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Case Number: Z-13-11

City of Raleigh Public Hearing
January 17, 2012
(May 31, 2012)

Vicinity Map

1.43 ac from R-10 to R-20 CUD w/ PDD
Request:



Certified Recommendation 
Raleigh Planning Commission                                     

  CR# 11477  

Certified Recommendation 
Z-13-11/MP-1-11 Dorothea Dr   

 
 

Case Information: Z-13-11/ MP-1-11 Dorothea Dr. 
 Location Dorothea Drive, south side, west of S. Saunders St 

Size 1.43 acres 
Request Rezone property from R-10 to R-20 CUD w/PDD 

Comprehensive Plan Consistency 

    Consistent    Inconsistent 
 
       Consistent 
Future Land Use 

Designation 
 
 

Moderate Density Residential 
Public Park Open Space 

Applicable Policy 
Statements 

 
 
 
 
 
 

 

Policy LU 1.2- Future Land Use Map and Zoning Consistency 
Policy LU 8.12- Infill Compatibility 
Policy EP 4.2- Floodplain Conservation 
Policy UD 7.3- Design Guidelines  
Policy AP-DWG 4- Historic Preservation 
Policy AP-DWG 5- Parks and Open Space 
 

Summary of Conditions 
 Submitted 

Conditions 
1. Development of the Property shall be in accordance with the Master 
Plan associated with the zoning case.  

Issues and Impacts 
Outstanding 

Issues 
1     None Suggested 

Conditions
 

 

Impacts 
Identified 

1. The master plan does not 
include adequate 
information regarding soil 
types on site. 
 

Proposed 
Mitigation

1. Confirm absence of alluvial 
soils prior to site plan 
approval. 

 
 

Public Meetings 
Neighborhood 

Meeting 
Public 

Hearing 
Committee Planning Commission 

  Date:  Date: 4/10/12 granted 45 day 
time extension; 
5/22/12 granted 45 day time 
extension; 
7/3/12 granted 45 day time 
extension;  
7/24/12 Approved 

 
 Valid Statutory Protest Petition 
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Attachments 
1. Staff report 
2. Existing Zoning/Location Map 
3. Future Land Use 

 
 

Planning Commission Recommendation 
Recommendation Approval 

Findings & Reasons The zoning case is generally consistent with the 2030 
Comprehensive Plan, and is compatible with surrounding 
development patterns.  

Motion and Vote  
Motion:   Butler 
Second:  Haq 
In Favor:  Butler, Buxton, 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. 
 
 
________________________________  ________________________________7/24/12 
Planning Director  Date  Planning Commission Chairperson Date 
 
 
 
Staff Coordinator:  Elizabeth Alley elizabeth.alley@ci.raleigh.nc.us  
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Case Information: Z-13-11/ MP-1-11 Dorothea Dr. 
 Location Dorothea Drive, south side, west of S. Saunders St 

Size 1.43 acres 
Request Rezone property from R-10 to R-20 CUD w/PDD 

 

Comprehensive Plan Consistency 

    Consistent    Inconsistent 
 
       Consistent 
Future Land Use 

Designation 
 
 

Moderate Density Residential 
Public Park Open Space 

Applicable Policy 
Statements 

 
 
 
 
 
 

 

Policy LU 1.2- Future Land Use Map and Zoning Consistency 
Policy LU 8.12- Infill Compatibility 
Policy EP 4.2- Floodplain Conservation 
Policy UD 7.3- Design Guidelines  
Policy AP-DWG 4- Historic Preservation 
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Summary of Conditions 
 Submitted 

Conditions 
1. Development of the Property shall be in accordance with the Master 
Plan associated with the zoning case.  

 

Issues and Impacts 
Outstanding 

Issues 
1     None Suggested 

Conditions
 

 

Impacts 
Identified 

1. The master plan does not 
include adequate 
information regarding soil 
types on site. 
 

Proposed 
Mitigation

1. Confirm absence of alluvial 
soils prior to site plan 
approval. 

 
 

 

Public Meetings 
Neighborhood 

Meeting 
Public 

Hearing 
Committee Planning Commission 

  Date: Action Date: Action 
 

 Valid Statutory Protest Petition 
 

Attachments 
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1. Staff report 
2. Existing Zoning/Location Map 
3. Future Land Use 

 
 

Planning Commission Recommendation 
Recommendation  

Findings & Reasons  
Motion and Vote  

 
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. 
 
 
________________________________  ____________________________________ 
Planning Director  Date  Planning Commission Chairperson Date 
 
 
 
Staff Coordinator:  Elizabeth Alley elizabeth.alley@ci.raleigh.nc.us  
     
 
 



Zoning Staff Report  

Z-13-11/ MP-1-11 

Planned Development District 

 

 
 

 
 
 

Request 
Location Dorothea Drive, south side, west of S. Saunders St  
Request Rezone property from R-10 to R-20 CUD w/PDD  

Area of Request 1.43 acres  
Property Owner Consolidated Real Estate Holdings, LLC 

HM International Holdings, LLC 
PC Recommendation 

Deadline 
August 17, 2012 

 

Subject Property 
 Current Proposed 

Zoning R-10 R-20 CUD w/ PDD 
Additional Overlay None PDD 

Land Use Apartments Residential  
Residential Density 10 units per acre (max.14 units) 14 units per acre (max. 20 units) 

