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TO: Marchell Adams-David, City Manager
THRU: Ken Bowers, AICP, Deputy Director
FROM: Ira Mabel, AICP, Senior Planner

DEPARTMENT: Planning and Development
DATE: January 19, 2021

SUBJECT: City Council agenda item for February 2, 2021 — Z-28-20

Municipal Building
222 West Hargett Street
Raleigh, North Carolina 27601

One Exchange Plaza
1 Exchange Plaza, Suite 1020
Raleigh, North Carolina 27601

City of Raleigh

Post Office Box 590 « Raleigh
North Carolina 27602-0590
(Mailing Address)

On January 19, 2021, City Council authorized the public hearing for the
following item:

Z-28-20 Glenwood Ave, approximately 2.39 acres located on the western
portion of the block bounded by Glenwood Avenue, Tucker Street, North Street,

and West Street.

Signed zoning conditions provided on January 12, 2021 prohibit a number of
uses otherwise allowed in DX districts; require a preservation easement on the
majority of the historic building on site; require Shopfront frontage standards on
the non-historic parcel; and require the provision of a bikeshare station.

Current zoning: Downtown Mixed Use-7 stories-Shopfront (DX-5-SH).
Requested zoning: Downtown Mixed Use-40 stories-Conditional Use (DX-40-
CU).

The request is consistent with the 2030 Comprehensive Plan.
The request is consistent with the Future Land Use Map.
The request is consistent with the Urban Form Map.

The Planning Commission recommends approval of the request (9 - 0).
The Raleigh Historic Development Commission recommends approval of the
case (12 - 0).

Attached are the Planning Commission Certified Recommendation (including
Staff Report), the Zoning Conditions, a memo from the RHDC Chair, the
Petition for Rezoning, and the Neighborhood Meeting Reports.


https://maps.raleighnc.gov/iMAPS/?pin=1704417007,1704406990
https://maps.raleighnc.gov/iMAPS/?pin=1704417007,1704406990
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CASE INFORMATION: Z-28-20 GLENWOOD AVE

RALEIGH PLANNING COMMISSION
CERTIFIED RECOMMENDATION

CR# 12068

The western portion of the block bounded by Glenwood Avenue,

Tucker Street, North Street, and West Street
Address: 400 & 410 Glenwood Avenue
PINs: 1704406990, 1704417007

iMaps, Google Maps, Directions from City Hall
DX-7-SH

DX-40-CU

2.39 acres

The subject site is within the city’s corporate limits.

410 Glenwood Avenue Property LLC /
400 Glenwood Avenue Property LLC
4 Bryant Park Ste 200

New York, NY 10018

Jamie Schwedler
D
March 8, 2021

SUMMARY OF PROPOSED CONDITIONS

1.

The following uses shall be prohibited: social service, adult establishment, cemetery,
pawnshop, vehicle fuel sales, detention center, vehicle service, and self-service
storage.

A preservation easement will be recorded on the original 1928 Creamery building and
the 1940s addition.

A shopfront frontage shall be provided on 400 Glenwood Ave.

A city bikeshare station shall be provided.

COMPREHENSIVE PLAN GUIDANCE

Central Business District

Downtown, Core Transit Area


https://maps.raleighnc.gov/iMAPS/?pin=1704417007,1704406990
https://www.google.com/maps/place/410+Glenwood+Ave,+Raleigh,+NC+27603/@35.785756,-78.6490713,17z
https://www.google.com/maps/dir/Raleigh+Municipal+Building,+West+Hargett+Street,+Raleigh,+NC/410+Glenwood+Ave,+Raleigh,+NC+27603/@35.7822566,-78.6490027,16z

Consistent Policies Policy LU 1.2—Future Land Use Map and Zoning Consistency
Policy LU 1.3—Conditional Use District Consistency

Policy LU 4.7—Capitalizing on Transit Access

Policy LU 4.8—Station Area Land Uses

Policy T 10.4—Bikeshare

Policy UD 1.4—Maintaining Fagade Lines

Policy UD 1.10—Frontage

Policy UD 7.3—Design Guidelines

Policy UD 8.1—Transit-oriented Development

Policy HP 1.2—Cultural and Historic Resource Preservation
Policy HP 2.7—Mitigating Impacts on Historic Sites

Policy HP 3.1—Adaptive Use

Policy HP 3.2—Retention Over Replacement

Policy HP 3.4—Context Sensitive Design

Policy DT 1.3—Underutilized Sites in Downtown

Policy DT 1.16—High Density Development

Policy DT 2.13—Car and Bicycle Sharing

Policy DT 3.1—Ground-floor Uses on Primary Retail Streets
Policy DT 4.1—Encouraging Downtown Housing

Policy DT 7.19—Downtown Design Guideline Consistency

Inconsistent Policies [B\e]3lc]

FUTURE LAND USE MAP CONSISTENCY

The rezoning case is X Consistent [ | Inconsistent with the Future Land Use Map.

COMPREHENSIVE PLAN CONSISTENCY

The rezoning case is [X] Consistent [ | Inconsistent with the 2030 Comprehensive Plan.

