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CHALLENGES AND OPPORTUNITIES

Once a small crossroads town, the Town of Cary has grown to
be a mid-sized community of national distinction. Since 1990,
Cary’s growth tripled from more than 43,000 in 1990 to more
than 133,000 in 2010, making it the seventh most populated
municipality in North Carolina. While the 5% yearly growth rate
experienced over the last few decades is expected to decline,
the Town is projected to continue to grow. By 2040, regional
projections suggest that the Town will reach a population of
193,000. The Town has an opportunity today to define the way in
which new housing, employment, shopping, and public services
are provided to the new 50,000 residents that will likely call Cary
home in the future.

Cary’s long history as being a well-planned and well-managed
community will continue. However the specific goals for future
growth and development are changing due to several significant
trends.

Limited New Development Opportunities

The amount of developable land in Cary’s planning area has
decreased significantly over the last 20 years, and is now in short
supply. As of February 2015, about 82 percent of Cary’s planning
area was developed or in the process of being developed —
approximately 43,000 acres. The remaining 18 percent of the
planning area — shown in purple on the adjacent map — was
undeveloped or rural. However, in any given future year, only a
handful of that acreage might be on the market for development,
with that amount expected to fall in future years if the largest
and most desirable properties develop first, and as some owners
withhold land from development.

For a community that has succeeded over the past several
decades through the facilitation of high quality new
developments on undeveloped land, this is a significant change
in doing business. The land remaining within the Town likely will
not fully accommodate future residents and businesses. Because
the Town’s high quality of life has been funded historically by
new growth, the Town will need to identify new development
opportunities that can assist in generating revenues needed to
maintain the Town'’s high standard of living.
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New Opportunities for Infill and
Redevelopment

As commercial and residential properties age, the Town faces
new challenges. Some neighborhoods and shopping centers
have started to warrant reinvestment. With more than 4,000
residential units that are over 40 years old and aging strip
commercial centers located in various locations throughout
Town, the community desires a new approach to address these
areas. Developers are now turning to new opportunities to
revitalize older developments on infill or redevelopment sites.
The Town’s current land regulations were developed to guide
growth on undeveloped land, not redevelopment of existing
developed sites or infill sites. A retooling of these ordinances is
needed to support these revitalization efforts and facilitate much
needed reinvestment in areas with aging developments needing
reinvestment.

Demand for New Development Options

As local and national populations change, the demand for a
diversity of housing and employment choices are changing as
well. More and more households and employers are choosing
locations that are walkable and located near or within vibrant
community centers that support collaborative interaction with
other businesses and that support a need to stay connected. This
consumer preference is good because walkability is linked with
a host of positive environmental, health, economic, and fiscal
indicators. In order to attract and retain a diverse population and
workforce, in addition to promoting sound fiscal policy, promoting
healthy lifestyles, and sustainable transportation options, the
Town has an opportunity to support strategic development that
will offer a more walkable and connected built environment for
future residents.

While plans for future transit service in Wake County are not
fully in place, regional planning efforts have identified a system
that includes opportunities for transit stations located in Cary
within the Maynard Loop. How land is developed around
these potential transit station sites will have a direct impact on
the success of the rail service in Cary and the region, and the
potential for increasing economic development opportunities
around station sites. Furthermore, development around major
local and regional bus stops could play a major role in increasing
the viability of high quality bus service and ensuring accessibility
to high quality transportation options for the entire community,
especially those who do not own a vehicle.

More and more opportunities to redevelop aging commercial properties
and older neighborhoods are being proposed in Cary. This image shows
the concept to redevelop a single-story commercial property on Chatham
Street in Downtown Cary to a multi-story mixed use project.

The Arboretum at Weston is a local example of a mixed use, walkable
development that provides housing, shopping and retail, and vibrant
public spaces for interaction with neighbors and colleagues.

Wake County and its partners are planning for future transit service
that will connect destinations within the region. While the exact plans
are not finalized, there is still an opportunity for Cary to plan for transit
station area development that will support the success of a regional

transit system.
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DESIGNING DEVELOPMENT IN CARY

For years, Cary’s development review process has used design
guidelines and standards that have shaped the form and design
of the Town’s new developments, and ultimately resulted in
the Town’s strong reputation for its attention to design quality.
Today, the Town’s design guidance is provided using the following
guiding documents.

