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Municipal Building 
222 West Hargett Street 
Raleigh, North Carolina 27601 

One Exchange Plaza 
1 Exchange Plaza, Suite 1020 
Raleigh, North Carolina 27601 

City of Raleigh 
Post Office Box 590 • Raleigh 
North Carolina 27602-0590 
(Mailing Address) 

TO: Ruffin L. Hall, City Manager 

FROM: Ken Bowers AICP, Director; Jason Hardin, AICP

DEPARTMENT: City Planning 

DATE: April 24, 2019 

SUBJECT: City Council agenda item for May 7, 2019 – Z-2-19 

On April 2, 2019, City Council authorized the public hearing for the following 

item:  

Z-2-19 5513 Dixon Drive, approximately 2.61 acres, on the west side of Dixon

Drive at its intersection with Lipscomb Court.

Current zoning: Residential-4 (R-4) 

Requested zoning: Residential-10-Conditional Use (R-10-CU). 

Signed zoning conditions provided on February 18, 2019 limit density to eight 

units per acre and prohibit certain uses, including outdoor recreation, outdoor 

entertainment, and telecommunication tower. 

• The request is consistent with the 2030 Comprehensive Plan and the 
Future Land Use Map

• The Planning Commission recommends approval in a vote of 6 to 1.

• The North CAC supports approval in a vote of 33-5 (March 19, 2019).

The one Planning Commission member voting against recommending approval 

had recommended a deferral to assess stormwater questions raised by area 

residents. The site must provide stream buffers and retain runoff from 2- and 

10-year storms. Additional stormwater analysis is provided as an attachment to

this memo.

Attached are the Planning Commission Certified Recommendation (including 

Staff Report), the Petition for Rezoning, and the Neighborhood Meeting Report. 
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Z-2-19: Additional Stormwater Analysis 

 

The site is a 2.61-acre parcel currently zoned R-4. The request is to zone the parcel to allow more 

dense development under R-10 zoning. A 50-foot-wide Neuse River stream buffer exists along the 

northern property boundary; any impacts to the buffer would require North Carolina Department of 

Environmental Quality approval. Flood prone soils exist on site and there is 400 feet of stream 

frontage. A flood study to determine flood elevations will be required with submittal of a development 

plan. 

 

Based on the topography of the area, no portion of the lot appears to slope or drain onto any 

adjacent parcels. Virtually all of the lot drains to the stream on the north end of the property. There 

are documented channel erosion complaints from properties along this stream downstream (north) 

of the property, but no flooding complaints. The stream flows north-northwest toward Mine 

Creek/Shelley Lake and a mapped FEMA floodplain. Development on this parcel is not anticipated to 

affect immediate neighboring properties, downstream structures, or any properties located south or 

east of the site with regards to stormwater runoff. A map showing the area is included on the 

following page. 

 

The site is subject to stormwater regulations under UDO 9.2. While the rezoning will allow more 

dense development, the site will be held to runoff control to predevelopment (existing conditions) 

rates for two- and 10-year storms.  

 

There are documented complaints of channel erosion downstream of the site, but no documented 

structural flooding cases. No additional runoff control requirements would be anticipated. 
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Z-2-19 Hydrology Map 
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RALEIGH PLANNING COMMISSION 

CERTIFIED RECOMMENDATION 

CR# 11899 

CASE INFORMATION: Z-2-19 DIXON DRIVE 
Location 

Dixon Drive, west side, at its intersection with Lipscomb Court 

Address: 5513 Dixon Drive 

PINs: 1706379803 

iMaps, Google Maps, Directions from City Hall 

Current Zoning R-4 

Requested Zoning R-10-CU 

Area of Request 2.61 acres 

Corporate Limits The subject site is located within the corporate limits and is 
surrounded by properties also within corporate limits. 

Property Owner LSRS Durham Properties LLC 

Applicant LSRS Durham Properties LLC (David Staggs) 

Citizens Advisory 
Council (CAC)  

North 

PC Recommendation 
Deadline 

June 24, 2019 

SUMMARY OF PROPOSED CONDITIONS 

1. Density limited to 8 units per acre. 

2. Prohibited uses: Outdoor sports facility, outdoor entertainment facility, 

telecommunication tower. 

COMPREHENSIVE PLAN GUIDANCE 

Future Land Use  Moderate Density Residential 

Urban Form None 

Consistent Policies Policy LU 1.2—Future Land Use Map and Zoning Consistency 

Policy LU 2.2—Compact Development 

Policy LU 8.10—Infill Development. 

