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MEETING NOTES - JOINT WORKSHOP

HILLSBOROUGH TOWN BOARD and PLANNING BOARD
Tuesday, February 27, 2007
6:00 PM, Big Barn Convention Center

BOARD OF COMMISSIONERS PRESENT: Mayor Tom Stevens, Commissioners Frances Daltike
Gering, L. Eric Hallman, and Brian Lowen.

PLANNING BOARD MEMBERSPRESENT: Tom Campanella, Edna Ellis, Kathleen Fahertyi| Benes, Paul
Newton, Eric Oliver, Dave Remington, Toby Vandemankd Barrie Wallace.

STAFF PRESENT: Town Manager Eric Peterson, Assistant Town Mand&wblic Works Director Demetric
Potts, Planning Director Margaret Hauth, PlannepBanie Trueblood, and Town Attorney Bob Hornik.

6:00 PM Public review of presentation boards and other information made available by the applicant.

7:00 PM Open Joint Workshop of the Town Board and Planning Board.

Mayor Stevens called the Workshop to order at fi0d. He welcomed all those attending and explaiied
purpose of the Joint Planning Workshop, noting disva “pre-submission” to the application process would
allow the applicant to get feedback in a conveosatii setting prior to submission of the applicatioMayor
Stevens then described the three-part format tlwatdvbe used, stating that Planning Director Maeg&tauth
would provide an overview of the application prage¥e Dye, the applicant, would provide a presentan the
preliminary plans for the site, and lastly therewddbe a question and answer session between the Board, the
Planning Board, and the applicant.

Mayor Stevens remarked that comments from the pwmuld not be heard tonight; however, commentcarere
provided so that the pubic could make prelimindrgesvations prior to the public hearing next month.

Ms. Hauth explained the three-step process, stitaighere was an annexation component, a rezaaimponent,
and then the Master Plan component which was redjgive to the request for an Entranceway Speci&Pdsmit.
She said what was being exhibited tonight was sofrike applicant’s preliminary information abouetMaster
Plan which spoke to generalized land uses, builtdhtensities, roads, and other aspects. Ms. Hsaiththe public
hearing where all of that information would be sitbed and considered was tentatively scheduled/farch 22 at
7:00 p.m. in the Gordon Battle Courtroom.

Ms. Hauth said once that public hearing was closed the Town had received all public comments dhd a
technical data required from the applicant, thenRitag Board and the Town Board would begin delitienaon the
application, the first step being for the PlannBaard to formulate a recommendation regarding treepts of the
rezoning and the Master Plan. She said MasteisRlanld carry conditions, and it was not unreaslkentmbexpect
that in this case. Ms. Hauth said then, the TowsarB would make the final decision on the annerattbe
rezoning, and the Master Plan provisions. She #wdprocess may include more than the one pulelarihg
scheduled in March.

Joe Dye commented that their presentation was braki® three aspects: what now existed on the ik,
planning documents already on record, and finalhatwere some of their plans for the Master Plahsome of

its detailed elements. He said with him tonightsw&enior Planner Cara Lacey from the John R. McAdam
Company, who would speak to some of the detailpécs of the plan, and Earl Lewellyn, a traffic imegr who
would speak to the traffic impact analysis and hiomould affect the property.

Mr. Dye described the existing conditions on the,sioting that he largest track of land was théil@oproperty,
which accounted for about 90% of the parcel. Hd Hze approximately 60-acre Boone parcel was ab8et
developed with close to 300,000 square feet ofiplaluses comprised in various buildings on thepprty. Mr.
Dye said the Partin property, about 5.74 acreseatly contained an older mobile-home facility.
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Mr. Dye said an important consideration was thattge of the property on Churton Street, which amtexl to
about 900 feet. He said they had then considdreglanning documents the Town had looked at dwerddst
several years and how they might affect the prgpeHe said they had considered the Vision 2010 Rlzd its
elements, the Churton Street Corridor Plan andetailed view of Churton Street, and the Strat€yiowth Plan
which provided a comprehensive look at how to fagnesvth and what to consider when doing so.

