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Rezoning Application RCP [Emuine

CITY PLANNING

Department of City Planning | 1 Exchange Plaza, Suite 300 | Raleigh, NC 27601 | 919-996-2682

REZONING REQUEST

OFFICE
] General Use [W Conditional Use 0 Master Plan USE ONLY

Existing Zoning Base District DX Height S Frontage UL Overlay(s) Rezoning Case #

Proposed Zoning Base District DX Height 20 Frontage UL Overlay(s)

Click here to view the Zoning Map. Search for the address to be rezoned, then turn on the ‘Zoning' and ‘Overlay’ layers.

If the property has been previously rezoned, provide the rezoning case number:

GENERAL INFORMATION

Date Date Amended (1) Date Amended (2)

Property ddress 320 & 328 W. South Street
Property PIN 1703-56-4375 & 1703-56-3326 | Deed Reference (bookipage) 17832 / 710

nearest inersection N/, South Street and S. Dawson Street

Property Size (acres) 1.32 For Planned LI'otal Units Total Square Footage
Development
Applications Only:

Total Parcels Total Buildings

Property Owner Name/Address

CSRA Opportunity Zone Fund VI Owner, LLC
10900 Nuckols Rd., Suite 200 _
Glen Allen, VA 23060 Email

Applicant Name/Address
Michael Birch, Longleaf Law Partners Phone 91 9 645431 7
2235 Gateway Access Point, Suite 201 ' .
Raleigh, NC 27607 N emal Mbirch@longleaflp.com

Applicant* Signature(s) % Email

*Please see Page 11 for imion about who may submit rezoning applications. A rezoning application will not be
considered complete until all required submittal components listed on the Rezoning Checklist have been received
and approved.

Phone Fax

Fax
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CONDITIONAL USE DISTRICT ZONING CONDITIONS

Zoning Case Number OFFICE USE ONLY

Date Submitted Rezoning Case #

Existing Zoning DX_5_U L Proposed Zoning DX-20_ U L

Narrative of Zoning Conditions Offered

1. The following principal uses as listed in UDO Section 6.1.4. that are permitted, limited, or
special uses within the DX zoning district shall be prohibited: (i) Adult establishment; (ii)
Pawnshop; and (jii) Detention center, jail, prison:

The property owner(s) hereby offers, consents to, and agrees to abide by, if the rezoning request is approved, the
conditions written above. All property owners must gtin each condition page. This page may be photocopied if
additional space is needed.

Property Owner(s) Signature Print Name

S
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REZONING APPLICATION ADDENDUM #1

Comprehensive Plan Analysis
OFFICE USE ONLY

The applicant is asked to analyze the impact of the rezoning request and its Rezoning Case #
consistency with the Comprehensive Plan. The applicant is also asked to explain
how the rezoning request is reasonable and in the public interest.

STATEMENT OF CONSISTENCY

Provide brief statements regarding whether the rezoning request is consistent with the future land use designation, the
urban form map, and any applicable policies contained within the 2030 Comprehensive Plan.

1. The Future Land Use Map (FLUM) designates the property as Central Business District, which
recommends a mix of high-intensity office, retail, housing and entertainment uses within a DX-
zoning district. Heights may reach up to 40 stories. The proposed rezoning is consistent with the
FLUM by retaining the DX- base district, and by limiting the maximum height to 20 stories.

2. The Urban Form Map designates the property as Downtown, which recommends an urban
approach to frontage. The proposed rezoning is consistent with the Urban Form Map by retaining
the Urban Limited frontage.

3. The proposed rezoning is consistent with the following Comprehensive Plan policies: LU 2.1
"Placemaking"; LU 2.6 "Zoning and Infrastructure Impacts"”; LU 4.5 "Connectivity"; LU 5.1
"Reinforcing the Urban Pattern”; LU 7.4 "Scale and Design of New Commercial Uses"; UD 1.10
"Frontage"; and UD 2.3 "Activating the Street".

PUBLIC BENEFITS

Provide brief statements explaining how the rezoning request is reasonable and in the public interest.

1. The proposed rezoning would increase development intensity near the Commuter Rail Corridor.
2. The proposed rezoning would allow for additional density within the Downtown Area.
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REZONING APPLICATION ADDENDUM #2

Impact on Historic Resources
OFFICE USE ONLY

The applicant is asked to analyze the impact of the rezoning request on historic
resources. For the purposes of this section, a historic resource is defined as any site,
structure, sign, or other feature of the property to be rezoned that is listed in the
National Register of Historic Places or designated by the City of Raleigh as a landmark
or contributing to a Historic Overlay District.

