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memo
To

Marchell Adams-David, City Manager

Thru

Patrick O. Young, AICP, Director

From

Sara Ellis, Senior Planner

Department

Planning and Development

Date

July 06, 2021

Subject

City Council agenda item for July 06, 2021 – Z-3-21

On June 15, 2021 City Council authorized the public hearing for the following item:
Z-3-21 5601 Preston Place, approximately 0.18 acres located at 5601 Preston Place.
This is a general use rezoning case, and as such has no associated zoning conditions.
Current zoning: Conversation Management (CM)
Requested zoning: Residential-6 (R-6)
The request is consistent with the 2030 Comprehensive Plan.
The request is inconsistent with the Future Land Use Map.
The Planning Commission recommends approval of the request (7 - 0).
Attached are the Planning Commission Certified Recommendation (including Staff
Report), the Petition for Rezoning, and the Neighborhood Meeting Report.

RALEIGH PLANNING COMMISSION
CERTIFIED RECOMMENDATION
CR# 13026

CASE INFORMATION: Z-3-21; 5601 PRESTON PLACE
Location

Preston Place on its north side, approximately half a mile north of
the intersection of New Bern Avenue and Old Milburnie Road.
Address:5601 Preston Place
PINs: 1734775214

Current Zoning
Requested Zoning
Area of Request
Corporate Limits
Property Owner
Applicant
Council District
PC Recommendation
Deadline

iMaps, Google Maps, Directions from City Hall
Conservation Management (CM)
Residential-6 (R-6)
0.18 acres
The site is located outside of Corporate City Limits but within the
ETJ, and annexation will be required to connect to City services.
Larry Watkins
Larry Watkins
C
July 26, 2021

SUMMARY OF PROPOSED CONDITIONS
None, this is a general use rezoning case.

COMPREHENSIVE PLAN GUIDANCE
Future Land Use

Public Parks & Open Space

Urban Form

None

Consistent Policies

Inconsistent Policies

Policy LU 8.5 Conservation of Single-family Neighborhoods
Policy LU 8.12 Infill Compatibility
Policy H 1.8 Zoning for Housing

Policy LU 1.2 Future Land Use Map and Zoning Consistency
Policy LU 3.1 Zoning of Annexed Lands
Policy LU 3.2 Location of Growth

FUTURE LAND USE MAP CONSISTENCY
The rezoning case is

Consistent

Inconsistent with the Future Land Use Map.

COMPREHENSIVE PLAN CONSISTENCY
The rezoning case is

Inconsistent with the 2030 Comprehensive Plan.

Consistent

PUBLIC MEETINGS
First Neighborhood
Meeting

Second
Neighborhood
Meeting

November 12, 2020

Not required

7 Attendees

Planning
Commission
April 27, 2021
(Consent),

May 27, 2021,
(COW)

City Council
June 15, 2021,
July 06, 2021

June 08, 2021

PLANNING COMMISSION RECOMMENDATION

The rezoning case is Inconsistent with the Future Land Use Map and Consistent with the
relevant policies in the Comprehensive Plan, furthermore Approval is reasonable and in the
public interest because:
Reasonableness and
Public Interest

The request is consistent with the 2030 Comprehensive Plan
Overall, and consistent with existing surrounding residential
development.

Change(s) in
Circumstances
Amendments to the
Comprehensive Plan

If approved, the Future Land Use Map will be amended as to
the subject parcel only from Public Parks & Open Space to Low
Density Residential.

If approved, the Comprehensive Plan policies will be amended
as to the subject parcel only and, in addition, only if the property
is developed in accordance with the approved ordinance.
Recommendation

Approval, and a recommendation that the City Council explore
changing the surrounding Conservation Management (CM)
zoning to residential on the lots that are legal existing
nonconformities.

Motion and Vote

Motion:

Rains

Second: O’Haver
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In Favor: Bennett, Elder, Fox, Lampman, Mann, O’Haver and
Rains
Reason for Opposed
Vote(s)

N/A

ATTACHMENTS

1. Staff report
2. Rezoning Application
3. Comprehensive Plan Amendment Analysis

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.

_____________________________________________________
Ken A. Bowers, AICP
Date: 6/8/2021
Planning and Development Deputy Director
Staff Coordinator:

Sara Ellis: (919) 996-2234; Sara.Ellis@raleighnc.gov
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ZONING STAFF REPORT – CASE Z-3-21
General Use District

OVERVIEW
The proposal seeks to rezone an 0.18-acre parcel on Preston Place from Conservation
Management (CM) to Residential-6 (R-6). The request is for a general use district and no
conditions are offered.

