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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) 
 

TO: Ruffin L. Hall, City Manager 

FROM: Ken Bowers AICP, Director 
Donald Belk, Planner II 

DEPARTMENT: City Planning & Development 

DATE: May 19, 2020 

SUBJECT: City Council agenda item for June 2, 2020 – Z-38-19 
 

On May 5, 2020, City Council authorized the public hearing for the following 
item:  
 
Z-38-19: North New Hope Road, approximately 1.18 acres located near the 
intersection of North New Hope Road and Skycrest Drive at 2108 North New 
Hope Road. 
Current zoning: Residential-4 (R-4). 
 
Requested zoning: Residential-10 Conditional Use (R-10-CU). 
 
Signed zoning conditions provided on April 30, 2020 would limit uses to day 
care center, plus other uses allowed only in the R-4 district, and limit day care 
center capacity to 89 enrollees. 
 
The request is consistent with the 2030 Comprehensive Plan. 
The request is inconsistent with the Future Land Use Map.  
 
The Planning Commission recommends approval of the request (8 - 0). 
 
Attached are the Planning Commission Certified Recommendation (including 
Staff Report), the Zoning Conditions, the Petition for Rezoning, and the 
Neighborhood Meeting Report. 
 
Additional note: 

Urban Form  

Urban Form designation: None 

 

https://goo.gl/maps/33zCX4QCVAW7VHPZ8
https://goo.gl/maps/33zCX4QCVAW7VHPZ8
https://goo.gl/maps/33zCX4QCVAW7VHPZ8
https://goo.gl/maps/33zCX4QCVAW7VHPZ8
https://goo.gl/maps/33zCX4QCVAW7VHPZ8


1. Principal uses shall be limited to those allowed in the R-4 district, except that any 
use allowed in the R-4 district that is prohibited in the R-10 district shall not be 
allowed. 

2. The capacity of the day care would be increased to a maximum of 89 students. 

 

RALEIGH PLANNING COMMISSION 
CERTIFIED RECOMMENDATION 

CR#12003 
 
 

CASE INFORMATION: Z-38-19 – 2108 NORTH NEW HOPE ROAD 
Location Northeast Raleigh, approximately 0.1 mile south of the North New 

Hope Road/Skycrest Drive intersection; approximately 0.75 miles 
north of the intersection of North New Hope Road and New Bern 
Avenue. 

 
Address: 2108 North New Hope Road 
PIN: 1724990791 
iMaps, Google Maps, Directions from City Hall 

Current Zoning Residential-4 (R-4) 
Requested Zoning Residential-10-Conditional Use (R-10-CU) 
Area of Request 1.18 acres 
Corporate Limits The site is within the City of Raleigh’s corporate limits. 
Property Owner Robert & Jacqueline Williams 

1821 Elkpark Drive 
Raleigh, NC 27610-5897 

Applicant Bill Gordon, Jr. 
802 South Roxboro Street 
Durham, NC 27707 

Citizens Advisory 
Council (CAC) 

Northeast CAC; meets 2nd Thursday of each month 
Pam Adderley, Community Relations Analyst 
(919) 996-5716/pam.adderley@raleighnc.gov 

PC Recommendation 
Deadline June 8, 2020 

 
SUMMARY OF PROPOSED CONDITIONS 

 

COMPREHENSIVE PLAN GUIDANCE 

Future Land Use Low Density Residential 

Urban Form Not applicable 

Consistent Policies Policy LU 5.3 – Institutional Uses 
Policy LU 8.3 – Conserving, Enhancing, and Revitalizing Neighborhoods 

https://maps.raleighnc.gov/iMAPS/?pin=1724990791
https://maps.raleighnc.gov/iMAPS/?pin=1724990791
https://goo.gl/maps/j1mPTF9Epw6Gzw6e6
https://goo.gl/maps/j1mPTF9Epw6Gzw6e6
https://goo.gl/maps/seMfomAt9PibgQpY6
https://goo.gl/maps/seMfomAt9PibgQpY6
mailto:pam.adderley@raleighnc.gov
mailto:pam.adderley@raleighnc.gov
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Policy LU 8.5 – Conservation of Single Family Neighborhoods 
Policy CS 5.6 – Childcare Facilities 

Inconsistent 
Policies 

Policy LU 1.2 - Future Land Use Map and Zoning Consistency 
Policy LU 1.3 - Conditional Use District Consistency 

FUTURE LAND USE MAP CONSISTENCY 

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

COMPREHENSIVE PLAN CONSISTENCY 

The rezoning case is  Consistent Inconsistent with the 2030 Comprehensive Plan. 

