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Purpose

The Town of Holly Springs invites qualified consulting firms to respond to this Request for 
Proposals to develop a Master Plan for the Northeast Gateway area, located near the future 
interchange of NC 540 and Holly Springs Road.  The Town is seeking the services of a team 
with considerable experience in community involvement/participation, visioning, planning, 
design and market analysis to develop the new plan. The project area consists of two square 
miles and is illustrated on page 6.

The selected consultant team (“Consultant”) will be responsible for managing this project, 
including implementing a superior quality innovative community engagement program, 
communicating with staff liaisons, and producing the required plan documents.  The project 
is discussed in further detail in the Scope of Work and Deliverables sections of this request.

Concept plan illustrating the type of 
development that could take place in the 

Regional Center Character Area.
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Background Information

Community Context
The Town of Holly Springs is a rapidly growing community with 
a population of approximately 40,000 residents located near 
North Carolina’s Research Triangle in southwestern Wake 
County.   The town’s corporate limits cover over 18 square 
miles, and an additional 13 square miles are located within 
the Town’s Extra-Territorial Jurisdiction (ETJ) providing 
zoning and permitting control.  With the addition of outlying 
areas in the Short Range Urban Service Area (SRUSA) and 
Long-Range Urban Service Area (LRUSA), the total planning 
area for Holly Springs encompasses 58 square miles.  

Less than a 30 minute drive to Research Triangle Park, the 
cities of Raleigh and Durham, and the Raleigh-Durham 
International Airport, Holly Springs offers convenient access 
to the region’s job centers and amenities while priding itself 
on providing a high quality of life and maintaining a small 
town character.  

While Holly Springs has roots dating to early 1800’s and was 
incorporated in 1876, the town has experienced a dramatic 
increase in population over the past 30 years, transforming 
from a tiny rural settlement of around 900 residents in 1990, 
to the flourishing modern community that it is today with an 
expected continued growth of 500+ dwelling units/year for 
the next several years.

In addition to the numerous residential neighborhoods ranging 
from mature, wooded enclaves to resort-style golf course 
communities, Holly Springs boasts bio-tech industry and 
growing medical facilities.  Seqirus, international producer 
of flu vaccines, employs over 550 full-time and 200 contract 
workers at its Holly Springs facility.  In addition, Duke Health 
provides services in Holly Springs with a 72,000 square foot 
medical office building. UNC-Rex Healthcare is expanding 
its presence and existing campus from an existing 70,000 
square foot medical office building to include a 7-story, 50-bed 
community hospital with room for future expansion.  In March 
2021, FUJIFILM Diosynth Biotechnologies, a worldleading 
contract development and manufacturing organization 
(CDMO), announced that it plans to build in Holly Springs 
the largest end-to-end cellculture CDMO biopharmaceutical 
manufacturing facility in North America.



5 5

Project Area Description 

The Northeast Gateway area is the northeastern entrance or “gateway” to Holly Springs and 
has been designated as a Regional Center, surrounded by Mixed-Use Centers and Mixed 
Residential Neighborhoods, in Vision Holly Springs Section 1: Land Use & Character Plan.  The 
project area contains approximately two square miles is centered at the future interchange of 
NC 540 and Holly Springs Road and generally extends south to Optimist Farm Road, east to 
Pierce Olive Road, north to Stephenson Road and Ness Drive, and west to Sunset Lake Road.  

The Land Use & Character Plan describes the project area as a hub for entertainment and 
employment that contains a mix of business, entertainment, civic, and cultural activities with 
a mix of housing types within and surrounding the center.  Located along NC 540, it will be 
a magnet to surrounding towns and neighborhoods, becoming an iconic symbol and exciting 
focal point in southern Wake County.  Construction of the NC 540 Triangle Expressway 
Southeast Extension began in 2019 and will consist of three toll lanes in each direction 
with a new interchange located at Holly Springs Road.  The portion of NC 540 through Holly 
Springs is expected to be open for traffic in 2023.  

While the Land Use & Character Plan provided the general framework for the development 
of the project area, the Plan recommended additional study to define future development 
patterns.  Specifically, the Community Character Recommendations are as follows:

The Town expects that the opening of NC 540 will increase interest in development in the 
project area and is seeking proactive methods to plan for growth and development.  

Create a Small Area Plan for the Regional Center
The Town should conduct a small area planning process for the Regional Center, 
building on the planning concept presented in this plan. The Town should explore 
specific opportunities and define the future development pattern. Through this 
step, all four quadrants of the NC 540 and Holly Springs Road intersection can be 
examined. Special attention should be given to the historic development pattern, 
particularly on the south side of NC 540.

