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memo 

On October 21, 2021, the City Council continued the public hearing for the following 
item to allow the conditions to be revised. At the time of preparation of this agenda, 
draft revised conditions have been received. The original signed copy has not been 
received. 

Z-67-20 Blue Ridge Road, approximately 3.95 acres located on a portion of 3249 Blue 
Ridge Road. Signed zoning conditions provided on August 19, 2021 would prohibit some 
uses, limit nonresidential use to 60,000 square feet gross area, require a 100-foot 
building setback from the shared property line with PIN 0785850576, require 
nonresidential uses to operate no earlier than 7:00 AM and no later than 8:00 PM, 
require pole-mounted lighting to use full cut-off light fixtures near Blue Ridge Road and 
adjacent townhomes, and require a planted buffer near the rear property line.

Current zoning: Residential-4 (R-4) 
Requested zoning: Office Mixed Use – 3 stories – Parking Limited – Conditional Use 
(OX-3-PL-CU)

The request is consistent with the 2030 Comprehensive Plan. 
The request is consistent with the Future Land Use Map.  
The request is consistent with the Urban Form Map.  

The Planning Commission recommends approval of the request (6-0). On October 5, 
2021, the public hearing was opened and continued to October 19, 2021 to allow the 
conditions to be amended. Revised conditions were not received prior to the October 
19, 2021 meeting. Draft revised conditions have been received prior to publication of 
this agenda.  

In addition to the conditions listed above, the revisions would restrict hours of 
operation for nonresidential uses on Saturday and Sunday to 9:00 AM to 3:00 PM, limit 
building height to two stories within 100 feet of Blue Ridge Road, require a 20-foot 
building setback from Blue Ridge Road, require exterior building lighting to be turned off 

To Marchell Adams-David, City Manager 

Thru Patrick O. Young, AICP, Director 

From Hannah Reckhow, AICP, Senior Planner 

Department Planning and Development 

Date October 25, 2021 

Subject City Council Public Hearing Item: Z-67-20 Blue Ridge Road 
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at night, limit dumpster collection hours to 7:00 AM to 8:00 PM, require a bench and 
bicycle repair station to be installed, and require landscaping along Blue Ridge Road. If 
signed copies are received by the statutory deadline, the City Council may close the 
public hearing and act on the conditions as revised. 

Attached is the draft revised conditions, Planning Commission Certified 
Recommendation (including Staff Report), the previous version of signed zoning 
conditions, the Petition for Rezoning, and the Neighborhood Meeting Report.  
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RALEIGH PLANNING COMMISSION 

CERTIFIED RECOMMENDATION 
CR# 13038 

CASE INFORMATION: Z-67-20 BLUE RIDGE ROAD (PORTION OF) 
Location Approximately one third of a mile north of its intersection with 

Duraleigh Road 
Address: 3249 Blue Ridge Road (portion of) 
PINs: 0785859551 
iMaps, Google Maps, Directions from City Hall 

Current Zoning R-4 
Requested Zoning OX-3-PL-CU 
Area of Request 3.95 acres of 13.89-acre parcel 
Corporate Limits Site is inside corporate limits.  
Property Owner The Summit Church – Homestead Heights Baptist Church Inc. 
Applicant Michael Birch, Longleaf Law Partners 
Council District District E 
PC Recommendation 
Deadline 

August 20, 2021 

SUMMARY OF PROPOSED CONDITIONS 
1. The following uses are prohibited: Multi-unit supportive housing residence; Supportive 

housing residence; Boardinghouse; Dormitory, fraternity, sorority; Emergency shelter 
Type A; Emergency shelter Type B; Special care facility; Cemetery; College, community 
college, university; School, public or private (K-12); Minor Utilities; Major Utilities; 
Telecommunications tower (<250 ft); Telecommunications towner (>250 ft); Day care, 
home; Day care center; Dance, martial arts, music studio or classroom;  Health club; 
Sports academy; Outdoor sports or entertainment facility (<250 seats); Outdoor sports 
or entertainment facility (>250); Overnight Lodging; Commercial parking facility; Remote 
parking facility; Heliport, serving hospital; Heliport, all others; Veterinary Clinic/Hospital; 
Beauty/hair salon; Copy center; Detention center, jail, prison; and Research & 
Development; Congregate care; Continuing care retirement community; Rest home; 
Homestay; Bed and breakfast; and Hospitality house. 

2. There shall be no more than 60,000 square feet of gross floor area for all nonresidential 
use combined.  

3. There shall be a minimum 100' building setback from the shared property line with PIN 
0785-85-0576 (Book of Maps 2004, Page 407, Wake County Registry). 