PuBLIC MEETINGS

: : Second :
First Neighborhood |\ ;0 h o rhood Planning City Council
Meeting : Commission
Meeting
6/23/2020 11/10/2020 12/8/2020 1/19/2021
11 attendees, 12 attendees, (consent agenda)
via Zoom via Zoom 1/12/2021

Staff Evaluation
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PLANNING COMMISSION RECOMMENDATION

The rezoning case is Consistent with the Future Land Use Map and Consistent with the
relevant policies in the Comprehensive Plan, furthermore Approval is reasonable and in the
public interest because:

The request is reasonable and in the public interest because it fits
the development pattern along West Street, utilizes a two-phase
COA process, provides new public space, retains a historic asset,
and has undergone significant community engagement.

N/A

N/A

Approval

Motion: O’Haver; Second: Fox
In Favor: Bennett, Fox, Hicks, Lampman, Mann, Mcintosh, Miller,
O’Haver and Tomasulo

N/A

ATTACHMENTS
1. Staff report
2. TIA summary memo
3. RHDC Chair memo
4. Original conditions
5. Rezoning application

This document is a true and accurate statement of the findings and recommendations of the
Planning Commission. Approval of this document incorporates all of the findings of the
attached Staff Report and Comprehensive Plan Amendment Analysis.

Ken A. Bowers, AICP \-\ Date: 1/12/2021

Planning and Development Deputy Director

Staff Coordinator: Ira Mabel: (919) 996-2652; Ira.Mabel@raleighnc.gov

Staff Evaluation 3
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\\5# ZONING STAFF REPORT — CASE Z-28-20

\\
\\' Conditional Use District
Raleigh

OVERVIEW

This request is to rezone approximately 2.39 acres from Downtown Mixed Use-7 stories-
Shopfront (DX-7-SH) to Downtown Mixed Use-40 stories-Conditional Use (DX-40-CU).
Proposed zoning conditions prohibit a number of uses otherwise allowed in DX districts;
require a preservation easement on the majority of the historic building on site; require
Shopfront frontage standards on the non-historic parcel; and require the provision of a
bikeshare station.

The subject site consists of the two parcels in the portion of the block bounded by Glenwood
Avenue, Tucker Street, North Street, and West Street that is west of the railroad tracks.
North Street and Tucker Street both pass under the railroad at grade-separated crossings.
The portion of the block east of the tracks is not included in the request. Approximately 45%
of the rezoning site is currently used as surface parking and drive aisles.

The smaller parcel at the southwest corner of the site contains a single-story commercial
building. The larger parcel contains a building that formerly housed the Pine State Creamery
until the company’s closing in 1996. Still known as the Creamery, the building was originally
completed in 1928, with two additions in the 1940s and 1960s. A proposed zoning condition
requires the recording of a historic preservation easement on the original structure and the
1940s addition (both clad in cream-colored brick), but not the second addition at the
southernmost end. Under the terms of a typical preservation easement, the property owner
places restrictions on the development of or changes to the property and transfers these
restrictions to a qualified organization whose mission includes historic preservation. Once
recorded, the easement becomes part of the property’s chain of title in perpetuity, thus
binding not only the owner who grants the easement but all future owners as well.

The Creamery building was designated on the National Register of Historic Places in 1997,
and as a Raleigh local landmark in 1998 (ordinance 1998-456). As a local landmark, the
property owner must receive a Certificate of Appropriateness (COA) from the Raleigh
Historic Development Commission (RHDC) prior to any exterior changes. The applicant
received a Phase 1 COA for building height and footprint (COA-0118-2020) on September
24, 2020. The approved COA permits a new 20-story building behind The Creamery with an
18-ft stepback at the 2" floor and a 20-foot stepback at the 9™ floor. A Phase 2 COA for
building design is still required for both new construction and renovation to the Creamery.

The Glenwood Avenue corridor is characterized by a blend of single-story retail and office,
mid-rise mixed-use developments, and apartment buildings. Nearby zoning districts are
primarily DX with 3, 7, or 12 story height maximums. The railroad tracks on the eastern
boundary of the rezoning site marks a de facto transition line to higher-intensity 12, 20, and
40 story zoning districts.

Staff Evaluation 4
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The subiject site is currently served by GoRaleigh Route 6 and the R-Line circulator. In
addition, the subject site is also within a quarter mile of the northern Bus Rapid Transit (BRT)
route, which will provide the highest level of transit in the city. The BRT route is planned for
operation by 2028.

The subject site is designated as Central Business District on the Future Land Use Map, and
is toward the western edge of that designation. The rest of Glenwood Avenue up to its
intersection with Peace Street is also Central Business District. Land between Boylan
Avenue and Saint Mary’s street is designated Office & Residential Mixed Use.

The site is within the Downtown and Core Transit Area on the Urban Form Map, which
suggest an urban approach to frontage. A frontage has not been included in the request,
although the requirements of the Shopfront frontage have been applied to the 400 Glenwood
Avenue parcel via a zoning condition.

OUTSTANDING ISSUES

1. Staff would prefer that the 1. The applicant can amend
condition requiring a the condition to require
bikeshare station also that new bicycles be
require the provision of new provided.
bicycles.

Staff Evaluation 5
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Future Land Use Z-28-2020
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Urban Form Z-28-2020
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COMPREHENSIVE PLAN

Determination of the conformance of a proposed use or zone with the Comprehensive Plan
includes consideration of the following questions:

A.

B.

D.

Is the proposal consistent with the vision, themes, and policies contained in the
Comprehensive Plan?

The request is consistent with the vision and themes in the Comprehensive Plan.

