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\\ ’ TO: Marchell Adams-David, City Manager

g
\ 4 THRU: Ken Bowers, AICP, Deputy Director
Raleigh FROM: Jason Hardin, Senior Planner
M E M O DEPARTMENT: Planning and Development
DATE: February 3, 2021

SUBJECT: City Council agenda item for February 16, 2021 — TCZ-2-20

On February 2, 2021, City Council authorized the public hearing for the
following item:

TCZ-2-20 The Lakes Drive, approximately 74.3 acres located at 0, 0, 6300,
6620, and 6655 The Lakes Drive.

Current zoning: Planned Development (PD)
Requested zoning: Planned Development (PD)

The request would retain the existing Planned Development (PD) zoning but
change provisions of the PD. The changes include increasing allowed height
from four to five stories on a portion of the site; reallocating units from one
portion of the site to another; and removing the requirement that residential
ground floors be elevated two feet above grade. The total number of units and
commercial square footage would stay the same.

The request is consistent with the 2030 Comprehensive Plan.
The request is inconsistent with the Future Land Use Map.
The request is in an area without an Urban Form Map designation.

The Planning Commission recommends approval of the request (7 - 0).

Attached are the Planning Commission Certified Recommendation (including
Staff Report), the Petition for Rezoning, the Planned Development narrative
and plan sheets, and the Neighborhood Meeting Report.

Municipal Building
222 West Hargett Street
Raleigh, North Carolina 27601

One Exchange Plaza
1 Exchange Plaza, Suite 1020
Raleigh, North Carolina 27601

City of Raleigh

Post Office Box 590 « Raleigh
North Carolina 27602-0590
(Mailing Address)


https://maps.raleighnc.gov/iMAPS/?pin=1707907349
https://maps.raleighnc.gov/iMAPS/?pin=1707907349
https://maps.raleighnc.gov/iMAPS/?pin=1707907349
https://maps.raleighnc.gov/iMAPS/?pin=1707907349
https://maps.raleighnc.gov/iMAPS/?pin=1707907349
https://maps.raleighnc.gov/iMAPS/?pin=1707907349

N\
“\::! RALEIGH PLANNING COMMISSION
[

\
\
“f CERTIFIED RECOMMENDATION

Raleigh CR# 12074

CASE INFORMATION: TCZ-2-20 THE LAKES

~OEIE Both sides of The Lakes Drive south of Sandy Forks Road
Address: 0, 0, 6300, 6620, and 6655 The Lakes Drive
PINs: 1717111325, 1717015477, 1717003706, 1717005113, and
1707907349
iMaps, Google Maps, Transit/Driving Directions from City Hall

Planned Development

Planned Development

74.31 acres

The subject site is located within the corporate limits and is
adjacent to properties also within corporate limits.

Aventon North Ridge Owner LLC; North Ridge Apartments LLC

Aventon North Ridge Owner LLC; North Ridge Apartments LLC
Council District A

PC Recommendation March 8, 2021

Deadline

SUMMARY OF PROPOSED CONDITIONS

1. Not applicable — request is for changes to text of existing PD

COMPREHENSIVE PLAN GUIDANCE

Future Land Use Medium Density Residential, Public Parks and Open Space
None on property; adjacent to Mixed Use Center

LU 8.10 Infill Development
H 1.8 Zoning for Housing
EP 1.1 Greenhouse Gas Reduction

laleelpisisiiziaie =hlilen=s | LU 1.2 Future Land Use Map and Zoning Consistency

PD PROVISIONS (PROPOSED TO CHANGE)

The request is to modify an existing PD. Primary provisions of the current PD include:

Consistent Policies


https://maps.raleighnc.gov/iMAPS/?pin=1717005113
https://maps.raleighnc.gov/iMAPS/?pin=1717005113
https://www.google.com/maps/@35.8665404,-78.6274898,17z
https://www.google.com/maps/@35.8665404,-78.6274898,17z
https://www.google.com/maps/dir/35.8693835,-78.6297751/Raleigh+Municipal+Building,+Raleigh+Municipal+Building,+West+Hargett+Street,+Raleigh,+NC/@35.8249264,-78.6680938,13z/data=!3m1!4b1!4m9!4m8!1m0!1m5!1m1!1s0x89ac5f6fd3fee821:0xad0c5b805f401aa7!2m2!1d-78.6430483!2d35.7786578!3e3
https://www.google.com/maps/dir/35.8693835,-78.6297751/Raleigh+Municipal+Building,+Raleigh+Municipal+Building,+West+Hargett+Street,+Raleigh,+NC/@35.8249264,-78.6680938,13z/data=!3m1!4b1!4m9!4m8!1m0!1m5!1m1!1s0x89ac5f6fd3fee821:0xad0c5b805f401aa7!2m2!1d-78.6430483!2d35.7786578!3e3
https://www.google.com/maps/dir/35.8693835,-78.6297751/Raleigh+Municipal+Building,+Raleigh+Municipal+Building,+West+Hargett+Street,+Raleigh,+NC/@35.8239827,-78.6843603,13z/data=!3m1!4b1!4m9!4m8!1m0!1m5!1m1!1s0x89ac5f6fd3fee821:0xad0c5b805f401aa7!2m2!1d-78.6430483!2d35.7786578!3e0
https://www.google.com/maps/dir/35.8693835,-78.6297751/Raleigh+Municipal+Building,+Raleigh+Municipal+Building,+West+Hargett+Street,+Raleigh,+NC/@35.8239827,-78.6843603,13z/data=!3m1!4b1!4m9!4m8!1m0!1m5!1m1!1s0x89ac5f6fd3fee821:0xad0c5b805f401aa7!2m2!1d-78.6430483!2d35.7786578!3e0

e Using RX as a base zoning district for use and prohibiting additional uses, including

retail
e Allowing up to 1,500 residential units and 35,000 square feet of retail uses

¢ Allowing up to four stories in height
More detailed provisions not affected by the TCZ are included in the appendix.
The requested text change to zoning conditions (TCZ) would not change uses or add or
subtract total housing units or nonresidential area. It would change the existing PD in three
ways:

e Change the height limit in subdistrict D and E (see map below) from four stories and

62 feet to five stories
e Reallocate 75 units from subdistrict A to subdistrict E

e Add a provision that eliminates the code requirement that ground floors for residential
buildings be elevated two feet above ground

Staff Evaluation 2
TCZ-2-20 The Lakes PD



FUTURE LAND USE MAP CONSISTENCY

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

COMPREHENSIVE PLAN CONSISTENCY

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

PuBLIC MEETINGS

First Second City

Council

Neighborhood Neighborhood Planning Commission
Meeting Meeting

Staff Evaluation 3
TCZ-2-20 The Lakes PD



June 8, 2020, October 5, 2020, 11 December 8, 2020 (Consent for February
eight attendees deferral); Jan. 12 (deferred), Jan. 2,2021
attendees 26, 2021 (recommend approval 7-0)

PLANNING COMMISSION RECOMMENDATION

The rezoning case is Inconsistent with the Future Land Use Map and Consistent with the
relevant policies in the Comprehensive Plan, furthermore Approval is reasonable and in the
public interest because:

The proposal is reasonable and in the public interest. It is
consistent with the Comprehensive Plan and with specific policies
related to infill development and to zoning for housing.

If approved, the Future Land Use Map will be amended as to the
subject parcels only from Medium Density Residential to High
Density Residential. The area currently designated as Public Parks
and Open Space would be slightly modified to reflect the open
space area specified by the existing PD.

Approve (7-0)

Motion: Fox; Second: Mann
In Favor: Bennett, Fox, Hicks, Lampman, Mann, O’Haver, Winters

N/A

ATTACHMENTS

1. Staff report
2. Rezoning Application
3. Comprehensive Plan Amendment Analysis

This document is a true and accurate statement of the findings and recommendations of the
Planning Commission. Approval of this document incorporates all of the findings of the
attached Staff Report and Comprehensive Plan Amendment Analysis.

P

™~
Planning Director Date
Staff Coordinator: Jason Hardin: (919) 996-2657; Jason.Hardin@raleighnc.gov
Staff Evaluation 4
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N
;\' %/, TEXT CHANGE TO ZONING CONDITIONS
N\ STAFF REPORT — CASE TCZ-2-20

Raleigh Planned Development District

OVERVIEW

This request involves changes to an existing Planned Development district located south of
Sandy Forks Road on both sides of The Lakes Drive. The existing PD for the 74-acre site is
based on the Residential Mixed Use zoning district. It allows 1,500 housing units and 35,000
square feet of commercial space in buildings that can be four stories in height.

Because the request involves a change to the text of an existing zoning district, not a change
to a new district, it is a zoning text change (TCZ), not a rezoning.

