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City of Raleigh Public Hearing
April 16, 2013

Certified Recommendation
Raleigh Planning Commission
CR# 11537

Case Information Z-14-13 / SSP-1-13 East Six Forks Road
Location East Six Forks Road, south side, east of its intersection with
Anderson Drive

PINs 1705-94-4082, 1705-94-2167
Request Rezone property from Residential-10 to Office and Institution-1
Area of Request
Property Owner
Applicant
Citizens Advisory Council
PC Recommendation
Deadline

Conditional Use with Pedestrian Business Overlay
5.6 acres
Northstar Partners LLC
Lacy Reaves; (919)821-6704, lreaves@smithlaw.com
Midtown:
Patrick Martin, Chair; acemar@aol.com
July 15, 2013

Comprehensive Plan Consistency
The rezoning case is

Consistent

Inconsistent with the 2030 Comprehensive Plan.

Future Land Use Map Consistency
The rezoning case is

Consistent

Inconsistent with the Future Land Use Map.

Comprehensive Plan Guidance
FUTURE LAND USE Medium Density Residential (14 to 28 units per acre)
CONSISTENT Policies LU 2.2 - Compact Development
LU 2.6 - Zoning and Infrastructure Impacts
LU 4.9 - Corridor Development
LU 5.1 - Reinforcing the Urban Pattern
T 2.9 - Curb Cuts
T 5.1 - Enhancing Bike/Pedestrian Circulation
T 6.1 - Surface Parking Alternatives
EP 8.1 - Light Pollution
UD 3.7 - Parking Lot Placement
UD 3.11 - Parking Structures
UD 4.3 - Improving Streetscape Design
UD 4.4 - Management of Sidewalk Space

INCONSISTENT Policies LU 1.2 - Future Land Use Map and Zoning Consistency
LU 1.3 - Conditional Use District Consistency
LU 4.5 - Connectivity
UD 4.1 - Public Gathering Spaces

Summary of Proposed Conditions
a.
b.
c.
d.
e.
f.

g.
h.
i.
j.
k.
l.

Limit vehicular access to two points onto Six Forks
Upon redevelopment, provide at least two bicycle rack locations
Upon redevelopment, require free-standing exterior lighting to full-cutoff
Only specified residential uses permitted; maximum of 275 dwelling units (max. 49.11
units/ acre)
Upon redevelopment, site building(s) to have a side facing Six Forks Road
Upon redevelopment, minimum 85% of parking to be in multi-level structure, wrapped by
heated building space; vehicles parked on top level not to be visible from r/w; no parking
structure entrance on side facing Six Forks Road
Maximum building height: 4 stories and 60 feet
Minimum 25% of building exterior to be brick or masonry; min. 30% of roof to be pitched
(min. 5:12)
Transit easement (15’x20’) offered
Upon redevelopment, address potential sewer capacity and fire flow improvements
All development to be in accordance with proposed Streetscape and Parking Plan
Pedestrian cross-access offered to property south and east

Public Meetings
Neighborhood
Meeting

Public
Hearing

Committee

Planning Commission

11/28/12

4/16/13

COW – 5/7/13

5/28/13
(Recommended approval)

Valid Statutory Protest Petition
Attachments
1. Zoning staff report

Planning Commission Recommendation
Recommendation The Planning Commission finds that this case is inconsistent
with the Comprehensive Plan; however, based upon the findings
and reasons below, the Commission recommends that proposal
should be approved in accordance with conditions dated May
24, 2013.
Findings & Reasons 1. Although the proposal is inconsistent with the Future Land
Use Map and several Comprehensive Plan policies, the
proposed conditions and streetscape plan would work to
offset potential impacts and provide public benefit. Such
provisions include a density cap, limited building height, onsite bicycle parking, full cut-off lighting, structured parking
interior to the site, transit access, and minimum standards for
exterior masonry and roof pitch.
2. The proposal is reasonable and in the public interest. Traffic
generation is estimated to be less than would require a full
Traffic Impact Analysis (TIA). Proposed pedestrian amenities
support increased walkability.
3. The proposed density is compatible in complementing
established retail uses at the intersection of E. Six Forks
Road and Wake Forest Road.
Staff Evaluation
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Motion and Vote Motion: Sterling Lewis
Second: Buxton
In Favor: Braun, Butler, Buxton, Fleming, Fluhrer, Harris
Edmisten, Mattox, Schuster and Sterling Lewis
This document is a true and accurate statement of the findings and recommendations of the
Planning Commission. Approval of this document incorporates all of the findings of the attached
Staff Report.

