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RALEIGH PLANNING COMMISSION 

CERTIFIED RECOMMENDATION 
CR#  

CASE INFORMATION: Z-19-19 S WEST STREET 
Location The block adjacent to Raleigh Union Station bounded by Hargett, 

West, and Martin Streets, two blocks directly west of Nash Square 

Address: 200, 206 & 210 S West Street 

PINs: 1703488450, 1703488314, 1703488250 

iMaps, Google Maps, Directions from City Hall 
Current Zoning DX-12-SH 
Requested Zoning DX-40-CU 
Area of Request 1.76 acres 
Corporate Limits The subject site is within and entirely surrounded on all sides by 

the corporate limits of the city. 
Property Owner Shelley Blake 

c/o Research Triangle Regional Public Transportation Authority 
PO Box 13787 
Research Triangle Park, NC 27709-3787 

Applicant Jamie Schwedler 
Parker Poe 

Citizens Advisory 
Council (CAC)  

Central CAC 
Chalisa Williams 

PC Recommendation 
Deadline 

September 23, 2019 

SUMMARY OF PROPOSED CONDITIONS 
1. The following uses are prohibited: dormitory, fraternity, sorority; cemetery; adult 

establishment; pawnshop; vehicle fuel sales; detention center, jail, prison; self-
storage. 

2. There will be no fewer than 20 housing units that are affordable for households 
earning 80% AMI for no less than 10 years. 

3. Mixed use building shall be the primary building type. 

4. No parking shall be permitted between the building and Hargett Street, West Street, 
or Martin Street (not including drive aisles and bus idling areas). 

5. The building shall have pedestrian access on West Street with maximum spacing of 
50'. 

https://maps.raleighnc.gov/iMAPS/?pin=1703488450,1703488314,1703488250
https://www.google.com/maps/place/200+S+West+St,+Raleigh,+NC+27603/@35.7786542,-78.6447677,17z/data=!4m5!3m4!1s0x89ac5f7ab399bca7:0x14f141f400e613f7!8m2!3d35.778367!4d-78.646538
https://www.google.com/maps/dir/Raleigh+Municipal+Building,+West+Hargett+Street,+Raleigh,+NC/200+S+West+St,+Raleigh,+NC+27603/@35.7786062,-78.6489467,16z/data=!3m1!4b1!4m14!4m13!1m5!1m1!1s0x89ac5f6fd2356e1b:0x69a2e1374005e14e!2m2!1d-78.6429323!2d35.7788575!1m5!1m1!1s0x89ac5f7ab399bca7:0x14f141f400e613f7!2m2!1d-78.646538!2d35.778367!3e2
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6. The streetscape along West St. shall be Main Street. The streetscape along Hargett 
Street shall be Mixed Use. 

7. Permitted building materials shall include any combination of brick, stone, concrete 
masonry, cementitious siding, hard coat stucco, wood, metal, terracotta and/or 
glass. 

COMPREHENSIVE PLAN GUIDANCE 
Future Land Use  Central Business District 

Urban Form Downtown 

Consistent 
Policies 

Policy LU 1.2—Future Land Use Map and Zoning Consistency 
Policy LU 2.2—Compact Development 
Policy LU 4.7—Capitalizing on Transit Access 
Policy LU 4.8—Station Area Land Uses 
Policy LU 5.1—Reinforcing the Urban Pattern 
Policy LU 6.3—Mixed-Use and Multi-Modal Transportation 
Policy H 1.1—Mixed-Income Neighborhoods 
Policy H 1.2—Geographic Dispersal of Affordable Units 
Policy H 1.9—Housing Diversity 
Policy H 2.7—Affordable Set-Asides in Projects 
Policy H 2.13—Transit Accessibility 
Policy H 2.15— Affordable Units in TODs 
Policy UD 6.1—Encouraging Pedestrian-Oriented Uses 
Policy UD 7.3—Design Guidelines 
Policy DT 1.2—Vertical Mixed Use 
Policy DT 1.4—Redevelopment around the MTC 
Policy DT 1.15—High Density Development 
Policy DT 2.12—Development Around Major Transit Facilities 
Policy DT 3.8—Downtown as a Regional Center 
Policy DT 4.1—Encouraging Downtown Housing 
Policy DT 4.3—Expanding Downtown's Affordable Housing Supply 
Policy DT 4.4—Mixed Income Housing 
Policy DT 7.19—Downtown Design Guideline Consistency 
Policy AP-DWG 1—Zoning Consistency 
Policy AP-DWG 2—Mixed-Use Development 
Policy AP-DWG 8—Building Height Transition 

Inconsistent 
Policies 

Policy LU 2.6— Zoning and Infrastructure Impacts 
Policy UD 1.4—Maintaining Facade Lines 
Policy UD 1.10—Frontage 
Policy DT 1.16—High Density Public Realm Amenities 
Policy DT 7.2—Maintaining Consistent Setbacks 
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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 CAC Planning 
Commission City Council 

4/10/2019 
5 attendees 

6/3/2019 
7/1/2019 

6/25/19  

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  

Reason for Opposed  
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Vote(s) 

ATTACHMENTS 
1. Staff report 
2. Rezoning application 
3. Original conditions 

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  Planning Commission Chair Date 

Staff Coordinator:  Ira Mabel: (919) 996-2652; Ira.Mabel@raleighnc.gov 

mailto:Ira.Mabel@raleighnc.gov
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OVERVIEW 

PHYSICAL LOCATION & APPLICABLE POLICIES 
This request is to rezone approximately 1.76 acres from Downtown Mixed Use–12 Stories–
Shopfront (DX-12-SH) to Downtown Mixed Use–40 Stories–Conditional Use (DX-40-CU). 
Proposed zoning conditions prohibit a number of uses otherwise allowed in DX districts; 
require at least 20 housing units that are affordable to households earning 80% of the area 
median income; require the mixed-use building type; prohibit surface parking between the 
building and the street; set a 50-foot minimum spacing for pedestrian entrances on West 
Street; define the type of streetscape on Hargett and West Streets; and require certain 
building materials. 

