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Certified Recommendation 
Raleigh Planning Commission                                     

  CR# 11424  
 

 

Case Information Z-9-11 Creedmoor Rd / SSP-2-11 
 

 Location Eastside, southeast of its intersection with Crabtree Valley 
Size 11.74 acres 

Request Rezone property from SC (0.81 acre) & SC w/PDD & PBOD (10.93 acres) 
to SC CUD w/PBOD (8.126 acres) and SC CUD (3.613 acres) 

Overall Comprehensive Plan Consistency 
    Consistent    Inconsistent 
 
       Consistent 
Future Land Use 

Designation 
 

 
Regional Mixed Use 

Applicable Policy 
Statements 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Policy LU 2.6 Zoning and Infrastructure Impacts 
Policy LU 4.4 Reducing VMT through Mixed Use 
Policy LU 4.5 Connectivity 
Policy LU 5.1 Reinforcing the Urban Pattern 
Policy LU 5.2 Managing Commercial Development Impacts 
Policy LU 5.4 Density Transitions 
Policy LU 5.5 Transitional and Buffer Zone Districts 
Policy LU 5.6 Buffering Requirements 
Policy LU 6.4 Bus Stop Dedication 
Policy LU 7.1 Encouraging Nodal Development 
Policy LU 7.4 Scale and Design of New Commercial Uses 
Policy LU 7.6 Pedestrian Friendly Development 
Policy LU 8.10 Infill Development 
Policy LU 8.11 Development of Vacant Sites 
Policy LU 10.6 Retail Nodes 
Policy LU 7.5 High Impact Commercial Uses 
Policy ED 5.3 Creating Attractive Development Sites 
Policy UD 3.5 Visually Cohesive Streetscapes 
Policy UD 4.3 Improving Streetscape Design 
Policy UD 6.1 Encouraging Pedestrian-Oriented Uses 
Policy UD 7.3 Design Guidelines (1-26 policies) 
Policy AP-C2 Crabtree Area Hillsides 
Policy AP-C4 Crabtree Mall Connections 
Policy AP-C5 Design Unity in the Crabtree Area 

Summary of Conditions 
 Submitted 

Conditions 
• Prohibit certain type of uses 
• With the exception of hotel/motel uses, commercial uses are 

limited to 200,000 SF 
• Institutional/ Office uses are limited to 100,000 SF 
• Residential uses are limited to a total of 575 DU 
• Land uses are limited to those that will not generate more than 

12,947 daily vehicle trips (705 dvt AM peak hr., 934 dvt PM peak 
hr.) 
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• Upon development of Section 1 of the property, pedestrian 
connectivity from existing grade to the Crabtree Valley Avenue will 
be provided 

• Actual location of Crabtree Valley Mall Connector Road will be 
established at the time of site plan approval 

• Along Creedmoor Road frontage of the property, parking is limited 
to two rows between ROW and the building 

• Provides for transit easement 
• Provides for restrictive covenant that allocates allowable 

development to all lots within 30 days of rezoning approval  
• Provides for connectivity and design coordination of streetscape 

elements in non-PBOD portion (Section 3) to that of the PBOD 
area (Sections 1&2) 

Issues and Impacts 

Outstanding 
Issues 

Staff comments on Streetscape 
Plan (Deferred by applicant to 
site plan review process. See 
attached memo). 
 

Suggested 
Conditions

-    None 

Impacts 
Identified 

- Development of the subject 
property will add additional 
traffic to an area that, at 
present, is congested 
during peak periods. 

- It is recommended that the 
applicant provide pedestrian 
access to Crabtree Creek 
trail to the north. 

 

Proposed 
Mitigation

- Conditions address traffic 
impacts by limiting land 
uses to the traffic capacities 
supported by the existing 
infrastructure      

   

Public Meetings 
Neighborhood 

Meeting 
Public 

Hearing Committee Planning Commission 
3/7/11 7/19/11 Date: NA Date: 8/9/11 approved with 

revised conditions 
 

 Valid Statutory Protest Petition 
 

 
 
 
Attachments 

1. Staff report 
2. Existing Zoning/Location Map 
3. Future Land Use 
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Planning Commission Recommendation 
Recommendation The Planning Commission finds that the proposed rezoning is 

consistent with the policies of the Comprehensive Plan, and 
recommends, based on the findings and reasons stated herein, 
that the request be approved in accordance with zoning 
conditions dated August 15, 2011 and Streetscape and Parking 
Plan (SSP-2-11) dated August 2, 2011. 

Findings & Reasons (1) That the proposed request is consistent with the regional 
mixed use category designated to the property by the 
future land use map. The site is recommended for a mix 
of uses and the proposed conditional use rezoning and 
the streetscape and parking plan seeks to permit a mix 
of uses and enhanced pedestrian amenities.  

(2) That the request is compatible with surrounding land 
uses and development patterns. The proposed zoning 
conditions address traffic and parking impacts, thus 
mitigating any potential adverse impacts to the 
surrounding uses.  

(3) That the request is reasonable and in the public interest.  
Rezoning would permit introduction of higher density 
residential uses and retail uses, which could be of 
service to the immediately adjoining institutional uses, 
and the larger surrounding area, thus furthering the 
goals of several Comprehensive Plan Policies.   

 
Motion and Vote Motion:       Mattox 

Seconded:  Haq 
 
In Favor:  Butler, Fleming, Harris Edmisten, Haq, Lyle, Mattox, 
Schuster, Sterling Lewis 
 
Opposed:  Anderson 

 
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. 
 
 
________________________________  ________________________________08/9/11 
Planning Director  Date  Planning Commission Chairperson Date 
 
 
 
Staff Coordinator:  Dhanya Sandeep dhanya.sandeep@raleighnc.gov 
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Zoning Staff Report – Z-9-11 
Conditional Use District 

 
 
 

 
Request 

Location Eastside, southeast of its intersection with Crabtree Valley 
Request Rezone property from SC (0.81 acre) & SC w/PDD & PBOD (10.93 

acres) to SC CUD w/PBOD (8.126 acres) and SC CUD (3.613 
acres) 

Area of Request 11.74 acres 
Property Owner Weingarten Investments Inc. 

PC Recommendation 
Deadline 

10/17/11 

 

Subject Property 
 Current Proposed 

Zoning SC (0.81 acre) & SC w/PDD & 
PBOD (10.93 acres)  

SC CUD w/PBOD (8.126 acres) 
SC CUD (3.613 acres) 

Additional Overlay PDD & PBOD  PBOD (8.126 acres) 
Land Use Undeveloped Commercial uses (max. 

indicated for each possible 
category) 

Residential Density 624 total DU 575 total DU 
 

Surrounding Area 
 North South East  West 

Zoning SC, SC CUD & 
O&I-2 

Residential 6 Shopping Center O&I-1, R-6 

Future Land 
Use 

Office & 
Residential 
Mixed use, 
Public Park and 
Open Space 

Regional Mixed 
Use 

Regional Mixed 
Use, Public Park 
and Open Space 

Office & 
Residential 
Mixed use 

Current Land 
Use 

Offices Multi-family 
residential 

Crabtree Valley 
mall 

Senior living 
community, 
residential uses 

 

Comprehensive Plan Guidance 
Future Land Use Regional Mixed Use 

Area Plan Crabtree Area Plan 
Applicable Policies Policy LU 2.6 Zoning and Infrastructure Impacts 
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Policy LU 4.4 Reducing VMT through Mixed Use 
Policy LU 4.5 Connectivity 
Policy LU 5.1 Reinforcing the Urban Pattern 
Policy LU 5.2 Managing Commercial Development Impacts 
Policy LU 5.4 Density Transitions 
Policy LU 5.5 Transitional and Buffer Zone Districts 
Policy LU 5.6 Buffering Requirements 
Policy LU 6.4 Bus Stop Dedication 
Policy LU 7.1 Encouraging Nodal Development 
Policy LU 7.4 Scale and Design of New Commercial Uses 
Policy LU 7.6 Pedestrian Friendly Development 
Policy LU 8.10 Infill Development 
Policy LU 8.11 Development of Vacant Sites 
Policy LU 10.6 Retail Nodes 
Policy LU 7.5 High Impact Commercial Uses 
Policy ED 5.3 Creating Attractive Development Sites 
Policy UD 3.5 Visually Cohesive Streetscapes 
Policy UD 4.3 Improving Streetscape Design 
Policy UD 6.1 Encouraging Pedestrian-Oriented Uses 
Policy UD 7.3 Design Guidelines (1-26 policies) 
Policy AP-C2 Crabtree Area Hillsides 
Policy AP-C4 Crabtree Mall Connections 
Policy AP-C5 Design Unity in the Crabtree Area 

Contact Information 
Staff Dhanya Sandeep, 516-2659, dhanya.sandeep@raleighnc.gov 

Applicant Lacy Reaves, 821-6704, lreaves@smithanderson.com 

Citizens Advisory Council 
Contact 

Northwest CAC  
Jay Gudeman, 789-9884, jay@kilpatrickgudeman.com 

Case Overview 
The site is located on the east side of Creedmoor, in the southeast quadrant of its intersection 
with Crabtree Valley. Additionally, it is immediately adjacent to Crabtree Valley mall, a regional 
commercial center at a major crossroads of vehicular and bus transit activity. This rezoning site of 
11.74 acres once contained a traditional shopping center and a couple of standalone restaurants, 
which was demolished in 2004 with plans for redevelopment. A PDD was adopted for the 
property in 2003. However, with market changes and the PDD and PBOD constraints, the 
property remained undeveloped since 2003.  
 
Existing V. Proposed Density/Use Comparison Table 
 
 Existing SC 

w/PDD & PBOD 
Proposed SC & SC CUD 
w/PBOD 

Residential 
Density 

600 DU total 575 DU total 
Setbacks Front – 0 

Side – 15 
Corner Lot – 30 
Rear - 15 

Front – 0 
Side – 0 
Corner Lot – 0 
Rear - 0 

Max. Building 
Height 

8 stories or 132 
feet 

120 feet 
Office Use 150,000 SF max. 100,000 SF max. 
Retail Use 226,000 SF max. 200, 000 SF max. 
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The property owners are now seeking rezoning for a SC and SC conditional use with a PBOD to 
facilitate a mixture of complimentary uses on the site. The proposed density, uses, and intensity 
are lower than that currently permitted and hence will have reduced impacts on infrastructure. 
With its prime location, easy access, and regional mixed use designation, the site is ideal for 
redevelopment into a vibrant center containing a mixture of uses and providing a place for people 
to live, shop, and entertain. The request is consistent with the Future Land Use map and the 
petitioner addresses the Urban Design Guidelines. Much of the design guidelines are intended to 
be applied during the site plan review process. The proposed PBOD and streetscape plan meets 
the intent of Sec. 10-2055 (f)(2) and proposes to enhance a key pedestrian link to the Crabtree 
Valley mall that will draw pedestrian traffic from the surrounding neighborhoods. The existing site 
topography and likely future roadway improvements pose challenges for development. The 
proposal assumes that Crabtree Valley Lane will realign along Edwards Mill Road, thus treating 
Edwards Mill as the main streetscape frontage. The plan provides for a pedestrian friendly urban 
project unified by a common streetscape theme.  

Exhibit C & D Analysis 
1. Consistency of the proposed rezoning with the Comprehensive Plan 

and any applicable City-adopted plan(s) 
 

1.1 Future Land Use 
The request is consistent with the Future Land Use map. The site is designated as a 
Regional Mixed use center on the Future Land use map, which are identified as 
areas to draw major retail and service hubs from across the region. The proposed 
Shopping Center and conditional use w/PBOD permits a mix of high density housing, 
office development, hotels, and regional serving retail uses. These uses are 
encouraged in Regional Mixed use centers,  
 

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

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

 
The following additional Comprehensive Plan policies also apply to this rezoning request: 

 
Policy LU 2.6 - Zoning and Infrastructure Impacts  
Carefully evaluate all amendments to the zoning map that significantly increase permitted 
density or floor area to ensure that impacts to infrastructure capacity resulting from the 
projected intensification of development are adequately mitigated or addressed.  
 
The proposed rezoning request seeks to remove an existing PDD and PBOD from the 
site while applying amended zoning conditions and streetscape standards. The proposed 
zoning conditions offer reduced residential density and commercial square footage than 
that permitted under the current zoning. Hence, the proposed rezoning will not impact the 
infrastructure capacities and is consistent with this policy.  
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Policy LU 4.4 Reducing VMT through Mixed Use  
Promote mixed-use development that provides a range of services within a short distance 
of residences as a way to reduce the growth of vehicle miles traveled.  
 
Policy LU 4.5 Connectivity  
New development and redevelopment should provide pedestrian and vehicular 
connectivity between individual development sites to provide alternative means of access 
along corridors. 
 
The proposed request permits a mix of high density residential uses, retail services, and 
office development in close proximity to the Crabtree Valley mall, a large regional 
commercial hub of North Carolina. Though not specifically conditioned for high density 
residential uses, the streetscape plan conveys the intent for high density residential uses 
to be developed on the site. The incorporation of the PBOD at this location will enhance a 
key link to Crabtree Valley mall which will help draw pedestrian traffic from the residential 
uses on this site as well as the existing neighboring communities to the south. 
Streetscape features will provide enhanced pedestrian networks and improve 
connectivity within this area. Thus, the request is consistent with these policies. 

 
Policy LU 5.1 Reinforcing the Urban Pattern  
New development should be visually integrated with adjacent buildings, and more 
generally with the surrounding area. Quality design and site planning is required so that 
new development opportunities within the existing urban fabric of Raleigh are 
implemented without adverse impacts on local character and appearance. 
 
