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be possible without requiring travel along a
major street.

Guideline #10: New urban spaces should
contain direct access from the adjacent
streets. They should be open along the
adjacent sidewalks and allow for multiple
points of entry. They should also be visually
permeable from the sidewalk, allowing
passerby to see directly into the space.

Guideline #10: New urban spaces should
contain direct access from the adjacent
streets. They should be open along the
adjacent sidewalks and allow for multiple
points of entry. They should also be visually
permeable from the sidewalk, allowing
passersby to see directly into the space.

Guideline #22: 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
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easement would allow the public to
make the connection in the future if and
when the character of the area and the
function of the Dawson-McDowell
connector changes.

The request can be brought into
consistency with guidelines 3, 4 and 10
by providing a street or street-like
connection to S. Dawson Street. If
NCDOT control of access prevents
making a connection at the time of
initial development, right-of-way or an
easement would allow the public to
make the connection in the future if and
when the character of the area and the
function of the Dawson-McDowell
connector changes.

The request can be brought into
consistency with guidelines 3, 4 and 10
by providing a street or street-like
connection to S. Dawson Street. If
NCDOT control of access prevents
making a connection at the time of
initial development, right-of-way or an
easement would allow the public to
make the connection in the future if and
when the character of the area and the
function of the Dawson-McDowell
connector changes.

This can be brought into consistency by
increasing the width of the internal
sidewalk landscaping strip from the
currently proposed 4’ to a minimum of
6’-8’ to allow sufficient space for the
trees roots and to provide adequate
shade and pedestrian buffering.
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While the provision of pedestrian facing
entrances brings the case closer to
consistency with this policy, to achieve
full consistency additional specificity for
placement of windows or fagade
articulation or ornamentation would be
necessary.

Area Plan Policy Guidance

The site is located within the Southern Gateway Corridor Study, which includes guidance for
the area bordered by W. South Street to the North, Lake Wheeler Road and the railroad
tracks to the west, Hammond Road to the east and Tryon Road to the south. The site is
located within the plan’s “Old Saunders” focus area, which includes policies aiming to
capitalize on the open space created by the anticipated realignment of S. Saunders Street
between Maywood and Martin Luther King Jr. Boulevard. The plan guidance also suggests
that development should take design cues from the existing warehouse and adjacent historic
districts.

The plan also calls for a “main street designation” along the section of S. Saunders Street
where the subject parcel is located, as well as the application of an urban frontage. The
intent of an urban frontage is to create a walkable, pedestrian friendly environment that has
buildings located close to the street with retail on the bottom.

Additional considerations include guidance to realign the S. Saunders and Lake Wheeler
intersection, and the intersection of Hammel Drive and S. Saunders Street.

The rezoning request is consistent with the following Area Plan policies:

Policy AP-SG 5 Improve Greenway Trail Connections: New development within the
district should link to and extend the greenway trail system that links areas south of I-40 to
each other and to downtown, Dorthea Dix Park, and the State Farmer’s Market. Improve
connections to the Capital Area Greenway System with the incorporation of green
infrastructure.

The request will provide a code required easement for a greenway along the south side of
the Rocky Branch Creek. Currently there is an access easement along the northern side of
the Rocky Branch Creek (not on the subject site) that has an existing greenway, this would
provide an additional public access point to the greenway and the creek. The proposal also
specifies that a bridge that will cross over Rocky Branch Creek to the northern section of the
greenway, and enhancing overall connectivity.
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Policy AP-SG 9 Redevelopment between Old S. Saunders and S. Dawson Streets:
Developable parcels between Old S. Saunders Street and S. Dawson Street (southbound)
should support a mix of office and service uses framing a welcoming gateway to downtown
Raleigh.

The request is to rezone the parcel to a Planned Development (PD) with an Industrial Mixed
Use (IX) base district. The uses permitted by right in IX zoning would allow office and service
uses.

Policy AP-SG 8 Main Street Character of S. Saunders: New buildings and additions along
old S. Saunders Street should use an urban approach to frontage, and placed close to the
street with no parking between the lot line and building facade. Ground floor retail should
create a retail-serving Main Street that can capitalize on traffic generated by a destination
park on Dix Hill.

