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Certified Recommendation 
Raleigh Planning Commission                                     

  CR# 11471  

 

Case Information: Z-19-12 / MP-1-12 - Homewood Banks Dr. & Blue 
Ridge Rd.  

 Location Homewood Banks Drive & Blue Ridge Road, west of Crabtree Valley 
Avenue 

Size 23.75 acres 
Request New Master Plan for property zoned Shopping Center and Office & 

Institution-2 with Planned Development Overlay District 
 

Overall Comprehensive Plan Consistency 

    Consistent    Inconsistent 
 
       Consistent 
Future Land Use 

Designation 
 

 
Regional Mixed Use 

Applicable Policy 
Statements 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Policy LU 1.3 Conditional Use District Consistency 
Policy LU 2.2 Compact Development 
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 5.6 Buffering Requirements 
Policy LU 6.1 Composition of Mixed Use  
Policy LU 6.2 Complementary Uses and Urban Vitality 
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 10.1 Mixed Use Retail 
Policy LU 10.6 Retail Nodes 
Policy T 5.1 Enhancing Bike/Pedestrian Circulation 
Policy T 5.2 Incorporating Bicycle and Pedestrian Improvements 
Policy T 5.3 Bicycle and Pedestrian Mobility 
Policy T 5.5 Sidewalk Requirements 
Policy T 5.13 Pedestrian Infrastructure 
Policy T 6.1 Surface Parking Alternatives 
Policy T 6.6 Parking Connectivity 
Policy EP 8.1 Light Pollution 
Policy EP 8.2 Light Screening 
Policy ED 1.2 Mixed-Use Redevelopment 
Policy ED 5.3 Creating Attractive Development Sites 
Policy UD 2.1 Building Orientation 
Policy UD 2.2 Multi-modal Design 
Policy UD 2.3 Activating the Street 
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Policy UD 2.4 Transitions in Building Intensity 
Policy UD 2.6 Parking Location and Design 
Policy UD 3.5 Visually Cohesive Streetscapes 
Policy UD 3.7 Parking Lot Placement 
Policy UD 3.11 Parking Structures 
Policy UD 6.1 Encouraging Pedestrian Oriented Uses 
Policy UD 6.2 Ensuring Pedestrian Comfort and Convenience 
Policy UD 7.3 Design Guidelines 
Policy AP-C1 Crabtree Parking Structures 
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 
1. Site development will be in accordance with the revised Master Plan.  

 

Issues and Impacts 

Outstanding 
Issues 

1. Urban Form: location 
and exterior treatment of 
parking decks. Suggested 

Conditions

1. Provide that active-use 
buildings front street sides 
of parking decks, and 
exhibit the same materials 
and finishes as the principal 
building. 

Impacts 
Identified 

1. Traffic delays resulting from 
proposed build-out. 

2. Need for downstream sewer 
improvements depending on 
mix of site uses.  Water main 
improvements may be 
necessary, depending on 
building type, height, etc. 

3. Current zoning includes a 
pedestrian refuge where the 
House Creek greenway trail 
crosses Blue Ridge Road. 

4. Tree conservation areas 
required by the City Code not 
being provided. 

 

Proposed 
Mitigation

1. TIA recommends widening 
Homewood Banks Drive & 
providing turn lane 
improvements on Blue 
Ridge Road. 

2. Provide downstream sewer 
and water main 
improvements as needed. 

3. Install a pedestrian refuge 
where the House Creek 
greenway trail crosses Blue 
Ridge Road. 

4. The applicant will need to 
be prepared to request 
alternate tree conservation 
from City Council. 

 

 

Public Meetings 
Neighborhood 

Meeting 
Public 

Hearing 
Committee Planning Commission 
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2/6/12 4/17/12  5/22/12;  

6/26/12 approved 
 

 Valid Statutory Protest Petition 
 

Attachments 
1. Staff report 
2. Existing Zoning/Location Map 
3. Future Land Use 
4. Traffic Impact Analysis Review 
5. Appearance Commission Recommendations 

 
 

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 February 15, 2012 and Master Plan document 
(MP-1-12) dated June 26, 2012. 

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 
associated master plan permit a mix of uses, higher 
residential densities, roadway improvements, transit 
connections, and preserves land for future public 
roadway improvements.   

(2) That the proposal addresses several Comprehensive 
Plan policies, including urban design guidelines, 
pedestrian interconnectivity to the best feasible level, 
given the unique constraints posed by the site 
topography, bicycle improvements, and compact 
development.  The revised master plan include 
specifications for key urban design elements such as 
façade, fenestration, lighting, sidewalks, building 
orientation, and height limits on parking decks.  

(3) The amendment increases the potential for higher 
integration of intensity of mixed uses; provide additional 
pedestrian and bicycle improvements, and increase 
connectivity within the general area.  

(4) That the request is compatible with surrounding land 
uses and development patterns. The revised master 
plan addresses building height and setback limits, 
preservation of environmentally sensitive areas, 
additional open space, tree conservation, 
pedestrian/vehicular connectivity, alternate transitional 
protective yard, parking and traffic impacts, thus 
mitigating any potential adverse impacts to the 
surrounding uses.  
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(5) That the request is reasonable and in the public interest.  

Rezoning would permit introduction of a mix of higher 
density residential uses and non-residential uses, which 
could be of service to the larger surrounding area, thus 
furthering the goals of several Comprehensive Plan 
Policies.  

 
Motion and Vote Motion:   Terando 

Second:  Haq 
 
In Favor: Butler, Fleming, Fluhrer, Harris Edmisten, Haq,   
               Schuster, Sterling Lewis, Terando 
 
Excused: Mattox  
 

 
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. 
 
 
_________________________6/26/12  _____________________________6/26/12 
Planning Director  Date  Planning Commission Chairperson Date 
 
 
Staff Coordinator:  Doug Hill doug.hill@raleighnc.gov   
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Request 
 

Location Homewood Banks Drive & Blue Ridge Road, west of Crabtree 
Valley Avenue 

Request New Master Plan for property zoned Shopping Center and Office & 
Institution-2 with Planned Development Overlay District 

Area of Request 23.75 acres 
Property Owner REDUS NC Land LLC 

PC Recommendation 
Deadline 

August 15, 2012 

 

Subject Property 
Current Proposed 

Zoning SC and O&I-2 w/ PDD SC and O&I-2 
Additional Overlay PDD PDD (revised Master Plan) 

Land Use Vacant Mixed-use  
Residential 

Density
32 Units per acre (max. 749 units) 23 Units per acre (max. 525 units) 

 
 

Surrounding Area 
 North South East  West 

Zoning SC O&I-1, O&I-2 O&I-1, O&I-2, 
partially w/ 
SHOD-2 

SC, O&I-1, 
O&I-2, R-4 

Future Land Uses Regional Mixed 
Use, Public 
Parks & Open 
Space 

Regional Mixed 
Use, Public 
Parks & Open 
Space 

Public Parks & 
Open Space, 
Office/ Research 
& Development 

Regional Mixed 
Use, Moderate 
Density 
Residential 

Current Land Uses Shopping 
center, City 
greenway 

City greenway, 
Low-density 
residential, 
vacant 

City greenway, 
Offices, Motels 

Restaurant, 
Motel, vacant 

 
 

Comprehensive Plan Guidance 
Future Land Use Regional Mixed Use 

Area Plan Crabtree 
Applicable Policies Policy LU 1.3 Conditional Use District Consistency 

Policy LU 2.2 Compact Development 
Policy LU 2.6 Zoning and Infrastructure Impacts 
Policy LU 4.4 Reducing VMT through Mixed Use 
Policy LU 4.5 Connectivity 
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Policy LU 5.1 Reinforcing the Urban Pattern 
Policy LU 5.2 Managing Commercial Development Impacts 
Policy LU 5.6 Buffering Requirements 
Policy LU 6.1 Composition of Mixed Use  
Policy LU 6.2 Complementary Uses and Urban Vitality 
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 10.1 Mixed Use Retail 
Policy LU 10.6 Retail Nodes 
Policy T 5.1 Enhancing Bike/Pedestrian Circulation 
Policy T 5.2 Incorporating Bicycle and Pedestrian Improvements 
Policy T 5.3 Bicycle and Pedestrian Mobility 
Policy T 5.5 Sidewalk Requirements 
Policy T 5.13 Pedestrian Infrastructure 
Policy T 6.1 Surface Parking Alternatives 
Policy T 6.6 Parking Connectivity 
Policy EP 8.1 Light Pollution 
Policy EP 8.2 Light Screening 
Policy ED 1.2 Mixed-Use Redevelopment 
Policy ED 5.3 Creating Attractive Development Sites 
Policy UD 2.1 Building Orientation 
Policy UD 2.2 Multi-modal Design 
Policy UD 2.3 Activating the Street 
Policy UD 2.4 Transitions in Building Intensity 
Policy UD 2.6 Parking Location and Design 
Policy UD 3.5 Visually Cohesive Streetscapes  
Policy UD 3.7 Parking Lot Placement 
Policy UD 3.11 Parking Structures 
Policy UD 6.1 Encouraging Pedestrian Oriented Uses 
Policy UD 6.2 Ensuring Pedestrian Comfort and Convenience 
Policy UD 7.3 Design Guidelines 
Policy AP-C1 Crabtree Parking Structures 
Policy AP-C2 Crabtree Area Hillsides 
Policy AP-C4 Crabtree Mall Connections 
Policy AP-C5 Design Unity in the Crabtree Area 

 

Contact Information 
Staff Doug Hill: (919) 516-2622; Doug.Hill@raleighnc.gov  

Applicant Thomas C. Worth, Jr.: (919) 831-1125; curmudgtcw@earthlink.net  
Citizens Advisory 

Council
Northwest – Jay Gudeman: (919) 789-9884; jay@kilpatrickgudeman.com  
Glenwood – Linda Watson: (919) 781-1044; Linda@lindawatson.com  

Case Overview 
The proposal seeks approval of a new development Master Plan associated with the site’s zoning 
as a Planned Development Overlay District.  The boundaries of the overlay district and underlying 
zoning districts would remain the same. 
 
The current Master Plan permits up to 749 dwelling units, 160,000 square feet of retail 
development, and 270,000 square feet of office development or a 150-room hotel.  The proposed 
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Master Plan would permit 525 dwelling units, reduce retail to 60,000 square feet, and reduce 
office to 250,000 square feet, but would allow a hotel with up to 200 rooms.  The maximum of 300 
equivalent dwelling units (associated with Congregate Care facility) permitted under the current 
Master Plan would still be allowed under the proposal.  The table below compares the two plans’ 
use and form provisions: 
 
Comparison -- Existing PDD Master Plan/ Proposed PDD Master Plan 
 
 Existing Plan Proposed Plan 

Dwelling Units (max.) 749 (incl. up to 300 
equivalent dwelling units* of 

Congregate Care) 
525 (incl. up to 300 

equivalent dwelling units* of 
Congregate Care) 

Hotel Rooms (max.) 150 200 
Retail (max. square feet) 160,000 sf 60,000 sf 
Office (max. square feet) 270,000 sf 250,000 sf 

Building Height (max. feet) Phase I: 
Residential, Mixed-Use, 
Office & Retail – 80’  
Phase II: 
Mixed Use Tower – 200’ 

Phase I:  
Residential – 90’ 
Phase II: 
Retail/ Mixed Use – 60’ 
Office/ Mixed Use, Mixed-
Residential – 135’ 
Mixed Use Tower – 200’ 

Setbacks (min. feet) Development Interior – 0’ 
Blue Ridge Rd. – 20’ 
Homewood Banks Dr. – 20’ 
Crabtree Valley Ave. – 30’  

Development Interior – 0’ 
Blue Ridge Rd. – 20’ 
Homewood Banks Dr. – 20’ 
Crabtree Valley Ave. – 30’ 

* 2 equivalent units equal one standard dwelling unit 
 
Contextually, the site is well suited for intensive development, being bordered on two sides by 
thoroughfares.  Recent roadway planning points to improved local traffic circulation in the future, 
with an increased emphasis on safe pedestrian and bicycle travel. 
 
Environmental considerations, however, are key to successful development of the site.  Kidd’s Hill 
is a significant promontory in the valley of Crabtree Creek, rising nearly 100 feet in the 850 feet 
from the site’s lowest point to its ridgeline, with most of the site characterized by steep slopes 
(some grades exceed 30%).  Yet 6 acres of the site are within FEMA-designated floodplains.  
Much of the ground is wooded, especially the south and east slopes; bramble-laden hillsides on 
the north are dotted with large, specimen trees, a testimony to the site’s former years as a private 
home and subsequently a hilltop restaurant. 
 