The proposed request for a mixed use project in close proximity to a regional mall is in 
keeping with the general character of the area. The proposed streetscape plan attempts 
to further address street frontages and pedestrian connections to the surrounding areas 
in a visually cohesive manner with the adoption of compatible streetscape standards. 
Uniquely challenged for development by the site topographic constraints, the proposal 
also addresses the impacts of height and scale to the adjacent residential uses. The 
request is consistent with this policy. 
 
Policy LU 5.2 Managing Commercial Development Impacts  
Manage new commercial development using zoning regulations and through the 
conditional use zoning and development review processes so that it does not result in 
unreasonable and unexpected traffic, parking, litter, shadow, view obstruction, odor, 
noise, and vibration impacts on surrounding residential areas. 
 
Policy LU 5.4 Density Transitions  
Low- to medium-density residential development and/or low-impact office uses should 
serve as transitional densities between lower-density neighborhoods and more intensive 
commercial and residential uses. Where two areas designated for significantly different 
development intensity abut on the Future Land Use Map, the implementing zoning should 
ensure that the appropriate transition occurs on the site with the higher intensity. 
 
Policy LU 5.5 Transitional and Buffer Zone Districts 
Maintain and enhance zoning districts which serve as transitional or buffer areas between 
residential and commercial districts and which also may contain institutional, non-profit, 
and office-type uses. Zoning regulations and conditions for these areas should ensure 
that development achieves appropriate height and density transitions, and protects 
neighborhood character. 
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Policy LU 5.6 Buffering Requirements  
New development adjacent to areas of lower intensity should provide effective physical 
buffers to avoid adverse effects. Buffers may include larger setbacks, landscaped or 
forested strips, transition zones, fencing, screening, height and/or density step downs, 
and other architectural and site planning measures that avoid potential conflicts. 
 
The proposed request primarily seeks to alter current zoning conditions and reduce the 
intensity of development already approved for the site, in addition to incorporating more 
compatible streetscape standards. The request further restricts the height and density 
currently permitted on the site. The narrow configuration of the site along with the intense 
grade separations does not lend itself to a tiered or stepped project. The southern border 
of the property will ultimately be bound by a thoroughfare with a 110 foot right-of-way in 
the form of re-aligned Crabtree Valley Avenue. Thus, given these existing and future 
conditions, the site does not lend itself to where a transition and buffer zone can be 
required. The transitional protective yard requirements prescribed by the City Code Sec. 
10-2082.9 will apply and provide for standard buffering required between uses of varying 
impacts. Based on the uniquely defining site conditions, the request can be considered 
as meeting the intent of these policies.  
 
Policy LU 6.4 Bus Stop Dedication  
The city shall coordinate the dedication of land for the construction of bus stop facilities 
within mixed-use centers on bus lines as part of the development review and zoning 
process. 
 
Zoning conditions provide for transit easement and shelter options at the time of site plan 
approval. 
 
Policy LU 7.1 Encouraging Nodal Development  
Discourage auto-oriented commercial “strip” development and instead encourage 
pedestrian-oriented “nodes” of commercial development at key locations along major 
corridors. Zoning and design standards should ensure that the height, mass, and scale of 
development within nodes respects the integrity and character of surrounding residential 
areas and does not unreasonably impact them. 
 
Policy LU 7.4 Scale and Design of New Commercial Uses  
New uses within commercial districts should be developed at a height, mass, scale, and 
design that is appropriate and compatible with surrounding areas. 
 
Policy LU 7.6 Pedestrian-Friendly Development  
New commercial developments and redeveloped commercial areas should be 
pedestrian-friendly. 
 
Policy LU 10.6 Retail Nodes  
Retail uses should concentrate in mixed-use centers and should not spread along 
thoroughfares in a linear "strip" pattern unless ancillary to office or high-density 
residential use. 
 
The proposed request introduces mixed uses within a designated regional mixed use 
center. The request also seeks to reduce the intensity of uses already approved on the 
site, while including streetscape standards that further enhance the pedestrian 
connection to the surrounding uses. Given the site existing conditions and future planned 
roadway improvements, the site does not lend itself to transitions and buffer zones. The 
impacts to the surrounding uses are minimal. The proposed reduced maximum height 
blends in with the terrain to maintain a compatible scale and height. The proposed 
intensity and scale is appropriate for its mixed use designation. 
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Policy LU 8.10 Infill Development  
Encourage infill development on vacant land within the City, particularly in areas where 
there are vacant lots that create “gaps” in the urban fabric and detract from the character 
of a commercial or residential street. Such development should complement the 
established character of the area and should not create sharp changes in the physical 
development pattern.  
 
Policy LU 8.11 Development of Vacant Sites  
Facilitate the development of vacant lots that have historically been difficult to develop 
due to infrastructure or access problems, inadequate lot dimensions, fragmented or 
absentee ownership, or other constraints. Explore lot consolidation, acquisition, and other 
measures that would address these. 
 
Located in close proximity to a regional shopping center, this vacant site is well suited to 
adapt similar high intensity mixed use urban fabric. The streetscape plan proposes to 
maintain a cohesive pedestrian oriented streetscape edge that connects to the 
surrounding mall. The request to remove the PDD and PBOD standards will remove 
restrictive standards that proved unfavorable for developing the property since they were 
last adopted in 2003. This rezoning will likely open up opportunities for infill development 
and facilitate development on this vacant lot. The proposed request is consistent with 
these policies. 
 
Policy 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 zoning conditions prohibit high impact commercial uses and thus, remain 
consistent with this policy. 
 
Policy ED 5.3 Creating Attractive Development Sites  
Create attractive and functional sites for new and growing businesses through 
streetscape improvements and other public realm investments. 
 
The proposal is consistent with this policy. The request provides for streetscape 
improvements and opportunities to redevelop the site into a mixed use pedestrian friendly 
development thereby reducing auto-dependence and promoting a livelier pedestrian and 
transit oriented mixed use center. 
 
Policy UD 3.5 Visually Cohesive Streetscapes  
Create visually cohesive streetscapes using a variety of techniques including 
landscaping, undergrounding of utilities, and other streetscape improvements along 
street frontages that reflect adjacent land uses. 
 
 
The streetscape plan takes into consideration the realignment of Crabtree Valley Lane 
and hence, focuses streetscape standards primarily along Edwards Mill Road. Should the 
realignment not take place, alternate conditions provide for connectivity and uniformity of 
streetscape elements between the non-PBOD area (Section 3) and the PBOD area 
(Sections 1 & 2). 
 
Policy UD 4.3 Improving Streetscape Design  

Certified Recommendation 
Z-9-11/ Creedmoor Rd   

9
 
 



 

Improve the appearance and identity of Raleigh’s streets through the design of street 
lights, paved surfaces, landscaped areas, bus shelters, street “furniture," and adjacent 
building facades. 
 
By integrating streetscape standards, the request remains compatible and connected to 
the adjacent Crabtree Valley mall. The PBOD enhances a key link to the mall which will 
help draw pedestrian traffic from this site as well as existing communities to the south. 
Through the use of site features such as expanded walkways, decorative crosswalks, 
pedestrian scale lighting and enhanced street furnishings, the project will provide an 
inviting corridor for pedestrian travel both to and through the project. The request is 
consistent with policy UD 4.3.  
 
Policy UD 6.1 Encouraging Pedestrian-Oriented Uses 
New development, streetscape, and building improvements in Downtown and mixed-use 
corridors and centers should promote high intensity, pedestrian-oriented use and 
discourage automobile-oriented uses and drive-through uses.  
 
The proposed rezoning conditions and streetscape plan provide for a mixed use and 
pedestrian-oriented street network, connecting to the Crabtree Valley mall. Adding 
increased density at this regional mixed use center allows increased use of pedestrian 
amenities and provides additional density to support transit as a viable alternative to 
exclusive auto use. The request is consistent with this policy. 
 
Policy UD 7.3 Design Guidelines 
Table UD-1 shall be used to review rezoning petitions and development applications for 
mixed-use developments or developments in mixed-use areas such as pedestrian 
Business Overlays, including preliminary site and development plans, petitions for the 
application of the Pedestrian Business or Downtown overlay districts, Planned 
Development Districts, and Conditional Use zoning petitions. 
 
Since the majority of the site is located within a designated neighborhood mixed use 
center, the urban design guidelines apply. The proposed request overall attempts to 
address each of the urban design guidelines. Several of the guidelines are to be applied 
during the site planning stage. 
 
The text below lists each respective Design Guideline, applicants note and related staff 
comments.  

 
Elements of Mixed-Use Areas 
1. All Mixed-Use Areas should generally provide retail (such as eating establishments, 

food stores, and banks), office, and residential uses within walking distance of each 
other. 

 
Applicant Response: The overall project will ultimately provide a mixture of uses, 
possibly including multi-family, retail and the potential for office uses and/or hospitality. 
 
Staff Comment: The proposed rezoning allows for multiple uses and the site is within 
close proximity to existing high intensity retail, office and residential uses. 
 
 
 
Mixed-Use Areas /Transition to Surrounding Neighborhoods 
2. Within all Mixed-Use Areas buildings that are adjacent to lower density 

neighborhoods should transition (height, design, distance and/or landscaping) to the 
lower heights or be comparable in height and massing.   
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Applicant Response: The property is bound on the north and east by Crabtree Valley 
Mall property.  To the west is Creedmoor Road and to the southwest is a multi-story 
assisted care facility on a parcel zoned O & I-1.  South across Edwards Mill Road is an 
area zoned R-6 largely developed for duplex residences.  The relationship of this area to 
the proposed development is such that the finished floor elevation of the area ranges 
from 15’-30’ above the projected finished floor of the of the development proposed in 
Section 1 of the property.  Due to this dramatic grade change, it is likely that only the 3rd 
and 4th floors of the building will be visible from Edwards Mill Road.  Thus the height of 
the building will be in keeping with the one and two story residences across the street. 
 
Staff Comment: The proposed streetscape plan further reduces the maximum building 
height to 120’ from the existing cap of 132’.  The R-6 duplex development to the south of 
Edwards Mill Road is at a 15-30 foot higher elevation from the subject site. Due to this 
grade change, visible height would be compatible to existing uses. 
 
Mixed-Use Areas /The Block, The Street and The Corridor 
3. A mixed use area’s road network should connect directly into the neighborhood road 

network of the surrounding community, providing multiple paths for movement to and 
through the mixed use area. In this way, trips made from the surrounding residential 
neighborhood(s) to the mixed use area should be possible without requiring travel 
along a major thoroughfare or arterial. 

 
Applicant Response: All the infrastructure surrounding the property is currently in place 
to serve this development.  At the time of site plan approval, pedestrian connections 
and/or corridors will be provided to the surrounding streets, allowing for the free flow of 
pedestrians to and from the site, as adjacent grades permit. 
 
Staff Comment: Infrastructure is already in place and future realignment of Crabtree 
Valley Avenue will change the existing framework. The streetscape plan provides to 
enhance the Crabtree Valley mall connector road frontage. 
 
4. Streets should interconnect within a development and with adjoining development. 

Cul-de-sacs or dead-end streets are generally discouraged except where topographic 
conditions and/or exterior lot line configurations offer no practical alternatives for 
connection or through traffic. Street stubs should be provided with development 
adjacent to open land to provide for future connections. Streets should be planned 
with due regard to the designated corridors shown on the Thoroughfare Plan. 

 
Applicant Response: All the infrastructure surrounding the property is currently in place 
to serve this development.  At the time of site plan, additional detail will be provided in the 
form of vehicular and pedestrian connections to the site and adjoining uses. 
 
Staff Comment: No new streets are being proposed as part of this development. 

 
5. Block faces should have a length generally not exceeding 660 feet. 
 
Applicant Response: Specific block configuration will be determined at the time of site 
plan.  In no case will a block length exceed 660 feet without providing either a private 
street or pedestrian corridor. 
 
Staff Comment: This is to be reviewed during site plan review process as no layout 
details have been provided.  

 
Site Design/Building Placement 

Certified Recommendation 
Z-9-11/ Creedmoor Rd   

11
 
 



 

6. A primary task of all urban architecture and landscape design is the physical 
definition of streets and public spaces as places of shared use. Streets should be 
lined by buildings rather than parking lots and should provide interest especially for 
pedestrians. Garage entrances and/or loading areas should be located at the side or 
rear of a property. 

 
Applicant Response: Along the Edwards Mill Road frontage of the property, specifically 
Section 1 of the property, we are proposing to line the frontage with the proposed 
structure and incorporate a wide pedestrian walkway along with enhanced plantings and 
seating areas.  We are proposing a minimum building setback along this frontage of 0’ 
with no off-street parking proposed between the building and the street.   
 
Due to the intense vehicular orientation of Creedmoor Road along with the significant 
cross slope of the site along this frontage, it is not practical to view this streetscape as a 
viable place for building facades and pedestrian walkways to interact in a functional 
manner.  It is our intent to create internally focused streetscapes along private drives or 
pedestrian corridors while inviting pedestrians to interact with the space and the 
proposed uses in a less vehicular oriented relationship.  This level of detail will be 
provided at the time of site plan approval. 

 
Staff Comment: The Edwards Mill Road frontage incorporates a wide sidewalk and 
minimum building setback, with no parking in between thus promoting an urban 
environment. Internally focused streetscapes are reasonable given the physical 
constraints of the site.  

 
7. Buildings should be located close to the pedestrian street (within 25 feet of the curb), 

with off-street parking behind and/or beside the buildings. 
 