The request is consistent with the Managing Our Growth vision theme. This theme
encourages integrated land uses; providing desirable spaces and places to live,
work, and play; and development in areas where infrastructure is already in place. An
increase in vertical mixed-use development within downtown, which has the highest
concentration of employment and transit options available in the city, fulfills these
goals.

The request is consistent with the Coordinating Land Use and Transportation
vision theme. This theme envisions higher density residential and mixed-use
development to support new local and regional public transit services. The subject
property is located near the two alternative routes for the northern Bus Rapid Transit
(BRT) Corridor, West Street and Capital Boulevard. While the Downtown
Transportation Plan does not specify which of these routes will be used for the BRT
service, the subject site is within short walking distance to both of them and has good
access to the planned high frequency service regardless of the selected alignment.

The request is consistent with the Growing Successful Neighborhoods and
Communities vision theme, which encourages infill that complements the existing
character of an area and preserving places of historic and architectural significance.
The requirement of a historic preservation easement is the strongest possible
preservation of historic assets.

Is the use being considered specifically designated on the Future Land Use Map in the
area where its location is proposed?

Yes. The subject site is classified as Central Business District on the Future Land
Use Map, which recommends the Downtown Mixed Use zoning district.

If the use is not specifically designated on the Future Land Use Map in the area where its
location is proposed, is it needed to service such a planned use, or could it be
established without adversely altering the recommended land use and character of the
area?

N/A

Will community facilities and streets be available at City standards to serve the use
proposed for the property?

Yes. Results of the Traffic Impact Analysis indicate that the proposed development
will have minor impacts to the surrounding roadway network and intersections and do
not require any mitigations.

Staff Evaluation 9
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Future Land Use

Future Land Use designation: Central Business District
The rezoning request is

X Consistent with the Future Land Use Map.

[] Inconsistent

The request is for Downtown Mixed Use zoning. The subject site is classified as
Central Business District on the Future Land Use Map, which recommends the
Downtown Mixed Use zoning district. Due to its proximity to future BRT service, this
location is classified as Core/Transit in Table LU-2, which recommends heights up to
40 stories.

Urban Form

Urban Form designation: Downtown, Core Transit Area
The rezoning request is

X] Consistent with the Urban Form Map.

[ ] Inconsistent

Overview: The site is located within the Downtown Center and the Core Transit
Area, which both suggest an urban frontage. The request does not include a
frontage, although the requirements of the Shopfront frontage have been applied to
the 400 Glenwood Avenue parcel via a zoning condition.

Impact: The Shopfront frontage is intended for areas where the highest level of
walkability is desired. Only mixed use and civic buildings are allowed, and street-
facing entrances can be spaced no more than 50 feet apart. This frontage has the
strictest build-to standards, with at least 80% of the lot’s frontage required to have a
building within 0 or 15 feet from the right-of-way. No parking is permitted between
buildings and the street.

Compatibility: The preservation of the existing Creamery building, with its 0’ front
and side setbacks, plus the application of Shopfront standards to 400 Glenwood Ave
is compatible with neighboring properties and the general context of the area. All of
the mixed-use zoning districts nearby have a Shopfront frontage. If approved, every
parcel within and across the street from the rezoning site’s block would be subject to
SH frontage regulations.

Staff Evaluation 10
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Compatibility

The proposed rezoning is

X Compatible with the property and surrounding area.

[ ] Incompatible.

The request is compatible with the property and the surrounding area and can be
established without adversely impacting neighboring properties. The density and
building types permitted in DX districts are compatible with the urban nature of this
part of the city. Nearby zoning districts abutting the site include DX-3, DX-7, CX-7,
and DX-12, with general, mixed use, and apartment building types existing currently.
Required preservation of the Creamery will push the bulk of new construction back
toward the railroad line and away from Glenwood Ave. The request also includes a
condition which prohibits some of the uses allowed in DX districts that are the least
compatible with downtown residential areas.

Public Benefits of the Proposed Rezoning

The request would allow greater land use intensity in the urban core of Raleigh with
extremely high access to transit and employment options.

The request includes the strongest protection possible for a local historic landmark.

The request would expand the city’s bikeshare system through the addition of a new
station.

Detriments of the Proposed Rezoning

No detriments identified.

Staff Evaluation 11
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Policy Guidance

The rezoning request is consistent with the following policies:

Policy LU 1.2—Future Land Use Map and Zoning Consistency

The Future Land Use Map shall be used in conjunction with the Comprehensive Plan policies
to evaluate zoning consistency including proposed zoning map amendments and zoning text
changes.

Policy LU 1.3—Conditional Use District Consistency
All conditions proposed as part of a conditional use district (CUD) should be consistent with
the Comprehensive Plan.

e The request is consistent with the Future Land Use Map designation of Central
Business District, which envisions a mix of high-intensity office, retail, housing,
visitor-serving, cultural, and entertainment uses.

Policy LU 4.7—Capitalizing on Transit Access

Sites within walking distance of existing and proposed rail and bus rapid transit stations
should be developed with intense residential and mixed uses to take full advantage of and
support investment in transit infrastructure.

Policy LU 4.8—Station Area Land Uses
A complementary mix of uses, including multifamily residential, offices, retail, civic, and
entertainment uses, should be located within transit station areas.

Policy UD 8.1—Transit-oriented Development

Promote dense, mixed-use development within the core area around transit stations.
Development intensity should be greatest within walking distance of existing and proposed
rail stations and bus rapid transit stations.

