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RALEIGH PLANNING COMMISSION 
CERTIFIED RECOMMENDATION 

CR#  

CASE INFORMATION: Z-21-19 OLDE TOWNE EAST VILLAGE 
Location S. New Hope Road, at the eastern corner of its intersection with 

Rock Quarry Road 

Address: 2211, 2221 & 2231 S. New Hope Road 

PINs: 1732041995, 1722945976, 1722848717 

iMaps, Google Maps, Directions from City Hall 
Current Zoning R-10-CU, PD 
Requested Zoning CX-5-CU 
Area of Request 58.65 acres 
Corporate Limits The subject site is within the corporate limits of the city. 
Property Owners OT Retail East Company LLC 

85 Mine Road, Suite 115 
Stafford, VA 22554 
Lobro LLC 
226 Kelso Court 
Cary, NC 27511 

Applicant Charles R. Walker III, PLA 
Entitlement Preservation Group 

Citizens Advisory 
Council (CAC)  

Southeast CAC 
Ulysses Lane 

PC Recommendation 
Deadline 

January 6, 2020 

SUMMARY OF PROPOSED CONDITIONS 
1. The following uses shall be prohibited: office; medical; boardinghouse; dormitory, 

fraternity, sorority; adult establishment; outdoor sports or entertainment facility of 
any size, passenger terminal; vehicular sales; detention center, jail, prison; light 
manufacturing; bed and breakfast; research and development; light industrial; golf 
course; rest home; cemetery. 

2. Residential development shall be limited to 450 apartment units. Units will have no 
more than 2 bedrooms. 

3. Non-residential uses shall be limited to 360,000 square feet. 

4. The total gross floor area of non-residential buildings shall be no greater than 
300,000 square feet on 2221 S. New Hope Road. If more than 100,000 square feet 
of non-residential uses are constructed, a site plan containing a grocery store must 

https://maps.raleighnc.gov/iMAPS/?pin=1732041995,1722945976,1722848717
https://www.google.com/maps/place/2231+S+New+Hope+Rd,+Raleigh,+NC+27610/@35.7412241,-78.567549,17z
https://www.google.com/maps/dir/Raleigh+Municipal+Building,+West+Hargett+Street,+Raleigh,+NC/2231+S+New+Hope+Rd,+Raleigh,+NC+27610/@35.750154,-78.6424376,13z/data=!3m1!4b1!4m14!4m13!1m5!1m1!1s0x89ac5f6fd3fee821:0xad0c5b805f401aa7!2m2!1d-78.6430487!2d35.7785875!1m5!1m1!1s0x89ac5ddf77f7510d:0xa61ad035c79db427!2m2!1d-78.565355!2d35.7412241!3e0


be approved.  

5. No more than nine stand-alone restaurants on 2231 S. New Hope Road. 

6. Building height limited to four stories within 150 feet of any structures on adjacent 
parcels. 

7. Required shade trees will be a minimum caliper of 3.5 inches. 

8. Any standalone buildings with a bar as primary use will be at least 100 feet from any 
residential structures on adjacent parcels. 

9. If the existing pedestrian tunnel cannot be used as a pedestrian connection, there 
will be a minimum 10-foot-wide path directly connected, at grade, to the sidewalks 
that will be constructed as part of the main project entrance east of S. New Hope 
Road. 

COMPREHENSIVE PLAN GUIDANCE 
Future Land Use  Community Mixed Use; Private Open Space 

Urban Form N/A 

Consistent Policies Policy LU 1.2—Future Land Use Map and Zoning Consistency 
Policy LU 2.2—Compact Development 
Policy LU 4.4—Reducing Vehicle Miles Traveled Through Mixed-
use 
Policy LU 8.10—Infill Development 
Policy LU 8.11—Development of Vacant Sites 
Policy LU 10.1—Mixed-use Retail 
Policy LU 10.6—Retail Nodes 
Policy H 1.8—Zoning for Housing 

Inconsistent Policies Policy LU 5.4—Density Transitions 
Policy LU 5.6—Buffering Requirements 
Policy LU 7.5—High-Impact Commercial Uses 
Policy PR 1.3—Coordinated Park Planning 
Policy PR 3.8—Pedestrian Links to Greenways 