Applicant Response: At the present time, specific land uses are planned only for 
Section 1 of the area proposed for rezoning.  Within Section 1, the building will be located 
within 0’-25’ of the curb line of the future relocated Crabtree Valley Avenue (aka, 
Edwards Mill Road).  In addition, off-street parking will not be located between the street 
and the building but rather within internal parking structures.  The west portion of the 
property fronting on Creedmoor Road will limit off-street parking between the building and 
the street to one double bay of parking.  All other parking will be provided internal to the 
project or within parking structures.  This level of detail will be provided at the time of site 
plan approval. 
 
Staff Comment: The Edwards Mill Road frontage places buildings closer to the street 
and prohibits parking in between. This is the primary frontage for applying the 
streetscape standards.  

 
8. If the building is located at a street intersection, the main building or part of the 

building placed should be placed at the corner. Parking, loading or service should not 
be located at an intersection. 

 
Applicant Response: We will be in compliance with this requirement.  This level of detail 
will be shown at the time of site plan approval. 
 
Staff Comment: This is to be reviewed during site plan review process as no layout 
details have been provided. 
 
Site Design/Urban Open Space 
9. To ensure that urban open space is well-used, it is essential to locate and design it 

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

 
Applicant Response: We intend to provide a variety of open space opportunities in the 
form of linear parks along the frontages that will be open to the public, as well as some 
internal private gardens for Section 1 of the property to be used by the residents of the 
development.  This level of detail will be shown at the time of site plan approval. 
 
Staff Comment: This is to be reviewed during site plan review process as site design 
details have not been provided. 

 
10. New urban spaces should contain direct access from the adjacent streets. They 

should be open along the adjacent sidewalks and allow for multiple points of entry. 
They should also be visually permeable from the sidewalk, allowing passersby to see 
directly into the space. 

 
Applicant Response: See pages 5-10 of the Streetscape and Parking Plan for 
conceptual images of our perimeter urban spaces for Sections 1 and 2 of the area 
proposed for rezoning.  Additional detail will be shown at the time of site plan approval.   
 
Staff Comment: Conceptual open space images are provided with additional details due 
at the site plan review time. 

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

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

 
Applicant Response: Once the three Sections of the property (as identified in the 
Zoning Exhibit) are site planned and defined, the relationship between the components 
can be refined to include these types of active spaces.  This level of detail will be defined 
at the time of site plan approval. 
 
Staff Comment: This is to be reviewed during site plan review process as conditions do 
not specify the placement of uses with respect to open space. 

 
12. A properly defined urban open space is visually enclosed by the fronting of buildings 

to create an outdoor "room" that is comfortable to users. 
 
Applicant Response: Once the three Sections of the property (as identified in the 
Zoning Exhibit) are site planned and defined, the relationship between the components 
can be refined to include these types of active spaces.  This level of detail will be defined 
at the time of site plan approval. 
 
Staff Comment: This is to be reviewed during site plan review process as site design 
details have not been provided. 

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

 
Applicant Response: As identified in the Streetscape and Parking Plan we are 
proposing multiple seating opportunities along the south and east frontages of the project 
for Sections 1 and 2 of the property.  Additional details will be provided at the time of site 
plan approval. 
 
Staff Comment: The Streetscape plan provides for seating along the south and east 
frontages.  
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Site Design/Automobile Parking and Parking Structures 
14. Parking lots should not dominate the frontage of pedestrian-oriented streets, interrupt 

pedestrian routes, or negatively impact surrounding developments. 
 

Staff Comment: Per the streetscape plan provisions, parking is to be provided internally. 
 
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. 

 
Staff Comment: Per the streetscape plan provisions, parking is to be provided internally. 
Further details to be reviewed during site plan review process. 

 
16. Parking structures are clearly an important and necessary element of the overall 

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

 
Applicant Response 14-16: Within Section 1 of the area proposed for rezoning, no off-
street parking will be located between the street and the building but rather within internal 
parking structures.  The west portion of the property fronting on Creedmoor Road will limit 
off-street parking between the building and the street to one double bay of parking.  All 
other parking will be located internal to the project or within parking structures.  This level 
of detail will be illustrated at the time of site plan approval. 
 
Staff Comment: Edwards Mill frontages specify parking to the rear. Further details to be 
reviewed during site plan review process. 

 
Site Design/Transit Stops 
17. Higher building densities and more intensive land uses should be within walking 

distance of transit stops, permitting public transit to become a viable alternative to the 
automobile. 

 
Staff Comment: The site is adjacent to transit on both Edwards Mill and Creedmoor 
Road and a transfer station close to the mall. 
 
18. Convenient, comfortable pedestrian access between the transit stop and the building 

entrance should be planned as part of the overall pedestrian network. 
 
Applicant Response 17-18: The site is located immediately adjacent to transit on both 
Edwards Mill and Creedmoor Road.  In addition, there is a bus transfer station located 
within walking distance of the site within the parking structure of Crabtree Valley Mall. 
 
Staff Comment:  This is to be reviewed during site plan review process as site layout 
details have not been provided. 

 
Site Design/Environmental Protection 
19. All development should respect natural resources as an essential component of the 

human environment. The most sensitive landscape areas, both environmentally and 
visually, are steep slopes greater than 15 percent, watercourses, and floodplains. 
Any development in these areas should minimize intervention and maintain the 
natural condition except under extreme circumstances. Where practical, these 
features should be conserved as open space amenities and incorporated in the 
overall site design. 
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Applicant Response: This property will be the redevelopment of an old shopping center.  
As such, there are no sensitive areas on the property.  The limits of development will be 
defined at the time of site plan. 
 
Staff Comment: The plan proposes height limits that blend in with terrain changes thus 
respecting the environmental features. 

 
Street Design/General Street Design Principles 
20. It is the intent of these guidelines to build streets that are integral components of 

community design. Streets should be designed as the main public spaces of the City 
and should be scaled for pedestrians. 

 
Staff Comment: Streetscape plan addresses pedestrian scale along streets where the 
PBOD’s apply. 

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

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

 
Applicant Response 20-21: It is our intent to comply with these guidelines as illustrated 
in our Streetscape and Parking plan. Final details will be shown at the time of site plan 
approval. 
 
Staff Comment: Streetscape plan addresses pedestrian scale along streets where the 
PBOD’s apply. 
 
22. Streets should be designed with street trees planted in a manner appropriate to their 

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

 
Applicant Response: A detailed landscape plan will be provided at the time of site plan.  
Street trees will be installed at a minimum of 3” caliper in order to assure their survival 
and give them the best chance at adapting to the urban environment. 
 
Staff Comment: The Streetscape Plan includes detailed sidewalk and planting design 
standards that will aid in the growth of healthy street trees. A landscape plan will be 
required during site plan review process. 

 
Street Design/Spatial Definition 
23. Buildings should define the streets spatially. Proper spatial definition should be 

achieved with buildings or other architectural elements (including certain tree 
plantings) that make up the street edges aligned in a disciplined manner with an 
appropriate ratio of height to width. 

 
 
Applicant Response: This level of detail will be illustrated at the time of site plan. 
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Staff Comment: The Edwards Mill Road frontage places buildings closer to the street 
and prohibits parking in between. Further details to be evaluated during site plan review 
process. 

 
Building Design/Facade Treatment 
24. The primary entrance should be both architecturally and functionally on the front 

facade of any building facing the primary public street. Such entrances shall be 
designed to convey their prominence on the fronting facade. 

 
Staff Comment: This is to be reviewed during the site plan review process as site plan 
details have not been provided. 

 
25. The ground level of the building should offer pedestrian interest along sidewalks. This 

includes windows entrances, and architectural details. Signage, awnings, and 
ornamentation are encouraged. 

 
Applicant Response 24-25: This level of detail will be illustrated at the time of site plan. 
 
Staff Comment: This is to be reviewed during the site plan review process as building 
and architectural details have not been provided. 

 
Building Design/Street Level Activity 
26. The sidewalks should be the principal place of pedestrian movement and casual 

social interaction. Designs and uses should be complementary to that function. 
 
Applicant Response: This level of detail will be illustrated at the time of site plan. 
 
Staff Comment: This is to be reviewed during the site plan review process as site plan 
details have not been provided. 
 
1.3 Area Plan Guidance 
 

The site falls within the limits of the Crabtree SAP. The plan’s goal is for the area to 
develop as a mixed-use environment with people living, working, and shopping within 
a walkable urban community. The following additional policies apply: 
 

Policy AP-C 2 Crabtree Area Hillsides  
Hillsides in the Crabtree area should be retained and not graded down for incongruous, 
large footprint buildings. New structures on hillsides and hilltops should fit into the terrain. 
 
Policy AP-C 4 Crabtree Mall Connections  
A two level circulation system is proposed for the Crabtree Mall area. The lower level, 
which corresponds to the lower level of the Mall, should include vehicular, transit, and 
pedestrian circulation (including greenways). The upper circulation level corresponds to 
the upper level of the Mall but ground level of Kidds Hill Plaza and the hotel areas to the 
north and east of the Mall and requires that pedestrian bridges be accommodated as 
sites adjacent to the Mall are developed. 
 
The proposed request respects the terrain of the site and seeks to blend the development 
into the hillside. The streetscape plan provides for an enhanced connector road between 
Edwards Mill Road and Crabtree Valley mall, thus connecting the Kidds Hill Plaza to the 
mall. The request is consistent with these policies. 
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Policy AP-C 5 Design Unity in the Crabtree Area  
Where possible, contiguous tracts throughout the Crabtree area should have some sense 
of overall design unity. In areas where upper-level pedestrian access is developed, 
creative structural expression of these circulation elements would serve to engage the 
users and give the area character. The use of glass and transparent materials should be 
encouraged in order to keep the area from appearing closed in, like a tunnel. 

  
The proposed streetscape plan integrates site features such as expanded walkways, 
decorative crosswalks, pedestrian scale lighting and enhanced street furnishings along 
the frontages to provide an inviting corridor for pedestrian travel both to and through the 
project. This promotes a unified design element for the corridor. Alternate conditions 
provide for connectivity and uniformity of streetscape elements between the non-PBOD 
area (Section 3) and the PBOD area (Sections 1 & 2). 
 

 
2. Compatibility of the proposed rezoning with the property and 

surrounding area 
 
The site is located in a prominent location, adjacent to Crabtree Valley mall and at the 
crossroads of two major thoroughfares, making it a prime candidate for redevelopment 
into a vibrant center containing a mix of uses and providing a place for people to live, 
shop, and entertain. The area is surrounded predominantly by a mix of high intensity 
commercial and office uses, with low and medium density residential uses to the south 
and southwest. The property is currently subject to a Planned Development District with a 
PBOD and a detailed streetscape plan adopted in 2003. The property to date remains 
undeveloped and with market changes, the constraints of the current PDD have proven 
impractical to abide by and the current owner is seeking alternate zoning through the 
implementation of a Shopping Center and conditional use with an amended PBOD to 
facilitate a mix of complimentary uses on the site.  
 
The proposed request seeks to reduce the currently approved intensity on the site. While 
the amended Streetscape plan eliminates the detailed specifications that applies 
currently, it includes alternative streetscape standards that meet the requirements of 
Sec.10-2055 (f)(2). The streetscape and public spaces are intended to support the urban 
nature this site offers. The incorporation of the PBOD at this location enhances a key link 
to the Crabtree Valley mall which will help draw pedestrian traffic from the residential at 
Crabtree Place as well as existing neighboring communities to the south. Through the 
use of site features such as expanded walkways, decorative crosswalks, pedestrian scale 
lighting and enhanced street furnishings, the project will provide an inviting corridor for 
pedestrian travel both to and through the project. Additionally, the building height 
maximums are further reduced and impacts to residential uses mitigated by the terrain 
constraints. Thus, with reduced density and added streetscape and pedestrian 
networking, the proposed rezoning appears to be compatible to the surrounding uses and 
zoning. 
 

3. Public benefits of the proposed rezoning 
 
The proposed rezoning benefits immediate neighbors by facilitating development of 
currently vacant property for a mix of uses at densities less than those authorized by 
current zoning. The amendment does not materially change what can be developed on 
the property. While the proposal reduces the height and intensities of mixed uses that 
can be developed on the site, it provides for a better transition to the surrounding low 
density residential uses.  It additionally helps enhance a key link to Crabtree Valley mall 
which will help draw pedestrian traffic from existing neighboring communities, thus 
meeting the intent of several policies stated in the Crabtree SAP. 
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4. Detriments of the proposed rezoning 

 
Staff assessment indicates the following potential detriments: 
• A discontinuous streetscape edge along Crabtree Valley, closer to its intersection 

with Creedmoor Road created from the removal of existing PBOD for a small section 
closer to the Creedmoor Crabtree Valley intersection (applicant reasons this to grade 
issues and future potential realignment of Crabtree Valley) 

• Lesser predictability of site layout and design elements due to removal of Planned 
Development District and associated Master plan standards (applicant notes that the 
existing PDD and PBOD place overly restraining constraints under the current market 
conditions due to which property has remained undeveloped since 2003) 

• Reduced height and density in designated regional centers intended for higher 
intensities (applicant notes that the proposed reduced intensities at this site provides 
a better transition to surrounding low density residential uses) 

 
5. The impact on public services, facilities, infrastructure, fire and 

safety, parks and recreation, etc. 
 
