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Case Information Z-8-10/Cross Link Rd. 
 Location Cross Link Road, west side, at intersection with Dandridge Drive 

Size 1.18 acres 
Request Rezone property from Buffer Commercial to Neighborhood Business 

Conditional Use 
 

Comprehensive Plan Consistency 
Future Land Use Designation Low Density Residential 

Applicable Policy Statements 
Policy LU 1.3—Conditional Use District Consistency 
Policy LU 2.6—Zoning and Infrastructure Impacts 
Policy LU 10.6—Retail Nodes 
Policy UD 5.1—Contextual Design 

 
 
   Consistent    Inconsistent 
 

Summary of Conditions 

Submitted 
Conditions 

1. Lighting to be of full-cutoff design; directed away from residences. 
2. Prohibited uses include automotive service/ repair, bar/ night club/ 

tavern/ lounge, civic/ convention center, day care (child or adult), 
hotel/ motel, indoor movie theater, parking lot/ deck, indoor 
recreational uses, school, and utility service/ substation. 

3. Building height limited to 24 feet. 
4. Building mass limited to two stories; materials restricted to brick/ 

masonry, EIFS, and/ or clapboard siding.  Roofs to be sloped, with 
pitch between 4:12 and 12:12.  Fenestration to be provided on all 
building sides. 

5. Ground-mounted signage limited to 3½ feet in height.  
6. Access limited to one driveway on Cross Link Road (no driveway to 

Dandridge Dr.). 
7. Transit easement offered. 
8. Additional retail and office capped at 4,000 square feet beyond that 

existing; total site retail and office maximum to be 7,600 square feet. 
 



 

 
Certified Recommendation     
Z-8-10/Cross Link Rd.   

Issues and Impacts 
Outstanding Issues  Inconsistency with Future Land Use Map. 

 Address building mass (façade articulation, maximum footprint), 
entrance orientation, fenestration pattern/ minimum percentage per 
side, and parking placement. 

Impacts Identified None identified. 
 
 

Public Meetings 
Neighborhood 

Meetings 
Public 

Hearing Committee of the Whole Planning Commission 

2-8-10 & 3-8-10 4-20-10 5-4-10 Approve 5-11-10 Approve 
 
 

 Valid Statutory Protest Petition 
 

Attachments 
1. Staff Report 
2. Existing Zoning/Location Map 
3. Future Land Use 
4. Southeast Raleigh Streetscape Master Plan (excerpt—Sheet MP-1) 
5. Southeast Raleigh Streetscape Master Plan (excerpt—Sheet MP-8) 

 

Planning Commission Recommendation 
Recommendation The Planning Commission finds that this request is inconsistent 

with the Comprehensive Plan. However, based on the findings 
and reasons stated herein, the commission recommends that 
the request be approved in accordance with zoning conditions 
dated May 11, 2010. 

Findings & Reasons (1) The request is inconsistent with the Comprehensive Plan. 
The Future Land Use Map designates the site for Low 
Density Residential (1 to 6 dwelling units per acre).  
However, the existing zoning would permit up to 10 units by 
right; the proposed rezoning would not increase that figure.  
Likewise under the present zoning, existing non-residential 
square footage on the site could be doubled through 
subdividing the parcel, and subsequently developing the 
second lot.  The proposed rezoning, however, includes 
conditions which could mitigate impacts of site 
redevelopment. 

(2) The request is compatible with surrounding land uses and 
development patterns.  The existing non-residential use has 
been in place for more than 25 years; two adjoining 
neighborhoods have been constructed around it.  Rezoning 
would permit increased intensity of site use, but under 
conditions tempering impacts on adjacent neighborhoods. 

(3) The request is reasonable and in the public interest.  
Rezoning could provide additional goods and services at a 
walkable distance to surrounding neighborhoods; 
redevelopment will require existing site elements to be 
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brought up to current Code.  Those aspects of 
Comprehensive Plan Policy UD 5.1—Contextual Design not 
addressed under the rezoning proposal can be addressed by 
future site plans, which are conditioned to go to public 
hearing. 

Motion and Vote Motion: Bartholomew 
Second: Haq 
 
In favor: Anderson, Bartholomew, Batchelor, Butler, Fleming, 
Haq, Mattox, Mullins,Sterling 

 
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. 
 
