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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 

THRU: Ken Bowers AICP, Deputy Director 

FROM: John Anagnost, Senior Planner 

DEPARTMENT: Planning and Development 

DATE: September 16, 2020 

SUBJECT: City Council agenda item for October 6, 2020 – Z-15-20 
 

On July 7, 2020, the City Council authorized a public hearing for the following 
item to be held on October 6, 2020:  
Z-15-20 Carolina Avenue & Grove Avenue, 650 feet south of Western 
Boulevard, on the south side of Barstow Drive, being Wake County PINs 
0784400468, 0784400354, and 0784402459. Approximately 2.44 acres is 
requested to be rezoned by Grove Developers LLC from Residential-6 with 
Special Residential Parking Overlay District (R-6 w/ SRPOD) to Residential-10-
Conditional Use with Special Residential Parking Overlay District (R-10-CU w/ 
SRPOD). Conditions submitted August 28 prohibit the Apartment building type, 
require a 30-foot principal structure setback with the parcels to the south, 
require principal structures to have pitched roofs, limit impervious cover to 50% 
of the site, require 20% of net site area to be open space, and require access to 
be from Barstow Drive only. 
 
Current zoning: Residential-6 with Special Residential Parking Overlay District 
(R-6 w/ SRPOD) 
Requested zoning: Residential-10-Conditional Use with Special Residential 
Parking Overlay District (R-10-CU w/ SRPOD) 
 
The request is consistent with the 2030 Comprehensive Plan. 
The request is inconsistent with the Future and Use Map. Approval of the 
case will cause the Future Land Use designation for a portion of the site to be 
amended from Low Density Residential to Moderate Density Residential. 
 
The Planning Commission voted 9-2 to recommend approval.  
 
Attached are the Planning Commission Certified Recommendation (including 
the Staff Report), Zoning Conditions, Petition for Rezoning, and Neighborhood 
Meeting Report. 



 
RALEIGH PLANNING COMMISSION 

CERTIFIED RECOMMENDATION 
CR# 12030 

CASE INFORMATION: Z-15-20 CAROLINA AVE & GROVE AVE 
Location Carolina Avenue, at the southeast corner of its intersection with 

Barstow Drive, 650 feet south of Western Boulevard 
Address: 601 & 605 Carolina Avenue and 600 Grove Avenue 
PINs: 0784400468, 0784400354, and 0784402459 
iMaps, Google Maps, Directions from City Hall 

Current Zoning R-6 w/ SRPOD 
Requested Zoning R-10-CU w/ SRPOD 
Area of Request 2.44 acres 
Corporate Limits The site is within Raleigh’s corporate limits and ETJ. 
Property Owner Grove Developers LLC 

PO Box 6356 
Raleigh, NC 27628 

Applicant Michael Birch, Longleaf Law Partners 
2235 Gateway Access Point, Suite 201 
Raleigh, NC 27607 

Council District D 
PC Recommendation 
Deadline 

September 28, 2020 

SUMMARY OF PROPOSED CONDITIONS 
1. Prohibits the Apartment building type. 
2. Requires a 30-foot principal structure setback from the property to the south. 
3. Requires a minimum 4:12 roof pitch for principal structures. 
4. Limits impervious cover to 50% of the site. 
5. Requires 20% of the net site area to be open space. 
6. Requires access to be from Barstow Drive. 

COMPREHENSIVE PLAN GUIDANCE 
Future Land Use  Low Density Residential and Moderate Density Residential 

Urban Form Core Transit Area 

Consistent Policies Policy LU 1.3 – Conditional Use District Consistency 
Policy LU 2.2 – Compact Development 
Policy LU 4.7 – Capitalizing on Transit Access 
Policy LU 5.1 – Reinforcing the Urban Pattern 

https://maps.raleighnc.gov/imaps/?pin=0784400468,0784400354,0784402459
https://www.google.com/maps/place/601+Carolina+Ave,+Raleigh,+NC+27606/data=!4m2!3m1!1s0x89acf45b272fff67:0xea1f4256c03fa036?sa=X&ved=2ahUKEwjbu-uo2LbpAhX8gnIEHYUnCNAQ8gEwAHoECAsQAQ
https://www.google.com/maps/dir/222+West+Hargett+Street,+Raleigh,+NC/601+Carolina+Ave,+Raleigh,+NC+27606/@35.7692252,-78.7039992,14z/data=!3m1!4b1!4m13!4m12!1m5!1m1!1s0x89ac5f6e331ecfd1:0xeaf7980ea41ea577!2m2!1d-78.6430025!2d35.778749!1m5!1m1!1s0x89acf45b272fff67:0xea1f4256c03fa036!2m2!1d-78.7166466!2d35.7842389
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Policy LU 5.6 – Buffering Requirements 
Policy LU 8.10 – Infill Development 
Policy H 1.8 – Zoning for Housing 
Policy UD 8.3 – Transit Area Infill 

