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Municipal Building 
222 West Hargett Street 
Raleigh, North Carolina 27601 
 
One Exchange Plaza 
1 Exchange Plaza, Suite 1020 
Raleigh, North Carolina 27601 
 
City of Raleigh 
Post Office Box 590 • Raleigh 
North Carolina 27602-0590 
(Mailing Address) 
 

TO: Ruffin L. Hall, City Manager 

THRU: Ken Bowers AICP, Deputy Director 

FROM: John Anagnost, Senior Planner 

DEPARTMENT: Planning and Development 

DATE: September 21, 2020 

SUBJECT: City Council agenda item for October 6, 2020 – Z-53-19 
 

On September 15, 2020, the City Council discussed the following item and 
deferred the case to October 6, 2020 to allow the applicant to revise the zoning 
conditions:  
Z-53-19: 5512 & 5514 Thornton Road, on its south side, one-quarter mile east 
of Wild Wood Forest Drive, being portions of Wake County PINs 1738513332 & 
1738419889. Approximately 15.29 acres are requested by Michelle and James 
Ricks and Rosabelle and Wilson Thornton to be rezoned from Residential-4 (R-
4) to Residential-10-Conditional Use (R-10-CU). Conditions submitted June 12 
limit density to 7.5 dwelling units per acre, limit the number of dwelling units 
within a single building to six, prohibit use of adjacent neighborhood streets by 
construction vehicles, prohibit certain land uses, prohibit apartments, require 
development to include additional stormwater control measures, require a 
landscape yard along the property boundary with the existing neighborhoods to 
the northwest and southeast, prohibit an extension of Neuse Forest Road and 
require a bicycle and pedestrian connection instead, limit the height of 
townhouses to 35 feet, and require 15% of the site to be open space. 
 
Current zoning: Residential-4 (R-4) 
Requested zoning: Residential-10-Conditional Use (R-10-CU) 
 
The request is consistent with the 2030 Comprehensive Plan. 
The request is inconsistent with the Future and Use Map. Approval of the 
case will cause the Future Land Use designation for the site to be amended 
from Low Density Residential to Moderate Density Residential. 
 
The Northeast CAC voted 22-7 with eight abstentions on February 11, 2020 to 
recommend denial of the case. The CAC vote occurred prior to the February 
2020 City Council action. The Planning Commission voted 5-2 to recommend 
approval. The public hearing for this case was opened and closed on 
September 1. At that meeting, the City Council asked the applicant to submit a 
condition requiring a pedestrian connection with Neuse Forest Road instead of 
a public street. The applicant submitted a condition to that effect in a timely 
manner. At the September 15 meeting, the City Council discussed whether 
right-of-way for extension of Neuse Forest Road should be required along with 
construction of the pedestrian connection to ensure future vehicular access. 
The case was deferred to October 6 to allow the applicant to revise the 
conditions for this purpose.    
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Attached are the Planning Commission Certified Recommendation (including the Staff Report), 
Zoning Conditions, Petition for Rezoning, and Neighborhood Meeting Report. A memo is included 
describing efforts by an adjacent neighborhood to improve function of their stormwater control 
measure. 



 
RALEIGH PLANNING COMMISSION 

CERTIFIED RECOMMENDATION 
CR# 12013 

CASE INFORMATION: Z-53-19 5510 & 5514 THORNTON ROAD 
Location Thornton road, on its south side, one quarter mile east of Wild 

Wood Forest Drive 
Address: 5512 & 5514 Thornton Road 
PINs: 1738513332 & 1738419889 
iMaps, Google Maps, Directions from City Hall 

Current Zoning Residential-4 (R-4) 
Requested Zoning Residential-10-Conditional Use (R-10-CU) 
Area of Request 15.29 acres 
Corporate Limits The rezoning site is within Raleigh’s ETJ but outside of the City’s 

corporate limits. It is contiguous with the corporate limits on its 
west, east, and south sides. 

Property Owner Michelle S. Ricks and James E. Ricks (5512 Thornton Rd) 
Rosabelle Thornton and Wilson Thornton Jr. (5514 Thornton Rd) 

Applicant Adam Ashbaugh 
ESP Associates, INC. 
2200 Gateway Centre Blvd, Ste 216 
Morrisville, NC 27560  

Citizens Advisory 
Council (CAC)  

Forestville CAC 
Chair: Jeremy  

PC Recommendation 
Deadline 

June 8, 2020 

SUMMARY OF PROPOSED CONDITIONS 
1. Limits density to 7.5 dwelling units per acre. 
2. Limits the number of dwelling units within a single building to six. 
3. Prohibits use of adjacent neighborhood streets by construction vehicles. 
4. Prohibits most non-residential uses and most residential uses other than household 

living. 
5. Prohibits the Apartment building type. 
6. Requires development to include stormwater control measures for a 25-year storm. 
7. Requires a landscape yard along the property boundary with the existing neighborhood 

to the northwest. 
8. Requires landscape yard along the property boundary with the existing neighborhood to 

the southeast. 
9. Prohibits an extension of Neuse Forest Road from connecting directly to Thornton Road 
10. Limits height of Townhouses of 35 feet. 
11. Requires 15% of the site to be set aside as open space.  

https://maps.raleighnc.gov/imaps/?pin=1738419889
https://www.google.com/maps/place/5514+Thornton+Rd,+Raleigh,+NC+27616/@35.897418,-78.5465887,17z/data=!3m1!4b1!4m5!3m4!1s0x89ac50a2b0d036b9:0xb3c30eefdbdd3eee!8m2!3d35.897418!4d-78.5444
https://www.google.com/maps/dir/222+West+Hargett+Street,+Raleigh,+NC/5514+Thornton+Rd,+Raleigh,+NC+27616/@35.8386735,-78.6521202,12z/data=!3m1!4b1!4m13!4m12!1m5!1m1!1s0x89ac5f6e331ecfd1:0xeaf7980ea41ea577!2m2!1d-78.6430025!2d35.778749!1m5!1m1!1s0x89ac50a2b0d036b9:0xb3c30eefdbdd3eee!2m2!1d-78.5444!2d35.897418


  
 

Staff Evaluation 2 
Z-53-19 5512 & 5514 Thornton Road 

COMPREHENSIVE PLAN GUIDANCE 
Future Land Use  Low Density Residential (LDR) 

Urban Form None 

Consistent Policies Policy LU 1.3—Conditional Use District Consistency 
Policy LU 2.2—Compact Development 
Policy LU 5.1—Reinforcing the Urban Pattern 
Policy LU 5.4—Density Transitions 
Policy LU 8.1—Housing Variety 
Policy LU 8.3—Conserving, Enhancing, and Revitalizing 
Neighborhoods 
Policy LU 8.10—Infill Development 
Policy H 1.8—Zoning for Housing 

Inconsistent Policies Policy LU 1.2—Future Land Use Map and Zoning Consistency 
Policy LU 8.5—Conservation of Single-Family Neighborhoods 
Policy LU 8.12—Infill Compatibility 

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 CAC Planning 
Commission City Council 

11/26/2019 
(34 attendees) 

1/14/2020; 2/11/2020 
(7-22-8) 

3/10/2020; 
5/26/2020; 6/9/2020; 

6/23/2020 

7/7/2020 

 

 

 



Staff Evaluation 3 
Z-53-19 5512 & 5514 Thornton Road

PLANNING COMMISSION RECOMMENDATION 
The rezoning case is Inconsistent with the Future Land Use Map and Consistent with the 
relevant policies in the Comprehensive Plan, furthermore Approval is reasonable and in the 
public interest because: 

Reasonableness and 
Public Interest 

The request would allow a wider mix of housing and reflect the 
existing character of the area. 

Change in 
Circumstances 

The request would serve a need for housing supply and variety. 

Amendments to the 
Comprehensive Plan 

If approved, the Future Land Use Map will be amended as to the 
subject parcels only from Low Density Residential to Moderate 
Density Residential. 

Recommendation Approve with technical revisions as shown in Attachment A. City 
Council may now schedule this proposal for a public hearing or 
refer it to committee for further study and discussion. 

Motion and Vote Motion: Miller 
Second: Lampman 
In Favor: Fox, Lampman, Miller, O’Haver and Tomasulo 
Opposed: Bennett and McIntosh 

Reason for Opposed 
Vote(s) 

Unresolved traffic issues in the surrounding area. 

ATTACHMENTS 
1. Staff report
2. Rezoning Application
3. Original conditions
4. Comprehensive Plan Amendment Analysis

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 Planning Commission Chair Date 

Staff Coordinator: John Anagnost: (919) 996-2638; John.Anagnost@raleighnc.gov 

mailto:John.Anagnost@raleighnc.gov


  
 

Staff Evaluation 4 
Z-53-19 5512 & 5514 Thornton Road 

 

OVERVIEW 
Z-53-19 is a request to rezone 15.29 acres from Residential-4 (R-4) to Residential-10 with 
conditions (R-10-CU). The area proposed to be rezoned is composed of portions of two 
adjacent parcels on the south side of Thornton Road approximately 1,250 feet east of Wild 
Wood Forest Drive. The two parcels are roughly trapezoidal in shape and have a total area 
of nearly 27 acres.  
The rezoning request covers the eastern side of the southern parcel, which has address at 
5512 Thornton Road though it does not abut Thornton Road. The remainder of the zoning 
request area occupies the northwest corner of the northern parcel, at 5514 Thornton Road, 
and connects to the southern portion of the rezoning area with a narrow strip of land along 
the eastern boundary of the parcel. The effect of the rezoning boundary not matching the 
parcel boundaries is that an existing house and a portion of the two parcels may remain in 
place while additional development is entitled around them.  
The rezoning site is almost entirely wooded and very flat (slopes of 3% or less) with the 
exception of a 10-foot tall, 350-foot long, arch-shaped berm along the southeast boundary. 
The site is accessed from Thornton Road by a driveway at its northeast corner. This 
driveway reaches the southern portion of the site, near the western stub of Brambleberry 
Way, after passing through the land area that is not subject to the rezoning request. Neuse 
Forest Road terminates at its east end at the site boundary. Neuse Farm Road is stubbed at 
the western boundary of 5512 Thornton Road and does not reach the boundary of the zoning 
request.  
Directly to the east of the rezoning area is the Thornton Road Property, which is 130 acres 
owned by the City of Raleigh and intended for use as a public park. No master plan has been 
funded or initiated for the Thornton Road Property. The Neuse River runs from north to south 
on the opposite side of the Thornton Road Property from the rezoning site and about 2,000 
feet to its east. Thornton Road currently ends at the park property.  
Within the larger region, the rezoning area is in the northeast quadrant of the intersection of 
Capital Boulevard and Perry Creek Road. The intersection is 4,300 feet west of the rezoning 
site. Wildwood Forest Elementary School is 1,500 feet west. The WRAL Soccer Park is 
about one-half mile south.  
The area to the west of the site is developed with single-family houses at a density of about 
six units per acre. The development pattern transitions to apartments, light industrial, and 
commercial uses on the west side of Wildwood Forest Elementary and towards Capital 
Boulevard.  
On the north side of Thornton Road opposite the site is a transfer station for municipal solid 
waste and construction and demolition waste. Farther north, two riparian lakes are present in 
the floodplain of the Neuse River.To the south, development is slightly denser, with R-10 

