Ordinance: 85ZC674
Effective: 7/3/12

Z-19-12 - Homewood Banks Drive & Blue Ridge Road, Conditional Use — located
on the corner of Homewood Banks Drive & Blue Ridge Road, west of Crabtree Valley
Avenue, being Wake County PIN 0795580999, 0795594347, 0795583726, 0795488454,
0795580406, & 0795598141. Approximately 23.75 acres are requested to be rezoned
from Shopping Center and Office & Institution-2 with Planned Development Overlay
District to Shopping Center and Office & Institution-2 with Planned Development
Overlay District (with new Master Plan). The proposed condition requires all
development to be in accordance with the revised Master Plan.

Conditions Dated: 06/12/12

Conditional Use District requested:
Narrative of conditions being requested:

1. All development will be in accordance with the revised Master Plan which is
attached hereto.
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Section 1 - Summary Information
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Attn: Christa Greene

801 Jones Franklin Road, Suite 300
Raleigh, NC 27606-3394
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Section 2 - Property Information

The subject property is a triangular shaped land assemblage comprised of six (6) existing
contiguous parcels bound by the following roads: Crabtree Valley Avenue to the north, Blue
Ridge Road to the east, and Homewood Banks Drive to the west. It is anticipated that some of
the lots will be recombined in the future. The property assemblage is approximately 23.75 acres
in size, and is currently zoned Office and Institution — II (O&I-2), and Shopping Center (SC)
with Planned Development Overlay District. The property falls within the City of Raleigh’s
Crabtree Valley Small Area which provides specific recommendations for the development of
this site:

Provide for extensive pedestrian connectivity

Create a walkable urban community

Provide a mix of uses in close proximity

Site design shall incorporate multiple levels to utilize the change in topography

The subject parcel is located across Crabtree Valley Avenue from Crabtree Valley Mall, a
regional shopping destination for the Triangle area and eastern North Carolina. This area offers
many opportunities for shopping, work, recreation and housing and has ready access to many
major roads including Interstate 440, Glenwood Avenue (U.S. Highway 70), Creedmoor Road,
Blue Ridge Road and Edwards Mill Road.

The property is physically imposing, with over one hundred feet (100’) of topographic grade
change, providing expansive views of the Crabtree Creek Valley and the horizon beyond. House
Creek crosses the northeast corner of the property, connecting to the larger Crabtree Creek on the
Mall’s property.

Several innovative developments are currently underway or contemplated in the Crabtree Creek
Valley, and include a mixed use development to be executed by Weingarten Realty, proposed
mixed use development on the north side of Glenwood Avenue and further development of Glen
Lake Office Park and Residential neighborhood.

Nearby recreation opportunities are provided by the award-winning Crabtree Creek Greenway
developed by the City of Raleigh, and nearby Glen Eden Pilot Park, which has been connected to
the subject parcel via the recently constructed House Creek Greenway Trail.

Section 3 - Land Use & Intensity

A. Residential Buildings 1-6
Maximum 315 dwelling units
Minimum 275 dwelling units

The overall residential density for Crabtree Village will be capped at twenty-three dwelling
units per acre (23 duw/acre) for the entire property (23.75 acres), which yields a maximum of
525 Dwelling Units. A maximum of 315 dwelling units are proposed in Buildings 1-6 in
Phase I of the development. The residential uses proposed for Crabtree Village will be
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primarily apartments and condominiums containing studios, one, two and three bedroom
dwelling units oriented around private courtyards offering recreation and private, secured
open space reserved for residents. Phase I will include primarily apartments and/or
condominiums and possibly a small amount of service retail which shall be either (i)
developed as Residential Related Retail which shall mean service and retail uses serving
multi-family residential developments which do not allow on-premises alcohol
consumption (“Residential Retail”) within that portion of the Property zoned O&I-II; or (ii)
other retail development within that portion of the Property zoned SC, and office uses, and
Phases II and III may contain additional dwelling units, subject to the overall residential
cap of 525 dwelling units. These additional residential units in Phases II and III may
include congregate care rooms, apartments, or residential condominiums.

Tower/Mixed Use Buildings. The Crabtree Village development proposes one or more
building(s) with more than one land use, possibly including a tower building, not to exceed
two hundred feet (200°) in height. It is currently assumed that these buildings will be built
as a later phase, apart from the initial residential components.

