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PLANNING AND NEIGHBORHOOD SERVICES

Planning Board Transmittal for the March 25, 2014 Town Council Public Hearing

Case: CZ 2013-009

Reference Name

Plyler Road Community

Planning Board
Meeting Date

March 18,2014 & March 20, 2014

Chair Cowan [X Jan Brown [ ] Vice Chair Larry Miller [X]
Cathi Higgins [X] Kelly D’ Onofrio [X] Robert Rollins [X]
Members P t
embers Fresen Alan Rosenberg [ ] Cheryl Mimy [X] Steve Long  [X
Alternate 1 Alternate 2
Present not voting
Sidney Sandy  [X]
Alternate 3
Case Found
Yes No
Complete = L]
Motion Recommend to Town Council with modification
Member Making .
i Boardmember Sidn n
the Motion oardmember Sidney Sandy

Second the Motion

Vice Chair Larry Miller

Vote

4-3 for transmit a recommendation to approve with modified site plan
and conditions of approval.

Purpose of the Amendment: to rezone an existing 27.15 acre property from Light Industrial
(LI) to a Conditional Multi-Family Residential Zoning District. The intent is to redevelop the
abandoned industrial site to a multi-family residential community (348-units*) consisting of
eight (8) six-plex units proposed at the periphery of the community, and ten (10*) garden style
apartment buildings within the interior of the property. The community includes two-story
garage storage buildings, an amenity facility surrounded by a central lawn and tree bosque area,
small pocket parks/open space areas, and security fencing placed at adjacent properties and the
railroad right-of-way. *Project modified at Planning Board Meeting

Town Council Action: Receive the Planning Board transmittal report and public testimony and:
1. Concur with the findings and transmittal of the Planning Board to
2. Concur with the findings and approve as modified by Council; or
3. Do not make the findings and disapprove the amendment.




As stated in the summary, this is a request to rezone a 27-acre property for the purpose of
developing a multi-family residential community on the existing abandoned light industrial site
located at the corner of Unionville-Indian Trail Road and Plyler Road. The subject property is
known locally as the “Genwove” site which was a leading veneer manufacturing company in the
south at its peak of operation. The facility closed down in 2008; was purchased in 2009 with
some site demolition occurring between 2009 -2010.

Subject Property Location Map [

The applicant had originally proposed 378- residential units, within two styles of multi-family
residential structures - a mix of six-plex units (8-big house design units) and three-story garden
style apartment buildings (11) resulting in a total proposed density of 14 units per acre. The
complete analysis of the original proposal can be found in attachment two (2) - of this report.
The applicant presented a modified proposal of 348-residential units to the Planning Board at the
March 20" meeting. Discussion of the modified plan and conditions are found below.

Planning Board Meeting

This request was heard by the Indian Trail Planning Board on March 18, 2014. Due to the late
hour, the Board recessed to reconvene on March 20, 2014 to complete the public comment
portion of the meeting, deliberate and reach a recommendation. Comments presented to the
Planning Board regarding this request were:

¢ Traffic — within the area and on Plyler Road. Some questioned the adequacy of the
Traffic Study.

0 Response: The applicant’s traffic engineer answered questions at the March 18,
2014 meeting. They will be available for additional questions at the Town
Council Meeting.

0 Response: NCDOT has provided their comments regarding the traffic study.

0 The Town is reaching out to NCDOT to request they look at traffic calming on
Plyler Road as well as safety features at the curves.

0 The Town will also speak to UCSO regarding options to address speeding
vehicles on Plyler Road.



School Impacts-

0 Response: The applicant’s provided a handout titled “Higher-Density
Development- Myth and Fact” published by the Urban Land Institute referencing
page 9(Attachment 3). Boardmember D’Onofrio requested more recent data. The
applicant referenced a more recent document titled “New Data Confirms Low
Number of School-Aged Children in Multi-family”. This document can be found
at this weblink: http://newsmanager.commpartners.com/nahbout/issues/2009-01-
29/email.html.

Safety Concerns related to Train Derailment

0 Response: The applicant contacted CSX and obtained a publication. He stated
this document would be provided to each tenant for information prior to entering
into a lease agreement as disclosure to the community’s proximity to the railroad
right-of-way.

Quality of Life impacts living next to the rail and potential impacts to existing neighbors
during construction

0 Response: The apartment management will be required to disclose its location
adjacent to the railroad right-of-way (as stated above). The project is conditioned
to have a construction access phasing plan and deliveries are to utilize US-74 and
Unionville-Indian Trail Road for construction deliveries.

Lack of on-site Parking — see below
Density

0 Response: The applicant has modified their proposal and site plan to address the

issue of parking and density.