 
 

Surrounding Area 
 North South East  West 

Zoning R-10 O&I-1 R-10 R-10 
Future Land 

Use 
Moderate 
Density 
Residential 

Moderate 
Density 
Residential 

Public Park 
Open Space, 
Neighborhood 
Retail Mixed Use 

Moderate 
Density 
Residential 

Current Land 
Use 

Single family 
residential 

Open space, 
road 

Single family 
residential 

Single family 
residential 

 
 

Comprehensive Plan Guidance 
Future Land Use Moderate Density Residential 

Area Plan Downtown West Gateway 
Applicable Policies Policy LU 1.2- Future Land Use Map and Zoning Consistency 

Policy LU 8.12- Infill Compatibility 
Policy EP 4.2- Floodplain Conservation 
Policy UD 7.3- Design Guidelines  
Policy AP-DWG 4- Historic Preservation 
Policy AP-DWG 5- Parks and Open Space 
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Contact Information 
Staff Elizabeth Alley 807-8477 

Applicant Ross Massey 369-5435 
Citizens Advisory Council Central 

 

Case Overview 
The site, which is on the edge of the Boylan Heights Historic District, is currently developed as 
apartments. Properties to the west, north, and east are developed as single family residential, 
and are characterized by their historic architecture, and small house and lot size. The site is 
proximate to a planned greenway, as well as the commercial district on South Street and the 
southern end of downtown. The site is located in a redevelopment plan area.  
 
The zoning request proposes to allow redevelopment of the site for small lot single family 
residential development. The Master Plan proposes the addition of a new public street, effectively 
doubling the number of possible lots. The Master Plan proposes to allow the development of 
homes with architectural styles and building placement compatible with the nearby historic 
district. The easternmost lot will be reserved as commonly accessible open space. While the 
proposed density is an increase of that currently allowed, the restriction of housing types in the 
proposed Master Plan is consistent with adjacent development.  
 

Exhibit C & D Analysis 
Staff examines consistency with the Comprehensive Plan, compatibility with the surrounding 
area, public benefits and detriments of the proposal, and summarizes any associated impacts of 
the proposal. 
 

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 identified as Moderate Density Residential and Public Park and Open 
Space on the Future Land Use Map. The Moderate Density Residential envisions 
newer small lot single family subdivisions and patio home developments with a gross 
density not exceeding 14 units per acre. The Public Parks and Open Space category 
applies to permanent open space intended for recreational or resource conservation 
uses. The rezoning case is consistent with the Moderate Density Residential 
designation as the conditions do limit the number of units to 14 units/are or less. The 
rezoning is consistent with the Public Park and Open Space designation as the 
master plan seeks to place private open space within the portion of the site 
designated Public Park and Open Space.  
 

1.2 Policy Guidance 
The following policy guidance is applicable with this request: 
Policy LU 1.2 
Future Land Use Map and Zoning Consistency 
The proposed rezoning is consistent with Future Land Use Map designation of 
Moderate Density Residential and consistent with the portion of the site designated 
as Public Park and Open Space.   
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Policy LU 8.12 Infill Compatibility  
Vacant lots and infill sites within existing neighborhoods should be developed 
consistently with the design elements of adjacent structures, including height, 
setbacks, and massing through the use of zoning tools including Neighborhood 
Conservation Overlay Districts. 
The proposed rezoning conditions and master plan document limit development to 
small lot single family homes with orientations and architectural features compatible 
with that of the adjacent established historic neighborhood.  
 
Policy EP 4.2 Floodplain Conservation  
Development should be directed away from the 100-year floodplain. 
The proposed Master Plan includes development on portions of the site that may 
include alluvial soils. Confirmation of storm type and floodplain conservation will be 
required per City of Raleigh Zoning and State Law prior to redevelopment.  
 
Policy UD 7.3 
Design Guidelines 
The proposed rezoning and associated Master Plan are consistent with the design 
guidelines that would be applicable to single family redevelopment, specifically the 
creation of a pedestrian friendly environment that is compatible in scale, massing and 
orientation of adjacent development.  
 

1.3 Area Plan Guidance 
Policy AP-DWG-4 Historic Preservation 
Historically significant and contributing structures should be preserved and renovated 
wherever feasible and not in conflict with other major plan goals. New construction 
should use the existing architectural and historic character within the area as a guide. 
 
The conditions and Master Plan narrative require new development to be compatible 
with the existing architectural and historic character through the use of lot size, 
building orientation, roof pitch, and building element requirements.  
 
Policy AP-DWG-5 Parks and Open Space 
Create urban parks and open spaces throughout the area with connections to 
existing greenways and broader pedestrian systems. 
  
 The Master Plan requires the creation of an open space on the eastern portion of the 
site that is accessible from Dorothea Drive and proximate to a planned off-site 
greenway.  

 
 

2. Compatibility of the proposed rezoning with the property and 
surrounding area 
 
The site is located southwest of Downtown Raleigh and is adjacent to a residential 
historic overlay district. The rezoning would require building placement and architectural 
styles which are in keeping with the surrounding area character. While the proposed 
rezoning involves an increase in residential density, the proposed small single family lots 
is more compatible than the two existing apartment buildings. The portion of the site 
reserved for open space is of a scale that is consistent with small parks found in other 
historic residential neighborhoods.  

