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To: Ruffin L. Hall, City Manager 

From: Jason Hardin AICP, Planner II 
Ken Bowers AICP, Director, Department of Planning & Development 

Copy: City Clerk 

Date: January 24, 2018 

Re: City Council agenda item for February 6, 2018 – Rezoning Public Hearing for Z-26-17 

The City Council has authorized the following case for public hearing at its meeting the evening 
of Tuesday, February 6, 2018: 

Z-26-17 – Six Forks Road, at the southwest corner of its intersection with Shelley Road, being 
Wake County PIN 1706545842. Approximately .54 acres are requested by Darryl R. Hammill and 
Sharon M. Hammill to be rezoned from Residential-4 (R-4) to Office Mixed Use-Three Stories-
Parking Limited-Conditional Use (OX-3-PL-CU). Conditions submitted on November 26, 2017 limit 
height to two stories; limit uses; limit hours of operation for office and retail uses to between 6 a.m. 
and 9 p.m.; limit lighting aimed at the building; and limit the location and collection hours for trash 
and recycling facilities.

(Staff Contact: Jason Hardin, Jason.Hardin@raleighnc.gov, 919-996-2657). 

The Planning Commission recommends approval of this request (6-0 vote). 

The Midtown CAC voted to support the request (36 in support, none opposed). 

Attached are the Planning Commission Certified Recommendation (including Staff Report and 
Traffic Study Worksheet), the Petition for Rezoning, the Zoning Conditions, and the Neighborhood 
Meeting Report. 



Certified Recommendation 
Raleigh Planning Commission                                     

  CR# 11817 
 
 

Case Information Z-26-17 Six Forks Road 

 Location Six Forks Road, at the southwest corner of its intersection with Shelley 
Road 
Address: 5101 Six Forks Road 
PIN: 1706545842 

Request Rezone property from Residential-4 to Office Mixed Use-Three Stories-
Parking Limited-Conditional Use 

Area of Request .54 acres 

Property Owner Darryl R. Hammill, Sharon M. Hammill 

Applicant Sharon M. Hammill 

Citizens Advisory 
Council (CAC)  

Midtown 

PC 
Recommendation 

Deadline 

February 12, 2018 

 

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  Office and Residential Mixed Use 

URBAN FORM Transit Emphasis Corridor 

CONSISTENT Policies Policy LU 1.2—Future Land Use Map and Zoning Consistency 
Policy LU 1.3—Conditional Use District Consistency 
Policy LU 4.9—Corridor Development  
Policy LU 7.3—Single Family Lots on Major Streets  
Policy H 1.8—Zoning for Housing 

INCONSISTENT Policies None 

 

Summary of Proposed Conditions 

1. Trash and recycling collections restricted to between 7 a.m. and 7 p.m. 
2. Trash and recycling containers must be 50’ from adjacent properties 
3. No ground-mounted flood lights aimed at the south or west sides of the building 
4. Hours of operation for office and retail uses restricted to between 6 a.m. and 9 p.m. 
5. Gaming and Telecommunications Towers uses prohibited 
6. Height limited to two stories 

 
 

mailto:Jason.Hardin@raleighnc.gov
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Public Meetings 

Neighborhood 
Meeting 

CAC Planning Commission City Council 

8/28/2017 10/23/2017; 11/27/17 
(Y-36, N-0) 

11/14/2017; 12/12/17  

 
Attachments 

1. Staff report 

Planning Commission Recommendation 

Recommendation Approve 

Findings & Reasons The request is consistent with the Future Land Use Map and the 
Comprehensive Plan. The request has overwhelming support 
from neighbors, as shown by the unanimous CAC vote (36-0) in 
favor of the rezoning. 

Motion and Vote Motion: Jeffreys 
Second: Novak 
In Favor: Braun, Fluhrer, Jeffreys, Novak, Swink, Terando  
Opposed: None 

 
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:  Jason Hardin: (919) 996-2657; Jason.Hardin@raleighnc.gov  
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Case Summary 

Overview 
The proposal seeks to rezone a .54-acre site on the west side of Six Forks Road at its 
intersection with Shelley Road, approximately .7 miles north of the commercial area at North Hills. 
The request is to rezone the property from Residential-4 to Office Mixed Use-Three Stories-
Parking Limited.  
 
The site consists of one lot currently used as a live-work unit. Properties to the west and south 
are used residentially; several other nearby properties on the west side of Six Forks Road are 
used or zoned for office uses. A church sits on the property across Six Forks Road to the east. 
 
In terms of current zoning, the property to the south of the subject property is zoned R-4, as is the 
property to the west and the church property to the east. The property across Shelley Road to the 
north is zoned OX-3-CU. 
 