The purpose of this rezoning is to allow site redevelopment for Phase II of the Raleigh Union 
Station multimodal transit center project, which will include a bus terminal known as “RUS 
Bus.” The subject site consists of three parcels that account for approximately 80% of the 
block; the remaining parcel at the southern end of the block is owned by the City of Raleigh 
and used as a public plaza. The site is currently occupied entirely by two-story warehouse 
buildings built up to the edge of the sidewalk; there is no surface parking on the site. 

West Street currently terminates approximately 400 feet south of the site, with a proposed 
extension underneath the railroad tracks currently planned; an RFQ has been issued for this 
project, with an estimated design and construction schedule of at least 5 years. Hargett 
Street at the northwest corner of the site is an at-grade crossing of the CSX rail line serving 
Raleigh Union Station. The closing of this crossing is likely to be required for an expansion of 
Union Station to include an additional concourse and platforms, as documented by the 
Southeast High Speed Rail Environmental Impact Statement. There is no proposed schedule 
for this closure at this time. 

The area is generally characterized by one- and two-story adapted and reused industrial 
warehouse buildings at the southwest side of the city’s downtown. To the north of the site is 
the Citrix building, originally constructed in 1969 and purchased from GoTriangle and 
remodeled in 2012. To the east is the Dillon, originally operated as a industrial supplies 
distributor and redeveloped in partnership with the city in 2017; that mixed-use development 
now comprises two 7- and 17-story structures that together include 172 residential units, 
office space, retail space, and a nearly one-thousand space parking deck. To the south are 
three warehouse buildings deemed to be of historical significance during the 2012 expansion 
of the National Register Depot Historic District boundaries; these now house an antique 
store, a co-working space, and a bar. To the east is Raleigh Union Station, completed in 
2018, abutting an active passenger and freight rail corridor. 

ZONING STAFF REPORT – CASE Z-19-19 
Conditional Use District 
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Properties to the south and southeast of the rezoning site are located within the National 
Register Depot Historic District. The Depot Historic District was nominated for National 
Register recognition in 2002 due to the industrial character of the district and the 
corresponding built form displayed by the structures there. At that time, there were 27 
structures contributing to the integrity of the district. Part of that integrity, as described in the 
nomination, was height “ranging from one to three-stories.” There subject site itself is not 
within the district, but it was included in a 2013 report evaluating the eligibility for an 
expansion to the Depot Historic District that extended north to Morgan Street. The district 
was expanded in 2017 to include the two parcels directly south of the site. 

The rezoning site is designated as Central Business District on the Future Land Use Map, as 
is the remainder of the block. The site is near the westernmost boundary of that land use 
category, which extends to Boylan Avenue in this area. All other nearby blocks are also 
designated as Central Business District, save for the one to the southeast which is 
Community Mixed Use and the subject of rezoning Z-6-19. 

The site, and all adjacent parcels, are located within the Downtown Center on the Urban 
Form Map. This classification suggests an urban frontage approach; most zoning districts 
nearby include the Shopfront frontage. Although a frontage is not included in the request, 
some requirements of the Shopfront frontage have been recreated via zoning conditions. 

The subject site is within the boundaries of the Downtown West Gateway Area Plan. The 
recommendations and policy guidance of that plan are based on the assumption that the 
train station (now Raleigh Union Station) and multimodal transit station (RUS Bus) both be 
located on Hargett Street. The properties surrounding these presumed station locations are 
identified in the plan as the Station Area Core, which envisions high-intensity mixed use and 
prescribes 4-story and 30 residential units-per-acre minimums. Other relevant policies for 
that area have to do with the location and air rights above new public facilities, as well as 
traffic and transit circulation. 

Following the adoption of the Downtown West Gateway plan, the locations of these facilities 
have shifted. Raleigh Union Station is now one block south at the terminus of Martin Street, 
where the Downtown West Gateway plan envisions a parking deck. The future location of the 
Raleigh Union Station bus terminal on the rezoning site at the intersection Hargett Street and 
West Street has not changed considerably since the adoption of the Downtown West 
Gateway Plan. 

PROJECT HISTORY & AFFORDABLE HOUSING ZONING CONDITIONS 
This site has long been envisioned as a new regional transit terminal and Phase II of the 
Raleigh Union Station multimodal transit center project. RUS Bus is a critical component of 
implementing the Wake County Transit Plan, handling local GoRaleigh bus routes and 
serving as the downtown terminus for new bus rapid transit (BRT) corridors. GoTriangle 
submitted an application for a federal BUILD grant from the U.S. Department of 
Transportation for Phase II in July of 2018, and was awarded $20 million in December of 
2018. In January of 2019, GoTriangle released a Request for Qualifications for the 
development of the RUS Bus site. 



  
 

Staff Evaluation 7 
Z-19-19 S West St 

The vision for Raleigh Union Station Phase II has frequently been described as including an 
affordable housing component. The BUILD grant application states that the project “will 
leverage future private development above the public transportation component—including 
mixed income housing (market rate and affordable housing) and commercial uses—in a 
single innovative project delivery proposal.” 

Until recently, however, the UDO contained language that prohibited a zoning condition that 
would regulate the “character of the occupant.” This had been interpreted to include 
affordable housing, as the income qualifications could be viewed as exclusionary. City 
Council authorized a change to the UDO that would remove this language, thereby 
permitting rezoning applicants to submit zoning conditions that offer an amount of affordable 
housing within a development. This text change, known as TC-7-18, was adopted and made 
effective in April of 2019. 

With the removal of this language, the city can accept zoning conditions that commit to 
affordable housing. If an affordable housing zoning condition is offered and accepted by the 
city, there must be a framework in place to monitor compliance with the condition. Staff has 
identified such a framework that envisions the rental of affordable units, and not the sale of 
affordable units, as there are different tools and challenges with the latter. 

