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Certified Recommendation 
Raleigh Planning Commission                                     

  CR# 11423  

Certified Recommendation 
Z-11-11 Franklin St   

 
 

Case Information Z-11-11 
 Location North side of Franklin Street, east of its intersection with North Blount 

Street.  
Size 1.34 acres 

Request Rezone property from Shopping Center Conditional Use to Shopping 
Center Conditional Use with amended conditions.  

 

Comprehensive Plan Consistency 
    Consistent    Inconsistent 
 
       Consistent 
Future Land Use 

Designation 
 

 
Office/Residential Mixed Use 

Applicable Policy 
Statements 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Policy LU 1.3 – Conditional Use District Consistency  
Policy LU 4.5 – Connectivity  
Policy LU 5.1 – Reinforcing the Urban Pattern 
Policy LU 5.4 – Density Transitions 
Policy LU 5.6 – Buffering Requirements 
Policy LU 8.9 – Open Space in New Development  
Policy UD 2.4 – Transitions in Building Intensity 
Policy UD 2.6 – Parking Location and Design  
Policy UD 2.7 – Public Open Space 
Policy UD 5.1 – Contextual Design 
Policy UD 5.6 – Protection of Neighborhood Open Space 
Policy DT 1.11 – Downtown Edges 
Policy EP 9.5 – Promoting Local Products 
Policy EP 9.6 – Local Produce and Farmers Markets  

 

Summary of Conditions 
 Submitted 

Conditions 
1. Prohibited uses 
1. Applicable to all remaining uses with the exception of Agriculturally related uses: 
2. Unity of Development 
3. Residential density limitation 
4. Maximum height 
5. Height limit on lighting 
6. Maximum setback 
7. Location of parking 
8. Screening of parking 
9. Sidewalks 
10. Open Space requirements 
11. Vehicular and pedestrian cross access  
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Issues and Impacts 

Outstanding 
Issues 

1. Proposal is inconsistent 
with Policy LU 4.5 - 
Connectivity. 

2. City Attorney has issues 
with the wording of several 
zoning conditions.   

  

Suggested 
Conditions

1. Provide offers of cross 
access to adjacent 
commercial property.  

2. Revise as suggested 
by City Attorney.  

 

Impacts 
Identified 

No impacts identified  Proposed 
Mitigation

Potential impacts mitigated 
through conditions.  

 
Public Meetings 
Neighborhood 

Meeting 
Public 

Hearing Committee Planning Commission 
4/28/2011 7/19/2011 Date: N/A Date: 8/09/11: Approval 
 

 Valid Statutory Protest Petition 
 

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 in accordance with zoning conditions dated August 3, 
2011.  

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 Office and 
Residential Mixed Use. The proposed zoning is 
consistent with this designation.  

2. The request is reasonable and in the public interest. The 
proposed zoning conditions will have no additional 
impact on this site, and will enable the applicant to 
develop the site as an Urban Farm. The allowance of 
agriculturally related uses will help to encourage a 
temporary use for the property as it is currently vacant. 
Previous conditions would remain, and would limit the 
development to Office or Residential Uses.  

3. The proposal is consistent and compatible with the 
surrounding area. The site is located in an area with a 
diverse mix of zoning and uses. The allowable uses 
associated with this zoning request would serve as a 
transition from the Central Business District to the 
surrounding neighborhoods.  
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Motion and Vote Motion:       Haq 
 
Seconded:  Anderson 
 
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-11-11 
Conditional Use District 

 

 
 
 
 

 

Request 
Location North side of Franklin Street, east of its intersection with North 

Blount Street. 
Request Amend Conditions with property zoned SC CUD  

Area of Request 1.34 acres 
Property Owner JT Hobby & Son, Inc  

PC Recommendation 
Deadline 

October 17th, 2011  

 

Subject Property 
 Current Proposed 

Zoning Shopping Center Conditional 
Use 

Shopping Center Conditional 
Use 

Additional Overlay N/A N/A 
Land Use Vacant Office/Residential/Agriculture 

Residential Density 26 dwelling units (per conditions) 26 dwelling units (per conditions) 
 
 

Surrounding Area 
 North South East  West 

Zoning SP R-6, R-20, 
NCOD 

O&I-1, R-30 NB CUD, R-20 R-20 

Future Land 
Use 

ORMU, LDR ORMU NRMU, ORMU ORMU, CBD 

Current Land 
Use 

Single Family 
Residential  

Office, 
Residential 

Vacant 
Commercial 

Peace College 

 
 

Comprehensive Plan Guidance 
Future Land Use Office/Residential Mixed Use 

Area Plan N/A  
Applicable Policies Policy LU 1.3 – Conditional Use District Consistency  

