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\"! RALEIGH PLANNING COMMISSION

CERTIFIED RECOMMENDATION

Raléigh CR#

CASE INFORMATION: Z-28-18 CABARRUS ST PD (MP-2-18)

Cabarrus Street, north side, between its intersections with West
Street and Dupont Circle.

Address: 518 W Cabarrus, 600 W Cabarrus St, 400 S West St
PINs:1703477144, 1703475257, 1703478178

iMaps, Google Maps, Directions from City Hall

IX-7-UL

PD

6.82 acres

The subject site is within and surrounded on all sides by the
corporate limits of the City of Raleigh.

Clancy Properties, LLC and 3119 Associates, LLC

Clancy Properties, LLC and 3119 Assaciates, LLC

Central CAC

November 20, 2019

SUMMARY OF PROPOSED MODIFICATION OF CX STANDARDS

1. Streetscape: Back-of-curb to back-of-curb width, planting strip, and sidewalk width and
location may be altered at time of permitting.

2. Building Setbacks: There shall be no minimum building setbacks from S. West Street, W.
Cabarrus Street, and Dupont Circle.

3. Build-To Standards:

Tract 1 W. Cabarrus St: 0’ to 30’ build-to range for 50% of the lot frontage within Tract 1
along W. Cabarrus St; At least 130’ of the tract width shall have building fagade within the
build-to range.

Tract 1 S. West St: 0’ to 50’ build-to range for 30% of the lot frontage within Tract 1 along S.
West St; At least 73’ of the tract width shall have building fagade within the build-to range.

Tract 2 W. Cabarrus St: 10’ to 50’ build-to range for 30% of the lot frontage within Tract 2
along W. Cabarrus St; At least 71’ of the tract width shall have building fagade within the
build-to range.

Tract 2 Dupont Cir.: 0’ to 50’ build-to range for 30% of the lot frontage within Tract 2 along
Dupont Circle; At least 84’ of the tract width shall have building fagade within the build-to
range.



https://maps.raleighnc.gov/iMAPS/?pin=1703475257,1703477144,1703478178
https://www.google.com/maps/dir/35.7749174,-78.6477106/@35.7752142,-78.6474005,18.83z/data=!4m2!4m1!3e0?hl=en&authuser=0
https://www.google.com/maps/dir/Raleigh+Municipal+Building,+West+Hargett+Street,+Raleigh,+NC/35.7749174,-78.6477106/@35.7766075,-78.6471669,17z/data=!3m1!4b1!4m9!4m8!1m5!1m1!1s0x89ac5f6fd2356e1b:0x69a2e1374005e14e!2m2!1d-78.6429323!2d35.7788575!1m0!3e2?hl=en&authuser=0

Vi,

Vii.

8.

10.

11.
12.

13.

UDO Sec. 1.5.6.C.1.General Requirements shall not apply.
Outdoor Amenity Areas shall be credited towards build-to requirements.

Parking prohibited between buildings and public right-of-way. This does not apply to on-
street parking, drive-through, turnaround, drop-off, or porte-cochere.

Floor Plate Size: Maximum floor plate size above 12 stories shall be 35,000 square feet.

Building Massing: UDO Section 3.3.3 Building Massing Standards do not apply in Tract 1.

Building Separation: No building separation required by the UDO shall apply. Building
separation shall be governed by the North Carolina Building Code.

Ground Floor Elevation: Ground floor elevation standards do not apply.

Transparency:
Residential: 20% ground floor, 15% upper stories

Non-Residential: 50% ground floor, 20% upper stories
No transparency requirements for parking structures on Tract 3.

Parking Standards:

Parking Setback: There shall be no parking setback, except for Sec. 1.5.6.C.2.

Parking Standard: Parking shall be provided in accordance with UDO Sec 7.1.3.A.
Downtown District (DX-).

Temporary Parking is a permitted use

Remote Parking: UDO Sec. 7.1.5.B Remote Parking and UDO Sec. 6.4.7.C.2.a-b. shall not
apply.

Structured Parking: UDO Sec. 7.1.6.B.2. Layout shall be modified to allow a maximum of
five compact parking spaces adjoining each other in a continuous row.

Lot Dimensions: Minimum and maximum lot area and width dimensional requirements shall
not apply.
Open Space: UDO Sec. 2.5.3. Configuration of Open Space A. and B. shall not apply.

Outdoor Amenity Area: No outdoor amenity area shall be provided in association with parking
structures in Tract 3. Any area meeting the standard of outdoor amenity area and open space
may be counted as both outdoor amenity area and open space. UDO Sec.1.5.3.D Additional
Requirements for Urban Plazas shall not apply.

Protective Yards: There shall be no required transitional protective yards or street protective
yards in any tract.
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COMPREHENSIVE PLAN GUIDANCE

Future Land Use

Consistent Policies

Inconsistent Policies

Staff Evaluation
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Community Mixed Use

Office and Residential Mixed Use
Downtown Center

Policy LU 2.2 Compact Development

Policy LU 2.6 Zoning and Infrastructure Impacts
Policy LU 4.7 Capitalizing on Transit Access
Policy LU 4.8 Station Area Land Uses

Policy UD 2.5 Greenway Access

Policy DT 1.16 High Density Development
Policy AP-DWG 2 Mixed-Use Development

Policy LU 1.2 Future Land Use and Zoning Consistency
Policy LU 2.1 Placemaking

Policy LU 4.5 Connectivity

Policy T 2.8 Access Management Strategies

Policy T 2.9 Curb Cuts

Policy T 5.3 Bicycle and Pedestrian Mobility

Policy UD 2.2 Multi-Modal Design

Policy UD 7.3 Design Guidelines

Policy DT 1.5 Form Based Zoning Downtown

Policy DT 1.11 Downtown Edges

Policy DT 1.13 Downtown Transition Areas

Policy AP-DWG 1 Zoning Consistency

Policy AP-DWG 3 Transportation Network Connectivity
Policy AP-DWG 15 Building Scale



FUTURE LAND USE MAP CONSISTENCY

The rezoning case is [ | Consistent [X] Inconsistent with the Future Land Use Map.

COMPREHENSIVE PLAN CONSISTENCY

The rezoning case is [_| Consistent [X] Inconsistent with the 2030 Comprehensive Plan.

PuBLIC MEETINGS

Neighborhood Planning

Meeting SAC Commission City Council
9/26/18 4/1/19
42 attendees 5/6/19

(5-14 In Favor)

PLANNING COMMISSION RECOMMENDATION

[IThe rezoning case is Consistent with the relevant policies in the Comprehensive Plan,
and Approval of the rezoning request is reasonable and in the public interest.

[IThe rezoning case is Consistent with the relevant policies in the comprehensive Plan, but
Denial of the rezoning request is reasonable and in the public interest.

[IThe rezoning is Inconsistent with the relevant policies in the Comprehensive Plan, and
Denial of the rezoning request is reasonable and in the public interest.

[] The rezoning case is Inconsistent with the relevant policies in the Comprehensive Plan,
but Approval of the rezoning request is reasonable and in the public interest due to changed
circumstances as explained below. Approval of the rezoning request constitutes an
amendment to the Comprehensive Plan to the extent described below.

Reasonableness and
Public Interest

Change(s) in
Circumstances

Amendments to the
Comprehensive Plan

Recommendation

Motion and Vote

Reason for Opposed
Vote(s)

Staff Evaluation 4
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ATTACHMENTS

1. Staff report

2. Rezoning Application

3. Comprehensive Plan Amendment Analysis
4. Traffic Impact Analysis

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 and Comprehensive Plan Amendment Analysis.

Planning Director Date Planning Commission Chair  Date
Staff Coordinator: Matthew Klem: (919) 996-4637; Matthew.Klem@raleighnc.gov
Staff Evaluation 5
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;;\::— ZONING STAFF REPORT
N CASE Z-28-18 (MP-2-18)

Raleigh Planned Development District

OVERVIEW

A Planned Development (PD) is a zoning district that is intended to provide higher design
quality by allowing modifications to certain Unified Development Ordinance (UDO) standards
in exchange for greater detail of development to achieve higher design quality. To create a
PD, applicants start with a standard zoning district, in this case Commercial Mixed Use (CX),
and modify the development requirements of that district and offer specific detail of how the
resulting development will provide higher design quality. These modifications are outlined in
a Master Plan that accompanies the rezoning petition. Where the Master Plan does not
specify a modification to the UDO, the unmodified standards in the UDO apply. This staff
report analyzes the policies in the 2030 Comprehensive Plan for consistency, typical of any
rezoning request, and also provides an analysis of the proposed modifications to the UDO
standards as proposed in the Master Plan.

The request is to rezone three properties comprising 6.82 acres from 1X-7-UL to PD. The
subject property is on the north side of Cabarrus Street between its intersections of Dupont
Circle and West Street. The proposed PD district modifies numerous code standards that
apply to streetscape, building setbacks, build-to standards, floor plate size, building massing,
building separation, ground floor elevation, transparency, parking standards, lot dimensions,
open space, outdoor amenity areas, and protective yards. The details of these modifications
are analyzed throughout the report. The PD establishes height limits to 5-, 6-, and 7-stories
on the western portion of the site, and 7- and 20-stories on the eastern portion of the site.
The overall entitlement of the proposed PD is limited to a total of 500 residential units and
400,000 square feet of non-residential space. Of that 400,000 square feet of non-residential
space, only 50,000 square feet can be retail. The proposed PD also prohibits adult
establishments and detention centers, jails, and prisons.

Properties to the north and east of the subject site are zoned DX-3, DX-4-SH, and DX-7-UL.
Properties to the south are zoned 1X-4-UL, and RX-3, and CM. Properties to the west are
zoned IX-3-UL and 1X-4.

The subiject site is currently developed with single-story industrial uses. The properties south
and west of the subject site are developed with a mix of commercial, industrial, and low- and
moderate-density residential uses. To the east and north, the subject site is bounded by
railroad right-of-way.

More generally, the subject site is in an area at a transitional edge of downtown, south of
Raleigh Union Station and between the Depot Historic District and the historic Boylan
Heights neighborhood.

The Future Land Use Map classifies the subject site with two designations: Community
Mixed Use and Office and Residential Mixed Use. To the east, properties are designated as
Community Mixed Use. To the south, properties are designated as Community Mixed Use

Staff Evaluation 6
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and Moderate Density Residential. To the west, properties are designated as Office and
Residential Mixed Use. To the north, properties are designated as Central Business District.

The Urban Form Map identifies the subject site and all adjacent properties within the
Downtown Center. This designation recommends a pedestrian oriented and urban approach
to building form.

The subject site is within the Downtown West Gateway area plan which provides area
specific policies to guide development. Particular to this rezoning request, the area plan
provides guidance for maximum building height and residential density.

UDO SEC.4.7.5. GENERAL DESIGN PRINCIPLES

The following design principles will be considered when reviewing an application for a PD
district.

A. When at least 20 residential units are proposed, the project includes a variety of
housing stock that serves a range of incomes and age groups, and may include
detached houses, attached houses, townhouses, apartments and dwelling units
above first floor commercial spaces.

e The proposed PD does provide for a range of housing types.
B. Uses are compact and well-integrated, rather than widely separated and buffered.

e There is no detail in the proposed PD district that defines how uses will be
integrated.