The proposal would change the existing PD in the following ways:

e Change the height limit in subdistrict D and E (see map in prior section) from four
stories and 62 feet to five stories

e Reallocate 75 units from subdistrict A to subdistrict E

e Add a provision that eliminates the code requirement that ground floors for residential
buildings be elevated two feet above ground

A Planned Development (PD) is a zoning district that is intended to provide higher design
quality by allowing modifications to certain Unified Development Ordinance (UDO) standards
in exchange for greater detail of development. To create a PD, applicants start with a
standard zoning district, in this case Residential Mixed Use (RX), and modify the
development requirements of that district and offer specific detail of how the resulting
development will provide higher design quality.

The property is currently partially developed with apartment buildings. Approximately 34.5
acres of the property is undeveloped.

The area is bordered by residential uses with the exception of its east side, which is adjacent
to office and retail uses located along Wake Forest Road. Existing zoning reflects the pattern
of current uses, with residential zoning along the north, south, and west and mixed-use
zoning to the east.

The Future Land Use Map primarily designates the subject site for Medium Density
Residential. A portion of the site is designated as Public Parks and Open Space, which
correlates roughly with a portion of the existing PD that provides open space and
recreational uses. The area has no designation on the Urban Form Map.

Staff Evaluation 5
TCZ-2-20 The Lakes PD



OUTSTANDING ISSUES

Ollisizlelinel 1. None S{ile[e[I -l 1. N/A

Mitigation

Staff Evaluation
TCZ-2-20 The Lakes PD
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Urban Form Z-39-2020
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Comprehensive Plan

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

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

Yes, it is consistent, particularly with the theme of Expanding Housing Choices and
the specific policies of Zoning for Housing and Infill Development.

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

The map designates most of the area for Medium Density Residential. In its outlines,
the Planned Development both as it exists and as proposed to change is generally
consistent with that category. The request would not allow additional density or uses.
However, the request would permit five stories, while the Medium Density Residential
category envisions only up to four stories in areas such as this.

A section of the property is designated for Public Parks and Open Space. That
correlates roughly with the area in the PD that is designated for parks, recreation,
and open space (subdistrict C).

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

The use is designated on the FLUM, and the height permitted would not adversely
affect the area.

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

The change would not result in additional density or more intense uses, and facilities
are available.

Future Land Use

Future Land Use designation: Medium Density Residential, Public Parks and Open Space
The rezoning request is

[] Consistent with the Future Land Use Map.

X Inconsistent

The request is consistent in terms of use, but not height. The Medium Density
Residential category envisions only up to four stories in locations such as this. If
approved, the request would trigger a FLUM change to High Density Residential. The

Staff Evaluation 10
TCZ-2-20 The Lakes PD



Public Parks and Open Space area also would be revised to better reflect the
subdistrict of the PD that currently is designated for open space, parks, and
recreation.

Urban Form

Urban Form designation: None

The rezoning request is

[ ] Consistent with the Urban Form Map.
[ ] Inconsistent

X] Other (No Urban Form designation)

Compatibility

The proposed rezoning is
X Compatible with the property and surrounding area.
] Incompatible.

The request would permit residential uses and a relatively small amount of
commercial uses in an area where both are permitted and that is already developed
with residential buildings at a similar scale.

Public Benefits of the Proposed Rezoning

e The proposal would facilitate the provision of housing on the site

e The housing would be in the form of apartment or townhome building types, which
tend to be less expensive than other housing types

e The existing PD permits some nonresidential uses, and the area is close to a mixed-
use area that runs along Falls of Neuse Road

Detriments of the Proposed Rezoning

° None

Policy Guidance

The rezoning request is consistent with the following policies:

LU 8.10 Infill Development

Staff Evaluation 11
TCZ-2-20 The Lakes PD



Encourage infill development on vacant land within the city, particularly in areas where there
are vacant lots that create “gaps” in the urban fabric and detract from the character of a
commercial or residential street. Such development should complement the established
character of the area and should not create sharp changes in the physical development
pattern.

e The request would facilitate infill development on a vacant parcel and would not
represent a sharp change in the development pattern.

H 1.8 Zoning for Housing. Ensure that zoning policy continues to provide ample opportunity
for developers to build a variety of housing types, ranging from single-family to dense multi-
family. Keeping the market well supplied with housing will moderate the costs of owning and
renting, lessening affordability problems, and lowering the level of subsidy necessary to
produce affordable housing. In areas characterized by detached houses, accommodations
should be made for additional housing types while maintaining a form and scale similar to
existing housing.
e The request would facilitate the production of housing. It permits housing types other
than detached houses. Apartments and townhouses, which are both permitted, tend
to be more affordable than other housing types.

EP 1.1 Greenhouse Gas Reduction. Promote best practices for reducing greenhouse gas
emissions as documented through the U.S. Mayors’ Climate Protection Agreement.

e The request facilitates the development of housing types — apartment and townhouse
— that tend to be more energy-efficient than detached houses. It is in an area that is
more walkable than the city average, so trips are more likely to be on foot or in the
form of shorter vehicle trips.

The rezoning request is inconsistent with the following policies:

L 1.2 Future Land Use Map and Zoning Consistency

The Future Land Use Map shall be used in conjunction with the Comprehensive Plan policies
to evaluate zoning consistency including proposed zoning map amendments and zoning text
changes.

e The use is consistent with the Medium Density Residential category, and the
proposed change would not permit additional density. However, it would allow five
stories of height. The Medium Density Residential category does envision five
stories, but only in areas with high-frequency transit or that are at the core of a
mixed-use district. In other areas, such as the one involved in this request, four
stories is the recommended maximum.

Area Plan Policy Guidance

The site is not within an existing area plan boundary

Staff Evaluation 12
TCZ-2-20 The Lakes PD



HOUSING AFFORDABILITY &
ENERGY EFFICIENCY ANALYSIS

Carbon Footprint: Transportation

City Average Site Notes

Transit Score 30

Walk Score 30 38 Slightly higher than the city average

Source: Walk Score is a publicly available service that measures pedestrian friendliness by analyzing population density
and road metrics such as block length and intersection density. The higher the Transit Score or Walk Score, the greater
the percentage of trips that will be made on transit or by walking, and the smaller the carbon footprint. The scores also
correlate with shorter vehicle trips, which also produce less carbon. The city has a wide range of scores. Raleigh
Municipal Building, for instance, has a Walk Score of 92, meaning the area is highly pedestrian-friendly and that many
destinations are within a short walk. Some areas in the city have scores in single digits, indicating that few if any
destinations are within walking distance, so nearly all trips are made by car.

28 Essentially the same as the average

Summary: The location is slightly more walkable than the city average, meaning that
residents here are more likely to walk to destinations, leading to a smaller
transportation carbon footprint.

Carbon/Energy Footprint: Housing

Housing Type Average Annual Energy Use Permitted in this project?

(million BTU)

Source: U.S. Energy Information Administration, 2015 survey. Statistics for residential structures in the South.

Summary: The proposal only permits more energy-efficient housing types, meaning
that development here will have a much smaller building carbon footprint than areas
with only detached houses.

Staff Evaluation 13
TCZ-2-20 The Lakes PD


https://www.walkscore.com/NC/Raleigh
https://www.walkscore.com/NC/Raleigh

Housing Supply and Affordability

Does it add/subtract No change
from the housing

supply?

Does it include any No
subsidized units?

Does it permit a variety Yes
of housing types beyond
detached houses?

If not a mixed-use N/A
district, does it permit

smaller lots than the

average?*

Is it within walking Yes
distance of transit?

The request does not add units, but it
facilitates residential development on the site

It only permits apartments and townhouses

It is a mixed-use district

The eastern half the site is roughly within a
guarter-mile to a half-mile of transit on Wake
Forest Road; the western half is a slightly
further distance to transit on Six Forks Road

*The average lot size for detached residential homes in Raleigh is 0.28 acres.

Summary: The proposal would facilitate housing types that tend to be less expensive

than detached houses

Staff Evaluation
TCZ-2-20 The Lakes PD

14



IMPACT ANALYSIS

Historic Resources

The site is not located within or adjacent to a National Register Historic District or Raleigh
Historic Overlay District. It does not include nor is adjacent to any National Register
individually-listed properties or Raleigh Historic Landmarks.

