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Meeting Notes 
South 15-501 Discussion Group 

March 21, 8-10 AM 
 
 Attendees: Chair Kevin Foy, Planning Board John Ager, Planning Board Kimberly Brewer, 
Bicycle and Pedestrian Board Rainer Dammer, Transportation Board, Southern Area Resident 
Jeremy Purbrick, Southern Area Resident Susan Duke, Southern Area Business or land owner 
Lori Eichle (Harrington Bank), Southern Area Business or land owner Ben Perry, Southern Area 
ETJ Resident John Schmidt, Stan Harvey Urban Collage, CH 2020 co-chair George Cianciolo, 
Mary Jane Nirdlinger, JB Culpepper, Garrett Davis, David Bonk, Roger Waldon 

   
I. Welcome and Introductions (Chair Foy) 

• The purpose of this meeting is to have a smaller interest group and get feedback.  
Kevin Foy gave his back ground being former mayor, and recalled that he has seen 
the changes in the area.   

• General introductions by board members.  
 
II.  Review of the Charge (Chair Foy) 

• The charge of this work group is to attend three meetings to develop a land use 
recommendation for the Southern 15/501 area of the Chapel Hill 2020 Future Focus 
work sessions. 

• The work group will work with the Future Focus consultant to devise a land use 
recommendation to be presented to the Chapel Hill 2020 Comprehensive Plan 
stakeholders.  

• The work group will receive public comment at each meeting. 
• The work group will make a recommendation to the 2020 Co-Chairs and participants 

before April 24, 2012. 
• This process will be a model for civil discourse on a topic of community-wide 

importance. 
 
• Kevin Foy, Develop a recommendation for the South 15-501 area, model of civil 

discourse on a community wide.   
o What we are doing is of town-wide interest.   
o John Schmidt, define land use means. Kevin it is a blue print as opposed to 

architectural details.  It is elastic and doesn’t have the details, which come 
later.  The comp plan is a guide to tell us what components that we need in a 
particular area.   

o Stan Harvey, not discussing a particular development proposal, instead being 
a broader discussion on circulation, land use and transportation.  People need 
help get a feel for what different types of developments and will not be a 
specific development proposal.  Will go back to whole chapel hill 2020 
conversation.   
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o Rainer this will be difficult because there is a lack of infrastructure and 
connectivity.  Will have to consider 15-501/ 54 limitations.   

o Kevin Foy when on council we developed a comp plan and that guided the 
current council on development in this area.   

o John Schmidt how will we reach consensus?  Kevin Foy, we as a group are 
charged with making consensus, and hearing from the public.  We may have 
majority and minority reports to the CH 2020.   

o Pubic comment (Hannah Andrews) why the pressure to be finished by June? 
Kevin Foy, Can’t answer that it is for the bigger group.  The whole process is 
being pushed.  That needs to go to the Council. Our charge is discrete.   

o Susan Duke, what area does this cover? The particular outlined area or all of 
the way to the county line.  George Cianciolo at the visioning activity we 
opened the thought to change the boundaries.  You are able to define that here 
as well.  Kevin Foy need to realize that Chatham County is growing, and 
influences come from outside the boundaries.   

o Susan Duke we know that there is an environmental sensitivity, so knowing 
that there is higher development near the county line might make us consider 
keeping the higher density together.  This is why we are asking about the 
boundaries.   

o Kevin Foy We need to hear from the staff about the background information 
and orientation, then have a broader conversation. Ask Roger Waldon about 
history of the area.   

o Public comment (Terri Buckner)-smith level road resident keep in mind the 
beautiful entrance.  

 
IV. Review of Background Materials (JB Culpepper and Stan) 

• JB Culpepper gave an orientation of the area as described on a map.   
o Urban Services Boundary shows the limit of the water and sewer service 

limitations.   
o Julie McClintock can the corporate limits match with the urban service 

boundary?  JB Culpepper, It is anticipated that ultimate that the town 
would grow to this point.  This was defined in the 1980s by the Chapel 
Hill, Carrboro, and Orange County.   

o Kevin pointed out that there is a tremendous expense to get water and 
sewer over the ridge, etc.   

o Rainer Dammers what determines the urban service line under dogwood 
acres?  JB Culpepper, It has been and can be moved in the future.   

o Kimberly Brewer technology would allow for development and the lines 
to change.   

o Public comment (Paul Brown) can annexation to be discussed? Kevin Foy, 
Committee may ask questions, we aren’t charged with making a 
recommendation on annexation.   

o Public comment (Frances de Usabel) , tax status in the rural buffer would 
be affected? Kevin think that there is a agreement with Orange County 
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Carrboro, that would need to be reviewed and not unilateral decision by 
the town.  