________________________________
Planning Director
Date

Staff Coordinator:

____________________________5/28/13
Planning Commission Chairperson
Date

Doug Hill; (919) 996-2622, Doug.Hill@raleighnc.gov
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Zoning Staff Report – Case Z-14-13
Conditional Use District

Case Summary
Overview
The proposal seeks to rezone an existing multi-family development of Moderate Density (approx.
10 units per acre) to accommodate High Density residential redevelopment (up to 49 units per
acre).
Topographically, the site falls 20 feet along its 500-foot frontage with East Six Forks Road. The
frontage lies below street grade along the northwest, but is essentially at grade south of the site’s
main entrance drive, Manorcrest Court—a 340-foot-long cul-de-sac. Much of the southeast portion
of the property lies within the floodplain of nearby Big Branch creek.
Existing site development consists of one- or two-story apartment buildings, featuring all-brick
exteriors, exposed exterior staircases and low-pitched roofs. Interspersed are open spaces of up
to a half acre in size, one dominated by a stand of mature pines. Four double-bay parking lots dot
the site, three of which are accessed by Manorcrest Court. The fourth parking area is accessed by
its own driveway off East Six Forks Road. Parking and buildings are linked by a network of internal
sidewalks; however, no continuous sidewalk connections are currently provided to the street from
the interior of the site.
Under the existing zoning, 56 dwelling units have been constructed. The proposed O&I-1 zoning,
of itself, could permit up to 84 units on the site by right (15 units/ acre), and up to 140 units (25
units/ acre) with Planning Commission approval. Applying PBOD overlay zoning could theoretically
permit, per Code, up to 1,792 units on site (at 320 units/ acre). The proposal caps that number at
275 units (49 units/ acre). However, the Comprehensive Plan designates the property for Medium
Density Residential development (max. 28 units/ acre).

Outstanding Issues
•

Streetscape design
(separates building from
street sidewalk/
pedestrian realm)

•

Inadequate street access;
lack of interconnectivity
Increased level of
demand expected at
Kiwanis Park

Outstanding
•
Issues

• Responsibility for potential
downstream sanitary
sewer and fire flow
improvements
Staff Evaluation
Z-14-13/ SSP-1-13 - East Six Forks Road

• Amend Streetscape Plan to
activate pedestrian realm (e.g.,
bring building up to street
sidewalk, add ground floor
storefront spaces).
• Amend conditions to cap
development at 150 units, or keep
Suggested
Manorcrest Court open as a
Mitigation
public road, or identify access to
Six Forks Road through the
surrounding properties.
• Amend condition to confirm
applicant responsibility for
downstream sanitary sewer and
fire flow improvements.
4
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Rezoning Case Evaluation
1. Compatibility Analysis
1.1 Surrounding Area Land Use/ Zoning Summary

Existing
Zoning
Additional
Overlay
Future Land
Use
Current Land
Use

Subject
Property
Residential-10

North

South

East

Residential-4

Residential-10

None

None

None

Neighborhood
Business
None

Office and
Institution-1
None

Medium
Density
Residential
Residential

Low Density
Residential

Medium
Density
Residential
Residential

Medium
Density
Residential*
Retail;
Residential

Medium
Density
Residential
Office

Residential

West

* Properties at the Six Forks/ Wake Forest Road intersection are designated Community Mixed Use.

1.2 Current vs. Proposed Zoning Summary
Residential Density:
Setbacks:
Front:
Side:
Rear:
Retail Intensity Permitted:
Office Intensity Permitted:

Existing Zoning
59 dwelling units
(10 DUs/acre)
20 feet
5 feet (15 feet aggregate)
20 feet
None
None

Proposed Zoning
275 dwelling units
(49 DUs/ acre)
(per Streetscape Plan, p. 12):
Zero
6 feet
6 feet
None (as conditioned)
None (as conditioned)

The proposed rezoning is: Office & Instiution-1 with Pedestrian Business Overlay District
Compatible with the property and surrounding area.
Incompatible.
Analysis of Incompatibility:
The proposal could result in build-out which is, compared to surrounding properties:
- taller (4 stories, vs. the max. 3 stories of adjacent apartment buildings and offices),
- longer (up to 400 feet on a side, vs. the max. 170 - 190 feet lengths adjacent), and
- much denser (49 DUs/ acre, vs. the 8 DUs/ acre of the adjoining Calibre Chase
apartments).

