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Chairman McFarlane called the meeting to order at 1:04 p.m.
Item #09-17 – Z-19-10 – New Bern Avenue Conditional Use
Planner Stan Wingo highlighted the following background information that was in the agenda packet:

This site is located on the south side of New Bern Avenue, on the southeast quadrant of its intersection with the I-440 Beltline.  The subject property is 18.71 acres in area and currently zoned Neighborhood Business (NB) (1.7 acres) and Industrial-1 (17 acres) with Special Highway Overlay District-1.  The request is to rezone these 18.71 acres to Thoroughfare District Conditional Use and retain the Special Highway Overlay District‑1.  

The rezoning request is inconsistent with the Future Land Use Map of the 2030 Comprehensive Plan, designating this area as appropriate for Office/Research and Development land uses.  The Office/Research and Development category does not envision substantial retail or any residential uses at this location. As proposed, these uses would be permitted. 

The property owner has offered the following zoning conditions in association with the proposed Zoning Map Amendment:
●
Prohibited uses (adult establishments, pawn shops, movie theaters).

●
Offer of cross access.

●
Residential density limited to 250 units (average density of 13.4 units per acre).

●
Retail limitation of 50,000 square feet.

●
Location of retail uses limited to within 800 feet of New Bern Avenue.

●
Comprehensive Plan Amendment for reevaluation of the Future Land Use Map for this area to be submitted by the applicant if Council approves the rezoning request.
The Planning Commission recommended approval of this request (5-4 vote), finding that the rezoning is compatible with surrounding properties, allows the property owner to make reasonable use of his land given the access restrictions on New Bern Avenue and is in the public interest as the rezoning, with the conditions proposed, may serve as a stimulus for improved public infrastructure and private redevelopment of this area of the City.  As the 15-day time period from time of receipt by Council has expired, the zoning conditions associated with Z-19-10 can no longer be amended. 
This case was last discussed at the November 2, 2011 Comprehensive Planning Committee meeting.  At that meeting, the Committee deferred action on the case and recommended that the City Council authorize staff to conduct a planning study of Area A as outlined on Exhibit 1, which was to include a public outreach program.  The study was authorized with the intent that staff determine suitable recommendations for land use and zoning in this area.  This was to be determined by current land use, current zoning, the as built environment and several other factors.  Staff held three public meetings with stakeholders within the neighborhood.  Each meeting was attended by an average of 20 property owners, who provided valuable input to help form a recommendation for this area.  More detail on the results of the study, as well as the full recommendation by staff, is outlined in the attached Planning Study document. 

Planner Wingo then highlighted the Hillcrest Planning Study that was contained in the agenda packet:

Hillcrest Planning Study

Department of City Planning

February 23, 2011


1.
Introduction



The planning study area is located in the Southeast Quadrant of the intersection of I-440 and New Bern Avenue, and extends along New Bern Avenue past its intersection with Beacon Lake Drive.  The study area boundaries are formed by New Bern Avenue on the North, the I-440/New Bern interchange on the West, the properties on the southern side of Polly and Virginia Streets on the South, and the properties located on the eastern side of Beacon Lake Drive on the East.  The area is accessed from New Bern Avenue, by way of Plainview Drive and Beacon Lake Drive.  Both access points are right-in, right-out.  Full movement access to New Bern Avenue is not available from the study area.



The study for this area was initiated in response to a pending zoning case, Z-19-10, located within the western portion of the subject area.  This zoning case is inconsistent with the Comprehensive Plan, and would introduce the potential for residential uses into an area designated for employment uses, and adjacent to lands designated and zoned for industrial uses.  The purpose of this study was to analyze the existing built environment within the neighborhood, current zoning and land uses within, and to determine the amount of vacant land and common ownership within the area.



The information gathered would be used to determine if current zoning and Future Land Use guidance is appropriate and, if not formulate future land use designations for the area, and potentially guide a City Initiated Rezoning for the neighborhood.  These proposals coupled with public input from the stakeholders in the neighborhood would then be used to form a recommendation to City Council.



Figure 1:  Study Area Boundary
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2.
Existing Conditions



After several field visits to this area, Planning Staff determined that the predominant land use within the core of the neighborhood is single family residential.  There are pockets of multi-family/duplex type development scattered within the neighborhood, but the area is primarily built out to single family residential.  The properties along New Bern Avenue are primarily hotels and highway-oriented retail, including gas stations, fast food establishments, auto repair and car washes.



