
Town of Carrboro 
Northern Transition Area Advisory Committee 

 
 

NTAAC 
Joint Review 

Thursday, April 7th, 2016 
MINUTES 

8:00 pm, break room  
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Committee Members:  Amy Jeroloman, Anahid Vrana, Jeanette Moore, Jay Bryan 
Staff Present: Jeff Kleaveland  
 
 
1. Joint Review, preparing recommendations for the proposed FLX district text amendment: 

a. The committee received Tina Moon’s presentation of the FLX district text amendment to the Joint Advisory 
Board’s in attendance in the Board room.  The staff liaison (me) was detained next door in a Neighborhood 
Information Meeting that was running long. 

b. Staff joined the NTAAC shortly after the Joint meeting ended.  We convened in the break room in the 
basement of the Town Hall.   

c. The committee then began a vigorous discussion about the preparation of their detailed recommendations 
regarding the district.  From the last meeting, the Board was given the assignment of condensing the most 
important differences in procedure from the FLX district and the NTAAC’s draft FLXVMU district.  It was 
agreed at the last meeting that the FLXVMU district as an attachment to the NTAAC’s Board 
recommendations would present too much information to be readily assimilated by the Board.   

d. Amy presented the FLXVMU redux (attached).  Furthermore, Jay presented to the group a replacement text 
amendment called the “Site Specific, Flexible Community Building Mixed-Use Zoning District”.  In response to 
these materials, staff reminded the group that it would be important to organize their information in such a 
way that would not confuse the Board (or the public). 

e. Much discussion ensued and it was agreed that edits would be made to order the recommendations within a 
structure that would allow for easier access by simplifying the “front end” of the groups recommendations 
and then putting the more complicated concepts within reference documents.  Two motions were 
unanimously adopted to retain the language of the recommendation documents while reorganizing the 
structure.  Staff suggested that the proposed ordinance be more discreetly referenced within the format of a 
text amendment application.  This way, it would create procedural confusion when presented to the Board.   

2. Other Business: 
a. None.  
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4/6/2016 NTAAC (Northern Transitional Area Committee) offers the following comments concerning FLX Zoning. 
 
1) The current version of the FLX Zoning Ordinance continues to lack specificity to establish performance 

standards. The NTAAC believes performance standards are necessary if the safe guards of the CUP 
(Conditional Use Permit) process are removed. Here are some examples of the language about character 
aspects we are recommending:  
• The preservation of open space, scenic vistas, agricultural lands and natural resources within the Town of 

Carrboro and its planning jurisdiction and to minimize the potential for conflict between such areas and other 
land uses; 

• The creation of a distinct physical settlement surrounded by a protected landscape of generally open land used 
for agricultural, forest, recreational and environmental protection purposes. 

• Dwellings, shops, and workplaces generally located in close proximity to each other, the scale of which 
accommodates and promotes pedestrian travel for trips within the development. 

• Modestly sized buildings fronting on, and aligned with, streets in a disciplined manner. 
• A generally rectilinear pattern of streets, alleys and blocks reflecting the street network in existing small villages 

which provides for a balanced mix of pedestrians and automobiles. 
• Squares greens, landscaped streets and parks woven into street and block patterns to provide space for social 

activity, parks and visual enjoyment. 
• Provision of buildings for civic assembly or for other common purposes that act as visual landmarks and 

symbols of identity within the community. 
• A recognizable, functionally diverse, but visually unified development focused on a neighborhood green or 

square. 
• Development of a size and scale, which accommodates and promotes pedestrian travel rather than motor 

vehicle trips within the development. 
 

2) The current version of the FLX Zoning Ordinance also lacks specificity to define and guide the site specific 
study. The NTAAC recommends that this be a charrette process with facilitation and notification of the 
public clearly defined. Guidelines will help ensure that the facilitator is qualified, the process can result in a 
high quality product, there will be outreach to area residents and appropriate follow up with the participants. 
(The majority of NTA residents do not live in areas with homeowner associations or neighborhood watches, 
and most residential areas lack density all which makes it challenging to communicate any public hearing or 
notice of a site specific planning event in order to obtain public input and notification for this rural 
audience.) We therefore offer this additional language: 
• term “site specific planning study” shall be established as follows:   
• The study shall be structured as a charrette of a minimum of one to two days duration or more as determined 

by the facilitator and a committee comprised of the chair or designee of the Northern Transition Areas Advisory 
Committee, chair or designee of the Planning Board, and a member of the town staff; 

• The charrette shall be conducted and managed by a qualified facilitator (from the Dispute Settlement Center of 
Orange County) with no ties to the town, any developer, the applicant, the owner of the property being studied,  
or the development community; 

• The facilitator shall be recommended to the Board of Aldermen for approval by the aforementioned committee; 
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• The agenda for the charrette shall be established by the aforementioned committee and the facilitator; and 
shall include background information about the site from the town as to soils, wetlands and other environmental 
constraints, current zoning and uses, etc.  in sufficient detail so that the participations can review and discuss 
proposed FLX development. This background shall be presented at the first day of the charrette and any 
concerns or issues about any proposed FLX development shall be addressed in the second day of the 
charrette. The results of the charrette shall be the foundation of a Master Plan (the formal development concept 
plan) which shall be submitted with the application for FLX zoning district.   

