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memo 

 

At its September 7, 2021 meeting, the City Council scheduled a public hearing for the 
following item at its September 21, 2021 meeting:  
Z-29-21 (TCZ-3-21): 1701 Jones Franklin Road, at the southeast corner of its intersection 
with I-40, being Wake County PIN 0783004544. Approximately 0.98 acres are requested by 
JMark Investments LLC to be rezoned to modify the zoning conditions of the existing zoning, 
which is Office Mixed Use-3 Stories-Conditional Use w/ Special Highway Overlay District-2 
(OX-3-CU w/ SHOD-2). The proposed modifications would increase the maximum height 
from 36 feet to 50 feet, allow up to 35 dwelling units on the site, and change the uses that 
are prohibited. 
  
Current Zoning: Office Mixed Use-3 Stories-Conditional Use w/ Special Highway Overlay 
District-2 (OX-3-CU w/ SHOD-2) 
Requested Zoning: Office Mixed Use-3 Stories-Conditional Use w/ Special Highway 
Overlay District-2 (OX-3-CU w/ SHOD-2) 
 
The request is consistent with the 2030 Comprehensive Plan. 
The request is inconsistent with the Future Land Use Map. 
  
The Planning Commission voted 6-0 to recommend approval of the request. 
 
Attached are the Planning Commission Certified Recommendation (including the Staff 
Report), Zoning Conditions, Petition for Rezoning, and Neighborhood Meeting Report. 
 

To Marchell Adams-David, City Manager 

Thru  Patrick O. Young, AICP, Director 

From John Anagnost, Senior Planner 

Department Planning and Development 

Date September 7, 2021  

Subject Public Hearing Agenda Item: September 21, 2021 Meeting 
Rezoning Z-29-21 (TCZ-3-21) 1701 Jones Franklin Road 



 
RALEIGH PLANNING COMMISSION 

CERTIFIED RECOMMENDATION 
CR# 13046 

CASE INFORMATION: Z-29-21 (TCZ-3-21) 
Location Jones Franklin Road, at the southeast corner of its intersection 

with I-40 
Address: 1701 Jones Franklin Road 
PIN: 0783004544 
iMaps, Google Maps, Directions from City Hall 

Current Zoning OX-3-CU w/ SHOD-2 
Requested Zoning OX-3-CU w/ SHOD-2 
Area of Request 0.98 acres 
Corporate Limits The site is within Raleigh’s ETJ and corporate limits. 
Property Owner JMark Investments LLC 

PO Box 17526 
Raleigh, NC 27619 

Applicant Chris Record, StrongRock Engineering LLC 
Council District District D 
PC Recommendation 
Deadline 

November 8, 2021 

SUMMARY OF PROPOSED CONDITIONS 
A. Development shall comply with the provisions of CR-7107 of the Raleigh Planning 

Commission. Calculations for this provision shall be based on a zoning change from 
Rural Residential (RR). 

B. Reimbursement for future right-of-way dedications shall be based on RR values. 
C. Building height shall be limited to thirty-six (36') fifty (50’) feet. 
D. Residential development within the zoned area shall not exceed one dwelling 

unit. 

E. The following uses shall be prohibited: 
 Fraternity House; Emergency Shelter Type A 

 Rest Home; College, community college, university 

  Rooming House, Boarding House, Lodging House, Tourist House; Dance, 
  martial arts, music studio or classroom 

 Sorority House; Commercial parking facility 

 Civic Club; Heliport - all 

https://maps.raleighnc.gov/imaps/?pin=0783004544
https://www.google.com/maps/place/1701+Jones+Franklin+Rd,+Raleigh,+NC+27606/data=!4m2!3m1!1s0x89acf4944b6fedfd:0x2b89a3e17fd0a8ce?sa=X&ved=2ahUKEwjvxOTi_ufwAhUCTt8KHUNVAEEQ8gEwAHoECAQQAQ
https://www.google.com/maps/dir/222+West+Hargett+Street,+Raleigh,+NC/1701+Jones+Franklin+Rd,+Raleigh,+NC+27606/@35.7667899,-78.723282,13z/data=!4m14!4m13!1m5!1m1!1s0x89ac5f6e331ecfd1:0xeaf7980ea41ea577!2m2!1d-78.6430025!2d35.778749!1m5!1m1!1s0x89acf4944b6fedfd:0x2b89a3e17fd0a8ce!2m2!1d-78.7288665!2d35.756894!5i2


