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RALEIGH PLANNING COMMISSION
CERTIFIED RECOMMENDATION
CR#

CASE INFORMATION: Z-42-19 NORCREST ST
Location

Norcrest St, at its north end, approximately 500 feet north of W.
Millbrook Rd
Address: 5709, 5712, & 5716 Norcrest St
PINs: 0796777769, 0796778645, & 0796777619

Current Zoning
Requested Zoning
Area of Request
Corporate Limits
Property Owner
Applicant
Citizens Advisory
Council (CAC)
PC Recommendation
Deadline

iMaps, Google Maps, Directions from City Hall
R-6 & CM
R-6 & CM
2.31 acres
The site is within Raleigh’s corporate limits.
Ashton Raleigh Residential LLC
5711 Six Forks Rd, Suite 300
Raleigh, NC 27609
Jim Joyce, K&L Gates LLP
4350 Lassiter at North Hills Ave, Suite 300
Raleigh, NC 27609
North CAC
Michael O’Sullivan, Chair
michaeljos2012@gmail.com
March 9, 2020

SUMMARY OF PROPOSED CONDITIONS
1. None.

COMPREHENSIVE PLAN GUIDANCE
Future Land Use

Low Density Residential (LDR) and Public Parks & Open Space
(PPOS)

Urban Form

None

Consistent Policies

Inconsistent Policies

Policy LU 1.2—Future Land Use Map and Zoning Consistency
Policy LU 8.10—Infill Development
Policy LU 8.11—Development of Vacant Sites
Policy EP 5.3—Canopy Restoration
Policy H 1.8—Zoning for Housing
None

FUTURE LAND USE MAP CONSISTENCY
The rezoning case is

Consistent

Inconsistent with the Future Land Use Map.

COMPREHENSIVE PLAN CONSISTENCY
The rezoning case is

Consistent

Inconsistent with the 2030 Comprehensive Plan.

PUBLIC MEETINGS
Neighborhood
Meeting
10/1/2019
(3 attendees)

CAC

Planning
Commission

11/19/2019

12/10/2019

City Council

PLANNING COMMISSION RECOMMENDATION
The rezoning case is Consistent/Inconsistent with the Future Land Use Map and
Consistent/Inconsistent with the relevant policies in the Comprehensive Plan, furthermore
Approval/Denial is reasonable and in the public interest because:
Reasonableness and
Public Interest
Change(s) in
Circumstances
Amendments to the
Comprehensive Plan

If approved, the Future Land Use Map will be amended as to
the subject parcel(s) only from [
] to [
].
If approved, the Urban Form Map will be amended as to the
subject parcel(s) only from [
] to[
].
If approved, the Comprehensive Plan policies will be amended
as to the subject parcel(s) only and, in addition, only if the
property is developed in accordance with the approved
ordinance.

Recommendation
Motion and Vote
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Reason for Opposed
Vote(s)

ATTACHMENTS

1. Staff report
2. Rezoning Application
3. Original conditions

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 and Comprehensive Plan Amendment Analysis.
_____________________________
Planning Director
Date
Staff Coordinator:
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____________________________________
Planning Commission Chair Date

John Anagnost: (919) 996-2638; John.Anagnost@raleighnc.gov
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ZONING STAFF REPORT – CASE Z-42-19
General Use District

