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TO:

DATE:

PROJECT:

APPLICANT:

OWNER:

PURPOSE:

EXISTING ZONING:

TAX MAP NUMBER:

LOCATION:

TRACT SIZE:

EXISTING LAND USE:

PROPOSED LAND USE:

SURROUNDING
LAND USES:

ATTACHMENT B-1

STAFF REPORT

Board of Aldermen
October 17, 2002

Major Modification to the Conditional Use Permit for the Carr
Mill Mall Complex to allow a Mixed Use Office Building at 300
Roberson Street.

N. R. Milian Associates
(Nate Milian)

200 North Greensboro Street
Carrboro, NC 27510

Carr Mill Limited Partnership
200 North Greensboro Street
Carrboro, NC 27510

N. R. Milian Associates, on behalf of Carr Mill Limited
Partnership, has submitted an application for a Major
Modification to the existing Conditional Use Permit (CUP) to
allow for the construction of a three-story mixed use office
building to be located at 300 Roberson Street, on the site where
the Farmer’s Market was once held. Pursuant to Section 15-
64(c) of the Town of Carrboro Land Use Ordinance, a major
modification to a CUP shall be processed as an application for a
new CUP. Prior to reaching a decision on a request for a CUP,
the Board of Aldermen must hold a public hearing to receive
input.

B-1(g), Business-1(general), and B-2, Fringe Commercial

7.99.D.19B (building site) and 7.93.A.14 (location of Carr Mill
Mall)

300 Roberson Street (building site) and 200 North Greensboro
Street (Carr Mill Mall Site)

2.095 acres total [25,227 square feet (0.58 acres) building site]

Building site — Parking Lot; Carr Mill Mall Complex — Various
Uses (see Cover Sheet of Plans)

Building Site — 2.120, 3.110, 3.110, 3.120, 3.130; Carr Mill Mall
Complex — No change.

North: B-1(c), Retail, Office, and Restaurant Uses
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South: R-3, Roberson Place Subdivision
East: B-1(g), Health Clinic
West: B-1(g), South Orange Rescue Squad

ZONING HISTORY: B-1(g) & B-2, Since 1986; B-1, Prior to 1986

RELEVANT

ORDINANCE SECTIONS: 15-64, Amendments to and Modifications of Permits
15-292, Parking — Flexibility in Administration
15-293, Parking Space Dimensions
15-185, Building Height Limitations

ANALYSIS

Background

On February 11, 1976, the Board of Aldermen granted a Conditional Use Permit (CUP) to the
Edy Corporation to allow the conversion of the former Mill Complex into a mixed-use shopping
center. The CUP incorporated a parcel of land located at 300 Roberson Street, which was to
serve as overflow parking for the Carr Mill Shopping Center (Carr Mill). The parking lot also
served as a location for the Farmer’s Market in the past, hence the name of the project. Over the
next several years, the shopping center owners returned to the Board requesting various
amendments to the original plan in accordance with the changing needs of the shopping complex.
These changes included the additions of new, external buildings on the property such as the
Weaver Street Market building and the Harris Teeter building. Most recently, on November 9,
1999, the Board approved a Minor Modification to allow the construction of a colonnade/porch
in front of Weaver Street Market and the addition of Panzanella Restaurant. Throughout the
course of the various amendments to the CUP, the 300 Roberson Street parcel has remained in
use as a parking lot serving Carr Mill.

On December 4, 2001, N.R. Milian Associates, acting on behalf of Carr Mill Limited
Partnership, submitted an application for a Major Modification to the Conditional Use Permit
(CUP) for the Carr Mill Shopping Center to allow the construction of a three-story mixed use
office building on the 300 Roberson Street parcel (Attachment C). The applicant is proposing
to allow various retail and office uses within the building. Because the existing permit governs
the use of property both at Carr Mill and at the 300 Roberson Street parcel, this report will
reference Carr Mill in places; but the bulk of the report will focus solely on the 300 Roberson
Street parcel. A zoning district boundary line dissects the 300 Roberson Street parcel, with
approximately the northernmost third of the property being zoned B-1(g), General Business, and
the remaining portion being zoned B-2, Fringe Commercial (Attachment A, Cover Sheet). All
of the proposed building would be placed within the B-1(g) portion of the property.

As designed, the proposed addition of an office building would result in less impervious surface
on the site than currently exists. Per Section 15-64 of the Land Use Ordinance (LUO),
Amendments to and Modifications of Permits, the proposed change in use amounts to a major
modification of the existing CUP, and thus must be reviewed and approved as a new CUP, which
must be issued by the Board of Aldermen. The applicant requests that the Board of Aldermen
consider, deliberate, and make a decision on the proposed Conditional Use Permit to allow the
construction of a three-story mixed use office building at 300 Roberson Street.
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Access, Traffic and Transportation Issues, and Parking

Access and Circulation

Currently, the site is accessed via an existing curb cut on Carr Street at its intersection with
Maple Avenue, and via two two-way entrance/exit spaces both located off Roberson Street.
Sweet Bay Place is currently lined with curb, with no existing curb cuts. The applicant is
proposing to close off the two existing ingress/egress points on Roberson Street in favor of one
24-foot wide two-way entrance off Sweet Bay Place (Attachment A). The access way off Carr
Street would remain undisturbed. The proposed access point off Sweet Bay Place generally
aligns with Carr Street, but an existing tree island and a proposed motorcycle and bicycle parking
area would slow traffic otherwise wishing to use the new access point as a ‘cut-through’ to Carr
Street or Maple Avenue.

