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RALEIGH PLANNING COMMISSION
CERTIFIED RECOMMENDATION
CR#

CASE INFORMATION: CASE Z-11-19
Location

Grove Avenue, approximately 400 feet south of the intersection of
Grove Avenue and Western Boulevard.
Address: 510 Grove Avenue
PINs: 0784402971

Current Zoning
Requested Zoning
Area of Request
Corporate Limits
Property Owner

Applicant

Citizens Advisory
Council (CAC)
PC Recommendation
Deadline

iMaps, Google Maps, Directions from City Hall
R-6 w/SPROD
R-10 w/ SPROD
.52 acres
The site is located within the City of Raleigh’s Corporate limits.
Jamie & Brian Mountain
313 Sherwee Drive
Raleigh, NC 27603
Schroder Construction Company
9660 Falls of Neuse Road
Raleigh, NC 27605
West CAC, Meets the third Tuesday of the month, Johnathan
Edwards Community Relations Analyst, 919.996.5712,
Johnathan.edwards@raleighnc.gov
August 12, 2019

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

COMPREHENSIVE PLAN GUIDANCE
Future Land Use

Moderate Density Residential

Urban Form

None

Consistent Policies

Inconsistent Policies

Policy LU 1.2 Future Land Use Map and Zoning Consistency
Policy LU 2.2 Compact Development
Policy H 1.8 Zoning for Housing
Policy LU 4.7 Capitalizing on Transit Access
Policy LU 8.5 Conservation of Single-Family Neighborhoods

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
02/23/2019, 4
Attendees

CAC

Planning
Commission

04/16/19,

05/14/2019,

5/22/19 Vote: 6 (N) –
4 (Y), 5 Abstentions

06/25/2019

City Council

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
Change(s) in
Circumstances
Amendments to the
Comprehensive Plan
Recommendation
Motion and Vote
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Reason for Opposed
Vote(s)

ATTACHMENTS
1. Staff report
2. Rezoning Application
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
Date
Staff Coordinator:

____________________________________
Planning Commission Chair Date

Sara Ellis: (919) 996-2234; Sara.Ellis@raleighnc.gov
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ZONING STAFF REPORT – CASE Z-11-19
General Use District

OVERVIEW
The rezoning site is a .52 acre, single parcel located on Grove Avenue, approximately 400
feet south of the intersection of Grove Avenue and Western Boulevard. The site is located
south of Western Boulevard, approximately half a mile east of the intersection of Western
Boulevard and Jones Franklin Road. The Western Boulevard Corridor is planned for future
Bus Rapid Transit (BRT) service that would be within reasonable walking distance from site.
The site currently contains a duplex on approximately a quarter of the property, but the
majority of the parcel is undeveloped with light forestation. The topography on the site slopes
upward slightly from west to east. The three residential properties directly west of the site
have recorded stormwater complaints, that generally follow the sloping topography and
presumable drainage in the area westward.
The properties in the blocks immediately surrounding the site share the current Residential-6
with Special Residential Parking Overlay District (R-6 w/SRPOD) zoning designation.
However, there are many houses that occupy two lots, which if redevelopment were to occur
could result in increased density. Two blocks west of the site density in the area increases to
Residential Mixed Use with a three story height limit (RX-3) and then to Commercial Mixed
Use with a three story height limit and green frontage (CX-3-GR) height limit along the
Western Boulevard and Jones Franklin intersection.
The Special Residential Parking Overlay District (SRPOD) provide additional restrictions to
the base code standards for vehicular surface areas located within the front yard of single
unit living, detached homes. The SRPOD also restricts vehicle parking outside of the
vehicular surface area.
The Future Land Use Map (FLUM) Designation on the site is Moderate Density Residential,
which supports the rezoning request to increase density from Residential-6 to Residential-10.
The Moderate Density Residential FLUM designation suggests a residential density of six to
fourteen units per acre, which is consistent with the requested residential density of ten units
per acre.
The site is located within the Transit Stop Half-Mile Buffer Urban Form area on the current
Urban Map (Map UD-1), however this designation was created before the adoption of the
current Wake County Transit Plan. The Wake County Transit Plan does however list
Western Boulevard as a planned Bus Rapid Transit Corridor, and the 2030 Comprehensive
Plan Update suggests a designation of Western Boulevard as a Bus Rapid Transit Corridor,
and areas with ¼ a mile of planned BRT routes as “core transit areas”. The Core Transit
Area designation recommends an urban or hybrid approach to frontage in the area,
depending on the context. While the proposal does not include a frontage designation, as it
is requesting a residential zoning designation for which frontages cannot be applied. It is of a
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similar context to surrounding properties in the area and would permit an increase in density
which is supported by current policies related to transit and land use.
If the rezoning were approved, the subject site would be the only parcel with an R-10 zoning
designation in the immediate area, however this request does not appear to be a case of
“spot zoning”. North Carolina law permits spot zoning, if it can be established as reasonable.
The criteria for consideration are: 1) the size and nature of the tract, 2) compatibility with
existing plans, 3) the impact of the zoning decision on the landowner, the immediate
neighbors, and the surrounding community, and 4) the relationship between the newly
allowed uses in a spot rezoning and the previously allowed uses. As this request is
consistent with FLUM and Comprehensive Plan policy guidance, it appears the request can
be reasonably accommodated.

