Affordable Housing Advisory Commission Meeting
September 18, 2019
7:00 PM
Town Hall

Agenda
I.

Welcome (7:00)

II.

Consider Approval of June Meeting Minutes (7:05-7:10)

III.

Reflections about Orange County Collaborative/OCAHC meeting August 27 (7:10-7:40)
a. Who did you meet? Have a conversation with?
b. Who would you like to invite to an AHAC meeting?
c. Key takeaways

IV.

October Application Cycle Status & Budget Update (7:40-8:00)

V.

Additional comments/updates/questions (8:00-8:30)
a. FLX Joint Review October 3rd
i. Discussion of AHAC’s Guiding Principles for Development Review
b. AHAC calendar
c. AHAC service terms
d. Staff presentation to Board of Aldermen at October 1st Board meeting

VI.

Next Regular meeting on October 16th

Total Affordable Housing Fund FY 19-20
Budget Item
Revenues
Commitments
Fund Allocation as of June 30, 2019
$
358,500
Community Home Trust (CHT) Interlocal Agreement
$
73,783
Home Consortium
$
13,545
OC Partnership to End Homelessness
$
35,232
Human Services Grants
$
21,000
Affordable Housing Advisory Board
$
500
Deferred Loan Expense
$
20,000
Center for Community Self-Help
$
20,000
CEF: Rental Deposit Assistance
$
1,000
CEF: Rental Deposit Assistance
$
1,000
CEF: Rental Deposit Assistance
$
1,000
CEF: Rental Deposit Assistance
$
1,000
CEF: Rental Deposit Assistance
$
1,000
CEF: Rental Deposit Assistance
$
1,000
CEF: Rental Deposit Assistance
$
900
CEF: Rental Deposit Assistance
$
1,000
Total
$
358,500 $
191,960
$
Total Available for FY 19-20

Recurring Expenses
Critical Home Repair
Rental Deposit Assistance
Land banking/loan/would come to AHAC as applicant

Actual Expenditures

Percent

$
$
$
$

-

$
$
$
$
$
$
$
$
$
$
$

1,000
1,000
-

2,000
166,540

40%

11%
2.2%

54%
46%
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Request-to-Set a Public Hearing on the Draft Text Amendment and Conceptual Master Plan to
Establish the Old NC 86-Eubanks Road Site Specific, Flexible Zoning District and the associated Map
Amendment to Rezone Approximately Seven Properties to the New FLX District
PURPOSE: The purpose of this item is for the Board of Aldermen to consider setting a public hearing
for the proposed Site Specific Flexible, Zoning District for the northeast corner of Old NC 86 and
Eubanks Road for September 24, 2019. Amendments to the text and official zoning map of the Land
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TITLE: ..Title
Request-to-Set a Public Hearing on the Draft Text Amendment and Conceptual Master Plan to
Establish the Old NC 86-Eubanks Road Site Specific, Flexible Zoning District and the
associated Map Amendment to Rezone Approximately Seven Properties to the New FLX
District
PURPOSE: The purpose of this item is for the Board of Aldermen to consider setting a public hearing for
the proposed Site Specific Flexible, Zoning District for the northeast corner of Old NC 86 and Eubanks Road
for September 24, 2019. Amendments to the text and official zoning map of the Land Use Ordinance are
legislative decisions; the Board must receive public comment prior to reaching a decision.

DEPARTMENT: Planning
CONTACT INFORMATION: Christina Moon - 919-918-7325; Patricia McGuire - 919-918-7327;
Nick Herman - 919-929-3905