Figure 2:  Existing Conditions
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The properties fronting on New Bern Avenue are primarily zoned Industrial-1, with a few properties west of Plainview Drive being zoned Neighborhood Business.  The core of the neighborhood, despite being platted and built as single family residential, is primarily zoned Industrial-1, which does not allow any residential development.  There are a few residential properties within the neighborhood that have retained their original zoning of Residential-6.  There is also a small area in the southern portion of the study area that is zoned Residential-l0 Conditional Use.



As can be deduced from the current zoning pattern in the neighborhood, this area has an active history of zoning amendments, beginning in the early 1990s.  The first of these were in 1988 and 1990, which rezoned large assemblages of residential parcels from Residential-6 zoning to Industrial-1 Conditional Use. These actions were followed by an amendment at the southern boundary of the study area, to rezone from Residential-6 to Residential-10 Conditional Use.  In 1993 an additional parcel along Hillcrest Drive was rezoned from Residential to Industrial, and finally a parcel to the north, along Plainview was amended from Industrial to Neighborhood Business.



The large number of zoning map amendments in this area has created a mishmash of zone districts, many incompatible with one another.  There are several instances of low density residential zoning adjacent to industrial zoning.  This pattern of zoning amendments has also created quite a few areas that could be considered as spot zoning – remnants of Residential-6 that were not included in the rezoning proposals as they were requested.



The study area as built today contains a large amount of vacant land.  Of approximately 106 total acres, over 55 acres are currently vacant.  Less than half of the study area is currently developed.  Of this undeveloped land, 31 of the 40 parcels are zoned Industrial.



Figure 3:  Existing Zoning
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The study area is located within the City's corporate limits, yet the infrastructure and roadway networks within this area are severely underdeveloped.  There are no curb/gutter or sidewalk improvements, and the majority of the roadways within the neighborhood are unpaved. The only paved road within the neighborhood connects from Hillcrest to Frazier and out to New Bern Avenue on Plainview and Beacon Lake.  The interior of the neighborhood is entirely unpaved.  City utility service has not been extended onto Hillcrest, Essie or Polly Streets.



The majority of properties within the study area are assembled under blocks of common ownership.  Of the 93 parcels within the study area, 59 properties, which equals over 60 percent, are grouped by common ownerships of two or more parcels.

3.
Comprehensive Plan



The vast majority of the study area is split into two different Future Land Use Designations.  There is a very small strip of Public Parks and Open Space that coincides with the small piece of Conservation zoning that exists between the hotel at the intersection of Plainview and Frazier, and the residential development to the south.  Otherwise the study area is split between Office/Research & Development to the North along New Bern, and Business and Commercial Services to the South, encompassing the rest of the neighborhood.



Figure 5:  Land Assemblages
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Office/Research & Development is described in the Comprehensive Plan as identifying major employment centers where housing is not considered an appropriate land use.  Principal uses envisioned for this designation include office parks, office buildings, banks, research institutions, hotels, and ancillary retail uses to serve office parks.  Primary Retail and/or Residential would not be an appropriate use for this designation.  The current zoning and current land uses along New Bern Avenue are largely in conflict with this designation.  While hotels are seen as an appropriate use, the majority of properties in this area would be considered highway/convenience retail, and would not be consistent with this designation.



The Business and Commercial Services designation is for higher-impact or "heavy" commercial activities that would not be compatible with residential uses, or that have locational needs that are not conducive to mixed use development. Some examples of uses seen as being appropriate in this category include auto dealerships, auto repair, big box retail, lumberyards, contractor yards, warehouses, truck stops and distribution centers.  The BCS category does envision Industrial-1 as being an appropriate zone district; however, this designation is in direct conflict with current land uses in the neighborhood.  This future land use category is also inconsistent with the level of infrastructure in this area, as the majority of roads in this neighborhood are unpaved.



In summary, the Comprehensive Plan has designated the entire study area for employment uses rather than housing.  This designation is consistent with existing zoning, but does not reflect current land use patterns.  The purpose of this study has been to take a closer look at the Comprehensive Plan recommendations to determine if more appropriate designations exist.


Figure 6:  Future Land Use
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4.
Zoning



Currently, nearly all the residential structures within this neighborhood are considered non-conforming.  Non-conforming status imposes a number of hardships on these residential properties.  At least one resident reported an inability to sell his house as the buyer could not obtain a mortgage to purchase a single family home in an industrial zoning district.



