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Certified Recommendation 
Raleigh Planning Commission                                     

  CR# 11421  
 

 

Case Information Z-12-11 / SSP-3-11 Hillsborough Street and Friendly 
Drive 

 Location South side of Hillsborough Street, northwest of its intersection with Friendly 
Drive 

Size 0.64 acres 
Request Rezone property from NB (0.32 acre) and NB CUD w/PBOD (0.32 acre) to 

NB CUD w/PBOD 
 

Comprehensive Plan Consistency 
    Consistent    Inconsistent 
 
       Consistent 
Future Land Use 

Designation 
 

 
Neighborhood Mixed Use 

Applicable Policy 
Statements 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Policy LU 2.6 Zoning and Infrastructure Impacts 
Policy LU 4.4 Reducing VMT through Mixed Use 
Policy LU 4.5 Connectivity 
Policy LU 4.6 Transit Oriented Development 
Policy LU 4.7 Capitalizing on Transit Access 
Policy LU 5.1 Reinforcing the Urban Pattern 
Policy LU 6.4 Bus Stop Dedication 
Policy LU 7.4 Scale and Design of New Commercial Uses 
Policy LU 7.5 High-Impact Commercial Uses 
Policy LU 7.6 Pedestrian Friendly Development 
Policy LU 10.1 Mixed Use Retail 
Policy T 1.2 ROW Reservation 
Policy T 4.4 ROW Reservation for Transit 
Policy ED 5.3 Creating Attractive Development Sites 
Policy UD 2.1 Building Orientation 
Policy UD 2.3 Activating the Street 
Policy UD 2.6 Parking Location and Design 
Policy UD 3.11 Parking Structures 
Policy UD 3.5 Visually Cohesive Streetscapes 
Policy UD 4.3 Improving Streetscape Design 
Policy UD 4.5 Improving the Street Environment 
Policy UD 5.1 Contextual Design 
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 – SV 1 Hillsborough Street Building Frontages 
Policy AP – SV 4 Residential Uses 
Policy AP-SV 10 Pedestrian Access Within Stanhope Village 

 

Certified Recommendation 
Z-12-11/ Hillsborough St and Friendly Dr   



 

 
Summary of Conditions 
 Submitted 

Conditions 
The following conditions are being offered: 

• Prohibit certain type of uses 
• Minimum building height of 3 occupied stories or 75 feet; building 

above 3 stories stepped back 8 feet from Hillsborough Street edge 
• All properties subject to the Stanhope Village Streetscape and 

Parking Plan dated November 19, 2002, amended of September 
15, 2009, and as proposed 

• Residential density not to exceed 70 DU 
• Uses on ground floor shall be retail uses 
• Dedicate 10% open space for development 
• The ground floor (upto 12’ above sidewalk) of building edge along 

Hillsborough Street and Friendly Drive will have 40% transparency 
• Transit easement to be provided to the City prior to site plan 

approval 
• Drive-through window or stacking lane not to be visible from 

Hillsborough Street at street level 
• Surface parking adjacent to Hillsborough Street to be stepped 

back 20 feet min. from sidewalk edge and landscape specified 
• Specifies criteria for trip generation and TIA 
• Prohibits parking deck 

 

Issues and Impacts 

Outstanding 
Issues 

1. Inconsistency with Future 
Land Use Map 
recommended densities 

2. Addressing staff 
recommended condition on 
drive-through uses 

 
 

Suggested 
Conditions

Include a prohibition of drive-
through uses  
 
 

Impacts 
Identified 

1. Potential increase in transit 
usage 

Proposed 
Mitigation

Transit easement is being 
offered as condition 

 
Public Meetings 
Neighborhood 

Meeting Public Hearing Committee Planning Commission 
June 2, 2011 July 19, 2011 Date: 8/2/11 COW 

approved 
recommending 
revisions 

Date: 8/9/11, approved 

 
 Valid Statutory Protest Petition 

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

inconsistent with the Comprehensive Plan. However, based on 
the findings and reasons stated herein, recommends that the 
request be approved in accordance with zoning conditions dated 
August 8, 2011 and Streetscape and Parking Plan (SSP-3-11) 
dated August 3, 2011. 

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

2. That while the density of the proposed rezoning is 
inconsistent with the recommended land use densities of 
the Comprehensive Plan, the request brings the 
property closer in conformity to the recommended 
densities of the Comprehensive Plan, than what is 
permitted under the existing zoning conditions. 

3. That the request is compatible with surrounding land 
uses and development patterns. The proposed zoning 
conditions help mitigate potential adverse impacts to the 
surrounding uses. The conditions provide for the drive-
through window to not be visible from Hillsborough 
Street, the main pedestrian oriented street frontage. The 
proposed 40% façade fenestration in combination with 
other design elements supports a walkable, pedestrian 
oriented streetscape and frontage. 

4. That the request is reasonable and in the public interest.  
Rezoning would permit introduction of higher density 
residential uses and retail uses, which could be of 
service to the immediately adjoining institutional uses, 
and the larger surrounding area, thus furthering the 
goals of the Comprehensive Plan Policy LU 8.14.   

Motion and Vote Motion:   Haq 
Second: Fleming 
 
Anderson, Butler, Fleming, Haq, Harris Edmisten, Lyle, 
Schuster, Sterling Lewis 

 
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. 
 
