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Rezoning Petition 2019-115
Pre-Hearing Staff Analysis

March 16, 2020

REQUEST

LOCATION

Current Zoning: BP(CD) (business park, conditional) & O-3(CD)
(office, conditional)

Proposed Zoning: MUDD-O (mixed use development, optional),
with 5-year vested rights

Approximately 454.24 acres located on the north side of Ballantyne
Commons Parkway, south of I-485 on both sides of Johnston Road
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SUMMARY OF PETITION

PROPERTY OWNER
PETITIONER
AGENT/REPRESENTATIVE

COMMUNITY MEETING

The petition proposes redeveloping Ballantyne Corporate Park and golf
course with a phased mixed use development of commercial,
residential and office uses.

See Attachments on www.rezoning.org
Northwood Development, LLC
Jeff Brown & Bridget Grant, Moore & Van Allen, PLLC

Meeting is required and has been held. Report available online.
Number of people attending the Community Meeting: 93.

STAFF
RECOMMENDATION

Staff recommends approval of this petition upon resolution of
outstanding issues related to site and building design, transportation,
and requested technical revisions.

Plan Consistency

The petition is generally consistent with the South District Plan
(1993) recommendations of Office/Retail/Industrial-Warehouse-
Distribution and Office/Business Park, Office/Residential across the
overall site. The petition is consistent with the Plan policies
supporting integrated mix of uses in the Ballantyne town center/
Regional mixed-use center, and with the goals of an Activity Center
found in the Centers, Corridors, and Wedges Growth Framework that
call for a mix of uses and pedestrian oriented form.



http://www.rezoning.org/
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Rationale for Recommendation

e The South District Plan policies supports integrated and
pedestrian-oriented land uses.

e The South District Plan policies also supports increasing density if
light rail and other innovative transportation demand management
techniques are incorporated in the project.

e The site is located within an activity center according to the
Centers, Corridors, and Wedges Growth Framework. Activity
centers are recommended for higher intensity development, mix of
uses and pedestrian oriented form.

e The plan introduces a mixture of land uses to the Ballantyne
Corporate Park, provides urban design in pedestrian form, and
integrates transit including planning for future light rail transit
(LRT) service.

e The plan commits to a significant amount of open space including
greenway connection and public accessible active open space.

The approval of this petition will revise the adopted future land use
map as specified by the South District Plan, from
Office/Retail/Industrial-Warehouse-Distribution, Office/Business Park
and Office/Residential to Residential/Office/Retail for the site.

PLANNING STAFF REVIEW

¢ Proposed Request Details
The site plan accompanying this petition contains the following provisions:
e Proposes several development phases and Development Areas (see map below).
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e Proposed development levels:
Phase I:
o 300,000 SF non-office commercial
o 200 hotel rooms
o 1000 multi-family units
Phase II:
o 400,000 SF of office
o 1000 multi-family units
o 300 single family attached/detached units convertible to multi-family on a 1 to 1 ratio
Phase III (generally area west of Johnston Rd):
o 800,000 SF of office (1,500,000 with LRT extension)
o 50,000 SF non-office commercial
o 220 hotel rooms
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o 1500 multi-family units (1,800 with LRT extension)
e Allows some conversions and transfers of uses.
e Affordable/workforce housing commitment:
o Phase 1 - 80 workforce housing units at or 80% or less AMI for 30 years, provided prior to
issuance of CO for 1000t new unit.
o Phase II - 80 workforce housing units at or 80% or less AMI, provided prior to issuance of CO for
2000%" new unit
o Phase III - 10% of total number of residential units constructed at 80% AMI or less for 30 years.

e Open space, Greenway, Recreation and Cultural facilities:

o Commitment to maintain a system of privately owned, publicly accessible pocket parks and
active greenspace. Commits to a minimum of 100 acres of open space and a minimum of 35%
maintained as active open space.

o Commits to greenway connection, including installation of associated bridge from the site to
McAlpine/McMullen Creek greenway within 3 years of the approval of the rezoning.

o Proposed cultural, community gather hub including an amphitheater with a minimum capacity of
2,000 people.

e Transit services:

o Provides bus stops, pads and structures.

o Identifies the conceptual rail alignment and up to 3 light rail stations within Ballantyne for future
LRT service to the area.

e Transportation improvements:

o Establishes new network of streets and connections to facilitate connectivity throughout the site.

o Creation of Transportation Demand Management (TDM) to include a TDM manager and mobility
hubs. Commits to work with CDOT to implement a TDM plan.

o Provides a number of roadway improvements in the area as a result of the traffic study.

e Site Design in addition to MUDD design criteria:

Establishes frontage types and setbacks similar to those required in TOD zoning.
Commits to building height stepbacks.

