TOWN OF CHAPEL HILL
Planning Department
405 Martin Luther King Jr. Blvd
phone (919) 968-2728
fax (919) 969-2014
www.townofchapelhill.org

ZONING ATLAS AMENDMENT
APPLICATION
Parcel Identifier Number (PIN):

9787153532, 9787154615, 9787154766,
9787156928, 9787059854

Date: 11/28/2012

Section A: Project Information
Section A: Project Information
Project Name:

Southern Village Hotel and Apartments

Property Address:

1020 - 1100 US 15-501 South, Chapel Hill

Use Groups (A, B, and/or C):
Project Description:

Zip Code:

Existing Zoning District:

A&B

27516

R-2 and R-5-C

Rezone from R-2 and R-5-C to MUV-Arterial to allow for the construction of a 115-125 room hotel with parking
underneath and the construction of a 68 unit apartment bldg or a 48k sq. foot office bldg with both parking
underneath and structured parking.

Section B: Applicant, Owner and/or Contract Purchaser Information
Applicant Information (to whom correspondence will be mailed)
Name:

Redwing Land, LLC, an affiliate of Bryan Properties

Address:

400 Market Street, Ste. 115

City:

Chapel Hill

State:

Phone:

(919) 933-4422

Email:

Zip Code:

NC

27516

rosemary.waldorf@gmail.com

The undersigned applicant hereby certifies that, to the best of his knowledge and belief, all information supplied with
this application is true and accurate.
Signature:

Date:

Owner/Contract Purchaser Information:
Owner

Contract Purchaser

Name:

Redwing Land, LLC, an affiliate of Bryan Properties

Address:

400 Market Street, Ste. 115

City:

Chapel Hill

State:

Phone:

(919) 933-4422

Email:

Zip Code:

NC

27516

rosemary.waldorf@gmail.com

The undersigned applicant hereby certifies that, to the best of his knowledge and belief, all information supplied with
this application is true and accurate.
Signature:
Date:

Revised 05.16.11
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Parcel Identifier Number (PIN):______________________

ZONING ATLAS AMENDMENT APPLICATION
SUBMITTAL REQUIREMENTS
TOWN OF CHAPEL HILL
Planning Department

The following must accompany your application. Failure to do so will result in your application being considered incomplete. For
assistance with this application, please contact the Chapel Hill Planning Department (Planning) at (919)968-2728 or at
planning@townofchapelhill.org. For detailed information, please refer to the Description of Detailed Information handout.
Application fee (refer to fee schedule)

Amount Paid $

Pre-Application Meeting – with appropriate staff
Digital Files - provide digital files of all plans and documents
Mailing list of owners of property within 1,000 feet perimeter of subject property (see GIS notification tool)
Mailing fee for above mailing list

Amount Paid $

Written Narrative describing the proposal
Statement of Justification
Digital photos of site and surrounding properties
Legal description of property to be rezoned
Phasing Plan (if applicable) indicating phasing boundaries and phasing notes
Reduced Site Plan Set (reduced to 8.5"x11")
Pl

Plan Sets (15 copies to be submitted no larger than 24”x36”)
Sets (8 Plans should be legible and clearly drawn. All plan sets sheets should include the following:
•
•
•
•
•
•
•
•

Project Name
Legend
Labels
North Arrow (North oriented toward top of page)
Property Boundaries with bearing and distances
Scale (Engineering), denoted graphically and numerically
Setbacks
Streams, RCD Boundary, Jordan Riparian Buffer Boundary, Floodplain, and Wetlands Boundary, where applicable

Area Map
a)

Project name, applicant, contact information, location, PIN, & legend

b)
c)

Dedicated open space, parks, greenways
Overlay Districts, if applicable
Property lines, zoning district boundaries, land uses, project names of site and surrounding properties,
significant buildings, corporate limit lines
1,000 foot notification boundary

d)
e)

Revised 05.16.11
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Southern Village Hotel and Apartments or Offices
Rezoning Application
December 12, 2012
Applicant:

Bryan Properties, Inc.
400 Market Street, Suite 115
Chapel Hill, NC 27516
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Introduction
Bryan Properties, Inc. appreciates the opportunity to present to the Mayor and Council,
town staff and advisory boards an addition to the Southern Village mixed-use neighborhood.
This addition is not grand in scale but will carry a very important economic impact for our
Village Center.
We seek your approval for a 115- to 125-room hotel with two attractive fronts -- one on US 15501 South and a second pedestrian-oriented front that faces onto Barksdale Drive in the
Southern Village Apartment District. The market objective of this hotel is to bring visitors to
Southern Village to support existing restaurants and businesses.
This request is for rezoning of 3.48 acres between Southern Village Apartments and US 15501 from Residential 2 and Residential 5 Conditional to Mixed Use Village Arterial.
We propose to add 68 units to the Southern Village Apartments community. These
apartments would share existing infrastructure and increase the availability of one- and twobedroom rentals. The Southern Village Master Plan approved in 1993 called for 1,388
dwelling units. We have completed 1,152 homes, townhomes, condominiums and
apartments -- 16 percent fewer than allowed.
In addition, this application for rezoning and Special Use Permit asks the Mayor and Town
Council to approve a 48,000 square foot office building as an alternative to the 68-unit,
60,000 SF apartment building. Our intention would be to construct either office space OR
apartments, depending on market demand. Currently the office market in Southern Village is
at full occupancy, even though the overall Chapel Hill market has a 15 percent vacancy rate.
Southern Village Apartments currently report around 90 percent occupancy, below the
optimum of 95 percent. Either additional office or residential apartments would have
beneficial effects for our village businesses and restaurants.
This project offers aesthetic and financial benefits for the larger community. It will
significantly enhance the southern entranceway appearance. An attractive appearance from
US 15-501 is extremely important to Southern Village, as our existing commercial buildings
are not visible from US 15-501.
A new, landscaped hotel and apartment or office building will comply with the communitywide goals and design principles of the Chapel Hill 2020 Comprehensive Plan and replace
1960s-era rentals that lost much of their front yards to the US 15-501 South widening. The
hotel will add valuable non-residential tax base and sales and occupancy tax revenues,
strengthen the Village Center micro-economy and provide connections for social, physical
and economic activity in the neighborhood.
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Background
D.R. Bryan, President of Bryan Properties, Inc., was the master developer of Southern Village
and holds an ownership interest in The Lumina Theater, several Village Center buildings
(700, 300, 400 and 410) as well as a minority interest in Southern Village Apartments. Bryan
Properties, Inc. currently manages The Lumina Theatre and the Market Street Association
and Village Center.
Initial approval of the Southern Village Master Plan and Special Use Permits was granted in
November 1993 and construction continued over a decade, with the final single family home
sold in 2003. The Village Center buildings were completed over a six-year period, 1999-2005.
In seeking approval for a hotel and additional apartments or office space, we are continuing
the flexible, creative and results-oriented approach that has made Southern Village
successful and appealing.
Our track record with creative partnerships is strong.
Weaver Street Market. As developers, we were determined to have a grocery store
as our anchor, and the families moving to Southern Village certainly wanted a neighborhood
grocery. The town limited the space to 15,000 SF, which ruled out conventional grocery
stores. WSM’s general manager made it clear that WSM would need start-up capital. We
raised money from loans and new memberships. In addition, the landlord paid for the WSM
upfit and established the rental rate as a percentage of gross sales. WSM’s sales have grown
each year and in 2007 they expanded their space by 25 percent.
The Lumina Theatre. We wanted a movie theater as a second anchor, to attract
movie-goers from outside the neighborhood to support our restaurants and businesses.
Because the Village Center does not have highway visibility, no theater chains were
interested. So we partnered with a local Raleigh theater operator to create the Lumina. Early
on, we began showing outdoor movies on weekends to bring more patrons to the Village
Center.
Christ Church. The minister approached us about a Southern Village location. We
welcomed a church, as an architectural anchor and feature of traditional downtowns. A
church, we believed, would help us create a more authentic place. Initially, the church
believed six acres were needed. We helped them understand that they could achieve their
program on 1.3 acres, as Village Center parking was adjacent to their proposed location and
would be vacant when the church needed parking. We donated land to Christ Church.
Scroggs Elementary School. Two Town Council Members realized in 1994 that there
was no particular plan for a six-acre tract adjacent to the Village Center. They asked us if we
would donate the land for an elementary school. We agreed, and the town added some
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acreage from its park site, in exchange for use of parking and recreational facilities after
school hours. It was an excellent outcome for all parties.
Chapel Hill Day Care. This day care center was operating from a temporary and
inadequate location. We sold them their site a below-market land cost. The center expanded
its space two years ago.
Park-Ride Lot. Of course, town officials are well aware that we were delighted to
cooperate with the town to create the Southern Village Park-Ride Lot, a vital component of
our transit-oriented development.
As developer-owners, we enjoy creating successful new built environments and have
worked hard to create a thriving Village Center. We are currently in discussions with hotel
operators, who advise us that 115-125 rooms are necessary to make this project economically
viable. These experts believe that this is an excellent hotel location for the Chapel Hill
market, as there are no hotel facilities south of the UNC campus. In addition to leisure
visitors, this hotel would offer a convenient location for persons visiting UNC Hospitals and
conducting business at the University.
In summary, we have a 20-year record of commitment to community partnerships, excellent
human-scale design and financial viability in all of the Southern Village neighborhood and in
the Village Center in particular. We would bring this same level of commitment to a
partnership with a professional hotelier and a new apartment or office building.