The current Master Plan (approved 2005) allows significant environmental alteration.  Present 
provisions permit 40 feet to be cut from the ridge top, with the excavated soil used to backfill 
walled terraces.  The new proposal still proposes re-grading but to a considerably lesser degree, 
chiefly due to less-intensive development: while the current Master Plan allows dense buildings 
and parking lots on the site’s northeast slopes, the new proposal designates the area for tree 
conservation and stormwater detention. 
 
Phase I of the new proposal calls for mid-rise residential buildings to circle the ridge crest, with 
front-in surface parking, two low-rise parking decks, green space, and amenity areas 
interspersed.  Many of the grade changes would be taken up by buildings, although large 
retaining walls are indicated on the east and north, mostly to accommodate roadways.  Phase II 
could introduce intensive non-residential uses in the area closest to the existing Mall, including a 
tower that could be up to 200 feet tall. 
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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 site is located in an area designated for Regional Mixed Use development by the 
Future Land Use Map; the proposal is consistent with that classification.  Of the 
designation, the Comprehensive Plan states that “These areas may include high-
density housing, office development, hotels, and region-serving retail uses such as 
department stores and specialty stores.”  The development possible under the 
Master Plan could include any or all such uses.  The Comprehensive Plan further 
qualifies that such areas be “zoned O&I-2, SC, and TD.”  The underlying zoning of 
the site is split between O&I-2 and SC. 
 

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 proposal is largely consistent with this policy but issues remain regarding details of 
built form (parking deck placement and treatment), which merit further consideration.   
 
Policy LU 2.2 -- Compact Development 
New development and redevelopment should use a more compact land use pattern to 
support the efficient provision of public services, improve the performance of 
transportation networks, preserve open space, and reduce the negative impacts of low 
intensity and non-contiguous development. 
 
The proposal is consistent with this policy.  While reduced from the development intensity 
possible under the current Master Plan, the proposal would still permit a mix of high 
density/ high intensity uses.  At the same time, it could accommodate both planned 
roadway improvements and increased transit connections, while expanding the 
percentage of site tree conservation area. 
 
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 proposal is consistent with this policy.  In balance, its impact is likely to be less than 
that which could result from the current Master Plan, chiefly due to the nearly 30% 
reduction in the permitted number of dwelling units.  However, as noted below, 
depending on eventual site uses, some downstream sewer and water main 
improvements may be needed. 
 
 
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.  
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The proposal is consistent with this policy.  The proximity of the proposed high-density 
uses to existing non-residential uses, coupled with planned non-residential uses on site, 
bodes well for reducing site-generated car travel in the immediate area. 
 
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 Master Plan is consistent with this policy.  Vehicular access to the site is provided 
from three spots along Homewood Banks Drive and one on Blue Ridge Road, avoiding 
Crabtree Valley Avenue, which is slated for future upgrades which would make 
connections problematic.  Pedestrian access is provided into the site at multiple points, 
with some walkways gently sloped and others incorporating stairways to rise with the 
grade.  

 
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 proposal is consistent with this policy. The existing character of the area is 
dominated by large-scale retail establishments, including one of the region’s largest 
indoor malls.  Transportation in the area is decidedly automobile-focused, with large 
structured parking facilities lining the long sides of the mall building.  Outparcel lots dot 
the edges of major roadways.  Crabtree Creek winds through the heart of the valley, 
joined near the subject site by House Creek; the two stream courses provide a 
complement of green open space to the surrounding intense development.  The proposal 
adds to this natural realm through dedicated tree conservation areas across its northeast 
corner, while placing its most intensive non-residential uses closest to the Mall.  Solely 
residential site development is positioned further back, adjacent to off-site residential 
properties.  Refinement may be warranted, however, regarding built form transitions to 
existing low-density. 
  
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. 
 
The proposal is partially consistent with this policy.  Vehicular access is to be distributed 
among four points.  Much of site parking will be in decks.  However, despite proposed 
building setbacks, the combination of commercial building heights and topography could 
result in shadows being cast off-site much of the day. 
 
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 proposal is consistent with this policy.  Phase I site buildings—those closest to 
existing lower intensity development—are set back from the perimeter streets behind a 
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streetyard buffer.  Internally, buffers are minimal, with public spaces and shared parking 
horizontally separating the mixture of uses. 
 
Policy LU 6.1 -- Composition of Mixed-Use Centers 
Mixed-use centers should be comprised of well-mixed and integrated developments that 
avoid segregated uses and have well planned public spaces that bring people together 
and provide opportunities for active living and interaction. 
 
Policy LU 6.2 -- Complementary Uses and Urban Vitality 
A complementary integration and mixture of land uses should be provided within all 
growth centers and mixed-use centers and developments to maintain the City’s livability, 
manage future growth, and provide walkable and transit accessible destinations. Areas 
designated for mixed-use development in the Comprehensive Plan should be zoned 
consistent with this policy. 
 
The proposal is consistent with these policies.  The Master Plan calls for a diverse mix of 
site uses, with residents of proposed housing potentially supporting retail and office uses 
both on site and off.  Transit stops are planned on all three perimeter roads, with bike 
lanes indicated on Blue Ridge Road and sidewalks anticipated both to and through the 
site. 
 
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. 
 
The proposal is consistent with this policy.  A transit easement is being offered on each of 
the three perimeter streets; shelter is to be offered at one, the location to be determined 
in consultation with transit staff. 
 
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. 
 
The proposal is mostly consistent with this policy.  The entire site is located in a Regional 
Mixed Use center.  The Master Plan, however, imposes setbacks and landscaping to 
soften the impact of potential building heights and massing, an urban form less consistent 
with that expected for the expected intensity of development. 
 
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 UD 2.4 -- Transitions in Building Intensity 
Establish gradual transitions between large-scale and small-scale development. The 
relationship between taller, more visually prominent buildings and lower, smaller buildings 
(such as single family or row houses) can be made more pleasing when the transition is 
gradual rather than abrupt. The relationship can be further improved by designing larger 
buildings to reduce their apparent size and recessing the upper floors of the building to 
relate to the lower scale of the adjacent properties planned for lower density.  
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The proposal partially addresses these policies.  The Site Plan primarily relies on building 
setbacks and plantings to provide transitions and reduce height impacts.  The property 
immediately across and downhill from Homewood Banks Drive is zoned Residential-4; 
that on the opposite of Blue Ridge Road.  The residential buildings which are to circle the 
hilltop on the subject site could be up to 90 feet tall, and mixed-use buildings of Phase II 
could be up to 135’.  The proposed Tower building could be up to 200’ in height, and 
positioned at the tallest point of the site.  Greater consistency could be achieved if site 
buildings (especially the Tower) could incorporate design elements designed to reduce 
their apparent mass and scale.  A step in that direction is indicated in the Architect’s 
Statement, which notes first-phase buildings “are proposed of varying heights from one to 
five stories”; additionally, Site Plan Cross-Sections indicate residential buildings could 
have pitched roofs, but no commitment is made in the Master Plan text.  The majority of 
the existing buildings nearby have pitched roofs covering either part of or the entire 
building.  The tallest building near the subject site—the Homewood Suites motel across 
Homewood Banks Drive—stands 7 stories tall, but is located downhill from the road with 
the full-height portion set back more than 100 feet from the street; a one-story, pitched-
roof porte cochere and lobby provides a visual transition to the main structure. 
 
Policy LU 7.6 -- Pedestrian-Friendly Development  
New commercial developments and redeveloped commercial areas should be 
pedestrian-friendly. 
 
The proposal is partially consistent with this policy.  Sidewalk connections are provided to 
site buildings from Blue Ridge Road and Homewood Banks Drive, but can be lengthy and 
somewhat circuitous in some locations.  While this is due in part to site topography 
(forcing walkways to lengthen in order to maintain an accessible grade), it also stems 
from planned building placement, which has site commercial buildings set back as much 
as 170 feet from the nearest street. 

 
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. 
 
The proposal is consistent with these policies.  The subject site has been vacant the 
better part of a decade, with the previously-approved PDD-based site plan dormant.  The 
new Master Plan being proposed would seek to redefine site development, mindful of 
subsequent roadway and greenway planning as well as current market conditions and 
local land use trends. 
 
Policy LU 10.1 -- Mixed-Use Retail  
Encourage new retail development in mixed-use developments.  
 
The proposal is consistent with this policy.  Phase II would introduce significant retail  
square footage in the portion area of the site closest to existing and anticipated 
commercial development, but adjacent to planned residential complexes, both on and off-
site. 
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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 proposal is consistent with this policy.  Retail development permitted under the 
Master Plan fully falls within a Regional Mixed use area.   
 
Policy T 5.1 -- Enhancing Bike/Pedestrian Circulation 
Enhance pedestrian and bicycle circulation, access, and safety along corridors, 
downtown, in activity and employment centers, at densely developed areas and transit 
stations, and near schools, libraries, and parks.  
 
Policy T 5.2 -- Incorporating Bicycle and Pedestrian Improvements 
All new developments, roadway reconstruction projects, and roadway resurfacing 
projects in the City of Raleigh's jurisdiction should include appropriate bicycle facilities as 
indicated in the Recommended Bicycle Network of the 2008 City of Raleigh Bicycle 
Transportation Plan. 
 
Policy T 5.3 -- Bicycle and Pedestrian Mobility 
Maintain and construct safe and convenient pedestrian and bicycle facilities that are 
universally accessible, adequately illuminated, and properly designed to reduce conflicts 
among motor vehicles, bicycles, and pedestrians. 
 
The proposal is consistent with these policies.  A Pedestrian Circulation Plan is provided 
in the Master Plan documentation.  Additionally, bicycle racks are to be located in 
multiple locations within uncovered (short term) and covered (long term) areas of the 
parking structure at a rate which exceeds that of the City Code. Consistent with the city’s 
Recommended Bicycle Facilities plan, bike lanes are to be provided on Blue Ridge Road.   
  
Policy T 5.5 -- Sidewalk Requirements 
New subdivisions and developments should provide sidewalks on both sides of the 
street. 
 
The proposal is consistent with this policy.  New sidewalks are provided along 
Homewood Banks Drive and Blue Ridge Road.  Providing a sidewalk along Crabtree 
Valley Avenue is precluded by future roadway improvement plans, which the Master Plan 
seeks to accommodate in providing space at the Crabtree/ Blue Ridge intersection for a 
future access ramp.  In the interim, the Crabtree Creek Greenway on the opposite side of 
the street provides access the length of the property from Homewood Banks Drive to 
Blue Ridge Road.   
 
Policy T 5.13 -- Pedestrian Infrastructure 
Ensure that streets in areas with high levels of pedestrian activity (e.g., employment 
centers, residential areas, mixed-use areas, schools) support pedestrian travel by 
providing such elements as frequent and safe pedestrian crossings, large medians for 
pedestrian refuges, bicycle lanes, frontage roads with on-street parking, and/or grade 
separated crossings. 
 
The proposal is partially consistent with this policy.  Sidewalks are provided around and 
through the site, per the Pedestrian Circulation Plan, including direct access to the House 
Creek Greenway, and by crossing Crabtree Valley Avenue, to the Crabtree Creek 
Greenway.   
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Policy T 6.1 -- Surface Parking Alternatives 
Reduce the amount of land devoted to parking through measures such as development 
of parking structures and underground parking, the application of shared parking for 
mixed-use developments, flexible ordinance requirements, maximum parking standards, 
and the implementation of Transportation Demand Management plans to reduce parking 
needs. 
 
The proposal is consistent with this policy.  A significant portion of site parking will be in 
decks.  Shared parking is stated as an intention of the Master Plan. 

 
Policy T 6.6 -- Parking Connectivity 
Promote parking and development that encourage multiple destinations within an area to 
be connected by pedestrian trips. 
 
The proposal is consistent with this policy.  The placement of structured parking in or 
adjacent to the site’s most intensive planned development (Phase II mixed-use buildings) 
promotes one-stop parking.  Proximity of proposed site residences to existing 
recreational and non-residential uses reinforces walkability.  

 
Policy EP 8.1 -- Light Pollution 
Reduce light pollution and promote dark skies by limiting the brightness of exterior 
fixtures and shielding adjacent uses from light sources, provided safety is not 
compromised. Minimize flood lighting and maximize low level illumination. Promote the 
use of efficient, full cut-off lighting fixtures wherever practical. Full cut-off fixtures emit no 
light above the horizontal plane. 
 
Policy EP 8.2 -- Light Screening 
Prohibit unshielded exterior lamps and limit the lighting of trees and other vegetation 
through the use of shielded fixtures and footcandle limits. 
 
