
Agenda 

Planning and Zoning Commission 

March 21, 2017 
6:30 PM 

Council Chambers, City Hall, 200 W. Fifth Street 

 

Assistive listening devices are available upon request for meetings held in the Council Chambers. If an 
interpreter is needed for deaf or hearing impaired citizens, please call 252-329-4422 (voice) or 252-329-4060 
(TDD) no later than two business days prior to the meeting. 

    
I. CALL MEETING TO ORDER -  
 
II. INVOCATION - Chris Darden 
 
III. ROLL CALL 
 
IV. APPROVAL OF MINUTES - February 21, 2017 
 
V. OLD BUSINESS 
 
 LAND USE PLAN MAP AMENDMENTS 
 

1.   Ordinance requested by Happy Trail Farms, LLC and Jack Jones Allen to amend the Future 
Land Use and Character Map for 22.655 acres from the Residential, Low-Medium Density 
(LMDR) land use character to the Office/Institutional (OI) land use character for property 
located at the southwestern corner of the intersection of Regency Boulevard and the 
CSX Railroad. 
 

VI. NEW BUSINESS 
 
 REZONINGS 
 

2.   Ordinance requested by The Woda Group, Incorporated to rezone 5.50 acres located along the 
southern right-of-way of Bells Fork Road at its intersection with Southridge Drive from RA20 
(Residential-Agricultural) to R6 (Residential [High Density Multi-family]).  
 

3.   Ordinance requested by Ward Holdings, LLC to rezone 0.49+/- acres located at the 
northeastern corner of the intersection of East 5th Street and South Holly Street from R6S 
(Residential-Single-family [Medium Density]) to OR (Office-Residential [High Density Multi-
family]).  



OTHER 

4. Request by LCD Acquisitions, LLC for a special use permit to construct 16 two bedroom 
units, 40 three bedroom units and 130 four bedroom units, totaling 178 units with 656 
bedrooms on 26.0 acres of land pursuant to the Land Use Intensity Dormitory Rating 67 
standards.  The proposed use is located east of Charles Boulevard, north of Grace Church 
and south of Tucker Estates Subdivision.  The property is further identified as being a 
portion of tax parcel number 09010. 

VII. ADJOURN
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DRAFT OF MINUTES PROPOSED FOR ADOPTION BY THE GREENVILLE PLANNING 
AND ZONING COMMISSION 
February 21, 2017 
 
The Greenville Planning and Zoning Commission met on the above date at 6:30 p.m. in Council 
Chambers of City Hall. 

Mr. Terry King –Chair * 
Mr. Doug Schrade – X Ms. Chris Darden – X    

  Mr. Les Robinson – *  Ms. Ann Bellis – * 
Ms. Margaret Reid - *  Mr. John Collins - * 
Ms. Betsy Leech –*  Mr. Anthony Herring – *  
Mr. Michael Overton - * Mr. Ken Wilson - * 
Mr. Hap Maxwell - * 

The members present are denoted by an * and the members absent are denoted by an X. 
 
VOTING MEMBERS:   Collins, Bellis, Robinson, Leech, Overton, Maxwell, Herring, Reid 
(items 2 & 3), Wilson (item 1 only) 
 
PLANNING STAFF:  Chantae Gooby, Planner II; Thomas Weitnauer, Chief Planner & Amy 
Nunez, Staff Support Specialist II 
 
OTHERS PRESENT:   Dave Holec, City Attorney; Ben Griffith, Director of Community 
Development; Rik DiCesare, Traffic Engineer; Cathy Meyer, Civil Engineer & Kelvin Thomas, 
Communication Technician 
 
MINUTES:   Motion made by Ms. Leech, seconded by Mr. Robinson, to accept the January 17, 
2017 minutes as presented.  Motion passed unanimously. 
 
Chairman King stated the applicant for item number 4 on the agenda, ordinance amendment of 
the Future Land Use and Character Map by Happy Trail Farms, LLC and Jack Jones Allen, has 
requested to continue their application until the March 2017 meeting.  
 
Motion made by Mr. Overton, seconded by Ms. Leech, to continue item 4 the FLUM 
ordinance amendment.  Motion passed unanimously. 
 
Ms. Gooby stated that both Mr. Hap Maxwell and Ken Wilson have completed orientation. 
 
NEW BUSINESS 
REZONING 
 
ORDINANCE REQUESTED BY HAPPY TRAIL FARMS, LLC TO REZONE 2.903 ACRES 
LOCATED ALONG THE WESTERN RIGHT-OF-WAY OF ALLEN ROAD AND 1,100+/- 
FEET SOUTH OF LANDFILL ROAD FROM MRS (MEDICAL-RESIDENTIAL-SINGLE-
FAMILY) TO MCH (MEDICAL-HEAVY COMMERCIAL) – APPROVED 
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Ms. Gooby delineated the property. It is located in the western section of the city along Allen 
Road and adjacent to the Pitt County Landfill. There is a neighborhood activity center in this 
area, which are intended to contain 20,000-40,000 square feet of commercial conditioned floor 
space and serve a one-mile area. There are scattered single-family homes in the area and large 
vacant tracts. The property is currently zoned for single-family. Under the current zoning, the 
property could accommodate 8-10 single-family lots.  Under the proposed zoning, the property 
could accommodate 23,000+/- square feet of mini-storage space. Since a traffic analysis 
indicates a decrease in traffic, a traffic report was not prepared. The Future Land Use and 
Character Map recommends commercial (C) at the intersection of Allen Road and Landfill Road 
transitioning to industrial/logistics (IL).  Both land use character types allow commercial uses.  
The property is adjacent to similar zoning.  In staff's opinion, the request is in compliance with 
Horizons 2026:  Greenville’s Community Plan, the Future Land Use and Character Plan Map 
 
Chairman King opened the public hearing. 
 
Mr. Mike Baldwin, representative of the applicant, spoke in favor of the request.   
 
No one spoke in opposition. 
 
Chairman King closed the public hearing and opened for board discussion. 
 
Motion made by Mr. Robinson, seconded by Ms. Leech, to recommend approval of the 
proposed amendment to advise that it is consistent with the Comprehensive Plan and other 
applicable plans and to adopt the staff report which addresses plan consistency and other 
matters.  Motion passed unanimously.   
 
 
ORDINANCE REQUESTED BY HAPPY TRAIL FARMS, LLC TO REZONE 2.903 ACRES 
LOCATED ALONG THE WESTERN RIGHT-OF-WAY OF ALLEN ROAD AND 1,100+/- 
FEET SOUTH OF LANDFILL ROAD FROM MRS (MEDICAL-RESIDENTIAL-SINGLE-
FAMILY) TO MCH (MEDICAL-HEAVY COMMERCIAL) – APPROVED 
 
Ms. Gooby delineated the property. It is located in the eastern section of the city along Charles 
Boulevard and adjacent to Grace Church.  The property is directly across from Tara Condos.  
Currently, the property is farmed and there is one single-family residence. The property is 
currently zoned residential-agricultural.  This rezoning could result in a net increase of 1,600 
trips per day.  Any measures to mitigate traffic will be determined when preliminary plats and 
site plans are submitted.  This is the anticipated density under the current zoning and proposed 
zoning. 
 
TRACTS  CURRENT ZONING  PROPOSED ZONING 
1 – R6   90-100 single-family lots 310-325 multi-family units 
2 – R6S  35-40  single-family lots 60-65  single-family lots 
3 – R9S  50-55  single-family lots 58-63  single-family lots 
4 – R15S  67-78  single-family lots 47-52  single-family lots 
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5 - O   27-32  single-family lots 60K sq. ft. office space 
 
 
The Future Land Use and Character Map recommends commercial (C) at the intersection of 
Charles Boulevard and Fire Tower Road transitioning to office/institutional (OI) then traditional 
neighborhood medium-high density (TNMH).  The zoning districts associated with the TNMH 
character are R6, R6A and R6S. Tracts 1 and 2 (R6 and R6S) are considered in compliance and 
Tracts 3, 4 and 5 (R9S, R15S and O) are considered in general compliance.  There is similar 
zoning adjacent to this rezoning. The R15S and R9S districts are lower density zoning districts 
that what is recommended on the FLUC map.  In staff's opinion, the request is in compliance 
with Horizons 2026:  Greenville’s Community Plan, the Future Land Use and Character Plan 
Map 
 
Chairman King opened the public hearing. 
 