Impact Identified: None

Parks and Recreation

1. This site is not directly impacted by any existing or proposed greenway trails, corridors, or
connectors.

2. Nearest existing park access is provided by Cedar Hills Park (0.3 miles) and Optimist Park
(1.3 miles).

3. Nearest existing greenway trail access is provided by Snelling Branch Greenway Trail (1.3
miles).

4. Current park access level of service in this area is graded a B letter grade.

Impact Identified: None, although to the extent the change facilitates housing development
it will result in higher demand for nearby parks

Public Utilities

0 377,397 377,397
0 377,397 377,397

Impact Identified:

1. The proposed rezoning would add approximately 315,571 gpd to the wastewater
collection and water distribution systems of the City. There are existing sanitary sewer
and water mains adjacent to the proposed rezoning area

2. Atthe time of development plan submittal, a Downstream Sewer Capacity Study may
be required to determine adequate capacity to support the proposed development. Any
improvements identified by the study would be required to be permitted prior to the
issuance of Building Permit & constructed prior to release of a Certificate of Occupancy

Staff Evaluation 15
TCZ-2-20 The Lakes PD



3. Verification of water available for fire flow is required as part of the Building Permit
process. Any water system improvements recommended by the analysis to meet fire
flow requirements will also be required of the Developed

Stormwater
None
Big Branch
Subject to stormwater regulations under Article 9 of UDO

none

Impact Identified: Neuse River buffers and wetlands are present

Transportation

Site and Location Context
Location

The TCZ-2-20 Site is in North Raleigh, southwest of the intersection of Sandy Forks Road
and Falls of Neuse Road.

Area Plans

The site is not located in an area of an adopted area plan (Map AP-1) in the Comprehensive
Plan.

Existing and Planned Infrastructure
Streets

The master plan dominates a large block surrounded by four streets: Falls of Neuse Road,
Sandy Forks Road, Shanda Drive, and Spring Forest Road. The existing block perimeter for
the site is approximately 11,000 feet.

Sandy Forks Road is designated as a 2-lane divided avenue in the Raleigh Street Plan (Map
T-1 in the Comprehensive Plan) and is maintained by the city of Raleigh. Falls of the Neuse
Road is designated as a 6-lane divided avenue and is maintained by NCDOT. Shanda Drive
is not designated in the street plan (and is therefore a local street) and is maintained by the
City of Raleigh. Spring Forest Road is designated as a 4-lane divided avenue and is
maintained by NCDOT. Within the site are two no-outlet public streets maintained by the City
of Raleigh, Lake Hill Drive and The Lakes Drive.

In accordance with UDO section 8.3.2, the maximum block perimeter for PD zoning districts
may be set by the master plan. The base district for the master plan is RX-5, which has a
block perimeter maximum of 2,500 feet in UDO section 8.3.2. The master plan includes and

Staff Evaluation 16
TCZ-2-20 The Lakes PD



internal street network to improve connectivity and block perimeter. This network connects to
the boundary of the master plan in three locations:

e A connection between Lake Hill Drive and Sandy Forks Road near Brookhollow
Drive.

e A stub that could be extended to Shanta Drive near 6200 Shanda Drive.

e A stub that could be extended to Spring Forest Road at 615 Spring Forest Road.

If these stubs are connected through development outside of the TCZ-2-20 site, six blocks
would result, with perimeters varying from 2,200 feet to 7,500 feet.

Pedestrian Facilities

There are complete sidewalks on Sandy Forks Road but not on all the internal public streets
within the planned development district. Master plan sheet P-4 requires sidewalks on both
sides of all public streets, existing and proposed.

Bicycle Facilities

There are bicycle lanes on Sandy Forks Road and Spring Forest Road. A multi-use path is
on the east side of Falls of Neuse Road.

Transit

The GoRaleigh Route 2 operates along Falls of Neuse Road at 30-minute frequency and
with stops near Sandy Forks Road and Spring Forest Road.

Access
The TCZ-2-20 Site is access by Sandy Forks Road.
Other Projects in the Area

The City of Raleigh has a project to widen and improve Six Forks Road between Lynn Road
and Rowan Street. This project will result in the installation of a median and a separated
bikeway as called for in the Six Forks Corridor Plan. The project will be in design through
2021.

Traffic Impact Analysis (TIA) Determination

TCZ-2-20 would not change the entitlement of the site from the existing master plan, adopted
with Z-33-16. A TIA was prepared for Z-33-16 that did not highlight any concerns with
infrastructure sufficiency or mitigations. Therefore, any TIA requirements were waived.

Urban Forestry

The property is subject to tree conservation regulations.

Impact Identified: None beyond that addressed by code

Impacts Summary

Staff Evaluation 17
TCZ-2-20 The Lakes PD



No impacts beyond those addressed by code

Mitigation of Impacts

No additional mitigation needed

Staff Evaluation
TCZ-2-20 The Lakes PD
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CONCLUSION

The request is not strictly consistent with the Future Land Use Map due to its five-story
height allowance. However, it would facilitate the production of more affordable housing
types — apartments and townhouses — that also are more energy efficient than other forms of
housing. Accordingly, it is consistent with key policies that support housing production and
reducing carbon emissions. Those policies, and the proposal’s consistency with the key
Comprehensive Plan theme of expanding housing choices, make it consistent with the

Comprehensive Plan overall.

CASE TIMELINE

8/10/20 Petition filed

9/9/20 Revisions made
10/6/20 Text change authorized
11/17/20 Revisions made
12/8/20 Planning Commission

Staff Evaluation
TCZ-2-20 The Lakes PD

Increase in units removed
Council voted to authorize

Commitment to connect to Shanda
Drive clarified

On consent agenda for deferral
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APPENDIX

SURROUNDING AREA LAND USE/ ZONING SUMMARY

Existing
Zoning

Additional
Overlay

Future
Land Use

SUBJECT

PROPERTY

PD

Medium
Density
Residential;
Public Parks
and Open
Space

Current . .
Residential

NORTH

R-4, RX-3-
CuU

Low Density
Residential;
Medium
Density
Residential

Residential

SOUTH

R-10

Moderate
Density
Residential

Residential

EAST

0OX-3, CX-3-

PL, OX-5-
CU, OX-3-
Cu

Moderate
Density
Residential;
Community
Mixed Use;
Office and
Residential
Mixed Use
Residential,
Retail
Mixed Use
Center

CURRENT VS. PROPOSED ZONING SUMMARY (NO CHANGES)

Total Acreage

Setbacks/Build/to:
Subdistrict A
Other Subdistricts

Residential Density:

Max. # of Residential Units
Max. Gross Office SF
Max. Gross Restaurant SF

Max. Gross Industrial SF

EXISTIN

R-10

Moderate
Density
Residential

Residential

G ZONING PROPOSED ZONING
PD PD

74.31

None
0’-100’

20 units/acre
1,500
35,000
35,000

74.31

None
0-100’

20 units/acre
1,500
35,000
35,000

*The development intensities for proposed zoning districts were estimated using an impact analysis tool. The estimates
presented are only to provide guidance for analysis.

Staff Evaluation
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v, .,
;.‘ %, COMPREHENSIVE PLAN AMENDMENT
ﬁ—" ANALYSIS — CASE TCZ-2-20

Raléigh

OVERVIEW

The area is currently designated as Medium Density Residential and Public Parks and Open
Space on the Future Land Use Map. In areas that are not at the core of a mixed-use area or
served by high-frequency transit, Medium Density Residential calls for height of up to four
stories, while this request would permit up to five stories in part of the overall PD. Therefore,
if the request is approved, the map would change to High Density Residential. Additionally,
the existing and revised PD both permit residential development on part of the area
designated as Public Parks and Open Space. That area would be accordingly revised to
Medium Density Residential and High Density Residential.

AMENDED MAPS

Shown on following page.

IMPACT ANALYSIS

The amendment would reflect the decision about the appropriateness of the requested
zoning category.
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Relevant Planning Commission Minutes January 26, 2021: TCZ-2-20

AGENDA ITEM (F) 3: TCZ-2-20 — The Lakes.

This case is located The Lakes, on both sides of The Lakes Drive south of Sandy Forks Road.

Approximately 74.31 acres is requested to be subject to a text change by North Ridge Land Partners LLC
and North Ridge Apartments LLC. The text change would amend the existing PD in the following ways:

e Permitting five-story buildings rather than four-story buildings in the southern portion of the PD

¢ Reallocating residential units from one portion of the PD area to another. The total number of
units would remain 1,500, and the total nonresidential square footage would remain at 35,000
square feet.

¢ Modifying code standards for residential buildings to not require 2' elevation above ground level.
Planner Hardin presented the case.

Michael Birch representing the applicant gave a brief overview of the case regarding the reason for the
additional requested height; the curb line and grading.

There was discussion regarding the high-powered utility line in the area and the city policy or regulation
of development in and around a high-powered utility line.

Michael Birch responded that Duke energy is the easement holder and that they do not allow easement
structures.

Ms. Fox made a motion to approve this case. Mr. Mann seconded the motion.

