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Certified Recommendation

Raleigh Planning Commission
CR# 11494

Case Information Z-36-12 (SSP-8-12) Hillsborough St. & Enterprise Ct.

Location | North side of Hillsborough Street, east of its intersection with Enterprise
Street.

Size | 0.95 acre
Request | Rezone property from Residential-20 and Neighborhood Business with

Pedestrian Business Overlay to Neighborhood Business Conditional Use
with Pedestrian Business Overlay

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

A checked box signifies consistency with the applicable 2030 Comprehensive Plan policy:

Consistent
Future Land Use L] Neighborhood Mixed Use and Moderate Density Residential
Designation
Applicable Policy Policy LU 1.3 - Conditional Use District Consistency
Statements Policy LU 2.2 - Compact Development

Policy LU 2.6 - Zoning and Infrastructure Impacts

Policy LU 4.5 - Connectivity

Policy LU 5.1 - Reinforcing the Urban Pattern

Policy LU 5.2 - Managing Commercial Development Impacts
Policy LU 5.4 - Density Transitions

Policy LU 5.6 - Buffering Requirements

Policy LU 7.4 - Scale and Design of New Commercial Uses
Policy LU 7.6 - Pedestrian Friendly Development

Policy T 1.6 - Transportation Impacts

Policy T 5.1 - Enhancing Bike/Pedestrian Circulation

Policy T 5.2 - Incorporating Bicycle and Ped. Improvements
Policy T 6.1 - Surface Parking Alternatives

Policy EP 8.4 - Noise and Light Impacts

Policy UD 2.1 - Building Orientation

Policy UD 2.3 - Activating the Street

Policy UD 2.4 - Transitions in Building Intensity

Policy UD 2.6 - Parking Location and Design

Policy UD 4.3 - Improving Streetscape Design

Policy UD 4.4 - Management of Sidewalk Space

Policy UD 4.5 - Improving the Street Environment

Policy UD 6.1 - Encouraging Pedestrian-Oriented Uses
Policy UD 6.2 - Ensuring Pedestrian Comfort and Convenience
Policy UD 6.3 - Pedestrian Scale Lighting

Policy UD 6.4 - Appropriate Street Tree Selection

Policy UD 7.3 - Design Guidelines

XIRIRARPXIA D BRI R XD BRIR LI XXX RIS
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Summary of Conditions

Submitted
Conditions

Streetscape Plan
Prohibited Uses
Lighting restrictions
Parking deck provisions

Issues and Impacts

1. Inconsistent with Future 1. Consider condition for
Outstanding Land Use Map. Suggested building step back off
Issues | 2. Inconsistent with Conditions Hillsborough Street above
Comprehensive Plan policy. 3 story.
Impacts | 1. None identified. Proposed | 1. N/A

Identified Mitigation
Public Meetings
Nelghbo_rhood PUb.“C Committee Planning Commission

Meeting Hearing
6/14/12 10/16/12 Date: Action Date:10/23/12

[] Valid Statutory Protest Petition

Attachments

1. Staff report
2. Existing Zoning/Location Map
3. Future Land Use

Planning Commission Recommendation

Recommendation

The Planning Commission finds that this case is inconsistent
with the Comprehensive Plan, however based on the finding and
reasons below, should be apE)roved in accordance with
conditions dated October 24", 2012.

That while the proposed rezoning request is inconsistent
with the Future Land Use Map, it is consistent with all
applicable Comprehensive Plan Policies as well as the

That the amended Streetscape Plan is compatible and
consistent with the surrounding area. Applicant has
offered several conditions and provisions to help ensure
adequate buffering and transitions to surrounding lower

Findings & Reasons 1
Urban Design Guidelines.
2.
intensity uses.
3.

That the proposed amendment will provide more
flexibility for redevelopment on the subject property, and
will still be developed in harmony with the overall
University Village Streetscape Plan.

Motion and Vote

Motion: Fleming
Second: Mattox

Certified Recommendation
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In favor: Buxton, Fleming, Fluhrer, Harris Edmisten, Hagq,
Mattox, Sterling Lewis, Terando

Excused: Schuster

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.

10/23/12
Planning Director Date Planning Commission Chairperson Date

Staff Coordinator: Stan Wingo stan.wingo@raleighnc.gov

Certified Recommendation
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CITY OF RALEIGH

Request

Zoning Staff Report — Case Z-36-12

Conditional Use District

Location

North side of Hillsborough Street, east of its intersection with

Enterprise Street.

Request

Rezone property from Residential-20 and Neighborhood Business
with Pedestrian Business Overlay to Neighborhood Business
Conditional Use with Pedestrian Business Overlay

Area of Request

0.95 acre

Property Owner

Bell Tower Holdings, LLC and NCSU Alumni of Delta Upsilon, Inc

PC Recommendation
Deadline

January 14, 2013

Subject Property

Current Proposed
Zoning | R-20 and NB NB CUD
Additional Overlay | PBOD PBOD
Land Use | Retail, Residential Mixed Use (Retail, Office and/or

Residential)

Residential Density

320 units per acre (304 units)

320 units per acre (304 units)

Surrounding Area

North South East West
Zoning | R-20 0&l-1 BC w/PBOD 0&l-2 w/PBOD
Future Land | Moderate Institutional Neighborhood Neighborhood
Use | Density Mixed Use, Mixed Use
Residential Moderate
Density
Residential
Current Land | Residential University Retail University
Use Housing

Comprehensive Plan Guidance

Future Land Use

Neighborhood Mixed Use and Moderate Density Residential

Area Plan

N/A

Applicable Policies

Policy LU 1.3 - Conditional Use District Consistency
Policy LU 2.2 - Compact Development
Policy LU 2.6 - Zoning and Infrastructure Impacts

Policy LU 4.5 - Connectivity
Policy LU 5.1 - Reinforcing the Urban Pattern




Policy LU 5.2 - Managing Commercial Development Impacts
Policy LU 5.4 - Density Transitions

Policy LU 5.6 - Buffering Requirements

Policy LU 7.4 - Scale and Design of New Commercial Uses
Policy LU 7.6 - Pedestrian Friendly Development

Policy T 1.6 - Transportation Impacts

Policy T 2.9 - Curb Cuts

Policy T 5.1 - Enhancing Bike/Pedestrian Circulation

Policy T 5.2 - Incorporating Bicycle and Ped. Improvements
Policy T 6.1 - Surface Parking Alternatives

Policy EP 8.4 - Noise and Light Impacts

Policy UD 2.1 - Building Orientation

Policy UD 2.3 - Activating the Street

Policy UD 2.4 - Transitions in Building Intensity

Policy UD 2.6 - Parking Location and Design

Policy UD 4.2 - Streets as Public Spaces

Policy UD 4.3 - Improving Streetscape Design

Policy UD 4.4 - Management of Sidewalk Space

Policy UD 4.5 - Improving the Street Environment

Policy UD 6.1 - Encouraging Pedestrian-Oriented Uses
Policy UD 6.2 - Ensuring Pedestrian Comfort and Convenience
Policy UD 6.3 - Pedestrian Scale Lighting

Policy UD 6.4 - Appropriate Street Tree Selection

Policy UD 7.3 - Design Guidelines

Contact Information

Staff | Stan Wingo, (919)516-2663

Applicant | Mack Paul, (919)590-0377, mpaul@morningstarlawgroup.com

Citizens Advisory Council | Wade CAC

Case Overview

The subject property is located on Hillshorough Street between Enterprise Court and Maiden
Lane. Surrounding zoning includes Residential-20 to the north, Office and Institution-2 with
Pedestrian Business Overlay to the west, Buffer Commercial with Pedestrian Business Overlay to
the east and Office & Institution-1 to the south. Surrounding land uses include single and
multifamily residential as well as a religious institutional use to the north, student housing to the
west, retail to the east and North Carolina State University to the south. The University bell tower
is located directly across Hillsborough Street from the subject property.

The rezoning request proposes amending the current Pedestrian Business Overlay District to
increase allowable building heights fronting on Hillsborough Street, and to rezone a residential
property on Maiden Lane to Neighborhood Business Conditional Use to remain in the Pedestrian
Business Overlay.

