
GROWTH AND PLANNING 
FOR THE FUTURE IN 

CORNELIUS, NC 



DISCUSSION OUTLINE 

■ Planning for future growth 
– Land Use Plan 2014 Overview 
– Single family 
– Multi-family 
– Non-residential 

■ Development Review Process 

■ Pipeline Projects 

 



 

Phase 3: Dream 

3 month process for community input: 
 
 Preferred build-out 

 
 Validate facts/themes from Phases 1-2 

Presenter
Presentation Notes
Great plan, incredible resource for the town.  Extensive planning process with public input from 100’s of citizens.    



Strategy 5: New Land Use Recommendation  

 Provide a detailed fiscal analysis for future land use to understand the impact of land use 
decisions. 

 Hold public workshops to allow citizens the opportunity to review and comment on 
proposed land use.  

 Develop new criteria for the Land Use Plan and the Land Development Code for all Zoning 
Districts to reinforce the adopted map. 

 Update Land Use Plan every five years. 

 Create standards to encourage redevelopment of declining areas or vacant areas for infill. 

 Evaluate current plans for consistency with the Land Use Plan and coordinate with property 
owners for potential modifications.   

 

 

Presenter
Presentation Notes
The Comp plan provided a multitude of implementation strategies to carry out the goals and recommendations of the plan.  Strategy 5 provided a framework for refining the town’s long range land use vision with the goal of encouraging high quality development that follows the “dream” that was outlined in the comprehensive master plan.



Presenter
Presentation Notes
The town’s updated Land Use Plan was adopted on January 6th, 2014.  Planning board members along with town board members and citizens served as a steering committee for this plan.  Public input was gathered at public meetings and public hearings. 



Presenter
Presentation Notes
At first glance, the adopted map doesn’t look too much different than what you already see on the ground in Cornelius.  Note the industrial area, strong area for business development and growth.  Waterfront mixed used area, potential for new mixed use development to complement the lake.  TBD area, a great potential focal point midway through the W Catawba corridor.  East side residential, potential for new residential development through conservation subdivisions.



2014 Land Use Plan 

■ Projected areas for new commercial, office and residential development. 

■ While our goal was to diversify our tax base and promote non-residential 
development, the plan laid out a fair and balanced growth pattern that included 
residential. 

■ Residential numbers were reduced based on adopted density averages in the 
various land use categories. The Community Viz analysis was utilized to show 
projected build out population and tax base impacts. 

■ The only parameter discussed to delay residential approval was potential traffic 
impacts and the possibility of delaying approvals until planned road improvements 
were completed. It was determined we would continue to utilize TIA analysis on a 
project by project basis to evaluate impacts. 

Presenter
Presentation Notes
Goal is to diversify our tax base by promoting non-residential development while laying out a fair and balanced growth strategy that includes residential.  We want to take a hard look at potential resident development to asses impacts to our community.  Using traffic impact analysis to assess infrastructure capacity.  The town made a statement that we do want to opportunity to evaluate exceptional development proposals that may bring value and amenities to our community.  



Prepare for Growth 

■ How big do we want to be? 
■ Where do we want to grow? 
■ Are we growing sustainably? 
■ Can we pay for our growth? 
■ Are we still proud of where we live? 
■ How do individual projects contribute 

to the vision? 

Presenter
Presentation Notes
During the land use plan development we looked to answer many questions about future growth in Cornelius



Presenter
Presentation Notes
Change Picture!  We evaluated potential population growth numbers through a community VIZ analysis of development build out based on the land use plan parameters.  The total population based on the land use plan build out was less than models created based on the cmp assumptions.  This is due to a slight drop is our average residential density goals in our residential land use categories.



Presenter
Presentation Notes
Community VIZ models also analyzed our net tax revenue based on the land use plan build out.  This analysis was also done as a part of the CMP and the net total revenue projections have increased based on the new build out scenario.



Important Things to Consider 
 The Town is largely built-out, hard to move the 

needle 
 High quality development will be very important 

for ad valorem tax revenue 
 Expect changes in the results if service delivery 

standards change 
 Capital investment projects? Debt service? 
 Principal-based planning exercise, numbers 

indicate which way the compass is pointing 

Presenter
Presentation Notes
We are close to full buildout so the “needle” of our tax base balance won’t move much.  Attracting high quality development will help us move the needle in a positive direction.  Maintaining our high level of municipal services help keep our property values high.  Capital investment projects such as roads, greenways, and investments in town projects.  Our Land Use Plan was a principle based planning exercise that used real world numbers and development data to asses impacts on our town’s tax base. 



