City Council Staff Report

Council Meeting Date

May 12, 2026

Subject

Conditional Zoning Request for 1116 Sweeten Creek Rd

Staff Resource(s)

Stephanie Monson Dahl, Planning and Urban Design Director; Chris Collins, Assistant
Director; Clay Mitchell, Development Liaison

Action Requested

Adoption of an ordinance to conditionally rezone the property located at 1116 Sweeten
Creek Rd from Commercial Industrial (Cl) and Residential Multi-Family High Density
(RM-16) to Residential Expansion - Conditional Zone (RES EXP-C2Z).

Background

Project Location and Contacts:

The project site totals 5.15 acres located at 1116 Sweeten Creek Rd (PIN
9657-30-1178).

Owner: Heidi & Steve Kim.

Developer: Penrose LLC.

Summary of Petition:
Project Site

The project area consists of one property totalling 5.15 acres located at 1116 Sweeten
Creek Rd in the Shiloh Neighborhood, and identified in the Buncombe County land
records as PIN 9657-30-1178.

The site is currently zoned Commercial Industrial (Cl) on its western portion and
Residential Mulit-Family High Density (RM-16) on its eastern portion.

The site has two residential structures. One existing single-family house on the property
appears to be abandoned and the other occupied and was built in 1935 according to the
county tax card.

Given the size of the project (over 50 residential dwelling units) a conditional zoning to
the Residential Expansion - Conditional Zone (RES EXP - CZ) district is required.
Based on the Living Asheville Comprehensive Plan Future Land Use Map (FLUM) the
property is currently designated “Urban Corridor” for the western portion and “Residential
Neighborhood” for the eastern portion. These areas are delineated along the same
boundary as the existing zoning districts for the parcel. Both designations recommend



high density multi-family uses and Residential Expansion districts, especially where
adjacent to transportation corridors. A change in the Future Land Use Map is not
required.

Overall Project Proposal
e New building construction includes one 4-story multi-family building, one 3-story
multi-family building, totalling 126 affordable housing units, as well as an outdoor
pavilion.

o The pavilion is proposed in the central section of the site with additional outdoor
amenities.

o The two multi-family buildings are proposed as a larger L-shaped 4-story
structure with 96 units along the north and western sides of the developed area
and a rectangular 3 story building along the southern side with 30 units.

e Other site improvements include surface parking, new sidewalks, and a playground.

Technical Modifications
e The project is seeking technical modifications to development standards through the
conditional zoning process including:
o Sidewalk widths of 5’ on Sweeten Creek and internally, instead of the 10’-wide
standard.

Site Layout and Design

e Maximum building height for multifamily buildings in the RES EXP district is 60 feet. The
maximum building height of the proposed project is approximately 43’ as measured to
the ceiling of the highest floor.

e Maximum density in the RES EXP district is 50 units/acre for projects proposing
affordable units.The proposed project’s density is 24.6 units/acre.

e Front yard, rear yard, and side yard setbacks of 15 feet are required in the RES EXP
district. The project is compliant with the minimum required setbacks.

e Maximum impervious surface in the RES EXP district for multifamily uses is 80%. The
proposed project would result in a total impervious area of 50%.

Access, Sidewalks and Parking

e Access to the site is from a driveway on Sweeten Creek Rd - a NCDOT maintained road.

e A significant NCDOT project to widen Sweeten Creek is in the engineering & design
phase. This project has a northern terminus to the south of the project site just north of
Rock Hill Road. The project site is not included in the project and the construction for this
project is currently TBD and not funded in the state transportation plan.

e Sidewalks are proposed at 5 in width along the project’s frontage on Sweeten Creek and
internal to the site. An 8’ wide grass strip is shown along the frontage between the new
sidewalk and the roadway.

e The project is seeking a technical modification for sidewalks width less than the
minimum required 10’.

e A total of 157 parking spaces are proposed for the project. Based on the number of
bedrooms and dwelling units, the minimum/maximum number of required parking spaces
is 156/282 for the RES EXP district.

e Bicycle parking is required at a rate of 10% of the total number of residential units, which
equates to 13 required bicycle parking spaces, which the project is proposing with the
final location to be determined.



Landscaping / Open Space / Tree Canopy

Landscape requirements apply, including street trees, property buffers, building impact,
and parking lot landscaping.
Street trees are required as being one small maturing tree for every 30 linear feet of
property abutting Sweeten Creek Rd where overhead utilities are present, resulting in 5
trees.
A 20’-wide “Type A” landscape buffer is required where the site is adjacent to a
single-family zoning district, which includes the boundaries to the project’s north, east,
and south and shows the preservation of existing mature canopy.
Parking lot landscaping requirements equate to 39 trees and 156 shrubs required which
are proposed and but not fully detailed on the Landscape Plan.

o The applicant will include detailed landscaping plans for Final TRC review and

approval.

Building impact landscaping is required as being one tree and two shrubs for every
1,000 square feet of building footprint, equalling 41 trees and 82 shrubs.
Open Space is required at a rate of 50% of the site, or a rate of 20% of the site if the
project meets the incentive requirements for either enhanced stormwater or affordable
housing. Open space can be further reduced to 15% if the proposed open space meets
certain design and operational standards. The project proposes 20% open space as
required based on their stormwater plan, which equals 1.03 acres.

o A pathway connects the areas of open space and meanders through the edges

of the site from the north to the central amenity location in the center of the site.

The project proposes to meet Tree Canopy Preservation requirements through the
preservation of 7% of existing tree canopy and planting an additional 10.5% area on site
to achieve a total of 17.5% (0.85 acres). The project site is classified as both “Suburban”
and "Urban" under the Tree Canopy Preservation standards, with a classification of
Class B & C due to the dual requirements. The site has an existing tree canopy of 70%.