Mr. Mike Baldwin, representative of the applicant, spoke in favor of the request.  The residents 
of Tucker Estates have worked with the applicants. He distributed letters of support from Tucker 
Estates Subdivision and Grace Church, which are in favor of this request.   This request is a 
model of transitional zoning.  Tracts 3 and 4 are lower density than the FLUC map 
recommendation.  Tract 5 is requested for office, which is a continuation of the office 
development along Charles Boulevard.  There are restaurants, pharmacies and other amenities in 
this area that are conducive to this request.  The applicants have met with DOT staff and the City 
concerning stormwater. 
 
Ms. Leech asked about traffic for interconnectivity. 
 
Mr. Baldwin explained there will an outlet for traffic on Fire Tower Road west of Meeting Place 
Subdivision.  There are future plans for a traffic light at Charles Boulevard and Hyde Drive.  
 
Mr. Christian Porter, on behalf of Tucker Estates Subdivision, spoke in favor.  There have been 
meetings with the owners and developers concerning the future land use of the property. There 
have been three neighborhood meetings. There was full support of this request of those that 
attended the meetings.    
 
Mr. Ernest Bell, property owner in Tara Condos and serves on the Homeowners Association, 
spoke in opposition.  He stated he is opposed due to traffic increase on Charles Boulevard, which 
is already congested.   Tract 1 will greatly reduce value of the properties across the street.  
 
Mr. Ben Bankard, property owner of Tara Condos and serves as President of the Homeowners 
Association of Tara Condos, spoke in opposition.  He opposed to the request because of the high 
density multi-family and the increase in traffic.  There is already difficulty making left-hand 
turns on Charles Boulevard.  He asked if there had been a traffic study.  
 
Mr. Baldwin, spoke in rebuttal, stated Tara Condos has same density as requested R6 zoning as 
Tract 1. 
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Mr. Bankard, spoke in rebuttal, stated that Tara Condos only has 154 units but 325 units are 
anticipated for Tract 1.  This request will result in more people and more cars.    
 
Chairman King closed the public hearing. 
 
Mr. Rik DiCesare, City Traffic Engineer, stated there was an exhaustive study on traffic. Mr. 
Baldwin worked with the City and DOT to map out inter-connectivity.   The peak traffic on 
Charles Boulevard is 4-6 PM. It is anticipated that 60% of the trips from this project will head 
north and 40% head south. Charles Boulevard is a DOT-maintained thoroughfare. The request 
will result in an overall 4% increase in traffic.   
 
Ms. Bellis asked about traffic during the road widening project on Fire Tower Rd.   
 
Mr. DiCesare stated that the traffic can be managed.  There are no planned traffic lights for this 
project.   
 
Motion made by Mr. Overton, seconded by Mr. Robinson, to recommend approval of the 
proposed amendment to advise that it is consistent with the Comprehensive Plan and other 
applicable plans and to adopt the staff report which addresses plan consistency and other 
matters.  In favor:  Herring, Reid, Bellis, Collins, Robinson, Leech, and Overton. Opposed: 
Maxwell.  Motion carried.     
 
 
ORDINANCE REQUESTED BY WGB PROPERTIES, INCORPORATED TO REZONE 7.87 
ACRES LOCATED ALONG THE NORTHERN RIGHT-OF-WAY OF CLIFTON STREET 
FROM CG (GENERAL COMMERCIAL) TO OR (OFFICE-RESIDENTIAL [HIGH DENSITY 
MULTI-FAMILY]) – DENIED 
 
Ms. Gooby delineated the property. It is located in the central section of the city near the 
intersection of Evans Street and Arlington Boulevard.  There is a city greenway that bisects the 
property.  This property is impacted by the floodway and 100 and 500-year floodplains 
associated with Green Mill Run. There are a variety of uses in this area. The property is adjacent 
to Cypress Creek Townhomes and ECU property.  Since a traffic analysis indicates this rezoning 
could generate a decrease of traffic, a traffic report was not prepared.  This property has been 
zoned CG since 1969.  Under the current zoning, staff would anticipate 50,000 square feet of 
commercial space.  Under the proposed zoning, staff would anticipate 100-110 multi-family 
units. The Future Land Use and Character Map recommends commercial (C) at the intersection 
of Evans Street and Arlington Boulevard transitioning to office/institutional (OI).  The property 
is adjacent to OR-zoned property.  In staff's opinion, the request is in general compliance with 
Horizons 2026:  Greenville’s Community Plan, the Future Land Use and Character Plan Map. 
 
Ms. Leech stated she is familiar with this property and knows it has two separate elevations, 
which floods.  She asked how anyone could develop the site and access to the property.  
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Ms. Gooby referred the question about development to the applicant.  Access to the property will 
be from Clifton Street.  
 
Ms. Leech stated that any additional traffic on Clifton Street is very close to the busy Arlington 
Boulevard/Evans Street intersection. 
 
Ms. Bellis asked about access from one side of the property to the other side due to the 
greenway.   
 
Ms. Gooby stated the greenway bisects the property from east to west.  The northern portion is 
lower in topography and it is possible that that portion is not developable.   
 
Mr. Maxwell asked if the City Engineer could speak to runoff and stormwater. 
 
Ms. Cathy Meyer, Civil Engineer with the City of Greenville, stated that Green Mill Run is 
under a watershed study.  A memorandum, issued today by City Engineer Scott Godefroy, stated 
that a 25-year watershed detention is needed. That means there will be no increase in volume of 
water.  Extra steps are being put in place because problems already exist.     
 
Chairman King opened the public hearing. 
 
Mr. Darsen Sowers, representative of the applicant, spoke in favor of the request.  The property 
for the greenway was taken through eminent domain.  They would like to develop the buildable 
section (southern) of the property and work with the City regarding the stormwater/retention area 
by making it some type of water feature.  He has met with some of the neighbors regarding the 
request. WGB Properties wants to work with the neighbors.  The best use would be for housing.  
They take good care of their properties.  They would like to do a project similar to The Berkley 
or market rate housing.   
 
Mr. Herring asked about the concerns of the neighborhood.  
 
Mr. Sowers stated traffic making a left turn onto Evans Street from Clifton Street and accidents. 
He suggested a stop light would create safety. 
 
Mr. Maxwell stated that a traffic light so close to a major intersections is not allowed. 
 
Mr. Sowers stated that the new NCDOT standard is 1,500 feet, which is shorter than the older 
standard. It is City Council’s job to eliminate those obstacles.   
 
Mr. Steve Janowski, Engineer with Rivers and Associates, representative of the applicant, spoke 
in favor.  The current zoning is General Commercial which can have over 3,000 vehicles per 
day.  The request is for Office/Residential which would be an improvement with 800 vehicles or 
less per day.  Some of the land is not developable. They would mitigate stormwater 
appropriately.   
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Mr. Maxwell asked about the difference in traffic with commercial versus residential. 
 
Mr. Janowski stated there is a manual with calculations to formulate averages based on acreage 
and use to determine peak/non-peak hours. This helps to estimate traffic patterns for mitigation. 
 
Mr. Robinson asked for examples of current zoning. 
 
Mr. Janowski stated examples of uses for commercial zoning: municipal/state government 
buildings, federal buildings, liquor stores, agricultural, parks, circus, carnival, fair, 
professional/business offices, bank, dental/medical offices, funeral homes, barber/beauty shops, 
jewelry stores, retail, grocery stores and more.  
 
Ms. Bellis asked if developing townhomes was considered. 
 
Mr. Janowski stated that it is not feasible due to development cost. 
 
Ms. Bellis asked if anyone looked into vacancy rates of apartments in Greenville.   
 
Mr. Janowski stated no.  
 
Mr. Sowers stated there is no control over demand but they can design to cater to a certain 
demographic. They have no plans to develop right now.    
 
Ms. Barbara Dunlap, 14 Palmetto Place, spoke in opposition, on behalf of herself and three other 
residents (Barbara Jackson, Tyree Walker, and Robert Carroll). More development in this area 
means more traffic, accidents, water run-off and flooding.  Retail development will increase the 
value of their homes and apartments would decrease the value.  She wants the zoning to remain 
the same. 
 
Ms. Libby Nelson, Cypress Creek Townhomes owner, spoke in opposition.  She stated not to cut 
the trees but instead to keep people healthy and build a yogurt/juice bar. 
 
Ms. Diane Wade, 13 Palmetto Place, spoke in opposition.  She stated that WGB Properties speak 
to intent but there is no guarantee what will be there.  Water run-off is a big problem.  She 
suggested a continuance or to table the request so that the owner can have more discussion with 
the neighboring residents.   
 