Staff considered several different Residential and Mixed-Use zoning districts to eliminate the issue of non-conformity.  These potential zoning districts ranged from Residential-4 to Office and Institution zoning.  The neighborhood faced two zoning choices – a low-density residential option which would preserve the existing character but deter large-scale property assembly and redevelopment; or a mixed-use district that would facilitate redevelopment but in the interim open the door for infill multi-family development.  In conducting several public workshops with the neighborhood, it was determined that the vast majority of property owners in this neighborhood seek to stabilize the single family residential pattern in the core of the neighborhood. Preventing infill multi-family uses was deemed more important to the future of the neighborhood than facilitating future redevelopment.



Through public input, and analysis of the current development pattern, it was also determined that retail zoning would be most appropriate along New Bern Avenue. Staff then analyzed several potential districts for this area, including Shopping Center, Neighborhood Business and Thoroughfare District.


5.
Recommendations



To gain an understanding of the area, staff conducted three neighborhood meetings, in which all stakeholders within the study area were invited to participate.  The meetings averaged around 20 property owners from the neighborhood, participants varied at each meeting.  Throughout this process, staff received valuable input from the neighborhood, issues were identified, and staff presented several options to the neighborhood.  Through the public input process, analysis of current land uses and zoning in the area, and based on the built environment staff has drafted recommendations for this area.  These recommendations are two-fold:  an alteration to the Future Land Use Map and City-initiated rezoning options.



The Future Land Use designations for this area should be amended.  As currently designated, the categories do not match the current land uses, and in some cases do not match the current zoning.  The repeated input staff received at all neighborhood meetings was that the core of the neighborhood should remain residential, and should be designated for single family residential only.  Due to this feedback, and the current land use pattern in the area, staff recommends Low Density Residential for the core of the neighborhood area.  This area should extend from the terminus of Polly, Essie and Hillcrest Streets across to Beacon Lake Drive.  The northern boundary of this designation should be Hillcrest and Frazier Drive, with the southern boundary being the properties to the South of Polly and Virginia Streets.



The area along New Bern Avenue should be designated as Community Mixed Use.  This designation better suits the current zoning and land uses on these properties.  This designation is also a more appropriate choice considering the amount of frontage on New Bern Avenue, a main thoroughfare into the City.



The large vacant tracts on the eastern and western ends of the study area are more appropriate for Office & Residential Mixed Use.  As large tracts of land currently undeveloped, both of these areas would be suited well for office uses or multi-family development.  Given access constraints, retail uses are not recommended for these sites.  If developed accordingly, these sites could help facilitate infrastructure improvements within the neighborhood, as access would need to be gained internally.



The proposed amendment to the Future Land Use Map of the Comprehensive Plan was presented to the neighborhood, and was unanimously approved without objection by the property owners in attendance.


Due to incompatible zone districts and nonconformities, staff recommends that the zoning for the study area be amended through a City-initiated rezoning.  The area should be a mix of zoning that better reflects land uses on the ground today, and serve as compatible transitions to one another.  As many nonconformities as possible should be eliminated, while envisioning redevelopment and growth for this area in the future.



The area fronting New Bern Avenue, including parcels between New Bern, Hillcrest and Frazier should be rezoned to Neighborhood Business.  This zoning classification better represents current development.  Neighborhood Business was the best option due to its range of allowable uses, setback regulations, and limitation of 10 residential dwelling units per acre.  Other zone districts considered were Shopping Center and Thoroughfare District.  Shopping Center would introduce the ability to develop high density residential, which is not an appropriate land use in this subset area.  Thoroughfare District requires larger setbacks, and would allow for heavier uses.



Figure 7:  Future Land Use Recommendation
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Neither of which would be compatible with current development on these parcels. Neighborhood Business zoning would provide the most flexibility, while better representing what is currently developed.



The large tract on the western end of the study area, as well as the large tract on the eastern end, should be rezoned to Office and lnstitution-1.  Both of these tracts are vacant, large in size, and would provide good locations for multi-family development and/or office type uses.  When developed, these large tracts could help facilitate infrastructure improvements within the neighborhood.



It should be noted that there is a pending zoning case on the western parcel, and that the case in process should continue as scheduled.  The zoning recommendations in this document are not intended to influence the outcome. Should the pending zoning map amendment be approved, the subsequent zoning of Thoroughfare District Conditional Use should be carried forward.  The proposed Future Land Use designation for this area is consistent with the pending amendment as conditioned by the applicant.



