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ATTACHMENT B-1

STAFF REPORT
Joint Review
November 6™, 2008
Colleton Crossing AIS
MBI Development, LLC
Chapel Hill, NC
To acquire a Conditional Use Permit allowing a major
subdivision of the property located at 8400 & 8420 Reynard
Road.
Rural Residential (RR)
7.23.C..28 & 28A
8400 & 8420 Reynard Road.
31.6 acres (combined).
Vacant
26.100, Major subdivision consisting of the following uses:

1.111, single family detached

North: RR, single-family residential.
South: R-20, vacant.

West: RR, single-family residential.
East: RR, single-family residential.

RR since 1988
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ANALYSIS

Backaground, Concept Plan Development

Background
MBI Development, LLC as represented Phil Post and Associates, has submitted an

application for the construction of a 39 dwelling unit subdivision located at 8400 & 8420
Reynard Road (Attachment C). The Conditional Use Permit, if approved, would allow the
creation of 39 single-family-detached lots with associated infrastructure, including
publicly dedicated streets. The subject properties are zoned Rural Residential (RR). It
contains 31.6 acres and is listed on the Orange County Tax Map as numbers 7.23.C..28 &
28A. For a vicinity map, see the cover sheet of Attachment A.

The existing condition of the site is vacant with stands of mixed woods. An unnamed
tributary to Bolin Creek crosses the property from north to south within an associated
Town of Carrboro regulatory stream buffer. There are no FEMA floodplains on site. A
Duke Power transmission line forks on the southern end of the property within easements.

Concept Plan Development

Before formal plans were submitted, the applicant prepared a concept plan as required by
Section 15-50 of the LUO. The conceptual design ordinance requires the designer to
consider primary, secondary constraints, site context, and several other parameters prior to
locating structures or lots. The resultant design presented herein is much informed by this
process.

Density, Affordable Housing, Size-restricted Units

Density, Affordable Housing

The overall permissible density on the site is calculated using the adjusted gross density
provisions of Section 15-182.3 Of the LUO. This method reduces the amount of total
density permitted based upon the amount of certain site features such as steep slopes, rock
formations, and utility easements. For Colleton Crossing AlS, this adjustment reduced the
gross area by about four acres, yielding an allowable base density of 27 units.

Using the Residential Density Bonus provisions of Section 15-182.4, the applicant is
permitted to build up to 150 % of the base density for the zoning district. Utilizing this
provision, the maximum permissible density allowed is 41 units. The applicant is using
this provision for a proposed density of 39 units, 6 of which are affordable. Because of
this 15.4% of the project’s housing stock is affordable as defined in the LUO.

Section 15-182.4 requires that the applicant provide assurance that these units will remain
affordable, for this reason we require the applicant to identify and define the terms by
which this agreement will be honored. To meet the requirements of the LUO a condition
must be placed on the permit specifying that the continued affordability of the units
(located on lots 1, 26, 32, 33, 34, & 35) must be specified in the Homeowner’s
Association documents. These documents must be approved by the Town Attorney prior
to construction plan approval. Because of this the following condition is recommended:
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e The continued affordability of the units (located on lots 1, 26, 32, 33, 34, & 35)
must be ensured through working directly with Orange Community Housing &
Land Trust, in accordance with LUO Section 15-182.4.

Because the applicant is seeking six bonus units a condition must be placed on the permit
stating that a ‘certificate of occupancy’ may not be issued until such time as a
corresponding affordable unit (located on lots 1, 26, 32, 33, 34, & 35) is constructed and
offered for sale or rent for an amount consistent with the language found in Section 15-
182.4 of the Town of Carrboro Land Use Ordinance as represented by the following
condition:

e Certificates of Occupancy for each of the six (6) bonus ‘market-rate’ units may not
be issued until such time as a corresponding affordable unit (located on lots 1, 26,
32, 33, 34, & 35) is constructed and offered for sale or rent for an amount
consistent with the language found in Section 15-182.4 of the Town of Carrboro
Land Use Ordinance.

The applicant has met with Orange Community Housing and Land Trust (OCHLT) to
discuss provisions for ensuring the long-term affordability (99 years) of these units and
reached an agreement (Attachment D). OCHLT is seeking subsidy money to support an
affordable price for the six units. In the event that this subsidy money is not secured
and/or OCHLT is unable to market the units at the price authorized by the LUO, the
developer will assume responsibility for assuring long term affordability of the units.

Town staff realizes that the lot designations for affordable units are subject to change. In
such an instance, the applicant will need to submit the proposed changes to the Zoning
Division for review. Should the changes be insignificant and, should the lot designations
maintain compliance with the ordinance, staff will authorize such changes via an
insignificant deviation.

Size-Restricted Units

Per Section 15-188(j) a residential development that provides at least 85% of the
maximum number of affordable units available under 15-182.4 is not subject to the size
restriction requirements of 15-188. Colleton Crossing meets this threshold (6 affordable
units out of 7 possible) and is exempt from providing size-restricted units.

CONCLUSION — The project meets all the requirements of the Land Use Ordinance
pertaining to density, affordable housing density bonus and size-restricted units, subject to
the conditions mentioned above.

Connectivity, Streets, Traffic Calming

Connectivity
In guiding Carrboro’s growth, Town policy and ordinance supports the development of an

interconnected matrix of public streets. Section 15-214 & 15-217 of the Land Use
Ordinance (LUO) requires new subdivisions to tie into anticipated streets outside the
development, thereby providing “connectivity” to the Town’s public road system.
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To this end, the Colleton Crossing AIS is extending Reynard road from the west;
approximately 600 feet east to where it will tee with the proposed Middleton Drive.
Middleton Drive stubs out to the southern property line. Please refer to the plans to assess
the remaining public streets proposed (Attachment A).

Streets

All proposed streets, except for Colleton Circle, are built according to the public street
standards of Article XIV of the LUO. Colleton Circle is built to the Subcollector standard
where only a Local standard is required. In order to mitigate the possible higher traffic
speeds this could create, they’ve included mid-block, a traffic calming device (speed
table). The engineer wishes to do this for reasons involving the subsurface stormwater
and utility alignments. The LUO does not prohibit this. The applicant will offer the
streets for public dedication.

An alley serves the back of lots 18-32 and will remain private.