Update for June 25, 2019 Planning Commission Meeting
Per the discussion at the May 28, 2019 Planning Commission meeting the applicant has
resubmitted the application for Z-11-19 as a Conditional Use Rezoning Case. The application
was submitted on June 18, 2019 and requires a full 15-day review cycle so that all the trades
may have the opportunity to review conditions for clarity and enforceability. The staff report
reflects the general use rezoning case and will be updated after a full review of the new
submission has been completed.
The deadline for Planning Commission Action is August 12, 2019, which will necessitate the
need for a timeline extension request from City Council to allow sufficient time for staff review
of the conditions, and to allow for the code required submission of zoning conditions ten
calendar days prior to the Planning Commission meeting.

OUTSTANDING ISSUES
Outstanding 1. None.
Issues
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Mitigation

1. N/A
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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 with the vision, themes and policies in the Comprehensive
Plan.
This proposal is consistent with the Expanding Housing Choices vision theme, which
encourages expanding the supply of affordable housing choices. The request is to increase
residential density from a currently permitted six units per acre, to a permitted ten units per
acre. The request would also allow for additional housing types not permitted in R-6 zoning
including; apartments and townhomes.
This proposal is consistent with the Coordinating Land Use and Transportation vision
theme, which encourages coordinating land use planning with transportation investments.
The site is located approximately 1/10th a mile or 400 south of Western Boulevard, a corridor
listed in the Wake County Transit Plan as a future Bus Rapid Transit route. Policies related
to transit and land use suggest increasing residential density in close proximity to planned
transit investments. If approved, the subject site would add housing units in an area with
easy access to planned transit investments.
The request is consistent with the Growing Successful Neighborhoods and Communities
vision theme, which encourages careful infill that complements the existing character of the
area and creates diverse, walkable neighborhoods providing convenient access to open
space, community services, retail, and employment.
The request is not inconsistent with any of the other vision theme statements.
B. Is the use being considered specifically designated on the Future Land Use Map in the
area where its location is proposed?
Yes, the use being requested will allow for a density of ten residential units per acre, in an
area where the Future Land Use Map (FLUM) suggests a density of six to fourteen units per
acre. The corresponding zoning districts for this FLUM designation include R-10, which is the
requested zoning.
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 requested is specifically 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?
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Yes, the rezoning site is in an urbanized area with sufficient infrastructure to serve
development allowed by the proposed zoning.

Future Land Use
Future Land Use designation: Moderate Density Residential
The rezoning request is
Consistent with the Future Land Use Map.
Inconsistent

Analysis of consistency: The use and density permitted by the proposed zoning are
consistent with the recommendation of the Moderate Density Residential designation for
the area, which suggests a residential density of six to fourteen units per acre. The
proposal would allow up to ten units per acre.

