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Certified Recommendation 
Raleigh Planning Commission                                     

  CR#  
 
 

Case Information Z-39-16 Green Acres Lane 

 Location Green Acres Lane, east side, approximately 630’ north of N. New Hope 
Road 
Address: 5200 Green Acres Lane 
PIN: 1726552333 

Request Rezone property from R-10 to IX-3-CU 

Area of Request 2.5 acres 

Property Owner David F. Green Sr., Mary Mebane Galloway, Sherry Kerman Bunch 

Applicant Lacy H. Reaves 

Citizens Advisory 
Council (CAC)  

Northeast CAC 

PC 
Recommendation 

Deadline 

April 3, 2017 

 

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  Medium Density Residential 

URBAN FORM No designation 

CONSISTENT Policies Policy LU 2.6—Zoning and Infrastructure Impacts. 

INCONSISTENT Policies Policy LU 1.2—Future Land Use Map and Zoning Consistency 
Policy LU 5.6—Buffering Requirements 
Policy H 1.8—Zoning for Housing 

 

Summary of Proposed Conditions 

1. Uses limited to those in R-10 and surface parking for car dealership. 
2. No public address or other amplified sound will be located on the property. 
3. In addition to landscaping required by the UDO, Leyland Cypress or similar evergreen trees 

will be planted along a portion of the northern property line. 
4. A fence will be erected along the southern, eastern, and northern property lines. 
5. No lighting will be placed more than 24’ above grade. 
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Public Meetings 

Neighborhood 
Meeting 

CAC Planning Commission 
City 

Council 
City 

Council 

11/1/16 Northeast CAC 
11/10/16; 
12/8/16 

(Yes-20, No-0) 

1/3/17 (Committee of the 
Whole. 8-1 vote to refer 

back to Planning 
Commission with no 
recommendation.) 

1/10/16 (recommended 
approval) 

1/17/17 2/7/17 

 
Attachments 

1. Staff report 
2. Traffic Impact Analysis worksheet 
3. Proposed zoning conditions 

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 While the proposal is inconsistent with the Future Land Use 
Map, the applicant has been responsive to issues raised by 
neighbors and has included conditions that address concerns. 
The proposal would provide a public benefit by allowing for the 
expansion of an existing business. 

Motion and Vote Motion: Swink 
Second: Tomasulo 
In Favor: Alcine, Braun, Hicks, Jeffreys, Lyle, Schuster, Swink, 
and Tomasulo. 
Opposed: Terando. 

 
This document is a true and accurate statement of the findings and recommendations of the 
Planning Commission. Approval of this document incorporates all of the findings of the attached 
Staff Report. 
 
 
________________________________  ____________________________________ 
Planning Director  Date  Planning Commission Chairperson Date 
 
 
 
Staff Coordinator:  Jason Hardin: (919) 996-2657; Jason.Hardin@raleighnc.gov  

mailto:Jason.Hardin@raleighnc.gov
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Case Summary 

Overview 

The proposal seeks to rezone a 2.5-acre parcel on Green Acres Lane to facilitate the expansion 
of parking for a vehicle sales operation on Capital Boulevard. The current R-10 zoning does not 
permit the expansion; the proposed IX-3-CU zoning includes conditions that allow only parking for 
vehicle sales; the use, for storage, of an existing building or a replacement of the same size; and 
uses allowed in R-10. 
 
The site is currently occupied by a detached house and a storage building. The house would be 
demolished under the proposal; the storage building would be reused or rebuilt. Adjacent 
properties include a car dealership to the east; townhouses and apartments to the north; and 
apartments to the east and south. 
 
In terms of zoning, the subject property is zoned R-10, as are properties to the south and along a 
part of the northern border. The remainder of the northern edge of the property is bordered by 
property zoned RX-3, as is the eastern edge. The property to the west is zoned IX-3-PL. 
 
The subject property and adjacent properties to the north, east, and south are designated for 
Medium Density Residential on the Future Land Use Map. The area to the west, between the 
property and Capital Boulevard, is designated for Community Mixed Use. 
 
The subject property is not within or along any areas designated on the Urban Form Map. 
However, it is less than 600 feet from Capital Boulevard, which is designated as a Transit 
Emphasis Corridor. 
 
