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Request:
3.22 acres from

NB & IND-2 w/SRPOD 

to NX-4-UL-CU



Certified Recommendation 
Raleigh Planning Commission 

CR# 11686 
 
 

Case Information: Z-41-15 – Hillsborough Street 
Location Hillsborough Street, south side, extending south between Rosemary and 

Concord streets to Stanhope Avenue 
Addresses:  3101, 3105 & 3107 Hillsborough Street, 3112 Stanhope 
Street, 5 & 7 Rosemary Street 
PINs: 0794523525, 0794523298, 0794524349, 0794522408, 
0794522403, & 0794522382 

Request Rezone property from Commercial Mixed Use-3 stories and Commercial 
Mixed Use-3 stories-Urban General with Special Residential Parking 
Overlay District (CX-3 & CX-3-UG w/SRPOD) to Neighborhood Mixed 
Use-4 Stories-Urban Limited-Conditional Use w/ Special Residential 
Parking Overlay District (NX-4-UL-CU w/SRPOD) 

Area of Request 3.22 acres 
Property Owner Rose Mary Developments LLC 

3101 Hillsborough Street 
Raleigh, NC 27607-5436 

Applicant Lacy Reaves: 919-821-6704; lreaves@smithlaw.com; 
Blair Sweeney: 704-665-5356; bsweeney@landmark-properties.com 

Citizens Advisory 
Council (CAC)  

Wade: 
Donna Bailey, Chair: donna.bailey.nc@gmail.com  

PC 
Recommendation 

Deadline 

 
April 11, 2016 

 

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  Neighborhood Mixed Use (areas w/n 150’ of Hillsborough St.); 
Office & Residential Mixed Use (rest of site) 

URBAN FORM Center: (None specified.) 
Corridor: Main Street/ Transit Emphasis (Hillsborough Street) 
Within ½ Mile Transit Stop Buffer?  Yes. 

CONSISTENT Policies Policy LU 1.2 - Future Land Use Map and Zoning Consistency 
Policy LU 1.3 - Conditional Use District Consistency 
Policy LU 4.7 - Capitalizing on Transit Access 
Policy LU 6.4 - Bus Stop Dedication 
Policy LU 10.3 - Ancillary Retail Uses 
Policy LU 10.6 - Retail Nodes 
Policy UD 1.10 - Frontage 
Policy UD 2.3 - Activating the Street 

mailto:lreaves@smithlaw.com
mailto:bsweeney@landmark-properties.com
mailto:donna.bailey.nc@gmail.com
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Policy UD 3.11 - Parking Structures 
Policy UD 6.1 - Encouraging Pedestrian Oriented Uses 
Policy UD 7.3 - Design Guidelines 
Policy AP-SV 1 - Hillsborough Street Building Frontages 
Policy AP-SV 4 - Residential Uses 
Policy AP-SV 8 - Stanhope Village Scale Transitions 
Policy AP-SV 13 - Stanhope Village Parking Design 
 

INCONSISTENT Policies Policy UD 5.4 - Neighborhood Character and Identity 
Policy UD 5.5 - Areas of Strong Architectural Character 
Policy HP 3.1 - Adaptive Use 
Policy HP 3.2 - Retention over Replacement 
Policy AP-SV 2 - Concord Street as a Public Space 
Policy AP-SV 3 - Concord Street Land Uses Policy  
Policy AP-SV 5 - Entry Stoops for Stanhope Village Housing 
Policy AP-SV 6 - Stanhope Village Balconies 
Policy AP-SV 7 - Concord Street Flexible Shoulder Zone 
Policy AP-SV 10 - Pedestrian Access Within Stanhope Village 
Policy AP-SV 12 - Stanhope Village On-Street Parking 
 

 

Summary of Proposed Conditions 
1. Parking structure to contain most of required site parking; structure to be screened; no 

vehicular entrances on Hillsborough, Rosemary, or Stanhope (pending City approval). 
2. Certain uses prohibited. 
3. Streetwall to extend along Hillsborough Street. 
4. Articulation of Hillsborough Street façade with balconies and recesses specified. 
5. Transit easement/ shelter offered on Hillsborough Street. 
6. Exterior materials specified. 
7. Historic “tractor” sign to be retained (if permitted); awning design and material options 

specified. 
8. No entrances to site retail sales permitted from Rosemary Street. 
9. Minimum percentage of building to contain residential uses specified; on Rosemary Street: 

non-opening windows proposed, balconies prohibited within specified distance of street 
centerline (but beyond that distance permitted), balcony design specified. 

10. Minimum building setback and stepback on Rosemary Street specified. 
11. Maximum building height at and minimum stepback from the property at Rosemary/ 

Stanhope corner specified. 
12. Pitched roof specified. 
13. Screening of rooftop pool area specified. 
14. Improvements and public access to space on Rosemary Street specified. 
15. No more than 50% of the dwelling units will include 4 or more bedrooms. 
16. Minimum of 5,000 square feet of the building floor area will be used for one or more of the 

following uses: Indoor Recreation, Office, Personal Service, Restaurant/Bar, Retail Sales. 
This space will have direct access to Hillsborough Street or Concord Street not farther than 
75 feet from Hillsborough Street right of way. 

--amended 4/8/16 
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Public Meetings 
Neighbor 
Meeting CAC Planning 

Commission City Council Public Hearing 

 
9/17/15 

 
12/8/15: 

Y- 3; N- 22; 
Returned--1/26/16: 

Y- 10; N- 15 
 

 
1/12/15 (deferred); 
1/26/16 (deferred); 

2/9/16 (recommends 
approval) 

 
2/16/16 
(held); 
3/1/16; 
4/19/16 

 
4/5/16  

(hearing closed; 
deferred action) 

 

 
Attachments 

1. Staff Report 
2. Traffic Study Worksheet 

Planning Commission Recommendation 
Recommendation Approve, but with additional condition to be added before 

scheduling a Public Hearing.  The commission recommends that 
before City Council schedules a public hearing that an additional 
condition be offered by the applicant to include provision of a “pocket 
park” on Rosemary Street, and that public access to that amenity be 
part of the condition.  In order to allow the applicant to submit 
additional conditions, City Council may hold this item or refer it to 
committee for further discussion.   