C. Compatibility among different uses is achieved though effective site planning and
architectural design.

e There is no detail to site planning or architectural design in the proposed PD
district.

D. A variety of business types are accommodated, from retail and professional office to
live-work. Office uses vary from space for home occupations to conventional office
buildings. Retail uses range from corner stores to larger format supermarkets.

o Office and commercial uses are permitted but no detail is provided on how a
variety of use types will be accommodated and there is no guarantee of a mix
of uses.

E. Special sites, such as those at terminated vistas, are reserved for public or civic
buildings and spaces that serve as symbols of the community, enhancing community
identity.

e There is no detail of how special sites will be enhanced through design.

Staff Evaluation 7
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F. The project includes a variety of street types designed to be accessible to the
pedestrian, bicycle and automobile. Streets are connected in a way that encourages
walking and reduces the number and length of automobile trips.

e While the proposed PD specifies standard street cross sections for Cabarrus
Street, West Street, and Dupont Circle, it also states that they may be altered
at the time of permitting with no limitation or detail. Therefore, impacts are
unquantifiable.

e The proposed PD also tacitly implies the potential for misaligned site access
with the existing South Saunders Street. The alignment causes potential
pedestrian risk.

G. Bicycle circulation is accommodated on streets and on dedicated bicycle paths,
greenways, or trails with adequate bicycle parking facilities being provided at
appropriate locations.

e The proposed PD specifies street sections that provide bicycle paths though
they are subject to alteration at the time of permitting with no limitations.

H. Building facades spatially delineate the streets and civic spaces, and mask parking
lots.

e Build-to standards are provided and present a reasonable transition to
existing adjacent development and maintain walkability.

I. Architecture and landscape design are based on the local climate, topography,
history and building practice.

e There is no detail provided for architecture or landscape design.

J. The project includes open space as a significant element of the project’s design.
Formal and informal, active and passive open spaces are included. Open spaces
may include, but are not limited to, squares, plazas, greens, preserves, farmers
markets, greenways and parks.

e The project does not include open space as a significant element of overall
design. No design detail or amenity specificity is included.

K. The project is compatibly integrated into established adjacent areas, and considers
existing development patterns, scale and use.

e The proposed PD does not provide adequate detail to judge its compatibility
with established adjacent areas other than building height and land use
entitlement. More design detail is needed.

L. The project is a clearly identifiable or legible place with a unique character or unique
tradition.

e There is no design detail provided that establishes the site with unique
character.

Staff Evaluation 8
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M. Public art, including but not limited to, monuments, sculpture and water features, is
encouraged.

e There is no detail of public art proposed.

N. Entertainment facilities, including but not limited to, live music venues and theatres
are encouraged.

e There are no entertainment facilities proposed.

OUTSTANDING ISSUES

1. Substandard curb cut 1. Specificity of driveway

Outstanding

Issues

Staff Evaluation

alignment with S. Saunders
Street. See analysis for
policy inconsistency related
to pedestrian oriented
development.

. Streetscape modification

proposed in Master Plan
Section 8.A has uncertain
impact due to open ended
nature of the proposed
modification.

. Floor plate size and

building massing
modifications in Master
Plan Section 8.D and 8.E
increase the maximum floor
plate area above 12 stories
and remove all other
building massing
standards. The intent of the
PD district is to improve
design quality. It is unclear
how removing all building
massing standards
improves design quality.

. The applicability of the

Parking Setback standard
in Master Plan Section 8.1.i.
is unclear.

Z-28-18 Cabarrus St PD

Suggested

Mitigation

alignment either separated
to the full 200’ required by
the UDO or aligned with
South Saunders street
should be made to
address this safety issue.
If alignment to these
standards cannot be met
or is otherwise undesirable
by the applicant, other
significant and essential
pedestrian safety
measures are necessary
to mitigate this risk.

. Greater detail or extent of

should be provided to
more accurately quantify
the modification.

. Specify building massing

standards or other design
detail that provides better
design quality.

. Revise Master Plan

Section 8.1.i to add clarity
or remove.
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5. Open space requirements

for minimum dimensional
standards and contiguity
are proposed for removal in
Master Plan Section 8.K.
The modification of this
standard should be better
justified by more detail
design specificity of exactly
how open space will be
provided with greater
quality than this code
standard would otherwise
require.

. Master Plan Section 8.L
removes all outdoor
amenity area requirements
for parking structures in
Tract 3. Outdoor amenity
areas are intended to
provide visual breaks in
intensely developed areas.
It is unclear how removing
this requirement from
parking structures in Tract
3 will result in high design
quality. Master Plan
Section 8.K also states that
required outdoor amenity
area and required open
space can be counted
together where they would
otherwise be satisfied
separately. It is unclear
how allowing outdoor
amenity area and open
space to be counted as
both results in higher
design quality.

5. Revise Master Plan

Section 8.K. Open Space
to provide greater detail.

. Section 8.K should be

revised to add greater
detail for design quality to
justify removing the
amenity area requirement
from parking decks in
Tract 3 and allowing
amenity area and open
space to be calculated
together.

10
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. The Master Plan identifies

Off-Premise signs as a
permitted sign type. These
types of signs are only
permitted in Industrial
Mixed Use and Heavy
Industrial districts.

. The proposed modification

to UDO Sec. 1.5.6.C.1. is
illegal.

. The proposed modification

to UDO Sec. 1.5.3.D. is
illegal.

10. The proposed modification

to UDO Sec.2.5.3. is
illegal.

. Remove Off-Premise

signs from list of permitted
sign.

. The proposed modification

to UDO Sec. 1.5.6.C.1.
should be removed.

. The proposed modification

to UDO Sec. 1.5.3.D.
should be removed.

10. The proposed

modification to UDO
Sec.2.5.3. should be
removed.

11
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COMPREHENSIVE PLAN

Determination of the conformance of a proposed use or zone with the Comprehensive Plan
includes consideration of the following questions:

A. Is the proposal consistent with the vision, themes, and policies contained in the
Comprehensive Plan?

The rezoning request is not consistent with the 2030 Comprehensive Plan.

The intent of the Planned Development district is to provide relief from the
development standards of a general use zoning district to achieve higher quality of
project design that could otherwise not be accomplished through the strict application
of the Unified Development Ordinance (UDO). This is accomplished by allowing a PD
district to relax certain development standards in exchange for higher quality design
through providing a high level of detail and specificity of the resulting development.
While the requested PD proposes numerous modifications to relax UDO
development standards there are many modifications that do not achieve higher
quality project design.

Comprehensive Plan inconsistency can likely be overcome if the PD application
included greater specificity and detail of design to justify relaxing the development
standards of the UDO or by removing certain modifications outright.

The request is inconsistent with the vison theme Growing Successful Neighborhoods
and Communities which encourages the use of creative solutions to conserve unique
neighborhoods while allowing for growth. The PD district can be an appropriate
zoning district to achieve greater design quality and offer creative solutions as it
allows for modifications to development standards and is intended to provide a
higher level of detail. As proposed, the request does not further this vision theme.

The request is inconsistent with the Downtown West Gateway Plan which provides
area specific policies to guide development within an area west of Downtown
Raleigh. The Downtown West Gateway Plan provides guidance for building height
which recommends maximum height of 4-stories on the west side of the subject site
and 7-stories on the east side of the subject site. This inconsistency is unlikely to be
mitigated by design specificity considering the proposed PD exceeds the height
recommendations including a 20-story tower.

However, the request is consistent with the vision theme Coordinating Land Use and
Transportation which encourages siting high intensity land uses in areas with access
to existing and planned frequent transit. The subject site is located in close proximity
to Raleigh Union Station and Downtown giving it access to existing and planned local
and regional transit services. Increases in mixed-use entitlement in these areas will
benefit Raleigh by allowing more people to live and work in places where they can be
less auto dependent.

Staff Evaluation 16
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B. Is the use being considered specifically designated on the Future Land Use Map in the
area where its location is proposed?

The Future Land Use Map (FLUM) classifies the subject site with two designations:
Office and Residential Mixed-Use and Community Mixed-Use.

Office and Residential Mixed-Use

Tract 2 and Tract 3 most closely align with the area of the site classified as Office
and Residential Mixed Use, though they are not perfectly coterminous. This FLUM
designation recommends Office Mixed-Use (OX) as the most appropriate zoning
district which permits a wide range of office and residential uses while limiting retail.

Each tract in the proposed PD district allows up to 50,000 square feet of commercial
retail and the entire site is limited to a total of 50,000 square feet of commercial. This
means that among the three tracts, no more than 50,000 square feet of retail is
permitted, or that any one of the three tracts can have all 50,000 square feet of retail,
or any other endless combination of entitlement allocation between the three tracts
so long as the total amount of commercial retail on the subject site does not exceed
50,000 square feet. The possibility that a significant amount of retail can be located
in an area classified as Office and Residential Mixed-Use is inconsistent because
this designation envisions limited retail use that is ancillary to employment or
residential.

Table LU-2 Recommended Height Designations classifies preferred height based on
three contexts: Edge, General, and Core/Transit. The Office and Residential Mixed-
Use portion of the site has an Edge context because of its proximity to existing low-
to moderate-density residential use with a height maximum of 3-stories. Based on
this context, a maximum of 4-stories is recommended. Tract 2 and Tract 3 permit 5-,
6-, and 7-story buildings which is inconsistent with the recommendations of Table
LU-2.

The request is inconsistent with the FLUM in terms of permitted land uses and
inconsistent with recommended height for the area. The commercial retail entitlement
and permitted building height could be reduced in Tracts 2 and 3 to mitigate FLUM
inconsistency for this portion of the subject site.

Community Mixed-Use

Tract 3 most closely aligns with the area of the site classified as Community Mixed-
Use, though, again, not perfectly coterminous. This FLUM designation recommends
Commercial Mixed-Use (CX) zoning. The proposed PD district identifies CX as the
base district, meaning that for UDO standards not modified in the proposed PD, the
standards for use and development in CX shall apply. In terms of permitted land use,
the proposed entitlement for Tract 3 is consistent with the FLUM.

Table LU-2 also classifies the Community Mixed-Use portion of the site as Edge
because of its proximity to existing low- to moderate-density residential use with a
height maximum of 3-stories. Based on this context, a maximum of 4-stories is
recommended. Tract 1 permits 7- and 20-story buildings and is inconsistent with the

Staff Evaluation 17
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C.

recommendations of Table LU-2. However, Policy AP-DWG 1 Zoning Consistency
states that when there is conflict between the recommendations of the Future Land
Use Map and the Downtown West Gateway Plan, the guidance in the area plan shall
control. Considering the Downtown West Gateway plan recommends a maximum
height of 7-stories for this portion of the subject site, reducing permitted height to 4-
stories is not necessary for consistency.

The uses permitted are consistent with the FLUM designation and the requested
building height is inconsistent with Table LU-2 and the Downtown West Gateway
Plan, the permitted building height can be reduced to mitigate FLUM inconsistency
for this portion of the site.

Overall

The land uses permitted in Tracts 2 and 3 are inconsistent with the FLUM and
inconsistent with Table LU-2, and the land uses permitted in Tract 1 are consistent
with the FLUM and inconsistent with LU-2 and the Downtown West Gateway Plan.
This renders the request inconsistent with the Future Land Use Map. This
inconsistency can be addressed with a combination of limiting retail use in Tracts 2
and 3 and reducing height in Tracts 1, 2, and 3.