OVERVIEW
The rezoning site is 2.31 acres of undeveloped and partially wooded land located at the
north end of Norcrest Street, which is a cul-de-sac street extending north from W. Millbrook
Road just east of Lead Mine Road. The area of the request is three parcels of which two are
home lots and one is an open space lot. The open space lot is almost completely forested
while the two home lots are cleared of trees and graded. The northern portion of the site
contains a City of Raleigh sanitary sewer easement and a tributary of Mine Creek which
flows from west to east. Aside from the graded lots, the site slopes somewhat steeply
downward toward the north with slopes ranging from about 6% to 12%.
Norcrest Street contains 11 home sites in addition to those within the zoning request. The
street is the subject of approved subdivision S-5-2015. Overall density of the subdivision is
1.3 units per acre. Tree conservation area totaling 1.97 acres, or 19.46% of the site area,
was recorded as part of S-5-2015. As of November 2019, all of the homes lots other than
those in the rezoning site had homes under construction or completed.
The area surrounding the rezoning site is mostly residential with a mix of housing types.
Large-lot residential developments are present to the immediate north, west, and southwest.
A civic club lies on the south side of W. Millbrook Road opposite Norcrest Street. Smaller lot
subdivisions, townhouses, and apartments are present in the vicinity. Shelley Lake Park and
the Sertoma Arts Center are 900 feet to the east. Three thousand feet west of the site on W.
Millbrook Road, there is a commercial center at its intersection with Creedmoor Road.
The Future Land Use Map designates the rezoning site and all property within one-half mile
as either Low Density residential or Public Parks & Open Space. Mixed use designations are
present along Creedmoor Road. There are no Urban Form designations in the vicinity of the
site. The area around the proposal is primarily zoned Residential-4 (R-4). Residential-6 (R-6)
is mapped on the east side of the intersection of W. Millbrook Rd and Lead Mine Rd,
including all of Norcrest Street. Conservation Management (CM) zoning covers an
approximately 100-foot buffer on the south side of the Mine Creek tributary that passes along
the northern boundary of the rezoning site. The CM zoning follows the tributary to the
western boundary of the Shelley Lake Park property.
The rezoning request is to increase the area of Conservation Management zoning within the
site and alter its boundaries. The result of the request would be to allow construction of a
detached or attached house on a recorded, cleared, and graded lot in an approved
subdivision. Tree conservation area has been recorded as part of the approved subdivision
that created the lots in the rezoning site. No additional tree conservation or planting would be
required to construct a home on the lot. Of the other two lots in the request, one is currently
Staff Evaluation
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buildable and would remain buildable. The other is recorded as an open space lot. If a new
development plan was filed in the future that encompassed the rezoning area, it is likely that
additional tree conservation or planting would be required under the proposed zoning.

OUTSTANDING ISSUES
Outstanding 1. None.
Issues

Staff Evaluation
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Suggested
Mitigation

1. N/A
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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?
Yes, the requested zoning is consistent with the Vision Theme of Expanding
Housing Choices because it would allow two additional housing units that are not
allowed by the existing zoning. The proposal is also consistent with the Managing
Our Growth Vision Theme because it proposes additional development in an area
that is urbanized and well-served by existing infrastructure. The request is consistent
with the Growing Successful Neighborhoods and Communities Vision Theme
because the types of housing allowed by the proposed zoning are compatible with
the other houses on Norcrest Street. The request would allow for house to be built in
an area that might otherwise remain a vacant lot. The presence of a vacant home lot
may have negative effects on the character of the neighborhood.
The proposal is consistent with the Greenprint Raleigh – Sustainable
Development Vision Theme because it has the potential to increase the area of
required tree conservation if the Norcrest subdivision is redeveloped at some point in
the future. The subject parcels are within subdivision plan S-5-2015. The approved
subdivision includes 13 home lots, 2 open space lots, and dedication of tree
conservation area meeting the requirements of the existing CM and R-6 zoning. If the
rezoning petition is approved and a future developer wished to redevelop the S-52015 area, a subsequent development plan would require tree conservation planting
area in addition to what is required under the existing zoning. The potential
expansion of forested area would be supported by the Greenprint recommendation to
“protect. . .land resources”
The proposed zoning is consistent with the 2030 Comprehensive Plan. The
requested zoning would preserve and potentially enhance the character of a
residential street while allowing the possibility of greater forested area if
redevelopment occurs on Norcrest Street.
B. Is the use being considered specifically designated on the Future Land Use Map in the
area where its location is proposed?
Yes, the Future Land Use Map calls for a combination of Low Density Residential
and Public Parks & Open Space. The requested zoning would allow the density of
housing combined with dedicated open space that is envisioned by the designation.
Additionally, the proposal enables a greater amount of natural space to be set aside
in the event of future redevelopment.
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
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established without adversely altering the recommended land use and character of the
area?
Not applicable. The proposed uses are specifically designated on the Future Land
Use Map.
D. Will community facilities and streets be available at City standards to serve the use
proposed for the property?
Yes, the site is in an urbanized area that is served by existing City infrastructure.
Norcrest St is part of an approved subdivision plan that includes street and utility
improvements to serve the rezoning area.

Future Land Use
Future Land Use designation: Low Density Residential and Public Parks & Open Space
The rezoning request is
Consistent with the Future Land Use Map.
Inconsistent
The Future Land Use Map designations for the rezoning site are Low Density
Residential and Public Parks & Open Space. These designations call for residential
development of one to six units per acre and protection of natural areas, respectively.
The requested zoning permits residential development of less than two units per acre
and requires open space to be set aside in the area where it is called for. The
combination of residential development and environmental preservation that is
enabled by the zoning request is in keeping with the recommendations of the two
Future Land Use Designations.

