CITY OF WILSON

Planning & Design Review Board Agenda
Agenda ltem #: 1

TO: Planning and Design Review Board Members

FROM: Planning and Development Services Staff

SUBJECT: DESIGN REVIEW FOR WAVERLY TRACE (Case # LD-26-0203)
NAME: Waverly Trace
APPLICANT: Waverly Trace, LLC — using — Bowman Consulting
ARCHITECT: Wayne Bowser

PROPERTY OWNER:  Monya, LLC — Hmoud Awamleh
PROPERTY ADDRESS: 1530 Lipscomb Road E

PROPERTY SIZE: approximately 3.2 acres

GENERAL LOCATION:  Portion of Fikewood Plaza Shopping Center
PRESENT USE: Vacant/Undeveloped

PROPOSED USE: Residential

ZONING: RMX-CD (Residential Mixed Use — Conditional District)

ISSUE(S): All New Multi-Family developments of 25 or more units require Design Review and Approval per
the Unified Development Ordinance (Section 5.2.2.B.2). The Wilson Planning and Design Review Board is
the approving Board that renders this quasi-judicial decision. Their charge is to determine if the proposed
submittal meets the discretionary architectural and urban design standards of Section 5.3 of the Unified
Development Ordinance.

Section 5.2.3 Discretionary Review - Community and Neighborhood Compatibility states:

“The discretionary review process is established to evaluate applications for development types that warrant
special additional consideration (as identified in 5.2.2.B) and to allow applicants an option to explore
potential design solutions that exist outside the typical application received by the city. This method of
review is intended to involve similar review time and submittal requirements as the administrative review
process. Development in Wilson, whether on infill or greenfield sites, which is evaluated through the
discretionary board review process will be subject to a general standard of “neighborhood and community
compatibility.” The Planning and Design Review Board'’s interpretation of this general standard will be
guided by the discretionary standards found throughout Section 5.3. An application shall be deemed
compatible when it offers a design that adheres to all of these discretionary review standards.”

FACT 1: The overall architectural design emphasizes compatibility with the surrounding community by
employing familiar residential forms, traditional building proportions, durable materials,
generous architectural detailing, and pedestrian-oriented entrances. Rather than relying upon
repetitive apartment building design, the project incorporates varied rooflines, articulated
fagades, changes in materials, decorative trim, masonry accents, and carefully proportioned
windows to create an attractive residential environment. The proposed building contributes
positively to the visual character of the corridor and reinforces the City of Wilson's goals of
encouraging high-quality architectural design that enhances the community while providing
much-needed affordable senior housing.

FACT 2: Directly from the Unified Development Ordinance, Section 5.3.1C entitled Form & Massing
states:



FACT 3:

FACT 4:

FACT &:

FACT 6:

“Design Principle: Buildings should respond to the prevalent architectural features of
surrounding development, especially in areas where the patterns established by recurring
architectural features are valued. Strict mimicry of entire buildings, however, should be
avoided in order to promote variety in architectural style.

“Discretionary Standards:

Development should be complimentary to the existing form, massing and scale of other
buildings in the surrounding area.

Building walls should create interest and hierarchy in the fagade to enrich the pedestrian
experience and provide a feeling of safety.

In order to minimize the impact of long, monotonous blank walls, variation should be provided
in form, horizontal and vertical alignment, and scale so that walls are subdivided into visually
distinctive bays or sections; or adequately screened from view from streets, private drives,
parking areas, parks or civic spaces.”

The subject property is currently part of the Fikewood Shopping Center and consists of an
undeveloped portion of the overall site. The property has been rezoned to RMX-CD as of
4/17/2025. The property is proposed to be subdivided as part of the planned development
process.

The surrounding neighborhood and context for this project are shopping centers new fagade
and the existing multi-family development across Lipscomb Road. The context is urban and

the appropriate design standards that apply are complimentary to the existing form, massing
and scale of other buildings in the surrounding area.