If the use is not specifically designated on the Future Land Use Map in the area where its
location is proposed, is it needed to service such a planned use, or could it be
established without adversely altering the recommended land use and character of the
area?

Tracts 2 and 3 permit uses that are inconsistent with the portion of the site that is
classified as Office and Residential Mixed-Use. This inconsistency is due to the
permitted commercial retail intensity of up to 50,000 square feet. Generally speaking,
this amount of retail square footage in a single suite could accommodate a grocery
store. While the Office and Residential Mixed-Use FLUM designation does not
recommend this type of use, it could potentially be established without adversely
altering the character of the area especially if additional detail was included in the PD
district. Limiting the square footage of a grocery store use to accommodate a
smaller, urban scale grocery model could be appropriate. Also specifying how a
grocery store could be less impactful on neighboring land uses could be appropriate.

D. Will community facilities and streets be available at City standards to serve the use

proposed for the property?

Yes. Community facilities and streets are available at city standards for serve the
proposed land use intensity. A requirement of the PD district is to provide a Traffic
Impact Analysis (TIA). The results of the TIA are included in the Impact Analysis
section of the staff report and the full TIA is attached.

Staff Evaluation 18
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Future Land Use

Future Land Use designation: Office and Residential Mixed-Use and Community Mixed-
Use

The rezoning request is
[] Consistent with the Future Land Use Map.
X Inconsistent

The land uses permitted in Tracts 2 and 3 are inconsistent with the FLUM and
inconsistent with Table LU-2, and the land uses permitted in Tract 1 are consistent
with the FLUM and inconsistent with LU-2 and the Downtown West Gateway Plan.
This renders the request inconsistent with the Future Land Use Map overall.
Inconsistency can be addressed with a combination of limiting retail use in Tracts 2
and 3 and reducing heightin Tracts 1, 2, and 3

Urban Form

Urban Form designation: Downtown Center, Fixed-Guideway Transit Buffer
The rezoning request is

[ ] Consistent with the Urban Form Map.

X Inconsistent

[ ] Other (no Urban Form designation OR no Urban Form designation, but zoning frontage
requested)

Overview: The Urban Form Map locates the subject site within the Downtown
Center. This designation recommends and urban approach to frontage. The
proposed PD district does not specify a discrete urban frontage among the 7 options
in the UDO. The proposed PD district does specify specific build-to requirements for
West Street, Cabarrus St, and Dupont Circle for Tracts 1 and 2. No build-to is
provided for Tract 3.

Impact:
Tract 1, West Street

The build-to range is 0’ to 50’ with a requirement that 30% of the length of lots in Tact
1 along West Street have building facade in the build-to. This means that for the
roughly 242 length of lot frontage the subject site has along West Street, at least 73’
feet of that total length will have building constructed within 50’ of the right of way.

Tract 1, Cabarrus Street

The build-to range is 0’ to 30’ with a requirement that 50% of the length of lots in
Tract 1 along Cabarrus Street have building fagade in the build-to. This means that
for the roughly 260 length of lot frontage the subject site has in Tract 1 along West
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Street, at least 130’ feet of that total length will have building constructed within 30’ of
the right of way.

Tract 2, Cabarrus Street

The build-to range is 10’ to 50’ with a requirement that 30% of the length of lots in
Tract 2 along Cabarrus Street have building facade in the build-to. This means that
for the roughly 234’ length of lot frontage the subject site has in Tract 2 along
Cabarrus Street, at least 71’ feet of that total length will have building constructed
between 10’ and 50’ of the right of way.

Tract 2, Dupont Circle

The build-to range is 0’ to 50’ with a requirement that 30% of the length of lots in
Tract 2 along Dupont Circle have building facade in the build-to. This means that for
the roughly 277’ length of lot frontage the subject site has in Tract 2 along Dupont
Circle, at least 71’ feet of that total length will have building constructed between 0’
and 50’ of the right of way.

In every case, the proposed build-to standards provide a wider range and lesser
percentage than the discrete urban frontages outlined in the UDO.

Aside from build-to standards, the urban frontages outlined in the UDO also regulate
additional parking limitations, pedestrian access, and streetscape requirements. Of
these, the only standard that is not covered by other specifications in the proposed
PD district is pedestrian access. To be fully consistent, pedestrian access to a street-
facing entrance should be specified for at least every 50 to 75 feet to further
encourage walkability.

Compatibility: As proposed the build-to standards are compatible with the area.
While the recommendations of the Urban Form Map would prescribe closer build-to
ranges with larger percentages of building required in the range, pushing the
buildings farther from the street and requiring less building within the range, the
proposed PD district provides for enhanced transition to the surrounding built context
while maintaining walkable pedestrian oriented form.

To further enhance compatibility and mitigate inconsistency, pedestrian access to
street-facing entrances should be specified.
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Compatibility

The proposed rezoning is

[] Compatible with the property and surrounding area.

X Incompatible.

The proposed rezoning is incompatible with the surrounding area in terms of land
use intensity and building height. Retail entittement on the western side of the subject
site can be reduced and building height on the eastern side of the site can be
reduced to achieve compatibility.

Public Benefits of the Proposed Rezoning

Increased land use intensity in transit rich and walkable areas reduces auto
dependency which provides a public health benefit by encouraging people to be
more physically active.

More places for people to live, work, shop, and dine where they do not have to rely
on cars for transportation creates a public benefit by allowing more people to enjoy a
physically active and walkable lifestyle.

Lowering auto dependency and increasing transit access can reduce the cost of
living by reducing the amount of money and time necessary to purchase, maintain,
and fuel, and pilot automobiles from place to place. Spending less money on
transportation needs allows more money to be spent on other needs. This provides
greater access for people with different levels of income by reducing transportation
cost

Detriments of the Proposed Rezoning

Impacts of high intensity retail uses in close proximity to low- and moderate-density
residential use can result in negative impacts such as noise, light, and traffic on
existing communities.

Increased land use intensity brings more pedestrian and automobile activity to an
area that may currently enjoy low levels of activity generated by an existing low- and
moderate-density development pattern.

While the proposed PD district can result in a walkable mixed-use development, the
resulting development will still generate considerable auto traffic attracted by
proposed retail, office, and residential use intensities.

Numerous modifications to UDO standards do not provide public benefit or high-
quality design. Quality design is beneficial for creating usable and engaging open
space, improving the pedestrian experience, and balancing and mitigating impacts of
higher intensity uses on lower intensity uses.
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e The general lack of design detail and specificity result in uncertain outcomes for the
subject site.

Policy Guidance

The rezoning request is consistent with the following policies:
Policy LU 2.2 Compact Development

New development and redevelopment should use a more compact land use pattern to
support the efficient provision of public services, improve performance of transportation
networks, preserve open space, and reduce the negative impacts of low intensity and non-
contiguous development.

Policy LU 2.6 Zoning and Infrastructure Impacts

Carefully evaluate all amendments to the zoning map that significantly increase permitted
density or floor area to ensure that impacts to infrastructure capacity resulting from the
projected intensification of development are adequately mitigated or addressed.

Policy LU 4.7 Capitalizing on Transit Access

Sites within a half-mile of planned and proposed fixed guideway transit stations should be
developed with intense residential and mixed-uses to take full advantage of and support the
City and region’s investment in transit infrastructure.

Policy LU 4.8 Station Area Land Uses

Complementary mixed-uses, including multifamily residential, offices, retail, civic, and
entertainment uses, should be located within transit station areas.

Policy DT 1.15 High Density

Development Highest density development should occur along the axial streets (Hillsborough
Street, Fayetteville Street and New Bern Avenue), major streets (as identified by the Street
plan), surrounding the squares, and within close proximity to planned transit stations.

e The proposed PD district will bring high intensity land uses to an area of the city with
the best access to local and regional transit: Raleigh Union Station. Siting more
places for people to live and work near high quality transit will make the most of the
regions investment in transit and reduce auto dependency.

Policy UD 2.5 Greenway Access

Safe and clearly marked access points to the City’s greenway system should be provided in
new and existing mixed-use centers where feasible.

e The proposed PD district specifies that a pedestrian node including a plaza, seating
area, public art, greenway signage, bike repair, or bike share station shall be
provided near the entrance of the planned Rosengarten Greenway.
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The rezoning request is inconsistent with the following policies:
Policy LU 1.2 Future Land Use 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.

e The permitted land uses in Tracts 2 and 3 are inconsistent with the FLUM and
permitted building height is consistent with Table LU-2. The land uses permitted in
Tract 1 are consistent with the FLUM and permitted building height is inconsistent
with LU-2. This renders the request inconsistent with the Future Land Use Map for
the overall site. This inconsistency can be addressed adjusting commercial retail
entittement in Tracts 2 and 3 and reducing height in Tract 1.

Policy LU 2.1 Placemaking

Development within Raleigh’s jurisdiction should strive to create places, streets, and spaces
that in aggregate meet the needs of people at all stages of life, are visually attractive, safe,
accessible, functional, inclusive, have their own distinctive identity, and maintain or improve
local character.

Policy UD 5.1 Contextual Design

Proposed development within established neighborhoods should create or enhance a
distinctive character that relates well to the surrounding area.

e The intent of the PD district is to provide relief from the development standards of a
general or conditional use zoning district to achieve higher quality of project design
that could otherwise not be accomplished through the strict application of the Unified
Development Ordinance (UDO). This is accomplished by allowing a PD district to
relax certain development standards in exchange for higher quality design. The
mechanism for modifying code standards should be used to specify clearly how the
proposed PD district will incorporate thoughtful placemaking in to the project.

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.

e The proposed PD states that block perimeter standards will be met with the existing
streets in the area. This means that the new development will not include new public
streets which would otherwise be required. This modification negatively impacts
connectivity.

e The proposed PD states that a pedestrian connection will be constructed between
Dupont Circle and West Street. While this will improve connectivity through the site,
no design, size, location, orientation or any other specification is provided. The plan
simply states that a connection will be provided. More specification should be
included in the PD.
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Policy T 2.9 Curb Cuts

The development of curb cuts along public streets—patrticularly on major streets—should be
minimized to reduce vehicular conflicts, increase pedestrian safety, and improve roadway
capacity.

Policy UD 2.2 Multi-Modal Design

Mixed-use developments should accommodate all modes of transportation to the greatest
extent possible.

Policy T 2.8 Access Management Strategies

Appropriate access management strategies (i.e. location and spacing of permitted
driveways) should be applied based on a roadway’s functional characteristics, surrounding
land uses, and the roadways users.

