








SECTION 7: COMPARISON OF DEVELOPMENT

PATTERNS

The Graham Comprehensive Plan provides a new vision for the development of the City
and surrounding area. The vision includes several new types of development patterns.
This section provides a general explanation of the differences between the current
approach and the desired development type.

7.1 STrRIP DEVELOPMENT VS. COMMERCIAL CENTERS

Strip Development Commercial Center

Currently most of Graham’s commercial The Commercial Center is based on
development has occurred in linear applying the attributes of a traditional
strips along major thoroughfares. The downtown to a new site that is smaller
characteristics of strip development in scale. The characteristics of a
include: Commercial Center include:
+ Automobile oriented » Pedestrian and Automobile
* Large parking lots friendly
+ Large front yard setbacks » Few Curb Cuts or limited
- Single use (i.e. only access
commercial) * Buildings built to a pedestrian
* Numerous Curb Cuts scale
* No interconnectivity between * Building closer to the road
uses + Interconnectivity between uses and
» Poor design characteristics shared parking

« Mixed use (i.e. commercial, office,
multi-family residential)

Recommendation

The Graham Comprehensive Plan incorporates the principles of Commercial Centers
as a viable alternative to the current Strip Development. Time after time the Steering
Committee and the public displayed their dislike for strip development.
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Unconnected Roads Road Network
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The current proliferation of cul-de- A transportation system based on a
sac subdivisions has resulted in a Road Network will help aid in the traffic
transportation network that limits congestion found on some of Graham'’s
the number of ways through town. In major thoroughfares. Increasing the
addition to the residential subdivision, number of choices will help to better
commercial development has also disperse traffic throughout the City. The
been guilty of providing no connectivity utilization of a Road Network will result in:

between uses. The characteristics of
Unconnected Roads include:

More Capacity
More Route Choices
More Access

Lower Capacity
Fewer Route Choices Shorter Distances
Longer Driving Distances Supports all Modes of
Less Efficient Transportation

Single Mode of Transportation

Recommendation

The Graham Comprehensive Plan supports the use of Road Networks within new
residential and commercial areas to provide Graham with more transportation options
throughout the City. The Road Network can be incorporated into new subdivisions, new
commercial centers, and even office parks.
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Separation of Uses

The standard zoning ordinance has
created a situation in which all uses
must be segregated from one another.
This has resulted in the destruction

of lively neighborhoods that included

a neighborhood store as well as the
removal of residences from the Central
Business District in many communities.
While some uses need to be separated
from one another, many other would work
well together if designed properly. For
example, the construction of five, three
story multi-family apartment buildings in
the middle of a single-family residential
district would not work. However, a multi-
family townhouse development that is
designed to complement the surrounding
neighborhood could fit in. The Separation
of Uses has resulted in the creation of
“pods” of development. The diagram
highlights the current problem with
separation of uses, all traffic must get out
onto the main road to go anywhere.

Mixed Use
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The concept of Mixed Use goes back

to the time before zoning when many
uses where found in a neighborhood.
The historic part of Graham has many
examples of commercial, multi-

family, and single-family uses working
together within the same development.
By encouraging a mix of uses you

can decrease traffic, allow people
opportunities to walk to work or the store,
and promote commercial development
that has a residential market built into
the development. The Central Business
District is an excellent example of mixed
use because you have offices and retail
establishments that have residences
above them and they all intertwine to
serve multiple needs.

City of Graham Comprehensive Land Development Plan



7.4 CoNVENTIONAL DEVELOPMENT vs. OPEN SPACE DEVELOPMENT

Conventional Development

Open Space Development

lllustrations from Rural By Design, Randall Arendt

The Conventional Development maximizes
the number of lots or retail space that

can be created out of any piece of land.
This method of development pays little
attentions to environmental factors,
neighborhood design, or open space.

The goal of the development is to place

as many houses or business on the site

as allowed under the current zoning
ordinance. As a result, land that should be
preserved due to environmental conditions
or topography gets turned into a backyard
or graded for parking. In addition, this
type of development places a greater
burden upon the City because it does not
provide any recreational space for the
residents and results in an overcrowding
at parks and other recreational facilities.
The conventional business development

is often aesthetically unpleasing, results in
increased runoff to other properties, and
increases traffic.