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 Southeast CAC Planning 
Commission City Council 

3/14/19 
10 attendees 

7/11/19 
17 (Y) – 4 (N) –1 (A) 

13 (Y) – 2 (N) –7 (A) * 
*with conditions 

10/8/19; 10/22/19 
11/12/2019 

 

PLANNING COMMISSION RECOMMENDATION 
The rezoning case is Consistent with the Future Land Use Map and Consistent with the 
relevant policies in the Comprehensive Plan, furthermore Approval is reasonable and in the 
public interest because: 

Reasonableness and 
Public Interest 

 

Change(s) in 
Circumstances 

 

Amendments to the 
Comprehensive Plan 

 

Recommendation  

Motion and Vote  

Reason for Opposed 
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


 

OVERVIEW 
The rezoning site is 58.65 acres of undeveloped land located at the eastern corner of the 
intersection of S. New Hope Road and Rock Quarry Road. New Hope Road turns into Jones 
Sausage Road south of this intersection. The site is composed of three parcels that together 
completely surround approximately 220 feet of public right-of-way stubbed from New Hope 
Road. This stub street was built as an entrance to the Planned Development (PD) for which 
a portion of the site is currently zoned; a street closure petition for this right-of-way has been 
submitted but held pending administrative site review. This rezoning request does not 
address the street closure. 

The site has some informal dirt roadways, but mostly contains grasslands and tree stands. 
The site has a number of small hills, and generally slopes downward from the south to the 
north. Streams in the area flow northward with the grade toward Walnut Creek, 
approximately 1/3 of a mile north of the site. A 200-foot major utility easement runs north-
south through the westernmost parcel. 

The PD, called Olde Towne, was approved in 2004. It allowed 2,405 dwelling units, 368,000 
square feet of retail space, and 128,000 square feet of office space on a total of 532 acres. 
The master plan for the PD allows commercial and medium density residential uses along S. 
New Hope Road, with moderate- and low-density residential development forming the 
remainder of the development. The master plan required that a golf course be constructed 
on the site, generally following the stream system. The master plan also allowed tree 
conservation and stormwater requirements for commercial developments to be provided 
within the residential, golf course, and open space components of the project. A condition 
offered with the PD zoning required nine acres of the site to be dedicated to the City of 
Raleigh for a park. 

This rezoning request is for one of the commercial areas of the master plan. The residential 
areas were removed from the PD when they were rezoned to Residential–10–Conditional 
Use (R-10-CU) in 2018 (Z-7-18). The zoning conditions in that case limit development to 
1,700 dwelling units; limit apartment development to 300 units; require apartments to be age 
restricted to 55 years and older; prohibit apartments except within 2,500 feet of Rock Quarry 
Road; require 25 acres to be set aside for a park; require construction of greenway trails; 
require 25% of the site to be set aside for open space; and require a build-to for most of the 
site’s frontage along Rock Quarry Road. 

Approval of Z-7-18 rendered the remainder of the PD, which includes 41.5 acres of this 
request and an additional 43.51 acres on the western side of New Hope Road, effectively 
undevelopable unless rezoned. This is because the requirement in the PD to construct a golf 
course remained in effect, even though the land dedicated for the golf course was removed 
from the district. A rezoning request has also been submitted for the remnant of the PD on 
the west side of New Hope Road (Z-22-19). 

ZONING STAFF REPORT – CASE Z-21-19 
Conditional Use District 



This request is to rezone the three-lot site from PD and R-10-CU to Commercial Mixed Use–
5 Stories–Conditional Use (CX-5-CU). Proposed zoning conditions prohibit a number of uses 
otherwise allowed in CX districts; limit residential development to 450 apartment units with 
no more than 2 bedrooms; limit total non-residential development to 360,000 square feet; 
limit building height to four stories within 150 feet of any structures in adjacent residential 
zoning districts; prohibit standalone bars within 100 feet of residential zoning; require shade 
trees to be 3.5 caliper inches when planted; and specify that if an existing pedestrian tunnel 
cannot be used, that a 10-foot-wide path will be constructed that connects to sidewalks at the 
main entrance to the site. Conditions for the center of the three lots (2221 S. New Hope Rd) 
restrict any individual non-residential building to 300,000, and also require a site plan for a 
grocery store to be approved if more than 100,000 square feet of non-residential uses are 
constructed. Conditions for the westernmost of the three lots (2231 S. New Hope Rd) cap 
stand-alone restaurants to no more than nine, totaling no more than 75,000 square feet. 

