Town of Cary
Planning and Zoning Board
Agenda
July 24, 2017
6:30 PM
Council Chambers
316 N. Academy Street, Cary Town Hall, Cary, NC 27513

Thank you for attending the Cary Planning and Zoning Board meeting. For your convenience, and to help
you follow along with our meeting, we have included procedural explanations for agenda items. If you
would like to speak at any of the public hearings on this agenda, please take a seat in the area shown as
reserved and complete a comment card (located near the reserved seats or at the clerk’s table). Take a
moment to locate the item of interest to you on the agenda and read the procedures and speaking rules
that pertain to that item.
Please note that the Planning and Zoning Board does not make final decisions on items; rather, they
make recommendations for the Town Council’s consideration and to move agenda items to the next
step in the process.
A. Call to Order
B. Adoption of Agenda (and Amend, if applicable)
Motion to Adopt Agenda.
C. Approval Meeting Minutes
1. Planning and Zoning Board - Regular Meeting - Jun 19, 2017 6:30 PM.
2. Planning and Zoning Board - Work Session - May 15, 2017 6:30 PM.
Public Hearing Process and Speaker Rules:
 Staff will introduce the proposal at the podium farthest from the clerk.
 The Chair will open the public hearing.
 The applicant will present the case at the podium closest to the clerk. The applicant’s
presentation is limited to ten (10) minutes.
 After the applicant’s presentation, the Chair will allow one person at a time to approach the
podium via the aisle behind the clerk.
 The speaker will give the clerk the completed comment card and any handouts for the board.
 The speaker will step to the podium closest to the clerk and clearly state his/her name.
 Each speaker has up to five minutes. A timer on the podium will show a green light for the first
4.5 minutes, a yellow light for the last 30 seconds and a flashing red light when time has expired.
In order to be fair to all public hearing speakers, the Chair will strictly enforce the five-minute time
limit.
 Speakers should adhere to the following rules:
 Be concise;
 Avoid repetition;
 Adhere to the five-minute time limit;
 Designate a spokesperson for large groups; and
 Direct comments to the full board and not to an individual member.
 The board will not interact with public hearing speakers. Their role is to listen and carefully
consider the speaker’s comments.
 Speakers may return to their seats from any aisle after concluding their remarks.






The Chair will close the public hearing when there are no more speakers.
The board may ask questions of the applicant.
The board may ask questions of the staff and discuss the case.
The board will take action and will clearly explain that action to the public. Examples of proposed
actions may include forwarding to Town Council meeting or conducting a community workshop

E. Cases requiring a public hearing:
1. 17-REZ-12 Silverton PDD Amendment (Parcel H North). Presented by: Katie Drye
2. 16-REZ-32 Silverton PDD Amendment (Waltonwood). Presented by: Debra Grannan
3. 17-REZ-05 White Oak PDD. Presented by: Meredith Gruber
4. 17-CPA-01 Weldon Ridge Comprehensive Plan Amendment. Presented by: Meredith Gruber
Procedures for requests with no public hearing:

Staff will introduce the proposal at the podium farthest from the clerk.

The applicant will present the case at the podium closest to the clerk. The applicant’s
presentation is limited to ten (10) minutes.

The board may ask questions of the applicant.

The board may ask questions of the staff and discuss the case.
F. Cases without a public hearing:
1. 17-REZ-03 Terramor Rezoning. Presented by: Debra Grannan
G. New/Old Business
H. Closed Session (may be called)
I.

Adjournment
Motion to adjourn.

Please contact Planning Department at (919) 380-4264 with any questions about this agenda. Visit our
website for more detailed information about each agenda item.
The Town of Cary is committed to providing all citizens with the opportunity to participate fully in the
public meeting process. Any person with a disability who needs an auxiliary aid or service in order to
participate in any meeting may contact the Town Clerk at least 48 hours prior to the meeting. The email
address is virginia.johnson@townofcary.org; the phone number is (919) 469-4011; the TDD number is
(919) 469-4012.
Planning and Zoning meetings are cablecast live on Time Warner Cable 11 and AT&T Uverse 99 and are
streamed live on the Town’s website, www.townofcary.org. Meetings are re-cablecast the same week on
Tuesday at 9:30 a.m. and Wednesday at 6:30 p.m. Meetings are archived in the Cary TV section of
www.townofcary.org as well as at www.youtube.com/TownofCarychannel.

C.1
Town of Cary
Planning and Zoning Board
Minutes
June 19, 2017
6:30 PM
Council Chambers
316 N. Academy Street, Cary Town Hall, Cary, NC 27513

Chair Mark Evangelista: Present, Member Ryan Eades: Absent, ETJ Member Carla
Sadtler: Absent, Member Dan McFarland: Absent, Board Member Steven Crutchfield:
Present, Board Member Chuck Montgomery: Present, Board Member R.Victor Varney:
Present, Board Member Mari-Jo Hill: Present.
B. Adoption of Agenda (and Amend, if applicable)
Motion to Adopt Agenda
RESULT:
MOVER:
SECONDER:
AYES:
ABSENT:

ADOPTED [UNANIMOUS]
Chuck Montgomery, Board Member
R.Victor Varney, Board Member
Evangelista, Crutchfield, Montgomery, Varney, Hill
Eades, Sadtler, McFarland

C. Approval of the Regular Meeting Minutes - May 22, 2017 6:30 p.m.
RESULT:
MOVER:
SECONDER:
AYES:
ABSENT:

APPROVED [UNANIMOUS]
R.Victor Varney, Board Member
Steven Crutchfield, Board Member
Evangelista, Crutchfield, Montgomery, Varney, Hill
Eades, Sadtler, McFarland

D. Cases requiring a public hearing
1. 17-REZ-09 7425 Wake Road. Presented by: Katie Drye
Drye presented information from staff report.
Ananth Narayanan, the property owner, said that he is requesting R-8 zoning for his
property. He spoke about the unusual shape of the property and that fact that the
property has 440 feet of road frontage. He said that he has offered additional conditions
– dedicating a right-of-way 35 feet from the center of Wake Road and limiting to two lots
in order to reduce the number of driveways cuts on Wake Road. He thanked the staff
and Katie Drye for their work on this rezoning request.
There were no speakers at the public hearing.
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A. Call to Order – 6:30 p.m.

C.1

Varney asked the applicant if he is expecting to live on this lot. Applicant said yes.
Varney spoke to the applicant about the shape of the lot and the limitations of building
on this narrow piece of property. The applicant said that he has a plan already drawn
taking into consideration the shape of the lot and the required setbacks. Varney then
asked staff to clarify the condition regarding the dedication of right-of-way. Drye stated
that the right-of-way condition would not kick in until the lot is sub-divided.
Evangelista asked if there was an obligation for developing the frontage or was this just
a dedication. Drye explained that when a site plan is submitted, the Town would require
road improvements. She also stated that the applicant does have the option to come to
council to request a fee in-lieu for a reduced amount if the road improvements are a
burden.
I move that the board forward Case Number 17-REZ-09 to Town Council with a
recommendation for approval as it is consistent with the Comprehensive Plan and all
other applicable plans and is reasonable and in the public interest for the reasons set
forth in the staff report and presentation.
RESULT:
MOVER:
SECONDER:
AYES:
ABSENT:

APPROVED [UNANIMOUS]
Steven Crutchfield, Board Member
Chuck Montgomery, Board Member
Evangelista, Crutchfield, Montgomery, Varney, Hill
Eades, Sadtler, McFarland

2. Cary Parkway Extension Comprehensive Plan Amendment. Presented by: Danna
Widmar
Widmar presented information from staff report.
Chad Ruehle, the manager of construction operations with SAS Institute spoke about the
traffic study, cost and disturbance and that is does not add value to the community. He
spoke about the wise and careful development of Cary. He said based on the results of
the traffic study and the feedback from neighbors, SAS fully supports the removal of the
Cary Parkway Extension.
Evangelista opened the public hearing.
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Hill asked if there is a ratio with distance to the number of driveway cuts allowed. Traffic
Engineer, Priyatham Konda, stated that there is no forecast on how much traffic will be
on Wake Road in the future, but as it is a collector road, it is reasonable to expect one
driveway cut to every 200-250 feet. He said that at this time it is expected that the road
will eventually have a median, therefore, at some point in the future, the driveway cuts
will be right in, right out.

C.1

Deborah Reichel, CFO for Cary Academy spoke in favor of the proposal to remove the
Cary Parkway Extension from the plan.

Evangelista closed the public hearing.
Steve Crutchfield said that if no action was taken on this, is it just a marker today.
Widmar said that this is correct, there is no funding or plans at this time, however, she
pointed out that as it stands if a plan for development were to be submitted for that
area, then dedication of right-of-way would be relevant.
Varney had a question about process, he asked if this is case setting a precedent for
future changes to the plan regarding roads. Widmar said that there may be other
changes in the future but that this is in response to something specific. Widmar agreed
that there are processes to reevaluate items in the plan going forward into the future.
Montgomery asked the about the projected 11,000 trips per day and what assumptions
were made about improvements to Trinity road then. Engineer Mike Horn with KimbleyHorn and Associates read from the Cary Thoroughfare Plan that 120 feet of right-of-way
shall be acquired or dedicated that expansion shall be possible if proven necessary by
further study. Horn stated that he has provided the further study. He noted that this note
is not on every road, but it is on this road. He said that they looked at the latest model
with from the capital area MPO is looking at the year 2040. The road was not in the
current model, when he ran the second analysis – volume to capacity – there was no
difference to surrounding roads. Montgomery asked how often the plan is reviewed.
Widmar stated that is reviewed constantly and officially changed every 4 years.
I move that the board forward the Cary Parkway Extension Comprehensive Plan
Amendment to Town council with a recommendation for approval to amend the Cary
Community Plan as proposed.
RESULT:
MOVER:
SECONDER:
AYES:
ABSENT:

APPROVED [UNANIMOUS]
R.Victor Varney, Board Member
Mari-Jo Hill, Board Member
Evangelista, Crutchfield, Montgomery, Varney, Hill
Eades, Sadtler, McFarland

E. New/Old Business
None
F. Closed Session (may be called)
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Heather Dutra, spoke in support of the removal of the Cary Parkway Extension from the
plan.

C.1

Closed session was not called.
G. Adjournment

RESULT:
MOVER:
SECONDER:
AYES:
ABSENT:

ADOPTED [UNANIMOUS]
Chuck Montgomery, Board Member
Steven Crutchfield, Board Member
Evangelista, Crutchfield, Montgomery, Varney, Hill
Eades, Sadtler, McFarland

Please contact the Planning Department with any questions about these minutes at (919) 3804264. You can also visit our website for more detailed information about each case.
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Motion to Adjourn – 7:19 p.m.

D.1
C.1

Staff Report for Planning and Zoning Board
Meeting Date: June 19, 2017
17-REZ-09 7425 Wake Road
Purpose: Consider a recommendation on a proposed rezoning request

Speaker: Katie Drye, Planning Department
Executive Summary: The applicant has requested the Town consider an amendment to the Town of Cary
Official Zoning Map by rezoning approximately 1.0 acres located at 7425 Wake Road, from Residential 40 (R40) to Residential 8 Conditional Use (R-8-CU) with zoning conditions that limit the use to a maximum of two (2)
detached dwellings and dedication of right-of-way along Wake Road.
Preliminary Recommendation: Staff recommends approval of this rezoning request with the conditions as
proposed by the applicant. See below for more information on the recommendation.
Planning and Zoning Board Recommendation: The recommendation will be provided to Town Council following
the P&Z Board meeting.

NOTE: The purpose of the rezoning is to determine whether or not the land uses and
densities allowed in the proposed zoning district are appropriate for the site. Technical
design standards of the Land Development Ordinance are addressed during review of the
site or subdivision plan.
SUBJECT PARCELS

Property Owner(s)

County Parcel
Number(s)
(10-digit)

Real Estate ID(s)

Ananthakrishnan
Narayanan and Harine
Ananthakrishnan
214 Brier Crossings Loop
Durham, NC 27703

0726998154

0034026

Total Area

Deeded Acreage

1.0±

1.0±
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Prepared by: Katie Drye, Planning

D.1
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7425 Wake Road
17-REZ-09

Click on the map to see surrounding development activity.

OVERVIEW
General Location
Schedule

7425 Wake Road
Town Council
Planning & Zoning Board Town Council
Public Hearing
April 27, 2017
June 19, 2017
TBD
Existing Zoning District(s)
Residential-40 (R-40), Watershed Protection Overlay District
(Jordan Lake Subdistrict) and Mixed Use Overlay District (MUOD)
Existing Zoning Conditions
None
Proposed Zoning District(s) Residential-8-Conditional Use (R-8-CU), Watershed Protection
Overlay District (Jordan Lake Subdistrict) Mixed Use Overlay
District (MUOD)
Proposed Zoning Conditions
1. Land use shall be limited to detached dwellings
2. The maximum number of lots shall be two (2).
3. Any plat that divides the subject property shall depict an
offer for dedication of 35 feet of right-of-way as shown on
Exhibit A attached hereto.
Town Limits
Yes
Applicant
Ananthakrishnan Narayanan and Harine Ananthakrishnan
Applicant’s Contact
Same as above
Staff Contact
Katie Drye
919-469-4085
katie.drye@townofcary.org
SUMMARY OF REQUEST
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Vicinity Map

The Town of Cary has received a request to rezone
property located at 7425 Wake Road, consisting of
approximately 1.0 acre. The proposal seeks to
rezone the subject property to allow a maximum of
two (2) detached dwellings. The current zoning,
Residential 40 (R-40), allows 1.08 dwellings per
acre; the requested Residential 8 Conditional Use
(R-8-CU) allows 5.44 dwellings per acre, however
the applicant has proposed to limit the site to a
maximum of two dwellings.
The subject property is currently vacant. The
subject site is north of and adjacent to the Village
at the Park Subdivision, which is zoned MXD and is
developed with townhomes. The properties to the
north and across Wake Road are both zoned
Residential 40 (R-40) and one is developed with a
detached dwelling. The properties east of the site
on the northern and southern sides of Wake Road
are both zoned Office/ Research and Development
(ORD) and are currently undeveloped.

Figure 1: Vicinity Map of the Town of Cary.
Subject site is indicated with the star.

Since the Town Council Public Hearing on April
27th, the applicant has proposed additional conditions to dedicate right-of-way and limit the
maximum number of lots to two (2). Typically, right-of-way dedication is required for
development plans, however, due to the size of the subject site (1.0 acre) and maximum
number of lots that could be created (two (2)), the North Carolina General Statutes would
allow this property to be subdivided without being subject to the Town’s subdivision
regulations, which meant that the site could be subdivided without dedication of right-ofway, road improvements, etc. The applicant has proposed a condition to offer dedication of
right-of-way in response to concerns from council and town staff regarding the site’s location
on Wake Road which is designated as a Collector Avenue.
SUMMARY OF PROCESS AND ACTIONS TO DATE
Notification
Notice of the public hearing on the proposed rezoning was mailed to property owners within
800 feet of the subject property, published on the Town’s website and posted on the subject
property.
Neighborhood Meeting
A neighborhood meeting for the proposed rezoning was facilitated by Planning staff at Cary
Town Hall on March 15, 2017. According to the information submitted by the applicant, five
nearby property owners attended the meeting. Questions and concerns expressed at the
meeting included implications of the Cary Community Plan for the site as well as properties
in the nearby area, questions about road widening and future road alignments on Wake
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D.1
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Town Council Public Hearing (April 27, 2017)
Staff presented an overview of the request. Staff noted several concerns regarding the
proposed rezoning, specifically that the subject site is located on a Collector Avenue and if
the rezoning is approved, there would not be right-of-way dedication required, or review of
driveway cuts. The applicant provided a justification for the rezoning request to the Town
Council which included addressing staff concerns regarding right-of-way dedication and curb
cuts.
The council asked staff to clarify the Town’s future road widening plans for Wake Road. Staff
noted that currently there are no plans to widen Wake Road and widening would occur as
development activity occurs. Council members expressed concern that approval of the
rezoning request may allow the site to be developed without a requirement for road right-ofway dedication or road improvements. The council also asked for clarification of the future
right-of-way width. Staff noted it was 35 feet from the centerline of the road. Council also
asked if building setbacks would be taken from the current or future right-of-way. Staff noted
that the LDO requires building setbacks to be taken from the future right-of-way.
Changes since the Town Council Public Hearing
The applicant has submitted additional conditions since the public hearing, which include
limiting the maximum number of dwellings to two (2) and dedication of 35 feet of right-ofway along the property frontage. The amount of right-of-way proposed for dedication is in
compliance with the future right-of-way for a Collector Avenue as designated in the Cary
Community Plan.
Attached are the applicant’s responses to the justification questions contained in the
application form. Please note that these statements are that of the applicant and do not
necessarily represent the views or opinions of the Town of Cary.
SITE CHARACTERISTICS AND CONTEXT
Streams: Cary’s most recent GIS maps do not indicate the presence of streams on the
subject property. Field determination of such features shall be required at the time of
development plan review.
Adjacent Zoning and Uses:
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Road, and concerns over the loss of trees behind the Village at the Park neighborhood.
These concerns are summarized in the attached meeting minutes submitted by the
applicant.

Figure 1 Adjacent Zoning, Uses, and Stream Buffers in the Vicinity
CARY COMMUNITY PLAN CONFORMANCE AND ANALYSIS
The 2040 Cary Community Plan is the comprehensive plan for the Town of Cary, adopted on
January 24, 2017. This report section identifies policies and elements of the Community
Plan that are relevant to this rezoning case, and provides an analysis of the extent to which
the proposed rezoning conforms to these plan policies and recommendations.
Attached is a complete listing of each policy statement in the Cary Community Plan. Based
on staff review and analysis of the descriptions and detailed intent of all the Plan’s policies,
staff has identified policies applicable to this case and has provided an analysis of those
policies below.
POLICY AND ANALYSIS
LIVE Policies
Policy 1: Maintain Neighborhood Character
The proposed rezoning will maintain the current residential designation of this parcel but allow
for the creation of additional lots by stipulating smaller minimum lot sizes. The site may then be
developed in a way which is compatible in use and scale with the adjacent residential
developments where a mix of townhomes and detached dwellings predominate with a mixture
of existing lot sizes. In addition, the proposed conditions submitted by the applicant indicate
building types that will be compatible in style (residential detached dwelling) and density with
the neighboring Village at the Park subdivision which is zoned MXD with a maximum 12
units/acre for the townhome development. Town of Cary design standards and ordinances
incorporated buffer requirements into the adjacent developments that ensure that vegetation
and distance separation from existing lots are currently in place.
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Policy 2: Provide More Housing Choices for All Residents
The applicant is proposing to rezone from R-40 zoning to R-8-CU which, given the site
constraints and proposed conditions, would allow for the construction of a maximum of two (2)
detached dwellings to be built on the site. This would support this policy objective by
introducing a denser arrangement of detached housing on an existing vacant infill site, thereby
increasing housing choice for residents and adding detached homes to augment the adjacent
townhome development to the rear.
Policy 4: Provide the Greatest Variety of Housing Options in Mixed Use Centers
As with policy 2 above, the introduction of a denser arrangement of contemporary detached
dwellings will provide additional housing options through the introduction of detached dwellings
to augment the existing townhome properties which predominate in the adjacent
developments.
Policy 5: Support Residential Development on Infill and Redevelopment Sites
This an appropriate development of a vacant infill site for residential use, proposing a
development which is sympathetic in scale and use type to those of the adjacent
neighborhoods.
ENGAGE: Goals from the Parks, Recreation and Cultural Resources Master Plan
PRCR Plan Goal 2 - Provide Cary citizens with a highly functional, safe, well-maintained
greenway network that provides recreation, transportation, and education opportunities and
wildlife benefits.
According to the Parks, Recreation and Cultural Resources Facilities Master Plan there are no
parks or greenways proposed on this site. Street-side trails are proposed along Green Level
Church Road just to the east of the property. The master plan did not propose the subject
property for open space conservation.
No recreation fund payment or park land dedication would be required for exempt subdivision
plans.
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SHAPE Policies
Policy 4: Support and Facilitate Redevelopment and Infill Development
The Cary Community Plan suggests that “use types in existence would be the most appropriate
use of infill sites” in most cases in existing residential neighborhoods. Policy 4 would therefore
be supported by the rezoning proposal.
Policy 6: Provide Appropriate Transitions Between Land Uses
The Cary Community Plan suggests a number of alternative approaches to incorporating
effective transitions to meld different use types or zoning densities in a harmonious fashion. In
this case the rezoning proposal would make use of a natural vegetative buffer as a transition
form to create a blended delineation between the adjacent land uses. This buffer is already in
place as part of the zoning conditions approved for the adjacent Village at the Park community.
In addition, the voluntarily offered conditions limiting future use of the parcel to detached
dwellings will ensure a degree of appropriate form transition.
Policy 8: Preserve and Maintain Cary’s Attractive Appearance and Quality of Development
A 25-foot Type B buffer was installed as shown on the Preliminary Development Plan (PDP) for
the adjacent Village at the Park development. This will ensure that a defined vegetative buffer
will form an appropriate transition between the developments. In addition, the proposed
condition submitted by the applicant indicates use types that will be compatible in style and
density with neighboring properties.
Future Growth Framework Map
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The Development Category for the subject property is Mixed Neighborhood, depicted in dark
pink in the image above. This neighborhood type contains a substantial variety of housing
types, unit sizes, lot sizes, and densities. The Mixed Neighborhood area is generally
characterized by large, master-planned communities. Predominant use types for this category
include single family detached (large and small lot), single family attached, and multifamily
housing (large and small). Residential-8 zoning is an appropriate district for the Mixed
Neighborhood Development Category.
MOVE: Comprehensive Transportation Plan
Cary’s transportation requirements for development are a reflection of the Move Chapter
policies. Planned improvements illustrated on the adopted Move chapter maps were developed
to ensure the safety and accommodation of all users and modes, reflect land use
considerations, provide additional system connections, close gaps, and minimize thoroughfare
widths wherever possible.
Wake Road
Existing Road Cross Section: 22-foot roadway width in a 60-foot right-of-way
Future Wake Road: Collector Avenue
The right-of-way and road section dimensions for collectors and collector avenues are general
in nature as shown in the Move Chapter of the Cary Community Plan. Specific dimensions shall
be determined at the time of Development Plan by the Development Review Committee (DRC).
Additional right-of-way and road section widths beyond those indicated in the Cary Community
Plan may be required to accommodate turn lanes, bike lanes and medians at intersections.
The land uses, layout, and access proposed at the Development Plan stage may also result in
the need for additional right-of-way and road section widths.
Transit: There is a planned transit route within walking distance of this site along Green Level
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Church Road and Kit Creek Road to NC Highway 55

N.C. General Statutes §160A-376 exempts certain divisions of land from the definition of a
“subdivision”, such that those divisions are not subject to the Town’s subdivision
regulations. One such exemption is as follows:
The division of a tract in single ownership whose entire area is no greater that two
acres into not more than three lots, where no street right-of-way dedication is
involved and where the resultant lots are equal to or exceed the standards of the
municipality, as shown in its subdivision regulations.
This original rezoning request if approved would have qualified the site as an exempt
division of land because of its size (1.0 acre) and maximum of two lots. However, since the
applicant has offered a condition to dedicate right-of-way, the site would not be an exempt
subdivision and will be required to meet Town subdivision standards.
Land Use
Detached dwellings are a permitted use in the R-8 zoning district.
Density and Dimensional Standards
Existing Zoning District
(R-40)
Max. Gross Density
Min. Lot Size
Minimum Lot Width

1.08 du/acre

Proposed Zoning District
(R-8-CU)
Per LDO: 5.44 du/acre
Per Zoning Condition: 2 lots (2 du/acre)

40,000 square feet

8,000 square feet

150 feet
(160 feet for corner lots)

60 feet
(70 feet for corner lots)

Roadway Setback

30 Feet

Side Yard Setback 1

20 feet (with septic
tank/well)
15 feet (with public
sewer)

5 feet minimum,
20 feet combined

Rear Yard Setback 1

30 feet

20 feet

35 feet (May be increased by one foot for every additional foot
provided between the building footprint and the minimum required
setback).
1 Unless a zoning condition voluntarily offered by the applicant states otherwise, where a
regulatory stream buffer forms a rear or side property line of a lot, and pursuant to NCGS
143-214.23A(f), the Town must attribute to each lot abutting the stream buffer a
Maximum Building
Height
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KEY REQUIREMENTS FROM THE LAND DEVELOPMENT ORDINANCE
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Traffic
The applicant would be able to create a maximum of 2 dwelling units on approximately 1.0
acres. Based on the ITE Trip Generation Manual, Land Use Code 210 – Single Family
Dwelling units, the proposed rezoning is anticipated to generate approximately 2 AM and 2
PM peak hour trips. The threshold for a traffic study is 100 peak hour trips; therefore, a
traffic study was not required.
Stormwater
At the time of development plan review, the future plan must meet all stormwater
management and detention requirements of the Land Development Ordinance.
PRELIMINARY STAFF RECOMMENDATION
Based on the analysis in this staff report, Town Staff’s preliminary recommendation is for
approval of the rezoning request with the conditions as proposed by the applicant.
Rationale for Recommendation
 The rezoning request was found to be consistent with policies of the Cary Community
Plan, specifically policies found in the chapters for LIVE, ENGAGE, SHAPE and MOVE.
 The subject site is designated as part of the “Mixed Neighborhood” on the Future
Growth Framework Map, which is described as having a variety of housing types, unit
sizes, lot sizes and densities. The proposed use of detached dwellings is an
appropriate land use which is similar in character to nearby subdivisions.
Note: This is staff’s preliminary recommendation. A separate recommendation will be made
by the Planning and Zoning Board, and the final decision will be made by the Town Council.
Staff’s preliminary recommendation is based on the proposal at the time of this report and a
final staff recommendation will be provided at the time of the Town Council final action.
#2505
History:
06/19/17

Planning and Zoning Board

APPROVED

Drye presented information from staff report.
Ananth Narayanan, the property owner, said that he is requesting R-8 zoning for his
property. He spoke about the unusual shape of the property and that fact that the property
has 440 feet of road frontage. He spoke about the additional conditions that he has offered
– dedicating a right-of-way 35 feet from the center of Wake Road and limiting to two lots in
order to reduce the number of driveways cuts on Wake Road. He thanked the staff and
Katie Drye for their work on this rezoning request.
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proportionate share of the stream buffer area (a) for purposes of lot area requirements (i.e.,
the portion of the stream buffer between the applicable lot line and the near edge of the
associated stream will be included for the purpose of determining if the minimum lot size
requirement of the LDO is satisfied); and (b) for purposes of calculating the minimum rear or
side setback and perimeter buffer if applicable (i.e., the setback or buffer will be measured
from the near edge of the associated stream instead of from the actual property boundary).

There were no speakers at the public hearing
Hill asked if there is a ratio with distance to the number of driveway cuts allowed. Traffic
Engineer, Priyatham Konda, stated that there is no forecast on how much traffic will be on
Wake Road in the future, but as it is a collector road, it is reasonable to expect one driveway
cut to every 200-250 feet. He said that at this time it is expected that the road will
eventually have a median, so at some point in the future, it will be right in, right out.
Varney asked the applicant if he is expecting to live on this lot. Applicant concurred. Varney
spoke to the applicant about the shape of the lot and the limitations of building on this
narrow piece of property. The applicant said that he has a plan already drawn taking into
consideration the shape of the lot and the required setbacks. Varney then asked staff to
clarify the condition regarding the dedication of right-of-way. Drye stated that the right-ofway condition would not kick in until the lot is sub-divided.
Evangelista asked if there was an obligation for developing the frontage or was this just a
dedication. Drye explained that when a site plan would require road improvements. She
also stated that the applicant does have the option to come to the council to request a
certain amount if the road improvements are a burden.
I move that the board forward Case Number 17-REZ-09 to Town Council with a
recommendation for approval as it is consistent with the Comprehensive Plan and all other
applicable plans and is reasonable and in the public interest for the reasons set forth in the
staff report and presentation.
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Meeting minutes for Neighborhood Meeting

Applicants: Ananthakrishnan Narayanan & Harine Ananthakrishnan
Property address: 7425 Wake Road, Durham 27713
Case Number: 17-REZ-09
Meeting Date and time: 03/15/2017, 6:30 PM
Meeting Venue: Cary Town Council Chamber
Note taker/Scribe: Ananth Narayanan
Meeting attendees
1.
2.
3.
4.
5.
6.
7.
8.
9.

Ananthakrishnan Narayanan, Durham – Applicants’ representative
Katie Drye – Senior Planner, Town of Cary, Case Manager for the application
John Donachie – Senior Planner, Town of Cary
Tiemei Zhu, Cary
Timothy Poole, Durham
Barry Bowling, Raleigh
Harold Green, Sanford
Lucille Green, Cary
One participant did not fill out signup sheet

Meeting minutes
Katie Drye greeted the gathering, introduced John Donachie and Ananth Narayanan. She also provided
maps of the subject property to the audience. Katie requested Ananth to present the rezoning case to
the attendees.
Ananth Narayanan briefly introduced himself and gave the following background details to the
audience:





The subject lot is located in 7425 Wake Road and is currently zoned as R40
Per Town of Cary’s development plan the subject property falls under the category of mixed
neighborhood
The owners of the property desire to rezone as R8 so they can sub divide to a maximum of 3 lots
The rezoning request has a condition that restricts the sub divided lots to be used for single
family housing only

Following questions/concerns were raised by the audience, applicants’ representative’s response (ARR)
and Town of Cary representatives are also shown below
1. How close will the proposed single family home on the west end of the property be to the road
(Denhoff Drive)?
ARR: The road on the west end of the property is triangular in shape. R8 lots abutting a collector
road require a 30’ setback on the front and 20’ on the rear. This precludes a large portion of the
western side of the property from having any building, hence a large portion of the western end
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2. What is the land use code of the neighboring property on the eastern side?
Katie Drye: The neighboring property on the east is classified as ORD with R40 zoning, which
could mean that it can be rezoned for commercial use or the owners can build one single family
without any rezoning request.
3. Does the fact that the neighboring property on the east being a corner property make it more
suitable for business
Katie Drye: Yes, corner properties are more conducive for business. It really depends on what
the property owner wants to do with the property.
4. Does Cary’s land use code permit the applicant’s request
Katie Drye: The subject property is in mixed neighborhood that means that the owner can
request zoning for commercial or residential development
John Donachie: The applicants’ request is in line with Cary’s development plan for MXD
classification
5. What is the density of housing in the neighboring areas, does it support applicant’s request?
John Donachie: There are several neighboring R40 properties, there is also a town home
community right behind the subject property, and the neighborhood seems to have a low
density to medium density. The request seems consistent.
6. One Village at the Park Townhome resident who owns a townhome right behind the subject
property expressed concern that their developer mentioned that there will be no house behind
her townhome and the property will remain vacant but the applicants’ rezoning request is in
contradiction to the alleged promise made by their developer.
Other attendees responded that such misunderstandings are common and that it is likely that
the developer was referring to the buffer area between the two properties which will always
remain vacant.
Katie Drye added that Cary is growing so fast and changes happen very quickly and it is never
possible to predict what the owner(s) of the neighboring lots will do with their properties.
7. Following comments/concerns/discussions unrelated to the applicants’ request was made
a. Why all residents of Town of Cary ETJ cannot have a vote in the elections
b. Who gets letters regarding rezoning
c. Zoning and land use code of Triangle brick company
d. General land use codes of Town of Cary
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Staff Report for Planning and Zoning Board
Meeting Date: June 19, 2017

Prepared by: Juliet Andes, Transportation and Facilities
Speaker: Juliet Andes, Transportation & Facilities
Executive Summary: To help keep Cary great, we are continuously evaluating the current state to ensure that
what we are doing and how we are doing it makes sense for our community in today’s complex and everchanging world. The standard we now measure against is the Town Council’s blueprint for our future, the
Imagine Cary Community Plan, which was adopted on January 24, 2017. During that process, staff advised
Council that we would be continuing to look at several issues, including a decades-old proposed extension of
the NE Cary Parkway through SAS, and conducting scientific studies to determine whether ‘legacy’ items such
as this remain appropriate. To this end, the Town has completed an evaluation of the larger context and
researched the history, and we, in partnership with SAS, hired a professional traffic consultant to conduct a
traffic analysis, which is included in the staff report. Based on that analysis, staff is recommending several
changes to the Plan, including the removal of the NE Cary Parkway extension.
Recommendation: That Planning and Zoning Board conduct a public hearing on this proposed amendment to
the Cary Community Plan that removes the NE Cary Parkway extension and other related road segments from
the Plan. Following the public hearing, staff recommends Planning and Zoning Board forward a
recommendation to the Town Council for final action on July 27, 2017.

Background: Cary has long been a leader in planning for and implementing an efficient
transportation system as mobility in and around Town is a priority for our citizens. Effective
ways to achieve greater mobility in our community include having a transportation network
that seeks to mitigate traffic congestion wherever possible and ensures safety is maximized
for all users.
The Imagine Cary Community Plan recognizes that external influences and trends impact
decisions about the transportation network. The MOVE Chapter, in particular, discusses
mobility trends and the chapter policies provide transportation direction to guide future
decision-making. Policy 4 in MOVE recognizes that Cary will need to “maximize
transportation investments by focusing on the highest need areas and places where
targeted investments will yield significant benefits.” This direction was reinforced in the
Town Manager’s recent budget Work Session on May 4, 2017 suggesting that the Town look
for “zombie projects” that may have been planned for years, while recognizing that new
initiatives and changing priorities may now mean that they will no longer be of value relative
to other projects that have may serve a greater need to all Cary citizens.
Another theme discussed in the Imagine Cary Community Plan included a shift in per capita
vehicle miles traveled. While much of the decrease can be explained by the 2008 economic
downturn and increases in gas prices, per capita vehicle miles traveled peaked in 2005
before the recession and have not fully rebounded since the recession ended. This trend,
coupled with advancing technology in areas like autonomous vehicles offer yet another
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Cary Parkway Extension Comprehensive Plan Amendment
Purpose: Conduct a public hearing on proposed Comprehensive Plan Amendment to remove NE Cary Parkway
extension and other related segments

D.2
C.1

Cary developed its first Comprehensive Transportation Plan (CTP) in 2001. Prior to that time,
Cary’s roadway planning was guided by the Capital Area Metropolitan Planning Area’s
(CAMPO) Thoroughfare Plan for the region, adopted in 1967 and 1997. Cary’s 2001
transportation planning effort was the first time in the Town’s history a comprehensive
approach to planning was incorporated that emphasized all modes of transportation:
roadway, bicycle, pedestrian and transit. This 30 year vision set the framework for
transportation policy in Cary and helped shape the Town’s infrastructure during the peak of
Cary’s rapid growth. Cary updated the CTP in 2008 and again through the Imagine Cary
planning process, periodically revisiting traffic model projections based on land use
development, updated population and employment data and projected growth and
development.
The 2001 “legacy” plan included the NE Cary Parkway extension recommendation, a
carryover recommendation from the 1997 CAMPO plan. The extension was planned as a
future 2-lane road with right-of-way reservation for 6 lanes and the path of the extension
primarily on SAS-owned property. The extension proposes to connect the existing Cary
Parkway at N. Harrison Avenue and extend east beyond Trinity Road to connect to Raleigh. It
is important to note that the proposed expansion would be incumbent upon the primary land
holder, SAS, to develop the land and build the roadway extension. To date, SAS has
expressed no intention to develop this land. While the proposed extension has existed on
the Town’s transportation plan since 2001, the proposed plan never warranted project
funding as part of the Town’s budget process or through regional funding sources.
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reason to review and question how we plan for transportation in the future.

Discussion: As part of Council’s adoption of the Imagine Cary Community Plan, the plan
implementation steps included conducting a traffic study of the NE Cary Parkway Extension
area and reporting back the results. This action item offered a valuable opportunity for the
Town to work in partnership with SAS. Evaluation of the broader context and history brought
feasibility of the project into question, especially as the Imagine Cary effort brought to light
the need to make more strategic and equitable transportation investments in the future. The
subsequent traffic study results also brought the significance of the improvement into
question as the consultant ran two traffic scenarios, one with the Cary Parkway extension
constructed and one without. The results of the study and recommendation are discussed
below and attached (Attachment A) for Council consideration and action.
The traffic analysis was conducted by Kimley-Horn & Associates (KHA), an independent
traffic engineering firm. The consultant used data from the Triangle Regional Model (TRM)
developed by the Capital Area Metropolitan Planning Organization (CAMPO) for their
analysis. A 2040 time horizon was used and the study results included two data outputs,
Average Daily Traffic (ADT) and Volume over Capacity (V/C) ratios captured in map form in
the staff report attachment.
Based on this analysis, the proposed Cary Parkway extension is projected to carry
approximately 11,000 vehicles in 2040 and the V/C maps indicated no significant
improvement with the connection in place. In the attached letter from KHA to the Town, it
states that “based upon our analyses we recommend that the Cary Parkway Extension be
removed from the Town’s CTP.”
In addition, there are two north/south collector roads on the current transportation plan
proposed to connect Electra Drive to the planned future NE Cary Parkway Extension. Staff is
also proposing to remove these collector roads with the removal of the NE Cary Parkway
Extension based on the results of the study.
Removing the Cary Parkway Extension based on low projected usage will require a reevaluation of road widths along Trinity Rd. as it connects to our regional partner, the City of
Raleigh. For that reason, as a follow up to this Comprehensive Plan Amendment (CPA), if
approved, staff will work with Raleigh to look at an appropriately sized future roadway
section and work to update our respective plans accordingly.
Town Council Public Hearing Summary: Council heard public comments from three
speakers. All speakers were supportive of the proposed Comprehensive Plan Amendment to
remove the Cary Parkway Extension from the Transportation Plan.
CRITERIA FOR CONSIDERATION IN REVIEWING COMPREHENSIVE PLAN AMENDMENTS
Section 3.2.2(B) of the Land Development Ordinance states that proposals to amend the
Comprehensive Plan shall be evaluated based upon whether the amendment is necessary in
order to address conditions including, but not limited to, the following:
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2. Identification of new issues, needs, or opportunities that are not adequately addressed
in the Comprehensive Plan;
Analysis: None Identified.
3. A change in the policies, objectives, principles, or standards governing the physical
development of the Town or any other geographic areas addressed by the
Comprehensive Plan; or
Analysis: None Identified.
4. Identification of errors or omissions in the Comprehensive Plan.
Analysis: None Identified.
Fiscal Impact: N/A
#2512
History:
06/19/17

Planning and Zoning Board

APPROVED

Widmar presented information from staff report.
Chad Ruehle, the manager of construction operations with SAS Institute spoke about the
traffic study, cost and disturbance and does not add value to the community. He spoke
about the wise and careful development of Cary. He said based on the results of the traffic
study and the feedback from neighbors, SAS fully supports the removal of the Cary Parkway
Extension.
Evangelista opened the public hearing.
Deborah Reichel, CFO for Cary Academy spoke in favor of the proposal to remove the Cary
Parkway Extension from the plan.
Heather Dutra, spoke in support of the removal of the Cary Parkway Extension from the plan.
Steve Crutchfield said that if no action was taken on this, is it just a marker today. Widmar
said that this is correct, there is no funding or plans at this time, however, she pointed out
that as it stands if a plan for development were to be submitted for that area, then
dedication of right-of-way would be relevant.
Varney had a question about process, he asked if this is case setting a precedent for future
changes to the plan regarding roads. Widmar said that there may be other changes in the
future but that this is in response to something specific. Widmar agreed that there are
processes to reevaluate items in the plan going forward into the future.
Montgomery asked the about the projected 11,000 trips per day and what assumptions
were made about improvements to Trinity road then. Engineer Mike Horn with Kimbley-Horn
and Associates read from the Cary Thoroughfare Plan that 120 feet of right-of-way shall be
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1. A change in projections or assumptions from those on which the Comprehensive Plan is
based;
Analysis: Based on the additional traffic analysis conducted by KHA, their conclusion
that an extension of Cary Parkway in this location will not significantly alleviate
congestion in this location and their recommendation to remove the Cary Parkway
extension from the CTP, staff is proposing to amend the Comprehensive Plan.

acquired or dedicated that expansion shall be possible if proven necessary by further study.
Horn stated that he has provided the further study. He noted that this note is not on every
road, but it is on this road. He said that they looked at the latest model with from the capital
area MPO is looking at the year 2040. The road was not in the current model, when he ran
the second analysis – volume to capacity – there was no difference to surrounding roads.
Montgomery asked how often the plan is reviewed. Widmar stated that is reviewed
constantly and officially changed every 4 years.
I move that the board forward the Cary Parkway Extension Comprehensive Plan Amendment
to Town council with a recommendation for approval to amend the Cary Community Plan as
proposed.
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DRAFT
Members Present: Chair Mark Evangelista, Victor Varney, Ryan Eades, Chuck Montgomery, Carla
Sadtler.
Members Absent: Dan McFarland, Mari-Jo Hill, Steven Crutchfield.
Staff Present: Allan Cain, Wayne Nicholas, Anna Readling, Ken Dunn, Priyatham Konda, Billy Lee,
Steve Brown, Lisa Glover.
Call to Order: Chair Evangelista called the work session to order at 6:30 p.m.
Work Session:
1)
Rezonings and Rezoning Process
Wayne Nicholas provided an overview of zoning in Cary, including the different types of zoning
districts and types of rezonings (general, conditional use, PDD and MXD). Nicholas also reviewed
with the Board the various steps in the rezoning process. Anna Readling explained how rezoning
proposals are evaluated for consistency with the Cary Community Plan.
2)
Traffic/Transportation
Priyatham Konda explained how traffic study information could be used by the Planning Board in
evaluating rezoning cases. He also discussed the process for completing a traffic impact analysis
(TIA) and explained different aspects associated with a TIA (level of service, study findings and
mitigations). Ken Dunn provided an overview of traffic/transportation related to the development
plan review process including requirements for streets, sidewalks and streetside trails and access
management.
Board members asked questions about the requirements for crosswalks.
3)
Stormwater Management
Billy Lee provided an overview of stormwater management. He explained the history of Cary’s
program, as well as past and present strategies undertaken by the Town to address stormwater. He
reviewed the Town’s stormwater infrastructure policy, mapping, assistance programs, Land
Development Ordinance requirements, and the NPDES Phase 2 Program. He also explained how
stormwater management is reviewed during the development plan process and during the pre- and
post-construction stages of development.
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Planning and Zoning Board
Work Session Meeting Minutes
May 15, 2017
6:30 p.m.
Council Executive Conference Room #10035
316 N. Academy Street, Cary, N.C.
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Old/New Business
None.
Adjournment:
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Evangelista adjourned the meeting at 8:45 p.m.
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Staff Report for Planning and Zoning Board
Meeting Date: July 24, 2017
17-REZ-12 Silverton PDD Amendment (Parcel H North)
Purpose: Conduct a public hearing and consider recommendation on proposed rezoning request
Prepared by: Katie Drye, Planning
Speaker: Katie Drye, Planning
Executive Summary: The applicant has requested the Town consider an amendment to the Town of Cary
Official Zoning Map in the NE quadrant of the NW Cary Parkway and Evans Road intersection, accessed by
Geyer Court. The rezoning request is to amend this portion of the previously approved Silverton Planned
Development District (PDD) to change the use designation from Office and Institutional (O&I) to allow the
development of townhomes with a maximum density of seven (7) dwellings per acre.
Preliminary Recommendation: Staff recommends approval of this rezoning request with the conditions as
proposed by the applicant. See below for more information on the recommendation.
Planning and Zoning Board Recommendation: The recommendation will be provided to Town Council following
the P&Z Board meeting.
NOTE: The purpose of the rezoning is to determine whether or not the land uses and densities allowed in the
proposed zoning district are appropriate for the site. Technical design standards of the Land Development
Ordinance are addressed during review of the site or subdivision plan.