Adopted in 2012, Cary’s Site Design Standards Manual is an
illustrated handbook depicting standards included in the Town’s
Land Development Ordinance. It sets out the Town’s expectations
for site design for all developments in Cary, whether residential
or non-residential, through a set of seven Design Principles:

1. Create Human Scale: Create a comfortable relationship
between buildings and spaces that is relatable to the human
form.

2. Create Sense of Place: Create an impression of the
development that separates it from other developments and
remains in your mind when you leave the area.

3. ConnectUses:Createclear pedestrianandvehicular pathways
between developments and intermingle compatible uses.

4. Provide Transitions: Create effective and smooth transitions
between adjacent uses.

5. Reduce Parking Impacts: Design parking to reduce the
“sea of parking” one commonly finds at retail centers, and
“garagescapes” where car garages take up significant street
frontage in neighborhoods.

6. Plan for Pedestrians, Bicyclists, and Transit Users:
Create logical connections for bike or pedestrian traffic
between destinations, and provide transit stops at major
developments.

7. Provide Open Space: Provide outdoor space that is as
integral to an overall development plan as the construction
of buildings and roads.

The above Design Principles are further strengthened with a set
of four Core Design Standards: vehicular circulation, building
placement, pedestrian circulation, and community spaces. All
development applications to the Town are required to address
the manner in which each of the seven design principles are met
through the design of the project.
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Cary’s Community Appearance Manual is also an illustrated
handbook depicting standards for site design. This manual sets
out standards for landscaping, lighting, architectural designs,
and buffers between developments and uses. This document
also includes the process for complying with the Statements
of Architectural Compatibility required for all non-residential
developments located within a non-residential center. This
requires the documentation of the following elements for
review:

e Primary physical characteristics including predominant
color(s), exterior materials and architectural features;

e Primary landscape theme (general, not specific);

e Building height and placement;

e Lighting elements (general);

e Other elements which may be relevant to a specific
development and how they are compatible with the
adjacent sites; and

e Master Sign Plan.

Cary’s Land Development Ordinance (LDO) regulates how land
may be developed within Cary and its planning jurisdiction. In
addition to regulatory controls for zoning and the subdivision
of land, it also includes design standards that address building
appearance, landscaping, signs, parking and other aspects of
development. The LDO includes the specific design standards
for the four Core Design Standards in the Site Design Standards
Manual and the landscaping, lighting, architecture, and buffer
standards illustrated in the Community Appearance Manual. It
also includes standards specific to certain areas of Town that
were generated as part of area plans. For example, Alston and
Town Center are examples of area plans with design standards
that have been incorporated directly into the LDO.

The Town has also developed design guidelines for some
special areas of Town. The Town Center Design Guidelines and
the Carpenter Rural Village Design Guidelines are two examples
of a set of design guidelines that were developed for strategic
areas to assist in guiding landowners and developers as they
propose developments within these areas. In addition, special
design standards were developed and codified for the Walnut
Street Corridor, between Cary Towne Center Mall and Buck Jones
Road.

The Town’s current design standards were written for a scale
and intensity of development found in Cary today. This Cary
Community Plan identifies several strategic locations for greater
intensity of development. And this new scale of development
(recommended for Destination Centers and Commercial Mixed
Use Centers) is not necessarily addressed in the Town’s current
design standards. These design standards are also primarily
written for newer greenfield developments, and may need to be
amended to provide greater flexibility to encourage investment
on infill and redevelopment sites. Infill and redevelopment sites
are often located adjacent to areas with established development
patterns that influence and potentially create challenges for good
design, and often require creative solutions that may be limited
by inflexible standards.
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POLICY DIRECTION

In order to respond to the challenges and opportunities facing our community, and to guide future growth within Cary that supports
the Town’s economic development efforts, efficiently uses existing and planned infrastructure, ensures the Town’s fiscal health, and
maintains the high quality of development found today, the Town’s land use and growth policies are:

Policy Policy Intent

Locate Commercial Centers, The intent of this policy is to accommodate the daily shopping and services needs of
Commercial Mixed Use Centers, residents and workers, while at the same time ensuring that Cary avoids continuous
and Destination Centers “strips” of retail development along our major roadways. Accordingly, the policy

recommends that, in most cases, these centers should be distributed throughout Town
such that they are separated by about a mile or so as illustrated on the Future Growth
Framework Map. The objectives of the policy include:

throughout Town such that they
are distributed at regular intervals,
and separated geographically

by about a mile or so in most

cases, so as to avoid continuous «  Provide daily shopping and services needs (such as grocery stores, banking, dry
retail and nonresidential “strip” cleaning, etc.) within about %2 to 1 mile of most households. This provides more
development along our major options to access daily shopping, dining, and services needs via walking, biking, or

roadways. driving, due to the close proximity to home;

