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October 18, 2011

(January 16, 2012)

Vicinity Map

10.ac from R-4 to O&I-I CUD
Request:



Certified Recommendation 
Raleigh Planning Commission                                     

  CR#  11437 

Certified Recommendation 
Z-18-11/ Six Forks Rd   
 

 
 

Case Information: Z-18-11 -  8110 Six Forks Rd. 
 Location Six Forks Road, east side, south of Strickland Rd. 

Size 10.65 acres 
Request Rezone property from Residential-4 to Office and Institution-1 Conditional 

Use District 
 

Comprehensive Plan Consistency 
    Consistent    Inconsistent 
 
       Consistent 
Future Land Use 

Designation 
 

 
Office and Residential Mixed Use 

Applicable Policy 
Statements 

 
 
 
 
 
 
 
 
 

Policy LU 1.3 Conditional Use District Consistency 
Policy LU 2.6 Zoning and Infrastructure Impacts 
Policy LU 4.5 Connectivity 
Policy LU 5.4 Density Transitions 
Policy LU 5.6 Buffering Requirements 
Policy LU 7.3 Single-Family Lots on Thoroughfares 
Policy HP 1.2 Cultural and Historic Resource Preservation 
Policy UD 2.4 Transitions in Building Intensity 
Policy UD 7.3 Design Guidelines 
 

 

Summary of Conditions 
 Submitted 

Conditions 
1. Maximum building height: generally 4 occupied stories or 55 feet, but 

limited to 3 stories/ 47 feet within 150 feet of single-family dwellings to 
north, except up to 50% of any building within 300 feet of eastern lot 
line permitted to be 4 occupied stories or 55 feet. 

2. Minimum 30-foot wide buffer adjacent to single family residential 
properties on north, with additional 10’ left undisturbed unless planted to 
specifications listed, except where critical root zones or utility 
easements present. 

3. Min. building setback of 50’ from any single family residential properties, 
or 100’ from any existing single family dwellings. 

4. Certain uses prohibited. 
5. Transit easement offered (with concrete pad). 
6. Site access limited to two points on Six Forks Road. 
7. Cross access offered to adjoining property to south. 
8. Lighting height and type limited. 
9. Calculated peak hour trips not to be exceeded.   
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Issues and Impacts 
Outstanding 

Issues 
(None.) Suggested 

Conditions
(None.) 

Impacts 
Identified 

(None.) Proposed 
Mitigation

(Not applicable.) 

Public Meetings 
Neighborhood 

Meeting 
Public 

Hearing Committee Planning Commission 
6-8-11 10-18-11 11-1-11: Committee of the 

Whole 
11-22-11:Recommended 

Approval 
 Valid Statutory Protest Petition 

 
Attachments 

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

Planning Commission Recommendation 
Recommendation The Planning Commission finds that this request is consistent 

with the Comprehensive Plan and recommends based on the 
findings and reasons stated below that this request be approved 
in accordance with zoning conditions dated November 22, 2011. 

Findings & Reasons (1) The request is consistent with the Comprehensive Plan. The 
Future Land Use Map designates the site as being 
appropriate for Office and Residential Mixed Use. The 
proposed zoning is consistent with that designation. 

(2) The applicant has provided zoning conditions designed to 
limit development impacts and increase compatibility with 
surrounding land uses. 

(3) Being consistent and compatible, and in seeking to mitigate 
potential impacts, the request can be considered reasonable 
and in the public interest.  

Motion and Vote Motion:   Sterling Lewis 
Second:  Haq 
 
In Favor:  Butler, Buxton, Fleming, Haq, Schuster, Sterling Lewis 
Opposed: Batchelor 
 
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. 
 