The Future Land Use Map designates the west side of this portion of Six Forks Road, including 
the subject site, as Office and Residential Mixed Use and the east side as Institutional. The area 
to the west is designated as Low Density Residential. 
 
In terms of urban form, the site is adjacent to a Transit Emphasis Corridor. The requested zoning 
includes a frontage, Parking Limited, which is consistent with that designation. 
 
The area is included within the Six Forks Corridor Study, which, like the Future Land Use Map, 
also recommends Office Mixed Use zoning and three stories in height. The study, which has not 
yet been adopted, recommends a Green Frontage, which specifies a narrower build-to range 
(20’-50’) than Parking Limited (0’-100’). Green also prohibits parking between the building and the 
street. However, in conjunction with the fact that the lot is not deep (approximately 160’), the UDO 
requirement of a 50’ transition to the residential property to the west, would, by requiring that the 
building be closer to the street, effectively lead to a build-to range similar to that of the Green 
Frontage. 
 
Dec. 4, 2017 update: Conditions submitted on Nov. 26 limit height to two stories; specify the 
location of trash and recycling areas; limit lighting; limit hours of operation of any office and retail 
uses to between 6 a.m. and 9 p.m.; limit hours of trash and recycling collection to between 7 a.m. 
and 7 p.m.; and prohibit certain uses. 
 
Additionally, the Midtown CAC voted in favor of supporting the rezoning request by a vote of 36-0. 
 

Outstanding Issues 

Outstanding 
Issues 

1.   None   Suggested 
Mitigation 

1. N/A 

 

Zoning Staff Report – Z-26-17 

Conditional Use 



  
 

Staff Evaluation 
Z-26-17 Six Forks Road 

4  



  
 

Staff Evaluation 
Z-26-17 Six Forks Road 

5 

Rezoning Case Evaluation 

1. Compatibility Analysis  
 

1.1  Surrounding Area Land Use/ Zoning Summary 

 
 
 

Subject 
Property 

North South East  West 

Existing 
Zoning 

R-4 OX-3-CU R-4 R-4 R-4 

Additional 
Overlay 

- - - - - 

Future 
Land Use 

Office/Residential 
Mixed Use 

Office/Residential 
Mixed Use 

Office/Residential 
Mixed Use 

Institutional 
Low 

Density 
Residential 

Current 
Land Use 

Residential Animal Care Residential Church Residential 

Urban 
Form 

(if 
applicable) 

Transit Emphasis 
Corridor 

Transit Emphasis 
Corridor 

Transit Emphasis 
Corridor 

Transit 
Emphasis 
Corridor 

- 

 
1.2  Current vs. Proposed Zoning Summary 
 
 Existing Zoning Proposed Zoning 

Total Acreage .54 .54 

Zoning  R-4 OX-3 

    Residential Density: 4 units/acre (max 2) 19 units/acre (max 11) 

    Setbacks: 
Front: 
Side Street: 
Side (to south): 
Rear: 

 
20’ 
15’ 
10’ 
30’ 

 
0’-100’ (Parking Limited) 
0’-100’ (Parking Limited) 

50’ (Neighborhood Transition) 
50’ (Neighborhood Transition) 

Retail Intensity Permitted: - 4,000 sf 

Office Intensity Permitted: - 10,649 sf 

Max. Gross Industrial SF - - 

Max. Gross Building SF  10,000 13,711 

Potential F.A.R .43 .58 

 
 
*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: 
 

 

This portion of Six Forks Road is characterized by formerly residential parcels that have been 
rezoned to accommodate office development. Several institutional uses are also present near 
the subject property. Some nearby parcels have zoning conditions that specify a pitched roof or 
other similar provisions intended to create a residential appearance or minimize impact from a 
commercial use on residential properties. Conditions provided on Nov. 26 address these 
impacts, including light and hours of operation, and limit height to two stories. 
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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: 
A. Is the proposal consistent with the vision, themes, and policies contained in the 

Comprehensive Plan? 
B. Is the use being considered specifically designated on the Future Land Use Map in the area 

where its location is proposed? 
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? 

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

 

A. The request is consistent with significant Plan policies, including those supporting additional 
density along transit-served corridors. It is consistent with themes of the Plan, including 
Expanding Housing Choices and Coordinating Land Use and Transportation, as well as 
several specific policies noted in section 2.4 on the following page. 

B. The use is designated by the Future Land Use Map. 
C. Uses allowed in the OX zoning category would not adversely affect the character of the area.  
D. Existing infrastructure and services are sufficient to serve the proposed use. 
 

 

 
2.2  Future Land Use  
 
Future Land Use designation: Office and Residential Mixed Use 
 
The rezoning request is:  
 

 Consistent with the Future Land Use Map.   
 

