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Certified Recommendation 
Raleigh Planning Commission                                     

  CR# 11586 
 

Case Information  Z-6-14 Raleigh Beach Road 
 Location Raleigh Beach Road, northeast of its intersection with New Bern Avenue 

Address:  4805 Raleigh Beach Road 
PIN:  1734261556 

Request Rezone property from R-4 and I-1 to RX-3-CU 
Area of Request 57.27 acres 
Property Owner Ruthie Sue Brewer and Deborah Rose Gambill 

P. O. Box 763 
Wendell, NC 27591-0763 

Applicant Andrew Petesch 
Petesch Law 
916 N. Blount Street 
Raleigh, NC 27604-1128 

Citizens Advisory 
Council  

NE CAC 
Chairperson 
Michi Vojta 
(919) 358-9266 
michinjeri@yahoo.com 

PC 
Recommendation 

Deadline 

October 22, 2014 

 

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

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

Comprehensive Plan Guidance 
 

FUTURE LAND USE  Community Mixed Use 
CONSISTENT Policies Policy LU 1.2 – Future Land Use Map and Zoning Consistency 

Policy LU 4.5 – Connectivity 
Policy LU 2.6 – Zoning and Infrastructure Impacts 

INCONSISTENT Policies None noted 
 

Summary of Proposed Conditions 
1. Some uses are prohibited. 
2. Most limited and special uses are prohibited 
3. Provision of 50’ buffer adjacent to residentially-zoned properties 
4. Residential development limited to 650 dwelling units or 16 dwellings per acre 
5. Provision for distribution of allowed development intensity across subsequent parcels, 

if the original parcel is subdivided. 
6. No construction material or equipment stored in buffer areas 
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Public Meetings 
Neighborhood 

Meeting Committee Planning Commission 

December 10, 
2013 

Date: Action July 22, 2014:  Initial Planning 
Commission discussion, item 
held 
August 12, 2014:  Second 
Planning Commission 
discussion, item held 
September 9, 2014:  Third 
Planning Commission 
discussion, item voted out 
with recommendation to 
approve. 

 
 Valid Statutory Protest Petition 

 
Attachments 

1. Staff report 

Planning Commission Recommendation 
Recommendation The Planning Commission recommends approval of this 

rezoning proposal and recommends that the City Council 
authorize a public hearing to be held on October 7th. 

Findings & Reasons The Planning Commission finds this proposal to be reasonable 
and in the public interest. 

Motion and Vote Motion:  Whitsett 
Second:  Buxton 
In Favor:  Braun, Buxton, Fleming, Fluhrer, Lyle, Schuster, 
Sterling-Lewis, Swink and Whitsett 

 
This document is a true and accurate statement of the findings and recommendations of the 
Planning Commission. Approval of this document incorporates all of the findings of the attached 
Staff Report. 
 
 
________________________________  _____________________________   _8/12/14 
Planning Director  Date  Planning Commission Chairperson Date 
 
 
 
Staff Coordinator:  James Brantley james.brantley@raleighnc.gov   
     
     
 
 
 

mailto:james.brantley@raleighnc.gov


  
 

Staff Evaluation  
Z-6-14 Raleigh Beach Road  August 19, 2014                                                                                                            

3 

 

 

Case Summary 

Overview 
At 57 acres, this site is a relatively large undeveloped parcel of land in east Raleigh north of New 
Bern Avenue between North New Hope Road to the west and North Rogers Lane to the east.  
The site is occupied by one single family house and is traversed from north to south by an 
approximately 150’ wide overhead transmission line easement.  To the north and east of the site 
are single family neighborhoods, most notably Hedingham and Rogers Farm.  A small townhouse 
development is located immediately to the northwest of the site.  To the west, between 
Hedingham Boulevard and the western boundary of the property are a church and a daycare.  
South of the property, across Raleigh Beach Road, are two industrial/commercial buildings.  
Immediately to the southwest is a church.  New Bern Avenue from the vicinity of the site, west to 
the I-440 Beltline, is mostly developed as a commercial strip. 
 
The site forms much of the eastern boundary of a Mixed Use Center as designated on the City’s 
Urban Form Map.  The Mixed Use Center is clustered around the North New Hope Road/New 
Bern Avenue intersection and is anchored by a WalMart.  New Bern Avenue approaching the 
Mixed Use Center from the east is designated as a Parkway Corridor. 
 
Much of the New Bern Avenue corridor, including the site of the proposed rezoning, is designated 
“Community Mixed Use” on the Future Land Use Map.  Land to the west and south of the site 
share this designation.  The neighborhoods to the north and east of the site are designated for 
Low Density Residential.  Land to the west is designated as a Mixed Use Center on the Urban 
Form Map. 
 
The site is split zoned.  Approximately 5 acres in the southwest corner of the parcel are zoned 
Industrial-1, the remainder is zoned R-4.  The neighborhood to the east is zoned R-4 PDD and to 
the north, R-6.  The small townhouse development at the northwest corner of the site is zoned R-
15 CUD.  Land to the west and south are zoned I-1 and TD CUD. 
 