Staff Analysis
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Exhibit C & D Analysis

1. Consistency of the proposed rezoning with the Comprehensive Plan
and any applicable City-adopted plan(s)

1.1 Future Land Use
The rezoning request comprises two parcels, located within two different Future Land
Use classifications. The larger parcel, fronting on Hillsborough, is designated as
being appropriate for Neighborhood Mixed Use development. The request is
consistent with this designation. The smaller parcel fronting on Maiden is designated
as Moderate Density Residential. The request as currently proposed would be
inconsistent with this Future Land Use designation.

1.2 Policy Guidance
The following policy guidance is applicable with this request:

Policy LU 1.3 - Conditional Use District Consistency
All conditions proposed as part of a conditional use district (CUD) should be consistent
with the Comprehensive Plan

Proposal is consistent with this policy. Conditions offered by the applicant are
consistent with the Comprehensive Plan.

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 the performance of
transportation networks, preserve open space, and reduce the negative impacts of low
intensity and non-contiguous development.

Proposal is consistent with this policy. The request to amend the Pedestrian
Business Overlay and rezone the subject property will provide the applicant more
opportunity for redevelopment, and in doing so will promote a compact pattern of
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.

Proposal is consistent with this policy. There were no additional impacts identified.

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.

Proposal is consistent with this policy. The subject property encompasses an entire
block face on Hillsborough Street, with residential land uses located behind. Cross
access is not recommended.

Staff Analysis
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Policy LU 5.1 - Reinforcing the Urban Pattern

New development should be visually integrated with adjacent buildings, and more
generally with the surrounding area. Quality design and site planning is required so that
new development opportunities within the existing urban fabric of Raleigh are
implemented without adverse impacts on local character and appearance.

Proposal is consistent with this policy. The subject property is located within a larger
overall Pedestrian Business Overlay District. The regulations associated with this
Overlay help to ensure a consistent pattern of development along Hillsborough
Street.

Policy LU 5.2 - Managing Commercial Development Impacts

Manage new commercial development using zoning regulations and through the
conditional use zoning and development review processes so that it does not result in
unreasonable and unexpected traffic, parking, litter, shadow, view obstruction, odor,
noise, and vibration impacts on surrounding residential uses.

Proposal is consistent with this policy. Applicant has included several conditions and
Streetscape provisions to help transition to adjacent residential and lower intensity
uses.

Policy LU 5.4 — Density Transitions

Low to medium density residential development and/or low-impact office uses should
serve as transitional densities between lower-density neighborhoods and more intensive
commercial and residential uses. Where two areas designated for significantly different
development intensity abut on the Future Land Use Map, the implementing zoning should
ensure that the appropriate transition occurs on the site with the higher intensity.

Proposal is consistent with this policy. Applicant has provided zoning conditions to
limit adverse impacts to adjacent residential uses. Conditions provide transitions to
lower intensity uses.

Policy LU 5.6 — Buffering Requirements

New development adjacent to areas of lower intensity should provide effective physical
buffers to avoid adverse effects. Buffers may include larger setbacks, landscaped or
forested strips, transition zones, fencing, screening, height and/or density step downs,
and other architectural and site planning measures that void potential conflicts.

Proposal is currently consistent with this policy. Applicant has included additional
buffering to shield parking decks located on site from adjacent residential.

Policy LU 7.4 - Scale and Design of New Commercial Uses
New uses within commercial districts should be developed at a height, mass, scale and
design that is appropriate and compatible with surrounding areas.

Proposal is inconsistent with this policy. Applicant should consider building step
backs from Hillsborough Street to ensure compatible building scale and massing.

Policy LU 7.6 — Pedestrian-Friendly Development

Staff Analysis
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New commercial developments and redeveloped commercial areas should be
pedestrian-friendly.

Proposal is currently consistent with this policy. Current Streetscape Plan ensures
pedestrian-friendly development.

Policy T 1.6 — Transportation Impacts
Identify and address transportation impacts before a development is implemented.

Proposal is consistent with this policy. No additional transportation impacts were
identified.

Policy T 5.1 — Enhancing Bicycle/Pedestrian Circulation

Enhance pedestrian and bicycle circulation, access, and safety along corridors,
downtown, in activity and employment centers, at densely developed areas and transit
stations, and near schools, libraries, and parks.

Proposal is consistent with this policy. Current Streetscape Plan ensures sufficient
bicycle and pedestrian circulation.

Policy T 5.2 — Incorporating Bicycle and Pedestrian Improvements

All new developments, roadway construction projects, and roadway resurfacing projects
in the City of Raleigh’s jurisdiction should include appropriate bicycle facilities as
indicated in the Recommended Bicycle Network of the 2008 City of Raleigh Bicycle
Transportation Plan.

Proposal is consistent with this policy. Current Streetscape Plan includes several
pedestrian and bicycle improvements.

Policy T 6.1 — Surface Parking Alternatives

Reduce the amount of land devoted to parking through measures such as development
of parking structures and underground parking, the application of shared parking from
mixed-use developments, flexible ordinance requirements, maximum parking standards
and the implementation of Transportation Demand Management plans to reduce parking
needs.

Proposal is consistent with this policy. Current proposal will include structured
parking.

Policy EP 8.4 — Noise and Light Impacts
Mitigate potential noise and light pollution impacts from new development on adjoining
residential properties.

Proposal is consistent with this policy. Applicant has included a zoning condition that
limits lighting to full cut-off shielded design.

Policy UD 2.1 — Building Orientation
Buildings in mixed-use developments should be oriented along streets, plazas and
pedestrian ways. Their facades should create an active and engaging public realm.

Proposal is consistent with this policy. Buildings are oriented along streets.

Policy UD 2.3 — Activating the Street

Staff Analysis
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New retail and mixed-use centers should activate the pedestrian environment of the
street frontage in addition to internal pedestrian networks and connections.

Proposal is consistent with this policy. Current Streetscape Plan will help to provide a
pedestrian environment as well as active ground floor uses.

Policy UD 2.4 — Transitions in Building Intensity

Establish gradual transitions between large-scale and small-scale development. The
relationship between taller, more visually prominent buildings and lower, smaller buildings
(such as single family or row houses) can be made more pleasing when the transition is
gradual rather than abrupt. The relationship can be further improved by designing larger
buildings to reduce their apparent size and recessing the upper floors of the building to
relate to the lower scale of the adjacent properties planned for lower density.

Proposal is consistent with this policy. Building height will be tapered down from
Hillsborough Street to the residential uses adjacent.

Policy UD 2.6 — Parking Location and Design

New surface parking lots should be avoided within mixed-use centers. Instead, shared
parking garages with active ground floor uses and architectural treatments for all facades
visible from a public right-of-way should be used.

Proposal is consistent with this policy. Redevelopment of the subject property will
include structured parking located at the rear of the site.

Policy UD 4.3 — Improving Streetscape Design

Improve the appearance and identity of Raleigh’s streets through the design of street
lights, paved surfaces, landscaped areas, bus shelters, street “furniture”, and adjacent
building facades.

Proposal is consistent with this policy. Proposal is included within a larger overall
Streetscape Plan. The University Village Streetscape Plan includes provisions for all
of these items.

Policy UD 4.4 — Management of Sidewalk Space

Manage Raleigh’s sidewalk space in a way that promotes pedestrian safety, efficiency,
and comfort and provides adequate space for tree boxes. Sidewalks should enhance the
visual character of streets, with landscaping and buffer planting used to reduce the
impacts of vehicle traffic.

Proposal is consistent with this policy. Proposal is included within a larger overall
Streetscape Plan. The University Village Streetscape Plan provides several
enhancements to the pedestrian space, while also promoting an appropriate visual
character along Hillsborough Street.

Policy UD 4.5 — Improving the Street Environment

Create attractive and interesting commercial streetscapes by promoting ground level
retail and desirable street activities, making walking more comfortable and convenient,
ensuring that sidewalks are wide enough to accommodate pedestrian traffic, minimizing
curb cuts and driveways, and avoiding windowless facades and gaps in the street wall.

Proposal is consistent with this policy. Proposal is included within a larger overall
Streetscape Plan. The University Village Streetscape Plan provides several

Staff Analysis
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enhancements to the pedestrian space, while also promoting an appropriate visual
character along Hillsborough Street.

Policy UD 6.1 — Encouraging Pedestrian-Oriented Uses

New development, streetscape, and building improvements in Downtown and mixed-use
corridors and centers should promote high intensity, pedestrian-oriented use and
discourage automobile-oriented uses and drive-through uses.

