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Chapter 1

Introduction and History
What is a Streetscape?
To a planner, a streetscape consists of all of the visual elements of
a street, including the road, sidewalks, open spaces, benches,
lights, street trees and buildings. To a community, a streetscape
consists of the road, too, but also includes the more personal areas
such as parking spaces, destination businesses and neighbors in
other words, places where people and neighbors interact. These
elements all combine to create a streetscape, which really includes
the roadway and everything visible along the length of the corridor
and from side to side, as well as the character and appearance of
the spaces, facades and signage along the way.
The North Carolina Board of Transportation adopted a Complete
Streets policy in July 2009, and the North Carolina Department of
Transportation (NCDOT) has developed planning and design
guidelines to implement that policy across the state.
In this master plan, the streets included in the study are wholly
within the portion of Fuquay Varina known locally as “Varina,” and
that name will be used to describe the general streetscape study
area. The Varina community is served by many state owned and
maintained right of ways, all of which are covered by the NCDOT
Complete Streets program.

East Broad Street
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Community Context

Introduction and History

Fuquay Varina was founded as two separate towns: Fuquay
Springs, named for the local mineral water springs, and Varina,
about one mile away, with its own post office and general store.
Both communities prospered and grew, and in 1963, the Town of
Fuquay Springs and the community of Varina were incorporated as
one. Through the years, Varina has historically maintained a
separate identity and the two commercial districts continue to be
dynamic in their own right. Fuquay Varina is fortunate to have two
healthy town centers, each with their own distinct identity.
The East Broad Street streetscape through Varina has remained a
local economic center through many years. Individual small and
large scale improvements, both public and private, were made
through the years as the local economy improved and grew, and
the Town government funded repairs and improvements whenever
possible. Portions of the streetscape have been significantly
improved over the last fifteen years, and the latest project was
completed in 2010. Community based improvement programs
such as façade improvement grants and privately funded
commercial development projects have combined in recent years to
add vitality and health to the East Broad Street commercial district.
The increase in vitality and health of the Varina commercial district
has been aided by two phases of publicly funded streetscape
construction projects within the NC 55 portion of East Broad Street.
These improvements and investments in public infrastructure have
helped encourage additional private investment in the Varina
commercial district.
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East Broad Street, the “Main Street” in Varina and the major focus
of this master plan, is a combination of NCDOT right of ways: North
Carolina Highway NC 55 west of the Ennis Street Intersection, and
Secondary Road (S.R.) 1402 to the east. Both sections of East
Broad Street are under the control of and are maintained by
NCDOT, which is also responsible for other highway related
elements such as storm drainage, sidewalks, lane design and
lighting.

Introduction and History

Varina Portion of NCDOT Roadways
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Portions of two other streets within Varina are also NCDOT roads:
Ransdell Road, S.R. 1459, and Stewart Street, S.R. 1401. Both of
these streets intersect East Broad Street in the main commercial
district of Varina. Several other Town streets, or public right of
ways controlled and maintained by the Town of Fuquay Varina, in
the core area of Varina intersect with each other and Wake Chapel
Road, S.R. 1108.
Even though both types of publicly owned streets are open and
available to all users, approvals for streetscape elements and
roadway improvements are by the different bodies. Any
improvements for town owned streets are up to the town to plan
and accomplish. Improvements that the Town wants to make to the
state owned right of ways, even though they may be inside the
Town limits, must meet state standards and be approved in
advance by NCDOT.
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Earlier Streetscape Projects
1997

Introduction and History

Streetscape First Phase 1997

The first public streetscape improvements along East Broad Street
were completed in 1997 to repair aged sidewalks, improve access
and parking along the street, and to bring a more “home town at
mosphere” to both sides of the East Broad Street block between
Ransdell Road and Stewart Street. This project removed and rein
stalled curb and gutters, installed new brick and concrete sidewalks
with handicapped ramps, reworked the parking spaces, and
brought in new street trees, pedestrian street lights and street furni
ture.

2002
The second phase of East Broad Street streetscape improvements,
completed in 2010, extended sidewalks and street improvements
east and west along East Broad Street from the initial project. Addi
tional concrete curbs and gutters, sidewalks, accessible ramps and
crosswalks were added, and driveway entrances were improved.
The concrete sidewalks were extended to service the frontage of
the commercial properties both directions, and were designed with
double brick accent bands every fifteen feet to serve as transitions
between the first phase and future sidewalks. New benches, deco
rative trash containers and pedestrian streetlights were installed
along the project corridor.

Streetscape Second Phase 2002
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2009
Additional public improvements have been made along East Broad
Street since the second phase was completed. In 2009, a new side
walk was constructed along East Broad Street to connect the end of
the second phase sidewalk at Stephens Hardware to Bengal Boule
vard at the Fuquay Varina High School. This concrete sidewalk is
along the northern side of East Broad Street and meanders along
the right of way to minimize grading and preserve existing trees.

Introduction and History

Sidewalk Improvements 2009

2012
In 2012, a new sidewalk was added along Wake Chapel Road, cre
ating a link to North Main Street at the southern end and to existing
sidewalk at the Wake Chapel Road intersection with Broad Street at
the north. Another sidewalk was added to the Varina pedestrian
network in 2010 along the Wake Chapel Road

Sidewalk Improvements 2012
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2013
During the spring of 2013, another corridor improvement began
along the northern side of East Broad Street easterly from the end
of the completed second phase of improvements to the recently
constructed entrance to the Home Depot. New concrete curbs and
gutters are being installed, along with repairs and additions to the
underground street storm drainage system, and new concrete and
brick sidewalks matching the design of the second phase improve
ments in the commercial core.

Sidewalk Improvements 2013

Introduction and History

2013 Sidewalk Improvements
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Chapter 2

Master Plan Process Outline
Process Summary
Production of the streetscape plan involved three separate
categories of work leading to development of the final streetscape
master plan:
Plan Step One—Information Collection
Plan Step Two—Public Outreach and Comments
Plan Step Three—Development of the Master Plan
Site specific information on the street corridors was collected from
the Town’s Geographic Information System (GIS), the State’s GIS,
and detailed on site notes and photographs of existing conditions.
In addition, interviews were held with various town and state
agency staffs to establish additional information on utilities, traffic
and problem areas that the plans might address.
Public outreach involved identification of local stakeholders and
meetings with them to talk about the project and discuss their
thoughts on proposed improvements. An open public workshop
was also held to describe the general scope of the planning and
ask for opinions on the scope of the project and specific
improvements that could possibly be included in the plan.
A draft master plan was then assembled from all the information
collected, including the existing conditions analysis and public
input , and then recommendations built into a cohesive document.
After in house review, public review and comments on the draft
were invited. The comments were evaluated and incorporated as
appropriate into the final but still unapproved plan, which was then
presented to the Town Board of Commissioners for final approval.
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Chapter 3

Plan Step One—Base Information
Mapping and Site"specific Information

Study Area

The Information Collection and Mapping phase of the East Broad
Street Streetscape Master Plan began in October of 2012,
continued through the Public Outreach process and meetings, and
was continuously updated during the study.

Phase 1 and 2 Streetscape

The initial area to be studied included the portion of East Broad
Street from the end of recent road widening at the Fuquay Varina
High School to the northern end of the second phase of
improvements at the Stephens Hardware property. The
improvements in the first two phases of work along East Broad
Street were in good condition, so the study then started again at the
opposite end of the second phase streetscape on East Broad
Street. The study area continued past the Ennis Street intersection
along the northern side of the East Broad Street right of way to the
western most driveway entrance to the Home Depot property. In
order to complete a pedestrian link to the sidewalks along the
commercial area at North Main Street, the initial study included
Fayetteville Street from East Broad Street to Wake Chapel Road.
During the public outreach conversations, significant interest was
expressed to include additional streets in the study. As a direct
result of this input, North Street, Durham Street and Charlotte
Streets were added to the scope. Three additional streets were
also added to the study: the first blocks of Ransdell Road and
Stewart Street, along with the street connecting them to East Broad
Street: North Street.
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Once the actual study area was defined, information collection and
analysis was started in earnest. Site conditions within the study
area were documented by on site evaluations and photography,
and were catalogued by both windshield surveys and walking of all
streets. A combination of aerial photography and GIS information
was used to create the base maps for the study area.

Information Collection

Windshield Survey of Durham Street

At the local level, this base mapping information search included
public service utilities like the Town water supply and sanitary
sewer systems, the approved zoning and land use plans, and
transportation and thoroughfare plans. At the state level, mapping
and traffic information was collected on the primary and secondary
road networks, including examination of accident records.
To further describe the areas within which information was collected
and mapped, the approximate street lengths within the study area
are:
East Broad Street:
Ransdell Road
Stewart Street
North Street
Fayetteville Street
Durham Street
Charlotte Street

4,870
345
340
1,080
1,300
1,815
820

These streets collectively represent a total length of 9,490 linear
feet of streetscape, or just slightly under two miles.
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Existing Conditions
Existing conditions include a wide range of elements which must be
taken as a whole in order to describe the setting of a study area.
These elements are a combination of guidelines and ordinances,
earlier master plans and improvement projects, but also include
plans for future improvements and anticipated changes in the
Town’s approach to future development in both private and public
sectors.