The proposal partially addresses these policies.  Section 8 (p.15) notes that floodlights 
are to be directed away from rights-of-way, and are to be used only to accent building or 
site features.  Fixture type is limited to full cutoff if pole height is above 16 feet; pole 
height is also limited for lighting atop parking decks, but fixture type is not specified.  The 
Architect’s Statement (p. 25) notes that sidewalk lighting as being “based on a pedestrian 
scale”; if under 16 feet, per Section 8 fixtures could be any non-cutoff design.  The 
Statement additionally limits parking and roadway fixture height, but does not address 
fixture type.  Other than reiterating the 2.0 footcandle limits that Code currently requires 
at street rights-of-way, no other footcandle limits are noted. 

 
Policy ED 1.2 -- Mixed-Use Redevelopment 
Promote mixed-use redevelopment strategies as a means of enhancing economic 
development in commercial corridors and creating transit- and pedestrian-friendly 
environments.  
 
The proposal is consistent with this policy.  The emphasis of Phase I on residential 
development provides an added economic underpinning to the non-residential 
development proposed for Phase II.  Site accessibility is planned to be multi-modal, with 
transit stops to be offered on each perimeter street. 
 
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. 
 



 

 
Staff Evaluation 
Z-19-12/ Crabtree Valley Ave. & Blue Ridge Rd.  14 

The proposal is largely consistent with this policy.  Extensive landscaping and tree 
conservation is planned throughout this site, with the entire perimeter to be edged with 
new street trees.  Plantings are also proposed on terraces behind site retaining walls; 
such plantings could soften the grade transitions by screening hardscape elements.  
However, in numerous locations, the shrub species selected may not fully serve to 
screen the full height of the associated wall, leaving the walls a dominant site feature.  
Vining plants could provide supplemental screening, but at not included on the Master 
Plant Schedule.  Additionally, given the size of the site, and many and distinct new public 
spaces created, the plant palate is comparatively restrained.  Shade tree selections are 
mostly confined to maples, European hornbeams, zelkovas, and Chinese elms, although 
ample room for oaks, magnolias, sycamores, bald cypress and other large-maturing, 
long-lived trees appears to be readily available.  Given the acreage devoted to tree 
conservation on the site’s northeast corner, greater use of large, native species would 
also prove more contextual. 
 
Policy UD 2.1 -- Building Orientation  
Buildings in mixed-use developments should be oriented along streets, plazas and 
pedestrian ways. Their facades should create an active and engaging public realm. 
 
Policy UD 2.3 -- Activating the Street 
New retail and mixed-use centers should activate the pedestrian environment of the 
street frontage in addition to internal pedestrian networks and connections.   
 
The proposal does not fully address these policies.  While limited sidewalk connections 
are provided from residential buildings to adjacent street, the Master Plan appears 
primarily to propose accessing/ orienting buildings internally.  Consistency could be 
achieved by providing orientation and closer proximity to the street (e.g., bringing retail 
uses closer to perimeter street).  Per these policies, enhanced pedestrian spaces should 
be provided adjacent to all Phase II commercial buildings; however, the only internal 
walks required to be 14 feet wide are confined to a portion of the north side of buildings 
C9 and C10, and the southeast perimeter of building C8.  On the outside edges of the 
site, the sidewalk adjacent to Homewood Banks Drive carries only an 8-foot minimum; all 
other site sidewalks can be as narrow as 5 feet.  Among the latter is that along Blue 
Ridge Road, which ends an existing, paved greenway multi-purpose path, 8 feet wide. 
 
Policy UD 2.2 -- Multi-modal Design 
Mixed-use developments should accommodate all modes of transportation to the 
greatest extent possible. 
  
The proposal is essentially consistent with this policy.  Transit easements are to be 
provided on each adjoining public street frontage.  Bike lanes are shown on Blue Ridge 
Road cross sections, and pedestrian circulation plan provided.  Still greater consistency 
would be afforded by increasing the provision for direct pedestrian connectivity between 
buildings and public streets, particularly in the commercial portions of the site.  

 
Policy UD 2.6 -- Parking Location and Design  
New surface parking lots should be avoided within mixed-use centers. Instead, shared 
parking garages with active ground floor uses and architectural treatments for all facades 
visible from a public right-of-way should be used. 
 
The proposal is inconsistent with this policy.  Structured parking is provided in three 
locations on site. However, more than one-fourth of site parking will be in surface lots; 
additionally, decks are positioned back from the streets, screened from view rather than 
integrated into the urban fabric through inclusion of active-use ground floor spaces. 
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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 proposal is partially consistent with this policy.  The Master Plan includes extensive 
plantings of street trees, especially on the site perimeter, where they essentially define 
street frontages. However, commensurate with the site’s location in a Regional Mixed 
Use center, all commercial areas (i.e., site Phase II development) should feature 
sidewalks at 14 to 18 feet wide, complemented throughout by streetscape plantings; the 
Master Plan commits to a 14-foot minimum only next to “retail storefronts”.  An 8-foot 
wide sidewalk is planned along Homewood Banks Drive, while other areas could have y 
a 5-foot wide walk. 
 
Policy UD 3.7 -- Parking Lot Placement 
New parking lots on designated Urban or Multi-modal corridors on the Growth Framework 
Map should be generally located at the side or rear of buildings.  Where feasible, existing 
parking lots on such corridors should be landscaped to create a pedestrian-friendly 
streetscape with business visibility. 
 
The proposal is consistent with this policy.  Crabtree Valley Avenue is designated an 
Urban Corridor and no parking lots are placed along the frontage.  
 
Policy UD 3.11 -- Parking Structures  
Encourage creative solutions including landscaping and other aesthetic treatments to 
design and retrofit parking structures to minimize their visual prominence. Where 
feasible, the street side of parking structures should be lined with active and visually 
attractive uses to lessen their impact on the streetscape. 
 
The Master Plan prescribes increased setbacks, vegetative buffers and screening in lieu 
of lining parking decks with active, street- and pedestrian-oriented spaces.  While this 
policy does recognize landscaping as an option for reducing decks’ visual presence, 
given the proposal is within a Regional Mixed Use center, providing active-use areas 
(including liner buildings) along the street-facing sides of all decks--with those active uses 
directly accessible from street sidewalk--represents a more policy-consistent approach. 
 
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 proposal is partially consistent with this policy.  The mix of uses proposed on site, 
paired with the internal pedestrian ways, promotes walkability.  However, a parking deck 
is positioned between the primary driveway and building entrance.  Consistent with this 
policy, and others pertinent to the high-intensity development germane to Regional Mixed 
Use designation, site urban form, and access should primarily favor pedestrians.  
 
Policy UD 6.2 -- Ensuring Pedestrian Comfort and Convenience  
Promote a comfortable and convenient pedestrian environment by requiring that buildings 
face the sidewalk and street area. On-street parking should be provided along the 
pedestrian streets and surface parking should be in the rear. This should be applied in 
new development, wherever feasible, especially on transit and urban corridors and in 
mixed-use centers. 
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The proposal is partially consistent with this policy, in that it does provide for ease of 
pedestrian access internally, and along two of the three perimeter streets.  Buildings R-1, 
R-2, and R-6, are described in the responses to the Design Guidelines “as architecturally 
and functionally facing the public street” (p. 22), but corroborating language does not 
appear in the Committed Elements of the Master Plan (Section 8).   
 
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. 
 
The proposal is consistent with most of the Design Guidelines.  To achieve greater 
consistency, the following refinements are encouraged: 
Guideline  
16. Provide in the Committed Elements (Section 8) that parking decks will exhibit the 

same materials and finishes as the principal buildings. 
  
1.3 Area Plan Guidance 
 
Policy AP-C 1 -- Crabtree Parking Structures 
New parking structures in the Crabtree area should be designed with careful attention 
given to their street faces. 
 
The proposal is inconsistent with this policy, in that it does not fully address it.  The 
alternative of using a “mechanical screen (i.e. – wall, solid fence)” presents the possibility 
of blank surfaces facing the right-of-way.  No details are provided regarding achieving 
consistency of design or materials with the respective buildings the decks are to serve, 
beyond note that “not less than 50%” of portions visible from public streets are to 
“incorporate masonry materials” used on the principal buildings (p. 13). 
 
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. 
 
The proposal is partially consistent with this policy, in that some site building footprints do 
appear to be fitted to ground contours, rather than vice versa.  However, the proposal 
plan sheets show a series of lengthy, often tall retaining wall systems along the east, 
north, and west sides of the hill; contour lines indicate some wall heights may be in 
excess of 30 feet.  Consistency could be improved if site buildings shouldered more of 
these grade transitions (i.e., if Building R6’s footprint echoed that of R5, with the building 
set into the southeast slope above the proposed access drive off Blue Ridge Road), or 
with larger shrub and tree species and/ or vining materials provided between wall 
segments, in a closer approximation of natural conditions. 

 
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 Kidd’s 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. 
 



 

 
Staff Evaluation 
Z-19-12/ Crabtree Valley Ave. & Blue Ridge Rd.  17 

The proposal is consistent with this policy.  Sidewalks are provided along the Homewood 
Drive from the Blue Ridge Road intersection to Crabtree Valley Avenue.   

 
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 proposal does not address this policy.  While the site is separated from surrounding 
tracts by the three perimeter streets, its topographical prominence assures future 
development will be highly visible—stressing the need for a contextual approach.  The 
“Architect’s Unity of Development Statement” does not reference the site’s surroundings, 
but focuses on internal design.  The provisions indicate “at least 50% of building 
materials will be masonry, brick, and stucco”, but add no note as to what other materials 
may be, other than window glass roofing treatments (pp.25-26).  The Statement also 
provides (p. 26) that the Tower will “incorporate distinctive architectural design features”, 
and that “specific unifying elements will be incorporated throughout the project”; the 
nature and type of those elements, however, are not detailed. 
 
 

2. Compatibility of the proposed rezoning with the property and 
surrounding area 
 
The proposal comes at a time when potential redevelopment is on the upswing in the 
Crabtree Valley area.  To the south, directly across Blue Ridge Road, more than 350 
dwelling units have just been approved as the Woodfield Blue Ridge Apartments project.  
To the west, recent revisions to the existing Pedestrian Business Overlay District on 
Crabtree Valley Avenue permit 575 new units, while a new PBOD, across Glenwood 
Avenue on Charles Drive, proposes up to 533 more units.  The proposal seeks to allow 
525 units on the subject site (down from the 749 currently possible).  The prospects of 
new retail, office, and hotel uses proposed by the Master Plan in Phase II, the site area 
closest to the Mall, complement anticipated residential land uses both on- and off-site.  
The proposal supports multi-modal site access through sidewalks on Blue Ridge Road 
and Homewood Banks Drive, internal pedestrian ways, bike lanes on Blue Ridge Road, 
and three on-site transit stops—one on each of the property’s perimeter streets.  Some 
aspects of site design may benefit from further consideration, however.  The Master Plan 
indicates only limited interaction between building fronts and surrounding streets, with 
most structures set back behind buffers rather than providing active street frontages.  
(Topography is a limiting factor in that regard, but the greater the building setback, the 
higher the buildings must stand above surrounding street grades.)  The proposed building 
heights may also challenge design compatibility.  The Homewood Suites motel, opposite 
the site on Homewood Banks Road, has seven floors but it is situated well below the 
street grade.  The 200-foot Tower proposed for the subject site would stand an additional 
50 feet up the bank above the motel property’s entrance drive, likely overshadowing it.  At 
the same time, the proposed parking decks would mostly leave their street-facing sides 
open to the right-of-way, relying on screening for a measure of design compatibility.  
Greater consistency might be found in re-locating habitable space from atop taller 
buildings to the decks’ street sides, in the process bringing active space closer to the 
rights-of-way, toward creating urban-style street environments more in keeping with the 
site’s Regional Mixed Use center designation. 

 
3. Public benefits of the proposed rezoning 
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No site development has occurred subsequent to the 2005 rezoning of the property.  The 
proposal offers a more scaled-back development than that currently approved, with a mix 
of uses consistent with the Comprehensive Plan but posing potentially less environmental 
impact than the currently-permitted buildout would incur; tree conservation areas and 
greenway buffers are earmarked to comprise a quarter of the site.  The intensity of use 
possible under the Master Plan draws the economic vitality of the Mall area across 
Crabtree Creek, and directly up to high-density housing, delineating a distinct but 
complementary new edge to mixed-use development in that part of the Regional Mixed 
Use center.  Through set-aside space for a future Crabtree Valley Avenue on-ramp, 
transit stop dedication, and pedestrian ways to and through the site, the Plan anticipates 
and meets transportation enhancements planned for the immediate area. 