Traffic Calming

Two raised traffic calming speed tables are proposed; one on Colleton Circle and the other
on the north end of Middleton Drive. An alternative to a speed table is a mid-block curb
extension (also known as a “choker”) which narrows the travel way for a short distance to
accomplish the same purpose of slowing traffic. Staff would like the applicant to consider
a choker for Middleton Drive and recommends the following condition.

e That, prior to construction plan approval, the applicant explores alternative traffic
calming techniques for Middleton Drive, including but not limited to a mid-block
curb extension (also known as a “choker).

CONCLUSION - The project meets all the requirements of the Land Use Ordinance
pertaining to connectivity, streets, and traffic calming.

Traffic Analysis, Pedestrian/Bicycle Facilities, Transit, Parking

Traffic Analysis

A transportation impact statement was prepared by the applicant (Attachment E). By this,
the proposed 39 lots are expected to generate 390 trips per day. Until further connectivity
improvements are made with surrounding properties, these trips will be directed to Rogers
Road via Reynard Road and Tally Ho Drive. All of these existing roads are maintained by
NCDOT and will be accepted as Town streets upon NCDOT bringing them up to Town
standards. The proposed new roads will be offered to the Town for dedication.

NCDOT must issue a driveway permit for the connection to Reynard therefore the
following condition is recommended:

e That prior to construction plan approval, the applicant receive a driveway permit
from NCDOT.
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Pedestrian/Bicycle Facilities

All of the Colleton Crossing streets, except for Colleton Circle, have 5° wide sidewalks on
both sides of the street. Sidewalks stub out to property lines for future continuation.
Accessibility ramps and striped crosswalks are provided at all street crossings.

Note that the plans set have a minor outstanding comment regarding the sidewalk detail
that is addressed by the following condition.

e That, prior to Construction Plan approval, the sidewalk detail on the detail sheet is
labeled and specifies that sidewalk thickness shall increase to a minimum of 6”
thick where all driveways cross the sidewalk.

The proposed public greenway alignment, required per Section 15-196, traverses the
property, roughly south to north, following the OWASA easement, with a turn near lot 36
terminating the greenway at Middleton Drive. Town staff has determined that this
alignment is undesirable and recommends that the greenway trail be realigned to go
behind lots 36-38 and tee into Reynard Road. In order to do this, the trail will have to
ramp relatively steeply for a short section to meet the road grade. Because of this the
following condition is recommended:

e That, prior to construction plan approval, the proposed greenway alignment from
the southern property line be realigned to follow the OWASA easement behind
lots 36 -38 so as to tee in to Reynard Road.

This location of the trail is roughly consistent with the alignment shown on the Town’s
Parks and Recreation Master Plan.

To the north of Reynard Road, the applicant does not wish to construct a greenway
because the private lots along the northern property line does not allow for the greenway’s
continuation. In lieu of this they are providing a greenway easement which will allow for
this extension if feasible in the future.

Because additional information is required for construction plan review, the following
condition is recommended:

e That the greenway trails be built to meet or exceed the Town standard (10’
pavement width with 2’ shoulders). And that the greenway trails demonstrate
compliance on the construction plans with the greenway facilities specifications
identified in the AASHTO Guide for the Development of Bicycle Facilities;

In addition to the greenway trail, a hiking trail system provides ample pedestrian linkage
from the residential areas to the open space and greenway.

Transit
Chapel Hill Transit has been notified of the proposed subdivision. Service to this area in
the near future is not anticipated.
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Parking
Per section 15-291 of the LUQ, single family units must provide parking on their

respective lots sufficient to accommodate two cars. The applicant has placed a note to this
effect on the plans; however, staff still recommends the following condition:

e That the single family home lots, when developed have sufficient room to
conveniently park two cars, off of the street, without blocking the sidewalk.
Garages may not be counted toward this requirement. This parking will be shown
on individual plot plans during the building permit stage.

CONCLUSION - The project meets all the requirements of the Land Use Ordinance
pertaining to connectivity traffic analysis, pedestrian/bicycle facilities, transit, and
parking, subject to the conditions mentioned above.

Tree Protection, Street Trees, Landscape Plans, Screening and Shading

Tree Protection

Large trees as defined by the LUO have a diameter of 18 inches or greater and are to be
retained whenever possible (15-316). Since the site is mainly wooded, the layout requires
removal of 40 trees of this minimum size or greater. Tree protection fencing has been
provided at the clearing limits and for those trees specifically retained. Note that trees
retained on private lots are subject to removal during home construction. As required, the
applicant has provided the attached tree removal justification letter (Attachment F,
pending).

Street Trees

Section 15-315 of the LUO provides guidelines for the planting and retention of trees
adjacent-to and within street R/W’s where an offer of dedication has been made to the
Town. All of Colleton Crossing’s 79 proposed street trees street trees are located outside
the public R/W and exceed the provisions of Section 15-315 (which requires street trees
be spaced an interval of at least one tree per 100 feet). However, the street trees are not
irregularly spaced as required by this ordinance. Additionally, the landscape plan satisfies
the Town policy requiring 1/3" of all trees be evergreen. Because of this the following
condition is recommended:

e That, prior to construction plan approval the proposed street tree planting layout be
revised to meet the spacing requirements of Section 15-315 of the LUO and that
1/3" of the proposed street trees be evergreen.

None of the proposed trees are listed as Invasive Plant Species (Appendix E-17).

Because existing trees may be preserved during the construction process staff recommends
that the proposed layout be considered only as a possible scheme and that the street tree
requirement be revised as needed so that it may be field adjusted as conditions warrant.
For these reasons, the following condition is recommended:
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e That flexibility be allowed in the execution of the street tree planting plan (subject
to the approval of public works and the planning department), such that the
combination of existing and proposed trees along all publicly dedicated streets in
Colleton Crossing meet the street tree requirements of Section 15-315 of the Land
Use Ordinance.

Also, the Colleton Crossing AlS features six bioretention cells and one water quality pond.
Each is planted with wetland plants appropriate to the application. Bioretention plantings
need to be able to withstand periods of drought while the water quality ponds feature
plants that can withstand prolonged inundation. These plantings are further reviewed by
the Town Engineer during construction plan review.