The two points of entry lead to three different drive aisles each measuring a minimum of 24-feet
wide, as required by the LUO for two-way traffic in parking areas (Attachment A). The
easternmost aisle (adjacent to Sweet Bay Place) and the middle aisle both extend the entire
distance of the parking lot in a north-south direction, while the westernmost aisle (adjacent to
Carr Street) provides additional parking from near the South Orange Rescue Squad building to
near where residential lots begin on the eastern side of Maple Avenue. Since all drive aisles
support two-way traffic, automobile flow on the site may proceed in any number of different
directions.

The applicant has stated that they do not expect any uses within the building to require regular
shipping and/or receiving of goods, merchandise, or equipment. Therefore, they have chosen to
not include a dedicated loading zone in the site design. Because of this, when delivery trucks do
visit the site, they would enter the site and circulate along with other traffic visiting the site.
Staff does not anticipate that this situation will cause any problems as long as deliveries remain
infrequent. However, should deliveries begin to occur frequently, then circulation around the
site may be compromised to some degree. If the applicant determines there is a problem, then
they may need to approach the Town regarding a modification to the site’s design in order to add
a dedicated loading zone.

Traffic and Transportation

The proposed office building, according to the submitted ‘Traffic Impact Analysis’ (TIA), is
expected to add approximately 367 trips to the surrounding road network. Traffic would travel
along Carr Street, Sweet Bay Place, and Roberson Street on their way to two arterial roads, Main
Street and Greensboro Street. Traffic entering and exiting via Carr Street would travel in a
straight path along the street for approximately 400 feet before reaching the Carr
Street/Greensboro Street intersection. Alternatively, traffic would enter and exit the site via
Sweet Bay Place. Traffic may approach or leave the Sweet Bay Place/Roberson Street
intersection in either direction and reach either Greensboro Street or Main Street. Traffic counts
recently conducted revealed that Sweet Bay Place was handling 946 trips per day; Carr Street
was handling 471 trips per day; and Roberson Street was handling 2231 trips per day.

In close proximity to the Roberson Street/Sweet Bay Place intersection, Roberson Street curves
sharply (90 degree angle) before heading north to intersect with Main Street. The Liba Cotten
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Bikeway Path also intersects with Roberson Street near this intersection. Because of potential
conflicts between automobiles and bicycles in this area, and because of the anticipated number of
new vehicle trips related to the proposed building, staff requested that the applicant conduct and
submit a ‘Traffic Impact Analysis’ (TIA) report. The primary focus of the TIA was to study the
Roberson Street/Sweet Bay Place intersection. Please find attached the Executive Summary and
the Summary of Recommendations from the report (Attachment D). The Town’s
Transportation Planner has examined the report and is in general agreement with its conclusions.
Specifically of note, the study recommends:

1) That the driveway off Sweet Bay Place be widened to twenty-four feet (24°).
(This recommendation has been incorporated into the plans.)

2) That a second driveway off Sweet Bay Place would help to reduce congestion during
peak traffic hours.

(The Town’s Transportation Planner is in general agreement with this statement, but he
is not recommending that the applicant be required to incorporate this change into the
plans at this time. However, staff does suggest that the applicant monitor the situation
closely. If necessary, the applicant should approach the Town when necessary
regarding a modification to the site to incorporate a second driveway off Sweet Bay
Place. It should be noted that the placement of a second driveway on Sweet Bay Place
would result in a reduction in the number of parking spaces on the site.)

3) That the Town of Carrboro should carefully consider placing a stop sign on southbound
Roberson Street at the sharp curve to provide for safer bicycle movements.

The Town's Transportation Planner has considered this matter and agrees that a stop
sign in this location should help. Therefore, staff suggests that the Board consider
amending the Town Code in order to erect a stop sign and paint a stop bar at the
described location. However, as described in the report, it is possible that the stop sign
may be largely ignored. Staff wishes to remind the Board that the matter of
automobile/bicycle conflict at this intersection was discussed in June 2001 in the context
of proposed changes to parking at 400 Roberson Street.

It should be noted that the Town’s transportation planner has found that the original TIA did not
consider the number of automobiles currently using the parking lot. That is to say, the TIA only
took into account the number of vehicle trips expected to result from the proposed building.
However, an addendum to the TIA has been prepared to address the impact of those vehicles
currently access the parking lot from the two driveways on Roberson Street. Based on the analysis
in the TIA, all intersection approaches will operate at level-of-service (LOS) C or better. No
significant traffic queues are expected.

