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COMMUNITY MEETING REPORT 
Petitioner:  Meritage Homes of the Carolinas, Inc. 

Rezoning Petition No. 2018-005 
 
 
This Community  Meeting  Report  is  being  filed  with  the  Office  of  the  City  Clerk  and  the 
Charlotte-Mecklenburg  Planning Commission pursuant to the provisions of the City of Charlotte 
Zoning Ordinance. 
 
PERSONS AND ORGANIZATIONS  CONTACTED WITH DATE AND EXPLANATION OF 
HOW CONTACTED: 
 
A representative of the Petitioner mailed a written notice of the date, time and location of the 
Community Meeting to the individuals and organizations set out on Exhibit A attached hereto by 
depositing such notice in the U.S. mail on F e b r u a r y  1 4 , 2018.   A copy of the written notice 
is attached hereto as Exhibit B. 
 
DATE, TIME AND LOCATION OF MEETING: 
 
The Community Meeting was held on Tuesday, March 6, 2018 at 6:00 p.m. at the Robinson Presbyterian 
Church, 9424 Harrisburg Road, Charlotte, NC 28215. 
 
PERSONS IN ATTENDANCE AT MEETING (see attached copy of sign-in sheet): 
 
The Community Meeting was attended by those individuals identified on the sign-in sheet attached 
hereto as Exhibit C.  The Petitioner was represented at the Community Meeting by Reid Owen, as well 
as by Petitioner’s agents Collin Brown with K&L Gates, Amy Massey with Kimley-Horn, and Alex 
Bonda and Zac Wigington with ESP.  The property owners were also in attendance. 
 
SUMMARY OF PRESENTATION/DISCUSSION: 
 
Mr. Collin Brown welcomed attendees and used a PowerPoint presentation, attached hereto as Exhibit D.  
Mr. Brown introduced the Petitioner’s team and explained that the official community meeting is for a 
rezoning petition that involves approximately 140 acres of land located on the south side of Camp Stewart 
Road, east of I-485, at the current site of the Larkhaven Golf Course.   
 
Mr. Brown explained that the property owners are ready to sell their land and the Petitioner would like to 
develop it.  Mr. Brown stated that a developer must consider many factors, including property owner 
requirements, existing zoning, natural and environmental constraints, transportation requirements, 
community concerns, city priorities, and market realities.  Mr. Brown also mentioned that the property is 
in unincorporated Mecklenburg County (i.e., outside of the Charlotte city limits) but within the Charlotte 
zone of influence so that the City of Charlotte controls the rezoning process.  Mr. Brown then gave a brief 
overview of the rezoning process and redevelopment considerations, generally.  
 
Mr. Brown stated that the property is currently zoned R-3, which is a low intensity residential district that 
typically allows three units per acre.  Considering this approximately 140-acre site, approximately 420 
homes could be permitted under the current zoning (“by-right”).  Mr. Brown further explained that certain 
ordinances such as the Charlotte Tree Ordinance and Incentive Based Inclusionary Housing Policy allow 
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for density bonuses to by-right developments if the developer reserves certain tree save areas or commits 
to workforce housing.  These incentives could allow a developer to essentially double the permitted 
density without requiring a rezoning.  The Albermarle / I-485 Interchange Study, adopted by the Charlotte 
City Council in 2003, recognizes that the future land use for the property would likely be supportive of 
four units per acre, to equal approximately 560 homes.  
 
Mr. Brown stated that the Petitioner is seeking the R-5(CD) zoning district with a conditional site plan 
that would limit the development to a maximum of 350 homes (2.25 dwelling units per acre).  Mr. Brown 
further explained that the rezoning process allows for the benefit of community involvement and site-
specific plans whereas a by-right development would not require community input or site design 
commitments. 
 
Mr. Brown explained that the Charlotte Subdivision Ordinance will require the extension of all existing 
street stubs into the proposed development site.  This requirement will apply regardless of whether the 
property is developed through the rezoning process or as a by-right development.  Based on this 
Ordinance requirement, the Petitioner will be required to connect the site to the existing street stubs at 
Hamilton Jones Drive and Red Leaf Drive in Larkhaven Village. The Petitioner will also be required to 
build a stub street to the adjacent Cresswind site to help create a more robust street network and alleviate 
traffic on the main thoroughfares.  The Petitioner intends for the main entrance to be on Camp Stewart 
Road.  
 
