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Certified Recommendation 
Raleigh Planning Commission                                     

  CR# 11554 

Staff Evaluation 
Case Z-26-13 - Hillsborough Street   

 
 

Case Information Z-26-13 - Hillsborough Street 
 Location 3000 block of Hillsborough Street, south side;  

0 block of Concord Street, east side; and  
100 block of Friendly Drive, west side 
 
Addresses:  
3027, 3023, 3021, 3017, 3013, & 3009 Hillsborough Street;  
3 & 7 Concord Street; 110 & 114 Friendly Drive 
 
PINs:  
0794525466, 0794526405, 0794526454, 0794526454, 
0794527402, 0794527471, 0794529334, 0794526361, 
0794526197, 0794528290, 0794528161 
 

Request Rezone NB, O&I-2, & IND-2 with PDD & PBOD, and NB CUD 
with PBOD, all w/ SRPOD, to NX–5–UL CU w/ SRPOD 

Area of Request 4.281 acres± 
Property Owner Stanhope 2013 LLC 

Applicants Lacy H. Reaves: 919-821-6704; lreaves@smithlaw.com  
T. J. Barringer: 919-719-5435; tbarringer@kanerealtycorp.com  

Citizens Advisory Council  Wade: Mike Rieder, Chairperson: 919-755-1352; 
Mrieder1945@gmail.com 

PC Recommendation 
Deadline 

December 6, 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 USES Neighborhood Mixed Use/ High Density Residential 
CONSISTENT Policies Policy LU 1.2 Future Land Use Map and Zoning Consistency 

Policy LU 1.3 Conditional Use District Consistency 
Policy LU 4.7 Capitalizing on Transit Access 
Policy LU 6.4 Bus Stop Dedication 
Policy LU 10.3 Ancillary Retail Uses 
Policy LU 10.6 Retail Nodes 
Policy UD 4.5 Improving the Street Environment 
Policy UD 5.1 Contextual Design 
Policy UD 6.1 Encouraging Pedestrian Oriented Uses 
Policy UD 7.3 Design Guidelines 
Policy AP-SV 1 Hillsborough Street Building Frontages 

mailto:lreaves@smithlaw.com
mailto:tbarringer@kanerealtycorp.com
mailto:Mrieder1945@gmail.com
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Policy AP-SV 13 Stanhope Village Parking Design 
 

INCONSISTENT Policies Policy AP-SV 2 Concord Street as a Public Space 
Policy AP-SV 3 Concord Street Land Uses 
Policy AP-SV 4 Residential Uses 
Policy AP-SV 5 Entry Stoops for Stanhope Village Housing 
Policy AP-SV 6 Stanhope Village Balconies 
Policy AP-SV 7 Concord Street Flexible Shoulder Zone 
 

 

Summary of Proposed Conditions 
1. Ninety-five percent of off-street parking contained in parking structure, wrapped by heated 

space, with no vehicles on top level of deck visible from ground level at rights-of-way, and 
no vehicular entrance from Hillsborough Street. 

2. Building side on Hillsborough Street to extend the entirety of right-of-way (side may or may 
not abut right-of-way). 

3. Setback an average of at least 6 feet provided above first floor along Hillsborough Street, 
varying in width at least 4 feet every 80 feet; average stepback of at least 10 feet within 100 
feet of Concord Street right-of-way. 

4. Transit shelter with trash container offered on Hillsborough Street. 
5. Building materials restricted on Hillsborough Street façade and 100 feet back along Concord 

Street and Friendly Drive. 
6. Signage restricted. 
7. Benches specified and required on Hillsborough Street. 
8. Trash receptacles specified and required on Hillsborough Street. 
9. Sidewalk pavers specified. 
10. Trip Generation limited to equivalent of 660 residential units and 50,000 sf of retail. 
 
 

Public Meetings 
Neighborhood 

Meeting 
Public 

Hearing Committee Planning Commission 

8/12/13 11/5/13  10/22/13 
 

 Valid Statutory Protest Petition 
 

Attachments 
1. Staff report 
2. Applicant Responses to Design Guidelines for Mixed Use Areas (Table UD-1) 

Planning Commission Recommendation 
Recommendation The Planning Commission finds that the proposed rezoning 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 October 8, 2013. 