First, if an applicant wishes to offer an affordable housing zoning condition, staff will provide 
suggested language for the condition. Additionally, the Housing and Neighborhoods 
Department has identified a structure to define the level of affordability (expressed as a 
percentage of Area Median Income), the duration of the affordable unit (measured in 
number of years) and the number of units (measured by percentage or total number) on the 
property that would be affordable. Additionally, staff will require the property owner to record 
a deed restriction on the property that identifies the level, duration, and number of affordable 
units. 

While the zoning condition and deed restriction provide the legal authority and adequate 
notice for the affordable units, it is important to ensure the commitment in the zoning 
condition is being met. The Housing and Neighborhoods Department routinely monitors 
rental units for compliance. Specifically, all rental units that receive city funding are ranked 
for risk and a sample of units in the development are monitored according to the identified 
level of risk. In this context, Housing and Neighborhoods staff would monitor to ensure units 
are being rented to qualified tenants. This can occur by requiring the property owner to 
submit an annual report to staff that identifies the income level of the tenants within the 
affordable units. If the property owner is not in compliance with the zoning condition, staff in 
City Planning would enforce the zoning requirements. 

Staff has drafted standard language for an affordable housing zoning condition. The sample 
condition is written as a template, where the applicant completes the level of affordability, the 
duration of the affordable units and the number of units on the property. The Housing and 
Neighborhoods Department has offered the following framework that can be used to 
complete the condition: 
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 Option 1 Option 2 Option 3 

AMI Targeting 
(based on household size) 80% 60% 50% and below 

Rent Level 
(based on # of bedrooms) High HOME Rent Low HOME Rent Low HOME Rent 

Affordability Period 15 years 10 years 5 years 

# of Units 15% 10% 5% 

The maximum HOME rents are set by the Department of Housing and Urban Development 
to not exceed 30% of the adjusted income of a family whose annual income equals 65% of 
the median income for the area, as determined by HUD, with adjustments for number of 
bedrooms in the unit. The 2019 High HOME Rent calculated by HUD for a 3-bedroom unit in 
the Raleigh MSA is $1,396, and the Low HOME Rent is $1,205. These rents are theoretically 
affordable to households earning approximately $55,800 and $50,000 per year, respectively. 

For reference, the HUD-calculated median income for a family of four in 2019 is $93,100. 
The median household income (which does not take household size into account) in the 
Raleigh MSA in 2017 (the most recent year for which American Community Survey data is 
available) was approximately $68,870. 

The table below compares the HOME rent limits for 3-bedroom units to the theoretically 
affordable gross rent for households earning the targeted incomes. Under the two higher 
income scenarios, the HOME rent limit is lower than the theoretically affordable cost. The 
condition included in this request cites the income target in Option 1. 

 Option 1 Option 2 Option 3 

AMI Targeting 
(2019, family of 4) $74,480 $55,860 $46,550 

HOME Rent Limits 
(3 bedrooms) $1,396 $1,205 $1,205 

Gross Rent Affordable to 
AMI Target 
(30% of income) 

$1,862 $1,397 $1,164 
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OUTSTANDING ISSUES 

Outstanding 
Issues 

1. The case has been 
requested to be presented 
to RHDC. 

Suggested 
Mitigation 

1. The applicant may attend 
the July 16th RHDC 
meeting. 

2. The case has not received 
a vote from the CAC. 

2. The applicant can 
request a vote from the 
Central CAC during their 
July 1st meeting. 

3. Because of documented 
downstream structural 
flooding, UDO section 
9.2.2.E.3 requires a 
stormwater impact analysis 
or demonstration that the 
site accounts for less than 
5% of the drainage basin. 

3. Required documentation 
can be submitted and 
reviewed at the time of 
permitting. 

4. Condition #3 specifying 
building types lacks clarity 
and is not enforceable. 

4. The applicant can revise 
and resubmit zoning 
conditions based on staff 
comments. 
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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? 

The request is consistent with the vision and themes in the Comprehensive Plan. 

The request is consistent with the Expanding Housing Choices vision theme, which 
encourages expanding the supply of decent affordable housing. This request 
includes a zoning condition requiring a minimum number of units affordable to 
households earning 80% of the area median income. 

The request is consistent with the Managing Our Growth vision theme. This theme 
encourages integrated land uses; providing desirable spaces and places to live, 
work, and play; and development in areas where infrastructure is already in place. An 
increase in vertical mixed-use development within downtown, which has the highest 
concentration of employment and transit options available in the city, fulfills these 
goals. 

The request is consistent with the Coordinating Land Use and Transportation 
vision theme. This theme envisions higher density residential and mixed-use 
development to support new local and regional public transit services. The subject 
site, as the proposed location of the future RUS Bus facility and only 0.5 miles from 
GoRaleigh Station at Moore Square, will have some of the best access to transit 
anywhere in the city. 

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

Yes. The subject site is classified as Central Business District on the Future Land 
Use Map, which recommends the Downtown Mixed Use zoning district. 

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? 

N/A. 

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

Probably. Most community facilities and streets appear to be sufficient to serve the 
proposed use. However, documented downstream structural flooding requires either 
a stormwater impact analysis or demonstration that the site accounts for less than 
5% of the drainage basin upstream of the structural flooding. An analysis 
demonstrating the latter condition has been submitted, but official review of such 
documentation will not be conducted until the time of permitting. 
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Should the Hargett Street railroad crossing be closed, Raleigh Department of 
Transportation staff desire that a non-motorized connection be created concurrently 
in conjunction with the railroad station development. 

Future Land Use  
Future Land Use designation: Central Business District 

The rezoning request is 

 Consistent with the Future Land Use Map. 

 Inconsistent 

The request is for Downtown Mixed Use zoning. The subject site is classified as 
Central Business District on the Future Land Use Map, which recommends the 
Downtown Mixed Use zoning district. 

