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Certified Recommendation 
Raleigh Planning Commission 

  CR#  11436 

Certified Recommendation 
Z-19-11/Falls of Neuse Rd   
 

 
 

Case Information: Z-19-11  8304 Falls of Neuse Rd. 
 Location Falls of Neuse Rd., south side, east of its intersection with Honeycutt Rd. 

Size 0.91 acre 
Request Rezone property from Neighborhood Business and Residential-4 to 

Neighborhood Business Conditional Use District 
 

Comprehensive Plan Consistency 
    Consistent    Inconsistent 
 
       Consistent 
Future Land Use 

Designation 
 

 
Office/ Research and Development 

Applicable Policy 
Statements 

 
 
 
 
 

 
 
 

Policy LU 1.3 Conditional Use District Consistency 
Policy LU 4.5 Connectivity 
Policy LU 5.6 Buffering Requirements 
Policy LU 10.6 Retail Nodes  
Policy AP-540F 1 Development Character on Falls of Neuse 
Road 
Policy AP-540F 4 Falls of Neuse Low Intensity Appearance 
Policy AP-540F 6 Falls of Neuse Access Spacing 
 

 

Summary of Conditions 
 Submitted 

Conditions 
1. Certain uses prohibited. 
2. Maximum square footage 11,000.  Maximum building height: 2 

stories/ 30’. 
3. Minimum dumpster setback from R-4 property at rear: 30’. 
4. Access limited to no more than two driveways on Falls of Neuse Rd. 
5. Lighting limited to maximum 16’ pole height; fixtures to be full cutoff. 
6. Minimum setback at rear: 25’. 
7. Cross-access offered to east and west. 
8. Street access easement to be filed for property to south. 
9. Transition protective yard to be installed along rear of property within 

75 days of zoning approval. 
10. Recombination plat of rezoned property to be filed within 75 days of 

rezoning approval.  
 

Issues and Impacts 
Outstanding 

Issues 
None. Suggested 

Conditions
None. 

Impacts 
Identified 

None. Proposed 
Mitigation

Not applicable. 
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Public Meetings 
Neighborhood 

Meeting 
Public 

Hearing Committee Planning Commission 
6/13/11 10/18/11  11/8/11: Deferred; 

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 the proposed rezoning is 

inconsistent with the Comprehensive Plan.  However, based on 
the findings and reasons stated herein, it recommends that the 
request be approved in accordance with zoning conditions dated 
November 23, 2011. 

Findings & Reasons (1) The request is inconsistent with the Comprehensive Plan. 
The plan designates the site as being appropriate for Office/ 
Research & Development use; the proposal is intended to 
allow expanded retail use.  However, the request would also 
permit future office uses, while (consistent with the future 
land use designation) prohibiting residential development.   

(2) The request is compatible with surrounding land uses and 
development patterns. The existing business is long 
established.  Case conditions go beyond Code to limit 
potential impacts on neighboring low-density properties. 
Offers of cross-access could reduce traffic impacts. 

(3) The request is reasonable and in the public interest. The 
proposal supports local business in eliminating the current 
split zoning on the tract.  Conditions set a timetable for 
protective yard planting. 

   
Motion and Vote  

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



Zoning Staff Report – Z-19-11 
Conditional Use District 

 

 
 
 
 

 

Request 
Location Falls of Neuse Rd., south side, east of its intersection with 

Honeycutt Rd. 
Request Rezone property from Neighborhood Business and Residential-4 to 

Neighborhood Business Conditional Use District 
Area of Request 0.91 acre 
Property Owner Son Enterprise, Inc.  

