
memo 

On February 1, 2022, City Council authorized the public hearing for the following item: 

TCZ-58-21 Falls Valley Drive, approximately 3.2 acres located at 2000 Falls Valley Drive. 

Signed zoning conditions provided on January 14, 2022 add a fifth phase to the PD, 
apply CX as the base district and five stories as the maximum height, limit height near 
Coxindale Drive, prohibit some uses, and apply hours of operation for non-residential 
uses.  

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

The request is consistent with the 2030 Comprehensive Plan. 
The request is consistent with the Future Land Use Map.  

The Planning Commission recommends approval of the request (9 - 0). 

Attached are the Planning Commission Certified Recommendation (including Staff 
Report), the Zoning Conditions, the Petition for Rezoning, and the Neighborhood 
Meeting Report. 

To Marchell Adams-David, City Manager 

Thru Patrick O. Young, AICP, Director 

From Hannah Reckhow, AICP, Senior Planner 

Department Planning and Development 

Date February 16, 2022 

Subject City Council agenda item for March 1, 2022 – TCZ-58-21 

https://maps.raleighnc.gov/iMAPS/?pin=1718710425


 
RALEIGH PLANNING COMMISSION 

CERTIFIED RECOMMENDATION 
CR# 13095 

CASE INFORMATION: TCZ-58-21 FALLS VALLEY DRIVE 
Location Southwest of the intersection of Falls Valley Drive and Coxindale 

Drive 

Address: 2000 Falls Valley Drive 

PINs: 1718710425 

iMaps, Google Maps, Directions from City Hall 
Current Zoning Falls Ridge PD 
Requested Zoning Falls Ridge PD (amended) 
Area of Request 3.2 acres 
Corporate Limits The site is inside Raleigh city limits. 
Property Owner Falls Ridge III LLC 
Applicant Falls Ridge III LLC, represented by Jennifer Ashton, Longleaf Law 

Partners 
Council District A 
PC Recommendation 
Deadline 

March 12, 2022 

SUMMARY OF PROPOSED CONDITIONS 
1. Create a new Phase 5 for the Falls Ridge PD.  

2. The CX- district shall be the base zoning district for Phase 5. 

3. The following uses are prohibited: adult establishment, cemetery, detention center, jail, 
prison, drive-thru facility, light manufacturing, restaurant and bars, standalone retail 
building, vehicle fuel sales, vehicle repair (minor), vehicle repair (major), car wash, 
vehicle sales/rental, shooting range (indoor and outdoor), overnight lodging, special 
care facility.  

4. The maximum building height for Phase 5 is 5 stories. 

5. The hours of operation for non-residential uses can begin no early than 6 AM and end 
no later than 11 PM, including all deliveries.  

6. Structures located in defined area adjacent to Coxindale Drive shall be no more than 3 
stories and 50 feet in height.  

 

 

https://maps.raleighnc.gov/iMAPS/?pin=1718710425
https://www.google.com/maps/place/2020+Falls+Valley+Dr,+Raleigh,+NC+27615/@35.8964355,-78.6052998,18z/data=!3m1!4b1!4m5!3m4!1s0x89ac577c3846f9ef:0x30d03e7ccb84b05a!8m2!3d35.896434!4d-78.604526
https://www.google.com/maps/dir/222+West+Hargett+Street,+Raleigh,+NC/2020+Falls+Valley+Dr,+Raleigh,+NC+27615/@35.8390009,-78.6659447,12z/data=!3m1!4b1!4m13!4m12!1m5!1m1!1s0x89ac5f6e331ecfd1:0xeaf7980ea41ea577!2m2!1d-78.6430025!2d35.778749!1m5!1m1!1s0x89ac577c3846f9ef:0x30d03e7ccb84b05a!2m2!1d-78.604526!2d35.896434
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COMPREHENSIVE PLAN GUIDANCE 
Future Land Use  Office & Residential Mixed Use 

Urban Form None 

Consistent Policies 
Key policies are marked 
with a dot () 

Area Specific Guidance 
policies are marked with 
a square () 

 LU 1.2 Future Land Use Map and Zoning Consistency 
 LU 2.2 Compact Development 
 LU 5.2 Managing Commercial Development Impacts 
 LU 5.7 Building Height Transitions 
 LU 7.5 High-impact Commercial Uses 
 H 1.8 Zoning for Housing 
  
  

Inconsistent 
Policies 

 LU 10.3 Ancillary Retail Uses 
  
  
  

FUTURE LAND USE MAP CONSISTENCY 
The rezoning case is  Consistent    Inconsistent with the Future Land Use Map. 

COMPREHENSIVE PLAN CONSISTENCY 
The rezoning case is  Consistent    Inconsistent with the 2030 Comprehensive Plan. 

PUBLIC MEETINGS 

First Neighborhood 
Meeting 

Second 
Neighborhood 

Meeting 

Planning 
Commission City Council 

March 25, 2021;  
12 attendees 

November 29, 2021; 
36 attendees 

1/11/22; 1/25/22 2/1/22 

REZONING ENGAGEMENT PORTAL RESULTS 
Views Participants Responses Comments 

48 1 5 3 

Summary of Comments: Desire for community garden, concern over commercial uses 
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PLANNING COMMISSION RECOMMENDATION 
The rezoning case is Consistent 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: 

Reasonableness and 
Public Interest 

The request would increase housing entitlement on the site and 
allow non-residential uses, including neighborhood serving 
retail, personal service, and office, potentially shortening or 
reducing vehicle trips in the immediate vicinity.  

Change(s) in 
Circumstances 

N/A 

Amendments to the 
Comprehensive Plan 

N/A 

Recommendation The Planning Commission recommend approval of TCZ-58-21 

Motion and Vote Motion: Rains 
Second: Dautel 
In Favor: : Bennett, Dautel, Elder, Fox, Godinez, Lampman, 
Miller, O’Haver and Rains 

Reason for Opposed 
Vote(s) 

N/A 

ATTACHMENTS 
1. Staff report 
2. Rezoning Application 
3. Original conditions 

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. 

 
_____________________________________________________ 
Ken A. Bowers, AICP    Date: January 25, 2022 
Planning and Development Deputy Director 

    

Staff Coordinator:  Hannah Reckhow: (919) 996-2622; Hannah.Reckhow@raleighnc.gov 

mailto:Hannah.Reckhow@raleighnc.gov
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OVERVIEW 
The request is to amend a portion of the Falls Ridge Planned Development (PD) that applies 
to 2000 Falls Valley Drive, located off of Falls of Neuse Road north of I-540. The request 
would apply the standards of the CX- district, limit height to 5 stories, prohibit some uses, 
and apply hours of operation for non-residential uses.   

The site is located at the corner of Falls Valley Drive and Coxindale Drive. Properties to the 
north and west are part of the PD and contain medical office, retail, and personal service 
uses. To the north and east of the site is a residential neighborhood zoned R-4. The property 
backs up to I-540 to the south.  

The request would apply the standards of CX- to development on the site. Currently, the PD 
references a legacy district Office & Institutional 1 and allows only the residential uses 
permitting in that district. The request would permit non-residential uses to the site, such as 
office and retail, however the conditions prohibit a number of uses, including restaurant/bar, 
vehicle service, standalone retail, and drive thru facilities. (Other uses permitted in CX, such 
as self-service storage, research and development, personal service, and other non-
residential uses would be permitted on the site.) The request also applies hours of operation 
for non-residential use. The request would also raise the maximum building height from 3 
stories to 5 stories. This increases entitlement from approximately 100 residential units to 
around 139 residential units.  

The site is designated on the Future Land Use Map as Office & Residential Mixed Use. Much 
of the surrounding area is designated Low Density Residential.  

Update for January 25, 2022: Since the case was discussed on January 11, the applicant 
has submitted an additional condition. The new condition limits building height in a 
northeastern portion of the site adjacent to Coxindale Drive. The amended condition makes 
the request consistent with LU 5.7 Building Height Transition.  

OUTSTANDING ISSUES 
Outstanding 
Issues 

1. None Suggested 
Mitigation 

1. N/A 

 

  

ZONING STAFF REPORT –  
CASE TCZ-58-21 
Conditional Use District 
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COMPREHENSIVE PLAN 
Determination of the conformance of a proposed use or zone with the Comprehensive Plan 
includes consideration of the following questions: 

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

The request is consistent with the Future Land Use Map and policies on zoning for 
housing and managing the impacts of new commercial uses, including through 
prohibition of high-impact uses and application of hours of operation. A neighborhood 
transition yard would also be required along the R-4 properties to the east. The 
request is also consistent with the vision theme of Managing Our Growth, as the 
request would increase the entitlement on a site with access to major transportation 
routes while including limits to more impactful uses. 

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

Yes, the Future Land Use Map specifically designates the site for office, residential, 
and limited commercial uses. The request would permit residential, office, and limited 
commercial uses and would prohibit uses not envisioned by this designation, 
including hotels, standalone retail, and industrial uses.  