 
• JB Culpepper in 1989 adopted comp plan, then in 1990 did a southern small area 

plan developed. 1992 group provided a recommendation, and became a piece of 
the comprehensive plan.  They decided that there would be one area (now 
Southern Village) that would develop in a village pattern and the area around it 
would be developed with less intensity.  The net density of the area did not 
change.  

o Whit Rummel was there a time consideration? No.   
o Rainer Dammers has the capacity been exhausted?  There are many lots 

that have not been developed.   
• JB, changes that have occurred generally that have adjusted the southern small 

area plan.  2000 comp plan there were a few adjustments made in this area.  
Council added some designations.  An S and H identified potential school site, 
and two affordable housing development opportunities.   

o Kevin the Council agreed to move the urban services boundary east to 
compensate for the affordable housing opportunities.  With the contraction 
it gets more expensive and affordable housing needed to go there.    

o JB Culpepper Sept 7 2004 there was a Mayor’s Committee formed to look 
at the southern small area plan, decide if appropriate to do a land use 
review.  At that time they didn’t believe that it was necessary to change 
the small area plan.  This group is here to make recommendations.   

o John Scmidt there was only about 1500 people in the southern area of 
town.  we were concerned with schools and traffic.  15-501 has been 
expanded to four lanes.  We were concerned with a big jump 3000 in 
population.   

o Roger Waldon reiterated the clarification of the urban services boundary 
alignment.  In 2004 there was thoughtful discussion on the development of 
the area.  I think that revisit every 5 years to calibrate.  Does it still make 
sense?   

o Kimberly Brewer Kevin used the word quid pro quo in his comment about 
the affordable housing and smith level road alignment.  I think that there is 
a similarity with at least in principal that southern village takes the 
capacity and feels like you would a density transfer near by.   

o Roger Waldon one of the things that was important with that plan was the 
environmental concerns, including steep slopes etc.   

o Kimberly Brewer Southern Village had a stand of hard wood trees and feel 
like the exchange of giving them up.   

o Whit Rummel when Southern village added, was this based on the two 
lane or four lane?  Roger Waldon responded that there was an expectation 
that there would be a four lane road.   
 David Bonk at the time there was not a plan.  When NC DOT 

came in there was negotiation for bike lanes and other amities?  
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How long was southern village developed when the road 
construction?   

 Rainer 2006 road construction had just happened. He pointed out 
that bottleneck at bridge.   

 Public comment (Jeanne Brown), there are some other 
neighborhoods included in the road limitations.  We are getting 
traffic from Apex, Cary etc that are causing accidents and other 
implications.   

 Kevin Foy pointed out that there was a plan Laurel Hill bypass, 
southern loop to divert traffic.  Chapel Hill has resisted these road 
plans.  These are tradeoffs that have been made in the past and 
consequences both good and bad.   

 Ben Perry as we talk about development in this area, what is the 
impact on 1 mile, 2 mile, 5 mile etc.  What can we control and how 
do we balance that.   

 John Ager we here because chapel hill 2020 process not able to 
digest.   

 Public comment (Joe Buoufiglio) Columbia street bottleneck.   
 David Bonk the project is in the biding process for development.  

Make safety improvements, bike lanes.  Two lanes.  The council 
decided to fight for the two lane.  That won’t change.  Will still be 
bottle neck.  If one of the 2020 assumptions is that employment in 
Chapel Hill then need to remember that consideration.   

 Public comment-(sitting on back row not Richard Andrews) school 
deliberation on the site, chccs decided that it wasn’t viable, cost 
issue? School board report might be helpful to learn why they 
thought that it wasn’t viable.  Have there been any affordable 
housing opportunities?  

 Public comment (Jennifer Newall) land has been cleared off old 
Lystra, was considered for affordable housing, but not built.   

 JB Culpepper The zoning for the southern part of town has always 
been low.   

 John Schmidt back in 1992, not just trade off of density, other 
considerations were environmental, steep slopes, etc.  Southern 
gateway consideration, desirable to have nice looking entry from 
the south.  The greenery would provide that. Schools are at 
capacity.   

