exterior building material should
masonry be incorporated in the the design of the facades

e—The-structural of architectural bay pattern-of the building shall
be-expressed on the exterior usingreveals. projectingribs. or
offsetsto-a-minimum-depth-of atleast-12-inches-

f—— Building entrances shal-include-weatherprotectionfeatures
such as awnings of arcades having a width-at least double
that of the doorway-over whichthey are located-




2.

Building materials shall include brick, wood, fiber-cement
siding, stone, textured split face block, tinted, and textured
concrete masonry or synthetic stucco. Additional building
materials may be presented for consideration subject to
Planning Commission approval. Metal style buildings are
prohibited.

|~
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Landscaping and Buffering

a.

Any loading dock areas and dumpster enclosures eperations-within
view of residential, office, ef multi-family developments or public
areas and streets shall be opaquely screened with a-landscaped
berm-or-a-landsecaped landscaping or a solid wall at least six 6 feet
(6-high in_height. The materials used for the enclosure shall be
architecturally compatible with the building that the dumpster serves.
The landscape screening berm-shall be a minimum of fourfeot(4 6
feet in height and planted, or placed, in close proximity to screen the
loading areas and or dumpster enclosure from adjacent properties or

streets high with a maximum side slope-of 3-1 and a mmum-3

wide-crown- At least 50% of the landscaping shall consist of-a-mixture

of small and large shrubs and trees and at least 50% of the
landscaping-shall-be evergreen shrubs.

Parking areas shall follow the requirements be-enhanced-with-20%
additional-landscaping-over-therequirements in Section 11-3.1 (D).
Creative-Site design is to include preservation of existing stands-of
trees. Clustered landscaped areas, are encouraged over
symmetrical rows of small landscaped islands.

Sites with existing trees and vegetation along the street frontage
shall retain and incorporate those landscape features and-{o
enhance-integrate-them inte the landscape plan. Existing natural
features shall be differentiated shown on the site plan.

To the greatest extent possible, 26% 35% of the overall landscaping
shall be evergreen species.

Landscape islands shall be designed so that plant material is not
located within en thefirst two 2 feet of the edge of the island. whe#e
s most likely tob . It
parked vehicles. Such- edgeaha“—b&mul&heder—pa#e@wm;a@raus
paving-material: The edge of the landscape island shall be finished




with natural, rubber, or stone mulches. Porous and permeable
paving materials may also be used.

Landscaping shall be provided for islands within parking areas and
islands separating out parcels and main parking areas.

A landscaping plan for shopping center complexes shall be
developed by the applicant/developer and submitted for review and
approval with the site plan.

The 25-foot landscape buffer
along Halstead Boulevard
shall be improved with one ™
tree per each 500—1.500
square feet of buffer area and
one shrub per each 60 400
square feet of buffer area. At
least 50% of the plant
materials selected shall be
native or nativar species, meaning a native cultivar. The trees shall
be a mixture of canopy and understory trees. Within the buffer area
the plant materials shall be staggered and not in symmetrical rows.

Shrubs shall be at least 18 inches (18") in height talithree-gallens-in
least 24-inenes tallifive gahon i size,

size large shrubs shall be at
canopy trees must be at least two 2 inches (2%) in diameter caliper

{measured 6 inches above the grade}-and-a-minimum-of eight feet
(8 -in—height at time of planting. Understory trees shall have-a

minimum-of-height-of four feet (4 and be at least ene 1 inch in
diameter caliper{measured 6 inches above the grade}when planted.
Ground cover can be substituted for shrubs by the following ratio:
two (1 gallon) ground cover plants equals one (3 gallon) shrub plant.
Ground cover should not exceed 10% of the total approved shrub
count for the development.

Street trees are a feature to
provide shade to pedestrians,
aesthetics to developments
and generate a cooling affect in
the area. Each All subdivisions
shall provide for street trees
located in the parkway, the

area between the streetright-

of-way roadway and the
sidewalk. Trees located

outside of the street right-of-
way., inside of a lot, do not meet the definition of street trees.