»  Reduce traffic on major streets by reducing the average length of vehicular trips for
shopping and services, and by providing opportunities to make such trips from the
neighborhood via local road connections;

+  Reduce thoroughfare traffic and minimize the number of required lanes on
thoroughfares by avoiding continuous strip development;

+ Improve air quality and energy consumption by enabling shorter trips for shopping
and services;

« Improve the visual appearance of Cary by avoiding continuous strip development;

«  Serve as sites of potential future intensification. As Cary continues to grow, these
Commercial Centers can become the site of additional growth, so that when greater
density is called for, the built form is not an obstacle.
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Policy Policy Intent

Strive to locate the more dense The intent of this policy is to place a primary emphasis on siting higher-density housing,
forms of housing, retail, and office = mid-rise office, and mixed use development within a select number of targeted locations.
uses in Commercial Mixed Use By focusing such uses into a limited number of targeted locations (rather than spreading
Centers, Destination Centers, such efforts across too wide a geography), the town will be more likely to achieve a
Mixed Use Employment Campuses, reasonable number of highly-functional, walkable, mixed use destinations of which to be
and Downtown Cary. Such proud.

uses might include multifamily
residential and vertically-mixed,
multistory commercial and office
buildings.

Implicit within this policy, and the related polices in Chapters 2-4, is the concept that this
Plan embraces a “hierarchy” of intensities amongst these targeted locations.(See the
Future Growth Framework Map for the locations of these centers.) In order of decreasing
intensity:

e Destination Centers
e Commercial Mixed Use Centers
e Downtown Cary

¢ Employment Mixed Use Campuses

Support the creation of The intent of this policy is to recognize and accommodate both the growing public and
developments and locations that market preference for mixed use destinations, as well as to obtain the public benefits
include a mix of commercial/retail = associated with mixed use development. This Policy complements Policy 2, since
uses, office and employment, Destination Centers, Downtown Cary, Commercial Mixed Use Centers, and Mixed Use
and housing. Site designs should Employment Campuses are all intended to be mixed use areas. (See the Future Growth
encourage future densification of Framework Map for the locations of these centers.)

sites.

+  Mixed use areas may emerge either whole-cloth in individual development projects,
or as the aggregate result of a number of adjacent single-use projects.

«  The mixing of uses might occur either vertically (two or more uses within individual
buildings), or horizontally (different uses sited side-by-side in adjacent buildings or
parcels).

«  While the primary focus for mixed use development is in the four types of areas
listed above, limited mixed use development might also occur in other locations,
such as Commercial Centers.

«  Site designs should incorporate techniques to plan for future vertical expansion
and infill. One example is the placement of surface parking lots so that they may
be replaced by parking decks or buildings in the future. The Town could consider
requiring a densification plan for projects in these centers to demonstrate how the
site has been planned for future intensification.
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Policy Policy Intent

To support economic development ' The intent of this policy is to proactively address the fact that future growth and

policies, Cary will support and economic development will increasingly need to occur on infill or redevelopment sites,
facilitate redevelopment and as undeveloped land on the Town’s periphery becomes scarcer. Accordingly, this policy
infill development, particularly is intimately tied to Cary’s future economic health.

within Commercial Mixed Use and
Destination Centers, Downtown

et i e i Ber e, Recognizing that development costs may be higher in these locations than elsewhere

in Cary, an objective of this policy is to support an increase in development intensity
(compared to adjacent areas) when necessary for project viability — especially for
redevelopment projects. However such development should be designed in a manner
that complements surrounding properties. A related policy objective is to efficiently use
and capitalize on existing public infrastructure (e.g., roads, water, sewer), and reduce the
need for costly capital improvements. Another objective of this policy is to encourage
the redevelopment of distressed or underperforming sites, and to help stabilize or
increase property values in areas experiencing property value stagnation or decline.

Support the revitalization of The intent of this policy is to help strengthen the economic health and visual appeal of

a select number of targeted specific thoroughfare corridors. Example corridors could include sections of Maynard
“redevelopment corridors” - Road, Kildaire Farm Road, Walnut Street, and Chapel Hill Road. Policy objectives should
thoroughfare corridors in older be tailored to the particular needs of a corridor, and might include (for example) one or

portions of Town where conditions | more of the following:
have changed over time.

