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p r e f a c e

T h e  C o n c o r d  A v e n u e  A r e a  P l a n  i s  a n  i m p o r t a n t  f i r s t  s t e p  t o w a r d 
r e v i t a l i z a t i o n  w i t h  p a r t i c u l a r  e m p h a s i s  o n  i d e n t i f y i n g ,  p r e s e r v i n g , 
a n d  e n h a n c i n g  c o m m u n i t y  f e a t u r e s  v a l u e d  b y  r e s i d e n t s  a n d  b u s i n e s s 
o w n e r s .  O v e r a r c h i n g  g o a l s  o f  t h e  p l a n  i n c l u d e  i m p r o v i n g  s a f e t y 
a n d  a e s t h e t i c s ,  p r o m o t i n g  p r i v a t e  i n v e s t m e n t ,  e n c o u r a g i n g  q u a l i t y 
d e v e l o p m e n t  i n  t a r g e t e d  l o c a t i o n s ,  a n d  p r o t e c t i n g  n e i g h b o r h o o d 
i n t e g r i t y . 

T h e  i n t e n t  o f  t h e  P l a n  i s  t o  c r e a t e  a n  a t t r a c t i v e  p l a c e  f o r  p r i v a t e 
i n v e s t m e n t  s o  t h a t  c o l l a b o r a t i o n  c a n  m o r e  e f f e c t i v e l y  o c c u r .  T h e  P l a n 
o f f e r s  g e n e r a l  g u i d a n c e  f o r  l o c a t i o n s  w h e r e  e x i s t i n g  d e v e l o p m e n t 
p a t t e r n s  a r e  a p p r o p r i a t e  b u t  l a c k  c o o r d i n a t i o n .  I t  a l s o  g i v e s  s p e c i f i c 
d i r e c t i o n  i n  l o c a t i o n s  w h e r e  m o r e  s i g n i f i c a n t  i n v e s t m e n t s  a r e 
r e q u i r e d  t o  c r e a t e  t h e  s e n s e  o f  p l a c e  d e s i r e d  b y  l o c a l  r e s i d e n t s  a n d 
c o m m u n i t y  l e a d e r s .  

T h e  p r o p o s e d  P l a n  b r i n g s  a  s e n s e  o f  c o n t i n u i t y  b e t w e e n  u r b a n 
d e s i g n  a n d  i n f r a s t r u c t u r e  d e s i g n .  S p e c i f i c a l l y ,  t h e  P l a n  p r o v i d e s  a  
d e v e l o p m e n t  f r a m e w o r k ,  f o r m  a n d  m a s s i n g ,  a e s t h e t i c  e n h a n c e m e n t s , 
g a t e w a y  t r e a t m e n t s  a s  w e l l  a s  s t r e e t s c a p e  i m p r o v e m e n t s  a n d  r o a d 
c o n n e c t i v i t y  t h a t  w i l l  h e l p  d e v e l o p   a  “ s e n s e  o f  p l a c e ” . 
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e x i s t i n g  c o n d i t i o n s
i n t r o d u c t i o n

2 . 0

e x i s t i n g  c o n d i t i o n s

T h e  f o l l o w i n g  c h a p t e r  o f f e r s  b a c k g r o u n d  i n f o r m a t i o n  r e g a r d i n g 
o b s e r v e d  c o n d i t i o n s  i n  t h e  C o n c o r d  A v e n u e  s t u d y  a r e a  .  T h e  s e c t i o n 
i s  n o t  i n t e n d e d  t o  b e  a n  e x h a u s t i v e  d o c u m e n t a t i o n  o f  e x i s t i n g 
c o n d i t i o n s .  R a t h e r ,  i t  s e r v e s  a s  a  f o u n d a t i o n  f o r  u n d e r s t a n d i n g  w h a t 
w e  h a v e  p r i o r  t o  i d e n t i f y i n g  w h a t  w e  w a n t . 

T h e  e x i s t i n g  c o n d i t i o n s  a s s e s s m e n t  i n c l u d e s :

• 	 a r e a  o f  c o n s i d e r a t i o n 
• 	 s t u d y  a r e a  b o u n d a r y
• 	 e x i s t i n g  f r a m e w o r k
• 	 e x i s t i n g  c o n d i t i o n s



Secrest Short C
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Area of Consideration
The planning process began with considerat ions 
for a larger study area. This  area stretched north 
across US-74 and included Eucl id Street and 
Wi lkes Dr ive. Fol lowing the in it ial  meeting with 
the Advisory Committee and discuss ions with 
stakeholders,  the large study area was reduced 
to a smal ler area that better represented where 
change l ikely could occur and have the greatest 
impact on surrounding neighborhoods and the city 
as whole.

s t u d y  a r e a
e  x i s t i n g  c o n d i t i o n s

2 . 1
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Study Area
Bound by Patton Avenue and King Street to 
the south, US-74 to the north,  Stafford Street 
to the east,  and Stewarts Creek to the west, 
the study area encompasses over 135 acres of 
land. Approximately 30% of the total  acreage 
(~36 acres) contains exist ing neighborhood 
developments.  The study area has regional draw 
due to the exist ing shopping mal l  located just 
outs ide i ts  northwest quadrant. 

Study Area Characterist ics 
•	 Dead-end streets
•	 Lack of connectiv i ty
•	 Lack of bike/pedestr ian accommodations 
•	 Underut i l i zed retai l  bui ldings/centers
•	 No community core (”Main Street”)
•	 Many res idences in study area core in disrepair
•	 Stable and posit ive surrounding neighborhoods

s t u d y  a r e a
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e  x i s t i n g  c o n d i t i o n s
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e x i s t i n g  c o n d i t i o n s
n e i g h b o r h o o d  i m a g e s

The study area includes bui ldings 
of var ious condit ion—stable s ingle 
fami ly neighborhoods, mult i -
fami ly developments in a var iety 
of condit ions,  as wel l  as several 
commercial  bui ldings near ing the 
end of their  useful  l ives.  Many 
parcels are underut i l i zed and 
undeveloped indicating potent ial 
for redevelopment. 

2 . 3
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Exist ing Environmental Condit ions
•	 Jur isdict ional st reams exist  near study area
•	 Streams running through middle of the study area 

are not considered jur isdict ional at this  t ime
•	 Western port ion of the study area is  constrained 

by  Stewarts Creek buffer and ut i l i ty easements
•	 Major i ty of the area l ies within the Yadkin River 

Basin
•	 100 and 500 yr  f loodplains are outs ide of the 

study area

2 . 4
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i n t r o d u c t i o n

3 . 0

p l a n n i n g  p r o c e s s  
A  s e r i e s  o f  m e e t i n g s  a n d  p u b l i c  w o r k s h o p s  w e r e  c o n d u c t e d  i n 
c o o r d i n a t i o n  w i t h  t h e  g e n e r a l  p u b l i c  a n d  t h e  A d v i s o r y  C o m m i t t e e 
t o  b e t t e r  u n d e r s t a n d  l o c a l  v a l u e s  a n d  o b j e c t i v e s .  T h e  a c t i v i t i e s 
f a c i l i t a t e d  d u r i n g  t h e  p u b l i c  e v e n t s  u l t i m a t e l y  c o n t r i b u t e d  t o  a 
r e d e v e l o p m e n t  s t r a t e g y  f o r  t h e  s t u d y  a r e a .  T h e  a c t i v i t i e s  i n c l u d e d : 

S t r e n g t h s  a n d  W e a k n e s s e s
R e d e v e l o p m e n t  +  R e i n f o r c e m e n t  =  R e v i t a l i z a t i o n 
P r i o r i t y  P y r a m i d
P 2  I n d e x

S t a k e h o l d e r  I n t e r v i e w s
T h o u g h t  W a l l  ( w i t h  i n p u t  f r o m  p l a n n i n g  t h e m e s )
M a p p i n g  E x e r c i s e  ( i n v e s t m e n t s  v s .  p r o b l e m  l o c a t i o n s )
P l a c e m a k i n g  E x e r c i s e  ( v i s u a l  p r e f e r e n c e  s u r v e y )

p l a n n i n g  p r o c e s s

a d v i s o r y  c o m m i t t e e

g e n e r a l  p u b l i c
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desirable land uses

c o m m u n i t y  v i s i o n

c o m p a t i b l e  d e s i g n 

d e v e l o p m e n t p a t t e r n

p r e s e r v a t i o n

s a f e t y

3 . 1

g a t e w a y s

f u n d i n g
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desirable land uses

c o m m u n i t y  v i s i o n

c o m p a t i b l e  d e s i g n 

d e v e l o p m e n t p a t t e r n

p r e s e r v a t i o n

s a f e t y

g a t e w a y s

f u n d i n g

Strengths Weaknesses

The majority of the neighborhood wants a safe place to live, especially for the children Should focus in on a smaller area

People that have lived in neighborhood who have watched the decline and want it 
improved (safe place) Up-keep of properties

Established Businesses Empty vacant lots and closed down businesses

Increased community growth Dilapidated buildings in need of paint, repairs, maybe even demolition.  Many houses 
and yards in need of repair/improvement.

Many small family-owned businesses invested in the community with loyal customers Very little green areas and landscape design

High pedestrian traffic around the area. Many children walking and on bikes. Rents will go up

Strong economy and businesses Low property values for people that own their homes due to high amount of rental stock 
that is not kept presentable

Love to hear stories of how neighborhood used to be from neighbors who have lived 
here for generations

Language barrier in some communities can put damper on improvement (requires more 
teamwork)

Near other prominent areas- mall, Concord area, downtown High number of calls for police services

Good mixed land use with lots of room for infill opportunities Maintenance issues (forgotten and low income areas)

Several avenues to educate the citizens about improvements Horrible first impressions of Monroe (especially Secrest shortcut/ Kerr area/ Skyway)

Citizens that care about their communities and their neighbors Deteriorating housing and businesses as well as crime 

BP Station bought the Gentleman's Club parcel and closed it down Housing code enforcement for rental property (owners don’t seem to check on houses)

Convenience of businesses to neighborhoods No sidewalks where people can walk- dangerous with high amounts of traffic

The area will have good transportation Residential housing is primarily rentals

Diversity of housing options Small dense area with no sidewalks

Changes are going to be made Too many differing businesses in the area such as construction depot at the corner of 
Patton and Secrest Shortcut

Improve the streetscape and determine the proper mix of development Some citizens do not know about the activities, shopping, dining, etc. available within the
community forcing them to go elsewhere instead of investing here

Street system (infrastructure and traffic flow), access (hwy 74 & 601), and mix of uses More connections to key areas.  Sprawl problem.

Strong sense of community Disconnected traffic patterns, negative housing conditions, unstabilized areas, 
deterioration of property, lack of investment, lack of pedestrian facilities in some areas

New building zoning Lack of connectivity

Vision for the future of the Kerr community. Changes are going to be made to upgrade it. Need additional parks and street trees in Concord Ave. area

Seemingly lack of cohesive purpose or plan (vision and direction for the future)

Lack of parks and play areas for children

Sidewalks that do not connect.  Large pedestrian volume, but lack of adequate facilities.

Need a safer way to exercise (sidewalks)

Lack of strategically placed sidewalks

Strengths and Weaknesses
During this  exercise part icipants were asked 
to consider the exist ing condit ions as wel l 
as the geography of the study area and 
offer a ser ies of observat ions regarding the 
immediate study area environs.   Afterwards, 
they selected statements/topics to wr ite 
down on index cards.   Each part icipant was 
then asked to decide i f  their  observat ions 
were a strength or a weakness when 
consider ing the study area.  The result  was 
an inventory of perceived strengths and 
weaknesses.   The results  of this  exercises 
fol lows in the table to the r ight. 

a d v i s o r y  c o m m i t t e e

3 . 2

p l a n n i n g  p r o c e s s

D u r i n g  t h e  f i r s t  a d v i s o r y  c o m m i t t e e 
m e e t i n g ,  c o m m i t t e e  m e m b e r s  w e r e 
a s k e d  t o  p a r t i c i p a t e  i n  t h e  f o l l o w i n g 
e x e r c i s e s : 

• 	 S t r e n g t h s  a n d  W e a k n e s s e s
• 	 R e d e v e l o p m e n t  +  R e i n f o r c e m e n t  = 

R e v i t a l i z a t i o n
• 	 P r i o r i t y  P y r a m i d
• 	 P 2  I n d e x 
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a d v i s o r y  c o m m i t t e e

The Phi losophy
The phi losophy of Redevelopment + 
Reinforcement = Revital izat ion was 
introduced to the Advisory Committee. 
This  concept s imply seeks to ident i fy 
places where redevelopment would 
be welcome by the community.   These 
were def ined as select locations 
that are considered underut i l i zed or 
the current condit ions are less than 
desi rable to carry forward into the long-
term future.  They general ly represent 
places where i f  given the chance, 
an exchange for more development 
intensity would l ikely y ield higher 
qual i ty development and community 
amenit ies.   The reinforcement refers 
to community features that should be 
preserved and where continued publ ic 
investment is  encouraged.  The s ingle 
fami ly neighborhoods in the vicinity 
are a great example.  They are stable 
and wel l -maintained and general ly 
wel l -occupied.  They offer a degree 
of affordabi l i ty and include a mix of 
owner occupied and for lease houses.  
Whi le there are many commercial 
propert ies in the immediate vicinity 
there is  l i t t le integrat ion (connectiv i ty, 
or design queues) that suggest they are 
coordinated or wel l  connected with the 
surrounding community.   Whi le these 
are posit ive contr ibut ions to the local 
economy, they also are locations where 
future development is  encouraged.

3 . 3

p l a n n i n g  p r o c e s s
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Prior i ty Pyramid
The Advisory Committee was given a 
descr ipt ion of a var iety of planning themes 
that would be considered dur ing the 
planning process.   These s ix themes were 
discussed as they related to the study area.  
Afterwards,  part icipants were asked to rank 
the s ix categories in order of importance 
effect ively bui lding a pyramid to express the 
opinion on each theme’s importance (three 
on the base, two in the middle, and the 
most important on top).   The results  of this 
exercise are tal l ied in the table to the r ight.

a d v i s o r y  c o m m i t t e e

3 . 4

p l a n n i n g  p r o c e s s

= 3

= 2

= 1
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P2 Index (scale of 1 to 10)
Prominence: How important is  th is  project / i ssue 
when compared to other projects / i ssues in the 
City?

Progress ive: How practical or progress ive should 
the recommendations and implementat ion 
strategies be?

a d v i s o r y  c o m m i t t e e

3 . 5

p 2  i n d e x

T h e  A d v i s o r y  C o m m i t t e e  w a s  a s k e d  t o  d i s c u s s  t h e  i m p o r t a n c e 
o f  r e v i t a l i z a t i o n  w i t h i n  t h e  c o n t e x t  o f  t h e  e n t i r e  c o m m u n i t y .   T h i s 
i n c l u d e d  a  c a n d i d  d i s c u s s i o n  a b o u t  h o w  t h e  s t u d y  a r e a  c o m p a r e s  t o 
t h e  o t h e r  n e e d s  i n  t h e  c o m m u n i t y  a s  w e l l  a s  w h a t  t h e  o p p o r t u n i t y  f o r 
r e v i t a l i z a t i o n  m i g h t  m e a n  f o r  t h e  c i t y  a s  a  w h o l e .   T h e y  a l s o  t a l k e d 
a b o u t  h o w  a g g r e s s i v e / p r o g r e s s i v e  t h e  p l a n  a n d  c o r r e s p o n d i n g 
i m p l e m e n t a t i o n  s t r a t e g y  w o u l d  n e e d  t o  b e  i n  o r d e r  t o  a c h i e v e 
s u c c e s s f u l  r e v i t a l i z a t i o n .  N u m e r o u s  b a r r i e r s  t o  s u c c e s s  w e r e  d i s c u s s e d 
a n d  p a r t i c i p a n t s  w e r e  a s k e d  t o  c o n s i d e r  t h e  r e s u l t s  o f  t h e  S t r e n g t h s 
a n d  W e a k n e s s e s  e x e r c i s e  b e f o r e  a n s w e r i n g  t h e  f o l l o w i n g  q u e s t i o n s :

• 	 H o w  i m p o r t a n t  i s  t h i s  p r o j e c t  /  i s s u e  w h e n  c o m p a r e d  t o  o t h e r 
p r o j e c t s  /  i s s u e s  i n  t h e  C i t y ?  ( P r o m i n e n c e )

• 	 H o w  p r a c t i c a l  o r  p r o g r e s s i v e  s h o u l d  t h e  r e c o m m e n d a t i o n s  a n d 
i m p l e m e n t a t i o n  s t r a t e g i e s  b e ?  ( P r o g r e s s i v e )

T h e  c o m m i t t e e  m e m b e r s  w e r e  g i v e n  o n e  v o t e  e a c h  t o  e x p r e s s  t h e i r 
r e s p o n s e s  t o  t h e  q u e s t i o n s .  T h e  r e s u l t s  o f  t h i s  e x e r c i s e  w e r e  l a t e r 
p l o t t e d  o n  a n  i n d e x  c h a r t  a n d  r e f e r r e d  t o  a s  t h e  P 2  i n d e x .  T h e  r e s u l t i n g 
s c a t t e r p l o t  o f  r e s u l t s  c l e a r l y  i n d i c a t e d  t h a t  t h e  c o m m i t t e e  b e l i e v e s 
t h e  r e v i t a l i z a t i o n  o f  t h e  a r e a  i s  v e r y  i m p o r t a n t  t o  t h e  C i t y  o f  M o n r o e 
( n o t  j u s t  t h e  n e i g h b o r h o o d )  a n d  t h a t  a  f a i r l y  p r o g r e s s i v e  m e t h o d  o f 
i n v o l v e m e n t  b y  t h e  C i t y  i n  c o n j u n c t i o n  w i t h  p r i v a t e  i n v e s t m e n t  w i l l 
b e  n e c e s s a r y  f o r  r e v i t a l i z a t i o n  t o  o c c u r . 

S o m e  d i r e c t  t a k e a w a y s  f r o m  t h i s  a c t i v i t y  w e r e  t h a t  r e v i t a l i z a t i o n 
w o u l d  n o t  h a p p e n  w i t h o u t  i n t e r v e n t i o n  i n  t h e  m a r k e t .   T h i s  i s  l i k e l y 
f o r  a  n u m b e r  o f  r e a s o n s ,  i n c l u d i n g  a n  a b u n d a n c e  o f  a v a i l a b l e 
u n d e v e l o p e d  l a n d  i n  t h e  v i c i n i t y  t o  a c c o m m o d a t e  n e w  d e v e l o p m e n t ; 
f r a g m e n t e d  p r o p e r t y  o w n e r s h i p ;  d i f f i c u l t i e s  a s s o c i a t e d  w i t h  l o t 
c o n s o l i d a t i o n ;  l a c k  o f  c o n n e c t i v i t y ;  c u r r e n t  a p p e a r a n c e ;  a n d  l a c k 
o f  i n c e n t i v e  f o r  e x i s t i n g  o w n e r s  t o  i n v e s t .   T h e s e  f a c t s  a r e  b a l a n c e d 
w i t h  t h e  f a c t  t h a t  t h e  s t u d y  a r e a  h a s  g o o d  a c c e s s  t o  U S - 7 4  ( t w o 
i n t e r c h a n g e s ) ,  i s  t h e  p r i m a r y  g a t e w a y  t o  d o w n t o w n ,  a n d  i s  b o r d e r e d 
b y  a  s u c c e s s f u l  r e t a i l  c e n t e r  ( t h e  m a l l ,  w i t h  h i g h  o c c u p a n c y ) .  

p l a n n i n g  p r o c e s s
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Thought Wall
During this  exercise, part icipants were given 
four white notecards and one orange.  
Part icipants were asked to consider the 
planning themes used in the pr ior i ty pyramid 
exercise (Advisory Committee exercise) 
and ident i fy their  most important issues, 
concerns,  or opportunit ies and write them 
on the cards.   They were instructed to wr ite 
the i tem that was most important to them 
on the orange card. Once this  task was 
complete, they were asked to place the 
cards on the wal l  under the planning theme 
that was most appropr iate to represent the 
content of what they had written.  The result 
was a wal l  of information that captured 
the opinions of those in attendance.  This 
exercise ident i f ied the planning themes 
with the most comments (f requency),the 
planning theme that received the most 
orange cards ( importance),  and the 
detai l  provided in wr i t ing by the workshop 
part icipants.   Over 100 individual comments 
were received dur ing this  exercise.  A br ief 
summary table is  provided to the r ight.

p  l a n n i n g  p r o c e s s
g e n e r a l  p u b l i c

3 . 6

D u r i n g  t h e  f i r s t  p u b l i c  w o r k s h o p ,  a 
p r e s e n t a t i o n  w a s  g i v e n .  A f t e r w a r d s , 
a t t e n d a n t s  w e r e  a s k e d  t o  p a r t i c i p a t e  i n 
t h e  f o l l o w i n g  p l a n n i n g  e x e r c i s e s : 

• 	 T h o u g h t  W a l l
• 	 I n v e s t m e n t  v s .  P r o b l e m  M a p p i n g
• 	 V i s u a l  P r e f e r e n c e  S u r v e y .

 T h e  a c t i v i t i e s  a n d  s u b s e q u e n t  r e s u l t s  a r e 
s u m m a r i z e d  o n  t h e  p a g e s  t h a t  f o l l o w . 