Policy LU 4.5 – Connectivity  
Policy LU 5.1 – Reinforcing the Urban Pattern 
Policy LU 5.4 – Density Transitions 
Policy LU 5.6 – Buffering Requirements 
Policy LU 8.9 – Open Space in New Development  
Policy UD 2.4 – Transitions in Building Intensity 
Policy UD 2.6 – Parking Location and Design  
Policy UD 2.7 – Public Open Space 
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Policy UD 5.1 – Contextual Design 
Policy UD 5.6 – Protection of Neighborhood Open Space 
Policy DT 1.11 – Downtown Edges 
Policy EP 9.5 – Promoting Local Products 
Policy EP 9.6 – Local Produce and Farmers Markets 

 

Contact Information 
Staff Stan Wingo – (919)516-2663 stan.wingo@raleighnc.gov 

Applicant Andy Petesch – (919)345-0442 
Citizens Advisory Council Mordecai – Reid Serozi  

 

Case Overview 
This site is located on the north side of Franklin Street, east of its intersection with North Blount 
and south of Delway Street. The surrounding area is a mix of low density residential, office and 
commercial, with Peace College to the west of the site. The subject property was rezoned in 2005 
from being Residential zoning, to Shopping Center with the intention of office and/or residential 
being developed. However the property has remained vacant since the zoning amendment in 
2005.  
 
The proposal would retain all current zoning conditions, with the exception of the prohibition on 
agriculturally related uses. The request would introduce the potential to develop the site as an 
urban agricultural use. The potential uses proposed could include agriculture, fish hatchery or 
farm, research farm, Christmas tree stands, plant nursery or vegetable stand. The site would also 
retain its ability to be developed as office and/or residential.  
 

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 
 

This site is located within an area designated as Office & Residential Mixed Use on 
the Future Land Use Map. The proposed zoning conditions prohibit retail therefore 
the request would be considered consistent with the Future Land Use Map.  
 
 

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 

 
Proposal is consistent with this policy. As currently proposed, all zoning conditions 
are consistent with the Comprehensive Plan.  
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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.  

 
Proposal is inconsistent with this policy. While the zoning conditions provide for cross 
access to parcels internal to the site, applicant should consider a condition that would 
offer cross access to the adjacent commercial parcel.  
 

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.  

 
Proposal is consistent with this policy. Proposed conditions will help to ensure that 
future development is uniform in design and compatible with the surrounding area.  
 

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 higher intensity,  

 
Proposal is consistent with this policy. Conditions limit development to residential 
and/or office development, which would serve as a transitional use from the Central 
Business District designation to the west, and the lower intensity uses surrounding 
the property.  
 

Policy LU 5.6 – Buffering Requirements  
New development adjacent to areas of lower intensity should provide effective physical 
buffers to avoid adverse effects. Buffers may include larger setbacks, landscaped or 
forested strips, transition zones, fencing, screening, height and/or density step downs, 
and other architectural and site planning measures that avoid potential conflicts.  

 
Proposal is consistent with this policy. Conditions include increased landscaping to 
screen structured parking and restrictions on site lighting. Also requires all parking 
and loading to be located at the side or rear of buildings.  
 

Policy LU 8.9 – Open Space in New Development  
New residential development should be developed with common and usable open space 
that preserves the natural landscape.  

 
Proposal is consistent with this policy. Conditions include provisions for a publicly 
accessible plaza of at least 300sq ft that includes pedestrian and bicycle 
improvements as well as tree plantings.  
 

Policy UD 2.4 – Transitions in Building Intensity  
Establish gradual transitions between large-scale and small-scale development. The 
relationship between taller, more visually prominent buildings and lower, smaller buildings 
(such as single family or row houses) can be made more pleasing when the transition is 
gradual rather than abrupt. The relationship can be further improved by designing larger 
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buildings to reduce their apparent size and recessing the upper floors of the building to 
relate to the lower scale of the adjacent properties planned for lower density.  

 
Proposal is consistent with this policy. The site is adjacent to the Central Business 
District, making it an ideal location for a transitional use. Applicant has conditioned 
building height and placement to ensure an appropriate transition to surrounding 
uses from the more intense Central Business District designation to the west.  
 

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.  

 
Proposal is consistent with this policy. Conditions require parking be located in the 
side or rear of buildings, with screening provisions for any structured parking.  
 

Policy UD 2.7 – Public Open Space  
Usable and well appointed urban public open space should be provided within mixed-use 
centers to serve as focal points and community gathering spots.  

 
Proposal is consistent with this policy. Conditions include provisions for a publicly 
accessible plaza of at least 300 square feet that includes pedestrian and bicycle 
improvements and tree plantings.  
 

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.  

 
Proposal is consistent with this policy. Proposed conditions will help to ensure that 
future development is uniform in design and compatible with the surrounding area.  
 

