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John McDonald, founder of 
landmark McDonald’s Cafeteria.
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One of the most valuable assets
of the Beatties Ford Road

Corridor is its diversity.



This community based vision plan
represents a collaborative effort of
many individuals. Councilman James
Mitchell established a task force to
consider the possibilities of smart
growth and economic development
along the Beatties Ford Road corridor
between Oaklawn Avenue and Sunset
Road. The task force adopted the
name New Brooklyn Initiative
reflecting upon the similarities and
connections to the      historic heart of
Charlotte's Black community
"Brooklyn". Once centered on 2nd
and Brevard streets, Brooklyn con-
tained a diversity of housing types for
all economic groups; commercial, cul-
tural and entertainment venues and
streetcar transportation. Urban
renewal destroyed Brooklyn in the
1960s and dispersed much of the
community to Beatties Ford Road.
The goal of the New Brooklyn
Initiative is to engage stakeholders
and residents of the corridor to create
a vision that will result in mixed use:
transit-oriented development,
commercial, office, entertainment
and a variety of residential products,
as well as improvements in
technology,  infrastructure and safety.
The end result is one in which
residents determine the future for the
corridor; striving to make their
neighborhoods better places to live,
work and visit.

This plan concentrates on seven
primary districts from Oaklawn
Avenue north to Sunset Avenue
including approximately two blocks
on either side of the Beatties Ford
Road Corridor.  These include the
three major intersections of Oaklawn
Avenue, LaSalle Street and Cindy
Lane.  Beatties Ford Road connects
uptown Charlotte with I-277, I-85,
and the Lake Norman area.  The
plans for a streetcar line on Beatties
Ford Road and the future potential
development of a multimodal station
near Rosa Parks Place reemphasizes
the importance of the corridor as a
direct connection to the Center City.
The design team took a
comprehensive look at the area in
terms of economic development,
revitalization and connectivity. A
marketing study was conducted to
evaluate the existing market and
development conditions influencing
the corridor. As a result of this effort
a better understanding of the
economic potential of the corridor
was realized. They also coordinated
this plan with projects along or
adjacent to the corridor that are
under construction, planned, or
currently being planned, including
the new Pedestrian Overlay District.

This planning process had a primary
focus of the community, gathering
stakeholders and residents together
to listen and discuss the
opportunities for growth. This is the
Beatties Ford Road community's
vision. The following plan
recommendations reflect the
continued celebration of a
community to grow and share its
people, its places and its stories. A
community sustained in part by a
knowledge of its past.

Overview Initiating the Plan
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Section 1:
The Vision

"Make no little plans, 
they have no magic 
to stir men's blood."

Daniel Hudson Burnham 



� Streetcar  Suburbs
How do we take advantage of the
planned streetcar development?

� Age  Diversity
How do we attract a diverse 
population of single and young 
families ages 25-39?

� Ratio  of  Market  Rate  vs.  
Affordable  Housing
How do we create a mix to 
encourage a range of businesses, 
retail, and amenities?

Conceptual Drivers of
the Process
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Section 1:
The Vision

“For the kids,
the more they
see what we
can do, the
more they
understand
and believe
it.”

Sam Young



To serve as a guide for the
development of the vision plan,
stakeholders and the design team
outlined goals for the planning
process that provide a benchmark
from which plan recommendations
may be measured.

� Promote a vibrant, compatible,   
well-connected mix of uses to 
increase the density and activity
of the area, as well as to increase 
jobs, residences and the tax base.

� Make Beatties Ford Road more
pedestrian, bicycle and transit 
friendly.

� Preserve the rich history of the 
corridor and enhance cultural 
tourism.

� Promote building and streetscape 
design guidelines that accent 
existing architectural fabric and 
are compatible with transit-
oriented development principles. 

� Build upon principles of the West
End Pedscape Plan.

� Examine, identify and program
implementation procedures.

� Provide guidance for marketing 
future development on the 
corridor including guidance for 
public/private partnerships and 
development incentives.

� Allow flexibility in the plan in 
order to take advantage of future 
development opportunities as 
they arise.

These goals are intended to be the
driving force in articulating a new
vision for the corridor. In order to
achieve results and realize the vision
for the corridor, two key objectives
were established.

The New Brooklyn Initiative Vision
Plan has two primary elements
Physical and Organizational. The
physical framework enhances a

"strong sense of place" for the
corridor.  It is the successful
combination of architecture,
circulation, open space and
pedestrian amenities that will make
the corridor more attractive, active,
safe and interesting. Two categories
are within the physical framework.

Corridor  Character: Seven distinct
districts define the corridor as a series
of places along its length. The
aesthetic appearance of the corridor,
from its historic institutions and
residential fabric to the design of new
buildings and streetscape
enhancement; and infrastructure
improvements, should reinforce the
culturally significant character of the
corridor.

Objectives:
� Encourage and facilitate historic 

preservation
� Initiate a comprehensive 

streetscape program
� Encourage compatible and 

quality design in new 
construction activity

� Design appropriate transitions 
between core districts and 
residential neighborhoods

� Utilize image and gateway 
features to reinforce cultural
identity

� Introduce and/or improve 
lighting character

� Promote effective business 
storefront signage, graphics and 
window displays

� Provide additional pedestrian 
amenities

� Identify possible “themes” for
development

Corridor  Circulation: Enhancements
to multimodal accommodations to
make the corridor more user-
friendly will prevent Beatties Ford
Road from being seen as just a way to

Goals of the Planning
Process
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get to another part of the city, it will
become a destination that meets the
needs of its users

Objectives:
� Identify new transportation links
� Introduce multimodal               

transportation options
� Improve functional circulation
� Provide traffic-calming measures
� Promote on-street parking
� Enhance TOD housing/retail

The organization framework
establishes the identity for activities,
marketing/promotions, social
programs and the interaction of
residents. Three categories are within
the organizational framework.

Corridor  Experience: The corridor is a
unique place where the environment
can sustain a range of experiences and
interactions. The dynamic urban
fabric of the corridor should provide
an essential part of community life
that is vibrant, interesting and
stimulating.

Objectives:
� Encourage "destination" uses
� Encourage day/night activities
� Facilitate community/cultural 

events
� Provide public space to support 

festivals, parades, farmers market
� Introduce/provide a variety of 

housing options
� Provide additional recreational 

activities

Corridor  Economics  /  Business
Development: The corridor should
boast a healthy business environment
and strategically brand itself as a
center of cultural tourism,
entertainment, arts, education and
employment. 

Objectives:
� Support public/private 

reinvestment
� Encourage business recruitment, 

retention and development
� Diversify tax base
� Invest public dollars strategically

to leverage private investment

Corridor  Management  Structure:
Management of corridor
development should be championed
by a partnership of community
development corporations, church
coalitions and other non profit
organizations, the City, County and
financial institutions.

Objectives:
� Expand and improve technology 

and infrastructure.
� Create efficient and effective 

management structure.
� Maintain physical improvements
� Prepare marketing material for 

development sites
� Develop marketing program
� Foster partnerships with private 

development
� Identify roles, task force and 

committees for achieving
development goals

� Enhance effectiveness of 
neighborhood voice
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With its intellectual and cultural
climate, Biddleville became an
appealing area in which to live and is
now the oldest surviving African-
American neighborhood in the area.
The city grew and in 1891 the 
streetcar was electrified;
Charlotteans then began to live on
the outskirts of the city in streetcar
suburbs, with easy access to the
uptown area. The city continued to
grow and  eventually met with
established neighborhoods such as
Biddleville.

Social places such as Grand
Theater, the prominent Excelsior
Club, and McDonald’s Cafeteria
serviced Beatties Ford Road 
residents. West Charlotte High
School located along Beatties Ford
Road, was the second established
African-American high school in the
area. Second Ward High School

From Brooklyn to 
Beatties Ford Road
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Section 2:
The Place

From 1850-1960 Second Ward,
more commonly known as the
Brooklyn neighborhood, centered
on Second and Brevard streets
and was the heart of Charlotte’s
African-American community. The
neighborhood was located within
easy walking distance of many
neighborhoods and retail, institutional,
religious, and civic uses. Biddle
Memorial Institute, later named
Johnson C. Smith University,
provided college training for African
Americans in the Charlotte region. In
1871 it relocated from Second Ward
atop a hill just west of the city along
Beatties Ford Road. Cohesively
the Biddleville community was
established creating a neighborhood
home to many prosperous African-
American professionals. Doctors,
lawyers, barbers, and teachers lived
along the corridor, and
located their businesses there, too.



From Brooklyn to
Beatties Ford Road
Continued
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Section 2:
The Place

was the first.  A second high school
was a great relief to the students who
lived along Beatties Ford Road and had
previously walked to the Second Ward
for school. A "friendly rivalry"
quickly grew and the surrounding
communities rallied around their local
school. Sporting events became places
to socialize and the annual football
game became so popular it was named
the Queen City Classic.

The Urban Renewal program,
introduced in the 1960s, brought
devastation to many Charlotte
neighborhoods. Sadly, nearly all
of Brooklyn neighborhood,
including Second Ward High School,
was destroyed and residents forced to
relocate to other areas of the city,
many to Beatties Ford Road.

