
Agenda 

Planning and Zoning Commission 

February 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 - Doug Schrade

III. ROLL CALL

IV. APPROVAL OF MINUTES - January 17, 2017 Minutes

V. NEW BUSINESS 

REZONINGS 

1. 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).

2. Ordinance requested by Patricia S. Bowen Etal to rezone 84.533 acres located along the eastern
right-of-way of Charles Boulevard and adjacent to Grace Church from RA20 (Residential-
Agricultural) to R6 (Residential [High Density Multi-family]) - 26.000 acres, R6S (Residential-
Single-family [Medium Density]) - 12.549 acres, R9S (Residential-Single-family [Medium
Density]) - 15.807 acres, R15S (Residential-Single-family [Low Density]) - 21.887 acres, and
O (Office) - 8.290 acres.

VI. ADJOURN

Ordinance requested by WGB Properties, Incorporated to rezone 7.87 acres located along the
northern right-of-way of Clifton Street and the eastern right-of-way of Evans Street from CG
(General Commercial) to OR (Office-Residential [High Density Multi-family]).

3.

4. 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.

FUTURE LAND USE AND CHARACTER MAP AMENDMENT 
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City of Greenville,  
North Carolina 

 

Meeting Date: 2/21/2017
Time: 6:30 PM 

  

Title of Item: 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).  
  

Explanation: Abstract:    The City has received a request from 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).   
 
Required Notices:  
  
Planning and Zoning meeting notice (property owner and adjoining property 
owner letter) mailed on February 7, 2017. 
On-site sign(s) posted on February 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 
southwestern corner of the intersection of Allen Road and Landfill Road 
transitioning to industrial/logistics (IL) to the west and south.   
  
Further, potential conservation/open space (PCOS) is recommended in this area.  
The Future Land Use Map identifies certain areas for conservation/open space 
uses.  The map is not meant to be dimensionally specific and may not correspond 
precisely with conditions on the ground.  When considering rezoning requests or 
other 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 
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comprehensive plan.     
  
Commercial: 
  
Primarily community- and regional-scale commercial development situated near 
and along major roadway corridors.  Existing development is characterized by 
buildings set back from streets behind surface parking.  That existing pattern 
should evolve to become more walkable with shorter blocks, buildings near 
streets, shared parking and connections to surrounding  development.  
  
Intent: 

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

parking to the side or rear of buildings  
l Improve/provide public realm features such as, signs, sidewalks, 

landscaping  
l Reduce access-points into development for pedestrian and vehicular safety  
l Reduce and consolidate surface parking  

Primary uses: 
Commerical (small and large format) 
Office 
  
Secondary uses: 
Institutional/civic 
  
Industrial/Logistics: 
 
Area is characterized by warehouses and light manufacturing operations and 
related office uses. It includes the Greenville Industrial Park, airport area, and 
Southwest Bypass Corridor. 

Intent: 

l Encourage expansion of light industrial, assembly and research uses  
l Encourage the use of higher-quality building materials and landscaping for 

highly-visible sites 

Primary Uses: 
Industrial 
Light industrial 
Research and assembly 
Warehousing 
  
Secondary Uses: 
Office 
Commercial 
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There is a designated neighborhood activity center at the intersection of Allen 
Road and Landfill Road.  These centers are intended to contain 20,000-
50,000 square feet of conditioned floor space and serve an area within one mile.   
  
Thoroughfare/Traffic Report Summary (PWD-Engineering Division):  
  
Based on the analysis comparing the existing rezoning (115 trips) and requested 
rezoning, the proposed rezoning classification could generate approximately 
59 trips to and from the site on Allen Road, which is a net decrease of 56 trips 
per day.  Since the traffic analysis for the requested rezoning indicates that the 
proposal would generate less traffic than the existing rezoning, a traffic volume 
report was not generated.  
  
During the review process, measures to mitigate traffic impacts will be 
determined.  
    
History/Background: 
  
In 2001, the subject property was part of a large-scale extra-territorial jurisdiction 
(ETJ) extension and was zoned MRS (Medical-Residential-Single-family).  
  
Present Land Use:  
  
Vacant   
  
Water/Sewer:  
  
Water and sanitary sewer are available. 
  
Historic Sites:  
  
There are no known effects on designated sites. 
  
Environmental Conditions/Constraints:  
  
There are no known environmental constraints.  
  
Surrounding Land Uses and Zoning:  
  
North:  MRS - One (1) single-family residence; MCH - farmland (under common 
ownership of applicant) 
South:  MRS - One (1) single-family residence;  MCH - One (1) single-family 
residence (under common ownership of applicant) 
East:  R6 - Wells Chapel Church of God in Christ; OR - Vacant   
West:  MCH - farmland (under common ownership of applicant) 
  
Density Estimates:  
  
Under the current zoning (MRS), the site could yield 8-12 single-family lots. 
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Under the proposed zoning (MCH), the site could yield 23,700+/- square feet of 
mini-storage. 
  
The anticipated build-out time is 1-2 years.  
  
  
  

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 it is 
inconsistent with the comprehensive plan or other applicable plans, and to adopt 
the staff report which addresses plan consistency and other matters." 
  