Vicinity Map
Silverton PDD Amendment
17-REZ-12

Click on map to see surrounding development activity.

SUBJECT PARCELS

Property Owner

County Parcel
Numbers
(10-digit) (PIN)

Real Estate IDs
(REID)

Addresses

Acreage
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0755928239
Land Properties, Inc.
104 Loch Stone Lane
Cary, NC 27518

0765020044

0765010873

0204740
0056752

4.60
Unaddressed
Properties
(Off of Geyer
Court)

1.27

0204629

0.01

Total Area

5.88

OVERVIEW
Location of
Subject
Properties
Schedule
Existing
Zoning
District(s)
Existing
Zoning
Conditions
Proposed
Zoning
District(s)

Near the intersection of NW Cary Parkway and Evans Road, accessed by
Geyer Court
Town Council
Public Hearing
June 8, 2017

Planning & Zoning Board
Public Hearing
July 24, 2017

Town Council
TBD

PDD Major- Silverton (Parcel H), within the Mixed Use Overlay District
(MUOD)
Parcel H- Designated for Office and Institutional Use
PDD Major- Silverton (Parcel H North)- Designated for Residential
Multifamily (RMF)
1. The use shall be limited to townhomes
2. The maximum number of units shall not exceed a density of seven (7)
dwellings per acre.

Proposed
Zoning
Conditions

3. A community gathering space shall be provided with a minimum of 3,000
square feet centrally located within the site. Elements shall include but are
not limited to:
 An accessible seating/plaza area (a minimum of 1,200 square feet)
with:
o Decorative pavement (brick pavers or equivalent)
o Seating: benches/seats walls
o Low walls/planters
 Dog waste station/trash receptacle
 Landscape beds and lawn area
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4. Open space shall be provided with a minimum of 1,000 square feet.
5. No community gathering space, mailbox kiosk, off-street parking (not
including individual residential driveways), shall be located within 100 feet
of Property Line ‘A’. See attached zoning conditions exhibit*.
6. A 5-foot public sidewalk shall be extended from the point of current
termination on Geyer Court to subject site.
7. Townhomes shall be limited to a single patio or deck, which shall be
located on the ground floor. A note shall be placed on the recorded plat
limiting each townhome unit to one (1) patio or deck.
8. Supplemental vegetation, in the form of evergreen trees, shall be
provided on the subject site along Property Line “A”, where existing
vegetation does not meet the requirements for the Town of Cary’s Type “A”
standard for Evergreen Understory Trees. Evergreen understory trees shall
be planted with a maximum spacing of ten (10) feet between trees.
Understory evergreen trees shall attain a height at maturity of no less than
eighteen (18) feet. See attached Zoning Conditions Exhibit*.
9. The driveway access to Cary Parkway shall be limited to a single rightin/right-out drive as permitted by NCDOT
10. A 6-foot-tall black aluminum fence shall be provided around the
stormwater BMP. The fence shall be located outside of any required SCM
easements and not restrict access to the SCM.
*The Zoning Conditions Exhibit prepared by the applicant is an attachment
to the staff report.

Town Limits

Staff Contact
Applicant
Applicant’s
Contact

The subject properties identified as Wake County PINs 0765020044 and
0765010873 are located in the Town of Cary Corporate Limits.
The subject property identified as Wake County PIN 0755928239 is outside
the corporate limits but inside the Town of Cary ETJ. Annexation will be
required prior to development plan approval.
Katie Drye
919-469-4085
katie.drye@townofcary.org
Alex Crow
Capital Properties, LLC
Kathryn McPherson
ESP Associates, PA
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5121 Kingdom Way, Suite 208
Raleigh, NC 27607
SUMMARY OF REQUEST
The Town of Cary has received a request to amend
a portion of the previously approved Silverton PDD
located near the intersection of NW Cary Parkway
and Evans Road, accessed by Geyer Court. The
properties are located within Parcel H of the
Silverton PDD and are currently designated for
Office and Institutional use. The applicant is
seeking to amend the PDD to change the
designation to residential multi-family (RMF) with
proposed conditions limiting the use to townhomes
with a maximum of seven (7) dwellings per acre.
The applicant is also proposing conditions, among
others, to increase the amount of community
gathering space, and provide supplemental
plantings. The full list of proposed conditions are
included in the overview table of the staff report.
The subject properties are currently vacant. The
site is located to the southwest of and adjacent to
the Windbrooke Townhome neighborhood, which is
designated as Parcel R in the Silverton PDD
Figure 1: Vicinity Map of the Town of Cary.
(approved with a maximum density of 6 dwellings
Subject site is indicated with the star.
per acre). The subject site is northeast of
properties developed as office and daycare uses (these properties are also part of Parcel H
of the Silverton PDD).
Several sites near the intersection of Evans Road and NW Cary Parkway have active
development proposals in process with the Town. The applicant for rezoning case 16-REZ-32
(see figure 2 below), is seeking to amend the Silverton PDD to change the designation of the
site from retail, office, and institutional to allow for a life care community, multi-family
dwellings, and townhomes.
The site at the southeast quadrant of Evans Road and Winfair Drive was recently approved
through an amendment of the Silverton PDD (rezoning case 16-REZ-04) to change the
designation to commercial and limiting the use to indoor and/or outdoor recreation.
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Figure 2: Development activity near the intersection of Evans Road and NW Cary Pkwy
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Figure 3: Silverton PDD (Proposed amendment is for the northern portion of Parcel H)

SUMMARY OF PROCESS AND ACTIONS TO DATE
Notification
Notice of the public hearing on the proposed rezoning was mailed to property owners within
800 feet of the subject property, published on the Town’s website, and posted on the
subject property.
Neighborhood Meeting
A neighborhood meeting for the proposed rezoning was facilitated by Planning staff at Cary
Town Hall on May 3, 2017. According to the information submitted by the applicant, 25
nearby property owners attended the meeting. Questions and concerns expressed at the
meeting included concerns regarding the existing stream buffers that run between the
subject site and the adjacent townhome community (Windbrooke) to the northeast, erosion
control and stormwater impacts from construction, the proposed use (townhomes), traffic,
loss of existing trees, and loss of land for office space. These concerns are summarized in
the attached meeting minutes submitted by the applicant.

Packet Pg. 68

E.1

Town Council Public Hearing (June 8, 2017)
Staff presented an overview of the request, followed by the applicant’s agent who shared a
justification for the request. There were three speakers at the Public Hearing, all
representing residents of the adjacent neighborhood (Windbrooke). The speakers shared
concerns with the Town Council which included:
 Potential impact to the stream and stream buffers which run along the shared
property line of the subject site and the Windbrooke neighborhood
 Loss of land designated for office and institutional uses
 Potential loss of trees
 Increase in nearby development of residential units in the area (including an increase
in traffic)
 Concern about stormwater, erosion control measures, and placement of the
stormwater control device
The council shared feedback regarding concern over the potential loss of land for office and
institutional uses, impacts to stream buffers and stormwater, and increase in traffic (caused
by an increase in similar uses in the area). Council members also had questions regarding
nearby development proposals, specifically 16-REZ-32 Silverton PDD Amendment
(Waltonwood) which is a rezoning application currently in review to allow a life care
community, multi-family dwellings and townhomes on property which is currently designated
for office and institutional use and retail (shopping center). Council also asked about the
maximum allowed height under the current designation (the maximum height for an office
building is 35 feet for a building within 100 feet of a residential district and 50 feet if the
building is at least 100 feet from residential district, and the building heights can be
increased as the building moves further away from the residential district). Council
encouraged the applicant to review the conditions and the case as it moves forward to the
Planning and Zoning Board, and consider ways to improve the rezoning request.
Changes Since the Town Council Public Hearing
The applicant has submitted additional conditions to the PDD amendment which include
increasing the size of the community gathering space from 1,500 square feet to 3,000
square feet (the LDO requirement is 1,200 square feet based on the size of the site). The
community gathering space will consist of decorative pavement (brick pavers or equivalent),
seating benches, low walls or planters, dog waste receptacles, etc. The applicant has also
added a condition proposing to increase the open space requirement to a minimum of
1,000 square feet per unit (the LDO requires a minimum of 500 square feet per unit). The
applicant also submitted a conceptual cross-section of the site to illustrate the topography
of the site and distance between the site and adjacent uses (see attachment to staff report).
Attached are the applicant’s responses to the justification questions contained in the
application form. Please note that these statements are that of the applicant and do not
necessarily represent the views of opinions of the Town of Cary.
SITE CHARACTERISTICS AND CONTEXT
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Figure 4: Stream Buffers as indicated on the Town of Cary GIS maps

Figure 5: Topography of site as indicated by Town of Cary GIS maps

CARY COMMUNITY PLAN CONFORMANCE AND ANALYSIS
The 2040 Cary Community Plan (CCP) is the comprehensive plan for the Town of Cary,
adopted on January 24, 2017. This report section identifies policies and elements of the
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Community Plan that are relevant to this rezoning case, and provides an analysis of the
extent to which the proposed rezoning conforms to these plan policies and
recommendations.
Attached is a complete listing of each policy statement in the Cary Community Plan. Based
on staff review and analysis of the descriptions and detailed intent of all the Plan’s policies,
staff has identified policies applicable to this case and provides analysis of those policies
below.
Chapter 2, LIVE, Policies
The Town’s LIVE policies respond to the housing challenges and opportunities facing Cary by:
 Providing a variety of housing choices
 Meeting new household needs
 Maintaining high quality established neighborhoods
Policy 1: Maintain Neighborhood Character
Staff Observations:
The site is located within a Traditional Neighborhood which envisions a broad mix of housing
types with the predominant use type being detached dwellings and townhomes. The proposed
use type is considered appropriate for this site within the context of both the future growth
framework and as a complementary building form to the adjacent townhome subdivision. The
proposed use may also be considered context appropriate as it may provide an efficient use of
the topography of the site. The subject parcel includes a steep slope, which if addressed
sensitively, could lead to a site layout which could maximize the preservation of open space
and existing natural features on the site. The applicant has offered to provide a minimum of
1,000 square feet of open space per unit, which is twice the minimum open space required
(LDO requires a minimum of 500 square feet of open space per unit). The zoning condition
would ensure that the proposed development plan would preserve certain natural areas
creating a harmonious blend with the existing large vegetated buffers maintained by the
neighboring developments. Additional conditions proposed for building form (townhomes) and
density (limited to 7units per acre) would maintain the open arcadian feel of the site and form
a contextually sensitive infill and transition development between the adjacent uses and built
forms.
Policy 2: Provide More Housing Choices for All Residents
Staff Observations:
The applicant’s request to change the zoning of the subject property to allow for the
construction of townhomes would increase housing choices in the area simply by adding
additional housing units. However it would not add any significant variety to the housing types
currently available, as these are predominantly townhomes, nor is there any indication that the
housing product developed would offer a broad range of housing types and unit sizes or include
affordable options.
Policy 5: Support Residential Development on Infill and Redevelopment Sites.
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Staff Observations:
The rezoning request is supported somewhat by this policy to the extent that the policy states
that “development of sites within or adjacent to existing residential neighborhoods should be
context sensitive and compatible with existing neighborhoods;” however, this is subject to the
caveat that the policy also recognizes “that there may be cases where the desire for
complementary designs be deemed less important than other objectives.” In the current
rezoning a significant concern is the potential loss of land available for office development.
However this concern is somewhat mitigated by the limited size, difficult topography and off
street positioning of the parcel. While there is a general concern around the loss of prime office
sites, the limited commercial appeal of this site would not make this issue the prime criterion in
the evaluation of this request.
Policy 6: Encourage and Support the Provision of Affordable Dwellings.
Staff Observations: While the applicant specifies the provision of townhomes for the site, there
is no indication that the proposed development will provide anything other than market-rate
housing. Nevertheless, the development may provide additional dwellings at a lower price point
than detached single-family alternatives. In addition, the site location would be located along a
planned future GoCary transit route (NW Cary Parkway), and would be within a convenient
distance to a number of employment destinations on Evans Road and in the nearby Weston
area.
Chapter 3, WORK, Policies
The Town’s WORK policies respond to economic challenges and opportunities facing Cary by:
 Maintaining a strong and diverse local economy
 Providing a variety of employment options
Policy 1: Grow A Sustainable and Diversifying Workforce
Staff Observations: As indicated above, the initial indications from the developer are that the
proposed product will be a market rate development with limited house type. By adding
alternatives to single-family detached housing in the Weston area close to existing employment
centers, the proposed rezoning may help to support a sustainable workforce by providing
housing options for millennial workers and smaller families. However, it cannot be assured
that this will be the case; it would depend on the actual type of townhomes ultimately
developed.
Policy 11: Reserve and Provide Employment Sites in Traditional Office Parks
Staff Observations: The subject parcels lie at the edge of an employment mixed use campus
(see Growth Framework Map below) and are directly adjacent to an existing small office park
(Parkway Professional Park, Multi-Tenant Space and Dental Society of NC office space) and a
daycare center (Primrose Pre-School). The subject site at 5.88 acres, if developed for office
use, would support a floor space of between 46,000 and 77,000 square feet. The TJCOG
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regional development model assumes 3.3 employees per 1,000 square feet, so that would
support some 152-254 employees. The site would face some significant development
constraints related to topography and the location of a stream buffer which bisects a portion of
the parcels; however, this would not preclude the successful development of office space and
this indeed may be a use which would work with the topography. Nevertheless, in the current
case the lack of street visibility, the limited size of the parcel, and the site challenges all limit
the attraction and importance of this site as an office development.
Policy 12: Transform Selected Office Parks into Employment Mixed Use Campuses
Staff Observations: The proposed rezoning may be supported to an extent by Shape Policy 3
“Support and Facilitate Redevelopment and Infill Development” and would follow the historic
trend of mixing residential development into the Weston office park area, particularly on
smaller parcels which have remained vacant for some time or which have particular
development challenges such as site topography associated with them. There is, nevertheless,
a concern that the parcels that have been rezoned have been almost exclusively for residential
use. At this point the Weston area has a growing inventory of housing mixed in with the existing
office development, but almost no dining, retail, grocery, or services. At a broader scale the
issue for the Weston area in general is how to attract those services to support existing
residential developments, rather than increasing the residential base and thereby further
limiting the opportunity to create truly mixed campuses.
ENGAGE: Goals from the Parks, Recreation and Cultural Resources Master Plan
PRCR Plan Goal 1 – Maintain a diverse and balanced park and open space system as the Town
of Cary grows.
PRCR Plan Goal 2 - Provide Cary citizens with a highly functional, safe, well-maintained
greenway network that provides recreation, transportation, and education opportunities and
wildlife benefits.
According to the Parks, Recreation and Cultural Resources Facilities Master Plan there are no
parks proposed on this site. The subject property is located within ¾ mile of North Cary Park.
Street-side trail is proposed along the property frontage on NW Cary Parkway. The master plan
did not propose the subject property for open space conservation.
A recreation fund payment or park land dedication will be required for residential development
in accordance with the Land Development Ordinance. Staff has recommended that a
recreation fund payment be made for this site in lieu of a land dedication.
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Chapter 6, SHAPE, Policies
The Town’s SHAPE policies guide future growth by creating the geographic development
framework that best achieves the vision and policies contained in the other plan chapters,
particularly LIVE, WORK, SHOP, ENGAGE, MOVE, and SERVE.
Policy 3: Encourage mixed use development
Staff Observations: While the proposed rezoning may be supported to an extent by SHAPE
Policy 3: “Support and Facilitate Redevelopment and Infill Development”, the concern identified
in Work Policy 12 above remains -- that the parcels that have been rezoned in this area have
been almost exclusively rezoned for residential use. As indicated, Weston has a growing
inventory of housing mixed in with the existing office development, but almost no dining, retail,
grocery, or services. The more significant issue for the Weston area in general is how to attract
those services to support existing residential developments to promote genuinely mixed
campuses.
Policy 4: Support and Facilitate Redevelopment and Infill Development
Staff Observations: See LIVE Policy 5 above.
Policy 6: Provide Appropriate Transitions Between Land Uses.
Staff Observations: The intent of this policy and the associated LIVE and SHAPE policies is to
manage the integration of new developments with the established built form and to provide for
harmonious transitions between different types and intensities of land uses. However, the CCP
also recognizes the reality that infill and redevelopment sites are often located adjacent to
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areas with established development patterns that create challenges for good design, and are
often on sites that also have physical development challenges that require creative design
solutions. Both the current zoning and the proposed townhome development could provide an
appropriate transition for this site if the proposed layout worked with the current site contours.
Either a townhome or a multi-level office development could achieve this. However, the parking
required for an office development may provide impervious surface challenges and could
require the wholesale denuding of the existing wooded areas in a way in which the townhome
development may not. At this point the applicant has proposed conditions which would assist in
the creation of an appropriate transition by restricting the use to townhomes, offering an
increase in the size of the community gathering space, and adding supplemental vegetation
and an enhanced buffer between the site and the adjacent townhomes. It is likely that the
buffer proposed for the perimeter between the site and the existing office would be sufficient to
provide adequate screening to minimize any potential disharmony in building aesthetics. A
similar separation would be created at the other perimeter; however, the scale, type, density,
and massing of adjacent townhome developments are such that attention would focus
primarily on architectural elements for aesthetic continuity. Such a transition would be more
difficult to achieve with a non-residential building form. Nevertheless, enlightened site
placement and the creative use of scale and differing elevation features could also create a
harmonious building transition. It should be noted that no conditions have been offered that
would guarantee such an approach, but the challenge of achieving contextual design is less
onerous with the proposed residential development type.
Future Growth Framework Map

The Development Category for the subject properties is Traditional Neighborhood, depicted in
light pink in the above image. Traditional neighborhoods tend to be more homogeneous in
terms of housing types than heritage or mixed neighborhoods but are often more
heterogeneous in use types. While these Neighborhoods are often predominately residential in
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nature, a variety of land use types were envisaged in the original development with specific
areas or “pods” being identified for alternative zoning within the overall development. Though
these pods were limited in number, the intent was to promote the planned incorporation of
other uses to facilitate local commercial and retail investment.
MOVE: Comprehensive Transportation Plan
Cary’s MOVE policies are designed to respond to transportation challenges and opportunities:
 Provide an efficient, functional, and well-designed transportation system
 Allow mobility choices
Ensure Safety for All Users and Modes (Policy 1)
Apply Multimodal Street Designs (Policy 2)
Design Transportation Infrastructure to Address Land Use Context (Policy 3)
Focus Investments on Improving Connections and Closing Gaps (Policy 4)
Minimize Thoroughfare Widths (Policy 5)
Improve Pedestrian and Bicycle Crossings (Policy 6)
Target Transit Investments (Policy 7)
Ensure a Well-Maintained System (Policy 8)
Cary’s transportation requirements for development are a reflection of the Move Chapter
policies. Planned improvements illustrated on the adopted Move chapter maps were developed
to ensure the safety and accommodation of all users and modes, reflect land use
considerations, provide additional system connections, close gaps, and minimize thoroughfare
widths wherever possible.
NW Cary Parkway
Existing Road Cross Section: 2-3 lanes in 105-foot – 110- right-of-way
Future NW Cary Parkway: 4-lane median divided thoroughfare
Future Planned Road Cross Section: 78 feet back-of-curb to back-of-curb in 100-foot right-ofway
Sidewalks: 5-foot sidewalks planned on both sides of the road; currently exists on one side
Bicycle Lanes: 14-foot-wide outside lane on both sides
Improvements Being Considered by the Town of Cary as Part of Ongoing Budgeted Capital
Projects: N/A
Transit: This site is adjacent to a planned future transit route along Cary Parkway.
Note: Streets in Cary are typically constructed or widened in increments, with developers
generally completing the half-width section along their frontage when the property is
developed. Construction of off-site improvements are not required but may be voluntarily
offered as zoning conditions by applicants for rezoning cases. In some cases construction of
off-site improvements may be required by NCDOT.
KEY REQUIREMENTS FROM THE LAND DEVELOPMENT ORDINANCE
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Density and Dimensional Standards
Existing Zoning District
PDD (OI designation)

Proposed Zoning District
PDD (to allow townhomes)

Max. Gross
Density

--

Per Zoning Condition: 7* du/acre

Min. Lot Size

--

--

Minimum Lot
Width

--

20 feet

Roadway Setback

30 feet

Side Yard
Setback 1

--

Rear Yard
Setback 1

--

Min. of 18 feet when parking is
provided between the roadway
and dwelling unit; 10 feet when
parking is not provided between
roadway and dwelling unit
0/3 feet minimum
16 feet minimum between
building groupings
The width of the roadway or front
and rear setbacks combined shall
equal at least twenty (20) feet and
any individual rear setback shall
be at least three (3) feet.

Within 100 feet of a
residential district: 35
feet plus 1 foot for every
35 feet (May be increased by one
foot provided in addition
foot for every additional foot
Maximum
to the minimum setback;
provided between the building
Building Height
More than 100 feet from
footprint and the minimum
a residential district: 50
required setback).
feet plus 1 foot for every
foot provided in addition
to the minimum setback
*For a point of reference, typical RMF zoning districts allow a maximum of 12
du/ac. The applicant has proposed a zoning condition to limit the density to 7
dwelling units per acre.
1 Unless a zoning condition voluntarily offered by the applicant states otherwise,
where a regulatory stream buffer forms a rear or side property line of a lot, and
pursuant to NCGS 143-214.23A(f), the Town must attribute to each lot abutting
the stream buffer a proportionate share of the stream buffer area (a) for purposes
of lot area requirements (i.e., the portion of the stream buffer between the
applicable lot line and the near edge of the associated stream will be included for
the purpose of determining if the minimum lot size requirement of the LDO is
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satisfied); and (b) for purposes of calculating the minimum rear or side setback
and perimeter buffer if applicable (i.e., the setback or buffer will be measured
from the near edge of the associated stream instead of from the actual property
boundary).
Landscape Buffer/ Streetscape
In accordance with Chapter 7 of the LDO, and based on the proposed use of townhomes
and conditions proposed by the applicant, the following landscape buffers and streetscapes
would be required. See image below.

Traffic
The proposed rezoning of 5.88 acres with a maximum density of 7 dwelling units per acre
would result in a maximum of 41 dwelling units. Based on the ITE Trip Generation Manual,
9th edition, Land Use Code 230 – Residential Condominium/Townhouse, the proposed
rezoning is anticipated to generate approximately 25 AM and 29 PM peak hour trips. The
threshold for a traffic study is 100 peak-hour trips; therefore, a traffic study was not
required.

Packet Pg. 78

E.1

Stormwater
At the time of site plan review, the future plan must meet all stormwater management and
detention requirements of the Land Development Ordinance.
PRELIMINARY STAFF RECOMMENDATION
Based on the analysis in this staff report, Town Staff’s preliminary recommendation is for
approval of the rezoning request with the conditions as proposed by the applicant.
Rationale for Recommendation
 The PDD Amendment request is to change the designation of a portion of Parcel H in
the Silverton PDD from Office and Institutional use to allow for townhomes. This
request, if approved, would represent a loss of land currently designated for office
and institutional uses. The site, however, is located in the Traditional Neighborhood
designation of the Future Growth Framework Map, which specifies primary use types
as single family homes and townhomes. Further, the concern of loss of land for office
use is somewhat mitigated by the limited size (a portion of Parcel H is already
developed with office and institutional uses), difficult topography and off street
positioning of the site. On balance, staff’s analysis of the rezoning request, finds the
request to be generally consistent with the policies of the Cary Community Plan,
specifically policies found in the chapters for LIVE, ENGAGE, SHAPE and MOVE.
Note: This is staff’s preliminary recommendation. A separate recommendation will be made
by the Planning and Zoning Board, and the final decision will be made by the Town Council.
Staff’s preliminary recommendation is based on the proposal at the time of this report and a
final staff recommendation will be provided at the time of the Town Council final action.
#2563
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Attachment: 17-REZ-12 Silverton PDD Amendment (Parcel H North) (2563 : 17-REZ-12 Silverton PDD Amendment (Parcel H North))
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Attachment: 17-REZ-12 Vicinity Map (2563 : 17-REZ-12 Silverton PDD Amendment (Parcel H North))
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Attachment: 17-REZ-12 Zoning Map (2563 : 17-REZ-12 Silverton PDD Amendment (Parcel H North))
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Attachment: 17-REZ-12 Future Growth Framework Map (2563 : 17-REZ-12 Silverton PDD Amendment (Parcel H North))
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17 – REZ -12 Silverton PDD Amendment
Evans Road Townhomes - Neighborhood Meeting Minutes
Date May 3rd, Cary Town Council Chambers
Time 6:30 pm
Participants - See Attendees list
Minutes
•

Katie Drye (KD) with Town of Cary Planning Department opened the Neighborhood Meeting
with a brief overview of Town's rezoning process.

The neighbors were primarily representing the Windbrooke neighborhood.
Questions and concerns fell into several categories and have been grouped together for these minutes.
•
•
•

Q: Is this project part of the other project south of Evans on Cary Parkway?
KD: No that was a different applicant. They are further along in the Re-Zoning process and any
conditions associated with their process are independent from this request.
Kathryn McPherson (KM) from ESP Associates, presented the proposed request to re-zone from
O&I to RMF, to allow the use of the site for a townhome development by Shenandoah Homes,
represented by Alex Crow (AC).

Transportation / Traffic
•
•
•

•

•
•

•
•
•
•

Q: Will Geyer Ct be used to access the development?
KM: Yes, it is a public street and there will be a right-in / right-out access provided to Cary
Parkway.
There were many traffic related follow-up questions:
o Where will the location of the drive along Cary Parkway be placed,
o It is difficult to turn left from Windbrooke onto Evans Road,
o Northbound Cary Parkway reduces to one lane just north of Evans Road.
o There are 24 multi complexes in the vicinity with nine exit/entry points. Traffic is
heavy. It is Impossible to turn left from Winfair to Evans. Why not do a traffic study?
o SW corner of Evans and Cary Parkway needs a commercial/store. This note is for town.
KM/KD/AC: Discussed that the site plan approval for this site would include road improvements
to Cary Parkway along the frontage of the site, the final location for the drive access point would
be determined at site plan review.
Q: Has Traffic Study been conducted?
KD: The proposed development will be below the thresholds of peak trips required by
Town. No traffic study is required. ESP can provide directly to the attendees the TIA
requirements for the Town of Cary.
Q: With Walton Woods and current new developments, there is an estimated 900+ residential
units being added to the area. Lots of new traffic being added to Town roads.
Q: Will there be an entrance on Cary Parkway?
KM: Yes. Road improvements will be constructed by the developer as required by the Town of
Cary and will include additional drive lane, median and a 10’ asphalt trail.
Q: Is there enough space around the existing office building area to make Cary parkway
improvements?
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•

•

KM/KD: Additional ROW will be dedicated if required by the Town of Cary to construct the
required road improvements. Town will work with applicant to determine what ROW is
required to be dedicated for improvements.
Council member Don Frantz (DF), also provided some feedback to the attendees as to what
information the Town Council may use in their decision-making process.
o Q: Will there be a traffic light added along Cary Parkway?
o DF: Winfair/Cary Parkway intersection will get a Traffic Signal once traffic volumes meet
NCDOT requirements. Depend on NCDOT when they will move on it. Signals are under
NCDOT.
o Q: Townhome development will increase the number of vehicles on the roads.
o DF: Current zoning of O&I can result in more traffic during weekdays than townhomes
and there are many offices open into the evenings and on weekends.

Environmental: Streams, Buffers, Stormwater
•
•
•
•
•
•
•
•

•
•
•
•
•
•

•
•
•
•

•
•
•

Q: Will the storm pond have aeration?
KM: Development plans/designs have not been prepared yet. likely the answer is No.
Q: How does water get into the storm pond?
KM: Through storm inlets and swales.
Q: How deep will the stormwater pond be?
KM: Unknown at this time, will be determined at site plan review.
Q: Will the pond be fenced? Daycare is close by and concern for kids having access to pond.
KM: If Town of Cary Stormwater allows fencing around pond it may be considered. Will
determine at site plan stage. Pond also could be screened with vegetation. It will be a wet pond
which includes plantings within the pond.
Q: What are the buffer requirements at Cary Parkway?
KM: 50' along the frontage.
Q: There is a DENR publication that mentions 100' stream side buffer needed.
KM: We will look into that requirement.
Q: What percent of land will be impervious to reduce overwhelming the streams?
KM: The impervious area will be kept to the minimum required to build the project. The
perimeter buffers will remain undisturbed (except as allowed by code, i.e. Utility connections).
The actual impervious square footage will be determined and documented during the site plan
approval process.
Q: Is there a tree survey required?
AC: A Tree Survey was completed and no Champion trees were found. The Town of Cary will
review the survey.
Q: What is the plan to keep trees?
KM: Trees will be removed as needed to grade and clear for the townhomes, roads and
infrastructure for the site. Trees will be preserved undisturbed in the buffers except as allowed
by code for utility and road connections and stormwater requirements.
DF: The site will be cleared of trees if the use is office or townhomes.
Q: Current zoning can allow office / Day care Use? What is the impact on buffers with the
revised use?
KM: Per the approved Silverton PDD, buffers were approved back in 1992. Those buffers would
not change if the site remain O&I. With the change to RMF use, the buffers for this site will
need to comply with the current Town of Cary code requirements.
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•
•
•
•
•
•
•
•
•
•

Q: Will exist vegetation be removed? Older developments have preserved the on-site tree
cover. considerations to be given to preserving natural areas.
DF: Buffers will be protected - cannot develop.
Q: Will Town verify the Tree Survey?
KD: Yes, and new trees can be planted if the buffers are lacking required coverage. The town
may request additional plantings.
KM: All disturbed areas will need to be revegetated with lawn, street trees.
Q: Coming from Cary Parkway, can we see the trees removed?
KD: There will be a 50' buffer required along Cary Parkway that will preserve vegetation.
Q: Concerned about Erosion Control during and after the development construction?
DF: Storm EC basins will be in place. The Town checks basins after every rainfall. All local and
state regulation’s must be followed.
Other comments and concerns for Environmental:
o The Windbrooke HOA had a NCDENR assessment for the stream located partially on
HOA owned property and partially on subject site. A copy of the report was provided to
ESP. The assessment shows multiple streams with a stream “C” originating from the
site. Attendee states that Cary requires the main stream on west side to have 100'
buffer. A copy of the Town of Cary’s requirements for Urban Transition Buffers was
provided to ESP as well as pictures of blue ribbons denoting the stream. ESP will review
the information provided.
o Attendee very concerned about flooding: Showed multiple pictures of various
flooded areas in the Cary area.
o General discussions regarding methods of erosion control and how the stream will be
protected during construction and how it is enforced.

General Life Style and Economic
•
•
•
•

•

•
•
•
•
•

Q: What will be the price range for the THs?
Alex Crow (AC): Townhomes will cost up to $350k.
KD: Town does not require the applicant to disclose the price of units.
DF: The Town Council cannot require or consider the price of the townhome in their decisionmaking process. It is not a Zoning issue. While the developer, Shenandoah Homes, can share
the price point with the public, there is no zoning condition to require them to build that price
point. The developer can also show example elevations but unless they are willing to add
materials and architectural elements as zoning conditions, they can only be used as reference
materials and will not be considered in the Council’s decision.
Ricky T: If approved for residential use, this land will be removed from consideration for office
space. Office space can generate more revenue for the town and can be compatible with the
existing office buildings. Potential of $52k in revenue for town. Any interest from the developer
to use it as office development?
AC: No. This site is not economically feasible to develop as office.
DF: Tax revenue will be generated whether the site is developed as office or as townhomes.
This is not a Re-Zoning consideration.
Ricky T: Could not multiple, smaller office pods be used?
Sheila G Q: Concerned with Noise pollution during off hours. Will decks and patios be
restricted? Will there be less noise if office use is pursued?
KM, DF: The Town of Cary has a variety of noise, and nuisance ordinances that are enforced. A
lighting plan is required with site plan approval.
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•

•
•
•
•
•
•
•
•
•
•

•
•
•
•
•
•
•
•

Patty Hen Q: Do you have diverse housing choices for affordability or senior use? In the
application for Re-Zoning you reference the new Town of Cary 2030 Plan in providing diverse,
affordable and senior targeting housing.
DF: The diversity is for the overall region not one specific development. There are a variety
options for Single family, townhomes and apartments in the vicinity.
Q: Most seniors will not choose to live here., no elevators, no first-floor masters.
AC: These townhomes will be 2 story without a 1st floor master, therefore they may not be
appropriate for all prospective buyers.
Q: Where to go to see constructed Shenandoah Home's product type?
AC: A similar product is located at Weston Place at the corner of Cary Parkway and Sheldon
Dr.
Q: Can some office area be implemented?
AC: No. Zoning condition is for Townhome use only, Office use is not allowed in RMF zoning.
Q. Is there a Site Plan?
KD: No. Plan on the easel is conceptual. Rezoning not tied to this concept. The rezoning can be
approved with a variety of conditions that are then required at the site plan stage of approvals.
Council member Don Frantz: Want to clarify things that are discussed:
o Important to note elements that can be added as conditions to approval such as
Elevation pictures distributed today. Applicant can be held to the product.
o Cannot consider cost
o Gathering spaces are important and can be a condition.
o Applicant to take notes on discussion items and can offer to commit as conditions.
o Light /Noise Pollution: Fair concern. Difficult to do anything with it.
o Proposed zoning can have a mix of younger and older families.
o Financial benefits for O/I vs Townhomes is about the same in terms of revenue
generation for town.
o Office market is not that great. Many office zoned land is just sitting there.
Q: Silverton PUD HOA dues are $185 per year per household. Will this development be under
the same HOA? If so, will this fee go down for all HOA members?
AC/KM: Planning on separate HOA but will investigate if Silverton HOA will have jurisdiction.
KD: Current application has two conditions: Rezone to TH use & Max density of 7
DU/ac. Applicant can work with neighbors to add conditions.
Q: Will fence be provided around stormwater pond?
KD: Will need to check with stormwater to see if it will be required/allowed.
KD: Minutes are needed in 1-week. If more conditions are offered by Applicant, the hearing will
be shifted from June 8th session.
Q: What if neighbors say no to townhomes.
AC: We hope the neighbors realize that this townhome use is a better and more realistic use for
this property than office.

The meeting was concluded shortly after 8:00PM. Kathryn McPherson provided business cards
attendees as wanted.
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POLICIES CONTAINED IN CARY COMMUNITY PLAN
Below is a list of all Cary Community Plan policies. Within the Cary Community
Plan document, each policy statement is accompanied by a detailed discussion
of that policy’s intent and objectives. Based on staff review and analysis of the
descriptions and detailed intent of all of the Plan’s policies, staff has identified
the policies specifically applicable to this case.
LIVE Policies
Policy 1: Maintain Neighborhood Character
Policy 2: Provide More Housing Choices for All Residents
Policy 3: Provide for More Housing Options in New Neighborhoods
Policy 4: Provide the Greatest Variety of Housing Options in Mixed Use Centers
Policy 5: Support Residential Development on Infill and Redevelopment Sites
Policy 6: Encourage and Support the Provision of Affordable Dwellings
WORK Policies
Policy 1: Grow A Sustainable and Diversifying Workforce
Policy 2: Enhance Locational Appeal to Businesses and Workers
Policy 3: Retain and Grow Existing Cary Businesses
Policy 4: Diversify Cary’s Economy
Policy 5: Attract New, High Value Businesses
Policy 6: Attract and Nurture Small Businesses
Policy 7: Ensure the Economic Growth and Vitality of Downtown
Policy 8: Support the Locational Needs of New and Expanding Firms
Policy 9: Promote High Quality Education
Policy 10: Reserve and Provide Employment Sites in Selected Commercial
Mixed Use and Destination Centers
Policy 11: Reserve and Provide Employment Sites in Traditional Office Parks
Policy 12: Transform Selected Office Parks into Employment Mixed Use
Campuses
SHOP Policies
Policy 1: Facilitate Redevelopment of Underperforming Commercial Centers
Policy 2: Focus Commercial Uses within Commercial Mixed Use Centers,
Destination Centers, Downtown, and Shopping Centers
Policy 3: Support the Development of a Limited Number of Destination Centers
ENGAGE Policies
PRCR Plan Goal 1 - Maintain a diverse and balanced park and open space
system as the Town of Cary grows.
PRCR Plan Goal 2 - Provide Cary citizens with a highly functional, safe, wellmaintained greenway network that provides recreation, transportation, and
education opportunities and wildlife benefits.
PRCR Plan Goal 3 - Provide a mix of recreation and cultural arts programs
responsive to a growing and diverse population.

