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Case Number: Z-4-13

City of Raleigh Public Hearing
January 15, 2013
(April 15, 2013)

Vicinity Map

6.17 ac from R-6 to NB CUD
Request:



Certified Recommendation 
Raleigh Planning Commission                                     

  CR# 11541 
 
 

Case Information Z-4-13 New Hope Road  
 Location Northeast quadrant of the intersection of New Hope and Buffaloe Road.  

Request Rezone property from Residential-6 to Neighborhood Business 
Conditional Use  

Area of Request 6.17 acres 
Property Owner Fannie B. Buffaloe Trust  

Applicant Dean Marion (919)303-9448 
Citizens Advisory 

Council  
Northeast CAC  

PC 
Recommendation 

Deadline 

July 12th, 2013 

 

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  Neighborhood Mixed Use  
CONSISTENT Policies Policy LU 1.3 – Conditional Use District Consistency  

Policy LU 4.5 – Connectivity 
Policy LU 5.2 – Managing Commercial Development Impacts   
Policy LU 5.4 – Density Transitions  
Policy LU 5.6 – Buffering Requirements  
Policy LU 7.4 – Scale and Design of New Commercial Uses  
Policy EP 8.4 – Noise and Light Impacts  
Policy UD 2.4 – Transitions in Building Intensity  
Policy UD 2.1 – Building Orientation  
Policy UD 2.3 – Activating the Street  
Policy UD 7.3 – Design Guidelines 

Summary of Proposed Conditions 
1. Prohibited Uses  
2. Building height limited to 40 feet 
3. Maximum overall retail square footage of 30,000 sq ft  
4. Fence adjacent to residential uses  
5. Lighting restricted to full-cutoff shielded design 
6. Transit easement  
7. Medium profile signage  
8. Bicycle racks  
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9. Parking location limitations  
10. Sidewalk connectivity  
11. Residential density limited to 37 dwelling units 
12. Building materials and orientation  
13. Transparency and Façade details  
14. Pedestrian improvements  
 

Public Meetings 
Neighborhood 

Meeting 
Public 

Hearing Committee Planning Commission 

9/17/2012 1/15/2013 Date: Action 6/25/13: Approve 
 

 Valid Statutory Protest Petition 
 

Attachments 
1. Staff report 

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 6/25/13.  

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 
Neighborhood Mixed Use. The proposed zoning is 
consistent with this designation.  

2. The request is consistent with applicable 
Comprehensive Plan policies.  

3. The Commission finds that this rezoning request is 
reasonable and in the public interest. Impacts to 
surrounding infrastructure have been sufficiently 
mitigated by the applicant through several zoning 
conditions.  

Motion and Vote Motion: Fleming 
Second: Braun 
In Favor: Braun, Fleming, Mattox, Schuster, Sterling Lewis 
Opposed: Butler, Fluhrer and 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. 
 
 
________________________________  _______________________________6/25/13 
Planning Director  Date  Planning Commission Chairperson Date 
 
 
 
Staff Coordinator:  Stan Wingo stan.wingo@raleighnc.gov  
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Case Summary 

Overview 
The subject property is located in the northeast quadrant of the intersection of Buffaloe and New 
Hope Road. Applicant is proposing to amend the zoning in this location from Residential-6 to 
Neighborhood Business Conditional Use. The Future Land Use Map designates this property as 
being appropriate for Neighborhood Mixed Use.  
 
Applicant has offered several zoning conditions prohibiting the development of certain uses on 
the property, limiting overall size of retail development and prohibiting multifamily development. 
Conditions providing a closed fence adjacent to residential uses, limiting building height and types 
of lighting were also offered by the applicant. The current zoning conditions offered provide 
adequate buffering and transitions to surrounding residential, while also ensuring the size of any 
future retail development on this site is appropriate in scale. While being consistent with most 
Comprehensive Plan policies as well as the Future Land Use Map, outstanding issues remain. 
Significant increases in traffic could result in the development as proposed on the subject 
property.  

