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The Comprehensive Planning Committee of the City of Raleigh met on Tuesday, October 29, 2002 at 8:00 a.m. in the City Council Chamber, Raleigh Municipal Building, Avery C. Upchurch Government Complex, 222 West Hargett Street, Raleigh, North Carolina, with the following present.
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Planner Darges

Mr. Hunt called the meeting to order by asking everyone to stand for a moment of silent prayer.  Mr. Hunt stated Ms. Cowell called late last night indicating she could not be at the meeting as she was in Philadelphia and could not get a flight out.  The following item was discussed.

Item #01-64 – Rezoning Z-15-02/MP-2-01 – Strickland/New Lead Mine Road (VSPP).  Mr. Hunt gave the ground rules of the meeting explaining the developer or applicant will have 20 minutes, the opposition 20 minutes and each would have a 5 minute response period.
Attorney Tom Worth, Jr. and Frank Goppold were at the meeting to explain changes in the application.  Attorney Worth presented Committee members with the last “Call to Arms” which was a flyer advertising this meeting.  He stated he really did not want to dignify the “Missile” but felt compelled to speak to some of the items.  He stated Tom Worth has never said that 80 percent of the neighbors are in favor of this plan.  What he had said is in excess of 80 percent of the neighbors either favor or do not oppose the plan.  He stated he is not aware of any misrepresentation he or his clients have made.  He pointed out the flyer says that Mr. Sandman and his team are “purposely providing misinformation to the City.”  He stated he has never purposely misrepresented anything to the City, the neighbors or to anyone else and no team that he has lead has been party to any such thing.
Mr. Worth stated when the case was last discussed by the Committee, there were comments about more open space, vertical integration, parks and possibly revisiting the grocery store concept.  Mr. Worth pointed out this property is in the Six Forks City Focus Area which he feels comes up to new Lead Mine Road.  The western line of the property ends outside the City focus area and no one knows why the property was split.  He talked about the plan in that area.  Attorney Worth presented what he stated was the seventh formal renderings of this plan.  This latest plan provides for an additional one acre of parkland which can be created by the elimination of a condominium building.  This strengthens the open space presence, walking paths, etc.  He pointed out the maximum building units on that corner of the property will be about 58 or R-12.  Mr. Worth and Mr. Coppold pointed out the five buildings which are committed to vertical mixed use.  The uses will include a combination of office or residential over retail or a combination thereof.  The applicants are obligated to that vertical mixed use.
Mr. Worth pointed out in the north tier there is a proposed grocery store and the plan limits that grocery store to 38,000-square feet; however, they would like to have the opportunity to add another 7,000-square feet to the grocery store after a 5 year period has lapsed.  He stated no other retail on the property will exceed 25,000-square feet.  He pointed out the location of a possible 25,000-square foot pharmacy (next to the BellSouth Substation) which has been in the plan all along.  Mr. Worth talked about the office intensity in areas O-1 and O-2 pointing out the intensity has been decreased from 295,000-square feet to 240,000-square feet.  He pointed out the location of the 4 buildings that will have about 60,000-square of office space feet each.
Mr. Worth spoke about the additional green space in Sections R-2 and R-3 where they plan to add about ½ acre on each side of Copperleaf Boulevard.  These will not be lineal green spaces but spaces of approximately 130 by 150 square feet.  He stated the residential density in the middle tier has been reduced from 196 to 168 units and have relocated the apartment building to address the concerns about parking.  He talked about the transition to the neighborhoods on the south which has been reduced from R-8 to R-6 or about 42 units.  This section would be closest to the Emerald Chase Subdivision in which a majority of the owners support the case.  Mr. Worth stated they had began to work on the linkage for the greenway and this was discussed at the Planning Commission.  He stated his clients have never received any requirement for greenway on the property but they are providing opportunity to linkage from the southern property line all the way through to the Strickland/Lead Mine intersection.  He stated they are offering to dedicate a 25-foot greenway easement which would link to a 5-acre tract of open space owned by the Emerald Chase Homeowners Association.  He talked about the stub out of the streets in that area.  He stated the open space now comes to 20 percent of the project.
Mr. Worth talked about the stormwater proposals and the low impact development study which was given to him by Mr. Kirkman.  He stated the Stuart Jones, Engineer, is working with staff on those concepts.  He stated they long ago satisfied the concerns of the downstream developments but are adding techniques such as bioretention and other best management practices in the northern tier.  In the other four areas or southern tier they will have at least one best management practice in association with the four retention or detention basins.  Mr. Kirkman questioned if there is a hotel proposed.  Mr. Worth talked about a 125-unit hotel in the lower tier which has been a part of the plan all along.
Mr. Stuart Jones added that the development as shown has provided for two best management practice devices.  Water will run from both the northern and southern tier into a best management practice device or to the pond.
Ms. Gerry Gafka, 1057 Vestavia Woods Drive, indicated it is very hard for her to sit here and hear Mr. Worth say that the neighbors are satisfied and are going along with the plan.  She has personally spoken to more than 30 of her neighbors and everyone she has spoken to is against the project.  They have a petition with over 700 names and everyone has had the same reaction.  Seventy-six of the homeowners in her area don’t feel this is a good idea.  Density has been reduced, but it simply isn’t enough.  There is no need for a grocery store or office space as there are plenty in the immediate vicinity.  There is simply no need for this proposal and the property should remain R-4.  The implications that were made that they are for it is painful as no one is.
Nancy McFarlane, 8016 Selfridge Court, indicated that it is not so much the residential they are concerned about, but the retail is the large traffic generator.  She also has had opportunities to speak with the neighbors in her area and 9 of the adjacent owners who, as she understands it, would get a wall behind their property and the area adjacent to them a lower density if they would agree not to oppose this project publicly.  Ms. McFarland spoke to the issues of traffic, noise and air pollution and noted the project was not appropriate for this area.