Staff Evaluation 2 
Z-29-21 (TCZ-3-21) 1701 Jones Franklin Road 

 Funeral Home; Veterinary clinic/hospital 

  Hospital; Food truck 

  Bed and Breakfast; Detention center/jail/prison 

  Movie Theatre-Outdoor; Research & Development 

  Non-residential Related Service; and 
  Taxicab Stand 

COMPREHENSIVE PLAN GUIDANCE 
Future Land Use  Medium Density Residential (MDR) 

Urban Form Parkway Corridor 

Consistent Policies  Policy LU 1.3—Conditional Use District Consistency 
 Policy LU 2.2—Compact Development 
 Policy LU 7.3—Single-family Lots on Major Streets 
 Policy LU 8.1—Housing Variety 
Policy H 1.8—Zoning for Housing 

Inconsistent Policies  Policy LU 1.2—Future Land Use Map and Zoning Consistency 
 Policy LU 5.1—Reinforcing the Urban Pattern 

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 

First Neighborhood 
Meeting 

Second 
Neighborhood 

Meeting 

Planning 
Commission City Council 

5/13/2021  
(0 attendees) 

7/28/2021  
(0 attendees) 

8/10/2021 (consent); 
8/24/2021 
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PLANNING COMMISSION RECOMMENDATION 
The rezoning case is Inconsistent 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 

The request would allow for additional housing, employment, or 
shopping options in an urbanized area 

Change(s) in 
Circumstances 

The surrounding area is developed with compatible uses.  

Amendments to the 
Comprehensive Plan 

If approved, the Future Land Use Map will be amended as to 
the subject parcel only from Medium Density Residential to 
Office & Residential Mixed Use. 

Recommendation Approval. City Council may now schedule this proposal for a 
public hearing or refer it to committee for further study and 
discussion. 

Motion and Vote Motion: Dautel 
Second: Elder   
In Favor: Dautel, Elder, Fox,  Mann,  Miller and O’Haver 

ATTACHMENTS 
1. Staff report 
2. Rezoning Application 
3. Original conditions 
4. Comprehensive Plan Amendment Analysis 

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. 
 

 
Ken A. Bowers, AICP    Date: 8/24/2021 
Planning and Development Deputy Director 
    
Staff Coordinator:  John Anagnost: (919) 996-2638; John.Anagnost@raleighnc.gov 
  

mailto:John.Anagnost@raleighnc.gov
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OVERVIEW 
This case is a proposal to modify zoning conditions associated with an Office Mixed Use-3 
Stories-Conditional Use with Special Highway Overlay District-2 (OX-3-CU w/ SHOD-2) 
zoning for property at 1701 Jones Franklin Road. The site is about one acre and is located at 
the southeast corner of Jones Franklin Road and I-40. It is one-quarter mile feet north of 
Dillard Drive. Farther to the west is the Crossroads Plaza shopping center. Tryon Road 
passes the site about three-quarters of a mile to the south. Dillard Drive Elementary School 
and Dillard Drive Magnet Middle School, which share a campus, are located one-quarter mile 
southeast. 
The current use of the site is a single-story office building. Tree cover is present along the 
northern and eastern boundaries of the site. The topography of the site is somewhat steep at 
a slope of around 10% from west to east. The site is within Raleigh’s corporate limits. There 
are garden apartment developments to the east, south, and west of the site. The apartments 
to the east and south are two stories. Those on the west, across Jones Franklin Road, are 
three stories.  
The zoning on the east and south is Residential Mixed Use-3 Stories-Conditional Use with 
Special Highway Overlay District-1 (RX-3-CU w/ SHOD-1). Among the conditions of that 
zoning is one that limits height to two stories and 36 feet. Town of Cary zoning jurisdiction 
begins on the west side of Jones Franklin Road. The Cary zoning west of Jones Franklin 
Road is Office and Institutional (OI). The Future Land Use Map calls for Medium Density 
Residential at the rezoning site and the apartments on its east and south sides. The Urban 
Form Map has a Parkway Corridor applied to I-40.  
The text change rezoning request proposes to remove a condition that limits height to 36 
feet. Another condition limiting residential development to a single dwelling unit would also 
be removed. A third condition prohibiting certain uses is revised to replace most of the 
prohibited uses with different uses.  

