To:

Planning Commission

From: Jason Hardin, AICP, Department of City Planning
Date:

August 8, 2018

Re:

CP-1-18 Falls North (Falls of Neuse) Area Plan: Committee of the Whole recommendations
regarding Policy FN 3 and Policy FN 11

Overview
At its May 24, 2018 meeting, the Planning Commission’s Committee of the Whole discussed the Falls
North (Falls of Neuse) area plan project report and associated Comprehensive Plan amendments. The
discussion at that meeting narrowed to two specific issues: the height of buildings at the Falls of
The Committee of the Whole discussed the Falls North (Falls of Neuse) area plan update at its meetings
of April 26, May 24, and June 28, 2017. At the first two of those meetings, as well as at the March 27
Planning Commission meeting, staff presented the details of the plan, and the Committee heard
comments from citizens. Comments were made both in support of the plan recommendations as
presented and in support of changes to certain recommendations.
This memo includes the Committee of the Whole’s recommendations for revisions to the project report
in response to citizen comments.

Policy FN 11: Falls of Neuse/Raven Ridge Area
Comments were received both recommending adjustments to the policy and supporting the
policy as written. The Committee voted to include revised language in its Certified
Recommendation to City Council. A blackline version follows:
Policy FN 11: Falls of Neuse/Raven Ridge Area
Uses within this area, shown as Office and Residential Mixed Use on the Future Land Use
Map, should be limited to only office (including medical office) and/or residential and
should exclude ancillary retail.

The Apartment and Mixed Use building types should not be permitted. Height should be
limited to two stories and 35’ within 150’ of Falls of Neuse Road or Raven Ridge Road.
Office uses should be limited to the area within 150’ of Falls of Neuse Road or Raven
Ridge Road.
The area described by both the existing wording regarding office use and the proposed addition
regarding height is shown in the image below.

150’

150’

Policy FN 3
Comments were received both recommending adjustments to the policy to provide more
flexibility and supporting the policy as written. The Committee voted to include revised language
in its Certified Recommendation to City Council. A blackline version follows:
Clear cutting of sites is not consistent with the existing character of the area or the values
expressed by residents. Wooded sites within the plan area should maintain a 40 percent tree
conservation area, meaning existing trees must should be preserved on at least 40 percent of
the area when practical. Where existing trees forested area does not equal 40 percent of the
site within the plan area, forestation should supplement the existing tree conservation area, for
a total of 40 percent.

To:

Planning Commission Committee of the Whole

From: Jason Hardin, AICP
Date:

June 21, 2018

Re:

Supplemental information to item CP-1-18 Falls North (Falls of Neuse) Area Plan

Overview
At its May 24, 2018 meeting, the Planning Commission’s Committee of the Whole discussed the Falls
North (Falls of Neuse) area plan project report and associated Comprehensive Plan amendments. The
discussion at that meeting narrowed to two specific issues: the height of buildings at the Falls of
Neuse/Raven Ridge intersection and language used to achieve tree conservation goals throughout the
plan area. This memo briefly provides additional information about public input on each of these topics.

Building Height at Falls of Neuse/Raven Ridge
This area was the focus of much of the public input received during the process. The primary question
posed involved identifying uses on the parcel that would be both viable in the market and in line with
broader community objectives. Participants in the plan’s primary workshop, held in June 2017, and
related online survey were asked to choose between two broad concepts for the area. One included a
small amount (5,000-10,000 square feet) of retail, while the other envisioned only office and residential
uses. Both included extensive tree conservation. Both also envisioned heights of two/three stories and
did not specify whether multifamily residential uses would include apartments, although townhouses
were labeled separately than multifamily. The version without retail uses received significantly stronger
support in both the workshop and survey results. Approximately 40 participants took part in the
workshop, and more than 100 responded to the survey.
Following the compilation of input from the workshop and survey, some community members stated
that they understood the concepts to not include apartments and that heights should be limited to two
stories. Some previous comments received during the process involved concerns about privacy of
nearby residents if three-story buildings were constructed on the property. To further refine plan
guidance for the area, additional input was gathered in August 2017 during a presentation of draft plan
recommendations. At that meeting, attended by approximately 35 people, participants were asked to
express a preference between two options, neither of which envisioned retail use and both of which

envisioned office uses limited to the area closer to Falls of Neuse and Raven Ridge roads. One option
envisioned a mix of office and retail with height limited to three stories and apartments potentially
located above offices. The second envisioned limiting residential to a mix of townhouses, duplexes, and
detached houses and limiting height to two stories. The two questions (whether apartments should be
allowed, and the height of buildings) were not separated. The second option was the preference of
nearly all attendees.
Following the above input, the final project report included a height recommendation of two stories and
35’. As input was not directly sought on whether preferences were based on the height in feet or in
stories, input does not provide a clear answer to that question. The height would not affect the density
allowed on the site, because if the Apartment building type is not envisioned, then units could not be
stacked vertically.

Tree Conservation Language
A consistent theme of input throughout the plan process involved the preservation and enhancement of
natural areas, particularly the preservation of existing trees along the corridor. This emerged in multiple
forms, including in-person input, survey comments, and visual preference surveys. Some noted that,
while an existing watershed overlay requires 40 percent forestation (which can be accomplished with
replanting following clearing) within much of the area, tree conservation requirements are lower
(generally a minimum of 10 percent).
Many participants stated that replanting did not align with their vision for the area and that tree
conservation expectations should be higher than required by code and potentially align with forestation
requirements, so that if a site is already heavily forested, then the forestation requirement should be
met by retaining existing mature trees. The project report included recommendations that followed this
input. The process did not involve testing other options (varying percentages of desired tree
conservation or different strengths of advisory wording), so a conclusion of the exact percentage or
wording cannot reasonably be drawn, but it can be concluded that some level of tree conservation well
above existing code requirements was a strong desire of plan participants.

Staff Report – CP-1A-18
Comprehensive Plan Amendment

Area Plan 8: Falls North
This is a city-initiated amendment to the 2030 Comprehensive Plan to incorporate new area plan
policies and actions. The proposed amendment would replace the existing area plan 8. Falls of
Neuse Corridor with a new Falls North area plan. Existing policies that are still relevant are
incorporated into the new plan.
Key Policies that serve as guidance for rezoning are noted by an orange dot.
The revised area plan section would read as follows:
8. Falls North
This area plan addresses the area shown in Map AP-FN-1. The plan study area extends along
the Falls of Neuse Road corridor north from Durant Road to the Neuse River. The bounds of the
study area were drawn to include civic and institutional uses, undeveloped lots that have frontage
on major streets with the potential to be developed, and natural areas along the Neuse River.
Along the corridor, extensive vegetation and natural amenities give the area a distinctive sense of
place.
The policies presented in this section are intended to implement the recommendations of the
Falls North Area Plan. The complete Area Plan document can be found on the City’s website.
The plan’s recommendations are divided into three primary categories: Park-like Character,
Active Living, and Recreation Hub. Each contains a set of policies and/or actions, described
below.

Park-like Character
The Falls North area is defined by extensive roadside vegetation along primary corridors, natural
features such as the Neuse River and Falls Lake, and significant amounts of park land. One of
the primary goals of the plan is to maintain and enhance the park-like feel of the area. This goal is
accomplished through a series of policies that relate to tree preservation, particularly along the
edges of main corridors such as Falls of Neuse Road; lighting; signage; drive-through facilities;
and the historic Falls Community.
Policy FN 1: Falls North Character
Protect the character of the corridor. Maintain the sense of place created by the extensive
roadside vegetation, the Falls Lake Dam, and Falls Community.
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Policy FN 2: Falls North Frontage
A Parkway frontage, which requires a 50’ landscaped yard alongside the street, should be applied
to properties being developed or redeveloped along Falls of Neuse Road and to properties being
developed or redeveloped along Raven Ridge Road between Falls of Neuse Road and
Moosecreek Drive.
Policy FN 3: Falls North Forestation and Tree Conservation
Clear cutting of sites is not consistent with the existing character of the area or the values
expressed by residents. Wooded sites within the plan area should maintain a 40 percent tree
conservation area, meaning existing trees must be preserved on at least 40 percent of the area.
Where existing trees do not equal 40 percent of the site within the plan area, forestation should
supplement the existing tree conservation area, for a total of 40 percent.
Policy FN 4: Falls North Corridor Lighting
Light fixtures within the plan area should be limited to 15 feet in height and should be full cutoff.
Policy FN 5: Falls North Area Conservation
Protect environmentally significant features within the plan area, including the Falls Lake
watershed, the Neuse River, slopes greater than 15 percent and the 100-year floodplain along
the Neuse River. Environmentally significant areas in close proximity of the Neuse River should
be protected and incorporated as an amenity with development plans.
Policy FN 6: Falls North Parking and Drive-Through Facilities
Parking lots within the plan area should be located behind or beside buildings. Drive-through
facilities should not be permitted.
Policy FN 7: Falls North Corridor Signage
Commercial signage within the plan area should consist of low-profile ground signs. Signage
should not be internally-illuminated or digital.
Policy FN 8: Falls Community
The character and the design of new development or redevelopment in the historically-significant
Falls Community should reflect in material, form, and character the unique character of existing
homes in the neighborhood.