Screening
This project requires Type C screens adjacent to public right-of-ways. A Type C screen is

composed of intermittent visual obstructions from the ground to a height of at least twenty
feet). The applicant has satisfied this screening requirement. Though not required, along
the eastern property line adjacent to lots 4 -8, the plans show a 10° “preserved vegetative
buffer” to help mitigate some of the visual impact of the project for the adjacent land
owners. Currently there are no specifications for the planting of this buffer other than the
existing vegetation is to be “undisturbed”. Because of this the following condition is
recommended:

e Thata 10’, undisturbed vegetative buffer of existing (or enhanced) native plantings
be maintained along the eastern (rear) property line of lots 4 through 8. This
buffer shall be disclosed on the final plat and referenced in the Homeowner
Association documents. A landowner may remove existing vegetation in the
buffer if it is: a) a noxious weed, b) sick or c) presents a significant hazard. If
other vegetation is removed that does not fit these categories, replacement is
required with new native plantings equivalent to a Type B screen.

CONCLUSION — The project meets all the requirements of the Land Use Ordinance
pertaining to tree protection, street trees, landscaping, screening, and shading subject to
the aforementioned condition.

Drainage, Water Quality, Grading, Erosion Control and Phasing

Drainage
Section 15-263 of the LUO establishes stormwater management criteria that must be met

for any project requiring a CUP. In particular the applicant must meet stormwater runoff
standards with respect to water quality and quantity and must demonstrate that the project
will not cause upstream or downstream damages to other properties. To address these
requirements, the applicant has conducted a drainage study and submitted the required
“Truth in Drainage” statement (Attachment G). This statement discloses to the Board of
Aldermen the potential stormwater impacts of the project.

The Town Engineer (Sungate Design Group) has reviewed these materials and is satisfied
with the majority of the work therein. An outstanding issue, however, pertains to the
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precise mapping the 100 year flood plain and the precise sizing of the box culverts that
will be used to bridge the creek. Both can be determined only by a flood study which
involves a computer modeling exercise using the Army Corp of Engineers HEC-RAS
software. Because of this staff recommends the following conditions:

e That, prior to Construction Plan approval, a HEC-RAS flood study shall be
provided to analyze the 100 year flood with backwater analysis for both the
existing and proposed conditions;

e That, prior to Construction Plan approval, the proposed box culvert design shall be
sized to provide for a “no-rise” condition for the 100 year backwater (at the
property line of the project), as compared to the preconstruction conditions shown
in the results of the HEC-RAS flood study.

e That, prior to Construction Plan approval, all design and details of the proposed
box culvert shall meet the requirements of the Carrboro Land Use Ordinance and
the associated Storm Drainage Design Manual and be approved by the Town of
Carrboro’s Engineering Consultant, Sungate Design Group. Any substantial
design changes will require the approval of the Board of Aldermen (with possible
public hearing) per the provisions of 15-64 of the LUO.

Because the crossings of drainages stand to impact “Waters of the United States” and
jurisdictional wetlands, though there are no Army Corp wetlands mapped on the site, state
and federal permits are required. Because of this the following condition is
recommended:

e That all state and federal 401 and 404 permits be obtained prior to construction
plan approval if necessary.

Water Quality

Excess stormwater generated by the new impervious surfaces (roads, sidewalks, roofs, etc)
is to be collected by a configuration of conveyances (i.e catch basins, swales, etc.). These
direct water into bioretention cells and a water quality pond each designed to remove 85%
of Total Suspended Solids from the first inch of a storm event. Please note that the
bioretention areas are not designed to hold water for an extended period as compared to
the pond, which is designed to detain water.

In addition, relative to the Town satisfying state requirements pertaining to the National
Pollutant Discharge Elimination System (NPDES) Phase Il permit, the following
conditions are required on the permit:

e That the applicant shall provide to the Zoning Division, prior to the recordation of
the final plat for the project or before the release of a bond if some features are not
yet in place at the time of the recording of the final plat, Mylar and digital as-builts
for the stormwater features of the project. Digital as-builts shall be in DXF format and
shall include a base map of the whole project and all separate plan sheets. As-built
DXF files shall include all layers or tables containing storm drainage features. Storm
drainage features will be clearly delineated in a data table. The data will be tied to
horizontal controls.
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e That the developer shall include detailed stormwater system maintenance plan,
specifying responsible entity and schedule. The plan shall include scheduled
maintenance activities for each unit in the development, (including cisterns,
bioretention areas, swales, check dams, and irrigation pond), performance
evaluation protocol, and frequency of self-reporting requirements (including a
proposed self-reporting form) on maintenance and performance. The plan and
supporting documentation shall be submitted to Town engineer and Environmental
Planner for approval prior to construction plan approval. Upon approval, the plans
shall be included in the homeowners’ association documentation.

Note that the plans set have a minor outstanding comment associated with the NPDES
program that is addressed by the following condition.

e That, prior to Construction Plan approval, the applicant provide on the plans
details and notes for the Town’s required casting for curb inlet hoods and manhole
covers. This is the “fish” logo combined with the “Dump No Waste — Drains to
Jordan Lake” slogan.

Grading
Installation of the Colleton Crossing AIS road and stormwater systems requires a

substantial amount of clearing and grading. Section 15-261 of the LUO, requires that to
the extent practicable, all developments shall conform to the natural contours of the land
and major, natural drainage ways shall remain undisturbed. The project appears generally
to satisfy these criteria.

Stream Buffers

Per the LUO and the adopted “Stream Buffers of the Northern Transition Area” map, three
Protective Stream Buffers are located on the Colleton Crossing site. One, a slope based
buffer, protects the Bolin Creek tributary and the other two, sixty foot (total width)
buffers, protect its tributaries. The slope buffer uses a formula to increase the buffer width
as slopes become steeper. Note that two minor mapped stream buffers were declassified
in the early stages of this project by the Town Engineer as they were associated with a
remnant dirt road and did not satisfy the Town’s definition of a “stream”.

Erosion Control

Substantial site disturbance increases the importance of the Erosion Control plan. The
grading plan must be competently executed during construction in order for the
stormwater system to function properly. The Colleton Crossing AlS is proposing a system
sediment basins and silt fences to manage erosion during construction. The Erosion
Control Plan has been reviewed by Orange County Erosion Control.