 
3. Public benefits of the proposed rezoning 
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The rezoning could allow for the redevelopment of property in an urban, pedestrian 
friendly environment. As shown in the master plan drawings, the redevelopment could be 
more in keeping with the surrounding built environment of small lot homes. The master 
plan drawings additionally show the creation of a small open space that could provide for 
recreation and conservation of floodplain.  
 

4. Detriments of the proposed rezoning 
The proposed rezoning increases the number of dwelling units permitted on the site, and 
could potentially increase traffic in the area.  
 

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

 
Primary Streets 

 
Classification 

2009 NCDOT 
 Traffic Volume 

(ADT) 

 
2035 Traffic Volume 
Forecast 

  

 
Dorothea Drive 

 
Commercial 

 
N/A 

 
N/A 

   
 
Western Blvd 

Secondary 
Arterial 

 
25,000 

 
49,600 

   

Street 
Conditions 

      
 
Dorothea Drive 

 
Lanes 

 
Street Width 

Curb and 
Gutter 

Right-of-
Way 

 
Sidewalks 

Bicycle  
Accommodations 

 
Existing 

 
2 

 
20' 

 
None 

 
50' 

 
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 

 
NO 

 
NO 

 
NO 

 
N/A 

Western Blvd Lanes Street Width Curb and 
Gutter 

Right-of-
Way 

Sidewalks Bicycle  
Accommodations 

 
Existing 

 
4 

 
64' 

Back-to-back 
curb and 

gutter section 
 

120' 
 

None 
 

None 
 
City Standard 

 
6 

 
72' 

Back-to-back 
curb and 

gutter section 
 

130' 
minimum 14' 

sidewalks  
on both sides 

Striped bicycle 
lanes  

on both sides 
Meets City  
Standard? 

 
NO 

 
NO 

 
YES 

 
NO 

 
NO 

 
NO 

Expected 
Traffic  
Generation 
[vehicles/hour] 

 
Current  
Zoning  

 
Proposed  

Zoning 
 

Differential 
   

 
AM PEAK 

 
10 

 
24 

 
14 

   
 
PM PEAK 

 
24 

 
25 

 
1 

   

Suggested Conditions/ 
Impact Mitigation: 

Traffic Study Determination: Staff has reviewed a Traffic Impact Analysis 
report for Z-13-2011. The requested rezoning will generate 226 average 
weekday trips with 23 trips during the AM peak hour and 24 trips during 
the PM peak hour. All intersections in the study area will operate with 
acceptable levels of service and no offsite improvements associated with 
MP-1-2011 are recommended at this time.  



 

 
Staff Evaluation 
Z-13-11/MP-1-11 Dorothea Dr  5 

       

Additional 
Information: 

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

       
 
Impact Identified: None  
 

5.2 Transit 
Transit is available on South Saunders St and on South St. We do not anticipate a 
transit route on Dorothea Dr. 
 
Impact Identified: This project may cause a slight increase in transit use. However 
this area is well served and the proposed rezoning should not create a capacity 
problem. 
 

5.3 Hydrology 
 

Floodplain Possible alluvial soils; no FEMA 
Drainage Basin Rocky Branch 

Stormwater 
Management

Subject to Part 10, Chapter 9 

Overlay District none 
 
Impact Identified: It appears there may alluvial (flood-prone) soils on site.  A 
determination will need to be performed by a licensed soil scientist.  Applicable flood 
regulations will apply to those areas deemed to be alluvial soils. 
The USGS maps show drainage features present on site.  A Neuse Riparian Buffer 
determination must be performed by DWQ (Division of Water Quality) in order to 
determine where Buffer Regulations area applicable on site. 
 
 

5.4 Public Utilities 
 

 Maximum Demand 
(current) 

Maximum Demand (proposed) 

Water 7,507 GPD 7,507 GPD 
Waste Water 7,507 GPD 7,507 GPD 

 
 
Impact Identified: The proposed rezoning would not impact the wastewater or water 
treatment systems of the City.  There are existing sanitary sewer and water mains 
adjacent to the proposed rezoning properties. 
 

5.5 Parks and Recreation 
The applicant has recently completed a greenway easement exchange with the City 
of Raleigh that removes  a greenway easement that was previously on the southern 
portion of the site.  
 
Impact Identified: None  
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5.6 Urban Forestry 
This rezoning will not have an impact on the application of the tree conservation 
ordinance to the property. 
 

 
5.7 Designated Historic Resources 

Impact Identified: The site is located adjacent to the Boylan Heights Historic Overlay 
District. Changes in the alignment or design of the alleyway that forms the western 
boundary of the site will require RHDC review, should the changes fall within the 
Historic Overlay District boundaries.  
 

5.8 Impacts Summary 
 The proposed rezoning could result in an increase in traffic.  
 The site may contain alluvial soils.  

 
 
 

5.9 Mitigation of Impacts 
 Confirm absence of alluvial soils prior to plan approval. 
 
 

6. Appearance Commission 
The Appearance Commission reviewed the proposed rezoning at their January 12, 2012 
meeting. A memorandum containing their comments is attached to the site plan 
component of the staff report.  