Commissioners how do you vote?
Bennett (Aye), Fox (Aye), Hicks (Aye), Lampman (Aye), Mann (Aye), O’Haver (Aye) and Winters
(Aye). The vote was unanimous 7-0.
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1. INTRODUCTION

This document and the accompanying exhibits submitted herewith (collectively, the "Master
Plan") are provided pursuant to provisions of the Unified Development Ordinance (the "UDQ") associated
with the Planned Development (“PD”) District for Hawthorne North Ridge (the “Development”). The
Development encompasses approximately 74.38 acres bounded by Sandy Forks Road to the west, Spring
Forest Road to the north and east and Shanda Drive to the south (the “Property”). The Property was
originally developed in the 1970s as a garden-style, apartment community with approximately 600 units
(the “Existing Buildings”), a clubhouse and recreational facilities, including a pool and tennis courts. It also
contains two remnant ponds created for an agricultural use that predated the original apartment
development.

The City made significant improvements along Sandy Forks Road adjacent to the Property,
including widening and installation of sidewalks and streetscape. The Development includes the
renovation of the Existing Buildings and adding new multifamily units. In addition, it will include new
recreational amenities, including walking trails, community garden, playground, a dog park and greenway.
The Development is proposed at densities appropriate to the location of the Development, market
conditions, Comprehensive Plan guidance, the nature of land uses in the vicinity, and the City's investment
in existing infrastructure. Accordingly, the Master Plan sets forth density and square footage limitations
as well as modifications to the UDO as appropriate to accomplish the development program described
herein.

A prior rezoning request (Z-33-16/MP-4-16), adopted by City Council on May 1, 2017, first rezoned
the Property to a Planned Development district. This amended Master Plan retains most of the prior plan’s
standards, but moderately increases the amount of allowable residential units in Subdistrict E with a
corresponding decrease in the amount of units in Subdistrict A, increases the allowable height from 4 to
5 stories in Subdistricts D and E, and eliminates the 2’ ground floor elevation above average grade
requirement in all subdistricts. These minor changes preserve the spirit and intent of the initial plan.

2. COMPREHENSIVE PLAN

The Master Plan for the Development addresses the development and redevelopment of
approximately 74.38 acres located in North Raleigh along a recently improved Sandy Forks Road. For a
graphic depiction of the area to be rezoned, please refer to the existing conditions plan submitted with
this Master Plan as plan sheet P-1. The purpose of this rezoning and Master Plan is to support, in an
economically viable manner, the redevelopment of the Property, which a) provides the public significant
recreational amenities in this part of the City, b) provides for the renovation, conformity and preservation
of existing building stock, c) adds appropriately scaled new multifamily housing to meet the City’s growing
needs and d) improves circulation in the area.

The Future Land Use Map (“FLUM”) identifies the Property as split between Medium Density
Residential and Public Parks and Open Space. Medium density residential applies to garden apartments,
condominiums and suburban-style apartment complexes. Consistent with the FLUM, the proposed
density in connection with the Development is Medium Density Residential. The area of the Property
identified as Public Parks and Open Space currently contains two manmade ponds and no recreational
amenities. In its place, the Development will include new recreational amenities, including walking trails,
community garden, playground, a dog park and greenway. As the headwaters to the Big Branch Creek,
the Property offers an opportunity to restore a natural environmental feature and connect it to the nearby



Cedar Hills Park as well as establish a critical future link to the City’s greenway system. In addition, the
Development will further a number of policies in the Comprehensive Plan. For example, it will serve as a
pedestrian-oriented development with improved circulation within the Property and to surrounding
street networks. It will also add several new connections to the surrounding public street network,
improving interconnectivity in the area.

3. RENOVATION OF EXISTING BUILDINGS

The Owner commits to spend a minimum of $8,000,000 on site improvements, interior and exterior
building improvements and amenity improvements related to the Existing Buildings in Subdistrict A
(“Subdistrict A Improvements”) to preserve more affordable building stock in this area of the City as
follows: From May 2, 2017 (the date of adoption of MP-4-2016) forward, Owner will spend a minimum
of $4,000,000 on Subdistrict A Improvements prior to obtaining a Certificate of Occupancy for a maximum
of 300 newly constructed residential units in Subtract B, D or E. From May 2, 2017 forward, Owner will
spend not less than a total of $8,000,000 on Subdistrict A Improvements prior to obtaining a Certificate
of Occupancy for more than 300 newly constructed residential units in Section B, D or E.

4. DEVELOPMENT OF PARK AND OPEN SPACE

The Owner commits to create parks and open space that provide needed improvements for the public
in this area of the City. In connection with the initial site plan for new development on the Property, the
Developer will include development of parks and open space. In Subdistrict C, the site plan shall include
a minimum of three improvements among the following: dog park, walking trail, greenway connection,
open field, playground and community garden. Such improvements shall be situated in an open space
area with a minimum of five acres. This park and open space area in Subdistrict C will be available to the
public. It is anticipated that the improvements in Subdistrict C shall be constructed to City standards and
conveyed to the City for maintenance upon approval by the City. Itis also anticipated the improvements
in Subdistrict C shall include public art and a venue for entertainment. In addition, the Development will
include other open space areas such that the overall open space shall exceed the requirements for
Planned Development Districts.

5. INTENT FOR PD DISTRICTS

The proposed Development meets the intent of the PD District in several ways. In particular, the
PD District will help the Development to achieve a high quality project design. It will facilitate the
integration of a cohesive development that allows residents access to a range of amenities, including parks
and open space and recreational amenities, better pedestrian and bicycle circulation throughout the area
that is walkable and medium scale. The PD District allows the Development to update an older suburban
site while keeping some existing, more affordable building stock, improve transportation circulation in
this area and provide better amenities to residents and the public while in keeping with the surrounding
scale and placing minimal impact on the area’s infrastructure. Finally, the PD acts as a relief valve to the
prescriptive aspects of the UDO. The Existing Buildings were constructed prior to many UDO
requirements. As such, this master plan will bring a number of aspects of the Existing Buildings into
conformity with the UDO.



6. GENERAL DESIGN PRINCIPLES AND URBAN DESIGN GUIDELINES

The Development meets the General Design Principles for PD Districts in a number of ways. It
preserves existing building stock, bringing it into conformity with the UDO, while creating an opportunity
for new residential development to meet the City’s growth. Internal connections provide convenient
pedestrian access throughout the Development along with connections to the surrounding area, tying
into the newly upgraded Sandy Forks Road. Instead of using private drives as many other multifamily
developments do, the Development will have public streets (classified as Neighborhood Streets)
throughout with sidewalks and a width sufficient to accommodate bicycles. It will also provide new
connectivity to the surrounding street system such as Sandy Forks Road, Shanda Drive and the potential
for a connection to Spring Forest Road. Therefore, it will create a bicycle friendly environment
throughout, accommodating bicycle circulation and tying into the proposed greenway trail that provides
connectivity to Cedar Hills Park and other future greenway corridors.

The Development will be well-integrated and provide ample recreational amenities — both passive
and active — to serve the public. A substantial buffer and landscaping surround the Development.
Architecture and landscaping will provide a cohesive design to the buildings and surroundings, fitting with
the topography, site and climate. For example, new buildings will face the public streets, affording easy
access for pedestrians and helping to delineate streets and mask parking lots. The Development restores
two manmade ponds to a natural state that can be utilized as an amenity for the public. Finally, the
development pattern has a scale that ensures the residents have ample access to open space and light.

In addition, the Development incorporates a number of elements of the Urban Design Guidelines.
For example, open spaces provide convenient seating opportunities and are integrated throughout the
Development. In particular, the Development includes a number of parks and open space amenities such
as walking trails, dog park, playground and community garden for the public. Internal streets are
interconnected throughout, providing ease of circulation and access for residents along with sidewalks
for pedestrian mobility. The Development transitions to the surrounding neighborhoods include
substantial buffering and landscaping. It also provides new connections to the surrounding public street
network, improving interconnectivity in the City.

7. LAND USE INTENSITY

Land use intensities for the Development are described in the site data table on plan sheet P-2
submitted with this Master Plan. The maximum development intensities can be transferred among
subdistricts so long as the overall limitation on intensities for the five subdistricts is not exceeded.
Subdistrict sizes and general building locations are shown on Plan Sheet P-2 submitted with this Master
Plan. In Phase 1, the Development shall include at least two of the following buildings types: apartment,
townhome, civic, general, and open lot.



The maximum land use intensities for each subtract and building types shown in the land use plan

are outlined below:

A.

Subdistrict A

1.

Uses and Density. Subdistrict A may be developed for up to 525 dwelling units
and 7000 square feet of nonresidential use.

Building Height. Buildings located in Subdistrict A shall be limited to 4 stories and
62 feet in height.

Building Type. Subdistrict A may contain Apartment and Townhome Building
Types for residential uses and Civic, General, and Open Lot Building Types for
nonresidential uses.

Subdistrict B

1.

Uses and Density. Subdistrict B may be developed for up to 7000 square feet of
nonresidential use and 350 dwelling units.

Building Height. Buildings located in Subdistrict B shall be limited to 4 stories and
62 feet in height.

Building Type. Subdistrict B may contain Apartment and Townhome Building
Types for residential uses and Civic, Open Lot, General Building Types for
nonresidential uses.