In the original Olde Towne master plan, the lot at 2231 S. New Hope Road was designated 
for open space and up to 31,000 square feet of two-story restaurants. Under the R-10-CU 
zoning approved as Z-7-18, the capacity of the parcel on its own is now 171 dwelling units, 
no non-residential uses. In the master plan, the other two lots that are part of this request 
were allowed 60 dwelling units and 361,000 square feet of combined retail and office uses 
limited to three stories. 

The nearby vicinity of the site is largely low density residential or vacant. Jones Sausage 
Road between Rock Quarry Road and I-40 has the nearest commercial development, mostly 
in IX zoning. Barwell Road Elementary School and Barwell Road Park are located 
approximately one mile southeast of the site. The Walnut Creek Amphitheatre is just under a 
mile north on Rock Quarry Road. Walnut Creek and the Walnut Creek greenway are 
approximately 1/3 of a mile north of the site, at the northern boundary of the former PD 
district. 

The subject site is designated as Community Mixed Use (41 acres) and Private Open Space 
(18 acres) on the Future Land Use Map. The Private Open Space designation is on the 
western side of the site, and encompasses the utility easement and a small portion of a 
stream that is subject to the state’s Neuse river buffer requirements. The former portion of 
the PD to the north, east, and south are a mix of Moderate Density Residential and Private 
Open Space. The remaining portion of the PD on the west side of New Hope Road is 
Community Mixed Use, Office & Residential Mixed Use, and Private Open Space. The Urban 
Form Map shows Rock Quarry Road as a Transit Emphasis Corridor, but this designation 
does not affect the rezoning property. 

The Southeast CAC voted in favor of the request (17-4-1) on August 19, in combination with 
the Z-22-19 case. The CAC also took a second vote (13-2-7) requesting the following 
conditions: a “grocery store-based” shopping center; a maximum of 300,000 sf of office; 
landscaping of a higher quality than the minimum code standard; a sit-down restaurant, a 
bank, and a gas station required. 



Update for November 12, 2019 
There have been no substantial changes to the case since it was last heard by the Planning 
Commission on October 22. However, new conditions related to greenway connectivity have 
been added to Z-22-19 on the west side of New Hope Road. 

OUTSTANDING ISSUES 
Outstanding 
Issues 

1. None Suggested 
Mitigation 

1. None 



 

 





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 affordable housing. The request would permit 
up to 450 modest-sized apartment units, which is a substantial increase over the 231 
permitted under the current zoning. 

The request is consistent with the Managing Our Growth vision theme. This theme 
encourages integrated land uses and providing desirable spaces and places to live, 
work, and play. The request would permit a mixed use-development with commercial 
uses, such as restaurants and a grocery store, that are synergistic and proximate to 
extensive potential residential uses. 

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

Yes. The majority of the subject site is classified as Community Mixed Use on the 
Future Land Use Map, which recommends the Commercial Mixed Use zoning 
district. However, the proposal would allow development of a Private Open Space 
area without commensurate open space dedication. 

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? 

The Private Open Space designation includes land that “may have a limited amount 
of development potential, and may be used for agriculture, forestry, pasture, etc. but 
the overall intent is to protect its open and undeveloped character through the 
horizon year of the Plan.” Although the development potential of this land is limited 
due to a 20-foot utility easement bisecting it and required stream buffering, the Olde 
Towne master plan located the club house and community center at this location, 
including swimming pools, tennis courts, and parking. The amount of land in this 
category is approximately 28% of the total site, greater than would be required by the 
UDO for outdoor amenity area, tree conservation area, etc. The applicant could 
strengthen consistency with the Future Land Use Map by explicitly prohibiting 
development on all or some of this part of the site. 