ZONING STAFF REPORT – CASE Z-53-19 
Conditional Use District 



  
 

Staff Evaluation 5 
Z-53-19 5512 & 5514 Thornton Road 

sized lots and a townhouse subdivision. The Castleberry subdivision is located in this area. 
The stormwater device that was engineered for Castleberry has performed poorly in 2003. 
The homeowners’ association, with guidance from the Stormwater division, has paid to re-
engineer the device. A memo is included with this staff report summarizing this effort. 
The zoning of the area matches the built character closely. The rezoning site and the 
Thornton Road Property are zoned R-4. With the exception of the transfer station, which is 
zoned Heavy Industrial (IH), the area around the subject property is zoned Residential-6 (R-
6) or Residential-10 (R-10). The zoning transitions to Residential Mixed Use (RX) around the 
elementary school and then to Commercial Mixed Use (CX) and Industrial Mixed Use (IX) 
along Capital Boulevard.  
The Future Land Use Map aligns with the zoning, starting at Low Density Residential around 
the site and to the west. The Moderate Density Residential designation is mapped in many of 
the areas with RX zoning, and the CX and IX zoned areas are designated for Community 
Mixed Use on the Future Land Use Map. The Thornton Road Property is designated for 
Public Parks & Open Space. There is no Urban Form guidance east of Capital Boulevard in 
this area. Capital Boulevard is mapped as a Parkway Corridor.  
The rezoning request is for R-10-CU. The R-10 zoning allows duplex, townhouse, and 
apartment developments that are not permitted in the existing R-4 zoning. Density would 
increase under the proposed zoning from about 4 dwelling units per acre to 7.5 dwelling units 
per acre, as controlled by an offered zoning condition. Other offered conditions require 
fences and a landscaped area between new development and existing neighborhoods. The 
conditions also prohibit apartments, limit the number of dwelling units in a single building to 
six, and require additional stormwater controls. The effect of the rezoning is to roughly 
double the allowed number of housing units and allow the townhouse building type.      
Update for May 26: The conditions have been revised for clarity and enforceability. A 
condition has been added to prohibit any extension of Neuse Forest Road from directly 
accessing Thornton Road. 

OUTSTANDING ISSUES 

Outstanding 
Issues 

1. Some conditions are 
worded in a way that may 
make enforcement difficult. 

Suggested 
Mitigation 

1. Revise conditions for 
clarity and enforceability.  
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Z-53-19 5512 & 5514 Thornton Road 
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Staff Evaluation 9 
Z-53-19 5512 & 5514 Thornton Road 

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 request is consistent with the Vision Theme of Expanding Housing choices 
because it would allow more housing units in a wider variety of building types than 
the existing zoning. This enables housing “for all segments of our population” as 
advised in this Vision Theme. It is also consistent with the Growing Successful 
Neighborhoods and Communities Vision Theme due to the zoning conditions 
controlling overall density, providing buffers with adjacent neighborhoods, and 
limiting the scale of a single building. These controls help new development under 
the proposed zoning to be “careful infill development” while “allowing for growth”. 
The request is somewhat inconsistent with the Managing Our Growth Vision Theme 
in that it would increase density in an area that is not served by transit and does not 
have a mix of complementary uses nearby. Although the rezoning site is adjacent to 
a City park property, there is no master plan for the park at this time. There are not 
“integrated land uses” or “alternative transportation modes” to support higher density 
residential development as called for by this Vision Theme. This inconsistency is 
lessened by the cap on density set by an offered zoning condition. 
Overall, the request is consistent with the 2030 Comprehensive Plan because it 
expands housing choices and is sensitive to surrounding neighborhoods.    

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

No, the Future Land Use Map designation for the rezoning site is Low Density 
Residential, which suggests a maximum density of six dwelling units per acre and no 
townhouses or apartments unless much of the site remains open space. The 
proposed zoning would allow density of up to 7.5 units per acre and would allow 
townhouse units. The density and townhouse building type are inconsistent with the 
Future Land Use Map recommendation. No additional open space has been offered 
through zoning conditions. 

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? 

Yes, the requested zoning would permit development that is similar in density and 
character to other nearby neighborhoods. The zoning conditions also require 
vegetation and a fence where the site adjoins existing subdivisions. The additional 
provisions in the zoning conditions increase the likelihood of development that does 
not adversely alter the character of the area.  
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Z-53-19 5512 & 5514 Thornton Road 

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

Yes, the site has adequate City infrastructure in the area and will be required to 
construct new infrastructure within the site to meet City standards as part of any 
future development plan.  

Future Land Use  
Future Land Use designation: Low Density Residential 

The rezoning request is 

 Consistent with the Future Land Use Map. 
 Inconsistent 

The rezoning site is designated for Low Density Residential on the Future Land Use 
Map. This designation recommends residential density not exceed six dwelling units 
per acre and that any development containing townhouses or apartments set aside a 
significant portion of the site for open space. The requested zoning would allow up to 
7.5 dwelling units per acre which could be constructed as townhouses. Zoning 
conditions have not been offered to require a substantial open space reservation. 
The proposal is inconsistent with the Future Land Use Map because it allows 
development to be denser than is called for and in a building type that is not 
recommended.   

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) 

There is no Urban Form designation for the site. 

Compatibility 
The proposed rezoning is 

 Compatible with the property and surrounding area. 
 Incompatible. 
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Z-53-19 5512 & 5514 Thornton Road 

The type of development that would be allowed by the proposed zoning is compatible 
with the surrounding area because it would have a similar density and building types 
to what is found nearby. The subdivision to the west of the site is developed at a 
density of around six dwelling units per acre. To the south of the site are two 
subdivisions with densities of about 10 units to the acre, including a townhouse 
neighborhood. The rezoning request would enable development at 7.5 dwelling units 
per acre, which is in between the densities of the adjacent developments. The 
request also includes zoning conditions to limit the number of units in a single 
building. The proposal would allow townhouses but includes a restriction that a 
townhouse development have its units divided among multiple buildings in a way that 
may be more compatible with the scale of buildings in the area. 

Public Benefits of the Proposed Rezoning 
• The proposal would allow more housing options. 

Detriments of the Proposed Rezoning 
• The proposal may increase vehicle trips on nearby roads. 

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

Policy LU 1.3 - Conditional Use District Consistency 

All conditions proposed as part of a conditional use district (CUD) should be consistent with 
the Comprehensive Plan. 

The offered conditions increase the consistency of the request with Comprehensive 
Plan policies related to compatibility with existing neighborhoods. The conditions also 
improve consistency with the Future Land Use Map by limiting density. 

Policy LU 2.2 - Compact Development 

New development and redevelopment should use a more compact land use pattern to 
support the efficient provision of public services, improve the performance of transportation 
networks, preserve open space, and reduce the negative impacts of low intensity and non-
contiguous development. 

The request would allow increased density in an area currently served by City 
services. The site is contiguous with existing development. 

Policy LU 5.1 - Reinforcing the Urban Pattern 

New development should be visually integrated with adjacent buildings, and more generally 
with the surrounding area. Quality design and site planning is required so that new 
development opportunities within the existing urban fabric of Raleigh are implemented 
without adverse impacts on local character and appearance. 
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Z-53-19 5512 & 5514 Thornton Road 

The nearby housing is a mix of single family and townhouses. The request includes 
conditions that would limit density and the total number of units in a single building. 
These conditions help to ensure that new development will be similar in character to 
the adjacent neighborhoods.  

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 includes a condition that would require vegetated areas and fences on 
the northwestern and southeastern boundaries of the site where it abuts 
neighborhoods.  

Policy LU 8.1 - Housing Variety 

Accommodate growth in newly developing areas of the City through mixed-use 
neighborhoods with a variety of housing types. 

The request would allow the townhouse building type, which is not allowed under the 
existing zoning, in addition to the detached and attached building types. 

Policy LU 8.3 - Conserving, Enhancing, and Revitalizing Neighborhoods 

Recognize the importance of balancing the need to increase the housing supply and expand 
neighborhood commerce with the parallel need to protect neighborhood character, preserve 
historic resources, and restore the environment. 

The request would allow for additional housing in a way that is sensitive to the 
adjacent neighborhood. The location of the rezoning site between two neighborhoods 
of differing densities and building types indicates that the residential density allowed 
by the request would be appropriate. The offered zoning condition to allow a 
maximum of six dwelling units per building ensures that buildings will be of a scale 
that limits the impact on neighborhood character. 

Policy LU 8.10 - Infill Development 

Encourage infill development on vacant land within the City, particularly in areas where there 
are vacant lots that create “gaps” in the urban fabric and detract from the character of a 
commercial or residential street. Such development should complement the established 
character of the area and should not create sharp changes in the physical development 
pattern. 

The request would encourage development of a vacant site in an area served by City 
infrastructure. Development made possible by the request would be limited to a 
density that does not create a sharp change from the surrounding developments, 
which vary in density and building type. 
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Z-53-19 5512 & 5514 Thornton Road 

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 would allow the townhouse building type, which is not allowed in the 
existing zoning. The request would also allow for an increased number of housing 
units compared to the existing zoning. 

 

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 request is inconsistent with the Future Land Use Map designation of Low 
Density Residential because it would allow density in excess of six units per acre as 
well as the townhouse building type. The Low Density Residential designation does 
not recommend either of these outcomes. 

Policy LU 8.5 - Conservation of Single-Family Neighborhoods 

Protect and conserve the City’s single-family neighborhoods and ensure that their zoning 
reflects their established low density character. Carefully manage the development of vacant 
land and the alteration of existing structures in and adjacent to single-family neighborhoods 
to protect low density character, preserve open space, and maintain neighborhood scale.  
Policy LU 8.12 - Infill Compatibility 

Vacant lots and infill sites within existing neighborhoods should be developed consistently 
with the design elements of adjacent structures, including height, setbacks, and massing 
through the use of zoning tools including Neighborhood Conservation Overlay Districts. 

