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COMPREHENSIVE PLANNING COMMITTEE
The Comprehensive Planning Committee of the City of Raleigh met in regular session on Wednesday, March 25, 2015, at 4:00 p.m. in the City Council Chamber, Raleigh Municipal Building, 222 West Hargett Street, Avery C. Upchurch Government Complex, Raleigh, North Carolina, with the following present:

Committee






Staff
Chairman Russ Stephenson, Presiding

City Attorney Tom McCormick
Councilor Kay C. Crowder



Planning Director Ken Bowers
Councilor Bonner Gaylord



Planning and Zoning Administrator
Councilor Eugene Weeks




Travis Crane
Senior Planner Bynum Walter
Chairman Stephenson called the meeting to order at 4:04 p.m.  All Committee members were present.  Councilor Crowder led the assembly in the Pledge of Allegiance.
Item #13-10 – Z-16-14 – Varsity Drive
Chairman Stephenson noted a public hearing had already been held on this rezoning request.  The applicant has 30 days from the close of the public hearing to change the zoning conditions and if changed, the conditions must be made restrictive.

The following information was contained in the agenda packet:

This item was last discussed by Committee on October 29, 2014.  The Committee reviewed the request and recommended the City Council schedule the case for public hearing.  The City Council has conducted the public hearing.  The last day to submit more restrictive conditions is Thursday, April 16, 2015.
The applicant is requesting a rezoning of approximately 2.8 acres of land from Shopping Center conditional use with Special Residential Parking Overlay District to Residential Mixed Use-5-Urban Limited conditional use.  The Special Parking overly would remain.  The applicant has submitted new draft conditions, which are included in the packet.  The zoning conditions prohibit certain uses, provide pedestrian access, require an amount of structured parking and bicycle parking, provide architectural details, provide two transit easements, and establish setbacks from the right-of-way.
The Planning Commission recommends approval of this request, finding it to be consistent with the Comprehensive Plan, citing that the request would locate student housing on a transit emphasis corridor close to the University.  The West CAC voted unanimously to oppose the rezoning, 12-0.
Senior Planner Bynum Walter presented this case with the assistance of a PowerPoint exhibit.  An aerial view identified the subject property, adjacent properties, and the four main streets (Varsity Drive, Avent Ferry Road, Western Boulevard, and Centennial Parkway).  Adjacent properties are zoned O&I-1, Thoroughfare District, R-30, and R-20.  The site is currently developed as two-story garden apartments.
Existing v. Proposed Zoning Summary





Existing Zoning


Proposed Zoning

	Residential Density (max)
	30 DUs/acre
	80 DUs/acre*

	Setbacks (min)

Front


Side


Rear
	20'

5'

20'
	5' 

5'

0' or 6' 

	Retail Intensity Permitted
	Cannot be determined
	4,000 square feet

	Office Intensity Permitted
	Cannot be determined
	4,000 square feet


* Per case conditions
Proposed Conditions
1.
Some uses are prohibited.  Number of dwellings restricted to 80 dwellings per acre.
2.
Pedestrian access to Avent Ferry Road and Varsity Drive described.
3.
At least 85% of required on-site parking spaces shall be provided in a parking deck; cladding of parking structure described.
4.
Bicycle parking provided.
5.
Minimum of 25% of exterior cladding to be masonry.
6.
Provision of transit easements.

7.
Minimum setback of 35 feet along property lines not abutting public streets.  Nature of buffer landscaping and fencing described.
8.
Street trees to be a minimum of 4" in diameter.

9.
Along Varsity Drive, average building setback to be 15 feet and minimum building setback to be 12 feet.

10.
Along Avent Ferry Road, minimum building setback to be 18 feet.

11.
Describes allowed encroachments in setbacks (conditions 9 and 10); excludes recessed pedestrian entrances from setback requirements; limits recessed area to no more than 10%.

12.
Along Varsity Drive, façade stepback length to be at least 275 feet located between third and fourth floors, but allows up to 42 feet to occur between fourth and fifth floors; specifies minimum depth of five feet; describes articulation (bays, balconies).