4. Hours of operation for any nonresidential use shall be limited to between 7:00 AM and 
8:00 PM. This condition shall also prohibit in-patient, overnight medical care.  

https://maps.raleighnc.gov/iMAPS/?pin=0785859551
https://www.google.com/maps/place/3249+Blue+Ridge+Rd,+Raleigh,+NC+27612/@35.825505,-78.7020508,17z/data=!3m1!4b1!4m5!3m4!1s0x89acf67d22457f91:0xa5dbd18eedfbaac8!8m2!3d35.825505!4d-78.699909
https://www.google.com/maps/dir/222+West+Hargett+Street,+Raleigh,+NC/3249+Blue+Ridge+Rd,+Raleigh,+NC+27612/@35.7993091,-78.7091789,13z/data=!3m1!4b1!4m14!4m13!1m5!1m1!1s0x89ac5f6e331ecfd1:0xeaf7980ea41ea577!2m2!1d-78.6430025!2d35.778749!1m5!1m1!1s0x89acf67d22457f91:0xa5dbd18eedfbaac8!2m2!1d-78.699909!2d35.825505!3e0
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Z-67-20 Blue Ridge Rd 

5. Pole-mounted light fixtures shall be of full cut-off design and shall be directed away from 
the Edwards Mill Townhomes. Any pole-mounted light fixtures between the building and 
Blue Ridge Road shall be full cut-off design, and shall be directed away from Blue 
Ridge Road.  

6. If not designated as tree conservation area, there shall be a minimum 15-foot-wide 
buffer area along a portion of the northern property boundary. The buffer area shall start 
between 20 and 40 feet from the property boundary and shall include 4 shade trees and 
15 shrubs per 100 lineal feet. At the time of planning, the shrubs shall be at least 3 feet 
in height with a minimum matures height of 8 feet.  

COMPREHENSIVE PLAN GUIDANCE 
Future Land Use  Institutional 

Urban Form Transit Emphasis Corridor  

Consistent Policies Policy LU 1.2 Future Land Use Map and Zoning Consistency 
Policy LU 1.3 Conditional Use District Consistency 
Policy LU 2.2 Compact Development 
Policy LU 5.2 Managing Commercial Development Impacts 
Policy H 1.8 Zoning for Housing 
Policy UD 1.10 Frontage 

Inconsistent Policies Policy LU 5.1 Reinforcing the Urban Pattern 
Policy LU 8.12 Infill Compatibility 
Policy UD 7.3 Design Guidelines 

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 

First Neighborhood 
Meeting 

Second 
Neighborhood 

Meeting 

Planning 
Commission City Council 

11/23/20; 16 
attendees 

3/10/21; 32 
attendees 

3/23/21; 4/27/21; 
5/27/21; 8/10/21 

6/15/21; 8/17/21 
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PLANNING COMMISSION RECOMMENDATION 
The rezoning case is Consistent 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 increase office and medical entitlement near 
an existing medical office cluster, potentially increasing 
employment opportunities and access to services. The request 
would increase overall residential entitlement and permitted 
housing types, potentially adding to housing supply. 

Change(s) in 
Circumstances 

N/A 

Amendments to the 
Comprehensive Plan 

N/A 

Recommendation The Planning Commission recommends approval of Z-67-20. 

Motion and Vote Motion: Miller 
Second: Rains 
In Favor: Dautel, Elder, Fox, Miller, O’Haver and Rains 

Reason for Opposed 
Vote(s) 

N/A 

 

ATTACHMENTS 
1. Staff report 
2. Rezoning Application 
3. Original Conditions 

This document is a true and accurate statement of the findings and recommendations of the 
Planning Commission. Approval of this document incorporates all of the findings of the 
attached Staff Report and Comprehensive Plan Amendment Analysis. 
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_____________________________________________________ 
Ken A. Bowers, AICP    Date: August 10, 2021 
Planning and Development Deputy Director 
 
    
Staff Coordinator:  Hannah Reckhow: (919) 996-2622; Hannah.Reckhow@raleighnc.gov 

  

mailto:Hannah.Reckhow@raleighnc.gov


  
 