PC Recommendation 
Deadline 

January 16, 2012 

 

Subject Property 
 Current Proposed 

Zoning NB/ R-4 (split) NB CUD 
Additional Overlay n/a n/a 

Land Use Eating establishment/ bar Eating establishment/ bar 
Residential Density NB (0.46 a.) = 10 units/ acre  

R-4 (0.45 a.) = 4 units/ acre  
Site max. 5 units 

None (per conditions) 

 
 

Surrounding Area 
 North South East  West 

Zoning NB CUD;  
O&I-2 CUD 

R-4 O&I-1 CUD O&I-1 CUD 

Future Land 
Use 

Neighborhood 
Retail Mixed Use 

Office/ Research 
and 
Development 

Office/ Research 
and 
Development 

Office/ Research 
and 
Development 

Current Land 
Use 

Shopping center; 
office building 

Vacant Office building Office building 

 
 

Comprehensive Plan Guidance 
Future Land Use Office/ Research and Development 

Area Plan I-540/ Falls of Neuse 
Applicable Policies Policy LU 1.3 Conditional Use District Consistency 

Policy LU 4.5 Connectivity 
Policy LU 5.6 Buffering Requirements 
Policy LU 10.6 Retail Nodes  
Policy AP-540F 1 Development Character on Falls of Neuse 
Road 
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Policy AP-540F 4 Falls of Neuse Low Intensity Appearance 
Policy AP-540F 6 Falls of Neuse Access Spacing 
 

 

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

Applicant Charles George: cgeorge@wyrick.com  
Citizens Advisory Council North: Will Owen: will.s.owen@gmail.com 

 

Case Overview 
The subject site has been in commercial use as a restaurant/ bar for many years.  The current 
Neighborhood Business portion has been so zoned since 1981, prior to its being annexed by the 
City.  The present split zoning seems attributable to a leg of the R-4 property adjacent to the 
west being combined at some point with the NB portion of the subject site.  It is unclear why the 
full subject property was not rezoned at that point of recombination. 
 
Prior to the widening of the adjacent section of Falls of Neuse Road in 2001, the frontage of the 
subject site featured a full bay of head-out parking along the thoroughfare.  Those spaces were 
lost to the road widening.  Parking was subsequently expanded behind the building into the R-4 
area; however, parking lots are not a permitted use in R-4 zoning. 
 
The request seeks to bring the entire tract under NB CUD zoning, allowing the parking on the 
back portion of the site to become a conforming use.  Additionally, conditions are provided which 
would help guide future redevelopment of the existing NB CUD portion beyond what Code would 
require.   
 

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 proposal is partially inconsistent with the Future Land Use Map, which 
designates this site for Office/ Research and Development, defined in the Plan as 
applying to “major employment centers where housing is not considered an 
appropriate future land use.  Principal uses are office parks, free-standing office 
buildings or corporate headquarters, banks, research and development uses, hotels, 
and ancillary service businesses and retail uses that support the office economy,” 
adding “Most of these areas are currently zoned O&I-1, O&I-2, O&I-3, or 
Thoroughfare District (TD).”  The front part of the lot is zoned commercial; the 
current and foreseeable use is restaurant/ bar.  Commensurate with the Office/ 
Research and Development designation, however, case conditions preclude 
residential redevelopment on the site; current zoning does not. 
 

1.2 Policy Guidance 
The following policy guidance is applicable with this request: 
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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 proposal is consistent in part with the policies of the Comprehensive Plan; 
details are noted below.   
 
 

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 proposal is consistent with this policy.  The proposal is conditioned to offer 
cross-access to the adjacent properties to the east and west within 75 days of the 
rezoning approval.  A permanent access easement is conditioned across the 
property, between the property to the south and Falls of Neuse Road.  
 
 

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 is consistent with this policy.  Case conditions provide a minimum 25-
foot setback at the rear; an even wider setback is conditioned for refuse containers.  
Building height and square footage are capped.  Light pole height is limited, and 
fixtures are conditioned to be full-cutoff.  Plantings meeting transitional protective 
yard requirements are to be installed on the subject property within 75 days 
following rezoning approval. 
 
 

Policy LU 10.6 - Retail Nodes 
Retail uses should concentrate in mixed-use centers and should not spread along 
thoroughfares in a linear "strip" pattern unless ancillary to office or high-density 
residential use. 