27.15 Acres 12.8 units/facre
| Units
| 300 apartment units
66 1-bedroom 1.5 sp/unit
185 2-bedroom 2 sp/unit
49 3-bedroom 2.5 sp/unit

| 48 6-plex units
48 2-bedroom 2 sp/unit S

Parking Ratio 1
L Required Actual
Residents 688
N Guest 172

Total 860

SCALE = 1:130 03.20.14

Master Plan - Concept

This site plan reflects a reduction in the number of units by the removal of one-
three story garden style apartment structure. The removal of the structure reduced


http://newsmanager.commpartners.com/nahbout/issues/2009-01-29/email.html.
http://newsmanager.commpartners.com/nahbout/issues/2009-01-29/email.html.

the proposed units to 348 apartments resulting in an overall density of 12.8 units
to the acre (previouslyl14 du/acre). The reduction in the number of residential
units reduces the number of required parking spaces to 860 spaces (from the
previous 933 required spaces). The applicant is providing a total of 829-parking
spaces which results is a 3.6% deficit in the required parking for the site.

Number of  Parking Requirements

units
330- garden apartment units

1-bedrooms 66 99 spaces

2-bedrooms 185 370 spaces

3-bedrooms 49 123 spaces
48- Six-plex units

2-bedrooms 48 96 spaces
TOTALS 348 units 688 parking spaces
Guest parking (1 sp/per 4 spaces) 172 parking spaces*
Total Parking Required 860 spaces
Total Provided 829 spaces | 3.6% parking deficient
On-street and within garages

e Lack of sidewalk linking neighborhoods on Plyler Road — very unsafe for
pedestrians.
0 Response: The applicant has committed to a partnership with the Town in
the construction of a sidewalk on the westside of Plyler Road to Ridgefield
Circle. The applicant to provide funding for the sidewalk to the Town.
e Impact on adjacent Property Values
0 Response: The applicant provided an appraisal impact study for the
proposed project — see Attachment -4 — which states the proposed use will
be in harmony with the neighborhood and as long as the units are priced
correctly it will not adversely affect the value of the surrounding
properties.
0 Response: An economic impact study has been provided within
Attachment 2- (Planning Board Report with the application)- stating the
estimated value at build-out is $48.5 million, it will create 356
construction jobs over the course of build-out, and provide an estimated
$426,000 in total annual local funds, including property taxes and
stormwater fees.
e Why not other uses- commercial, single-family, government offices, museum,
citizens center.
e Lack of planning for law enforcement

There were speakers that stated it was a “nice design” and they were tired of looking at the
abandoned industrial site-it’s an eyesore; however they are concerned with the traffic.

The applicant has also committed to additional conditions of approval associated to enhanced
amenities such as children’s play area, smart board in clubhouse, dog wash facility, etc. This has
been incorporated in the conditions of approval.



The Planning Board after much deliberation and discussion, motioned to recommend approval to
the Town Council (4 to 3), based on the modified site plan and conditions, and making the
following findings as read into the record:

Goal — Land Use and Housing - The proposed conditional district provides for quality multi-
family residential use at an appropriate location providing a more appropriate transition
between land uses than the existing abandoned light industrial use.

Goal- Mobility and Transportation — The proposed conditional district includes the construction
of curb, gutter, and sidewalk enhancing mobility in the area, construction of a roadway
improvements (turn-lane and storage), construction of a enhanced pedestrian crossing, a cash
contribution for intersection improvements, and dedication of right-of-way on adjacent
roadways to meet the future transportation needs of our community.

Goal- Infrastructure-The proposed conditional district will expand utilities in the area,
underground overhead utilities where feasible.

WHEREAS, request for this conditional zoning district is a reasonable request and is
in the public interest because it eliminates an abandoned light industrial site, establishes an
more appropriate transitional use between the single-family community, creates a mix of
housing sizes within the US 74-West corridor provides expanded housing opportunities for
Indian Trail citizens and business owners, includes transportation and utility infrastructure
investment, and is in general conformity of the Comprehensive Plan.

Town Council Action - Based on the transmittal, public testimony, and deliberations, the
Council may take one of the following actions:
1. Concur with the findings and transmittal of the Planning Board to approve; or
2. Concur with the findings and approve as modified by Council; or
3. Do not make the findings and disapprove the amendment.

Shelley DeHart, AICP
704 821-5401
srd@planning.indiantrail.org

Attachment -1- Revised Site Plan

Attachment- 2 — Planning Board Report

Attachment 3 — Letter from NCDOT regarding Traffic Study
Attachment 4 — Higher-Density Development Myth and Fact
Attachment 5- Town Center Apartment Impact Study
Attachment -6- Draft Ordinance
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