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Certified Recommendation 
Raleigh Planning Commission                                     

  CR# 11482 

Certified Recommendation 
Z-20-12/Spring Forest Rd   

 

Case Information Z-20-12 Spring Forest Road 
 Location Spring Forest Road, south side, at its intersection with Falls of Commons 

Drive (street address: 900 Springfield Commons Drive) 
Size 1.61 acres 

Request Amend conditions for property zoned Shopping Center Conditional Use 
District 

 

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

 
A crossed box signifies consistency with the applicable 2030 Comprehensive Plan policy: 
 

Future Land Use 
Designation 

 
 

Community Mixed Use 

Applicable Policy 
Statements 

 
 
 
 
 
 
 
 
 
 
 
 

Policy LU 1.3 Conditional Use District Consistency 
Policy LU 4.5 Connectivity 
Policy T 5.3        Bicycle and Pedestrian Mobility 
Policy T 6.6 Parking Connectivity 
Policy EP 8.1  Light Pollution 
Policy EP 8.2  Light Screening 
Policy UD 2.1  Building Orientation 
Policy UD 2.2  Multi-modal Design 
Policy UD 2.3  Activating the Street 
Policy UD 3.7 Parking Lot Placement 
Policy UD 6.1 Encouraging Pedestrian-Oriented Uses 
Policy UD 7.3 Design Guidelines  

 

Summary of Conditions 
 Submitted 

Conditions 
(a) Eating establishment with drive-through prohibited. 
(b) Site establishments limited to three. 
(c) Automotive service/ repair, convenience store, auto parts store, 

independently-operated parking deck, mini-warehouses, or multi-
family dwellings prohibited.  

(d) Sidewalks of minimum 5-foot width required along all public rights-of-
way. 

(e) Building height restricted to two occupied stories or 35 feet maximum.  
(f) Building exterior to be 75% brick; roof to appear pitched when viewed 

from adjacent properties, with minimum 5:12 slope.  
(g) Rack or other facility for bicycle parking required. 
(h) Freestanding lighting limited to full cut-off fixtures. 
(i) Direct vehicular access to Spring Forest Road prohibited. 
(j) Transit easement offered on Spring Forest Road. 
(k) Primary building entrance to face Spring Forest Road or be on one of 

the building corners facing Spring Forest Road. 
(l) Direct pedestrian access to be provided from Spring Forest Road and 

Falls of Commons Drive. 
(m) Building-mounted and landscape lighting to be fully shielded. 
(n) No drive-through allowed on building face fronting Spring Forest Road.
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Issues and Impacts 

Outstanding 
Issues 

1. Footcandles of landscape 
lighting 

2. Parking lot placement 
 
3. Encouraging pedestrian-

oriented uses 
 
 
 
 
4. Design Guidelines 

Suggested 
Conditions

1. Provide footcandle limits for 
landscape lighting.  

2. Place parking beside or 
behind building. 

3. Condition additional 
commitment to pedestrian-
friendly uses (e.g., eliminate 
all drive-throughs; provide 
direct sidewalk connection 
to transit stop). 

4. Condition urban form 
elements consistent with 
those guidelines not yet fully 
addressed. 

Impacts 
Identified 

1. Potential need for 
downstream sanitary sewer 
improvements upon 
redevelopment. 

Proposed 
Mitigation

1.  None (subject to 
determination of need for 
sewer improvements). 

 

Public Meetings 
Neighborhood 

Meeting 
Public 

Hearing 
Committee Planning Commission 

3/14/12 7/17/12  8/14/12 
 

 Valid Statutory Protest Petition 
 

Attachments 
1. Staff report 
2. Existing Zoning/Location Map 
3. Future Land Use 

 

Planning Commission Recommendation 
Recommendation The Planning Commission finds that the proposed rezoning is 

consistent with the policies of the Comprehensive Plan, and 
recommends based on the findings and reasons stated herein 
that the request be approved in accordance with zoning 
conditions dated August 7, 2012. 

Findings & Reasons (1) The proposal is consistent with the Community Mixed Use 
land use category assigned to the property by the 
Comprehensive Plan.  The rezoning would expand options 
for site commercial uses. 

(2) The request is compatible with current land uses and 
development patterns.  Case conditions carry through most 
of the zoning conditions currently governing site 
development (e.g., building height limit, provision for exterior 
brick, roof form, bike rack, etc.). 

(3) The request is reasonable and in the public interest. 
Conditions encourage multi-modal travel (e.g., transit 
easement offered) and improved outdoor lighting (e.g., all 
free-standing fixtures to be full cut-off).   
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Motion and Vote Motion:  Fleming 
Second: Buxton 
In Favor:  Butler, Buxton, Fleming, Fluhrer, Harris Edmisten, 
Haq, Mattox, Schuster, Sterling Lewis, Terando 

 
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. 
 