Policy DT 1.16—High Density Development

Highest density development should occur along the axial streets (Hillsborough Street,
Fayetteville Street and New Bern Avenue), major corridors (as identified by the thoroughfare
plan), surrounding the squares, and within close proximity to planned transit stations.

o If approved, the subject site would add new commercial and/or residential
development in an area with easy access to transit and downtown. The siteisin a
Core Transit Area and within walking distance of the two proposed northern BRT
route alternatives. The DX zoning district allows a development intensity appropriate
for a site with this level of transit access.

Staff Evaluation 12
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Policy T 10.4—Bikeshare
Support bikeshare, both public and private, through city support of a public system and
through appropriate regulation of any private systems.

Policy DT 2.13—Car and Bicycle Sharing
Promote car- and bicycle-sharing services within downtown.

e A proposed zoning condition requires the provision of a new Citrix Cycle station on
the site. This would expand the bikeshare system at a location the city has identified
as advantageous.

Policy UD 1.4—Maintaining Fagade Lines

Maintain the established building edge of neighborhood streets by aligning the front fagade
of new construction with the prevailing facades of adjacent buildings, unless doing so results
in substandard sidewalks. Avoid violating this pattern by placing new construction in front of
the historic fagade line unless the streetscape is already

Policy UD 1.10—Frontage

Coordinate frontage across multiple sites to create cohesive places. Encourage consistency
with the designations on the Urban Form Map. Development in centers and along corridors

targeted for public investment in transit and walkability should use a compatible urban form.

e A Downtown Center and Core Transit Area urban form designation suggests an
urban frontage option. Although a frontage was not was included with this request,
the requirements of the Shopfront frontage have been applied to the 400 Glenwood
Avenue parcel via a zoning condition.

¢ In addition, the Creamery building already meets the Shopfront frontage’s intent of
creating the highest level of walkability by establishing a 0’ building setback for half of
the block.

Policy UD 7.3—Design Guidelines

The Design Guidelines in Table UD-1 shall be used to review rezoning petitions and
development applications for mixed-use developments; or rezoning petitions and
development applications along Main Street and Transit Emphasis Corridors or in City
Growth, TOD and Mixed-Use Centers, including preliminary site plans and development
plans, petitions for the application of Downtown Overlay Districts, Planned Development
Districts, and Conditional Use zoning petitions.

o The proposed application Shopfront frontage regulations is consistent with the Urban
Design Guidelines. The relation of the building to the street in the SH frontage
conforms to Urban Design Guidelines 6, 7, 8, 23, and 24. The transparency
requirement of the DX district conforms with guideline 25. The proximity to multiple
BRT routes satisfies guideline 17.

e The required build-to on Glenwood Avenue and North Street will ensure a defined
urban space that provides interest to pedestrians and has a primary entrance on the
primary public street. It will also complement the built form of the portion of the
Creamery to be preserved.

Staff Evaluation 13
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Staff Evaluation

A primary task of all urban architecture and landscape design is the
physical definition of streets and public spaces as places of shared-use.
Streets should be lined by buildings rather than parking lots and should
provide interest especially for pedestrians. Garage entrances and/or
loading areas should be located at the side or rear of a property.

Buildings should be located close to the pedestrian-oriented street
(within 25 feet of the curb), with off-street parking behind and/or beside
the buildings. When a development plan is located along a high volume
corridor without on-street parking, one bay of parking separating the
building frontage along the corridor is a preferred option.

If the site is located at a street intersection, the main building of a
complex or main part of a single building should be placed at the corner.
Parking, loading, or service should not be located at an intersection.

Higher building densities and more intensive land uses should be within
walking distance of transit stops, permitting public transit to become a
viable alternative to the automobile.

Streets should be designed with street trees planted in a manner
appropriate to their function. Commercial streets should have trees that
complement the face of the buildings and that shade the sidewalk.
Residential streets should provide for an appropriate tree canopy, which
shadows both the street and sidewalk and serves as a visual buffer
between the street and the home. The typical width of the street
landscape strip is 6-8 feet. This width ensures healthy street trees,
precludes tree roots from breaking the sidewalk, and provides adequate
pedestrian buffering. Street trees should be at least 6 ¥4” caliper and
should be consistent with the city’s landscaping, lighting, and street
sight distance requirements.

Buildings should define the streets spatially. Proper spatial definition
should be achieved with buildings or other architectural elements
(including certain tree plantings) that make up the street edges aligned
in a disciplined manner with an appropriate ratio of height to width.

The primary entrance should be both architecturally and functionally on
the front facade of any building facing the primary public street. Such
entrances should be designed to convey their prominence on the
fronting facade.

14
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Policy HP 1.2—Cultural and Historic Resource Preservation

Identify, preserve, and protect cultural and historic resources, including buildings,
neighborhoods, designed and natural landscapes, cemeteries, streetscapes, view corridors,
and archaeological resources.

Policy HP 3.1—Adaptive Use
Encourage adaptive use of historic properties to preserve cultural resources and conserve
natural resources.

Policy HP 3.2—Retention Over Replacement

Encourage the preservation and rehabilitation of significant or contributing existing
structures, favoring retention over replacement, especially in areas where other historic
resources are present.

e A proposed zoning condition requires the recording of a preservation easement on
the original Creamery structure and the 1940s addition. A historic preservation
easement is the strongest protection possible for a local historic landmark.

