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\, Applicant Information

\ Neame: _Ram Development Company  (Contact: John Florian)

Address: 516 West Peace Street

/ City: _ Raleigh State: ___ North Carolina Zip: 27603
)' Phone (Work): _(919) 834-5595_Fax: (919) 834-1509 E-mail jflorian@ramrealestate.com
1
\ Property Owner Information (included as attachment if more than one owner)
; Name: ___ Please See Attachment | Phone
‘; Address:
. City: : State: Zip:
Development Information
Name of Development: __ Please See Attachment
Tax Map: Block: Lot: Parcel ID #:
Address/Location:
Existing Zoning: New Zoning District if Rezoning Proposed
Proposed Size of Development (Acres / Square Feet): /
Permitted / Proposed Floor Area (Square Feet); /
Minimum # Parking Spaces Required: #Proposed
Proposed Number of Dwelling Units: # Units per Acre
Existing / Proposed Impervious Surface Area (Square Feet): - /

Is this Concept Plan subject to additional review by Town Council?

The undersigned applicant hereby certifies that: a) the property owner authorizes the filing of this
proposal b) authorizes on-site review by authorized staff; and c) to the best of his/her knowledge
and belief, all info phed ’ proposal is true and accurate,

A Date: 7,// S / 06’

Please submit 20 sets of all materials, or 35 sets of all materials including reduced (8 %” by
11”) copies of all plans if the Concept Plan is subject to additional review by the Town
Council, no later than the first day of the month. Materials must be collated and folded to fit into

a 12" x 15” envelope.

The Community Design Commission meets regularly on the third Wednesday of each month.
Meetings with the Town Council will be scheduled after the Community Design Commission
meeting. For confirmation of meeting dates and the placement of your request on the agenda,
please call the Planning Department at (919) 968-2728,

Revised August 26, 2005



ATTACHMENT
Property Owner Information
Name: Townhouse Apartment, LLC Phone
Address: PO Box 631
City: __ Midlothian State: VA Zip: 23113

Tax Map: 7 Block: 81 Lot:_ B.15 Parcel ID#:_ 9788-49-1706
Address/Location: 425 Hillsborough Street  Chapel Hill, NC 27514

Name: John & Catherine Feole Phone
Address: __321 Westside Drive
City: _Chapel Hill State: NC Zip: 27516

Tax Map: _7 Block: 81 Lot: B.8  Parcel ID #: __9788-49-4924

Address/Location: 429 Hillsborough Street Chapel Hill, NC 27514

Development Information

Name of Development: 425 Hillsborough
Existing Zoning: R-4 New Zoning District if Rezoning Proposed Transportation Overlay

Proposed Size of Development (Acres / Square Feet): 12.86 /_560183.8
Permitted / Proposed Floor Area (Square Feet): 129,500 / 520,107
Minimum # Parking Spaces Required: 521 #Proposed 524
Proposed Number of Dwelling Units: 332 # Units per Acre 25.8

Existing / Proposed Impervious Surface Area (Square Feet): _207.511 /311,560
Is this Concept Plan subject to additional review by Town Council? Yes




Developer’s Statement

To: Community Design Commission
Planning Department
Town of Chapel Hill
306 N. Columbia St.
Chapel Hill, NC 27516

Date: July 19, 2006
Re: 2™ Submittal for 425 Hillsborough St., Chapel Hill, NC

Background
At our last CDC review in July, we discussed how our property at 425 Hillsborough Street, formerly

known as the Townhouse Apartments, offers a unique opportunity for a meaningful infill re-development
that fulfills the Town of Chapel Hill’s initiative for sensitive, sustainable, and significant urban
redevelopment. After discussing the need for increased density to fulfill the Town Council’s vision for
Downtown Revitalization, we detailed how utilizing and improving the natural buffers in conjunction
with sensitive and appropriate development along the Hillsborough St. edge of the property could almost
completely mask the increased density components that would be ideally suited for this Downtown

perimeter site.

