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Case Number: Z-33-12

City of Raleigh Public Hearing
October 16, 2012

(January 14, 2013)

Vicinity Map

1.96 acres from R-4 & R-6 to R-10 CUD
Request:



Certified Recommendation 
Raleigh Planning Commission                                     

  CR# 11516 

Certified Recommendation 
Case Z-33-12/Glenwood Ave.   

 
 

Case Information Z-33-12 Glenwood Ave. 
 Location East side of Glenwood Avenue, northwest of St. Mary’s Street. 

Size 1.96  acres 
Request Rezone property from Residential-4 (R-4) and Residential-6 (R-6) to 

Residential-10 Conditional Use District (R-10 CUD). 
 

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

A checked box signifies consistency with the applicable 2030 Comprehensive Plan policy 
 
       Consistent 
Future Land Use 

Designation 
 

 
Low Density Residential 

Applicable Policy 
Statements 

 
 
 
 
 
 
 
 
 
 
 
 

Policy LU 1.2 – Future Land Use Map and Zoning Consistency  
Policy LU 1.3 – Conditional Use District Consistency 
Policy LU 2.6 – Zoning and Infrastructure Impacts 
Policy LU 4.5 – Connectivity  
Policy LU 5.1 – Reinforcing the Urban Pattern 
Policy LU 8.5 – Conservation of Single-Family Neighborhoods 
Policy LU 8.10 – Infill Development 
Policy LU 8.11 – Development of Vacant Sites 
Policy EP 8.4 – Noise and Light Impacts 
Policy UD 1.4 – Maintaining Façade Lines 
Policy UD 5.1 – Contextual Design 
Policy UD 5.4 – Neighborhood Character and Identity 

Summary of Conditions 
 Submitted 

Conditions 
1. Prohibited uses 
2. Maximum 10 dwelling units 
3. Site lighting requirements 
4. Offer of cross access between parcels 
5. Restriction of driveway access onto Glenwood Avenue 
6. Maximum 4 dwelling units per building for multi-family buildings 
7. Two story height limit, 35 foot maximum height 
8. Building material restrictions 
9. Restrictions on garbage collection and mail delivery on interior street 
10. Minimum roof pitch for buildings 
11. Building access and entry feature requirements 
12. Parking and garage door restrictions 
13. Minimum 30 foot front yard setback 
14. Installation of sidewalk along Lakeview Drive or fee-in-lieu payment 
15. Restrict on-street parking along Lakeview Drive 
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Issues and Impacts 

Outstanding 
Issues 

1. Building massing and scale 
not addressed 

2. Calculation of building 
height 

3. Lack of clarity in conditions 
for entry features and 
parking screening for 
buildings adjacent to 
Lakeview Drive 

Suggested 
Conditions 

1. Add condition(s) to further 
address building massing, 
scale, and location 

2. Revise Condition h. to 
address maximum height to 
peak of building 

3. Revise Condition m. to 
identify street for front 
setback and clarify 
language for entry features 
and parking screening 

Impacts 
Identified 

1. Vehicular access onto 
Glenwood Avenue Proposed 

Mitigation 
1. Prohibition on vehicular 

access onto Glenwood 
Avenue 

 

Public Meetings 
Neighborhood 

Meeting 
Public 

Hearing Committee Planning Commission 

6/12/12 10/16/12 11/6/12 COW: Deferred 
12/4/12 COW: Move to 1/8/13 
Planning Commission Meeting 

10/23/12: Defer to COW 
1/8/13: Recommend 45-Day 
time extension 

 
 Valid Statutory Protest Petition 

 
Attachments 

1. Staff report 
2. Existing Zoning/Location Map 
3. Future Land Use 

Planning Commission Recommendation 
Recommendation Based on the request of the applicant and property owners, the 

Planning Commission recommends denial of the rezoning 
request. 

Findings & Reasons The applicant and property owners request denial. 
Motion and Vote Motion: Haq 

Second: Mattox 
In Favor:  Butler, Buxton, Harris Edmisten, Haq, Mattox and 
Schuster 

 
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. 
 