Redevelopment corridors offer «  Encourage reinvestment in properties, including building renovations and/or re-
new opportunities fc?r economic purposing, and improvements to landscaping.
investment, and for improving the

overall image of Cary.
. i +  Encourage and facilitate new infill development and redevelopment of under-

performing or distressed corridor properties.

«  Capitalize on corridor location and visibility, access to transit and roadway
connections, and/or access to adjacent neighborhoods, employment, or amenities.

«  Strengthen the visual appeal of the corridor.
«  Prevent decline in housing or nonresidential uses along the corridor.

+ Recognizing that land and redevelopment costs may be higher along these corridors
than elsewhere in Cary, another objective of this policy is to support an increase in
development intensity - compared to preexisting or adjacent development - when
necessary for project viability, especially for redevelopment projects. However, such
development should also be designed in a manner that complements surrounding
properties.

«  Consider development of Special Planning Areas for these corridors when updating
the Cary Community Plan, with the Kildaire Farm Road corridor as a priority.
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Policy Policy Intent

Support the provision of The intent of this policy is to provide for harmonious transitions between different types
appropriate transitions between and intensities of land uses, to help mitigate any negative impacts that a development
sites having markedly different might have on an adjacent site. This policy embraces the principle that transitions
types or intensities of land uses. between developments can be achieved by a number of methods, applied either

singularly or in combination. Determining the appropriate design approach for managing
transitions between developments will depend on the objectives for the transitional
space: separate developments or connect them. Strategies include:

Connect Developments

Form transitions - building forms themselves can be varied to provide for a visually
appealing gradient of change that does not negatively impact the views from within
the neighborhood, including “stepping down” in bulk or height;

Use transitions - designating a mediating use in the transitional space between
incompatible uses, such as multifamily residential as an intermediate use between a
shopping center and a single family neighborhood, allowing homes on the edge of the
established neighborhood to be reused as small offices, or filling the transition with
civic or recreation space;

Architectural transitions - using the architectural treatment of new development to
create a cohesive connection, including matching neighborhood character through
building materials and architectural design elements;

Separate Developments

Natural buffer transitions - preserving or planting vegetated landscape that can
vary from a narrow strip to a large woods, and the natural area itself may be sparse or
dense forest.

The type of transition that may be appropriate between two sites can also depend on the
physical geography of the sites, such as differences in elevations and views from one site
to another. Examples of transitions are provided in Chapter 2: LIVE and Chapter 4: SHOP.
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Policy Policy Intent

Provide opportunities for the The intent of this policy is to acknowledge the need for some businesses to be located
development of commercial uses outside of the three commercial categories (Commercial Centers, Commercial Mixed Use
that are not appropriately located = Centers, and Destination Centers) and the Downtown. For example, some commercial

within Destination, Commercial uses, such as dog kennels, auto body shops, furniture warehouses, landscaping
Mixed Use, and Commercial businesses, etc. may not be appropriate for these types of centers. Or, at a minimum,
Centers. should be located on the edges of centers and should achieve the design objectives

for the development category (Commercial Center, Commercial Mixed Use Center,
Destination Center). Given the nature of these establishments, they may be better
located along major road corridors not proximate to centers, and should be designed
to be compatible with and buffered from residential neighborhoods and other lower
intensity uses.

Preserve and maintain Cary’s The intent of this policy is to maintain the attractive visual qualities of our community.
attractive appearance, with The policy also encourages high-quality development that embraces exceptional site
particular attention to the design, architecture, and construction. This policy is concerned with the appearance of
appearance of - and views from three different aspects of the community.

- our public spaces, while also
encouraging high quality and

‘ «  Public Areas (owned, designed, and maintained by the public sector). Accordingly,
attractive development.

this policy emphasizes the design and appearance of thoroughfare and collector
roadways; public landscaping and streetscape design elements along roadways;
public parks and greenways; and public buildings and properties, such as parks and
recreation facilities, Town Hall, schools, and libraries.

«  Publicviews (refers to the appearance and views of private development as seen
from public areas). Accordingly, this policy emphasizes high-quality appearance and
design for private development - including buildings, landscaping, signage, and art
features - that can be seen from public thoroughfares and collector roadways, or
from other public spaces such as public squares and parks.