Information Collection

Streetscape Study Area
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The reference plans which the streetscape master plan address
include, among others, the Comprehensive Growth Management
Plan, Community Thoroughfare Plan, Greenway Master Plan and
the Community Pedestrian Plan which is currently underway.
In addition, the Downtown Center Guidelines, which were prepared
in 2009 and passed in 2012 are an integral part of this streetscape
master plan. The Town Center Plan Phase One Area covers all of
the streetscape study area as well as the major commercial areas
in historic Fuquay and those along North Main Street.
Land use planning is continuing with the preparation of the Land
Development Ordinance currently under discussion. This
ordinance is being developed to update regulations and include
form based applications for the entire community.
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Existing Zoning
Under the Town Center Plan, passed in August of 2012, the
majority of the East Broad Street corridor is zoned Downtown
Center 1, and most of the rest of the corridor is Downtown Center 2.
Downtown Center 1 includes the area bounded by Ransdell Road,
North Street and East Broad Street. Roughly the eastern half of
Fayetteville Street, Durham Street east of Charlotte Street, and the
northern side of the first third of Durham Street are all zoned
Downtown Center 1.

Information Collection

Streetscape Study Area Zoning

Downtown Center 2 includes the southern side of East Broad Street
east of the Ennis Street intersection, the western half of Fayetteville
Street to the southern side of Charlotte Street, the northern side of
East Broad Street out to the high school property, and the land
between East Broad Street and Durham Street to its intersection
with Wake Chapel Road.
The area bounded by Wake Chapel Road, Charlotte Street and
Durham Street is zoned for office and institutional uses. The
northern side of East Broad Street east of the Ennis Street
intersection is zoned for a mix of residential densities and one tract
of office and institutional uses.
These zoning categories have specific performance standards
which must be met by all new projects. These standards include,
among others, building heights, build to line requirements, signage,
setbacks and planting guidelines.
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Future Land Use Plan
The Future Land Use Plan for the streetscape study area has been
effectively revised by the approval of the Town Center Plan in 2012.
It is likely that the new Land Development Ordinance currently
underway will also have some effect on this plan because it sets in
place a new form based code for the community.

Information Collection

Streetscape Study Area Future Land Use
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Form based codes use descriptions of desired physical forms for
development as the organizing principle, and are regulations, not
just guidelines, which define the physical relationships between
building facades and streetscapes, including parking and sidewalks.
These definitions are accomplished by using both words and clearly
drawn perspectives and diagrams. These images describe
appropriate building forms and scale which will create the desired
community character for development, and are much more
understandable by local citizenry.
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Major Related Approved Plans
Comprehensive Growth Management Plan Policy
Guidelines
In 1996, the Town Board approved this document defining desirable
terms and describing goals important to the Town’s future growth.
Among the goals and strategies for growth were many mentions of
opportunities and alternatives for pedestrian use, including
sidewalks, greenways and corridors for future transit systems to
serve the town.

Information Collection

Greenway System Master Plan
The Greenway System Master Plan was prepared in 1999 by the
Office of Brian Starkey, landscape architects and land planners.
The Historic Varina Trail was approved to run along the Broad
Street corridor, and the Terrible Creek Trail was approved to
connect with the Historic Varina Trail close to the Fuquay Varina
High School property.

Comprehensive Transportation Plan
The Community Thoroughfare Plan was prepared in 2006 by
Kimley Horn and Associates, Inc. The plan contained many
recommendations for traffic and street/highway improvements,
including thoroughfare and collector streets, transit and rail
elements, and pedestrian and bicycle improvements.

Town Center Plan Guidelines
The Town Center Design Guidelines, prepared in 2009 by J Davis
Architects, describe various methods for using architectural
elements to create a pedestrian friendly atmosphere with unique
living and shopping opportunities in the core area of Fuquay,
Varina, and the linkage between the two.
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Downtown Center Plan
The Downtown Center Plan, passed by the Fuquay Varina Town
Board in August 2012, was based on the Town Center Plan Guide
lines and created two new zoning districts for use in the Phase One
Town Center areas: the commercial districts of Fuquay and historic
Varina in the middle of the streetscape study area.

Land Development Ordinance Update

Downtown Primary Retail District

Downtown Transition Retail District
This new zoning district generally includes properties in historic Va
rina which front on East Broad Street west of the Stephens Hard
ware tract, along both side of Fayetteville Street, and south of East
Broad Street between Ennis Street and Home Depot.

Information Collection

In historic Varina, the new ordinance covers properties fronting
Broad Street from Ennis Street through the Stephens Hardware
tract. This zoning district is now titled DC 1 Downtown Center 1
District and describes better standards dealing with urban form. It
also describes less restrictions on approved uses with the district.
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The Town of Fuquay Varina is in the process of updating its Devel
opment Ordinance into the form of a Land Development Ordinance
(LDO). During four days of collaborative workshops the Town, in
concert with consultant Placemakers, held a series of workshops to
both examine the successful rules already in place for development
in downtown and to explore regulations that may work in a new or
dinance covering more uses and additional commercial, mixed use
and multi family parcels throughout the community. This process is
ongoing and will be refined over the coming months.

Community Pedestrian Plan
The Fuquay Varina Community Pedestrian Plan is underway as of
this writing and is being led by ALTA + Greenways. It is a commu
nity planning effort funded by NCDOT’s Bicycle and Pedestrian
Planning Grant Initiative which will, at its completion, develop a
comprehensive bicycle and pedestrian plan for the community, rec
ommending a framework for moving forward with tangible pedestri
an and bicycle improvements throughout the planning area. Com
pletion is anticipated in the first half of 2014.
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Study Area Site Conditions
Existing conditions within the study area were determined by a
combination of on site walking visits, windshield surveys and aerial
photo examination over a period of several months. During the
public outreach portion of the study, the number of streets to be
included in the master plan was expanded, and this process is ex
plained in Chapter 6. To be more descriptive of the overall connec
tions between the streets, the following descriptions include all
study streets with the final scope area.

Information Collection

Streetscape Study Area

The initial master plan study area was to include the major streets
within Varina, but was expanded in response to comments from the
stakeholders and community workshop participants. The study
now includes streets in the commercial areas and the residential
neighborhoods bordering the business district. The final general
study boundaries are shown in green on the base map on this
page. Only the actual streets within this area are part of the study.
The following streets, all of which are paved public right of ways,
are those in the study and are covered in the master plan recom
mendations:
East Broad Street—Fuquay Varina High School to Home Depot
Ransdell Road—East Broad Street to North Street
Stewart Street—East Broad Street to North Street
North Street—Ransdell Road to East Broad Street
Fayetteville Street—East Broad Street to Wake Chapel Road
Durham Street—Fayetteville Street to Wake Chapel Road
Charlotte Street—Durham Street to Wake Chapel Road

Streetscape Study Street Corridors
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East Broad Street—Western Section

m
Information Collection

From the direction of Holly Springs and Apex west of Varina to the
Ennis Street intersection, East Broad Street is also N.C. Highway
55, a state maintained roadway. West of the study area the street
speed limit is posted at 45 miles per hour. At the west side of the
Fuquay Varina High School property the street is four lanes wide
with a center turn lane and it narrows in front of the school to one
lane each way with a center turn lane and painted median, and is
posted for a school district at 25 mph. Past the intersection with
Bengal Boulevard at the school the street narrows again to two
lanes, one each way, and the 25 mph speed limit is posted for the
rest of this section.

East Broad Street—Western Section
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The Fuquay Varina Community Transportation Plan identifies this
portion of East Broad Street as a Major Thoroughfare with a
required right of way width of 60 feet.

Information Collection

East Broad Street—Western Section
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There is no sidewalk on the southern side of Broad Street from the
school property to the Stephens property at the lighting center. The
northern side, however, has a relatively new 5 foot wide concrete
sidewalk that has been extended from the school property
continuously to the sidewalk installed during the second phase of
streetscape improvements. This sidewalk meanders gently to
dodge several large trees close to the roadway and was built to
leave a grassed strip between the sidewalk and the edge of
pavement.
At the western side of the Stephens property, on both sides of the
street, the sidewalk begins the concrete and brick band design of
the second phase streetscape improvements transitioning to the
historic Varina commercial district. New pedestrian street lights
have been installed on this new portion of streetscape, along with
new benches and trash containers.
There are no marked crosswalks along the roughly 2,000 feet of
roadway from the western side of the high school until reaching the
Ransdell Road intersection. Several accessible ramps were
constructed under the second phase streetscape improvements,
but no crosswalk markings have been installed across Broad Street
at those ramps.
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East Broad Street—Center Section

m
Information Collection

This is the main commercial district for Varina, and two phases of
streetscape improvements have been completed in this 1,000 foot
section. The street is classified a two lane undivided urban street
with diagonal parking, center left turn lanes, high visibility
pedestrian crosswalks and a walkable character. The streetscape
improvements have added sidewalks with brick accents, street
trees, new curb and gutter, improved parking and pedestrian level
lighting. Where on street parking is provided, the sidewalks have
been widened to both define the parking and create traffic calming
zones for accessible ramps and pedestrian crosswalks.