 
________________________________  _____________________________8/9/11____ 
Planning Director  Date  Planning Commission Chairperson Date 
 
 
Staff Coordinator:  Dhanya Sandeep dhanya.sandeep@raleighnc.gov  
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Zoning Staff Report – Z-12-11  
Conditional Use District 

 
 
 
 

 

Request 
Location South side of Hillsborough Street, northwest of its intersection with 

Friendly Drive 
Request Rezone property from NB (0.32 acre) and NB CUD w/PBOD (0.32 

acre) to NB CUD w/PBOD 
Area of Request 0.64 acres 
Property Owner Mullet Row, Inc.; Courtland Apartments, LLC; Melton E. Valentine, 

Jr. 
PC Recommendation 

Deadline 
October 17, 2011 

Subject Property 
 Current Proposed 

Zoning NB (0.32 acre) & 
NB CUD w/PBOD (0.32 acre) 

NB CUD w/PBOD 

Additional Overlay PBOD (0.32 acre) PBOD (0.64 acre) 
Land Use Commercial uses Mix of uses 

Residential Density NB – 3 total units 
NB CUD w/PBOD – 102 total 
units (could be lower if 3 story ht. 
limit applies) 

70 DU (per zoning conditions) 

 

Surrounding Area 
 North South East  West 

Zoning NB NB, O&I-2 NB NB 
Future Land 

Use 
Neighborhood 
Mixed Use 

Neighborhood 
Mixed Use 

Neighborhood 
Mixed Use 

Neighborhood 
Mixed Use 

Current Land 
Use 

Commercial uses Approved PDD 
mixed use dev. 
to be constructed 

Commercial uses Approved PDD 
mixed use dev. 
to be constructed 

 

Comprehensive Plan Guidance 
Future Land Use Neighborhood Mixed Use  

Area Plan Stanhope Village SAP 
Applicable Policies Policy LU 2.6 Zoning and Infrastructure Impacts 

Policy LU 4.4 Reducing VMT through Mixed Use 
Policy LU 4.5 Connectivity 
Policy LU 4.6 Transit Oriented Development 
Policy LU 4.7 Capitalizing on Transit Access 
Policy LU 5.1 Reinforcing the Urban Pattern 
Policy LU 6.4 Bus Stop Dedication 
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Policy LU 7.4 Scale and Design of New Commercial Uses 
Policy LU 7.5 High-Impact Commercial Uses 
Policy LU 7.6 Pedestrian Friendly Development 
Policy LU 10.1 Mixed Use Retail 
Policy T 1.2 ROW Reservation 
Policy T 4.4 ROW Reservation for Transit 
Policy ED 5.3 Creating Attractive Development Sites 
Policy UD 2.1 Building Orientation 
Policy UD 2.3 Activating the Street 
Policy UD 2.6 Parking Location and Design 
Policy UD 3.11 Parking Structures 
Policy UD 3.5 Visually Cohesive Streetscapes 
Policy UD 4.3 Improving Streetscape Design 
Policy UD 4.5 Improving the Street Environment 
Policy UD 5.1 Contextual Design 
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 – SV 1 Hillsborough Street Building Frontages 
Policy AP – SV 4 Residential Uses 
Policy AP-SV 10 Pedestrian Access Within Stanhope Village 

 

Contact Information 
Staff Dhanya Sandeep, 516-2659 

Applicant Robin T. Currin, 919.832.1515, robincurrin@aol.com 
Citizens Advisory Council 

Contact  
Wade CAC 
Bill Padgett, 787-6378, Bill@BillPadgett.com 
Louise Griffin, 796-3470, Louise@BreezeWithLouise.com 

Case Overview 
The subject properties front on Hillsborough Street, a major thoroughfare with primary pedestrian 
orientation. The request seeks to rezone three properties from NB and NB CUD w/PBOD to NB 
CUD w/PBOD. The University Village streetscape plan currently applies to two of the properties, 
while the third property is the only one in the vicinity south of Hillsborough Street that does not 
have the PBOD overlay. The conditions primarily seek to bring the lots in conformity to the 
streetscape standards of the block, increases building height to a max. 75 feet, prohibits certain 
type of uses, caps residential density to 70 DU, provides ground level retail uses and 10 % open 
space, 40% façade transparency, transit easement, non-visible drive-through, stepped back and 
landscaped surface parking, and TIA specifications. The existing buildings on the subject 
properties and those in the vicinity have little or no front yard setback. The NB zoning designation 
requires a 30’ front yard setback, while the proposed PBOD overlay would require zero setbacks. 
The rezoning seeks to provide the PBOD overlay so that the existing setback can be 
standardized, additional residential density can be attained and property can be redeveloped 
consistent with others in the area.  
 
 Existing NB & 

NB CUD 
Proposed NB w/PBOD 

Residential 
Density 

105 DU Total (or ) 
73 DU Total (3 
story cap& 
assumptions) 

70 DU Total 

Setbacks Front – 30’ 
Side – 0’ 

With PBOD zero setback 

mailto:Bill@BillPadgett.com
mailto:Louise@BreezeWithLouise.com


 
Rear – 0’ 

Retail Use Not specified Not specified 
 

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 subject request is inconsistent with its Future Land Use map designation. The 
properties are designated for Neighborhood Mixed Use on the Future Land Use map. 
The proposed Neighborhood Business Conditional use zoning with the associated 
Pedestrian Business Overlay District permits neighborhood oriented mixed uses to 
be developed on the site, and promotes a pedestrian environment along Hillsborough 
Street. The inconsistency is with the proposed increased residential density 
introduced by the PBOD, which would permit density @109 DU/acre. The 
Neighborhood Mixed Use category envisions up to 40 DU/acre for qualifying walking 
streets.  
 

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

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

 
 The proposed conditions are consistent with the Comprehensive Plan policies. 

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

 
Policy LU 2.6 - Zoning and Infrastructure Impacts  
Carefully evaluate all amendments to the zoning map that significantly increase permitted 
density or floor area to ensure that impacts to infrastructure capacity resulting from the 
projected intensification of development are adequately mitigated or addressed.  