In more recent years Beatties Ford
Road has begun to experience some
momentum. University Park
Shopping Center was built to provide  
local services such as a
post office and grocery store. The
completion of a new building housing
the Beatties Ford Road Branch
Library in 1997 also provided 
excitement within the community.
As both a library and learning resource
center, it continues to serve a multi
cultural population with particular
focus on African-American resources.
The United House of Prayer For All
People was built in 1999 and its 
majestic gold steeple can be seen from
miles away.  It is  recognized as a
destination for both worship and for
the delicious weekday lunches served
in its cafeteria.

Throughout the many obstacles this
community has had to overcome the
residents have persevered and 
established themselves as a memorable
corridor with a unique cultural fabric. 



The corridor now has a chance to cre-
ate more opportunity for its residents,
embracing urban living, encouraging
cultural tourism, accommodating
multimodal transportation options,
introducing mixed-use development
and welcoming new investments that
continue to foster a diverse, mixed-
income community.  

Where is the future of the corridor
going? Recognizing their importance
among the neighborhoods along
Beatties Ford Road, many of
the churches are driving new
development, which includes a
community health care center, new
housing for single family and elderly,
and upfitting the former McDonald’s
Cafeteria. The recently adopted
West End Pedscape Plan developed
for the Beatties Ford Road Corridor
is an important addition to recent
momentum. The principles and
guidelines of this document will set a
standard for future development along

The Future of the Corridor
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the corridor, creating an 
environment more conducive to
pedestrians.  The Center City
Streetcar line is expected to be
operational by 2009, connecting
Johnson C. Smith University to
Presbyterian Hospital, and by 2017
connecting Rosa Parks Way with
Eastland Mall. Development of
Gateway Village and the addition of
Johnson & Wales University along
West Trade Street have further
enhanced the western part of the city
towards Beatties Ford Road.

Beatties Ford Road has the
opportunity to capitalize on its
existing assets, while capturing the
essence of its people. Its proximity
to uptown Charlotte makes it a
very desirable area.
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The design of the New Brooklyn
Initiative Vision Plan places a large
emphasis on the involvement of
residents and property owners within
the study area.  It was a process that
strived to both encourage the
community to participate through
suggestions and feedback and keep the
community informed about progress.

� First Community Meeting
“listening session”
October 27, 2005

� Second Community Meeting
“sharing session”
February 7, 2006

� Third Community Meeting
“reporting session”
June 15, 2006

One-on-one leadership interviews
were conducted throughout the
planning process with people who
either live or work along Beatties
Ford Road. Members of the design
team inquired about memories of the
corridor and attentively listened to
the stories recollecting the sites and
sounds of favorite weekend hang-
outs, school, Sunday afternoons,
sporting events, church, and family.
These discussions gave the team
great insight on the sense of place for
Beatties Ford Road and reinforced
that the people are the most
important asset of any city.

The future of the corridor was also a
topic of discussion during the
interviews. The following are some
of their aspirations:

� Beatties Ford Road should reflect 
its history

� Beatties Ford Road should 
provide development that   
encourages a variety of ages to
live in the community

� Beatties Ford Road should be an 
area of destination

� Beatties Ford Road should 
provide basic services to 
residents

� Beatties Ford Road should be a 
safe place

� Beatties Ford Road should 
service both pedestrians and 
automobiles

� Beatties Ford Road should be a 
great place to live

� Beatties Ford Road should 
provide more amenities to 
residents

Overview Leadership Interviews
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Section 3:
The Process



Date: October 27, 2005
Time: 6:00 - 7:30 pm
Location: Reeder Memorial 

Baptist Church

Synopsis:
The first public workshop was held at
Reeder Memorial Baptist Church on
October 27, 2005. The New Brooklyn
Initiative task force welcomed
community members and gave a
brief history of how this vision plan
came about. The design team was
then introduced and presented the
project. The community members
were encouraged to ask questions and
provide input guiding the team in what
the community is and what it would
like to be. A variety of subjects were
discussed and the recommendations,
comments, and questions received
during the meeting are as follows:
� Walkable, mixed-use patterns, 

that increase convenience, 
support local needs, and 
encourage energy savings.

� Encourage the business and

educational opportunities of     
locals.

� Give residents access to 
technological infrastructure and 
amenities, such as wi-fi access 
along the corridor.

� Many offerings are lacking.  We  
could use more restaurants and a
better variety of shops are needed
such as a shoe store. The corridor
largely retains the feel of a 60s 
commercial strip, forcing 
residents to drive elsewhere to 
shop.

� A local City/County 
government office located along 
the corridor is needed to provide
services to residents

� Development needs to take better
advantage of its location between
Northlake and downtown.   
Proximity to Uptown is a major 
asset that has not been utilized to 

First Community
Workshop
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the area’s benefit, such as 
encouraging young, professionals
to return to the area.

� Make an updated market study
available for developers to see the
potential.

� Remove the barriers keeping new
businesses from taking root in the
corridor. Encourage the kind of   
policies and private-public 
partnerships that help young
businesses.

� Take steps to ease traffic 
congestion. Widen Cindy Lane to 
four lanes, etc.

� Offer a better diversity of 
housing options (live-work units, 
multi-family, etc.), cultural and
shopping amenities to cater to 
young people and to keep them.

� “Bring back the class”…and 
“make it artsy”. Make a new arts
district for the city by catering to 
artists’ needs.  Cultural offerings
that complement and support the 
magnet schools such as an art 
store, theater, or artists’ live/work
space.

� The youth are underserved. There
are few places along the corridor
that provide activities that cater 
to them, such as basketball courts,  
recreational facilities, a movie 
theatre, a shopping center and so 
on. There is no “destination” or 
local hang-out spot.

� There is limited green space along
the corridor for public park and 
recreation.

Questions  During  the  Meeting:

� What is the time frame for
implementing the New Brooklyn
Initiative Vision Plan?

� What series of planning projects
are part of the study and/or will
be affected? (e.g. When will the
widening of BFR (up to Sunset) 
be undertaken and completed?)

� How will the plan affect
homeowners?

� What are the barriers to
development?

First Community 
Workshop
continued
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Date: February 7, 2006
Time: 6:30 - 8:30 pm
Location: First Baptist 

Church West

Synopsis:
The second public workshop for the
New Brooklyn Initiative Vision Plan
was held on February 7, 2006. The
design team reviewed findings from
the first workshop. Members of the
community worked with facilitators
to construct a vision statement. The
following ideas and vision themes
were derived from the public input.

"We  want  a  corridor  that  brings  the
class  back,  is  locally  owned,
attractive,  and  proud.  A  corridor  that
embraces  its  cultural  diversity  by
offering  a    diveersity  of  housing,
neighborhood  retail,  entertainment
and  recreational  opportunities."

The overriding concept for the New
Brooklyn Initiative Vision Plan
focuses on quality of life, historical
context and future  development.

"We want a corridor…”

� That treats public safety as a 
primary priority and brings
desirable housing and new jobs
to the Center City.

� That is historic in character.
� That is designed with excellent 

aesthetics and focused on 
preservation.

� That integrates new development
into the existing historical 
context.

� That creates a cohesive 
neighborhood fabric in 
underdeveloped parcels.

� That improves the perception of 
safety in the area.

� That respects the existing 
residential neighborhoods and  
does not displace residents, 

especially the elderly.
� That offers the next generations 

a sense of place and vision. 

Key findings/concerns gathered
during public session:

- Need for another police district or
larger police presence by Metro

One
- Focus on single-family housing 

development                      
- The area must be historic
- Zoning must be consistent
- Incorporate Historic West End
- Name needs to speak to corridor 

history (i.e. New West Charlotte, 
New Biddleville, Center City 
West, Historic West End)

- Lighting and its maintenance along
the corridor must be improved

- A Harris Teeter would be a great 
addition

- Develop art galleries, coffee shops, 
bookstores, health food stores, fine
dining, movie theater, office 
supply stores

- Need more and improved open 
space

- Outdoor art reflecting history of 
area  

- Convert existing homes abutting 
corridor to different uses 

(i.e. restaurants, shops/ offices)
- Mixed use along corridor should 

always include housing.
- New development should bury 

utility lines.
- Market area schools 
- Need commitment from 

community to desire changes
- One worry is affordability once the 

changes takes place
- Manage risk…What are the 

barriers to bringing the good stuff?
- Address crime needs "community

by community"
- Promote involvement with area 

Neighborhood Associations
- Create new job opportunities
- Create advocacy group for the 

Second Community 
Workshop
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corridor
- Scrutinize illegal drug traffic on all 

fronts
- Create marketing plan needs. Speak 

the positives
- Introduce a "theme" to the corridor

Breakout Groups
Meeting participants were divided into
breakout groups to discuss visual
preferences for future development
types and land use along the corridor.
The following is an overview of public
input derived from precedent
development projects presented during
the workshop.

Neighborhood  Services
� Prefer designs that honor historical 

style and context. South End 
example applied somewhat. 

Town  Center
� Resented Philips Place example. 

"We don't want another South 
Charlotte." Birkdale Village 
example was praised for its 
opportunity to offer a central 
entertainment district. Liked 
Philips Place public fountain. 