 
________________________________  _______________________________2/12/13 
Planning Director  Date  Planning Commission Chairperson Date 
 
 
 
Staff Coordinator:  Carter Pettibone carter.pettibone@raleighnc.gov

mailto:carter.pettibone@raleighnc.gov


Zoning Staff Report – Case Z-33-12 
Conditional Use District 

 

 
 
 
 

 

Request 
Location East side of Glenwood Avenue, northwest of St. Mary’s Street. 
Request Rezone property from Residential-4 (R-4) and Residential-6 (R-6) to 

Residential-10 Conditional Use District (R-10 CUD). 
Area of Request 1.96 acres 
Property Owner Sarah Levine Weisman, Trustee and Deborah Levine Rubenstein 

PC Recommendation 
Deadline 

January 14, 2013 

 

Subject Property 
 Current Proposed 

Zoning Residential-4 and Residential-6 Residential-10 Conditional Use 
District 

Additional Overlay n/a n/a 
Land Use Residential and vacant Residential 

Residential Density 4 and 6 units per acre (max. 10 
units) 

5.1 units per acre (max. 10 units) 

 
 

Surrounding Area 
 North South East  West 

Zoning Residential-4  
(R-4) 

Residential-6  
(R-6) 

R-4 and R-6 Office and 
Institutional-1 
CUD, R-4, and 
R-6 

Future Land 
Use 

Low Density 
Residential 

Low Density 
Residential 

Low Density 
Residential 

Low Density 
Residential, 
Public Facilities 

Current Land 
Use 

Single-family 
residential 

Single-family 
residential 

Single-family 
residential 

Single-family 
residential, Office 

 
 

Comprehensive Plan Guidance 
Future Land Use Low Density Residential 

Area Plan None 
Applicable Policies Policy LU 1.2 – Future Land Use Map and Zoning Consistency  

Policy LU 1.3 – Conditional Use District Consistency 
Policy LU 2.6 – Zoning and Infrastructure Impacts 
Policy LU 4.5 – Connectivity  
Policy LU 5.1 – Reinforcing the Urban Pattern 
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Policy LU 8.5 – Conservation of Single-Family Neighborhoods 
Policy LU 8.10 – Infill Development 
Policy LU 8.11 – Development of Vacant Sites 
Policy EP 8.4 – Noise and Light Impacts 
Policy UD 1.4 – Maintaining Façade Lines 
Policy UD 5.1 – Contextual Design 
Policy UD 5.4 – Neighborhood Character and Identity 

 

Contact Information 
Staff Carter Pettibone, carter.pettibone@raleighnc.gov 

Applicant Sarah Levine Weisman, Trustee, and Deborah Levine Rubenstein 
Citizens Advisory Council Glenwood; Linda Watson, linda@lindawatson.com  

 

Case Overview 
 
The proposal seeks to rezone two properties totaling 1.96 acres currently zoned R-4 and R-6 to 
R-10 CUD. The smaller of the two properties is located on the northeast side of Glenwood 
Avenue at 2420 Glenwood Avenue. It is vacant and zoned R-6 in its entirety. The larger property 
is located directly north of the Glenwood Avenue parcel and has frontage on the southwest side 
of Lakeview Drive. It contains an approximately 3,400 square foot single-family home situated in 
the center of the lot, set back approximately 100 feet from the street. It is split zoned with R-6 on 
the southern portion of the property and R-4 to the north. 
 
The properties are mostly surrounded by single-family homes fronting on Argyle Drive, Lakeview 
Drive, St. Mary’s Street, and across Glenwood Avenue. The exception is to the west, where there 
is an office building located on a triangular property at the intersection of Glenwood Avenue and 
Argyle Drive. The zoning of this property is Office and Institutional-1 Conditional Use District, the 
result of rezoning in 1999. The residential properties in the vicinity are zoned R-4, R-6, or are split 
zoned between the two. The R-6 zoning district is an approximately 200 wide buffer running along 
the north side of Glenwood Avenue, cutting through several properties in the block where the 
properties are located. 
 