Inconsistent Policies Policy LU 1.2 – Future Land Use Map and Zoning 
Policy LU 8.12 – Infill Compatibility 
Policy UD 1.1 – Protecting Neighborhood Identity 
Policy UD 5.1 – Contextual Design 

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 

First Neighborhood 
Meeting 

Second 
Neighborhood 

Meeting 

Planning 
Commission City Council 

1/23/2020 
(8 attendees) 

Not required 6/30/2020; 
8/25/2020; 9/8/2020 

 

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 policies in the Comprehensive Plan 
related to compact development, capitalizing on transit 
investments, coordinating transportation and land use, and 
contextual design choices. 

Change(s) in 
Circumstances 

Enhanced transit service will be available within walking distance 
of the site. 

Amendments to the 
Comprehensive Plan 

If approved, the Future Land Use Map will be amended as to the 
subject parcel at 600 Grove Ave only from Low Density 
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Residential to Moderate Density Residential. 

Recommendation Approve. City Council may now schedule this proposal for a 
public hearing or refer it to committee for further study and 
discussion. 

Motion and Vote Motion: Fox 
Second: Hicks  
In Favor: Bennett, Fox, Hicks, Lampman, Mann, McIntosh, 
O’Haver, Tomasulo and Winters 

Reason for Opposed 
Vote(s) 

Concern with infrastructure sufficiency and housing equity. 

ATTACHMENTS 
1. Staff report 
2. Rezoning Application 
3. Original conditions 
4. 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: 9/8/2020 
Planning and Development Deputy Director  
 
Staff Coordinator:  John Anagnost: (919) 996-2638; John.Anagnost@raleighnc.gov 

mailto:John.Anagnost@raleighnc.gov
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OVERVIEW 
The rezoning area is three parcels with a combined area of 2.44 acres located between 
Carolina Avenue on the west and Grove Avenue on the east. The request is to rezone from 
Residential-6 (R-6) with the Special Residential Parking Overlay District to Residential-10-
Conditional Use (R-10-CU) with the Special Residential Parking Overlay District (SRPOD).  
The northern boundary of the site is an unconstructed right-of-way for the extension of 
Barstow Drive. The right-of-way of Barstow Drive extends from Carolina Avenue to Powell 
Drive, about 800 feet east of the site. No portion of Barstow Drive is constructed to City of 
Raleigh standards. The eastern end of the Barstow Drive right-of-way contains a dirt 
driveway.  
Two buildings are present within the rezoning area. A single-family house is located at the 
northeast corner, and a three-unit townhouse building is located in the northwest corner. The 
remainder of the site is wooded. The slope of the site is generally downward from northeast 
to southwest and ranges from 4% to 10%.  
The south end of the site is at a lower grade than both Carolina Avenue and Grove Avenue 
as are the parcels to the south. There is little stormwater infrastructure in the area. An open 
stream runs from north to south on the west side of Carolina Avenue, passing through front 
and rear yards of the properties on that side of the street. 
To the east of the site across Grove Avenue is an undeveloped City of Raleigh park property 
of almost five acres. Powell Drive park lies approximately 1,500 feet south of the site. 
Western Boulevard passes the rezoning parcels 700 feet to the north and intersects with 
Jones Franklin Road 1,400 feet to the west. Hillsborough Street approaches this area from 
the north, terminates at Western Boulevard, and then begins again west of Jones Franklin 
Road. The Interstate 440/US 1 highway passes 3,000 feet to the south.  
The development pattern in the area around the rezoning site is residential in character. 
There is a mix of building types and densities that includes detached houses, attached 
houses, and townhouses. Density in the area is generally in the range of two to six units per 
acre. An area of commercial development is centered on the intersection of Powell Drive and 
Western Boulevard.  
The convergence of Western Boulevard, Hillsborough Street, and Jones Franklin Road is 
also a commercial area, with a Harris Teeter anchoring a large shopping center in the 
southeast quadrant. Two-story garden apartments occupy the area between the shopping 
center and the low density residential on Carolina Avenue. 
The zoning around the rezoning site matches the existing development. Residential-6 zoning 
is mapped for the entire surrounding residential area. Western Boulevard at Powell Drive is 
zoned for mixed-use development including Office Mixed Use, Commercial Mixed Use, and 