The parkway should be minimum of 4 feet in width. Trees shall be
spaced a-maximum approximately of 50 _feet apart en-center. The
side walk shall be placed no more than one foot off the street right-
of-way behind the tree planting area. If utilities or site lines interfere
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with placement of the trees, then staff will work with the developer to
place trees elsewhere on the lot or throughout the development to
count towards the street tree requirement.

The selection of plants and plant materials shall be conducive to the
specific area in which they are located for optimal growth. Reference
to the North Carolina Cooperative Extension Gardener Plant Toolbox
is suqgested when determining appropriate plants and plant
materials for our climate.

Landscaped areas not within the vehicular surface area shall be
maintained with a natural mulch or ground cover.

Tree and shrub trimming and maintenances shall adhere to proper
maintenance techniques suitable for the tree or shrub species. If
proper tree and shrub trimming techniques are not adhered to and
the shrub is dead or cannot grow back to its intended form,
replacement of that tree or shrub is required.

3. Parking and Circulation

a.

Vehicular parking areas shall be distributed around at least three (3)
sides of retail buildings in order to reduce the overall scale of the
paved parking surface. The Technical Review may reduce this
requirement to two (2) sides during site plan review.

The vehicular circulation system, which provides access to the
parking area, shall be designed to reduce the number of vehicular
conflicts to a minimum. Adequate stacking for vehicles of at least
100 feet in length should be provided at the access points from the
parking area for retail developments.

Parking spaces shall be at least 9 feet in width & by 48* 19 feet in
length.

Internal streets and-ways shall be constructed to meet or exceed
construction standards for the state and city maintained-streets or
roads.




Parking lots that contain
one or more double
stacked parking rows,
shall provide a paved
pedestrian walking path
through the parking lot to
the building entrance(s).
The intent of the paved
pedestrian walking paths c :
is to avoid foot traffic 2 -
through the landscape islands and provide pedestrian safety.
Shopping centers with multiple tenants should provide a paved
pedestrian walking path to at least the primary anchor stores. The
paved pedestrian walking path should not be less than four feet in
width and should provide the most direct route to the entrance(s) of
the building(s). The paved pedestrian walking path should be easily
visible, by markings, signage or change in materials. The parking
requirements for the development can be reduced by one parking
space for each 171 square feet (9’ x 19’ = 171 sf) of paved pedestrian

path area.

Pedestrian Access

Out parcels shall be connected to each other and to the main
shopping center by pedestrian walkways and/or bikeway access.

Continuous internal pedestrian walkways; of not less than five 5 feet
in width, shall be provided to the principal customer entrance of all
principal buildings on the site.

Walkways shall connect focal points of pedestrian activity such as,
transit stops, street crossings, building and store entry points, and
parking areas.

Walkways shall feature adjoining landscape areas that include trees,
shrubs, flower beds, ground covers, or such other materials to
enhance the appearance of the walkway areas and shall have
adequate lighting.

Building entrances shall include weather protection features such as

awnings or arcades. having—a-width—at-least double-that-of-the
doorway over which they are located.

Ground-Signs

a.

No advertising—signs—(billboards}-shall be located within the Halstead
Boulevard Extension Overlay District.

Style, size, color, and building material of all signs on the site shall be
coordinated, including signs for any out parcel development, on-site
directional signs, and signs to be located on the face of any structure.

Colors for sign bases (foundations, supports, and/or frames) shall be
primarily neutral or earth tone (no primary colors). A-limited-amountof




brighter-accents-{primary-colors)—such-as-those-found-in-corporate-loges;
afe-acceptable in sign-messages-but-notin sign bases:

Sign materials shall be durable, attractive, and coordinated with materials
used on the primary structure(s). Sign bases shall be constructed of
masonry or similar materials.

Freestanding, monument, ground signs, or entry markers.-where-permitied.
should not be closer than 100 feet to any other previously permitted
detached; freestanding, ef monument, ground signs, or entry marker signs
located on the same side of the street.