Urban Form
Urban Form designation: Transit Stop Half-Mile Buffer
The rezoning request is
Consistent with the Urban Form Map.
Inconsistent
Other
Overview: The current Urban Form Designation “Transit Stop Half-Mile Buffer” is
anticipated to change should the 2018 version of the 2030 Comprehensive Plan be
adopted, based on the Wake County Transit Plan. The site is located approximately
400 feet from Western Boulevard, which is a planned BRT Route and a planned
commuter rail corridor in the segment adjacent to the rezoning site, and policy
guidance suggests an urban or hybrid approach to frontage is recommended,
depending on context. The existing development is built out somewhere between R-4
and R-6 density, and the proposed increase to R-10 would be an appropriate
transition given the FLUM designation and surrounding development. Additionally
residential zoning designations per the UDO do not permit frontage designations.
Impact: The proposal would allow for an increase in density in an area within close
proximity to a planned transit route.
Compatibility: The proposal is compatible with surrounding character of the area, as
it would permit a gradual increase in density within ¼ a mile of planned transit
investments.

Compatibility
Staff Evaluation
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The proposed rezoning is
Compatible with the property and surrounding area.
Incompatible.
Analysis of Compatibility: The density and building types allowed by the requested zoning
are compatible with the surrounding development pattern. Overall density of the site could be
up to ten units per acre, and the zoning category would allow townhomes. This is compatible
with the similar density of surrounding residential developments, as it would permit an
estimated five units.

Public Benefits of the Proposed Rezoning
•

Potential increase in residential density in an area near planned transit investments.

•

Potential increase in types of housing permitted; R-6 zoning does not permit
townhomes or apartments, but these are permitted building types in the requested R10 zoning district.

Detriments of the Proposed Rezoning
•

Traffic may increase in the area surrounding the rezoning site.

Policy Guidance
The rezoning request is consistent 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 Future Land Use Map designates areas identified for Moderate Density Residential to
have a density of six to fourteen units per acre. The request will allow for up to ten units per
acre, which is consistent with the FLUM designation.
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.
The request would increase the permitted residential density from a currently allowed six
units per acre, to a permitted ten units per acre. Given the size of the property, staff
estimates that would increase the total number of units permitted by two. The request would
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also expand the types of buildings allowed to include the apartment and townhome building
type.
Policy 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 noncontiguous development.
The request would allow a more compact form of development by permitting the townhome
and apartment building type. This may support the future Bus Rapid Transit investments
planned for the Western Boulevard Corridor approximately 400 feet north of the site.
Policy LU 4.7 Capitalizing on Transit Access
Sites within a half-mile of planned and proposed fixed guideway transit stations should be
developed with intense residential and mixed uses to take full advantage of and support the
City and region’s investment in transit infrastructure.
If approved, the subject site would add housing units within ¼ a mile of a planned Bus Rapid
Transit route on Western Boulevard, as listed in the Wake County Transit Plan.
The rezoning request is inconsistent 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.
If approved, the proposal would permit the addition of the apartment building type to the
area, which does not currently exist in the area immediately surrounding the site. This may
alter the existing neighborhood scale.

Area Plan Policy Guidance
There is no area plan guidance for this site.

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
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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 Powell Dr. Park (0.6 miles) and
Kaplan Park (1.2 miles).
3. Nearest existing greenway trail access if provided by Reedy Creek Greenway
Trail (1.9 miles).
4. Park access level of service in this area is graded a B letter grade.
5. Considering the (future park) city-owned properties nearby, this area is not
considered a high priority for park land acquisition. The Jackson property (6312
Linville Dr.) is a 4.85-acre undeveloped site approximately 300 feet away.
Impact Identified: None.

Public Utilities

Maximum Demand
(current use)

Maximum Demand
(current zoning)

Maximum Demand
(proposed zoning)

Water

1,875 gpd

1,875 gpd

3,125 gpd

Waste Water

1,875 gpd

1,875 gpd

3,125 gpd

1. Impact Identified: The proposed rezoning would add approximately 3,125 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 to determine adequate capacity to support the proposed
development. Any improvements identified by the study would be required to be
permitted prior to the issuance of Building Permit & 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

Stormwater
Floodplain
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Drainage Basin

Simmons

Stormwater Management

UDO 9.2

Overlay District

N/A

Impact Identified: No downstream structural flooding impacts identified.