The rezoning site is a single parcel - 5601 Preston Place - located approximately a half mile
north of the intersection of New Bern Avenue and Old Milburnie Road at the end of a shallow
cul-de-sac. The site is located outside of Corporate City limits, but within the extraterritorial
jurisdiction, in a larger area of unannexed land located in between the Neuse River and the
Town of Knightdale. An annexation will be required should the petitioner seek to connect to
City services at inside rates.
The rezoning site is part of the Beachwood residential subdivision which is predominately
zoned R-4 with some CM zoning along the eastern parcels following the Neuse River
floodplain. The rear 30’ of the rezoning site is located within the 500-year floodplain. The
site’s topography is generally flat, with a higher elevation in the rear that gradually slopes
forward towards the front. Although this site is located inside the 500-year floodplain,
Raleigh’s Unified Development Ordinance does not regulate development within the 500year floodplain, that regulation covers the 100-year floodplain which outside of the boundary
of the site.

The parcels on the north and south of the subject site share the CM zoning, however they
contain residential dwellings that are existing nonconforming uses. The CM zoning was
applied to this area in 2001 through a request to extend the Extraterritorial Jurisdiction (ETJ),
the zoning was retained and the CM was mapped to follow the 100-year floodplain and
residential was mapped at R-4 densities.

To the west, behind the site, is deeded open space for the Beachwood Homeowner’s
Association that shares the CM zoning and is located in the floodway bordering the Neuse
River. The site fronts along Preston Place on its eastern border, a shallow cul-de-sac with a
mix of CM and R-4 zoning.

The requested district would allow the property owner the ability to construct a single,
detached dwelling. The R-6 zoning district would retain some of the permitted uses in CM
including parks, open space and greenways and minor utilities, and the largest change is
that it would allow the detached house building type. Additionally, the request would reduce
the 50’ protective yard setbacks in CM to 10’ on the front and side and 20’ in the area and
increase the 5% maximum building coverage to a maximum of 51% coverage in R-6 zoning
districts.
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The rezoning site is designated as Public Parks & Open Space on the Future Land Use Map,
which is a designation that envisions permanent open space intended for recreation or
resource conservation uses which could include greenways, parks or resource conservation.
The requested R-6 district is inconsistent with this designation, as it would allow a private
development by permitting the detached house building type. However, the site is located in
a built-out residential subdivision with detached homes on either side and is the last
undeveloped parcel in the neighborhood.

OUTSTANDING ISSUES
Outstanding 1. None
Issues

Staff Evaluation
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Mitigation

1. N/A
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Floodplain

Staff Evaluation
Z-3-21; 5601 Preston Place

9

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?

Yes, the request is consistent overall with the 2030 Comprehensive Plan vision
themes and policies, though it is inconsistent with the Future Land Use Map and
policies related to location of growth.

The request is consistent with the vision theme of Expanding Housing Choices as it
would allow a detached dwelling in a location with sufficient road, sewer and water
infrastructure to serve the site. The request is also consistent with Growing Success
Neighborhoods and Communities and Managing Our Growth as it will facilitate the
development of a vacant lot with the same use as the surrounding properties in an
established neighborhood.

B. Is the use being considered specifically designated on the Future Land Use Map in the
area where its location is proposed?

No, the Future Land Use Map envisions Public Parks & Open Space which is
generally applied to permanent open space intended for recreational or resource
conservation uses. The request to rezone to R-6 is inconsistent with this designation
as it would permit a single family detached dwelling.

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?
Yes, the use could be established without adversely altering the recommended
character of the area but would alter the recommended land use. The site is located
inside the Beachwood Subdivision, an 84-acre community that is almost completely
built out with the exception of this parcel. The request to rezone to build a single
family detached dwelling would be in keeping with the existing development pattern.

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

Yes, community facilities and streets appear to be able to serve the proposed use.

Future Land Use
Staff Evaluation
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Future Land Use designation: Public Parks & Open Space
The rezoning request is
Consistent with the Future Land Use Map.
Inconsistent
Public Parks & Open Space envisions permanent open space intended for
recreational or resource conservation uses such as greenways and parks. While this
site is not mapped as a greenway corridor, it is located within the floodplain on the
rear portion of the parcel. The request to rezone to R-6 would permit a single
detached home, which is an existing use on both sides of the property.