7. Conclusions 
The proposed rezoning is consistent with the Comprehensive Plan because it restricts 
development to 14 units per acre as called for in the Moderate Density Residential 
category of the Future Land Use Map and private open space as called for in the Public 
Parks and Open Space category of the Future Land Use Map. The proposed rezoning 
may increase traffic, the site may contain alluvial soils, The applicant should identify any 
alluvial soils on site prior to site plan submittal. 



 

 
Staff Evaluation 
Z-13-11/MP-1-11 Dorothea Dr  7 
 

Existing Zoning Map 
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Future Land Use Map 

 







EXHIBIT B.  Request for Zoning Change 
Please use this form only – form may be photocopied.  Please type or print. See instructions in Filing Addendum 
 

Rezoning Petition 3 
Form Revised August 23, 2010 

 
Contact Information 
 
 

 
Property information 

 
 

Property Description (Wake County CONSOLIDATED 
REAL ESTATE, 
LLC 1703359714 

 HM 
INTERNATIONAL 
HOLDINGS, LLC 
1703451780 

Nearest Major Intersection DOROTHEA DR. 
AND S 
SAUNDERS ST 

  
Area of Subject Property (in acres) 1.43 AC 
  
Current Zoning Districts (include al R10 
  
Requested Zoning Districts (includ R20 CUD with 

PDD MASTER 
PLAN 

 
 

 

 Name(s) Address Telephone/Email 
Petitioner(s) CONSOLIDATED 

REAL ESTATE, LLC
514-338 
DANIELS ST., 
RALEIGH, NC 
27605 

(919)271-1021/ richard-
cityspace@nc.rr.com 

(for conditional use 
requests, petitioners 
must own  

HM 
INTERNATIONAL 
HOLDINGS, LLC 

PO BOX 699 
CARY, NC 27512

 

petitioned property)    
Property Owner(s) SAME AS ABOVE SAME AS 

ABOVE 
 

    
    
Contact Person(s) ROSS MASSEY, 

LANDDESIGN 
19 W HARGETT 
ST., STE 700, 
RALEIGH, NC 
27601 

(919)369-
5435/rmassey@landdesign.com

    
    













































































Planned Development Application    1 
 

MASTER PLAN 
“DOROTHEA COMMONS” 

PLANNED DEVELOPMENT OVERLAY DISTRICT 
+/- 1.43 ACRES 

MP-1-11 
 
 

Developer: Richard Johnson 
Consolidated Real Estate, LLC 

514-338 Daniels Street 
Raleigh, North Carolina 27605 

richard-cityspace@nc.rr.com 
 
 

Land Planning/Landscape Architect: Brent Martin, ASLA, RLA 
Land Design, Inc. 

223 North Graham Street 
Charlotte, North Carolina 28202 

BaMartin@landdesign.com 
 
 

Civil Engineering: C. Ross Massey, PE 
Land Design, Inc. 

19 W Hargett Street, Suite 602 
Raleigh, North Carolina 27601 

 rmassey@landdesign.com  
 

 
 

Submitted: June 17, 2011 
Resubmitted: November 15, 2011 
Resubmitted: December 22, 2011 
Resubmitted: February 21, 2012 
Resubmitted: April 04, 2012 
Resubmitted: July 02, 2012 
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1. SUMMARY INFORMATION 

1. Name of Development: Dorothea Commons 

2. Name of Owners: Consolidated Real Estate 

3. Applicant:  Richard Johnson 
    Consolidated Real Estate, LLC 

514-338 Daniels Street 
Raleigh, North Carolina 27605 
richard-cityspace@nc.rr.com 

 
2. PROPERTY INFORMATION   

MP-1-11– Dorothea Commons on the Dorothea Drive at South Saunders Street, and being Wake 
County PIN(s) 1703359714, 1703451780. Approximately 1.43 acres to be rezoned from 
Residential-10 to Residential-20 Conditional Use District with PDD Master Plan. 
 

3. INTRODUCTION 

  This document and the accompanying attachments and exhibits submitted herewith are provided 
pursuant to the provisions of the Raleigh City Code (the “Code”) dealings with the Planned Development 
Overlay District (“PDD”) for the Dorothea Commons, a cottage home community (the “Development”) 
proposed by Dorothea Brownstones Limited Liability Company (the “Developer”), the developer of the 
properties located south side of Dorothea Drive between Florence Street and S Saunders Street in 
Southeast Raleigh. The Development will be a pedestrian-oriented, urban infill residential development 
with detached single family uses consistent with the nature of the residential uses in the vicinity. The 
existing condition of the property includes two apartment buildings with surface parking between the 
buildings. The existing structures lack architectural character of adjacent one and two story row houses 
indicative of the older character of the neighborhood. 

 
4. LAND USE INTENSITY 

A. Land use shall be limited to detached, single-family dwellings. 

B. Residential density shall not exceed fourteen (14) dwelling units per acre. 

C. Land Use Plan 

A proposed Land Use Plan (“Land Use Plan") has been submitted with this Master 
Plan (see Plan Sheet C 2.0). The Land Use Plan is intended to provide a general idea as to the 
development concept proposed by the Master Plan, but shall not be considered a literal depiction 
of the Development. 
 
This neighborhood may provide residential single family detached residences. The pedestrian 
scaled relationship of the buildings to the framework of the streets will fit the character of the 
existing residences and restore the consistency of the neighborhood.  