Also, it should be noted that the TIA was conducted with the assumption that the building would
be a general office building. The Town’s transportation planner has noted that the building may
also contain medical offices and low-volume retail. The number of trips that these uses will
generate has been calculated, and the transportation planner does not expect that the addition of
these uses to the building would substantially change the findings in the TIA.
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Parking

Regarding the number of parking spaces, please note that the existing mix of uses at Carr Mill
requires 589 parking spaces. The property currently contains 637 parking spaces, which exceeds
current requirements; however, the proposed office building would increase the required number
of parking spaces. With that in mind, the applicant has included a chart on the plans indicating a
proposed mix of retail and office uses within the building (Attachment A, Page L-1). The
proposed mix of uses in the new building results in the need for an additional 66 parking spaces.
The existing requirement of 589 spaces combined with the need for an additional 66 spaces
would bring the total required number of parking spaces to 655 spaces.

The footprint of the new building would result in a loss of 41 parking spaces on the 300
Roberson Street parcel. If approved as designed, the loss of 41 parking spaces would lead to a
total of 596 parking spaces on the site. This total amounts to 59 fewer spaces (or 9% of the total
number required) than the LUO otherwise would require. The applicant has provided a letter
(Attachment E) explaining that they feel that 596 parking spaces is sufficient to serve the
proposed mix of uses for the proposed office building and for the existing uses at Carr Mill. In
the letter, the applicant has explained the manner in which they determined what would be an
adequate number of parking spaces for the proposed mix of uses on the site. In part, they have
put forth that 1 parking space per 300 square feet of building area (1:300) seems adequate to
serve the proposed mix of uses. Staff has received photographs from a building at 205 Lloyd
Street as additional evidence. The 205 Lloyd Street building includes a mix of uses similar to
what is proposed for this project. Staff has reviewed the information submitted and inspected the
parking situation at 205 Lloyd Street in the field. From our observations, the 1:300 standard does
seem reasonable. However, as mentioned above, the applicant has included on the plans a table
in which a proposed mix of uses for the new building is put forth (Attachment A, Page L-1).
This table establishes that 66 parking spaces are required for the proposed new building. If one
were to go strictly according to the 1:300 standard, a total of 63 spaces would be required.

Also submitted as evidence were pictures of the existing parking lot at 300 Roberson Street.
These pictures indicate that a number of spaces (between 40-60) remain vacant throughout the
day. Staff also examined this situation in the field and found that the submitted information is
generally accurate from our observations. Nevertheless, staff did request that the applicant
consider possible ways of redesigning the configuration of parking spaces, such as the inclusion
of angled parking spaces or one-way drive aisles, in an attempt to increase the total number of
spaces available. The applicant did attempt to do so, but found no appreciable change in the
number of spaces. One area of the lot, near the proposed dumpster site, potentially could be
redesigned to yield a small increase (3-5) in the number of spaces, but to do so would involve
disturbance to the existing Type A buffer in the area. Neither staff nor the applicant was in favor
of doing so because of the required disturbance to the existing tree line.

The letter submitted also points out that the applicant currently allows informal, unauthorized use
of the parking lot by both UNC students and individuals parking in the location to shop in the
downtown area at locations other than Carr Mill Mall. The applicant has no desire to end this
practice, but it has been pointed out that more strict enforcement of the use of the lot could be
done if necessary. Doing so would yield an additional number of available parking spaces for the
proposed new building as well as for Carr Mill Mall.

Staff further points out that Carr Mill Mall is located in the central business district, and that the
300 Roberson Street parcel is located in close proximity to the central business district. Both
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locations receive a large amount of pedestrian traffic, and both locations are in close proximity to
bus lines, which further reduces the need for cars to travel to and from the site.

After considering the evidence submitted by the applicant, the location’s proximity to the central
business district, and the location’s proximity to bus lines, staff has concluded that Carr Mill
Mall and the proposed new building would be adequately served by a total of 596 parking spaces.
The permit-issuing authority (Board of Aldermen) may allow such a deviation in the number of
required parking spaces per the provisions of 15-292 of the LUO, if a finding is made stating that
the proposed number of spaces is sufficient to serve the development. Additionally, the Board
must include in the finding the reason(s) why the Board has chosen to make the finding.
Therefore, per Section 15-292 of the LUO, staff recommends the following:

e That the Board makes a finding that 596 parking spaces are sufficient to serve the
proposed office building as well as the Carr Mill Mall Shopping Center. The Board
should make this finding based on the evidence submitted showing that between 40-60
parking spaces regularly remain vacant at 300 Roberson Street, based on the
development’s close proximity to the central business district, and based on the site’s
close proximity to bus lines.