Recreation Hub
This is a collection of policies designed to add to the area’s already extensive collection of public
park facilities and to build on its identity as a hub of natural spaces.
Policy FN 9: Falls Community Retail Uses
Uses should be limited to retail and eating establishments. Existing buildings should be
preserved, and any new buildings should be no taller than two stories and 35 feet. Any new
building or buildings should total no more than 4,000 square feet, with new impervious surfaces
minimized. Hours of operation should generally follow those of the nearby recreational facilities.
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Policy FN 10: Falls Community Retail Design
Any future restaurant or retail uses in the Falls community should be on a smaller scale
appropriate to the neighborhood and users of nearby recreational amenities. Buildings should be
in the style and character of the existing homes in the area and maintain the sense of place
created from the old mill town and current and future outdoor recreation facilities.

Site-Specific Recommendations
Policy FN 11: Falls of Neuse/Raven Ridge Area
Uses within this area, shown as Office and Residential Mixed Use on the Future Land Use Map,
should be limited to only office (including medical office) and/or residential and should exclude
ancillary retail. The Apartment and Mixed Use building types should not be permitted. Height
should be limited to two stories and 35’. Office uses should be limited to the area within 150’ of
Falls of Neuse Road or Raven Ridge Road.
Policy FN 12: Dunn Road Area
In the event of a future rezoning, the Dunn Road/Falls of Neuse Neighborhood Mixed Use Area
should be developed in context with the surrounding neighborhood and with a walkable
development pattern. The scale and design of buildings should reflect their surroundings. Any
commercial development should include a mix of office and retail uses.
Policy FN 13: Falls of Neuse Office Uses The area along the east side of Falls of Neuse road
between High Holly Lane and Tabriz Court should maintain its current designation as Office and
Residential Mixed Use. Office buildings should be no more than two stories tall and should
include architectural features, such as a gable roof, that blend with nearby residential structures.
Facades should include materials such as wood, stone, brick, and similar.

Other Recommendations
Policy FN 14: Falls North Frontage Lots Small frontage lots on Falls of Neuse Road should be
recombined for development where possible rather than redeveloped individually.
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CONSIDERATIONS FOR THE PLANNING AND DEVELOPMENT OFFICER’S REVIEW AND
RECOMMENDATION:
The following list of considerations for the Planning and Development Officer’s review and
recommendations regarding a proposed Comprehensive Plan amendment are not all-inclusive.
Review and recommendations of proposed Comprehensive Plan amendments may consider
whether:
1. The proposed amendment corrects an error or meets the challenge of some
changing condition, trend or fact;
The proposed amendment reflects new planning performed for the Falls North area,
reflecting changes that have occurred since the original Falls of Neue Corridor area plan
was adopted in 2006..
2. The proposed amendment is in response to changes in state law;
n/a
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3. The proposed amendment constitutes a substantial benefit to the City as a whole
and is not solely for the good or benefit of a particular landowner or owners at a
particular point in time;
The amendment helps further the overall objectives of the Comprehensive Plan, including
the theme of Managing Our Growth, as well as specific policies that relate to open space
preservation, safety for people walking and biking, and the scale of commercial uses.
4. The proposed amendment is consistent with other identified Plan policies and
adopted area plans;
The proposed amendment is consistent with the following relevant Comprehensive Plan
and area plan policies:
Policy IM 4.1 Area Planning Studies
Prepare area-specific planning studies for parts of the City where detailed direction or
standards are needed to guide land use, economic development, transportation, urban
design, and other future physical planning and public investment decisions. The focus
should be on areas or corridors that offer opportunities for revitalization or new residential,
commercial, and mixed-use development and redevelopment, areas with challenges or
characteristics requiring place-specific planning actions and public interventions, and
areas designated “special study area” on the Future Land Use Map.
Policy IM 4.2 Area Study Content and Intent
Ensure that area-specific planning studies take a form appropriate to the needs of the
community and reflect citywide needs, as well as economic development policies and
priorities, market conditions, implementation requirements, available staffing resources
and time, and available funding. Such studies should address such topics as an existing
conditions inventory, future land use recommendations, aesthetic and public space
improvements, circulation improvements and transportation management, capital
improvement requirements and financing strategies, the need for zoning changes or
special zoning requirements, and other implementation techniques. If necessary, as a
result of the findings of the area-specific plans, Comprehensive Plan amendments to the
plan’s text or maps should be introduced to ensure internal consistency for the areas
involved.
Policy IM 4.3 Existing Area Plans
As part of the update and re-examination process, remove existing, adopted Area Plans
from the Comprehensive Plan as they become fully implemented, or if they are
superseded by future area planning studies.
Policy LU 2.1 - Placemaking
Development within Raleigh’s jurisdiction should strive to create places, streets, and
spaces that in aggregate meet the needs of people at all stages of life, are visually
attractive, safe, accessible, functional, inclusive, have their own distinctive identity, and
maintain or improve local character.
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Policy LU 2.5 Healthy Communities
New development, redevelopment, and infrastructure investment should strive to promote
healthy communities and active lifestyles by providing or encouraging enhanced bicycle
and pedestrian circulation, access, and safety along roads near areas of employment,
schools, libraries, and parks.
Policy LU 7.1 Encouraging Nodal Development
Discourage auto-oriented commercial “strip” development and instead encourage
pedestrian-oriented “nodes” of commercial development at key locations along major
corridors. Zoning and design standards should ensure that the height, mass, and scale of
development within nodes respects the integrity and character of surrounding residential
areas and does not unreasonably impact them.
Policy LU 7.4 Scale and Design of New Commercial Uses
New uses within commercial districts should be developed at a height, mass, scale, and
design that is appropriate and compatible with surrounding areas.
Policy LU 8.12 Infill Compatibility
Vacant lots and infill sites within existing neighborhoods should be developed consistently
with the design elements of adjacent structures, including height, setbacks, and massing
through the use of zoning tools including Neighborhood Conservation Overlay Districts.
Policy T 5.1 Enhancing Bike/Pedestrian Circulation
Enhance pedestrian and bicycle circulation, access, and safety along corridors, downtown,
in activity and employment centers, at densely developed areas and transit stations, and
near schools, libraries, and parks.
Policy T 5.3 Bicycle and Pedestrian Mobility
Maintain and construct safe and convenient pedestrian and bicycle facilities that are
universally accessible, adequately illuminated, and properly designed to reduce conflicts
among motor vehicles, bicycles, and pedestrians.
Policy EP 2.2 Environmentally Sensitive Development
Ensure Raleigh’s growth and land development practices are compatible with the City’s
natural form, vegetation, topography, and water bodies and streams. This will decrease
erosion, reduce stormwater run-off and flooding, improve water quality, protect wildlife
habitat, and provide buffers and transitions between land uses.
Policy EP 8.4 Noise and Light Impacts
Mitigate potential noise and light pollution impacts from new development on adjoining
residential properties.
Policy PR 1.2 Plan Currency
Keep the Raleigh Parks Plan and other special purpose park plans current through a
regular schedule of updates and re-examinations, including five-year updates to the Park
Plan.
Comprehensive Plan Amendment CP-1A-18
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Policy PR 3.8 Pedestrian Links to Greenways
Improve pedestrian linkages to existing and proposed greenway corridors. Development
adjacent to a greenway trail should link their internal pedestrian network to the greenway
trail where appropriate.
Policy UD 1.8 Tree Planting and Preservation
Enhance Raleigh's image as a city of trees with a comprehensive tree planting program for
every major roadway, and by protecting and preserving significant stands of existing trees
along or adjacent to major roadways.
Policy UD 3.5 Visually Cohesive Streetscapes
Create visually cohesive streetscapes using a variety of techniques including landscaping,
undergrounding of utilities, and other streetscape improvements along street frontages
that reflect adjacent land uses.
Policy HP 1.2 Cultural and Historic Resource Preservation
Identify, preserve, and protect cultural and historic resources including buildings,
neighborhoods, designed and natural landscapes, cemeteries, streetscapes, view
corridors, and archaeological resources.
Policy HP 2.5 Conserving Older Neighborhoods
Develop plans and programs to conserve older neighborhoods that have a unique scale
and identity, but are not yet protected by an overlay district.
5. The impact the proposed amendment has with regard to:
A. Established property or proposed development in the vicinity of the proposed
amendment;
The amendment largely would not affect established developments in the area. It
would have the potential to shape future development, including pending rezonings,
as it occurs.
B. Existing or future land use patterns;
The amendment would tend to support and continue existing land use patterns in the
rea.
C. Existing or planned public services and facilities;
The amendment supports many of the goals of the 2016 BikeRaleigh plan.
D. Existing or planned roadways;
The amendment would improve several existing roadways by adding or improving
pedestrian facilities.
E. The natural environment, including air, water, noise, stormwater management,
wildlife and vegetation;
The amendment supports the provision of increased vegetation along major
corridors, including Falls of Neuse Road and Raven Ridge Road. It also seeks to
provide for an alternative to vehicle trips by improving the sidewalk network. Whether
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the amendment would reduce vehicle trips overall, which are a major contributor to
air pollution, is not clear. While it does not expand and in fact likely slightly reduces
development potential within the area, that means additional development will occur
elsewhere, potentially in places where longer vehicle trips are necessary.
F. Other policies of the Comprehensive Plan.
Policy H 1.8 Zoning for Housing
Ensure that zoning policy continues to provide ample opportunity for developers to
build a variety of housing types, ranging from single-family to dense multi-family.
Keeping the market well supplied with housing will moderate the costs of owning and
renting, lessening affordability problems, and lowering the level of subsidy necessary
to produce affordable housing.
The amendment is inconsistent with this policy in that it would encourage a reduction
in the amount and variety of housing that can be built in the area.
STAFF RECOMMENDATION:
Approval based on the above list of considerations for the Planning and Development Officer’s
review.

