
SP R-6

R-10O&I-1

CUD NB

CUD R-10

SASSER
EL

M

WA
KE

 FO
RE

ST

POPLAR
MO

RD
EC

AI

GLASCOCK
CEDAR

LAFAYETTE

MIMOSA
VIRGINIA

BE
NJ

AM
IN

Z-13-08

SP R-6
w/NCOD

to 
O&I-1 CUD

w/NCOD

0.22 acre



CITY OF RALEIGH

210
Feet

Public Hearing
January 22, 2008
(May 21, 2008)

O&I-1

O&I-1





















 

1/31/08  Z-13-08 Wake Forest Rd 1 

CR# 11165 
Case File: Z-13-08 

Certified Recommendation  
of the City of Raleigh Planning Commission  
 
 

 Case File: Z-13-08 Conditional Use; Wake Forest Road 
 
 General Location: The site is located on the east side of Wake Forest Road, between Sasser and 

Lafayette Streets, and within the Mordecai NCOD limits 
 
 Planning District 
 / CAC: Central / Mordecai 
 
 Request: Petition for Rezoning from Special R-6 w/ NCOD to Office & Institution-1 CUD 

w/ NCOD 
 
Comprehensive Plan  

          Consistency:  The request is consistent with the Comprehensive Plan 
 
 Valid Protest  
 Petition (VSPP):  NO  
 
 
 Recommendation:  The Planning Commission finds that the proposed rezoning is consistent 

with the Comprehensive Plan and that this request be approved in 
accordance with conditions dated January 29, 2008. 
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 CASE FILE: Z-13-08 Conditional Use 

 LOCATION: This site is located on the east side of Wake Forest Road, between Sasser and 
Lafayette, and within the Mordecai NCOD limits. 

 REQUEST: This request is to rezone approximately 0.22 acres, currently zoned Residential-6 
w/ NCOD.  The proposal is to rezone the property to Office & Institution-1 CUD 
w/ NCOD. 

COMPREHENSIVE 
 PLAN CONSISTENCY:  The request is consistent with the Comprehensive Plan  

 
 RECOMMENDATION:  The Planning Commission finds that the proposed rezoning is consistent 

with the Comprehensive Plan and that this request be approved in 
accordance with conditions dated January 29, 2008. 

 
 FINDINGS 
 AND REASONS: 

1) The rezoning request is consistent with the land use recommendations of the 
Comprehensive Plan. The Mordecai Small Area Plan recommends a mixture 
of low density residential and low intensity office and institutional uses on 
east and west sides of Wake Forest Road.  

2) The conditions associated with this request address the building scale and 
character thereby lending compatibility with the surrounding uses. 

3) The request proposes to re-use existing residential structure, with possible 
compatible additions, or construction of a new building that is residential in 
character and scale. This condition further lends consistency with the 
Comprehensive Plan recommendation to preserve and sensitively 
rehabilitate existing residential structures in this area. 

4) That the request being consistent, compatible and having no adverse 
impacts, could be considered reasonable and in the public interest. 

 
 To PC: 1/29/08 
 Case History: 
 To CC: 2/5/08 City Council Status:     

 Staff Coordinator: Dhanya Sandeep 

 Motion: Chambliss 
 Second: Haq 
 In Favor: Anderson, Bartholomew, Butler, Chambliss, Davis, Gaylord, Haq, Harris 

Edmisten, Holt, Mullins, Smith 
 Opposed:  
 Excused:  

  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 Staff Report attached. 

 Signatures: (Planning Dir.)   (PC Chair)  
 
 
      
   
  date:    date:  1/31/08  
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Zoning Staff Report: Z-13-08 Conditional Use  
 

 
 
 LOCATION: The site is located on the east side of Wake Forest Road, between Sasser and 

Lafayette, and inside the Mordecai NCOD limits 
 

 AREA OF REQUEST:  0.22 acre   
 

 PROPERTY OWNER:  Ted Van Dyk & Pam Van Dyk, 919-831-1308 
 

 CONTACT PERSON: Same as above 
 

 PLANNING COMMISSION 
 RECOMMENDATION 
 DEADLINE: May 21, 2008 

 
 
 

 ZONING: Current Zoning Proposed Zoning  
 
Special R-6  

 
O&I-1 CUD  

 
Current Overlay District Proposed Overlay District  
 
NCOD 

 
NCOD 

 
 ALLOWABLE 
 DWELLING UNITS:  Current Zoning Proposed Zoning  

 
I unit 

 
w / Staff approval: 3 units 
w / PC approval: 5 units 

 
 ALLOWABLE OFFICE 

SQUARE FOOTAGE: Current Zoning Proposed Zoning  
 
Not permitted 

 
7,187 sq. ft (0.75 FAR) 

 
ALLOWABLE RETAIL 
SQUARE FOOTAGE:  Current Zoning Proposed Zoning  

 
Not permitted 

 
Not permitted 
 

 
 ALLOWABLE 

 GROUND SIGNS: Current Zoning Proposed Zoning  
 
Tract ID 

 
Low Profile (Height – 3 ½ feet, Area – 
70 sq. ft.) 

