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EXHIBIT A
SR-53-16 (Smokey Hollow) Administrative Alternates
1. Build-To Standards (UDO sec. 3.4.9.C.)

summary — The build-to coverage standards apply to the portion of the project zoned with the
Shopfront frontage district. Peace Street is the primary street, so the build-to standard is 0°/15°
and the build-to coverage standard is 80%. West Street is the side street, so the build-to standard
is 0°/15” and the build-to coverage standard is 40%. Due to the transmission line easement, the
building corner at the intersection of Peace Street and West Street is sethack beyond the build-to
line. Also, the building geometry and accommodations for the vehicular access point on Peace
Street cause the front building wall along Peace Street to be setback beyond the maximum build-
to line. In lieu of a building wall within the build-to area, the project is providing plaza and patio
areas between the front building wall and Peace Street. Due to the odd shape of the property along
West Street, the building geometry and the transmission line easement, the building is setback
from West Street beyond the 15° build-to line for much of the West Street frontage zoned
Shopfront. Approximately 18% of the building wall is within the build-to along West Street, In
lieu of a building wall within the build-to area, the project is providing an improved outdoor
amenity area, as shown on the exhibits.

a. Meets intent of build-to regulations:

i, The proposed building walls, patio, plazas, outdoor amenity arca and
enhanced landscaping areas along Peace Street and West Street strengthens
the street edge and provides spatial definition along the streets.

ii. The building edges along Peace Street and West Street are supplemented by
architectural elements and enhanced landscaping that adds to the character
of the area.

iii. The requested alternate provides the project with building location and site
design flexibility while still providing an established street edge along
Peace Street and West Street,

b. Conforms with the Comprehensive Plan:

i. The proposed alternate and building location conforms with the
Comprehensive Plan because the plan proposes a building located along
with street with no intervening parking areas, provides plaza areas along the
public sidewalk area, and establishes the street edges.

c. Does not substantially negatively alter the character-defining street wall or establish
a build-to pattern that is not harmonious with the existing built context:




i. The proposed building location does not negatively alter the character-
defining street wall along Peace Street or West Street, nor does it establish
a build-to pattern that is not harmonious with the existing built context. The
properties subject to this alternate request are currently developed with
buildings that do not meet the Shopfront build-to standards and surface
parking is located between these buildings and the streets. Additionally, the
built environment of the surrounding area consists of buildings setback from
Peace Street and West Street with parking located between the buildings
and the street. The proposed development brings the building closer to
Peace Street and removed surface parking between the building and the
streets.

d. Change in percentage of building that occupies the build-to area or increased
setback does not negatively impact pedestrian access, comfort or safety:

i. The change in percentage of building that occupies the build-to area does
not negatively impact pedestrian access, comfort or safety. Instead, the
building location improves pedestrian comfort by providing enhanced
landscaping between the sidewalk and the building along West Street and
by providing patio and plaza areas along Peace Street. Also, the building
location maintains pedestrian access between the public right-of-way and
the building by providing wide sidewalks, a plaza area adjacent to the public
sidewalk, and a pedestrian access point into the patio area at the intersection
of Peace Street and West Street.

e. Site area that would have otherwise been occupied by buildings is converted to an
outdoor amenity area:

i, The site areas that would have otherwise been occupied by a building are
outdoor amenity areas, as shown on the exhibits.




2. Ground Level Transparency {(UDO sec. 3.2.6.F. and 1.5.9.)

Summary — The transparency standards apply to the ground story and upper stories of the building
on all sides of the mixed use building. For that portion of the building located in the DX district,
the ground story transparency standard is 66%. For that portion of the building located in the IX
district, the ground story transparency standard is 50%. The upper story transparency standard for
the upper stories in both districts is 20%. Additionally, at least 60% of the street-facing, street-
level window pane surface area must allow views into the ground story use for a depth of at least
8 feet. Alternates to the amount of transparency for the West Street, Harrington Street and Johnson
Street frontages is necessary, and alternates to the 8 depth standard for all street frontages is
necessary.

a. Meets intent of transparency regulations:

i. As shown on the exhibits and elevations, the building architecture lends
visual interest to street-facing building facades for both pedestrians and
building occupants and minimize blank wall areas, For example, facades
use pilasters, canopies, material texture, and landscape to provide visual
interest for pedestrians. Also, the nature of the retail program layout
provides interest for building occupants via goods and services for sale
versus outward views,

b. Conforms with the Comprehensive Plan:

i, The requested alternate conforms with the Comprehensive Plan policies by
providing architectural, visual interest at the pedestrian level and by
locating activity along the ground level.