 
The proposal is inconsistent with this policy.  Although Neighborhood Business 
zoning has been in place on the front portion of the site for more than 30 years, 
removing the split zoning would extend the present Future Land Use Map 
inconsistency across the entire site.  The subject site abuts low-density residential 
development on the south.  There are no other retail uses on the south side of Falls 
of Neuse Road for 1,400 feet, and the existing zoning on adjacent properties 
precludes such uses.  On the north side of the road, however, numerous properties 
are zoned for retail uses, among them the Lafayette Village shopping center.  The 
Future Land Use Map projects Falls of Neuse Road as the dividing line for 
permitting retail, in designating the north-side properties “Neighborhood Retail 
Mixed Use”. 

 
1.3 Area Plan Guidance 
 

Additional policies for guiding site development are provided by the I-540/ Falls of 
Neuse Area Plan.  The plan pertains to properties fronting the Falls of Neuse Road 
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corridor between the Strickland Road/ Falls of Neuse Road retail area (Bent Tree) 
and Durant Road/ Falls of Neuse Road retail area (Falls Pointe). 

 
 

Policy AP-540F 1 - Development Character on Falls of Neuse Road 
Development along Falls of Neuse Road should not adversely impact adjacent 
residential properties due to bulk, scale, mass, fenestration or orientation of structures, 
stormwater runoff, noise caused by high levels of activity in service areas, or on-site 
lighting. 
 
Policy AP-540F 4 - Falls of Neuse Low Intensity Appearance 
Non-residential frontage lots outside of mixed-use and retail centers along Falls of 
Neuse Road should have a low intensity appearance accomplished through 
landscaping, combining lots, building design, and shared access. 
 
The proposal is consistent with these two policies.  Building square footage and height 
are capped, site lighting height and type limited, and offers of cross-access made. 
 
 
Policy AP-540F 6 - Falls of Neuse Access Spacing 
Direct access points onto Falls of Neuse Road should be no closer than 400 feet apart 
except where existing topographic conditions require an exception to the 400 feet rule. 
Cross access and shared parking should be used whenever possible. 
 
The proposal is inconsistent with this policy.  The property’s street frontage is 
approximately 190 feet.  Case conditions would permit up to two access points to the 
property.  While the provision reflects existing site access, the driveways date from the 
site’s initial development, when Falls of Neuse Road was two lanes wide. 

 
 

2. Compatibility of the proposed rezoning with the property and 
surrounding area 
The proposal seeks to use the rear (south) portion of the property as a parking area.  
Adjoining office properties along Falls of Neuse Road locate the majority of their parking 
to the sides of the respective buildings, but that to the west does have some parking at 
the rear, and the corner property to the east has parking between the building and either 
street frontage.  While rezoning would permit future expansion of the existing use (or a 
limited number of other retail uses), restrictions on building size offer some assurance of 
scale. 
 
 

3. Public benefits of the proposed rezoning 
The proposal would apply the same zoning district to the entire site, in the process 
permitting the back portion to be used for the parking lost to the road widening nearly 10 
years ago.  Adding associated stacking space internal to the site may help prevent traffic 
back-up along the road due to northbound vehicles turning into the property. 
 

 
4. Detriments of the proposed rezoning 

Existing development patterns and nearby uses make it likely most site patrons will drive 
to the site.  Rezoning makes future development of the vacant, landlocked residential 
parcel on the south more doubtful.  While the current building displays a scale, 
orientation, and site placement compatible with adjacent neighborhoods (more so than 
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some recent development along the thoroughfare), conditions do not address future 
building orientation, roof form, fenestration patterns, or site design. 
 