Townhouse buildings that would be allowed by the proposal could be of a larger 
scale than the detached buildings in the neighborhood, particularly in terms of height. 
New development could also include flat roofs that may make the mass and scale of 
new buildings appear out of character. The offered zoning condition to limit density 
and dwelling units per building mitigate this issue but may still allow buildings that are 
dissimilar with nearby single-family development. The request could be more 
consistent with these policies by regulating building types, height, roof pitch, and 
horizontal articulation through zoning conditions.  
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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 

Summary: The rezoning site is located in an area that is predominantly residential. The 
nearest commercial area is about one-half mile away. The nearest transit stop is over one 
mile away from the site’s boundary with Thornton Road.  

Carbon/Energy Footprint: Housing 
Housing Type Average Annual Energy Use 

(million BTU) 
Permitted in this project? 

Detached House 82.7 Yes 

Townhouse 56.5 Yes 

Small Apartment (2-4 units) 42.1 No 

Larger Apartment 34.0 No 
Source: U.S. Energy Information Administration, 2015 survey. Statistics for residential structures in the South. 

Summary: The request would allow detached and attached building types as well as 
townhouse buildings with six or fewer units. Apartments are prohibited by an offered zoning 
condition. 
 
 

 City Average Site Notes 

Transit Score 30 13 Significantly worse than citywide average. 

Walk Score 30 14 Significantly worse than citywide 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. 

https://www.walkscore.com/NC/Raleigh
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Housing Supply and Affordability 

Summary: The proposal would increase the quantity and types of housing allowed on the 
site. Transportation costs for residents of the area are likely to be a factor in the cost of living 
due to the lack of transit access and walkable destinations. 
 

Does it add/subtract 
from the housing 
supply? 

Adds The request would allow as many as 54 
additional units to be constructed in 
comparison to the existing zoning. 

Does it include any 
subsidized units? 

No  

Does it permit a variety 
of housing types? 

Yes All residential building types are allowed 
except apartments. 

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

Yes The request would allow lots as small as 
one-tenth of an acre for detached houses. 
Townhouse lots could potentially be smaller 
than one-tenth of an acre.  

Is it within walking 
distance of transit? 

No The nearest transit stop is more than one 
mile away on Perry Creek Road. 

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

Historic Resources 
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 is not directly impacted by any existing or proposed greenway trails, corridors, 

or connectors requiring greenway dedication. 
2. This site is adjacent to the Thornton Rd. property, a City of Raleigh park site that is 

undeveloped except for a small gravel parking lot providing access to the Neuse River 
Greenway Trail. There is currently no adopted master plan providing guidance for future 
development of this park. There is currently no funding identified and no timeline 
established for when this park will be master planned and developed in the future.  

3. The nearest developed parks are Berkshire Downs West Park (1.8 miles) and Abbott’s 
Creek Park (2.8 miles).  

4. Nearest existing greenway trail access if provided by Neuse River Greenway Trail (0.4 
miles). 

5. Current park access level of service in this area is graded a C letter grade, which will 
improve with future development of the Thornton Rd. property. 

6. Prior to submitting the rezoning application, representatives of the applicant met with City 
staff to discuss a potential alternative street alignment involving the partial build-out of a 
planned Thornton Road extension (identified in the City of Raleigh Comprehensive Plan). 
At this time, the Parks, Recreation and Cultural Resources Department was not 
interested in committing any portion of the park property to right-of-way dedication or 
road construction. 

Impact Identified: None. 

Public Utilities 
 Maximum Demand 

(current use) 
Maximum Demand 

(current zoning) 
Maximum Demand 
(proposed zoning) 

Water 0 15,000 28,750 

Waste Water 0 15,000 28,750 
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Impact Identified:  
1. The proposed rezoning would add approximately 28,750 gpd to the wastewater 

collection and water distribution systems of the City. There are existing sanitary 
sewer and water mains adjacent to the proposed rezoning area 

2. 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 

3. 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 Developed 

Stormwater 
Floodplain none 

Drainage Basin Neuse 

Stormwater Management Subject to stormwater regulations under Article 9 of UDO 

Overlay District none 

Impact Identified: Alluvial soil type Au is found on site. 

Transit 
1. Further comments from Transit are pending a Site Plan submittal or any applied transit 

conditions to site development. 
Impact Identified: None. 

Transportation 
Site Location and Context 

Location 

The Z-53-2019 site is located in northeast Raleigh on Thornton Road near the Neuse River. 

Area Plans 

The Z-53-2019 site is located along the edge of the US-1 Corridor Study, which was a regional 
plan to coordinate improvements to US-1 with local street improvements. 
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Existing and Planned Infrastructure 

Streets 

Thornton Road is a 2-lane divided avenue maintained by the North Carolina DOT. In the street 
plan, it is planned to be realigned and extended over the Neuse River with a new bridge. 

In accordance with UDO section 8.3.2, the maximum block perimeter for R-10 zoning districts is 
2,500 feet, and the maximum length for a dead-end street is 300 feet. The current block 
perimeter for this site is very large due to the Neuse River. Current street stubs at Neuse Forest 
Road, Neuse Farm Drive, and Brambleberry Way allow the blocks in and around the Z-53 site to 
meet block perimeter standards. 

Pedestrian Facilities 

There are sidewalks existing on one side of the surrounding subdivision streets. There are no 
sidewalks on Thornton Road near the subject site. 

Bicycle Facilities 

There are no bicycle facilities in the immediate vicinity of the site. The long-term bikeway plan 
calls for a bicycle lane on Thornton Road. 

Greenways 

An access to the Neuse River Trail is approximately 2300 feet from the site via Thornton Road. 

Transit 

GoRaleigh Route 25L operates on Perry Creek Road, with stops near Wild Wood Forest Drive. 
This route is an hourly service that connects to the rest of the system at Triangle Town Center 
while serving Wake Med North and Wake Tech. 

Access 

Access to the subject site is primarily via Thornton Road and the existing street stubs of 
Brambleberry Way and Neuse Forest Road. A third street stub of Neuse Farm Road does not 
touch the Z-53 site but will connect the neighborhoods together if the intervening property is 
subdivided. 

Other Projects in the Area 

Extending Thornton Road over the Neuse River and making a connection with Ligon Mill Road is 
in the Comprehensive Plan. No funding is currently programmed for this project in the Capital 
Improvement Program. 

NCDOT plans to convert US-1 to a limited-access highway from I-540 to north of Raleigh’s 
jurisdiction. This is project U-5307A in the State Transportation Improvement Program. This 
project is expected to sever the direct connection between Thornton Road and US-1. A new 
interchange at Durant and Perry Creek Roads will provide access to US-1. The project is also 
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expected to construct an extension of Wadford Drive to Shearon Farms Avenue in the Town of 
Wake Forest. 

TIA Determination  

Based on the Envision results, approval of case Z-53-19 would increase the amount of projected 
vehicular trips for the site.  The proposed rezoning from R-4 to R-10-CU are projected to have 41 
new trips in the AM peak and 54 new trips in the PM peak from the current entitlements to the 
proposed maximum.  These values do not trigger a Traffic Impact Analysis based on the 
thresholds in the Raleigh Street Design Manual.   

Z-53-19 Existing Land Use Daily AM PM 
Single Family Housing 47 4 5 

Z-53-19 Current Zoning Entitlements Daily AM PM 
R-4 566 44 59 

Z-53-19 Proposed Zoning Maximums Daily AM PM 
R-10-CU 1,086 85 114 

Z-53-19 Trip Volume Change 
(Proposed Maximums minus Current Entitlements) 

Daily AM PM 
519 41 54 

 

Impact Identified: None. 

Urban Forestry 
Conditions 1, 2, & 4 may conflict with each other. The width of the Type B1 Transitional 
Buffer Yard is 20 ft. Secondary Tree Conservation Area has a minimum width of 32 ft. as 
stated in UDO Sec. 9.1.4.B.1.b. Shrubs required in Condition #1 don’t occur in natural 
wooded areas due to shading as outlined in Sec. 7.2.4. A Type B1 yard would have to be 
planted to meet the requirements in the UDO. Understory trees as required for Condition #1 
& #2 are not naturally spaced as outlined in Sec. 7.2.4. To plant either of these to meet 
Transitional Protective Yard requirements would conflict with Tree Disturbing Activity as 
defined in UDO Chapter 12. 
Impact Identified: Wording of the condition suggests tree disturbing activity that is not 
permitted by the UDO. The conditions could be improved by rephrasing to allow the 
Secondary Tree Conservation Areas to satisfy the B1 requirements and plant the 20 ft. Type 
B1 yard in areas that don’t meet Tree Conservation requirements 

Impacts Summary 
The request would allow development which may create additional vehicle trips on nearby 
streets.  
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Mitigation of Impacts 
No mitigation is recommended other than what is offered in the zoning conditions or will be 
required by the UDO at the time of development. 
 

CONCLUSION 
This request is to rezone slightly more than 15 acres from Residential-4 to Residential-10 
with conditions. The site is composed of portions of two largely undeveloped parcels on the 
south side of Thornton Road east of Capital Boulevard. The proposal includes conditions to 
limit density to 7.5 units per acre, prohibit apartments, require buffering with existing nearby 
neighborhoods, and provide extra stormwater controls. The Future Land Use Map 
designates the site for Low Density Residential. 
The density and potential townhouse development enabled by the proposal makes it 
inconsistent with the Future Land Use Map. Other Comprehensive Plan policies support the 
additional housing units and overall development pattern as being compatible with the mix of 
residential development in the area and desirable as a means of using existing City 
infrastructure. The scale of townhouse buildings allowed by the requested zoning may be 
larger than the prevailing character in the area, leading to inconsistency with policies that call 
for scale and massing of new development to match existing development.  
The request is consistent with the Comprehensive Plan. It would be more consistent if the 
allowed density was reduced to 6 units per acre and townhouses were prohibited. 
Alternatively, the request would gain policy consistency by reducing the maximum density 
and requiring significant open space within the site be set aside.  

