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Staff Evaluation
Z-49-20 3624 Tryon Road



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?

No, the request is inconsistent with the Managing Our Growth Vision Theme because
it would allow light industrial uses adjacent to residential development. This potential
is contradictory to the Vision Theme’s call for “desirable spaces and places to live”
due to the possibility that new uses will produce impacts that may be harmful to the
healthy enjoyment of private residences.

The proposed zoning is also not supported by the Coordinating Land Use and
Transportation Vision Theme. The rezoning site is in a Mixed Use Center adjacent to
an Urban Thoroughfare. These designations suggest that the surrounding area is
intended to have an integrated mix of uses with sufficient density to support
walkability, transit service, and a variety of housing types.

The requested IX zoning district is not as supportive of housing as other mixed-use
districts. The restrictions on overall development imposed by the offered zoning
conditions reduce the likelihood of development with a mix of uses or density that
support transit or walkability. Policies related to Coordinating Land Use and
Transportation are aligned with the requested Parking Limited frontage. However, the
frontage is less meaningful in light of the allowed uses and limited development
potential.

Overall, the request is inconsistent with the 2030 Comprehensive Plan because it
may be detrimental to abutting residential development and doesn’t support the
desired urban character of the area. Consistency could be improved by requesting a
lower intensity zoning district like Commercial Mixed Use or Neighborhood Mixed
Use that would allow land uses more in keeping with the Community Mixed Use
designation as well as a wider variety of housing options.

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

No, the rezoning site is mapped with the Future Land Use designations of
Community Mixed Use and Private Open Space. The area of the site proposed to be
zoned IX corresponds with the Community Mixed Use designation. The Community
Mixed Use designation supports a range of uses including retail, offices, and
residential. It does not envision light industrial uses such as those enabled by the
proposed zoning. While many commercial and industrial uses are prohibited by an
offered zoning condition, some light industrial uses would be permitted. Particularly,
the rezoning request would allow Contractor Storage Yard and Tree Service. The
prohibition of ground floor residential uses in the X zoning also may be detrimental
to mixed use development recommended by the Future Land Use designation.
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C.

The area designated for Private Open Space is similar in extent but slightly larger
than the portion which is proposed to be zoned CM. The request is mostly consistent
with the Private Open Space category because the CM zoning requires a portion of
this zoning district to be used for tree conservation and substantially restricts
development. The requested SHOD-1 overlay will also require tree conservation
along 1-40, which is supportive of the Private Open Space guidance.

Overall, the proposed zoning is inconsistent with the Future Land Use Map because
of the disparity in uses and development style between the proposed IX zoning and
the Community Mixed Use designation that occupies the majority of the site. The
request would be more consistent with the Future Land Use Map if a different zoning
district, such as Neighborhood Mixed Use, were requested.

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?

No, the presence of residential development immediately adjacent to the rezoning
site makes it poorly suited to light industrial uses that would be allowed by the
proposed zoning. While the existing character of the area is mixed, the requested IX
district would contrast with the largely residential character of the area to the east of
the site. The rezoning proposal also does not support the future vision of land use
and urban form to the west of the site, as described by the Future Land Use Map
designation. New development near the intersection of Tryon Road and Gorman
Street is intended to transition to a more walkable, mixed use area with destinations
and services that will serve nearby residents. The light industrial uses allowed by the
proposal tend to me more regional in their service area and not oriented toward
pedestrian patronage.

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

proposed for the property?

Yes, the site is served by existing City streets. Parks level of service is good. Utilities
are available at the site. Connection to Raleigh water and sewer will require a petition
for annexation during the subdivision or site review process.

Future Land Use

Future Land Use designation: Community Mixed Use and Private Open Space

The rezoning request is

[ ] Consistent with the Future Land Use Map.