The applicant has proposed conditions that prohibit certain uses, limit the maximum number of 
residential units to 10, provide lighting restrictions, specify an offer of cross access between the 
two parcels, restrict vehicular access to Glenwood Avenue, limit the amount of dwelling units in a 
single building to a maximum of four, set a maximum height of two stories and 35 feet, provide 
specifications for building materials, specify location for garbage pickup and mail service, require 
a minim roof pitch for buildings, provide additional design requirements for building adjacent to 
Lakeview Drive, provide for sidewalk along Lakeview Drive or a fee in lieu, and restriction of on-
street parking on Lakeview Drive. 
 
A valid protest petition has been filed for this case. 

Exhibit C & D Analysis 
Staff examines consistency with the Comprehensive Plan, compatibility with the surrounding 
area, public benefits and detriments of the proposal, and summarizes any associated impacts of 
the proposal. 
 

1. Consistency of the proposed rezoning with the Comprehensive Plan 
and any applicable City-adopted plan(s) 

 

mailto:carter.pettibone@raleighnc.gov
mailto:linda@lindawatson.com


 

 
Certified Recommendation 
Case Z-33-12/Glenwood Ave. 3 

1.1 Future Land Use 
The proposed rezoning is consistent with the Future Land Use Map, which 
designates the subject parcels as Low Density Residential. This land use category 
primarily applies to most of Raleigh’s single family detached residential 
neighborhoods, corresponding roughly to the R-2, R-4, and R-6 zoning districts (but 
excluding parks within these districts). Clustered housing, duplexes, and other 
housing types would be consistent with this designation as long as an overall gross 
density not exceeding 6 units per acre was maintained. 
 

1.2 Policy Guidance 
The following policy guidance is applicable with this request: 
 

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 Future Land Use Map shall not be used to review development 
applications which do not include a zoning map or text amendment. 

 
The proposal is consistent with this policy. The residential density proposed by this 
rezoning is consistent with the Low Density Residential future land use category. 
 

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 rezoning is consistent with this policy. Rezoning conditions provided by 
the applicant are consistent with the Comprehensive Plan. 
 

Policy LU 2.6 - Zoning and Infrastructure Impacts  
Carefully evaluate all amendments to the zoning map that significantly increase permitted 
density or floor area to ensure that impacts to infrastructure capacity resulting from the 
projected intensification of development are adequately mitigated or addressed. 

 
The proposed rezoning is consistent with this policy. There are no significant 
additional impacts anticipated to infrastructure associated with this request. 

 
Policy LU 4.5 - Connectivity 
New development and redevelopment should provide pedestrian and vehicular 
connectivity between individual development sites to provide alternative means of access 
along corridors. 

 
The proposal is consistent with this policy. One condition specifies an offer of cross 
access between the parcels in this rezoning. 
 

Policy LU 5.1 - Reinforcing the Urban Pattern 
New development should be visually integrated with adjacent buildings, and more 
generally with 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. 
 
Policy UD 1.4 – Maintaining Façade Lines 
Except for buildings in the Downtown and Pedestrian Business Overlays, generally 
maintain the established facade lines of neighborhood streets by aligning the front walls 
of new construction with the prevailing facades of adjacent buildings. Avoid violating this 
pattern by placing new construction in front of the historic facade line unless the 
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streetscape is already characterized by such variations. Where existing facades are 
characterized by recurring placement of windows and doors, new construction should 
complement the established rhythm. 

 
It is not clear the proposed rezoning is consistent with these policies. While the 
applicant offers height and building material restrictions as well as a restriction for 
number of units per building, nothing that speaks to massing, scale or location, or 
how buildings will maintain the general façade lines of neighboring street has been 
included. The applicant is encouraged to consider conditions that would address 
mass and scale to better fit with the surrounding residential character and reinforce 
the existing development pattern. 
 

Policy LU 8.5 – Conservation of Single-Family Neighborhoods  
Protect and conserve the City’s single-family neighborhoods and ensure that their zoning 
reflects their established low density character. Carefully manage the development of 
vacant land and the alteration of existing structures in and adjacent to single-family 
neighborhoods to protect low density character, preserve open space, and maintain 
neighborhood scale. 
 