5.1 Transportation 

 
Primary Streets

 
Classification

 
2010 COR Estimated Traffic Volume (ADT)   

  
 
Creedmoor Road 

Secondary 
Arterial 

 
21,000 

    
Crabtree Valley 
Avenue 

Major 
Thoroughfare 

 
5,500 

    
 
Edwards Mill Road 

 
Commercial 

 
N/A 

    

Street Conditions       
 
Creedmoor Road

 
Lanes

 
Street Width

Curb and 
Gutter

Right-of-
Way

 
Sidewalks

Bicycle  
Accommodations       

 
Existing 

 
5 

 
80' 

Back-to-back 
curb and 

gutter section 
 

100' 
5' sidewalks on 

west side 
 

None 
 
City Standard 

 
6 

 
89' 

Back-to-back 
curb and 

gutter section 
 

110' 
minimum 5' 
sidewalks  

on both sides 
Striped bicycle 

lanes  
on both sides 

Meets City 
Standard? 

 
NO 

 
NO 

 
YES 

 
NO 

 
YES 

 
NO 

Crabtree Valley 
Avenue

 
Lanes

 
Street Width

Curb and 
Gutter

Right-of-
Way

 
Sidewalks

Bicycle  
Accommodations       

 
Existing 

 
3 

 
41' 

Back-to-back 
curb and 

gutter section 
 

80' 
12' Multi-use path 

on east side 
 

None 
 
City Standard 

 
4 

 
65' 

Back-to-back 
curb and 

gutter section 
 

90' 
minimum 14' 

sidewalks  
on both sides 

Striped bicycle 
lanes  

on both sides 
Meets City 
Standard? 

 
NO 

 
NO 

 
YES 

 
NO 

 
NO 

 
NO 

Edwards Mill 
Road

 
Lanes

 
Street Width

Curb and 
Gutter

Right-of-
Way

 
Sidewalks

Bicycle  
Accommodations       

 
Existing 

 
2 

 
20' 

 
None 

 
60' 

 
None 

 
None 

 
City Standard 

 
2 

 
41' 

Back-to-back 
curb and 

gutter section 
 

60' 
minimum 14' 

sidewalks  
on both sides 

 
None 

Meets City 
Standard? 

 
YES 

 
NO 

 
NO 

 
YES 

 
NO 

 
N/A 

Expected Traffic  
Generation [vph] 

Current  
Zoning 

Proposed  
Zoning

Differential 

  

   

AM PEAK 774 705 -69    
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PM PEAK 1076 934 -142    
Suggested Conditions/ 
Impact Mitigation: 

Traffic Study Determination: Staff has calculated a trip generation differential 
for this case. The applicant has agreed to limit build-out of the site and has 
provided a “trip budget” of 12,947 daily trips, 705 AM peak trips and 934 PM 
peak trips.  

       
Additional 
Information: 

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

       
 
Impact Identified: Development of the subject property will add additional traffic to an 
area that, at present, is congested during peak periods.  
 
Proposed Mitigation: Conditions address traffic impacts by limiting land uses to the 
traffic capacities supported by the existing infrastructure. 
     

5.2 Transit 
 
Please dedicate15x20’ transit easements on Creedmoor Rd, Crabtree Valley Ave 
and Edwards Mill Rd. Concurrent with building construction please erect an ADA 
accessible transit waiting shelter that is compatible with the street furnishings 
prescribed for the Crabtree Place Streetscape on the easements on Crabtree Valley 
Ave and Edwards Mill Rd.  

 
The development of this property is likely to significantly increase transit ridership. As 
people live, work and shop in Crabtree Place the pedestrian scale will encourage 
them to use transit. Furthermore, the Crabtree Valley Pedestrian Circulation Plan 
aims to increase pedestrian mobility which in turn increases transit use.  
 
Impact Identified: Transit easement and shelter options are provided for in the zoning 
conditions and will be implemented during the site plan approval process. 
 

5.3 Hydrology 
 

Floodplain Site is located just outside the limits of FEMA 
floodplain. 

Drainage Basin Crabtree 
Stormwater 

Management
Subject to Part 10, Chapter 9 

Overlay District None 
 
Impact Identified:  Site is subject to Part 10, Chapter 9 Stormwater regulations.  No 
floodplain or Neuse River Buffers located on site. 
 

5.4 Public Utilities 
 

 Maximum Demand 
(current) 

Maximum Demand (proposed) 

Water 52,830 GPD 52,830 GPD 
Waste Water 52,830 GPD 52,830 GPD 

 
 
The proposed rezoning would not increase flows to the City’s wastewater collection 
or water distribution systems.  There are existing public sanitary sewer and water 
mains in the adjacent rights-of way surrounding the zoning area. 
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Impact Identified: None 
 

5.5 Parks and Recreation 
 
1. The existing Crabtree Creek Trail is located north of Crabtree Valley Avenue. It is 

recommended that the applicant provide pedestrian access to this existing trail. 
2. There are no park search areas in the location. 

 
Impact Identified: There are no impacts to recreation service delivery.  
 

5.6 Urban Forestry 
 

A buy-out fee was collected for the tree conservation areas required on PIN 
0796308642.  
 
Impact Identified:  No additional impacts identified based upon the revised conditions 
(dated 6-2-11). 
 

5.7 Wake County Public Schools 
 
The proposed request reduces the residential density from the current 627 DU to 575 
DU thereby reducing current impacts to the school. 
 
Impact Identified: None 
 

5.8 Designated Historic Resources 
 
There are no historic resources located on the site.  
 
Impact Identified: None.  
 

5.9 Impacts Summary 
 

• It is recommended that the applicant provide pedestrian access to the Crabtree 
Creek trail to the north. 
 

5.10 Mitigation of Impacts 
 
• Conditions address traffic impacts by limiting land uses to the traffic capacities 

supported by the existing infrastructure. 
 

6. Appearance Commission 
The site is being proposed for a Pedestrian Business Overlay District and is hence 
subject to review by the Appearance Commission. AC reviewed this request on June 21, 
2011. The comments are noted below: 

1. The committee recommends that, in keeping with Sec. 10-2055(f)(2)e. & k., the 
Streetscape Plan include details as to how connectivity between the site and City of 
Raleigh Greenway system will be provided. 
 

7. Conclusions 
The subject request is consistent with its Future Land Use map designation and with 
several other key Comprehensive Plan policies. Given its location within a designated 
regional mixed use center, the proposed mixed uses along with streetscape plan 
standards promotes a vibrant, pedestrian friendly urban project in close proximity to 
Crabtree Valley mall, the largest commercial center in the area. Uniquely challenged by 
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existing topographical constraints along with future planned right-of-way improvements, it 
is appropriate to consider application of urban design guidelines during the site planning 
process. By removing a Planned Development District, amending PBOD standards, and 
proposing lower densities, the request provides for a more appropriate transition to the 
surrounding low density residential uses and improved pedestrian connectivity to the 
mall, thus furthering the goals and policies of the Crabtree SAP.  
 
Outstanding Issues: 
• Staff comments on Streetscape Plan (Deferred by applicant to site plan review 

process. See attached memo). 
 
Streetscape Plan Comments 
• Brick banding and concrete scoring pattern on sidewalk should be laid out in SSP, 

not at site plan approval.  
• Curbside planters need dimensions and spacing. 
• Building edge should be softened by ground floor use and architectural treatments 

like windows, doors, materials etc. Building side planters are not necessary as they 
seem to narrow down the sidewalk space. 

• Signage: limit medium and high profile ground signs. 
• Add language about how parking will be screened- number of plants, height, parking 

deck screens, placement X feet behind sidewalk min, no parking on the ground floor 
of buildings etc. 
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Existing Zoning Map 
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Future Land Use Map Future Land Use Map 
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Introduction  

Location Map           

 

 

 

 

 

 

 

Site History 

This 11.73 acre site, once containing a traditional shopping center and a couple of standalone restaurants, was demolished in 2004 in association 

with plans for re-development.  This site’s prominent location, adjacent to Crabtree Valley Mall and at the crossroads of two major 

thoroughfares, makes it a prime candidate for redevelopment into a vibrant center containing a mixture of uses and providing a place for people 

to live, shop and recreate.  The property is currently subject to a Planned Development District that was instigated by a previous owner.  As time 

has passed and the market has changed, the constraints of the current PDD have proven impractical to abide by and thus the current owner is 

seeking alternate zoning through the implementation of a Shopping Center CUD with a PBOD to facilitate a mixture of complimentary uses on 

the site. 

Planning Objective  

Crabtree Place will incorporate a high density, urban infill residential development located immediately adjacent to Crabtree Valley Mall which is 

one of the largest retail malls in North Carolina.  The incorporation of the PBOD at this location will complete a key link to Crabtree Valley Mall 

which will help draw pedestrian traffic from the residential at Crabtree Place as well as the existing neighboring communities to the south. 
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Through the use of site features such as expanded walkways, decorative crosswalks, pedestrian scale lighting and enhanced street furnishings, 

the project will provide an inviting corridor for pedestrian travel both to and through the project. 

The goal of this streetscape and parking plan is to provide a framework for development of sections 1 and 2 of the project as shown on the 

rezoning exhibit below.  The site is currently a missing piece in the framework of this vibrant retail node.  By providing these guidelines for 

development, we can insure that this void is ultimately filled with a pedestrian friendly urban project, unified by a common streetscape theme.   

The streetscape and public spaces are intended to support the urban nature this site offers.  In order to facilitate an inviting pedestrian scale 

streetscape, the plan will regulate items such as building setbacks, pedestrian walkways, paving patterns and finishes, landscaping and street 

furnishings.   

By providing this framework, the project will have the opportunity to develop over time and yet still maintain a cohesive development pattern 

that holds together as a unified project that will stand the test of time. 

Zoning/PBOD Boundary Exhibit 
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Transportation 

The site is located in the southeast quadrant of Creedmoor Road and Crabtree Valley Avenue.  In addition, the site is immediately adjacent to 

Crabtree Valley Mall at a major crossroads of activity for vehicular and bus traffic.   

One of the potential challenges this site faces is the unique topography along both the north and south frontages of the site.  Crabtree Valley 

Avenue is currently 20’-25’ below the elevation of the site, while Edwards Mill Road to the south rises to 25’ above the site.  This configuration 

makes access to the site very difficult.  In addition, the City of Raleigh has plans to re-align Crabtree Valley Avenue to intersect with Creedmoor 

Road on the south side of the property.  Under this scenario, the current location of Crabtree Valley Avenue would be vacated.  We support the 

concept of these plans and are working with the City to help define the best approach to accommodating the future conditions along our 

project’s southern frontage.  It is unclear at this point as to the timing of these improvements, but for the sake of designing our streetscape, we 

have assumed that Crabtree Valley Avenue will be relocated.  In the event the road is not relocated, we will propose alternate streetscape 

concepts as discussed below on pages 6-7.   

In addition to vehicular transportation, there are bus lines currently running along all frontages of the property, with a transfer station located 

within walking distance of the site inside the parking structure of Crabtree Valley Mall.  Upon approval of a site plan or plans for the 

development of all or a portion of the 11.73 acres subject to this zoning case, if requested by the City’s Transit Division, the owner shall dedicate 

a transit easement upon the respective site or sites of a size, nature and location acceptable to such Division and provide any improvements, 

such as a bench and/or shelter, specified by such Division that will be in accordance with its standard policies.  The owner shall dedicate up to 

three (3) transit easements upon the 11.73 acres subject to this zoning case. 

This framework of transportation modes offer excellent support for a high density residential project mixed with a number of other uses such as 

retail, office and/or hospitality. 

Streetscape Concept 

The overall streetscape concept has been designed to provide a pedestrian scale experience.  It is very likely that both of our frontages will 

ultimately carry a great deal of vehicular traffic, especially after the relocation of Crabtree Valley Avenue.  As such, it is important to incorporate 

streetscape elements that give the pedestrian a sense of safety as they pass through the property. 

Re-Aligned Crabtree Valley Avenue Frontage   

In order to protect the pedestrian from vehicular traffic, we plan to intersperse a series of curbside planting beds between the sidewalk and 

curb, allowing for a row of low plantings as well as seasonal color.  In addition, street trees located in tree grates will be provided at a minimum 
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of 40’ o.c. with decorative pedestrian scale lighting, benches, trash receptacles and bike racks placed regularly along the streetscape.  The 

pedestrian walkways will also incorporate brick banding to further accentuate the edges of the walkway and tree grates.  We have also 

incorporated a planting strip between the back of the sidewalk and the building in order to break up the façade of the building and soften the 

streetscape with additional plantings.  Final location of the brick bands and street furnishing will be finalized at site plan approval.   

 

Crabtree Valley Mall Connector Road Frontage 

This connector road will ultimately act as a major access point to Crabtree Valley Mall.  As such, we have designed this frontage to slow pass-

through traffic by providing on-street parallel parking on both sides of the street.  It is likely that this frontage will contain access points to the 

building so we would anticipate the facade location closer to the back of curb than along the Edwards Mill Frontage.  This streetscape contains a 

mixture of curbside and building-side planters as well as sections where the entire streetscape is paved to facilitate pedestrian circulation.  This 

frontage will also incorporate street trees at a minimum of 40’ o.c. with decorative pedestrian scale lighting, benches, trash receptacles and bike 

racks placed regularly along the streetscape.  The actual location of the “Crabtree Valley Mall Connector Road” shown on pages 4 and 16 will be 

established at the time of site plan approval. 