 



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

Unknown. A new Avenue 2-Lane, Undivided street shown on the Street Plan Map will 
be required to be dedicated and constructed by the developer of the rezoning site, 
and continued by the developer of the Z-7-18 site. A traffic study is currently being 
completed for the adjacent land zoned R-10-CU, which will indicate street 
improvements needed to serve that development. A traffic study will also be required 
for the zoning case on the west side of S. New Hope Road (Z-22-19). The results of 
both of these studies will also have to incorporate the projected impact of the 
development scenarios possible from the approval this case. The zoning conditions 
approved as part of Z-7-18 require a 25-acre park, new greenway trails, and 25% of 
the site to remain as open space. No park or greenway conditions are included in this 
request. 

Future Land Use  
Future Land Use designation:  Community Mixed Use; Private Open Space 

The rezoning request is 

 Consistent with the Future Land Use Map. 

 Inconsistent 

The request is for Commercial Mixed Use zoning. The majority of the subject site is 
classified as Community Mixed Use on the Future Land Use Map, which 
recommends the Commercial Mixed Use zoning district. The proposal would allow 
development of a Private Open Space area without commensurate open space 
dedication. Although the development potential of this land is limited due to a 20-foot 
utility easement bisecting it and required stream buffering, the Olde Towne master 
plan located the club house and community center at this location, including 
swimming pools, tennis courts, and parking. 

Urban Form  
Urban Form designation: None. 

The rezoning request is 

 Consistent with the Urban Form Map. 

 Inconsistent 

 Other (no Urban Form designation) 



Compatibility 
The proposed rezoning is 

 Compatible with the property and surrounding area. 

 Incompatible. 

As currently proposed, the request is not compatible with the surrounding area. 
However, it can be established without adversely impacting neighboring properties. 
Although the Olde Towne Master Plan envisioned a similar commercial intensity in 
this location, this request is not encumbered by the Olde Towne Master Plan, nor is it 
guaranteed to be developed alongside the surrounding residential development by a 
single entity. As an independent request for a relatively intense commercial zoning 
district adjacent to residential zoning, explicit transitions are necessary to ensure 
compatibility. Specifically, the guidance in Table LU-2 in the Comprehensive Plan is 
that height within 150 feet of moderate-density residential areas, such as R-10 
zoning districts, should not exceed four stories. A new condition addressing height 
was submitted on Oct. 11, but it might not require a reduction in height, because the 
condition limits height within 150 feet of structures, not residential parcels, and no 
structures currently exist on adjacent parcels. However, if structures are built before 
this site is developed, the height limitation would apply. 

Public Benefits of the Proposed Rezoning 
• The request would create a mixed-use area by providing frequently-requested 

commercial services such as a grocery store and restaurants near to both existing 
and new residents. 

• The request would provide greater housing choice in the area and, by increasing 
supply, improve housing affordability. 

Detriments of the Proposed Rezoning 
• The request would permit a relatively intense commercial zoning district adjacent to 

residential zoning with minimal or no transition above and beyond UDO 
requirements. 

• The timing of development on this rezoning site, the Z-22-19 site across S. New 
Hope Road, and the adjacent R-10-CU zoned land may result in some development 
occurring before sufficient transportation infrastructure is in place. 



Policy Guidance 
The rezoning request is consistent with the following 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 Community 
Mixed Use, which applies to medium-sized shopping centers and larger pedestrian-
oriented retail districts. 

• The proposal would allow development of a Private Open Space area without 
commensurate open space dedication. The applicant could strengthen consistency 
with the Future Land Use Map by explicitly prohibiting development on all or some of 
this part of the site. 

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 LU 4.4—Reducing Vehicle Miles Traveled Through Mixed-use 
Promote mixed-use development that provides a range of services within a short distance of 
residences as a way to reduce the growth of vehicle miles traveled (VMT). 

Policy LU 10.1—Mixed-use Retail 
Encourage new retail development in mixed-use developments. 

Policy LU 10.6—Retail Nodes 
Retail uses should concentrate in mixed-use centers and should not spread along major 
streets in a linear "strip" pattern unless ancillary to office or high-density residential use. 