One other issue regarding parking must be discussed. Per Section 15-293(b) of the LUO, a
maximum of forty percent (40%) of the total number of parking spaces may be set aside for the
exclusive use of subcompact cars. As illustrated on the plans (Attachment A, Page L-1),
exactly 40% of the parking spaces currently on the site are subcompact spaces. The loss of 41
parking spaces from the footprint of the new building would create a situation where more than
40% of the parking spaces would be dedicated to use by subcompact cars. Because of this,
portions of the parking lot must be re-striped. As outlined in the ‘Proposed Uses & Parking
Space Ratio’ chart on page L-1 of the plans, the proposed re-striping plan would reduce the
percentage of subcompact spaces on the site to a total of thirty-nine percent (39%). The cover
sheet of the plans identify the blocks of parking spaces that must be re-striped to accomplish this
standard, but only a portion of these spaces are shown at the appropriate size. To ensure that
staff may accurately ascertain which spaces are intended for use by subcompact cars, staff
recommends the following:

¢ That the construction plans shall appropriately illustrate the re-striping of parking spaces,
to match the number of subcompact spaces described in the chart on page L-1 of the
CUP plans.

Lastly, please note that the applicant has included on the plans a proposed bicycle and
motorcycle parking area along with a note about including a bicycle rack, but a bicycle rack
location has not been shown on the plans within the area, and a detail drawing for the bike rack
has not been included. The applicant has indicated to staff that they do intend to place a bicycle
rack in this area, but staff recommends the following because of the absence of more specific
information currently included on the plans:

e That the applicant include on the construction plans a bike rack within the bicycle
parking area, along with a detail drawing for a ‘wave’ model bike rack that can

accommodate at least five (5) bikes.

Other Transportation Issues




ATTACHMENT B-7

Sidewalks and Right-Of-Way:

The applicant has included a sidewalk on both the northern and eastern sides of the building,
along with a handicap-accessible ramp/walkway on both the northern and the western sides of
the building. The sidewalk on the northern side of the building, along Roberson Street, would be
a minimum of five-feet (5°) wide alongside the handicap ramp, and would extend to nine-feet
(9°) heading in the direction of Sweet Bay Place. A 5’ wide planting strip also would separate
the sidewalk from Roberson Street for the length of the site. Currently, the property line/street
right-of-way line dissects the 5’ wide planting strip. Because the Town typically maintains
sidewalks in the downtown area, staff discussed with the applicant the possibility of dedicating
additional right-of-way to the Town along Roberson Street. The applicant indicated that the
property owners may be willing to do so, but the applicant was not willing to commit to a
dedication of right-of-way on behalf of the property owners. The property owners are expected
to be at the public hearing and they should be prepared to discuss this matter further. Because of
this, staff suggests the following:

e That the Board discuss with the property owners the possibility of dedicating additional
sidewalk right-of-way along Roberson Street. It is staff’s suggestion that the sidewalk
right-of-way line should extend to the beginning of the handicap ramp on the Roberson
Street side of the property, and that the dedication of sidewalk right-of-way should
extend the entire length of the northern side of the property. Further, staff suggests that
the Board may want to consider requesting that the edges of the sidewalk within the
public right-of-way be clearly demarcated with a brick border, consistent with other
sidewalks in the downtown area. If the property owners are willing to do this, then staff
recommends that the dedication of sidewalk right-of-way and the brick borders be shown
on the construction plans.

On the eastern side of the building, along Sweet Bay Place, the sidewalk begins at a width of
approximately eleven-feet (11°) until it reaches the water garden feature, at which point it is
reduced to 5° wide. The 5’ wide sidewalk continues alongside the parking spaces until it reaches
the site’s entrance/exit point. The existing fence alongside Sweet Bay Place would be
permanently removed up to the entrance/exit point during the installation of the sidewalk. Again
because the Town typically maintains sidewalks in the downtown area, staff discussed with the
applicant the possibility of dedicating additional right-of-way to the Town along Sweet Bay
Place. The applicant responded in the same manner noted above by saying that the property
owners should be prepared to discuss this matter further at the public hearing for the project.
Therefore, staff suggests the following:

e That the Board discuss with the property owners the possibility of dedicating additional
sidewalk right-of-way along Sweet Bay Place. In this case, it is staff’s suggestion that
the right-of-way line should extend to the beginning of the water garden feature on the
Sweet Bay Place side of the property, and that the dedication should extend from the
Roberson Street/Sweet Bay Place intersection to the proposed entrance/exit point on the
property. Further, staff suggests that the Board may want to consider requesting that the
edges of the sidewalk within the public right-of-way be clearly demarcated with a brick
border, consistent with other sidewalks in the downtown area. If the property owners are
willing to do this, then staff recommends that the dedication of sidewalk right-of-way
and the brick borders be shown on the construction plans.

Further, staff discussed with the applicant the possibility of extending the sidewalk and sidewalk
right-of-way dedication along the entire length of Sweet Bay Place to the property line at the
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entrance to Roberson Place subdivision. The applicant did not express willingness to do so.
Since a sidewalk exists along Sweet Bay Place on the opposite side of the street, staff does not
consider this request to be a high priority, and it should be pointed out that the Land Use
Ordinance does not require the sidewalk. However, the Board may want to discuss with the
property owners the possibility of extending the dedication of sidewalk right-of-way along the
entire length of Sweet Bay Place so that the Town might put a sidewalk in place at some point in
the future. Staff had requested an additional twelve-feet (12°) of sidewalk right-of-way from the
entrance/exit point to the southern property line. The applicant indicated that the property owner
would be less likely to agree to this request because of the potential affect it might have on the
parking situation. That is to say, if they agreed to the dedication request, then a large number of
parking spaces potentially would have to be removed at whatever point a sidewalk was put in
place. Therefore, staff suggests the following:

e That the Board may want to consider discussing with the property owners the possibility
of dedicating additional sidewalk right-of-way along Sweet Bay Place from the
entrance/exit point to the southern property line.