13.
Varsity Drive stepback (condition 12) to be no less than 60% of façade length.  Provides for cornice treatment at or near the top of the third story for at least 70% of stepback length.

(NOTE:  Conditions 1-8 have not changed since the Committee last discussed the case in October 2014.  Conditions 9-13 are new since that time.)

The Future Land Use Map (FLUM) designates this property as Neighborhood Mixed Use with Institutional to the north and east and Medium Density Residential to the south and west.  The Urban Form Map designates Avent Ferry Road as a Transit Emphasis Corridor.
Comprehensive Plan Analysis
The proposal is consistent with the Comprehensive Plan and the Urban Form Map.

Consistent Policies
Policy LU 1.2 – Future Land Use Map and Zoning Consistency

Policy LU 2.6 – Zoning and Infrastructure Impacts

Policy LU 6.4 – Bus Stop Dedication

Policy UD 1.10 – Frontage

Policy UD 7.3 – Design Guidelines
Outstanding Issues

None noted.
Recommendations

City Council – refers to Comprehensive Planning Committee for review (3/17/15)
Public Hearing (opened 2/3/15 and closed 3/17/15)

Comprehensive Planning Committee – refers to Council with no recommendation (10/29/14)

Planning Commission – recommends approval by a vote of 10-0 (9/9/14)

●
The Planning Commission finds that this request is reasonable and in the public interest.  It is consistent with the Comprehensive Plan and locates student housing on a Transit Emphasis Corridor and close to the University as described in the Comprehensive Plan.

●
West CAC – voted to oppose project
There were slides of visuals of what conditions from March 18th will look like, including the planting area and sidewalks on north (Varsity Drive); setbacks defined by conditions and terms of zoning district; maximum building footprint and smallest building footprint; tree plantings per Type A2 Transitional Protective Yard and Secondary Tree Conservation Area (TCA); the stepback; projecting bays, cornices, and awnings.
There is a pending Comprehensive Plan Amendment to the Street Plan Map for this area
●
Scheduled for Public Hearing on April 21, 2015 at 2:00 p.m.

●
Unanimously recommended for approval by Planning Commission on March 1, 2015.

●
Submitted as CP-1B-15.

●
Proposes to reclassify Varsity Drive between Western Boulevard and Avent Ferry Road from "Avenue 2-Lane, Undivided" to "Avenue 2-Lane, Divided"

●
Rectifies inconsistency between current street typology and the required cross-section set forth in the conditional use rezoning case for NCSU's Centennial Campus (Z-5-87)

●
Consistent with future traffic forecasts and the university and medium-density residential context along the segment

A slide of the current street plan and the proposed changes was shown.