14 8 14 3 15 2 12 7 19 2 17 0

Economic VitalityCommunity Design Community Facilities / Services SafetyNeighborhoods Transportation

14 8 14 3 15 2 12 7 19 2 17 0

Economic VitalityCommunity Design Community Facilities / Services SafetyNeighborhoods Transportation
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Mapping Exercise 
(Investment vs.  Problem Locations)

During the workshop part icipants were asked 
to share locational information regarding the 
study area.  This  information was captured on a 
large wal l  map where colored dots were used to 
express opportunit ies for investment and locations 
that they perceived were problems.  They were 
encouraged to offer detai ls  by wr it ing their 
thoughts on the map’s edges.  In total ,  over 120 
individual data points were col lected.  

g e n e r a l  p u b l i c

3 . 7

p l a n n i n g  p r o c e s s

M a p p i n g  E x e r c i s e  ( i n v e s t m e n t  v s  p r o b l e m  l o c a t i o n s )  
D u r i n g  t h e  w o r k s h o p  p a r t i c i p a n t s  w e r e  a s k e d  t o  s h a r e  l o c a t i o n a l  i n f o r m a t i o n  r e g a r d i n g  t h e  s t u d y  a r e a .   T h i s  i n f o r m a t i o n  w a s  
c a p t u r e d  o n  a  l a r g e  w a l l  m a p  w h e r e  c o l o r e d  d o t s  w e r e  u s e d  t o  e x p r e s s  o p p o r t u n i t i e s  f o r  i n v e s t m e n t  a s  w e l l  a s  l o c a t i o n s  
t h a t  t h e y  p e r c e i v e d  w e r e  p r o b l e m s .   T h e y  w e r e  e n c o u r a g e d  t o  o f f e r  s o m e  d e t a i l s  r e g a r d i n g  b o t h  b u t  w r i t i n g  t h e i r  t h o u g h t s  
o n  t h e  m a p ’ s  e d g e s .   I n  t o t a l  o v e r  1 2 0  i n d i v i d u a l  d a t a  p o i n t s  w e r e  c o l l e c t e d .    
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Visual Preference Survey
During the workshop a ser ies of precedent image 
boards were presented for three dif ferent elements: 
Housing, Community Design, and Transportat ion.  
Ident i fy ing the design preferences of part icipants 
helped to create a vis ion for the “sense of place” 
desi red by the community.   Part icipants were given 
a set of vot ing dots for each category and then 
asked to express their  v isual preference by select ing 
from the images on the boards.   The result  was over 
350 individual votes.   This  information helped the 
team focus in on design elements,  bui lding forms, 
infrastructure features and context elements.   When 
considered in combination with the ear l ier  exercises 
and the market study (see technical appendix),  i t 
pointed to the desi re to create a walkable, mixed-use 
environment somewhere within the study area.  

p l a n n i n g  p r o c e s s
g e n e r a l  p u b l i c

3 . 8
Contents
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M a r k e t  A s s e s s m e n t
T h e  m a r k e t  a s s e s s m e n t  c o m p i l e d  a n d 
a n a l y z e d  e c o n o m i c  d a t a  f r o m  a  v a r i e t y 
o f  s o u r c e s  c o v e r i n g  e m p l o y m e n t ,  l o c a l 
d e m o g r a p h i c s ,  a n d  l a r g e r  m a c r o - l e v e l  t r e n d s 
i n  t h e  r e g i o n  t o  i n f o r m  t h e  p l a n n i n g  s c e n a r i o s . 
T h r e e  d e v e l o p m e n t  s c e n a r i o s  w e r e  c r e a t e d 
t o  d e m o n s t r a t e  v a r i a t i o n s  o n  u s e  m i x t u r e , 
i n t e n s i t y ,  a n d  d e s i g n .  W h i l e  t h e  m a r k e t 
i n f o r m e d  a l l  o f  t h e  s c e n a r i o s ,  t h e  s e l e c t i o n  o f 
t h e  p r e f e r r e d  d e s i g n  w a s  u l t i m a t e l y  d r i v e n  b y 
t h e  p u b l i c .  

m a r k e t  a s s e s s m e n t

3 . 9

a s s e s s m e n t 
T h e  C h a r l o t t e  r e g i o n  i s  i n  t h e  m i d s t  o f  a  s t r o n g  r e c o v e r y  f o l l o w i n g 
t h e  e c o n o m i c  r e c e s s i o n  f r o m  2 0 0 7 - 2 0 0 9 .  E m p l o y m e n t  i n  t h e  r e g i o n 
h a s  i n c r e a s e d  a t  a  f a s t e r  r a t e  t h a n  t h e  n a t i o n .  G a i n s  i n  h e a l t h c a r e , 
e d u c a t i o n ,  a n d  p r o f e s s i o n a l  a n d  b u s i n e s s  s e r v i c e s  h a v e  m o r e  t h a n 
o f f s e t  l o s s e s  i n  m a n u f a c t u r i n g  a n d  c o n s t r u c t i o n  i n  t h e  l a s t  f i v e  y e a r s . 
F o l l o w i n g  s u i t ,  U n i o n  C o u n t y  h a s  a d d e d  o v e r  2 , 0 0 0  j o b s  i n  t h e  l a s t 
y e a r .  A s  t h e  c o u n t y  s e a t ,  t h e  C i t y  o f  M o n r o e  h o s t s  n e a r l y  5 0 %  o f  t h e 
t o t a l  j o b s  i n  t h e  c o u n t y . 

C a r r y i n g  a p p r o x i m a t e l y  5 0 , 0 0 0  v e h i c l e s  p e r  d a y ,  t h e  U S - 7 4  c o r r i d o r 
i s  t h e  c o m m e r c i a l  s p i n e  o f  U n i o n  C o u n t y .  T h e  C o n c o r d  A v e n u e  s t u d y 
a r e a ’ s  v i s i b i l i t y  f r o m  t h i s  c o r r i d o r  m a k e s  i t  e s p e c i a l l y  m a r k e t a b l e  f o r 
r e t a i l ,  o f f i c e ,  a n d  h o s p i t a l i t y  u s e s . 

p l a n n i n g  p r o c e s s
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Market Observations

The City of Monroe acknowledged 
the importance of including a market 
assessment to inform the development of 
the planning scenarios.  This  assessment, 
which is  included in the appendix, 
considers local and regional market 
forces and assesses the potent ial  for 
redevelopment in the study area. The 
market component of this  analys is 
informed s ize and scale of the preferred 
scenario as wel l  as the most appropr iate 
location for var ious development types. 
This  process reconci les the ful l  market 
potent ial  of the Concord Avenue area 
with the improvements needed to foster 
success.

m a r k e t  o b s e r v a t i o n s

3 . 1 0

o b s e r v a t i o n s
O n e  o f  t h e  k e y  c o m p o n e n t s  o f  t h e  m a r k e t  a s s e s s m e n t  w a s  t h e 
i d e n t i f i c a t i o n  o f  t h e  C o n c o r d  A v e n u e  s t u d y  a r e a ’ s  s t r e n g t h s , 
w e a k n e s s e s ,  o p p o r t u n i t i e s ,  a n d  t h r e a t s  ( S W O T ) .  A  c o m p l e t e  l i s t i n g  o f 
t h e  i t e m s  i d e n t i f i e d  i n  t h e  S W O T  a n a l y s i s  i s  i n c l u d e d  i n  t h e  t e c h n i c a l 
a p p e n d i x ,  b u t  h i g h l i g h t s  i n c l u d e :

p l a n n i n g  p r o c e s s

strengths/opportunities weaknesses/threats

•	 Excellent visibility from US-74
•	 Gateway into Downtown 

Monroe
•	 Proximity to Monroe Mall
•	 Access to Wingate University

•	 Multiple property owners
•	 Limited street connectivity
•	 Aging retail inventory with low 

rents

swot
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O p p o r t u n i t y  S t a t e m e n t :

T h e  o p p o r t u n i t y  e x i s t s  t o  p r o m o t e  p o s i t i v e 
c h a n g e  i n  t h e  s t u d y  a r e a  b y  c r e a t i n g 
i m p r o v e d  c o n d i t i o n s  f o r  p r i v a t e  i n v e s t m e n t 
w i t h  a n  e m p h a s i s  o n  j o b  c r e a t i o n ,  q u a l i t y 
r e t a i l ,  i n t e g r a t e d  d i v e r s i t y  o f  h o u s i n g ,  a n d  t h e 
c r e a t i o n  o f  i m p r o v e d  g a t e w a y s  t o  t h e  C i t y  o f 
M o n r o e . 

d e v e l o p m e n t  o p p o r t u n i t i e s

3 . 1 1

o b s e r v a t i o n s
 
T h e  c o m p i l a t i o n  o f  i n f o r m a t i o n  g e n e r a t e d  d u r i n g  t h e  p l a n n i n g 
p r o c e s s  l e d  t h e  A d v i s o r y  C o m m i t t e e  t o  t h e  f o l l o w i n g  c o n c l u s i o n s :

• 	 T h e  s t u d y  a r e a  i s  e x p e r i e n c i n g  a  c o n c e n t r a t i o n  o f  c r i m e  a c t i v i t y .

• 	 T h e r e  a r e  m a n y  u n d e r u t i l i z e d  /  v a c a n t  c o m m e r c i a l  b u i l d i n g s  i n 
t h e  a r e a  ( l o w  l e a s e  r a t e s ,  u n o c c u p i e d ,  a n d / o r  i n c o m p a t i b l e ) .

• 	 T h e  e x i s t i n g  c o m m e r c i a l  c o n s t r u c t i o n  l a c k s  t h e  q u a l i t y  d e s i r e d  b y 
t h e  c o m m u n i t y .

• 	 C o n c o r d  A v e n u e  i s  a  s p i n e  o f  t h e  n e i g h b o r h o o d  b u t  l a c k s  a  s e n s e 
o f  p l a c e  o r  “ c e n t e r ” .

• 	 T h e  i n t e r s e c t i o n  o f  C o n c o r d  A v e n u e  a n d  S e c r e s t  S h o r t c u t  R o a d 
r e q u i r e s  a  d e s i g n  e n h a n c e m e n t .

• 	 T h e r e  i s  a  l a c k  o f  q u a l i t y  m u l t i - f a m i l y  h o u s i n g  p r o d u c t .

• 	 S t r a t e g i c  p a r c e l s  h a v e  b e e n  s l o w  t o  d e v e l o p  o r  r e d e v e l o p .

• 	 A s i d e  f r o m  P e d r o  S t r e e t  t h e r e  i s n ’ t  a  s t r o n g  c o n n e c t i o n  b e t w e e n 
C o n c o r d  A v e n u e  a n d  S k y w a y  D r i v e .

• 	 S k y w a y  D r i v e  i s  a  p r i m a r y  g a t e w a y  t o  D o w n t o w n  M o n r o e  b u t  l a c k 
v i s u a l  a p p e a l .

• 	 E x i s t i n g  p r o p e r t y  o w n e r s h i p  p a t t e r n s  m a k e s  l a n d  a s s e m b l a g e 
d i f f i c u l t  i n  s o m e  a r e a s .

• 	 E x i s t i n g  s i n g l e  f a m i l y  n e i g h b o r h o o d s  a r e  s t a b l e  a n d  i n  g o o d 
c o n d i t i o n  b u t  l a c k  q u a l i t y  c o m m u n i t y  a m e n i t i e s .

• 	 T h e  w a l k a b i l i t y  o f  t h e  a r e a  i s  p o o r .

• 	 C o m m e r c i a l  d e v e l o p m e n t  i n  t h e  v i c i n i t y  l a c k s  a  c o h e s i v e  a n d 
i n t e g r a t e d  p a t t e r n .

p l a n n i n g  p r o c e s s
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s c e n a r i o  d e v e l o p m e n t
d e v e l o p m e n t  o p p o r t u n i t i e s

4 . 0

D e v e l o p m e n t  O p p o r t u n i t i e s

B e f o r e  b u i l d i n g  e a c h  s c e n a r i o ,  a 
c o m p o s i t e  m a p  w a s  d e v e l o p e d 
t o  c o m m u n i c a t e  w h i c h  p r o p e r t i e s 
m a y  b e  a p p r o p r i a t e  t o  r e c e i v e  n e w 
g r o w t h / i n v e s t m e n t .   T h e  m a p  w a s 
g e n e r a t e d  b a s e d  o n  a n  i n f o r m a l 
p r o p e r t y  a s s e s s m e n t ,  i n p u t  f r o m  t h e 
A d v i s o r y  C o m m i t t e e ,  a n d  p u b l i c 
o u t r e a c h .  R e f e r r e d  t o  a s  “ D e v e l o p m e n t 
O p p o r t u n i t i e s ” ,  t h e  g r a p h i c  t o  t h e  r i g h t 
c o m m u n i c a t e s  t w o  c a t e g o r i e s :  p a r c e l s 
r i p e  f o r  r e i n v e s t m e n t  a n d  u n d e v e l o p e d 
p a r c e l s  r e a d y  t o  r e c e i v e  n e w  i n f i l l 
d e v e l o p m e n t .   T h e  r e m a i n i n g  a r e a s  a r e 
u n l i k e l y  t o  c h a n g e  o r  r e d e v e l o p .  

Contents
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S c e n a r i o  D e v e l o p m e n t  a n d  E v a l u a t i o n
T h r e e  p l a n n i n g  s c e n a r i o s  w e r e  d e v e l o p e d  i n 
r e s p o n s e  t o  o b s e r v a t i o n s  a n d  o p p o r t u n i t i e s .  E a c h 
s c e n a r i o  e x p l o r e s  a  d i f f e r e n t  f o r m ,  s t y l e ,  a n d 
i n t e n s i t y  o f  p o t e n t i a l  d e v e l o p m e n t  w i t h i n  t h e 
s t u d y  a r e a .  T h e  s c e n a r i o s  a r e  s u m m a r i z e d  o n  t h e 
f o l l o w i n g  p a g e s .  
  

s c e n a r i o  s u m m a r y

4 . 1 

s c e n a r i o  d e v e l o p m e n t

C o n c e p t  A  ( L e v e r a g e  U S  7 4 )
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C o n c e p t  B  ( M i x e d  U s e  M a i n ) C o n c e p t  C  ( C o n v e n t i o n a l  P l a n n i n g )
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Concept C (Conventional Planning)
This concept clusters neighborhood-scale retail in the core 
with supporting infill housing. The 16-acre site adjacent to 
the mall is activated with office development. Hospitality/
hotel opportunities are offered near the interchange and 
the Monroe Plaza Shopping Center is redeveloped with 
office/retail uses.                                                  
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s c e n a r i o  d e v e l o p m e n t
c o n c e p t  a

3 . 1 1
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C o n c e p t  A  ( L e v e r a g e  U S - 7 4 )

T h i s  c o n c e p t  l e v e r a g e s  U S  7 4  a s 
a  l o c a t i o n  f o r  q u a l i t y  r e t a i l  w i t h 
e n h a n c e d  c o n n e c t i v i t y  t o  t h e  m a l l . 
G r e a t e r  e m p h a s i s  i s  p l a c e d  o n  o f f i c e /
r e t a i l  u s e s  i n  t h e  r e d e v e l o p m e n t 
a r e a  n e a r  K e r r  S t r e e t .  T h e  1 6 - a c r e 
s i t e  a d j a c e n t  t o  t h e  m a l l  i s  a c t i v a t e d 
w i t h  o f f i c e  d e v e l o p m e n t .  H o s p i t a l i t y /
h o t e l  o p p o r t u n i t i e s  a r e  o f f e r e d  n e a r 
t h e  i n t e r c h a n g e ,  a n d  t h e  M o n r o e 
P l a z a  S h o p p i n g  C e n t e r  i s  t a r g e t e d  f o r 
r e d e v e l o p m e n t  w i t h  o f f i c e  a n d  r e t a i l 
u s e s . 
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C o n c e p t  B  ( M i x e d  U s e  M a i n )

T h i s  c o n c e p t  s h o w s  p r o p e r t i e s 
s u r r o u n d i n g  K e r r  S t r e e t  r e d e v e l o p e d 
a s  a  s m a l l - s c a l e ,  w a l k a b l e  m i x e d - u s e 
c e n t e r .  A n  e m p h a s i s  o n  t h e  c o r e  a l s o 
s u p p o r t s  n e i g h b o r h o o d - s c a l e  r e t a i l 
a l o n g  C o n c o r d  A v e n u e .  I n f i l l  r e s i d e n t i a l 
t r a n s i t i o n s  l i n k  t h e  m i x e d  u s e  a r e a  a n d 
t h e  e x i s t i n g  r e s i d e n t i a l  a r e a s .  T h e  1 6 -
a c r e  s i t e  a d j a c e n t  t o  t h e  m a l l  o f f e r s 
a n  o p p o r t u n i t y  f o r  o f f i c e  d e v e l o p m e n t . 
H o s p i t a l i t y / h o t e l  o p p o r t u n i t i e s  a r e 
o f f e r e d  n e a r  t h e  i n t e r c h a n g e  a n d 
t h e  M o n r o e  P l a z a  S h o p p i n g  C e n t e r  i s 
r e d e v e l o p e d  w i t h  o f f i c e  a n d  r e t a i l  u s e s . 
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Concept C (Conventional Planning)
This concept clusters neighborhood-scale retail in the core 
with supporting infill housing. The 16-acre site adjacent to 
the mall is activated with office development. Hospitality/
hotel opportunities are offered near the interchange and 
the Monroe Plaza Shopping Center is redeveloped with 
office/retail uses.                                                  
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s c e n a r i o  d e v e l o p m e n t
c o n c e p t  c

4 . 4

C o n c e p t  C  ( C o n v e n t i o n a l  P l a n n i n g )

T h i s  c o n c e p t  c l u s t e r s  n e i g h b o r h o o d - s c a l e  r e t a i l  i n 
t h e  c o r e  w i t h  s u p p o r t i n g  i n f i l l  h o u s i n g .  T h e  1 6 - a c r e 
s i t e  a d j a c e n t  t o  t h e  m a l l  w o u l d  h o s t  r e s i d e n t i a l 
u s e s  a t  a  d e n s i t y  g r e a t e r  o r  c o m p a r a b l e  t o  e x i s t i n g 
n e i g h b o r h o o d s .  H o s p i t a l i t y / h o t e l  o p p o r t u n i t i e s 
a r e  o f f e r e d  n e a r  t h e  i n t e r c h a n g e  a n d  t h e  M o n r o e 
P l a z a  S h o p p i n g  C e n t e r  i s  r e d e v e l o p e d  w i t h  o f f i c e /
r e t a i l  u s e s .
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s c e n a r i o s  a t  a  g l a n c e

4 . 5

S c e n a r i o s  a t  a  G l a n c e

E a c h  S c e n a r i o  h a s  a  d i f f e r e n t  m i x t u r e  o f 
l a n d  u s e s  a n d  l e v e r a g e s  v a r i o u s  a s p e c t s 
o f  t h e  s t u d y  a r e a .   T h e  r e s u l t i n g  l a n d  u s e 
p r o g r a m  f o r  e a c h  s c e n a r i o  i s  l a i d  o u t  o n 
t h e  t a b l e  t o  t h e  l e f t .

* D i f f e r e n c e s  i n  t o t a l  a c r e s  d u e  t o  r o u n d i n g .

S c e n a r i o s  a t  a  G l a n c e  
E a c h  S c e n a r i o  h a s  a  d i f f e r e n t  m i x t u r e  o f  l a n d  u s e s  a n d  s e e k s  t o  l e v e r a g e  d i f f e r e n t  a s p e c t s  o f  t h e  s t u d y  a r e a .   T h e  r e s u l t i n g  
l a n d  u s e  p r o g r a m  f o r  e a c h  s c e n a r i o  i s  a s  f o l l o w s :   

 

Concept A Concept B Concept C  

Leverage US 74 Mixed Use 
Main 

Conventional 
Planning 

 
Acres Pct Acres Pct Acres Pct 

Open Space 4.6 3.8% 2.9 2.4% 2.9 2.4% 
Retail 19.7 16.6% 14.7 12.5% 16.9 14.3% 
Hospitality / Highway Commercial 5.9 4.9% 5.9 5.0% 5.9 4.9% 
Mixed-Use 0.0 0.0% 8.0 6.8% 0.0 0.0% 
Office 16.0 13.4% 16.0 13.5% 9.0 7.6% 
Office / Retail 29.0 24.4% 20.8 17.6% 20.8 17.6% 
Infill Residential 19.3 16.2% 25.3 21.4% 32.2 27.1% 
Protected Residential 24.6 20.7% 24.6 20.8% 30.9 26.1% 

Total Acres 118.8 100.0% 118.1 100.0% 118.6 100.0% 
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s c e n a r i o  d e v e l o p m e n t
p r e f e r r e d  s c e n a r i o

4 . 6

S c e n a r i o  E v a l u a t i o n
T h e  A d v i s o r y  C o m m i t t e e  e v a l u a t e d 
e a c h  s c e n a r i o  a n d  c o m p a r e d  t h e m 
w i t h  t h e  p r o j e c t  o b j e c t i v e s  a n d  d e s i r e d 
o u t c o m e s .   A f t e r  c a r e f u l  c o n s i d e r a t i o n , 
C o n c e p t  B  w a s  s e l e c t e d  a s  t h e  p r e f e r r e d 
o p t i o n  t o  s e r v e  a s  a  f r a m e w o r k  f o r 
t h e  M a s t e r  P l a n .  A s  a  c o n c e p t  o f  a 
m i x e d - u s e  m a i n  s t r e e t ,  C o n c e p t  B  b e s t 
e x e m p l i f i e d  t h e  v i s i o n  f o r  t h i s  s t u d y  a r e a . 
T h e  p a r t n e r s h i p  b e t w e e n  q u a l i t y  h o u s i n g 
a n d  p r i m e  r e a l  e s t a t e  n e a r  i n t e r c h a n g e s 
f o r  h o t e l ,  o f f i c e ,  a n d  s e r v i c e - r e l a t e d 
u s e s  p r o v i d e s  t h e  u l t i m a t e  b a l a n c e  o f 
a  n e i g h b o r h o o d  c e n t e r  t h a t  i s  a l s o  a 
r e g i o n a l  d e s t i n a t i o n .
 
T h i s  s c e n a r i o  a l s o  o f f e r e d  a n  o p p o r t u n i t y 
t o  e x p l o r e  o p t i o n s  f o r  t h e  1 6 - a c r e 
u n d e v e l o p e d  p r o p e r t y  a d j a c e n t  t o  t h e 
m a l l  f o r  e i t h e r  o f f i c e  o r  r e s i d e n t i a l  u s e s .  
W h i l e  s c e n a r i o  B  d e s i g n a t e d  t h i s  a r e a  f o r 
o f f i c e  d e v e l o p m e n t ,  i t  w a s  d e t e r m i n e d 
t h a t  t h e  p o t e n t i a l  f o r  m a r k e t  a b s o r p t i o n 
w a s  l i m i t e d .   F u r t h e r m o r e ,  t h e  a d j a c e n c y 
t o  e x i s t i n g  s i n g l e  f a m i l y  h o m e s ,  l a c k  o f 
c o n n e c t i v i t y  t o  o t h e r  o f f i c e  a n d  s e r v i c e 
u s e s ,  a n d  t h e  l i m i t e d  v i s i b i l i t y  o f  t h e 
s i t e  l e a d  t h e  A d v i s o r y  C o m m i t t e e  t o  t h e 
c o n c l u s i o n  t h a t  t h i s  a r e a  w a s  b e s t  s u i t e d 
f o r  c o m p l i m e n t a r y  r e s i d e n t i a l  u s e s .   T h i s 
c h a n g e  i s  s h o w n  o n  t h e  f i n a l  m a s t e r 
p l a n .  D e t a i l s  a r e  i n c l u d e d  i n  t h e  P h a s e d 
M a s t e r  P l a n  c h a p t e r .
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s c e n a r i o  d e v e l o p m e n t
i n t e r s e c t i o n  a n a l y s e s

4 . 7

i n t e r s e c t i o n  a l t e r n a t i v e s 
The intersect ion of Secrest Short Cut Road, Kerr  Street,  Concord Avenue and Patton Avenue became a concern for many dur ing the planning 
process.   The conf luence of these roads creates some confus ion and visual clutter.   I t  also is  the center of the neighborhood and the focal point for 
the motor ing publ ic.   For this  reason, t raff ic engineers were asked to review traff ic data to ident i fy opt ions for potent ial  intersect ion reconf igurat ion. 
A ser ies of opt ions were presented to the Advisory Committee, and general  consensus was that two intersect ion types would be appropr iate given 
the geometry and travel patterns of the area.  The mast arm s ignal ized intersect ion conf igurat ion was the most popular,  but a roundabount was also 
invest igated.  Considerat ions that inf luenced the select ion included: space required for construct ion, l ikely cost,  walkabi l i ty (pedestr ian exper ience 
and safety),  and traff ic performance.  The Intersect ion Alternatives exhibit  summarizes the character ist ics of each intersect ion conf igurat ion. 

roundabout square green signal ized



Transportat ion Investment Opportunit ies
The choice to show the s ignal izat ion option in the 
master plan graphics was inf luenced by i ts  walkabi l i ty 
character ist ics and l ikely ease of endorsement by 
NCDOT given i ts  t radit ional design character ist ics.  In 
addit ion to the intersect ion, an exhibit  was prepared 
that inventor ied other high pr ior i ty t ransportat ion 
locations.   These locations are displayed in the 
Transportat ion Investment Opportunit ies exhibit  to the 
left .