 

Alternative Streetscape Concept (if Crabtree Valley Avenue is not Re-Aligned) 

 

Existing Edwards Mill Road 

In the event the re-alignment of Crabtree Valley Avenue is not approved, or, if approved, is unfunded and delayed and existing Edwards Mill 

Road stays in place, in view of the drastic grade separation between Edwards Mill Road and the finished grade of the project, an alternate 

streetscape concept will be implemented that locates the 14’ wide pedestrian walk adjacent to the building(s) and at the same finished 

elevation.  

Existing Crabtree Valley Avenue 

If Crabtree Valley Avenue is re-aligned as proposed, or if such re-alignment is approved and funded, there will be no improvements to the 

streetscape along the existing right of way of Crabtree Valley Avenue. If such re-alignment is approved and is unfunded, and development of the 

PBOD site commences, streetscape improvements along the right-of-way of existing Crabtree Valley Avenue will be delayed for a period of two 

years following issuance of a final certificate of occupancy for the project. Upon the expiration of that period, if the re-alignment has been 

funded, there will be no improvements to the streetscape along such right of way. If funding for the approved re-alignment has not been 

provided at that time, and if the Planning Director so directs, a walkway 14’ in width (consistent with that proposed for re-aligned Crabtree 
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Valley Avenue) will be constructed along such frontage of the site adjacent to, and at the same grade as, building(s) on the site. If the re-

alignment of Crabtree Valley Avenue is not approved, upon development of the PBOD site, the 14’ wide walkway adjacent to, and at the grade 

of, the building(s) will be constructed.  If under any circumstance the developer is required to provide a sidewalk at the grade of existing 

Crabtree Valley Avenue and at the grade of the project, the cumulative width of sidewalks along such frontage of existing Crabtree Valley 

Avenue  will not exceed 14’. 

 

Streetscape Standards 

Width of Pedestrian Ways 

There are currently no existing sidewalks adjacent to the boundary of the proposed PBOD. As required, we will provide new sidewalks in 

accordance with the foregoing text and, as applicable, the sections and plans illustrated below. 

Re-Aligned Crabtree Valley Avenue Frontage – This frontage will be improved with a full 14’ wide streetscape in accordance with City of Raleigh 

PBOD standards (see illustration below). 

 

Crabtree Valley Mall Connector Road (east frontage) – The connector road between Edwards Mill Road and Crabtree Valley Mall will be 

improved with a full 14’ wide streetscape in accordance with City of Raleigh PBOD standards (see illustration below). 

 

Pedestrian Crosswalk locations 

Pedestrian crosswalks will be provided at the intersection of Edwards Mill and Crabtree valley Mall Connector Roads as well as at 

any point where a street or driveway crosses the pedestrian travel way.  Crosswalks will be designed in accordance with accessibility 

requirements.  
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Re-Aligned Crabtree Valley Avenue Plan   

      

Note:  Final location of site furnishings, planters and brick bands to be determined at site plan approval.   

Plan illustrates the minimum level of brick banding proposed. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Crabtree Place – Streetscape and Parking Plan Page 9 
Z-09-11, June 3, 2011, Revised (6/13/11; 8/2/11) 

 

Re-Aligned Crabtree Valley Avenue Sidewalk Sections   
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Crabtree Valley Mall Connector Road Sidewalk Plan 

Note:  Final location of planters and site furnishings to be determined at site plan approval.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Crabtree Place – Streetscape and Parking Plan Page 11 
Z-09-11, June 3, 2011, Revised (6/13/11; 8/2/11) 

Crabtree Valley Mall Connector Road Sidewalk Sections 
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Curb Detail         Sidewalk Details      

     

 

 

          

 

 

 

 

Accent Paver Detail           

Manufacturer:  Pine Hall Brick 

Specification: Cocoa Full Range (or equal as approved             

  by staff at the time of site plan approval). 
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Streetscape Standards Continued 

Utilities  

Utilities are currently in place in the area.  Subject to approval by the City of Raleigh and the utility provider, all utilities will be either located 

underground and behind the back of curb or on poles in the right of way. 

Maintenance Plan 

A maintenance plan will be enforced as part of the PBOD for the care of the streetscape improvements up to the public right-of-way.  

Maintenance in excess of that customarily provided by the municipality within public right-of-ways will require an encroachment agreement and 

will be the responsibility of the individual property owners.  This includes maintenance of sidewalks and planters and street furnishings required 

by the PBOD but within the property lines, watering of plant materials and keeping the sidewalks free of debris and trash.  A draft of the 

maintenance plan will be submitted at the time of site plan approval. 

Signage 

The design and location of signage will compliment the architectural styles of the structures and will be oriented toward vehicular and 

pedestrian traffic.  The following signage types are encouraged:  Awning signs, window stencils and wall signs.  Low profile ground signs will also 

be allowed on the property in accordance with the signage code.  Paddle signs oriented toward pedestrian traffic will also be permitted in 

accordance with the signage code and shall maintain a clear minimum height of 9’-0” above the ground. 

Canopies and Awnings 

In the event canopies or awnings are incorporated along the streetscape; they will be of sufficient height to accommodate the free flow of 

pedestrian traffic.  In no case will the awnings be less than 9’-0” above the ground. 

Street Lights 

Appropriate light levels along the streetscapes and parking areas are critical in creating a safe and inviting environment for pedestrians.  The 

project will provide a mix of low level lighting as well as pedestrian scale lighting similar to the illustrations provided below.  A lighting plan will 

be provided at the time of site plan approval. 
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Pedestrian Lighting          

Manufacturer:  Landscapeforms         

Specification: Alcott 12’ Pedestrian light  

(or approved equal)              

   

 

Low Level Lighting 
 
Manufacturer:  Landscapeform 
Specification: Alcott 12’ Pedestrian light  

(or approved equal) 
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Building Facades  

Structures will address the public and private rights of ways.  Ground level  residential units will have one or more of the following elements: 

balconies, porches, stoops or similar active elements that address the street in order to help mitigate the interface between the proposed 

residential structure and the existing residential to the south.   

Along the streetscape, the facades will be broken up to provide a pedestrian scale experience by the interspersion of street trees, street 

furnishings, decorative lighting, movement in the sidewalk, changes in paving material as well as other similar elements. 

Building Setbacks 

Building setbacks from street right of ways within the PBOD shall be a minimum of 0’ and the south and east frontages of the site will 

accommodate a 14’ wide pedestrian walkway as shown on the sidewalk plans and sections on pages 5-10. 

Building Height 

The current PDD zoning of this site allows for a maximum building height of 132’ or eight stories.  We are proposing to further limit the 

maximum building height within the PBOD overlay to 120’ measured in accordance with the City of Raleigh code of ordinance.  It is also 

important to note that the relationship of the site to the residential property to the south is greatly mitigated by the fact that Edwards Mill Road 

rises to 25’ above the site along this frontage. 

Parking 

The project will provide both on-street and off-street parking. Parking will be provided through a combination of both surface and structured 

parking. It is anticipated that the majority of the parking within the Crabtree Place PBOD will be contained in multi-level structures. The project 

will meet or exceed the minimum parking requirements of the City of Raleigh. Any surface parking (other than drop-off, delivery and temporary 

parking areas) visible from a public street will be screened from view in accordance with City standards. Bicycle parking will be provided at a rate 

of 1/20 car spaces unless a higher standard is required by the Code and will be located within the parking structures or near the main entrances 

to the structure. 
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Parking Location Diagram 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Note: The actual location of the “Crabtree Valley Mall Connector Road” and associated on-street parking shown on pages 4 and 16 of this Streetscape and Parking Plan will be 

established at the time of site plan approval 
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Proposed Street Tree Palette 

Street trees will be installed per the streetscape plan at the time of development of the parcels at the public right of ways prior to the issuance 

of a certificate of occupancy for the development of the parcel.  Trees will be installed at a minimum size of 3” caliper.  Alternate similar street 

tree species may be substituted at the time of site plan as approved by staff to accommodate availability of species and direction from the City 

of Raleigh urban forester. 

 

 

 

Japanese Zelkova       

(Zelkova serrata) 

Shape:   Urn Shaped 

Foliage:   Green with sawtooth margins 

Fall Color:  Yellow to dark red 

 

 

 

 

Chinese Pistache      

(Pistacia Chinensis)           

Shape:   Oval 

Foliage:  Dark green leaflets 

Fall Color:  Orange to red 
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Columnar European Hornbeam 

(Carpinus betulus fastigiata)       

Shape:  Dense pyramidal form 

Foliage:  2-5” clean leaves 

Fall Color: Yellow to dark red 

 

 

 

 

 

Willow Oak     

(Quercus phellos)       

Shape:  Oval to spreading 

Foliage:  Long willow-like thin leaves 

Fall Color: Yellow or russet red 
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Tree Grates 

Manufacturer:  Neenah foundry Products 
Specification: Adirondack Collection  

(or approved equal) 

 

 

 

 

Tree Planting Detail         
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Benches 

Manufacturer:  Landscape Forms 
Specification: Austin Series bench with arms 

(or approved equal) 
  

Trash Receptacles 

Manufacturer:  Landscape Forms 
Specification: Austin Series litter receptacle 

(or approved equal) 
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Bike Racks 

Manufacturer:  Landscape Forms 
Specification: Bola Series bike rack 

(or approved equal) 
 

 

 

 

 

 

 

 

 

 

Note: Certain items are specified in this Plan with the phrase “(or approved equal).” At the time of site plan approval, for these items staff may allow a 

substitution of another manufacturer or design upon a determination that the item substituted is of equivalent quality and function. 
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Appendix – City Code Section 10-2055 – Pedestrian Business Overlay District 
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Front yard setback: Minimum of ten (10) feet; 
maximum of twenty-five (25) feet. 

Side yard setback: Minimum of zero (0) feet 
when minimum building separation is met. 

Building separation: Minimum of ten (10) feet. 

Maximum building height: Thirty-five (35) feet. 
(Ord. No. 2008-428-TC-313, §2, TC-4-08, 7-1-08; Ord. No. 2010-771-TC-
336, §§1-3, TC-7-10, 8-3-10) 

Sec. 10-2055. 
PEDESTRIAN BUSINESS OVERLAY DISTRICT. 

(a) Approval. 

If the use requires a site plan, as set forth in §10- 
2132.2, approval of a site plan is required by either the 
administrative staff, the Planning Commission, or the 
City Council; see §§10-2132.2(b) and (c). If the use 
requires a plot plan, as set forth in § 10-2132.1, admin-
istrative approval is required. The required site plan is 
to be reviewed based on the procedures and standards 
contained in § 10-2132.2(c) and (d). 

(Ord. No. 1992-111-TC-42, §20, TC- I 9-92, 12-8-92; Ord. No. 1997-137- 
TC-153, §31, TC-18-96, 6-17-97; Ord. No. 2010-706-TC-331, §10, TC-1- 
10, 2-16-10) 

(b) Permitted Uses. 

Subject to the provisions of § 10-2055 and other over-
lay districts, all general uses, conditional uses and 
special uses that are allowed in the underlying district 
by the Schedule of Permitted Uses in Zoning Dis-
tricts § 10-2071 are allowed in the Pedestrian Business 
Overlay District. 

Following the approval of a site plan by the City 
Council, in accordance with §10-2051(d)(1), additional 
residential density, conversions of building(s) to dwell-
ing(s), reductions net lot area for dwellings, dwellings 
and lodging units with two (2) burner cook tops, and 
housing within the underlying industrial zoning dis-
tricts are all permitted. 

(Ord. No. 1992-88-TC-401, §13, TC-4-92, 11-4-92; Ord. No. 1997-137- 
TC-153, §35, TC-18-96, 6-17-97; Ord. No. 2007-262-TC-302, §10, TC-
2(A.2)-07, 7-10-07) 

(c) Prohibited Uses. 

Except for improvements made pursuant to Part 10 
chapter 3 of this Code and residences allowed in 
Industrial districts by the special use permit authorized 
by this overlay district, any use not explicitly allowed 
by both the underlying district by the Schedule of 
Permitted Land Uses in Zoning Districts §10- 
2071 and subsection (b) above is prohibited. If a use is 
prohibited in either an overlay district or the underly- 

ing district, that use is prohibited even if one (1) of 
these districts allows the use. The enumeration of 
expressly prohibited uses shall not be deemed exclu-
sive or all-inclusive. Prohibited uses include: 

- All uses prohibited in the underlying zoning district 

- Improvements to the sides of buildings fronting on a 
thoroughfare or collector streets to street rights-of-
way except in conformance with the terms, condi-
tions, plans, and provisions of the Streetscape Plan or 
Streetscape and Parking Plan unless approved by the 
Board of Adjustment in accordance with §10- 
2146.3(a)(7) 

Improvements to street rights-of-way except in con-
formance with the terms, conditions, plans, and 
provisions of the Streetscape Plan or Streetscape and 
Parking Plan unless approved by the Board of 
Adjustment in accordance with §10-2146.3(a)(7) 

- Vehicular display areas 
(Ord. No. 1992-88-TC-401, §10, TC-4-92, 11-4-92; Ord. No. 2000-740- 
TC-190, TC-1-99, §1, 2-18-00; Ord. No. 2004-596-TC-245, §3. TC-I4-03, 
4-6-04) 

(d) Area, Density, Bulk, Yard, and Height Require-
ments. 

(1) Area, density, and bulk. 

a. The required minimum net lot area for any 
dwelling unit and equivalent dwelling unit is 
that of the underlying zoning district unless a 
site plan is approved in accordance with 
§10-2051(d). 

b. The maximum residential density per net 
acre is that of the underlying zoning district 
unless a site plan is approved in accordance 
with §10-2051(d). 