Mr. Collins asked what she thought about commercial zoning being a higher traffic generator. 
 
Ms. Wade stated she doesn’t believe it and it doesn’t seem plausible on 4 acres.  Multi-family 
would create more traffic.  Clifton Street is a cut through from Arlington Boulevard to Evans 
Street. 
 
Ms. Mollye Otis, 10 Palmetto Place, spoke in opposition.  She stated the only benefit to the 
request is to the developer.  The greenway is not close to anything.  There would be too much 
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traffic on Clifton Street and even worse to exit onto Arlington Boulevard or Evans Street.  All 
surrounding properties already drain their run-off into the watershed, which is polluted.  The 
Horizons Plan speaks to preserving the character of a neighborhood.   
 
Ms. Ariane Peralta, assistant professor of Biology at ECU, spoke in opposition.  She studies how 
land use impacts water quality and stormwater.  Development at this property would exacerbate 
flooding in the area and add flooding both up/down stream.  Flooding impacts nutrient levels.    
 
Mr. Collins asked for the difference of developing as residential versus commercial. 
 
Ms. Peralta stated the need to build a green infrastructure. 
 
Mr. Herring asked about run-off. 
 
Ms. Peralta stated that currently the water is filtered by the soil.  If developed, there is no way to 
capture the water and treat it before it goes into the river.   
 
Ms. Leech asked if the bluff was helping the area. 
 
Ms. Peralta stated yes.  It is doing a service by treating the water and having a place for it to go.   
 
Ms. Ann Maxwell spoke in opposition.  She doesn’t want to see the trees cut because it will 
impact the area, the water, and flooding.  Evans Street already floods.  The 25-year pond will not 
be able to mitigate fully.  Traffic, safety and environmental issues are already a concern in this 
area.  The possible use of multi-family has no guarantee.   
 
Ms. Ruth Leggett, spoke in opposition, she is opposed because of flooding and traffic.   
 
Ms. Ann Harrington, spoke in opposition, she is opposed to cutting the trees and potential 
environmental damage. 
 
Mr. Darsen Sowers, spoke in favor in rebuttal, he stated they have no plan to build a 400 bed 
development on this property.  They want to preserve trees and take into consideration the 
adjoining neighborhood.  They will not build in the flood plain.  Any development will have 
green infrastructure. 
 
Mr. Collins asked if the applicant could accomplish anything if the request was tabled. 
 
Mr. Sowers stated that not everyone is opposed.  If they sold the property, which they won’t, the 
new owner would possibly not be as kind.  There are a self-sustained business for the wealth and 
benefit of the City.  The application needs to go to City Council.  He would consider waiting on 
that until he can meet with the residents. 
 
Ms. Barbara Dunlap, spoke in opposition in rebuttal, she stated that currently half of Clifton 
Street is office/retail space, which has minimal traffic.  The proper use of the land would be to 
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continue the same types of retail. There is only 4 acres to build on which means the building 
would have to go vertical and have a large number of beds in order to cover development costs.  
If there is no plan for the property, then there is no reason to rezone it now.   
 
Chairman King closed the public hearing and opened for board discussion. 
 
Mr. Collins asked about a letter the Commission received from Ken McGee regarding a heliport. 
 
Ms. Gooby stated that Mr. McGee owns McGee CADD at the corner of Evans Street and Clifton 
Street and has a heliport on his property 
 
Mr. Maxwell stated that no mitigation will reduce water run-off due to the elevation difference.   
 
Ms. Leech stated this is a sensitive area that floods often and adding development will 
complicate it.   
 
Mr. Overton stated the trees could be cut at any time by the owner.  The current commercial 
zoning would need to be mitigated and trees could be removed.  He is concerned with the traffic 
problems.   
 
Mr. Collins referenced Mr. McGee’s letter where it is stated that heliports are not compatible 
with the adjacent residential high density multi-family zoning.  He asked if Staff could confirm. 
 
Ms. Gooby stated the letter provides the FAA identifier for the helipad, which are regulated by 
the FAA. Staff has no further information. 
 
Motion made by Mr. Maxwell, seconded by Mr. Collins, to recommend denial of the 
proposed amendment to advise that it is inconsistent with the Comprehensive Plan and 
other applicable plans and to adopt the staff report which addresses plan consistency and 
other matters.  In favor:  Maxwell, Collins, Leech, Bellis, and Reid.  Oppose:  Herring, 
Robinson, and Overton.  Motion carried.     
 
With no further business, Ms. Leech made a motion to adjourn, seconded by Mr. 
Robinson.   Motion passed unanimously.  Meeting adjourned at 8:33 p.m. 
 
Respectfully Submitted, 
 
 
Ben Griffith, Secretary to the Commission 
Director of Community Development Department 
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City of Greenville,  
North Carolina 

 

Meeting Date: 3/21/2017
Time: 6:30 PM 

  

Title of Item: Ordinance requested by Happy Trail Farms, LLC and Jack Jones Allen to amend 
the Future Land Use and Character Map for 22.655 acres from the Residential, 
Low-Medium Density (LMDR) land use character to the Office/Institutional (OI) 
land use character for property located at the southwestern corner of the 
intersection of Regency Boulevard and the CSX Railroad. 
  

Explanation: Abstract:    The City has received a request from Happy Trail Farms, LLC and 
Jack Jones Allen to amend the Future Land Use and Character Map for 22.655 
acres from the Residential, Low-Medium Density (LMDR) land use character to 
the Office/Institutional (OI) land use character for property located at the 
southwestern corner of the intersection of Regency Boulevard and the 
CSX Railroad. 
  
** This item was continued from the February 21, 2017 Planning and Zoning 
Commission meeting.  
  
Comprehensive Plan: 
  
Current Land Use Character: Residential, Low-Medium Density  
  
Residential areas with primarily single-family developments arranged along 
wide, curvilinear streets with few intersections. Building and lot size range in 
size and density but tend to be highly consistent within a development with 
limited connectivity between different residential types and non-residential uses. 

Intent: 

l Provide better pedestrian and vehicular connectivity between residential 
developments  

l Improve streetscape features such as consistent sidewalks, lighting, and 
street trees 

Primary Uses:  
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Single-family detached residential 
  
Secondary Uses: 
Two-family residential 
Institutional/civic (neighborhood scale)   
   
Proposed Land Use Character:  Office/Institutional 
 
These areas serve as a transition between more intense commercial areas and 
surrounding neighborhoods. The form of future development should take a more 
walkable pattern with shorter blocks, buildings near streets, shared parking, and 
connections to surrounding development. 
  
Intent: 

l Provide connectivity to nearby uses (paths, streets)  
l Locate new buildings near street on at least one side and accommodate 

parking to the side or rear of buildings; cluster buildings to consolidate and 
share surface parking  

l Improve/provide public realm features such as signs, sidewalks, 
landscaping  

l Reduce access-points into development for pedestrian and vehicular 
safety    

Primary Uses: 
Office 
Institutional/Civic 
  
History: 
  
On September 8, 2016, the City Council adopted Horizons 2026:  Greenville’s 
Community Plan and the Future Land Use and Character Map. 
  
During 2015-2016, the Comprehensive Plan Committee (CPC) held 
nine meetings to update Horizons:  Greenville's Comprehensive Plan. The CPC 
was comprised of representatives from eight city boards and/or 
commissions along with invited representation from East Carolina University, 
Vidant Medical Center, Uptown Greenville, the Home Builders Association, Pitt 
County Committee of 100, Greenville-Pitt County Chamber of Commerce, and 
Mayor and City Council Member appointees.  
  
In addition to attendance by the appointed 24 CPC members, Community 
Partners were also invited to all Committee meetings to review drafts and 
provide input throughout development of the plan.  The Community Partners 
invited to participate included representatives from various City of Greenville 
departments, the Town of Winterville, Pitt County Government (Planning 
Department), Pitt County Schools, Greenville Utilities Commission, and 
NCDOT.  Presentations and summaries from the CPC meetings were 
posted online following each meeting at the project website.  
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In addition to these meetings, two open houses were held at the Convention 
Center and a 2-day workshop was held at the Willis Building. 
  
All meetings, workshops, open houses, public hearings were advertised in The 
Daily Reflector. All information related to CPC meetings was posted on the 
City's website. 
   
The Horizons 2026 update was an important opportunity to study current trends 
and conditions, re-evaluate the community’s priorities, and create a renewed 
vision for Greenville. 
   