Policy T 5.3 Bicycle and Pedestrian Mobility

Maintain and construct safe and convenient pedestrian and bicycle facilities that are
universally accessible, adequately illuminated, and properly designed to reduce conflicts
among motor vehicles, bicycles, and pedestrians.

e While the streetscape and urban form of the proposed PD create pedestrian-friendly
development, the outstanding issue of site access and alignment with South
Saunders Street creates a significant pedestrian safety issue.

e The 3D model on P-7 shows site access along Cabarrus Street offset from South
Saunders Street by roughly 100’ from centerline to centerline. While the model is
non-binding in terms of access alignment of the final site design, and explicitly states
that it is for illustrative purposes only and that access shall be determined at the time
of permitting, the possibility of this alignment is problematic.

e UDO Section 8.3.5.C.3. Driveways for Mixed Use and Nonresidential Uses states
that driveways accessing up to 80-foot wide street rights-of-way must be spaced 200
feet apart centerline to centerline. This ensures that vehicles entering the street from
driveways have adequate space in the street to complete turning movements before
making additional turning movements to exit the street. The 100’ offset does not
allow adequate space for one turning movement to be completed before another
turning movement to being. Vehicles will need to make two turning movements in a
short distance to navigate to and from the site to South Saunders Street.

e The impact of this configuration is that the pedestrian realm and street crossing
areas are made less safe by inadequate driveway spacing.

o Specificity of driveway alignment either spread to the full 200’ required by the UDO or
aligned with South Saunders street should be made to address this inconsistency
and safety issue. If alignment to these standards cannot be met, other significant and
essential pedestrian safety measures are necessary to mitigate this risk.
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Policy UD 7.3 Design Guidelines

The Design Guidelines in Table UD-1 shall be used to review rezoning petitions and
development applications for mixed-use developments; or rezoning petitions and
development applications along Main Street and Transit emphasis corridors or in City
Growth, TOD and Mixed-Use centers, including preliminary site plans and development
plans, petitions for the application of the Pedestrian Business or Downtown Overlay Districts,
Planned Development Districts, and Conditional Use zoning petitions.

e The full urban design guidelines are detailed below. Generally speaking, the
proposed PD lacks design specificity to satisfy the policy.

Urban Design Guideline

Guideline #1: All mixed-use
developments should generally
provide retail (such as eating
establishments, food stores, and
banks), and other uses such as
office and residential within walking
distance of each other. Mixed uses
should be arranged in a compact
and pedestrian-friendly form.

Guideline #2: Within all mixed-use
areas, buildings that are adjacent to
lower density neighborhoods should
transition (height, design, distance,
and/or landscaping) to the lower
heights or be comparable in height
and massing.

Guideline #3: A mixed use area’s
road network should connect
directly into the neighborhood road
network of the surrounding
community, providing multiple paths
for movement to and through the
mixed-use area. In this way, trips
made from the surrounding
residential neighborhood(s) to the
mixed-use area should be possible
without requiring travel along a
major street.

Urban Design Guideline

Guideline #4: Streets should
interconnect within a development
and with adjoining development.
Cul-de-sacs or dead-end streets are
generally discouraged except where
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Analysis

While the proposed PD district
permits a mix of residential, office,
and commercial uses, there is are no
design details of how they would be
arranged in a pedestrian-friendly
form. The application indicates that
the proposed development
anticipates consistency with this
guideline.

Transition of building height and
massing is provided with the build-to
standards proposed for most of the
site. The permitted 20-story tower on
the western edge of the site is not
adequality transitioned to the
surrounding area.

The proposed PD states that block
perimeter standards will be met with
existing public streets. This means
that no new public streets will be
constructed through the site.

Analysis

The proposed PD states that block
perimeter standards will be met with
existing public streets. This means
that no new public streets will be
constructed through the site.

Consistency

Inconsistent

Inconsistent

Inconsistent

Consistency

Inconsistent
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topographic conditions and/or
exterior lot line configurations offer
no practical alternatives for
connection or through traffic. Street
stubs should be provided with
development adjacent to open land
to provide for future connections.
Streets should be planned with due
regard to the designated corridors
shown on the Street Plan.

Guideline #5: New development
should be comprised of blocks of
public and/or private streets
(including sidewalks). Block faces
should have a length generally not
exceeding 660 feet. Where
commercial driveways are used to
create block structure, they should
include the same pedestrian
amenities as public or private
streets.

Guideline #6: A primary task of all
urban architecture and landscape
design is the physical definition of
streets and public spaces as places
of shared-use. Streets should be
lined by buildings rather than
parking lots and should provide
interest especially for pedestrians.
Garage entrances and/or loading
areas should be located at the side
or rear of a property.

Urban Design Guideline

Guideline #7: Buildings should be
located close to the pedestrian-
oriented street (within 25- feet of the
curb), with off-street parking behind
and/or beside the buildings. When a
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The subject site is no greater than
660 feet in length.

Proposed build-to and parking
standards address this guideline.

Analysis

The proposed build-to ranges all
exceed 25 feet.

N/A

Consistent

Consistency

Inconsistent
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development plan is located along a
high volume corridor without on-
street parking, one bay of parking
separating the building frontage
along the corridor is a preferred
option.

Guideline #8: If the site is located
at a street intersection, the main
building of a complex, or main part
of a single building should be placed
at the corner. Parking, loading, or
service should not be located at an
intersection.

Guideline #9: To ensure that urban
open space is well-used, it is
essential to locate and design it
carefully. The space should be
located where it is visible and easily
accessible from public areas
(building entrances, sidewalks).
Take views and sun exposure into
account as well.

Guideline #10: New urban spaces
should contain direct access from
the adjacent streets. They should be
open along the adjacent sidewalks
and allow for multiple points of
entry. They should also be visually
permeable from the sidewalk,
allowing passersby to see directly
into the space.

Guideline #11:The perimeter of
urban open spaces should consist
of active uses that provide
pedestrian traffic for the space
including retail, cafés, and
restaurants and higher-density
residential.

Urban Design Guideline

Guideline #12: A properly defined
urban open space is visually
enclosed by the fronting of buildings
to create an outdoor “room” that is
comfortable to users.

Staff Evaluation
Z-28-18 Cabarrus St PD

Proposed build-to and parking
standards address this guideline.

There are no design details or
standards provided for open space or
amenity areas. The PD proposed to
relax standards for open space
dimensional standards and
contiguity. This modification is not
permitted and should be removed
from the application.

There are no design details or
standards provided for open space or
amenity areas. The PD proposed to
relax standards for open space
dimensional standards and
contiguity. This modification is not
permitted and should be removed
from the application.

There are no design details or
standards provided for open space or
amenity areas. The PD proposed to
relax standards for open space
dimensional standards and
contiguity. This modification is not
permitted and should be removed
from the application.

Analysis

There are no design details or
standards provided for open space or
amenity areas. The PD proposed to
relax standards for open space
dimensional standards and

Consistent

Inconsistent

Inconsistent

Inconsistent

Consistency

Inconsistent
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Guideline #13: New public spaces
should provide seating
opportunities.

Guideline #14: Parking lots should
not dominate the frontage of
pedestrian-oriented streets, interrupt
pedestrian routes, or negatively
impact surrounding developments.

Guideline #15: Parking lots should
be located behind or in the interior
of a block whenever possible.
Parking lots should not occupy more
than 1/3 of the frontage of the
adjacent building or not more than
64 feet, whichever is less.

Guideline #16: Parking structures
are clearly an important and
necessary element of the overall
urban infrastructure but, given their
utilitarian elements, can have
serious negative visual effects. New
structures should merit the same
level of materials and finishes as
that a principal building would, care
in the use of basic design elements
can make a significant
improvement.

Guideline #17: Higher building
densities and more intensive land
uses should be within walking
distance of transit stops, permitting
public transit to become a viable
alternative to the automobile.
Guideline #18: Convenient,
comfortable pedestrian access
between the transit stop and the
building entrance should be planned
as part of the overall pedestrian
network.
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contiguity. This modification is not
permitted and should be removed
from the application.

There are no design details or
standards provided for open space or
amenity areas. The PD proposed to
relax standards for open space
dimensional standards and
contiguity. This modification is not
permitted and should be removed
from the application.

Parking is prohibited between public
streets and new buildings on the site.

Parking is prohibited between public
streets and new buildings on the site.

There are no details in the proposed
PD that provide for materials and
finishes of parking structures.

The site is in close proximity to
Raleigh Union Station.

While the streetscape standards
proposed will provide comfortable
pedestrian access, the proposed PD
also states that the dimensions of the
final streetscape can be altered with
no limitation provided.

Inconsistent

Consistent

Consistent

Inconsistent

Consistent

Inconsistent
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Guideline #19: All development
should respect natural resources as
an essential component of the
human environment. The most
sensitive landscape areas, both
environmentally and visually, are
steep slopes greater than 15
percent, watercourses, and
floodplains. Any development in
these areas should minimize
intervention and maintain the
natural condition except under
extreme circumstances. Where
practical, these features should be
conserved as open space amenities
and incorporated in the overall site
design.

Guideline #20: It is the intent of
these guidelines to build streets that
are integral components of
community design. Public and
private streets, as well as
commercial driveways that serve as
primary pedestrian pathways to
building entrances, should be
designed as the main public spaces
of the City and should be scaled for
pedestrians.

Guideline #21: Sidewalks should
be 5-8 feet wide in residential areas
and located on both sides of the
street. Sidewalks in commercial
areas and Pedestrian Business
Overlays should be a minimum of
14-18 feet wide to accommodate
sidewalk uses such as vendors,
merchandising, and outdoor
seating.

Guideline #22: Streets should be
designed with street trees planted in
a manner appropriate to their
function. Commercial streets should
have trees that complement the
face of the buildings and that shade
the sidewalk. Residential streets
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There are no known sensitive
environmental areas on the property.

The proposed PD states that block
perimeter standards will be met with
existing public streets. This means
that no new public streets will be
constructed through the site.

While the streetscape standards
proposed will provide comfortable
pedestrian access, the proposed PD
also states that the dimensions of the
final streetscape can be altered with
no limitation provided.

While the streetscape standards
proposed will provide comfortable
pedestrian access, the proposed PD
also states that the dimensions of the
final streetscape can be altered with
no limitation provided. The proposed
PD states that block perimeter

N/A

Inconsistent

Inconsistent

Inconsistent
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should provide for an appropriate
tree canopy, which shadows 22
both the street and sidewalk and
serves as a visual buffer between
the street and the home. The typical
width of the street landscape strip is
6-8 feet. This width ensures healthy
street trees, precludes tree roots
from breaking the sidewalk, and
provides adequate pedestrian
buffering. Street trees should be at
least 6 ¥ “caliper and should be
consistent with the City’s
landscaping, lighting, and street
sight distance requirements.

Guideline #23: Buildings should
define the streets spatially. Proper
spatial definition should be achieved
with buildings or other architectural
elements (including certain tree
plantings) that make up the street
edges aligned in a disciplined
manner with an appropriate ratio of
height to width.

Guideline #24: The primary
entrance should be both
architecturally and functionally on
the front facade of any building
facing the primary public street.
Such entrances should be designed
to convey their prominence on the
fronting facade.

Guideline #25: The ground level of
the building should offer pedestrian
interest along sidewalks. This
includes windows, entrances, and
architectural details. Signage,
awnings, and ornamentation are
encouraged.

Guideline #26: The sidewalks
should be the principal place of
pedestrian movement and casual
social interaction. Designs and uses
should be complementary to that
function.
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standards will be met with existing
public streets. This means that no
new public streets will be constructed
through the site.

Proposed build-to and parking
standards partially address this
guideline though there is no detail of
architectural elements of any
building.

There is no specification of building
entrance or architectural design to

convey prominence of fronting
facade.
Proposed build-to, parking, and

transparency standards address this
guideline.

While the streetscape standards
proposed will provide comfortable
pedestrian access, the proposed PD
also states that the dimensions of the
final streetscape can be altered with
no limitation provided.

