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Raleigh Planning Commission                                     

  CR#  

Certified Recommendation 
Z-40-12/ TW Alexander Dr & ACC Blvd  

 
 

Case Information: Z-40-12 TW Alexander Dr. & ACC Blvd. 
 Location North of the intersection of TW Alexander Drive and ACC Boulevard 

Size 8.5 acres 

Request Rezone property to amend current Planned Development District  

 

Comprehensive Plan Consistency 
The rezoning case is  Consistent    Inconsistent with the 2030 Comprehensive Plan. 

   

A checked box signifies consistency with the applicable 2030 Comprehensive Plan policy: 
 
       Consistent 
Future Land Use 

Designation 
 

 
Office & Residential Mixed Use  

Applicable Policy 
Statements 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Policy LU 1.3 Conditional Use District Consistency 
Policy LU 2.5 Healthy Communities 
Policy LU 2.6 Zoning and Infrastructure Impacts 
Policy LU 4.5 Connectivity  
Policy LU 5.1 Reinforcing the Urban Pattern 
Policy LU 5.4 Density Transitions  
Policy LU 5.6 Buffering Requirements  
Policy LU 6.1 Composition of Mixed Use Centers  
Policy LU 6.4 Bus Stop Dedication 
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 2.4 Road Connectivity  
Policy T 2.6 Preserving the Grid 
Policy T 5.1 Enhancing Bike/Pedestrian Circulation 
Policy T 5.2 Incorporating Bicycle and Ped. Improvements 
Policy T 5.3 Bicycle and Pedestrian Mobility 
Policy T 5.5 Sidewalk Requirements 
Policy T 5.9 Pedestrian Networks 
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 6.1 Encouraging Pedestrian-Oriented Uses 
Policy UD 7.3 Design Guidelines 

 

Summary of Conditions 
 Submitted 

Conditions 
 Conformity with Master Plan 
 Maximum density of 14 units per acre if developed as townhomes. 
 Maximum retail square footage of 90,000 sq. ft.  
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Issues and Impacts 

Outstanding 
Issues 

1. Urban Design 
Guidelines 

2. Transition to residential 
3. Parking location 
4. Building location  
5. Maximum setbacks  
 

Suggested 
Conditions

1. Transitions to adjacent 
residential  

2. Building location  
3. Parking location 
4. Maximum setbacks  

Impacts 
Identified 

1. Traffic 
 

Proposed 
Mitigation

1. TIA 
 

 

Public Meetings 
Neighborhood 

Meeting 
Public 

Hearing 
Committee Planning Commission 

6/13/12 10/16/12 Date: Action Date: Action 
 

 Valid Statutory Protest Petition 
 

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

 
 

Planning Commission Recommendation 
Recommendation  

Findings & Reasons  

Motion and Vote  
 
This document is a true and accurate statement of the findings and recommendations of the 
Planning Commission. Approval of this document incorporates all of the findings of the attached 
Staff Report. 
 
 
________________________________  ____________________________________ 
Planning Director  Date  Planning Commission Chairperson Date 
 
 
 
Staff Coordinator:  Stan Wingo: stan.wingo@raleighnc.gov 
 
 
 



Zoning Staff Report – Case Z-40-12  

Conditional Use District 

 

 
 
 
 

 

Request 
Location North of the intersection of TW Alexander Drive and ACC Boulevard 

Request Rezone property to amend current Planned Development District 

Area of Request 8.5 acres 

Property Owner SLF Ruby Jones, LLC 

PC Recommendation 
Deadline 

January 14, 2013  

 

Subject Property 
 Current Proposed 

Zoning Thoroughfare District Conditional 
Use and Residential-4 

Thoroughfare District Conditional 
Use and Residential-4 

Additional Overlay Planned Development  Planned Development  

Land Use Office or residential  Retail, office or residential  

Residential Density Minimum of 15 units per acre  40 units per acre (340 dwelling 
units) 

 
 

Surrounding Area 
 North South East  West 

Zoning R-4 TD CUD w/PDD TD CUD w/PDD TD CUD w/PDD 

Future Land 
Use 

Moderate 
Density 
Residential 

Office & 
Residential 
Mixed Use 

Office & 
Residential 
Mixed Use 

Office & 
Residential 
Mixed Use 

Current Land 
Use 

Vacant Land Vacant Land Vacant Land Vacant Land  

 
 

