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client and core stakeholder group

client

Raleigh urban design center, city of Raleigh »

core stakeholder group

North carolina department of   »
administration

North carolina department of   »
transportation

North carolina state fairgrounds »

North carolina state university »

centennial authority »

North carolina Museum of art »

Rex healthcare »

Blue Ridge Realty »

highwoods Properties »
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our team’s Planning approach

inventory/analysis

december 2011–january 2012 »

design charrette

6–9 february 2012 »

refine options

february–March 2012 »

final recommendations and report

april 2012 »
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Public feedback from Kick-off Meeting

strengths

cluster of great destinations: fair- »
grounds, stadium, RBc center, Nc 
art Museum, arboretum

large employment Base: Rex and  »
surrounding medical offices, state 
facilities, Nc state veterinary col-
lege campus

surrounding open space: umstead  »
Park, schenk forest, Museum Park 
and access to greenways 

Regional location & access to   »
Major thoroughfares

future light Rail access and stop at  »
hillsborough and Blue Ridge Road
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Public feedback from Kick-off Meeting:

weaknesses

congestion at Major intersections »

lack of continuous sidewalks and  »
safe Pedestrian connections

lack of Bike lanes  »

lack of Bus services/transit within  »
the district

Motor fleet Management garage,  »
vehicle yard and dot facilities

aesthetics »

lack of streetscaping or other  »
landscape strategy
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Public feedback from Kick-off Meeting

visions

improve Pedestrian environment »

Redevelop unattractive or under-  »
utilized sites: Kmart, Motor fleet site 

incorporate Public art within the  »
district

Potential uses: Residential, Mixed-use,  »
Restaurants, hotel

increase Public transportation »

Make Blue Ridge Road a destination:  »
urban entertainment Zone, Medical 
district, “Recreational Mecca”,  
art corridor

affordable housing »
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emerging design themes

theme 1
Provide local connections that improve circulation  »
while providing a framework for future development.

theme 2
transform Blue Ridge Road’s character while improving  »
its function. 

theme 3
overcome the “gap” in transit to complete the north- »
south connection.
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emerging design themes

theme 4
connect existing natural   »
resources and attractions with an improved network of 
sidewalks and multi-use trails. 

theme 5
target uses and development patterns to reinforce the  »
idea of distinct districts and character areas.
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frameworks
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transportation: challenges

Poor local connectivity north to  »
south

limited pedestrian connectivity »

dangerous intersections for   »
pedestrians and cyclist

traffic congestion at key   »
intersections

congestion during events »
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transportation: Recommendations

4 key projects

improvements to the Wade ave.  »
bridge

a new connection across Wade ave. »

the Blue Ridge/ hillsborough overpass  »
project

future light Rail transit »

Blue Rid
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transportation: Recommendations

4 key projects
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transportation: Recommendations

4 key projects
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a new connection across Wade ave. »
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transportation: Recommendations

4 key projects

improvements to the Wade ave.  »
bridge

a new connection across Wade ave. »

the Blue Ridge/ hillsborough overpass  »
project

future light Rail transit »
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transportation: Recommendations

4 key projects

improvements to the Wade ave.  »
bridge

a new connection across Wade ave. »

the Blue Ridge/ hillsborough overpass  »
project

future light Rail transit »

complete secondary network of new 
streets and connections in concert 
with development initiatives.

Blue Rid
ge Road

cl
if

f 
Be

N
so

N
 B

el
tl

iN
e 

/i
-4

40

laKe BooNe tRail

Wade aveNue

tRiNity Road

hillsBoRough stReet

Reedy cReeK Road

B
lu

e 
Ri

d
g

e 
R

o
a

d

duRaleigh

Road

edW
aRds M

il
l R

oad

WesteRN BoulevaRd



urban design associates | j d a | m/a/b  | rclco | long leaf blue ridge road dis tric t s tudy

transportation: Recommendations

4 key projects

improvements to the Wade ave.  »
bridge

a new connection across Wade ave. »

the Blue Ridge/ hillsborough overpass  »
project

future light Rail transit »

complete secondary network of new 
streets and connections in concert 
with development initiatives.
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transit: challenges

all connections are east-west and are  »
focused on transporting people to or 
from specific destinations.

lack of transit options to link along  »
Blue Ridge Road, connecting the  
district north-south.

Blue Rid
ge Road
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transit: Recommendations

New or revised service to connect all  »
points along Blue Ridge Road

identify key nodes along the corridor  »
that serve as junctions and transfer 
points for various services.

Blue Rid
ge Road
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open space: challenges

various parks are separated by   »
car-oriented infrastructure

limited pedestrian and bike   »
connectivity

lack of comprehensive open space  »
plan

limited pedestrian connectivity to the  »
greenway system

Reedy cReeK Road

Blue Rid
ge Road
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open space: Recommendations

key initiatives

additional greenway linkages »

a pedestrian loop through the district »

improved pedestrian facilities along  »
major thoroughfares like Blue Ridge 
Road and trinity

Blue Ridge Road District Study
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development: challenges

the character of development along  »
Blue Ridge Road is anonymous and 
suburban.