Mixed  Use
� All precedent projects showing 

housing over retail was relevant. 
Makes best use of land and 
provides right scale for 
neighborhood retail 
establishments. NODA's 
development scale is appropriate.

High  Density  Residential
� General dislike of scale and style 

of high density residential 
examples. Overwhelming for the
area.

Medium  Density  Residential
� Converted warehouse and 

loft-style apartments over 

garages with large windows were 
preferred. Conventional 
apartments not at all appropriate 
for the corridor. The South End 
townhomes over garages were 
seen to be ideal for younger 
residents. 

Low  Density  Residential  
� Prefer the Charlotte bungalow 

style. More true to the area. Like
porches and historical touches. 
No "cookie cutter homes."

Lighting
� Three lamp post example was a 

favorite. Prefer decorative 
pedestrian lights. Distinctive. 
Classy.

Streetscapes
� All examples relevant. Tree-   

lined, brick-paved sidewalks with 
outdoor dining areas preferred. 
Pedestrian environment of 
Phillips Place especially noted.

Signage
� Simple and traditional signs 

preferred.

Gateways
� Strong endorsement for larger 

and bolder gateway post similar
to Philips Place but with more 
historical significance. Existing 
West End gateway monuments 
liked.

Second Community 
Workshop
continued
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Date: June 15, 2006
Time: 6:30 - 8:30 pm
Location: Friendship Missionary

Baptist Church

Synopsis:
The third and final community work-
shop was held on June 15, 2006. The
design team revisited community input
from previous workshops. In addition
Frank Warren, Warren Associates pre-
sented the Market Feasibility Study for
the corridor study area. The purpose of
the                     meeting was to present
corridor development concepts.
Implementation strategies and plan rec-
ommendations are included in Section 5
of this document, The Strategic Plan.

The following is a summary of
community workshop comments :

� Why the name New Brooklyn?
� Concerned about elderly housing

leaving and not having a housing
type to support the elderly.

� Tough for elderly to maintain 
homes. Are there programs to 
assist with home maintenance?

� Use faith-based initiatives to 
repair homes.

� Provide pedestrian crossings, 
refuge islands and other traffic- 
calming measures along the 
corridor.

� Tough to get appraisals for some
homes due to the negative image
of the corridor. 

� How would key city business 
units support and help implement 
the New Brooklyn Initiative?  

� What will happen to the tax base 
for single family dwellings   
/dwellers?  Will the original 
owners be taxed out?

� Pay attention to housing price  
ranges in the neighborhoods. 
Plan for a mix of higher, mid 
range and affordable units to be 

developed.
� Would like to see more work 

with historic preservation to keep
style and look of homes around
Johnson C. Smith University.

� Have programs in place to 
encourage young buyers to come
into the neighborhood: 
marketing, grants, low loans etc.

� Combine, consider and include 
previous plans for the corridor.

� Consistency, consistency. 
Combine partnerships. Create a 
natural flow.

� Continue previous plans: 
Historic West End Vision Plan
and West Trade Street- Urban
Land Institute Study

Third Community 
Workshop

18

Section 3:
The Process



Th
e 

M
ar

ke
t D

yn
am

ic
s



The findings of the New Brooklyn
Initiative Market Feasibility Study are
presented in the Appendix of this
document.  The design team utilized
the market study to develop strategies
for plan recommendations. Findings
indicate that the corridor has the
ability to   capture a greater share of
the region’s growth and provide the
community with a dynamic cultural
destination.

The New Brooklyn Initiative
Planning Area includes a diverse mix
of residential neighborhoods,
commercial centers, and civic uses
such as West Charlotte High School,
Northwest School of the Arts, United
House of Prayer and Friendship
Missionary Baptist Church. Johnson
C. Smith University is also located
less than one-half mile south of the
area. Groups such as the Northwest
Community Development
Corporation have been instrumental
in attracting targeted investments to
the area over the last 15 years. The
Friendship Community Development
Corporation is also strategically
pursing housing and economic
development opportunities along
Beatties Ford Road.

A number of local market forces will
converge to generate even greater
opportunities for the Beatties Ford
Road Corridor over the next ten
years. These factors include:

� Revitalization initiatives of all 
urban corridors connecting to 
downtown Charlotte

� Escalating home prices and new 
development in the Wesley
Heights neighborhood

� Demolition and future 
redevelopment of the former 
Belvedere Homes on Rozzelles 
Ferry Road

� LaSalle Street extension across 

Statesville Avenue to Graham 
Street

� Park at Oaklawn Hope VI 
redevelopment

� Center City Streetcar -Beatties
Ford Road extension

� Rosa Parks Place Community 
Transit Center

� Lincoln Heights Community 
Park development

� Development of Friendship
Village on 108+ acres

The Market Dynamics
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Section 4:
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A recognized national chain,
such as Friday's or Red Lobster,
would draw significantly 
from Trade Area residents.

Frank Warren
Warren & Associates
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McCrorey YMCA caters to spiritual,
mental, and physical wellness.



The Districts
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Section 5:
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The New Brooklyn Initiative Vision Plan
addresses several key components
including urban design elements, land
use, market trends, infrastructure and
transportation, real estate development
opportunities, open space,
programming and marketing. If the
Beatties Ford Road corridor is going to
become a corridor that appeals to a
broad spectrum of "customers" all of
these components must be carefully
crafted to create a dynamic urban
fabric.

The design team recommends four
districts for strategic implementation:

� Historic Park Village District
� Town Center District
� Transit Oriented Development 

District
� Land Preservation/Smart Growth

District



Strategic  Recommendations

Infrastructure  /  Transportation
� Implement streetscape beginning 

at the Excelsior Club - both sides
of Beatties Ford Road

� Develop gateway landscaping at 
Brookshire exit ramp.  Include 
public art, neighborhood signage, 
gateway monuments, banners, 
transit shelters

� Develop new street grid east of 
Beatties Ford Road

� Improve storm drainage

Open  Space
� Provide interior pocket parks, 

neighborhood green and linear 
parks within redefined street grid 
east of corridor

� Improve greenway linkages
� Develop Farmers’ Market at Vest

Waterworks
� Protect/regulate flood-prone 

areas

Land  Use
� Selectively redevelop/infill 

residential east and west of 
corridor

� Develop residential park village 
west of corridor

� Develop mixed-use neighborhood 
services center with District 2 
Police Service Center as anchor

� Redevelop abutting properties 
east of corridor for mixed-use: 
retail/office/residential; 
live-work.

District I
Historic Park 
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Strategic  Recommendations

Infrastructure  /  Transportation
� Extend Streetscape both sides of 

Beatties Ford Road to I-85
� Provide gateway intersection 

improvements to LaSalle 
Street/Beatties Ford Road
intersection

� Extend streetscape plantings along
I-85 ramps

� Extend Catherine Simmons into 
University Park Shopping Center

� Provide signalized intersection of
Catherine Simmons/Beatties 
Ford Road

� Extend Custer Street north to 
Holly Street

� Improve the cross section of 
Beatties Ford Road, provide 
pedestrian zones and median 
plantings

� Create gateway feature (public 
art) at LaSalle/Beatties Ford Road 
and I-85

� Provide traffic-calming devices to 
reduce speed, promote pedestrian 
friendliness/safety

� Promote on-street parking on 
Beatties Ford Road and 
connecting side streets

Open  Space
� Utilize future Lincoln Heights 

Park to unify/connect
neighborhoods

� Use landscaping and open space 
to create places that establish 
identity

� Promote development of 
distinctive pocket parks, linear 
greens and urban plazas

� Organize open space of ?? Senior
Center to frame views and shape 
future expansion

Land  Use
� Create mixed-use node at

LaSalle/Beatties Ford Road 
intersection

� Redevelop University Park 
Shopping Center

� Redevelop abutting properties
east of corridor for mixed-use: 
retail/office/residential; 
neighborhood services

� Selectively redevelop/infill 
residential housing types east of 
the corridor; apartments, 
townhomes, live-work, lofts, 
senior cottages, granny flats and 
single-family residential

� Provide convenience retail at 
west Keller Road/Beatties Ford
Road 

District II
Town Center
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Strategic  Recommendations

Infrastructure  /  Transportation
� Extend streetscape both sides of 

Beatties Ford Road
� Improve the cross section of 

Beatties Ford Road and provide
pedestrian zones, buffer plantings,
refuge islands and median 
plantings.

� Extend streetcar line north to 
Friendship Village

� Increase pedestrian crosswalks and 
links to Rosa Parks Place 
Community Transit Center and 
other public spaces/institutions

� Develop street grid pattern 
connecting Wilson Heights and 
Friendship Village.