Rezoning Case #

INVENTORY OF HISTORIC RESOURCES

List in the space below all historic resources located on the property to be rezoned. For each resource, indicate how the
proposed zoning would impact the resource.

There are no known historic resources located on the property.

PROPOSED MITIGATION

Provide brief statements describing actions that will be taken to mitigate all negative impacts listed above.

Not applicable.
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URBAN DESIGN GUIDELINES

The applicant must respond to the Urban Design Guidelines contained in the 2030 Comprehensive Plan if:
a) The property to be rezoned is within a "City Growth Center" or “Mixed-Use Center”,or
b) The property to be rezoned is located along a "Main Street" or "Transit Emphasis Corridor"

as shown on the Urban Form Map in the 2030 Comprehensive Plan.

Urban Form Designation N/A Click here to view the Urban Form Map.

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

Response:

Within all Mixed-Use Areas buildings that are adjacent to lower density neighborhoods should transition (height, design,
2. distance and/or landscaping) to the lower heights or be comparable in height and massing.
Response:

A mixed use area’s road network should connect directly into the neighborhood road network of the surrounding community,
3 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 thoroughfare or
arterial.

Response:

Streets should interconnect within a development and with adjoining development. Cul-de-sacs or dead-end streets are
generally discouraged except where topographic conditions and/or exterior lot line configurations offer no practical alternatives
4. 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 Thoroughfare Plan.
Response:

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

5. the same pedestrian amenities as public or private streets.

Response:

A primary task of all urban architecture and landscape design is the physical definition of streets and public spaces as places of
6 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.
Response:
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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 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.

Response:

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

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

9. account as well.

Response:

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

directly into the space.
Response:

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

A properly defined urban open space is visually enclosed by the fronting of buildings to create an outdoor "room" that is
12. | comfortable to users.
Response:
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13.

New public spaces should provide seating opportunities.
Response:

14.

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

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.
Response:

16.

Parking structures are clearly an important and necessary element of the overall urban infrastructure but, given their utilitarian
elements, can give 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 cane make a significant improvement.

Response:

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.
Response:

18.

Convenient, comfortable pedestrian access between the transit stop and the building entrance should be planned as part of the
overall pedestrian network.
Response:

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.

Response:
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It is the intent of these guidelines to build streets that are integral components of community design. Public and private streets,

20. | 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.
Response:
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,
21. merchandising and outdoor seating.
Response:
Streets should be designed with street trees planted in a manner appropriate to their function. Commercial streets should have
trees which complement the face of the buildings and which shade the sidewalk. Residential streets should provide for an
appropriate canopy, which shadows both the street and sidewalk, and serves as a visual buffer between the street and the
22. | 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 1/4" caliper and
should be consistent with the City's landscaping, lighting and street sight distance requirements.
Response:
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.
Response:
24. | The primary entrance should be both architecturally and functionally on the front facade of any building facing the primary
public street. Such entrances shall be designed to convey their prominence on the fronting facade.
Response:
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.
Response:
26. | The sidewalks should be the principal place of pedestrian movement and casual social interaction. Designs and uses should be

complementary to that function.
Response:
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REZONING APPLICATION SUBMITTAL REQUIREMENTS (“Rezoning Checklist")

COMPLETED BY

TO BE COMPLETED BY APPLICANT CITY STAFF

<
m
(7]
£
>

General Requirements — General Use or Conditional Use Rezoning YES NO | N/A

1.1 have referenced this Rezoning 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. Pre-Application Conference

3. Neighborhood Meeting notice and report

4. Rezoning application review fee (see Eee Schedule for rate)

5. Completed application, submitted through Permit & Development Portal
Completed Comprehensive Plan Consistency Analysis

Completed Response to the Urban Design Guidelines

6. Two sets of stamped envelopes addressed to all property owners of area
to be rezoned and properties within 500 feet of area to be rezoned

7. Trip Generation Study

OO0 0DEEooE =
OE 0Ep0o0dodo O

8. Traffic Impact Analysis

For properties requesting a conditional use district:

=
O

9. Completed zoning conditions, signed by property owner(s)

If applicable (see Page 11):

10. Proof of power of attorney or owner affidavit |:| =

For properties requesting a Planned Development (PD) or Campus
District (CMP):