Limits building dimensions.

Addresses building articulation, blank walls, prominent entrance space and ground floor
transparency.

Provides design standards for non-residential, mixed use and multi-family stacked uses.

o Provides design standards for multi-family townhomes and single family attached and detached
uses.

o Provides design standards for parking structures.

e Maximum building heights:

o Height of 300 ft within Development Area A and B.

o Height of 300 ft within Area C1, height limited to 150 ft within 300 ft of Ballantyne Commons
Parkway.

o Height of 90 ft within Area C2, height limited to 50 ft within 100 ft of eastern property line
abutting single family homes.

o Height of 200 ft within Areas D1, 2 and 3, height limited to 150 ft within 300 ft of western
property line abutting the greenway and along Ballantyne Commons Parkway.

o Height of 200 ft within Area D4 and D5.

o The 200 ft height within Areas D1, 2, 3, 4 and 5 may be increased by 25% in the event LRT
service is extended to the site due to these areas’ close proximity to proposed station.

e Requests optional provisions related to:
o Building heights over MUDD limit of 120 feet as depicted on Sheet RZ-4.
Surface and interim parking standards.
Design standards to accommodate for existing development and up to 2 large format commercial
uses and large indoor recreation uses.
Drive-thru facilities (limited to 4 total).
Recessed doorways when abutting wide sidewalks.
Location of bike and scooter parking.
Blank wall treatments.
Sighage
Public art locations.
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Existing Zoning and Land Use

Vi -

g - L
M ab\\ 7’
1;3; gy,
N \
R Ty

Single Family Business Park
w Lanufactured Home Business
Tuiti-Family = Commercial Center
o Urban Residential Business-Distribution
Iiad Residenital  we Heavy industrial

course use. The original rezoning and development plan for Ballantyne including the corporate park and
associated residential neighborhoods was approved in 1994.
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The corporate park and golf course (red stars) are surrounded by commercial uses north and south of the
along Johnston Road. There are residential communities (detached, attached and multi-family) north, south,
east and west of the site.
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South of the site, across Ballantyne Commons Parkway is Ballantyne Village and Ballantyne Country Club
including commercial, office, and residential uses.
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West of the site between Ballantyne Commons Parkway and I-485 is multi-family and single family

residential and McAlpine/ McMullen Creek Greenway.
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2013-098 10.3 acres north of site at Endhaven Lane to UR-3(CD) to Approved
allow 200 multi-family residential units.

2014-025 8.50 acres north of the site at Community House Road to Approved
CC SPA to allow office, retail and hotel uses.

2014-045 5.5 acres north of the site at Johnston Road to CC SPA to Approved
allow a hotel.

2014-103 5.5 acres north of the site on Endhaven Lane to UR-2(CD) Approved
to allow single family attached and detached residential.

2015-122 15.2 acres south of the site on Community House Road to Approved
MX-2 for single family attached and detached residential

2016-001C 6.3 acres west of the site on Lancaster Highway to BD(CD) Approved
and R-3(CD) to allow climate controlled self-storage.

2018-044 7.5 acres southeast of the site on ElIm Lane to UR-2(CD) to | Approved
allow single family attached residential
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e Public Plans and Policies

single Family
3 DU“A ‘

e The South District Plan recommends Office/Retail/Industrial-Warehouse-Distribution and
Office/Business Park west of Hwy 521 and Residential/Office east of Hwy 521.

e The Plan recommends development of a regional mixed-use center at this location. The plan
recommends integration of pedestrian oriented land uses and supports additional development
if light rail or innovative transportation techniques are used to minimize transportation impacts.