Mr. Dye said some of the comment themes throughioese planning documents was enhanced and planned
streetscapes, enhanced and designed landscapaned! signage for a unified appearance, planndtictra
management, allocation of water and sewer, angrdr@otion of tourism. He said those elements ahdre were
used to look at what the site contained today, whdt planning documents were available and how tzaye
together to help them focus on a Master Plan tlaateonsistent with the vision for Hillsborough.

Mr. Dye said some of the planning elements theylevdocus on was recreation and open space opptégspi
creating a livable community that was walkable,etde and functional, respecting the character &agnt of
Hillsborough, streetscape and landscape perspectwel the existing charm of the Daniel Boone Vélag
appropriate redevelopment of the Daniel Boone ptgpand infrastructure including water, sewer &adfic.

Cara Lacey, with the John R McAdams Company, sttteg had begun to narrow the focus of the Maskan P
using comments received from the open house in iMbee and since. She said that each parcel supptmnte
other and created an overall neighborhood, comgitiie following elements:
Parcel A — proposed to be a High Intensity Comna¢raiea of approximately 550,000 square feet, which
would transition into higher intensity or densifyaatments and/or medium intensity residential units

Parcel B — proposed to be Medium Intensity Residentith approximately 6 units per acre, and coluéove
the opportunity for single-family detached or att@d homes.

Parcel C — proposed to be High Intensity Residemtith approximately 24 units proposed per acrehwi
townhouses, condominiums and/or apartments.

Parcel D — proposed to be High Intensity Residentilh approximately 12 units per acre, or the flaifity of
office or institutional uses.

Parcel E — the centralized location they had foduseto bring both the north part of the Hillsbagbuogether
with the southern portion of Waterstone, and prevédcentralized open-space area that could be ctthe
through trails. They have preliminary plans toywe trails along the southern railroad connecasrwell as
throughout the site in order to bring the usesttugre

Ms. Lacey stated that once the types of uses wastemplanned as well as heir locations, additiefehents were
study to fully create a plan that functioned ingdiyn and externally. She said the neighborhood tmgehad

emphasized thee main elements that had been imatedanto the plan. Ms. Lacey said the public Brpressed
that the location was integral in not only creatargl enhancing the gateway into the community,asd that it

would act as a central community using links andseg through intensity and use of transitions tdl pogether

the historic downtown to the north as well as Witare to the south.

Ms. Lacy to create that gateway they had focusetth@rollowing elements:
. implement traffic improvements
. consolidate curb cuts where possible
. serve as a catalyst for implementation of the @muistreet Corridor Plan, which included improved
signage along Churton Street, improved landscagidgwalks, and streetlights

Ms. Lacey said to create the central destinatierfahowing elements were considered:
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. the property identified in the Strategic GrowthrPé&s having mixed use development potential, lonati
central between historic downtown Hillsboroughhe horth and Waterstone to the south.

. efficient location of this property for the integom of water and sewer infrastructure

. provide goods and services to the area in theae®d location

. provide opportunities for public gathering spacesreational, open spade, and greenways and trails.

Ms. Lacey said the transition elements they hadded on were:
. transition from greater to lesser density, movirogT west to east
. provide a link from north to south through the sition of densities, intensities and uses

. the vehicular and pedestrian links to pull the /eaestt and north/south portions of Hillsborough thge
through the use of this master plan for the site.

Ms. Lacey said within each of the three main visijdhe master plan had been designed to creatéicagh open
space, trail and greenway opportunities, from histdowntown to Waterstone. She said there wagpgortunity
for a park in a centralized location, to providereation fields, trail head and public parking ogppoities. Ms.
Lacey provided more detail on the recreation amed its proposed location, as well as some of tlupgsed
amenities on that site. She then provided somaild®mt the pedestrian and vehicular elements, @ip;a how
commercial uses would transition into residentiad aesidential would transition into commercialgddrow those
transitions would create the streetscapes.