Proposal is consistent with this policy. Proposal is included within a larger overall
Streetscape Plan which promotes and encourages these types of uses.

Policy UD 6.2 — Ensuring Pedestrian Comfort and Convenience

Promote a comfortable and convenient pedestrian environment by requiring that buildings
face the sidewalk and street area. On-street parking should be provided along the
pedestrian streets and surface parking should be in the rear. This should be applied in
new development, wherever feasible, especially on transit and urban corridors and in
mixed-use centers.

Proposal is consistent with this policy. Proposal is included within a larger overall
Streetscape Plan which provides several pedestrian related amenities and
improvements.

Policy UD 6.3 — Pedestrian Scale Lighting

Ensure that pedestrian-scale lighting is provided as a means of providing a safe and
visible pedestrian realm as well as establishing a theme or character for different streets
and neighborhoods.

Proposal is consistent with this policy. Proposal is included within a larger overall
Streetscape Plan which provides provisions that ensure pedestrian scale lighting.

Policy UD 6.4 — Appropriate Street Tree Selection
Street tree planting should be appropriate to the function of the street. For example:

Trees on commercial streets should complement the face of the buildings;
Trees on residential streets should shade both the street and the sidewalk, and
serve as a visual buffer between the street and the home; and

In high traffic areas and Downtown, trees should be planted in tree wells with
grates over top to protect the roots.

Proposal is consistent with this policy. Proposal is included within a larger overall
Streetscape Plan.

Policy UD 7.3 — Design Guidelines
Proposal would be subject to the Urban Design Guidelines as referenced in Table UD-1

Proposal is consistent with the Urban Design Guidelines.

Elements of Mixed-Use Areas

Staff Analysis
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All Mixed-Use Areas should generally provide retail (such as eating establishments,
food stores, and banks), office, and residential uses within walking distance of each
other.

Applicant Response: The Neighborhood Business district permits retail, office
and residential uses, and the Pedestrian Business Overlay District permits
increased residential density. The proposed zoning districts facilitate mixed-
use development, and the properties are located within an existing pedestrian-
oriented mixed use development.

Mixed-Use Areas /Transition to Surrounding Neighborhoods

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.

Applicant Response: The properties are not adjacent to low density
neighborhoods. The surrounding area is zoned Residential-20 and many of the
properties are used as multi-family dwellings. However, the solar access angle
and the proposed height map in the University Village Streetscape Plan ensure
an appropriate height transition to adjacent properties.

Mixed-Use Areas / The Block, The Street and The Corridor

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 thoroughfare or arterial.

Applicant Response: The properties front along a major thoroughfare and are
bordered on each side by streets that connect to and through the surrounding
community, and provide paths for movement to and through the mixed use
area without requiring travel on a major thoroughfare or arterial.

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 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.

Applicant Response: The existing roadway system complies with current City
of Raleigh standards, and no cul-de-sacs or dead-end streets are proposed as
part of this development.

Block faces should have a length generally not exceeding 660 feet.

Applicant Response: the existing block face length along Hillsborough Street
is approximately 235 feet.

Site Design/Building Placement

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.

Staff Analysis
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Applicant Response: The properties are subject to the University Village
Streetscape Plan, which requires that buildings be placed along the street and
sidewalks and parking be located behind the building. Entrances to the
proposed parking structure are proposed to be located off the side streets
adjacent to the properties.

Buildings should be located close to the pedestrian street (within 25 feet of the curb),
with off-street parking behind and/or beside the buildings.

Applicant Response: As required by the University Village Streetscape Plan,
the new building is proposed to be located along Hillsborough Street with no
intervening parking, with the off-street parking located behind the building. The
new development will provide the wider sidewalks required by the Pedestrian
Business Overlay District.

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

Applicant Response: The properties are situated along Hillsborough Street,
between the intersections with Enterprise Street and Maiden Lane. The new
building will likely span the length of the site along Hillsborough Street so that
the main building will be placed at both corners.

Site Design/Urban Open Space

9.

10.

11.

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.

Applicant Response: The new building will be located immediately adjacent to
the wide sidewalks along Hillsborough Street that serve the student body of NC
State University and the surrounding community. The developer intends to
locate a plaza at the corner of Maiden Lane and Hillsborough Street, directly
across from the NC State bell tower, which will serve future active uses located
on the ground floor of the new building.

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.

Applicant Response: The plaza noted above will likely be located immediately
adjacent to the public sidewalk system, which will provide points of entry to
the public.

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.

Applicant Response: The new building will likely contain accessory retail uses
on the ground floor, adjacent to the street and the pedestrian areas organized

Staff Analysis

Case Z-36-12/Hillshorough St. & Enterprise Ct. 9



around the streetscape. Access to these retail uses may be made from outside
storefront entrances and form the interior of the new building.

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.

Applicant Response: The plaza noted above will be defined by its placement at
the corner of Hillsborough Street and Maiden Lane, directly across
Hillsborough Street from the NC State bell tower. The space will be defined by
the new building, which will be located adjacent to the wide sidewalk.

Site Design/Public Seating
13. New public spaces should provide seating opportunities.

Applicant Response: The developer intends to provide seating to
accommodate the proposed ground-floor retail space via benches, chairs and
seat walls.

Site Design/Automobile Parking and Parking Structures
14. Parking lots should not dominate the frontage of pedestrian-oriented streets, interrupt
pedestrian routes, or negatively impact surrounding developments.

Applicant Response: As required by the University Village Streetscape Plan,
the planned parking will be located behind the new building so that it does nto
impact the pedestrian-oriented Hillsborough Street. The parking is planned to
be nestled into the grades of the site to maximize its obscurity.

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.

Applicant Response: As required by the University Village Streetscape Plan,
the parking will be located behind the new building so that it will not be visible
from the frontage of the properties.

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.

Applicant Response: If a parking structure is located on the properties, the
developer intends to comply with this guideline by incorporating architectural
precast concrete and landscaping and construct it in such a way as to nestle
the structure into the grades to minimize visibility of the structure and the
headlights of the automobiles.

Site Design/Transit Stops

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.

Applicant Response: There are multiple bus stops located within walking
distance of the properties that serve NC State University, downtown Raleigh
and Cameron Village. There is a bus stop directly across the street for both

Staff Analysis
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18.

directions. Also, the properties are within one-half mile of a planned rail transit
station on Pullen Road.

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

Applicant Response: The properties front along the recently redeveloped
Hillsborough Street streetscape with wider sidewalks that provide pedestrian
access between transit stops and the building entrance.

Site Design/Environmental Protection

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.

Applicant Response: There are no environmentally sensitive features on the
site, so this guideline does not apply.

Street Design/General Street Design Principles

20.

21.

22.

It is the intent of these guidelines to build streets that are integral components of
community design. Streets should be designed as the main public spaces of the City
and should be scaled for pedestrians.

Applicant Response: Hillsborough Street was recently reconstructed
implementing wider walks and trees to enhance pedestrian use and comfort.
Also, the developer will widen sidewalks as required by the Pedestrian
Business Overlay District.

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.

Applicant Response: The recently completed Hillsborough Street project
incorporates wider sidewalks to promote vendor use, and the developer will
provide wider sidewalks where required by the Pedestrian Business Overlay
District.

Streets should be designed with street trees planted in a manner appropriate to their
function. Commercial streets should have trees which compliment 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 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.

Staff Analysis
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Applicant Response: The recently completed Hillsborough Street project
incorporates wider sidewalks and street trees, and any additional
improvements will complement the existing sidewalks and plantings.

Street Design/Spatial Definition

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.

Applicant Response: The developer intends to make use of the ground floor of
the new building to enhance pedestrian scale of the space along the street
edge. Also, the proposed plaza along Hillsborough Street will provide
additional human scale spatial definition by the use of seating and helping to
activate the pedestrian and user interface along Hillsborough Street.

Building Design/Facade Treatment

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.

Applicant Response: The developer intends to locate a primary entrance to the
new building along Hillsborough Street for the primary use as well as other
potential entrances for the retail uses, which will provide a strong pedestrian
link to wide sidewalks. The developer intends to incorporate architectural
features to convey the prominence of the entrance by using methods as
suggested in the University Village Streetscape Plan.

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.

Applicant Response: The developer intends to recess the new building at the
ground-floor level and provide canopies and other accents at entrances where
appropriate to provide pedestrian interest and as suggested in the University
Village Streetscape Plan.