Findings & Reasons 1. The proposal is consistent with the Future Land Use Map, 
which designates this area for Neighborhood Mixed Use and 
High Density Residential development. 

2. The proposal is consistent with most applicable policies of the 
Comprehensive Plan, although it has not addressed several 
prescriptive policies of the Area Plan.  However, it is 
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reasonable and in the public interest; e.g., unlike the current 
zoning, conditions provide for a continuous streetwall along 
Hillsborough Street.  

3. The proposal is compatible with the surrounding area.  
Conditions maintain or enhance the compatibility of the site 
with adjacent uses and development. 

Motion and Vote Motion:  Swink 
Second:  Braun 
In Favor:  Braun, Buxton, Fleming, Lyle, Sterling Lewis, Swink 
and Terando 
Opposed: 

 
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. 
 
________________________________  _____________________________10/22/13 
Planning Director  Date  Planning Commission Chairperson Date 
 
 
Staff Coordinator:  Doug Hill, Doug.Hill@raleighnc.gov   

mailto:Doug.Hill@raleighnc.gov


 

 

 

Case Summary 

Overview 
The proposal seeks to revise existing zoning provisions to permit an alternative build-out of the 
subject site.  The majority of the site has been cleared in anticipation of previously-approved 
development plans (SP-125-07 & SP-43-11); the exceptions are several one-story commercial 
buildings at the Hillsborough/ Concord intersection, which are part of the West Raleigh National 
Register Historic District. 

For the past decade, most of the site has been subject to the provisions of Planned 
Development District (PDD) Master Plans, which most recently guided the construction of the 
Valentine Commons student housing mid-rise to the south (Section “A” of the current Master 
Plan).  Amendments to the PDD approved in March, 2013 (Z-37-12/ MP-2-12) permitted 
increased height and density in the northern portions of the PDD area (Master Plan Sections B 
and C).  The present proposal seeks to remove the PDD from the two northern portions, plus 
rezone the contiguous property immediately east (at the intersection of Hillsborough Street and 
Friendly Drive), mostly recently rezoned as Z-12-11.  (Between the time of that rezoning and the 
recent PDD amendments, a site plan, SP-43-11, was approved which includes the Z-12-11 area.) 

The entire site is also subject to streetscape and parking standards of the Stanhope 
Center Pedestrian Business Overlay District.  That overlay district would be removed under the 
current rezoning request, but several of its streetscape provisions have been directly incorporated 
into zoning conditions (e.g., style of benches, trash receptacles, and pavers), and other 
streetscape improvements must follow the adopted streetscape plan per UDO Sec. 8.5.1.F.  The 
site is also fully within the Special Residential Parking Overlay District, which will remain in place. 

The proposal incorporates several aspects of the present zoning: a height cap of five 
stories/ 75 feet, site parking mostly contained in a deck structure, and the stated intention of 
mixing land uses. 

The rezoning case is consistent with the Future Land Use Map and the general policy 
guidance of the citywide Elements.  Consistent with the Stanhope Village Area Plan, the proposal 
conditions a continuous building wall along Hillsborough Street (unlike the Master Plan, which 
maps a surface parking area mid-block).  However, several other design-focused policies of the 
Area Plan remain to be addressed. 

Outstanding Issues 

Outstanding 
Issues 

1. Unaddressed Area Plan 
policies. 

2. Potential impacts on 
downstream sewer capacity 
and fire flow needs. 

Suggested 
Mitigation 

1. Integrate Area Plan policies 
in rezoning petition. 

2. Provide downstream sewer 
capacity and fire flow 
studies; make improvements 
as needed. 

Zoning Staff Report – Case Z-26-13 
Conditional Use District 
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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 

NB, NB CUD, 
O&I-2, & 

IND-2 

NB IND-2, O&I-2 O&I-2, NB NB, IND-2 

Additional 
Overlays 

PDD, PBOD, 
SRPOD 

(none) PDD, PBOD, 
SRPOD 

PBOD, 
SRPOD 

(none) 