PUBLIC MEETINGS 

Neighborhood 
Meeting CAC Planning 

Commission City Council 

August 26, 2019; 8 
attendees 

Northeast CAC 
Presentation: None 

Vote: None 

April 28, 2020
(recommended 
approval 8-0) 

PLANNING COMMISSION RECOMMENDATION 

The rezoning case is Inconsistent 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: 

Reasonableness and 
Public Interest 

The proposal is consistent with the Comprehensive Plan overall.  
The request adds to the new housing supply and increases child 
care capacity at a transit-accessible location. 

Change(s) in 
Circumstances 

Amendments to the 
Comprehensive Plan 

If approved, the Future Land Use Map will be amended as to the 
subject parcel(s) only from Low Density Residential to Moderate 
Density Residential. 

Recommendation Approval 
Motion and Vote Motion: Miller 

Second: Hicks 
In favor: Bennett, Hicks, Jeffreys, Lampman, Miller, McIntosh, 
Tomasulo and Winters 

June 2, 2020 
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ATTACHMENTS 
1. Staff report
2. Rezoning Application
3. Original conditions
4. Comprehensive Plan Amendment Analysis

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. 

Planning Director Date Planning Commission Chair Date 
Staff Coordinator: Don Belk: (919) 996-4641; Donald.Belk@raleighnc.gov 

Reason for Opposed 
Vote(s) 

mailto:Donald.Belk@raleighnc.gov
mailto:Donald.Belk@raleighnc.gov
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ZONING STAFF REPORT – CASE Z-38-19 
Conditional Use District 

OVERVIEW 
The request is to rezone the property located at 2108 North New Hope Road from 
Residential-4 (R-4) to Residential-10-Conditional Use (R-10-CU). 
The subject property is generally located between the intersections of North New Hope Road 
with Skycrest Lane (0.1 mile north of site) and New Bern Avenue (0.75 miles south). The site 
is bordered by the Wyckford subdivision to the north and east. Wyckford comprises detached 
houses and is zoned Residential-4. To the south, the site is adjacent to Hedingham Village, 
which is comprised of detached houses and is zoned Residential-6.  The Hedingham 
planned development and golf course community is farther east and contains more than 
1,000 dwelling units and borders the Neuse River. 
The detached house on the site is set back about 50 feet from North New Hope Road. It was 
built in 1936 and is now used as a day care facility. In addition to the house, there are a 
handful of outbuildings on the site. 
Topography on the site slopes down from North New Hope Road. The parcel is more than 
200 feet at its greatest depth and the grade changes about ten feet across the site. 
The purpose of this rezoning request is to expand the capacity of the existing Busy Bee’s 
day care center from 36 to 89 students. The request would also increase the residential 
entitlement on the site from four to eight detached houses. 
Day Care Center is classified as a Commercial use and is allowed in all Residential districts 
as a special use. Beyond the rezoning process, expansion of the day care center use may 
require additional special use permit review. Centers within R-4 districts require a minimum 
lot area of 1,040 square feet per enrollee; within R-10, the minimum is 240 square feet. In all 
Residential Districts, day care centers require a Type A1 or A2 transitional protective yard 
along any side of the property abutting a residential use, and a Type C2 street yard is 
required if the property abuts a public street. The proposed rezoning would require the 
transitional yards on all sides, along with the street yard along N. New Hope Road. 

OUTSTANDING ISSUES 

Outstanding 
Issues 

1. None. Suggested 
Mitigation 

1. None.
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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. Is the proposal consistent with the vision, themes, and policies contained in the 

Comprehensive Plan? 
Yes. The proposal is consistent with the visions, themes, and policies contained in 
the Comprehensive Plan as follows: 

 
The request is consistent with the Economic Prosperity and Equity theme, as it 
could provide additional day care capacity for residents, elevating opportunities for 
transit-accessible child care. 

 
The request is consistent with the Growing Successful Neighborhoods and 
Communities theme and would allow for the expansion of a local business that 
provides a valuable community service (child care) while conserving neighborhood 
character. 

 
B. Is the use being considered specifically designated on the Future Land Use Map in the 

area where its location is proposed? 
No. 

C. 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? 

Yes. The rezoning proposes to expand the existing use of a day care center. The 
use serves surrounding low density residential development and could be 
established without adversely altering the recommended land use and character of 
the adjacent neighborhoods. 

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

Yes. Community facilities and streets are sufficient to serve the proposed use. 
 