 
4. Detriments of the proposed rezoning 

The Comprehensive Plan, in its introduction to the Crabtree Area Plan, states that “Kidd’s 
Hill should be developed without extensive grading of the site“.  The new proposal 
includes less re-grading than the Master Plan currently in place, but still would disturb 
most of the site, and require installation of a series of retaining walls--some well over 20 
feet tall--in multiple locations.  Positioning the tallest building at the center of the site will 
place it at the site’s highest point, potentially shadowing areas across Homewood Banks 
Drive; orienting the building east-west adds to that likelihood.  The proposed shifting of 
the main vehicular entrance to the site from Crabtree Valley Avenue to Homewood Banks 
Drive would reduce traffic on the former (a projected-major thoroughfare), but 
Homewood--which is not a thoroughfare nor is foreseen to become one--would then bear 
the brunt of site traffic. 
 

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

 
5.1 Transportation 
 

(See next page) 
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Primary Streets Classification

2009 NCDOT 
Traffic

 Volume (ADT)
2035 Traffic Volume 
Forecast (CAMPO)

Crabtree Valley Avenue Major Thoroughfare N/A N/A

Blue Ridge Road Minor Thoroughfare 7,200 10,800

Homewood Banks Drive Commercial Street 1,500 N/A

Street Conditions

Crabtree Valley Avenue Lanes Street Width Curb and Gutter Right-of-Way Sidewalks
Bicycle 

Accommodations

Existing 2 36'
curb and gutter

on north side of street 90'
10' multi-use path

on north side None

City Standard 4 65'
Back-to-back curb and

gutter section 90'
minimum 5' sidewalks 

on both sides
Striped bicycle lanes 

on both sides

Meets City Standard? NO NO NO YES NO NO

Blue Ridge Road Lanes Street Width Curb and Gutter Right-of-Way Sidewalks
Bicycle 

Accommodations

Existing 2 26' None 60' - 70' None None

City Standard 3 53'
Back-to-back curb and

gutter section 80'
minimum 5' sidewalks 

on both sides
Striped bicycle lanes 

on both sides

Meets City Standard? NO NO NO NO NO NO

Homewood Banks Drive Lanes Street Width Curb and Gutter Right-of-Way Sidewalks
Bicycle 

Accommodations

Existing 2 21'
curb and gutter on north 

side of street (partial) 60'
sidewalk on north side of street 

(partial) None

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

gutter section 60'
minimum 5' sidewalks 

on minimum of one side N/A

Meets City Standard? YES NO NO YES NO N/A

Expected Traffic 
Generation [vph]

Current 
Zoning 

Proposed 
Zoning Differential

AM PEAK 989 766 -223

PM PEAK 1186 857 -329

Suggested Conditions/Impact Mitigation:

Staff has reviewed a Traffic Impact Analysis Report for this case. The proposed redevelopment of the subject 
property will occur in two phases. The completion of phase one will result in an average of 158 trips in AM peak 
hour and 191 trips in the PM peak hour.  The completion of phase two would increase traffic to an average of 766 
trips during the AM peak hour and 855 trips during the PM peak hour. At the intersection of Glenwood Avenue 
and Lead Mine/Blue Ridge Road the current intersection delays range from 172 to 187 seconds per vehicle 
during the AM and PM peak periods. This delay is anticipated to increase by 1% with the completion of phase 
one and will increase by 14% with the completion of phase two. The completion of both phases would increase 
delay to 213 seconds per vehicle during the AM peak hour and 190 seconds per vehicle in the PM peak hour. An 
intersection with 80 seconds or more of delay per vehicle is considered to have a failing level of service. Along 
Blue Ridge Road the TIA recommends adding a southbound 
taper for right turns and a north bound turn lane. The TIA also recommends 
widening Homewood Banks Drive to three lanes with exclusive left-turn lanes at all site access points.  

The City of Raleigh Crabtree Valley Transportation Plan calls for improvements 
at the intersection of Blue Ridge Road and Homewood Banks Drive which 
should be noted in the master plan associated with this rezoning petition. 

Additional Information:

The subject property is within the Crabtree Valley Transportation Study Area. This study calls for long range comprehensive transportation infrastructure 
improvements in the Crabtree Valley area would directly impact the subject property. This plan calls for an interchange at the intersection of Blue Ridge 
Road and Crabtree Valley Avenue, widening and realignment of Crabtree Valley Avenue, as well as intersection improvements Homewood Banks Drive at 
Crabtree Valley Avenue and at Homewood Banks Drive at Blue Ridge Road.

 
 
Impact Identified: Increased travel time delay. 
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5.2 Transit 
Transit service currently exists on Crabtree Valley Ave and Blue Ridge Rd and both 
corridors are identified as having transit service in the 2035 Transit Plan.  Transit 
easements are proposed on Crabtree Valley Avenue, Blue Ridge Road and 
Homewood Banks Drive, with one to include a shelter. 
 
Impact Identified:  Since transit easements are conditioned, no adverse impacts to 
the City’s transit services are anticipated. 
 
 

5.3 Hydrology 
 

Floodplain FEMA Floodplain located on site 
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.  
FEMA Floodplain and Neuse River Buffers are both present on site. 
 
 

5.4 Public Utilities 
 

 Maximum Demand 
(current) 

Maximum Demand 
(proposed) 

Water 139,875 139,875 
Waste Water 139,875 139,875 

 
 
Impact Identified:  The proposed rezoning will not add to the wastewater collection 
or water distribution systems of the City of Raleigh.  There are presently sanitary 
sewer and water mains adjacent to the proposed rezoning area.  Downstream 
sanitary sewer improvements in Homewood Banks Dr. and Blue Ridge Rd. may be 
required as part of the Master Plan for this parcel depending on the actual mix of 
uses proposed at the cost of the developer.  Water main improvements may be 
necessary to deliver needed fireflows depending on building type, height, etc at the 
cost of the developer. 
 
 

5.5 Parks and Recreation 
The inclusion of a pedestrian refuge on Blue Ridge Road at the House Creek 
Greenway crossing is recommended.  The requested TIA will determine any road 
improvements required to Blue Ridge Road in addition to those shown on the existing 
plans.  Road improvements including widening at the House Creek Greenway Trail 
crossing would provide sufficient width and design options to allow for an 
appropriately sized pedestrian refuge within the median island.  
 
Impact Identified:  It is recommended that the developer install a pedestrian refuge 
at this location, depending upon required road improvements. 
 
 

5.6 Urban Forestry 
The tree conservation areas provided do not meet the requirements of the City code 
10-2082.14.  Secondary tree conservation areas are required along the 
thoroughfares and they are not provided.  There are several issues with the 
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information provided on the tree conservation plan sheet because it does not line up 
with the requirements of Section 10-2082.14. There are several changes needed to 
the Master Plan document that were stated in the 6th comment of the second review 
of staff comments.  These changes will add consistency and clarity to the document. 

 
Impact Identified: Applicant is not providing the tree conservation areas as required 
by the City code Section 10-2082.14.  They will need to be prepared to request an 
alternate from City Council. 
 
 

5.7 Wake County Public Schools 
Under the existing zoning, a maximum of 749 dwelling units can be constructed on 
the site.  The proposed zoning could permit up to 525 units.  The decrease could 
result in an estimated 31 fewer elementary school, 19 fewer middle school, and 13 
fewer high school students being enrolled at base schools.  
 
Impact Identified:  The proposal’s decreased density could reduce the total number 
of school-age children living at the site by 63 students. 
 
 

5.8 Designated Historic Resources 
The site does not include and is not within 1,000 feet of any Raleigh Historic 
Landmarks or properties listed on the National Register of Historic Places. 
 
Impact Identified: No impacts on the City’s historic resources are anticipated as a 
result of the proposed rezoning.   
 
 

5.9 Community Development 
This site is not located within a redevelopment plan area. 
 
Impact Identified:  No impacts to the city’s redevelopment plan areas are anticipated 
from this proposal. 
 
 

5.10 Impacts Summary 
 Traffic on surrounding streets are expected to increase as site build out occurs, 

leading to delays in travel times. 
 Downstream sewer improvements in Homewood Banks Dr. and Blue Ridge Rd. 

may be required as part of the Master Plan for this parcel depending on the actual 
mix of uses proposed.  Water main improvements may be necessary to deliver 
needed fireflows depending on building type, height, etc. 

 The original rezoning case for this project included street improvements for all 
street frontages and included a pedestrian refuge where the House Creek 
greenway trail crosses Blue Ridge Road. 

 The applicant is not providing the tree conservation areas as required by the City 
code Section 10-2082.14. 

 
 

5.11 Mitigation of Impacts 
 TIA recommends widening Homewood Banks Drive and providing turn lane 

improvements on Blue Ridge Road. 
 Provide downstream sewer and water main improvements as needed. 
 Install a pedestrian refuge where the House Creek greenway trail crosses Blue 

Ridge Road. 
 Provide alternate tree conservation proposal. 
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6. Appearance Commission 
The proposal involves a Planned Development District Master Plan.  PDD Master Plans 
are subject to Appearance Commission review.  A memorandum containing commission 
recommendations is attached below. 
 
 

7. Conclusions 
The proposal is consistent with the Future Land Use Map, and most applicable policies of 
the Comprehensive Plan. The only outstanding issue relates to the location and 
treatment of parking decks (UD 2.6, UD 3.11, UDG 16) 
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R A L E I G H  A P P E A R A N C E  C O M M I S S I O N  
P l a n n i n g  D e p a r t m e n t    P O  B o x  5 9 0    R a l e i g h ,  N o r t h  C a r o l i n a  2 7 6 0 2  
 

 
 
 
 
MEMORANDUM 
 
TO: City Council 
FROM: Raleigh Appearance Commission 
RE: Rezoning case Z-19-12 
DATE: May 16, 2012 
CC: Russell Allen, Mitchell Silver 
 
 
As per the provisions of North Carolina General Statutes §160A-452 and City of Raleigh Code of 
Ordinances §10-1021, on April 12, 2012, and May 10, 2012, the Raleigh Appearance Commission 
reviewed rezoning proposal Z-19-12. 
 
During the course of discussion on May 10, the commission noted its appreciation for modifications made 
to the initially-presented plan based on commission’s initial comments, and expressed the hope that the 
developer will make further improvements to the overall form, connectivity, and engagement of the project 
to its surroundings. 
 
To that end, the commission offered the following observations and recommendations to the 
consideration of the applicants toward refining the Master Plan proposal: 

 
1) The commission recommends that, at minimum, the buildings’ required masonry surfaces be 

increased to a minimum of 50%, and that language be included in the Master Plan reflecting that 
percentage and binding other aspects of building design to the conceptual renderings shown to the 
commission at the May 10 meeting. 

 
2) The commission appreciates the location of buildings closer to the intersection of Homewood Banks 

Drive and Blue Ridge Road, as shown on the Conceptual Plan shown at the May 10 meeting.   
 
3) The parking at the intersection of Homewood Banks Drive and Crabtree Valley Avenue remains an 

issue.  The proposed corner “monument signage and terraces” are a good first step; however, it is 
recommended that parking be entirely eliminated on this corner, and that a pedestrian plaza be made 
the focal point of this entry to the development.  

 
4) Greater architectural detail needs to be shown to building entrances along perimeter streets (e.g., 

those at Building R6, along Blue Ridge Road); they should not appear to be “back doors”. 
 
5) Placing more parking under Building R5 is a welcome move; further reducing the amount of surface 

lot areas would be even better.  At the least, soften deck facades through increased landscaping, and 
add more street trees and planter islands to remaining surface lots. 

 
Overall, the Commission recognizes the site’s physical limitations, while maintaining that further design 
development to achieve a high-quality, pedestrian-friendly focus seems to be within reach.  We look 
forward to the design team’s continued efforts, particularly additional attention to public areas, and with as 
much emphasis placed on maximizing useable open space, creating active urban spaces and pedestrian 
linkages, and continuing to find innovative ways to integrate parking into buildings and structures.   



 

 
Staff Evaluation 
Z-19-12/ Crabtree Valley Ave. & Blue Ridge Rd.  29 

We thank you for the opportunity to review the proposal, and to provide these recommendations. 
 
For the Raleigh Appearance Commission,  
 
 
 
 
 
Ted Van Dyk, Chair 
 

  
Elizabeth Byrd, Vice-Chair 
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MEMORANDUM 
 
TO: City Council 
FROM: Raleigh Appearance Commission 
RE: Rezoning case Z-19-12 
DATE: May 16, 2012 
CC: Russell Allen, Mitchell Silver 
 
 
As per the provisions of North Carolina General Statutes §160A-452 and City of Raleigh Code of 
Ordinances §10-1021, on April 12, 2012, and May 10, 2012, the Raleigh Appearance Commission 
reviewed rezoning proposal Z-19-12. 
 