Staff Evaluation 5 
Z-67-20 Blue Ridge Rd 

OVERVIEW 
This is a request to rezone approximately 3.95 acres along Blue Ridge Road from 
Residential-4 (R-4) to Office Mixed Use – 3 stories – Parking Limited – Conditional Use (OX-
3-PL-CU). Proposed conditions prohibit uses normally permitted in OX-, specify 
nonresidential use shall not exceed 60,000 square feet, specify a minimum building setback 
of 100 feet from rear property boundary, specify hours of operation for nonresidential uses, 
and require all pole-mounted light fixtures to be full cut-off design and pointed away from 
adjacent residential use and away from Blue Ridge Road. Proposed conditions also require a 
planted buffer along a portion of the shared boundary with an adjacent residential use.  
The rezoning site is a portion of 3249 Blue Ridge Road, located on the north side 
approximately one third of a mile north of its intersection with Duraleigh Road. The entire 
subject parcel is approximately 13.89 acres and contains The Summit Church. The request 
is for just under 4 acres on the western side of the parcel which currently contain gravel 
parking lots and landscaping.  
The subject site is adjacent to a small office complex zoned OX-3-CU to the west and a 
townhouse development zoned RX-3-CU to the northwest. Farther southwest along Blue 
Ridge Road is a cluster of mixed-use zoning districts, primarily Office Mixed Use, around the 
intersection with Duraleigh Road. North and east of the subject site is St. Paul Christian 
Church and a detached house neighborhood both zoned R-4. South of the subject site along 
Blue Ridge Road is a detached house neighborhood also zoned R-4.  
The requested district OX-3-PL-CU would permit non-residential uses on the site, including 
office and medical. Retail uses would be permitted if located in a multi-tenant building and 
limited to not more than 15 percent of the gross floor area. The request would also remove a 
residential density cap on the site, increasing potential dwelling units from approximately 15 
to 90. The proposed conditions would prohibit uses normally permitted in Office Mixed Use. 
Remaining nonresidential uses – including office and medical – would be limited to 60,000 
square feet of gross floor area and operating between 6:00 AM and 11:00 PM. Any building 
would be required to set back from the rear property boundary at least 50 feet, and pole-
mounted light fixtures would be required to be full-cutoff design and pointed away from the 
Edward Mill Townhomes.   
The requested district includes a Parking Limited frontage, which applies requirements for 
how the building relates to the street. This includes permitting no more than two bays of 
parking between the building and the street, requiring direct pedestrian access to the 
building, and locating the front building façade between 5 and 100 feet from the front 
property line.  

ZONING STAFF REPORT – CASE Z-67-20 
Conditional Use District 
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The rezoning site, along with the adjacent church, is designated as Institutional on the Future 
Land Use Map. Properties to the west are designated as Office & Residential Mixed Use and 
Moderate Density Residential. Properties to the east are designated as Low Density 
Residential. 
Blue Ridge Road is designated as a Transit Emphasis Corridor on the Urban Form Map. The 
site is near the northern portion of a large City Growth Center that extends south to Chapel 
Hill Road.  
Update for April 27: Since the staff report was published on March 23, the applicant has 
revised the zoning conditions. Condition 1 was amended to include additional uses that are 
prohibited, and conditions 2 through 5 have been added. These specify max building size for 
nonresidential uses, apply an hour of operation to nonresidential uses, require a 50-foot 
building setback from the rear property line and full cut-off light fixtures be used. The 
amended conditions adding one consistent policy LU 5.2 Managing Commercial 
Development Impacts, but do not change the consistency with the 2030 Comprehensive 
Plan overall.  
Update for August 10: Since the request was last discussed on May 27, the applicant has 
revised the zoning conditions. Condition 3 has been amended to increase the minimum 
building setback from 50 feet to 100 feet. Condition 4 has been amended to reduce the 
possible hours of operation from 6:00 AM and 11:00 PM to between 7:00 AM and 8:00 PM. 
Condition 5 has been amended to add that pole-mounted lighting shall be full cut-off design 
and pointed away from Blue Ridge Road. Condition 6 was added to require a planted buffer 
along a portion of the shared northwest boundary. These conditions further support 
consistency with policy LU 5.2 Managing Commercial Development Impacts, and do not 
change the consistency with the 2030 Comprehensive Plan.  

OUTSTANDING ISSUES 
Outstanding 
Issues 

1. None Suggested 
Mitigation 

1. N/A 
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COMPREHENSIVE PLAN 
Determination of the conformance of a proposed use or zone with the Comprehensive Plan 
includes consideration of the following questions: 
A. Is the proposal consistent with the vision, themes, and policies contained in the 

Comprehensive Plan? 
Yes, the requested district is consistent with the vision, themes, and policies 
contained in the Comprehensive Plan, including the Future Land Use Map, Urban 
Form Map, and policies related to increasing housing entitlement and compact 
development. In addition, the request is consistent with vision theme Coordinating 
Land Use and Transportation as it increases the mixed-use entitlement along a major 
road corridor.   
The request is inconsistent with policies around the urban form guidelines and 
compatibility with surrounding development, and consistency could be improved 
through conditions that address overall massing of buildings.  

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

The Future Land Use Map specifies Institutional for the site, which includes 
educational, medical, and religious institutions. Campus (CMP) is directly identified 
as an appropriate district; however the proposed district OX-3-PL-CU would permit 
office-focused development that is in line with the designation’s intent.   

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? 

The proposed district would permit development in keeping with the Future Land Use 
Map designation and could be established in a way that does not adversely alter the 
surrounding character. While development to the south of Blue Ridge Road is largely 
one story detached houses, the site is surrounded by a church, office, and two and 
three-story townhouse development as well.  

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

Communities facilities and streets appear to be available to serve the proposed use.  