STAFF COORDINATOR:
Jason Hardin, jason.hardin@raleighnc.gov, 919-996-2657
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Staff Report – CP-1B-18
Comprehensive Plan Amendment

Map LU-3 Future Land Use Amendment
This is a City-initiated amendment for 17 parcels to change designations on Map LU-3 Future
Land Use to reflect recommendations of the Falls North area plan. The subject properties are
located along either Falls of Neuse Road or Old Falls of Neuse Road in the area between Durant
Road and the Neuse River. The following changes to MAP LU-3 Future Land Use are proposed:
1. On both sides of Falls of Neuse Road between Tabriz Point and Lowery Farm Lane, 14
parcels are proposed to be changed from Office and Residential Mixed Use to Low
Density Residential.
The 2030 Comprehensive Plan describes the parcels’ existing Future Land Use category
of Office and Residential Mixed Use:
This category is applied primarily to frontage lots along major streets where low density
residential uses are no longer appropriate, as well as office parks and developments
suitable for a more mixed-use development pattern. This category encourages a mix of
residential and office use. Retail not ancillary to employment and/or residential uses is
discouraged so that retail can be more appropriately clustered and concentrated in retail
and mixed-use centers at major intersections and planned transit stations. OX is the
closest corresponding zoning district. Higher-impact uses such as hotels and hospitals
are not contemplated or recommended in this land use category except as limited uses in
appropriate locations. Heights would generally be limited to four stories when near
neighborhoods, with additional height allowed for larger sites and locations along major
corridors where adjacent uses would not be adversely impacted.
The 2030 Comprehensive Plan describes the parcels’ proposed Future Land Use
category of Low Density Residential:
This category encompasses most of Raleigh’s single family detached residential
neighborhoods, corresponding roughly to the R-2, R-4, and R-6 zoning districts (but
excluding parks within these districts). It also identifies vacant or agricultural lands—in
the city and in the county—where single family residential use is planned over the next 20
years. Smaller lots, townhouses and multifamily dwellings would only be appropriate as
part of a conservation subdivision resulting in a significant open space set-aside. As
defined in the zoning regulations, manufactured home parks could also be appropriate in
this land use category.
Map follows on next page.
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2. Near the southwest corner of Falls of Neuse Road and Wide River Drive, two parcels of
city-owned property are proposed to be changed from Low Density Residential to Public
Parks and Open Space.
The 2030 Comprehensive Plan describes these two parcels’ existing Future Land Use
category of Low Density Residential:
This category encompasses most of Raleigh’s single family detached residential
neighborhoods, corresponding roughly to the R-2, R-4, and R-6 zoning districts (but
excluding parks within these districts). It also identifies vacant or agricultural lands—in
the city and in the county—where single family residential use is planned over the next 20
years. Smaller lots, townhouses and multifamily dwellings would only be appropriate as
part of a conservation subdivision resulting in a significant open space set-aside. As
defined in the zoning regulations, manufactured home parks could also be appropriate in
this land use category.
The 2030 Comprehensive Plan describes the parcel’s proposed Future Land Use
category of Public Parks and Open Space:
This category applies to permanent open space intended for recreational or resource
conservation uses. Included are neighborhood, community, and regional parks and
greenways. Greenways include both existing greenway property as well as potential
greenway corridors designated in the Comprehensive Plan and subject to regulation
under the City code. Also included are publicly owned lands that are managed for
watershed protection, resource conservation, hazard prevention, and the protection of
important visual resources. Land with this designation is intended to remain in open
space in perpetuity. Where potential greenway corridors are mapped (typically as buffers
to streams identified in the City’s Greenway Master Plan), greenway dedication will be
subject to the City’s code requirements during the subdivision and site planning process,
but shall not be a part of the rezoning process unless voluntarily offered.
Map follows on the next page.
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3. On Fonville Road, just south of its intersection with Old Falls of Neuse Road, a portion of
one parcel is proposed to be changed from Low Density Residential to Neighborhood
Mixed Use.
The 2030 Comprehensive Plan describes the parcel’s existing Future Land Use category
of Low Density Residential:
This category encompasses most of Raleigh’s single family detached residential
neighborhoods, corresponding roughly to the R-2, R-4, and R-6 zoning districts (but
excluding parks within these districts). It also identifies vacant or agricultural lands—in
the city and in the county—where single family residential use is planned over the next 20
years. Smaller lots, townhouses and multifamily dwellings would only be appropriate as
part of a conservation subdivision resulting in a significant open space set-aside. As
defined in the zoning regulations, manufactured home parks could also be appropriate in
this land use category.
The 2030 Comprehensive Plan describes the parcel’s proposed Future Land Use
category of Neighborhood Mixed Use:
This category applies to neighborhood shopping centers and pedestrian-oriented retail
districts. The service area of these districts is generally about a one mile radius or less.
Typical uses would include corner stores or convenience stores, restaurants, bakeries,
supermarkets (other than super-stores/centers), drug stores, dry cleaners, video stores,
small professional offices, retail banking, and similar uses that serve the immediately
surrounding neighborhood. Residential and mixed-use projects with upper story housing
are also supported by this designation. Where residential development complements
commercial uses, it would generally be in the Medium density range. NX is the most
appropriate zoning district for these areas. Heights would generally be limited to three
stories, but four or five stories could be appropriate in walkable areas with pedestrianoriented businesses.
Map follows on next page.
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CONSIDERATIONS FOR THE PLANNING AND DEVELOPMENT OFFICER’S REVIEW AND
RECOMMENDATION:
The following list of considerations for the Planning and Development Officer’s review and
recommendations regarding a proposed Comprehensive Plan amendment are not all-inclusive.
Review and recommendations of proposed Comprehensive Plan amendments may consider
whether:
1. The proposed amendment corrects an error or meets the challenge of some
changing condition, trend or fact;
The proposed amendment incorporates the recommendations of the Falls North Area Plan
into the 2030 Comprehensive Plan.
2. The proposed amendment is in response to changes in state law;
n/a
3. The proposed amendment constitutes a substantial benefit to the City as a whole
and is not solely for the good or benefit of a particular landowner or owners at a
particular point in time;
The proposed amendment better reflects the expectations of the community and provides
greater clarity and certainty about the future use of these properties.
4. The proposed amendment is consistent with other identified Plan policies and
adopted area plans;
The proposed amendment is consistent with the following relevant Comprehensive Plan
and area plan policies:
Policy LU 1.1 – Future Land Use Map Purpose
The Future Land Use Map and associated Comprehensive Plan policies shall be used to
guide zoning, ensure the efficient and predictable use of land capacity, guide growth and
development, protect public and private property investments from incompatible land uses,
and efficiently coordinate land use and infrastructure needs.
Policy LU 7.1 Encouraging Nodal Development
Discourage auto-oriented commercial “strip” development and instead encourage
pedestrian-oriented “nodes” of commercial development at key locations along major
corridors. Zoning and design standards should ensure that the height, mass, and scale of
development within nodes respects the integrity and character of surrounding residential
areas and does not unreasonably impact them.
Policy LU 8.12 Infill Compatibility
Vacant lots and infill sites within existing neighborhoods should be developed consistently
with the design elements of adjacent structures, including height, setbacks, and massing
through the use of zoning tools including Neighborhood Conservation Overlay Districts.
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Policy EP 2.3 Open Space Preservation
Seek to identify all opportunities to conserve open space networks, mature existing tree
stands, steep slopes, floodplains, priority wildlife habitats, and significant natural features
as part of public and private development plans and targeted acquisition.
Policy EP 2.4 Scenic Vistas and Views
Explore options for protecting and creating scenic vistas and views of natural landscapes
and features that are important in establishing, enhancing, and protecting the visual
character of the City, mindful of other goals such as preserving and enhancing the City's
tree canopy.
Policy IM 4.2 Area Study Content and Intent
Ensure that area-specific planning studies take a form appropriate to the needs of the
community and reflect citywide needs, as well as economic development policies and
priorities, market conditions, implementation requirements, available staffing resources
and time, and available funding. Such studies should address such topics as an existing
conditions inventory, future land use recommendations, aesthetic and public space
improvements, circulation improvements and transportation management, capital
improvement requirements and financing strategies, the need for zoning changes or
special zoning requirements, and other implementation techniques. If necessary, as a
result of the findings of the area-specific plans, Comprehensive Plan amendments to the
plan’s text or maps should be introduced to ensure internal consistency for the areas
involved.
Policy AP-FON 1 Falls of Neuse Corridor Character
Protect the character of the corridor. Maintain the sense of place created by the extensive
roadside vegetation, the Falls Lake dam, and Falls Community.