The comprehensive plan serves as a tool that expresses the values, aspirations, 
and vision of the community, along with goals, policies, and strategies to achieve 
that vision.  It sets forth long-range planning in categories including 
transportation, housing, environment, and economic development, and weaves 
these elements through thematic topics. 

Horizons 2009-2010 is the City's previous comprehensive plan, and prior plans 
were adopted in 2004, 1997, and 1992.  There are several reasons the Horizons 
2010 plan needed to be updated, including: 

l Many of the action items have been accomplished;  
l The population has grown and changed, resulting in new needs and 

demands;  
l Local, regional, national, and global changes have resulted in a new social, 

economic, and environmental context; and  
l New research and information have expanded the knowledge and thinking 

about community planning best practices. 

During the November 16, 2015 and January 26, 2016 CPC meetings and the 2-
day workshop, the draft Future Land Use and Character Map was specifically 
discussed.  
  
At the 2-day workshop on November 4 and 5, 2015, the draft Future Land Use 
and Character Maps were presented to gather ideas, input and comments from all 
interested parties.    
  
At the January 25, 2016 CPC meeting, the principles discussed related to the 
draft Future Land Use and Character map were: 
  

1. Infill and redevelopment are priorities  
2. Quality design  
3. Greater intensity of development in some locations  
4. Create well-connected places  
5. A vibrant Uptown  
6. Create neighborhoods, maintain established ones  
7. Protect natural features/amenities  
8. Sustainable development practices  
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Similarities to the past plan: 
  

1. Reduce "strip commercialization" emphasize nodal development  
2. Incorporate mixed uses  
3. Promote inter-connectivity  
4. Create walkable (human-scale) developments  

In conclusion, the Horizons 2026:  Greenville’s Community Plan and the Future 
Land Use and Character Map are the result of a year-long process of CPC 
meetings, workshops, and open houses. A public meeting was held by the 
Planning and Zoning Commission and a public hearing was held by City 
Council.  
  
On August 8, 2016, the Comprehensive Plan Committee voted unanimously to 
endorse the Horizons 2026:  Greenville’s Community Plan and the Future Land 
Use and Character Map. 
  
On August 16, 2016 the Planning and Zoning Commission voted unanimously to 
recommend approval of the Horizons 2026:  Greenville’s Community Plan and 
the Future Land Use and Character Map. 
  
On September 8, 2016, the City Council voted unanimously to approve of the 
Horizons 2026:  Greenville’s Community Plan and the Future Land Use and 
Character Map. 
  
Thoroughfare/Traffic Report Summary (PWD-Engineering Division): 
  
Based on the uses permitted by the requested land use, the proposed land use 
classification could generate 1,850 trips to and from the site on Regency 
Boulevard, which is a net increase of 893 additional trips per day. 
  
During the review process, measures to mitigate the traffic will be determined. 
  
  

Fiscal Note: No cost to the City. 
  

Recommendation:    
In staff's opinion, the current Future Land Use and Character Map 
recommendations for this area still fulfill the principles that guided the 
Comprehensive Plan Committee.  There have been no unexpected changes in 
development patterns that would warrant an amendment to the Future Land Use 
and Character Map since it was adopted on September 8, 2016.  
  
Horizons 2026:  Greenville’s Community Plan and the Future Land Use and 
Character Map are the results of multiple opportunities of public-engagement and 
input from all interested parties. 
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Staff recommends denial of the request. 
  

Viewing Attachments Requires Adobe Acrobat. Click here to download.
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City of Greenville,  
North Carolina 

 

Meeting Date: 3/21/2017
Time: 6:30 PM 

  

Title of Item: Ordinance requested by The Woda Group, Incorporated to rezone 5.50 acres 
located along the southern right-of-way of Bells Fork Road at its intersection 
with Southridge Drive from RA20 (Residential-Agricultural) to R6 (Residential 
[High Density Multi-family]).  
  

Explanation: Abstract:    The City has received a request from The Woda Group, 
Incorporated to rezone 5.50 acres located along the southern right-of-way of 
Bells Fork Road at its intersection with Southridge Drive from RA20 
(Residential-Agricultural) to R6 (Residential [High Density Multi-family]).  
 
Required Notices:  
  
Planning and Zoning meeting notice (property owner and adjoining property 
owner letter) mailed on March 7, 2017. 
On-site sign(s) posted on March 7, 2017. 
City Council public hearing notice (property owner and adjoining property 
owner letter) mailed - N/A at this time.  
Public hearing legal advertisement published - N/A at this time.  
  
Comprehensive Plan:  
   
The Future Land Use and Character Map recommends commercial (C) at the 
southeastern corner of the intersection of Fire Tower Road and Charles 
Boulevard, transitioning to office/institutional (OI) then traditional 
neighborhood, medium-high density (TNMH). 
  
Traditional Neighborhood, Medium-High Density 

Primarily residential area featuring a mix of higher density housing types ranging 
from multifamily, townhomes, and small-lot single- family detached. They are 
typically located within a walkable distance to a neighborhood activity center. 
Traditional neighborhoods should have a walkable street network of small 
blocks, a defined center and edges, and connections to surrounding development. 
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Intent: 

l Provide streetscape features such as sidewalks, street trees, and lighting    
l Allow neighborhood-scale commercial or mixed  use centers at key 

intersections within neighborhoods   

Primary Uses: 
Multi-family residential 
Single-family residential attached (townhomes) and detached (small-lot) 
 

Secondary Uses: 
Institutional (neighborhood scale) 
  
Office/Institutional: 
  
These areas serve as a transition between more intense commercial areas and 
surrounding neighborhoods.   The form of future development should take a 
more walkable pattern with shorter blocks, buildings near streets, shared parking, 
and connections to surrounding development. 
  
Intent:   

l Provide connectivity to nearby uses (paths, streets)   
l Locate new buildings near street on at least one side and accommodate 

parking to the side or rear of buildings; cluster buildings to consolidate and 
share surface parking  

l Improve/provide public realm features such as signs, sidewalks, 
landscaping  

l Reduce access-points into development for pedestrian and vehicular safety  

Primary Uses: 
Office 
Institutional/Civic 
  
Thoroughfare/Traffic Report Summary (PWD-Engineering Division):  
  
Based on possible uses permitted by the requested rezoning, the proposed 
rezoning classification could generate 499 trips to and from the site on Charles 
Boulevard, which is a net increase of 308 trips per day.   
  
During the review process, measures to mitigate traffic will be determined.  
     
History/Background: 
  
In 1989, the property was incorporated into the City's extra-territorial jurisdiction 
(ETJ) as part of a large-scale ETJ extension and was zoned RA20 (Residential-
Agricultural). 
   
Present Land Use:  
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Farmland and one (1) mobile home.  
  
Water/Sewer:  
  
Water will be provided by Eastern Pines Water Corporation.  Sanitary sewer 
is available at Charles Boulevard.  
  
Historic Sites:  
  
There are no known effects on designated sites. 
  
Environmental Conditions/Constraints:  
  
There are no known environmental constraints on the subject property.  
  
Surrounding Land Uses and Zoning:  
  
North: CG - Farmland; RA20- One (1) mobile home residence and five (5) 
single-family residences   
South: RA20 - Farmland (under common ownership)  
East: RA20 - Farmland (under common ownership)  
West: RA20 - Farmland (under common ownership)  
  
Density Estimates: 
  
Under the current zoning, staff would anticipate the site to yield 15-20 single-
family lots. 

Under proposed zoning, staff would anticipate the site to yield 70-75 multi-
family units (1, 2 and 3 bedrooms).   

  

Fiscal Note: No cost to the City.  
  

Recommendation:    
In staff's opinion, the request is in general compliance with Horizons 2026:  
Greenville's Community Plan  and the Future Land Use and Character Map.  
  
"In general compliance with the comprehensive plan" should be construed as 
meaning the requested zoning is recognized as being in a transition area and that 
the requested zoning (i) is currently contiguous, or is reasonably anticipated to be 
contiguous in the future, to specifically recommended and desirable zoning of 
like type, character or compatibility, (ii) is complementary with objectives 
specifically recommended in the Horizons Plan (or addendum to the plan), (iii) is 
not anticipated to create or have an unacceptable impact on adjacent area 
properties or travel ways, and (iv) preserves the desired urban form.  It is 
recognized that in the absence of more detailed plans, subjective decisions must 
be made concerning the scale, dimension, configuration, and location of the 
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requested zoning in the particular case.  Staff is not recommending approval of 
the requested zoning; however, staff does not have any specific objection to the 
requested zoning.  
  