Construction Entrances

The project has two construction entrances, one, the major entrance, from Reynard Road,
the other, the minor entrance, from the existing driveway easement off of Tallyho Trail.
The applicant states that the minor entrance will be used to first access the site and install
required tree/silt fence and erosion control required for clearing. It would then be used for
the initial clearing and grading of the site while the culvert crossing is being built on the
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Reynard Rd. extension. Attached is a letter from the applicant’s attorney regarding the
easement’s legal viability for this use (Attachment H).

Once the culvert is installed, Reynard Rd. would become the primary construction
entrance, and the easement would only be secondary as needed for smaller construction
vehicles, etc.).

Phasing
The project is not phased.

CONCLUSION — The project meets all the requirements of the Land Use Ordinance
pertaining to Drainage, Grading and Erosion Control and Phasing subject to the
aforementioned conditions.

Utilities, Fire Safety, Lighting and Refuse Collection

Utilities

The waterline, is looped through the development mainly within the street R/W. It taps
into the existing waterline on Tallyho Trail via an existing driveway easement to the east.
The extension will be within a proposed OWASA easement. The lines stub-out to the
western and southern property lines within the proposed rights of way. .

Sewer service will be continued from the existing sewer stub-out from the UNC property
to the south.

The water and sewer plans have been reviewed by OWASA and meet with their general
approval. OWASA will review the plans in greater detail during construction plan review.
Regarding electric, gas, telephone and cable television utilities, the applicant has
submitted letters by the respective providers indicating that they can serve the
development. Per Section 15-246 of the LUO, the plans specify that all electric, gas,
telephone, and cable television lines are to be located underground in accordance with the
specifications and policies of the respective utility companies.

The Public Works Department prefers to receive written confirmation from the electrical
utility prior to construction plan approval. Because of this, staff recommends the
following condition.

e That the developer provide a written statement from the electrical utility stating
that electric service can be provided to all locations shown on the construction
plans prior to the approval of the construction plans;

Fire Safety
Twelve fire hydrants are proposed to serve the development. They are located within the

public R/W and are spaced such that every building will be no more than 500 feet from a
hydrant (Section 15-249). The plans meet this requirement.

10
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Fire flow calculations and building-sprinkler design (as required) must be submitted and
approved by the Town Engineer and Fire Department prior to construction plan approval.
A condition to this effect shall be entered onto the permit.

e That fire flow calculations and building-sprinkler design (as required) must be
submitted and approved by the Town Engineer and Town Fire Department prior to
construction plan approval.

Emergency Access

The property can be accessed via the driveway easement to the east which connects the
property to Tallyho Trail. This would prevent emergency vehicles from having to proceed
along the entire length of Tallyho Trail, to Reynard Road in order to access the property.
The easement has been researched by the applicant’s attorney who has provided a letter
stating (among other things) that it can be used for emergency access (Attachment H).
Since this driveway is not mean to serve as the subdivision’s primary or secondary
entrance, staff recommends a collapsible bollard (or equivalent) be installed to prevent
use. In light of this the following condition is recommended:

e That the existing driveway access easement that ties the property to Tallyho Trail
to the east, serve as an emergency access route and that, if necessary it is improved
sufficiently to meet the basic access requirements of the Town of Carrboro Fire
Department. Further, that a collapsible bollard (or equivalent) satisfactory to the
Fire Department, be installed on the subject property at the beginning of the
easement to prevent everyday use of this driveway.

Lighting

Street lights are spaced evenly throughout the development. Street lights are not regulated
by the Land Use Ordinance; instead, they fall under existing Town policy pertaining to
public R/W’s. Public Works reviews plans for compliance with this policy and finds the
plans acceptable. The plans include notes that the new street lights are to be full cutoff
fixtures compliant with the Town standard but include a detail for a decorative fixture.
The Town will assume no additional costs associate with fixtures other than those
equivalent to the Town standard. Because of this the following condition is
recommended:

e That, if the applicant chooses street lighting fixtures that deviate from the Town
standard, they willingly assume all costs above and beyond those associated with
this standard. Furthermore, any such deviation will not be allowed without the
expressed approval from the Town’s Public Works Department.

Refuse Collection

The project’s waste arrangements have been reviewed by both Public Works and Orange
County. The Town and County will provide trash and recycling collection services for the
development while the County will be involved in managing construction waste.

11
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The single family homes will utilize roll-out containers. Waste management during
construction requires from the County an approved Solid Waste Management Plan as well
as a permit.

CONCLUSION — The project meets all the requirements of the Land Use Ordinance
pertaining to utilities, fire safety, lighting, and refuse collection, subject to the inclusion of
the three aforementioned conditions regarding fire hydrants, fire flow and building
sprinklers.

Open Space, Recreation

Open Space
Per the provisions of 15-198, every residential development is required to set aside at least

40% of the total area of the development in permanent open space. If the project is
providing affordable housing, Section 15-182.4(c) allows the developer to make
reductions in the open space requirement equal to twice the land area consumed by the
affordable units, up to a maximum reduction of 4%. Because the Colleton Crossing AlS
provides about 64% open space, it does not need to use this reduction.

Note that during the concept plan phase of the project, primary and secondary
conservation areas as defined by 15-198 are identified and prioritized for protection prior
to the locating of the building envelope. For this reason, the Bolin Creek tributary and its
surrounding steep provide the largest area of contiguous open space for the proposal.

Recreation

The proposed mix of single family homes and townhomes combine to require 405.21
recreation points, per Section 15-196 of the LUO. The applicant far exceeds this amount
by providing hiking trails, a greenway trail, a play structure and a playfield area [as
required by Section 15-198(d)]. The playfield is located within the Duke power easement
(with the play equipment adjacent to the south) in the southeastern quadrant of the site.

As required per 15-196-f, 5% of the amenities must be suitable for children under the age
of 12; the applicant exceeds this requirement with the proposed play structure.

CONCLUSION — The project meets all the requirements of the Land Use Ordinance
pertaining to Open Space and Recreation.

Architectural Standards, CAPS,

Architectural Standards

Per the requirements of Section 15-177, subdivisions containing four or more units are
required to demonstrate compliance to the architectural design guidelines contained
therein. The applicant may choose from one of two design guidelines; 1) Vernacular
Architectural Standards or, 2) Alternative Architectural Standards. The applicant has
chosen the latter approach.