Bob Scallion, 1317 Bridgeport Drive, indicated an area where there is approximately 100 homeowners that is adjacent to this property to the east and all the homeowners in this area are against the project.  They are not against development but this proposal is simply not appropriate for the area.  He added there are a number of families in condominiums that face this project as well that will be affected.
Ms. Theresa Kubicki, 1053 Vestavia Woods, indicated she just sat through their stormwater presentation and feels this is simply not the case.  Her yard is being destroyed by stormwater runoff.  She has a creek in the rear of her yard that is currently eroding and any additional development in this area is going to worsen the problem.  She also spoke as an advocate for the children in the area.  This project will mean more traffic and more children put into an already over crowded school system.  She also spoke to the traffic at the corner of Strickland and Lead Mine Road and how it is a nightmare.
Joe Morender indicated he is a resident off Lead Mine Road and has one of the largest pieces of property in the area.  He has a storm drain in his back yard and indicated the Mayor was out to his home two weeks ago to look at the situation where water was 14 feet from his back door.  He has called the City a number of times and no one has ever come out to see the problem.  There is quite a bit of silt that comes across Lead Mine Road into his back yard.  He indicated he collects it into buckets and sets it out in the street.  When the trees are gone as they develop this site they will have major flooding in this area.  He added there are currently two major food stores in this area, a Food Lion and Lowe’s Foods, as well as two drug stores, a Kerr Drugs and an Eckerd Drugs, and there is no need for an additional grocery store or drug store.  The horse farm is a beautiful piece of property and homes on that property would be fantastic.  A 7-story hotel on this site would simply be an eyesore.
Deborah Rainey, 3816 Hidden Branches Drive, indicated she is not from this neighborhood, but has lived in Northwest Raleigh for 21 years and is very concerned over the storm drainage in the area.  She has personally experienced flooding in her home and on her property, but has never had the kind of flooding like she has now.  Her property is being destroyed as well as her septic system.  She is concerned with this type of development especially when the drainage is not dealt with on a small basis much less a large one.  She has already completely lost her lawn and feels that the City of Raleigh has some responsibility in this issue.  She is currently having to sandbag her home to protect it from water and she is the second highest point in her neighborhood.  She has been asking for assistance from the City for more than a year for them to come out fix the pipe that is affecting her property.
Mr. Bill Padgett, 1213 Dixie Trail, indicated he has been working with the neighborhoods for many months now.  A cap of 900,000-square feet was set several years ago for retail in the area.  The focus area was Six Forks and Strickland Road and they currently have 80 percent of what has been recommended.  The City should look at additional parks in this area as there is a lack of park facilities for the residents in this area and there are other retail opportunities along Six Forks Road that will probably present themselves in the future.  This development completely jumps over R-10 to R-4 and feels that retail opportunities will be better suited along Six Forks Road.  Mr. Padgett spoke to the traffic intensity in the area and questioned what is the benefit to the neighborhood and to the community.  He reminded the Committee they have heard from the neighbors as to the negative impact on their homes.

