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Raleigh Planning Commission                                     
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Certified Recommendation 
Z-10-11/ Hillcrest   

 
 

Case Information Z-10-11 Hillcrest 
 Location South side of New Bern Avenue, east of the I-440 interchange, and west of 

Corporation Parkway.  
Size 52 acres 

Request Rezone property from Residential-6, Industrial-1 and Industrial-1 
Conditional Use, to Residential-4, Residential-6 and Neighborhood 
Business.  

 

Comprehensive Plan Consistency 
    Consistent    Inconsistent 
 
       Consistent 
Future Land Use 

Designation 
 

 
 

 
Low Density Residential and Community Mixed Use  

Applicable Policy 
Statements 

 
 
 
 
 
 

Policy LU 2.6 – Zoning and Infrastructure Impacts   
Policy LU 5.4 – Density Transitions  
Policy LU 8.5 – Conservation of Single-Family Neighborhoods 
Policy LU 8.10 – Infill Development  
Policy LU 8.12 – Infill Compatibility  
Policy LU 11.4 – Rezoning/Development of Industrial Areas 

 
 

Issues and Impacts 
Outstanding 

Issues 

1.   There are no outstanding 
issues associated with this 
request.  

Suggested 
Conditions

 
N/A 
 

Impacts 
Identified 

1. There have been no 
additional impacts identified 
for this proposal.  

 
Proposed 
Mitigation

 
N/A 

 
Public Meetings 
Neighborhood 

Meeting 
Public 

Hearing Committee Planning Commission 
1/25/11 7/19/11 Date: N/A 8/9/11: Approval  
 

 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 The Commission finds that this case is consistent with the 

Comprehensive Plan and recommends that this case be 
approved. 

Findings & Reasons 1. The request is consistent with guidelines set forth in the 
Comprehensive Plan. The Future Land Use Map 
designates this area as being appropriate for Low 
Density Residential and Community Mixed Use. The 
proposed zoning is consistent with this designation.  

2. The request is reasonable and in the public interest. The 
proposal would be more compatible with current land 
uses and provide a uniform pattern of zoning for the 
core of the neighborhood. The rezoning request would 
also alleviate several nonconformities within the subject 
area.  

3. The proposal is consistent and compatible with the 
surrounding area. Rezoning the core of the 
neighborhood to low density zoning districts will help 
guide future development on the many vacant lots within 
the subject area. Residential-4 and Residential-6 zoning 
will encourage compatibility with the current 
development pattern in the neighborhood. The four lots 
north of Hillcrest are recommended to be rezoned to 
Neighborhood Business. This zoning district is 
compatible with the adjacent commercial development 
along New Bern Avenue 

Motion and Vote Motion        Lyle 
Seconded   Mattox 
 
In Favor:  Butler, Mr. Anderson, Mr. Fleming, Ms. Harris 
Edmisten, Mr. Haq, Mr. Lyle, Ms. Mattox, Mr. Schuster, Ms. 
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:  Stan Wingo stan.wingo@raleighnc.gov  
     
 
 



Zoning Staff Report – Z-10-11 
General Use District 

 

 
 
 
 

 

Request 
Location South side of New Bern Avenue, east of the I-440 interchange, and 

west of Corporation Parkway. 
Request Rezone property from Residential-6, Industrial-1 and Industrial-1 

Conditional Use, to Residential-4, Residential-6 and Neighborhood 
Business.  

Area of Request 52 acres 
Property Owner Various property owners  

PC Recommendation 
Deadline 

October 17th, 2011 

 

Subject Property 
 Current Proposed 

Zoning R-6, IND-1, IND-1 CUD R-4, R-6, NB 
Additional Overlay N/A N/A 

Land Use Residential  Residential/Commerical 
Residential Density 84 dwelling units (R-6 zoning) 213 dwelling units 

 
 

Surrounding Area 
 North South East  West 

Zoning NB, IND-1, 
SHOD-4 

IND-1, SHOD-1 IND-1 TD CUD, NB, 
SHOD-1 

Future Land 
Use 

CMU, NMU BCS ORD, BCS  ORD  

Current Land 
Use 

Highway Retail Vacant land and 
Industrial 

Commercial and 
Industrial  

Vacant wooded 
land 

 
 

Comprehensive Plan Guidance 
Future Land Use Low Density Residential and Community Mixed Use 

Area Plan N/A 
Applicable Policies Policy LU 2.6 – Zoning and Infrastructure Impacts 