Urban Form

Urban Form designation: None
The rezoning request is
Consistent with the Urban Form Map.
Inconsistent
Other (No Urban Form Designation)

Compatibility
The proposed rezoning is
Compatible with the property and surrounding area.
Incompatible.
The request is generally compatible with the surrounding area as it is located within a
developed subdivision. It would permit the same building type and use that is located
on the parcels bordering the site to the north and south.

Public Benefits of the Proposed Rezoning
•

The request would permit an additional home in a location with sufficient street,
sewer and water infrastructure to serve the proposed density increase.

Detriments of the Proposed Rezoning
•

The request, if approved, would permit development on a parcel envisioned for open
space uses and may result in a loss of open space within the 500-year floodplain.

Staff Evaluation
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Policy Guidance
The rezoning request is consistent with the following policies:
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.
•

The request would permit the development of a single family detached residential
dwelling that is in keeping with the current built character of the neighborhood, and
would place housing where there is current a vacant lot.

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 Overlay Districts.
•

The site is a single, vacant parcel located inside a fully developed residential
subdivision. The request to rezone to R-6 would permit a detached dwelling that is
consistent with the existing development pattern.

Policy 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. In areas characterized by detached houses, accommodations should be made for
additional housing types while maintaining a form and scale similar to existing housing.
•

The requested district would permit a single family detached dwelling on a parcel
where residential development is not currently allowed. This would modestly increase
the housing supply in the area.

The rezoning request is inconsistent with the following policies:
Policy 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 is inconsistent with the Future Land Use Map designation of Public
Parks & Open Space, which envisions permanent open space intended for
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recreational or resource conservation uses such as greenways and parks. The
request is to rezone to R-6, which would permit a detached dwelling.
Policy LU 3.1 Zoning of Annexed Lands
The zoning designation for newly annexed land into the City of Raleigh shall be consistent
with the Future Land Use Map. In those cases where the annexed lands are within a special
study area (as shown on the Future Land Use Map), a special study will need to be
completed prior to zoning and development of the property.
•

The request is located outside of the City of Raleigh’s Corporate Limits, but inside
the extraterritorial jurisdiction. The request is inconsistent with the Future Land Use
Map designation of Public Parks & Open Space for this parcel.

Area Plan Policy Guidance

There is no area specific guidance for this site.

HOUSING AFFORDABILITY &
ENERGY EFFICIENCY ANALYSIS
Carbon Footprint: Transportation
City Average

Site

Notes

Transit Score

30

0

This site is not served by public transit.

Walk Score

31

5

Most errands require a car.

Source: Walk Score is a publicly available service that measures pedestrian friendliness by analyzing population density
and road metrics such as block length and intersection density. The higher the Transit Score or Walk Score, the greater
the percentage of trips that will be made on transit or by walking, and the smaller the carbon footprint. The scores also
correlate with shorter vehicle trips, which also produce less carbon. The city has a wide range of scores. Raleigh
Municipal Building, for instance, has a Walk Score of 92, meaning the area is highly pedestrian-friendly and that many
destinations are within a short walk. Some areas in the city have scores in single digits, indicating that few if any
destinations are within walking distance, so nearly all trips are made by car.

Summary: The site is not served by transit, nor is it located in an area with walkable
amenities and will require a car to accomplish most, if not all errands.

Carbon/Energy Footprint: Housing

Staff Evaluation
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Housing Type

Average Annual Energy Use

Permitted in this project?

Detached House

82.7

Yes

Townhouse

56.5

No

Small Apartment (2-4 units)

42.1

No

Larger Apartment

34.0

No

(million BTU)

Source: U.S. Energy Information Administration, 2015 survey. Statistics for residential structures in the South.

Summary: The rezoning request would not permit the more energy efficient housing types,
such as townhouse and apartments.

Housing Supply and Affordability
Does it add/subtract
from the housing
supply?

Adds

The request will allow housing where it is not
currently permitted and will increase the
supply by one unit.

Does it include any
subsidized units?

No

Does it permit a variety
of housing types beyond
detached houses?

No

The only permitted housing type is detached.

If not a mixed-use
district, does it permit
smaller lots than the
average?*

Yes

The site is 0.18 acres, which is smaller than
the City’s average.