Policy HP 2.7—Mitigating Impacts on Historic Sites
Development proposals adjacent to or including historic sites should identify and minimize or
mitigate any negative development impacts on those sites.

Policy HP 3.4—Context Sensitive Design
Use the existing architectural and historical character within an area as a guide for new
construction.

e The property owner has already applied for and received a Phase 1 Certificate of
Appropriateness (COA) from the Raleigh Historic Development Commission (RHDC)
for the height, massing, and setback of the proposed development. A Phase 2 COA
for building design is still required for both new construction and renovation to The
Creamery.

Policy DT 1.3—Underutilized Sites in Downtown
Encourage the redevelopment of underultilized sites in downtown, included but not limited to
vacant sites, surface parking lots, and brownfield sites.

o Approximately 45% of the rezoning site currently contains surface parking. The
request for 40-story mixed-use zoning will potentially facilitate the redevelopment of
the site with substantial amounts of residential, office, and/or retail space.

Staff Evaluation 15
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Policy DT 3.1—Ground-floor Uses on Primary Retail Streets

New development along Retail Streets identified on Map DT-5 should provide continuous
retail use along the ground floor. Zoning for parcels and sites along Retail Streets should be
mapped with Shopfront frontage or other zoning mandating a retail-ready ground floor.

Policy DT 7.19—Downtown Design Guideline Consistency
Development projects in downtown should implement and be consistent with the design
guidelines in Table DT-1 to the maximum extent practicable.

e The Shopfront frontage regulations applied to 400 Glenwood Avenue will require that
future development have an activated, pedestrian oriented streetscape and a retail-
ready ground floor. This frontage also supports walkability by requiring pedestrian
entrances and transparency, as well as by restricting the location of parking.

Policy DT 4.1—Encouraging Downtown Housing
Encourage high-density residential development in downtown, consistent with the target of
accommodating another 25,000 residents by 2030.

e The rezoning request would quadruple the potential residential entitlement from over
270 units to over 1,160 units.

The rezoning request is inconsistent with the following policies:

None

Staff Evaluation 16
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HOUSING AFFORDABILITY &
ENERGY EFFICIENCY ANALYSIS

Carbon Footprint: Transportation

City Average Site Notes

Transit Score 30 54 The area is currently served by Route 6

and the R-Line.

30 74 The walk score for the site is much higher
than the citywide average.

Source: Walk Score is a publicly available service that measures pedestrian friendliness by analyzing population density
and road metrics such as block length and intersection density. The higher the Transit Score or Walk Score, the greater
the percentage of trips that will be made on transit or by walking, and the smaller the carbon footprint. The scores also
correlate with shorter vehicle trips, which also produce less carbon. The city has a wide range of scores. Raleigh
Municipal Building, for instance, has a Walk Score of 92, meaning the area is highly pedestrian-friendly and that many
destinations are within a short walk. Some areas in the city have scores in single digits, indicating that few if any
destinations are within walking distance, so nearly all trips are made by car.

Summary: This site is well served by public transit. GoRaleigh Route 6 has 30-minute peak
service and operates on Glenwood Avenue. The R-Line is a free bus circulator that runs
approximately every 15 minutes on West Street. The northern BRT route will be within a
quarter mile and will provide the highest level of transit in the city.

Carbon/Energy Footprint: Housing

Housing Type Average Annual Energy Use Permitted in this project?

(million BTU)

Source: U.S. Energy Information Administration, 2015 survey. Statistics for residential structures in the South.

Yes

Summary: The proposed district would permit all possible housing types. Approval of this
rezoning request would allow the most energy-efficient housing units to be developed on the
site.

Staff Evaluation 17
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Housing Supply and Affordability

Does it add/subtract
from the housing

supply?

Does it include any
subsidized units?

Does it permit a variety
of housing types beyond
detached houses?

If not a mixed-use
district, does it permit
smaller lots than the
average?*

Is it within walking
distance of transit?

Adds

No

Yes

N/A

Yes

Excluding the Creamy building, the potential
residential entittement of the remainder of

the site will increase from 274 to 1,161 units.

The proposed district would permit all
possible housing types.

The request is for a mixed-use district.

The site is well served by transit, and will be

within walking distance of future BRT
stations.

*The average lot size for detached residential homes in Raleigh is 0.28 acres.

Summary: The request would allow apartment and mixed use building types, which are
generally more affordable than detached and attached units.

Staff Evaluation
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IMPACT ANALYSIS

Historic Resources

1.

2.

The site includes Pine State Creamery, an individually-listed National Register property
and Raleigh Historic Landmark. The site is not located within or adjacent to a Raleigh
Historic Overlay District or National Register Historic District.

RHDC recommends approval.

Impact Identified: Please see attached memo from Nick Fountain, Chair of the Raleigh
Historic Development Commission (RHDC) dated September 4, 2020.

Parks and Recreation

1.

4.

This site is not directly impacted by any existing or proposed greenway trails, corridors,
or connectors.

Nearest existing park access is provided by Kimbrough Park (0.3 miles) and Kiwanis
Park (0.5 miles).

Nearest existing greenway trail access is provided by Crabtree Creek Greenway Trail
(0.5 miles).

Current park access level of service in this area is graded a B letter grade.

Impact Identified: None.

Public Utilities

1.