CASE TIMELINE 
Date Action Notes 

1/17/2020 Application complete  

1/21/2020 Presented to the Forestville CAC  

2/11/2020 Forestville CAC voted to recommend denial of the case  

3/10/2020 Presented to the Planning Commission  

5/26/2020 Presented to Planning Commission. Deferred to 6/9/2020  

6/9/2020 Deferred by Planning Commission to 6/23/2020  

6/23/2020 Planning Commission recommends approval  
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APPENDIX 

SURROUNDING AREA LAND USE/ ZONING SUMMARY 
 SUBJECT 

PROPERTY NORTH SOUTH EAST WEST 

Existing 
Zoning R-4 R-4, R-6-CU, 

IH-CU 
R-10, R-10-

CU 
R-4, R-10-

CU R-6 
Additional 
Overlay None None None None None 

Future  
Land Use 

Low Density 
Residential 

Low Density 
Residential, 
Public Parks 

& Open 
Space 

Low Density 
Residential, 
Moderate 
Density 

Residential 

Low Density 
Residential, 
Public Parks 

& Open 
Space 

Low Density 
Residential 

Current 
Land Use 

Rural 
Residential 

Rural 
Residential, 

Heavy 
Industrial 

Moderate 
Density 

Residential 

Moderate 
Density 

Residential 
Low Density 
Residential 

Urban Form None None None None None 

CURRENT VS. PROPOSED ZONING SUMMARY 
 EXISTING ZONING PROPOSED ZONING 

Zoning R-4 R-10-CU 
Total Acreage 15.29 15.29 
Setbacks: 

Front 
Side 
Rear 

 
20’ 
10’ 
30’ 

 
10’ 
5’ 

20’ 
Residential Density: 3.92 7.52 
Max. # of Residential Units 60 115 
Max. Gross Building SF  N/A 184,000 
Max. Gross Office SF Not permitted Not permitted 
Max. Gross Retail SF Not permitted Not permitted 
Max. Gross Industrial SF Not permitted Not permitted 
Potential F.A.R N/A 0.28 
*The development intensities for proposed zoning districts were estimated using an impact analysis tool. The estimates 
presented are only to provide guidance for analysis. 
 



 

 

OVERVIEW 
Approval of this case would cause an amendment to the Future Land Use Map for the 
subject property to a designation that recommends higher residential density and a wider 
range of housing types. 

LIST OF AMENDMENTS 
1. Amend the Future Land Use Map from Low Density Residential to Moderate Density 
Residential. 

AMENDED MAPS 

 

IMPACT ANALYSIS 
The new Future Land Use Map designation caused by approval of this rezoning would 
indicate that residential density of up to 10 units per acre is appropriate for the rezoning site 
and that the Townhouse and Apartment building types can be constructed. New 
development that would be called for by the designation may be moderately out of character 
with the surrounding single-family developments. Any disparity in character is mitigated by 

COMPREHENSIVE PLAN AMENDMENT 
ANALYSIS – CASE Z-53-19 
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the mixed residential character of the surrounding area, which includes apartments, 
townhouses, and single-family lots sizes similar to those permitted in R-10.   



AGENDA ITEM (D) 4:  Z-53-19 – 5512 & 5514 Thornton Road

This case is located on 5512 & 5514 Thornton Road, on its south side, one quarter mile east of Wild
Wood Forest Drive (District B).

This is a request to rezone approximately 15.29 acres by Michelle and James Ricks and Rosabelle
and Wilson Thornton from Residential-4 (R-4) to Residential-10-Conditional Use (R-10-CU).

Planner Anagnost gave a brief overview of the case.

Adam Ashbaugh representing the applicant gave a brief overview of the case.

Cameron Jones the applicant spoke adding that a very similar project is built down the road and
believe this a product that the market has a desire for and is here if there are any questions.

Gene Hayden 8702 Neusetown Drive a neighbor spoke regarding his concern of the extension of the
road and doesn’t believe it has been addressed. Opposed to opening of Neuse Forrest Road because
of increased traffic.

Angie Edwards of Neuse Forrest Road and also has concerns regarding additional traffic.

Shenouda Fahim also of the neighborhood spoke regarding concerns of the noise of neighboring
business and if this approved the neighbors will be miserable.  He also stated that most neighbors
were opposed to this rezoning.

Harry Goble spoke regarding main concern being of traffic flow around the area and spoke regarding
speed control measures not being enforced. 

Amy Daniels president of HOA at Park at Perry Creek and feels its time for City to look at density in
the area, especially as it relates to schools; adding more cars to already narrow, congested area.

There was discussion regarding the traffic peak hours; traffic during and school drop off hours.

Transportation Planner Myers spoke regarding traffic analysis and trip generation as it relates to
afternoon peak hours and timing of the peak of the school.

Ms. Bennett commended the applicant and spoke regarding this simply being a very congested area
and that may not be anything the applicant can do to mitigate traffic concerns.

There was further discussion regarding traffic calming and whether neighborhood could request or
have speed hump or any other traffic calming measures.

Mr. Ashbaugh responded spoke regarding conditions that have added to address some of the
concerns and working with staff.

Ms. Miller made a motion to approve the case.  Ms. Lampman seconded the motion. 

Commissioners how do you vote?

Bennett (Nay) Fox (Aye) Lampman (Aye) McIntosh (Nay) Miller (Aye) O’Haver (Aye)
Tomasulo (Aye). The vote was unanimous 5-2.  Opposed was Bennett and Lampman



Z-53-19 Thornton Road
Zoning Conditions

Revised 5-28-2020 

1. The maximum density shall be 7.5 dwelling units per acre not to exceed a total of 114 dwelling
units.

2. No individual building shall contain more than six (6) dwelling units.

3. A construction entrance shall be provided from Thornton Road for all construction traffic. No
construction traffic shall be permitted to use the private driveways or the street stubs at Neuse
Forest Road, Neuse Farm Road or Brambleberry Way.

4. The following uses shall be prohibited:

Residential:  Boardinghouse, Congregate Care, Bed and Breakfast, Hospitality 
House, Rest Home, Continuing Care Retirement Community, 
Homestay and Special Care Facility.  

Non-Residential: Telecommunication Tower, Day Care, Cemetery, Outdoor Sports or 
Entertainment Facility (≤250 seats and/or ≥250 seats). 

5. The apartment building type shall be prohibited.

6. Runoff limitation for development on the property as defined by UDO Sec. 9.2.2.E.1 shall be met for 
the 25-year storm in addition to the two-year and ten-year storms.  Total volume of post-
development site runoff toward existing Park at Perry Creek and Castlebury Subdivisions shall be 
reduced from the pre-developed condition.  Internal site runoff, exclusive of undisturbed Tree 
Conservation Areas or Perimeter Buffers, will be diverted and routed to the onsite stormwater 
control measures for required treatment and attenuation to the greatest extent practical.

7. A twenty (20) foot wide landscape buffer yard shall be provided  along the common property line 
between the subject property and the following properties: 5500 Thornton Rd, PIN 1738-42-3077 
(DB 13736, PG 1711); 5505 Neuse Forest Rd, PIN 1738-41-4899 (DB 12518, PG 1328); 8812 Neuse 
Town Dr, PIN 1738-41-5724 (DB 10506, PG 283); and the entire  portion of 8808 Neuse Town Dr, PIN 
1738-41-5648 (DB 10143, PG 992) that adjoins the subject property.
• The landscape buffer yard shall exclude areas required for proposed street right-of ways, 

access easements, slope easements and/or utility easements and shall not contain areas that 
are designated as Tree Conservation Areas (TCA).

• A six (6) foot tall solid privacy fence, constructed of wood or vinyl, shall be provided along the 
common property line adjacent to the parcels noted above.

• The buffer yard shall provide a minimum of four (4) shade trees and four (4) understory trees 
per each 100 linear feet of landscape buffer.  Existing healthy trees located within the buffer 
yard may be used to meet the landscape requirements subject to approval of the City of 
Raleigh Planning and Development staff.

Attachment A: 
Technical Revisions



8. A  five  (5) foot-wide maintenance easement shall be provided along the common property line, 
exclusive of areas required for street right-of-way, slope easements and utility easements, between 
the subject property and the following properties: 5910 Brambleberry Way, PIN 1738-50-4974 (DB 
17195, PG 1708); 5919 Brambleberry Way, PIN 1738-51-6007 (DB 16027, PG 2210); 8505 
Boysenberry Ln, PIN 1738-51-6121 (DB 17271, PG 2075); 8509 Boysenberry Ln, PIN 1738-51-6136 
(DB 15553, PG 626); 8513 Boysenberry Ln, PIN 1738-51-6261 (DB 11555, PG 1115); 8517 
Boysenberry Ln, PIN 1738-51-6285 (DB 17428, PG 1930); 8521 Boysenberry Ln, PIN 1738-51-7300 
(DB 17397, PG 158); 8525 Boysenberry Ln, PIN 1738-51-7324 (DB 14560, PG 279); 8529 Boysenberry 
Ln, PIN 1738-51-7348 (DB 11678, PG 447); 8533 Boysenberry Ln, PIN 1738-51-7462
(DB 15505, PG 451); 8537 Boysenberry Ln, PIN 1738-51-7486, (DB 11611, PG 1906); 8541 
Boysenberry Ln, PIN 1738-51-8500, (DB 16959, PG 2085); 8545 Boysenberry Ln, PIN 1738-51-8515 
(DB 16949, PG 28); and 8549 Boysenberry Ln, PIN 1738-51-8641 (DB 11691, PG 2216).
A six (6) foot tall solid privacy fence, constructed of wood or vinyl, shall be placed along the 
common property line with the above listed properties. The easement and fence shall be maintained 
by the Homeowners Association.
In addition, a minimum 32-foot-wide secondary tree conservation area (TCA), meeting the 
requirements of the UDO Chapter 9, Article 9.1, shall be established inward from the five (5) foot 
maintenance easement, maintained by the Thornton Road Homeowners Association.   A minimum 
twenty-five (25) foot wide landscaped buffer yard shall be provided in lieu of the TCA area if the 
existing vegetation does not meet the requirements of Article 9.1.  Existing healthy trees located 
within the buffer yard may be used to meet the landscape requirements for the buffer yard subject 
to approval of the City of Raleigh Planning and Development staff. If staff deems the existing trees 
do not meet the intent of the buffer yard then four (4) shade trees and four (4) understory trees per 
each 100 linear feet of landscape buffer yard shall be provided.

9. The extension of Neuse Forest Road will extend a maximum of 300 linear feet from the western 
boundary of the rezoning area and will terminate at a new street with a T-intersection.

10. Townhome units shall be limited to 35’ in height as measured from finish floor elevation to peak 
of roof.  The height shall not exceed the height allowed under the height measurement method 
in Section 1.5.7 and the R-10 District.