With this presentation we would like to show our response to both the Commission and neighbors’
interest and concerns and the multitude of design changes made in response to them. These changes
include a reduction in the number of units by nearly 60, reduction in parking spaces by better than 160,
and redirection of ingress and egress paths to make MLK Jr. Blvd the main entrance to the development.
We are even working on a name change for the project to further encourage the use of the MLK access.
Also included are large increases in significant green space and tree saves, an increase in low rise
products, elimination of one of the tallest structures previously shown, increase in boundary area and
town home product along the Hillsborough St. edge to better buffer the neighborhood and historic
districts, and a more significant affordable housing component. We hope these revised site plans, parking
layouts and sections reflect the extent of our revisions based on your comments. For our presentation in
August to the CDC, we plan on offering additional elevations to reflect the quality and appropriateness of
our development for this unique and exciting location in Downtown Chapel Hill.

Location
The property lies 4/10ths of a mile from the Downtown Core spanning well established pedestrian

corridors and bounded by two major public transportation routes along Martin Luther King, Jr. Blvd and
Hillsborough St. Because of these ties to significant pedestrian and public transportation routes to
Downtown, Ram Development Company is looking toward a Transit Oriented Development District to
achieve the highest and best use of the property and replace the dilapidated collection of apartments and
asphalt parking lots that essentially clear cut the site in the early 1960’s. Resource conservation districts
buffer the northern and western edges of the property, while high, mid, and low rise multifamily
developments mask the southern edge and remainder of the western boundary along MLK, Jr. Blvd. The
small amount of frontage along Hillsborough Street offers connections to a popular downtown pedestrian
route and an opportunity for a significant public bus stop improvement. Additionally, significant
improvements can be made to the MLK Jr. Blvd entrance including a new bus stop and pedestrian haven
to make it the more prominent entrance for the development. The properties’ two entrances that access
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MLXK Jr. Blvd and Hillsborough St.’s bus routes, as well as the myriad of accessible pedestrian routes,
make the parcel an ideal candidate for the Transit Oriented Development (TOD) designation.

Goals
Redevelopment of properties that are at the end of there effective lifecycle and in decline provide

opportunities to add value and create places where our communities can grow and thrive while
minimizing the impact on infrastructure and our natural resources. Our proposed redevelopment utilizes
infrastructure already in place thereby decreasing the need for additional public urban investment,
enhancing the efficiency of the property, and creating healthy increased density. By appropriately locating
higher density developments in areas like this one, the Town of Chapel Hill can use healthy density to
offset the significantly increased cost of redeveloping dilapidated income-producing properties
detrimental to the heart of its Core Urban Area. By allowing increased density on Transit Oriented sites,
projects like this one can encourage pedestrians and public transportation usage, reduce traffic congestion,
and increase the tax base and economic vitality of the Downtown Business District, while helping to
reduce detrimental and unsustainable suburban sprawl. The goal of this project is to provided that much
needed healthy and appropriate density in a sensitive way so that the natural features and bordering
neighborhoods are not simply protected, but enhanced by a development that helps drive the vitality of

Downtown Chapel Hill’s resurgence.

Vision

This site offers unique opportunities that can be maximized by sensitive, sustainable and significant
development made possible only through the collective efforts of community leaders and private
enterprise. At 425 Hillsborough Street, it is our desire to create a model development that will be a
cornerstone of a community where people can “live, work, and play” in a well-connected, well planned,

and well integrated Chapel Hill.

Market
The residential product proposed will be a combination of town homes along the Hillsborough Street side

of the development transitioning to for-sale condominiums at the center of the site. The target market for
the product is varied including younger professionals, singles and couples, empty nesters, retirees, and
generally buyers who want the convenience of maintenance-free living with a close proximity to

downtown Chapel Hill’s amenities.