Freestanding, monument or ground signs, with the exception of entry
markers, are prohibited along Halstead Boulevard. These signs shall be
located along the interior street fronting the site. Corner lots are permitted
only one freestanding, monument or ground sign and it can be located on
either interior street fronting the lot.

Freestanding signs associated
with a commercial lot shall be a
solid based monument style with
a maximum height of eight 8 feet
{845 above the highest adjacent
road grade and a maximum
length of twelve 12 feet (129
(including supports) and have a
message area of not more than
32 square feet. The overall size
of the sign, including e o
architectural elements and supports, shall not exceed 72 square feet. A
minimum of 80 square feet of landscaping, consisting of at least 26% 35%
evergreens, shall be included at the base of the sign. Free formed
landscaped areas are encouraged.

Wall signs shall be limited to 1.5 square feet of sign area for each
linear foot of building elevation that abuts a street.

Free standing, solid based monument style signs at the main
entranceway(s) to a shopping center shall have a maximum height
of 8 eight feet (8 above the highest adjacent road grade and a
maximum length of 12 feet (including supports) and have a message
area of not more than 50 square feet. A minimum of 120 square feet
of landscaping, consisting of at least 256% 35% evergreens, shall be
included at the base of the sign. Free formed landscaped areas are
encouraged.

Free standing solid based monument style signs at auxiliary
entranceway(s) to a shopping center shall have a maximum height
of 7 feet and a maximum length of 12 feet above the elevation of the
state or city maintained street or road closest to it and have a
message area of not more than 24 square feet. A minimum of 100
square feet of landscaping, consisting of at least 256% 35%
evergreens, shall be included at the base of the sign. Free formed
landscaped areas are encouraged.




k. All electrical or mechanical devices associated with freestanding
signs shall be designed to be housed inside the base of the sign.

6. Entry Markers

Entry markers are ground signs for commercial or residential

subdivisions, or developments at least ten acres in size, or with at
least four businesses with at least 100,000 square feet of floor area.
Entry markers may also be used at the entrance to residential
developments. The primary purpose of this signage is to announce
the name of the subdivision or development and to promote
businesses within the project.

Entry markers are subject to the following conditions:

1)  Only one entry marker shall be permitted at each northern and
southern limited access point on Halstead Boulevard
Extended.

2) The minimum setback shall be 5 feet from any street right-of-
way or property line. from-any-public-streetright-of-way-line-or
. | I I fve foat
(a) Entry markers shall not encroach upon any utility lines
or traffic _control devices. When a conflict is
encountered, the developer or property owner shall be
responsible for removing or relocating the said utility or
traffic control device.

(b)  The entry markers shall not be placed as to create a
visual obstruction. Any entry marker illumination shall
be placed to be unobtrusive to traffic and adjacent

properties.

: I : et ey ‘




3)

4)

5)

Entry markers located at intersections with Halstead Boulevard

Extension shall not exceed a maximum height of ten 10 feet
(103 above the adjacent road grade, with a maximum
message area of 100 square feet per face, including any
logos, trademarks, or symbols incorporated into the entry
marker. The maximum length of the tenfoot high-section shall
not exceed be 15 feet (16°. Entry markers located off
Halstead Boulevard Extension shall not exceed a maximum
height of six 6 feet (6°) and a maximum message area of 32
square feet per face, including any logos, trademarks, or
symbols incorporated into the entry marker. If the maximum
height is exceeded due to architectural features, the signage
shall be reviewed on a case-by-case basis.

(a) The primary purpose for an entry marker is to display
the name of the subdivision, development, or Business
Park. To promote businesses within the project, up to
60% of the 100 square foot message area may be used
for up to 10 logos or trademarks. No one property or
tenant logo or trademark shall be larger than 60% of
the allowable area for logos, trademarks, or symbols.

(b)  Loges-orsighage-for-individual-businesses-shall-be
deducted from the maximum allowable wall signage for
that company or site.

The wall to which the message area is attached shall not be

counted as sign area.