•	 The ORANGE  h ighl ighted roadway opportunit ies 
emphasize opportunit ies for st reetscape 
enhancements,  walkable streetscapes, 
underground ut i l i ty relocations,  st reet t rees, 
improved s idewalks,  and in some cases,  potent ial 
for new roadway connections.

•	 The YELLOW  area highl ights the need for an 
improved intersect ion in the way of either a 
s ignal ized intersect ion or a round-a-bout.

•	 The  GREEN  areas highl ight opportunit ies for 
interchange enhancements,  including landscaping 
treatments and gateway monumentat ion.

s c e n a r i o  d e v e l o p m e n t
t r a n s p o r t a t i o n  i m p r o v e m e n t
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m a s t e r  p l a n
i n t r o d u c t i o n

5 . 0

m a s t e r  p l a n
T h e  p r e c e d i n g  p o r t i o n  o f  t h i s  w o r k b o o k  s e t s  t h e  s t a g e  f o r  t h e 
d e v e l o p m e n t  o f  d e t a i l e d  d e s i g n  a l t e r n a t i v e s  f o r  l a n d  u s e ,  u r b a n 
f o r m ,  a n d  t r a n s p o r t a t i o n .   T h e  r e s u l t i n g  m a s t e r  p l a n  i s  i n s p i r e d  b y 
a n  e s t a b l i s h e d  s e t  o f  g u i d i n g  p r i n c i p l e s  a n d  t h e  l a n d  d e v e l o p m e n t 
p r o g r a m  o f  C o n c e p t  B .   T h e  s u p p o r t i n g  e x h i b i t s  c o m m u n i c a t e  d e s i g n 
d e t a i l s  f o r  a  v a r i e t y  o f  e l e m e n t s  w i t h i n  t h e  p l a n .   S p e c i f i c a l l y ,  t h i s 
c h a p t e r  c o n t a i n s :

• 	 P r e c e d e n t  I m a g e s  i n t e n d e d  t o  o f f e r  t h e  r e a d e r  a  b e t t e r  f e e l  o f 
t h e  t y p e s  o f  e n v i r o n m e n t s  t h a t  b e i n g  s o u g h t

• 	 C o n c e p t u a l  D i a g r a m  c o m m u n i c a t i n g  k e y  c o n t e x t  z o n e s  a n d 
f e a t u r e s  f o r  r e v i t a l i z a t i o n  w i t h  p a r t i c u l a r  a t t e n t i o n  t o  w a l k s h e d s 
a n d  w a l k a b i l i t y

• 	 B u b b l e  D i a g r a m  t h a t  t r a n s l a t e s  C o n c e p t  B  w i t h  c o r r e s p o n d i n g 
a n n o t a t i o n

• 	 F u t u r e  F r a m e w o r k  t h a t  d i s p l a y s  i l l u s t r a t i v e  b u i l d i n g  f o r m s  a n d 
f u t u r e  s t r e e t  c o n n e c t i v i t y

• 	 L a n d  U s e  P r o g r a m  c o m m u n i c a t i n g  t h e  i n t e n d e d  u s e s  w i t h i n  e a c h 
o f  t h e  b u i l d i n g  f o r m s  s h o w n  o n  t h e  f r a m e w o r k  e x h i b i t

• 	 C o m p r e h e n s i v e  M a s t e r  P l a n  a s  a  c o m p l e t e  r e p r e s e n t a t i o n  o f  a 
p o t e n t i a l  r e v i t a l i z a t i o n  o f  t h e  a r e a

• 	 T r a n s p o r t a t i o n  E n h a n c e m e n t s  d e s c r i b e d  i n  a  m a p  w i t h  s u p p o r t i n g 
t y p i c a l  c r o s s - s e c t i o n s ,  i n t e r s e c t i o n  s c h e m a t i c s ,  a n d  r e p r e s e n t a t i v e 
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Conceptual Diagram  & Walkabil i ty
•	 A major i ty of the urban core is  walkable 

within a 1/4-mi le radius
•	 Connections to exist ing activ i ty/retai l 

centers are walkable within a 1/2-mi le 
radius

•	 1/4-mi le and 1/2-mi le radi i  typical ly 
represent 5 to 10 minute walks respectively

m a s t e r  p l a n
i n i t i a l  c o n c e p t u a l  d i a g r a m

5 . 2

k e y

c o n t e x t  z o n e s

r e v i t a l i z a t i o n  a r e a

s t a b l e  r e s i d e n t i a l

t r a n s i t i o n a l  a r e a

w a l k a b i l i t y  d i s t a n c e  r a d i i

n e i g h b o r h o o d  c e n t e r

n e i g h b o r h o o d  g a t e w a y
n o d e  l o c a t i o n s

e x i s t i n g  g r e e n  s p a c e
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2

3

*
s t u d y  a r e a
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Conceptual Diagram
The conceptual diagram represents in i t ial 
conversat ions relat ing to the overal l  f ramework and 
land use programming of the study area that could 
be achieved based on market analys is  and pr ior 
exper ience.  The diagram highl ights dif ferent uses 
within the study area in their  most l ikely locations 
and ident i f ies the necessary roadway connections 
that would accommodate the uses depicted. 

m a s t e r  p l a n
c o n c e p t u a l  d i a g r a m
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Future Framework
Based on the conceptual diagram and the 
future f ramework plan shows the needed 
roadway improvements and a strategical ly 
places bui ldings and infrastructure to support 
a walkable, v ibrant urban core. The focus of 
the future f ramework plan was to revital ize Kerr 
Street to become the new “Main Street” for the 
Concord Avenue Area.

m a s t e r  p l a n
f u t u r e  f r a m e w o r k
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Land Use Program
Attent ion was given to how potent ial  uses would 
function as elements of the urban core throughout 
the process of creating a conceptual layout for the 
study area. 

Part icular attent ion was given to types of uses 
that would strengthen the economic vital i ty of the 
area. The proposed framework consists  of a mixture 
of housing types,  redevelopment of exist ing retai l 
centers,  development of new retai l  blocks,  and a 
mixture of off ice and retai l  along Kerr  Street.  This 
st rategic mixture aims to revital ize exist ing uses and 
improve economic vital i ty.  The selected uses have 
been ident i f ied on this  map. 

m a s t e r  p l a n
l a n d  u s e  p r o g r a m
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Comprehensive Master Plan
Once the future f ramework and 
land use program were establ ished, 
a comprehensive master plan was 
created. Highl ights of the master plan 
include: 

•	 Strengthened vehicular 
connectiv i ty

•	 Enhanced pedestr ian corr idors 
and access

•	 Streetscape enhancements 	
such as:  st reet t rees,  widened 	
s idewalks,  on-street parking,   	
bicycle accommodations,    	
and improved intersect ions

•	 Bui ldings that di rect ly face and 
address the streetscape and 
pedestr ian zones

•	 Inter ior and shared parking
•	 Amenit ized storm water solut ions
•	 An emphasis  on the urban core  

by creating a “Main Street” 
•	 Real igned roadway network 	

to accommodate a s ignal ized 
intersect ion at Kerr  Street and 	
Concord Avenue.

•	 Creating a publ ic green space for 
events and community 	
gather ings

•	 Redevelopment of exist ing 
di lapidated retai l  centers

•	 Preservat ion and enhancement 
of exist ing stable neighborhoods 
within and adjacent to the study 
area

5 . 6
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public event space and trail system 
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Transportat ion Enhancements
This  map identi f ies areas where proposed cross-
sect ions are located. The cross-sect ions are general  in 
nature but ref lect the way the roads and surrounding 
environment should function within the study area. 
Special  emphasis  was given to increasing pedestr ian 
connectiv i ty.  The detai ls  of proposed cross sect ions 
can be found on the fol lowing pages. 

m a s t e r  p l a n
c r o s s  s e c t i o n  p l a n  k e y
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m a s t e r  p l a n
t y p i c a l  c r o s s  s e c t i o n s

Concord Avenue

The Concord Avenue cross-sect ion 
highl ights bui lding faces on both 
s ides of the streets,  creating an urban 
edge  placed strategical ly behind 
s idewalks.  Trees and pedestr ian l ights 
wi l l  l ine the s idewalks.  Ut i l i t ies are 
planned to be moved underground. 
A center turn- lane al lows vehicles 
to access parking behind bui ldings 
without restr ict ing moving traff ic.  Al l 
t ravel lanes wi l l  become shared bike/
travel lanes. 

Lomax Street (Sel ls  to Secrest)

This  two-lane cross-sect ion is  more 
res ident ial  in nature. Lomax Street 
focuses pedestr ian connections to one 
s ide of the street with an 8 foot planter 
st r ip to accommodate trees.  Al l  t ravel 
lanes wi l l  become shared bike/travel 
lanes. 

5 . 8
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* Locations for the cross sections, interchange improvements, and intersection improvements are referenced on sheet 3.7.
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t y p i c a l  c r o s s  s e c t i o n s

5 . 9

Lomax Street (Secrest to Concord)

This  cross sect ion represents the new r ing 
road that wi l l  be emphasized through 
the urban core. At this  location of the 
Lomax Street extension, 8 foot planter 
st r ips and 6 foot s idewalks wi l l  l ine each 
s ide of the street.  Addit ions to the 
pedestr ian environment include street 
l ights and trees.  Travel lanes wi l l  include 
sharrows to indicate a shared bike/travel 
lanes. 

Lomax Street (Extension)

At this  Lomax Street extension location, 
one wide s idewalk is  provided at the 
back of the curb. Street t rees and 
pedestr ian street l ight ing are provided 
within the s idewalk.  The travel lanes 
are shared bike/travel lanes.  A center 
turn lane is  provided for easier access 
to parking lots in the surrounding 
developments. 

C

D

* Locations for the cross sections, interchange improvements, and intersection improvements are referenced on sheet 4.7.5 . 9
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* Locations for the cross sections, interchange improvements, and intersection improvements are referenced on sheet 4.7.

m a s t e r  p l a n
i n t e r s e c t i o n  i m p r o v e m e n t s

5.10* Locations for the cross sections, interchange improvements, and intersection improvements are referenced on sheet 4.7.
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Intersection Improvements

The network shown below highl ights four 
intersect ion and location improvements along 
Skyway Dr ive located at the western edge of 
the urban core. Areas 1,3,and 4 emphasize 
aesthet ic t reatments,  including enhanced 
pedestr ian connections,  st reet l ight ing, and 
trees that l ine the roadway. Area 2 focuses on 
s ignal ized intersect ion improvements at Lydia 
Street as shown in the rendering to the left .  The 
schematic intersect ion perspective for Area 2 
includes enhanced pedestr ian accommodations 
as wel l  as mast arm traff ic s ignals,  pedestr ian 
cross ing s ignals,  and the movement of exist ing 
ut i l i t ies underground. I t  i s  v i tal  to address 
these intersect ions as they wi l l  provide access 
connections for pedestr ians,  bicycl ists ,  and 
vehicles f rom the surrounding neighborhoods to 
study area as wel l  as the urban core. 
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Kerr Street

The revital ized Kerr  Street wi l l  act as a 
catalyst  for economic development in 
the urban core. The Concord Avenue 
area’s new “Main Street” wi l l  showcase  
wide, walkable pedestr ian zones with 
room for outdoor seating as wel l  as 
t rees and street l ight ing. Bui ldings wi l l 
s i t  di rect ly on the designated setbacks 
and face Kerr  Street.  This  wi l l  provide 
a more walkable environment that 
promotes pedestr ian access to ground 
f loor retai l  as wel l  as nearby off ice 
space. The bui ldings that face Kerr 
Street should be in between two and 
three stor ies tal l .  I f  these guidel ines 
are met,  part icular ly the healthy mix 
of off ice and retai l  space, Kerr  Street 
wi l l  improve i ts  sense of place and its 
overal l  ident ity. 

F
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m a s t e r  p l a n
i n t e r s e c t i o n / r e - a l i g n m e n t
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Concord Ave / Patton Ave Re-Alignment

The exist ing intersect ion of Concord Avenue and 
Patton Avenue became the focus of the proposed 
framework plan. The current al ignment of Patton 
Avenue, Concord Avenue, and Kerr  Street create 
a void, an unfocused space (upper left  image).  
The renderings shown here provide an example 
of s ignal ized intersect ion treatments.  Two options 
were considered for the preferred intersect ion 
treatment.  Ult imately,  the option for the typical 
intersect ion was chosen due to i ts  more eff ic ient 
use of avai lable space. Real ignment of these 
roads to a more typical intersect ion can not 
only improve pedestr ian connections but wi l l 
provide more viable retai l  opportunit ies ( lower left 
image).  Kerr  Street wi l l  al ign direct ly at the new 
intersect ion and create a vista into the core’s 
new “Main Street”.
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e x i s t i n g  f r a m e w o r k

p r o p o s e d  f r a m e w o r k
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* Locations for the cross sections, interchange improvements, and intersection improvements are referenced on sheet 4.7.
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Landscaping/Gateway Opportunit ies

The interchanges located at the 
northern boundary of the study area on 
US-74 provide many opportunit ies for 
a grand entrance and gateway that 
t ravelers wi l l  exper ience as you enter 
the revital ized urban core (See Exhibit 
4.7).  Enhancements include gateway 
monumentat ion, decorat ive br idge 
treatments,  landscaping treatments, 
as wel l  as improved pedestr ian 
and vehicular l ight ing.  Examples 
of landscaping treatments for the 
interchanges are shown in the image to 
the r ight.
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6 . 0

a c t i o n  p l a n 

T h e  C o n c o r d  A v e n u e  A r e a  M a s t e r  P l a n  b e g a n  w i t h  t h e  i n t e n t i o n 
t o  c o l l e c t ,  r e f i n e ,  c o m m u n i c a t e ,  a n d  e x e c u t e  a  v i s i o n  f o r  t h e 
s t u d y  a r e a .  T h e  r e s u l t i n g  s t r a t e g y  r e p r e s e n t s  t h e  c o n t r i b u t i o n s 
o f  t h e  c o m m u n i t y ,  A d v i s o r y  C o m m i t t e e ,  a n d  l o c a l  s t a f f . 
S u c c e s s f u l l y  i m p l e m e n t i n g  t h e  p l a n  w i l l  r e q u i r e  a c t i v e  a n d 
e n d u r i n g  p a r t n e r s h i p s  a m o n g  t h e s e  s a m e  g r o u p s .  T h i s  c o n c l u d i n g 
c h a p t e r  p r o v i d e s  a  b r o a d  s e t  o f  r e c o m m e n d a t i o n s  g r o u p e d  i n t o 
f o u r  c a t e g o r i e s — P l a n s ,  P o l i c i e s ,  P r o g r a m s ,  a n d  P r o j e c t s .  O n c e 
i n t r o d u c e d ,  t h e  r e c o m m e n d a t i o n s  a r e  r e p r e s e n t e d  i n  a  S t r a t e g y 
B o a r d  t h a t  p r o v i d e s  a d d i t i o n a l  d e t a i l  o n  p h a s i n g ,  r e s p o n s i b i l i t i e s , 
c o s t s ,  a n d  f u n d i n g  s o u r c e s .  

I t ’ s  e m p h a s i z e d  t h a t  i m p l e m e n t a t i o n  o f  t h e  p l a n  d o e s  n o t  r e q u i r e 
a l l  r e c o m m e n d a t i o n s  b e  c o m p l e t e d  i n  u n i s o n .  A  s u c c e s s f u l 
a p p r o a c h  p r o m o t e s  f l e x i b i l i t y  a n d  e m p h a s i z e s  t h e  p a r t n e r s h i p s 
b e t w e e n  t h e  C i t y ,  c o m m u n i t y  a d v o c a t e s ,  s t a k e h o l d e r s ,  a n d  t h e 
d e v e l o p m e n t  c o m m u n i t y .  T h i s  a p p r o a c h  a l l o w s  f o r  i n c r e m e n t a l 
i m p l e m e n t a t i o n  a s  n e w  d e v e l o p m e n t  o c c u r s  a n d  f u n d i n g  s o u r c e s 
b e c o m e  a v a i l a b l e .  A t  i t s  c o r e ,  t h e  S t r a t e g y  B o a r d  e m p h a s i z e s 
t h a t  p a r t n e r s h i p s  c a n  b e  l e v e r a g e d  t o  e n s u r e  s t r a t e g i c  a n d 
t i m e l y  i n v e s t m e n t s .  W i t h  p e r s i s t e n c e  a n d  p a t i e n c e ,  t h i s  c r i t i c a l 
a r e a  o f  t h e  c i t y  w i l l  e x p e r i e n c e  r e j u v e n a t i o n .

Action I tems
The Concord Avenue Area Plan is  intended 
to be referenced by the City as publ ic 
and pr ivate decis ions are made regarding 
development,  redevelopment,  capital 
investment,  and economic development. 
The fol lowing action i tems al ign with 
the planning themes establ ished ear ly 
in the planning process with the expl icit 
purpose of guiding future decis ions.  They 
are presented in the pages that fol low in 
one of four categories—plans ,  programs , 
policies ,  and projects .

p l a n s  •  p r o g r a m s  •  p o l i c i e s  •  p r o j e c t s
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a  c t i o n  p l a n

C o m p l e t i n g  t h e  C o n c o r d  A v e n u e  A r e a  M a s t e r  P l a n  i s  t h e  f i r s t
s t e p  i n  r e v i t a l i z i n g  t h i s  i m p o r t a n t  a r e a  o f  t h e  C i t y .  A  v a r i e t y  o f
p l a n s ,  s o m e  u n d e r w a y  a n d  s o m e  t o  c o m e ,  w i l l  e n s u r e  t h e
c o m m u n i t y  v i s i o n  c a r r i e s  f o r w a r d .

• 	 A d o p t i n g  t h e  p l a n  |  T h e  f i r s t  s t e p  i n  f u l f i l l i n g  t h e  v i s i o n  o f  t h e 
C o n c o r d  A v e n u e  A r e a  M a s t e r  P l a n  i s  t h e  m o s t  f u n d a m e n t a l : 
d e t e r m i n e  w h a t  t o  d o  w i t h  t h e  p l a n .  T h e  m o s t  d e l i b e r a t e 
a c t i o n  w o u l d  b e  f o r  t h e  C i t y  o f  M o n r o e  t o  a d o p t  t h e  p l a n . 
W h i l e  a d o p t i o n  w i l l  n o t  m a k e  t h e  c o n t e n t  o f  t h e  p l a n  l e g a l l y 
b i n d i n g ,  i t  w i l l  s e r v e  a s  a  f o r m a l  a c c e p t a n c e  o f  t h e  p l a n n i n g 
p r o c e s s  a n d  o u t c o m e s .

• 	 C o o r d i n a t i n g  w i t h  o t h e r  p l a n n i n g  e f f o r t s  |  J u s t  a s  t h e  C o n c o r d 
A v e n u e  A r e a  M a s t e r  P l a n  i n c l u d e d  a  r e v i e w  o f  p r e v i o u s  p l a n , 
i t  s h o u l d  p r o v i d e  g u i d a n c e  t o  f u t u r e  p l a n n i n g  i n i t i a t i v e s  t h a t 
t o u c h  t h e  s t u d y  a r e a .  O n g o i n g  p l a n s  s h o u l d  r e f e r e n c e  t h e 
o u t c o m e s  o f  t h e  p l a n  a n d  p r e v i o u s  p l a n s  s h o u l d  b e  a m e n d e d 
w h e r e  n e c e s s a r y  t o  d e m o n s t r a t e  t h e  m a s t e r  p l a n ’ s  v i s i o n . 
I n  p a r t i c u l a r ,  t h e  C i t y  s h o u l d  i n c o r p o r a t e  t h e  r e v i t a l i z a t i o n 
s t r a t e g y  i n t o  F o r w a r d  M o n r o e ,  t h e  o n g o i n g  c i t y - w i d e  l a n d  u s e 
a n d  t r a n s p o r t a t i o n  p l a n n i n g  e f f o r t .  B e c a u s e  F o r w a r d  M o n r o e 
i n c l u d e s  a  C o m p r e h e n s i v e  T r a n s p o r t a t i o n  P l a n  c o m p o n e n t , 
i t  c a n  h e l p  p o s i t i o n  M o n r o e  t o  r e c e i v e  f u n d i n g  f r o m  t h e 
C h a r l o t t e  R e g i o n a l  T r a n s p o r t a t i o n  P l a n n i n g  O r g a n i z a t i o n 
( C R T P O )  f o r  i d e n t i f i e d  c a p i t a l  i m p r o v e m e n t s .  R e g i o n a l  p l a n s 
s u c h  a s  t h e  U S - 7 4  R e v i t a l i z a t i o n  S t u d y ,  a  m u l t i - j u r i s d i c t i o n a l 
e f f o r t  b e t w e e n  U n i o n  C o u n t y ,  t h e  C i t y  o f  M o n r o e ,  a n d 
n e i g h b o r i n g  t o w n s ,  s h o u l d  b e  m o n i t o r e d  t o  d e t e r m i n e  i f  t h e i r 
g o a l s  a n d  a c t i o n s  a l i g n  w i t h  t h e  C o n c o r d  A v e n u e  A r e a  M a s t e r 
P l a n .  W h e r e  p o s s i b l e  a n d  n e c e s s a r y ,  t h e  C i t y  s h o u l d  r e q u e s t 
a m e n d m e n t s  a n d  m o d i f i c a t i o n s .

Action:
Receive recommendation for adoption f rom 
Planning Board and adoption f rom City Counci l .

Action:
Incorporate the revital izat ion strategy into Forward 
Monroe and monitor future planning efforts  for 
consistency.

p l a n s  •  p r o g r a m s  •  p o l i c i e s  •  p r o j e c t s
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• 	 E s t a b l i s h i n g  a  n e i g h b o r h o o d  i d e n t i t y  |  A  u n i f o r m  i d e n t i f y 
w o u l d  i n c l u d e  t h e  c r e a t i o n  o f  a  b r a n d  s t a t e m e n t  a n d  g r a p h i c s 
f o r  t h e  C o n c o r d  A v e n u e  a r e a .  T h e  i d e n t i t y  s h o u l d  b e  a p p l i e d 
t o  s p e c i f i c  m a r k e t i n g  s t r a t e g i e s  a n d  c o l l a t e r a l  f o r  f u t u r e 
d e v e l o p m e n t  ( a n d  i n c o r p o r a t e d  i n t o  t h e  w o r k  p l a n s  o f  v a r i o u s 
g r o u p s  p r o m o t i n g  t h e  C i t y  o f  M o n r o e ) .  T h e  d e v e l o p m e n t 
o f  a  n e i g h b o r h o o d  i d e n t i t y  s h o u l d  i n c l u d e  a  h i g h  l e v e l  o f 
p u b l i c  p a r t i c i p a t i o n  a n d  b e  c o m p l i m e n t a r y  t o  ( r a t h e r  t h a n  i n 
c o m p e t i t i o n  w i t h )  d o w n t o w n  M o n r o e . 