________________________________  ____________________________________ 
Planning Director  Date  Planning Commission Chairperson Date 
 
 
Staff Coordinator:   Doug Hill  Doug.Hill@raleighnc.gov    



             Zoning Staff Report – Case Z-20-12 

                Conditional Use District 

 

 
 
 
 

 

Request 
Location Spring Forest Road, south side, at its intersection with Falls of 

Commons Drive (street address: 900 Springfield Commons Drive) 
Request Amend conditions for property zoned Shopping Center Conditional 

Use District 
Area of Request 1.61 acres 

Property Owner Pappamihiel Investments LLC 

PC Recommendation 
Deadline 

October 15, 2012 

 
 

Subject Property 
 Current Proposed 

Zoning SC CUD SC CUD (revised conditions) 

Additional Overlay n/a n/a 

Land Use Retail Sales Retail Sales 

Residential Density 6 units/ acre (multi-family 
prohibited by condition); 9 units 
maximum 

6 units/ acre (multi-family 
prohibited by condition); 9 units 
maximum 

 
 

Surrounding Area 
 North South East  West 

Zoning SC; SC CUD SC CUD SC CUD SC CUD; O&I-3 

Future Land 
Use 

Community 
Mixed Use 

Community 
Mixed Use 

Community 
Mixed Use 

Community 
Mixed Use, 
Office/ Research 
& Development 

Current Land 
Use 

Shopping Center Shopping Area, 
Bank, Retail 
Sales 

Eating 
Establishment w/ 
Drive-Through 

Shopping Area; 
Office Center 
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Comprehensive Plan Guidance 
Future Land Use Community Mixed Use 

Area Plan n/a 

Applicable Policies Policy LU 1.3 Conditional Use District Consistency 
Policy LU 4.5 Connectivity 
Policy T 5.3       Bicycle and Pedestrian Mobility 
Policy T 6.6 Parking Connectivity 
Policy EP 8.1  Light Pollution 
Policy EP 8.2  Light Screening 
Policy UD 2.1  Building Orientation 
Policy UD 2.2  Multi-modal Design 
Policy UD 2.3  Activating the Street 
Policy UD 3.7 Parking Lot Placement 
Policy UD 6.1 Encouraging Pedestrian-Oriented Uses 
Policy UD 7.3 Design Guidelines 

 

Contact Information 
Staff Doug Hill: 919-516-2622; Doug.Hill@raleighnc.gov 

Applicant Lacy H. Reaves: 919-821-6704; lreaves@smithlaw.com 

Citizens Advisory Council North – Joe Corey: 919-845-1716; corey3rd@gmail.com 

 

Case Overview 
The proposal seeks to remove prohibitions on several land uses currently in effect on the 
property, specifically video sales/ rental facilities, supermarkets, or stores with a pharmacist.  
Many of the existing conditions would remain in effect. 
   
At present, the site is fully built out.  Topographically, the interior grade is four to eight feet lower 
than Spring Forest Road, and four to six feet higher than the adjacent commercial property to the 
east.  At-grade vehicular access is provided off Falls of Commons and Springfield Commons 
drives.  Double bays of parking flank three sides of the building; the fourth side, which faces 
Springfield Commons Drive, functions as the building’s service-area access.  The proposed 
rezoning would permit a similar site configuration.  While sidewalks currently edge all street 
frontages of the property, pedestrian access into the site is only provided at the south corner, and 
that walkway abruptly ends at an interior parking lot curb.  The proposal requires delineated 
connections from Spring Forest Road and Falls of Commons Drive. 
 
The present building exhibits a degree of design unity with others in the Springfield Commons 
development, among them similar brick and mortar color, fenestration, and roof design and 
materials.  The proposal provides some continuity in requiring brick and a minimum roof pitch, 
both other measures of architectural consistency are not addressed (e.g., brick color/ banding, 
roof material, site signage, etc.).  The site’s location in a designated Mixed Use area carries the 
requirement that the Design Guidelines of the Comprehensive Plan be addressed; the applicant 
has provided some responses but leaves many open to the site plan approval stage. 
 

Exhibit C & D Analysis 
 

1. Consistency of the proposed rezoning with the Comprehensive Plan 
and any applicable City-adopted plan(s) 
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1.1 Future Land Use 

Consistent.  The site is designated Community Mixed Use, of which the 
Comprehensive Plan states in part:  “This category applies to medium-sized 
shopping centers and larger pedestrian-oriented retail districts such as Cameron 
Village. Typical commercial uses include large-format supermarkets, larger drug 
stores, department stores and variety stores, clothing stores, banks, offices, 
restaurants, movie theaters, hotels, and similar uses that draw from multiple 
neighborhoods.”  
 