• The proposed development will permit both high intensity residential and commercial 
uses on the same site. In addition, the request would create a mixed-use area by 
providing frequently-requested commercial services such as a grocery store and 
restaurants near to both existing and new residents. 

Policy LU 8.10—Infill Development 
Encourage infill development on vacant land within the City, particularly in areas where there 
are vacant lots that create “gaps” in the urban fabric and detract from the character of a 
commercial or residential street. Such development should complement the established 
character of the area and should not create sharp changes in the physical development 
pattern. 



Policy LU 8.11—Development of Vacant Sites 
Facilitate the development of vacant lots that have historically been difficult to develop due to 
infrastructure or access problems, inadequate lot dimensions, fragmented or absentee 
ownership, or other constraints. Explore lot consolidation, acquisition, and other measures 
that would address these. 

• The subject site has never been developed, even though the previously-approved 
PD and master plan was approved 15 years ago. The proposed rezoning would seek 
to renew site development activity by being more in-line with current market 
conditions. 

Policy H 1.8—Zoning for Housing 
Ensure that zoning policy continues to provide ample opportunity for developers to build a 
variety of housing types, ranging from single-family to dense multi-family. Keeping the 
market well supplied with housing will moderate the costs of owning and renting, lessening 
affordability problems, and lowering the level of subsidy necessary to produce affordable 
housing. 

• The rezoning request would nearly double the potential residential entitlement from 
231 units to 450 units. Although restricted to 2-bedroom apartments at the largest, 
the type of housing permitted would provide variety given the context of the 
surrounding zoning. 

 

The rezoning request is inconsistent with the following policies: 

Policy LU 5.4—Density Transitions 
Low- to medium-density residential development and/or low-impact office uses should serve 
as transitional densities between lower-density neighborhoods and more intensive 
commercial and residential uses. Where two areas designated for significantly different 
development intensity abut on the Future Land Use Map, the implementing zoning should 
ensure that the appropriate transition occurs on the site with the higher intensity. 

Policy LU 5.6—Buffering Requirements 
New development adjacent to areas of lower intensity should provide effective physical 
buffers to avoid adverse effects. Buffers may include larger setbacks, landscaped or forested 
strips, transition zones, fencing, screening, height and/or density step downs, and other 
architectural and site planning measures that avoid potential conflicts. 

• The current request would permit Commercial Mixed Use, which is a relatively 
intense commercial district, adjacent to a residential zoning district with no 
requirements for neighborhood transitions above and beyond those required by the 
UDO. 

• The guidance in Table LU-2 in the Comprehensive Plan is that height within 150 feet 
of moderate-density residential areas, such as R-10 zoning districts, should not 
exceed four stories. The requested height for the entire site is five stories. A new 
condition addressing this consideration was submitted on October 11. However, the 
condition related to height might not in practice require a reduction in height, as the 
condition specifies structures, not residential parcels, and no structures currently 



exist on adjacent parcels. However, if structures are built before this site is 
developed, the height limitation would apply. 

Policy LU 7.5—High-Impact Commercial Uses 
Ensure that the City’s zoning regulations limit the location and proliferation of fast food 
restaurants, sexually-oriented businesses, late night alcoholic beverage establishments, 24-
hour mini-marts and convenience stores, and similar high impact commercial establishments 
that generate excessive late night activity, noise, or otherwise affect the quality of life in 
nearby residential neighborhoods. 

• Although some high-impact commercial uses are prohibited, the request would 
permit others by right, such as bars, restaurants with drive-thrus, fuel sales, and 
vehicle repair. 

• A new condition submitted on October 11 prohibits buildings with bars as the primary 
use from being within 100 feet of residential structures. However, given the limited 
scenarios in which this restriction would take effect, as well as its narrow application 
to only one high impact use, this conditions did not affect this consistency of this 
policy. 

Policy PR 1.3—Coordinated Park Planning 
Work with interdepartmental and external partners to align siting, land acquisition, co-
location, programming design, and construction opportunities with growth projections and 
demographic information. 