If the Planning and Zoning Commission determines to recommend approval of 
the request, in order to comply with statutory requirements, it is recommended 
that the motion be as follows:  
  
"Motion to recommend approval of the proposed rezoning, to advise that it is 
consistent with the comprehensive plan and other applicable plans, and to adopt 
the staff report which addresses plan consistency and other matters."  
  
If the Planning and Zoning Commission determines to recommend denial of the 
request, in order to comply with statutory requirements, it is recommended that 
the motion be as follows:  
  
"Motion to recommend denial of the proposed rezoning, to advise that although 
the proposed amendment is in general compliance with the adopted 
comprehensive plan, in this instance the denial of the rezoning request is 
reasonable and in the public interest due to the potential uses under the proposed 
rezoning and due to there being a more appropriate zoning classification that 
promotes the safety and general welfare of the community."  
   
Note:  In addition to the other criteria, the Planning and Zoning Commission and 
City Council shall consider the entire range of permitted and special uses for the 
existing and proposed zoning districts as listed under Title 9, Chapter 4, Article 
D of the Greenville City Code. 
  
  

Viewing Attachments Requires Adobe Acrobat. Click here to download.
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EXISTING ZONING 
 
RA20 (Residential-Agricultural) 
Permitted Uses 
 
(1) General: 
a.  Accessory use or building 
c.  On-premise signs per Article N 
 
(2) Residential: 
a.  Single-family dwelling 
f.   Residential cluster development per Article M 
k.  Family care home (see also section 9-4-103) 
q.  Room renting 
 
(3) Home Occupations (see all categories):*None 
 
(4) Governmental: 
b.  City of Greenville municipal government building or use (see also section 9-4-103) 
 
(5) Agricultural/Mining: 
a.  Farming; agriculture, horticulture, forestry (see also section 9-4-103) 
c.  Wayside market for farm products produced on site 
e.  Kennel (see also section 9-4-103) 
f.   Stable; horse only (see also section 9-4-103) 
g.  Stable; per definition (see also section 9-4-103) 
h.  Animal boarding not otherwise listed; outside facility, as an accessory or principal use 
 
(6) Recreational/Entertainment: 
f.   Public park or recreational facility 
g.  Private noncommercial park or recreational facility 
 
(7) Office/Financial/Medical:* None 
 
(8) Services: 
o.  Church or place of worship (see also section 9-4-103) 
 
(9) Repair:* None 
 
(10) Retail Trade:* None 
 
(11) Wholesale/Rental/Vehicle-Mobile Home Trade:* None 
 
(12) Construction: 
c.  Construction office; temporary, including modular office (see also section 9-4-103) 
 
(13) Transportation:* None 
 
(14) Manufacturing/Warehousing: * None 
 
(15) Other Activities (not otherwise listed - all categories):* None 
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RA20 (Residential-Agricultural) 
Special Uses 

(1) General:* None 

(2) Residential: 
b. Two-family attached dwelling (duplex)
g. Mobile Home
n. Retirement center or home
o. Nursing, convalescent center or maternity home; major care facility

(3) Home Occupations (see all categories): 
a. Home occupation; including barber and beauty shops
c. Home occupation; including manicure, pedicure or facial salon

(4) Governmental: 
a. Public utility building or use

(5) Agricultural/Mining: 
b. Greenhouse or plant nursery; including accessory sales

(6) Recreational/Entertainment: 
a. Golf course; regulation
c.(1).  Tennis club; indoor and outdoor facilities 

(7) Office/Financial/Medical:* None 

(8) Services: 
a. Child day care facilities
b. Adult day care facilities
d. Cemetery
g. School; junior and senior high (see also section 9-4-103)
h. School; elementary (see also section 9-4-103)
i. School; kindergarten or nursery (see also section 9-4-103)

(9) Repair:* None 

(10) Retail Trade:* None 

(11) Wholesale/ Rental/ Vehicle- Mobile Home Trade:* None 

(12) Construction:* None 

(13) Transportation:* None 

(14) Manufacturing/ Warehousing: * None 

(15) Other Activities (not otherwise listed - all categories):* None 
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PROPOSED ZONING 
 
R6 (Residential) 
Permitted Uses 
 
(1) General: 
a.  Accessory use or building 
c.  On-premise signs per Article N 
 
(2) Residential: 
a.  Single-family dwelling 
b.  Two-family attached dwelling (duplex) 
c.  Multi-family development per Article 1 
f.   Residential cluster development per Article M 
k.  Family care home (see also section 9-4-103) 
q.  Room renting 
 
(3) Home Occupations (see all categories):*None 
 
(4) Governmental: 
b.  City of Greenville municipal government building or use (see also section 9-4-103) 
 
(5) Agricultural/Mining: 
a.  Farming; agriculture, horticulture, forestry (see also section 9-4-103) 
 
(6) Recreational/Entertainment: 
f.   Public park or recreational facility 
g.  Private noncommercial park or recreational facility 
 
(7) Office/Financial/Medical:* None 
 
(8) Services: 
o.  Church or place of worship (see also section 9-4-103) 
 
(9) Repair:* None 
 
(10) Retail Trade:* None 
 
(11) Wholesale/Rental/Vehicle- Mobile Home Trade:* None 
 
(12) Construction: 
a.  Construction office; temporary, including modular office (see also section 9-4-103) 
 
(13) Transportation:* None 
 
(14) Manufacturing/Warehousing: * None 
 
(15) Other Activities (not otherwise listed - all categories):* None 
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R6 (Residential) 
Special Uses 
 
(1) General:* None 
 
(2) Residential: 
d.  Land use intensity multifamily (LUI) development rating 50 per Article K 
e.  Land use intensity dormitory (LUI) development rating 67 per Article K 
l.   Group care facility  
n.  Retirement center or home 
p.  Board or rooming house 
r.   Fraternity or sorority house 
o.(1). Nursing, convalescent center or maternity home; minor care facility 
 
(3) Home Occupations (see all categories): 
a.  Home occupation; including barber and beauty shops 
c.  Home occupation; including manicure, pedicure or facial salon 
 
(4) Governmental: 
a. Public utility building or use 
 
(5) Agricultural/Mining:* None 
 
(6) Recreational/Entertainment: 
a.  Golf course; regulation 
c.(1).  Tennis club; indoor and outdoor facilities 
 
(7) Office/Financial/Medical:* None 
 
(8) Services: 
a.  Child day care facilities 
b.  Adult day care facilities 
d.  Cemetery 
g.  School; junior and senior high (see also section 9-4-103) 
h.  School; elementary (see also section 9-4-103) 
i.   School; kindergarten or nursery (see also section 9-4-103) 
m.  Multi-purpose center 
t.  Guest house for a college and other institutions of higher learning 
 
(9) Repair:* None 
 
(10) Retail Trade:* None 
 
(11) Wholesale/Rental/Vehicle-Mobile Home Trade:* None 
 
(12) Construction:* None 
 
(13) Transportation:* None 
 
(14) Manufacturing/ Warehousing: * None 
 
(15) Other Activities (not otherwise listed - all categories):* None 
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City of Greenville,  
North Carolina 

 

Meeting Date: 3/21/2017
Time: 6:30 PM 

  

Title of Item: Ordinance requested by Ward Holdings, LLC to rezone 0.49+/- acres located at 
the northeastern corner of the intersection of East 5th Street and South 
Holly Street from R6S (Residential-Single-family [Medium Density]) to OR 
(Office-Residential [High Density Multi-family]).  
  

Explanation: Abstract:    The City has received a request from Ward Holdings, LLC to rezone 
0.49+/- acres located at the northeastern corner of the intersection of East 5th 
Street and South Holly Street from R6S (Residential-Single-family [Medium 
Density]) to OR (Office-Residential [High Density Multi-family]).   
  
Required Notices:  
  
Planning and Zoning meeting notice (property owner and adjoining property 
owner letter) mailed on March 7, 2017. 
On-site sign(s) posted on March 7, 2017. 
City Council public hearing notice (property owner and adjoining property 
owner letter) mailed - N/A at this time. 
Public hearing legal advertisement published - N/A at this time  
  
Comprehensive Plan:  
  
The Future Land Use and Character Map recommends university institutional 
(UI) along the northern right-of-way of East 5th Street between Reade Street and 
Eastern Street transitioning to university neighborhood (UN) to the north.     
 