Senior Planner Walter provided more information about the Type A2 Transitional Protective Yard and Secondary TCA plantings for Ms. Crowder.  The applicant has stated he would do one or the other.  If it qualifies as a Secondary TCA, he would offer that.  If it does not qualify, he will still offer some planted buffer.  Chairman Stephenson asked about the terms under which the area would or would not qualify as a Secondary TCA.  Senior Planner Walter responded it is not specified in the conditions.  The language merely says one or the other will be offered.  Planning and Zoning Administrator Crane explained it must meet a certain basal density to qualify as a TCA.  At site plan review, designers would verify the basal density of the tree area.  The impact is that under one scenario the applicant would preserve existing trees that meet the minimum basal density and under the other he would potentially planting new trees that in time might end up growing bigger than those of the minimum basal density area.  Type A-2 Transitional Protective Yard and Secondary TCA are buffers offered for the non-right-of-way boundaries of the parcel.
Chairman Stephenson asked if providing transit easements on both rights-of-way is part of the conditions now.  Senior Planner Walter said that has been part of the conditions since Council first heard the case in October 2014.  Chairman Stephenson noted the 18 foot minimum building setback on Avent Ferry Road (condition 10) and asked what the average setback is.  Senior Planner Walter replied the allowed setback range is 0 to 20 feet, and since the minimum setback is 18 feet, the average is probably about 19 feet.  She confirmed for Chairman Stephenson that Avent Ferry Road is a Transit Emphasis Corridor located just outside a Mixed Use Center.  Chairman Stephenson said the density of the adjacent residential properties on the non-right-of-way frontages does not qualify for residential transition.  Senior Planner Walter said the residential properties are R-30 to the south and R-20 to west.
Lacy Reaves, Esq., 150 Fayetteville Street – 2500 Wachovia Capitol Center, Raleigh, NC 27601-2960 – Mr. Reaves stated he represents the applicant and with him today are David Brown and Jeff Davis of JDavis Architects, planners and architects for the proposed development.  They have been working on this case for some time and for the last couple of months have been involved with a number of stakeholders including representatives of North Carolina State University (NCSU).  They have worked out all the issues raised by the university.  Over the course of the last couple of weeks they supplemented the zoning conditions pursuant to the agreements reached with NCSU and other stakeholders in the area.  Staff has determined the case is entirely consistent with the Comprehensive Plan and the FLUM, and is in harmony with the surrounding improvements and development.  The site is located at the corner of Varsity Drive and Avent Ferry Road.  It is adjacent to NCSU on the south and abuts existing multi-family development on the west.  The Planning Commission recommended approval of the case unanimously.  The applicant believes it is an ideal site for student-oriented residential development.  It is in significant proximity to NCSU, is close to Mission Valley Shopping Center, is within easy biking distance of the entire NCSU campus, and is within walking distance of a substantial portion of the campus.  It is in an excellent place for transit service and is currently serviced by two CAT bus lines and the Wolf Line of NCSU.  They have reviewed the bus schedules and there is bus service at this corner 15 hours a day, seven days a week.  Very significant is the fact that this site has no proximity to a single family residential neighborhood, making it an ideal location for urban scale residential development for students.  Jeff Davis will talk about some of the design features they have conceptualized in the zoning conditions.   Because of the importance of transit service at this location, the applicant has agreed to build oversize shelters and provide electricity to those transit facilities so they will be lighted.  Senior Planner Walter mentioned setbacks.  The applicant was asked early in his work on this case to provide guarantee of setbacks on Varsity Drive and Avent Ferry Road because they are important to NCSU.  Also important to the university was the establishment of a right-of-way for Varsity Drive as a two-lane divided highway.  Their plan accommodates widening of the right-of-way for that road designation for Varsity Drive.  They provide a minimum setback from the new right-of-way of 15 feet on Varsity Drive.  That equates with the new roadway improvements under the Unified Development Ordinance (UDO), a distance of 29 feet between the building façade and the new curb of Varsity Drive.  They are providing a minimum setback of 18 feet on Avent Ferry Road which equates to a distance of 32 feet from the curb and the building façade.  At the Planning Commission meeting, they were asked to respond to the relation of the building height of five stories with two levels of parking.  The parking is more than 50% below grade but the four residential levels are under the parking and the Commission wanted to know how the structure will relate on a scaled basis to the height of the adjacent multi-family buildings.  Attorney Reeves showed a conceptual drawing to illustrate.  Because of the change in topography, the building is not significantly higher than those existing buildings to the immediate south.  At NCSU's suggestion they looked at the possibility of stepping the façade on Varsity Drive.  They worked it out architecturally and have built that into the conditions.  They were asked to consider articulating the façade on Avent Ferry Road to show a similar break in the design elements of the building, and that has also been provided in the revised conditions.  The applicant submitted draft revised conditions to staff yesterday.
Jeff Davis, JDavis Architects, 510 Glenwood Avenue – Suite 201, Raleigh, NC 27603-1262 – Mr. Davis said he met with Lisa Johnson (NCSU architect) and Mike Harwood (Director of Facilities at NCSU's Centennial Campus) on several occasions.  Their primary concern was the distance of the building on Varsity Drive for pedestrian scale, and the architects were successful in moving the building back significantly.  They also talked about the need to step the building back.  This is a challenge with narrow residential units like student housing, but they were able to move the building back 275' from the Avent Ferry Road right-of-way.  The stepback encompasses the fourth and fifth levels of the building and the parties agreed that 60% of the façade would be uninterrupted.  Another part of the conditions involves the cornice line with changes in materials from the base to the top.  This adds better scale to the pedestrian edge on Varsity Drive.  Mr. Davis distributed copies of the building elevations on Avent Ferry Road and Varsity Drive as well as a rendering of the five levels compared to grade and existing neighboring apartments.  He pointed out this is a very early design, but they almost need to show the building in order to communicate the conditions of the rezoning case.  They wanted a strong element at the corner of the building, and another condition states that within 45 feet of the corner they can step the building up within the 5' setback between stories four and five.  Mr. Davis stated the building elevations are a good example of the grade along Varsity Drive and how the lowest level of the building (parking) is within the hillside.  There are two levels of podium parking on Varsity Drive and Avent Ferry Road and both are lined with residential units, amenities for the community, or leased offices.  
Chairman Stephenson said he appreciates that Mr. Davis attempted to show visually and graphically the intent of what they have done to address the scale and massing that worried NCSU.  He believes there is an opportunity to look at what is here and try to turn them into words that meet the intent of the drawings but allow you flexibility in the building design.  Mr. Davis stated NCSU had no significant issues with the scale of the Avent Ferry Road side of the building because it is further off the street.  They met with the NCSU representatives yesterday to try to understand their concerns and write into the conditions a way(s) to affect the scale of the building.  They have continued the cornice line around the building but it is more a separation of materials than a stepback.  They have specified a linear band 8" to 16" deep to separate materials, textures and colors for clear definition and reduce scale.  They introduced some bays and balconies into the drawing, although not as many as the building will ultimately have, that would interrupt at least a minimum of 30% of the façade on Avent Ferry Road.