10. Master Plan (see Master Plan Submittal Requirements) O =

For properties requesting an Accessory Dwelling Unit Overlay
District (ADUOD):

15. Copy of ballot and mailing list ] =

PAGE 9 OF 14 WWW.RALEIGHNC.GOV REVISION 11.15.19


http://www.raleighnc.gov/
http://www.raleighnc.gov/content/extra/Books/PlanDev/DevelopmentFeeSchedule/

REZONING OF PROPERTY CONSISTING OF +/- 1.32 ACRES,
LOCATED IN THE NORTHWEST QUADRANT OF THE W. SOUTH STREET AND S.
DAWSON STREET INTERSECTION, IN THE CITY OF RALEIGH

REPORT OF MEETING WITH ADJACENT PROPERTY OWNERS ON
JUNE 9, 2020

Pursuant to applicable provisions of the Unified Development Ordinance, a meeting was held
with respect to a potential rezoning with adjacent property owners on Tuesday, June 9, at 5:00
p.m. The property considered for this potential rezoning totals approximately 1.32 acres, and is
located in the northwest quadrant of the W. South Street and S. Dawson Street intersection, in
the City of Raleigh, having Wake County Parcel Identification Numbers 1703-56-4375 and
1703-56-3326. This meeting was held virtually on Zoom with an option to call in by telephone.
All owners of property within 500 feet of the subject property were invited to attend the meeting.
Attached hereto as Exhibit A is a copy of the neighborhood meeting notice. A copy of the
required mailing list for the meeting invitations is attached hereto as Exhibit B. A summary of
the items discussed at the meeting is attached hereto as Exhibit C. Attached hereto as Exhibit D
is a list of individuals who attended the meeting.



EXHIBIT A - NEIGHBORHOOD MEETING NOTICE

To: Neighboring Property Owner

From:  Michael Birch

Diate: May 27, 2020

Ee: Meighborhood Meeting for Rezoning of 320 & 328 W, South Street

You are invited to attend a meeting to discuss the rezoning. We have scheduled an
informational meeting with surrounding property owners on Tuesday, June 9th at 3:00 PM until 7:00
PM. Due to the COVID-19 Pandemic, this meeting will be held virtually. You can participate online
or by telephone. To participate, visit:

https:/ms02web.zoom.us/j/84336 4431207 pwd=UGCVGVFFtaFRsUIRPYkhle W45 UF X dz09
Meeting ID: 843 2644 3120

Password: SouthSt

Or call:

+1 646 558 5656
Meeting ID: 843 2644 3120
Password: 220028

The purpose of this meeting is to discuss a potential rezoning of the property located at 320
& 328 W. South Street (with Property Identification Number (PIN) 1703-36-4375 and 1703-36-3326,
rezpectively). The property iz approximately 1.32 acres in size, and iz located northwest of the W
South Street and 8. Dawson Street intersection

The property iz currently zoned Downtown Mixed-Use with a maximum S-story height
limit and Urban Limited frontage (DX-3-UL), and the proposed rezoning would increase the
maximwm height limit to twenty stories (D3-20-TTL).

Attached to this invitation are the following materials:

1.Subject Property Current Aerial Exhibit

2 Subject Property Current Zoning Exhibit

3.A draft of the proposed Rezoning Application, including propozed zoning conditions

The City of Raleigh requires a neighborthood meeting involving the cwners of property
within 500 feet of the property prior to filing a rezoning application. After the meeting, we will
prepare a report for the Planning Department regarding the items discussed at the meeting.

Please do not hesitate to contact me directly if yvou have any questions or wish to discuss
any izzues. [ can be reached at 919 6454317 and mbirch@longleaflp com. Alzo, for more information
about rezoning, you may visit www.raleishae gov or contact the Raleigh City Planning Department
at 919905 2682 or JP Manzolffiraleizhne gov.