Policy LU 5.4 – Density Transitions   
Policy LU 8.5 – Conservation of Single-Family Neighborhoods 
Policy LU 8.10 – Infill Development  
Policy LU 8.12 – Infill Compatibility  
Policy LU 11.4 – Rezoning/Development of Industrial Areas 
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Contact Information 
Staff Stan Wingo – (919)516-2663 stan.wingo@raleighnc.gov 

Applicant City of Raleigh  
Citizens Advisory Council Northeast – Paul Brant 

 

Case Overview 
The area is located south of New Bern Avenue, east of the I-440 interchange, and west of 
Corporation Parkway. The area is a mix of Residential-6 and Industrial-1 zoning, the latter being 
applied in the late 1980s and early 1990s through a series of petitioned rezonings from the 
various property owners. The property owners in this area rezoned to Industrial in an attempt to 
encourage redevelopment on their properties. After 20+ years, the properties remain residential, 
and many remain vacant.  
 
This proposed rezoning is a recommendation accepted by City Council in association with the 
Hillcrest Planning Study completed in February of 2011. Along with the proposed rezoning, a 
Comprehensive Plan Amendment was also recommended, and will be heard at the July public 
hearing. 

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 

At time of submittal the area was designated as Business Commercial Services on 
the Future Land Use Map. The proposal to rezone to Residential-4 and Residential-6 
was inconsistent with this designation.  However, the Future Land Use was amended 
since the submittal of this rezoning proposal. The amendment has since been 
approved and would designate this area as being appropriate for Low Density 
Residential with the lots north of Hillcrest designated as Community Mixed Use. The 
request is now consistent with the Future Land Use recommendation.   
 

1.2 Policy Guidance 
The following policy guidance is applicable with this 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.  

 
Proposal could introduce the development of residential uses on vacant lots within 
the neighborhood. While the rezoning would increase the potential for additional 
dwelling units, it would not increase the potential for impacts on infrastructure above 
the current Industrial zoning. Proposal is consistent with this policy.  
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Policy LU 5.4 – Density Transitions  
Low to medium-density residential development and/or low-impact office uses should 
serve as transitional densities between lower-density neighborhoods and more intensive 
commercial and residential uses. Where two areas designated for significantly different 
development intensity abut on the Future Land Use Map, the implementing zoning should 
ensure that the appropriate transition occurs on the site with the higher intensity.  

 
As currently zoned there are several incompatible zoning districts adjacent to one 
another. Land currently zoned Industrial-1 exists next to land zoned Residential-
6.The proposal would help alleviate this, and provide for a consistent pattern of 
zoning within the neighborhood. Proposal is consistent with this policy.  
 

Policy LU 8.5 – Conservation of Single-Family Neighborhoods  
Protect and conserve the City’s single-family neighborhoods and ensure that their zoning 
reflects their established low density character. Carefully manage the development of 
vacant land and the alteration of existing structures in and adjacent to single-family 
neighborhoods to protect low density character, preserve open space, and maintain 
neighborhood scale.  

 
Proposal would help to encourage this Policy of the Comprehensive Plan, and 
conserve the current character of this neighborhood as low density residential. The 
requested rezoning would also help to facilitate appropriate and compatible 
development on the many vacant lots within the neighborhood.  The existing 
Industrial zoning would permit uses incompatible with the existing residential 
dwellings, which could have a detrimental effect on the residences. Proposal is 
consistent with this policy.  
 

Policy LU 8.10 – Infill Development  
Encourage infill development on vacant land within the City, particularly in areas where 
there are vacant lots that create “gaps” in the urban fabric and detract from the character 
of a commercial or residential street. Such development should complement the 
established character of the area and should not create sharp changes in the physical 
development pattern.  

 
As more than half of this area has remained vacant as currently zoned, rezoning to 
residential should help encourage future development and redevelopment in this 
area consistent with the existing character. Proposal is consistent with this policy.  
 

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 
Districts.  

 
All lots within the proposed area of rezoning are developed as single or multifamily 
residential. The proposal to rezone to residential zoning would ensure compatible 
infill development. As currently zoned, industrial land uses could be developed 
directly adjacent to single family homes. Proposal is consistent with this policy.  
 

Policy LU 11.4 – Rezoning/Development of Industrial Areas 
Allow the rezoning and/or redevelopment of industrial land for non-industrial purposes 
when the land can no longer viably support industrial activities or is located such that 
industry is not consistent with the Future Land Use Map.  
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This area was rezoned by property owners through the petitioned rezoning process 
more than 20 years ago in an attempt to encourage redevelopment. All properties 
have remained residential and/or vacant since, and the proposal to rezone to 
residential matches the as built environment. Proposal is consistent with this policy.  
   