Directly from the Unified Development Ordinance, Section 5.3.2C entitled Orientation and
Placement states,

“Design Principle: Site design should reflect Wilson’s traditional development pattern to
ensure a consistent, high-quality public realm that is compatible with existing development.
“Discretionary Standards:

The rhythm and pattern of development along a street should continue patterns of building
frontage, placement, size, landscape elements, and open space and avoid configurations that
disrupt fine-grained neighborhood or corridor patterns.

To ensure a consistent, high-quality streetscape environment, garages and off-street vehicular
parking areas should be accessed in a manner that does not require a high percentage of
frontage devoted to paved vehicle areas.

Buildings should provide an effective transition from the private lot to the public realm of the
street through the use of building entries that include semi-public features such as landscaped
courtyards, generous porches or stoops.

Civic/institutional buildings should be located in sites of visual prominence including, but not
limited to, at the termination of a prominent street or vista, adjacent to a public park or civic
space, and/or at a high point in the surrounding topography. (Not Applicable)

Important street vistas (such as along city gateways and primary pedestrian streets) should
terminate in a focal point, such as a building or other architectural or landscape feature. (Not
Applicable)”

The principal entrance is clearly identified through a covered entrance canopy and covered
resident drop-off that provides weather protection while creating a strong visual focal point.
Building entries are designed to establish an inviting transition between the public realm and
private residential spaces through: Covered entry porch, Covered drop-off, Accessible
sidewalks, Pedestrian connections, Landscaped foundation planting, and Clearly defined
entrance sequence. The building orientation reinforces pedestrian circulation while maintaining
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FACTT:

FACT 8:

FACT 9:

FACT 10:

safe vehicular access and convenient resident parking. The design places emphasis on
creating an active streetscape through articulated entrances, windows, and architectural
detailing facing the public frontage rather than presenting blank walls or service functions.

Directly from the Unified Development Ordinance, Section 5.3.3C entitled

Arrangement and Expression of Materials states,

“For buildings set back more than 100 feet from the street, the standards in this subsection
apply only to fagades visible from public streets and civic gathering places.

“Design Principle: Building materials should be chosen which reflect the predominant
materials used in Wilson, emphasize the character of building walls which face the public
realm, and balance vertical and horizontal elements of building fagades.

“Discretionary Standards:

Building fagades should include a clearly discernible base, body, and cap set apart with
different colors, materials, patterns, profiles and/or textures.

Along street frontages, windows, main entrances, architectural treatments and other primary
fagade elements should be oriented toward the
Street.

New buildings should utilize Wilson’s
predominant palette of materials (including brick,
wood and stone), and should specifically reflect
the colors, shades and textures of surrounding
development. Glass, stucco and synthetic stucco
may be used as a primary material where

deemed appropriate. |~ MeumeDeneity Residentiel Bevelopment
High-quality materials should be used for all Sy of Portland Bureau of Planning, December,
building walls visible from a public street, park or civic space.”

The fagade composition clearly establishes the three required architectural components:
Base

The lower portion of the building utilizes brick masonry veneer that visually anchors the
structure to the site while providing durability and permanence.

Body

The middle portion consists primarily of cementitious siding with changes in texture,
orientation, and color to create visual interest while reinforcing the residential character.
Cap

The upper portion is terminated by a combination of projecting cornices, roof overhangs,
decorative gables, and varying rooflines that create a distinct architectural cap while providing
visual relief along the roof silhouette.

The selected color palette utilizes complementary earth-tone masonry with contrasting siding
colors and architectural trim that reflects the traditional residential architecture commonly
found throughout Wilson while maintaining a fresh contemporary appearance.

Directly from the Unified Development Ordinance, Section 5.3.4C entitied UTILITIES reads,
“Design Principle: Mechanical equipment and utility connections are essential to building
function but tend to have a negative influence on the character of the public realm and should
be screened from view.