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

2. The proposed rezoning is reasonable and in the public interest.  
The proposal would permit predominantly-residential, mixed-use 
development in close proximity to the North Carolina State 
University campus, on a designated Main Street/ Transit Emphasis 
Corridor. 

3. The proposal is compatible with the surrounding area.  Conditions 
help mitigate potential impacts on the adjacent neighborhood, and 
promote pedestrian-oriented uses. 

Motion and Vote Motion:  Terando 
Second:  Alcine 
In Favor:  Alcine, Braun, Fluhrer, Lyle, Swink, Terando, Tomasulo and 

Whitsett 
Opposed:   

 
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. 
 
 
_______________________________________ _____________________________    2/9/16 
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 the property to permit taller buildings and more extensive 
residential use of the site than would be possible under the existing zoning, or the zoning which 
will be in effect under the approved UDO remapping.  Currently, the southern two-thirds of the 
site are restricted to non-residential uses under its Industrial-2 zoning; the northern portion, along 
Hillsborough Street, is zoned Neighborhood Business. 
    UDO remapping would result in Commercial Mixed Use-3 stories (CX-3) zoning across the 
entire site, with the addition of Urban General (UD) frontage on the eastern half (i.e., properties 
fronting the Hillsborough Street corridor).  The proposal requests Neighborhood Mixed Use-4 
stories-Urban Limited frontage-Conditional Use across the entire site.  The request would 
eliminate some uses allowed outright or conditionally under the UDO’s CX remapping (e.g., 
fraternity/ sorority, university, hotel, food truck, pawnshop, or self-service storage), and others 
possible under Special Use permit (e.g., adult establishment).  The maximum height permitted on 
site would increase from 3 stories/ 50 feet to 4 stories/ 62 feet. 
     The subject site and neighborhood to the west form the southwest corner of the West Raleigh 
National Register Historic District.  At the northwest corner of the rezoning site stands the former 
North Carolina Equipment Company building, built in 1936, and noted for its rooftop sign 
depicting a tractor.  Most recently, the building has been occupied by a software firm, which after 
building an addition has used most of the rest of the site for surface parking.  Until 2012, the two 
site parcels facing Rosemary contained houses, but are today vacant. 
    The Stanhope neighborhood immediately west consists of one and two-story residential 
structures which mostly date from the early 20th Century.  Zoning there is Residential Business.  
Northwest, at the Hillsborough/ Rosemary intersection, is the three-story, c. 1940 College Crest 
apartment building, zoned Neighborhood Business.  Southwest, at the Rosemary/ Stanhope 
intersection, is a telecommunications tower and single-family residence, both zoned Industrial-2. 
    Parcels to the south and east of the site have undergone significant redevelopment in the past 
5 years, with the 10-story Valentine Commons student housing complex backed up to the NCRR 
tracks, joined by the 5-story Stanhope mixed-use block fronting Hillsborough Street.  Both are 
immediately across Concord Street from the subject site.  South of the site is a 7-level parking 
deck, containing some ground-floor office spaces at street level on the northeast; however, deck 
height steps down to two stories/ three levels toward the Stanhope neighborhood. 
    Site frontage lies at grade at along Hillsborough, Rosemary, and Concord streets, but is lower 
than much of the Stanhope Avenue frontage; site grade behind the neighboring residential parcel 
at the corner of Stanhope and Rosemary is approximately 6 feet below the rear of the house lot. 

Outstanding Issues 

Outstanding 
Issues 

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

2. Potential loss of historic 
resource. 

Suggested 
Mitigation 

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

2. Condition reuse of the 
historic building. 

Zoning Staff Report – Case Z-41-15 
Conditional 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 

Commercial 
Mixed Use-3 
stories & 
Commercial 
Mixed Use-3 
stories-Urban 
General 

Neighborhood 
Mixed Use-3 
stories-Urban 
General; 
Commercial 
Mixed Use-3 
stories-Urban 
General 

Office Mixed 
Use-7 stories-
Conditional 
Use; Planned 
Development 

Neighborhood 
Mixed Use-5 
stories-Urban 
Limited-
Conditional 
Use; Planned 
Development 

Neighborhood 
Mixed Use-3 
stories-Urban 
General; 
Office Mixed 
Use-3 stories; 
Residential-
10 

Additional 
Overlay 

Special 
Residential 
Parking 

Special 
Residential 
Parking 

Special 
Residential 
Parking 

Special 
Residential 
Parking 

Special 
Residential 
Parking 

Future 
Land Use 

Neighborhood 
Mixed Use; 
Office & 
Residential 
Mixed Use 

Neighborhood 
Mixed Use 

Office & 
Residential 
Mixed Use; 
High Density 
Residential 

Neighborhood 
Mixed Use; 
High Density 
Residential 

Office & 
Residential 
Mixed Use 

Current 
Land Use 

Office; Surface 
Parking; Vacant 

Retail Structured 
Parking; 
Offices; 
Student 
Residences 

Mixed Use; 
Student 
Residences 

Single-Unit 
Living; 
Communica-
tions Tower 

Urban 
Form 

Main St./ Transit 
Emphasis 
Corridor; w/n 
Transit Buffer 

Main St./ 
Transit 
Emphasis 
Corridor; w/n 
Transit Buffer 

Within ½ Mile 
Transit Buffer 

Within ½ Mile 
Transit Buffer 

Within ½ Mile 
Transit Buffer 

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

    Residential Density: 2.48 DUs/ acre 
(8 DUs max.) 