 

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

 
Primary 
Street(s) 

 
Classification 

2009 NCDOT 
Traffic 

 Volume (ADT) 
2035 Traffic 

Volume 
Forecast 
(CAMPO) 

 

 
Falls of 
Neuse 
Road 

Secondary 
Arterial 

 
32,000 

 
35,000 

   

 
Street 
Conditions 

      

 
Falls of 
Neuse 
Road 

 
Lanes 

 
Street Width 

 
Curb and 

Gutter 
 

Right-
of-Way 

 
Sidewalks 

 
Bicycle  

Accommodations 
 
Existing 

 
5 

 
63' 

 
Back-to-back 

curb and 
gutter section 

 
110' 

8' MUP on 
south side; 

5' 
sidewalk 
on north 

side 

 
None 

 
City 
Standard 

 
6 

 
89' 

 
Back-to-back 

curb and 
gutter section 

 
110' 

 
minimum 

5' 
sidewalks  
on both 
sides 

 
Striped bicycle 

lanes  
on both sides 

Meets City 
Standard? 

 
NO 

 
NO 

 
YES 

 
YES 

 
YES 

 
NO 

 
Expected 
Traffic  
Generation 
[vph] 

 
Current  
Zoning  

 
Proposed  

Zoning 
 

Differential 
   

 
AM PEAK 

 
11 

 
25 

 
14 

   
 
PM PEAK 

 
1 

 
50 

 
49 

   

Suggested Conditions/ 
Impact Mitigation: 

Traffic Study Determination: Staff has reviewed a trip generation differential for this 
case. Staff has determined that the expected increase in AM & PM peak period 
trips is less than 50 vehicles/ hour. A traffic impact analysis study is not 
recommended for Z-19-11. The applicant may wish to add a condition stating that 
offers of cross-access will be provided to the property to the landlocked parcel to 
the south. 

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

 
Impact Identified:  No impacts on the City’s transportation services are expected 
from this rezoning. 

 
5.2 Transit 

No comments. 
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Impact Identified:  No impacts on the City’s transit services are expected from this 
rezoning. 
 
 

5.3 Hydrology 
 

Floodplain NO FEMA Floodplain present 
Drainage Basin Perry 

Stormwater Management Subject to Part 10, Chapter 9 
Overlay District none 

 
Impact Identified:  No adverse impacts regarding stormwater are expected from 
this rezoning. 
 
 

5.4 Public Utilities 
 

 Maximum Demand 
(current) 

Maximum Demand 
(proposed) 

Water 5,687 gpd 5,687 gpd 
Waste Water 5,687 gpd 5,687 gpd 

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

5.5 Parks and Recreation 
The subject property is not adjacent to a designated greenway corridor.  The subject 
tract is not located with in a park search area. 
 
Impact Identified: No impacts on the City’s park resources are expected as a result 
of this rezoning. 
 
 

5.6 Urban Forestry 
Tree conservation will not be required for the subject property referenced in this 
application.  The site is less than two acres, with non-residential zoning, but with no 
groups of trees adjacent to a thoroughfare.  
 
Impact Identified: No impacts on the City’s forestry resources are anticipated as a 
result of this rezoning. 
 
 

5.7 Wake County Public Schools 
Under the existing split zoning, a maximum of 5 dwelling units can be constructed 
on the site.  The proposed zoning would preclude residential development.   
 
Impact Identified:  The requested rezoning would result in there being fewer 
school-age residents of the site than would be possible under the present zoning. 

 
 

5.8 Designated Historic Resources 
There are no National Register properties or Raleigh Historic Landmarks on or 
within 1,000 feet of the property.  
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Impact Identified:  The proposed rezoning would not impact the City’s historic 
resources.  
 
 

5.9 Impacts Summary 
(None identified.)  
 
 

5.10 Mitigation of Impacts 
(Not applicable.) 
 
 

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

7. Conclusions 
The proposed rezoning is inconsistent with the Future Land Use Map, which designates 
the site for Office/ Research and Development uses.  However, the front portion of the 
site has been in retail use since before its annexation some 30 years ago.  Rezoning 
would eliminate the current split zoning on the site, allowing the present parking area 
behind the building to become a conforming use.  The case conditions could provide 
improved compatibility of redevelopment beyond current Code requirements.  Cross-
access will be offered to all adjacent properties. 
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