The high and flat portion of the site is in the northeast.  From there the land slopes down to the 
southwest corner of the parcel, which is clipped by an un-named tributary of Crabtree Creek. 
 

Outstanding Issues 
Outstanding 

Issues 
None noted 
 

Suggested 
Mitigation 

None noted 
 

 

Zoning Staff Report – Case # Z-6-14 
Conditional Use District 



  
 

Staff Evaluation  
Z-6-14 Raleigh Beach Road  August 19, 2014                                                                                                            

4 

ZONING REQUEST 
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Rezoning Case Evaluation 

1. Compatibility Analysis  
 

1.1  Surrounding Area Land Use/ Zoning Summary 
 
 
 

Subject 
Property 

North South East  West 

Existing 
Zoning 

R-4, I-1 R-6 R-4, I-1, TD R-4 I-1 

Additional 
Overlay 

  SHOD-4 PDD  

Future Land 
Use 

Community 
Mixed Use 

Low and 
Moderate 
Density 
Residential 

Community 
Mixed Use 

Low Density 
Residential 

Community 
Mixed Use 

Current Land 
Use 

Vacant Single family 
houses 

Commercial Single family 
houses 

Church 
daycare, 
vacant 

Urban Form 
(if applicable) 

N/A N/A N/A Mixed Use 
Center 

N/A 

 
 

1.2  Current vs. Proposed Zoning Summary 
 
 Existing Zoning Proposed Zoning 
    Residential Density: 4 dwellings per acre (R-4 

section); residential not allowed 
(I-1 section) 

16 dwellings per acre 

    Setbacks: 
Front: 
Side: 
Rear: 

 
20’ (R-4), 50’ (I-1) 
10’ (R-4), 0’, aggregate 40’(I-1) 
30’ (R-4), 0’ (I-1) 

 
10’ to 30’ 
0’ or 6’ 
20’ 

Retail Intensity Permitted: 0.3 FAR (I-1 portion only) Cannot be determined 
Office Intensity Permitted: 0.5 FAR (I-1 portion only) Cannot be determined 

*Assumes apartment building 
 
1.3  Estimated Development Intensities 

 
    Existing Zoning       Proposed Zoning* 

Total Acreage 57.27 acres 57.27 acres 
Zoning  I-1, R-4 RX-3-CU 
Max. Gross Building SF  
(if applicable) 

Cannot be determined 2,446,000* 

Max. # of Residential Units 163 650 
Max. Gross Office SF 120,000 sq. ft. Cannot be determined 
Max. Gross Retail SF 66,000 sq. ft. Cannot be determined 
Max. Gross Industrial SF Cannot be determined Not allowed 
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Potential F.A.R Cannot be determined 0.97 FAR* 
 
*The development intensities for proposed zoning districts were estimated using the Envision Tomorrow impact analysis 
tool. Reasonable assumptions are factored into the analysis to project the worst case development scenario for the 
proposed rezoning. The estimates presented in this table are rough estimates intended only to provide guidance for 
analysis in the absence of F.A.R’s and density caps for specific UDO districts.  
 
The proposed rezoning is: 
 

 Compatible with the property and surrounding area.  
  

 Incompatible.   
     Analysis of Incompatibility: 
 

 
 

Although the site is designated for Community Mixed Use on the FLUM, higher density 
housing as implied by the RX zoning district (rather than commercial development) would 
provide a transition between the lower density residential areas to the north and east and the 
retail uses to the west and south.  Given the size of the parcel, it is possible to step down 
residential density along the property’s perimeter where there is adjacent single family 
housing. 
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2. Comprehensive Plan Consistency Analysis 
 
All rezoning petitions are subject to a four point test for consistency, as per the guidance of 
Section A.1 of the Comprehensive Plan: 
 

1. Is the proposal consistent with the vision, themes, and policies contained in the 
Comprehensive Plan?  

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

3. 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?  

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

Staff finds this case consistent.  The proposal meets tests 1 and 3.  Per test 2, although the 
property is designated Community Mixed Use on the Future Land Use Map, RX-3 is not 
inappropriate for the location, given that it lies between a retail center to the west and single 
family housing to the east.  Given the size of the property and its development potential, a Traffic 
Impact Analysis has been prepared.  Consequently test 4 will be met when road connections and 
road improvements required by the City are constructed. 
 
2.1  Future Land Use  
 
Future Land Use designation:  
 
Community Mixed Use 
 
The rezoning request is:  
 

 Consistent with the Future Land Use Map.   
 

 Inconsistent   
     Analysis of Inconsistency: 
 

 
 
2.2  Urban Form  
 
Not applicable, no Urban Form designations for this property. 
 

The Community Mixed Use Designation does not preclude residential development, but it does 
create the possibility for higher density housing.  Retail might not be suitable for this parcel, 
since there are underperforming retail developments in the vicinity, and access to the site from 
New Bern Avenue will be problematic due to the existing intersection configuration of New 
Bern Avenue and Raleigh Beach Road. 
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2.3  Policy Guidance  
 
The rezoning request is inconsistent with the following policies: 
 

None noted 
 

2.3 Area Plan Policy Guidance  
 
Not applicable, no area plan exists for this locale. 
 