157.14 DUs/ acre 
(506 DUs max.) 

          Setbacks (min.): 
Front: 

 
 
 

Side: 
Rear: 

  NB                      IND-2 
          30'                         0' 
 
 
           
           0'                          0' 
           0'                          0' 

Urban Limited frontage: 
50% of building width  

w/n 20' of primary street; min. 
on Rosemary St.: 10’ 

If Mixed Use Building: 
0 or 6' 
0 or 6' 

Retail Intensity Permitted: 82,000 90,000 
Office Intensity Permitted: 255,000 104,000 
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1.3  Estimated Development Intensities 
 

    Existing Zoning  Proposed Zoning* 
Total Acreage 3.22 3.22 
Zoning NB & IND-2 w/ SRPOD NX-4-UL-CU w/ SRPOD 
Max. Gross Building SF 255,000 357,000 
Max. # of Residential Units 8 506 
Max. Gross Office SF 255,000 104,000 
Max. Gross Retail SF 82,000 90,000 
Max. Gross Industrial SF 69,000 -0- 
Potential F.A.R. 1.82 2.55 
*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: 
 
While structures of greater heights than that proposed exist east and south of the site (i.e., 
Stanhope Center), the conditioned transitions to residential properties on Rosemary Street could 
place a continuous 3-story/ 50-foot building wall 10 feet from the street’s east right-of-way, then 
stepping up to 4-stories/ 62-feet 50 feet from the right-of-way.  With the exception of the 3-story 
apartment building at the Hillsborough/ Rosemary corner (which fronts Hillsborough Street), 
nearby dwellings are no more than two stories in height; several directly across Rosemary Street 
are only one story.  Setbacks of those houses are 20 to 30 feet from the right-of-way; the corner 
apartment building is setback more than 65 feet from Rosemary Street.  The right-of-way on 
Rosemary is approximately 40 feet wide.  Case conditions would also allow a 3-story/ 50-foot 
building to be built at the rear lot line of the single-family residential property at the corner of 
Rosemary and Stanhope.  That house is 2 stories tall.  Amended conditions do propose pitched 
roofs on site buildings, but of comparatively shallow minimum slope (2”:12”). 
    The west elevation of the parking deck on the south side of Stanhope Avenue, built as part of 
the Valentine Commons student housing complex, is less than 40 feet tall (including parapet wall) 
and set back some 45 feet from the neighboring house to the west (and positioned behind a 
fence and extensive landscaping).  The building continues at roughly that level some 100 feet 
eastward before rising to its finished height (7 levels). 
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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 is consistent with the Future Land Use Map, which envisions a mix of retail, office 
and residential uses on site, focused on the Hillsborough Street corridor.  It is consistent with the 
Urban Form Map, which designates Hillsborough Street as Main Street/ Transit Emphasis 
Corridor.  While the map does not show the site to be within a designated Center, it does indicate 
it is within a Half-Mile Transit Stop buffer.  The Comprehensive Plan denotes such locations as 
being part of a “Core/ Transit” area (pp. 36-36.1) for purposes of considering appropriate height.  
Sites so designated, when in Neighborhood Mixed Use areas, carry a recommended minimum 
building height of 2 stories and maximum of 5 stories; in Office & Residential Mixed Use areas, 
the minimum noted is 2 stories and the maximum is 7 stories. 
    However, while consistent with some Comprehensive Plan policies, the proposal potentially 
conflicts with others, including design and transition provisions included in the Stanhope Village 
Area Plan. 
    Existing community facilities and streets appear sufficient to accommodate redevelopment 
possible under the proposed rezoning. 
 
 
 
2.2  Future Land Use 
 
Future Land Use designations:  Neighborhood Mixed Use (w/n 150’ of Hillsborough St.);  
 Office & Residential Mixed Use (rest of site area) 
 
The rezoning request is: 
 

 Consistent with the Future Land Use Map. 
 

 Inconsistent 
     Analysis of Inconsistency: 
 
(N/ A) 
 
 
2.3  Urban Form  
 
Urban Form designations:  Center: (None specified) 
 Corridor: Main Street/ Transit Emphasis (Hillsborough Street) 
 Within Half-Mile Transit Stop Buffer 
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 Not applicable (no Urban Form designation) 

 
The rezoning request is:  
 

 Consistent with the Urban Form Map. 
 

 Inconsistent 
     Analysis of Inconsistency: 
 
(N/ A) 
 
 
2.4  Policy Guidance 
 
The rezoning request is inconsistent with the following policies: 
 
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. 
 
Policy UD 5.5 - Areas of Strong Architectural Character 
Preserve the architectural continuity and design integrity of historic districts and other areas of 
strong architectural character.  New development within such areas does not need to replicate 
prevailing architectural styles exactly but should be complementary in form, height, and bulk. 
 
The Stanhope neighborhood represents are area of identifiable character, as denoted by its 
inclusion in the West Raleigh National Register Historic District.  As noted in the Compatibility 
analysis above, the setback and stepbacks conditioned on the east side of Rosemary Street 
could result height and bulk contrasting with existing single-family residential construction; and 
have less than one-third the setback from Rosemary of the 3-story apartment building which 
faces Hillsborough Street.  The height of the west façade of the parking deck recently-constructed 
on Stanhope Avenue is less than 40 feet tall facing the neighborhood, and remains approximately 
at that level 100 feet eastward. 
 
 
Policy HP 3.1 - Adaptive Use 
Encourage adaptive use of historic properties to preserve cultural resources and conserve natural 
resources. 
 
Policy HP 3.2 - Retention Over Replacement 
Encourage the preservation and rehabilitation of significant or contributing existing structures, 
favoring retention over replacement, especially in areas where other historic resources are 
present. 
 