X Inconsistent

The rezoning request is mostly consistent with the Private Open Space designation
of the Future Land Use Map because it proposes the Conservation Management
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(CM) zoning in roughly the same area as the Private Open Space designation. The
CM zoning supports conservation of open space and minimal development called for
by Private Open Space. The requested IX zoning, which would be applied in the area
mapped with the Community Mixed Use designation, would allow more intense
commercial and light industrial uses than are suggested by the designation. IX
zoning also restricts housing development in a way that may not be supportive of the
mixed use development pattern espoused by Community Mixed Use.

Urban Form

Urban Form designation: Mixed Use Center, Urban Thoroughfare, Parkway Corridor
The rezoning request is

X] Consistent with the Urban Form Map.

[] Inconsistent

[ ] Other

Mixed Use Center and Urban Thoroughfare: The Mixed Use Center and Urban
Thoroughfare designations on the site indicate that the rezoning property along with
the area around the intersection of Tryon Road and Gorman Street should evolve
over time to be more pedestrian-friendly. New development should improve the level
of comfort for people travelling on foot. The requested Parking Limited frontage helps
this transition by limiting the amount of parking that may be placed between a
building and the street. Regulating parking in this way creates a better balance
between pedestrian access and vehicular access than development patterns that
place a large parking field near the street. The request is consistent with these two
Urban Form designations.

Parkway Corridor: The Parkway Corridor designation recommends a vegetated
area be established along the roadway to create a less urban visual appearance.
The Parkway Corridor is mapped on [-40 in the area around the site. The zoning
proposal is for a CM-CU district in the area along 1-40. The CM district requires
significant tree conservation and places strong restrictions on development.
Specifically, the only building type allowed in CM is Open Lot. In addition to the
requested CM-CU district, the request retains the existing SHOD-1 overlay district.
The SHOD-1 will require a tree conservation area or planted landscape yard along
the site’s boundary with 1-40. The CM-CU and SHOD-1 elements of the zoning
request will provide a vegetated view from [-40 as called for by the Parkway Corridor.

Compatibility

The proposed rezoning is

[ ] Compatible with the property and surrounding area.
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X Incompatible.

The requested zoning would allow heavy commercial and light industrial uses that
are not compatible with adjacent residential development. Allowed uses in the
proposed district would have the potential to create noise, light, dust, or fumes that
would be detrimental to the quality of life of nearby residents.

Public Benefits of the Proposed Rezoning

e The request may create additional opportunities for employment or outlets for goods
and services.

Detriments of the Proposed Rezoning

e The request would allow uses which may create nuisance effects such as noise,
dust, and light for nearby residents.

Policy Guidance

The rezoning request is consistent with the following policies:

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.

The offered zoning conditions will provide buffering with property to the east, prohibit
certain uses, restrict hours of operation for businesses, and limit development on the
northern portion of the site. These features of the request support Comprehensive
Plan policies calling for compatibility between adjacent uses, buffering between
higher- and lower-intensity uses, and protection of natural features. The zoning
conditions are consistent with the policies of the Comprehensive Plan.

Policy LU 2.2—Compact Development

New development and redevelopment should use a more compact land use pattern to
support the efficient provision of public services, improve the performance of transportation
networks, preserve open space, and reduce the negative impacts of low intensity and non-
contiguous development.

The request would allow non-residential development in an area where outlets for
goods and services are not prevalent. The potential for development of retail or office
uses may provide nearby residents with destinations for goods and services that
require less reliance on private vehicles and reduce demand for developmentof
greenfield sites farther from residential areas.

Policy LU 4.10—Development at Freeway Interchanges
Development near freeway interchanges should cluster to create a node or nodes located at
a nearby intersection of two streets, preferably classified two-lane avenue or higher, and
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preferably including a vertical and/or horizontal mix of uses. Development should be
encouraged to build either frontage or access roads behind businesses to provide visibility to
the business from the major street while limiting driveway connections to the major street.

Policy LU 7.1—Encouraging Nodal Development

Discourage auto-oriented commercial “strip” development and instead encourage pedestrian
oriented “nodes” of commercial development at key locations along major corridors. Zoning
and design standards should ensure that the height, mass, and scale of development within
nodes respects the integrity and character of surrounding residential areas and does not
unreasonably impact them.