 Inconsistent   
     Analysis of Inconsistency: 
 

 
 

 
2.3  Urban Form  
 
Urban Form designation: Transit Emphasis Corridor                                  
 
The rezoning request is:  
 

 Consistent with the Urban Form Map.   
 

 Inconsistent   
     Analysis of Inconsistency: 
 

The requested zoning of Office Mixed Use is fully consistent with the Future Land Use Map 
designation. 
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2.4  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 requested zoning of Office Mixed Use is consistent with the Future Land Use Map 
designation. 
 
 

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.. 

 
All conditions are consistent with Plan guidance. 
 
 

Policy LU 4.9—Corridor Development. Promote pedestrian-friendly and transit-supportive 
development patterns along multi-modal corridors designated on the Growth Framework Map, 
and any corridor programmed for “transit intensive” investments such as reduced headways, 
consolidated stops, and bus priority lanes and signals.  

 
The section of Six Forks Road on which the property is located is designated as a multi-modal 
corridor on the Growth Framework Map, making the policy of Corridor Development relevant to 
this request. The requested OX-3-PL zoning would represent a transit-supportive development 
pattern by allowing additional density on this corridor. 
 
 

Policy LU 7.3—Single Family Lots on Major Streets. No new single-family residential lots 
should have direct vehicular access from major streets, in an effort to minimize traffic impacts and 
preserve the long-term viability of these residential uses when located adjacent to major streets. 

 
The current R-4 zoning only allows detached houses, which runs counter to this policy. The 
requested zoning would allow office uses and other housing types. 
 
 

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 requested zoning, by allowing housing types beyond what are currently allowed, is consistent 
with this policy. 
 
 
 
 

The inclusion of the Parking Limited frontage is consistent with the Urban Form Map 
designation. 
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The rezoning request is inconsistent with the following policies: 
 

None 

 
 

3. Public Benefit and Reasonableness Analysis 

3.1 Public Benefits of the Proposed Rezoning 

 

• The rezoning would allow for additional employment or housing opportunities on a 
corridor served by transit and near a major growth center. 

• The rezoning, by including the Parking Limited frontage, would facilitate walkability on a 
major corridor. 
 

3.2 Detriments of the Proposed Rezoning 

 

• None (The report had previously noted that some commercial uses could have effects, 
such as light or noise, on nearby properties. However, conditions provided on Nov. 26 
address these impacts, including light and hours of operation, and limit height to two 
stories.) 
 
 

4. Impact Analysis 
 

4.1 Transportation 
The Z-26-2017 site is located in the southwest quadrant of Six Forks Road and Shelley Road. 
Six Forks Road (SR 1005) is maintained by NCDOT and currently has a five-lane cross 
section with curbs and sidewalks on both sides. This segment of Six Forks Road carries 
approximately 42,000 vehicles per day. Shelley Road is a two-lane street with curbing and 
sidewalks on both sides; it is maintained by the City of Raleigh. Six Forks Road is classified 
as a major street in the Raleigh Street Plan (Avenue, 6-Lane, Divided). Shelley Road is a 
mixed-use street (Avenue, 2-Lane, Undivided). There is an inbound transit stop for 
GoRaleigh Route 8 (Six Forks) in the northwest quadrant of the intersection.  The intersection 
is signalized with pedestrian signals and crosswalks on all legs except the southern leg. The 
Z-26-2017 site is located 1/4 mile south of Green Elementary School. 

 

The Z-26-2017 site lies within the Six Forks Corridor Study area. The draft Six Forks Corridor 
Study report recommended that Six Forks Road be widened to a 6-lane street, divided by a 
plantable median, from I-440 to Lynn Road. An alternative to this recommendation is to 
reconstruct Six Forks Road as a 4-lane street with a plantable median. Exclusive bike lanes 
along both sides would be provided in either option. A final decision on the Six Forks cross 
section has not been made as of September 2017. 

 

Offers of cross access to adjacent parcels shall be made in accordance with the Raleigh 
UDO section 8.3.5.D. The Z-26-2017 site is bounded by single-family residences on the west 
and south. A small office building is located on the opposite side of Shelley Road; a church 
lies across Six Forks Road from the Z-26-2017 site. 

 

Currently, the Z-26-2017 site gains access from a driveway on Six Forks Road. Site access 
will be determined upon submittal of a site plan. Since redevelopment would involve a 
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change in land use, access will need to be re-permitted. NCDOT is responsible for permitting 
driveway access onto Six Forks Road. 

 

In accordance with UDO section 8.3.2, the maximum block perimeter for OX-4 zoning is 
3,000 feet. The block perimeter for Z-26-2017, as defined by public rights-of-way for Shelley 
Road, Langley Circle, Cranbrook Road and Six Forks Road is 3,125 feet. 