Comprehensive Plan Guidance 
Future Land Use Office & Residential Mixed Use  

Area Plan N/A 

Applicable Policies Policy LU 1.3 Conditional Use District Consistency 
Policy LU 2.5 Healthy Communities 
Policy LU 2.6 Zoning and Infrastructure Impacts 
Policy LU 4.5 Connectivity  
Policy LU 5.1 Reinforcing the Urban Pattern 
Policy LU 5.4 Density Transitions  
Policy LU 5.6 Buffering Requirements  
Policy LU 6.1 Composition of Mixed Use Centers  
Policy LU 6.4 Bus Stop Dedication 
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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 2.4 Road Connectivity  
Policy T 2.6 Preserving the Grid 
Policy T 5.1 Enhancing Bike/Pedestrian Circulation 
Policy T 5.2 Incorporating Bicycle and Ped. Improvements 
Policy T 5.3 Bicycle and Pedestrian Mobility 
Policy T 5.5 Sidewalk Requirements 
Policy T 5.9 Pedestrian Networks 
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 6.1 Encouraging Pedestrian-Oriented Uses 
Policy UD 7.3 Design Guidelines 

 

Contact Information 
Staff Stan Wingo, (919)996-2663 

Applicant Jarrod Edens, (919)706-0550, jarrod.edens@edensland.com 

Citizens Advisory Council Northwest CAC 

 

Case Overview 
The subject property is located north of the intersection of TW Alexander Drive and ACC 
Boulevard. The future extension of TW Alexander will border the property on its southern 
boundary, and ACC Boulevard will be extended along the western boundary. The surrounding 
area to the east, west and south is currently zoned as Planned Development District with 
Thoroughfare District Conditional Use as the base zoning. The property adjacent to the north is 
zoned Residential-4, with eventual annexation into Durham as part of the Annexation Agreement 
Area. Properties adjacent on all sides are currently undeveloped and vacant.  
 
The approved Master Plan for this area prescribes residential and office uses surrounding the 
subject property. Currently the subject property includes office and medium to high density 
residential as allowable uses. The proposed amendment to the Master Plan would introduce the 
ability to develop up to 90,000 sq ft of retail, and/or hotel uses on this site.    
 

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 

This rezoning proposal is located in an area designated as being appropriate for 
Office & Residential Mixed Use on the Future Land Use Map. Office Residential 
Mixed Use encourages a mix of moderate to medium density residential and office 
uses. The request as proposed is inconsistent with the Future Land Use Map. 
Current proposal would permit up to 90,000 sq ft of retail.  
 

1.2 Policy Guidance 
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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; the conditions offered by the applicant are 
consistent with the Comprehensive Plan.  
 

Policy LU 2.5 - Healthy Communities  
New development, redevelopment, and infrastructure investment should strive to promote 
healthy communities and active lifestyles by providing or encouraging enhanced bicycle 
and pedestrian circulation, access, and safety along roads near areas of employment, 
schools, libraries, and parks.  

 
Proposal is consistent with this policy. Proposed rezoning is part of an overall Master 
Plan that would provide a mix of uses within close proximity to residential. The 
Master Plan also encourages the development of walkable retail uses and 
employment.  
 

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 inconsistent with this policy. Transportation impacts are outstanding and 
have not been resolved.  
 

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. Subject property is located within an overall 
Master Plan that provides a network of streets and sidewalks providing adequate 
interconnectivity.   
 

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 sp 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 current Master Plan includes unity of 
development standards that would apply to all future development within the plan 
area.  
 

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.  
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Proposal is inconsistent with this policy. Low density residential zoning is located 
adjacent to the north. Applicant should consider additional zoning conditions that 
would provide a transition to adjacent 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 inconsistent with this policy. Additional buffers and transitions 
should be included to limit potential impacts to adjacent residentially zoned property.  
 

Policy LU 6.1 – Composition of Mixed Use Centers  
Mixed-use centers should be comprised of well-mixed and integrated developments that 
avoid segregated uses and have well planned public spaces that bring people together 
and provide opportunities for active living and interaction. 

 
Proposal is consistent with this policy as it provides a mix of uses.  
 

Policy LU 6.4 – Bus Stop Dedication  
The City shall coordinate the dedication of land for the construction of bus stop facilities 
within mixed-use centers on bus lines as part of the development review and zoning 
process.  

