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Case Information: Z-2-12  5424 Rock Quarry Rd. 
 Location Rock Quarry Road, south side, east of its intersection with Interlock Drive 

Size 1.17 acres 
Request Rezone property from Residential-4 & Neighborhood Business Conditional 

Use District to Neighborhood Business Conditional Use District 
 

Comprehensive Plan Consistency 

    Consistent    Inconsistent 
 
       Consistent 
Future Land Use 

Designation 
 

 
Moderate Density Residential (6 to 14 dwellings per acre) 

Applicable Policy 
Statements 

 
 
 
 
 
 
 
 
 

 

Policy LU 1.3  Conditional Use District Consistency  
Policy LU 4.5  Connectivity 
Policy LU 4.9  Corridor Development 
Policy LU 5.6  Buffering Requirements 
Policy LU 7.3  Single-Family Lots on Thoroughfares 
Policy LU 7.4  Scale and Design of New Commercial Uses 
Policy LU 10.6  Retail Nodes 
Policy EP 8.1  Light Pollution 
Policy UD 2.4  Transitions in Building Intensity 
 

 

Summary of Conditions 
 Submitted 

Conditions 
1. Maximum building gross floor area: 6,600 square feet. 
2. Transit easement offered. 
3. All lighting fixtures to be full cut-off; poles limited to 25 feet max. 
4. Cross access offered to east and west. 
5. Minimum 30-foot transitional protective yard required adjacent to all 

adjoining residentially-zoned properties containing dwelling. 
6. Ground-mounted signs limited to low-profile. 
7. Maximum structure height: 25 feet (calculated to mid-point of pitched 

roofs); all roofs to appear pitched with min. slope of 3:12. 
8. Certain uses prohibited. 
9. Building materials to match those of retail building to west, and be same 

on other three sides as on front; service area screening to match building 
materials. 

 

Issues and Impacts 
Outstanding 

Issues 
1. Future Land Use Map 

inconsistency 
Suggested 
Conditions

(N/ A) 

Impacts 
Identified 

(None.)  Proposed 
Mitigation

(N/ A) 
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Public Meetings 
Neighborhood 

Meeting 
Public 

Hearing Committee Planning Commission 

9/7/11 1/17/12 COW – 3/6/12: deferred; 
COW – 4/3/12: deferred;  
Time extension requested and 
granted from City Council – 
4/17/12 

4/24/12; recommended 
approval 

 Valid Statutory Protest Petition 
Attachments: 

1. Staff Report 
2. Existing Zoning Map 
3. Future Land Use Map 

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 April 26, 2012. 

Findings & Reasons (1) The request is inconsistent with the Comprehensive Plan. 
The plan designates the site as being appropriate for 
Moderate Density Residential uses; the proposal would 
allow non-residential uses, including retail.  However, the 
proposal also would permit moderate density housing.   

(2) The request is compatible with the adjacent land uses. The 
site is adjacent to an existing retail center, with which it is 
conditioned for cross-access and shared elements of design 
(including building height, roof pitch, and exterior materials).  
The conditions offered (e.g., buffers, lighting limits, building 
height and square footage caps, prohibited land uses) help 
mitigate potential impacts on adjacent low-density residential 
areas. 

(3) The request is reasonable and in the public interest. 
Expansion of retail at the subject location permits increased 
goods and services in closer proximity to surrounding 
residential development.  The conditioned transit stop 
anticipates future expansion of City bus services.     

Motion and Vote Motion:  Mattox 
Second: Sterling Lewis 
 
In Favor: Butler, Buxton, Fleming, Fluhrer, Harris Edmisten, 
Haq, Mattox, Schuster, Sterling Lewis, 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. 
 
 
________________________________  _______________________________4/24/12 
Planning Director  Date  Planning Commission Chairperson Date 
 
Staff Coordinator:  Doug Hill:  Doug.Hill@raleighnc.gov 



          Zoning Staff Report - Z-2-12 
             Conditional Use District 

 

 
 
 

 
 

Request 
Location Rock Quarry Road, south side, east of its intersection with Interlock 

Drive 
Request Rezone property from R-4 & NB CUD to NB CUD 

Area of Request 1.17 acres 
Property Owner Charles Keith Ferguson 

PC Recommendation 
Deadline 

May 31, 2012 

 

Subject Property 
 Current Proposed 

Zoning Residential-4 (with very narrow 
Neighborhood Business 
Conditional Use District portion 
on west) 

Neighborhood Business 
Conditional Use District 

Additional Overlay (none) (none) 
Land Use Single-family residential Retail/ service/ office/ daycare  

Residential Density 4 units per acre (4 units max.) 10 units per acre (11 units max.) 
 