Location of Southern Village Hotel and Apartments or Offices
Our project is located on the Southern Village side of US 15-501 South, on four parcels
currently zoned R-2, low-density residential. Redwing Land, LLC, an affiliate of Bryan
Properties, Inc., purchased one of these parcels (it is green space) and have contracts to
purchase three single-family rental properties, contingent on receiving approvals from the
town. By combining these parcels with approximately 1.93 acres of property currently
owned by Southern Village Apartments, we are able to design a hotel and apartment or
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office building that will allow people to walk along Barksdale Drive to the Village Center and
access the new buildings with their vehicles from US 15-501.
Each of the three rental homes (photos below) is occupied by a single male adult and all are
aware of our proposal. All three property owners support our proposal. The owners of
rental property to the south (along US 15-501) are fully informed as well.

Photographs from Existing Site

Janet Allen Property from 15/501

James Paliouras Property from 15/501

Timothy Holleman Property from 15/501

From Barksdale Drive into site
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ADJACENT PROPERTIES

Jim Allen Property south of site

Jim Allen Property south of site

Creekside Crew Property north of Site
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Project Description
Key Features
Hotel
Upscale national flag hotel
4-story, 115-125 rooms, 78,137 SF
Height is 44 feet facing Barksdale, 58-72 feet facing US 15-501
Two levels of parking beneath the building, minimizing impervious surface
On-site meeting facilities, restaurant
Recreation provided by swimming pool and indoor fitness facilities
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Apartment Building
Addition to existing Southern Village Apartments (currently 250 units)
4-story, 68 units, mix of one- and two bedroom apartments
Height is 40 feet facing Barksdale, 54-64 feet facing US 15-501
Two levels of parking beneath the building, minimizing impervious surface
Incorporate indoor recreation facilities; residents would have use of Southern Village
Apartments swimming pool
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Office Building
3-story, 45,000 SF Class A office space
Height is 42 feet facing Barksdale, 56-66 feet facing US 15-501
Two levels of parking underneath building
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Access
Vehicular access is right-in, right out from 15-501. Except for intersections with traffic lights,
access along 15-501 in Chapel Hill is a RI/RO situation. The NC DOT District Engineer has
approved a RI/RO access for our proposal. He further noted that our proposal does not meet
the separation requirements for a median break and signal on 15-501. In fact, we would be
replacing three RI/RO points with one.

Stormwater Management
All stormwater from these two buildings will be managed on site for both quality and
quantity. Placing parking underneath the building enhances the appearance from the
Entranceway but also significantly reduces the amount of impervious surface created by our
project.

Request for Rezoning
We request that 3.48 acres encompassed by our proposal be rezoned from Residential 2 and
Residential 5 Conditional to Mixed Use Village Arterial. This zoning designation was created
during the review of the Meadowmont mixed use neighborhood and village center. It did
not exist when Southern Village was approved, but seems appropriate for what we are
proposing. The MUV-A designation allows for both residential and commercial development,
and stipulates that in the MUV-A zone at least 25% of the use must be residential and at least
25% non-residential. Our proposal for a new hotel and apartment building would comply with
all the requirements of this zone. US 15-501 is an arterial road, not a collector street;
therefore, MUV-Collector is not an appropriate zone for our project area.

