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Purpose of Retreat Session

• Kick Off Land Use Plan Update Effort

• Share Staff’s Proposed Approach With Council

• Present Relevant Background Information
 History

 Trends, Market Forces & Implications

 Best Practices

• Begin Design Of “Plan for Planning” (Phase I)
 Obtain Insight & Direction From Council

2



Session Agenda – Three Parts

1. Background/Context (45 minutes)
 The Existing Land Use Plan & Framework 

 Community Profile & Trend Comparisons

2. “Give & Take” Discussions (60 minutes)
 Best Practices in Community Planning

 Best Practices in Community Involvement

3. Break-Out Session:

Chartering The Process (60 minutes)

Summary/Results/What’s Next? (15 minutes)
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JEFF ULMA, PLANNING DIRECTOR

ROGER WALDON, CLARION ASSOCIATES

PART 1. Background
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Background: The Existing Land Use Plan

• Adopted By Council in 
November 1996

• Now Known As “Volume 2” of 
the Comprehensive Plan

• Amended Via Numerous Area 
Plans

• Requests For More/Revised Area 
Plans Sparked This Update 
Effort 
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Background: The Existing Land Use Plan

• Key Concepts/Policies:
 “Build Out” Plan Approach

 Focus Areas (Activity Centers) To Avoid “Strip 
Commercial” Development

 Residential Development In Areas Between 
Centers

 Aesthetics & Design

 Alternative Development Options Like Traditional 
Neighborhood Development (TND) and Cluster 
Residential Development
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Background: The Comprehensive Plan

“The Comprehensive Plan serves 
as the statement of goals, 
recommendations, and policies 
guiding the development of the 
physical environment of the 
Town…”

Source: Town of Cary Land Development Ordinance (LDO), 
Section 1.4.1
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Background: The Comprehensive Plan, 2012

Volume No. Plan Name Date of Original Adoption, And 
Subsequent Updates

Vol. 1 Vision Element 2004
Vol. 2 Town-Wide Land Use Plan 1996

Vol. 2 Supplements: 
Special Area Plans

• Southeast Area Plan 1998, 2004
• Town Center Area Plan 2001
• Northwest Area Plan 2002
• NW Maynard Area Plan 2003
• Southwest Area Plan 2004
• Walnut Street Corridor Plan 1998, 2002
• Carpenter Community Plan 2005

Vol. 3 Parks and Recreation Master 
Plan 1998, 2003*

Vol. 4 Growth Management Plan 2000
Vol. 5 Affordable Housing Plan 2000, 2010
Vol. 6 Comprehensive Transportation 

Plan 2001, 2008**

Vol. 7 Open Space Plan 2001
Vol. 8 Historic Preservation Master 

Plan 2010
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Background: Why A New Plan?

 Dozens Of Recommended Plans, Ordinances, 
Policies, and Guidelines Implemented

 Continued Changes & Pressures and New 
Opportunities … From Every Direction

 Existing Plan Has Served Us Quite Well, But Has 
Outlived Its Useful Life
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Background: A Two-Phased Update Approach

 Phase I: Design The 
Update Process

 Phase II: Do The Update
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Background: Consultant Introductions

 Clarion Associates
Ben Herman

Roger Waldon

 ACP Visioning+Planning
Jamie Greene
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Background: Trends & Implications

“For the first time in human history, more people 
are living in cities. The world is urbanizing as never 
before, bringing both opportunity and peril…. 

The way communities tackle new challenges ripples 
into the future, creating long-term opportunities 
and constraints.”

ULI: What’s Next? Real Estate in the New Economy, November 2011
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PeoplePeople
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America Grows

200 million in 1968
300 million in 2006
400 million in 2034
500 million in 2050

America adds 100 million people faster 
than any other nation except India 
and Pakistan – But faster than China.

Source: Arthur C. Nelson, Presidential Professor & Director of Metropolitan Research, 
University of Utah
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Source: Town of Cary Planning, Capital Area Metropolitan Planning Organization (2007) 18



1960

Dwelling Units
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1970

Dwelling Units
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1980

Dwelling Units
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1990

Dwelling Units
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2000

Dwelling Units
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2010

Dwelling Units
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AgeAge
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2010 Age Distribution
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HouseholdsHouseholds
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DiversityDiversity
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Background: Trends & Implications

“For all these reasons, the United States of 
2050 will look different from that of today: 
whites will no longer be in the majority. The 
U.S. minority population, currently 30 
percent, is expected to exceed 50 percent 
before 2050. No other advanced, populous 
country will see such diversity.”