Subdistrict C

1.

Uses and Density. Subdistrict C may be developed for recreational uses in
addition to parks and open space and 7000 square feet of nonresidential use.
Building Height. Buildings located in Subdistrict C shall be limited to 3 stories and
45 feet in height.

Building Type. Subdistrict C may contain Open Lot, Civic and General Building
Types for nonresidential uses.

Subdistrict D

1.

Uses and Density. Subdistrict D may be developed for up to 450 dwelling units
and 7000 square feet of nonresidential use.

Building Height. Buildings located in Subdistrict D shall be limited to 5 stories in
height.

Building Type. Subdistrict D may contain Apartment and Townhome Building
Types for residential uses and Open Lot, Civic, and General Building Types for
nonresidential uses.

Subdistrict E

1.

Uses and Density. Subdistrict E may be developed for up to 175 dwelling units
and 7000 square feet of nonresidential use.

Building Height. Buildings located in Subdistrict E shall be limited to 5 stories in
height.

Building Type. Subdistrict E may contain Apartment and Townhome Building
Types for residential uses and Civic, Open Lot, and General Building Types for
nonresidential uses.



8. TRANSPORTATION INFRASTRUCTURE IMPROVEMENTS

Development pursuant to this Master Plan is subject to the “Recommended Improvements by
Developer” for the three scenarios set forth in Section 11 “Recommendations” of the Traffic Impact
Analysis prepared by Ramey Kemp & Associates, Inc. and dated December 2016. Specifically,
development of Scenario 3 conditions, which assumes development of 600 new apartment units in
addition to the 600 existing apartment units, requires construction of a new site access point at Shanda
Drive via a full movement intersection with one ingress land and one egress lane and with stop control for
the site driveway at Shanda Drive.

9. MODIFICATIONS REQUESTED PURSUANT TO UDO SECTION 4.7.2

This PD District proposes certain modifications to the UDO pursuant to UDO Section 4.7.2. They
are as follows:

A. New Streets and Block Perimeter

The existing, internal street network was constructed prior to new street and block perimeter
requirements in the UDO. As such, existing streets in the Development will not be subject to the new
streets requirements contained in Article 8.4. In addition, block perimeter standards contained in Article
8.3 shall be satisfied for the Development based upon the existing and proposed public street network as
conceptually shown on the plan sheets, which will not create any lots without direct street frontage or
create safety issues or contribute to congestion.

B. Use Standards

This master plan selects Residential Mixed Use (RX) district as its base district, which is appropriate
for properties identified as medium density residential on the Future Land Use Map. The following uses
permitted in the RX District shall be prohibited:

college, community college, university;
retail sales

dormitory, fraternity, sorority;
telecommunications tower;

cemetery; and

hospitality house.

C. Building/Structure Setbacks and Build-To

The Existing Buildings in Subdistrict A were constructed prior to building/structure setback and
build-to requirements. Therefore, there shall be no building/structure setback requirements and build-
to requirements applicable to Subdistrict A. For new development in other subdistricts, there shall be a
build-to of 0-100" and a minimum of 25% of the building width shall be situated within the build-to when
located adjacent to a public street. These standards relate to the curvilinear nature of the internal street
system on the Property.

D. Parking Setbacks and Parking Reduction

The Existing Buildings in Subdistrict A were constructed with parking lots immediately adjacent to
the internal street network. Therefore, the parking setbacks shall be 0 feet for Subdistrict A. In addition,
residents of the Development utilize on-street parking as the existing internal street network contains
streets with an average width of 41’ back-to-back sufficient to accommodate parking on both sides. For



continuity, proposed new streets will be built to this same standard. Consequently, the parking
requirements contained in Article 7.1 shall be reduced by 15%. Each subdistrict shall provide parking
based on the numbers of units contained within it.

E. Lot Dimensions

The Existing Buildings as of the date of this master plan were constructed on a single lot prior to
lot and dimension requirements. The Property may be subdivided in the future. The minimum lot
dimension area and width requirements applicable to the building types in Article 3.2 shall not apply.

F. Floor Heights

The Existing Buildings in Subdistrict A as of the date of this Master Plan were constructed prior to
minimum floor heights. Therefore, there shall be no minimum ground floor elevation requirement
applicable to Subdistrict A. Additionally, Subdistricts B, C, D and E shall also be exempt from the minimum
ground floor elevation requirements (UDO Sections 3.2.3.G1. and 3.2.4.F1).

G. Transparency

The Existing Buildings in Subdistrict A as of the date of this master plan were constructed prior to
minimum transparency requirements. Therefore, there shall be no transparency requirement applicable
to Subdistrict A.

H. Blank Wall

The Existing Buildings in Subdistrict A as of the date of this master plan were constructed prior to
maximum blank wall space requirements. Therefore, there shall be no maximum blank wall area
requirement applicable to Subdistrict A.

I Landscaping and Screening

The Existing Buildings in Subdistrict A as of the date of this master plan have landscaping and
screening installed under standards different from those in the UDO. Consequently, Subdistrict A shall be
exempt from landscaping and screening requirements.

J. Open Space

The Development shall exceed 10% open space per the standards contained in UDO Article 2.5
and reflected in P-4 Pedestrian Circulation and Open Space Plan. Open space totals may, with the consent
of the City Administration, be shifted or reallocated among subdistricts or lots within the Development.
However, UDO Section 2.5.7.A shall be modified so that a property owners’ association or property
owners representing owners of the Development may own the open space. The property owners’
association or owners of the Property must have lien authority to ensure collection of dues from all
property owners. The responsibility for maintaining the open space and any facilities is borne by the
property owners’ association or property owners.

L. Outdoor Amenity Area

The Existing Buildings in Subdistrict A as of the date of this master plan were constructed prior to
any outdoor amenity area requirements. Therefore, Subdistrict A shall be exempt from an outdoor
amenity area requirement. Subdistricts B, C, D and E shall meet the outdoor amenity area requirements
but can do so cumulatively among various subdistricts or lots within the Development and not on a
subdistrict by subdistrict or lot by lot basis.

K. Common Signage Plan
The Development shall be subject to a common signage plan contained in the plan sheets.
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DICKEY, AIMEE ELIZABETH
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HENSON, JULIE B
1717111881 003

