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Midtown Area Proposed Development Pattern

Existing Conditions

medium-density mid-town section

6: Focus Areas

In the concept plan, the core area is bounded to the west and north by 
a mix of housing, civic and commercial uses lining both Village Road 
and Old Fayetteville Road. Generally these main streets are lined with 
apartments and/or small commercial buildings as far west as Lossen 
and Dresser Streets. Apartments and town homes form the next layer 
of development, transitioning to lower density single-family housing to 
match existing housing areas. This pattern of redevelopment generally 
utilizes and reinforces the existing street pattern of side streets off Village 
Road, but creates new and more consolidated patterns of residential 
development along both sides of Old Fayetteville Road that maximize 
the redevelopment opportunities in that area. Opportunities for higher 
density apartments and condominiums exist along and to the south of 
Old Fayetteville Road on property that borders and connects with the 
new mixed housing development planned on the undeveloped land that 
backs up to US 74/76 at its junction with US 17.

Civic uses also play a major role in this mid-section of the town center. 
The existing town hall site can usefully be redeveloped to provide 
facilities for emergency services, police, fire and EMT, in a location that 
provides good accessibility in all directions. New sites for the town hall 
or other municipal functions such as a library to serve the expanding 
population could also be provided in the more visible and symbolically 
sited location near the proposed new intersection of Village Road and 
Old Fayetteville Road. 

The drug store (Walgreens) currently in that location is constructed 
in a manner more appropriate to a generic suburban location, and in 
common with contemporary building practice is not anticipated to 
have a particularly long building life. At some point in the future, that 
business can usefully be relocated to a new, more suitably urban building 
along Village or Old Fayetteville Roads, allowing the triangular-shaped 
site between the converging streets to be redeveloped more appropriately 
with civic buildings and associated civic spaces. The perspective looking 
east along Old Fayetteville Road indicates the dramatic civic and 
symbolic potential of this site for redevelopment for important town 
functions (see following page).

Moving north along Village Road, the proposed pattern of development 
includes town homes fronting onto an improved Village Road with 
proper sidewalks, street trees and planting strips. Detached single-family 
homes line streets to the rear. An expanded existing small church campus 
and an elementary school are also incorporated into the master plan. The 
school faces onto the town park and would most likely be a small private 
or charter establishment. 
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Existing Perspective

Perspective of REaligned Old 
Fayetteville Road looking 

Southeast

Perspective angle

6: Focus Areas

medium-density mid-town section
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Proposed Interchange 
Area Development 
Pattern

Existing Conditions

6: Focus Areas

The westernmost portions of the redevelopment of this focus area are 
impacted by the environmental structure of the existing creek network, 
which dissect and bound the buildable land along both Village Road and 
Old Fayetteville Road.

In the concept plan, the areas on either side of Old Fayetteville Road 
between Perry Street and the proposed new interchange with US 74/76 
are given over almost exclusively to single-family housing with one 
existing small church incorporated into the new plan. Where single-
family housing fronts onto Old Fayetteville Road, the lots are larger and 
deeper, allowing homes to be sited some distance back from the roadway 
while still maintaining a gracious front façade as part of the entry into 
the town center. 

It is important that homes along this entrance corridor do not back up 
to the street, but face the street as is the case with existing homes in this 
corridor. All lots that face onto Old Fayetteville Road are accessed by a 
system of alleys to avoid excessive curb cuts on Old Fayetteville Road, 
which will become a minor arterial after the proposed new interchange is 
constructed. Street design recommendations to match this redevelopment 
pattern have been noted in the Transportation Section. 

Design standards need to be developed for new buildings and land uses 
to ensure a fitting new gateway into the town center. During this process, 
every effort should be made to retain low-impact design strategies for 
surface water management most suitable to the sensitive environmental 
conditions around the branches of Sturgeon Creek.
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Proposed US 17 Corridor 
Development Pattern

US 17 Corridor: proposed development pattern

6: Focus Areas

During and after the 2007 charrette, design studies for land along the 
US 17 corridor were undertaken, particularly to examine viable ways and 
means of creating a distinctive experience for people driving into and 
through the Leland community, and also to link development along the 
highway with the extensive existing and future residential development 
on both north and south sides of the roadway. 

The Framework Plan defines the US 17 corridor as primarily sector 
S-5 zones, incorporating also lower intensity S-4 and S-3 zones, with 
even some S-2 land noted due to various environmental considerations. 
Care should be taken to limit the length of uninterrupted S-5 corridor 
developments to avoid the creation of lengthy, undifferentiated linear 
strip development along the full length of US 17 within Leland. Such a 
generic outcome would likely damage the unique character of the Leland 
community and limit its attractiveness for future business and residential 
investment.

Care was taken in these studies to create a distinctive visual rhythm 
along the highway between areas of intense, urbanized development and 
contrasting areas with strips of preserved landscape frontage that conceals 
or partially conceals development behind screens of trees. To relate 
new development most sensitively to the landscape and environmental 
conditions, mixed-use buildings and housing of various types tend to 
be clustered in denser pockets of walkable districts and neighborhoods, 
leaving areas of more fragile landscape preserved for community use and 
environmental management. These design strategies are described below 
in more detail.
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Cul-De-Sac Neighborhood model
Limited Connectivity (and limited mix of uses): The diagram of the quarter-mile radius 
(5-minute walk; 125 acres) circle superimposed on the typical suburban subdivision plan 
shows how walking is difficult without a pattern of connected streets or any variation in the 
environment to provide destinations or a variety of experience. Because of numerous cul-
de-sacs, much walking has to be done on the busier collector streets that connect, and thus 
pedestrians have to deal with higher speed traffic and higher traffic volumes.