 
5. TRANSPORTATION INFORMATION 
 

The current property use consist of two (2) apartment building buildings with a total 12 units and the 
proposed change will include twenty (20) detached single family units. Trip generations per the ITE 
manual are as follows: 
 



Planned Development Application    4 
 

Existing Use: 12 apartments (2 buildings) 
 
80 average trips per day 
10 peak hour AM trips per day 
24 peak hour PM trips per day 
 
Proposed Use: 20 detached single family 
 
200 average trips per day 
24 peak hour AM trips per day 
25 peak hour PM trips per day 
 
Due to the small size of the proposed project the traffic impacts would be minimal and the 
surrounding road network appears to operate at adequate levels of service with little to no delay. 

 
 

6. CIRCULATION PLAN 
 

The Development will utilize existing Dorothea Drive and will provide an internal street 
(Proposed Public Street ‘A’) that connects thru traffic to the adjoining Dorothea Drive. 
Alternative Street Design will meet the requirements of Code Section 10-2057(f) (4) j. for 
alternative street widths as follows: 
 

1. Dorothea Drive: ½ of 31-feet back to back section, with 30-inch curb and gutter. 
2. Proposed Public Street ‘A’: 25-feet back to back section, with 30-inch curb and gutter. 

 
 
Sidewalks will be located along streets to provide connections for pedestrians.  Location may 
vary with acceptance of Raleigh Public Works; an example for justification is accommodating 
narrow street width for existing culvert crossing (see Sheet C 2.0). 

 
Sidewalk locations and widths shall be as follows: 

1. Sidewalks with grass strip – sidewalks will be a minimum 5 ft. width, located 3.5 feet behind 
back of curb,  

2. Sidewalks adjacent to curb – sidewalks will be a minimum 6 ft. width when located directly 
adjacent to curb and gutter; an exception to limit impact to the riparian buffer is shown for 
the internal Public Street ‘A’(east connection to Dorothea drive as shown on Sheet C 2.0), 
that will be a  minimum 5 ft. width is acceptable. 

The site circulation including access points, public street and driveway locations, existing streets adjoining 
the site, and improvements to Dorothea Drive on shown on the layout plan (Sheet C 2.0). 
 
7. UTILITY/STORMWATER INFORMATION 

A. Utility Plan 
The existing utility service locations for this project were obtained from field surveys of the site. Both 
water and sewer service is available on-site or in proximity to the site. 

1. Water Service:  16-inch waterline along (Dorothea Drive) 

2. Sewer Service:  12-inch sewer line along (Dorothea Drive)  
 
A conceptual water and sewer plan is illustrated in the Exhibit labeled Utilities Plan (Sheet C 2.2).  
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B. Storm Water Management Plan 
The site as currently developed has no stormwater management. A jurisdictional stream channel is 
located adjacent to (east of) and then partially across the northeast corner of the site.  The stream 
channel is tributary to Rocky Branch that is within the Neuse River Basin. Therefore, Neuse Riparian 
Buffer Regulations are applicable to the site. 
 
Best Management Practices (BMPs) may be utilized to meet Part 10, Chapter 9 Stormwater 
Regulations if deemed required at Subdivision Review. BMP measures which may be employed 
include, but are not limited to, wet and dry detention ponds, bio-retention basins, grass filters, level 
spreaders, and sand filters. These BMPs will be selected based on drainage area, type of stormwater 
(i.e. rooftop drainage), and located as needed. A conceptual stormwater management plan is illustrated 
on Stormwater Management Plan (Sheet C 2.4).  
 
Conditions: 1.)  All major design elements listed in the current BMP Design Manual for the selected 
BMP must be met in order to claim TN reduction credit for the device.  This must be demonstrated at 
the subdivision plan submittal. 2.) Any impact to the Buffer will require DWQ review and approval. 

 
8. OPEN SPACE INFORMATION/GREENWAY/TREE PRESERVATION 

A. Open Space 
A minimum of fifteen percent (15%) of the Development will be devoted as open space, which may 
include greenways, riparian buffer area, green spaces, and plazas. These areas will be commonly or 
publicly owned and will meet the requirements of Code Section 10-2057. The majority of the open 
space will be part of the riparian buffer feature. The site layout has been designed to make this area 
available to the proposed community. 

B. Greenway 
As reflected in the Layout Plan, the Development will provide an easement exchange to facilitate the 
extension of the Rosengarten Greenway. The proposed development is encumbered with an existing 
greenway easement that the City has no current plans to use. Adjacent to the site the City has a 
planned greenway (Rosengarten Greenway). The Development will provide an easement exchange to 
facilitate the extension of the Rosengarten Greenway as an offset for the City vacating the existing 
greenway easement that encumbers the proposed development, thereby removing the encumbrance. 
Note that Greenway Easement Exchange Plan (Sheet C 2.1) reflects the greenway easement exchange.   

C. Tree Conservation 
The proposed development is less than two acres and is therefore exempt from the Tree Conservation 
Ordinance.  

 
9. BUILDINGS AND HEIGHTS 

All the homes will include large front porches. The dimensions of those porches shall be a minimum of 5 
feet in depth and a minimum area of 50 square feet. Buildings and structures, unless otherwise regulated, 
may be constructed to any height. Buildings and structures greater than forty (40) feet high, however, shall 
add one (1) foot additional width to each required district yard setback for each foot of height greater than 
forty (40) feet high.  

