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COMPREHENSIVE PLANNING COMMITTEE
The Comprehensive Planning Committee of the City of Raleigh met in regular session on Wednesday, May 29, 2013, at 4:00 p.m. in the City Council Chamber, Raleigh Municipal Building, 222 West Hargett Street, Avery C. Upchurch Government Complex, Raleigh, North Carolina, with the following present:

Committee






Staff
Chairman Russ Stephenson, Presiding

Deputy City Attorney Ira Botvinick
Councilor Randall K. Stagner



Chief Planning and Economic Development







     Officer Mitchell Silver


Absent




Planner II Doug Hill







Stormwater Utility Manager Danny Bowden
Councilor Bonner Gaylord
Chairman Stephenson called the meeting to order at 4:22 p.m.  Councilor Stagner led the assembly in the Pledge of Allegiance.
Item #11-26 – Z-5-13/MP-4-12 – Falls of Neuse Road Conditional Use District

Item #11-27 – MP-4-12 – Life Time Fitness Master Plan

Planner II Doug Hill presented this item and highlighted the following information that was contained in the agenda packet:

This request was last discussed at the April 24, 2013 Comprehensive Planning Committee meeting.  The Committee held the item to allow the applicants to meet with adjacent neighbors to discuss drainage.
The subject property is located on the north side of Falls of Neuse Road just east of Walton Commons.  The property is approximately 25.7 acres in size and is currently zoned Rural Residential with Watershed Protection Overlay District and Special Highway Overlay District-1.  The applicants request a rezoning to include the Planned Development Overlay, which is accompanied by a Master Plan.

The master plan would permit a health club facility and associated ancillary uses, not to exceed 112,000 square feet in size.  All site intensity would be concentrated to the front (southern) portion of the property, with the balance to be used for stormwater treatment and forest land.  A new public street connection would be constructed at Walton Commons Drive.  Forty percent of the property will be reserved as open space, 15% of which will be dedicated tree conservation areas.  The lone zoning condition requires conformance with the Master Plan. 

The request is inconsistent with the 2030 Comprehensive Plan. The property is designated as appropriate for Rural Residential uses.  Additionally, the request is inconsistent with a number of policies; most notably, policies related to commercial development within the watershed. 
The Planning Commission recommended approval of this request 9-0.  The Planning Commission recognized the inconsistency; however, found that the request was reasonable and in the public interest for the following reasons:
1.
Although the proposal is inconsistent with the Future Land Use Map and several Comprehensive Plan policies governing development on the corridor and in the watershed, the proposed use and intensity of development is sufficiently offset by the measures offered to mitigate environmental impacts.  The stormwater treatment efforts offered are especially exemplary.
2.
The requested use of the site for recreational purposes is in the public interest.
3.
The proposal is compatible with the surrounding area, in that though the property is adjacent to residential uses, the existing wooded buffer abutting those properties will be expanded per the Master Plan.
The deadline to alter conditions and the Master Plan document has passed. 
Planner Hill's PowerPoint presentation included slides of the Master Plan for the site; surrounding uses (existing and future); the existing Falls Lake watershed; stormwater plans (pump and no-pump options); stormwater routing through the Upper Perry Creek watershed (there are several points downstream where the water could be channeled); street elevation (285 foot wide two-story building); and consistency with the Comprehensive Plan.  With regard to the stormwater plans, stormwater would be pumped off-site under the pump option.  Under the no-pump option, stormwater would be routed from the two detention facilities, out the back of the property, and over the slopes towards Falls Lake.  The City has several stormwater improvement projects in the immediate area.  The first phase for North Ridge was completed recently along Harps Mill Road, and others are under construction.  The outstanding issues for this case are (1) stormwater management options; (2) potential intensity and scale of site development; and (3) potential traffic congestion.

Mr. Stagner asked for assurance that every drop of stormwater that hits any impervious surface will be directed across the road and not toward Falls Lake.  Planner Hill replied the applicant's representatives can address that specifically, but by virtue of the fact that there are bioswales in the parking lot and the water would be pumped over the area he indicated on the slide, he believes that would likely be the case.
Beth Trahos, Esq., Smith Moore Leatherwood, LLP, 434 Fayetteville Street – Suite 2800, Two Hannover Square, Raleigh, NC 27601-2943 – Ms. Trahos represented the applicant and stated that at its last meeting, the Committee had asked the applicant to look at the drainage route south of the subject site into the adjacent neighborhood.  A drainage study was completed and the applicant's representatives had met with the neighbors adjacent to the drainage area.  The neighborhood meeting was very positive.  Seven residents of the community attended the meeting and expressed appreciation for Engineer Clark's efforts to design the system to ameliorate the existing flash flooding issues.

