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Submittal
Date

Request:
0.84 acres from

BUS w/DOD
to DX-20-SH



Certified Recommendation 
Raleigh Planning Commission 

CR# 11614 
 
 

Case Information: Z-39-14 – Hillsborough Street & W. Morgan Street 

 Location Hillsborough Street, south side, extending south along S. Harrington 
Street & west along W. Morgan Street 
Addresses:  301 Hillsborough Street & 320 W. Morgan Street 
PINs:  1703593193, 1703594073, 1703594000 & 170359051 

Request Rezone property from Business with Downtown Overlay District (BUS w/ 
DOD) to Downtown Mixed Use-20 stories-Shopfront (DX-20-SH) 

Area of Request 0.84 acres 

Property Owners 327 Associates/ 327 Hillsborough Street/ Raleigh, NC 27603 
Vandy LLC/ PO Box 6522/ Raleigh, NC 27628 

Applicant David H. Permar: 327 Hillsborough Street/ Raleigh, NC 27603 
dhpermar@hatchlittlebunn.com 

Citizens Advisory 
Council (CAC)  

Central -- 
Lonnette Williams:  flonnettewms@bellsouth.net  

PC 
Recommendation 

Deadline 

 
May 15, 2015 

 

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  Central Business District 

URBAN FORM Center: Downtown 
Corridors: Transit Emphasis (S. Dawson & W. Morgan streets) 

CONSISTENT Policies Policy LU 1.2 – Future Land Use Map and Zoning Consistency 
Policy LU 2.6 – Zoning and Infrastructure Impacts 
Policy LU 2.2 – Compact Development 
Policy LU 3.2 – Location of Growth 
Policy LU 4.4 – Reducing VMT Through Mixed Use 
Policy LU 4.7 – Capitalizing on Transit Access 
Policy LU 6.4 – Bus Stop Dedication 
Policy LU 7.6 – Pedestrian Friendly Development  
Policy LU 8.10 – Infill Development 
Policy T 4.15 – Enhanced Rider Amenities 
Policy ED 1.2 – Mixed-Use Redevelopment 
Policy UD 1.10 – Frontages 
Policy UD 2.3 – Activating the Street 
Policy UD 4.5 – Improving the Street Environment 
Policy UD 6.1 – Encouraging Pedestrian-Oriented Uses 

mailto:dhpermar@hatchlittlebunn.com
mailto:flonnettewms@bellsouth.net
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Policy UD 7.3 – Design Guidelines 
Policy DT 1.2 – Vertical Mixed Use  
Policy DT 1.3 – Underutilized Sites in Downtown 
Policy DT 1.5 – Supporting Retail Growth 
Policy DT 1.6 – Providing Downtown Development Opportunities 
Policy DT 1.7 – Redevelopment of City-Owned Sites 
Policy DT 1.15 – High Density Development 
Policy DT 3.2 – Ground Floor Uses on Secondary Retail Streets 
Policy DT 7.2 – Maintaining Consistent Setbacks 
 

INCONSISTENT Policies (None identified.) 

 

Summary of Proposed Conditions 

 
(No conditions - General Use)  
 

 

Public Meetings 

Neighbor 
Meeting 

CAC 
Planning 

Commission 
City Council Public Hearing 

 
11/24/14 

 
2/2/15:  

Y – 0, N - 24 
 

 
2/24/15 

 
3/3/15 

 
 

 
 Valid Statutory Protest Petition 

 
Attachments 

1. Staff report 

Planning Commission Recommendation 

Recommendation Approve. 
City Council may now schedule this proposal for Public Hearing, 
or refer it to committee for further study and discussion. 

Findings & Reasons 1. The proposal is consistent with the Future Land Use Map, 
Urban Form Map, and pertinent policies of the 
Comprehensive Plan. 

2. The proposed rezoning is reasonable and in the public 
interest. The proposal will facilitate disposition and 
redevelopment of an underutilized downtown site, as well as 
provide greater certainty regarding building form and 
infrastructure demands. 

3. The proposal is compatible with the surrounding area. There 
are a variety of uses in the area, as well as an existing 19-
story building located across Hillsborough Street. 

