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Raleigh Planning Commission                                     

  CR# 11444 

Certified Recommendation 
Case Z-5-12 / Ramblewood Dr   

 
 

Case Information Z-5-12 Ramblewood Dr  
 Location Ramblewood Drive and Six Forks Road 

Size 9.91 acres 
Request Rezone property from R-6 CUD, R-10 CUD, R-10 CUD W/ SHOD-1, R-15 

CUD to R-30 CUD and R-30 CUD w/ SHOD-1 
 

Comprehensive Plan Consistency 
    Consistent    Inconsistent 
 
       Consistent 
Future Land Use 

Designation 
 

 
Medium Density Residential and Moderate Density Residential 

Applicable Policy 
Statements 

 
 
 
 
 
 
 
 
 

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 2.6 – Zoning and Infrastructure Impacts  
Policy LU 4.5 – Connectivity 
Policy LU 5.1 – Reinforcing the Urban Pattern 
Policy LU 5.4 – Density Transitions  
Policy LU 5.6 – Buffering Requirements  
Policy EP 8.4 – Noise and Light Impacts 

 

Summary of Conditions 
 Submitted 

Conditions 
1. The density on the Property shall be restricted to no more than 28 

units per gross acre. 
2. All structures shall be residential in character; minimum roof pitch 

of 3:12. Building materials specified, minimum transparency 
requirements. 

3. Additional setback from Ramblewood Drive for buildings taller than 
40 feet (three feet of additional setback per one foot of building 
height above 40 feet). 

4. All structures shall be no greater than sixty five (65) feet in height. 
5. 20 foot setback along the western edge of the property.  
6. All lighting for any structured parking built on the property shall 

utilize full cutoff light fixtures directed away from adjacent R-4 
zoned residential development. 

 

Issues and Impacts 

Outstanding 
Issues 

1. Unknown how building mass 
and scale will impact low 
density residential areas to 
north across Ramblewood 
Drive 

 

Suggested 
Conditions

1. Address building mass and 
scale in areas adjacent to 
low density residential areas 
to the north across 
Ramblewood Drive 
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Impacts 
Identified 

1. Potential increase in traffic 
2. Potential Increase in transit 

ridership 
3. Potential increase in school 

age children in already 
over-capacity base schools 

Proposed 
Mitigation

1. Restripe westbound 
Ramblewood Drive at 
Lassiter Mill Rd to provide 
separate left-turn & right-
turn lanes. The intersection 
is to be monitored by Public 
Works Department for the 
appropriate time to restripe 
Ramblewood Drive. 

 
Public Meetings 
Neighborhood 

Meeting 
Public 

Hearing Committee Planning Commission 
9/14/11 1/17/12 None 2/14/12: Approve 

 
 Valid Statutory Protest Petition 

 
Attachments 

1. Staff report 
2. Existing Zoning/Location Map 
3. Future Land Use 

 
 

Planning Commission Recommendation 
Recommendation The Planning Commission finds that this case is consistent with 

the Comprehensive Plan and recommends that this case be 
approved in accordance with zoning conditions dated February 
14, 2012. 

Findings & Reasons 1. The request is consistent with guidelines set forth in the 
Comprehensive Plan. The Future Land Use Map 
designates this area as being appropriate for Moderate 
Density Residential and Medium Density Residential. 
The proposed zoning is consistent with these 
designations.  

2. The request is reasonable and in the public interest. 
Rezoning to Residential 30 Conditional Use District and 
Residential 30 Conditional Use District with Special 
Highway Overlay District 1 will have little additional 
impact on surrounding infrastructure, and will provide 
the applicant a broader range of options for 
redevelopment. Applicable policies and guidelines have 
been met.  

3. The proposal is consistent and compatible with the 
surrounding area. While the property is adjacent to low 
density residential, the applicant has provided conditions 
for an increased setback along the western edge of the 
property, additional building setbacks from Ramblewood 
Drive for buildings taller than 40 feet, a maximum 
building height of 65 feet, and requirements for buildings 
to be residential in character. 
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Motion and Vote Motion:  Butler 
 
Second:  Haq 
 
Excused:  Schuster 
 
In Favor: Butler, Buxton, Fleming, Harris Edmisten, Haq, Mattox, 
Sterling Lewis 

 
This document is a true and accurate statement of the findings and recommendations of the 
Planning Commission. Approval of this document incorporates all of the findings of the attached 
Staff Report. 
 