 
 ZONING HISTORY: This property was rezoned from Residential-10 to Special R-6 in 1996 pursuant 

to the recommendations of the Mordecai Neighborhood Plan. The Neighborhood 
Conservation Overlay District (Mordecai NCOD) for this area was adopted in 
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1994. The property to the immediate south was rezoned to O&I-1 in 1973. The 
property to the north on which the hospital is situated was rezoned in 1955.   

 
 SURROUNDING 
 ZONING: NORTH: SP R-6 and O&I-1 w/ NCOD 
  SOUTH: O&I-1 and R-10 w/ NCOD 
  EAST: SP R-6 w/ NCOD 
  WEST: SP-R-6 w/ NCOD 
 
  The following regulations apply to the portion of the NCOD on which the subject 

property is located: 
• Minimum lot size – 14,520 square feet or the minimum lot size for a 

duplex in Special R-6 
• Maximum building height – 35 feet 
• Minimum lot width – 50 feet 
• Maximum lot width – 100 feet 
• Conservation District 1 – minimum front yard setback of 35 feet for the 

area west of Wake Forest Road and north of Cedar Street, except for 
part of the north side of Courtland Drive. 

  
 LAND USE: SF detached residential use 
  
 SURROUNDING 
 LAND USE: NORTH: SF detached residential use & Institutional 
  SOUTH: Office (Residential scale), Institutional (Salvation Army Community 

Center) 
  EAST: Mordecai Historic Park, Antique store 
  WEST: SF detached residential use 
 
 
EXHIBIT C AND D ANALYSIS: 
 
COMPREHENSIVE 
 PLAN SUMMARY  
 TABLE: In addition to the various systems plans (i.e. Transportation Plan, Parks and 

Recreation Plan, etc.) that are part of the City’s adopted Comprehensive Plan the 
following table summarizes the other comprehensive plan elements that have 
been adopted by the City Council. 

 
Element Application to case 
Planning District  Central  
Urban Form None 
Specific Area Plan Mordecai Neighborhood Plan 
Guidelines Neighborhood Conservation Overlay District 

Regulations 
   

 
1.  Consistency of the proposed rezoning with the Comprehensive Plan and any applicable City-

adopted plan(s). 
 
The subject property is located within the Central Planning District, just outside the edges of a 
Neighborhood Focus area and within the limits of an established Neighborhood Conservation Overlay 
District area (the Mordecai NCOD). The Mordecai Small Area Plan specifies the NCOD regulations 
that apply to this section of the Neighborhood Conservation District. While the plan has no specific 
land use recommendations for the subject site, it calls for a mixture of low density residential and low 
intensity office and institutional uses on both east and west sides of Person Street and Wake Forest 
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Road, to the south of the property, up to the edge of Sasser and Mimosa Streets. Therefore, it can be 
interpreted that low intensity office uses may be appropriate for this site, which is within a transition 
area and such a use may be compatible with the surrounding uses. Moreover, emphasis on 
preserving and sensitively rehabilitating existing residential structures wherever possible as either 
residential or office uses is recommended by the Plan. The proposed request is consistent with the 
Comprehensive Plan in that low intensity office uses are compatible to the surrounding land uses 
and, by including appropriate conditions, the request attempts to address the scale and character of 
the proposed building. 
 

2.  Compatibility of the proposed rezoning with the property and surrounding area. 
 
The site is located along a major thoroughfare and is surrounded by low to medium density residential 
and institutional uses. To the immediate north is a well-maintained single family residence on property 
zoned SP R-6. The block to the further north is zoned O&I-1, where the old Mary Elizabeth Hospital is 
situated. Across from the hospital is a converted apartment complex on property zoned R-10 CUD. 
Directly across the subject property, on the other side of Wake Forest Road is the Mordecai Historic 
Park and other properties zoned SP R-6. A residential scale antique store operates at the northwest 
corner of the intersection of Wake Forest Road and Cedar Street. To the east of the property is a mix 
of moderately sized rental houses that are zoned SP R-6 and R-10. To the immediate south is an 
existing O&I-1 lot with a residential structure converted for office use. To the south of this office 
building, on the same block is situated the Salvation Army Community Center which has an extensive 
outdoor play area and large parking lots. The existing zoning pattern in this area is largely SP R-6 
and O&I-1. While the zoning on the Mordecai Historic Park and the Salvation Army Facility is SP R-6, 
these are not put to residential use. The remaining structures in the vicinity are all single family uses.. 
The proposed residential scale office use is therefore, compatible to the surrounding zoning and 
uses. As noted by the applicant, the proposed rezoning will lend a compatible and better use to this 
property, which being situated along a busy thoroughfare may be inappropriate for a single-family 
detached use. 
 

