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Certified Recommendation 
Raleigh Planning Commission                                     

  CR# 11413  

Certified Recommendation 
Z-4-11/ Glenwood Av and Creedmoor Rd   

 
 

Case Information Z-4-11 
 Location West side of Creedmoor Road, northwest of its intersection with Glenwood 

Avenue 
Size 4.71 acres 

Request Amend conditions for property zoned Shopping Center CUD  
 

Overall Comprehensive Plan Consistency 
    Consistent    Inconsistent 
 
       Consistent 
Future Land Use 

Designation 
 

 
Regional Retail Mixed Use 

Applicable Policy 
Statements 

 
 
 
 
 
 
 
 

 

Policy LU 4.5 Connectivity 
Policy LU 5.2 Managing Commercial Development Impacts 
Policy LU 5.4 Density Transitions 
Policy LU 5.5 Transitional and Buffer Zone Districts 
Policy LU 5.6 Buffering Requirements 
Policy LU 6.2 Complementary Uses and Urban Vitality 
Policy LU 7.1 Encouraging Nodal Development 
Policy LU 10.6 Retail Nodes 

 

Summary of Conditions 
 Submitted 

Conditions 
Retains most of the existing Z-27-96 zoning conditions while including the 
following key amendments: 

• Removes reference to conceptual plan/drawing 
• Eliminates outdated conditions referencing reimbursement of 

ROW and development standard 
• Amends permitted uses, hours of lighting & operations 
• Amends total developable square feet to 45,000 sq.ft. (not 

including truck/service areas), separating north parcel from the 
maximum gross area cap 

 

Issues and Impacts 
Outstanding 

Issues 
• None Suggested 

Conditions
 

 

Impacts 
Identified 

- None. The revised conditions 
do not permit the development 
of additional retail beyond what 
is currently permitted on the 
subject property.  
   

Proposed 
Mitigation

N/A 
 



 

Certified Recommendation 
Z-4-11/ Glenwood Av and Creedmoor Rd   

 
Public Meetings 
Neighborhood 

Meeting 
Public 

Hearing Committee Planning Commission 
12/13/10 4/19/11 NA Date: 5/10/11; recommended 

approval 
 

 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 the proposed rezoning is 

consistent with the Comprehensive Plan, and recommends, 
based on the findings and reasons stated herein, that the 
request be approved in accordance with zoning conditions dated 
May 2, 2011. 

Findings & Reasons (1)The request is consistent with the Comprehensive Plan. The 
Future Land Use Map designates the site for Regional Retail 
Mixed Use. The proposed uses are consistent with this 
designation.  
 
(2) The request is compatible with surrounding land uses and 
development patterns. The conditions provided would help 
mitigate potential impacts of the rezoning to adjacent properties.  
       
(3) The request is reasonable and in the public interest.  
Potential adverse impacts have been mitigated and appropriate 
transitions established through appropriate conditions. 

Motion and Vote Motion: Haq 
Second: Fleming 
 
In Favor: Anderson, Bartholomew, Batchelor, Butler, Fleming, 
Haq, Harris Edmisten, Schuster, Smith, Sterling Lewis 
 
Excused: Mattox 

 
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. 
 
 
________________________________  ____________________________    5/10/11__ 
Planning Director  Date  Planning Commission Chairperson Date 
 
Staff Coordinator:  Dhanya Sandeep dhanya.sandeep@raleighnc.gov 
 



Zoning Staff Report – Z-4-11 
Conditional/General Use District 

 

 
 
 
 

 

Request 
Location West side of Creedmoor Road, northwest of its intersection with 

Glenwood Avenue 
Request Amend conditions for property zoned Shopping Center CUD  

Area of Request 4.71 acres 
Property Owner SDC Glenwood Place LLC 

PC Recommendation 
Deadline 

July 18, 2011 

 

Subject Property 
 Current Proposed 

Zoning SC CUD SC CUD (amended) 
Additional Overlay None None 

Land Use Regional Retail Mixed Use Regional Retail Mixed Use 
Residential Density None (per conditions) None (per conditions) 