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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City of Greenville,  
North Carolina 

 

Meeting Date: 2/21/2017
Time: 6:30 PM 

  

Title of Item: Ordinance requested by Patricia S. Bowen Etal to rezone 84.533 acres located 
along the eastern right-of-way of Charles Boulevard and adjacent to Grace 
Church from RA20 (Residential-Agricultural) to R6 (Residential [High Density 
Multi-family]) - 26.000 acres, R6S (Residential-Single-family [Medium 
Density]) - 12.549 acres, R9S (Residential-Single-family [Medium Density]) - 
15.807 acres, R15S (Residential-Single-family [Low Density]) - 21.887  acres, 
and O (Office) - 8.290 acres.  

  

Explanation: Abstract:    The City has received a request from Patricia S. Bowen Etal to 
rezone 84.533 acres located along the eastern right-of-way of Charles Boulevard 
and adjacent to Grace Church from RA20 (Residential-Agricultural) to R6 
(Residential [High Density Multi-family]) - 26.000 acres, R6S (Residential-
Single-family [Medium Density]) - 12.549 acres, R9S (Residential-Single-family 
[Medium Density]) - 15.807 acres, R15S (Residential-Single-family [Low 
Density]) - 21.887  acres, and O (Office) - 8.290 acres. 
 
Required Notices:  
  
Planning and Zoning meeting notice (property owner and adjoining property 
owner letter) mailed on February 7, 2017. 
On-site sign(s) posted on February 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 
northeastern corner of the intersection of Fire Tower Road and Charles 
Boulevard, transitioning to office/institutional (OI) then traditional 
neighborhood, medium-high density (TNMH). 
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Further, the Future Land Use and Character 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 rezoning requests or other 
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.   
  
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: 

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 
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Institutional/Civic 
  
Thoroughfare/Traffic Report Summary (PWD-Engineering Division):  
  
Based on possible uses permitted by the requested rezoning, the proposed 
rezoning classification could generate 4,556 trips to and from the site on Charles 
Boulevard, which is a net increase of 1,638 trips per day.   
  
During the review process, measures to mitigate traffic will be determined.  
     
History/Background: 
  
In 1972, the property was incorporated into the City's extra-territorial jurisdiction 
(ETJ)zoned RA20 (Residential-Agricultural). 
   
Present Land Use:  
  
Farmland and one (1) single-family residence 
  
Water/Sewer:  
  
Water and sanitary sewer are available to the subject property. 
  
Historic Sites:  
  
There are no known effects on designated sites. 
  
Environmental Conditions/Constraints:  
  
The subject property is impacted by the floodway, 100- and 500-year floodplains 
associated with Meeting House Branch.   
  
Surrounding Land Uses and Zoning:  
  
North: OR - Tucker Professional Center; R15S and R6S - Tucker Estates 
Subdivision   
South: RA20 - Grace Church and one (1) vacant lot; OR - one (1) vacant lot; 
R6S - Meeting Place and Red Banks Subdivisions  
East: R9S - Tuckahoe Subdivision   
West: OR - The Madison, The Landing and Tara Multi-family complexes; Tara 
Office Complex, one (1) vacant lot, and East Carolina Carpet and Interiors 
(under common ownership of one of the applicants); RA20 - one (1) single-
family residence    
  
Density Estimates: 
  
Tract 1 - 26.000 acres 

Under the current zoning (RA20), staff would anticipate the site to yield 90-100 
single-family lots. 
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Under proposed zoning (R6), staff would anticipate the site to yield 310-325 
multi-family units (1, 2 and 3 bedroom units).  

The anticipated build-out is within one (1) year. 

Tract 2 - 12.549 acres  
  
Under the current zoning (RA20), staff would anticipate the site to yield 35-40 
single-family lots. 

Under proposed zoning (R6S), staff would anticipate the site to yield 60-65 
single-family lots. 

The anticipated build-out is 1-2 years.  

Tract 3 - 15.807 acres  

Under the current zoning (RA20), staff would anticipate the site to yield 50-55 
single-family lots. 

Under proposed zoning (R9S), staff would anticipate the site to yield 58-63 
single-family lots. 

The anticipated build-out is 1-2 years. 

Tract 4 - 21.887 acres  

Under the current zoning (RA20), staff would anticipate the site to yield 67-78 
single-family lots. 

Under proposed zoning (R15S), staff would anticipate the site to yield 47-52 
single-family lots. 

The anticipated build-out is 1-2 years.  

Tract 5 - 8.290 acres  

Under the current zoning (RA20), staff would anticipate the site to yield 27-32 
single-family lots. 

Under proposed zoning (O), staff would anticipate the site to yield 61,230+/- 
square feet of office space.  

  

Fiscal Note: No cost to the City.  
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Recommendation:    Tracts 1 and 2 
  
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. 
  
Tracts 3, 4 and 5 
  
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 
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.  
  
The following language can be used to recommend approval or denial for the 
tracts that are considered in compliance or in general compliance. 
  