 
________________________________  ______________________________11/22/11 
Planning Director  Date  Planning Commission Chairperson Date 
 
 
 
Staff Coordinator: Doug Hill; doug.hill@raleighnc.gov  



Zoning Staff Report – Z-18-11 
Conditional Use District 

 

 
 
 
 

 

Request 
Location Six Forks Road, east side, south of Strickland Rd. 
Request Rezone property from Residential-4 to Office and Institution-1 

Conditional Use District 
Area of Request 10.65 acres 
Property Owner Marjorie Finch Smith 

PC Recommendation 
Deadline 

January 16, 2012 

 

Subject Property 
 Current Proposed 

Zoning R-4 O&I-1 CUD 
Additional Overlay n/a n/a 

Land Use Low Density Residential Primarily residential 
Residential Density 4 units per acre (max. 42 units) 15 units per acre (max. 159 

units); up to 25 per acre with 
preliminary approval of Planning 
Commission (max. 266 units) 

 
 

Surrounding Area 
 North South East  West 

Zoning R-4 R-4 R-4 O&I-1 CUD, R-
10 CUD; R-6 

Future Land 
Use 

Low Density 
Residential 

Office and 
Residential 
Mixed Use 

Office and 
Residential 
Mixed Use 

Office and 
Residential 
Mixed Use; 
Moderate 
Density 
Residential 

Current Land 
Use 

Low Density 
Residential 
(single family 
houses) 

Vacant Medium Density 
Residential 
(apartments) 

Low Density 
Residential 
(townhouses) 

 
 

Comprehensive Plan Guidance 
Future Land Use Office and Residential Mixed Use 

Area Plan n/a 
Applicable Policies Policy LU 1.3 Conditional Use District Consistency 
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Policy LU 2.6 Zoning and Infrastructure Impacts 
Policy LU 4.5 Connectivity 
Policy LU 5.4 Density Transitions 
Policy LU 5.6 Buffering Requirements 
Policy LU 7.3 Single-Family Lots on Thoroughfares 
Policy HP 1.2 Cultural and Historic Resource Preservation 
Policy UD 2.4 Transitions in Building Intensity 
Policy UD 7.3 Design Guidelines 
 

 

Contact Information 
Staff Doug Hill: Doug.Hill@raleighnc.gov  

Applicant Thomas C. Worth, Jr.: curmudgtcw@earthlink.net  
Citizens Advisory Council North; Will Owen: will.s.owen@gmail.com  

 

Case Overview 
The subject property is one of the last of rural character remaining on Six Forks Road within the 
City limits.  It features a c.1900 tri-gable house, outbuildings, and large oak trees, fronting a 
broad, flat field, with the field giving way to woodland on the downward slopes edging the site.  
Access to the site is now and has historically been via Six Forks Road; along the street frontage, 
a row of mature crape myrtles lines the existing sidewalk.   
 
The adjoining R-4 properties to the north (Dartmoor neighborhood) and east (Sterling Forest 
Apartments) were developed in the mid-1980s; across Six Forks Road lie a series of townhouse 
communities mostly developed within the past 10 years, and zoned R-6, R-10 CUD and O&I-1.  
Existing buildings on those properties are 2 stories or less, with pitched roofs.   
 
A 2½-acre, vacant wooded parcel, zoned R-4, abuts the subject site on the south; to the east, on 
the Sterling Forest tract, a ¾-acre wedge of R-4 land lies between the subject parcel and the R-
10 zoning that governs the majority of the Sterling Forest property.  The Future Land Use Map 
foresees the subject site and Sterling Forest tract as a moderate-density/ mixed-use transition 
between more intensive development at the Six Forks/ Strickland Road and Six Forks/ Saw Mill 
Road intersections. 
 