Building heights shall be measured in accordance with City Code section 10-2076. In addition, to achieve 
true urban densities, while providing adequate open space and a pedestrian-friendly environment, 
maximizing verticality is essential. 
 
Orientation to the street - For lots adjacent to Dorothea Drive the principal entrance of the homes will be 
oriented to and visible from Dorothea Drive even if their driveway pulls off the internal public street A. 
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Service Area Screening – trash receptacles and HVAC units will be screened with fencing suitable for 
residential neighborhoods (See Sheet C 2.0).  
 
Architectural Requirements 

A. Compatibility of character between single-family detached houses shall be achieved as 
follows: 

1. Historic Reproduction Homes (18-19 units) 

a. Street Entrances:  All buildings’ primary entrances shall be oriented to and visible 
from the street providing primary access to the building lot. 
 
b. Roof Pitch: All primary roofs shall exhibit a minimum 4:12 pitch. 

 
c. Porches: All houses will have a large covered porch entry. The dimensions of those 
porches shall be a minimum of 5 feet in depth and a minimum area of 50 square feet.  

 
2. Neighborhood Shop Style Homes: (0-2 units) 

 
a. This project is closely modeled after the historic Rosengarten Park neighborhood 
which primarily consists of small homes built on small lots, but also contained two small 
masonry shop buildings that had been converted to residences. 
b. These units will be single family residences. 
 
c. Masonry Facades: the primary façade will be masonry. 
 
d. Parapet Walls: parapet walls will conceal shed roofs so that the roof is not visible from 
the front street. 
 
e. Roof Pitch: the primary roof will be shed style with a pitch of 4:12 or less. 
 
f. Covered Entrance: the buildings will have a minimum covered entrance in keeping 
with the style of the building and of least 20 sqft. 

 
B. The building exterior will be finished with either: 

1. A minimum of 40% painted “Hardi Plank” siding (or similar product).  

2. Or a minimum of 40% brick or other masonry product. 

C. Vinyl siding or soffit is prohibited. 

D. Fenestration:  Front facades will have a minimum of 15% doors and windows. 

 
 

10. YARD SETBACKS 

The Schedule of minimum /maximum yard setbacks are shown below and on Layout Plan (Sheet 2.0). 
The setbacks for this project have been created to closely match those of the existing historic 
neighborhood called Rosengarten Park. The building placement of that historic single-family 
neighborhood have proven effective for a dense, safe, pedestrian neighborhood, while also providing 
sufficient parking and private outdoor spaces   
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Setbacks:  

FRONT 7’ WITH ALLOWANCE FOR OPEN PORCHES* 

SIDE YARD 11’ AGGREGATE, 0’ MINIMUM 

REAR YARD 14’ 

 

* Open Porch - An open porch is a porch or deck with a fixed roof over it, generally supported by 
pillars or post. The open porch differs from the deck in that its railings are sometimes more formal 
and it often features painted surfaces vs. the natural appearance of decks. The design of the open 
porches shall allow sight distance through the open porch to provide for visibility of drivers to safely 
exit driveways. 

 

11. URBAN DESIGN GUIDELINES 

A. Elements: The development will be a pedestrian oriented, urban infill residential development with 
detached single family uses consistent with the nature of the residential uses in the vicinity, and will 
not have retail or commercial establishments. 

B. Transition to Surrounding Neighborhoods: The height and massing of the development will closely 
mimic that of the adjacent historic neighborhoods. Heights will be limited to no more than two and 
half stories. Home size will be limited to no more than 2500 ft.². Front porches in keeping with the 
adjacent neighborhood will be required.  Roof pitch and design will be in keeping with the adjacent 
neighborhood, except where “neighborhood shop” architectural style is applied. The “neighborhood 
shop” architectural style will be limited in use to no more than 2 lots and is intended to be consistent 
with similar vintage neighborhood commercial facades. 

C. Blocks, Streets and the Corridor:  The proposed development has homes facing an existing road 
(Dorothea Drive), in keeping with the historic fabric of the neighborhood.  A small additional street 
(Public Street A) will be added with the same scale and design speed as the adjacent neighborhood 
roads to connect directly into the existing road network. 

a. Street Interconnection: The internal street (Public Street A) is designed to integrate effectively 
with the existing Dorothea Drive and to connect on each end with Dorothea Drive to avoide 
dead ends. 

b. Block Face: No streets within the development exceed 660 feet. 

D. Building placements: Streets are lined by single-family homes or the common area Park similar the 
existing adjacent single-family homes. 

a. Buildings location and Off-street parking: Each home is located within 15’ of the curb and 
will have off street parking provided between it and the adjacent, with all but 1 lot with 
driveways off the internal street (Public Street A). 

E. Urban Open Space:  Urban open space is open space areas for “parks”, “green spaces”, and other 
open areas. The common open space for this development will be available by access from the internal 
street.  
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a. Access from Adjacent Streets: The common area will align both the internal and external 
sidewalk areas of the development.   The natural area will open both to the existing Dorothea 
Drive and to the new internal street. 

b. Active Uses: This development will not include any retail or commercial space, although will 
include a fenced natural area will provide a local draw for residents.  The common area park 
will include: 

i. Two (2) benches. 

c. Definition of urban open space: The common area park have a perimeter decorative fence 
with easily accessible opening.  The area will be visible from both the adjacent homes and 
those across the street, providing visibility for the area and making it accessible to the 
community. 