The buyers of these types of residences are generally very diverse; which leads to a community of
character that Downtown Chapel Hill is trying to promote. To compliment this diversity, we are actively
working with Robert Dowling of the Orange County Land Trust and the Town Council to find a true
viable and effective means of helping the Town meet its affordable housing objective of 15% for new
residential developments. Additionally, based on our last presentation to your commission we have
increased the prominence and integration of the affordable housing component for our site as shown in
the new plan presented here. By continuing this partnership with town leaders and the planning
department, we hope to finalize a viable solution that promotes diversity while helping to provide the
right kind of product the Affordable Housing Community desires.

All residents in typical urban condominium community seek the close proximity to downtown shopping
and restaurants that our site supports and that will be a key characteristic for encouraging the growth and
vitality of Downtown Chapel Hill. Because the cost of developing an urban residence is higher than a
suburban residence with regard to land, parking and building costs, increased density is necessary to make
the urban redevelopment viable. However, the developer must also be careful to keep the market price
reasonable while offering an appealing lifestyle alternative. If balanced well, the result contributes to the
current resurgence in our communities’ downtowns taking place across the nation due to smart urban
redevelopment with increased residential density. These developments have significantly increased tax
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basis and revenues while reducing the burdens of traffic problems, increased infrastructure costs and
traffic pollution caused by continued suburban sprawl. The proposed development will add more than 100
million dollars to the tax basis without the need to extend roads, public utilities, schools and other
community services. All this will ensure that as we fulfill the promise of good urban infill design and
discourage suburban sprawl, we truly benefit the community rather than over-burdening it.

Program
Ram Development Company envisions the redevelopment of 425 Hillsborough Street as a vital residential

development located within walking distance of downtown Chapel Hill’s urban core and positioned along
transit corridors to make it a model Transit Oriented Development (TOD).

In direct response to the CDC and neighborhood’s comments from our last meeting, the important portion
of the site along the Hillsborough Street Corridor has been redesigned with an increased depth of town
homes and the height and size of the building closest to the historic neighborhood has been decreased to
respect and enhance the character of the residential neighborhood. While the project does not lie in the
Historic District, architectural elevations for our August presentation are taking cues from the well
established neighborhoods in the area to not only ensure the development is well-integrated, but ensure
the project preserves and enhances the unique character of this important Chapel Hill neighborhood. With
these townhomes preserving the Hillsborough Streetscape, a transitional buffer consisting of the
townhomes, the trees of the north and west Resource Conservation Districts, and the surrounding high,
mid and low rise multifamily developments, creates a potential higher density development area that will
not obscure the vistas or detract from the character of Chapel Hill. To take advantage of this unique
location, we are proposing four reduced condominium buildings, the largest ones on the extreme northern
and western edge of the project to eliminate their impact on Hillsborough St. and to keep them hidden
behind the RCD tree line as seen from MLK Jr Blvd. We have reduced the overall number of units on the
site by nearly 60 units from the original number but still maintain a number that provides for an efficient
TOD development that effectively supports Downtown. Even though taller buildings would be
predominately hidden by the tree line and well-buffered from Hillsborough St., our buildings will be no
higher than their existing 6 and 7 story neighbors along MLK Jr. Blvd and have far more significant

architectural designs. :

The developer has gone to great lengths to create a sense of place where residences overlook now even
larger green spaces with beautiful views, entrances and drives that are attractive and possess a sense of
purpose. To that end, buildings are set apart allowing light to enter throughout the project, amenities have
been located to take advantage of natural views, and the lanes and minimal visible parking have been
designed to convey a sense of arrival for the residences rather than a “sea of parking”. In order to
accomplish this, the major expense of parking beneath the residential buildings has been undertaken. In
addition to reducing the amount of impervious area needed to sustain a similarly sized development,
parking under the buildings allows us to maximize the remaining land for public green space to replenish
the clear cut site. Our plan will then leave only minimal parallel parking along the streets to give a sense
of neighborhood to the development. In response to your concerns and the neighbors comments in July,
our redesigned plan has taken 164 parking spaces out of the original design, leaving only 3 more than the
absolute minimum required, and still kept 80% of the parking underneath the building to further reduce

our impervious area and increase our significant green space.