Conduct a Gateway Design Study for the Regional Center
Conduct a gateway design study for the Regional Center at the intersection of 
NC 540 and Holly Springs Road to facilitate the creation of a distinct place. 
Consider scale and design that helps set Holly Springs apart from other regional 
destinations along NC 540. Resulting development should reinforce the character 
of the Town. Buildings, landscaping, lighting, and public art can help accomplish 
this. The Town should also participate in implementation with the funding of 
public improvements, such as streetscape and public art.
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Previous Planning Efforts

Vision Holly Springs: Comprehensive Plan 
Section 1: Land Use & Character Plan
The Land Use & Character Plan, recently updated and adopted in 2019, is the guiding 
document for the Town’s future development. The Plan contains two major elements: 
the Future Land Use Map with designated Character Areas, as well as specific 
recommendations for making the plan a reality. A goal of the plan is to protect the 
character and authenticity of the town by identifying, preserving, and perpetuating 
desirable development patterns and avoiding excessive sprawl. Investments in public 
spaces and transportation corridors to create walkable, multi-use environments are a 
critical tool to achieving these goals. 

The Plan contains several “Important Themes for Transforming Holly Springs” and 
additional Land Use & Character recommendations that may impact development in the 
project area, such as:

• Establish mixed-use activity centers throughout Holly Springs
• Provide context-sensitive infill development choices
• Focus on appropriate transitions
• Increase home & neighborhood choices in Holly Springs
• Increase diversity & affordability of housing in Holly Springs
• Provide more transportation-land use coordination in the community

  
Section 2: Comprehensive Transportation Plan
The Holly Springs Comprehensive Transportation Plan (CTP) outlines the vision and goals, 
existing conditions, policy directives, and transportation issues facing the Town of Holly 
Springs. The CTP proposes a multimodal transportation network to foster growth while 
preserving the environmental, cultural, and social character of the area.  The Town is 
currently undergoing an update to the CTP, which is expected to be completed in early 
2022.

Section 3: Parks, Recreation and Greenway Master Plan
Adopted in March 2021, the Parks, Recreation and Greenway Master Plan establishes a 
vision for the Parks and Recreation System. It creates a work plan to bring that vision 
to fruition including the development of new parks, facilities, and programs; enhancing 
community connectivity via greenway trails; developing strategies and policies for 
protection of natural resources; and ensuring a stable and financially successful system.  
The plan highlights the need for parks and open spaces within the project area which may 
include a variety of shared public open including formal and informal open spaces such as 
greens, squares, plazas, and community gardens.

Northeast Gateway Plan (2006)
Between 2006 and 2019, the Northeast Gateway Plan was a supplement to the former Land 
Use Plan replaced in 2019 with Vision Holly Springs Section 1: Land Use & Character Plan.  
While no longer in effect, the plan resulted in several policy recommendations that have 
impacted the development patterns currently found within the project area.  



Master Plan Scope

The Consultant will produce the Northeast Gateway Master Plan that will guide and support 
development of the project area. The primary objective of the Master Plan will be to build 
upon the goals and objectives established in Vision Holly Springs Section 1: Land Use & 
Character Plan and develop those goals and objectives into a development concept and 
strategic implementation plan.  The Master Plan should include the following:

1. Recommendations for the appropriate mix of commercial, office, and residential uses, 
potential building massing and locations, and approximate square footage/density of the 
highest and best land uses for the project area.  This may require a market study to 
determine the amount and type of commercial and office development the project area can 
support, how much and what type of residential is needed to support that commercial and 
office, and determine what the niche market on which Holly Springs can capitalize.

2. Associated renderings, drawings, or illustrations detailing the proposed land uses, building 
scale, parks and open spaces, and design features of the project area.

3. Recommendations on improving connectivity and maintaining appropriate development 
transitions within and between the project area and the surrounding residential 
neighborhoods.

4. An assessment and recommendation for multi-modal transportation functionality.
5. A preliminary assessment of the water and wastewater capacity needs to support the 

recommendations of the Master Plan. 
6. A design manual, pattern book, or equivalent document that sets standards and 

guidelines for the public realm including streetscape design, parking, and open space, 
as well as architectural patterns that establish the residential and commercial/mixed-
use architectural styles for the project area, illustrates the area’s unique character, and 
defines the standard elements.

7. Identification of priorities, timelines, and strategies to assist the Town in making decisions 
about the timing and location of development in the project area such that the area can 
develop in a consistent and connected manner.  