OUTSTANDING ISSUES 

Outstanding 
Issues 

1. Zoning conditions A, B, and 
C are duplicative of or less 
restrictive than UDO 
standards.  

Suggested 
Mitigation 

1. Remove the conditions. 

 
  

ZONING STAFF REPORT – CASE Z-29-21 
(TCZ-3-21) 

Conditional Use District 
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COMPREHENSIVE PLAN 
Determination of the conformance of a proposed use or zone with the Comprehensive Plan 
includes consideration of the following questions: 
A. Is the proposal consistent with the vision, themes, and policies contained in the 

Comprehensive Plan? 
Yes, the request is consistent with the Managing Our Growth and Growing 
Successful Neighborhoods and Communities Vision Themes because it would allow 
additional development in an urbanized area with sufficient infrastructure. The scale 
of potential development under the proposed zoning is compatible with the 
surrounding area. Fuller consistency with Growing Successful Neighborhoods and 
Communities could be gained through zoning conditions to require new development 
to more closely match the existing architectural character of the area. It is also 
consistent with the Expanding Housing Choices Vision Theme due to the allowance 
of more housing units and a wider variety of housing types under the proposed 
zoning. 

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

No, the requested changes to conditions would continue to allow office uses. The 
Future Land Use Map designates the site for Medium Density Residential, which 
does not support exclusively non-residential development.  

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 type of development enable by the proposal would not adversely impact the 
character of the area. Office buildings and multi-family neighborhoods are generally 
compatible in form and use.   

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

Yes, the site is in an urbanized area of Raleigh with adequate infrastructure and 
facilities to serve potential new development. 

Future Land Use  
Future Land Use designation:  Medium Density Residential 
The rezoning request is 

 Consistent with the Future Land Use Map. 
 Inconsistent 
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The Medium Density Residential designation for the site recommends residential 
development as well as non-residential development that would be ancillary to 
residential development within the site. The request is inconsistent with this guidance 
because it would allow exclusively non-residential development. The request would 
be more consistent with the Future Land Use designation if conditions were offered 
to limit total non-residential development on the site and/or require non-residential 
development to be accessory to residential development. A request for the 
Residential Mixed Use (RX) zoning district would also improve consistency with this 
policy map.  

Urban Form  
Urban Form designation: Parkway Corridor 
The rezoning request is 

 Consistent with the Urban Form Map. 
 Inconsistent 

 Other (no Urban Form designation OR no Urban Form designation, but zoning frontage 
requested) 

The Parkway Corridor designation is mapped on I-40 along the northern boundary of 
the site. This corridor is intended to have a vegetated area along the highway to 
provide a pleasing, natural appearance. The proposal includes the SHOD-2 overlay, 
which will require a 25-foot landscaped area along I-40. This landscaping will fulfill 
the intent of the Parkway Corridor.  

Compatibility 
The proposed rezoning is 

 Compatible with the property and surrounding area. 
 Incompatible. 

Yes, the requested Office Mixed Use (OX) zoning allows land uses that are generally 
compatible with residential uses, including the multi-family housing adjacent to the 
site. The maximum height of three stories is also compatible with the two-story 
development to the west and south. Offered zoning conditions also prohibit several 
commercial uses, some of which may be more impactful to nearby residences than 
other uses allowed in OX. The types of development enabled by the zoning are 
compatible with the surrounding area. 

Public Benefits of the Proposed Rezoning 
• The request would allow additional housing units to be constructed on the site. The 

additional units could also be in a wider variety of residential building types than are 
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currently possible. This may increase the diversity and affordability of housing in the 
area. 

• The proposal would allow a larger amount of non-residential development on the site, 
which may increase options for employment, goods, and services in the area. 

Detriments of the Proposed Rezoning 
• No detriments identified. 

Policy Guidance  
The rezoning request is consistent with the following policies: 

 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. 

The proposed changes to zoning conditions would allow more housing on the site. 
Development of housing is more consistent with the Future Land Use Map 
designation of Medium Density Residential. The existing conditions are very 
restrictive of housing development and encourage an office use. 

 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. 

The additional development potential enabled by the revisions would permit more 
density in a developed area that is well-served by existing infrastructure. 