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

N/A 

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

Community facilities and streets appear able to serve the proposed use. 

Future Land Use  
Future Land Use designation:  Office & Residential Mixed Use 

The rezoning request is 

 Consistent with the Future Land Use Map. 

 Inconsistent 

The requested CX district prohibits many of the uses not envisioned by Office & 
Residential Mixed Use, including vehicle service and sales, light manufacturing, 
overnight lodging, and retail when in a standalone building. The request also 
prohibits drive-thru facilities and applies hours of operation for non-residential uses. 
These limitations on the request make it align with the intent of the Office & 
Residential Mixed Use designation.  
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Urban Form  
Urban Form designation: None 

The rezoning request is 

 Consistent with the Urban Form Map. 

 Inconsistent 

 Other No urban form guidance. 

Compatibility 
The proposed rezoning is 

 Compatible with the property and surrounding area. 

 Incompatible. 

The surrounding area contains office, personal service uses and detached houses 
with zoning that permits up to three stories. The request would permit up to five 
stories of similar uses, including residential, office, personal service, and limited 
retail. A neighborhood transition yard would be required along the shared property 
line with the residential uses to the east.  

Public Benefits of the Proposed Rezoning 
• The request would allow additional housing units to locate on the site. 

• The request would allow non-residential uses to located on the site, including 
neighborhood serving retail, personal service, and offices. This could potentially 
shorten or reduce trips and add employment locations in the immediate vicinity.  

Detriments of the Proposed Rezoning 
• The request may increase traffic immediately around the site.  

Policy Guidance  
Key policies are directly related to changes in zoning and are used to evaluate rezoning request consistency. They 
are marked with an orange dot (). 

The rezoning request is consistent with the following policies: 

 LU 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. 

• The site is designated Office & Residential Mixed Use which is intended to allow a 
mix of residential, office, and limited commercial uses. The designation is typically a 
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transition between residential areas and more intensive commercial districts. The 
request applies CX- as its base district with zoning conditions that limit many of the 
uses not envisioned by Office & Residential Mixed Use. The request would also 
apply hours of operation to non-residential uses and prohibit drive-thru facilities, 
similar to limited use standards that apply in OX- districts, the closest corresponding 
zoning district.  

 

 LU 2.2 Compact Development 
New development and redevelopment should use a more compact land use pattern to 
support the efficient provision of public services, improve the performance of transportation 
networks, preserve open space, and reduce the negative impacts of low intensity and non-
contiguous development. 

• The request would increase the maximum height on the site from three to five 
stories, allowing a more compact development pattern on the site. While the site is 
not directly along a major street, it has direct access to Falls of Neuse Road and I-
540. 
 

LU 5.2 Managing Commercial Development Impacts 
Manage new commercial development using zoning regulations and through the conditional 
use zoning and development review processes so that it does not result in unreasonable and 
unexpected traffic, parking, litter, shadow, view obstruction, odor, noise, and vibration 
impacts on surrounding residential areas. 

LU 7.5 High-impact Commercial Uses 
Ensure that the city’s zoning regulations limit the location and proliferation of fast food 
restaurants, sexually-oriented businesses, late night alcoholic beverage establishments, 24-
hour mini-marts and convenience stores, and similar high impact commercial establishments 
that generate excessive late night activity, noise, or otherwise affect the quality of life in 
nearby residential neighborhoods. 

• The proposed changes would permit commercial uses on the site. However, the 
proposed conditions would prohibit many of the high impact uses, including vehicle 
service and sales, light manufacturing, and adult establishment. The request would 
also prohibit restaurant and bar uses, drive-thru facilities, and would apply hours of 
operation or non-residential uses.  
 

 LU 5.7 Building Height Transitions 
When a mixed-use or nonresidential area contemplated for building heights in excess of 
seven stories abuts an area designated for low- or moderate-scale on the future land use 
map, building heights should not exceed a 45-degree plane starting 10 feet from the 
adjoining lower-density area. When any mixed-use or non-residential area is separated from 
an area of low- or moderate-scale by an intervening street other than a Major Street, building 
faces along the frontage facing the residential area should not exceed three stories. 

• The site is separated from an area of lower scale by Coxindale Drive, which is not a 
Major Street. While the request would permit development up to 5 stories, the 
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request includes conditions that limit building height to 3 stories near Coxindale 
Drive.  

 

 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. 

• The request would increase the maximum building height and therefore increase the 
number of possible dwelling units on the site from approximately 100 to 
approximately 139.  

 

The rezoning request is inconsistent with the following policies: 

 LU 10.3 Ancillary Retail Uses 
Ancillary retail uses in residential and office developments located in areas designated High 
Density Residential, Office and Residential Mixed Use and Office/Research and 
Development should not be larger in size than appropriate to serve primarily the residents, 
employees, visitors, and patrons of the primary uses in the area; should preferably be 
located within a mixed-use building; and should be sited to minimize adverse traffic, noise, 
and visual impacts on adjoining residential areas. 

• While the request would limit retail uses to a multi-tenant building, the requested 
district would not impose any limitations on the size of the retail use. This would allow 
such a use to be larger in size than appropriate to serve the residents or employees 
of the area. 

Area Plan Policy Guidance 

• The subject site is within the study area of the I-540/Falls of Neuse small area plan, 
likely because of its inclusion in the Falls Ridge PD which has frontage on Falls of Neuse 
Road. However, the policies in this area plan focus on properties fronting along Falls of 
Neuse, which TCZ-58-21 does not.  
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EQUITY AND CLIMATE CHANGE ANALYSIS 

Transportation Cost and Energy Analysis 
 

City Average Site Notes 

Walk Score 31 39 Similar to city-wide average 

Transit Score 30 16 Lower than city-wide average 

Bike Score 41 46 Similar to city-wide average 

HUD Low 
Transportation 
Cost Index 

[N/A, index is expressed 
as a percentile.] 53 Average cost to transportation. 

HUD Jobs 
Proximity Index 

[N/A, index is expressed 
as a percentile.] 62 Good access to jobs. 

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. HUD 
index scores are percentiles indicating how well the subject tract performs compared to all other census tracts in the 
United States. A higher percentile for Low Transportation Cost or Jobs Proximity indicates a lower the cost of 
transportation and higher access to jobs in the nearby area, respectively.  

Housing Energy Analysis 

Housing Type Average Annual Energy Use 
(million BTU) 

Permitted in this 
project? 

Detached House 82.7 Yes 

Townhouse 56.5 Yes 

Small Apartment (2-4 units) 42.1 Yes 

Larger Apartment 34.0 Yes 
Source: U.S. Energy Information Administration, 2015 survey. Statistics for residential structures in the South. 

 

Housing Supply and Affordability 
Does the proposal add or 
subtract from the housing 
supply? 

Adds Approximately 100 residential units 
to approximately 139. 

Is naturally occurring 
affordable housing present on 
the site? 

Unlikely The site is currently undeveloped.  

Does it include any subsidized 
units? No  

https://www.walkscore.com/NC/Raleigh
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Does it permit a variety of 
housing types beyond 
detached houses? 

Yes  

If not a mixed-use district, 
does it permit smaller lots than 
the average? * 

Yes The request applies CX- standards. 

Is it within walking distance of 
transit? No  

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

Demographic Indicators from EJSCREEN* 

Indicator  Site Area Raleigh 

Demographic Index** (%) 9 36 
People of Color Population (%) 12 46 
Low Income Population (%)  6 30 
Linguistically Isolated Population (%)  1 3 
Population with Less Than High 
School Education (%)  2 9 

Population under Age 5 (%)  9 6 
Population over Age 64 (%)  19 11 

% change in median rent since 2015 No data 20.3 
*Environmental Justice Screening and Mapping Tool from the Environmental Protection Agency 
(https://www.epa.gov/ejscreen) 
**The Demographic Index represents the average of the percentage of people who are low income and the percentage 
of people who are minorities 

Health and Environmental Analysis 

What is the life expectancy in 
this census tract? Is it higher or 
lower than the city average*? 

81.4 Higher than city-wide average of 79.9 

Are there known industrial uses 
or industrial zoning districts 
within 1,000 feet? 

No  

Are there hazardous waste 
facilities are located within one 
kilometer? 

No  

Are there known environmental 
hazards, such as flood-prone 
areas, that may directly impact 
the site? 

Yes Flood-prone soils exist in a portion of 
the site.  

Is this area considered a food 
desert by the USDA? No  
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*Raleigh average = 79.9; Wake County average = 80.3 

Land Use History 

When the property was 
annexed into the City or 
originally developed, was 
government sanctioned racial 
segregation in housing 
prevalent?* 

No Annexed in 1990s. 

Has the area around the site 
ever been the subject of an 
urban renewal program?* 

No  

Has the property or nearby 
properties ever been subject 
to restrictive covenants that 
excluded racial groups?* 

No No such covenants found. 

Are there known restrictive 
covenants on the property or 
nearby properties that restrict 
development beyond what the 
UDO otherwise requires?* 

Yes Nearby neighborhoods have historical 
covenants that restrict development. 