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

 Consistent with the Future Land Use Map. 
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 Inconsistent 

The subject site is designated as Institutional of the Future Land Use Map. This 
designation is set aside for universities, hospitals and medical complexes, religious 
facilities, and similar large institutions. While institutional uses are permitted in a 
variety of zoning districts, the Comprehensive Plan recommends that these areas in 
a campus setting are zoned Campus (CMP). However, the site is not located in a 
campus setting and the requested district OX-3-PL-CU would increase the number of 
uses typically associated with institutions – including medical, office, and civic uses – 
that would be permitted on the site.  In addition, the OX- district applies limitations on 
other commercial uses not directly envisioned in this designation, such as retail sales 
and restaurant.  

Urban Form  
Urban Form designation: Transit Emphasis Corridor  
The rezoning request is 

 Consistent with the Urban Form Map. 
 Inconsistent 

Overview: Blue Ridge Road is designated as a Transit Emphasis Corridor, which 
recommends a hybrid frontage. The requested district includes Parking Limited, a 
hybrid frontage. 
Impact: Parking Limited requires no more than two bays of parking be located 
between the building and the street, along with other requirements.  
Compatibility: Nearby properties does not have a frontage applied and there is a 
variety of front setbacks. The adjacent church is approximately 300 feet from Blue 
Ridge Road, and most other residential and office development between 30 and 60 
feet from the road. A Parking Limited frontage would permit a front setback between 
5 and 100 feet from Blue Ridge Road.   

Compatibility 
The proposed rezoning is 

 Compatible with the property and surrounding area. 
 Incompatible. 

The requested district OX-3-PL-CU is similar to adjacent zoning to the west and 
similar more broadly to development in the medical hub farther southwest of the site. 
Other adjacent development includes two and three-story townhouses to the north 
and the Summit Church to the west. While there are one-story detached houses to 
the south, this area is separated from the site by Blue Ridge Road. 
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Public Benefits of the Proposed Rezoning 
• The request would increase office and medical entitlement near an existing medical 

office cluster, potentially increasing employment opportunities and access to 
services. 

• The request would increase overall residential entitlement and permitted housing 
types, potentially adding to housing supply.  

Detriments of the Proposed Rezoning 
• The request would increase entitlement and could increase traffic in the immediate 

vicinity.  

Policy Guidance  
Key policies are directly related to changes in zoning and are used to evaluate rezoning request consistency. They 
are marked with an orange dot (). 
The rezoning request is consistent with the following policies: 

 Policy LU 1.2 Future Land Use Map and Zoning Consistency 
The Future Land Use Map shall be used in conjunction with the Comprehensive Plan policies 
to evaluate zoning consistency including proposed zoning map amendments and zoning text 
changes. 

• The Future Land Use Map designates the site as Institutional. The category 
recommends uses such as universities and colleges, religious institutions, and 
medical uses as appropriate uses. While the requested district is not CMP, it would 
facilitate many of the uses named for this category while limiting other commercial 
uses such as retail.  
 

 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 proposed zoning conditions do not conflict with Comprehensive Plan policies.  
 

 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. 

 Policy H 1.8 Zoning for Housing 
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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. In areas characterized by detached houses, accommodations should be made for 
additional housing types while maintaining a form and scale similar to existing housing. 

• The proposed district OX-3-PL-CU would increase entitlement on the site and permit 
more compact development. This includes increase residential entitlement, from 
approximately 15 to 90 possible dwelling units.   

 
Policy LU 5.2 Managing Commercial Development Impacts 
Manage new commercial development using zoning regulations and through the conditional 
use zoning and development review processes so that it does not result in unreasonable and 
unexpected traffic, parking, litter, shadow, view obstruction, odor, noise, and vibration  
impacts on surrounding residential areas. 

• The requested district includes zoning conditions that may curb noise and light 
impacts of the permitted uses. Specifically, the proposed conditions would limit the 
hours of operation for nonresidential uses, require full cutoff light fixtures, and require 
landscaping along a portion of a shared boundary with an adjacent residential use.  
 

 Policy UD 1.10 Frontage 
Coordinate frontage across multiple sites to create cohesive places. Encourage consistency 
with the designations on the Urban Form Map. Development in centers and along corridors 
targeted for public investment in transit and walkability should use a compatible urban form. 

• While the surrounding property generally does not have a frontage applied, the 
proposed district OX-3-PL-CU includes a Parking Limited frontage, which is 
consistent with the Urban Form Guidance for Blue Ridge Road.  

 
The rezoning request is inconsistent with the following policies: 

 Policy LU 5.1 Reinforcing the Urban Pattern 
New development should acknowledge existing buildings, and, more generally, 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. 

 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. 
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• While the proposed district is similar to adjacent and nearby zoning to the west, and 
the Parking Limited frontage included in the district would allow a setback similar to 
properties to the south and east, it would permit development that varies in form and 
massing from the surrounding area. The proposed conditions limit nonresidential 
uses to 60,000 square feet, however current development in the area includes one-
story detached houses with pitched roofs and one-story brick office buildings. 
Consistency could be improved by limiting total building size, massing of individual 
structures, and/or design elements to align with surrounding development.  
 