The most appropriate zoning for the core of the neighborhood is Residential-4. Staff received varied input from the stakeholders in this area, but one theme was repeated often; low density, single family residential was preferred.  Residential-4 will better suit what is currently built, and will help to stabilize the neighborhood. As it stands today, there are extensive nonconformities due to the Industrial zoning currently in place, and Residential-4 would alleviate this.  There are a few multi-family developments located on the southern edge of the neighborhood, fronting along Polly and Virginia Streets.  The current Residential-10 Conditional Use parcels should remain as Residential-10, and the remainder of the parcels fronting Polly and Virginia on the southern side should be rezoned to Residential‑6.  This zoning district as opposed to Residential-4 would avoid potential nonconformities with multi-family land uses already built.


Figure 8:  Recommended Zoning
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Two modifications to staff's zoning recommendations were discussed in the final neighborhood meeting.  First, it was suggested that this Neighborhood Business zoning boundary be amended to include the properties fronting South of Hillcrest Drive, extending to the intersection with Plainview Drive.  This was voted on with unanimous approval.  However, several neighbors who initially voted for this amendment have subsequently contact staff to register opposition to this alternative.  The second alternative, proposed by a property owner, was for the properties south of Polly and Virginia Streets and east of Plainview to be zoned R-10 instead of R-6.  Five of 13 attendees were opposed to this option.  Both options are shown on the attached maps.


Figure 9:  Zoning Option #2
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This report and results of the Planning Study for this neighborhood should proceed to City Council.  If recommended for approval by City Council, the Future Land Use Amendment and City-initiated zoning amendment would then proceed to the next available amendment cycle.  Both proposals would likely be heard at Public Hearing in July of 2011.

Mr. Wingo stated the pending rezoning application Z-19-10 should not be affected by these recommendations.

Mr. Gaylord commented that there appears to be a large number of multi-family residences on Thelma and Virginia Streets as evidenced by a significant number of mailboxes on the streets.  Deputy Planning Director Ken Bowers explained those structures are technically single family dwellings in R-6 zoning, and were approved as single family dwellings.  They look like quadruplexes because the developer has engaged in creative leasing, so they function somewhat like multi-family residential dwellings.
Michael Birch, Esq., K&L Gates, 4350 Lassiter at North Hills – Suite 300, Raleigh, NC  27609-5793 – Mr. Birch stated he was present today on behalf of Debnam Properties, LLC, the applicant for rezoning Z-19-10.  The applicant filed the zoning case in the April or March time frame and the public hearing was held in July.  They last appeared before the Comprehensive Planning Committee in late October or early November, and have narrowed the issue down to one of compatibility, i.e., how this area is trending and how Z-19-10 fits in with that trend.  Through the three stakeholder meetings, the history of the rezoning cases in this area, and examination of existing uses in the area, it can be stated that Z-19-10 is not introducing residential uses into the area.  The rezoning cases in the late 1980s early 1990s pertained to industrial zoning and nothing has been developed under those designations.  The core of the neighborhood wants the area to maintain the character of single family detached dwellings.  Z‑19-10 is compatible and consistent with the suggested Future Land Use Map (FLUM).  The conditions on the rezoning application limit residential use to 250 dwelling units, which is approximately one-third of the number of units allowed under Thoroughfare District zoning.  The planning study suggested O&I-1 for this area, which allows 15 to 25 units per acre.  The proposed 250 dwelling units is about the same density as R-12, which is less intense than the suggested zoning.  The applicant has also conditioned the allowable commercial uses to within 800 feet of New Bern Avenue, to keep existing and proposed uses in line with each other.  The applicant will maintain the character of the neighborhood as single family detached.  Mr. Birch stated that because the rezoning request is consistent with the current FLUM designation and therefore the Comprehensive Plan, the application with the proposed conditions is reasonable and in the public interest.
Chairman McFarlane noted the property only has access from Hillcrest Drive, and asked if that is adequate.  The other roads in the area are unpaved, and she asked how the applicant will address those roads.  Mr. Birch explained they worked with City Transportation staff regarding access, and also have a condition of cross-access with the existing hotel onto New Bern Avenue.  Their access will divert traffic away from the core of the area.  One of the zoning conditions triggers site plan review at 2,000 daily traffic trips, which will in turn trigger review for the adequacy of the existing street network.  They worked with Transportation staff to try to limit the number of dwelling units and the location of the commercial uses so they can take advantage of Hillcrest Drive.  The character of Hillcrest Drive was a concern at stakeholder meetings.  Mr. Birch stated that any required street improvements will be done in the existing right-of-way and there will be no encroachment onto private property.
Transportation Services Manager Eric Lamb explained that for multi-family development, there is a Fire Code regulation mandating that there must be one access for every 150 dwelling units.  All three access points would have to be upgraded and improved for ultimate build-out.  A minimum 60-foot right-of-way easement is necessary along New Bern Avenue because of the commercial uses adjacent to the street.  The applicant might have to make off-site improvements regarding pavement additions, etc. in the existing right-of-way.  Widening the road would require acquisition of additional right-of-way.  The shared access with the hotel does not count toward the Fire Code regulation referenced above; access must be to public streets.
Mr. Birch stated the applicant must record an offer of cross-access to the property near New Bern Avenue per the conditions for Z-19-10.  The larger tract currently does not allow residential uses at all, but allows for the most intense uses, such as industrial, that would generate more intense traffic if built out under the current zoning.  This application is a downzoning in terms of traffic and use.  There will be fewer transportation impacts under the proposed zoning.