Is it within walking
distance of transit?

No

The site is not served by transit.

*The average lot size for detached residential homes in Raleigh is 0.28 acres.

Summary: The request would add one additional unit to the entitlement, and by virtue of the
lot size and R-6 requested entitlement would allow smaller lots than the City’s average.
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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 nor is adjacent to any National Register
individually-listed properties or Raleigh Historic Landmarks.
Impact Identified: None.

Parks and Recreation

1. This site is adjacent to the Neuse River Greenway Corridor.
2. Nearest existing park access is provided by Milburnie Park (0.4 mile) and Anderson Point
Park (3.0 miles).
3. Nearest existing greenway trail access is provided by Neuse River Greenway Trail (1.9
mile).
4. Current park access level of service in this area is graded a D letter grade.
Impact Identified: None.

Public Utilities
Maximum Demand
(current use)

Maximum Demand
(current zoning)

Maximum Demand
(proposed zoning)

Water

0

0

250

Waste Water

N/A

N/A

N/A

Impact Identified:

1. The proposed rezoning would add 250 gpd to the water distribution systems of the
City. There are water mains and an existing private sewer treatment system adjacent
to the proposed rezoning area. Property does not have access to public sewer
2. 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 Developed

Stormwater
Floodplain

Staff Evaluation
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Drainage Basin

Neuse

Stormwater Management

Subject to stormwater regulations under Article 9 of UDO.

Overlay District

None

Impact Identified:

None.

Transportation & Transit
Site Location and Context
Location
The Z-3-21 site is located in east Raleigh at the end of Preston Place, north of New Bern
Avenue and Old Milburnie Road and on the east bank of the Neuse River.
Area Plans
The Z-3-21 site not located within or adjacent to an area plan.
Other Projects in the Area
There are no City of Raleigh street improvement projects programmed nearby. The North
Carolina Department of Transportation (NCDOT) is in early stages of development of the
Eastern Wake Expressway to connect I-540 to I-40 and US-70 near the Wake/Johnston
County Line.
Existing and Planned Infrastructure
Streets
Preston Place is a local street that is not shown on Map T-1 of the Comprehensive Plan (the
Street Plan). It is therefore a local street. It is maintained by NCDOT.
In accordance with UDO section 8.3.2, the maximum block perimeter for R-6 districts is set
by the average lot size. Minimum lot sizes for R-6 lead to 4,500 feet maximum blocks. The
current block perimeter is extremely long, being constrained by the Neuse River. The next
existing river crossing to the north is at Buffaloe Road. The Z-3-21 site is exempt from block
perimeter requirements because of minimum lot size and the location of the Neuse River.
Pedestrian Facilities
Neither Preston Place nor Old Milburnie Road currently have sidewalks.
Bicycle Facilities
There are no existing on-street bikeways near the Z-3-21 site. None are planned in Map T-3
in the comprehensive plan. The Neuse River greenway trail is on the west bank of the river
and there is a bridge across the river and a greenway trail access at the end of Loch Raven
Parkway, approximately an half-mile from the site.
Staff Evaluation
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Transit
This site is not served by existing or planned transit.
Access
Access is by Preston Place.
Traffic Impact Analysis (TIA) Determination
Based on the Envision results, approval of case Z-3-21 would increase the amount of
projected vehicular peak hour trips to and from the site as indicated in the table below. The
proposed rezoning from CM to R-6 is projected to generate 1 new trip in the AM peak hour
and 1 new trip in the PM peak hour. These values do not trigger a rezoning Traffic Impact
Analysis based on the trip generation thresholds in the Raleigh Street Design Manual.
Z-3-21 Existing Land Use

Daily

AM

PM

Vacant

0

0

0

Z-3-21 Current Zoning Entitlements

Daily

AM

PM

Conservation Management

0

0

0

Z-3-21 Proposed Zoning Maximums

Daily

AM

PM

Residential

9

1

1

Z-3-21 Trip Volume Change
(Proposed Maximums minus Current Entitlements)

Daily

AM

PM

9

1

1

Impact Identified: Small increase in the number of trips generated.

Urban Forestry

The lot is smaller than two acres in size, UDO Section 9.1 does not apply.
Impact Identified: No impact.

Impacts Summary

The rezoning request would have minimal impacts at this stage.