INFORMATION: Adam and Omar Zinn, the owners of Parker Louis, LLC, have submitted a request to
have seven parcels located along the north side of Eubanks Road rezoned to a new Site Specific, Flexible
Zoning District (FLX). The establishment of a FLX district involves the creation of a standalone ordinance and
conceptual master plan describing, in detail, the regulations and performance standards applicable to the district
and the drafting of these materials is intended to be iterative. The preliminary materials-draft ordinance and
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conceptual master site plan-are not yet complete (Attachments B-D). The purpose of this agenda item is for the
Board to consider setting a public hearing for September 24th and referring the matter to the advisory boards for
the September 5th joint advisory board review meeting. The proposed schedule would allow the Zinns to
continue working on the project during the summer months to add additional information to the draft materials
as well as to incorporate any specific direction from the Board. Staff would anticipate at least one public dropin information session before the public hearing as well.
Staff has identified areas in the draft ordinance where more work is needed, such as developing criteria for
expanding the FLX district, reviewing the parking standards, and adding more specificity with regard to
affordable housing. The Zinns have provided images of residential and nonresidential buildings that represent
the type and style of building that they would anticipate using for this district and this information can be
described as architectural standards for inclusion in the draft ordinance (Attachment F). Comments from the
advisory boards have been complied and are attached for information (Attachment G); the Zinns have expressed
their interest in incorporating a number of these requests into the project.
The FLX district is also distinct from other Carrboro districts in that one of the prerequisites for consideration is
that the property in question must have been the subject of a Town sponsored site specific planning study. Staff
has not yet been able to complete a detailed comparison of the Zinn’s proposal with the DAD concept plans
because the conceptual master plan is not yet finished. An initial review indicates that the FLX proposal
appears to be consistent with certain aspects of the five DAD concept plans such as: diversity of housing
choices-single family and multi-family, architectural design-village feel, variety of land uses, elements of
central common areas and internal bike-ped infrastructure. The current FLX proposal, however, includes more
residential density and more built upon area overall. Some of this reflects the anticipation that the extent of the
wetlands area (a wetlands study is currently under review with the U.S. Army Corps of Engineers (USACE)) is
less that what was identified by GIS mapping at the time of the DAD workshops. The LUO lists hardwoods as
well wetlands as primary natural constraints intended to be preserved as open space, which for residential
developments should consist of 40 percent of the site. The LUO includes provisions for open space reductions
for other Town priorities such as affordable housing. This will likely be a topic for further analysis as the
conceptual master plan is fleshed out.
The Zinns have also submitted a petition for voluntary annexation for all of the parcels identified for inclusion
in the proposed FLX District. A public hearing to consider this request is provided as part of a separate agenda
item (19-244).

FISCAL & STAFF IMPACT: Public hearings involve staff and public notice costs associated with
advisory board and Board of Aldermen review.

RECOMMENDATION:..r Staff recommends that the Board consider the resolution provided (
Attachment A) setting a public hearing for September 24, 2019 and referring the text amendment to Orange
County and the text and map amendments to the Planning Board and other advisory boards.
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AN ORDINANCE AMENDING THE CARRBORO LAND USE ORDINANCE TO
ESTABLISH A SITE SPECIFIC, FLEXIBLE ZONING DISTRICT
**DRAFT 2-22-2019**
THE CARRBORO BOARD OF ALDERMEN ORDAINS:
Section 1. The Carrboro Land Use Ordinance is amended by adding a new Article XXII,
“Site Specific Flexible Zoning Districts,” as provided below.

ARTICLE XXII
SITE SPECIFIC FLEXIBLE ZONING DISTRICTS
The purpose of this district is to establish detailed standards for alternative possibilities for the
development of a specific tract of land, thereby facilitating the development of that property
according to the demands of the market, but in a way that is consistent with sound planning and
the promotion of the public health, safety, and welfare.

PART I. SITE SPECIFIC FLEXIBLE ZONING DISTRICT AT NC 86 AND EUBANKS ROAD
Section 15-350 Site Specific Flexible Zoning District Established
(a)
Pursuant to Section 15-141.5 of this Chapter, there is hereby established a Site
Specific Flexible Zoning District for property located at the northeast corner of Old NC 86 and
Eubanks Road.
(b)
The district shall encompass the five tracts or parcels of land that were the subject
of the 2011 Northern Study Area—Eubanks Road Site Facilitated Workshop, a site specific
planning study initiated by the Town of Carrboro. The district may be expanded to include
additional parcels of land as long as such parcels: (i) are contiguous to the district, and (ii) become
an integral part of the design for the district.
(c)

All development in the district shall be governed by the provisions of this article.