� Provide intersection 
improvements: B Avenue/Beatties 
Ford Road; Cindy Lane/Beatties 
Ford Road; Rosa Parks 
Place/Beatties Ford Road; Fairdale
Drive/Beatties Ford Road

Open  Space
� Utilize open space to unify and 

connect Friendship Village and 
Wilson Heights

� Promote development of Irwin 
Creek Greenway Park-Kennedy 
Branch

� Provide interior pocket parks, 
neighborhood green and linear 
parks within redefined street grid 
of Wilson Heights Transit 
Oriented Development District

Land  Use
� Promote Wilson Heights Transit

Oriented Development District
� Promote employment uses of

properties fronting I-85 and I-77.
� Selectively redevelop/infill 

commercial and neighborhood 
service uses of abutting 
properties west of Beatties Ford 
Road from north Hoskins Road 
to Fairdale Drive

� Develop Rosa Parks Place south 
frontage for employment uses; 
office, office/warehouse, 

District III
Transit Oriented
Development
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Despite moratoriums, development
fees and other growth control efforts,
single-family subdivision/building
permits are escalating within the
Charlotte Metropolitan region.
Growth is good; however, unmanaged
growth can be a problem. More than
fifty percent of the land area within
District IV is undeveloped open
woodlands. As new houses,
subdivisions, commercial develop-
ment and neighborhoods extend into
this undeveloped land they can
benefit from the existing pastoral
landscape.  It is possible to design new
developments to continue and
enhance the rural qualities of Beatties
Ford Road.

The design team recommends
continued public discourse on Smart
Growth Initiatives for District IV.

Strategic  Recommendations

Infrastructure/Transportation
� Widen Beatties Ford Road to its

intersection with Sunset Road
� Extend Pedscape Plan to Sunset

Road
� Promote street connectivity in 

and between Cindy Lane, Slater
Road and Hamilton Circle 
neighborhoods.

Open  Space
� Utilize the open space 

surrounding the Beatties Ford
Road Church of Christ to unify
and connect neighborhoods to the
North (Hamilton Circle) and 
South (Slater Road, Cindy Lane)

Land  Use
� Initiate discussions between 

Martin Marietta, North Carolina
Department of Natural Resources
& Community Development,
Charlotte-Mecklenburg Planning 
Commission and Upper West
End stakeholders concerning 
subsequent beneficial use of 
Martin Marietta’s 500 acres of 
mined and reclaimed land under 
the reclamation section of its 
operational permit (North
Carolina Mining Act of 1971).  
Such discussions to include:

� Annexation of property 
into city

� Aligning zoning with
future uses compatible 
with reclamation, such as 
mixed-use development, 
affordable housing and 
recreation

District IV
Land Preservation / 
Smart Growth
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The New Brooklyn Initiative Vision
Plan presents a major challenge for
the Beatties Ford Road community.
An important first step has been
taken by documenting the vision;
now the community must focus on
how to make the plan elements a
reality. The City, County, private
sector, local residents, faith-based
initiatives and a myriad of
organizations must play significant
roles if the vision is to be successfully
implemented.

The design team recommends five
strategic categories for
implementation. 

Administration/Organizational
Management  Strategies

� Build the capacity of a community
based organization to undertake 
high quality, professionally 
managed real estate and 
revitalization projects.

� Establish an office/agency to 
promote and coordinate 
development projects in concert 
with community based 
organization.

� Continue to establish Beatties 
Ford Road as a focus of political
action for corridor revitalization 
at the highest levels of 
government and business.

� Use the New Brooklyn 
Initiative Vision Plan's four 
districts as the new platforms of 
market opportunities.

Implementation Providers: CDCs
(Friendship Community
Development Corporation, NWC-
CDC), Federal Government,
Faith-Based Initiatives, City of
Charlotte Economic Development
Department, Corporate Community,
Local/State Representatives

Infrastructure/Transportation
Improvement  Strategies

� Prepare roadway/streetscape 
design plans for Beatties Ford 
Road.

� Obtain City Council/NCDOT/ 
CDOT/CATS approval and 
capital improvement funding
allocation.

� Acquire additional right of way
as needed.

� Modify roadway cross section
design to include CATS 
Streetcar Project.

� Extend Streetcar to Friendship 
Village.

� Implement engineering plans for 
recommended roadway 
improvements.

� Remove/bury overhead lines at 
major intersections. Erect traffic 
signal mass arms.

� Open dead-end streets for greater
connectivity and provide new 
land for development.

Implementation Providers: City
Council, NCDOT/CDOT, CATS,
City of Charlotte Engineering &
Property Management, Charlotte-
Mecklenburg Planning Commission,
Duke Power and other utilities

Land  Use/Urban  Design
Improvement  Strategies

� Incorporate the New Brooklyn 
Initiative Vision Plan into 
Charlotte-Mecklenburg Planning
Commission work plan.

� Extend urban design guidelines 
and recommendations of West
End Pedscape Plan north to Cindy
Lane.

� Implement rezoning process.
� Identify land assemblage/site 

development opportunities and 
joint partnership arrangements.

Implementation
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� Create permanent attractions (i.e. 
Farmers’ Market, artist live/work
space)

Implementation Providers: Charlotte-
Mecklenburg Planning Commission,
City of Charlotte Economic
Development Department,  CDCs
(Friendship Community
Development Corporation, NWC-
CDC), Faith-Based Initiatives, Land
Use /Community 

Facilities  Improvement  Strategies  

� Identify key public/community
based initiatives.  (CATS 
Streetcar Project, Lincoln Heights
Park, District 2 Metro Division 
Office, CATS Rosa Parks Place 
Community Transit Center, 
Beatties Ford Road Branch 
Library Expansion)

� Use public investments in 
improved and new public spaces
as an incentive to achieve desired
development.

� Identify land development/site 
opportunities.

� Identify community/corporate 
champion to assist or lead 
implementation efforts.

� Identify funding sources.
� Develop project prospectus/

pro-forma.
� Develop project design and 

financial package.

Implementation Providers: CDCs
(Friendship Community
Development Corporation, NWC-
CDC), Faith-Based Initiatives,
Community/Quasi Public
Organizations, City of Charlotte,
Corporate Community

Land  Use/Infill  Redevelopment
Improvement  Strategies

� Identify key private-based 
initiatives.

� Establish development priorities. 
� Identify land assemblage/site 

development opportunities and 
joint partnership arrangements.

� Identify/engage qualified private 
developers to partner with 
proposed project.

� Identify community/corporate 
champion to assist or lead 
implementation efforts.

� Describe potential public/private 
partnership opportunities and 
roles.

� Identify additional funding 
sources.

� Develop project prospectus/
pro-forma.

� Develop project design and 
financial package.

Implementation Providers: CDCs
(Friendship Community
Development Corporation,
NWCCDC), Faith-Based
Initiatives, City of Charlotte,
Corporate Community, Charlotte
Housing Partnership, Private Sector
Developers

Implementation
Continued

32

Section 5:
The Strategic Plan



A
ck

no
w

le
dg

m
en

ts



Stakeholders
Kelly Alexander Jr.
University Park Neighborhood
Association 
Friendship CDC

Hattie Anthony
University Park Farmers Market

Rev. Cornelius Atkinson
Wilson Heights Church of God
Wilson Heights CDC

Eric Becoats
University Park Baptist Church

Gwenarda Isley
Northwest Corridor CDC

Don Chisholm
Wilson Heights CDC

Carolyn Fuller
University Park Neighborhood
Association

Richard Fuqua
Business Representative

Dale Fussell
University Park Shopping Center

Elder Derek Knox
United House of Prayer for All 
People

Beverly Lawston
Lincoln Heights Neighborhood
Association

Aaron McKeithan
Fighting Back Cluster 1

William (Butch) Simmons
Dale Neighborhood 
YMCA

Mary Wilson
Friendship CDC

John Wooten
Northwood Estates

Rev. Quentin Poulson
Prince of Peace Lutheran Church

LaTosha Jenkins
St. Luke Missionary Baptist Church

Subcommittee  Members
Carolyn Fuller
Security

Aaron McKeithan
Transportation/ Recreation

Beverly Lawston
Social & Neighborhood Support
Services

John Wooten
Technology

Mary Wilson
Economic Development
(Commercial, Residential, Land
Banking)

Kelly Alexander
Economic Development
(Commercial, Residential, Land
Banking)

Planning Process
Participants

34

Section 6:
Acknowledgments

The Friendship Community
Development Corporation 
thanks the following 
planning process participants 
for their invaluable input 
and commitment in developing 
this vision plan.