POLICIES
APPLICABLE TO
17-REZ-12
(Analysis of
applicable
policies is
provided in the
staff report.)
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PRCR Plan Goal 4 - Enhance program planning and market analysis efforts to
more strategically deliver services.
PRCR Plan Goal 5 – Provide an equitable distribution of public indoors
recreation spaces in Cary that is sustainable.
PRCR Plan Goal 6 - Maintain quality cultural arts facilities that celebrate Cary’s
history and diversity.
PRCR Plan Goal 7 - Manage the Town’s competitive Sports Venues so they are
financially sustainable, continue to attract regional and national events, and
are considered an asset by all citizens.
PRCR Plan Goal 8 – Expand special use facilities in response to community
needs, trends, and funding and partnership opportunities.
PRCR Plan Goal 9: Incorporate best management and planning practices to
ensure quality services and efficient use of resources.
Cary Public Art Vision: Promote public art through site-specific and communityspecific artworks that enhance the public realm, deepen a sense of place and
civic identity, stimulate community dialogue and transform Cary’s public spaces
into vibrant and meaningful places.
HPMP Goal 1: Establish Fair and Effective Processes and Policies For
Preservation
HPMP Goal 2: Preserve, Protect and Maintain Cary’s Historic Resources
HPMP Goal 3: Preserve Historic Contexts
HPMP Goal 4: Raise Awareness of Historic Preservation
HPMP Goal 5: Document, Preserve and Share Cary’s Culture & Heritage
SHAPE Policies
Policy 1: Distribute Shopping Centers, Commercial Mixed Use Centers, and
Destination Centers Across Town
Policy 2: Focus the Most Intense Types of Development in Strategic Locations
Policy 3: Encourage Mixed Use Development
Policy 4: Support and Facilitate Redevelopment and Infill Development
Policy 5: Support the Revitalization of Targeted Redevelopment Corridors
Policy 6: Provide Appropriate Transitions Between Land Uses
Policy 7: Provide Opportunities for a Limited Set of Non-Residential Uses
Outside of Commercial Centers
Policy 8: Preserve and Maintain Cary’s Attractive Appearance and Quality of
Development
Future Growth Framework
Eastern Cary Gateway Special Planning Area Policies
Downtown Special Planning Area Policies
Carpenter Special Planning Area Policies
Green Level Special Planning Area Policies
MOVE Policies (Incorporated through general provisions of the LDO at the time
of development plan approval.)
Policy 1: Ensure Safety for All Users and Modes
Policy 2: Apply Multimodal Street Designs
Policy 3: Design Transportation Infrastructure to Address Land Use Context





N/A
N/A
N/A
N/A
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Policy 4: Focus Investments on Improving Connections and Closing Gaps
Policy 5: Minimize Thoroughfare Widths
Policy 6: Improve Pedestrian and Bicycle Crossings
Policy 7: Target Transit Investments
Policy 8: Ensure a Well-Maintained System
SERVE Policies
Policy 1: Provide Services and Facilities for Current and Future Generations
That Balance High Quality and Affordability
Policy 2: Provide Safe, Reliable Water and Wastewater Service
Policy 3: Encourage Environmentally Responsible Stormwater Management
Policy 4: Ensure Long-Term, Cost-Effective, and Environmentally-Responsible
Disposal of Waste
Policy 5: Protect and Restore Open Space and the Natural Environment
Policy 6: Improve Air Quality
Policy 7: Improve Energy Efficiencies and Sustainable Energy Practices
Policy 8: Integrate Concepts of Resiliency and Adaptation into Planning
Practices
Policy 9: Preserve and Protect the Urban Tree Canopy
Policy 10: Support Local Food Systems
Policy 11: Support Expansive and Cutting-Edge Information Technology
Infrastructure
Policy 12: Provide Exemplary and Timely Emergency Services
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Staff Report for Planning and Zoning Board
Meeting Date: July 24, 2017
16-REZ-32 Silverton PDD Amendment (Waltonwood)
Purpose: Conduct a public hearing and consider a recommendation on proposed rezoning request
Prepared by: Debra Grannan, Planning
Speaker: Debra Grannan, Planning Department
Executive Summary: The applicant has requested the Town amend a portion of the previously approved
Silverton Planned Development District (PDD) to change the permitted uses from office and retail to allow a life
care community, multi-family dwellings and townhomes. Parcel “A,” which is currently zoned to allow Office
and Institutional use, is proposed for a maximum of 212 multi-family dwelling units. Parcel “I,” which is
currently zoned for retail (shopping center) use, is proposed for a life care community with 179 units and a
townhome development with 37 lots.
Preliminary Recommendation: Staff recommends denial of the rezoning. See below for more information on
the recommendation.
Planning and Zoning Board Recommendation: The recommendation will be provide to the Town council
following the P&Z Board meeting

NOTE: The purpose of the rezoning is to determine whether or not the land uses and
densities allowed in the proposed zoning district are appropriate for the site. Technical
design standards of the Land Development Ordinance are addressed during review of the
site or subdivision plan.
Vicinity Map
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SUBJECT PARCELS
Property Owner(s)
RWC Properties, LLC
14413 Possum Track
Road
Raleigh, NC 27614

GLJ Development, LLC
7125 Orchard Lake Road
Suite 200
West Bloomfield, MI
48322
Total Area

County Parcel
Number(s)
(10-digit)

Real Estate ID(s)

Deeded Acreage

0755715766

0237410

1.92

0755812817

0237411

18.9

0755826195

0237412

1.21

0755912461

0148766

19.23

41.26±

OVERVIEW
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Acreage
General Location
Town Council District
Schedule

Existing Zoning District(s)
Existing Zoning Conditions
Proposed Zoning
District(s)
Proposed Zoning
Conditions
Town Limits

Applicant
Applicant’s Contact

Staff Contact

41.26 ±
West and south of the Evans Road and NW Cary Parkway
intersection
Future District B
Town Council Public
Planning & Zoning
Town Council
Hearing
Board Public Hearing
April 13, 2017
July 24, 2017
TBD
Planned Development District (PDD)
As shown on the Silverton PDD Master Plan
Planned Development District (PDD), amended as described
below.
As indicated on the Silverton PDD document and associated
Preliminary Development Plan (PDP)
Approximately three (3) acres within the Parcel “A” tract is located
inside Cary’s corporate limits. The majority of the subject
property is outside the corporate limits, but inside Cary’s ETJ.
Annexation will be required prior to development plan approval.
RWC Properties, LLC and
GLJ Development, LLC
Jason Barron
Morningstar Law Group
630 Davis Drive Suite 200
Morrisville, NC 27560
Debra Grannan
Senior Planner
Debra.grannan@townofcary.org
(919) 460-4980

SUMMARY OF REQUEST
The applicant has proposed to rezone two tracts of the Silverton Planned Development
District (PDD) to change the permitted uses from office and retail to allow up to 212 multifamily dwellings, a life care community, and 37 townhomes.
The Silverton Planned Development District (PDD) was established in 1987. It comprises
over 441 acres of land and is zoned to allow a mixture of residential, retail, office and
institutional, and neighborhood recreation uses. The property that is the subject of this
rezoning request involves two discrete areas in the PDD, Parcel A and Parcel I. Both areas
have been vacant since the PDD was established.
Over the years, the owners of the subject properties have individually explored and
withdrawn separate rezoning requests for these parcels. The current request and
associated Preliminary Development Plan groups the properties together and the required
traffic study considered the impacts of the development of both properties.
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Parcel A

Parcel I

Parcel “A” is at the northwest corner of the Evans Road and NW Cary Parkway intersection
and consists of approximately 22 acres. This area is currently designated for office and
institutional use. The applicants are proposing to change this designation to allow multifamily dwellings on this tract with a maximum of 212 dwelling units.
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Proposed Preliminary Development Plan of Parcel A

Parcel “I” consists of approximately 19 acres adjacent to Winfair Drive at the southwest
corner of the Evans Road and NW Cary Parkway intersection. This area is currently
designated as “Shopping Center.” The applicants are proposing to change this designation
to allow a life care community on Tract 1 and maximum of 37 townhomes on Tract 2.
Proposed Preliminary Development Plan of Parcel “I”
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Tract 1
Life Care
Community

Tract 2
37 Max.
Townhomes

SUMMARY OF PROCESS AND ACTIONS TO DATE
Notification
Notice of the public hearing on the proposed rezoning was mailed to property owners within
800 feet of the subject property, published on the Town’s website, and posted on the
subject property.
Neighborhood Meeting
A neighborhood meeting for the proposed rezoning was facilitated by Planning Department
staff at Cary Town Hall on November 2, 2016. According to information submitted by the
applicant, 16 nearby property owners attended. Topics of concern expressed at the meeting
included traffic, density, housing products, and the general development process. Meeting
minutes were submitted by the applicant and are attached to this report.
Town Council Public Hearing (April 13, 2017)
The staff provided an overview of the case and described the various aspects of the
associated Preliminary Development Plan. The applicant provided a justification for the
request. During the public hearing, several speakers raised concerns about traffic impact
and the loss of nonresidential use in the vicinity. During their discussion, the Town Council
asked the applicant to clarify which aspects of the information that was presented were
related to marketing and which were actual zoning conditions.
Changes since the Town Council Meeting
The applicant has proposed several new conditions related to the design and appearance of
the residential multi-family and townhome units. The applicant has also offered a zoning
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condition related to future installation of a traffic signal, if warranted, at Winfair Drive and
Cary Parkway. (This intersection was not studied as part of the Traffic Impact Analysis and
had not been recommended for a signal.)
SITE CHARACTERISTICS AND CONTEXT
Streams: Cary’s most recent GIS maps indicate the presence of streams on portions of the
subject property. There is no indication of floodplain or wetland areas. Field determination
of such features shall be required at the time of development plan review.
Adjacent Zoning and Uses: Both the subject property and surrounding properties are within
the Silverton Planned Development District.

Property
North

Zoning/PDD Designation

Planned Development District
(PDD)/Office and Institutional
South
Planned Development District
(Opposite side of Winfair (PDD)/
Drive)
Detached Residential
East
Planned Development District
(Opposite side of Evans (PDD)/
Road)
Office and Institutional
West
Planned Development District
(PDD)/Residential

Current Land Use
Religious Assembly
Detached Dwellings and
Outdoor Recreation
Office and vacant
Townhomes and Detached
Dwellings

EVALUATION OF REZONING REQUEST UNDER CARY COMMUNITY PLAN
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The 2040 Cary Community Plan is the comprehensive plan for the Town of Cary, adopted on
January 24, 2017. This report section identifies policies and elements of the Community
Plan that are relevant to this rezoning case, and provides an analysis of the extent to which
the proposed rezoning conforms to these plan policies and recommendations.
Attached is a complete listing of each policy statement in the Cary Community Plan. Based
on staff review and analysis of the descriptions and detailed intent of all the Plan’s policies,
staff has identified policies applicable to this case and provides analysis of those policies
below.
POLICY

STAFF OBSERVATIONS AND ANALYSIS

LIVE Policies
This policy is not directly relevant to Parcel A.
Policy 1: Maintain
Neighborhood
Character

Policy 2: Provide
More Housing
Choices for All
Residents

For Parcel I, the proposed development would create an appropriate
use and residential form transition between the detached residential
subdivision to the south, and the more intensive multi-family proposed
to the north on Parcel A.
Overall, the subject request has potential to provide housing for a
range of residents, from aging seniors to younger members of the
local workforce.

This policy applies to Parcel A, which falls in the “Employment Mixed
Use Campus” category of the Growth Framework Map. The objective is
to encourage a variety of housing types and densities (other than
Policy 4: Provide
conventional single-family) within mixed use developments that are
the Greatest Variety also close to transit stops and near key destinations. The proposed
of Housing Options 212 dwelling units on 22 acres translates to a density of around 9.64
in Mixed Use
units per gross acre. Multi-family at this location could take advantage
Centers
of the planned extension of GoCary bus transit along NW Cary
Parkway, and would provide worker housing near the employment
opportunities along Evans Road, Weston Parkway, and Aviation
Parkway (within three miles of the subject site).
The proposal includes the provision of multi-family dwellings,
townhomes, and specialized accommodation for the elderly, but there
Policy 6:
is no indication at this stage that the proposed development will
Encourage and
provide anything other than market-rate housing. Nevertheless, Parcel
Support the
A will include 212 multi-family dwellings that may provide lower price
Provision of
point options than single-family alternatives. In keeping with
Affordable
affordable housing goals, the new housing would be located along a
Dwellings
planned future GoCary transit route (NW Cary Parkway), and would be
within a convenient distance to a number of employment destinations
on Evans Road and in the nearby Weston area.
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WORK Policies
Policy 1: Grow a
Sustainable and
Diversifying
Workforce

The proposal for Parcel A supports this policy by providing workforce
housing to support the needs of Cary’s businesses; however, given the
location and size of the subject property, it is in direct conflict with
Policy 8: Support the Locational Needs of New and Expanding Firms.

Policy 2: Enhance
Locational Appeal
to Businesses and
Workers

The proximity of Parcel A to existing employment sites, as well as its
position on a future GoCary fixed route, offer locational advantages for
the type of development proposed.

Policy 8: Support
the Locational
Needs of New and
Expanding Firms

This policy is to ensure that adequate land is available for future office
and employment in a variety of locations in Cary. In the “Available
Land Analysis – Future Office and Employment Sites” report prepared
as part of the Imagine Cary process, both Parcel A and Parcel I were
identified as prime office sites – sites that, because of their size and
location, have exceptional value for attracting major employers or key
businesses to Cary. Such sites offer opportunities for corporate
recruitment, expansion of major Cary employers, and unique
opportunities for new business. Parcel A in particular is one of the last
10 developable “prime office sites” in Cary over 20 acres in size. The
proposed residential development would remove these sites from the
dwindling inventory.

ENGAGE: Goals from the Parks, Recreation and Cultural Resources Master Plan
Goal 1: Maintain a
diverse and
balanced park and
The master plan proposes no additional park site on the subject
open space system
parcels, and the parcels were not proposed for conservation open
as the Town of Cary
space except for the riparian buffer areas on the northernmost parcel.
grows.
North Cary Park is within ¾ mile of the subject properties.
Goal 2: Provide
Brier’s Creek Greenway is proposed along the eastern and northern
citizens with a
boundaries of the northernmost parcel.
highly functional,
safe and wellA recreation fund payment or park land dedication will be required for
maintained
residential development in accordance with the LDO.
greenway network
that provides
The design of the greenway trail shown on the Preliminary
recreation,
Development Plan for Parcel A is conceptual; exact trail design shall
transportation, and
be determined at the time of Development Plan review.
education
opportunities and
wildlife benefits
opportunities.
ENGAGE: Goals from the Historic Preservation Master Plan
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HPMP Goal 2:
Preserve, Protect
and Maintain Cary’s
Historic Resources There are no documented historic resources on the subject property.
HPMP Goal 3:
Preserve Historic
Contexts
SHAPE Policies
Policy 2: Focus the
Most Intense Types
of Development in
Strategic Locations
Policy 3:
Encourage MixedUse Development

Parcel A falls within the Employment Mixed-Use Campus category on
the Growth Framework Map where a live, work, play approach is
encouraged. The applicant’s proposal for residential-only development
on Parcel A, a 22-acre site located at a major intersection, falls short
of this vision.
Parcel A and Parcel I are “corner” parcels with two sides of each
parcel fronting major thoroughfares.

Policy 6: Provide
Appropriate
Transitions
Between Land Uses

Along both the north and west sides of Parcel A (its non-street
frontages), the PRCR Facilities Master Plan proposes future greenway
trails which will provide a natural transition from the proposed multifamily use to the adjacent Cary Church of God (north of Parcel A), and
to the Weston Place townhomes (west side of Parcel A).

Parcel I, shaped roughly like a triangle, fronts Winfair Drive on its third
side. Winfair Drive will provide a visual boundary and serve as a
transition between the proposed life care community and the
detached residential Silver Oaks neighborhood located to its south
and west.
The proposed development on both Parcel A and I will be visible from
Policy 8: Preserve
two public thoroughfares (NW Cary Parkway and Evans Road) as well
and Maintain Cary’s
as from Winfair Drive. Cary design standards, ordinances, and building
Attractive
codes will direct appearance and quality of development. The
Appearance and
applicant has offered zoning conditions related to building elevations
Quality of
for the multi-family and townhome dwelling units to ensure some
Development
similarity in roof pitch and to minimize the appearance of garages.
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Future Growth
Framework Map

The parcels proposed for rezoning are physically discrete and located
on either side of NW Cary Parkway.
The Development Category for Parcel A is “Employment Mixed Use
Campus,” defined by the Cary Community Plan as “businesses and
industries within a mixed-use campus, which includes commercial,
office, and residential uses organized either vertically or horizontally,
and arranged in a walkable pattern with an active pedestrian realm
where buildings front streets.”

Future Growth
Framework
Development
Category

The development category for Parcel I is “Traditional Neighborhood”
which the Cary Community Plan says is “generally typified by large
master planned communities with some degree of housing mix
although SFD predominates. However, limited commercial and multifamily housing may be found at the periphery of such neighborhoods
close to thoroughfares, shopping and employment areas.”
Given the split nature of the parcels it is appropriate to evaluate them
individually:
-

-

Development of Parcel A as multi-family would remove it from
the inventory of prime office sites over 20 acres identified
during the Imagine Cary process as suitable for major
corporate recruitment. Development as a single residential
type would not fully realize the Employment Mixed-Use Campus
vision of commercial, office, and residential uses arranged
either horizontally or in a vertical integration (apartments
above retail for instance).
Though the life care center and townhomes proposed for
Parcel I would remove the site from the inventory of identified
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prime office sites, it would provide housing variety and limited
higher density residential use, both of which are envisioned as
appropriate for the periphery of traditional neighborhoods
where they abut major thoroughfares.
MOVE: Comprehensive Transportation Plan
Cary’s transportation requirements for development are a reflection of the Move Chapter
policies. Planned improvements illustrated on the adopted Move chapter maps were
developed to ensure the safety and accommodation of all users and modes, reflect land use
considerations, provide additional system connections, close gaps, and minimize
thoroughfare widths wherever possible.
Evans Road (northwest of Cary Parkway)
Existing Road Cross Section: 60-foot roadway width in a 90-foot right-of-way
Future Evans Road: 6-lane median divided thoroughfare
Future Planned Road Cross Section: 102-foot roadway width in a 125-foot right-of-way
Sidewalks: 5-foot on both sides
Bicycle Lanes: 14-foot wide outside lanes on both sides
Improvements Being Considered by the Town of Cary as Part of Ongoing Budgeted Capital
Projects: N/A
Transit: There is a planned GoCary local route to operate along NW Cary Parkway – within
walking distance from the property along Evans Road NW of Cary Parkway.
Evans Road (southeast of Cary Parkway)
Existing Road Cross Section: 62-foot roadway width in a 70-foot right-of-way
Future Evans Road: 5-lane major thoroughfare
Future Planned Road Cross Section: 69-foot roadway width in a 90-foot right-of-way
Sidewalks: 5-foot on both sides
Bicycle Lanes: 14-foot wide outside lane on both sides
Improvements Being Considered by the Town of Cary as Part of Ongoing Budgeted Capital
Projects: N/A
Transit: There is a planned GoCary local route to operate along NW Cary Parkway – within
walking distance from the property along Evans Road SE of Cary Parkway.
NW Cary Parkway
Existing Road Cross Section: 88-foot roadway width in a 106-foot right-of-way
Future NW Cary Parkway: 4-lane median divided thoroughfare
Future Planned Road Cross Section: 90-foot roadway width in a 115-foot right-of-way
Sidewalks: 5-foot on both sides
Bicycle Lanes: 14-foot wide outside lane on both sides
Improvements Being Considered by the Town of Cary as Part of Ongoing Budgeted Capital
Projects: N/A
Transit: There is a planned GoCary local route along NW Cary Parkway.
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Winfair Drive
Existing Road Cross Section: 34-foot roadway width in a 60-foot right-of-way
Future Winfair Drive: Collector Avenue
The right-of-way and road section dimensions for collectors and collector avenues are
general in nature as shown in the Move Chapter of the Cary Community Plan. Specific
dimensions shall be determined at the time of Development Plan by the Development
Review Committee (DRC). Additional right-of-way and road section widths beyond those
indicated in the Cary Community Plan may be required to accommodate turn lanes, bike
lanes and medians at intersections. The land uses, layout and access proposed at the
Development Plan stage may also result in the additional need for right-of-way and road
section widths.
Transit: There is a planned GoCary local route to operate along NW Cary Parkway – within
walking distance from the property along Winfair Drive.
Streets in Cary are typically constructed or widened in increments, with developers generally
completing the half- width section along their frontage when the property is developed.
Construction of off-site improvements are not required but may be voluntarily offered as
zoning conditions by applicants for rezoning cases. In some cases construction of off-site
improvements may be required by NCDOT.
Proposed Dimensional Elements of Preliminary Development Plan
Density and Dimensional Standards
Parcel A

Parcel I
Tract 1
(Life Cary Community)
6.0 du/acre

Parcel I
Tract 2
(Townhomes)
11.39 du/ac

1,900 Sq. Ft.

Max. Gross
Density

19.64 du/ac based on
212 dwelling units
shown on PDP

Min. Lot Size

N/A

N/A

N/A

N/A

N/A

N/A

N/A

N/A

16 Ft. between
building groupings

N/A

N/A

N/A

Minimum Lot
Width
Roadway
Setbacks
Side Yard
Setback
Building
Separation
Rear Yard
Setback
Maximum
Building

20 Ft.
20 Ft.
5 Ft.
16 Ft. between
building groupings
5 Ft.

35 feet (May be increased by one foot for every additional foot provided
between the building footprint and the minimum required setback).
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Height

Streetscapes and Buffers
Parcel I
 50-Foot Type-A (opaque) Streetscape adjacent to Evans Road and Cary Parkway
 30-Foot Type-A Streetscape adjacent to Winfair Drive
 30-Foot Type-B (semi-opaque) Buffer between the Townhomes and Life Care
Community
Parcel A
 50-Foot Average/40-Foot Minimum Type-A Streetscape adjacent to Cary Parkway
 50-Foot Streetscape Adjacent to Evans Road
 50-Foot Buffer adjacent to northern property line (opacity has not been determined)
 100-Foot Urban Transition Buffer is provided adjacent to the stream located along
the western property line
Applicant’s illustration provides a general depiction of the buffer locations:

Proposed Development Standards that Deviate from LDO Requirements
Applicant’s Proposal
LDO Standard
Removal of one 36.5-inch White Oak
Required to save tree unless removal is
champion tree located within Parcel “I”
approved by Town Council during quasijudicial review of development plan or
modification request
Parking reduction of 15% in Parcel “A”
2 spaces per unit plus 0.25 space for visitor
parking; 0.5 space for any units with 3
bedrooms or more

Packet Pg. 111

E.2

Internal Driveway connection within Parcel
“A” shall be separated from adjacent
access points by a distance of between 140
and 150 feet
Internal travel aisle between site access 3
and site access 4 in Parcel “I” would not
function as a street and would allow
parking.

White Oak
Champion Tree

Distance of 150 feet or greater between
access points
Buildings must have frontage along a street
and parking is limited to parallel parking
along the street.

Internal Travel
Aisle

Traffic
Per section 3.4.1(D)(3) of Cary’s LDO, a traffic study is required for rezoning applications
when a development is anticipated to generate 100 or more peak hour trips. The proposed
residential uses required a traffic study. A final draft Traffic Analysis Report (16-TAR-413A)
was prepared by the Town’s on-call traffic engineering consultant Mott MacDonald, dated
February 2017. In accordance with the LDO, the study has a 5-year build-out period, which
is year 2021. Findings of the study are as follows:
Applicant’s Project Description (assumed for purposes of the traffic study)
•
Apartments – 209 dwelling units
•
Congregate Care Facility – 111 dwelling units
•
Assisted Living – 68 beds
•
“Empty Nester” Townhomes – 40 dwelling units*
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Land Use
Apartments
Congregate Care
Facility
Assisted Living
Senior Attached
Residential*
Total

Weekday Traffic
1,390
224

AM Peak Hour
(vehicles/hour)
106
16

PM Peak Hour
(vehicles/hour)
133
22

181
138

12
16

24
14

1,933

150

193

*The applicant has not offered any zoning conditions to restrict the age of the residents for
the proposed townhomes in Parcel “I.”
Intersections Studied
The traffic study evaluated major intersections within one (1) mile of the site boundary per
LDO standards. A list of these intersections is included in the Executive Summary of the
traffic study.
The study evaluated AM and PM peak hour operations at each of the intersections studied
for four analysis year scenarios: Existing (2016) Conditions; Background (2021) Conditions;
Build (2021) Conditions; and Improved (2021) Conditions (or Build conditions with
improvements).
For Background Traffic (2021) Conditions, there were 10 potential developments in the
vicinity that may be approved and completed prior to, or at the same time as, the build-out
of the proposed development. Five (5) of the 10 developments are located in Cary and the
remaining five (5) are located in Morrisville. Site traffic generated from those planned
and/or developed projects was included in the Background Traffic (2021) Conditions. Those
background developments located in Cary include:






14-TAR-381 Weston Corner Apartments
13-TAR-377 Centregreen Office
08-TAR-296A Weston Parkway Property
Weston Townhomes
Weston Lakefront

The background developments located in Morrisville include:






Sheetz (Park West Village)
The Station (Apartments near Morrisville Parkway and Bristol Creek Drive)
Bainbridge Apartments (Near Park West Village)
Market Center Development (Mixed Residential and Retail; NW Corner of NW Cary
Parkway and Chapel Hill Road.)
MS Holdings (Residential Development off Chapel Hill Road)

The executive summary of the Traffic Analysis Report includes information on level of service
reported at each intersection studied and recommendations for improvements at these
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intersections. The traffic study also includes traffic generated by developments that have
been approved, but not yet constructed in the area.
Intersection Improvement Recommendations
To mitigate traffic impacts the proposed development may have on the adjacent roadway
system, the Traffic Analysis Report provided recommendations for improvements consistent
with LDO Section 3.4.1(D)(3) Traffic Impact Analysis (TIA).
1. Intersection of Cary Parkway and Chapel Hill Road (signalized) (Applicant has not
offered these improvements as zoning conditions)
 Construct an exclusive northbound right-turn lane along Chapel Hill Road that
provides at least 150 feet of full storage. This improvement was also
recommended in the Weston Parkway Property traffic study (08-TAR-296A).
 Modify the signal phasing to accommodate the geometric modifications.
2. Intersection of Cary Parkway and Sheldon Drive (unsignalized) (Applicant has not
offered these improvements as zoning conditions)
 A full signal warrant analysis should be conducted at this location to determine
the need for a signal.
A signal warrant is met during the AM and PM peak hours. However, a full warrant
analysis is needed to evaluate the remaining eight (8) warrants. In order to meet the
LDO requirements, this intersection was analyzed with a three-phase traffic signal in
the improved (2021) scenario
3. Intersection of Evans Road and Winfair Drive/Windbyrne Drive (unsignalized)
(Applicant has offered these improvements as zoning conditions)
 Stripe the eastbound Winfair Drive approach in order to accommodate an
exclusive right-turn lane and a shared thru/left-turn lane that extends to the end of
the existing median.

4. Intersection of Evans Road and Access #1 (unsignalized) (Applicant has offered
these improvements as zoning conditions)
 Construct the eastbound Access #1 approach to provide for one ingress lane and
one egress lane that allows for a right-turn only movement.
 Provide adequate channelization so as to dissuade any vehicles from turning left
out of the site or left into the site.
 Construct an exclusive southbound right-turn lane along Evans Road that
provides at least 50 feet of full storage and an appropriate taper.
5. Intersection of Cary Parkway and Winfair Drive/Access #2 (unsignalized) (Applicant
has offered these improvements as zoning conditions)
 Construct the southbound Access #2 approach to provide one ingress lane and
two egress lanes – a shared thru/left-turn lane and an exclusive right-turn lane
that provides at least 100 feet of full storage and an appropriate taper.
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Construct an exclusive northbound right-turn lane that provides at least 100 feet
of full storage with an appropriate taper.
Restripe the existing northbound lane to a shared thru/left-turn lane.

6. Intersection of Evans Road and Access #3 (unsignalized) (Applicant has offered
these improvements as zoning conditions)
 Construct the eastbound Access #3 approach to provide for one ingress lane and
one egress lane that allows for a right-turn only movement.
 Provide adequate channelization so as to dissuade any vehicles from turning left
out of the site or left into the site.
7. Intersection of Cary Parkway and Access #4 (unsignalized) (Applicant has offered
these improvements as zoning conditions)
 Construct the northbound Access #4 approach to provide for one ingress lane
and one egress lane that allows for a right-turn only movement.
 Provide adequate channelization so as to dissuade any vehicles from turning left
out of the site or left into the site.
8. Intersection of Winfair Drive and New Rail Drive/Access #5 (unsignalized) (Applicant
has offered these improvements as zoning conditions)
 Construct the southbound Access #5 approach to provide one ingress lane and
one egress lane.
 Restripe the northbound, eastbound, and westbound approaches to
accommodate the new leg of the intersection.
Site Access Points Identified in Traffic Impact Analysis
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Access #1

Access #2
Access 3

Access #4
Access #5

Improvements Being Considered by the Town of Cary
Cary Parkway and Evans Road Intersection Improvements - As part of the Town of
Cary’s Community Investment Bonds, the Town of Cary has current plans to improve
the Cary Parkway and Evans Road intersection by restriping the existing shared
thru/right-turn lane on the southbound approach (Evans Road) to an exclusive
southbound thru lane and constructing an exclusive southbound right-turn lane that
provides 400 feet of storage. Additionally, the Town plans to construct an additional
left-turn lane on the eastbound approach (Cary Parkway) that provides 250 feet of
storage, resulting in dual left-turn lanes. This intersection improvement project is
expected to be completed by the end of 2018.
Staff Comment Regarding Improvements Offered by Applicant
The traffic study (16-TAR-413A) identified several deficiencies at the study
intersections listed above. The applicant has offered to make all of the
improvements along their site frontages on Evans Road and Cary Parkway, most of
which primarily benefit the site traffic. At site buildout, peak hour signal warrants are
met at the intersection of Cary Parkway and Sheldon Drive. However, the applicant
chose not to offer to conduct a signal warrant analysis or install a signal (if
warranted). A traffic signal at this intersection would benefit the adjacent road
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network as Sheldon Drive (a collector avenue) provides a desirable connection
between Cary Parkway and Weston Parkway, both of which are classified as
thoroughfares.
The applicant has offered to conduct a signal warrant analysis at the intersection of
Cary Parkway and Winfair Drive. This intersection was not studied as part of the
Traffic Analysis Report.
Stormwater
At the time of site plan review, the future plan must meet all stormwater management and
detention requirements of the Land Development Ordinance.
APPLICANT’S JUSTIFICATION STATEMENT
Attached are the applicant’s responses to the justification questions contained in the
application form. Please note that these statements are that of the applicant and do not
necessarily represent the views or opinions of the Town of Cary.
PRELIMINARY STAFF RECOMMENDATION
Based on the analysis in this staff report, Town Staff’s preliminary recommendation is for
denial of the rezoning request with the conditions as proposed by the applicant. Note: The
reason for this recommendation is based specifically on the proposed rezoning of Parcel A
Tract from office use to residential multi-family. The staff is supportive of the proposed
change from shopping center to life care community and 37 townhomes on the Parcel I
portion of the PDD; however, since the rezoning has been submitted as one case, the
recommendation applies to the entire request.
Rationale for Recommendation
 Parcel A of the subject property is located within an Employment Mixed Use Campus
designation on the Cary Community Plan’s Future Growth Framework map. The
proposed use of multi-family residential does not meet the plan definition which
describes this area as follows: Businesses and industries located with a mixed use
campus. The campuses include commercial, office and residential uses organized
either as vertical mixed use (multi-story) or horizontal mixed use (separate buildings
in close proximity,) arranged in a walkable pattern with an active pedestrian realm
where building front streets.


An Employment Mixed Use Campus recognizes integrated residential uses as an
appropriate incidental use; however, the proposed use of Parcel A is exclusively
multi-family residential, therefore, the request is inconsistent with the Cary
Community Plan’s Growth Framework Map.



Parcel A consists of over 20 acres located adjacent to two thoroughfares with
visibility of the site from the roadways. There are limited site constraints in terms of
stream buffers and topography. The proximity to a future Town of Cary Greenway
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trails and street side trails have the potential of attracting and serving both residents
and employees. Because of these factors, and the close proximity of the site to the
Weston PDD, this parcel lends itself to being an attractive office location for future
nonresidential development.
Note: This is staff’s preliminary recommendation. A separate recommendation will be made
by the Planning and Zoning Board, and the final decision will be made by the Town Council.
Staff’s preliminary recommendation is based on the proposal at the time of this report and a
final staff recommendation will be provided at the time of the Town Council final action.
#2474
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NEIGHBORHOOD MEETING SUMMARY | NOVEMBER 2, 2016 | 6:30 PM |
16-REZ-32 SILVERTON PDD AMENDMENT

REPORT OF MEETING WITH ADJACENT PROPERTY OWNERS
ON NOVEMBER 2, 2016
Pursuant to applicable provisions of the Land Development Ordinance, a meeting was held
with respect to a potential rezoning with adjacent property owners on Wednesday, November 2,
2016, at 6:30 p.m. The properties considered for this potential rezoning total approximately 39
acres, and are comprised of Parcel A (22 acres) and Parcel I (17 acres) as identified in the Silverton
Planned Development District. Parcel A is identified as Wake County Parcel Identification
Numbers 0755-71-5766, 0755-81-2817 and 0755-82-6195. Parcel I is identified as Wake County
Parcel Identification Number 0755-91-2461. This meeting was held in the Town Council
Chambers located in the Cary Town Hall at 316 North Academy Street in downtown Cary. A
summary prepared by the Applicant of the items discussed at the meeting is attached hereto as
Exhibit A. Attached hereto as Exhibit B are the exhibits that the applicant presented to the
attendees.

Attachment: 16-REZ-32 Neighborhood Meeting Minutes (2474 : 16-REZ-32 Silverton PDD Amendment (Waltonwood))
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NEIGHBORHOOD MEETING SUMMARY | NOVEMBER 2, 2016 | 6:30 PM |
16-REZ-32 SILVERTON PDD AMENDMENT
EXHBIT A

Below is a general list of questions or discussions that occurred between the attendees and the
applicant’s representatives:
1. Proposed density and product type on the Collins Property (parcel located north of Cary
Parkway)?
a. The Applicant explained that the planned use for the Collins Property (Parcel A)
is an apartment community that will have a maximum of 250 dwelling units
2. It was asked whether there would be single family homes included in the plan?
a. The applicant answered that there are townhomes included in the plan for Parcel I,
but there are no single family detached dwellings included within the proposal
3. It was asked whether the townhomes planned for Parcel I would look like the lifecare
community
a. The applicant indicated that the townhomes would be architecturally compatible
with the lifecare community, and that there likely would be covenants applicable
to the entire property that would ensure architectural compatibility
4. Access to Parcel I was discussed, with the applicant stating that there would be vehicular
connections from the townhome portion of Parcel I to Winfair drive, along with right-in,
right-out connections from the lifecare community to Cary Parkway and Evans Road
5. There was a brief discussion about Imagine Cary and what implications, if any, adoption
of the Cary Community Plan would have on this site
6. How tall will the townhomes along Winfair Drive be?
a. The applicant answered that the townhomes would be three-stories tall
7. Concern was expressed related to traffic impacts of the proposed development. The
applicant explained that a traffic impact analysis was being conducted as part of the
development project
8. It was asked what an ‘activity center’ designation meant?
a. Debra Grannan of the Town Staff explained that an activity center designation
was an area with a more intense use, such as commercial. Ms. Grannan further
mentioned that, if adopted as drafted, the Imagine Cary plan would remove the
activity center classification for this property
9. A question was asked as to what Parcel I would be designated within the Imagine Cary
Plan (Cary Community Plan)
a. Ms. Grannan explained that the plan would reclassify the property to
Employment/Mixed Use Campus, which called for office primarily in this area
but also includes a secondary use of residential
10. A question was asked comparing the amount of traffic generated by office as compared to
residential uses.
a. The applicant indicated that, generally speaking, office generates more traffic
11. It was asked when the traffic study would be available for review
a. The applicant indicated that it would be several weeks before it was returned
12. It was asked whether the land designation of multi-family mandates owner-occupied or
rental

Attachment: 16-REZ-32 Neighborhood Meeting Minutes (2474 : 16-REZ-32 Silverton PDD Amendment (Waltonwood))
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a. The applicant answered that it does not
13. A concern was raised about school impacts
14. A question was asked as to whether there were buffer reductions being requested as part
of this plan
a. The applicant indicated that there were no reductions as compared to what
otherwise would be required by the LDO
15. It was asked what prevented the owner(s) of the townhome portion of the site from
rezoning again and increasing intensity
a. The applicant explained that any future rezoning would have to go through the
same public process as the current rezoning
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NEIGHBORHOOD MEETING SUMMARY | NOVEMBER 2, 2016 | 6:30 PM |
16-REZ-32 SILVERTON PDD AMENDMENT
EXHIBIT B

(see attached)

Attachment: 16-REZ-32 Neighborhood Meeting Minutes (2474 : 16-REZ-32 Silverton PDD Amendment (Waltonwood))

EXHIBITS PRESENTED TO ATTENDEES

4852-8076-8061, v. 1

Packet Pg. 125

FINAL DRAFT

Waltonwood Silverton
16-TAR-413A

Developed for the

TOWN of CARY

Mott MacDonald
(License No. F-0669)
Post Office Box 700
Fuquay-Varina, North Carolina 27526
Phone: (919) 552-2253
Fax: (919) 552-2254
Project No. 339802AH
February 2017

Attachment: 16-REZ-32 (16-TAR-413A) Waltonwood Silverton - ES (2474 : 16-REZ-32 Silverton PDD Amendment (Waltonwood))

E.2.e

Packet Pg. 126

E.2.e

EXECUTIVE SUMMARY
Project Location and Description
The Town of Cary has received a proposal to prepare a Traffic Analysis Report for a rezoning for
a mixed-use developments located in the northwest and southwest quadrant of the Cary Parkway
and Evans Road intersection. The proposed development is anticipated to consist of 209
apartments on the northwest parcel (North Site), while the southwest parcel (South Site) will consist
of a 111-unit congregate care facility, 40 empty nester townhomes and a 68-unit assisted living
facility. Trip generation rates were estimated based on the ITE Trip Generation Manual, 9th Edition.
Additionally, it was assumed that the assisted livings facility would include 68 beds. The trip
generation summary is shown in Table ES-1.
Table ES-1: Trip Generation Results
Land Use (ITE Land Use Code)
Apartments (220)
Congregate Care Facility (253)
Assisted Living (254)
Empty Nestor Townhomes (252)

Units
209 du
111 du
68 beds
40 du
Total Site Trips

AM Peak
Enter Exit
21
85
8
8
8
4
7
9
44
106

PM Peak
Enter Exit
86
47
13
9
11
13
8
6
118
75

Per the preliminary sketch plan provided by the Town of Cary five accesses to the development
are proposed – one full movement access along Cary Parkway that ties into the existing, stopcontrolled, Cary Parkway and Winfair Drive intersection as a fourth leg, two right-in/right-out (RIRO)
access along Evans Road, one RIRO access along Cary Parkway and one full movement access
along Winfair Drive that ties into the existing stop-controlled Winfair Drive and New Rail Drive
intersection as a fourth leg.
This traffic study, 16-TAR-413A, analyzes the effects of the proposed development on traffic
operations in the study area. The existing study area is shown in Figure ES-1, while Figure ES-2
shows the preliminary sketch site plan.
Background Information
The number of trips generated by the proposed development is anticipated to exceed the Town’s
100-peak hour trip threshold for developments (Land Development Ordinance (LDO), Section
3.4.1) and therefore requires a Traffic Analysis Report (TAR). This property is also located inside
the Town of Cary’s “Base Transportation Zone” as identified in the Town’s LDO Section 7.11.6.
Per typical guidelines for rezonings within the Town of Cary, future year analysis will be for 5 years
beyond the existing year. Therefore, for this analysis, the build-out year is 2021. This TAR
analyzes the potential impacts of the proposed development on the adjacent roadways and offers
findings for those impacts as necessary.
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The study area for this TAR includes the following intersections (the Synchro intersection number
is provided before the intersection name):
•

585 – Evans Road and Maynard Road

•

1290 – N Harrison Avenue and Dynasty Drive

•

1534 – Evans Road and Weston Parkway

•

1898 – Evans Road and Cary Parkway

•

2185 – Evans Road and Rochelle Drive/W Dynasty Drive

•

1937 – Cary Parkway and Chapel Hill Road

•

2350 – Cary Parkway and Village Market Place

•

2466 – Weston Parkway and Centregreen Way/Metlife Way

•

1461 – Weston Parkway and Chapel Hill Road

•

1722 – Chapel Hill Road and Morrisville Parkway

•

2349 – Chapel Hill Road and Market Center Drive

•

9001 – Evans Road and Winfair Drive

•

9002 – Cary Parkway and Norwell Boulevard/Silverrock Court

•

9003 – Cary Parkway and Sheldon Drive

•

9004 – Weston Parkway and Sheldon Drive/Weston Estates Way

•

9005 – Winfair Drive and New Rail Drive/Access #5

•

9006 – W Dynasty Drive and Sudbury Drive/Gooseneck Drive

•

9007 – Evans Road and Access #1

•

9008 – Cary Parkway and Winfair Drive/Access #2

•

9009 – Evans Road and Access #3

•

9007 – Cary Parkway and Access #4

Traffic analyses were performed for the study area intersections listed above for four scenarios,
specifically:
•

•

Existing (2016) – Analyzes current conditions (traffic data from turning movement counts,
aerial photography, site visit, and existing signal and timing data). Note that turning
movement counts at two of the intersections in the study area (the N Harrison Avenue and
Dynasty Drive intersection and the Evans Road and Maynard Road intersection) were
collected in January 2017, while the others were collected in September 2016.
Background (2021) – Estimates future (2021) conditions based on an average annual
growth rate (AAGR) of 2.0% and traffic generated by nearby developments that have not
yet been constructed.
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•
•

Build (2021) – Combines the site generated traffic from the proposed development to the
Background (2021) volumes.
Improved (2021) – If necessary, analyzes potential improvements to provide acceptable
levels of service based on the Town’s LDO.