Future Land 
Use 

NMU, HDR NMU NMU, HDR MHU, HDR NMU, 
O&RMU 

Current Land 
Use 

Vacant  Retail Shops 
and Services  

Apartment 
Building 

Retail; 
Structured 

Parking 

Office; 
Surface 
Parking  

Urban Form: 
Centers 

Within 
Transit Stop 

½ Mile 
Radius 

Within Transit 
Stop ½ Mile 

Radius 

Within Transit 
Stop ½ Mile 

Radius 

Within Transit 
Stop ½ Mile 

Radius 

Within Transit 
Stop ½ Mile 

Radius 

Urban Form: 
Corridors 

Main Street/ 
Transit 

Emphasis 

Main Street/ 
Transit 

Emphasis 

 
(none) 

 
(none) 

 
(none) 

 
1.2  Current vs. Proposed Zoning Summary 
 
 Existing Zoning Proposed Zoning 
    Residential Density: Approx. 67 DUs/ acre 

(per combined max. from Z-
37-12/ MP-2-12 & SP-43-11) 

Not defined 
(154 DUs/ acre, if 660 DUs 

from trip generation letter are 
applied 

    Setbacks: 
Front: 
Side: 
Rear: 

Per Z-37-12 or Z-21-11: 
  0 feet 
  0 feet 
  0 feet 

Urban Limited: 
Min. 50% of building within 0 

to 20 feet 
Min. 25% of building within 0 

to 20 feet 
Height: 5 stories/ 75 feet  

(per Z-37-12 & Z-21-11)  
5 stories/ 75 feet 
(per district designation) 

 
1.3  Estimated Development Intensities 
 

    Existing Zoning  Proposed Zoning* 
Total Acreage 4.281 4.281 
Zoning  NB, O&I-2, & IND-2  

with PDD, PBOD & SRPOD;  
NB CUD with PBOD & SRPOD 

NX–5–UL CU 
with SRPOD 

Max. Gross Building SF 324,950 
(per estimates in Master Plan, & as 

provided in SP-43-11) 

572,500 ** 
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Max. # of Residential Units 264 
(per caps in Master Plan  

& Z-12-11 conditions) 

649 ** 
(660 units applied in trip 

generation letter) 
Max. Gross Office SF 43,090 

(as provided in SP-43-11; not 
specifically defined in Master Plan) 

450,000 

Max. Gross Retail SF 65,710 
(per estimates in Master Plan, & as 

provided in SP-43-11) 

84,000 
(one-story retail only) 

Max. Retail/ Office SF 65,710/ 43,090 
(per estimates in Master Plan, & as 

provided in SP-43-11) 

66,000/ 374,500 
(first floor retail only) 

Max. Retail SF &  
Max. # of Residential Units 

65,710 + 264 units 
(per estimates in Master Plan, & as 

provided in SP-43-11) 

79,000 + 506 units 

Potential F.A.R (Not specified) 2.82 
 
*  The development intensities for proposed zoning districts were estimated using the Envision Tomorrow impact 

analysis tool. Reasonable assumptions are factored into the analysis to project the worst case development scenario 
for the proposed rezoning. The estimates presented in this table are rough estimates intended only to provide guidance 
for analysis in the absence of F.A.R’s and density caps for specific UDO districts.  

** If only residential units are constructed. 
 
The proposed rezoning is: 
 

 Compatible with the property and surrounding area. 
  

 Incompatible. 
     Analysis of Incompatibility: 
 

n/a 
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2. Comprehensive Plan Consistency Analysis 
 
2.1  Future Land Use  
 
Future Land Use designation: Neighborhood Mixed Use; High Density Residential (sub-portion 

of southern site area only) 
 
The rezoning request is:  
 

 Consistent with the Future Land Use Map. 
 

 Inconsistent   
     Analysis of Inconsistency: 
 

 
 
 
 
2.2  Area Plan Policy Guidance 
 
The rezoning request is inconsistent with the following Stanhope Village Area Plan policies: 
 
Policy AP-SV 4—Residential Uses  
Residential uses should be predominant, particularly for the upper floors of mixed-use buildings 
and within the interior of the plan area. 
 