Parking Task Force:

In a report dated August 2002, the Town of Carrboro Parking Task Force, appointed by the
Board of Aldermen, recommends on-street parking on Roberson Street, especially on the south
side of the street. It should be noted that staff discussed the possibility of providing parallel
parking along the south side of Roberson Street with the applicant in advance of receiving the
report [note: Section 15-295(a) of the LUO prevents the provision of angled on-street parking].
In response, the applicant put forth that the amount of parallel parking that could be provided
along the street at best would equal the number of spaces lost in the 300 Roberson Street parcel.
In other words, the provision of parallel parking along Roberson Street would require that the
proposed building be shifted further back on the property, thereby resulting in a number of lost
parking spaces on the site equal to the number gained along Roberson Street. For this reason
(i.e.- loss of parking spaces on-site), the applicant has not expressed any further interest in the
possibility of dedicating right-of-way along Roberson Street for the purpose of providing
possible on-street parking. That said, staff would like to point out that the placement of the
proposed building along Roberson Street, to some degree, will set a precedent for how the
streetscape in the area develops over time. Therefore, staff suggests the following:

e That the Board may wish to discuss with the property owners the possibility of
dedicating additional right-of-way along Roberson Street for the provision of on-street
parallel parking. If the property owners are willing to do this, then staff recommends
that nine and one-half feet (9 2’) of additional right-of-way be dedicated to provide
ample space for parallel parking spaces. It should be noted that doing so likely would
result in a loss of four (4) parking spaces at 300 Roberson Street. Therefore, if the
additional right-of-way is dedicated, then the Board should be prepared to reduce the
number of parking spaces found to be ‘sufficient to serve’ the development (i.e.- Formal
Recommendation #1) by an amount equal to the number of spaces lost due to the
dedication of right-of-way (i.e.- 4 less spaces, for a total of 592 spaces).

Conclusion:

The proposed major modification complies with all LUO provisions relating to parking, traffic,
and transportation, subject to the Board making a finding regarding the required number of
parking spaces. Additionally, the Board may wish to consider the aforementioned
recommendations and/or suggested topics for discussion with the property owners.
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Tree Protection, Screening and Shading

Tree Protection

Section 15-316 of the LUO specifies that all trees greater than 18” in diameter and all rare tree
species must be preserved, to the extent practicable. An evaluation of the building site reveals
that there are currently no specimen or rare trees in the area of the site that would be disturbed.
However, it should be noted that a fifteen-inch (15”) cedar tree exists within the public right-of-
way in front of the proposed building site, and a large oak tree exists in the southern part of the
parking lot (beyond the area of disturbance for this project). Both of these trees will remain
should this project be constructed. Tree protection fencing has been shown on the plans around
the existing cedar tree. A small number of existing trees are located in an area that would be
reclaimed as a parking area. These trees would be moved approximately thirty-feet (30”) to the
south where a planting island would be created. This planting island is placed at this point for
traffic calming purposes as described earlier in this report. It is possible that these trees may not
survive because of the transplantation. Because of this, the applicant has included a note on the
plans stating that new trees will be planted in the island if the transplanted trees do not survive.

Screening
An examination of the screening requirements of Section 15-308 of the LUO reveals the type of

screening required for this project. Specifically, a ‘Type C’ screen must be provided to both the
north and to the east of the building site. To satisfy the north-facing screen, the applicant has
proposed four (4) trees in addition to the existing cedar tree, to include two (2) White Fringe
trees and two (2) Carolina Silverball trees. For the east-facing screen, the applicant has proposed
various plantings within the water quality garden to include Witch Hazel, Spicebrush, and St.
John’s Wort. To the south, the applicant is proposing to add a six-foot (6) high shadowboard
fence along a portion of the property line to existing bushes and trees along this property line to
achieve a ‘Type A’ screen. To the west, a screen is not required; however, a condition on a CUP
modification approved in May of 1990 did require a ‘Type A’ screen to be put in place along the
property line facing Maple Avenue. This screen is in place and must be continually maintained
per the May 1990 CUP modification.

Shadin

Section 15-317 of the LUO requires that 20% of all vehicle accommodation areas be shaded with
shade trees complying with the recommendations of Appendix E-10. In this case, the applicant
has satisfied this standard in a combination of three different ways. Firstly, the applicant has
proposed a water quality garden between the proposed building and the parking lot, which
includes four (4) dogwood trees. Secondly, the applicant will retain three existing trees in the
parking lot area within the previously described planting island, plus the large, existing oak tree
further south in the parking lot. Lastly, as mentioned above, a large number of trees
(approximately 40% evergreen species) are in place along the western property line, per the May
1990 CUP modification. The applicant has provided photo evidence of the existing trees in the
area. Also, staff has observed the existing trees in the field. The combination of trees described
exceeds the 20% shading requirement of Section 15-317 of the LUO.