Motion and Vote Motion:  Buxton 
Second:  Terando  
In Favor:  Braun, Buxton, Lyle, Schuster, Sterling-Lewis, 
Terando and Whitsett 
Opposed:  Swink 
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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. 
 
 
________________________________  _____________________________    2/24/14 
Planning Director  Date  Planning Commission Chairperson Date 
 
 
 
Staff Coordinator: Doug Hill: (919) 996- 2622; Doug.Hill@raleighnc.gov 

mailto:Doug.Hill@raleighnc.gov
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Case Summary 

Overview 

The proposal seeks to rezone four parcels which collectively comprise nearly one half the 300 
block between Hillsborough and W. Morgan streets, extending to the east side of S. Harrington 
Street.  The portion of site near the center of the block currently is occupied by two surface 
parking lots, accessed from Hillsborough and Morgan.  Properties along S. Harrington Street, a 2-
story building at either corner—one a former home, built in the early 1900s, now used for offices, 
and a circa-1940 non-residential structure now housing a bar on the ground floor with offices/ 
services above..  Up until 2008, the easternmost lot contained a 4-story office building, 301 
Hillsborough Street, built in the mid-1950s.  Until the 1990s, the western parcel also contained a 
low-rise multi-story building. 
 
The four parcels share the block with two other properties, both of which span from Hillsborough 
Street south to W. Morgan Street; the easternmost also has frontage on S. Dawson Street.  
Those two properties are also currently proposed for rezoning (as Z-38-14); both have the same 
current zoning (BUS w/DOD) as the Z-39-14 properties, and the same requested rezoning (DX-
20-SH). 
 
All other nearby properties also are zoned Business/ Downtown Overlay.  Current uses are 
diverse—from restaurants and a hotel across Hillsborough Street, to the middle school and a bar 
across S. Harrington Street, to two small office buildings across W. Morgan (that at the corner 
was originally a residence).  A parking lot and retail buildings stand diagonally northwest across 
Harrington, and diagonally to the southwest lies another small office building. 
 
Urban form nearby is equally varied.  Surface parking covers the entire block area east of the 
site, extending to Dawson Street.  Diagonally northeast on Hillsborough Street is the tallest 
structure close by—a 19-story hotel.  The cylindrical-shaped parking deck circling the base of the 
hotel traces a curved setback of 15 to 70 feet behind the sidewalk; the main structure, which rises 
above the deck’s 5

th
 level, is set back 40 to 80 feet from the street.  In contrast, the retail building 

west of the hotel, directly opposite the subject site, stands up by the sidewalk.  Contrasting 
further, on the corner of Harrington and Hillsborough is the two-story, central-towered historic 
Dodd-Hinsdale House, set back some 40 feet from the street behind a landscaped, fenced-in 
front yard.  Across Harrington, the school and bar are both two-story, set back at their respective 
street corners behind surface parking; the school building turns to meet the sidewalk mid-block.  
On Morgan, the office diagonally across Harrington is one-story; those directly south are two-
story.  
 

Outstanding Issues 

Outstanding 
Issues 

1. Sewer and fire flow matters 
may need to be addressed 
upon development. 

 

Suggested 
Mitigation 

1. Address sewer and fire flow 
capacities at the site plan 
stage. 

 

 

Zoning Staff Report – Case Z-39-14 

Conditional/General Use District 
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Rezoning Case Evaluation 

1. Compatibility Analysis  
 

1.1  Surrounding Area Land Use/ Zoning Summary 

 
 
 

Subject 
Property 

North South East  West 

Existing 
Zoning 

BUS BUS BUS BUS BUS 

Additional 
Overlay 

DOD DOD DOD DOD DOD 

Future Land 
Use 

Central 
Business 
District 

Central 
Business 
District 

Central 
Business 
District 

Central 
Business 
District 

Central 
Business 
District 

Current Land 
Use 

Offices; 
bar/ 
offices; 
parking 
lots 

Eating 
establishments; 
hotel 

Mixed use (bar, 
retail, office, 
condos) 

Parking lots School; bar 

Urban Form 
(if applicable) 

Downtown; 
Transit 
Emphasis 
(Morgan) 

Downtown Downtown; 
Transit 
Emphasis 
(Morgan) 

Downtown Downtown 

 
 