(d)
Any applicable provisions of the Carrboro Land Use Ordinance not specifically
exempted or modified by this section shall apply; and, for each of the land uses developed in the
district, all provisions of the Land Use Ordinance pertaining to the use classifications for such land
uses shall apply except as specifically exempted or modified by this section.
(e)
Development in the district shall be consistent with the 2011 site specific planning
study in that the district shall include: (i) commercial uses at a neighborhood or community scale,
(ii) diversity of housing types and sizes, (iii) shared green spaces, (iv) bicycle and pedestrian
connectivity, (v) designated locations for transit service serving the district, (vi) central parking
1
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areas that can be shared among uses, and (vii) opportunities for uses intended to provide services
for senior or elderly populations. Furthermore, development in the district shall be designed to
retain a rural setting through the use of undisturbed buffers, building setbacks, landscaping,
including, to the extent practicable, existing trees and the natural topography.
(f)
The district shall contain four flexible use areas. Two of these areas shall be used
for residential purposes, one for low-to- medium density residential and the other for high-density
residential such as multifamily units. For the remaining two use areas, one may be used for a
mixture of commercial and residential uses and the other for commercial uses. For the purpose of
this section, the use areas shall be described with the prefix, “EU,” for example: EU-R1, EU-R2,
EU-MU, and EU-C. Residential dwelling units may be located in all use areas, but the maximum
density for the district shall be limited to ________; for the purpose of this calculation, accessory
dwelling units shall be counted as a half dwelling unit. Specific requirements and performance
standards for each use area are described in Subsection (h) below.
(g)

Development in the district shall be subject to the following requirements:
(1)

The more intensive uses of the district (i.e., EU-R2, EU-MU, and EU-C
shall be oriented toward Eubanks Road.
a. Buildings that are visible from Eubanks Road shall be designed and
constructed with two primary elevations or facades, one facing Eubanks
and the other facing the corresponding internal street.
b. A combination of a Type “B” semi-opaque screen and Type “C” broken
screen shall be used along Eubanks Road to soften the visual impact of
the building massing while retaining sufficient sight-lines for viewing
signage and street intersections.

(2)

Development in proximity to Old NC 86 and the northern district
boundaries shall: (i) consist of uses that are less intensive (i.e., EU-R1), or
(ii) be constructed to bear a resemblance to residential buildings in terms of
design or scale and massing. A Type ”C” broken screen shall be used along
NC Old 86.

(3)

The district shall contain a minimum of 20-percent open space as defined
by Section 15-198(b)(1) of this chapter, except that the requirement for a
minimum width of 50 feet, described in subsection 15-198(b)(2), shall be
reduced to a minimum width of 25 feet.
a. At least 5 percent of the open space shall be maintained and centrally
located for outdoor activities or visual enjoyment.
b. Open space shall be connected to the bicycle and pedestrian networks
within the district.
c. Up to 25 percent of the recreation facilities required for the residential
uses pursuant to Section 15-196 of this chapter, may be located within
the common open space described in subsection 15-350(g)(4)(a) above
2
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so long as such facilities are within a quarter mile of the residential use
area they are intended to serve.
(4)

A traffic impact analysis shall be conducted pursuant to Section 15141.5(c)(10A) of this chapter as part of the establishment of the district.
a. Access points to the district shall be provided off of Eubanks Road.
b. Future road improvements to Eubanks Road and Old NC 86 shall be
determined in consultation with NCDOT as part of the
transportation impact analysis.
1. Improvements shall include the construction of bicycle lanes
and sidewalks along the road frontage for Eubanks Road.
2. Pursuant to Section 15-316 of this chapter, street trees shall
be planted along Eubanks Road.
c. All streets shall connect to existing streets or anticipated or proposed
surrounding streets pursuant to Sections 15-214 and 15-217.
d. Internal streets shall be constructed to the design standards in Article
XIV as public streets including, where required, bicycle and
pedestrian infrastructure.
Street trees shall be required in
accordance with Section 15-316.
e. Streets shall be designed to accommodate refuse and recycling
collection in an efficient manner.

(5)

The design for the district shall meet or, to the extent practicable, exceed
the minimum tree canopy coverage standards described in Section 15-319.