Inconsistent

Inconsistent

Consistent

Inconsistent
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Policy DT 1.5 Form Based Zoning Downtown

Encourage the use of Planned Development districts with master plans in downtown to
provide more detailed design and form standards for key sites.

e There is not enough detail in the proposed PD to satisfy this policy.
Policy DT 1.11 Downtown Edges

Appropriate transitions in height, scale, and design should be provided between Central
Business District land uses and adjacent residential districts.

Policy DT 1.13 Downtown Transition Areas

In areas where the Downtown Element boundaries are located in proximity to established
residential neighborhoods, residential densities should taper to be compatible with adjacent
development. Non-residential uses with the greatest impacts—such as theaters,
concentrated destination nightlife and retail, and sports and entertainment uses—should be
directed away from these transition areas. Where existing zoning overlays are mapped, the
height guidance in these districts should not be changed outside of an area planning
process. See Map DT-3 for transition area locations.

e The subject site is identified as a Downtown Transition Area on Map DT-3. The
proposed PD district provides a tapered transition in height and scale toward the
existing neighborhood to the west. However, the western edge of the subject site of
Tracts 2 and 3 would permit up to 50,000 square feet of retail which could have
negative impact on the existing neighborhood.

e While the height guidance in the Downtown West Gateway is not technically a zoning
overlay, the height guidance of 4 stories on the west side of the subject site was the
product of a community generated area planning process. This policy tends to further
support that area specific guidance.

Area Plan Policy Guidance

The rezoning request is consistent with the following Area Plan policies:

Policy AP-DWG 2 Mixed-Use Development
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Mixed-use development should be the primary form of development in the area with an
emphasis on significant new residential growth and a vertical mix of uses in multi-story
buildings.

e The proposed PD district would result in vertical mixed-use development.

The rezoning request is inconsistent with the following Area Plan policies:
Policy AP-DWG 1 Zoning Consistency

Map AP-DWG-1 shall be used alongside the Future Land Use Map to evaluate the
consistency of all proposed zoning map amendments within the Downtown West Gateway
plan boundaries. Where there is a conflict regarding preferred densities, the guidance in the
Area Plan shall control.

e The proposed PD district exceeds the preferred density envisioned in the Downtown
West Gateway Plan.

Policy AP-DWG 3 Transportation Network Connectivity

Improve the connectivity of the transportation network through additional street connections
(both inside and outside of the plan area), pedestrian greenway, bicycle linkages, and
bus/rail transit connections especially to the Multi-Modal Transit Center area.

e The proposed PD states that block perimeter standards will be met with the existing
streets in the area. This means that the new development will not include new public
streets which would otherwise be required. This modification negatively impacts
transportation network connectivity.

Policy AP-DWG 15 Building Scale

The area between the railroad and Cabarrus Street east of the Boylan Heights neighborhood
should include a mix of residential and office uses scaled to establish a transition to the
adjacent single-family historic district. Residential uses should increase adjacent to the
historic district and building heights should be reduced.

e The proposed PD district would permit up to 50,000 square feet of retail on the west
side of the subject property, in close proximity to the existing neighborhood.

Analysis of Modifications to Standards of Commercial Mixed-Use

Streetscape: Back-of-curb to back-of-curb width, planting strip, and sidewalk width and
location may be altered at time of permitting.
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e The impact of this maodification is unclear due to lack of specificity of how
development may occur. Simply stating that these standards may be altered at the
time of permitting is impossible to quantify.

o Greater detail of the extent of this maodification should be provided to accurately
understand its impact.

Building Setbacks: There shall be no minimum building setbacks from S. West Street, W.
Cabarrus Street, and Dupont Circle, or any other internal public or private street.

e Building setbacks for external public streets (Cabarrus St, West St, and Dupont
Circle) are essentially governed by the following section with build-to standards. The
specificity provided for those sections are reasonable.

e The modification for no minimum building setback for internal public or private streets
should be considered for more detail.

Build-To Standards:

Tract 1 W. Cabarrus St: 0’ to 30’ build-to range for 50% of the lot frontage within
Tract 1 along W. Cabarrus St; At least 130’ of the tract width shall have building
facade within the build-to range.

e Under the existing zoning which includes an Urban Limited Frontage (UL),
the requirement would be a 0’ to 20’ build-to for 50% of the lot width along W.
Cabarrus St.

e The proposed build-to provides a greater range for building placement,
moving it farther from the street by 10’.

e This modification provides a greater transition from low-density residential
development to the south while maintaining a pedestrian oriented form.

Tract 1 S. West St: 0’ to 50’ build-to range for 30% of the lot frontage within Tract 1
along S. West St; At least 73’ of the tract width shall have building fagade within the
build-to range.

e Under the existing zoning which includes an Urban Limited Frontage (UL),
the requirement would be a 0’ to 20’ build-to for 25% of the lot width along S.
West St.

e The proposed build-to provides a greater range for building placement,
moving it farther from the street by 30’ and a greater coverage by 5%.

e This modification provides a significant range. A 50’ separation between a
building and sidewalk in this urban context is not very pedestrian oriented.

Tract 2 W. Cabarrus St: 10’ to 50’ build-to range for 30% of the lot frontage within
Tract 2 along W. Cabarrus St; At least 71’ of the tract width shall have building
facade within the build-to range.

Staff Evaluation 33
Z-28-18 Cabarrus St PD



Tract 2

Under the existing zoning which includes an Urban Limited Frontage (UL),
the requirement would be a 0’ to 20’ build-to for 50% of the lot width along W.
Cabarrus St.

The proposed build-to provides a greater range for building placement
including a 10’ minimum setback.

This modification provides a greater transition from low-density residential
development to the south while maintaining a pedestrian oriented form.

Dupont Cir: 0’ to 50’ build-to range for 30% of the lot frontage within Tract 2

along Dupont Circle; At least 84’ of the tract width shall have building fagade within
the build-to range.

Under the existing zoning which includes an Urban Limited Frontage (UL),
the requirement would be a 0’ to 20’ build-to for 25% of the lot width along S.
West St.

The proposed build-to provides a greater range for building placement,
moving it farther from the street by 30’ and a greater coverage by 5%.

This modification provides a significant range. A 50’ separation between a
building and sidewalk in this urban context is not very pedestrian oriented
though it does provide a significant transition to the existing low-density
residential neighborhood to the west.

Other Build to Modifications

UDO Sec. 1.5.6.C.1.General Requirements shall not apply.

Outdoo

This modification is illegal and should be removed from the request.
r Amenity Areas shall be credited towards build-to requirements.

This is not typically allowed by the UDO.

Parking prohibited between buildings and public right-of-way. This does not apply to
on-street parking, drive-through, turnaround, drop-off, or porte-cochere.

This modification improves the pedestrian realm.

Floor Plate Size: Maximum floor plate size above 12 stories shall be 35,000 square feet.

Building Massing: UDO Section 3.3.3 Building Massing Standards do not apply in Tract 1.

Staff Evaluation
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e These sections of the code are intended to provide access to light and air at
street level, mitigate wind impacts, and visually reduce the perceived scale of
a building to avoid canyon effect.

e Typically, the maximum floor plate size above the 12% story is 25,000 square
feet.

¢ Increasing the maximum floor plate size impacts the effectiveness of this
intent.

e The intent of the PD district is to improve design quality. Removing all
requirements for building massing does not provide higher design quality.

Building Separation: No building separation required by the UDO shall apply. Building
separation shall be governed by the North Carolina Building Code.

e This standard has limited impact. Massing standards in the UDO are covered in the
two previous code sections mentioned above.

Ground Floor Elevation: Minimum ground floor elevation requirements shall not apply to
any building type in any tract.

e The ground floor elevation for the townhouse and apartment building type is 2. This
standard will not apply. This modification has minimal impact.

Transparency:
Residential: 20% ground floor, 15% upper stories

e Current Code Standard. Townhouse: 20% ground floor, 15% upper story;
Apartment: 20% ground floor, 15% upper story

e There is no maximum blank wall area specified, so the code standards
remain. Townhouse: 35’; Apartment 35’

Non-Residential: 50% ground floor, 20% upper stories

e Current Code Standard. Mixed Use Building: 50% ground floor, 20% upper
story; General Building: 33% ground floor, 20% upper stories

e There is no maximum blank wall area specified, so the code standards
remain. Mixed Use Building: 20’; General Building 30’

No transparency requirements for parking structures on Tract 3.

Parking Standards:

Parking Setback: There shall be no parking setback, except for Sec. 1.5.6.C.1.

e This detail is unclear and should be revised.

Parking Standard: Parking shall be provided in accordance with UDO Sec 7.1.3.A.
Downtown District (DX-).

Staff Evaluation 35
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e This standard reduced the amount of parking per dwelling unit to no more
than 2 spaces per unit.

e No vehicle parking is required for the first 16 dwelling units.

e One parking space per 500 square feet for all non-residential floor area or the
base standard ratio, whichever is less.

¢ No vehicle parking required for the first 10,000 square feet of hon-residential
use.

e No vehicle parking is required for the following uses up to 30,000 square feet
of gross floor area provided when at least 25% of the ground floor of the
building is devoted to such uses:

o Indoor recreation
o Personal service
o Restaurant

o Retail sales

o Banks

e No combination of the reductions above shall exceed 30,000 exempted
square feet of gross floor area.

e No parking is required for an indoor movie theatre

e Parking for overnight lodging requires only one-half of the amount required
elsewhere.

e Parking fee in Lieu

o At the discretion of the Transportation Director, a fee may be paid in
lieu of complying with minimum parking requirements

o This fee is fixed by resolution adopted by City Council

o Payments collected by this method shall be kept separate from other
revenue collected by the city and invested only as allowed by N.C.

Gen. Sta. 159-30. Funds can only be used for the purchase of land or
for the construction of new parking facilities in the DX- District.

Temporary Parking is permitted.

e Providing parking standards in accordance with DX- zoning at this site is
reasonable and a modification that provides public benefit.

Remote Parking: UDO Sec. 7.1.5.B Remote Parking and UDO Sec. 6.4.7.C.2.a-b.
shall not apply.
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MASTER PLAN SUBMITTAL REQUIREMENTS

TO BE COMPLETED BY APPLICANT

- COMPLETED BY

CITY STAFF
General Requirements — Master Plan YES N/A YES NO | N/A

1. I have referenced the Master Plan Checklist and by using this as a

guide, it will ensure that | receive a complete and thorough first review by ]
the City of Raleigh
2. Total number of units and square feet ]
3. 12 sets of plans ]
4. Completed application; Include electronic version via cd or flash drive ]
5. Vicinity Map ]
6. Existing Conditions Map ]
7. Street and Block Layout Plan ]
8. General Layout Map/Height and Frontage Map ]
9. Description of Modification to Standards, 12 sets ]
10. Development Plan (location of building types) L]
11. Pedestrian Circulation Plan ]
12. Parking Plan ]
13. Open Space Plan ]
14, Tree Conservation Plan (if site is 2 acres or more) L]
15. Major Utilities Plan/Utilities Service Plan ]
16. Generalized Stormwater Plan ]
17. Phasing Plan ]
18. Three-Dimensional Model/renderings ]
19. Common Signage Plan ]
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W CABARRUS STREET MIXED USE
MASTER PLAN

1.  INTRODUCTION

This document and the associated plan sheets submitted herewith (collectively, the Master
Plan) are provided pursuant to the Unified Development Ordinance for the Planned Development
district for the W. Cabarrus Street Mixed Use development (the Project). This project concerns
the 6.0 acres located on the north side of W Cabarrus Street between N West Street and Dupont
Circle, bounded by the railroad on the north. The property is located within the downtown area,
immediately across the railroad tracks from Raleigh Union Station and east of the Boylan Heights
neighborhood. The Master Plan proposes a mixed-use development consisting of residential,
office and commercial land uses with building heights that transition from the tallest building at
the railroad and N West Street to shorter buildings on the southern and western portion of property,
closer to the lower density neighborhoods.