During the course of discussion on May 10, the commission noted its appreciation for modifications made 
to the initially-presented plan based on commission’s initial comments, and expressed the hope that the 
developer will make further improvements to the overall form, connectivity, and engagement of the project 
to its surroundings. 
 
To that end, the commission offered the following observations and recommendations to the 
consideration of the applicants toward refining the Master Plan proposal: 

 
1) The commission recommends that, at minimum, the buildings’ required masonry surfaces be 

increased to a minimum of 50%, and that language be included in the Master Plan reflecting that 
percentage and binding other aspects of building design to the conceptual renderings shown to the 
commission at the May 10 meeting. 

 
2) The commission appreciates the location of buildings closer to the intersection of Homewood Banks 

Drive and Blue Ridge Road, as shown on the Conceptual Plan shown at the May 10 meeting.   
 
3) The parking at the intersection of Homewood Banks Drive and Crabtree Valley Avenue remains an 

issue.  The proposed corner “monument signage and terraces” are a good first step; however, it is 
recommended that parking be entirely eliminated on this corner, and that a pedestrian plaza be made 
the focal point of this entry to the development.  

 
4) Greater architectural detail needs to be shown to building entrances along perimeter streets (e.g., 

those at Building R6, along Blue Ridge Road); they should not appear to be “back doors”. 
 
5) Placing more parking under Building R5 is a welcome move; further reducing the amount of surface 

lot areas would be even better.  At the least, soften deck facades through increased landscaping, and 
add more street trees and planter islands to remaining surface lots. 

 
Overall, the Commission recognizes the site’s physical limitations, while maintaining that further design 
development to achieve a high-quality, pedestrian-friendly focus seems to be within reach.  We look 
forward to the design team’s continued efforts, particularly additional attention to public areas, and with as 
much emphasis placed on maximizing useable open space, creating active urban spaces and pedestrian 
linkages, and continuing to find innovative ways to integrate parking into buildings and structures.   
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We thank you for the opportunity to review the proposal, and to provide these recommendations. 
 
For the Raleigh Appearance Commission,  
 
 
 
 
 
Ted Van Dyk, Chair 
 

  
Elizabeth Byrd, Vice-Chair 
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Section 1 - Summary Information  
 
Property Owner: 
 
Redus NC Land LLC 
Mail Code Z3058-060 
3563 Phillips Hwy., Ste 601E 
Jacksonville, FL 32207-5633 
 
Developers: 
 
Peter Pappas 
Pappas Properties, LLC 
1111 Metropolitan Avenue, Ste. 325  
Charlotte, North Carolina 28204  
 
Alan Dean  
Pappas Properties, LLC 
3525 Piedmont Road, Suite 300 
Atlanta, GA  30305 
 
Consultants: 
 
Niles Bolton Associates, Inc.  
Attn: Jeff Smith 
3060 Peachtree Road, N.W., Suite 600 
Atlanta, GA  30305 
 
LS3P Associates Ltd. 
227 W. Trade Street 
Suite 700 
Charlotte, NC  28202 
704-371-7838 
 
Withers & Ravenel 
Attn: Loftee Smith 
111 MacKenan Drive 
Cary, NC 27511 
919-469-3340 
 
Thomas C. Worth, Jr. 
Attorney 
127 W. Hargett Street, Suite 500 
Raleigh, NC  27601 
919-831-1125 
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J. Davis Architects       
Attn:  David F. Brown     
510 Glenwood Avenue, Suite 201    
Raleigh, NC  27603     
 
Stantec 
Attn: Christa Greene 
801 Jones Franklin Road, Suite 300 
Raleigh, NC  27606-3394 
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Section 2 - Property Information 
 

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

 Provide for extensive pedestrian connectivity  
 Create a walkable urban community 
 Provide a mix of uses in close proximity 
 Site design shall incorporate multiple levels to utilize the change in topography 

 
The subject parcel is located across Crabtree Valley Avenue from Crabtree Valley Mall, a 
regional shopping destination for the Triangle area and eastern North Carolina.  This area offers 
many opportunities for shopping, work, recreation and housing and has ready access to many 
major roads including Interstate 440, Glenwood Avenue (U.S. Highway 70), Creedmoor Road, 
Blue Ridge Road and Edwards Mill Road.   
 
The property is physically imposing, with over one hundred feet (100’) of topographic grade 
change, providing expansive views of the Crabtree Creek Valley and the horizon beyond.  House 
Creek crosses the northeast corner of the property, connecting to the larger Crabtree Creek on the 
Mall’s property. 
 
Several innovative developments are currently underway or contemplated in the Crabtree Creek 
Valley, and include a mixed use development to be executed by Weingarten Realty, proposed 
mixed use development on the north side of Glenwood Avenue and further development of Glen 
Lake Office Park and Residential neighborhood. 
 
Nearby recreation opportunities are provided by the award-winning Crabtree Creek Greenway 
developed by the City of Raleigh, and nearby Glen Eden Pilot Park, which has been connected to 
the subject parcel via the recently constructed House Creek Greenway Trail. 
 
Section 3 - Land Use & Intensity 
 
A. Residential Buildings 1-6 
 Maximum 315 dwelling units  
 Minimum 275 dwelling units 
 
 The overall residential density for Crabtree Village will be capped at twenty-three dwelling 

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

 
 
B. Tower/Mixed Use Buildings.  The Crabtree Village development proposes one or more 

building(s) with more than one land use, possibly including a tower building, not to exceed 
two hundred feet (200’) in height.  It is currently assumed that these buildings will be built 
as a later phase, apart from the initial residential components.   

 
 Building 7 (Tower) and Buildings 8-10 (exact number of buildings to be determined) 
 1.  Retail  
    Minimum 15,000  square feet (including at least one eating establishment) 
      Maximum 60,000 square feet 
 Only the following types of retail (and as defined by the City of Raleigh Code Section 

10-2071) may be included: 
 -Accessory Structures 
 -Bank 
 -Bar, Nightclub, Tavern or Lounge 
 -Beauty, Nail and Manicure; Cosmetic Art; Barbershop 
 -Eating Establishment with no Drive-Thru 
 -Food Store – Retail 
 -Movie Theater – Indoor 
 -Retail Sales -Residential Related Services  
 -Retail Sales – Personal Services 
 -Retail Sales – Convenience 
 -Retail Sales - General 
 -Retail Brokerage Office 
 -Telecommunications Tower 

  
 The retail proposed for Crabtree Village envisions a variety of shopping venues including 

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

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

  
 

C. Planned Development District Retail Justification: 
  In accord with the Planned Development District goals established by City of Raleigh, the 

following components are incorporated into the Crabtree Village PDD to justify the overall 
project, and especially the inclusion of retail uses:  
1. Mixture of Land Uses on contiguous tracts of property 
2. Incorporate Transit Oriented Design; Transit Facilities (i.e.- Transit Shelters & 

Easements) 
3. Open Space significantly exceeds the minimum requirement for PDD and non-PDD 

areas 
4. Economic Arrangement of Buildings  
5. Incorporate parking structures to improve appearance of Crabtree Village 
6. Stream Preservation 
7. Urban form of Crabtree Village protects thoroughfare corridors from  
 strip development 

 
For additional information regarding the mixed use buildings – please refer to Architect’s Unity 
of Development Statement. 
 
D. Alternate Means of Compliance for Transitional Protective Yards (TPYs”): 
The reasons for requiring TPYs between different types of uses are as follows: 
 

 To protect less intense uses from the adverse impacts of more intense uses; 
 To prevent adverse community appearance; 
 To protect the character of an area and conserve the values of buildings and land; and  
 To provide adequate air and light. 

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

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

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

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

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

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

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

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

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

 
E. Parking Structures 
 
Parking structures are encouraged for Crabtree Village where feasible, as they will contribute to 
preservation of the natural topography and reduce impervious surface area, however, surface 
parking is permitted. 
 
The use of parking structures should be considered for: 

 Office uses 
 Retail/Restaurant use(s) 
 Hotel use 
 Residential buildings with higher density concentration  
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Structured parking is an excellent means of storing vehicles, with a reduction in convenience for 
those drivers who prefer front–door parking, and both types of parking are allowed.  A side 
effect of structured parking is that a stored car encourages users to park and leave their car while 
in the community, encouraging pedestrian travel as a means of moving within the site.   
 
Access to air and light are important components in the design of a parking structure, and 
aesthetic screening of parking facilities is a component of the City’s landscape ordinance.  Phase 
I parking decks have been designed to include one grade level and one elevated level.  Phases II 
and III deck(s) may have more levels exposed but will be screened as provided below.   
 
All parking decks shall either: 

(1) Be constructed with a setback at least fifty (50) feet from the public street right-of-way and 
limited in height to three levels above grade; or 
(2) Be designed such that  

(a)  the deck provides building articulation along public right-of-way frontage at 
 least every fifty (50) feet;  

(b)  the deck is screened from the public right-of-way with tall growing trees 
located within the Street Protective Yard (such as Bald Cypress, Cryptomeria 
Hightower Willow Oaks, Water Oaks or comparable trees) spaced no more than 
40 feet on center; and 

 (c) the deck  facade adjacent to the public right-of-way incorporates at least two 
(2) of the following elements: 
 (i) louvers  
 (ii) decorative screens 
 (iii)vertical building elements 

   (iv)green screens 
 
Section 4 – Transportation 
 
Transportation Impact Analysis 

 
A Transportation Impact Analysis (TIA) prepared by Stantec and dated as of March 3, 2011 has 
been submitted and approved by City Staff. 
 
Circulation Plan /Pedestrian/Bicycle Plan 
  
Crabtree Village is organized around the goal of creating a mixed and multi-use development 
which works with the unique topographic aspects of the site, preserves open space and provides 
for right-of-way for future transportation improvements as envisioned by the City of Raleigh’s 
Comprehensive Plan (Crabtree Valley Small Area Plan).  To achieve that goal, the pedestrian 
and bicycle circulation plan is emphasized by use of the following design initiatives: 
 
A. Parking is provided in both structured and surface parking areas that will encourage 

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

 
B. Extensive sidewalks and greenway trails are provided along all public streets adjoining the 

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

 
C. Bicycle racks shall be located in multiple locations within covered areas of the parking 

structure as follows: 
Use Short Term (uncovered) 

Bike Spaces Required 
Long Term (covered) Bike 
Spaces Required 

Residential 1 space per 20 units 1 space per 5 units 
Office 1 space per 10,000 sf 1 space per 5,000 sf 
Retail 1 space per 5,000 sf None 
Hotel 1 space per 10,000 sf 1 space per 5,000 sf 
 

 
D. Right-of-way for the future interchange of Blue Ridge Road and Crabtree Valley Avenue 

will be reserved as a part of this Master Plan. 
 
E. Transit easement deeds for future transit stops shall be provided along Homewood Banks 

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

 
F. As the Crabtree Valley Small Area plan recommends the inclusion of pedestrian crossing 

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

 
G. Defined pedestrian routes shall be provided through the property to connect building 

entrances/exits to the pedestrian crossings at Crabtree Valley Avenue where it intersects 
Homewood Banks Drive and to the City greenway along House Creek and at the 
intersection of Homewood Banks Drive and Blue Ridge Road – see Pedestrian Circulation 
Plan.   

 
H. Driveway entrances into the community have been carefully planned and located to reduce 

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

 
I. Pedestrian Circulation improvements such as crosswalks, countdown signals, guide signs, 

etc will be provided at the Homewood Banks intersection on Crabtree Valley Avenue. 
Pedestrian amenities will be ADA-compliant to the extent reasonable due to the existing 
site topography and the gradient of existing roadways.   

 
J. The developer will provide all traffic control devices, including signing, pavement 

markings, traffic signal modifications, etc necessary for the safe and efficient operation of 
Homewood Banks Drive as directed by the City and NCDOT. 

   
K. Site retaining walls shall be primarily constructed of stacked, concrete modules.  The face 

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

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

 
A. All proposed uses for the project shall be calculated according to City of Raleigh parking 

requirements under the City Code in effect as of the date of adoption of this Revised 
Master Plan. 