Request for Zoning Text Amendment
To enable us to obtain approval for a Special Use Permit for a hotel and an office building,
we are asking that the Mayor and Council approve a text amendment to the Mixed Use
Village Zoning regulations, as follows:
“When MUV zoning is proposed for a new project that is adjacent to an existing Mixed Use
Village Center, the requirement for 25% residential may be waived, provided that the entire
Village Center, including the new projects, maintains at least 25% of the floor area devoted to
residential uses and at least 25% of the floor area devoted to office/commercial uses.”

Requirements for Rezoning
Chapel Hill’s Land Use Management Ordinance permits zoning amendments for the
following reasons:
A.

To correct a manifest error in the Chapter, or
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B. Because of changed or changing conditions in a particular area or in the
jurisdiction generally.
C.
To achieve the purposes of the comprehensive plan.
D.
To achieve the purposes of the downtown small area plan.
E.
Reducing the carbon footprint impact of a development via energy conservation
practices.

Statement of Justification for Rezoning
Reasons B, C and E are applicable to this rezoning request from the current R-2 and R-5-C
district to the MUV-A district for the 151,558 SF of gross land area between US 15-501 and
Barksdale Drive.
B.

Changes or Changing Conditions

When Southern Village was approved in 1993, these R-2 and R-5-C parcels were adjacent to
but not inside the project boundary. In the interim, a 312-acre mixed-use neighborhood with
a mixed-use Village Center and 1,152 residential units has been completed at the back door of
these four parcels. These parcels now stand between a population center of more than
3,000 people and a four-lane, median-divided federal highway that carries 20,000 vehicles
per day. Low-density residential may have been appropriate when 15-501 was a two-lane
road and this general area was not in the Chapel Hill city limits, but it is no longer the highest
and best use of this four-acre tract.
C.

Achieving the Purposes of the Chapel Hill 2020 Comprehensive Plan

In June 2012 the Town Council adopted the Chapel Hill 2020 Plan, making this document the
new Comprehensive Plan for Chapel Hill. The Southern Village Hotel and Apartments or
Offices proposal achieves the following community-wide goals of the Chapel Hill 2020
Comprehensive Plan:
Increase in commercial tax base (through hotel and office)
This investment is projected at $20 million. At the current tax rate, this new project
would generate $309,058 per year in ad valorem revenues for the town, county and school
district. Assuming 65 percent occupancy of the hotel, the Town of Chapel Hill and Orange
County would realize more than $170,000 each per annum in occupancy tax revenues.
Adds to variety in types of housing (one and two bedroom apartments)
Apartments of this design -- predominantly one- and two-bedroom -- would likely
attract young professionals and graduate and professional students who prefer to live in a
walkable town center and take transit to work or the University.The 68-unit apartment
building, with flats and one-bedroom lofts, would bring a different type of residential
housing to an established neighborhood where all infrastructure is in place. This is desirable
infill.
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Enhances the southern entranceway
Replaces 50-year-old ranch houses with attractive, properly scaled and landscaped
new construction.
Promotes connectivity of all types -- social, economic, physical (walkable design)
The 2020 Plan states that one of the highest-order community-wide goals is achieving
greater connectivity -- social, economic and physical. The Southern Village is one of the
community’s most successful examples of how physical development can achieve physical
connectivity as well as social and economic connections. The Village Center’s cultural, social
and commercial activities -- both planned and spontaneous -- create opportunities for
interaction and connection literally every day of the year. A new use -- a hotel -- would both
diversify and increase the opportunities for connection.
Strengthens existing businesses
A hotel would be a very important third anchor, joining Weaver Street Market and
the Lumina Theater as anchors of the Village Center. A hotel offers excellent value-capture
for a walkable town center. We would be bringing our retailers an ever changing market –
115 - 125 rooms of foot traffic. The Chapel Hill-Carrboro Visitors Bureau reports that in 2012, a
person who stays overnight in Chapel Hill spends an average of $285 per day for lodging
($126), food and beverage ($85), shopping ($37) and transportation ($37). A hotel would
strengthen the long-term vitality of the Village Center. The hotel itself is inherently mixeduse, with lodging, a restaurant and meeting space.
Supports local visitors program
A hotel would have a beneficial fiscal impact, adding to the non-residential tax base in
an area where municipal services are already provided. It would also contribute occupancy
tax revenues to local governments. The location is an excellent fit for our public transit
system, enabling visitors to visit UNC Hospitals, conferences, sports events and concerts by
using Chapel Hill Transit.
Today there is not a hotel between the Carolina Inn and Siler City. We have 1.5 million
overnight guests each year. Our Visitors Bureau reports that occupancy has been steadily
climbing since the slump we experienced after the 2008 financial crisis. For example, in
August, occupancy was 67.7%, up 3.1% from 2011. Two-thirds of our overnight visits are
related to the University. However, the “visiting friends and family” market is seeing a leap,
and the area’s cultural amenities are also attracting guests from the Atlantic Coast and “halfbackers” traveling from Florida to points north. Slowly, we are becoming a year-round
destination.
Chapel Hill has 1,511 rooms and Durham has 7,384 rooms. There is “leakage” to
Durham during peak times.
Promotes transit ridership
Hotel guests will be encouraged to use Chapel Hill Transit, and the shortage of visitor
parking at UNC certainly will reinforce this message for guests visiting the campus. Chapel
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Hill Transit comes to Southern Village 16 times per day. This project -- both the hotel and the
apartments or office -- will enhance Southern Village’s established success as a Transit
Oriented Development.
Efficient use of public facilities
The project uses infrastructure that is already in place (roads and sidewalks, water
and sewer) and is close to Southern Village Greenway and Southern Community Park.