Traditional Neighborhood Model
Connectivity and a mix of neighborhood-serving uses: The concept includes 

playground, parks, school, neighborhood retail; and 850 housing units at 
approximately 3 units/acre. This preferred neighborhood design has an identifiable 

center organized around a small public square or green, a connected network of 
local, slow-speed streets, and a pattern of collector streets and preserved open space 

along its boundaries. Certain collector streets might become the location for denser, 
mixed-use development as neighborhood centers within the overall S-4 sector 

designation. 

neighborhood model development

6: Focus Areas

Research over the past decade has shown that the average comfortable 
walking distance for Americans is approximately a quarter-mile or 
a 5-minute walk. Public health studies (e.g. Dannenberg, Jackson, 
Frumkin, and Schieber, “The Impact of Community Design and Land-
Use Choices on Public Health: A Scientific Research Agenda”) also show 
that walking regularly can provide substantial health benefits, especially 
if walking is incorporated into the routines and trips of daily life. Many 
suburban residential layouts, even if sidewalks are provided, often do not 
provide either a safe or attractive walking environment. 

By contrast, the most interesting walks (and therefore those that are 
undertaken regularly) either have a clear destination—as opposed 
to just walking around—and/or provide a lot of visual interest and 
the opportunity for casual social interaction with neighbors. The 
second diagram (bottom right) shows how a traditional development 
pattern can provide both destinations and visual interest within the 
neighborhood and thus maximize the opportunities for walking 
regularly, with all its health benefits.

Each traditional neighborhood within the quarter-mile radius circle 
would, in its “pure” form of mixed housing types at higher densities for 
smaller households as well as families, normally house approximately 
2,500 residents at an average density of approximately seven dwellings 
per acre. (This is a mix of single-family detached, town homes and 
apartments). In the context of Leland’s planning preferences for 
lower densities and the demographics of its citizenry, each model 
neighborhood would provide homes for a much smaller number, 
somewhere in the region of 850 people at an average density of 
approximately three dwellings per acre. Application of this concept to 
the developing areas in the US 17 corridor is discussed on the page that 
follows.
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Quarter Mile Radius Neighborhoods Circles
 A small area plan based on the 5-minute walk neighborhood unit and revised collector street 

alignments (shown in white)

US 17: extended neighborhood structure

6: Focus Areas

The diagram opposite indicates the conceptual plan of the area 
between US 17 and NC 133 organized as a series of model traditional 
neighborhoods instead of the generic suburban layout currently 
in progress. The thirty-nine quarter-mile radius circles each house 
approximately 850 citizens, giving a total of 33,500 residents at relatively 
low densities—close to the nominal figure of 35,000 noted as the likely 
population increase in the same area under current plans previously 
approved for Brunswick Forest and Mallory Creek.

Commercial development in the form of local neighborhood centers 
could be accommodated in key locations and intersections along 
collector streets. The amount of land needed for adequate school sites 
and parks within this very extensive development area would lead to 
some slightly higher residential densities in some parts to maintain the 
approximate population levels projected from existing permitted and 
planned development.

In the proposals illustrated in this plan, the opportunities for a variety 
of housing types to suit local demographics is also supported by patterns 
of development that respond more sensitively to existing environmental 
conditions. For example, this may create opportunities for conservation 
subdivision design (where houses are grouped on smaller lots in order 
to preserve large areas of undisturbed forest and/or wetlands); or for 
dispersed pockets of attached single-family town homes to create the 
required number of permitted new homes in a smaller area without 
clearing and regrading the whole site for detached house lots, thus saving 
existing natural features and environments.

Updates to the Collector Street Plan
As noted in the Transportation Section, a greater level of interconnection 
between developments is necessary to create route choice; flexibility for 
day-to-day operations for area residents and Town services; and for the 
integration of bicycle and pedestrian movement. Even more important is 
the ability for the circulation pattern to function well under emergency 
conditions, either in terms of accessibility for the emergency services of 
fire, police and EMT, and also for the mass evacuation of this low-lying 
land under hurricane warnings. The conceptual plan of the multiple 
model neighborhoods superimposed over this quadrant of town indicates 
(as white lines) suggested revisions and updates to the adopted Town 
of Leland Collector Street Plan to reinforce the patterns of improved 
connectivity. 

US 17

Proposed Skyway

Key Recommendations for Neighborhood 
Development

Use the Neighborhood model 
The preferred neighborhood design has an identifiable center organized 
around a small public square or green, a connected network of local, 
slow-speed streets, and a pattern of collector streets and preserved open 
space along its boundaries. Certain collector streets and key intersections 
might become the location for denser, mixed-use development as 
neighborhood centers serving the surrounding area. 

Require land for schools and parks
The amount of land needed for adequate school sites and parks within 
this very extensive development area would lead to some slightly 
higher residential densities in some parts to maintain the approximate 
population levels projected from existing permitted and planned 
development. 

Encourage a range of residential densities
A range of densities allows property owners to incorporate a variety 
of housing types to suit local demographics. This flexibility also helps 
to create developments that respond more sensitively to existing site 
environmental conditions.

Implement the Collector Street Plan
Closer attention also needs to be paid to the approved Town of Leland 
Collector Street Plan and its suggested amendments in this plan. 
Additionally, several sites for new schools would also need to 
be identified over and above the inadequate provision currently 
incorporated in developers’ preliminary plans.
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Existing Conditions

Existing Conditions: US 17 Corridor

6: Focus Areas

This corridor extends from the location of the planned interchange of 
US 17 with the future I-140 in the west to the existing interchange with 
US 74/76 in the east. It is evolving into a high-intensity development 
corridor with stores and business that draw customers from the region. 
The major existing features comprise a large and recently opened Wal-
Mart super center with associated outparcel development and backed by 
conventional multi-family apartments on the south side of the highway 
at Westgate, and a variety of mixed commercial development at the 
entrance to the Waterford development on the north side of the highway. 
Also on the north side is a partially developed light industrial area, 
Lincoln Industrial Park, outside the Leland town limits, and within the 
town of Belville.