2. STATEMENT OF INTENT

The proposed development meets the intent of the PD District set forth in UDO Section
4.1.1.F. in several ways. First, the PD District allows the applicant to address block perimeter for
a site that is bounded by public right-of-way on three sides and a railroad corridor on the other.
Second, the PD District allows the applicant to provide greater transparency and certainty to the
public and surrounding residents regarding the location of building height and non-residential land
uses, which is particularly important given the location of this property within the City’s most
urban area as it transitions to lower density neighborhoods. Third, the PD District allows the
applicant to modify various UDO standards that better enable the applicant to develop a more
compact, pedestrian-friendly, mixed-use project than would otherwise be possible without the
modifications.

3. COMPREHENSIVE PLAN CONFORMANCE

The Future Land Use Map identifies the property as split between Office & Residential
Mixed Use on the western portion of the property and Community Mixed Use on the eastern
portion of the property. Office & Residential Mixed Use encourages a mix of residential and office
land uses, and acknowledges that taller buildings may be appropriate for larger developments
located along major corridors. Community Mixed Use encourages larger pedestrian-oriented
mixed-use developments, and acknowledges that taller buildings may be appropriate when located
in transit-oriented areas. Additionally, the property is located in the Downtown West Gateway
area plan boundaries, and identified as within the Boylan Transition District, which encourages a
mix of office and residential land uses (with residential land uses closer to the existing
neighborhoods) and that building heights transition from taller buildings closer to downtown to
the shorter buildings closer to the neighborhoods. The Project is consistent with this policy
guidance given the proposed office and residential land uses, and with the office land use and taller
buildings concentrated closer to downtown and transitioning to residential land uses and shorter
buildings closer to the neighborhoods.



4. DESIGN GUIDELINE CONFORMANCE

The Project complies with many of the Urban Design Guidelines and Downtown Design
Guidelines, as more specifically addressed in the responses to these guidelines included with the
rezoning petition. Generally, the Project complies with these guidelines by requiring the buildings
to be closer to the street, prohibiting parking between the street and the building, and by providing
wider sidewalks and streetscapes along the street.

5. GENERAL DESIGN PRINCIPLES CONFORMANCE

The Project complies with may of the General Design Principles set forth in UDO section
4.7.5. Specifically, the Project includes the opportunity to provide apartment units and dwelling
units above first floor commercial space, and it proposes a compact, well-integrated mix of land
uses instead of such uses being widely separated and buffered. The Master Plan also ensures
compatibility with surrounding land uses by locating the taller building farthest from the lower
density neighborhoods, and situating the residential land uses and shorter buildings along Dupont
Circle and W Cabarrus Street, closer to the lower density neighborhoods. The Project anticipates
providing a mix of non-residential uses, including in an office building as well as some non-
residential uses on the ground floor. The Master Plan also provides for wider sidewalks and
streetscapes that will facilitate pedestrian movement around the site, providing a more safe and
comfortable link to downtown from the Project and surrounding residential neighborhoods. The
build-to standards and parking standards ensure that buildings will front along the streets and
parking will be located behind buildings, creating a more pedestrian-friendly environment.

6. BLOCK PERIMETER

The block perimeter standards shall be satisfied for the development per the Master Plan
based upon the existing public street network and the railroad right-of-way, taking into account
the surrounding built environment and the proposed extension of S. West Street by the City.

7. LAND USES & INTENSITY

A. Base District. The base district for this Planned Development district shall be the
Commercial Mixed Use (CX) district. All principal and accessory land uses permitted
in the CX district shall be permitted on the property, except as otherwise may be
prohibited by this Master Plan.

B. Overall Maximum Development Intensity. The total amount of development on the
Property shall not exceed the intensities for each use as set forth below:
i. Commercial (not retail) — 350,000 SF, which can be located in Townhouse,
Apartment, Mixed-Use, General, and Civic building types
ii. Commercial (retail) — 50,000 SF, which can be located in Townhouse, Apartment,
Mixed-Use, General, and Civic building types
iii. Residential Dwelling Units — 500 units, which can be located in Apartment, Mixed-
Use and Civic building types




C. Tract 1 Maximum Development Intensity.

1.

ii.
iii.

Uses & Density — 350,000 SF Commercial (not retail), 50,000 SF Commercial
(retail), 500 dwelling units

Building Height — 20 stories; 250 feet

Building Types — Townhouse, Apartment Building, General Building, Mixed Use
Building, Civic Building, Open Lot

D. Tract 2 Maximum Development Intensity.

1.

ii.
iii.

Uses & Density — 500 dwelling units; 100,000 SF Commercial (not retail), 50,000
SF Commercial (retail)

‘Building Height — 7 stories; 90 feet

Building Types — Townhouse, Apartment Building, General Building, Mixed Use
Building, Civic Building, Open Lot

E. Tract 3 Maximum Development Intensity.

1.

ii.
iii.

Uses & Density — 500 dwelling units; 200,000 SF Commercial (not retail), 50,000
SF Commercial (retail)

Building Height — 7 stories; 90 feet

Building Types — Townhouse, Apartment Building, General Building, Mixed Use
Building, Civic Building, Open Lot

MODIFICATIONS

A. Dupont Circle Street Section — No right-of-way dedication shall be required along
Dupont Circle. A 14-feet wide streetscape will be provided along Dupont Circle.

B. Building Setbacks — There shall be no minimum building setback from N. West Street,
W. Cabarrus Street, Dupont Circle, any internal public or private street, or the rail road
right-of-way.

C. Building Build-To Standards

i.

ii.

iii.

1v.

N. West Street — Build-to range of between 0°-50°, with a minimum building
coverage of 30%

W. Cabarrus Street — Build-to range of between 0°-30°, with a minimum building
coverage of 60%, excluding that area subject to any utility easement.

Dupont Circle — Build-to range of between 0°-50°, with a minimum building
coverage of 30%; however, no build-to standards shall apply to Tract 3

No building shall be required to comply with UDO section 1.5.6.C.1.
There shall be no parking between the building and the public right-of-way, but this

prohibition shall not apply to on-street parking and any drive-through, turnaround,
drop-off or porte-cochere features.



. Floor Plate Size — The maximum floor plate size above 12 stories shall be 35,000 square
feet.

. Building Massing — The building massing standards shall not apply to buildings in
Tract 1.

. Building Separation — Building separation shall be governed by the North Carolina
Building Code.

. Ground Floor Elevation — The minimum ground floor elevation requirement shall not
apply to any building type in any tract.

. Transparency — Those portions of a building with a residential use shall provide twenty
percent (20%) transparency on the ground floor and fifteen percent (15%) transparency
on upper stories. Those portions of a building with a nonresidential use shall provide a
fifty percent (50%) transparency on the ground floor and twenty percent (20%)
transparency on upper stories. The transparency standards shall not apply to the parking
structure located on Tract 3.

Parking Standards

i. Parking Setback — No parking setback shall apply to any tract, except as required
by above modification in Section 8.c.v.

ii. Parking Standard — Parking shall be provided in accordance with UDO section
7.1.3.A.

iii. Temporary Parking — Parking may be provided on any portion of the property as
a temporary use in order to serve uses within the development, including portions
of the development not on the same lot or tract as the use being served.

iv. Remote Parking — The development may include remote parking, but such remote
parking shall not be subject to the requirements of UDO section 7.1.5.B.

v. Structured Parking — The standards in UDO section 7.1.6.B.2. shall not apply to
compact parking spaces provided within structured parking facilities within the
development.

Lot Dimensions — The minimum and maximum lot area and dimension requirements
applicable to any building type shall not apply.

. Open Space — The standards of UDO sections 2.5.3.A. and 2.5.3.B. shall not apply.

. Outdoor Amenity Area — There shall be no outdoor amenity area requirement
associated with the parking structure on Tract 3. Any area meeting the standard of



outdoor amenity area and open space may be counted as both outdoor amenity and open
space. The outdoor amenity area shall not be required to comply with the urban plaza

standards in UDQO section 1.5.3.

M. Protective Yards — There shall be no required transitional protective yards or street
protective yards in any tract.

9. ADDITIONAL DEVELOPMENT STANDARDS

A. The following principal uses as listed in UDO section 6.1.4 shall be prohibited:
i. Adult establishment
ii. Detention center, jail, prison




Property Owner Information

1. 400 S West Street; PIN 1703-47-8178
Book 8440, Page 1968
Tract 2, Book of Maps 1999, Page 2218

Clancy Properties, LL.C

c/o Clancy & Theys Construction Co.
PO Box 27608

Raleigh, NC 27611

2. 518 W Cabarrus Street; PIN 1703-47-7144
Book 8440, Page 1968
Tract 1, Book of Maps 1999, Page 2218

Clancy Properties, LLC

c/o Clancy & Theys Construction Co.
PO Box 27608

Raleigh, NC 27611

3. 600 W Cabarrus Street; PIN 1703-47-5257
Book 16261, Page 1201

3119 Associates, LL.C
516 W Cabarrus Street
Raleigh, NC 27603



DOWNTOWN DESIGN GUIDELINES

. Fayetteville Street should be free of service elements including loading docks,
mechanical equipment, and driveways.

Not applicable.

. Loading or services entrances should be embedded within the block where possible. If
embedding the loading dock is not possible, the loading dock should be located to the
other side or rear of a building. The width should be minimized and doors or gates should
shield the loading docks from view. Roll-down gates should be decorative if facing the
public realm.

The proposed development includes a private drive aisle West Cabarrus Street, which can
be used to shield service vehicles from public view.

Surface and structured parking should be landscaped, emphasizing interior tree canopies
in surface lots, formal borders, and street trees to reinforce the street wall.

The development anticipates a roof garden on the parking deck roof and adjacent to
office building off S West Street. Street trees will be provided in accordance with the
UDO.

. Mechanical equipment, satellite or microwave dishes, elevator penthouses, and other FG
utilitarian equipment should be screened from view by a structure that complements the
design of the building through the use of similar materials, colors, finishes, and
architectural details. View from the buildings above should also be considered when
designing rooftop mechanical equipment.

The proposed development will be consistent with this guideline.

. The widths of all curb cuts at parking deck entrances should be minimized. Design
techniques should be used (such as lane splits within the deck to encourage consolidated
single exit or entrance lanes at the street side, and/or columns between lanes to reduce the
perceived size of the openings), while maintaining adequate ingress and egress capacity
to provide efficient operations and meet air quality conformity.

Curb cuts shall be designed to provide pedestrians greater walkability while providing
appropriate scale necessary to comply with this guideline.

. Building entries should be emphasized with architectural features, changes in roofline,
different massing, or unique materials.