 
Proposal is consistent with this policy. The Master Plan provides a transit stop.  
 

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 additional 
conditions to limit adverse impacts to adjacent residential land uses. Conditions 
should provide more of a transition to lower intensity uses by increasing buffers and 
limiting development intensity adjacent to residential.   
 

Policy LU 7.6 – Pedestrian-Friendly Development   
New commercial developments and redeveloped commercial areas should be 
pedestrian-friendly.  

 
Proposal is currently consistent with this policy. Current Master Plan ensures 
pedestrian-friendly development. However applicant should consider a minimum of 
14 foot wide sidewalks adjacent to commercial uses.  
 

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

 
Proposal is inconsistent with this policy. Outstanding issues remain.   
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Policy T 2.4 - Road Connectivity  
The use of cul-de-sacs and dead-end streets should be minimized.  

 
Proposal is consistent with this policy. Master Plan does not envision the use of dead 
end streets and/or cul-de-sacs. Street network is arranged in a grid network of blocks 
with tracts of land uses.  
 

Policy T 2.6 – Preserving the Grid 
Existing street grid networks should be preserved and extended where feasible and 
appropriate to increase overall connectivity.  

 
Proposal is consistent with this policy. Overall Master Plan provides a street network 
with established blocks and delineated land uses by tract.  
 

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. Overall Master Plan includes pedestrian 
amenities.  
 

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. Overall Master Plan includes pedestrian 
amenities and improvements.  
 

Policy T 5.3 – Bicycle and Pedestrian Mobility 
Maintain and construct safe and convenient pedestrian and bicycle facilities that are 
universally accessible, adequately illuminated, and properly designed to reduce conflicts 
among motor vehicles, bicycles, and pedestrians.  

 
Proposal is consistent with this policy. Overall Master Plan includes pedestrian 
amenities and improvements.  
 

Policy T 5.5 – Sidewalk Requirements  
New subdivisions and developments should provide sidewalks on both sides of the 
street.  

 
Proposal is consistent with this policy. Overall Master Plan provides sidewalks on 
both sides of pedestrian streets as well as along the major thoroughfares within the 
area.  
 

Policy T 5.9 – Pedestrian Networks  
New subdivisions and large-scale developments should include safe pedestrian 
walkways or multi-use paths that provide direct links between roadways and major 
destinations such as transit stops, schools, parks, and shopping centers.  
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Proposal is consistent with this policy. Overall Master Plan provides sufficient 
pedestrian networks.  
 
 
 
 
 
 

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 inconsistent with this policy. The rezoning request should include 
maximum setbacks to ensure consistency with this policy.  
 

Policy UD 2.3 – Activating the Street 
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 inconsistent with this policy. The rezoning request should include 
maximum setbacks to ensure consistency with this policy. 
 

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 inconsistent with this policy. Applicant should consider zoning conditions 
to provide transitions to adjacent residential.  
 

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 inconsistent with this policy as shown. Parking location is not shown on 
the Master Plan as proposed.  
 

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 inconsistent with this policy. Applicant should consider maximum 
setbacks, and provisions on parking to help ensure consistency with this policy.  
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Policy UD 7.3 – Design Guidelines  
Proposal would be subject to the Urban Design Guidelines as referenced in Table UD-1 

 
Proposal is inconsistent with the Urban Design Guidelines. 
 

 Transitions to adjacent residential. 
 Building and Parking location 
 Maximum setbacks  

 
 
 

 Elements of Mixed-Use Areas 
1. 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 rezoning request permits retail, office or medium-
density residential uses, and the property is surrounded by existing/proposed 
retail, office-institutional and residential uses that are within walking distance.   

 
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: This property is adjacent to existing/future residential and 
commercial developments and vacant lands that are not part of the Glenwood 
Avenue/TW Alexander Drive Planned Development District Master Plan. An 
exiting Wake Med Hospital facility is directly across the street from the 
property. The applicant has proposed a zoning condition that limits height to 
50 feet for any commercial or residential uses. Furthermore, the design 
guidelines can be better addressed at the site plan approval stage to the extent 
site constraints will allow.  

 
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 design layout can be better addressed at the site plan 
approval stage; however, the applicant intends to comply with the guidelines to 
the extent practical.  

 
4. 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 applicant has indicated on a rezoning Development 
Plan under the City of Durham cross-access to the vacant property to the north 
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along its common property line. Furthermore, this design guideline can be 
better addressed at the site plan approval stage; however the applicant intends 
to comply with this guideline to the extent site constraints will allow.   
 