Mr. Brown then explained that the Petitioner’s site plan proposes less density than what would be 
permitted by-right but that the Petitioner is seeking the R-5 zoning district in order to take advantage of 
more flexible design standards for clustered development and greater open space areas.  Aspects of the 
proposed plan include approximately 40% open space, including a dedicated greenway area, amenity 
areas and buffer areas next to adjacent existing homes.  
 
Mr. Brown introduced Meritage Homes (the Petitioner) which is a national developer with 16 
developments in the Charlotte area with a variety of price points, including Churchill Farms off Harris 
Boulevard.  Mr. Brown explained that Meritage is planning two different lot sizes for this property and 
likely aiming for home prices from the mid-$200 to mid-$300,000 range.  Mr. Brown then opened the 
meeting for questions and discussion.  
 
One attendee wanted to know how the community can be sure that the developer will follow through with 
the commitments and promises in the rezoning plan.  The Petitioner’s agents responded that the City will 
not allow development plats to be approved and recorded unless they are consistent with the 
commitments in the conditional rezoning plan.  
 
In respond to an attendee’s inquiry into the timing of the project, the Petitioner’s agent responded that the 
rezoning petition could have a public hearing in April and City Council Decision by May as a best-case-
scenario.  The Petitioner would then aim for a possible ground breaking in mid-2019. 
 
Several attendees voiced their concerns regarding traffic and the need for a traffic light or reduced speed 
limit on Camp Stewart Road.  The Petitioner’s agents discussed the Camp Stewart Road/Harrisburg Road 
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proposed traffic signal and indicated that this improvement is required as part of the unaffiliated 
Cresswind development.  
 
One attendee asked whether more crimes were expected in R-5 (higher density) than R-3 zoning areas.  
The Petitioner’s agents responded that the development team is not aware of any research being done on 
that question. 
 
In response to other attendee questions, the Petitioner’s agents responded that a pool would be provided 
as an amenity, all homes would be single-family homes, all homes would have a front-loaded two-car 
garage, and there would be an HOA for the development.  Additionally the average lot size will be 
approximately 0.13 acres and the typical home size will be between approximately 1,700 and 2,700 
square feet.  
 
Mr. Brown then concluded the formal portion of the presentation and the Petitioner’s representatives 
continued to answer individual questions.  The formal meeting concluded at approximately 7:15 p.m. 
 
Respectfully submitted, this 12th day of March 2018. 
 
cc: Council Member Matt Newton 
 Sonja S. Sanders, Charlotte-Mecklenburg Planning Department 
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March 6, 2018 

@ RobinsonPresbyterian Church 

Larkhaven Golf Course  

Meritage Homes 

Rezoning Petition 2018-005 

Community Meeting 



AGENDA 
 Introductions 

 Property Location 

 Property Owners/History 

 Development Considerations 

 Current Zoning 

 Land Use Plans/GDP Recommendations 

 Options without a Rezoning 

 Conditional Rezoning 

 Connectivity 

 Environmental 

 Adjacent Homes 

 Transportation 

 Proposed Rezoning Plan 

 About Meritage 

 Discussion 
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Larkhaven Owners 
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Peter Tatge & Alex Bonda Reid Owen 

Amy Massey Collin Brown & Brittany Lins 



Property Location 
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Prooperty Owners/History 
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The Owners are Ready to Sell Their Land 
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Considerations 



DEVELOPMENT CONSIDERATIONS 

 Property Owner Requirements 

 Existing Zoning 

 Natural/Environmental Constraints 

 Access/Transportation Requirements 

 Adjacent Owner Concerns 

 Ordinance/Policy Requirement (non-zoning) 

 Adopted Area Plans 

 City Priorities 

 Community Concerns 

 Market Realities 

 

 
klgates.com 14 



Current Zoning 



Current  Zoning: R-3 



Options without a Rezoning 



Density = Dwelling Units Per Acre 
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Subject Property is Approximately 140 acres 