East Broad Street—Center Section

East Broad Street—Center Section Sidewalk
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East Broad Street—Eastern Section

m
Information Collection

East Broad Street—Eastern Section
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East Broad Street changes from the designation of N.C. Highway
55 to a state maintained secondary road (S.R 1402) from the Ennis
Street intersection eastward to beyond the study area. The Town is
in the process of road and sidewalk improvements along the
section of the street from the end of the sidewalk installed under the
phase two streetscape eastward to the western most driveway
entrance to the Home Depot site. The construction project is
installing new 6 feet wide concrete and brick band sidewalk, new
curb and gutter, and new storm drainage along only the north side
of this section of East Broad Street. The overall length of
improvements will likely be completed in 2013.
Roadway improvement plans have been designed to avoid damage
to the existing large trees along the corridor, including routing the
sidewalk around the back side of one very large tree at the Ennis
Street intersection.
At the signalized intersection with Broad Street and Ennis Street the
roadway widens and consists of one through lane and one turn lane
in each direction and painted tapered islands. East of Ennis Street,
a center left turn lane allows west bound traffic to turn onto Ennis
Street at that signalized intersection. The turn lane begins tapering
to full turn lane width from North Street and the through lane shifts
over to allow the turn lane. East of North Street, Broad Street is a
two lane roadway with a more rural residential character. The
street cross section is two paved lanes with a shoulder and ditch on
the south side, a new concrete curb and gutter and six foot wide
concrete sidewalk with brick accent bands sidewalk on the north
side.

Town of Fuquay Varina
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Ransdell Road
Ransdell Road is a 3,340 feet long North Carolina Secondary Road,
S.R, 1459, running generally northward from its intersection with
East Broad Street, and is the northern leg of the Broad Street/
Fayetteville Street intersection. The portion of the street within the
study area is approximately 340 feet long, from East Broad Street
to North Street. The right of way, according to Wake County GIS
(iMaps) is 60 feet wide.

Information Collection

m

Both corner sidewalks at the Broad Street intersection were
improved during the previous streetscape projects and have good
concrete curb and gutters, brick sidewalks along the Broad Street
frontage, and an widened sidewalk with a street tree on the corner.
High visibility pedestrian crosswalks have been installed across
Broad Street and across Ransdell Road from accessible ramps on
both corners.
Sidewalks on both sides of the street extend only as far as the rear
of the buildings, but curb and gutter continues on both sides as far
as the North Street intersection. The concrete sidewalks along the
sides of the building are in good condition, but the driveway ramp at
the rear of the eastern building is broken and needs repair.
There are nine on street parallel parking spaces on the west side of
the block and ten spaces on the east The west side has a shrub
border along the private parking lot and the east side is grassed
between the curb and an open wood fence along the property line.
Wired utilities are overhead presently only along the eastern right of
way from the back of the corner building to the intersection with
North Street and beyond. Standard “cobra head” highway lights are
mounted on the utility poles and a sole fire hydrant is present at the
North Street intersection on the corner farthest from Broad Street.

Ransdell Road
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Stewart Street
Stewart Street is another North Carolina Secondary Road, S.R.
1401, and runs from the East Broad Street intersection northerly to
Judd Parkway about 4,100 feet. Approximately 325 feet of the
street are within the study area, and according to GIS data the right
of way averages 60 feet wide with several variances.

Information Collection

The Broad Street intersection was improved under the first
streetscape project so both corners have wider sidewalks with brick
pavement to identify the on street parking and accessibility ramps
to protect pedestrians. High visibility crosswalk markings cross
East Broad Street from both corners, and another crosses Stewart
Street at the intersection.
The concrete sidewalks along the side of the west side building
have double brick bands spaced about every 15 feet. The concrete
sidewalk along the eastside building slopes down from the building
to the street level without any curb and gutter. The concrete is
broken in many places, has “bird baths” to hold rainfall, and there is
no apparent runoff outlet. There is no marked parking on the west
side and parking on the east side happens on the sidewalk even
though there is enough space along the street for five parking
spaces.
There is a paved private parking lot at the southwest corner of the
Stewart Street/North Street intersection and it is bounded by a
concrete sidewalk with a shrub buffer just behind the back of the
curb. There is a fire hydrant at the end of the sidewalk at North
Street, but the sidewalk ends before reaching that street.
There are no overhead utilities from Broad Street to the back of the
buildings, but utility poles on both sides of the driveway at the rear
of the eastern building carry those utilities along the rest of the
street, including “cobra head” street lights.

Stewart Street
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North Street
North Street is a two block long public right of way maintained by
the Town, and runs east west roughly parallel to East Broad Street
on its northern side. The western most of its two blocks is the block
between Ransdell Road and Stewart Street, and is 365 feet long.
The second, or eastern most block, runs an additional 720 feet to
its intersection with East Broad Street, making a total length for
North Street of just over two tenths of a mile. The GIS data shows
a right of way of 40 feet for most of the length of the street, but it
widens to 50 feet about 400 feet before Broad Street.

Information Collection

North Street

The western most block has curb and gutter along 130 feet of the
southern edge, but there is no curb and gutter on either side along
the rest of the right of way. Stormwater runoff is handled by shal
low swales and short ditches along both sides of the western block,
but there is a concrete pipe carrying that water under Stewart
Street. There is additional storm sewer piping along and across
North Street at its lowest point which collects and directs storm
water runoff from the Broad Street right of way.
North Street is largely residential in character with single family
home driveways, but also serves one commercial parking lot and
the access to a large tobacco warehouse. There is one minor un
paved public street which intersects North Street just before the
Broad Street intersection, Sherrill Road. The residential driveways
are either at grade or have shallow pipes under the drives. All
wired utilities appear to be overhead and the utility poles carry both
transformers and cobra head street lights.
Lawns extend all the way to the edge of pavement in most cases
and medium sized trees have been allowed to grow close to the
pavement edges.
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Fayetteville Street

Information Collection

Fayetteville Street is almost 1,300 feet long and runs southwest
then west from the intersection of East Broad Street and Ransdell
Road. Roughly 100 feet from that intersection, Durham Street
intersects it and then runs northwestwardly. Downtown Varina
businesses adjoin the first 250 feet of Fayetteville Street, and both
on street and off street parking is available for that length. Beyond
the commercial uses and parking, the street is bordered by
warehouses on the north and by the railroad right of way on the
south, all the way to the intersection with Wake Chapel Road. GIS
data shows the street right of way to be approximately 45 feet wide
except where the railroad right of way seems to overlap on the
southern side.
The portion of overlap is wooded with small to medium sized trees
and shrubs for approximately 450 feet. From that point on to Wake
Chapel Road, residences have been built. Curb and gutter is
continuous along the northern side of the street, with sidewalk in
some of that length. Curb and gutter has been installed for
approximately 125 feet of the southern edge of the street running
east from Wake Chapel Road, but from that point to the parking at
the business district the road edge is a grassed shoulder.
Overhead wired utility poles are along the southern edge of the
right of way, and there are three fire hydrants equally spaced along
the northern side of the street. The only marked on street parking
is close to the Durham Street intersection, with four parallel spaces
on the northern side and nine angled spaces on the southern.

Fayetteville Street
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Durham Street
Durham Street is a town maintained public street which runs from
its intersection with Fayetteville Street approximately 1,800 feet
northwestward to its intersection with Wake Chapel Road. There is
one intersection along that length—at a traffic triangle 435 feet from
Fayetteville Street—where Charlotte Street intersects. This open
and grassed traffic triangle is owned by the Town of Fuquay Varina
and covers about 0.08 acre.

Information Collection

From the Charlotte Street intersection, the next 350 feet of Durham
Street are bounded on both sides by open grassed fields. Three
warehouse buildings are on the northern side of the street just past
the fields. Opposite the warehouses, and beyond that point, the
remainder of the street is residential, with the exception of church
property at the Wake Chapel Road intersection. GIS data shows
the street right of way to be 40 feet wide.
Curb and gutter is installed along 150 feet of the southern side and
330 feet of the northern side of the street from the Fayetteville
Street intersection. The remainder of the street is grassed
shoulders and shallow swales or ditches. The residential driveways
are at grade with no drainage pipes except for a couple at the
extreme northern end of the street.
Quite a few larger trees have grown up close to the edge of the
street. Wired utilities cross back and forth across the street and no
evidence of underground utilities was found. The utility poles also
carry transformers and “cobra head” street lights.