c. Street-facing building fagade utilizes other architectural treatments to create visual
interest to offset the reduction in transparency:

i. As shown on the exhibits and elevations, the street-facing building facades
utilize architectural treatments to create visual interest fo offset the
reduction in transparency. For example, the facades use color and material
modulation to increase visual interest and minimize the homogenous look
of"a single material wall,




3. Primary Street-Facing Entrances (UDO sec. 3.4.9.E. and 1.5.8.)

Summary — The primary street-facing entrance standard applies to those portions of the building
zoned with the Shopfront frontage, and requires a strect-facing entrance every 50 feet. An alternate
for the Peace Street and West Street frontages is necessary.

a. Meets intent of street-facing entrance regulations:

i. As shown on the exhibits, the proposed building entrance locations along
Peace Street and West Street concentrate pedestrian activity along the street
edge and provide an easily identifiable and conveniently-located entrance
for residents, visitors and patrons accessing a building as pedestrians from
the street. For example, the steps up to the patio and entrance into the retail
space is located prominently at the intersection of Peace Street and West
Street. Also, the entrances into the leasing area and the elevator vestibule
are conveniently located and easily identifiable from the public street and
adjacent plaza area.

il. As shown on the exhibits, the access points of Peace Street and West Street
_are located adjacent to the public sidewalk or are easily identifiable and
accessible from the plaza area adjacent to the public sidewalk.

b. Conforms with the Comprehensive Plan:

i. The requested alternate conforms with the Comprehensive Plan policies by
locating multiple building entrance points in close proximity to the public
sidewalk and with easily identifiable and easily accessible points of entry
into the building.

¢. Pedestrian access point is easily identifiable by pedestrians, customers and visitors:

i. As noted above and as shown on the exhibits, building architecture and
plaza improvements highlight the pedestrian access points.

d. Recessed or projecting entries or building elements have been incorporated into the
design of the building to enhance visibility of the street-facing entrance:

i. As noted above and as shown on the exhibits, building elements are
incorporated info the design of the building to enhance the visibility of the
street-facing entrances.

e. Pedestrian route from the street and bus stops and other modes of public
transportation to the entrance is safe, convenient and direct:




i. The wide public sidewalks, the location of the patio stairs and the location
of the entrances adjacent fo the plaza ensure safe, convenient and direct
pedestrian routs from the street and public transportation stops.




4. Blank Wall Area (UDO sec. 3.2.6.F3. and 1,5.10)

Summary: The blank wall area standards apply to all facades of the building, both ground level
and upper stories, The maximum blank wall area measured in both a vertical and horizontal
direction is 20 feet.

a. Meets intent of blank wall area regulations:

i. As shown on the exhibits, the facades use color and material modulation to
increase visual interest and minimize the homogenous look of a single
material wall.

ii. Asshown on the exhibits, the level of architectural detail is most intense at
the street level, where it is within view of the pedestrians on the sidewalk.
For example, the facades use pilasters, recessed bays, canopies, material
texture, and landscaping to provide visual interest for pedestrians. They
also help establish a visible recognizable base for the building which begins
to define "place.”

b. Conforms with the Comprehensive Plan:
i. Therequested alternate conforms with the Comprehensive Plan policies that
encourage architectural, visual interest, change in building materials, and

enhanced landscaping along all building facades.

c. Increase in blank wall area is offset by additional architectural treatments and
increased vertical landscaping:

i. As noted above and as shown on the exhibits, the blank wall area is offset
by additional architectural treatments and landscaping,.

d. Amount of blank wall area for buildings located on an Urban Frontage should not
be more than 40%:

i. In no event will the amount of blank wall area for those portions of the
building zoned with the Shopfiont frontage exceed 40%.




5. Building Massing (UDQ sec. 3.3.3.)

Summary — The building massing standard requires a 12’ stepback between the third and seventh
story for those sides of the building adjoining a public street. The proposed building complies
with this standard along Johnson Street, but an administrative alternate is required for the sides of
the building adjoining West Street, Peace Street and Harrington Street.

a. Meets intent of building massing regulations:

i, The proposed building location manages the impact of tall buildings by
providing additional setback at the ground level along West Street, Peace
Street and Harrington Street.

ii, The proposed building location provides access to light and air at the street
level, mitigates wind impacts, produces a consistent street wall and visually
reduces the perceived scale of the building to avoid a canyon effect as a
result of the building setbacks along West Street, Peace Street and
Harrington Street.

b. Conforms with the Comprehensive Plan:

i. The requested alternate conforms with the Comprehensive Plan policies that
encourage taller buildings in the Central Business District and at prominent
gateway points into the downtown area.