• 	 I m p r o v i n g  w a y f i n d i n g  |  A  c o m p r e h e n s i v e  w a y f i n d i n g  p l a n  t h a t 
d e s c r i b e s  g a t e w a y  t r e a t m e n t s  a n d  d i r e c t i o n a l  s i g n a g e  f o r 
p r i m a r y  g a t e w a y s ,  i d e n t i t y  s i g n a g e ,  a n d  d e s t i n a t i o n  m a r k e r s . 
T h e  p l a n  s h o u l d  i n c l u d e  a  s i g n  s c h e d u l e  s h o w i n g  d e s i g n , 
c o n t e n t ,  a n d  l o c a t i o n  o f  a l l  w a y f i n d i n g  s i g n a g e .  A l l  w a y f i n d i n g 
s h o u l d  i n c o r p o r a t e  a  u n i q u e  a n d  u n i f i e d  b r a n d  i d e n t i t y  f o r  t h e 
C o n c o r d  A v e n u e  A r e a .  W a y f i n d i n g  w i l l  b e c o m e  p a r t i c u l a r l y 
i m p o r t a n t  a s  r e v i t a l i z a t i o n  o f  t h e  s t u d y  a r e a  c o m m e n c e s .

• 	 P r o v i d i n g  t r a n s p o r t a t i o n  c h o i c e s  |  T h e  m a s t e r  p l a n  a d v o c a t e s 
f o r  t h o u g h t f u l  i n c o r p o r a t i o n  o f  l a n d  u s e  a n d  u r b a n  d e s i g n 
t h r o u g h o u t  t h e  s t u d y  a r e a  t o  s u p p o r t  a  m o r e  e f f i c i e n t 
t r a n s p o r t a t i o n  s y s t e m .  L i n k i n g  l a n d  u s e ,  u r b a n  d e s i g n ,  a n d 
t r a n s p o r t a t i o n  d e c i s i o n - m a k i n g  p r o c e s s e s  p r o m o t e s  t h e 
l i v a b i l i t y  o f  t h e  a r e a ,  m e a s u r e d  f o r  t r a n s p o r t a t i o n  b y  s h o r t e n i n g 
t h e  d i s t a n c e  b e t w e e n  d e s t i n a t i o n s  a n d  p r o v i d i n g  m o r e  t r a v e l 
m o d e  c h o i c e s .

• 	 P r o m o t i n g  c o m m u n i t y  s p a c e s  |  D i s t i n c t i v e  p l a c e s  i n  a 
c o m m u n i t y  o f t e n  a r e  i t s  o p e n  s p a c e s ,  w h e t h e r  b u i l t  o r  n a t u r a l . 
T h e s e  p l a c e s  p r o v i d e  c o m m u n i t y  g a t h e r i n g  s p a c e  t h r o u g h 
t h e  c r e a t i o n  o f  p u b l i c l y  a c c e s s i b l e  l o c a t i o n s  o f  v a r y i n g  s i z e . 
C o m m u n i t y  s p a c e s  c a n  b e  d e v e l o p e d  d i r e c t l y  b y  t h e  C i t y , 
e x c l u s i v e l y  t h r o u g h  p r i v a t e  d e v e l o p m e n t ,  o r  b y  w a y  o f  p u b l i c -
p r i v a t e  p a r t n e r s h i p s .

Action:
Conduct a branding study and execute i ts 
recommendations to ful ly leverage the Concord 
Avenue area’s preferred ident i fy.

Action:
Conduct a wayf inding study with design 
schematics for gateway treatments,  s ignage, and 
dest inat ion markers. 

Action:
Ident i fy high-pr ior i ty s idewalk connections that 
increase bicycle and pedestr ian access ibi l i ty 
within the Concord Avenue area and to other 
dest inat ions such as downtown.

Action:
Promote the inclus ion of community spaces in 
the study area and throughout the city as part of 
the Forward Monroe Land Use and Transportat ion 
Plan with considerat ion for how these spaces are 
accessed by surrounding neighborhoods.
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A c h i e v i n g  t h e  c o m m u n i t y ’ s  v i s i o n  f o r  t h e  C o n c o r d  A v e n u e  a r e a
w i l l  r e q u i r e  c o m m i t m e n t  a n d  d e t e r m i n a t i o n  f r o m  a  v a r i e t y  o f
i n d i v i d u a l s  a n d  g r o u p s  b o t h  w i t h i n  t h e  C i t y  a n d  f r o m  e x t e r n a l
p a r t n e r s .  A  v a r i e t y  o f  p r o g r a m s  w i l l  b e  n e c e s s a r y  t o  i n s t i g a t e  a n d
s u p p o r t  t h e  p l a n ’ s  r e c o m m e n d a t i o n s .

• 	 I d e n t i f y i n g  a  c h a m p i o n  |  L o c a t i o n s  w h e r e  a  c i t y  i d e n t i f i e s  a n 
i n t e r n a l  c h a m p i o n  a r e  o f t e n  m o r e  s u c c e s s f u l  a t  i m p l e m e n t i n g 
a  p l a n .  T h i s  o f t e n  i s  a c c o m p l i s h e d  b y  h i r i n g  a  s p e c i f i c 
i n d i v i d u a l  a s  t h e  “ C E O  f o r  t h e  P l a n ” .  T h r o u g h  t h e  a s s i g n m e n t 
o f  t h i s  r o l e ,  t h e  C i t y  i s  e f f e c t i v e l y  s a y i n g  t h a t  i m p l e m e n t i n g 
t h e  P l a n  i s  a  p r i o r i t y .  I t  a l s o  h o l d s  a n  i n d i v i d u a l  r e s p o n s i b l e  f o r 
a d v a n c i n g  t h e  i n i t i a t i v e s  s e t  f o r t h  i n  t h e  p l a n .  F o r  t h i s  p r o j e c t , 
t h e  d e s i g n a t e d  r o l e  w o u l d  b e  r e s p o n s i b l e  f o r  m o n i t o r i n g 
p r o g r e s s ,  r e p o r t i n g  t o  C o u n c i l  o n  i n c r e m e n t a l  i n i t i a t i v e s ,  a n d 
s u p p o r t i n g  t h e  o t h e r  a d v o c a c y  r o l e s  o f  i m p l e m e n t e r s  ( p r i v a t e 
s e c t o r )  a n d  r e s i d e n t s . 

• 	 A c q u i r i n g  p r o p e r t y  |  T o  p r o t e c t  k e y  p a r c e l s  w i t h i n  t h e  C o n c o r d 
A v e n u e  s t u d y  a r e a ,  t h e  C i t y  o f  M o n r o e  s h o u l d  c o n s i d e r  t h e 
d e v e l o p m e n t  o f  a n  a c q u i s i t i o n  p o l i c y  f o r  p r o p e r t i e s  t h a t 
b e c o m e  a v a i l a b l e  o r  a r e  n o t  m a i n t a i n e d  t o  m i n i m u m  h o u s i n g 
c o d e .  A  w o r k i n g  i n v e n t o r y  o f  k e y  p a r c e l s  s h o u l d  b e  m a i n t a i n e d 
b y  s t a f f .

Action:
Hire an addit ional planner to represent and 
support Plan implementat ion. 

Action:
Establ ish a property acquis i t ion pol icy and monitor 
the status of key parcels.  

p l a n s  •  p r o g r a m s  •  p o l i c i e s  •  p r o j e c t s
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• 	 C r e a t i n g  a  f o r u m  f o r  a d v o c a c y  |  A d v o c a c y  o f t e n  o c c u r s 
m o s t  e f f e c t i v e l y  a t  t h e  n e i g h b o r h o o d  l e v e l ,  a n d  p l a c e s  w i t h 
i d e n t i f i e d  n e i g h b o r h o o d  l e a d e r s h i p  a n d  o r g a n i z e d  a d v o c a c y 
t e n d  t o  b e  m o r e  s u c c e s s f u l  a t  e n s u r i n g  c o m p l i a n c e  w i t h  l o c a l 
p l a n  g o a l s .  O f t e n  t h e s e  g r o u p s  t a k e  t h e  f o r m  o f  n e i g h b o r h o o d 
a s s o c i a t i o n s  o r  o r g a n i z e d  c i t i z e n  g r o u p s .  T h e s e  g r o u p s  b e s t 
r e p r e s e n t  t h e  p e r s p e c t i v e  o f  l o c a l  r e s i d e n t s  a n d  a r e  b e t t e r 
p o s i t i o n e d  t o  e n s u r e  c o m p l i a n c e  w i t h  t h e  d e s i r e d  v i s i o n  a n d 
p l a n  i n i t i a t i v e s .  M o s t  i m p o r t a n t l y ,  t h e y  r e m i n d  C i t y  C o u n c i l  o f 
t h e  i m p o r t a n c e  o f  t h e  p l a n  a n d  r e p r e s e n t  t h e  n e i g h b o r h o o d 
p e r s p e c t i v e  a s  i n c r e m e n t a l  i m p l e m e n t a t i o n  d e c i s i o n s  a r e 
c o n t e m p l a t e d  b y  t h e  p l a n n i n g  b o a r d  a n d  c i t y  c o u n c i l . 
T h e  n e i g h b o r h o o d  g r o u p ’ s  p r e s e n c e  c r e a t e s  a  p a r t n e r s h i p 
b e t w e e n  t h e  c i t y  a n d  i t s  r e s i d e n t s  o n  t h e  s h a r e d  p r i o r i t y  o f 
r e v i t a l i z a t i o n .  T h e  n e i g h b o r h o o d s  i n  t h e  r e v i t a l i z a t i o n  a r e a 
m a y  r e q u i r e  h e l p  f r o m  t h e  C i t y  w i t h  o r g a n i z a t i o n .  I n  t h e 
a b s e n c e  o f  a n  e x i s t i n g  n e i g h b o r h o o d  a s s o c i a t i o n  a n d / o r 
i d e n t i f i e d  c o m m u n i t y  l e a d e r ,  t h e  C i t y  o f  M o n r o e  m a y  n e e d  t o 
a s s i s t  r e s i d e n t s  t h r o u g h  a s s e t  b u i l d i n g  ( i n v e s t i n g  i n  p e o p l e  a n d 
o f f e r i n g  o r g a n i z a t i o n a l  s u p p o r t ) .  T h i s  p r o c e s s  m a y  b e  a s  s i m p l e 
a s  o f f e r i n g  a  p l a c e  f o r  t h e  g r o u p  t o  m e e t  o n  a  r e g u l a r  b a s i s 
o r  a s s i s t i n g  w i t h  c o m m u n i c a t i o n  ( t h r o u g h  e m a i l ,  m a i n t a i n i n g 
a  c o n t a c t  d a t a b a s e ,  o r  w e b  b a s e d  m a t e r i a l s ) .  A s s i s t a n c e 
f r o m  t h e  C i t y  c o u l d  b e  p r o v i d e d  f r o m  t h e  d e s i g n a t e d  i n t e r n a l 
c h a m p i o n  d e s c r i b e d  a b o v e . 

• 	 T r a c k i n g  i n v e s t m e n t s  |  T h e  C i t y  o f  M o n r o e  a n d  l o c a l 
s t a k e h o l d e r s  s h o u l d  m o n i t o r  a n d  e v a l u a t e  i m p l e m e n t a t i o n 
o f  r e c o m m e n d a t i o n s  p r e s e n t e d  i n  t h e  C o n c o r d  A v e n u e  A r e a 
M a s t e r  P l a n .  S t a f f  s h o u l d  p e r i o d i c a l l y  s u m m a r i z e  p r o g r e s s  i n 
t h e  s t u d y  a r e a  f o r  p r e s e n t a t i o n  t o  C i t y  C o u n c i l .  A  c h e c k l i s t 
s h o u l d  b e  c r e a t e d  f o r  r e v i e w i n g  e n t i t l e m e n t  a p p l i c a t i o n s  t o 
a s s i s t  w i t h  c o m p a r i s o n  o f  p r o p o s a l  a n d  p l a n  r e c o m m e n d a t i o n s . 

Action:
Establ ish and empower a community advocacy 
group to monitor the ongoing implementat ion of 
the master plan. 

Action:
Create a checkl ist  to aid in comparing ent it lement 
appl icat ions with recommendations of the 
Concord Avenue Area Plan. 

Contents
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• 	 M o n i t o r i n g  p r o g r e s s  |  O n e  w a y  t o  e l e v a t e  t h e  i m p o r t a n c e 
o f  p l a n  i m p l e m e n t a t i o n  i s  t o  h o s t  a  r e g u l a r  I m p l e m e n t a t i o n 
R o u n d  T a b l e .  T h i s  m e e t i n g  c o u l d  o c c u r  q u a r t e r l y  a t  t h e  o u t s e t 
w i t h  l e s s  f r e q u e n c y  a s  p r o g r e s s  i s  m a d e .  T h e  m e e t i n g s  w o u l d 
b e  o r g a n i z e d  b y  t h e  C i t y  a n d  w o u l d  i n c l u d e  a  n e i g h b o r h o o d 
r e p r e s e n t a t i v e  a s  w e l l  a s  i n t e r n a l  c h a m p i o n ;  h o w e v e r , 
e m p h a s i s  o n  a t t e n d a n c e  b y  l o c a l  i n v e s t o r s ,  d e v e l o p e r s , 
a n d  p r o p e r t y  o w n e r s  w i l l  b e  i m p o r t a n t .  T h e  k e y  a g e n d a 
i t e m s  w o u l d  b e  t o  d i s c u s s  i m p l e m e n t a t i o n  p r o g r e s s  a s  w e l l 
a s  b a r r i e r s  t h a t  a r e  l i m i t i n g  o r  i m p e d i n g  i m p l e m e n t a t i o n .  T h e 
i d e n t i f i c a t i o n  o f  t h e s e  o b s t a c l e s  w i l l  b e n e f i t  f r o m  a  c o l l e c t i v e 
s e t  o f  e x p e r i e n c e d  i n d i v i d u a l s  t o  d e t e r m i n e  t h e  b e s t  m e t h o d s 
o f  o v e r c o m i n g  t h e  c h a l l e n g e s . 

• 	 A s s e s s i n g  h o u s i n g  d e m a n d  |  R e s i d e n t i a l  d e m a n d  i s  a n  e v e r -
c h a n g i n g  l a n d s c a p e  a n d  d e v e l o p m e n t  s t y l e s  a n d  p r e f e r e n c e s 
o f t e n  s h i f t .  U s i n g  s o u r c e s  s u c h  a s  l o c a l  m e d i a  o u t l e t s ,  U r b a n 
L a n d  I n s t i t u t e ,  a n d  p u b l i s h e d  d a t a s e t s  g e n e r a t e d  b y  p r i v a t e 
c o n s u l t i n g  f i r m s ,  t h e  C i t y  o f  M o n r o e  s h o u l d  m o n i t o r  n a t i o n a l 
a n d  r e g i o n a l  t r e n d s  i n  h o u s i n g .  I t  i s  p o s s i b l e  t h a t  s h i f t s  i n 
h o u s i n g  t r e n d s ,  c o u l d  f a c i l i t a t e  m o d i f i c a t i o n s  t o  d e n s i t i e s  a n d 
u n i t  t y p e s  d e m o n s t r a t e d  i n  t h e  C o n c o r d  A v e n u e  A r e a  P l a n . 
T h i s  a c t i o n  h e l p s  t h e  C i t y  o f  M o n r o e  t o  p r o m o t e  a  m i x t u r e  o f 
h o u s i n g  t y p e s  i n  a p p r o p r i a t e  l o c a t i o n s  t h a t  a r e  r e s p o n s i v e  t o 
t h e  r e g i o n a l  a n d  n a t i o n a l  m a r k e t .

Action:
Host a ser ies of regular Revital izat ion Round Table 
meetings.

Action:
Publ ish a bi-annual snapshot of res ident ial 
development t rends for local and regional markets 
with considerat ion for necessary modif icat ions to 
the Concord Avenue Area Plan. 

p l a n s  •  p r o g r a m s  •  p o l i c i e s  •  p r o j e c t s
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L e v e r a g i n g  t h e  m o m e n t u m  c r e a t e d  a n d  s u s t a i n e d  b y  t h e  v a r i e t y 
o f  p l a n s  a n d  p r o g r a m s ,  a  c o o r d i n a t e d  s e t  o f  p o l i c i e s  w i l l  b e 
n e c e s s a r y  t o  d i r e c t  c o m m u n i t y  r e s o u r c e s  a n d  p r i v a t e  i n v e s t m e n t .

• 	 C r e a t i n g  a n  e f f i c i e n t  a n d  p r o d u c t i v e  l a n d  d e v e l o p m e n t 
p r o c e s s  |  L a n d  d e v e l o p m e n t  p o l i c i e s  s h o u l d  e s t a b l i s h  a 
p o s i t i v e  a n d  e f f i c i e n t  f r a m e w o r k  f o r  a c h i e v i n g  t h e  v i s i o n  o f 
s m a l l  a r e a  p l a n s  s u c h  a s  t h e  C o n c o r d  A v e n u e  A r e a  M a s t e r 
P l a n .  T h i s  p r o c e s s  r e p r e s e n t s  t h e  f i r s t  a n d  m o s t  t a n g i b l e  s t e p 
t o w a r d  f o r m i n g  a n  o n g o i n g  p a r t n e r s h i p  b e t w e e n  t h e  C i t y  a n d 
t h e  p r i v a t e  d e v e l o p m e n t  c o m m u n i t y .  D e s i g n  s t a n d a r d s  s h o u l d 
b e  i n s t i t u t e d  a n d  d e f e n d e d  t o  r e f l e c t  c o m m u n i t y  p r e f e r e n c e s 
a n d  e c o n o m i c  d e v e l o p m e n t  g o a l s .  L i k e w i s e ,  u n n e c e s s a r y 
h u r d l e s  t h a t  c r e a t e  d e l a y  o r  r a i s e  c o s t s  d u r i n g  t h e  d e v e l o p m e n t 
p r o c e s s  s h o u l d  b e  a v o i d e d .   

• 	 E s t a b l i s h i n g  m i n i m u m  h o u s i n g  t h r e s h o l d s  |  T h e  e n f o r c e m e n t 
o f  a  m i n i m u m  h o u s i n g  c o d e  w i l l  h e l p  s a f e g u a r d  e s t a b l i s h e d 
n e i g h b o r h o o d s  w i t h i n  a n d  n e a r  t h e  C o n c o r d  A v e n u e  a n d 
p r o t e c t  t h e  i n t e r e s t s  o f  f u t u r e  i n v e s t o r s .  P r o p e r t i e s  t h a t 
r o u t i n e l y  f a i l  t o  m e e t  s t a n d a r d s  s h o u l d  b e  c o n s i d e r e d  f o r 
c o n d e m n a t i o n  a n d  p u r c h a s e  b y  t h e  C i t y  o f  M o n r o e . 

Action:
Incorporate design guidel ines for the study area as 
part of the upcoming re-wr ite of the City’s Unif ied 
Development Ordinance, including considerat ions 
for new dist r icts that promote compact, mixed-use 
development and updated standards for parking, 
setbacks,  and s ignage.  

Action:
Publ ish an annual map that documents housing 
code enforcement in the study area.  
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• 	 C o n s o l i d a t i n g  l o t s  |  R e v i t a l i z a t i o n  o f  t h e  s t u d y  a r e a  l i k e l y  w i l l 
n o t  o c c u r  w i t h o u t  i n t e r v e n t i o n  i n  t h e  m a r k e t  f o r  a  v a r i e t y  o f 
r e a s o n s  i n c l u d i n g  t h e  r e l a t i v e l y  s m a l l  l o t s  w i t h  d i f f e r e n t  l a n d 
o w n e r s .  T o  c r e a t e  a d e q u a t e  d e v e l o p m e n t  p a d s ,  t h e  C i t y  o f 
M o n r o e  s h o u l d  e n f o r c e  m i n i m u m  l o t  r e q u i r e m e n t s  a n d  w o r k 
w i t h  e x i s t i n g  l a n d  o w n e r s  t o  e n c o u r a g e  l o t  c o n s o l i d a t i o n .  T h e 
p r o c e s s  s h o u l d  y i e l d  l a r g e r ,  m o r e  r a t i o n a l  l a n d  d e v e l o p m e n t 
o p p o r t u n i t i e s

• 	 I m p r o v i n g  t h e  t r a n s p o r t a t i o n  s y s t e m  t h r o u g h  p o l i c y  |  W h i l e  t h e 
r e c o m m e n d e d  t r a n s p o r t a t i o n  i m p r o v e m e n t s  l i k e l y  w i l l  r e q u i r e 
a  c o o r d i n a t e d  e f f o r t  a m o n g  t h e  c i t y ,  N C D O T ,  a n d  C h a r l o t t e 
R e g i o n a l  T r a n s p o r t a t i o n  P l a n n i n g  O r g a n i z a t i o n  ( C R T P O ) ,  t h e 
C i t y  c a n  b e g i n  t o  r e c o g n i z e  t h e  b e n e f i t s  o f  a  c o o r d i n a t e d 
t r a n s p o r t a t i o n  s y s t e m  b y  i m p l e m e n t i n g  p o l i c i e s  t h a t  e n h a n c e 
c o n n e c t i v i t y  a n d  i m p r o v e  m u l t i m o d a l  t r a v e l  i n  t h e  s t u d y  a r e a .

Action:
Enforce minimum lot requirements and reward 
owners who consol idate parcels with parking or 
setback incentives.  

Action:
Inst i tute pol icies that establ ish connectiv i ty 
requirements and l imit  the further use of speed 
humps in the Concord Avenue area.  
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T h e  p l a n s ,  p r o g r a m s ,  a n d  p o l i c i e s  p r o v i d e  s t r u c t u r e  f o r  i m p l e m e n t i n g 
t h e  n e c e s s a r y  p h y s i c a l  e n h a n c e m e n t s  t o  a l l o w  t h e  m a s t e r  p l a n  t o 
t a k e  s h a p e .  T h e s e  p r o j e c t s  i n c l u d e  a  v a r i e t y  o f  c a p i t a l  p r o j e c t s  m o s t l y 
r e l a t e d  t o  t r a n s p o r t a t i o n  ( e . g .  g a t e w a y s ,  i n t e r s e c t i o n  i m p r o v e m e n t s , 
n e w  s t r e e t  c o n n e c t i o n s ,  a n d  n e w  r o a d w a y  d e s i g n  f o r  e x i s t i n g 
s t r e e t s ) .  A s  s h o w n  i n  t h e  S t r a t e g y  B o a r d ,  t h e  p r i v a t e  s e c t o r  w i l l  p l a y 
a  r o l e  i n  s u p p o r t i n g  a n d / o r  i m p l e m e n t i n g  s o m e  i m p r o v e m e n t s .  O t h e r 
i m p r o v e m e n t s  w o u l d  b e  l e d  b y  t h e  C i t y  a n d  i n  p a r t n e r s h i p  w i t h  N C D O T 
a n d  t h e  C R T P O  f o r  s t a t e  m a i n t a i n e d  r o a d w a y s .