Durham Street
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Charlotte Street
Charlotte Street is a town maintained public street running west
from Durham Street to Wake Chapel Road approximately 650 feet.
It is bordered along its southern side by warehouse buildings and a
trailer loading dock. The asphalt paving from the roadway
continues up to the building walls, and storm water is collected by
shallow swales which route runoff into storm sewer inlets along the
street edge.

Information Collection

There is one fire hydrant at the southwestern corner of the traffic
triangle formed with Durham Street. There are overhead utility
poles at the corners of the trailer loading docks, and from there the
utilities cross over the street to serve the residences on the
northern side of the street.
The first 200 feet of the northern side of Charlotte Street are the
traffic triangle and open field. Past that point, the remaining 400
feet are residences. Like so many others in this part of the study
area, the driveways to these residences are earth or stone and at
grade with no underground storm sewer. Close to Wake Chapel
Road, several large trees have grown up close to the edge of the
road or right of way.

Charlotte Street
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Chapter 4

Plan Step Two—Public Outreach
The second step in development of the master plan was outreach
to the general public and specific community leaders, as well as
conversations with important town and state program managers.

Public Input
Beginning in November, 2012 meetings and interviews were held
with key stakeholders in the Varina community, town staff mem
bers, and state agencies.

Public Comment Opportunities
Stakeholders Meeting November 2012
Community Workshop December 2012

Core Stakeholders

Town of Fuquay Varina

Key community leaders were identified by Town staff members and
then invited to a meeting held in the Stephens Hardware building,
graciously offered for this meeting and others by the owners. The
meeting attendees are listed in the appendices to this document.
After a presentation of the setting and goals hoped to be accom
plished in the meeting, aerial photographs of the larger Varina area
were used to discuss community development and land use history,
existing conditions, successful designs and improvements, current
problem areas and opportunities for improvements, and all com
ments were recorded.

Greenhorne & O’Mara, Inc. now Stantec

Slide from Community Workshop Presentation

Community Workshop
A community workshop was held to discuss the same background
and elements identified in the core stakeholders meeting, and com
ments solicited and recorded. Participants are also listed in the ap
pendices to this document. All comments are organized by topic
and summarized later in this Chapter.
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expansions constructed as needed to maintain public safety. As
this time, all portions of the Varina community are being protected
by the existing fire protection systems, from fire hydrants and water
pressure to fire stations and fire fighting equipment.

Interviews with Town Department Heads
In addition to being asked to identify key community leaders, town
staff members were also consulted to discuss the details and plans
for the Varina community in their individual expertise.

Chief of Police Larry Smith reported that personal crime in Varina is
rare, and most of the police activity in that area involved traffic
offenses. Police patrols in the area are frequent and community
support for that level of service is high. He also felt that adding
street and/or pedestrian lights through the study area would be a
good idea when additional sidewalks are added just to give
pedestrians and nighttime commercial area visitors a better sense
of security, even though personal crime in the area has not proven
to be a problem.

Public Outreach

Planning Director Mike Sorensen, a licensed landscape architect
and experienced urban planner, is instrumental in the planning of
future projects, developing new ordinances and standards defining
the direction of new projects and protecting the character of existing
community elements. The Town guidelines and standards
mentioned earlier in this document were developed under his
guidance and are now administered through the Planning
Department. The streetscape standards described in this master
plan are based on and intended to supplement the future character
and appearance of Varina through the Town Center Plan and the
new zoning implemented under that plan.

Public Works Director and Professional Engineer Arthur Mouberry’s
department is responsible for the design and construction oversight
of street, sidewalk and other various types of public improvement
projects. The recent streetscape projects have been installed
through the efforts of his department and will be managed the same
way in the future. The department has a priority list of public im
provement projects funded from several different sources to both
maintain existing road and sidewalk infrastructure and to expand
new streets and sidewalks.

Fire Chief Anthony Mauldin said that the Town fire protection in
Varina meets all safety criteria, including fire hydrant separation
standards, as well as for static and residual pressure. Looking to
the future, the existing systems are appropriate to serve anticipated
growth, but those systems will be continuously evaluated as new
developments are proposed and improvements, additions or
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Public Utilities Director and Professional Engineer Jay Meyers
oversees the department responsible for service and maintenance
of the existing public water and sewer systems, and is continuously,
making repairs and adding capability as needed by the community.
Budget projections are made yearly for both maintenance and
service extensions, and the department coordinates closely with
new development proposals to balance supply and demand of
needed public utilities.

Interviews with NCDOT Program Staff
Key State Department of Transportation staff members were asked
for their opinions and information on known plans and programs for
improvements within the study area. These conversations were
held with:

Public Outreach

Parks, Recreation and Cultural Resources Department Director
Jonathan Cox is responsible for all recreation and arts programs
run by the Town. In addition to programming and administering
these programs, his department also plans and budgets new parks
and activities, and maintains all the Town parks. There are three
Town owned properties within the master plan study area: a small
triangular tract at the intersection of Fayetteville, Durham and
Charlotte streets, another triangular tract at the intersection of East
Broad Street and Ennis Street, and another at the intersection of
Durham and Fayetteville Streets and East Broad Street. This last
tract is under study by the Town for several options, including a
public parking area, a small memorial or monument park, or a
combination. In addition, The Parks Department will be responsible
for the design and construction of the Terrible Creek Greenway.

Town Engineer and Professional Engineer Tracy Stephenson
supervises the Town Engineering Department, which is responsible
for long range infrastructure planning, design and management of
municipally funded infrastructure projects, and reviewing new
development preliminary plans and construction plans. The
department will be highly involved in insuring not only that new
privately funded development projects meet required public
services standards, but that all Town projects are designed and
built to the same high standards.
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Division of Highways District Engineer Scott Wheeler and Assistant
District Engineer Derrick Waller shared a great deal of information
on the status of the State’s primary and secondary road system
maintenance program and budgeting. NCDOT works with the
Town of Fuquay Varina on many projects within the Town’s jurisdic
tion, as well as with the wired utility providers throughout the com
munity, and is looking forward to that same level of coordination as
the streetscape project progresses.
NCDOT Division of Bicycle
and Pedestrian Transpor
tation Policy & Planning
Manager Bob Mosher was
pleased to hear that the
streetscape improvements
in Varina are being stud
ied. He shared a great
deal of information on the
NCDOT Complete Streets
program guidelines and re
quirements, and we discussed how that program could dovetail with
the streetscape projects. We also discussed the Pedestrian Master
Plan for the Town that had recently been started, as of this writing.
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Community Workshop
Information describing the master plan process and invitation to the
upcoming Community Workshop was posted on the Town’s website
in mid November. The workshop was held on December 4 at the
Stephens Hardware conference room. Findings to date and base
study area information were presented to attendees, along with pre
liminary results of the interviews held with Town staff and repre
sentatives of government agencies which may be involved in either
the planning or implementation of the master plan elements.

Varina Streetscape Master Plan
Public Comments and Participation

A questionnaire asking for general user information and opinions
about the streetscape master plan content and direction was circu
lated at the workshop. A question and answer session was also
used to gather input, additional opinions and thoughts about appli
cable issues that the master plan might address.
Town of Fuquay Varina

Greenhorne & O’Mara, Inc. now Stantec

Slide from Community Meeting Presentation

The public comments centered in three areas:
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•

General Interest

•

Street and Traffic Concerns

•

Specific Design
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General Interest
Four general areas of general interest were identified during the
conversations with the key stakeholders and public staffs:

Summary of Public Comments

Safety and security
Overall design
Public transit
Bicycles

1 – General
2 – Street and traffic concerns
3 – Specific Design

Safety and Security

Greenhorne & O’Mara, Inc. now Stantec

Slide from Community Meeting

Public Outreach

Town of Fuquay Varina

Community Comments
The conversations with key stakeholders and public staff members
were wide ranging and highly detailed. Three major areas of inter
est emerged during these discussions, and they are discussed in
more detail under the following headings: General Topics, Street
and Traffic Concerns and Specific Design Comments.
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The master plan improvements should be built to respond to any
reports of crime and to vehicle accidents. Streetscape elements
which can help reduce crime, such as new and wider sidewalks,
and additional street lighting, should be included. Intersections and
driveways which have created vehicle accidents in the past should
be improved. New crosswalks and signalization should be included
to make pedestrian crossings safer. Locations of existing fire hy
drants and adequacy of existing storm sewers should be checked,
and additional hydrants and storm sewers included in the master
plan for future improvements. And as another general comment,
other existing utilities, such as electrical power, cable and tele
phone, and natural gas piping, should also be examined, and ex
tended within the study area to provide service to any residences
and businesses which are under served.

Town of Fuquay Varina
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The railroad right of ways and crossings which are so prevalent
throughout the community continue to irritate both pedestrians and
motorists through Varina. The closeness of the railroad tracks and
the traffic controls for vehicles and railroads so close together at the
East Broad Street and Ennis Street intersection makes that area
complicated for both
users. Although not
directly a part of this
master plan, a solution
needs to be found to
simplify the train/
vehicle intersection and to recommend methods to provide safe
pedestrian sidewalks across the tracks and the two streets.