In addition to the conditions relating to use, proposed conditions would: place a fence around the 
north, east, and south, edges of the property; require additional evergreen plantings on a portion 
of the northern edge where tree cover does not currently exist; and limit the height of light poles 
to 24’. 
 
 

Outstanding Issues 

Outstanding 
Issues 

1.   The proposal is not 
consistent with the Future 
Land Use Map and 
Comprehensive Plan. 

2.   The property does not front 
on a public street, and 
access from Green Acres 
Lane is limited to one 
single-family residence. 

Suggested 
Mitigation 

1. Change the request to more 
closely align with the FLUM. 

2. Access will need to be 
obtained from a revised 
easement or an adjacent 
property. The request 
envisions providing access 
via the property to the west. 

 

Zoning Staff Report – Z-39-16 

Conditional Use 
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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 

R-10 R-10/RX-3 R-10 RX-3 IX-3 

Additional 
Overlay 

- - - - - 

Future Land 
Use 

Medium 
Density 

Residential 

Medium 
Density 

Residential 

Medium 
Density 

Residential 

Medium 
Density 

Residential 

Community 
Mixed Use 

Current Land 
Use 

Residential Residential Residential Residential Vehicle sales 

Urban Form 
(if applicable) 

- - - - - 

 
1.2  Current vs. Proposed Zoning Summary* 
 
 Existing Zoning Proposed Zoning 

    Residential Density: 8.8 units/acre 22 units/acre 

    Setbacks: (if residential) 
Front: 
Side: 
Rear: 
If vehicle sales: 

 
10’ 
5’ 
20’ 
- 

 
5’ 

0’ or 6’ 
0’ or 6’ 

10’ 

Retail Intensity Permitted: - - 

Office Intensity Permitted: - - 

 
1.3  Estimated Development Intensities* 

 
    Existing Zoning       Proposed Zoning 

Total Acreage 2.5 acres 2.5 acres 

Zoning  R-10 IX-3-CU 

Max. Gross Building SF  
(if applicable) 

30,800 sf 96,245 sf 

Max. # of Residential Units 22 55 

Max. Gross Office SF - - 

Max. Gross Retail SF - - 

Max. Gross Commercial SF - 88,090 sf 

Potential F.A.R - - 

 
*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 property is accessed from Green Acres Lane through an access easement for the use of a single family residence. 
Development beyond that level would require a revised easement or obtaining access from an adjacent lot. 
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The proposed rezoning is: 
 

 Compatible with the property and surrounding area.  
  

 Incompatible.   
     Analysis of Incompatibility: 
 

 

The surrounding area to the north, east, and south is zoned and used for residential purposes 
and is not compatible with an extension of a car dealership. 
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2. Comprehensive Plan Consistency Analysis 
 
2.1 Comprehensive Plan 
 
Determination of the conformance of a proposed use or zone with the Comprehensive Plan 
includes consideration of the following questions: 
A. Is the proposal consistent with the vision, themes, and policies contained in the 

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

where its location is proposed? 
C. If the use is not specifically designated on the Future Land Use Map in the area where its 

location is proposed, is it needed to service such a planned use, or could it be established 
without adversely altering the recommended land use and character of the area? 

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

 

A. The proposal is inconsistent with several themes and policies contained in the Plan. These 
including the themes of Expanding Housing Choices, because the proposal, by allowing a 
commercial use, may limit the ability to provide housing; and Growing Successful 
Neighborhoods and Communities, because the proposed commercial use of parking for 
vehicle sales could have a negative impact on the adjacent neighborhood.  

 
B. The proposed use of parking for vehicle sales is not specifically designated on the Future 

Land Use Map. The area is designated as Medium Density Residential on the map.  
 
C. Parking for vehicle sales is not needed to service residential uses in the area where the 

location is proposed. The use of a parking lot cannot be established without adversely 
altering recommended land use and character. 

 
D. Existing infrastructure is sufficient. 

 

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

 Consistent with the Future Land Use Map.   
 

 Inconsistent   
     Analysis of Inconsistency: 
 

 
 

2.3  Urban Form  
 
Urban Form designation:                                   
 

 Not applicable (no Urban Form designation)   

The subject property is in an area designated for Medium Density Residential on the Future 
Land Use Map. The requested zoning of IX, even as limited by the proposed conditions, is not 
consistent with that designation. 



  

 

Staff Evaluation 
Z-39-16 Green Acres Lane                                                                                                                                                       

10 

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

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. 