Policy UD 5.6 – Protection of Neighborhood Open Space  
Infill development should respect and improve the integrity of neighborhood open spaces 
and public areas. Buildings should be designed to avoid the loss of sunlight and reduced 
usability of neighborhood parks and plazas.  

 
Proposal is consistent with this policy. While the request does currently contain 
usable open space to protect or retain, it does create new open space in the way of a 
publically accessible plaza.  
 

Policy DT 1.11 – Downtown Edges  
Appropriate transitions in height, scale and design should be provided between Central 
Business District land uses and adjacent residential districts.  

 
Proposal is consistent with this policy. The sites location adjacent to the Central 
Business District makes it an ideal location for a transitional use. Applicant has 
conditioned building height and placement to ensure an appropriate transition to 
surrounding uses from the more intense Central Business District designation to the 
west.  
 

Policy EP 9.5 – Promoting Local Products  
Promote the public health and environmental benefits of supporting locally-produced 
foods, goods, and services.   

 



 

 
Staff Evaluation 
Z-11-11 Franklin St  5 

Proposal is consistent with this policy. The requested rezoning would remove 
conditions that currently prohibit agricultural uses on this site.  
 

Policy EP 9.6 –Local Produce and Farmers Markets  
Encourage the creation and maintenance of produce markets throughout Raleigh to 
provide outlets for healthful and locally-grown produce for residents.  

 
Proposal is consistent with this policy. The requested rezoning would remove 
conditions that currently prohibit agricultural uses on this site.  
 

 
2. Compatibility of the proposed rezoning with the property and 

surrounding area 
 
The site is located in an area that contains a diverse mix of uses and zoning. To the 
north, the area is zoned residential with a Neighborhood Conservation Overlay and 
developed as single family residential. To the west, the property is owned by Peace 
College and is part of the adjacent campus. South of the subject property, the land is 
zoned for a mix of office and residential, and the pattern of development reflects this. A 
vacant retail space sits directly adjacent to the east, with single family homes and the 
Person Street Business District one block east.   
 
The proposed rezoning would retain all zoning conditions currently on the property, with 
the exception of introducing agriculturally related uses. These potential uses include 
general and limited agriculture, fish farms and hatcheries, vegetable stands, tree lots or 
camp;. all of which are very low impact uses that would not be considered retail in nature. 
The current allowance of office and residential would remain. The additional uses 
proposed would not create any incompatibilities with the surrounding area, and would 
help to encourage a temporary use for the property as it is currently vacant. The request 
to amend the current zoning conditions on the property would be consistent and 
compatible with surrounding land uses and zoning. 

 
3. Public benefits of the proposed rezoning 
 

The proposal to amend current zoning conditions on this property would allow for the 
introduction of agriculturally related uses. Doing so could help encourage a temporary 
use on this site, as it has remained vacant for several years. The potential to develop the 
site as a community garden or urban farm would benefit the surrounding public as they 
would have access to locally grown produce within walking distance of their homes and 
offices. The other potential uses that could be developed on this site would also serve as 
a transition from the Central Business District to the surrounding neighborhoods.  
 
In addition to being consistent with the Future Land Use designation, this request meets 
several policies applicable in the Comprehensive Plan. The proposal would also help to 
further Action Item EP 9.4 Community Gardening. As referenced from the Environmental 
Protection Chapter of the Comprehensive Plan:  Action EP 9.4 - Community Gardening 
(excerpt) Explore opportunities to develop and expand community garden programs that 
provide opportunities for residents to grow their own produce as well as learn and use 
organic gardening techniques.  
 
The request to introduce agriculturally related uses would be considered a benefit to the 
surrounding community based on its location, consistency with the Comprehensive Plan, 
and compatibility with the surrounding area.  
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4. Detriments of the proposed rezoning 
 

There are no known detriments associated with this request.  
 
 

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) 

   
Blount Street (one-
way) 

Major 
Thoroughfare 

 
6,600 

    
Delway Street (one 
way) 

Major 
Thoroughfare 

 
6,600 

    
 
Franklin Street 

 
Commercial 

 
N/A 

    

 
Street Conditions 

      
 
Blount Street 

Lanes in 
each  

direction 
 

Street Width 
 

Curb and Gutter 
 

Right-of-
Way 

 
Sidewalks 

Bicycle  
Accommodations 

 
Existing 

 
2 

 
36' 

Back-to-back curb 
and 

gutter section 
 

55' 
minimum 5' 
sidewalks  

on both sides 
 

None 
 
City Standard 

 
2 

 
26' 

Back-to-back curb 
and 

gutter section 
 

90' 
 

 5' sidewalks  
on both sides 

 
Striped bicycle lane 

on one side 
Meets City 
Standard? 