Urban Form  
Urban Form designation: Downtown 

The rezoning request is 

 Consistent with the Urban Form Map. 

 Inconsistent 

Overview: The site is located within the Downtown Center, which suggests an urban 
frontage. The request does not include a frontage, although some requirements of 
Shopfront frontages have been recreated via zoning conditions. 

Impact: The Shopfront frontage is intended for areas where the highest level of 
walkability is desired. Only mixed use and civic buildings are allowed, Main Street 
streetscape treatments are required, and street-facing entrances can be spaced no 
more than 50 feet apart. These requirements have been replicated in the current 
zoning conditions, with some minor modifications to allow for the unique nature and 
needs of a bus station. 

One element missing from the Shopfront frontage in the request is the build-to, which 
requires that 80% of the building width on a primary street and 40% on a secondary 
street be no more than 15 feet from the right-of-way. There is no zoning condition 
approximating this build-to included in the request. 

Additional requirements for all urban frontages (Green, Urban Limited, Urban 
General, and Shopfront) restrict maximum blank wall area (UDO section 1.5.10) and 
control the design of parking structures (UDO section 3.4.2). None of these 
regulations are represented in the zoning conditions. 

https://www.raleighnc.gov/content/extra/Books/PlanDev/UnifiedDevelopmentOrdinance/24/#zoom=z
https://www.raleighnc.gov/content/extra/Books/PlanDev/UnifiedDevelopmentOrdinance/73/#zoom=z
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Compatibility: The inconsistency with the Urban Form Map could be eliminated with 
the addition of a zoning condition describing build-to, blank wall, and parking 
structure standards. Wording these conditions in such a way so that they do not 
impede any first floor area being used for a bus terminal would still be compatible 
with the intent of the Urban From Map and associated policies. 

Compatibility 
The proposed rezoning is 

 Compatible with the property and surrounding area. 

 Incompatible. 

The request is compatible with the property and the surrounding area and can be 
established without adversely impacting neighboring properties. Nearby zoning 
districts abutting the site include DX-3, DX-5, DX-12, and DX-20, with general and 
mixed use building types existing currently.  

The density and building types permitted in DX districts is compatible with the urban 
nature of this part of the city. The request also includes a condition which prohibits 
some of the uses allowed in DX districts that are the least compatible with downtown 
residential areas. 

Public Benefits of the Proposed Rezoning 
• The request would allow greater land use intensity in the urban core of Raleigh. 

• The request would increase the supply of affordable housing through a mixed-
income project in an area with extremely high access to transit and employment 
options. 

• The request would maximize the utility of a public facility, Raleigh Union Station, and 
facilitate Raleigh’s goal of implementing the Wake County Transit Plan. 

Detriments of the Proposed Rezoning 
• Potential adverse impacts on the built character near the Depot Historic District. 
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Consistent Policy Guidance 
The rezoning request is consistent with the following policies: 

Land Use Policies 

Policy LU 1.2—Future Land Use Map and Zoning Consistency 
The Future Land Use Map shall be used in conjunction with the Comprehensive Plan policies 
to evaluate zoning consistency including proposed zoning map amendments and zoning text 
changes. 

• The request is consistent with the Future Land Use Map designation of Central 
Business District, which envisions a mix of high-intensity office, retail, housing, 
government, institutional, visitor-serving, cultural, and entertainment uses. 

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. 

Policy DT 1.2—Vertical Mixed Use 
Encourage vertical mixed-use development throughout downtown, unless otherwise 
indicated on the Future Land Use Map. 

• The request will allow higher intensity development in the city’s downtown with 
significant entitlement for office, residential, and retail use. This site has particularly 
good access to the transit facilities and cultural amenities unique to downtown, 
making increased entitlement here efficient for both the provision of public services 
and the operation of the transit network. 

Transit-Oriented Development Policies 
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. 

Policy LU 4.8—Station Area Land Uses 
Complementary mixed-uses, including multifamily residential, offices, retail, civic, and 
entertainment uses, should be located within transit station areas. 

Policy LU 6.3—Mixed-Use and Multi-Modal Transportation 
Promote the development of mixed-use activity centers with multi-modal transportation 
connections to provide convenient and accessible residential and employment areas. 
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• These policies may reference the fixed guideway transit stations from an earlier 
regional transportation model that predates the Wake County Transit Plan, however 
they have been interpreted to also apply to the Bus Rapid Transit corridors proposed 
to terminate at the rezoning site. 

• Although not guaranteed by a zoning condition, a new transit terminal serving local 
buses and BRT will likely be constructed on the site. Collocating a mixed-use 
development with a major, central transit facility is a clear application of transit-
oriented development principles. An increase in allowed height to 40 stories would 
provide greater opportunities for a more diverse mix of uses with easy access to the 
station area. 

Housing & Affordability Policies 

Policy H 1.1—Mixed-Income Neighborhoods 
Promote mixed-income neighborhoods throughout the City, particularly within high-density 
development at employment centers, downtown, and along transit corridors. 

Policy H 1.2—Geographic Dispersal of Affordable Units 
Promote dispersal and production of affordable and workforce housing units throughout all 
areas of the City. 

Policy H 2.7—Affordable Set-Asides in Projects 
Include a set-aside of affordable housing units in housing or mixed-use projects involving 
City-owned or other publicly-owned properties. For City-owned properties, the set-aside 
should be 15 to 20 percent. 

• The request includes a zoning condition requiring a minimum number of affordable 
housing units. This would result in a new mixed-income development in downtown 
Raleigh adjacent to a concentration of other residential, employment, civic and 
cultural, and retail and restaurant amenities. 

Policy H 1.9—Housing Diversity 
Promote housing diversity and affordable housing choices for households at 50 percent of 
AMI or below in the immediate area around transit corridors. 