Ms. Crowder said she also appreciates the rendering because it makes it easier to understand the project.  One major concern on the Avent Ferry Road side is that the building is fairly massive and institution-like.  She hopes the bays and balconies can change the feel of the front of the building there.  While that may not be a concern for NCSU, it is for the adjacent neighbors and the single family homeowners down the street, and it would be nice if the building was more in harmony with what people would like to see.  At last night's CAC meeting, the neighbors were not happy and despite their multiple requests to address the issue, they think the building is still too tall and massive for the site and don't feel that much was given in the way of design or conditions.  Ms. Crowder appreciates the configurations of what the units will look like, but pointed out the university is not growing its undergraduate population, only its advanced degree population, and most of that will take place on Centennial Campus.  This site is the entrance to Centennial Campus on Avent Ferry Road.  There is an opportunity here to create housing on the site that will accommodate graduate students.  Graduate students may be in several configurations, namely, single, married, or married with children.  Four-bedroom quads don't really work with a graduate student model.  Wolf Village was built for graduate students but does not incorporate quad units because the developer's data research showed that undergraduate and graduate students do not cohabitate well, and the graduate student usually loses out because he or she prefers not to live there.  Ms. Crowder sees 57 four-bedroom units in this project, or 28% of the building, which almost eliminates the possibility of housing graduate students or single professionals who work on Centennial Campus due to the difference in living styles for four-bedroom units versus studio, one-bedroom, or two-bedroom apartments.  It has been stated that this is a five-story building, but it is difficult for her to get her constituents to realize the building is five stories, not six.  Avent Ferry Road helps promote student housing and more "professional" housing, i.e., housing for the professionals who work at NCSU because of its proximity to the university, but that opportunity is lost when 28% of the building is four-bedroom units.  She could support the project if the four-bedroom units were changed to three bedrooms or any other mix that works for applicant.  

Mr. Davis responded if the four-bedroom units are changed to three bedrooms, there will be something left over, maybe studios or one-bedroom apartments.  Ms. Crowder reiterated it could be any mix that works for the applicant, just not four bedrooms.  Mr. Gaylord asked if NCSU is interested in moving undergraduates out of houses and neighborhoods and into student housing facilities.  Ms. Crowder said she has heard that mentioned, but she can't speak to whether or not that is a driving force right now.  She only heard from NCSU representatives, including Vice Chancellor for Finance and Business Charles Leffler, that they are not growing their undergraduate population, just the advanced degree population.  There is not enough housing for graduate students and this site is a good opportunity for that, being across the street from Centennial Campus.
Mr. Weeks asked if there were any requests from NCSU that the applicant did not take under consideration in the zoning conditions.  Attorney Reeves replied they responded to every issue raised by NCSU and their exchange turned into an architect-to-architect discussion.