F. Public Seating: Benches will be provided in the common open space as described in Urban Open 
Space above. 

G. Pedestrian, bicycle amenities: All the homes and common areas of the development will be 
connected via sidewalks. Sidewalks will be connected to the park and to the existing streetscape. 
Sidewalks will be lined with trees providing shade and interest for pedestrians and bicyclists.  

a. Bicycle Parking: A minimum of (5) bicycle parking spaces will be provided at the common 
area open space. 

H. Automobile Parking:  Each home will provide its own off-street parking. 

a. Location: All but one (1) driveway will be located off the internal street (Public Street A). 

I. Parking Structures: The development will have no parking structures. 

J. Transit Stops: The development is within easy walking distance of several bus stops, downtown, and 
the train station. It is only three blocks from the proposed Riley Union Station. 

K. Environmental Protection: Impacts to natural resource areas are minimized by use of a pedestrian 
bridge and sidewalk width reduction to minimize impacts to the riparian buffer areas. The riparian 
buffer areas have been incorporated into the common open space. 

L. Street Design Principles: The streetscape design is based on the highly successful urban pedestrian 
friendly neighborhood, Rosengarten Park.  Pedestrians and bicyclists are given priority while the street 
is designed to keep traffic calm.  The internal street is designed so as to be in line with common 
pedestrian traffic routes and provide a quick diversion of interest along the normal pathway.  

a. Sidewalks are provided for each street and will be a minimum of 5 feet wide. 

b. Street Trees: A minimum of 1 street tree shall be provided in front yard per lot as described 
below in Alternate Designs Proposed section. 
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M. Special definition: Appropriate height to width ratios will be ensured through the use of historic 
home designs similar to the surrounding neighborhoods. The height to width ratio will not exceed 1:3 
height to width ratio. 

N. Façade Treatment: Each home will be based on historic designs, and having a prominent front porch. 

a. Entrance and Architectural detail: Each front door will face street. Each house will be 
required to have historically proportioned fenestration.  

i. Fenestration:  The primary windows on each façade will be of a width to height ratio 
of not less 3 to 5.  Secondary windows such for bathrooms, clerestory windows, 
sunroom windows, or others are not subject to this provision. 

O. Street Level Activity: Homes will be built close to the sidewalk with front porches stepping onto the 
public sidewalk. The closeness of the houses to each other will foster community interaction. 

12. ALTERNATE DESIGNS PROPOSED 

The elements of this Master Plan proposed as alternative means of compliance with respect to the 
provisions of Code Section 10-2057, are as follows: 

a. Lot Sizes 10-2057(f) (2) l. 

Minimum Lot requirements – Lot area 1,500 sq.ft., Lot width 16 feet 

b. Utility Service 10-2057(f) (2) l, 1. 

Water and sewer access shall be provided from water and sewer line extension located within a public 
right of way and utility easements. A conceptual water and sewer plan is illustrated in the Exhibit 
labeled Utilities Plan (Sheet C 2.2). 

c. Solid waste collection location and screening 10-2057(f) (2) l, 2. 

Service Area Screening – trash receptacles (96-gallon residential individual roll-out refuse containers) 
will be located as required by the City of Raleigh Solid Waste Services Collection Design Manual and 
will be screened with fencing suitable for residential neighborhoods located at end of driveways or 
rear of primary structure. (See Sheet C 2.0). 

d. Mailboxes 10-2057(f) (2) l, 3. 

Mailboxes will be located on front of houses and be accessible from Public Street. 

c. Emergency access 10-2057(f) (2) l, 4. 

A minimum 20' clear aisle width for emergency vehicle access shall be provided continuously along 
one way public streets.  

d. Street cross sections 10-2057(f)(2)l, 5. 

Street Section Designs 
Due to the pedestrian oriented, urban mixed use character of the Development, the applicant is seeking 
to utilize street sections shown on the Street Section Plans submitted with this Master Plan (see plan 
sheet 2.3). The street design shall be in accordance with City Code section 10-2057 (f) (4) j., 1. These 
street sections may require the placement of plantings within the public rights of way subject to 
entering in to appropriate encroachment agreements with the City. These sections show a proposed 
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alternate section in order to support the urban character of the neighborhood. A minimum 20' clear 
aisle width for emergency vehicle access shall be provided continuously along one way public streets.  

e. Street trees 10-2057(f) (2) l, 6. 

A minimum of 1 street tree shall be provided in front yard per lot and shall be 3.5-inch 
caliper/14’height (minimum, measured ½ foot above grade) at time of installation; minimum 
installation size shall not apply to ornamental/understory trees not utilized for landscape ordinance. 
Dorothea Commons street tree installations will include: 

1. Dorothea Drive 
2. Proposed Public Street ‘A’ 

f. Location of fire hydrants 10-2057(f) (2) l, 7. 

Fire Hydrants are located at every “named” street intersection per City of Raleigh Public Utilities 
Handbook 2005 Ed. Water Design Standards 1.c.3 (Sheet C 2.2). All parts of all buildings or 
any structure shall be within 300 feet of a fire hydrant. 

g. Method of fire prevention 10-2057(f) (2) l, 8. 