 
B. As supported by a Parking Study prepared by Stantec and dated June 13, 2012 and 

submitted to the City Planning Department June 14, 2012, the overall parking count 
requirement for this project shall be reduced by up to 30% based on the following 
considerations: 

 
1. Mixed Use and Shared Use parking requires less parking than stand-alone use 

projects and in this case will reduce the parking need by nineteen percent (19%) . 
2. Internal Trip Capture of twelve percent (12%) requires less parking than traditional 

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

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

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

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

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

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

 
Section 5 - Utilities & Stormwater 
 
Existing public utilities (water and sanitary sewer) exist on the site or are located in the public 
rights-of-way that bound the property.  These facilities are adequate to serve the needs of 
Crabtree Village’s proposed uses and densities.  A layout of proposed extension of public 
facilities and private service to serve the project are shown on the Utility Plan of the master plan 
documents.   
 
Stormwater runoff will be collected and treated with surface wet ponds which shall be 
landscaped as site amenities, and/or with underground storage/treatment facilities such as sand 
filters and pipe storage facilities.  These items will be designed to meet City of Raleigh and/or 
State of North Carolina requirements.   
 
The current FEMA flood plain and floodway lines in the northeast corner of the property, 
effective May 2006, are also shown.   
 
A fifty-foot (50’) Neuse River Riparian Buffer (NRRB), is located on each side of House Creek, 
as measured from top of bank. This stream buffer has re-vegetated under a “no-mow” policy 
since the initial approval of the PDD, and the emerging forest is composed primarily of tulip 
poplar, sweetgum, sycamore and some loblolly pine.  Brambles and native grasses are also 
present. The floodway shall not be developed except for the installation of trees, shrubs, related 
plantings, and utility and storm drain features within designated easements.   
 
Section 6 - Open Space/Greenway/Tree Preservation 
 
Open Space in the amount of twenty percent (20%) of the overall site shall be provided which is 
in excess of the fifteen percent (15%) open space requirement for PDDs. As mentioned in earlier 
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sections of this document, the City of Raleigh has completed construction of the House Creek 
Greenway where it crosses to the west side of Blue Ridge Road and onto the Crabtree Village 
property.  Additional open space and greenway easement shall be provided near House Creek.  
Since the Crabtree Village PDD was initially approved in 2006, trees and other vegetation have 
been allowed to emerge in the area of House Creek under a “no-mow” natural succession 
practice.   
 
The establishment of Tree Conservation Area(s) in accord with City of Raleigh Code 
requirements shall be provided.  No less than 11% of the overall site (gross land area) shall be 
dedicated to Tree Conservation Areas.  Fee-in-lieu payment shall not be utilized, unless a 
jurisdictional mandate requires this method of compliance.  Tree Conservation guidelines for this 
property shall recognize the unique topographical features, and the following criteria shall be 
utilized when establishing tree conservation areas:  
 
STREAM BUFFER: Preserve the environmentally sensitive House Creek Corridor. 
 
GREENWAY EASEMENT:  Prior to building permit issuance, the property owner shall 
dedicate a Greenway Easement of the City of Raleigh along House Creek.  Subject to right of 
reservation/dedication, the greenway easement shall dedicate seventy-five feet (75’) from the top 
of the stream bank.  The major purposes for the Greenway Easement are to provide a protected 
view-shed along House Creek and to protect House Creek. 
 
WOODED SLOPES:  Where feasible, preserve existing wooded portions of the site located on 
slopes as recommended by the Crabtree Area Plan (Policy AP-C2).  Due to the unique physical 
qualities of the subject property, the benefit of preserving trees on slopes is considered equal to 
the criteria listed for Secondary Tree Conservation, including tree conservation along 
thoroughfares, as there are direct environmental and aesthetic benefits. Proposed tree 
conservation areas on slopes shall still demonstrate that the trees meet minimum trunk caliper 
and basal density.   
 
In view of the above factors, an alternate means of compliance for tree conservation areas is 
proposed to include the following TCAs.  
 
Crabtree Village Tree Preliminary Conservation Area: 
 
1. Zone II Neuse River Riparian Stream Buffer:  Refer to Preliminary Tree Conservation Plan,  

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

 
Section 7 - Buildings 
 
Building Guidelines 
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A. Floor Area Ratio      N/A 
 
B. Building Lot Coverage Limitation (Entire Project) 70% 
 
C. Impervious Surface Limitation (Entire Project)  85% 
 
D. Maximum Height of Tower/Hotel/Office/Retail/             200’* 
 Residential Mixed Use Building (C-7 or C-8) 
 
E. Maximum Height of Residential or Mixed Residential  90’* 
 (R-1 thru R-6) 
 
F. Maximum Height of Retail/Mixed Use Buildings  60’*  
 (C-9 and C-10) 
 
G. Maximum Height of Office/Hotel/Retail/Residential  135’* 
  Mixed Use Buildings (C-7 or C-8) 
 
H. Maximum Height of Residential Parking Decks (Parking  15’** 
 Decks 1 and 2; measurement is from lower level finished  
 floor and includes parapet).    
 
I. Maximum Height of Mixed Use Parking Deck(s) (Parking  65’** 
 Deck 3; measurement is from the finished floor elevation  
 of the main level at the deck entrance near the southwest  
 corner of the deck.) 
 

*As to buildings described in Items D, E, F and G above,  height shall be measured from 
proposed finish grade – average of all corners of building.  Vertical projections from 
structures, including but not limited to stairwells, elevator shafts, mechanical equipment and 
lighting,  shall not be considered when measuring height 
 
**As to structures described in Items H and I above, height shall be measured as provided 
therein. Vertical projections from structures, including but not limited to stairwells, elevator 
shafts, mechanical equipment and lighting,  shall not be considered when measuring height.  
 

 
A. Zoning Category     Maximum Height 
       Existing SC Zoning     200’  

Existing O&I-2 Zoning     90’ 
 Proposed PDD      See above 
 

 
B. Building Setbacks (Proposed R.O.W.)  Minimum Setback 

Internal (lot to lot, building to building)    Zero  Feet (0’) 
Blue Ridge Road     Twenty Feet (20’) 
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Homewood Banks Drive    Twenty Feet (20’) 
Crabtree Valley Avenue    Thirty Feet (30’) 

(Non-conditioned space building structures (i.e., Transit Shelter) or features, i.e., 
Pedestrian Gateway) are exempt from building setback). 

 
Note:  Building Setbacks proposed by this PDD document cannot reduce building 
setbacks or building separations required by North Carolina Building Code, National Fire 
Code or applicable provisions of the City of Raleigh Zoning Code. 
 

Section 8 - Committed Elements   
 

Committed Elements 
 
A. Parking will be provided in multiple decks in proximity to the uses they support, as 

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

 
B. With the exception of the C-7 and C-8 Buildings, no buildings shall exceed more than 

seven (7) floors, or ninety feet (90’) in height. 
 
C. The C-7 and C-8 Buildings shall be located in the Phase II-Phase III portion of the site 

and one may be up to two hundred feet (200’) in height, or twelve (12) stories, and the 
other may be up to one hundred thirty-five feet (135’) in height, or nine (9) stories; not 
including parking levels below the conditioned space levels and that constitute 
classification as ‘basement’ per the NC Building Code. 

 
D. Not less than 50% of building materials on the conditioned buildings, exclusive of 

fenestration, shall incorporate but not be limited to, masonry materials (i.e. – stucco, 
brick, CMU, pre-cast concrete, stone).  No hardboard siding, vinyl siding or wood 
railings on balconies may be used in the development., EIFS shall be permitted only as an 
accent or trim feature. 

 
E.  The fenestration (doors, windows) of the elevation(s) of the building(s) fronting Crabtree 

Valley Avenue shall be no less than 20% of the overall wall area. 
 
F.  Trash dumpsters/compactors shall be enclosed within buildings or within freestanding 

masonry structure(s) (i.e. – dumpster enclosure with doors) with the siding material of the 
enclosure to match the materials used on the building; opaque doors shall screen the 
opening.  
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G.  No driveway access shall be permitted from Crabtree Valley Avenue.     
 
H. No more than one (1) driveway access shall be allowed from Blue Ridge Road.  Such 

driveway shall be a full-movement driveway. 
 
I. The developer acknowledges that the City of Raleigh or the North Carolina Department 

of Transportation has jurisdiction over the right-of-way that fronts Crabtree Village, and 
that in the future the City and/or the State may alter the roads, right-of-way, median 
breaks and traffic patterns.  Such changes to these facilities shall not invalidate the PDD 
Master Plan approval. 

 
J.  In lieu of traditional City of Raleigh Transitional Protective Yards, transitions between 

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

 
K. As the majority of parking areas are shared among all users, and located within the 

interior of the project, there is no need to separate parking from other uses.   
 
L. Upon approval of Encroachment Agreements by the City of Raleigh and/or NCDOT, 

street yard planting requirements may be provided within the public right-of-way.   
(Refer to cross sections- plan set) 

 
M. Open space area requirements may be provided through street yards, stream buffer, tree 

conservation areas, flood plain areas, landscape areas, and outdoor shopping 
plaza/sidewalk. 

 
N. Three 15’ x 20’ transit easements shall be provided to the City of Raleigh along (1) 

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

 
O. HVAC equipment, utility meters, transformers, generators and similar equipment shall be 

screened from view with plant material or architectural screen.   
 
P. Provision has been made to accommodate a pedestrian circulation connection (See 

Pedestrian Plan) between the Crabtree Village PDD and Crabtree Valley Mall.  Such 
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connection shall include wide sidewalks along Homewood Banks Drive and a crosswalk 
crossing Crabtree Valley Avenue. 

 
Q.  The major erosion control device for the site shall be designed per 

the revised regulations proposed by the NCDENR, Land Quality Section, Division of 
Land Resources for sites in High Quality Water (HQW)  Zones; these improved 
regulations became effective in 2007.  Although this site is not in an HQW zone, the use 
of Efficiency-Based Sediment Basins that are site specifically designed to convey 
the twenty five year peak storm event in lieu of the required ten year event shall increase 
the sediment trapping efficiency as well as provide for a greater control of larger storm 
events.  Interim sediment devices used for redundancy, brief amounts of time as required 
by the phasing of construction, and public road improvements shall be designed to 
comply with all City of Raleigh sedimentation control regulations. 

 
R. Outdoor lighting will be designed to provide minimum lighting necessary to ensure 

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

 
S. Extensive sidewalks and/or greenway trails are provided along Blue Ridge Road and 

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

 
T. To provide transitions in scale, at least two (2) of the residential buildings in Phase I shall 

be constructed on a 3-4 basis such buildings will be three (3) stories adjacent to the street 
and transition to four (4) stories away from the street and more central to the site. 

 
U. All buildings directly adjacent to and within fifty feet (50’) of public rights-of-way shall 

include prominent entrances emphasized with architectural treatments such as pediments 
along the right-of-way with direct and convenient pedestrian access to the public 
sidewalk. 

 
V. The orientation and general location of the proposed buildings, parking structures and 

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

 
 
 
Section 9 -Phasing:   
 
Following is an explanation of phasing for the development.  Phases may be sequential or done 
at the same time, but Phases II and III may not precede Phase I.  Phases II and III shall both be 
located on the property labeled as Phase II property.  Phases II and III may be combined or done 
in two (2) separate phases as provided herein. Within ninety (90) days after approval of the 
Revised Master Plan and prior to conveyance of any parcel of the Property, Applicant shall 
execute and record a Declaration allocating residential and retail density and impervious 
coverage availability among the separate lots within Crabtree Village. Said Declaration, which 
must be approved by the City Attorney, shall allocate maximum residential units and square 
footage amounts of non-residential uses (which are collectively within the maximum densities 
allowed under this Master Plan) to each Phase of the development.  Such Declaration may be 
modified at any time with a written and recorded modification signed by the owners of the 
affected Phases and approved by the City Attorney.  In the event of a conveyance of any parcel 
which is less than an entire Phase, said conveyed parcel shall be deemed to have an allocation of 
density equal to the pro rata share (determined on an acreage basis) of density for each type of 
use for the entire Phase. 
  
 
A.  Phase I – Residential Apartments – Buildings 1-6 
 
1. Planned Development:  The initial phase shall include  
 (a) a minimum of 275 Residential dwelling units and a maximum of 315 dwelling units;  
 (b) Residential Retail uses as determined by Developer of up to a maximum of 5,000 

square feet;  
 (c) up to three (3) parking decks as determined by Developer containing up to 315 

parking spaces, provided that parking located under a building shall not be considered a 
“deck;”  

 (d) surface parking of at least 150 parking spaces, but not more than 250 parking spaces; 
and 

 (e) Recreation facilities as determined by Developer, which may include but which shall 
not be limited to swimming pool(s), recreational facilities and open space areas.  