The neighborhood and subject site form the southwest corner of the West Raleigh National 
Register Historic District.  The former North Carolina Equipment Company building is listed as a 
"Contributing" structure in defining historic district character.  The proposed zoning does not 
address retention or adaptive use of the building. 
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2.5  Area Plan Policy Guidance 
 
The rezoning request is inconsistent with the following Area Plan policies: 
 
Policy AP-SV 2—Concord Street as a Public Space 
Concord Street should serve as the primary public space and entry feature for the area.  This 
street should include on-street parking and areas for public seating and temporary events, such 
as markets or festivals.  
 
Policy AP-SV 3—Concord Street Land Uses 
Concord Street should be an active pedestrian-oriented street with diverse retail, restaurant, and 
entertainment uses on the ground floor and with mostly residential and some office uses above. 
 
Policy AP-SV 7—Concord Street Flexible Shoulder Zone 
A multi-use zone should be provided on Concord Street between the travel lanes and the 
sidewalk.  This land should serve as convenience diagonal parking that can be incrementally 
converted into outdoor seating and dining or other periodic uses such as a street fair or a 
Saturday morning market. 
 
The policies above envision Concord Street as the focal point of public space and on-site activity, 
with specific site features identified to emphasize and enhance that focus.  The rezoning request 
does not address these policies, and is conditioned such that sole access to site structured 
parking could be off Concord. 
 
 
Policy AP-SV 5—Entry Stoops for Stanhope Village Housing 
Ground level residential uses in Stanhope Village should provide entry stoops and landscaped 
stoop yards fronting the street. 
 
Policy AP-SV 6—Stanhope Village Balconies 
Upper floor residential units should have balconies. 
 
The above polices note specific building features designed to transition between site public space 
and residential components.  The rezoning request does not address Policy AP-SV5, which could 
provide added means for transitioning to the neighborhood.  While Condition 4 provides for 
balconies facing Hillsborough Street, the proposal does not address construction of balconies on 
Concord Street and Stanhope Avenue.  Condition 9 prohibits balconies within 55 feet of the 
centerline of Rosemary Street, although it allows “Juliet” style balconies beyond that distance. 
 
 
Policy AP-SV10 - Pedestrian Access Within Stanhope Village 
Pedestrian and bicycle access to and within Stanhope Village is crucial and should be a central 
focus of the circulation system.  New and existing streets should have narrow travel lanes, very 
low vehicular speeds, and clear preference given to pedestrians at pedestrian/ auto crossings. 
 
Policy AP-SV12 - Stanhope Village On-Street Parking 
Maximize the utilization of curb space for on-street parking in the Stanhope Village Area. 
 
The proposal does not address these policies. 
 
 
 



  
 

Staff Report 
Z-41-15 - Hillsborough Street 

13 

3. Public Benefit and Reasonableness Analysis 
 
 
3.1 Public Benefits of the Proposed Rezoning 
 
• Provision of compact, walkable residential development in close proximity to NSCU campus, 

and future rail access. 
• Potential for new ground floor commercial development along Hillsborough Street. 
 
 
3.2 Detriments of the Proposed Rezoning 
 
• Potential loss of historic resource (former NC Equipment Company building). 
• Potential for introduction of building scale and massing conflicting with the character with the 

adjoining neighborhood. 
• Potential inconsistency with provisions of the Stanhope Village Area Plan (e.g., uncertainty as 

to provision of on-site pedestrian-oriented amenities, beyond Hillsborough Street). 
 
 
 
4. Impact Analysis 

 
 

4.1 Transportation 
The site is located on the south side of Hillsborough Street between Concord Street and 
Rosemary Street.  This segment of Hillsborough Street currently has a three-lane cross 
section with curbs and sidewalks on both sides.  Hillsborough Street is classified as a mixed-
use street in the UDO Street Plan Map (Avenue, 3-Lane, Parallel Parking).  Hillsborough 
Street is a transit-emphasis corridor. 
    The Hillsborough Street Revitalization Project, Phase II, has proposed raised medians, 
bike lanes and a roundabout at Rosemary/Shepherd Streets.  A construction contract is due 
to be awarded in winter 2016; project completion is scheduled for summer 2017. 
    Offers of cross access to adjacent parcels shall be made in accordance with the Raleigh 
UDO.  This site lies within a 1/2 mile buffer for a future fixed-guideway transit station on Dan 
Allen Drive.  Site access will be addressed upon submittal of construction drawings.  The 
block perimeter bounded by the rights-of-way for Hillsborough Street, Concord Street, 
Stanhope Avenue and Rosemary Street is approximately 1,700 feet.  In accordance with 
UDO section 8.3.2, the maximum block perimeter for OX-3 zoning is 2,500 feet. 
    The predicted increase in PM peak hour trip volume is 43 veh/hr; the predicted increase in 
daily trips is 1,868 vehicles per day.  A traffic impact analysis report is not required for Z-41-
2015. 
 
Impact Identified:  None. 
 
 

4.2 Transit 
Hillsborough Street is designated a Transit Emphasis Corridor, and this section is currently 
served by GoRaleigh and GoTriangle.  Current stops are located at Hillsborough/ Shepherd 
outbound and Hillsborough/ Rosemary inbound.  There is an inbound shelter at Stanhope 
apartments, approximately 1/10 mile away. 
 
Impact Identified:  None.  Increased density will increase demand for transit.  However, it is 
not expected to exceed the capacity of the current system. The offer of a transit easement 
and shelter will mitigate this impact.  
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4.3 Hydrology 
Floodplain No FEMA Floodplain present. 

Drainage Basin Rocky 
Stormwater Management Subject to Part 10, Chapter 9 

Overlay District None. 
 
FEMA floodplain, alluvial soils, and Neuse Riparian Buffers are not present on site.  Existing 
stormwater infrastructure present may be within recorded Private Drainage Easements.  An 
exemption to Article 9.2 of the UDO may be claimed if the proposed development reduces 
impervious area. 
 
Impact Identified:  None. 
 