All minimum net lot areas and residential densi-
ties shall be calculated in accordance with §10- 
2073(c) and are subject to the exceptions listed in 
§10-2073(d). 
(Ord. No. 2005-932-TC-275, §10, TC-6-05, 11-15-05) 

(2) Yard. 

The minimum overlay district yard setbacks, un- 
less otherwise required by this Code, are: 

front yard, corner lot side -0- provided widths of pedes- 
yard, and rear yard that ad- trian ways required in the 
join a street right-of-way 	Overlay District are met 

all other yards 	 same as underlying zoning 
district 
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widening set forth herein. However, for any 
sidewalk widening provided to comply with 
these minimum requirements and located on 
private property, the property owner shall be 
required to grant to the City a public access 
easement. The newly constructed sidewalk 
shall be of compatible paving materials with 
the public sidewalk and shall conform to any 
applicable adopted streetscape plan. The side-
walk widening shall occur along the entirety 
of the public street frontage with no perma-
nent obstructions, other than those that may 
be required by the City Code and structural 
columns supporting overhangs or upper-
story structures creating an arcade or re-
cessed covered area in which case the col-
umns shall be spaced a minimum of five (5) 
feet from both the building facade and the 
individual columns; and 

b. Courtyard, roof garden, dining, recreation 
space. 

One-half ('/2) of the required open space 
shall be in one (1) continuous part with a 
minimum length and width dimension of 
twenty (20) feet. 

Street level open spaces proposed to meet the 
requirements of subsection (ii) above located 
adjacent to proposed sidewalk widening may 
utilize the portion of the proposed sidewalk 
located on private property to meet the min-
imum twenty (20) foot dimension stated 
above. In the event that required sidewalk 
widening located on private property repre-
sents greater than two and one-half (2 1/2) 
percent of the total land area of the develop-
ment, the minimum percentage requirement 
established by subsection (ii) shall be re-
duced accordingly such that no more than 
five (5) per cent of the total land area of the 
development shall be required to be devoted 
to open space required by this §10-2051(e). 

No open space shall be required for any of 
the following: 

- Rehabilitation of buildings or portions of 
buildings to sixteen (16) or fewer dwelling 
units or congregate care or congregate 
living units, per building. 

- Single family detached dwellings or duplex 
dwellings on their own lot, where "open 
space" equivalent to the greater of twenty 
(20) per cent of the area of the lot or four 

See §10-2075 for other yard areas required by 
this Code, method of calculating, exceptions and 
reductions to yard areas, and illustrations. 

Cross reference: Required width of pedestrian ways §10-2055(e)(5) 

(3) Height. 

Buildings and structures may be constructed to 
any height established in the Streetscape Plan or 
Streetscape and Parking Plan. If the height regu-
lations of the underlying district conflict with the 
height regulations of the Streetscape Plan or 
Streetscape and Parking Plan, the. Plan shall 
control. Whenever the Streetscape Plan or 
Streetscape and Parking Plan fails to adopt height 
limitations, those of the underlying zoning district 
shall be applied to the property. 

See § 10-2075 for method of height calculation, 
exceptions, and illustrations. 
(Ord. No. 2000-740-TC-190, TC- I -99, §I, 2-18-00) 

(4) Required open space. 

For the purposes of this subsection, and subsec-
tion 10-2051(d)(1)c.6., above, "open space" shall 
include greenways and any common outdoor 
landscaped and recreation spaces (excluding ve-
hicular surface areas ), outdoor decks, roof gar-
dens and other similar outdoor community space 
accessible to and available for use by all residents, 
employees and/or visitors of the development. 

The minimum "open space" provided on the site 
shall be five (5) per cent of the total land area of 
the development, excluding dedicated rights-of-
way unless density transfer is allowed from the 
right-of-way. 

The minimum required open space area shall be 
required to conform to the following standards: 

a. Sidewalk widening. 

Where the property lies adjacent to a public 
street right-of-way with an existing sidewalk 
width of eighteen (18) or less feet, sidewalk 
widening shall be required based on the 
following: 

Existing walkway 	Construct to a mini- 
condition 	 mum of 

0-14 feet 	14 feet 
>14-18 feet 	18 feet 
>18 feet 	 No sidewalk con- 

struction required 

Additional right-of-way dedication shall not 
be required to accommodate the sidewalk 
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hundred thirty-five and six-tenths (435.6) 

square feet per dwelling or rooming unit is 
provided. 

For rehabilitation of buildings or portions of 

buildings for all other uses, the designated 

approving authority as specified by §10- 

2132.2(c) may approve an alternate method 

of compliance for the required open space. 

The approved alternate method of compli-

ance may be less than five (5) per cent of the 

total land area of the development. Alternate 

methods of compliance include, but are not 

limited to, private balconies and decks, in-

door recreation areas, meeting rooms and 

community space accessible to and available 

for use by the residents, employees and/or 
visitors. 

The minimum open space required by this 

Code for developments located in a Pedes-

trian Business Overlay District may be re-

duced as part of the subdivision or site plan 
approved by the Planning Commission or the 

City Council in accordance with §1 0-2132.2 af-

ter a finding that such reduction in open 

space is in accordance with the general plans 

for the physical development of the City as 

embodied in the Comprehensive Plan and 

after a finding that the site plan complies 

with the procedures and standards of §10- 

2132.2(c) and (d). 
Editor's note: Prior to December I, 2007, all 

high density residential projects approved in accordance 
with §10-2051(d)(1) shall be required to provide the 
following minimum "open space" requirement: 
The minimum "open space" provided on the site shall be 
fifteen (15) per cent of the total land area of the 
development, excluding dedicated rights-of-way unless 
density transfer is allowed from the right-of-way, but not 
to exceed four hundred thirty-five and six-tenths (435.6) 
square feet per unit or in the case of congregate care or 
congregate living structures, not to exceed two hundred 
eighteen (218) square feet per dwelling or rooming unit. 
In no case shall less than ten (10) per cent of the total 
land area of the development, excluding dedicated 
rights-of-way unless density transfer is allowed from 
that right-of-way, be devoted to common outdoor open 
space accessible to all residents. 

Cross reference: Open space is required for any cluster unit 
development, congregate care structure or congregate living structure, 
group housing development, life care community, manufactured home park, 
multi family dwelling development, residential unit ownership (condomin-
iums) and townhouse development, Part 10, chapter 2, Article F. 
(Ord. No. 1992-88-TC-401, §24, TC-4-92, 11-4-92; Ord. No. 1997-137- 
TC-153, §36, TC-18-96, 6-17-97; Ord. No. 2008-450-TC-316, §4, TC-11- 
08, 9-2-08; Ord. No. 2010-706-TC-331, §§11, 12, TC-1-10, 2-16-10) 

(e) Supplementary Regulations. 

All uses and activities are also subject to Article H, 

overlay zoning districts, conditional use zoning dis-

tricts, and supplementary regulations of Article E. 

Supplementary regulations include: 

(1) Off-street parking. 

The minimum number of off-street parking spaces 

required for commercial and recreational land 

uses shall be based upon the ratios and coordinat-

ing strategies recommended by the adopted 

Streetscape and Parking Plan for the subject area 

of the Overlay District subject to compliance with 

the construction improvements required by the 

Streetscape and Parking Plan. In no case shall a 

Streetscape and Parking Plan adopt parking strat-

egies which are less restrictive than that specified 

below. Where a Streetscape Plan had previously 

been adopted, but no Streetscape and Parking 

Plan has been subsequently adopted, the mini-

mum number of off-street parking spaces shall be 

the number of spaces required below subject to 

compliance with the construction improvements 

required by the Streetscape Plan. 

Except for site plans approved pursuant to Section 

10-2051(d)(1) or for projects in the Transit Ori-

entated Development Overlay District, the mini-

mum number of off-street parking spaces required 

for new structures. additions or expansions to 

existing structures or changes in use shall be one 

(1) space per four hundred (400) square feet of 

building floor area or the minimum number of 

parking spaces set forth in §10-2081(a), SCHED-

ULE OF OFF-STREET PARKING STANDARDS, 

whichever is less, with the exception of the 

following land uses: 

a. Projects with sixteen (16) or fewer dwelling 
units per building shall not be required to 

provide any off-street parking spaces for the 

dwelling units. Projects with seventeen (17) 

or more dwelling units per building shall not 

be required to provide off-street spaces for 

the first sixteen (16) dwelling units, but shall 
be required to provide at least one (1) off-

street parking space per unit in excess of 

sixteen (16) units; with the exception that, 

units occupied by no more than two (2) 

residents not related by blood, marriage or 

adoption sixty-two (62) years and older shall 
provide a minimum of one-half ( 1/2) space 

per unit. For residential developments or the 

residential portion of a mixed-use develop-

ment, no more than two (2) parking spaces 

per dwelling unit shall be located on the site. 

However, proposed expansions or modifica-

tions to existing developments with on-site 

parking shall be required to retain a mini-

mum of one (1) on-site parking space de-

voted to persons with disabilities. 
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b. No parking shall be required for retail facil-
ities located within existing uses; new struc-
tures, additions or expansions to existing 
structures or changes in use, all ten thousand 
(10,000) square feet or less; or, the first ten 
thousand (10,000) square feet of existing 
uses, new structures, additions or expansions 
to existing structures or changes in use, all 
greater than ten thousand (10,000) square 
feet. For purposes of this subsection, "retail 
facilities" means retail sales- convenience, 
retail sales-personal services, food store-
retail, recreational indoor use - commercial, 
retail banking; and eating establishments, 
bars, nightclubs, taverns and lounges located 
no closer than one hundred (100) feet to a 
residential zoning district or located within 
one hundred (100) feet of a residential zon-
ing district with hours of operation not ex-
tending past 11:00 p.m. However, proposed 
expansions or modifications to existing de-
velopments with on-site parking shall he 
required to retain a minimum of one (1) 
on-site parking space devoted to persons 
with disabilities. 

c. Parking requirements for eating establish-
ments, bars, nightclubs, taverns and lounges 

located within one hundred (100) feet of a 
residential zoning district with hours of op-
eration extending past 11:00 p.m. shall be 
that specified by the adopted Streetscape and 
Parking Plan for commercial uses. Where a 
Streetscape Plan had previously been ad-
opted, but no Streetscape and Parking Plan 
has been subsequently adopted, the mini-
mum number of off-street parking spaces 
shall be one space for every one hundred 
(100) square feet floor area gross of building 
for public use or one space for every eight 
(8) seats, whichever is greater. 

(Ord. No. 2000-740-TC-190, TC-1-99, §2, 2-18-00; Ord. No. 
2008-350-TC-307, §3, TC-2(B)-07, 2-5-08) 

(2) Vehicular parking areas. 

No new vehicular parking areas, including addi-
tions to vehicular parking areas existing prior to 
the application of the Pedestrian Business Overlay 
District, shall be located in any portion of the site 
parallel to and adjoining a thoroughfare unless 
such vehicular parking areas are located behind 
the front wall of the principal building as viewed 
perpendicular to the recorded thoroughfare street 
right-of-way. 

Thoroughfare 

E2Area of no parking 

Building 

Diagram: No Parking Area Relative to Thoroughfare 

Vehicular parking areas lawfully existing prior to 
the application of the Pedestrian Business Overlay 
District may be utilized by existing uses and 
buildings in the Overlay District. These vehicular 
parking areas shall be made to conform to the 
adopted Streetscape Plan or Streetscape and Park-
ing Plan, the design standards of § 10-2081(b), and 
the provisions for handicap spaces whenever those 

buildings and uses that utilize these vehicular 
parking spaces undergo one (1) or more of the 
following: 

a. Expansions or additions that singularly or 
collectively exceed either twenty-five (25) 
per cent of the total floor area gross of the 
building or twenty-five (25) per cent of the 
total gross area occupied by the use where 
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there is no principal building. The per cent of 

expansion is to be determined with reference 

to the size and area of the building or use 

which existed at the time the Overlay District 

first became applicable to the property. 

b. Renovation or repair work which, during any 

one (1) calendar year exceeds twenty-five 

(25) per cent of the Wake County listed tax 

value. 

c. Change in use which results in a change in 

the type of Building Code occupancy as set 

forth in the North Carolina Building Code. 
(Ord. No. 2000-740-TC- 190, TC- I9, §3, 2-18-00) 

Landscape. 

Landscaping shall be done in accordance with 

§ 10-2082, and all street trees shall be planted in 

accordance with the adopted Streetscape Plan or 

Streetscape and Parking Plan. 
(Ord. No. 2000-740-TC-190, TC-1-99, §3, 2-18-00) 

(4) Signage. 

See § 10-2083 for on-premise signs and § 10-  
2084 for off-premise signs. No sign shall be 

erected, altered, replaced, restored, or moved 

unless the change is in accordance with the 

Streetscape Plan or Streetscape and Parking Plan. 
(Ord. No. 2000-740-TC-190, TC-1-99, §3, 2-18-00) 

(5) Pedestrian ways. 

The minimum width of pedestrian ways from the 

curb to the building line for all new buildings and 
uses shall be eighteen (18) feet wide, unless the 

width of pedestrian ways for more than seventy-

five (75) per cent of the linear frontage of pedes-

trian ways on the same side of the street as the 

new development, within a single block, are less 

than fourteen (14) feet. In such instances, the 

minimum pedestrian way shall be in accordance 

with §10-2055(d)(4) above. 

