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Certified Recommendation 
Raleigh Planning Commission                                     

  CR#  
 
 

Case Information Z-20-16 Jeffrey’s Grove School Rd. & Creedmoor Rd. 
 Location West side, west of intersection with Creedmoor Rd.  

Address: 5901 Jeffrey’s Grove School Rd. and 5829 Creedmoor Rd. 
PIN: 0796492488; 0796493377 

Request Rezone property from R4 to R-10-CU 
Area of Request 2.13 acres 
Property Owner Elmer T. Sprinkle, III 

243 Deep Bay Dr. 
Newport, NC 28570 

Applicant Michael Birch 
Morningstar Law Group 
1330 St. Mary’s St., Ste. 460 
Raleigh, NC 27605 

Citizens Advisory 
Council (CAC)  

Northwest 
Jay Gudeman, Chairperson 
jay@kilpatrickgudeman.com 

PC 
Recommendation 

Deadline 
November 7, 2016 

 

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

Future Land Use Map Consistency 
The rezoning case is  Consistent    Inconsistent with the Future Land Use Map. 
 

Comprehensive Plan Guidance 
 

FUTURE LAND USE  Medium Density Residential 
URBAN FORM n/a 

CONSISTENT Policies Policy LU 1.2 – Future Land Use Map and Zoning Consistency 
Policy LU 1.3 – Conditional Use District Consistency 
Policy LU 2.6 – Zoning and Infrastructure Impacts 
Policy LU 5.4 – Density Transitions 

INCONSISTENT Policies  
 

Summary of Proposed Conditions 
1. Prohibits a number of otherwise permitted uses 
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Public Meetings 
Neighborhood 

Meeting CAC Planning Commission City Council 

April 21, 2016 August 9, 2016 
(Yes-0, No-17) 

August 9, 2016  

 
 

 
Attachments 

1. Staff report 
2. Conditions 

Planning Commission Recommendation 
Recommendation  

Findings & Reasons  
Motion and Vote  

 
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:  Sophie Huemer: (919) 996-2652; Sophie.Huemer@raleighnc.gov

mailto:Sophie.Huemer@raleighnc.gov
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Case Summary 

Overview 
The subject site is composed of two parcels totaling 2.13 acres on the west side of Jeffrey’s 
Grove School Road at the intersection with Creedmoor Road. Each parcel is currently developed 
with one single family residence. Surrounding uses are exclusively residential with single family 
detached the predominant building type. To the south is a multi-family development. 
 
Jeffery’s Grove School Road currently has a two-lane, ribbon-paved cross section without curbs 
or sidewalks; however the segment abutting the subject parcels does have curbing. 
 
The site is currently zoned R-4, as are the surrounding properties to the north and west. There is 
RX-3 zoning adjacent to the south. Across Jeffrey’s Grove School Road and Creedmoor Road 
there are parcels zoned OX-3-CU and R4. The proposed zoning has a condition that prohibits the 
apartment building type which would otherwise be allowed. In addition to allowing an increase in 
density (from 4 units an acre to 10 units an acre), the proposed zoning would allow smaller lot 
sizes and setbacks as well as the townhouse building type. To address compatibility with the 
abutting single family detached neighborhood along Jeffrey’s Grove School Road and Ponderosa 
Road, conditions have been offered that limit the maximum building height to 2 stories and 35 
feet, a minimum setback of 30 feet from the western abutting property and 20 feet from the R-4 
property to the north. 
 
North, south, and east of the subject site are Medium Density Future Land Use designations 
which envision gross residential densities from 6 to 14 units per acre. To the east across Jeffrey’s 
Grove School and Creedmoor roads are Institutional and an Office and Residential Mixed Use 
Future Land Use designations. The proposed use is consistent both with the FLUM designation, 
as well as that of surrounding properties.  
 

 

Outstanding Issues 

Outstanding 
Issues 

1. Sewer and fire flow 
matters may need to be 
addressed upon 
development. 

Suggested 
Mitigation 

1. Address sewer and fire 
flow capacities at the 
site plan stage. 

 
 

Zoning Staff Report – Z-20-16 
Conditional Use District 



  
 

Staff Evaluation 
Z-20-16 Jeffrey’s Grove Rd. and Creedmoor Rd.                                                                                                                                                       

4 

 
 
 
 
 



  
 

Staff Evaluation 
Z-20-16 Jeffrey’s Grove Rd. and Creedmoor Rd.                                                                                                                                                       

5 

Rezoning Case Evaluation 

1. Compatibility Analysis  
 

1.1  Surrounding Area Land Use/ Zoning Summary 
 
 
 