All these efforts will provide for truly meaningful open spaces and community areas that promote - outdoor
activity, gathering and neighborhood interaction. In addition to replenishing the clear cut areas,
investment will be made to rejuvenate the Resource Conservation Districts currently over run with kudzu
and invasive plants to help preserve a natural amenity for our residences and the public to enjoy. With the
support of this commission and our neighbors, we plan to submit to the Town Council designs that
improve the prominence and functionality for a pedestrian and vehicular access along the existing road
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that crosses the RCD with minimal additional impact. However, because the RCD requirements restrict
any work in the RCD, we would definitely need and very much appreciate the continued input and
support of the Commission and neighborhood groups to help us deliver a beautified main entrance to the
development along this existing road. With your help we can truly make this overrun RCD an amenity the

public can enjoy in a development that reduces unwanted traffic.

To compliment our RCD work, the final piece of the pregram will be complete redevelopment of the
entrances at both Martin Luther King, Jr. Blvd. and Hillsborough Street. After providing a safe and
sensitive pedestrian access across the RCD to MLK, Jr. Blvd, Ram plans to build complimentary and
significant transit stops at both entrances to the site to encourage ridership for and improve the experience
of public transportation for our residents and the public while reducing vehicular traffic. In response to
the neighborhood’s concern for Hillsborough St. traffic, we have downsized the project from the original
plan along Hillsborough St., eliminated one entrance on Hillsborough St., and significantly redeveloped
the MLK Jr. Blvd entrance to become the primary traffic entrance for the development. Perhaps most
significant though, our new plan has completely restructured all the interior drives to discourage condo
traffic leaving on the Hillsborough St. side and are engaging NC DOT to install a signal at the MLK Jr
Blvd entrance to make it the safest and most convenient ingress and egress point for the entire site..
Unfortunately we can not separate the sides of the site completely because of civic requirements to
maintain the connection for emergency and public works vehicles. To further reduce vehicular traffic and
encourage pedestrians, significant investment along our bordering pedestrian thoroughfares will ensure
that our development of 425 Hillsborough Street as a true Transit Oriented Development provides a
sensitive, sustainable, and significant boost to the economic and environmental vitality of Chapel Hill’s

Downtown Community.
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Statement of Compliance

To: Community Design Commission
Planning Department
Town of Chapel Hill
306 N. Columbia St.
Chapel Hill, NC 27516

Date: July 19, 2006
Re: ond cubmittal for 425 Hillsborough St., Chapel Hill, NC

Our project involves the redevelopment of approximately 12.86 underutilized acres within the 0.4 miles
north of downtown Chapel Hill. Currently, the site lies within an R-6 zoning district and is bounded
primarily by high, mid, and low rise multifamily developments to the north, west, and south, while being
bound by Hillsborough Street to the east. The existing use of the site as primarily discount student
housing involves 13 interconnected two-story structures built in the early 1960’s for a total of 111
apartment units. All parking on the site is currently asphalt surface parking fed by circulation roads from
entrances on MLK Jr Blvd and Hillsborough St. All of the streets, entrances, and parking are in disrepair
or dirt and gravel and are not pedestrian friendly. Significant RCD buffers lie along both the north and
west edges of the site, while the maj ority of the site has previously been almost completely cleared of
trees and vegetation of any significance.

Our redesigned proposal calls for approximately 41 town homes on the eastern edge of the property to
increase the neighborhood buffer and preserve the character of the Hillsborough Street Corridor. For the
center of the property, we nOw propose a grouping of only four residential buildings of 3 to 6 stories
above parking levels that utilize the natural topography to remain primarily hidden behind the town
homes and RCD buffers. We have now situated the tallest buildings at the lowest buildable area on the
site and farthest away from the Hillsborough St. edge to further buffer the neighborhoods and eliminate
the view of the larger buildings from either side of the site. Additionally we have eliminated one building

" and reduced the height of the structure closest to the neighborhood to better integrate the development
with the natural and neighborhood amenities in the area. Each of the larger buildings will be built over 1
or 2 levels of parking that will be well masked or below grade to maximize the area we can dedicate to
public and green space while minimizing the amount of surface parking and impervious area. Further
investigation into pervious pavers and other options to impervious surfaces is still ongoing for the site and
additional improvements are anticipated prior to our CDC presentation in August.