Michelle Yip, 1214 Opal Court, spoke to the three access points into this area from New Lead Mine Road and the problems associated with the neighbors living along this area.  They currently have a problem getting out of their driveways at peak traffic time and questioned why some of this area was not included in the small area plan.  There is a buffer that protects some of the neighbors and many of the people in the townhomes nearby are concerned about the traffic, light and noise.  The majority of the neighbors in this area are opposed to this plan as presented.  Many of the neighbors concerns have fallen on deaf ears and they are very disappointed they have not had better cooperation from the developer.

Mr. Richard Dean, 1321 Bridgeport, pointed out his property in relation to the proposed project and indicated he is an adjacent property owner.  He stated he has never heard from Mr. Sandman or from the City of Raleigh about development of this property.  His property abuts the property owned by the Homeowners Association which is within 30 feet of this development.  He has never heard anything about any proposal from the developer or from the City.
Michelle Miller, 8365 Grey Winds Drive, indicated her property backs up to Lead Mine Road and The Forum is in her back yard.  With people coming up Forum Drive headlights are currently in the back of her house.  If Forum Drive comes all the way through it will give her home daylight 24 hours a day.  She has two sons and because of the traffic situation in the area she personally drives them to school.  Any additional traffic will keep them from riding the bus home in the afternoon.  She added she also was not contacted about this project.
Deborah Rainey indicated she would like to add that mosquitoes have been very bad this year.  She has contacted the Environmental Protection Agency about the problem and this is a concern for the neighborhoods as well.  She feels they will be here in a couple of years with the same problems that she has been experiencing.