Revisions submitted on October 10, 2019 require pedestrian facing entrances along S.
Saunders Street; a build to of 0’ — 20’ with a coverage standard of 40%, 0 Iot line setbacks
and a requirement that ground floor uses be active.

The rezoning request is inconsistent with the following Area Plan policies:

Policy AP-SG 3 Improve Connectivity: Enhance connectivity throughout the district with
improved intersections, additional sidewalks, shared-use trails, and on-road bike facilities, to
link neighborhoods to each other, as well as to the redesigned S. Wilmington Street.

The proposal does not increase overall connectivity in the area. There one “L” shaped
internal street proposed that enters and exits along S. Saunders Street. While the site has a
number of development constraints due to the controlled access highway (S. Dawson Street)
bordering it to the east, this policy can be brought into consistency by providing easements
that can facilitate a future connection to S. Dawson Street.

Policy AP-SG 7 Preserving the Historic Character: New development and redevelopment
should borrow design cues from the existing warehouses and complement the historic
character of the adjacent neighborhoods such as Caraleigh.

The requested building heights and density are significantly higher than the surrounding
entitlement of three stories. The Southern Gateway Plan calls for new development to take
design cues from the warehouses in the area that have a maximum height of one story and
predominately brick facades with some articulation. The case can be brought closer to
consistency with this policy through addition design regulation of fagade material that more
closely mimics the warehouse character of the area.
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HOUSING AFFORDABILITY &
ENERGY EFFICIENCY ANALYSIS

Carbon Footprint: Transportation

30 64 This site has an above average transit
score and is located near two bus routes.
However incomplete sidewalks in the area
make pedestrian access challenging.

30 68 The site is located directly across the
street from Dix Park, and about a half a
mile from Washington Elementary and
various corner grocery stores and
restaurants.

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.

Summary: According to the transit score, this site has higher than average access to transit.
However, pedestrian access to these transit stops will rely heavily on the addition of
sidewalks that are located off of the applicant’s site, and a number of intersection
improvements to provide safe pedestrian crossing across S. Saunders Street. The Walk
Score is similarly higher than the City’s average, and has very close access to Dorthea Dix
Park via the Rocky Branch Creek Greenway Trail. However access to amenities, such as
Washington Elementary School, is challenging because S. Dawson Street is a controlled
access highway, and as such does not have a sidewalk or cross access between Western
Boulevard and Prospect Avenue (approximately a half a mile).
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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.

Summary: The rezoning to a Planned Development (PD) with an Industrial Mixed Use (IX)
base district would not permit detached, attached or townhomes building types, which have
higher annual energy use per the above table. The proposal will allow more energy efficient
units than currently permitted and will limit the building types allowed on the site.

Housing Supply and Affordability

Does it add/subtract from Adds The proposal will increase the permitted

the housing supply? housing on the site by approximately 750 units.
This increase is mainly due to the requested
increase in height, and a code modification to
permit ground floor residential in the 1X zoning

district.
-
subsidized units?
Does it permit a variety of Yes The proposal will only permit the apartment
housing types? dwelling type in general or mixed-use building.

The detached, attached and townhouse
building type will not be permitted. However
“micro units” (units less than 550 SF in size) will
be at least 5% of the total residential units.

If not a mixed-use N/A This is a mixed use zoning district.

district, does it permit

smaller lots than the

average?*
Yes Yes, however the lack of sidewalk connectivity

distance of transit? in the area may pose a barrier.

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

Summary: The applicant’s request would significantly increase the amount of housing units
permitted on the site, by allowing a large increase in building height. Due to the IX zoning
district standards the variety of housing types would decrease.
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Impact Analysis

Historic Resources

The site is located adjacent to 3 National Register individually-listed properties (Dix Hill,
Mount Hope Cemetery, and Washington Graded and High School), two of which are Raleigh
Historic Landmarks (Mount Hope Cemetery and Washington Graded and High School.) The
site is not located within or adjacent to a National Register Historic District or Raleigh Historic
Overlay District.