Staff Evaluation
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FUTURE LAND USE MAP

Big Branch

Crabtree Creek

Staff Evaluation
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2. Comprehensive Plan Consistency Analysis
2.1 Future Land Use
Future Land Use designation: Medium Density Residential (14 to 28 units per acre)
The rezoning request is:
Consistent with the Future Land Use Map.
Inconsistent
Analysis of Inconsistency:
The Future Land Use designation of Medium Density Residential envisions from 14 to 28 units
per acre on the subject property (78 to 156 units total). All contiguous parcels on the south
side of Six Forks Road share Medium Density designation, including those currently
developed as offices and retail. The proposal would permit up to 49 units per acre, a figure
commensurate with that envisioned for the City’s areas of highest-intensity development:
Community Mixed Use areas on transit-intensive corridors (an anticipated 28 to 70 units per
acre) and those within the Central Business District (40 to 320 units per acre).

2.2 Policy Guidance
The rezoning request is inconsistent with the following policies:
Policy LU 1.2—Future Land Use Map and Zoning Consistency
The Future Land Use Map shall be used in conjunction with the Comprehensive Plan policies to
evaluate zoning consistency including proposed zoning map amendments and zoning text
changes. The Future Land Use Map shall not be used to review development applications which do
not include a zoning map or text amendment.
Policy LU 1.3—Conditional Use District Consistency
All conditions proposed as part of a conditional use district (CUD) should be consistent with the
Comprehensive Plan.
The conditioned density is inconsistent with that prescribed by the site’s Future Land Use
designation.

Policy LU 4.5—Connectivity
New development and redevelopment should provide pedestrian and vehicular connectivity
between individual development sites to provide alternative means of access along corridors.
The proposal addresses this policy in regard to pedestrian access to the adjoining property on the
east and south (i.e., Calibre Chase). However, on all three sides of the property, existing streets or
parking areas on the abutting tracts are within 25 feet of the subject site’s lot lines. Toward easing
potential traffic impacts on East Six Forks Road, the proposal should be conditioned to offer both
vehicular and pedestrian cross-access to all contiguous properties.

Staff Evaluation
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Policy UD 4.1—Public Gathering Spaces
Encourage the development of public gathering spaces within all developments. Such spaces
should be designed to attract people by using common and usable open space, an enhanced
pedestrian realm, streetscape activation, and retail uses.
Within a Pedestrian Business Overlay District (PBOD), the street frontage area is a primary public
gathering space. Building setback, use, and design should physically reach out to and interact with
the street sidewalk area.
The Streetscape Plan meets the Code requirement for sidewalks within PBODs adjacent to public
streets to be a minimum of 14 feet in width. However, the Conceptual Plan (p. 7) shows the street
sidewalk separated from the building through a series of intervening spaces: a 6-foot wide planting
strip on the interior side of the walk, a double-lane driveway paralleling the street, an added walk
along the interior side of the driveway, and then additional planted space along the building facade.
The result pushes the site building a considerable distance (50 feet or more) back from the street
sidewalk; both Code and the proposed conditions call for the minimum setback to be zero, but no
maximum is provided. The absence of ground-floor retail or office space along the building’s street
frontage—uses and form typical in a PBOD—could further reduce the activated streetscape
supported by this policy. A note to the Conceptual Plan does state that if access issues permit, the
building will be brought up to street; the access issues, however, result directly from the density
sought, density in turn permitted only through creation of a PBOD—the provisions of which, again,
promote ground-floor retail and an activated, pedestrian-oriented streetscape.

3. Public Benefit and Reasonableness Analysis
3.1 Public Benefits of the Proposed Rezoning
•
•
•
•

Expanding housing opportunities in close proximity to established and redeveloping retail,
service, and office uses.
Confining site parking mostly to deck structure; apartments wrap structure, hiding it from view.
Providing streetscape improvements/ amenities.
Providing multi-modal access to the site.