Sincerely,

Michael Birch
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EXHIBIT B - NOTICE LIST

1703457554 1703457939 1703467269
HOUSING AUTH CITY OF RALEIGH HOUSING AUTH CITY OF RALEIGH THARRINGTOMN, SHARCM P
SO0 HAYMES 5T S00 HAYES 5T 2317 RIDGE RD

RALEIGH MC 27604-1462

RALEIGH MC 27604-1462

RALEIGH MC 27612-5112

1703467279
BRAUM, STEPHEN M BRAUN,
JACQUELINE W

1703467243

THE WEST STREET TOWMNHOMES OWMERS
ASSOCIATION 1M

JAMIIE BAKER

1703467389
THE WEST STREET TOWMHOMES
OWMERS ASSOCIATION INC

514 DANIELS ST # 371 3708 FORESTVIEW RD 3708 FORESTVIEW RD

RALEIGH MC 27505-1317 RALENSH MC 27612-B042 RALEIGH MC 27612-8042
1703467465 1703467485 1703467736

PATZ, ANDREW BERUGCDA, NITCHIKD LAME, PAMELA CHRISTIMNE LANE, CABARRUS WEST PROPERTY LLC
507 W LEMOIR 5T WILLIAM MATTHEW 516 W CABARRUS 5T

RALEIGH MC 27601-2131

505 W LENCIR 5T
RALEIGH MC 27601-2131

RALEIGH MC 27603-1512

1703468248 1703468340 1703468343
WATSON, MICHAEL R TRUSTEE KLISH, CHRISTINE HORTON KLISH, MILES, EDWARD D WOODY,

MICHAEL R. WATSON LIVING TRUST CYPRYAN THEQDORE Il JONATHAN F

624 5 WEST 5T 622 5 WEST 5T 618 5 WEST ST

RALEIGH NC 27601-2144 RALEIGH NC 27601-2144 RALEIGH NC 27601-2144

1703468344 1703468344 1703468348

MILL SOURCE CAPITAL, LLC EK REAL ESTATE SERVICES OF NY LLC #':UDS“S'FTL’JELEJLLL; é E.:’Iijr ':;”Emmﬂ“ OF
623 LAKESTOME DR 215 PARK AVE 5 STE 1713