7010 SANDY FORKS RD
JAMES, PATRICIA C
1717111881 004

7010 SANDY FORKS RD
PERRY, JACQUELINE R PERRY,
DANYA C

1717111881 005

7010 SANDY FORKS RD
ANDERSON, MARCUS SAMIE
ANDERSON, BIANCA M
1717111881 006

7010 SANDY FORKS RD
BONIFACE, REBEKAH
1717111881 007

7010 SANDY FORKS RD
GREGORY, NATHAN LEE
1717111881 008

7010 SANDY FORKS RD
ELLISOR, MEGAN
1717111881 009

7010 SANDY FORKS RD
CARROLL, DEAN A TRUSTEE THE
DEAN A CARROLL TRUST
1717111881 010

7040 SANDY FORKS RD
LAROSE, ALEXANDER D
1717111881 011

7040 SANDY FORKS RD
CURLEY, LAUREN
1717111881 012

7040 SANDY FORKS RD
LANGSTON, FREDRICK A
1717111881 013

7040 SANDY FORKS RD
YARBOROUGH, MEGAN
1717111881 014

7040 SANDY FORKS RD
OLM PROPERTIES LLC
1717111881 015

7040 SANDY FORKS RD
AGBAW, CATHERINE
1717111881 016

7040 SANDY FORKS RD
HARRINGTON, STEPHANIE B
1717111881 017

7040 SANDY FORKS RD
COOK, THOMAS PAUL SUDEIKO,
VERA

1717111881 018

7040 SANDY FORKS RD
EARP, REGINA G
1717111881 019

7040 SANDY FORKS RD
SHAFIEI, BRENDA E SHAFIEL,
HAMID

1717111881 020

7040 SANDY FORKS RD
KIM, SUNNY
1717111881 021

7040 SANDY FORKS RD
MILLER, JAMES MATTHEW
1717111881 022

7050 SANDY FORKS RD
POINDEXTER, NICHOLAS
1717111881 023

7050 SANDY FORKS RD
MCCULLEN, LEAH
1717111881 024

7050 SANDY FORKS RD
WOMBLE, STEPHEN B
1717111881 025

7050 SANDY FORKS RD
MCCARTHY, JONATHAN DECARLO,
JOSEPH

1717111881 026

ZONING: R—4

LOT 21

SANDY FORKS PLACE CONDOS
3000 YONKERS RD

RALEIGH NC 27604-3232
PIN: 1717024014

ACREAGE: 1.95 AC

ZONING: OX-3

7016 SANDY FORKS RD
ROLLE, R ANTHONY
1717111636 001

7016 SANDY FORKS RD
CAMPOS, ALFREDO CAMPOS,
LIBIA

1717111636 002

7016 SANDY FORKS RD
KNIGHT, ALAN WICKER KNIGHT,
ELIZABETH M

1717111636 003

7016 SANDY FORKS RD
BULLNOMIOUS PROPERTY
VENTURES LLC
1717111636 004

7016 SANDY FORKS RD

HILTON, DAVID N HILTON, KAREN
\%

1717111636 005

7016 SANDY FORKS RD
RAGAN, TIFFANY
1717111636 006

7018 SANDY FORKS RD
DYLE, LAURA LACKAS
1717111636 007

7018 SANDY FORKS RD
MILLS, DONALD ALTON MILLS,
BARBARA M

1717111636 008

7018 SANDY FORKS RD
MOBLEY, JAMES BENNETT
1717111636 009

7018 SANDY FORKS RD
KEEGAN, KATHLEEN TRUSTEE
FBO KATHLEEN KEEGAN RVCBL
1717111636 010

7018 SANDY FORKS RD
POLLONI, ALBERTO
1717111636 011

7018 SANDY FORKS RD
PINELLI, ANTHONY LUKE
1717111636 012

7022 SANDY FORKS RD
SMITH, RUTH P SMITH, LAURA P
1717111636 013

7022 SANDY FORKS RD
EVANS, CHRISTINE P
1717111636 014

7022 SANDY FORKS RD
KREBS, FRIDA M
1717111636 015

7022 SANDY FORKS RD
GUERRIERI, ALBERIGO GUERRIERI,
DOLORES A

1717111636 016

7022 SANDY FORKS RD
LORANCA, ALFONSO BALTAZAR
RUIZ, MARIA LOPEZ
1717111636 017

7022 SANDY FORKS RD
REYES, MEDARO A
1717111636 018

50"-NEUSE RIPARIAN BUI"FER

7024 SANDY FORKS RD
GAINES, JONATHAN GAINES,
LAUREN

1717111636 019

7024 SANDY FORKS RD
DEES, JACKIE
1717111636 020

7024 SANDY FORKS RD
MOORE, DONALD S MOORE,
AGNES M

1717111636 021

7024 SANDY FORKS RD
NAGY, ENIKO
1717111636 022

7024 SANDY FORKS RD
GALDO, LAUREN GALDO,
1717111636 023

SANTOS

7024 SANDY FORKS RD
AMAYA, STEPHANIE
1717111636 024

LOT 22

7030 SANDY FORKS RD
SANDY FORKS PLACE
CONDOMINIUM
1717114646

7030 SANDY FORKS RD
GRIESER, OLIVIA L
1717114646 001

7030 SANDY FORKS RD
KALAM PROPERTIES LLC
1717114646 002

7030 SANDY FORKS RD
COOK, AUDREY
1717114646 003

7030 SANDY FORKS RD
FRIEDRICK, MATTHEW P

FRIEDRICK, KATHARINE C
1717114646 004

7030 SANDY FORKS RD
SCOTT, VIRGINIA
1717114646 005

7030 SANDY FORKS RD
SNIPES, DOREEN SNIPES, JESSE
1717114646 006

7030 SANDY FORKS RD
HARDY, RETHA C
1717114646 007

7030 SANDY FORKS RD
DUPALEVICH, P PAUL JR
1717114646 008

LOT 23

COLUMBIA SUTTON SQUARE LLC
PROPERTY TAX DEPT

PO BOX 790830

SAN ANTONIO TX 78279-0830
PINE: 1717118506

ACREAGE: 10.29 AC

ZONING: CX-3—-PL

LOT 24

CREEDMOOR PROPERTIES LLC
6131 FALLS OF NEUSE RD STE
200

RALEIGH NC 27609-3518

PIN: 1717106975

ACREAGE: 3.25 AC

ZONING: CX-3—-PL-CU
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1. THE ENVIRONMENTAL FEATURES SHOWN ARE
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* PROPOSED PARK*

*SUBJECT 7O CHANGE AS FINAL LOCATIONS AND EXTENT 70
BE DETERMINED AT TIME OF FPERMITTING

NOTES

1. SUBDISTRICT AND LOT SIZES AND THEIR CONFIGURATIONS
ARE SUBJECT TO CHANGE IN ACCORDANCE WITH THE
MASTER PLAN.

2. THE ENVIRONMENTAL FEATURES SHOWN ARE SUBJECT TO
CHANGE. A FINAL JURISDICTIONAL DETERMINATION OF THE
LOCATION AND EXTENT OF ALL ENVIRONMENTAL FEATURES
PRESENT ON SITE WILL BE PROVIDED AT TIME OF
PERMITTING.

5. THE PROPOSED PUBLIC STREETS SHOWN ARE CONCEPTUAL

AND THEIR ALIGNMENTS AND LOCATIONS ARE SUBJECT TO
CHANGE. ON—STREET PARKING MAY BE ALLOWED AS AN
OPTION ALONG PUBLIC STREETS.

4. BLOCK PERIMETER STANDARDS SHALL BE SATISFIED FOR
THE DEVELOPMENT BASED UPON THE EXISTING AND
PROPOSED PUBLIC STREET NETWORK AND THE PROPOSED
GREENWAY TRAIL AS CONCEPTUALLY SHOWN. THIS IS ALSO
IN CONSIDERATION OF WATERWAYS, PRE—-EXISTING
DEVELOPMENT, TREE CONSERVATION AREAS, STREAM
BUFFERS AND OTHER SIMILAR CONSTRAINTS THAT EXIST IN
AND AROUND THE SUBJECT PROPERTY.

5. PHASE 1 OF THE DEVELOPMENT IS PROPOSED TO INCLUDE

SUBDISTRICTS A AND C. SUBDISTRICTS B, D, AND E ARE
PROPOSED TO BE COMPLETED IN SUBSEQUENT PHASES.

HOWEVER, PROJECT PHASING IS SUBJECT TO CHANGE AND
MAY BE BY ENTIRE SUBDISTRICT OR BY PORTIONS OF ANY

SUBDISTRICT. PHASING MAY FOLLOW EXISTING OR

PROPOSED PROPERTY LINES / RIGHTS—OF—WAY. PHASING
IS NOT REQUIRED TO BE SEQUENTIAL. FINAL PROJECT
PHASING WILL BE DETERMINED AT TIME OF PERMITTING.

6. OPEN SPACE IS DEPICTED IN CONCEPT ONLY AND IS
SUBJECT TO CHANGE BASED ON A FINAL LAYOUT AND
ENVIRONMENTAL DETERMINATIONS. REQUIRED OPEN SPACE

MAY BE MET WITHIN A SINGLE SUBDISTRICT OR PARCEL OR

MAY BE PROVIDED IN MULTIPLE AREAS THROUGHOUT THE
DEVELOPMENT.

/7. STORMWATER MANAGEMENT CONTROLS WILL BE PROVIDED
TO MEET BOTH CITY OF RALEIGH AND STATE OF NORTH
CAROLINA STANDARDS. THEY MAY BE PROVIDED ON AN
INDIVIDUAL SUBDISTRICT OR LOT BASIS OR MAY BE
PROVIDED AS A SHARED FACILITY AMONG VARIOUS
SUBDISTRICTS OR LOTS. THE EXISTING DEVELOPMENT

WITHIN SUBDISTRICT ‘A’ AND PORTIONS OF SUBDISTRICT 'B’

IS EXEMPT FROM STORMWATER CONTROLS AS IT EXISTS
TODAY.

8. STORMWATER MANAGEMENT CONTROLS MAY EITHER BE
IMPLEMENTED ABOVE GROUND OR BELOW GROUND OR A
COMBINATION OF THE TWO. THE LOCATION(S) OF THESE
WILL BE DETERMINED AT THE TIME OF PERMITTING.

9. TREE CONSERVATION AREAS ARE DEPICTED IN CONCEPT
ONLY AND ARE SUBJECT TO CHANGE BASED ON A FINAL
LAYOUT AND ENVIRONMENTAL DETERMINATIONS. THE

AMOUNT OF REQUIRED AND PROVIDED TREE CONSERVATION

MAY DIFFER FROM THAT SHOWN ON THIS PLAN BASED
UPON A YET TO BE DETERMINED AMOUNT OF FUTURE
RIGHT-OF—=WAY TO BE DEDICATED.

10. IF DEEMED NECESSARY BY THE PUBLIC WORKS
DEPARTMENT TO ACCOMMODATE A FUTURE TRANSIT STOP

ALONG SANDY FORKS ROAD, A TRANSIT EASEMENT (NOT TO

EXCEED 15 X 20°) SHALL BE DEEDED TO THE CITY AND

RECORDED IN THE WAKE COUNTY REGISTRY. THE LOCATION

SHALL BE DETERMINED AT THE TIME OF PERMITTING.