The Alternative Architectural Standards requires the subdivision address specific design
goals with regards to landscape, site, context, and building design. The applicant has

12
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addressed this requirement by providing an illustrated narrative statement and typical
elevations (Attachment I). Staff concludes that from the materials provided, that the
provisions of this section have been addressed.

CAPS

Per Article 1V, Part 4 of the LUO, the applicant must receive the required Certificate(s) of
Adequacy of Public School Facilities (CAPS) from the Chapel Hill Carrboro City Schools
District prior to construction plan approval. Because of this the following condition is
recommended:

e That the applicant receive(s) CAPs from the Chapel Hill Carrboro City Schools

District pursuant to Article IV, Part 4 of the Land Use Ordinance, prior to
construction plan approval.

CONCLUSION — The project meets all the requirements of the Land Use Ordinance
pertaining to Architectural Standards, CAPS and Courtesy Review.

Miscellaneous

Advisory Boards Courtesy Review

The project was brought before the Joint Advisory Board’s on April 5", 2007. Attached
are the applicant’s responses to each of the Board’s that provided comment on the project
(Planning Board, Environmental Advisory Board &, Transportation Advisory Board).
The applicant’s responses follow the recommendations in Courier typeface
(Attachment J).

Subdivision and Street Names

Since the street name “Colleton” Circle sounds very much like the existing county street
name “Collington” and because the street name “Middleton” is already in use in the
county the following condition is recommended:

e That the street names of the subdivision are revised as necessary to meet the
addressing requirements of the Town GIS specialist.

Citizen Letters
Various letters from neighbors and citizens regarding concerns about the project have
been received throughout the review process. See Attachments K for reference.

Voluntary Annexation
The property has already been annexed.

Neighborhood Information Meeting

A Neighborhood Information Meeting was held in the Wexford Community building on
March 26, 2007. Twenty two neighbors were in attendance. Traffic, Connector roads,
density and, visual impacts were some of the matters discussed.

13
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STAFF RECOMMENDATIONS:

Town staff recommends that the Joint Review Boards review the conditions below, offer
comment as needed, and prepare summary recommendations.

1. The continued affordability of the units (located on lots 1, 26, 32, 33, 34, & 35) must
be ensured through working directly with Orange Community Housing & Land Trust,
in accordance with LUO Section 15-182.4.

2. Certificates of Occupancy for each of the six (6) bonus ‘market-rate’ units may not be
issued until such time as a corresponding affordable unit (located on lots 1, 26, 32, 33,
34, & 35) is constructed and offered for sale or rent for an amount consistent with the
language found in Section 15-182.4 of the Town of Carrboro Land Use Ordinance.

3. That, prior to construction plan approval, the applicant explores alternative traffic
calming techniques for Middleton Drive, including but not limited to a mid-block curb
extension (also known as a “choker).

4. That prior to construction plan approval, the applicant receive a driveway permit from
NCDOT.

5. That, prior to Construction Plan approval, the sidewalk detail on the detail sheet is
labeled and specifies that sidewalk thickness shall increase to a minimum of 6” thick
where all driveways cross the sidewalk.

6. That, prior to construction plan approval, the proposed greenway alignment from the
southern property line be realigned to follow the OWASA easement behind lots 36 -38
S0 as to tee in to Reynard Road.

7. That the greenway trails be built to meet or exceed the Town standard (10’ pavement
width with 2” shoulders). And that the greenway trails demonstrate compliance on the
construction plans with the greenway facilities specifications identified in the
AASHTO Guide for the Development of Bicycle Facilities;

8. That the single family home lots, when developed have sufficient room to
conveniently park two cars, off of the street, without blocking the sidewalk. Garages
may not be counted toward this requirement. This parking will be shown on
individual plot plans during the building permit stage.

9. That, prior to construction plan approval the proposed street tree planting layout be
revised to meet the spacing requirements of Section 15-315 of the LUO and that 1/3"
of the proposed street trees be evergreen.

10. That flexibility be allowed in the execution of the street tree planting plan (subject to
the approval of public works and the planning department), such that the combination
of existing and proposed trees along all publicly dedicated streets in Colleton Crossing
meet the street tree requirements of Section 15-315 of the Land Use Ordinance.

11. That a 10°, undisturbed vegetative buffer of existing (or enhanced) native plantings be
maintained along the eastern (rear) property line of lots 4 through 8. This buffer shall
be disclosed on the final plat and referenced in the Homeowner Association
documents. A landowner may remove existing vegetation in the buffer if it is: a) a
noxious weed, b) sick or ¢) presents a significant hazard. If other vegetation is
removed that does not fit these categories, replacement is required with new native
plantings equivalent to a Type B screen.
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12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

ATTACHMENT B-15

That, prior to Construction Plan approval, a HEC-RAS flood study shall be provided
to analyze the 100 year flood with backwater analysis for both the existing and
proposed conditions;

That, prior to Construction Plan approval, the proposed box culvert design shall be
sized to provide for a “no-rise” condition for the 100 year backwater (at the property
line of the project), as compared to the preconstruction conditions shown in the results
of the HEC-RAS flood study.

That, prior to Construction Plan approval, all design and details of the proposed box
culvert shall meet the requirements of the Carrboro Land Use Ordinance and the
associated Storm Drainage Design Manual and be approved by the Town of
Carrboro’s Engineering Consultant, Sungate Design Group. Any substantial design
changes will require the approval of the Board of Aldermen (with possible public
hearing) per the provisions of 15-64 of the LUO.

That all state and federal 401 and 404 permits be obtained prior to construction plan
approval if necessary.

That the applicant shall provide to the Zoning Division, prior to the recordation of the
final plat for the project or before the release of a bond if some features are not yet in
place at the time of the recording of the final plat, Mylar and digital as-builts for the
stormwater features of the project. Digital as-builts shall be in DXF format and shall
include a base map of the whole project and all separate plan sheets. As-built DXF files
shall include all layers or tables containing storm drainage features. Storm drainage
features will be clearly delineated in a data table. The data will be tied to horizontal
controls.

That the developer shall include detailed stormwater system maintenance plan,
specifying responsible entity and schedule. The plan shall include scheduled
maintenance activities for each unit in the development, (including cisterns,
bioretention areas, swales, check dams, and irrigation pond), performance evaluation
protocol, and frequency of self-reporting requirements (including a proposed self-
reporting form) on maintenance and performance. The plan and supporting
documentation shall be submitted to Town engineer and Environmental Planner for
approval prior to construction plan approval. Upon approval, the plans shall be
included in the homeowners’ association documentation.