Exhibit C & D Analysis 
 

1. Consistency of the proposed rezoning with the Comprehensive Plan 
and any applicable City-adopted plan(s) 

 
1.1 Future Land Use 

The property is located within an area designated for Office and Residential Mixed 
Use development, of which the Comprehensive Plan states “This category is applied 
primarily to frontage lots along thoroughfares where low density residential uses are 
no longer appropriate, as well as office parks and developments suitable for a more 
mixed-use development pattern.  This category encourages a mix of moderate to 
medium density residential and office use.  Retail not ancillary to employment and/or 
residential uses is discouraged so that retail can be more appropriately clustered and 
concentrated in retail land mixed use centers at major intersections and planned 
transit stations.  The Office and Institution zones provide the closest match with the 
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proposed use pattern.”  The proposed rezoning is consistent with this designation.  
The majority of retail uses permitted under O&I-1 zoning are prohibited. 
 
 

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

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

 
The proposed conditions are consistent with this policy, to the extent provided.  
Added qualifications, as suggested below, could offer further assurance of case 
consistency. 
 
 

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

 
The request is consistent with this policy.  Infrastructure capacity at the site is 
anticipated to be sufficient to meet demands from the degree and type of site 
redevelopment possible under the proposed rezoning. 
 
 

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. 

 
The rezoning petition is consistent with this policy.  An offer of cross-access is 
conditioned to the property to the south, the only adjacent undeveloped tract. 
 
 

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. 

 
The proposal is consistent with this policy.  Conditioned building height caps, buffers, 
and setbacks from single-family dwellings help provide measures of transition to 
neighboring less-densely developed areas.   
 
 

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. 

 
The proposal appears to be consistent with this policy.  The conditions provide 
increased setbacks and buffers adjacent to low-density single-family development, 
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and cap building height.  The language of Condition 1 provides for a maximum 3-
story or 47-foot building height within 150 feet of the single-family properties to the 
north, with the exception to allow a portion of any site building within 300 feet of the 
eastern lot line (i.e., where the existing site grade drops off to the east) to be up to 4 
stories or 55 feet in height.  There are several single-family attached dwellings 
located within 150’ of the subject property (across Six Forks Road, in the Chadwick 
and Maisons-en-Mer neighborhoods); transitions in that direction are not addressed. 
 
 

Policy LU 7.3 - Single-Family Lots on Thoroughfares 
No new single-family residential lots should have direct vehicular access from 
thoroughfares, in an effort to minimize traffic impacts and preserve the long-term viability 
of these residential uses when located adjacent to thoroughfares. 

 
The proposal is partially consistent with this policy.  Access to Six Forks Road is 
limited to two points, and single family detached dwellings are prohibited, but 
attached single family dwellings would be permitted. 
 
 

Policy HP 1.2 - Cultural and Historic Resource Preservation 
Identify, preserve, and protect cultural and historic resources including buildings, 
neighborhoods, designed and natural landscapes, cemeteries, streetscapes, view 
corridors, and archaeological resources.  

 
The proposal does not address this policy.  The c.1901 Junius Sneed house is 
located on the property.  While neither the house nor its associated outbuildings are 
designated landmarks, they are inventoried as part of the Raleigh Architectural 
Survey on file with the North Carolina Historic Preservation Office. 
 
 

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 
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. 
 

 
The proposal is partially consistent with this policy.  Single-family and multi-family 
buildings on adjacent properties are two or fewer stories in height.  Building height on 
the subject property is capped at four occupied stories over most of the site, but is 
limited to 3 stories along most of the lot lines shared with single-family properties.   
 
 

Policy UD 7.3 – Design Guidelines 
The Design Guidelines in Table UD-1 shall be used to review rezoning petitions and 
development applications for mixed-use developments or developments in mixed-use 
areas such as Pedestrian Business Overlay Districts, including preliminary site plans and 
development plans, petitions for the application of the Pedestrian Business or Downtown 
Overlay Districts, Planned Development Districts, and Conditional Use zoning petitions. 

 
The proposal partially addresses this policy, but responses to more than one-third of 
the Design Guidelines (specifically 9, 14, 15, 18, 21, 22, 23, 25, and 26) are deferred 
to the site plan stage.   
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1.3 Area Plan Guidance 

No area plan has been prepared for the site area. 
 