All improvements to pedestrian ways shall be 

made in accordance with the adopted Streetscape 

Plan or Streetscape and Parking Plan. Upon adop-

tion of a Streetscape and Parking Plan, alterna-

tives to the aforementioned requirements for pe-

destrian ways may be established by the adopted 

Streetscape and Parking Plan. All improvements 

to pedestrian ways shall be made in accordance 

with the adopted Streetscape and Parking Plan 

whenever the property is developed using any of 

the less stringent standards of this Overlay Dis-

trict. 
(Ord. No. 2000-740-TC-190, TC-1-99, §4, 2-18-00; Ord. No. 
2008-450-TC-316, §5, TC-11-08, 9-2-08) 

(6) Bicycle parking. 

Bicycle parking spaces shall be provided for all 

new uses, new buildings, and for existing build-
ings and uses whenever those existing buildings 
and uses undergo any one (1) or more of the 

expansions, expenditures, or changes listed in 

subsections a. through c. of §10-2055(e)(2) above. 

Bicycle spaces shall be provided at a rate of at 

least one (1) bicycle space for every twenty (20) 

automobile spaces provided of five thousand (5,000) 

square feet of nonresidential floor area gross, 
whichever is greater. Bicycle parking facilities 

shall be located within easy access from the street 
right-of-way, and shall be designed in accordance 

with the Streetscape Plan or Streetscape and 

Parking Plan. 
(Ord. No. 1992-11I-TC-42, §21, TC-19-92, 12-8-92; Ord. No. 
2000-740-TC-I90, TC-1-99, §5, 2-18-00; Ord. No. 2008-350- 
TC-307, §4, TC-2(B)-07. 2-5-08) 

(7) Exterior building walls. 

Fifteen (15) linear feet shall be the maximum 

length of a "blank exterior building wall plane" 

facing a thoroughfare for any new building and 

for any existing building that is either replaced or 

undergoes one (1) or more of the expansions, 

expenditures, or changes listed in subsections a. 

through c. of §10-2055(e)(2) above. All other 

existing buildings shall not increase the amount of 

"blank exterior building wall plane" beyond that 

which is allowed for new buildings. A "blank 

exterior building wall plane" is any wall unbroken 

to the height of nine (9) feet by any one (1) or 

more of the following: 

a. A public doorway made of transparent ma-

terials. 

b. A doorway made of opaque materials and 

recessed at least three (3) feet. 

c. A stairway directly available at street level to 

the public, but not fire escapes or false 

stairways. 

d. A window or fenestration opening in keeping 

with the architectural character of the sur-

rounding area of at least twelve (12) square 

feet in area and no more than four (4) feet 

above the sidewalk at its lowest point. 
(Ord. No. 2000-740-TC-190, TC-1-99, §6, 2-18-00) 

(8) Thoroughfare driveway widths. 

The maximum length of any curb cut made to a 

thoroughfare after application of the Pedestrian 

(3) 
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Business Overlay District shall be fifteen (15) feet 
for one-way driveways and twenty-five (25) feet 
for two-way driveways or joint driveways. 

(9) "Streetscape Plan" and "Streetscape and Park-
ing Plan." 

No improvement to street rights-of-way, to vehic-
ular surface areas and to the sides of any building 
that face a thoroughfare or a collector street shall 
be made within a Pedestrian Business Overlay 
District except in conformity with the adopted 
Streetscape Plan or Streetscape and Parking Plan. 
All additions, changes, expansions, and altera-
tions to such existing structures must comply with 
the regulations of the Streetscape Plan or Streetscape 
and Parking Plan unless the Board of Adjustment 
in accordance with §10-2146.3(a)(7) approves the 
addition, change, expansion, or alteration, as if the 
structure were made nonconforming by the Over-
lay District. Improvements to thoroughfare rights-
of-way that are part of the Streetscape Plan or 
Streetscape and Parking Plan shall be installed 
whenever the properties that adjoin said rights-of-
way acquire new buildings, new uses, or undergo 
expansions, expenditures, or changes listed in 
subsections a. through c. of § 10-2055(e)(2) above. 
These required improvements to street rights-of-
way shall be completed prior to the issuance of a 
building occupancy certificate. 
(Ord. No. 2000-740-TC-190, TC-1-99, §7, 2-18-00; Ord. No. 
2003-373-TC-231, §5, TC-23-02, 2-4-03) 

(10) Existing structures and lots. 

A structure existing at the time that the Pedestrian 
Business Overlay District is first applied to the 
property shall not be deemed a zoning nonconfor-
mity solely because of this Overlay District. All 
additions, changes, expansions, and alterations 
must comply with the Streetscape Plan or 
Streetscape and Parking Plan, unless the Board of 
Adjustment in accordance with § 10-2146.3(a)(7) ap-
proves the addition, change, expansion, or altera-
tion as if the structure or use were made noncon-
forming by the Overlay District. 
(Ord. No. 2000-740-TC-190, TC-1-99, §7, 2-18-00; Ord. No. 
2003-373-TC-231, §5, TC-23-02, 2-4-03) 

(0 Designation of a Pedestrian Business Overlay Dis-
trict and Adoption of a Streetscape and Parking 
Plan. 

(1) Locational guidelines. 

The general characteristics desired of land placed 
in the Pedestrian Business Overlay District are the 
following: 

a. It consists primarily of retail uses as defined 
in §I0-8002. 

b. It comprises at least one (1) side of one (1) 
block, including any existing Pedestrian Busi-
ness Overlay District. 

c. It draws pedestrian patronage to it from an 
adjoining employment center or a residential 
neighborhood. 

d. It is an area with one (1) or more of the 
following characteristics: 

1. It was developed prior to the application 
of off-street parking requirements; or 

2. It possesses unifying distinctive built 
environmental characteristics that cre-
ate an identifiable pedestrian setting, 
character or association; 

3. It is an expansion of an existing Pedes-
trian. Business Overlay District. 

(2) Streetscape and Parking Plan. 

A Streetscape and Parking Plan shall be com-
pleted for any area zoned a Pedestrian Business 
Overlay District. No Streetscape and Parking Plan 
shall be approved by the City Council until after a 
recommendation thereon has been made by the 
Appearance Commission. At least ten (10) days 
before the Planning Commission makes its rec-
ommendation to the City Council, a copy of the 
Streetscape and Parking Plan shall be mailed to 
property owners within the proposed Pedestrian 
Business Overlay District. The Streetscape and 
Parking Plan shall be approved prior to or in 
conjunction with the zoning of any area as a 
Pedestrian Business Overlay District. The 
Streetscape and Parking Plan records designs and 
policies concerning the character and function of 
the area, and shall be at least one (1) block long 
on both sides of the block. The Streetscape and 
Parking Plan shall include at least these elements: 

a. Sidewalk building materials and typical con-
struction detail, showing the layout pattern,. 
underlayment, and curb design 

b. Street furniture types, including sidewalk 
light fixtures, benches, garbage receptacles, 
tree guards and grates, and other furnishings 
within the public right-of-way 

c. Canopy or awning height above sidewalk, 
construction type, materials, and size 
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d. Street tree species, planting detail for street 
trees (showing drainage, planting hole de-
sign, tree support and protection), and loca-
tion of street trees in the right-of-way 

e. Pedestrian crosswalk location 

f. Utility line location, either under the side-
walk or above it in the public right-of-way 

g. A maintenance plan for the care of streetscape 
improvements to the public right-of-way 

h. Signs, types, sizes, graphics, materials and 
colors 

i. Location and arrangement of public off-site 
and off-street parking lots and a plan for 
providing adequate public off-site and off-
street vehicle and bicycle parking for the 
Overlay District. 

J. 
	Assessment of the extent to which minimum 

off-street parking requirements may be re-
duced for commercial or recreational uses. 

k. Width of pedestrian ways from the curb(s) to 
the building line. 

1. 	Maximum height limitations. 
Editor's Note: Prior to February 23, 2000 (effective 

date of Ordinance No. 2000-740-TC-190, TC-1-99), a Streetscape 
Plan (not a Streetscape and Parking Plan) was required to be 
approved in conjunction with a Pedestrian Business Overlay 
District. A Streetscape Plan did not include subparagraph "i." 
through "1." above. 

(Ord. No. 1986-856-TC-274, §3, TC-11-86, 9-16-88; Ord. No. 
1987-29-TC-294, §10, TC-14-87, 12-1-87; Ord. No. 1989-438-TC-
344, §1, TC-11-89, 10-3-89; Ord. No. 2000-740-TC-190, TC-1-99, 
§8, 2-18-00) 

Sec. 10-2056. 
RESERVOIR WATERSHED PROTECTION AREA 
OVERLAY DISTRICT. 

(a) Approval. 

If the use requires a site plan as set forth in §10-
2132.2, approval of a site plan is required by either the 
administrative staff, the Planning Commission, or the 
City Council; see §10-2132.2(b) and (c). If the use 
requires a plot plan, as set forth in § 10-2132.1, admin-
istrative approval is required. 

(Ord. No. 1997-137-TC-153, §2, TC-18-96, 1-14-97) 

(b) Definitions. 

Primary water supply watershed protection area. The 
area in a Reservoir Watershed Protection Area Overlay 
District or an Urban Water Supply Watershed Protec-
tion Area Overlay District between the intake or mean 
high water level of the reservoir and the secondary 

water supply watershed protection area. To protect the 
watershed, special standards for impervious surface 
coverage, uses, natural resource buffer yards and lot 

sizes are applied. Primary water supply watershed 
protection areas are delineated on the Official Zoning 
Maps and reflected in the Comprehensive Plan. 

Secondary water supply watershed protection area. 
The area in a Reservoir Watershed Protection Overlay 
District or an Urban Water Supply Watershed Protec-
tion Area Overlay District between the primary water 

supply watershed protection area and surrounding 
properties. To provide a protective transition between 
the primary water supply watershed protection area 
and the surrounding properties, special standards for 
impervious surface coverage, uses, and natural re-

source buffer yards are applied. Secondary water 
supply watershed protection areas are delineated on 
the Official Zoning Maps, and reflected in the Com-

prehensive Plan. 
(Ord. No. 2005-817-TC-267, §3, TC-7-05, 4-19-05) 

(c) Permitted Uses. 

Subject to the provisions of § 10-2056 and other over-
lay districts, all general uses, conditional uses, and 
special uses that are allowed in the underlying zoning 
district by the Schedule of Permitted Uses in Zoning 
Districts, §10-2071, are allowed in the Reservoir 
Watershed Protection Area Overlay District. In the 
primary water supply watershed protection area of this 
Overlay District, the following uses are only allowed 
(even if the underlying zoning district classifies the use 
as a Board of Adjustment special use or a general use) 
when a special use permit is issued by the City Council 
in accordance with §10-2145 or by the Board of 
Adjustment if the City is the applicant: 

- Recreation use restricted to membership - not for 

profit in a residential district, Agricultural Produc-
tive, or Residential Business District. 

- Recreation use of a governmental entity. 

- Not for profit recreational camps. 
(Ord. No. 2005-817-TC-267, §4, TC-7-05, 4-19-05) 

(d) Prohibited Uses. 

Except for improvements made pursuant to Part 10 
chapter 3 of this Code, any use not explicitly allowed 
in the underlying district by either the Schedule of 
Permitted Land Uses in Zoning District § 10-2071 or 
subsection (c) above is prohibited in the Reservoir 
Watershed Protected Area Overlay District. If a use is 
prohibited in either an overlay district or the underly-
ing district, that use is prohibited even if one (1) of 
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June 2, 2011 

 
 
Michael D. Kaney, P.E. 
Weingarten Realty 
9420 Forum Drive, Suite 101  
Raleigh, NC 27615 
P:  919.845.3950 
 
 
Subject: Trip Generation Study for Rezoning 
 Comparison of Existing Zoning and Proposed Zoning 
 Crabtree Place Development - Raleigh, North Carolina 
 
 
Dear Mr. Kaney: 
 
This letter provides a response to the City’s review comments on the trip generation comparison submitted for 
the proposed zoning of property associated with the Crabtree Place Development.  This letter provides updated 
trip generation calculations for the maximum build out under the existing zoning and trip generation for the 
maximum build out under the proposed zoning.  The parcel included in the proposed rezoning is located on the 
east side of Creedmoor Road and south of existing Crabtree Valley Avenue.  Refer to Figure 1 for the property 
location.   
 
Existing Zoning Trip Generation 
 
The trip generation volumes for the existing zoning were determined using the ITE Trip Generation Manual, 8th 
Edition.  As required by City staff, land uses and densities considered allowable under existing zoning were 
required to be illustrated in a plan to demonstrate a possible development scenario.  The existing land uses were 
obtained from the Weingarten Plan dated April 20, 2007.  The land uses and densities shown in the April 2007 
Weingarten Plan are less than the maximum allowable densities per the existing zoning.  Trip generation 
calculations are attached.   
 
The following assumptions were made in determining the trip generation for the existing zoning: 

• The assumed potential possible development under existing zoning would allow for 474 apartment 
units, 150,000 square feet of office space and 273,500 square feet of retail space. 

• Internal capture trips were calculated based on the ITE Trip Generation Handbook.   
• Per the ITE Handbook, a pass-by rate of 34% is applied to weekday PM peak hour trips for the retail 

space. 
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Proposed Rezoning Trip Generation 
 
The trip generation volumes for the proposed zoning were determined using the ITE Trip Generation manual, 
8th Edition.  Trip generation calculations are attached.  These trip generation volumes were calculated under the 
following assumptions: 
 

• The proposed zoning would allow for a maximum build out of 575 apartment units, 100,000 square 
feet of office space and 200,000 square feet of retail space. 