 
The proposed rezoning request retains the base Neighborhood Business zoning along 
with a PBOD overlay. This request does not change the permitted density for 2 of the 
properties that already an established PBOD. However, it increases the residential 
density for one parcel of 0.32 acres from 3 units to possibly 102 units. Staff has 
computed a trip generation differential for this case and determined that the expected 
increase in AM & PM peak period trips is less than 80 vehicles/hour. A traffic impact 
analysis study is not recommended. Transit easement is being offered as a condition. 
 
Policy LU 4.4 Reducing VMT through Mixed Use  
Promote mixed-use development that provides a range of services within a short distance 
of residences as a way to reduce the growth of vehicle miles traveled.  
 
Policy LU 4.5 Connectivity  
New development and redevelopment should provide pedestrian and vehicular 
connectivity between individual development sites to provide alternative means of access 
along corridors. 
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The proposed NB CUD zoning with PBOD promotes the mix of uses and walkability 
encouraged for mixed use centers, as a way to reduce the growth of vehicle miles 
travelled. The PBOD and the streetscape plan elements ensure mixed uses and 
pedestrian connectivity between individual lots.  
 

 
Policy LU 4.6 Transit Oriented Development  
Promote transit-oriented development around planned transit stations through 
appropriate development regulation, education, station area planning, public-private 
partnerships, and regional cooperation. 
 
Policy LU 4.7 Capitalizing on Transit Access  
Sites within a half-mile of planned and proposed fixed guideway transit stations should be 
developed with intense residential and mixed-uses to take full advantage of and support 
the City and region’s investment in transit infrastructure. 

 
The site is located within half-mile radius of proposed transit stations and thus the 
proposed rezoning request with its increased density and mixed uses supports transit-
oriented development patterns encouraged in these areas. The request is consistent with 
these policies. 

 
Policy LU 6.4 Bus Stop Dedication  
The city shall coordinate the dedication of land for the construction of bus stop facilities 
within mixed-use centers on bus lines as part of the development review and zoning 
process. 
 
To achieve consistency with this policy, proposed zoning conditions provide for transit 
easement. 
 
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. 
 
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. 

 
The subject request seeks to incorporate the existing Stanhope Village Streetscape Plan 
for the 3 properties. The rezoning would allow application of visually cohesive 
streetscape elements and features that would lend compatibility with the surrounding 
uses on this block. The zoning conditions provide for building setback provisions and 
façade transparency to adapt to a more pedestrian friendly scale and environment. 

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

 
The proposed zoning conditions prohibit high impact commercial uses. The applicant is 
encouraged to include a prohibition of drive-through uses to ensure that the uses remain 
consistent and supportive of a truly pedestrian oriented development. The offered 
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conditions provide for drive-through window or stacking lane serving the property that 
shall not be visible from Hillsborough Street at street level. 
 
Policy LU 7.6 Pedestrian-Friendly Development  
New commercial developments and redeveloped commercial areas should be 
pedestrian-friendly.  

  
The proposed request includes a pedestrian business overlay district for which 
streetscape elements along Hillsborough Street and Friendly Drive are defined by a 
Streetscape and Parking plan. The Streetscape plan provides for additional street-level 
pedestrian amenities as this area becomes a more pedestrian and transit-friendly node of 
commercial development, providing for pedestrian and vehicular connectivity throughout 
the Stanhope Village area. The request is consistent with this policy.  

   
Policy LU 10.1 Mixed-Use Retail  
Encourage new retail development in mixed-use developments. 

  
The conditions provide for ground level retail uses thus lending consistency with this 
policy.  
 
Policy T 1.2 Right-of-Way Reservation  
Support the early identification and acquisition of land for future transportation corridors 
through land use planning and development permitting.  
 
Policy T 4.4 R.O.W Reservation for Transit  
Preserve right-of-way for future transit and require that new development and 
redevelopment provide transit easements for planned alignments, rail stations, and bus 
stops within existing and planned transit corridors as identified in the Regional Transit 
Vision Plan. 
 
The City has planned capital improvement project to construct a major streetscape 
project along Hillsborough Street from Gardner Street to Rosemary Street. This project 
includes a proposed roundabout at the intersection of Hillsborough Street and Dixie Trail. 
Access to the subject property will need to account for this planned improvement. A 
transit easement is being provided as part of the rezoning conditions. 

 
Policy ED 5.3 Creating Attractive Development Sites  
Create attractive and functional sites for new and growing businesses through 
streetscape improvements and other public realm investments. 
 
 
The two easternmost properties are currently subject to the University Village 
Streetscape plan. The westernmost parcel is not included in any streetscape plan. The 
subject rezoning proposes to subject all three of these properties to the Stanhope Village 
Streetscape and Parking Plan. This would make promote conditions for a unified 
redevelopment consistent with the goals of the Stanhope Village Small Area Plan. 

  
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.   
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The Stanhope Center Streetscape plan notes that buildings with frontage along 
Hillsborough Street will have ground floor retail and a mix of uses. The zoning conditions 
also provide for ground level retail oriented to the street to ensure support for a truly 
pedestrian environment.  
 
 
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. 
 
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 Streetscape Plan notes that parking may be provided as on-street, off-street and/or 
in a parking deck. The conditions offered prohibit parking decks on the property.  

 
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. 
 
Policy UD 5.1 Contextual Design 
Proposed development within established neighborhoods should create or enhance a 
distinctive character that relates well to the surrounding area. 
 
Policy UD 4.3 Improving Streetscape Design  
Improve the appearance and identity of Raleigh’s streets through the design of street 
lights, paved surfaces, landscaped areas, bus shelters, street “furniture," and adjacent 
building facades. 
  