ZONING STAFF REPORT – CASE Z-15-20 
Conditional Use District 
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Industrial Mixed Use. The Western Boulevard and Jones Franklin Road intersection is 
predominantly zoned for Commercial Mixed Use. An area of Residential Mixed Use is 
mapped between the Carolina Avenue neighborhood and the Harris Teeter shopping center. 
The Special Residential Parking Overlay District is applied to much of this area. 
The Future Land Use Map aligns with the zoning very closely with the exception of the west 
side of the neighborhood in which the rezoning is situated. The Powell Drive and Western 
Boulevard intersection is designated for Neighborhood Mixed Use, the properties around 
Jones Franklin Road and Western Boulevard have the Community Mixed Use designation, 
and the garden apartments to the west of the site show the Medium Density Residential 
designation.  
The Carolina Avenue neighborhood is a transition area from the mixed use and higher 
density residential along Western Boulevard and the low density residential to the south and 
east. The Moderate Density Residential designation is present to the northwest of the site. 
Properties east of the site and south of Barstow Drive are recommended to be developed as 
Low Density Residential. The boundary between the two residential designations runs from 
north to south through the site and splits the block between Carolina Avenue and Grove 
Avenue. 
The Wake Transit Plan has identified Western Boulevard as a Bus Rapid Transit (BRT) 
corridor. The Urban Form Map reflects this improved transit infrastructure by applying a 
Transit Oriented District designation for anticipated station areas and the Core Transit Area 
designation for areas within walking distance of the planned stations.  
The rezoning site is in a Core Transit Area. It is roughly midway between expected station 
areas at Powell Drive and Hillsborough Street. An ongoing study called Equitable 
Development Around Transit (EDAT) is likely to produce additional policy guidance for the 
rezoning site that may include encouraging missing middle housing and walkability. 
The rezoning request is to replace the existing R-6 district with a R-10-CU district while 
retaining the SRPOD. The proposed district includes zoning conditions to prohibit the 
Apartment building type, require a setback from the property to the south, and require 
pitched roofs. The impact of the rezoning would be to increase the number of units allowed 
on the site by roughly 13 and allow the Townhouse building type.  
Allowing the townhouses would not depart significantly from the existing character. The 
density allowed by the proposal would be dissimilar to what is present today. Development of 
the site to the maximum entitlement of the proposed zoning may also entail buildings with 
height, bulk, and setbacks that are disparate from what the neighborhood currently exhibits. 
Update for August 25: The applicant has submitted revised conditions. In addition to a 
condition prohibiting apartments, two conditions have been offered which required pitched 
roofs and require a 30-foot setback from the parcels to the south. This staff report has been 
revised to reflect the revisions. 
Update for September 8: The applicant has revised the conditions to limit impervious cover, 
require open space, and limit the location of access points to the site. 
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OUTSTANDING ISSUES 
Outstanding Issues 1. None Suggested 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 Expanding Housing Choices Vision Theme 
because it would allow for more housing units in a wider range of building types. This 
potential outcome is supported by the call for “expanded supply” of housing and 
“housing opportunities” as the Vision Theme recommends. The Vision Theme of 
Managing Our Growth is also aligned with the proposal. The proximity of the 
rezoning site with commercial and employment destinations as well as existing and 
planned transit service is in keeping with the Vision Theme’s encouragement of 
“integrated land uses”, “alternative transportation”, and “adequate infrastructure”. 
Additionally, the rezoning request is supported by the Coordinating Land Use and 
Transportation Vision Theme in that the access to transit would “support . . .public 
transit services”.  
The proposed zoning district would be somewhat inconsistent with the Growing 
Successful Neighborhoods and Communities Vision Theme due to the possibility of 
development that is denser than the prevailing density in the surrounding area. The 
allowed density may lead to conflicts with the Vision Theme’s recommendation for 
“careful infill” that “complements existing character”. 
Overall, the request is consistent with the 2030 Comprehensive Plan. 

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

Yes, in part. The rezoning site is mapped with the Moderate Density Residential 
designation for a little over half of its area and Low Density Residential for just under 
half of the land area. The proposed use is consistent with the density and building 
type recommendations of the Moderate Density Residential designation as the 
requested R-10 district allows ten dwelling units per acre. This density is below the 
maximum 14 units per acre recommended in Moderate Density Residential. The 
request would allow the Townhouse building type, which Moderate Density 
Residential supports. The Low Density Residential designation recommends a 
maximum density of six units per acre and does not support townhouse 
development, both of which would be achievable in the proposed district. While the 
Future Land Use Map supports the proposal for a slight majority of its area, the 
significant departure from the Future Land Use recommendations for the remaining 
area makes the requested district, as a whole, slightly outside the range of uses 
called for by the Future Land Use Map.   