3.2 Detriments of the Proposed Rezoning
•
•
•

Potential increase in traffic volume.
Concentration of traffic/ turning movements due to lack of cross-access to adjoining parcels.
Potential loss of mature trees.

Staff Evaluation
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4. Impact Analysis
4.1 Transportation

Primary Streets

Classification

2009-2012
NCDOT
Traffic
Volume
(ADT)

Six Forks Road

Major
Thoroughfare

22,000

43,763

Wake Forest
Road:
South of
Six Forks

Major
Thoroughfare

26,000

29,161

Wake Forest
Road:
North of
Six Forks

Secondary
Arterial

29,000

38,712

Primary

118,500

83,955

Lanes

Street
Width

Rightof-Way

Sidewalks

Bicycle
Accommodations

80'

5'
sidewalks
on both
sides

None

90'

minimum 5'
sidewalks
on both
sides

Bicycle Lanes - New
Construction

I-440

2035
Traffic
Volume
Forecast

Street
Conditions
Six Forks Road

Existing

City Standard
Meets City
Standard?
Wake Forest
South

Existing

City Standard
Meets City
Standard?
Wake Forest
North

Existing

4

65'

Curb and
Gutter
Back-toback curb
and
gutter
section
Back-toback curb
and
gutter
section

Yes

No

YES

No

Yes

No

Lanes

Street
Width

Rightof-Way

Sidewalks

Bicycle
Accommodations

115'

5'
sidewalks
on both
sides

None

90'

minimum 5'
sidewalks
on both
sides

Bicycle Lanes Road Diet

4

50'

4

65'

Curb and
Gutter
Back-toback curb
and
gutter
section
Back-toback curb
and
gutter
section

YES

Yes

YES

Yes

Yes

No

Lanes

Street
Width

Curb and
Gutter
Back-toback curb
and
gutter
section

Rightof-Way

Sidewalks

Bicycle
Accommodations

110'

5'
sidewalks
on both
sides

None

4

70'

6
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80'
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6

89'

Back-toback curb
and
gutter
section

YES

No

YES

Yes

Yes

No

Lanes

Street
Width

Curb and
Gutter

Rightof-Way

Sidewalks

Bicycle
Accommodations

Existing

8

100'

None

260'

None

None

City Standard

8

96'

None

130-300''

None

None

YES

Yes

YES

Yes

Yes

Yes

Current
Zoning

Proposed
Zoning

Differential

AM PEAK

N/A

N/A

N/A

PM PEAK

N/A

N/A

N/A

City Standard
Meets City
Standard?

I-440

Meets City
Standard?
Expected
Traffic
Generation
[vph]

Suggested Conditions/
Impact Mitigation:

110'

minimum 5'
sidewalks
on both
sides

Bicycle Lanes - New
Construction

Traffic Study Determination: Staff had requested a revised and resealed trip
generation report that compares 56 apartments, allowed under the existing
zoning designation, with 275 apartments that will be allowed under the
requested zoning designation. Staff received a revised trip generation
differential report on April 11, 2013. Approval of this rezoning case would result
in a net increase of 107 trips in the AM peak hour and a net increase of 121 trips
in the PM peak hour. Staff does not recommend a TIA for this case.
Please note that all street trees identified in the Streetscape and Parking Plan
(SPP) are subject to approval by the North Carolina Department of
Transportation. The SPP needs to be updated to reflect the change in transit
services offered by Capital Area Transit along the corridor as of January 13th,
2013. You may wish to add a condition stating that an offer of cross-access will
be provided to the residential properties to the south and west of the subject
property.

Additional Information:

Neither NCDOT nor the City of Raleigh have any roadway construction projects
scheduled in the vicinity of this case.

Impact Identified: Inadequate number of access points to subject property (per Section 4.12
of the City of Raleigh Streets, Sidewalks, and Driveway Access Handbook).

4.2 Transit
Currently CAT Route 24L operates northbound along Six Forks Road. The CAT Short Range
Transit Plan and the Wake County 2040 Transit Plan both identify Six Forks Road as a bidirectional transit corridor.
Impact Identified: The increased density may increase transit demand but should not exceed
current capacity.