(6)

A master parking plan shall be established for the district based on (i) the
presumptive standards in Section 15-291 for the anticipated land uses in the
four use areas, and (ii) an additional number of parking spaces equal to 20
percent of the total and located on the master conceptual plan for the district
as “over flow parking area.” This additional number of parking spaces is
intended to allow for flexibility in the overall development while assuring
sufficient parking at any time. Applicant shall provide a table to account
for scenarios relating to different use ratios for commercial and mixed-use
use areas that have been used to generate the totals in (i) and (ii) above as
well as any anticipated use of satellite parking.
a. All other standards applicable to parking (i.e., the dimensions for
parking spaces, aisle width, percentage of compact and ADA spaces
and shading requirements in Article XVIII and XIX) shall apply.
b. The number of bicycle parking spaces and design standards in
Sections 15-291 and 15-291.5 shall govern.

(7)

A bicycle and pedestrian network shall extend throughout the district,
connecting the residential use areas to destinations within and outside of the
3
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district, including transit stops. The approximate location of this network
shall be shown on the master plan. Infrastructure shall extend to the
boundaries of the district to provide connections to existing and anticipated
bicycle and pedestrian facilities outside of the district.
(8)

The district shall include infrastructure for transit service, including pulloffs and/or bus shelters alongside and/or within the district. The
approximate locations of transit facilities shall be shown on the master plan.

(9)

The master plan for the district shall include a stormwater analysis sufficient
to determine compliance with requirements of Article XVI, Part II, Storm
Water Management for the overall district as well as each use area or phase
of development.
a. The master plan shall include a timeline for the installation of stormwater
features as well as the schedule for converting erosion control features
into permanently maintained SCMs.
b. Erosion control features shall be designed and installed to provide
sufficient stabilization during each phase of development.
c. Stream buffers and Town drainage easements located within the district
shall be identified and delineated.

(10)

Graphic illustrations adopted as part of the establishment of the district shall
include examples of buildings and architectural standards for the district
overall and for the use areas.
a. Buildings and architectural standards shall be generally consistent
with the conceptual plans and narrative report prepared during the
site specific planning study.
b. Examples of architectural standards shall include representations of
typical buildings and building elements by use in each use area, such
as building massing, roof design, the inclusion of porches or not,
exterior cladding, fenestration patterns, etc.
c. The adopted standards shall be used for the purposes of approving
subsequent zoning and building permits.

(11)

A master sign plan shall be provided as part of the establishment of the
district subject to the standards in Article XVII of this chapter. The total
number of freestanding signs shall be limited to entrance signs at each point
of access to the district and identification signs for the use areas.

(h)
For the purposes of this Section, the residential, mixed use and commercial uses
areas may consist of the permissible uses identified in the Table of Permissible Uses adopted as
part of the establishment of the district (Table 1 attached). All uses shall be subject to a zoning
permit in accordance to Subsection 15-141.5(11)(d) and Subsection 15-350(o) of this chapter.

4
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(i)

Dimensional regulations for the use areas are shown in the following tables.
a. Minimum Lot Size Requirements:

Table 2 Minimum Lot Size Requirements - Square Feet
ZONE

Minimum Square Feet

EU-R1

4,000 except that the size may be reduced to 2,000 square feet in an
architecturally integrated subdivision on a tract of at least 40,000
square feet.
1,500 square feet
7,500 square feet if used for residential purposes, but no minimum lot
size for other permitted uses.
7,500 square feet if used for residential purposes, but no minimum lot
size for other permitted uses.

EU-R2
EU-MU
EU-C

b. Residential density shall be subject to the provisions of this section and for use
area EU-R1 the provisions of Section 15-187, (Architecturally Integrated
Subdivisions); every lot developed for residential purposes shall have the
number of square feet per dwelling unit indicated in the following table.
Table 3 Residential Density*
Minimum Square Feet per Dwelling Unit, MultiZONE
family and Duplex
EU-R1
2,000
EU-R2
1,500
EU-MU
7,500
EU-C
7,500
c. Minimum lot width requirements are shown in Table 4 below.
Table 4 Lot Width
ZONE

LOT WIDTH

EU-R1
EU-R2
EU-MU
EU-C

100
50
75
75

d. Setback requirements by use area are shown in the table below.
Table 5 Setbacks

5
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ZONE

Minimum Distance from
Street Right of Way line

Minimum Distance from
Street Center line

Building

Building

EU-R1
EU-R2
EU-MU
EU-C

15
15
15
15

Freestanding
Sign
7.5
7.5
7.5
7.5

45
45
45
45

Freestanding
Sign
37.5
37.5
37.5
37.5

Minimum Distance
from Lot Boundary
line
Building and
Freestanding Sign
0
5
15
15

e. The maximum number or stories or maximum building height as measured in
feet is listed in Table 6 below. Height is determined by the calculation defined
in subsections 15-185(g)(1) through 15-185(g)(3) of this chapter.
Table 6 Building Height Limitations
ZONE