Mr. Frank Goppold, representative of Little & Associates, Charlotte, North Carolina indicated he would like to speak to the density issue as well as retail and office.  He feels with this proposal they have embraced the City of Raleigh’s desire to reduce sprawl and provide a neighborhood center so people can live, work and play in a village atmosphere and never even have to use Six Forks or Strickland Road.  The retail center as proposed is on the small end of the scale.  If you are to have a village concept they have to have enough buildings to create a village atmosphere and a retail concept.  The food store that has been included is the economic driver of this plan.  Mr. Goppold spoke to intensifying the parking situation and pointed out they cannot get too small in terms of retail.  They currently have four 60,000-square foot buildings and based on suburban models they just barely provide a street front.  If they reduce the square footage here they will lose the sense of community; the density is as low as it can go.  At this point they are not sure how the R-6 portion will be developed as it will depend on the market at that time.  The buildings as proposed will leave approximately 30 percent open space and provide best management practice devices.
Mr. Stewart Jones indicated that stormwater controls on the site are dramatic.  They have very stringent controls to limit post development controls below which they are experiencing now.  Preliminary designs on the pond indicate the 2-year storm produces 40-cubic feet per second.  After development the runoff rate will be reduced to 0.3-cubic feet per second because the pond will contain 2-year storm runoff.  As to 100-year storm they are currently experiencing 73-cubic feet per second and after development this will be reduced to 17-cubic feet per second.  The pond is huge compared to the drainage area and they are committed to making the stormwater detention devices effective.  Mr. Kirkman questioned the southeast and southwest area with Mr. Jones indicating they will contain the same type of controls, but they will not be as stringent because of impervious surface differences.
Mr. Worth pointed out they have indicated they are consistent with the requirements of the Comprehensive Plan.  Their position is that they comply with all 27 elements of the Urban Design Guideline.  They may be on the cusp of determination for smart growth.  Mr. Worth spoke to development guidelines and articles relating to sprawl which recently have surfaced in the News and Observer and other areas.  This is an opportunity to break the residential single family detached mold.  There is opposition, but whenever or wherever the City of Raleigh determines to seize this opportunity it can be an important precedent in the City.  They have 24 hours to finalize the plan and they will continue to work with staff and anyone who desires to until this is filed by 5:15 on October 30, 2002.  All 11 members of the Planning Commission supported this plan after 3 sessions.  They have worked very hard on stormwater and traffic issues and felt they have dealt with these issues.  The Committee of the Whole voted 10-0 in favor before the enhancements have been made prior to today.  It does present open areas, waterways and open features that include a 3-mile of pedestrian walkways.  This is a good design and there are real benefits for the community and for the northern section of the City.
Ms. Shelia Gafka, 1057 Vestavia Woods Drive, indicated it’s not appropriate to fight sprawl with sprawl and this project is not appropriate for this area.  No one in the area wants it other than the developer and the land owner and there is no need for the services they are offering.  Ms. Gafka asked for all of the neighbors that are opposed to this case to come up and stand before the Committee.