 
While the requested zoning district permits a mix of land uses, the proposal does not specify 
which would be predominant, or site spatial arrangement of uses on site (i.e., by building story).  
Consistent with the Area Plan, the proposal could note a minimum percentage of the total site 
square footage, guaranteeing a majority dedicated to residential uses. 
 
 
Policy AP-SV 2—Concord Street as a Public Space 
Concord Street should serve as the primary public space and entry feature for the area.  This 
street should include on-street parking and areas for public seating and temporary events, such 
as markets or festivals.  
 
Policy AP-SV 3—Concord Street Land Uses 
Concord Street should be an active pedestrian-oriented street with diverse retail, restaurant, and 
entertainment uses on the ground floor and with mostly residential and some office uses above. 
 
Policy AP-SV 7—Concord Street Flexible Shoulder Zone 
A multi-use zone should be provided on Concord Street between the travel lanes and the 
sidewalk.  This land should serve as convenience diagonal parking that can be incrementally 
converted into outdoor seating and dining or other periodic uses such as a street fair or a 
Saturday morning market. 
 
 
The policies above envision Concord Street as the focal point of public space and on-site activity, 
with specific site features identified to emphasize and enhance that focus.  The rezoning request 
does not address these policies.  Consistent with the Area Plan, the rezoning petition could 
integrate the above provisions into rezoning conditions (e.g., focus the UDO-required outdoor 

n/a  
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amenity areas on Concord Street, exceed amenity area standards required for site building type, 
etc.). 
 
 
Policy AP-SV 5—Entry Stoops for Stanhope Village Housing 
Ground level residential uses in Stanhope Village should provide entry stoops and landscaped 
stoop yards fronting the street. 
 
Policy AP-SV 6—Stanhope Village Balconies 
Upper floor residential units should have balconies. 
 
 
The above polices note specific building features designed to transition between site public space 
and residential components.  The rezoning request does not address these policies.  Consistent 
with the Area Plan, the rezoning petition should incorporate these provisions. 
 
 
 
3. Public Benefit and Reasonableness Analysis 
 
3.1  Public Benefits of the Proposed Rezoning 
 
• Provision of compact, walkable residential development in close proximity to NSCU campus, 

and future rail access. 
 
• Potential expansion of ground floor commercial development along Hillsborough Street. 

 

3.2  Detriments of the Proposed Rezoning 
 
• Uncertainty as to type and mix of site uses (all-office development is possible). 
 
 
 
4. Impact Analysis 

 
 

4.1  Transportation 
 

Primary Streets Classification 

2011 NCDOT 
Traffic 

 Volume 
(ADT)     

Hillsborough Street 
Avenue, 3 Lane  
Parallel Parking 20,000     

Concord Street 
Avenue, 2 Lane 

Divided N/A     

M E Valentine Drive 

Avenue, 2 Lane 
Divided, Mixed 

Use N/A     

Friendly Drive 
Avenue, 2 Lane 

Undivided N/A     
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Street Conditions             

Hillsborough Street Lanes Street Width 
Curb and 

Gutter 
Right-of-

Way Sidewalks 
Bicycle  

Accommodations 

Existing 3 35' Yes 70' 

segments 
of 5' 

sidewalk on 
both sides None 

City Standard 3 66'' Yes 94' 

minimum 8' 
sidewalks 
on both 
sides Yes 

Meets City 
Standard? Yes No Yes No No No 

Concord Street Lanes Street Width 
Curb and 

Gutter 
Right-of-

Way Sidewalks 
Bicycle  

Accommodations 

Existing 2 24 Yes 40' 

segments 
of sidewalk 

on west 
side None 

City Standard 2 36' Yes 64 

minimum 6' 
sidewalks 
on both 
sides None 

Meets City 
Standard? Yes No Yes No No Yes 

M E Valentine Street Lanes Street Width 
Curb and 

Gutter 
Right-of-

Way Sidewalks 
Bicycle  

Accommodations 

Existing N/A N/A N/A N/A N/A None 

City Standard 2 36' Yes 64' 

minimum 6' 
sidewalks 
on both 
sides None 

Meets City 
Standard? No No No No No Yes 

Friendly Street Lanes Street Width 
Curb and 

Gutter 
Right-of-

Way Sidewalks 
Bicycle  

Accommodations 

Existing 2 32' Yes 56' 

segments 
of sidewalk 

on both 
sides None 

City Standard 2 36 Yes 64' 

minimum 6' 
sidewalks 
on both 
sides None 

Meets City 
Standard? Yes No Yes No No No 
Expected Traffic  
Generation [vph] 

Current  
Zoning  

Proposed  
Zoning Differential       

AM PEAK 341 360 19       

PM PEAK 728 682 -46       
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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-
26-13. 