 

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

Applicant Response: The length of sides for this property adjacent to existing 
and proposed public right-of-way does exceed 660 feet. However, limited 
access driveway or street points along some of these frontages may prevent 
the applicant to adhere to a maximum block face length.  
 

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. 

 
Applicant Response: The design layout can be better addressed at the site plan 
approval stage; however, the applicant intends to comply with this guideline to 
the extent practical.  

 
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. 
 

Applicant Response: The design layout can be better addressed at the site plan 
approval stage; however, the applicant intends to comply with this guideline 
where applicable and permitted under the current MP-1-00 documents in 
regards to building setbacks and street yard widths. The end user for the retail 
development scenario will also have input regarding the locations of buildings 
on site.    

 
8. 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: This design guideline can be better addressed at the site 
plan approval stage; however, the applicant intends to comply with this 
guideline where applicable and permitted under the current MP-1-00 
documents in regards to building setbacks and street yard widths. The end 
user for the retail development scenario will also have input regarding the 
locations of buildings on site.    

 
Site Design/Urban Open Space 
9. To ensure that urban open space is well-used, it is essential to locate and design it 

carefully. The space should be located where it is visible and easily accessible from 
public areas (building entrances, sidewalks). Take views and sun exposure into 
account as well. 

 
Applicant Response: Open space areas that are provided will be located and 
designed to assure its most optimum use by pedestrians accessing those 
spaces. This design guideline can be better addressed at the site plan approval 
stage.    
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10. New urban spaces should contain direct access from the adjacent streets. They 
should be open along the adjacent sidewalks and allow for multiple points of entry. 
They should also be visually permeable from the sidewalk, allowing passersby to see 
directly into the space. 

 
Applicant Response: Open space area for pedestrian interaction that is 
accessed from adjacent streets will provide good visibility for passerby traffic. 
This design guideline can be better addressed at the time of site plan approval.  

 
11. The perimeter of urban open spaces should consist of active uses that provide 

pedestrian traffic for the space including retail, cafés, and restaurants and higher-
density residential. 

 
Applicant Response: Given the size and shape of this site, this guideline may 
be limited to its applicant towards any cafes, restaurants or higher density 
residential on the perimeter of urban open spaces. Pedestrian connections will 
be linked to any urban open spaces provided from residential or retail uses. 
This design guideline can be better addressed at the time of site plan approval.  

 
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: Given the location and size of this site, this guideline is 
inapplicable. 

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

Applicant Response: Seating opportunities will be provided to areas of new 
public spaces where indicated on the site plan. This design guideline can be 
better addressed at the time of site plan approval.  
 

 
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: The design layout can be better addressed at the site plan 
approval stage; however, the applicant intends to comply with this guideline to 
the extent practical. 
 

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: The design layout can be better addressed at the site plan 
approval stage; however, the applicant intends to comply with this guideline to 
the extent practical. 
 

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. 
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Applicant Response: Given the type of parking element and size of this site, 
this guideline is inapplicable.  

 
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: Transit stop areas locations designated for the overall 
development will be linked by the private and public sidewalk systems to this 
site. This design guideline can be better addressed at the time of site plan 
approval.  
 

 
18. 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 design layout can be better addressed at the site plan 
approval stage; however, the applicant intends to comply with this guideline to 
the extent practical. 
 

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: It is the applicant’s desire to protect and retain any 
sensitive features on the site as open space where practical. This design 
guideline can be better addressed at the time of site plan approval.  

 
Street Design/General Street Design Principles 
20. 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: Given the location and size of this site, this guideline is 
inapplicable. The public street design layout was previously approved and 
incorporated into the current Master Plan and subdivision.  
 

 
21. Sidewalks should be 5-8 feet wide in residential areas and located on both sides of 

the street. Sidewalks in commercial areas and Pedestrian Business Overlays should 
be a minimum of 14-18 feet wide to accommodate sidewalk uses such as vendors, 
merchandising and outdoor seating. 

 
Applicant Response: The design layout can be better addressed at the site plan 
approval stage; however, the applicant intends to comply with this guideline to 
the extent practical. A note has been added to the Master Plan and the zoning 
conditions specifying minimum sidewalk widths adjacent to retail buildings.  

 
22. 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 
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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. 