 
________________________________  _________________________5/12/10______ 
Planning Director  Date  Planning Commission Chairperson Date 
 
 
 
Staff Coordinator:   Doug Hill; Doug.Hill@raleighnc.gov   
     
 



Zoning Staff Report – Z-8-10 
Conditional Use District 

 

 
 
 
 

 
 

Request 
Location Cross Link Road, northeast corner of intersection with Dandridge 

Drive 
Request Rezone property from Buffer Commercial to Neighborhood Business 

Conditional Use 
Area of Request 1.18 acres 
Property Owner Henry L. and Marjorie M. Niles 

PC Recommendation 
Deadline August 18, 2010 

 

Subject Property 
 Current Proposed 

Zoning BC NB CUD 
Additional Overlay N/A N/A 

Land Use Retail Retail 
Residential Density Maximum of 11 units Maximum of 11 units 

 
 

Surrounding Area 
 North South East  West 

Zoning R-4 R-4; R-6 CUD R-4 R-10 
Future Land 

Use 
Low Density 
Residential 

Low Density 
Residential 

Low Density 
Residential 

Low Density 
Residential 

Current Land 
Use 

Vacant; single-
family residences

Vacant; single-
family residences

Vacant; single-
family residences 

Vacant; single-
family residences 

 
 

Comprehensive Plan Guidance 
Future Land Use Low Density Residential (1-6 du/acre) 

Area Plan N/A 
Applicable Policies Policy LU 1.3—Conditional Use District Consistency 

Policy LU 2.6—Zoning and Infrastructure Impacts 
Policy LU 10.6—Retail Nodes 
Policy UD 5.1—Contextual Design 

 



 

 
Staff Evaluation 
Z-8-10/Cross Link Rd.  2 

Contact Information 
Staff Doug Hill, Doug.Hill@raleighnc.gov 

Applicant Henry L. and Marjorie M. Niles, Ronin2378@yahoo.com  
Citizens Advisory Council South: Norman Camp, 821-4138 

 

Overview 
The applicants request a rezoning from Buffer Commercial to Neighborhood Business Conditional 
Use. The property currently contains a single retail building of approximately 3,600 square feet. 
The rezoning would permit a total of 7,600 square feet of building area. The property is triangular 
in shape, and slopes from south to north. 

Exhibit C & D Analysis 
Staff examines consistency with the Comprehensive Plan, compatibility with the surrounding 
area, public benefits and detriments of the proposal, and summarizes any associated impacts of 
the proposal. 
 

1. Consistency of the proposed rezoning with the Comprehensive Plan 
and any applicable City-adopted plan(s) 

 
1.1 Future Land Use 

The Future Land Use Map designates the property for Low Density Residential 
development (one to six dwelling units per acre).  The current zoning, and that 
proposed, are inconsistent with this designation. 
 

1.2 Policy Guidance 
The following policy guidance is applicable with this request: 

 
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 conditioned uses are inconsistent with the Comprehensive Plan.  The request 
would permit non-residential and moderate-density uses, while the Plan envisions 
Low Density Residential development on the site. 

 
Policy LU 2.6 - Zoning and Infrastructure Impacts 
Carefully evaluate all amendments to the zoning map that significantly increase 
permitted density or floor area to ensure that impacts to infrastructure capacity resulting 
from the projected intensification of development are adequately mitigated or addressed. 

 
The proposed zoning would permit increased floor area and intensity of use.  Existing 
infrastructure is expected to retain sufficient capacity to accommodate such 
increases. 

 
Policy LU 10.6 - Retail Nodes 
Retail uses should concentrate in mixed-use centers and should not spread along 
thoroughfares in a linear "strip" pattern unless ancillary to office or high-density 
residential use. 
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The property is not located in a mixed use center, but mid-point between the centers 
designated at either end of Cross Link Road (i.e., at Rock Quarry Road and Garner 
Road).  The site is situated amid low-density residential development. 

 
Policy UD 5.1 - Contextual Design 
Proposed development within established neighborhoods should create or enhance a 
distinctive character that relates well to the surrounding area. 

 
Components of “residential character” are defined by the City Code of Ordinances 
(Sec. 10-2002), as “Displaying an appearance typical of dwelling units, with respect 
to building height, building mass, building materials, roof form and pitch, and 
fenestration pattern, and may include landscaping, parking, and related site 
features.”  The proposal addresses many of these elements.  Parking is not 
addressed, however.  Parking for the existing establishment is split between the area 
in front of the building and that behind the building.  Building articulation (i.e., the 
extent to which façade planes are broken up by vertical offsets, reveals, or 
projections), as it defines building mass, also is not addressed, nor is note made of 
building entrance orientation.  The existing building and all nearby residences face 
their respective streets.  Fenestration is to be provided on all building sides, but to 
what extent (i.e., minimum percentage of wall area) and glazing pattern (e.g., 
storefront systems) are not noted.   
 

1.3 Area Plan Guidance 
The property is located within the area of the Southeast Raleigh Streetscape Master 
Plan.  The Plan states (as specified on Sheet MP-1, excerpted below) that, at the 
Cross Link/ Dandridge intersection, there is a “landscape easement to be acquired at 
each quadrant of the intersection.”  It further notes there should be transit easement 
provided, which would allow installation of “a shelter with integrated planting” 
following the design shown on Sheet MP-8 (excerpted below).  The plan does not 
specify exact easement dimensions.  The proposal offers a 20-foot by 15-foot transit 
easement. 

