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City of Raleigh 
North Carolina 

 
 
 
TO:  Ruffin L. Hall, City Manager 
 
FROM:  Charles Dillard, Planner II 
  Ken Bowers, AICP, Director, Department of City Planning 
   
DATE:  November 2, 2016 
 
Re: City Council agenda item for November 15, 2016 – Rezoning Z-16-16 (Cypress 

Club Dr.) 
______________________________________________________________________ 
 
The City Council initially authorized the following case for Public Hearing at its meeting 
the evening of November 1, 2016. The hearing was held open to allow the applicant 
time to deliver actual notice to the property owners within the area to be rezoned. The 
item is scheduled to be discussed at the Council meeting on the afternoon of November 
15, 2016.  
 
Z-16-16 8710 Cypress Club Drive, The Cypress of Raleigh, south side of Strickland 
Rd, west of Harvest Oaks Dr., north of Forum Dr. and east of Lead Mine Rd. Approx. 
48.057 acres are requested by Cypress of Raleigh Owners’ Association, Inc. to be 
rezoned from Residential – 6 stories – Conditional Use (R-6-CU) to Planned 
Development (PD). (Staff Contact: Charles Dillard, charles.dillard@raleighnc.gov, 919-
996-2651).
 
The Planning Commission recommends approval of this request (10-0 vote).  
 
The North CAC voted in favor of the proposal on August 16, 2016 (Y-28, N-0). 
 
Attached are the Planning Commission Certified Recommendation (including Staff 
Report), the Petition for Rezoning, the Master Plan document, the Plans set, and the 
Neighborhood Meeting Report.  
 
  





Certified Recommendation 
Raleigh Planning Commission                                     

  CR# 11724 
 

 

 

Case Information Z-16-16  
 Location The Cypress of Raleigh, south side of Strickland Rd, west of Harvest Oaks 

Dr., north of Forum Dr. and east of Lead Mine Rd. 
Address: 8710 Cypress Club Dr. 
PIN: 1708025721 and 1708121469 

Request Rezone property from Residential-6-Conditional Use to Planned 
Development (PD) 

Area of Request 48.057 acres 
Property Owner Cypress of Raleigh Owners’ Association, Inc.  

7101 Creedmoor Road, Suite 142 
Raleigh, NC 27613 

Applicant Joe Whitehouse 
6109 Iris Drive 
Raleigh, NC 27612 

Citizens Advisory 
Council (CAC)  

North 
Michael O’Sullivan (Chairperson) 

PC 
Recommendation 

Deadline 

 
12/26/2016 

 

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

Future Land Use Map Consistency 
The rezoning case is  Consistent    Inconsistent with the Future Land Use Map. 
 

Comprehensive Plan Guidance 
 

FUTURE LAND USE  Medium Density Residential 
URBAN FORM No Designation 

CONSISTENT Policies LU 1.2 – Future Land Use Map and Zoning Consistency 
LU 2.1 – Placemaking 
LU 2.5 – Healthy Communities 
LU 2.6 – Zoning and Infrastructure Impacts 
H 4.2 – Aging in Place 
UD 4.3 – Improving Streetscape Design 
UD 6.1 – Encouraging Pedestrian-Oriented Uses 

INCONSISTENT Policies None Identified 
 

Summary of Proposed Conditions 
Not a Conditional Use Case 
 



  
 

Staff Evaluation 
Z-16-16 / The Cypress                                                                                                                                                       

2 

Public Meetings 
Neighborhood 

Meeting CAC Planning Commission City Council 

6/16/2016 8/16/2016
(Y-28, N-0) 

9/27/2016; 10/11/2016

 
 Valid Statutory Protest Petition (Date Filed: ) 

 
 

Attachments 
1. Staff report 
2. Master Plan 
3. Master Plan Set 
4. Neighborhood Meeting  

Planning Commission Recommendation 
Recommendation Approve (with qualifications) 

City Council may now schedule this proposal for Public Hearing 
or refer it to committee for further study and discussion.  

Findings & Reasons • The proposal is consistent with the Future Land Use 
Map and the Comprehensive Plan, including the Urban 
Form Map.  

• The proposed zoning is reasonable and in the public 
interest. The proposal would allow for development of 
Apartment building types on the property, which are 
already existing.  