3. Public Benefit and Reasonableness Analysis 

3.1 Public Benefits of the Proposed Rezoning 
 

The proposal could provide additional housing fairly close in to town, with transit access 
available in the New Bern Avenue corridor.  Nearby underperforming shopping areas 
could be invigorated by increased population in the area.  This is a relatively large plot of 
land and provides a rare opportunity for a unified development scheme. 

3.2 Detriments of the Proposed Rezoning 
 

A full build-out of residential development at 3 stories and 16 dwellings per acre could 
strain the infrastructure of the area.  Access to New Bern Avenue may require a 
reconfiguration of the intersection of Raleigh Beach Road and New Bern Avenue. 
 
 

4. Impact Analysis 
 

4.1 Transportation 
1. Raleigh Beach Road is classified as a two lane undivided avenue according to Map T-1 

of the 2030 Comprehensive Plan and requires a total of 64’ of R/W. The petitioner will 
need to dedicate 32’of R/W measured from the existing centerline to the subject parcel if 
the R/W does not currently exist.   
 

2. The block perimeter for the proposed site is greater than 6,000 feet. Section 8.3.2 of the 
Unified Development Ordinance identifies a maximum block perimeter of 3,000 feet for 
development that is four stories or less under the Residential Mixed Use zoning 
classification. New public streets may be required to maintain a well-connected street 
network to meet this standard.  
 

 
Impact Identified: 

Traffic Impact Analysis was requested and has been submitted. 
 

4.2 Transit 
Currently the closest transit stop is New Hope/New Bern. Both the City of Raleigh Short 
Range Transit Plan and the Wake County 2040 Transit Study call for extending transit to this 
area.  
 
Impact Identified: This development will increase demand for transit in this area.  

 
4.3 Hydrology 
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1. The site is subject to Part 10, Chapter 9 Stormwater Regulations. 
2. Alluvial soil types Wo (Wehadkee and Bibb soils) Me (Mantachie soil) appears to be on 

site 
3. Some Neuse River Buffer in the southwest corner of the property 

 
Floodplain No FEMA Floodplain present 

Drainage Basin Crabtree and Neuse 
Stormwater Management Subject to Part 10, Chapter 9 

Overlay District none 
 
Impact Identified:  None noted. 

 
 

4.5 Parks and Recreation 
 

A planned greenway corridor exists in the southwestern corner of the site.  At time of plan review, 
greenway corridor will need to be dedicated.  Greenway connectivity through site is unlikely.   
Park Services are provided by Marsh Creek Community Center (2.6 miles distant) and the 
proposed Milburne site (0.68 miles). 

 
 

4.6 Urban Forestry 
This rezoning is will have an impact on the application of UDO 9.1 Tree Conservation to the 
property. 
 
Impact Identified: 

1. Fences that cause tree disturbing activity when installed are not allowed in tree 
conservation areas or if installation disturbs the critical root zone of trees in the 
designated tree conservation area. 

2. Tree conservation areas are only acceptable as outlined in UDO requirements 
Article 9.1. 

 
4.7 Designated Historic Resources 

N/A 
 

4.8 Community Development 
N/A 

 
4.9 Appearance Commission 

N/A 
 
4.10 Impacts Summary 

The primary impact will be upon the road network.  A Traffic Impact Analysis has been 
provided. 

 
 

4.11 Mitigation of Impacts 
Road connections and intersection improvements will be required at time of subdivision.   
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5. Conclusions 

 
The proposal is consistent with the Future Land Use Map and is compatible with surrounding land 
uses.  Although the Future Land Use Map calls for Community Mixed Use on the property, RX-3 
is a reasonable zoning category for the property. 
 













SUMMARY OF ISSUES 

A neighborhood meeting was held on December 10, 2013 to discuss a potential rezoning 
located at 4805 Raleigh Beach Road. The neighborhood meeting was held at Willow Oak 
Clubhouse in Hedingham Community, 4401 Willow Oak Road off Bartholomew Circle. 
There were zero (0) neighbors in attendance. The general issues discussed were: 

Summary of Issues: No issues were discussed as no neighbors attended the meeting. 

However, meeting notice letters were sent and received as Mr. Petesch received and 
responded to two separate requests (one via telephone and one via email) for additional 
information beyond what was included in the letter. 

• 

• 

Prior to the meeting date, a Mr. Ronald Smith (address unknown) spoke with Mr . 
Petesch via telephone. Mr. Smith was informed of the proposed development of 
multifamily dwellings on the subject property and was encouraged to attend the 
meeting. He stated that he planned to attend, but did not. 

After the meeting date, jim Phillips, Property Manager Assistant for Northern Tool & 
Equipment, whose office is at 2800 Southcross Dr. W., Burnsville, MN 55306, 
contacted Mr. Petesch via email. Northern Tool & Equipment operates a store 
located at 4927 New Bern Ave, Raleigh, North Carolina. Mr. Phillips was informed of 
the proposed development of multifamily dwellings on the subject property. Mr. 
Phillips did not raise any issues with respect to the rezoning or potential for 
multifamily development at that location. 

Revision 10.16.13 
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