US 17 operates well as a major regional arterial road, moving traffic 
relatively efficiently through the area. However, in the context of Leland, 
this highway is also a local road, and in this capacity, while it provides 
access to different parts of the town on the north and south sides of the 
roadway it also functions as a major barrier between the separate parts of 
town.
	
As development increases on the south side of the highway, citizens 
living in the extensive subdivisions to the north will have increasing 
needs and desires to cross the highway. As presently configured it is all 
but impossible, and certainly dangerous to try to cross the highway on 
foot or by bicycle, and challenging to do so by car. The configuration of 
the elongated left turn traffic movements, although effective for cars, has 
made the situation worse for cyclists and pedestrians trying to cross at 
grade, and this plan holds out no possibility of this situation changing in 
the immediate future.

Despite these negative considerations, there are a number of positive 
attributes to recent commercial developments on north and south sides 
of the highway. One of the most important of these is the developing 
system of connected parking lots, especially in the Wal-Mart center 
through the use of a frontage road. This is a model that could be usefully 
replicated along both sides of the highway as development continues to 
grow in those locations. However, this positive factor is offset by the very 
bleak visual nature of the parking lots themselves, with little in the way 
of landscaping within and around the large areas of asphalt. 

The other positive factor is the quality of several recent buildings that 
demonstrate a better than average level of architectural design, using 
more “urban” architectural styles that have the potential for integrating 
themselves into higher quality, mixed-use developments that are likely to 
become more common as the property market in the area matures. 

Wal-Mart site with parallel frontage road

Limited landscaping in parking lot

Framework Plan recommendations for US 17 

New Medical Office Building

Wal-Mart Site
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existing conditions: us 17 north

6: Focus Areas

Areas north of US 17 within the Town of Leland are largely built out 
with the Waterford and Magnolia Greens developments. However, some 
large contiguous tracts of undeveloped land do exist immediately to 
the west of Magnolia Greens, totaling approximately 450 acres. These 
land parcels have access from Lanvale Road, a local minor arterial, as 
well as from US 17. The land is dissected by creeks and encumbered 
with areas of Sector S-1 and S-2 land (Preserved and Reserved Open 
Space), but these parcels still retain considerable development potential 
for environmentally sensitive design. The site sits partly opposite the 
proposed urban village mixed-use development on the south side of US 
17 and is zoned for commercial and industrial use by Brunswick County 
and shown for mixed use on the Brunswick County Future Land Use 
Map (see map at lower right). 

Any development on these pieces of property has responsibilities under 
the adopted Town of Leland Collector Street Plan to provide local 
connections between US 17 and Lanvale Roads. A connection across 
the creek along the eastern boundary to the existing Magnolia Greens 
development is desirable but difficult. An existing power easement runs 
parallel to US 17 on the north side of the highway. This makes frontage 
development difficult and in fact encourages the conservation of a 
desired tree buffer to screen new development from the road and thus 
avoid the creation of generic strip development all along this important 
regional arterial highway. 

The Framework Plan classifies much of this land as S-2, Reserved 
Open Space, in line with the NC CREWS “Substantial Wetlands” 
classification, meaning that only very limited development should 
be permitted in these locations. However, the future completion of 
Interstate-140 through the extensive outlying areas, with its new 
interchanges and improved accessibility could stimulate additional 
growth in these undeveloped tracts over the next decades. 

There are also large areas classified as Sector S-3, which has slightly less 
restrictive expectations for development (albeit at low densities), and 
future long-term development projections in these areas could have 
significant impact on future transportation needs within the study area.

Encourage Zoning Designations that Support Mixed-Use and Conservation-
Oriented Residential Development
The county’s existing zoning designation of most of the parcels as 
industrial goes against the natural site conditions. In addition to the 
County’s Land Use Plan recommendation for mixed-use, sensitive 
environmental conditions make large floorplate industrial buildings 
most unsuitable for the site conditions. To safeguard the quality of future 
development in this portion of the study area, the Town should actively 
support the site being rezoned for mixed-use and mixed residential uses.

Existing Conditions

Brunswick County 
Land Use Plan 
Designations

US 17
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Neighborhood development concept: us 17 north

6: Focus Areas

The vacant site on the north side of US 17, opposite the proposed new 
high-density mixed-use development at the entrance to Brunswick 
Forest, suggests that the best form of development would be higher 
density residential and some mixed-use development directly opposite 
the urban village. (The geometries of the power easement combined 
with protected creek buffers make larger scale commercial development 
difficult to insert into this section of the site). Lower density housing 
combined with large areas of preserved open space could best fit 
the remainder of the property in the areas most affected by the S-2 
designation. 

The site plan opposite indicates one version of such an option. One 
important design premise is the maintenance of a wooded strip for most 
of the length of the road frontage, between the wide power easement and 
the road right-of-way, broken only at the main entrance roads, where 
pockets of higher density development may be seen from the highway.

While conventional wisdom dictates that all site frontages are stripped 
of all trees (and all character) in the service of maximum visibility, this 
site has an important opportunity to create for itself a higher standard 
and higher marketing expectations based on more environmentally 
sensitive design principles. A wooded buffer along US17 can not only 
screen development from the noise and fumes of the busy highway, but 
also create a distinctive “address’ by the flourish of mature greenery along 
what is otherwise becoming a generic “anywhere in America” highway 
experience. When combined with proposed preserved tree belts on the 
south side of the highway between the proposed “urban village” and Wal-
Mart, this “green gateway” can provide a distinctive entry experience for 
visitors and residents of Leland.

This plan does not provide a definitive site layout, but illustrates the kind 
of development pattern that can bring good development returns on 
an important site while protecting the site’s environmental conditions. 
Indeed in today’s marketplace, environmentally conscious developments 
are proving very economically attractive to developers and consumers 
as home buyers seek to participate in a greener, more environmentally 
friendly type of development.