BIG BRANCH STREAM L@}iAIDN\ SITE DATA

BITE AREA= 70.72 ACRES* (EXCLUDES RIGHT—OF—WAY)

SUBDISTRICT A= +/—29.56 ACRES*
SUBDISTRICT B= +/—-15.48 ACRES*
SUBDISTRICT C= +/— 7.30 ACRES*
SUBDISTRICT D= +/—-13.12 ACRES*
SUBDISTRICT E= +/— 5.26 ACRES*

*SUBJECT 70 CHANGE — FINAL SIZE AND EXTENT OF
SUBDISTRICTS 7O BE DETERMINED AT TIME OF PERMITTING

USE CHART (ENTIRE DEVELOPMENT)

RESIDENTIAL= 1,500 UNITS (MAXIMUM)
NON—RESIDENTIAL= 35,000 SQUARE FEET (MAXIMUM)
(EXCLUDES RETAIL)

SUBDISTRICT A=525 UNITS* APARTMENT/TOWNHOME BLDG
7,000% SF GENERAL/CIVIC BLDG/OPEN LOT

SUBDISTRICT B=350 UNITS* APARTMENT/TOWNHOME BLDG
7,000% SF GENERAL/CIVIC BLDG/OPEN LOT

SUBDISTRICT C=0 UNITS* APARTMENT/TOWNHOME BLDG

7,000% SF GENERAL/CIVIC BLDG/OPEN LOT |
SUBDISTRICT D=450 UNITS* APARTMENT/TOWNHOME BLDG
7,000% SF GENERAL/CIVIC BLDG/OPEN LOT
SUBDISTRICT E=175 UNITS* APARTMENT/TOWNHOME BLDG
7,000% SF GENERAL/CIVIC BLDG/OPEN LOT

THE APPLICANT/DEVELOPER ON ALL FUTURE PRELIMINARY
SUBMITTALS SHALL INCLUDE A LISTING OF ALL EXISTING
AND PROPOSED RESIDENTIAL UNITS AND NON-—RESIDENTIAL
SQUARE FOOTAGES AND THE REMAINING ENTITLED AMOUNT
OF EACH.

*SUBJECT 7O CHANGE — INTENSITIES CAN BE TRANSFERRED
BETWEEN SUBDISTRICTS AS LONG AS THE OVERALL
LIMITATION ON INTENSITIES FOR THE ENTIRE DEVELOFMENT
/S NOT EXCEEDED. FINAL INTENSITIES WITHIN SUBDISTRICTS
WILL BE DETERMINED AT TIME OF FPERMITIING.
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NOTES

1. SUBDISTRICT AND LOT SIZES AND THEIR CONFIGURATIONS ARE
SUBJECT TO CHANGE IN ACCORDANCE WITH THE MASTER PLAN.

[ ] PROPOSED UDO NEIGHBORHOOD
-/ STREET SECTION

: : . 2. THE ENVIRONMENTAL FEATURES SHOWN ARE SUBJECT TO
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| PRESENT ON SITE WILL BE PROVIDED AT TIME OF PERMITTING.
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x SUBJECT 70 CHANGE — FINAL LOCATIONS AND
EXTENT 7O BE DETERMINED AT TIME OF FPERMITIING

NOTES

1.

SUBDISTRICT AND LOT SIZES AND THEIR
CONFIGURATIONS ARE SUBJECT TO CHANGE IN
ACCORDANCE WITH THE MASTER PLAN.

THE ENVIRONMENTAL FEATURES SHOWN ARE SUBJECT
TO CHANGE. A FINAL JURISDICTIONAL DETERMINATION OF
THE LOCATION AND EXTENT OF ALL ENVIRONMENTAL
FEATURES PRESENT ON SITE WILL BE PROVIDED AT
TIME OF PERMITTING.

THE PROPOSED PUBLIC STREETS SHOWN ARE

CONCEPTUAL AND THEIR ALIGNMENTS AND LOCATIONS
ARE SUBJECT TO CHANGE. ON—STREET PARKING MAY
BE ALLOWED AS AN OPTION ALONG PUBLIC STREETS.

BLOCK PERIMETER STANDARDS SHALL BE SATISFIED FOR
THE DEVELOPMENT BASED UPON THE EXISTING AND
PROPOSED PUBLIC STREET NETWORK AND THE
PROPOSED GREENWAY TRAIL AS CONCEPTUALLY SHOWN.
THIS IS ALSO IN CONSIDERATION OF WATERWAYS,
PRE-EXISTING DEVELOPMENT, TREE CONSERVATION
AREAS, STREAM BUFFERS AND OTHER SIMILAR
CONSTRAINTS THAT EXIST IN AND AROUND THE SUBJECT
PROPERTY.

PHASE 1 OF THE DEVELOPMENT IS PROPOSED TO
INCLUDE SUBDISTRICTS A AND C. SUBDISTRICTS B, D,
AND B ARE PROPOSED TO BE COMPLETED IN
SUBSEQUENT PHASES. HOWEVER, PROJECT PHASING IS
SUBJECT TO CHANGE AND MAY BE BY ENTIRE
SUBDISTRICT OR BY PORTIONS OF ANY SUBDISTRICT.
PHASING MAY FOLLOW EXISTING OR PROPOSED
PROPERTY LINES / RIGHTS—OF—WAY. PHASING IS NOT
REQUIRED TO BE SEQUENTIAL. FINAL PROJECT PHASING
WILL BE DETERMINED AT TIME OF PERMITTING.

. OPEN SPACE IS DEPICTED IN CONCEPT ONLY AND IS

SUBJECT TO CHANGE BASED ON A FINAL LAYOUT AND
ENVIRONMENTAL DETERMINATIONS. REQUIRED OPEN
SPACE MAY BE MET WITHIN A SINGLE SUBDISTRICT OR
PARCEL OR MAY BE PROVIDED IN MULTIPLE AREAS
THROUGHOUT THE DEVELOPMENT.

. STORMWATER MANAGEMENT CONTROLS WILL BE

PROVIDED TO MEET BOTH CITY OF RALEIGH AND STATE
OF NORTH CAROLINA STANDARDS. THEY MAY BE
PROVIDED ON AN INDIVIDUAL SUBDISTRICT OR LOT
BASIS OR MAY BE PROVIDED AS A SHARED FACILITY
AMONG VARIOUS SUBDISTRICTS OR LOTS. THE EXISTING
DEVELOPMENT WITHIN SUBDISTRICT 'A” AND PORTIONS
OF SUBDISTRICT 'B’ IS EXEMPT FROM STORMWATER
CONTROLS AS [T EXISTS TODAY.

. STORMWATER MANAGEMENT CONTROLS MAY EITHER BE

IMPLEMENTED ABOVE GROUND OR BELOW GROUND OR
A COMBINATION OF THE TWO. THE LOCATION(S) OF
THESE WILL BE DETERMINED AT THE TIME OF
PERMITTING.

. TREE CONSERVATION AREAS ARE DEPICTED IN CONCEPT

ONLY AND ARE SUBJECT TO CHANGE BASED ON A
FINAL LAYOUT AND ENVIRONMENTAL DETERMINATIONS.
THE AMOUNT OF REQUIRED AND PROVIDED TREE
CONSERVATION MAY DIFFER FROM THAT SHOWN ON THIS
PLAN BASED UPON A YET TO BE DETERMINED AMOUNT
OF FUTURE RIGHT-OF—-WAY TO BE DEDICATED.

10. IF DEEMED NECESSARY BY THE PUBLIC WORKS

DEPARTMENT TO ACCOMMODATE A FUTURE TRANSIT
STOP ALONG SANDY FORKS ROAD, A TRANSIT EASEMENT
(NOT TO EXCEED 15" X 20°) SHALL BE DEEDED TO
THE CITY AND RECORDED IN THE WAKE COUNTY
REGISTRY. THE LOCATION SHALL BE DETERMINED AT
THE TIME OF PERMITTING.
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. SUBDISTRICT AND LOT SIZES AND THEIR CONFIGURATIONS
ARE SUBJECT TO CHANGE IN ACCORDANCE WITH THE
MASTER PLAN.

. THE ENVIRONMENTAL FEATURES SHOWN ARE SUBJECT TO
CHANGE. A FINAL JURISDICTIONAL DETERMINATION OF
THE LOCATION AND EXTENT OF ALL ENVIRONMENTAL

50° NEUSE RIPARIAN BUFFI?R )
N

FEATURES PRESENT ON SITE WILL BE PROVIDED AT TIME
OF PERMITTING.

. THE PROPOSED PUBLIC STREETS SHOWN ARE
CONCEPTUAL AND THEIR ALIGNMENTS AND LOCATIONS
ARE SUBJECT TO CHANGE. ON—STREET PARKING MAY BE
ALLOWED AS AN OPTION ALONG PUBLIC STREETS.