University Institutional: 
  
Mainly comprised of East Carolina University's (ECU) Main Campus 
and surrounding facilities. The core of the campus area tends to cluster buildings 
in a walkable pattern.  At the edges of the campus are related facilities and 
parking areas.  
  
Intent:   
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l Encourage better physical links between Uptown and ECU  
l Support Campus development as described in A Campus Within Context, 

A Comprehensive Plan Master Plan for East Carolina University (2012) 
and in potential master plan updates by coordinating infrastructure 
improvements and leveraging investments to revitalize adjacent areas  

Primary Uses: 
Institutional/Civic 
  
Secondary uses: 
Office 
Multifamily residential 
  
Thoroughfare/Traffic Report Summary (PWD-Engineering Division):  
  
Based on the analysis comparing the existing zoning (100 daily trips) and 
requested rezoning, the proposed rezoning classification could generate 
approximately 67 trips to and from the site on East 5th Street, which is a net 
decrease of 33 less trips per day.  Since the traffic analysis for the requested 
rezoning indicates that the proposal would generate less traffic than the existing 
zoning, a traffic volume report was not generated.   
  
History/Background:  
  
In 2005, the subject property was part of a large scale rezoning as part of the 
Task Force on Preservation of Neighborhoods and Housing Objective 6 to rezone 
neighborhoods that are predominantly single-family in character to single-family 
only zoning. 
  
Present Land Use:  
  
The Wesley Foundation and associated multi-family building 
  
Water/Sewer:  
  
Water and sanitary sewer are available. 
  
Historic Sites:  
  
The property is part of the locally-designated College View Historic District. 
  
Environmental Conditions/Constraints:  
  
There are no known environmental conditions/constraints.  
  
Surrounding Land Uses and Zoning:  
  
North:  R6S - One (1) single-family residence  
South:  OR - ECU Main Campus      
East:   R6S - Sigma Phi Epsilon Fraternity House  
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West:  R6 - Sycamore Hill Apartments    
  
Density 
  
Currently, the site contains one multi-family building (8 beds) and a 9,500 square 
foot institutional building (including 7 beds). 
  
Under the proposed zoning, the site could accommodate 10 multi-family units (1 
bedroom). 
  

Fiscal Note: No cost to the City. 
  

Recommendation:    In staff's opinion, the request is in compliance with Horizons 2026:  Greenville's 
Community Plan  and the Future Land Use and Character Map.  
  
"In compliance" with the comprehensive plan" should be construed as meaning 
the requested zoning is (i) either specifically recommended in the text of the 
Horizons Plan (or addendum to the plan) or is predominantly or completely 
surrounded by the same or compatible and desirable zoning and (ii) promotes the 
desired urban form.  The requested district is considered desirable and in the 
public interest, and staff recommends approval of the requested rezoning. 
  
If the Planning and Zoning Commission determines to recommend approval of 
the request, in order to comply with statutory requirements, it is recommended 
that the motion be as follows:  
  
"Motion to recommend approval of the proposed rezoning, to advise that it is 
consistent with the comprehensive plan and other applicable plans, and to adopt 
the staff report which addresses plan consistency and other matters."  
  
If the Planning and Zoning Commission determines to recommend denial of the 
request, in order to comply with statutory requirements, it is recommended that 
the motion be as follows:  
  
"Motion to recommend denial of the proposed rezoning, to advise that, although 
the proposed amendment is consistent with the comprehensive plan, there is a 
more appropriate zoning classification, and to adopt the staff report which 
addresses plan consistency." 
  
Note:  In addition to the other criteria, the Planning and Zoning Commission and 
City Council shall consider the entire range of permitted and special uses for the 
existing and proposed zoning districts as listed under Title 9, Chapter 4, Article 
D of the Greenville City Code. 
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EXISTING ZONING 

R6S (Residential-Single-Family) 
Permitted Uses 

(1) General: 
a. Accessory use or building
c. On-premise signs per Article N

(2) Residential: 
a. Single-family dwelling
b(1).  Master Plan Community per Article J 
f. Residential cluster development per Article M
k. Family care home (see also section 9-4-103)
q. Room renting

(3) Home Occupations (see all categories):*None 

(4) Governmental: 
b. City of Greenville municipal government building or use (see also section 9-4-103)

(5) Agricultural/ Mining: 
a. Farming; agriculture, horticulture, forestry (see also section 9-4-103)

(6) Recreational/ Entertainment: 
f. Public park or recreational facility
g. Private noncommercial park or recreational facility

(7) Office/ Financial/ Medical:* None 

(8) Services: 
o. Church or place of worship (see also section 9-4-103)

(9) Repair:* None 

(10) Retail Trade:* None 

(11) Wholesale/ Rental/ Vehicle- Mobile Home Trade:* None 

(12) Construction: 
c. Construction office; temporary, including modular office (see also section 9-4-103)

(13) Transportation:* None 

(14) Manufacturing/ Warehousing: * None 

(15) Other Activities (not otherwise listed - all categories):* None 

R6S (Residential-Single-Family) 
Special Uses 

(1) General:* None 

(2) Residential:* None 
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(3) Home Occupations (see all categories): 
a.  Home occupation; not otherwise listed  
d.  Home occupation; including bed and breakfast inn (historic district only) 
 
 
(4) Governmental: 
a. Public utility building or use 
 
(5) Agricultural/ Mining:* None 
 
(6) Recreational/ Entertainment: 
a.  Golf course; 18-hole regulation (see also section 9-4-103) 
a(1).  Golf course; 9-hole regulation (see also section 9-4-103) 
c.(1).  Tennis club; indoor and outdoor facilities 
 
(7) Office/ Financial/ Medical:* None 
 
(8) Services: 
d.  Cemetery 
g.  School; junior and senior high (see also section 9-4-103) 
h.  School; elementary (see also section 9-4-103) 
i.   School; kindergarten or nursery (see also section 9-4-103) 
t.  Guest house for a college and other institution of higher learning  
 
(9) Repair:* None 
 
(10) Retail Trade:* None 
 
(11) Wholesale/ Rental/ Vehicle- Mobile Home Trade:* None 
 
(12) Construction:* None 
 
(13) Transportation:* None 
 
(14) Manufacturing/ Warehousing: * None 
 
(15) Other Activities (not otherwise listed - all categories):* None 
 
 
PROPOSED ZONING 
 
 
OR (Office-Residential) 
Permitted Uses 
 
(1) General: 
a.  Accessory use or building 
b.  Internal service facilities  
c.  On-premise signs per Article N 
f.   Retail sales incidental 
 
(2) Residential: 
b.  Two-family attached dwelling (duplex) 
c.  Multi-family development per Article 1 
k.  Family care home (see also section 9-4-103) 
n.  Retirement center or home 
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o.  Nursing, convalescent center or maternity home; major care facility 
p.  Board or rooming house 
q.  Room renting 
 
(3) Home Occupations (see all categories):*None 
 
(4) Governmental: 
b.  City of Greenville municipal government building or use (see also section 9-4-103) 
c.  County or state government building or use not otherwise listed; excluding outside storage and major or  
     minor repair  
d.  Federal government building or use 
 
(5) Agricultural/ Mining: 
a.  Farming; agriculture, horticulture, forestry (see also section 9-4-103) 
 
(6) Recreational/ Entertainment: 
f.   Public park or recreational facility 
g.  Private noncommercial park or recreation facility 
 
(7) Office/ Financial/ Medical: 
a.  Office; professional and business, not otherwise listed 
b.  Operational/processing center 
c.   Office; customer service not otherwise listed, including accessory service delivery vehicle parking and  
      indoor storage 
d.   Bank, savings and loan or other savings or investment institutions 
e.   Medical, dental, ophthalmology or similar clinic, not otherwise listed 
 
(8) Services: 
c.   Funeral home   
e.   Barber or beauty shop 
f.   Manicure, pedicure, or facial salon 
g.   School; junior and senior high (see also section 9-4-103) 
h.   School; elementary (see also section 9-4-103) 
i.    School; kindergarten or nursery (see also section 9-4-103) 
j.    College or other institutions of higher learning 
k.   Business or trade school 
n.   Auditorium 
o.   Church or place of worship (see also section 9-4-103) 
p.   Library 
q.   Museum 
r.    Art Gallery 
u.   Art studio including art and supply sales 
v.   Photography studio including photo and supply sales 
w.  Recording studio 
x.   Dance studio 
bb.  Civic organizations 
cc.  Trade or business organizations 
  