Background (2021) Analysis
Future year traffic estimates were developed by applying an overall average annual growth rate
(AAGR) of 2% to the Existing (2016) traffic volumes based on historic AADT on the study area
roadways. Note that turning movement counts at two of the intersections in the study area (the N
Harrison Avenue and Dynasty Drive intersection and the Evans Road and Maynard Road
intersection) were collected in January 2017, while the others were collected in September 2016.
As a result, the 2% AAGR was applied over a 4-year period for the two newly collected
intersections, while the 2% AAGR was applied over a 5-year period for all other intersections.
Anticipated site trips and committed improvements from the following approved developments
within the Town of Cary were considered and incorporated as appropriate in the Background (2021)
scenario analysis:
o
o
o
o
o

14-TAR-381 Weston Corner Apartments
13-TAR-377 Centregreen Office
08-TAR-296A Weston Parkway Property
Weston Townhomes
Weston Lakefront

Additionally, the following Town of Cary project in the study area was evaluated and Background
(2021) laneage and volume adjustments were made as necessary:
o

Cary Parkway and Evans Road Intersection Improvements

The Town of Morrisville was contacted regarding developments in the vicinity that may impact the
study area intersections. The following TIAs were provided by the Town of Morrisville:
o
o
o
o
o

Sheetz – Park West Village
The Station
Bainbridge Apartments
Market Center Development
MS Holdings

Anticipated site trips and committed improvements associated with the Town of Morrisville
developments were included where appropriate in the Background (2021) scenario analysis.
Findings
As reported, the proposed development is not anticipated to significantly affect delay on the study
area intersections. There are no signalized intersections projected to operate below the LOS D
threshold in the Build (2021) scenario that were not already operating worse than LOS D in the
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Background (2021) scenario. The same is largely true for the stop-controlled movements in the
network.
Per the Town’s LDO requirements, mitigations should be recommended to ensure no increase in
delay at locations where the level of service is LOS E or F in the Background analysis, or degrades
from LOS D or better to below the LOS D threshold between the Background and Build scenarios.
Recommendations are provided below for all intersections that do not meet the Town’s LDO
requirements. It should be noted that all of the intersections along Chapel Hill Road are outside of
the Town of Cary’s Planning Area, however the Town of Cary maintains all signals on Chapel Hill
Road in this area.
In addition to recommending on- and off-site improvements to mitigate the anticipated effects of
the proposed development on the study area intersections, the development is required to widen
the roads along the frontage of their site to half of the ultimate cross-section as outlined in the Cary
Community Plan. The site has three roads that front the site – Evans Road, Cary Parkway and
Winfair Drive. As a result, the following mitigations should be considered in order to meet the
Town’s LDO and Cary Community Plan requirements.
Cary Parkway
Per the Planned Roadway Widths in the Cary Community Plan, the ultimate cross-section along
Cary Parkway is a four-lane, divided roadway with a landscaped median. The portion of Cary
Parkway fronting the site already consists of a four-lane, divided cross-section with a landscaped
median. Therefore, it appears that no additional travel lanes are required along Cary Parkway to
conform to the Cary Community Plan.
Evans Road
Per the Cary Community, the ultimate cross-section along Evans Road is a six-lane, divided
roadway with a landscaped median north of Cary Parkway and a five-lane roadway south of Evans
Road. This differs from the previous plan where Evans Road was a six-lane, divided roadway with
a landscaped median north of Winfair Drive. The cross-section of Evans Road fronting the site
transitions between a four-lane, divided cross-section to a five-lane cross-section. Therefore, the
Town of Cary requires that the development provide right-of-way and pavement for half of the
ultimate six-lane, median divided roadway along the frontage of the property north of Cary Parkway
to conform to the Cary Community Plan.
Winfair Drive
Per the Cary Community Plan, the ultimate cross-section along Winfair Drive is a two-lane
roadway. The portion of Winfair Drive fronting the site already consists of a two-lane cross-section.
Therefore, it appears that no additional travel lanes are required along Cary Parkway to conform
to the Cary Community Plan.
Cary Parkway and Chapel Hill Road
The analysis indicates that this intersection is projected to operate at LOS E in the AM peak hour
and LOS F in PM peak hour and shows an increase in delay when compared to the Background
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(2021) scenario. As previously noted, this intersection is outside of the Town of Cary’s Planning
Area. Several approved developments in the area (Sheetz-Park West Village, The Station and
Weston Parkway Property (08-TAR-296A)) have provided geometrics and signal
recommendations at this intersection; however since none of the recommended mitigations were
committed to, they have not been included in the Background (2021) or Build (2021) scenarios. To
meet the LDO requirements, the following improvement should be considered at this location:
•

•

Construct an exclusive northbound right-turn lane along Chapel Hill Road that provides at
least 150 feet of full storage (Note that this improvement was also recommended in the
Weston Parkway Property (08-TAR-296A) TAR).
Modify the signal phasing to accommodate the geometric modifications.

With this improvement in place, the intersection is anticipated to continue operating at LOS E in
the AM peak hour and LOS F in the PM peak hour, but with less delays when compared to the
Background (2021) scenario.
Weston Parkway and Centregreen Way/Metlife Way
The analysis indicates that this intersection is projected to operate at LOS E in the PM peak hour,
with an increase in delay of 1.4 seconds/vehicle when compared to the Background (2021)
scenario. The proposed development is anticipated to contribute less than one percent (1%) of
the future traffic at this location. Additionally, the traffic signal at this intersection currently operates
in free-run during the AM and PM peak hours and is not coordinated with other signals in the area.
However, to be consistent with the analysis methods in this report, the cycle length was held
constant across scenarios in the report. A revised cycle length in the future would be expected to
reduce the overall delay. Additionally, the southbound right-turn lane egressing from Metlife Way
is currently prohibited from making a right-turn on red. If the right-turns on red were allowed, the
delays would likely be reduced significantly, and as a result, the level of service in the PM peak
hour would be projected to be LOS D. Much of the delay at this intersection can be attributed to
anticipated site trips from the unconstructed portions of the Metlife development north of the
intersection and the Centregreen development south of the intersection. As a result, no mitigations
are recommended at this location.
Evans Road and Winfair Drive/Windbyrne Drive
The analysis indicates that the eastbound Winfair Drive approach at this location is projected to
operate at LOS F in PM peak hour and shows an increase in delay when compared to the
Background (2021) of 6.4 seconds/vehicle. The proposed development is only anticipated to
contribute roughly 2% of the overall future traffic volume at this location. It is not uncommon for
stop-controlled, minor street approaches to operate under failing conditions in the peak hours. As
a result, no geometric mitigations are recommended at this location. Given the projected volumes
and intersection spacing at this location, a signal would likely not be warranted at this location. The
eastbound Winfair Drive approach was analyzed assuming two egress lanes, based on the
pavement width in the field and field observations. As a result, the following mitigations should be
considered:
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•

Stripe the eastbound Winfair Drive approach in order to accommodate an exclusive rightturn lane and a shared thru/left-turn lane that extends to the end of the existing median.

Cary Parkway and Sheldon Drive
The analysis indicates that the southbound left-turn lane along Sheldon Drive is projected to
operate at LOS F in the AM and PM peak hour hours, while the southbound right-turn lane is
projected to operate at LOS F in the PM peak hour.
Geometric improvements were considered, but did not reduce delay enough to meet the
requirements of the LDO. Therefore, a peak hour signal warrant analysis was performed using
Cary Parkway as the mainline approach and Sheldon Drive as the minor approach. This method
resulted in the PM peak hour being met, but not the AM peak hour. An alternative method, using
the eastbound left-turn along Cary Parkway as the minor street and the westbound thru- and rightturning vehicles along Cary Parkway as the major street results in the peak hour signal warrants
being met for the AM and PM peak hours. Meeting one signal warrant (of nine) does not
automatically justify the need for a signal. The location is ideally spaced, roughly 2,100 feet to the
signalized Cary Parkway and Chapel Hill Road intersection to the west and roughly 2,900 feet to
the signalized Cary Parkway and Evans Road intersection to the east. It should be noted that the
proposed development is only anticipated to add approximately 3% of the total future traffic.
A full signal warrant should be conducted at this location to determine the need for a signal;
however, in order to meet the LDO requirements, this intersection was analyzed with a three-phase
traffic signal in the Improved (2021) scenario
Evans Road and Access #1
The analysis indicates that the eastbound Access #1 approach is projected to operate at LOS C or
better in both the AM and PM peak hours of the Build (2021) scenario. As a result, the following
driveway configuration should be constructed at this location:
•
•
•

Construct the eastbound Access #1 approach to provide for one ingress lane and one
egress lane that allows for a right-turn only movement.
Provide adequate channelization so as to dissuade any vehicles from turning left out of the
site or left into the site.
Construct an exclusive southbound right-turn lane along Evans Road that provides at least
50 feet of full storage and an appropriate taper.

The NCDOT nomograph for at-grade, unsignalized intersections showed that a right-turn storage
length of between 25 feet and 50 feet would be required at this location. As a result, and to be
conservative, 50 feet of full storage was recommended for operations and for safety.
Cary Parkway and Winfair Drive/Access #2
The analysis indicates that the northbound Winfair Drive approach at this location is projected to
operate at LOS F in the AM and PM peak hours, while the southbound Access #2 approach is
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projected to operate at LOS F in the PM peak hour.
configuration should be considered at this location:
•

•
•

As a result, the following driveway

Construct the southbound Access #2 approach to provide one ingress lane and two egress
lanes – a shared thru/left-turn lane and an exclusive right-turn lane that provides at least
100 feet of full storage and an appropriate taper.
Construct an exclusive northbound right-turn lane that provides at least 100 feet of full
storage with an appropriate taper.
Restripe the existing northbound lane to a shared thru/left-turn lane.

This configuration results in the southbound Access #2 approach operating acceptably in the AM
peak hour and the PM peak hour is projected to continue operating at LOS F, albeit with decreased
delay. Similarly, the northbound Winfair Drive approach is projected to continue operating at LOS
F in the AM and PM peak hour, with decreased delays. Although these approaches are projected
to continue operating poorly in the future, there are alternative paths vehicles can take from each
of the sites if delays are excessive. Given the projected volumes and intersection spacing at this
location, a signal would likely not be warranted at this location. As a result, no additional mitigations
are recommended at this location.
Evans Road and Access #3
The analysis indicates that the eastbound Access #3 approach at this location is projected to
operate at LOS B or better in the AM and PM peak hours. As a result, the following driveway
configuration should be considered at this location:
•
•

Construct the eastbound Access #3 approach to provide for one ingress lane and one
egress lane that allows for a right-turn only movement.
Provide adequate channelization so as to dissuade any vehicles from turning left out of the
site or left into the site.

Cary Parkway and Access #4
The analysis indicates that the northbound Access #4 approach at this location is projected to
operate at LOS C or better in the AM and PM peak hours. As a result, the following driveway
configuration should be considered at this location:
•
•

Construct the northbound Access #4 approach to provide for one ingress lane and one
egress lane that allows for a right-turn only movement.
Provide adequate channelization so as to dissuade any vehicles from turning left out of the
site or left into the site.

Winfair Drive and New Rail Drive/Access #5
The analysis indicates that all movements at this location are projected to operate at LOS A or
better in the AM and PM peak hours. As a result, the following driveway configuration should be
considered at this location:
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•
•

Construct the southbound Access #5 approach to provide one ingress lane and one egress
lane.
Restripe the northbound, eastbound, and westbound approaches to accommodate the new
leg of the intersection.

Tables ES-2a and ES-2b provide a summary of the intersection levels of service across all
scenarios. The proposed 2021 laneage is shown in Figure ES-3.
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Table ES-2a: Signalized AM and PM Peak Hour Level of Service and Delay Comparison (sec/veh)
Existing (2016)
Signalized Intersection

AM

Background (2021)

PM

AM

Build (2021)

PM

AM

Improved (2021)
PM

AM

LOS

Delay

LOS

Delay

LOS

Delay

LOS

Delay

LOS

Delay

LOS

Delay

Evans Road and Maynard Road
(585)

B

17.8

C

28.4

C

21.3

C

26.7

C

21.8

C

27.1

N Harrison Avenue and Dynasty Drive
(1290)

B

10.8

B

13.3

B

11.4

B

16.4

B

11.4

B

16.6

Evans Road and Weston Parkway
(1534)

D

35.7

C

24.5

D

52.0

D

44.1

D

54.1

D

46.3

Evans Road and Cary Parkway
(1898)

D

36.7

D

48.8

D

39.6

C

30.6

D

40.7

C

31.1

Evans Road and Rochelle Drive/W Dynasty Drive
(2185)

A

8.0

A

4.7

A

8.3

A

4.2

A

8.4

A

4.2

Cary Parkway and Chapel Hill Road
(1937)

D

53.8

E

64.9

E

65.7

F

89.4

E

67.2

F

92.2

Cary Parkway and Village Market Place
(2350)

B

12.2

D

47.0

B

14.9

D

50.0

B

15.0

D

50.2

Weston Parkway and Centregreen Way/Metlife Way
(2466)

B

11.9

D

39.9

C

26.2

E

77.0

C

26.4

E

78.4

Weston Parkway and Chapel Hill Road
(1461)

B

15.1

C

32.0

C

23.9

D

35.4

C

24.3

D

35.5

Chapel Hill Road and Morrisville Parkway
(1722)

C

28.7

C

32.0

D

36.8

D

40.5

D

36.7

D

41.6

Chapel Hill Road and Market Center Drive
(2349)

A

4.3

B

11.5

A

8.4

B

14.6

A

8.5

B

14.6

Cary Parkway and Norwell Boulevard/Silverrock Court
(9002)

B1

12.81

B1

19.51

B1

12.91

B1

19.91

Weston Parkway and Sheldon Drive
(9004)

B2

15.72

B2

12.62

B2

15.82

B2

12.72
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Existing (2016)
Signalized Intersection

AM
LOS

Background (2021)

PM

Delay

LOS

Delay

AM
LOS

Delay

Build (2021)

PM
LOS

Delay

AM
LOS

Delay

Improved (2021)
PM

LOS

Delay

Cary Parkway and Sheldon Drive
(9003)

AM

PM

LOS

Delay

LOS

Delay

B

12.6

B

19.0

1
Signalized in Background (2021) scenario as part of 13-TAR 377 committed improvements
Signalized in Background (2021) scenario as part of 08-TAR-296A committed improvements

2

Attachment: 16-REZ-32 (16-TAR-413A) Waltonwood Silverton - ES (2474 : 16-REZ-32 Silverton PDD Amendment (Waltonwood))

E.2.e

Packet Pg. 136

ES-10

16-TAR-413A
FINAL DRAFT
Table ES-2b: Unsignalized AM and PM Peak Hour Level of Service and Delay Comparison (sec/veh)
Existing (2016)
Unsignalized Intersection

Evans Road and Winfair
Drive/Windbyrne Drive
(9001)

Cary Parkway and Norwell
Boulevard/Silverrock Court
(9002)1

Cary Parkway and Sheldon
Drive
(9003)

Approach

AM

Background (2021)

PM

AM

Build (2021)

PM

Delay

LOS

Delay

B

11.4

A

7.9

B

11.6

0.0

A

0.2

A

0.1

A

0.3

C

21.6

E

49.6

C

23.0

F

56.0

12.2

A

9.2

B

13.3

A

9.3

B

13.4

C

17.8

C

20.2

C

22.1

C

20.9

C

23.4

9.4

A

7.8

B

10.0

A

7.9

B

10.0

A

8.0

A

0.0

A

0.1

A

0.0

A

0.1

A

0.0

A

0.1

Northbound
Left/Thru/Right-Turn

D

34.7

D

25.8

Eastbound Left-Turn

A

9.1

A

9.0

Westbound Left-Turn

A

9.0

A

8.3

Southbound
Thru/Left-Turn

F

70.8

F

81.8

Southbound RightTurn

B

10.7

C

16.3

Eastbound Left-Turn

A

9.8

B

11.9

B

10.7

B

13.8

B

11.0

B

14.1

Southbound Left-Turn

F

92.1

F

94.5

F

225.0

F

165.4

F

263.1

F

197.3

Southbound RightTurn

B

10.2

D

29.2

B

10.6

F

64.6

B

10.8

F

71.1

Westbound
Thru/Left/Right-Turn
Southbound Thru/LeftTurn
Southbound
Thru/Right-Turn

LOS Delay LOS Delay LOS

A

7.7

B

10.4

A

7.8

A

0.0

A

0.1

A

C

17.1

D

32.5

A

9.0

B

C

16.4

A

AM

LOS

Eastbound Right-Turn

Delay

PM

Delay

Northbound Thru/LeftTurn
Northbound
Thru/Right-Turn
Eastbound Thru/LeftTurn

LOS

AM

Improved (2021)

LOS
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Existing (2016)
Unsignalized Intersection

Weston Parkway and
Sheldon Drive/Weston
Estates Way
(9004)2

Winfair Drive and New Rail
Drive/Access #5
(9005)

Approach

AM

Background (2021)

PM

AM

LOS

Delay

Northbound Thru/LeftTurn

D

28.4

F

152.0

Northbound Right-Turn

C

15.1

A

9.7

Eastbound Left-Turn

A

7.7

A

9.9

Westbound Left-Turn

A

9.3

A

8.9

Southbound Left-Turn

E

35.1

F

149.7

Southbound
Thru/Right-Turn

C

17.5

F

70.0

Northbound Left/RightTurn

A

8.7

A

9.0

PM

PM

Delay

LOS

Delay

LOS

Delay

Northbound
Left/Thru/Right-Turn

A

8.7

A

9.2

A

8.7

A

9.2

Eastbound Left-Turn

A

7.2

A

7.3

A

7.2

A

7.3

A

7.3

A

7.3

A

7.3

A

7.3

A

8.6

A

8.8

A

8.6

A

8.8

A

9.2

C

16.6

7.3

A

7.3

A

8.7

7.3

A

A

9.0

7.3

Southbound
Left/Thru/Right-Turn

Evans Road and Access #1
(9007)

AM

LOS

A

Delay

PM

Delay

A

LOS Delay LOS Delay LOS

AM

Improved (2021)

LOS

Westbound Thru/LeftTurn

W Dynasty Drive and
Sudbury Drive/Gooseneck
Drive
(9006)

Build (2021)

Northbound
Left/Thru/Right-Turn

A

9.9

B

11.4

B

10.1

B

12.0

B

10.1

B

12.1

Eastbound
Left/Thru/Right-Turn

A

7.5

A

7.4

A

7.5

A

7.5

A

7.5

A

7.5

Westbound
Left/Thru/Right-Turn

A

7.5

A

7.9

A

7.6

A

8.0

A

7.6

A

8.0

Southbound
Left/Thru/Right-Turn

B

11.4

B

13.3

B

11.8

B

14.3

B

11.9

B

14.3

A

9.2

C

17.0

Eastbound Right-Turn
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Existing (2016)
Unsignalized Intersection

Approach

PM

LOS

Delay

D

34.8

AM

Build (2021)

PM

AM

Improved (2021)

PM

AM

LOS Delay LOS Delay LOS

Delay

LOS

Delay

LOS

Delay

E

28.9

F

77.5

F

53.6

PM

LOS

Delay

LOS

Delay

Northbound Thru/LeftTurn

F

99.0

F

59.2

Northbound Right-Turn

B

14.9

B

10.7

Northbound
Left/Thru/Right-Turn

Cary Parkway and Winfair
Drive/Access #2
(9008)

AM

Background (2021)

C

21.5

38.7

D

Eastbound Left/U-Turn

A

0.0

B

10.9

A

0.0

B

15.6

A

8.3

B

12.9

A

8.3

B

12.9

Westbound Left-Turn

B

11.3

A

8.7

B

12.5

A

9.1

B

12.6

A

9.1

B

12.6

A

9.1

D

32.0

F

93.7

Southbound Thru/LeftTurn

E

43.9

F

131.9

Southbound RightTurn

A

9.9

B

14.8

Southbound
Left/Thru/Right-Turn

Evans Road and Access #3
(9009)

Eastbound Right-Turn

A

9.1

B

13.4

A

9.1

B

13.4

Cary Parkway and Access #4
(9010)

Northbound Right-Turn

C

15.1

B

10.6

C

15.1

B

10.6

1
Signalized in Background (2021) scenario as part of 13-TAR 377 committed improvements
Signalized in Background (2021) scenario as part of 08-TAR-296A committed improvements
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This “background paper” summarizes some of the Imagine Cary project team’s findings regarding the
remaining developable land, within the geographic boundaries of Cary’s comprehensive planning
boundaries, that might be suitable for future office development. The results of this study are
presented, followed by a discussion of the methodology employed, and caveats regarding the findings
and data.
The study considered all the remaining land in the planning area that could be considered “developable”
for office/employment over the next 25 years. All sites were selected in consultation with the Cary
Chamber of Commerce’s economic development staff, with a particular focus on prime, secondary, and
light industrial sites (see classification below). Sites that would require significant redevelopment of
already-built sites are not included in this analysis. Every developable parcel or site in the inventory was
assigned one of the following five different office suitability classifications:
1. Prime Office Sites. These are sites that have exceptional value for attracting major employers
or key businesses/industries to Cary. The prime sites offer opportunities for corporate
recruitment, expansion of major Cary employers, and unique opportunities for new business.
Accordingly, the size and location of such sites were the primary consideration. Most of the
prime sites offer immediate, short-term development opportunities, however some areas and
sites rely on the completion of key transportation infrastructure.
2. Prime Office/Light Industrial. These are sites that have exceptional value for attracting major
employers or key businesses/industries to Cary, with a focus on industries that may require
some warehousing and distribution, manufacture, and related. Accordingly, the size and
location of such sites is the primary consideration, and almost all such sites are located north of
I-40, near RDU. Most of these prime sites offer immediate, short-term development
opportunities.
3. Secondary Office Sites. These are sites that have moderate value for attracting major
employers or key businesses/industries to Cary. The secondary sites offer similar opportunities
as the prime sites, and all have similar potential as for the prime sites, however the secondary
sites are deemed somewhat less attractive or likely due to factors such as one or more of the
following: (a) potential site assembly difficulties; (b) sizes or numbers of parcels involved; (c)
uncertainty regarding the timing and/or design of future transportation infrastructure, including
the exact nature of site access in the future; (d) reliance on cooperation with neighboring
jurisdictions; and/or (e ) significant uncertainty regarding state or utility owners’ intentions for
the property.
4. Neighborhood Office Sites. These are sites that could be suited for future neighborhood office,
but are unlikely to be suitable for corporate office or major employers. Neighborhood office
typically includes things such as local attorneys, realtors, medical office suites, small business,
insurance agencies, and so forth. Neighborhood office can typically occur on smaller sites, and
have far less reliance on proximity to freeway access. Note that neighborhood office could, of
course, be feasible on any of the prime or secondary office sites, however the inverse is not true
(i.e., major employers would not likely find the neighborhood office sites suitable).
5. Not Suited for Office or Industry. These are sites that do not appear to have any potential
viability for prime, secondary, or neighborhood office, or for light industry.
Map 1, following, depicts the developable land that could be suitable for prime office, prime office/light
industrial, and secondary office. Sites suitable for neighborhood office are not depicted, nor are sites
not suited to any office or industrial. Note that the sites depicted on Map 1 could also be suitable for
uses other than office; it is not implied that the depicted sites are only suitable for office, or that the
entirety of the depicted sites should be office. A discussion of the findings follows.
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Map 1. Prime Office, Prime Office/Light Industrial, and Secondary Office
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1. Almost all of the sites are located within ½ to 1 mile of an existing or future freeway interchange
(including US 1, US 64, I-40/440, I-540). Only the secondary office category has sites near future
freeway interchanges.
2. The only exceptions to the above are found: (a) deep within Weston, (b) near the SAS Campus
and Trenton Road, (c) on Davis Drive at Airport Blvd., (d) on NC 55 Hwy, next to RTP, (e) on NC
55 Hwy next to Somerset subdivision, and (f) adjacent to the future I-540 Southern Wake
Expressway along Pierce Olive Road.
The total land area depicted in Map 1, above, for the three office categories, and the number of parcels
in each category, is shown in Table 1:
Table 1. Developable Land Inventory by Category

Total Acres1

Category
Prime Office Sites
Prime Office/Light Industrial
Secondary Office Sites

1,393
370
705

No. of Parcels
or Sites2
153
47
90

At first blush, the figures in Table 1 seem remarkable and encouraging. However, we need to explore
the findings more deeply, and explore factors such as:
1. Inventory by Office Market. The national and regional office market has been radically shifting
over the last 5-10 years, and stratifying into firms that (a) demand sites in traditional office
parks; (b) demand sites in mixed-use office parks, and (c) demand sites in mixed-use, walkable
urban/suburban centers. In the case of Cary, we need to differentiate then between the
portions of the inventory in office parks, and the portion in mixed use or activity center areas.
2. Ownership and Availability. Are there cases where the ownership of the identified parcels may
limit availability?
3. Demand for Other Uses on the Site. Is it likely that all the land in certain locations will be used
for office and employment?
4. Sizes of Sites/Parcels. What are the sizes of the identified parcels? How many are over 20
acres? Over 10 acres? Major corporate employers seeking office park sites often require more
than 10 or 20 acres (e.g., Met Life), however such sites are more rare. Employers that demand
mixed-use, walkable urban locations can often use sites of less than 10 or even 5 acres.
We’ll first examine the issue of the sizes of parcels in the inventory of sites identified for prime office,
prime office/industrial, and secondary office, for the entire planning area. Table 2 below expands on
Table 1, by adding counts for parcels/sites of 20+ acres, 10-20 acres, and less than 10 acres.

1

For the majority of parcels, the total parcel acreage is used. However, there are numerous cases in this analysis
where we have adjusted a parcel’s acreage to remove areas located in unbuildable regulatory floodplain, and
sometimes where USGS perennial stream buffers significantly affect a parcel.

2

The terms “parcel” and “site” will be used interchangeably in this paper. For the most part, the term refers to
individual land parcels. However, there are some few cases where – for the purposes of this analysis – parcels
have been split into two or more distinct pieces, and each such piece is herein referred to as a parcel or site.
Such splits occurred for properties that are divided by major roads, watercourses, or floodplains, where each
resulting “piece” has a different type of development suitability.
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Table 2. Developable Site/Parcel Size Characteristics

Office Suitability
Prime Office Sites
Prime Office/Light Industrial
Secondary Office Sites

163
5
10

Combined
Acres

722.8
199.3
391.2

Parcels 10-20 Ac.
No. of
Parcels

21
4
7

Combined
Acres

311.1
55.3
98.5

Parcels Under 10 Ac.
No. of
Parcels

1164
38
73

Combined
Acres

359.3
115.8
215.5

The above table raises some concerns: Within the planning area, only 16 prime office sites of 20 or
more acres remain, and only 21 sites of 10-20 acres. As alarming, only 5 prime light industrial sites over
20 acres exist, and only 4 sized 10-20 acres. For these key sites, we next examine how they are
distributed around Cary, since we are dealing with a very large planning area of over 82 square miles.
For the purpose of analysis we will divide the planning area into the following four distinct subareas, as
depicted in Map 2 on the following page:
1. The RDU Airport Area
2. Central/Northeastern Area
3. Southeastern Area
4. Western Area

3

6 of the 16 properties are owned by SAS/Reedy Creek Investments or Dr. Goodnight, in northeastern Cary. A 17 th
property, also owned by SAS, is shown on Map 1 adjacent to the SAS campus, on Trenton Road, but a SAS site
plan has just been submitted for that property, so it is not included in the tables in this document.

4

Map 1 shows a 117th parcel on Towerview Ct., of 8.8 acres, but that site is under contract to C-Tran, and is not
included in the tables in this document.
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For prime office only, the results can be summarized as follows:

Parcels >= 20
Acres in Size
Location
RDU Area
1. Aerial Center
2. Gateway Center
3. Airgate Center
4. RDU Center
Central/Northeastern Area
5. Weston/Silverton
6. N. Harrison/SAS RAC
7. Future NE Cary Pkwy/Trenton Road Area
8. Cary Town Center RAC
9. Towerview Ct./
Southeastern Area
10. Crossroads RAC
11. Wellington CAC at US 1/64
12. Guernsey Trail N’hood15
13. Regency Office Park
14. MacGregor Office Park
15. MacGregor Centre PDD
Western Area
16. Village at the Park/Lost Corners
17. Alston
18. Green Level West/I-540 CAC
19. Twin Lakes

Totals:

No. of
Parcels

Combined
Acreage

15

33.3

6

1
69
111

1

5
1
16

24.4
377.8
82.0

28.2

143.1
33.9
722.8

Parcels 10-20
Acres in Size
No. of
Parcels

3
17
1

Combined
Acreage

52.2
15.6
12.0

113
1

15.2
18.9

1

16.6

3
1
9

36.9
15.9
128.1

21

311.1

Parcels Under 10
Acres in Size
No. of
Parcels

Combined
Acreage

2
6
5
1

7.6
29.1
22.4
2.8

10
278
310

32.5
53.1
13.6

112

1.5

614
3
13
4
2
1

16.6
14.8
19.8
20.7
13.2
2.9

6
1
19
6
116

24.7
7.5
62.5
14.1
359.3

5

Site is owned by Wake County at present. Development disposition uncertain.
Property controlled by SAS/Reedy Creek Investments.
7
Property controlled by SAS/Reedy Creek Investments.
8
Fifteen of these properties, totaling 23.4 acres, are controlled by SAS/Reedy Creek Investments.
9
All six properties controlled by SAS/Reedy Creek Investments/Dr. Goodnight. A 7th property is shown on the map,
but a SAS site plan has just been submitted for that property, so its acreage is not included.
10
All three properties controlled by SAS/Reedy Creek Investments/Dr. Goodnight
11
The state property on Cary Towne Blvd.
12
The map shows a 2nd parcel, of 8.8 acres, but that site is under contract to C-Tran, and is not included.
13
Dellinger PDD
14
Three of the properties are “in play” for development via DRC pre-applications, and one is reputedly under
option, potentially taking 4 properties and 9.8 total acres out of the inventory.
15
Neighborhood adjacent to Waverly Place CAC, currently marketing entire neighborhood.
6
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For prime office/light industrial only, the results can be summarized as follows:

Parcels >= 20
Acres in Size
Location
RDU Area
1. North of I-40
Central/Northeastern Area
2. North of I-40 at N. Harrison
Southeastern Area
none
Western Area
3. Village at the Park/Lost Corners Area
4. Davis Drive at Airport Blvd./Twin Lakes

Totals:

16
17

Parcels 10-20
Acres in Size

Parcels Under 10
Acres in Size

No. of
Parcels

Combined
Acreage

No. of
Parcels

Combined
Acreage

No. of
Parcels

Combined
Acreage

2

93.4

2

33.1

3516

105.8

117

43.6

2

62.3

1
1
4

11.1
11.0
55.2

3
38

9.9
115.7

5

199.3

5 of these parcels are owned by RDU Airport Authority, totaling 18.3 acres.
State land. Disposition uncertain.
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For secondary office only, the results can be summarized as follows:

Parcels >= 20
Acres in Size
No. of
Parcels

Location
RDU Area
none
Central/Northeastern Area
1. Weston/Silverton
2. N. Harrison/SAS RAC
3. Future NE Cary Pkwy/Trenton Road Area
Southeastern Area
4. Crossroads RAC
5. Swift Creek CAC
6. MacGregor Office Park
7. Future Southern I-540/Bells Lake Rd.
Interchange area
8. Pierce Olive Rd. at future Southern I-540
Western Area
9. Village at the Park/Lost Corners Area
10. Alston
11. Future I-540/Morrisville Pkwy
Interchange (Twyla Road area)
12. NC Hwy 55, N. of Somerset Sub.

Totals:

Combined
Acreage

Parcels 10-20
Acres in Size
No. of
Parcels

120

Combined
Acreage

No. of
Parcels

Combined
Acreage

4
618
819

6.8
19.4
19.7
9.0
8.3
3.6
7.1

4

162.1

4
4
1
1

2

89.121

1

1.2

1
222

20.7
84.2

73.7
13.7

4
16
2323

11.0
62.7
64.1

1
10

35.0
391.2

98.5

1
73

2.6
215.5

5
1

7

11.0

Parcels Under 10
Acres in Size

18

4 of the properties are owned by SAS/Reedy Creek Investments, totaling 11.1 acres.
All properties owned by SAS/Reedy Creek Investments.
20
Site is in depression trapped between I-40/440 and US 1/64 interchange, and Toys R Us and Best Buy.
21
Available acreage will be significantly reduced by future freeway right-of-way and interchange.
22
1 property is owned by Town of Cary, at 38.4 acres, south of Mills Park schools.
23
2 of the properties, totaling 7.5 acres, are owned by NC Turnpike Authority.
19
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Map 3, below, shows the RDU Airport area depicted earlier on Map 2. Table 6 summarizes the
developable land by location and parcel size within this area. Almost all of the available land in this
areas is suited to prime office (dark blue) and/or prime light industrial uses (light blue) – as opposed to
residential or retail uses – due to proximity to the airport, I-540 and I-40, and the impact of the noise
zones surrounding the airport. Total prime office and prime office/light industrial inventory for the RDU
Area is as follows:
Table 6. Developable Sites in RDU Airport Area, by Size
Parcels >= 20
Acres in Size

Parcels 10-20
Acres in Size

No. of
Parcels

Combined
Acreage

124

33.3

Subtotals:

1

33.3

Prime Office/Light Industrial
5. North of I-40
Subtotals:

2
2

93.4
93.4

Location
Prime Office
1. Aerial Center
2. Gateway Center
3. Airgate Center
4. RDU Center

No. of
Parcels

Parcels Under 10
Acres in Size

Combined
Acreage

No. of
Parcels

Combined
Acreage

0

0

2
6
5
1
14

7.6
29.1
22.4
2.8
61.9

2
2

33.1
33.1

3525
35

105.8
105.8

The dark blue “prime office” occurs in four office parks on either side of I-40. Fortunately, these sites
are not suited to residential or commercial uses, other than perhaps hotel, and so the sites are unlikely
to be threatened in the short term,
and removed from the inventory.
The only recent loss in this area is the
5
new E-38 elementary school site, at
.
18.7 acres. Given the existing
scattered industries around the light
blue prime industrial areas, it is
unlikely that those sites will prove
5
suitable for corporate office.
.
3
However, they constitute a sizable
.
portion of the only remaining light
1
industrial and warehousing and
4
.
distribution sites in Cary. Such sites
2 .
are almost unavailable elsewhere in
the jurisdiction.
Other observations are summarized
in the “Advantages/Disadvantages”
table below.

Map 3. Airport Area.
Numbered labels correspond to locations give in Table 6.

24
25

Site is owned by Wake County at present. Development disposition uncertain.
5 of these parcels are owned by RDU Airport Authority, totaling 18.3 acres.
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 Gateway Center still contains 6 adjacent office
pads of 3-5 acres each. A larger site could be
assembled from these pads.
 Wake County owns one premier site of 33 acres
adjacent to Aerial Center. If the site can be
procured, it would be of great advantage.
 The area contains a large supply of land for light
industry, warehousing, and distribution, including
4 sites over 10 acres.

Area’s Disadvantages
 With the exception of the Wake County property,





 All of the sites would reasonably be used in their
entireties for office and/or light industrial.

there are no individual prime office sites larger
than about 3-6 acres.
Uncertain ability to secure the Wake County site
for economic development is uncertain.
For sites adjacent to freeways, Cary’s freeway
buffer regulations may limit visibility and
marketability.
The impact of airport noise on marketability for
prime office is uncertain.
The area offers no sites for firms seeking mixed-use
or walkable urban locations. There are no dining,
shopping, or services immediately nearby.

 The sites supply locations for firms that desire
office park locations.

Central/Northeastern Area
Map 4, below, shows the Central/Northeastern area depicted earlier on Map 2. Table 7 summarizes the
developable land by location and parcel size within this area. Notable findings in this area include:


The Central/Northeastern Area offers 2 areas that could capture firms seeking walkable urban
locations – the N. Harrison RAC (“2” on map) and the Cary Towne Center RAC (“4” on map). These 2
centers offer unique
opportunities to create
“signature” mixed use areas.



Most of the potential at the
N. Harrison RAC is on east side
of N. Harrison Ave. (78 acres
classified as prime office), and
consists of a large number of
parcels – the majority being
owned by SAS/Reedy Creek
Investments. Office-related
traffic impacts may make it
necessary to develop the site
as mixed use, leaving less than
78 acres for office.



The state property at “4” on
the map is the second location
on the map that could cater to
firms demanding sites in
mixed-use, walkable urban
locations. However, to do
this the site would need to be
developed in a contemporary

1

6

2
2 2

1
1

3

5

4

Map 4. Northeastern Cary
Numbered labels correspond to locations given in Table 7.

Page 11 of 19

Attachment: Available Land Analysis - Office and Employment v6 (2474 : 16-REZ-32 Silverton PDD Amendment (Waltonwood))

Area’s Advantages
 The area contains 14 sites for prime office, sized
about 3-5 acres each.

March 3, 2015

Packet Pg. 154

E.2.f



Most of the prime office land shown on Map 4 is at location “3”, and is controlled by SAS/Reedy
Creek Investments. This area – of over 400 acres – has tremendous potential, but only if NW Cary
Parkway is extended to Trinity Road, and if the owners wish to develop. With the parkway
connection, the area would have direct linkages to Raleigh’s RBC Center and Trinity Road office
parks, and to Wade Avenue, Edwards Mill Road, Blue Ridge Road, and I-40. Due to the amount of
acreage, this location would likely require a mix of office and housing, perhaps with limited shopping
and services, in order to be a viable 21st Century employment area, similar to Raleigh’s experience.



There is some opportunity for mixed use office in Silverton at Evans Road & NW Cary Parkway,
where 2 sites over 10 acres exist. However, one of those currently has General Commercial zoning.



The Weston/Silverton PDD’s have only 3 remaining parcels over 10 acres.



The property at “6” on Map 4 is the only one suitable for office/light industrial; however the site is
owned by the state.

Table 7. Developable Sites in Central/Northeastern Area, by Size
Parcels >= 20
Acres in Size
Location

No. of
Parcels

Combined
Acreage

Prime Office
1. Weston/Silverton
2. N. Harrison/SAS RAC
3. Future NE Cary Pkwy/Trenton Road Area
4. Cary Town Center RAC
5. Towerview Ct./
Subtotals:

126
629
131

24.4
377.8
82.0

Prime Office/Light Industrial
6. North of I-40 at N. Harrison
Subtotals:

Parcels 10-20
Acres in Size

Parcels Under 10
Acres in Size

No. of
Parcels

Combined
Acreage

No. of
Parcels

Combined
Acreage

3
127
1

52.2
15.6
12.0

10
2728
330

32.5
53.1
13.6
1.5
100.7

0

8

484.2

5

79.8

132
41

133
1

43.6
43.6

0

0

0

26

Property is controlled by SAS/Reedy Creek Investments.
Property is controlled by SAS/Reedy Creek Investments.
28
Fifteen of these properties, totaling 23.4 acres, are controlled by SAS/Reedy Creek Investments.
29
All six properties controlled by SAS/Reedy Creek Investments/Dr. Goodnight. A 7th property is shown on the
map, but a SAS site plan has just been submitted for that property, so its acreage is not included.
30
All three properties controlled by SAS/Reedy Creek Investments/Dr. Goodnight
31
The state property on Cary Towne Blvd.
32
The map shows a 2nd parcel, of 8.8 acres, but that site is under contract to C-Tran, and is not included.
33
State land. Disposition uncertain.
27
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Table 7. Developable Sites in Central/Northeastern Area (cont.)