City  of  Charlotte
John Howard
Principal Planner 

Officer Eric Bouleware
Police Captain

Stanley Watkins
Key Business Executive

City  Council  Representatives
James Mitchell
City Council District 2 

Anthony Foxx
City Councilmember At-Large

State  Representative
Mel Watt
12th Congressional District - U.S. 
House of Representatives

Host  Chuurches
Rev. Claude Alexander
University Park Baptist Church

Rev. Quentin Poulson
Prince of Peace Lutheran Church

Rev. Don Steeger
Reeder Memorial Baptist Church

Rev. Ricky Woods
First Baptist Church West

Rev. Ed Newberry
Memorial Presbyterian Church

Apostle Howell
United House of Prayer for All
People

Rev. Clifford A. Jones Sr.
Friendship Missionary Baptist
Church

Planning Process
Participants

35

Section 6:
Acknowledgments



City of Charlotte
$25,000.00

Friendship CDC
$9,301.41

Creating New Economies Grant
$8,000.00

Charlotte Housing Authority
$5,000.00

Apollo Housing Group
$5,000.00

St. Luke Missionary Baptist Church
$2,000.00

University Park Baptist Church
$1,000.00

Northwest CDC
$500.00

Bordeaux Development
$500.00

Wilson Heights Church of God
$250.00

Garden Park Neighborhood
Association
$75.00

Prince of Peace Lutheran Church
$300.00

University Park Neighborhood
Association
$75.00   

BB&T Bank
$300.00

Friendship Missionary Baptist
Church 
(In-Kind)

United House of Prayer for All
People 
(In-Kind)

Funding Partners

36

Section 6:
Acknowledgments



A
pp

en
di

x



Westerly Heights Apartment Market Analysis 

September  2004 Client: Highland Mortgage Company 

New Brooklyn Initiative 
Market Study 

Charlotte, NC 

June, 2006 

Prepared for 

Neighboring Concepts 
1230 W. Morehead Street 

Suite 204 
Charlotte, NC  28208

Prepared by 

223 North Graham Street 
Suite 200 

Charlotte, NC  28202 



Table of Contents 

I.  NBI PLANNING AND TRADE AREAS ........................................................................ 1

A. PLANNING AREA .........................................................................................................1
B. TRADE AREA ...............................................................................................................1
C. NBI TRADE AREA RESIDENT SURVEY.........................................................................3

II.  DEMOGRAPHICS ....................................................................................................... 5

A. TRENDS .......................................................................................................................5
B. FORECAST ...................................................................................................................9

III.  REAL ESTATE MARKET......................................................................................... 10

A. HOUSING ...................................................................................................................10
B. RETAIL ......................................................................................................................12

IV.  COMPARABLE MARKET EXPERIENCE ............................................................... 17

A. DONALD L. HOLLOWELL PKWY REDEVELOPMENT PLAN - ATLANTA, GA................17
B. WEST BROAD ST. ECONOMIC DEVELOPMENT PLAN - COLUMBUS, OH .....................19

V.  LAND USE AND CATALYST SITE RECOMMENDATIONS.................................... 21

A. BEATTIES FORD ROAD/OAKLAWN AVENUE..............................................................21
B. BEATTIES FORD ROAD/LASALLE STREET..................................................................21
C. I-85 TO CINDY LANE .................................................................................................22



New Brooklyn Initiative Market Study                  

Client:  Neighboring Concepts                                                                      June 2006 1

I.  NBI Planning and Trade Areas 

Warren & Associates prepared this market study for the New Brooklyn Initiative (NBI), 
a planning project encompassing the Beatties Ford Road corridor between Oaklawn 
Avenue and Sunset Road in northwest Charlotte.  I-85 bisects the area north-to-south.

A.  Planning Area
The NBI Planning Area (Planning Area) is generally a two-block deep corridor along 
both sides of Beatties Ford Road between Oaklawn Avenue and Sunset Road.  It includes 
a diverse mix of residential neighborhoods, commercial centers, and civic uses such as 
West Charlotte High School, Northwest School of the Arts, United House of Prayer and 
Friendship Baptist Church.  Johnson C. Smith University is also located less than one-
half mile south of the area.  Groups such as the Northwest Corridor Community 
Development Corporation (NWCDC) and others have been instrumental in attracting 
targeted investment to the area over the last 15 years.  Friendship Baptist Church is also 
strategically pursuing development opportunities in the northeast quadrant of I-85 and 
Beatties Ford Road.

A number of local market forces will converge to generate even greater opportunities for 
the Beatties Ford Road corridor over the next ten years.  These factors include the 
following:

� Renaissance of all urban corridors connecting to downtown Charlotte 
� Escalating home prices and new development in the Wesley Heights 

neighborhood between downtown Charlotte and the Planning Area 
� Demolition and future redevelopment of the former Belvedere Homes on 

Rozzelles Ferry Road
� Asbury Avenue connector from Statesville Avenue to Graham Street 
� Park at Oaklawn Hope VI redevelopment 

B.  Trade Area
In order to analyze demographic trends and determine the real estate market potential of 
the Planning Area, an NBI Trade Area (Trade Area) was created.  Although specifically 
bounded by Census Bureau tracts and block groups, the general boundaries of the Trade 
Area extend to Sunset Road to the north, Statesville Road, I-85, and Graham Street to the 
east, I-277/I-77 to the south, and Freedom Drive, the CSX railroad, Rozzelle’s Ferry 
Road, Oakdale Road, and Peachtree Road to the west.  This area contains inner city 
neighborhoods such as Wesley Heights, Seversville, Druid Hills, Greenville, Double 
Oaks, Washington Heights, Lincoln Heights, and Oaklawn Park. 
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C.  NBI Trade Area Resident Survey
A total of 292 households within the NBI Trade Area were surveyed by telephone to 
determine their demographic composition, neighborhood perceptions and support, and 
consumer spending patterns.  The survey was conducted in May by Social Research 
students at Johnson C. Smith University, under the direction of Dr. Tom Priest.  An 
estimated 54% of the respondents reside in the NBI Planning Area, with the balance of 
46% living in the larger Trade Area.  

Respondent demographics are summarized below. 
� 69% own their home. 
� 31% reside in two-person households; 21% live alone 
� 27% over age 65 

Neighborhood perceptions are summarized below. 
� 89% like their neighborhood 
� 63% believe boarded-up houses are not a problem in their neighborhood 
� 69% have lived at their residence for at least five years 
� 37% belong to their neighborhood association 

Shopping patterns are summarized below. 
� 82% drive their own car to shop; another 8% use a friend’s car 
� 43% shop most often for groceries at the University Park Food Lion (Beatties 

Ford/LaSalle); 25% shop most often for groceries at the Sunset Village Food 
Lion (Beatties Ford/Sunset) 

� 44% get prescriptions filled most often at pharmacies other than the three 
identified CVS stores; 39% use the CVS at University Park 

� 64% would eat at a nice restaurant in the Beatties Ford Road corridor once or 
twice a month 

This survey indicates that NBI Trade Area neighborhoods are characterized by long-term 
residents, including a higher-than-average share of senior citizens.  Home ownership and 
single household shares are higher than the national averages, reflecting an older 
population.

The University Park Food Lion enjoys a strong 43% market share, in spite of three other 
supermarkets on the periphery of the NBI Trade Area.  In general, residents support the 
neighborhood grocery store, although 31% travel outside the Trade Area to shop.  It 
would be difficult for a new grocery store to compete with the University Park Food 
Lion.

The University Park CVS has a 39% market share.  Among University Park Food Lion 
shoppers, 73% shop at the adjacent CVS.  There appears to be an opportunity for a 
relocated CVS or new pharmacy in the Trade Area. 
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Consistent with the findings of an intercept survey conducted in 2004 at University Park 
shopping center, residents reported strong potential support for a new restaurant in the 
Beatties Ford Road corridor.  A recognized national chain such as Friday’s or Red 
Lobster would draw significantly from Trade Area residents, as well as employees 
seeking an alternative to the current limited lunch offerings. 
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II.  Demographics 

A.  Trends

1.  Households 
The Trade Area includes the U.S. Census Bureau-defined tracts and block groups that are 
located within approximately a two-mile radius of the I-85/Beatties Ford Road 
interchange.  Block groups, which consist of a combination of individual blocks, are 
subsets of Census tracts.  The Trade Area includes nine complete Census tracts and two 
individual block groups.

The 11 geographies contained 11,240 households in 2005, representing an increase of 
1,248 households (12.5%) since 1990.  Of the 11 Census geographies, ten gained 
households, ranging from 1% to 62%.  Census Tract 50, which is bound by I-77, LaSalle 
Street, and Statesville and Oaklawn avenues had households decline by 19%, which is 
attributable to the demolition of Fairview Homes.  This tract has since rebounded with 
the construction of the Hope VI Park at Oaklawn apartments and for-sale houses. 

2005 Census Tract/
Block Group 1990 2005 Number Percent
Census Tract 54.01 1,392 2,026 634 45.5%
Census Tract 44 767 1,209 442 57.6%
Census Tract 46 1,205 1,359 154 12.8%
Census Tract 49 169 274 105 62.1%
Census Tract 51 938 987 49 5.2%
Census Tract 48 1,677 1,716 39 2.3%
Census Tract 41, BG 1 253 285 32 12.6%
Census Tract 45 1,405 1,425 20 1.4%
Census Tract 47 536 547 11 2.1%
Census Tract 41, BG 2 385 389 4 1.0%
Census Tract 50 1,265 1,023 -242 -19.1%
Total 9,992 11,240 1,248 12.5%
Source:  US Census Bureau, Environmental Systems Research Institute

Household Trends, 1990-2005
New Brooklyn Initiative Trade Area

1990-2005 Change

Although the Planning Area had a total of only 1,144 households in 2005, it experienced 
a similar household growth rate (12.4%) to the Trade Area (12.5%) between 1990 and 
2005.  However, both the City of Charlotte and Mecklenburg County exhibited much 
higher household growth rates than those of the Planning Area and Trade Area, 
concentrated in suburbs north and south of the city.
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Geography 1990 2005 Number Percent
Planning Area 1,018      1,144      126         12.4%
Trade Area 9,992      11,240    1,248      12.5%
City of Charlotte 168,994  252,435  83,441    49.4%
Mecklenburg County 200,020  325,716  125,696  62.8%
Source:  Environmental Systems Research Institute

Household Trends, 1990-2005
1990-2005 Change

2.  Population 
While population is correlated to households, variations exist due to changes in 
household size.  The overall Trade Area grew by 2,610 persons between 1990 and 2005.  
The corresponding 9.3% growth rate is slightly lower than 12.5% for households, 
reflecting a declining average household size.  There were eight Census geographies with 
population growth and three with losses.  The highest growth occurred in Census tract 
47, which contains Johnson C. Smith University.  It is possible that tract 47 growth was 
overstated due to changes in the classification of group quarters population. 