Policy UD 4.5 Improving the Street Environment  
Create attractive and interesting commercial streetscapes by promoting ground level 
retail and desirable street activities, making walking more comfortable and convenient, 
ensuring that sidewalks are wide enough to accommodate pedestrian traffic, minimizing 
curb cuts and driveways, and avoiding windowless facades and gaps in the street wall. 
 
The proposed rezoning is consistent with these policies in that it seeks to apply a visually 
cohesive streetscape plan across an entire block to promote a truly pedestrian 
environment. The streetscape plan provides for ground level retail uses and wide 
sidewalks. The conditions address building facades, transparency and height setbacks to 
ensure support for a true pedestrian environment.  

  
Policy UD 6.1 Encouraging Pedestrian-Oriented Uses 
New development, streetscape, and building improvements in Downtown and mixed-use 
corridors and centers should promote high intensity, pedestrian-oriented use and 
discourage automobile-oriented uses and drive-through uses.  
 
The proposed rezoning request allows neighborhood oriented commercial services and 
the zoning conditions prohibit higher impact uses. The applicant is encouraged to include 
conditions that prohibit drive-through uses that will promote a true pedestrian oriented 
environment. 
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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. 
 
The request is consistent with this policy. Per the streetscape plan, buildings will be 
oriented with frontage along Hillsborough Street and on-street parking will be provided 
with additional off-site parking options. 

 
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 text below lists each respective Design Guideline, applicants note and related staff 
comments.  
 
Elements of Mixed-Use Areas 
1. All Mixed-Use Areas should generally provide retail (such as eating establishments, 

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

 
Applicant Response: The proposed PBOD is consistent with the Stanhope Small Area 
Plan (SAP) which envisions residential as well as retail and commercial. Existing uses in 
the area include restaurants and night clubs. Potential uses include retail, office, 
institutional (educational) as well as residential.  
 
Staff Comment: Consistent. The streetscape plan provides for ground level retail and a 
mix of uses including high density residential uses in close proximity to each other. 
 
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.   

 
Applicant Response: The proposed height and uses immediately to the west offer 
appropriate transitions to nearby residential uses. Note that existing residential uses are 
one or more blocks to the west. The proposed 5 story height limit is proposed to transition 
to the 7-10 story developments to the south and east.  
 
Staff Comment: Consistent. 
 
3. A mixed use area’s road network should connect directly into the neighborhood road 

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

 
Applicant Response: The subject property is adjacent to the Stanhope Center Planned 
Development District (PDD). The approved Stanhope Center Master Plan provides 
appropriate pedestrian, bicycle and vehicular connections to adjacent properties. 
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Staff Comment: Consistent. 
 
4. Streets should interconnect within a development and with adjoining development. 

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

 
Applicant Response: Existing roads will be maintained, no dead end streets are 
proposed. Pedestrian, bicycle and vehicular cross connections will be provided north-
south and east-west in accordance with the Stanhope Village SAP and the Stanhope 
Center Master Plan. 
 
Staff Comment: Consistent. 
 
5. Block faces should have a length generally not exceeding 660 feet. 

 
Applicant Response: The existing block length is close, but a little bit less than 660 feet. 
 
Staff Comment: Consistent. 
 
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. 

 
Applicant Response: The Stanhope Village SAP, the Stanhope Center Streetscape and 
Parking Plan and the Stanhope Center Master Plan effectively address building 
placement and parking in this area. All these documents encourage building fronting on 
Hillsborough Street with parking in nearby parking decks. A limited amount of surface 
parking is envisioned.  
 
Staff Comment: Consistent. 
 
7. Buildings should be located close to the pedestrian street (within 25 feet of the curb), 

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

Applicant Response: The purpose of the requested PBOD overlay is to allow 
development fronting on public streets. This will allow development to be urban in nature 
as noted above.  Parking will be adjacent to or behind buildings. 
 
Staff Comment: Consistent. 
 
8. If the building is located at a street intersection, the main building or part of the 

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

 
Applicant Response: The PBOD is proposed to allow re-development of several 
adjacent parcels in accordance with this goal.  Existing guidelines and restrictions on 
parking locations in the Stanhope SAP, the Stanhope Center Master Plan and the 
Stanhope Center Streetscape and Parking Plan will assure an urban streetscape. 
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Staff Comment: Consistent. 
 
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. 

 
Applicant Response: The PBOD requires a 14 ft sidewalks on all public streets and a 
minimum of 5% open space.  The Stanhope Center PDD requires a minimum of 15% 
open space. Sun exposure and views will be addressed during the Preliminary Site Plan 
Approval process. 
 
Staff Comment: Consistent. Zoning conditions provide for 10% open space.   
 
10. New urban spaces should contain direct access from the adjacent streets. They 

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

 
Applicant Response: Again, the purpose of requesting the PBOD overlay is to allow 
development of active uses fronting on public streets.   
 
Staff Comment: Consistent. 
 
11. The perimeter of urban open spaces should consist of active uses that provide 

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

 
Applicant Response: See responses above.  The SAP, the PDD and the Streetscape 
Plan are all geared to achieving these objectives. 
 
Staff Comment: Consistent. 
 
12. A properly defined urban open space is visually enclosed by the fronting of buildings 

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

Applicant Response: The approved Small Area Plan, Master Plan and Streetscape 
Plan have all considered this objective and incorporated appropriate guidance 
accordingly. 
 
Staff Comment: Consistent. 
 
Site Design/Public Seating 
13. New public spaces should provide seating opportunities. 

 
Applicant Response: Public benches are required by the Stanhope Center Streetscape 
and Parking Plan. 
 