• The proposal is compatible with the surrounding area.  
Motion and Vote Motion: Swink 

Second: Terando 
In Favor:  Braun, Alcine, Fluhrer, Hicks, Jeffreys, Lyle, Schuster, 
Swink, Terando and Tomasulo 

 
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. 
 
 
________________________________  ______________________________10/11/16 
Planning Director Date Planning Commission Chairperson Date
 
 
 
Staff Coordinator:  Charles Dillard (919) 996-2651; charles.dillard@raleighnc.gov 
 



  
 

Staff Evaluation 
Z-16-16 / The Cypress                                                                                                                                                       

3 

 

 

Case Summary 

Overview 
The 48.057 acre subject site is located at the southeast corner of the intersection of Strickland 
Road and Lead Mine Road and contains The Cypress of Raleigh, a life care community. The 
Cypress is composed currently of three condominium-style “Villa” buildings, 37 Cottage/Low-rise 
group housing units, a Health Care facility, and a clubhouse and dining facility. The site contains 
a well-developed internal pedestrian network, with considerable landscaping and two large water 
features, in addition a number of smaller water features. An approximately 100 foot wide swatch 
of trees is planted on the site’s western boundary along Lead Mine Road. Additional plantings are 
found along the site’s remaining edges. The site’s road network is also internally-focused, with 
egress provided at two points – on Forum Dr. and Harvest Oaks Dr. The proposal and Master 
Plan includes a narrow strip of land east of Harvest Oaks Dr. that is not developable and is not 
considered for possible tree conservation areas, but that was part of the original property prior to 
development of the Cypress.  
 
The Cypress was developed under a Site Plan approved in 2009 (GH-1-2009), which followed 
initial site plan submittals from 2004 and 2005. During the Citywide remapping, as part of Z-27-
14, the site was rezoned to R-6-CU. The applicant is requesting this rezoning to allow for 
development of Apartment building types, which already existed prior to the R-6 remapping. In 
addition, the site offers a number of uses permitted in the Life Care Community, as defined in 
Section 6.2.3 E of the Unified Development Ordinance. The applicant has an approved building 
permit for one new Villa building, with plans for an additional such building, the completion of 
which will bring the Master Plan to full build-out. It should be noted that any future development 
on the site is subject to site plan review.  
 
Each Planned Development that is proposed in the City must include a base district for purposes 
of establishing use standards. Because life care communities are only permitted in Residential 
Mixed Use Districts (RX) with a special use permit, the proposed PD has Office Mixed Use (OX) 
as its base district. The applicant has requested the following seven modifications, pursuant to 
UDO Secton 4.7.2: 

1. New Streets and Block Perimeter 
2. Use Standards 
3. Building/Structure Setbacks and Build-To 
4. Lot Dimensions 
5. Floor Heights 
6. Transparency 
7. Open Space 

 
The site is designated Medium Density Residential, which permits densities above 14 units per 
acre. While RX is the most appropriate zoning district for such areas, Planned Developments with 
use limitations can also be considered appropriate. This rezoning would permit uses allowed 
under the Life Care Community use definition, which include the following: 

• Recreation; 
• Open space; 

Zoning Staff Report – Z-16-16 
General Use District 
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• Food service; 
• Skilled nursing care; 
• Memory care; 
• Rehabilitation;  
• Assisted living, and; 
• Other personal services 

 
The North CAC voted 28-0 in support of the case.  
 
At the October 11 Planning Commission meeting, the Commission voted to recommend approval, 
with the qualification that the Applicant with provide non-substantive revisions to the Master Plan 
document. The applicant provided those revisions, which are included in the Master Plan 
document. Council first considered the proposal at its Novemebr 1 meeting, at which point the 
hearing was held open to allow the applicant time to deliver actual notice to the property owners 
within the area to be rezoned.  
 
 
 
 
 
 
 
 
 
 
 

Outstanding Issues 

Outstanding 
Issues 

1 .Streetscape requirement  
2. Fire apparatus 
accommodations shall be 
provided.  