Policy LU 10.6—Retail Nodes
Retail uses should concentrate in mixed-use centers rather than spreading along major
streets in a linear “strip” pattern unless ancillary to office or high-density residential use.

The rezoning site is near the interchange of Gorman Street and I-40. The intersection
of Tryon Road and Gorman Street serves as the commercial node near this
interchange. The ability to develop non-residential uses on the rezoning property
improves the mixed-use character of the node and is in keeping with the
recommendation of this policy.

Policy LU 8.11—Development of Vacant Sites

Facilitate the development of vacant lots that have historically been difficult to develop due to
infrastructure or access problems, inadequate lot dimensions, fragmented or absentee
ownership, or other constraints. Explore lot consolidation, acquisition, and other measures
that would address these.

The subject parcel is unusually shaped and is very narrow at its southern end. The
geometry of the site reduces the options for development, particularly for commercial
development where visibility from the street and multiple points of access may be
desirable. The non-residential uses enabled by the request may increase the
likelihood of development of the site.

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.

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.

The requested zoning includes the Parking Limited frontage. In the Parking Limited
frontage, a principal building must be located within 100 feet of the street, and
parking in front of the building is restricted. The urban form created by the frontage
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requirements is supportive of the walkability and building placement goals of the
Urban Form map and the Urban Design Guidelines, particularly Design Guideline #7.
This guideline indicates that some parking between the building and the street may
be desirable in high-volume corridors without street parking. Tryon Road fits this
description. Additionally, the Parking Limited frontage is mapped on the northwest
corner of Tryon Road and Gorman Street. The rezoning request would help improve
consistency of urban form over time in the larger area.

Policy UD 3.8—Screening of Unsightly Uses

The visibility of trash storage, loading, and truck parking areas from the street, sidewalk,
building entrances and corridors should be minimized. These services should not be located
adjacent to residential units and useable open space.

The proposal includes a zoning condition to require a 35-foot wide landscape yard
and a 6.5-foot tall fence along the east side of the site. These measures would
provide effective visual screening for outdoor storage and truck parking areas which
may be part of a Tree Service use on the site.

The rezoning request is inconsistent 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.

The request is inconsistent with the Community Mixed Use designation that applies
to the majority of the site. The requested IX zoning, though further restricted by
zoning conditions for allowed uses, would allow light industrial uses that are not
envisioned in this Future Land Use category. The request is consistent with the
Private Open Space designation that is mapped on about one acre at the north end
of the site. This area is requested to be zoned CM, which will preserve open space
as suggested by the Future Land Use policy. The request would be more consistent
with the Future Land Use Map if conditions were modified to prohibit more intense
uses or a lower intensity base district was requested.

Policy LU 5.4—Density Transitions

Low- to medium-density residential development and/or low-impact office uses should serve
as transitional densities between lower-density neighborhoods and more intensive
commercial and residential uses. Where two areas designated for significantly different
development intensity abut on the Future Land Use Map, the implementing zoning should
ensure that the appropriate transition occurs on the site with the higher intensity.

Policy LU 5.5—Transitional and Buffer Zone Districts

Maintain and enhance zoning districts which serve as transitional or buffer areas between
residential and commercial districts and which also may contain institutional, non-profit, and
office-type uses. Zoning regulations and conditions for these areas should ensure that
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development achieves appropriate height and density transitions, and protects neighborhood
character.

The rezoning site is located between an area developed with residential uses and an
area which has existing non-residential uses and is designated for mixed-use
development in the future. The proposed IX district does not provide the transition in
intensity of land uses that these policies call for. Allowed uses in IX represent a
significant increase in intensity from the adjacent zoning and development pattern.
Consistency with these policies would be improved by requesting a lower-intensity
district such as Office Mixed Use or Neighborhood Mixed Use.

Policy LU 5.2 Managing Commercial Development Impacts

Development Impacts Manage new commercial development using zoning regulations and
through the conditional use zoning and development review processes so that it does not
result in unreasonable and unexpected traffic, parking, litter, shadow, view obstruction, odor,
noise, and vibration impacts on surrounding residential areas.