Building Design/Street Level Activity
26. The sidewalks should be the principal place of pedestrian movement and casual
social interaction. Designs and uses should be complementary to that function.

Applicant Response: The developer will provide wide sidewalks as required by
the Pedestrian Business Overlay District. These and other publicly accessible
sidewalks surrounding the properties are one of the primary design elements
to link the new building with the surrounding neighborhoods, Hillsborough
Street business and NC State University. The courtyard area will be a place to
enhance the casual and active interaction between the project and the
pedestrian movement.

Staff Analysis
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2. Compatibility of the proposed rezoning with the property and
surrounding area

The subject property is located on Hillsborough Street directly across from North Carolina
State University. The site encompasses the entire block face between Enterprise Street
and Maiden Lane. Surrounding land uses include single and multifamily residential as
well as a religious institutional use to the north, multifamily student housing to the west,
the University located across Hillsborough to the south, and retail uses to the east.
Property to the north is zoned residential, with office and institutional zoning to the west
and south and commercial to the east. The subject property is also within the University
Village Pedestrian Business Overlay District which encompasses a large area fronting
along the north side of Hillsborough Street. The Future Land Use surrounding the
property includes Moderate Residential to the north, Institutional to the south and
Neighborhood Mixed Use to the East and West along Hillsborough.

Zoning conditions offered by the applicant provide a list of prohibited uses, buffering to
adjacent residential as well as restricted lighting on the property. Amendments to the
Streetscape Plan include increased heights along Hillshorough Street for this site, as well
as provisions for screening the proposed parking deck.

3. Public benefits of the proposed rezoning
While the proposed rezoning request is inconsistent with the Future Land Use Map, it
should be noted that it is consistent with the majority of applicable Comprehensive Plan
policies as well as the Urban Design Guidelines. The proposal would increase
redevelopment opportunities on the subject property while maintaining the current
regulations of the University Village Streetscape Plan, with the only amendment being
increased height along Hillsborough.

4. Detriments of the proposed rezoning
There are no known detriments associated with this request.

5. The impact on public services, facilities, infrastructure, fire and
safety, parks and recreation, etc.

5.1 Transportation

Staff Analysis
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Primary Streets

Classification

2011 NCDOT Traffic

2035 Traffic Volume

Volume (ADT)

Forecast (CAMPO)

Major
Hillsborough Street Thoroughfare 15,000 16,000
Commercial
Enterprise Street Street NA NA
Commercial
Maiden Lane Street NA NA
Street Conditions
Curb and Right- Bicycle
Hillsborough Street Lanes Street Width Gutter of-Way Sidewalks Accommodations
Back-to-back curb and 5' sidew alks Striped bicycle lanes
Existing 2 48 gutter section 75' on both sides on both sides
Back-to-back curb and minimum 5' sidew alks | Striped bicycle lanes
City Standard 4 65' gutter section 90' on both sides on both sides
Meets City Standard? NO NO YES NO YES YES
Curb and Right- Bicycle
Enterprise Street Lanes Street Width Gutter of-Way Sidewalks Accommodations
Back-to-back curb and 5' sidew alks
Existing 2 31 gutter section 50' on both sides None
Back-to-back curb and minimum 5' sidew alks
City Standard 2 41 gutter section 60' on one side N/A
Meets City Standard? YES NO YES NO YES N/A
Curb and Right- Bicycle
Maiden Lane Lanes Street Width Gutter of-Way Sidewalks Accommodations
Back-to-back curb and 5' sidew alks
Existing 2 20' gutter section 50' on both sides None
Back-to-back curb and minimum 5' sidew alks
City Standard 2 41' gutter section 60' on one side N/A
Meets City Standard? YES NO YES NO YES N/A
Expected Traffic Current Proposed
Generation [vph] Zoning Zoning Differential
AM PEAK 59 59 0
PM PEAK 213 80 -133

Suggested Conditions/
Impact Mitigation:

Traffic Study Determination: Staff has review ed a trip generation differential report for this case and a traffic
impact analysis study is not recommended for Z-36-12.

Additional Information:

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

Impact Identified: None

5.2 Transit
No comments.

Impact Identified: None

5.3 Hydrology

Floodplain | None
Drainage Basin | Rocky Branch
Stormwater | Subject to Part 10, Chapter 9
Management

Staff Analysis
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| Overlay District | None

Impact Identified: None.

5.4 Public Utilities

Maximum Demand Maximum Demand (proposed)
(current)
Water | 6,660 gpd UNKNOWN
Waste Water | 6,660 gpd UNKNOWN

There are presently existing six (6”) inch sanitary sewer mains in Maiden Lane,
Enterprise Street, and Hillsborough Street rights-of-ways, existing four (4”) inch water
mains in both Maiden Lane and Enterprise Street rights-of way, and existing eight
(8" inch and twelve (12”) inch water mains in the Hillsborough Street right-of-way.

Impact Identified: The proposed rezoning impact cannot be determined at this time
with the application information supplied. The subsequent development of the
properties would use these mains for connection to the City’s wastewater collection
and water distribution systems. Down stream sanitary sewer improvements may be
required, by the City, of the developer depending upon the actual use.

5.5 Parks and Recreation
The subject tract is not located adjacent to a greenway corridor. The proposed
rezoning will not impact the recreation level of service
Impact Identified: None.

5.6 Urban Forestry
Combined acreage of the parcels is less than two acres. It is therefore not subject to
tree conservation laws.
No tree conservation impacts will occur by this rezoning.
Impact Identified: None

5.7 Designated Historic Resources
There are no historic districts or designated landmarks on this property.

Impact Identified: None

5.8 Community Development
The subject property is not within a designated redevelopment area.

Impact Identified: None

5.9 Impacts Summary
¢ No additional impacts on infrastructure were identified.

5.10 Mitigation of Impacts
e N/A

Staff Analysis
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6. Appearance Commission
This request is subject to review by the Appearance Commission and was discussed at
the DRC of the Appearance Commission on September 13, 2012. The Commission had
no comments on this rezoning proposal.

7. Conclusions
The proposed rezoning request is inconsistent with the Future Land Use Map. A portion
of the subject area is located within the Moderate Density Residential designation on the
map. The request would be consistent with the Neighborhood Mixed Use designation
located on the remainder of the site. While the overall rezoning request is inconsistent
with the Future Land Use Map, the proposal is consistent with the majority of applicable
Comprehensive Plan policies and is consistent with the Urban Design Guidelines.

The majority of surrounding land uses in this area are commercial and institutional in
nature, however, residential land uses are located directly adjacent to the north of the
subject property. The request is compatible with the surrounding area. The applicant has
offered several zoning conditions that include prohibited uses, restricted lighting, and
provided provisions for the proposed parking deck to help minimize impacts. Through the
proposed conditions, as well as amendments to the streetscape plan, the applicant has
provided appropriate transitions and buffering to surrounding lower intensity uses.

Staff Analysis
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Future Land Use Map
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Petition to Amend the Official Zomng Map AT

Before the City Council of the City of Raleigh, North Carolina

The following items are required with the submittal of rezoning petition. For additional
information on these submittal requirements, see the Filing Instructions addendum.

Rezoning Application Submittal Package Checklist

Gf‘om;gleted Rezoning Application which includes the following sections:

0 Signatory Page

o Exhibit B

o Exhibit C (only for Conditional Use filing)

0 Exhibit D

0 Map showing adjacent property owner names with PIN’s

\G{&pplication Fee _
a $540 for General Use Cases

0 $1081 for Conditional Use Cases
a $2702 for PDD Master Plans

\z’ﬁ;ighborhood Meeting Report (only for Conditional Use filing)
\z’ﬁeceipt/ Verification for Meeting Notification Mail out

e Tratfic Impact Generation Report OR wriften waiver of trip generation from Raleigh
Transportation Services Division

’JIA O {General Use ONLY) if applicant is not the owner must provide proof of notification to
the adjacent property owners per G.S. 160A-384

o and provide proof of notification to the property owner before submitting
application

Rezoning Petition
Form Revised August 23, 2010




¥ Petition to Amend the Official Zoning Map

Before the City Council of the City of Raleigh, North Carolina

The petitioner seeks to show the following:

1. 'That, for the purposes of promoting health, morals, or the general welfare, the zoning classification of the
property described herein must be changed.