No. of
Parcels

Location
Secondary Office
1. Weston/Silverton
2. N. Harrison/SAS RAC
3. Future NE Cary Pkwy/Trenton Road Area
Subtotals:

Combined
Acreage

0

0

Parcels 10-20
Acres in Size
No. of
Parcels

0

Parcels Under 10
Acres in Size

Combined
Acreage

No. of
Parcels

Combined
Acreage

0

4
634
835
18

6.8
19.4
19.7
45.9

Southeastern Area
Map 5, below, shows the Southeastern area depicted earlier on Map 2. Table 8 summarizes the
developable land by location and parcel size within this area. The most notable findings include:

1
2

6

7

3

5

 There is only 1 remaining prime office
site over 20 acres (in Regency), and only
3 over 10 acres.

4

9

 The feasibility of the secondary office
site at the future Southern Wake
Freeway’s Bells Lake Road interchange
(“8”) will largely depend on the nature
of the interchange design, and
surmounting site access challenges. As
an activity center, less than half the
location likely to be office.

8

 The feasibility of the secondary office
site at the Southern Wake Freeway and
Pierce Olive Road (“9”) is wholly
dependent on (a) the design of the
interchange and access from Kildaire
Farm Road, and (b) cooperative and
like-minded planning with Holly Springs.

Map 5. Southeastern Cary
Numbered labels correspond to locations given in Table 8.

34
35

 The most marketable areas in this part
of Cary are at Crossroads Plaza and
Regency Park, then followed by
MacGregor, Wellington, and then
Guernsey Trail. (labels “1”, “4”, “5”,
“2”, and “3”, respectively)

 Recent development pre-application
meetings indicate that 2 or more sites
in Crossroads may be claimed shortly.

4 of the properties are owned by SAS/Reedy Creek Investments, totaling 11.1 acres.
All properties owned by SAS/Reedy Creek Investments.
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Table 8. Developable Sites in Southeastern Area, by Size

No. of
Parcels

Location
Prime Office
1. Crossroads RAC
2. Wellington CAC at US 1/64
3. Guernsey Trail N’hood38
4. Regency Office Park
5. MacGregor Office Park
6. MacGregor Centre PDD
Subtotals:
Secondary Office
1. Crossroads RAC
5. MacGregor Office Park
7. Swift Creek CAC
8. Future Southern I-540/Bells Lake Rd.
Interchange area
9. Pierce Olive Rd. at future Southern I-540
Subtotals:

Combined
Acreage

Parcels 10-20
Acres in Size

Parcels Under 10
Acres in Size

No. of
Parcels

Combined
Acreage

No. of
Parcels

Combined
Acreage

136
1

15.2
18.9

637
3
13
4
2
1
29

16.6
14.8
19.8
20.7
13.2
2.9
88.0

4
1
4

9.0
3.6
8.3

1

28.2

1

16.6

1

28.2

3

50.7

139

11.0

4

162.1

1

7.1

2
6

89.140
251.2

1
11

1.2
29.2

1

11.0

36

Dellinger PDD
Three of the properties are “in play” for development via DRC pre-applications, and one is reputedly under
option, potentially taking 4 properties and 9.8 total acres out of the inventory.
38
Neighborhood adjacent to Waverly Place CAC, currently marketing entire neighborhood.
39
Site is in depression trapped between I-40/440 and US 1/64 interchange, and Toys R Us and Best Buy.
40
Available acreage will be significantly reduced by future freeway right-of-way and interchange.
37
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Map 6, below, shows the Western area, and Table 9, following, summarizes site availability in this area.
The numbered labels on Map 6 correspond to the location numbers in Table 9. Key findings include:
 Western Area has at most
4 locations that could
support prime office.
 More secondary office
sites are identified than in
any of the other subareas.
 Other than the Airport
Area, the Western Area is
the only other subarea
that offers multiple sites
for office/light industrial.
 Locations “3”and “5” on
the map are the only sites
that can offer freeway
visibility.
 Locations “2” and “3” offer
the possibility of creating
destinations designed for
firms demanding sites in
mixed-use, walkable
centers.
 Although location “3”
offers over 330 acres of
prime office sites, far less
than that could actually be
used for office; a mix of
uses will be required, as
we describe following
Table 9.

1

2

2

4

4

5

6
3

3

Map 6. Western Area
Numbered labels correspond to location numbers used
in Table 9.

Table 9. Developable Sites in Western Area, by Size

Location
Prime Office
1. Village at the Park/Lost Corners Area
2. Alston
3. Green Level West/I-540 CAC
4. Twin Lakes Area
Subtotals:

Parcels >= 20 Acres
in Size
No. of Combined
Parcels
Acreage

5
1
6
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143.1
33.9
177.0

Parcels 10-20 Acres
in Size
No. of Combined
Parcels
Acreage

3
1
9

36.9
15.9
128.1

13

180.9

Parcels Under 10
Acres in Size
No. of Combined
Parcels
Acreage

6
1
19
6
32

24.7
7.5
62.5
14.1
108.8
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Location
Prime Office/Light Industrial
1. Village at the Park/Lost Corners Area
4. Twin Lakes Area
Subtotals:
Secondary Office
1. Village at the Park/Lost Corners Area
2. Alston
5. Future I-540/Morrisville Pkwy
Interchange (Twyla Road area)
6. NC Hwy 55, N. of Somerset Sub.
Subtotals:

Parcels >= 20 Acres
in Size
No. of Combined
Parcels
Acreage

2
2

62.3
62.3

Parcels 10-20 Acres
in Size
No. of Combined
Parcels
Acreage

1
1
2

Parcels Under 10
Acres in Size
No. of Combined
Parcels
Acreage

11.1
11.0
22.1

3
3

9.9
9.9
11.0
62.7

1

20.7

5

73.7

4
16

241

84.2

1

13.7

2342

64.1

1
4

35.0
139.9

87.4

1
44

2.6
140.4

6

For the freeway interchange locations, there are some particular considerations to bear in mind:
 The Alston Regional Activity Center at I-540 & NC Hwy 55 (Location “2”)
 Remaining sites with critical freeway visibility are limited: shopping centers are built or planned
for the northeast and southwest interchange quadrants, and stream buffers limit visibility on the
northwest quadrant. The southeast quadrant provides excellent visibility, but recent plans by
Triangle Brick will probably result in residential development adjacent to the freeway.
 There is still significant office potential in Alston, albeit without freeway visibility. The indicated
secondary office areas may be well-positioned to serve the market for firms demanding
locations in mixed-use, walkable centers. These sites were designated secondary office,
however, based on (a) some familiarity with the wishes and plans of the owners, especially for
the sites west of NC 55, and (b) challenges with trip distribution and site access for the sites east
of NC 55, and separation from shopping and services by a future 6-lane NC 55 Hwy.
 The Green Level West Interchange subarea (Location “3”), west of the freeway.
 200 of the 333 total available acres are located west of the freeway, and are surrounded by
floodplain and stream buffers, with no adjacent subdivisions. Accordingly, development here is
unlikely to draw opposition.
 The western 200 acres are served by only one thoroughfare, Green Level West Road. Road
connections southward across White Oak Creek and its floodplain are prohibited by easement,
and there will be challenges in establishing road connections to the north or northwest, where
Bachelor Branch and its wide floodplain will prove difficult to cross.
 Without other roadway connections, traffic impacts will impose development limits on the
western 200 acres. A mix of uses will likely be required in order to distribute travel times and
trip directions. For planning purposes, we might tentatively assume no more than about 1/3 of
this area suitable for corporate office.
41
42

1 property is owned by Town of Cary, at 38.4 acres, south of Mills Park schools.
2 of the properties, totaling 7.5 acres, are owned by NC Turnpike Authority.
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 The Green Level West Interchange subarea (Location “3”), east of the freeway.
 133 of the 333 total acres are sited east of the freeway, and bump up against the White Oak
Estates and Ashley Woods subdivisions. Office development here may require buffers or
transitions that will consume some of the site.
 As for the western quadrants, the only thoroughfare access is via Green Level West, and
southward connections are prohibited by easement. There is a neighborhood road stub to the
southeast quadrant, but a connection may spur development opposition.
 The northeast quadrant might benefit from a future southward extension of Highcroft Drive to
help distribute vehicular trips, but again that very connection may spur opposition to
development.
 As for the western quadrants of this interchange, therefore, a mix of uses may be required on
these 133 acres in order to distribute travel times and trip directions. For planning purposes, we
might tentatively assume no more than about 1/3 – ½ of this area suitable for corporate office.
 The future I-540/Morrisville Parkway Interchange/Twyla Road subarea (Location “5”)
 As for the Green Level West interchange area, the only thoroughfare access will be via
Morrisville Parkway.
 The future interchange design is likely to consume a large portion of the land east of the
freeway, and Morrisville Parkway will cleave that area in half.
 There will likely be insufficient acreage on either side of the freeway to create a walkable mixed
use center, and hence the site is likely unsuitable for mixed use, urban office.
 Development potential on the west side of the freeway depends on the Town’s plans for
disposition of its land south of Mills Park.
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Conclusion: Putting It All Together

1. How much prime office land supply can we firmly count on?
2. How much secondary office land supply can we firmly count on?
3. Where do we have land inventory that might satisfy the requirements of firms that seek sites in
mixed-use, walkable urban locations?
4. Where are the main areas for firms seeking office park and mixed office park locations?

1. Firm Prime Office Land Supply
Earlier in the report we stated that 1,393 acres had been identified as possible sites for attracting prime
office. We now consider an adjusted figure, by removing uncertain areas, and areas where the entire
location cannot likely be used for office alone. The adjustments include:






Remove the 77.7 acres in the N. Harrison RAC that are controlled or influenced by the
course that SAS/Reedy Creek Investments will take.
Remove the 441.7 acres west of Trenton Road that are controlled or influenced by the
course that SAS/Reedy Creek Investments will take.
Remove 41 acres from the state property on Cary Towne Blvd., to allow for the other 41
acres to be non-office uses, to create an overall mixed sites.
Remove 132 acres from the Green Level West Road activity center, west of I-540, to allow
for 2/3 of that site to develop other than office.
Remove 66 acres from the Green Level West Road activity center, east of I-540, to allow for
½ of that site to develop other than office.

The adjusted figure is 634 acres of prime office land from which to choose sites, and not 1,393 acres.

2. Firm Secondary Office Land Supply
Earlier in the report we stated that 705 acres had been identified as possible secondary sites for major
office. We now consider an adjusted figure, by removing uncertain areas, and areas where the entire
location cannot likely be used for office alone. The adjustments include:





Remove 113 acres from the Southern Wake I-540 interchange at Bells Lake Road, to allow
2/3 of that activity center location to develop other than office, and for interchange ROW.
Remove 83 acres from the secondary office identified in Alston, south and east of the
freeway, to acknowledge owner’s intentions.
Remove 90 acres identified on Pierce Olive Road, since feasibility is dependent on planning
with Holly Springs.
Remove 81 acres from the Morrisville Pkwy/I-540 interchange area, to reflect that about ½
of the identified area will be other uses, plus interchange footprint.

The adjusted figure is 338 acres of secondary office land from which to choose sites, and not 705 acres.
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But what about the specific market for “urban office” sites within mixed use centers? When you dig
deeper into those 680 acres of “Prime” sites in activity centers, the number of attractive centers with
that could become truly attractive for urban office – and that have available land – is very limited: No
more than 6 centers. In ranked order, we have:
1. Crossroads RAC. Map shows 4 groupings of “prime” parcels (7 parcels total). Of those, 3 parcels
are likely in play for a hotel; 1 parcel is rumored to be optioned already for Epic Games
expansion. That will leave only 3 parcels… and one of those is next to the Lincoln dealer.
2. Cary Town Center Mall RAC and the state site.
3. The N. Harrison RAC (but a lot depends on SAS).
4. The Alston RAC.
5. The I-540/Green Level West Road activity center.
6. Downtown Cary (though not shown on map).

4. Conventional Corporate Office Locations
Earlier it was noted that most of the prime office locations occur within ½ to 1 mile of the freeways
surrounding Cary: US 1, US 64, I-40/440, and I-540. Most of the prime sites are in existing office parks,
or in existing or future mixed use activity centers. Starting at MacGregor Office Park, and moving
counter-clockwise around Map 1, the list of locations is not long, and the land supply in many of these
locations is extremely limited:
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.

MacGregor Office Park
Regency Office Park
Guernsey Trail neighborhood/Waverly
Wellington CAC at US 1/64
Crossroads RAC and Office Park
Cary Towne Center RAC/state property
SAS Assemblage west of Trenton Road
N. Harrison Ave. RAC
Weston/Silverton PDD’s
RDU-area office parks: Airgate, Aerial, Gateway, and RDU Centers
Lost Corners/Village at the Park
Alston RAC
Twin Lakes area
Green Level West interchange/activity center
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POLICIES CONTAINED IN CARY COMMUNITY PLAN
Below is a list of all Cary Community Plan policies. Within the Cary Community
Plan document, each policy statement is accompanied by a detailed discussion
of that policy’s intent and objectives. Based on staff review and analysis of the
descriptions and detailed intent of all of the Plan’s policies, staff has identified
the policies specifically applicable to this case.
LIVE Policies
Policy 1: Maintain Neighborhood Character
Policy 2: Provide More Housing Choices for All Residents (Parcel I)
Policy 3: Provide for More Housing Options in New Neighborhoods
Policy 4: Provide the Greatest Variety of Housing Options in Mixed Use Centers
Policy 5: Support Residential Development on Infill and Redevelopment Sites
Policy 6: Policy 6: Encourage and Support the Provision of Affordable Dwellings
WORK Policies
Policy 1: Grow A Sustainable and Diversifying Workforce
Policy 2: Enhance Locational Appeal to Businesses and Workers
Policy 3: Retain and Grow Existing Cary Businesses
Policy 4: Diversify Cary’s Economy
Policy 5: Attract New, High Value Businesses
Policy 6: Attract and Nurture Small Businesses
Policy 7: Ensure the Economic Growth and Vitality of Downtown
Policy 8: Support the Locational Needs of New and Expanding Firms
Policy 9: Promote High Quality Education
Policy 10: Reserve and Provide Employment Sites in Selected Commercial
Mixed Use and Destination Centers
Policy 11: Reserve and Provide Employment Sites in Traditional Office Parks
Policy 12: Transform Selected Office Parks into Employment Mixed Use
Campuses
SHOP Policies
Policy 1: Facilitate Redevelopment of Underperforming Commercial Centers
Policy 2: Focus Commercial Uses within Commercial Mixed Use Centers,
Destination Centers, Downtown, and Shopping Centers
Policy 3: Support the Development of a Limited Number of Destination Centers
ENGAGE Policies
PRCR Plan Goal 1 - Maintain a diverse and balanced park and open space
system as the Town of Cary grows.
PRCR Plan Goal 2 - Provide Cary citizens with a highly functional, safe, wellmaintained greenway network that provides recreation, transportation, and
education opportunities and wildlife benefits.

POLICIES
APPLICABLE TO
16-REZ-32
(Analysis of
applicable
policies is
provided in the
staff report.)
below)
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PRCR Plan Goal 3 - Provide a mix of recreation and cultural arts programs
responsive to a growing and diverse population.
PRCR Plan Goal 4 - Enhance program planning and market analysis efforts to
more strategically deliver services.
PRCR Plan Goal 5 – Provide an equitable distribution of public indoors
recreation spaces in Cary that is sustainable.
PRCR Plan Goal 6 - Maintain quality cultural arts facilities that celebrate Cary’s
history and diversity.
PRCR Plan Goal 7 - Manage the Town’s competitive Sports Venues so they are
financially sustainable, continue to attract regional and national events, and
are considered an asset by all citizens.
PRCR Plan Goal 8 – Expand special use facilities in response to community
needs, trends, and funding and partnership opportunities.
PRCR Plan Goal 9: Incorporate best management and planning practices to
ensure quality services and efficient use of resources.
Cary Public Art Vision: Promote public art through site-specific and communityspecific artworks that enhance the public realm, deepen a sense of place and
civic identity, stimulate community dialogue and transform Cary’s public spaces
into vibrant and meaningful places.
HPMP Goal 1: Establish Fair and Effective Processes and Policies For
Preservation
HPMP Goal 2: Preserve, Protect and Maintain Cary’s Historic Resources
HPMP Goal 3: Preserve Historic Contexts
HPMP Goal 4: Raise Awareness of Historic Preservation
HPMP Goal 5: Document, Preserve and Share Cary’s Culture & Heritage
SHAPE Policies
Policy 1: Distribute Shopping Centers, Commercial Mixed Use Centers, and
Destination Centers Across Town
Policy 2: Focus the Most Intense Types of Development in Strategic Locations
Policy 3: Encourage Mixed Use Development
Policy 4: Support and Facilitate Redevelopment and Infill Development
Policy 5: Support the Revitalization of Targeted Redevelopment Corridors
Policy 6: Provide Appropriate Transitions Between Land Uses
Policy 7: Provide Opportunities for a Limited Set of Non-Residential Uses
Outside of Commercial Centers
Policy 8: Preserve and Maintain Cary’s Attractive Appearance and Quality of
Development
Eastern Cary Gateway Special Planning Area Policies
Downtown Special Planning Area Policies
Carpenter Special Planning Area Policies
Future Growth Framework [Map] for Carpenter SPA (plan pages 187-192)
Green Level Special Planning Area Policies
MOVE Policies Incorporated through general provisions of the LDO at the time
of development plan approval.
Policy 1: Ensure Safety for All Users and Modes







N/A
N/A
N/A
N/A
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Policy 2: Apply Multimodal Street Designs
Policy 3: Design Transportation Infrastructure to Address Land Use Context
Policy 4: Focus Investments on Improving Connections and Closing Gaps
Policy 5: Minimize Thoroughfare Widths
Policy 6: Improve Pedestrian and Bicycle Crossings
Policy 7: Target Transit Investments
Policy 8: Ensure a Well-Maintained System
Analysis:
SERVE Policies
Policy 1: Provide Services and Facilities for Current and Future Generations
That Balance High Quality and Affordability
Policy 2: Provide Safe, Reliable Water and Wastewater Service
Policy 3: Encourage Environmentally Responsible Stormwater Management
Policy 4: Ensure Long-Term, Cost-Effective, and Environmentally-Responsible
Disposal of Waste
Policy 5: Protect and Restore Open Space and the Natural Environment
Policy 6: Improve Air Quality
Policy 7: Improve Energy Efficiencies and Sustainable Energy Practices
Policy 8: Integrate Concepts of Resiliency and Adaptation into Planning
Practices
Policy 9: Preserve and Protect the Urban Tree Canopy
Policy 10: Support Local Food Systems
Policy 11: Support Expansive and Cutting-Edge Information Technology
Infrastructure
Policy 12: Provide Exemplary and Timely Emergency Services
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APPROVED BY THE TOWN OF CARY
DEVELOPMENT REVIEW COMMITTEE
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Silverton Planned
Development District (PDD)
Amendment Parcels A and I
Prepared for the Town of Cary, North Carolina

October 3, 2016

Applicant:
Singh Development LLC
Owners:
GLJ Development, LLC
and
RWC Properties, LLC
Prepared by:
Morningstar Law Group
&
The McAdams Company
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APPROVAL HISTORY
October 27, 1987
November 12, 1992

PURPOSE
The Silverton PDD (the “Silverton PDD”) was originally approved by the Town in 1987.
The Silverton PDD encompasses over 441 acres in the Town, and was master planned to
include a combination of residential, retail, office and industrial uses. Since its original
approval, a number of the originally intended uses have been developed upon the property.
However, two parcels located at the intersection of Evans Road and Cary Parkway – Parcel
A and Parcel I – have remained vacant.
Parcel A contains approximately 22 acres of land located within the western quadrant of
the intersection of NW Cary Parkway and Evans Road, and has been designed for O&I uses.
Parcel I contains approximately 17 acres of land located within the southern quadrant of
the intersection of NW Cary Parkway and Evans Road, and has been designated for
Shopping Center uses.
The purpose of this amendment is to rezone Parcel A to permit a 212 unit multi-family
development on the site, while rezoning Parcel I to permit the development of a 179 unit
Lifecare Community and 37 townhomes.

[The remainder of this page left intentionally blank]

Silverton PDD Amendment
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APPLICABILITY

This amendment supersedes and replaces all prior approvals for the subject parcels. There
is not a request to change any other parcels within the Silverton PDD.

GENERAL FUTURE DEVELOPMENT INTENT
The general future development intent is for Parcel A and Parcel I to contain complimentary
land uses that are developed with a cohesive architectural style. Further, the combination
of multifamily, townhome and lifecare units on the parcels is intended to provide nearby
housing options for future residents.

Silverton PDD Amendment

Attachment: Silverton Parcels A & I PDD Document (2474 : 16-REZ-32 Silverton PDD Amendment (Waltonwood))

The following provisions shall apply to the geographic land area shown within the border
located on the map below, which includes Parcel A and Parcel I of the Silverton PDD.

Page 3

Packet Pg. 172

E.2.j

PROJECT DENSITY; PROPOSED PRIMARY AND ACCESSORY USES

Parcel

PIN

Acreage

Parcel A

0755-71-5766
0755-81-2817
0755-82-6195

22.03
(combined)

Parcel I

0755-91-2461

19.23

Proposed
Primary Uses
Multifamily
dwelling,
Townhouse,
Lifecare
Community,
Townhouse

Proposed
Accessory Uses
Public utility
facility,
Swimming pool,
Recreation
amenity areas
Public utility
facility,
Recreation
amenity areas

Max
Density
212
dwelling
units
37
townhouse
units / 179
Lifecare
units

VEHICULAR AND PEDESTRIAN CIRCULATION
Vehicular access for the Property is primarily from NW Cary Parkway and Evans Road via
curb cuts onto these roads that are proposed as part of the Waltonwood Silverton
Preliminary Development Plan. Further, Parcel I is anticipated to have multiple access
points onto Winfair Drive, which serves as the parcels southern boundary.
Sidewalks are provided on both sides of the public streets within the parcels, as shown on
the attached Preliminary Development Plan (the “PDP”). Additionally, a 10’ Multi-use Path
is being provided along the northern boundary of Parcel A from Evans Road to the edge of
the flood hazard line that is located along the western boundary of the site.
BUFFERS AND OPEN SPACE
Open space is incorporated within the Property, as required by the terms of the Land
Development Ordinance and as identified on the Waltonwood Silverton Preliminary
Development Plan. Buffers are identified on the attached preliminary development plan.
All monuments, utilities, and any temporary vehicular turnaround accesses shall be
allowable in any perimeter buffer area, as shown on the PDP. Where a required buffer
abuts or overlaps a stream buffer, the area within the stream buffer shall count toward the
perimeter buffer requirements. Berms shall be allowed within any streetscape or
perimeter buffer that is currently void of any native vegetation. Where there is no
vegetation present, streetscapes and perimeter buffers may be graded and replanted in
order to meet both the horizontal and vertical design criteria of the Town Standards.

Silverton PDD Amendment
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This amendment amends the Silverton PDD for Parcel A and Parcel I to include the
following uses and densities:
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PRELIMINARY DEVELOPMENT PLAN OPEN SPACE SYSTEM
Ponds & Stream Buffers
ac
Streetscapes
ac
Perimeter Buffers
ac
Neighborhood Recreation Center/Gathering Space
ac
Preservation Easement
ac
TOTAL
ac

UTILITIES:
Water and sanitary sewer will be provided to the Property via extensions of current Town
of Cary utility lines. Additionally, Public Service gas, AT&T, Time Warner Cable, Duke
Energy and other various public utilities will provide services to the Property.
STORM DRAINAGE:
There is a stream located along the western edge of Parcel A, which is located within the
Upper Neuse River Basin. Development on the property is subject to and will adhere to
Federal, State and Local regulations.

Silverton PDD Amendment
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STANDARDS FOR NEW DEVELOPMENT:

All new development shall be subject to development plan review in accordance with the Cary
Land Development Ordinance (“LDO”).
General Development Requirements
As applicable, the following general requirements shall govern the development of the
Property.

(A)

Measurement of Acreage, Density, and Units
All acreages are preliminary until final surveying takes place during the construction
drawing phase of development. Final parcel acreages may vary during final site
design. Densities for the residential parcels are considered to be maximums and the
resulting number of units for each parcel may vary slightly once final parcel acreages
are established.

(B)

Building Setbacks
All building setbacks shall be as specified in this document. Provisions of the LDO in
effect at the time of the request will govern any request for reduction of the specified
setbacks.

(C)

Buffers and Streetscapes
Buffers and streetscapes shall be in accordance with the Town of Cary LDO unless
otherwise prescribed in this Amended Portion of the PDD Document. Unless
minimum widths are stated on the Preliminary Development Plan,
buffer/streetscape averaging shall be allowed. Sidewalks, multi-use paths and
greenways shall be allowed within any streetscape.

(D)

Open Space Configuration and Dimensions
The exact configuration and dimension of open space areas shall be determined at the
time of development plan approval. No additional recreational space or open space
above and beyond what is specified in this PDD document shall be required of any
parcel, provided however that recreation fund payments for the development shall
be due and payable as required by the terms of the Town of Cary LDO.

(E)

Street Connectivity
Street connectivity shall comply with LDO standards.

(F)

Attachment: Silverton Parcels A & I PDD Document (2474 : 16-REZ-32 Silverton PDD Amendment (Waltonwood))

Compliance with Development Plan Procedures Required

Street side Trails/Greenways
All street side trails and greenways within the Property will be asphalt. The specific

Silverton PDD Amendment
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location of the greenway adjacent to and within Parcel A will be determined at time of
development plan approval. Construction timing shall be in accordance with the LDO.
Street Layout
The proposed street layout may vary due to topography, environmental features or
permitting requirements and building configurations. However, the general layout will
remain the same which will be finalized at time of development plan.
(H)

Alternate Street Designs
Alternatives may be reviewed and considered by the Town of Cary staff in accordance
with Town requirements at the time of development plan review.

SPECIFIC DEVELOPMENT STANDARDS:
The following specific development standards shall apply to the parcels (as indicated below),
notwithstanding any provisions of the Land Development Ordinance to the contrary:
1. Minimum Parking Requirements for Parcel A. Off-street parking requirements for
any multi-family use upon Parcel A shall provide a minimum of two (2) parking spaces
per dwelling unit.
2. Champion Tree Removal on Parcel I. Three champion trees have been identified on
Parcel I pursuant to the Tree Survey and Assessment dated May 16, 2016, prepared by
Stephen Ball of Soil & Environmental Consultants (the “Tree Report”) that has been
prepared as part of this amendment. As indicated in the Tree Report, two of the three
trees should be removed as a result of health/disease/rot. This amendment further
permits the removal of the third champion tree (a 36.5” Oak) on the basis that the tree
significantly impairs the ability of the owner to develop a lifecare community on that
portion of the site should the tree be retained.
ADDITIONAL ZONING CONDITIONS:
Parcel I - Townhomes:
At the time of development plan review, development plans and architectural elevation drawings
will be submitted that address a street to demonstrate compliance with the following
requirements:
1. Each townhome shall contain at least one first floor bedroom with in-suite bathroom.
2. All townhomes shall include an attached 2-car garage.
3. Each townhome shall contain a minimum of 35% masonry

Attachment: Silverton Parcels A & I PDD Document (2474 : 16-REZ-32 Silverton PDD Amendment (Waltonwood))

(G)

4. No garage shall protrude more than one (1) foot beyond the plane of the front door or beyond
the foundation of the front porch of the dwelling.

Silverton PDD Amendment

Page 7

Packet Pg. 176

E.2.j

5. The main roof for each townhome unit shall be pitched at 5:12 or greater.

7. Each dwelling unit on the end of a townhome building shall have at least one window on the
exposed side.
8. Within two (2) weeks after the final subdivision plat is recorded, developer of the Community
shall record with the applicable Register of Deeds Office a Declaration of Covenants,
Conditions, and Restrictions (“Declaration”) restricting the Community. The Declaration shall
provide that the architectural conditions contained in items 1 through 7, above, apply to
development within the Community (“architectural restriction”). Prior to applying for any
building permits, the owner shall provide to the Town an opinion letter from an attorney,
licensed to practice in North Carolina, that the architectural restriction was included in the
Declaration and that the Declaration was drafted in a form that the attorney, in his/her
exercise of customary professional diligence, would reasonably recognize as compliant with
applicable law. Upon recordation of this Declaration, conditions 1-7 of the foregoing shall be
deemed satisfied.
Parcel A –Multi-Family Residential Dwellings:
At the time of development plan review, development plans and architectural elevation drawings
will be submitted to demonstrate compliance with the following requirements:
1. All dwelling units shall have a garage.
2. The Town’s materials standards shall be increased from 35% masonry to 50% masonry
material per applicable façade.
3. No garage facing a street shall protrude more than one (1) foot beyond the plane of the front
facade or front porch of the dwelling unit of which it is a part.
4. The roof elements shall be pitched at 5:12 or greater.
5. Building roof lines shall not be a single mass and must be broken up horizontally and/or
vertically.
6. Each dwelling unit on the end of a multi-family building shall have at least one (1) window on
the exposed side.
Traffic Signal at Cary Parkway and Winfair Drive:
The owner or developer shall provide a comprehensive opinion of the cost for the traffic signal
recommended in the TIA for the intersection of Winfair Drive and Cary Parkway in the form of a
report (“Report”), which will include signal design and review fees, prepared by a professional
engineer. The owner or developer shall provide a financial guarantee of construction in the form
of cash or a letter of credit equal to 1.5 times for the cost determined in this Report before any
certificate of occupancy is requested or issued. Such financial guarantee shall be administered by
the town in accordance with its standard practices and procedures for financial guarantees and
shall remain in effect until used or released in accordance with this condition.
Silverton PDD Amendment

Attachment: Silverton Parcels A & I PDD Document (2474 : 16-REZ-32 Silverton PDD Amendment (Waltonwood))

6. Townhome roof lines shall not be a single mass and must be broken up horizontally and/or
vertically between dwelling units.
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If a signal is not warranted as part of the Warrant Analysis, then the financial guarantee shall be
released by the town to the person or entity that posted the guarantee.
If a signal is warranted as part of the Warrant Analysis, traffic signal easements to accommodate
traffic signal equipment shall be provided by the owner or developer and, within 12 months of
being warranted and approved by the Town of Cary, the property owner or developer shall
design, construct and install a traffic signal per Town of Cary and NCDOT standards and subject to
final approval by the Town of Cary.

Silverton PDD Amendment
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A full signal warrant analysis (“Warrant Analysis”) shall be provided by the owner or developer of
the subject property within the period of six to nine months after issuance of the final certificate
of occupancy for the building.
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Staff Report for Planning and Zoning Board
Meeting Date: July 24, 2017
17-REZ-05 White Oak PDD
Purpose: Conduct a public hearing and consider a recommendation on proposed rezoning request
Prepared by: Meredith Gruber, Planning
Speaker: Meredith Gruber, Planning Department
Executive Summary: The applicant has requested the Town consider an amendment to the town of Cary
Official Zoning Map by rezoning properties located at 1609 and 1621 White Oak Church road, consisting of
approximately 18.93 acres, from Residential 40 and Residential 40 Conditional Use (R-40 and R-40 CU) to
Planned Development District (PDD). The Proposed PDD would allow a 10,000 square foot day care, a
maximum of 30 townhomes, and a maximum of 60 age-restricted multifamily dwelling units. The proposed
PDD would also include the existing religious assembly use on the property.
Recommendation: That the Planning and Zoning Board conduct a public hearing and consider a
recommendation on the proposed rezoning request.
Preliminary Staff Recommendation: Staff recommends approval of this rezoning request with the revised
Planned Development District (PDD) document as proposed by the applicant. See below for more information
on the recommendation.
Planning and Zoning Board Recommendation: The recommendation will be provided to the Town Council
following the Planning and Zoning Board meeting.

NOTE: The purpose of the rezoning is to determine whether or not the land uses and
densities allowed in the proposed zoning district are appropriate for the site. Section
3.4.1(E) of the Land Development Ordinance sets forth the criteria that should be
considered in reviewing rezonings. Technical design standards of the Land Development
Ordinance are addressed during review of the site or subdivision plan.
SUBJECT PARCELS
Property Owner(s)
Trustees of White Oak
Baptist Church
1621 White Oak Church
Road
Apex, NC 27523-6066
White Oak Missionary
Baptist Church
1621 White Oak Church
Road
Apex, NC 27523-6066

County Parcel
Number(s)
(10-digit)

Real Estate ID(s)

Deeded Acreage

0723492212

0097695

6.57

0723384513
(portion)

0090482
(portion)

12.36
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Total Area

18.93 +/-

Vicinity Map:

The subject parcels are shown in green on the above map.

OVERVIEW
Schedule
Existing Zoning District(s)

Existing Zoning Conditions
Proposed Zoning
District(s)
Proposed Zoning

Town Council Public
Planning & Zoning
Town Council
Hearing
Board
April 27, 2017
July 24, 2017
TBD
Residential 40 (R-40) and Residential 40 Conditional Use (R40 CU), within the Conservation Residential Overlay District
and the Watershed Protection Overlay District (Jordan Lake
subdistrict)
The buffer adjacent to the American Tobacco Trail shall be an
average width of 75 feet with a minimum width of 50 feet.
Planned Development District (PDD)
(No change to the Overlay District designations.)
As indicated in the proposed PDD document
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Conditions
Town Limits
Applicant
Applicant’s Contact
Staff Contact

Yes
Charles Tyner, White Oak Missionary Baptist Church
Glenda Toppe, Glenda S. Toppe & Associates
919-605-7390
glenda@gstplanning.com
Meredith Gruber
919-460-4983
meredith.gruber@townofcary.org

SUMMARY OF REQUEST
The applicant has requested the Town
consider an amendment to the Town of Cary
Official Zoning Map by rezoning properties
located at 1609 and 1621 White Oak
Church Road, consisting of approximately
18.93 acres, from Residential 40 and
Residential 40 Conditional Use (R-40 and R40 CU) to Planned Development District
(PDD).
The proposed PDD is requested to allow a
10,000 square foot day care, a maximum of
30 townhomes, and a maximum of 60 agerestricted multifamily dwelling units. The
proposed PDD would also include the
existing church on the property.

Click on the map to see surrounding development activity.

Proposed PDD Master Plan:
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SUMMARY OF PROCESS AND ACTIONS TO DATE
Notification
Notice of the public hearing for this case was mailed to property owners within 800 feet of
the subject property, published on the Town’s website, and posted on the subject property.
Neighborhood Meeting
A neighborhood meeting for the proposed rezoning was facilitated by Planning staff at Cary
Town Hall on March 1, 2017. According to the information submitted by the applicant, 25
nearby property owners attended the meeting. Questions and comments discussed at the
meeting included concerns about types of housing, traffic, and landscape buffers. The
meeting is summarized in the attached minutes provided by the applicant.
Attached are the applicant’s responses to the justification questions contained in the
application form. Please note that these statements are that of the applicant and do not
necessarily represent the views or opinions of the Town of Cary.
Town Council Public Hearing (April 27, 2017)
Staff presented an overview of the case, and the applicant’s agent provided justification for
the rezoning request.
There were 10 speakers who addressed the Town Council at the public hearing. The five
speakers who were in favor of the rezoning supported the White Oak Missionary Baptist
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Church’s services to the community. One speaker noted she is not paid enough to live in the
community she teaches in and would support the housing types proposed by this case. A
representative of the Wake County School System did not take a position on the rezoning
request because she said there is no impact on their parcel. Four nearby landowners spoke
against the rezoning request. They shared concerns about increased density changing the
character of the area, traffic, and potential negative environmental impacts.
Following the public hearing, one Council member asked about building height in the area.
Some council members requested clarification on any flooding and traffic issues.
Changes since the Town Council Public Hearing
The applicant has updated the PDD document as follows:
Section 5: Design Standards
R-1 Townhomes
 Minimum 2,000 square feet for community gathering space
 Use of horizontal fiber cement siding as primary exterior material
 No vinyl siding
 Provision of 100’ undisturbed buffer along common boundary line with American
Tobacco Trail
R-2 Multi-Family
 150-foot building setback from eastern property line
 Minimum 4,000 square feet for community gathering space
 Streetscape buffers along White Oak Church Road and Ridgeback Road shall be
planted with minimum 2.5-inch caliper trees
Section 6: Affordable Housing
R-1 Townhomes
 At least fifty percent (50%) of occupied units shall be occupied by households whose
income is less than or equal to the Department of Housing and Urban Development
(HUD) income limits for the Raleigh Metropolitan Statistical Area
R-2 Multi-Family
 At least fifty percent (50%) of occupied units shall be occupied by households whose
income is less than or equal to the Department of Housing and Urban Development
(HUD) income limits for the Raleigh Metropolitan Statistical Area
Section 8: Transportation Improvements
 Provision of southbound right turn lane on White Oak Church Road
 Provision of northbound left turn lane on White Oak Church Road
SITE CHARACTERISTICS AND CONTEXT
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Streams: Cary’s most recent Geographic Information Systems (GIS) maps show streams on
the subject property. Field determination of such features will be required at the time of
development plan review.
Stream Buffer Map:

Adjacent Zoning and Uses:

Packet Pg. 184

E.3

Tract R2

Tract OI-2
Tract R1

Tract OI-1

Zoning and land uses for the subject property and adjacent properties are illustrated
graphically above and listed in the table below.
Property
Subject Property
Tract R-1
Subject Property
Tract R-2
Subject Property
Tract OI-1
Subject Property
Tract OI-2
North of Proposed
Tract R1
North of Proposed
Tract R2
North of Proposed
Tract OI-1
South
East
(Opposite side of
White Oak Church
Road)

Zoning
Existing: R-40
Proposed: Planned Development
District (PDD)
Existing: R-40
Proposed: PDD
Existing: R-40 CU
Proposed: PDD
Existing: R-40
Proposed: PDD

Current Land Use
Vacant
Vacant
Vacant
Religious Assembly

R40-CU

White Oak Elementary School

Wake County R-40-W

Detached Residential

O&I CU
Wake County – R-40 W
R-40 CU and
Wake County R-40 W

Vacant
(White Oak Foundation
Resource Center Site)
Detached Residential
Detached Residential
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West of Tracts R1
and OI-1
West of Tracts R2
and OI-2

Wake County R-40 W and RR W

American Tobacco Trail

Existing: R-40 CU and O&I CU

White Oak Elementary School
and Vacant (White Oak
Foundation Resource Center
Site)

CARY COMMUNITY PLAN CONFORMANCE AND ANALYSIS
The 2040 Cary Community Plan is the comprehensive plan for the Town of Cary, adopted on
January 24, 2017. The purpose of the Cary Community Plan is to articulate the Town’s
vision and values, and set the course for achieving Cary’s desired future.
Attached is a complete listing of each policy in the Cary Community Plan. The table below
includes relevant policies and elements of the Community Plan applicable to this case. This
table also includes a general analysis by staff of the extent this proposed rezoning request
conforms to these policies and recommendations.
LIVE Policies
1. The Town’s LIVE policies respond to the housing challenges and opportunities facing Cary
by:
 Providing a variety of housing choices
 Meeting new household needs
 Maintaining high quality established neighborhoods
2. Provide More Housing Choices for All Residents (Policy 2)
3. Provide for More Housing Options in New Neighborhoods (Policy 3)
The proposed rezoning includes additional housing types—senior multifamily and
townhomes—both of which are not present or planned in the area.
 The Cary Community Plan supports an adequate supply of housing suitable for our
growing diversity of household types including Cary’s growing senior population.
 The intent of these policies is to make available an increased mix of housing
options in developing parts of town.
4. Encourage and Support the Provision of Affordable Dwellings (Policy 6)
The owner/developer is proposing that both the age restricted multifamily dwelling units
and the townhomes be available to persons and families who meet the income
qualifications of earning below 80% of area median Income (up to an annual income of
$64,150 for a 4-person family). This would allow for the development of up to 75
affordable housing units for specific high priority groups (older adults and the public
service workforce). These units would be provided in an area where such housing options
are very limited.
WORK Policies
5. The Town’s WORK policies respond to economic challenges and opportunities facing Cary
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by:
 Maintaining a strong and diverse local economy
 Providing a variety of employment options
1. Grow A Sustainable and Diversifying Workforce (Policy 1)
2. Promote High Quality Education (Policy 9)
The applicant has proposed a townhome development which could provide
accommodation options for the staff at the adjacent White Oak Elementary School and the
support staff associated with the proposed age restricted apartment complex and
community resource center, also proposed as part of the PDD.
 Given the limited number of affordable housing units proposed or currently
available in the Western Wake and Chatham County portions of Cary, and the
limited transportation options in this area, the proposal supports these policies.
 The principal objective of the first policy is to create a sustainable workforce for the
local economy, one that includes a variety of skill sets and career stages and
supports changing workplace locations.
 The potential for workforce housing options for residents such as teachers,
supports the policy of promoting high quality education.
ENGAGE Policies
Parks, Recreation and Cultural Resources Master Plan Goals
Maintain a diverse and balanced park and open space system as the Town of Cary grows.
(Goal 1)
Provide Cary citizens with a highly functional, safe, well-maintained greenway network that
provides recreation, transportation, and education opportunities and wildlife benefits.
(Goal 2)
Provide a mix of recreation and cultural arts programs responsive to a growing and diverse
population. (Goal 3)
Incorporate best management and planning practices to ensure quality services and
efficient use of resources. (Goal 9)
The subject parcels are located within ¼ mile of a future park site off of White Oak Church
Road, and are adjacent to the American Tobacco Trail on the west side. Proximity to the
American Tobacco Trail offers current and future residents easy access to walking, running,
or cycling along the trail.