2. Compatibility of the proposed rezoning with the property and 
surrounding area 
 
The majority of the site is currently zoned Industrial-1 with small enclaves of Residential-6 
zoning. The neighborhood was rezoned by property owners through the petitioned 
rezoning process in the late 1980s and early 1990s. While there are Industrial uses to the 
south and east of this area, the neighborhood remains residential. North of the site, along 
New Bern Avenue the properties are primarily developed for highway oriented retail, or 
hotel uses. Directly adjacent to the west, a large undeveloped tract of land was recently 
rezoned from Industrial to Thoroughfare District, which would introduce the potential for 
residential development on that site. While the area is surrounded by both Industrial and 
Retail zoning, the fact remains that the core of the neighborhood has been zoned 
Industrial for 20 years and was never developed accordingly. Through several 
neighborhood meetings it was expressed by the majority of homeowners in this area that 
they seek to preserve the character of their neighborhood. The development pattern in 
the neighborhood remains single and multifamily residential, which is compatible with the 
requested zoning districts. .  
 
Being zoned Industrial-1; all residential uses within this area are considered legal 
nonconforming uses. Over half of the area is currently vacant, and these empty lots could 
not be developed with residential uses. Rezoning to residential would help to ensure 
compatibility with the current residential uses, and the development potential on the many 
vacant lots. The lots north of Hillcrest are proposed to be rezoned to Neighborhood 
Business. The four lots are directly adjacent to commercial uses that front on New Bern 
Avenue, and are designated as Community Mixed Use on the Future Land Use Map. 
These lots are not directly adjacent to properties within the core of the neighborhood, and 
the proposal for Neighborhood Business zoning is compatible with the surrounding area.  

 
3. Public benefits of the proposed rezoning 

 
The proposed zoning would be more compatible with current land uses, and therefore 
more appropriate for future development of the neighborhood. Rezoning to residential 
would alleviate current nonconformities, and help to ensure a consistent and uniform 
development on the many vacant lots within the neighborhood. There are several 
instances of spot zoned properties that were left from previous zoning map amendments, 
creating a number of incompatible adjacent zone districts. The proposal would create a 
uniform pattern of zoning for the core of the neighborhood. Due to their location and 
proximity to commercial uses, the properties north of Hillcrest would be more 
appropriately zoned as Neighborhood Business.  
 

4. Detriments of the proposed rezoning 
 

There are very few known detriments associated with this proposal. There are a few lots 
that would be rendered nonconforming based on inadequate lot size. However, 
practically all developed lots within this area of rezoning are currently nonconforming 
based on their current land use, and would be made conforming.  
 

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

 
Primary Streets 

 
Classification 

2009 NCDOT 
 Traffic Volume (ADT) 

  
 
Hillcrest Drive 

 
Collector 

N/A    
 
Plainview Drive 

 
Collector 

N/A    
 
Frazier Drive 

 
Collector 

N/A    
 
Virginia Street 

 
Residential 

N/A    
 
Beacon Lake Drive 

 
Minor Residential 

N/A    
 
Thelma Street 

 
Minor Residential 

N/A    
 
Polly Street 

 
Minor Residential 

N/A    
 
Essie Street 

 
Minor Residential 

N/A    

 
Street Conditions 

     
 

Street 
 

Lanes/Street Width 
 

Curb and Gutter 
Right-of-

Way 
 

Sidewalks 
Bicycle  

Accommodations 
 
Hillcrest Drive 

substandard 18'  
paved street 

None  
40' 

None  
None 

 
Plainview Drive 

substandard gravel 
street 

None  
40' 

None  
None 

 
Frazier Drive 

substandard 18'  
paved street 

north side of the 
street 

 
40' - 50' 

One segment on 
north side of the 

street  
 

None 
 
Virginia Street 

substandard gravel 
street 

None  
40' 

None  
None 

 
Beacon Lake Drive 

substandard gravel 
street 

None  
40' 

None  
None 

 
Thelma Street 

substandard 18'  
paved street 

None  
40' 

None  
None 

 
Polly Street 

substandard gravel 
street 

None  
40' 

None  
None 

 
Essie Street 

substandard gravel 
street 

None  
40' 

None  
None 

 
City Standard 

 
2-lane street  

 26' - 41'  width 
Back-to-back curb 

and 
gutter section 

 
50' - 60' 

minimum 5' 
sidewalks  

on one side 
 

None 
Meets City 
Standard? 