5. The impact the proposed amendment has with regard to:
A. Established property or proposed development in the vicinity of the proposed
amendment;
While changing a property’s designation on the Future Land Use Map does not
change existing entitlements, it does establish new policy guidance in the event of
redevelopment or rezoning.
B. Existing or future land use patterns;
The intent is to alter existing and future land use patterns in the event of
redevelopment or rezoning, as described in the amendment.
C. Existing or planned public services and facilities;
The proposed changes to the Future Land Use Map take into consideration planned
public services and facilities.
D. Existing or planned roadways;
The proposed changes to the Future Land Use Map take into consideration existing
and planned roadways.
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E. The natural environment, including air, water, noise, stormwater management,
wildlife and vegetation;
This area of Raleigh is already developed extensively; changes proposed here are
not likely to alter the existing and forecasted impacts.
F. Other policies of the Comprehensive Plan.
Policy H 1.8 Zoning for Housing
Ensure that zoning policy continues to provide ample opportunity for developers to
build a variety of housing types, ranging from single-family to dense multi-family.
Keeping the market well supplied with housing will moderate the costs of owning and
renting, lessening affordability problems, and lowering the level of subsidy necessary
to produce affordable housing.
The amendment is inconsistent with this policy in that it would encourage a reduction
in the amount and variety of housing that can be built in the area.
STAFF RECOMMENDATION:
Approval based on the above list of considerations for the Planning and Development Officer’s
review.

STAFF COORDINATOR:
Jason Hardin, jason.hardin@raleighnc.gov
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Staff Report – CP-1C-18
Comprehensive Plan Amendment

Map UD-1 Urban Form Map Amendment
This is a City-initiated amendment to change designations on Map Urban Design-1 to reflect
recommendations of the Falls North area plan. The proposed change would affect portions of
Falls of Neuse Road and Raven Ridge Road. The following changes to Map UD-1 are proposed:
1. Falls of Neuse Road between Durant Road and Waterlow Park Lane and Raven Ridge
Road between Falls of Neuse Road and Moosecreek Drive should be identified as
Parkway Corridors. Neither corridor currently has a designation on the Urban Form Map.
The 2030 Comprehensive Plan describes Parkway Corridors as follows:
Parkway Corridors: These are corridors where multi-modal access is not emphasized,
and a heavily landscaped approach to street frontage is either called for in adopted plans,
or represents the prevailing character of the area. A suburban approach to frontage is
recommended.
Map follows on next page.
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CONSIDERATIONS FOR THE PLANNING AND DEVELOPMENT OFFICER’S REVIEW AND
RECOMMENDATION:
The following list of considerations for the Planning and Development Officer’s review and
recommendations regarding a proposed Comprehensive Plan amendment are not all-inclusive.
Review and recommendations of proposed Comprehensive Plan amendments may consider
whether:
1. The proposed amendment corrects an error or meets the challenge of some
changing condition, trend or fact;
The proposed amendment incorporates the recommendations of the Falls North Area Plan
into the 2030 Comprehensive Plan.
2. The proposed amendment is in response to changes in state law;
n/a
3. The proposed amendment constitutes a substantial benefit to the City as a whole
and is not solely for the good or benefit of a particular landowner or owners at a
particular point in time;
The proposed amendment better reflects the expectations of the community and provides
greater clarity and certainty about the future use of these properties.
4. The proposed amendment is consistent with other identified Plan policies and
adopted area plans;
The proposed amendment is consistent with the following relevant Comprehensive Plan
and area plan policies:
Policy EP 2.4 Scenic Vistas and Views
Explore options for protecting and creating scenic vistas and views of natural landscapes
and features that are important in establishing, enhancing, and protecting the visual
character of the City, mindful of other goals such as preserving and enhancing the City's
tree canopy.
Policy UD 1.6 City Gateways
Create more distinctive and memorable gateways at points of entry to the City, and points
of entry to individual neighborhoods and neighborhood centers. Gateways should provide
a sense of transition and arrival, and should be designed to make a strong and positive
visual impact.
Policy UD 1.7 Scenic Corridors
Retain and enhance our visual and natural assets including vistas, boulevard medians,
tree-lined streets, forested hillsides, wetlands, and creeks along scenic corridors into and
through Raleigh, including designated Parkway Corridors on the Urban Form Map.
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Policy UD 1.8 Tree Planting and Preservation
Enhance Raleigh's image as a city of trees with a comprehensive tree planting program for
every major roadway, and by protecting and preserving significant stands of existing trees
along or adjacent to major roadways.
Policy UD 1.10 Frontage
Coordinate frontage across multiple sites to create cohesive places. Encourage
consistency with the designations on the Urban Form Map. Development in centers and
along corridors targeted for public investment in transit and walkability should use a
compatible urban form.
Policy IM 4.2 Area Study Content and Intent
Ensure that area-specific planning studies take a form appropriate to the needs of the
community and reflect citywide needs, as well as economic development policies and
priorities, market conditions, implementation requirements, available staffing resources
and time, and available funding. Such studies should address such topics as an existing
conditions inventory, future land use recommendations, aesthetic and public space
improvements, circulation improvements and transportation management, capital
improvement requirements and financing strategies, the need for zoning changes or
special zoning requirements, and other implementation techniques. If necessary, as a
result of the findings of the area-specific plans, Comprehensive Plan amendments to the
plan’s text or maps should be introduced to ensure internal consistency for the areas
involved.
Policy AP-FON 1 Falls of Neuse Corridor Character
Protect the character of the corridor. Maintain the sense of place created by the extensive
roadside vegetation, the Falls Lake dam, and Falls Community.

5. The impact the proposed amendment has with regard to:
A. Established property or proposed development in the vicinity of the proposed
amendment;
While changing a property’s designation on the Future Land Use Map does not
change existing entitlements, it does establish new policy guidance in the event of
redevelopment or rezoning.
B. Existing or future land use patterns;
The intent is to alter existing and future land use patterns in the event of
redevelopment or rezoning, as described in the amendment.
C. Existing or planned public services and facilities;
The proposed changes to the Urban Form Map take into consideration planned
public services and facilities.
D. Existing or planned roadways;
The proposed changes to the Urban Form Map take into consideration existing and
planned roadways.
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E. The natural environment, including air, water, noise, stormwater management,
wildlife and vegetation;
This area of Raleigh is already developed; changes proposed here are not likely to
alter the existing and forecasted impacts.
F. Other policies of the Comprehensive Plan.
No other relevant policies were identified.
STAFF RECOMMENDATION:
Approval based on the above list of considerations for the Planning and Development Officer’s
review.

STAFF COORDINATOR:
Jason Hardin, jason.hardin@raleighnc.gov
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Staff Report – CP-1D-18
Comprehensive Plan Amendment

Map AP-1 Area Plan Locations Amendment
This is a city-initiated amendment to the Map AP-1 Area Plans Locations, a section within the
2030 Comprehensive Plan. The proposed amendment would add the plan boundary of the new
area plan AP-Falls North to Map AP-1.
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CONSIDERATIONS FOR THE PLANNING AND DEVELOPMENT OFFICER’S REVIEW AND
RECOMMENDATION:
The following list of considerations for the Planning and Development Officer’s review and
recommendations regarding a proposed Comprehensive Plan amendment are not all-inclusive.
Review and recommendations of proposed Comprehensive Plan amendments may consider
whether:
1. The proposed amendment corrects an error or meets the challenge of some
changing condition, trend or fact;
The proposed amendment ensures internal consistency and accuracy between all 2030
Comprehensive Plan maps.
2. The proposed amendment is in response to changes in state law;
n/a
3. The proposed amendment constitutes a substantial benefit to the City as a whole
and is not solely for the good or benefit of a particular landowner or owners at a
particular point in time;
The amendment followed a broad, inclusive planning process that involved more than 100
participants and that explicitly included considerations of how the plan would benefit both
area residents and stakeholders and visitors from beyond the area.
4. The proposed amendment is consistent with other identified Plan policies and
adopted area plans;
The proposed amendment is consistent with the following relevant Comprehensive Plan
and area plan policies:
Policy IM 4.1 Area Planning Studies
Prepare area-specific planning studies for parts of the City where detailed direction or
standards are needed to guide land use, economic development, transportation, urban
design, and other future physical planning and public investment decisions. The focus
should be on areas or corridors that offer opportunities for revitalization or new residential,
commercial, and mixed-use development and redevelopment, areas with challenges or
characteristics requiring place-specific planning actions and public interventions, and
areas designated “special study area” on the Future Land Use Map.
Policy IM 4.2 Area Study Content and Intent
Ensure that area-specific planning studies take a form appropriate to the needs of the
community and reflect citywide needs, as well as economic development policies and
priorities, market conditions, implementation requirements, available staffing resources
and time, and available funding. Such studies should address such topics as an existing
conditions inventory, future land use recommendations, aesthetic and public space
improvements, circulation improvements and transportation management, capital
improvement requirements and financing strategies, the need for zoning changes or
special zoning requirements, and other implementation techniques. If necessary, as a
result of the findings of the area-specific plans, Comprehensive Plan amendments to the
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plan’s text or maps should be introduced to ensure internal consistency for the areas
involved.
5. The impact the proposed amendment has with regard to:
A. Established property or proposed development in the vicinity of the proposed
amendment;
B. Existing or future land use patterns;
C. Existing or planned public services and facilities;
D. Existing or planned roadways;
E. The natural environment, including air, water, noise, stormwater management,
wildlife and vegetation;
F. Other policies of the Comprehensive Plan.
The proposed amendment simply serves to display the plan area in the context of the
Comprehensive Plan’s overall Area Plan Locations map. The area plan content is
contained in a separate area of the Comprehensive Plan and is addressed in separate
Plan amendments.
STAFF RECOMMENDATION:
Approval based on the above list of considerations for the Planning and Development Officer’s
review.