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

Yes, the rezoning site could be developed with townhouses at an overall density of 
ten units per acre without major impacts on the character of the neighborhood. 
However, development could occur under the proposal that would have some 
adverse impacts on the neighborhood character. The requested district could provide 
greater assurance that it wouldn’t alter the existing character by including conditions 
to emulate the massing and setbacks of the neighborhood. A zoning condition to 
focus the density on the western portion of the site would also reduce potential 
adverse impacts.  

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

Yes, existing infrastructure is sufficient to serve the type of development enabled by 
the requested zoning. Stormwater infrastructure in the area is not well-developed. 
Development of the site will require stormwater control measures. 

Future Land Use 
Future Land Use designation:  Low Density Residential and Moderate Density Residential 
The rezoning request is 

 Consistent with the Future Land Use Map. 
 Inconsistent 

The request is consistent with the Moderate Density Residential designation on the 
western 1.32 acres of the site. The density of ten units per acre and Townhouse 
building type allowed by the proposed district are supported by this designation. The 
eastern 1.12 acres are designated for Low Density Residential, which suggests a 
maximum density of six units per acre and does not recommend townhouses. The 
contrast between the proposal and the Low Density Residential designation is 
significant enough to make the request marginally inconsistent overall with the Future 
Land Use Map.    

Urban Form 
Urban Form designation: Core Transit Area 

The rezoning request is 

 Consistent with the Urban Form Map. 
 Inconsistent 

 Other  
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Overview: The site is in a Core Transit Area which recommends an urban or hybrid 
frontage depending on context. The rezoning request does not include a zoning 
frontage. The requested zoning district is a residential district. The UDO prohibits 
zoning frontages from being applied to residential districts. 
Impact: The rezoning area abuts two neighborhood streets and the right-of-way of 
an un-constructed third neighborhood street. Mixed use districts, which would allow a 
zoning frontage, would not be appropriate for any of these streets with the possible 
exception of a density-restricted Residential Mixed Use (RX) district along Carolina 
Avenue. If the site is developed with townhouses under the proposed zoning, the 
townhouse buildings will have build-to requirements for one or more of the public 
streets adjacent to the site. The build-to requirements, which would require a 
Townhouse building to be located within 55 feet of the right-of-way, will provide a 
degree of visual interest and spatial framing of the public realm. This moderately 
urban form is supportive of the foot traffic that is desirable in a Core Transit Area 
while allowing sensitivity to the residential context. 
Compatibility: The context of the rezoning site is not well-suited to a zoning 
frontage. Build-to requirements associated with the Townhouse building type provide 
an appropriate balance between a pedestrian-friendly urban streetscape and a the 
detached character of the neighborhood.  

Compatibility 
The proposed rezoning is 

 Compatible with the property and surrounding area. 
 Incompatible. 

The proposed zoning district would allow residential density of up to ten units per 
acre in the Detached, Attached, and Townhouse building types. The area 
surrounding the site has a density of roughly two to six units per acre in Detached, 
Attached, and Townhouse building types. The development that could be achieve 
with the requested district is compatible with the neighborhood context because it 
would allow the same building types and slightly higher density.  

Public Benefits of the Proposed Rezoning 
• The request would enable more housing opportunities by increasing the total number

of possible units and the range of housing types.
• The request would enable more housing in area where residents have walkable

access to transit, employment, and shopping destinations.
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Detriments of the Proposed Rezoning 
• The proposal may create additional vehicle trips on nearby roads.
• Stormwater runoff may be increased during certain storm events. Additional runoff

may impact nearby properties where stormwater infrastructure is limited.

Policy Guidance 
The rezoning request is consistent with the following policies: 

Policy LU 1.3 – Conditional Use District Consistency 

All conditions proposed as part of a conditional use district (CUD) should be consistent with 
the Comprehensive Plan. 

The offered condition to prohibit the Apartment building type increases the likelihood 
of development under the proposed zoning that is similar to the existing development 
in the neighborhood. This increases the consistency of the case with Comprehensive 
Plan policies calling for congruity of character. 

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 non-
contiguous development. 

The proposed zoning would allow additional dwelling units in an area that already 
served by public utilities, public streets, and transit service. 

Policy LU 4.7 – Capitalizing on Transit Access 

Sites within walking distance of existing and proposed rail and bus rapid transit stations 
should be developed with intense residential and mixed uses to take full advantage of and 
support investment in transit infrastructure. 

A Bus Rapid Transit station is planned on Western Boulevard within walking distance 
of the site. The request would increase the number of dwelling units that could be 
built with access to the new transit service. The site is also walkable to a bus stop for 
existing transit routes. 

Policy LU 5.1 – Reinforcing the Urban Pattern 

New development should acknowledge existing buildings, and, more generally, the 
surrounding area. Quality design and site planning is required so that new development 
opportunities within the existing urban fabric of Raleigh are implemented without adverse 
impacts on local character and appearance. 