Joel Kotkin, Smithsonian Magazine, The Changing Demographics of America
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Economy & Economy & 
EmploymentEmployment
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Gen Y Arrives—The largest 
demographic age cohort in 
the United States — ranging 
from the teens through the 
early thirties— is tech‐
savvy, highly mobile, and 
hungry to build careers 
while delaying families. They 
gravitate to more urban 
places looking for jobs and 
crave interactive enviro‐
ments that nurture social 
diversity and fun. They 
prefer flexible working 
situations, want to live in 
stimulating  neighborhoods, 
and don’t mind dealing with 
less individual space... ULI: What’s Next? Real Estate in the New 

Economy, November 2011 52



PlacePlace
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Background: Trends & Implications

“Some aspects of suburban life—notably 
long-distance commuting and heavy reliance 
on fossil fuels—will have to change…

“Houses may be smaller—lot sizes are already 
shrinking as a result of land prices—but they 
will remain, for the most part, single-family 
dwellings.”

Joel Kotkin, Smithsonian Magazine, The Changing Demographics of America
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The Perfect Storm?

Demographics
 Growth in Senior and 

Millennial Sectors with 
Different Preferences

 Majority of Households 
without Children

New Financial Realities
 Death of Sub-prime and 

Alt-A mortgages

 Jumbo Loans (>$675K) 
expensive and difficult 

 Conventional Mortgage 
(20% down payment) is 
“King”

Means:
Smaller Homes

Smaller Lots
More Renters
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The New Office: More Equals Less

“The company headquarters or regional office 
transforms into more of a meeting place than a 
work space.   …The office is more for intangibles 
and necessary face time—team and relationship 
building; bringing people together for important 
decisions, training, and development; and 
engaging clients...  The new office environments 
need to promote interaction and dialogue… They 
must be flexible, to accommodate employees who 
spend less time there…”
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ULI: What’s 
Next? Real 
Estate in the New 
Economy, 
November 2011

Revitalizing Suburbs
“A generation ago, cities struggled to 
implement downtown urban renewal 
strategies. Now, the urban 
redevelopment challenge shifts to the 
suburbs, where an underutilized parking 
lot is a terrible thing to waste. 

“Planners are refashioning abandoned 
shopping centers and reimagining 
failed retail strips…

“Although plenty of bulldozing is in order, 
revamping and retooling existing 
buildings and spaces takes precedence 
over building new ones…” 61



Soooo….What Do We Do?

Develop a Land Use Strategy That 
Squarely Addresses…

“Build-Out”

&

Redevelopment…
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Land Plan Area 
(44,524 ac)
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Land Plan Area 
(44,524 ac)

Developed
(33,036 ac)
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Pipeline
(2,316 ac)

Land Plan Area 
(44,524 ac)

Developed
(33,036 ac)
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Land Plan Area 
(44,524 ac)

Undeveloped
(9,172 ac)

Developed & 
Pipeline

(35,352 ac)
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Land Plan Area 
(44,524 ac)

Undeveloped
Non-Residential

Developed & 
Pipeline (35,352 ac)

Undeveloped
Mixed Use

Undeveloped
Residential
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Residential Dwellings:
Existing; Pipeline; Buildout

SF 
Units

MF 
Units

Total 
Units

Pop. 
Est.

Currently Developed: 44,157 14,329 58,486 149,200

Remaining in SP/SB Pipeline: 3,495 2,983 6,478 15,500

When Current Pipeline 
Completes:

47,652 17,312 64,964 164,700

Future Potential of ALL 
Remaining Land Outside of 
Pipeline:

14,400 7,800 22,200 55,100

Hypothetical Buildout if 
ALL Land Develops

62,052 25,112 87,164 219,800

*Figures pertain to the entire Planning Area, including county subdivisions
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Nonresidential Floor Space (sq. ft.)
Existing; Pipeline; Buildout

OFFICE INST COMM IND Total.

Currently Developed: 12.4 M 7.1 M 9.6 M 6.9 M 36.1 M

Remaining in SP/SB 
Pipeline: 1.4 M 0.1 M 0.5 M 0.1 M 2.2 M

When Current Pipeline 
Completes: 13.9 M 7.2 M 10.1 M 7.1 M 38.3 M

Future Potential of ALL 
Remaining Land: 11.0 M 2.6 M 4.1 M 1.3 M 18.9 M

Hypothetical Buildout 
if ALL Land Develops: 24.9 M 9.8 M 14.2 M 8.3 M 57.3 M

*Figures pertain to the entire Planning Area
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Fortunately, Renewal Happens

 Retail structures rebuilt every 10-20 yrs.

 Class B & C offices rebuilt every 15-30 yrs.

 Class A offices renewed every 20-40 yrs.