8. An evaluation of the zoning district established to implement the Regional Center character 
area (the UDO is currently in development and will create initial development standards).  
The consultant will be asked to evaluate these standards and make recommendations for 
changes.

With the broad range of issues affecting the community, this Master Plan is also expected to 
address growth and development topics such as: 

• Sustainable growth and development. 
• Infill development opportunities. 
• Future demand for housing and the appropriate locations of various housing types and 

densities.
• Housing affordability.
• Ability to maintain the town’s unique character and sense of place.
• Community vision, place-making, and streetscapes.
• Maintaining an economically sustainable tax base providing for an appropriate balance 

of residential and non-residential uses, including various housing types, retail and 
commercial opportunities, and a wide-range of employment options within the Town.
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Project Management and Coordination 
The Consultant will manage the project and coordination of any sub-consultants and all 
project activities including meetings with staff and stakeholder groups.  The Consultant will 
identify a project lead from their team to act as the direct point of contact for town staff.  At 
a minimum coordination will include the following:

• Biweekly updates with staff (may occur through video conferencing)
• Monthly meetings with the town staff advisory/working group (may occur through 

video conferencing)

Project Structure/Work Plan
The Consultant will prepare a detailed work plan and achievable timeline for the project.  The 
work plan will outline the overall approach, as well as specific actions and activities that will 
occur during the project and how these will result in a successful conclusion to the project.

Background Research
The Consultant will conduct a review and analysis of existing relevant plans, including but 
not limited to the following base documents:

• Vision Holly Springs: Comprehensive Plan
• Section 1: Land Use & Character Plan (2019)
• Section 2: Comprehensive Transportation Plan (Currently being updated – 

expected early 2022)
• Section 3: Parks, Recreation and Greenways Master Plan (2021)

• Northeast Gateway Plan (2006 - 2019)
• Unified Development Ordinance (currently being updated – expected late 2021)
• Engineering Design and Construction Standards
• Strategic Plan
• Regional Planning efforts, including:

• Plan Wake: Wake County Comprehensive Plan
• North Carolina Department of Transportation (NCDOT) Complete 540
• Metropolitan Transportation Plan (MTP)
• South West Area Study (SWAS)
• Tolling study
• ITS study
• Wake County Transit Plan (WCTP)

In addition, the consultant will document the existing conditions, including opportunities 
and constraints.  The Consultant will provide the results of this research in an initial existing 
conditions report for use during community engagement activities.

Innovative Community Engagement
The Consultant will develop and implement an extensive and innovative community 
engagement program that seeks to gain meaningful input from community members of 
all ages and backgrounds.  Broad-based community engagement is considered critical 
to the success of this plan. It is anticipated that this would include an advisory/working 
group of Town staff, an advisory group of community leaders, and a variety of workshops 
and participatory events with the public.  In addition, online community engagement 
software/tools will need to be utilized in order to provide a robust and well-rounded 
community engagement program.  The Consultant will facilitate all community engagement 
activities and provide sufficient personnel to run these events.  It is expected that at least 
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https://www.hollyspringsnc.us/DocumentCenter/View/508
https://www.hollyspringsnc.us/DocumentCenter/View/509
https://www.hollyspringsnc.us/2235/Comprehensive-Transportation-Plan-Update
https://www.hollyspringsnc.gov/DocumentCenter/View/34648/Parks-Recreation-and-Greenways-Master-Plan
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https://www.hollyspringsnc.us/127/Engineering-Design-and-Construction-Stan
https://www.hollyspringsnc.us/1708/Strategic-Plan
http://www.planwake.org/
https://www.ncdot.gov/projects/complete-540/Pages/default.aspx
https://www.campo-nc.us/transportation-plan/2050-metropolitan-transportation-plan-mtp
https://www.campo-nc.us/programs-studies/area-studies 
https://www.campo-nc.us/programs-studies/triangle-strategic-tolling-study 
https://www.campo-nc.us/programs-studies/its 
https://goforwardnc.org/ 


three (3) large community workshops will be conducted, as well as a variety of smaller 
outreach events (i.e. pop-up events) unless the Consultant’s program details an acceptable 
alternative engagement program.  At a minimum, the community engagement program 
should address the following:

• Identification of stakeholders.
• Engagement strategies and activities, tied back to reaching all identified stakeholder 

groups.
• Timeline for community engagement activities and desired type of community 

feedback at project checkpoints or milestones (visioning, validating, etc.).
• Communication methods for sharing information.
• Strategy for effective and consistent messaging across platforms and messengers
• Meaningful involvement of low income and underrepresented populations.