 
Applicant Response: This design guideline can be better addressed at the site 
plan approval stage; however the applicant intends to comply with this 
guideline to the extent it is applicable and site constraints will allow. 
 

 
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: This design guideline can be better addressed at the site 
plan approval stage; however the applicant intends to comply with this 
guideline to the extent it is applicable and site constraints will allow.  

 
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: This design guideline can be better addressed at the site 
plan approval stage; however the applicant intends to comply with this 
guideline to the extent it is applicable and site constraints will allow.  

 
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: This design guideline can be better addressed at the site 
plan approval stage; however the applicant intends to comply with this 
guideline to the extent it is applicable and site constraints will allow.  

 
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: This design guideline can be better addressed at the site 
plan approval stage; however the applicant intends to comply with this 
guideline to the extent it is applicable and site constraints will allow.  
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2. Compatibility of the proposed rezoning with the property and 
surrounding area 
The subject property is located north of the intersection of TW Alexander Drive and ACC 
Boulevard. The future extension of TW Alexander will border the property on its southern 
boundary, and ACC Boulevard will be extended along the western boundary. The 
surrounding area to the east, west and south is currently zoned as Planned Development 
District with Thoroughfare District Conditional Use as the base zoning. The property 
adjacent to the north is zoned Residential-4, with eventual annexation into Durham as 
part of the Annexation Agreement Area. Properties adjacent on all sides are currently 
undeveloped and vacant.  
 
The proposed Master Plan amendment could introduce as much as 90,000 square feet of 
retail in this location. As currently proposed there are no provisions for transitions to the 
adjacent residential and no additional regulations on building or parking location. To 
ensure compatibility, the applicant should consider additional zoning conditions and 
Master Plan provisions to transition the proposed retail allocation to adjacent residential 
land uses. Parking and building locations should also be provided to ensure a compatible 
pattern of development in harmony with the Urban Design Guidelines.  

 

3. Public benefits of the proposed rezoning 
The request as proposed is inconsistent with the Future Land Use designation 
recommended in the Comprehensive Plan, and is not fully consistent with the applicable 
Urban Design Guidelines. The proposed amendment is however consistent with several 
applicable Comprehensive Plan policies and together with the overall Master Plan would 
provide for a mix of uses within walking distance to large concentrations of residential 
development. The proposal would add the ability to develop retail land uses in this 
location. Additional zoning conditions could bring the proposal into conformance with the 
Urban Design Guidelines.    
 

4. Detriments of the proposed rezoning 
As proposed the request is inconsistent with the Comprehensive Plan. There are also 
issues outstanding in regards to potential traffic impacts associated with the additional 
retail land uses proposed.  
 

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

Primary Streets Classification 2011 NCDOT 
Traffic 

 Volume 
(ADT) 

2035 Traffic Volume  
Forecast (CAMPO) 

 

TW Alexander Drive Secondary 
Arterial  

N/A N/A    

ACC Boulevard Collector 
Street 

N/A N/A    

Street Conditions       

TW Alexander Drive Lanes Street Width Curb and Gutter Right-of-
Way 

Sidewalks Bicycle  
Accommodations 
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Existing 0 0 N/A 0 None None 

City Standard 6 89' Back-to-back curb 
and 

gutter section 

110' minimum 5' 
sidewalks on 

both sides 

Striped bicycle lanes  
on both sides 

Meets City 
Standard? 

NO NO NO NO NO NO 

ACC Boulevard Lanes Street Width Curb and Gutter Right-of-
Way 

Sidewalks Bicycle  
Accommodations 

Existing 0 0 N/A 0 None None 

City Standard 2 41' Back-to-back curb 
and 

gutter section 

60' minimum 5' 
sidewalks on 

one side 

N/A 

Meets City 
Standard? 