Earl Lewellyn, head of the Traffic Engineering Gpowith the John R. McAdams Company, stated theywethe
process of completing the analysis and prepariegdiport for the traffic study. He said prior teginning that
process, they had met with NCDOT to determine t@pe of the analysis and what the detailed engmger
assumptions should be. Mr. Lewellyn said theirlysisa was based on those discussions as well aptact
standards of NCDOT and the Institute of TranspinaEngineers. He said that report should be réadye next
ten days.

Mr. Lewellyn provided a quick overview of the impraments that their analysis was indicating was ses0w:
. dual left turn lanes turning onto Churton Streettsbound
. dual left turns at 1-85, with widening under thédige to accommodate four lanes, two headed soutfthou
one headed northbound, and one as a through lane
. just beyond the bridge structure, a second northidlrough lane
. widen to 4 lanes along whole frontage
. northbound lane on Churton remains until Windnaitl|east
. Left turn lane at US 70 Business, with the tramssing at grade
. Left turn on US 70 A

Mr. Oliver said they were proposing high intengigmmercial and residential as well as medium regidle He
asked if there was any parcel that was proposdgt tosed as multipurpose, such as neighborhood dsgsimith
residential. Mr. Dye said the mixed of uses waseariwrizontal than vertical. He said they had wered a
transition of uses between pods.

Mr. Remington stated that the Churton Street CorriRlan called for roundabouts, and this projeotjoed a good
opportunity to begin that. He said he did not these figured into the improvement plan. Mr. Ldwrelsaid they
had looked at that with NCDOT, and had concluded tfiven the projected volumes they would not fiomctvell
enough even under the 2-lane roundabout scenario.

Mr. Campanella asked about Orange Grove Road, whashone of the places the Churton Street Coriftlan
had specified for a roundabout. Mr. Lewellyn s#iey had not analyzed a roundabout in that aret,abu
roundabout would probably work there. He said thwewld have to consider the amount of right-of-weguired.

Mr. Remington asked did the projections includeithproved flow with roundabouts? Mr. Lewellyn sgiels, but
added that the analysis tool had a hard time dootinge the intangibles with consolidated drivewaysd a
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constricting things to right-in/right out. He add#hat they did not have much control at Orangevé&rgoad,
noting there was a public right-of-way back intce tollins property, and a roundabout would havebé¢o
considered in terms of the amount of right-of-wagikable.

Commissioner Hallman asked if they had talked wailroad officials about the grade crossing. Mewellyn said
they were in the process of setting that meetitgpmmissioner Hallman asked if they had seen theegmn
drawings of 1-85 interchanges and ramp improvemenfiggure into their plans. Mr. Lewellyn said Beould be
receiving those within the next few days. Ms. Hiaoffered to email them to him.

Commissioner Hallman asked how they proposed tm@cinParcel E across 1-85 to the rest of the devedmt,

specifically the green space. Mr. Dye said themewno direct vehicular connections, noting theyewmore

greenway connections taking advantage of the uaderpnder I-85. He said that was a part of theudgon with
the railroad officials, along with the crossingla¢ north end of the property. Commissioner Hatirsaid he was
more concerned about the pedestrian access there.

Commissioner Gering said the Churton Street Corfitdlan promoted the reduction of curb cuts andedvays, but
it was not obvious how that would be achieved tom plan. Mr. Dye said for those that they conéalbn their
limited frontage, they would consolidate and cloffeall that was possible.

Ms. Ellis said nothing had yet been said aboutngjthe own what it really needed, for example aimtiveater, a
bowling alley, a grocery store, a drug store, &teafa, and other commercial uses. She suggedtetehwith a
banquet facility should be considered. Ms. Eligdshe Town needed more than walking trails, ogegce, and
soccer fields. Mr. Dye said they were at squars adding that such uses were on their list biag premature to
discuss them now. He said they were here ton@ldak at the annexation of the property and theezaning to
allow those types of opportunities. Ms. Ellis coemted that she would like to continue the legacyMof
Freeland, the former owner, and provide entertaiirfor youth.

Ms. Faherty said they had noted the number of yrétsacre, and asked for a translation into totethler of
residential units. Mr. Dye said all together, fiweperty could support 1300 units, but realisticalhly 50-75% of
those would be possible when you account for imfersireets, stormwater requirements, and open space
requirements.