2. That the following circumstance(s) exist(s):

03 City Council has erred in establishing the current zoning classification of the property by disregarding one
or a combination of the fundamental principles of zoning as sel forth in the enabling legislation, North
Carolina General Statutes Section 160A-38] and 160A-383.

0 Circumstances have so changed since the property was last zoned that its current zoning classification
could not properly be applied 1o it now were it being zoned for the fitst time,

QO The property has not heretofore been subject to the zoning regulations of the City of Raleigh.

That the requested zoning change is or will be consistent with the Raleigh Comprehensive Pian.

4. ‘That the fundamental purpeses of zoning as set forth in the N.C. enabling legislation would be best served by
changing the zoning classification of the property. Among the fundamental purposes of zoning are:

to dessen congestion in the strests;

to provide adequate light and air;

to prevent the overcrowding of land;

to facilitate the adequate provision of transportation, water, sewerage, schools, parks, and other public
requirements;

to regulate in accordance with a comprehensive plan;

to avoid spot zoning; and

g toregulate with reasonable consideration to the character of the district, the suitability of the land for
particular uses, the conservation of the value of buildings within the district and the encouragement of the
most appropriate use of the land throughout the City.

RO ow

™o

THEREFORE, petitioner requests that the Official Zoning map be amended to change the zoning classification of
the property as proposed in this submittal, and for such other action as may be deemed appropriate. All property
owners must sign below for conditional use requests.

ALL CONDITIONAL PAGES MUST BE SIGNED BY ALL PROPERTY OWNERS

Signature(s) _ _ Print Name Dat
e Y= 1Y harles D. Leffler, President Q/ﬁ/&

NC State University Parj;nership Corp.., its Member
for Bell Tower Holdings, LLC

Rezoning Petition 2
Form Revised August 23, 2010
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Petition to Amend the Official Zoning Map

Before the City Council of the City of Raleigh, North Carolina

The petitioner secks to show the following:

1.

That, for the purposes of promoting health, morals, or the general welfare, the zoning classification of the
property described herein must be changed.

That the following circumstance(s) exist(s):

a

a

City Council has etred in establishing the current zoning classification of the property by disregarding one
or a combination of the fundamental principles of zoning as set forth in the enabling legislation, Nerth
Carolina General Statutes Section 160A-381 and 160A-383.

Circumstarices have so changed since the property was last zoned that its current zoning classification
could not properly be applied to it now were it being zoned for the first time.

The property has not heretofore been subject to the zoning regulations of the City of Raleigh.

That the requested zoning change is or will be consistent with the Raleigh Comprehensive Plan.

That the fundamental purposes of zoning as set forth in the N.C. enabling legislation would be best served by
changing the zoning classification of the property. Among the fundamental purposes of zoning are:

po o

oo

to lessen congestion in the streets;

to provide adequate light and air;

to ptevent the overcrowding of land;

to facilitate the adequate provision of fransportation, water, sewerage, schools, parks, and other public
requirements;

to regulate in accordance with a comprehensive plan;

to avoid spot zoning; and .

to regulate with rcasonable consideration to the character of the district, the suitability of the land for
particnlar uses, the conservation of the value of buildings within the district and the encouragement of the
most appropriate use of the land throughout the City.

THEREFORE, petitioner requests that the Official Zoning map be amended to change the zoning classification of
the property as proposed in this submittal, and for such other action as may be deemed appropriate. All property
owners must sign below for conditional use requests.

ALL CONDITIONAL PAGES MUST BE SIGNED BY ALL PROPERTY OWNERS

Signature(s) Print Name Date
Q’S? Pavid Ceox 5-20-2
Rezoning Petition 2

Form Revised August 23, 2010
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EXHIBIT B. Request for Zoning Change

Please use this form only — form may be photocopied. Please type or print. See instructions in Filing Addendum

Contact Information

[
=

Petitioner(s) " Bell Tower Holdings ~ Primrose Hall - -~ 919.515.2018
(for conditionaluse " * LLC : - _ Campus. Box 7230 - ralph_recchie@ncsu. edu

requests, petitioners must :
own petiioned property) S Raleigh, NC 27695

-Ralph Recchle : B Hblladay Hall - 919.515.2018
'--NCSU .-+ Campus Box 7010 - ralph_recchie@ncsu.edu
' ' Rale' h, NC 27695 '

-Mack Paul = - 630 Davis Drive -918.580.0377
- Morningstar Law - -Suite-200 _ mpaul@mornlngstariawgroup com
Group 7 " Morrisville, NC 27560

Property information

Rezoning Petition 3
Form Revised August 23, 2010
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EXHIBIT B. Request for Zoning Change

Please use this form only — form may be phofocopied. Please type or print. See instructions in Fifing Addendum

The foliowing are all of the persons, firms, property owners, associations, corporations, entities or
governments owning property adjacent to and within one hundred feet (excluding right-of-way} of the
property sought to be rezoned. Please include Wake County PINs with names, addresses and zip codes,
Indicate if property is owned by a condominium property owners association. Please complete ownership
information in the boxes below. If you need additional space, please copy this form,

ity/State/Zip 2|
:RaEe[gh NC 27695- 0794507874
7001 o

State of North Carolina - Hollady Hall-Room A

p o Tax Adm Div 544-9057 - Salt Lake City,-

PreSIdmg Blshop of the - B0 E North Temple -84150-0022 -

 Church of Jesus Christ . - Rm 2225 Lo
of Latter-Day Saints T

0794917624

Campus _I_-_Iq[d_ungs_I,LC PO Box 50324 .. Raleigh, NC 27650-

- 6324

Simon T. Everett- PO Box 50205

Matthew S. Zaytoun

Raleigh, NC 27650-

- 0794919677
6205 - :

mallwood Dr

- aletgh NC 27605-
1332

Rezoning Petition 4
Form Revised August 23, 2010
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EXHIBIT C. Request for Zoning Change

Please use this form only — form may be photocopied. Please type or print. See inslructions in Filing Addendum

Conditional Use District requested; Neighborhood Business Conditional Use

Narrative of conditions being requested:
1. The following principal uses shall be prohibited on the property:

- riding stable ~ all
- ouldoor stadium/ftheater/amphitheater/racetrack - all
- rifle range — af!
- cemetery
- corractionalipenal facility — all
- crematory
- funeral home
- hospital
- orphanage
- adult establishment
- car wash facility
- exterminating service
- kennel/cattery
- heliport—all
- airfleldflanding strip
- mini warehouse storage facility
- parking fagility — principal use
- automiotive service and repair facility
- fandfili - all

SEP 10 2012

\ CITY OF RALEIGH /
PLANNING DEPT. /

2. Development of the property shall conform to the provisions of the Streetscape Plan for University
Village on Hillsborough Street, adopted May 23, 1986 and as amended theresfter, in effect as of the date
of this rezoning ordinance and Including any amendments to the Streetscape Plan adopted by this
rezoning ordinance {the "University Village Streetscape Plan"}.

3. Al outdoor pole-mounted light fixtures shall be full cut-off dasign and shall be directed away from
those properties with Wake County Parcel Identification Numbers 0704-91-7624 (DB7492, PG1) and
0794-91-8631 (DB14354, PG2693).

4. The above-ground portion of any principal or accessory building shall not be located within & feet of
the common property line with those properties with Wake County Parcel Identification Numbers 0784-91-
7624 (DB7492, PG1) and 0794-01-8631 (DB 14354, P(2693).

I acknowledge that these restrictions and conditions are offered voluntarily and with knowledge of the guidelines
stated in the Filing Addendun, 1f additional space is neaded, this form may be copied. Each page must be signed by
all property owners.

ALL CONDITIONAL PAGES MUST BE SIGNED BY ALL PROPERTY OWNERS

Signature(s) _ Print Name Date
- = haries D. Leffler, President 972

NC State University Partnership Corp., its Member
for Bell Tower Holdings, LLC

Rezoning Petition
Form Revised August 23, 2010




EXHIBIT C. Request for Zoning Change p 9 2ol L

Piease use this form only ~ form may be photocopied. Please type or print. See insluctions in Filing Addendurn

5. For that side of & parking deck facing the propertles with Wake County Parcel Identification Numbers
0794-91-7624 (DB7492, PG1) and 0794-91-8631 (DB14354, PG2693), the parking deck shall include a
solid wall at least 42 inches In height as measured from the top of each parking surface.