 
Infrastructure demand from the proposed rezoning would be minimal. 
 
 
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 proposal to rezone the property to IX-3-CU is not consistent with the Future Land Use Map, 
which designates the area for Medium Density Residential. 
 
 

Policy LU 5.6—Buffering Requirements. New development adjacent to areas of lower intensity 
should provide effective physical buffers to avoid adverse effects. Buffers may include larger 
setbacks, landscaped or forested strips, transition zones, fencing, screening, height and/or 
density step downs, and other architectural and site planning measures that avoid potential 
conflicts. 

 
The request does not fully address adverse effects on adjacent residential properties. Rezoning 
cases involving similar uses near residential areas have included protective yards and lighting 
restrictions that have gone beyond UDO requirements and what is included in this case. 
 
 

Policy H 1.8—Zoning for Housing. Ensure that zoning policy continues to provide ample 
opportunity for developers to build a variety of housing types, ranging from single-family to dense 
multi-family. Keeping the market well supplied with housing will moderate the costs of owning and 
renting, lessening affordability problems, and lowering the level of subsidy necessary to produce 
affordable housing.  

 
The request, while retaining the potential to develop housing, would, by allowing the expansion of 
a parking lot, potentially limit the provision of housing near a Transit Emphasis Corridor (Capital 
Boulevard). Additionally, while housing is allowed in IX districts, the required form (no units 
allowed on the ground floor) may not be feasible in this location. 
 
 

 

2.5 Area Plan Policy Guidance  
 
Not applicable 
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3. Public Benefit and Reasonableness Analysis 

3.1 Public Benefits of the Proposed Rezoning 

 

 The rezoning would allow for the expansion of an existing business. 

3.2 Detriments of the Proposed Rezoning 

 

 The rezoning could create impacts on the surrounding homes that would be difficult to 
fully mitigate. 

 The rezoning could limit the provision of housing near a Transit Emphasis Corridor 
(Capital Boulevard). 
 
 
 

4. Impact Analysis 
 

4.1 Transportation 

The site is located on a private street known as Green Acres Lane (formerly SR 2040) near 
the intersection of N. New Hope Road and Capital Boulevard. Green Acres Lane is an access 
easement for the existing single-family dwelling on the subject parcel. The existing access 
easement is for the exclusive use of a single-family residence; it cannot be extended for a 
multifamily development. 

There are no City of Raleigh CIP projects or state STIP projects in the vicinity of the Z-39-
2016 site. Offers of cross access to adjacent parcels shall be made in accordance with the 
Raleigh UDO section 8.3.5.D.  

A site access easement must be secured by the landowner for any change of use on the 
subject parcel. Given that the subject parcel does not have public street frontage, the block 
perimeter cannot be calculated for case Z-39-2016. 

The intersection of Spring Forest Road at Hollenden Drive had a Severity Index of 8.5 for the 
five-year period from July 2011 through June 2016. Case Z-39-2016 meets the objective 
criteria for a traffic study. Given the low volume of crashes (16 crashes in a five-year period) 
and the low volume of potential trips (200 vehicles per day) if case Z-39-2016 is approved, 
Transportation staff waives the traffic study for this case. 

 
Impact Identified: Site access, no public street frontage 

 
 

4.2 Transit 
Route 1 Capital operates along Capital Blvd with a stop on Capital/Spring Forest. Route 23L 
Millbrook Crosstown Connector operates on New Hope Rd with a stop on New Hope/Capital 
across from Wendy’s. 
 
Impact Identified: There are no transit requests. 

 
 

4.3 Hydrology 

Floodplain No FEMA Floodplain present 

Drainage Basin Beaverdam – E and Marsh 

Stormwater Management Subject to stormwater regulations under Article 9 of UDO. 

Overlay District none 
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1. Subject to stormwater regulations under Article 9 of UDO. 

 
Impact Identified: None. 

  
 

4.4 Public Utilities 
 

 Maximum Demand (current) Maximum Demand (proposed)* 

Water - - 
Waste Water - - 

 
Site is currently not served by public water and sewer. 
* If used as vehicle parking. 34,375 gpd if connected to system and developed as residential. 
 
Impact Identified: None  

 
 

4.5 Parks and Recreation 
 

The closest park to the subject property is Spring Forest Road Park, located .8 miles to the 
northeast. The nearest trail access is at the southern end of the Spring Forest Trail, located 
1.6 miles from the property. There are no existing or proposed greenway trails, corridors, or 
easements within or adjacent to this site. 
 