Building 7 (Tower) and Buildings 8-10 (exact number of buildings to be determined)
1. Retail
Minimum 15,000 square feet (including at least one eating establishment)
Maximum 60,000 square feet
Only the following types of retail (and as defined by the City of Raleigh Code Section
10-2071) may be included:
-Accessory Structures
-Bank
-Bar, Nightclub, Tavern or Lounge
-Beauty, Nail and Manicure; Cosmetic Art; Barbershop
-Eating Establishment with no Drive-Thru
-Food Store — Retail
-Movie Theater — Indoor
-Retail Sales -Residential Related Services
-Retail Sales — Personal Services
-Retail Sales — Convenience
-Retail Sales - General
-Retail Brokerage Office
-Telecommunications Tower

The retail proposed for Crabtree Village envisions a variety of shopping venues including
at least one (1) eating establishment to serve residents of the community, but also the
visitors to the regional shopping destination, Crabtree Valley Mall. Retail shops varying
in size shall provide a variety of shopping opportunities; no single retail user or retail
tenant shall exceed 39,000 square feet (SF) (net) of floor area.

2. Office: 250,000 square feet maximum
3. Hotel:
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Maximum: 200 rooms
4. Residential: Maximum shall be equal to 525 dwelling units, less the total number of
dwelling units actually constructed in Buildings 1-6, including up to
a) 300 Congregate Care Rooming Units (150 dwelling units) and/or
b) apartments and/or condominiums

C. Planned Development District Retail Justification:
In accord with the Planned Development District goals established by City of Raleigh, the
following components are incorporated into the Crabtree Village PDD to justify the overall
project, and especially the inclusion of retail uses:
1. Mixture of Land Uses on contiguous tracts of property
2, Incorporate Transit Oriented Design; Transit Facilities (i.e.- Transit Shelters &
Easements)
3. Open Space significantly exceeds the minimum requirement for PDD and non-PDD
areas
Economic Arrangement of Buildings
Incorporate parking structures to improve appearance of Crabtree Village
Stream Preservation
Urban form of Crabtree Village protects thoroughfare corridors from
strip development

Nownk

For additional information regarding the mixed use buildings — please refer to Architect’s Unity
of Development Statement.

D. Alternate Means of Compliance for Transitional Protective Yards (TPYs”):
The reasons for requiring TPY's between different types of uses are as follows:

To protect less intense uses from the adverse impacts of more intense uses;

To prevent adverse community appearance;

To protect the character of an area and conserve the values of buildings and land; and
To provide adequate air and light.

The proposed development would require a “Type C” 20-foot wide TPY along the
approximately 270-foot line between Phase I and Phases II-III if a traditional TPY was installed
as required by Code; however, due to the integration of differing yet compatible land uses, the
use of traditional landscape buffers to separate these land uses would not be in keeping with the
goals of the Crabtree Area Plan, the 2030 Comprehensive Plan, and the City’s Urban Design
Guidelines. As an alternate means of compliance to traditional Transitional Protective Yards, the
PDD proposes to:

e Locate alternate secondary tree conservation areas, which exceed the required 10% tree
conservation areas, on steep slopes that are internal to the site and that are strategically
located to provide visual buffering;
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e Preserve environmentally sensitive land areas associated with the House Creek corridor,
providing cumulative overall open space at a rate of no less than 20% for the PDD, which
exceeds the required 15% open space requirement for PDDs;

e Provide pedestrian connections/internal vehicle circulation among the various land uses;

and

e Provide a private street or driveway of at least twenty-five feet (25°) in width with trees
planted on both sides spaced a maximum of forty feet (40’) on center (subject to the
location of access drives, fire hydrants and utilities located therein) which will provide a
separation between the residential and mixed use buildings.

The traditional TPY would provide approximately 5,400 square feet (270’ x 20”) of planted
buffer area between the phases. The alternate TPY proposed which offers an increase from
15% to 20% Open Space on site provides approximately 1.144 additional acres of open space
or an additional 49,832 square feet as compared to the 5,400 square feet of a traditional TPY
buffer if the alternate were not approved. The proposed alternate clearly provides an equal or
better substitute for the requirements for TPYs for the following reasons:

The mixed use development will be developed in an integrated manner where
convenient pedestrian connections between residential and retail/office/parking uses
are desirable, and proximity to different but compatible types of uses is considered an
advantage rather than an adverse impact

The preservation of additional trees and steep slopes provide better visual buffering
and actually enhance community appearance;

The protection of environmentally sensitive areas on the perimeter of the site better
protect the character and value of the land than traditional internal TPY's; no existing
buildings are being preserved on site.

Adequate air and light for the development and for adjacent sites will be ensured via
the protection of environmentally sensitive areas, provision of more than 20% open
space and provision of TCAs in excess of that required by Code. In addition, the fact
that the subject development is bounded on all sides by public rights-of-way, all of
which will be increased in width as a result of this development, will further support
adequate air and light.