Packet Pg. 187

E.3

The Master Plan proposes no additional park land for this site, and does not propose the
subject parcels for open space conservation.
A recreation fund payment or park land dedication will be required for residential
development in accordance with the Land Development Ordinance. Staff recommends a
recreation fund payment at the development plan stage.
SHAPE Policies
6. The Town’s SHAPE policies guide future growth by:
 Supporting the Town’s economic development efforts
 Efficiently using existing and planned infrastructure
 Ensuring the Town’s fiscal health
 Maintaining the high quality of development found today
1. Provide Appropriate Transitions Between Land Uses (Policy 6)
2. Transitions are critical in good design. The intent of this policy is to provide for harmonious
transitions between different types and intensities of land uses.
 Transitions between developments—created through form, use, architecture, and
natural buffers—can be achieved singularly or in combination.
 Concerns were shared at the neighborhood meeting about appropriate transitions
between area residents’ homes and potential new development.
 The applicant has not proposed any additional landscape buffers or other additional
transition solutions in the PDD document.
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3. Preserve and Maintain Cary’s Attractive Appearance and Quality of Development (Policy 8)
The intent of this policy is to maintain the attractive visual qualities of our community. The
appearance of public areas, public views, and private views may be considered during the
rezoning process and during the development review process. Development plans will be
subject to the requirements of Cary’s Land Development Ordinance.
Future Growth Framework Map and Development Category

As per the Future Growth Framework, the subject properties are in the Suburban
Neighborhood Development Category (shown in light yellow in the map above) and are
within the Green Level Special Planning Area (SPA). Suburban Neighborhoods are located
at the outermost western and southern edges of Cary’s planning area. They consist
principally of single family detached development, with limited cases of other housing
types such as patio homes, townhomes, or multifamily located on sites of limited size.
Limited amounts of nonresidential uses that are appropriate in a suburban neighborhood
include neighborhood and small format commercial development located on the edges of
residential areas, as well as civic and institutional uses. The Green Level SPA is discussed
below.
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1.
2.
3.
4.

Green Level Special Planning Area Policies
The policies for Green Level are designed to meet the vision for this area.
Maintain Land Use Transition (Policy 1)
Respect Heritage and Open Space (Policy 2)
Allow Either Rural or Suburban Designs for Local Roads (Policy 3)
Future Growth Framework for Green Level SPA
As per the Future Growth Framework for the Green Level SPA, the subject properties are in
the area described as Neighborhoods West of Flat Branch (area 3 shown on the map
below). This area continues the gradual downward transition in density moving west from
NC 540 towards the Chatham County Line.
 At buildout, the aggregate density of this area will likely not exceed 2.5 dwellings
per acre.
 Single family detached housing predominates over most of the area.
 Pockets of other housing types, such as small lot single family, townhomes, small or
specialty multifamily may be reasonable. These pockets are acceptable provided
they are on sites of limited size. These types of housing should be shielded from
view from thoroughfares and the American Tobacco Trail.

The subject properties are in area 3, Neighborhoods West of Flat Branch.
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The applicant’s request generally fits within the vision defined in the Green Level SPA.
 The potential pockets of townhomes and age-restricted multifamily housing are
appropriately sized and reasonably sited near the existing school, existing church,
and White Oak Church Road.
 Existing and proposed office and institutional uses begin to create a node of
complimentary uses along White Oak Church Road.

MOVE Policies
1. Cary’s MOVE policies are designed to respond to transportation challenges and
opportunities:
 Provide an efficient, functional, and well-designed transportation system
 Allow mobility choices
2.
3.
4.
5.
6.
7.
8.
9.

Ensure Safety for All Users and Modes (Policy 1)
Apply Multimodal Street Designs (Policy 2)
Design Transportation Infrastructure to Address Land Use Context (Policy 3)
Focus Investments on Improving Connections and Closing Gaps (Policy 4)
Minimize Thoroughfare Widths (Policy 5)
Improve Pedestrian and Bicycle Crossings (Policy 6)
Target Transit Investments (Policy 7)
Ensure a Well-Maintained System (Policy 8)
Cary’s transportation requirements for development are a reflection of the Move Chapter
policies. Planned improvements illustrated on the adopted Move chapter maps were
developed to ensure the safety and accommodation of all users and modes, reflect land
use considerations, provide additional system connections, close gaps, and minimize
thoroughfare widths wherever possible.
White Oak Church Road
Existing Road Cross Section: 20-foot roadway width in a 70-foot right-of-way
Future White Oak Church Road: Collector Avenue
The right-of-way and road section dimensions for collectors and collector avenues are
general in nature as shown in the Move Chapter of the Cary Community Plan. Specific
dimensions shall be determined at the time of Development Plan by the Development
Review Committee (DRC). Additional right-of-way and road section widths beyond those
indicated in the Cary Community Plan may be required to accommodate turn lanes, bike
lanes and medians at intersections. The land uses, layout and access proposed at the
Development Plan stage may also result in the additional need for right-of-way and road
section widths.
Note: Streets in Cary are typically constructed or widened in increments, with developers
generally completing the half- width section along their frontage when the property is
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developed. Construction of off-site improvements are not required but may be voluntarily
offered as zoning conditions by applicants for rezoning cases. In some cases construction
of off-site improvements may be required by NCDOT.
SERVE Policies
7. The Town’s SERVE policies respond to the challenges and opportunities for Cary’s public
services by:
 Providing reliable, affordable, and excellent services and facilities
 Protecting the environment
 Anticipating growth and changes
1. Protect and Restore Open Space and the Natural Environment (Policy 5)
2. Preserve and Protect the Urban Tree Canopy (Policy 9)
3. A complementary intent of the above two policies is to incorporate natural features into the
built environment for aesthetic, economic, quality of life, and sustainability purposes. This
ties in with the Green Level SPA policies:
 Maintain land use transitions
 Respect heritage and open space
If this rezoning is approved and the property is developed, these policies will be carried
forward to direct context sensitive site development.
 Site design should utilize and incorporate environmental features.
 Open spaces and community gathering places in neighborhoods should be
connected and easily accessed from neighborhood housing.
 Streetscape and landscape designs will reflect the character of the area by using
existing vegetation, native plants, and contextual design elements.
4. Integrate Concepts of Resiliency and Adaptation into Planning Practices (Policy 8)
5. Although this policy generally focuses on the Town’s municipal operations and provision of
public services, it points out that adaptation is important to responding to changing
conditions over time.
 Planning for and adapting to predictable change includes planning services for an
aging population.
 The potential provision for age-restricted and affordable housing supports the policy
of integrating resiliency and adaptation into planning practices. Residents may age
in place (stay in their community) and those who are teachers, public servants,
service workers, or similar may live close to their places of employment.

ELEMENTS OF PROPOSED PLANNED DEVELOPMENT DISTRICT
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Table of Permitted Uses
Tract R-1
Townhomes
Approximately 8.4
Acres

Tract R-2
Multi-Family Age
Restricted
Approximately 6.9
Acres

Tract OI-1
Day Cary Facility
Approximately 2
acres

Track OI-2
Religious Assembly
Approximately 2
Acres

Dimensional Standards

Max. Gross Density
(dwelling units/acre)
Min. Lot Size
(feet)
Minimum Lot Width
(feet)
Roadway Setback
(feet)
Building Separation
(Between Building
Groupings)
Side Yard Setback 1
(feet)
Rear Yard Setback 1
(feet)
Maximum building
size
(square feet)

Maximum Building
Height

1

Tract R-1
Townhomes

Tract R-2
Multifamily

Tract OI-1
Day Care

Tract OI-2
Religious
Assembly

3.57

8.69

N/A

N/A

Not specified

N/A

N/A

N/A

Per LDO: 20

N/A

N/A

N/A

18 (Front loaded)
8 (Rear loaded)

50 from public
road

16 feet

20 feet

N/A

N/A

3 (end units)

0

N/A

N/A

18 (Rear loaded)
8 (Front loaded

0

Not specified

Not Specified

Not specified

Not specified

10,000

11,500
(Existing)

35

50
Not specified

Not specified

35 feet (May be increased by one
foot for every additional foot
provided between the building
footprint and the minimum
required setback).

Unless a zoning condition voluntarily offered by the applicant states otherwise, where a
regulatory stream buffer forms a rear or side property line of a lot, and pursuant to NCGS
143-214.23A(f), the Town must attribute to each lot abutting the stream buffer a
proportionate share of the stream buffer area (a) for purposes of lot area requirements
(i.e., the portion of the stream buffer between the applicable lot line and the near edge of
the associated stream will be included for the purpose of determining if the minimum lot
size requirement of the LDO is satisfied); and (b) for purposes of calculating the minimum
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rear or side setback and perimeter buffer if applicable (i.e., the setback or buffer will be
measured from the near edge of the associated stream instead of from the actual
property boundary).
Perimeter Buffers and Streetscape
The applicant has proposed streetscape buffers within the PDD which are consistent with
the requirements of Chapter 7 of the Land Development Ordinance. (See figure below.)
Most of the perimeter buffers proposed by the PDD are consistent with LDO Standards;
however the applicant’s PDD document states:
 Perimeter buffer between the proposed tract OI-1 and the resource building site is
shown as a 10-foot Type B buffer (LDO requires a 20-foot Type C buffer)
 The perimeter buffer along the southern boundary of OI-1 shall be reduced to 15 feet
if a public street is dedicated along common property line.
 There shall be a 100-foot wide undisturbed buffer along the common boundary line
with the R-1 parcel and the American Tobacco Trail.

Traffic
Per section 3.4.1(D)(3) of Cary’s LDO, a traffic study is required for rezoning applications
when a development is anticipated to generate 100 or more peak hour trips. The proposed
residential uses required a traffic study. A final draft Traffic Analysis Report (17-TAR-417)
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was prepared by the Town’s on-call traffic engineering consultant Mott MacDonald, dated
February 2017. In accordance with the LDO, the study has a 5-year build-out period, which
is year 2021. Findings of the study are as follows:
Project Description (assumed for purposes of the traffic study)
 Apartments – 60 dwelling units
 Residential Condominiums/Townhouse – 30 dwelling units
 Daycare – 10,000 square feet (SF)
Land Use
Apartments
Residential
Condominiums/Townhouse
Daycare
Total

Weekday Traffic
487
226

AM Peak Hour
(vehicles/hour)
33
20

PM Peak Hour
(vehicles/hour)
51
22

741
1,454

122
175

123
196

Intersections Studied
The traffic study evaluated major intersections within one (1) mile of the site boundary per
LDO standards. A list of these intersections was included in the Executive Summary of the
traffic study.
The study evaluated AM and PM peak hour operations at each of the intersections studied
for four analysis year scenarios: Existing (2016) Conditions; Background (2021) Conditions;
Build (2021) Conditions; and Improved (2021) Conditions (or Build conditions with
improvements).
For Background Traffic (2021) Conditions, there were 14 potential developments in the
vicinity that may be approved and completed prior to, or at the same time as, the build-out
of the proposed development. Six (6) of the 14 developments are located in Cary and the
remaining eight (8) are located in Apex. Site traffic generated from those planned and/or
developed projects were included in the Background Traffic (2021) Conditions, and
supporting information in Appendix D of the traffic study. The background developments
located in Cary include:







12-TAR-353 Mills Tract Development
13-TAR-359 Shadow Creek
13-TAR-368 Montvale
13-TAR-369 Williams Tract
White Oak Elementary School
Green Level High School

The background developments located in Apex include:


Council-Smith Tracts (south side of White Oak Church Road and Green Level West
Road intersection)
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Apex Commercial Development (southwest corner of Green Level Church Road and
Green Level Church Road intersection)
Beckwith Property (south side of Green Level West Road and west side of Green
Level Church Road)
Roberts Road Development (south side of Roberts Road between Green Level
Church Road and Jenks Road)
Tunstall Property (northeast corner of Jenks Road and Wimberly Road intersection)
Crestmont (east side of Green Level Church Road between Roberts Road and Jenks
Road)
Holt Property (east side of Green Level Church Road between Roberts Road and
Jenks Road)
Lake Castleberry (northwest corner of Wimberly Road and Castleberry Road
intersection)

The executive summary of the Traffic Analysis Report includes information on level of service
reported at each intersection studied and recommendations for improvements at these
intersections. The traffic study also includes traffic generated by developments that have
been approved, but not yet constructed in the area.
Intersection Improvement Recommendations
To mitigate traffic impacts the proposed development may have on the adjacent roadway
system, the Traffic Analysis Report provided recommendations for improvements consistent
with LDO Section 3.4.1(D)(3) Traffic Impact Analysis (TIA).
1. Intersection of Ridgeback Road and Access #1 (unsignalized) (Applicant has not
offered these improvements as zoning conditions)
 Construct the northbound Access #1 approach to provide for one ingress lane
and one egress lane
2. Intersection of White Oak Church Road and Access #2 (unsignalized) (Applicant has
not offered these improvements as zoning conditions)
 Construct the westbound Access #2 approach to provide for one ingress lane and
one egress lane that allows for a right-turn only movement.
 Provide adequate channelization so as to dissuade any vehicles from turning left
out of the site or left into the site.
3. Intersection of White Oak Church Road and Access #3 (unsignalized) (Applicant has
offered construction of the northbound left turn lane and southbound right turn lane
as a zoning condition in the updated PDD document)
 Construct the eastbound Access #3 approach to provide for one ingress lane and
one egress lane
 Construct an exclusive northbound left-turn lane along White Oak Church Road
that provides at least 50 feet of full storage and an appropriate taper.
 Construct a southbound right-turn lane along White Oak Church Road that
provides at least 50 feet of full storage and an appropriate taper. (Per NCDOT
turn lane warrants)
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The location of items 1 through 3 above are noted on this map.

Staff Comment Regarding Improvements Offered by Applicant
The traffic study (16-TAR-417) identified improvements at each of the proposed site
entrances on White Oak Church Road and Ridgeback Road.
 The northbound left turn lane at Access #3 on White Oak Church Road would prevent
queuing of northbound thru traffic on White Oak Church Road.
 NCDOT may require the southbound right turn lane at Access #3 as it meets turn lane
warrants.
 Other improvements recommended at Access #1, #2 and #3 are needed for the
development’s day to day operations.
Since the Town Council public hearing, the applicant has offered to construct the
northbound left turn lane and the southbound right turn lane at Access #3.
Stormwater
At the time of site plan review, the future plan must meet all stormwater management and
detention requirements of the Land Development Ordinance.
PRELIMINARY STAFF RECOMMENDATION
Based on the analysis in this staff report, Town staff’s preliminary recommendation is for
approval of the rezoning request.
Rationale for Recommendation
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The rezoning request was found to be consistent with the Imagine Cary Community
Plan policies, specifically polices found in the LIVE and SHAPE chapters. (See the
LIVE and SHAPE information in the Cary Community Plan Conformance and
Analysis section of this staff report.)
The applicant’s request fits the vision of the Green Level Special Planning Area.
(See the Green Level Special Planning Area information in the Cary Community
Plan Conformance and Analysis section of this staff report.)

Note: This is staff’s preliminary recommendation. A separate recommendation will be made
by the Planning and Zoning Board, and the final decision will be made by the Town Council.
Staff’s preliminary recommendation is based on the proposal at the time of this report, and
a final staff recommendation will be provided at the time of the Town Council final action.
#2585
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Attachment: 17-REZ-05 White Oak PDD 07112017 (2585 : 17-REZ-05 White Oak PDD)

Section 1: Table of Contents
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Section 2: Applicability

The area included in the PDD is along White Oak Church Road just south of the new
roundabout at Ridgeback Road that was constructed with White Oak Elementary School
and includes parcels on both sides of White Oak Church Rd. The total acreage combined is approximately 19.25 acres.

Attachment: 17-REZ-05 White Oak PDD 07112017 (2585 : 17-REZ-05 White Oak PDD)

This zoning district shall apply to the geographic area shown on the following
map.
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Section 3: Project Data

Prepared By:
Glenda Toppe, AICP
Glenda Toppe & Associates
4139 Gardenlake Drive
Raleigh, NC 27612
Phone: (919) 605-7390 Email: glenda@gstplanning.com
Ed Tang, PE
WithersRavenel
115 MacKenan Drive
Cary, NC 27511
Phone: 919-469-3340 Email: etang@withersravenel.com
Developer/Owner: White Oak Baptist Church
Current Development Category:
Green Level Special Planning Area/Neighborhoods West of Flat Branch
Size of Project:
Approximately 19.258 acres

Attachment: 17-REZ-05 White Oak PDD 07112017 (2585 : 17-REZ-05 White Oak PDD)

Name of the Project: White Oak PDD
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Section 4: Permitted Uses

R-1

R-2

OI-1

OI-2

Townhomes

Multi-Family Age
Restricted*

Day Care Facility

Religious Assembly

*Use of the property shall be limited to age-restricted housing and associated amenities.
Developer of the Community shall record with the applicable Register of Deeds Office a
Declaration of Covenants, Conditions, and Restrictions (“Declaration”) providing that at
least eighty percent (80%) of all occupied units shall have as a resident at least one person age 55 or older (“age restriction”). Prior to applying for any building permits, the
owner shall provide to the Town an opinion letter from an attorney, licensed to practice
in North Carolina, that the age restriction was drafted in a form that the attorney, in
her/her exercise of customary professional diligence, would reasonably recognize as
compliant with the Fair Housing Act, § 42 U.S.C. Sec. 3601, et seq., and the North Carolina State Fair Housing Act, N.C. Gen. Stat. § 41A-1, et seq.

Attachment: 17-REZ-05 White Oak PDD 07112017 (2585 : 17-REZ-05 White Oak PDD)

Table 1: List of Permitted Uses
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Section 5: Design Standards
RESIDENTIAL
R-1

Townhomes

Number of Units: Maximum number of units 30.
Height: Maximum Height: 35 feet
Setbacks by Unit:
Roadway: 18 feet front loaded (setback with garage); rear loaded 8 feet, 8’ (if no
parking between the building and street)
Side: 3 feet (only applies to end units since internal units do not have setbacks.)
Rear: 8 feet front loaded; 18 feet rear loaded
Lot width: 20 feet
16 feet between buildings
There shall be a minimum of 2,000 square feet for a community gathering space.
For the exterior of each dwelling unit the developer of the community shall use
the following construction materials: horizontal fiber cement siding as the primary
exterior material.
There shall be no vinyl siding; however, vinyl windows, decorative elements, and
trim elements and accessory structures are permitted.
The following elements will complement the fiber cement siding: horizontal fiber
cement siding that will comprise the primary exterior material: brick, wood,
stone, fiber cement shake or board and batten.
There shall be a 100’ wide undisturbed buffer along the common boundary line
with the R1 parcel and the American Tobacco Trail right-of-way line. No development shall occur within this buffer with the exception of any greenway trail connection if determined necessary at time of site plan.
R-2

Multi-Family (Apartments, Condominiums)

Attachment: 17-REZ-05 White Oak PDD 07112017 (2585 : 17-REZ-05 White Oak PDD)

Acreage: Approximately 8.388 acres

Acreage: Approximately 6.90 acres
Number of Units: Maximum number of units 60.

Height: Maximum Height: 50 feet
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Building Setbacks
Front: 50 feet public road
Side: 5 feet off perimeter buffer
Rear: 5 feet off perimeter buffer
20 feet between buildings
No building shall be closer than 150’ from the eastern property line.

Along the frontages of parcel R-2, the streetscape buffers along White Oak
Church Rd and Ridgeback Road shall be planted with a min. 2.5” caliper
upperstory and understory trees to enhance the buffer at the initial time of
planting.

NON-RESIDENTIAL
OI-1 Day Care
Acreage: Approximately 2.0 acres
Size of Day Care: Maximum 10,000 square feet
Buffer: Perimeter buffer adjacent to school or resource building 10’ Type B (The
10’ buffer is measured from back of curb, not property line because the existing
variable width school driveway straddles the property line.)
The perimeter buffer along the southern boundary of OI-1 shall be reduced to 15’
if public street is dedicated along the common property line. The 15’ buffer shall
be between the northern street right-of-way and the day care site. No buffer
along the southern right-of-way of the public street. Due to the existing placement of the school driveway and the narrow property width, we anticipate that the
driveway access to R-2 will be as far south as possible at White Oak Church Rd.
as permissible by NCDOT.
OI-2 Religious Assembly:
Acreage: Approximately 1.97 acres
Size of Building: 11,500 square feet (existing)
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There shall be a minimum of 4,000 square feet for a community gathering space.

BUFFERS AND STREETSCAPES
Buffers: Buffers will meet LDO standards except where noted in this document.
Streetscapes: Streetscapes will meet LDO standards except where noted in this document.
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Section 6: AFFORDABLE HOUSING

Within two (2) weeks after the final subdivision plat for each phase of the residential
community (“Community”) is recorded, the developer of the Community shall record with
the applicable Register of Deeds Office a Declaration of Covenants, Conditions, and
Restrictions (“Declaration”) restricting that phase of the Community. The Declaration
shall provide that at least fifty percent (50%) of all occupied units shall be occupied by
households whose income is less than or equal to the income limits set out in the HUD
income limits documentation system for the Raleigh Metropolitan Statistical Area. Prior
to applying for any building permits, the owners shall provide to the Town an opinion letter from an attorney, licensed to practice in North Carolina, that the affordability restriction was drafted and recorded in a form that the attorney, in his/her exercise of customary professional diligence, would reasonably recognize as compliant with all applicable state and federal laws, including but not limited to the Fair Housing Act 42 U.S.C.
Sec. 3601, et. seq., and the North Carolina State Fair Housing Act, N.C., Gen. Stat.
41A-1, et. seq.
R-2:
The developer of the multi-family community (“Community”) shall record with applicable
Register of Deeds Office a Declaration of Covenants, Conditions, and Restrictions
(“Declaration”) restricting the Community. The Declaration shall provide (a) that at least
eighty percent (80%) of all occupied units shall have as a resident at least one person
age 55 or older (“age restriction”); (b) that at least fifty percent (50%) of all occupied
units shall be occupied by households whose income is less than or equal to the income
limits set out in the HUD income limits documentation system for the Raleigh Metropolitan Statistical Area. Prior to applying for any building permits, the owners shall provide
to the Town and opinion letter from an attorney, licensed to practice in North Carolina
that the age restriction and the affordability restriction was drafted and recorded in a
form that the attorney, in his/her exercise of customary professional diligence, would
reasonably recognize as compliant with all applicable state and federal laws, including
but not limited to the Fair Housing Act 42 U.S.C. Sec. 3601, et. seq., and the North Carolina State Fair Housing Act, N.C., Gen. Stat. 41A-1, et. seq.

Attachment: 17-REZ-05 White Oak PDD 07112017 (2585 : 17-REZ-05 White Oak PDD)

R-1:

Packet Pg. 206

E.3.a

Section 7: Vehicular and Pedestrian Circulation
Vehicular and pedestrian improvements will be made according to Town of Cary standards and access shall be permitted by NCDOT along State maintained roadways.

The developer will be responsible for the required widening along the property road
frontages to meet the Comprehensive Transportation Plan within the Cary Community
Plan.
Based on the TAR, these condition are being offered:
1. Provide an exclusive southbound right turn lane per NCDOT’s Warrants for left
and right turns, at site access #3 with a minimum of 50’ of full storage and appropriate taper.
2. Provide an exclusive northbound left turn lane at site access #3 that provides at
least 50’ of full storage and appropriate tapers.

Section 9: Exhibits
Master Land Use Plan
Buffer & Streetscape Exhibit
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JUSTIFICATION OF WHITE OAK PPD CARY 2040
COMMUNITY PLAN

Policy 2: Provide More Housing Choices for All Residents
Provide high quality housing in suitable areas that can accommodate a
variety of lifestyles, households, ages, cultures, market preferences, and
incomes. This includes dwellings for aging seniors and empty nesters,
multi-generational households, young professionals, young families, and
members of the local workforce.
The proposed rezoning allows for the provision of a greater variety of
housing types to support alternative residential uses and provides for
a greater variety of housing types thus allowing the site to be
developed to meet the needs of a broader range of residents. Senior
housing is being provided which is a need identified for Cary.
Policy 3: Provide for More Housing Options in New Neighborhoods
Provide the greatest variety of housing types and densities within mixed
use centers and employment centers as designated by the Future Growth
Framework map, and particularly within Downtown Cary. Housing options
can take the form of different sized lots, different sized homes, different
price points, different types of homes, and different types of home features,
such as housing designs that support aging seniors or multi- generational
households.
This part of Cary is changing. Once seen as an area to remain rural is
now busy with development, existing and proposed. This new
development is occurring both in Cary and Apex. In addition to
residential development, new Wake County schools have either
opened or will be opening in the near future. This rezoning will
provide housing options in an area where there are new
1
neighborhoods.
Poli cy 6: Encourage and Support the Provision of Affordable
Dwellings
Reflect and build on Cary's past practices to encourage and support
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This rezoning has the potential to meet this policy. It is important for
Cary to provide affordable housing options given the changing needs
of Cary's families in the future. Given the immediate land uses
adjacent to the proposed rezoning, this location is ideal for affordable
dwellings.
CHAPTER 6, SHAPE POLICIES
Policy 6: Provide Appropriate Transitions Between Land Uses
Support the provision of appropriate transitions between sites having
markedly different types or intensities of land uses.
Appropriate transitions are being provided by the use of buffers and
requirements of the LDO. The proposed uses are also adjacent to
compatible uses, a religious assembly, Resource Building, and
elementary school. Due to this, the proposed uses are not markedly
different in type and intensity of the adjacent uses.
Policy 7: Provide Opportunities for a Limited Set of Non-Residential
Uses Outside of Commercial Centers
Provide opportunities for the development of commercial uses that are not
appropriately located within Destination, Commercial Mixed Use, and
Commercial Centers.
This policy allows for a limited set of non-residential uses outside of
commercial centers. A day care is being proposed as part of the
proposed POD. This use is needed in an area that has seen a
substantial amount of residential growth over the last several years.
The use is also adjacent to an elementary school which further
justifies the need for a day care at this location.
Policy 8: Preserve and Maintain Cary's Attractive Appearance and
Quality Development
Preserve and maintain Cary's attractive appearance, with particular
attention to the appearance of - and views from - our public spaces, while
also encouraging high quality and attractive development.
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the provision of affordable dwellings, particularly in response to the
changing needs of Cary's families in the coming years.
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The proposed development will comply with the Town of Cary design
guidelines where applicable.

Policy 1: Maintain Land Use Transition
Ensure that Green Level is characterized by
a transition, east to west, from more intense suburban development
patterns around the Triangle Expressway (1-540) to lower densities at the
area's western edge with Chatham County.
The proposed development is clustered around the existing religious
assembly, the existing White Oak Elementary School and the
approved Resource Building. These uses have created a small node
of nonresidential uses thus making this location ideal for the uses
proposed in the PDD and allowed under the Cary Community Plan.
Given this, the proposed development maintains an appropriate
transition.
Future Growth Framework: Neighborhoods West of Flat Branch
• This area continues the gradual downward transition in density moving
west from 1-540, heading towards the Chatham County Line, as begun in
the Neighborhood East of Flat Branch. At buildout, the aggregate density of
the area west of Flat Branch will be lower than the area east of Flat
Branch, with an aggregate, gross area-wide density not exceeding about
2.5 dwellings per acre.
• This area is generally akin to Suburban Neighborhoods.
• Single-Family detached housing predominates over most of the area,
with lot sizes generally about a quarter acre or larger in conventional
subdivisions, with smaller lot sizes possible in clustered subdivision.
• Pockets of occasional mixes of other housing types, such as small-lot
single family, patio homes, or townhomes, may also occur. Small or
special multifamily (e.g., senior housing, care facilities, affordable
h o u s i n g ) are also acceptable provided they are on sites of limited
size - ideally about 10 acres or less (as opposed to sites about 20-30+
acres typical for such housing in other parts of Cary). These types of
housing
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Areas west of Flat Branch can include pockets of townhomes and
small or specialty multifamily housing. The proposed PDD includes a
pocket of townhomes and specialty multifamily housing. In this case
the specialty housing is age-restricted. As stated in the Plan, areas
west of Flat Branch are similar to the Suburban Neighborhood
Category. As noted in the Cary 2040 Community, the Suburban
Neighborhood Category also allows for limited nonresidential uses.
The proposed day care falls within this category.
CHAPTER 6, SHAPE POLICIES
Future Growth Framework: Suburban Neighborhoods:
Limited Housing Mixes
Incidental and Other Use Types
• Single-family attached, townhomes
• Multifamily housing, on sites of limited size (smaller than typical suburban
apartment complexes)
• Limited amount of nonresidential uses, as listed below:
- Neighborhood Commercial
- Commercial, small format, located on
the edges of residential areas - Civic and Institutional

In addition to be being located in the Green Level Special Planning
Area, the land use category for the property in the PDD is Suburban
Neighborhood. Within this category, there is a heading titled
Incidental and Other Use Types. Uses identified include townhomes
multi-family housing on sites of limited size, and limited
nonresidential uses. The proposed uses in the PDD include
townhomes, age-restricted multi-family housing, day care and the
existing religious assembly. All the proposed uses fall within the
Incidental and Other Use Types.
The proposed rezoning is in compliance with the Cary 2040 Community
Plan.

Attachment: 17-REZ-05 Applicant's Justification Statement (Supplement A) (2585 : 17-REZ-05 White Oak PDD)
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Part 38: Applicant's Rezoning Justification Statement(s)
Rezoning Justification Statement #1 Required for all rezoning requests
Describe how the proposed rezoning meets the criteria listed below.

See
Supplement “A”

Section 3.4.1(E) of the Land Development Ordinance states that Council should consider the following criteria
when reviewing all proposed rezonings:

Applicant's Comments: The proposed rezoning meets the challenge of changing conditions,
trends or facts. A key policy of The Cary Community Plan is to provide more housing choices to
all residents. The Plan discusses the need for a variety of housing types that reach a variety of
income levels and age groups. The proposed PDD meets this challenge.

(2) The proposed rezoning is consistent with the Comprehensive Plan and the purposes set forth in
Section 1.3 of this Ordinance;
Applicant's Comments: The proposed rezoning is consistent with the newly adopted Cary
Community Plan. The POD complies with the policies of the Green Level Special Planning
Area.

(3) The Town and other service providers will be able to provide sufficient public safety, educational,
recreational, transportation, and utility facilities and services to the subject property, while maintaining
sufficient levels of service to existing development;
Applicant's Comments: The Town can provide services to all the properties while maintaining
sufficient levels of service to existing development. All properties are located in the Town limits
of Cary.

(4) The proposed rezoning is unlikely to have significant adverse impacts on the natural environment,

including air, water, noise, stormwater management, wildlife, and vegetation;
Applicant's Comments: The proposed rezoning will not have an adverse impact on the natural
environment. All development will comply with Town of Cary regulations to ensure that there
will be no negative impacts.

(5) The proposed rezoning will not have significant adverse impacts on other property inthe vicinity of the
subject tract; and
Applicant's Comments: The proposed rezoning will not have a significant adverse impact on
other property in the vicinity of the subject properties. The proposed day care and townhomes
are adjacent to the approved Resource Building and the Wake County Elementary School.
These are compatible uses. The age-restricted housing is adjacent to the Church. The buffers
and streetscapes will further ensure there will be no negative impact on the area.

(6) The proposed zoning classification is suitable for the subject property.
Applicant's Comments: The proposed zoning i s suitable for the subject property. The proposed
development is clustered around the existing Church, the existing Wake County Elementary
School and the approved Resource Building. These uses created a small node of nonresidential
uses thus making this location ideal for the uses proposed in the POD. There is a need for
additional housing options in this part of Cary given the amount of growth this area has seen.
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Rezoning Justification Statement #2 Required only when rezoning to a Planned Development
District or amending an existing Planned Development District
Describe how the proposed rezoning meets the criteria listed below.

(1)

The PDD designation is necessary to address a unique situation or represents a substantial benefit to
the Town, compared to what could have been accomplished through strict application of otherwise
applicable zoning district standards; and
Applicant's Comments: The property is located within the Green Level Special Planning Area. By
combining all the properties within the POD zoning classification, the proposed development can
be developed in a uniform and sensitive manner.

(2)

The request complies with the PDD standards of Section 4.2.3.
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Section 3.4.3(E) of the Land Development Ordinance states that Council should consider the following criteria
when reviewing proposed rezonings to a Planned Development District. These criteria are in addition to those
stated in Section 3.4. 1(E),

Applicant's Comments: The request complies with the PDD standards of Section 4.2.3.
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GLENDA S. TOPPE & ASSOCIATES
LAND PLANNING, ZONING & ENTITLEMENT CONSULTANTS

The meeting began with an overview of the proposed rezoning. The
proposal is to build a 10,000 square foot day care, a maximum of 30
townhomes, and a maximum of 60 age-restricted multi-family units. The
proposed PDD also includes the existing church. As part of the overview,
the new Cary Community Plan was discussed and how the proposed
rezoning complies with the newly adopted Plan.
Questions/Comments:
1.

2.

3.

4.

5.

What type of housing units are proposed? The age-restricted units
are multi-family for rent units. Pastor Tyner said the Church plans
on renting the townhomes. However as we explained to those
attending the meeting, the Town cannot regulate whether the units
are rented or owner occupied. The Pastor believes there is a need
for affordable housing options in the area. At a minimum, the
members of the Church would like to live in close proximity to the
Church.
A statement was made that the preference is to see the townhomes
a for sale product. There is a concern with property values if the
units are rental. We brought up again that the Town has no control
over whether the units are rented or owner occupied.
Road improvements on White Oak Church Rd are difficult. There is a
concern that our project will take more right-of-way and more offsite
road work will be required. Our traffic study shows no additional
right-of-way and offsite road improvements.
Traffic concerns were voiced that an additional 90 units and a day
car will affect traffic. A question was asked if the traffic report took
into account the school and the other developments in the pipeline.
The answer is yes. In the past there have been accidents at White
Oak Church and Green Level West. Does our project require traffic
signals? No. One was not required as part of the Traffic Report.
Where will access be off of Ridgeback Road into the site? The exact
location has not been tied down at this point. This will be
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6.

determined at the time a site plan is submitted to the Town. The
Town’s Transportation Plan shows Ridgeback Road as a future
collector street. A neighbor says Ridgeback Road is not a collector
road but a private road.
A question was asked about the buffers. What is the Type A
buffer? We explained what a Type A buffer is. There does not
seem to be enough buffer when backing up to existing
residential. We explained that proposed buffer is based on the
code requirements.
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ORDINANCE FOR CONSIDERATION
17-REZ-05 White Oak PDD

BE IT ORDAINED BY THE TOWN COUNCIL OF THE TOWN OF CARY:
Section 1: The Official Zoning Map is hereby amended by rezoning the area described as
follows:
PARCEL & OWNER INFORMATION
Property Owner(s)
Trustees of White Oak
Baptist Church
1621 White Oak Church
Road
Apex, NC 27523-6066
White Oak Missionary
Baptist Church
1621 White Oak Church
Road
Apex, NC 27523-6066
Total Area

County Parcel
Number(s)
(10-digit)

Real Estate ID(s)

Deeded Acreage

0723492212

0097695

6.57

0723384513
(portion)

0090482
(portion)

12.36

18.93 +/-

Section 2:
That this Property is rezoned from Residential 40 and Residential 40 Conditional Use to
Planned Development District (PDD) Minor subject to the individualized development
conditions set forth in the “White Oak Planned Development District” document approved by
Council as of this date and to be filed in the Planning Department, and to all the
requirements of the Cary Land Development Ordinance (LDO) and other applicable laws,
standards, policies and guidelines, all of which shall constitute the zoning regulations for the
approved district and are binding on this Property.
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AN ORDINANCE TO AMEND THE OFFICIAL ZONING MAP OF THE TOWN OF CARY TO CHANGE
THE ZONING OF 1609 AND 1621 WHITE OAK CHURCH ROAD, OWNED BY WHITE OAK
MISSIONARY BAPTIST CHURCH AND THE TRUSTEES OF WHITE OAK BAPTIST CHURCH, BY
REZONING FROM RESIDENTIAL 40 AND RESIDENTIAL 40 CONDITIONAL USE (R-40 AND R-40
CU) TO PLANNED DEVELOPMENT DISTRICT (PDD) MINOR.

Section 3:
The conditions proposed by the applicant to address conformance of the development and
use of the Property to ordinances and officially adopted plans, to address impacts
reasonably expected to be generated by the rezoning, and to promote the public health,
safety and general welfare, and accepted and approved by the Town are set forth in the

Rezoning Case #17-REZ-05
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“White Oak Planned Development District” document approved by the Town Council as of
this date and to be filed in the Planning Department.
Section 4: This ordinance shall be effective on the date of adoption.

_______________________________________
Harold Weinbrecht, Jr.
Mayor
______________________________
Date

Rezoning Case #17-REZ-05
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Adopted and effective: July 27, 2017
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White Oak Foundation
17-TAR-417

Developed for the

TOWN of CARY

Mott MacDonald
(License No. F-0669)
Post Office Box 700
Fuquay-Varina, North Carolina 27526
Phone: (919) 552-2253
Fax: (919) 552-2254
Project No. 339802AG
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17-TAR-417
FINAL FINAL DRAFTT

EXECUTIVE SUMMARY
The Town of Cary has received a proposal to prepare a Traffic Analysis Report for a rezoning of
two properties located along White Oak Church Road. Per the site plan provided by the
applicant, the northern parcel of land, in the southeast quadrant of the White Oak Church Road
and Ridgeback Road intersection, is planned to consist of 60 apartments. The southern parcel of
land, on the west side of White Oak Church Road, south of White Oak Elementary School, is
planned to consist of a 10,000-square foot daycare and 30 townhomes. Trip generation rates
were estimated based on the ITE Trip Generation Manual, 9th Edition. The trip generation
summary is shown in Table ES-1.
Table ES-1: Trip Generation Results
Land Use (ITE Land Use Code)
Apartments (220)
Residential Condo/Townhouse (230)
Daycare (565)

Density
60 units
30 units
10,000 sf
Total Site Trips

AM Peak
Enter Exit
7
26
3
17
65
57
75
100

PM Peak
Enter Exit
33
18
15
7
58
65
106
90

Per the site plan provided by the applicant, the access to the northern parcel will be provided via
an existing access along Ridgeback Road (Access #1), roughly 675 feet west of White Oak
Church Road, as well as one driveway along White Oak Church Road (Access #2), roughly 500
feet south of Ridgeback Road. Access to the southern parcel is proposed via one access along
White Oak Church Road (Access #3), roughly 350 feet south of the southern White Oak
Elementary School driveway.
Per the Town of Cary, the White Oak Church Road and Access #3 intersection is considered
interim until White Oak Church Road is widened with a median in the future. As a result, a
northbound left-turn lane from White Oak Church Road onto Access #3 was assumed in the
future year analysis.
This traffic study, 17-TAR-417, analyzes the effects of the proposed White Oak Foundation
development on traffic operations in the study area. The existing study area is shown in Figure
ES-1, while Figure ES-2 shows the preliminary sketch site plan.
Background Information
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Project Location and Description

The number of trips generated by the White Oak Foundation development is anticipated to
exceed the Town’s 100-peak hour trip threshold for developments (Land Development Ordinance
(LDO), Section 3.4.1) and therefore requires a Traffic Analysis Report (TAR). This property is
also located inside the Town of Cary’s “Base Transportation Zone” as identified in the Town’s

ES-1
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The study area for this TAR includes the following intersections (the Synchro intersection number
is provided before the intersection name):


9001 – Green Level West Road and White Oak Church Road



9002 – Green Level West Road and Green Level Church Road



9003 – Morrisville Parkway and Green Hope School Road



9004 – Morrisville Parkway and White Oak Church Road



9005 – White Oak Church Road and Ridgeback Road/School Driveway North



9006 – White Oak Church Road and School Driveway South/Church Driveway South



9007 – Ridgeback Road and Access #1



9008 – White Oak Church Road and Church Driveway North/Access #2



9009 – White Oak Church Road and Access #3

Traffic analyses were performed for the study area intersections listed above for four scenarios,
specifically:






Existing (2016) – Analyzes current conditions (traffic data from turning movement counts,
aerial photography, site visit, and existing signal and timing data).
Background (2021) – Estimates future (2021) conditions based on an average annual
growth rate (AAGR) of 2.0% and traffic generated by nearby developments that have not
yet been constructed.
Build (2021) – Combines the site generated traffic from the proposed development to the
Background (2021) volumes.
Improved (2021) – If necessary, analyzes potential improvements to provide acceptable
levels of service based on the Town’s LDO.