That, prior to Construction Plan approval, the applicant provide on the plans details
and notes for the Town’s required casting for curb inlet hoods and manhole covers.
This is the “fish” logo combined with the “Dump No Waste — Drains to Jordan Lake”
slogan.

That the developer provide a written statement from the electrical utility stating that
electric service can be provided to all locations shown on the construction plans prior
to the approval of the construction plans;

That fire flow calculations and building-sprinkler design (as required) must be
submitted and approved by the Town Engineer and Town Fire Department prior to
construction plan approval.

That the existing driveway access easement that ties the property to Tallyho Trail to
the east, serve as an emergency access route and that, if necessary it is improved
sufficiently to meet the basic access requirements of the Town of Carrboro Fire
Department. Further, that a collapsible bollard (or equivalent) satisfactory to the Fire
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22.

23.

24.

ATTACHMENT B-16

Department, be installed on the subject property at the beginning of the easement to
prevent everyday use of this driveway.

That, if the applicant chooses street lighting fixtures that deviate from the Town
standard, they willingly assume all costs above and beyond those associated with this
standard. Furthermore, any such deviation will not be allowed without the expressed
approval from the Town’s Public Works Department.

That the applicant receive(s) CAPs from the Chapel Hill Carrboro City Schools
District pursuant to Article 1V, Part 4 of the Land Use Ordinance, prior to construction
plan approval.

That the street names of the subdivision are revised as necessary to meet the
addressing requirements of the Town GIS specialist.
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ATTACHMENT K-1

September 7, 2008

Phil Post and Associates
401 Providence Road, Suite 200
Chapel Hill, NC 27514

Dear Mr. Post,

My family lives at 1315 Tallyho Trail in the Fox Meadow subdivision of Carrboro. Qur
property, Lot #33, is adjacent to the proposed Colleton Crossing development (the former
Cotton-Walker tract). It is bisected by a tributary of Bolin Creek, and lies both upstream
and downhill from the proposed development.

At the public information meeting for Colleton Crossing in March of 2007, I expressed
concerns about the impact that this development might have on the storm water runoff
problem that exists on our property, and along the property line we share with Colleton
Crossing. At the Joint Advisory Board meeting in April 2007, several of my neighbors
and I made a presentation intended to make the developer and the town aware of these
and other concerns pertaining to Colleton Crossing. We requested that the developer
“thoroughly investigate the drainage issues™ pertaining to this property. Qur concerns
were echoed by a memo from the Carrboro Environmental Advisory Board to the
developer dated May 03, 2007.

The Fox Meadow subdivision was developed in the 1980s. When Tallyho Trail was
built, several streams that drain into Bolin Creek were redirected into culverts which flow
under the roadway. Some driveways in the subdivision cross the streams, and culverts
provide drainage here as well.

Over time, adjacent properties have been developed and impervious surfaces have
increased. Now, heavy rains can create runoff which the culverts cannot handle; the
roadways act as dams, and the natural drainage becomes flooded behind them. When the
rainfall is heavy enough, or when it lasts long enough, the water can rise behind the
“dam” until it overflows. When this happens, a torrent of water is released onto the
properties downstream.

I have attached a file containing photos that were taken Saturday, September 6. The
flooding shown here was the result of very heavy rainfall of relatively short duration (for
tropical systems). Had the system been moving more slowly, the impact could have been
much more severe.

The Colleton plan being considered for a Conditional Use Permit locates home sites only
50 feet from primary conservation areas such as flood plains. It proposes to cross the
tributary of Bolin Creek with a temporary culvert system, then to dig it all up and build a
bridge. It locates its sole storm water runoff pond on the southwest side of the
development, over the hill and downstream from the problems depicted in the attached
photos. No such control is planned on our (northwest) side.




ATTACHMENT K-2

The Carrboro Land Use Ordinance states that house sites should be located “not closer
than 100 feet from primary conservation areas” (15-50 £2). It further states that streets
avoid adverse impacts on primary and secondary conservation areas (15-50 f 3). It
“protects all floodplains and steep slopes from clearing, grading, filling or construction”
(15-50 g 1). And it specifies that development “will not injure the value of abutting
property” (15-59 a 2).

To date, no one representing the developer has asked me to elaborate on the concerns that
[ first voiced over a year ago.

The flooding depicted here resulted from runoff that was not enhanced by the clearing of
the Colleton tract. It was not exacerbated by a downstream culvert impeding flow. I ask
that the developer take these problems seriously, and that the Town of Carrboro help
insure that the development of Colleton Crossing does not make them worse.

Sincerely,

(signed)

Wayne Hodges



ATTACHMENT K-3

Connector Roads to Carolina Commons and Colleton Crossing
From: Kay Hengeveld [hengevel@email.unc.edu]
Sent: Friday, August 17, 2007 9:41 AM
To: brounsj@mindspring.com; Roy M. williford; Patricia J. McGuire;
Mark_chilton@hotmail.com; jacquie@jacquiegist.com; Alex zaffron; John
Herrera (Forward to External); Randee Haven-0O'Donnell; dan-coleman@nc.r;
Martin Roupe; Jeff Kleaveland; Adena Messinger
Cc: dutchh@mindspring.com
Subject: Connector Roads to carolina Commons and Colletonh Crossing

Hello to you all,
Hope you are surviving both the heat and drought of this summer.

We are writing to you as a new residents of the Town of Carrboro through annexation,
my husband and I, as residents of Fox Meadow, feel very strongly that there should
be two (2) connector roads to Carolina Commons those hkeing Claymore in the Highlands
and Reynard in Fox Meadow.

It is our understanding that the Carrboro Land Use Ordinances require an essential
second access point and to Colleton Crossing, Claymore is 1it.

we are sympathetic to the points made by the residents of the Highlands at the Joint
Advisory Board (JAB) meeting on August 2, as they agp1g verbatim to our
neighborhood. 1If Ccolleton Crossing is built, then both neighborhoods should share
the traffic burden.

Thank you for your consideration of our concern.