The Land Use Plan is the policy document that guides 
decisions related to land use patterns  within 
Cornelius’ land planning jurisdiction. It is the Town’s 
goal to allow for flexibility to promote creativity  through 
practices such as conservation subdivision planning 
and unique site design that preserves the character of 
the area and the site. 

Presenter
Presentation Notes
Add picture We want the opportunity to consider outstanding development based on the impact to our public infrastructure and services



SINGLE FAMILY 
■ Available lots          631 

Of the 631 total, 450 have been approved since January, 2013: 
– Bailey Springs   March 7, 2016  13 lots 
– Forest at Bailey’s Glen II  February 15, 2016  103 lots* 
– Jetton Cove @ Charlestown  August 17, 2015  20 lots 
– Mt. Zion Senior Campus  August 3, 2015  24 lots* 
– Art Sabates single family  March 21, 2016  2 lots 
– Beverly Subdivision   March 2, 2015  39 lots 
– Bailey’s Glen II   January 5, 2015  72 lots* 
– Avery Park   June 16, 2014  85 lots 
– Courtyards @ Nantz   June 2, 2014  67 lots* 
– Courtyards of Cornelius  February 18, 2013  25 lots* 
– TOTAL       450 lot (*293 age restricted) 
 

■ Average density       2 du/acre 
– Normally, 3-6 du/acre 

Presenter
Presentation Notes
Available Single Family lots left to be built out within all approved subdivisions.  Density is well below regional averages for similar communities.



Single Family 

■ New single family residential permit numbers pulled from our database, with subdivisions 
with the most permits noted in parenthesis: 

 

■ 2013: 228 (Antiquity, Bailey’s Glen, Robbins Park) 

  

■ 2014: 227 (Antiquity, Bailey’s Glen, Robbins Park, Bethelwood Estates) 

  

■ 2015: 217 (Antiquity, Bailey’s Glen, Robbins Park, Avery Park, Courtyards at Jetton/Cornelius) 

 

Presenter
Presentation Notes
New construction permits have been steady based on the availability of new lots within approved subdivisions.  These numbers will tent to drop off as the approved subdivisions reach full buildout in the coming years.



Multi-family 

■ 329 units currently under construction in Antiquity. Approved as part of 2000 Conditional 
District Transect Document. 

 

■ Approved units, yet to be built: 
– Alexander Chase market rate condos(1999) 24 units 
– Bailey Glenn age restricted condos(2006/2015) 96 units* 
– Mt. Zion age restricted apartments(2015)  80 units* 

TOTAL      200 UNITS (*176 age restricted) 

Presenter
Presentation Notes
No new market rate apartments have been approved in the last 10+ years.



Development Review Processes 

Administrative Review 
• Minor Site Plans/Amendments 
• Minor Subdivisions 
• Construction Documents 
• Minor Architectural Variations 
• Minor Site Plan Amendments 

Presenter
Presentation Notes
Three major process for new development review.  The first two are the administrative review process and the planning board review process.  Admin example, Commercial building in HC.  Must meet code standards.  Planning board example, variance



Development Review Processes 
 

Town Board Review 
• Master Plans 
• Text Amendments 
• Standard Rezonings 
• Conditional Zoning - CZ 
• Vested Rights 
• Major Amendments to Site Plans 
 

Process: 
 Formal Submittal of application 
 Review by Planning Staff 
 Review by other boards/committees 

(TRC, ARB, etc.) 
 Community Meeting (CZ only) 
 Planning Board 
 Town Board – public hearing 
 

Conditional Zoning is typically 4-6 month process 

Presenter
Presentation Notes
CZ example here



Pipeline Projects 
Watermark Condos 
(formerly Kunkleman Condos) 
■ 48-unit multi-family complex 

■ 19800 Kunkleman Drive   

■ Current Use: Vacant 

■ Current Zoning: Village Center 

■ Proposed Zoning: Conditional Zoning 



Watermark Condos 



Antiquity Woods 
■ 16.196 acres bounded by The Curtis Screw Factory, Antiquity and the linear park greenway, 

the covered bridge, Davidson Elementary and McEver baseball field in Davidson. The 
neighborhood will be a combination of houses, townhomes, a central garden and the Village 
Tavern Inn, a mixed use building.  

■ Current Use: Vacant.  Current Zoning: Neighborhood Residential. Proposed Zoning: Conditional 
Zoning. 



Antiquity Woods 



Robbins Park Hotel 
■ ~6.2 acres at the intersection of West 

Catawba Avenue and Waterview Drive.  

■ 302 guest suites, a convention center and 
amenities. 

■ Current Use: Vacant.  Current Zoning: 
Neighborhood Residential & General 
Residential, Lake Norman Watershed Critical 
Area. Proposed Zoning: Conditional Zoning. 



Robbins Park Hotel 
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