c. Ifthe approved alternate uses a change in building materials to mimic a change in
wall plane, the most substantial and durable building materials are located at the
bottom floors of the building:

i. Although the primary justification for the alternate is the building setbacks,
the building does provide a change in building materials to mimic a change
in wall plane, most notably above the ground level and just below the
highest floor. Additionally, the most substantial and durable materials are
located at the lowest levels of the building,

d. Ifthe approved alternate proposes a building setback behind the sidewalk in lieu of
a required stepback, the resulting open space includes public amenities such as
seating areas, trees and landscaping or outdoor dining:

i. The proposed building location provides setbacks behind the sidewalk in
lieu of the required stepback, along Peace Street, West Street and
Harrington Street. As shown on the exhibits, the proposed plan provides
amenities such as patios, plazas, seating areas and enhanced landscaping,




e. Building contains architectural treatments for delineating the base, middle and top
of the building: . :

i. Asshown on the elevations, the building incorporates architectural
treatments that delineate the base, middle and top of the building.




5 i
i [T
,% P L

L STAL ASNITLOME TG 2t pvt et REOUEED B CITY
BFULEILA MG TE A2 KDL Dot il

£ ALRTVT AT O T AL

15._.;15"?_:.52. k , ..:._..Pg)zfn
frr / ; N &

Engineers | Planness

b AL PO AL T

B, WithersRavenel

g

B | o] o]

ZHLPRODC AW INSEE TelFtabid B GF S bere b o Mo e
. TRASH M0 CAFDIOMTA A STEIT CHCLITUTE CHALL Fon, o
o ATULL W WTCRAL AT E0L0 T, 2 e !
PR, g

T LW TS DT SORTRTS FRSUMEN O ThE
RRLERGH O,

T CAPRAN O PELBLOLATE &40 VIR AL FRIY

A IR S TED, AEEEE NOUTE F 0P MOP G VM i paem- ey SO

| E
5|

™ I PRI TGN OIS M L,
O HOEITATLR Tt W DSTRIINT [0 P aE
BHEGTR A5 PR AT STIE.

T PTOUTE SOMOL MO TR0 UGN ST 2
AN AL

HRAR

LR 9 sk Al r—TT
T YIS B BT R T — YT I
AL TCeMACc ! i 1

IEUISE ZATIVRAL CR TENCL. NIRITHANG KL WAL
PLRATIEE 3D R CRMAY ML APFECR 0Y
[ti=rity

ils
B
H

SMOKEY HOLLOW
435 W Paage Street, Raleigh, NC 27603

IHEPECTOR FAI

ES WHICH WA SOMFLIX
RELCCATED BY APPROP

Administrative Site Review for

A, KOO, AR VTITY DM TG SR TNT T
UMD T LPYGHE Al AT CAEEETTALS LECTRCA.
TRAGPBICI SEXFLOW DAL AL IO HALL D
BB o AT VRO BRI

N AL IALTOE M TPz i “Mw_.o,m%mo»zm TRARSPORTATION STANDARD T-20.01 1, T-20 2102,

L.

' L9 4 ) PR ST petoge

U WEST ST

.
e

%ﬂﬁﬁ:ﬁggku“ﬁ%:bgﬂ ALLWYORK WITHIN PUSUZ RIGHT-OF-WAY SHALL GOKFORM WITH NCZOT STANDARD K
TUAMBREIZ R 4L SE0 W THE ikl ol SPECIFICATIONS ARD OETAILS,
IREPOTUSAFSIE CONTRAL DCVEES KT

SITE PLAN

N T COMTRRGIOf AL CONILET THE WP N A AT
TAITLAWITH A MAABMARCLS O SECRNIN [
frame

. FPICATDCOMCTRLATION LEME, AL 50RAGE N
TUSFIC CQTRDL SHILLE B A,

PRELIMINARY

[Eirmr Aty

Felrons

RV 1+ 01

CRAPHSCSCALE
Wy w

" ; [ e rssgmeezo
e SO I e e
ettt

Tiich » 09,




= AL S 4301 €] FLID a3 G LN S ST SN 14| i EBB
dE b, 4 pecewdea g

o ‘o) paros
30 PAILYS ROIERIN &) 3 1) Mk Gkt ik ool 1 D ok S0

, . _mmsmwmw_mhmmr_u% NOLLYEQ4UOD ALTVIY z m_ _ : =
A i3l 0l oo R g R L] AT 30T £094Z BUlOSEN LN UGy i i ._
Q08 =l woIS3a . %% ,
ACNLS DNISSOW 1430N0D S005L0 oLl | 17285 2283d M SEY o d J
JEETH e # 1o85roua awve | MOTIOH ADIONS
N9IS3A SININIHINDZE Oan