. BLOCK PERIMETER STANDARDS SHALL BE SATISFIED FOR
THE DEVELOPMENT BASED UPON THE EXISTING AND
PROPOSED PUBLIC STREET NETWORK AND THE
PROPOSED GREENWAY TRAIL AS CONCEPTUALLY SHOWN.
THIS IS ALSO IN CONSIDERATION OF WATERWAYS,
PRE-EXISTING DEVELOPMENT, TREE CONSERVATION
AREAS, STREAM BUFFERS AND OTHER SIMILAR
CONSTRAINTS THAT EXIST IN AND AROUND THE SUBJECT
PROPERTY.

. PHASE 1 OF THE DEVELOPMENT IS PROPOSED TO
INCLUDE SUBDISTRICTS A AND C. SUBDISTRICTS B, D,
AND E ARE PROPOSED TO BE COMPLETED IN
SUBSEQUENT PHASES. HOWEVER, PROJECT PHASING IS
SUBJECT TO CHANGE AND MAY BE BY ENTIRE
SUBDISTRICT OR BY PORTIONS OF ANY SUBDISTRICT.
PHASING MAY FOLLOW EXISTING OR PROPOSED
PROPERTY LINES / RIGHTS—OF—WAY. PHASING IS NOT
REQUIRED TO BE SEQUENTIAL. FINAL PROJECT PHASING
WILL BE DETERMINED AT TIME OF PERMITTING.

. OPEN SPACE IS DEPICTED IN CONCEPT ONLY AND IS
SUBJECT TO CHANGE BASED ON A FINAL LAYOUT AND
ENVIRONMENTAL DETERMINATIONS. REQUIRED OPEN
SPACE MAY BE MET WITHIN A SINGLE SUBDISTRICT OR
PARCEL OR MAY BE PROVIDED IN MULTIPLE AREAS
THROUGHOUT THE DEVELOPMENT.

. STORMWATER MANAGEMENT CONTROLS WILL BE PROVIDED
TO MEET BOTH CITY OF RALEIGH AND STATE OF NORTH
CAROLINA STANDARDS. THEY MAY BE PROVIDED ON AN
INDIVIDUAL SUBDISTRICT OR LOT BASIS OR MAY BE
PROVIDED AS A SHARED FACILITY AMONG VARIOUS
SUBDISTRICTS OR LOTS. THE EXISTING DEVELOPMENT
WITHIN SUBDISTRICT 'A” AND PORTIONS OF SUBDISTRICT

‘B IS EXEMPT FROM STORMWATER CONTROLS AS IT
EXISTS TODAY.

. STORMWATER MANAGEMENT CONTROLS MAY EITHER BE
IMPLEMENTED ABOVE GROUND OR BELOW GROUND OR A
COMBINATION OF THE TWO. THE LOCATION(S) OF THESE
WILL BE DETERMINED AT THE TIME OF PERMITTING.

. TREE CONSERVATION AREAS ARE DEPICTED IN CONCEPT
ONLY AND ARE SUBJECT TO CHANGE BASED ON A FINAL
LAYOUT AND ENVIRONMENTAL DETERMINATIONS. THE

EXISTING WETLANDS / AMOUNT OF REQUIRED AND PROVIDED TREE
“~ CONSERVATION MAY DIFFER FROM THAT SHOWN ON THIS
BIG BRANCH STREAM LQCATION/ . PLAN BASED UPON A YET TO BE DETERMINED AMOUNT
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EEENEEE PROPOSED PUBLIC STREET*

PROPOSED PUBLIC PARK*

PRIMARY TREE CONSERVATION SEARCH AREAS
TOTAL APPROXIMATELY 0.29 AC.*

SECONDARY TREE CONSERVATION SEARCH AREAS
TOTAL APPROXIMATELY 8.29 AC.*

* ALTERNATE SECONDARY TREE CONSERVATION
AREAS ARE NOT IDENTIFIED, BUT SHALL BE
ALLOWED.

TCA CALCULATIONS*

SITE AREA: 70.72 AC*
REQUIRED TCA: 7.07 AC* (10%)
MIN. TCA TO BE PROVIDED: 7.07 AC* (10%)
(SEE NOTE #9)

x SUBJECT 7O CHANGE — FINAL LOCATIONS AND
EXTENT OF TREE CONSERVATION AREAS ARE 70 BE
DETERMINED AT TIME OF FPERMITTING

NOTES

1. SUBDISTRICT AND LOT SIZES AND THEIR
CONFIGURATIONS ARE SUBJECT TO CHANGE IN
ACCORDANCE WITH THE MASTER PLAN.

2. THE ENVIRONMENTAL FEATURES SHOWN ARE SUBJECT
TO CHANGE. A FINAL JURISDICTIONAL DETERMINATION
OF THE LOCATION AND EXTENT OF ALL
ENVIRONMENTAL FEATURES PRESENT ON SITE WILL BE
PROVIDED AT TIME OF PERMITTING.

S. THE PROPOSED PUBLIC STREETS SHOWN ARE
CONCEPTUAL AND THEIR ALIGNMENTS AND LOCATIONS
ARE SUBJECT TO CHANGE. ON—STREET PARKING MAY
BE ALLOWED AS AN OPTION ALONG PUBLIC STREETS.

4. BLOCK PERIMETER STANDARDS SHALL BE SATISFIED
FOR THE DEVELOPMENT BASED UPON THE EXISTING
AND PROPOSED PUBLIC STREET NETWORK AND THE
PROPOSED GREENWAY TRAIL AS CONCEPTUALLY
SHOWN. THIS IS ALSO IN CONSIDERATION OF
WATERWAYS, PRE-EXISTING DEVELOPMENT, TREE
CONSERVATION AREAS, STREAM BUFFERS AND OTHER
SIMILAR CONSTRAINTS THAT EXIST IN AND AROUND
THE SUBJECT PROPERTY.

5. PHASE 1 OF THE DEVELOPMENT IS PROPOSED TO
INCLUDE SUBDISTRICTS A AND C. SUBDISTRICTS B, D,
AND E ARE PROPOSED TO BE COMPLETED IN
SUBSEQUENT PHASES. HOWEVER, PROJECT PHASING
IS SUBJECT TO CHANGE AND MAY BE BY ENTIRE
SUBDISTRICT OR BY PORTIONS OF ANY SUBDISTRICT.
PHASING MAY FOLLOW EXISTING OR PROPOSED

PROPERTY LINES / RIGHTS—OF—WAY. PHASING IS NOT
REQUIRED TO BE SEQUENTIAL. FINAL PROJECT
PHASING WILL BE DETERMINED AT TIME OF
PERMITTING.

6. OPEN SPACE IS DEPICTED IN CONCEPT ONLY AND IS
SUBJECT TO CHANGE BASED ON A FINAL LAYOUT AND
ENVIRONMENTAL DETERMINATIONS. REQUIRED OPEN
SPACE MAY BE MET WITHIN A SINGLE SUBDISTRICT
OR PARCEL OR MAY BE PROVIDED IN MULTIPLE
AREAS THROUGHOUT THE DEVELOPMENT.

7. STORMWATER MANAGEMENT CONTROLS WILL BE
PROVIDED TO MEET BOTH CITY OF RALEIGH AND
STATE OF NORTH CAROLINA STANDARDS. THEY MAY
BE PROVIDED ON AN INDIVIDUAL SUBDISTRICT OR LOT
BASIS OR MAY BE PROVIDED AS A SHARED FACILITY
AMONG VARIOUS SUBDISTRICTS OR LOTS. THE
EXISTING DEVELOPMENT WITHIN SUBDISTRICT 'A" AND

PORTIONS OF SUBDISTRICT "B’ IS EXEMPT FROM
STORMWATER CONTROLS AS [T EXISTS TODAY.

8. STORMWATER MANAGEMENT CONTROLS MAY EITHER BE
IMPLEMENTED ABOVE GROUND OR BELOW GROUND OR
A COMBINATION OF THE TWO. THE LOCATION(S) OF
THESE WILL BE DETERMINED AT THE TIME OF
PERMITTING.

9. TREE CONSERVATION AREAS ARE DEPICTED IN
CONCEPT ONLY AND ARE SUBJECT TO CHANGE BASED
ON A FINAL LAYOUT AND ENVIRONMENTAL
DETERMINATIONS. THE AMOUNT OF REQUIRED AND
PROVIDED TREE CONSERVATION MAY DIFFER FROM
THAT SHOWN ON THIS PLAN BASED UPON A YET TO
BE DETERMINED AMOUNT OF FUTURE RIGHT—OF—=WAY
TO BE DEDICATED.

10. IF DEEMED NECESSARY BY THE PUBLIC WORKS
DEPARTMENT TO ACCOMMODATE A FUTURE TRANSIT
STOP ALONG SANDY FORKS ROAD, <ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>