Additional 
Information: 

The City of Raleigh has a scheduled project to implement Streetscape improvements along  
Hillsborough Street from Rosemary Street to Gardner Street in the vicinity of this case 

 
Impact Identified:  None. 
 
 

4.2  Transit 
The CAT Short Range Transit Plan and Wake County 2040 Transit Study identify 
Hillsborough Street as a high intensity transit corridor and pedestrian connectivity to the 
corridor should be maintained.  This property is currently served by CAT Route 12 Method 
and Triangle Transit.  The closest stops are Hillsborough/Dixie outbound and 
Hillsborough/Friendly inbound. 
 
As offered in Zoning Condition 4 the Transit Program will request the construction of a transit 
shelter along Hillsborough St. It shall include a bench and be ADA accessible.  The shelter 
may be located in the public right of way and shall meet City design standards.  
 
Impact Identified:  Increased density will likely increase ridership on the transit system. 
 

 
4.3  Hydrology  

Floodplain None 
Drainage Basin Rocky Branch 

Stormwater Management UDO section 9.2 
Overlay District N/A 

 
Impact Identified:  No Neuse River Buffer.  Gravel is no longer considered to be built upon 
area.  Therefore, any new impervious area over the existing gravel will have to be accounted 
for in the stormwater calculations. 
 
 

4.4   Public Utilities 
 Maximum Demand (current) Maximum Demand (proposed) 
Water 30.495 gpd 90,750 gpd 

Waste Water 30.495 gpd 90,750 gpd 
 
The proposed rezoning would add approximately 68,255 gpd to the resource recovery 
collection and water distribution systems of the City.  There are existing sanitary sewer and 
water mains adjacent to the proposed rezoning area. 
 
Impact Identified:  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 rezoning case is not adjacent to any Capital Area Greenway corridors.  The 
subject tract’s recreation needs will be served by Pullen Park. 
 
Impact Identified:  None. 
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4.6  Urban Forestry 
This site does not contain wooded areas or trees that would qualify for tree conservation 
areas.  
 
Impact Identified:  None. 

 
 
4.7  Designated Historic Resources 

Site properties at the corner of Hillsborough and Concord streets are listed as “Contributing” 
structures of the West Raleigh National Register Historic District.  Contextually, the majority 
of historic district properties are two stories or less in height.  The closest three-story 
structure in the district is 220 feet to the west; the closest four-story is 500 feet away.  The 
latter is the 1930 Wilmont Apartments building, which is additionally designated a Raleigh 
Historic Landmark.  Next to the apartments is another Raleigh Historic Landmark, the two-
story Nehi Bottling Company building, constructed in 1936.  To the east, the two-story Small 
Office Building, built in 1966, is located just off Hillsborough Street, on Brooks Avenue. 
 
Impact Identified:  Redevelopment could result in demolition of the site’s National Register 
properties. 

 
 
4.8  Community Development 

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

 
 
4.9  Appearance Commission 

As the proposal does not involve a Planned Development Master Plan, it is not subject to 
Appearance Commission review. 

 
 
4.10  Impacts Summary 

- Potential impacts on downstream sewer capacity and fire flow needs. 
 
 
4.11  Mitigation of Impacts 

- Complete downstream sewer capacity and fire flow studies; provide improvements as 
needed. 

 
 

5. Conclusions 
 

The proposal would provide continuity with the existing zoning, but reduced certainty in regard to 
the mix of potential site uses.  Current streetscape provisions (specified under the PBOD) would 
be included in site future redevelopment.  The proposal improves on the PDD in conditioning a 
continuous building streetwall on Hillsborough Street, consistent with the Area Plan.  However, 
several Area Plan policies related to urban form remain to be addressed. 
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