Janet Wilson, 3800 Frazier Drive, Raleigh, NC  27610-1305 – Ms. Wilson stated she represents Wilders Grove Hills, Inc.  She has resided at her address for 33 years and is a member of Hillcrest Baptist Church.  Ms. Wilson has seen the pros and cons in the community, and called the City after the third stakeholder meeting about being in opposition to the NB zoning on both sides of Hillcrest Drive.  For the past several years since Vernon J. Vernon came into the community, the residents have seen police on a regular basis.  Mr. Vernon rents to people by the room and by the week.  He owns the dwellings mentioned earlier today that operate like quadruplexes.  As a homeowner in this community, she and several other residents feel that homeownership in the future would be "the ideal way to go," rather than renting by the room and week, because homeowners are invested in their properties.  Ms. Wilson claimed that NB zoning is being pushed by the City.  She pointed out on a map the areas adjacent to the community that are R-10 and R-6, and said the residents at the last stakeholder meeting opposed NB zoning because they don't want more of the same rental properties.  At that meeting, they voted against R-10 for the back section but not against R-10 for Hillcrest Drive because they did not understand what that meant.  She clarified that they oppose R-10 (NB) on Hillcrest Drive as well.  Ms. Wilson said that NB helps with commercial access, which they oppose because there are pre-existing single family dwellings there.  This used to be a country community, but no longer.  They would like to grow their community and church with people who are invested in their properties, not renters.
Peggy Harris, 3704 Hillcrest Drive, Raleigh, NC  27610-1309 – Ms. Harris stated that the night they voted, everyone said Hillcrest Drive could be designated NB, and she does not want that across from her property.  She has lived in her house for 20 years and has a variance to be where she is living.  NB is not a good designation because there are mostly elderly or mildly retarded individuals living in her neighborhood.  She does not want to be sandwiched into commercial properties across the street.  If this area is zoned NB, she wants to keep her variance until the neighborhood changes and she moves out.
Deputy Planning Director Bowers asked Ms. Harris if her objections would be satisfied if her property and the parcels across the street were all zoned R-4.  She asked about the triangle-shaped area across the street.  Mr. Bowers said the triangular area is zoned NB right now and there is no proposal to change that.  Mr. Birch clarified that the rezoning request is for the two properties owned by Debnam Properties, and pointed them out on the map.  He said they have no connection to the properties owned by Vernon J. Vernon, and have no position one way or the other with regard to Hillcrest Drive.
Joe Matthews (no address provided) – Mr. Matthews said he owns five single family homes on Virginia Street and supports the Neighborhood Business zoning proposed for the 19 acres.  In the long run, it is good for all the properties to have a higher density, as it will increase the value of their homes.  He is totally against keeping R-4 and wants a higher density in the neighborhood, maybe one day NB.

Otis Matheny, 3712 Essie Street, Raleigh, NC  27610-1303 – Mr. Matheny stated he lives at the corner of Plainview Drive and Essie Street.  He pointed out that all the streets on the south and west sides of the church are dirt streets.  If apartments are built and need an outlet through Essie Street or Paula Street, he does not want it to be at his expense.  Mr. Matheny said the north and south sides of Hillcrest Drive should remain R-4, and the residents do not need NB in the neighborhood.  NB should stay along New Bern Avenue.
In response to a request from Mr. Stephenson, Mr. Birch clarified that if the daily trip generation gets as high as 2,000, one of the zoning conditions triggers site plan review, which will in turn trigger review for the adequacy of the existing street network.  Comments made during the stakeholder meetings were that the neighborhood residents would like to see things improved, but not at their expense.  Mr. Birch said the expense for off-street improvements will be borne by the developer, not by an assessment process to the current homeowners.  Transportation Services Manager Lamb concurred.
Ms. Wilson commented that under NB zoning, bars and taverns are allowable business uses that could be placed on the north and south sides of Hillcrest Drive.  As a member of her community and the church, she does not want to "open a Pandora's box" in that regard.
Deputy Planning Director Bowers clarified that Z-19-10 is a separate issue from the Hillcrest Planning Study.  It does not impact the lots that front on Hillcrest Drive and those lots are not part of the rezoning application.  He noted that one of the zoning conditions in this case requires the petitioner to bring forth a Land Use Amendment this summer.  The Hillcrest Planning Study contains two recommendations:  (1) that the recommendations go through the next Comprehensive Plan amendment cycle to be put on a FLUM in the Comprehensive Plan, and (2) that a City-initiated rezoning be prepared to implement the study recommendations.