«  Private views (refers to the views encountered when one has ventured deeper within
a private development project) such as a private subdivision or office park.
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HOW WE WILL ACHIEVE OUR VISION

Major Actions:

Amend as appropriate Cary’s Zoning Ordinance, Site Design Standards and Design Guidelines through the implementa-
tion of the policy initiatives and actions set out in the LIVE, WORK, SHOP, ENGAGE, MOVE, SERVE chapters and in the
Special Planning Area discussions in this chapter (SHAPE). Amendments should include:

Zoning districts that can accommodate new development categories included on the Future Growth Framework Map
(i.e., Employment Mixed Use Campus, Commercial Mixed Use Center, and Destination Center).

Specific standards for redevelopment and infill development contexts that provide appropriate transitions to adja-
cent areas, and that meet the vision of the Future Growth Framework development categories and the objectives
developed by the Redevelopment Roundtable.

A consolidated set of design guidelines and site design standards that synthesize, streamline, and simplify the current
array of guidelines and standards. This revised set of design guidelines and standards should be inclusive of all areas
of Town, and include design guidelines for Special Planning Areas (e.g., Carpenter Rural Village Design Guidelines) as
well as general design guidance that should be applied widely across the community.

Updated design guidelines and site design standards that address more intensive land use categories — Employment
Mixed Use Campus, Commercial Mixed Use Center, and Destination Centers — and the design factors that arise with
more intense vertically mixed uses. These include but are not limited to the design, placement, and orientation of
structured parking decks; reducing the effects of solar shading where larger buildings cast shadows on adjacent lower
story buildings; transitions and connections with lower intensity developments; and design of pedestrian, bicycle,
and transit amenities provided internally to sites.

Establish an interdepartmental working group that meets regularly to discuss and oversee progress on the regulatory
changes necessary to implement the Future Growth Framework.

CARY COMMUNITY PLAN # 2040
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FUTURE GROWTH FRAMEWORK

Cary’s Future Growth Framework sets the vision for Cary
in 2040 and provides the long-term framework for future
development, capital improvements, and community
reinvestment efforts. Cary’s vision for 2040 maintains and
enhances the core qualities that make the Town an attractive
and inviting community, while also providing strategic
opportunities for new and remarkable developments where
future residents can live, work, and play within vibrant and
walkable environments.

The Town’s Future Growth Framework is organized into two
interconnected elements:

1. Future Growth Framework Map, Development Categories,
and Use Types
2. Special Planning Areas

Map & Development Categories

The Future Growth Framework Map describes the long-term,
physical structure and character desired for Cary out to 2040.
The map organizes the Town’s physical layout, structure and
character using a number of different development categories.
These development categories describe the character intended
for each area identified on the Future Growth Framework Map,
and are listed after the Future Growth Framework Map in this
chapter. Each development category description is color coded
to correspond to the map color of the same category.

Use Types

Within each of the development categories is a list of primary
and secondary land uses. These use types help clarify the
types of land uses that are characteristic of each development
category, and the general character of use types. These use
types are described and illustrated in the subsection following
the development categories.
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The Future Growth Framework also provides additional guidance
for special planning areas, parts of Cary that require more detailed
recommendations and guidance than other areas due to special
characteristics or circumstances of each special area. The special
planning areas provide more detailed direction and include the
core issues, vision for character and form of development, and
implementation strategies for each area.

e Chatham County-Town of Cary Joint Planning Area
e Downtown

e Eastern Cary Gateway

e Green Level

e Historic Carpenter

Map Interpretation

The Future Growth Framework Map and development
categories were developed to provide guidance for specific
geographies throughout Cary’s planning area. Special care
was taken to evaluate all areas of the map to ensure that the
map is generally accurate in interpreting the vision for the
community. However, the Future Growth Framework Map is
not intended to provide site level guidance with precision.
For sites located on the boundaries between development
categories on the Future Growth Framework Map, the mapped
edges of a particular development category are not intended
to be interpreted with rigid fixity in all cases, but may rather be
interpreted in light of the policies relevant to the site, and the
particular site circumstances.

Map Amendments

The Future Growth Framework Map and development
categories were also developed to provide flexibility and
to reduce the need for Future Growth Framework map
amendments. However, there may be instances in the
future that will require amendments to the map. These map
amendments should take place only in situations where the
fundamental vision for an area changes, not when an individual
site within a development category is being approved for a use
not listed in the development category.
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