E. Parking Structures

Parking structures are encouraged for Crabtree Village where feasible, as they will contribute to
preservation of the natural topography and reduce impervious surface area, however, surface

parking is permitted.
The use of parking structures should be considered for:
e Office uses
e Retail/Restaurant use(s)
o Hotel use
e Residential buildings with higher density concentration
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Structured parking is an excellent means of storing vehicles, with a reduction in convenience for
those drivers who prefer front—door parking, and both types of parking are allowed. A side
effect of structured parking is that a stored car encourages users to park and leave their car while
in the community, encouraging pedestrian travel as a means of moving within the site.

Access to air and light are important components in the design of a parking structure, and
aesthetic screening of parking facilities is a component of the City’s landscape ordinance. Phase
I parking decks have been designed to include one grade level and one elevated level. Phases II
and III deck(s) may have more levels exposed but will be screened as provided below.

All parking decks shall either:
(1) Be constructed with a setback at least fifty (50) feet from the public street right-of-way and
limited in height to three levels above grade; or
(2) Be designed such that
(a) the deck provides building articulation along public right-of-way frontage at
least every fifty (50) feet;
(b) the deck is screened from the public right-of-way with tall growing trees
located within the Street Protective Yard (such as Bald Cypress, Cryptomeria
Hightower Willow Oaks, Water Oaks or comparable trees) spaced no more than
40 feet on center; and
(c) the deck facade adjacent to the public right-of-way incorporates at least two
(2) of the following elements:
(i) louvers
(ii) decorative screens
(iii)vertical building elements
(iv)green screens

Section 4 — Transportation

Transportation Impact Analysis

A Transportation Impact Analysis (TIA) prepared by Stantec and dated as of May 11, 2012, has
been submitted and approved by City Staff.

Circulation Plan /Pedestrian/Bicycle Plan

Crabtree Village is organized around the goal of creating a mixed and multi-use development
which works with the unique topographic aspects of the site, preserves open space and provides
for right-of-way for future transportation improvements as envisioned by the City of Raleigh’s
Comprehensive Plan (Crabtree Valley Small Area Plan). To achieve that goal, the pedestrian
and bicycle circulation plan is emphasized by use of the following design initiatives:

A. Parking is provided in both structured and surface parking areas that will encourage

residents and visitors to park their vehicles, and leave them while at Crabtree Village. Due
to the extensive shopping, recreation and work opportunities near Crabtree Village,
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residents will be able to leave their cars on the Crabtree Village Property and walk to
nearby destinations or take advantage of the public transit routes that serve this property.

Extensive sidewalks and greenway trails are provided along all public streets adjoining the
property, and along the internal private drives. The sidewalks along Homewood Banks
Drive shall be no less than eight feet (8’) wide and internal sidewalks adjoining mixed use
buildings C-7-C-10 shall be no less than 14 feet wide. Those adjoining retail uses shall also
include planting wells. In all locations, exceptions (reductions) are allowed to
accommodate handicap access features, utilities, street trees or similar items. Other
sidewalks internal to the site (parking areas; secondary entrances; service doors; etc) shall
be no less than five feet (5°) wide.

Bicycle racks shall be located in multiple locations within covered areas of the parking
structure as follows:

Use Short Term (uncovered) Long Term (covered) Bike
Bike Spaces Required Spaces Required

Residential 1 space per 20 units 1 space per S units

Office 1 space per 10,000 sf 1 space per 5,000 sf

Retail 1 space per 5,000 sf None

Hotel 1 space per 10,000 sf 1 space per 5,000 sf

Right-of-way for the future interchange of Blue Ridge Road and Crabtree Valley Avenue
will be reserved as a part of this Master Plan.

Transit easement deeds for future transit stops shall be provided along Homewood Banks
Drive, Crabtree Valley Avenue and Blue Ridge Road. One transit shelter in an easement,
with a bench and trash receptacle, is proposed to be built on site and two additional transit
easements are to be dedicated. The locations of these features are to be finalized with the
site permit drawings.

As the Crabtree Valley Small Area plan recommends the inclusion of pedestrian crossing
features at the intersection of Crabtree Valley Avenue and Homewood Banks Drive such as
activated crosswalk signals, striped walkways, signage; these features shall be provided per
recommendation of the City of Raleigh and/or NCDOT.

Defined pedestrian routes shall be provided through the property to connect building
entrances/exits to the pedestrian crossings at Crabtree Valley Avenue where it intersects
Homewood Banks Drive and to the City greenway along House Creek and at the
intersection of Homewood Banks Drive and Blue Ridge Road — see Pedestrian Circulation
Plan.