Overall Design
To the community, the most critical section of East Broad Street is
between the western end of the phase two streetscape at the Ste
phens Hardware property and the Home Depot.. Most of the plan
ning and design effort
should be placed on
upgrades and im
provements to those
blocks. The
streetscape improve
ments completed in the NCDOT photo used by permission
first two projects are
very well liked and the new streetscape design should reflect the
details and attention spent on that work.

The street improvement work to be done under the master plan
should work with and be coordinated with the NCDOT since most of
the streets are already state maintained. The master plan is to rec
ommend roadway improvements that can be approved by both the
Town and NCDOT, particularly at the intersections with Wake
Chapel Road and along the eastern portion of East Broad Street.
Some discussion centered around changing some streets from
state maintained to town maintained in order to upgrade them to
the Town standards.

Public Comments

Most of the aesthetic attention should be placed on the East Broad
Street corridor, while the other streets should have simpler designs.
Improvements for the other streets in the study should improve con
nectivity to the Broad Street corridor through new sidewalks and
intersection improvements, making access and street crossings
easier for pedestrians.

There was great interest in including additional streets in the study
area, including Fayetteville Street, Ransdell Road and Stewart
Street, and North Street. And, even though they might not be com
pletely within the study area, perimeter destinations that traffic will
be carrying people to should also be considered: parks, schools,
cemeteries and other shopping areas.
Public Transit
Even though public and/or mass transit service is very light current
ly, the streetscape plans should provide for future transit service.
Locations should be considered for future bus pull off lanes and
rider shelters.
Bicycling
Bicycle trails are desirable and security on them should be a priori
ty. Connectivity of bicycle facilities to the perimeter facilities inside
and outside the study is important, but bicycle lanes should not be
included along the East Broad Street roadway unless they could be
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Street and Traffic Concerns

Traffic Flow

Comments received in this category involved four general areas:
Traffic flow
Right of ways
Street alignments

Five areas of concern were identified during discussions on the
traffic in and through the study area. The intersection of Ransdell
Road and Fayetteville Street with East Broad Street was the most
problematic due to the difficulty of crossing Broad Street. Crossing
Broad Street during the morning, at lunchtime and during the
evening rush hour is almost impossible, and at other times of the
day is still difficult, resulting in long delays. Comments included
requests for signalization of the intersection and possibly
reconfiguration of the through and turn lanes, and considering
installation of pedestrian controls for those signals.

Public Comments

Right"of Ways
Attendees agreed that the existing East Broad Street right of way
from the Fuquay Varina High School property all the way to the
Home Depot property should be widened to allow more travel lanes
and sidewalks, and possibly bicycle lanes. Comments were also
made that the portion of East Broad Street between Ennis Street
and the Home Depot property should be removed from state
maintenance and dedicated to the Town. That way, Town standard
sidewalks, lighting and streetscape amenities would be possible.

Street Alignments
All streets within the study area are to remain as currently aligned,
with minor changes to provide turn lanes and additional lane widths
as needed for safe travel.
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locations mentioned were at the Ransdell/Fayetteville Street inter
section with East Broad Street, at the Stewart Street intersection
and the North Street intersection.

Specific Design Comments
Comments received in this category involved five general areas:
Sidewalks
Crosswalks
Traffic signals
Pedestrian and highway lighting
Parking

Pedestrian and Highway Lighting
Attendees liked the amount and design of the existing street lighting
in the commercial district, and expressed the opinion that new light
ing should match the existing. They also felt that the lighting should
be extended throughout the study area, working with NCDOT to
coordinate type and spacing within the state owned right of ways.

Sidewalks

Parking
Public Comments

Attendees said that more sidewalks are needed in the Varina com
munity, and that existing sidewalks are not sufficient. There was a
shared feeling that, long term, sidewalks should be installed on all
the streets in Varina. Outside of the recent streetscape improve
ments along Broad Street, the sidewalks are not in particularly good
shape where they exist. The feeling of the attendees was that the
sidewalks should be extended along Ransdell and Stewart Streets,
and, since Durham Street has no sidewalks at all, should be in
stalled along that street. No specific comments were made about
the sidewalks along the other streets in the study area.

Parking received a fair amount of attention during the community
meeting. It was felt that additional parking spaces are needed
across the whole Varina commercial district, particularly along East
Broad Street if possible. It was suggested that the existing wider
portion of East Broad Street in the block containing Stephens Hard
ware and Sweet Creations could add parking in that block using
parallel parking since the speed limit is already set at 25 MPH.

Crosswalks
Marked crosswalks are in place at several locations along East
Broad Street, but more are needed. Five specific locations needing
new crosswalks were listed along East Broad Street by the at
tendees: in front of Sweet Creations, At the Ennis Street intersec
tion, at Cotton Farm Drive, and at North Street and Barlang Streets.

Traffic Signals
Additional traffic signals were desired for existing pedestrian cross
ings and will become a critical need with the increased pedestrian
traffic expected by additional streetscape improvements. Specific
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Chapter 5

Plan Step Three—Develop Master Plan

Background

Master Plan Goals

The multi year public investments The Town of Fuquay Varina has
made along the East Broad Street corridor generated new private
sector economic interest along and beside the corridor, particularly
through the historic business district. These Town funded
streetscape improvement projects fostered additional private invest
ment in adaptive reuse and rehabilitation of existing buildings while
creating a setting which made investment in new buildings and new
businesses palatable.

By analyzing existing physical conditions, new zoning and land use
plans, earlier streetscape plans, and the comments from the key
stakeholders and the community workshop the following objectives
for the Master Plan were identified:
The Streetscape Master Plan describes the physical improvements
to be made along the roadways within the study area and address
es many broader goals, such as:

Gentle, but vocal and
supportive interest in
continuing those in
vestments began to
be heard, and the
Board of Commis
sioners decided to
investigate the bene
fits that could be real
ized by continuing
and perhaps expand
ing the East Broad
North Main Street Streetscape Opening
Street improvement
efforts even further along and around Broad Street itself. The
study and recommendations documented in the Varina
Streetscape Master Plan are the result of the Board of Commission
er’s desire to encourage friendly, healthy economic growth and to
do it in a small town pedestrian friendly environment which cele
brates the character of the Varina community.

35

•

Enhancing connections between commercial districts

•

Improving attractiveness and creating safe, comfortable
streets and open spaces

•

Recognizing that the Town Centers for Fuquay and Varina
are extremely important public spaces

•

Realizing that public open spaces and commercial areas
are important catalysts for economic vitalization

•

Identifying and enhancing gateways into the downtown

•

Enhancing unique character of Varina community

•

Recommending and encouraging public and private invest
ments in high visibility areas

•

Emphasizing pedestrian comfort and linkages

•

Insuring quality and consistency in urban streetscapes

•

Coordinate Master Plan with Town Center Plan (DC 1 and
DC 2)
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Final Master Plan Study Area
The initial scope of the streetscape study included both sides of
East Broad Street from the end of recent road widening at the
Fuquay Varina High School to the recent improvements at the
Stephens Hardware property. Skipping the completed streetscape
through the Varina commercial center, the study then continued on
the northern side of East Broad Street to the western most
driveway entrance to the Home Depot property and on the south
side started at Ennis Street and continued to Cotton Farm Drive.

Develop Master Plan

Streets within Final Study Area

In order to complete the pedestrian linkage from Varina to the
sidewalks along North Main Street leading to the downtown Fuquay
commercial district, the full length of Fayetteville Street from Wake
Chapel Road to East Broad Street was included.
Input from the community resulted in the addition of streets in two
areas neighboring the initial area: Durham Street and Charlotte
Street north of Fayetteville Street, and on the opposite side of East
Broad Street the first blocks of Ransdell Road and Stewart Street
and the two blocks of North Street.
This master plan now covers approximately 1.85 miles of streets, of
which half are within state maintained right of ways.
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Design Concepts
The streets within the master plan have different characteristics,
including varying right of way and pavement widths, amount of
vehicular traffic, speed limits, and the amount of commercial activity
and pedestrian use, among others. These differences when
combined with neighboring land uses, both existing and future,
indicate a hierarchy of street design is appropriate and provide
guidance for determining the proper street and sidewalk designs.