The proposal includes an offered zoning condition which requires pitch roofs on 
principal structures. Many of the existing buildings in the surrounding area feature 
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pitched roofs. The Apartment building type is prohibited by another condition. While 
an apartment building can have a similar appearance to a townhouse building, the 
offered condition encourages the Townhouse building type. Much of the existing 
nearby development is townhouses and horizontally adjoined apartments. The 
combination of building type and roof pitch requirements support new development 
that is related to the extant pattern of development. 

Policy LU 5.6 – Buffering Requirements 

New development adjacent to areas of lower intensity should provide effective physical 
buffers to avoid adverse effects. Buffers may include larger setbacks, landscaped or forested 
strips, transition zones, fencing, screening, height and/or density step downs, and other 
architectural and site planning measures that avoid potential conflicts. 

The Townhouse building type allows a zero-foot side setback. This minimal setback 
requirement would allow buildings to be placed very close to boundaries with 
adjacent properties, specifically to the south. An offered condition sets a minimum 
setback from the southern property boundary of 30 feet. This setback provides a 
greater buffer than the general R-10 standard, which creates consistency with this 
policy.  

Policy 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. 

Development enabled by the rezoning request would make use of a vacant lot and 
two lots developed at one unit per acre in an area where characterized by density of 
up to six units per acre and a mix of housing types. The proposal is somewhat dense 
than surrounding development but would not constitute a sharp change in the 
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 request would increase the number of allowed units by about 50% and would 
allow townhouse units. Housing in the area includes existing townhouses in buildings 
of up to four and five units. The proposal could be more consistent with this policy by 
offering a condition to limit the number of units in a Townhouse building. 
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Policy UD 8.3 – Transit Area Infill 

Encourage sensitive densification in areas surrounding transit routes by promoting “missing 
middle” housing and accessory dwelling units in nearby residential areas, and the retrofit or 
redevelopment of existing underutilized properties. 

The requested zoning would allow for housing that fits the description of “missing 
middle” such as duplexes and three- and four-unit townhouse buildings. 

The rezoning request is inconsistent with the following policies: 

Policy LU 1.2 – Future Land Use Map and Zoning 

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 the western part of the rezoning site for 
Moderate Density Residential, which calls residential development with density of 6 
to 14 dwelling units per acre. The request is consistent with this designation. The 
eastern part of the site is designated for Low Density Residential. This designation 
suggests density of one to six units per acre in detached or attached houses. The 
request would allow more denser development and townhouses, which are not called 
for in the Low Density Residential designation. The substantial inconsistency of the 
rezoning with the Low Density Residential designation, which occupies almost one 
half of the site, is sufficient to make the request generally inconsistent with the Future 
Land Use Map.  

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. 
Policy UD 1.1 – Protecting Neighborhood Identity 

Use Neighborhood Conservation Overlay Districts (NCOD), Historic Overlay Districts (HOD), 
or rezonings to retain the character of Raleigh’s existing neighborhoods and strengthen the 
sense of visual order and stability. 
Policy UD 5.1 – Contextual Design 

Proposed development within established neighborhoods should create or enhance a 
distinctive character that relates well to the surrounding area. 

Existing development in the area of the rezoning is predominantly of a detached 
style. Multi-unit residential buildings in the neighborhood bear resemblance to nearby 
detached houses due to the presence of pitched roofs, horizontal articulation, varied 
façade materials, and/or building heights not exceeding two stories. The zoning 
condition requiring a pitched roof makes the inconsistency with these policies less 
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significant. The proposal could further improve consistency with the above policies by 
adding conditions to require other design cues and massing to be similar in nature to 
the existing development. 

Area Plan Policy Guidance 
There is no area plan guidance for the rezoning site. The Equitable Development Around 
Transit (EDAT) study may provide policy guidance for this area when it is adopted.  
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Housing Affordability & Energy Efficiency Analysis 
Carbon Footprint: Transportation 

Summary: The Walk Score and Transit Score are higher than the citywide average. A stop 
serving two bus routes is located less than one-quarter mile from the site. There are several 
retail outlets and a City park within a one-half mile walking distance. 

Carbon/Energy Footprint: Housing 
Housing Type Average Annual Energy Use 

(million BTU) 
Permitted in this project? 

Detached House 82.7 Yes 

Townhouse 56.5 Yes 

Small Apartment (2-4 units) 42.1 No 

Larger Apartment 34.0 No 
Source: U.S. Energy Information Administration, 2015 survey. Statistics for residential structures in the South. 