 
 

Surrounding Area 
 North South East  West 

Zoning SC CUD O&I-1, SC O&I-2, R-4/PDD R-4/NCOD 
Future Land 

Use 
Regional Retail 
Mixed Use 

Regional Retail 
Mixed Use 

Regional Retail 
Mixed Use 

Low Density 
Residential 

Current Land 
Use 

Office Shopping 
Center, Office  

Hotel, Office Low Density 
Residential 

 
 

Comprehensive Plan Guidance 
Future Land Use Regional Retail Mixed Use 

Area Plan Crabtree Area Plan 
Applicable Policies Policy LU 4.5 Connectivity 

Policy LU 5.2 Managing Commercial Development Impacts 
Policy LU 5.4 Density Transitions 
Policy LU 5.5 Transitional and Buffer Zone Districts 
Policy LU 5.6 Buffering Requirements 
Policy LU 6.2 Complementary Uses and Urban Vitality 
Policy LU 7.1 Encouraging Nodal Development 
Policy LU 10.6 Retail Nodes 
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Contact Information 
Staff Dhanya Sandeep, 919-516-2659 

Applicant David Brown, JDavis Architects, 919-835-1500, 
davidb@jdavisarchitects.com 

Citizens Advisory Council Northwest, Jay Gudeman, 919-789-9884 

Case Overview 
 
The subject site is located to the west of Creedmoor, within the northwest quadrant of its 
intersection with Glenwood Avenue. The site is 4.71 acres in size and currently zoned Shopping 
Center Conditional Use. The request seeks to amend the existing conditions associated with the 
Shopping Center Conditional use district. The proposed request retains almost all of the existing 
conditions while including a few key amendments such as removal of reference to conceptual 
plan/drawing, elimination of outdated conditions referencing right-of-way and development 
standard, change in type of permitted uses, hours of lighting and operations, and including a 
maximum developable square footage separately for the subject property. The revised conditions 
do not permit the development of additional retail beyond what currently permitted on the subject 
property. The other retained conditions address building height, access points, scale, additional 
buffering and protection for the adjacent residential neighborhood conservation overlay district.  
The site is located in an area surrounded predominantly by commercial, office and institutional 
uses. However, given its adjacency to a neighborhood conservation overlay district, the site is 
limited in its usability and lends itself appropriate as a transitional zone for low impact commercial 
uses. This helps achieve an appropriate transition between the regional retail area and low 
density 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 subject parcel is designated for Regional Retail Mixed Use on the Future Land Use 
map. This category applies to the Triangle Town Center area, the Brier Creek area, 
and the North Hills/Midtown and Crabtree Centers. The intent is to identify the major retail 
and service hubs that draw customers from across the city. These areas may include 
high-density housing, office development, hotels, and region-serving retail uses such as 
department stores and specialty stores.  
 
The proposed rezoning primarily seeks to amend existing zoning conditions (Z-27-96) to 
include additional permitted uses and to primarily clarify the maximum developable 
square footage on the property. Almost all of the originally adopted rezoning conditions 
as well as the base Shopping Center zoning category will be retained. The proposed 
conditions permit a mix of commercial and office uses (while prohibiting residential uses). 
Since the proposed zoning permits a mix of commercial uses, the proposed request is 
consistent with its Regional Retail Mixed use designation on the Future Land Use map. 
 
The site is currently built-out and was developed prior to its designation as a regional 
mixed-use center. Given its corner location at the intersection of two major thoroughfares 
and limited access, the application of urban design guidelines and policies to this lot 
seems inappropriate as the current development is not conducive to a true pedestrian 
oriented street edge. However, upon redevelopment of the lot in its entirety, the urban 
design guidelines would apply. Under current proposal, sidewalk connectivity and 
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pedestrian access from the development to the adjacent residential neighborhood should 
be addressed. 
 