STAFF COORDINATOR:
Jason Hardin, AICP, Jason.Hardin@raleighnc.gov, 919-996-2657
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Date August 4, 2018
Angela A. Allen
North Raleigh Resident
Raleigh, North Carolina 27614
Reference: Falls of Neuse Small Area Plan
As a resident of North Raleigh, business owner, member of Mount Pleasant Baptist Church, a frequent traveler of the
Falls of Neuse Road and patron of the businesses and establishments along the corridor, I strongly support managed and
thoughtful planning for growth and development within the Falls of the Neuse plan.
I desire to see the character of the area maintained with green spaces, ample outdoor living areas, mixed-residential and
commercial businesses. Our growth and traffic are inevitable. We won’t have managed growth without a mix of live,
work, play communities where retail establishments are convenient and collaborative with residents. I believe we can
maintain the character of our environment and have thoughtful growth and development at the same time.
I participated in several meetings of the FoN commitment group meetings last summer. In the spirit of that
commitment and my opinion, the small area plan should give guidelines on development that are consistent with the
area’s character, but lenient enough for the detailed specifications to be worked out by the city and developers on a
case-by-case basis.
For example, the term to have “40% tree save” on the property should allow leniency for the developer and the city to
determine the the percentage of tree saves versus replanting /reforestation within a specific development plan. It
some cases, old trees may be too old, dying, and falling. In one case it may make sense to replant more and in another
save more is the answer. My point is our small area plan should not be so restrictive that it is out-of-date for changing
circumstances or stagnates progress. It should serve as a general guideline, and a specific proposal should handle the
detailed terms while operating under consistent standards.
Another example is a term which limits the height or stories of building from to two versus three or higher. Again, this
seems overly restrictive when the intent, design, and construction of a building should determine whether it fits the
character of the area versus story limits. A good example of this is the Carolinian apartments that sit behind the Carolina
Golf Course off Glenwood Ave. It is new, modern and needed, but it doesn’t upset the character of this well-established
area. As the age of communities’ change, the needs change. With rapid growth, circumstances change faster than the
city or the citizens can develop policies and plans.
I use these examples to say, I, as an individual resident, don’t have the expertise to determine the specific-detailed terms
within a small area plan. I have a little more knowledge of current terms because I did read and participated in some the
early planning meetings last year. Whether it’s 40 versus 20% tree save or two versus three stories, these become the
deviled details that the experts should handle. I expect the city planners to have expertise and knowledge to help guide
thoughtful and managed development around the city. I support development with a mix of residential, natural
spaces, retail, and commercial businesses which are useful for the residents and travelers of the Falls of the Neuse
corridor.

Sincerely,
Original signed by
Angela A. Allen
angelaalln@aol.com

From:
To:
Cc:
Subject:
Date:
Attachments:

Tim Niles
Eric Braun; Rodney Swink; Veronica Alcine; Tika Hicks; Joe Lyle; Sara Queen; David Novak; Matt Tomasulo; Edie
Jeffreys; Bob Geary
Hardin, Jason
Falls of Neuse - Small Area Plan - Followup
Thursday, May 10, 2018 7:28:34 PM
TimNilesRemarks.pdf

Planning Commissioners,
I have prepared the data below as a response to the concerns expressed by some members of
the Planning Commission to the proposed Falls Of Neuse Small Area Plan.
The opposition to the Area Plan update put forth concerns in four broad areas and some
members of the commission expressed their own concerns that the proposed plan may go too
far in defining specific restrictions in their attempts to understand and/or address those
concerns.
Additionally, one member of the commission, Joe Lyle, asked that the proposed updated Small
Area Plan be compared and contrasted with the existing Small Area Plan. I will use the
current Small Area Plan that is in the current Comprehensive Plan and the original Small Area
Plan from 2006 in order to show that the proposed updated Small Area Plan does not propose
anything unique or overly restrictive as compared to the current and original plans. It also
doesn't propose taking away any entitlements any property owner currently has. In fact, It is
important to note that the proposed plan recommends an increase in entitlement from the
current R4 low density zoning to a medium density zoning.
And, finally, it doesn't eliminate any property owner's right to bring forth a rezoning request
and ask that their property be rezoned from its current zoning to any zoning they may choose
to apply for and show that it would be reasonable and in the public interest.
Here is a link to CP-6-06 - Falls of Neuse Corridor Plan
This is the original plan from 2006. Jason Hardin notes that it differs slightly from the Small
Area Plan found in the current Comprehensive Plan and that this reflects the fact that over
time, some actions have been completed (and removed from the corridor plan) and that some
policies have simply been incorporated into the Future Land Use Map or made redundant by
code provisions such as tree conservation areas.
https://drive.google.com/open?id=1UUg1fHLbVWvBYaU_TGBCJPS49MNzdlGi
Here is a link to the current Small Area Plan AP-FON - Falls of Neuse Corridor in the
current Comprehensive Plan.
This link will take you to the page where the plan begins in the Comp Plan. You will need to
page forward to see the corridor map associated with the plan. The map is very important as it
defines all the properties that came into dispute as "Corridor Transition Areas", the definition
of which is crucial. These properties are identified on the map as Area 1 and Area 3.
http://www.raleighnc.gov/content/extra/Books/PlanDev/2030CompPlan/#411
Here is a link to Raleigh's Urban Form Map. Again, this link will take you to the first page of
the map information.   You will need to page forward to see all of the data associated with the
map.

https://www.raleighnc.gov/content/extra/Books/PlanDev/2030CompPlan/index.html#235
Here are the four broad areas of concern that I noted from the meeting with the Committee of
the Whole:

1. The owner of the 17 acre parcel located at the Raven Ridge intersection is opposed to
the exclusion of retail development at the site.
This property, Area 1 on the Corridor Plan Map, is defined in both the original plan and
the current plan as a "Corridor Transition Area", with land uses to include medium
density residential and/or low intensity office"
Corridor Transition Areas as defined in the original Comp Plan
In many transportation corridors in Raleigh, intense land development occurs at major
intersections. These are focus areas, as described below. Between focus areas in a
transportation corridor are areas of less intense development, called corridor transition
areas. These transition areas are linear in nature and run parallel to the roadway. Such
transition areas serve to buffer the roadway from adjacent residential areas. Land uses in
corridor transition areas differ according to the nature of the transportation corridor
itself and the function of the roadway. Gateway corridor transition areas, such as along
Glenwood Avenue and Capitol Boulevard, may contain retail centers. Both gateway and
those primarily nonresidential corridor transition areas located within employment areas
may contain retail uses as described in the Retail Use Guidelines at the end of this
chapter. Transition areas in primarily residential corridors are residential in nature.

Raleigh's Urban Form Map designates the relevant portion of Falls of Neuse Road as a
“Primarily Residential Thoroughfare”.

Policies
•A marked contrast should be visible between transition and focus areas. Larger
buildings and nonresidential land uses are allowed, but heavy vegetative screening,
greater setbacks, lower overall building intensities and less intrusive parking facilities
should be included in all site plans. A general green area appearance should characterize
these transition areas.
•Gateway corridor transition area land uses should be primarily office and institutional
or medium density housing. Other uses, such as limited retail, may be allowed as long as
they are extensively landscaped and screened and give a lower intensity, lower scaled
appearance than would be found in focus areas.
•Different types of thoroughfares should be associated with different types of transition
areas along those thoroughfares. Roads which have more curves and hills and/or

medians should have transition areas with a predominance of low to medium density
residential land uses. Straighter, high volume thoroughfares should have a
predominance of office and institutional and low intensity industrial uses. All transition
areas should have large street yards, many street trees and buildings no higher than the
top of a mature canopy of trees.
•In transition areas, policy boundary lines should be considered adjacent to low density
residential land uses or where transitional land uses are not possible. However,
transitional land uses are the most desirable pattern of land use adjacent to low density
residential uses.
•In transition areas, retail uses should have limited access to a corridor, with access
preferably restricted to service roads or parallel streets.
•Within primarily nonresidential corridors, land uses should primarily consists of low
intensity offices and institutions, campus settings for light industrial uses or even higher
density housing.
•For transition areas in primarily residential corridors, medium density housing is
preferred. Low density residential is also desirable if individual lot access to the
thoroughfare is restricted.
•Curb cuts on primarily residential thoroughfares should be minimized. Single family
subdivisions should be internally-oriented if possible to reduce curb cuts.
•Retail uses located in transition areas must be carefully designed to maintain the green
character of the transition area and control traffic and other impacts.
•Bus transit access is desirable in all corridor transition areas, and development in
transition areas should be transit accessible.
•Transitions should be carefully planned and implemented between transit oriented
development that occurs around regional rail transit stations and existing
neighborhoods, so as not to have major impacts on existing low density residential
development patterns.