 
NO 

 
NO 

 
NO 

 
NO 

 
N/A 

Expected Traffic  
Generation [vph] 

Current  
Zoning  

Proposed  
Zoning 

Differential   

AM PEAK 353 158 -195   
PM PEAK 346 207 -139   
Suggested Conditions/ 
Impact Mitigation: 

Staff has computed a trip generation differential for this case and determined that a 
traffic impact analysis study is not recommended.  
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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 New Bern Ave. Transit improvements are not needed for this 
property.  
 
Impact Identified: None  
 

5.3 Hydrology 
 

Floodplain No FEMA Floodplain present 
Drainage Basin Crabtree Creek 

Stormwater 
Management

Subject to Part 10, Chapter 9 

Overlay District  
 
Impact Identified: None 
 

5.4 Public Utilities 
 

 Maximum Demand 
(current) 

Maximum Demand (proposed) 

Water 523,910 GPD 108,155 GPD 
Waste Water 523,910 GPD 108,155 GPD 

 
 
The proposed rezoning would not impact the City’s wastewater collection or water 
distribution systems.   The area proposed for rezoning was part of a City initiated 
annexation area approved in 1988.   However, the residents at that time did not wish 
for sanitary sewer and water mains to be extended by the City into the area.  There 
have been some sanitary sewer and water mains installed (due to development) 
within a portion of the area proposed for rezoning.  Sanitary sewer and water main 
installation for the remaining non-served properties would be the responsibility of the 
petitioner if lot configurations are changed due to development.  If the lot 
configurations remain, the petitioner may request the City to install the mains with the 
lots being assessed for the work or install the mains at the developer’s cost if time is 
critical.   
 

5.5 Parks and Recreation 
The subject tracts are not located adjacent to any greenway corridors. There are no 
proposed park search areas in the vicinity of the subject tracts. This proposal 
potential will provide 218 dwellings from 84 increasing the level of recreation service.  
 
Impact Identified: Minimal impact to the level of recreation service needs. 
 

5.6 Urban Forestry 
N/A 
 
Impact Identified: 
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5.7 Wake County Public Schools 

School name 
Current 

Enrollment
Current 
Capacity 

Future 
Enrollment 

Future 
Capacity 

Partnership  331 111.4% 373 125.6%
Moore Square 490 86.9% 502 89.0%
Southeast Raleigh 1,866 92.4% 1,881 93.2%

 
Impact Identified: It should be noted that most of the industrially zoned properties are 
currently developed as single family, and those units are not taken into account with 
this calculation. The overall increase in dwelling units will not be nearly as significant 
as appears. There would be very little impact to area schools associated with this 
request.  
 

5.8 Designated Historic Resources 
There are no known Historic Landmarks or designated districts within the proposed 
area of rezoning.  
 
Impact Identified: None 
 

5.9 Impacts Summary 
There have been no additional impacts identified for this proposal.  
 

6. Appearance Commission 
This proposal would not be subject to review by the Appearance Commission.  
 

7. Conclusions 
This proposal is consistent with the Comprehensive Plan. The proposal to rezone this 
area to Residential-4 , Residential-6 and Neighborhood Business would be consistent 
with the Future Land Use designation of Low Density Residential and Community Mixed 
Use.. The request is also consistent with all Comprehensive Plan policies that would 
apply to his area.  
 
While this proposal is relatively large in size, the impacts to current infrastructure would 
be minimal. As most of the subject area is currently zoned Industrial, the proposal to 
rezone to low density residential zoning and Neighborhood Business north of Hillcrest 
would actually lower potential impacts to infrastructure. It should also be noted that a 
large number of residential properties are nonconforming under the current Industrial 
zoning. Rezoning to Residential-4 and Residential-6 in these areas will reverse the many 
nonconformities that were created when these properties were zoned Industrial. The four 
properties north of Hillcrest are more appropriate for Neighborhood Business due to their 
proximity to commercial development along New Bern Avenue.  
 
This proposal will help to stabilize the neighborhoods development pattern, and will 
provide more compatible zoning districts for current land uses in the subject area. A 
uniform pattern of zoning will also help to ensure compatible development on the many 
vacant lots within the neighborhood. 
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Existing Zoning Map 
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Future Land Use Map 
 
 

 


























