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Existing Zoning Map
Case Number: Z-30-12

City of Raleigh Public Hearing
October 16, 2012

(January 14, 2013)

Vicinity Map

2.36 acres O&I-1 CUD (Amended Conditions) 
Request:



Certified Recommendation 
Raleigh Planning Commission                                     

  CR# 11498 

Certified Recommendation 
Case Z-30-12/ Blue Ridge Rd. & Harden Rd.   

 
 

Case Information Z-30-12 Blue Ridge Rd. and Harden Rd. 
 Location The property is located in the northeastern quadrant of the intersection of 

Blue Ridge and Harden Roads. 
Size 2.36 acres 

Request Amend conditions associated with a property zoned O&I-1 CUD. 

 

Comprehensive Plan Consistency 
The rezoning case is  Consistent    Inconsistent with the 2030 Comprehensive Plan. 

 
A checked box signifies consistency with the applicable 2030 Comprehensive Plan policy: 
 
       Consistent 
Future Land Use 

Designation 
 

 
Office, Research and Development 

Applicable Policy 
Statements 

 
 
 
 

 

Policy LU 1.2 – Future Land Use Map and Zoning Consistency  
Policy LU 1.3 – Conditional Use District Consistency  
Policy LU 6.4 – Bus Stop Dedication 
Policy LU 7.1 – Nodal Development 
 

 

Summary of Conditions 
 Submitted 

Conditions 
1. Reimbursement for right-of-way 
2. Size of building 
3. Provisions of sidewalks 
4. Limitations for vehicular ingress/egress 
5. Descriptions and extent of street protective yards and tree 

protection areas 
6. Provision for future dedication of transit easement 
7. Cross-access offered to adjacent property 
8. Prohibit residential uses 

 

Issues and Impacts 
Outstanding 

Issues 
1.  No outstanding issues Suggested 

Conditions
1. 
 

Impacts 
Identified 

1.    No impacts have been 
identified 

Proposed 
Mitigation

1. 
 

 

Public Meetings 
Neighborhood 

Meeting 
Public 

Hearing 
Committee Planning Commission 

May 31, 2012 Oct 16, 2012 Date:  Date: Action 
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 Valid Statutory Protest Petition 

 
Attachments 

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

 
 

Planning Commission Recommendation 
Recommendation 1. The Planning Commission finds that the proposed 

rezoning is consistent with the Comprehensive Plan. 
Based on the findings and reasons stated herein, it 
recommends that the request be approved in 
accordance with zoning conditions dated November 13, 
2012. 

Findings & Reasons 1. The proposed rezoning request is consistent with the 
Future Land Use Map and is consistent with all 
applicable Comprehensive Plan Policies.  

2. The request is reasonable and in the public interest. The 
Applicant has provided several zoning conditions that 
mitigate impacts associated with the proposal. Therefore 
rezoning to Office and Institution-2 Conditional Use as 
conditioned will have no additional impact on 
surrounding infrastructure, and will provide the applicant 
a broader range of uses for redevelopment.  

3. The proposal is consistent and compatible with the 
surrounding area.  

Motion and Vote Motion: Mattox  
 
Second: Buxton  
 
In Favor:  Buxton, Fleming. Fluhrer, Harris Edmisten, Haq, 
Mattox, Schuster, Terando 

 
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. 
 
 
________________________________  _______________________November 13, 2012 
Planning Director  Date  Planning Commission Chairperson Date 
 
 
 
Staff Coordinator:  James Brantley james.brantley@raleighnc.gov   
     
 
 



        Zoning Staff Report – Case Z-30-12 

Conditional Use District 

 

 
 
 
 

 

Request 
Location The property is located in the northeastern quadrant of the 

intersection of Blue Ridge and Harden Roads. 
Request Amend conditions associated with a property zoned O&I-1 CUD. 