 Northern Site Neighborhood Development Concept

Development Concept

Commercial Space: 80,000 square feet
(Retail/Office)

Housing: 530 Units 
(200 single family homes, 130 townhomes/live-
work units, 200 apartments/condos)

Open Space: 115 acres (25%)

Mixed-use (retail, office, residential)

Civic uses (e.g., churches, schools, 
municipal facilities)
Higher density residential (e.g. town-
homes, flats)
Lower density residential (e.g.  single 
family homes)
Parks and conserved open space

 5-minute walk (1/4 mile radius)
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Neighborhood development concept: us 17 South

6: Focus Areas

The concept for the undeveloped areas on the south side of US17 is 
intended to show the application of the neighborhood model form of 
development in a more pure form. A series of 11 villages are shown, 
each with a radius of 1/4 mile or a 5 minute walk from center to edge. 
The villages range from the existing Wal-Mart shopping center at the 
northern most section of the concept plan to a village node that is almost 
completely devoted to single family development. 

The development of the concept began with identification of sensitive 
wetland areas. These areas were preserved and neighborhood centers were 
identified on the remaining prime buildable land. The result is that while 
nearly a third of the area is undeveloped, the density of development 
meets or exceeds the level of density that would be allowed under current 
zoning, but in a more walkable format.

At the southwestern edge of the concept is a mixed-use node of 
development that is envisioned as a walkable, mixed-use center including 
retail, office, entertainment, residential, and potentially civic uses. This 
particular node is drawn in the location of the previously approved 
commercial center for Brunswick Forest. The concept plan shows how 
this center could be developed to connect to adjacent development, 
preserve a green buffer along US17 as well as critical wetlands on the site, 
and at the same time maximize development potential. The development 
in this location was drawn as a series of mixed-use buildings that are 2 to 
5 stories in height. 

A series of higher density mixed-use buildings is drawn along the US17 
corridor. These are modeled after the type of high-quality, multi-story 
buildings that are currently being built along the corridor.

The other neighborhood nodes include a mixture of single-family and 
higher density residential uses, some neighborhood-serving commercial 
uses in mixed-use buildings (envisioned as 2-3 stories tall), and some 
civic uses such as schools, parks, and churches. In most cases, the 
neighborhoods are organized around a central green space or square for 
the surrounding residents and businesses. These neighborhoods, while 
typically denser (at 6 to 8 dwelling units per acre) than conventional 
subdivisions, are inherently more walkable and provide more usable open 
space. 

Each neighborhood is connected to the other by a fairly fine-grained 
series of local and collector streets, following the recommendations of the 
revised collector street alignments and using the least environmentally 
sensitive land. 

 US17 South Neighborhood Development Concept

Development Concept

Commercial Space: 700,000-850,000 square feet 
(office/retail)

Housing:  4000-7,000 units (single family, town-
homes, apartments/condos) at net densities of 3 
to 6 units an acre

Open Space: 25-30% 
(parks and preserved natural areas)

Mixed-use (retail, office, residential)

Civic uses (e.g., churches, schools, 
municipal facilities)
Higher density residential (e.g. town-
homes, flats)
Lower density residential (e.g.  single 
family homes)
Parks and conserved open space

 5-minute walk (1/4 mile radius)
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US17 Preserved wetlands/
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Develop Design Guidelines for Corridor
Despite some notably good new buildings in the US 17 corridor, this 
encouraging level of architectural design is not universal. The new Wal-
Mart supercenter demonstrates disappointingly few such architectural 
attributes in the design of its “big-box.”

The Grow Greener in Leland report recommended design standards for all 
new development and special design requirements for the US 17 corridor 
in particular. A special overlay district with design standards for new 
development on the corridor should be the outcome of a more in depth 
study of appropriate landscape, signage, and architectural treatments. 

Further development possibilities exist further west along US 17 at 
its future intersection with the proposed new I-140. It is very likely 
that considerable commercial development will take place around this 
intersection, and design controls would need to be in place to avoid this 
area developing as yet another generic and placeless location that could 
be anywhere in America. As a place that can provide a visitor with his or 
her first impression of the Leland community, it is important that some 
distinctive ambience be created, one that leaves a positive resonance in 
the mind of visitors and locals alike.

Develop Elevated bike/ped connections across US17
To provide a longer-term alternative to always having to use automobiles 
to move around this area of town for every type of journey, the plan 
recommends future consideration of grade separated crossings for bicycle 
traffic elevated above the highway. While these would also be accessible 
to pedestrians, the distances between commercial facilities either side of 
US 17 makes movement by bicycle a much more feasible and attractive 
mode of mobility rather than walking.

Establish frontage roads Parallel to US 17
The Wal-Mart center’s use of a frontage road and the developing system 
of connected parking lots is a model that should usefully be replicated 
along both sides of the highway as development continues to grow along 
US 17.  Well-connected parking lots allow customers to move between 
separate stores without having to drive back onto the highway, thus 
avoiding mixing short, stop and start local movements with fast-moving, 
regional, long-distance traffic. Ultimately, this embryonic connectivity 
could transform into a properly connected network of secondary streets 
on either side of US 17. This would allow slow-moving local traffic to 
move efficiently without have to get onto the high-speed highway, with 
the consequent safety and congestion problems that arise from this 
confusion of modes.  

The Town will have to work with existing developers to establish this 
system of connected streets. The frontage road concept is shown in 
the conceptual development plans for US 17 and should be mandated 
for development along the corridor through the Town’s regulatory 
ordinances. The frontage roads should be added to the collector street 
plan and required to be implemented as a collector street.