1.2 Policy Guidance 
The following policy guidance is applicable with this request: 
 

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. 

 
Consistent.  The conditions provided meet Comprehensive Plan provisions, largely 
maintaining or expanding upon the zoning case conditions currently in place. 
 
Policy T 5.3 -- Bicycle and Pedestrian Mobility 
Enhance pedestrian and bicycle circulation, access, and safety along corridors, 
downtown, in activity and employment centers, at densely developed areas and transit 
stations, and near schools, libraries, and parks. 
 
Consistent.  Street-front sidewalks and a bike rack or “other facility for the parking of 
bicycles” are conditioned. 
 
Policy LU 4.5 -- Connectivity  
New development and redevelopment should provide pedestrian and vehicular 
connectivity between individual development sites to provide alternative means of access 
along corridors. 
 
Policy T 6.6 -- Parking Connectivity 
Promote parking and development that encourage multiple destinations within an area to 
be connected by pedestrian trips. 
 
Consistent.  Site conditions limit opportunities for providing cross access.  The one 
adjoining property is fully built out with no driveway stub provided to the subject site; the 
shared lot line tops a landscaped, four-foot change in grade. Sidewalks are conditioned 
along all public rights-of-way fronting the subject site, connecting to those existing at the 
neighboring property. 

 
Policy EP 8.1 -- Light Pollution 
Reduce light pollution and promote dark skies by limiting the brightness of exterior 
fixtures and shielding adjacent uses from light sources, provided safety is not 
compromised. Minimize flood lighting and maximize low level illumination. Promote the 
use of efficient, full cut-off lighting fixtures wherever practical. Full cut-off fixtures emit no 
light above the horizontal plane. 
 
Consistent.  Freestanding light fixtures are conditioned to be full cut-off.  
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Policy EP 8.2 -- Light Screening 
Prohibit unshielded exterior lamps and limit the lighting of trees and other vegetation 
through the use of shielded fixtures and footcandle limits. 
 
Inconsistent.  Exterior lamps and landscape lighting will be fully shielded; however, no 
footcandle limits are provided.  To comply with this policy, a footcandle limit should be 
conditioned for landscape lighting. 
 
Policy UD 2.1 -- Building Orientation  
Buildings in mixed-use developments should be oriented along streets, plazas and 
pedestrian ways. Their facades should create an active and engaging public realm. 
 
Policy UD 2.3 -- Activating the Street 
New retail and mixed-use centers should activate the pedestrian environment of the 
street frontage in addition to internal pedestrian networks and connections. 
 
Consistent.  Existing grade differences and building placement have focused the 
existing pedestrian access on the southeast potion of the site (along Falls of Commons 
Drive).  Public entrances to the existing building face both that and the Spring Forest 
Road frontage, but behind double bays of parking.  Internal uses and access are 
facilitated by a wide walkway edging those two sides of the building.  Currently lacking is 
a well-delineated crosswalk system, linking building and street.  The proposal requires 
the primary entrance to be along the Spring Forest Road façade—although, as worded, 
the condition would permit it at the building corner farthest from either of the two street 
intersections the site adjoins.  Direct pedestrian connections to the building are 
conditioned from both Spring Forest Road and Falls of Commons Drive. 
 
Policy UD 2.2 -- Multi-modal Design 
Mixed-use developments should accommodate all modes of transportation to the 
greatest extent possible. 
 
Consistent.  The proposal is conditioned to include perimeter and interior sidewalks, a 
bike rack, and a transit easement. 
 
Policy UD 3.7 -- Parking Lot Placement 
New parking lots on designated Urban or Multi-modal corridors on the Growth Framework 
Map should be generally located at the side or rear of buildings.  Where feasible, existing 
parking lots on such corridors should be landscaped to create a pedestrian-friendly 
streetscape with business visibility. 
 
Inconsistent (not addressed).  The subject section of Spring Forest Road is designated 
as an Urban Corridor on the Growth Framework Map.  The existing build-out includes a 
double bay of parking along the street, with landscaping serving as a transition down the 
slope from the associated sidewalk.  The proposal does not address this site design, nor 
the alternative of a new building positioned closer to the street, with parking behind or 
beside it.  To comply with this policy, parking lot placement and/ or landscaping should 
meet one of the policy’s stated design alternatives. 
 