 

Future Land Use 
Future Land Use designation: Low Density Residential 
The rezoning request is 

Consistent with the Future Land Use Map. 
 Inconsistent 

The request for R-10 zoning would permit residential densities above those called 
for areas designated for Low Density Residential (typically 1-6 units per acre). 
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Although the proposal would prohibit all R-10 uses with the exception of day care 
center, single-family residential development at this density could still be achieved. 
Residential-10 falls within the future land use category of Moderate Density 
Residential, thus the proposal is inconsistent with the Future Land Use Map. 

 
Urban Form 
Urban Form designation: Not applicable. 
The rezoning request is 

Consistent with the Urban Form Map. 
Inconsistent 

 Other (no Urban Form designation) 
 
 

Compatibility 
The proposed rezoning is 

 Compatible with the property and surrounding area. 
Incompatible. 

The rezoning request, if approved, would result in the expansion of an existing day 
care center. Conditions have excluded all other R-10 uses; however, single-unit 
living would be permitted, which is compatible with the surrounding area. 

 
Public Benefits of the Proposed Rezoning 

• The proposed rezoning would increase the availability of day care for Raleigh 
residents. 

 
Detriments of the Proposed Rezoning 

• The existing day care center would increase its capacity by 2.5 times, which would 
result in increased traffic at peak times. 

 
Policy Guidance 
The rezoning request is consistent with the following policies: 
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Policy LU 5.3 – Institutional Uses 
 

Ensure that when institutional uses, such as private schools, child care facilities, and similar 
uses are permitted in residential neighborhoods, they are designed and operated in a 
manner that is sensitive to neighborhood issues and that maintains quality of life. Encourage 
institutions and neighborhoods to work pro-actively to address issues such as traffic and 
parking, hours of operation, outside use of facilities, and facility expansion. 

• The proposal to expand an existing day care center is an example of 
proactive cooperation to address facility expansion. 

 
Policy LU 8.3 – Conserving, Enhancing, and Revitalizing Neighborhoods 
Recognize the importance of balancing the need to increase the housing supply and expand 
neighborhood commerce with the parallel need to protect neighborhood character, preserve 
historic resources, and restore the environment. 

• The existing use, located within a residential structure, is in keeping with the residential 
character of the surrounding area. 

 
Policy CS 5.6 – Childcare Facilities 
Plan and provide for childcare facilities adequate to meet the needs of Raleigh families. 

• This rezoning proposal will expand the availability of childcare facilities in Raleigh. 
 

The rezoning request is inconsistent with the following policies: 
 

Policy LU 1.1 – 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. 

• The proposed zoning (R-10-CU) is inconsistent with the Future Land Use Map, 
which designates this area as Low Density Residential. Residential-10 zoning 
exceeds the recommended density of this designation and is more in line with a 
Moderate Density Residential designation. 

 
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. 

• Although the proposal restricts all other R-10 uses not otherwise 
permitted in R-4, the site could be redeveloped for single-family 
residential at R-10 lot standards, allowing a moderate residential density 
that is inconsistent with the current designation of low density residential. 

 
Area Plan Policy Guidance 
There is no area plan guidance for this site. 
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HOUSING AFFORDABILITY & 
ENERGY EFFICIENCY ANALYSIS 
Carbon Footprint: Transportation 

 
 City Average Site Notes 

Transit Score 30 38 The Transit Score is above the City 
average. The site has some transit options 
available. 

Walk Score 31 35 The Walk Score is above the City average, 
but still designated as ‘car dependent.’ 

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: The proposal would have a lower than average carbon footprint due to the 
above-average scores for transit access and walkability. The site is located along a transit 
line. 

 
Carbon/Energy Footprint: Housing 

 
Housing Type Average Annual Energy Use 

(million BTU) 
Permitted in this project? 

Detached House 82.7 Yes 

Townhouse 56.5 No 

Small Apartment (2-4 units) 42.1 No 

Larger Apartment 34.0 No 
Source: U.S. Energy Information Administration, 2015 survey. Statistics for residential structures in the South. 

 
Summary: Detached single-family residential would be permitted under this proposal. While 
consistent with the surrounding area, this building type does have a higher energy footprint 
than multifamily building types. 
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Housing Supply and Affordability 

 
Does it add/subtract 
from the housing 
supply? 

Adds This proposal pertains to the expansion of 
an existing day care center; however, a 
potential redevelopment could result in ten 
or fewer single-family residential units. 

Does it include any 
subsidized units? 

No  

Does it permit a variety 
of housing types? 

No  

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

Yes The proposal would allow for lot sizes 
averaging 0.15 acres. 

Is it within walking 
distance of transit? 

Yes The site is served by GoRaleigh Route 15L. 