Chairman Stephenson asked the applicant's representatives to explain the new conditions that were submitted yesterday and distributed at the beginning of this meeting, and any ideas they want to put forward.  Attorney Reeves responded the new conditions are underlined on the copy and are new since the Planning Commission meeting.  He summarized the new conditions as follows:

Condition 8 – revised to deal with landscaping.  There was a question about adding understory trees.  Landscape architect David Brown analyzed that and the condition now provides for understory trees on Varsity Drive.  On Avent Ferry Road, they tried to do the same plantings as were done for the 401 Oberlin Road project but because the street trees would have to be inside the sidewalk and basically in the street yard, they increased the caliper of the street trees by a half-inch.

Condition 9 – added at the request of NCSU to assure the average 15' setback from the right-of-way on Varsity Drive.
Condition 10 – addresses the setback on Avent Ferry Road.  The setback will be no less than 18 feet.
Condition 11 – a clarifying provision that talks about projecting bays that technically will encroach into the setback, as well as roof eaves, cornices, awnings, and canopies.  They will ask for an encroachment at the time of site plan review.  They have provided for transit easements.  The condition states the setback provisions of paragraphs 9 and 10 will not apply to recessed pedestrian entrance(s) provided the recessed area(s) represent no more than 10% of the respective linear building façades along Varsity Drive and Avent Ferry Road.
Condition 12 – Attorney Reeves stated this is an awkward condition.  It accommodates the 5' setback between the third and fourth floors for a distance of at least 275' of the building façade facing Varsity Drive and continuing up into the fifth floor.  The condition provides up to 42' at the building corner where the stepback can occur, rather than between the third and fourth floors.  Planning Director Ken Bowers said since he is looking at an elevation, not a building plan, he cannot verify anything.  He noted that even if everything matches, this is only one possible design that meets the conditions out of myriad of possible designs that could also meet the conditions.  The question is whether the elevation presented is consistent with the language in the condition, and nothing appears to him to be inconsistent at this time of cursory review.
Condition 13 – provides more information about the stepback in Condition 12.  It will extend for a distance of at least 60% of the building façade facing Varsity Drive.  A cornice treatment will be provided at or near the top of the third story of the building along at least 70% of the linear distance of the stepback area.
Condition 14 – articulates the building façade on Avent Ferry Road.  There will be bays and balconies which will encompass at least 30% of the façade area.  If the building is four or five stories in height, there will be a change in the material, color, and/or texture of the primary exterior building mater on the façade facing Avent Ferry Road within three feet of the juncture of the third and fourth floors.  There will be a linear material band with a vertical dimension of from 8" to 16" wide separating the different materials, colors, and/or textures.

Chairman Stephenson said it appears the Committee is generally supportive of the additional language.  He asked if staff could create another 3-dimensional model with these additional conditions to give the Committee members a sense of what the articulations, stepback, and other changes will do.  Planning Director Bowers replied that staff will do its best to produce a rendering or an abstract massing of what this would mean, but it will not be as detailed as what has been presented here.  He can't verify that the percentages presented by the applicant's representatives are accurate.  Mr. Davis reminded the Committee that these elevations were quickly prepared and not exact.  For example, on Varsity Drive they stated they would have at least 60% of uninterrupted building façade but the drawings reflect closer to 75%.  Ms. Crowder asked if the representatives would go back to their client and discuss a tenant mix change, and Mr. Davis replied affirmatively.
Mr. Gaylord moved approval based on the current conditions as discussed.  His motion was seconded by Mr. Weeks and carried by a vote of 3-1 (Ms. Crowder voting in the negative).

ADJOURNMENT
There being no further business before the Comprehensive Planning Committee, Chairman Stephenson announced the meeting adjourned at 5:05 p.m.

Leslie H. Eldredge

Deputy City Clerk
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