Mr. Kirkman spoke to the sprawl that is already existing in this area and if this development were to replace some of the development that is out there it would be an improvement.  He has been out to that area a number of times and the commercial development that is there is an absolute nightmare.  There are some good elements; but overall it is some of the worse in Raleigh.  He indicated through letters and e-mail some of the neighbors in this area have admitted being part of the problem.  He pointed out they are part of the traffic problem that is out there.  Once they leave their block then you become someone’s traffic problem.  This project has been penalized by some of the mistakes that have been made in this area.  He is not convinced that this project fits the Comprehensive Plan, and is disturbed that they went through the mediation process and some of the things that the neighbors had asked for could not be dealt with until it got to this point.  He is convinced there will be a great improvement to the stormwater situation that currently exists.  If this property were to develop as R-4 the stormwater problems that would be created would be much worse for the downstream folks.  The Planning Commission and the City Council have looked at Planned Development Districts and it just simply is not working the way it was designed to work; however, the other side says they have to have so much retail in office in the core to make it work, but he feels there is a substantial amount of retail and office out there already.  The traffic pattern and the pedestrian access amenities would be far better than anything in the area, but you cannot look at this alone.  The most positive impact to the area is to keep this property as a horse farm, but that will not happen.  He indicated the question is what is the future for this area and how can they make it better.  He feels there has been exaggerations on both sides of the table and whatever the Committee’s recommendation to City Council will be may be not be how it may go.
Mr. Hunt indicated that he is disappointed that this process has gone on with as few concessions as there has been until it has reached this point.  There is a need for pedestrian friendly development and there is a need to provide alternatives to citizens.  He would; however, like to compliment the developer in their stormwater provisions.  Not only will it control the stormwater in the area it will make sure that the stormwater is improved in its quality.  In any regard, this is a tough decision.  It is something that the City needs, but the neighbors don’t want it and doesn’t feel that the developer has been totally forthcoming.
Conversation between members of the audience and the committee followed addressing the merits of the plan and the stormwater provisions included in the plan and what responsibility the City of Raleigh has in correcting the stormwater situation in the area.  Mr. Kirkman pointed out that some of the stormwater regulations he feels are not adequate and this is something he has been trying to change since he was elected to the City Council.  Mr. Hunt added that he has been pushing the low impact development guidelines and pointed out if this property were developed as single family then they would have a tremendous amount of stormwater problems.  Mr. Worth pointed out if he had been among the hundreds or thousands of property owners that received the latest missile from the command center he would be here objecting to this proposal to.  He indicated comparisons have been made to the development of Crabtree Valley and as someone who worked with the development of Crabtree Valley he finds that comparison offensive.  The message was meant to strike fear in the hearts and minds of the homeowners.  The Planning Commission does good work and they arrive at decisions that they believe in.  This plan has changed and evolved over the last 10 months and this is the way the process works.  It has continuously gotten better and better since December of 2001.  There have been hundreds of internal changes over seven master plan revisions.  This is an opportunity to do something important for the City.  Stormwater and traffic have been dealt with and the proposal is a good one.
Mr. Hunt referenced earlier discussion regarding an intrusion of headlights into private homes and questioned whether there was any possibility of installing an opaque landscaping buffer for these homes.  Mr. Worth pointed out there are considerable landscaping commitments contained within the project.  Mr. Hunt asked that they look at the area where those homes backup to the access points.  Mr. Worth indicated they are certainly willing to look at anything that is reasonable.  The access pattern as laid out is critical to the Department of Transportation.  Mr. Worth briefly described the transportation improvements along Strickland and Six Forks Road access points.  He indicated they will certainly be glad to look at the suggestion.  Mr. Monty White indicated he is the property owner in this project along with his brother and sister.  This property was purchased by his grandfather in the 1950’s.  They have had an interest on this property for 10 years, but the conclusion they have come to it is time for us to do something with the property rather then pass it on to their children.  Because the property has been in the family for so many years they decided they would like to take the equity and stay involved with the development of this property, do a class act and something they could all be proud of when it was completed.  They have been involved since day one with Mr. Sandman and the plan has evolved.  There have been lots of concessions such as a reduction in the density that was proposed.  The village effect is a nice thing and in his own mind if this plan is approved and developed he feels it will be something the City of Raleigh and the neighborhood can be proud of.
A gentleman in the audience pointed out the 100 homes to the east of this site are located primarily on cul-de-sacs and briefly explained the proposed changes in the traffic that will assist these homes which includes the addition of a center turn lane that will provide additional safety factors to those folks turning into driveways and side roads.  It will be signalized and with the widening this will help Lead Mine traffic get onto Strickland Road.  He pointed out when a road widening occurs typically one half of the necessary width is taken from each side.  Mr. Sandman’s development has agreed to take the full 12 feet for the widening on their side of the road so property owners adjacent to this site will not be impacted by this improvement.
Ms. Rainey pointed out there are also several public schools in the area and the schools will be impacted by the traffic as well.  She feels it will simply get worse and will result in a negative impact on Northwest Raleigh.
Mr. Kirkman explained the alternatives at this point that the Committee may chose from, but noted the full City Council will have the final say in this project.  He would suggest that they send forward no recommendation to City Council at this point which will give an opportunity for the Council to discuss this issue at the table.  This added time as well will give an opportunity to anyone who would like to present suggestions or comments to improve the project to the Planning Department prior to the zoning filing deadline of October 30 at 5:15.

Planning Director Chapman pointed out that the conditions that are submitted to the Planning staff by October 30 will be the conditions that go forward to City Council.

Mr. Hunt pointed out they will certainly try to convey everyone’s views to the City Council.  They typically don’t take comments from the audience and he will try to bring forward the different viewpoints to the Council for their review.

Adjournment:

There being no further business the meeting adjourned at 9:45 a.m.

Respectfully submitted:

Donna Hester

Deputy City Clerk
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