Enhance landscaping requirements
An important part of enhancing development along the US 17 corridor 
will be to enhance landscaping requirements for parking lots and for the 
frontage along the highway. The Town should increase the amount of 
landscaping required in parking lots (and require or incentivize the use 
of low impact development measures for storm water management) and 
establish design guidelines for landscaping along the US 17 corridor.

Good landscaping in strategic locations that shades parked cars and areas 
used by pedestrians can do a lot to offset the “urban heat island” effect 
of large open parking areas, thus producing a better local micro-climate, 
more comfortable conditions for customers, and taking a small step 
towards mitigating global warming. This landscaping can also improve 
water quality through the use of “low-impact design” techniques such as 
on-site infiltration with “rain gardens” and drainage swales. The use of 
indigenous plant varieties is also strongly encouraged.

US 17 Corridor: General recommendations

6: Focus Areas

Frontage road with new development along US17 at Wal-Mart site

Rain garden with natural vegetation designed to capture stormwater run off from parking lot
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Existing Wal-Mart Development site with emerging frontage road

Phase 1: Infill of parking areas to create small shops

Phase 2: Additional infill with buildings on each side of frontage street

Phase 3: Redevelopment of big-box building into neighborhood center-scaled buildings

Wal-Mart Development Site looking east

US17 Corridor: redevelopment of commercial centers

6: Focus Areas

At a more detailed level of design, the large parking fields and generic 
outparcel pattern of buildings in the Wal-Mart development were 
conceptually redesigned in a series of phased improvements to “urbanize” 
the character of the development and densify its uses. This enables the 
strip development to relate more effectively with current development 
trends and consumer demands for more visually interesting shopping 
environments and more varied shopping experiences. 

The series of aerial sketches on this page show the phased infilling of the 
outparcels with more urban buildings that face onto the frontage road 
that links the parking lots, turning it into more of a “mini-Main Street” 
condition. This begins to meet shoppers’ higher expectations of their 
environment and provides economic opportunities for a wider range of 
retail businesses. In later phases, the big box store itself can be faced with 
smaller stores and the parking lot infilled with other small commercial 
buildings to create a series of urban streets in a block configuration. 
The block configuration of streets allows for a greater diversity of 
development opportunities over time. Ultimately, when the big-box 
has reached the end of its useful life (usually in 10-15 years) or moved 
to another location, the site can be fully redeveloped to include a mix 
of uses including retail, office, and even housing to create a complete 
neighborhood center.

The Town’s role in facilitating such future redevelopment is to encourage 
and require that large sites be developed with a network of streets or 
potential future streets. Development can grow along these frontages 
over time.
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REVISE REGULATORY STandards: APPLY THE TRANSECT
One of the fundamental assumptions of this plan is that Leland’s 
existing development standards must be changed to allow and require 
the type of development that the community envisions for its future 
growth. Rewriting the Town’s regulatory ordinances is one of the first 
and most critical steps towards implementation of this plan. This plan 
accomplishes the first step in this process, which is to determine the 
appropriate land use types and intensities for the plan area. The next step 
is to develop regulatory standards that are appropriate for each land use 
category in the Framework Plan. 

This plan recommends that the community use the Rural-Urban 
Transect concept that is the basis for the Framework Plan to define 
zoning and design standards for the community’s various land use 
contexts.  

As a means of enacting the appropriate level of zoning and design 
controls on new development, each of the regional planning “sectors,” 
S-l. through S-6, should be subdivided into more detailed “transect 
zones” ranging from T-l - Natural, to T-6 - Town Center (as described in 
the Framework Plan section). Transect zones take the same concept of 
mapping regional transect sectors (from rural to urban) and subdivide 
the sectors into zoning categories which integrate detailed planning and 
urban design concepts into the community’s zoning and subdivision 
requirements.

Within each overall sector classification, the transect zones operate from 
the scale of a whole community, to a neighborhood, an individual lot, 
and a building, right down to the detail of appropriate architectural
elements. Specific development and design requirements that are 
appropriate to Leland will need to be developed for each Transect Zone. 
The Transect zones will then need to be applied through zoning changes. 

So
ur

ce
:  

D
PZ

 Step 1: Classify area by regional land use context

 Step 2: Subdivide regional sectors into appropriate Transect Zones

 Step 3: Define development standards for each Zone

 Step 4: Apply the Transect Zones through Zoning
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The development visions created as part of this plan cannot legally be 
developed under the Town’s current zoning and subdivision regulations. 
A comprehensive rewrite of the Town’s regulatory ordinances is 
recommended by this plan and is already contemplated by the Town as 
an implementation step following plan adoption. However, a complete 
ordinance rewrite will take 12 to 24 months or more to complete and get 
adopted. 

In the meantime, implementation of the interim regulatory changes 
recommended in this document as well as in the Grow Greener in Leland 
report and Leland’s Collector Street Plan would go a long way towards 
furthering the goals of this plan and the community’s objectives. The 
recommendations in these adopted planning documents remain valid 
and consistent with the community's vision and goals for Leland. 
The Grow Greener report includes a number of specific text change 
recommendations for the current ordinances.

Some of the most important and relevant recommendations from the 
Grow Greener and Collector Street Plan documents include:

Develop Design Standards, Especially for Non-Residential and Multifamily 
Development
The Town should consider applying design standards, at a minimum, 
to all non-single-family building. Design standards for residential 
development may not be as politically palatable in Leland. However, 
there is merit to applying some design standards to single family homes 
on narrow lots to avoid the "cookie cutter" feel as well as to mitigate the 
impact of garages and driveways on the streetscape. Design standards for 
buildings should address the following basic elements: 

Location on lot (consider maximum setbacks in some districts);•	
Street Walls;•	
Building Entrances;•	
Roof Treatments (pitched roofs and parapet walls);•	
Facade Treatment (window proportions, architectural treatment,•	
roofline offsets);•	
Encroachments (bay windows, balconies, awning, arcades, etc.);•	
Buildings Materials (brick, stone, and siding); and•	
Infill design standards (relationship to neighboring buildings).•	

Additionally, the current commercial zoning district requirements, 
specifically the building setback requirements, do not achieve the desired 
results of improving the overall street aesthetics and the pedestrian 
realm. Ideally, a walkable commercial street environment requires the 
following elements: low travel speeds, on-street parking, canopy trees in 
a planting strip or tree wells, wide sidewalks (8-16 feet) to accommodate 
pedestrians and/or outdoor seating & displays and buildings built 

close to the street (preferably, 12-20 feet from the back of curb). These 
standards are certainly appropriate in the Village Road area and on 
internal commercial streets in new developments and in neighborhood 
centers.