Previous zoning and private-market  »
preferences resulted in single-use,  
car-oriented development solutions.

lack of service, retail, food and   »
beverage options to capture people 
who regularly visit the district’s  
attractions. 
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development: Recommendations

key initiatives

develop around mixed-use   »
nodes in order to create vibrant  
neighborhoods.

think of the entire area as having   »
four sub-districts - each with its own  
character related to the primary uses 
and attractions.

develop each district to be bicycle-  »
and pedestrian-friendly, as well as 
transit-oriented. 

Reedy cReeK Road

Blue Rid
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development: Recommendations

key initiatives

develop around mixed-use nodes  »
in order to create vibrant neighbor-
hoods.

think of the entire area as having   »
four sub-districts - each with its own  
character related to the primary uses 
and attractions.

develop each district to be bicycle-  »
and pedestrian-friendly, as well as 
transit-oriented. 
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health and wellness 
district

arts & 
research 
district

entertainment 
 and education 

 district

south of 
hillsborough
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district Plans
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health and Wellness district

Reedy cReeK Road

Blue Rid
ge Road

cl
if

f 
Be

N
so

N
 B

el
tl

iN
e 

/ i
-4

40

laKe BooNe tRail

Wade aveNue

tRiNity Road

hillsBoRough stReet

B
lu

e 
R

id
g

e 
R

o
a

d

duRaleigh

Road

edW
aRds M

il
l R

oad
WesteRN BoulevaRd

health and wellness 
district

key characteristics

development and uses are tied to Rex  »
as both an employer and as an  
important asset.

capitalize on proximity to schenk   »
forest and local waterways by  
providing multi-use trail connections.

attract health and wellness services  »
and businesses to round out mix of 
uses, such as: alternative medicine,  
fitness training and facilities,  
physical therapy, yoga, local/ 
organic restaurants and shops  
- all in addition to the mix of medical 
office already attacted to this area.
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health and Wellness district



04-12883.00

HEALTH AND WELLNESS DISTRICT

4

Hotel – (Mid Term Opportunity)
• Other sites in the area present a greater opportunity in terms of 

visibility and access, although 

Office – (Short/Mid Term Opportunity+)
• Strong medical office location; medical office will have greater 

demand opportunity in the short term
• Demand for conventional office will grow in the mid term

Retail – (Short Term Opportunity+)
• Opportunity to provide convenience retail in the short term to 

existing employees in the area; in the mid term provide additional 
retail that ties in to the “health village”

Residential  – (Short Term Opportunity+)
• Significant employment base in the surrounding area makes this an 

attractive location for residential
• As the “health village” grows, residential for a variety of users (i.e. 

seniors housing, apartments to accommodate workforce, etc) could
be supported

MConnor
Rectangle
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arts and Research district

Reedy cReeK Road

Blue Rid
ge Road
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key characteristics

Museum of art is a core attraction for  »
artist’s studios, Performing arts  
center, and a walkable district where 
every space and streetscape can be an  
“urban gallery”.

exisitng state research facilities,   »
proposed state office functions form 
a research campus west of Blue Ridge 
Road.

Mixed-use development on the   »
southern edge capitalizes on visibility 
and traffic from Wade avenue.

arts & 
research 
district
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arts and Research district
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ARTS AND RESEARCH DISTRICT

2

Hotel – (Short Term Opportunity)
• Excellent visibility, and drive by traffic
• Hotels are actively seeking land in this area
• Regional anchors and employment provide strong support

Office – (Mid Term Opportunity+)
• Visibility and access desired by larger users
• Current rents are not supportive of structured parking;  a 25% 

increase in rents is needed

Retail – (Short Term Opportunity+)
• Excellent visibility, and drive by traffic
• Wade Avenue and Blue Ridge corner is likely to attract national 

users
• Potential for structured parking in the next year or two

Residential  – (Short Term Opportunity+)
• In-town location, Museum, and potential mix of uses make this an 

attractive site for housing
• Given the opportunity for other uses and underlying values, greatest 

level of fit is for multifamily housing
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entertainment and education district

Reedy cReeK Road

Blue Rid
ge Road
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key characteristics

the fairgrounds, PNc arena, and   »
carter finley stadium become the 
backdrops for a mixed-use district 
designed to attract and retain event 
patrons - bars, restaurants, and sports-
related entertainment are a focus,  
including a practice/public-use ice  
rink.

offices and support retail are also  »
compatible to provide a year-round 
population in this district.

entertainment 
 and education 

 district
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entertainment and education district
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ENTERTAINMENT AND EDUCATION DISTRICT