The City of Graham has recently
adopted an Open Space Provision for
the R-12, R-15, and R-18 Zoning Districts.
These provisions seek to encourage the
development of compact neighborhoods
and rural compounds that set aside
significant natural vistas and landscape
features for permanent conservation.
Open Space is defined as any area

that is not divided into private or civic
building lots, streets, rights-of-way,
parking, or easements established for
the purposes other than open space
conservation. This land is permanently
protected from development and can
be used by the neighborhood as a
recreation amenity. The developer can
still build the same number of units but
on smaller lots and has substantially
less infrastructure to putin as a

result of clustering development. By
encouraging Open Space Development,
the City can increase the recreational
opportunities for its residents, decrease
the amount of infrastructure that needs
to be maintained, and increase the
attractiveness of the overall community.
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SECTION 8: IMPLEMENTATION & REVIEW

8.1 How 10 Use THE COMPREHENSIVE PLAN

The Comprehensive Plan is a tool to be used as a guide for future development. Itis
a general consensus by the residents of what they would like the future development
of Graham to be. The plan is not a prescriptive regulatory document, it is a guide that
utilizes public input to inform land use decisions in Graham.

City Staff

The City staff reviews zoning petitions,
recommends that the petition be
approved or denied, and prepares a
written zoning report for the Planning
Board. In making their decision and
writing the report, the staff reviews
relevant planning documents, including
the plan adopted by the City. Using

the adopted plan will facilitate the City
staff’'s review of the rezoning request.
The staff will be able to point out those
goals, policies & recommendations,
and location of development types
that support the rezoning, and those
that are in conflict with the rezoning,
thereby shaping the overall staff
recommendation. In addition, the staff
can also use the plan to warn developers
about potential conflicts before being
confronted at a public hearing.

City of Graham Planning Board

Prior to the regular meeting, each
Planning Board member can make

his or her own determination as to the
consistency of the proposed rezoning
with the City’s adopted goals, policies
and recommendations, and Future Land
Use Map. As always, the Planning Board
should consider the recommendations
of the Graham Comprehensive Plan
Steering Committee in interpreting

the true intent of the policies, but may
choose to give different weight to
different policies.

Graham City Council

In its legislative authority to rezone
property, the City of Graham City
Council has the final word as to whether
the rezoning request is consistent

with the various plans that affect the
property in question. The City Council
should review the rezoning with the
Comprehensive Plan’s goals, policies
and recommendations, and Future
Land Use Map in mind. As customary,
the City Council should also consider
and weigh the interpretation of policy
as explained by the property owner,

the Planning Board, City staff, and the
general public. Over time, a track record
of policy interpretation forms a consistent
foundation for decision-making.

Developers

Developers can utilize the
Comprehensive Plan to see if their
development proposals meet the plan’s
General Goals, as well as the Planning
District Policies and Recommendations.
Before consulting the Future Land Use
Map developers should make sure

that the overall plan for the proposed
development meets the Goals, Policies
and Recommendations established in
the plan. Finally, developers can look at
the Future Land Use Map to see if their
proposed use is a recommended use in
that specific area.

City of Graham Comprehensive Land Development Plan



General Public

Residents of the City of Graham can and should reference specific goals, policies
and recommendations, and the Future Land Use Map when speaking in favor of or in
opposition to a rezoning request.

8.2 STRATEGIC ISSUES

The Strategic Issues found in Section 4 of the Graham Comprehensive Plan include
strategies for addressing the four issues that were identified as concerns for the

entire community. The issues are Land Use, the Downtown, Culture & History, and
Transportation. By identifying these issues and developing some strategies to address
them, the City is in a position to start work on reaching the goals for each issue. This
section of the plan provides an opportunity for the City to begin work on something
right away.

8.3 PLANNING DISTRICT GUIDELINES

The Planning District Guidelines should be used as a second check on any development
proposal. The Planning District Guidelines include the type of development that is to be
encouraged in each of the three planning districts. In addition, each planning district
has a set of Policies and Recommendations that provide a framework for making
development decisions within the district. When reviewing a proposed development,
the Developer, Staff, Public, Planning Board, and City Council should determine first if
that type of development is desired in the location that is proposed. Secondly, check to
see if the development meets the goals for the district.