If you reply, please do so to the email address: dutchh@nindspring.com
Sincerely,

Kay and F. W. "Dutch Hengeveld

1515 Ta11¥1Ho Trail

Chapel Hill, NC 27516
(919) 929-8138
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ATTACHMENT K-4

From: Homer Foil [homerf@gmail.com]

Sent: Friday, August 17, 2007 2:51 PM

To: Jeff Kleaveland

Subject: My support of a connector road from Carolina Commons to Colleton Crossing

Mr. Kleaveland,

As a resident since 1992 of the Fox Meadow neighborhood, | want to express my strong support for planning board to
approve the addition of a connector road from Carclina Commons to Colleton Crossing.

It is my opinion and that of many of the residents in Fox Meadow that without this second route of access (in addition to
the Tallyho Trail - Reynard Rd. route), the safety of both vehicles and in particular pedestrians on Tallyho Trail would be
highly jeopardized considering the width and curving nature of this road. Even with widening and addition of sidewalks
(an unlikely addition the town would undertake}), the volume of traffic for this route if it were the only access road to the
Colleton property would be burdensome on residents’ personal safety and could create a crisis if fire and emergency
vehicles were unable to gain quick access to the inner reaches of Fox Meadow and Colleton as well.

Thanks for your attention and I'll be following the town planning board's discussions and decisions in the near future.

Sincerely
Homer Foil

8104 N Hound Ct

file://G:\PZI\DevelopmentReviewComments-CentralRepositoryA\CUPs\Carolina Common.., 10/28/2008
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ATTACHMENT K-5

From: Calvert, Cathy [CCalvert@unch.unc.edu]

Sent: Tuesday, August 14, 2007 3:23 PM

To: Jeff Kleaveland

Subject: Support for the Connector Road- Claymore to Colleton Crossing

Importance: High

Dear Jeff Kleaveland,

Please consider and grant this request to include a road connecting Claymore Road in The Highlands and
Colleton Crossing which was formerly the Cotton/Walker Property in the UNC development of the tract south of
Colleton Crossing. It is my understanding that the Carrboro Land Use Ordinances support this connecting road.
This road through Claymere would also provide an essential second access point to Colleton Crossing. Though |
am concerned about the environmental impact of the Colleton Crossing Development on many fronts, this road
connection is a very big concern,

| understand that the Colleton Crossing Development is already in the approval process. | am also aware that the
plan for Carolina Commons was revised at the request of the town planning staff to include a road connecting
Claymore Road and the Colleton Crossing . Please support this connection. Without this Claymore extension
through Caroclina Commeons all of the Colleton traffic would have one way in and one way out through the entire
length of Fox Meadow. Presently we have trouble with the existing velume of traffic into and out of Fox Meadow
because there is only one way in and out. Having been on this road, you are aware how namow, winding and
potentially dangerous it is. | am a frequent walker in the neighborhood and do not think it is in the best interests of
the residents of Fox Meadow to increase the traffic by 10 cars not to mention a development such as Colleton
Crossing.

We in Fox Meadow do understand the reasons the Highlands residents do not want this connector road, but both
Fox Meadow and The Highlands should share the traffic burden. The community we belong to is called Carrboro,
not The Highlands.

I am sending this email to you as a Carrboro resident from 1215 Tallyho Trail and also at the request of my elderly
mother and father -in-law who live on 8205 Huntsman Court, Syd & Herb Kaplan.

Thank you, from me and my family.
Catherine Calvert
1215 Tallyho Trail

home: 933-2026
work: 843-0278

ﬁle://G:\PZI\Deve1opmentRevieWComments-CentralRepository\CUPS\Carolina Common... 10/28/2008



To Sarnh Williamson; ATTACHMENT K-6

1 am requesting that you distribute a copy of my comments to the Planning Board, Transportation Board,

and Bavironmentsl Advisoty Board members, as wel] as in the public reoord, regarding vsing Claymore
Road as a vehicle connection to accommodats the Colleton Crossing development,

My comments are as follows:

(1) Claymeore Is not a major thoronghfare now; it is a small, narrow, neighborhood street that js filled
alroady with children, dogs, and adults, not to mention the traffic from the homes in the Homestead
development. How could it be cansidered appropriate to accommodate even MORE traffic?

(2) A speed of apything over 15 miles an hour endangers the Jives of children and adults who frequently
walk the road and use it to attend schools, It is already hazardous now whenever ther speed limit is
excesded; with even mare traffic than it currently handles, which | am CERTAIN would not follow a

L 5-mile-an-hour speed Imit, the probability of death hy vahicle skyrocksts,

(3) The noise level from mors traffic in the mormnings and afternoons would inereage substantially if more
waffic is allowsd.

(4) I havo NEVER seen a Canrbaro police car in the Hornestead neighborhood; who will patro] this road if it
became 8 MATOR thoroughfare?

(5) There are no sidewalks on Claymore; where e peopla supposed to walk?

(6) Plarning 2 major development withont forethought of & logical and safe plan of where traffic would be
routed wes extremely short-sight=d and it is ridiculous that this issus is coming to the forefront now rather

than during it's first conception.
(7) 1 shudder &t the number of traffic accidents this idea would create, andmayladdwnhgrwiw&

emotion, the number of injuries and deaths this |dea would permit,

Pleass have the aforementioned members seriously ponder what I have written hers, Thank you.

Best regards,

Seott Justus, MT(ASCP)
GlaxoSmithKline

Sanders Center, Room 1711688
RTP, N.C. 27709
(919)483-5289: phane
(919)315-0151: fax
soofz.e.justus@gsk.com
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May 1, 2007
Planning Board Members,

We are residents of The Highlands and we are opposed to a road connecting the
proposed Colleton Crossing development to The Highlands neighborhood. The additional
traffic on Claymore road from the new development and other connected neighborhoods
would be a significant détractor to the quality of life in vur commiunity. Our community
roads are narrow without shoulders and sidewalks and are not adequate for additional
vehicle traffic that a connection to Colleton Crossing would imposc. In addition, we arc
fortunate that many people, including children, take advantage of our community by
walking, nmning and biking on our streets. The additional car traffic would be a safety
hazard as well as significantly take away from our neighborhood. We should be
encouraging pedestrian traffic and not car traffic.