Summary: The requested zoning would allow detached, attached, and townhouse units. 
Apartments are prohibited by an offered zoning condition. The existing zoning does not allow 
the townhouse building type. 
 
 

 City Average Site Notes 

Transit Score 30 40 Higher than citywide average 

Walk Score 30 44 Higher than citywide average 
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. 

https://www.walkscore.com/NC/Raleigh
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Housing Supply and Affordability 

Summary: The proposed zoning would enable the development of additional housing units 
in more compact building types in a location that has good access to transit. 
 

Does it add/subtract 
from the housing 
supply? 

Adds The proposed zoning would allow as many 
as 13 additional housing units compared to 
the existing zoning. 

Does it include any 
subsidized units? 

No Subsidized units are not required by the 
proposal. 

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

Yes Attached houses and townhouses would be 
allowed by the request. 

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

Yes Lots for detached houses in the requested 
district of R-10-CU could be smaller than the 
citywide average. 

Is it within walking 
distance of transit? 

Yes Two transit routes share a stop that is 
located within a one-quarter mile walking 
distance from the site. 

*The average lot size for detached residential homes in Raleigh is 0.28 acres. 
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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 not directly impacted by any existing or proposed greenway trails, corridors, 

or connectors. 
2. Nearest existing park access is provided by Powell Dr. Park (0.8 miles) and Kaplan Dr. 

Park (1.2 miles). There is an open space park property adjacent to the site located at 
6312 Linville Dr (50 ft). 

3. Nearest existing greenway trail access if provided by Walnut Creek Greenway Trail (1.7 
miles). 

4. Current park access level of service in this area is graded a B letter grade. 
Impact Identified: None 

Public Utilities 
 Maximum Demand 

(current use) 
Maximum Demand 

(current zoning) 
Maximum Demand 
(proposed zoning) 

Water 0 4,750 8,000 

Waste Water 0 4,750 8,000 

Impact Identified:  
1. The proposed rezoning would add approximately 6,750 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 Developed 



  
 

Staff Evaluation 19 
Z-15-20 Carolina Ave and Grove Ave 

Stormwater 
Floodplain No 

Drainage Basin Simmons Branch 

Stormwater Management Subject to stormwater regulations under Article 9 of UDO 

Overlay District none 

Impact Identified: Downstream structural flooding has been identified at 824 Ravenwood 
Drive. The applicant has provided documentation for exemption to UDO Section 9.2.2.E.3. 

Transit 
No comments. 
Impact Identified: None 

Transportation 
Site and Location Context 

Location 

The Z-15-20 Site is in west Raleigh on Carolina Avenue and Grove Avenue, approximately 
650 feet from Western Boulevard. 
Area Plans 

The Z-15-20 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 Carolina or Grove Avenues. The site is also 
impacted by the ongoing Western Boulevard Corridor Study, which will plan for bus rapid 
transit in West Raleigh. 
Existing and Planned Infrastructure 

Streets 
Neither Carolina nor Grove Avenues are designated in the Street Plan (Map T-1) in the 
comprehensive plan. They are maintained by City of Raleigh and built with a curb to cub 
width of a neighborhood yield street (UDO Section 8.4.4.A).  Carolina Avenue stubs to 
undeveloped property approximately 1/3 mile south of the subject property. There is an 
approved subdivision for the site (S-11-2019) that will extend Carolina Avenue to connect to 
Grove Avenue. The northern boundary of the site is a public right-of-way for Barstow Drive, 
which is currently unimproved. 



  
 

Staff Evaluation 20 
Z-15-20 Carolina Ave and Grove Ave 

In accordance with UDO section 8.3.2, the maximum block perimeter for R-10 zoning 
districts is 2,500 feet. The site is on a block bound by Carolina Avenue, Scarlet Maple Drive, 
Grove Avenue, and Barstow Drive; its perimeter is approximately 2,700 feet. Construction of 
Barstow Drive across the site frontage is required for subdivision of the site. No additional 
streets construction is by the UDO. 
Pedestrian Facilities 

There are no sidewalks along the Z-15-20 parcel. There is a sidewalk south of the site on the 
east side of Carolina Avenue that ends approximately 30 feet south of the site. There has 
been 1 fatal pedestrian crash in 2011 near the intersection of Carolina Avenue and Western 
Boulevard. 
Bicycle Facilities 

There are no on-street bicycle facilities on Carolina or Grove Avenues nor are any planned in 
Map T-3 of the Comprehensive Plan. There is an existing multi-use path on the south side of 
Western Boulevard. There have been no reported 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.  
Additionally, the subject site is near a planned bus rapid transit station. The City is currently 
studying transportation and land use planning implications through the Western Boulevard 
Corridor Study. 
Other Projects 