Policy H 1.8—Zoning for Housing 

Inconsistent Policies None 

https://maps.raleighnc.gov/iMAPS/?pin=1706379803
https://www.google.com/maps/place/5513+Dixon+Dr,+Raleigh,+NC+27609/@35.8588251,-78.6509234,17z/data=!3m1!4b1!4m5!3m4!1s0x89ac587c7c8c628f:0x1c04a316166ee68a!8m2!3d35.8588208!4d-78.6487347
https://www.google.com/maps/dir/Raleigh+Municipal+Building,+West+Hargett+Street,+Raleigh,+NC/5513+Dixon+Dr,+Raleigh,+NC+27609/@35.8186499,-78.6740954,13z/data=!3m1!4b1!4m14!4m13!1m5!1m1!1s0x89ac5f6fd3fee821:0xad0c5b805f401aa7!2m2!1d-78.6430487!2d35.7785875!1m5!1m1!1s0x89ac587c7c8c628f:0x1c04a316166ee68a!2m2!1d-78.6487347!2d35.8588208!3e0


FUTURE LAND USE MAP CONSISTENCY 

The rezoning case is  Consistent    Inconsistent with the Future Land Use Map. 

COMPREHENSIVE PLAN CONSISTENCY 

The rezoning case is  Consistent    Inconsistent with the 2030 Comprehensive Plan. 

PUBLIC MEETINGS 

Neighborhood 

Meeting 
CAC 

Planning 

Commission 
City Council 

1/16/19. Three 

attendees. 

1/16/19; 2/19/19; 

3/19/19 (Y-33, N-5) 

3/26/19 (6-1) 4/2/19 

PLANNING COMMISSION RECOMMENDATION 

The rezoning case is Consistent with the relevant policies in the Comprehensive Plan, 

and Approval of the rezoning request is reasonable and in the public interest. 

The rezoning case is Consistent with the relevant policies in the comprehensive Plan, but 

Denial of the rezoning request is reasonable and in the public interest. 

The rezoning is Inconsistent with the relevant policies in the Comprehensive Plan, and 

Denial of the rezoning request is reasonable and in the public interest.  

 The rezoning case is Inconsistent with the relevant policies in the Comprehensive Plan, 

but Approval of the rezoning request is reasonable and in the public interest due to changed 

circumstances as explained below. Approval of the rezoning request constitutes an 

amendment to the Comprehensive Plan to the extent described below. 

Reasonableness and 

Public Interest 

The request is consistent with the Future Land Use Map and the 

Comprehensive Plan and received a favorable CAC vote. 

The request would allow additional density in an area where it is 

needed and lead to homes that are potentially more affordable 

relative to larger-lot detached homes. Any traffic increase would be 

minor. 

Recommendation Approval 

Motion and Vote 
Motion: Braun 

Second: Novak 

In favor: Braun, Hicks, Jeffreys, McIntosh, Novak, Swink 

Opposed: Geary 

Reason for Opposed 

Vote(s) 

Requested more time to consider any potential stormwater impacts 



ATTACHMENTS 
1. Staff report
2. Rezoning Application
3. Original conditions

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 and Comprehensive Plan Amendment Analysis. 

________________________________ _________________________________ 

Planning Director  03/26/19  Planning Commission Chair  03/26/19 

Staff Coordinator: Jason Hardin: (919) 996-2657; Jason.Hardin@raleighnc.gov 

mailto:Jason.Hardin@raleighnc.gov


 

OVERVIEW 

The proposal seeks to rezone a 2.61-acre parcel on the east side of Dixon Drive, roughly a 

quarter-mile north of West Millbrook Road and just southwest of Sanderson High School. 

The property is currently zoned R-4; the request is for R-10-CU zoning with a limitation of 

eight units per acre. 

The property is currently vacant and wooded; all contiguous parcels are developed with 

residential uses. A stream runs along the northern edge of the property. It is bordered by 

apartments to the north and west; duplexes to the east; and detached houses to the south 

and a portion of the west side. 

In terms of zoning, property to the east and west is zoned R-6. The parcel to the north is 

zoned R-10-CU with a limitation on density of six units per acre. The parcel to the south and 

a parcel along a part of the western edge of the subject property are zoned R-4. 

The Future Land Use Map designates the subject property and most adjacent properties as 

Moderate Density Residential, which envisions between six and 14 units per acre. The area 

adjacent to a portion of the western border of the site is designated as Low Density 

Residential. Farther to the east, Future Land Use Map designations increase in intensity as 

they approach the intersection of West Millbrook Road and Six Forks Road, which is 

designated as a node of mixed-use activity. The area does not have a designation on the 

Urban Form Map. 