 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 existing zoning conditions limit residential development to a single detached 
house. By expanding the options for residential development, the proposal reduces 
the likelihood of a detached house being established on the site.  

Policy LU 8.1—Housing Variety 
Accommodate growth in newly developing or redeveloping areas of the city through mixed- 
use neighborhoods with a variety of 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 
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housing. In areas characterized by detached houses, accommodations should be made for 
additional housing types while maintaining a form and scale similar to existing housing. 

The request would allow as many as 35 additional housing units which may be in any 
residential building type. This impact represents an increase in supply and variety of 
potential housing on the site. 

 
The rezoning request is inconsistent 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 existing and requested zoning would allow a stand-alone office use on the site. 
This type of use is not recommended by the Medium Density Residential category 
envisioned by the Future Land Use Map.  

 Policy LU 5.1—Reinforcing the Urban Pattern 
New development should acknowledge existing buildings, and, more generally, the 
surrounding area. Quality design and site planning is required so that new development 
opportunities within the existing urban fabric of Raleigh are implemented without adverse 
impacts on local character and appearance. 

The request to increase maximum height from 36 feet to 50 feet is slightly out of 
character with the existing apartments to the east and south, which are two stories 
tall with pitched roofs. Consistency with this policy could be improved by removing 
this proposed revision or requiring pitched roofs on newly constructed buildings. 

Area Plan Policy Guidance 
There is no area plan guidance for the rezoning site.
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EQUITY AND CLIMATE CHANGE ANALYSIS 

Transportation Cost and Energy Analysis 
 

City Average Site Notes 

Transit Score 30 28 
The transit score for the site is 
slightly lower than the city 
average. The site is served by 
GoTriangle Route 305  

Walk Score 30 35 

The site shows a walk score 
that is higher than average. 
Numerous employment and 
shopping destinations are 
located in the vicinity though 
many require a walk of more 
than one-half mile. 

Bike Score 41 17 
Bicycle facilities in the area are 
limited. Sidewalks are 
generally present. 

HUD Low 
Transportation 
Cost Index 

[N/A, index is expressed 
as a percentile.] 74 

The score is somewhat high. 
Transportation costs in this are 
relatively low, likely due to the 
concentration of destinations 
nearby. 

HUD Jobs 
Proximity Index 

[N/A, index is expressed 
as a percentile.] 76 The number of jobs in the area 

is fairly high.  
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. HUD 
index scores are percentiles indicating how well the subject tract performs compared to all other census tracts in the 
United States. A higher percentile for Low Transportation Cost or Jobs Proximity indicates a lower the cost of 
transportation and higher access to jobs in the nearby area, respectively.  

Housing Energy Analysis 

Housing Type Average Annual Energy Use 
(million BTU) 

Permitted in this 
project? 

Detached House 82.7 Yes 
Townhouse 56.5 Yes 
Small Apartment (2-4 units) 42.1 Yes 
Larger Apartment 34.0 Yes 
Source: U.S. Energy Information Administration, 2015 survey. Statistics for residential structures in the South. 

 

 

https://www.walkscore.com/NC/Raleigh
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Housing Supply and Affordability 
Does the proposal add or 
subtract from the housing 
supply? 

Adds The request would enable as many 
as 35 additional housing units. 

Is naturally occurring 
affordable housing present on 
the site? 

Unlikely The current use of the site is an 
office building. 

Does it include any subsidized 
units? No  

Does it permit a variety of 
housing types beyond 
detached houses? 

Yes All residential building types would 
be allowed by the proposal 

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

N/A The proposed zoning is a mixed-
use district. 

Is it within walking distance of 
transit? Yes 

There are two stops for GoTriangle 
Route 305 within walking distance 
of the site. 

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

Demographic Indicators from EJSCREEN* 

Indicator  Site Area Raleigh 

Demographic Index** (%) 28 36 
People of Color Population (%) 37 46 
Low Income Population (%)  20 30 
Linguistically Isolated Population (%)  1 3 
Population with Less Than High 
School Education (%)  5 9 
Population under Age 5 (%)  7 6 
Population over Age 64 (%)  10 11 
% change in median rent since 2015 6.9 20.3 
*Environmental Justice Screening and Mapping Tool from the Environmental Protection Agency 
(https://www.epa.gov/ejscreen) 
**The Demographic Index represents the average of the percentage of people who are low income and the percentage 
of people who are minorities 
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Health and Environmental Analysis 

What is the life expectancy in 
this zip code tract? Is it higher 
or lower than the county 
average (78.1 yrs)? 