 
YES 

 
YES 

 
YES 

 
NO 

 
YES 

 
NO 

 
Delway Street 

Lanes in 
each  

direction 
Street Width Curb and Gutter Right-of-

Way 
Sidewalks Bicycle  

Accommodations 
 
Existing 

 
2 

 
26' 

Back-to-back curb 
and 

gutter section 
 

60' 
minimum 5' 
sidewalks  

on both sides 
 

None 
 
City Standard 

 
2 

 
26' 

Back-to-back curb 
and 

gutter section 
 

90' 
 

 5' sidewalks  
on both sides 

 
None 

Meets City 
Standard? 

 
YES 

 
YES 

 
YES 

 
NO 

 
YES 

 
N/A 

 
Franklin Street 

Lanes in 
each  

direction 
 

Street Width 
 

Curb and Gutter 
Right-of-

Way 
 

Sidewalks 
Bicycle  

Accommodations 
 
Existing 

 
1 

 
31' 

Back-to-back curb 
and 

gutter section 
 

50' 
minimum 5' 
sidewalks  

on both sides 
 

None 
 
City Standard 

 
1 

 
41' 

Back-to-back curb 
and 

gutter section 
 

60' 
 

 5' sidewalks  
on both sides 

 
None 

Meets City 
Standard? 

 
YES 

 
YES 

 
NO 

 
NO 

 
YES 

 
YES 

Expected Traffic  
Generation [vph] 

Current  
Zoning  

Proposed  
Zoning 

Differential    

AM PEAK 52 52 0    
PM PEAK 123 123 0    
Suggested Conditions/ 
Impact Mitigation: 

Staff has reviewed the proposed change in conditional use for this case. Staff's 
determination is that the proposed rezoning would most likely result in either no 
increase in site trips or a decrease in site trips; a traffic impact analysis study is not 
recommended.  
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Additional 
Information: 

City of Raleigh has a planned major streetscape project along Blount Street and Person Street in the vicinity of this case. 
       

 
Impact Identified: 
 

5.2 Transit 
This area is currently served by transit routes operating on Person St outbound and 
Delway St inbound. Transit is available 7 days a week.  
 
Impact Identified: A new use could generate additional passenger trips. The easy 
access to transit makes this site especially attractive for those who wish to reduce 
their carbon footprint. 
 

5.3 Hydrology 
 

Floodplain No 
Drainage Basin Pigeon House 

Stormwater 
Management

Subject to Part 10, Chapter 9 

Overlay District No 
 
Impact Identified: None.   
 

5.4 Public Utilities 
 

 Maximum Demand 
(current) 

Maximum Demand (proposed) 

Water 6,030 GPD 6,030 GPD 
Waste Water 6,030 GPD 6,030 GPD 

 
 
The proposed rezoning would not impact the wastewater collection or water 
distribution systems of the City 
 

5.5 Parks and Recreation 
 
The Subject Tract are neither adjacent to a greenway corridor or located within a park 
search area. The proposal will not alter the existing levels of recreation services. 
 
Impact Identified: None 
 

5.6 Urban Forestry 
The tree conservation ordinance would not apply to this site. 
 

5.7 Wake County Public Schools 

School name 
Current 

Enrollment
Current 
Capacity 

Future 
Enrollment

Future 
Capacity 

Conn 629 117.4% 629 117.4% 
Daniels 1,162 101.5% 1,162 101.5% 
Broughton 2,174 106.3% 2,174 106.3% 

 
Impact Identified: None, the proposal would not increase potential residential density.  
 

5.8 Designated Historic Resources 
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This site is not located within a historic district and does not contain any historic 
landmarks.  
 
Impact Identified: None  
 

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

5.10 Mitigation of Impacts 
Potential impacts have been mitigated through zoning conditions.  
 

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

7. Conclusions 
As proposed, this request is consistent with the Comprehensive Plan. This site is 
designated as being appropriate for Office/Residential Mixed Use development. The 
zoning conditions offered by the applicant would limit potential uses to those that are 
suggested by the Future Land Use designation. The request also meets all applicable 
Comprehensive Plan policies, with the exception of one. Policy LU 4.5 – Connectivity 
suggests that adjacent parcels should offer cross access to help increase connectivity 
between individual development sites. As proposed, the zoning conditions provide for 
cross access to the internal parcels, but not to adjacent properties. Applicant should 
consider amending the condition to include the adjacent commercial property.  
 
The proposal would also be compatible with surrounding land uses and zoning. The 
limited uses that would be allowed on this site would help to provide a transition from the 
Central Business District to the surrounding neighborhoods. The potential development of 
an urban farm would also be a compatible and convenient use for the surrounding area. 
The proposal to amend conditions on this site would have very little impact to current 
infrastructure or the surround area.  
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Existing Zoning Map 
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Future Land Use Map 
 

  
 










