Consistency with the Comprehensive Plan and Other Plans:
Living Asheville Comprehensive Plan (2018)

The proposed development supports a number of goals in the Living Asheville
Comprehensive Plan, including:
o Encourage Responsible Growth - by prioritizing greater densities of development
overall, throughout the city as appropriate (p. 131).
o Increase and Diversify the Housing Supply - by increasing the supply of housing,
including affordable housing (pp. 179 & 183) in proximity to schools, transit and
parks (pp. 246 & 251).
The proposed development is compatible with the Future Land Use designation of
“Residential Neighborhood", which is proposed, in part, that “the types of housing in
residential neighborhoods generally offer little variation of building types throughout the
neighborhood, such as townhomes, duplexes or an apartment complex,” and that, “over
time, residential neighborhoods can benefit from having more housing diversity” (p. 346),
as well as the Future Land Use designation of “Urban Corridor”, which is proposed, in
part, as “redevelopment in the form of mixed-use residential, commercial and office uses
that place emphasis on pedestrian-friendly amenities and infrastructure” (p. 344).

Compatibility Analysis:

The proposed multi-family project is compatible with the surrounding land uses,
including:
o Supports a transition from the single-family residential neighborhoods further to



the east of the project site toward the corridor of Sweeten Creek Rd.
o Provides similar housing densities to the Pine Valley Manufactured Housing Park
immediately north west of the project site.

Staff Recommendation:
e Staff recommends approval of this rezoning request based on the reasons stated above.

Council Vision 2036 Focus Area(s):

e This project is most closely aligned with the council goal of A Well-Planned and Livable
Community.

Council Priority Recovery Area(s):

e [nfrastructure & Environment
e Economic Recovery

Committee(s):

e Technical Review Committee (TRC) - April 6, 2026 - approved with conditions.
e Planning & Zoning Commission (PZC) - May 6, 2026 - approved (Vote 6:0)

Fiscal Impact
e N/A

Suggested Motion

e Motion to approve the conditional zoning request for the property located at 1116
Sweeten Creek Rd from Commercial Industrial (Cl) and Residential Multi-family High
Density (RM-16) to Residential Expansion - Conditional Zone (RES EXP-CZ) and find
that the request is reasonable, is in the public interest, is consistent with the city’s
comprehensive plan and meets the development needs of the community in that the
request: 1) Prioritizes greater densities of development overall, throughout the city as
appropriate; and 2) Increases the supply of housing, including affordable housing, in
proximity to schools, transit and parks.

Attachment(s)

This is the existing zoning map for 1116 Sweeten Creek Rd Exhibit A

This is the proposed zoning map for 1116 Sweeten Creek Rd Exhibit A1

This is the aerial imagery map of the area around 1116 Sweeten Creek Rd Exhibit B

This is the existing future land use map for the area around 1116 Sweeten Creek Rd

Exhibit C.

e These are the conceptual site plans, building elevations, and floor plan drawings for the
project associated at 1116 Sweeten Creek Rd Exhibit D

e These are the draft project conditions that the applicant and the City and the applicant
will agree to for the conditional zoning at 1116 Sweeten Creek Rd - Exhibit E

e This is the ordinance for the conditional zoning at 1116 Sweeten Creek Rd

e This is the Technical Review Committee Staff Report for 1116 Sweeten Creek Rd TRC



https://drive.google.com/file/d/1cECznqqUMiXNOuZl4vIRDaNDnGekjP4z/view?usp=drive_link
https://drive.google.com/file/d/12Om1_00_O4pOu8-HhV0_8gxxV3dzoBXb/view?usp=drive_link
https://drive.google.com/file/d/1LdejcQ0ACtikDsC4YFXub70IkNid2xqY/view?usp=drive_link
https://drive.google.com/file/d/1BYYvM6KUGcD7KkYyzYocBJpRBr2iC7-j/view?usp=drive_link
https://drive.google.com/file/d/1wDTzvWez0QYoJcRHGAm1lEHkY-WhK9oR/view?usp=drive_link
https://docs.google.com/document/d/1kfr4e4iMQjv0x4U9-Vb6GPfXD-i7PelNsZpXaP43Eag/edit?usp=drive_link
https://docs.google.com/document/d/1kfr4e4iMQjv0x4U9-Vb6GPfXD-i7PelNsZpXaP43Eag/edit?usp=drive_link
https://docs.google.com/document/d/11fSYtd4_EgY9lmJUBO1WsKTWtFaHr0Hwyv1eB44uXAE/edit?usp=drive_link
https://drive.google.com/file/d/1Ym80StJLAkcuQP3C8d8IwNDF3iSjXpU8/view?usp=drive_link

Staff Report
e This is the Planning & Zoning Commission staff report regarding 1116 Sweeten Creek

Rd Planning and Zoning Commission Staff Report
e This is the Signed Planning & Zoning Commission Recommendation for 1116 Sweeten

Creek Rd Planning & Zoning Commission Recommendation
e This is the draft Action Minutes of the Planning & Zoning Commission from May 6, 2026

May 6, 2026 Draft Planning & Planning & Zoning Commission Action Minutes


https://drive.google.com/file/d/1Ym80StJLAkcuQP3C8d8IwNDF3iSjXpU8/view?usp=drive_link
https://drive.google.com/file/d/1LU2gF2BQtYuupJAWTMk7yMsxkEsFlF6e/view?usp=drive_link
https://drive.google.com/file/d/1YcQkpYac_r8w7-27tkSO6pQrfpSNnSnG/view?usp=drive_link
https://docs.google.com/document/d/1fwgBNLRsIbmtByoroCSo_czk4J0WTmVOM79Ma6ngWkg/edit?usp=drive_link
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