RALEIGH MC 276059-6335

MEW YORK MY 10003-1619

4322 W LONGMEADOW CT
PEORIA IL 61615-3526

1703468441
SWIERZ, MATTHEW GREGORY
B08 5 WEST 5T

1703468443
LIMDOWWISTER, ULF J. TRUSTEE ULF 1.
LINDOWISTER REVOCABLE TRUST

1703468444
STEFFEN, BEATE STEFFEM, KARL
8221 GREEN HOPE SCHOOL RD

RALEIGH MC 27601-2144 4322 W LONGMEADOW CT CARY MC 27315-1578
PEORIA ILE1615-B926

1703468444 1703468800 1703469278

ERLING, CHAD SILVERPLATE PROPERTIES, LLC 416 REDEVELOPMENT LLC

B02 5 WEST 5T 2108 CLARK AVE PO BOX 6309

RALEIGH MC 27601-2144

RALEIGH MC 27605-1606

RALEIGH MC 27528-630%

1703469373

RAPP VENTURES LLC
308 EDINBURGH DR
CARY NC 27511-6410

1703469377

RAPP WVENTURES LLC
308 EDINBURGH DR
CARY NC 27511-6410

1703465453

RAPP VENTURES LLC
308 EDINBURGH DR
CARY MC 27211-6410

17034694593

RAPP VENTURES LLC
308 EDINBURGH DR
CARY NC 27511-6410

1703554806

RALEIGH CITY OF

PO BOX 590

RALEIGH MC 27602-0520

1703557904

RALEIGH CITY OF

PO BOX 590

RALEIGH MC 27602-0550

1703560527

522 5 HARRINGTON LLC
1507 BARDEM DR
RALEIGH MC 27805-1747

1703560557

522 5 HARRINGTOM LLC
1507 BARDEM DR
RALEIGH MC 27605-1747

1703560645

522 SHARRINGTOM, LLC
JIM SCHAAFSMA

1507 BARDEN DR
RALEIGH MC 27605-1747




1703560817

W5R CABARRUS LLC

345 W MAIN 5T 5TE 200
DURHAM MNC 27701-3215

1703560831

£58 MAYWOOD AVE LLC
514 5 HARRINGTOM 5T
RALEIGH MC 27601-2108

1703560984

W5R CABARRUS LLC
1507 BARDEM DR
RALEIGH MC 27605-1747

1703561345 1703561702 1703561708

W. SOUTH 5TREET STORAGE LLC WISTA REAL ESTATE LLC 514 5 HARRINGTOM STREET LLC

C/O MEIL SAPRA 8315 51X FORKS RD 5TE 205 514 5HARRINGTOM 5T

1447 PEACHTREE 5T NE STE 470 RALEIGH MC 27615-2103 RALEIGH MC 27601-2108

ATLAMTA GA 30305-3033

1703561827 1703562950 1703563326

W5R CABARRUS LLC DUKE EMERGY PROGRESS INC CSRA OPPORTUMITY ZOME FUMD VI

345 W MAIN 5T 5TE 200 TAX DEPT - DEC41EB O'WMER LLC

DURHAM NC 27701-3215 5505 TRYOMN 5T 10500 NUCKOLS RD 5TE 200
CHARLOTTE MC 28202-4200 GLEM ALLEM WA 23060-9245

1703563723 1703563874 1703563954

PROGRESS ENERGY CAROLIMAS INC
FEE 3A

410 5 WILMINGTON 5T

RALEIGH MC 27601-1845

MC RAILRCAD COMPANY
280% HIGHWOODS BLVD STE 100
RALEIGH MNC 27504-1000

MC RAILRCAD COMPANY
280% HIGHWOODS BLVD STE 100
RALEIGH NC 27804-1000

1703564375

CSRA OPPORTUMITY ZOME FUND VI
O'WMER LLC

10500 MUCKCLS RD 5TE 200

GLEM ALLEM W& 23060-9240

1703564778

MC RAILRCAD COMPANY

280% HIGHWOODS BLVD STE 100
RALEIGH MC 27604-1000

1703565611

MC RAILRCAD COMPANY

280% HIGHWOODS BLVD 5TE 100
RALEIGH MC 27604-1000

1703565644 1703565658 1703565779

MC RAILRCAD COMPANY RALEIGH-DAWSON ASSEMBLAGE LLC COMPASS RALEIGH 1031 LLC

280% HIGHWOODS BLVD STE 100 TAFT FAMILY VENT-FRAMEKIE 2217 STANTONSBURG RD

RALEIGH MC 27504-1000 2217 STANTONSEURG RD GREEMVILLE MNC 27834-2841
GREEMVILLE MC 27534-2841

1703565859 1703566237 1703567322

COMPASS RALEIGH 1031 LLC RALEIGH CITY OF MC RAILRCAD COMPANY

2217 STANTONSEURG RD PO BOX 590 2B0% HIGHWOODS BLVD 5TE 100

GREEMVILLE NC 27834-2841

RALEIGH MC 27602-0550

RALEIGH MC 27604-1000

1703567402 1703568135 1703568384

MC RAILRCAD COMPANY MC RAILRCAD COMPANY CITY OF RALEIGH

2B0% HIGHWOODS BLWD STE 100 280G HIGHWOODS BLVD STE 100 222 W HARGETT 5T

RALEIGH MC 27504-1000 RALEIGH MC 27504-1000 RALEIGH MC 27601-1316
1703565162 1703569751 1703650860

RALEIGH CITY OF RALEIGH CITY OF MC RAILRCAD COMPANY

PO BOX 530 PO BOX 590 280% HIGHWOODS BLVD 5TE 100

RALEIGH MC 27602-0550

RALEIGH MC 27602-0550

RALEIGH MC 27604-1000

1703660333

CITY OF RALEIGH

222 W HARGETT 5T
RALEIGH MC 27601-1316




EXHIBIT C - ITEMS DISCUSSED

a. Future Land Use Map designation
b. Urban Form Map
c. Downtown West Gateway Area Plan Map
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EXHIBIT D - MEETING ATTENDEES

Ira Mabel

Ken Thompson
Victoria Coates
Richard Cox
Bill Egan



	Consistency text: 1. The Future Land Use Map (FLUM) designates the property as Central Business District, which recommends a mix of high-intensity office, retail, housing and entertainment uses within a DX- zoning district. Heights may reach up to 40 stories. The proposed rezoning is consistent with the FLUM by retaining the DX- base district, and by limiting the maximum height to 20 stories. 
2. The Urban Form Map designates the property as Downtown, which recommends an urban approach to frontage. The proposed rezoning is consistent with the Urban Form Map by retaining the Urban Limited frontage. 
3. The proposed rezoning is consistent with the following Comprehensive Plan policies: LU 2.1 "Placemaking"; LU 2.6 "Zoning and Infrastructure Impacts"; LU 4.5 "Connectivity"; LU 5.1 "Reinforcing the Urban Pattern"; LU 7.4 "Scale and Design of New Commercial Uses"; UD 1.10 "Frontage"; and UD 2.3 "Activating the Street". 
	Public benefits text: 1. The proposed rezoning would increase development intensity near the Commuter Rail Corridor.
2. The proposed rezoning would allow for additional density within the Downtown Area. 
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