Policy UD 6.1 -- Encouraging Pedestrian-Oriented Uses 
New development, streetscape, and building improvements in Downtown and mixed-use 
corridors and centers should promote high intensity, pedestrian-oriented use and 
discourage automobile-oriented uses and drive-through uses.  
 
Inconsistent.  Existing site development features street sidewalks and wide pedestrian 
space on two sides of the building; however, the one existing walkway into the site ends 



 

 
Staff Evaluation 
Z-20-12/Spring Forest Rd  5 

at the interior curb of the parking lot.  The current site form is plainly automobile-oriented.  
While a restaurant drive-through is prohibited under current and proposed zoning, drive-
throughs would be allowed for any other permitted site use (e.g., bank, pharmacy, 
laundry/ dry cleaners, etc.).  To comply with this policy, the proposal should outline 
additional commitment to urban form and uses which are pedestrian-friendly (e.g., restrict 
all drive-throughs). 
 
Policy UD 7.3 -- Design Guidelines 
Table UD-1 shall be used to review rezoning petitions and development applications for 
mixed-use developments or developments in mixed-use areas such as pedestrian 
Business Overlays, including preliminary site and development plans, petitions for the 
application of the Pedestrian Business or Downtown overlay districts, Planned 
Development Districts, and Conditional Use zoning petitions. 
 
Inconsistent (not fully addressed).  Proposal responses to the Guidelines are for the 
most part consistent with guideline outlooks and intentions.  However, more than one 
third of the 26 guidelines are left unaddressed, deferred instead to a future site plan 
proposal.  They include Guideline 6. (building/ parking placement), 7. (building proximity 
to street), and 8. (building proximity to corner), and 21. (sidewalk width), 22. (street tree 
selection), 23. (spatial definition of street frontages), 24. (building entrance orientation/ 
design prominence), 25. (façade design), and 26. (sidewalk design).  Additionally, 
responses to the following guideline requires further elaboration to determine 
consistency: 
18.  This Guideline states that convenient access should be provided between transit 

stops and the site building entrance.  For consistency with this guideline, the proposal 
should include language assuring convenient pedestrian travel between the 
conditioned transit easement and the building.  

To comply with this policy, these guidelines should be more fully addressed, and urban 
form elements conditioned which are consistent with them. 
 
1.3 Area Plan Guidance 
The site is not in a location which is part of an Area Plan. 

 
2.  Compatibility of the proposed rezoning with the property and 

surrounding area 
The proposal would not change the existing zoning, only expand permitted uses.  Site 
redevelopment could thus be very similar to that existing.  Several zoning conditions 
already in effect on the site are maintained by the proposal, specifically those addressing 
building height, wall material, and roof form, that providing a bicycle rack, and that 
prohibiting gas stations, commercial parking decks, mini-warehouses, or restaurants with 
drive-throughs.  Currently the site has no vehicular access to Spring Forest Road; a 
proposed condition would codify that configuration.  Not resolved is how the form of site 
redevelopment might address any of the three adjacent streets, particularly in regard to 
parking placement and proximity of the building to the street(s). 

 
3. Public benefits of the proposed rezoning 

The rezoning would allow additional uses of the site, while maintaining a measure of 
continuity with existing development and added accommodation of multi-modal access. 
 

4. Detriments of the proposed rezoning 
The urban form possible under the proposed conditions could differ little from the 
automobile-focused development already in place.  The Comprehensive Plan concedes 
that some areas Community Mixed Use centers are currently auto-oriented, and even 
suggests multiple zoning districts might be created to reflect that the fact.  Yet it also 
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states that mid-rise development could be part of the mix, a possibility missing from the 
proposal in its maintaining a 2-story height limit.  The uses currently not permitted on the 
property—video sales rental, supermarket, and pharmacy—do not expand the retail base 
of the area, but actually duplicate goods and services already being provided within a 
quarter mile of the site. 
 

5. Impact on public services, facilities, infrastructure, fire and safety, 
parks and recreation, etc. 
 
5.1 Transportation 
 

Primary Streets Classification 2009 NCDOT 
Traffic 

 Volume (ADT) 

2035 Traffic Volume Forecast (CAMPO)  

Spring Forest Road Major 
Thoroughfare 

17,000  32,500   

Falls of Commons 
Drive 

Commercial 
Street 

N/A  N/A   

Springfield Commons 
Drive 

Commercial 
Street 

N/A  N/A   

Street Conditions       

Spring Forest Road Lanes Street Width Curb and 
 Gutter 

Right- 
of-Way 

Sidewalks Bicycle  
Accommodations 

Existing 5 65' Back-to-back 
curb and 

gutter section 

90' 5' sidewalks  
on both sides 

None 

City Standard 4 65' Back-to-back 
curb and 

gutter section 

90' minimum 5' 
sidewalks  

on both sides 

Striped bicycle lanes 
on both sides 

Meets City 
Standard? 