3 DUA = 420 Homes 

 

4 DUA = 560 Homes 
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Larkhaven Village 
Approved 1/27/2003 
163 Lots  
54.3 Acres 
 3 DUA 
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140 acres X 3 DUA =  420 
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140 acres X 6 DUA =  840 



Adopted Land Use Plans 
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Proposed Zoning 
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City Connectivity Policies 
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Environmental Features 
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Adjacent Property Owners 
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Transportation 
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Larkhaven Subdivision  

Traffic Impact Analysis 
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Proposed Rezoning 
Estimated to Generate 650 
Fewer Trips than Potential  

Development Under 
Current Zoning 



Figure 

8.1 Recommended Improvements 

H
am

ilto
n

 
Jo

n
e

s D
rive

 

Camp Stewart 
Road 

H
arrisb

u
rg  

R
o

ad
 

R
o

cky R
ive

r 
C

h
u

rch
 R

o
ad

 
NOT TO  
SCALE 

LEGEND 

Larkhaven Subdivision  

Traffic Impact Analysis 

Falle
n

 C
e

d
ar 

Lan
e

 

O
ld

 Iro
n

  
Lan

e
 

Albemarle 
Road 

N
-S  

C
o

n
n

e
cto

r 

S=250’ 

S
=
1
5
0
’ 

S=80’ 

S=160’ 

S
T

R
IP

E
 

S=325’ 

S=250’ 

S=150’ 

S
=
2
5
0
’ 

S=200’ 

S=175’ 

S
=
2
0
0
’ 

S=780’ 

S=240’ 

S=325’ 

S
=
3
0
0
’ 

S
=
1
9
0
’ S=300’ 

S=965’ 

S
=
3
5
0
’ 

S
=
1
9
0
’ 

S=150’ 

Existing Traffic Signal 

Existing  Turn Lane 

S=XX’ Storage  

Stop Control 

Proposed Traffic Signal 

Background Improvement  
(by Cresswind Development) 

Build-out Recommendation 

S
=
1
5
0
’ 

S
=
1
0
0
’ 

S
=
1
0
0
’ 

S
=
3
7
5
’ S=200’ 

* * 

* Adjust intersection splits 

* 

Site
  

A
cce

ss 

SITE 
S

T
R

IP
E

 



Proposed Zoning Plan 



Meritage is not seeking to increase 

density or build more homes than is 

currently allowed. 

 

Although, we are requesting R-

5(CD), we are agreeing to cap 

density at 2.52 units per acre. 

 

The standards of the R-5 district 

provide greater site design flexibility 
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Up to 350 lots on 138.7 acres 

2.52 Units Per acre (less than current) 

No lots abutting existing homes 

Over 40% Open Space 
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About Meritage Homes 



Meritage Homes Overview 
Some might say it's important to tell you that we've been around since 1985. Or that we've won a slew of 
awards ranging from Forbes' Platinum 400 Best Big Companies of America to being the recipient of Texas' 
Builder of the Year five times, or being named ENERGY STAR® Partner of the Year. But we're about 
practicality and doing things that actually make a difference in your life and the way you live. 
 
 2016 Closings: 7,355 
 National Footprint:  

1. North Carolina 
2. South Carolina 
3. Georgia 
4. Florida 
5. Tennessee 
6. Texas 
7. Colorado 
8. Arizona 
9. California 
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The Meritage Homes Difference! 

 

                                                    



Sample Elevation A 

Sample Elevation / Rendering Is Conceptual In Nature and Subject to Change.  This Elevation is provided only as an indication of the 
concept. 



Sample Elevation B 

Sample Elevation / Rendering Is Conceptual In Nature and Subject to Change.  This Elevation is provided only as an indication of 
the concept. 



Rezoning Benefits 



 Conditional Rezoning Provides Certainty 

 

 Low Density 

 

 Connectivity  

 

 Pedestrian Improvements 

 

 Buffering 

 

 Natural Open Space 
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BENEFITS 



Discussion 