 
III. Overview of 2020/15-501 Discussion Group process (Mary Jane) 

 
• Mary Jane Nirdlinger gave an overview of the 2020 discussions to this point with 

regard the South 15-501 area.  We know that many people came to this discussion 
with a particular site plan in mind; however, we are looking for broader policy 
discussions.   
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IV.  Discussion 
 

a. Is there any additional information that would be helpful to the Discussion 
Group? 

b. What are the strengths and challenges of the study area? 
c. What parts of the study area should be preserved?  What are the “development 

opportunities”? Environmental constraints? 
d. What are appropriate land uses that could be considered in the area? 
e. What are needed transportation improvements? 
f. What are needed open space improvements?  

 
• Stan Harvey provided an over view of the visioning exercise.  We decided to look at 

6 development areas which came from the theme groups.  Concede as a community 
we don’t want to change the neighborhoods, creeks etc.  There are existing 
development and infrastructure.  The other corridors are physically different; they 
have the opportunity and have existing street connectivity, etc.  This comes down to 
choices: open space, transportation, housing, etc.  This is challenging in this area.  
Jurisdictional issues, not have major transit connectivity, large environmental-steep 
slopes resources.  During the visioning process we creating three scenarios. One is 
relatively unaggressive, developing Greenfields. (Greenfields=undeveloped land) 
Scenario 2 modest redevelopment: redevelopment of aged strip centers.  Chapel Hill 
was built as a university community based on neighborhoods on a curvy hilly 
geography.  Use that redevelopment to invest in new connections.  This is a higher 
level discussion not based on specific development concepts.  Scenario is high 
intensity.  Here still doesn’t have transit connectivity planned or developed.  We had 
5 groups that worked through this on that day.  Within the subject area, there 
wouldn’t be much change within the current southern village. There was a large 
discussion about the area across from southern village, east of creek.  Advocates for 
the concept of growth, if we were going to do it then it would be between 15-501 and 
the creek.  I can buy the thought of economic development, etc. the fourth area was 
south of the identified area to the Chatham county line.  Majority said to preserve east 
side of creek.  Low to mid density growth between 15-501 and creek.  Which lead us 
to this conversation.  Ultimate goal will be land use recommendation, or guiding 
principals. About preservation, change in parameters.  Today spend time getting 
information.  Then the next two meetings work toward the visioning.  What are the 
issues, and what do you want to explore to have a hands-on understanding of 
implications.   

o Rainer Dammers clarification scenario 3 would that allow for a big box? Stan 
Harvey replied that high density is 4 stories or higher.  A big box is low 
density.  That is why we need to calibrate the scenarios.  Talk about density 
and design.   

o Kimberly Brewer what is the land area of the study area on the east side of 
501? Based on history, how much land was up zoned in 1990s and how much 
downzoned and the associated density.  Last night you talked about 0 density?  
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It gets to what is the capacity now? How many houses could develop on either 
side of 501.   
 Stan Harvey, existing acreages, build out under existing zoning.  

o John Schmidt on new spaces group and when we spit apart it was hard to get 
to consensus.   

o Public Comment (Jeanne Brown) those that participated in the visioning 
activity.  There were 5 groups.  This looked like concept plan instead of broad 
plan.  The make up of the tables reflected the outcome of the maps.  This 
exercise only looked at the need for transportation growth, etc and not looking 
at school growth, you might find a way to be more holistic.  Include in this 
conversation.   

o Public comment (?) list all of the things that have changed.  
o Public comment (Deborah Fulghieri).  The more building the faster that taxes 

rose. Orange county taxes went up 2.5 times, all this on a house that goes up 
in value, even though Chapel Hill went up on tax base.   

o Kevin Foy get info.  What is a tax bill? Components of the tax bills.  
Considerations of fiscal impact.  Also Sales tax data, as part of tool kit.  

o Public comment (Joe Buoufiglio) southern village is the driver.  Is there 
enough representation from the pocket neighborhoods?  Kevin Foy: we can 
make a comment, but we were assigned to do that.   
 George Ciancolo we used the same type of format as the northern area 

task force.  The ETJ in relation to Chapel Hill is 3% so 1 
representative is over.  We want to reflect the needs, but want to 
reflect the whole community.  100 oaks is within chapel hill.  The 
recommendation from this goes to the whole 2020 group then to 
advisory boards, council.  There are many steps for conversation.   

 John Ager it makes sense that there is a large group  of ETJ residents 
because it is close to this area.  If this area digs in to remain the same 
then it will have an effect on the other focus areas. Balloon squeezing.  
Plan for the town as whole.   

 Public Comment (Jeanne Brown) town wide there is a small 
percentage but there are 3 reps from southern village, there are other 
neighbor hoods.  There was not a public process, asking the 45 people 
from the tables to get input.  Kevin Foy the town and this group want 
to be inclusive.  