Surrounding Area 
 North South East  West 

Zoning R-4 R-4 R-4 NB CUD 
Future Land 

Use 
Moderate Density 
Residential (6 to 14 
units per acre) 

Moderate 
Density 
Residential 

Moderate 
Density 
Residential 

Neighborhood 
Retail Mixed Use 

Current Land 
Use 

Low Density 
Residential 

Low Density 
Residential 

Undeveloped Retail Center 

 

Comprehensive Plan Guidance 
Future Land Use Moderate Density Residential (6-14 units/acre) 

Area Plan n/a 
Applicable Policies Policy LU 1.3  Conditional Use District Consistency 

Policy LU 4.5  Connectivity 
Policy LU 4.9  Corridor Development 
Policy LU 5.6  Buffering Requirements 
Policy LU 7.3  Single-Family Lots on Thoroughfares 
Policy LU 7.4  Scale and Design of New Commercial Uses 
Policy LU 10.6  Retail Nodes 
Policy EP 8.1  Light Pollution 
Policy UD 2.4  Transitions in Building Intensity 
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Contact Information 
Staff Doug Hill: Doug.Hill@raleighnc.gov  

Applicant George T. Barnes: gbarnes@vanguardpg.com  
Citizens Advisory Council South; Dr. Norman Camp: normancamp@bellsouth.net 

 

Case Overview 
The proposal seeks to extend the Neighborhood Business zoning approved for the property to the 
west (per Z-37-07) eastward to the subject property.  Many of the proposed conditions are the 
same as those approved for the 2007 case.  The adjacent property was recently built out with a 
single retail building housing multiple tenants, and with a street stubout provided eastward to the 
subject site.  All other properties in the immediate vicinity are residential; those nearby along 
Rock Quarry Road range from 0.6 to 3.8 acres in size, and contain modest-sized, single-story 
houses dating from the 1950s through ‘70s.  Behind those older frontage properties, however, 
considerable redevelopment has occurred in recent years, with rural land giving way to new 
small-lot subdivisions (Macadie Park, Pearl Ridge, and further southeast, Abbington Ridge).  Just 
to the northwest is the site of the proposed 600-acre Olde Towne mixed use project, approved in 
2003 but to date dormant.  Most properties across Rock Quarry Road from the Olde Towne site—
including the subject site—are designated for “Moderate Density Residential” by the Future Land 
Use Map.  Olde Towne earmarked some 75-plus acres for retail and office uses, as yet unbuilt.  
Other than the property adjacent to the subject site, the nearest existing retail is the 28-acre 
Shoppes at Battle Bridge complex, slightly less than a mile to the east. 
 

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 inconsistent with the Future Land Use Map in requesting that non-
residential uses be permitted.  The Future Land Use Map designates the property for 
Moderate Density Residential use, with 6 to 14 dwelling units per acre.  The 
requested zoning, Neighborhood Business, would permit residential density of up to 
ten units per acre, consistent with the prescribed density.  However, that density 
could be achieved under other, less intensive district designations, which would not 
include retail 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 with the Comprehensive Plan 
 
In permitting non-residential uses, the conditions are inconsistent with the 
Comprehensive Plan.  Additionally, as indicated below, case conditions do not fully 
address several pertinent policies. 
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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 proposal is consistent with this policy.  Vehicular and pedestrian connectivity is 
conditioned to the east and west. 

 
Policy LU 4.9 - Corridor Development 
Promote pedestrian-friendly and transit-supportive development patterns along multi-
modal corridors designated on the Growth Framework Map, and any corridor 
programmed for “transit intensive” investments such as reduced headways, consolidated 
stops, and bus priority lanes and signals. 
 
The proposal partially addresses this policy.  Rock Quarry Road is designated a multi-
modal corridor by the Growth Framework Map.  A transit easement is being offered.  
While a pedestrian connection from the building to the street is required by Code, building 
placement and orientation on the lot are not noted. 

 
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 proposal is consistent with this policy.  A minimum 30-foot wide transitional 
protective yard is conditioned adjacent to adjoining residential properties. 

 
Policy LU 7.3 - Single-Family Lots on Thoroughfares 
No new single-family residential lots should have direct vehicular access from 
thoroughfares, in an effort to minimize traffic impacts and preserve the long-term viability 
of these residential uses when located adjacent to thoroughfares. 

 
The proposal does not address this policy.  Single-family residential uses would be 
permitted under the proposal, and site access is not addressed in the conditions. 

 
Policy LU 7.4 - Scale and Design of New Commercial Uses 
New uses within commercial districts should be developed at a height, mass, scale, and 
design that is appropriate and compatible with surrounding areas. 