Concord Avenue—Eastbound US 74 Ramp to Foch Street  (Map Reference A)

Lomax Street—Sells Street to Secrest Short  Cut Road (Map Reference B)

Lomax Street—Secrest Short  Cut Road to Concord Avenue  (Map Reference C)

Lomax Street Extension—Concord Avenue to Kerr  Street  (Map Reference D)

Skyway Drive Intersections  (Map Reference E)

Kerr Street—Concord Avenue to Lomax Street Extension  (Map Reference F)

Concord Avenue / Patton Avenue Realignment  (Map Reference G)

Gateway/Landscape Improvements  (Map Reference H)n scale = 1:200

B

A

C

D
H

H

G F

E

p l a n s  •  p r o g r a m s  •  p o l i c i e s  •  p r o j e c t s
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a  c t i o n  p l a n

s t r a t e g y  b o a r d
 
A  c o o r d i n a t e d  a n d  i n t e n t i o n a l  a p p r o a c h  w i l l  b e  n e c e s s a r y  t o 
o v e r c o m e  a d m i n i s t r a t i v e  a n d  m a r k e t  b a r r i e r s  t o  a c h i e v e  t h e  v i s i o n 
f o r  t h e  C o n c o r d  A v e n u e  a r e a .  W i t h  t h i s  i n  m i n d ,  a  d e t a i l e d  S t r a t e g y 
B o a r d  w a s  c r e a t e d  t h a t  p l a c e s  t h e  r e c o m m e n d a t i o n s  i n t o  t h r e e 
p r i o r i t y  t i e r s :  s h o r t - t e r m  ( w i t h i n  t h e  n e x t  5  y e a r s ) ,  m i d - t e r m  ( 6  t o  1 0 
y e a r s ) ,  l o n g - t e r m  ( 1 0 +  y e a r s ) .  T h e  S t r a t e g y  B o a r d  a l s o  i d e n t i f i e s  t h e 

• 	 T y p e — L i s t s  e a c h  r e c o m m e n d a t i o n  a s  a  P l a n ,  P o l i c y ,  P r o g r a m ,  o r 

P r o j e c t

• 	 P l a n n i n g  T h e m e s — S h o w s  h o w  e a c h  r e c o m m e n d a t i o n  a l i g n s  w i t h 

t h e  p l a n n i n g  t h e m e s

• 	 R e s p o n s i b l e  E n t i t i e s — I d e n t i f i e s  t h e  r e s p o n s i b l e  e n t i t y  o r 

e n t i t i e s  c h a r g e d  w i t h  l e a d i n g  i m p l e m e n t a t i o n 

• 	 R e c u r r i n g / O n g o i n g — D i s t i n g u i s h e s  o n e - t i m e  r e c o m m e n d a t i o n s 

w i t h  t h o s e  t h a t  w i l l  r e c u r  o f t e n  o r  o p e r a t e  c o n t i n u o u s l y

• 	 E s t i m a t e d  C o s t — P r o v i d e s  a  p l a n n i n g - l e v e l  c o s t  e s t i m a t e  f o r 

a p p l i c a b l e  r e c o m m e n d a t i o n s

• 	 P o t e n t i a l  F u n d i n g  S o u r c e — O f f e r s  f u n d i n g  o p t i o n s  f o r 

a p p l i c a b l e  r e c o m m e n d a t i o n s

The t iers  represented in the Strategy Board are 
not stat ic.  In fact,  the benefit  of the Concord 
Avenue Area Master Plan is  i ts  f lex ibi l i ty.  With 
proper leadership, the City can be nimble and 
f lexible in i ts  approach to implementat ion to al low 
incremental improvements.  The Strategy Board is 
intended to be dynamic. Unexpected opportunit ies 
and unforeseen chal lenges wi l l  occur over t ime, 
and some recommendations may change based on 
these new circumstances. These s i tuat ions should 
not compromise the action plan as i t  i s  a l iv ing 
document.
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p l a n n i n g  t h e m e s
A  s e t  o f  p l a n n i n g  t h e m e s  w e r e  e s t a b l i s h e d  e a r l y  i n  t h e  p l a n n i n g 
p r o c e s s  t o  g u i d e  t h e  d e v e l o p m e n t  o f  t h e  p l a n .  T h e s e  t h e m e s 
r e p r e s e n t  s i x  b r o a d  c a t e g o r i e s  u p o n  w h i c h  c o m m u n i t y  i n p u t  w a s 
e v a l u a t e d ,  s c e n a r i o s  w e r e  a s s e s s e d ,  a n d  r e c o m m e n d a t i o n s  w e r e 
d e v e l o p e d . 

C o m m u n i t y  D e s i g n 

C o m m u n i t y  F a c i l i t i e s / S e r v i c e s 

E c o n o m i c  V i t a l i t y 

N e i g h b o r h o o d s 

S a f e t y 

T r a n s p o r t a t i o n 

S i g n a g e ,  l a n d s c a p i n g ,  b r a n d i n g ,
p u b l i c  a r t ,  s t r e e t  t r e e s ,  a r c h i t e c t u r e

P a r k s ,  r e c r e a t i o n ,  y o u t h  p r o g r a m s , 
c o m m u n i t y  s e r v i c e s

J o b  c r e a t i o n ,  j o b  r e t e n t i o n ,  s a l e s
r e v e n u e ,  d e s t i n a t i o n ,  l a n d  v a l u e

E n h a n c i n g  e x i s t i n g ,  h o u s i n g  q u a l i t y , 
h o u s i n g  d i v e r s i t y

C r i m e  r e d u c t i o n ,  l i g h t i n g ,  s a f e  p l a c e s ,
i m p r o v e d  s t r e e t s

M o b i l i t y ,  a c c e s s i b i l i t y ,  c o n n e c t i v i t y ,
w a l k a b i l i t y ,  w a y f i n d i n g
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a  c t i o n  p l a n

r e s p o n s i b l e  e n t i t i e s
 
R e a l i z i n g  t h e  f u l l  v i s i o n  o f  t h e  C o n c o r d  A v e n u e  A r e a  M a s t e r  P l a n  w i l l 
r e q u i r e  c o l l a b o r a t i o n  a m o n g  a  v a r i e t y  o f  l o c a l ,  r e g i o n a l ,  a n d  s t a t e 
p a r t n e r s .  L a n d  u s e  p o l i c y  a n d  p r o g r a m  i n i t i a t i v e s  w i l l  m o s t l y  o c c u r  a t 
t h e  l o c a l  l e v e l .  T h e  t r a n s p o r t a t i o n  s t r a t e g i e s  w i l l  r e q u i r e  c o o r d i n a t i o n 
w i t h  C R T P O  a n d  N C D O T ,  a n d  s o m e  i m p r o v e m e n t s  w i l l  h a p p e n  a s 
d e v e l o p m e n t  a n d  r e d e v e l o p m e n t  o c c u r s .  T h e  f o l l o w i n g  g r o u p s 
( p r e s e n t e d  i n  a l p h a b e t i c a l  o r d e r )  h a v e  a s s i g n e d  r e s p o n s i b i l i t i e s  f o r 
o n e  o r  m o r e  o f  t h e  r e c o m m e n d a t i o n s  i n  t h e  S t r a t e g y  B o a r d .

• 	 C C :  C i t y  o f  M o n r o e  –  C i t y  C o u n c i l

• 	 C R T P O :  C h a r l o t t e  R e g i o n a l  T r a n s p o r t a t i o n  P l a n n i n g  O r g a n i z a t i o n 

• 	 E S :  C i t y  o f  M o n r o e  E n g i n e e r i n g  S e r v i c e s

• 	 N C D O T :  N o r t h  C a r o l i n a  D e p a r t m e n t  o f  T r a n s p o r t a t i o n

• 	 P & R :  C i t y  o f  M o n r o e  P a r k s  a n d  R e c r e a t i o n  D e p a r t m e n t

• 	 P B :  P l a n n i n g  B o a r d

• 	 P D :  P r i v a t e  D e v e l o p m e n t 

• 	 P l a n n i n g :  C i t y  o f  M o n r o e  D e p a r t m e n t  o f  P l a n n i n g  a n d  D e v e l o p m e n t

e s t i m a t e d  c o s t s
The costs indicated in the table are for budgeting purposes.  Many are 
inf luenced by the level of detai l  in the design and the t iming of when they 
are achieved. However,  the table should serve as one means of establ ishing 
an implementat ion work plan as wel l  as a measure of progress. 



ContentsContents

a  c t i o n  p l a n
s t r a t e g y  b o a r d

6 . 1 2

p o t e n t i a l  f u n d i n g  s o u r c e s
F u n d i n g  t h e  r e c o m m e n d a t i o n s  l i k e l y  w i l l  r e q u i r e  a  c o m b i n a t i o n  o f  s o u r c e s , 
i n c l u d i n g  p u b l i c - p r i v a t e  p a r t n e r s h i p s ,  g r a n t s ,  c a p i t a l  i m p r o v e m e n t s 
p r o g r a m s ,  a n d  N C D O T / M P O  p r o g r a m s .  I n  a d d i t i o n ,  t h e  C i t y  c o u l d 
a c c e l e r a t e  f i n a n c i n g  t h r o u g h  B u s i n e s s  I m p r o v e m e n t  D i s t r i c t s  ( B I D S ) 
a n d  T r a n s p o r t a t i o n  B o n d s .  C a r e f u l  e x a m i n a t i o n  o f  t h e  C o n c o r d  A v e n u e 
A r e a  M a s t e r  P l a n  s h o w s  t h a t  c h a n g e s  t o  t h e  t r a n s p o r t a t i o n  n e t w o r k  a r e 
v i t a l  t o  f u l f i l l i n g  t h e  c o m m u n i t y ’ s  v i s i o n  f o r  t h e  a r e a .  W h i l e  s i g n i f i c a n t 
c o s t s  a r e  a s s o c i a t e d  w i t h  m o s t  o f  t h e  t r a n s p o r t a t i o n  r e c o m m e n d a t i o n s , 
t h e  e x p e c t e d  r e t u r n  o n  i n v e s t m e n t  i s  s i g n i f i c a n t  ( b o t h  i n  i n c r e a s e d  t a x 
r e v e n u e s  a s  w e l l  a s  q u a l i t y  o f  l i f e  a n d  c o m m u n i t y  v i t a l i t y ) .  T h e  f o l l o w i n g 
f u n d i n g  s o u r c e s  c o u l d  b e  l e v e r a g e d  t o  i m p l e m e n t  t h e  r e c o m m e n d a t i o n s 
a s  i n d i c a t e d  i n  t h e  S t r a t e g y  B o a r d .

G e n e r a l  F u n d  ( G F )   T h e  a n n u a l  b u d g e t  i d e n t i f i e s  t h e  g e n e r a l  f u n d 
e x p e n d i t u r e s  f o r  e a c h  f i s c a l  y e a r  i n c l u d i n g  t h e  o p e r a t i n g  e x p e n s e s  o f 
t h e  C i t y .   S o m e  i m p l e m e n t a t i o n  a c t i o n  i t e m s  c a n  o c c u r  t h r o u g h  r e g u l a r 
a n d  o n g o i n g  e f f o r t s  a l r e a d y  a c c o u n t e d  f o r  w i t h i n  e x i s t i n g  d e p a r t m e n t 
b u d g e t s  a n d  r e s p o n s i b i l i t i e s .   T h e s e  a r e  n o t  n e w  f u n d s  t h a t  n e e d  t o  b e 
i d e n t i f i e d  b y  t h e  C i t y .  

M u n i c i p a l  S e r v i c e  D i s t r i c t s  /  B u s i n e s s  I m p r o v e m e n t  D i s t r i c t s  ( M S D / B I D )  
A  M u n i c i p a l  S e r v i c e  D i s t r i c t  ( M S D ) ,  c o m m o n l y  r e f e r r e d  t o  a s  a  B u s i n e s s 
I m p r o v e m e n t  D i s t r i c t  ( B I D ) ,  i s  a  f i n a n c i n g  m e c h a n i s m  u s e d  t o  p r o v i d e 
r e v e n u e  f o r  a  v a r i e t y  o f  s e r v i c e s  t h a t  e n h a n c e ,  n o t  r e p l a c e ,  e x i s t i n g  c i t y 
s e r v i c e s .  A d d i t i o n a l  i n f o r m a t i o n  r e g a r d i n g  t h e  l i m i t s  o f  t h e s e  d i s t r i c t s 
c a n  b e  f o u n d  a t  h t t p : / / c a n o n s . s o g . u n c . e d u / ? p = 2 1 4 6 .

http://canons.sog.unc.edu/?p=2146
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p o t e n t i a l  f u n d i n g  s o u r c e s

T a x  I n c r e m e n t  F i n a n c i n g  ( T I F )  T a x  I n c r e m e n t  F i n a n c i n g  ( T I F )  a l l o w s  l o c a l 
g o v e r n m e n t s  t o  i s s u e  “ p r o j e c t  d e v e l o p m e n t  f i n a n c i n g ”  b o n d s  w i t h o u t 
v o t e r  a p p r o v a l  t o  p a y  f o r  c e r t a i n  p u b l i c  i n v e s t m e n t s  n e e d e d  t o  a t t r a c t 
p r i v a t e  d e v e l o p m e n t .  T h i s  t y p e  o f  b o n d  r e l i e s  o n  t h e  i n c r e m e n t a l  t a x 
r e v e n u e s  t h a t  r e s u l t  f r o m  i n c r e a s e s  i n  a s s e s s e d  p r o p e r t y  v a l u e s .  T h e 
b o n d s  a r e  c o n s i d e r e d  t o  b e  “ s e l f - f i n a n c i n g ”  b e c a u s e ,  i f  s u c c e s s f u l ,  t h e 
p u b l i c  i m p r o v e m e n t s  t h e y  f i n a n c e  w i l l  s t i m u l a t e  n e w  p r i v a t e  i n v e s t m e n t 
a n d  g e n e r a t e  t a x  r e v e n u e s  t o  p a y  o f f  t h e  b o n d  d e b t .  M o r e  i n f o r m a t i o n 
r e g a r d i n g  t h e  a d m i n i s t r a t i o n  o f  t h e s e  p r o g r a m s  c a n  b e  f o u n d  a t  h t t p : / /
w w w . s o g . u n c . e d u / p r o g r a m s / t i f / .

S y n t h e t i c  T I F  ( S T I F )  S y n t h e t i c  T I F ’ s  a r e  a  p u b l i c / p r i v a t e  p a r t n e r s h i p  t o o l 
u s e d  t o  a d v a n c e  E c o n o m i c  D e v e l o p m e n t  a n d  l a n d  u s e  p l a n n i n g  g o a l s . 
U n l i k e  a  r e g u l a r  p o t T I F ,  a  S y n t h e t i c  T I F  d o e s  n o t  r e q u i r e  t h e  e s t a b l i s h m e n t 
o f  a  T I F  d i s t r i c t  t o  u t i l i z e  l o c a l l y  a p p r o v e d  f i n a n c i n g  w h i c h  o f t e n 
s t r e a m l i n e s  t h e  p r o c e s s .   I n  a  s y n t h e t i c  T I F ,  t h e  a s s e t  ( o r  a  p o r t i o n  o f  t h e 
a s s e t )  t h a t  i s  b e i n g  f i n a n c e d  o r ,  i n  s o m e  c a s e s ,  t h e  u n i t ’ s  f u l l  f a i t h  a n d 
c r e d i t  ( g e n e r a l  t a x i n g  p o w e r )  i s  u s e d  t o  s e c u r e  t h e  l o a n .  T h e  u n i t  e x p e c t s 
t o  r e p a y  t h e  l o a n  f r o m  t h e  i n c r e m e n t a l  i n c r e a s e  i n  p r o p e r t y  t a x  r e v e n u e 
g e n e r a t e d  w i t h i n  t h e  d i s t r i c t  d u e  t o  t h e  i n c r e a s e  i n  p r o p e r t y  v a l u a t i o n 
c a u s e d  b y  t h e  n e w  d e v e l o p m e n t .  F o r  m o r e  i n f o r m a t i o n  r e g a r d i n g  t h e 
d i f f e r e n c e  b e t w e e n  t h e  t w o  T I F  p r o g r a m s ,  p l e a s e  s e e  h t t p : / / c e d . s o g . u n c .
e d u / w h a t - i s - a - s y n t h e t i c - p r o j e c t - d e v e l o p m e n t - f i n a n c i n g - a k a - s y n t h e t i c -
t i f / .

http://www.sog.unc.edu/programs/tif/
http://www.sog.unc.edu/programs/tif/
http://ced.sog.unc.edu/what-is-a-synthetic-project-development-financing-aka-synthetic-tif/.
http://ced.sog.unc.edu/what-is-a-synthetic-project-development-financing-aka-synthetic-tif/.
http://ced.sog.unc.edu/what-is-a-synthetic-project-development-financing-aka-synthetic-tif/.
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N C  P u b l i c - P r i v a t e  P a r t n e r s h i p s  ( P P P )  P u b l i c - P r i v a t e  P a r t n e r s h i p  f i n a n c i n g s 
h a v e  b e e n  u s e d  t o  b u i l d  p u b l i c  i n f r a s t r u c t u r e  t o  e n c o u r a g e  a s s o c i a t e d 
p r i v a t e  d e v e l o p m e n t .  I n  a d d i t i o n  t o  t h e  t y p i c a l  p r o j e c t s  ( e . g .  s t r e e t s , 
s i d e w a l k s ,  a n d  u t i l i t i e s ) ,  p u b l i c  i n f r a s t r u c t u r e  p r o j e c t s  a l s o  h a v e  i n c l u d e d 
p r o j e c t s  s u c h  a s  c o n v e n t i o n  c e n t e r s  a n d  p a r k i n g  d e c k s .  F o r  m o r e 
e x a m p l e s  o f  P u b l i c  P r i v a t e  P a r t n e r s h i p s  i n  N C ,  p l e a s e  s e e  h t t p : / / w w w .
n c l e g . n e t / d o c u m e n t s i t e s / c o m m i t t e e s / L S C P P P / 1 - 2 5 - 2 0 1 1 / H a n d o u t % 2 0
f r o m % 2 0 T r e a s u r e r ’ s % 2 0 O f f i c e % 2 0 r e % 2 0 I n n o v a t i v e % 2 0 F i n a n c i n g % 2 0
E x a m p l e s % 2 0 i n % 2 0 N C . p d f .

C a p i t a l  I m p r o v e m e n t s  P r o g r a m  ( C I P )   T h e  C i t y  o f  M o n r o e  h a s  a  c o n t i n u o u s 
5 - y e a r  c a p i t a l  i m p r o v e m e n t  p r o g r a m  ( C I P )  t h a t  a s s i g n s  f u n d i n g  f o r 
e q u i p m e n t  a n d  f a c i l i t i e s  w i t h i n  t h e  C i t y .  T h e  C i t y  h a s  a  h i s t o r y  o f  u s i n g 
t h e  C I P  f o r  t h e  p u r c h a s e  o f  p r o p e r t y ,  t r a n s p o r t a t i o n  i m p r o v e m e n t s ,  a n d 
e q u i p m e n t  p u r c h a s e s .  

T r a n s p o r t a t i o n  F u n d s  ( T F )  A s  a  m e m b e r  j u r i s d i c t i o n  o f  t h e  C h a r l o t t e 
R e g i o n a l  T r a n s p o r t a t i o n  P l a n n i n g  O r g a n i z a t i o n  ( C R T P O ) ,  t h e  C i t y  c a n 
p a r t i c i p a t e  i n  a  v a r i e t y  o f  c o m p e t i t i v e  f u n d i n g  p r o g r a m s  i n c l u d i n g 
P L 1 0 4  P l a n n i n g  G r a n t s ;  C o n g e s t i o n  M i t i g a t i o n  a n d  A i r  Q u a l i t y  ( C M A Q ) ; 
F e d e r a l  S u r f a c e  T r a n s p o r t a t i o n  P r o g r a m - D i r e c t  A t t r i b u t a b l e  ( S T P - D A ) 
f u n d s ;  T r a n s p o r t a t i o n  A l t e r n a t i v e s  ( T A )  p r o g r a m ;  N C  T r a n s p o r t a t i o n 
I m p r o v e m e n t s  P r o g r a m ;  a n d  S a f e  R o u t e s  t o  S c h o o l . 

http://www.ncleg.net/documentsites/committees/LSCPPP/1-25-2011/Handout%20from%20Treasurer’s%20Office
http://www.ncleg.net/documentsites/committees/LSCPPP/1-25-2011/Handout%20from%20Treasurer’s%20Office
http://www.ncleg.net/documentsites/committees/LSCPPP/1-25-2011/Handout%20from%20Treasurer’s%20Office
http://www.ncleg.net/documentsites/committees/LSCPPP/1-25-2011/Handout%20from%20Treasurer’s%20Office
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Strategy Board

Recommendation

Immediate (Within 1 Year)

Adopt the Concord Avenue Master 
Plan 

Incorporate the revital izat ion 
strategy into Forward Monroe and 
monitor future planning efforts  for 
consistency.

Ident i fy high-pr ior i ty s idewalk 
connections that increase bicycle 
and pedestr ian access ibi l i ty 
within the Concord Avenue area 
and to other dest inat ions such as 
downtown.

Promote the inclus ion of community 
spaces in the study area and 
throughout the city as part of the 
Forward Monroe Land Use and 
Transportat ion Plan.

Inst i tute pol icies that establ ish 
connectiv i ty requirements and l imit 
the further use of speed humps in 
the Concord Avenue area.

Incorporate design guidel ines 
for the study area as part of the 
upcoming re-wr ite of the City’s 
Unif ied Development Ordinance.

Type

Plan

Plan

Plan

Plan

Pol icy

Pol icy

Planning Themes
Responsible 
Ent i t ies

PB
CC

Planning
PB
CC

Planning
ES 

Planning
P&R
PB
CC

Planning
PB
CC

Planning
PB
CC

Recurr ing/ 
Ongoing

Ongoing

Est imated 
Cost

Potent ial 
Funding 
Source

GF

GF

GF

GF

6 . 1 5

Short-Term (2-5 Years)
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Strategy Board

Recommendation

Short-Term (2-5 Years)

Hire an additonal planner to 
represent and support Plan 
implementat ion.

Create a checkl ist  to aid in 
comparing ent it lement appl icat ions 
with recommendations of the 
Concord Avenue Area Plan.

Establ ish and empower a community 
advocacy group to monitor the 
ongoing implementat ion of the 
master plan.

Invest igate the creation of 
incentives such as parking, 
setbacks,  or densit ies to reward 
owners who consol idate parcels.

Conduct a branding study and 
execute i ts  outcome to ful ly 
leverage the Concord Avenue 
area’s preferred ident i fy.

Conduct a wayf inding study with 
design schematics for gateway 
treatments,  s ignage, and 
dest inat ion markers.

Type

Program

Program

Program

Pol icy

Plan

Plan

Planning Themes
Responsible 
Ent i t ies

Planning
CC

Planning
CC

Planning
CC

Planning
CC

Planning

Planning

Recurr ing/ 
Ongoing

Ongoing

Recurr ing

Recurr ing

Ongoing

Est imated 
Cost

$7,500 to 
$15,000

$10,000 to 
$50,000

Potent ial 
Funding 
Source

GF
MSD/BID

GF

GF
MSD/BID

GF
MSD/BID

GF
MSD/BID
TF

6 . 1 6
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Strategy Board

Recommendation

Short-Term (2-5 Years)

Host a ser ies of regular 
Revital izat ion Round Table 
meetings.