Background (2021) Analysis
Future year traffic estimates were developed by applying an overall average annual growth rate
(AAGR) of 2% to the 2016 traffic volumes based on historic AADT on the study area roadways.
Anticipated site trips and committed improvements from the following approved developments
within the Town of Cary were considered and incorporated as appropriate in the Background
(2021) scenario analysis:
o
o
o
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LDO Section 7.11.6. Per typical guidelines for rezonings within the Town of Cary, future year
analysis will be for 5 years beyond the existing year. Therefore, for this analysis, the build-out
year is 2021. This TAR analyzes the potential impacts of the proposed development on the
adjacent roadways and offers findings for those impacts as necessary.

12-TAR-353 Mills Tract Development
13-TAR-359 Shadow Creek
13-TAR-368 Montvale

ES-2
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13-TAR-369 Williams Tract
White Oak Elementary School
Green Level High School

The Town of Apex was contacted regarding developments in the vicinity that may impact the
study area intersections. The Town of Apex indicated that there are several developments in the
area that may impact the study area intersections, as follows:
o
o
o
o
o
o
o
o

Council-Smith Tracts
Apex Commercial Development
Beckwith Property
Roberts Road
Tunstall Property
Crestmont
Holt Property
Lake Castleberry

Anticipated site trips and committed improvements associated with the Town of Apex
developments were included where appropriate in the Background (2021) scenario analysis.
Findings
Per the Town’s LDO requirements, mitigations should be recommended to ensure no increase in
delay at locations where the level of service is LOS E or F in the Background analysis, or
degrades from LOS D or better to below the LOS D threshold between the Background and Build
scenarios.
As reported, the proposed development is not anticipated to significantly affect delay on the study
area intersections.
There are no stop- or yield-controlled approaches, nor signalized
intersections projected to operate below the LOS D threshold in the Build (2021) scenario.
In addition to recommending on--site improvements to mitigate the anticipated effects of the
proposed development on the study area intersections, the development is required to widen the
roads along the frontage of their site to half of the ultimate cross-section as outlined in the Town’s
CTP. The development has two roads that front the site – White Oak Church Road and
Ridgeback Road. As a result, the following mitigations should be considered in order to meet the
Town’s LDO and CTP requirements.
White Oak Church Road
Per the Planned Roadway Widths in the Cary Community Plan (Adopted 1/24/2017), the ultimate
cross-section along White Oak Church Road is a collector avenue. The portion of White Oak
Church fronting both the north and south site is currently a two-lane cross-section. Therefore,
the Town of Cary requires that the development right-of-way and pavement for half of the
ultimate two-lane, median-divided roadway along the frontage of the property to conform to the
Cary Community Plan.
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Ridgeback Road
Per the Planned Roadway Widths in the Cary Community Plan (Adopted 1/24/2017), the ultimate
cross-section along Ridgeback Road is a collector avenue.
The portion of Ridgeback Road
fronting the site is currently a two-lane cross-section. Therefore, the Town of Cary requires that
the development right-of-way and pavement for half of the ultimate two-lane, median-divided
roadway along the frontage of the property to conform to the Cary Community Plan.
Ridgeback Road and Access #1
This analysis indicates that the northbound Access #1 approach is projected to operate at LOS A
in both the AM and PM peak hours of the Build (2021) scenario. As a result, the following
driveway configuration should be constructed at this location:


Per the provided site plan, construct the northbound Access #1 approach to provide for
one ingress lane and one egress lane.

White Oak Church Road and Access #2
The analysis indicates that the westbound Access #2 approach is projected to operate at LOS A
in both the AM and PM peak hours of the Build (2021) scenario. As a result, the following
driveway configuration should be constructed at this location:




Per the provided site plan and as directed by the Town, construct the westbound Access
#2 approach to provide for one ingress lane and one egress lane that allows for a rightturn only movement.
Provide adequate channelization so as to dissuade any vehicles from turning left out of
the site or left into the site.

White Oak Church Road and Access #3
The analysis indicates that the eastbound Access #3 approach is projected to operate at LOS B
in both the AM and PM peak hours of the Build (2021) scenario. Additionally, the northbound
left-turn movement is projected to operate at LOS A in both the AM and PM peak hours of the
Build (2021) scenario. As a result, the following driveway configuration should be constructed at
this location:




Per the provided site plan, construct the eastbound Access #3 approach to provide for
one ingress lane and one egress lane.
Per the Town of Cary, construct an exclusive northbound left-turn lane along White Oak
Church Road that provides at least 50 feet of full storage and an appropriate taper.
Per NCDOT’s Warrants for Left and Right-Turn Lanes nomograph, construct a
southbound right-turn lane along White Oak Church Road that provides at least 50 feet of
full storage and an appropriate taper.
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Tables ES-2a and ES-2b provide a summary of the intersection levels of service across all
scenarios. The proposed 2021 laneage is shown in Figure ES-3.
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Table ES-2a: Signalized AM and PM Peak Hour Level of Service and Delay Comparison (sec/veh)
Existing (2016)
Signalized Intersection

AM
LOS

Background (2021)

PM

Delay

LOS

Delay

AM

Improved (2021)

Build (2021)

PM

AM

PM

AM

LOS

Delay

LOS

Delay

LOS

Delay

LOS

Delay

C

32.7

C

30.7

C

33.9

C

31.9

Green Level West Road and Green Level Church Road1
(9002)

LOS

PM

Delay

LOS

Delay

1

Signalized in Background (2021) scenario as part of White Oak Elementary (E-37) and Green Level High School (H-7) committed improvements

Table ES-2b: Unsignalized AM and PM Peak Hour Level of Service and Delay Comparison (sec/veh)
Existing (2016)
Unsignalized Intersection

Green Level West Road and White
Oak Church Road
(9001)

Green Level West Road and Green
Level Church Road
(9002)

Morrisville Parkway and Green
Hope School Road
(9003)

Approach

AM

Background (2021)
PM

AM

Build (2021)

PM

AM

Improved (2021)
PM

AM

LOS

Delay

LOS

Delay

LOS

Delay

LOS

Delay

LOS

Delay

LOS

Delay

Eastbound Thru/LeftTurn

A

7.6

A

7.7

A

8.0

A

8.4

A

8.1

A

8.5

Southbound Left-Turn

B

10.3

B

10.4

C

15.5

C

17.7

C

16.9

C

17.5

A

8.8

A

9.1

A

9.5

B

10.7

A

9.6

B

10.9

B

10.1

B

12.8

B

10.4

B

14.4

B

13.3

C

18.1

B

11.5

C

21.0

Northbound Left-Turn

B

11.1

B

11.0

B

13.0

B

13.1

B

14.6

B

14.9

Northbound
Thru/Right-Turn

A

9.2

A

8.9

A

9.8

A

9.3

B

10.3

A

9.7

Eastbound
Left/Thru/Right-Turn

A

7.4

A

7.4

A

7.5

A

7.6

A

7.6

A

7.8

Westbound Left-Turn

A

7.6

A

7.5

A

7.9

A

7.7

A

8.1

A

7.8

Southbound
Left/Thru/Right-Turn

B

11.3

B

11.4

B

12.4

B

13.7

B

13.7

C

15.4

Southbound RightTurn
Eastbound
Left/Thru/Right-Turn
Westbound
Left/Thru/Right-Turn
Northbound
Left/Thru/Right-Turn
Southbound
Left/Thru/Right-Turn
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Existing (2016)
Unsignalized Intersection

Morrisville Parkway and White Oak
Church Road
(9004)

White Oak Church Road and
Ridgeback Road/School
Driveway North
(9005)2

White Oak Church Road and
School Driveway South/Church
Driveway South
(9006)

Ridgeback Road
and Access #1
(9007)

Approach

AM

PM

AM

Improved (2021)
PM

AM

Delay

LOS

Delay

LOS

Delay

LOS

Delay

LOS

Delay

LOS

Delay

Northbound
Left/Right-Turn

A

9.2

A

9.4

B

10.5

B

10.5

B

11.6

B

11.5

Westbound Thru/LeftTurn

A

7.5

A

7.4

A

7.8

A

7.6

A

7.9

A

7.7

Westbound
Left/Thru/Right-Turn

A

3.7

A

3.7

A

3.9

A

3.5

A

4.4

A

3.9

Northbound
Left/Thru/Right-Turn

A

4.2

A

4.2

A

4.5

A

3.9

A

5.1

A

4.6

Southbound
Left/Thru/Right-Turn

A

4.4

A

4.4

A

4.8

A

3.8

A

5.6

A

4.5

Northbound Left-Turn

A

7.5

A

7.4

A

7.6

A

7.5

A

7.7

A

7.6

Eastbound Thru/LeftTurn

A

9.9

A

9.3

B

10.5

A

9.8

B

11.6

B

10.8

Eastbound Right-Turn

A

8.8

A

8.8

A

9.0

A

9.0

A

9.3

A

9.3

Westbound
Left/Thru/Right-Turn

A

0.0

A

0.0

A

0.0

A

0.0

A

0.0

B

10.8

Southbound
Left/Thru/Right-Turn

A

7.3

A

7.3

A

7.4

A

7.3

A

7.5

A

7.4

Northbound
Left/Right-Turn

A

8.7

A

8.7

Westbound Thru/LeftTurn

A

0.0

A

0.0

A

9.2

A

8.9

Northbound Left-Turn

A

7.6

A

Eastbound Left/RightTurn

B

10.5

B

A

0.0

A

8.7

A

0.0

A

A

0.0

A

0.0

A

0.0

A

PM

LOS

Delay

Los

Delay

7.6

A

7.5

A

7.5

10.3

B

10.3

B

10.1

8.9

Westbound Right-Turn
Southbound Thru/LeftTurn

White Oak Church Road
and Access #3
(9009)

PM

Build (2021)

LOS

Westbound Left/RightTurn
White Oak Church Road
and Existing Driveway/Access #2
(9008)

AM

Background (2021)

0.0

Roundabout analyzed in Sidra Intersection
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North Site

Existing White
Oak Elementary

South Site

Figure ES‐2
Site Plan
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Figure ES‐3
Future (2021) Laneage
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Staff Report for Planning and Zoning Board
Meeting Date: July 24, 2017
17-CPA-01 Weldon Ridge Comprehensive Plan Amendment
Purpose: Conduct public hearing and consider recommendation on proposed Comprehensive Plan Amendment
request
Prepared by: Meredith Gruber, Planning
Speaker: Meredith Gruber, Planning
Executive Summary: The applicant has requested the Town consider an amendment to the Chatham-Cary Joint
Land Use Plan, a special planning area in the Imagine Cary Community Plan, for 61.93 acres south of New
Hope Church Road, west of Yates Store Road, and east of the American Tobacco Trail, to change the Joint Plan
Land Use Designation from Low Density Residential (LDR) and Office/Institutional (OFC/INS) to Medium
Density Residential (MDR) and Office/Institutional (OFC/INS). The proposed MDR area would include a map
note indicating a recommended maximum density of 3.31 dwellings per acre.
Preliminary Recommendation: That the Planning and Zoning Board conduct a public hearing on the proposed
Comprehensive Plan request. Staff recommends approval of this Comprehensive Plan Amendment request.
Planning and Zoning Board Recommendation: The recommendation will be provided to Town Council following
the Planning and Zoning Board meeting.

NOTE: The purpose of a Comprehensive Plan Amendment is to evaluate the
appropriateness of a proposed land use and/or other issue, need, or opportunity for the
subject parcel(s) of land. Technical design standards of the Land Development Ordinance
are addressed during review of the site or subdivision plan and can be found at Land
Development Ordinance.
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Click on map above to access the Town of Cary's Interactive Development Map which displays development
projects around Cary.

SUBJECT PARCELS

Property Owner(s)
Highcroft Commons,
LLC
10801 Crisp Dr.
Raleigh, NC 27614
Parker & Orleans
Homebuilders
211 James Jackson
Ave.
Cary, NC 27513

County Parcel
Number(s)
(10-digit)
0725107310

0724199131

Total Area

Real Estate
ID(s)

Property Address

Deeded
Acreage

19865

Unaddressed
property with
frontage on Yates
Store Road

41.15

80019

Unaddressed
property with
frontage on Yates
Store Road

20.78

61.93+/-

OVERVIEW

Schedule
Schedule (Chatham
County)
Existing Land Use
Designation
Proposed Land Use
Designation
Existing Zoning District(s)
Town Limits
Applicant and Applicant’s
Contact
Staff Contact

Town Council
Planning & Zoning
Town Council
Public Hearing
Board
June 22, 2017
July 24, 2017
TBD
Board of
Board of
Chatham Planning
Commissioners
Commissioners
Board
Public Hearing
July 17, 2017
June 6, 2017
May 15, 2017
(tentative)
Low Density Residential (LDR) and Office/Institutional
(OFC/INS)
Medium Density Residential (MDR) and Office/Institutional
(OFC/INS), with a Map Note limiting the MDR area to a
maximum of 3.31 dwellings per acre.
Planned Development District Major (PDD Major)
Yes
Glenda S. Toppe, Glenda S. Toppe & Associates
919-605-7390
glenda@gstplanning.com
Meredith Gruber
919-460-4983
meredith.gruber@townofcary.org
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SUMMARY OF REQUEST

The subject properties are located between the American Tobacco Trail
and Yates Store road in Chatham County.

The applicant has requested the Town consider an amendment to the Chatham-Cary Joint
Land Use Plan, a special planning area in the Cary Community Plan, for 61.93 acres south of
New Hope Church Road, west of Yates Store Road, and east of the American Tobacco Trail,
to change the Joint Plan Land Use Designation from Low Density Residential (LDR) and
Office/Institutional (OFC/INS) to Medium Density Residential (MDR) and Office/Institutional
(OFC/INS). The proposed MDR area would include a Map Note indicating a recommended
maximum density of 3.31 dwellings per acre.
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Land Use Category Definitions
Office & Institutional (OFC/INS): Includes all types of office and institutional uses. Examples
include corporate and professional offices, general business offices, clinics, nursing homes,
banks, churches, schools, daycare, government offices, and more.
Medium-Density Residential (MDR): Includes housing at densities up to 4 dwellings per
acre, and typically averaging at least 2 dwellings per acre. Housing may be single-familydetached, duplex, patio home, semi-detached/attached dwelling, and townhouses.
Low-Density Residential (LDR): Includes housing at densities up to 2 dwellings per acre, and
typically averaging at least 1 dwelling per acre. Housing may be single-family-detached,
duplex, patio home, semi-detached/attached dwelling, and townhouses.
Applicant’s Justification Statement
Attached are the applicant’s responses to the justification questions contained in the
application form. Please note that these statements are that of the applicant and do not
necessarily represent the views or opinions of the Town of Cary.

SUMMARY OF PROCESS AND ACTIONS TO DATE
Associated Rezoning Case
The Applicants have also filed a Rezoning Application for the Subject Property. The current
zoning for the Subject Property is Planned Development District Major (Weldon Ridge PDD).
The Applicants desire (1) to modify the boundaries of tracts identified as SF-6 an S-1 in the
PDD; and (2) to permit the following uses in those tracts: school (up to 2200 students);
detached residential (up to 115 units). The rezoning case is currently on hold while this CPA
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is processed, as discussed below. (Tract S-1 corresponds to the area currently designated
as OFC/INS on the Joint Plan Map, and Tract SF-6 corresponds to the area currently
designated as LDR on the Joint Plan Map.)
Chatham-Cary Joint Land Use Plan – Status of Plan and Amendment Procedures
The Chatham-Cary Joint Land Use Plan (“Joint Plan”) covers more than 18,000 acres east of
Jordan Lake in Chatham County. The area is bordered by White Oak Creek to the south,
Wake County to the east, Durham County to the north, and Jordan Lake to the west. The
Joint Plan is an official policy document adopted by the Chatham County Board of
Commissioners and Cary Town Council meant to guide future land use regulations, public
infrastructure improvements, and development.
The Joint Plan was adopted pursuant to an Interlocal Agreement (“ILA”) that specifies the
process for rezonings within the Joint Plan Area and the process for amendments to the
plan. As noted in the ILA, when a rezoning application is received the Town must classify the
rezoning as either “Conforming” or “Not Conforming” with the Joint Plan.
In this case, the rezoning is “Not Conforming” because the Joint Plan shows “the boundaries
of the proposed land uses exceed the corresponding boundaries shown on the Plan Map by
more than 100 feet.” When a rezoning application is Not Conforming, an amendment to the
Joint Plan is required to be processed that will, if adopted, render the application
Conforming.
The process for Joint Plan amendments is as follows:
 An application is submitted to both Chatham County and the Town of Cary.
 Final action on the amendment may not be considered by the Town of Cary until
Chatham County has taken action.
 Approval of a major amendment requires the approval of both governing boards.
 Processing of an associated rezoning case must be held until final action has been
taken on the Plan amendment.
An amendment to the Joint Plan will also serve to amend the Cary Community Plan, of which
the Joint Plan is a part. As discussed during the Imagine Cary process for preparing the
Cary Community Plan, amendments to the Community Plan are intended to be somewhat
infrequent events. However, due to the unique nature of the ILA and Joint Plan with
Chatham County, a Community Plan amendment is required for the applicants in this case
to proceed with their desired rezoning.
Chatham County Board of Commissioners Public Hearing (May 15, 2017)
The Board of Commissioners held a hearing on the proposed plan amendment on May 15,
2017. Glenda Toppe presented the request on behalf of Highcroft Commons, LLC.
Ms. Toppe explained that the OFC/INS designation on the 2012 Joint Land Use Plan Map
simply reflected the zoning of the Weldon Ridge PDD at that time, and that the OFC/INS area
matched a portion of the PDD zoned for a church, school, day care, and preschool. However,
the original intent of the OFC/INS designation had not been for an office park.
Ms. Toppe further stated that the portion of the Joint Plan Map area shown as LDR was in
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fact already approved for MDR-comparable densities in the PDD, which allows up to 5
dwellings per acre in the subject site’s LDR area. Ms. Toppe stated that the purpose of the
plan amendment was to set the stage for a rezoning of the PDD to allow a school within the
current LDR area, with a corresponding shift of residential uses into the western portion of
the current OFC/INS area.
Following the hearing, the board forwarded the request to the Chatham County Planning and
Zoning Board.
Chatham County Planning Board Consideration (June 6, 2017)
The Planning Board reviewed the request during their June 6, 2017 meeting. Board
discussion included questions and concerns about water quality impacts from increased
residential density; whether the school site (mentioned by the applicant as intended for the
area to be changed from LDR to OFC/INS) would have safe and direct access to [major]
roads; whether the proposed MDR area reflected a desire by residential developers to be
close to the American Tobacco Trail and existing town parks. There was also concern from
one member that the proposed amendment would reduce the amount of non-residential
area in the joint plan area and that there was a need for additional jobs in the county.
The Planning Board voted 5-4 to recommend approval of the amendment, provided that the
Map Note over the requested MDR area be changed from “Max. of 3.4 dwellings/acre” to
“Max. of 3.31 dwellings/acre.” The 3.31 figure was intended to precisely match the density
of the proposed forthcoming PDD rezoning, according to information provided by the
applicant’s representative.
The four-person dissenting minority offered the following reasons for their position: First,
some were concerned about potential watershed impacts that might result from increasing
the area and density designated for residential uses. Second, some were concerned about
whether the proposed amendment would result in a lower – and less diversified – tax base
and lower number of jobs in the proposed OFC/INS area than by leaving the plan
unchanged.
Cary Town Council Public Hearing (June 22, 2017)
At the public hearing, the applicant’s representative, Ms. Glenda Toppe, presented the
request on behalf of Highcroft Commons, LLC. No citizens spoke at the hearing. Council
discussion included a request for more information about whether the proposed
amendment, together with the forthcoming associated PDD rezoning, would increase the
overall dwelling unit count for the area of the Weldon Ridge PDD.
Notification
Notice of the public hearing on the proposed CPA was mailed to property owners within 800
feet of the subject property, published on the Town’s website, and posted on the subject
property.

SITE CHARACTERISTICS AND CONTEXT
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Streams: Cary’s most recent GIS maps indicate the presence of streams on the subject
property. Field determination of such features shall be required at the time of development
plan review.

Adjacent Uses:
The subject properties are adjacent to vacant land to the north, vacant land and Yates Store
Road to the east, the Montvale Subdivision (under construction) to the south, and the
American Tobacco Trail to the west.

Packet Pg. 240

E.4

CARY COMMUNITY PLAN CONFORMANCE AND ANALYSIS
The 2040 Imagine Cary Community Plan is the comprehensive plan for the Town of Cary,
adopted on January 24, 2017. The purpose of the Cary Community Plan is to articulate the
Town’s vision and values, and set the course for achieving Cary’s desired future.
Attached is a complete listing of each policy in the Cary Community Plan. The table below
includes relevant policies and elements of the Community Plan applicable to this case. This
table also includes a general analysis by staff of the extent this proposed CPA request
conforms to these policies and recommendations.
ENGAGE Policies
Parks Recreation and Cultural Resources Master Plan Goals
The Parks, Recreation and Cultural Resources Master Plan charts a course for providing a
balanced system of cultural arts, active recreation, passive recreation, and conservation
resources to all residents.
Maintain a diverse and balanced park and open space system as the Town of Cary grows.
(Goal 1)
Provide Cary citizens with a highly functional, safe, well-maintained greenway network that
provides recreation, transportation, and education opportunities and wildlife benefits.
(Goal 2)
Incorporate best management and planning practices to ensure quality services and
efficient use of resources. (Goal 9)
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Staff Analysis: The subject property is adjacent to Town Park Site (P-0005), the American
Tobacco Trail, and the Montvale Greenway, as indicated on the Parks, Recreation &
Cultural Resources Master Plan. No additional public recreation facilities are proposed on
these parcels per the master plan. Though the Town is currently pursuing an update to the
PRCR Master Plan to address the Chatham-Cary Joint Land Use Plan area, no changes are
anticipated for proposed public recreation facilities on these parcels.

The park land dedication requirements for the Weldon Ridge PDD have been previously
met with dedication of a portion of the P-005 park site and greenway construction. In
accordance with the PDD and the LDO, connector trails from the subject property to the
adjacent public recreation facilities will be required with details to be addressed at time of
development plan.
Chatham-Cary Joint Land Use Plan
1. The guiding principles of the Chatham-Cary Joint Plan are designed to meet the vision for
this area.
2.





Within one mile of the mean pool elevation of Jordan Lake (i.e., of the lake shore),
avoid all nonresidential development, and allow residential densities of no more
than one dwelling per acre.
Use the future availability of public utility services to guide and direct growth to
minimize water quality impacts on Jordan Lake Reservoir.
Focus the most intense land uses close to the eastern boundary of the plan area
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and the major transportation facilities, and maintain very low intensity and very low
density uses westward towards Jordan Lake Reservoir.
Staff Analysis: The applicant’s request complies with the guiding principles of the
Chatham-Cary Joint Land Use Plan.
 The subject properties are located on the eastern boundary of the plan area;
potential OFC/INS and MDR uses are appropriately located.
 The southern subject property includes an existing sanitary sewer line.

MOVE: Comprehensive Transportation Plan
1. Cary’s MOVE policies are designed to respond to transportation challenges and
opportunities:
 Provide an efficient, functional, and well-designed transportation system
 Allow mobility choices
1.
2.
3.
4.
5.
6.
7.

Ensure Safety for All Users and Modes (Policy 1)
Apply Multimodal Street Designs (Policy 2)
Design Transportation Infrastructure to Address Land Use Context (Policy 3)
Focus Investments on Improving Connections and Closing Gaps (Policy 4)
Minimize Thoroughfare Widths (Policy 5)
Improve Pedestrian and Bicycle Crossings (Policy 6)
Target Transit Investments (Policy 7)
Ensure a Well-Maintained System (Policy 8)
Cary’s transportation requirements for development are a reflection of the Move Chapter
policies. Planned improvements illustrated on the adopted Move chapter maps were
developed to ensure the safety and accommodation of all users and modes, reflect land
use considerations, provide additional system connections, close gaps, and minimize
thoroughfare widths wherever possible.
Staff Analysis:
Yates Store Road
Existing Road Cross Section: Thoroughfare – 4-lane, landscaped median – 100 foot rightof-way
Future Yates Store Road: Thoroughfare – 4-lane, landscaped median – 100 foot right-ofway
Transit: There are no existing or planned GoCary or GoTriangle routes near the subject
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properties.

CRITERIA FOR CONSIDERATION IN REVIEWING COMPREHENSIVE PLAN AMENDMENTS
Section 3.2.2(B) of the Land Development Ordinance states that proposals to amend the
Comprehensive Plan shall be evaluated based upon whether the amendment is necessary in
order to address conditions including, but not limited to, the following:
1. A change in projections or assumptions from those on which the Comprehensive Plan
is based;
2. Identification of new issues, needs, or opportunities that are not adequately
addressed in the Comprehensive Plan;
3. A change in the policies, objectives, principles, or standards governing the physical
development of the or any other geographic areas addressed by the Comprehensive
Plan; or
4. Identification of errors or omissions in the Comprehensive Plan.
Analysis: Items 1 and 4 above apply to the portion of the site that is currently designated as
LDR, since it appears that area should have been designated as MDR in the 2012 Joint
Plan, since, at that time, Weldon Ridge PDD allowed up to 5 dwellings per acre there. In
addition, the existing OFC/INS portion of the site was also based on Weldon Ridge PDD
zoning, which anticipated a church, parochial school, and daycare. In the event, plans for
the parochial school became unfeasible for the original landowner, resulting in shifts in
parcel boundaries and ownership, and thence leading the owners to explore alternatives.
PRELIMINARY STAFF RECOMMENDATION
Based on the analysis in this staff report, Town Staff’s preliminary recommendation is for
approval of this Comprehensive Plan Amendment request, but with density label rounded to
the nearest tenth. At the time of writing, staff recommends a rounded label of “Max. 3.3
dwellings/acre,” however a verbal update regarding this aspect of the recommendation will
be given at the July 24 Planning Board meeting, subsequent to action by the Chatham
County Board of Commissioners on July 17, 2017.
Rationale for Recommendation



The proposed amendment is consistent with the Guiding Principles of the
Chatham-Cary Joint Land Use Plan.
The proposed amendment is consistent with the relevant Policies from the Cary
Community Plan.
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The portion of the site currently designated as LDR should have been designated
as MDR at time of Joint Plan adoption in 2012 in order to be consistent with
existing zoning at that time.
Parcel boundaries and ownership have shifted somewhat since 2012 and/or since
original adoption of the PDD.
The original intention of the PDD for the subject OFC/INS area was to provide an
area for a church, parochial school, and daycare. However, the plans and needs of
the associated stakeholders changed over the last decade, as the parochial school
stakeholders cancelled their plans for the school. In the ensuing years, the
property owners have been diligently searching for another school user.
The site owners wish to pursue a PDD rezoning request, to change the allowed
uses in the tract corresponding to the Joint Plan’s LDR area to allow a school, and
to change a portion of the tract corresponding to the Plan’s OFC/INS area to MDR.
However, pursuant to the 2012 Interlocal Agreement for the Chatham-Cary Joint
Land Use Plan, such a rezoning cannot be pursued without first obtaining a
corresponding plan amendment.
The area currently designated as OFC/INS on the Joint Plan Map has low suitability
for office uses, due to limited visibility from a major thoroughfare, access from a
single thoroughfare, and a location at the western edge of Cary. However,
institutional uses such as churches, schools, and daycares may be feasible for a
limited amount of OFC/INS land in this area.
The proposed MDR area would provide housing with direct access to Town of Cary
parkland, and to the American Tobacco Trail and Town greenway connections.
Under the new Cary Community Plan, the Town no longer uses either density-based
residential classifications (such as the Joint Plan’s LDR and MDR). While some of
the Special Planning Area’s (SPA’s) Future Growth Framework Maps do include
notes and labels that provide additional, detailed recommendations for subareas
of SPA’s, the use of highly-specific density recommendations – such as the
applicant’s proposed label of “Max. 3.4 dwellings/acre” on the MDR subarea – are
generally avoided, since such specificity is more appropriate to zoning than to a
comprehensive plan.
Nevertheless, in a spirit of cooperation with Chatham County, staff feels that the
use of the proposed density-specific map label is acceptable in this instance if it
provides added comfort and assurance for the Chatham Planning Board and/or
Board of Commissioners. However, staff would recommend using a label having a
single decimal place of precision, such as 3.4 or 3.3, rather than the Chatham
Planning Board’s recommended “3.31 units/acre” label. (Note: Once the
proposed MDR section of the plan is actually built, the label can always be
removed as part of the plan’s 10-year update in 2022.)

#2581
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POLICIES
APPLICABLE TO
Below is a list of all the policies found in the Cary Community Plan.
17-CPA-01,
Within the Cary Community Plan document, each policy is
WELDON RIDGE
accompanied by detailed description and intent statements. Based on (Analysis of
staff review and analysis of the descriptions and intent of all of the
applicable
Plan’s policies, the following policies appear to be applicable to this
policies is
case.
provided in the
staff report.)
LIVE Policies
Policy 1: Maintain Neighborhood Character
Policy 2: Provide More Housing Choices for All Residents
Policy 3: Provide for More Housing Options in New Neighborhoods
Policy 4: Provide the Greatest Variety of Housing Options in Mixed Use
Centers
Policy 5: Support Residential Development on Infill and
Redevelopment Sites
Policy 6: Encourage and Support the Provision of Affordable Dwellings
WORK Policies
Policy 1: Grow A Sustainable and Diversifying Workforce
Policy 2: Enhance Locational Appeal to Businesses and Workers
Policy 3: Retain and Grow Existing Cary Businesses
Policy 4: Diversify Cary’s Economy
Policy 5: Attract New, High Value Businesses
Policy 6: Attract and Nurture Small Businesses
Policy 7: Ensure the Economic Growth and Vitality of Downtown
Policy 8: Support the Locational Needs of New and Expanding Firms
Policy 9: Promote High Quality Education
Policy 10: Reserve and Provide Employment Sites in Selected
Commercial Mixed Use and Destination Centers
Policy 11: Reserve and Provide Employment Sites in Traditional Office
Parks
Policy 12: Transform Selected Office Parks into Employment Mixed
Use Campuses
SHOP Policies
Policy 1: Facilitate Redevelopment of Underperforming Commercial
Centers
Policy 2: Focus Commercial Uses within Commercial Mixed Use
Centers, Destination Centers, Downtown, and Shopping Centers
Policy 3: Support the Development of a Limited Number of
Destination Centers
ENGAGE Policies
PRCR Plan Goal 1 - Maintain a diverse and balanced park and open

space system as the Town of Cary grows.
PRCR Plan Goal 2 - Provide Cary citizens with a highly functional, safe,
well-maintained greenway network that provides recreation,

transportation, and education opportunities and wildlife benefits.

17-CPA-01 Cary Community Plan Policies

Attachment: 17-CPA-01 Cary Community Plan Policies (2581 : 17-CPA-01 Weldon Ridge CPA)

POLICIES CONTAINED IN THE CARY COMMUNITY PLAN
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PRCR Plan Goal 3 - Provide a mix of recreation and cultural arts
programs responsive to a growing and diverse population.
PRCR Plan Goal 4 - Enhance program planning and market analysis
efforts to more strategically deliver services.
PRCR Plan Goal 5 – Provide an equitable distribution of public indoors
recreation spaces in Cary that is sustainable.
PRCR Plan Goal 6 - Maintain quality cultural arts facilities that
celebrate Cary’s history and diversity.
PRCR Plan Goal 7 - Manage the Town’s competitive Sports Venues so
they are financially sustainable, continue to attract regional and
national events, and are considered an asset by all citizens.
PRCR Plan Goal 8 – Expand special use facilities in response to
community needs, trends, and funding and partnership opportunities.
PRCR Plan Goal 9: Incorporate best management and planning
practices to ensure quality services and efficient use of resources.
Cary Public Art Vision: Promote public art through site-specific and
community-specific artworks that enhance the public realm, deepen a
sense of place and civic identity, stimulate community dialogue and
transform Cary’s public spaces into vibrant and meaningful places.
HPMP Goal 1: Establish Fair and Effective Processes and Policies For
Preservation
HPMP Goal 2: Preserve, Protect and Maintain Cary’s Historic
Resources
HPMP Goal 3: Preserve Historic Contexts
HPMP Goal 4: Raise Awareness of Historic Preservation
HPMP Goal 5: Document, Preserve and Share Cary’s Culture &
Heritage
SHAPE Policies
Policy 1: Distribute Shopping Centers, Commercial Mixed Use Centers,
and Destination Centers Across Town
Policy 2: Focus the Most Intense Types of Development in Strategic
Locations
Policy 3: Encourage Mixed Use Development
Policy 4: Support and Facilitate Redevelopment and Infill Development
Policy 5: Support the Revitalization of Targeted Redevelopment
Corridors
Policy 6: Provide Appropriate Transitions Between Land Uses
Policy 7: Provide Opportunities for a Limited Set of Non-Residential
Uses Outside of Commercial Centers
Policy 8: Preserve and Maintain Cary’s Attractive Appearance and
Quality of Development
Future Growth Framework [Map] and Development Category (plan
pages 93-108)
Eastern Cary Gateway Special Planning Area Policies
Policy 1: Foster Development of a Compact Mixed Use, and High
Density Destination Center
Policy 2: Improve the Visual Experience of Gateway Corridors

17-CPA-01 Cary Community Plan Policies
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Policy 3: Require Connectivity and Accessibility Within and Between
Developments
Policy 4: Partner with the City of Raleigh on Joint Planning Initiatives
Supportive of Eastern Cary Gateway and the Larger Area
Future Growth Framework [Map] for Eastern Cary Gateway SPA (plan
pages 124-132)
Downtown Special Planning Area Policies
Policy 1: Foster Downtown’s Authentic Character
Policy 2: Encourage All Downtown Subareas to Share a Common
Identity
Policy 3: Foster the Development of Connected and Cohesive
Downtown Subareas
Policy 4: Balance Transportation Investments to Support Accessibility
of All Modes
Policy 5: Encourage Downtown Reinvestment and Redevelopment
Policy 6: Support a Range of Uses in Downtown
East Chatham Gateway Subarea recommendations (plan pages 149143)
North Academy Subarea recommendations (plan pages 154-158)
Central Chatham Subarea recommendations (plan pages 159-163)
South Academy Subarea recommendations (plan pages 164-168)
West Chatham Gateway Subarea recommendations (plan pages 169173)
Carpenter Special Planning Area Policies
Policy 1: Protect Historic Properties and Places
Policy 2: Encourage Compatible Infill Development and Uses within the
Carpenter Crossroads Area
Policy 3: Design New Neighborhoods in the Southern Section of the
Special Planning Area to Complement the Historic Context
Policy 4: Design New Neighborhoods in the Northern Section of the
Special Planning Area that Complement the Historic Rural Character of
Carpenter
Policy 5: Use Roadway and Streetscape Designs that Reinforce the
Historic Character of Carpenter
Future Growth Framework [Map] for Carpenter SPA (plan pages 187192)
Green Level Special Planning Area Policies
Policy 1: Maintain Land Use Transition
Policy 2: Respect Heritage and Open Space
Policy 3: Require Suburban Amenities Along Roadways
Policy 4: Support Development of a Signature Mixed Use Destination
Center
Future Growth Framework [Map] for Green Level SPA (plan pages 203206)
Chatham-Cary Joint Land Use Plan Guiding Principles
Within one mile of the mean pool elevation of Jordan Lake (i.e., of the
lake shore), avoid all nonresidential development, and allow
residential densities of no more than one dwelling per acre

17-CPA-01 Cary Community Plan Policies

Attachment: 17-CPA-01 Cary Community Plan Policies (2581 : 17-CPA-01 Weldon Ridge CPA)
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Attachment: 17-CPA-01 Cary Community Plan Policies (2581 : 17-CPA-01 Weldon Ridge CPA)

Preserve the rural character of the bulk of this area, while allowing for
balanced growth and development.
Protect the property rights of residents and landowners in the Joint
Plan area.
Ensure public involvement in the development and implementation of
the Joint Land Use Plan.
Use the future availability of public utility services to guide and direct
growth to minimize water quality impacts on Jordan Lake Reservoir.
Focus the most intense land uses close to the eastern boundary of the
plan area and the major transportation facilities, and maintain very
low intensity and very low density uses westward towards Jordan Lake
Reservoir.
Encourage limited economic development in the area that capitalizes
on its geographic location relative to major employment and
population centers.
Balance the amount of future development with the capacity of the
transportation system.
Create a sense of place that is distinct, attractive, and of high quality –
an area recognized within the Triangle region for its high quality of life.
Preserve key open space, especially where needed to protect water
quality.
MOVE Policies
Policy 1: Ensure Safety for All Users and Modes
Policy 2: Apply Multimodal Street Designs
Policy 3: Design Transportation Infrastructure to Address Land Use
Context
Policy 4: Focus Investments on Improving Connections and Closing
Gaps
Policy 5: Minimize Thoroughfare Widths
Policy 6: Improve Pedestrian and Bicycle Crossings
Policy 7: Target Transit Investments
Policy 8: Ensure a Well-Maintained System
SERVE Policies
Policy 1: Provide Services and Facilities for Current and Future
Generations That Balance High Quality and Affordability
Policy 2: Provide Safe, Reliable Water and Wastewater Service
Policy 3: Encourage Environmentally Responsible Stormwater
Management
Policy 4: Ensure Long-Term, Cost-Effective, and EnvironmentallyResponsible Disposal of Waste
Policy 5: Protect and Restore Open Space and the Natural
Environment
Policy 6: Improve Air Quality
Policy 7: Improve Energy Efficiencies and Sustainable Energy Practices
Policy 8: Integrate Concepts of Resiliency and Adaptation into Planning
Practices
Policy 9: Preserve and Protect the Urban Tree Canopy
Policy 10: Support Local Food Systems
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Policy 11: Support Expansive and Cutting-Edge Information Technology
Infrastructure
Policy 12: Provide Exemplary and Timely Emergency Services

17-CPA-01 Cary Community Plan Policies
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Applicant’s Justification Statement (17-CPA-01, Weldon Ridge)

(1) A change in projections or assumptions from those on which the Comprehensive Plan is based;
Applicant’s Comments:
This is a request to amend the Chatham Cary Joint Land Use Plan Map. The current land use
designation is Office/Institutional. The proposed land use designation is Medium Density
Residential. The Joint Land Use Plan Amendment affects property that is in the Town Limits of Cary
and located within the Weldon Ridge PDD. The amendment affects a portion of Parcel 19865.
Accompanying the request to amend the Joint Land Use Plan is a proposal to amend a portion of
the Weldon Ridge PDD. The Weldon Ridge PDD was approved by the Town of Cary in March of
2004. The PDD was approved with a school and church parcel. This parcel is referred to as S-1 in
the adopted Weldon Ridge PDD. When the Chatham Cary Joint Land Use Plan was adopted in
2012, the S-1 parcel was designated as Office/Institutional on the Land Use Plan. The land use
category reflected the approved land use in the Weldon Ridge PDD. The request to amend the PDD
is triggering the proposed amendment to the Joint Land Use Plan. The parcels being affected in the
PDD and thus the Joint Land Use Plan are S-1 and SF-6.
The current S-1 parcel is approved for a church, school, day care, and preschool. The adjacent SF6 parcel is approved for residential uses with a density of 5 dwelling units per acre. The uses
approved for SF-6 are detached dwellings, patio homes, attached residential, zero lot line and
neighborhood recreational facility with a minimum lot size of 5,200 square feet for detached
residential.
The PDD amendment shows the school being located on SF-6 and a portion of S-1. Since schools
and churches are permitted in residential zoning districts, the location of the school in SF-6 does not
require an amendment to the Joint Land Use Plan.
What is triggering the amendment to the Joint Land Use Plan is the location of residential uses on a
portion of S-1 in the Weldon Ridge PDD that is currently designated as Office/Institutional on the
Joint Land Use Plan.
The amendment to the Joint Land Use Plan proposes changing a portion of the Office/Institution
land use category to Medium Density Residential.
The current approved density for SF-6 is 5.0 dwelling units per acre. The proposed density for SF-6
is 3.3 dwelling units per acre. The current overall density for the Weldon Ridge PDD is 2.46 dwelling
units per acre. The proposed overall density for the Weldon Ridge PDD is 2.41 dwelling units per
acre. Both current and proposed densities fall under the Medium Density Residential category found
in the Chatham Cary Joint Land Use Plan.