 

4.4 Public Utilities 
 Maximum Demand (current) Maximum Demand (proposed) 
Water 13,053 gpd 405,625 gpd 

Waste Water 13,053 gpd 405,625 gpd 
 
The proposed rezoning would add approximately 405,611 gpd to the wastewater collection 
and water distribution systems of the City.  There are existing sanitary sewer and water 
mains adjacent to the properties. 
 
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 
No proposed or existing greenway corridor, trail or connector is located within or adjacent to 
the site.  The nearest trail access is Rocky Branch Trail, 0.4 miles away. 
    Recreation services are provided by Pullen Park, 0.8 miles away.  The Pullen Arts Center 
Improvement Project is underway and will be completed in 2018. 
 
Impact Identified:  None. 
 
 

4.6 Urban Forestry 
The site is made up of several parcels of less than 2 acres.  UDO 9.1 Tree Conservation is 
required for site plans and subdivisions 2 acres and larger where trees are located in the 65-
foot buffers and 50-foot thoroughfare buffer. 
 
Impact Identified:  None. 
 
 

4.7 Designated Historic Resources 
All properties at the subject site are within the West Raleigh National Register Historic 
District.  The former North Carolina Equipment Company building (built 1936) is identified as 
a “Contributing” historic resource to the district.  The site is within 1,000 feet of two Raleigh 
Historic Landmarks: the Wilmont Apartments (1926) and Raleigh Nehi Bottling Company 
Building (1937). 
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Impact Identified:  Potential loss of historic resource.  Conditions related to reuse of the 
building are encouraged. 
 
 

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. 
− Potential loss of historic resource (former NC Equipment Company building). 
 
 

4.10 Mitigation of Impacts 
− Address sewer and fire flow capacities at the site plan stage. 
− Condition reuse of the historic building. 
 
 
 

5. Conclusions 
 

The proposal is consistent with Future Land Use Map and Urban Form Map provisions for the 
site.  However, it leaves unaddressed several policies of the Comprehensive Plan, particularly in 
regard to historic resources and provisions of the Stanhope Village Area Plan.  Building 
placement and massing on Rosemary Street could contrast with the low-scale Stanhope 
neighborhood, adversely affecting built character. 











Planning & 
Development 

Development Services 
Customer Service Center 

One Exchange Plaza 
1 Exchange Plaza, Suite 400 

Raleigh, North Carolina 27601 
Phone 919-996-2495 

Fax 919-516-2685 

Rezoning Application Addendum 

Comprehensive Plan Analysis 

The applicant is asked to analyze the impact of the rezoning request. State Statutes require that the 
rezoning either be consistent with the adopted Comprehensive Plan, or that the request be reasonable 
and in the public interest. 

STATEMENT OF CONSISTENCY 

Transaction Number 

LiY <-:. \ -s-~ 
Zoning case Number 

Z-Lfl- IS 

Provide brief statements regarding whether the rezoning request is consistent with the future land use designation, the urban fonn map and 
any applicable policies contained within the 2030 Comprehensive Plan. 

1. The Property is designated Neighborhood Mixed Use and Office & Residential Mixed Use on the Future Land Use Map. This designation is 
consistent with the proposed rezoning to NX-5 CUD with an Urban Limited Frontage. Both the FLUM designation and the proposed zoning 
district envision a mix of neighborhood oriented commercial and urban scale residential uses. 

2.. With respect to the Growth Framework Map of the Comprehensive Plan, the Property is located on Hillsborough Street. which the Map 
designates as a Multi-Modal Corridor, a roadway described as similar to an urban corridor with "denser residential and commercial 
development." · 

3. The Property is also very close to a Future Rail Station and is within or at the fringe of an area designated for Transit Oriented Development in 
the Growth Frameworl< Map. At page 47, the Comprehensive Plan describes such areas as appropriate for •a moderate - to high - density mix 
of uses - such as residences, retail shops, office, and civic and entertainment uses .... • 

4. With regard to the Urban Fonn Map, the Property is within a Transit Stop Half-Mile Buffer Area and Hillsborough Street is designated for Future 
Fixed-Guideway Transit. 

5. This rezoning request is consistent with the following policies contained in the Comprehensive Plan: Table LU-2 Recommended Height 
Designations, Policy LU 1.2 Future Land Use Map and Zoning Consistency, Policy LU 1.3 Conditional Use Distrid Consistency, Policy LU 2.2 
Compact Development. Poftcy LU 4.7 Capitalizing on Transit Access, PoHcy LU 4.9 Corridor Development, Poficy LU 6.4 Bus Stop Dedication, 
Policy LU 10.3 Ancillary Retai Uses, Policy LU 10.6 Retail Nodes, Policy T 6.1 Surface Parking Alternatives, Policy UD 4.5 Improving the Street 
Environment. Policy UD 5.1 Contextual Design, Policy UD 6.1 Encouraging Pedestrian Oriented Uses; Policy UD 7.3 Design Guidelines, Policy 
AP-SV 1 HiAsborough Street Building Frontages, Policy AP-SV 13 Stanhope Village Parking Design, Policy AP-SV 4 Residential Uses, and 
Policy AP-SI/ 6 Stanhope ViOage Balconies. 

1. This rezoning request provides compact, walkable residential development in dose proximity to the NCSU campus and future rail access. 

2. This proposal creates an opportunity for additional streetfront retail and greater residential density for Halsborough Street This would result in 
greater pedestrian activity along the street corridor. 
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Planning & · 
Development 

Development Services 
Customer Service Center 

One Exchange Plaza 
1 Exchange Plaza, Suite 400 

Raleigh, North Carolina 27601 
Phone 919-996-2495 

Fax 919-516-2685 

URBAN DESIGN GUIDELINES 

If the property to be rezoned is shown as a "mixed use center" or located along a Main Street or Transit Emphasis Corridor as shown on the 
Urban Fonn Map In the Comprehensive Plan, the applicant must respond to the Urban Design Guidelines contained In the 2030 
Comprehensive Plan. 