Establ ish a property acquis i t ion 
program and monitor the status of 
key parcels.

Lomax Street—Sel ls  Street to Secrest 
Short Cut Road (Map ID B) – 500ft 	

Skyway Dr ive Intersect ions 
(Map ID E)

Concord Avenue / Patton Avenue 
Real ignment (Map ID G)

Gateway/Landscape Improvements 
(Map ID H)

Publ ish a bi-annual snapshot of 
res ident ial  development t rends 
for local and regional markets 
with considerat ion for necessary 
modif icat ions to the Concord 
Avenue Area Plan.

Type

Program

Program

Project

Project

Project

Project

Program

Planning Themes
Responsible 
Ent i t ies

Planning

Planning
CC

CC

NCDOT
CRTPO
CC

NCDOT
CRTPO
CC

NCDOT
CRTPO
CC

Planning

Recurr ing/ 
Ongoing

Recurr ing

Ongoing

Recurr ing

Est imated 
Cost

$175,000 to 
$225,000

$200,000 to 
$750,000

$225,000 to 
$635,000*

$50,000 to 
$250,000 
(per 
location)

Potent ial 
Funding 
Source

GF
MSD/BID

CIP
PPP

CIP
TIF/STIF
TF
PPP

CIP
TIF/STIF
TF
PPP

CIP
TIF/STIF
TF
PPP

CIP
TF
PPP

GF
MSD/BID
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Strategy Board

Recommendation

Long-Term (6 to 15 Years) 

Concord Avenue—Eastbound US 74 
Ramp to Foch Street (Map ID A) – 
1,800ft

Lomax Street—Secrest Short Cut 
Road to Concord Avenue (Map ID 
C) – 700ft

Lomax Street Extension—Concord 
Avenue to Kerr  Street (Map ID D) – 
1,800ft

Kerr  Street—Concord Avenue to 
Lomax Street Extension (Map ID F) – 
1,000ft

* Inf luenced by intersect ion design select ion.

Type

Project

Project

Project

Project

Planning Themes
Responsible 
Ent i t ies

NCDOT
CRTPO
CC

CC

PD
CC

PD
CC

Recurr ing/ 
Ongoing

Est imated 
Cost

$1,000,000 
to 
$1,500,000

$225,000 to 
$335,000

$1,250,000 
to 
$1,600,000

$800,000 to 
$1,700,000

Potent ial 
Funding 
Source

CIP
TIF/STIF
TF
PPP

CIP
TIF/STIF
TF
PPP

CIP
TIF/STIF
TF
PPP

CIP
TIF/STIF
TF
PPP
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c a l l  t o  a c t i o n 
 
C o m m u n i t y  l e a d e r s h i p  i s  o f t e n  l e f t  c o n t e m p l a t i n g  t h e  b e s t  a p p r o a c h 
a f t e r  t h e  d e v e l o p m e n t  o f  a  r e v i t a l i z a t i o n  p l a n .   T h e  r e a l i t y  i s  t h e r e 
a r e  m u l t i p l e  p a t h s  t o  c o n s i d e r  a n d  a l l  h a v e  t h e  p o t e n t i a l  t o  r e s u l t 
i n  t h e  d e s i r e d  o u t c o m e s  o f  t h e  p l a n .  W h e n  c o n s i d e r i n g  t h e  C o n c o r d 
A v e n u e  A r e a  M a s t e r  P l a n  t h e  c h o i c e s  f a l l  i n t o  a  c o m b i n a t i o n  o f  t h e 
f o l l o w i n g : 

1 . 	 P a s s i v e :  a d o p t  t h e  p l a n

2 . 	 I n t e n t i o n a l :  a d o p t  t h e  p l a n  +  r e z o n e

3 . 	 P r o - a c t i v e :  a d o p t  t h e  p l a n  +  r e z o n e  +  r e d e v e l o p

A  P a s s i v e  A p p r o a c h  d o e s n ’ t  e q u a t e  t o  i n a c t i o n  b u t  d o e s  i n v o l v e 
t h e  l e a s t  e f f o r t  a n d  f e w e s t  p u b l i c  r e s o u r c e s  a s  w e l l  a s  t h e  g r e a t e s t 
a m o u n t  o f  p a t i e n c e .   I t  b e g i n s  w i t h  t h e  a d o p t i o n  o f  t h e  p l a n  a n d  t h e 
p e r s i s t e n c e  t o  h o l d  f i r m  o n  t h e  p r i n c i p l e s  e x p r e s s e d  i n  t h e  p l a n  a s 
i n c r e m e n t a l  d e c i s i o n s  a r e  m a d e .   T h e  p l a n  i s  e s s e n t i a l l y  i m p l e m e n t e d 
o v e r  a  l o n g  p e r i o d  o f  t i m e  a n d  t h r o u g h  t r a d i t i o n a l  c h a n n e l s .   I t 
r e l i e s  l a r g e l y  o n  t h e  p r i v a t e  s e c t o r  i n v e s t i n g  i n  t h e  a r e a  a t  t h e  t i m e 
w h e n  t h e  m a r k e t  i s  r i p e  t o  r e c e i v e  t h e  i n v e s t m e n t .   I t  a l s o  a l l o w s 
p u b l i c  i n v e s t m e n t s  t o  o c c u r  t h r o u g h  t r a d i t i o n a l  c h a n n e l s  ( e x a m p l e : 
i n c r e m e n t a l  i m p r o v e m e n t s  t h r o u g h  t h e  C I P  a n d  t h e  u s e  o f  g r a n t s  t o 
a c h i e v e  c e r t a i n  w o r k  t a s k s ) .   T h e r e  a r e  n u m e r o u s  e x a m p l e s  o f  t h i s  i n 
o u r  i m m e d i a t e  r e g i o n  i n c l u d i n g  p a s t  p l a n s  p e r f o r m e d  b y  t h e  C i t y  o f 
M o n r o e  a n d  s u r r o u n d i n g  c o m m u n i t i e s .   T h i s  a p p r o a c h  t e n d s  t o  w o r k 
f i n e  w h e n  t h e  a r e a  i s  i n  t h e  p a t h  o f  g r o w t h .  

The Passive Approach

Passive

Intentional

Pro-Active



ContentsContents

a  c t i o n  p l a n
c a l l  t o  a c t i o n

6 . 2 0

T h i s  a p p r o a c h  a s s u m e s  t h e  a d o p t i o n  o f  t h e  p l a n  p l u s  t h e  a d d e d  s t e p 
o f  r e z o n i n g  t h e  a r e a  t o  r e f l e c t  t h e  e n t i t l e m e n t s  n e c e s s a r y  t o  a c h i e v e 
t h e  f u l l  v i s i o n  e x p r e s s e d  i n  t h e  P l a n .   T h i s  h a s  t h e  e f f e c t  o f  g i v i n g 
n o t i c e  t o  t h e  d e v e l o p m e n t  c o m m u n i t y  t h a t  t h e  C i t y  i s  c o m m i t t e d 
t o  p o s i t i v e  c h a n g e  a n d  i s  w i l l i n g  t o  e n g a g e  i n  a  p a r t n e r s h i p  t h a t 
s t r e a m l i n e s  t h e i r  a p p r o v a l  p r o c e s s  a n d  r e d u c e s  t h e i r  e x p o s u r e  t o 
r i s k .   T h e  c h a n g e  i n  e n t i t l e m e n t s  f o r  t h e  a r e a  a l s o  h a s  t h e  p o t e n t i a l  t o 
i n f l u e n c e  p r o p e r t y  v a l u e s  w h i c h  c a n  s o m e t i m e s  i n f l u e n c e  a  p r o p e r t y 
o w n e r ’ s  a p p e t i t e  t o  e i t h e r  s e l l  o r  i n v e s t  i n  t h e i r  p r o p e r t y  t h r o u g h 
r e d e v e l o p m e n t .   T h i s  p r o c e s s  m a y  r e q u i r e  m o r e  e f f o r t  a n d  r e s o u r c e s 
w h e n  c o m p a r e d  w i t h  t h e  p a s s i v e  a p p r o a c h  a n d  m a y  a l s o  i n v o l v e  t h e 
u s e  o f  p u b l i c  a n d  p r i v a t e  p a r t n e r s h i p s  t o  f u l f i l l  s o m e  o f  t h e  e l e m e n t s 
d e s c r i b e d  i n  t h e  p l a n .   T h e  t r a d e o f f  o f  t h i s  p u b l i c  i n v e s t m e n t  i s  o f t e n 
a  r e v i t a l i z a t i o n  t h a t  c l o s e l y  a l i g n s  w i t h  t h e  e s t a b l i s h e d  v i s i o n  a n d 
o n e  t h a t  o c c u r s  o n  a  f a s t e r  t i m e l i n e  w h e n  c o m p a r e d  w i t h  t h e  p a s s i v e 
a p p r o a c h .   T h i s  p r o c e s s  c a n  t a k e  m a n y  f o r m s  i n c l u d i n g  t h e  u s e  o f 
e x i s t i n g  z o n i n g ,  c o n d i t i o n a l  a n d  s p e c i a l  u s e  z o n i n g  a n d  t h e  c r e a t i o n 
o f  z o n i n g  o v e r l a y s .   T h i s  s a m e  p r o c e s s  i s  b e i n g  a p p l i e d  w i t h i n  o u r 
r e g i o n .   A n  e x a m p l e  i s  i n  t h e  n e i g h b o r i n g  c o m m u n i t y  o f  S t a l l i n g s 
w h e r e  a  z o n i n g  o v e r l a y  w a s  a p p r o v e d  t o  p r o m o t e  d e v e l o p m e n t  i n 
w h a t  w i l l  b e c o m e  t h e i r  f u t u r e  d o w n t o w n .  h t t p : / / w w w . s t a l l i n g s n c .
o r g / 1 4 3 / U D O T o w n - O r d i n a n c e s P o l i c i e s

The Intentional Approach

http://www.stallingsnc.org/143/UDOTown-OrdinancesPolicies
http://www.stallingsnc.org/143/UDOTown-OrdinancesPolicies
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a  c t i o n  p l a n

T h i s  a p p r o a c h  i n v o l v e s  a  c o m b i n a t i o n  o f  t h e  p r e v i o u s  t w o  o p t i o n s 
w i t h  t h e  a d d e d  s t e p  o f  t h e  C i t y  e n g a g i n g  i n  d e v e l o p m e n t  a c t i v i t i e s .  
S p e c i f i c a l l y ,  s o m e  c o m m u n i t i e s  t a k e  t h e  s t e p s  t o  a c q u i r e  p r o p e r t i e s 
i n c r e m e n t a l l y  t h r o u g h  a  v a r i e t y  o f  m e t h o d s  a n d  p r o g r a m s .   O n c e 
r e z o n e d  a n d  a s s e m b l e d ,  t h e  C i t y  m a y  e l e c t  t o  i s s u e  a  R e q u e s t  f o r 
P r o p o s a l s  ( R F P )  t o  t h e  d e v e l o p m e n t  c o m m u n i t y .   T h e  R F P  s e r v e s  a s 
a  n o t i c e  t o  d e v e l o p e r s  t h a t  t h e  C i t y  i s  i n t e r e s t e d  i n  e n g a g i n g  i n  a 
p a r t n e r s h i p  t o  r e d e v e l o p  t h e  l a n d  t h e y  h a v e  a c q u i r e d .   T h i s  a p p r o a c h 
i s  n o t  a s  c o m m o n  g i v e n  t h e  c a p i t a l  c o s t  o f  a c q u i s i t i o n ,  t h e  c h a l l e n g e s 
a s s o c i a t e d  w i t h  d i s p l a c e m e n t  a n d  c o m p l e x i t i e s  t h a t  a r e  s o m e t i m e s 
e n c o u n t e r e d  w i t h  e x i s t i n g  l e a s e  a g r e e m e n t s .   H o w e v e r ,  i t  i s  t h e  m o s t 
i n t e n t i o n a l  a c t i o n ,  w i t h  t h e  g r e a t e s t  c e r t a i n t y  o f  o u t c o m e s ,  a n d  o f t e n 
t h e  m o s t  e x p e d i t i o u s  i m p l e m e n t a t i o n .   I t  h a s  b e e n  d e m o n s t r a t e d 
a s  a n  e f f e c t i v e  t o o l  i n  p l a c e s  w h e r e  d e v e l o p e r  a p p e t i t e s  a r e  l o w 
a s  a  r e s u l t  o f  p o o r  m a r k e t  c o n d i t i o n s  ( r e a l  o r  p e r c e i v e d ) ,  a n d / o r 
c h a l l e n g e s  a s s o c i a t e d  w i t h  t h e  t a r g e t  r e i n v e s t  a r e a s  ( e n v i r o n m e n t a l , 
c r i m e ,  a c c e s s ,  o r  d i s c o n n e c t  b e t w e e n  c u r r e n t  d e v e l o p m e n t  p a t t e r n s 
a n d  w h a t  i s  p r o p o s e d ) .   P r o c e s s e s  l i k e  t h i s  o f t e n  b e c o m e  t h e  c a t a l y s t 
f o r  a d d i t i o n a l  i n v e s t m e n t  b y  t h e  p r i v a t e  s e c t o r  o n c e  t h e y  s e e  t h e 
s t a b i l i z a t i o n  o f  a n  a r e a  ( a s  w e l l  a s  i n c r e a s i n g  d e m a n d  a n d  v a l u e s ) .  
A n  e x a m p l e  o f  t h i s  i s  t h e  S o u t h s i d e  C o m m u n i t y  i n  G r e e n s b o r o ’ s  S o u t h 
E n d .  B e f o r e  r e d e v e l o p m e n t  i n  1 9 9 5 ,  S o u t h s i d e  p r o d u c e d  $ 4 0 0 , 0 0 0  i n 
t a x  r e v e n u e s .  N o w  t h a t  r e d e v e l o p m e n t  i s  c o m p l e t e ,  t h e  t o t a l  t a x 
r e v e n u e  g e n e r a t e d  f r o m  t h e  n e i g h b o r h o o d  i s  e s t i m a t e d  a t  o v e r  $ 1 0 
m i l l i o n .  h t t p : / / w w w . t e r r a i n . o r g / u n s p r a w l / 2 0 /
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a  c t i o n  p l a n
c a l l  t o  a c t i o n

6 . 2 2

c o n s i d e r a t i o n s 
A s  t h e  C i t y  c o n t e m p l a t e s  w h i c h  c o u r s e  o f  a c t i o n  t o  p u r s u e  t h e y 
s h o u l d  c o n s i d e r :

• 	 H o w  l o n g  a r e  t h e y  w i l l i n g  t o  w a i t  f o r  p o s i t i v e  c h a n g e  t o  o c c u r
• 	 H o w  i m p o r t a n t  i s  s e e i n g  t h e  p l a n  i m p l a n t e d  e x a c t l y  a s  d e s c r i b e d 

( o r  i s  s o m e  i n v e s t m e n t  a n d  r e d e v e l o p m e n t  g o i n g  t o  b e  c o n s i d e r e d 
s u c c e s s )

• 	 W h a t  i s  t h e  l e v e l  o f  c o m m i t m e n t  t h a t  t h a t  t h e  C i t y  i s  w i l l i n g  t o 
m a k e  ( f i n a n c i a l ,  t i m e ,  a n d  c o m m u n i t y  r e s o u r c e s ) .  A n s w e r s  t o 
t h e s e  q u e s t i o n  w i l l  e n a b l e  t o  t h e  C i t y  t o  s e l e c t  t h e  c o u r s e  o f 
a c t i o n  t h a t  b e s t  a l i g n s  w i t h  t h e i r  p r i o r i t i e s  a n d  t i m e l i n e .

T h e  a d v i s o r y  c o m m i t t e e  e s t a b l i s h e d  f o r  t h i s  P l a n  c o n t e m p l a t e d 
s i m i l a r  c o n s i d e r a t i o n  w h e n  t h e y  p a r t i c i p a t e d  i n  t h e  P 2  I n d e x  a c t i v i t y 
s u m m a r i z e d  o n  p a g e  3 . 5  o f  t h i s  r e p o r t .  
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T h e  C i t y  o f  M o n r o e  h a s  a c k n o w l e d g e d  t h e  i m p o r t a n c e  o f  
i n c l u d i n g  a  m a r k e t  a s s e s s m e n t  t o  i n f o r m  t h e  d e v e l o p m e n t  
o f  p l a n n i n g  c o n c e p t s .  T h e  a s s e s s m e n t  c o n s i d e r s  l o c a l  a n d  
r e g i o n a l  m a r k e t  f o r c e s  a t  p l a y  i n  t h e  p o t e n t i a l  f o r  
r e d e v e l o p m e n t  i n  t h e  C o n c o r d  Av e n u e  Ar e a .   
 
T h e  f i n d i n g s  c o n t a i n e d  i n  t h i s  m e m o r a n d u m  i n f o r m e d  t h e  
s i z e  a n d  s c a l e  o f  t h e  l a n d  u s e  c o n c e p t s ,  a s  w e l l  a s  t h e  m o s t  
a p p r o p r i a t e  l o c a t i o n  f o r  v a r i o u s  d e v e l o p m e n t  t y p e s ,  
r e c o n c i l i n g  t h e  f u l l  m a r k e t  p o t e n t i a l  o f  t h e  C o n c o r d  Av e n u e  
Ar e a  w i t h  t h e  i m p r o v e m e n t s  n e e d e d  t o  f o s t e r  s u c c e s s .   
 
R e g i o n a l  C o n s i d e r a t i o n s  
T h e  C h a r l o t t e  r e g i o n  i s  i n  t h e  m i d s t  o f  r e c o v e r y  f o l l o w i n g  t h e  
e c o n o m i c  r e c e s s i o n  f r o m  2 0 0 7 - 2 0 0 9 .  T h e  r e g i o n ,  d e f i n e d  a s  
t h e  1 0 - c o u n t y  C h a r l o t t e  M S A ,  i n c l u d e s  C a b a r r u s ,  G a s t o n ,  
I r e d e l l ,  L i n c o l n ,  M e c k l e n b u r g ,  R o w a n ,  a n d  U n i o n  c o u n t i e s  i n  
N o r t h  C a r o l i n a ;  a n d  C h e s t e r ,  L a n c a s t e r ,  a n d  Y o r k  c o u n t i e s  
i n  S o u t h  C a r o l i n a .  T h e  C h a r l o t t e  M S A h a s  g r o w n  b y  n e a r l y  
6 5 0 , 0 0 0  p e o p l e  s i n c e  2 0 1 0 ,  r e a c h i n g  a  t o t a l  p o p u l a t i o n  o f  
o v e r  2 . 4  m i l l i o n  i n  2 0 1 4 .  T h e  s t r o n g e s t  g r o w t h  w a s  
e x p e r i e n c e d  i n  M e c k l e n b u r g ,  C a b a r r u s ,  U n i o n ,  a n d  Y o r k  
c o u n t i e s .  U n i o n  C o u n t y  c u r r e n t l y  c o m p r i s e s  s l i g h t l y  l e s s  t h a n  
1 0 %  o f  t h e  r e g i o n a l  p o p u l a t i o n  t o t a l .    
 
A l t h o u g h  g r o w t h  i n  t h e  C h a r l o t t e  r e g i o n  h a s  r e c e n t l y  s l o w e d  
f r o m  t h e  r a p i d  p a c e  r e c o r d e d  b e t w e e n  2 0 0 0  a n d  2 0 1 0 ,  i t  i s  
s t i l l  o n e  o f  t h e  f a s t e s t  g r o w i n g  a r e a s  i n  t h e  U n i t e d  S t a t e s .  
S o m e  o f  t h e  m a c r o - l e v e l  d e m o g r a p h i c  s h i f t s  i m p a c t i n g  
g r o w t h  i n  t h e  r e g i o n  i n c l u d e :  
 

  R i s e  o f  t h e  M i l l e n n i a l s .  B o r n  r o u g h l y  b e t w e e n  1 9 8 0  
a n d  2 0 0 0 ,  t h e  M i l l e n n i a l s  h a v e  o v e r t a k e n  t h e  B a b y  
B o o m e r s  a s  t h e  l a r g e s t  g e n e r a t i o n .  T h i s  s h i f t  w i l l  
s h a p e  t h e  f o r m  o f  d e v e l o p m e n t  f o r  y e a r s  t o  c o m e ,  
p a r t i c u l a r l y  i n  r e g a r d s  t o  h o u s i n g ,  e m p l o y m e n t ,  a n d  
t r a n s p o r t a t i o n  c h o i c e s .  T h e  C h a r l o t t e  r e g i o n  
r e p o r t e d  t h e  1 0 t h  f a s t e s t  i n c r e a s e  i n  M i l l e n n i a l s  i n  t h e  
U n i t e d  S t a t e s  b e t w e e n  2 0 0 9  a n d  2 0 1 2 .  Wh i l e  m a n y  
w i l l  s e e k  t o  l i v e  i n  a n  u r b a n  e n v i r o n m e n t ,  h i g h  

h o u s i n g  p r i c e s  i n  a n d  n e a r  d o w n t o w n  C h a r l o t t e  w i l l  
p r e s e n t  o p p o r t u n i t y  f o r  m i x e d - u s e  d e v e l o p m e n t s  i n  
m o r e  s u b u r b a n  l o c a t i o n s  t o  c a p t u r e  a  p o r t i o n  o f  t h i s  
g r o w t h .   

  S t a b i l i z a t i o n  o f  H o u s e h o l d  F o r m a t i o n .  H o u s e h o l d  
f o r m a t i o n  w a s  h i g h e s t  n a t i o n a l l y  a n d  i n  t h e  C h a r l o t t e  
r e g i o n  b e t w e e n  2 0 0 4  a n d  2 0 0 6  b e f o r e  f a l l i n g  d u r i n g  
t h e  G r e a t  R e c e s s i o n .  T h e  d r o p  i n  h o u s e h o l d  
f o r m a t i o n  w a s  p a r t i a l l y  i m p a c t e d  b y  y o u n g  a d u l t s  
l i v i n g  a t  h o m e  l o n g e r  o r  r e l y i n g  o n  r o o m m a t e s .  S i n c e  
2 0 1 0 ,  h o u s e h o l d  f o r m a t i o n  h a s  s t a b i l i z e d ,  b u t  i t  i s  
u n l i k e l y  t o  r e a c h  t h e  s a m e  p r e - R e c e s s i o n  m e a s u r e s .   
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  D e c l i n e  i n  H o m e - O w n e r s h i p  R a t e .  C h a l l e n g e s  w i t h  
o b t a i n i n g  f i n a n c i n g ,  c o u p l e d  w i t h  s h i f t i n g  
p r e f e r e n c e s  o f  M i l l e n n i a l s ,  h a s  c a u s e d  a  n o t a b l e  
d e c l i n e  i n  t h e  r a t e  o f  h o m e - o w n e r s h i p .  G r o w t h  i n  
n e w  r e n t e r  h o u s e h o l d s  i n  t h e  C h a r l o t t e  r e g i o n  h a s  
b e e n  s i g n i f i c a n t  i n  t h e  l a s t  f i v e  y e a r s ,  w i t h  s u p p l y  o f  
n e w  m u l t i f a m i l y  p r o d u c t  s t r u g g l i n g  t o  k e e p  u p  w i t h  
d e m a n d .  