Mr. Gaylord made a motion to recommend the implementation of the changes to the FLUM on page 9 of the Hillcrest Planning Study, including Figure 8, which is the figure that does not have NB zoning designated for the four lots on the south side of Hillcrest Drive.
Mr. Bowers said that is an amendment to the document, but as part of his motion, Mr. Gaylord should recommend staff's option with the event that the lots on the north side of Hillcrest Drive be designated Low Density Residential R-4 as opposed to Neighborhood Business NB.

Chairman McFarlane seconded the motion.
Mr. Bowers noted that if this report is formally adopted by resolution, it will not be part of the Comprehensive Plan but would be invoked through any subsequent rezoning petitions that are submitted between now and the actual amendment to the Comprehensive Plan.
Chairman McFarlane said her concern is specifically with the lots on the north side of Hillcrest Drive, specifically, the request not to have bars and nightclubs fronting on residential property.  Mr. Bowers assured her that will be addressed by the current motion, which is to recommend adoption of the study and carry forward both the Comprehensive Plan amendment and the City-initiated rezoning with the revision.  He also recommended revising the report to state that Zoning Option #2 in Figure 9 has been discussed and considered but is not recommended.

Mr. Stephenson restated the motion as follows:  recommend that the Council adopt Figure 7, Future Land Use Map Recommendation, with the change that the lots fronting Hillcrest Drive will be Low Density Residential; adopt City-initiated rezoning subsequent to the Comprehensive Plan Amendment as shown in Figure 8, Recommended Zoning, with the change that all lots fronting Hillcrest Drive will be designated R-4 zoning; and not adopt Figure 9, Zoning Option #2.
Chairman McFarlane called for the vote, and the motion carried unanimously, 3-0.
Mr. Gaylord moved to recommend approval of rezoning Z-19-10 – New Bern Avenue Conditional Use subject to the Findings and Reasons of the Planning Commission along with the fact that a City-initiated study of a Future Land Use Map Amendment for rezoning which reinforces the residential character of this area has been recommended.  Mr. Stephenson seconded the motion and approval was unanimous, 3-0. 
Item #09-11 – West Morgan Street Area Study
The following information was in the agenda packet:

The West Morgan Area Study was undertaken by the Raleigh Urban Design Center in February 2010 through June 2010.  This five-month study was intended to create strategies that would aid in developing a framework to provide predictable expectations to the form and character of future growth in the district.  Among the many strategies identified during the study, it was primarily directed to provide guidance on applying a future land use classification consistent with the 2030 Comprehensive Plan and to investigate Development Code alternatives to guide the regulatory control for the area. This study is comprised of three publications that document the process from its inception through its submittal to the Raleigh City Council for approval in July 2010.  The three sections of this study are: (1) the Project Briefing Book, which served as a compendium of community input, physical characteristic documentation and regulatory information that would influence the analysis stages of the study; (2) the Draft Study publication, which documented the results of the analysis and public workshop phases of the study and presents recommended outcomes and actions; and (3) the Final Study publication, which synthesizes public review and comment related to the Draft Study, as well as further analysis by staff in order to finalize the recommended outcomes and actions.