Suggested 
Mitigation 

1. Fee-in-lieu at site plan 
stage.  

2. Address at site plan stage. 
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ZONING REQUEST 
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Rezoning Case Evaluation 

1. Compatibility Analysis  
 

1.1  Surrounding Area Land Use/ Zoning Summary 
 
 
 

Subject 
Property 

North South East  West 

Existing 
Zoning 

R-6-CU OX-3-CU/RX-7-
CU/R-4 

R-4/OX-3-CU R-10/R-4 R-4 

Additiona
l Overlay 

None None/None/FWPO
D 

None None None 

Future 
Land Use 

Medium 
Density 

Residential 

Office & 
Residential Mixed 

Use/Moderate 
Density 

Residential 

Low Density 
Residential/ 

Office & 
Residential 
Mixed Use 

Medium 
Density 

Residential 

Moderate 
Density 

Residential/Low 
Density 

Residential 
Current 

Land Use 
Life Care 

Community 
Office/Apartments Vacant/Office Apartments  Apartments/ 

Single-Family 
Residential 

Urban 
Form 

(if 
applicable) 

None None None Mixed Use 
Center 

None 

 
 

1.2  Current vs. Proposed Zoning Summary 
 
 Existing Zoning Proposed Zoning 
    Residential Density: 4.24 units/acre 4.24 units/acre 
    Setbacks: 

Front: 
Side: 
Rear: 

*Apartment Building Type 
10’ 

0’ or 6’ 
20’ 

*Apartment Building Type 
10’ 

0’ or 6’ 
20’ 

Retail Intensity Permitted: Not Permitted Not Permitted 
Office Intensity Permitted: Not Permitted Not Permitted 

 
 
1.3  Estimated Development Intensities 

 
    Existing Zoning       Proposed Zoning* 

Total Acreage 48.06 48.06 
Zoning  R-6-CU PD 
Max. Gross Building SF  
(if applicable) 

463,818* 1,021,398 

Max. # of Residential Units 118^ 204^ 
Max. Gross Office SF Not Permitted Not Permitted 
Max. Gross Retail SF Not Permitted Not Permitted 
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Max. Gross Industrial SF Not Permitted Not Permitted 
Potential F.A.R 0.24* 0.53 
 
The development intensities for proposed zoning districts were estimated using an impact analysis tool. The estimates 
presented are only to provide guidance for analysis.  
*This is the existing buildout on the site today.  
^This is equivalent dwelling units using the UDO provisions for congregate care and rest home. The actual number of 
units existing today is 60 rest home beds (15 du) and 206 congregate care condos (103 du). The proposal would permite 
an additional 172 congregate care condos (86 du). 
 
 
The proposed rezoning is: 
 

 Compatible with the property and surrounding area.  
  

 Incompatible.   
     Analysis of Incompatibility: 
 

 

The proposal would permit additional apartment building-style condominium (“Villa”) units, 
which are currently developed on site, along with townhouse-style condos, medical care 
facilities, and a club house. The surrounding uses are residential and office in nature. As such, 
the proposal can be considered compatible with the property and surrounding area.  
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FUTURE LAND USE MAP 
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URBAN FORM MAP 
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2. Comprehensive Plan Consistency Analysis
 
2.1 Comprehensive Plan 
 
Determination of the conformance of a proposed use or zone with the Comprehensive Plan 
includes consideration of the following questions: 

• Is the proposal consistent with the vision, themes, and policies contained in the 
Comprehensive Plan? 

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

• 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? 

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

 
The proposal can be considered consistent with the vision, themes, and policies contained in the 
Comprehensive Plan. The proposal would allow for a Planned Development with Office Mixed 
Use (OX) as the underlying base district. The proposal limits a number of uses otherwise 
permitted in OX districts, bringing it into consistency with the Comprehensive Plan.  
 
The Future Land Use Map designates the property for Medium Density Residential, in which RX 
is the most appropriate district. Because of the prohibitions on certain uses, and the development 
of the site as a nearly fully contained Life Care Community, the proposal can be considered 
consistent with the Future Land Use Map.  
 
Community facilities and streets appear sufficient to serve the use proposed for the property.  

 
 
2.2 Future Land Use 
 
Future Land Use designation: Medium Density Residential 
 
The rezoning request is:  
 

 Consistent with the Future Land Use Map.   
 

 Inconsistent   
     Analysis of Inconsistency: 
 

 
 
2.3  Urban Form  
 

While the Comprehensive Plan suggests RX is the most appropriate district in such areas, the 
proposal limits some uses otherwise permitted in OX districts. Furthermore, the proposal is for 
a Life Care Community, a development type intended to allow for substantial residential 
densities for the aging population. The non-residential uses permitted in Life Care 
Communities are low-impact and often necessary for a safe and healthy aging community. 
Finally, the Unified Development Ordinance considers Life Care Communities to be a 
“Residential” use.  
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Urban Form designation: N/A                                  
 

 Not applicable (no Urban Form designation)   
 
The rezoning request is:  
 

 Consistent with the Urban Form Map.   
 