• Internal capture trips were calculated based on the ITE Trip Generation Handbook.   
• Per the ITE Handbook, a pass-by rate of 34% is applied to weekday PM peak hour trips for the retail 

space.   
 
Conclusions 
 
As shown in the attached spreadsheets, the total AM and PM peak hour trips calculated for the proposed zoning 
are lower than those allowed under the existing zoning.  The AM and PM peak hour trip generations under the 
existing and proposed zoning are summarized below.   
 
Existing Zoning:    AM: 774 trips (445 entering, 329 exiting); PM: 1,076 trips (486 entering, 590 exiting) 
Proposed Zoning:    AM: 705 trips (364 entering, 341 exiting); PM: 934 trips (444 entering, 490 exiting) 
 
It should be noted that the existing zoning allows a maximum build out of 600 apartment units, 150,000 square 
feet of office space and 226,000 square feet of retail space.  The proposed rezoning lowers the maximum 
density for each of these uses allowed under the existing zoning.    
 
Please let us know if you have any further questions regarding this information. 
 
Sincerely, 
RAMEY KEMP & ASSOCIATES, INC. 
 
 
 
 
  
Rynal Stephenson, P.E.  
Transportation Manager   
 
NC Corporate License # C-0910 
 
Attachments 
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EXISTING ZONING - POSSIBLE DEVELOPMENT
Trip Generation (8th Edition)

AM Peak Hour
Total In Out Total In Out Total In Out

220 Apartment 474 d.u. 2,996 1,498 1,498 236 47 189 278 181 97
710 General Office Building 150,000 s.f. 1,823 912 911 259 228 31 247 42 205
820 Shopping Center 273,500 s.f. 13,060 6,530 6,530 279 170 109 1,248 612 636

17,879 8,940 8,939 774 445 329 1,773 835 938
2,651 1,326 1,326 0 0 0 273 136 136

15,228 7,614 7,613 774 445 329 1,500 699 802
0 0 0 424 212 212

15,228 7,614 7,613 774 445 329 1,076 486 589

PROPOSED REZONING
Trip Generation (8th Edition)

AM Peak Hour
Total In Out Total In Out Total In Out

220 Apartment 575 d.u. 3,608 1,804 1,804 285 57 228 334 217 117
710 General Office Building 100,000 s.f. 1,334 667 667 188 165 23 191 32 159
820 Shopping Center 200,000 s.f. 10,656 5,328 5,328 232 142 90 1,012 496 516

15,598 7,799 7,799 705 364 341 1,537 745 792
2,651 1,326 1,326 0 0 0 259 130 130

12,947 6,473 6,473 705 364 341 1,278 615 662
0 0 0 344 172 172

12,947 6,473 6,473 705 364 341 934 443 490

PM Peak Hour

Subtotal
Internal Capture (from ITE Worksheets)

Net External Trips (Driveway Volume)
Pass-By Trips (34% of 820 in PM Only)

TOTAL Primary Trips (New Traffic)

Land Use Intensity

Land Use Intensity Daily

TOTAL Primary Trips (New Traffic)

Subtotal
Internal Capture (from ITE Worksheets)

Net External Trips (Driveway Volume)
Pass-By Trips (34% of 820 in PM Only)

Daily PM Peak Hour



EXISTING ZONING PLAN DAILY TRIPS - INTERNAL CAPTURE
QUALITY RESTAURANT

ITE Code 820 Page 1500 ITE Code 931 Page 1776
Enter from External Size 185 Unit 10^3 s.f. Size 26 Unit 10^3 s.f. Enter from External

5,760 Total Internal External 28% 1,828 30% 0 Total Internal External 0
Enter 6,530 770 5,760 Enter 0 0 0

5,899 Exit 6,530 631 5,899 Exit 0 0 0 0
Exit to External Total 13,060 1,401 11,659 Total 0 0 0 Exit to External

% 100% 11% 89% 30% 1,959 28% 0 % 100% #DIV/0! #DIV/0!

LAND USE A RETAIL LAND USE D

Enter Demand BALANCED Exit Demand

0

0

Exit Demand BALANCED Enter Demand

3% 0

BALANCED

11% 718
15% 137

BALANCED

Exit Demand

0

Exit Demand

Enter Demand
494BALANCED

Enter Demand Enter Demand Exit Demand
3% 196 4% 261 9% 0 11% 0

33% 494
BALANCED BALANCED BALANCED BALANCED

15% 137 22% 200 38% 569 33% 494
Exit Demand Exit Demand Enter Demand

9% 588

BALANCED

4% 0

0 0

Enter Demand Enter Demand

494
Exit Demand

137 200 Enter Demand

569

4% 0
38% 569

BALANCED

22% 200

ITE C d 710 P 1203 ITE C d 230 P 388

Exit Demand

LAND USE B OFFICE LAND USE C

Enter Demand
Exit Demand

0

RESIDENTIAL

ITE Code 710 Page 1203 ITE Code 230 Page 388
Enter from External Size 150 Unit 10^3 s.f. Size Unit D.U. Enter from External

775 Total Internal External 0% 0 0% 0 Total Internal External 985
Enter 912 137 775 Enter 1,498 513 985

692 Exit 911 219 692 Exit 1,498 569 929 929
Exit to External Total 1,823 355 1,468 Total 2,996 1,082 1,914 Exit to External

% 100% 19% 81% 2% 18 3% 45 % 100% 36% 64%

0

Exit Demand BALANCED Enter Demand

Enter Demand BALANCED Exit Demand

18

NET EXTERNAL TRIPS FOR MULTI-USE DEVELOPMENT

Single-Use Trip Gen. Estm.

RETAIL OFFICE RESIDENTIAL MISCELLANEOUS TOTAL

1,468 1,914 0 15,041
0 7,520Exit 5,899 692 929
0 7,521Enter 5,760 775 985

INTERNAL CAPTURE %
13,060 1,823 2,996 0 17,879 16%

Total 11,659



EXISTING ZONING PLAN PM Peak Hour of Adjacent Street
QUALITY RESTAURANT

ITE Code 820 Page 1502 ITE Code 931 Page 1778
ter from External Size 185 Unit 10^3 s.f. Size 26 Unit 10^3 s.f. Enter from External

548 Total Internal External 20% 122 20% 0 Total Internal External 0
Enter 612 64 548 Enter 0 0 0 Enter #DIV/0!

567 Exit 636 69 567 Exit 0 0 0 0 Exit #DIV/0!
Exit to External Total 1,248 133 1,115 Total 0 0 0 Exit to External Total 0

% 100% 11% 89% 20% 127 20% 0 % 100% #DIV/0! #DIV/0!

Enter 186
Exit 193 3% 0
Total 379

BALANCED

12% 76
31% 13

BALANCED
Enter Demand

3% 19 2% 12 9% 0 12% 0
31% 56

BALANCED BALANCED BALANCED BALANCED

31% 13 23% 47 53% 51 31% 56
Exit Demand

9% 55

BALANCED

2% 0
53% 51

BALANCED

23% 47

ITE Code 710 Page 1205 ITE Code 230 Page 390
ter from External Size 150 Unit 10^3 s.f. Size Unit D.U. Enter from External

29 Total Internal External 0% 0 0% 0 Total Internal External 121
Enter 42 13 29 Enter 181 60 121

Exit Demand
0 Pass-By Trips

Exit Demand BALANCED Enter Demand

LAND USE A RETAIL LAND USE D

Enter Demand BALANCED

0

Exit Demand

Enter Demand
56

Exit Demand

0

Pass-By Trips
Exit Demand

0

Enter Demand Enter Demand Exit Demand Enter Demand

Enter Demand Exit Demand

13 12 Enter Demand 0

Exit Demand

LAND USE B OFFICE LAND USE C

51

Enter Demand
Exit Demand

0

0

RESIDENTIAL

Enter Demand BALANCED Exit Demand

189 Exit 205 16 189 Exit 97 51 46 46
Exit to External Total 247 29 218 Total 278 111 167 Exit to External

% 100% 12% 88% 2% 4 2% 4 % 100% 40% 60%

Single-Use Trip Gen. Estm.

Exit Demand BALANCED Enter Demand
4

NET EXTERNAL TRIPS FOR MULTI-USE DEVELOPMENT
RETAIL OFFICE RESIDENTIAL MISCELLANEOUS TOTAL

218 167 0 1,500
0 802Exit 567 189 46
0 699Enter 548 29 121

INTERNAL CAPTURE %
1,248 247 278 0 1,773 15%

Total 1,115



PROPOSED REZONING PLAN DAILY TRIPS - INTERNAL CAPTURE
QUALITY RESTAURANT

ITE Code 820 Page 1500 ITE Code 931 Page 1776
Enter from External Size 185 Unit 10^3 s.f. Size 26 Unit 10^3 s.f. Enter from External
4,702 Total Internal External 28% 1,492 30% 0 Total Internal External 0

Enter 5,328 626 4,702 Enter 0 0 0
4,642 Exit 5,328 686 4,642 Exit 0 0 0 0
Exit to External Total 10,656 1,312 9,344 Total 0 0 0 Exit to External

% 100% 12% 88% 30% 1,598 28% 0 % 100% #DIV/0! #DIV/0!

LAND USE A RETAIL LAND USE D

Enter Demand BALANCED Exit Demand

0

0

Exit Demand BALANCED Enter Demand

3% 0

BALANCED

11% 586
15% 100

BALANCED

Exit Demand

0

Exit Demand

Enter Demand
586BALANCED

Enter Demand Enter Demand Exit Demand
3% 160 4% 213 9% 0 11% 0

33% 595
BALANCED BALANCED BALANCED BALANCED

15% 100 22% 147 38% 686 33% 595
Exit Demand Exit Demand Enter Demand

9% 480

BALANCED

4% 0

0 0

Enter Demand Enter Demand

586
Exit Demand

100 147 Enter Demand

480

4% 0
38% 686

BALANCED

22% 147

ITE C d 710 P 1203 ITE C d 230 P 388

Exit Demand

LAND USE B OFFICE LAND USE C

Enter Demand
Exit Demand

0

RESIDENTIAL

ITE Code 710 Page 1203 ITE Code 230 Page 388
Enter from External Size 150 Unit 10^3 s.f. Size Unit D.U. Enter from External
567 Total Internal External 0% 0 0% 0 Total Internal External 1,205

Enter 667 100 567 Enter 1,804 599 1,205
507 Exit 667 160 507 Exit 1,804 480 1,324 1,324
Exit to External Total 1,334 260 1,074 Total 3,608 1,079 2,529 Exit to External

% 100% 20% 81% 2% 13 3% 54 % 100% 30% 70%

0

Exit Demand BALANCED Enter Demand

Enter Demand BALANCED Exit Demand

13

NET EXTERNAL TRIPS FOR MULTI-USE DEVELOPMENT

Single-Use Trip Gen. Estm.

RETAIL OFFICE RESIDENTIAL MISCELLANEOUS TOTAL

1,074 2,529 0 12,947
0 6,473Exit 4,642 507 1,324
0 6,473Enter 4,702 567 1,205

INTERNAL CAPTURE %
10,656 1,334 3,608 0 15,598 17%

Total 9,344



PROPOSED REZONING PLAN PM Peak Hour of Adjacent Street
QUALITY RESTAURANT

ITE Code 820 Page 1502 ITE Code 931 Page 1778
Enter from External Size 185 Unit 10^3 s.f. Size 26 Unit 10^3 s.f. Enter from External
441 Total Internal External 20% 99 20% 0 Total Internal External 0

Enter 496 55 441 Enter 0 0 0
444 Exit 516 72 444 Exit 0 0 0 0
Exit to External Total 1,012 126 886 Total 0 0 0 Exit to External

% 100% 12% 88% 20% 103 20% 0 % 100% #DIV/0! #DIV/0!

Exit Demand
0

Exit Demand BALANCED Enter Demand

LAND USE A RETAIL LAND USE D

Enter Demand BALANCED

0

Enter 150
Exit 151 3% 0

Total 301

BALANCED

12% 62
31% 10

BALANCED

Exit Demand

Enter Demand
62

Pass-By Trips
Exit Demand

0

BALANCED
Enter Demand

3% 15 2% 10 9% 0 12% 0
31% 67

BALANCED BALANCED BALANCED BALANCED

31% 10 23% 37 53% 62 31% 67
Exit Demand

9% 45

BALANCED

2% 0

0

62
Exit Demand

Enter Demand Enter Demand Exit Demand Enter Demand

Enter Demand Exit Demand

10 10 Enter Demand 0

45

2% 0
53% 62

BALANCED

23% 37

ITE C d 710 P 1205 ITE C d 230 P 390

Exit Demand

LAND USE B OFFICE LAND USE C

Enter Demand
Exit Demand

0

RESIDENTIAL

ITE Code 710 Page 1205 ITE Code 230 Page 390
Enter from External Size 150 Unit 10^3 s.f. Size Unit D.U. Enter from External
22 Total Internal External 0% 0 0% 0 Total Internal External 152

Enter 32 10 22 Enter 217 65 152
146 Exit 159 13 146 Exit 117 45 72 72
Exit to External Total 191 23 168 Total 334 110 224 Exit to External

% 100% 12% 88% 2% 3 2% 4 % 100% 33% 67%

0

Exit Demand BALANCED Enter Demand

Enter Demand BALANCED Exit Demand

3

NET EXTERNAL TRIPS FOR MULTI-USE DEVELOPMENT
RETAIL OFFICE RESIDENTIAL MISCELLANEOUS TOTAL

168 224 0 1,278
0 662Exit 444 146 72
0 615Enter 441 22 152

INTERNAL CAPTURE %Total 886
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