Policy H 2.13—Transit Accessibility 
Preferentially locate affordable housing in areas with good access to transit services. 

Policy H 2.15— Affordable Units in TODs 
Provide zoning and financial incentives for inclusion of affordable and middle-income 
housing near transit stations, particularly for persons with disabilities. 

• Affordable housing collocated with a regional inter-modal transit center serving both 
bus and rail traffic would have access to transit that is unparalleled in the city. 
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Urban Design Policies 
Policy LU 5.1—Reinforcing the Urban Pattern 
New development should be visually integrated with adjacent buildings, and more generally 
with 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. 

Policy UD 6.1—Encouraging Pedestrian-Oriented Uses 
New development, streetscape, and building improvements in Downtown, Main Streets, and 
TOD areas should promote high intensity, pedestrian-oriented use and discourage 
automobile-oriented uses and drive-through uses. 

Policy UD 7.3—Design Guidelines 
The Design Guidelines in Table UD-1 shall be used to review rezoning petitions and 
development applications for mixed-use developments; or rezoning petitions and 
development applications along Main Street and Transit emphasis corridors or in City 
Growth, TOD and Mixed-Use centers, including preliminary site plans and development 
plans, petitions for the application of the Pedestrian Business or Downtown Overlay Districts, 
Planned Development Districts, and Conditional Use zoning petitions. 

• The proposed conditions that are similar to Shopfront frontage standards are 
consistent with the Urban Design Guidelines. The relation of the building to the street 
described in conditions #4-6 conforms to Urban Design Guidelines 6, 7, 8, 14, 15, 
and 24. Although guideline 11 does not mention urban transit terminals as an 
example of an active use, they are extremely pedestrian-oriented. The incorporation 
of a transit station satisfies guideline 17. The transparency requirement of the DX 
district and mixed use building type conforms with guideline 25. 

• Despite these conformities, the lack of a true frontage in the request means some 
guidelines are currently unmet. The structured parking standards of an Urban 
Frontage could meet guideline 16, but are not applicable to the case. Similarly, build-
to’s would ensure a defined urban space that provides interest to pedestrians (6, 7, 
23). Closing these gaps via zoning condition would strengthen consistency with 
urban design policies. 

Policy DT 7.19—Downtown Design Guideline Consistency 
Development projects in the downtown should implement and be consistent with the design 
guidelines in Table DT-1 to the maximum extent practicable. 

• For the most part, the development can be made consistent with the Downtown 
Design Guidelines. However, the inclusion of blank wall and parking structure 
standards that are part of urban frontages would further strengthen that consistency. 
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Downtown Policies 
Policy DT 1.4—Redevelopment around the MTC 
Support the redevelopment of underutilized land adjacent to the proposed Multi-modal 
Transit Center (MTC) with uses that will contribute to the success of the MTC and downtown. 

Policy DT 1.15—High Density Development 
Highest density development should occur along the axial streets (Hillsborough Street, 
Fayetteville Street and New Bern Avenue), major streets (as identified by the Street plan), 
surrounding the squares, and within close proximity to planned transit stations. 

Policy DT 2.12—Development Around Major Transit Facilities 
Integrate recreation, retail, service, and community uses within public transportation facilities, 
including the Moore Square transit station and proposed Multi-Modal Transportation Center. 

• The policies that directly mention the Multi-modal Transit Center, now called Raleigh 
Union Station Phase II or RUS Bus, support high-density, mixed-use development 
integrated with the subject site. The request for 40 stories would allow more flexibility 
in programming redevelopment and greater opportunities for a more diverse mix of 
uses. 

Policy DT 3.8—Downtown as a Regional Center 
Encourage new investments and developments that position downtown as the center of the 
region for headquarters, jobs, urban housing, entertainment, and transit. 

• The rezoning request for 40-story mixed-use zoning in this location will potentially 
bring a prominent development with substantial amounts of residential, office, and/or 
retail space to this critical downtown area. 

Policy DT 4.1—Encouraging Downtown Housing 
Encourage high-density residential development in downtown, consistent with the target of 
accommodating another 25,000 residents by 2030. 

Policy DT 4.3—Expanding Downtown's Affordable Housing Supply 
Preserve and expand the existing supply of affordable housing in and near downtown. 

Policy DT 4.4—Mixed Income Housing 
Encourage mixed-income housing downtown. 

• The affordable housing zoning condition included in the request guarantees that not 
only will there be new housing units constructed downtown but that some of those 
units will be affordable to households earning less than the area median income. 
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Area Plan Policies 
Policy AP-DWG 1—Zoning Consistency 
Map AP-DWG-1 shall be used alongside the Future Land Use Map to evaluate the 
consistency of all proposed zoning maps amendments within the Downtown West Gateway 
plan boundaries. Where there is a conflict regarding preferred densities, the guidance in this 
Area Plan shall control. 

Policy AP-DWG 2—Mixed-Use Development 
Mixed-use development should be the primary form of development in the area with an 
emphasis on significant new residential growth and a vertical mix of uses in multi-story 
buildings. 

• The site is within the boundaries of the Station Area Core of the Downtown West 
Gateway Area Plan. Map AP-DWG-1 describes that area as “High Density Mixed 
Use: residential, retail, office, parking decks. 4 Story / 30 units/acre minimum.” The 
rezoning request complies with both the use and intensity guidance of the area plan. 

Policy AP-DWG 8—Building Height Transition 
Taller buildings are encouraged within the Station Area Core provided that a transition to 
lower heights is included along the area perimeter where in close proximity to existing single 
family neighborhoods. 

• The request of a 40-story zoning district is both supported and compatible with this 
location within the Downtown West Gateway plan boundaries. 

 

Inconsistent Policy Guidance 
The rezoning request is inconsistent with the following policies: 

Policy LU 2.6—Zoning and Infrastructure Impacts 
Carefully evaluate all amendments to the zoning map that significantly increase permitted 
density or floor area to ensure that impacts to infrastructure capacity resulting from the 
projected intensification of development are adequately mitigated or addressed. 