Policy LU 5.6—Buffering Requirements

New development adjacent to areas of lower intensity should provide effective physical
buffers to avoid adverse effects. Buffers may include larger setbacks, landscaped or forested
strips, transition zones, fencing, screening, height and/or density step downs, and other
architectural and site planning measures that avoid potential conflicts.

The potential use of the rezoning property for Contractor Storage Yard or Tree
Service is likely to create noise, fumes, or dust impacts for adjacent residents. The
zoning conditions included with the rezoning request provide a 40-foot wide
landscape yard with a 6.5-foot tall fence along the eastern property boundary. This
requirement improves consistency with this policy, but the buffer area may be
insufficient to mitigate the impacts created.

Policy LU 8.10—Infill Development

Encourage infill development on vacant land within the city, particularly in areas where there
are vacant lots that create “gaps” in the urban fabric and detract from the character of a
commercial or residential street. Such development should complement the established
character of the area and should not create sharp changes in the physical development
pattern.

The rezoning site is currently a gap in a mostly developed area along Tryon Road. It
is also | a location that is a transition area between residential development to the
east and a more industrial character to the west. The ability to establish light
industrial uses under the requested zoning would create a sharp contrast with the
existing character to the east. While many of the proposed uses would be aligned
with the existing and proposed character to the west, Contractor Storage Yard and
Tree Service may detract from the character of this area envisioned by the Future
Land Use and Urban Form maps. Prohibiting light industrial uses would make the
proposal more consistent with this policy.
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Policy EP 8.4 — Noise and Light Impacts
Mitigate potential noise and light pollution impacts from new development on adjoining
residential properties.

The light industrial uses permitted in the requested zoning may produce noise and
light impacts on abutting neighborhoods. Some of these impacts may be mitigated by
an offered landscape yard and restrictions on hours of operations for businesses.
Even so, the types of uses allowed in the requested zoning may have light and noise
impacts that are not adequately mitigated by the zoning conditions.

Area Plan Policy Guidance

A portion of the rezoning area drains to Swift Creek. However, the site is not part of the inter-
jurisdictional Swift Creek Management Plan or the City’s adopted Swift Creek Area Plan.
There is no area plan guidance for the site.
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HOUSING AFFORDABILITY &
ENERGY EFFICIENCY ANALYSIS

Carbon Footprint: Transportation

City Average Site Notes

Transit Score 30 31 The transit score is similar to the citywide
average.
30 10 The walk score is substantially lower 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: The rezoning site is located on a major thoroughfare with few shopping or
employment destinations within walking distance. Accessing nearby destinations requires
walking along and crossing a four-lane road with high vehicle speeds. Sidewalks are
consistently present on the north side of Tryon Road but inconsistent on the south side.
Transit service is available via the GoRaleigh Route 11 Avent Ferry, which has a stop 1,000
feet east at the intersection of Tryon Road and Trailwood Drive.

Carbon/Energy Footprint: Housing

Housing Type Average Annual Energy Use Permitted in this project?
(million BTU)

Detached House 82.7 No

Small Apartment (2-4 units) 421 No
Larger Apartment 34.0 Yes

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

Summary: The requested IX zoning district does not allow residential uses on the ground
floor of a building. The Detached, Attached, Townhouse, and Apartment building types are
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not allowed in the IX district. Larger apartment developments may be placed in Mixed Use
buildings if non-residential uses occupy the ground floor. The requested district is generally
not supportive of housing diversity or supply.

Housing Supply and Affordability

Does it add/subtract N/A The request would allow the same number
from the housing of housing units

supply?

Does it include any No
subsidized units?

Does it permit a variety No The request would only support larger
of housing types beyond apartment developments and is generally
detached houses? not supportive of residential uses.

If not a mixed-use N/A
district, does it permit

smaller lots than the

average?*

Is it within walking Yes A bus stop for GoRaleigh Route 11 is
distance of transit? located 1,000 feet to the east.