The zoning request would permit additional residential density, although less than would be 

the case in R-10 zoning without conditions. It also would facilitate additional residential 

building types, including duplexes, townhouses, and apartments. 

In addition to limiting density on the site, conditions prohibit certain uses, including outdoor 

recreation, outdoor entertainment, and telecommunication tower. 

 

OUTSTANDING ISSUES 

Outstanding 

Issues 

None Suggested 

Mitigation 

N/A 

 

ZONING STAFF REPORT – CASE Z-2-19 

Conditional Use 



 



 



 



COMPREHENSIVE PLAN 

Determination of the conformance of a proposed use or zone with the Comprehensive Plan 

includes consideration of the following questions: 

A. Is the proposal consistent with the vision, themes, and policies contained in the 

Comprehensive Plan? 

The proposal is consistent with themes of the plan, particularly Expanding Housing 

Choices, and with several specific policies that address issues such as housing 

supply, compact development, and infill development. 

B. Is the use being considered specifically designated on the Future Land Use Map in the 

area where its location is proposed? 

Yes. The Moderate Density Residential category envisions residential densities of 

between six and 14 units per acre; the request would permit eight units per acre. 

C. If the use is not specifically designated on the Future Land Use Map in the area where its 

location is proposed, is it needed to service such a planned use, or could it be 

established without adversely altering the recommended land use and character of the 

area? 

The use is designated on the Future Land Use Map. 

D. Will community facilities and streets be available at City standards to serve the use 

proposed for the property? 

Existing infrastructure is sufficient to serve development allowed by the request. 

 

Future Land Use  

Future Land Use designation:  Moderate Density Residential 

The rezoning request is 

 Consistent with the Future Land Use Map. 

 Inconsistent 

 The Moderate Density Residential category envisions residential densities of 

between six and 14 units per acre; the request would permit eight units per acre. 

Urban Form  

Urban Form designation: None 

The rezoning request is 

 Not applicable (no Urban Form designation) 



Compatibility 

The proposed rezoning is 

 Compatible with the property and surrounding area. 

 Incompatible. 

The request would facilitate residential development in an area characterized 
largely by residential uses, with the exception being a public school to the 
northeast. The request for R-10, which includes a three-story height limit, would 
facilitate development of a similar scale to its surroundings.  

Public Benefits of the Proposed Rezoning 

• The request would provide needed additional housing supply in a city with high 

housing demand. 

• The request, by permitting various housing types (Attached, Detached, Townhouse, 

Apartment), would provide more housing variety. 

• The request would provide more housing in a location less than a quarter-mile from 

transit (Route 23L on Millbrook Road). 

Detriments of the Proposed Rezoning 

• None 

Policy Guidance  

The rezoning request is consistent with the following policies: 

LU 1.2 Future Land Use Map and Zoning Consistency. The Future Land Use Map shall 

be used in conjunction with the Comprehensive Plan policies to evaluate zoning consistency 

including proposed zoning map amendments and zoning text changes. 

• The request, which would facilitate residential development of up to eight units per 

acre, is consistent with the Future Land Use Map’s Moderate Density Residential 

designation. 

 

LU 2.2 Compact Development. New development and redevelopment should use a more 

compact land use pattern to support the efficient provision of public services, improve the 

performance of transportation networks, preserve open space, and reduce the negative 

impacts of low intensity and non-contiguous development. 

•  The request would enable a much more compact development pattern than the 

existing R-4 zoning. 

 



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 

•  The request would facilitate development on vacant land adjacent to developed 

parcels. The request would enable residential development in an area characterized 

by residential development and at a scale comparable to nearby areas, therefore 

creating no sharp changes in the development pattern. 

 

H 1.8 Zoning for Housing. Ensure that zoning policy continues to provide ample opportunity 

for developers to build a variety of housing types, ranging from single-family to dense multi-

family. Keeping the market well supplied with housing will moderate the costs of owning and 

renting, lessening affordability problems, and lowering the level of subsidy necessary to 

produce affordable housing.  

•  The request would provide additional housing supply and, by permitting different 

building types, potentially a greater variety of housing options. By facilitating 

additional units and building types other than detached houses, the proposal would 

permit development that would be more affordable relative to what would likely be 

produced under current zoning. 

 

The rezoning request is inconsistent with the following policies: None 

 

Area Plan Policy Guidance 

The property is not within the boundary of an area plan. 



IMPACT ANALYSIS 

Historic Resources 

The site is not located within or adjacent to a National Register Historic District or Raleigh 

Historic Overlay District. It does not include not is it adjacent to any National Register 

individually listed properties or Raleigh Historic Landmarks. 

Impact Identified: None 

Parks and Recreation 

1. This site is not directly impacted by any existing or proposed greenway trails, corridors, 

or connectors. 