Raleigh Urban Design Center Planning Manager Grant Meacci distributed color copies of the West Morgan Small Area Study dated June 18, 2010 to the Committee members.  The study area is bounded on the north side by Hillsborough Street, on the west by Park Avenue, zigzags through the Pullen Neighborhood to Wakefield, down to the train tracks, up to St. Mary's Street, and down West Morgan Street to Mayo Street.  Essentially, the area covered is from St. Mary's Street to Park Avenue to Hillsborough Street to the train tracks.  The report has three main goals:  (1) determine a land use classification for a Future Land Use Map consistent with the intent of the 2030 Comprehensive Plan; (2) explore transportation and thoroughfare recommendations; and (3) test the potential to create form-based code regulations related to placement of a Pedestrian Business Overlay District (PBOD) over a portion of this site.  The planning process and public engagement included a CAC presentation of the scope of the study for input; focus groups – residents and property/business owners; a design workshop; the draft study presentation; and Limehouse Web portal commenting.  
The West Morgan Area Study has three main results:  (1) authorize a Comprehensive Plan amendment to the FLUM to fill "white space" with CMU, NMU, ORMU and MedR zoning; (2) authorize an amendment to the Thoroughfare Map and initiate a study to implement the parking and public realm recommendations for improvements; and (3) initiate a study with the Raleigh Historic Districts Commission (RHDC) to create a local and/or national historic district for the Pullen Neighborhood and the West Morgan District.  Mr. Meacci believes that per the RHDC, the Pullen Neighborhood would be local but possibly national, and the West Morgan District would be national.
Using maps and a PowerPoint presentation, Mr. Meacci highlighted in further detail the following recommended outcomes and actions of the study:
DISTRICT IDENTITY

Recommended Outcome

DI-1.
The West Morgan Community should remain a mixed-use district.  Neighborhood scale residential and non-residential uses should be permitted so long as they are pedestrian-oriented.
DI-2.
Draft design guidelines or code that restricts the location and screening of off-street parking.

DI-3.
Encourage redevelopment of existing surface parking lots.

DI-4.
The West Morgan Community should be pedestrian-oriented and universally accessible.

DI-5.
The West Morgan Community should feature a diverse range of housing types in order to encourage an age- and income-diverse population.

DI-6.
New residential development should feature functional, aesthetically integrated and accessible urban open space consistent with the Urban Design Guidelines section 3.2.

Recommended Actions

DI-7.
Prior to Unified Development Ordinance (UDO) adoption, adopt a Pedestrian Business Overlay District for a portion of the district to allow for pedestrian-friendly development.
DI-8.
Create a pedestrian-oriented streetscape plan for West Morgan Street that leads to a CIP project.

DI-9.
As part of the UDO project, identify alternate zoning categories that allow the desired mix and character of uses.

PUBLIC REALM IMPROVEMENTS

Recommended Outcome

PR-1.
The public realm should have a different character based on the adjacent land uses – there should be commercial streetscapes and residential streetscapes.

PR-2.
The West Morgan District should be pedestrian-oriented, with wide sidewalks, new lighting, underground utilities, street trees, limited driveways, crosswalks, slow traffic with bike lanes, and active ground floor uses.

PR-3.
Denser new development should include green/open space and other public realm improvements to mitigate density.

Recommended Actions

PR-4.
Draft a streetscape plan for the West Morgan Community that regulates ground floor uses, sidewalk width, lighting, underground utilities, crosswalks, street trees, and other amenities.  The streetscape plan should include different street typologies based on adjacent land uses.

PR-5.
Establish contact with State Property Office to determine future of, or interest in, redevelopment of Division of Prisons office and parking lots.

HISTORIC RESOURCES

Recommended Outcome

HR-1.
The existing garden apartments and historic single family structures should be preserved.

HR-2.
Preserve the existing gardens and courtyards associated with the garden apartment complexes in the community.

HR-3.
Encourage the adaptive reuse of structures within the community.

Recommended Actions

HR-4.
Conduct research to determine viability of National Register and/or Local Historic District designation for the district and Pullen Park Neighborhood.

HR-5.
Work with Preservation North Carolina and landowners to explore feasibility and desirability of conservation easements as a tool to protect historic resources.

HR-6.
Explore desirability of a Neighborhood Conservation Overlay District for the Pullen Park Neighborhood.

PARKING
Recommended Outcome

P-1.
Parking within the West Morgan Community should be provided in the most efficient manner possible so as to discourage the construction of unnecessary lots and decks, and to encourage alternative modes of transportation.

P-2.
On-street parking should be maximized so as to limit the need for new off-street spaces.  On-street parking should be prioritized over additional road capacity.

P-3.
Parking, when provided, should not be placed adjacent to the right-of-way and should be placed underground or wrapped with an active ground floor use, and should be screened at the upper levels.

P-4.
Convene a meeting of property owners to discuss feasibility of allowing residential parking at night in office parking lots.

Recommended Actions

P-5.
Conduct a parking inventory of the area to determine if additional on-street spaces can be created, and if a meter or permit system would be desirable.

P-6.
Conduct a traffic analysis to determine the feasibility of removing a traffic lane on Morgan Street and Hillsborough Street in order to create additional on-street parking on both sides at West Morgan Street.

P-7.
Create additional parking on St. Mary's Street through the use of angled parking adjacent to the Joel Lane House.