Impact Identified: None.

Parks and Recreation

1. Dorothea Dix Park:

I. The Dorothea Dix Park Master Plan (adopted February 2019)
envisions a grand entry into the park at the Lake Wheeler
Road/South Saunders Street gateway. Plans for the Rocky Branch
Creek include a significant expansion and restoration of floodplain
from a 30-foot channelized corridor to a 100-foot expanded floodplain
complete with dual bike and pedestrian pathways. It will be important
for the development team to understand the potential changes to
water flow in the Rocky Branch corridor, the downstream impacts,
and design this site accordingly. A large entry plaza is envisioned on
the park-side of the Lake Wheeler Road/South Saunders Street
gateway. The connection across Lake Wheeler Road/South
Saunders Street is a critical link of the Rocky Branch Greenway from
the park to points east.

II. Further study of the Dix Park edge conditions and downtown
connectivity will continue through the Dix Park Master Plan process
and the future Dix Edge Area Study. This site should respond to the
recommendations provided in those plans, to the extent that it may be
impacted.

2. Greenway Infrastructure

I. The Parks, Recreation and Cultural Resources Department (PRCR)
supports the developer-provided greenway infrastructure as proposed
in these plans, including the 10’-wide path proposed along the
southern side of Rocky Branch Creek and the proposed pedestrian
bridge crossing Rocky Branch Creek to connect with the existing
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greenway trail on the northern side of the creek. This infrastructure
will provide improved access & connectivity to S. Saunders and Dix
Park, and would contribute to an enhanced public realm experience
at this important node in the greenway network.

3. Comprehensive Plan Policies

I. Comp Plan PR 3.5 Stream Open Space Networks: Provide a
continuous system of open spaces along designated stream corridors
that link neighborhoods and park lands and, where possible, provide
links to employment centers, schools, shopping areas, and transit
rider facilities.

II. Comp Plan PR 3.6 Greenway Connectivity: Expand the greenway
system by connecting existing routes. Provide additional connections
between the greenway trails and destinations throughout the City
using designated upland routes where necessary.

lll. Comp Plan PR 3.8 Pedestrian Links to Greenway: Improve
pedestrian linkages to existing and proposed greenway trail.
Developments adjacent to a greenway trail should link their internal
pedestrian network to the greenway trail where appropriate.

IV. Comp Plan PR 5.4 Improving Park Access: Public spaces should be
included in private developments that can connect to and benefit from
their proximity to public infrastructure and spaces such as greenway
trails, public sidewalks, and plazas.

4. Park Access:

I.  Nearest existing park access is provided by Mount Hope Cemetery
(0.1 miles) and Lenoir St. Park (0.4 miles).

IIl.  Nearest existing greenway trail access if provided by Rocky Branch
Greenway Trail that runs through the project site.

1. Park access level of service in this area is graded an “A”.

IV.  This area is not considered a priority for general park land acquisition,
however special consideration should be given to enhancing and
creating synergy with the abundant park and greenway resources in
the immediate vicinity.

Impact Identified:

a. The Rocky Branch Greenway Corridor requires the dedication of a 75-
foot wide greenway easement extending from waterbody top of bank,
along the entire length of the water body within the property boundary
(UDO Sec. 8.6.1B).

Staff Evaluation 37
Z-32-18/ S. Saunders PD



b. Any proposed encroachments into this greenway easement area will
need to be negotiated at the time of subdivision or site plan approval,
when the City of Raleigh Greenway Easement is dedicated.

Public Utilities

Maximum Demand Maximum Demand Maximum Demand

(current use) (current zoning) (proposed zoning)

m 140,000 gpd 140,000 gpd

WU B 140,000 gpd 140,000 gpd 874,367 gpd

874,367 gpd

Impact Identified:

1. The proposed rezoning would add approximately 874,367 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

2. 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 Building Permit & constructed prior to release of
a Certificate of Occupancy

3. 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

Stormwater
Floodplain FEMA
Drainage Basin Rocky

Stormwater Management Subject to Part 10, Chapter 9

Overlay District N/A

Impact Identified: No downstream structural impacts have been identified.
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Transportation

Site Location and Context
Location

The Z-32-18 site is located southwest of Downtown Raleigh, between South Saunders Street
and the Dawson-McDowell Connector. Its northern boundary follows the Rocky Branch
Creek.