1.2  Current vs. Proposed Zoning Summary 
 
 Existing Zoning Proposed Zoning 

    Residential Density: 320 dwelling units/ acre 
(per DOD) 

484 dwelling units/ acre 

    Setbacks: 
Front: 
Side: 
Rear: 

 
- 0 - 

 
- 0 - 
- 0 - 

Shopfront frontage build-to: 
80% w/n 0 to15 feet 

Mixed Use Building type: 
0 or 6 feet 
0 or 6 feet 

Retail Intensity Permitted: 32,000 34,000 

Office Intensity Permitted: 395,000 428,000 

 
 
1.3  Estimated Development Intensities 

 
    Existing Zoning       Proposed Zoning* 

Total Acreage 0.84 0.84 

Zoning  BUS w/ DOD DX-20-SH 

Max. Gross Building SF  
(if applicable) 

659,000 659,000 

Max. # of Residential Units 269 407 

Max. Gross Office SF 395,000 428,000 
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Max. Gross Retail SF 32,000 34,000 

Max. Gross Industrial SF -0- -0- 

Potential F.A.R 18.01 18.01 

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

 Compatible with the property and surrounding area.  
  

 Incompatible.   
     Analysis of Incompatibility: 
 

 

(N/ A) 
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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: 

 Is the proposal consistent with the vision, themes, and policies contained in the 
Comprehensive Plan? 

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

 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? 

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

 

The proposal can be considered consistent with the vision, themes, and policies of the 
Comprehensive Plan, and the Future Land Use and Urban Form designations for the property; 
permitted site uses and built form are commensurate with existing and potential build-out. 
The Comprehensive Plan identifies the site as being within the Central Business District, for 
which the DX is identified as being the appropriate zoning district.   
The Urban Form Map of the Comprehensive Plan shows the site to be within the Downtown 
Center, for which the Plan prescribes “an urban approach to frontage.”  The Downtown Element 
of the Plan identifies the adjacent sections of Hillsborough, Harrington, and Morgan streets as 
Secondary Retail Streets.  Hillsborough and Harrington are additionally noted as being Priority 
Pedestrian Streets.  The Shopfront Frontage requested is consistent with each of those 
designations. 
The Plan also indicates the site is within a Core/ Transit area, defined as “a mixed-use center of 
about 30 acres or more; within a quarter mile of a fixed-guideway transit stop; or fronting along a 
corridor programmed for high-capacity, frequent bus transit.”  The downtown area is more than 30 
acres, the site is less than a quarter mile from a future transit stop, and Morgan Street is 
designated as a Transit Emphasis Corridor.  Core/ Transit calls for buildings to be a minimum of 3 
stories, and maximum of 40. 
Plan guidance thus supports intensive site development, with active ground-floor uses and an 
enhanced pedestrian environment, all of which the rezoning proposes. 
Existing community facilities and streets appear sufficient to accommodate the redevelopment 
possible under the proposed rezoning 

 

 
2.2  Future Land Use  
 
Future Land Use designation:  
 
The rezoning request is:  
 

 Consistent with the Future Land Use Map.   
 

 Inconsistent   
     Analysis of Inconsistency: 
 

 

(N/ A) 
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2.3  Urban Form  
 
Urban Form designation: 
 

 Not applicable (no Urban Form designation) 
 
The rezoning request is:  
 

 Consistent with the Urban Form Map.   
 

 Inconsistent   
     Analysis of Inconsistency: 
 

 
 
 
2.4  Policy Guidance 
 
The rezoning request is inconsistent with the following policies: 
 

(None.) 

 
 

2.5  Area Plan Policy Guidance 
 
The rezoning request is not within a portion of the City subject to an Area Plan. 
 

3. Public Benefit and Reasonableness Analysis 

3.1 Public Benefits of the Proposed Rezoning 

 

 Facilitation of the disposition and redevelopment of an underutilized downtown site. 

 Implementation of Unified Development Ordinance (UDO) zoning on the property, ahead of 
city-wide remapping. 

 Provision of greater certainty regarding maximum building height, ground floor form, build-to 
& setbacks, demands on City infrastructure, and related matters of design and function than 
are afforded by the current zoning. 

 

3.2 Detriments of the Proposed Rezoning 

 
(None identified.) 