Significant improvements are also planned for the pedestrian connectivity of the site. These include
improvements to the Hillsborough St. Corridor, walking paths across the site tying into established
walking paths on the northern, southern and western edges of the site, and pedestrian access to the MLK
bus routes along the entrance drive which currently has no pedestrian amenities. Additionally, because the
site lies on two major bus lanes for the Town of Chapel Hill sensitive and significant bus stop
improvements will be made as part of the program to-enhance and encourage ridership for our future
residents and the surrounding neighbors. In response to the neighbors’ suggestion we are also willing to
look into improvements to the rest of the Hillsborough St. streetscape and pedestrian path as an additional
amenity for the community. Finally, the new redesign has also completely redirected interior drives to
discourage traffic on Hillsborough St. and eliminated an entrance along Hillsborough St. in response to
the Commission’s and Neighbors’ concerns about additional traffic on Hillsborough St. These efforts
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have been made in addition to other efforts including the pursuit of a traffic light for our site on MLK Jr.
Blvd to make this road the safest and most convenient entrance for the entire site.

Our original proposal requested 390 dwelling units to answer the Town Leadership’s initiative for
sustainable, sensitive, and significant density to be added to areas close to the Downtown Core. In
response to the Commission’s and neighbors’ size and density concerns, we have reduced that count by
nearly 60 units and developed the new site plan with increased low rise town homes rather than the mid-
rise condos originally submitted. Even with this reduced number of units, the project still aims to
effectively contribute to Downtown revitalization and support a new Transit Oriented Development
(TOD) overlay designation while fulfilling the Town’s vision for increased density. The TOD District
would be the ideal tool for the Town to get healthy density on this well-placed property and other key
locations surrounding the Downtown core that are on major public transportation and pedestrian routes.

Since the project is designed around the Sustainable Urban Infill and Transit Oriented Development
models, the redevelopment of this site is not anticipated to require any significant changes to existing
Town infrastructure for utilities beyond those absorbed by the developer’s costs. Additionally, plans are
being engineered to further reduce rather than increase the burden caused by the current development on
Chapel Hill’s infrastructure by employing sustainable green development guidelines. In response to the
Commissions’ questions, we plan on locating all our storm water management retention and detention
equipment below ground to maximize the green space on the surface of the site and minimize the impact
of the new development on existing town infrastructure and surrounding natural streams.

Furthermore, because the development encourages pedestrian traffic and usage of public transportation, as
well as providing an alternative to suburban sprawl for a significant number of people already active in
downtown Chapel Hill, we hope to decrease rather than increase the burden of downtown traffic and
parking in the urban core and surrounding road ways. We understand the Town Council’s objective of
15% affordable housing for new residential projects and we are currently working with Robert Dowling
of the Orange County Land Trust and the Town Council to develop a plan that best fulfills the objectives
of the Town while helping to deliver the product best suited to the affordable housing community. In
response to these meetings and the Commission’s concerns expressed at the last hearing, we have

_redeveloped our site plan to incorporate a larger affordable housing section of 52 units built in a central
location for our site in conjunction with economical efficiency units for a portion of the population who
does not qualify for affordable housing but is in need of quality economical space as well.

All LUMO and RCD requirements are being respected and utilized to enhance rather than limit the
development. With the addition of significant numbers of new trees to the increased green public spaces
and sensitive improvement of the currently Kudzu choked Western RCD Buffer in accordance with RCD
guidelines, the natural amenities of the development will be greatly improved. All building and

supporting amenity construction will be completed in adherence to the LUMO and Chapel Hill Guidelines
while taking extra steps to be sensitive the unique character of the Town of Chapel Hill.
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