Subject 
Property 

North South East  West 

Existing 
Zoning 

Residential-4 Residential-4 Residential 
Mixed Use-3 

Residential-4 
and OX-3-CU 

Residential-4 

Additional 
Overlay 

n/a n/a n/a n/a n/a 

Future Land 
Use 

Medium 
Density 
Residential 

Medium 
Density 
Residential 

Medium 
Density 
Residential 

Institutional 
and Office & 
Residential 
Mixed Use 

Medium 
Density 
Residential 

Current 
Land Use 

Single Family Single Family Multi-Family Vacant and 
Single Family 

Vacant 

Urban Form 
(if applicable) 

n/a n/a n/a n/a n/a 

 
 

1.2  Current vs. Proposed Zoning Summary 
 
 Existing Zoning Proposed Zoning 
    Residential Density: 4 DUs/acre 10 DUs/acre 
    Setbacks: 

Front: 
Side: 
Rear: 

 
20’ 
10’ 
30’ 

 
10’ 
5’ 
20’ 

Retail Intensity Permitted: -0- -0- 
Office Intensity Permitted: -0- -0- 

 
 
1.3  Estimated Development Intensities 

 
    Existing Zoning       Proposed Zoning* 

Total Acreage 2.13 2.13 
Zoning  R-4 R-10 
Max. Gross Building SF  
(if applicable) n/a n/a 

Max. # of Residential Units 7 21 
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 .17 .19 
 
*The development intensities for proposed zoning districts were estimated using an impact analysis tool. The estimates 
presented are only to provide guidance for analysis.  
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The proposed rezoning is: 
 

 Compatible with the property and surrounding area.  
  

 Incompatible.   
     Analysis of Incompatibility: 
 

 

The requested R-10 district would permit significantly smaller minimum lot sizes (10,000 sf 
versus 4,000 sf) and smaller setbacks in addition to townhome and multi-unit living. The 
proposal does have provisions that address design compatibility with the abutting 
Residential-4 zoning districts including increased setbacks from surrounding R-4 properties 
and by prohibiting the apartment building type and limiting the height of any other building 
type permitted in the R-10 zoning district. 
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2. Comprehensive Plan Consistency Analysis 
 
2.1 Comprehensive Plan 
 
Determination of the conformance of a proposed use or zone with the Comprehensive Plan 
includes consideration of the following questions: 

• Is the proposal consistent with the vision, themes, and policies contained in the 
Comprehensive Plan? 

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

• 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? 

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

 
The proposal can be considered consistent with the vision, themes, and policies of the 
Comprehensive Plan, as well as the Future Land Use Map designation for the property. The 
Medium Density Residential Future Land Use category in the Comprehensive Plan calls for 
residential development within the range of 6 to 14 dwelling units per acre. The Residential-10 
zoning district permits up to 10 DUs/acre. 
 
City infrastructure and services appear sufficient to accommodate the redevelopment possible 
under the proposed rezoning. However, upon site plan review and prior to development, the 
developer may be required to submit a sanitary sewer capacity study, and will be required to 
verify water fire flow capacity. 

 
 
2.2  Future Land Use  
 
Future Land Use designation:  
 
The rezoning request is:  
 

 Consistent with the Future Land Use Map.   
 

 Inconsistent   
     Analysis of Inconsistency: 
 

 
 
2.3  Urban Form  
 
Urban Form designation:                                   
 

 Not applicable (no Urban Form designation)   
 
The rezoning request is:  
 

 Consistent with the Urban Form Map.   
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 Inconsistent   
     Analysis of Inconsistency: 
 

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

 
 

2.5 Area Plan Policy Guidance  
 
The rezoning request is inconsistent with the following Area Plan policies: 
 
The location of the proposed zoning district is not an area studied in an Area Plan 
 
 
 
 

3. Public Benefit and Reasonableness Analysis 

3.1 Public Benefits of the Proposed Rezoning 
• Provides the opportunity for additional housing. 
• Consistent with the Future Land Use Map. 
• Compatible in terms of density and building type with multi-family building type on the 

abutting southern RX-3.  
• The conditions provided make the proposed zoning compatible in terms of density and 

building type with surrounding Residential-4 neighborhood pattern. 
 

 

3.2 Detriments of the Proposed Rezoning 
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4. Impact Analysis 
 

4.1 Transportation 
This site is located in the southwest quadrant of Creedmoor Road and Jefferys Grove School 
Road. Both Creedmoor (NC 50) and Jefferys Grove School Road (SR 1825) are maintained 
by the NCDOT. Jefferys Grove School Road currently has a two-lane, ribbon-paved cross 
section without curbs or sidewalks; however the segment abutting the Z-20-2016 parcels 
does have curbing.  
 