 Policy UD 7.3 Design Guidelines 
The Design Guidelines in Table UD-1 shall be used to review rezoning petitions and 
development applications for mixed-use developments; or rezoning petitions and 
development applications along Main Street and Transit Emphasis Corridors or in City 
Growth, TOD and Mixed-Use Centers, including preliminary site plans and development 
plans, petitions for the application of Downtown Overlay Districts, Planned Development 
Districts, and Conditional Use zoning petitions. 

• While the request is consistent with guidelines 1, 14, and 17, the development would 
permit parking between the building and the street and may not transition in form to 
the surrounding area. The requested district is inconsistent with guidelines 2, 6, 7, 
and 15, and is inconsistent with UD 7.3 overall. Consistency could be improved by 
further limiting parking between the building and the street or specifying a transition 
in massing to surrounding area.  

Guideline 1 All mixed-use developments should generally provide retail (such as 
eating establishments, food stores, and banks), and other uses such as 
office and residential within walking distance of each other. Mixed uses 
should be arranged in a compact and pedestrian-friendly form. 

Guideline 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. 

Guideline 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. 

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

Guideline 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. 

Guideline 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. 

 

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

Summary: The site has a higher than average walk score, likely for its proximity of 
residential uses to office uses along Blue Ridge Road and near the intersection with 
Duraleigh Road. Similarly, the transit score is higher the city-wide average, likely for service 
by GoRaleigh Route 27 along Blue Ridge Road.  

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

(million BTU) 
Permitted in this project? 

Detached House 82.7 No 

Townhouse 56.5 Yes 

Small Apartment (2-4 units) 42.1 Yes 

Larger Apartment 34.0 Yes 
Source: U.S. Energy Information Administration, 2015 survey. Statistics for residential structures in the South. 

Summary: The requested district would permit more energy efficient housing types, 
including townhouse and apartment types.  
 
 

 City Average Site Notes 

Transit Score 30 40 Higher than city-wide average. 

Walk Score 30 54 Higher than city-wide 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: While the request does not include subsidized units, it would increase overall 
housing entitlement including variety of building types.  
 

Does it add/subtract 
from the housing 
supply? 

Adds The request would increase potential 
dwelling units from approximately 15 to 90.  

Does it include any 
subsidized units? 

No  

Does it permit a variety 
of housing types beyond 
detached houses? 

Yes The request would permit townhouse and 
apartment housing types.  

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

N/A  

Is it within walking 
distance of transit? 

Yes GoRaleigh Route 27 

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



  
 

Staff Evaluation 18 
Z-67-20 Blue Ridge Rd 

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 
This site contains the Crabtree Creek-Tributary D Corridor. If this site were developed under 
its existing residential zoning UDO 8.6.1 would require dedication of a greenway easement. 
If it is developed non-residential use then it will only require a greenway reservation. At the 
time of a subdivision or site plan, this corridor will require the reservation of a 75-foot wide 
greenway easement, measured from waterbody top of bank, along the entire length of the 
water body within the property boundary (UDO Sec. 8.1.6(A)). Nearest existing park access 
is provided by Laurel Hills Park (0.9 miles) and Glen Eden Pilot Park (0.9 miles).  Nearest 
existing greenway trail access is provided by House Creek Greenway Trail (0.9 miles). 
Current park access level of service in this area is graded an A letter grade. 
Impact Identified: None 

Public Utilities 
 Maximum Demand 

(current use) 
Maximum Demand 

(current zoning) 
Maximum Demand 
(proposed zoning) 

Water 6,971 3,750 22,500 

Waste Water 6,971 3,750 22,500 

Impact Identified:  
1. The proposed rezoning would add approximately 15,529 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 
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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 Crabtree 

Stormwater Management UDO 9.2 

Overlay District None 

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

Transit 
The Z-67-20 site is currently served by GoRaleigh route 27. This service operates every 30 
minutes and is planned to be made frequent through the Wake Transit Plan in the future. 
Stops are within a tenth mile of the site. 

Transportation 
Location 

The Z-67-20 site is located in west Raleigh on Blue Ridge Road between Duraleigh and Glen 
Eden Roads. 
Area Plans 

The Z-67-20 site is directly adjacent to, but outside of, the Arena-Blue Ridge Area plan. This 
area plan involves area between I-40 and I-440 from Western Boulevard and Hillsborough 
Street on the South to Wade on the North, including portions of Blue Ridge Road and parts 
of Edwards Mill Road on the north.  It includes a focus on developing the Blue Ridge Road 
corridor into a vibrant, well-connected mixed-use district. 
Existing and Planned Infrastructure 