Outstanding Issues 
Outstanding 

Issues 
1.   Traffic impacts    
 

Suggested 
Mitigation 

1.  Traffic mitigation.  

 

Zoning Staff Report –Z-4-13 
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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 

Residential-6  Residential-6 Residential-6 Residential-6 Residential-4 
and 
Residential-6  

Additional 
Overlay 

None None None None None 

Future Land 
Use 

Neighborhood 
Mixed 

Low Density 
Residential  

Neighborhood 
Mixed 

Low Density 
Residential  

Low Density 
Residential  

Current Land 
Use 

Vacant  Single family 
residential  

Vacant 
undeveloped 
land 

Single family 
residential  

Single family 
residential  

 
1.2  Current vs. Proposed Zoning Summary 
 
 Existing Zoning Proposed Zoning 
    Residential Density: 37 dwelling units 61 dwelling units  
    Setbacks: 

Front: 
Side: 
Rear: 

 
20 
5 (agg.15) 
20 

 
30 
0 
0 

Retail Intensity Permitted: None 30,000 sq. ft.   
Office Intensity Permitted: None  30,000 sq. ft.  

 
 
The proposed rezoning is: 
 

 Compatible with the property and surrounding area.  
  

 Incompatible.   
     Analysis of Incompatibility: 
 
 
Proposed rezoning request is compatible with the surrounding area. Applicant has provided 
zoning conditions that include provisions to limit retail square footage, building height and lighting. 
Proposed conditions will help to ensure compatible development and provide adequate buffers 
and transitioning to surrounding residential uses.  
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FUTURE LAND USE MAP 
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2. Comprehensive Plan Consistency Analysis 
 
2.1  Future Land Use  
 
Future Land Use designation:  
 
The rezoning request is:  
 

 Consistent with the Future Land Use Map.   
 

 Inconsistent   
     Analysis of Inconsistency: 
 

 
 
2.2  Policy Guidance  
 
The rezoning request is consistent with applicable Comprehensive Plan policies: 

 
2.3 Area Plan Policy Guidance  
 
There are no applicable area plans in this location.  
 

Proposed rezoning is consistent with the Future Land Use Map. Property is designated as 
being appropriate Neighborhood Mixed Use. Request to rezone to Neighborhood Business 
Conditional Use is consistent with this designation.  
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3. Public Benefit and Reasonableness Analysis 

3.1 Public Benefits of the Proposed Rezoning 
 

• Consistent with Future Land Use designation.  
• Would provide opportunity for retail within close proximity to residential.  

 

3.2 Detriments of the Proposed Rezoning 
 

• Potential increases in traffic.  
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4. Impact Analysis 

 
4.1 Transportation 

Primary Streets Classification 

2011 NCDOT 
Traffic 

 Volume (ADT) 

2035 Traffic 
Volume Forecast 

(CAMPO)    

New Hope Road 
Secondary 

Arterial  24,000 34,400    

Buffaloe Road 
Major 

Thoroughfare 14,000 17,600    

Street Conditions             

New Hope Road Lanes Street Width 
Curb and 
 Gutter 

Right- 
of-Way Sidewalks 

Bicycle  
Accommodations 

Existing 5 73' 

Back-to-back curb 
and 

gutter section 100' 
5' sidewalks  

on both sides None 

City Standard 6 89' 

Back-to-back curb 
and 

gutter section 110' 

minimum 5' 
sidewalks  

on both sides 
Striped bicycle lanes  

on both sides 
Meets City  
Standard? NO NO YES NO YES NO 

Buffaloe Road Lanes Street Width 
Curb and 
 Gutter 

Right- 
of-Way Sidewalks 

Bicycle  
Accommodations 

Existing 5 73' 

Back-to-back curb 
and 

gutter section 105' 

5' sidewalk on the 
north side of the 

street 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 NO NO 
Expected Traffic  
Generation [vph] Current  