Other nearby park facilities include Green Road Park, a larger park located 1.2 miles 
southwest of the property, and a future park at Kyle Drive. The Kyle Drive property, which is 
owned by the City, is slightly to the east of the intersection of Louisburg Road and N. New 
Hope Road and is located approximately 1 mile southeast of the subject property. 
Additionally, a greenway segment .5 miles east of the property has areas of higher ground 
that also could be developed as a park. 
 
Staff considered the subject property itself with respect to park feasibility. While an additional 
facility would add to the level of service in the area, the property has disadvantages for use 
as a park. These include access considerations and, due to surrounding development, a lack 
of visibility from nearby streets such as Capital Boulevard, N. New Hope Road, and 
Hollenden Drive. 
 
Given the existing and future resources in the area, adding an additional facility at the subject 
property would not add to the equitable distribution of resources in the park system. 
   
Impact Identified: None 

 
 
4.6 Urban Forestry 

Compliance with UDO 9.1 will be required at the time of development plan submittal. 
 
Impact Identified: None. 

 
 

4.7 Designated Historic Resources 
 

Impact Identified: None 
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4.9 Impacts Summary 
The site as it currently exists has an access easement on Green Acres Lane only for a single 
residence. It also does not front on a public street. Any change in use will require a revised 
easement or alternate access, such as from another adjacent property. 

 
 

4.10 Mitigation of Impacts 
Access will need to be obtained from a revised easement or adjacent property. 

 
 

5. Conclusions 
 

The proposal would allow the expansion of an existing business by allowing parking for a vehicle 
sales operation on the subject property. However, the requested zoning of IX-3-CU is not 
consistent with the Future Land Use Map designation for the area or with several themes and 
policies of the Comprehensive Plan, and the proposed use is incompatible with adjacent 
residential use.  



Z-39-2016

12/7/2016

Daily AM PM

15 2 2

Daily AM PM

257 15 30

Daily AM PM

457 31 48

Daily AM PM

200 16 18

6.23.4

A

B

C

D

E

6.23.5

A

B

C

D

E

F

G

H

I

6.23.6

A

B

Planned Development Districts

In response to Raleigh Planning Commission or

Raleigh City Council concerns

Z-39-2016 Existing Land Use

(SF Residential)

Z-39-2016 Current Zoning Entitlements

(MF Residential)

Z-39-2016 Proposed Zoning Maximums

(MF Residential)

Z-39-2016 Trip Volume Change

(Proposed Maximums minus Current Entitlements)

Proposed access is within 1,000 feet of an interchange

Involves an existing or proposed median crossover

Involves an active roadway construction project

Involves a break in controlled access along a corridor

Miscellaneous Applications Meets TIA Conditions? (Y/N)

No

None received by Transportation Planning as of November 18, 2016

Z-39-2016 Traffic Study Worksheet

Trip Generation

Peak Hour Trips ≥ 150 veh/hr

Peak Hour Trips ≥ 100 veh/hr if primary access is on a 2-lane road

More than 100 veh/hr trips in the peak direction

Daily Trips  ≥ 3,000 veh/day

Enrollment increases at public or private schools

Site Context

Affects a location with a high crash history

[Severity Index ≥ 8.4 or a fatal crash within the past three years]

Takes place at a highly congested location

[volume-to-capacity ratio  ≥ 1.0 on both major street approaches]

Creates a fourth leg at an existing signalized intersection

Exacerbates an already difficult situation such as a RR Crossing, Fire Station Access, 

School Access, etc.

Access is to/from a Major Street as defined by the City's Street Plan Map [latest 

edition]
No

No

No

No

No

No, the change in average peak hour trip volume is 18 veh/hr

Meets TIA Conditions? (Y/N)

No

No

No, the change in average daily trip volume is 200 veh/day

No

Not Applicable

Meets TIA Conditions? (Y/N)

Yes, Hollenden at Spring Forest had a Severity Index of 8.5 for the 5-year period 

July 2011 to June 2016. Given the low volume of crashes (16 crashes in a five-

year period) and the low volume of potential trips (200 vehicles per day) if case 

Z-39-2016 is approved, Transportation staff waives the traffic study for this case.

No

No
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