Develop Design Standards for the US 17 Corridor
The US 17 corridor is becoming a major regional retail destination. 
Already, a Super Wal-Mart store is in operation; other retail 
developments are under construction or planned; and there are major 
undeveloped or redevelopable tracts along the corridor. While Leland 
citizens and Town officials are pleased with the prospect of regional retail 
destinations in the Leland, they are concerned that the aesthetics and the 
function of the corridor may be compromised. 

The design standards recommended above should certainly apply to new 
commercial development in this corridor, and this plan also recommends 
design regulations tailored to the issues of US 17. These standards could 
be applied as an overlay district in the near term and/or as new district 
standards in the long term if the zoning code is rewritten. The design 
standards should be based on a more detailed study of the corridor that 
would consider the following variables:

Type (formal or naturalistic) and width of screening •	
Type (pole or monument) and size of signage•	
Provision of pedestrian/bicycle accommodations along and across •	
the corridor
Provision of a frontage road•	
Recommendations for parking location•	

Allow Pedestrian-oriented, Mixed-use in Commercial Districts
If Leland wants to develop a vibrant, mixed-use, walkable downtown 
area as envisioned in this plan including retail, offices, institutional uses 
and other walkable mixed-use nodes, then higher density residential 
development must be allowed to be developed in and near centers of 
commercial development. 

This plan recommends that Leland consider in the near term 
allowing uses such as apartments, bed & breakfasts, group housing, 
condominiums, duplexes and triplexes, quadraplexes, and townhouses 
by-right in the C-1, C-2, and O & I zoning districts. These uses are 
currently only allowed in the PUD and MF districts, although single 
family dwellings and mobile homes are allowed in the commercial 
districts. Market forces are already proving the demand for higher 
density residential in and near downtown with the recent rezoning for 
and development of apartments and townhouses along the Village Road 
corridor.

In addition, if the Town desires to create truly memorable pedestrian-
oriented commercial districts, there are certain uses allowed in the 
C-1and C-2 districts that are not appropriate for such areas. Specifically, 
uses such as "kennels," "seafood processing," auto-oriented or heavy 
commercial uses such as car washes, auto dealers, "farm equipment 
sales," "mobile home sales," "mini-warehouses," "boat storage," and 
"towing services" should not be allowed in the pedestrian-oriented 
commercial areas. These are uses that usually require greater land area, 
may need to be screened for aesthetic purposes, and are generally drive-
up, destination-oriented uses that are dependant on pass-by traffic. 
These uses are certainly needed in Leland, but their location can be 
limited to locations that are not in the area that the Town intends for its 
most pedestrian-friendly districts. This plan recommends that the Town 
reclassify such uses for C-3 zoning districts and concentrate these in 
appropriate locations.

Establish a Mixed-Use Zoning District
The Grow Greener in Leland report recommended that Leland 
establish a specific mixed-use zoning district. This plan concurs in 
that recommendation and suggests that such a district be applied 
in downtown and the other areas noted in the Framework Plan for 
neighborhood and regional center development. 

Focus Commercial Zoning in Neighborhood and Regional Centers
Leland and Brunswick County zoning maps reveal that commercial 
zoning is primarily located in strips along the area's major roadways 
and at highway exits. The type of commercial development existing and 
permitted is oriented primarily towards automobile access: strung out, 
one lot deep, along roadway corridors to provide maximum visibility 
to passing cars. As discussed in the Framework Plan section, centers 
of mixed use development that occur throughout an area and that are 
usually no more than a 1/4 mile in radius (or a 5 minute walk) are more 
conducive to pedestrian access. 

Furthermore, as is the case in most towns, there is more land zoned for 
commercial development in Leland than can adequately be absorbed by 
the market. This plan recommends that the Town consolidate
commercial zoning into neighborhood or regional centers as identified in 
the Framework Plan that can become truly mixed-use, walkable districts. 

The Town should consider rezoning underutilized properties or 
properties that are not likely to support commercial uses between 
identified commercial centers to other uses—perhaps higher density 
residential, or office/institutional or other types of development—that 
are consistent with the Framework Plan recommendations. This issue is 
especially acute along Village Road and Old Fayetteville Road, where
commercially zoned property extends beyond where it can be 
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conveniently accessed on foot by many residents or where commercial 
development should be focused based on the Town's goals of creating a 
vibrant downtown environment and a walkable community. Coupled 
with the other recommendations above, focusing commercial zoning 
in nodes will help to create more compact, walkable centers of 
development.

Focus Higher Density Development near Commercial Centers
The highest intensity zoning for both residential and non-residential 
uses should be focused around the neighborhood and regional centers 
identified in the Framework Plan. The normal order of density 
progression is to concentrate people and activities closer together around 
downtowns and commercial centers to provide efficient service and 
encourage a healthy, vibrant pedestrian environment. This is not the
case in Leland. Most of the area allowing higher density residential (MF 
and PUD, permitting at least 13 units per acre) is the far from Leland's 
traditional town center or emerging and recommended regional and
neighborhood centers, in locations that do not have sufficient public 
infrastructure such as roads, schools, libraries, as well as basic commercial 
services such as shops that can offer basic household goods. This results 
in more automobile trips, which results in more congestion and other 
ills associated with increased traffic. In contrast, the Town's least dense 
zoning district, R-20 (at 2 units/acre), is the closest residential district to 
the downtown.