The proposed rezoning would add approximately 221,750 gpd to the wastewater
collection and water distribution systems of the City. There are existing sanitary sewer
and water mains adjacent to the proposed rezoning area.

At the time of development plan submittal, a Downstream Sewer Capacity Study may be
required to determine adequate capacity to support the proposed development. Any
improvements identified by the study would be required to be permitted prior to the
issuance of a Building Permit and constructed prior to release of a Certificate of
Occupancy.

Verification of water available for fire flow is required as part of the Building Permit
process. Any water system improvements recommended by the analysis to meet fire flow
requirements will also be required of the developer.
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Maximum Demand
(proposed zoning)

Maximum Demand Maximum Demand
(current use) (current zoning)

W ess0o 290,250
68,500 68,500 290,250

Impact Identified: None.

Stormwater

Floodplain n/a
Drainage Basin Pigeon House
Stormwater Management UDO Chapter 9

Overlay District n/a

Impact Identified: No downstream structural impacts identified.

Transportation

—

Location: The Z-28-20 site is located in the Glenwood South district of Downtown
Raleigh, on the block bounded by Glenwood Avenue, Tucker Street, West Street, and
North Street.

A

Area Plans: The Z-28-20 site is located within the Downtown plan boundaries

w

Other Projects in the Area: A traffic signal is planned at the intersection of Glenwood
Avenue and Johnson Street. The Z-28-20 site is not located adjacent to any other
programmed transportation projects.

B

Existing Streets: The subject property has frontage on Glenwood Avenue, Tucker
Street, and North Street. All three streets are maintained by the City of Raleigh.
Glenwood Avenue and North Street are designated as main streets with parallel parking
in Map T-1 of the Comprehensive Plan (street plan); Tucker Street is not designated in
the street plan.

o

Street Network: In accordance with UDO section 8.3.2, the maximum block perimeter
for DX-40 Zoning districts is 2,000 feet. The existing block perimeter is approximately
1,700 feet. The block is bisected by the Norfolk Southern Railroad at the eastern
boundary of the site.
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6.

10.

Pedestrian Facilities: Sidewalks are complete in the vicinity of the Z-28-20 site.
Development of the site should result in wider sidewalks conforming to Article 8.5 of the
uDO.

Bicycle Facilities: The Downtown North-South Greenway Connector is a separated
bikeway on Harrington and West Streets between North Street and Martin Street. It was
completed in the fall of 2020. Boylan Ave has existing shared lane markings between
Peace Street and Western Boulevard. Peace Street has bicycle lanes between West
Street and the CSX Railroad overpass.

Map T-3 in the comprehensive plan designates Boylan Avenue, West Street, and Jones
Street for separated bikeways. Extension of the Downtown North-South Greenway
Connector north from its current terminus is a priority project.

Z-28-20 is within the bikeshare service area. Stations nearest the site are on Tucker at
Glenwood and Jones at West Street. Bikeshare station spacing guidelines suggest that
additional stations in the vicinity of this site may be appropriate. The addition of
Bikeshare infrastructure may help to mitigate traffic concerns, as trips would be
converted from motorized vehicles to bicycles. The applicant has offered a condition
requiring the purchase and installation of a bikeshare station containing at least four
docks. The condition does not require the addition of additional bikes for the system fleet.
The usual dock to bike ratio used in Raleigh is 1.6 to 1; suggesting that an additional
three bikes for the system will be appropriate. If the additional three bikes are not
purchased and added to the system fleet, the ratio of available bikes to docking points
would become disproportionate, disrupting daily operations and rebalancing efforts
across all bikeshare stations in the system.

Transit: The site is currently served by GoRaleigh Route 6 and the R-line. Other transit
routes are approximately 0.25 miles of the site. Route 6 operates on Glenwood Avenue
and is planned to become a frequent route with implementation of the Wake Transit Plan.

Access: The Z-28-20 site may be accessed by Tucker or North Streets.

Traffic Impact Analysis (TIA) Determination: Based on the Envision results, approval
of case Z-28-20 would increase the amount of projected vehicular trips for the site as
indicated in the table below. The proposed rezoning from DX-7-SH to DX-40-CU is
projected to have 599 new trips in the AM peak hour and 802 new trips in the PM peak
hour. These values trigger a Traffic Impact Analysis based on the trip generation
thresholds in the Raleigh Street Design Manual.
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Assumed to be 100% Retail 61 163

Z-28-20 Current Zoning Entitlements “

DX-7-SH 230 267

DX-40-CU 829 1,069

2.28-20 Trip Volume Change T T T

(Proposed Maximums minus Current Entitlements) 599 802

Impact Identified: The Traffic Impact Analysis indicates that the proposed development will
have minor impacts to the surrounding roadway network and intersections and do not require
any mitigations. City staff agrees with the overall analysis and makes no further
recommendation at this time.

The condition that requires a Citrix Cycle bikeshare station does not also require the
provision of additional bikes to the system fleet. The usual dock-to-bike ratio used in Raleigh
is 1.6-to-1, suggesting that an additional three bikes for the system would be appropriate.

Urban Forestry

1. This rezoning doesn’t affect the requirements of Urban Forestry.

Impact Identified: None.

Impacts Summary

The rezoning request is not anticipated to have major impacts on existing or planned
infrastructure or services.