11. A minimum of 15% of the site area shall be designated as Open Space as defined by Article 2.5 of the 
City of Raleigh UDO which may include internal gathering spaces, passive and active open space 
areas, perimeter buffer areas, tree conservation areas, and stormwater control measures

• Along the common property line with the property located at 5500 Thornton Rd, PIN 1738-
42-3077 (DB 13736, PG 1711), the landscape buffer shall also include forty (40) evergreen
shrubs (min. mature height of 3’) per 100 linear feet of common property line. Existing
healthy shrubs (min. height of 3’) located within the buffer yard may be used to meet the
shrub planting requirement subject to approval of Planning and Development staff.
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CONDITIONAL USE DISTRICT ZONING CONDITIONS 

Zoning Case Number OFFICE USE ONLY 

Transaction # 

Rezoning Case # 

Date Submitted 

Existing Zoning Proposed Zoning 

Narrative of Zoning Conditions Offered 

1. 

2. 

3. 

4. 

5. 

6. 

These zoning conditions have been voluntarily offered by the property owner. All property owners must sign each 
condition page. This page may be photocopied if additional space is needed. 

Owner/Registered Agent Signature Print Name 

December 2, 2019

R-4 R-10 CU

The maximum density shall be 7.5 dwelling units per acre not to exceed a total of 114 dwelling units.

No individual building shall contain more than six (6) dwelling units.

A construction entrance shall be provided from Thornton Road for all construction traffic. No construction traffic shall be 
permitted to use the private driveways or the street stubs at Neuse Forest Road, Neuse Farm Road or Brambleberry Way. 

The following uses shall be prohibited:
Residential:  Boardinghouse, Congregate Care, Bed and Breakfast, Hospitality House, Rest Home,  

C Continuing Care Retirement Community,Homestay and Special Care Facility. 
Non-Residential: Telecommunication Tower, Day Care, Cemetery, Outdoor Sports or Entertainment Facility 
(≤250 seats and/or ≥250 seats).

Runoff limitation for development on the property as defined by UDO Sec. 9.2.2.E.1 shall be met for the 25-year storm in 
addition to the two-year and ten-year storms.  Total volume of post-development site runoff toward existing Park at 
Perry Creek and Castlebury Subdivisions shall be reduced from the pre-developed condition.  

Z-53-19

The apartment building type shall be prohibited.

Print Name 

Owner Signature Print Name 

Owner Signature Print Name 

Owner Signature Print Name 

Owner Signature James Ricks

Michelle Ricks

Rosabelle Thornton

Wilson Thornton Jr.

Page 1 of 3
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CONDITIONAL USE DISTRICT ZONING CONDITIONS 

Zoning Case Number OFFICE USE ONLY 

Transaction # 

Rezoning Case # 

Date Submitted 

Existing Zoning Proposed Zoning 

Narrative of Zoning Conditions Offered 

7.

8. 

These zoning conditions have been voluntarily offered by the property owner. All property owners must sign each 
condition page. This page may be photocopied if additional space is needed. 

Owner/Registered Agent Signature Print Name 

December 2, 2019

R-4 R-10 CU

A twenty (20) foot wide landscape buffer yard shall be provided  along the common property line between the subject 
property and the following properties: 5500 Thornton Rd, PIN 1738-42-3077 (DB 13736, PG 1711); 5505 Neuse Forest Rd, 
PIN 1738-41-4899 (DB 12518, PG 1328); 8812 Neuse Town Dr, PIN 1738-41-5724 (DB 10506, PG 283); and the entire  
portion of 8808 Neuse Town Dr, PIN 1738-41-5648 (DB 10143, PG 992) that adjoins the subject property.  
•The landscape buffer yard shall exclude areas required for proposed street right-of ways, access easements, slope
easements and/or utility easements and shall not contain areas that are designated as Tree Conservation Areas (TCA).
•A six (6) foot tall solid privacy fence, constructed of wood or vinyl, shall be provided along the common property line
adjacent to the parcels noted above.
•The buffer yard shall provide a minimum of four (4) shade trees and four (4) understory trees per each 100 linear feet of
landscape buffer.  Existing healthy trees located within the buffer yard may be used to meet the landscape requirements
subject to approval of the City of Raleigh Planning and Development staff.
•Along the common property line with the property located at 5500 Thornton Rd, PIN 1738-42-3077 (DB 13736, PG 1711),
the landscape buffer shall also include forty (40) evergreen shrubs (min. mature height of 3’) per 100 linear feet of common
property line. Existing healthy shrubs (min. height of 3’) located within the buffer yard may be used to meet the shrub
planting requirement subject to approval of Planning and Development staff.

A  five  (5) foot-wide maintenance easement shall be provided along the common property line, exclusive of areas required for 
street right-of-way, slope easements and utility easements, between the subject property and the following properties: 5910 
Brambleberry Way, PIN 1738-50-4974 (DB 17195, PG 1708); 5919 Brambleberry Way, PIN 1738-51-6007 (DB 16027, PG 
2210); 8505 Boysenberry Ln, PIN 1738-51-6121 (DB 17271, PG 2075); 8509 Boysenberry Ln, PIN 1738-51-6136 (DB 15553, 
PG 626); 8513 Boysenberry Ln, PIN 1738-51-6261 (DB 11555, PG 1115); 8517 Boysenberry Ln, PIN 1738-51-6285 (DB 
17428, PG 1930); 8521 Boysenberry Ln, PIN 1738-51-7300 (DB 17397, PG 158); 8525 Boysenberry Ln, PIN 1738-51-7324 
(DB 14560, PG 279); 8529 Boysenberry Ln, PIN 1738-51-7348 (DB 11678, PG 447); 8533 Boysenberry Ln, PIN 1738-51-7462 
(DB 15505, PG 451); 8537 Boysenberry Ln, PIN 1738-51-7486, (DB 11611, PG 1906); 8541 Boysenberry Ln, PIN 
1738-51-8500, (DB 16959, PG 2085); 8545 Boysenberry Ln, PIN 1738-51-8515 (DB 16949, PG 28); and 8549 Boysenberry 
Ln, PIN 1738-51-8641 (DB 11691, PG 2216).  
A six (6) foot tall solid privacy fence, constructed of wood or vinyl, shall be placed along the common property line with the 
above listed properties. The easement and fence shall be maintained by the Homeowners Association.
In addition, a minimum 32-foot-wide secondary tree conservation area (TCA), meeting the requirements of the UDO Chapter 
9, Article 9.1, shall be established inward from the five (5) foot maintenance easement, maintained by the Thornton Road 
Homeowners Association.   A minimum twenty-five (25) foot wide landscaped buffer yard shall be provided in lieu of the TCA 
area if the existing vegetation does not meet the requirements of Article 9.1.  Existing healthy trees located within the buffer 
yard may be used to meet the landscape requirements for the buffer yard subject to approval of the City of Raleigh Planning 
and Development staff. If staff deems the existing trees do not meet the intent of the buffer yard then four (4) shade trees and 
four (4) understory trees per each 100 linear feet of landscape buffer yard shall be provided.

Z-53-19

Print Name 

Owner Signature Print Name 

Owner Signature Print Name 

Owner Signature Print Name 

Owner Signature James Ricks

Michelle Ricks

Rosabelle Thornton

Wilson Thornton Jr.

Page 2 of 3

kmcpherson
Cross-Out
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CONDITIONAL USE DISTRICT ZONING CONDITIONS 

Zoning Case Number OFFICE USE ONLY 

Transaction # 

Rezoning Case # 

Date Submitted 

Existing Zoning Proposed Zoning 

Narrative of Zoning Conditions Offered 

9.

11. 

These zoning conditions have been voluntarily offered by the property owner. All property owners must sign each 
condition page. This page may be photocopied if additional space is needed. 

Owner/Registered Agent Signature Print Name 

December 2, 2019

R-4 R-10 CU

A bicycle and pedestrian connection from Neuse Forest Rd. to the internal street and sidewalk network shall be 
provided in lieu of full vehicular street connection.  Approval of any subdivision or site plan which abuts the existing stub 
of Neuse Forest Road shall require a public utilities easement and adequate right-of-way to be dedicated to allow public 
utilities and proposed sidewalk/bike path improvements to be extended to connect with the street network of the 
proposed development.

Z-53-19

10.
Townhome units shall be limited to 35’ in height as measured from finish floor elevation to peak of roof.  The
height shall not exceed the height allowed under the height measurement method in Section 1.5.7 and the R-10 District.

A minimum of 15% of the site area shall be designated as Open Space as defined by Article 2.5 of the City of Raleigh 
UDO which may include passive and active open space areas, perimeter buffer areas, tree conservation areas, and 
stormwater control measures.

Owner Signature Print Name 

Owner Signature Print Name 

Owner Signature Print Name 

Owner Signature Print Name 

James Ricks

Michelle Ricks

Rosabelle Thornton

Wilson Thornton Jr.
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ESP Associates, Inc. 
2200 Gateway Centre Blvd., Suite 216  ▪  Morrisville, NC 27560 

919.678.1070  ▪  fax 919.677.1252 
www.espassociates.com 

February 26, 2020 
 
 
 
 
 
John Anagnost 
Comprehensive Planning Division 
Raleigh Department of Planning and Development 
(919) 996-2638 
1 Exchange Plaza, Floor #3 
PO Box 590, Raleigh, NC 27602 
 
Dear John Anagnost, 
 

Pursuant to the requirements set forth in UDO Section 10.2.4.E.2.C, please find 
the following justification for relief from Section 8.3.4.C.4 of the UDO 
requiring a connection to stub street from an abutting property. 
 
The proposed Condition #8 for the R-10 Conditional Use District Zoning 
(Zoning Case Number Z-53-19 Thornton Road) states: 
 
A pedestrian connection to the internal street and sidewalk network shall be 
provided in lieu of the street stub connection at Neuse Forest Road. 
 
As outlined in UDO Section 10.2.4.E.2.C, the offered condition would provide 
for safe, efficient and convenient vehicular and pedestrian access within 
developments without adversely affecting traffic congestion. 
 
Neuse Forest Road is a local residential street with a 50’ right-of-way with 
homes and driveways on both sides of the street.  According to comments 
from existing property owners, on-street parking occurs on both sides of the 
street and neighbors expressed concern at both the neighborhood meeting, 
held on November 26, 2019, and the CAC meetings held on January 14 and 
February 11, 2020, that the connection of any proposed street to Neuse 
Forest Road would result in safety concerns with an increase in traffic on a 
street that is often reduced to one-lane due to on-street parking.   
 
Vehicular circulation from the proposed Thornton Road Townhomes will 
provide for safe, efficient and convenient vehicular access by utilizing a 
principle entrance from Thornton Road into the proposed subdivision.  The 
2030 Comprehensive Plan designates Thornton Road as a 4-Lane, Divided 
Avenue with the ultimate right-of-way of 104’.  Thornton Road currently 
has a 60’ right-of-way section with limited driveways and turn conflicts.  It 
would be a safer, more direct route for the residents of the proposed 
Thornton Road Townhomes to utilize as their route to access Capital  
 



 

ESP Associates, Inc. 
2200 Gateway Centre Blvd., Suite 216  ▪  Morrisville, NC 27560 

919.678.1070  ▪  fax 919.677.1252 
www.espassociates.com 

 
 
 
Boulevard at the existing light at Thornton Road and/or at Perry Creek Road, 
via Wildwood Forest Drive.  
 