Streets 

Blue Ridge Road is designated as a two-lane divided avenue in the Street Plan (Map T-1 of 
the Comprehensive Plan). It is maintained by the City of Raleigh.  
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In accordance with the UDO Section 8.3.2, the maximum blocker perimeter for an OX-3 
zoning district is 3,000 feet and a dead-end street length of 400 feet. The existing block 
perimeter is approximately 11,600 feet. If two disconnected sections of Edgemont Drive were 
connected, the block perimeter would be approximately 5,700 feet.  
Pedestrian Facilities 

Sidewalks are not complete on Blue Ridge Road, but they are planned with the Blue Ridge 
Road Widening project. Tier 3 site plan or subdivision approval requires sidewalk 
construction in accordance to UDO Article 8.5. 
Bicycle Facilities 

In the vicinity of the Z-67-20 Site, there are existing bicycle lanes on sections of Glen Eden 
Road and Morningside Drive. The bikeway on Glen Eden Road connects to the House Creek 
Greenway Trail approximately one mile from the site. A shared use path is planned to be 
installed with the Blue Ridge Road Widening project. This bikeway will connect to the 
Crabtree Creek Greenway Trail.  
Blue Ridge Road is designated for a separated bike lane in the Raleigh Long Term Bike Plan 
(Map T-3 of the Comprehensive Plan). 
Access 

Access to the Z-67-20 site is from Blue Ridge Road.   
Other Projects in the Area 

The Blue Ridge Road widening project will widen the segment of Blue Ridge Road between 
Duraleigh Road to Crabtree Valley Avenue to three lanes and will also add sidewalks and a 
shared-use path. The project is estimated to be complete in Fall 2023. 
The Blue Ridge Road Bicycle and Pedestrian Improvement Project, located 1.25 miles 
southwest of the site, will add a multi-use path along Blue Ridge Road from Trinity Road the 
Reedy Creek Greenway Trail and a create protected intersection at the intersection of Reedy 
Creek Road and Blue Ridge Road. The project is estimated to be completed in Summer 
2022. 
The Lake Boone Trail Sidewalk project, located 0.75 miles southwest of the site, is adding 
350 Feet of missing sidewalk out the south side of Lake Boone trail. This project is currently 
in the construction phase. 
One and a half miles south of the site, NCDOT will be widening Wade Avenue to six lanes 
from I-40 to I-440. The project is estimated to be completed in 2027. 
Traffic Impact Analysis (TIA) 

Determination 

Based on the Envision results, approval of case Z-67-20 would increase the amount of 
projected vehicular peak hour trips for the site as indicated in the table below.  The proposed 
rezoning from R-4 to OX-3-PL-CU is projected to generate 92 new trips in the AM peak hour 



  
 

Staff Evaluation 21 
Z-67-20 Blue Ridge Rd 

and 90 new trips in the PM peak hour.  These values do not trigger a rezoning Traffic Impact 
Analysis based on the trip generation thresholds in the Raleigh Street Design Manual. 

Z-67-20 Existing Land Use Daily AM PM 

Vacant 0 0 0 

Z-67-20 Current Zoning Entitlements Daily AM PM 

Residential 142 11 15 

Z-67-20 Proposed Zoning Maximums Daily AM PM 

Office Mixed Use 955 103 105 

Z-67-20 Trip Volume Change 
(Proposed Maximums minus Current Entitlements) 

Daily AM PM 

814 92 90 

Urban Forestry 
The proposed rezoning does not impact Urban Forestry UDO requirements.  
Impact Identified: None 

Impacts Summary 
There are minimal impacts at the rezoning stage.  

Mitigation of Impacts 
No mitigation of Z-67-20 is needed at the rezoning stage.  
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CONCLUSION 
Rezoning request Z-67-20 would rezone a 3.95 portion of 3249 Blue Ridge Road from R-4 to 
OX-3-PL-CU. This would permit non-residential uses and increase the residential entitlement 
on the site. While the requested district would permit development that differs in massing and 
form from the surrounding area, the request is consistent overall with the 2030 
Comprehensive Plan. This includes the Future Land Use Map, Urban Form Map, and 
policies regarding compact development along major roads and increasing housing 
entitlement. The request is also consistent with the vision theme of Coordinating Land Use 
and Transportation.  
 

CASE TIMELINE 
Date Action Notes 

12/3/20 Application submitted  

12/29/20 Initial staff review provided  

2/18/21 Application complete  

3/23/21 Planning Commission review 
begins 
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APPENDIX 

SURROUNDING AREA LAND USE/ ZONING SUMMARY 
 SUBJECT 

PROPERTY NORTH SOUTH EAST WEST 

Existing 
Zoning R-4 RX-3-CU R-4 R-4 OX-3-CU; 

RX-3-CU 
Additional 
Overlay - - - - - 

Future  
Land Use Institutional 

Medium 
Density 

Residential 
Low Density 
Residential 

Institutional; 
Low Density 
Residential 

Office & 
Residential 
Mixed Use 

Current 
Land Use Undeveloped Residential Residential Religious Office; 