Mitigation of Impacts

The applicant could add a requirement to provide a sufficient number of bicycles to maintain
the city’s preferred dock-to-bike ratio.
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CONCLUSION

This request is to rezone two parcels totaling approximately 2.39 acres from Downtown
Mixed Use-7 stories-Shopfront (DX-7-SH) to Downtown Mixed Use-40 stories-Conditional
Use (DX-40-CU). Proposed zoning conditions prohibit a number of uses otherwise allowed in
DX districts; require a preservation easement on the majority of the historic building on site;
require Shopfront frontage standards on the non-historic parcel; and require the provision of
a bikeshare station.

The request is consistent with Comprehensive Plan overall; consistent with the Future
Land Use Map; and consistent with the Urban Form Map.

The request is consistent with Comprehensive Plan policies regarding development near
transit, historic preservation, urban design, and development downtown. The request is
inconsistent with no identified policies.

The request would support the Vision Themes of Managing Our Growth, Coordinating Land
Use and Transportation, and Growing Successful Neighborhoods and Communities.

CASE TIMELINE

6/30/2020

7/21/2020

8/18/2020

9/24/2020

10/23/2020

11/24/2020

12/8/2020

1/12/2021

Staff Evaluation

Submitted application; TIA
required

RHDC review
RHDC review

Certificate of Appropriateness
hearing

Submitted TIA & revised
conditions

Submitted revised conditions

Planning Commission consent
agenda

Planning Commission

Z-28-20 Glenwood Avenue

Application incomplete

Recommend approval

Phase | COA granted

Application complete
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APPENDIX

SURROUNDING AREA LAND USE/ ZONING SUMMARY
SUBJECT

NORTH SOUTH EAST WEST

PROPERTY
DX-7-SH;

Existing

DX-7-SH DX-7-SH DX-7-SH DX-12-SH CX-7-SH-CU
Additional N/A N/A N/A N/A N/A
Overlay

Central Central Central Central Central
Future . . . . .
Land Use Business Business Business Business Business
District District District District District
Retail; ) )
STIENL Retail/office Structured Restaurgnts, Retail Re§taurants,
Land Use . Retail Mixed-use
parking
Downtown; Downtown; Downtown; Downtown;
Core Transit Core Transit Core Transit Core Transit Downtown
Area Area Area Area

CURRENT VS. PROPOSED ZONING SUMMARY

NOTE: This analysis excludes the historic portions of the Creamery building to be subject to
a preservation easement.

EXISTING ZONING PROPOSED ZONING

Total Acreage

Setbacks:
Front
Side Street
Rear
Build-to’s:
Primary street
Side street

DX-7-SH
1.79

3!
3!
0’ or 6’

0'/15’, 80%
0'/15’, 40%
153
274
320,897
216,323
30,200
4.12

DX-40-CU
1.79

3
3
0’ or 6
(400 Glenwood parcel)
0°/15’, 80%
0'/15’, 40%
649
1,161
1,365,452
693,260
33,487
17.51

*The development intensities for proposed zoning districts were estimated using an impact analysis tool. The estimates
presented are only to provide guidance for analysis.

Staff Evaluation
Z-28-20 Glenwood Avenue
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N \’ ’

\ \‘" TO: Bynum Walter, AICP, Comprehensive Planning Supervisor
N\ "ﬂ FROM: Eric J. Lamb, PE, Transportation Planning Manager

- DATE: November 25, 2020

SUBJECT: Traffic Impact Analysis Review for Z-28-20 — The Creamery
We have reviewed the updated the Traffic Impact Analysis (TIA) prepared by
Kimley-Horn (KHA) for The Creamery, case number Z-28-20. The following

memorandum summarizes the most relevant information pertaining to the study
as well as City Staff's review of the analysis and recommendations.

Development Details

Site Location: Block bounded by North Street, Glenwood Avenue,
Tucker Street, and NS Railroad

Address: 400, 410 Glenwood Avenue
Property PIN(s): 1704406990, 1704417007
Current Zoning: DX-7-SH

Proposed Zoning: DX-7-SH, DX-40

Existing Land Use: 33,000 sq. ft. office

8,000 sq. ft. bar
9,000 sq. ft. restaurant

Allowable Land Use: 194,691 sq. ft. of office
21,632 sq. ft. of retail space

Maximum Proposed 675,929 sq. ft. of office
Zoning Land Use: 17,332 sq. ft. of retail space

Build-out Year: 2025

Municipal Building
222 West Hargett Street
Raleigh, North Carolina 27601

One Exchange Plaza
1 Exchange Plaza, Suite 1020
Raleigh, North Carolina 27601

City of Raleigh

Post Office Box 590 « Raleigh
North Carolina 27602-0590
(Mailing Address)



Study Area & Analysis Scenarios

The following intersections were studied as part of this TIA:

1. Glenwood Avenue at Peace Street (Signalized)
2. Glenwood Avenue at Tucker Street (Signalized)
3. Glenwood Avenue at North Street (Signalized)
4. West Street at Tucker Street (Unsignalized)
5. West Street at North Street (Unsignalized)
6. Tucker Street at Site Access (Unsignalized)
7. North Street at Site Access (Unsignalized)

Trip Generation

KHA made the following assumptions as agreed to by City and NCDOT staff:

e 10" Edition ITE Trip Generation Manual

o A 1% growth rate was applied for projected volumes (2025)

e Background developments include Smokey Hollow Phase One, Smokey Hollow Phase Two,
and The Willard were identified for inclusion as background traffic in this study. Trips for
Smokey Hollow Phase One and Smokey Hollow Phase Two were obtained from the Peace at
Capital TIA and carried through the study intersections based on the site trips at West Street
at Johnson Street and Peace Street at West Street.

e No previous impact study was performed for The Willard, so traffic for this development was
generated from ITE 10th Edition rates, and 20% of the traffic that was generated was assigned
to/from the north on Glenwood Avenue through the study network.