Area Plans

The Z-32-18 site is located within the Southern Gateway Corridor Study Boundary,
specifically within the Old Saunders Focus Area. The Comprehensive Plan states, “This
focus area hinges on the realignment of S. Saunders Street between Maywood Avenue and
Martin Luther King Jr. Boulevard.” Several policies are relevant to the transportation impacts
of this proposed Master Plan:

e Policy AP-SG 2 calls for South Wilmington Street to be a Transit Corridor. This is
different than the previous designation in the 2030 Comprehensive Plan of South
Saunders as a Priority Transit Corridor.

e Policy AP-SG 3 calls for improved connectivity through the district via improved
intersections, additional sidewalks, shared-use trails, and on-road bike facilities. This
PD provides some of these improvements but does not include any bicycle facilities
and is missing non-motorized facilities on some public street frontages.

e Policy AP-SG 4 seeks redevelopment with Public Private Partnerships to implement
supporting infrastructure investments with major redevelopments in the district. There
may be opportunities for Public Private Partnerships to implement planned
transportation improvements in conjunction with this development. The case does
not include any elements of a public-private partnership, and the applicant has not
pursued a public-private partnership with staff. Policy AP-SG 5 seeks to improve
greenway trail connections. This Master Plan proposes an additional point of
connection between the site and the Rocky Branch Trail. The Master Plan proposes
constructing an additional crossing of the Rocky Branch Creek so that an internal
greenway trail is connected to the Rocky Branch Trail on both sides of the site.

e Policy AP-SG 8 calls for a main street character along the portion of South Saunders
Street adjacent to the subject property. The PD proposes to implement a portion of
the Main Street Parallel Parking streetscape along the site’s frontage. Approximately
250 feet of the frontage is planned to be occupied by a right turn lane to access the
site as recommended by the Traffic Impact Analysis conducted by VHB Engineering.

Other Projects in the Area

NCDOT has programmed funding for bicycle facilities along Martin Luther King Jr.
Boulevard, from South Saunders Street to Poole Road (TIP ID EB-5709). There is also a
planned bus rapid transit corridor along Western Boulevard. There are no other funded
transportation projects near the Z-32-18 site.
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Existing and Planned Infrastructure
Existing Streets

The subject property has approximately 1300 feet of frontage on South Saunders Street. In
the Raleigh Street Plan, it is specified as a Main Street, Parallel Parking; it is maintained by
the City of Raleigh. The site also borders the Dawson-McDowell Connector for approximately
700 feet. This street is designated a 6-lane avenue and is maintained by NCDOT. There is
an unimproved right-of-way for Mount Hope Drive that bisects the site parallel to Rocky
Branch Creek.

Street Network

In accordance with UDO section 8.3.2, the maximum allowable block perimeter for Planned
Development Zoning districts is 4000 feet. The Master Plan proposes a base zoning district
of IX-20. The block perimeter maximum for Mixed Use districts of 5+ stories is 2500 feet. The
Master Plan assumes that the Mount Hope Drive ROW will be abandoned. This would
require Raleigh City Council Action after staff review and a public hearing. If this is done, the
resulting block perimeter for the combined block would be approximately 3470 feet. This
block would be bound on the north and east sides by Western Boulevard, the Dawson-
McDowell Connector, and an interchange ramp. If this ROW is not abandoned, the existing
block perimeter for Z-32-18 is approximately 2020 feet for the southern block formed by
South Saunders, the Dawson-McDowell Connector, and the unimproved ROW for Mount
Hope Drive. The other block, formed by Western Boulevard, the Dawson-McDowell
Connector, and the unimproved ROW for Mount Hope Drive forms a block approximately
2690 feet in perimeter.