Driveway entrances into the community have been carefully planned and located to reduce
the overall number of driveways, and to locate them so as to afford good sight distance and
incorporate pedestrian refuges where driveways exceed two lanes in width. Traffic safety
concerns and severe topography prevent the placement of a third access point as required
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for more than 300 dwelling units in the Group Housing Standards. Therefore, the PDD
proposes that two access points, as shown on the Master Plan drawings, be approved as an
alternative means of compliance to City Code Section 10-2103(c)(2) which requires one
access point for every 150 dwelling units unless traffic safety, surrounding development,
severe topography or other physical features prevent such additional access. Traffic safety
issues and severe topography on the Crabtree Village site and the limitation of access
points on Blue Ridge Road (1) and Crabtree Valley Avenue (0) may prevent additional
access points; however, the proposed design provides equivalent or better environmental
and safety benefits and provides comparable utility and accessibility as required under City
Code Section 10-2103(h).

Pedestrian Circulation improvements such as crosswalks, countdown signals, guide signs,
etc will be provided at the Homewood Banks intersection on Crabtree Valley Avenue.
Pedestrian amenities will be ADA-compliant to the extent reasonable due to the existing
site topography and the gradient of existing roadways.

The developer will provide all traffic control devices, including signing, pavement
markings, traffic signal modifications, etc necessary for the safe and efficient operation of
Homewood Banks Drive as directed by the City and NCDOT.

Site retaining walls shall be primarily constructed of stacked, concrete modules. The face
of the building blocks shall not be a “faceted” style. The City of Raleigh Appearance
Commission shall approve the retaining wall material specification prior to building permit
issuance. The developer shall provide evergreen trees in front of the retaining wall(s) that
are in excess of twelve feet (12°) in height, and which are spaced no more than twenty-five
feet (25°) on center.

Parking Requirements

As a mixed and multi-use development, the following parking standards shall be utilized:

A.

All proposed uses for the project shall be calculated according to City of Raleigh parking
requirements under the City Code in effect as of the date of adoption of this Revised
Master Plan.

As supported by a Parking Study prepared by Stantec and dated June 13, 2012 and
submitted to the City Planning Department June 14, 2012, the overall parking count
requirement for this project shall be reduced by up to 30% based on the following
considerations:

1. Mixed Use and Shared Use parking requires less parking than stand-alone use
projects and in this case will reduce the parking need by nineteen percent (19%) .

2. Internal Trip Capture of twelve percent (12%) requires less parking than traditional
developments.
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3. Adjacent thoroughfares with transit service will allow reduction in parking
requirements. The site is located in close proximity to a transit hub at Crabtree
Valley Mall and the project will dedicate three (3) transit easements on site. The
availability of convenient transit service will reduce necessary parking by five percent
(5%).

4.  The mixture of uses will not simultaneously have a peak time of use placing a heavy
burden on the parking facilities.

5. It is anticipated that a portion of the retail, hotel and office visitors will be from the
adjacent hotels adjoining the site and from pedestrian traffic from nearby
developments and the City greenway which will reduce necessary parking by two
percent (2%).

6. Section 10-2082.6(c)(6) of the City Landscape Ordinance provides for a ten percent
(10%) reduction in the parking requirement if landscaped areas as proposed in this
development are provided.

7. Additional Bike Parking in excess of the Code requirement which will reduce
necessary automobile parking spaces by 1%.

8.  Proposed hotel with a covered entrance allowing transportation by taxi or shuttle will
reduce necessary parking by 10%.

Section 5 - Utilities & Stormwater

Existing public utilities (water and sanitary sewer) exist on the site or are located in the public
rights-of-way that bound the property. These facilities are adequate to serve the needs of
Crabtree Village’s proposed uses and densities. A layout of proposed extension of public
facilities and private service to serve the project are shown on the Utility Plan of the master plan
documents.

Stormwater runoff will be collected and treated with surface wet ponds which shall be
landscaped as site amenities, and/or with underground storage/treatment facilities such as sand
filters and pipe storage facilities. These items will be designed to meet City of Raleigh and/or
State of North Carolina requirements.

The current FEMA flood plain and floodway lines in the northeast corner of the property,
effective May 2006, are also shown.

A fifty-foot (50°) Neuse River Riparian Buffer (NRRB), is located on each side of House Creek,
as measured from top of bank. This stream buffer has re-vegetated under a “no-mow” policy
since the initial approval of the PDD, and the emerging forest is composed primarily of tulip
poplar, sweetgum, sycamore and some loblolly pine. Brambles and native grasses are also
present. The floodway shall not be developed except for the installation of trees, shrubs, related
plantings, and utility and storm drain features within designated easements.

Section 6 - Open Space/Greenway/Tree Preservation

Open Space in the amount of twenty percent (20%) of the overall site shall be provided which is
in excess of the fifteen percent (15%) open space requirement for PDDs. As mentioned in earlier
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sections of this document, the City of Raleigh has completed construction of the House Creek
Greenway where it crosses to the west side of Blue Ridge Road and onto the Crabtree Village
property. Additional open space and greenway easement shall be provided near House Creek.
Since the Crabtree Village PDD was initially approved in 2006, trees and other vegetation have
been allowed to emerge in the area of House Creek under a “no-mow” natural succession
practice.