The trip generation for these land uses for the proposed rezoning are indicated below.

Table 1: Maximum Proposed Zoning Trip Generation

ITE . Daily AM Peak Hour PM Peak Hour
S Code ISy 'I;\r/arl)fg)c In Out | Total In Out | Total
General Office | 74 | 679929 | 275 | 437 | 71 | 508 | 97 | 472 | 569

Building SF

General Retail | 820 | /292 | 182 | 48 | 20 | 77 | 62 | 68 | 130
Subtotal 8,598 485 100 | 585 159 | 540 699
Internal Capture -23 -23 -46 -6 -6 -12
Pass-By Site Trips - - - -19 -23 -42
Net Total Trips 462 77 539 | 134 | 511 645




Site Traffic Distribution

Trips generated by the proposed development were distributed based on a review of surrounding land
uses, existing traffic patterns, and engineering judgement.

The following percentages were used in the AM and PM peak hours for traffic:

30% to the east on Peace Street

25% to/from the south on West Street

25% from the east on Johnson Street

20% to/from the north on Glenwood Avenue
10% from the west on Peace Street

10% to the south on Glenwood Avenue
10% from the east on Peace Street

5% to/from the west on Tucker Street

5% to/from the west on North Street

5% to the east on Johnson Street

Results and Impacts

Analysis of the adjacent intersections shows no significant degradation of overall Level of Service
(LOS) at each location. Each intersection operates at LOS D or better during AM and PM peak
scenarios for the existing condition, 2025 background, and 2025 buildout under the existing and
proposed zoning.

One intersection, Glenwood Avenue at Peace Street, has a LOS F for the westbound approach during
the three 2025 conditions. This intersection is noteworthy relative to existing turning movement
restrictions at this location, which includes no westbound left turn from Peace Street onto Glenwood
Avenue. The proposed rezoning does not impact the amount of delay for this approach.

Study Recommendations

The analysis performed by KHA indicates that the proposed development will have minor impacts to
the surrounding roadway network and intersections and do not require any mitigations.

Conclusions

City Staff agrees with the overall analysis performed in the KHA for The Creamery and makes no
further recommendation at this time.



RHDC

TO: Planning Commission
FROM: Nick Fountain, Chair
CC: Ira Mabel, Planner II, Department of Planning and Development

Tania Tully, Senior Preservation Planner
SUBJECT:  Rezoning case Z-28-20 (400 & 410 Glenwood Avenue, Pine State Creamery)
DATE: September 4, 2020

The Raleigh Historic Development Commission (RHDC) reviewed rezoning case Z-28-20 at
its July 21 and August 18, 2020 meetings. The proposed rezoning case Z-28-20 includes the
properties located at 400 and 410 Glenwood Avenue. The current zoning is DX-7-SH. The
application requests a change to DX-40-CU.

Recommendation

The RHDC, on a vote of 12/0 recommends approval of the rezoning application provided
that a condition is added that places a preservation easement on the character defining
portions of the landmarked building (1928 building and 1940s additions), being the northwest
corner of the overall site.

Much of the discussion on the proposal focused on the requested 40 story height. It is
understood that the Certificate of Appropriateness process will ultimately decide the allowed
height on all but the parcel in the southwest corner of the block. That said, a 20 story request
would have been less challenging to review. The Commission recognizes that the
compatibility of high-rise structures in the Glenwood South corridor generally in relation to
this landmark or the nearby blocks is not part of this proposal and not before the Commission
at this time.

The proposed rezoning is largely consistent with the Comprehensive Plan policies referenced
below. The request offers conditions that address the historic resource on the site and places
a specific timeframe for the submittal of a Certificate of Appropriateness for work on the
larger parcel. There is not a condition that addresses the compatibility of new construction
on the 400 Glenwood Avenue parcel (which is not included in the Raleigh Historic Landmark
boundary).

e Historic Resource Preservation: As a designated Raleigh Historic Landmark, any
exterior changes to the building or site on the 410 Glenwood Avenue parcel
(1704417007) will require a Certificate of Appropriateness (COA). Condition 3
states that the 1928 and 1940s portions of the buildings are to remain and be
maintained except in the event of disaster. A condition that places a historic
preservation easement preventing demolition of the character defining portions of
the historic building would provide additional protection.




Rezoning case REZN-0028-2020
Page 2

e Context Sensitive Design: Condition 2 modifies the existing need for a COA for
exterior changes to the landmarked property by adding a requirement that a COA
for the height, massing, and setback of a new building is to submitted prior to site
plan submittal. The proposed conditions do not, however, directly address how the
characteristics of new construction adjacent to the former Pine State Creamery on
the 400 Glenwood parcel (1704406990) will be compatible with the character of the
site since the Raleigh Historic Landmark boundary does not include 400 Glenwood
and changes to that portion of the site will not be reviewed by the COA Committee.
A potential condition that could increase compatibility of new