Even if you consider the current Future Land Use Map designates this property for
Office Mixed Use, at most, that designation only allows a minimal amount of support
retail to a maximum of 15% of the total development.
And, it is quite clear when the designation for this property as a Corridor Transition
Area is combined with the designation of Primarily Residential Thoroughfare from the
Urban Form Map, the intent is actually for residential development and not for the low
intensity office.
2. The owner of the 17 acre parcel located at the Raven Ridge intersection is opposed to
the height of development being limited to two stories.
The same explanation applied to Item 1 above applies to this issue. It seems quite
reasonable to apply a limit of two stories to development described as either low

intensity office or primarily medium density residential. And, when combined with the
designation of Primarily Residential Thoroughfare indicates the property should be
identified as residential and exclude the office development.
Also, I would re-emphasize this from above
All transition areas should have large street yards, many street trees and buildings no
higher than the top of a mature canopy of trees.

3. The owner of the 17 acre parcel located at the Raven Ridge intersection is opposed to
the recommendation that the 40% forestation requirement for the urban watershed be
met, where possible, with existing mature trees versus allowing existing trees to be
removed and replaced by replanting with 14 inch tall seedlings for up to 30% of the
requirement.
What the current regulations require is to maintain 40% forestation either with existing
mature trees or by re-planting trees after development to arrive at the required 40%
forestation. 10% of the property must be maintained with existing trees as tree
conservation. That leaves 30% of the requirement that can currently be arrived at with
newly planted seedlings even if enough mature trees already exist on the property.
What the update to the Area Plan is suggesting is that those two options not be treated as
equally desirable. The 1st option of maintaining existing mature trees should be given
priority. And, the second option of replanting trees to get up to 40% forestation only be
used when necessary either because there are not enough existing trees or because the
topography of the land will require the removal of some existing trees in order to
develop the land. This is not to be interpreted as removing the existing trees only to
make the development easier. It is meant to be because the trees that are removed are
located in spots where buildings will be located and not in the same areas that will be
replanted with seedlings.
In any case, at completion of development the property is required to maintain 40%
forestation. The update to the plan is not recommending an end result of more trees
than are currently required.
The following language appears throughout the original and current Area Plans and we
believe justifies this recommendation.
Policy AP-FON 1 - Protect the character of the corridor. Maintain the sense of place
created by the extensive roadside vegetation, the Falls Lake Dam and Falls Community.
From CP-6-06
The properties east of Falls of Neuse Road are in the City of Raleigh Extraterritorial
Jurisdiction (ETJ). The frontage properties are developed with rural and low density
residential uses and include extensive roadside vegetation, creating a "green corridor".
This development pattern respects the rural character of the Falls Lake Water Supply
Watershed and the Falls mill village (circa 1850), which still exists on the northern end
of the corridor along Fonville Road. The Falls Community has small homes on large

lots. Large front porches and mature natural landscaping dominates the community.
Existing trees along the frontage of the thoroughfare should be preserved as a Secondary
Tree Conservation Area and when no tree cover is present the frontage should be
planted with native tree species and shrubbery at 60% (3/5) of the SHOD 4 standard in a
15 foot wide street yard.
4. An owner of one of the small frontage residential lots on the east side of Falls of Neuse
Rd north of Tabriz Point expressed two concerns.
the plan recommends these small frontage lots be recombined before being
redeveloped.
the plan recommends changing the Future Land Use Map to identify these lots for
residential use instead of the current recommendation of OX, Office Mixed Use.
From the original Corridor Plan "Small frontage lots are encouraged to be recombined
rather than redeveloped individually"
From the current Small Area Plan "Policy AP-FON 7 Falls of Neuse Rd Frontage lots.
Small Frontage lots on Falls of Neuse Road should be recombined for development
rather than redeveloped individually"
So, the recombining recommendation has been in place since the original plan was
implemented.
This property, Area 3 on the Corridor Plan Map, is defined in both the original plan and
the current plan as a "Corridor Transition Area", with land uses to include medium
density residential and/or low intensity office"
The current Future Land Use Map was updated to indicate OX (Office Mixed Use) for
these small frontage lots.
As stated by me at the Committee of the Whole meeting, this change to the Future Land
Use Map occurred because the widening of Falls of Neuse Rd to a limited access
thoroughfare was thought to make these lots unusable for residential development. In
light of Raleigh's well known need for new residential housing stock, those attending
the public meetings for this plan update asked if those lots could be evaluated for
residential use facing inward and no longer "fronting" Falls of Neuse. It was found that
this was a feasible use for the properties.
The same explanation from Item 1 restated here also justifies the return to residential
from OX.
And, it is quite clear when the designation for this property as a Corridor
Transition Area is combined with the designation of Primarily Residential
Thoroughfare from the Urban Form Map, the intent is actually for residential
development and not for the low intensity office.
Lastly, these small frontage lots are currently zoned R4 and no land owner has a current
entitlement to OX zoning. This area plan update recommendation doesn't eliminate any
existing entitlement for any land owner. In fact, it recommends an increase in
entitlement from R4 to medium density residential.

I would like to close by restating a portion of what I presented at the meeting of the
Committee of the Whole.
It would be a mistake to identify one individual parcel of this plan without considering
that piece in context with the rest of the plan, and how all the pieces come together to
form the vision for the entire corridor, as the city sought with this area plan update.
Quite simply, the facts contradict any claim that the Small Area Plan opposes retail,
commercial or multi-family housing. The area plan supports and recommends growth
along the corridor. Retail has been identified for two locations. Commercial
development has been identified. A multi-family senior housing development is
currently under construction, and will meet a growing need for Raleigh with increased
density.
And, from the Staff report:
CP-1B-18, Map LU-3 Future Land Use Amendment, Proposal to Amend the
Future Land Use Map
Considerations for the Planning and Development Officer's Review and
Recommendation
#3 - The proposed amendment constitutes a substantial benefit to the City as a
whole and is not solely for the good or benefit of a particular landowner or owners
at a particular point in time. The proposed amendment better reflects the expectations
of the community and provides greater clarity and certainty about the future use of these
properties."
I have also attached a copy of my original remarks made at the meeting of the Committee of
the Whole for those of you who were not able to attend.
Regards,
Tim Niles

Good afternoon. My name is Tim Niles, 11509 Midlavian Drive, Raleigh, 27614
First I want to thank Jason Hardin and the city staff who have been a part of this effort to update the
current Falls Area Plan.
Members of the confirmation committee are here today as well, and I applaud their work to represent
those of us who call the Falls Corridor home.
As you may know, over 100 local residents also took an active role in the small area plan. We attended
multiple public workshops and participated in confirmation surveys, working alongside professional
consultants and marketing researchers to produce a plan that truly represents the community’s vision
for the study area.
It’s important to note that in addition to facilitating citizens, the professionals conducted market
analysis and have deemed the plan to be economically feasible. I mention this to emphasize that the
community’s vision is valid and a commendable update to the Falls area plan.
That vision maintains and respects the current character of the corridor, which is defined by civic uses,
residential neighborhoods and most importantly, some of the city's greatest natural attractions,
including the Annie Wilkerson Nature Preserve, Falls Lake, the Neuse River Trail and Raleigh's newest
and largest park, Forest Ridge, and the recently named Green Hills County Park, more affectionately
known as Mount Trashmore.
Additionally, the corridor is the home of the city's current and future drinking water sources. It is
important to recognize the plan balances development with these natural amenities and the need to
protect our water resources.
I spoke at the Planning Commission earlier and would like to revisit that discussion.
It would be a mistake to identify one individual parcel of this plan without considering that piece in
context with the rest of the plan, and how all the pieces come together to form the vision for the entire
corridor, as the city sought with this area plan update. Quite simply, the facts contradict any claim that
the Small Area Plan opposes retail, commercial or multi-family housing.
For the specific property discussed at length a few weeks ago, two options were proposed, and the
plan’s consultants, hired by the City of Raleigh, deemed each as economically feasible.
The first option is a residential mix of town homes and/or cottages with small professional offices. The
second option suggests that same residential & office mix with the possible inclusion of a small amount
of retail.
The workshop participants preferred the 1st option by a large majority.
In considering retail, it’s important to point out that the Falls Corridor does not meet the city's standards
for the location of large-format shopping centers. Criteria for such commercial development specifies

that it should be located 1) at major intersections, 2) on a transit corridor and 3) in a defined growth
center. The Falls Corridor meets none of these three criteria.