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 
with the Comprehensive Plan 

 
The following additional Comprehensive Plan policies also apply to this rezoning request: 
 
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 proposed rezoning limits access points to/from Creedmoor Road to be shared with 
the parcel to the north. Since the proposed conditions support connectivity between the 
individual development sites and provides for alternative means of access rendering 
consistency, the proposed rezoning is consistent with this policy. 

 
Policy LU 5.2 Managing Commercial Development Impacts  
Manage new commercial development using zoning regulations and through the 
conditional use zoning and development review processes so that it does not result in 
unreasonable and unexpected traffic, parking, litter, shadow, view obstruction, odor, 
noise, and vibration impacts on surrounding residential areas. 

  
The proposed rezoning offers conditions that address potential adverse impacts to the 
surrounding residential properties. The conditions restrict uses to neighborhood oriented 
commercial services, limit maximum allowable retail square footage, limit access points, 
specify maximum building height, provide a site lighting plan, screen loading areas, 
provide for super buffer area abutting residential properties, and specify hours of 
operation, signage, building exterior treatment. These conditions ensure better 
compatibility and manage potential adverse to the surrounding properties. The request is 
therefore consistent with this policy. 

 
Policy LU 5.4 Density Transitions  
Low- to medium-density residential development and/or low-impact office uses should 
serve as transitional densities between lower-density neighborhoods and more intensive 
commercial and residential uses. Where two areas designated for significantly different 
development intensity abut on the Future Land Use Map, the implementing zoning should 
ensure that the appropriate transition occurs on the site with the higher intensity. 

 
The subject property is designated as a Regional Mixed Use Center in the Future Land 
Use map. To the immediate west is located the Brookhaven neighborhood conservation 
overlay district. Given this scenario, to maintain compatibility with the surrounding 
properties and to provide the appropriate transitions between high intensity and low 
intensity uses, the property is best suited for low intensity commercial uses. The 
proposed zoning conditions limit the type of permitted uses to low impact commercial 
uses while providing adequate buffering and screening for the residential properties thus 
lending consistency with this policy. 
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Policy LU 5.5 Transitional and Buffer Zone Districts  
Maintain and enhance zoning districts which serve as transitional or buffer areas between 
residential and commercial districts and which also may contain institutional, non-profit, 
and office-type uses. Zoning regulations and conditions for these areas should ensure 
that development achieves appropriate height and density transitions, and protects 
neighborhood character. 

  
Designated as a Regional Retail Mixed use center and being adjacent to a neighborhood 
conservation district, the subject property is best suited for a transitional zone that allows 
low intensity commercial uses. The proposed zoning conditions address appropriate 
scale, height, and use to be regulated such that the character of the abutting 
neighborhood is protected. The request is consistent with this policy. 
 
Policy LU 5.6 Buffering Requirements  
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 subject parcel abuts a low density residential neighborhood.  The proposed zoning 
condition provides additional buffering requirements to protect the adjacent single-family 
neighborhood. The buffering provisions include 40 foot wide protective yard into property 
and a super-buffer area of 160 feet south of the center line of the entrance drive from 
Creedmoor Road (with 80 foot buffer area perpendicular to the site, 18 foot to the north 
side of the center line of the entranceway from Creedmoor Road). A detailed planting and 
grading plan illustrating the intensive evergreen planting and the maximum portions of the 
super buffer to be retained will be submitted to the city as part of the site plan approval. 
The plant materials and sizes are also specified. Given, these additional buffering 
provisions, the request is consistent with this policy. 
  
Policy LU 6.2 Complementary Uses and Urban Vitality  
A complementary integration and mixture of land uses should be provided within regional, 
city, and community mixed-use centers to maintain the City’s livability, manage future 
growth, and provide walkable and transit accessible destinations.  

 
The subject site is located within a regional mixed use center designation. Given its 
adjacency to low density residential neighborhoods, the subject property is best suited for 
a transitional zone that allows low intensity commercial mixed uses. The proposed 
rezoning conditions permit a mix of complementary low impact commercial uses on the 
site that would be compatible with the surrounding higher intensity retail and low density 
residential uses. The request therefore meets the intent of this policy. 
 