Staff Evaluation
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4.3 Hydrology

Floodplain
Drainage Basin
Stormwater Management
Overlay District

FEMA
Crabtree Creek
Subject to Part 10, Chapter 4 and 9
None

Impact Identified: Fill/ obstruction is restricted to 50% of the area in the floodplain. No buffer.
No WSPOD.

4.4 Public Utilities
Maximum Demand
(current)

Water
Waste Water

29,400 gpd
29,400 gpd

Maximum Demand
(proposed)

Estimated
Remaining Capacity

68,750 gpd
68,750 gpd

The proposed rezoning would add approximately 39,310 gpd to the wastewater collection and
water distribution systems of the City. There is currently a twelve (12”) inch water main within
the Six Forks Road and an eight (8”) inch water main within the Manorcrest Court rights-of-way
at the property. There is an eight (8”) inch sanitary sewer main within the Six Fork Road and
Manorcrest Court rights-of-way.
Impact Identified: The developer must submit a downstream sewer capacity study and those
required improvements identified by the study must be permitted and constructed in
conjunction with or prior to the proposed development being constructed. Verification of
available capacity for water fire flow is required as part of the building permit submittal process.
Any water system improvements required to meet fire flow requirements will also be required.
All such improvements will be the responsibility of the site developer.

4.5 Parks and Recreation
Proximity to Greenway
575 feet
(Middle Crabtree Creek
Segment)

Proximity to Park
440 feet
(Kiwanis)

Level of Service Impact
The subject rezoning will add a
population of approximately 500
to the recreation level of service.

Impact Identified: Increased demand expected at Kiwanis Park.

4.6 Urban Forestry
The rezoning conditions cannot supersede code requirements for establishing tree
conservation areas (code Section 10-2082.14). The location of the tree conservation areas
may shape future site development. The site will be reviewed for compliance with the tree
conservation ordinance when development plans are submitted to the City.
Impact Identified: None.

4.7 Designated Historic Resources
The Crabtree Jones House (c. 1795), listed on the National Register of Historic Places and a
designated Raleigh Historic Landmark, is currently within 1,750 feet of the property, but is

Staff Evaluation
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proposed to be moved to a site 1,800 feet away. No other National Register or local landmark
properties are within half a mile of the property.
Impact Identified: None.

4.8 Community Development
The site is not located within a designated Redevelopment Plan area.
Impact Identified: None.

4.9 Appearance Commission
As the property is proposed for rezoning as a Pedestrian Business Overlay District, its
Streetscape Plan is subject to review by the Raleigh Appearance Commission. The
Commission reviewed the proposal at its March 7, 2013 meeting, at which the following
recommendations were offered:
1. Consider relocating surface parking and access drive (currently in the front) to the side and
move the building closer to the street.
2. If the parking and access drive cannot be relocated from in front of the building, replace
proposed 90-degree parking spaces with parallel spaces to minimize the pavement width.
3. Incorporate transit stop amenities (benches, shelter, etc).
4. Increase the width of the tree lawn/ planting area to 8 feet along Six Forks Road but
accommodate future sidewalk widening along Six Forks Road in the streetscape section.
5. Include a proposed sidewalk and planting area transition to accommodate existing
conditions adjacent to the proposed improvements.
6. Ensure that the building height exceeds the parking deck height to ensure that both the
parking deck and cars are screened from all visual approaches.
7. Use durable, lasting and contextually appropriate materials such as brick, stone, metal
panels or natural wood and limit the use of EFIS and hardiplank.
8. Signage, site walls and fencing should also be constructed from durable lasting materials
compatible with the materials of the building.
9. Vary the street tree planting spacing to correspond to the size of the tree species.

4.10 Impacts Summary
1. Inadequate access to/ from subject property.
2. Increased level of demand expected at Kiwanis Park.
3. Potential post-development need for downstream sanitary sewer and fire flow
improvements.

4.11 Mitigation of Impacts
1. Cap allowable development intensity at 150 multi-family dwelling units, or keep Manorcrest
Court open as a public road, or identify other means of public access to Six Forks Road
through the surrounding properties (i.e., add offer of cross-access to the residential
properties to the south and west).
2. Amend conditions to confirm applicant responsibility for downstream sanitary sewer and
fire flow improvements.