Enhance Environmental Standards for New Development
Protection of Leland's rich natural resources is a priority for the Town 
and its citizens. As such, development regulations should reflect this 
priority. For example, the Town should include the implementation of 
Low Impact Development (LID) standards as an accepted method for
permitting similar to those adopted by the Town of Huntersville, NC.
Aording to Huntersville's Ordinance, "the goal of LID is to develop site
design techniques, strategies and BMPs [best management practices] to
store, infiltrate, evaporate, retain, and detain runoff on the site to more
closely replicate pre-development runoff characteristics and to better
mimic the natural and unique hydrology of the site thereby limiting 
the increase in pollutant loads caused by development"
(www.huntersville.org). In developing areas, these techniques may 
range from conventional underground retention to 
rain barrels and planted ("green") roofs.

Other regulatory changes that should be implemented to improve 
the environmental impact of new development include: establishing 
minimum riparian buffer widths for streams and prohibiting 
development in the 100-year floodplain (as detailed in the Framework 
Plan section); revising tree and landscape protection and open space 
requirements; reducing parking requirements; developing low-impact 
and context-sensitive street design standards.

Revise Tree & Landscape Protection Requirements
Much of the beauty of Leland is drawn from its natural surroundings 
with the rivers, marshes, floodplains, and forests. Hundreds of acres 
of previously forested lands in and around Leland have been and are 
being cleared for new development in recent years. Losses of forest are 
affecting wildlife habitat, water quantity (flooding), as well as water and 
air quality.

There are number of available techniques for protecting forests ranging 
from fee simple purchase and conservation easements to development 
restrictions. The following issues must be addressed in developing tree 
protection regulations:

Woodland Protection versus Individual Tree Delineation.•	
Location: Where (in what locations) should tree preservation •	
requirements apply?
Amount: How many trees should be protected?•	
Mitigation: Mitigation requirements should prescribe the number of •	
replacement trees needed to replace an existing tree, and where the 
replacement trees must be located. And,
Protection During Construction.•	

This plan recommends the use of a sliding scale of site evaluation 
in regulatory standards that preserves trees and other environmental 
features based on maximum permitted density; open space requirements,
and minimum forest protection based on the following site features:

Prime Buildable.•	  Land with little or no building restrictions that 
occur as a result of slope conditions or site topography.
Secondary Buildable.•	  Such areas require selective clearing and 
grading.
Conserved.•	  These areas offer optimal opportunity for the 
preservation of existing tree canopy, forest stands, or significant 
vegetation outside of satisfying open space dedication requirements.
Preserved.•	  Natural floodplain and floodways, wetland areas, existing 
tree canopy, and forest stands that should be preserved.

Enhance Open Space Requirements
Currently the Town requires open space from all residential subdivisions 
at a rate of ½ acre minimum or 5%, whichever is greater. (This formula 
disadvantages small subdivisions and infill locations since subdivisions 
of 0.1 to 10 acres would be required to provide at least ½ acre of open 
space.) While this formula provides a simple and easily administered 
approach, this plan recommends that the Town consider additional 
approaches and standards to account for the different types of new 
development that is occurring in Leland (single family, multi-family, and 
mixed-use) and to promote variety in the types and locations of open 

space provided. The type and character of the urban open space should 
be influenced by the surrounding uses (e.g. retail, office) as well as by the 
prospective user groups (e.g., workers, shoppers, youth). Furthermore, 
the Town should give preference (through requirements or incentives) to 
open spaces that are accessible to all citizens of the Town and not just the 
homeowners in a given development. 

The Town should also consider a payment-in-lieu-of-dedication option 
for developers where it isn't practical to dedicate a reasonably sized tract 
or where the development is close to another park or open space that can 
be improved.

Develop New Street Design Standards
This plan recommends that the Town adopt and require new street 
design standards for all streets. The design standards should include 
requirements for appropriate pedestrian, bicycle, and landscaping 
infrastructure based on the land use context and the type of street. 

The Town of Leland currently uses the NCDOT Subdivision Streets 
Manual. This standardized manual has been designed primarily for 
rural developments in unincorporated areas where few, if any, urban 
services are being provided. The NCDOT minimum dimension for 
subdivision streets is excessive for in-town neighborhoods. Not only is it 
more expensive to build these roads (a cost that is passed on to the home 
buyers), but the width encourages speeding. In addition, this width 
also significantly contributes to storm water runoff with its increase in 
impervious surface.

For single family suburban neighborhoods like those in Leland, the 
roadway width may be decreased up to 6 feet (to 20 feet in width) with 
no perceptible impact on service delivery. This dimension permits
occasional on-street parking. Where on-street parking is expected 
with higher frequency, a minimum width of 24 feet is recommended. 
Neighborhood streets should be low speed, so additional width for 
safety purposes is unwarranted. Recommendations for collector street 
dimensions are included in the Collector Street Plan.

Finally, this plan strongly recommends that the Town require all streets 
in new developments to be public streets so that all citizens of the Town 
and the Town’s service providers can benefit from the street network that 
is created through the development process. Private streets should not be 
permitted.

Revise Streetscape Requirements
Streets, as the largest public investment of any community, should 
be designed to serve all roadway users-including pedestrians, cyclists, 
and motorists and property owners who front on the street. Sidewalks 
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should be required in all new development in the town and should be a 
minimum of five (5) feet the space required for two adults to walk side 
by side in most residential developments and six to twelve (6-16) feet 
wide in higher density and mixed use developments. 