Urban Form
Urban Form designation: None
The rezoning request is
Consistent with the Urban Form Map.
Inconsistent
Other (no Urban Form designation OR no Urban Form designation, but zoning frontage
requested)
Analysis: Not applicable.
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Compatibility
The proposed rezoning is
Compatible with the property and surrounding area.
Incompatible.
Norcrest Street is a new residential subdivision with density of approximately 1.3
units per acre. The majority of lots on the street have single family homes completed
or under construction. The rezoning would permit one additional building, either
single family or duplex, to be constructed on an existing lot on the street. The newly
allowed construction would result in a density of 1.3 units per acre within the
rezoning site. The uses and density allowed by the proposed zoning are compatible
with the existing character of Norcrest St.

Public Benefits of the Proposed Rezoning
•

The request would allow for an increase in the supply of housing in the area.

Detriments of the Proposed Rezoning
•

The request may increase the amount of vehicle trips on nearby roads.

Policy Guidance
The rezoning request is consistent 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 Future Land Use Map calls for a combination of Low Density Residential and
Public Parks & Open Space. The requested zoning would allow the density of
housing combined with dedicated open space that is envisioned by the designation.
Additionally, the proposal enables a greater amount of natural space to be set aside
in the event of future redevelopment.
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 rezoning site contains a lot that is difficult to build on due to the shape of the
Conservation Management zoning district boundary. The lot is cleared and graded.
The presence of this lot may detract from the character of the surrounding
Staff Evaluation
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subdivision. The proposed zoning would allow for construction on this lot which in a
way which may be similar to the character of Norcrest Street.
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 rezoning site contains a parcel on which it is difficult to construct a building due
to the irregular shape of the Conservation Management zoning district. Reshaping
the district would allow construction on this site with no detrimental impacts to the
previously recorded tree conservation areas of the approved subdivision that created
the lot.
Policy EP 5.3 Canopy Restoration
Promote the reforestation of tree coverage that is typically lost during urban and suburban
development through tree conservation, targeted tree plantings, urban forestry, and street
tree plantings.
Future redevelopment of the rezoning site will likely require additional forested area
than what is recorded under the currently approved subdivision.
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 proposal would potentially allow for two additional housing units on the site.
The rezoning request is inconsistent with the following policies:
No inconsistent policies were identified.

Area Plan Policy Guidance
There is no area plan guidance for the rezoning site.
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HOUSING AFFORDABILITY &
ENERGY EFFICIENCY ANALYSIS
Carbon Footprint: Transportation
City Average

Site

Notes

Transit Score

30

34

Better than city average

Walk Score

30

29

Worse than city average

Source: Walk Score is a publicly available service that measures pedestrian friendliness by analyzing population density
and road metrics such as block length and intersection density. The higher the Transit Score or Walk Score, the greater
the percentage of trips that will be made on transit or by walking, and the smaller the carbon footprint. The scores also
correlate with shorter vehicle trips, which also produce less carbon. The city has a wide range of scores. Raleigh
Municipal Building, for instance, has a Walk Score of 92, meaning the area is highly pedestrian-friendly and that many
destinations are within a short walk. Some areas in the city have scores in single digits, indicating that few if any
destinations are within walking distance, so nearly all trips are made by car.

Summary: There are no retail or employment destinations within one-half mile of the
rezoning site. However, the entrance to Shelley Lake Park is about one-quarter mile away,
and there is a GoRaleigh bus stop on W. Millbrook Road about 800 feet from the site. The
bus stop is served by the 23L route, which has 30-minute service during peak hours.

Carbon/Energy Footprint: Housing
Housing Type

Average Annual Energy Use

Permitted in this project?

Detached House

82.7

Yes

Townhouse

56.5

No

Small Apartment (2-4 units)

42.1

No

Larger Apartment

34.0

No

(million BTU)

Source: U.S. Energy Information Administration, 2015 survey. Statistics for residential structures in the South.

Summary: The zoning request would not allow housing types that can be expected to have
lower energy use.
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Housing Supply and Affordability
Does it add/subtract
from the housing
supply?

Adds

Does it include any
subsidized units?

No

No subsidized units are required by the
zoning request.

Does it permit a variety
of housing types?

No

Detached and Attached building types are
allowed by the proposed zoning.

If not a mixed-use
district, does it permit
smaller lots than the
average?*

Yes

The requested district allows lots as small as
6,000 square feet, which is less than the city
average.

Is it within walking
distance of transit?

Yes

There is a bus stop for Route 23L –
Millbrook Connector located about 800 feet
away from the site on the north side of
Millbrook Road.