The establishment of Tree Conservation Area(s) in accord with City of Raleigh Code
requirements shall be provided. No less than 11% of the overall site (gross land area) shall be
dedicated to Tree Conservation Areas. Fee-in-lieu payment shall not be utilized, unless a
jurisdictional mandate requires this method of compliance. Tree Conservation guidelines for this
property shall recognize the unique topographical features, and the following criteria shall be
utilized when establishing tree conservation areas:

STREAM BUFFER: Preserve the environmentally sensitive House Creek Corridor.

GREENWAY EASEMENT: Prior to building permit issuance, the property owner shall
dedicate a Greenway Easement of the City of Raleigh along House Creek. Subject to right of
reservation/dedication, the greenway easement shall dedicate seventy-five feet (75°) from the top
of the stream bank. The major purposes for the Greenway Easement are to provide a protected
view-shed along House Creek and to protect House Creek.

WOODED SLOPES: Where feasible, preserve existing wooded portions of the site located on
slopes as recommended by the Crabtree Area Plan (Policy AP-C2). Due to the unique physical
qualities of the subject property, the benefit of preserving trees on slopes is considered equal to
the criteria listed for Secondary Tree Conservation, including tree conservation along
thoroughfares, as there are direct environmental and aesthetic benefits. Proposed tree
conservation areas on slopes shall still demonstrate that the trees meet minimum trunk caliper
and basal density.

In view of the above factors, an alternate means of compliance for tree conservation areas is
proposed to include the following TCAs.

Crabtree Village Tree Preliminary Conservation Area:

1. Zone II Neuse River Riparian Stream Buffer: Refer to Preliminary Tree Conservation Plan,
Sheet C5

2. Greenway Easement: Floodway of House Creek, outside Zone II: Refer to Preliminary Tree
Conservation Plan, Sheet C5

3. Forested Steep Slopes: Refer to Preliminary Tree Conservation Plan, Sheet C5

Section 7 - Buildings

Building Guidelines
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Floor Area Ratio N/A

Building Lot Coverage Limitation (Entire Project) 70%
Impervious Surface Limitation (Entire Project) 85%
Maximum Height of Tower/Hotel/Office/Retail/ 200°*
Residential Mixed Use Building (C-7 or C-8)

Maximum Height of Residential or Mixed Residential 90°*
(R-1 thru R-6)

Maximum Height of Retail/Mixed Use Buildings 60°*
(C-9 and C-10)

Maximum Height of Office/Hotel/Retail/Residential 135°*

Mixed Use Buildings (C-7 or C-8)

Maximum Height of Residential Parking Decks (Parking 15°*
Decks 1 and 2; measurement is from lower level finished
floor parapet).

Maximum Height of Mixed Use Parking Deck(s) (Parking 65°*
Deck 1; measurement is from the finished floor elevation

of the main level at the deck entrance near the southwest

corner of the deck.)

*Except as otherwise provided above, height shall be measured from proposed finish grade —
average of all corners of building. Vertical projections from structures, including but not
limited to stairwells, elevator shafts, mechanical equipment and lighting, shall not be
considered when measuring height.

Zoning Category Maximum Height
Existing SC Zoning 200’

Existing O&I-2 Zoning 90’

Proposed PDD See above

Building Setbacks  (Proposed R.O.W.) Minimum Setback
Internal (lot to lot, building to building) Zero Feet (0°)
Blue Ridge Road Twenty Feet (20’)
Homewood Banks Drive Twenty Feet (20°)
Crabtree Valley Avenue Thirty Feet (30°)

(Non-conditioned space building structures (i.e., Transit Shelter) or features, i.e.,
Pedestrian Gateway) are exempt from building setback).
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Note: Building Setbacks proposed by this PDD document cannot reduce building
setbacks or building separations required by North Carolina Building Code, National Fire
Code or applicable provisions of the City of Raleigh Zoning Code.

Section 8 - Committed Elements

Committed Elements

A.

Parking will be provided in multiple decks in proximity to the uses they support, as
shown on the Master Plan drawings. Parking structures that are either within fifty feet
(50’) of a public right-of-way or are greater than three (3) levels above grade in height
shall be constructed and screened in accordance with Section 3E above. Not less than
50% of the portions of the parking structure(s) (excluding fenestration and air vents)
visible from public right-of-way shall be treated with architectural materials that
incorporate masonry materials found on the principal buildings. The treatment of the
parking decks visible from the right-of-way shall be incorporated into the Unity of
Development Statement specified by this PDD Document.