Policy PR 3.8—Pedestrian Links to Greenways 
Improve pedestrian linkages to existing and proposed greenway corridors. Development 
adjacent to a greenway trail should link their internal pedestrian network to the greenway trail 
where appropriate. 

• Parks, Recreation and Cultural Resources staff evaluated the current park access 
level of service in this area as a D letter grade. This area is considered a high priority 
for park land acquisition or park development. 

• The request does not include a condition that requires new pedestrian and bicycle 
access to the greenway or park required under the zoning conditions of Z-7-18. 



HOUSING AFFORDABILITY &  
ENERGY EFFICIENCY ANALYSIS 
Carbon Footprint: Transportation 

Summary: According to Walk Score, this part of Raleigh has below average walkability. 
However, increasing the commercial entitlement in this location, and therefore potential 
destinations, could improve the walk score for surrounding properties. 

Carbon/Energy Footprint: Housing 

Housing Type Average Annual Energy Use 
(million BTU) 

Permitted in this project? 

Detached House 82.7 No 

Townhouse 56.5 No 

Small Apartment (2-4 units) 42.1 Yes 

Larger Apartment 34.0 Yes 

 City Average Site Notes 

Transit Score 30 21 GoTriangle’s FY2019 Annual Work Plan 
included new bus service in southeast 
Raleigh. New service along Rock Quarry 
Road to the Shoppes at Battle Bridge 
passes by the S. New Hope Road/Rock 
Quarry Road intersection near the 
rezoning site. 

Walk Score 30 2 This site and much of the surrounding area 
is currently undeveloped. However, future 
development plans for the entirety of the 
Olde Towne PD will significantly improve 
pedestrian infrastructure. 

Source: Walk Score is a publicly available service that measures pedestrian friendliness by analyzing population density 
and road metrics such as block length and intersection density. The higher the Transit Score or Walk Score, the greater 
the percentage of trips that will be made on transit or by walking, and the smaller the carbon footprint. The scores also 
correlate with shorter vehicle trips, which also produce less carbon. The city has a wide range of scores. Raleigh 
Municipal Building, for instance, has a Walk Score of 92, meaning the area is highly pedestrian-friendly and that many 
destinations are within a short walk. Some areas in the city have scores in single digits, indicating that few if any 
destinations are within walking distance, so nearly all trips are made by car. 



Source: U.S. Energy Information Administration, 2015 survey. Statistics for residential structures in the South. 

Summary: The proposed rezoning will only permit apartment units, which are the most 
energy efficient. 

Housing Supply and Affordability 

Summary: The request would only allow residential uses in apartment building types, which 
are generally more affordable than detached and attached units. 

 

Does it add/subtract 
from the housing 
supply? 

Adds This request increases the residential 
entitlement of the site by a factor of 2. 

Does it include any 
subsidized units? 

No  

Does it permit a variety 
of housing types? 

No The proposed district would permit only the 
apartment building type. 

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

N/A The request is for a mixed-use district, 
Commercial Mixed Use-5 Stories. The 
district does not specify lot size per housing 
unit, meaning that the cost of the land can 
be spread across more units. 

Is it within walking 
distance of transit? 

Yes There is transit service on Rock Quarry 
Road at New Hope Road, approximately 1/4 
of a mile (5 minutes walking) from the site. 

*The average lot size for detached residential homes in Raleigh is 0.28 acres. 



IMPACT ANALYSIS 

Historic Resources 
1. The site is not located within or adjacent to a National Register Historic District or 

Raleigh Historic Overlay District. It does not include nor is adjacent to any National 
Register individually-listed properties or Raleigh Historic Landmarks. 

Impact Identified: None. 

Parks and Recreation 
1. This site is not directly impacted by any existing or proposed greenway trails, corridors, 

or connectors. 

2. Nearest existing park access is provided by Walnut Creek Athletic Complex (2.3 miles) 
and Barwell Rd. Park (1.1 miles). 

3. Nearest existing greenway trail access if provided by Walnut Creek Greenway Trail (0.5 
mile). 

4. Current park access level of service in this area is graded a D letter grade. 

5. This area is considered a high priority for park land acquisition or park development. 

6. Please consider addressing bicycle & pedestrian connectivity to the Walnut Creek 
Greenway Trail & the park proposed in zoning conditions Z-7-2018. 