YES YES YES YES YES NO 

Falls of Commons 
Drive 

Lanes Street Width Curb and 
 Gutter 

Right- 
of-Way 

Sidewalks Bicycle  
Accommodations 

Existing 2 41' Back-to-back 
curb and 

gutter section 

60' 5' sidewalks  
on both sides 

None 

City Standard 2 41' Back-to-back 
curb and 

gutter section 

60' minimum 5' 
sidewalks  

on one side 

N/A 

Meets City 
Standard? 

YES YES YES YES YES N/A 

Springfield 
Commons Drive 

Lanes Street Width Curb and 
 Gutter 

Right- 
of-Way 

Sidewalks Bicycle  
Accommodations 

Existing 2 26' Back-to-back 
curb and 

gutter section 

45' 5' sidewalks  
on both sides 

None 

City Standard 2 41' Back-to-back 
curb and 

gutter section 

60' minimum 5' 
sidewalks  

on one side 

N/A 

Meets City 
Standard? 

YES NO YES NO YES N/A 

Expected Traffic  
Generation [vph] 

Current  
Zoning  

Proposed  
Zoning 

Differential    

AM PEAK 246 40 -206    

PM PEAK 205 77 -128    

Suggested Conditions/ 
Impact Mitigation: 

Traffic Study Determination: Staff reviewed a trip generation differential report 
for this case and a traffic impact analysis study is not recommended for Z-20-
12.  The subject property has full movement access onto Falls of Commons 
Drive and Springfield Commons Drive.  
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Additional 
Information: 

Neither NCDOT nor the City of Raleigh have any roadway construction projects scheduled in 
the vicinity of this case. 

       

 
Impact Identified:  None anticipated. 
 
 

5.2 Transit 
Route 2 Falls of the Neuse currently operates along Falls of Neuse Road.  The 
Capital Area 2035 Bus Transit Development Study suggests a route operating along 
Spring Forest Road that would be implemented within the first three years of the plan.  
A transit easement is conditioned by the proposal. 
 
Impact Identified:  None expected. 
 
 

5.3 Hydrology 
 

Floodplain No FEMA floodplain present 

Drainage Basin Marsh Creek 

Stormwater Management Subject to Part 10, Chapter 9 

Overlay District none 
 
Impact Indentified:  No impacts expected. 
 
 

5.4 Public Utilities 
 Maximum Demand  

(current) 
Maximum Demand  

(proposed) 
Water 7,245 gpd 7,245 gpd 

Waste Water 7,245 gpd 7,245 gpd 
 
There are existing sanitary sewer and water mains adjacent to the proposed rezoning 
property within the Spring Forest Road, Falls of Commons Drive, and Springfield 
Commons Drive rights-of-way. 
 
Impact Identified:  Downstream sanitary sewer improvements may be required of 
the applicant by the City, depending upon the actual site use. 
 
 

5.5 Parks and Recreation 
The subject tract is not adjacent to any greenway corridors. 
 
Impact Identified:  There are no impacts to park level of service or greenway 
impacts expected. 

 
 

5.6 Urban Forestry 
The parcel is less than two acres in size.  Tree conservation will not be required if the 
site is further improved.  There are no groups of trees adjacent to a thoroughfare.  A 
natural protective yard will not be required if the site is further improved. 
 
Impact Identified:  No impacts expected. 
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5.7 Designated Historic Resources 
The site does not include and is not within 1,000 feet of any Raleigh Historic 
Landmarks or properties listed on the National Register of Historic Places. 
 
Impact Identified:  No impacts on the City’s historic resources are anticipated as a 
result of the proposed rezoning.   
 
 

5.8 Community Development 
This site is not located within a redevelopment plan area. 

 
Impact Identified:  None. 
 
 

5.9 Impacts Summary 
1. Potential need for downstream sanitary sewer improvements upon 

redevelopment. 
 
 

5.10 Mitigation of Impacts 
1. None (subject to determination of need for sewer improvements). 
 
 

5. Appearance Commission 
This rezoning proposal is not within a Planned Development District, a Pedestrian 
Business Overlay District or the Downtown Overlay District, so is not subject to 
Appearance Commission review. 
 
 

6. Conclusions 
The proposal would maintain continuity between current site uses and urban form, and 
potential future redevelopment.  That continuity, however, could include the present 
automobile-oriented site design.  Site use and redevelopment will determine whether 
downstream sanitary sewer improvements will be needed.
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