With the exception of the C-7 and C-8 Buildings, no buildings shall exceed more than
seven (7) floors, or ninety feet (90°) in height.

The C-7 and C-8 Buildings shall be located in the Phase II-Phase III portion of the site
and one may be up to two hundred feet (200’) in height, or twelve (12) stories, and the
other may be up to one hundred thirty-five feet (135”) in height, or nine (9) stories; not
including parking levels below the conditioned space levels and that constitute
classification as ‘basement’ per the NC Building Code.

Not less than 50% of building materials on the conditioned buildings, exclusive of
fenestration, shall incorporate but not be limited to, masonry materials (i.e. — stucco,
brick, CMU, pre-cast concrete, stone). No hardboard siding, vinyl siding or wood
railings on balconies may be used in the development., EIFS shall be permitted only as an
accent or trim feature.

The fenestration (doors, windows) of the elevation(s) of the building(s) fronting Crabtree
Valley Avenue shall be no less than 20% of the overall wall area.

Trash dumpsters/compactors shall be enclosed within buildings or within freestanding
masonry structure(s) (i.e. — dumpster enclosure with doors) with the siding material of the
enclosure to match the materials used on the building; opaque doors shall screen the
opening.

No driveway access shall be permitted from Crabtree Valley Avenue.

No more than one (1) driveway access shall be allowed from Blue Ridge Road. Such
driveway shall be a full-movement driveway.
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The developer acknowledges that the City of Raleigh or the North Carolina Department
of Transportation has jurisdiction over the right-of-way that fronts Crabtree Village, and
that in the future the City and/or the State may alter the roads, right-of-way, median
breaks and traffic patterns. Such changes to these facilities shall not invalidate the PDD
Master Plan approval.

In lieu of traditional City of Raleigh Transitional Protective Yards, transitions between
adjoining internal uses shall be through use of architectural elements (walls, fences, etc),
building offsets, courtyards, common areas (parking facilities, private streets, etc). No
planted buffer yards shall be required. As supporting uses (i.e. - parking,) are shared, and
principal uses (retail, residential) are purposefully incorporated in the same development,
there is no need for buffering of differing uses, including parking facilities. Open space
equal to at least 20% of the site (as compared to the required 15%) and tree conservation
areas along with vegetation in close proximity to the House Creek riparian buffer and/or
greenway shall be utilized in lieu of traditional transitional protective yards. The
vegetation for House Creek features can be both existing and/or proposed plantings, and
shall constitute alternate means of compliance for Transitional Protective Yards.

As the majority of parking areas are shared among all users, and located within the
interior of the project, there is no need to separate parking from other uses.

Upon approval of Encroachment Agreements by the City of Raleigh and/or NCDOT,
street yard planting requirements may be provided within the public right-of-way.
(Refer to cross sections- plan set)

Open space area requirements may be provided through street yards, stream buffer, tree
conservation areas, flood plain areas, landscape areas, and outdoor shopping
plaza/sidewalk.

Three 15° x 20’ transit easements shall be provided to the City of Raleigh along (1)
Crabtree Valley Avenue, (2) Blue Ridge Road, and (3) Homewood Banks Drive. The
developer shall provide a transit shelter in one of the easements, the specific location of
which shall be determined by City Staff. The materials and design elements of the transit
shelter shall be addressed in the Unity of Development Statement specified elsewhere in
this PDD Document.

HVAC equipment, utility meters, transformers, generators and similar equipment shall be
screened from view with plant material or architectural screen.

Provision has been made to accommodate a pedestrian circulation connection (See
Pedestrian Plan) between the Crabtree Village PDD and Crabtree Valley Mall. Such
connection shall include wide sidewalks along Homewood Banks Drive and a crosswalk
crossing Crabtree Valley Avenue.
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The major erosion control device for the site shall be designed per
the revised regulations proposed by the NCDENR, Land Quality Section, Division of
Land Resources for sites in High Quality Water (HQW) Zones; these improved
regulations became effective in 2007. Although this site is not in an HQW zone, the use
of Efficiency-Based Sediment Basins that are site specifically designed to convey
the twenty five year peak storm event in lieu of the required ten year event shall increase
the sediment trapping efficiency as well as provide for a greater control of larger storm
events. Interim sediment devices used for redundancy, brief amounts of time as required
by the phasing of construction, and public road improvements shall be designed to
comply with all City of Raleigh sedimentation control regulations.

Outdoor lighting will be designed to provide minimum lighting necessary to ensure
adequate security and comfort, while not causing excessive glare onto adjacent properties
and public rights-of-way. All pole mounted fixtures over sixteen feet (16") tall shall be
full cutoff. The maximum height of any pole mounted light fixture located on top of a
parking structure shall be no greater than twenty-four feet (24'). All floodlights shall be
directed away from right-of-way and shall be used only to accent architectural elements,
or site features, but shall not illuminate entire portions of buildings. The maximum
illumination at public rights-of-way shall be 2.0 foot candles maintained. All light
fixtures installed within public right-of-way for illuminating streets are exempt from
these standards.