 
________________________________  ______________________________2/14/12  
Planning Director  Date  Planning Commission Chairperson Date 
 
 
 
Staff Coordinator:  Carter Pettibone carter.pettibone@raleighnc.gov    
 
 



Zoning Staff Report - Z-5-12 
Conditional Use District 

 

 
 
 
 

 

Request 
Location SE quadrant of I-440 and Six Forks Road. Ramblewood Drive and 

Six Forks Road 
Request Rezone property from R-6 CUD, R-10 CUD, R-10 CUD W/ SHOD-

1, R-15 CUD to R-30 CUD and R-30 CUD w/ SHOD-1 
Area of Request 9.91 acres 
Property Owner Ramblewood 2005 LLC. Ramblewood Lantern LLC, Delta Durham 

Associates LLC 
PC Recommendation 

Deadline 
April 16, 2012 

 

Subject Property 
 Current Proposed 

Zoning R-6 CUD, R-10 CUD, and R-15 
CUD 

R-30 CUD 

Additional Overlay SHOD-1 SHOD-1 
Land Use Residential Residential 

Residential Density 6, 10, and 15 units per acre 
(max. 130 units) 

28 units per acre (max. 276 
units) 

 
 

Surrounding Area 
 North South East  West 

Zoning R-4 w/ SHOD-1, 
R-10 w/ SHOD-
1. O&I-1 w/ 
SHOD-2, SC w/ 
SHOD-2 

R-4, R-6, R-10 
CUD 

R-4, R-10 CUD, 
R-30 CUD 

R-4 

Future Land 
Use 

Low Density 
Residential, 
Regional Retail 
Mixed Use, 
Office/Research 
and 
Development 

Low Density 
Residential, 
Moderate 
Density 
Residential 

Low Density 
Residential, 
Medium Density 
Residential, 
Moderate 
Density 
Residential, 
Office/Research 
and 
Development 

Low Density 
Residential 

Current Land 
Use 

Low Density 
Residential, 
Multi-Family 
Residential, 
Commercial 

Low Density 
Residential, 
Multi-Family 
Residential 

Low Density 
Residential, 
Multi-Family 
Residential, 
Office 

Low Density 
Residential 
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Comprehensive Plan Guidance 
Future Land Use Medium Density Residential and Moderate Density Residential 

Area Plan n/a 
Applicable 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 2.6 – Zoning and Infrastructure Impacts  
Policy LU 4.5 – Connectivity 
Policy LU 5.1 – Reinforcing the Urban Pattern 
Policy LU 5.4 – Density Transitions  
Policy LU 5.6 – Buffering Requirements  
Policy EP 8.4 – Noise and Light Impacts 

 

Contact Information 
Staff Carter Pettibone, carter.pettibone@raleighnc.gov  

Applicant John Kane, Ramblewood 2005 LLC and Ramblewood Lantern 
LLC, (919) 833-7785 

Citizens Advisory Council Midtown; Patrick Martin, acemar@aol.com, 919-781-0857 
 

Case Overview 
 
The proposal seeks to rezone 9.91 acres currently zoned R-6 CUD, R-10 CUD, R-10 CUD with 
SHOD-1 Overlay and R-15 CUD to R-30 CUD and R-30 CUD w/ SHOD-1 Overlay. The parcels 
are located along Ramblewood Drive near its intersection with Six Forks Road in the southwest 
quadrant of Six Forks Road and Interstate 440. A majority (7.19 acres) of the area under 
consideration is currently is taken up by a portion of the Lantern Square apartments, a 1960’s 
apartment complex consisting of a mix of townhome and garden apartment buildings. Another 
2.24 acres consists of open space and townhouse properties within the Ramblewood Subdivision 
located south of Lantern Square. The final 0.48 acres is an undeveloped parcel located further 
east across Ramblewood Drive near its intersection with Six Forks Road. 
 
The areas zoned R-6 CUD and R-15 CUD received those zoning designations in 2007, as part of 
Z-10-07. The areas currently zoned R-10 CUD and R-10 CUD with SHOD-1 were part of rezoning 
Z-38-05. Both of those cases were brought forth by the applicant of this case. 
 