 Inconsistent   
     Analysis of Inconsistency: 
 
 
 
2.4  Policy Guidance  
 
The rezoning request is inconsistent with the following policies: 
 
None 
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3. Public Benefit and Reasonableness Analysis 

3.1 Public Benefits of the Proposed Rezoning 
 

• The proposed rezoning would allow for continued development of an established Life 
Care Community that received a Site Plan approval in 2009. 

• The proposal would bring the site into full conformance with zoning. The Citywide 
remapping to R-6 means that a Special Use permit is required for Life Care Communities. 
The PD zoning would allow for all Life Care Community uses without a Special Use 
permit.  

• The proposal increases the inventory of housing for the aging and provides high-quality 
design with opportunities for active living.  

 
 

3.2 Detriments of the Proposed Rezoning 
 

• None 
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4. Impact Analysis 
[Assess impact on public services, facilities, infrastructure, fire and safety, parks and recreation, 
etc.] 

 
4.1 Transportation 

A Traffic Impact Analysis is not required.  
 

Impact Identified: 
1. Fees-in-lieu may be required to meet the streetscape requirements around the 
perimeter of the property. Where 5’ sidewalks exist a fee for an additional 1’ of width 
would be necessary to meet the UDO 6’ sidewalk requirement.  
 

 
 

4.2 Transit 
1. Six Forks Rd is served by GoRaleigh Route 8 Six Forks 

a. Currently the terminal loop is Six Forks to Strickland to Colonnade Center 
b. The Wake County Transit Plan proposes the terminal loop to be Six Forks to 

Lead Mine to Harvest Oaks to Strickland  
2. Please consider dedicating a 15x20' transit easement along Strickland Rd  
3. Please provide a pedestrian connection to the transit easement 
4. If requested by the transit program please consider improving the transit easement 

a. Provide a 15x20' cement pad 
b. Provide a 30' cement landing zone between the back of curb and sidewalk 
c. ADA accessible transit waiting shelter with bench 
d. Litter container 

 
Impact Identified: 

 
 

4.3 Hydrology 
Floodplain    None 

Drainage Basin Mine 
Stormwater Management Article 9.2 of the UDO 

Overlay District none 
 

1. Impact Identified: Site is subject to Storwmater control regulations under Article 9.2 of the 
UDO.  At time of future site plan submittal or permitting, site must demonstrate compliance 
with stormwater regulations.  Existing stormwater devices on site may be utilized to address 
stormwater requirements under previously approved design parameters.  No impacts 
identified. 
 

 
 

4.4 Public Utilities 
 

 Maximum Demand (current) Maximum Demand (proposed) 
Water 21,888 GPD 38,888 GPD 

Waste Water 21.888 GPD 38,888 GPD 
 

Impact Identified: None 
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4.5 Parks and Recreation 
 
1. Site is located between two greenway corridors, connectivity is most feasible along 

Strickland or Forum.   
2. Nearest existing trail access is Baileywick Trail, 0.5 miles.   
3. Recreation services are provided by Baileywick Road Park, 0.7 miles. 

 
Impact Identified: None 

 
 

4.6 Urban Forestry 
 
Impact Identified:  None 

 
 

4.7 Designated 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 

 
 

4.8 Community Development 
The site is not located within a designated Redevelopment Plan area. 
 
Impact Identified: 

 
4.9 Fire Department 

1. The following fire apparatus accommodations shall be determined: 
a. Turn-around (28 feet degree radii) 
b. 20 feet road width 
c. 13 feet, 6 inch clearance 
d. 200 feet total hose length to all parts of the building from the exterior 
e. Driving services supporting 80,000 pounds 

  
 
4.9 Impacts Summary 

1. Streetscape requirement  
2. Fire apparatus accommodations shall be provided 

 
 

4.10 Mitigation of Impacts 
1. Fee-in-lieu at site plan stage.  
2. Address at site plan stage.  
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5. Conclusions 

 
The proposal is consistent with the Comprehensive Plan and the Future Land Use Map. The 
proposal would allow for the full build-out of an approved site plan, including the construction of a 
new “Villa” condominium building that has already received a building permit. The proposed use, 
Life Care Community, serves a growing need in the City.  





 

 

 

 

 

 

 









 


