Develop Master Plan

Level 1 Example—Varina Commercial Core

The Varina streetscapes can be categorized into Levels 1, 2 and
three, from the highest level of detail to standard concrete
sidewalks. Level 1 has already been defined in the “historic” or
highest density portion of Varina. Examples of Level 2 have also
been built along East Broad Street west of Ransdell Road and is
currently being built east of Ennis Street. Level 3 is the familiar
asphalt street with concrete sidewalks. But there are variations in
each level type.
Level 1, the highest density and detail for streetscape, has already
been set by the first phase of Varina streetscape improvements.
The street cross section and the sidewalk materials, street trees,
street furniture and lighting provide clues for setting the hierarchy
for this master plan. The hierarchy is based on using the materials
in this level as much as possible in defining the different levels of
streetscape and sidewalk design. This master plan does not
recommend any changes to the Level 1 area, but continuing
maintenance is necessary.
Level 2 changes the pattern of the sidewalks but uses the same
concrete and brick in different modules. The custom street light
poles and fixtures are used in this level, as are the street furniture
benches and trash containers. However, in this level street trees

Level 2 Example
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with grates in the sidewalks are
not as prevalent. Most of the
existing examples of this level
are along East Broad Street
both directions from the main
“historic” area, but also are
along the first block of
Fayetteville Street.

Develop Master Plan

Level 3 Example—Standard Sidewalk

Level 3 streetscape in its final
form doesn’t exist within the
master plan study area except
partially and in short sections
along side streets. This level
includes concrete curb and
gutter, concrete sidewalks and
the custom light poles and
fixtures for Varina. Street trees
and site furniture are not
included. The grass strip
between the sidewalk and the

The smaller of the three tracts could be transformed into a
neighborhood open space by adding several flowering trees, shrubs
and a shade structure with associated seating, small tables and an
all weather water fountain. The two larger tracts are located in
highly visible areas closely related to the Varina commercial district,
and as such, have quite a potential for public use. By developing a
theme planting plan with site furniture and signage, two gateway
entrances announcing arrival at the Varina Town Center and
providing small public parks could be created.

curb may or may not be utilized.

Open Space, Gateways and Greenways
In addition to the traditional streetscapes and sidewalks, the Town
of Fuquay Varina has three town owned tracts under its control
within the master plan study area. The first is the small 0.08 acre
triangle of open space at the intersection of Durham and Charlotte
Streets. The second is the roughly triangular 0.2 acre property at
the intersection of East Broad Street, Fayetteville Street and
Durham Street. The third is the also triangular 0.15 acre tract at
the East Broad Street intersection with Ennis Street.

Neighborhood Open Space and Parking

Additionally, the Terrible Creek Greenway is planned to connect
with East Broad Street and the entrance should be also be
announced with signage and a small entry courtyard with seating.
The details for these general descriptions are expanded in the next
section: Chapter 6 Streetscape Master Plan Recommendations.
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Chapter 6

Streetscape Master Plan Recommendations

Detailed Design Recommendations
East Broad Street Western Section
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At the western side of the Fuquay Varina High School property,
East Broad Street (also N.C. 55) is four lanes wide with wider
outside lanes in both directions and a center turn lane which tapers
to the intersection with Bengal Boulevard. There is also a five foot
wide sidewalk on the northern, or school side, of the road and a
high visibility crosswalk with a center pedestrian safety zone at the
western side of the school property. The full length of East Broad
Street has a posted speed limit of 25 miles per hour. This cross
section and speed limit is up to current NCDOT Complete Streets
standards and, although not marked or signed, is suitable for
bicycle usage.

AY

The street narrows to two through lanes with a center turn lane and
narrow painted island along the length of the parking lot in front of
the high school, and narrows even further after passing the Bengal
Boulevard intersection. Since almost all of the property bordering
this section is zoned either Downtown Center 1 or 2, curb and
gutter with appropriate storm sewer systems are to be installed
along its full length and both sides are to have continuous Level 2
minimum 6 foot wide concrete and brick band sidewalks. The entire
length of East Broad Street past the high school and to the
Ransdell Road intersection is to be widened to one through lane
each way with a center turn lane and exit/turn lane to Bengal
Boulevard, while allowing lanes to shift to accommodate future
developments. The outside lanes are to be built wide per the
NCDOT Complete Streets standards to allow safe bicycle traffic.

East Broad Street Western Aerial
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The new streetscape will meet the NCDOT standards for highway
lighting, most likely by providing high level breakaway poles behind
the sidewalks. Additionally, pedestrian level lighting matching the
standard used in other portions of the Town is to be installed behind
the sidewalks along both sides of East Broad Street for the full

Master Plan Recommendations

Street tree plantings of willow oaks were installed along the
frontage of the high school parking lot some years ago, and that
planting is to be continued on the opposite side of East Broad
Street. In new development areas, a mix of these large and
flowering deciduous trees, such as Crape myrtles, are to be
considered. The new trees are to be as large as reasonably
affordable, 4 inch caliper preferred, and are to be installed behind
the new sidewalks to adhere to the NCDOT planting standards.
Any trees that must be removed to construct the improved
streetscape are to be replaced in kind.

40

length of the project. However, both types of lighting poles and
fixtures are to be the more traditional decorative units selected by
the Town for all other streetscape projects, specifically, those
selected for the downtown Fuquay Town Center. The spacing of
the pedestrian light fixtures is calculated to provide a comfortable
and safe amount of light level for walking on the sidewalks. The
actual locations of the pedestrian and highway poles are to be
matched with the double brick bands of the sidewalk, and all
lighting electrical service is to be placed underground.
Varina standard benches and trash containers are to be placed at
comfortable distances apart along both sides of the streetscape. A
small but identifiable plaza and crosswalk are to be built alongside
the sidewalk at the connection to the future Terrible Creek
Greenway, and additional benches and trash containers placed
there along with signage identifying the trail connection.
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East Broad Street Western Section—Proposed Lane Realignment and Future Parking Option

This connection to the greenway is shown schematically above, and coordinates with the proposed future roadway
design. The final roadway section for East Broad Street east and west of the Varina commercial core is to be a
three-lane design, but not the traditional continuous center turn lane commonly seen. Under the Master Plan, the
center turn lane can still be used for left turns into driveways and parking lot entrances in both directions—but by
shifting the through lanes to the side, the land configuration can be used to create additional on-street parking and
pedestrian safety islands at crosswalks.

commercial property owners, allowing customers or clients to park close to the entrances. At the start of the parking
zone, there is added benefit and safety by building the curb and gutter to create a transition “island” or “bump-out”
before the start of the parking spaces, shifting traffic away from the parking. At the opposite end of the parking, the
curb and gutter provides a smooth transition for vehicle movement back into the roadway.

The plan above shows how this lane shifting can provide additional opportunities for parking, pedestrian sidewalks
and crosswalks and public amenities within existing right-of-ways. By moving, or in this case, building the sidewalks
closer to the right-of-way edges, the through lanes in both directions can also be moved to create enough width to
allow on-street parking and additional sidewalks within the right-of-way. Additional on-street parking is valuable to

Future site plan approvals and road improvements can plan for shifting travel lanes and adding center left turn lanes
to serve off-street parking needs, too. In those cases, the on-street parking would be limited or eliminated close to
the driveways so that those entrances can be safely used. The full length of East Broad Street is posted at the low
safe of 25 miles-per-hour, and the vehicle stacking distances at intersections and the geometry at lane shifts will be
designed properly for that vehicle speed.
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East Broad Street Eastern Section

The sidewalk along the southern side of the street is to be built to
the same standard: minimum 6 foot width with concrete and brick
bands behind a new curb and gutter section. The work begins at
Ennis Street and extends to Cotten Farm Road, Since this work
begins on the eastern side of Ennis Road, the length of new work is
approximately 1,700 feet.

Master Plan Recommendations

The eastern portion of
East Broad Street is a
two lane State
secondary road which,
until this year, was
paved with a grass
shoulder and ditch cross
section. This year,
however, the Town
improved the northern
side of the road by
adding concrete curb
and gutter, installing new East Broad Street Eastern Aerial
storm sewer, and constructing a new 2,300 foot sidewalk matching
the new standard for the Downtown Center 1 and Downtown
Center 2 (DC 1 and DC 2, respectively) zoning in the Varina Town
Center Area. This Level 2 6 foot wide concrete sidewalk with brick
bands was built from the end of the sidewalk at the edge of the
traditional Varina commercial district to the driveway at the western
side of the Home Depot along the northern side of the street.

As a two lane non divided urban street, this year’s improvements
widened the northern or west bound lane enough to allow bicycles
to use that lane, matching the State’s Complete Streets guidelines.
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The street is to be further widened wherever possible to create two
through travel lanes and a center left turn lane to serve the
properties shown in the Town Center Plan zoned DC 2. The turn
lanes are to be coordinated with potential on street parking as
appropriate to serve future development along the corridor.
As early as possible, the overhead wired utilities should be placed
underground, with new highway and pedestrian lighting installed at
the same time. The new poles and fixtures are to match the lights
chosen as the Varina commercial district standard. As new
development occurs and is approved on the corridor tracts, each
project is to provide it’s share of streetscape, high visibility
crosswalks and utility improvements as they are approved.
The new streetscape along this section is to include street trees to
be planted behind the sidewalks in accordance with NCDOT
standards. Willow oaks and maples are to be the street trees along
this section of street.