Additionally, a second access connection shall be provided at the existing 
stub street, Brambleberry Way in the Castlebury subdivision.  This 
connection will be beneficial by providing a second point of ingress-egress 
for residents and emergency vehicles to the Castlebury Subdivision, which 
currently has only one point of access to the existing 82 units within the 
subdivision via Terra Del Sol Way.  

 
The proposed Thornton Road townhome development will be utilizing both 
the Neighborhood Local Street cross-section, with a right-of-way of 59’ with 
15.5’ parallel parking/travel lanes and the Multi-Family Street cross-section  
with a 22’ right-of-way and head-in parking along both sides of the street.  
The internal street network will provide a direct connection to Thornton 
Road as the principle entrance to the project.  A road connection at Neuse 
Forest Road would benefit neither the residents of the Park at Perry Creek 
nor the future homeowners at Thornton Road.  
 
With the future development of the city park on the property adjacent to the 
proposed Thornton Road Townhomes it is recognized that strong pedestrian 
connections between the existing neighborhoods such as The Park at Perry 
Creek and the future park be established.  The proposed Zoning Condition 
#8 shall provide a pedestrian connection via the current stub street sidewalk 
on Neuse Forest Drive to the sidewalks proposed along the new streets 
within the proposed development.   
 
 
 

 
 
Sincerely, 
 
 

 
 
Kathryn McPherson, PLA, ASLA 
ESP Associates, Inc. 
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REZONING APPLICATION ADDENDUM #1 

Comprehensive Plan Analysis 
OFFICE USE ONLY 

Transaction # 

Rezoning Case # 

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 

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

1. 

2. 

3. 

4. 

PUBLIC BENEFITS 

Provide brief statements regarding the public benefits derived as a result of the rezoning request. 

1. 

2. 

3. 

4.

See Attached Addendum #1    

The proposed rezoning will provide much needed housing in this area of the City 

The proposed rezoning will provide a transition between the industrial site and the existing single-family detached homes.

The proposed rezoning will provide bike and pedestrian connections to surrounding developments and the future City park 
thereby allowing access to the many recreational opportunities including the Neuse River Trail and City Greenway system, 
the WRAL soccer fields, and Falls Lake.

The proposed rezoning would provide adjoining neighborhoods direct access to the future City park.  In addition, once the 
extension of Thornton Road is made to Ligon Mills Road, the neighborhoods will have an alternate route to Wake Forest, 
Rolesville and the Wake County Public Schools to the north and east. 
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REZONING APPLICATION ADDENDUM #2 

Impact on Historic Resources 
OFFICE USE ONLY 

Transaction # 

Rezoning Case # 

The applicant is asked to analyze the impact of the rezoning request on historic 
resources. For the purposes of this section, a historic resource is defined as any site, 
structure, sign, or other feature of the property to be rezoned that is listed in the 
National Register of Historic Places or designated by the City of Raleigh as a landmark 
or contributing to a Historic Overlay District. 

INVENTORY OF HISTORIC RESOURCES 

List in the space below all historic resources located on the property to be rezoned. For each resource, indicate how the 
proposed zoning would impact the resource. 

PROPOSED MITIGATION 

Provide brief statements describing actions that will be taken to mitigate all negative impacts listed above. 

There is no mitigation required for the the project.

The proposed rezoning parcel is not located within or adjacent to a National Register Historic District or a City of Raleigh Historic 
Overlay District.  The site does not include nor is adjacent to any National Register Individually-listed properties or Raleigh 
Historic Landmarks.
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URBAN DESIGN GUIDELINES 

The applicant must respond to the Urban Design Guidelines contained in the 2030 Comprehensive Plan if: 
a) The property to be rezoned is within a "City Growth Center" or “Mixed-Use Center”, or
b) The property to be rezoned is located along a "Main Street" or "Transit Emphasis Corridor"

as shown on the Urban Form Map in the 2030 Comprehensive Plan. 

Urban Form Designation Click here to view the Urban Form Map. 

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 within walking distance of each other. Mixed uses should be arranged in a compact and 
pedestrian friendly form. 
Response: 

2. 
Within all Mixed-Use Areas buildings 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. 
Response: 

3. 
A mixed use area’s road network should connect directly into the neighborhood road network 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 neighborhood(s) to the mixed use area should be possible without requiring travel along a major thoroughfare or 
arterial. 
Response: 

4. 

Streets should interconnect within a development and with adjoining development. Cul-de-sacs or dead-end streets are 
generally discouraged except where topographic conditions and/or exterior lot 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. 
Response: 

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. 
Response: 

6. 

A primary task of all urban architecture and landscape design is the physical definition of streets and public spaces as places of 
shared use. Streets should be lined 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. 
Response: 

N/A

N/A

N/A

N/A

N/A

N/A

N/A
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7. 

Buildings should be located close to the pedestrian-oriented street (within 25 feet of the curb), with off-street parking behind 
and/or beside the buildings. When a development plan is located along a high volume corridor without on-street parking, one 
bay of parking separating the building frontage along the corridor is a preferred option. 
Response: 

8. 
If the site is located at a street intersection, the main building or main part of the building should be placed at the corner. 
Parking, loading or service should not be located at an intersection. 
Response: 

9. 

To ensure that urban open space is well-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. 
Response: 

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 permeable from the sidewalk, allowing passersby to see 
directly into the space. 
Response: 

11. 
The perimeter of urban open spaces should consist of active uses that provide pedestrian traffic for the space including retail, 
cafés, and restaurants and higher-density residential. 
Response: 

12. 
A properly defined urban open space is visually enclosed by the fronting of buildings to create an outdoor "room" that is 
comfortable to users. 
Response: 

N/A

N/A

N/A

N/A

N/A

N/A
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13. 
New public spaces should provide seating opportunities. 
Response: 

14. 
Parking lots should not dominate the frontage of pedestrian-oriented streets, interrupt pedestrian routes, or negatively impact 
surrounding developments. 
Response: 

15. 
Parking lots should be located behind or in the interior of a block whenever possible. Parking lots should not occupy more than 
1/3 of the frontage of the adjacent building or not more than 64 feet, whichever is less. 
Response: 

16. 

Parking structures are clearly an important and necessary element of the overall urban infrastructure but, given their utilitarian 
elements, can give serious negative visual effects. New structures should merit the same level of materials and finishes as that 
a principal building would, care in the use of basic design elements cane make a significant improvement. 
Response: 

17. 
Higher building densities and more intensive land uses should be within walking distance of transit stops, permitting public 
transit to become a viable alternative to the automobile. 
Response: 

18. 
Convenient, comfortable pedestrian access between the transit stop and the building entrance should be planned as part of the 
overall pedestrian network. 
Response: 

19. 

All development should respect natural resources as an essential component of the human environment. The most sensitive 
landscape areas, both environmentally and visually, are steep slopes greater than 15 percent, watercourses, and floodplains. 
Any development in these areas should minimize intervention and maintain the natural condition except under extreme 
circumstances. Where practical, these features should be conserved as open space amenities and incorporated in the overall 
site design. 
Response: 

N/A

N/A

N/A

N/A

N/A

N/A

N/A
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20. 
It is the intent of these guidelines to build streets that are integral components of community design. Public and private streets, 
as well as commercial driveways that serve as primary pedestrian pathways to building entrances, should be designed as the 
main public spaces of the City and should be scaled for pedestrians. 
Response: 

21. 

Sidewalks should be 5-8 feet wide in residential areas and located on both sides of the street. Sidewalks in commercial areas 
and Pedestrian Business Overlays should be a minimum of 14-18 feet wide to accommodate sidewalk uses such as vendors, 
merchandising and outdoor seating. 
Response: 

22. 

Streets should be designed with street trees planted in a manner appropriate to their function. Commercial streets should have 
trees which 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 landscape strip is 6-8 feet. This width ensures healthy street trees, precludes tree roots 
from breaking the sidewalk, and provides adequate pedestrian buffering. Street trees should be at least 6 1/4" caliper and 
should be consistent with the City's landscaping, lighting and street sight distance requirements. 
Response: 

23. Buildings should define the streets spatially. Proper spatial definition should be achieved with buildings or other 
architectural elements (including certain tree plantings) that make up the street edges aligned in a disciplined manner with 
an appropriate ratio of height to width. 
Response: 

24. The primary entrance should be both architecturally and functionally on the front facade of any building facing the primary 
public street. Such entrances shall be designed to convey their prominence on the fronting facade. 
Response: 

25. The ground level of the building should offer pedestrian interest along sidewalks. This includes windows entrances, and 
architectural details. Signage, awnings, and ornamentation are encouraged. 
Response: 

26. The sidewalks should be the principal place of pedestrian movement and casual social interaction. Designs and uses should be 
complementary to that function. 
Response: 

N/A

N/A

N/A

N/A

N/A

N/A

N/A
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REZONING APPLICATION SUBMITTAL REQUIREMENTS ("Rezoning Checklist") 

TO BE COMPLETED BY APPLICANT COMPLETED BY 
CITY STAFF 

General Requirements – General Use or Conditional Use Rezoning YES N/A YES NO N/A 

1. I have referenced this Rezoning Checklist and by using this as a guide,
it will ensure that I receive a complete and thorough first review by the
City of Raleigh

2. Rezoning application review fee (see Fee Schedule for rate)
3. Completed application; Include electronic version via cd or flash drive
4. Two sets of stamped envelopes addressed to all property owners of area
to be rezoned and properties within 500 feet of area to be rezoned (all
applications)
5. Pre-Application Conference
6. Neighborhood Meeting notice and report
7. Trip Generation Study
8. Traffic Impact Analysis
9. Completed and signed zoning conditions
10. Completed Comprehensive Plan Consistency Analysis
11. Completed Response to the Urban Design Guidelines
12. For applications filed by a third party, proof of actual notice to the
property owner
13. Master Plan (for properties requesting Planned Development or Campus
District)
14. Copy of ballot and mailing list (for properties requesting Accessory
Dwelling Unit Overlay)

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted
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MASTER PLAN SUBMITTAL REQUIREMENTS 

TO BE COMPLETED BY APPLICANT COMPLETED BY 
CITY STAFF 

General Requirements – Master Plan YES N/A YES NO N/A 

1. I have referenced the Master Plan Checklist and by using this as a
guide, it will ensure that I receive a complete and thorough first review by
the City of Raleigh

2. Total number of units and square feet
3. 12 sets of plans
4. Completed application; Include electronic version via cd or flash drive
5. Vicinity Map
6. Existing Conditions Map
7. Street and Block Layout Plan
8. General Layout Map/Height and Frontage Map
9. Description of Modification to Standards, 12 sets
10. Development Plan (location of building types)
11. Pedestrian Circulation Plan
12. Parking Plan
13. Open Space Plan
14. Tree Conservation Plan (if site is 2 acres or more)
15. Major Utilities Plan/Utilities Service Plan
16. Generalized Stormwater Plan
17. Phasing Plan
18. Three-Dimensional Model/renderings
19. Common Signage Plan

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted

kmcpherson
Accepted



ESP Associates, Inc. 
2200 Gateway Centre Boulevard  ▪   Suite 216  ▪  Morrisville, NC 27560 

919.678.1070  ▪  fax 919.677.1252 
www.espassociates.com

November 7, 2019 

Re: 5512 Thornton Road 

Neighboring Property Owners: 

You are invited to attend a neighborhood meeting on Tuesday, November 26, 2019. The 
meeting will be held at Abbotts Creek Community Center, 9950 Durant Road, Raleigh, 
NC 27614 and will begin at 6:30 PM.  