Pleuse also take into consideration that our neighborhoed suffers from the landfill
smell, and will be subject to traffic from the poorly sited waste transfer station and
roultiple development projects in the works sucl as Homestead Twin Towns. Therefore it
would be nice if we could keep our quiet streets from becoming a high traffic, dangerous
thoroughfare which would further impact our quality of life. If there is a concern about
intense residential development on this property and too much traffic for the single legal
access currently available, thea the logical thing would be to significantly limit the
number of houses that are built. This would limit the damage to already established
neighboring communities such as The Highiands. A larger lot size, similar to the
adjacent communities, is appropriate for this area. Thank you for considering our
comments.

Michae] Adler
Deborah Adler



ATTACHMENT K-8

Lydia,

As you know, several of us from Fox Meadow spoke at the Joint Advisory Board meeting
on April 5 about the Colleton Crossings concept plan. Thanks for letting us know the
Planning Board would like clarification about our request to limit the number of lots
planned for the Colleton Crossings development, and about the need for a second
connection into Colleton Crossings at the southeast corner of the property. Please
forward this response to the Planning Board. This email is also copied to the Chairs of
the Environmental Advisory Board and the Transportation Advisory Board.

We feel that the constraints on the property and the pertinent Land Use Ordinances
{LUOs) should allow no more than fifteen lots in the development, and require a second
connection directly into the new development. If the Town feels more than fifteen lots
are justified, then we ask that construction on any additional lots be delayed until after a
second connection into Colleton Crossings exists... The connectivity issues inextricably
link this plan with the plan for the adjacent UNC development, as reflected in some of
our comments.

We arrived at the figure of fifteen lots in two ways.

- First, we considered the space on the property required for environmental setbacks,
storm water management, and buffers. LUQ section 15-50 calls for house sites to be
located not closer than 100 feet from primary conservation areas. As there are stream
huffers, moderate slopes, and hardwood conservation areas over at least half of the
property, this provision alone, strictly enforced, would leave very little buildable area. A
reasonable buffer of 50 feet between the new development and existing residences will
remove more of the buildable area.

One look at the elevation lines on the site map shows that rainwater on the eastern side
of the development will flow info Fox Meadow lots, so added storm water controls may
be needed in that area. In addition, the upcoming Jordan Lake rules may require
additionat storm water controls to accomplish mandated nitrogen and phosphorus
reduction.

These physical constraints would leave room not for a loop, but for a single north-south
road through Colleton Crossings, with room for about fifteen lots. As an alternative, a
significantly smaller building footprint could be achieved by increasing density through
co-housing or other means, though the higher number of dwelling units would worsen
traffic problems, as described below.

- Second, we observed that both the NCDOT Minimum Construction Standards and the
Carrboro Streets and Sidewalks ordinances highlight the mismatch between service
demand and carrying capacity on Tallyho Trail and Reynard Road.

According to the NCDOT Minimum Construction Standards, Tallyho Trail and Reynard
Road have the dimensions of “local residential’ roads, with 18’ pavement width. “Local
residential” roads are intended to have no “collector” characteristics and to be less than
2500 feet long. Tallyho Trail is more than twice that length, and with the added traffic
from Colleton Crossing, it will serve a collecting function between local residential roads
and the thoroughfare system. These service demands would require that Tallyho Trall
be constructed as a “residential collector” road, with wider pavement and shoulders.




ATTACHMENT K-9

Although Tallyho Trail and Reynard Road have not yet been annexed by Carrboro, their
pavement width dimensions match what the town classifies as “minor” roads, intended to
serve no mere than nine dwelling units. Reynard Road already serves thirty-six homes
and Tallyho Trail already serves one hundred forty homes in Fox Meadow, Highlands
North, and Highlands Meadows. The planned homes in Colleton Crossings would
make it seventy six and one hundred eighty, respectively. Until Carrboro annexes the
roads in 2012 or later, , the Town cannot help us construct traffic calming measures.

At the time that these roads were built, OWASA services were not available and not
planned for the area. Even considering the less generous stream buffer and hardwood
conservation area reguiations in force at the time, the buildable land area could have
supported no more than twelve to fifteen one-acre lots. The additional traffic from fifteen
homes in Colleton Crossings would only worsen the disparity between traffic demand
and road carrying capacity, and is the maximum that should be allowed.

We understand that there was some discussion of a future Tallyho Extension west to
Lake Hogan Farms, that might serve as a second connecticn for Colleton Crossings.
We believe, for a number of reasons, that such a connection should not be considered a
viable alternative to a connection at the southeast corner of Colleton to Claymore Road.

- A Tallyho Trail extension would not satisfy the Carrboro connector roads policies as
specified in LUO sections 15-214 and 15-217, which state that “streets shall connect
with all surrounding streets to permit safe, convenient movement of traffic between
residential neighborhoods and to facilitate access to neighborhoods by emergency and
other service vehicles.”, and “To the extent practicable, all streets shall be
interconnected.” Only a connection at Claymore Road would satisfy these requirements.

- An extension of Tallyho Trail, north of Colleton, would not enhance access to Carrboro
and Chapel Hill to the south. A connection through Claymore Road would shorten the
one-way trip from Colleton to Homestead Road by a mile or more.

- A Tallyho Trail extension would still leave Reynard Road as the only access to thirty-
nine Colleton residents and thirty-one Fox Meadow residents, and so would violate NC
Fire Code recommendations for multiple access to subdivisions of thirty or more houses.
Also, a connection through Claymore would dramatically shorten the route between
Colleton and the planned fire station.

- There are no plans for development near the Tallyho stubout. UNC’s development
plans, however, are proceeding in parallel with those of Colleton Crossings, and so
present an opportunity to coordinate the construction of a connector road.

Marty Roupe has let UNC know that they must build the connector between Colleton
Crossings and Claymore Road in order to comply with Carrboro LUOs. We hope that
the Planning Board and the other advisory boards will also recommend in favor of
enforcement of these rules, which are especially relevant and important in this
circumstance. A connection through Claymore is reasonable, efficient, fair to all the
neighborhoods involved, and satisfies the State and local ordinances.



ATTACHMENT K-10

We also hope that the advisory boards will recommend reducing the number of lots to
fifteen and significantly reducing the built-upon footprint, to allow space for primary
conservation setbacks, reasonable buffers, and adequate storm water controls, and to
minimize the increase in demand on our undersized roads.

Best Regards,

Cammie Brantley
Wayne Brantley
Charlie Buckner
Brian Kuhiman
Laura Van Sant