Town of Fuquay Varina

Varina Streetscape Master Plan
Ransdell Road

Master Plan Recommendations

Although though
considered a
Town street,
Ransdell Road is
a State secondary
road subject to
State highway
and traffic stand
ards. Currently it
is an urban two
lane paved road
with on street
parking on both
sides and side
walks only along
the sides of the
existing commer
cial buildings fac
ing East Broad
Street. The por
tion of the street
Ransdell Road Aerial
within the study
area is the first
block north of East Broad Street.

This block of Ransdell Road is entirely within the DC 1 zoning of
the Town Center Area. Even though the first block has concrete
curb and gutter for its full length, the only sidewalks along the street
are on the side of the buildings on that corner with East Broad
Street and are approximately 60 feet in length. To meet the DC 1
streetscape standards, the existing sidewalks are to be removed
and replaced with concrete and brick band sidewalks. In addition,
new sidewalks of the same type are to be installed from the end of
the existing sidewalks to the intersection with North Street.
Overhead wired utilities and poles are to be removed and replaced
with underground services, including new pedestrian and highway
lighting to meet NCDOT standards. Due to restricted right of way
widths, any new light poles will likely have to be placed behind the
sidewalks. The right of way widths are to be documented during
the new project design work and will guide the placement of the
lights.
The same restrictions on light poles will apply to any street trees to
be planted along the block and the right of way verification noted
above will apply to those locations, too. These same regulations,
restrictions and standards will apply to any streetscape work to be
accomplished in or alongside any of the state maintained right of
ways in this master plan. Crape myrtles are to be considered for
the street trees.

Ransdell Road forms the northern leg of the four way intersection
between itself, East Broad Street and Fayetteville Road. At peak
times, traffic crossing East Broad Street experiences long delays,
and a signalization traffic study should be conducted to determine
at what point signalization should occur. NCDOT engineers have
stated that signalization is not needed at current traffic loads.
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Stewart Street

Curb and gutter is
in place along the
western side of the
road, and the
sidewalk along the
commercial
buildings on the
same side in this
Stewart Street Aerial
first block have
already installed
the DC 1 concrete and brick band sidewalks for the first half of the
block.

The eastern or right side of Stewart Street heading away from East
Broad Street has a concrete section of walk against the side of the
building, but it is not a sidewalk and there is no curb and gutter.
New concrete curb and gutter is to be installed along the length of
the block, and new concrete and brick band sidewalk built behind
the curb. Storm sewer collection will be included in the project for
the full length of the block.

Master Plan Recommendations

Like Ransdell
Road, Stewart
Street is a State
secondary road
subject to State
highway and traffic
standards.
Currently it is an
urban two lane
paved road with no
on street parking
on either side by
local ordinance.

As in most other cases, the available right of way will need to be
determined in order to locate the trees. Depending on availability of
sufficient right of way, new street trees will be installed behind the
sidewalk past the building and rear driveway.
Since Stewart Street is the main thoroughfare connecting East
Broad Street and Judd Parkway, on street parking has already
been removed along this block by Town ordinance. A traffic study
should be conducted to verify the amount of traffic both existing and
future for Stewart Street and the connecting streets. Based on the
study, a recommendation will be made for the road cross section
needed, but this master plan recommends a through lane in each
direction and a center turn lane with appropriate stacking distance
at the intersection with East Broad Street.
Street lighting is currently sufficient for highway uses, but new
pedestrian lights are to be added along the full length of the block.
These lights are to match the existing traditional poles and fixtures
previously selected as the Town standard. Overhead utilities are to
be placed underground, including the services for highway and
pedestrian lights.

There is a public sidewalk along the second half of the block, but it
is narrow and separated from the curb and gutter by a shrub
hedge. To meet the district streetscape standard, this sidewalk is
to be removed and replaced with a 6 foot wide concrete and brick
band sidewalk at the back of curb with street trees behind the walk.

Additional street furniture, benches, trash containers and bicycle
racks are to be added at selected locations along the street. Crape
myrtles are to be considered for the street trees.
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North Street

North Street is a town maintained right of way north of the Varina
commercial district spanning a short block between Ransdell Road
and Stewart Street and a long block between Stewart Street and
East Broad Street. It forms the outer edge of the Town Center
Area zoning Downtown Commercial 1 and is the border for
residential, office and institutional, and industrial zones on the
opposite side of the street.

Master Plan Recommendations

North Street Aerial

crosses through the state maintained right of ways for Ransdell
Road and Stewart Streets, and ends at East Broad Street, also a
state maintained road. The sidewalks along both sides will be
Level 3 concrete in minimum 5 to 6 foot widths set against the back
of curbs. The street will remain two lane, with one through lane in
both directions. At the East Broad Street intersection, a center left
turn lane should be added to facilitate those movements. A traffic
study should be conducted to verify this recommendation, and to
also examine the need for signalization.
Street lighting along North Street is provided by standard highway
type lights and is currently sufficient but not in character with future
land uses. New light poles and fixtures matching the Varina
traditional standard will be installed along the full right of way, but
with higher spacing in keeping with the more residential character
of the community.
Overhead utilities will likely remain in place for the near term, but as
lights are installed the service will be placed underground. Long
term, the overhead utilities will be placed underground along both
blocks.
The existing trees along North Street are in fairly good health, and
new street trees are not anticipated. However, trees that are
removed in order to install the new streetscape improvements are
to be replaced with new deciduous trees. The streetscape is to be
evaluated as changes in land use are proposed, and the
streetscape, including street trees, provided to match the
appropriate level and category of the zoning. The new street trees
should be Armstrong maples to create a uniform appearance along
both blocks.

In order to give the street a uniform look, new curb and gutters will
be installed along the full length of the block. New accessible
ramps will be installed per the NCDOT standards since the street
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becoming higher density and more “uptown” in character. The
existing two lane cross section is serving the current traffic needs,
and widening is not anticipated. Quite a few comments have been
heard by the Town that signalization is needed at the East Broad
Street intersection, but conversations with NCDOT do not support
that comment at this writing. The traffic conditions at the
intersection should be monitored and, if patterns change, installing
signalization should be evaluated.

Fayetteville Street

DC 2

DC 1

Fayetteville Street is a one block long street historically used as a
short cut from the Varina commercial district to Wake Chapel Road
and on to the Fuquay downtown commercial district. Recent
development has improved the commercial property on both sides
of the intersection of East Broad Street and Fayetteville/Durham
Street. These improvements have added new curb and gutter and
concrete with brick band sidewalks, except for the property
immediately at the western corner of East Broad Street and
Fayetteville Street. New curb and gutter and concrete with brick
band sidewalks are to be installed along the frontage of this
property along with new traditional pedestrian light poles and
fixtures.

Master Plan Recommendations

Fayetteville Street Aerial

The Fayetteville Street right of way is not a continuous width
according to GIS data. The neighboring warehouses appear to be
built right up to the right of way on the north, leaving about 4 to 5
feet behind the curb and gutter on that side. On the south side,
there is no curb and gutter between the earlier improvements closer
to East Broad Street and those at Wake Chapel Road, and the
street right of way is partially shared with or overlapped by the
railroad right of way. Because of these conditions, the new
sidewalks must be fitted into the available spaces along both edges
of the street. The new sidewalks are to be minimum 5 foot wide
concrete for the length shown in the section above wherever
possible, and be allowed to narrow to work with the final right of
way where needed.
Wired utilities and lighting conduits are to be placed underground
along the length of the street, and new lights are to be the same
type and design as in the rest of the Varina commercial district.
Armstrong maple street trees are to be installed along the street
when the right of way width allows.

Fayetteville Street runs through both the Downtown Center 1 and
Downtown Center–2 districts, and is also a favorite community
route between the Town’s historic shopping districts. Even though
the half of the street close to Wake Chapel Road is primarily in
warehouse use today, the future Town Center Area plan projects it
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Office and Institutional (DC 1, DC 2 and O&I, respectively). To
maintain the streetscape standards through those districts, concrete
curb and gutter with appropriate driveway turnouts will be installed
on both sides of the full length of the street.

Durham Street

DC 2

DC 1

Durham Street Aerial

Master Plan Recommendations

DC 1

Durham Street is a hybrid street for several reasons: it spans three
different zoning districts, has properties which face on two streets
because they are only one lot deep, and somewhat over half the
properties are currently residential. Currently, there are no
sidewalks or curb and gutter.

The sidewalks from East Broad Street to and around the traffic
triangle with Charlotte Street will initially be constructed with the
concrete and brick banding standard. This standard will continue
along the northern side of the street through the DC 1 zoning
district. Past this point, the first phase of north side sidewalks will
be the minimum 5 foot wide concrete standard, but as the current
land uses for the frontage properties are changed, the sidewalks
are to be upgraded to the DC 1 concrete and brick standard. The
sidewalks on the south side of the street are to be initially
constructed to the same 5 foot width of concrete but as the land
uses along that side change, the new development will upgrade the
sidewalks to the DC 1 standard.
Current street lighting is adequate for a low intensity residential
district but is not extensive. As the streetscape improvements are
phased and funded, new pedestrian style lighting poles and fixtures
will be installed. New developments are to include that upgrade
process as they are approved and constructed, and over the long
term, all overhead wired utilities along the street are to be placed
underground.
As development occurs, street trees are to be added to the
streetscape. Since Durham Street is Town maintained, street trees
in tree grates can be located in the sidewalks in the wider (minimum
7 foot width) sections. These trees are to be Armstrong maples full
length of the street to ensure continuity of character.