 
2. Required Road Improvements/Dedications.   
 (a)  dedicate right-of-way on the southeast side of Homewood Banks Drive as necessary 

to establish one-half of a 60’ right-of-way;   
 (b)  widen and improve one-half of Homewood Banks Drive to a 41’ back-to-back paved 

road;  
 (c)  dedicate right-of-way on the northwest side of Blue Ridge Road as necessary to 

establish one-half of an 80’ right-of-way;  
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 (d)  widen and improve 850 feet of Blue Ridge Road adjoining the site to a 53’ back-to-
back paved road;  

 (e)  pay a fee in lieu of improving the northern 700’ of Blue Ridge Road adjoining the 
site in an amount to be determined as of building permit issuance;  

 (f)  pay a fee in lieu of improving Crabtree Valley Avenue in an amount to be determined 
as of building permit issuance;  
(g) dedicate three 15x20 Transit Easements along (1) Homewood Banks Drive; (2) Blue 
Ridge Road; and (3) Crabtree Valley  Avenue; and  

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

 
B.  Phase II – Tower and/or Mixed Use Buildings - Buildings C-7 - C-10 
 
1. Planned Development.  Some or all of the following may be developed as a part of Phase 
 II;  
 (a)  Retail uses in the minimum amount of at least 5,000 square feet and the maximum 

amount of 60,000;  
 (b)  Office uses of up to 250,000 square feet;  
 (c)  Residential uses to the extent not developed in Phase I up to a maximum number of 

units of 525;  
 (d)  Hotel uses of up to 200 rooms;  
 (e)  Non-Residential Retail Uses, which shall mean eating establishments and service 

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

 (f)  Parking and recreational facilities to serve additional uses. 
 
2. Required Road Improvements/Dedications. 
 None.   
 
 Phase II may include any mix of the above uses, provided that projected trip generation 

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

 
C.  Phase III – Mixed Use Building(s) 
 
1. Planned Development.   
 (a)  Retail uses in the amount of 15,000 square feet less the amount of retail constructed 

in Phases I and II, and up to a maximum of 60,000 square feet, to the extent not 
developed in Phase II; 

 (b)  Office uses up to a maximum square footage of 250,000 square feet, to the extent not 
developed in Phase II;  
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 (c)  Residential uses up to a maximum number of units of 525, to the extent not 
developed in Phases I and II;  

 (d)  Hotel uses up to a maximum amount of 200 rooms, to the extent not developed in 
Phase II;   

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

 (f)  Parking and recreational facilities to serve additional uses.   
 
2. Required Road Improvements/Dedications. 
 None.   
 
 Phase III may include any mix of the above uses, provided that projected trip generation 

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

  
The developer commits to the following infrastructure phasing requirements: 
 
A. The above required easements, dedications and fees in lieu shall be made, conveyed, 
recorded and paid prior to the earlier of the issuance of a building permit or recordation of a 
subdivision plat.  
 
B. The above required road improvements shall be completed prior to the issuance of 
Certificates of Occupancy for any building on the property. 
 
C. The one (1) transit shelter specified for Crabtree Village shall be constructed by the 
landowner prior to receiving a certificate of occupancy for the 275th dwelling unit. 
 
 
 
Section 10 – Revisions to Master Plan 
 
Changes to Master Plan 
 
A. Changes to: 

 increase building height,   
 increase square footage of retail area and/or office area,  
 decrease specified minimum square footage or unit minimum(s) 

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

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

 
C. City of Raleigh Staff shall be able to grant administrative approval to changes in the Master 

Plan pertinent to the Floodway and Floodplain of House Creek; such approvals shall be 
contingent upon prior approval by FEMA for such changes to the floodway and floodplain. 

 
D. City of Raleigh Staff shall be able to grant administrative approval to changes in the Master 

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

 
E. The PDD may be developed with a smaller footprint and expanded parking area for the 

mixed use buildings upon approval by the City Staff; provided that such changes shall not 
modify any committed element of the Crabtree Village PDD. 

 
F. Changes to Committed Elements may be approved by City Staff if the applicable City 

Code permits changes of such a nature to be approved by City Staff.   
 
 
Section 11 – Urban Design Guidelines   
  
Note:  The following criteria for the City’s Urban Design Guidelines must be addressed per Code 
Section 10-2057:   

 
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. 

 
RESPONSE: The proposed revised Master Plan envisions a mixed use development 
with high density residential as well as retail, office and hotel.  
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2. Within all Mixed-Use Areas, buildings that are adjacent to lower density 
neighborhoods should transition (height, design, distance and/or landscaping) to the 
lower heights or be comparable in height and massing.   

 
RESPONSE: There are only two low density residential uses adjacent to the project.  
Both are well separated from the development by public streets. .  
 
3. A mixed use area’s road network should connect directly into the neighborhood 

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

 
RESPONSE: Development of the subject property will not include access on Crabtree 
Valley Avenue owing to topographic considerations but is anticipated to provide 
connections to Homewood Banks Drive and Blue Ridge Road and will provide 
appropriate pedestrian, bicycle and vehicular connections.  There are no contiguous 
properties which are not separated by a public street. 

 
4. Streets should interconnect within a development and with adjoining development. 

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

 
RESPONSE: Access will be provided via Homewood Banks Drive and Blue Ridge 
Road which connect to adjacent development and efforts will be made to provide 
bicycle, pedestrian and vehicular connections. 
 
5. Block faces should have a length generally not exceeding 660 feet. 

 
RESPONSE: No new public streets are contemplated for the proposed development.  
 
Site Design/Building Placement 
6. A primary task of all urban architecture and landscape design is the physical 

definition of streets and public spaces as places of shared use. Streets should be lined 
by buildings rather than parking lots and should provide interest especially for 
pedestrians. Garage entrances and/or loading areas should be located at the side or 
rear of a property. 

 
RESPONSE:  Given that the subject property is enclosed by three public streets, it is 
possible that some parking will be adjacent to a street; however, most parking will be 
located to the sides or rear of buildings or in a parking deck and will be well buffered 
with landscaping. 
 



Page 22  

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. 

 
RESPONSE: Many buildings will be located close to pedestrian streets. 
 
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. 

 
RESPONSE: Buildings are located on the corner of Blue Ridge Road and Homewood 
Banks Drive Locating a building at the corner of Homewood Banks Drive and 
Crabtree Valley Avenue is difficult because of floodplain issues.  Floodplain, tree 
conservation and City requested right-of-way reservation preclude a building at the 
corner of Blue Ridge Road and Crabtree Valley Avenue. 
 
Site Design/Urban Open Space 
9. To ensure that urban open space is well-used, it is essential to locate and design it 

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

 
RESPONSE: The Master Plan includes sidewalks on all public streets and a minimum 
of 20% open space.  Wide sidewalks are contemplated for private drives in the vicinity 
of mixed use areas as well.  The Master Plan will include courtyards, public art and 
other open spaces.   
 
10. New urban spaces should contain direct access from the adjacent streets. They should 

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

 
RESPONSE: Open spaces will be accessible from public streets.  It is anticipated that 
some open spaces will be visible from public streets 
 
11. The perimeter of urban open spaces should consist of active uses that provide 

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

 
RESPONSE:  Perimeters of open spaces will consist of active uses, including 
residential, retail, restaurant, recreation and perhaps hotel uses.  
 
12. A properly defined urban open space is visually enclosed by the fronting of buildings 

to create an outdoor "room" that is comfortable to users. 
 

RESPONSE:  See above response.   
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Site Design/Public Seating 
13. New public spaces should provide seating opportunities. 

 
RESPONSE: Public benches will be provided along mixed use private drives and at a 
new transit shelter to be located on one of the three adjacent streets.  
 
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. 
 

RESPONSE: A substantial amount of parking will be in parking decks.  Parking will 
not consume a majority of the frontage along any of the streets.  
 
15. Parking lots should be located behind or in the interior of a block whenever possible. 

Parking lots should not occupy more than 1/3 of the frontage of the adjacent building 
or not more than 64 feet, whichever is less. 

 
RESPONSE:  Again, neither parking structures nor parking lots dominate street 
frontage or occupy more than 1/3 of the street frontage of most planned buildings. 
 
16. Parking structures are clearly an important and necessary element of the overall 

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

 
RESPONSE:  Parking structures will be partially clad in the same or similar materials 
and will have some of the same design elements as the primary structures.  
 
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. 

 
RESPONSE: The subject site is located within 1/4 mile of an existing Capital Area 
Transit bus stop at Crabtree Valley Mall, and the development will offer 3 transit 
easements and construct a bus shelter along one of the public streets to facilitate bus 
usage.  
 
18. Convenient, comfortable pedestrian access between the transit stop and the building 

entrance should be planned as part of the overall pedestrian network. 
 

RESPONSE:  It is anticipated that convenient access between building entrances and 
transit stops will be provided.  
 
Site Design/Environmental Protection 
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19. All development should respect natural resources as an essential component of the 
human environment. The most sensitive landscape areas, both environmentally and 
visually, are steep slopes greater than 15 percent, watercourses, and floodplains. Any 
development in these areas should minimize intervention and maintain the natural 
condition except under extreme circumstances. Where practical, these features should 
be conserved as open space amenities and incorporated in the overall site design. 

 
RESPONSE: The subject property will be redeveloped with particular sensitivity to 
preservation of steep slopes and existing trees on the subject site.  The revised Master 
Plan is much more protective of and requires far less grading of Kidd’s Hill than the 
previously approved Master Plan.  In addition, it is anticipated that tree conservation 
areas will preserve more trees than previously approved TCAs.  Finally a greenway 
easement will be granted for the House Creek greenway trail. 

 
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. 

 
RESPONSE: Although no new public streets are contemplated, the private drives will 
offer wide sidewalks, street trees, public benches, bicycle racks and trash receptacles 
near mixed use buildings. 
 
21. Sidewalks should be 5-8 feet wide in residential areas and located on both sides of 

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

 
RESPONSE: It is anticipated that sidewalks will be 5-8 feet wide in residential areas 
and 14-feet wide adjacent to mixed use buildings C-7, C-8, C-9 and C-10. 

 
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. 

 
RESPONSE: Although the final landscaping plan has not been completed, we 
anticipate meeting the spirit of this objective. 
 
Street Design/Spatial Definition 
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23. Buildings should define the streets spatially. Proper spatial definition should be 
achieved with buildings or other architectural elements (including certain tree 
plantings) that make up the street edges aligned in a disciplined manner with an 
appropriate ratio of height to width. 

 
RESPONSE: Due to the unique physical qualities of the subject properties, specifically 
topography and flood plain, the sole use of buildings to define the street edge is neither 
feasible nor appropriate.  A combination of built elements, including buildings, site 
retaining walls, and street tree plantings will be utilized to create spatial definition.  
Slopes adjacent to the streets, especially along Crabtree Valley Avenue, will also be 
utilized as a means of establishing spatial definition along the right-of-way.     
 
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. 

 
RESPONSE: Prominent entrances to Buildings R-1, R-2 and R-6 with architectural 
enhancements such as pediments will be architecturally and functionally facing the 
public street; however, because these buildings will also be accessed from parking areas 
to the rear, these buildings will also have functional rear entrances.  Buildings R-3, R-4, 
R-5, C-7, C-8, C-9 and C-10 are oriented toward courtyards and recreational areas, 
private drives and open spaces since the grade of the site does not lend itself well to 
having prominent street frontages on all sides.   
 
 
25. The ground level of the building should offer pedestrian interest along sidewalks. 

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

 
RESPONSE: Pedestrian oriented features, including signage, fenestration and other 
architectural detail and ornamentation are contemplated for the ground floors of 
building in this development.  
 
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. 
 

RESPONSE: The objective of this project is to develop a pedestrian oriented product in 
this area. 

 
 
Section 12 – Architect’s Unity of Development Statement  
 
Design Intent 
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The proposed development represents a multi-use district consisting of high density residential, 
retail, office and hotel uses organized around an outdoor plaza located at the top of Kidd’s Hill. 
The project is located on a 23.75 acre sloped site bordered by  Crabtree Valley Avenue, 
Homewood Banks Drive,  and Blue Ridge Road. In the first phase of the project, components 
include up to 315 multifamily residential dwelling units, a clubhouse of approximately 2,500 sf, 
and associated outdoor amenities. Parking for the residents will be provided in a combination of 
surface parking spaces, freestanding parking structures, and podium parking facilities below 
residential buildings. In future phases, components could include up to 210 additional 
multifamily residential units, 15,000-60,000 square feet of retail, up to 250,000 square feet of 
office, a hotel comprised of up to 200 rooms and at least one full service restaurant.  In this phase 
additional parking structures will be utilized to supplement the surface parking. 
 