Extensive sidewalks and/or greenway trails are provided along Blue Ridge Road and
Homewood Banks Drive adjoining the property, and along the internal private drives.
The sidewalks along Homewood Banks Drive shall be no less than eight feet (8°) wide
and internal sidewalks adjoining retail storefronts shall be no less than 14 feet wide and
shall include planting wells. In all locations, exceptions (reductions) are allowed to
accommodate handicap access features, utilities, street trees or similar items. Other
sidewalks internal to the site (parking areas; secondary entrances; service doors; etc) shall
be no less than five feet (5°) wide.

To provide transitions in scale, at least two (2) of the residential buildings in Phase I shall
be constructed on a 3-4 basis such buildings will be three (3) stories adjacent to the street
and transition to four (4) stories away from the street and more central to the site.

All buildings directly adjacent to and within fifty feet (50°) of public rights-of-way shall
include prominent entrances emphasized with architectural treatments such as pediments
along the right-of-way with direct and convenient pedestrian access to the public
sidewalk.

The orientation and general location of the proposed buildings, parking structures and
parking fields as well as the inter-relationships between these features and public rights
of way as shown on the Master Plan Drawings shall be maintained. Adjustments to
specific sizes of these features and exact building and parking locations shall be allowed
as long as the proposed orientation, height maximum, square footage maximums and
minimums and required setbacks are honored.
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Section 9 -Phasing:

Following is an explanation of phasing for the development. Phases may be sequential or done
at the same time, but Phases II and III may not precede Phase I. Phases II and III shall both be
located on the property labeled as Phase II property. Phases II and III may be combined or done
in two (2) separate phases as provided herein. Within ninety (90) days after approval of the
Revised Master Plan and prior to conveyance of any parcel of the Property, Applicant shall
execute and record a Declaration allocating residential and retail density and impervious
coverage availability among the separate lots within Crabtree Village. Said Declaration, which
must be approved by the City Attorney, shall allocate maximum residential units and square
footage amounts of non-residential uses (which are collectively within the maximum densities
allowed under this Master Plan) to each Phase of the development. Such Declaration may be
modified at any time with a written and recorded modification signed by the owners of the
affected Phases and approved by the City Attorney. In the event of a conveyance of any parcel
which is less than an entire Phase, said conveyed parcel shall be deemed to have an allocation of
density equal to the pro rata share (determined on an acreage basis) of density for each type of
use for the entire Phase.

A. Phase I — Residential Apartments — Buildings 1-6

1. Planned Development: The initial phase shall include
(a) a minimum of 275 Residential dwelling units and a maximum of 315 dwelling units;
(b) Residential Retail uses as determined by Developer of up to a maximum of 5,000
square feet;
(c) up to three (3) parking decks as determined by Developer containing up to 315
parking spaces, provided that parking located under a building shall not be considered a
“deck;,,
(d) surface parking of at least 150 parking spaces, but not more than 250 parking spaces;
and
(e) Recreation facilities as determined by Developer, which may include but which shall
not be limited to swimming pool(s), recreational facilities and open space areas.

2. Required Road Improvements/Dedications.
(a) dedicate right-of-way on the southeast side of Homewood Banks Drive as necessary
to establish one-half of a 60’ right-of-way;
(b) widen and improve one-half of Homewood Banks Drive to a 41’ back-to-back paved
road;
(c) dedicate right-of-way on the northwest side of Blue Ridge Road as necessary to
establish one-half of an 80’ right-of-way;
(d) widen and improve 850 feet of Blue Ridge Road adjoining the site to a 53” back-to-
back paved road;
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(e) pay a fee in lieu of improving the northern 700’ of Blue Ridge Road adjoining the
site in an amount to be determined as of building permit issuance;

(f) pay a fee in lieu of improving Crabtree Valley Avenue in an amount to be determined
as of building permit issuance;

(g) dedicate three 15x20 Transit Easements along (1) Homewood Banks Drive; (2) Blue
Ridge Road; and (3) Crabtree Valley Avenue; and

(h) construct a transit shelter within one of the Transit Easements at a location to be
determined by City Staff, which shall include shelter, trash receptacle and bench.

B. Phase II — Tower and/or Mixed Use Buildings - Buildings C-7 - C-10

1.