Conclusion:
The proposed project complies with the requirements of the LUO pertaining to tree protection,
screening and shading.
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Drainage, Grading, and Erosion Control

Because the construction of the proposed office building would result in a slight decrease in the
amount of impervious surface on the site (24,613 sf — pre construction, 23,213 sf — post
construction), the total amount of stormwater runoff associated with the project should improve
after the redevelopment is complete. Since the applicant has designed the site in this manner, the
applicant does not have to strictly adhere to the ‘water quality provisions’ of Section 15-263 of
the LUO. Nevertheless, the applicant has provided a ‘water quality garden’ feature in order to
mitigate the water quality degradation otherwise associated with the proposed building. The
Town Engineer has completed a cursory review of the feature, as noted in the attached letter
(Attachment F). The Town Engineer’s letter states that the project does meet the requirements
of the LUO for drainage at the CUP stage of the project.

In brief, stormwater associated with the new building will be captured at the at the rooftop level
and routed via downspouts to ground level, where it will be routed to the proposed ‘water quality
garden’ feature or to a catch basin at the southwest corner of the building (Attachment A, Page
C-1). The water captured in these two ways would be tied into the existing storm drainage
system on the site. Again, the Town Engineer has stated that the proposed site design does
appear to meet the requirements of the LUO at the CUP stage; however, the Engineer has noted
that the proposed tie in to the existing storm drainage system will have to be further analyzed at
the construction plan stage of the project.

Grading for the proposed project is minimal. A small amount of grading between the street and
the area proposed for the footprint of the building is necessary. Additionally, a portion of the
parking lot area will have to be graded slightly, then repaved. All proposed grading is minimal
and the remaining southern portion of the parking lot (below the entrance/exit point) will remain
undisturbed with the exception of the placement of a dumpster (further described under
“Utilities’ section). Town staff and the Town Engineer have reviewed the proposed grading plan
and find that it meets the requirements of the LUO.

Ren Ivins, of Orange County Erosion Control (OCEC), has indicated to the Zoning Division that
the project has received preliminary Erosion Control approval. OCEC also will further examine
the project at the construction plan stage.

Conclusion:
All of the Land Use Ordinance requirements pertaining to drainage, grading, and erosion control
have been met by the applicant.

Utilities

OWASA and Public Service Gas:

The proposed building will receive water and sewer service from OWASA by connecting to
existing OWASA water and sewer lines. Water service would be provided via a simple
connection to a line in the Sweet Bay Place right-of-way. Sanitary Sewer service will be
provided by a simple connection to a line that currently extends from Carr Street onto the subject
property. All necessary OWASA easements have been included on the plans, and OWASA has
supplied the Zoning Division with a letter stating that they are satisfied with the plans. The
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proposed building would also be served by natural gas service via a connection to an existing
Public Service Natural Gas Company line in the Roberson Street right-of-way.

Electric Service:

Duke Power Company will provide electrical service to the proposed building. Because of the
location of the building, minor changes to the locations of three existing power poles on the site
will be necessary. These poles would remain on the site after construction, but the actual service
line for the building will be placed underground in accordance with Section 15-246 of the LUO.

Town Services:

As for Town services, please note that a fire hydrant would be added near the Roberson
Street/Sweet Bay Place intersection. The hydrant would be connected to an existing OWASA
water line via a six-inch (6”) ductile iron pipe. Also, a dumpster pad and dumpster would be
added to the property south of the Maple Avenue/Carr Street intersection in the westernmost
southwestern comner of the property, as illustrated on the cover sheet of the plans. Additional
detail drawings are included on pages SP-1 and C-3 of the plans. The applicant has included a
note on the plans stating that the dumpster would be put in place with minimal disturbance to the
existing ‘Type A’ screen in this immediate area. The Town of Carrboro Fire Department and
Public Works Department both have indicated that they are satisfied with the plans.

Exterior Lighting:

Section 15-242 and Section 15-243 of the LUO govern exterior lighting requirements. Beyond
existing lights in public right-of-ways adjacent to the property and in the southern portion of the
parking lot, the only lights proposed by the applicant are wall-mounted lights on the building
itself. In accordance with Section 15-243 of the LUO, the applicant has shown the foot-candle
measurements associated with the proposed site lighting. Foot-candles associated with the wall-
mounted building lights are shown on page C-2 of the plans. Foot-candle measurements
associated with the existing light poles in the southern portion of the parking lot are shown on the
cover sheet of the plans. According to these foot-candle measurements, all site lighting is in
compliance with Section 15-243(d) of the LUO.