2. Nearest existing park access is provided by Dixon Drive Park (0.3 miles) and Shelly Lake 

Park (1.2 miles). 

3. Nearest existing greenway trail access if provided by Snelling Branch Trail (0.4 miles). 

4. Park access level of service in this area is graded an A letter grade. 

5. This area is not considered a high priority for park land acquisition. 

Impact Identified: None requiring mitigation 

Public Utilities 

 Maximum Demand 

(current use) 

Maximum Demand 

(current zoning) 

Maximum Demand 

(proposed zoning) 

Water Vacant 6,250 12,500 

Wastewater Vacant 6,250 12,500 

 

1. The proposed rezoning would add approximately 12,250 gpd to the wastewater 

collection and water distribution systems of the City. There are existing sanitary sewer 

and water mains adjacent to the proposed rezoning area. 

2. At the time of development plan submittal, a Downstream Sewer Capacity Study may be 

required. Any improvements identified by the study would be required to be permitted 

prior to the issuance of a building permit and constructed prior to release of a Certificate 

of Occupancy. 

3. Verification of water available for fire flow is required as part of the Building Permit 

process. Any water system improvements recommended by the analysis to meet fire flow 

requirements will also be required of the developer. 

Impact Identified: None requiring additional mitigation 



Stormwater 

Floodplain No. Flood-prone soils exist alongside the stream on the 

northern edge of the site. 

Drainage Basin Mine 

Stormwater Management UDO 9.2 

Overlay District None 

Neuse Buffer exists along northern property boundary; impacts to buffer must be approved 

by NC DEQ. Flood-prone soils and 400 feet of stream frontage exist; a flood study to 

determine flood elevations will be required with submittal of a development plan. Site is 

subject to Stormwater Regulations under UDO 9.2. 

Impact Identified: None requiring additional mitigation 

Transportation 

Site Location and Context 

Location 

The Z-2-19 site in North Raleigh along Dixon Drive, between West Millbrook Road and the 

entrance to Sanderson High School.  

 

Area Plans 

The Z-2-19 site is not located in any existing area plans. It is northwest of the Midtown-St. 

Albans Area Plan, for which the goal is to involve the community in shaping the growth and 

development of the area so that transportation, land use, and other decisions are made to 

meet the needs of current and future residents, employees, and visitors. 

 

Other Projects in the Area 

The subject site is not located near any existing City or NCDOT current transportation 

projects. 

 

Existing and Planned Infrastructure 

Streets 

Dixon Drive is designated as a 2-lane, undivided avenue in the Raleigh Street Plan. It is 

maintained by the City of Raleigh. UDO section 8.5.1.B requires that this street be brought 

up to city standards when development occurs. Lipscomb Court is designated in the Raleigh 

Street Plan as a neighborhood street to be connected to Loft Lane under redevelopment of 



the properties east of the subject site. Lipscomb Court is also maintained by the City of 

Raleigh.  

In accordance with UDO section 8.3.2, the maximum block perimeter for R-10 zoning 

districts is 2,500 feet. The current block, encompassed by Dixon Drive, North Hills Drive, and 

West Millbrook Road has a perimeter of approximately 7,800 feet. 

 

Pedestrian Facilities 

There is existing sidewalk on both sides of Dixon Drive along the site frontage. There have 

been no pedestrian crashes near the site in the last 5 years. The Z-2-19 site is approximately 

1/3 of a mile from the Snelling Branch Greenway Trail and about 3/4 of a mile from the Mine 

Creek Greenway Trail. 

 

Bicycle Facilities 

There are bicycle lanes on Snelling Road between Dixon Drive and Millbrook Road. The 

Long-Term Bike Plan calls for bicycle lanes on Dixon Drive and West Millbrook Road. 

 

Transit 

The nearest transit stop is located less than a quarter-mile south of the site near the 

intersection of West Millbrook Road and Dixon Drive. GoRaleigh Route 23L stops there 

every 30 minutes during weekday peak hours.  

 

Access 

Access to the subject property may be via Dixon Drive.  

 

TIA Determination 

Approval of case Z-2-19 may marginally result in an increase in trip generation. There are no 

other site context concerns that trigger the requirement for a TIA. A traffic study is not 

required for case Z-2-19. 

 

Impact Identified: None requiring additional mitigation 

Urban Forestry 

The site is currently over 2 acres in size and any development plan submitted would be 

subject to UDO 9.1 (Tree Conservation).  The rezoning and conditions will not affect the 

applicability of UDO 9.1. 

Impact Identified: None requiring additional mitigation. 