*The response to this question is not exhaustive, and additional information may be produced by further research. 
Absence of information in this report is not conclusive evidence that no such information exists.  

Analysis Questions  

1. Does the rezoning increase the site’s potential to provide more equitable access to 
housing, employment, and transportation options? Does the rezoning retain or 
increase options for housing and transportation choices that reduce carbon 
emissions? 

Response: The request would increase the site’s potential to provide additional 
housing as well as non-residential uses like retail and office to the surrounding area. 
This area has few multi-family housing options, so the request could improve access 
to housing. However, the cost of transportation in the area is not particularly low, so 
there may be mixed equity and carbon benefits.  

2. Is the rezoning in an area where existing residents would benefit from access to 
lower cost housing, greater access to employment opportunities, and/or a wider 
variety of transportation modes? Do those benefits include reductions in energy 
costs or carbon emissions? 

Response: The surrounding area contains a smaller proportion of the communities 
who may benefit the most from lower cost housing or a greater access to 
employment opportunities. The surrounding population includes fewer minorities, 
fewer with lower English proficiency, and a greater proportion of population over 65 
than the city-wide average. 
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3. Have housing costs in this area increased in the last few years? If so, are housing 
costs increasing faster than the city average? 

Response: There is limited information for rental units in the surrounding area, likely 
because of a limited number of rental units.  

4. Are there historical incidences of racial or ethnic discrimination specific to this area 
that have deprived Black, Indigenous, and People of Color (BIPOC) of access to 
economic opportunity, public services, or housing? If so, does the rezoning request 
improve any current conditions that were caused, associated with, or exacerbated by 
historical discrimination? 

Response: No historical incidences of racial or ethnic discrimination specific to this 
area were found.  

5. Do residents of the area have disproportionately low life expectancy, low access to 
health insurance, low access to healthy lifestyle choices, or high exposure to 
environmental hazards and/or toxins? If so, does the rezoning create any 
opportunities to improve these conditions? 

Response: While there are some flood-prone soils on the site, there is not a high 
exposure to environmental toxins.  
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IMPACT ANALYSIS 

Historic Resources 
Impact Identified: No impacts 

Parks and Recreation 
Impact Identified: No impacts 

Public Utilities 

 Maximum Demand 
(current use) 

Maximum Demand 
(current zoning) 

Maximum Demand 
(proposed zoning) 

Water 0 25,000 34,750 

Waste Water 0 25,000 34,750 

Impact Identified:  

1. The proposed rezoning would add 34,750 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. At the 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 
 

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 Developer 
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Stormwater 

Floodplain none 

Drainage Basin Perry 

Stormwater Management subject to stormwater regulations under Article 9 of UDO 

Overlay District none 

Impact Identified:  none 

Transportation 
Site and Location Context 

Location 

The TCZ-58-21 site is in North Raleigh on Falls Valley Drive east of Falls of Neuse Road and 
north of I-540. 

Area Plans 

The TCZ-58-21 site is not located within an area plan, thought it is near the I-540/Falls of 
Neuse area plan. 

Other Projects in Area 

NCDOT has a project to widen Falls of Neuse Road between I-540 and Durant Road to six 
through lanes and install a median. It is project U-5826 in the State Transportation 
Improvement Program (STIP). It is programmed for construction funding in FY2021. 

 

Existing and Planned Infrastructure 

Streets 

Falls Valley Drive is not designated in the Street Plan (Map T-1 in the Comprehensive Plan). 
It is maintained by the City of Raleigh. 

In accordance with UDO section 8.3.2, the maximum block perimeter for PD zoning districts 
is 4,000 feet and the maximum length for a dead-end street is 500 feet, or as set by the 
master plan. The existing block perimeter for the site is approximately 9200 feet. Before the 
construction of I-540, Colesbury Drive connected, resulting in a perimeter of approximately 
6200 feet. There is now a pedestrian connector across I-540. The site’s location next to the 
beltline eliminates any opportunities to improve block perimeter with development on this 
site. 

Pedestrian Facilities 

Sidewalks are complete on both sides of Falls Valley Drive near the TCZ-58-2021 site. 

Bicycle Facilities 
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There is an existing shared use path on the southeast side of Falls of Neuse Road between 
the Neuse River and Quail Ridge Road. Litchford Road has bicycle lanes between 
Woodstone Drive and Hunting Ridge Road. 

Transit 

The TCZ-58-21 site distant to two existing transit services. It is approximately 1.5 mile from 
GoRaleigh route #2, that has service every half hour between Downtown Raleigh and 
Strickland Road along Falls of Neuse Road. It is approximately one mile from GoRaleigh 
route #25L, which provides hourly service. 25L connects to WakeMed North Hospital, Wake 
Tech, and Triangle Town Center, along with other destinations. There are plans to extend 
service along Falls of Neuse Road north of Strickland Road. 

TIA Determination 

Based on the Envision results, approval of case TCZ-58-21 would increase the amount of 
projected vehicular peak hour trips to and from the site as indicated in the table below.  The 
proposed amendment to the master plan is projected to generate 94 new trips in the AM 
peak hour and 97 new trips in the PM peak hour.  These values do not trigger a rezoning 
Traffic Impact Analysis based on the trip generation thresholds in the Raleigh Street Design 
Manual. A TIA may be required during site permit review. 

Z-58-21 Existing Land Use Daily AM PM 

Vacant 0 0 0 

Z-58-21 Current Zoning Entitlements Daily AM PM 

Residential 732 46 56 

Z-58-21 Proposed Zoning Maximums Daily AM PM 

Mixed Use 1,409 140 153 

Z-58-21 Trip Volume Change 
(Proposed Maximums minus Current Entitlements) 

Daily AM PM 

677 94 97 

Urban Forestry 
Proposed zoning and conditions offered do not alter Tree Conservation Area requirements or 
street tree requirements of the UDO from the existing zoning. 

Impact Identified: No impacts 

Impacts Summary 
The request would have minimal impacts at the rezoning stage.  

Mitigation of Impacts 
No mitigation needed. 
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CONCLUSION 
TCZ-58-21 would amend the Planned Development for 2000 Falls Valley Drive to create a 
Phase 5 to the Falls Ridge PD. The conditions would apply CX as the base district and 
prohibit some uses. While the request would not limit the size of retail uses, the conditions 
limit development such that the request is consistent with the Future Land Use Map and 
Comprehensive Plan policies on managing impacts of new commercial uses and zoning for 
housing variety. The request is consistent with the vision theme Managing Our Growth and 
the 2030 Comprehensive Plan overall.  

 

CASE TIMELINE 
Date Action Notes 

9/23/21 Application received  

10/13/21 Initial staff review provided  

1/11/21 Planning Commission review 
begins 
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APPENDIX 

SURROUNDING AREA LAND USE/ ZONING SUMMARY 
 SUBJECT 

PROPERTY NORTH SOUTH EAST WEST 

Existing 
Zoning PD PD; R-4 R-4 R-4 PD 

Additional 
Overlay - - SHOD-1 - - 

Future  
Land Use 

Office & 
Residential 
Mixed Use 

Office & 
Residential 
Mixed Use; 
Low Scale 
Residential 

Low Scale 
Residential 

Low Scale 
Residential 

Office & 
Residential 
Mixed Use 

Current 
Land Use Vacant Residential; 

Medical Residential Residential Retail; 
Medical 

Urban Form - - Parkway - - 

CURRENT VS. PROPOSED ZONING SUMMARY 
 EXISTING ZONING PROPOSED ZONING 

Zoning PD (Falls Ridge) PD (Falls Ridge) 
Total Acreage 3.2 3.2 
Setbacks: 

Front 
Side 
Rear 

20’ 
5’ 

20’ 

3’ 
0’ or 6’** 

5’ 

Residential Density: 30.19 41.97 
Max. # of Residential Units 100 139 
Max. Gross Building SF  99,726 163,325 
Max. Gross Office SF - 120,784 
Max. Gross Retail SF - 22,118 
Max. Gross Industrial SF - - 
Potential F.A.R. 0.69 1.13 

*The development intensities for proposed zoning districts were estimated using an impact analysis tool. The estimates 
presented are only to provide guidance for analysis. 
** Neighborhood Transition Yard is required along shared boundaries with residential districts. 
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Conditional Use District Zoning Conditions 

Zoning case #: Date submitted: OFFICE USE ONLY 
Rezoning case # 

___________________Existing zoning: Proposed zoning: 

Narrative of Zoning Conditions Offered 

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

Property Owner(s) Signature: _______________________________________________ 

Printed Name: ______________________________________________________ 

DocuSign Envelope ID: 66B2C3F6-972C-4425-81EF-826CE2A3DA25

PD

Z-58-21

Todd Saieed

9-22-21

Proposed text amendment to Master Plan for a Planned Development District - Falls Ridge (Ordinance (1999) 731 ZC 472) in order 

to:
1. Create a new Phase 5 for the Falls Ridge PD (Phase 5 is shown as New Lot 2 on the Recombination Plat recorded at 

BM2021/PG 1547).