Impact Identified: No pedestrian and bicycle access to the greenway or proposed park is 
included in this request. 

Public Utilities 
1. The proposed rezoning would add approximately 53,660 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 a 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 0 gpd 104,890 gpd 158,550 gpd 

Waste Water 0 gpd 104,890 gpd 158,550 gpd 

Impact Identified: None. 

Stormwater 
1. Subject to stormwater regulations under Article 9 of UDO. 

Floodplain None 

Drainage Basin Walnut and Big Branch – S 

Stormwater Management Subject to stormwater regulations under Article 9 of UDO. 

Overlay District None 

Impact Identified: None. 

Transit 
1. GoRaleigh Route 17 stops every 60 min on Rock Quarry Road. 

Impact Identified: Development will create additional demand for transit. 

Transportation 
1. Location: The Z-21-19 site is located in southeast Raleigh and is bounded by New Hope 

Road on the west, Rock Quarry Road on the south, Barwell Road on the east and 
Walnut Creek on the north. The Z-21-19 parcels were the commercial component of the 
former Olde Towne development. 

2. Area Plans: The Z-21-19 site not located within or adjacent to an area plan. 

3. Other Projects in the Area: The City of Raleigh has two nearby major street 
improvement projects. One is on Poole Road, from Maybrook Drive to Barwell Road. 
This project is planned to be complete in 2022. The other is on Barwell and Pearl Roads, 
from south of Rock Quarry Road to Berkeley Lake Drive. This project is scheduled to be 
complete in 2023. 

4. Existing and Planned Streets: New Hope Road is designated as a 4-lane divided 
avenue on map T-1 of the comprehensive plan; it is maintained by NCDOT. It currently 



has two travel lanes and curb and gutter on the west side. Development of the Z-21-19 
parcels will require construction of the median and the two northbound lanes. At that time 
the existing lanes will be converted for southbound travel. 

In accordance with UDO section 8.3.2, the maximum block perimeter for a CX-5 zoning 
district is 2,500 feet. The existing block perimeter is very large, but the adjoining property 
is undeveloped, providing many opportunities for new public street connections. 

5. Existing and Planned Pedestrian Facilities: There are not sidewalks currently along 
New Hope Road. 

6. Existing and Planned Bicycle Facilities: There are no existing bicycle facilities 
surrounding the Z-21-19 site. Non-motorized access to the existing Walnut Creek 
Greenway Trail is an important consideration with development of this site. Pedestrian 
safety in crossing New Hope Road is also an important consideration. 

7. Access: Access to the subject property may be via New Hope Road or streets to be 
connected to the east of the site from expected development (Z-7-18 site). 

8. TIA Determination: Approval of case Z-21-19 may increase trip generation by 
approximately 66 vehicles in the PM peak hour and approximately 37 vehicles in the AM 
peak hour. Trips generated may increase by approximately 883 vehicles per day. These 
increases are below thresholds in the Raleigh Street Design Manual for requiring a 
Traffic Impact Analysis (150 trips per peak hour). A fatal or disabling crash occurred at 
the intersection of New Hope Road and Rock Quarry Road in a recent year. A traffic 
study for Z-21-19 is not required. A site plan for this property may require a traffic 
analysis given access to a major street. 

Z-21-19 Existing Land Use  
Vacant 

Daily AM PM 
0 0 0 

Z-21-19 Current Zoning Entitlements 
Mixed Use 

Daily AM PM 
8,758 500 918 

Z-21-19 Proposed Zoning Maximums 
Commercial Mixed Use 

Daily AM PM 
9,642 536 984 

Z-21-19 Trip Volume Change 
(Proposed Maximums minus Current 

Entitlements) 

Daily AM PM 

883 37 66 

Impact Identified: Non-motorized access to the existing Walnut Creek Greenway Trail is an 
important consideration with development of this site. Pedestrian safety in crossing New 
Hope Road is also an important consideration. 

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

Impact Identified: None. 



Impacts Summary 
• Although the area designated as high priority for park development, there is no 

requirement to connect to nearby planned greenways or new parks. 