Staff Evaluation
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5. Conclusions
The proposed site density would significantly exceed that envisioned for the location by the
Comprehensive Plan. The Code mechanism which would be employed to achieve that density—
PBOD designation—is by definition primarily retail [Code Sec. 10-2055(f)(1)a.], but only residential
uses are being proposed. The Comp Plan does foresee increased density at this location, but only
up to the Medium Density range, in complement to the higher intensity, mixed-use redevelopment
anticipated at the Six Forks/ Wake Forest Road intersection. At the same time, counter to the
overlay designation being sought, the proposal includes no business uses, and the proposed
streetscape separates the building from the public realm. Permitting High Density at the subject
location could bring greater traffic congestion to Six Forks Road, and impact the level of service at
Kiwanis Park. Site use and development will determine whether downstream sanitary sewer and
fire flow improvements will be needed.

Staff Evaluation
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Site History
The property associated with this application includes two parcels of land totaling approximately 5.6 acres. These properties currently contain a
collection of 60 one and two-story apartments which were built in the late 1960’s. The location of this site at the intersection of Manorcrest
Court and Six Forks Road, along with its dated nature make it a prime candidate for redevelopment. When this property was originally
developed in the late 1960’s, this part of town was located on the outskirts of Raleigh and considered a very suburban area. Today, this location
has become a target for redevelopment, spurred on by the enormous success of Midtown with the redevelopment of North Hills as its catalyst.
This change of circumstances supports a more urban form for this property which is now a part of the Midtown area. The proposed
redevelopment will utilize existing infrastructure that is in place along this corridor in the form of public transportation, roadway improvements
and utilities.

Zoning/PBOD Boundary Exhibit
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Planning Objective
The goal of this streetscape and parking plan is to provide guidelines for the development of a high density residential community as shown on
the rezoning exhibit below. By providing these guidelines for development, we can insure that this site is developed with a common streetscape
theme.
200 Six Forks will incorporate a high density, urban infill residential development within the Midtown area has evolved as one of the region’s
more significant growth centers. The incorporation of the PBOD at this location will allow this property to redevelop at the higher densities
appropriate for a site near the intersection of two multi-modal corridors in an area designated by the Comprehensive Plan as a City Growth
Center.

Transportation
The site is located on the south side of East Six Forks Road at the intersection with Manorcrest Court, within Midtown. The Comprehensive Plan
identifies East Six Forks Road as a Major Thoroughfare (15,000>35,000 trips per day) and multi-modal corridor.
In addition to vehicular transportation, Capital Area Transit Bus line 24c runs along East Six Forks Road with a stop located within walking
distance of the site. Upon approval of a site plan or plans for the redevelopment of the property, if requested by the City’s Transit Division, the
owner shall dedicate a transit easement along the East Six Forks Road frontage of a size, nature and location acceptable to such Division and
shall provide any improvements, such as a bench and/or shelter, specified by such Division that will be in accordance with its standard policies.
Once the location of the transit easement is defined, an entrance to the building will be located so as to assure convenient and comfortable
pedestrian access from the building to the transit stop.

Streetscape Concept
It is the intent of these guidelines to reconstruct the East Six Forks Road streetscape as an integral part of community design. In order to protect
the pedestrian from vehicular traffic, and in compliance with the Appearance Commission recommendation, we propose to provide a continuous
curbside planting bed between the sidewalk and curb, allowing for a row of low plantings, street trees and seasonal color. These improvements
will be contingent upon the approval of any necessary encroachement agreements. Street trees will be provided along East Six Forks Road at a
minimum of 40’ o.c. and will be located in tree grates as required. The pedestrian walkway along this frontage is proposed to consist of broom
and smooth finished concrete to tie in with existing development along the frontage. We have also incorporated a 6’ wide planting strip
between the back of the sidewalk and the building in order to break up the façade of the building and soften the streetscape with additional
plantings. In addition, no off-street parking will be present at this location unless permitted by future laws or ordinance amendments. Final
location of the street furnishing will be finalized at site plan approval. See sheet 8 and 9 for details and sections.
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Streetscape Standards
Width of Pedestrian Ways
There is currently only a 5’ wide sidewalk adjacent to the boundary of the proposed PBOD along East Six Forks Road. As required, we will provide
new sidewalks in accordance with the foregoing text and the sections and plans illustrated below.
East Six Forks Road Frontage – this frontage will be improved with a full 14’ wide pedestrian walkway in accordance with City of Raleigh
PBOD standards (see illustrations below).