That explains well, as many of you will recall, why the Planning Commission recommended unanimously
against a grocery-anchored retail center at this site.
But let’s also be clear. The area plan supports and recommends growth along the corridor. Retail has
been identified for two locations. Commercial development has been identified. A multi-family senior
housing development is currently under construction, and will meet a growing need for Raleigh with
increased density.

And of course, the corridor already contains quite a bit of civic development including WakeMed North,
the Johnson Water Treatment Plant, two churches and a Fire Station.
In conclusion, the Falls of Neuse Small Area Plan update advocates for an appropriate mix of
development and growth that benefits the city and the local community, and maintains the character of
the corridor that so many area residents and visitors treasure as Raleigh’s natural playground. And that
will only grow in importance as a water supply for Raleigh and surrounding communities.
Thank you…

To:

Planning Commission Committee of the Whole

From: Jason Hardin, AICP
Date:

May 17, 2018

Re:

Supplemental information to item CP-1-18 Falls North (Falls of Neuse) Area Plan

Overview
At its April 26, 2018 meeting, the Planning Commission’s Committee of the Whole requested additional
background information regarding the Falls North (Falls of Neuse) Area Plan and associated
Comprehensive Plan amendments. Specifically, the committee requested a comparison of the Falls
North plan recommendations with the existing Falls of Neuse Area Plan, which the new plan would
update and supersede. The committee also requested information about the outreach and notification
process used during the plan’s development. Both are described below.

Plan Comparison
The existing Falls of North area plan was completed and adopted in 2006. The plan under review by the
Planning Commission was conceived as being an update to that existing plan to reflect some changing
conditions in the plan area. Early public discussions confirmed that direction. Participants generally
affirmed the goals and philosophy of the existing plan, while expressing a desire to refine some of its
recommendations. Accordingly, the proposed plan retains many of the concepts and much of the
language of the existing plan. However, it does include some revised or new guidance and actions. A
side-by-side comparison follows below.

Policies
Falls North Area Plan (Under review)
FN 1: Falls North Character
Protect the character of the corridor. Maintain
the sense of place created by the extensive
roadside vegetation, the Falls Lake Dam, and
Falls Community.
FN 2: Falls North Frontage
A Parkway frontage, which requires a 50’
landscaped yard alongside the street, should

Falls of Neuse Area Plan (Existing)
AP-FON 1 Falls of Neuse Corridor Character
Protect the character of the corridor. Maintain the sense
of place created by the extensive roadside vegetation,
the Falls Lake dam, and Falls Community.
Not directly addressed in plan. UDO requires tree
conservation where trees are present along
thoroughfares.

Falls North Area Plan (Under review)
be applied to properties being developed or
redeveloped along Falls of Neuse Road and
to properties being developed or redeveloped
along Raven Ridge Road between Falls of
Neuse Road and Moosecreek Drive.
FN 3 Falls North Forestation and
Tree Conservation
Clear cutting of sites is not consistent with the
existing character of the area or the values
expressed by residents. Wooded sites within
the plan area should maintain a 40 percent tree
conservation area, meaning existing trees must be
preserved on at least 40 percent of the area.
Where existing trees do not equal 40 percent of
the site within the plan area, forestation should
supplement the existing tree conservation area, for
a total of 40 percent.
FN 4: Falls North Corridor Lighting
Light fixtures within the plan area should be
limited to 15 feet in height and should be full
cutoff.
FN 5: Falls North Area Conservation
Protect environmentally significant features
within the plan area, including the Falls Lake
watershed, the Neuse River, slopes greater
than 15 percent and the 100-year floodplain
along the Neuse River. Environmentally
significant areas in close proximity of the Neuse
River should be protected and incorporated as an
amenity with development plans.
FN 6: Falls North Parking and DriveThrough Facilities
Parking lots within the plan area should be
located behind or beside buildings. Drive-through
facilities should not be permitted.
FN 7: Falls North Corridor Signage
Commercial signage within the plan area should
consist of low-profile ground signs. Signage should
not be internally-illuminated or digital.
FN 8: Falls Community
The character and the design of new
development or redevelopment in the
historically-significant Falls Community should
reflect in material, form, and character the
unique character of existing homes in the
neighborhood.
Policy FN 9: Falls Community Retail Uses
Uses should be limited to retail and eating
establishments. Existing buildings should be
preserved, and any new buildings should be
no taller than two stories and 35 feet. Any new
building or buildings should total no more than

Falls of Neuse Area Plan (Existing)

Not directly addressed in plan. UDO requires 40 percent
forestation in UWPOD, which covers nearly all of the
plan area. The UDO also requires that at least 10 percent
of existing trees be conserved.

Not directly addressed in plan

AP-FON 5 Falls of Neuse Area Conservation
Protect environmentally significant areas including the
Falls Lake watershed, the Neuse River, slopes greater
than 15%, and the 100-year floodplain along the Neuse
River. Environmentally significant areas in close
proximity of the Neuse River should be protected and
incorporated as an amenity with development plans.

Policy AP-FON 9
Falls of Neuse Corridor Parking Lots
Parking lots are encouraged to be located behind or
beside buildings along the Falls of Neuse corridor.
Not directly addressed in plan

AP-FON 2 Fonville Community Conservation
The character and the design of new development or
redevelopment in the historically-significant Falls
community (Fonville Road, Area 4 on map) should reflect
in material and character the unique enclave of existing
homes in the neighborhood.
AP-FON 3 Fonville Retail
Additional future retail catering to river activities in the
Falls community (area 4 on Map AP-FON-1) should be in
the style and character of the existing homes in the area
and maintain the sense of place created from the old
mill town and the future white water park.

Falls North Area Plan (Under review)
4,000 square feet, with new impervious surfaces
minimized. Hours of operation should generally
follow those of the nearby recreational facilities.
Policy FN 10: Falls Community Retail Design
Any future restaurant or retail uses in the Falls
community should be on a smaller scale
appropriate to the neighborhood and users of
nearby recreational amenities. Buildings should be
in the style and character of the existing homes in
the area and maintain the sense of place created
from the old mill town and current and future
outdoor recreation facilities.
Policy FN 11: Falls of Neuse/Raven Ridge
Area
Uses within this area, shown as Office and
Residential Mixed Use on the Future Land Use
Map, should be limited to only office (including
medical office) and/or residential and should
exclude ancillary retail.
The Apartment and Mixed Use building types
should not be permitted. Height should be limited
to two stories and 35’. Office uses should be
limited to the area within 150’ of Falls of Neuse
Road or Raven Ridge Road.
Policy FN 12: Dunn Road Area
In the event of a future rezoning, the Dunn
Road/Falls of Neuse Neighborhood Mixed Use
Area should be developed in context with the
surrounding neighborhood and with a walkable
development pattern. The scale and design of
buildings should reflect their surroundings. Any
commercial development should include a mix of
office and retail uses.
FN 13: Falls of Neuse Office Uses
The area along the east side of Falls of Neuse road
between High Holly Lane and Tabriz Court should
maintain its current designation as Office and
Residential Mixed Use. Office buildings should be
no more than two stories tall and should include
architectural features, such as a gable roof, that
blend with nearby residential structures. Facades
should include materials such as wood, stone,
brick, and similar.
Policy FN 14: Falls North Frontage Lots
Small frontage lots on Falls of Neuse Road
should be recombined for development where
possible rather than redeveloped individually.

Addressed by several plan actions.

Falls of Neuse Area Plan (Existing)

AP-FON 3 Fonville Retail
Additional future retail catering to river activities in the
Falls community (area 4 on Map AP-FON-1) should be in
the style and character of the existing homes in the area
and maintain the sense of place created from the old
mill town and the future white water park.

Designated as “Corridor Transition Area” in plan, Office
and Residential Mixed Use on Future Land Use Map.

AP-FON 4 Dunn Road Retail Area
The Dunn Road/Falls of Neuse Neighborhood Retail
Mixed Use Area (Area 2 on Map AP-FON-1) should be
developed in context with the surrounding single-family
neighborhood and with a walkable development
pattern.

Designated as “Corridor Transition Area” in plan, Office
and Residential Mixed Use on Future Land Use Map.

AP-FON 6 Falls of Neuse Road Residential Access
New detached single-family residences fronting Falls of
Neuse Road are discouraged.
AP-FON 7 Falls of Neuse Road Frontage Lots
Small frontage lots on Falls of Neuse Road should be
recombined for development rather than redeveloped
individually.
AP-FON 8 Falls/Durant Pedestrian & Bicycle Facilities

Falls North Area Plan (Under review)

Falls of Neuse Area Plan (Existing)
Site designs within the Falls/Durant Neighborhood Retail
Mixed-Use area should plan for and accommodate
bicycle and pedestrian travel between development sites
(excluding the water treatment plant).