Two additional housing units could be built
under the proposed zoning.

*The average lot size for detached residential homes in Raleigh is 0.28 acres.

Summary: The proposed rezoning would allow more dwelling units of a limited variety of
housing types in an area that is served by transit.

Staff Evaluation
Z-42-19 Norcrest St

14

IMPACT ANALYSIS
Historic Resources
1. The site is not located within or adjacent to a National Register Historic District or
Raleigh Historic Overlay District. It does not include nor is adjacent to any National
Register individually-listed properties or Raleigh Historic Landmarks.
Impact Identified: None.

Parks and Recreation
1. This site contains the Crabtree Creek-Mine Creek Trib. E greenway corridor and
easement.
2. The boundaries of the greenway easement should not change.
3. No temporary or permanent encroachments (including but not limited to clearing,
grading, fencing, and the installation of retaining walls or other structures) are permitted
within the greenway easement area without prior approval by the City of Raleigh.
4. Nearest existing park access is provided by Shelly Lake Park (0.2 miles) and Williams
Park (1.2 miles).
5. Nearest existing greenway trail access if provided by Mine Creek Greenway Trail (0.2
miles).
6. Current park access level of service in this area is graded an A letter grade.
Impact Identified: None.

Public Utilities
Maximum Demand
(current use)

Maximum Demand
(current zoning)

Maximum Demand
(proposed zoning)

Water

0 gpd

625 gpd

1,875 gpd

Waste Water

0 gpd

625 gpd

1,875 gpd

1. The proposed rezoning would add approximately 1,250 gpd to the wastewater collection
and water distribution systems of the City.
2. There are existing sanitary sewer and water mains adjacent to the proposed rezoning
area.
3. At the time of development plan submittal, a Downstream Sewer Capacity Study may be
required to determine adequate capacity to support the proposed development. Any
improvements identified by the study would be required to be permitted prior to the
issuance of Building Permit & constructed prior to release of a Certificate of Occupancy.
Staff Evaluation
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4. Verification of water available for fire flow is required as part of the Building Permit
process. Any water system improvements recommended by the analysis to meet fire flow
requirements will also be required of the Developer.
Impact Identified: None.

Stormwater
Floodplain

Yes

Drainage Basin

Mine Creek

Stormwater Management

UDO Article 9.2

Overlay District

None

Impact Identified: Site subject to Stormwater regulations under UDO 9.2 for runoff and
nitrogen. FEMA floodway/floodplain exists onsite. Possible Neuse Buffers exist. No
impacts identified.

Transit
1. No comments.
Impact Identified: None.

Transportation
1. This rezoning case is for 3 residential lots which would have a maximum proposed
density of 3 detached residential units. As such, none of the City of Raleigh’s thresholds
for a Traffic Impact Analysis are met.
Impact Identified: None.

Urban Forestry
1. Tree Conservation Areas were recorded in BM2018 page 645-647 and would not need
be adjusted due to this rezoning.
Impact Identified: None.
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Impacts Summary
The request is not expected to have any significant impacts on City infrastructure or service
provision. The rezoning site is in an urbanized area with adequate existing City facilities.
Infrastructure improvements to serve development on the site were required as part of
approved subdivision plan S-5-2015.

Mitigation of Impacts
No mitigation is recommended.

Staff Evaluation
Z-42-19 Norcrest St

17

CONCLUSION
The rezoning site is 2.31 acres of land on the cul-de-sac of a newly subdivided residential
street. The current zoning is a combination of Residential-6 (R-6) and Conservation
Management (CM) with the boundary between these districts forming a curve that prevents
development of one of the three lots within the site. The approved subdivision for the site
included tree conservation areas as required by the existing zoning. The zoning request is to
adjust the boundary between the R-6 and CM districts to allow for development of the lot
described above. The adjustment of this boundary would also increase the area of CM
zoning.
Two additional housing units would allowed under the proposed zoning. No additional tree
conservation or planting would be required to build within the site. The requested zoning
could lead to a future development plan providing additional tree conservation area than is
recorded at present. No infrastructure impacts are anticipated as a result of the proposal.
The request is consistent with the Future Land Use Map designations on the site, which align
with the existing zoning. The proposed zoning is consistent with the Comprehensive Plan
due to any new development being compatible with the existing character of the street and
the potential for additional forestation upon redevelopment.