Fire protection service shall be provided by City of Raleigh Fire Depart. A minimum 20' clear aisle 
width for emergency vehicle access shall be provided continuously along one way public streets.  

h. Passive and Active Open Space 10-2057(f) (2) l, 9. 

A minimum of fifteen percent (15%) of the Development will be reserved as open space. The majority 
of the open space will be part of the riparian buffer feature. The site layout has been designed to make 
this area available to the proposed community.  

i. Parking and garage layout 10-2057(f) (2) l, 10. 

A minimum of 2 parking spaces per lot will be provided as shown on the Layout (Sheet C 2.0). No 
garages will be allowed. 

j. Privacy of residences 10-2057(f) (2) l, 11. 

The Privacy of residences restrictions will be included in restrictive covenants of a Homeowners 
Association (HOA) which shall be enforced by the (HOA). Prior to approval of a subdivision 
plat, the developer or owner shall show proof to the City of Raleigh that the (HOA) has been 
established with the N. C. Secretary of State, and provide a copy of the restrictive covenants that 
have been recorded with the Wake County Register of Deeds.  Such restrictive covenants shall 
include the following requirements, restrictions and prohibitions: 

1. Building walls with less than 3 feet to the property line will not have window openings.  

13. COMPREHENSIVE PLAN 

A. Comprehensive Plan: The Property is designated on the City's 2030 Comprehensive Plan as 
Moderate Density Residential. This project will implement elements of the Policy Statements 
by supporting Infill Development, Neighborhood Revitalization, and Conservation of Single 
Family Neighborhoods. To further the policies of the City's 2030 Comprehensive Plan, the 
Development will be pedestrian oriented residential neighborhood and will preserve open 
space with a compact residential footprint. It will conform to the adjacent residential character 
with reduced setbacks and preserve the character of the adjacent single family neighborhood. 
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14. MODIFICATIONS 
 
A. By Property Owners Only 

Only the parties owning a lot within the Dorothea Commons Development shall have the right to 
request modification of this Master Plan and the exhibits hereto, but only to the extent any such 
modification applies to individual properties owned by such parties. Any property owners' association 
owning and/or maintaining common open space and/or landscape amenities must join in all 
amendments to this Master Plan. 

 
B. Administrative Modifications 

1. City Administration may approve changes in the dimensions (but not increases in height) and 
orientation of structures to be built in the Development. The City Administration may approve 
changes in this Master Plan or its Exhibits if such changes do not result in more than a ten percent 
(10%) change. 

2. City Administration may approve changes to public and private street locations, typical street 
sections; stormwater facilities, landscaping, decreases in the number of driveways, driveway access 
locations, utilities and changes in street or sidewalk construction standards that do not affect the 
traffic-carrying capacity of the respective streets or sidewalks. 

C. Planning Commission Modifications 

The Planning Commission shall resolve any question of interpretation of this Master 
Plan and its exhibits that may arise in the administrative approval of any site plan upon the 
Development, and that is not resolved between City Administration and the owner. Either the 
Planning Director or the applicant may appeal the judgment of the Planning Commission to the City 
Council. 
The Planning Commission may approve changes in this Master Plan or its Exhibits including increase 
in building height if such changes do not result in more than a fifteen percent (15%) change. Any 
modifications shall be subject to the applicable requirements of code section 10-2132.2. 
 
D. City Council Changes 

The City Council, after a recommendation of the Planning Commission, shall approve any changes in 
this Master Plan or its Exhibits if such changes do not result in more than a twenty percent (20%) 
change. Any modifications shall be subject to the applicable requirements of code section 10-2132.2. 
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APPENDICES 

MIXED USE DEVELOPMENT PLAN 

 

 

A. Mixed Use Development Plan: The Master Plan is intended to comply with City Code Section 10-
2132.2 (d) eight standards of a Mixed Use Development Master Plan. The Master Plan identifies 
measures for compliance with following: 

1. Safe and efficient vehicular, bicycle, and pedestrian connection; a pedestrian oriented 
street design is provided. 

2. Site Plan in accordance with general plans for physical development of the City: 
Comprehensive Plan, manuals, handbooks, and adopted plans and standards; City Code is 
referenced where applicable to the Master Plan. 

3. Measures to protect the development and other properties: Stormwater management is 
provided, trash collection measures are identified, access to transit is identified, off-street 
parking is provided. 

4. Measures to mitigate impact on nearby residential uses and historic resources; similar 
architectural character is provided by architectural requirements similar to surrounding 
neighborhood. Buildings are oriented to the street. Street trees are provided. 

5. Coordinates with existing and planned public facilities; storm drainage and public 
utilities are provided consistent with City standards. A greenway easement exchange will 
facilitate providing City preferred corridor for Rosengarten Greenway. Trash collection is 
provided according to Solid Waste Design manual. 

6. Unified Development within site and adjoining properties; architectural elements, 
landscaping (street trees), and an interconnected street will provide a development with 
similar character as the surrounding neighborhood. 

7. Street, sidewalk, open space, drainage, greenway, transit, utility, and other public facility 
dedication and improvement requirements of Part 10, chapter 3; the site plan provided 
complies with applicable sections of the ordinances. 

8. Applicable Code requirements; the site plan is intended to comply with all applicable 
Code requirements. 

 