The proposed development will employ unique architectural features to draw attention to
each building’s main entry.




10.

11.

12.

13.

14.

The primary pedestrian building entrances should be located along the store front. For
buildings that front on three streets, the primary pedestrian entrances should be located on
the axial street or the corner if the building is located at an intersection.

Ground-level retail entrances will be located primarily along West Cabarrus Street.
Building entries should be at grade.

The minimum ground elevation requirement shall not apply to any building type in any
tract. Building entries will be located along the street level to provide pedestrians ease of

access.

The level of architectural detail should be most intense at street level, within view of
pedestrians on the sidewalk.

The development will use architectural effects to draw pedestrians into the ground-floor
retail located along the rights-of-way.

The use of solid roll-down security gates is encouraged.
The proposed development does not contemplate solid roll-down security gates.

Facades should be broken into distinct 20-30 foot modules or bays from side to side to
prevent a monolithic edge to the street.

The proposed development will include facades that break up the streetwall and offer
visual breaks.

Large unarticulated walls are discouraged, and should have a window or functional
public access at least every 10 feet.

The Master Plan will modify transparency requirements while providing sufficient
windows and entrances to prevent a monolithic building wall.

The articulation of the fagade should be designed to appear more vertical than horizontal.
The proposed development shall be consistent with this guideline.

Entries that provide access to a building’s upper floors should be located along a street to
promote street life. They should be designed as separate entries, and distinguished from

ground level spaces with different architectural details, materials, colors, lighting, signage
and/or paving so that it is clear which entries are public and which are private.

The proposed development shall be consistent with this guideline.




15.

16.

17.

18.

19.

20.

21.

22,

Recessed entries are encouraged. They should be no wider than one-third of the width of
the storefront or 20 feet, whichever is less. Recessed entries should be a minimum of 4
feet deep, except where necessary to meet fire code.

The proposed development will be consistent with this guideline.
A minimum of 2/3 of the first story facade should be windows. Of the total amount of
glass on the first floor fagade, a minimum of 85% must be transparent. Tinted or

reflective glass is discouraged. First story windows should be located a maximum of
three (3) feet above the adjacent sidewalk.

The Master Plan Narrative modifies the UDO transparency requirements depending on
the type of use located within each building.

Windows should be used to display products and services and maximize visibility into
storefronts. Windows should not be obscured with elements that prevent pedestrians from
seeing inside.

The proposed development will utilize windows to attract pedestrians to the ground-level
retail.

The first story floor-to-floor height of any new building on Fayetteville Street should be a
minimum of twenty (20) feet.

Not applicable.

If ceilings must be lowed below the height of ground level windows, provide an interior,
full-height, three (3) foot minimum deep space immediately adjacent to the window
before the drop in the ceiling.

The proposed development shall be consistent with this guideline.

The use of deep awnings and canopies on the first story is recommended to help mitigate
wind, reduce glare, and shade ground level spaces.

The proposed development shall be consistent with this guideline.
Arcades, colonnades, and galleries are discouraged within the public right-of-way.

The proposed development does not contemplate building features within the public
right-of-way.

Stairs and stoops in the public right-of-way are discouraged along Fayetteville Street in
order to make entries more accessible.

Not applicable.




23.

24.

25.

26.

27.

28.

29.

30.

An outdoor ground plane that abuts or is adjacent to the public right-of-way should be
paved with terrazzo, concrete pavers, concrete, stone, brick, tile or another high quality
23 hardscape material. The paving design and materials should complement the building
or storefront architecture.

The proposed development shall be consistent with this guideline.
In larger courtyard style spaces visible from the public right-of-way, use groundcovers,
shrubs, and flowers to accent and fill blank areas with interest. Minimize the use of bare

mulch and rocks. Areas of bare earth are discouraged.

The proposed development will incorporate appropriate landscaping features into its
community amenity space.

Walls of buildings should parallel the orientation of the street grid.
The proposed development will be consistent with this guideline.

Towers or high rise buildings should have three zones: a streetwall or base zone, a tower
transition zone, and a tower top zone. Cornices should be considered to separate base
zone from tower transition zone.

The proposed development shall be consistent with this guideline.

Distance between towers on different blocks should be a minimum of 100 feet to ensure
access to light and air.

The proposed development will provide appropriate space buildings to allow light and air
into the center of the site.

Public art, performance facilities and/or civic monuments should be an integral part of
any building plan.

The proposed community amenity space provides the opportunity to showcase various
artworks.

Fences, railings and walls are discouraged except to screen surface parking lots and
unimproved lots, to protect pedestrians from grade changes, and to delineate a private
courtyard. Fences are preferred over walls except where designed to hold grade.

The proposed development will be consistent with this guideline.
Fences should be a minimum of 36 inches and a maximum of 42 inches tall and a

minimum of 70 percent open. Railings should be 42 inches tall. Solid walls should be a
minimum of 18 inches and a maximum of 32 inches tall.




31.

32.

33.

34.

35.

36.

37.

38.

The proposed development will be consistent with this guideline.

Fences, railings and walls should be designed to complement the adjacent architecture
through the use of similar materials, colors, finishes and architectural details.

The proposed development will be consistent with this guideline.
Designs should be contextual to FG adjacent buildings, including their cornice lines and
horizontal banding.

The proposed development is not adjacent to any FG buildings.

Innovative design and unusual lighting to the exterior of the building is important to
emphasize the monumentality of government buildings.

Not applicable.

The principal building entrance should be easily identified by building features and
landscape elements; additional public entrances should be provided at every street face.

The proposed develop will utilize architectural features to accentuate principal building
entrances. Ground-level retail along West Cabarrus will offer multiple public entrances.

Building materials should be of stone, brick or similar durable, high quality materials.
Building form, articulation and materials should respect and be sympathetic to the major
governmental and institutional buildings in the area.

The proposed development will incorporate high-quality and durable materials.

Preferred materials (other than glass) include metal, brick, stone, concrete, plaster, and
wood trim; discouraged materials include vinyl siding, pressed wood siding, and exterior

insulated finishing systems (EIFS).

The proposed development anticipates a primary mix of glass and metal materials. EIFS
is not contemplated.

Materials covering original architectural features of historic or architecturally significant
buildings are discouraged.

The proposed development will be consistent with this guideline.
A minimum of 35% of each upper story should be windows.

The Master Plan modifies the minimum upper-story transparency standard to twenty
percent (20%).




39.

40.

41.

42.

43.

44,

45.

46.

47.

Building corners that face an intersection should strive for a distinctive form and high
level of articulation.

The proposed development will be consistent with this guideline.
Buildings may step back further at intersections in order to articulate the corners.

The development does not anticipate a building at any intersection that would require a
deeper stepback.

Buildings downtown and in Pedestrian Business Overlays should have stepbacks and
articulated facades to mitigate wind effects and increase light and air. Buildings should
step back 10 to 15 feet at the 60-foot point above the ground a wide street and 15 feet on
a narrow street. A wide street is 75 feet in width or more.

Not applicable; no Pedestrian Business Overlay on the Property.

Flat roof buildings should have decorative parapets with elements such as detailed
cornices, corbeling, applied medallions, or other similar architectural treatments.

The proposed development anticipates flat roof buildings, and the development shall be
consistent with this guideline.

Signage should be compatible in scale, style and composition with the building or
storefront design as a whole.

The proposed development will be consistent with this guideline.

Diverse graphic solutions are encouraged to help create the sense of uniqueness and
discovery found in an urban, mixed-use environment.

The proposed development anticipates multiple ground-level retail uses that will attract
customers from within the development and the nearby Boylan Heights neighborhood.
Unique sign solution will further this initiative.

All mechanical and electrical mechanisms should be concealed.

The proposed development will be consistent with this guideline.

Signs should not obscure a building’s important architectural features, particularly in the
case of historic buildings.

The proposed development will be consistent with this guideline.

Signs should be constructed with durable materials and quality manufacturing.



48.

49.

50.

51.

52.

The proposed development would consist of high-quality building materials to provide an
attractive mixed-use site for residents, neighbors and visitors.

Sign bands above transom and on awnings are preferred signage locations.
The proposed development’s signage will be consistent with this guideline.

Only the business name, street address, building name and logo should be on an awning
or canopy. The lettering should not exceed 40 percent of the awning area.

The proposed development’s signage will be consistent with this guideline.

Nluminated signs should avoid the colors red, yellow, and green when adjacent to a signal
controlled vehicular intersection.

The proposed development’s signage will be consistent with this guideline.

Allowed sign types: channel letter signs, silhouette signs (reverse channel),
individualized letter signs, projecting signs, canopy/marquee signs, logo signs, awning
signs and interior window signs.

The proposed development’s signage will be consistent with this guideline.

Discouraged sign types: signs constructed on paper, cardboard, Styrofoam-type materials,
formed plastic, injected molded plastic, or other such materials that do not provide a
sense of permanence or quality; signs attached with suction cups or tape; signs
constructed of luminous vacuum-formed plastic letter; signs with smoke-emitting
components. Changeable copy signs are prohibited.

The proposed development’s signage will be consistent with this guideline.
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W CABARRUS STREET MIXED USE
MASTER PLAN

1. INTRODUCTION

This document and the associated plan sheets submitted herewith (collectively, the Master
Plan) are provided pursuant to the Unified Development Ordinance for the Planned Development
district for the W. Cabarrus Street Mixed Use development (the Project). This project concerns
the 6.0 acres located on the north side of W Cabarrus Street between S West Street and Dupont
Circle, bounded by the railroad on the north. The property is located within the downtown area,
immediately across the railroad tracks from Raleigh Union Station and east of the Boylan Heights
neighborhood. The Master Plan proposes a mixed-use development consisting of residential,
office and commercial land uses with building heights that transition from the tallest building at
the railroad and S West Street to shorter buildings on the southern and western portion of property,
closer to the lower density neighborhoods.

2. STATEMENT OF INTENT

The proposed development meets the intent of the PD District set forth in UDO Section
4.1.1.F. in several ways. First, the PD District allows the applicant to address block perimeter for
a site that is bounded by public right-of-way on three sides and a railroad corridor on the other.
Second, the PD District allows the applicant to provide greater transparency and certainty to the
public and surrounding residents regarding the location of building height and non-residential land
uses, which is particularly important given the location of this property within the City’s most
urban area as it transitions to lower density neighborhoods. Third, the PD District allows the
applicant to modify various UDO standards that better enable the applicant to develop a more
compact, pedestrian-friendly, mixed-use project than would otherwise be possible without the
modifications.

3. COMPREHENSIVE PLAN CONFORMANCE

The Future Land Use Map identifies the property as split between Office & Residential
Mixed Use on the western portion of the property and Community Mixed Use on the eastern
portion of the property. Office & Residential Mixed Use encourages a mix of residential and office
land uses, and acknowledges that taller buildings may be appropriate for larger developments
located along major corridors. Community Mixed Use encourages larger pedestrian-oriented
mixed-use developments, and acknowledges that taller buildings may be appropriate when located
in transit-oriented areas. Additionally, the property is located in the Downtown West Gateway
area plan boundaries, and identified as within the Boylan Transition District, which encourages a
mix of office and residential land uses (with residential land uses closer to the existing
neighborhoods) and that building heights transition from taller buildings closer to downtown to
the shorter buildings closer to the neighborhoods. The Project is consistent with this policy
guidance given the proposed office and residential land uses, and with the office land use and taller
buildings concentrated closer to downtown and transitioning to residential land uses and shorter
buildings closer to the neighborhoods.