1. All Mixed-Use developments should generally provide retail (such as eating establishments, food stores, and banks}, and other such uses as 
office and residential w1lhin walking distance of each other. Mixed uses should be arranged in a compact and pedestnan friendly form. 
Applicant's Response: The proposed rezoning pennits a mix of residential, office, and commercial uses consistent with this guideline. The 
Urban Limited frontage type along Hillsborough Street will encourage pedestrian activity. A proposed zoning condition assures a substantial 
residential component for development upon the Property. 

2. Wdhin all Mixed-Use Areas bu11dings that are adjacent to lower density neighborhoods should transition (height, design, distance and/or 
landscaping) to the lower heights or be comparable in height and massing. 
Applicant's Response: A zoning condition requires a bu~ding setback of at least 15 feet along Rosemary Street and a step back at the 
juncture of the 3rd and 4th stories on that fayade of the buUding. 

3. A mixed use area's road networl< should connect directly into the neighbortJood road networlc of the surrounding community, providing multiple 
paths for movement to and through the mixed use area. In this way, trips made from the surrounding residential neighborflood(s) to the mixed 
use area should be possible without requiring travel along a major thoroughfare or arterial. 
Applicant's Response: The Property is adequately connected into the neighborhood road network and no new roads are proposed. 

4. Streets should interconnect within a development and with adjoining development. Cul-de-sacs or dead-end streets are generally discouraged 
except where topographic concittions and/or exterior tot line configurations offer no practical alternatives for connection or through traffic. Street 
stubs should be provided with development adjacent to open land to provide for future connections. Streets should be planned with due regard 
to the designated corridors shown on the Thoroughfare Plan. 
Applicant's Response: Interconnectivity currently exists. 

5. New development should be comprised of blocks of public and/or private streets (including sidewalks}. Block faces should have a length 
generally not exceeding 660 feet Where commercial driveways are used to create block structure, they should include the same pedestrian 
amenities as public or private streets. 
Applicant's Response: Existing block spaces meet the requirements of this guideline. 

6. A primary task of all urlJan architecture and landscape design is the physical definition of streets and public spaces as places of shared use. 
Streets should be fined by buildings rather than parking lots and should provide interest especially for pedestrians. Garage entrances and/or 
loading areas should be located at the side or rear of a property. 
Applicant's Response: Zoning conditions proposed in this case ensure that there will be no off-street parking upon the Property along existing 
streets and that entrances to the parking structure will be located at the side or rear of the development 

7. Buildings should be located close to the pedestrian-oriented street (within 25 feet of the curb}, with off-street parlcing behind and/or beside the 
buildings. When a development plan is located along a high volume com<Jor without on-street patking, one bay of parl<ing separating the 
building frontage along the corridor is a preferred option. 
Applicant's Response: The Urban Limited frontage requires a street build-to of no more than 20 feet and prohibits on-site parking between 
the building and the street 

8. If the site is located at a street intersection, the main building or main part of the building should be placed at the comer. Parl<ing, loading or 
service should not be located at an intersection. 
Applicant's Response: A zoning condition in this case requires a building side along the entire right-of-way of Hillsborough Street 

9. To ensure that urban open space is weft-used, it is essential to locate and design it carefully. The space should be located where it is visible 
and easily accessible from public areas (building entrances, sidewalks). Take views and sun exposure into account as well. 
Applicant's Response: Section 1.5.3.B of the UDO requires that outdoor amenity areas in a Mixed-Use District be contiguous to a public 
sidewalk and visually pe1meable from the public right-of-way. 

10. New urban spaces should contain direct access from the adjacent streets. They should be open along the adjacent sidewalks and allow for 
multiple points of entry. They should also be visually parmeabfe from the sidewalk, aDowing pessersby to see directly into the space. 

Applicant's Response: The provisions of the UDO applicable to the Urban Linited frontage will require street-facing entrances a minimum of 
75 feet apart. UDO provisions similarly require transparency. 
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11. The perimeter of urban open spaces should consist of aclive uses that provide pedestrian traffic for the space including retail, cafes, ano 
restaurants and higher-density residential. 
Applicant's Response: The zoning district proposed in this case, together with the proposed frontage, would facilitate the pedestrian-o 
uses referenced in this guideline. 

12. A properly defined urban open space is visually enclosed by the fronting of bu11dings to create an outdoor "room• that is comfottab/e to u 
Applicant's Response: Outdoor amenity areas required by the UDO will have proximity to the public right-of-way. 

13. New public spaces should provide seating opportunities. 
Applicant's Response: The UDO standards for outdoor amenity areas require seating opportunities. consistent with this guidefine. 

14. Parlcing lots should not dominate the frontage of pedestrian-oriented streets. interrupt pedestrian routes, or negatively impact surroundin, 
developments. 
Applicant's Response: Substantially an of the off-street parking for this development will be within an enclosed parking structure. Off-! 
parking upon the Property is prohibited along Hmsborough Street 

15. Parlcing lots should be located behind or in the interiOr of a block whenever fJOSS/ble. Parlcing lots should not occupy more than 113 of thE 
frontage of the adjacent building or not more than 64 feet, whichever is less. 
Applicant's Response: A zoning condition praposed in this case requires that substantially all off-street parking will be within an enclm 
parking structure. 

16. Parlcing structures are clearly an impottant and necessaty element of the overall urban infrastructure but, given their utt1itanan elements, 
give serious negative visual effects. New structures should merit the same level of materials and finishes as that a principal building wou 
in the use of basic design elements cane make a significant improvement. 
Applicanrs Response: The parking structure in this development will be screened on three sides by heated buDding space. 

17. Higher building densities and more intensive land uses should be within walking distance of transit stops, pe1111itting public transit to becc. 
viable alternative to the automobile. 
Applicanrs Response: Hillsborough Street is designated a Transit Emphasis Corridor in the Urban Form Map of the Comprehensive P 

18. Convenient comfottable pedestrian access belWeen the transit stop and the bw1ding entrance should be planned as patt of the overall 
pedestrian network. 
Applicanrs Response: Public sidewalks will provide convenient and comfortable pedestrian access between buHding entrances upon 1 
Property and nearby transit stops. 