2005 Census Tract/
Block Group 1990 2005 Number Percent
Census Tract 54.01 3,781 4,963 1,182 31.3%
Census Tract 47 1,463 2,551 1,088 74.4%
Census Tract 44 2,265 3,137 872 38.5%
Census Tract 49 626 971 345 55.1%
Census Tract 51 2,546 2,756 210 8.2%
Census Tract 48 4,097 4,271 174 4.2%
Census Tract 41, BG 1 774 901 127 16.4%
Census Tract 46 3,416 3,509 93 2.7%
Census Tract 41, BG 2 1,024 891 -133 -13.0%
Census Tract 50 3,302 2,771 -531 -16.1%
Census Tract 45 4,876 4,059 -817 -16.8%
Total 28,170 30,780 2,610 9.3%
Source:  US Census Bureau, Environmental Systems Research Institute

1990-2005 Change

Population Trends, 1990-2005
New Brooklyn Initiative Trade Area

The Planning Area and Trade Area experienced similar population growth rates of 7.9% 
and 9.3% between 1990 and 2005.  The City of Charlotte and Mecklenburg County both 
had population growth rates that exceeded 45% over the 15-year period. 
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Geography 1990 2005 Number Percent
Planning Area 2,556      2,758      202         7.9%
Trade Area 28,170    30,780    2,610      9.3%
City of Charlotte 426,749  622,711  195,962  45.9%
Mecklenburg County 511,163  813,852  302,689  59.2%
Source:  Environmental Systems Research Institute

1990-2005 Change
Population Trends, 1990-2005

The 15-24 age cohort was the Planning Area’s fastest growing between 1990 and 2005, 
followed by children under 15 and senior citizens over 65.  An influx of immigrants, 
particularly Hispanics, accounted for most of the 15-24 cohort growth.  The Planning and 
Trade areas both lost population between ages 25 and 39.  The departure of young 
families from the Planning and Trade areas has had a significant impact on the area’s 
neighborhoods and schools.  This finding is indicative of the need for more housing 
diversity and neighborhood amenities to attract young families.  Charlotte and 
Mecklenburg posted strong growth in the 25-39 age cohort.

Age Planning Trade City of Mecklenburg
Cohort Area Area Charlotte County
< 15 12.9% 7.8% 48.1% 65.4%
15-24 14.7% 9.9% 37.2% 45.4%
25-39 -2.7% -1.8% 31.8% 43.4%
40-64 9.1% 30.6% 85.8% 102.8%
>= 65 12.6% 5.8% 37.2% 47.0%
Source: ESRI

Population Growth Rates, 1990-2005

Asian and other non-black minority (Hispanic) growth rates between 1990 and 2005 
were extraordinarily high in the Planning and Trade areas, City of Charlotte and 
Mecklenburg County.  The black population declined slightly from 2,416 to 2,380 
persons in the Planning Area, and increased by only 3.7% in the Trade Area.  Reflecting 
the rapid diversification of Mecklenburg County’s population, the 40% white growth rate 
was the lowest among the five race categories.             

Planning Trade City of Mecklenburg
Race Area Area Charlotte County
White 63.7% 11.8% 23.3% 40.6%
Black -1.5% 3.7% 60.4% 69.8%
Asian 650.0% 1037.0% 233.0% 271.7%
Other 3650.0% 560.5% 805.8% 780.9%
2 or more 33.3% 13.0% 198.0% 206.8%
Source: ESRI

Population Growth Rates, 1990-2005
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3.  Median Household Income 
The Trade Area’s estimated median household income for 2005 was $31,261.  Among 
the 11 individual Census geographies, the range was $22,444 for the area including 
Johnson C. Smith University and the former Belvedere Homes to $45,614 for the area 
between I-85 and Sunset Road.

The 2005 Trade Area median was a $12,900 (70.3%) increase over the 1990 median of 
$18,361.  The greatest increase was in Census Tract 50, which is bounded by Lasalle 
Street, Statesville Road, I-77 and Oaklawn Avenue.  The demolition of Fairview Homes 
and construction of Park at Oaklawn has significantly shifted the demographic 
composition of this area with fewer public housing residents.

2005 Census Tract/
Block Group 1990 2005 Number Percent
Census Tract 50 $10,055 $27,338 $17,283 171.9%
Census Tract 44 $25,197 $41,303 $16,106 63.9%
Census Tract 48 $16,174 $31,526 $15,352 94.9%
Census Tract 41, BG 2 $19,130 $34,303 $15,173 79.3%
Census Tract 54.01 $31,798 $45,614 $13,816 43.4%
Census Tract 45 $13,556 $25,590 $12,034 88.8%
Census Tract 41, BG 1 $18,571 $28,619 $10,048 54.1%
Census Tract 51 $16,296 $25,630 $9,334 57.3%
Census Tract 46 $21,050 $27,951 $6,901 32.8%
Census Tract 49 $26,098 $32,303 $6,205 23.8%
Census Tract 47 $17,929 $22,444 $4,515 25.2%
Total $18,361 $31,261 $12,900 70.3%
Source:  US Census Bureau

1990-2005 Change

Median Household Income Growth, 1990-2005
New Brooklyn Initiative Trade Area

The Planning and Trade areas exhibit median incomes that are lower than those for the 
City of Charlotte and Mecklenburg County.  Essentially, the Planning and Trade areas 
have substantially higher shares of households earning less than $15,000 annually and 
substantially lower shares of households earning over $100,000.  However, the 31%-32% 
shares for Planning and Trade area households earning $35,000 to $75,000 per year are 
comparable to 36%-37% shares for Charlotte and Mecklenburg County.  This illustrates 
a substantial middle class market.  Another 13% of the Trade Area earns over $75,000. 
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Planning Trade City of Mecklenburg
Income Cohort Area Area Charlotte County
<$15,000 21.4% 21.9% 9.6% 8.6%
$15,000-$24,999 15.5% 17.2% 9.2% 8.4%
$25,000-$34,999 14.5% 15.5% 10.8% 9.9%
$35,000-$49,999 14.9% 16.4% 16.4% 15.6%
$50,000-$74,999 16.8% 16.0% 20.4% 20.6%
$75,000-$99,999 8.3% 7.1% 12.1% 13.2%
$100,000-$149,999 6.6% 4.2% 12.1% 13.9%
>$150,000 2.0% 1.7% 9.3% 9.9%
Total 100.0% 100.0% 100.0% 100.0%
Median Income 33,825$ 31,261$ 53,920$ $58,263
Source:  ESRI

Household Incomes by Cohort, 2005

B.  Forecast

1.  Households 
Based on recent trends, the Planning Area is forecasted to grow by 155 households 
between 2005 and 2010, representing a 13.5% increase.  The larger retail Trade Area 
could add 1,665 households, equating to 14.8% growth.  These forecasts, which are 
provided by ESRI, are consistent with current and proposed residential development. 

Geography 2005 2010 Number Percent
Planning Area 1,144     1,299     155        13.5%
Trade Area 11,240   12,905   1,665     14.8%
Source:  Environmental Systems Research Institute

Household Forecast, 2005-2010
Planning Area & Trade Area

2005-2010 Change

2.  Population 
The Trade Area is forecasted to reach 34,948 residents by 2010, a 13.5% increase from 
30,780 residents in 2005.  The resulting increase is 4,148 residents. 

Geography 2005 2010 Number Percent
Planning Area 2,758     3,107     349        12.7%
Trade Area 30,780   34,948   4,168     13.5%
Source:  ESRI

2005-2010 Change
Population Forecast, 2005-2010
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III.  Real Estate Market 

A.  Housing

1.  For Sale 
Between March 2000 and March 2006, a total of 841 new and resale single-family 
homes were sold in the NBI Trade Area through the Charlotte Regional Realtors 
Association’s Multiple Listing Service (MLS).  Annual transactions varied from 87 
closings in 2002 to 198 closings in 2000.  The average house sold over the six-year 
period contained 1,277 square feet, with a price of $89,038 equating to $70.09 per square 
foot.

# of Average Average Average
Prop. Average Sales Price Per Days on

Year Sold Sq. Ft. Price Sq. Ft. Market
2000 198 1,191 $91,658 $76.96 89
2001 100 1,109 $87,115 $78.55 121
2002 87 1,293 $92,574 $71.60 87
2003 105 1,442 $96,445 $66.88 73
2004 187 1,355 $89,210 $65.84 91
2005 164 1,279 $80,235 $62.73 92
Averages 168 1,277 $89,038 $70.09 92
Note: Year is March to March
Source: CMLS

NBI Trade Area, 2000-2005
Single-Family Residential Sales Trends,

The average price per square foot peaked at $78.55 in 2001.  It has since declined an 
average of 5.4% per year to $62.73 per square foot in 2005.  The average number of days 
on the market was 92 in 2005, the same as the six-year average. 