Site Design / Open Space
An important part of any urban living environment is the presence of well designed and situated open space features. To ensure that the
proposed open space elements are well-used, it is essential to locate and design them carefully and with the users in mind. These spaces will be
located where they are screened from the traffic noise of East Six Forks Road, yet easily accessible from public areas (building entrances,
sidewalks).

Pedestrian Crosswalk locations
As we are proposing to request that Manorcrost Court be closed. We do not anticipate a pedestrian crosswalk traversing East Six Forks Road
along the project frontage. The nearest crosswalks are located at the intersection of East Six Forks and Anderson drive as well as Selby Drive. At
the time of site plan approval, additional crosswalks will be added if needed to facilitate the flow of pedestrian activity across East Six Forks
Road. However at this point we do not anticipate a need for an additional crossing.
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East Six Forks Road Conceptual Plan 

















Notes:
1. Final location of site furnishings and planters on streetscape plans and sections above to be determined at site plan.
2. Final access points and driveway configuration may change based upon number of curb cuts granted by NCDOT and City of Raleigh at the time of Site Plan.
3. Building will be shifted closer to street right-of-way if final access and driveway locations permit.
4. The applicant reserves the option to modify the plan to allow a single row of parking between the building and the right of way of Six Forks Road if it
becomes legal to do so.
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East Six Forks Road Conceptual Section
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Curb Detail
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Streetscape Standards Continued
Utilities
Utilities are currently in place in the area. Subject to approval by the City of Raleigh and the utility provider, all utilities will be either located
underground and behind the back of curb or on poles in the right of way.

Maintenance Plan
A maintenance plan will be enforced as part of the PBOD for the care of the streetscape improvements up to the public right-of-way.
Maintenance in excess of that customarily provided by the municipality within public right-of-ways will require an encroachment agreement and
will be the responsibility of the individual property owner or property owner’s association. This includes maintenance of sidewalks and planters
and street furnishings required by the PBOD but within the property lines, watering of plant materials and keeping the sidewalks free of debris
and trash. A draft of the maintenance plan will be submitted at the time of site plan approval.

Signage
The design and location of signage will compliment the architectural styles of the structures and will be oriented toward vehicular and
pedestrian traffic. The following signage types are encouraged: Awning signs, window stencils and wall signs. Low profile ground signs will also
be allowed on the property in accordance with the City’s signage code. Paddle signs oriented toward pedestrian traffic will also be permitted in
accordance with the City’s signage code and shall maintain a clear minimum height of 9’-0” above the ground.

Canopies and Awnings
In the event canopies or awnings are incorporated along the streetscape; they will be of sufficient height to accommodate the free flow of
pedestrian traffic. In no case will the awnings be less than 9’-0” above the ground.

Street Lights
Appropriate light levels along the streetscapes and parking areas are critical in creating a safe and inviting environment for pedestrians. The
project will provide pedestrian scale lighting similar to the illustration provided below. A lighting plan will be provided at the time of site plan
approval.
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Fixture

Pole

Manufacturer: Sternberg Vintage Lighting
Specification: Euro Series (Full Cut off Fixture)
(or approved equal)
Bulb: LED bulbs will be untilized for all street lighting
along the East Six Forks Road frontage.

Manufacturer: Sternberg Vintage Lighting
Specification: Dover Series
(or approved equal)
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Building Facades
Structures will address the public right of way along East Six Forks Road. A primary entrance to the buildings will be both architecturally and
functionally on the facade of any building facing the public street. Such entrances will be designed to convey their prominence on the facade. In
addition to these entrances, there will also be entrances to the structures from within the parking structure and from other points surrounding
the buildings. Ground level residential units will have one or more of the following elements: doors, balconies, porches, stoops or similar active
elements that address the street in order to help activate the pedestrian streetscape, along East Six Forks Road.
Along the streetscape, the facades will be broken up to provide a pedestrian scale experience by the interspersion of street trees, street
furnishings, decorative lighting, movement in the sidewalk, changes in paving material as well as other similar elements. No structures will
encroach within the public right of way without the approval of an encroachment agreement.