• A minimum of sixty (60) day notice shall be given by Town staff to all residents in the Northern Study Area and 
the town of Carrboro in accordance with the provisions of the Town’s Land Use Ordinance, and at a minimum 
to all residents living within one thousand (1000) feet of the tract being studied, and to the homeowners’ 
associations of any subdivisions located within two miles of the tract being studied; 

• The facilitator shall be responsible for preparing a final report of the results of the charrette including but not 
limited to the requirements of the check list; 

• In a public meeting properly noticed, attendees to the charrette shall be allowed the opportunity for input into 
the draft of the facilitator’s report before its distribution and finalization. 

 
3) The NTAAC is concerned that the site specific study and its report be recent and therefore recommends the 

following language for any study that is more than 5 years old and if consensus is not achieved between the 
public and the FLX applicant/developer.  In addition, traffic issues and congestion impacts the quality of 
every citizen’s life. That being said, old Hwy 86 continues to have structural constrains that remained 
unaddressed by DOT, yet the current FLX zoning and checklist fails to mention any traffic mediation. We 
therefore recommend:    
• The original site specific study participants shall be contacted and the updated master plan (the formal 

development concept plan) provided along with a summary of the changes/revisions that have occurred since 
the site specific study was conducted. This summary shall include but not be limited to any other adjacent 
developments, the objectives, concerns of the participants and adjacent neighborhoods, and how FLX district 
would fulfill these concerns. (For example, the planning study participants expressed overwhelming support for 
transit connections and internal pedestrian networks, the proposed FLX District, could include transit stops with 
shelters along both arterials access roads and a series of paved pedestrian paths that link to the main 
meandering boulevard. These features are shown on the accompanying master plan.) 

• The updated master plan shall be made available to the public for a minimum of sixty 60 days. The original 
site specific study participants and the public shall be able to provide comments/feedback on the updated 
master plan during this 60 day period.  These comments and or concerns must be included and addressed in 
the FLX application and made available to the public. 

• A recent (within 3 years) traffic study and a traffic impact analysis shall be included. The master plan must 
demonstrate how the project will mitigate any traffic impacts in the area, including but not limited to how the 
project will connect to adjacent neighborhoods. 
 

4) The NTAAC recommends that the language of the FLX checklist be incorporated into the ordinance so that 
is can be used as a measureable performance standard.  We therefore suggest the following: 
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• The master plan shall address the recommendations of the charrette and shall show, through a 
combination of graphic means and text (including without limitation proposed conditions to be included in the 
conditional use permitting process for the proposed development): 
a) The location, types, and densities of residential uses;  
b) The location, types, and maximum floor areas and impervious surface areas for non-residential uses; 
c) The location, orientation, and design of buildings, parking areas, recreational facilities, and open spaces in 

realistic dimensional proportion; 
d) Specifications and standards for the internal circulation system serving vehicular, bicycle, and pedestrian 

traffic, including a statement as to whether such facilities will be dedicated to the Town;  
e) A recent (within 3 years) traffic study and a traffic impact analysis shall be included. The master plan 

must 
demonstrate how the project will mitigate any traffic impacts in the area, including but not limited to how the 
project will connect to adjacent neighborhoods. 

f)  How the development proposes to minimize or mitigate any adverse impacts on neighboring properties 
and the environment, including without limitation impacts from traffic and storm water runoff; and   

g) All infrastructure improvements proposed to be constructed in conjunction with the development of the 
property zoned FLX (including but not limited to improvements to adjoining streets) together with a 
schedule that links construction of such improvements to the development of the property.    

h) The extent to which, and the manner in which, development within the tract zoned FLX will be required to 
meet the goals of Low Impact Design and or exceed the standards for LEED gold certification.   

 
5) The NTAAC recommends the following additional language concerning the Advisory Boards and their 

participation in the FLX.  
• The planning board, Northern Transition Advisory Committee, Appearance Commission, Environmental 

Advisory Board, Transportation Advisory Board (and other advisory boards to which the Board of Aldermen 
may refer the application) shall review the proposed master plan at the same time it considers the 
applicant’s rezoning request.  In response to suggestions made by the planning board (or other advisory 
boards), the applicant may revise the master plan before it is submitted to the Board of Aldermen. 
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