“Discretionary Standards: Mechanical equipment should be located out of view of the public
realm, either behind buildings or on the roof, unless such equipment is integrated into
architectural or sculptural accents, or if such equipment is associated with generating
renewable energy and requires a different location to be most effective.”
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FACT 11: Mechanical equipment will be located and screened in accordance with the requirements of
the Unified Development Ordinance. Ground-mounted equipment will be screened by
landscaping and architectural screening where appropriate. Utility equipment, electrical
service, and other building systems have been located to minimize their visual impact on the
streetscape.

FACT 12: Directly from the Unified Development Ordinance, Section 15.8.2.1. entitled
Decisions/Findings of Fact reads,
“Following the public hearing the Planning and Design Review Board may approve, deny, or
approve with conditions the application for Design Review. No Major Site Plan shall be
granted unless the following “findings of fact” can be made:

—_

The plan is consistent with the adopted plans and policies of the city;

2. The plan complies with all applicable requirements of this ordinance;

3. The proposed plan conforms to the character of the neighborhood, considering the
location, type and height of buildings or structures and the type and extent of
landscaping on the site; and

4, The application will not substantially injure the value of adjoining or abutting property,
and will not be detrimental to the use or development of adjacent properties or other
neighborhood uses.

MOTIONS TO BE CONSIDERED:

PROCEDURE: The Board must proceed in accordance with Section 15.8.2 as stated in FACT 12.
RECOMMENDATION: Staff recommends you proceed as follows:

- Move to find that Facts 1-11 in the staff findings be adopted as “findings of fact” of the Board (motion-
second-and vote).

- Move to conclude: (motion-second-and vote)

1.
2.

3.

COORDINATION:

ATTACHMENTS:

The plan is consistent with the adopted plans and policies of the City;
The plan complies with all applicable requirements of this ordinance;

The proposed plan conforms to the character of the neighborhood, considering the
location, type and height of buildings or structures and the type an extent of
landscaping on site.

The application will not substantially injure the value of adjoining or abutting property
and will not be detrimental to the use or development of adjacent properties or other
neighborhood uses.

Kathy Bangley, CFM, CZO, Development Services Director
Janet Holland, AICP, Land Development Manager
Dalia Garibay, CZO, Planner
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Waverly Trace

Architectural Design Narrative

Town of Wilson, North Carolina

UDO Section 5.3 Building Design Standards
Planning & Design Review Board

Project: Waverly Trace
Owner: Waverly Trace, LLC
Architect: R/DA Architects, PA

Project Description

Waverly Trace is a new multifamily senior housing community located on Lipscomb Road East in Wilson,
North Carolina. The proposed development consists of a three-story apartment building designed to
provide affordable housing for elderly residents. The building incorporates accessible and adaptable
dwelling units together with community amenities including management offices, mail room,
maintenance facilities, community gathering spaces, covered entry, covered drop-off, and outdoor
patio areas. The overall design reflects the scale and character appropriate for a residential
neighborhood while providing a contemporary interpretation of fraditional architectural forms.

The project has been designed to satisfy the intent of Section 5.3 of the Town of Wilson Unified
Development Ordinance by creating a visually appealing building that contributes positively to the
surrounding community through high-quality materials, articulated building forms, and pedestrian-
oriented design.

5.3.1 Form and Massing

The overall building mass has been intentionally divided into a series of architectural bays that reduce
the apparent length of the structure and create a residential scale rather than a single monolithic
facade.

The exterior elevations incorporate:
e Mulliple projecting and recessed wall planes

e Varied roof forms and gable elements

e Changes in siding and masonry materials

e Covered enfrances and porches

e Vertfical architectural elements that establish distinct facade bays
e Regularly spaced windows creating rhythm and proportion

These elements visually subdivide the building info smaller components consistent with traditional
multifamily residential architecture and satisfy the intent of the Town's standards o eliminate long
uninterrupted wall surfaces.

The building proportions, roof forms, and facade composition are compatible with residential
development anticipated within the surrounding area while avoiding direct replication of neighboring
buildings.