The subject site is not located near any existing City nor NCDOT current transportation 
projects. 
TIA Determination 

Based on the Envision results, approval of case Z-15-20 would increase the amount of 
projected vehicular trips for the site as indicated in the table below.  The proposed rezoning 
from R-6 to R-10 is projected to have 10 new trips in the AM peak hour and 13 new trips in 
the PM peak hour.  These values do not trigger a Traffic Impact Analysis based on the trip 
generation thresholds in the Raleigh Street Design Manual. 
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Z-15-20 Existing Land Use Daily AM PM 
Single Family House 9 1 1 

Z-15-20 Current Zoning Entitlements Daily AM PM 
Residential (R-6) 179 14 19 

Z-15-20 Proposed Zoning Maximums Daily AM PM 
Residential (R-10) 302 24 32 

Z-15-20 Trip Volume Change 
(Proposed Maximums minus Current Entitlements) 

Daily AM PM 
123 10 13 

Impact Identified: Development allowed by the proposed zoning may increase the number 
of vehicle trips on nearby streets. 

Urban Forestry 
No impacts identified. 
Impact Identified: None 

Impacts Summary 
The proposed zoning may increase the number of vehicle trips on surrounding streets. 
Stormwater infrastructure in the area is somewhat under-developed. New development may 
lead to additional stormwater runoff during rain events of a certain magnitude. A structural 
stormwater impact has been reported downstream on Ravenwood Drive. The applicant has 
provided a basin analysis documenting that the site is less than 5% of the drainage area 
above the structural impact. The request is exempt from the requirement of a stormwater 
study at the rezoning phase. 

Mitigation of Impacts 
The applicant may wish to consider offering a zoning condition to require supplemental 
stormwater control measures. 
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CONCLUSION 
Zoning case Z-15-20 is a request to rezone 2.44 acres south of Western Boulevard and east 
of Jones Franklin Road from R-6 to R-10-CU. The offered conditions prohibit the Apartment 
building type, require a 30-foot setback with the property’ southern boundary, and require 
pitched roofs. The rezoning site is in a residential area with a mix of building types that 
includes detached houses, attached houses, and townhouses. The surrounding density 
ranges from two to six units per acre. The Future Land Use Map is split on the rezoning site 
and this split continues to the south, with Moderate Density Residential on the west and Low 
Density Residential on the east. A Core Transit Area is mapped around Western Boulevard 
in the site area. The rezoning parcels fall completely within the Core Transit Area 
designation. 
The zoning proposal would allow an increase in dwelling units of roughly 50%. Townhouse 
units would be allowed if the zoning is approved. The request is supported by policies in the 
2030 Comprehensive Plan that encourage ample supply and diverse types of housing, 
particularly in areas served by existing infrastructure and high-quality transit service. The 
Core Transit Area mapped on the site reflects a planned Bus Rapid Transit route on Western 
Boulevard which will have at least one stop in walking distance of the rezoning area. Three 
existing bus routes are also accessible from the site. 
Other policies that encourage new development to be similar to existing development have 
mixed consistency with the rezoning. Additionally, the proposal is inconsistent with the 
Future Land Use Map designation on the eastern portion of the site to a degree that makes 
the case generally inconsistent, albeit marginally, with the Future Land Use Map. The policy 
consistency of the request with the housing and transit policies is more substantial than the 
inconsistencies of the case. It is consistent overall with the 2030 Comprehensive Plan. The 
proposal could be more consistent with the Comprehensive Plan if conditions were offered to 
limit density and prohibit townhouses on the east side of the site and to require design 
elements that reflect the surrounding detached character. 
Stormwater impacts have been reported downstream of the site. UDO standards will require 
future development to control runoff for regular storm events, but drainage issues from larger 
storm events may be increased by the type of development allowed by the rezoning. 

CASE TIMELINE 
Date Action Notes 

1/23/2020 Pre-application neighborhood meeting held.  

6/19/2020 Application complete.  

6/30/2020 Placed on Planning Commission agenda. Deferred 
to a later meeting. 
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8/25/2020 Planning Commission review begins  
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APPENDIX 

SURROUNDING AREA LAND USE/ ZONING SUMMARY 
 SUBJECT 

PROPERTY NORTH SOUTH EAST WEST 

Existing 
Zoning R-6 R-6 R-6 R-6 R-6, RX-3 
Additional 
Overlay SRPOD SRPOD SRPOD SRPOD SRPOD 