The City of Raleigh’s Crabtree Valley Small Area Plan designation establishes specific goals for 
future development. This project satisfies those objectives by creating a unique and dynamic, 
pedestrian friendly, urban destination that takes advantage of the natural topography with 
appealing, well appointed buildings providing a wide range of services for the community. 
 
Site Design 
 
Petitioner proposes a site layout which minimizes necessary grading in order to take maximum 
advantage of the unique topography while creating a logical and environmentally friendly plan. 
In the first phase, the judicious use of landscaping is combined with sensitive building placement 
to create public and private spaces for the benefit of the residents of the multifamily portion of 
the project. View corridors of downtown Raleigh and the Crabtree Creek Valley are developed to 
take advantage of the site’s unique topography. Large sections of the southern part of the site are 
left undeveloped to protect existing trees and slopes, tie into the House Creek Greenway 
Connector system, manage stormwater, and prepare for a possible future cloverleaf intersection.  
 
In the second phase the hotel/retail/office/multifamily structures are positioned to take advantage 
of the significant topography to the northeast portion of the site, while providing convenient 
access for pedestrians and vehicles from both the first phase entry road between Homewood 
Banks Drive and Blue Ridge Road. Convenient pedestrian pathways will be provided to access 
adjacent properties, internal amenities, the trail system, bicycle storage areas, and internal 
commercial development. Outdoor dining areas will be permitted adjacent to proposed 
restaurant(s). All service areas are screened from view.  
 
Parking area and roadway lighting will have similar pole lights (20’ maximum pole/fixture 
height) and fixtures.  Sidewalk lighting will be decorative fixtures based on human scale. All 
fixtures will be consistent throughout the site. Building lighting will be provided where 
appropriate to highlight architectural features and landscape lighting will be focused on lighting 
of specimen trees at certain strategic locations. A minimum of twelve benches, not including 
those at the transit shelter, will be located in open space areas. 
 
Building Design 
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In the first phase, buildings are proposed of varying heights from one to five stories in height to 
promote visual interest in the different massings. A variety of roof forms, covered balconies, 
awnings and entryways will create pedestrian scale detail and provide variety and interest to the 
building facades. Surface parking areas are distributed between the proposed buildings to allow 
convenient resident access while eliminating large expanses of parking fields. The two parking 
structures are constructed with one grade level and only one elevated level to minimize their 
visual impact on the project. 
 
In the later phase, the Tower building shall incorporate distinctive architectural design features, 
as it is a signature component of the plan.  
 
At least 50% of building materials will be masonry, brick and stucco. Complimentary accent 
bands will be utilized as required to define the scale of the buildings. The residential windows 
shall be clear glass and the retail shop windows shall be lightly tinted glass to provide some 
insulating qualities. Flat roofs will be covered with roll roofing and pitched roofs will be covered 
with asphalt shingles. Standing seam metal roofing of a complementary color may be located in 
limited locations to provide additional appeal. Specific unifying elements will be incorporated 
throughout the project to maintain the overall character and architectural composition of the 
development. 
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In witness whereof, the undersigned has submitted the foregoing Crabtree Village Master Plan as 
of the date set forth below.  
 
 
 REDUS NC LAND, LLC, a Delaware limited 

liability company (SEAL) 
 
 By: REDUS PROPERTIES, INC., Manager 
 
 
  By: __________________________ 
   Name: __________________ 
   Title: __________________ 
 
 
 
DATE:  _____________________, 2012 
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Nitrogen Calculations for Expansion
to Exisiting Development

Project: Crabtree Village
4/2/12

Total lot Acreage = 24.76 Ac. (including r/w improvements)

Existing Impervious = 2.46 Ac.
Addtional (new) impervious = 9.24 Ac. (including r/w improvements)

Total impervious = 11.70 Ac.

Existing managed open space = 22.30
New remaining open space (pervious) = 13.06 Ac.

Allocated open space = 10.31 Ac.

"New Nitrogen Loading"
Addtional (new) impervious @ 21.2 lb/acre = 195.89 lb

Allocated open space @ 1.2lb/acre = 12.38 lb
Total nitrogen contribution = 208.26 lb

Total nitrogen contribution per acre = 10.65 lb/acre

Amount nitrogen remaining after buydown to 10lb/acre = 0.65 lb/acre

"new area" (new imp + new allocated open space) = 19.55 Ac.

Actual pounds removed by treatment= 95.60 lb <---(Amount nitrogen remaining 
after buydown * "new area")

Treatment device = Constructed Wetland
Efficiency of devices used = 36.25 % **  Net removal for 

whole project site
Nitrogen Loading After BMPs = 6.79 lbs/ac/yr

Estimated amount to be paid by developer = $15/lb  *  30 year * 18.35 Ac.  * 3.56 lb/Ac =  $29,397

www.withersravenel.com
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GENERAL LANDSCAPE NOTES

1. THIS PLAN IS FOR PLANTING PURPOSES ONLY. FOR INFORMATION REGARDING GRADING, WALLS, ETC., REFER TO
THE SITE AND GRADING PLANS.

2. DETAILED FOUNDATION PLANTING PLANS, INCLUDING GROUNDCOVER AND TURF, TO BE DETERMINED AT LATER
DATE.

3. ALL CONSTRUCTION TO BE IN ACCORDANCE WITH CITY OF RALEIGH STANDARDS AND SPECIFICATIONS AND
NCDOT, IF APPLICABLE.

4. BOUNDARY SURVEY PROVIDED BY WITHERS & RAVENEL, INC.
5. ALL HVAC SYSTEMS AND TRASH BINS WILL BE SCREENED FROM OFF-SITE VIEWS.
6. ALL DUMPSTER AND RECYCLING LOCATIONS WILL BE SCREENED FROM OFF-SITE VIEWS.
7. ALL EXTERIOR SITE LIGHTING WILL BE DESIGNED TO PREVENT OFF-SITE GLARE.
8. NO TREE SHALL BE LOCATED WITHIN 10' OF A ROADWAY RIGHT-OF-WAY OR WITHIN 5 FEET OF A SIDEWALK.
9. ALL PLANTS AND PLANTING PROCEDURES SHALL MEET OR EXCEED A.N.L.A. STANDARDS AS SET FORTH IN "AMERICAN

STANDARD FOR NURSERY STOCK", 2004 OR LATER EDITION.
10. ALL TREES AND SHRUBS SHALL BE FULL, WELL-BRANCHED PLANTS WHICH ARE CHARACTERISTIC TO THE SPECIES.
11. ALL PLANT BEDS TO BE MULCHED WITH A MINIMUM OF  4'' OF CLEAN PINE STRAW OR SHREDDED HARDWOOD

BARK.  PINE STRAW SHALL NOT BE USED AGAINST ANY BUILDING FACADES.  ALL PLANT GROUPINGS SHALL BE
MULCHED AS ONE BED.

12. APPLY PRE-EMERGENT HERBICIDE TO ALL NEW PLANTING BEDS AT MANUFACTURER'S RECOMMENDATIONS PRIOR TO
INSTALLATION OF ANY PLANT MATERIAL.

13. TOPSOIL SHALL BE PRESENT OR SPREAD OVER THE ENTIRE LANDSCAPE AREA TO A DEPTH OF AT LEAST 4 INCHES IN
LAWN AREAS AND 6 INCHES IN SHRUB AND GROUNDCOVER BEDS.

14. CALIPER INCHES FOR TREES SHALL BE MEASURED AT 6 INCHES ABOVE GRADE.
15. ALL TREES TO BE A MINIMUM OF 2" CALIPER AND 8' HEIGHT AT TIME OF INSTALLATION.
16. ALL SHRUBS TO BE A MINIMUM OF 18" TALL AT INSTALLATION.
17. ALL PARKING SPACES SHALL BE WITHIN 50 FEET OF A TRUNK OF ONE CANOPY TREE OR 75 FEET OF TWO TREES

SPACED MAX. 50 FEET APART.
18. FINAL LOCATION AND SPECIES OF ALL TURF AREAS SHALL BE APPROVED BY THE OWNER.
19. VERIFICATION OF PLANT QUANTITIES SHOWN ON THIS PLAN SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR.
20. CONTRACTOR SHALL VERIFY ALL EXISTING AND PROPOSED UTILITIES PRIOR TO INSTALLATION OF ANY PLANT

MATERIAL.  IF CONFLICTS OCCUR, PLANT LOCATIONS SHOULD BE ADJUSTED AND APPROVED BY OWNER AND/OR
LANDSCAPE ARCHITECT BEFORE ANY HOLE IS DUG.

21. ANY TREES IN SIGHT DISTANCE TRIANGLES SHALL BE LIMBED UP 6' TO ALLOW VIEWS UNDERNEATH.

ORDINANCE LANDSCAPE REQUIREMENTS

HOMEWOOD BANK DRIVE STREET PROTECTIVE YARD (S.P.Y.):

· 1,269 LINEAR FEET OF STREET YARD (NOT INCLUDING DRIVEWAYS).
· 15' S.P.Y. REQUIRED PER ORDINANCE SECTION 10-2082.5
· 6" CAL./50 L.F. S.P.Y = 153" CAL. REQUIRED (TOTAL)
· (44) 3.5" CALIPER SHADE TREES PROPOSED (154" TOTAL CALIPER)
· TREES PLANTED 25' O.C., EXCEPT WHERE ADJUSTED TO AVOID

UTILITIES, DRIVEWAYS, OR OTHER OBSTACLES.

BLUERIDGE DRIVE STREET PROTECTIVE YARDS (S.P.Y.):

· 1,332 LINEAR FEET OF STREET YARD (NOT INCLUDING DRIVEWAYS).
· 15' S.P.Y. REQUIRED PER ORDINANCE SECTION 10-2082.5.
· 6" CAL./50 L.F. S.P.Y = 160" CAL. REQUIRED (TOTAL)
· (49) 3.5" CALIPER SHADE TREES PROPOSED (161" TOTAL CALIPER)
· TREES PLANTED 25' O.C., EXCEPT WHERE ADJUSTED TO AVOID

UTILITIES, DRIVEWAYS, OR OTHER OBSTACLES.

CRABTREE VALLEY AVENUE STREET PROTECTIVE YARD (S.P.Y.)

· 1,040 LINEAR FEET OF STREET YARD
· 15' S.P.Y. REQUIRED PER ORDINANCE SECTION 10-2082.5
· 6" CAL./50 L.F. S.P.Y = 125" CAL. REQUIRED (TOTAL)
· (42) 3.5" CALIPER SHADE TREES PROPOSED (147" TOTAL CALIPER)
· TREES PLANTED 25' O.C., EXCEPT WHERE ADJUSTED TO AVOID

UTILITIES, DRIVEWAYS, OR OTHER OBSTACLES.

VEHICULAR SURFACE AREA (V.S.A.):

· VSA AREA=181,775 SF
· 1 TREE / 2,000 SF= 91 TREES REQUIRED (2" CALIPER MINIMUM)
· 106 TREES PROVIDED
· 1 SHRUB / 500 SF= 364 SHRUBS REQUIRED
· 382 SHRUBS PROVIDED

SCREENING V.S.A. FROM OFFSITE

· SCREEN VSA VISIBLE WITHIN 50' OF A STREET R.O.W.
· OCCUPY 75% OF A VERTICAL RECTANGULAR PLANE
· SHRUBS 30" TALL WITHIN 3 YEARS
· FENCES AND WALLS WHICH ARE USED SHALL BE OF THE SAME OR

COMPATIBLE, IN TERMS OF THE TEXTURE AND QUALITY, MATERIAL AND
COLOR AS THE PRINCIPAL BUILDING . ADDITIONAL PLANTING
MATERIALS SHALL BE PROVIDED SO THAT NO MORE THAN TWO-THIRDS
(2/3) OF THE SURFACE AREA OF THE FENCE OR WALL IS VISIBLE FROM THE
STREET  WITHIN THREE (3) YEARS OF ERECTION OF THE STRUCTURE.
FORTY (40) PER CENT OF THIS PLANT MATERIAL MAY  BE DECIDUOUS.

LOADING AND UTILITY SERVICE AREAS:

· SCREEN FROM PUBLIC RIGHT OF WAY.

PARKING STRUCTURES
· BUFFER/SCREEN FROM OFF-SITE VIEWS

BMP PLANTINGS
· REQUIRED PLANTINGS AROUND BMP WILL BE SHOWN ON DETAIL

SHEETS IN FUTURE REVIEWS.

AN ADDITIONAL (367) SHRUBS PROVIDED FOR OFFSITE VSA SCREENING,
LOADING AND UTILITY SCREENING , PARKING DECK SCREENING, AND
RETAINING WALL SCREENING.

www.withersravenel.com
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