2. Provide that the CX-district shall be the base zoning district for Phase 5.

3. Provide that allowable principal uses for Phase 5 shall be all uses that are permitted, limited, or special uses within the 

CX-district; except the following uses shall be prohibited in Phase 5: 
a. Adult establishment.
b. Cemetery.
c. Detention center, jail, prison.
d. Drive-thru facility.
e. Light manufacturing.
f. Restaurants and bars.
g. Standalone retail building.
h. Vehicle fuel sales.
i. Vehicle repair (minor).
j. Vehicle repair (major).
k. Car wash.
l. Vehicle sales/rental.
m. Shooting range (indoor and outdoor).
n. Overnight lodging.
o. Special care facility.

4. Provide that hours of operation for non-residential uses in Phase 5 can begin no earlier than 6 AM and end no later than 11 PM, 

including all deliveries.

5. Provide that buildings located within the triangular portion of Phase 5, as depicted in the Master Plan, shall have a maximum 

building height of three (3) stories and fifty feet (50’).  The triangular area shall have the following dimensions: (1) frontage along 

Coxindale Drive (343.69’ per BM 2021, PG 1547); (2) eastern property line adjacent to 8717 Colesbury Drive (DB 8958, PG 931) 

and 8713 Colesbury Drive (DB 15189, PG 2000) (253.04’ per BM 1984, PG 1359); and (3) line traversing 2000 Falls Valley Drive 

(New Lot 2 - DB 18677, PG 1309) (+ 232.58’); for a total area of + 29,426.05 SF (+ 0.67 acres). Further provide that buildings 

located on the remainder of Phase 5 shall have a maximum building height of five (5) stories and eighty feet (80’).

PD

reckhowh
Received
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Z-92-99 Falls of Neuse Road, and Greenway Street, southeast intersection, being 

various Wake County PINs. Approximately 17.2 acres rezoned to Planned Development 

Conditional Use Overlay District and removal of the SHOD-1 District. 
 

Conditions: (01/04/00) 
 

1. No development shall take place on the property except in general accordance with 
the Master Plan and amendments thereto, and accompanying conditions approved by 
the City Council. 

 
2. Planning Commission C.R. 7107 shall apply and, for reimbursement purposes, any 
right-of-way dedicated will be valued at its pre-existing R-4 and R-6 value. 
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MASTER PLAN 
FOR A 

PLANNED DEVELOPMENT DISTRICT 
 

FALLS RIDGE 
RALEIGH, NORTH CAROLINA 

 
FEBRUARY 1, 2000 

 
REVISED ON JANUARY 13, 2022 

 
 
 
 
 

MASTER PLAN FOR A MIXED USE COMMUNITY 

FALLS RIDGE 
RALEIGH, NORTH CAROLINA 

 

 
I. INTRODUCTION 

 
There are multiple purposes for this document. The primary purpose is to satisfy the 

"Master Plan" requirements of the City of Raleigh's Planned Development Overlay District 

Master Plan process. We also hope to document the long-term vision for the use of this 

property and to provide a vehicle by which the unique nature of the project can be 

conveyed. Further, it is believed that through the dialogue that will be generated by this 

document a better understanding and acceptance of the goals and objectives of Falls 

Ridge can be established. 

 
II. PROJECT LOCATION AND CONTEXT 

 
Map MP-1 illustrates the general location of the site. Falls Ridge is on the southeast side 

of Falls of the Neuse Road, immediately northeast of the proposed intersection with the 

Northern Wake Expressway (I-540). Falls Ridge is presently accessed by Greenway 

Street, a marginal access residential street which enters the property from Falls of the 

Neuse Road. Our long-range transportation plan calls for Greenway Street to be cul de 

saced and for the area to be served by a new collector street, Grubb Boulevard as shown 

on Map MP-2. 
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III. THE DEVELOPMENT CONCEPT 
 

Pending roadway improvements, including the interchange for the Northern Wake 

Expressway (I-540), substantially disrupt the developed single family subdivisions 

immediately adjacent to the roadway project. The impact can be substantially mitigated 

by allowing medium intensity mixed use development as a transition between the 

expressway and low density residential areas and by making new street improvements 

providing increased inter-connectivity for the existing subdivisions in the area. 

 
IV. COMPREHENSIVE PLAN REVIEW 

 
The maps MP-1, MP-2 and MP-3, together with this text, conform with the newly adopted 

Comprehensive Plan Amendment CP-3-99 for areas immediately adjacent to I- 540 and 

lots/parcels to be recombined into larger tracts for new/retrofit development. This 

amendment specifically mandates that "[t]he Planned Development Conditional Use 

Overlay District is recommended for large assembled properties adjacent to the I- 540 

interchange and outside the watershed, to allow a greater mix of service uses with the 

approval of a Master Plan." 

 
V. FALLS RIDGE DEVELOPMENT STANDARDS 

 
A Phase 1, Phase 2 and Phase 3 

 
1. Cumulative development totals for areas designated Phases 1, 2 and 3 shall not 

exceed 100 residential dwellings and 33,000 square feet (gross floor area) of non-

residential uses. Only dwellings and accessory uses allowed within the Raleigh 

O&I-1 District shall be permissible in Phase 1. All uses allowed within the Raleigh 

O&I-1 District shall be permissible in Phase 2 and Phase 3 except for the following: 

a. Cemetery. 
b. Dance, recording, music studio. 
c. Telecommunications Tower. 
d. Airfield, landing strip or heliport. 
e. Correctional/Penal facility. 
f. Outside stadium, outdoor theater, outdoor racetrack, outdoor movie 

theater. 

g. Transitional housing, emergency shelters, other than supportive 
housing. 

h. Power plant, electric utility substation. 
i. Landfill. 
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j. Apartment Houses, other than Townhouse Developments or 
Condominium Developments 

 
2. Buildings with sub-grade parking and pitched roofs shall not exceed 52 feet in 

height within Phase 1 and Phase 3. By way of illustration, a building containing 

first level parking, two above grade stories and a pitched roof would approximate 

52 feet in height. Otherwise, buildings in Phase 1 and Phase 3 shall not exceed 

45 feet in height. The maximum building height within Phase 2 shall be 35 feet. 

 

3. All buildings shall meet yard space and set backs stipulated for O&I-1 

development except that any townhouse constructed shall utilize Raleigh Code 

Section 10-2109 as a minimum and any residential condominiums shall utilize 

the appropriate Group Housing Standards. 

 

4. Office & Institution-1 district sign regulations shall apply to Phases 1, 2 & 3. 
 

B Phase 4 
 

1. All uses allowed within the Raleigh Neighborhood Business zoning classification 

shall be permissible except for the following: 

a. Cemetery. 
b. Dance, recording, music studio. 
c. Telecommunications Tower. 
d. Airfield, landing strip or heliport. 
e. Correctional/Penal facility. 
f. Outside stadium, outdoor theater, outdoor racetrack, outdoor movie theater. 
g. Transitional housing, emergency shelters, other than supportive housing. 
h. Power plant, electric utility substation. 
i. Landfill. 
j. Apartment Houses, other than Townhouse Developments or Condominium 
Developments. 
k. Retail Sales-Highway. 
l. Restaurants with drive through windows. 

 

2. Cumulative development totals for non-residential uses shall include a minimum 

of ten thousand (10,000), but not more than forty thousand (40,000) square feet 

retail sales space, and/or thirty thousand (30,000) square feet general office 

space, and/or 30,000 square feet of space devoted to hotel/motel/bed and 

breakfast dwelling units, rooming units, or lodging units or any combination 

thereof. (Retail sales uses include eating establishments, food stores and other 
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uses enumerated in Raleigh City Code Section 10-2071, as the same may be 

from time to time amended.) All totals refer to gross building floor areas. The 

minimum of Ten Thousand (10,000) square feet of retail sales space shall include 

at least Five Thousand (5,000) square feet used for other than restaurant 

purposes. 

 
3. Buildings with sub -grade parking and pitched roofs shall not exceed 52 feet in 

height. By way of illustration, a building containing first level parking, two above 

grade stories and a pitched roof would approximate 52 feet in height. Buildings 

without sub-grade parking and pitched roofs shall be limited to 45 feet in height. 

The predominant building material shall be North Carolina brick, which shall 

account for sixty percent (60%) of exterior walls. Any roofs that can be seen from 

public rights-of-way shall be standing -seam metal, factory-finished in grey, grey- 

green or green color range. 

 
4. All buildings shall meet Neighborhood Business zoning district yard spaces - and 

set backs, except that any residential town homes shall utilize Raleigh Code 

Section 10-2109 as a minimum and any residential condominiums shall utilize 

the appropriate Group Housing Standards. 