Amos Clark, PE, John R. McAdams Company, Inc., 2905 Meridian Parkway, Durham, NC 27713-5270 – Engineer Clark stated they had met with City staff and discussed how to put parameters on the downstream model so they could analyze every part of this area that might be impacted by their plan.  He entered the applicant's site and stormwater plan into the City's model for the North Ridge area capital improvements to see how their plan would work, how it would impact the existing natural channels, and how it would impact the proposed projects.  The end result is that peak flow rate from the subject site was reduced by 80% to 20% of what it is now.  Flash flooding is a big concern for the downstream property owners, and the applicant reduced this site's pre-development contribution to flash flooding in the North Ridge system.  Post-development contribution to flash flooding will be less than what it is now.  All water that hits any impervious surface on the site goes into the detention ponds in the back and is pumped out of the system.  The retention basins can hold as much stormwater as was produced by Hurricanes Dennis and Floyd combined, which is almost twice that of a 100-year storm event.  That amount is about 14.9 inches, and the applicant's plan still provides two feet of freeboard above that to the top of the dam.  The runoff is pumped at a very low rate across the site so as not to cause erosion problems nor shear stress or velocity problems downstream.  Pumping begins 24 hours after a storm ends.  They chose a flow rate that acts as a balance between the amount of time water is pumped versus the velocities that would be in the channel.  Even at the worst areas of the channel, the velocities and the shear stresses are well below what would be considered erosive, so there will be no impacts from those standpoints.  Mr. Clark had prepared a graph for City staff showing that stormwater from a 10-year storm pumps for about 4.8 days after the storm event.  This only happens on the average of once every 10 years.  A one-inch storm pumps for two days, a one and one-half inch storm pumps for a day and a half.  Ninety percent of the Raleigh area's rainfall events are less than one and one-half inches in depth; 85% of rainfall events are less than one inch in depth.  Engineer Clark stated the system they designed has taken into account the concerns of the downstream neighbors and the Comprehensive Planning Committee.
Chairman Stephenson asked what happens if the power goes out during a major storm event.  Engineer Clark replied they have backup pumps that will rotate through the event so there will always be a pump available to pump the water.  There is a backup power supply in case they lose power from the main power grid to the site.  The standby generators will probably be diesel or natural gas.  They can sense when the power goes off and then they come on.
Chairman Stephenson said there had been talk about this being a potential hybrid system in terms of also putting some funds into stormwater improvements in the event there is a system changeover and the system goes through a non-pump option.  Attorney Trahos explained the applicant committed in the Master Plan that if they install the pumping option and it flows through the community, the applicant will contribute $80,000 to the City as a public benefit for the City to use to provide additional improvements to this area.  If the City Council decides to choose the low impact development (LID) option after the applicant pays those funds, the City keeps the funds; they are not refundable to Life Time.  As a requirement of the Master Plan, once the pumping option is installed, the applicant will provide a bond to allow conversion to the LID option.  The bond is good for 15 years from the date of the certificate of occupancy.  Based on the current schedule, the applicant expects the bond to be good until 2030.  The applicant wanted to retain flexibility for the City and based on Dr. Bill Hunt's research, LID will be a positive option for the City.
Mr. Stagner said he appreciates the reduced flow rate.  That, plus the stormwater improvements made by the City, should provide significant relief to residents in the North Ridge area.  With regard to performance versus use, this is kind of a hybrid system, and he will not recommend going to a performance-based system versus a use system.
Chairman Stephenson asked for staff's perspective on the pump and no-pump options, testing, system maintenance, etc.  Stormwater Utility Manager Danny Bowden stated that based on what he has heard, either option will be well-maintained.  The reduction in flow reduced the velocities, and there is an incremental benefit in the flow reduction.  The applicant will maintain the pumps and generators, and staff will handle this system the way they do any other facility; the applicant will be required to submit an annual inspection report.  He has reviewed the applicant's model and stormwater calculations and since velocities are being reduced, there should be no degradation to the channels or property values.
Chairman Stephen said this discussion got started because of the non-pump option.  The City has contracted with a consultant to look at the LID option.  He confirmed that the scope of the work could include the incorporation of performance standards on-site and the secondary cumulative impacts in the watershed.  Stormwater Utility Manager Bowden replied affirmative.  He talked to Dr. Hunt after last meeting, and Dr. Hunt told him the LID option is the "gold standard."  From an LID perspective, Mr. Bowden agrees with that for the final plan the applicant submitted.  Chairman Stephenson said he is not comfortable with the performance standard that has no science around the secondary cumulative impacts in the watershed, and confirmed with Mr. Bowden that there is an opportunity for the consultant to address that in the study.
Chairman Stephenson expressed his appreciation to staff for working with the Committee members and the applicant on this extremely complex case.  This is a unique site sandwiched between I-540 and Falls of Neuse Road, and there are a lot of opportunities to take advantage of the infrastructure.  He also appreciates what the applicant has done to mitigate some of the traffic impacts and improve connectivity of the streets.  Incompatibility with the Comprehensive Plan is a major concern in general, but given the uniqueness of this site sandwiched between two major highways, it is hard to imagine that Rural Residential use makes more sense.  From a water quality standpoint, no development of the site would be better, but the applicant has mitigated those concerns.

As representative to the Upper Neuse River Basin Association, Mr. Stagner said the City would not want to get into a situation of "do as I say, not as I do" when dealing with the upstream neighbors.  If they are looking to be more in the watershed, he thinks a zero impact standard would be acceptable to most parties.  He has concerns because there will be more pressure put on the watershed for development and the General Assembly has already taken some actions that affect other reservoirs.  There is excellent water quality at the City's end of the lake at this time.  If the City fails to protect the watershed, it jeopardizes its drinking water, and to bring the drinking water back up to an acceptable standard would require hundreds of millions of dollars to upgrade the E.M. Johnson water treatment plant.
Mr. Stagner commented on the development standards brought forth and the hard work put in by the developers and City staff, and moved to recommend that the City Council approve MP-4-12 and Z-5-13.  Chairman Stephenson seconded the motion.
Deputy City Attorney Ira Botvinick suggested that the motion include reasons why the rezoning request is in the public interest, since it is inconsistent with the Comprehensive Plan.
Mr. Stagner reworded his motion to recommend approval of the rezoning and Master Plan because they will have zero impact on the watershed; stormwater will flow at a lower rate across the ridge into a neighborhood that has had flooding problems and is now receiving improvements to deal with those problems; and this proposal will assist with the improvements being made.  Chairman Stephenson seconded the amended motion, which carried by unanimous vote of 2-0 (Mr. Gaylord absent).
ADJOURNMENT
There being no further business before the Comprehensive Planning Committee, Chairman Stephenson announced the meeting adjourned at 4:45 p.m.

Leslie H. Eldredge
Deputy City Clerk
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