The site is located adjacent to urban neighborhoods with small blocks; nearby blocks in
Boylan Heights are between 1200 and 2000 feet in perimeter; and most blocks in Fuller
Heights are less than 2000 feet in perimeter. The PD includes a new proposed public street
loop connecting at both ends to South Saunders Street. This would create a new block with a
perimeter of approximately 1,200 feet but would not improve the overall perimeter of the
larger block.

As proposed, this Planned Development District exempts the site from block perimeter
standards and does not provide any form of public access (vehicle or non-motorized)
between the west side of the site and the frontage on Dawson Street to match or
approximate the nearby character. It is expected that fire code requirements will require
points of emergency vehicle access around the proposed buildings. These emergency
accessways should be co-located with pedestrian passages, utility easements, new public
streets, and/or parking garage access driveways to provide integration of the proposed
planned development with the surrounding neighborhoods.

Planned Streets

Near the northern edge of the site, the street plan (Map T-1) calls for South Saunders Street
to be re-aligned at its intersection with Lake Wheeler Road, so that the through movement is
between Lake Wheeler Road and South Saunders Street to the north. Development of this
site is expected to build the realigned street, but Master Plan narrative page 17 states that
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“the applicant will dedicate the land necessary to construct the improvements.” Plan sheet
PD-10 includes an exhibit showing three different configurations of the intersection of Lake
Wheeler and South Saunders. In order to evaluate this alignment, horizontal and vertical
alignment details need to be submitted for review. At this time, complete alignment
information has not been presented to city staff and is not included in the Master Plan. This
information should include the alignment of the realignment of Lake Wheeler with South
Saunders north of the intersection and the impact to Dix Park, if any. Complete
reconfiguration of the intersection may be an appropriate public-private partnership project
redevelopment as called for in Policy AP-SG 4. See section of Map T-1 below for illustration
of S. Saunders realignment and Hammell Drive extension.
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There is also a planned extension of Hammell Drive along the southern boundary of the site.
This planned street is a Southern Gateway Study recommendation to change the character
of South Saunders and the Dawson-McDowell Connector to support a more walkable district.
Modification of the intersection between South Saunders and the Dawson-McDowell
Connector as well as the construction of the Hammell Drive extension are potential
opportunities for a Public Private Partnership to implement elements of the Southern
Gateway Corridor Study in conjunction with this redevelopment as called for in Policy AP-SG
4. Realignment of the intersection may allow for the abandonment of excess ROW at the
southwestern edge, which may add to the site’s area. The Master Plan narrative states that
“the Development has been designed to accommodate the intersection reconfigurations
proposed in the South Gateway Corridor Study.” The reconfiguration at the southern end of
the plan can be accommodated, but it would be more consistent with AP-SG 4 to implement
this reconfiguration through a Public Private Partnership.
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The internal street is proposed to have a custom cross section with two 11-foot travel lanes,
header curb, and ten-foot sidewalks placed on the back of curb. The streets widen to include
three 10-foot lanes for approximately 100 feet nearest South Saunders to accommodate turn
lanes. This street design is appropriate for a street with a low volume of vehicle travel. The
levels of queuing predicted along these streets in the Traffic Impact Analysis will result in
congested streets during afternoon peaks.

Control of access limits the potential to connect a public street along the site’s frontage on
the Dawson-McDowell Connector. The applicant has provided documentation that Control of
Access along the Dawson-McDowell Connector frontage of the property does exist.

Breaking Control of Access can be requested of NCDOT,; the applicant has not indicated that
they have discussed the matter with NCDOT.

Creation of a new public street between the Dawson-McDowell Connector and South
Saunders Street, through the subject property was not considered as a part of the Southern
Gateway Plan but is consistent with the plan’s Design Vision for the Old Saunders focus
area. Page 68 of the Final Report states: “The potential transformation of Old Saunders
focus area hinges on the ‘taming’ of S. Saunders Street between Maywood Avenue and the
Martin Luther King, Jr Boulevard interchange. The current expressway-type design of this
short segment severely limits opportunities for redevelopment of the Old S. Saunders area
by imposing a number of detrimental impacts.” Additional access in this area may reduce
some of the challenges identified in Traffic Impact Analysis by shifting traffic away from
intersections projected to become congested and onto a more direct path. The Master Plan
could dedicate right-of-way connecting the site to the right-of-way of the Dawson-McDowell
connector without necessarily connecting a street at this time. A public right-of-way would
allow the City of Raleigh and NCDOT to collaboratively manage traffic in the future without
impacting private property.