The purpose of this meeting is to discuss a potential rezoning of the property located at 
5512 Thornton Road approximately 0.2 mile east of Wild Wood Forest Drive. This site 
is current zoned R-4 and is proposed to be rezoned to R-10. 

The City of Raleigh requires that prior to the submittal of any rezoning application, a 
neighborhood meeting must be held involving the property owners within 500 feet of 
the area requested for rezoning. 

If you have any concerns or questions, you may contact us at (919)-678-1070 

For more information about the rezoning process, you may visit www.raleighnc.gov or 
contact the Raleigh City Planning Department at: (919) 996-2682 
rezoning@raleighnc.gov 

Sincerely, 

J. Adam Ashbaugh, PE, AICP, LEED AP
ESP Associates, Inc.

CC: Mr. Cameron Jones, Terramor Homes 

SUBMITTED DATE: November 8, 2019 
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SUMMARY OF ISSUES 

A neighborhood meeting was held on (date) to discuss a potential 

rezoning located at (property address). 

The neighborhood meeting was held at 

There were approximately (number) neighbors in attendance. The general issues 

discussed were: 

Summary of Issues: 

November 26, 2019

5512 Thornton Road, Raleigh, NC 27616

Abbotts Creek Community Center  9950 Durant Rd.

See Attached Neighborhood Meeting Report



Rezoning Application Addendum #1   5512 and 5514 Thornton Road 

STATEMENTS OF CONSISTENCY 

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

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? 

The request is consistent with the vision, themes and policies of the Comprehensive Plan.   

The Growing Successful Neighborhoods and Communities Theme is supportive of providing new 
growth while conserving the City of Raleigh’s unique neighborhoods. The proposed rezoning to R-10 CU 
is consistent with the surrounding subdivisions.  The Park at Perry Creek, Castlebury and Addison 
Reserve newer subdivision of less than 15 years with densities of 6- 10 units per acre, zoning of R-6, R-
10 and R-10 CU and a mix of single-family detached and townhomes.   

The Expanding Housing Choices Theme, is supportive of providing new, housing options for all residents 
similar to the Addison Reserve, Thornton Reserve and Thornton Creek subdivisions located within ¼ 
mile of the proposed project. The proposed rezoning would provide an option for townhomes which 
are consistent with the variety and mix of housing options within the surrounding neighborhoods.  

The Coordinating Land Use and Transportation Vision Theme which calls for coordinating 
transportation investments with desired land use patterns to plan more effectively for housing, 
employment and retail uses, and for public services. The proposed rezoning will provide connectivity to 
the surrounding neighborhoods at current stub street locations and to Thornton Road.  

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

The site is designated on the 2030 Future Land Use Map as Low Density Residential, which generally 
applies to single-family residential neighborhoods where overall gross densities range from 1 to 6 units 
per acre.  The proposed density of 7.5 DU/AC is slightly higher and consistent with Moderate Density 
Residential designation in adjoining and nearby developments. See response C below. 

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? 

Yes. The proposed rezoning could be established without adversely altering the recommended land use 
and character of the area.  The proposed R-10 CU zoning would allow for moderate residential density 
from 6-10 units per acre. There is an existing townhome development (Addison Reserve) that is zoned 
R-10 adjacent to the site.   The pattern of growth along Thornton Road is a mix of single-family 
detached homes on lots less than 6,000 SF, town homes, and apartments.  There is no current 
development at the R-4 standards.  A zoning condition will be offered to limit the overall density of the 
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property to a maximum of 7.5 units per acre. This density will provide a transition from the single-
family homes, the industrial zoned site and the proposed City of Raleigh park.  

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

 Yes, the proposed site has three street connection points to the adjacent subdivisions with water and 
sewer available.  A City of Raleigh waterline is also located on the property side of Thornton Road. Road 
improvements to Thornton Road will be provided with the development of the project.  Future 
realignment of Thornton Road at the frontage of the property and the proposed City of Raleigh park 
shall be coordinated with the City of Raleigh Transportation and Parks and Recreation Departments.  

FUTURE LAND USE PLAN  

Determination of the conformance of a proposed use or zone with the Future Land Use Plan. 

A. Is the proposal consistent with the Future Land Use Plan? 
 
No, The Future Land Use Plan designation is for Low Density Residential.  However, the proposed 
request for Moderate Density Residential is consistent with adjoining and nearby developments. A 
zoning condition is proposed to limit the maximum density to 7.5 dwelling units per acre or 115 
maximum units.  This moderate density residential use will provide a transition from the existing single-
family subdivision to the industrial use (waste transfer station) across Thornton Road and the future 
city park. Sidewalks, for pedestrian connectivity to the park and thereby, ultimately the Neuse River 
Greenway Trail, and the connection to existing street stubs from the adjoining neighborhoods will   
provide a multi-modal framework for this area. 

GROWTH FRAMEWORK 

The proposed site is not located in a designated City Growth Center nor along an Urban Corridor as shown 
on the Growth Framework Map (Map F-2). 

POLICY GUIDANCE 

The rezoning request is consistent with the following policies: 

Policy LU 1.2:  Future Land Use Map and Zoning Consistency  

The proposed zoning request, from R-4 to R-10 CU is consistent with the Comprehensive Plan and the 
intent of the Future Land Use Map.  It is consistent with the surrounding area land uses of single-family 
residential and townhomes.  There is a parcel of industrial land across Thornton Road and several parcels 
along the road are zoned R-4. A future City park is proposed on the parcel (zoned R-4) to the northeast.  
The Future Land Use Map calls for this parcel to be low density residential (1-6 units per acre).  The 
adjacent parcels comprise three subdivisions with zoning and land use of Low Density Residential (R-6) 
and Moderate Density Residential (R-10 and R-10 CU).  Single family detached homes and townhomes are 
the two housing types in the adjoining neighborhoods.  The proposed rezoning to R-10 CU is consistent 
those land uses and a condition of approval will limit the overall density to 7.5 units per acre.  The site is 
located in the City of Raleigh’s ETJ and will need to be annexed prior to the 1st recorded plat. 
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Policy LU 2.6:  Zoning and Infrastructure Impacts  

The proposed zoning request would not significantly impact the existing and proposed infrastructure 
capacity from what would be allowed under the current zoning. 

Policy LU 4.5: Connectivity 

The proposed rezoning will provide the opportunity to connect to existing street stubs in the Park at Perry 
Creek and Addison Reserve subdivisions with Neighborhood Local Streets.  Multi-family Streets will 
provide the internal street network on a modified grid pattern for the townhome units.  On-street parking 
and sidewalks shall be provided along both sides of these streets with additional stub connections to the 
undeveloped internal parcels.  Pedestrian connections to the future park site and ultimately, to the Neuse 
River Trail greenway and to the existing sidewalks of the adjoining neighborhoods will provide residents 
the opportunities for access to recreational facilities (the City Greenway, Falls Lake, WRAL Soccer fields, 
Horseshoe Park, the Mountain to Sea Trail) and to shopping/restaurants (Sheetz).  

Policy LU 5.6 – Buffering Requirements  

Although the UDO does not require perimeter buffers between the subject properties and those of the 
surrounding neighborhoods, the proposed rezoning shall offer zoning conditions to provide for effective 
physical buffers to minimize impacts to immediately adjacent properties.  The existing 30' Private Access 
Easement, BM 2002, PG 934, shall be preserved as open space/tree save. Upon completion of the public 
road access to the remaining parcels, the access easement shall be abandoned and re-vegetated with 20 
evergreen shrubs/100 LF along the shared property line between the rezoned parcels and the R-6 
subdivision, The Park at Perry Creek.  Tree Conservation Areas will be provided along the common 
property lines with the Castlebury and Addison Reserve subdivisions.  These TCA areas shall be a minimum 
of 20’ wide. 

Policy LU8.1: Housing Variety 

The proposed zoning request is consistent with providing housing choices to a sector of the city that 
recently has seen a surge in growth and the need for additional housing options. New developments in 
this area have sold quickly with little inventory remaining. 

Policy T1.1 Coordination with Transportation Map 

The developers of this project will work with both City of Raleigh Transportation and City Parks and 
Recreation staff to coordinate the alignment and street connections for the proposed future realignment 
and construction of Thornton Road. The connection to the future extension of Thornton Road will provide 
residents of this area an alternate means of access to Wake Forest, Rolesville and the Wake County public 
schools to the north and east of this area. Right of way reservation and/or dedication shall be provided 
along the frontage of Thornton Road.   
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Thornton Road Neighborhood Meeting Summary 

Development Team: 
 

Terramor Homes - Cameron M Jones 
 

ESP Associates - Adam Ashbaugh, Civil Engineer, Planner 
Kathryn McPherson, Landscape Architect, Planner 
Sicong Ma, Landscape Designer 

 

The meeting began at 6:30 PM with Adam Ashbaugh introducing the project team 
and giving a brief overview of the project scope and City of Raleigh’s rezoning 
process. Cameron Jones also gave an overview of Terramor Homes and described 
projects in the vicinity with similar product types and architecture that were being 
developed by Terramor and other builders. 
The floor was then opened for questions. There were over 34 attendees with a variety 
of questions. 