Mailing: Office: P: 919.875.0001
POBox 98044, Raleigh, NC 27624 4010 Wake Forest Rd, Raleigh, NC 27 609 RDA-Architects-PA.com
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5.3.2 Orientation and Placement

The principal entrance is clearly identified through a covered entrance canopy and covered resident
drop-off that provides weather protection while creating a strong visual focal point.

Building entries are designed to establish an inviting transition between the public realm and private
residential spaces through:

e Covered enfry porch

e Covered drop-off

e Accessible sidewalks

e Pedestrian connections

e Landscaped foundation planting

e Clearly defined entrance sequence

The building orientation reinforces pedestrian circulation while maintaining safe vehicular access and
convenient resident parking.

The design places emphasis on creating an active streetscape through articulated entrances, windows,
and architectural detailing facing the public frontage rather than presenting blank walls or service
functions.

5.3.3 Arrangement and Expression of Materials

The architectural vocabulary utilizes a combination of durable, high-quality residential materials
consistent with the character of Wilson.

Primary exterior materials include:
e  Brick masonry veneer

e Cementitious lap siding
e Cementitious shake siding
e Architectural tfrim
e Fiber cement panel accents
e Standing seam metal roof accents
e Architectural asphalt shingles
The facade composition clearly establishes the three required architectural components:

Base
The lower portion of the building utilizes brick masonry veneer that visually anchors the structure to the
site while providing durability and permanence.

Body
The middle portfion consists primarily of cementitious siding with changes in texture, orientation, and
color to create visual inferest while reinforcing the residential character.

Cap

The upper portion is terminated by a combination of projecting cornices, roof overhangs, decorative
gables, and varying rooflines that create a distinct architectural cap while providing visual relief along
the roof silhouette.
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Material tfransitions have been carefully coordinated so heavier materials remain below lighter cladding
mafterials, reinforcing appropriate architectural hierarchy.

The selected color palette utilizes complementary earth-tone masonry with contrasting siding colors and
architectural trim that reflects the traditional residential architecture commonly found throughout Wilson
while maintaining a fresh contemporary appearance.

Architectural detailing wraps building corners to maintain visual continuity on all elevations visible from
the public realm.

5.3.4 Utilities

Mechanical equipment will be located and screened in accordance with the requirements of the
Unified Development Ordinance.

Ground-mounted equipment will be screened by landscaping and architectural screening where
appropriate.

Utility equipment, electrical service, and other building systems have been located to minimize their
visual impact on the streetscape.

Community Compatibility

The overall architectural design emphasizes compatibility with the surrounding community by employing
familiar residential forms, fraditional building proportions, durable materials, generous architectural
detailing, and pedestrian-oriented enfrances.

Rather than relying upon repetitive apartment building design, the project incorporates varied rooflines,
articulated fagcades, changes in materials, decorative frim, masonry accents, and carefully
proportioned windows to create an aftractive residential environment.

The proposed building contributes positively to the visual character of the corridor and reinforces the
Town of Wilson's goals of encouraging high-quality architectural design that enhances the community
while providing much-needed affordable senior housing.

Conclusion

The Waverly Trace development has been designed with careful consideration of the infent and
objectives of Section 5.3 of the Town of Wilson Unified Development Ordinance. The building
demonstrates compliance with the Design Standards through thoughtful massing, pedestrian-oriented
entrances, articulated facades, durable materials, residential architectural detailing, and appropriate
screening of utilities.

The proposed architecture provides an attractive, timeless, and context-sensitive development that will
become a positive addition to the Wilson community while serving the long-term housing needs of its
senior residents.

Should you have any questions, please feel free to contact us at your earliest convenience.
Sincerely,

Waye J. R. Bowser, AIA
Senior Project Manager

R/DA Architects, P.A.
FN: G:\2025 Projects\400-ELDERLY\25-406.00 Wilson, NC - Waverly Trace (181)\Phase Record\Correspondence\Agency\Town of
Wilson\Planning TRC\Design Review\Narrative\Narrative - Waverly Trace.docx
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