Staff Comment: Consistent. 
 
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. 
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Applicant Response: The majority of parking will, by default, be in structured parking. 
This is in accordance with the SAP, the Master Plan and the Streetscape Plan. All 
previously prepared guidance documents envisioned a more-or-less continuous 
pedestrian oriented commercial frontage on Hillsborough Street with somewhat less 
intense pedestrian oriented development on the intersecting streets. Continuity of 
pedestrian routes in explicit in all the above referenced documents. 
 
Staff Comment: Consistent. 
 
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. 

 
Applicant Response: The SAP, the Master Plan and the Streetscape Plan comply with 
this guideline. 
 
Staff Comment: Consistent. 
 
16. Parking structures are clearly an important and necessary element of the overall 

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

 
Applicant Response: The SAP, the Master Plan and the Streetscape and Parking Plan 
envision parking structures ‘wrapped’ with active uses for all sides fronting on public 
streets or major private connectors. Any façade not wrapped by an active use must utilize 
the same building material and design features applicable to principal structures. 
 
Staff Comment: The zoning conditions prohibit parking decks on the site. 
 
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. 

 
Applicant Response: Hillsborough Street is served by Cat, TTA, and the Wolf Line.  
Stops are in close proximity to the subject property. The potential for mixed use 
development offers opportunities for internal capture of people walking to these services. 
 
Staff Comment: Consistent. 
 
18. Convenient, comfortable pedestrian access between the transit stop and the building 

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

Applicant Response: No part of the subject property will be more than a block from a 
transit stop. 
 
Staff Comment: Consistent. 
 
Site Design/Environmental Protection 
19. All development should respect natural resources as an essential component of the 

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

 
Applicant Response: The subject property has been previously developed and is highly 
urbanized. Re-development will provide street trees, open space and other features that 
will improve environmental impacts over the existing conditions. 
 
Staff Comment: Consistent. 
 
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. 

 
Applicant Response: The PBOD and Streetscape and Parking Plan offer 14’ sidewalks, 
street trees public benches, bicycle racks and trash receptacles on all public streets. The 
stated goal of these documents is to implement this goal. 
 
Staff Comment: Consistent. 
 
21. Sidewalks should be 5-8 feet wide in residential areas and located on both sides of 

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

 
Applicant Response: The minimum Code requirements for a PBOD addresses this 
objective. 
 
Staff Comment: Consistent. 

 
22. Streets should be designed with street trees planted in a manner appropriate to their 

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

 
Applicant Response: Incorporating the requirements of the Stanhope Center 
Streetscape and Parking Plan addresses this goal. 
 
Staff Comment: Consistent. 
 
Street Design/Spatial Definition 
23. Buildings should define the streets spatially. Proper spatial definition should be 

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

 
Applicant Response: The SAP, the Master Plan and the Streetscape Plan incorporate 
design criteria designed to achieve spatial definition of the street environment.   
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Staff Comment: Consistent. To soften the increased building height at street frontage, 

appropriate setbacks, and facade transparency is being provided as part of zoning 
conditions. 

 
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. 

 
Applicant Response: Code requirements for PBOD’s establish minimum façade 
requirements. Additionally, re-development of this property will, by default, be required to 
obtain Preliminary Site Plan approval for any significant retail or commercial 
development. The architectural and functional detail identified by this criteria will, more 
appropriately, be required and provided at that point. 
 
Staff Comment: Consistent. To be evaluated during site plan review process. 
 
25. The ground level of the building should offer pedestrian interest along sidewalks. This 

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

 
Applicant Response: Again, Code requirements for PBOD’s establish minimum 
requirements. The Stanhope Center Streetscape and Parking Plan also provide some 
guidelines for these items. As stated above, it is our goal, in requesting the PBOD overlay 
to develop a pedestrian oriented product in this area. 
 
Staff Comment: Zoning conditions provide for transparency on the building frontage. 
 
Building Design/Street Level Activity 
26. The sidewalks should be the principal place of pedestrian movement and casual 

social interaction. Designs and uses should be complementary to that function. 
 

Applicant Response: It is our goal, in requesting the PBOD overlay to develop a 
pedestrian oriented product in this area. 
 
Staff Comment: Consistent. 
 
1.3 Area Plan Guidance 
 
The site falls within the limits of the Stanhope Village Small Area Plan. The following 
policies apply to this site: 
 
Policy AP-SV 1 Hillsborough Street Building Frontages  
Hillsborough Street should have an identifiable and relatively continuous building 
frontage, punctuated by focal point buildings and accessory plazas notched in at mid-
block with pedestrian passageways to parking behind. 

   
The request is consistent with this policy as the proposed rezoning seeks to apply a 
visually cohesive streetscape along the entirety of this block, and integrates the 
streetscape on frontage properties along Hillsborough Street.  
 
Policy AP-SV 4 Residential Uses  
Residential uses should be predominant, particularly for the upper floors of mixed-use 
buildings and within the interior of the plan area. 
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The proposed request permits a mix of uses on the site which includes residential, retail 
and office uses. The PBOD seeks to introduce higher density residential uses on the site 
than what would be permitted under the base NB zoning, thus achieving consistency with 
this policy.  
 
Policy AP-SV 10 Pedestrian Access Within Stanhope Village  
Pedestrian and bicycle access to and within Stanhope Village is crucial and should be a 
central focus of the circulation system. New and existing streets should have narrow 
travel lanes, very low vehicular speeds, and clear preference given to pedestrians at 
pedestrian/auto crossings. 
 
The addition of the PBOD, with its improved sidewalk and setback criteria will support 
and encourage pedestrian and bicycle access in the area. The request is consistent with 
this policy.  
 