¢ TRANSPORTATION SUMMARY
e The petitioner is requesting to retain the remaining entitlements from Rezoning Petition 2011-
044. These entitlements and approved transportation improvements will be transferred to
parcels on the rezoning packet. All the transportation improvements for Rezoning Petition
2011-044 have been completed. NCDOT and CDOT are requiring a Traffic Impact Study (TIS)
for the review of Development Phases I and II, as proposed within this rezoning petition. The
TIS includes required transportation improvements to mitigate the additional trips generated by
the development. This petition also includes the construction of an interconnected public street
network that will support a multi-modal system of vehicles, pedestrians, bicyclists, etc. The
petitioner and city staff are continuing to collaborate on developing a Transportation Demand
Management (TDM) program, to provide alternative transportation options to decrease the
reliance on single-occupancy vehicles and to strategize congestion management during AM and
PM peak traffic hours.
e Active Projects Near the Site:
e I-485 NCDOT Project
o Widening including managed lanes and rapid transit
e US-521/Johnston Road
o Feasibility study to determine needed improvements
e Transportation Considerations
e See Outstanding Issues, Notes 6-8
e Vehicle Trip Generation:
Current Zoning:
Existing Use: 53,570 trips per day (based on current development including office
structures, golf course, hotel, restaurant, day care center and medical office).
Entitlement: 70,590 trips per day (based on current entitlement with Petition 2011-044, all
roadway improvements as result of 2011 traffic study have been constructed).
Proposed Zoning: 41,618 additional trips per day (based on Traffic Impact Study including
proposed development levels for Phase I and II) Phase III development levels
will require additional traffic study.

DEPARTMENT COMMENTS (see full department reports online)
e Charlotte Area Transit System: No outstanding issues.

e Charlotte Department of Housing and Neighborhood Services: See advisory comments at
WWWw.rezoning.org
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e Charlotte Department of Solid Waste Services: See advisory comments at www.rezoning.org
e Charlotte Fire Department: No outstanding issues.

e Charlotte-Mecklenburg Schools: The development allowed under the existing zoning could
generate 103 students, while the development allowed under the proposed zoning may produce 810
students total through all phases. Therefore, the net increase in the number of students generated
from existing zoning to proposed is 707 students total through all phases.

e The proposed development is projected to increase the school utilization over existing condition
(without mobile classroom units) as follows:
e Endhaven Elementary from 114% to 141%
e Community House Middle from 155% to 170%
e Ardrey Kell High from 160% to 169%.

¢ Charlotte Water: Water service is accessible for this rezoning boundary. The proposed rezoning
has the potential to significantly impact the capacity of the local sanitary sewer collection system. It
is recommended that the applicant contact the Charlotte Water New Services group for further
information and to discuss options regarding sanitary sewer system capacity. See advisory
comments at www.rezoning.org

e Engineering and Property Management:

e Arborist: No comments submitted.
Erosion Control: No outstanding issues.
Land Development: No outstanding issues.
Storm Water Services: No outstanding issues.
Urban Forestry: No outstanding issues.

¢ Mecklenburg County Land Use and Environmental Services Agency: See advisory comments
at www.rezoning.org

e Mecklenburg County Parks and Recreation Department: No outstanding issues. See advisory
comments at www.rezoning.org

OUTSTANDING ISSUES

Site and Building Design

1. Remove optional provisions for sighage and rely on the newly adopted Sign Ordinance.

2. Remove optional provision 18. related to public art installations. Art installations are allowed
within the setback and are not counted as signage an optional is not needed.

3. Modify optional provision number 6 to prohibit drive-thru facilities within Area A and B. A drive
thru facility integrated into a parking structure or enclosed area may be located within Area C1.

4. Amend optional provision number 6 ii to additionally state drive thru facilities and lanes shall not
be located between the building and a four-lane boulevard as identified on sheet RZ-7C.

5. Amend note IV a 1 to provide a phasing commitment for proposed open space or provide a
minimum amount of open space to be provided within each Phase or development area.

Transportation

6. Revise the site plan and conditional note (III.d) to update the following:

e Revise terminology redefining “Major Transportation Events” to “Major Transportation
Investments/Improvements” which will include a “combination” of investments that can be
“quantified and demonstrated” to have a beneficial transportation impact.

e Clarify and define a “Phase III Transportation Impact Study” as a comprehensive evaluation
of the transportation adequacy of all Phase III Development relative to Major Transportation
Investments/Improvements

e Define a review and approval process that includes the Directors of Planning, CDOT, and
CATS in determining the appropriate combination of transportation investments necessary to
consider evaluation of Phase III Development.

e Eliminate the separate reference to additional Phase III Development associated with light
rail transit.

7. Revise the site plan and conditional notes on Sheet RZ-9 Transportation Improvements to commit
to construct a 12-foot multi-use path on Ballantyne Commons Parkway between Johnston
Road/521 and the western most property line.

8. Revise the conditional notes and address CDOT comments provided in the "General Development
Standards For Ballantyne Reimagined 2020” document dated 1/19/20.

REQUESTED TECHNICAL REVISIONS
Site and Building Design
9. Remove the word “aspirational” from the first sentence of note III d.
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See Attachments (applications, department memos, maps etc.) Online at www.rezoning.org

Planner: John Kinley (704) 336-8311



