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Certified Recommendation  
of the City of Raleigh Planning Commission  
 
 

 
 Case File: Z-33-08 Conditional Use; Six Forks Road 
 
 General Location: Six Forks Road, east side, north of its intersection with Dublin Road and south of 

its intersection with Sandy Forks Road 
 
 Planning District 
 / CAC: North / North 
 
 Request: Petition for Rezoning from Residential-4 to Office and Institution-1 

Conditional Use District. 
 
Comprehensive Plan  

          Consistency:  This proposal is inconsistent with the Comprehensive Plan. 
 
 Valid Protest  
 Petition (VSPP):  No. 
 
 Recommendation:  The Planning Commission finds that this request is inconsistent with the 

Comprehensive Plan. However, based on the findings and reasons stated 
herein, that this request be approved in accordance with zoning conditions 
dated October 29, 2008. 
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 CASE FILE: Z-33-08 Conditional Use  
 LOCATION: This site is located on the east side of Six Forks Road, north of its intersection 

with Dublin Road and south of its intersection with Sandy Forks Road. 
 REQUEST: This request is to rezone approximately 1.117 acres, currently zoned Residential-

4.  The proposal is to rezone the property to Office and Institution-1 Conditional 
Use District. 

COMPREHENSIVE 
 PLAN CONSISTENCY: This proposal is inconsistent with the Comprehensive Plan. 

 
 RECOMMENDATION:  The Planning Commission finds that this request is inconsistent with the 

Comprehensive Plan. However, based on the findings and reasons stated 
herein, that this request be approved in accordance with zoning conditions 
dated October 29, 2008. 

 
 FINDINGS 
 AND REASONS: (1)  This request is inconsistent with the Comprehensive Plan. The subject 

property is located on the residential side of a Policy Boundary Line.  The North 
District Plan designates the adjacent section of Six Forks Road a Primarily 
Residential Thoroughfare.  Sandy Forks Road is classified as a residential 
collector street, and Dublin Road as a residential street. 

   (2)  The long-term trend of land uses along the east side of the section of Six 
Forks Road between Millbrook and Spring Forest roads has been toward change 
from residential to office uses.  The subject site is the only one on this section of 
the thoroughfare not zoned for office use.  The Commission thus finds the 
request reasonable. 
(3)  The Commission feels that the zoning conditions offered under this proposal 
provide mitigation of potential bulk, scale, mass, traffic, access, lighting and noise 
impacts on the adjacent residences, thereby affording compatibility of future site 
development.   
(4) The Policy Boundary Line to the north (at the Twin Forks Office Park) should 
be redrawn so as to encompass the subject site. 

 
 To PC: 10/28/08  
 To CC: 11/4/08 City Council Status:     

 Staff Coordinator: Doug Hill 
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 Motion: Holt 
 Second: Butler 
 In Favor: Anderson, Bartholomew, Butler, Chambliss, Haq, Harris Edmisten, Holt, Mullins, 

Smith 
 Opposed:  
 Excused:  

  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 Staff Report attached. 

 
 Signatures: (Planning Dir.)   (PC Chair)  
 
 
 
 
      
   
  date:    date:  10/29/08  
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Zoning Staff Report: Z-33-08 Conditional Use  
 

 
 
 LOCATION: This site is located on the east side of Six Forks Road, north of its intersection 

with Dublin Road and south of its intersection with Sandy Forks Road. 
 

 AREA OF REQUEST:  1.117 acre   
 

PROPERTY OWNERS:  Derrick & Vera Sauls; Thomas & Bobbie Brannan  
 

 CONTACT PERSON: Chad Stelmok, (919) 608-9406 
 

 PLANNING COMMISSION 
 RECOMMENDATION 
 DEADLINE: November 12, 2008. 

 
 
 

 ZONING: Current Zoning Proposed Zoning  
 
Residential-4 

 
Office and Institution-1 CUD 

 
Current Overlay District Proposed Overlay District  
 
n/a 

 
n/a 

 
 ALLOWABLE 
 DWELLING UNITS:  Current Zoning Proposed Zoning  

 
4 units 

 
w / Staff approval: 16 
w / PC approval: 27 

 
 ALLOWABLE OFFICE 

SQUARE FOOTAGE: Current Zoning Proposed Zoning  
 
Office uses not permitted. 

 
36,492 sq. ft. (0.75 FAR) 

 
ALLOWABLE RETAIL 
SQUARE FOOTAGE:  Current Zoning Proposed Zoning  

 
Retail uses not permitted. 

 
Limited retail uses (max. of 10%) 
permitted in an office building in excess 
of 30,000 sq. ft. 