2. Compatibility of the proposed rezoning with the property and 
surrounding area 
 
The proposed rezoning primarily seeks to increase building height from three to five 
stories along with increased residential density. The subject properties currently serve 
small scale commercial uses. Most of the immediately surrounding properties on either 
side of the subject properties have long been small scaled pedestrian oriented 
businesses. The Stanhope Center, a new student housing project, is currently under 
construction behind the property and approved for a height of 102 feet. The existing Lulu 
building on the west side of Concord Street is 2 stories in height. The height limit on the 
mixed use building immediately to the west is 3 stories. Older single family residences 
exist behind the retail uses on the north side of Hillsborough Street and west of the site. 
The subject property is ideally suited for pedestrian oriented development and the 
proposed 5 story mixed use building would be compatible to the surrounding uses. The 
proposed zoning, with conditions and PBOD would be compatible with the surrounding 
uses. In order to maintain a pedestrian scale and appropriate height proportion, the 
applicants have provided façade transparency and setbacks for building height greater 
than 3 stories. This would help achieve a more appropriate scale for pedestrians along 
Hillsborough Street. 
 

3. Public benefits of the proposed rezoning 
The rezoning offers the following benefits: 
• Bring all lots in one block in conformity with similar streetscape standards 
• The PBOD overlay will legalize the existing building setback and allow 

redevelopment of this property in combination with adjacent properties 
• The PBOD offers parking reduction, thus supporting a more pedestrian and transit 

oriented development 
• Increased height will allow denser urban style development in this area 
• The Streetscape plan will enhance the pedestrian environment and encourage more 

walkability in this area 
 

4. Detriments of the proposed rezoning 
 
There are no major detriments associated with this request. The only perceived detriment 
will be the increased height allowance which will not be available to adjacent properties 
fronting on Hillsborough Street. However, taller buildings exist within one block of the site 
and to the south, within the Stanhope PDD center. 
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5. The impact on public services, facilities, infrastructure, fire and 
safety, parks and recreation, etc. 
 
5.1 Transportation 

 
Impact Identified: None 
 

5.2 Transit 
1. Please dedicate a 15x20’ transit easement 
2. The bench should be located at the transit stop 
3. This will likely increase transit use in the corridor 

 
Impact Identified: None. Transit easement is being offered as a zoning condition. 

Primary Streets Classification 2009 NCDOT Traffic 
    Volume (ADT) 

   

Hillsborough Street Major 
Thoroughfare 

21,000     

Friendly Drive Commercial 
Street 

N/A     

Street Conditions       
Hillsborough Street Lanes Street Width Curb and Gutter Right-of-

Way 

Sidewalks Bicycle  
Accommodations 

Existing 3 - 4 37’ - 48' Back-to-back curb and 
gutter section 

46’ - 65' minimum 5' sidewalks  
on both sides 

None 

City Standard 5 65' Back-to-back curb and 
gutter section 

90' minimum 14' sidewalks 
on both sides 

Striped bicycle lanes 
on both sides 

Meets City Standard? NO NO YES NO NO NO 

Friendly Drive Lanes Street Width Curb and Gutter Right-of-
Way 

Sidewalks Bicycle  
Accommodations 

Existing 2 36' Back-to-back curb and 
gutter section 

36' – 42’ None None 

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

60' minimum 14' sidewalks 
on both sides 

N/A 

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

Expected Traffic  
Generation [vph] 

Current  
Zoning  

Proposed  
Zoning 

Differential    

AM PEAK 68 119 51    
PM PEAK 119 173 54    

Suggested Conditions/ 
Impact Mitigation: 

 
Traffic Study Determination: Staff has reviewed a trip generation differential for this case. Staff has 
determined that the expected increase in AM & PM peak period trips is less than 60veh/hour. A traffic impact 
analysis study is not recommended. The applicant has agreed to dedicate land for public right-of-way 
sufficient to accommodate the future roundabout at Hillsborough St and Friendly Dr upon submittal of a site 
plan to the City. Building permits will not be issued until the additional land for public right-of-way is recorded 
in the Wake County Registry by plat or deed. 
  

  
Additional Information: City of Raleigh has a planned major streetscape project along Hillsborough Street in the vicinity of this case. 

       



 
 

5.3 Hydrology 
 

Floodplain None 
Drainage Basin Rocky Branch 

Stormwater 
Management

Subject to Part 10, Chapter 9 

Overlay District None 
 
Impact Identified: None. 
 

5.4 Public Utilities 
 

 Maximum Demand 
(current) 

Maximum Demand (proposed) 

Water 4,000 gpd 4,000 gpd 
Waste Water 4,000 gpd 4,000 gpd 

 
 
The proposed rezoning would not impact the wastewater collection or water 
distribution treatment systems of the City.  There are existing sanitary sewer and 
water mains in Hillsborough Street and Friendly Drive which would serve the 
properties.  
 

5.5 Parks and Recreation 
The subject property is not adjacent to a Capital Area Greenway corridor nor is it 
located within a park search area. Park and recreation level of service is not affected.  
 
Impact Identified: None 
 

5.6 Urban Forestry 
No tree conservation will be required on this site.  It is less than 2 acres in size and a 
basal area of 30 or more does not exist along Hillsborough Street. 
 

5.7 Wake County Public Schools 
The maximum number of dwelling units permitted under the proposed zoning would 
be 70, while the current zoning permits 105. .Thus, there will be reduced impacts to 
the school capacity. 
 