Pedestrian Facilities

The mix of uses proposed to be allowed under this PD provide destinations and amenities to
pedestrians in the surrounding neighborhoods and beyond.

There are few existing sidewalks on the east side of South Saunders Street near the site.
The PD proposes to construct this missing sidewalk. There is no sidewalk or shared use path
on the Dawson-McDowell Connector. The PD does not propose to construct any pedestrian
facility along its frontage on the Dawson-McDowell Connector. Additional public pedestrian
access and connectivity through the site would improve block perimeter and support the
urban vision for the area as described in the Southern Gateway Corridor Study.

The case was revised on October 19, 2019 to provide sidewalks that meet the City’s current
minimum standards and now include 16’ minimum width sidewalks within the internal street.
The Master Plan also provides for a 10’ path on a 10° easement, on the opposite side of the
creek from the existing greenway trail and a connection to the existing trail at the eastern
edge of the site. This path provides less access than a city standard Pedestrian Passages
(UDO Section 8.4.8.B) which is a 10’ path on a 20’ easement.

Bicycle Facilities
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There are no existing bicycle facilities within the vicinity of the site. In the long-term bikeway
plan, separated bikeways are planned for South Saunders Street and the Dawson-McDowell
Connector. Neither facilities are proposed by the Master Plan; the PD does not plan to install
any on-street bicycle infrastructure. There is an existing greenway trail along the Rocky
Branch Creek, on the other side of the creek from the site. The existing greenway trail
follows the sidewalk along the northwestern frontage of the property for approximately 170
feet where it crosses the creek and also South Saunders Street at an at-grade signalized
intersection. The PD provides for a 10’ path on a 10 easement on the opposite side of the
creek from the existing greenway trail and a connection to the existing trail at the eastern
edge of the site. This path provides less access than a city standard Pedestrian Passages
(UDO Section 8.4.8.B) which is a 10’ path on a 20’ easement.

Bikeshare stations are planned for the intersection of South Saunders Street with West
South Street, approximately 1400 feet north of the site, as well as nearby in Dix Park and at
the NC State Farmers Market. Bikeshare station spacing guidelines suggest that an
additional station in the vicinity of this PD may be appropriate. The addition of Bikeshare
infrastructure may help to mitigate traffic concerns, as trips would be converted from
motorized vehicles to bicycles.

Transit

The site is located approximately 1350 feet from a southbound stop and approximately 2200
feet from a northbound stop on the existing GoRaleigh 7 service. A stop for the existing
GoRaleigh 21 service (which operates in a one-way loop) is approximately 1550 feet away.
Sidewalks routes to these stops are not complete. It is unclear how Wake County Transit
Plan implementation will change transit service to this location, nor is it certain if this
development will be served by bus rapid transit planned in the region. Should the alignment
of the BRT be along S. Dawson/McDowell Street there will be significant barriers to access
from the site, as there is no planned access to S. Dawson Street without traveling north
towards W. South Street and back south down S. Dawson Street (approximately a one mile
trip would be required to travel around the 9.15 acre site by car).

Access

Access to the subject site may be via South Saunders Street, new internal public streets, and
the existing unimproved right-of-way for Mount Hope Drive. NCDOT Control of access does
exist along the property frontage of the Dawson-McDowell Connector. The Master Plan
assumes that the Mount Hope Drive ROW will be abandoned. This would require Raleigh
City Council Action after staff review and a public hearing.

The Master Plan specifies nine access points to public streets. The north-most access point
to POD A conflicts with the Raleigh Street Plan and the realignment of the intersection Lake
Wheeler Road with South Saunders Street.

TIA Review

There is a large increase in trips generated under the proposed Planned Development
compared to the existing zoning. This is a proposed Planned Development zoning district. As
such, a traffic study was required for case Z-32-18. The study has been submitted and
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