While the pole-mounted lights are in compliance with the foot-candle measurement requirements
of the LUO, staff has noted that some light poles in the southern portion of the lot exceed the
fifteen-foot (15°) height limitation of Section 15-243(c) of the LUO. Therefore, staff is
recommending that the following condition:

e That all on-site lights be reduced to a maximum height of fifteen-feet (15’), in
accordance with Section 15-243(c) of the Land Use Ordinance, prior to the issuance of a
‘certificate of occupancy’ for the building.

Conclusion:

Letters from all utility companies that would serve the proposed building have been received, and
the project complies with the requirements of the LUO pertaining to utilities. However, staff is
recommending one aforementioned condition related to the height of existing pole-mounted
lights in the southern portion of the lot.

Architecture — Exterior Design

Height, Square Footage, and Placement:
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The proposed building would contain 18,755 square feet of usable space. This square footage
would be contained in three (3) stories of usable space, but the building would also contain an
attic space intended for use as storage space by the tenants of the building. With the attic space
included, the building would reach forty-eight feet (48°) in height at its peak point. Along the
fagade of the building, however, the building only reaches thirty-five feet (35°) in height
(Attachment A, PageA-2). From this point at the fagade, the rooftop then gently slopes toward
center twenty-four feet (24°) in either direction, before a steeper slope begins, which extends to
48’ at its highest point. Section 15-185 governs the permissible height of buildings throughout
the jurisdiction (Attachment G). In this case specifically, a building in a B-1(g) zoning district
is allowed ‘three stories,” with an expected height range of *36-40 feet,” per a text amendment
adopted by the Board on January 16, 2001. The subject building does in fact contain three
stories, and the majority of the building does fall within the expected height range of 36-40 feet.
However, the attic space above the three stories, in this case, causes a portion of the rooftop to
reach 48°, or eight feet (8°) higher than the expected height range. Staff has discussed the matter
with the applicant and concluded that the building does meet the criteria of Section 15-185 of the
LUO, in that it only contains three stories of usable space. Staff feels this is a reasonable
interpretation of Section 15-185 of the LUO. This interpretation seems to be further supported
by the use of the word ‘expected’ in the height range column section of 15-185. However, staff
would be remiss if we did not point that the actual rooftop of the building exceeds the expected
height range. With that in mind, staff suggests:

e That the Board may wish to discuss the height of the building with the applicant, if the
Board feels that the proposed design does not meet the intent of the language adopted
in the January 2001 text amendment regarding building heights.

No setback requirements exist in the B-1(g) zoning district. With this in mind, the applicant
chose to locate the building in close proximity to the Roberson Street and Sweet Bay Place
rights-of-way. As the plans illustrate, the fagade of the building would consume the majority of
the subject property along Roberson Street. As previously explained, the fagade itself reaches
35’ high, and the roof slopes to a higher point from there; therefore, at ground level and within
the context of the surrounding streetscape, the building should feel more or less like a 35° high,
three-story building.

Building Materials & Design:

A metal roof is proposed and the fagade of the building would largely consist of brick material
with a large number of windows plus ‘glass curtain wall systems,” which have been incorporated
into the fagade at various points along each wall, with the exception of the northern elevation
(facing Roberson Street). The large number of windows along with the ‘glass curtain wall
systems’ should provide a large amount of natural light within the building itself (Attachment
A, PageA-2).

The northern elevation (facing Roberson Street) includes a fabric awning above large first-story
windows, along with aluminum detailing at each of six storefront spaces along Roberson Street.
Wall-mounted light fixtures are also included at nine feet (9°) above ground level. Details such
as these should help create a pedestrian-friendly streetscape along Roberson Street.

The central portion, when facing the building from Roberson Street or from the parking lot, is

recessed, which should help break up the mass of the building (Attachment A, Page A-1).
Within the recess, along the northern elevation, two large circular windows are included at the
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center point, which are encircled by cast stone. The ‘cast stone circles,” without the windows,
are also included along the eastern and western elevations.

Conclusion:

The LUO does not contain provisions for architectural design features. However, it should be
noted that the applicant has done a commendable job of incorporating details into the proposed
building that should help create a pedestrian-friendly atmosphere along the Roberson Street
streetscape. With regard to the building’s height, staff has concluded that the building does
technically meet the height limitations of Section 15-185 of the LUO, however, the Board may
wish to discuss the height of the building with the applicant, as described above.

Miscellaneous Issues

Neighborhood Information Meeting:

A ‘neighborhood informational meeting’ for all property owners within 1,000 feet of the
proposed project site was held on October 15, 2001 (Attachment H). According to the meeting
minutes supplied by the applicant, attendees asked about traffic issues, drainage issues, and the
placement of the building on the lot. Also, a specific request was lodged regarding the ongoing
maintenance of the vegetative buffer along the Maple Avenue side of the property.