Planned Development. Some or all of the following may be developed as a part of Phase
II;

(a) Retail uses in the minimum amount of at least 5,000 square feet and the maximum
amount of 60,000;

(b) Office uses of up to 250,000 square feet;

(¢) Residential uses to the extent not developed in Phase I up to a maximum number of
units of 525;

(d) Hotel uses of up to 200 rooms;

() Non-Residential Retail Uses, which shall mean eating establishments and service
retail uses serving primarily a building’s other occupants opened no earlier than 6:00 a.m.
or later than 11:00 p.m. (“Non-Residential Retail”) and which shall not exceed seven
percent of the floor area (net) per building in Buildings C-7 — C-10 and which shall not
be counted against the maximum allowable retail square footage of 60,000 square feet;
and

(f) Parking and recreational facilities to serve additional uses.

Required Road Improvements/Dedications.
None.

Phase II may include any mix of the above uses, provided that projected trip generation
numbers for such a mix of uses for am and pm peak hour traffic is not increased over the
trip generation levels shown on Table 4: 1TE Trip Generation Proposed Crabtree Village
Development-Full Build Out included in the TIA for Crabtree Village, dated May 2012,
prepared by Stantec, a copy of which is attached hereto.

C. Phase III — Mixed Use Building(s)

1.

Planned Development.

(a) Retail uses in the amount of 15,000 square feet less the amount of retail constructed
in Phases I and II, and up to a maximum of 60,000 square feet, to the extent not
developed in Phase II;

(b) Office uses up to a maximum square footage of 250,000 square feet, to the extent not
developed in Phase II;

(c) Residential uses up to a maximum number of units of 525, to the extent not
developed in Phases I and II;
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(d) Hotel uses up to a maximum amount of 200 rooms, to the extent not developed in
Phase II;

(e) Non-Residential Retail Uses which shall not exceed seven percent of the floor area
(net) per building in Buildings C-7 — C-10 and which shall not be counted against the
maximum retail square footage of 60,000 square feet, to the extent not developed in
Phase II; and

(f) Parking and recreational facilities to serve additional uses.

2. Required Road Improvements/Dedications.
None.

Phase III may include any mix of the above uses, provided that projected trip generation
numbers for such a mix of uses for am and pm peak hour traffic is not increased over the
trip generation levels shown on Table 4:1TE Trip Generation Proposed Crabtree Village
Development-Full Build Out included in the TIA for Crabtree Village, dated May 2012, a
copy of which is attached hereto.

The developer commiits to the following infrastructure phasing requirements:
A. The above required easements, dedications and fees in lieu shall be made, conveyed,
recorded and paid prior to the earlier of the issuance of a building permit or recordation of a

subdivision plat.

B. The above required road improvements shall be completed prior to the issuance of
Certificates of Occupancy for any building on the property.

C. The one (1) transit shelter specified for Crabtree Village shall be constructed by the
landowner prior to receiving a certificate of occupancy for the 275th dwelling unit.

Section 10 — Revisions to Master Plan

Changes to Master Plan

A. Changes to:
e increase building height,
e increase square footage of retail area and/or office area,
e decrease specified minimum square footage or unit minimum(s)

that are no greater than ten percent (10%) from this Revised PDD standard may be
approved administratively by the staff of the City of Raleigh. Such changes which exceed
ten percent (10%) but do not exceed thirty percent (30%) may be approved by the Raleigh
City Council. In addition, changes to the Master Plan, which are of a type which the then
applicable Raleigh City Code allows to be approved by City of Raleigh Staff or Planning
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Commission may be approved by City Staff or Planning Commission, as applicable. All
other changes shall require approval by the Raleigh City Council.

Changes to and adjustments to building and parking locations within either the Phase I area
or the Phase II-III area, utility line locations, internal drive locations and landscaping
location and plant materials, which do not modify required maximum or minimum building
heights, square footage or density, may be made by City Staff without review or approval
by Planning Commission or City Council. Changes for building and/or parking locations
which move such items to inside or outside either the Phase I area or the Phase II-III area
must be made by City Council, unless the applicable City Code permits changes of such a
nature to be approved by City Staff.

City of Raleigh Staff shall be able to grant administrative approval to changes in the Master
Plan pertinent to the Floodway and Floodplain of House Creek; such approvals shall be
contingent upon prior approval by FEMA for such changes to the floodway and floodplain.

City of Raleigh Staff shall be able to grant administrative approval to changes in the Master
Plan pertinent to greenway easements, sidewalks, stormwater facilities, utilities, transit
easements and shelters, provided that changes to easement locations may be made only
prior to recordation of easements and no changes to greenway easement widths may be
made by Staff; the relocation of the House Creek Sanitary Sewer Interceptor and its
easement along House Creek.

The PDD may be developed with a smaller footprint and expanded parking area for the
mixed use buildings upon approval by the City Staff, provided that such changes shall not
modify any committed element of the Crabtree Village PDD.
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