Residential 

Urban Form 
Transit 

Emphasis 
Corridor 

Transit 
Emphasis 
Corridor 

Transit 
Emphasis 
Corridor 

Transit 
Emphasis 
Corridor  

Transit 
Emphasis 
Corridor  

CURRENT VS. PROPOSED ZONING SUMMARY 
 EXISTING ZONING PROPOSED ZONING 

Zoning R-4 OX-3-PL-CU 
Total Acreage 3.95 3.95 
Setbacks: 

Front 
Side 
Rear 

20’ 
10’ 
30’ 

5’ – 100’ 
0’ or 6’ 

50’ 
Residential Density: 3.80 22.78 
Max. # of Residential Units 15 90 
Max. Gross Building SF  30,000 105,396 
Max. Gross Office SF Not Permitted 60,000 
Max. Gross Retail SF Not Permitted 14,475 
Max. Gross Industrial SF Not Permitted Not Permitted 
Potential F.A.R. 0.17 0.61 

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

3.95 ACRES 
 
 
LYING AND BEING in City of Raleigh, Wake County, North Carolina, and being the western 
portion of New Lot 1, containing 3.95 acres, more or less, located on the southwest side of that 
line depicted as "OLD LOT LINE", as shown on that map entitled "RECOMBINATION MAP OF 
PROPERTIES OF FIRST ASSEMBLY OF GOD OF RALEIGH, INC.", by John Y. Phelps, 
Professional Land Surveyor, dated February 28, 2005, and recorded in Book of Maps 2005, Page 
965, said portion being more particularly described as follows, according to said map: 
 
BEGINNING at a point on the northwestern margin of Blue Ridge Road (SR 1670), said point 
being the easternmost corner of property known as Blue Ridge Commons Office Condominium 
(PIN No. 0785.12-85-7032); 
 
Thence running with the line of said Blue Ridge Commons Office Condominium property North 
34 degrees 16 minutes 00 seconds West 564.07 feet to a point; 
 
Thence running North 04 degrees 39 minutes 08 seconds East 381.27 feet to a point; 
 
Thence along said "OLD LOT LINE" South 34 degrees 40 minutes 09 seconds East 850.53 feet to 
a point on the northwestern margin of said Blue Ridge Road; 
 
Thence along the margin of said Blue Ridge Road South 53 degrees 21 minutes 09 seconds West 
245.71 feet to the POINT OF BEGINNING. 

















REZONING OF PROPERTY CONSISTING OF +/- 4.00 ACRES, 
LOCATED ON THE NORTH SIDE OF BLUE RIDGE ROAD, EAST OF ED DRIVE, 

IN THE CITY OF RALEIGH 
 

REPORT OF MEETING WITH ADJACENT PROPERTY OWNERS ON 
NOVEMBER 23, 2020 

 
Pursuant to applicable provisions of the Unified Development Ordinance, a meeting was held 
with respect to a potential rezoning with adjacent property owners on Monday, November 23, at 
5:00 p.m. The property considered for this potential rezoning totals approximately 4.00 acres, 
and is located on the north side of Blue Ridge Road, east of Ed Drive, in the City of Raleigh, 
having Wake County Parcel Identification Number 0785-85-9551 . This meeting was held 
virtually on Zoom with an option to call in by telephone. All owners of property within 500 feet 
of the subject property were invited to attend the meeting. Attached hereto as Exhibit A is a 
copy of the neighborhood meeting notice. A copy of the required mailing list for the meeting 
invitations is attached hereto as Exhibit B. A summary of the items discussed at the meeting is 
attached hereto as Exhibit C. Attached hereto as Exhibit D is a list of individuals who attended 
the meeting.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 



EXHIBIT A – NEIGHBORHOOD MEETING NOTICE 
 
 

 
 

 

 
 

 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



EXHIBIT B – NOTICE LIST 
 

 
 

 

 

 
 
 
 
 
 
 
 
 

 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
EXHIBIT C – ITEMS DISCUSSED 

 
1. Will the ultimate use be a medical office that dissuades abortions? 
2. What types of uses are prohibited? 
3. The proposed square footage of the use? 
4. Will there be artist renderings of the proposed building? 
5. The differences between the Office use and Medical use? 
6. A portion of the property has been used by Edwards Mill Townhomes for 

walking/recreation 
7. Overflow parking for Summit Church. How will Church park all guests once this land is 

sold? 
8. The reasoning for proposing a mixed-use district? 
9. Noise from commercial uses off Ed Drive 
10. Parking for adjacent office uses, currently leasing spaces from Summit Church 
11. Has a survey been included in the rezoning petition? 
12. The rezoning process, generally 
13. How wide is the existing tree area 
14. Send neighborhood meeting report to neighbors 
15. Copy of the recording available to residents 
16. Would Summit Church pay property taxes on the land for the years it owned? 
17. Purpose of the rezoning 