 
 

4. Impact Analysis 
 

4.1 Transportation 
Transportation Planning staff waives the requirement for a traffic study in case Z-39-14 due to 
the proposed DX zoning. 

(N/ A) 
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Impact Identified:  None. 
 
 

4.2 Transit 
Morgan Street is identified as a Transit Emphasis Corridor and is currently served eastbound 
by CAT Routes 6 Crabtree, 16 Oberlin and the R-Line. Hillsborough Street is currently served 
eastbound by CAT Route 4 and Triangle Transit while Harrington Street is currently served 
northbound by CAT Route 8 Six Forks. 

There are current stops on eastbound Hillsborough Street midway between Harrington 
Street and Dawson Street and on northbound Harrington Street at Hillsborough Street. 

To advance Policy LU 6.4 please provide 15x20’ transit easements on Hillsborough 
Street and Harrington Streets.  Please construct an ADA accessible shelter on the transit 
easements which will advance Policy T 4.15.  In lieu of deeding either or both easements, 
with the consent of the Public Works Department, a transit shelter may be constructed in the 
public right-of-way at the sole expense of the owner of the re-zoned property in satisfaction of 
this condition. 
 
Impact Identified:  Development of this density in such close proximity to the new Union 
Station has the potential to significantly increase transit demand.  This demand may be 
beyond the capacity of the current system and require additional resources.   Assessing such 
demand will require careful monitoring, with the understanding that additional/ larger buses 
may have to be budgeted to meet future needs. 
 
 

4.3 Hydrology 

Floodplain No 

Drainage Basin Rocky Branch 

Stormwater Management Subject to Article 9, Section 2 

Overlay District None 

 
Impact Identified:  None. 
 
 

4.4 Public Utilities 

 Maximum Demand (current) Maximum Demand (proposed) 

Water 94,250 gpd 143,000 gpd 

Waste Water 94,250 gpd 143,000 gpd 

 
The proposed rezoning would add approximately 48,750 gpd to the wastewater collection 
and water distribution systems of the City.  There are existing sanitary sewer and water main 
adjacent to the property. 
 
Impact Identified:  The developer may be required to submit a downstream sanitary sewer 
capacity study and those required improvements identified by the study must be permitted 
and constructed in conjunction with and prior to the proposed development being 
constructed. 

Verification of available capacity for water fire flow is required as part of the building 
permit process.  Any water system improvements required to meet fire flow requirements will 
also be required. 
 
 

4.5 Parks and Recreation 
Site is not adjacent to existing or planned greenway trail or greenway connector, 1.08 miles 
to Rocky Branch Trail.  Park services are available at Pullen Park (1.6 miles)  
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Impact Identified:  None. 

4.6 Urban Forestry 
All of the subject parcels are smaller than two acres in size, therefore compliance with UDO 
Article 9.1. Tree Conservation will not be required when the properties are developed. 
 
Impact Identified:  No impact identified vis a vis tree conservation on private property. 
 
 

4.7 Designated Historic Resources 
The site is across Hillsborough Street from the Raleigh Historic Landmark and National 
Register listed Dodd-Hinsdale House (constructed 1879).  Within 1,000 feet of the subject 
site are six other Raleigh Historic Landmarks:  

 CP&L Car Barn and Auto Garage (also National Register listed),  

 St. Paul AME Church (also National Register listed),  

 Raleigh Electric Company Power House (also National Register listed),  

 NC School of Blind and Deaf Dormitory (also National Register listed),  

 Andrew-Goodwin House, and  

 Raleigh Water Tower (also National Register listed).   
Additionally, the Capitol Square Historic Overlay District and National Register-listed Capitol 
Area Historic District Depot Historic Districts are within 1,000 feet. 
 
Impact Identified: None 
 
 

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

4.9 Impacts Summary 
Sewer and fire flow matters may need to be addressed upon development. 
 
 

4.10 Mitigation of Impacts 
Address sewer and fire flow capacities at the site plan stage. 
 
 

5. Conclusions 
 

The proposed rezoning provides the opportunity to implement the policy guidance of the 
Comprehensive Plan consistent with the site’s Future Land Use and Urban Form designations, 
promoting redevelopment of an underutilized downtown site while affording greater certainty 
regarding site build-out, per the provisions of the Unified Development Ordinance.  
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