 
5. Minimum retail uses of ten thousand (10,000) square feet, not exceeding 40,000 

square feet, within the Master Plan area are reasonable and desirable in view of 

the Comprehensive Plan recommendations for the parcels and superior 

accessibility of the proposed retail to nearby office and residential uses. The 

excellent accessibility will be both vehicular and pedestrian oriented, and due to 

the trip internalization factor the retail should benefit the general motoring public 

on adjacent thoroughfares, by reducing the number of external trips generated 

by Falls Ridge. Any retail development will be of residential scale and character 

regulated through the Falls Ridge Unity of Development guidelines established 

as provided for elsewhere in this document. 

 
6. Thoroughfare District sign regulations shall apply to the Phase 4. However, 

freestanding signs shall not exceed 100 square feet in surface area, and shall be 

subject to a ten foot (10') height restriction. Illuminated wall signage other than 
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"backlit" lettering shall not occur on buildings in Phase 4. 

 
C. Phase 5 
 
Phase 5 includes all of New Lot 2 on the Recombination Plat for Falls Ridge recorded at Book 
of Maps 2021, Page 1547, Wake County Registry (3.212 acres). 
 

1. The CX- District shall be the base zoning district for Phase 5. 
 

2. All principal uses that are permitted, limited, or special uses within the CX- District 
shall be permissible in Phase 5, except for the following: 

a. Adult establishment. 
b. Cemetery. 
c. Detention center, jail, prison. 
d. Drive-thru facility. 
e. Light manufacturing. 
f. Restaurants and bars. 
g. Standalone retail building. 
h. Vehicle fuel sales. 
i. Vehicle repair (minor). 
j. Vehicle repair (major). 
k. Car wash. 
l. Vehicle sales/rental. 
m. Shooting range (indoor and outdoor). 
n. Overnight lodging. 
o. Special care facility. 

 
3. Hours of operation for non-residential uses can begin no earlier than 6 AM and 

end no later than 11 PM, including all deliveries. 
 

4. Buildings located within the triangular portion of 2000 Falls Valley Drive (New Lot 
2 - DB 18677, PG 1309), as depicted below, shall have a maximum building 
height of three (3) stories and fifty feet (50’).  The triangular area shall have the 
following dimensions: (1) frontage along Coxindale Drive (343.69’ per BM 2021, 
PG 1547); (2) eastern property line adjacent to 8717 Colesbury Drive (DB 8958, 
PG 931) and 8713 Colesbury Drive (DB 15189, PG 2000) (253.04’ per BM 1984, 
PG 1359); and (3) line traversing 2000 Falls Valley Drive (New Lot 2 - DB 18677, 
PG 1309) (+ 232.58’); for a total area of + 29,426.05 SF (+ 0.67 acres). Buildings 
located on the remainder of 2000 Falls Valley Drive (New Lot 2 - DB 18677, PG 
1309) shall have a maximum building height of five (5) stories and eighty feet 
(80’). 
 
Diagram for Building Height - Excerpt from BM 2021, PG 1547 (below): 
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C D. STANDARDS APPLICABLE TO ALL PHASES 

 
1. Unity of Development Guidelines approved by the City of Raleigh Planning 

Director, with such approval not to be unreasonably withheld, shall be 

established for all phases of the Falls Ridge Master Plan Area prior to the 

issuance of building permits for new construction. The Guidelines among other 

things shall establish complementary wall and roof treatments, roof pitch, window 

fenestration, building colors, signage, exterior lighting and landscaping. Lighting 

shall be metal halide lamps in environmental or sharp cut-off ("shoe box") fixtures 

mounted no higher than twenty feet (20') above finished grade. Lighting shall be 

shielded so that glare within the public rights-of-way is not measurable in excess 
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of one foot candle. There shall be no line voltage up lighting and buildings will 

not be purposely "washed" with light. 

 
2. A property owners association will be established to maintain all common areas. 

 
3. Any tree planting requirement under the CP&L right of way shall be satisfied 

through alternate means of compliance acceptable to the power company. 

 
4. A paved pedestrian way shall connect to all public and private sidewalks and 

pedestrian crossings shown on the Master Plan Maps, or in a similar location if 

authorized by the Raleigh Director of Transportation. Any portions of the 

trail/pedestrian way through the buffer yards and open space adjacent to the 

future I-540 right-of-way not previously constructed, shall be installed under the 

same permit transaction number as the first building in the Phase 4 area. 

Pedestrian paths shall be placed to minimize damage to existing trees. 

 
5. The Unity of Development guidelines shall provide a standard landscape scheme 

for the entire development. At least 90% of all required trees, shrubs and 

ornamentals shall be selected from the master plant list attached as an exhibit 

to the Master Plan. Except as provided elsewhere herein, the landscaping 

adjacent to the I-540 right-of-way shall meet the minimum standards of the City 

of Raleigh SHOD-1 ordinance and be installed in approximately three equal 

phases, pro-rata with buildings on the south of the new public street, as shown 

on the Master Plan Maps. All other landscaping shall be installed in conjunction 

with the development of each building permitted for that lot. Landscaping meeting 

the minimum standards of the City of Raleigh SHOD-II ordinance shall be 

provided and maintained adjacent; to Falls of the Neuse Road within Phase 3, 

Phase 4 and within the closed portion of the right-of-way of Greenway Street. 

The grading plan for all lots shall include a tree inventory identifying trees six 

inches (6") in diameter measured four feet (4') above grade. Appropriate 

measures shall be taken during development to minimize damage to existing 

shade trees between the building envelopes and the public right-of-way. 
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VI. PHASING 

 
The Falls Ridge project shall be constructed in phases primarily determined by market 

conditions. The phasing is subject to change based upon market conditions, availability 

of funding and site characteristics discovered upon field engineering and surveying. The 

anticipated phasing sequence is designated on Master Plan Map MP-2. Notwithstanding 

the foregoing, twenty-five percent (25%) of the Master Plan area shall be developed for 

other than retail uses before issuance of any permits for retail development. Amendments 

to the Phasing Plan will be subject to review and approval of the Raleigh Planning Director 

with such approval not to be unreasonably withheld. 

VII. AMENDMENTS 

 
As long as the parties signatory to this application own property within the Master Plan 

area, only such parties shall have the right to amend the Master Plan, but only to the 

extent such amendment would apply to their individual properties. At such time such 

parties no longer own the property within the development, their rights to amend the 

Master Plan shall revert to the property owners association. 

 
A. The proposed type, nature and extent of revisions that will be approved by the City 

Staff subsequent to the approval of the Master Plan may include: 

 
1. City Administrators will approve site plans for each phase of the development 

and, if required, unity of development and unified landscape plans. 

 
2. City Administration may approve variations in the location and density of 

residential uses, and will approve all preliminary subdivision plans. 

 
3. City Administration may approve changes in the dimensions or arrangement of 

the nonresidential portions of the Master Plan, as long as the overall acreage or 

square footage allocated for such uses is not expanded by more than a total of 

twenty-five percent (25%), and as long as the location of the retail portion of the 

Master Plan is not substantially altered. 

 
4. City Administration may approve change in public street and collector locations, 

driveway access points onto the thoroughfare system, and minor changes in street 
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or sidewalk construction standards that do not affect the traffic-carrying capacity of 

the streets or sidewalks. 

 
B. For group housing, town homes, etc., variations in the building-to-building locational 

requirements and set backs from buildings, rights of way, and outdoor living areas may be 

approved by the Planning Commission if it can be demonstrated that equal or better air, 

light and privacy can be provided with creative arrangement of buildings and window 

locations, fencing and landscaping, or other innovative design. 

 
C. The Planning Commission shall resolve any modification to the Master Plan 

conditions or any question of interpretation of the Master Plan that may arise in the 

administrative approval of any site plan within the Master Plan area, and that is not 

resolved between City Administration and the applicant. As with any Certified Action of 

the Planning Commission, either the Planning Director or the applicant may appeal the 

judgment of the Planning Commission to the City Council. 

 
D. City Council, after a recommendation of the Planning Commission, shall approve 

any change in the Master Plan that will create an expansion of any non-residential portion 

of the Master Plan greater than twenty-five percent (25%) of the approved acreage or 

square footage for that portion. 

 
E. City Council, after a recommendation of the Planning Commission, shall approve 

any substantial change in the location of the retail portions of the Master Plan. 

 
F. City Council or the Board of Adjustment, in accordance with the zoning Code, will 

approve all special-use permits or variances that may be required for specific uses 

proposed in site-specific development plans. 





Rezoning Application and Checklist 

Planning and Development Customer Service Center • One Exchange Plaza, Suite 400 | Raleigh, NC 27601 | 919-996-2500 

Page 1 of 14 REVISION 10.27.20

raleighnc.gov 

Please complete all sections of the form and upload via the Permit and Development Portal (permitportal.raleighnc.gov). 
Please see page 11 for information about who may submit a rezoning application. A rezoning application will not be 
considered complete until all required submittal components listed on the Rezoning Checklist have been received and 
approved. For questions email rezoning@raleighnc.gov. 

