
 
 

Summary of the Planning Commission's 
Committee of the Whole Meeting 

October 7, 2014, Room 201 (RMB), 9:00 AM 

Members present:  Mr. Braun, Mr. Buxton, Mr. Fleming, Mr. Fluhrer, Mr. Lyle, Mr. 
Schuster, Chair Sterling Lewis, Mr. Swink and Mr. Terando. 

Members not present:  Mr. Whitsett 

Staff members present:  Interim Planning Director Bowers, Planning Manager Crane, 
Planner Hill, Transportation Planner Delk, Transportation Planner Kelly and 
Administrative Support Staff Eason. 

Z-1-14 Falls of Neuse Road and Dunn Road. 
This site is located on Falls of Neuse Road, east side, between Dunn Road and 
Whittington. 

This is a request to rezone property from BC CUD, PDD, & R-4, all w/UWPOD to NX-
3-CU w/UWPOD. 

Planner Hill presented the case, regarding current zoning; request to rezone to NX-3-CU 
w/UWPOD and Planning Commission Action Deadline.   

There was discussion regarding: traffic analysis; projected post – development level of 
service, “F” at some intersections; proposed conditions; maximum densities; setbacks and 
outstanding issues. 

Mr. Swink had a question regarding the 50 ft. undisturbed buffer along Whittington, 
whether it would be required to remain. 

Planner Hill responded that at the time the property was subdivided the tree conservation 
regulations were not in place and the subdivision required a 50 ft. buffer so this provision 
was put in place. 

There was further discussion on the impact of the traffic analysis.  

Mr. Lyle asked if level of service could be explained in layman’s terms. 

Transportation Planner Delk responded that “A and B” were typically free flowing, 
whereas “C and D” are usually acceptable levels of service and  “E” is when you’re 
getting to a level is sort of at capacity with most areas in the city being at “E” and “F”.  
There is a particular difference between signalized and un-signalized intersections.  
Signalized intersection is the level of service for the whole intersection and unsignalized 
is basically the worst approach for that intersection.  

Staff will give a formal presentation at a later time regarding the Traffic Impact Analysis. 

There was further discussion regarding Dunn Rd designation and the land capacity 
analysis in the staff report. 

Mr. Hill responded multi-family was conditioned out of the request, this area is 
considered appropriate for some scale of retail development.  This area has seen a 
significant amount of development in the last 15 years or so.  Currently there are two lots, 
one lot which has a daycare facility and there is another lot which takes up the bulk of the 
site. 

There was further discussion regarding how the block length standards would be applied. 

Mr. Bowers responded that the block standard is evaluated at site plan phase. 



 
There was further discussion regarding how much the variation would change; concerns 
with volume of traffic; more accurate analysis at site plan stage and whether there should 
be a concern regarding “Level F” service. 

Transportation Planner Kelly responded that this meets NCDOT standards and that level 
of service is based on delay. 

Mr. Bowers responded that there was no way to accurately address the analysis regarding 
volume concerns at this time. 

Mack Paul representing the applicant gave a brief overview of the case regarding the 
Comprehensive Plan; consistent with the Future Land Use Map; current zoning, some of 
which would change and allow retail now and in the future; neighborhood focus area 
guidelines; FLU Map category description; Falls Lake demographics; proposed zoning 
conditions; open space analysis buffer; walkability; building articulation and materials; 
distinctive storefronts and landscape along Whittington. 

Andrew Topp also representing the applicant spoke regarding meeting with the DOT; 
added intersections and Traffic Impact Summary. 

There was further discussion regarding urban amenity area; range of different types of 
amenities and neighborhood and/or CAC meeting and vote. 

Mr. Paul responded that there were various different HOA and CAC meetings. 

Bill Mullins spoke in favor of the case. 

Robin Reid responded that her land abuts this development on 2 sides and she is in favor 
the project. 

Janine Ginessella in favor of the case stated that she is a big supporter of the Publix and 
believes they will make a great addition to the area.  She stated that she previously lived 
in Florida and went through a similar situation as this and that the end result was that the 
Publix was received well. 

David Cox in opposition of the case stated that he believes Z-1-14 is inconsistent with the 
FLU Map and violates the law.  He believes it not appropriate for Falls of Neuse and is 
not in the Public Interest.  He also states that a VSPP has been filed and more than 3400 
people have signed the general petition. 

Tim Liles in opposition stated that the case would have a negative impact, access and 
driveway location will be major issues and believes OX is a more appropriate zoning. 

Michael Sullivan spoke in opposition regarding the Wood Spring Board being 
unanimously opposed to this project and is concerned about driveways on Whittington. 

James Morrison in opposition stated that only 2 main ways in and out of this area around 
Dunn and Falls River and that any additional traffic to area will exacerbate the issue and 
the nuisance aspect to retail (trash pick-up, idling trucks) would be a problem.  Office use 
would be okay.  

Mack Strickland in opposition responded that he was worried about crime in the area. 

Leon Cook in opposition stated that he was concerned about accidents.  He lives on 
Whittington and October Drive close to school bus stop. 

Michael Hodge lives at Bedford also opposed states that the area is already an instant 
parking lot.  He expressed that the neighborhood doesn’t want the grocery store. 



 
Vicky Crenshaw in opposition stated that her biggest concern is actual process that is 
used, how issues can be discussed later at site plan stage if rezoning has already been 
done. 

David Douglas responded that he lives at corner of Michelle Drive and October and is 
concerned with traffic flow; right in/out onto Dunn Road, where are people going to go. 

Christy Grandeur responded that NCDOT is not going to allow access from Falls, access 
will have to be on Whittington and Dunn (residential streets).  She is opposed to the case. 

George Farthing stated that he was not against the Publix, just opposed to the location.  
He asked that the city protect the neighborhood.  He stated that this was a quality of life 
issue and that there are 5 grocery stores within a 5 mile radius.  There are other locations 
that would welcome the Publix.  It was stated that the developer did not attend the CAC 
Meetings. 

Fred Chauncey also in opposition simply asked that City protect the neighborhood. 

Jeff Gordon in opposition responded that he was concerned with safety in the area, 18 
wheelers would be delivering to the store.   He welcomes the opportunity to talk with 
developer and stated he believed they’re not willing to compromise at all. 

Kathleen Hamrick, lives in the Enclave is concerned with safety.  There are no sidewalks, 
toward Whittington, there is a hill and there is a blind stop.  For three years there have 
been several accidents at that two way stop.   When there are 18 wheeler that have to turn 
around on Dunn Road this will be worse.  There are serious safety concerns. 

Debbie Stewart stated she purchased home with understanding there would be 
construction but that this parcel will stay within the neighborhood.  Has met with Trey 
Morgan and at that time Publix was asked if they would consider a smaller boutique style 
store.  They have no interest in that.  She is asking that the City do the right thing. 

Recommendation:  There is a recommendation to report this case to the full 
Planning Commission.  

Motion:  Mr. Schuster 

Second:  Mr. Fleming 
Vote: 9-0 

Meeting Adjourned 12:00 noon 
Chenetha Eason – 
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