Future  
Land Use 

Low Density 
Residential, 
Moderate 
Density 

Residential 

Moderate 
Density 

Residential 

Low Density 
Residential, 
Moderate 
Density 

Residential 

Low Density 
Residential, 
Public Parks 

& Open 
Space 

Moderate 
Density 

Residential 

Current 
Land Use 

Low Density 
Residential 

Low Density 
Residential 

Low Density 
Residential 

Low Density 
Residential, 
Open Space 

Low Density 
Residential 

Urban Form Core Transit 
Area 

Core Transit 
Area 

Core Transit 
Area 

Core Transit 
Area 

Core Transit 
Area 

CURRENT VS. PROPOSED ZONING SUMMARY 
 EXISTING ZONING PROPOSED ZONING 

Zoning R-6 w/ SRPOD R-10-CU w/ SRPOD 
Total Acreage 2.44 2.44 
Setbacks: 

Front 
Side 
Rear 

 
10’ 
10’ 
20’ 

 
10’ 
5’ 

20’ 
Residential Density: 7.8 13.1 
Max. # of Residential Units 19 32 
Max. Gross Building SF  N/A N/A 
Max. Gross Office SF Not permitted Not permitted 
Max. Gross Retail SF Not permitted Not permitted 
Max. Gross Industrial SF Not permitted Not permitted 
Potential F.A.R N/A N/A 
*The development intensities for proposed zoning districts were estimated using an impact analysis tool. The estimates 
presented are only to provide guidance for analysis. 
 



 

 

OVERVIEW 
 The request is inconsistent with the Future Land Use Map on the site’s east side. The 
request would allow greater density and an additional building type that are not considered 
appropriate in the Low Density Residential Future Land Use Map designation in that area. 

LIST OF AMENDMENTS 
1. The Future Land Use Map for 600 Grove Avenue (PIN 0784402459) will be amended to the 
Moderate Density Residential category if the rezoning is approved. 

IMPACT ANALYSIS 
The required amendment would encourage higher density and more residential building 
types at 600 Grove Avenue than are currently recommended. This may lead to subsequent 
rezoning requests for more intense development. 

 

 

 

 

 

 

 

 

 

COMPREHENSIVE PLAN AMENDMENT 
ANALYSIS – CASE Z-15-20 
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AMENDED MAPS  

 
 





Disclaimer
iMaps makes every effort to produce and publish 
the most current and accurate information possible.
However, the maps are produced for information purposes,
and are NOT surveys. No warranties, expressed or implied
,are provided for the data therein, its use,or its interpretation.
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REZONING OF PROPERTY CONSISTING OF +/- 2.44 ACRES 
LOCATED SOUTH OF WESTERN BOULEVARD, BETWEEN CAROLINA AVENUE AND 

GROVE AVENUE, IN THE CITY OF RALEIGH 
 

REPORT OF MEETING WITH ADJACENT PROPERTY OWNERS ON 
JANUARY 23, 2020 

 
Pursuant to applicable provisions of the Unified Development Ordinance, a meeting was held 
with respect to a potential rezoning with adjacent property owners on Thursday, January 23, at 
6:00 p.m. The property considered for this potential rezoning totals approximately 2.44 acres, 
and is located south of Western Boulevard, between Carolina Avenue and Grove Avenue, in the 
City of Raleigh, having Wake County Parcel Identification Numbers 0784-40-0468, 0784-40-
0354, and 0784-40-2459. This meeting was held at the Westover United Methodist Church, 
located at 300 Powell Drive, Raleigh, NC 27606. All owners of property within 500 feet of the 
subject property were invited to attend the meeting. Attached hereto as Exhibit A is a copy of 
the neighborhood meeting notice. A copy of the required mailing list for the meeting invitations 
is attached hereto as Exhibit B. A summary of the items discussed at the meeting is attached 
hereto as Exhibit C. Attached hereto as Exhibit D is a list of individuals who attended the 
meeting.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 



 
EXHIBIT A – NEIGHBORHOOD MEETING NOTICE 

 
 

 
 

 

 
 
 

 
 

 
 



EXHIBIT B – NOTICE LIST 
 
 

 
 

 
 
 
 
 
 
 
 
 
 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



EXHIBIT C – ITEMS DISCUSSED 
 

1. Will the developer perform a wildlife study prior to construction?  
2. Potential for stormwater issues similar to “Build Raleigh”  
3. Additional clearing of wetland areas 
4. Anticipated number of townhomes 
5. Number of bedrooms per townhome 
6. Expected price point 
7. The purpose of the rezoning 
8. The possibility of connecting Barstow Drive 
9. Does the developer have concept drawings of townhomes? 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



EXHIBIT D – MEETING ATTENDEES 
 

1. John Heath 
2. Thomas Shute 
3. Allison Shackelford 
4. Tony Subbero  
5. Kris & Diane Bell 
6. Zach Swift 
7. Mario Damelio 
8. Paul Houghton  
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