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

Summary: The requested zoning district allows a very limited style of residential use and
does not increase the number of dwelling units which may be developed on the site. Overall,
the request has negligible or negative impact on housing supply and affordability. Transit
service would be accessible to residents of the site.
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IMPACT ANALYSIS

Historic Resources

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 Mary Belle Pate Park (1.4 miles) and Lake
Johnson Park (1.4 miles).

3. Nearest existing greenway trail access is provided by Walnut Creek Greenway Trail (1.4
miles).

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

Impact Identified: None.

Public Utilities
Maximum Demand  Maximum Demand Maximum Demand
(current use) (current zoning) (proposed zoning)
Water 0 46,875 81,518
Waste Water 0 46,875 81,518

Impact Identified:

1. The proposed rezoning would add approximately 34,643 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.
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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
n/a
Walnut Creek and Swift Creek
UDO Chapter 9
n/a

Impact Identified: No downstream structural impacts identified.

Transportation

Site Location and Context
Location

The Z-49-2020 site is located in southwest Raleigh on Tryon Road, between Gorman Street
and Trailwood Drive. At the rear of the site is an on-ramp to 1-40.

Area Plans

The Z-49-2020 site is located near the Avent Ferry Corridor Plan and the Swift Creek Area
Plan. It is not within the boundaries of an area plan (Map AP-1 in the Comprehensive Plan).

Other Projects in the Area

North of the site, an improvement to the Walnut Creek Greenway Trail is planned. The
project, which will begin construction soon, will upgrade the greenway trail to follow the
stream, rather than the sidewalk on Trailwood Drive and Avent Ferry Road. Total length of
the project will be less than 1,000 feet.

East of the site, the City of Raleigh is constructing improvements to Tryon Road from Lake
Wheeler Road to the Norfolk Southern Railway. This project will result in a consistent four
travel lanes on Tryon Road from Garner Road to the Town of Cary.

Existing and Planned Infrastructure
Streets

Tryon Road is a designated as a four-lane, divided avenue in Map T-1 of the Comprehensive
Plan and is maintained by NCDOT.
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In accordance with UDO section 8.3.2, the maximum block perimeter for IX zoning districts is
4,000 feet, and the maximum length for a dead-end street is 500 feet. The block perimeter
for this site is roughly 9,000 feet. This block is bisected by I-40, which limits the ability to
improve block perimeter in this area. UDO Section 8.3.2.A.1.b.vi.b exempts this site from
meeting block perimeter requirements due to the frontage on a controlled access highway.

Pedestrian Facilities

There are existing sidewalks on Tryon Road.

Bicycle Facilities

There are no existing bikeways within %2 mile of the site.

Tryon Road and Trailwood Drive are designated for bicycle lanes in the Long-Term Bike Plan
(Map T-3 of the Comprehensive Plan). Gorman Street through the interchange with 1-40 is
designated for a separated bikeway.

Transit

GoRaleigh route 11 stopes near Trailwood Drive approximately 950 feet east of the site. This
service operated every 30 minutes during peak times and hourly at other times.

Access
Access to the subject site is Tryon Road.

Condition #1 (“Access to Tryon Road shall be limited to a maximum of one access point.”) is
duplicative of code requirements and may limit the potential use of access management
strategies involving shared access points with both neighboring properties. Transportation
staff recommend removing this condition.

TIA Determination

Based on the Envision results, approval of case Z-49-20 would increase the amount of
projected vehicular peak hour trips for the site as indicated in the table below. The proposed
rezoning from R-10-CU & CM w/SHOD-1 & SRPOD to IX-3-PL-CU & CM w/SHOD-1 &
SRPOD is projected to have 15 new trips in the AM peak hour and 12 new trips in the PM
peak hour. These values do not trigger a rezoning Traffic Impact Analysis based on the trip
generation thresholds in the Raleigh Street Design Manual.

0 0
Daily AM
447 28
Daily AM
447 43
Daily AM
0 15
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