3. Public benefits of the proposed rezoning 
 
 The applicant notes that the landowners will benefit by allowing an appropriate use for the busy 

corridor, making the property useable in a way consistent with its surrounding and location. That the 
neighbors will benefit, as the rezoning will preserve the scale and character of the existing fabric, 
while offering uses more in keeping with its location along a heavily traveled corridor. The property 
that has remained vacant for a few years can be utilized for a better use with the proposed rezoning 
while keeping it compatible with the surrounding uses. The site also provides adequate buffer and 
transition of use and intensity from the busy thoroughfare to the residential neighborhoods to the east.  

 
4. Detriments of the proposed rezoning 
 

The applicant notes that the rezoning will not provide any unfair benefit to the property owners that 
are not available to surrounding owners. There are no detriments associated with this case since the 
proposed rezoning intends to retain the residential scale and character of the existing building while 
rendering a compatible and better use of the property. The impacts on the infrastructure are negligible 
and justified by its adjacency to an existing similar and compatible use. 
 

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

 
 TRANSPORTATION:  Wake Forest Road is classified as a secondary arterial thoroughfare (2005 ADT - 

16,900 vpd) and currently exists as a four lane curb and gutter section on 60 feet 
of right-of-way with sidewalk on one side.  City Standards call for Wake Forest 
Road to provide six travel lanes on 110 feet of right-of-way with curb and gutter 
and sidewalk on both sides. Glascock Street is classified as a minor thoroughfare 
and exists as a 36-foot back-to-back curb and gutter section on 46 feet of right-
of-way.  City standards call for Glascock Street to provide a 53-foot back-to-back 
curb and gutter section on 80 feet of right-of-way with sidewalks on both sides.  
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Cedar Street exists as a minor residential street and is constructed to City 
standards as 26-foot back-to-back curb and gutter section on 60 feet of right-of-
way with sidewalk on one side. Neither NCDOT nor the City have any projects 
scheduled on any of the above mentioned streets within the vicinity of this case.   

 
TRANSIT: This site is within close proximity of current bus routes but does not provide an 

appropriate space for a bus stop.  No transit easement is needed. 
 
 HYDROLOGY: FLOODPLAIN: none 
  DRAINAGE BASIN: Pigeon House 
  STORMWATER MANAGEMENT: Part 10, Chapter 9 Stormwater Regulations 

apply.  Downstream flooding complaints have been found on record. 
  No Neuse Riparian Buffers appear to be on the site. 
 
PUBLIC UTILITIES: The proposed rezoning would not impact the wastewater or water treatment 

systems of the City.  There are existing sanitary sewer and water mains adjacent 
to the proposed rezoning area which would serve said area.   

   
PARKS AND 

RECREATION: This property is not adjacent to any greenway corridors. 
 

WAKE COUNTY  
PUBLIC SCHOOLS: The maximum number of dwelling units permitted under the proposed zoning 

would be 8, while the current zoning permits 1 unit. This would result in the 
following increase in school enrollment: 2 elementary, 1 middle and 1 high 
school. Base school assignments would be to following schools, operating at the 
capacities indicated:  

 
  

Impacts on School Capacity     
     

School name 
Current 

enrollment
Current 
Capacity 

Future 
Enrollment 

Future 
Capacity 

Conn 549 125% 551 126%
Leesville 1,266 105% 1,267 105%
Broughton 2,180 105% 2,181 105%

 
 

IMPACTS SUMMARY: The impacts on public services, utilities, infrastructure and other city systems will 
be negligible, as the structure is currently 2200 square feet in total heated square 
footage, and the site is approximately 0.22 acre total area. 

 
OPTIONAL ITEMS OF DISCUSSION 

 
1.  An error by the City Council in establishing the current zoning classification of the property. 

N/A 
  

2. How circumstances (land use and future development plans) have so changed since the 
property was last zoned that its current zoning classification could not be properly applied to 
it now were it being zoned for the first time.  
 
The applicant notes that the original use of the residential structures on the block were to provide  
housing for staff at the old Saint Elizabeth’s hospital. Since then, Wake Forest Road, like other roads 
in Raleigh’s core area has grown from modest dimensions to a 4-lane road carrying thousands of 
cars per day. The current SP R-6 zoning on the property allows for only modest scale duplex units or 
single family. The proposed office uses are more reasonable and appropriate for properties with 
frontage along this busy thoroughfare. The applicant further notes that there is a need for small-scale 
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office spaces, which will attract other professionals to this area and help with safety, prosperity, and 
appearance of the neighborhood.  
 

APPEARANCE  
 COMMISSION: This request is not subject to Appearance Commission review. 
 
CITIZEN’S 

 ADVISORY COUNCIL: DISTRICT: Mordecai 
  CAC CONTACT PERSON: Chris Bradley, 919-832-8029; 
  Richard Graham-Yooll, 919-386-0272 

  
 
 
SUMMARY OF ISSUES: 
 

COMPREHENSIVE PLAN / COMPATIBILITY / ADVERSE IMPACTS: 
 
STORMWATER: 
 

• Downstream flooding complaints have been found on record. 
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