Zoning  
Proposed  

Zoning Differential       

AM PEAK 36 266 230       

PM PEAK 43 479 436       

Suggested Conditions/ 
Impact Mitigation: 

 
Traffic Study Determination: Staff has reviewed a Traffic Impact Analysis (TIA) report for this 
case. Staff concludes that traffic impacts associated with Z-4-13 will not result in excessive delays 
during the AM Peak hours but anticipate significant congestion at the intersection of Buffaloe 
Road and New Hope Road during the PM Peak hours. Delay for the eastbound approach will 
increase and the level of service will degrade from LOS E to LOS F based on the level of 
development proposed with this case.  
Increased congestion will result 30% increase in delay with degrades of LOS-C to LOS E in the 
westbound direction and LOS E to LOS F in the eastbound direction.  

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

 
Impact Identified: Increased congestion at the Buffaloe Road and New Hope Road 
intersection will result 30% increase in delay with degradation of LOS-C to LOS E in the 
westbound direction and LOS E to LOS F in the eastbound direction along Buffaloe Road.  
 
It should be noted that Policy LU 2.6 of the Comprehensive Plan states that staff should 
carefully evaluate all amendments to the zoning map that significantly increase permitted 
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density or floor area to ensure that impacts to infrastructure capacity resulting from the 
projected intensification of development are adequately mitigated or addressed. 

 
 
 

4.2 Transit 
 
     Applicant has included a transit easement in proposed zoning conditions.   

 
Impact Identified: None 
 

 
 

4.3 Hydrology 
Floodplain  

Drainage Basin  
Stormwater Management Subject to Part 10, Chapter 9 

Overlay District  
 

Impact Identified: None  
 
 

4.4 Public Utilities 
 Maximum Demand 

(current) 
Maximum Demand 

(proposed) 
Estimated 

Remaining Capacity 
Water 21,595 gpd 27,765 gpd  

Waste Water 21,595 gpd 27,765 gpd  
 

Impact Identified:  The proposed rezoning would add approximately 6,170 gpd to the 
wastewater collection and water distribution systems of the City.  There is currently a twenty-
four (24”) inch water main within the New Hope Road and a twelve (12”) inch water main 
within the Buffaloe Road rights-of-way at the property. Sanitary sewer would be required to 
be extended by the petitioner/developer to the property.  The developer must submit a 
downstream sewer capacity study and those required improvements identified by the study 
must be permitted and constructed in conjunction with or 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. 

 
 
 

4.5 Parks and Recreation 
The subject property is not located adjacent to a corridor of the Capital Area Greenway. The 
subject tract does not impact the Recreation Level of Service.  
 
Impact Identified: None 
 

 
4.6 Urban Forestry 
 
Impact Identified:  The property is excess of two acres in size, and tree conservation will be 

required. This rezoning is not expected to have an impact on the application of the  
 Tree Conservation Ordinance 10-2082.14 to the property.  Ordinance requirements should be  
 addressed in priority order as outlined in the ordinance. 
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4.7 Designated Historic Resources 
The subject property is not within a historic district and does not contain any historic 
landmarks.  

 
Impact Identified: None  

 
 

4.9 Appearance Commission 
Proposal is not subject to review by the Appearance Commission.  

 
 
4.10 Impacts Summary 

• Increase in traffic.  
 
 

4.11 Mitigation of Impacts 
• Provide traffic mitigation.  
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5. Conclusions 

 
The proposed rezoning request is consistent with the Future Land Use map. The designation on 
the subject property is Neighborhood Mixed Use. The proposal to rezone to Neighborhood 
Business Conditional Use is consistent with this designation. The applicant has included several 
zoning conditions to help ensure a compatible, smaller scale retail development in this location to 
help serve surrounding residential neighborhoods.  
While the proposal is consistent with the Future Land Use and most Comprehensive Plan 
policies, significant increases in traffic could result from this rezoning request. Policy LU 2.6 of the 
Comprehensive Plan states that staff should 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. 
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