The applicant has proposed conditions similar to those of Z-10-07, except for proposed density. 
They include a density cap of 28 dwelling units per acre, residential style design requirements for 
buildings, additional setback from Ramblewood Drive for buildings taller than 40 feet, a 65 foot 
height maximum, additional setback along the western property line, and a requirement for 
structured parking lighting to be directed away from adjacent low density residential areas. 
 
The rezoning would allow additional density for an area already primarily zoned for and consisting 
of multi-family residential. An additional 146 residential units could be developed on the subject 
properties with this rezoning. The applicant is currently developing the Ramblewood Subdivision 
with a mix of single-family, townhome, and multi-family housing types, and plans to redevelop the 
entire Lantern Square apartment complex with higher density multi-family dwellings. 
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Exhibit C & D Analysis 
 

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

 
1.1 Future Land Use 

 
The request is generally consistent with the Future Land Use Map, which has a 
majority of the proposed area designated Medium Density Residential. Medium 
Density Residential applies to garden apartments, townhomes, condominiums, and 
suburban style apartment complexes. It would also apply to older neighborhoods with 
a mix of single-family and multi-family housing with gross densities in the 14 to 28 
unit per acre range. The property contains 7.19 acres of land classified Medium 
Density Residential.  
 
The remaining 2.72 acres is designated Moderate Density Residential, which applies 
to some of the city’s older single family residential neighborhoods, along with newer 
small lot single family subdivisions and patio home developments. Other housing 
types would be consistent with this designation as long as an overall gross density 
not exceeding 14 units per acre was maintained. Gross density in these areas would 
be 6 to 14 units per acre. 
 
The proposal calls for 28 units per acre for the proposed area. While the entire 
acreage does not entirely lie within the Medium Density Residential FLUM category, 
the request is generally consistent when looking at the broader context. When 
applying the proposed 28 units an acre towards these 2.7 acres the result would be a 
maximum of 76 units within the Ramblewood Subdivision development to the south. 
The remainder of the Ramblewood development supports 165 units per the 
underlying R-10 zoning. The resulting 165 units for Ramblewood represent a density 
of 12.5 units per acre, which falls within the density range for the Moderate Density 
Residential FLUM category. 
  

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

Policy LU 1.2 - Future Land Use Map and Zoning Consistency  
All conditions proposed as part of a conditional use district (CUD) should be consistent 
with the Comprehensive Plan 

 
The proposal is generally consistent with this policy. See the section above for a 
more detailed analysis. 
  

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 proposal is consistent with this policy. Rezoning conditions provided by the 
applicant are consistent with the Comprehensive Plan. 
  

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. 
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The proposal is consistent with this policy. Development at the proposed density 
would result in a more compact land use pattern on the parcels than there is 
currently. The subject property is located in close proximity to a large mixed use 
development. The rezoning would permit increased densities in the area. The 
increase in residential density would capitalize on the adjacent services without much 
impact to infrastructure.   
  

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 proposal appears to be generally consistent with this policy. Aside from potential 
traffic impacts, there are little additional impacts to infrastructure associated with this 
request. A Traffic Impact Assessment is under review by the City’s Office of 
Transportation Planning. 

 
Policy LU 4.5- Connectivity 
New development and redevelopment should provide pedestrian and vehicular 
connectivity between individual development sites to provide alternative means of access 
along corridors. 

 
The proposal is consistent with this policy. Allister Street, which is part of the 
Ramblewood Subdivision stubs into the south of the proposed parcels. Any 
redevelopment of the subject properties would connect at that point, providing an 
alternate means of accessing the site.  
 

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. 

 
The proposal is not fully consistent with this policy. The properties are in close 
proximity to a regional mixed use center and the zoning classification is in keeping 
with the general character of the area. However, the proposed maximum height of 65 
feet seems to be out of scale with surrounding lower intensity form and character of 
single family residential to the north and west of the site. The applicant is encouraged 
to consider conditions that would address mass and scale to better fit with the 
residential character of the built environment to the north and west. 
 

Policy LU 5.4 - Density Transitions 
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. 

 
The proposal is not fully consistent with this policy. The proposal allows for 
appropriate density transitions to the east and south, yet the change in density to 
adjacent R-4 zoning is rather abrupt. The applicant should consider zoning conditions 
to help ensure an appropriate transition to surrounding low density residential uses. 
 