79.4 
The life expectancy in the subject 
census tract is slightly higher than the 
Wake County average. 

Are there known industrial uses 
or industrial zoning districts 
within 1,000 feet? 

No  

Are there hazardous waste 
facilities are located within one 
kilometer? 

No  

Are there known environmental 
hazards, such as flood-prone 
areas, that may directly impact 
the site? 

No  

Is this area considered a food 
desert by the USDA? No The rezoning area does not meet any 

USDA criteria for a food desert. 

Land Use History 

When the property was 
annexed into the City or 
originally developed, was 
government sanctioned racial 
segregation in housing 
prevalent?* 

Yes 

The principal structure on the property 
was built as a detached house in 1947. 
Original occupants of the house may 
have benefited from discriminatory 
housing or lending practices. The 
property was annexed to the City of 
Raleigh in 2006. 

Has the area around the site 
ever been the subject of an 
urban renewal program?* 

No  

Has the property or nearby 
properties ever been subject 
to restrictive covenants that 
excluded racial groups?* 

No No such covenants were located. 

Are there known restrictive 
covenants on the property or 
nearby properties that restrict 
development beyond what the 
UDO otherwise requires?* 

No No such covenants were located. 

*The response to this question is not exhaustive, and additional information may be produced by further research. 
Absence of information in this report is not conclusive evidence that no such information exists.  

Analysis Questions  
1. Does the rezoning increase the site’s potential to provide more equitable access to 

housing, employment, and transportation options? Does the rezoning retain or 
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increase options for housing and transportation choices that reduce carbon 
emissions? 

Response: Yes, the requested modifications would allow for more housing in an area 
with access to transit and close to a number of employment uses. Sidewalks in the 
area are fairly consistent. If the site is developed with a non-residential use, that may 
create new opportunities for employment, services, or shopping that are accessible 
to residents of adjacent multi-family neighborhoods. 

2. Is the rezoning in an area where existing residents would benefit from access to 
lower cost housing, greater access to employment opportunities, and/or a wider 
variety of transportation modes? Do those benefits include reductions in energy 
costs or carbon emissions? 

Response: Yes. Nearby residents of apartment developments may benefit from 
additional employment opportunities. Workers at commercial developments nearby 
could benefit from additional housing options if the site is developed with a 
residential use. 

3. Have housing costs in this area increased in the last few years? If so, are housing 
costs increasing faster than the city average? 

Response: Housing costs in the subject area have risen more slowly than the 
average for Raleigh. Additional potential for housing development may help to 
maintain this gradual rate of growth. 

4. Are there historical incidences of racial or ethnic discrimination specific to this area 
that have deprived Black, Indigenous, and People of Color (BIPOC) of access to 
economic opportunity, public services, or housing? If so, does the rezoning request 
improve any current conditions that were caused, associated with, or exacerbated by 
historical discrimination? 

Response: No evidence of discriminatory practices specific to the zoning site or 
immediately surrounding area was found. 

5. Do residents of the area have disproportionately low life expectancy, low access to 
health insurance, low access to healthy lifestyle choices, or high exposure to 
environmental hazards and/or toxins? If so, does the rezoning create any 
opportunities to improve these conditions? 

Response: There is no readily apparent indication that residents of the area are at 
higher risk of health problems or exposure to harmful environmental pollutants. The 
adjacent highway may produce negative impacts on local air quality. 
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IMPACT ANALYSIS 

Historic Resources 
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. The structure has been surveyed 
and is identified by the SHPO as WA7937 ("House 1947 1 1/2-story side gable brick Tudor 
Revival house"). 
Impact Identified: The existing structure is old enough to be eligible for historic designation. 
Designation is unlikely due to the house not being part of a historic neighborhood nor having 
known individual significance that might warrant landmarking. 

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 Lake Johnson Park (1.8 miles) and Kaplan 

Park (2.5 miles).  
3. Nearest existing greenway trail access is provided by the Walnut Creek Greenway Trail 

(1.8 miles).  
4. Current park access level of service in this area is graded a C letter grade. 
Impact Identified: None 

Public Utilities 
Impact Identified:  
1. The proposed rezoning would add approximately 16,233 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. 
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Stormwater 
Floodplain None 

Drainage Basin Walnut Creek 

Stormwater Management UDO Section 9.2 

Overlay District None 

Impact Identified: None 

Transportation 
Site Location and Context 

Location 

The TCZ-3-21 site is located in southwest Raleigh Jones Franklin Road, just south of I-40. 