8.4 REViIsIONS & MONITORING

As the Comprehensive Plan is used and development occurs in Graham it will

be necessary to make revisions to the plan in order to keep it updated. A major
development, new road or water and sewer extension can drastically change an area
of the planning jurisdiction. The Steering Committee would like to recommend that the
City convene a meeting of the Graham Comprehensive Plan Steering Committee once
a year to look at changes that need to be addressed as well as provide an opportunity
to monitor the City’s progress with implementing the plan. The City of Graham Planner
will set up the yearly meeting of the Steering Committee to review and monitor the
Comprehensive Plan. This meeting will provide the Steering Committee an opportunity
to discuss how well the plan has been implemented and review any changes that need
to be made. It should be noted that the staff, Planning Board, and City Council should
make minor changes to the plan as necessary. The Comprehensive Plan will only be a
document worth using if it is kept up to date and used daily by the staff and monthly by
the City Council and Planning Board.
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SECTION 9: APPENDIX — SOURCES &

ACKNOWLEDGMENTS

9.1 SOURCES

« Better Block Trailer- Alamance Healthy Places Grant

+ National Register of Historic Places

« Graham Community Profile (2013) https://www.cityofgraham.com/wp-content/
uploads/2019/11/ Graham-Community-Profile.pdf

« City of Graham Pedestrian Transportation Plan (2006) by Greenways Incorporated
https://bgmpo.org/Portals/0/BGMPO/Documents/Plans/Graham%20
Pedestrian%20Plan.pdf?ver=1xcmm6HZrtGplf9IPMpgGQ%3d%3d

« Graham Trails and Maps from TrailLink by Rails-to-Trails Conservancy

« The North Carolina Department of Natural and Cultural Resources

- Graham Recreation and Parks Master Plan https://www.cityofgraham.com/wp-
content/uploads/2021/06/GrahamMasterParks _FINAL_web.pdf

- School of Government UNC https://ced.sog.unc.edu/2016/12/the-power-of-
partnership-the-case-of-the-nc-commerce-park-in-alamance-county/

+ www.CityofGraham.com

- https://ced.sog.unc.edu/2016/12/the-power-of-partnership-the-case-of-the-nc-
commerce-park-in-alamance-county/

« Link Transit https://linktransit.org/Portals/0/Website%20Files/Planning/Link TDP
SurveyResults 20240124.pdf?ver=hJrjegKDHYyXGsO7npS2uQg%3d%3d

« Arendt, Randall. Rural By Design. Planner Press. 1994.

« Edward D. Stone and Associates. Salisbury 2000 Strategic Growth Plan. 1988.

« Howell, Robert W. City of Graham Comprehensive Land Use Plan 2020. 1989.

+ United States Bureau of the Census — Demographic and economic date. Walters,
David, David Smith, and the Town of Mocksville. Mocksville Policy Guide. 1999.

+ GRAHAM RECREATION AND PARKS MASTER PLAN 2020 https://WWW.Cityofgrthm.
com/wpcontentuploads/2021/06/GrahamMasterParks_FINAL _web.pdf

+ GRAHAM-MEBANE LAKE COMPREHENSIVE MASTER PLAN — Graham Recreation and
Parks (2024)

- Alamance-Burlington Schools https://www.abss ki2.nc.us/o/abss/page/fast-
facts
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City Council

Jennifer Talley, Mayor
Ricky Hall, Mayor Pro Tem
Bobby Chin

Bonnie Whitaker

+ Joey Parsons

Steering Commiittee

+ Jennifer Talley
* Chuck Talley
+ Judy Hall

« Chad Huffine
« Dean Ward

* Eric Crissman
- Joey Parsons

City Staff

« Megan Garner, City Manager
« Aaron Holland, Assistant City Manager
« Cameron West, Senior Planner

Planning Board

« Dean Ward, Chair

« John Wooten, Vice Chair
« Chad Huffine

« Tony Bailey

« James Stockert

« Jim Young

« Michael Benesch

Piedmont Triad Regional Council

Jesse Day, Regional Planning Director

Carter Spradling, Assistant Regional Planning Director
Malinda Ford, GIS Administrator

Dawn Vallieres, Senior Regional Planner

Sam Stalder, Regional Planner
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