Rezoning Request 

General use Conditional use Master plan OFFICE USE ONLY 
Rezoning case # 

___________________ Text change to zoning conditions 

Existing zoning base district: Height: Frontage: Overlay(s): 

Proposed zoning base district: Height: Frontage: Overlay(s): 

Helpful Tip: View the Zoning Map to search for the address to be rezoned, then turn on the 'Zoning' and 'Overlay' 
layers. 

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

General Information 

Date: Date amended (1): Date amended (2): 

Property address: 

Property PIN: 

Deed reference (book/page): 

Nearest intersection: Property size (acres): 

For planned development 
applications only: 

Total units: Total square footage: 

Total parcels: Total buildings: 

Property owner name and address: 

Property owner email: 

Property owner phone: 

Applicant name and address: 

Applicant email: 

Applicant phone: 

Applicant signature(s): 

Additional email(s): 

Rezoning 
Type
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Conditional Use District Zoning Conditions 

Zoning case #: Date submitted: OFFICE USE ONLY 
Rezoning case # 

___________________Existing zoning: Proposed zoning: 

Narrative of Zoning Conditions Offered 

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

Property Owner(s) Signature: _______________________________________________ 

Printed Name: ______________________________________________________ 
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Rezoning Application Addendum #1 

Comprehensive Plan Analysis 
OFFICE USE ONLY 

Rezoning case # 

____________

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

Statement of Consistency 

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

Public Benefits 

Provide brief statements explaining how the rezoning request is reasonable and in the public interest. 
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Rezoning Application Addendum #2 

Impact on Historic Resources 

OFFICE USE ONLY 
Rezoning case # 

____________

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

Inventory of Historic Resources 

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

Proposed Mitigation 

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

The applicant must respond to the Urban Design Guidelines contained in the 2030 Comprehensive Plan if: 

a) The property to be rezoned is within a "City Growth Center" or “Mixed-Use Center”, OR;
b) The property to be rezoned is located along a "Main Street" or "Transit Emphasis Corridor" as shown on the

Urban Form Map in the 2030 Comprehensive Plan.

Urban form designation: Click here to view the Urban Form Map. 

1 

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

Response: 

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. 

Response: 

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. 

Response: 

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. 

Response: 

5 

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

Response: 

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. 

Response: 

https://maps.raleighnc.gov/iMAPS/
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Buildings should be located close to the pedestrian-oriented street (within 25 feet of the curb), with off-
street parking behind and/or beside the buildings. When a development plan is located along a high-
volume corridor without on-street parking, one bay of parking separating the building frontage along the 
corridor is a preferred option. 

Response: 

8 

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

Response: 

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. 

Response: 

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. 

Response: 

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. 

Response: 

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. 

Response: 

13 

New public spaces should provide seating opportunities. 

Response: 



Page 7 of 14 REVISION 10.27.20

raleighnc.gov 

14 

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

Response: 

15 

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

Response: 

16 

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

Response: 

17 

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

Response: 

18 

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

Response: 

19 

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

Response: 

20 

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

Response: 
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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. 

Response: 

22 

Streets should be designed with street trees planted in a manner appropriate to their function. Commercial 
streets should have trees which complement the face of the buildings and which shade the sidewalk. 
Residential streets should provide for an appropriate canopy, which shadows both the street and sidewalk, 
and serves as a visual buffer between the street and the home. The typical width of the street landscape 
strip is 6-8 feet. This width ensures healthy street trees, precludes tree roots from breaking the sidewalk, 
and provides adequate pedestrian buffering. Street trees should be at least 6 1/4" caliper and should be 
consistent with the City's landscaping, lighting and street sight distance requirements. 

Response: 

23 

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

Response: 

24 

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

Response: 

25 

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

Response: 

26 

The sidewalks should be the principal place of pedestrian movement and casual social interaction. Designs 
and uses should be complementary to that function. 
Response: 
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Rezoning Checklist (Submittal Requirements) 

To be completed by Applicant 
To be completed by 

staff 

General Requirements – General Use or Conditional Use Rezoning Yes N/A Yes No N/A 

1. I have referenced this Rezoning Checklist and by using this as a
guide, it will ensure that I receive a complete and thorough first review
by the City of Raleigh

2. Pre-application conference.

3. Neighborhood meeting notice and report

4. Rezoning application review fee (see Fee Guide for rates).

5. Completed application submitted through Permit and Development
Portal

6. Completed Comprehensive Plan consistency analysis

7. Completed response to the urban design guidelines

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

9. Trip generation study

10. Traffic impact analysis

For properties requesting a Conditional Use District: 

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

If applicable, see page 11: 

12. Proof of Power of Attorney or Owner Affidavit.

For properties requesting a Planned Development or Campus District: 

13. Master plan (see Master Plan submittal requirements).

For properties requesting a text change to zoning conditions: 

14. Redline copy of zoning conditions with proposed changes.

15. Proposed conditions signed by property owner(s).

http://www.raleighnc.gov/content/extra/Books/PlanDev/DevelopmentFeeSchedule/
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Master Plan (Submittal Requirements) 

To be completed by Applicant 
To be completed by 

staff 

General Requirements – Master Plan Yes N/A Yes No N/A 

1. I have referenced this Master Plan Checklist and by using this as a
guide, it will ensure that I receive a complete and thorough first review
by the City of Raleigh.

2. Total number of units and square feet

3. 12 sets of plans

4. Completed application; submitted through Permit & Development Portal

5. Vicinity Map

6. Existing Conditions Map

7. Street and Block Layout Plan

8. General Layout Map/Height and Frontage Map

9. Description of Modification to Standards, 12 sets

10. Development Plan (location of building types)

11. Pedestrian Circulation Plan

12. Parking Plan

13. Open Space Plan

14. Tree Conservation Plan (if site is 2 acres or more)

15. Major Utilities Plan/Utilities Service Plan

16. Generalized Stormwater Plan

17. Phasing Plan

18. Three-Dimensional Model/renderings

19. Common Signage Plan
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Who Can Initiate a Zoning Request? 

If requesting to down-zone property, the rezoning application must be signed by all the property owners whose 
property is subject to the downzoning. Downzoning is defined as a zoning ordinance that affects an area of land in 
one of the following ways:  

1. By decreasing the development density of the land to be less dense than was allowed under its previous
usage.

2. By reducing the permitted uses of the land that are specified in a zoning ordinance or land development
regulation to fewer uses than were allowed under its previous usage.

If requesting to rezone property to a conditional district, the rezoning application must be signed by all owners of the 
property to be included in the district. For purposes of the application only (not the zoning conditions), the City will 
accept signatures on behalf of the property owner from the following:  

1. the property owner;
2. an attorney acting on behalf of the property owner with an executed power of attorney; or
3. a person authorized to act on behalf of the property owner with an executed owner’s affidavit.

An owner’s affidavit must be made under oath, properly notarized and, at a minimum, include the following 
information:  

▪ The property owner’s name and, if applicable, the property owner’s title and organization name.
▪ The address, PIN and Deed Book/Page Number of the property.
▪ A statement that the person listed as the property owner is the legal owner of the property described.
▪ The name of the person authorized to act on behalf of the property owner as the applicant. If applicable,

the authorized person’s title and organization name.
▪ A statement that the property owner, as legal owner of the described property, hereby gives authorization

and permission to the authorized person, to submit to the City of Raleigh an application to rezone the
described property.

▪ A statement that the property owner understands and acknowledges that zoning conditions must be
signed, approved and consented to by the property owner.

▪ The property owner’s signature and the date the property owner signed the affidavit.

If requesting to rezone property to a general use district that is not a down-zoning, the rezoning application may be 
signed, for the purpose of initiating the request, by property owners or third-party applicants.  
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Date: 

Re: (SITE LOCATION) 

Neighboring Property Owners: 

You are invited to attend a neighborhood meeting on (MEETING DATE). The meeting will be held at 

(MEETING LOCATION, INCLUDING ADDRESS) and will begin at (TIME). 

The purpose of this meeting is to discuss a potential rezoning of the property located at (SITE ADDRESS AND 
NEARBY LANDMARKS). This site is current zoned (CURRENT ZONING DISTRICT) and is proposed to be rezoned 
to (PROPOSED ZONING DISTRICT). (Please also provide any relevant details regarding the request.) 

The City of Raleigh requires that prior to the submittal of any rezoning application, a neighborhood meeting involving 
the property owners within 500 feet of the area requested for rezoning. 

If you have any concerns or questions I (we) can be reached at: 

For more information about rezoning, you may visit www.raleighnc.gov or contact the Raleigh Planning and 

Development Department at: 

(919) 996-2682

rezoning@raleighnc.gov

Thank you. 

At least 10 days prior to the meeting date with the owners of property, the applicant shall notify the owners of 
property about the meeting; notice shall be by first class mail or certified mail return receipt. If notification is to 
be by first class mail, the applicant shall deliver the sealed, addressed, stamped envelopes to Planning and 
Development prior to the aforementioned 10-day period. If notification is to be by certified mail return receipt, 
copies of the return receipts shall be given to Planning and Development at time of application submittal. 