Area Plans 

The TCZ-3-21 site is not located within an adopted area or corridor plan. 

Existing and Planned Infrastructure 

Streets 

Jones Franklin Road is designated as a 6-lane divided avenue in Map T-1 of the 2030 
Comprehensive Plan (Street Plan). It is maintained by NCDOT. This section is currently built with 
two lanes, without curb and gutter. 

In accordance with UDO section 8.3.2, the maximum block perimeter for OX-3 zoning districts is 
2,500 feet, and the maximum length for a dead-end street is 400 feet. The block perimeter for 
this site is very large due to I-40. This site is exempt from block perimeter requirements because 
the site area is less than the minimum five acres for OX-3 sites. 

Pedestrian Facilities 

There are no sidewalks on the site’s frontage. There is a sidewalk on the east side of Jones 
Franklin Road immediately south of the site. Tier 3 site plans and subdivisions require frontage 
improvements including sidewalks as regulated by Article 8.4 in the UDO. 

Bicycle Facilities 

There are no bicycle facilities in the immediate vicinity of the site. Jones Franklin Road is 
designated for bicycle lanes in Map T-3 of the 2030 Comprehensive Plan (Long Term Bike Plan). 
There no greenway trails or planned greenways within one quarter mile of the subject site. 
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Transit 

The nearest transit is provided to GoCary at the intersection of Dillard Drive and Jones Franklin 
Road, approximately one quarter mile from the TCZ-3-21 site. The service is not frequent. 

Access 

Access to the subject site is by Jones Franklin Road. 

Other Projects in the Area 

NCDOT is constructing improvements to I-440 from Cary to Ridge Road. This is project U-2719 in 
the STIP. The project includes widening and complete street improvements to Jones Franklin 
Road around the interchange with I-440, less than a mile from the subject site. 

TIA Determination  

Based on the Envision results, approval of case Z-29-21 (TCZ-3-21) would increase the amount of 
projected vehicular peak hour trips to and from the site as indicated in the table below.  The 
proposed change in zoning conditions is projected to generate 5 new trips in the AM peak hour 
and 5 new trips in the PM peak hour.  These values do not trigger a rezoning Traffic Impact 
Analysis based on the trip generation thresholds in the Raleigh Street Design Manual. A TIA may 
be required during site permit review. 

Z-29-21 Existing Land Use Daily AM PM 
Office 22 3 3 

Z-29-21 Current Zoning Entitlements Daily AM PM 
Office Mixed Use 264 29 31 

Z-29-21 Proposed Zoning Maximums Daily AM PM 
Office Mixed Use 340 32 36 

Z-29-21 Trip Volume Change 
(Proposed Maximums minus Current Entitlements) 

Daily AM PM 
76 3 5 

Impact Identified: No significant traffic impacts are anticipated. 

Urban Forestry 
Proposed rezoning does not impact Urban Forestry (UDO 9.1) requirements. 
Impact Identified: None 

Impacts Summary 
No significant impacts on infrastructure are anticipated from the request. 

Mitigation of Impacts 
No mitigations are recommended other than standard UDO requirements. 
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CONCLUSION 
The proposal is to amend existing zoning conditions for a 1-acre site on the east side of 
Jones Franklin Road just south of I-40. The modifications to the conditions would allow about 
35 additional dwelling units, increase the maximum height from 36 feet to 50 feet, and 
change the set of prohibited uses on the site. Policies from the 2030 Comprehensive Plan 
support the request, including those calling for additional housing supply and more efficient 
use of infrastructure in previously urbanized areas. The request conflicts with the Medium 
Density Residential development pattern recommended by the Future Land Use Map. The 
overall evaluation is consistency with the 2030 Comprehensive Plan. 