Note on COVID-19:  
The Town of Holly Springs recognizes that public engagement opportunities may need to 
take on new formats or be conducted in ways that limit large community workshops or 
gatherings during the COVID-19 pandemic.  While many in the community have access 
to online engagement tools or web-based communication programs, some residents may 
not have access to such opportunities.  New techniques for outreach and engagement will 
be needed to reach a broad and diverse cross-section of the public, particularity those in 
underrepresented communities.  The Town is open to public engagement that can garner 
the most effective means of outreach and participation.  It is understood that outreach and 
engagement practices may need to adapt to changing conditions through the duration of 
the project. 

Master Plan Document
The final document must be visually appealing, easy for the public to understand, and 
clearly communicate the desired development outcome of the project area.  The document 
should be able to be used both digitally and in paper form.  Specifically, the town is seeking 
a Master Plan that:

• Is clearly organized and communicates a clear message both graphically and with 
accompanying text.

• Has clear objectives, policies, and recommended implementation strategies.
• Includes forward-thinking, “out of the box” practices to reach the town’s desired 

outcomes.
• Is adaptable and easy to modify as the Town evolves after plan adoption.
• Recognizes the Town’s current, design-based approach to creating a visually 

appealing community and public spaces.

The format of the Master Plan should be of style, font, and layout that allows for both 
online and print viewing.  Text files and reports shall be in MS Word and PDF formats, or 
as otherwise agreed upon by the Town staff working group.  The final document must be 
able to be edited and modified by the town after the plan is adopted.  The Town has access 
to MS Publisher and the Adobe Creative Cloud suite of programs.  Maps will be created in 
ArcGIS to Town map-making standards and format.

Additional Work Products    
The Consultant will be responsible for the following:

• Draft agendas and summaries with action items for all meetings.
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• Project newsletters.
• Creation of maps necessary for the project, including visioning, as well as maps of 

potential and final preferred land use plans in ARCGIS format. 
• Existing town data layers will be provided to the Consultant as needed.

• Electronic copies of all flyers, hand-outs, and other collateral materials, used to 
announce events and/or gather input from the community.

• Materials needed for community engagement activities.
• Town staff will provide reasonable accommodations for presentation technology 

and meeting spaces based on existing resources and facilities. 
• Creation of, and content for, any on-line engagement tools utilized as part of this 

project.
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Proposed Project Timeline
It is expected that the project duration will be no longer than 12 months from the time a 
contract is awarded to the Consultant to the presentation of a draft plan for acceptance 
by Town Council.  Proposals should include any recommended deviations from this 
approximate timeline.  

Issue RFP May 3, 2021
Proposals Due May 31, 2021
Evaluation of Proposals June 7 – June 18, 2021
Interviews June 28 – July 9, 2021
Selection Committee recommendation to 
Town Council August 17, 2021

Project Kick-Off September 1, 2021



Submittal Requirements

Responses to this RFP shall include the information listed below:
1. Cover letter 

2. Qualifications:
• A description of the firm(s) with emphasis on work related to Master Plan, Corridor 

Plans, or Small Area Plans and associated public engagement programs. 
• A description of Master Plans, Corridor Plans, or Small Area Plans and amendments 

recently completed.
• A list of recent projects on which principal staff have worked and description of their 

responsibilities.

3. Statement of Project Approach - the approach to be used on this project, including the 
following information:
• Overall approach to the project.
• Scope of work.
• Project schedule.
• Project management.
• Innovative community engagement.

4. Management and Staffing
• Detailed outline of Consultant’s management plan, including proposed staff, 

availability, roles/responsibilities.
• If sub-consultants will be utilized, a detailed explanation of the responsibilities of 

each firm.

5. Project Budget
• Detailed and itemized project budget with a guaranteed maximum fixed price for 

all services provided.  Total budget should, at a minimum be broken down by work 
phase, work product, and sub-consultant (if applicable). The Consultant’s charge for 
reimbursable expenses should be included. 

6. Project references, with names and phone numbers of contact persons.

7. Consultant’s expectations of the Town - a brief description of the services and tasks 
that the Consultant would expect the Town to provide.

Proposal Submittal Instructions
Proposals should be limited to a maximum of 25 pages not including examples.  Proposals 
exceeding 25 pages may be removed from consideration. Appendices are not allowed and 
will not be reviewed with the exception of attached resumes. Examples may be provided via 
web links.  

Submit one (1) electronic copy in PDF format of the proposal to the Town’s FTP site with a 
transmittal sheet to the attention of Sean Ryan, Senior Planner.