Policy LU 5.6 - Buffering Requirements 
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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 proposal contains a condition that calls for a larger setback towards lower 
density residential properties to the west. In addition, any development of the subject 
parcels would be required to comply with applicable buffering or screening provisions 
of the City’s Zoning Ordinance. 
 

Policy EP 8.4 - Noise and Light Impacts 
Mitigate potential noise and light pollution impacts from new development on adjoining 
residential properties. 

 
The proposal is consistent with this policy. It contains a condition calling for any 
lighting in structured parking facilities to be directed away from adjacent residentially 
zoned properties. 

  
1.3 Area Plan Guidance 

The site is not located in a portion of the City governed by an Area Plan.   
 

2. Compatibility of the proposed rezoning with the property and 
surrounding area 
 
The area to the north and east surrounding the subject properties contains predominantly 
single-family residences in R-4 zoning districts. Property to the east contains an 
apartment complex, while property to the south is made up of the Ramblewood 
development, containing a mix of residential building types, including multi-family 
buildings. The area proposed for rezoning currently contains 157 apartments. 
 
The applicant states that the proposed rezoning is compatible with surroundings uses, 
including the Regional Mixed Use area immediately north of I-440 made of up of the 
North Hills and North Hill East. 
 
The proposed rezoning is compatible with surrounding areas to the east and south and is 
generally compatible with the broader area, but compatibility with low density residential 
to the west and directly north across Ramblewood Drive could be difficult without 
conditions to address height, mass, and scale of buildings in those areas. 

  
3. Public benefits of the proposed rezoning 

 
The applicant states that the surrounding area and neighbors would benefit by 
redevelopment of the existing Lantern Square apartments. The rezoning would help 
create a higher density infill project in close proximity to transportation, retail, and 
employment. It could also help reduce traffic congestion over a larger area by placing 
high density residential in close proximity to these uses. 

 
4. Detriments of the proposed rezoning 

 
The proposed rezoning will allow for high density residential uses in close proximity to 
single family residential uses and will increase the traffic on the surrounding road 
network. There are also some outstanding issues that remain with this proposal. 
Applicant should consider amended zoning conditions to meet all applicable 
Comprehensive Plan policies and guidelines. 
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5. The impact on public services, facilities, infrastructure, fire and 

safety, parks and recreation, etc. 
 

5.1 Transportation 
 
Primary Streets 

 
Classification 

2009 NCDOT 
Traffic 

 Volume (ADT) 
 

2035 Traffic Volume 
 Forecast (CAMPO) 

  

 
Ramblewood Drive 

 
Residential 

 
N/A 

 
N/A 

   

 
Six Forks Road 

Major 
Thoroughfare 

 
44,000 

 
55,500 

   

Street Conditions       
 
Ramblewood 
Drive 

 
Lanes 

 
Street Width 

 
Curb and Gutter 

 
Right-of-

Way 
 

Sidewalks 
Bicycle  

Accommodations 
 
Existing 

 
2 

 
34' 

Back-to-back curb and 
gutter section 

 
50' 

 
None 

 
None 

 
City Standard 

 
2 

 
31' 

 
Back-to-back curb and 

gutter section 
 

60' 
minimum 5' sidewalks 
on one or both sides 

 
N/A 

Meets City 
Standard? 

 
YES 

 
YES 

 
YES 

 
NO 

 
NO 

 
N/A 

 
Six Forks Road 

 
Lanes 

 
Street Width 

 
Curb and Gutter 

Right-of-
Way 

 
Sidewalks 

Bicycle  
Accommodations 

 
Existing 

 
6 

 
95' 

Back-to-back curb and 
gutter section 

 
<200' 

 5' sidewalks  
on both sides 

 
None 

 
City Standard 

 
4 

 
65' 

Back-to-back curb and 
gutter section 

 
90' 

minimum 5' sidewalks  
on both sides 

Striped bicycle 
lanes  

on both sides 
Meets City 
Standard? 