6. In the event a parking deck is located within 20 feet of the common property line with that property with
Wake County Parcel Identification Number 0794-91-8631 (DB14354, PG2693), and such property
contains a detached residential unit, then those irees required as part of a transitiona! protective yard
located between the parking deck and the commaon property line shall be at least 3 inches in diameter at
the time of installation and shall be evergreen.

1 acknowledge that these resirictions and conditions are offered voluntarily and with knowledge of the guidelines
stated in the Filing Addendum. If additional space is needed, this form may be copied. Each page must be signed by

all property owners.

ALL CONDITIONAL PAGES MUST BE SIGNED BY ALl PROPERTY QWNERS

Print Name Data
arles D, Leffler, President of7H2
NC State University Partnership Corp., its Member
for Bell Tower Holdings, LLC

Rezoning Petition
Form Revised Augusi 23, 2010



. Be |2
55¢€:812
EXHIBIT D. Request for Zoning Change

Please use this form only — form may be photocopied. Please type or print. See instructions in Filing Addendum

This section is reserved for the applicant to state factual information in support of the rezoning request.

Required items of discussion;

The Planning Department is instructed not to accept any application for amending the official zoning map without a
statement prepared by the applicant analyzing the reasonableness of the rezoning request. This statement shall
address the consistency of the proposed rezoning with the Comprehensive Plan and any other applicable City-
adopted plan(s), the compatibility of the proposed rezoning with the property and surrounding area, and the benefits
and defriments of the proposed rezoning for the landowner, the immediate neighbors and the sutrounding
commumnity.

Recommended items of discussion (where applicable):

1. Anerror by the City Council in establishing the current zoning classification of the property.

How circumstances (land use and future development plans) have so changed since the property was last zoned

that its current zoning classification could not properly be applied to it now were it being zoned for the first

time.

The public need for additional Jand to be zoned to the classification requested.

4, The impact on public services, facilities, infrastructure, fire and safety, parks and recreation, topography, access
to light and air, etc,

L8

PETITIONER’S STATEMENT:

I. Consistency of the proposed map amendment with the Comprehensive Plan

(www.raleighne.gov),

A,  Please state the recommended land use(s) for this property as shown on the Future Land
Use Map and discuss the consistency of the proposed Iand uses:

The two parcels fronting along Hillsborough Street are designated Neighborhood Mixed Use, which
recommends pedestrian-oriented commercial uses and mixed-use projects with upper story housing at a
moderate density (up to 28 units per acre). The parcel fronting along Maiden Lane is designated
Moderate Density Residential, which recommends residential density up to 14 units per acre and a variety
of housing types.

The land uses permitted by the proposed rezoning are mostly consistent with the recommended land uses
for the properties as shown on the Future Land Use Map. The Neighborhood Business District and
Pedestrian Business Overlay district permit pedestrian-oriented mixed-use development. Also, the Land
Use Element of the 2030 Comprehensive Plan notes that many areas designated Neighborhood Mixed
Use are zoned Neighborhood Business. Therefore, the rezoning of the properties classified Neighborhood
Mixed Use is consistent with the Future Land Use Map. However, the Neighborhood Business district
permits non-residential land uses that are not recommended by the Moderate Density Residential
category. Therefore, the proposed rezoning of the parcel classified Moderate Density Residential is
inconsistent with the Future Land Use Map.

Based on the above, the majority of the rezoning is consistent with the Future Land Use Map.

B.  Please state whether the subject property is located within any Area Plan or other City
Council-adopted plans and policies and discuss the policies applicable to future
development within the plan(s) area.

The propetties are not located within any Area Plan.

Rezoning Petition 6
Form Revised August 23, 2010



EXHIBIT D. Request for Zoning Change

Please use this form only — form may be photocopied. Please type or print. See instructions in Fifing Addendum

C. Is the proposed map amendment consistent or inconsistent with the Comprehensive Plan
and other City Council-adopted plans and policies? AH references to Comprehensive Plan
policies should include both the policy number (e.g. LU 4.5) and short title (e.g.
“Connectivity™).

The proposed map amendment is consistent with the applicable prescriptive Comprehensive Plan policies
as set forth below:

LU 1.2 “Future Land Use Map and Zoning Consistency.” The majority of proposed rezoning is
consistent with the Future Land Use Map because .77 acres of the .95 acres subject to the rezoning are
designated as Neighborhood Mixed Use. Although the proposed Neighborhood Business district is
inconsistent with the Future Land Use Map designation of Moderate Density Residential for the .18 acre
parcel on Maiden Lane, the request is reasonable and in the public interest given the surrounding
nonresidential land uses, the property’s inclusion in the Pedestrian Business Overlay District, and the
compatibility of uses permitted in the Neighborhood Business district with the surrounding multi-family
residential and nonresidential uses. Based on the above, the majority of the rezoning is consistent with
the Future Land Use Map and the rezoning is consistent with this policy.

LU 1.3 “Conditional Use District Consistency.” The proposed zoning condition prohibit uses that are
incompatible with surrounding land uses. Prohibiting those uses listed in the condition is consistent with
the Comprehensive Plan.

LU 2.6 “Zoning and Infrastructure Impacts.” Based on the Trip Generation Letter submitted with this
rezoning petition, the proposed rezoning will not adversely impact the transportation infrastructore
capacity in the area.

LU 4.7 “Capitalizing on Transit Access.” As shown on the Growth Framework Map, the properties are
located about a quarter-mile from a planned transit station. The proposed Neighborhood Business district
permits retail uses and the existing Pedestrian Business Overlay District permits high density residential
uses, all of which can support and take advantage of transit infrastructure.

LU 5.4 “Density Transitions.” The propetties subject to the rezoning are not near low density residential
neighborhoods, Instead, the properties to the north are zoned Residential-20, classified Moderate Density
Residential on the Future Land Use Map, and are used as multi-family dwellings. The Moderate Density
Residential category is an appropriate category adjacent to properties classified Neighborhood Mixed
Use, and the multi-family dwellings are appropriate land use transitions from commercial uses. The other
surrounding properties are classified Neighborhood Mixed Use or Institutional, which are compatible
with the Future Land Use Map recommendation for the properties subject to the rezoning, The proposed
height map and the existing solar access angle in the University Village Streetscape Plan ensure
appropriate height transitions to surrounding residential properties.

UD 2.4 “Transitions in Building Intensity.” The proposed height map and the existing solar access angle
in the University Village Streetscape Plan ensure gradual height transitions to surrounding lower, smaller
institutional and residential structures.

UD 7.3 “Design Guidelines.” Based on the responses to the Urban Design Guidelines submitted with this
rezoning petition, the proposed rezoning is consistent with this policy.

Rezoning Petition 7
Form Revised August 23, 2010



EXHIBIT D. Request for Zoning Change

Please use fhis form only ~ form may be photocopied. Please type or print. See instructions in Filing Addendum

II. Compatibility of the proposed map amendment with the property and the surrounding area.

A. Description of land uses within the surrounding area (residential housing types, parks,
institutional uses, commercial uses, large parking lots, thoroughfares and collector streets,
transit facilities):

North: A church-related facility with a large surface parking lot and a single-family structure converted to
multi-unit dwellings are located to the north of the property.

East: Single-story retail buildings with a surface parking lot along Hillsborough Street. The buildings are
located to the east of the properties across Maiden Lane. Also, multi-unit dwellings with large surface
parking lots are located to the east of the properties,

South: The main campus of North Carolina State University is located to the south of the properties,
across Hillsborough Street, which is a major thoroughfare. In particular, the Bell Tower, academic
buildings and surface parking lots are located closest to Hillsborough Street.

West: The North Hall dormitory is located to the west of the properties across Enterprise Street, and
surrounded by large surface parking lots.

B. Description of existing Zoning patterns (zoning districts including overlay districts) and
existing built environment (densities, building heights, setbacks, tree cover, buffer yards):

North: The parcels located to the north are zoned Residential-20 and are developed for residential
structures used for institutional and single- and multi-family dwellings. The properties have high building
lot coverage ratios and minimal building setbacks.

East: The properties to the east along Hillsborough Street are zoned Buffer Commercial with Pedestrian
Business Overlay District. Other properties to the east are zoned Buffer Commercial, Office &
Institution-1 and Residential-20. The commercial properties are developed for small single-tenant
buildings with surface parking. The other properties are developed for single-family to multi-family
conversions and a fraternity house.