Creedmoor Road is classified as a major street in the UDO Street Plan Map (Avenue, 6-
Lane, Divided). Jefferys Grove School Road is a Neighborhood street. There are no City of 
Raleigh CIP projects or state STIP projects planned for either street in the vicinity of the Z-20-
2016 site. 
 
There are no public street stubs abutting the eastern boundary of the Z-20-2016 parcels. 
Offers of cross access to adjacent parcels shall be made in accordance with the Raleigh 
UDO section 8.3.5.D. Site access will be provided in accordance with the Raleigh Street 
Design Manual and the NCDOT driveway manual. 
 
In accordance with UDO section 8.3.2, the maximum block perimeter for R-10 zoning is 2,500 
feet. The block perimeter for Z-20-2016, as defined by public rights-of-way for Creedmoor, W 
Millbrook Road, Ponderosa Road and Jefferys Grove School Road is approximately 5,600 
feet. 
 
The existing land contains two single-family dwellings which generate virtually no traffic. 
Approval of case Z-20-2016 would increase average peak hour trip volumes by 7 veh/hr in 
the AM peak and by 19 veh/hr in the PM peak; daily trip volume will increase by 160 veh/day. 
A traffic impact analysis report is not required for Z-20-2016. 

 
Impact Identified: Block perimeter exceeds maximum for R-10 zoning 

 
 

4.2 Transit 
Creedmoor Rd is currently served daily by GoRaleigh Route 4 Rex Hospital, and both the 
City of Raleigh Short Range Transit Plan and the Wake County Transit Plan anticipate 
improved service along this corridor. The closest stop is on Creedmoor Rd, just north of 
Jeffrey’s Grove Church Rd, in front of the Creedmoor Road Baptist Church. A condition 
placed on Z-34-14, 5901 Creedmoor Road, east of Jeffrey’s Grove School Road and the 
subject site, offers a transit easement and/or a standard bus shelter on Creedmoor Road 
prior to issuance of a building permit or recordation of a subdivision plat, whichever event 
occurs first. 
 
 
Impact Identified: Increased density will increase demand for transit but it is not 
expected to exceed the capacity of the current system 

 
 

4.3 Hydrology 
Floodplain none 

Drainage Basin Haresnipe 
Stormwater Management Article 9.2 UDO 

Overlay District none 
 

Impact Identified:  No impacts identified. 
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4.4 Public Utilities 
 
 
 
 

 
Maximum Demand 

(current use) 

 
Maximum Demand 

(current zoning) 

 
Maximum Demand 
(proposed zoning) 

Water 1,250 gpd 4,260 gpd 13,125 gpd 
Waste Water 1,250 gpd 4,260 gpd 13,125 gpd 

 
The proposed rezoning would add approximately 8,865 gpd to the wastewater collection and 
water distribution systems of the City. The development would extend sanitary sewer and 
water mains to serve the proposed rezoning area. 
 
At the time of development plan submittal, a Downstream Sewer Capacity Study and a water 
main extension to the existing main in Creedmoor Rd 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. 
 
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. 

 
 

4.5 Parks and Recreation 
Site is not on or adjacent to existing or proposed greenway trail, corridor, or connector. 
Nearest trail access is 1.0 mile, Hare Snipe Creek. 
 
Recreation services are provided by Sertoma at Shelley Lake, 1.9 miles.   

 
Impact Identified: None 

 
 

4.6 Urban Forestry 
The two subject parcels’ combined acreage is 2.13 acres.  Therefore, if submitted together as 
a development plan, the plan would be subject to UDO Article 9.1. Tree Conservation.  Each 
parcel is smaller than two acres, and independent of the other is not subject to UDO Article 
9.1. 
 
The proposed rezoning from R-4 to R-10 with no frontages has no impact on the City’s tree 
conservation requirements. 
 
Impact Identified:  None 

 
 

4.7 Designated Historic Resources 
 

Impact Identified: None 
 
 

4.8 Community Development 
 
Impact Identified: None 
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4.9 Impacts Summary 
• Sewer and fire flow matters may need to be addressed upon development. 

 
4.10 Mitigation of Impacts 

• Address sewer and fire flow capacities at the site plan stage. 
 
 

 
 
 
5. Conclusions 

 
The proposed rezoning is consistent with the Comprehensive Plan and the Future Land Use Map 
designation. It is also compatible with adjacent uses and development densities. The Medium 
Density Residential Future Land Use category calls for development within the range of 6 to 14 
dwelling units per acre. The proposal does have provisions that address design compatibility with 
the abutting Residential-4 zoning districts including increased setbacks from surrounding R-4 
properties and by prohibiting the apartment building type and limiting the height of any other 
building type permitted in the R-10 zoning district. 




