Entry markers shall be located in a free formed planted
landscaped area, extending a minimum of five 5 feet (&) from

all sides of the entry marker base, which-is-of a-shape,design;
and size that will provide a compatible setiing and ground
definition-to-the-entry-marker. The planted landscaped area

shall be a minimum of 100 square feet and shall be
maintained in a neat and healthy condition.

The landscaped area may include trees; shrubs, ground
covers, flowering annuals and perennials, fountains, water
features, rock work, planters, sculpture, and decorative
paving—al-of-which are to-be-complimentaryto—the—entry
marker  Turf grass is-—net-considered landscapingfor




6)

8)

9)

Entry markers should not be closer than 100 feet to any other
previously permitted detached, freestanding or monument
sign located on the same side of the street.

All entry markers shall be compatible with the architectural
style or theme of the development or subdivision through the
use of matching forms, colors, and materials. Characteristic
architectural details and patterns should be carried through
All entry markers are to be constructed of durable materials
such as stone, brick, stucco, wood, cast concrete, tile, or
similar materials. Bare wood, metal, or other non-durable
materials shall be reviewed on a case-by-case basis.

Entry markers may be located in the public or private street

right-of-way with the approval of the Planning Commission.

(a)  The entry marker may be placed in the public right-of-
way provided:

(i)  Prior approval is granted-by the Public- Works
. T ~DOT Distri . : 3
An encroachment agreement is issued by the
Public Utilities Director or the NCDOT District
Engineer;

(i)  After written notice to the applicant and/or owner
the City may require the relocation of any entry
monument located in the public right-of-way, as
necessary for maintenance or reconfiguration of
the right-of-way or for other public projects, or
take any other action or combination of actions
necessary to protect the health and welfare of the
City. The relocation will be at the
applicant/owner’s expense,

removal of said features i deemed necessary at
} .
a-later—date—by-the ubl'ls_ .uellzs Bepa!tnent
Fhe-bend-shal "‘? .e?an Initial te.” yearlite ag ”d;

and
(i)  An executed covenant, stating that all structures
shall be maintained in good condition and repair
and that all landscaping shall likewise be so
maintained, shall be delivered for review and,

upon approval, shall be duly recorded prior to the
issuance of any permits.

10) Entry markers shall be either backlit or illuminated by means of

a recessed light fixtures at the sign base. Backlit-sign-letters

fixed directlyto-the sigh-faceare encouraged over -cabinet

. e ina.

a) Flashing or digital message boards shall not be
permitted.



11) The owners, Property Owners Association or similar entity, shall
have the perpetual responsibility of properly maintaining the
entry markers and landscaping that are placed on private
property or within the street right-of-way. To assure the
proper maintenance of the entry markers:

a) An executed covenant, stating that all structures shall
be maintained in good condition and repair and that all
landscaping shall likewise be so maintained, shall be
submitted for review and, upon approval, shall be duly
recorded prior to the issuance of any permits or final
approvals.

b) Any live landscape material such as shrubs and trees,
which may die, shall be replaced within 90 days.

12) For subdivisions, a copy of the bylaws or other documentation
of the association that will have permanent responsibility for
maintenance of the entry marker and the required
landscaping shall be submitted for review and approval.

13) The site plans or preliminary plats for the development shall
show the location of the entry markers noting the required
landscape areas and setbacks. The plans shall note that the
entry markers will require a separate sign permit.

14) Signage plans and details for entry markers shall be submitted
at the time of application for approval of sign permit. The
plans and details are subject to the approval of the Planning
Commission Community Development Director and shall
include:

a) A site plan showing the detailed location of all entry
marker elements and setbacks

b) Elevations of all sides of the entry marker along with
any associated landscaping or sculptural elements
(i.e., fountains, water features, planters, rockwork, etc.)

c) All materials, colors and dimensions noted
d) All type (copy) shall be accurately represented.
e) Lighting details

f) Detailed landscape plan for the entry marker locations
15) i by the Planning Commission is required
of all entry marker signage

(Section 6 added by City Council 03/10/08)