 High-density residential every 20-40 yrs.

 Detached residential upgraded every 25-50 yrs.

Our Built Environment will be Renewed 
3+ times by 2100
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Today…

Residential 
Buildings 

More Than 
40 Years 

Old
(Jan. 2012)

• 3,579 single family 
units

• 454 apt. or condo units

• 3,579 single family 
units

• 454 apt. or condo units
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• 18,261 single family 
units

• 4,388 apt. or condo 
units

• 18,261 single family 
units

• 4,388 apt. or condo 
units

20 Years 
from 

Now…

Residential 
Buildings 

More Than 
40 Years Old 

(Jan. 2032)
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ULI: What’s 
Next? Real 
Estate in the New 
Economy, 
November 2011

Different Living Configurations

“New apartments and apartment 
building makeovers should cater to a 
range of niche renters …

Meanwhile, more single-family 
homes are occupied by renters 
changing the feel and politics of 
suburban  communities.”
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Today…

Nonresidential 
Buildings More 
Than 25 Years 

Old
(Jan. 2012)

BLDGS OVER 50,000 s.f.  (#33)

BLDGS 10,000 ‐ 50,000 s.f. (#153)

BLDGS  1 ‐ 10,000 s.f. ( #629)

Totals  8.2 Million Sq. Ft.,

of which 2.5 Million Sq. Ft. is Retail 
and includes 9 shopping centers
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20 Years 
from 

Now…

Nonresidential 
Buildings More 
Than 25 Years 

Old 
(Jan. 2032)

BLDGS OVER 50,000 s.f.  (#180)

BLDGS 10,000 ‐ 50,000 s.f. (#634)

BLDGS  1 ‐ 10,000 s.f. ( #1,718)

Totals  37.2 Million Sq. Ft.,

of which 11.2 Million Sq. Ft. is Retail 
and includes 30 shopping centers
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ULI: What’s 
Next? Real 
Estate in the New 
Economy, 
November 2011

The Shopping Scene
“Run-of-the-mill or out-of-the-way malls 
without easy access get passed by and may 
be better suited to new forms of residential 
town center redevelopment. 

More and more retail box formats are 
evolving into urban streetscape formats and 
gravitating to shopping centers at the heart 
of suburban nodes. 

Success in the shopping scene increasingly 
depends on integrating into residential uses. 
The separation of land uses so prevalent in 
20th-century suburban zoning gives way to 
an in situ community, even in the suburbs.”
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Soooo….What Do We Do?

… And Develop an Overall Community 
Strategy That Acknowledges Changes & 
Trends To Maintain & Improve…

Our Competitiveness

Our Economic Health

Our Quality of Life
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Older, More Diverse Population 
With Different Needs And 
Preferences

 Increasing Demand For A Wider 
Range of Housing Types

Challenges In Maintaining And 
Serving A Much Larger Stock of 
Older Housing and Nonresidential 
Buildings

Some Implications for Cary
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Some Implications for Cary

 Different Factors Used To Attract  Next 
Generation Of Workers and Residents

 Greater Demand for Places Having 
Urban Character And Amenities

 Shift Towards A Sustainable, 
Environmentally-Focused Mindset

 Changing Transportation Costs, 
Technologies, Preferences, Modes
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Background: Reactions?

Ladies and Gentlemen,
We have the technology.  
We have the capability to 
build the world’s finest 
community.  Cary will be 
that community. Better 
than it was before. 
Better, stronger, faster.

Play on Oscar Goldman’s opening line from
“The Six Million Dollar Man”
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Background: Reactions?

 NOTES
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BEN HERMAN, CLARION ASSOCIATES

PART 2. Best Practices:
Community Planning 
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JAMIE GREENE, ACP VISIONING+PLANNING

PART 2. Best Practices:
Community Involvement
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PART 3.  Chartering The Process
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PART 3.  Chartering The Process

Breakout Session

Instructions for the Groups

Reporting from the Groups

Wrap-Up and Next Steps
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Breakout Groups

Group A Group B Group C

Facilitator:  Roger Waldon Facilitator: Jamie Greene Facilitator: Ben Herman

Harold Weinbrecht Jennifer Robinson Jack Smith

Don Frantz Gale Adcock Lori Bush

Mike Bajorek Ben Shivar

Jeff Ulma Phil Smith Scott Ramage

Doug McRainey Tim Bailey Ricky Barker

Susan Moran Karen Mills Scott Fogleman

Allan Cain Lana Hygh Pat Bazemore

Jamie Revels Steve Brown Scott Hecht

Russ Overton Bill Stice Vee Willis

Chris Simpson Sue Rowland
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Summary & Next Steps

 NOTES
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