NO NO NO NO NO N/A 

Expected Traffic  
Generation [vph] 

Current  
Zoning  

Proposed  
Zoning 

Differential    

AM PEAK 14 84 70    

PM PEAK 282 988 706    

Suggested Conditions/ 
Impact Mitigation: 

Traffic Study Determination: Staff has reviewed a trip generation differential report and Traffic 
Impact Analysis for this case. The TIA provided traffic mitigation recommendations at the 
intersection of Glenwood Avenue and TW Alexander Drive that are still under review by 
NCDOT.  The subject property is unimproved and does not have access to any street frontage. 
Development of the area proposed for rezoning will require construction of a public street 
network to include extensions of TW Alexander Drive and ACC Boulevard. TW Alexander 
Drive is classified as a secondary arterial and will require a minimum 110-foot right-of-way 
constructed as a 6-lane median divided street with curb and gutter, sidewalks, and bicycle 
lanes on both sidewalks. ACC Boulevard is classified as a collector street and will require a 
minimum 60-foot right-of-way constructed as 41-foot back-to-back curb and gutter section with 
sidewalks on a minimum of one side. The applicant should provide an updated phasing plan 
associated with the Glenwood Avenue-TW Alexander Drive Master Plan to document when all 
street improvements including offsite improvements will be completed injunction with planned 
development.   

   
Additional 
Information: 

The NCDOT/City of Raleigh US 70 Corridor Plan calls for a future interchange at the intersection of Glenwood 
Avenue and TW Alexander Drive. 

       

 
Impact Identified: Traffic Impact Analysis is still under review, and City Transportation 
staff is awaiting comments from the NCDOT Congestion Management Division.  
 

5.2 Transit 
No transit comments. 
 
Impact Identified: Development will likely increase transit demand in the area. 
However, the likely corridors for transit are TW Alexander and ACC Blvd and the area 
to be rezoned does not have sufficient frontage on these roads to request transit 
amenities.  
 

5.3 Hydrology 
 

Floodplain City of Raleigh Floodplain present 

Drainage Basin Little Briar 

Stormwater 
Management

Subject to Part 10, Chapter 9 

Overlay District none 
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Impact Identified: City of Raleigh floodplain exists on the site.  Impacts to floodplain 
are subject to Part 10, Chapter 4 Floodplain Regulations.  Neuse River Buffers exist 
on site.  Impacts to buffers are subject to approval from NC DENR DWQ.  Site is 
subject to Part 10, Chapter 9 Stormwater Regulations. 
 

5.4 Public Utilities 
 

 Maximum Demand 
(current) 

Maximum Demand (proposed) 

Water 102,000 gpd 19,125 gpd 

Waste Water 102,000 gpd 19,125 gpd 
 
 
Impact Identified:  The proposed rezoning request would not impact the wastewater 
collection or water distribution systems of the City of Raleigh.  Plans are currently 
being processed for the permitting of sanitary sewer and water main construction 
which include a new water main in the portion of T. W. Alexander Drive to be built 
fronting the property and the internal sanitary sewer and water mains required for the 
development. 
 

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 
Master Plan item V. H. 1. and 2. concerning tree preservation need to be updated to 
conform to current code.  Replace H.1. and H.2. with one statement that says:  “Tree 
conservation areas will be provided in compliance with the requirements of Raleigh 
City Code Section 10-2082.14.”  Otherwise, this condition is less restrictive than what 
the Code could require. 
 
Impact Identified:  V.H.1 and 2. need to be changed as requested. 
 
 

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 
 Potential traffic impacts.  

 
5.10 Mitigation of Impacts 

 TIA 
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6. Appearance Commission 
This request is subject to review by the Appearance Commission and was reviewed on 
September 13th at the Development Review Committee. The following were suggestions 
from the Commission.  

-Innovative retail design 
-Focus on pedestrian and not vehicular  
-Not locating building right on curb, needs pedestrian refuge 
-Work on sidewalk connectivity 
-Making property mixed use 
-Walkability 
-Avoid suburban models 

 
 

7. Conclusions 
The proposed rezoning request is inconsistent with the Comprehensive Plan. Amending 
the current Master Plan to allow retail in this location is not consistent with the Future 
Land Use Designation of Office & Residential Mixed Use.  
 
While the subject property is bordered to the east, south and west by Planned 
Development District zoning under the same Master Plan, Residential-4 zoning is located 
directly adjacent to the north. While this property is eventually to be annexed into Durham 
through the annexation agreement, it remains to be envisioned as residential 
development. This being the case, the applicant should consider transitions to the lower 
intensity use if the subject property were to be developed as retail. The proposed 
rezoning request is consistent with several Comprehensive Plan policies and would 
provide a mix of uses within a larger mixed use area.  However, the applicant should 
consider additional zoning conditions and Master Plan provisions to ensure compatibility 
with applicable Urban Design Guidelines. 
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Existing Zoning Map 
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Future Land Use Map 

 










































































