MAXIMUM HEIGHT

EU-R1
EU-R2
EU-MU
EU-C

35’
Three stories or 50’
Two stories or 28’
28’

(j)
In accordance with the standards described in Section 15-188 of this chapter, the
district shall contain at least 25 percent size-limited dwelling units, consisting of at least 15 percent
of the total dwelling units constructed with not more than 1,350 square feet in heated floor area,
and 10 percent with not more than 1,100 square feet in heated floor area. The determination of
square footage shall be made at the time such units are initially conveyed.
The location of the size limited dwelling units shall not be limited to the residential use areas and
may be located throughout the district so long as at least 25 percent of the total number of dwelling
units meet the size limited criteria at any time.
The inclusion of affordable housing units, as defined in Section 15-182.4 is encouraged. The
maximum density for the district shall take into account the possible density bonuses permissible
by the inclusion of affordable units, in subsection 15-350(f) above.
(k)
Pursuant to the Section 15-196 of this chapter, active recreational areas and
facilities shall be provided for the residential use areas (EU-R1 and EU-R2) in the district as
determined by the calculations in subsections 15-196(b), 15-196(c), and Appendix G. The
provisions outlined in subsections 15-196(e) through 15-196(g) shall also apply to the district. The
urban amenities provisions, described in subsection 15-204, exclusive of 15-205, shall be
applicable to residential units located in the commercial use areas (EU-MU and EU-C).
(l)
The number of parking spaces in the district for the residential use areas shall
conform to the vehicular and bicycle space calculations in Section 15-291, except that parking for
restaurant uses (8.000) shall be reduced from 1 space per 100 square feet of gross floor area to 1
6
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space per 200 square feet of gross floor area. Requirements for shading in parking areas described
in Section 15-318 shall apply to the district.
(m)

Provisions for utilities shall be in compliance with Article XV of this chapter.
(1)

The petitioner seeking to rezone to a FLX district shall provide evidence of
approval for water and sewer service by OWASA prior to the establishment
of the district. The developer of any use area shall provide evidence of
construction plan approval for the installation of water and sewer by OWASA
prior to receiving permit approval of each use area.

(2)

Outdoor lighting in the district shall comply with the requirements of Article
XV, Part II.

(o)
Development in the district shall be approved with a zoning permit, subject to the
requirements in Article IV of this chapter.
(1)
Notwithstanding the foregoing, for the purposes of determining whether the
development will have or may have a substantial impact on surroundings
properties pursuant to Section 15-52(d), the administrator shall evaluate
whether the development is consistent with the requirements of Section 15350 and any graphic illustrations, such as a master plan, adopted as part of the
establishment of the district.
(2)

The phasing or sequencing of development shall be determined as part of
the establishment of the district.

(3)

Amendments to the provisions of this Section may be made after a new
public hearing based on substantial changes in (i) market forces, or (ii)
circumstances regarding the use or development of properties within or in
the vicinity of the district, or (iii) a request to increase the maximum density
for the district.

(4)

Property within the district may be subdivided following the provisions
applicable to minor subdivisions pursuant to Section 15-141.5(g).