2. Compatibility of the proposed rezoning with the property and 
surrounding area 
The rezoning request proposes an intensification of site use compatible with the Future 
Land Use Map and surrounding built environment.  Adjacent single-family homes are 
provided vegetative buffers and building setbacks beyond Code Requirements.  Limits on 
building height reduce potential visual impacts on those adjoining properties.  However, 
while responses are provided to most of the Comprehensive Plan’s Design Guidelines, 
many are left to a future site plan to address; issues of urban form ranging from parking 
lot placement to pedestrian access remain open.  Adjoining properties incorporate a 
significant tree cover; the abutting portions of the subject site are characterized by 
similarly wooded areas, but outside the conditioned buffer to the north, tree conservation 
remains largely undefined, most notably as regards the large, mature oaks located near 
Six Forks Road at the property’s northwest corner. 
 

3. Public benefits of the proposed rezoning 
The proposal allows a greater concentration of city residents within walking distance of a 
variety of existing retail goods and services; a transit easement is also offered.  Public 
infrastructure is anticipated to accommodate potential site buildout. 
 

4. Detriments of the proposed rezoning 
The subject site contains natural and historical assets not addressed under the proposal.  
While responses to the Design Guidelines suggest sensitivity to site context, matters of 
building placement and orientation to the street, parking lot placement, and related 
components of urban form remain unaddressed or not fully addressed in the conditions. 
 

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

  
 
Primary 
Streets 

 
Classificatio
n 

 
2009 NCDOT Traffic 
Volume (ADT) 

   

 
Six Forks 
Road 

Secondary 
Arterial 

 
30,000 

    

 
Featherstone 
Drive 

 
Residential 

 
N/A 

    

Street 
Conditions 

      

 
Six Forks 
Road 

 
Lanes 

 
Street 
Width 

 
Curb and 

Gutter 
 

Right- 
of-

Way 

 
Sidewalks 

 
Bicycle  

Accommodations 
 
Existing 

 
5 

 
73' 

Back-to-
back curb 

and 
gutter 

section 

 
90' 

minimum 5' 
sidewalks  

on both sides 
 

None 

 
City Standard 

 
6 

 
89' 

Back-to-
back curb 

and 
 

110' 
5' sidewalks on 

both sides 
Striped bicycle 

lanes  
on both sides 
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gutter 
section 

 
Meets City 
Standard? 

 
NO 

 
NO 

 
YES 

 
NO 

 
YES 

 
NO 

 
Featherstone 
Drive 

 
Lanes 

 
Street 
Width 

 
Curb and 

Gutter 
 

Right- 
of-

Way 

 
Sidewalks 

 
Bicycle  

Accommodations 
 
Existing 

 
2 

 
27' 

Back-to-
back curb 

and 
gutter 

section 

 
50' 

 
None 

None 

 
City Standard 

 
2 

 
31' 

Back-to-
back curb 

and 
gutter 

section 

 
50' 

minimum 5' 
sidewalks  

on one sides 
N/A 

 
Meets City 
Standard? 

 
YES 

 
NO 

 
YES 

 
YES 

 
NO 

 
N/A 

 
Expected 
Traffic  
Generation 
[vph] 

 
Current 
Zoning 

 
Proposed 

Zoning 
 

Differential 
   

 
AM PEAK 

 
39 

 
134 

 
95 

   
 
PM PEAK 

 
48 

 
164 

 
116 

   

Suggested Conditions/ 
Impact Mitigation: 

Traffic Study Determination: Staff has reviewed a trip generation differential report 
for this case.  Based on the condition that limits development on the subject 
property to 134 AM peak hour trips and 164 PM peak trips a Traffic Impact Analysis 
is not recommended for this case.  

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 
This development could increase transit use along the corridor.  The offer of a transit 
easement and concrete pad is conditioned.  
 
Impact Identified:  With a transit easement conditioned, no adverse impact on the 
City’s transit services is anticipated.  