All the tracts along the street are within the Town Center Area, and
are variously zoned Downtown Center 1, Downtown Center 2 and
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Current street lighting along the street is adequate but not extensive
and more suited for the warehouse uses than the current
residences. As the streetscape improvements are phased and
funded, new pedestrian style lighting poles and fixtures will be
installed along the north side of the street. New developments on
both sides of the street are to begin the process of installing new
lighting as they are approved and constructed, and over the long
term, all overhead wired utilities along the street are to be placed
underground.

Charlotte Street

DC 1

Charlotte Street Aerial

Charlotte Street is a street in transition on both sides. Currently,
the north side of the street is residential, but is projected to change
to office and institutional uses under the Town Center Plan. The
south side is warehouse and loading for its full length and is zoned
Downtown Center 2 (DC 2) under the same plan.

Master Plan Recommendations

DC 2

Since Charlotte Street is Town maintained, street trees in tree
grates can be located in the sidewalks in the wider (minimum 7 foot
width) sections. Otherwise, opportunities are to be found to place
street trees along the street, including behind the narrower
sidewalks. These trees are to be Armstrong maples full length of
the street to ensure continuity of character.

The street will remain 24 feet wide but will need sidewalks only on
the north side until the warehouse use changes. The plan above
shows the north side sidewalk to be standard 5 feet wide concrete
against new concrete curb and gutter as the first phase. As new
land uses come on line, and since the DC 2 zoning is in place,
future development will be required to upgrade the sidewalks to the
concrete with brick banding standard in the Downtown Center
districts.
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Chapter 7

Phasing and Implementation
The Town Board of Commissioners has authority to review, adjust
and set priorities for the project phasing to reflect community needs
and to balance those other demands, and may revise these recom
mendations to better fit conditions at any point in time. These rec
ommendations are to be considered flexible, and should be evalu
ated based on all the factors noted earlier.

Anticipated Phasing
Phasing of construction will depend highly on priorities to be set by
the Town Board of Commissioners and availability of funds at a
particular point in time. These decisions are normally made on a
per case basis and are balanced against the other operating,
maintenance and construction needs to be addressed by the
Board.
The project phasing recommendations are based on the interviews
and stakeholder comments collected during the master planning
process, have been analyzed to minimize general impacts on com
munity traffic flows and costs, and propose possible construction
cost savings based on combining the renovations into individual
projects large enough to allow contracting efficiency.
Phase One
East Broad Street—Eastern Section south side
East Broad Street—Western Section both sides
Phase Two
Ransdell Road
Stewart Street
North Street
:Phase Three
Fayetteville Street
Durham Street
Charlotte Street
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Chapter 8

Probable Construction Costs

The construction estimates presented here are based on several
assumptions which may be changed over time, most notably:

Phases and Street Construction Probable Costs
Length

•

Overhead utilities will likely remain in place for the near term

Phase One

•

Water and sanitary sewer utilities are adequate and remain
unchanged

•

Existing highway lighting remains in place

•

Signalized intersections remain unchanged

$/Ft

Subtotal

East Broad Street—
Eastern Section south side

1600
1700

$85
$180

$136,000
$306,000
$442,000

345
340
1080

$110
$110
$130

$37,950
$37,400
$140,400
$215,750

1300
1815
820

$120
$120
$110

Phase Three Probable Cost

$156,000
$217,800
$90,200
$464,000

Total Project Cost

$1,121,750

Western Section both sides
Phase One Probable Cost
Phase Two
Ransdell Road
Stewart Street

These probable construction costs have been estimated in 2013
dollars, unadjusted for inflation or length of design, permitting or
construction times. The estimates include typical costs associated
with constructing streetscape improvement projects, but do not
include costs of design, field surveying, land or easement
acquisition or placement of utilities underground, since such costs
vary widely with time and complexity.

North Street
Phase Two Probable Cost
Phase Three
Fayetteville Street
Durham Street
Charlotte Street

These costs also assume the use of materials equal to those used
in the previous streetscape projects and the use of publicly bid
construction contracts. Contractors’ overhead and profit and
construction contingency funds have been projected and are
included, though subject to change when final construction budgets
are determined.
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Appendix A

Detailed Pattern Descriptions

The Streetscape Master Plan describes recommended improve
ments in two ways: by describing a hierarchy of the different
streetscape designs to be used in different locations (Patterns), and
by describing the streets that should look the same to promote unity
and visual quality (Locations).

Level 3 design sidewalks are the familiar standard 5 to 6 foot wide
concrete sidewalks. This pattern is included in the study area and
the Master Plan because major portions of pedestrian sidewalks
have not been built or are in need of maintenance. This streetscape
pattern is characterized by:

Streetscape Patterns

Concrete sidewalks as the main walking surface

Level 1 design continues the paving and street tree patterns estab
lished in the first two phases of East Broad Street improvements,
and is typified by a concrete sidewalk with scored squares and a
double concrete “brick” band on a 15 18 foot module. The overall
sidewalk width varies with available public right of ways, but aver
ages 6 to 10 feet wide. This is the sidewalk design currently in
place along East Broad Street between Fayetteville Street and En
nis Street—see photograph on page 36.

Pedestrian lights on 100 to 125 foot modules
Widths standardized on 5 to 6 feet or more depending on
zoning and land use
Street trees behind the sidewalks when right of way allows
Common Elements Final streetscape design will include removal
of the overhead wired utilities and placement in underground
conduits wherever feasible. New pedestrian scale and vehicular
highway style street lights, similar to those installed along Main
Street, will be installed along the project corridors. Everywhere that
new curb and gutter is installed, improvements will be made to the
existing storm sewer. Street trees are to be planted as described in
the Master Plan, and Town standard benches, trash containers and
bicycle racks will be installed at important locations to encourage
public use and to add to the neighborhood character of the Varina
community.

Level 2 design matches the design details in the second phase of
the East Broad Street commercial area streetscape project and the
recent improvements along the eastern portion of that street. Most
of the sidewalks within the main DC 1 and DC 2 zoning (Town Cen
ter Area) are of this type. This streetscape pattern is characterized
by:
Concrete sidewalks between perpendicular double “brick”
paver bands as the main walking surface
Pedestrian lights on 75 to 100 foot modules
Widths ranging from 5 to 7 feet minimum or more depending on
zoning and land use
Street trees behind the sidewalks when right of way allows
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Appendix B

Materials

Paving

Retaining walls and steps

Sidewalk pavers:
“Brick”: “Carolina Blend” concrete paver
by Goria Enterprises
Truncated domes: per NCDOT Standard
Curbs and gutters: 30” Standard concrete
Wheelchair ramps in State highway system:
per NCDOT Standard
Wheelchair ramps under Town maintenance:
per Town Standard
Traffic marking paint: thermoplastic per NCDOT Standard

Stack bond concrete by Keystone,
color and style to be selected

Site Furniture
Benches: Model C 10 Classic Series 6’ Bench w/ Ductile
Iron Frames by Victor Stanley, Inc.; mahogany slats; frame
color: Tavern Square Green
Trash cans: Model S 42 Ironsites Series 36 Gal trash can
surround and base by Victor Stanley, Inc.; 3/8” steel bars;
color: Tavern Square Green
Bicycle racks: Loop Bike Rack, Model # 7702 by Gametime
Street sign posts: Model UBF 3.16P31 A5 Victorian Style II by
Ameron International
Street identification signs: standard by Stay Alert Safety
Services, Inc.; frames by Streetscape of Raleigh

Storm Drainage
Curb inlet & grates: per NCDOT Standard
Sidewalk trench drain: 8”x2” structural steel tubing by local
fabrication; frame and grate: Use angle type #6110
by Southern Foundry Co., Inc.

Appurtenances
Newspaper vending, mailboxes: As permitted
Banners and decorations: As permitted
Information and Regulatory Signage: per NCDOT or Town
depending on location

Street Lighting
Pedestrian level (14’) and highway level (30’):
Match existing S. Main Street equipment by Duke Energy

Landscaping

General Notes

Large street trees: Varies, to be selected by street
Small street trees: Vertical form Crape myrtle
Tree grates: Frame Type U and Grate Type N
by Neenah Foundry Co.
Tree guards: Model @BRKTG by FS Industries;
20”x48”; color: Pro Green II

All materials should be specified as “or approved equal.”
Improvement projects may not require all listed materials.
Model numbers and specifications may change and shall be
verified or adjusted as needed during construction design.
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