South: The large University-owned parcel to the south is zoned Office & Institution-1 and is developed
for academic and administrative office buildings and open space.

West: The property to the west is owned by the University, zoned Office & Institution-2 with Pedestrian
Business Overlay District, and developed for a six-story dormitory with a large surface parking lot
surrounding the building.

C, Explanation of how the proposed zoning map amendment is compatible with the
suitability of the property for particular uses and the character of the surrounding area:

The majority of the property subject to the proposed rezoning is already zoned and developed for
commercial uses. The proposed zoning map amendment also seeks to rezone a .18 acre parcel to allow
commercial uses. The proposed rezoning would also amend the University Village Streetscape Plan to
regulate height on the three properties outside of the Neighborhood Business height standards. The
property is located along a major thoroughfare and in a pedestrian-oriented commercial district. The
proposed rezoning permits commercial land uses and the applicable streetscape plan requires certain
pedestrian-oriented infrastructure and design elements upon redevelopment. The surrounding area is non-
residential in nature, particularly along Hillsborough Street. The proposed height map and existing solar

Filing Addendum 8
Form Revised April 23, 2012




EXHIBIT D. Request for Zoning Change

Please use this form only — form may be photocopied. Please type or piint. See instructions in Filing Addendum

access angle height standard will ensure any redevelopment is consistent with the structure heights in the
surrounding area, particularly the North Hall dormitory and the Bell Tower, Based on the current
commercial development on the property and the location of the properties along a major thoroughfare in
a pedestrian-oriented commercial district, the proposed rezoning is compatible with the suitability of the
property for particular uses and the character of the surrounding area.

III. Benefits and detriments of the proposed map amendment,

A, For the landowner(s):

The proposed rezoning benefits the landowner of the .18 acre parcel fronting Maiden Lane by expanding
the types of permitted land uses. The proposed rezoning benefits the owners of all three parcels by
providing an alternative means of regulating height and by enabling the coordinated redevelopment of the
three parcels.

B. For the immediate neighbors:

The proposed rezoning benefits the immediate neighbors because the rezoning restricts the types of land
uses permitted on the properties currently zoned Neighborhood Business. The proposed rezoning also
benefits the immediate neighbors by enabling the coordinated redevelopment of the properties in
accordance with the University Village Streetscape and Parking Plan.

C. For the surrounding community:
The proposed rezoning benefits the surrounding community by enabling the redevelopment of the

properties in accordance with the University Village Streetscape Plan and for the type and intensity of
land uses that compliment the recently improved pedestrian experience along Hillsborough Street.

IV. Does the rezoning of this property provide a significant benefit which is not available to the
surrounding properties? Explain:

No, the rezoning of the properties does not provide a significant benefit that is not available to the
surrounding properties. The surrounding properties adjacent to the north side of Hillsborough Street are
zoned for nonresidential land uses and are within the Pedestrian Business Overlay District.

Explain why the characterisiics of the subject property support the proposed map
amendment as reasonable and in the public interest,

The subject properties are located immediately adjacent to a major thoroughfare, in a pedestrian-oriented
mixed use area, and immediately across the street from the main campus of North Carolina State
University. The type and intensity of land uses permitted by the proposed rezoning are compatible and
consistent with the built environment along Hillsborough Street. Also, the height permitted by the
proposed rezoning is consistent with surrounding structures and provides an appropriate transition to
nearby residential uses. The subject properties are bounded on three sides by public streets, which
supports redevelopment of the three parcels in a coordinated way. Finally, the proposed rezoning is in the
public interest because it promotes the type and form of commercial development envisioned by the
Future Land Use Map and supported by the City’s recent pedestrian infrastructure investments along
Hillsborough Street.
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FILING ADDENDW: Instructions for filing a petition to amend the official Zoning
Map of the City of Raleigh, North Carolina

Y. Recommended items of discussion (where applicable).

#. An error by the City Council in establishing the current zoning classification of the
property.
Not applicable.
b. How circumstances (land use and future development plans) have so changed since
the property was last zoned that its current zoning classification could not properly

be applied to it now were it being zoned for the first time.

Not applicable.

¢. The public need for additional land to be zoned to the classification requested.
Not applicable.

d. The impact on public services, facilities, infrastructure, fire and safety, parks and
recreation, topography, access to light and air, ete.

Not applicable.

e. How the rezoning advances the fundamental purposes of zoning as set forth in the
N.C. enabling legislation,

The proposed rezoning advances the fundamental purposes of zoning by lessening congestion in the
sireets, ensuring the adequate provision of light and air to adjoining properties, regulating land use in
accordance with the comprehensive plan, and regulating with reasonable consideration to the character of
the district and the suitability of the land for particular uses.

As indicated by the attached Trip Generation letter, the proposed rezoning could result in minimal
additional new trips in the AM and PM peak hours if developed for retail uses, and a great reduction in
the daily and peak hour trips if developed for a hotel use. The proposed height map and existing solar
access angle in the University Village Streetscape Plan ensures any development on the properties will
allow for adequate access to light and air for nearby properties. The uses permitted by the proposed
rezoning and regulations in the University Village Streetscape plan ensure development consistent with
the land use and policy recommendations of the comprehensive plan. Finally, development permitted by
the proposed zoning district and existing overlay district ensures compatibility with surrounding uses.

VI. Other arguments on behalf of the map amendment requested.

The Petitioner has no other arguments on behalf of the map amendment at this time.
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Design Guidelines for Mixed Use Areas (Responses for Z-__-12)
RALEIGH COMPREHENSIVE PLAN

Elements of Mixed-Use Areas

1, All Mixed-Use Areas should generaily provide retail (such as eating establishiments,
food stores, and banks), office, and residential uses within walking distance of each
other.

The Neighborhood Business district permits retall, office and residential uses, and the Pedestrian
Business Overlay District permits increased residential density. The proposed zoning districts
facilitate mixed-use development, and the properties are located within an existing pedestrian-
orlented mixed use development,

Mixed-Use Areas /Transition to Surrounding Neighborhoods

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

The properties are not adjacent to low density neighborhoods. The surrounding area is zoned
Residential-20 and many of the properties are used as multi-family dwellings. However, the sofar
access angle and the proposed height map in the University Village Streetscape Plan ensure an
apprepriate height transition to adjacent properties.

Mixed-Use Areas IThe Block, The Street and The Corridor

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) fo the mixed use area should be possible without requiring travel
along a major thoroughfare or arterial.

The properties front along a major thoroughfare and are bordered on each side by streets that
connect to and through the surrounding community, and provide paths for movement to and
through the mixed use area without requiring travel on a major thoroughfare or arterial.

4. Streets should interconnect within a development and with adjoining development.
Cul-de-sacs or dead-end streels are generally discouraged excepf where topographic
conditions and/or exterior lof line configurations offer no practical alternatives for
connection or through traffic. Strest 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.

The existing roadway system complies with current City of Raleigh standards, and no cul-de-sacs
or dead-end streets are proposed as part of this development,

5. Block faces should have a length generally not exceeding 660 feet,
The existing block face length along Hillsborough Street is approximately 235 feet.

Site Design/Building Placement

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 al the side or
rear of a property.




The properties are subject to the University Village Streetscape Plan, which requires that
buildings be placed along the street and sidewalks and parking he located behind the building.
Entrances to the proposed parking structure are proposed to be located off the side streets
adjacent to the properties.

7. Buildings should be located close to the pedestrian street (within 25 feet of the curb),
with off-street parking behind and/or beside the buildings.

As required by the University Village Streetscape Plan, the new building is proposed to be located
along Hillsborough Street with no intervening parking, with the off-street parking located behind
the building. The new development wili provide the wider sidewalks required by the Pedestrian
Business Overlay District.

8. Ifthe building Is located at a streef intersection, the main building or part of the
building placed should be placed at the comer. Parking, loading or service should not
be located at an intersection.

The properties are situated along Hillsborough Street, between the intersections with Enterprise
Strest and Maiden Lane. The new building will likely span the length of the site along
Hiflsborough Street 50 that the main buiiding will be placed at both corners.

Site Design/Urban Open Space

9. To enstiire 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 info
account as well,

The new bullding will be [ocated immediately adjacent to the wide sidewalks along Hillsborough
Street that serve the student body of NC State University and the surrounding community. The
developer intends to locate a plaza at the corner of Maiden Lane and Hillshorough Street, directly
across from the NC State Bell Tower, which will serve future active uses located on the ground
floor of the new building.