 
2. Compatibility of the proposed rezoning with the property and 

surrounding area 
The property currently exists as an island of Buffer Commercial zoning among various 
residential zoning districts. A large undeveloped property to the south and west of the 
subject parcel is zoned O&I-1. The applicant requests a rezoning to Neighborhood 
Business Conditional Use. The existing Buffer Commercial zoning district provides 
development maximums that constrain development. The applicant has provided 
conditions that will lessen the impact of development on neighboring properties.  
 
This property would remain the only instance of retail zoning within one-half mile.  

 
3. Public benefits of the proposed rezoning 

The rezoning could provide additional goods and services to the surrounding 
neighborhoods at a walkable distance.  Redevelopment would require site elements to be 
brought up to current Code (e.g., access, parking, landscaping, lighting); however, those 
improvements could also be accomplished without rezoning. 

 
4. Detriments of the proposed rezoning 

Given that site retail square footage could more than double under the proposal, site-
generated traffic could similarly increase, especially under some permitted uses (e.g., 
bank, eating establishment).  Future building footprints, orientation, façade articulation, 
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fenestration pattern, and parking lot size and location(s) are not addressed.  As the site is 
less than 2 acres, all existing trees could be removed.  Each such consideration could 
impact neighborhood appearance and character. 
 

5. The impact on public services, facilities, infrastructure, fire and 
safety, parks and recreation, etc. 

 
 5.1 Transportation 

Cross Link Road is classified as a collector street (2007ADT - 10,000 vpd) and is 
constructed with a 41-foot back-to-back curb and gutter section with sidewalks on 
one side within a 60-foot right-of-way.  City standards call for 4' bicycle lanes to be 
striped on both sides of Cross Link Road. Dandridge Drive is also classified as a 
collector street and is constructed to City standards with a 41-foot back-to-back curb 
and gutter section with sidewalks on one side within a 60-foot right-of-way.  The 
subject property is within the area of the Southeast Raleigh Streetscape Master Plan. 
The Cross Link Road corridor streetscape plan calls for landscaping, pedestrian 
enhancements, and intersection improvements at Cross Link Road and Dandridge 
Drive.  
 
Impact Identified:  No significant impact to the City’s transportation system is 
expected from the approval this proposal. 
 

 5.2 Transit 
A 20 foot by 15 foot transit easement is conditioned by the proposal. 

 
Impact Identified:  No negative impact to the City’s transit system is expected due to 
this proposal.  

 
 5.3 Hydrology 

 
 
 
 
 
 
Impact Identified:  No significant impact on the City’s hydrology is expected due to 
this proposal. 
 

5.4 Public Utilities 
 

 
 

I
 
Impact Identified:  The proposed rezoning will not impact the wastewater collection 
or water distribution systems of the City of Raleigh.  There are existing sanitary sewer 
and water mains adjacent to the property which the property could connect to the 
public utilities systems. 

 
5.5 Parks and Recreation 

The subject tract is not adjacent to any greenway corridors.  Park needs are met by 
Biltmore Hills Community Park.  
 
Impact Identified:  No impact on the City’s greenways or parks is expected due to 
this proposal. 

Floodplain No FEMA Floodplain present, no alluvial soils 
Drainage Basin Walnut Creek, no Neuse buffers 

Stormwater Management Subject to Part 10, Chapter 9 
Overlay District none 

 Maximum Demand (current) Maximum Demand (proposed) 
Water 8,850 gpd 7,375 gpd 

Waste Water 8,850 gpd 7,375 gpd 
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5.6 Urban Forestry 

This commercial property is less than 2 acres and is not located along a 
thoroughfare; thus there are no Tree Conservation requirements. 
 
Impact Identified:  No major impact on the City’s urban forest is expected due to this 
proposal. 
 

5.7 Wake County Public Schools 
The proposed zoning would result in the same or fewer students being added to the 
number possible under the current zoning conditions. 
 
Impact Identified:  There is no negative impact identified related to Wake County 
Schools.  Non-residential uses permitted under the rezoning could decrease the 
potential school age population originating from this property. 
 

5.8 Designated Historic Resources 
There are no designated historic landmarks located on the site, or within 100 feet of 
the site. 
 
Impact Identified:  No impact on the City’s historic resources is expected due to this 
proposal. 
 

5.9 Impacts Summary 
No significant impacts have been identified. 
 

5.10 Mitigation of Impacts 
(Not applicable.) 
 

6. Appearance Commission 
The proposal is not subject to Appearance Commission review. 
 

7. Conclusions 
The request is inconsistent with the Future Land Use Map, which designates the site for 
residential use.  Applicable policies cite the need for site and building designs compatible 
with the surrounding residential character; several such elements are addressed, but 
others are not. 
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Location/ Existing Zoning Map 
 

Site
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Future Land Use Map 

Site
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Southeast Raleigh Streetscape Master 
Plan (excerpt – Sheet MP-1) 
 
 

 
 
NOTES: 

 

Site
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Southeast Raleigh Streetscape Master 
Plan (excerpts – Sheet MP-8) 
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