• Strong coordination between the developers of this site, the other remaining portion of 
the PD on the west side of New Hope Road (Z-22-19), and the adjacent R-10-CU land 
(Z-7-18, TCZ-4-19) would result in the most efficient and safe transportation network in 
the area. This is particularly important for pedestrian crossings on New Hope Road. 

Mitigation of Impacts 
• The applicant could add a condition requiring the internal pedestrian network of the site 

connect to adjacent planned park facilities. 

• The applicant is encouraged to work closely with developers of nearby properties to 
coordinate transportation investments. 



CONCLUSION 
This request is to rezone approximately 58.65 acres from Residential–10–Conditional Use 
(R-10-CU) and Planned Development (PD) to Commercial Mixed Use–5 Stories–Conditional 
Use (CX-5-CU).  

Proposed zoning conditions prohibit a number of uses otherwise allowed in CX districts; limit 
residential development to 450 apartment units with no more than 2 bedrooms; limit total 
non-residential development to 360,000 square feet; limit building height to four stories within 
150 feet of any structures in adjacent residential zoning districts; prohibit standalone bars 
within 100 feet of residential zoning; require shade trees to be 3.5 caliper inches when 
planted; and specify that if an existing pedestrian tunnel cannot be used, that a 10-foot-wide 
path will be constructed that connects to sidewalks at the main entrance to the site. 
Conditions for the center of the three lots (2221 S. New Hope Road) restrict any individual 
non-residential building to 300,000, and also require a site plan for a grocery store to be 
submitted if more than 100,000 square feet of retail are constructed. Conditions for the 
westernmost of the three lots (2231 S. New Hope Road) cap stand-alone restaurants at nine, 
totaling no more than 75,000 square feet. 

The request is consistent with the Future Land Use Map and consistent with 
Comprehensive Plan overall. 

The request is consistent with Comprehensive Plan policies regarding compact and mixed-
use development. The request is inconsistent with policies regarding transitioning density 
and linking to greenways. 

The request would support the Vision Themes of Expanding Housing Choice and Managing 
Our Growth. Development under the proposal could potentially be incompatible with the 
surrounding community, but impact could be mitigated through zoning conditions. 

CASE TIMELINE 
Date Action Notes 

7/19/19 Submitted application TIA required 

9/19/19 Submitted revised conditions TIA no longer required 

10/8/19 Planning Commission review Deferred until 10/22 

10/22/19 Planning Commission review  

11/1/19 Submitted revised conditions  

11/12/19 Planning Commission review  

 



APPENDIX 

SURROUNDING AREA LAND USE/ ZONING SUMMARY 
 SUBJECT 

PROPERTY NORTH SOUTH EAST WEST 

Existing 
Zoning R-10-CU; PD R-10-CU R-10-CU R-10-CU PD 

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

Future  
Land Use 

Community 
Mixed Use; 

Private Open 
Space 

Moderate 
Density 

Residential; 
Private Open 

Space 

Moderate 
Density 

Residential; 
Private Open 

Space 

Moderate 
Density 

Residential; 
Private Open 

Space 

Community 
Mixed Use; 

Office & 
Residential 
Mixed Use; 

Private Open 
Space 

Current 
Land Use Open space Open space Open space Open space Open space 

Urban Form N/A N/A 
Transit 

Emphasis 
Corridor 

N/A N/A 

CURRENT VS. PROPOSED ZONING SUMMARY 
 EXISTING ZONING PROPOSED ZONING 

Zoning R-10-CU; PD CX-5-CU 
Total Acreage 58.65 58.65 
Setbacks: 

Front 
Side 
Rear 

(R-10, apartment) 
10’ 

0’ or 6’ 
20' 

(CX, apartment) 
5’ 

0’ or 6’ 
0’ or 6’ 

Residential Density: 3.94 7.67 
Max. # of Residential Units 231 450 
Max. Gross Building SF  652,000 (res. + retail + off.) 886,230 (res. + retail) 
Max. Gross Office SF 60,000 0 
Max. Gross Retail SF 261,000 360,000 
Potential F.A.R 0.26 0.35 

*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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