Impact Identified: None 
 

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

5.9 Impacts Summary 
The development may result in an increase to transit usage.  

 
5.10 Mitigation of Impacts 

Transit easement is being offered as a zoning condition to address increased transit 
usage. 
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6. Appearance Commission 

The site is being proposed for a Pedestrian Business Overlay District and is hence 
subject to review by the Appearance Commission. AC review discussed this case on 
June 21, 2011. The comments are noted below: 
 
1. Given the existing and anticipated street widths, and existing building heights on the 

north side of Hillsborough Street, the committee recommends that building heights 
step back a minimum of eight feet at three stories along each sidewalk (as per Sec. 
3.3.3.B. of the proposed unified Development Ordinance). 
Revised conditions provide for this. 

2. Specify in the Streetscape Plan how all site building façades will meet Sec. 10-
2055(e)(7). 

3. Provide that at minimum all ground level facades consist of 60-percent transparent 
fenestration (as per Sec. 3.2.7.F. of the proposed Unified Development Ordinance), 
with all ground level interior spaces committed to sidewalk-accessible, active uses. 
Revised conditions provide for 40% transparency. 
 

7. Conclusions 
The request is inconsistent with the Future Land Use map densities. The proposed 
PBOD overlay would introduce higher density residential uses within this neighborhood 
mixed use area intended for medium density. The proposed maximum height of five 
stories will limit densities to a certain extent. While properties directly across from the 
subject parcels are 3 stories in height, taller buildings exist within one mile of the block. 
With the proposed increase in building height, suitable building setbacks and 
fenestrations should be included along the frontage. The proposed rezoning and 
Streetscape and Parking plan would bring the 3 subject properties in conformance with 
the others in the block and promote a more pedestrian-friendly environment.  
 
Outstanding Issues: 
• Inconsistency with Future Land Use map recommended densities 
• Provide condition that prohibits drive-through uses 
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Existing Zoning Map 
 

  
 
 
 



 
Future Land Use Map 
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Introduction 
 
The Stanhope Center Pedestrian Business Overlay District and the Stanhope Center Pedestrian 
Business Overlay District Streetscape and Parking Plan dated as of November 19, 2002 and 
amended September 15, 2009 (the “SSP”) are hereby modified to include this modification 
document which will apply only to the subject 0.64 acre tract of property which includes tax 
parcels 0794.19.52.9317, 0794.19.52.9395 and 0794.19.62.0333 as described on Exhibit “A” (the 
“Stanhope Annexed Area”).   
 
This modification document includes many of the provisions as set forth in the original SSP, but to 
avoid confusion on the applicability of various provisions, this document specifies the only SSP 
provisions which will apply to the Stanhope Annexed Area and that this Amendment will apply to 
the Stanhope Annexed Area only. 
 
The Stanhope Annexed Area is not a part of the Master Plan referenced in the “SSP,” however 
Stanhope Annexed Area will be complementary to the properties within the Master Plan and will 
share many design objectives.   
 
Buildings within the Stanhope Annexed Area shall be mixed use buildings, with ground floor retail 
and shall include at least two uses which may include retail, office, institutional and/or residential 
uses.  Such building(s) shall have a maximum height of five (5) stories or seventy-five feet (75’). 
 
On street parking shall not be required if there is not sufficient land area within the site.  Parking 
reductions may be requested in accordance with the City Code PBOD provisions.   
 
The minimum width for sidewalks along both Hillsborough Street and Friendly Drive shall be 
increased to fourteen (14) feet. 
 
Use of the Pedestrian Business Overlay District enhances the ability to create a vibrant streetscape 
that is unique to this development.  This Amendment to the Stanhope Center Streetscape and 
Parking Plan proposes streetscape modifications to existing streets and integrates amenities that 
improve pedestrian quality and experience.  These streetscape elements are shown conceptually 
on Exhibit B. 
 
Existing on- and off-site parking, landscaping, buildings and/or signage will not be made to 
conform to this Amendment to the Stanhope Center Streetscape and Parking Plan and the 
provisions of the PBOD shall not take effect until the Stanhope Annexed Area is re-developed. 
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Hillsborough Street & Friendly Drive (Stanhope Annexed Area) 
 
The Stanhope Annexed Area, fronts onto the Hillsborough Street right-of-way. Per the City Code, 
the front yard setback for this PBOD shall be zero, provided that the minimum sidewalk width of 
fourteen (14) feet is provided.  One parcel has Friendly Drive as a corner lot side yard. Building(s) 
will have a maximum height of 75’ and be a maximum of five stories. Each building(s) shall include 
at least two of the following uses: retail, office, institutional and/or residential.   
 
Streetscape Elements 
 
Streetscape elements are per the Stanhope Center Streetscape and Parking Plan, and include: 
 
On-street Parking 
 
On-street parallel parking places along Hillsborough Street are encouraged, but not required. On-
street parking along this portion of Friendly Drive is not anticipated.  
 
Parking Areas 
 
Parking may be provided as on-street, off-street and/or in an off-site parking deck, provided that 
on-street parking may not be used to satisfy City Code off-street parking requirements.  Parking 
reductions may be requested in accordance with the City Code PBOD provisions. The on-street and 
off-street parking may adjoin a private street or a public street.  Parking spaces shown on the 
Master Plan as on-street public parking are illustrative.  It is recognized that the Raleigh City 
Council approves the use of on-street parking.  
 
Sidewalks 
 
The minimum unobstructed sidewalk width along Hillsborough Street and Friendly Drive is fourteen 
(14) feet.  Sidewalks of varying widths (minimum 14) extend from the back of curb to the 
proposed building fronts.  Portions of the sidewalks may be beyond the Hillsborough Street and 
Friendly Drive right-of-ways.  
 