  S m a l l e r  H o u s e h o l d  S i z e s .  T h e  a v e r a g e  h o u s e h o l d  s i z e  
h a s  g r a d u a l l y  d e c l i n e d ,  i m p a c t e d  b y  t h e  M i l l e n n i a l  
a n d  B a b y  B o o m e r  g e n e r a t i o n s .  S i n g l e - p e r s o n  
h o u s e h o l d s  i n  t h e  r e g i o n  h a v e  e x p e r i e n c e d  e x p l o s i v e  
g r o w t h  s i n c e  2 0 0 0 ,  a n d  c o u l d  o v e r t a k e  t w o - p e r s o n  
h o u s e h o l d s  a s  t h e  m o s t  c o m m o n  s i z e  b y  2 0 2 0 .  T h i s  
i m p a c t s  t h e  d e m a n d  f o r  a  v a r i e t y  o f  h o u s i n g  t y p e s ,  
i n c l u d i n g  s i n g l e - f a m i l y  d e t a c h e d ,  t o w n h o u s e s ,  a n d  
m u l t i f a m i l y  u n i t s .   

 
T h e  C h a r l o t t e  M S A  a d d e d  a p p r o x i m a t e l y  1 4 , 0 0 0  j o b s  
b e t w e e n  2 0 0 8  a n d  2 0 1 3 ,  a  g r o w t h  r a t e  o f  1 . 4 % .  T h i s  
r e p r e s e n t s  a  s t r o n g e r  p e r f o r m a n c e  t h a n  t h e  1 . 2 %  l o s s  o v e r  
t h e  s a m e  t i m e  p e r i o d  n a t i o n a l l y .  M e c k l e n b u r g  C o u n t y ,  t h e  
r e g i o n a l  j o b  c e n t e r ,  a d d e d  s i g n i f i c a n t l y  m o r e  j o b s  t h a n  a n y  
o t h e r  c o u n t y  o v e r  t h e  l a s t  f i v e  y e a r s .  Y o r k  a n d  L a n c a s t e r  
c o u n t i e s ,  b o t h  l o c a t e d  i n  S o u t h  C a r o l i n a ,  a l s o  p o s t e d  g a i n s .  
 
R e g i o n a l  j o b  g r o w t h  w a s  l e d  b y  H e a l t h  a n d  S o c i a l  S e r v i c e s ,  
Ad m i n i s t r a t i o n ,  a n d  Ac c o m m o d a t i o n  a n d  F o o d  S e r v i c e s  
s e c t o r s .  R e g i o n a l  l o s s e s  w e r e  n e a r l y  a l l  a c c o u n t e d  f o r  i n  t h e  
C o n s t r u c t i o n ,  M a n u f a c t u r i n g ,  a n d  T r a n s p o r t a t i o n  a n d  
Wa r e h o u s i n g  s e c t o r s ;  a l i g n i n g  w i t h  s i m i l a r  t r e n d s  
d e m o n s t r a t e d  b y  N o r t h  C a r o l i n a  a n d  t h e  n a t i o n .  U n i o n  
C o u n t y  w a s  s i g n i f i c a n t l y  i m p a c t e d  b y  d e c l i n e s  i n  t h e  
C o n s t r u c t i o n  a n d  M a n u f a c t u r i n g  s e c t o r s ,  d u r i n g  a n d  
f o l l o w i n g  t h e  R e c e s s i o n .  
 
J o b  g r o w t h  i n  t h e  r e g i o n  h a s  r e t u r n e d ,  w i t h  6 2 , 0 0 0  n e w  j o b s  
a d d e d  i n  t h e  l a s t  t w o  y e a r s .  M e c k l e n b u r g  c a p t u r e d  t w o -
t h i r d s  o f  t h e  i n c r e a s e ,  b u t  n e a r l y  a l l  o f  t h e  c o u n t i e s  i n  t h e  
r e g i o n  r e p o r t e d  p o s i t i v e  g r o w t h .  T h e  C h a r l o t t e  M S A’ s  6 . 4 %  

g r o w t h  o v e r  t h e  l a s t  t w o  y e a r s  w a s  n e a r l y  d o u b l e  t h e  3 . 9 %  
n a t i o n a l  m e a s u r e .  W i t h  a  r e s u r g e n c e  o f  d e v e l o p m e n t ,  
c o n s t r u c t i o n  j o b s  h a v e  p a r t i a l l y  r e c o v e r e d  f r o m  l o s s e s  
d u r i n g  t h e  R e c e s s i o n .      
 
Pu b l i c  I n v e s t m e n t s  a n d  D e m a n d  D r i ve r s  
U S - 7 4 .  U S - 7 4  i s  t h e  p r i m a r y  c o m m e r c i a l  c o r r i d o r  i n  U n i o n  
C o u n t y ,  a n d  p r o v i d e s  a  d i r e c t  f o u r - l a n e  c o n n e c t i o n  
b e t w e e n  C h a r l o t t e  a n d  Wi l m i n g t o n ,  w h i c h  c o n t a i n s  N o r t h  
C a r o l i n a ’ s  b u s i e s t  p o r t .  As  a n  e c o n o m i c  e n g i n e  f o r  U n i o n  
C o u n t y ,  t h e  c o r r i d o r ’ s  v i t a l i t y  i s  i m p o r t a n t  t o  f u t u r e  g r o w t h  
a n d  d e v e l o p m e n t .   
 
M o n r o e  B y p a s s .  T h e  M o n r o e  B y p a s s  i s  a  1 9 . 7 - m i l e  t o l l  r o a d  
p l a n n e d  t o  b e g i n  a t  t h e  I - 4 8 5 / U S - 7 4  i n t e r c h a n g e  i n  e a s t e r n  
M e c k l e n b u r g  C o u n t y  a n d  t e r m i n a t e  a t  U S - 7 4  b e t w e e n  
Wi n g a t e  a n d  M a r s h v i l l e  i n  U n i o n  C o u n t y .  T h e  p r o j e c t  h a s  
s t r u g g l e d  t h r o u g h  l e g a l  c h a l l e n g e s ,  b u t  u l t i m a t e l y  r e c e i v e d  
F e d e r a l  H i g h w a y  Ad m i n i s t r a t i o n  a p p r o v a l .  Wh e n  c o m p l e t e ,  
t h e  M o n r o e  B y p a s s  i s  e x p e c t e d  t o  i m p r o v e  m o b i l i t y  a n d  
c o n g e s t i o n  a l o n g  U S - 7 4 .  C o n s t r u c t i o n  o f  t h e  n e a r l y  $ 8 4 0  
m i l l i o n  p r o j e c t  i s  u n d e r w a y  a n d  i s  s c h e d u l e d  t o  b e  
c o m p l e t e d  i n  l a t e - 2 0 1 8 .  
 
I - 4 8 5 .  T h e  f i n a l  5 . 7 - m i l e  s e g m e n t  o f  t h e  I - 4 8 5  O u t e r  L o o p ,  
e x t e n d i n g  f r o m  N C - 1 1 5  i n  H u n t e r s v i l l e  e a s t  t o  I - 8 5 ,  h a s  j u s t  
b e e n  c o m p l e t e d  a n d  o p e n e d  t o  t r a f f i c .  T h e  O u t e r  L o o p  
t r a v e l s  6 7 . 6  m i l e s  a r o u n d  C h a r l o t t e ,  p r o v i d i n g  i n c r e a s e d  
a c c e s s  t o  m a n y  s u b u r b a n  a r e a s  o u t s i d e  o f  M e c k l e n b u r g  
C o u n t y .  T h e  c o n s t r u c t i o n  o f  t h e  O u t e r  L o o p ,  a l s o  i n c r e a s i n g  
s u b u r b a n  a c c e s s i b i l i t y  t o  j o b s  i n  M e c k l e n b u r g  C o u n t y ,  h a s  
b e e n  a  d r i v e r  o f  s u b u r b a n  p o p u l a t i o n  g r o w t h .  I - 4 8 5  c u r r e n t l y  
p r o v i d e s  a  d i r e c t  r o u t e  b e t w e e n  U S - 7 4  a n d  t h e  C h a r l o t t e  
D o u g l a s  I n t e r n a t i o n a l  A i r p o r t ,  a n  i m p o r t a n t  c o n s i d e r a t i o n  
f o r  e m p l o y e r  s i t i n g .   
 
W i n g a t e  U n i v e r s i t y .  W i t h  n e a r l y  2 , 7 0 0  s t u d e n t s ,  Wi n g a t e  
U n i v e r s i t y  i s  l o c a t e d  6 . 5  m i l e s  e a s t  o f  t h e  C o n c o r d  Av e n u e  
Ar e a .  T h e  C i t y  o f  M o n r o e  i s  t h e  c l o s e s t  a r e a  f o r  s t u d e n t s ,  
v i s i t i n g  p a r e n t s ,  f a c u l t y ,  a n d  s t a f f  t o  a c c e s s  a  w i d e - v a r i e t y  
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o f  r e t a i l  g o o d s  a n d  s e r v i c e s .  A l t h o u g h  a n  e s t i m a t e d  8 5 %  o f  
t h e  s t u d e n t s  l i v e  o n  c a m p u s  a l l  f o u r  y e a r s ,  s o m e  r e s i d e n t i a l  
d e m a n d  i s  l i k e l y  t o  s h i f t  t o  M o n r o e ,  e s p e c i a l l y  i n  u n i q u e ,  
m i x e d - u s e ,  a n d  p e d e s t r i a n - f r i e n d l y  s e t t i n g s .  V i s i t i n g  p a r e n t s  
a n d  s t u d e n t  r e c r u i t m e n t  w i l l  h e l p  s u p p o r t  d e m a n d  f o r  
h o s p i t a l i t y  u s e s  a l o n g  U S - 7 4 .  
 
L o c a l  D e m o g r a p h i c s  
U n i o n  C o u n t y  d e m o n s t r a t e d  u n p r e c e d e n t e d  p o p u l a t i o n  
g r o w t h  b e t w e e n  2 0 0 0  a n d  2 0 1 0 ,  r e p o r t i n g  o n e  o f  t h e  f a s t e s t  
r a t e s  i n  t h e  n a t i o n .  M a n y  t o w n s  i n  w e s t e r n  U n i o n  C o u n t y ,  
w i t h  p r o x i m i t y  t o  j o b s  a n d  s e r v i c e s  i n  M e c k l e n b u r g  C o u n t y ,  
d o u b l e d  o r  t r i p l e d  i n  s i z e  d u r i n g  t h i s  t i m e  p e r i o d .  L o c a t e d  
a p p r o x i m a t e l y  2 5  m i l e s  s o u t h e a s t  o f  C h a r l o t t e ,  M o n r o e  w a s  
n o t  i n s u l a t e d  f r o m  t h i s  p h e n o m e n o n ;  h o w e v e r ,  t h e  p a c e  o f  
g r o w t h  w a s  m o r e  s u s t a i n a b l e .  S l o w e r  p o p u l a t i o n  g r o w t h  i n  
t h e  C i t y  o f  M o n r o e  ( a s  c o m p a r e d  t o  U n i o n  C o u n t y )  c a u s e d  
i t s  s h a r e  o f  t o t a l  C o u n t y  p o p u l a t i o n  t o  d e c l i n e  f r o m  2 1 . 2 %  
i n  2 0 0 0  t o  1 5 . 7 %  i n  2 0 1 4 .    
 
B a s e d  o n  c u r r e n t  e s t i m a t e s ,  t h e  C o n c o r d  Av e n u e  Ar e a  h a s  
a  t o t a l  p o p u l a t i o n  o f  a p p r o x i m a t e l y  8 3 3  r e s i d e n t s  o r  2 5 7  
h o u s e h o l d s .  G r o w t h  i n  t h e  C o n c o r d  Av e n u e  Ar e a  h a s  b e e n  
r e l a t i v e l y  s t a t i c ,  a d d i n g  a p p r o x i m a t e l y  1 0 0  n e t  n e w  
r e s i d e n t s  i n  t h e  l a s t  1 5  y e a r s .    
 

 

F r o m  a n  a g e ,  p r o s p e r i t y ,  a n d  e t h n i c i t y  s t a n d p o i n t ,  t h e  
C o n c o r d  Av e n u e  Ar e a  h a s  a  d i v e r s e  c o l l e c t i o n  o f  r e s i d e n t s .  
T h e  f o l l o w i n g  m e a s u r e s  c o m p a r e  t h e  p e r f o r m a n c e  o f  t h e  
C o n c o r d  Av e n u e  Ar e a  t o  t h e  C i t y  o f  M o n r o e .  
 

M e a s u r e  

C o n c o r d  
A v e n u e  

A r e a  
C i t y  o f  
M o n r o e  C o m p a r i s o n  

M e d i a n  Ag e  3 0 . 2  3 3 . 4  Y o u n g e r  

H o u s e h o l d  S i z e  3 . 2 4  2 . 9 3  L a r g e r  

M e d i a n  I n c o m e  $ 3 0 , 3 6 1  $ 3 7 , 3 0 8  L o w e r  

S h a r e  H i s p a n i c  4 4 . 9 %  3 0 . 1 %  M o r e  

Wo r k i n g  R e s i d e n t s  9 0 . 7 %  8 9 . 9 %  M o r e  

S h a r e  o f  F a m i l i e s  7 2 . 6 %  7 0 . 8 %  H i g h e r  

R e n t e r  H o u s e h o l d s  5 8 . 4 %  4 9 . 3 %  M o r e  

 
T a p e s t r y  s e g m e n t a t i o n  a n a l y s i s  d i v i d e s  h o u s e h o l d s  i n t o  6 7  
d i s t i n c t  g r o u p s  b a s e d  o n  c o n s u m e r  s p e n d i n g  p a t t e r n s  a n d  
l i f e s t y l e  a t t r i b u t e s .  T h i s  t y p e  o f  a n a l y s i s  p r o v i d e s  i n s i g h t  i n t o  
t h e  p u r c h a s i n g  p r e f e r e n c e s  f o r  h o u s i n g  a n d  o t h e r  g o o d s ,  
a n d  i s  b e i n g  u s e d  i n c r e a s i n g l y  b y  d e v e l o p e r s ,  b u i l d e r s ,  a n d  
r e t a i l  t e n a n t s  i n  t h e  s i t e  s e l e c t i o n  a n d  d u e  d i l i g e n c e  
p r o c e s s e s .   
 
M o r e  t h a n  5 0 %  o f  t h e  C o n c o r d  Av e n u e  Ar e a  h o u s e h o l d s  a r e  
c l a s s i f i e d  a s  Midd l ebu rg s ,  o f t e n  r e p r e s e n t i n g  f a m i l i e s  i n  
t h e i r  f i r s t  h o m e .  Midd l ebu rg s  t y p i c a l l y  h a v e  t w o  w o r k e r s  i n  
t h e  f a m i l y ,  c o n t r i b u t i n g  t o  a  h i g h  l a b o r  f o r c e  a n d  l o w  
u n e m p l o y m e n t .  G e n e r a l l y ,  r e t a i l  s p e n d i n g  b y  t h i s  g r o u p  i s  
a t  o r  b e l o w  t h e  n a t i o n a l  a v e r a g e  i n  a l l  c a t e g o r i e s .   
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An o t h e r  o n e - t h i r d  o f  t h e  h o u s e h o l d s  i n  t h e  C o n c o r d  Av e n u e  
Ar e a  a r e  i d e n t i f i e d  a s  N e W e s t  R e s i d e n t s ,  w h i c h  m a k e  u p  a  
y o u n g  H i s p a n i c  m a r k e t  w i t h  n e w  c a r e e r s  a n d  y o u n g  f a m i l i e s .  
E n g l i s h  i s  n o t  t h e  p r i m a r y  l a n g u a g e  f o r  m a n y  o f  t h e s e  
h o u s e h o l d s ,  l e a v i n g  t h e m  l i n g u i s t i c a l l y  i s o l a t e d .  M a n y  o f  
t h e s e  h o u s e h o l d s  h a v e  o n l y  o n e  b r e a d w i n n e r ,  t y p i c a l l y  t h e  
m a l e ,  i n  a  b l u e  c o l l a r  j o b .  H o u s e h o l d  s i z e s  a r e  h i g h ,  
a c c o u n t i n g  n o t  o n l y  f o r  y o u n g  c h i l d r e n  b u t  a l s o  f o r  
g r a n d p a r e n t s  a n d  e x t e n d e d  f a m i l i e s .  Av e r a g e  r e t a i l  
s p e n d i n g  b y  t h i s  g r o u p  i s  4 0 %  t o  5 0 %  o f  t h e  n a t i o n a l  
a v e r a g e .  
 
L o c a l  R e a l  E s t a t e  
R e s i d e n t i a l .  T h e r e  a r e  a n  e s t i m a t e d  3 0 0  r e s i d e n t i a l  u n i t s  i n  
t h e  C o n c o r d  Av e n u e  Ar e a ,  r e p r e s e n t i n g  a  m i x t u r e  o f  s i n g l e -
f a m i l y  d e t a c h e d  a n d  m u l t i - f a m i l y  u n i t s .  N e a r l y  6 0 %  o f  t h e  
o c c u p i e d  u n i t s  i n  t h e  S t u d y  Ar e a  a r e  r e n t e r - o c c u p i e d ,  a  
h i g h e r  s h a r e  t h a n  t h e  l a r g e r  C i t y  o f  M o n r o e .  R e n t e r -
o c c u p i e d  u n i t s  e n c o m p a s s  n o t  o n l y  m u l t i f a m i l y  u n i t s ,  b u t  
a l s o  i n v e s t o r - o w n e d  s i n g l e - f a m i l y  d e t a c h e d  p r o d u c t .  O v e r  
1 0 %  o f  t h e  h o u s i n g  s t o c k  i s  e s t i m a t e d  t o  b e  v a c a n t ,  l a r g e l y  
c o m p r i s e d  o f  r e n t a l  p r o p e r t y .  O w n e r - o c c u p i e d  h o u s i n g  u n i t s  
i n  t h e  C o n c o r d  Av e n u e  Ar e a  h a v e  a  m e d i a n  v a l u e  o f  
$ 1 7 3 , 8 1 0 ,  l o w e r  t h a n  t h e  C i t y  o f  M o n r o e  a t  $ 1 8 4 , 5 9 6 .     

 
 
 
 

At  t h e  s a m e  t i m e  t h a t  t h e  C h a r l o t t e  r e g i o n  h a s  e x p e r i e n c e d  
a n  i n f l u x  o f  c o n s t r u c t i o n  f o r  n e w  m u l t i f a m i l y  p r o d u c t ,  U n i o n  
C o u n t y  h a s  a d d e d  a  l i m i t e d  s u p p l y .  T h e  m o s t  r e c e n t  
c o m p l e t i o n s  i n  U n i o n  C o u n t y  a r e  t h e  M o n r o e  H a r d w a r e  
Wa r e h o u s e  l o f t s  i n  d o w n t o w n  M o n r o e .  T h e s e  u n i t s ,  a s  p a r t  
o f  a  r e n o v a t i o n  o f  a  h i s t o r i c  w a r e h o u s e  b u i l d i n g ,  a c h i e v e  
r e n t s  a t  a  s i g n i f i c a n t  p r e m i u m  o v e r  m o r e  t r a d i t i o n a l ,  b u t  
d a t e d ,  g a r d e n - s t y l e  p r o d u c t .  U n i o n  C o u n t y  h a s  o n e  o f  t h e  
l o w e s t  m u l t i f a m i l y  v a c a n c y  r a t e s  i n  t h e  C h a r l o t t e  r e g i o n ,  
d r i v e n  b y  t h e  l a c k  o f  n e w  p r o d u c t .  U n i t s  a t  t h e  M o n r o e  
H a r d w a r e  Wa r e h o u s e  n o t  o n l y  d e m o n s t r a t e  t h a t  a p a r t m e n t s  
i n  M o n r o e  c a n  a c h i e v e  c o m p e t i t i v e  r e n t s ,  b u t  t h a t  d e m a n d  
e x i s t s  f o r  t h i s  p r o d u c t .  T h e  M o n r o e  Wa r e h o u s e  u n i t s  h a v e  
c o n s i s t e n t l y  r e m a i n e d  a t  a  s t a b i l i z e d  o c c u p a n c y  r a t e .    
 
C o m m e r c i a l .  G r a v i t a t i n g  t o  a c c e s s  a l o n g  U S - 7 4 ,  r e t a i l  i s  t h e  
s e c o n d  m o s t  c o m m o n  l a n d  u s e  i n  t h e  S t u d y  Ar e a ,  a f t e r  
r e s i d e n t i a l .  An  e s t i m a t e d  7 5 % - 8 0 %  o f  U n i o n  C o u n t y ’ s  e x i s t i n g  
3 . 6  m i l l i o n  s q u a r e  f e e t  o f  m u l t i - t e n a n t  r e t a i l  s p a c e  i s  l o c a t e d  
a l o n g  t h e  U S - 7 4  c o r r i d o r .  As  o f  t h e  e n d  o f  2 0 1 4 ,  U n i o n  
C o u n t y  r e p o r t e d  a  r e t a i l  v a c a n c y  r a t e  o f  1 0 . 3 % ,  a n  
i m p r o v e m e n t  f r o m  t h e  p r e v i o u s  f i v e  y e a r s .   
 
U n i o n  C o u n t y  h a s  o v e r  1 . 6  m i l l i o n  s q u a r e  f e e t  o f  r e t a i l  s p a c e  
c u r r e n t l y  p r o p o s e d ,  p r i m a r i l y  f o c u s e d  o n  t h e  w e s t e r n  
p o r t i o n  o f  t h e  C o u n t y  w h e r e  t h e  s t r o n g e s t  g r o w t h  p r e s s u r e s  
h a v e  b e e n .  N o n e  o f  t h e  p r o p o s e d  d e v e l o p m e n t s  a r e  n e a r  
t h e  C o n c o r d  Av e n u e  Ar e a .  O l d e r  r e t a i l  p r o d u c t  i n  a n d  n e a r  
t h e  C o n c o r d  Av e n u e  Ar e a  g e n e r a l l y  a c h i e v e s  l o w e r  r e n t s  
t h a n  t h e  U n i o n  C o u n t y  a v e r a g e  o f  $ 1 7 . 2 5  p e r  s q u a r e  f o o t .  
F o r  e x a m p l e ,  t h e  M o n r o e  P l a z a  S h o p p i n g  C e n t e r  o n  S k y w a y  
D r i v e  c u r r e n t l y  h a s  a  v a c a n c y  r a t e  o f  o v e r  2 0 % ,  a n d  q u o t e d  
r e n t s  o f  $ 7 . 0 0 - $ 9 . 2 5  p e r  s q u a r e  f o o t .  T h i s  p r o p e r t y ,  w h i c h  
a n c h o r s  t h e  C o n c o r d  Av e n u e  Ar e a  t o  t h e  e a s t ,  w o u l d  b e  a  
c a n d i d a t e  f o r  r e n o v a t i o n  o r  r e d e v e l o p m e n t  i n  a  h i g h l y  
v i s i b l e  l o c a t i o n  a l o n g  U S - 7 4 .        