Policy UD 5.1 – Contextual Design 
Proposed development within established neighborhoods should create or enhance a 
distinctive character that relates well to the surrounding area. 
 
Policy UD 5.4 – Neighborhood Character and Identity 
Strengthen the defining visual qualities of Raleigh’s neighborhoods. This should be 
achieved in part by relating the scale of infill development, alterations, renovations, and 
additions to existing neighborhood context. 

 
It is not clear the proposed rezoning is consistent with these policies. Conditions have 
been included specifying a low density residential yield, restrictions on building height 
and materials, and design requirements for building adjacent to Lakeview Drive. The 
applicant is encouraged to consider additional conditions that address building 
massing, scale, and location to help development better fit into the existing single-
family neighborhood and its character. 

 
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. 

 
The proposal is not fully consistent with this policy. While it does encourage infill 
development on a viable site, conditions should be added or revised that help ensure 
development on the site will complement the existing character of the area. 
 

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 proposed rezoning is consistent with this policy. The proposal would help 
facilitate the development of the currently vacant property on Glenwood Avenue, a 
major thoroughfare. 
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Policy EP 8.4 – Noise and Light Impacts 
Mitigate potential noise and light pollution impacts from new development on adjoining 
residential properties. 

 
The proposed rezoning is consistent with this policy. Conditions address light levels 
and design. 

 
1.3 Area Plan Guidance 
The site is not located in a portion of the City governed by an Area Plan. 

 
2. Compatibility of the proposed rezoning with the property and 

surrounding area 
 
The area surrounding the subject properties is predominantly single-family residential, 
with the exception of the office property to the west and the Carolina Country Club further 
north along Glenwood Avenue. 
 
The applicant states that the proposed rezoning would more readily allow for a more 
diverse range of housing types while maintaining the low density residential land use 
recommended by the Comprehensive Plan. 
 
The density proposed by this rezoning is comparable to the density that could be 
achieved under the current zoning. A rezoning to the R-10 base district would ensure that 
attached housing could be used as a possible development option in the future. 
 

3. Public benefits of the proposed rezoning 
 
The applicant states that the proposal will more readily allow for reinvestment in the 
property, allow a blend of housing types encouraged by the Comprehensive Plan, and 
allow the potential for residents who no longer wish to live in a single-family home the 
ability to remain in the neighborhood. 
 
The proposal would allow infill development of a larger site, taking better advantage of 
existing infrastructure in the area. It could also help remove a potentially problematic 
access on a major thoroughfare.  

 
4. Detriments of the proposed rezoning 

 
The proposed rezoning has the potential to impact the character of the area, introducing 
attached housing to an established neighborhood with a predominantly single-family 
residential development pattern. 
 
The applicant should consider amending the zoning conditions to achieve better 
consistency with applicable Comprehensive Plan policies and ensure that development is 
compatible with neighboring residential properties. 
 

5. The impact on public services, facilities, infrastructure, fire and 
safety, parks and recreation, etc. 
 
5.1 Transportation 
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Impact Identified: Vehicular access onto Glenwood Avenue restricted. 
 

5.2 Transit 
Route 6 Crabtree and Route 16 Oberlin operate along Glenwood Ave. There is a 
current stop on Glenwood/St Mary’s. No further amenities are requested. 
 
Impact Identified: This should have little to no impact on transit demand in this area.  
 

5.3 Hydrology 
 

Floodplain None 
Drainage Basin SW Beaver Creek 

Stormwater 
Management 

Subject to Part 10, Chapter 9 

Overlay District None 

 
Primary Streets 

 
Classification 

2011 NCDOT 
Traffic 

 Volume (ADT) 

2035 Traffic Volume  
Forecast (CAMPO) 

 

 
Glenwood Avenue 

Major 
Thoroughfare 

 
26,000 

 
37,600 

   

 
Lakeview Drive 

Residential 
Street 

 
N/A 

 
N/A 

   

Street Conditions       

 
Glenwood Avenue 

Lanes Street Width Curb and 
Gutter 

Right-of-
Way 

Sidewalks Bicycle  
Accommodations 

 
Existing 

 
5 

 
65' 

Back-to-back 
curb and 

gutter section 

 
90' 

5' sidewalks on 
both sides 

Striped bicycle 
lanes  

on both sides 
 
City Standard 

 
4 

 
65' 

Back-to-back 
curb and 

gutter section 

 
90' 

minimum 5' 
sidewalks on 

both sides 

Striped bicycle 
lanes  

on both sides 
Meets City 
Standard? 