 
The proposal is consistent with this policy.  Maximum height and roof pitch are defined.  
Nearby residences are nearly all single-story structures of less than 2,000 square feet, 
but the one-story retail building adjacent to the west comprises more than 18,000 square 
feet.  Building square footage on the subject site is capped at 6,600 square feet.   

 
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. 
 
The proposal is inconsistent with this policy.  The site is not located within a designated 
mixed-use center, and no commercial use is foreseen on the subject property by the 
Future Land Use Map.  
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Policy EP 8.1—Light Pollution 
Reduce light pollution and promote dark skies by limiting the brightness of exterior 
fixtures and shielding adjacent uses from light sources, provided safety is not 
compromised. Minimize flood lighting and maximize low level illumination. Promote the 
use of efficient, full cut-off lighting fixtures wherever practical. Full cut-off fixtures emit no 
light above the horizontal plane. 
 
The proposal is consistent with this policy.  All light fixtures are to be of full cutoff design, 
with light poles a maximum of 25 feet in height.  
 
Policy UD 2.4 - Transitions in Building Intensity 
Establish gradual transitions between large-scale and small-scale development.  The 
relationship between taller, more visually prominent buildings and lower, smaller buildings 
(such as single family or row houses) can be made more pleasing when the transition is 
gradual rather than abrupt. The relationship can be further improved by designing larger 
buildings to reduce their apparent size and recessing the upper floors of the building to 
relate to the lower scale of the adjacent properties planned for lower density. 

 
The proposal is consistent with this policy.  Building area and height are capped and 
provision made for pitched roofs.  Conditioned setbacks further reduce impacts of scale. 

 
1.3 Area Plan Guidance 
The site is not located in a portion of the City governed by an Area Plan. 

 
2. Compatibility of the proposed rezoning with the property and 

surrounding area 
Non-residential zoning was initiated in this area with the approval of case Z-37-07 for the 
adjoining site to the west, which has resulted in a one-story retail center with one anchor 
tenant and six smaller tenant units.  Zoning conditions proposed for the subject site—
caps on building square footage and height, pitched roofs required, ground signs limited 
to low-profile, certain uses prohibited, etc.—draw directly from conditions in place on the 
adjacent property.  Building materials are conditioned to match those of the retail building 
on the adjacent property to the west. 
 
Lack of direct pedestrian access from nearby neighborhoods (due to the absence of 
continuous sidewalks adjacent to the site) makes it likely that, for the foreseeable future, 
most travel to the site will be by automobile.  Rezoning to bring businesses closer to 
adjacent neighborhoods may thus shorten travel times, but it more likely would increase 
local traffic, while potentially drawing patrons from more distant neighborhoods. 
 
From a broader perspective, given the rezoning sequence initiated by the adjoining 
property and now proposed for this parcel, rezoning the subject site could provide 
precedence for non-residential rezoning to be sought in the future for adjacent frontage 
properties.  Such incremental change could produce the sort of retail strip the 
Comprehensive Plan otherwise seeks to prevent. 
 
Intensification of non-residential uses could also increase pressure to develop an internal 
street and sidewalk network south of Rock Quarry Road, linking existing street stub-outs 
(Cowan Lane and Grandover Drive) to Rock Quarry.  Such infrastructure improvements, 
and the resource allocations they would require, are not currently being contemplated by 
the City. 
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3. Public benefits of the proposed rezoning 
As noted by the applicants, the proposal could bring additional goods and services closer 
to expanding residential development.  Case conditions extend the majority of provisions 
in place on the property adjacent on the west, providing a measure of development 
continuity.  Construction is conditioned to a low-rise, residential scale. 
 

4. Detriments of the proposed rezoning 
Approval of the proposal, in the face of inconsistency with the Future Land Use Map and 
polices discouraging strip development, would reinforce the parcel-by-parcel retail 
rezoning approach initiated by Z-37-07.  Of the new uses rezoning would permit, several 
(e.g., eating establishments) could introduce significant noise and traffic impacts.  
Allowing added retail at the subject site might also detract from business opportunity in 
nearby areas already zoned for future retail development. 

 
5. The impact on public services, facilities, infrastructure, fire and 

safety, parks and recreation, etc. 
 

5.1 Transportation 
 

 
Primary 
Street(s) 

 
 

Classification 

2009 NCDOT 
 Traffic 
Volume 
(ADT) 

 
2035 Traffic  
Volume Forecast  

 

Rock Quarry 
Road 

Major 
Thoroughfare 

 
14,000 

 
32,000 

   

Street 
Conditions 

      

Rock Quarry 
Road 

 
Lanes 

 
Street Width 

 
Curb  
and Gutter 

Right-
of-

Way 

 
Sidewalks 

Bicycle  
Accommodations 

 
Existing 

 
2 

 
22' 

 
None 

 
60' 

 
None 

 
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? 