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 it is 
inconsistent with the comprehensive plan or other applicable plans, and to adopt 
the staff report which addresses plan consistency and other matters." 
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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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City of Greenville, 
North Carolina

Meeting Date: 2/21/2017
Date time: 6:30 PM

Title of Item: Ordinance requested by WGB Properties, Incorporated to rezone 7.87 acres located 
along the northern right-of-way of Clifton Street and the eastern right-of-way of 
Evans Street from CG (General Commercial) to OR (Office-Residential [High 
Density Multi-family]).

Explanation: Abstract:    The City has received a request from WGB Properties, Incorporated to 
rezone 7.87 acres located along the northern right-of-way of Clifton Street and the 
eastern right-of-way of Evans Street from CG (General Commercial) to OR 
(Office-Residential [High Density Multi-family]).

Required Notices: 

Planning and Zoning meeting notice (property owner and adjoining property owner 
letter) mailed on February 7, 2017.
On-site sign(s) posted on February 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 
northeastern corner of the intersection of Evans Street and Arlington Boulevard 
transitioning to office/institutional (OI) and university/institutional (UI) in the 
interior area.  

Further, the Future Land Use and Character recommends potential 
conservation/open space (PCOS) along Green Mill Run.  The map is not meant to 
be dimensionally specific and may not correspond precisely with conditions on the 
ground.  When considering rezoning requests or other 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.  

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 
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connections to surrounding development.

Intent:

� Provide connectivity to nearby uses (paths, streets)
� 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

� Improve/provide public realm features such as signs, sidewalks, landscaping
� Reduce access-points into development for pedestrian and vehicular safety

Primary Uses:
Office
Institutional/Civic

University Neighborhood:

Mainly comprised of ECU’s Main Campus, surrounding facilities (athletic fields), 
and the future Millennial Campus. 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:

� Encourage better physical links between Uptown and ECU
� Support campus development as described in A Campus Within Context, A 

Comprehensive 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
Multi-family residential

There is a designated neighborhood activity center at the intersection of Arlington 
Boulevard and Evans Street. These centers are intended to contain 20,000-
50,000 square feet of conditioned floor space and serve an area within one mile. 

Thoroughfare/Traffic Report Summary (PWD-Engineering Division): 

Based on the analysis comparing the existing zoning (3,509 daily trips) and 
requested rezoning, the proposed rezoning classification could generate 
approximately 732 trips to and from the site on Evans Street and Arlington 
Boulevard, which is a net decrease of 2,777 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 1969, the property was zoned CG (General Commercial).  

Last year, an identical rezoning request was submitted by the applicant.  The 
Planning and Zoning Commission recommended approval but City Council denied 
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the request on April 14, 2016.

Present Land Use: 

Vacant

Water/Sewer: 

Water and sanitary sewer are available to the subject property.

Historic Sites: 

There are no known effects on designated sites.

Environmental Conditions/Constraints: 

The subject property is impacted by the floodway, 100- and 500-year floodplains 
associated with Green Mill Run.  

Surrounding Land Uses and Zoning: 

North: CH - City of Greenville (vacant); OR - East Carolina University (wooded) 
South: CG - McGee Cadd, Hope of Glory Thrift Store and one (1) vacant lot 
(under common ownership of applicant)
East: OR - Cypress Creek Townhomes; CG - State of North Carolina  
West: CG - Vacant (under common ownership of applicant); CH - Vacant  

Density Estimates: 

Under the current zoning (CG), staff would anticipate the site to yield 51,000+/-
square feet of commercial space.  

Under proposed zoning (OR), staff would anticipate the site to yield 100-
110 multi-family units (1, 2 and 3 bedroom units).

The anticipated build-out is 1-2 years.

Additional Staff Comments:

The property is impacted by the Green Mill Run Greenway, Phase 2 Extension 
Project that runs for 1.2 miles between Evans Street and Charles Boulevard. There 
is a 20-foot greenway easement located on the property (see survey).

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 
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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 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 it is 
inconsistent with the comprehensive plan or other applicable plans, and to adopt 
the staff report which addresses plan consistency and other matters."

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.

Attachments / click to download

Attachments

List_of_Uses_for_CG_to_OR_1033499
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WGB Properties, Incorporated
From: CG (General Commercial)

To:  OR (Office-Residential [High Density Multi-family])
7.87 acres
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City of Greenville, 
North Carolina

Meeting Date: 2/21/2017
Date 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.

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:

� Provide better pedestrian and vehicular connectivity between residential 
developments

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

Primary Uses: 
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 
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walkable pattern with shorter blocks, buildings near streets, shared parking, and 
connections to surrounding development.

Intent:

� Provide connectivity to nearby uses (paths, streets)
� 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

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

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 
DailyReflector. All information related to CPC meetings were 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 
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were adopted in 2004, 1997, and 1992.  There are several reasons the Horizons 
2010 plan needed to be updated, including:

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

� Local, regional, national, and global changes have resulted in a new social, 
economic, and environmental context; and

� 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 

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.
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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's adoption 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.

Staff recommends denial of the request.

Viewing Attachments Requires Adobe Acrobat. Click here to download.

Attachments / click to download

Attachments
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