Policy LU 7.1 Encouraging 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 
development within nodes respects the integrity and character of surrounding residential 
areas and does not unreasonably impact them. 
 
Policy LU 10.6 Retail Nodes  
Retail uses should concentrate in mixed-use centers and should not spread along 
thoroughfares in a linear "strip" pattern unless ancillary to office or high-density 
residential use 
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The subject property is currently zoned and developed for commercial uses. Adjacent to 
the Crabtree Valley mall, a high intensity commercial area, the property lends itself 
suitable for low impact commercial uses. The proposed zoning conditions address scale, 
buffer, height and other aspects of the development that would ensure suitable 
compatibility with the surrounding residential uses. The request meets the intent of this 
policy.  

 
1.3 Area Plan Guidance 
 

The Crabtree Area Plan applies to the Crabtree Valley Mall and surrounding 
properties. The plan in general, encourages increased pedestrian connectivity within 
the retail areas. There are no specific recommendations for this parcel.  

 
2. Compatibility of the proposed rezoning with the property and 

surrounding area 
 
The subject property is currently zoned Shopping Center Conditional use and developed 
for a low impact commercial use. A single tenant commercial use currently operates on 
the site. The proposed rezoning retains the existing Shopping Center zoning while 
seeking minor amendments to the existing conditions. The site will be limited to low 
impact commercial uses. The proposed zoning conditions address building height, scale, 
maximum square footage, additional buffering, and protection to attain compatibility with 
the surrounding residential uses.  
 
The subject property and surrounding properties to the north, east and south are zoned 
for commercial, office and institutional uses. To the south, across Glenwood is the 
Crabtree Valley mall, a regional commercial center. To the east across Creedmoor are 
located the Embassy Suites hotel, & other higher intensity office uses. To the diagonal 
northeast corner of the subject site is located a church. To the west is the Brookhaven 
neighborhood that has a Neighborhood Conservation Overlay on it. The proposed 
request and conditions ensure that the development of this property will continue to 
maintain compatibility with the surrounding zoning and land uses. 

 
3. Public benefits of the proposed rezoning 

The applicant notes that the proposed rezoning would allow a variety of retail land uses, 
allow the property to remain competitive with neighboring properties, provide additional 
services within walking distance of other services, and increase the property tax value for 
the city. The applicant further notes that the increase in revenue will not require additional 
infrastructure or services supplied by the City and its residents.  
 
Staff assessment indicates that the rezoning provides marginal public benefit only as 
much the zoning conditions and permitted uses continue remain the same achievable 
under the existing zoning. While the additional permitted uses would add to the mix of 
permitted uses, the change is not significant. The property owners and patrons served by 
the uses would be the main beneficiaries of this rezoning. 
 

4. Detriments of the proposed rezoning 
 
There are no major detriments associated with this case. Despite its regional mixed use 
center designation, the sites’ adjacency to a neighborhood conservation overlay district 
limits its use for a transitional low intensity commercial use. Given its corner location at 
the intersection of two major thoroughfares and its limited access, the application of 
urban design guidelines to this lot, seems inappropriate, as the site is not positioned to 
support a true pedestrian oriented mixed use street edge.  
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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 

Current 
 Volume (ADT) 

2035 Forecasted  
Volume (ADT) 

Glenwood Avenue Principal Arterial  
37,000 

 
57,410 

Creedmoor Road Secondary Arterial  
29,000 

 
54,220 

 
 

Impact Identified: None. The revised conditions do not permit the development of 
additional retail beyond what is currently permitted on the subject property.  

 
 

5.2 Transit 
 
A stop just north of this location is served by Route 6 Crabtree during the day and 
Route 33c Glenwood-Creedmoor Connector in the evening. 
 
Impact Identified: None 
 

 
 
 
Street Conditions    
 
Glenwood Avenue 

 
Lanes 

 
Curb and Gutter 

 
Right-of-Way 

 
Sidewalks 

Bicycle  
Accommodations 

 
Existing 

 
7 

Back-to-back curb and 
gutter section 

 
215' 

 
5' sidewalks on both 

sides 
 

None 
 
City Standard 

 
8 

Back-to-back curb and 
gutter section 

 
150' 

minimum 5' sidewalks  
on both sides 

 
Wide outside lane 

Meets City 
Standard? 