(p)
Pursuant to subsections 15-350(d) and 15-350(e) above, development in the district
shall be governed by regulations in this article where articulated; standards are not specifically
enumerated in this chapter are subject to the applicable regulations in this chapter.
Section 2. All provisions of any town ordinance in conflict with this ordinance are
repealed.
Section 3. This ordinance shall become effective upon adoption.
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Orange County Affordable Housing Coalition
Principles for Review of Affordable Housing Plans in Multifamily Rental Developments
In Orange County, the gap between the supply and the need for affordable housing is wide.
More than 40% of Orange County households are eligible for most income-based affordable
housing, while only 3% of the total housing units in the county are permanently affordable. As
of 2018, 13,163 households in Orange County are cost-burdened – earning below 80% of AMI
and paying more then one-third of their income for housing.
The need for affordable housing has grown significantly over the last 10 years, with lowerincome households continuing to be priced out of the market. For example, an individual
working full-time, year-round, and earning the Orange County Living Wage of $14.25 per hour
can afford up to $741 per month for rent and utilities. Meanwhile, in 2019, the Fair Market
Rent standard for a one-bedroom apartment in Orange County is $902. And the going rate for
many of the newer, Class A rental developments Affordable rent for individual earning
is more like $1,400 for a one-bedroom – double
Orange County Living Wage
$741
the rate an individual working full-time at a
Fair Market Rent for 1-BR
$902
living wage could reasonably afford.
Going Rate for Class A 1-BR $1,400
The urgency and gravity of the need for affordable housing in our community demands decisive
action. The Orange County Affordable Housing Coalition is advocating for the following
guiding principles when considering the affordable housing plans of residential rental
developments:
• Incorporate affordable units on-site whenever possible, building 15% of proposed
units as affordable units. If incorporating 15% affordable units on-site is not a viable
possibility for the specifics of the development, combine a payment-in-lieu contribution
with a lesser percentage on-site, or provide a payment-in-lieu capable of producing the
equivalent number of units.
• Ensure any affordable units are rented at a rate affordable to households with a gross
income less than 50% of Area Median Income (AMI). A two-person household earning
the Orange County Living Wage has a gross income of a little less than 50% of AMI.
Pricing these units at rates affordable for households earning 50% of AMI will ensure
these units can serve as living-wage rentals.
• Commit to a 30-year period of affordability. As a standard, the federal government set
the 30-year affordability standard for Low-Income Tax Credit (LITC) properties.
Moreover, as housing demand in our region continues to mount, affordability will likely
become even more challenging in the coming years. To make a real contribution to
affordability, dedicated units must endure.

•

•

•
•
•

Partner with an affordable housing agency, local government, or third-party agency to
screen tenants for income qualifications. Supporting agencies are well-equipped in
monitoring these requirements and connecting with eligible tenants in need of housing.
Establish a contract with a partner entity for this service.
Accept Housing Vouchers for the affordable units. Do not disqualify tenants based on
the source of their income. Allow eligible residents with Housing Vouchers to rent units
in the development.
Dedicate all affordable units to households that are not comprised entirely of full-time
students.
Promote access to housing, including by considering extenuating circumstances for
applicants who may have criminal or credit issues
Ensure the affordable units are integrated appropriately into the development as a
whole, including similar bedroom-counts and exterior appearance.

AHAC Homework: Guiding Principles for Development Review
Each member is being asked to submit 1-2 guidelines

Name:
Example: Rebecca Buzzard

Suggested Guidelines:
Units (rental or ownership) available to families
earning 50% or below of the Area Median Income
(AMI).

FY19-20 AHAC Meeting Schedule
October 16, 2019

Known Agenda items
Discuss and Recommend Applications

November 20, 2019

December 18, 2019

January 15, 2020

Discuss and Recommend Applications

February 19, 2020

March 18, 2020

April 15, 2020

May 20, 2020

June 17, 2020

Discuss and Recommend Applications

Carrboro Affordable Housing Advisory Commission
Seat Designation
In-Town
In-Town
In-Town
In-Town
In-Town
ETJ
Special Expertise Related to
Affordable Housing
Board of Aldermen Liaison
Staff Liaison
Staff Liaison

Appointee
Amy Singleton
Cain Twyman
Gabriel Vinas (Vice-Chair)
Quinton Harper (Chair)
Betty Curry
Terri Buckner
Tyran Hill

Term Expiration
Feb-21
Feb-20
Feb-22
Feb-20
Feb-22
Feb-21
Feb-21

Barbara Foushee
Rebecca Buzzard
Anne-Marie Vanaman

Composition – 7 members
• Five residents of the Town of Carrboro, to be appointed by the Board of Aldermen
• One resident of the Town of Carrboro or the extraterritorial planning jurisdiction, to be appointed by the Board of Aldermen
• One member who is not required to be a resident of the Town of Carrboro, but has special expertise related to affordable housing, to be
appointed by the Board of Aldermen
• Members shall serve three-year staggered terms, but may continue to serve until their successors have been appointed. Members may be
appointed to successive terms in the Board of Aldermen’s discretion.