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

The plaza noted above will likely be iocated immediately adjacent to the public sidewalk system,
which will provide points of entry to the public.

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

The new building will likely contaln accessory retail uses on the ground floar, adjacent to the
street and the pedestrian areas organized around the streetscape. Access to these retail uses
may be made from outside storefront entrances and from the interior of the new building.

12. A properly defined urban open space is visually enclosed by the fronting of buildings
to create an outdoor "room” that is comfartable to users.

The plaza noted above will be defined by its placement at the corner of Hillsborough Street and
Maiden Lane, directly across Hillsborough Street from the NC State Bell Tower. The space will
be defined by the new building, which will be located adjacent to the wide sidewalk.



Site Design/Public Seating
13. New public spaces should provide seating opportunities.

The developer intents to provide seating to accommodate the proposed ground-floor retail space
via benches, chairs and seat walls,

Site Design/Automobile Parking and Parking Structures
14. Parking lots should not dominate the frontage of pedestrian-oriented streets, interrupt
pedestrian routes, or nagatively impact surrounding developments,

As required by the University Village Streetscape Plan, the planned parking will be located behind
the new building so that it does not impact the pedestrian-oriented Hillshorough Street. The
parking is planned to be nestled into the grades of the site to maximize its obscurlty.

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.

As required by the University Village Streetscape Plan, the parking will be located behind the new
building so that it will not be visible from the frontage of the properties.

18. 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 structlires 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.

If a parking structure is located on the properties, the developer intends to comply with this
guideline by incorporating architectural precast concrete and landscaping and construct it in such
a way as to nestle the structure into the grades to minimize visibility of the structure and the
headlights of the automobiles.

Site Design/Transit Stops

17. Higher building densities and more intensive land uses should be within walking
distance of transit stops, permitting public transit to bacome a viable alternative to the
automaobile.

There are multiple bus stops located within walking distance of the properties that serve NC State
University, downtown Raleigh and Gameron Viilage. There is a bus stop directly across the street
for both directions. Also, the properties are within one-half mile of a planned rail transit station on
Pulten Road.

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

The properties front along the recently redeveloped Hillsborough Street streetscape with wider
sidewalks that provide pedestrian access between transit stops and the building entrance.

Site Design/Environmental Protection

19. All development should respect natural resources as an essential component of the
human environment. The most sensitive fandscape areas, both environmentally and
visuaily, 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.




There are ne environmentally sensitive features on the site, so this guideline does not apply.
Street Design/General Street Design Principles
20. It is the intent of these guidelines fo build streets that are integral components of
community design. Streets should be designed as the main public spaces of the City
and should be scaied for pedesttians.

Hillsborough Street was recently reconstructed implementing wider walks and frees to enhance
pedestrian use and comfort. Also, the developer will widen sidewalks as required by the
Pedestrian Business Overlay District.

21, Sidewalks should be 5-8 feef wide in residential areas and focated on both sides of
the street. Sidewalks in commercial areas and Pedesttian Business Overlays should
be a minimum of 14-18 feet wide fo accommodate sidewalk uses such as vendors,
merchandising and outdoor seating.

The recently completed Hillsborough Street project incorporates wider sidewalks to promote
vendor use, and the developer will provide wider sidewalks where required by the Pedestrian
Business Overlay District.

22, Sireels should be designed with street trees planted in a manner appropriate to their
function. Commercial streets should have trees which compliment 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 home. The typical width of the street
fandscape strip is 6-8 feel. This width ensures healthy street trees, preciudes free
roois from breaking the sidewalk, and provides adequate pedestrian buffering. Siresf
trees shoulid be at least 6 1/4” caliper and shouid be consistent with the City’s
landscaping, lighting and street sight distance requirements,

The recently completed Hillsborough Street project incorporates wide sidewalks and street trees,
and any additional improvements will complement the existing sidewalks and plantings.

Street Design/Spatial Definition

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 alfigned in a disciplined manner with an
appropriate ratio of height to width.

The developer intends to make use of the ground floor of the new building to enhance pedestrian
scale of the space along the street edge. Also, the proposed plaza along Hillsborough Street will
provide additional human scale spatial definition by the use of seating and helping to activate the
pedestrian and user interface along Hillsborough Street.

Building Design/Facade Treatment

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

The developer intends to locate a primary entrance fo the new building along Hillshorough Street
for the primary use as well as cther potential entrances for the retail uses, which will provide a
strong pedestrian link to wide sidewalks, The developer intends to incorperate architectural
features to convey the prominence of the entrance by using methods as suggested in the
University Village Streetscape Plan.



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

The developer intends to recess the new building at the ground-floor level and provide canopies
and other accents at enirances where appropriate to provide pedestrian interest and as
suggested in the University Village Streetscape Plan.

Building Design/Strest Level Activity
26. The sidewalks should be the principal place of pedestrian movement and casual
social interaction. Designs and uses shoufd be complementary to that function.

The developer will provide wide sidewalks as required by the Pedestrian Business Overlay
District, These and other publicly accessible sidewalks surrounding the properties are one of the
primary design elements to link the new building with the surrounding neighborhoods,
Hillsberough Sireet business and NC State University. The courtyard area will be a place to
enhance the casual and active interaction between the project and the pedestrian movement.
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Streetscape Design

It is the intention of this plan to provide design guidelines for the public "face" of
the University Village area of Hillsborough Street. The plan addresses the
following elements of this public area:

BUILDING FACADES p.7
STREET FURNITURE p. 9

SIDEWALK DESIGN AND CONSTRUCTION p. 11
STREET TREES p.13
MAINTENANCE p. 15
UTILITY LINES p.17
SIGNS p. 20
CROSSWALKS p. 22
PARKING p. 23
AWNINGS p. 25
SOLAR ACCESSI BUILDINGH EIGHT p. 26
SIDEWALK CAFE SEATING p.27

The design guidelines contained in this plan are intended to coordinate change to
present a common image for University Village, provide a more comfortable and
safe street environment for pedestrians, improve the maintenance and general
appearance of the University Village district, and coordinate the provision of
necessary services to the local community.

The guidelines and locations of streetscape amenities noted in this plan may be
adjusted by the Planning Director where unforeseen conflicts with underground
utility lines may occur.



FIGURE: 1. SAMPLE STREETSCAPE SECTION ACROSS SIDEWALK. Note that a window-
shopping space is created under the awning, ouf of the traffic way along the sidewalk. A sitting
space is also created under the tree.

Sample Storefront Treatment

The following are overall concepts which represent the general character of the sireetscape for
any individual property.

STREET TREES IN TREE GRATES ALONG SIDEWALK EDGE using details on p. 10. 13-14

BRICK SIDEWALKS WITH CONTRASTING BRICK STRIPS BETWEEN STOREFRONTS using
detailon p. 11

AN OVERHEAD OF SOME SORT, EITHER AN AWNING. A BALCONY, OR A RECESSED
ENTRYWAY using guidelines p. 7,8,25

EARGE WINDOWS ON THE GROUND FLOOR using guidelines p. 7, 8
MANY PLACES TO SIT using bench p. &

SIGNS WHICH ARE INTEGRATED WITH THE BUILDING AND ORIENTED TO THE
PEDESTRIAN using guidelines p. 20. 21
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FIGURE. 2. SAMPLE STREETSCAPE IN PLAN VIEW, Note location of trees to avoid interfering
with opening passenger doors on parked cars.

FIGURE. 3. STREEETSCAPE FOR A TYPICAL STOREFRONT



Scale Structure:

Streetscape elements are to be used to establish a structure for the parts of the sidewalk that
serve different purposes. The tree canopy not only provides shade, an environmental concern,
but also establishes a space underneath which encourages sitting, and at the same time defines
the overhead plane of the walking path.

The overhang or awning provides the same overhaad plane, which defines the
window-shopping area beneath, where the pedestrian can feel more comfortable slowing to look
at window displays or stop for a conversation with someone else, without interfering with the
pedestrian traffic flow.

An added dimension to the streetscape, an added "room", can be created using the tree, the
awning, and a recessed entryway, effectively creating three spaces across the sidewalk.
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FIGURE 4. TWO-SPACE STRUCTURE USING AWNING AND TREE



FIGURE 5. TWO-SPACE STRUCTURE USING DIFFERENT TYPES OF AWNINGS
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FIGURE 6. TWO