 
NO 

 
YES 

 
YES 

 
YES 

 
NO 

Creedmoor Road  
Lanes 

 
Curb and Gutter 

 
Right-of-Way 

 
Sidewalks 

Bicycle  
Accommodations 

 
Existing 

 
5 

Back-to-back curb and 
gutter section 

 
150' 

minimum 5' sidewalks  
on both sides 

 
None 

 
City Standard 

 
6 

 
Back-to-back curb and 

gutter section 
 

110' 
 

5' sidewalks on one 
side 

 
Striped bicycle lanes 

on both sides 
Meets City 
Standard? 

 
NO 

 
YES 

 
YES 

 
NO 

 
NO 

Expected Traffic  
Generation [vph] 

Current  
Zoning  

Proposed  
Zoning 

Differential  

AM PEAK 96 96 0  
PM PEAK 373 373 0  
Suggested Conditions/ 
Impact Mitigation: 

Traffic Study Determination: The revised conditions do not permit the 
development of additional retail beyond what currently permitted on the subject 
property.  

   
Additional 
Information: 

The City of Raleigh has a planned project to construct sidewalks along both sides of 
Creedmoor Road from Glenwood Avenue to Strickland Road. 
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5.3 Hydrology 
 

Floodplain Site is not located within FEMA 1% annual 
flood 

Drainage Basin Crabtree Creek 
Stormwater 

Management
Subject to Part 10, Chapter 9 

Overlay District none 
 
Impact Identified: None 
 

5.4 Public Utilities 
 

 Maximum Demand 
(current) 

Maximum Demand (proposed) 

Water 21,195 gpd 21,195 gpd 
Waste Water 21,195 gpd 21,195 gpd 

 
 
The proposed rezoning will not affect the sanitary wastewater collection or water 
distribution systems of the City’s utilities.  There is an existing twelve (12”) water main 
and an existing eight (8”) sanitary sewer main within the Glenwood Avenue right-of-
way.   
 

5.5 Parks and Recreation 
The subject property is not located within a park search area and is not adjacent to 
any greenway corridors 
 
Impact Identified: The rezoning case does not affect the level of park and recreation 
service in the area. 
 

5.6 Urban Forestry / Tree Conservation: 
 
Applicable Code Sections • 10-2082.14—Establishment of Tree Conservation Areas 

• 10-2072—Tree disturbing activities except a minor tree 
removal activity 

• 10-2002, Definitions: tree disturbing activity, minor tree 
removal activity 

Potential Code Conflicts • If tree conservation areas are established, none. 
 

  
In absence of tree 
conservation areas, 
section 10-2072 applies. 

• A 65’-wide protected buffer exists along the west and 
north boundary. 

• A 50’-wide protected buffer adjacent to the thoroughfare. 
 

 
 
 

5.7 Wake County Public Schools 
Impact Identified: None. Residential uses are prohibited in both the existing and 
proposed zoning districts.  
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5.8 Designated Historic Resources 
 
Impact Identified: None 
 

5.9 Impacts Summary 
 
The revised conditions do not permit the development of additional retail beyond 
what currently permitted on the subject property.  
 

5.10 Mitigation of Impacts 
 
None 

 
6. Appearance Commission 

 
This request is not subject to Appearance Commission review. 
 

7. Conclusions 
 
The subject request is consistent with Comprehensive Plan. The site is located in a 
Regional Mixed use center. However, given its adjacency to a neighborhood 
Conservation overlay district, it is best suited to serve as a transitional zone allowing low 
impact commercial uses. The proposed zoning conditions address scale, height and 
additional buffering as protection for the adjacent conservation district.  
 
Upon redevelopment of the lot in its entirety, the urban design guidelines would apply.  
 
Outstanding Issues: 
 

• None 
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Existing Zoning Map 
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Future Land Use Map 
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