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

Summary: 

The proposal would allow for a potential increase in the number of single-family detached 
housing units in the area. 
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IMPACT ANALYSIS 
 

Historic Resources 
 

1. The site is not located within or adjacent to a National Register Historic District or Raleigh 
Historic Overlay District. It does not include nor is adjacent to any National Register 
individually-listed properties or Raleigh Historic Landmarks. 

Impact Identified: None. 
 
 

Parks and Recreation 
1. This site is not directly impacted by any existing or proposed greenway trails, corridors, or 

connectors. 
2. Nearest existing park access is provided by Marsh Creek Park (1.0 miles) and Hill Street 

Park (1.5 miles). 
3. Nearest existing greenway trail access if provided by Neuse River Greenway Trail (2.0 

miles). 
4. Current park access level of service in this area is graded a C letter grade. 
Impact Identified: None. 

 
 

Public Utilities 
1. The proposed rezoning would add approximately 12,688 gpd to the wastewater 

collection and water distribution systems of the City. 
2. There are existing sanitary sewer and water mains adjacent to the proposed rezoning 

area. 
3. 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. 

4. 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. 

 
 

 Maximum Demand 
(current use) 

Maximum Demand 
(current zoning) 

Maximum Demand 
(proposed zoning) 

Water 2,750 3,750 16,438 

Waste Water 2,750 3,750 16,438 
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Impact Identified: 

 
1. The proposed rezoning would add approximately 12,688 gpd to the wastewater 

collection and water distribution systems of the City. 
2. There are existing sanitary sewer and water mains adjacent to the proposed rezoning 

area. 
3. 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. 

4. 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 None 

Drainage Basin Crabtree 

Stormwater Management Subject to stormwater regulations under Article 9 of UDO. 

Overlay District None 

Impact Identified: None. 
 
 

Transit 
1. Further comments from Transit are pending a Site Plan submittal or any 

applied transit conditions to site development. 
Impact Identified: None. 

 
 

Transportation 
Site Location and Context 

 
Location 

 
The Z-38-19 site is located in east Raleigh near the intersection of Skycrest Drive and North 
New Hope Road. 

 
Area Plans 

 
The Z-38-19 site not located within or adjacent to an area plan. 
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Other Projects in the Area 

 
The City of Raleigh plans to improve Marsh Creek Road and Trawick Road, from New Hope 
Road to Capital Boulevard. This project is currently in design. 

 
Existing and Planned Infrastructure 

 
Streets 

 
The site is located along North New Hope Road, which is designated as a 4-lane divided 
avenue on map T-1 of the comprehensive plan; it is maintained by NCDOT. 
In accordance with UDO section 8.3.2, the maximum block perimeter for a R-10 zoning 
district is 2,500 feet. The existing block perimeter is approximately 9,900 feet. 

 
Pedestrian Facilities 

 
There are sidewalks along New Hope Road. Neighborhood streets nearest the site have 
sidewalks on one side. 

 
Bicycle Facilities 

 
There are no existing bicycle facilities surrounding the Z-38-19 site. Map T-3 in the 
comprehensive plan designates New Hope Road and Skycrest Drive for 
separated bikeways. 

 
Transit 

 
GoRaleigh Route 15L stops every 45 min on New Hope Road. This route is a large loop 
connecting Capital Boulevard to New Bern Avenue; it operates in the southbound direction 
on New Hope Road. The nearest stop is across New Hope Road from the Z-38-2019 site. 

 
Access 

 
Access to the subject property is by North New Hope Road. This access point is right-in and 
right-out (a median divides North New Hope Road); a full-movement access is unlikely to be 
granted by NCDOT. 

 
TIA Determination 

 
Based on the Envision results, approval of case Z-38-19 would increase the amount of 
projected vehicular trips for the site as indicated in the table below. The proposed rezoning 
from R-4 to R-10-CU would create 111 new trips in the AM peak and 104 new trips in the PM 
peak from the current entitlements to the proposed maximum. These values do not trigger a 
Traffic Impact Analysis based on the trip generation thresholds in the Raleigh Street Design 
Manual. 
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Z-38-19 Existing Land Use Daily AM PM 
Day Care Facility 147 28 28 

Z-38-19 Current Zoning Entitlements Daily AM PM 
R-4 200 38 39 

Z-38-19 Proposed Zoning Maximums Daily AM PM 
R-10-CU 809 150 142 

Z-38-19 Trip Volume Change 
(Proposed Maximums minus Current Entitlements) 

Daily AM PM 
609 111 104 

 
 
 

Urban Forestry 
Impact Identified: None. 