19. All development should respect natural resources as an essential component of the human environment. The most sensitive landscape 1 
both environmentally and visually, are steep slopes greater than 15 percent, watercourses, and floodplains. Any development in these a1 
should minimize intervention and maintain the natural condition except under extreme circumstances. Where practical, these features sh 
conserved as open space amenities and incorporated in the overall site design. 
Applicanfs Response: There are no steep slopes, watercourses, or flood plains upon the Property. 

20. It is the intent of these guidelines to build streets that are integral components of community design. Public and private streets, as well a: 
commeroial driveways that seTVe as primal}' pedestrian pathways to building entrances, should be designed as the main public spaces o 
Qly and should be scaled for pedestrians. 
Aonlicant's Response: There wdl be no new streets constructed as part of this development 

21. Sidewalks should be 5-8 feet wide in residential areas and located on both sides of the street. Sidewalks in commercial areas and Pedef 
Business Overlays should be a minimum of 14-18 feet wide to accommodate sidewalk uses such as vendors, merchandising and outcloc 
seating. 
Applicanfs Response: Sidewalk width will be determined at the time of site plan approval. 

22. Streets should be designed with street trees planted in a manner appropriate to their function. Commercial streets should have trees whi 
complement the face of the buildings and which shade the sidewalk. Residential streets should provide for an appropriate canopy, which 
shadows both the street and sidewalk, and serves as a visual buffer between the street and the home. The typical width of the street lam 
strip is 6-8 feet. This width ensures healthy street trees, precludes tree roots from breaking the sidewalk, and provides adequate pedestr. 
buffering. Street trees should be at least 6 114• caliper and should be consistent with the City's landscaping, lighting and street sight distE 
requirements. 
Applicanrs Response: Street trees will be provided in accordance with applicable provisions of the UDO. 

23. Buildings should define the streets spatially. Proper spatial definition should be achieved with buildings or other architectural elements 
(including cettain tree plantings) that make up the street edges aligned in a disciplined manner wi1h an appropriate ratio of height to widtl 
Applicant's Response: Applicable provisions of the UDO ensure that proper spatial definition will be achieved in this development. 

24. The primaty entrance should be both architecturally and functionally on the front facade of any building facing the primal}' public street. ~ 
entrances shall be designed to convey their prominence on the fronting facade. 
Applicanfs Response: The Urban Limited frontage requires a primary street-facing entrance as well as street-facing entrances at inter 
no more than seventy-five (75) feet. 

25. The ground level of the building should offer pedestrian interest along sidewalks. This includes windows entrances, and arehitecturat def, 
Signage, awnings, and ornamentation are encouraged. 
Applicant's Response: Applicable provisions of the UDO require multiple pedestrian entrances, as well as transparency. 

26. The sidewalks should be the principal place of pedestrian movement and casual social interaction. Designs and uses should be comp/en 
to that function. 
Appllcanfs Response: This rezoning proposal, as well as applicable provisions of the UDO, ensure that the public sidewalk along 
Hillsborough Street will be a principal place of pedestrian movement and social interaction. 
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Exhibit A 

PIN and PROPERTY OWNER AND OWNER'S ADDRESS DEED REFERENCE 
ADDRESS 

0794523525 
Rose Mary Developments LLC 

3107 Hillsborough St. 
3101 Hillsborough Street Deed Book 12576, Page 853 
Raleigh, NC 27607-5436 

0794523298 
Rose Mary Developments LLC 

3105 Hillsborough St. 
3101 Hillsborough Street Deed Book 12576, Page 853 
Raleigh, NC 27607-5436 

0794524349 
Rose Mary Developments LLC 

3101 Hillsborough St. 
3101 Hillsborough Street Deed Book 12576, Page 853 
Raleigh, NC 27607-5436 

0794522408 
Rose Mary Developments LLC 

Deed Book 13431, Page 
3101 Hillsborough Street 

5 Rosemary St. 
Raleigh, NC 27607-5436 

1536 

0794522403 
Rose Mary Developments LLC 

Deed Book 13431, Page 
3101 Hills borough Street 

7 Rosemary St. 
Raleigh, NC 27607-5436 

1536 

0794522382 
Rose Mary Developments LLC 

Deed Book 13431, Page 
3112 Stanhope Ave. 

3101 Hills borough Street 
1536 

Raleigh, NC 27607-5436 

# 4957349 _l .Docx 







Exhibit B 

SMITH, ANDERSON; BLOUN'.l) 

Do.RSET'J, MITCHELL & JERNIGAN; L,L.P. 

OFFICES 
Wellg Forgo Capitol Center 

150 Fayetteville Street, S\ti.te 2300 
RnleJgh, North Carolina 27601 

LACY H, REA YES 
DIRECT DIAL: (919) 821,6704 
E.Maih lteavcs@sn1lthlaw,com 

Dear Neighboring Property Owners: 

LAWYBHS 

September 3, 2015 

MAILING ADDRESS 
P.O. Box 2611 

Raleigh, North Carolina 
27602,2611 

TELEPHONE: (919) 821-1220 
FACSIMILE, (919) 821,6800 

We would like to invite you to attend a neighborhood meeting at 6:00 pm on Thursday, 
September 17, concerning the proposed rezoning and redevelopment of the property that 
formerly comprised the facility of the North Carolina Equipment Company in the 3100 block of 
Hillsborough Street. The rezoning and redevelopment may also include the parcel at 3109 
Hillsborough Street. A map showing these areas is enclosed, with the parcels proposed for 
rezoning marked in yellow. As noted, it is not certain at this time that the parcel at 3109 
Hillsborough Street will be included in the rezoning. 

The meeting will be held at the office of The Preiss Company at 1700 Hillsborough 
Street. 