 
The majority of the questions involved the following topics:  

• Traffic and road connections 
• Safety 
• Density & Zoning 
• Buffering between existing neighborhoods and new development.  
• Biodiversity, Environmental Impact Study 
• Runoff and flooding impacts. 

 
Both the developer and the planners responded to the neighbors’ questions and 
concerns. A summary of the public comments and issues raised (Black Text), 
together with the Development Team’s responses (Blue Text) are as follows: 

 
1. Traffic: 

• Many expressed concerns over the amount of cut-through traffic 
from vehicles trying to avoid Thornton Road to access Capital 
Boulevard by using Wild Wood Forest Drive and Perry Creek Road. 

• Concerns also included existing and future traffic flow at the 
intersection of Wild Wood Forest Drive and Perry Creek Road. Will a 
light be added? 

• Wild Wood Forest is very congested during school hours and limited 
turn lanes.  This increases the amount of cut-through traffic to the 
streets in the Park at Perry Creek. 



• Will the new development use Neuse Forest Road and 
Brambleberry Way for access? 

• There were suggestions that new development will increase traffic 
on existing streets that are often narrowed to one-lane due to on-
street parking. 

• Will construction traffic use Neuse Forest Road or Brambleberry for 
access to the site during construction? 
 

Although final site design has not yet been completed, it is expected that 
the main project entrance will be a single point of access to Thornton 
Road and that the project will be required to connect to the existing 
roadway stub-outs from Neuse Forest Road and Brambleberry Way.  The 
applicant has also been working with the City of Raleigh as they 
determine their development plans for the City Park site to the north of the 
subject parcel and the future planned re-alignment of Thornton Rd.  
Provisions will also be made on the site plan for the subject parcel for two 
(2) future potential access points to the re-aligned Thornton Road when 
that project is undertaken by the City.  
 
The Developer and Land Planner will investigate current/recent traffic 
studies at the intersection of Perry Creek Road and Wild Wood Forest 
Drive and NCDOT proposed project in the vicinity that might be planned to 
alleviate existing traffic congestion issues. 
  
Wake County Public Schools controls the access and movement of car-
pool traffic on Wild Wood Forest Drive. It was noted that enhanced cross-
walk and limited left turn movements have been put in place in an attempt 
to ease congestion in front of the school. 
  
The developer will install the construction entrance for construction 
vehicle traffic directly to Thornton Road, and will inform their infrastructure 
and homebuilding contractors that no access will be permitted via the 
existing private access easement along the western property boundary of 
the site nor via the road stubs on Neuse Forest Road and Brambleberry 
Way. 
 

2. Road Connections: 
• How many new connections will be made? 
• Why does the development have to connect to Neuse Forest Road, 

and Neuse Farm Drive? 
• Request for the new development to not connect to Neuse Farm 

Drive and Neuse Forest Road. 



 
It is anticipated that road connections will be required by the City of 
Raleigh to the existing road stubs on Neuse Forest Road and 
Brambleberry Way.  These connections will provide residents of the Park 
at Perry Creek and Castlebury subdivisions access to Thornton Road 
through the proposed development. Both of these road extensions are 
intended to be designed as public Neighborhood Yield Streets in 
accordance with the City of Raleigh Street Design Manual. 
 
The properties to be rezoned will be subdivided such that the new project 
will not directly access the existing Neuse Farm Road stub-out, therefore 
no connection will be made at Neuse Farm Rd. as part of this rezoning 
and site development.  Any future development/rezoning of the remainder 
of Parcel B that abuts the road stub would likely be required to connect at 
that time. 

 

3. Safety 
• Several attendees expressed concerns over the safety of children 

walking to/from Wildwood Forest Elementary School, and that the 
amount of traffic generated from the new development will 
 impact the safety of locals walking in the neighborhoods. 

• The new townhome development will have a potential to increase 
crime. 

Sidewalks are provided along the existing street network on one side and 
new sidewalks shall be provided on both sides of the streets within the 
proposed project.  Sidewalk and pedestrian connections to the future City 
Park property are also intended be provided. 
The proposed development is for the resident occupied ownership of each 
unit. The developer explained that a 10% rental cap is typically placed on  
the neighborhood through the HOA documents. 
 

4. Density & Zoning 
• How many townhomes will be built? 
• Why not keep existing R-4 zoning? 
• Too many townhomes in the area will affect the property value of the 

existing single family detached homes. 

The project is requesting a zoning of R-10 CU (Conditional Use).  This 
zoning allows for development of townhome communities with added 
conditions above the straight R-10 zoning requirements.  R-10 zoning 
allows up to 10 units per acre on 4,000 SF lots and townhomes.   



The R-10 proposed zoning is consistent with existing adjacent 
communities.  The Castleberry Subdivision is zoned R-10 CU and Addison 
Reserve is zoned R-10.  The Park at Perry Creek development to the west 
of the site is zoned R-6. 

Although the R-10 zoning designation would allow for development of up 
to 10 units per acre, however – the applicant has committed that one of 
the proposed conditions will be to cap the density at 7.5 dwelling units per 
acre.  The number of townhomes that could be built under the 7.5 DU/AC 
shall be a maximum of 115 units.   

Keeping the R-4 designation for the entire property is not economically 
feasible.  The portion of the properties that are not included in this 
rezoning application will remain R-4.  There is no other R-4 development 
in the general area of this proposed development. 

The Thornton Road / Wild Wood Forest Road area continues to see new 
residential construction.  Development in this area is market driven and the 
trend since 2005 has been for denser, multi-family developments with a 
mix of townhomes and apartments.  These vacant parcels are next to or 
across the street from the existing industrial waste transfer station.  
Townhome use on the proposed rezoning site would provide a logical 
transition between the R-6 Park at Perry Creek and the industrial site, and 
provide housing options near the future City Park site. 

5. Street buffers, tree save, fence & wall 
• Residents living on Boysenberry Lane and Neuse Town Drive 

expressed concerns over the privacy, sight line, and safety of having 
Townhomes behind their property. 

• There was a request for a 30-foot barrier of existing trees be 
retained between the new development and the Park at Perry 
Creek. 

• There was also a request to evaluate the inclusion of a 6-foot high 
permanent wall or fence between the existing neighborhoods and 
the proposed development. 

 

The majority of the property abutting the Park at Perry Creek development 
will remain with the underlying property owner and is not included in this 
rezoning application.  The developer has worked with this seller to 
abandon the existing access easement that abuts the site and provide 
alternate access once the roadway infrastructure is completed for the 
proposed project.  The abandoned easement and existing drive will be re-
vegetated as a part of the development plan for the project. 



The Developer has also agreed to include a condition with the rezoning 
application to provide a minimum 20’ undisturbed buffer and/or TCA (Tree 
Conservation Area) along the shared perimeter of Parcels A-2 and B-2 
with the Park at Perry Creek and the Castlebury subdivisions except for 
Right-Of-Way openings as necessary for the new road connections and 
required grading/utility easements.  
A 6’ tall wood privacy fence will be added along the shared perimeter of 
R-6 zoned properties in the Park at Perry Creek and Parcel A-2 of the 
proposed development except for Right-Of-Way openings as necessary 
for the new road connections and required grading/utility easements. 
  

6. Biodiversity, Environmental Impact Study 
• Some residents are concerned with biodiversity disturbance. 
• What is the impact of the new development on existing wildlife, 

vegetation, and habitat? 
• Will there be an Environmental Impact Study? 
• Preservation of existing habitat and wildlife. 

 
A detailed wetland and stream evaluation report was conducted by Soil & 
Environmental Consultants, PA which determined that there are no 
jurisdictional streams or wetland areas on the site, and these findings 
were confirmed by the USACE and State of North Carolina Division of 
Water Resources. 
An Environmental Impact Study has not been included as part of the 
rezoning process. However, the developer agreed to work with their 
Environmental consultants to evaluate any endangered species or other 
negative impacts to wildlife prior to the CAC meeting in January, 2020. 

 
7. Runoff, Flooding 

• Castlebury residents are concerned with runoff/stormwater issues 
caused by incorrect pipe sizing for their SCM. Will construction of 
subject site create additional runoff to their system. 

• Will the new construction affect existing floodplain? 

All stormwater runoff generated by the disturbed areas of the proposed 
development are required by City and State regulations and standards to 
be managed on-site.  The project will be designed to exceed the 
requirements set forth by the applicable agencies. 

Design for Stormwater Control Measures (SCMs) will be provided during 
the Construction Drawing review of the site development plan and review 



by both the City and State for compliance with all regulations, standards 
and laws.   

 
8. Other General Comments 

 
• Can the neighbors buy the property for a park? 

The adjoining Neighborhoods could make an offer for the property 
but it is not a feasible option.  The City has plans for a large 
community park on the adjacent land. 

• When and What is the CAC? 
The Citizen Advisory Council is part of the City of Raleigh 
Government that provides a link between residents and the City 
government.   All residents are members of the CAC in which they 
live and may vote on action items.  The CAC is an advisory board 
that reports to the City Council on issues concerning that CAC’s 
region.  The Forestville CAC represents the Thornton Road region 
and meets on the 2nd Tuesday of each month at 7pm at the Abbotts 
Creek Community Center. 



 

ESP Associates, Inc. 
2200 Gateway Centre Boulevard  ▪   Suite 216  ▪  Morrisville, NC 27560 

919.678.1070  ▪  fax 919.677.1252 
www.espassociates.com 

 
 
 
 
 

November 7, 2019 
 
 

 
Re: 5512 Thornton Road 
 
Neighboring Property Owners: 
 
You are invited to attend a neighborhood meeting on Tuesday, November 26, 2019. The 
meeting will be held at Abbotts Creek Community Center, 9950 Durant Road, Raleigh, 
NC 27614 and will begin at 6:30 PM.  
 
The purpose of this meeting is to discuss a potential rezoning of the property located at 
5512 Thornton Road approximately 0.2 mile east of Wild Wood Forest Drive. This site 
is current zoned R-4 and is proposed to be rezoned to R-10. 
 
The City of Raleigh requires that prior to the submittal of any rezoning application, a 
neighborhood meeting must be held involving the property owners within 500 feet of 
the area requested for rezoning. 
  
If you have any concerns or questions, you may contact us at (919)-678-1070 
 
For more information about the rezoning process, you may visit www.raleighnc.gov or 
contact the Raleigh City Planning Department at: (919) 996-2682 
rezoning@raleighnc.gov 
 
 
Sincerely,  
 
 
 
J. Adam Ashbaugh, PE, AICP, LEED AP  
ESP Associates, Inc. 
 
CC: Mr. Cameron Jones, Terramor Homes 
 
 

 
 

SUBMITTED DATE: November 8, 2019 
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