 
 ALLOWABLE 

 GROUND SIGNS: Current Zoning Proposed Zoning  
 
Tract ID sign 

 
Low profile (3 ½ feet in height, 70 sq. ft. 
in area) 

 
 ZONING HISTORY: This property has been zoned R-4 since 1960 (Z-18-60). 
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 SURROUNDING 
 ZONING: NORTH: (across Sandy Forks Road right-of-way) Office & Institution-3 
  SOUTH: Office & Institution-1 Conditional Use District (Z-107-98) 
  Conditions: 

 
b.  Prior to issuance of a certificate of occupancy, a solid fence shall be 

constructed and maintained within six feet of the zoning line dividing the O&I-
1 CUD from the CM CUD. The height of said fence shall six (6) feet, unless a 
variance is granted by the Raleigh board of Adjustment to install a fence at a 
height of eight (8) feet. 

e.  Any office building constructed on this property shall be completely located 
within 200 feet of the Six Forks Road right-of-way. 

i.  Prior to issuance of a certificate of occupancy, a berm having a minimum 
height of five (5) feet shall be installed along the Dublin Road property line 
within the O&I-1 CU district. Said berm shall be interrupted only for 
pedestrian access, installation of city-approved utilities, including but not 
limited to storm-drainage facilities, and to save desirable trees. The berm 
shall be planted with evergreens at such intervals as will provide an eight-
foot (8') minimum height screening achieving 75% opacity within 3 years. 
The visual screen shall be measured from the top of the berm surface. A 
solid fence may supplement vegetative screening to achieve desired opacity. 

j.  Landscaping and exterior building maintenance and sanitation pick-up shall 
be limited to the hours between and including 7:30 a.m. to 7:00 p.m. 

l.  Non-residential vehicular access from the subject property shall be limited to 
Six Forks Road.  No vehicular access from the subject property shall be 
permitted onto Dublin Road, except for the existing single-family 
development for so long as it is used as a single-family development. 

m.  Prior to issuance of building permits, the property shall offer cross-access to 
the owner of the property immediately to the south on Six Forks Road 
identified by the Wake County tax office as PIN 1706.07 67 8574 for a single 
joint driveway access aligned opposite of Loft Lane to be shard with said 
southern property. The form of the offer is to be approved by the City 
Attorney. All issues pertaining to right-of-way access in this conditional use 
district are subject to acceptance of such offer of cross-access. 

n.  Any office development on this property shall be limited to a maximum floor 
area ratio (FAR) of .50. 

q.  The quantity of street yard landscape plantings along Six Forks Road shall 
be increased by 50% of the requirements described in Code 10-2082.5. 

 
  EAST: Residential-4 
  WEST: Residential-4 
  
 LAND USE: Two single family residences (one per lot). 
  
 SURROUNDING 
 LAND USE: NORTH: Office (one-story buildings) 
  SOUTH: Office (two-story buildings) 
  EAST:  Low density residential 
  WEST:  Low density residential; City water tower 
 

DESIGNATED  
 HISTORIC  

 RESOURCES:    None on site; none within 100 feet. 
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EXHIBIT C AND D ANALYSIS: 
 
COMPREHENSIVE 
 PLAN SUMMARY  
 TABLE: In addition to the various systems plans (i.e. Transportation Plan, Parks and 

Recreation Plan, etc.) that are part of the City’s adopted Comprehensive Plan the 
following table summarizes the other comprehensive plan elements that have 
been adopted by the City Council.  

 
Element Application to case 
Planning District  North 
Urban Form Low density residential on Primarily Residential 

Thoroughfare 
Specific Area Plan n/a 
Guidelines n/a 

   
 
1.  Consistency of the proposed rezoning with the Comprehensive Plan and any applicable City-

adopted plan(s). 
 
This proposal is inconsistent with the Comprehensive Plan.  While the proposed zoning would permit 
residential use of the site, the petitioner’s statement proposes non-residential use, stating “this site 
lends itself to low intensive office development.”  However, the site is located on the residential side 
of a Policy Boundary Line within the Six Forks/Lynn Road-Spring Forest Road Neighborhood Focus 
Area.  Additionally, the North District Plan designates the adjacent segment of Six Forks Road a 
Primarily Residential Thoroughfare.  Sandy Forks Road is classified as a residential collector street, 
and Dublin Road as a residential street. 

 
2.  Compatibility of the proposed rezoning with the property and surrounding area. 

 
With the exception of the Office and Institution properties to the south (on the other side of Dublin 
Road), all properties adjacent to the site are zoned R-4.  The property immediately to the southwest 
across Six Forks Road is the site of a City of Raleigh water tower; all other R-4 properties are the 
location of single-family residences.   
 