• Although no impact on public utilities has been identified, documented downstream 
structural flooding may require additional stormwater runoff control. An analysis 
demonstrating exemption from this requirement has been submitted with the case, 
but official review of such documentation will not be completed until the time of 
permitting. 

• Uncertainty of the timing and impact of changes in the street network in this area, 
particularly the potential closing of the Hargett Street rail crossing to vehicles, make it 
difficult to know the full impact and therefore appropriate mitigation actions of this 
project on local infrastructure at this time. 
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Policy UD 1.4—Maintaining Facade Lines 
Maintain the established facade lines of neighborhood streets by aligning the front walls of 
new construction with the prevailing facades of adjacent buildings, unless doing so results in 
substandard sidewalks. Avoid violating this pattern by placing new construction in front of the 
historic facade line unless the streetscape is already characterized by such variations. 
Where existing facades are characterized by recurring placement of windows and doors, 
new construction should complement the established rhythm. 

Policy UD 1.10—Frontage 
Coordinate frontage across multiple sites to create cohesive places. Encourage consistency 
with the designations on the Urban Form Map. Development in centers and along corridors 
targeted for public investment in transit and walkability should use a compatible urban form. 

Policy DT 7.2—Maintaining Consistent Setbacks 
New buildings should respond to the existing built character by using similar setbacks and 
step-backs to provide a continuous cornice line and consistent street-level pedestrian 
experience. Along the principal north-south vehicular street pair, Dawson and McDowell 
streets, buildings should be set back to provide an approximately 20' wide pedestrian area 
between the street curb line and the building face. 

• A Downtown Center Urban Form Map designation suggests an urban frontage 
option, which was not included with this request. Most of the frontage designations in 
the nearby area are -SH, including directly north, east, and south of the site. 
Although some requirements of Shopfront frontages have been recreated via zoning 
conditions, there is no zoning condition approximating a Shopfront build-to included 
in the request. 

Policy DT 1.16—High Density Public Realm Amenities 
High-density developments downtown should include public realm amenities, such as 
publicly-accessible open space, public art, seating areas, and water features that 
complement the building and its nearby uses. 

• Based on population density projections and social equity factors, the Parks, 
Recreation and Cultural Resources Department has identified this area is a high 
priority for enhanced development of public open space, public art, public play areas, 
and pet amenity areas beyond what is required by the UDO. The request currently 
does not guarantee any of these additional amenities. 
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IMPACT ANALYSIS 

Historic Resources 
1. The site is located adjacent to the Depot Historic District, a National Register Historic 

District. 

2. The three properties were included in a 2013 report evaluating the eligibility for an 
expansion to the Depot Historic District that extended north to Morgan Street. 

3. The proposed rezoning was requested by the Raleigh Historic Development Commission 
to be referred to their July 16th meeting for review and comment. 

Impact Identified: Not yet determined. 

Parks, Recreation and Cultural Resources 
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 Nash Square Park (800 feet) and Raleigh 
Municipal Green (0.2 miles). 

3. Nearest existing greenway trail access if provided by Martin St. Connector Greenway 
Trail (0.4 mi). 

4. Current park access level of service in this area is graded an A letter grade. 

5. Although there are public park resources in the vicinity, based on population density 
projections and social equity factors this area is a high priority for enhanced development 
of the following elements: 

• Publicly Accessible Open Space 
• Public Art (Public art is any media created that has been planned and executed 

with the intention of being staged in public places and for public experiences, 
usually outside and accessible to all) 

• Public Play Areas 
• Pet Amenity Areas 

Raleigh's Comprehensive Plan has many policies to support the addition of the above 
elements to the proposed rezoning:  

• Policy PR 1.7 New Parks in Growth Centers "Create new urban parks and enhance 
existing urban parks throughout Growth Centers using proactive planning, 
partnerships and innovative approaches" 

• Policy PR 4.8 Private Parks "Encourage the provision of tot lots, pocket parks, and 
other privately-held and -maintained park spaces within residential developments to 
complement public park facilities" 
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• Policy PR 5.4 Improving Park Access "Public spaces should be included in private 
developments that can connect to and benefit from their proximity to public 
infrastructure and spaces such as greenway trails, public sidewalks, and plazas" 

• Policy AC 1.1 Public Art and Neighborhood Identity "Encourage the use of public art 
to create a neighborhood identity."   

Impact Identified: A potential missed opportunity for enhanced public open space and 
public art resources in an area identified as a priority for that type of investment. 

Public Utilities 
1. The proposed rezoning would add approximately 300,750 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 and 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. 

 Maximum Demand 
(current use) 

Maximum Demand 
(current zoning) 

Maximum Demand 
(proposed zoning) 

Water 1,621 110,250 411,000 

Waste Water 1,621 110,250 411,000 

Impact Identified: None. 
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Stormwater 
1. Downstream structural flooding has been identified at 611 W South Street. The 

developer must show compliance with UDO section 9.2.2.E.3. 

Floodplain None 

Drainage Basin Rocky 

Stormwater Management UDO 9.2 

Overlay District None 

Impact Identified: An analysis demonstrating exemption from UDO section 9.2.2.E.3 has 
been submitted, but official review of such documentation will not be concluded until the time 
of permitting. 

Transit 
1. The site is located adjacent to Raleigh Union Station and may include a future bus transit 

station component. 

2. The site is nearby numerous bus routes and stops and, generally speaking, rezoning to 
increase density would not have an impact on the transit service provided because of the 
amount of service already concentrated in downtown. 

3. The DX district generally exempts the applicant from UDO Article 8.11 Transit 
Infrastructure. 

Impact Identified: None. 

Transportation 
4. Location: The Z-19-2019 site is located in downtown Raleigh on the southwest corner of 

the intersection at Hargett Street and West Street. The parcels are bordered on the west 
by an active railroad track. The site is bordered on the south by the Raleigh Union 
Station Plaza.  