Sidewalk pavers will be Pine Hall Brick Field Pavers.  The primary color of the sidewalk paver will 
be Pathway Red, which closely matches the older pavers already in place along portions of 
Hillsborough Street.  The accent sidewalk paver color will be English Edge Dark Accent.   

 
 
Paver patterns will be running bond.  A single header 
course of Accent Sidewalk Pavers will be used against 
building wall and curbs.  A double-row of header-
patterned pavers composed of the Sidewalk Accent will 
be used to define the sidewalk panels.   
 
 
 
 

 
Signage and Canopies 
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Signage will be restricted to lettering displayed on the canopies or awnings, under-canopy signs 
and wall signs.  No ground signs will be permitted.   
 
Canopies and awning heights shall be a minimum of 9.0’ above sidewalk grade or such other 
minimum as may be required by the North Carolina Building Code.  Canopies/awnings may or may 
not be backlit, may be retractable and will be made of canvass, vinyl or translucent materials.  The 
colors will be compatible with the building materials and colors.   
 
Under-canopy signs will be permitted for pedestrian identification of individual businesses.  Under-
canopy signs will be hung a minimum of 9.0’, unobstructed, above the grade of the sidewalk, will 
not exceed a height of 12” and not exceed the width of the canopy or such other minimum and 
maximum heights as may be required by the North Carolina Building Code.   
 
Walls signs will be permitted.  Total maximum wall sign area per establishment is two (2) square 
feet per linear foot of the side of the building facing any street or as otherwise permitted or limited 
thereunder by City Code.  Area of copy (height x length) of a wall sign will not exceed 75% of the 
total sign area. 
 
Canopies/awnings and under-canopy signs, which extend into public rights-of-way, will require an 
encroachment permit from the City of Raleigh.  
 
Street Signs 
 
Street signage will consist of standard City of Raleigh street sign fastened to a 4-mil powder 
coated (dark green) aluminum tube post.  The property owners association will maintain street 
signs and mounting poles. 
 
Street Trees 
 

Street tree varieties recommended for both public and 
private streets within Stanhope Center include 
Panache Shumard Oak (Quercus shumardii ‘QSTFC’), 
Highbeam Overcup Oak (Quercus lyrata ‘QSFTC’), and 
Valynor Trident Maple (Acer buergerianum ‘Valynor’).   
 
These species, selected for their shape, size and 
adaptation to urban settings, will be planted at a 
minimum of 3” caliper measured at 6” above grade.  
Street tree quantities are calculated at the rate of one 
street tree per 50 LF of roadway.  
 
Flowering tree varieties include Crape Myrtle, 
Savannah Holly, and Goldenrain Tree.  Flowering 
trees will define limits of parking, frame sidewalks, 

and create a pedestrian scale to the upper canopy of the landscape.  Flowering trees will be a 
minimum of 2” caliper at planting as measured 6” above grade for a single trunk, or as multi-
trunked, per species.  Flowering trees quantities are calculated at the rate of one per 50 LF of 
roadway. 
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Tree grates  

Tree grates will be either 48" square or 48”x 96” 
rectangular grates, both with a 16" diameter expandable tree 
opening and .25” slot openings.  Tree grates will be painted 
black. Tree grates will be limited to tree plantings within the 
pedestrian way, along sidewalks and streets.  

 

Benches  
 
Benches will be provided at a rate of one bench 
per 200 LF of sidewalk and will be Landscape 
Forms “Austin” series Flat Bench with two (2) end 
arms and one (1) center arm.  The powder coat 
finish contains no heavy metals and is a hard, yet 
flexible, finish that resists rusting, chipping, 
peeling and fading  

 

Bicycle Racks  

Bicycle storage includes both a secured area within structured parking and surface mounted 
bicycle racks. 

Bicycle racks will be provided at a rate of one rack 
per 20 parking spaces of the parking spaces 
provided or one rack per 5,000 square feet of the 
non-residential uses within the Overlay District, 
whichever is greater.  Bike racks will be similar to 
Landscape Forms style ‘Flo’ bike rack’.  The color is 
stainless steel. This design is made of 91% 
recycled material and is 100% recyclable.  Bike 
racks will be placed within structured parking, 
parking islands bump outs, and open space areas.  

 
 

 
Trash Receptacles 
 
Trash receptacles will be located near seating and will be similar Landscape Forms style “Chase 
Park” receptacles.  The 36-gallon side opening litter receptacle has a closed top which will assist in 
keeping out rain water  
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Lighting 
 

Lighting consists of two types: Street Lighting and Pedestrian Lighting.  
Street lighting will utilize a 30’ RTS Round Tapered Steel pole; Pedestrian 
lighting will utilize a 16’ RTS Round Tapered Steel pole.  The Poles will be 
unfinished steel.  Light fixtures will be similar to ‘The Edge Round 
Luminaire’, by BETA Lighting.  The LED Luminaire will be contained in a 
Silver Bronze colored fixture.   
 

All lighting will conform to local codes and ordinances. 
 

Streetscape Maintenance 
 
The city will maintain the following streetscape elements: 
 

• Curb and gutter 
• Street paving 
• Crosswalk striping and signals 
• Bus stops (except trimming of any vegetation and clean-up of the grounds at or around the 

transit easement area and the removal of trash from trash receptacles and litter from the 
transit easement area) 

• On-street parking space striping 
• Parking meters  
• Street lights 
 

A not-for-profit Property Owners Association established for the Stanhope Center development will 
maintain:  
 

• Street trees, tree grates, and 
tree guards 

• Trash receptacles 
• Specialty lighting and lighting 

attached to buildings 

• Sidewalks  
• Awnings and canopies  
• Bike racks 
• Benches 

• Encroachments within public right-of-way 
 
Individual businesses will maintain business signs.   
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