Actions
Falls North Area Plan (Under review)
FN 1: Falls Community Historic Structures
Inventory existing historic structures within the
Falls Community. If warranted and if community
interest exists, study the potential application of a
Streetside Historic Overlay District in the Falls
Community.
FN 2: Falls of Neuse/Raven Ridge
Pedestrian Improvements
Make pedestrian improvements at the intersection
of Raven Ridge and Falls of Neuse Road to make
the intersection ADA (Americans with Disabilities
Act) compliant. Improvements include:
• Install pedestrian signals and buttons for the
southern and western intersection crosswalks.
• Construct wheelchair ramps in the southwest
intersection quadrant.
FN 3: Falls of Neuse Road Sidewalk Extension
Explore the possibility of a sidewalk,
weighing potential demand and constraints to
construction such as limited space between the
road and reservoir, along the west side of Falls of
Neuse Road from Durant Road to Raven Ridge
Road. Ultimately, a sidewalk should be extended
south of Durant Road to connect to the City’s
sidewalk system.
FN 4: Falls of Neuse/Durant Pedestrian
Improvements
The existing intersection poses difficulties for
pedestrians crossing Durant Road. This action is
aimed at facilitating pedestrian activity by creating
a pedestrian refuge island (see photo at top right).
Specific actions include:
• Restripe the westbound Durant Road approach at
Falls of Neuse Road to include dual left-turn lanes
and a single shared through/right-turn lane.
• Widen the existing concrete island on Durant
Road on the east side of the intersection to create
a refuge for pedestrians crossing Durant Road.
FN 5: Falls of Neuse Road Lighting
Add street lighting where missing segments exist.
FN 6: Fonville Road/Falls of Neuse
Pedestrian Connection

Falls of Neuse Area Plan (Existing)
Not directly addressed

Not directly addressed

Not directly addressed

Not directly addressed

Not directly addressed
Not directly addressed

Falls North Area Plan (Under review)
Create a pedestrian connection from Fonville
Road to Falls of Neuse Road at their former
intersection. Abandon any excess right-of-way.
FN 7: Falls of Neuse Multi-Use Path
Improvements
• Construct a pedestrian and bicycle connection
from Lowery Farm Lane to the multi-use path
alongside Falls of Neuse Road.
• Add crosswalk striping for the existing multiuse
path at the Galligan Family Dentistry Driveway
FN 8: Falls of Neuse Multi-Use Path Study
Study the extension and improvement (on the east
side) and creation (on the west side) of multi-use
paths along Falls of Neuse Road between Durant
Road and at least Watertow Park Lane. The study
should take place in conjunction with the study of
park facilities on the Leonard Tract (see action FN
15).
FN 9: Wayfinding
Provide bicycle wayfinding along Lowery Farm
Lane, Wide River Drive, and Wake Bluff Drive to
tie into City’s existing bike network. All bicycle
improvements will be consistent with the City’s
BikeRaleigh plan.
FN 10: Old Falls of Neuse Pedestrian
Improvements
Add sidewalks where missing along Old Falls of
Neuse Road between Falls of Neuse Road and
Wakefield Pines Drive.
FN 11: Falls of Neuse Bridge Pedestrian
Improvements
Study the possibility of creating additional
separation between the sidewalks and vehicle
lanes on the bridge, possibly by installing a
vertical barrier.
FN 12: Raven Ridge Road Pedestrian
Improvements
Add sidewalks along Raven Ridge Road where
missing segments exist between Falls of Neuse
Road and the power line easement south of
Savannah Oaks Way.
FN 13: Falls Community Retail
The Future Land Use Map’s existing Neighborhood
Mixed Use node at the Falls Community should be
slightly expanded in order to accommodate a new
restaurant or recreation-serving retail use while
retaining the existing character of the area.
FN 14: Leonard Tract Expansion
The city-owned property near the southwest
corner of Falls of Neuse Road and Wide River Drive
designated as Low Density Residential on the
Future Land Use Map should be reclassified as

Falls of Neuse Area Plan (Existing)

Not directly addressed

AP-FON 1 Falls of Neuse Multi-Purpose Path
Include an eight-foot wide multi-purpose path/sidewalk
and wide outside lanes in the cross-section details for
the widening of Falls of Neuse Road to accommodate
access to the numerous parks in the area and the high
concentration of families with children in the area.

Not directly addressed

Not directly addressed

Not directly addressed

Not directly addressed

Not directly addressed

Not directly addressed

Falls North Area Plan (Under review)
Public Parks and Open Space and should be
considered as part of the overall Leonard Tract
as part of planning for future park development.
FN 15: Future Leonard Tract Park Development
Develop, with public input, a plan for the creation
of a city park on the Leonard Tract, either by itself
or in conjunction with other city parklands and
properties along the Neuse River.
FN 16: Falls North Identity
Promote and strengthen the area’s identity as a
hub for recreational activity and natural scenery
for the region. All relevant City maps and
documents should refer to the area as Falls North.
FN 17: Neuse River Greenway Access
Provide additional vehicle parking at or near
entrances to the Neuse River Greenway.
FN 18: Wilkerson Nature Preserve Pedestrian
Access
Add a sidewalk along the north side of Raven Ridge
Road from Falls of Neuse Road to the entrance to
the Wilkerson Nature Preserve at Awl’s Haven
Drive
FN 19: Falls of Neuse Residential Uses
The area along Falls of Neuse Road between Tabriz
Point and Lowery Farm Lane should be reclassified
on the Future Land Use Map to Low Density
Residential from Office and Residential Mixed Use.
FN 20: Dehijuston/Raven Ridge Road Connection
A new public street should connect Dehijuston
Court with Raven Ridge Road.

Not directly addressed. Could be implemented in
future through block perimeter standards.

Not directly addressed. Evaluated as part of
development plans.

Falls of Neuse Area Plan (Existing)

Not directly addressed

Not directly addressed

Not directly addressed

Not directly addressed

Not directly addressed

AP-FON 3 Dehijuston/Raven Ridge Road Connection
Area 1: A new-location public street should
connect Dehijuston Court with Raven Ridge
Road. There is an existing stream crossing
shortly before the end of Dehijuston Court.
AP-FON 2 Durant/Shadowlawn Drive Connections
Falls/Durant Neighborhood Retail Mixed-Use area: A
new-location public street should connect Durant Road
to Shadowlawn Drive and provide connectivity to Rio
Springs Drive.
AP-FON 4 Dunn/Falls of Neuse Access
Area 2: Evaluate vehicular access options for the Dunn
Road/Falls of Neuse Neighborhood Retail Mixed-Use
area as part of the Falls of Neuse Road widening project
or as part of a private development plan on this
property.

Input and Notification
The plan process strove to provide multiple means of public input and to inform stakeholders of the
plan’s events. The project’s Confirmation Group, a Council-appointed body made up of area
stakeholders, was charged with overseeing the planning process with the goal of ensuring that the

process included and reflected broad representation from stakeholder groups. The Group also served as
a means of distributing information. Members were asked to post plan updates and notifications of
upcoming meetings to neighborhood email lists, Nextdoor (more than 8,000 recipients), and other
means. This supplemented other efforts to provide information about the plan process.
Ultimately, information was distributed though several means, including City of Raleigh email
newsletters, Citizens Advisory Council meetings and newsletters, Confirmation Group communications,
posted signs along Falls of Neuse Road and other key sites, the city’s Falls of Neuse project webpage,
and social media including Facebook and Twitter. Additionally, property owners in or within 100’ of any
areas where Future Land Use Map changes or other area-specific guidance are proposed by the plan
received mailed notices prior to Planning Commission review.

Above: Examples of notifications for plan events

Timeline of key plan events and notifications
April 2017: Confirmation Group appointed by Council.
May 2017: Confirmation Group held introductory meeting and second meeting/site tour (all Group
meetings open to public and noticed on project web page).
May 2017: Public kickoff workshop. Posted signs along Falls of Neuse Road and at Neuse River
Greenway trailhead/Falls Lake Dam, city email newsletters, Nextdoor, Confirmation Group mailing lists,
social media, project page. News media also provided coverage in advance of meeting.
June: 2017: Presentation to North CAC. CAC newsletter.
June 2017: Third and fourth Confirmation Group meetings. Project page.

June 2017: Community workshop. Posted signs along Falls of Neuse Road and at Neuse River Greenway
trailhead/Falls Lake Dam, city email newsletters, Nextdoor, Confirmation Group mailing lists, social
media, project page.
July 2017: Online survey. City email newsletters, Confirmation Group mailing lists, social media, project
page.
August 2017: Fifth Confirmation Group meeting. Project page.
August 2017: Presentation of draft recommendations. City email newsletters, Confirmation Group
mailing lists, social media, project page.
October 2017: Presentation to North CAC. CAC newsletter.
October 2017: Publication of draft report and beginning of public comment period. City email
newsletters, Confirmation Group mailing lists, project page.
November 2017: Publication of revised draft report and beginning of second comment period. City
email newsletters, Confirmation Group mailing lists, project page.
November 2017: Sixth Confirmation Group meeting. Project page.
January 2018: Final Confirmation Group meeting. Project page.
January 2018: Publication of revised draft report. City email newsletters, Confirmation Group mailing
lists, project page.
March 2018: Planning Commission review begins. City email newsletters, mailed notice to all property
owners in or within 100’ of any areas where Future Land Use Map changes or other area-specific
guidance are proposed by the plan.
April 2018: Committee of the Whole review. City email newsletters, Confirmation Group mailing lists,
project page.
May 2018: Committee of the Whole review. City email newsletters, Confirmation Group mailing lists,
project page.