(9) Repair:* None 
 
(10) Retail Trade: 
s.   Book or card store, news stand 
w.  Florist 
 
(11) Wholesale/ Rental/ Vehicle- Mobile Home Trade:* None 
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(12) Construction: 
a.  Licensed contractor; general, electrical, plumbing, mechanical, etc. excluding outside storage 
c.  Construction office; temporary, including modular office (see also section 9-4-103) 
 
(13) Transportation:* None 
 
(14) Manufacturing/ Warehousing: * None 
 
(15) Other Activities (not otherwise listed - all categories):* None 
 
OR (Office-Residential) 
Special Uses 
 
(1) General:* None 
 
(2) Residential: 
d.  Land use intensity multifamily (LUI) development rating 50 per Article K 
e.  Land use intensity dormitory (LUI) development rating 67 per Article K 
i.   Residential quarters for resident manager, supervisor or caretaker; excluding mobile home 
o.(1).  Nursing, convalescent center or maternity home; minor care facility 
r.   Fraternity or sorority house 
 
(3) Home Occupations (see all categories):* None 
 
(4) Governmental: 
a.  Public utility building or use 
 
(5) Agricultural/ Mining:* None 
 
(6) Recreational/ Entertainment: 
c.(1).  Tennis club; indoor and outdoor facilities 
h.  Commercial recreation; indoor only, not otherwise listed 
 
(7) Office/ Financial/ Medical: 
f.  Veterinary clinic or animal hospital (also see animal boarding; outside facility, kennel and stable) 
 
(8) Services: 
a.   Child day care facilities 
b.   Adult day care facilities 
l.   Convention center; private 
s.   Hotel, motel, bed and breakfast inn; limited stay lodging (see also residential quarters for resident  
      manager, supervisor or caretaker and section 9-4-103) 
ff.  Mental health, emotional or physical rehabilitation center 
 
(9) Repair:* None 
 
(10) Retail Trade: 
h.  Restaurant; conventional 
j.   Restaurant; regulated outdoor activities 
 
(11) Wholesale/ Rental/ Vehicle- Mobile Home Trade:* None 
 
(12) Construction:* None 
 
(13) Transportation: 
h.  Parking lot or structure; principle use 
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(14) Manufacturing/ Warehousing: * None 
 
(15) Other Activities (not otherwise listed - all categories): 
a.  Other activities; personal services not otherwise listed 
b.  Other activities; professional services not otherwise listed 
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City of Greenville, 
North Carolina

Meeting Date: 3/21/2017
Time: 6:30 PM 

Title of Item: Request by LCD Acquisitions, LLC for a special use permit to construct 16 two 
bedroom units, 40 three bedroom units and 130 four bedroom units, totaling 178 
units with 656 bedrooms on 26.0 acres of land pursuant to the Land Use Intensity 
Dormitory Rating 67 standards. 

Explanation: The subject property is located east of Charles Boulevard, north of Grace Church 
and south of Tucker Estates Subdivision and is a portion of tax parcel 09010. 

The Land Use Intensity Dormitory use is a special use option in the R6 
(Residential) zoning district that is subject to specific floor area, open space, 
livability space and recreation space requirements.  This dormitory type use is 
similar to multi-family development, however there is no restriction on the 
number of bedrooms or unrelated occupants allowed per dwelling.   

The Planning and Zoning Commission must hold a public hearing and find 
in favor of each of the required findings to approve the special use permit. 

Please find the staff report, required findings, proposed site plan and the conduct 
of hearing process attached. 

Fiscal Note: There will be no costs to the City of Greenville associated with this development 
other than costs to provide routine services. 

Recommendation: 
The Land Use Intensity Dormitory application and site plan has been reviewed 
by the City's Technical Review Committee.  The Committee has determined the 
proposed project generally meets all standards required for development. 

If the request is approved by the Planning and Zoning Commission, the project 
must undergo an additional administrative site plan review process for final 
approval. 
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City Staff has no objection to the request. 
  

Viewing Attachments Requires Adobe Acrobat. Click here to download.

 

Attachments / click to download

Staff report, Findings, Site Plan and Conduct of Hearing Process
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doc# 1047298 1 

Special Use Permit – Land Use Intensity 
March 21, 2016 6:30 p.m. 

Council Chambers 
Staff Contact: Mike Dail, 252-329-4116 

Date: March 15, 2017 

Applicant: LCD Acquisitions, LLC 

Property Owners:  Patricia Bowen, Etal and John Taft 

Request: The applicant, LCD Acquisitions, LLC, desires a special use permit to construct 16 two 
bedroom units, 40 three bedroom units and 130 four bedroom units, totaling 178 units 
on 26.0 acres of land pursuant to the Land Use Intensity Dormitory Rating 67 standards. 

Location: The proposed use is located east of Charles Boulevard, north of Grace Church and south 
of Tucker Estates Subdivision.  The property is further identified as being a portion of 
tax parcel number 09010. 

Zoning of Property: 

Currently the subject property is zoned RA20 (Residential Agricultural).  The property 
owner has petitioned for the rezoning of the subject property to R6 (Residential).  The 
rezoning will be considered by City Council at their March 20, 2017 meeting.  If the 
rezoning fails, the requested special use permit cannot move forward because the use is 
not permitted in the RA20 zoning district.  

Surrounding Zoning: 

North:  RA20 (Residential Agricultural), R6S (Residential Single Family), 
            OR (Office Residential), R9S (Residential Single Family),  
            R15S (Residential Single Family) 
South: RA20 (Residential Agricultural), CG (General Commercial) 
East:   OR (Office Residential), RA20 (Residential Agricultural)  
West:   CG (General Commercial), OR (Office Residential), RA20 (Residential Agricultural) 

Surrounding Development: 

North:  Single Family Residences (Tucker Estates Neighborhood)  
South:  Grace Church  
East: Vacant, Single Family Residences (Tuckahoe and Meeting Place Neighborhoods) 
West:   Tara Court, The Exchange, Select Bank, Burger King, East Carolina Carpet & Interior, 

Carolina East Family Medicine, Pirate Realty, Ark Consulting, Remax, Farm Bureau, 
Single Family Residence 

Description of Property: 

The subject property is 26.0 acres in size and has 1,100 feet of frontage along Charles 
Boulevard and is part of a larger 86 acre vacant tract.   The applicant wishes to construct 57 two 
to six unit buildings containing a total of 16 two bedroom units, 40 three bedroom units and 
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130 four bedroom units, totaling 178 units with 656 bedrooms on the property.   The applicant 
also proposes a clubhouse and active recreation area centrally located in the development and 
666 parking spaces. 

Comprehensive Plan: 

The majority of the subject property is located within the Traditional Neighborhood Medium to 
High Density character type as designated by Horizons 2026: Greenville’s Community Plan, 
adopted on September 8, 2016.   

Traditional Neighborhood, Medium-High Density  

Primarily residential area featuring a mix of higher density housing types ranging from 
multifamily, townhomes, and small-lot single- family detached. They are typically located 
within a walkable distance to a neighborhood activity center. Traditional neighborhoods should 
have a walkable street network of small blocks, a defined center and edges, and connections to 
surrounding development.  

Intent: 

• Provide streetscape features such as sidewalks, street trees, and lighting

• Allow neighborhood-scale commercial or mixed-use centers at key intersections within
neighborhoods

Primary Uses: 

• Multi-family residential
• Single-family residential attached (townhomes) and detached (small-lot)

Secondary Uses: 

• Institutional (neighborhood scale)

It is important to note that a portion of the subject property along the southern boundary  is 
found within the Meeting House Branch drainage area.  The Future Land Use and Character 
map recommends potential conservation/open space (PCOS) along Meeting House Branch. The 
map is not meant to be dimensionally specific and may not correspond precisely with 
conditions on the ground.  When considering development proposals, some areas classified as 
conservation/ open space may be determined not to contain anticipated development 
limitations.  In such cases, the future preferred land use should be based on adjacent Land Use 
Plan designations, contextual considerations, and the general policies of the comprehensive 
plan.  

In staff's opinion, the request is in compliance with Horizons 2026:  Greenville's Community 
Plan and the Future Land Use and Character Map. 

Notice: 

Notice was mailed to the adjoining property owners on March 6, 2017.  Notice of the public 
hearing was published in the Daily Reflector on March 6, 2017 and March 13, 2017.  
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Staff Comments: 

The proposed development has been reviewed by the City’s Technical Review Committee. 
The Committee has determined the project generally meets all standards required for 
development.  If approved by the Planning and Zoning Commission, the project must undergo 
an additional administrative site plan review process by the City’s Technical Review 
Committee for final approval.  Administrative site plan approval will be subject to any 
conditions imposed by the Planning and Zoning Commission as part of the special use permit 
approval. 