 

The existing land use is a single family residence which generates virtually no traffic. 
Approval of case Z-26-2017 would increase average peak hour trip volumes by 10 veh/hr in 
the AM peak and by 14 veh/hr in the PM peak; daily trip volume will increase by 107 veh/day. 
A traffic study is technically required for this case due to the existing access on Six Forks 
Road.  Because of the small change in expected trip volumes, Transportation Planning staff 
waives the traffic study requirement for Z-26-2017. 

 

 

 
Impact Identified:  None 

 
 

4.2 Transit 
The property is adjacent to GoRaleigh Route 8. 
 
Impact Identified: Additional demand for transit. Will be addressed, if needed, by 
recent UDO revision addressing transit demand. 

 
 

4.3 Hydrology 

Floodplain None 

Drainage Basin Mine 

Stormwater Management 9.2.2 of the UDO 

Overlay District none 

 
Impact Identified: Upon designation as a non-residential property or use for anything other 
than a single family dwelling, the lot will become subject to the stormwater regulations under 
9.2.2.B and 9.2.2.E of the UDO.  No floodplain or Neuse buffers exist on the site. 
 
Impact Identified: None. Property will be subject to stormwater regulations. 
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4.4 Public Utilities 
 
Impact Identified: 

 
 Maximum Demand 

(current use) 
Maximum Demand 

(current zoning) 
Maximum Demand 
(proposed zoning) 

Water 499 gpd 1,250 gpd 11,785 gpd 

Waste Water 499 gpd 1,250 gpd 11,785 gpd 

 
1. The proposed rezoning would add approximately 11,286 gpd to the wastewater collection 

and water distribution systems of the City. 
2. There are existing sanitary sewer and water mains adjacent to the proposed rezoning 

area. 
3. At the time of development plan submittal, a Downstream Sewer Capacity Study may be 

required to determine adequate capacity to support the proposed development.  Any 
improvements identified by the study would be required to be permitted prior to the 
issuance of Building Permit & constructed prior to release of a Certificate of Occupancy. 

4. 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. 

 
Impact Identified: Additional demand for water and wastewater. A sewer capacity study 
may be required. 

 
 
4.5 Parks and Recreation 

 
1. This site is not impacted by any existing or proposed greenway trails or greenway 

corridors. 
2. Nearest existing park access is provided by Optimist (1.2 miles) and Cedar Hills Park (1.5 

miles). 
3. Nearest existing greenway access is provided by the Mine Creek Trail and Shelley Lake 

Loop Trail (1.5 miles). 
4. Park access level of service in this area is considered average to above average. 
5. This area is not considered a high priority for park land acquisition.  

 
Impact Identified: None 

 
 

4.6 Urban Forestry 
The property is less than 2 acres in size and a development plan for a site less than 2 acres 
in size would not require tree conservation areas to be established. 
 
Impact Identified: None. 

 
 

4.7 Designated Historic Resources 
None present 

 
Impact Identified: None 

 
 

4.8 Impacts Summary 
Additional demand for infrastructure and services such as water, sewer, street capacity, and 
transit. 
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4.9 Mitigation of Impacts 
Existing infrastructure is sufficient to address the impacts. 

 
 

5. Conclusions 
 

The request is consistent with the Future Land Use Map, Urban Form Map and several policies 
and themes that pertain to development along transit corridors and providing additional housing. 
  
The proposal also, by allowing uses other than single-unit living, avoids the concern expressed in 
this policy regarding the long-term viability of these uses when located along major streets such 
as Six Forks Road. 
 
 



AGENDA ITEM (C) 3:  Z-26-17 Six Forks Road 
 

The site is located at Six Forks Road, at the southwest corner of its intersection with Shelley Road. 
This request is to rezone property from Residential-4 to Office Mixed Use-Three Stories-Parking Limited-
Conditional Use. 
Planner Hardin presented the case 
There was discussion regarding timing, would the applicant have to adhere to goal of the Six Forks Plan. 
Mr. Hardin spoke regarding Green Frontage and believes the rezoning is consistent with the proposed Six 
Forks Plan. 
Sharon Hammill, the applicant, spoke regarding the future of the city’s growth. She is asking for help with 
the rezoning of property because of the expansion of  Six Forks and changes in her personal life; thanking 
the staff for the process and protecting the city. 
 
Patrick Martin, chairman of Midtown CAC spoke regarding dialogue between staff, applicant and 
neighborhood and the effectiveness of this process and is in favor.   
 
Ms. Jeffreys made a motion to approve the case.  Mr. Novak seconded the motion.  The vote was unanimous 
6-0. 
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