 Public comment (??) there is no law that says we have to get to a 
particular build out.  There are other sites for other things.  Look at the 
full balance of the needs resources.  This area has not gotten the same 
thought as other gateways.   

 Stan Harvey our next meeting we will bring back more info.  We need 
to get specific info so that we can plan for the next meeting.  What is 
the boundary?  Are there other areas that are contained within the 
discussion areas?  Are we considering south to Chatham county.  
Think first about public civic facilities might go.  Environmental 
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protection, schools parks, then land use, ped and bike, and others.  
What kinds of development scenarios do you want to focus on?  

 Kevin Foy what is the population projection and where does it come 
from?   

• Metropolitan Planning organization gives us this information.  
Based on physical capacity.  (MJ)  

• Kimberly Brewer I see high, medium, low. MPO might not be 
fixed.  What is high medium low based on projections?   

• Rainer Dammer do these numbers include northern Chatham 
county?  MJ have a variety of information.   

• Rainer Dammer even if we dig our heels in and not change 
anything then we are still going to get greater transportation 
issues, clearly identify what Chatham will cause.   

 Susan Duke, demographics nature of growth as opposed to just the 
numbers.  

 John Schmidt Mitch Silver presentation gave me feeling that will be 
overrun by population.  Need to step back and ask, what do you want 
population to be.  Have objections to accept numbers just because it is 
stated.  There are many ETJ interests.   

 John Ager trying to be intentional about the size of Chapel Hill, but 
thinking about economics.  People are alarmed about inflated prices, 
don’t have a clear understanding of land values in other places such as 
CA, NY etc. the  more that you do to keep the chapel hill ideals, then 
you drive more people to come here.  More demand.  Need to be 
insightful and deliberate.  Building will occur in Chatham or ETJ and 
will still have to deal with consequences anyway.   

 John Schmidt you make a good point.  But you also cant blindly accept 
MPO number as well.   

 John Ager need carefully delineated data sets.  Could use cost benefit 
analysis, cost of taxes, what are the hidden costs.   

 Ben Perry if we keep people out of Chapel Hill then it will create a 
change within town, and already have affordable housing challenge to 
address.   

 
• Where do you want to meet? Plan to be in southern village for next meting.   
• Rainer Dammer traffic stats what roads are being used.  Lot of through traffic from 

Chatham going to new hope commons or RTP etc.   
• Public Comment (Snehal Patuncak (sp?) )- lot of environmental sensitivity. Asked for 

environmental report.  Could this be done concurrently?  What are the constraints on the 
eastern section.   

• Kevin also ask chccs and covens, etc.   
• Susan Duke environmental issue, relative environmental sensitivity relative to the ETJ to 

the south.  If considering fourth area then need pro and con.   
• Kevin Foy Would we be open to consider the four areas? Group agreed. Yes.   
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• Kimberly Brewer, not necessarily divide each side of creek,   
• Whit Rummel working on assumption that laws in place that will take care of 

environmental concerns.   
• Stan Harvey will provide information with considerations with respect to environment.  

Schools question, is that perceived need?  
• Ben Perry there are laws in place to what you have to do to protect the streams, but the 

mitigation options may be conflicting.   
• Stan Harvey want to challenge group to think a bit broader, shaping what kind of place 

people see in this area.  School is large land use.  Let’s think about that as we are over 
time.  (KF)  

• Kimberly Brewer look at significant development in the corridors, do we have to do this 
at the time.   

• Feedback cards.  Website, blog, email contacts.  
• Public Comment (Jeanne Brown) Instead of thinking about traditional school sites.  

Think about smaller sites, K-1 and think generally if we need schools.   
• John Schmidt, school at that site not necessary, but generally in this area is likely.   
• Public comment (?)   Has the school looked at other sites in other areas of town. 

 
• Stan Harvey.  Would like feed back from group members on b, d, e, f.  next meeting 

bring back scenarios and options. Email Mary Jane provide to Stan and public.  
•  Survey monkey also option. For pubic.   

 
 
 

V.   Next Steps 
a. Additional information before April 18th  
b. www.2020buzz.org – see 15-501 link on top right-hand of page 
c. Meetings on April 18 and 19th , 6-8 p.m. – location options: Town Operations 

Center or Hargraves Center – Decided on 103 Market Street. 
 

VI. Public Comment (incorporated into conversation above) 
 
Adjourn 10:25 am 
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