Mitigation of Impacts

No mitigation of Z-3-21 is needed at the rezoning stage.
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CONCLUSION
Rezoning request Z-3-21 is a request to rezone a single parcel from Conservation
Management (CM) to Residential-6 (R-6). The request is for a general use district and does
not include zoning conditions. Application of R-6 to the site would allow for a single detached
dwelling, which is not currently a permitted use in CM.
This request is inconsistent with the Future Land Use Map guidance for the site, as well as
policies relating to location of growth. The request is also inconsistent with the vision themes
of Managing Our Growth, Growing Successful Neighborhoods and Communities and
Coordinating Land Use and Transportation as it would permit residential growth outside of
Corporate City Limits in a location that is not served by transit.

It is however consistent with policies related to infill development, zoning for housing and
conservation of single-family neighborhoods. The request would permit a one unit increase in
the residential density of the area and allow a detached dwelling to be located in an
established neighborhood where properties on either side have the same use. The request is
consistent with the vision theme of Expanding House Choices.

CASE TIMELINE
Date

Action

Notes

1/15/21

First neighborhood meeting
held

7 total attendees

1/27/2021

General use rezoning
application submitted

Request to rezone from CM to R-4,
subject lot is too small to
accommodate a dwelling under R-4
zoning.

2/4/2021

General use rezoning
application submitted

Change in request to rezone to R-6
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APPENDIX
SURROUNDING AREA LAND USE/ ZONING SUMMARY

Existing
Zoning
Additional
Overlay
Future
Land Use
Current
Land Use
Urban
Form

SUBJECT
PROPERTY

NORTH

SOUTH

EAST

WEST

Conservation
Management

Conservation
Management

Conservation
Management

Residential4

Conservation
Management

None

None

None

None

None

Public Parks
& Open
Space

Public Parks
& Open
Space
Detached
Residential

Public Parks
& Open
Space
Detached
Residential

Low Density
Residential

Public Parks
& Open
Space

Road

Open Space

None

None

None

None

Undeveloped
None

CURRENT VS. PROPOSED ZONING SUMMARY
Zoning
Total Acreage
Setbacks:
Front
Side
Rear
Residential Density:
Max. # of Residential Units
Max. Gross Building SF
Max. Gross Office SF
Max. Gross Retail SF
Max. Gross Industrial SF
Potential F.A.R

EXISTING ZONING

PROPOSED ZONING

CM
0.18

R-6
0.18

50’
50’
50’

10’
10’
20’

0
0
0
---0

1
1
1,400
---0.18

*The development intensities for proposed zoning districts were estimated using an impact analysis tool. The estimates
presented are only to provide guidance for analysis.
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COMPREHENSIVE PLAN AMENDMENT
ANALYSIS – CASE Z-3-21
OVERVIEW
The rezoning site is currently designated for Public Parks & Open Space on the Future Land
Use Map and will be re-designated as Low Density Residential.

LIST OF AMENDMENTS
1. Amend the Future Land Use Map from Public Parks & Open Space to Low Density
Residential.

AMENDED MAPS

Staff Evaluation
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IMPACT ANALYSIS

The Future Land Use Map amendment caused by approval of this request would decrease
the amount of land planned for public open space in this area.
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AGENDA ITEM (C) 3: Z-3-21 – 5601 Preston Place
This case is located 5601 Preston Place on its north side, approximately one-half mile north of the
intersection of New Bern Avenue and Old Milburnie Road.
Approximately 0.18 acres of land are proposed to be rezoned by Larry Watkins, the property owner. This
is a general use rezoning case and has no associated zoning conditions.
The request is consistent with the 2030 Comprehensive Plan.
The request is inconsistent with the Future Land Use Map.
The Committee of the Whole discussed this case at their May 27, 2021 meeting. The committee made a
recommendation for approval stating the request is consistent with the 2030 Comprehensive Plan and
consistent with existing surrounding development. The Commission recommends the City Council
explore changing the surrounding Conservation Management (CM) zoning to residential on the lots that
are legal existing nonconformities.
This item first appeared on the Planning Commission's April 27 agenda. The Planning Commission
deadline for action is July 26, 2021.
Mr. Rains made a motion to recommend approval of the case. Mr. O’Haver seconded the motion.
Commissioners how do you vote?
Bennett (Aye), Elder (Aye) Fox (Aye), Lampman (Aye) Mann (Aye), O’Haver (Aye) and Rains
(Aye). The vote was unanimous 7-0.