SUBMITTED DATE: 

http://www.raleighnc.gov/
mailto:rezoning@raleighnc.gov
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SUMMARY OF ISSUES 

A neighborhood meeting was held on (date) to discuss a potential rezoning 

located at (property address). The 

neighborhood meeting was held at (location). 

There were approximately (number) neighbors in attendance. The general issues discussed 

were: 

Summary of Issues: 
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ATTENDANCE ROSTER 

NAME ADDRESS 



REZONING OF PROPERTY CONSISTING OF +/- 4.4 ACRES, 

LOCATED AT THE INTERSECTION OF FALLS VALLEY DRIVE AND COXINDALE 

DRIVE, IN THE CITY OF RALEIGH 

 

REPORT OF NEIGHBORHOOD MEETING WITH ADJACENT PROPERTY OWNERS AND 

TENANTS ON 

MARCH 25, 2021 

 

Pursuant to applicable provisions of the Unified Development Ordinance, a neighborhood meeting 

was held with respect to a potential rezoning with adjacent property owners and tenants on 

Thursday, March 25, 2021, at 5:00 p.m. The property considered for this potential rezoning totals 

approximately 4.4 acres, and is located at the intersection of Falls Valley Drive and Coxindale 

Drive, in the City of Raleigh, having Wake County Parcel Identification Numbers 1718614743 

(portion) and 1718711435. This meeting was held virtually on Zoom with an option to call in by 

telephone. All owners and tenants of property within 500 feet of the subject property were invited 

to attend the meeting. Attached hereto as Exhibit A is a copy of the neighborhood meeting notice. 

A copy of the required mailing list for the meeting invitations is attached hereto as Exhibit B. A 

list of the individuals who attended the meeting is attached hereto as Exhibit C. A summary of the 

items discussed at the meeting is attached hereto as Exhibit D. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  



 

EXHIBIT A – NEIGHBORHOOD MEETING NOTICE 

 

 
 



 



 
 

 

  



 

EXHIBIT B – NOTICE LIST 

 

 



 

 

 

 



 
 

 

 

 



 
 

 

 

  



 

EXHIBIT C – MEETING ATTENDEES 

 

1. Jennifer Ashton 

2. Russ Condrey 

3. Jordan Shaw 

4. Matt and Katie Kushner 

5. Ellen Fick 

6. Susan Bordeaux 

7. Hannah Reckhow, City of Raleigh 

8. Christine Hicks 

9. Dinah Ingall 

10. Dave Uhland 

11. Soodabeh Mirblook 

12. David Finch 

 

 

 

 

 

 

 

 

  



 

EXHIBIT D – ITEMS DISCUSSED 

 

1. PD Amendment Process 

2. Current Site Data and Proposed Base Zoning District 

3. The reasons for the PD Amendment request 

4. Current development plans 

5. The PD Amendment does not include revisions to the existing health club buildings. 

6. The PD Amendment only applies to Phase I of the Falls Ridge PD.  There are not any 

proposed changes to the remainder of the PD. 

7. The City does not require a particular frontage for Phase I. 

8. There are no plans to remove the existing sound barrier. This is located within NCDOT 

right-of-way. 

9. Concerns were expressed regarding 5 stories adjacent to single-family homes. 

10. Uses permitted under the CX-District per the UDO were discussed, as were City Staff’s 

recommendations on additional use prohibitions for consistency purposes. 

11. The City will study traffic as it relates to the PD Amendment request. 



REZONING OF PROPERTY CONSISTING OF +/- 3.2 ACRES, 

LOCATED AT THE INTERSECTION OF FALLS VALLEY DRIVE AND COXINDALE 

DRIVE, IN THE CITY OF RALEIGH 

 

REPORT OF SECOND NEIGHBORHOOD MEETING WITH ADJACENT PROPERTY 

OWNERS AND TENANTS ON 

NOVEMBER 29, 2021 

 

Pursuant to applicable provisions of the Unified Development Ordinance, a neighborhood meeting 

was held with respect to a potential amendment to the Falls Ridge Planned Development Master 

Plan with adjacent property owners and tenants on Monday, November 29, 2021, from 5:00 p.m. 

to 7:00 p.m. The property proposed to be subject to this Master Plan Amendment totals 

approximately 3.2 acres, and is located at the intersection of Falls Valley Drive and Coxindale 

Drive, in the City of Raleigh, having Wake County Parcel Identification Number 171870425. This 

meeting was held virtually on Zoom with an option to call in by telephone. All owners and tenants 

of property within 1000 feet of the subject property were invited to attend the meeting. Attached 

hereto as Exhibit A is a copy of the neighborhood meeting notice. A copy of the required mailing 

list for the meeting invitations is attached hereto as Exhibit B. A list of the individuals who 

attended the meeting is attached hereto as Exhibit C. A summary of the items discussed at the 

meeting is attached hereto as Exhibit D. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  



 

EXHIBIT A – NEIGHBORHOOD MEETING NOTICE 

 

 



 
 

 

  



 

 

 
 



 

 

 
 



EXHIBIT B – NOTICE LIST 

 

 



 

 

 



 
 

 

 



 
 

 

 



 
 

  



 

 

 

 



 

 

 
 



 

 

 
 



 

 

 
 



 

 

 
 



EXHIBIT C – MEETING ATTENDEES 

 

1. Jennifer Ashton 

2. Kaline Shelton 

3. Hannah Reckhow, City of Raleigh 

4. Randy Overton 

5. Phil Gianfortone 
6. 1-303-478-1182 
7. 1-614-668-4551 

8. Anne Maitre 
9. Brian 
10. C 
11. Christine Hicks 
12. David Finch 
13. David Uhland 

14. Debbie 
15. Earle PageiPad 
16. Ellen Fick 
17. Gailya Paliga 
18. Heidi Ross 

19. Julie Bagley 
20. Karen Price 
21. Maggie Cromer 
22. Mark Rodts 
23. Matthew 

24. Mike Maness 
25. Nancy Titus 

26. rebekahsedaca 
27. slav 
28. Tim Lancaster 
29. Todd Walstad 
30. Walt Jennette 

31. William Konicki 
32. LFHastin 
33. Mike Gianfortone 
34. Ipad (9)lita 
35. Galaxy  Tab A 8 

36. 1-805-276-0168 
 

 

 

 

 

 

 

  



 

EXHIBIT D – ITEMS DISCUSSED 

 

1. PD Amendment Process 

2. Current Site Data and Proposed Text Amendment to PD Master Plan 

3. The reasons for the PD Amendment request 

4. The owner of the property 

5. There are no current development plans for the site; however, the site has remained vacant 

for over twenty (20) years, and the property owner seeks to market it to potential new 

buyers and/or tenants 

6. The PD Amendment does not include revisions to the existing health club/fitness center 

buildings at 1920 Falls Valley Drive (PIN 1718613811) 

7. The PD Amendment only applies to Phase I of the Falls Ridge PD; however, the parcel 

boundaries have been reduced by a recent sale in September 2021.  There are not any 

proposed changes to the remainder of the PD 

8. Uses permitted under the existing Master Plan 

9. Uses permitted under the O&I-1 District versus the CX-District 

10. The City’s traffic count results and how they were determined 

11. Speed bumps for deterring existing traffic on public streets adjacent to the site 

12. Storm water control when the lot is developed  

13. Requests from residents to prohibit hotels, gun ranges, and halfway houses from being 

developed on the site. Some residents indicated a desire for multi-family residential uses 

on the site while others did not. 