Concord Avenue Area 
$173,810 

City of Monroe 
$184,596 

The index compares the average amount spent in this market’s household budgets for 
housing, food, apparel, etc., to the average amount spent by all US households. An index 
of 100 is average. Indexes as shown below, demonstrates consumer spending lower than 
the national average. Consumer expenditures are estimated by ESRI. 
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S W O T  An a l y s i s  
 
 
 
 
 
 
 

 
  E x c e l l e n t  v i s i b i l i t y  a n d  a c c e s s  f r o m  U S - 7 4  
  G a t e w a y  i n t o  d o w n t o w n  M o n r o e  
  P r o x i m i t y  t o  M o n r o e  M a l l ;  l o w  v a c a n c y  a n d  n e w  

r e t a i l e r s  
  P r o x i m i t y  t o  Wi n g a t e  U n i v e r s i t y  
  C o n c o r d  Av e n u e  a c t s  a s  “ s p i n e ”  o f  t h e  c o m m u n i t y ,  

p r o v i d i n g  c o n n e c t i v i t y  t o  o t h e r  a r e a s  o f  M o n r o e  
  S u r r o u n d i n g  s i n g l e - f a m i l y  n e i g h b o r h o o d s  a r e  s t a b l e   
  D i r e c t  a c c e s s  v i a  U S - 7 4  t o  C h a r l o t t e  a n d  

M e c k l e n b u r g  C o u n t y  
  R e l a t i v e  a f f o r d a b i l i t y  o f  h o u s i n g  

 
 
 
 
 
 

  N e e d s  f o r  h o s p i t a l i t y  r e l a t e d  t o  s t u d e n t s  a n d  p a r e n t s  
a t  Wi n g a t e  U n i v e r s i t y  c o u l d  d r i v e  d e m a n d  

  R e d e v e l o p m e n t  i n  t h e  C o n c o r d  Av e n u e  Ar e a  w o u l d  
s t r e n g t h e n  m o m e n t u m  i n  d o w n t o w n  M o n r o e  

  C o m p l e t i o n  o f  M o n r o e  B y p a s s  w o u l d  r e l i e v e  
c o n g e s t i o n  o n  U S - 7 4  i n t o  a n d  o u t  o f  C h a r l o t t e  

  L o w  r e n t s  a n d  o c c u p a n c y  i n  M o n r o e  P l a z a  S h o p p i n g  
C e n t e r  m a y  t r i g g e r  r e d e v e l o p m e n t  b y  c u r r e n t  o w n e r  

  G r o w t h  i n  t h e  M i l l e n n i a l  a n d  B a b y  B o o m e r  c o h o r t s  
m a y  d r i v e  d e m a n d  f o r  n e w  p r o d u c t  t y p e s  i n  M o n r o e  

  Ac t i v e  m a r k e t i n g  o f  k e y  d e v e l o p m e n t  p a r c e l s  i n  t h e  
S t u d y  Ar e a  (M o t o r a m a ,  p a r c e l  b e h i n d  M o n r o e  M a l l )  

 

 
 
 
 
 
 
 
 
 

 
  M u l t i p l e  p r o p e r t y  o w n e r s  
  H i g h  r a t e  o f  r e n t a l  p r o p e r t i e s  w i t h  v a r y i n g  a c t i v i t y  

b y  l a n d l o r d s  
  L i m i t e d  s t r e e t  c o n n e c t i v i t y  b e t w e e n  S k y w a y  D r i v e  

a n d  C o n c o r d  Av e n u e  
  Ag i n g  r e t a i l  i n v e n t o r y  c o n s t r a i n i n g  r e n t  g r o w t h  a n d  

i m p a c t i n g  v a c a n c y  r a t e s  
  C o n c e n t r a t i o n  o f  c r i m e  
  L a c k  o f  v i s u a l  a p p e a l  a l o n g  g a t e w a y  e n t r a n c e s  i n t o  

M o n r o e  
  P o o r  w a l k a b i l i t y  w i t h  l i m i t e d  r e s i d e n t  a m e n i t i e s  

 
 
 
 
 
 

  C o m p l e t i o n  o f  M o n r o e  B y p a s s  c o u l d  d i v e r t   p a s s - b y  
t r a f f i c  i m p a c t i n g  r e t a i l  p o t e n t i a l  

  C i t y  a p p e t i t e  t o  a c q u i r e  l a n d  a s  p a r c e l s  b e c o m e  
a v a i l a b l e  

  R e d e v e l o p m e n t  c o u l d  a f f e c t  h o u s i n g  a f f o r d a b i l i t y  
f o r  c u r r e n t  r e s i d e n t s  

  N e g a t i v e  p e r c e p t i o n  o f  m u l t i f a m i l y  d e v e l o p m e n t  
  L a c k  o f  c o h e s i v e n e s s  i n  c u r r e n t  r e t a i l  d e v e l o p m e n t  

c o u l d  i m p a c t  d e s i g n  i n  t h e  f u t u r e  

Strengths Weaknesses 

Opportunities Threats 

T h i s  s e c t i o n  o u t l i n e s  t h e  C o n c o r d  Av e n u e  Ar e a ’ s  S t r e n g t h s ,  We a k n e s s e s ,  O p p o r t u n i t i e s ,  a n d  T h r e a t s  f r o m  a  m a r k e t  
p e r s p e c t i v e .  C o n c e p t  d e v e l o p m e n t  c o n s i d e r e d  t h e  f o l l o w i n g  i n p u t s .  H o w e v e r ,  w h i l e  t h e  m a r k e t  a n d  S W O T  a n a l y s e s  i n f o r m e d  
t h e  c o n c e p t s ,  t h e  s e l e c t i o n  o f  t h e  p r e f e r r e d  d e s i g n  w a s  u l t i m a t e l y  d r i v e n  b y  t h e  p u b l i c .  
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R e ve n u e  C o n s i d e r a t i o n s  
S u c c e s s f u l  r e d e v e l o p m e n t  o f  t h e  C o n c o r d  Av e n u e  Ar e a  w i l l  
r e q u i r e  s o m e  l e v e l  o f  p u b l i c  i n v e s t m e n t .  T h i s  c o u l d  i n c l u d e ,  
b u t  i s  n o t  l i m i t e d  t o  t h e  c o n s t r u c t i o n  o f  t r a n s p o r t a t i o n  
i n f r a s t r u c t u r e ,  a c q u i s i t i o n  o f  p a r c e l s  f o r  a  s u i t a b l e  
d e v e l o p m e n t  s i t e ,  a n d  w a y f i n d i n g  a n d  b e a t i f i c a t i o n  e f f o r t s .  
T h i s  s e c t i o n  p r o v i d e s  a  c o m p a r i s o n  o f  p o t e n t i a l  r e a l  
p r o p e r t y  t a x  r e v e n u e  g e n e r a t i o n  b y  t h e  t h r e e  c o n c e p t s  t h a t  
w e r e  c r e a t e d  d u r i n g  t h i s  p r o c e s s :  
 

  C o n c e p t  A:  L e v e r a g e  U S - 7 4  
  C o n c e p t  B :  M i x e d - U s e  M a i n  (P r e f e r r e d )  
  C o n c e p t  C :  C o n v e n t i o n a l  P l a n n i n g  

 
P o t e n t i a l  p r o p e r t y  t a x  r e v e n u e  h a s  b e e n  e s t i m a t e d  b a s e d  
o n  t h e  f o r e c a s t e d  b u i l d - o u t  o f  t h e  C o n c o r d  Av e n u e  Ar e a  f o r  
e a c h  c o n c e p t .  P r o p e r t y  v a l u a t i o n s  a r e  b a s e d  o n  e x i s t i n g  t a x  
p a r c e l  d a t a  f o r  c o m p a r a b l e  u s e s  b y  a c r e  i n  U n i o n  C o u n t y .  
I t  i s  i m p o r t a n t  t o  n o t e  t h a t  r e a l  p r o p e r t y  t a x  r e v e n u e s  
e s t i m a t e d  i n  t h i s  s e c t i o n  a r e  g r o s s ,  a n d  e x c l u d e  p o t e n t i a l  
c o s t s  t h a t  t h e  C i t y  o f  M o n r o e  c o u l d  i n c u r  t o  s e r v e  t h e  
d e v e l o p m e n t s .   
 

  

 
 

V a l u a t i o n  A s s u m p t i o n s .  R e a l  p r o p e r t y  t a x  r e v e n u e  a p p l i e s  
t h e  C i t y  o f  M o n r o e ’ s  c u r r e n t  t a x  r a t e  o f  $ 0 . 5 8 6 3  t o  e v e r y  
$ 1 0 0  v a l u a t i o n  o f  d e v e l o p m e n t .  T h e  f o l l o w i n g  p e r - a c r e  
v a l u a t i o n s  h a v e  b e e n  a s s u m e d  f o r  t h e  l a n d  u s e s  o u t l i n e d  i n  
t h e  t h r e e  c o n c e p t s :  
 

 

 
Av e r a g e  v a l u e s  p e r  a c r e  a s s u m p t i o n s  r a n g e  s i g n i f i c a n t l y ,  
f r o m  a p p r o x i m a t e l y  $ 1 . 5  m i l l i o n  f o r  m i x e d - u s e  s t y l e  
d e v e l o p m e n t  t o  $ 2 5 0 , 0 0 0  f o r  s i n g l e - f a m i l y  d e t a c h e d  
r e s i d e n t i a l .  I t  i s  i m p o r t a n t  t o  n o t e  t h a t  t h e  f o r m  a n d  d e n s i t y  
t h a t  d e f i n e s  t h e  m i x e d - u s e  l a n d  u s e  t y p e  e q u a t e s  t o  t h e  
h i g h e s t  v a l u a t i o n .  G i v e n  t h e  l i m i t e d  a m o u n t  o f  v e r t i c a l l y  
m i x e d - u s e  p r o d u c t  i n  U n i o n  C o u n t y ,  v a l u e s  f r o m  c e n t r a l  
b u s i n e s s  d i s t r i c t s  w e r e  r e v i e w e d  t o  p r o v i d e  a d d i t i o n a l  
s u p p o r t  f o r  t h e  a s s u m p t i o n .   
 
G r o s s  R e a l  P r o p e r t y  R e v e n u e  E s t i m a t e s .  T h e  e x i s t i n g  l a n d  
u s e s  i n  t h e  C o n c o r d  Av e n u e  S t u d y  Ar e a  h a v e  a  c o m b i n e d  
v a l u e  o f  $ 4 0 . 3  m i l l i o n .  T h e  M o n r o e  P l a z a  S h o p p i n g  C e n t e r  
c u r r e n t l y  h a s  t h e  h i g h e s t  v a l u e  o f  $ 3 . 5  m i l l i o n .  
 
G r o s s  r e a l  p r o p e r t y  r e v e n u e  e s t i m a t e s  f o r  e a c h  o f  t h e  t h r e e  
c o n c e p t s  c r e a t e d  f o r  t h e  C o n c o r d  A v e n u e  Ar e a  a r e  
d e m o n s t r a t e d  i n  t h e  f o l l o w i n g  t a b l e .  T h e  p r e f e r r e d  c o n c e p t ,  

Acres Pct Acres Pct Acres Pct
Open Space 4.6 3.8% 2.9 2.4% 2.9 2.4%
Retail 19.7 16.6% 14.7 12.5% 16.9 14.3%
Hospitality / Highway Commercial 5.9 4.9% 5.9 5.0% 5.9 4.9%
Mixed-Use 0.0 0.0% 8.0 6.8% 0.0 0.0%
Office 16.0 13.4% 16.0 13.5% 9.0 7.6%
Office / Retail 29.0 24.4% 20.8 17.6% 20.8 17.6%
Infill Residential 19.3 16.2% 25.3 21.4% 32.2 27.1%
Protected Residential 24.6 20.7% 24.6 20.8% 30.9 26.1%

Total Acres 118.8 100.0% 118.1 100.0% 118.6 100.0%

Concept A: Concept B: Concept C: 
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r e p r e s e n t i n g  a  M i x e d - U s e  M a i n ,  i s  e s t i m a t e d  t o  h a v e  t h e  
h i g h e s t  t o t a l  v a l u e  a t  b u i l d - o u t  o f  n e a r l y  $ 7 4  m i l l i o n .  T h e  
o t h e r  t w o  c o n c e p t s ,  w h i c h  r e p r e s e n t  v a r i a t i o n s  o n  s i n g l e -
u s e  f o r m s  a n d  d e n s i t i e s ,  h a v e  t o t a l  v a l u e s  o f  a p p r o x i m a t e l y  
$ 6 5  m i l l i o n  t o  $ 6 7  m i l l i o n .  Wi t h  a  t o t a l  e s t i m a t e d  v a l u e  a t  
b u i l d - o u t  o f  n e a r l y  $ 7 4  m i l l i o n ,  C o n c e p t  B  w o u l d  r e p r e s e n t  
a n  8 5 %  i n c r e a s e  f r o m  t h e  c u r r e n t  2 0 1 4  v a l u e  d e f i n e d  b y  t h e  
e x i s t i n g  l a n d  u s e s .   
 

 

 
B a s e d  o n  t h e  c u r r e n t  C i t y  o f  M o n r o e  p r o p e r t y  t a x  r a t e  o f  
$ 0 . 5 8 6 3  p e r  $ 1 0 0  i n  v a l u a t i o n ,  a n n u a l  r e a l  p r o p e r t y  t a x  
r e v e n u e  a t  b u i l d - o u t  o f  t h e  t h r e e  c o n c e p t s  c o u l d  r e a c h  
a p p r o x i m a t e l y  $ 3 8 1 , 4 6 0  f o r  C o n c e p t  A ( L e v e r a g e  U S - 7 4 ) ,  
$ 4 3 2 , 7 8 0  f o r  C o n c e p t  B  (M i x e d - U s e  M a i n ) ,  a n d  $ 3 9 1 , 0 0 0  f o r  
C o n c e p t  C  (C o n v e n t i o n a l  P l a n n i n g ) .   
 
T h e  M i x e d - U s e  M a i n  c o n c e p t ,  w h i c h  w a s  u l t i m a t e l y  s e l e c t e d  
a s  p r e f e r r e d ,  h a s  t h e  h i g h e s t  a n n u a l  r e a l  p r o p e r t y  t a x  r e t u r n  
t o  t h e  C i t y  o f  M o n r o e .  T h i s  r e t u r n  p o t e n t i a l  i s  l a r g e l y  d r i v e n  
b y  a n  e l e v a t e d  v a l u e  p e r  a c r e  f o r  v e r t i c a l l y  m i x e d - u s e  
p r o d u c t .  E x i s t i n g  l a n d  u s e s  c u r r e n t l y  g e n e r a t e  
a p p r o x i m a t e l y  $ 2 3 6 , 0 0 0  a n n u a l l y ;  t h e  M i x e d - U s e  M a i n  
C o n c e p t  h a s  a n  e s t i m a t e d  b u i l d - o u t  r e v e n u e  s t r e a m  t h a t  i s  
n e a r l y  8 5 %  h i g h e r .  T h e  i n c r e a s e  o v e r  t h e  e x i s t i n g  l a n d  u s e s  
r e p r e s e n t s  a l m o s t  $ 2 0 0 , 0 0 0  a n n u a l l y  i n  a d d i t i o n a l  r e a l  
p r o p e r t y  t a x  r e v e n u e  f o r  t h e  C i t y  o f  M o n r o e .  
 

 

 
Ke y  M a r k e t  F i n d i n g s  
 

  T h e  C o n c o r d  Av e n u e  Ar e a  r e p r e s e n t s  a  s t r o n g  
o p p o r t u n i t y  t o  r e d e f i n e  t h e  p r i m a r y  g a t e w a y  i n t o  t h e  
C i t y  o f  M o n r o e ,  o f f e r i n g  v i s i b i l i t y  a n d  a c c e s s  t o  U S - 7 4 .  

  S h i f t i n g  p r e f e r e n c e s  d r i v e n  b y  t h e  M i l l e n n i a l  a n d  B a b y  
B o o m e r  g e n e r a t i o n s  w i l l  l i k e l y  c o n t i n u e  t o  d r i v e  
d e m a n d  f o r  a  v a r i e t y  o f  h o u s i n g  t y p e s  w i t h  p r o x i m i t y  
t o  e m p l o y m e n t  a n d  r e t a i l  g o o d s  a n d  s e r v i c e s ,  a s  w e l l  
a s  t r a n s p o r t a t i o n  o p t i o n s  i n c l u d i n g  p e d e s t r i a n ,  
b i c y c l e ,  a n d  t r a n s i t .  

  M i l l e n n i a l s  a r e  f a c i n g  t h e  r e a l i t i e s  o f  s t u d e n t  d e b t  
a n d  f o r m e r l y  w e a k  j o b  m a r k e t s ,  i m p a c t i n g  w h a t  t h e y  
c a n  a f f o r d  f o r  h o u s i n g ;  t h e r e f o r e ,  t h e  h i g h  c o s t  o f  
u r b a n  l i v i n g  i n  t h e  c e n t r a l  c o r e  o f  C h a r l o t t e  c o u l d  
p r o v i d e  o p p o r t u n i t i e s  f o r  m o r e  s u b u r b a n  a r e a s  t o  
r e i n v e n t  t h e m s e l v e s  t o  a t t r a c t  d e m a n d  b y  t h i s  
g r o w i n g  s e g m e n t  o f  t h e  p o p u l a t i o n .  

  T h e  c o m p l e t i o n  o f  t h e  M o n r o e  B y p a s s  s h o u l d  i m p r o v e  
c o n g e s t i o n  a l o n g  U S - 7 4 ,  r e d u c i n g  c o m m u t i n g  t i m e s  
i n t o  j o b  c e n t e r s  i n  M e c k l e n b u r g  C o u n t y .  

  T h e  C o n c o r d  Av e n u e  Ar e a ’ s  p r o x i m i t y  t o  Wi n g a t e  
U n i v e r s i t y  p r o v i d e s  o p p o r t u n i t i e s  f o r  h o s p i t a l i t y  a n d  

Taxable Taxable Taxable
Acres Value Acres Value Acres Value

Open Space 4.6 $0 2.9 $0 2.9 $0
Retail 19.7 $12,792,000 14.7 $9,568,000 16.9 $11,004,500
Hospitality / Highway Commercial 5.9 $4,972,500 5.9 $4,972,500 5.9 $4,972,500
Mixed-Use 0.0 $0 8.0 $11,985,000 0.0 $0
Office 16.0 $8,384,250 16.0 $8,384,250 9.0 $4,740,750
Office / Retail 29.0 $17,376,000 20.8 $12,504,000 20.8 $12,504,000
Infill Residential 19.3 $15,400,000 25.3 $20,264,000 32.2 $25,736,000
Protected Residential 24.6 $6,137,500 24.6 $6,137,500 30.9 $7,732,500

Total Acres/Value 118.8 $65,062,250 118.1 $73,815,250 118.6 $66,690,250

Concept A: Concept B: Concept C: 
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s u p p o r t i v e  r e t a i l  d e v e l o p m e n t  i n  M o n r o e ;  w i t h  i t s  
a c c e s s  t o  U S - 7 4 ,  t h i s  a r e a  s h o u l d  c a p i t a l i z e  o n  
d e m a n d  b y  s t u d e n t s ,  f a c u l t y / s t a f f ,  a n d  v i s i t i n g  
p a r e n t s .  

  Ad d i t i o n a l  r e t a i l  d e v e l o p m e n t  i n  t h e  C o n c o r d  Av e n u e  
Ar e a  w o u l d  n o t  b e  e x p e c t e d  t o  i n t e r f e r e  w i t h  t h e  
s u c c e s s  o r  m o m e n t u m  i n  d o w n t o w n  M o n r o e ,  b u t  
r a t h e r  i m p r o v e  t h e  v i s i t o r  e x p e r i e n c e  t h r o u g h  
e n h a n c e d  g a t e w a y s  a n d  s y n e r g i s t i c  u s e s .  

  H i g h  o c c u p a n c y  a n d  n e w  t e n a n t s  a t  t h e  M o n r o e  M a l l  
w i l l  h e l p  d r i v e  a d d i t i o n a l  r e t a i l  t o  t h e  C o n c o r d  
Av e n u e  Ar e a .  

  Wi t h  a  2 0 %  v a c a n c y  r a t e  a n d  c o m p a r a t i v e l y  l o w  
r e n t s ,  a s  w e l l  a s  a n  a g i n g  f a ç a d e ,  r e d e v e l o p m e n t  o r  
r e n o v a t i o n  o f  t h e  M o n r o e  C r o s s i n g  S h o p p i n g  C e n t e r  
c o u l d  b e  a  l o w - h a n g i n g  c a t a l y s t  f o r  t h e  C o n c o r d  
Av e n u e  Ar e a ;  t h i s  w o u l d  b e  a  n o t i c e a b l e  i m p a c t  t o  
S k y w a y  D r i v e  a s  a  g a t e w a y  t o  d o w n t o w n  M o n r o e .  

  C o n c e p t  B ,  t h e  M i x e d - U s e  M a i n  C o n c e p t  (p r e f e r r e d ) ,  
o f f e r s  t h e  g r e a t e s t  o p p o r t u n i t y  f o r  i n c r e a s e d  t a x  
r e v e n u e  b a s e d  o n  t h e  f o r m  a n d  d e n s i t y  o f  
d e v e l o p m e n t ;  i n c r e a s e d  r e v e n u e  c o u l d  b e  u s e d  t o  
o f f s e t  p u b l i c  i n v e s t m e n t  t o  i n c e n t i v i z e  d e v e l o p m e n t .  

  I n c e n t i v e s  f o r  d e v e l o p m e n t  w o u l d  l i k e l y  b e  n e c e s s a r y  
f o r  t h e  m i x e d - u s e  c o m p o n e n t  o f  C o n c e p t  B ;  t h e  C i t y  
o f  M o n r o e  s h o u l d  c o n s i d e r  b e i n g  a n  a c t i v e  
p a r t i c i p a n t  i n  l a n d  a c q u i s i t i o n  a n d  s i t e  w o r k  t o  m a k e  
t h e  d e a l  m o r e  a t t r a c t i v e  t o  p o t e n t i a l  d e v e l o p e r s .  

  P r o v i d i n g  f o r  f l e x i b l e  a n d  s t r e a m l i n e d  z o n i n g  a n d  
a p p r o v a l  r e q u i r e m e n t s  w o u l d  r e d u c e  t h e  c a r r y i n g  
c o s t  f o r  d e v e l o p e r s .  

  E n f o r c i n g  c o d e  v i o l a t i o n s  i n  t h e  C o n c o r d  Av e n u e  
Ar e a  w i l l  b e  i m p o r t a n t  a s  r e d e v e l o p m e n t  o c c u r s .  

  Wh e n  f e a s i b l e ,  t h e  C i t y  o f  M o n r o e  s h o u l d  r e l y  o n  
p r i v a t e  p a r t n e r s  t o  s h a r e  i n  t h e  c o s t  o f  t r a n s p o r t a t i o n  
i n f r a s t r u c t u r e  i m p r o v e m e n t s  a s  d e v e l o p m e n t  o c c u r s .  
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