CASE TIMELINE
Date

Action

10/30/2019

Application submitted

11/14/2019

Application complete

11/19/2019

Presented at North CAC
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APPENDIX
SURROUNDING AREA LAND USE/ ZONING SUMMARY

Existing
Zoning
Additional
Overlay
Future
Land Use
Current
Land Use
Urban Form

SUBJECT
PROPERTY

NORTH

SOUTH

EAST

WEST

R-6 & CM

R-4

R-6

R-6 & CM

R-6

None

None

None

None

None

Low Density
Residential,
Public Parks
& Open
Space
Undeveloped
None

Low Density
Residential

Low Density
Residential

Rural
Residential
None

Low Density
Residential
None

Low Density
Residential,
Public Parks
& Open
Space
Low Density
Residential
None

Low Density
Residential
Rural
Residential
None

CURRENT VS. PROPOSED ZONING SUMMARY
Zoning
Total Acreage
Setbacks:
Front
Side
Rear
Residential Density:
Max. # of Residential Units
Max. Gross Building SF
Max. Gross Office SF
Max. Gross Retail SF
Max. Gross Industrial SF
Potential F.A.R

EXISTING ZONING

PROPOSED ZONING

R-6 & CM
2.31

R-6 & CM
2.31

10’
5’
20’
0.43
1
N/A
Not permitted
Not permitted
Not permitted
N/A

10’
5’
20’
1.30
3
N/A
Not permitted
Not permitted
Not permitted
N/A

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

Staff Evaluation
Z-42-19 Norcrest St

19

Lea
dmi
ne R
d

GIS Zoning Boundary Line

ZONE: CM
ZONE: R-6

5716

TCA
BM 2018, Pg 645

1
PIN: 0796777619
PID: 0457213
Zoned: R-6
20,980 sf / 0.48 ac

N/F
Ashton Raleigh Residential, LLC
PIN: 0796778566
PID: 0457216
DB 17097, PG 1925
BM 2018, Pg 645
Zoned: R-6
14,507 sf / 0.43 ac

5' UPE
BM 2018, Pg 645

PIN: 0796777769 5709
PID: 0457228
Zoned: R-6
60,577 sf / 1.39 ac

5708

N/F
Mill-Lynn Apartments, LLC
PIN: 0796873644
PID: 0089804
DB 17158, PG 556
BM 2014, Pg 1182
Zoned: R-6

CBU

PDE
BM 2018, Pg 645
PDE
BM 2018, Pg 645

4

LEAD

Transaction #567100
Case #S-05-15
Case #S-40-13

MINE

ROAD

TREE

PDE
BM 2018, Pg 645

Norcrest Street

CONS
E
AREARVATION

Zoned
:R
Zoned -4
: CM
Zoned
: R-6

3

14

55' Public R/W
BM 2018, Pg 645

1820

Planners
Surveyors

PIN: 0796778645
PID: 0457215
Zoned: R-6
18,985 sf / 0.43 ac
5712

Open Space

- S.R.

2

Proposed Zoning Line
Raleigh, NC, Wake County
Reference: Book of Maps 2018, Pages 645-647

TREE

Lead M

Variab

CONS
E
AREARVATION

le Wid

ine Ro

th Pub

AREA = 13,325 +/- SQ.FT.

Slope Easement
BM 2014, Pg 1182
Zoning Boundaries
BM 2018, Pg 645

BM 2018, PG 645

ad SRlic R/W 1820

STREAM BUFFER

2524 Reliance Ave., Apex, NC 27539
Phone: 919.577.1080 Fax: 919.577.1081
NCBELS FIRM No. C-2378

ZONE: CM

FLOODWAY

Engineers

VICINITY MAP NOT TO SCALE

Exclusively for
Ashton Raleigh Residential LLC
5711 Six Forks Road #300
Raleigh, NC, 27609

St

ZONE: R-4

North Grove Subdivision
EXHIBIT "B"

st
re
W Millbrook Rd

ZO NI
LINE NG

N/F
Elizabeth & James Wagner
PIN: 0796788080
C/L Stream is Property Line & PID: 0129436
Zoning Boundary
DB 8881, PG 1641
BM 2018, Pg 645
BM 1971, Pg 296
Zoned: R-4

N/F
Julie & Eric Schmidt
PIN: 0796777918
PID: 0129437
DB 14586, PG 1356
BM 1971, Pg 296
Zoned: R-4

SITE

rc
No

Creedmoor Rd

Longwood Dr

Bateman Civil Survey Company

Valley Estates Dr

Designed By: N/A
Drawn By: JCH
Checked By: JWB
Scale: 1"=40'
Date: 08/20/2018

EXHIBIT "B" PROPOSED ZONING LINE

Project #:180238

SURVEY
1 OF 1