Building Setbacks
Building setbacks from street right of ways within the PBOD shall be a minimum of 0’ and will accommodate a 14’ wide pedestrian walkway as
shown on the sidewalk plans and sections on pages 7-8. The building setbacks within the project will be a minimum of 6’ from the side and rear
lot lines.

Building Height
Buildings and parking structures will not exceed 60’ in height and apartment buildings will not exceed four residential stories.

Parking
Parking within the project will be provided through a combination of both surface and structured parking. As provided for in our zoning
conditions, a minimum of 85% of the parking will be contained in multi-level structures. All parking structures will be concealed from view from
the adjoining properties and the public rights-of-way where possible. Where grades permit, structures should be located behind buildings with
areas visible from adjoining properties and the public right-of-way clad in the same material as the principal buildings on site. The number of
parking stalls within the project will meet or exceed the minimum parking requirements of the City of Raleigh. In order to accommodate the
leasing needs of the project, it will be necessary to locate a small amount of surface parking outside of the parking structure but behind the front
facade of the building. In addition, this surface parking will be screened from view through the installation of either a continuous evergreen
hedge reaching a height of 36” tall. The applicant reserves the option to modify the plan to allow a single row of parking between the building
and the right of way of Six Forks Road if it becomes legal to do so.
As with any urban infill project, parking structures are essential and integral to the design of the project.
Bicycle parking will be provided at a rate of 1/20 car spaces unless a higher standard is required by the Code and will be located within the
parking structures or near the main entrances to the structure. A minimum of 75% of the required bike parking spaces will be covered from the
elements by either locating them within the parking structures or providing a canopy over the racks
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Parking and Streetscape Location Diagram

Notes:
4. The applicant reserves the option to modify the plan to allow a single row of parking between the building and the right of way of Six Forks Road if it
becomes legal to do so.
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Proposed Street Tree Palette
Street trees will be installed per the streetscape plan at the time of development of the parcels at the public right of ways prior to the issuance
of a certificate of occupancy for the development of the parcel. Trees will be installed at a minimum size of 6 1/4” caliper. Alternate similar
street tree species may be substituted at the time of site plan as approved by staff to accommodate availability of species and direction from the
City of Raleigh urban forester.

Japanese Zelkova
(Zelkova serrata)
Shape:
Urn Shaped
Foliage:
Green with sawtooth margins
Fall Color:
Yellow to dark red

Chinese Pistache
(Pistacia Chinensis)
Shape:
Oval
Foliage:
Dark green leaflets
Fall Color:
Orange to red
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Columnar European Hornbeam
(Carpinus betulus fastigiata)
Shape:
Foliage:
Fall Color:

Dense pyramidal form
2-5” clean leaves
Yellow to dark red

Wynstar Willow Oak
(Quercus phellos “Wynstar”)
Shape:
Foliage:
Fall Color:

Oval to spreading
Long willow-like thin leaves
Yellow or russet red

Tuskegee Crape Myrtle
(Lagerstroemia x Tuskegee)
Shape:
Foliage:
Fall Color:

Multi-stem and Single Stem
Bronze, green, red
Magenta

Note: This street tree may only be used beneath
Utility lines.
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Tree Grates
Manufacturer: Neenah foundry Products
Specification: Boulevard Collection
(or approved equal)

Tree Planting Detail
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Bench
Manufacturer: Victory Stanley
Specification: Classic Series
(or approved equal)

Trash Receptacles
Manufacturer: Victory Stanley
Specification: Ironsites Series
(or approved equal)
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Bike Racks
Manufacturer: Madrax
Specification: “U” Bike Rack
(or approved equal)

Notes:
1. Certain items are specified in this Plan with the phrase “(or approved equal).” At the time of site plan approval, for these items the City of Raleigh staff may
allow a substitution of another manufacturer or design upon a determination that the item substituted is of equivalent quality and function. However, all
substitutions will be uniform throughout the project.
2. Any improvements proposed in the public right-of-way are contingent upon the Raleigh City Council granting the necessary encroachment agreement.
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Appendix – City Code Section 10-2055 – Pedestrian Business Overlay District
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