Impacts Summary 

Increased water and sewer demand; a small number of additional trips; some additional 

impervious surface. 

Mitigation of Impacts 

None requiring additional mitigation beyond that required by code. 



CONCLUSION 

The request, by rezoning the property from R-4 to R-10-CU, would facilitate the creation of 

additional housing supply. Because R-10 permits additional building types, it would allow 

more housing options.  

The request is consistent with several Comprehensive Plan policies, particularly those that 

support the provision of additional housing. It is consistent with the Future Land Use Map 

and is consistent with the Comprehensive Plan overall. 

 

CASE TIMELINE 

Date Action Notes 

11/30/18 Pre-application conference  

1/15/19 North CAC  

1/16/19 Neighborhood meeting  

1/23/19 Petition filed  

2/14/19 Conditions revised  

2/19/19 Conditions revised  

2/19/19 North CAC  

3/19/19 North CAC Yes-33, No-5 

 



APPENDIX 

SURROUNDING AREA LAND USE/ ZONING SUMMARY 

 SUBJECT 

PROPERTY 
NORTH SOUTH EAST WEST 

Existing 

Zoning 
R-4 R-10-CU R-4 R-6 R-6/R-4 

Additional 

Overlay 
- - - - - 

Future  

Land Use 

Moderate 

Density 

Residential 

Moderate 

Density 

Residential 

Moderate 

Density 

Residential 

Moderate 

Density 

Residential 

Moderate 

Density 

Residential/Low 

Density 

Residential 

Current 

Land Use 
Residential Residential Residential Residential Residential 

Urban Form - - - - - 

CURRENT VS. PROPOSED ZONING SUMMARY 

 EXISTING ZONING PROPOSED ZONING 

Zoning R-4 R-10-CU 

Total Acreage 2.61 2.61 

Setbacks: 

Front 

 

Side 

 

 

Rear 

 

20’ 

 

10’ 

 

 

30’ 

 

10’ 

 

5’ detached/0’ or 6’ 

townhouse/apartment 

 

20’ 

Residential Density: 4 units/acre 8 units/acre 

Max. # of Residential Units 10 20 

Max. Gross Building SF  20,000 40,000 

Max. Gross Office SF - - 

Max. Gross Retail SF - - 

Max. Gross Industrial SF - - 

Potential F.A.R .18 .35 

*The development intensities for proposed zoning districts were estimated using an impact analysis tool. The estimates 

presented are only to provide guidance for analysis. 

 

 



Relevant Planning Commission Minutes March 26, 2019: Z-2-19 

AGENDA ITEM (E) 2:  Z-2-19 – 5513 Dixon Drive  

This site is located 5513 Dixon Drive, on the west side of Dixon Drive at its intersection with Lipscomb 

Court.  

This is a rezone property from R-4 to R-10 CU.  

Planner Hardin presented the case.  

Dave Staggs representing the applicant spoke regarding reasons for rezoning, high quality affordable 

homes; believes smaller homes are more affordable; conversations and concerns of traffic from neighbors.  

Mr. Braun made a motion to extend applicant an additional 3 minutes for presentation. Mr. Geary 

seconded the motion. The vote was unanimous, 7-0.  

There was discussion regarding drainage issues and if any concerns had been raised by neighbors.  

Joseph Winters of 48 Snelling Rd spoke regarding parking concerns and drainage issues. 

Carolyn Bishop, owns property, 420 Snelling Rd is concerned with traffic and possibility of increase of 

crime from cut through traffic. She expressed concerns regarding the drainage problem from uphill 

properties. 

Mr. Staggs responded regarding the stacking of cars traffic concerns, doesn’t think they will contribute to 

this issue, as far as drainage issue, his property is downstream and does not think anything they do 

downstream will affect them upstream. 

Ms. Jeffreys asked if there was any information the staff could provide to help with neighborhood concerns.  

Mr. Myers responded that he could provide some information at the next Planning Commission meeting if 

needed. He gave a brief overview of some possible ways to address the traffic stacking at and around 

Sanderson High School.  

There was further discussion regarding what the city requirement for stormwater retention is and if they 

could require the applicant to retain a greater amount of stormwater. 

Mr. Braun made a motion to approve. Mr. Novak seconded the motion.  

Mr. Geary made a substitute motion to defer the case for two weeks to allow for further discussion 

of the stormwater concern. Ms. McIntosh seconded the motion. In favor: Geary, McIntosh Opposed: 

Braun, Hicks, Jeffreys, Novak, Swink. Motion fails.  

Mr. Braun made a motion to approve. Mr. Novak seconded the motion. The vote was not unanimous, 

6-1. Mr. Geary opposed. 
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