4. DESIGN GUIDELINE CONFORMANCE

The Project complies with many of the Urban Design Guidelines and Downtown Design
Guidelines, as more specifically addressed in the responses to these guidelines included with the
rezoning petition. Generally, the Project complies with these guidelines by requiring the buildings
to be closer to the street, prohibiting parking between the street and the building, and by providing
wider sidewalks and streetscapes along the street.

S. GENERAL DESIGN PRINCIPLES CONFORMANCE

The Project complies with many of the General Design Principles set forth in UDO section
4.7.5. Specifically, the Project includes the opportunity to provide apartment units and dwelling
units above first floor commercial space, and it proposes a compact, well-integrated mix of land
uses instead of such uses being widely separated and buffered. The Master Plan also ensures
compatibility with surrounding land uses by locating the taller building farthest from the lower
density neighborhoods, and situating the residential land uses and shorter buildings along Dupont
Circle and W Cabarrus Street, closer to the lower density neighborhoods. The Project anticipates
providing a mix of non-residential uses, including in an office building as well as some non-
residential uses on the ground floor. The Master Plan also provides for wider sidewalks and
streetscapes that will facilitate pedestrian movement around the site, providing a more safe and
comfortable link to downtown from the Project and surrounding residential neighborhoods. The
build-to standards and parking standards ensure that buildings will front along the streets and
parking will be located behind buildings, creating a more pedestrian-friendly environment.

6. BLOCK PERIMETER

Block perimeter standards shall be satisfied for the development per the Master Plan based
upon the existing public street network. This is also in consideration of the constraints posed by
the surrounding built environment, railroad right-of-way and the proposed S. West Street extension
project by the City of Raleigh. Pedestrian connectivity will be provided internally within the
development amongst the various Tracts with connectivity out to the existing public streets and
associated streetscapes. Additionally, a pedestrian connection shall be made through the
development between Dupont Circle and S. West Street.

7. LAND USES & INTENSITY

A. Base District. The base district for this Planned Development district shall be the
Commercial Mixed Use (CX) district. All principal and accessory land uses permitted
in the CX district shall be permitted on the property in accordance with the Allowed
Principal Use Table, except as prohibited by Section 9.A. of this Master Plan.



B. Overall Maximum Development Intensity. The total amount of development on the

Property shall not exceed the intensities for each use as set forth below:

1.

ii.

Commercial — 400,000 SF (up to 50,000 SF may be Commercial retail), which can
be located in Townhouse, Apartment, Mixed-Use, General, and Civic building
types

Residential Dwelling Units — 500 units, which can be located in Townhouse,
Apartment, and Mixed-Use building types

C. Tract 1 Maximum Development Intensity.

1.

ii.
1il.

Uses & Density — 400,000 SF Commercial (up to 50,000 SF may be Commercial
retail), 500 dwelling units

Building Height — 20 stories; 250 feet / 7 stories; 100 feet (see plan sheet P-2)
Building Types — Townhouse, Apartment Building, General Building, Mixed Use
Building, Civic Building, Open Lot

D. Tract 2 Maximum Development Intensity.

1.

ii.
1il.

Uses & Density — 500 dwelling units; 100,000 SF Commercial, 50,000 SF
Commercial retail

Building Height — 6 stories; 90 feet / 5 stories; 75 feet (see plan sheet P-2)
Building Types — Townhouse, Apartment Building, General Building, Mixed Use
Building, Civic Building, Open Lot

E. Tract 3 Maximum Development Intensity.

1.

ii.
1il.

Uses & Density — 500 dwelling units; 200,000 SF Commercial, 50,000 SF
Commercial retail

Building Height — 7 stories; 100 feet (see plan sheet P-2)

Building Types — Townhouse, Apartment Building, General Building, Mixed Use
Building, Civic Building, Open Lot

F. General Notes.

1.

ii.

Within each tract, a Townhouse, Apartment or Mixed-Use building type can have
all, none or a portion of the amount of permitted residential dwelling units.

For the purposes of this Section 7 of the Master Plan, the following definitions shall
apply:

1. “Commercial” shall mean those uses within the Public & Institutional,
Commercial, and Industrial use categories listed in UDO Article 6, except
for “Commercial retail” uses.

2. “Commercial retail” shall mean those Personal Service, Restaurant, and
Retail Sales uses as listed in UDO Article 6.

3. The uses permitted on the Property are governed by Section 7.A. and
Section 9.A. of this Master Plan, and the development intensities set forth
above are not intended to prohibit any use not expressly prohibited by
Section 7.A. and Section 9.A. of this Master Plan.



MODIFICATIONS

A.

Streetscape — Due to the existing natural gas utility easement located at the intersection
of Dupont Circle and W. Cabarrus Street, the ultimate street sections of Dupont Circle
and W. Cabarrus Street may differ from the applicable street type standards.
Modifications may include different back-to-back curb width, planting strip and
sidewalk width and location. The final street section will be coordinated with City of
Raleigh at time of permitting.

Building Setbacks — Unless otherwise noted in Section C or on Plan Sheet P-2, there
shall be no minimum building setback from S. West Street, W. Cabarrus Street, Dupont
Circle, any internal public or private street, or the rail road right-of-way.

1.

ii.

1il.

1v.

vi.

Vii.

. Building Build-To Standards

Tract 1 along W Cabarrus St

- 0’-30’ build-to range

- Minimum 50% lot frontage within Tract 1 along W Cabarrus St

- At least 130’ of the tract width shall have building fagade constructed within
the build-to range

Tract 1 along S West St

- 0’-50’ build-to range

- Minimum 30% lot frontage within Tract 1 along S West St

- Atleast 73’ of the tract width shall have building facade constructed within the
build-to range

Tract 2 along W Cabarrus St

- 10’-50’ build-to range

- Minimum 30% lot frontage within Tract 2 along W Cabarrus St

- Atleast 71’ of the tract width shall have building facade constructed within the
build-to range

Tract 2 along Dupont Cir

- 0’-50’ build-to range

- Minimum 30% lot frontage within Tract 2 along Dupont Cir

- Atleast 84’ of the tract width shall have building facade constructed within the
build-to range

The corner lot build-to standard in UDO section 1.5.6.C.1. shall not apply.
Outdoor Amenity Areas shall be credited towards build-to requirements.
There shall be no parking between the building and the public right-of-way, but this

prohibition shall not apply to on-street parking and any drive-through, turnaround,
drop-off or porte-cochere features.



. Floor Plate Size — The maximum floor plate size above 12 stories shall be 35,000 square
feet.

. Building Massing — The building massing standards shall not apply to buildings in
Tract 1.

. Building Separation — No building separation that may be required by the UDO shall
be applicable. Instead, building separation shall be governed by the North Carolina
Building Code.

. Ground Floor Elevation — The minimum ground floor elevation requirement shall not
apply to any building type in any tract.

. Transparency — As applied to those portions of a building with a residential use where
transparency is required by the UDO, the transparency standard shall be twenty percent
(20%) transparency on the ground floor and fifteen percent (15%) transparency on
upper stories. As applied to those portions of a building with a nonresidential use where
transparency is required by the UDO, the transparency standard shall be fifty percent
(50%) transparency on the ground floor and twenty percent (20%) transparency on
upper stories. The transparency standards shall not apply to the parking structure
located on Tract 3.

Parking Standards

1. Parking Setback — No parking setback shall apply to any tract, except as required
by above modification in Section 8.c.v.

ii. Parking Standard — Parking shall be provided in accordance with UDO section
7.1.3.A. Additionally, the owner may take advantage of parking administrative
alternates and vehicle parking reductions permitted by the UDO.

iii. Temporary Parking — Parking may be provided on any portion of the property as
a temporary use in order to serve uses within the development, including portions
of the development not on the same lot or tract as the use being served.

iv. Remote Parking — The development may utilize remote parking, but such remote
parking shall not be subject to the requirements of UDO sections 7.1.5.B and
6.4.7.C.2.a-b.

v. Structured Parking — The standard in UDO section 7.1.6.B.2. shall be modified
to delete the limitation that no more than two compact parking spaces may abut
each other. Instead, the limit shall be a maximum of five compact parking spaces
adjoining each other in a continuous row. The other standards of UDO section
7.1.6.B.2. are not being modified. In structured parking facilities, the number of



parking levels proposed shall not be regulated by the maximum number of stories
allowed within a Tract(s). The height of structured parking shall only be measured
by the total height in feet.

J. Lot Dimensions — The minimum and maximum lot area and width dimension
requirements applicable to any building type shall not apply.

K. Open Space — The standards of UDO sections 2.5.3.A. and 2.5.3.B. shall not apply.

L. Outdoor Amenity Area — There shall be no outdoor amenity area requirement
associated with the parking structure on Tract 3. Any area meeting the standard of
outdoor amenity area and open space may be counted as both outdoor amenity and open
space. The outdoor amenity area shall not be required to comply with the urban plaza
standards in UDO section 1.5.3.

M. Protective Yards — There shall be no required transitional protective yards or street
protective yards in any tract.

ADDITIONAL DEVELOPMENT STANDARDS
A. The following principal uses as listed in UDO section 6.1.4 shall be prohibited:

i.  Adult establishment
ii. Detention center, jail, prison
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SIGNAGE NOTES

1. DEVELOPMENT SIGNAGE SHALL BE IMPLEMENTED IN A UNIFORM AND HARMONIOUS MANNER
THROUGHOUT THE DEVELOPMENT. SIGNAGE SHALL BE SUBSTANTIALLY CONSISTENT IN FONT STYLE(S),
COLOR, AND MATERIALS. ALL SIGNAGE SHALL CONFORM TO UDO SECTION 4.7.3. AND THE STANDARDS
NOTED BELOW.

2. PER UDO SECTION 4.7.3.B, UP TO 75 SQUARE FEET OF GROUND SIGNAGE PER 200 FEET OF STREET
FRONTAGE IS ALLOWED ALONG S. WEST ST, W. CABARRUS ST, AND DUPONT CIRCLE.

3. IN ADDITION TO THE REQUIREMENTS OF UDO SECTION 7.3 SIGNS, ITEMS NOT SPECIFIED HEREIN, NOR
ADDRESSED IN THE UDO (SUCH AS COLORS AND TYPE SCRIPT), THE MASTER DEVELOPER SHALL SUBMIT
SUPPLEMENTAL STANDARDS FOR THE COMMON SIGNAGE PLAN AT THE TIME OF ANY INITIAL SIGNAGE
PERMITTING. ALL SUBSEQUENT SIGNAGE PERMITTING SHALL THEN FOLLOW THE UPDATED STANDARDS.
THE MASTER DEVELOPER SHALL BE PERMITTED TO MODIFY THE ESTABLISHED STANDARDS SO LONG AS
THEY ARE IN GENERAL CONFORMANCE TO UDO REGULATIONS.

4. THE FOLLOWING SIGNAGE TYPES SHALL BE ALLOWED WITHIN EACH OF THE TRACTS OF THE MASTER
PLAN:

PRELIMINARY DRAWING - NOT RELEASED FOR CONSTRUCTION
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