Ms. Wallace asked about the existing ball fielts. Dye said that was the area where they had toetevelop the
recreation space plan for Parcel D on the south afd-85. He said they knew that the HYAA used @ollins
fields on the northern part of this property, ahdytwere still considering how that parcel coullhid out. Mr.
Dye said preliminary plans showed three ball fielshildren’s play area, and a trail. Ms. Wallasked did that
mean they were not considering preserving thosesfes is. Mr. Dye said at this point it was ahei/or.

Mr. Campanella asked about the potential for vehadcess to Parcel E. Mr. Dye said there was @arn=e to an
open space lot that connected to Beckett's RidgeeDbut currently it was landlocked so they wohée to look
for a driveway opportunity.

Commissioner Dancy asked what the driving force f@aplanning of this development. Mr. Dye saié\ttwere
attempting to honor the commitments to the peogllesfon the site. He said development would m&sty be to
start the residential component first, and whenual2®% of those were moving forward they would betfie
commercial aspect.

Commissioner Hallman said as they moved forward, tbwn Board would want to work with them on how to
address affordable housing issues and well as draiding opportunities, both of which were imparta He said
they would want to bring Robert Dowling, the ExeeaitDirector of Orange Community Housing and LamdsT,
into that discussion to look at options for affdstidy. Mr. Dye said they had given that some tgbuand were
open to the discussion.
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Mr. Campanella asked Mr. Dye to speak to the coroimemix, noting they were interested in local @tional
companies. Mr. Dye said they would consider prigpawners first, noting they were looking for firrtisat would
bring value, thrive and survive. He said that “ligxes” did not bring a lot of value other than gexting
customers. Mr. Dye said 20,000 square feet waierets fill than larger areas. He said they waveking at
providing spaces for doctor’s offices and profesalservices integrated into such commercial amad,creating
areas for soft goods, entertainment and restaurants

Mr. Oliver asked had any historical or archeolopgtadies been performed. Mr. Dye said they haddooe that
yet, but were willing to do so.

Mr. Jones said they had used the term “appropréttevelopment” of the existing Daniel Boone Villagde asked
if they had plans to engage existing tenants amdthey might exist within the new plans. Mr. Dyadsthey were
open to that, and invited them to be a part of edat was recreated on that site. He said they n@rget that far
along in their plans.

Ms. Ellis said they needed something to replaceBigeBarn, such as a banquet facility or conventienter. She
said when that building was taken away, there wbelcho place else for that type of function. MyeBsaid that
public meeting space was a concern, and the mpso@apate way to provide that would be with througlhotel.

He said such a use was appropriate for this sitbtlzey would consider that.

Mayor Stevens asked how was this project unique hamv did it contribute to the character of the TiowMr. Dye
said that was hard to answer at this point, adttiagwould be part of the Special Use Permit preces

Commissioner Hallman stated that Waterstone haadgatlocal people to help with the design elemelrtis.
encouraged Mr. Dye to do the same and seek sirdlants. Mr. Dye said they were open to doing.that
Commissioner Hallman said there were local merchemthe audience, and noted that the planninggssneeded
to be as transparent as possible to help themfpiahe future. Mr. Dye said they were respectfuthat, adding
that this project would not happen overnight.

Mayor Stevens said the same was true for the m@sideoting it was important that they knew andarstbod the
timeline and what resources might be available. Dje answered they were respectful of that as, weting they
would be as open and honest as possible.

Commissioner Gering said it was imperative to kriwow well this project would enhance the Town and th
guality of life it provided. He asked had they @jivany thought to how connectivity to the downtosauld
compliment the downtown district and make it mortaly Mr. Dye replied that was a challenge foistkite given
its border with the railroad, but they had pai@iatibn to that as shown in some of the elementsrithes! tonight.