 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 

 



EXHIBIT D – MEETING ATTENDEES 
 

1. Janet Clayton 
2. Jay Alvi 
3. Dave Wysochanski 
4. Greyson Katkaveck 
5. Mike Maniscalco 
6. Bill Jackson 
7. Donald Belk 
8. Kim Kamens 
9. Virginia Cleary 
10. Cindy Godwin 
11. Emily Buccola 
12. Bo Hargrave  
13. Brent Thompson 
14. Anna Tucci 
15. Debora Siler  
16. Daniel Raymond  

  



REZONING OF PROPERTY CONSISTING OF +/- 3.95 ACRES, 
LOCATED ON THE NORTH SIDE OF BLUE RIDGE ROAD, EAST OF ED DRIVE,  

IN THE CITY OF RALEIGH 
 

REPORT OF MEETING WITH ADJACENT PROPERTY OWNERS ON 
MARCH 11, 2021 

 
Pursuant to applicable provisions of the Unified Development Ordinance, a meeting was held with 
respect to a potential rezoning with adjacent property owners on Wednesday, March 10, at 5:00 
p.m. The property considered for this potential rezoning totals approximately 3.95 acres, and is 
located on the north side of Blue Ridge Road, east of Ed Drive, in the City of Raleigh, having 
Wake County Parcel Identification Number 0785-85-9551. This meeting was held virtually on 
Zoom with an option to call in by telephone. All owners of property within 1,000 feet of the subject 
property were invited to attend the meeting. Attached hereto as Exhibit A is a copy of the 
neighborhood meeting notice. A copy of the required mailing list for the meeting invitations is 
attached hereto as Exhibit B. A summary of the items discussed at the meeting is attached hereto 
as Exhibit C. Attached hereto as Exhibit D is a list of individuals who attended the meeting.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 



EXHIBIT A – NEIGHBORHOOD MEETING NOTICE 
 

 
 
 

 

 
 
 
 
 



 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 



EXHIBIT B – NOTICE LIST 
 

 
 

 



 

 

 
 



 
 
 
 
 
 



 
 

 
 
 
 



 
 

 
 
 
 



 
 
 
 
 
 



 

 
 
 
 
 



 
 
 
 
 
 



 

 
 
 
 
 



 
 
 
 
 

 



 
 
 
 
 
 



 
 
 
 
 
 



 
 
 
 
 
 



 
 
 
 
 
 



 
 
 
 
 
 



 
 
 
 
 
 



 
 

 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



EXHIBIT C – ITEMS DISCUSSED 
 
1.  The rezoning approval timeline and construction timeline 
2. Proposed mitigation of light pollution from parking lot to adjacent residences  
3. Timing of site plan submittal in relation to a rezoning request  
4. Anticipated impervious surface  
5. Proposed height limit in feet and stories, and the comparison to surrounding zoning districts 
6. Proposed stormwater mitigation measures for impervious surface runoff  
7. Anticipated traffic from an office use  
8. Practices and regulations for noticing neighbors of neighborhood meetings and City of 
Raleigh hearings  
9. Proposed size of the office building  
10. This rezoning case did not trigger a Traffic Impact Analysis at the rezoning stage 
11. Various ways that rezoning applicants can provide some degree of assurances to neighbors 
through zoning conditions  
12. The minimum parking ratio for the Office use  
13. Potential impacts to those residents across Blue Ridge Road, and their ability to exit their 
driveways 
14. Potential impacts to existing trees on the Property 
15. Anticipated number of tenants within 
16. Potential impacts to vacancies of other nearby office buildings  
17. The existing ridership of bus routes along Blue Ridge Road 
18. Proposed buffering from the Edwards Mill Townhome 
19. The existing strip of Property used by the Townhome residents, and the anticipated future of 
said path 

  



EXHIBIT D – MEETING ATTENDEES 
 

1. Patrick Faulkner (Applicant) 
2. Hannah Reckhow (City of Raleigh) 
3. Worth Mills (Longleaf Law Partners) 
4. Kaline Shelton (Longleaf Law Partners) 
5. Pixel 4 
6. Bruce Kohler 
7. Daniel Siler 
8. James Bralley 
9. Dave Wysochanski 
10. Brent Thompson 
11. Carolyn Skowron 
12. Daryl and Susan Bowman 
13. David Wagner (Summit Church) 
14. Fadia Iskander  
15. Gerri Miller 
16. Jeff Hobart 
17. Jennifer Luff 
18. Kay Moore 
19. Kristen Maniscalco  
20. Leslie Blanchard  
21. Mario Milano 
22. Miriam Andrews 
23. Ron Hanson 
24. Tim Berry 
25. William and Sally 
26. Valspain 
27. Patricia Marbois 
28. Edward Pickens 
29. Gerry Mee 
30. Bill Studabaker 
31. Icarus  
32. JP 
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