Transit
This site is located 100 yards from Western Boulevard, an identified BRT corridor as part of
the Wake Transit Plan. This site, as well as those around it, may have very good access to
all-day frequent bus rapid transit service based on what is planned currently.
Transit service works better with higher densities in the abstract, but it's difficult to say from a
transit perspective if this rezoning will improve the efficiency of the overall transit system.
Impact Identified: None.

Transportation
Site Location and Context
Location
The Z-11-19 site is in west Raleigh on Grove Avenue between Western Boulevard and
Scarlet Maple Drive.
Area Plans
The Z-11-19 site is located within the Raleigh-Cary Rail Crossing (RCRX) Study area. The
project studied at-grade railroad crossing and sought to determine how future rail station and
road alignments would affect the community. The Powell Drive crossing is the nearest to the
subject site. There are no proposed impacts to Grove Avenue.

Existing and Planned Infrastructure
Streets
The subject site fronts Grove Avenue a neighborhood street 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 perimeter is approximately 4000 feet between
Western Boulevard, Carolina Avenue, Scarlet Maple Drive, and Grove Avenue. Improvement
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of the unimproved ROW known as Barstow Drive between Carolina Avenue and Grove
Avenue will improve the block perimeter to approximately 2,000 feet.
Pedestrian Facilities
There are no sidewalks along the Z-11-19 parcel. There has been 1 fatal pedestrian crash in
2011 near the intersection of Carolina Avenue and Western Boulevard.
Bicycle Facilities
There is no on-street bicycle facility on Grove Avenue. There are no planned bicycle facilities
on Grove Avenue. There is an existing multi-use path on the south side of Western
Boulevard less than 500 feet from the subject site. There have been no bicycle crashes near
the site.
Transit
There are several transit stops located less than ¼ mile from the site along Western
Boulevard at Hillsborough Street, Carolina Avenue and Powell Drive. GoTriangle Route 300
provides service every half hour. GoTriangle Routes 301 and 305 provide additional service
during peak times. GoRaleigh Route 11L runs every hour in the eastbound on Western
Boulevard, and Route 27 runs every half hour during in the westbound direction on Western
Boulevard.
Access
Access to the subject site is via Grove Avenue.
Other Projects in the Area
Approximately a half mile south, the City of Raleigh plans to resurface Grovewood Place,
Ravenwood Drive, and Melbourne Road between Aukland Street and Ravenwood Drive.
There are no other projects with a mile of the subject site.
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TIA Determination
Approval of case Z-11-19 may marginally increase trip generation. A traffic study is not
required for case Z-11-19.
Z-11-19 Existing Land Use

Daily

AM

PM

Two-Family Home

0

0

0

Z-11-19 Current Zoning Entitlements

Daily

AM

PM

Single-Family/Two-Family Homes

22

1

2

Z-11-19 Proposed Zoning Maximums

Daily

AM

PM

Multi-Family Homes

37

2

3

Daily

AM

PM

15

1

1

Z-11-19 Trip Volume Change
(Proposed Maximums minus Current Entitlements)

Impact Identified: None.

Urban Forestry
The property is less than 2 acres in size. Compliance with UDO 9.1 (Tree Conservation) is
not required for development plans less than 2 acres in size.
Impact Identified: None.

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.
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CONCLUSION
The request is to rezone approximately .52 acres from Residential-6 with a Special
Residential Parking Overlay District (R-6 w/SPROD) to Residential-10 with a Special
Residential Parking Overlay District (R-10 w/SPROD). This is a general use rezoning case,
and as such there are no conditions associated with it.
The request is consistent with the Future Land Use Map and consistent with the
Comprehensive Plan overall. The type of development proposed already exists in the area
and can be established without adversely affecting the community.
The request is consistent with Comprehensive Plan policies regarding coordinating transit
and land use, increasing housing supply, and infill development. The request would support
the Vision Themes of Expanding Housing Choices, Coordinating Land Use and
Transportation, and Growing Successful Neighborhoods and Communities. The request
would also permit increased residential density within ¼ a mile of a planned Bus Rapid
Transit Route on Western Boulevard.
The request is not inconsistent with any identified Comprehensive Plan policies.

CASE TIMELINE
Date

Action

Notes

03/04/2019

General use rezoning
application submitted.

Application incomplete; missing
required items.

03/14/2019

Application resubmitted.