CASE TIMELINE 
Date Action Notes 

5/25/2021 Application submitted  

6/16/2021 Application complete No TIA required 

7/28/2021 Second neighborhood meeting  

8/10/2021 Case placed on the Planning 
Commission consent agenda 
and not discussed 

 

8/24/2021 Case placed on Planning 
Commission agenda 
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APPENDIX 

SURROUNDING AREA LAND USE/ ZONING SUMMARY 
 SUBJECT 

PROPERTY NORTH SOUTH EAST WEST 

Existing 
Zoning OX-3-CU OX-3-CU RX-3-CU RX-3-CU OI (Cary) 
Additional 
Overlay SHOD-2 SHOD-1, 

SRPOD SHOD-1 SHOD-1 None 

Future  
Land Use 

Medium 
Density 

Residential 
Office/Research 
& Development 

Medium 
Density 

Residential 

Medium 
Density 

Residential 

Destination 
Center 
(Cary) 

Current 
Land Use Office Office 

Medium 
Density 

Residential 

Medium 
Density 

Residential 

Medium 
Density 

Residential 
Urban 
Form 

Parkway 
Corridor 

Parkway 
Corridor None None None 

CURRENT VS. PROPOSED ZONING SUMMARY 
 EXISTING ZONING PROPOSED ZONING 

Zoning OX-3-CU w/ SHOD-2 OX-3-CU w/ SHOD-2 
Total Acreage 0.98 0.98 
Setbacks: 

Front 
Side 
Rear 

 
5’ 

0’ or 6’ 
0’ or 6’ 

 
5’ 

0’ or 6’ 
0’ or 6’ 

Residential Density: 1.02 36.73 
Max. # of Residential Units 1 36 
Max. Gross Building SF  25,300 42,100 
Max. Gross Office SF 24,300 27,200 
Max. Gross Retail SF 3,500 5,600 
Max. Gross Industrial SF Not permitted Not permitted 
Potential F.A.R 0.59 0.99 

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



 

 

OVERVIEW 
If approved, the request will cause an amendment to the Future Land Use Map for the 
rezoning site. The existing designation of Medium Density Residential will be amended to 
Office & Residential Mixed Use. 

LIST OF AMENDMENTS 
1. Amend the Future Land Use Map for the rezoning parcel from Medium Density Residential to 
Office & Residential Mixed Use.  

IMPACT ANALYSIS 
Potential impacts are described in the attached staff report. 

AMENDED MAPS 
See map on the following page. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

COMPREHENSIVE PLAN AMENDMENT 
ANALYSIS – CASE Z-29-21 (TCZ-3-21) 
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Virtual Meeting Report – Summary of Issues 

 

A neighborhood meeting was held on 7/28/2021 to discuss a potential rezoning text change located at 

1701 Jones Franklin Rd. The neighborhood meeting was held from 5-7:00 PM virtually via Zoom. Zero 

neighbors attended the meeting. The applicant and property owner discussed the process moving 

forward with John Anagnost from City of Raleigh Planning. 


	20210921PLANDEVPublicHearingZ-29-21.pdf
	Case Information: Z-29-21 (TCZ-3-21)
	Summary of Proposed Conditions
	Comprehensive Plan Guidance
	Future Land Use Map Consistency
	Comprehensive Plan Consistency
	Public Meetings
	Planning Commission Recommendation
	Attachments
	Overview
	Outstanding Issues

	Zoning Staff Report – Case Z-29-21 (TCZ-3-21)
	Conditional Use District

	Comprehensive Plan
	Comprehensive Plan
	Future Land Use
	Urban Form
	Compatibility
	Public Benefits of the Proposed Rezoning
	Detriments of the Proposed Rezoning
	Policy Guidance
	The rezoning request is consistent with the following policies:
	The rezoning request is inconsistent with the following policies:

	Area Plan Policy Guidance
	Transportation Cost and Energy Analysis
	Housing Energy Analysis
	Housing Supply and Affordability
	Demographic Indicators from EJSCREEN*
	Health and Environmental Analysis
	Land Use History
	Analysis Questions

	Impact Analysis
	Historic Resources
	Parks and Recreation
	Public Utilities
	Stormwater
	Transportation
	Urban Forestry
	Impacts Summary
	Mitigation of Impacts

	Conclusion
	Case Timeline

	Appendix
	Surrounding Area Land Use/ Zoning Summary
	Current vs. Proposed Zoning Summary

	Overview
	List of Amendments
	Impact Analysis
	Amended Maps

	Comprehensive Plan Amendment Analysis – Case Z-29-21 (TCZ-3-21)