There are currently 53 single family properties for sale through MLS in the NBI Trade 
Area.  The average house being marketed contains 1,370 square feet and is listed for 
$117,312, or $85.60 per square foot.  This reflects a 31.8% premium over the six-year 
average sales price, and a 22.1% premium over the six-year average sales per square 
foot.  This would indicate a possible shift toward higher-quality features and finishes, 
particularly in new construction.  The average house size is also increasing, again driven 
largely by new construction. 

There are an additional 33 properties “under contract”, most of which are new 
construction.  This is indicated by the average 1,454-square foot house selling for 
$132,897, or $91.40 per square foot.
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2.  Apartments 
There are six apartment communities located in the NBI Trade Area, containing a total of 
1,258 units.  Three of the communities are east of I-77 and three are west.  The average 
quoted rent in February for all unit types was $465 per month, 32.3% lower than the 
Mecklenburg County average of $687.  The average rent per square foot in the Trade 
Area was $0.657, a 10.5% discount over the county-wide average.  These statistics 
reflect the Trade Area’s comparatively older inventory.

Average
Average Rent Per

Area Rent Sq. Ft.
NBI Trade Area $465 $0.657
Mecklenburg County $687 $0.734
Source: Real Data

Apartment Rents, February 2006

3.  Development Activity 
There are five residential projects that are either under construction or proposed in the 
Trade Area, totaling 695 units.  Completion of all units is expected by 2011.  Nia Point 
and Montgomery Gardens are closest to the Planning Area.   

Nia Point is an affordable housing project on Booker Avenue west of Beatties Ford Road 
in the Washington Heights neighborhood that is replacing 46 apartments with 81 two- 
and three-bedroom apartments and townhouses.  This project combines HOPE VI monies 
from HUD, federal and state tax credits, a City of Charlotte Housing Trust Fund loan and 
Federal Home Loan AHP funds.  Construction should be completed by the end of 2006. 

Comp
Development Location Developer UnitsYear
Wesley Village Thrift Road Fred Godley 350 2011
Lela Court Lela Avenue Beazer/Tuscan 147 2007
Nia Point Booker Avenue Crosland 81 2006
Montgomery Gardens Beatties Ford Road Crosland 76 2006
Walnut Hill Wesley Heights Way Drakeford Co. 41 2007
Total 695
Sources:  Crosland, Warren & Associates

Residential Projects Under Construction and Proposed,
New Brooklyn Trade Area, 2006

Montgomery Gardens is also an affordable housing project in the northeast quadrant of 
Beatties Ford and Sunset roads north of the Planning Area.  The same financing sources 
for the Nia Point project are being utilized to construct 76 two- and three-bedroom 
apartments.     
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Wesley Village, located on Thrift Road immediately west of Freedom Drive, is expected 
to include approximately 350 three- and four-story townhouses and condominium flats.  
Pending approval of a rezoning, the project could be built out by 2011.

Lela Court is an 83-unit townhouse community under construction in the historic Wesley 
Heights neighborhood west of I-77.  All units are for-sale, ranging from $200,000 for a 
two-bedroom, 1,100-square foot unit to $235,000 for a two- to three-bedroom, 1,500-
square foot unit. 

Walnut Hill will consist of 41 townhouses and flats near the intersection of W. Trade 
Street and Wesley Heights Way approximately five blocks west of Gateway Village. 
This development will offer skyline views and pedestrian access to downtown Charlotte.  
The two- and three-bedroom units will range from 957 to 1,503 square feet, with prices 
from the $170’s.  A one-car attached garage will be included with each unit.  Completion 
is scheduled for 2007.

B.  Retail
There are four shopping centers larger than 20,000 square feet in the Trade Area, totaling 
223,650 square feet of gross leaseable area.  In March, there were 33,500 vacant square 
feet, or 15% of the space.  The recently closed Winn-Dixie at Sunset Crossing contained 
30,000 square feet, or 90% of the total vacancy.  Excluding the former Winn-Dixie, the 
vacancy rate would be only 1.5%.  Any rate below 5% is typically indicative of an 
underserved market.  Quoted rent at two of the centers, Sunset Crossing and Sunset 
Corners, ranged from $6.00 to $12.50 per square foot in March. 

The only shopping center in the NBI Planning Area is University Park, which at 58,400 
square feet, is also the second largest center.  University Park is currently 100% leased, 
anchored by Food Lion and CVS.  This center was recently sold to a Florida-based 
investment group for $4.1 million, or $70.21 per square foot. 

Total Vacant Vacancy Quoted Rent
Name Location Sq. Ft. Sq. Ft. Rate Per Sq. Ft. Anchors
University Park Beatties Ford Rd./LaSalle St. 58,400 0 0.0% N/A Food Lion, CVS
Hutchison Shopping Center N. Graham St./24th Street 61,500 0 0.0% N/A Wayne's, Family Dollar
Sunset Crossing Sunset Rd./Statesville Ave. 57,850 31,500 54.5% $7.00 - $12.50 CVS
Sunset Corners Sunset Rd./Beatties Ford Rd. 45,900 2,000 4.4% $6.00 - $10.50 Food Lion, Family Dollar
Total 223,650 33,500 15.0%
Source:  Warren & Associates, Karnes Research Company 

Existing Shopping Centers (over 20,000 square feet)
New Brooklyn Initiative Trade Area

The NBI Trade Area contains approximately 8% of the retail space in the larger 
Northwest Mecklenburg retail submarket, which is bounded by I-77 to the east, Mt. 
Holly-Huntersville Road to the north, the Mecklenburg/Gaston county line to the west 
and Wilkinson Boulevard to the south.  The vacancy rate in January in the Northwest 
submarket was 5.5%, well above 1.5% in the Trade Area excluding the vacant Winn-
Dixie.  Northwest submarket rents averaged $10.40 per square foot, while average 
quoted rents in the NBI Trade Area ranged from $6.00 to $12.50.     
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Mecklenburg County contains 29,657,094 square feet of retail space, of which less than 
1% is located in the NBI Trade Area.  The Mecklenburg vacancy rate was 5.1% in 
January.  The average rent of $18.84 per square foot reflected an 81% premium over the 
Northwest submarket. 

Total Vacancy Avg. Quoted
Area Sq. Ft. Rate Rent
NBI Trade Area 223,650 15.0% $6.00-$12.50
Northwest Meck. 3,314,560 5.5% $10.40
Mecklenburg Co. 29,657,094 5.1% $18.84
Note: NW Meck. and Meck. Co. data from January 2006.
Sources: Warren & Associates, Karnes Research Company

Retail Market Data, 2006

There are four grocery store chains that serve the NBI Trade Area.  The Food Lion at 
University Park is the most centralized store.  Harris Teeter, Aldi, and another Food Lion 
provide service in the northern and southern extremes of the Trade Area. 

There are three CVS pharmacies in close proximity to the Trade Area grocery stores.  A 
two-mile radius surrounding each of these stores indicates that they also provide service 
for the majority of the Trade Area population.  There are several fast food restaurants 
located within the Trade Area, particularly surrounding the Beatties Ford Road/I-85 
interchange.
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IV.  Comparable Market Experience 

A.  Donald L. Hollowell Pkwy Redevelopment Plan - Atlanta, GA
Donald L. Hollowell Parkway extends approximately five miles from Marietta Street 
(west of Midtown) to the Chattahoochee River (west of I-285) in Atlanta, Georgia.  It 
was formerly known as Bankhead Highway.  Based on a market analysis conducted by 
Robert Charles Lesser & Co., LLC (RCLCo.), the corridor serves a trade area 
approximately two miles wide.  The Donald L. Hollowell Parkway Redevelopment Plan, 
adopted in 2004, is intended to guide public and private decision-making and investment 
along the corridor over the next 20 years. 

The Hollowell corridor contains a mix of residential, retail, industrial, and institutional 
uses.  Older neighborhoods near Midtown and Georgia Tech are starting to attract private 
investment, based on available sites and comparative affordability.  An example is Roof 
Top Lofts proposed near the Wheeler Street intersection, with prices from the $190s.   

The remainder of the corridor is characterized by strip 
retail, and vacant or underutilized properties.  Overhead 
utility lines detract from the area’s potential.  According 
to City of Atlanta planners, no major development has 
taken place during the last 20 to 30 years.  However, 
CVS, Athlete’s Feet and Checkers have opened stores 
near the Jackson Parkway intersection over the last five 
years.
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The Johnnie B. Moore Towers is a 56-unit senior tax-
credit apartment building recently completed at Hollowell 
Parkway and Cedar Street.  Rents for the 540-square foot 
units are based on 30% of area median income.  The 
maximum annual income is $24,900 for singles and 
$28,500 for two-person households, with rents up to $600 
per month.  The community is 50% pre-leased, with the 
first move-ins scheduled for the end of June.  Project 
financing was provided by the HUD Section 202 program.   

A “Grime and Crime Initiative” is underway for much of the corridor.  This initiative is a 
joint effort by the Planning, Public Works, and Police departments of Atlanta funded by 
general funds and focused on aesthetics and crime issues.  A master plan is underway for 
the general area surrounding the Bankhead MARTA station.  Infrastructure 
improvements along Donald L. Hollowell Parkway in the area surrounding the MARTA 
station will be funded through the Livable Centers Initiative.  The Fulton County Health 
Department and Teen Clinic operate adjacent to the MARTA station.     