To the south, the properties across Dublin Road and fronting Six Forks Road are zoned for office use.  
In their rezoning (Z-107-98), significant efforts were made to minimize impacts on the adjacent 
neighborhood.  Substantial buffers were set in place (a 50 to 70 foot-wide Conservation Management 
zone created on the east and, along Dublin Road, a 5-foot tall berm required, topped by a minimum 
8-foot tall evergreen screen).  Vehicular access to that site is permitted only from Six Forks Road.  
Buildings are set close to Six Forks Road, with surface parking placed between the buildings and the 
perimeter buffers. 
 
To the north, properties on the north side of Sandy Forks Road are zoned for office uses (as the Twin 
Forks Office Park).  However, between the subject site and those properties lies the right-of-way of 
Sandy Forks Road.  More than 350 feet of right-of-way lie between the Twin Forks Office Park tract 
and the closest corner of the subject properties as a result of roadway realignment.  This excess 
right-of-way contains a number of mature trees. 
 
The subject properties are part of a formerly-rural subdivision which fronts the southern side of Sandy 
Forks Road.  While the residences are of varying footprints, they maintain a similar character and 
scale with the surrounding neighborhood.   
 
On the subject site, the maximum building height proposed for non-residential construction (32 feet 
and two occupied stories) would permit construction on a scale larger than that of the adjacent 
residences, nearly all of which are one-story, ranch-style houses.  The Twin Forks offices to the north, 
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across Sandy Forks Road, are also one story in height, and, additionally, stand on ground that is 
below the grade of Sandy Forks Road.  The two new offices to the south, across Dublin Road, are 
two-story, but are positioned near the thoroughfare, with their parking areas and wide Conservation 
Management-zoned buffers transitioning to the neighborhood behind.  The closest multi-story 
residences on Sandy Forks Road are in the Stafford townhouse development, approximately 1,000 
feet northeast from the subject site.  No maximum height is conditioned in the case for residential 
construction.  Residential buildings up to 40 feet in height could be built under either the current or 
proposed zoning (or taller, provided one foot of additional setback is offered for every additional one 
foot of height).  However, the lesser minimum rear and side yard setbacks possible under O&I-1 
zoning could place taller buildings closer to adjacent residences. 
 

3. Public benefits of the proposed rezoning 
 

The petition proposes that traffic and development elsewhere on Six Forks Road have rendered the 
subject properties inefficient for continued residential use.  Supporting criteria are not noted, however.  
At present, both houses appear to be occupied.  Additionally, the corridor is well served by other 
office properties. 

 
4. Detriments of the proposed rezoning 
 

The rezoning poses multiple potential impacts on the adjacent neighborhood.  Site topography 
(sloping north to south, toward the neighborhood) could compound the visual impact of a potential 32- 
to 40-foot tall building, with building placement and orientation further complicating compatibility.  
Access is likewise a question.  Maintaining direct access from Six Forks Road could contribute to 
thoroughfare congestion by increasing traffic volume and turning movements.  The intersections of 
Dublin Road and Sandy Forks Road with Six Forks Road are less than 500 feet apart; at best, the site 
access point from Six Forks Road would be a maximum of 200 feet from the Six Forks/ Dublin Road 
intersection. Additionally, traffic exiting the subject property traveling north on Six Forks Road must 
cross through a dedicated turn lane. Granting access from Sandy Forks Road would subject the 
adjacent residences there to non-residential traffic.   

 
5. The impact on public services, facilities, infrastructure, fire and safety, parks and recreation, 

etc. 
 

 TRANSPORTATION:  Six Forks Road is classified as a secondary arterial major thoroughfare (2005 
ADT - 45,000 vpd) and exists as a six-lane curb and gutter section on 90 feet of 
right-of-way with sidewalk on both sides. City standards call for this section of Six 
Forks Road to provide an 89-foot back-to-back curb and gutter section on 110 
feet of right-of-way. Sandy Forks Road is classified as a collector street and is 
designed to City standards as a 41-foot back-to-back curb and gutter section with 
sidewalk on one side within a 60-foot right-of-way. There is a residual portion of 
Sandy Forks Road that currently provides access to the subject property.  This 
cul-de-sac is classified as a minor residential street and exists as a two-lane 
ribbon-paved street on varying right-of-way.  City standards call for this street to 
provide a 26-foot back-to-back curb and gutter section within the existing right-of-
way.  Dublin Road is classified as a residential street and currently exists as a 
two-lane ribbon-paved street on 60 feet of right-of-way.  City Standards call for 
Dublin Road to provide a 31-foot back-to-back curb and gutter street on the 
existing right-of-way with sidewalk on a minimum of one side.  