 
 

5.3 Hydrology 
 

Floodplain NO FEMA Floodplain present 
Drainage Basin Mine 

Stormwater 
Management

Subject to Part 10, Chapter 9 

Overlay District none 
 
Impact Identified:  No adverse impacts on the City’s hydrology are anticipated from 
the approval of this proposal. 
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5.4 Public Utilities 
 

 Maximum Demand 
(current) 

Maximum Demand 
(proposed) 

Water 20,000 gpd 32,500 gpd 
Waste Water 20,000 gpd 32,500 gpd 

 
The proposed rezoning would add approximately 12,500 gpd to the wastewater 
collection and water distribution systems of the City.  Water is adjacent to the 
property.  The petitioner would be required to extend sanitary sewer and/or water 
mains to and within the property to serve the proposed development. 
 
Impact Identified:  The proposed rezoning is not expected at have an adverse effect 
on the City’s public utilities. 
 
 

5.5 Parks and Recreation 
The subject tract is not located adjacent to a greenway corridor.  The subject tract is 
located within an unsatisfied neighborhood park search area and the proposed 
rezoning will increase the recreation level of service of the area.  
 
Impact Identified:  The rezoning could place demands for an increased recreation 
level of service in a currently-unsatisfied neighborhood park search area. 
 
 

5.6 Urban Forestry 
The site will need to comply with the tree conservation ordinance (Code Sec. 10-
2082.14). 
 
Impact Identified:  The undisturbed buffer mentioned in Condition 2 will not be 
considered a primary tree conservation area.  This would move TCA from a higher 
priority area to a lesser priority area.  The undisturbed buffer cannot count as tree 
conservation area, unless it meets the requirements of secondary tree conservation 
area and higher priority areas are evaluated first. 
 
 

5.7 Wake County Public Schools 
Under the existing zoning, a maximum of 42 dwelling units can be constructed on the 
site.  The proposed zoning could permit (with Planning Commission approval) up to 
266 units.  The increase could result in an additional 37 elementary school, 22 middle 
school, and 16 high school students being enrolled at base schools: 

 

School name 
Current 

Enrollment 
Current 
Capacity 

Future 
Enrollment 

Future 
Capacity 

Pleasant Union 663 100.6% 700 106.2%
West Millbrook 984 84.5% 1,006 86.4%
Sanderson  1,876 98.8% 1,892 99.6%

 
Impact Identified:  The requested rezoning could notably add to the overcrowding 
already present at the base elementary school.  Base middle and high schools could 
be expected to manage their respective increases in school age population. 
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5.8 Designated Historic Resources 
There are no designated Raleigh Historic Landmarks or National Register properties 
located within 1,000 feet of the property.  The existing dwelling on the site, though, is 
inventoried with the North Carolina Historic Preservation Office (NCHPO) as the 
Junius Sneed House, built in 1901 (catalogued as site WA2535).  It, two surviving 
outbuildings, and the surrounding site are associated with the Sneed-Finch-Bishop-
Aycock Cemetery, which is located immediately northwest across Six Forks Road.  
(The cemetery, which contains 47 marked graves, is recorded with the NCHPO as 
site WA2534.)   
 
Impact Identified:  No properties which are designated as historic resources are 
located on the site or within 1,000 feet of the site.  The future of the Sneed House, or 
its two surviving outbuildings, is not addressed in the proposal. 
 
 

5.9 Impacts Summary 
Increased density can be expected to increase demand for recreation level of 
service, and overcrowding in the base elementary school.   

 
 

5.10 Mitigation of Impacts 
None noted. 
 
 

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

7. Conclusions 
The proposal is consistent with the Future Land Use Map, and most pertinent policies of 
the Comprehensive Plan.  Qualifications to condition language, as well as adding 
conditions reflecting specific responses to the Design Guidelines, would provide further 
assurance of consistency.  
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