Commissioner Gering said one discussion the Toward@would like to have later on was how they migglp the
Town with off-site improvements, such as bikewagyd aalkways, to connect to the downtown distribtr. Dye
said they would be happy to discuss that. MssElliggested that a museum of local artifacts wioeldppropriate
for this site, stating it would draw visitors. Mdye said they would consider that later on infifening process.
Ms. Wallace asked was it standard to have recreatieas on the interstate, noting it seemed unépgda her.
Mr. Dye stated they did exist, but it was not neeey standard. He said land was captured whesdable for
public use.

Mr. Campanella said he understood the use of itefa open space because it was a fragment @ireep but
would hope that putting open space there did riotighte those improvements within the larger depaient. Mr.
Dye said other improvements were required by ordiednternal to each of those parcels.

Ms. Wallace said when they had talked with HYAA,rev¢hey amenable to the idea of moving the fietd¢he
new site. Mr. Dye said he had not been specifmutifvhat could be done on Parcel E with HYAA, ngtthe
importance was not to lose the facility. Ms. Wedlaasked if there was any chance to keep the fietdse they
now were. Mr. Dye said that was open for discugsand was an option. He said they were tryingraate
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alternatives so that if it was not possible to kdepfields at that location, then there were otireas where they
could be located.

Commissioner Gering asked if Mr. Dye had seen thwiTs traffic improvement plan that described tlegeasion
of Orange Grove Road through the area where thebb#dields were to connect to Highway 70. Mr.elsaid he
had seen the concept plan. Commissioner Geringdaskwhat extent Mr. Dye believed they could actmuate
the future extension within the site plan. Mr. Dsadd those elements were open for discussionngdtat their
plan focused on what was on the ground today amdtbautilize it for the connection based on howitheans
were laid out. He said as an alternative, it wasthwhile to look at that Highway 70 relocation anow that
might work.

Mayor Stevens asked Mr. Dye if he had any questfionthe boards. Mr. Dye responded that they apated the
opportunity for the forum and discussion and thpasfunity to get this kind of input.

Ms. Faherty said she was in a state of shock featizing the enormity of the changes this planesented. She
said it was bigger and more overwhelming that sdekdxpected it to be. Ms. Faherty said it was #éol@rocess.
She said it would take a lot of thinking, adjustiagd planning on everyone’s part to make thisgmtogomething
that was acceptable.

Mayor Stevens asked if there were any staff comsneMr. Petersen said he wanted to provide an epafathe
fiscal and operational feasibility of providing Toveervices, the impact on taxes and water and seaterand
what the staff's plan was. He said they had rdgeateived the projected assessed valuation antathvalue of

the land and buildings, and he and the Planningdor had done an initial overview of how they wbapproach
doing an analysis. Mr. Petersen said when Wateestwas proposed, they had done several comprelkensiv
analyses, and there was no way to provide that sasdepth analysis in time for the March public tieg. He
said the staff's approach would be to do the besiota quick snapshot so something was ready b#ferpublic
hearing. Mr. Petersen said they did not want ciitax payers to subsidize this development.

Mr. Oliver asked could they do a comparison andrrast with Waterstone. He said the least prapaoemsity
for this site was 6 units per acres, and it woddblpful to understand the impacts as compar¥daierstone. He
said he also wanted to look at the water use plisin. Petersen said they would prepare responseshiuge
guestions.

Mayor Stevens said even if two-thirds of those @,8@its were built, it would use two-thirds of theémaining
water capacity. He said that was a significantnkhand a half-million square feet would be oneehof their
remaining commercial capacity. Mayor Stevens shat was a significant chunk of what they knew rthei
remaining capacity to be. Ms. Vandemark stated tthese numbers seemed very close to the numlmrstire
water capacity study. Mr. Peterson said he wasurat, but would get that information.

Commissioner Lowen commented that the Town Boadirheet last night with the Orange County SchoolrBpa
and one thing that was discussed at length wagrtheth of our school populations and looking at plessibility
of land banking. With the huge number of homesdgpairoposed, he suggested that the impact on scheol
considered.

Mayor Stevens thanked the applicant and the pdibtiattending. He reminded the public that commeards
were available in the back of the room. Mayor 8tevsaid the March 22 meeting would be held in dbaws in
the Gordon Battle Courtroom at 7 p.m.

The meeting was adjourned at 8:17 p.m.