Attachment: 17-CPA-01 Applicant’s Justification Statement (2581 : 17-CPA-01 Weldon Ridge CPA)

Section 3.2.2(B) of the Land Development Ordinance states that proposals to amend the Comprehensive
Plan shall be evaluated based upon whether the amendment are necessary in order to address
conditions including, but not limited to, the following four conditions. Please describe whether and how
the proposed plan amendment satisfies one or more of these conditions:

Here is the proposed breakdown of the land use categories. S-1(a) school parcel is approximately
16.06 acres. SF-6 residential parcel is approximately 34.74 acres. S-1 (b) is approximately 19.77
acres. S-1 (b) is part of the original S-1 parcel and is approved for a school, church, day care and
preschool. The total acreage for S-1 (a) and S-1 (b) is approximately 35.83 acres. This part of the
Joint Land Use Plan will remain Office/Institutional. It is the SF-6 parcel that is being proposed for
Medium Density Residential.

Packet Pg. 251

E.4.b

It is important to point out that the portion of the Joint Land Use Plan being affected by the
amendment is east of the American Tobacco Trail. North and west of the property is Town of Cary
parkland. This in affect separates the affected property from other portions of the Joint Land Use
Plan. The property is more than a mile from the critical area of Jordan Lake. The PDD amendment
increases the size from a minimum of 5,200 square feet to a minimum of 8,000 square feet. This is
more in keeping with the residential development in the area.
In conclusion, the proposed Plan Amendment is justified and in keeping with the spirit of the
Chatham Cary Joint Land Use Plan.
Three (3) maps are included with the request, the proposed Joint Land Use Plan Map showing the
affected area of the proposed amendment and the current and proposed Master Land Use Plan for
Weldon Ridge PDD.
(2) Identification of new issues, needs, or opportunities that are not adequately addressed in the
Comprehensive Plan;
Applicant’s Comments:
The amendment provides an opportunity for the school to be built. Given the amount of growth that has and is
continuing to occur in this area, the need still exists for a school.
The density for SF-6 is being reduced. The lot size for detached residential units is being increased. The
current approved density for SF-6 is 5.0 dwelling units per acre. The proposed density for SF-6 is 3.3 dwelling
units per acre.
Based on the numbers found on the Town’s website for the Weldon Ridge PDD, the current overall density for
the Weldon Ridge PDD is 2.46 dwelling units per acre. The proposed overall density for the Weldon Ridge
PDD is 2.41 dwelling units per acre. Both current and proposed densities fall under the Medium Density
Residential category found in the Chatham Cary Joint Land Use Plan. In fact with this amendment the overall
density is being slightly reduced.
Here is the proposed breakdown of the land use categories. S-1(a) school parcel is approximately 16.06 acres.
SF-6 residential parcel is approximately 34.74 acres. S-1 (b) is approximately 19.77 acres. S-1 (b) is part of
the original S-1 parcel and is approved for a school, church, day care and preschool. The total acreage for S-1
(a) and S-1 (b) is approximately 35.83 acres. This part of the Joint Land Use Plan will remain
Office/Institutional. It is the proposed SF-6 parcel that is being proposed for Medium Density Residential.

(3) A change in the policies, objectives, principles, or standards governing the physical development of
the Town or any other geographic areas addressed by the Comprehensive Plan; or
Applicant’s Comments: With this amendment, the proposed residential lot sizes are being increased
to more closely align with the lot sizes envisioned for this area. The minimum of 8,000 square feet
corresponds with the definition of low density.

Attachment: 17-CPA-01 Applicant’s Justification Statement (2581 : 17-CPA-01 Weldon Ridge CPA)

As stated above, the boundaries of the existing S-1 parcel and SF-6 parcel are being rearranged.
The Joint Plan still maintains the Office/Institutional category with additional vacant land available for
Office/Institutional development. The proposed medium density residential designation is in keeping
with what is already approved within the Weldon Ridge PDD.

(4) Identification of errors or omissions in the Comprehensive Plan.
Applicant’s Comments: There are no errors or omissions in the Comprehensive Plan. The
proposed Plan Amendment is justified and in keeping with the spirit of the Chatham Cary Joint Land
Use Plan.
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Staff Report for Planning and Zoning Board
Meeting Date: July 24, 2017
17-REZ-03 Terramor Rezoning
Purpose: Consider a recommendation on a proposed rezoning request
Prepared by: Debra Grannan, Planning
Speaker: Debra Grannan, Planning
Executive Summary: The applicant, Terramor Homes, Inc., has requested the Town consider an amendment to
the Town of Cary Official Zoning Map by applying initial Town of Cary zoning of Residential 12 Conditional Use
(R-12-CU), Watershed Protection Overlay District (Jordan Lake Subdistrict) and Conservation Residential
Overlay District (CROD) to approximately 32.22 acres. The subject property is located northwest of the
intersection of White Oak Church Road and Green Level West Road and is currently in Wake County’s
jurisdiction with a zoning designation of Residential 40 Watershed (R-40-W.) The applicant has proposed
zoning conditions to limit the density to a maximum of two (2) dwelling units per acre and to exceed Land
Development Ordinance (LDO) standards for community gathering space.
There is an associated Owner-Initiated Annexation Petition – 17-A-03.
Preliminary Recommendation: Staff recommends approval of this rezoning request with the conditions as
proposed by the applicant. See below for more information on the recommendation.
Planning and Zoning Board Recommendation: The recommendation will be provided to Town Council following
the P&Z Board meeting.

NOTE: The purpose of the rezoning is to determine whether or not the land uses and
densities allowed in the proposed zoning district are appropriate for the site. Section
3.4.1(E) of the Land Development Ordinance sets forth the criteria that should be
considered in reviewing rezonings. Technical design standards of the Land Development
Ordinance are addressed during review of the site or subdivision plan.
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Click the map to see surrounding development activity.
SUBJECT PARCELS
Property Owner(s)
Thomas Gerald Cloer Sr.
Joyce Lowery Cloer
4112 Green Level West Road
Apex, NC 27523
Joel and Roxan Daughtridge
1713 White Oak Church Road
Apex, NC 27523
Claudia Smith Horton
4132 Maple Springs Drive
Apex, NC 27523
Bertha C. Hatley Heirs
55 Sallie Drive
Smithfield, NC 27577

County Parcel
Numbers

Real Estate IDs

Deeded Acreage

0723374182

0041991

2.0 ±

0723370751

0147862

1.36

0723287150

0160420

3.00

0723267873

0029389

2.59
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Edward Hatley
4136 Green Level West Road
Apex, NC 27523
Barry R Knapp
4124 Green Level West Road
Apex, NC 27523

Narendra Reedy Meka
1708 Corwith Drive
Morrisville, NC 27560
Johnny Michael and
Carole Ann Sanders
4128 Maple Springs Drive
Apex, NC 27523
Wilton Williams, Jr.
4133 Maple Springs Drive
Apex, NC 27523
Total Area

0723269900

0029382

0.75

0723370201

0094872

10.95

0723375430

0412430

4.41

0723377141

0049144

1.35

0723370979

0143496

3.25

0723277765

0124160

2.56
32.22

OVERVIEW
Acreage
General Location

32.22 +/Northwest of the White Oak Church Road and Green Level West
Road intersection.
Schedule
Town Council Public
Planning & Zoning
Town Council
Hearing
Board
June 8, 2017
July 24, 2017
TBD
Existing Zoning District(s)
Wake County Residential 40 Watershed (R-40-W)
Existing Zoning Conditions
None
Proposed Zoning District(s) Residential 12 Conditional Use (R-12-CU)
and Watershed Protection Overlay District (Jordan Lake
Subdistrict)
Proposed Zoning Conditions
1. Residential density for new development of the property
shall be no greater than two (2) dwelling units per acre.
2. Uses shall be limited to detached residential and
neighborhood recreation.
3. The lot area for residential lots shall be calculated based
on the actual lot size and shall not include any adjacent
land area which is located within a riparian buffer.
4. No site plan for new development on the subject property
shall be approved without provisions for two (2) or more
community gathering spaces together totaling no less
than 10, 000 square feet.
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Town Limits

Applicant

Applicant’s Contact

Staff Contact

The subject property is located outside the corporate limits and
the Town of Cary ETJ. An owner-initiated annexation petition,
17-A-03, has been submitted by the property owners in
conjunction with this rezoning request.
Pablo Reiter
Terramor Homes, Inc.
7208 Falls of Neuse Road, Suite 201
Raleigh, NC 27615
Jason Barron
Morningstar Law Group
630 Davis Drive, Suite 200
Morrisville, NC 27560
Debra Grannan
Senior Planner
(919) 460-4980
Debra.grannan@townofcary.org

SUMMARY OF REQUEST
The applicant, Terramor Homes, Inc., has requested the Town apply initial Town of Cary
zoning of Residential 12 Conditional Use (R-12-CU) to 10 parcels of land comprising
approximately 32.22 acres. The subject property is located within the Green Level Special
Planning Area of the Cary Community Plan, but is located outside the Green Level Historic
District.
The applicant has proposed to limit the use to detached residential and limit the maximum
density to two (2) dwelling units per acre. The LDO requires the development to provide a
minimum of 5,000 square feet of community gathering space. The applicant has offered a
zoning condition to provide an additional 5,000 square feet of community gathering space.
The applicant has also offered a zoning condition that states that lot area calculations shall
not include any land area in adjacent riparian buffers.
SUMMARY OF PROCESS AND ACTIONS TO DATE
Notification
Notice of the public hearing on the proposed rezoning was mailed to property owners within
800 feet of the subject property, published on the Town’s website and posted on the subject
property.
Neighborhood Meeting
A neighborhood meeting for the proposed rezoning was facilitated by Planning staff at Cary
Town Hall on Wednesday, February 1, 2017. According to the information submitted by the
applicant, 10 nearby property owners attended the meeting. Questions and concerns
expressed at the meeting included density, development regulations, and traffic and road
access concerns, and are summarized in the attached meeting minutes submitted by the
applicant.
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Attached are the applicant’s responses to the justification questions contained in the
application form. Please note that these statements are that of the applicant and do not
necessarily represent the views or opinions of the Town of Cary.
Town Council Public Hearing (May 25, 2017)
Staff presented an overview of the request and summarized the conditions proposed by the
applicant. The applicant provided a justification for the rezoning request and described how
the request was consistent with the Cary Community Plan polices.
No one spoke during the public hearing.
During their discussion, several council members remarked favorably on the applicant’s
proposed condition to not include stream buffer area as part of the lot area calculation. One
council member asked what the buffer requirements were adjacent to the American
Tobacco Trail. Staff noted that there was a strip of land owned by Wake County separating
the subject property from the trail, and indicated they would follow up on buffer
requirements.
Changes since the Town Council Public Hearing
No changes to zoning conditions. Staff noted in this report that a 50-foot buffer area is
required for development adjacent to the American Tobacco Trail.
SITE CHARACTERISTICS AND CONTEXT
Streams: Cary’s most recent GIS maps indicate the presence of streams on portions of the
subject properties. Field determination of such features shall be required at the time of
development plan review.
Adjacent Zoning and Uses:
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Weddington
1.5 du/acre

Enclave
3 du/ac

The subject property is currently located in Wake County with a zoning designation of
Residential 40 Watershed (R-40-W). The same zoning applies to the land to the east and
west of the site. To the east the land use is detached residential. To the west is a small
area of vacant property which is owned by Wake County. Adjacent to that vacant land is the
American Tobacco Trail. To the north is land owned by the White Oak Baptist Church. That
property is currently vacant and a rezoning application is in review for a proposed townhome
development.
South of the subject property, on the opposite side of Green Level West Road, is land which
is under Apex’s jurisdiction. There are two residential developments currently under
construction, Weddington with a density of 1.5 dwelling units per acre and Enclave with a
density of 3 dwelling units per acre.
CARY COMMUNITY PLAN CONFORMANCE AND ANALYSIS
Consideration of the rezoning request will be primarily informed by weighing the priorities of
the CCP policies identified as most relevant for this case. Given the location and the
proposed use for the parcel and the condition offered by the applicant regarding lot area
calculations, the primary policies to be considered are: LIVE Policies 1- Maintain
Neighborhood Character, 2 - Provide More Housing Choices, and 5 - Support Residential
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Development on Infill and Redevelopment Sites, and SHAPE Policy 6 – Provide Appropriate
Transitions between Land Uses
Policy

Analysis

LIVE Policies
Policy 1: Maintain Neighborhood Character
Staff Observation: Redevelopment can present an opportunity to modernize homes and
neighborhoods, while also upholding the character and design of a neighborhood.
The proposed density of two dwelling units per acre provides a gradual change from the
existing development in the vicinity. It is also compatible with the recently approved Apex
developments to the south; which include the Enclave with an approved density of three
dwelling units per acre and the Weddington neighborhood with 1.5 dwelling units per acre.
Furthermore, the applicant’s proposed condition to calculate lot area based on actual lot area
and not take credit for area in stream buffers supports development that is closer to the
character of existing neighborhoods in the vicinity.
Policy 2: Provide More Housing Choices for All Residents
Staff Observation: The proposed zoning of R-12-CU does not in itself offer a variety of housing
options in terms of dwelling type; but the ¼ acre lot size may create some flexibility in terms of
lot size in the vicinity. This would nevertheless be consistent with the vision for this area
(Neighborhoods west of Flat Branch) outlined in the Cary Community Plan which assumes a
less dense bucolic appearance that “blends rural character with green suburban
neighborhoods” with housing mainly composed of detached dwellings largely on ¼ acre lots.
Policy 5: Support Residential Development on Infill and Redevelopment Sites
Staff Observation: The intent of this policy is to promote and support context sensitive
development which is compatible with, and sensitive to, the transition to neighboring
properties. The proposed rezoning would provide both a sympathetic transition to the mostly
large lot existing housing developed under Wake County’s jurisdiction and the newer
neighborhoods currently being developed both in Cary and in Apex. This proposed rezoning
would thus support the aims of this policy.
Furthermore, there are a number of existing homes on the subject property; redevelopment
may present an opportunity to modernize the homes in the vicinity.
ENGAGE: Goals from the Parks, Recreation and Cultural Resources Master Plan
PRCR Plan Goal 1 - Maintain a
diverse and balanced park and open
space system as the Town of Cary
grows.

According to the Parks, Recreation and Cultural
Resources Facilities Master Plan, the subject property
is located approximately a ½ mile south of the P-003
future park site on White Oak Church Road, and is
adjacent to the American Tobacco Trail.
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PRCR Plan Goal 2 - Provide Cary
citizens with a highly functional, safe,
well-maintained greenway network
that provides recreation,
transportation, and education
opportunities and wildlife benefits.

The Master Plan proposes no public park site on the
subject properties, and does not propose the site for
conservation open space.
A recreation fund payment or park land dedication will
be required in accordance with the Land Development
Ordinance. Staff recommends a recreation fund
payment at development.

Engage: Goals from the Historic Preservation Master Plan
HPMP Goal 2: Preserve, Protect and
Maintain Cary’s Historic Resources
HPMP Goal 3: Preserve Historic
Contexts
SHAPE Policies

There are no documented historic resources on the
subject properties.

Policy 4: Support and Facilitate Redevelopment and Infill Development
The proposed rezoning may facilitate a redevelopment project.
Policy 6: Provide Appropriate Transitions Between Land Uses
Staff Observation: This policy is designed to address transitions between different types and
intensities of land uses. It is likely based on current development proposals and rezoning
requests that the land uses adjacent to this development will be residential with similar land
use intensities. Cary’s LDO standards for a perimeter buffer to the north will be determined
based on the future development plans for that area. To the east, no buffers will be mandatory
(although they may be instituted by the developer) as the LDO does not require buffers
between developments of detached residential dwellings that are on lots of 8,000 square feet
or larger. To the west, a minimum 50-foot Type A buffer will be required between the lots and
the American Tobacco Trail to create a vegetative transition between the trail and any future
residential development.
Policy 8: Preserve and Maintain Cary’s Attractive Appearance and Quality of Development
Staff Observation: This is achieved, in part, by the support of context sensitive development
which creates visual harmony with surrounding land uses and through the use of appropriate
transitions. As indicated above, Cary’s LDO standards for buffers and building setbacks will
help to ensure an attractive appearance in residential developments. Furthermore, Cary’s
LDO standards for buffers and building setbacks help to ensure an attractive appearance in
residential developments.
Green Level Special Planning Area Policies
Policy 1: Maintain Land Use Transition
Staff Observation: The proposed development presents an opportunity to provide a transition
between the Green Level West Road Thoroughfare and existing detached residential dwellings
in the vicinity. The Cary Community Plan supports the use of “context sensitive” thoroughfare
and streetscape designs in the Green level SPA.
Policy 2: Respect Heritage and Open Space
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Staff Observation: The LDO has standard requirements for open space and community
gathering areas. For a site with greater than 20 acres, the requirement is 5,000 square feet.
The applicant has offered a zoning condition to exceed the amount of required community
gathering area by an additional 5,000 square feet.
The standard 50-foot-wide streetscape adjacent to Green Level West Road may not totally
shield the development from off-site views; however, some of this land area was cleared
previously for detached residential development under Wake County.
Policy 3: Require Suburban Amenities Along Roadways
Staff Observation: Because it is a thoroughfare, a 50-foot-wide streetscape buffer shall be
required adjacent to Green Level West Road. White Oak Church Road is designated as a local
street and therefore, no streetscape buffer is required per the LDO.
Future Growth Framework map:

Site

MOVE: Comprehensive Transportation Plan
Cary’s transportation requirements for development are a reflection of the Move Chapter
policies. Planned improvements illustrated on the adopted Move chapter maps were
developed to ensure the safety and accommodation of all users and modes, reflect land use
considerations, provide additional system connections, close gaps and minimize thoroughfare
widths wherever possible.
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Green Level West Road
Existing Road Cross Section: 22-foot roadway width in a 60-foot right-of-way
Future Green Level West Road: 4-lane median divided thoroughfare
Future Planned Road Cross Section: 78-foot roadway width in a 100-foot right-of-way
Sidewalks: 5 feet on both sides
Bicycle Lanes: 14-foot-wide outside lanes on both sides
Improvements Being Considered by the Town of Cary as Part of Ongoing Budgeted Capital
Projects: N/A
White Oak Church Road
Existing Road Cross Section: 20-foot roadway width in a 70-foot right-of-way
Future White Oak Church Road: Collector Avenue
The right-of-way and road section dimensions for collectors and collector avenues are general
in nature as shown in the Move Chapter of the Cary Community Plan. Specific dimensions
shall be determined at the time of Development Plan by the Development Review Committee
(DRC). Additional right-of-way and road section widths beyond those indicated in the Cary
Community Plan may be required to accommodate turn lanes, bike lanes and medians at
intersections. The land uses, layout and access proposed at the Development Plan stage may
also result in the additional need for right-of-way and road section widths.
Transit: There are no existing or proposed GoCary routes in the immediate vicinity of the
subject property
Note: Streets in Cary are typically constructed or widened in increments, with developers
generally completing the half-width section along their frontage when the property is
developed. Construction of off-site improvements are not required but may be voluntarily
offered as zoning conditions by applicants for rezoning cases. In some cases construction of
off-site improvements may be required by NCDOT.
KEY REQUIREMENTS OF THE LAND DEVELOPMENT ORDINANCE
Density and Dimensional Standards

Max. Gross Density

Existing Zoning District
R-40-W (Wake County)

Proposed Zoning District
R-12 Conditional Use

1.00

2.0 (per zoning condition)

(Dwelling Units/Acre)

Min. Lot Size 1
(Lot Size)
Minimum Lot Width
Roadway Setback
(Feet)

40,000

12,000 Sq. Ft.

110

80 Ft. (90 for corner lot)

30

From thoroughfare: 50
From collector avenue: 30
From other streets: 20
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Side Yard Setback 1

15

10

Rear Yard Setback 1

30

25

Maximum Building
35 feet (May be increased by one foot for every additional foot
Height
provided between building footprint and minimum required setback).
1 Unless a zoning condition voluntarily offered by the applicant states otherwise, where a
regulatory stream buffer forms a rear or side property line of a lot, and pursuant to NCGS
143-214.23A(f), the Town must attribute to each lot abutting the stream buffer a
proportionate share of the stream buffer area (a) for purposes of lot area requirements
(i.e., the portion of the stream buffer between the applicable lot line and the near edge of
the associated stream will be included for the purpose of determining if the minimum lot
size requirement of the LDO is satisfied); and (b) for purposes of calculating the minimum
rear or side setback and perimeter buffer if applicable (i.e., the setback or buffer will be
measured from the near edge of the associated stream instead of from the actual
property boundary).
Note:
The applicant has offered a zoning condition to not include regulatory stream buffer area
as part of the lot area calculations.
Perimeter Buffers and Streetscape
According to Chapter 7 of the Land Development Ordinance, a 50-foot-wide streetscape
buffer will be required adjacent to Green Level West Road. Because it is a local street, no
streetscape is required adjacent to White Oak Church Road. The property immediately to
the north is currently in review for a proposed townhome development, if approved, a 40foot-wide Type A (opaque) buffer shall be required between it and the proposed detached
residential development. Buffer standards shall be implemented at the time of
development plan review. To the west is vacant land owned by Wake County, and to the
west of that is the American Tobacco Trail. If any portions of the Wake County property are
less than 50 feet in width, the developer of the subject property will be required to provide
buffer area to ensure there is no Cary development within 50-feet of the trail.
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½ of a 40’ A
Buffer

Traffic
The proposed rezoning of 32.22 acres with a maximum density of two dwelling units per
acre would result in a maximum of 64 dwelling units. Based on the ITE Trip Generation
Manual, 9th edition, Land Use Code 210 – Single Family Detached Housing Units, the
proposed rezoning is anticipated to generate approximately 93 am and 89 pm peak hour
trips. The threshold for a traffic study is 100 peak-hour trips; therefore, a traffic study was
not required.
Stormwater
At the time of site plan review, the future plan must meet all stormwater management and
detention requirements of the Land Development Ordinance.
PRELIMINARY STAFF RECOMMENDATION
Based on the analysis in this staff report, Town Staff’s preliminary recommendation is for
approval of the rezoning request with the conditions as proposed by the applicant.
Rationale for Recommendation
 The rezoning request was found to be consistent with policies of the Cary Community
Plan, specifically policies found in the chapters for LIVE and SHAPE.
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The subject site is designated as “Suburban Neighborhood” and is located within the
“Green Level Special Planning Area” on the Future Growth Framework Map. The
zoning conditions proposed by the applicant to limit density, provide additional
community gathering area and measure lot exclusive of stream buffer area serve to
meet the policies of this plan.
The proposed use of detached dwellings is an appropriate land use which is similar in
character to nearby subdivisions.

Note: This is staff’s preliminary recommendation. A separate recommendation will be made
by the Planning and Zoning Board, and the final decision will be made by the Town Council.
Staff’s preliminary recommendation is based on the proposal at the time of this report and a
final staff recommendation will be provided at the time of the Town Council final action.
#2552
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NEIGHBORHOOD MEETING SUMMARY | FEBRUARY 1, 2017 | 6:30 PM |
17-REZ-03 TERRAMOR REZONING
REZONING OF PROPERTY CONSISTING OF +/- 32.22 ACRES
LOCATED IN THE NORTHWEST QUADRANT OF THE INTERSECTION OF WHITE OAK
CHURCH ROAD AT GREEN LEVEL WEST ROAD
(16-REZ-16 WALNUT STREET RETAIL)

Pursuant to applicable provisions of the Land Development Ordinance, a meeting was
held with respect to a potential rezoning with adjacent property owners on Wednesday, February
1, 2017 at 6:30 p.m. The properties considered for this potential rezoning total approximately
32.22 acres, and are comprised of ten (10) parcels located in the northwest quadrant of the
intersection of White Oak Church Road at Green Level West Road in Wake County. This
meeting was held in the Town Council Chambers located in the Cary Town Hall at 316 North
Academy Street in downtown Cary. A summary prepared by the Applicant of the items
discussed at the meeting is attached hereto as Exhibit A. Attached hereto as Exhibit B is a list
of individuals who attended the meeting.

Attachment: 17-REZ-03 Neighborhood Meeting Minutes (2552 : 17-REZ-03 Terramor Rezoning)

REPORT OF MEETING WITH ADJACENT PROPERTY OWNERS
ON FEBRUARY 1, 2017

4833-7621-4593, v. 1
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NEIGHBORHOOD MEETING SUMMARY | FEBRUARY 1, 2017 | 6:30 PM |
17-REZ-03 TERRAMOR REZONING
EXHBIT A
SUMMARY OF DISCUSSION ITEMS

1. Who provides and what level of oversite is there with regard to the need for road
improvements in this area?
a. It was explained that the Town of Cary has traffic engineers that provide oversite
with regard to road improvements. These traffic engineers coordinate with other
municipalities and NCDOT in order to establish an understanding of the expected
level of traffic to the area based on projects approved in other municipalities.
2. How long will this process take?
a. It was explained that a typical rezoning schedule could take about 6 months, after
which a site plan would need to be approved before new development could take
place. It was explained that a site plan approval can take anywhere from 8 to 12
months depending on the complexity of the site and responsiveness of the
applicant.
3. How many entrances will the site be required to provide?
a. It was explained that if there are 100 or more units, the project must have an
entrance on two different streets. Given the acreage and requested density, no
more than 80 homes could be developed, so only one entrance will be required. It
was also explained that the developer may be required to provide stub streets to
allow for future connections to be made.
4. How can we find more information about the Cary Community Plan?
a. It was explained that through the Imagine Cary process over the last four years,
the Town developed the Cary Community Plan with input from citizens and many
other stakeholders. It was explained that the Cary Community Plan is available
online at the Town’s website.
5. Why is this area a special planning area?
a. It was explained that prior to the major overhaul of the Comprehensive Plan, this
area had not been thought of as an area where growth could take place. Many
property owners in the area were of the opinion that they would not sell their land
to be developed. More recently, it appears that line of thinking has changed or is
changing which is what warranted special analysis of this area.
6. When will road widening occur on my property?
a. It was explained that road widening occurs when there is new development, so
unless a particular piece of property is redeveloped, road widening is not expected
to encroach on that property.
7. Will the new development make use of the private road in that area?
a. It was explained that whether the new development could make use of the private
road was a matter of what the original easement that created the private road
entailed.

Attachment: 17-REZ-03 Neighborhood Meeting Minutes (2552 : 17-REZ-03 Terramor Rezoning)

Below is a list of questions or concerns raised by attendees and responses or information
provided by the applicant in response thereto:

4833-7621-4593, v. 1
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Rezoning Justification Statement #2 Required for all rezoning requests

Growth Framework Map: The subject property is within the Green Level West Special Planning Area. Within
that area, the site falls into the sub-district designated as “Neighborhoods West of Flat Branch.” This is
important in that the general plan for this special planning area is that neighborhoods west of the Flat Branch
are planned to be built out a lower density than neighborhoods east of the Flat Branch. Further, the stated
goal within the Special Planning Area is that the aggregate residential density of the entire Special Planning
Area at full build out will be 2.5 dwelling units per acre or less. As conditioned, the proposed plan is consistent
with the Growth Framework Map, and the Green Level West Special Planning Area. What’s more, the
proposed plan goes further by excluding from density calculations any are within a riparian buffer. This has the
effect of further preserving the natural resources of the area.
LIVE Chapter, Policy 5 – Support Residential Development on Infill and Redevelopment Sites
The proposed project will facilitate the redevelopment of an area that has long kept its rural character. Rather
than rapidly increasing density, the proposed plan respects the prevailing rural character of the area by limiting
density to no more than 2 dwelling units per acre. This project is one of the first redevelopments in this region
of the Town, and as such, will help to set a reasonable pace for future development.
SHAPE (Green Level West) Chapter, Policy 1 – Maintain Land Use Transition
The proposed project will facilitate the transition from east to west in the Green Level area by providing lower
density residential development near the western edge, close to Chatham County. In turn, this preserves the
ability to provide more intense suburban development patterns around I-540 near the eastern edge of the
Green Level West area.
SHAPE Chapter, Policy 5 – Support the Revitalization of Targeted Redevelopment Corridors
The proposed project sits along Green Level West, a corridor where conditions have changed over time.
Historically, property owners in this area opposed suburban development and asserted they would not sell for
development. Recently, landowners in this area have become amenable to development, especially since the
opening of the nearby I-540 interchange. The proposed plan is one of the first redevelopment proposals in this
area, but will further encourage reinvestment in properties and/or new infill (re)development. Ultimately, this
will strengthen the visual appeal of the corridor.
SERVE Chapter, Policy 5 – Protect and Restore Open Space and the Natural Environment
Not only does the proposed project offer low density development, it also aims to preserve natural features in
the area by excluding from lot size calculation, any area within a riparian buffer. Ultimately, this means that the
lot sizes will truly be 12,000 square feet or more. The natural features are better served by this condition in
that it acts to further limit density near areas with natural features. Moreover, the plan aims to provide ample
open space for the community’s residents. As conditioned, the development will provide at least twice as
much community gather space as is required by the LDO.

Attachment: 17-REZ-03 Applicant's Justification Statement (2552 : 17-REZ-03 Terramor Rezoning)

Describe how the proposed rezoning is consistent with or supported by the visions and policies of the Cary
Community Plan. Attach additional sheet if necessary.

5
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POLICIES CONTAINED IN CARY COMMUNITY PLAN
Below is a list of all Cary Community Plan policies. Within the Cary Community
Plan document, each policy statement is accompanied by a detailed discussion
of that policy’s intent and objectives. Based on staff review and analysis of the
descriptions and detailed intent of all of the Plan’s policies, staff has identified
the policies specifically applicable to this case.
LIVE Policies
Policy 1: Maintain Neighborhood Character
Policy 2: Provide More Housing Choices for All Residents
Policy 3: Provide for More Housing Options in New Neighborhoods
Policy 4: Provide the Greatest Variety of Housing Options in Mixed Use Centers
Policy 5: Support Residential Development on Infill and Redevelopment Sites
Policy 6: Policy 6: Encourage and Support the Provision of Affordable Dwellings
WORK Policies
Policy 1: Grow A Sustainable and Diversifying Workforce
Policy 2: Enhance Locational Appeal to Businesses and Workers
Policy 3: Retain and Grow Existing Cary Businesses
Policy 4: Diversify Cary’s Economy
Policy 5: Attract New, High Value Businesses
Policy 6: Attract and Nurture Small Businesses
Policy 7: Ensure the Economic Growth and Vitality of Downtown
Policy 8: Support the Locational Needs of New and Expanding Firms
Policy 9: Promote High Quality Education
Policy 10: Reserve and Provide Employment Sites in Selected Commercial
Mixed Use and Destination Centers
Policy 11: Reserve and Provide Employment Sites in Traditional Office Parks
Policy 12: Transform Selected Office Parks into Employment Mixed Use
Campuses
SHOP Policies
Policy 1: Facilitate Redevelopment of Underperforming Commercial Centers
Policy 2: Focus Commercial Uses within Commercial Mixed Use Centers,
Destination Centers, Downtown, and Shopping Centers
Policy 3: Support the Development of a Limited Number of Destination Centers
ENGAGE Policies
PRCR Plan Goal 1 - Maintain a diverse and balanced park and open space
system as the Town of Cary grows.
PRCR Plan Goal 2 - Provide Cary citizens with a highly functional, safe, wellmaintained greenway network that provides recreation, transportation, and
education opportunities and wildlife benefits.

POLICIES
APPLICABLE TO
17-REZ-03
(Analysis of
applicable
policies is
provided in a
separate table
below)
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PRCR Plan Goal 3 - Provide a mix of recreation and cultural arts programs
responsive to a growing and diverse population.
PRCR Plan Goal 4 - Enhance program planning and market analysis efforts to
more strategically deliver services.
PRCR Plan Goal 5 – Provide an equitable distribution of public indoors
recreation spaces in Cary that is sustainable.
PRCR Plan Goal 6 - Maintain quality cultural arts facilities that celebrate Cary’s
history and diversity.
PRCR Plan Goal 7 - Manage the Town’s competitive Sports Venues so they are
financially sustainable, continue to attract regional and national events, and
are considered an asset by all citizens.
PRCR Plan Goal 8 – Expand special use facilities in response to community
needs, trends, and funding and partnership opportunities.
PRCR Plan Goal 9: Incorporate best management and planning practices to
ensure quality services and efficient use of resources.
Cary Public Art Vision: Promote public art through site-specific and communityspecific artworks that enhance the public realm, deepen a sense of place and
civic identity, stimulate community dialogue and transform Cary’s public spaces
into vibrant and meaningful places.
HPMP Goal 1: Establish Fair and Effective Processes and Policies For
Preservation
HPMP Goal 2: Preserve, Protect and Maintain Cary’s Historic Resources
HPMP Goal 3: Preserve Historic Contexts
HPMP Goal 4: Raise Awareness of Historic Preservation
HPMP Goal 5: Document, Preserve and Share Cary’s Culture & Heritage
SHAPE Policies
Policy 1: Distribute Shopping Centers, Commercial Mixed Use Centers, and
Destination Centers Across Town
Policy 2: Focus the Most Intense Types of Development in Strategic Locations
Policy 3: Encourage Mixed Use Development
Policy 4: Support and Facilitate Redevelopment and Infill Development
Policy 5: Support the Revitalization of Targeted Redevelopment Corridors
Policy 6: Provide Appropriate Transitions Between Land Uses
Policy 7: Provide Opportunities for a Limited Set of Non-Residential Uses
Outside of Commercial Centers
Policy 8: Preserve and Maintain Cary’s Attractive Appearance and Quality of
Development
Future Growth Framework [Map] and Development Category (plan pages 93108)
Eastern Cary Gateway Special Planning Area Policies
Downtown Special Planning Area Policies
Carpenter Special Planning Area Policies
Green Level Special Planning Area Policies
Policy 1: Maintain Land Use Transition
Policy 2: Respect Heritage and Open Space
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Attachment: 17-REZ-03 Relavant CCP Polices (2552 : 17-REZ-03 Terramor Rezoning)

Policy 3: Require Suburban Amenities Along Roadways
MOVE Policies Incorporated through general provisions of the LDO at the time
of development plan approval.
Policy 1: Ensure Safety for All Users and Modes
Policy 2: Apply Multimodal Street Designs
Policy 3: Design Transportation Infrastructure to Address Land Use Context
Policy 4: Focus Investments on Improving Connections and Closing Gaps
Policy 5: Minimize Thoroughfare Widths
Policy 6: Improve Pedestrian and Bicycle Crossings
Policy 7: Target Transit Investments
Policy 8: Ensure a Well-Maintained System
Analysis:
SERVE Policies Incorporated through general provisions of the LDO at the time
of development plan approval.
Policy 1: Provide Services and Facilities for Current and Future Generations
That Balance High Quality and Affordability
Policy 2: Provide Safe, Reliable Water and Wastewater Service
Policy 3: Encourage Environmentally Responsible Stormwater Management
Policy 4: Ensure Long-Term, Cost-Effective, and Environmentally-Responsible
Disposal of Waste
Policy 5: Protect and Restore Open Space and the Natural Environment
Policy 6: Improve Air Quality
Policy 7: Improve Energy Efficiencies and Sustainable Energy Practices
Policy 8: Integrate Concepts of Resiliency and Adaptation into Planning
Practices
Policy 9: Preserve and Protect the Urban Tree Canopy
Policy 10: Support Local Food Systems
Policy 11: Support Expansive and Cutting-Edge Information Technology
Infrastructure
Policy 12: Provide Exemplary and Timely Emergency Services
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DRAFT ORDINANCE FOR CONSIDERATION
DRAFT ORDINANCE FOR CONSIDERATION

AN ORDINANCE TO ASSIGN INITIAL TOWN OF CARY ZONING OF RESIDENTIAL 12
CONDITIONAL USE (R-12-CU), WATERSHED PROTECTION OVERLAY DISTRICT (JORDAN LAKE
SUBDISTRICT) AND CONSERVATION RESIDENTIAL OVERLAY DISTRICT TO APPROXIMATELY
32.22 ACRES LOCATED NORTH OF GREEN LEVEL WEST ROAD AND WEST OF WHITE OAK
CHURCH ROAD, CURRENTLY LOCATED IN WAKE COUNTY AND ZONED RESIDENTIAL 40
WATERSHED (R-40-W).
BE IT ORDAINED BY THE TOWN COUNCIL OF THE TOWN OF CARY:
Section 1: The Official Zoning Map is hereby amended by rezoning the area described as
follows:
PARCEL & OWNER INFORMATION

Property Owner(s)
Thomas Gerald Cloer Sr.
Joyce Lowery Cloer
4112 Green Level West Road
Apex, NC 27523
Joel and Roxan Daughtridge
1713 White Oak Church Road
Apex, NC 27523
Claudia Smith Horton
4132 Maple Springs Drive
Apex, NC 27523
Bertha C. Hatley Heirs
55 Sallie Drive
Smithfield, NC 27577
Edward Hatley
4136 Green Level West Road
Apex, NC 27523
Barry R Knapp
4124 Green Level West Road
Apex, NC 27523

County Parcel
Numbers

Real Estate IDs

Deeded
Acreage

0723374182

0041991

2.0 ±

0723370751

0147862

1.36

0723287150

0160420

3.00

0723267873

0029389

2.59

0723269900

0029382

0.75

0723370201

0094872

10.95
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Narendra Reedy Meka
1708 Corwith Drive
Morrisville, NC 27560
Johnny Michael and
Carole Ann Sanders
4128 Maple Springs Drive
Apex, NC 27523
Wilton Williams, Jr.
4133 Maple Springs Drive
Apex, NC 27523
Total Area

0723375430

0412430

4.41

0723377141

0049144

1.35

0723370979

0143496

3.25

0723277765

0124160

2.56
32.22

Section 2:
That this Property is rezoned from a Wake County zoning designation of Residential 40
Watershed (R-40W) to Residential 12 Conditional Use (R-12-CU) and Watershed Protection
Overlay District (Jordan Lake Subdistrict) subject to all the individualized development
conditions set forth herein, if any, and to all the requirements of the Cary Land Development
Ordinance (LDO) and other applicable laws, standards, policies and guidelines, all of which
shall constitute the zoning regulations for the approved district and are binding on the
Property.
Section 3:
The conditions proposed by the applicant to address conformance of the development and
use of the Property to ordinances and officially adopted plans, to address impacts
reasonably expected to be generated by the rezoning, and to promote the public health,
safety and general welfare, and accepted and approved by the Town are:
1. Residential density for new development of the property shall be no greater than two
(2) dwelling units per acre.
2. Uses shall be limited to detached residential and neighborhood recreation.
3. The lot area for residential lots shall be calculated based on the actual lot size and
shall not include any adjacent land area which is located within a riparian buffer.
4. No site plan for new development on the subject property shall be approved without
provisions for two (2) or more community gathering spaces together totaling no less
than 10, 000 square feet.
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