P-8.
Work with existing parking lot owners to consolidate small surface parking lots to eliminate multiple curb cuts.

OPEN SPACE

Recommended Outcome

OS-1.
Encourage the inclusion of usable and centrally located open space in new residential development.

OS-2.
Increase the connection of the West Morgan Community to Pullen Park and Dorothea Dix.

OS-3.
Use open space to mitigate increased building height and density by locating open space in a manner that reduces the perceived bulk at new structures.

Recommended Actions

OS-4.
As part of the UDO project, explore requiring additional usable open space for new multifamily residential development.

OS-5.
Conduct study to determine additional pedestrian route improvements to existing routes to Pullen Park and Dorothea Dix and implement recommendations through acquisition of right-of-way and funding of improvements.
OS-6.
As part of the UDO project, include open space as a tool for density impact mitigation in transitional density zones.

FORM

Recommended Outcome

F-1.
Building setbacks should respond to the existing urban character.  Setbacks on Hillsborough Street east of Morgan Street should be 20' – 30' and setbacks on all other streets should be 15'.

F-2.
Building heights can vary based on context, with lower heights where adjacent uses are predominately low height residential.

F-3.
Building heights at street edges should be limited to form a generally consistent street wall at 3-4 stories, with any additional height stepped back from the street.

F-4.
Taller structures should mitigate the impact of their height through the use of setbacks, stepbacks, smaller footprints, and smaller scale uses at the street edge.

Recommended Actions

F-5.
Create a PBOD so as to allow for vertical mixed use pedestrian-oriented projects, and include height restrictions and open space requirements in the Streetscape and Parking Plan.

F-6.
Recommend West Morgan Community for inclusion in any discussion of form-based codes or transition zones as part of the UDO project.

F-7.
PBOD Streetscape and parking Plan should address architectural character elements that contribute significantly to the overall character of the district.

LAND USE

Recommended Outcome

LU-1.
Require all new structures to be primarily accessed and oriented toward public streets.

LU-2.
Encourage vertical mixed use new development.

LU-3.
Encourage new residential development that includes unit types, open spaces and amenities conducive to family living.

Recommended Actions

LU-4.
Conduct a study to determine the feasibility of creating a new FLUM category that allows for dense pedestrian-friendly mixed use that is primarily residential in character.

LU-5.
Explore text changes that would:

●
Allow on-street spaces to be counted towards parking totals for adjacent parcels.

●
Further reduce or eliminate parking requirements for all uses and potentially establish parking maximums.


●
Allow for shared parking on new and existing projects identified in this study.

●
Create a fee-in-lieu option.

TRANSPORTATION INFRASTRUCTURE

Recommended Outcome

T-1.
Improve transit facilities (both bus and fixed rail) in the West Morgan Community.

T-2.
Consider a greenway connection in addition to or as an alternative to the Ashe Avenue connector.

T-3.
Improve bicycle and pedestrian facilities.

Recommended Actions

T-4.
Conduct a feasibility study and pursue funding for the Ashe Avenue connector.  Include a greenway option in the study.

T-5.
As part of the Triangle Transit commuter rail study, explore the possibility of an in-street option using West Morgan Street and/or Hargett Street.  Include transit stops and intersection redesign in the study.

T-6.
Design and fund roadway improvements focused on pedestrian and bicycle facilities.

T-7.
Prioritize construction of bicycle lanes on Ashe Avenue, West Morgan Street and Hillsborough Street, and sharrows on St. Mary's Street as called for in the city-wide bicycle plan.

T-8.
Identify and fund opportunities for improved bus stops and shelters.

Extensive discussion of the study ensued, with Committee members asking questions to help clarify their understanding of the document.
Ted Van Dyk, New City Design Group, 1304 Hillsborough Street, Raleigh, NC  27605 – Mr. Van Dyk stated the planning study is consistent with what the City did with FMW and the PBOD, and the proposed Future Land Use is in close compliance with this map.  FMW participated in the study.  There is a parcel at the bottom of Wakefield, I-2, that was withdrawn from their case.  He is not sure that medium density residential is right for that area.  Mr. Van Dyk suggested the Council may want to look at a slightly broader idea of what uses might be there as long as they are compatible with the neighborhood.

Mr. Meacci said he will make revisions to the study based on today's discussion and bring it back to the Committee for review.
Without objection, this item was held in Committee.

ADJOURNMENT
There being no further business before the Comprehensive Planning Committee, Chairman McFarlane announced the meeting adjourned at 2:38 p.m.

Leslie H. Eldredge

Deputy City Clerk
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