5. Area Plans: The Z-19-2019 site is located within the Downtown West Gateway Area 
Plan. This area plan includes policies that support the area as a regional gateway into 
downtown. When the plan was adopted, Raleigh Union Station was in preliminary 
planning. 

https://www.raleighnc.gov/content/extra/Books/PlanDev/UnifiedDevelopmentOrdinance/298/#zoom=z
https://www.raleighnc.gov/content/extra/Books/PlanDev/UnifiedDevelopmentOrdinance/282/#zoom=z
https://www.raleighnc.gov/content/extra/Books/PlanDev/UnifiedDevelopmentOrdinance/282/#zoom=z
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6. Existing and Planned Streets: The bordering sections of Hargett Street and West 
Street are classified as a Main Street with parallel parking in Map T-1 of the 
comprehensive plan. Both adjacent streets are maintained by the City of Raleigh. 

In accordance with UDO section 8.3.2, the maximum block perimeter for Downtown 
Mixed Use zoning districts is 2,000 feet, and a dead-end street is not allowed. The block 
perimeter for these parcels is approximately 6,200 feet, consisting of Hargett Street, 
West Street, Martin St, Harrington Street, Davie Street, Dawson Street, Cabarrus Street, 
Dupont Circle, and Boylan Avenue. The large block perimeter is due to the split railroad 
track locations. If the proposed West Street connection between Martin Street and 
Cabarrus Street is constructed, then the block perimeter would be reduced to 
approximately 4,700 feet. 

7. Pedestrian Facilities: There are existing sidewalks on Hargett Street and West Street in 
front of the site. 

8. Bicycle Facilities: Currently, there are no existing or proposed bicycle facilities on the 
sections of Hargett Street and West Street that border the parcels. Hargett Street, east of 
West Street, has existing Shared Lane Bicycle markings. One block east of the project is 
Harrington Street in which there was a recent Cycle Track pilot project. There are 
existing bikeshare stations at the southeast corner of West and Martin Streets and one 
block north of the site on West Street at Morgan Street. 

9. Greenways: The Z-19-2019 site is located approximately 2,250 feet west of the existing 
Martin Street Connector greenway trail.  

10. Transit: There are multiple bus stops within 500 feet of the parcels served by multiple 
bus routes. The parcels are adjacent to the Raleigh Union Station which is the site of 
Raleigh’s Multimodal Transit Center which will ultimately provide commuter rail, bus, and 
bus rapid transit services in addition to the existing intercity passenger rail, bikeshare, 
and taxi services. 

11. Access: Current access to the subject site is from both Hargett Street and West Street. 
There are existing curb cuts that do not appear to be used except for an alley with 
access from West Street.  

12. Other Projects in the Area: The City of Raleigh has a programmed project to extend 
West Street under the NC Railroad Corridor between Martin Street and Cabarrus Street 
that would provide a critical connection to the new Raleigh Union Station. The 
environmental planning for this project is nearly complete. 

There are three development projects in the relative vicinity of Z-19-19. Two of them are 
zoned DX-20-SH, 301 Hillsborough Street (SR-9-19) and Nexus Mixed Use Phase 1 
(SR-12-19). 

13. TIA Determination: Approval of case Z-19-19 would increase the site’s projected trip 
generation. As indicated below, the daily volume would increase by approximately 6,946 
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trips. Based on the current Raleigh Street Design Manual, mitigation measures would not 
be required since the project is zoned Downtown Mixed Use. 

Impact Identified: None. 

Urban Forestry 
1. This rezoning doesn’t affect the requirements of Urban Forestry. 

Impact Identified: None. 

Impacts Summary 
The request could result in the loss of historic resources in the Depot Historic District and 
negative impact on its character due to the disparity between proposed building height and 
the context of the district. 

The request does not include any public space or public art beyond what is required by the 
UDO. Potential missed opportunity for enhanced public open space and public art resources 
in an area identified as a priority for that type of investment. 

Mitigation of Impacts 
The applicant could include a zoning condition that requires the amenity area be open to the 
public, include elements identified as a priority by the Parks, Recreation and Cultural 
Resources Department, incorporate a certain amount of public art, or be larger than required 
by the UDO. 
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CONCLUSION 
This request is to rezone approximately 1.76 acres from Downtown Mixed Use–12 Stories–
Shopfront (DX-12-SH) to Downtown Mixed Use–40 Stories–Conditional Use (DX-40-CU). 
Proposed zoning conditions prohibit a number of uses otherwise allowed in DX districts; 
require at least 20 housing units that are affordable to households earning 80% of the area 
median income; require the mixed-use building type; prohibit surface parking between the 
building and the street; set a 50-foot minimum spacing for pedestrian entrances on West 
Street; define the type of streetscape on Hargett and West Streets; and require certain 
building materials. 

The request is consistent with the Future Land Use Map and consistent with 
Comprehensive Plan overall. The request is inconsistent with the Urban Form Map. The 
inconsistency with the Urban Form Map could be eliminated with the addition of zoning 
conditions implementing the missing regulations of Shopfront frontages. 

The request is consistent with Comprehensive Plan policies regarding compact growth, land 
uses near transit, housing location and affordability, and downtown density. The request is 
consistent with relevant policies in the Downtown West Gateway Area Plan. The request is 
inconsistent with policies related to infrastructure, setbacks, and public real amenities. 

The request would support the Vision Themes of Expanding Housing Choices, Managing our 
Growth, and Coordinating Land Use and Transportation. Development under the proposal is 
unlikely to adversely affect the community. 