Applicant included neighborhood
meeting letter, appropriate signatures
and other missing items.
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APPENDIX
SURROUNDING AREA LAND USE/ ZONING SUMMARY
SUBJECT
PROPERTY

NORTH

SOUTH

EAST

WEST

R-6

R-6

R-6

R-6

R-6

SPROD

SPROD

SPROD

SPROD

SPROD

Future
Land Use

Moderate
Density
Residential

Moderate
Density
Residential

Moderate
Density
Residential

Moderate
Density
Residential

Moderate
Density
Residential

Current
Land Use

Multifamily
Residential

Single
Family
Residential

Single
Family
Residential

Vacant &
Single
Family

Single
Family

Existing
Zoning
Additional
Overlay

Urban Form

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

R-6 w/ SPROD
.52

R-10 w/SPROD
.52

10’
10’
20’

10’
5’
20’

6
3
6,000
---.26

10
5
10,000
---.44

*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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Case: Z‐11‐19
Development Name: GROVE AVE & WESTERN BLVD

Zoning: R‐10, SRPOD (Proposed)
Proposed Land Use: Townhomes/Apartments

Z‐11‐19 Trips Generated
Z‐11‐19 Existing Land Use
Two‐Family Home
Z‐11‐19 Current Zoning Entitlements
Single‐Family/Two‐Family Homes
Z‐11‐19 Proposed Zoning Maximums
Townhomes/Apartments
Z‐11‐19 Trip Volume Change
(Proposed Maximums minus Current Entitlements)

Daily Trips (vpd)
0
Daily Trips (vpd)
22
Daily Trips (vpd)
37
Daily Trips (vpd)
15

AM Peak Hour Trips (vph)
0
AM Peak Hour Trips (vph)
1
AM Peak Hour Trips (vph)
2
AM Peak Hour Trips (vph)
1

PM Peak Hour Trips (vph)
0
PM Peak Hour Trips (vph)
2
PM Peak Hour Trips (vph)
3
PM Peak Hour Trips (vph)
1

AM Peak Hour Peak Direction Trips (vph)
1

Percent of AM Trips in Peak Direction
77%

PM Peak Direction Trips (vph)
1

Percent of PM Trips in Peak Direction
63%

Z‐11‐19 Traffic Study Worksheet
7.1.3.B Trip Generation

Meets Conditions? (Y/N)

A

Peak Hour Trips ≥ 150 veh/hr

No

B

Peak Hour Trips ≥ 100 veh/hr if primary access is on a 2‐lane street

No

C

More than 100 veh/hr trips in the peak direction

No

D

Daily Trips ≥ 3,000 veh/day

No

E

Enrollment increases at public or private schools

NA

A

Affects a location with a high crash history
[Severity Index ≥ 8.4 or a fatal crash within the past three years]

Yes

B

Takes place at a highly congested location
[Volume‐to‐capacity ratio ≥ 1.0 on both major street approaches]

No

C

Creates a fourth leg at an existing signalized intersection

No

D
E

Not Applicable

Meets Conditions? (Y/N)

7.1.3.C Site Context

Exacerbates an already difficult situation such as a RR Crossing, Fire Station Access, School
Access, etc.
Access is to/from a Major Street as defined by the City's Street Plan Map
[Major street ‐ boulevard or avenue with 4 or more lanes]

There was a fatal or disabeling crash at the intersection of Carolina and Western in the past 3
years. With approximately no increase in trip generation, approval of this case is not
anticipated to impact this intersection.

No
No

F

Proposed access is within 1,000 feet of an interchange

No

G

Involves an existing or proposed median crossover

No

H

Involves an active roadway construction project

No

I

Involves a break in controlled access along a corridor

No
Meets Conditions? (Y/N)

7.1.3.D Miscellaneous Applications
A

Planned Development Districts

No

B

In response to Raleigh Planning Commission or
Raleigh City Council resolutions

NA

None noted as of 3‐28‐19

Traffic Study Required: No
Reason: There was a fatal or disabeling crash at the intersection of Carolina and Western in the past 3 years. With
approximately no increase in trip generation, approval of this case is not anticipated to impact this intersection.

Completed By: JR
Date: 3/28/2019

Checked By: JSM
Date: 4/2/2019
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