 
YES 

 
YES 

 
YES 

 
YES 

 
YES 

 
YES 

 
Lakeview Drive 

 
Lanes 

 
Street Width 

Curb and 
Gutter 

Right-of-
Way 

Sidewalks Bicycle  
Accommodations 

 
Existing 

 
2 

 
26' 

Back-to-back 
curb and 

gutter section 

 
50' 

 
None 

 
None 

 
City Standard 

 
2 

 
31' 

Back-to-back 
curb and 

gutter section 

 
50' 

minimum 5' 
sidewalks on one 

side 

 
N/A 

Meets City 
Standard? 

YES NO YES YES NO N/A 

Expected Traffic  
Generation [vph] 

Current  
Zoning  

Proposed  
Zoning 

Differential    

AM PEAK N/A N/A N/A    

PM PEAK N/A N/A N/A    

Suggested Conditions/ 
Impact Mitigation: 

 
Traffic Study Determination: Based on the limitation of ten dwelling units being developed 
on the subject property, a traffic impact analysis is not recommended for Z-33-12. You may 
wish to revise condition “g” to state that upon development of the subject property no 
vehicular driveway access shall be allowed onto Glenwood Avenue.  

       
Additional 
Information: 

Neither NCDOT nor the City of Raleigh have any roadway construction projects scheduled in the vicinity of 
this case. 
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Impact Identified: None. 
 

5.4 Public Utilities 
 

 Maximum Demand 
(current) 

Maximum Demand (proposed) 

Water 5,420 gpd 2,500 gpd 
Waste Water 5,420 gpd 2,500 gpd  

 
 
Impact Identified:  The proposed rezoning will not impact the wastewater collection 
or water distribution systems of the City. There is presently an existing eight (8”) inch 
sanitary sewer main within an easement along the rear of the property and an 
existing eight (8”) inch water main in Lakeview Drive right-of way.  The subsequent 
development of the property would use these mains for connection to the City’s 
wastewater collection and water distribution systems.  Down stream sanitary sewer 
improvements may be required, by the City, of the developer depending upon the 
actual use. 
 

5.5 Parks and Recreation 
The subject tract is not located adjacent to a greenway corridor. The proposed 
rezoning will not impact the recreation level of service 
 
Impact Identified: None. 
 

5.6 Urban Forestry 
The combined parcels are less than two acres and proposed re-zoning is residential.  
Tree conservation is therefore not required. 
 
Impact Identified: The proposed rezoning will have no impacts on tree conservation. 
  

5.7 Designated Historic Resources 
The site is not located within or adjacent to a National Register Historic District or 
Raleigh Historic Overlay District 
 
Impact Identified: None 
 

5.8 Community Development 
The site is not located within a redevelopment plan area. 
 
Impact Identified: None 
 

5.9 Impacts Summary 
• Vehicular access onto Glenwood Avenue 
 

5.10 Mitigation of Impacts 
• Prohibit vehicular access onto Glenwood Avenue 
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6. Appearance Commission 
The proposal is not subject to Appearance Commission review. 

 
7. Conclusions 

The proposed rezoning is consistent with the Future Land Use Map and several policies 
of the Comprehensive Plan. It would permit the applicant to develop the infill site at a 
density comparable to what is allowed by existing zoning while allowing the applicant a 
wider of variety of housing types in the future. 
 
The applicant should consider adding conditions that address building massing and 
scale, as well as revisions to existing conditions, to ensure that potential development on 
the site fits in with the surrounding area and character.
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Existing Zoning Map 
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Future Land Use Map 
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