CASE TIMELINE 
Date Action Notes 

3/15/19 Pre-application Conference  

4/10/19 Neighborhood Meeting  

5/17/19 Submitted application  

6/3/19 Central CAC meeting  

6/14/19 Submitted additional stormwater 
documentation 

Will be reviewed for UDO compliance 
at time of permitting 

6/25/19 Planning Commission review  
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APPENDIX 

SURROUNDING AREA LAND USE/ ZONING SUMMARY 
 SUBJECT 

PROPERTY NORTH SOUTH EAST WEST 

Existing 
Zoning DX-12-SH DX-12-SH DX-5-SH DX-20-SH-CU DX-3 

Additional 
Overlay N/A N/A N/A N/A N/A 

Future  
Land Use 

Central 
Business 
District 

Central 
Business 
District 

Central 
Business 
District 

Central 
Business 
District 

Central 
Business 
District 

Current 
Land Use 

Commercial 
warehouse Office Office; retail; 

bar Mixed-use Railroad 
corridor 

Urban Form Downtown Downtown Downtown Downtown Downtown 

CURRENT VS. PROPOSED ZONING SUMMARY 
 EXISTING ZONING PROPOSED ZONING 

Zoning DX-12-SH DX-40-CU 
Total Acreage 1.76 1.76 
Setbacks: 

Front 
Side street 
Side lot 
Rear 

(mixed use building) 
0’ - 15’ build-to 
0’ - 15’ build-to 

0’ or 6’ 
0’ or 6’ 

(mixed use building) 
3’ 
3’ 

0’ or 6’ 
0’ or 6’ 

Residential Density: 251 d.u./acre 934 d.u./acre 
Max. # of Residential Units 441 1,644 
Max. Gross Building SF  519,151 1,934,193 (res. only) 

Max. Gross Office SF 
500,145 (off. only) 

460,134 (off. + retail) 
875,413 (off. only) 

853,528 (off. + retail) 
Max. Gross Retail SF 41,532 (res. + retail) 46,936 (res. + retail) 
Potential F.A.R 6.77 25.23 (res. only) 

*The development intensities for proposed zoning districts were estimated using an impact analysis tool. The estimates 
presented are only to provide guidance for analysis. 

 



CONDITIONAL USE DISTRICT ZONING CONDITIO 

Zoning Case Number 

Transaction # 
Date Submitted 

Rezoning Case # 

Existing Zoning DX-12-SH Proposed Zoning DX-40-CLJ 

Narrative of Zoning Conditions Offered 

In addition to those otheiwise prohibited by the UDO, the following uses are prohibited: dormitory, fraternity, 
1 · sorority; cemetery; adult establishment; pawnshop; vehicle fuel sales; detention center, jail, prison; self-storage. 

The property owner will dedicate no less than 20 units as affordable for households earning 80% area median income or less for a period of no less than 10 years from the date of issuance of a certificate of occupancy. The 
rent and income limits will follow the Affordable Housing Standards determined annually by the City of Raleigh Housing & Neighborhoods Department. An Affordable Housing Deed Restriction in a form approved by the City 

2. shall be filed and recorded In the property's chain of title by the property owner in the Wake County Register of Deeds prior to the project receiving a certificate of occupancy. Affordable units offered within this condition 
shall be constructed concurrently with the project's market rate units. The property owner shall certify to the City compliance with this zoning condition on an annual basis. 

3
. Mixed use building shall be the primary permitted building type 

No on-site parking shall be permitted between the building and W. Hargett Street. No on-site parking shall be permitted between the 
4. building and S. West Street. No on-site parking shall be permitted between the building and W. Martin Street. Drive aisles and bus idling 

areas shall not considered as parking for purposes of this condition. 

5 
The building shall have pedestrian access on the portion facing S. West Street with maximum 

· street entrance spacing of 50'. 

6 
The streetscape along S. West St. shall be Main Street. The streetscape along W. Hargett St. 

· shall be Mixed Use. 

7 
Permitted building siding materials shall include any combination of brick, stone, concrete 

· masonry, cementitious siding, hard coat stucco, wood, metal, terracotta and/or glass. 

8. 

9. 

10. 

These zoning conditions have been voluntarily offered by the property owner. All property owners must sign each 
condition page. This page may be photocopied if additional space is needed. 

Owner/Agent Signature JnJJJ!:J l31aL Print Name Shelley Blake 

PAGE 2 OF 13 WWW.RALEIGHNC.GOV REVISION 5.15.18 



Rezoning Conditions 

1. In addition to those otherwise prohibited by the UDO, the following uses are 

prohibited: dormitory, fraternity, sorority; cemetery; adult establishment; 

pawnshop; vehicle fuel sales; detention center, jail, prison; self-storage. 

2. The property owner will dedicate no less than 20 units as affordable for 

households earning 80% area median income or less for a period of no less than 

10 years from the date of issuance of a certificate of occupancy. The rent and 

income limits will follow the Affordable Housing Standards determined annually 

by the City of Raleigh Housing & Neighborhoods Department. An Affordable 

Housing Deed Restriction in a form approved by the City shall be filed and 

recorded in the property's chain of title by the property owner in the Wake County 

Register of Deeds prior to the project receiving a certificate of occupancy. 

Affordable units offered within this condition shall be constructed concurrently 

with the project's market rate units. The property owner shall certify to the City 

compliance with this zoning condition on an annual basis. 

3. Mixed use building shall be the primary permitted building type. 

4. No on-site parking shall be permitted between the building and W. Hargett Street. 

No on-site parking shall be permitted between the building and S. West Street. 

No on-site parking shall be permitted between the building and W. Martin Street. 

Drive aisles and bus idling areas shall not be considered as parking for purposes 

of this condition. 

5. The building shall have pedestrian access on the portion facing S. West Street 

with maximum street entrance spacing of 50'. 

6. The streetscape along S. West St. shall be Main Street. The· streetscape along 

W. Hargett St. shall be Mixed Use. 

7. Permitted building siding materials shall include any combination of brick, stone, 

concrete masonry, cementitious siding, hard coat stucco, wood, metal, terracotta 

and/or glass. 

PPAB 4914870vl 
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