Density Comparison:  

Traditional multi-family development in the R6 (Residential) zoning district typically yields a 
density of 12 – 14 units per acre which could result in 312 - 364 three bedroom units with a 
total of 936 – 1,092 bedrooms on the subject property.  This development option is permitted 
by right and would not require a special use permit and would not be subject to conditions. 
Administrative site plan approval would be required.  

The applicant is proposing 16 two bedroom units, 40 three bedroom units and 130 four 
bedroom units with a total of 178 units with 656 bedrooms. The proposed density would be 6.8 
units per acre. 

The proposed density of 6.8 units per acre would fall on the low end of what is considered 
medium density multi-family development.  The primary reason the Land Use Intensity 
Dormitory option is being requested is not to have increased density but rather to exercise the 
ability to develop four bedroom units which can be occupied by more than three unrelated 
persons.  Current City Code allows occupancy of no more than three unrelated persons in a 
dwelling unit.  The Land Use Intensity Dormitory option does not restrict the number of 
bedrooms or occupants per dwelling unit. 

Parking Requirements: 

The parking standards for traditional multi-family development are 1.5 parking spaces per 1 
bedroom unit, 2 parking spaces per two or more bedroom units and 1 visitor space per 10 units. 
Based on the proposed number of units (178 two or more bedroom units) traditional multi-
family development standards would require 374 parking spaces. 

The parking standard for Land Use Intensity Dormitory development is 0.75 spaces per 
bedroom.  The parking requirement for the proposed development is 492 spaces. 

The applicant is proposing 666 parking spaces which is 174 more parking spaces than required. 

Conditions: 

The Planning and Zoning Commission may, in its discretion, impose conditions to the plan that 
exceed minimum standards when it is found that such conditions are necessary to ensure that 
the proposed development will be compatible with adjacent properties.  Such conditions may 
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include, but not be limited to setbacks, parking, screening, landscaping, bufferyards, density or 
other requirements. 

 
If the commission finds the petition satisfies all required criteria, staff recommends the 
following conditions be included in the motion to approve: 
 

1. Occupancy shall be limited to one bed and one person per bedroom. 
 

2. Outside recreation equipment shall be restricted to the designated recreation areas. 
 

3. The owner/manager shall request East Carolina University student transit service and 
shall cooperate fully with the University in the provision of such service.  The project 
shall be designed to accommodate buses services interior to the development. 

 
Commission Action: 
  

A simple majority vote of a quorum of those members present and eligible to vote in favor of 
the request is required for each finding to approve the request. 
 
A copy of the required findings and the conduct of hearing process is attached. 

Attachment number 1
Page 4 of 34

Item # 4



Doc. #1047818 
 

Land Use Intensity – Special Use Permit 
 

Required Findings 
 
 
1.   Utility Service.  The Planning and Zoning Commission must find that the use has existing 

or proposed utility services which are adequate for the population densities as proposed. 
 

2.  Traffic.  The Planning and Zoning Commission must find that the use is properly located 
in relation to arterial and collector streets and is designed so as to provide direct access 
without creating traffic which exceeds acceptable capacity as determined by the city 
engineer on streets in adjacent areas outside the development. 

 
3.  Health and Safety, Public Welfare, Nuisance or Hazard.  The Planning and Zoning 

Commission must find that the use (i) will not adversely affect the health or safety of 
persons residing or working in the neighborhood of the proposed use, (ii) will not be 
detrimental to the public welfare, and (iii) will not constitute a nuisance or hazard, if 
located and developed according to the plan as submitted and approved.  Such health and 
safety, public welfare and nuisance or hazard considerations include but are not limited to 
the following: 

 
 (a) The number of persons who can reasonably be expected to live within or frequent the 

development at any one time. 
 (d) The intensity of the proposed development in relation to the intensity of adjoining and 

area uses. 
 (c) The visual impact of the proposed development as viewed from adjacent properties 

and public street rights-of way. 
 (d) The location and extent of exterior physical activities of the proposed use including 

common recreation areas and facilities, and common and/or private patios, porches, 
balconies and open spaces. 

 (e) The reasonably anticipated noise or other objectionable characteristics that will result 
from the proposed use, or as a result of any element of project design. 

   (f) The safe and convenient location of all on-site parking and drives. 
   (g) The existing vehicular traffic on area streets. 

 (h) The reasonably anticipated increase in vehicular traffic generated by the proposed 
development. 

 (i) The condition and capacity of area street(s) which will provide access to the proposed 
development. 

 (j) The visibility afforded to both pedestrians and operators of motor vehicles both 
on-site and off-site. 

 (k) The anticipated, existing and designed vehicular and pedestrian movements both 
on-site and off-site. 

 
4.  Conditions and Specifications. The Planning and Zoning Commission must find that the 

use meets all required conditions and specifications. 
 
5.  Injury to Property or Improvements.  The Planning and Zoning Commission must find 

that the use will not injure, by value or otherwise, adjoining or abutting property or public 
improvements in the neighborhood or in the alternative, that the use is a public necessity. 
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6.  Location and Character.  The Planning and Zoning Commission must find that the 

location and character of the use if developed according to the plan submitted and 
approved, will be in harmony with the area in which it is to be located and in general 
conformity with the Comprehensive Land Use Plan of the City of Greenville and its 
extraterritorial jurisdiction. 
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Land Use Intensity –  Special Use Permit 
 

Conduct of Hearing Guidelines 
 

1. Following the reading of the agenda item the Chairman asks the City Attorney to explain the 
procedure. 

 
2. The secretary shall swear in all persons wishing to speak, testify or enter facts into the record. 

 
3. A representative of the City shall give the preliminary statement of the case and proposed 

Findings of Fact. 
 

4. Chairman declares the public hearing open.  The applicant and those persons who wish to 
speak in favor of the request shall present testimony in support of the application. Those 
persons opposing the request shall present testimony against the application.  Both sides will 
then be permitted to present rebuttals to opposing testimony. The Commission members may 
ask the applicant, those persons in support of the petition, those persons in opposition of the 
petition and representatives of the City for additional and/or clarified information.  Rebuttal 
testimony shall be permitted.  Note: All documents, photographs, diagrams, maps, petitions or 
other exhibits shown to the Commission shall become a part of the record in the case and will 
not be returned to the parties.  

 
5. Once all testimony has been received the Chairman shall declare the public hearing closed. 

 
6. Chairman asks the City Attorney to explain the voting procedure.  The Commission shall then 

consider all proposed Findings of Fact.  A majority vote in the affirmative of the Commission 
shall be necessary to approve each required Finding of Fact.  Failure to approve any one (1) 
required Finding of Fact shall constitute denial of the application. 

 
• The Chairman shall read each summarized Finding of Fact (see attached).   By each 

members silence on the individual subject it is established that the Commission finds 
unanimously in favor of the applicant.  If any voting member desires a roll call vote 
on the finding when read, such member shall indicate by stating - VOTE.  

 
• The Chairman shall, upon such request for a vote, call for a discussion on the subject.  

 
• Following discussion the Chairman shall call for a vote.  

 
• The Chairman shall poll each voting member for their vote on the subject finding.  

Any negative vote must be supported by additional findings of fact which specify, in 
objectively measurable ways, the reasons the subject application fails to meet the 
criteria.  If a negative vote is sustained, those members voting no shall state for the 
record, their reasons for denial. 
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7. The sequence listed under (6) above shall be repeated for each required finding. 

 
8. The Chairman shall then call for a motion to adopt the Findings of Fact. 

 
9. If favorable on all required findings:  Once all required Findings of Fact have been considered 

by the Commission and no individual Finding of Fact has failed by recorded vote the 
Chairman shall call for a motion to approve the application with the conditions recommended. 
  

 
• The Commission may in its discretion attach conditions to the plan that exceed the 

minimum standards set forth under Article K. Land Use Intensity when it is found 
that such conditions are necessary to ensure that the proposed development will be 
compatible with adjacent areas. 

 
• The request shall be approved by a majority vote of the Commission.   

 
10. If any individual Finding of Fact has failed by recorded vote the Chairman shall declare the 

application denied. 
 

11. The Chairman shall advise the applicant and interested parties in attendance that appeal of this 
decision may be made in accordance with law to Pitt County Superior Court. 
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