Landmark Properties, Inc. ("Landmark") proposes to redevelop this property for a five
story mixed use, primarily residential development with structured, on-site parking. The 
rezoning case will propose a zoning of Neighborhood Mixed Use (NX) -5 Conditional Use 
District for the property. 

Please call me ifthere are questions. 

LHR: kjr 
Enclosure 

I/ 4926391_1.Docx 

Very trnly yours, 

U.,il~~.,. 
Lacy H. Reaves 
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,are provfded far tho dalo therein. its usa,or 1/s ln/erpreta//on, 



Owner 
3126 HlLLSBOROUGH ASSOCIATES 
BIRMINGHAM, WlLLIAM C III 
BIRMINGHAM, WJLLIAM CLAY III 
BOOTH, LARRY D BOOTH, VICKI A 
BUTLER, RILEY ALBERT JR 
CAPETANOS HOLDINGS LLC 
COMPLETE COMPUTER STORE OF RALEIGH INC THE 

FLAGSHIP CO LLC THE 

GTP TOWERS LLC 
HENNESSY, THOMAS HENNESSY, MARY 

JONES, EVERETTE H TRUSTEE 
LAWRENCE, ANDREW OLIVE LAWRENCE, LUANNE 

MANZONL ANNA 
MARANGOS, LA WREN CE JOHNS 
PROVIDENT GROUP STANHOPE PROPERTIES LLC 

READER CORNER INC THE 
READERS CORNER INC THE 
RIVERS, D WAYNE RIVERS, ELIZABETH CAMPBELL 

ROSE MARY DEVELOPMENTS LLC 
SARANTOS, JAMES N TRUSTEE SARANTOS, DIANA 
ELLIASON TRUSTEE 

SEALEY, ROBERT I SEALEY, ANN S 
SEYMORE, MARGARETE 
STANHOPE 2013 LLC 

STANHOPE CENTER POA INC 
THE READERS CORNER INC 
WELLS, BILLY H FLEWIN, CLAIRE M 
WILLIAMS, RUTH L HEIRS 

WILMONT APARTMENTSLLC 

Exhibit A 

Mailing Address 1 
5849LEASELN 
6 ROSEMARY ST 
6 ROSEMARY ST 
POBOX66 
101 W AYCOCK ST 

3608 PINNACLE DR 
3016 HlLLSBOROUGH ST 

5849 LEASE LN 
PO BOX 811510 
3117 STANHOPE A VE 

4009 PEPPERTON DR 
514 N BLOODWORTH ST 
2 ROSEMARY ST 
15 ROSEMARY ST 
5565 BANKERS A VE 
3201 HlLLSBOROUGH ST 
3201 HlLLSBOROUGH ST 
707 LAKESTONE DR 
3101 HILLSBOROUGH ST 
1905 BRASSFIELD RD 

1204 GRANADA DR 

Mailing Address 2 
RALEIGH NC 27617-4844 
RALEIGH NC 27607-5418 
RALEIGH NC 27607-5418 
HIGHF ALLS NC 27259-0066 

RALEIGHNC27608-2503 
CARY NC 27518-8922 
RALEIGH NC 27607-5446 

RALEIGH NC 27617-4844 
BOCA RATON FL33481-1510 
RALEIGH NC 27607-5423 

RALEIGH NC 27606-1731 
RALEIGH NC 27604-1226 
RALEIGH NC 27607-5418 
RALEIGH NC 27607-5417 
BATON ROUGE LA 70808-2608 
RALEIGH NC 27607-5438 
RALEIGH NC 27607-5438 
RALEIGH NC 27609-6341 
RALEIGH NC 27607-5436 
RALEIGH NC 27614-9451 

RALEIGH NC 27612-5108 
3125 STANHOPE A VE RALEIGH NC 27607-5423 
4321 LASSITERATNORTHHlLLS RALEIGHNC27609-5780 
AVE, STE250 

431 OFFICE PARK DR 
3201 HlLLSBOROUGH ST 
3902 GLENFELIZ BL VD 
WlLLIAMS PROPERTY GROUP, 
8300HEALTHPARK STE217 

1204 VILLAGE MARKET PL STE 
234 

MOUNTAIN BRK AL 35223-241 l 
RALEIGH NC 27607-5438 
LOS ANGELES CA 90039-1459 
RALEIGH NC 27615-4731 

MORRISVILLE NC 27560-7508 



PROPOSED REZONING 

3.22 Acres - South Side of Hillsborough Street Between 
Concord and Rosemary Streets 

REPORT OF SEPTEMBER 17, 2015 NEIGHBORHOOD MEETING 

In accordance with Section 10.2.4 of the Unified Development Ordinance, a 
neighborhood meeting was held with respect to this proposed rezoning case at 6:00 p.m. on 
Thursday, September 17, 2015 at the office of The Preiss Company at 1700 Hillsborough Street 
in Raleigh. Attached as Exhibit A is a list of those persons and organizations contacted about the 
meeting. Those persons and organizations were mailed a letter of invitation concerning the 
meeting, a copy of which is attached as Exhibit B. The letters were mailed on or about 
September 4, 2015 via first class U.S. Mail. 

Attached as Exhibit C is a roster of the persons in attendance at the meeting. The issues 
discussed at the meeting included the interface of building height on the rezoned property with 
parcels on Stanhope Avenue and Rosemary Street, the concern of Rosemary Street property 
owners with respect to balconies that might face their property, the need for an additional drive 
lane on Rosemary Street, limiting back-up alarms during construction to OSHA standards, 
limiting construction traffic on Rosemary Street, and the utilization of quality building materials 
on all building facades. There have been no changes to the rezoning petition subsequent to the 
neighborhood meeting. 

Respectfully submitted this~..,( day of A/,;,t-,n~r , 2015. 

# 4957983_1.Doc 

Lacy H. Rlaves 
Attorney for Petitioner 
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