A total of six Georgia Transportation Improvement Program projects totaling about $20 
million are scheduled to be completed within the next three years.  In addition, $35.5 
million worth of transportation projects within the Regional Transportation Plan are 
planned.

The following are Economic 
Development Programs that exist in and 
around the Trade Area for Donald L. 
Hollowell Parkway: 

1. Tax Allocation District (TAD) uses 
incremental taxes generated from 
development to pay for infrastructure 
and other improvements in 
underdeveloped and blighted areas so 
that the property becomes productive 
and enhances the surrounding 
neighborhoods; same as self-financed 
bonds (Amendment One) in North 
Carolina.

2. The Renewal Community Initiative  
encourages public-private collaboration 
to generate economic development in 40 
distressed communities around the 
country; this program replaces the 
Empowerment Zone program; tax 
credits, tax deductions, capital gains exclusions, and bond financing are provided for 
Renewal Communities (see map for coverage). 

Hollywood & Hollowell – Existing Condition

Hollywood & Hollowell – Potential Reuse
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3. Urban Enterprise Zones encourage private development and redevelopment in areas 
of the City of Atlanta or on sites which otherwise would be unlikely to develop due to 
the existence of certain characteristics of the area or site; uses ad valorem property tax 
abatements (waivers or reductions) during the first ten years of the project, as well as the 
waiver of the payment of development impact fees. 

A total of 43 vacant properties within the Trade Area have been designated as tax 
delinquent, making them more easily acquired and assembled.  The Community 
Development Corporation formed through the Perry/Bolton Tax Allocation District will 
play a vital role in the acquisition and redevelopment of tax delinquent and otherwise 
vacant property through the Atlanta/Fulton Land Bank Authority. 

Based on the market analysis conducted by RCLCo., the Trade Area is expected to 
receive up to 337 new households annually, and can currently support an additional 
180,000 square feet of retail (5,700 square feet annually).  Trade Area demographics in 
2000 included the following: 

� Median Age of 31 
� Median Household Income of $23,951 
� Median Housing Value of $77,302 
� 40% Owner-Occupied Housing Share 
� 380 Annual New Households 1990-2000  

A new apartment community is under construction near the intersection of Donald L. 
Hollowell Parkway and James Jackson Parkway.  It includes over 300 market rate and 
low-income units.   

Based on information obtained from the City of Atlanta, a proposed greenway network is 
attracting private sector land investment for future development.  Properties include both 
sides of Proctor Creek north of Grove Park, and portions of the Louisville and Nashville 
Railroad extending from north of the corridor through Maddox Park adjacent to the 
Bankhead MARTA station.  Rezonings have also recently taken place, primarily 
associated with developers consolidating vacant and underutilized properties.   

B.  West Broad St. Economic Development Plan - Columbus, OH
West Broad Street is a commercial corridor located in the Hilltop community 
approximately three miles west of downtown Columbus, Ohio.  Bounded by I-70, B&O 
Railroad and I-270, the Hilltop community covers approximately 15.5 square miles.  The 
2000 population of 66,018 persons represented a 3.2% increase from 64,000 persons in 
1990.  In 2000, the median age was 33.3 and the average household contained 2.6 
persons.  About 52% of the housing stock is owner-occupied.

The State Department of Transportation is located at West Broad Street and I-70 just east 
of Wheatland Avenue.  These office workers have limited restaurant and shopping 
options.  Existing businesses along the corridor are primarily thrift shops, salons/hair 
stylists and pawn shops.  Major issues include crime and the lack of a grocery store. 
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City planners in Columbus would like the corridor to become more pedestrian-friendly 
with neighborhood restaurants and coffee shops.  Strategies outlined in the West Broad 
Street Economic Development Plan focus on developing a model or “kick-off” (catalyst) 
project, urban design, parking, marketing, and neighborhood improvements that would 
help the district become a more viable place to conduct business. 

In terms of recent development activity, Dominion Homes is planning to develop The 
Village at Wheatland Park, which will include 107 single family homes with detached 
garages on a 22-acre site located just north of the intersection of West Broad Street and 
Wheatland Avenue (see site plan below).  Homes will range from 900 to 1,500 square 
feet, and sell from $125,000 to $225,000.  No subsidized housing is included in the 
project.

The City of Columbus bought the Wheatland Park property from the State of Ohio for 
$450,000, and sold it to Dominion Homes through an RFQ process.  The Hilltop 
community participated in the selection, and stipulated the neighborhood design criteria.  
Construction is expected to start within six months, after a minor environmental clean-up 
is completed. 

The Hilltop community is one of five Neighborhood Investment Districts in the City of 
Columbus.  Homebuyers within these districts receive a residential tax incentive for 
purchasing homes, essentially the abatement of property taxes on improvements for 15 
years.  The tax abatement is only for the improvement value (new home or renovation) 
and does not apply to the underlying land or pre-existing building value.
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V.  Land Use and Catalyst Site Recommendations 
The NBI Planning Area is poised to capitalize on the urban reinvestment trend in 
Charlotte’s urban corridors, particularly those connecting directly with downtown.  Areas 
such as Wesley Heights, immediately south of the Planning Area, are characteristic of 
the renaissance spreading outward from downtown.  Public sector initiatives have been a 
crucial component of this success.  Augmenting the Planning Area’s market potential are 
major civic, religious and educational anchors that could collectively accelerate the 
growth and diversification of residents and businesses. 

Three sub-areas have been identified as having the greatest opportunity to attract new 
commercial and residential development in the NBI Planning Area.  

A.  Beatties Ford Road/Oaklawn Avenue
This area is anchored by the Excelsior Club and the Northwest School of the Arts.  As a 
result, the primary opportunity is to establish a culture/arts/entertainment district.  
Commercial venues for visual and performing arts, as well as restaurants could become 
part of a larger mix, including artist lofts and studios.  A twice-weekly farmer’s market 
could also be operated in the parking lot of the historic Vest Water Treatment Plant. 

The existing creek south of Beatties Ford Road could be turned into an active greenway 
to attract private housing investment on available infill parcels.  The primary 
opportunities are small lot single family and townhouse development targeting the area’s 
middle income households.  Detached housing would attract families, thereby increasing 
enrollment and support for neighborhood schools.  New residents would also enhance the 
retail market potential.        

B.  Beatties Ford Road/LaSalle Street
This is the commercial heart of the NBI Planning Area, defined by the University Park 
shopping center and a number of fast food restaurants and small businesses.  With 
LaSalle Street as the only major east-west local street in the Planning Area south of I-85, 
this intersection should continue to provide the bulk of the Planning Area’s 
neighborhood and community retail services.  The new Asbury Avenue connector also 
extends LaSalle Street to Graham Street west of I-77, enlarging University Park’s trade 
area into the Druid Hills neighborhood and Atando Industrial Park. 

University Park shopping center could be redeveloped in phases, with a mix of uses 
complementing the existing Food Lion supermarket.  At some point, the supermarket 
could be relocated closer to Beatties Ford Road as part of a major reconfiguration.  It is 
important that this commercial center evolve into a pedestrian-oriented mixed-use project 
with a stronger visual presence along Beatties Ford Road and LaSalle Street.  Surplus 
land currently controlled by the House of Prayer for All People immediately north of 
University Park could be incorporated into a larger master plan.  
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C.  I-85 to Cindy Lane
Friendship Baptist Church controls significant acreage on the east side of Beatties Ford 
Road north of I-85.  Adjacent land bordering the I-85/I-77 interchange could be included 
in a larger land assembly.  This area has the greatest potential to become a cohesive 
pedestrian-oriented community with a complementary mix of residential, business park, 
retail and hotel uses.

The land in the northeast quadrant of I-85 and Beatties Ford Road would be competitive 
for one or two limited service hotels, with candidates including Hampton Inn, Holiday 
Inn Express or La Quinta.  These hotels would provide an amenity for a business park 
that could be developed immediately to the east with I-77 frontage and visibility.  
Tenants in the business park would also provide overnight guests for the hotel(s). 

The primary retail opportunity is highway commercial uses and a limited amount of 
neighborhood services.  However, if a large parcel exceeding 20 acres could be identified 
with visibility from and access to I-85 and I-77, one big box tenant could be 
accommodated, along with one or two junior anchors and specialty stores.  At this point, 
the nearest big box retailers are the SuperTarget under construction at I-485 and Harris 
Boulevard and a proposed Lowe’s Home Improvement at I-77 and Harris Boulevard, 
both approximately five miles north of the site.  The closest Wal-Mart Supercenters are  
located at Wilkinson Boulevard and Ashley Road, about three miles to the south, and 
University Place at I-85 and Harris Boulevard, approximately five miles to the northeast. 

Members of area churches, particularly Friendship Baptist, would be the primary market 
for housing on the site.  A mix of single family lots, townhouses, stacked-flat 
condominiums and apartments would be recommended to serve existing Trade Area 
residents, as well as households seeking to invest in an attractively designed community 
with an economically sustainable master plan.





Public Meeting Sign-in Sheet
Reeder Memorial Baptist Church
October 25, 2005
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