Area of Request 2.36 acres 

Property Owner Harden Road Associates, LLC 

PC Recommendation 
Deadline 

January 14, 2013 

 

Subject Property 
 Current Proposed 

Zoning O&I-1 CUD O&I-1 CUD (change of 
conditions) 

Additional Overlay n/a n/a 

Land Use office office 

Residential Density 15 (max. number of units:  35) Residential not allowed 
 
 

Surrounding Area 
 North South East  West 

Zoning O&I-2 R-4 O&I-1 CUD O&I-1 

Future Land 
Use 

Office, research 
and development 

Office, research 
and development 

Office, research 
and development 

Office, research 
and development 

Current Land 
Use 

Office Single family 
dwelling 

Office Office 

 
 

Comprehensive Plan Guidance 
Future Land Use Office, research and development 

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 6.4 – Bus Stop Dedication 
Policy LU 7.1 – Nodal Development 
 

 

Contact Information 
Staff James Brantley, james.brantley@raleighnc.gov, 919-996-2651 
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Applicant Beth Trahos, 434 Fayetteville Street, Suite 2800, Raleigh NC, 
27601 

Citizens Advisory Council Northwest CAC, Jay M. Gudeman, 919-789-9884 
jay@kilpatrickgudeman.com 

 

Case Overview 
The proposal seeks to change the zoning conditions on a single property, currently approved for 
all uses allowed in the O&I-1 zoning district.  The property is occupied by a two story office 
building with surface parking and a 50’ street protective yard along the entire southern side of the 
property, that side that faces Harden Road, and a 20’ street protective yard along the property’s 
western edge, at Blue Ridge Road.  The property is located on the southern edge of a mixed use 
community center (as designated on the Comprehensive Plan Growth Framework Map) that 
includes the Rex Medical Complex and several office buildings.  The primary change in the 
conditions, which were initially established by Z-60-99, is to remove the requirement for a 50’ 
wide street yard on the site’s southwestern street frontage, facing Harden Road.  The removal of 
this street yard would allow for an expansion of the existing surface parking lot.  The southeastern 
portion of the 50’ wide street yard would be unchanged. The conditions also offer cross-access to 
the property to the northeast, and prohibit residential uses. 

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 proposal is consistent with the Future Land Use Map designation for Office, 
Research and Development uses. 
 

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  

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

Policy LU 6.4 
Bus Stop Dedication 
The City shall coordinate the dedication of land for the construction of bus stop facilities 
within mixed-use centers on bus lines as part of the development review and zoning 
process.  

 
Consistent.  Provisions have been made for provision of a transit easement. 

 
Policy LU 7.1 
Nodal Development 
Discourage auto-oriented commercial “strip” development and instead encourage 
pedestrian-oriented “nodes” of commercial development at key locations along major 
corridors. Zoning and design standards should ensure that the height, mass, and scale of 
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development within nodes respects the integrity and character of surrounding residential 
areas and does not unreasonably impact them.  

 
Consistent.  The proposal concentrates more intense development adjacent to 
similarly intense development and at a designated mixed use center. 
 
 

1.3 Area Plan Guidance 
 

n/a 
 

2. Compatibility of the proposed rezoning with the property and 
surrounding area 
The proposal is not for a change of use but for reduction of the size of the landscaped 
area along Harden Road.  Although the property to the south is currently used for a single 
family house on 6.99 acres, it is anticipated that all of the land immediately adjacent to 
the site of this request will eventually be developed for office buildings per the Future 
Land Use map. 

 
3. Public benefits of the proposed rezoning 

Reduction of the size of the landscaped area will allow for addition parking serving the 
office building on the site. 
 

4. Detriments of the proposed rezoning 
Harden Road is the western entrance to the Meredith Woods neighborhood.  Extensive 
landscaping on the subject property provides a visual transition between the numerous 
office buildings along Blue Ridge Road and the Meredith Woods neighborhood. 
 

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

 
Primary Streets 

 
Classification 

2011 NCDOT 
Traffic 

 Volume (ADT) 

2035 Traffic Volume  
Forecast (CAMPO) 

 

 
Blue Ridge Road 

Major 
Thoroughfare 

 
25,000 

 
37,500 

   

 
Harden Road 

 
Collector Street 

 
N/A 

 
N/A 

   

Street Conditions       

 
Blue Ridge Road 

 
Lanes 

 
Street Width 

Curb and 
 Gutter 

Right- 
of-Way 

 
Sidewalks 

Bicycle  
Accommodations 

 
Existing 

 
4 

 
67' 

Back-to-back 
curb and 

gutter section 

 
95' 

 
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 

 
Harden Road 

 
Lanes 

 
Street Width 

Curb and 
 Gutter 

Right- 
of-Way 

 
Sidewalks 

Bicycle  
Accommodations 

 
Existing 

 
2 

 
35' 

Back-to-back 
curb and 

gutter section 

 
60' 

5' sidewalks on 
north 

side of the street 

 
None 
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City Standard 

 
2 

 
41' 

Back-to-back 
curb and 

gutter section 

 
60' 

minimum 5' 
sidewalks 

on one side 

 
N/A 

Meets City 
Standard? 