14. Proposed building height and neighborhood transitions 

15. Tree conservation requirements for the site 
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	Rezoning case: 
	Height: 
	Frontage: 
	Overlays: 
	Height_2: 
	Frontage_2: 
	Overlays_2: 
	Date: 
	Date amended 1: 
	Date amended 2: 
	Property address: 1920 and 2020 Falls Valley Drive
	Property PIN: 1718614743 (portion) and 1718711435
	Deed reference bookpage: 014597/00131 and 012036/00677
	Nearest intersection: Falls Valley Dr and Coxindale Dr
	Property size acres: 3.2
	Total units: 
	Total square footage: 
	Total parcels: 
	Total buildings: 
	Property owner name and address: Falls Ridge V LLC and Falls Ridge III LLC, PO Box 17566, Raleigh, NC 27619-7566
	Property owner email: 
	Property owner phone: 
	Applicant name and address: Jennifer Ashton, Longleaf Law Partners
	Applicant email: jashton@longleaflp.com
	Applicant phone: 919-780-5433
	Additional emails: 
	Check Box1: Off
	Check Box2: Off
	Check Box3: Off
	Check Box4: Yes
	Text5:    PD
	proposed1:    PD
	Text6: 
	Zoning case: 
	Date submitted: 
	Existing zoning: 
	Proposed zoning: 
	Rezoning case_2: 
	Narrative of Zoning Conditions OfferedRow1: Proposed text amendment to Master Plan for a Planned Development District - Falls Ridge (Ordinance (1999) 731 ZC 472) in order to:1. Create a new Phase 5 for the Falls Ridge PD (Phase 5 is shown as New Lot 2 on the Recombination Plat recorded at BM2021/PG 1547).2. Provide that allowable principal uses for Phase 5 shall be all uses that are permitted, limited, or special uses within the CX-district; except the following uses shall be prohibited in Phase 5: a. Adult establishment.b. Cemetery.c. Detention center, jail, prison.d. Drive-thru facility.e. Light manufacturing.f. Restaurants and bars.g. Standalone retail building.h. Vehicle fuel sales.i. Vehicle repair (minor).j. Vehicle repair (major).3. Provide that there shall be no maximum gross floor area for non-residential uses in Phase 5;4. Provide that the maximum building height for Phase 5 is 5 stories;5. Provide that all buildings within Phase 5 shall meet yard space and setback requirements of the CX-district; and6. Provide that all signs within Phase 5 shall meet sign requirements of the CX-district.7. Provide that hours of operation for non-residential uses can begin no earlier than 6 AM and end no later than 11 PM, including all deliveries.
	Printed Name: 
	Rezoning case_3: 
	Provide brief statements regarding whether the rezoning request is consistent with the future land use designation the urban form map and any applicable policies contained within the 2030 Comprehensive PlanRow1: 1. The property is designated as Office and Residential Mixed Use on the Future Land Use Map, which allows for a mix of residential and office uses. The 2030 Comprehensive Plan provides that OX is the closest corresponding zoning district for this land use designation. The applicant proposes to amend the Falls Ridge PD Master Plan to have all permitted, limited or special uses within the CX- District be allowed within Phase 5, with specific prohibitions including, but not limited to, restaurant/bars, vehicle fuel sales, and vehicle repair. Also, the applicant proposes a condition incorporating OX- District's non-residential hours of operation proscribed by the UDO. The addition of these use prohibitions and non-residential hours of operation more closely align with the OX- District, and therefore, the request to have the CX- District apply to Phase 5 is consistent with the future land use designation. 2. The 2030 Comprehensive Plan further provides that heights in the Office & Residential Mixed Use land use category would generally be limited to four stories when near neighborhoods, but additional height can be allowed for larger sites and locations along major corridors where adjacent uses would not be adversely impacted. Here, Phase 5 of the Falls Ridge PD is located adjacent to Low Density Residential.  However, Phase 5 also is located adjacent to I-540, a major highway corridor.  The applicant proposes to limit the non-residential uses allowed within Phase 5, and further proposes to limit the non-residential uses hours of operation, in order to minimize impacts on the existing residential areas.  The proposed height of 5 stories, therefore, is consistent with the Comprehensive Plan.3. Phase 5 is located at the intersection of Falls Valley Dr. and Coxindale Dr. The Urban Form Map does not provide guidance for these roadways.  However, Phase 5 also is located adjacent to the I-540 corridor.  The Urban Form Map designates I-540 as a Parkway Corridor, which calls for a heavily landscaped approach to street frontage. Specifically, a suburban approach to frontage is recommended.  Although the property is not subject to a SHOD-1 Overlay District, Phase 5 does contain an open space buffer as designated on the Plat for the Falls Ridge Subdivision, recorded in BM 2002/Page 1883.  Additionally, a sound barrier wall is located within the NCDOT right-of-way along I-540.  The open space buffer and sound barrier help to create a frontage along I-540 that is consistent with the Urban Form Map's guidance.4. The request is consistent with Comprehensive Plan policies: LU 1.2 "Future Land Use Map and Zoning Consistency" (the PD amendment with added Phase 5 conditions is consistent with the Office & Residential Mixed Use land use designation); LU 2.2 "Compact Development" (the proposed use will be arranged as a compact development); LU 5.1, LU 5.4, LU 5.5, LU 5.6 "Land Use Compatibility" (the proposed uses will serve as a transition between the low density residential neighborhoods to the north and east of the site, and the more intensive uses to the west of the site); EP 3.12 "Mitigating Stormwater Impacts" (development is proposed to mitigate stormwater impacts); EP 8.4 "Noise and Light Impacts" (development is proposed to mitigate potential noise and light pollution impacts on adjoining residential properties).
	Provide brief statements explaining how the rezoning request is reasonable and in the public interestRow1: The request is reasonable and in the public interest because it provides for additional residential, commercial and/or office amenities within walking distance to the surrounding residential neighborhoods. Additionally, the proposed Phase 5 development standards contained within the revised Master Plan provide an appropriate transition between the nearby residential uses to the north and east of the site and the more intense mixed uses (i.e. standalone retail) to the west of the site, and mitigate potential impacts.
	Rezoning case_4: 
	List in the space below all historic resources located on the property to be rezoned For each resource indicate how the proposed zoning would impact the resourceRow1: There are no known historical resources located on these lots.
	Provide brief statements describing actions that will be taken to mitigate all negative impacts listed aboveRow1: N/A
	Urban form designation: N/A
	All MixedUse developments should generally provide retail such as eating establishments food stores and banks and other such uses as office and residential within walking distance of each other Mixed uses should be arranged in a compact and pedestrian friendly form Response: N/A
	Within all MixedUse Areas buildings that are adjacent to lower density neighborhoods should transition height design distance andor landscaping to the lower heights or be comparable in height and massing Response: N/A
	A mixeduse areas road network should connect directly into the neighborhood road network of the surrounding community providing multiple paths for movement to and through the mixeduse area In this way trips made from the surrounding residential neighborhoods to the mixeduse area should be possible without requiring travel along a major thoroughfare or arterial Response: N/A
	Streets should interconnect within a development and with adjoining development Culdesacs or dead end streets are generally discouraged except where topographic conditions andor 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 Response: N/A
	New development should be comprised of blocks of public andor private streets including sidewalks Block faces should have a length generally not exceeding 660 feet Where commercial driveways are used to create block structure they should include the same pedestrian amenities as public or private streets Response: N/A
	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 andor loading areas should be located at the side or rear of a property Response: N/A
	Buildings should be located close to the pedestrianoriented street within 25 feet of the curb with off street parking behind andor beside the buildings When a development plan is located along a high volume corridor without onstreet parking one bay of parking separating the building frontage along the corridor is a preferred option Response: N/A
	If the site is located at a street intersection the main building or main part of the building should be placed at the corner Parking loading or service should not be located at an intersection Response: N/A
	To ensure that urban open space is wellused 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 Response: N/A
	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 Response: N/A
	The perimeter of urban open spaces should consist of active uses that provide pedestrian traffic for the space including retail cafés and restaurants and higherdensity residential Response: N/A
	A properly defined urban open space is visually enclosed by the fronting of buildings to create an outdoor room that is comfortable to users Response: N/A
	New public spaces should provide seating opportunities Response: N/A
	Parking lots should not dominate the frontage of pedestrianoriented streets interrupt pedestrian routes or negatively impact surrounding developments Response: N/A
	Parking lots should be located behind or in the interior of a block whenever possible Parking lots should not occupy more than 13 of the frontage of the adjacent building or not more than 64 feet whichever is less Response: N/A
	Parking structures are clearly an important and necessary element of the overall urban infrastructure but given their utilitarian elements can give serious negative visual effects New structures should merit the same level of materials and finishes as that a principal building would care in the use of basic design elements cane make a significant improvement Response: N/A
	Higher building densities and more intensive land uses should be within walking distance of transit stops permitting public transit to become a viable alternative to the automobile Response: N/A
	Convenient comfortable pedestrian access between the transit stop and the building entrance should be planned as part of the overall pedestrian network Response: N/A
	All development should respect natural resources as an essential component of the human environment The most sensitive landscape areas both environmentally and visually are steep slopes greater than 15 percent watercourses and floodplains Any development in these areas should minimize intervention and maintain the natural condition except under extreme circumstances Where practical these features should be conserved as open space amenities and incorporated in the overall site design Response: N/A
	It is the intent of these guidelines to build streets that are integral components of community design Public and private streets as well as commercial driveways that serve as primary pedestrian pathways to building entrances should be designed as the main public spaces of the City and should be scaled for pedestrians Response: N/A
	Sidewalks should be 58 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 1418 feet wide to accommodate sidewalk uses such as vendors merchandising and outdoor seating Response: N/A
	Buildings should define the streets spatially Proper spatial definition should be achieved with buildings or other architectural elements including certain tree plantings that make up the street edges aligned in a disciplined manner with an appropriate ratio of height to width Response: N/A
	The primary entrance should be both architecturally and functionally on the front facade of any building facing the primary public street Such entrances shall be designed to convey their prominence on the fronting facade Response: N/A
	The ground level of the building should offer pedestrian interest along sidewalks This includes windows entrances and architectural details Signage awnings and ornamentation are encouraged Response: N/A
	The sidewalks should be the principal place of pedestrian movement and casual social interaction Designs and uses should be complementary to that function Response: N/A
	Q22: N/A
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