 
YES 

 
YES 

 
YES 

 
YES 

 
YES 

 
NO 

Expected Traffic  
Generation [vph] 

Current  
Zoning  

Proposed  
Zoning 

Differential    

AM PEAK N/A N/A N/A    
PM PEAK N/A N/A N/A    

Suggested Conditions/ 
Impact Mitigation: 

A TIA has been reviewed by staff. The proposed rezoning will result in a net increase of 84 trips in the AM 
peak and 98 trips in the PM peak. All signalized intersections on Six Forks Rd will operate at LOS-F during the 
PM peak under both current zoning and proposed zoning. The TIA recommends restriping westbound 
Ramblewood Dr at Lassiter Mill Rd to provide separate left-turn & right-turn lanes. The Public Works 
Department should monitor this intersection for possible future restriping. 

   
Additional Information: Neither NCDOT nor the City of Raleigh have any roadway construction projects scheduled in the vicinity of this case. 

       
 
Impact Identified: Traffic Impact Analysis Report has been submitted and reviewed.  
 

5.2 Transit 
There is transit along Six Forks Rd but it is not currently planned to be extended onto 
Ramblewood Drive.  
 
Impact Identified: Transit use may increase on Six Forks Rd. 
 

5.3 Hydrology 
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Floodplain None. 
Drainage Basin Crabtree Creek 

Stormwater 
Management

Subject to Part 10, Chapter 9 

Overlay District None. 
 
Impact Identified: Neuse Riparian Buffers appear to be present on site. 
 

5.4 Public Utilities 
 

 Maximum Demand 
(current) 

Maximum Demand (proposed) 

Water 114,432 gpd 258,615 gpd 
Waste Water 114,432 gpd 258,615 gpd 

 
 
The proposed rezoning will add approximately 144,183 gpd to the wastewater 
collection and water distribution systems of the City.  There are existing sanitary 
sewer and water mains in Ramblewood Drive and Six Spoons Road.  If the rezoning 
requires reconfiguration of the sanitary sewer and/or water mains due to 
redevelopment of the properties, the applicant will be responsible for the realignment 
of the utilities. 
 

5.5 Parks and Recreation 
The subject tract is not located adjacent to a greenway corridor. This site is not 
located within a park search area. 
 
Impact Identified: None 
 

5.6 Urban Forestry  
10-2082.14  Tree Conservation Ordinance does apply to this proposed site. There 
are wooded areas and individual trees on site that fall in 65 ft buffer areas and 65 ft 
of roadways. 
 
Impact Identified:  The density of the proposed site may challenge tree preservation 
requirements. 
 

5.7 Wake County Public Schools 
Under the existing zoning, a maximum of 130 dwelling units can be constructed on 
the sites. The proposed zoning could permit up to 276 units. The increase could 
result in 22 additional elementary school, 13 middle school, and ten high school 
students being enrolled at base schools: 
 

School name 
Current 

Enrollment
Current 
Capacity 

Future 
Enrollment 

Future 
Capacity 

Root 426 108.7% 448 114.3%
Daniels 1,145 101.5% 1,158 102.6%
Broughton 2,045 106.3% 2,055 106.8%

 
 
Impact Identified:  The proposal could result in an increase in the number of school-
age children in the base school area, adding to the over-capacity conditions already 
in effect at the base schools. 
 



 

 
Certified Recommendation 
Case Z-5-12 / Ramblewood Dr 8 

5.8 Designated Historic Resources 
No sites on the National Register of Historic Places and/or Raleigh Historic 
Landmarks are located on or within 1,000 feet of the subject property. 
 
Impact Identified:  The proposed rezoning would not impact the City’s historic 
resources.  

 
5.9 Community Development 

The site is not located within a City redevelopment plan area. 
 
Impact Identified:  None. 
 

5.10 Impacts Summary 
 
• Potential increase in traffic.  
• Potential increase in transit ridership. 
• Potential increase in the number of school age children, adding to already over-

capacity base schools. 
  

5.11 Mitigation of Impacts 
 
• Restripe westbound Ramblewood Drive at Lassiter Mill Road to provide separate 

left-turn and right-turn lanes 
 

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

7. Conclusions 
 
The proposal is generally consistent with the Future Land Use Map and consistent with 
several policies of the Comprehensive Plan. The applicant should consider adding 
conditions that address mass and scale for buildings along Ramblewood Drive. 
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Existing Zoning Map 
 

  
 
 



 

 
Certified Recommendation 
Case Z-5-12 / Ramblewood Dr 10 

Future Land Use Map 
 

 






















