 
YES 

 
NO 

 
YES 

 
YES 

 
YES 

 
N/A 

Expected Traffic  
Generation [vph] 

Current  
Zoning  

Proposed  
Zoning 

Differential    

AM PEAK 104 104 0    

PM PEAK 140 140 0    

Suggested Conditions/ 
Impact Mitigation: 

Traffic Study Determination: Staff has reviewed a trip generation differential report for this 
case and a traffic impact analysis study is not recommended for Z-30-12.   
 

   
Additional 
Information: 

The City has major streetscape improvement project planned within the vicinity of this case. 

       

 
Impact Identified: None 
 

5.2 Transit 
The future Blue Ridge Connector will operate on this section of Blue Ridge Rd. 
Please dedicate a 15x20’ transit easement along Blue Ridge Rd. 
 
Impact Identified: This zoning change will not have significant impact on transit 
demand in this area.  
 

5.3 Hydrology 
 

Floodplain none 

Drainage Basin House Creek 

Stormwater 
Management

Subject to Part 10, Chapter 9 

Overlay District none 
 
Impact Identified: No impacts identified.  Subject to Part 10, Chapter 9 Stormwater 
Regulations. 
 

5.4 Public Utilities 
 

 Maximum Demand 
(current) 

Maximum Demand (proposed) 

Water 7,670 gpd 8,750 

Waste Water 7,670 gpd 8,750 
 
There is presently an existing eight (8”) inch sanitary sewer main within the Harden 
Road right-of-way and sixteen (16”) inch and eight (8”) inch water mains in Blue 
Ridge Road and Harden Road rights-of way, respectively.  The subsequent 
development of the property would use these mains for connection to the City’s 
wastewater collection and water distribution systems.  Down stream sanitary sewer 
improvements may be required, by the City, of the developer depending upon the 
actual use. 
 
Impact Identified: There is presently an existing eight (8”) inch sanitary sewer main 
within the Harden Road right-of-way and sixteen (16”) inch and eight (8”) inch water 
mains in Blue Ridge Road and Harden Road rights-of way, respectively.  
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Redevelopment of the property would use these mains for connection to the City’s 
wastewater collection and water distribution systems.  Such redevelopment could 
have an adverse impact on the wastewater collection and water distribution systems 
of the City.  Down stream sanitary sewer improvements will be required by the City of 
the petitioner/developer, depending upon the actual use.  Upon redevelopment the 
petitioner/developer must submit a downstream sanitary sewer capacity study and 
those required improvements identified by the study must be permitted and 
constructed in conjunction with of prior to the proposed development being 
constructed.  Verification of available capacity for water fire flow is required as part of 
the Building Permit submittal process.  Any water system improvements required to 
meet fire flow requirements will also be required.  
 
 
 

5.5 Parks and Recreation 
The subject tract is not located adjacent to a greenway corridor. The proposed 
rezoning will not impact the recreation level of service 
 
Impact Identified: None.  
 

5.6 Urban Forestry 
The parcel is larger than two acres and is thus subject to the tree protection and 
conservation laws—code sections 10-2072 and 10-2082.14.  The Landscape 
Ordinance requires all parking spaces to be within 50 ft. of a tree trunk and 1 
tree/2,000 sf of impervious area in addition to the street protective yard tree planting 
of 1 shade tree /50 linear ft.  The street yard can range from 7 to 25 ft. wide.  Each 
ordinance-required tree has to have a minimum 350 sf.  The more soil and 
landscaped area the healthier the trees. 
 
The proposed re-zoning has no impact on tree conservation. 
 
 

 
5.7 Designated Historic Resources 

N/A 
 
5.8 Community Development 

N/A 
Impact Identified: 
 

5.9 Impacts Summary 
No impacts have been identified except for the loss of a landscaped buffer between 
the subject property’s parking lot and Harden Road. 
 

5.10 Mitigation of Impacts 
Additional planting may be provided in the remaining strip of earth north of Harden 
Road. 
 

6. Appearance Commission 
N/A 
 

7. Conclusions 
 

The effects of this rezoning are minimal.  The aesthetic quality of the site and the Harden 
Road corridor could potentially be compromised.



 
Certified Recommendation 
Case Z-30-12/ Blue Ridge Rd. & Harden Rd. 6 
 

Existing Zoning Map 
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Future Land Use Map 

 


