 
  The petitioner may wish to clarify how access will be provided to the property if it 

is redeveloped for non-residential uses. The petitioner may also wish to modify 
condition #1 indicating that access will be limited to a maximum of one access 
point on Sandy Forks Road and no vehicular access permitted on Six Forks 
Road. The petitioner may also wish to modify condition # 1 regarding access to 
Dublin Road to include townhomes in addition to single family dwelling unit 
development.  The City of Raleigh is proposing to widen Six Forks Road to a six-
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lane median-divided section in the draft 2008-2018 Capital Improvement 
Program.  This project is currently proposed for construction to begin in 2013. 

 
TRANSIT: Prior to lot recordation or the issuance of any building permit, whichever shall first 

occur, the owner of the property shall deed to the City a transit easement 
measuring twenty feet (20') long by fifteen feet (15') wide adjacent to the public 
right-of-way to support a bus stop for future transit services in the area.  The 
location of the transit easement shall be timely reviewed and approved by the 
Transit Division of the City and the City Attorney or his designee shall approve 
the transit easement deed prior to recordation in the Wake County Registry. 

 
 HYDROLOGY: FLOODPLAIN: no flood hazard areas 
  DRAINAGE BASIN: Big Branch 
  STORMWATER MANAGEMENT: This site is subject to Part 10, Chapter 9 

(Stormwater Control and Watercourse Buffer Regulations) of the Raleigh City 
Code.  There was one instance of basement flooding in 1997 on the downstream 
property at 119 Dublin Road. 

 
PUBLIC UTILITIES:                                               Maximum Demand             Maximum Demand  
                                           on Current Zoning            on Proposed Zoning 

Water Approx. 2460 gpd         Approx. 3936 gpd 
Waste Water Approx. 2460 gpd Approx. 3936 gpd 

   
  The proposed rezoning would add approximately 1476 gpd of wastewater and 

water to the wastewater collection and water distribution systems of the City’s 
utilities.  There are existing water mains in the streets rights-of-way and existing 
sanitary sewer mains within an easement on the properties which would serve 
the proposed rezoning area.       

 
 PARKS AND 

 RECREATION: This property is not adjacent to any greenway corridors. Parks and recreation 
services are provided by existing facilities at Cedar Hill Park. 

 
 WAKE COUNTY  

 PUBLIC SCHOOLS: The maximum number of dwelling units permitted under the current zoning is 4; 
the proposed rezoning would permit up to 27 units.  This would generate an 
expected 5 additional school age children.  The current base schools for the site, 
and their respective capacities, are indicated below: 
 

School name 
Current 

enrollment 
Current 
Capacity 

Future 
Enrollment 

Future 
Capacity 

North Ridge 878 117.1% 880 117.3%
West Millbrook 984 84.5% 986 84.7%
Sanderson 1,876 98.8% 1,877 98.8%

 
 

IMPACTS SUMMARY: Potential residential development could add additional students to already over-
capacity North Ridge Elementary School. 

 
OPTIONAL ITEMS OF DISCUSSION 

 
1.  An error by the City Council in establishing the current zoning classification of the property. 

 
N/A 
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2. How circumstances (land use and future development plans) have so changed since the 
property was last zoned that its current zoning classification could not be property applied to 
it now were it being zoned for the first time. 
 
These lots were originally developed as part of a rural subdivision, which in the intervening years 
have been brought into the City.  The Comprehensive Plan provides for their use as residential 
properties, however, as part now of a much larger neighborhood. 

 
 
 APPEARANCE  
 COMMISSION: This request is not subject to Appearance Commission review. 
 
 CITIZEN’S 

 ADVISORY COUNCIL: DISTRICT: North 
  CAC CONTACT PERSON: Tom Slater, 846-0584 
  

 
 
SUMMARY OF ISSUES: 
 

COMPREHENSIVE PLAN / COMPATIBILITY / ADVERSE IMPACTS: 
 

1. Outstanding issues 
 

This proposal is inconsistent with the Comprehensive Plan. 
 

2. Suggested conditions: 
 

DEVELOPMENT REGULATIONS: 
 

• Condition 5. – Omit the berm condition as this may conflict with areas where existing trees 
must be preserved.  At a minimum reword the condition to say that a berm will be required 
in the event existing trees are not required to remain per the tree conservation ordinance. 

• Condition 7. – Do you mean a minimum 25-foot setback?  As stated, the building must be 
set back exactly 25 feet from the property line. 

 
TRANSPORTATION: 
 
The petitioner may wish to clarify how access will be provided to the property if it is redeveloped 
for non-residential uses. The petitioner may also wish to modify condition #1 indicating that 
access will be limited to a single access point on Six Forks Road and no vehicular access 
permitted on Sandy Forks Road.
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Urban Form – North District Plan (details) 
 

 
 

 

                                                       
 
 

SSiittee 
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