 
 

Impacts Summary 
This rezoning proposal would expand an existing day care center from 48 to 89 enrollees. 
The predominant impact would be an increase in morning and evening vehicle trips to the 
site. 

 
Mitigation of Impacts 
An enhanced vegetative buffer could mitigate the impact of the increased vehicle trips to the 
site with regard to traffic noise and car lights. 
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CONCLUSION 
This proposed rezoning would change the subject site from Residential-4 (R-4) to 
Residential-10-Conditional Use (R-10-CU) for the purpose of expanding the capacity of an 
existing day care center from 36 to 89 students.  Proposed conditions would limit the 
capacity of the day care center and effectively limit redevelopment to single-family detached 
residential use. While the intent is to allow expansion of the existing day care use, the 
request would also increase the potential development entitlement to eight detached houses. 
The potential development on the site under R-10 zoning would be categorized as Moderate 
Density Residential, necessitating an amendment to the Future Land Use Map. 

CASE TIMELINE 

Date Action Notes 

January 21, 
2020 

Application submitted with 
conditions. 

April 28, 2020 Planning Commission Meeting Vote 8-0 to recommend approval 
May 5, 2020 Report of the Planning 

Commission  Public Hearing set for June 2, 2020 

June 2, 2020 City Council Public Hearing
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APPENDIX 
 

SURROUNDING AREA LAND USE/ ZONING SUMMARY 

SUBJECT 
PROPERTY 

 
NORTH 

 
SOUTH 

 
EAST 

 
WEST 

Existing 
Zoning R-4 R-4 R-6 R-4 R-6 
Additional 
Overlay - - - - - 
Future 
Land Use 

Low Density 
Residential 

Low Density 
Residential 

Low Density 
Residential 

Low Density 
Residential 

Low Density 
Residential 

Current 
Land Use 

Day Care 
Center 

Single 
Family 

Residential 

Single 
Family 

Residential 

Single 
Family 

Residential 

Single 
Family 

Residential 
Urban Form N/A N/A N/A N/A N/A 

 
CURRENT VS. PROPOSED 

 
ZONING SUMMARY 

 

 EXISTING ZONING PROPOSED ZONING 

Zoning R-4 R-10-CU 
Total Acreage 1.18 1.18 
Setbacks: 

Front 
Side 
Rear 

20’ 
10’ 
30’ 

10’ 
5’ 

20’ 
Residential Density: 4 du/ac 8 du/ac 
Max. # of Residential Units 4 9 
Max. Gross Building SF 8,000 18,900 
Max. Gross Office SF - - 
Max. Gross Retail SF - - 
Max. Gross Industrial SF - - 
Potential F.A.R 0.16 0.37 
*The development intensities for proposed zoning districts were estimated using an impact analysis tool. The estimates 
presented are only to provide guidance for analysis. 
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CONDITIONAL USE DISTRICT ZONING CONDITIONS 

Zoning Case Number OFFICE USE ONLY 

Rezoning Case # Date Submitted 

Existing Zoning Proposed Zoning 

Narrative of Zoning Conditions Offered 

The property owner(s) hereby offers, consents to, and agrees to abide by, if the rezoning request is approved,  the 
conditions written above. All property owners must sign each condition page. This page may be photocopied if 
additional space is needed. 
Property Owner(s) Signature Print Name 

http://www.raleighnc.gov/


 

 

OVERVIEW 
The Future Land Use Map (FLUM) requires an amendment to change the designation 
for 2108 North New Hope Road to achieve consistency between the map and the 
rezoning request for a Residential-10-Conditional Use (R-10- CU) district. The map 
currently designates the parcel for Low Density Residential, which envisions mostly 
single-family, detached residential development at a density of six units to the acre or 
less The FLUM district corresponding to the R-10-CU rezoning request for is Moderate 
Density Residential, which applies to single-family detached residential, so long as an 
overall gross density of no more than 14 units to the acre is maintained. 

LIST OF AMENDMENTS 

 

1. Amend the Future Land Use Map for 2108 North New Hope Road from Low Density 
Residential to Moderate Density Residential. 

COMPREHENSIVE PLAN AMENDMENT 
ANALYSIS – CASE Z-38-19 
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Amended Maps 
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IMPACT ANALYSIS 
The proposed FLUM amendment would create a Moderate Density Residential- 
designated parcel, surrounded by areas designated for Low Density Residential. 
Conditions limit the site to the single-family detached building type, and potential 
development could yield 9 lots on the 1.18-acre tract.  However, the minimum lot 
sizes permitted in R-10 (4,000 square feet) are in keeping with the overall character 
of the area.  
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