Environmental Issues:

Mr. Thomas Robinson, local business proprietor, submitted to the Zoning Division a letter
regarding environmental concerns related to the subject property (Attachment I). In the letter,
Mr. Robinson points out that a munitions factory operated on or near the subject property during
World War II. After receiving the letter, the Zoning Division contacted the applicant to request
information in response to the letter (Attachment J). At that point, the applicant indicated that
they have a ‘Phase 1 Environmental Impact Report’ conducted in 1995, which states that no
environmental problems exist on the property. The applicant stated that the report itself is
proprietary information not appropriate for public consumption; however, the applicant did share
a portion of the report with the Town’s Environmental Planner. The Environmental Planner has
stated that the portion of the report he has reviewed appears to adequately address the
environmental issues raised by Mr. Thomas Robinson.

Town Adopted Plans & Policies for Downtown:

Staff discussed with the applicant Town of Carrboro adopted plans and policies, including the
Town of Carrboro Downtown Design Guidelines, Vision 2020, and more recent Downtown
Carrboro: New Vision document from Walkable Communities, Inc. In response to a request
from staff, the applicant has submitted a letter outlining the ways in which the proposed project
conforms to or supports adopted Town plans and policies (Attachment K).

RECOMMENDATION

The Administration recommends that the Board of Aldermen approve the Conditional Use Permit
to allow the construction of a three-story mixed use office building (Use 27.000, consisting of
Uses 2.120, 3.110, 3.120 and 3.130) at 300 Roberson Street, subject to the following conditions:

1. That the Board hereby finds that 596 parking spaces are sufficient to serve the proposed
office building as well as the Carr Mill Mall Shopping Center. The Board makes this
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finding based on the evidence submitted showing that between 40-60 parking spaces
regularly remain vacant at 300 Roberson Street, based on the development’s close
proximity to the central business district, and based on the site’s proximity to bus lines;

2. That the construction plans shall appropriately illustrate the re-striping of parking spaces,
to match the number of subcompact spaces described in the chart on page L-1 of the
CUP plans;

3. That the construction plans shall include a bike rack within the bicycle parking area,

along with a detail drawing for a ‘wave’ model bike rack that can accommodate at least
five (5) bikes, and

4, That all on-site lights be reduced to a maximum height of fifteen-feet (15°), in
accordance with Section 15-243(c) of the Land Use Ordinance, prior to the issuance of a
‘certificate of occupancy’ for the building.

Additionally, the Board may wish to discuss the following issues with the property owners:

1. A possible dedication of additional sidewalk right-of-way along Roberson Street. It is
staff’s suggestion that the right-of-way line should extend to the beginning of the
handicap ramp on the Roberson Street side of the property, and that the dedication of
sidewalk right-of-way should extend the entire length of the northern side of the
property. Further, staff suggests that the Board may want to consider requesting that the
edges of the sidewalk within the public right-of-way be clearly demarcated with a brick
border, consistent with other sidewalks in the downtown area. If the property owners are
willing to do this, then staff recommends that the dedication of sidewalk right-of-way
and the brick borders be shown on the construction plans;

2. A possible dedication of additional sidewalk right-of-way along Sweet Bay Place. In this
case, it is staff’s suggestion that the right-of-way line should extend to the beginning of
the water garden feature on the Sweet Bay Place side of the property, and that the
dedication should extend from the Roberson Street/Sweet Bay Place intersection to the
proposed entrance/exit point on the property. Further, staff suggests that the Board may
want to consider requesting that the edges of the sidewalk within the public right-of-way
be clearly demarcated with a brick border, consistent with other sidewalks in the
downtown area. If the property owners are willing to do this, then staff recommends that
the dedication of sidewalk right-of-way and the brick borders be shown on the
construction plans;

3. A possible dedication of additional sidewalk right-of-way along Sweet Bay Place from
the entrance/exit point to the southern property line. During the review process, staff
had discussed a possible twelve-foot (12”) dedication. If the property owners are willing
to do this, then staff recommends that the dedication of sidewalk right-of-way be shown
on the construction plans;

4. A possible dedication of additional right-of-way along Roberson Street for the provision
of on-street parallel parking. If the property owners are willing to do this, then staff
recommends that nine and one-half feet (9 '2’) of additional right-of-way be dedicated to
provide ample space for parallel parking spaces. It should be noted that doing so likely
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would result in a loss of four (4) parking spaces at 300 Roberson Street. Therefore, if the
additional right-of-way is dedicated, then the Board should be prepared to reduce the
number of parking spaces found to be ‘sufficient to serve’ the development (i.e.- Formal
Recommendation #1) by an amount equal to the number of spaces lost due to the
dedication of right-of-way (i.e.- 4 less spaces, for a total of 592 spaces). If the property
owners are willing to do this, then staff recommends that the dedication of right-of-way
be shown on the construction plans; and

A possible reduction in the peak size of the building. If the Board feels that the proposed
building design does not meet the intent of the language adopted in the January 2001 text
amendment regarding building heights, then the Board may wish to discuss a possible
reduction in the building’s peak size. If the Board chooses to make this a requirement of
the issuance of the CUP, then staff recommends that the reduction in the height of the
building be shown on the construction plans. As a reminder, please note that staff feels
that proposed building design does meet the requirements of Section 15-185 of the LUO.
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