 
NO 

 
NO 

 
NO 

 
NO 

 
NO 

 
NO 

Expected 
Traffic  
Generation 
[vph] 

Current  
Zoning  

Proposed  
Zoning 

Differential    

AM PEAK 12 222 210    
PM PEAK 6 152 146    

Suggested Conditions/ 
Impact Mitigation: 

Traffic Study Determination: Staff has reviewed a trip 
generation differential report for this case. A traffic impact 
analysis (TIA) study is not recommended for Z-2-12.   

       
Additional 
Information: 

Neither NCDOT nor the City of Raleigh have any roadway construction projects scheduled in the 
vicinity of this case. 

       
 
Impact Identified:  No adverse impacts on the City’s transportation infrastructure are 
expected from this proposed rezoning.   
 
 

5.2 Transit 
Neighborhood business may generate transit demand.  While currently there is no 
transit along this corridor, the mid-range transit plan calls for extending service to this 
area.  A transit easement is conditioned. 



 

 
Staff Report 
Case Z-2-12 / Rock Quarry Rd 6 

Impact Identified:  As a transit easement is conditioned, no adverse impacts to the 
City’s transit services are anticipated. 
 
 

5.3 Hydrology 
 

Floodplain None 
Drainage Basin Big Branch - South 

Stormwater Management Subject to Part 10, Chapter 9 
Overlay District None 

 
Impact Identified:  No adverse impacts on the City’s hydrology are anticipated from 
the approval of this proposal. 
 
 

5.4 Public Utilities 
 Maximum Demand 

(current) 
Maximum Demand 

(proposed) 
Water 3,813 gpd 5,265 gpd 

Waste Water 3,813 gpd 5,265 gpd 
 
The proposed rezoning will add approximately 1,452 gpd to the wastewater collection 
and water distribution systems of the City.  There is an existing water main in Rock 
Quarry Road.  Sanitary sewer is available to the property; the applicant will be 
required to extend the sewer line to and across the property. 
 
Impact Identified:  The City’s public utilities are expected to meet any demand 
imposed by the proposed rezoning. 
 
 

5.5 Parks and Recreation 
The subject rezoning case is not located adjacent to a greenway corridor nor does it 
impact recreation level of service. 
 
Impact Identified:  The proposal is not expected to affect adversely the City’s parks 
and recreation resources. 
 

 
5.6 Urban Forestry 

Sec. 10-2082.14(b) of the Raleigh Code of Ordinances requires lots two acres and 
larger to apply Tree Conservation regulations.  This site is less than (2) acres and is 
not wooded along the thoroughfare, and is thus exempt from tree conservation. 
 
Impact Identified:  No impacts expected. 
 
 

5.7 Wake County Public Schools 
 
Under the existing zoning, a maximum of 4 dwelling units can be constructed on the 
site.  The proposed zoning could permit up to 11 units.  The increase could result in 
one additional elementary school and one middle school student being enrolled at 
base schools: 
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School name 
Current 

Enrollment 
Current 
Capacity 

Future 
Enrollment 

Future 
Capacity 

East Garner 505 52.4% 507 52.6%
East Garner Middle 1,131 124.1% 1,132 124.3%
Southeast Raleigh 1,866 92.4% 1,867 92.5%

 
Impact Identified:  The proposal could result in a slight increase in the number of 
school-age children in the base school area, adding to the over-capacity conditions 
already in effect at the base middle school. 
 
 

5.8 Designated Historic Resources 
This site is not located within or adjacent to a National Register Historic District or 
Raleigh Historic Overlay District, nor does it include any National Register or Raleigh 
Historic Landmarks. 
 
Impact Identified:  No impacts to the city’s historic resources are expected as result 
of this proposal. 
 
 

5.9 Community Development 
This site is not located within a redevelopment plan area. 
 
Impact Identified:  No impacts to the city’s redevelopment plan areas are anticipated 
from this proposal. 
 
 

5.10 Impacts Summary 
Other than the potential of a slight increase in the number of school-age children at 
base schools, no significant impacts are anticipated. 
 
 

5.11 Mitigation of Impacts 
No mitigation expected. 
 
 

6. Appearance Commission 
This rezoning request is not subject to Appearance Commission review. 
 
 

7. Conclusions 
The proposal is inconsistent with the Future Land Use Map, but it is conditioned 
sensitively to the immediate context.  No significant impacts on public services or 
infrastructure are anticipated from the proposed rezoning.
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