All proposals must be received by 5:00pm May 31, 2021. 
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Selection Process
Teams will be selected based on the provision of a full and complete submittal that 
demonstrates a track record of successful completion of comparable projects and that 
illustrates a commitment to a high quality process and product.  Inclusion of a dynamic 
and robust community and stakeholder engagement program is critical, as is a realistic 
and detailed project approach that clearly outlines a path for achieving the project goals 
within the proposed timeline and budget.  Consideration will also be given for innovative 
or otherwise exceptional concepts and approaches.  The following factors will be used in 
evaluating Consultant proposals and awarding of the contract:

1. Experience: 30%
• Experience and skills in preparation of basic elements of Master Plans, Corridor 

Plans, or Small Area Plans as found in accepted professional practice and based 
upon a list of related projects and submitted work samples.

• Specialized topic experience (e.g. land use, land planning/urban design, etc.).
• Public participation:  Demonstrated experience and skills in meaningful public 

participation to ensure that the community’s vision is included within the plan.  
• Key personnel:  Relevant past work experience and years with the firm.  Does the 

proposed team have all the necessary experience?
• Understanding of Local Conditions: Demonstrated understanding of State legal 

constraints and local conditions. 

2. Overall Proposal and Approach: 20%
• What distinguishes this proposal and team from the others?  Has the proposal 

demonstrated exceptional creativity and willingness to innovate (the “wow” factor).  
Does the approach present a well thought out strategy that is likely to achieve the 
desired end product and completion of all specified tasks within a project budget? Are 
there innovative approaches to the project? 

3. Related Projects: 15%
• Similarity to Holly Springs in size, type, land uses, and key issues.

4. Availability and Capacity of the Consulting Team: 15%
• Percentage of time devoted to this project by each key member of the project team.  

Does the makeup of the team and time devoted indicate a sufficient allocation of all 
required resources to complete the assignment?   Are there minimum task/payment 
agreements with subcontractors? Evidence provided of availability, noting conflicting 
commitments.

5. Clarity of Role and Level of Involvement of Town Staff: 10%
• Does the proposal indicate a clear role and level of commitment required from Town 

staff?

6. Responsiveness: 10%
• Does the submittal respond to all of the requirements included in the RFP?
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Disclosures
Confidentiality
Responses to the RFP will become public records and, therefore, will be subject to public 
disclosure. However, North Carolina General Statutes Section 132-1.2 provides a method 
for protecting some documents from public disclosure. If the Consulting firm follows the 
procedures prescribed by those statutes and designates a document confidential or trade 
secret, the Town will withhold the document from public disclosure to the extent that is 
entitled or required to do so by applicable law, and will return the document after selection.

Equal Employment Opportunity
The Town of Holly Springs does not discriminate in administering any of its programs and 
activities. The consultant awarded the contract for work will be required to insure that no 
person shall be denied employment, fair treatment or be discriminated against on the basis 
of race, sex, religion, age, national origin, or disability.

Contracting
Any contract developed for work shall be construed and enforced in accordance with 
the laws of the State of North Carolina. Any controversy or claim arising as a result of 
contracting shall be settled by an action initiated in the appropriate division of the General 
Court of Justice in Wake County, North Carolina.

Conditions and Limitations
The Town expects to select a consulting firm from the proposals submitted, but reserves 
the right to reject any or all responses to the RFP, to advertise for new responses, or to 
accept any response deemed to be in the best interest of the Town. A response to this RFP 
should not be construed as a contract nor an indication of a commitment of any kind on 
the part of the Town nor does it commit either to pay for costs incurred in the submission 
of a response to this request or for any cost incurred prior to the execution of a final 
contract. The Town will reserve the right to dismiss any part or all of the contracted team 
when, in the Town’s opinion, the project is not moving as scheduled or is hindered in any 
way by the actions or personalities of team members.

RFP Questions Contact Information
For additional questions, contact:
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Development Services FTP Click Here
Full weblink to the FTP site: 
https://hollyspringsnc.sharefile.com/share/upload/r230963ae67e45179

Sean Ryan, Senior Planner Emmily Tiampati, Transportation Planner
Email: sean.ryan@hollyspringsnc.gov Email: emmily.tiampati@hollyspringsnc.gov
Phone: (919) 557-2903 Phone: (919) 567-3978 

https://hollyspringsnc.sharefile.com/share/upload/r230963ae67e45179
https://hollyspringsnc.sharefile.com/share/upload/r230963ae67e45179
http://sean.ryan@hollyspringsnc.gov
http://sean.ryan@hollyspringsnc.gov