In addition, streetscape standards should include the planting of shade 
trees at regular intervals (preferably an average of 40-50 feet). To 
accommodate the trunk and root system of the street trees, the planting 
strip between the curb and the sidewalk should be a minimum of 6 
feet in width, but preferably 8 feet. This plan also recommends that 
the Town develop a list of approved tree species for planting strips and 
other streetscape applications (preferably, trees such as Live Oaks that 
are adapted to the local area are best). The consistent planting of trees 
within the right-of-way ensures a long term public amenity, provide 
protection to pedestrians, improves air and water quality, and creates a 
consistent visual aesthetic along a corridor regardless of the phasing of 
the development.

Reduce Setback requirements and Use Density-based Zoning Districts
All of Leland's primary zoning districts are governed by minimum lot 
sizes with relatively large setbacks. By permitting a reduction in front 
setbacks, such as 10 feet instead of 25 feet, house lots can increase the 
private, usable space of the rear yard as well as the building envelope and 
increase pedestrian-orientation of the street by bringing buildings closer 
to the sidewalk. 

Minimum lot dimensions also determine residential density in Leland. 
A more flexible tool is the application of base density requirements for 
new development. Base density requirements can aid in neighborhood 
design by permitting (but not necessarily requiring) clustering to preserve 
environmental features and the use of a variety of lot sizes within close 
proximity while regulating the actual number of units that impact 
surrounding infrastructure.

Revise Connectivity Standards
Recommendations for improved connectivity standards are discussed in 
detail in the Transportation section as well as in the collector street plans 
and the Grow Greener report. This plan also recommends the following 
related standards:

Maximum block lengths: 800 to 1000 feet (depending on the •	
density of development and/or the Transect category)
Limits on the use of cul-de-sacs: only to be used with topographic or •	
other conditions permit no practical alternative;
Maximum cul-de-sac lengths: 250 feet; and •	
Pedestrian/bicycle connections: through blocks longer than 800 feet, •	
between neighborhoods, and across streams

Revise Parking Standards
Leland is to be commended for its simplified and fairly progressive 
approach to minimum parking standards. Unlike most jurisdictions, 
Leland has minimum parking requirements which are below national 
standards in many cases. This allows developers to determine the 
amount of additional parking they wish to provide based on local market 
demands. 

This plan recommends that for non-residential developments of less 
than 15,000 square feet the parking requirements be reduced to 2 spaces 
per 1000 feet of leasable space. In addition, some of the current parking 
requirements are based on employee or customer count, which is a 
variable number. For ease of administration, it would be better to base 
the parking requirements solely on square footage and use. 

This plan also recommends requiring bicycle parking for all multi-family 
and non-residential uses. Bicycle parking should be roughly based on five 
bicycle spaces per 100 car parking spaces for most commercial and office 
uses to begin with.

Lastly, this plan recommends establishing a threshold of maximum 
parking requirements beyond which the use of pervious pavement 
systems would be required. Non-residential developments that provide 
more than 3 spaces per 1,000 square feet should provide all of the excess 
spaces using pervious pavement systems. This standard is consistent with 
the general desire to reduce impervious pavement for the reduction of 
stormwater impacts. 

Revise Buffering/Screening Requirements
The Town's buffering/screening requirements are very reasonable 
compared to many municipalities. This plan's primary recommendation 
would be that no buffering/screening be required between residential
uses in mixed-use districts or developments. Further, buffering between 
commercial uses in a PUD and surrounding residential uses should 
only be required where no street connection is proposed. If a street 
connection is provided between development in the PUD and adjacent 
development, then no screening should be required so that a relatively 
seamless development pattern can be maintained. Finally, requirements 
for screening of front yard parking for commercial uses; and trees in 
parking lots internal to the parking area (rather than at the sides in order 
to provide shade and storm water capture throughout the lot) should be 
included in ordinance requirements.

Allow Conditional District Zoning
Currently, rezoning applications in Leland are handled as base district 
map amendments. While this is certainly efficient and simple, it lacks 
the details that most neighborhood groups are interested in when they

attend a public hearing. The use of Conditional Districts permits the 
applicant to submit additional information along with the application 
including a voluntary limit of the types of uses as well as a site specific 
plan. This type of submission is very useful to surrounding property 
owners and neighborhood groups who would otherwise be afraid of the 
"worst case scenario" that the base zoning district would permit. This 
plan recommends that the Town allow conditional district zoning as 
currently allowed under North Carolina law. 

Require Transportation Impact Analyses
A Transportation Impact Analysis (TIA) is a specialized study that 
evaluates the effects of a new redevelopment's traffic on the surrounding 
transportation infrastructure. It is an essential part of the development 
review process to assist developers and government agencies in making 
land use decisions involving annexations, subdivisions, rezonings, special 
land uses, and other development reviews. The TIA helps identify where 
the development may have a significant impact on safety, traffic and 
transportation operations, and provides a means for the developer and 
government agencies to mitigate these impacts. 

Ultimately, a TIA can be used to evaluate whether the scale of 
development is appropriate for a particular site and what improvements 
may be necessary, on and off the site, to provide safe and efficient access 
and traffic flow. 

At a minimum, a TIA should be required for developments with an 
estimated trip generation of 3,000 vehicles per day or greater during an 
average weekday based on a five day national average as defined in the 
ITE Trip Generation Manual. Typically, the following developments 
meet or exceed the 3,000 vehicles per day threshold:

55,000 square feet of retail•	
300 Single family homes•	
250,000 square feet of office•	
400,000 square feet of industrial•	
350 room hotel•	

The Collector Street Plan recommends requiring traffic impact studies, 
prepared by a professional engineer, to accompany all development 
applications that may generate any of the following: 

An increase of 100 or more peak hour vehicular trips•	
An increase of 1,000 or more daily vehicular trips•	
Any other development at the discretion of the Town planning staff•	
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