5

Hotel – (Short Term Opportunity)
• Strong access
• Presence of Arena and limited competitive supply make this an attractive 

hotel location

Office – (Mid/Long Term Opportunity+)
• As the mixed-use district develops it will become an increasingly desirable 

office location for smaller, professional serving employers
• In the short term, the opportunity for office is more limited to parcels closest 

to Blue Ridge

Retail – (Mid Term Opportunity+)
• Arena on its own will not support a significant amount of retail (approx 15k 

to 20k square feet), however, as additional uses are developed on site and 
in the surrounding area (particularly residential), the retail opportunity will 
grow

Residential  – (Short Term Opportunity+)
• Proximity to Veterinary School and the overall NC State Campus make this 

a desirable location for residential
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south of hillsborough district

Reedy cReeK Road

Blue Rid
ge Road
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key characteristics

Best opportunity for residential   »
development associated with future 
transit initiatives.

capitalize on linkages to the   »
arboretum as a neighborhood  
amenity.

gateway development at Western and  »
Blue Ridge to replace underutilized 
commercial properties will serve as a 
southern anchor to the district.

south of 
hillsborough
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south of hillsborough district



04-12883.00

SOUTH OF HILLSBOROUGH DISTRICT

3

Hotel – (Mid Term Opportunity w/ Transit)
• While there is demand for additional hotel rooms in the area, other “districts” (i.e. 

Arts and Research) are a better fit for this use, given access and visibility
• If transit is added, it will significantly strengthen the opportunity for hotel at this 

site

Office – (Mid Term Opportunity+)
• Proposed light rail station would have a significant impact on the desirability of 

this location for office uses
• In addition, there is an opportunity to provide space for smaller, professional 

serving users in a mixed-use redevelopment of the K-Mart site

Retail – (Mid Term Opportunity+)
• Opportunity to be integrated in to a mixed-use redevelopment of the K-Mart site 
• Users could be a combination of local and national retailers

Residential  – (Short Term Opportunity+)
• Existing residential in the surrounding area to tie in to 
• Transit station will further enhance the desirability of this “district” for residential
• Residential could be a combination of rental and dense for-sale
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implementation
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implementation: Recommendations

infrastructure improvements

cross section improvements to   »
Blue Ridge Road

Blue Rid
ge Road

cl
if

f 
Be

N
so

N
 B

el
tl

iN
e 

/i
-4

40

laKe BooNe tRail

Wade aveNue

tRiNity Road

hillsBoRough stReet

Reedy cReeK Road

B
lu

e 
Ri

d
g

e 
R

o
a

d

duRaleigh

Road

edW
aRds M

il
l R

oad

WesteRN BoulevaRd



urban design associates | j d a | m/a/b  | rclco | long leaf blue ridge road dis tric t s tudy

Blue Ridge Road: North of Reedy creek
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Blue Ridge Road: Wade avenue to Reedy creek
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Blue Ridge Road: Wade avenue Bridge
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Blue Ridge Road: hillsborough to Wade avenue
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Blue Ridge Road: Western to hillsborough
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New secondary street: typical cross section
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implementation: Recommendations

infrastructure improvements

green: immediate development   »
opportunities - available land, market 
opportunity, and willing land holder.

Pink: Market-driven development   »
opportunities - privately held land or 
land currently in use that may  
redevelop subject to market forces 
and entitlements.

Purple: current state facilities that  »
require relocation of services before 
redevelopment can occur.

Blue Rid
ge Road

cl
if

f 
Be

N
so

N
 B

el
tl

iN
e 

/i
-4

40

laKe BooNe tRail

Wade aveNue

tRiNity Road

hillsBoRough stReet

Reedy cReeK Road

B
lu

e 
Ri

d
g

e 
R

o
a

d

duRaleigh

Road

edW
aRds M

il
l R

oad

WesteRN BoulevaRd



04-12883.00

OVERALL DISTRICT
LAND VALUES AND DEMAND OPPORTUNITY

1

Land Use

Current 
Estimated 

Land 
Value/Acre
(Entitled)

Estimated (Additional) Demand Opportunity in 
Blue Ridge District 

Short Term
(Current to 

2014)

Mid Term
(2015 to 2019)

Long Term
(2020 to 2025)

Office $250k to $350k 150,000 350,000 400,000

Hotel $400k to $600k 600 250 300

Retail $200k to $500k 100,000 200,000 300,000

For-Rent 
Residential $300k to $450k 450 1,200 1,700

For-Sale 
Residential 
(6 units/acre+)

$200k to $300k 750 2,000 2,800

Note: These numbers assume land is available to accommodate demand; estimated demand values are 
for each timeframe; they are not cumulative



Blue Rid
ge Road

cl
if

f 
Be

N
so

N
 B

el
tl

iN
e 

/i
-4

40

laKe BooNe tRail

Wade aveNue

tRiNity Road

hillsBoRough stReet

Reedy cReeK Road

B
lu

e 
Ri

d
g

e 
R

o
a

d

duRaleigh

Road

edW
aRds M

il
l R

oad

WesteRN BoulevaRd













urban design associates | j d a | m/a/b  | rclco | long leaf blue ridge road dis tric t s tudy

NExt StEpS:

Final Report to Stakeholder Group
May 2012
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