Complies with Chapel Hill 2020 Design Guidelines
The project placement and design are consistent with the design and use principles in the 15501 South Discussion Group report that is now part of the adopted Chapel Hill 2020
Comprehensive Plan. Specifically, the project employs these principles, listed in bold type:
Emulates the design principles of the market area of Southern Village. Key design principles
of the Village Center that will be employed include:
1. Hiding the parking. In this proposal, all parking is beneath the buildings, in two
levels.
2. Creating “permeable” building facades. The design will create interest with
windows, materials and relief.
3. Bringing buildings to the sidewalk. The hotel and apartments will have
pedestrian access to Barksdale Drive, emulating the streetscape of the
Village Center. Visitors will have a short walk to restaurants and shops.
Building heights. The 15-501 South Discussion Group agreed that building heights in the area
across the highway from Southern Village should “emulate” the market area of Southern
Village. Their principles did not speak specifically to the area adjacent to Southern Village
that we are proposing to develop. Here are example heights of buildings in the Village
Center:
Weaver Street Market
410 Building

42 feet at front, 49 feet at rear
40-43 feet at front, 52-58 feet at rear

These height differences between front and rear are created by slope. With the 410, 400 and
300 buildings, we took advantage of slope to place parking underneath the buildings.
Weaver Street Market does not offer parking under the building.
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These are the proposed heights for a new hotel and apartment building:

Hotel
Apartments
Office

Facing
Barksdale Drive
44 feet
40 feet
42 feet

Facing
US 15-501
58-72 feet
54-64 feet
56-66 feet

The heights on the Barksdale (Village Center) side are comparable to existing building
heights. This is appropriate for buildings that come directly to the sidewalk on Barksdale and
face existing apartment buildings. From this view the parking is concealed. The heights on
the highway side are greater. These heights are appropriate for buildings that are 70 feet
away from the sidewalk on 15-501. We do not expect this to have a village feel, as it faces a
federal highway with a 45 mph speed limit and 20,000 vehicles per day.
Uses compact design: multi-story with parking underneath buildings, minimizing impervious
surface.
Adds a commercial use (hotel with restaurant).
Minimizes traffic impact on neighborhoods. Vehicular ingress and egress from 15-501 only
with no vehicular connection to Barksdale Drive in the Southern Village Apartments.
Provides corridor buffer and allows for visibility of the hotel. Frontage along 15-501 will be
generously landscaped with a visual break in front of hotel.
Enhances the Green Gateway by replacing outdated, poorly maintained buildings. Our
design opens up the corridor visually by setting the buildings back.
Creates very limited impact on schools. School impact fees will be paid for each apartment
unit. Chapel Hill-Carrboro Public Schools has a “student generation rate” formula that
projects how new residential development will increase the number of students. Using that
formula, a 68-unit apartment building would generate 2.6 elementary students and 4.8
students across all grades K-12.
Provides pedestrian connectivity to the existing Village Center.
Recognizes the spirit of the Southern Small Area Plan (1992). The Southern SAP called for a
concentration of village-style, mixed-use development in the general area that is now
Southern Village. An apt summation of these goals is “Density, Design, Destination.”
Through density, design and destination, the Southern Village met the plan’s environmental
goals:
1. Concentrating development, thus minimizing land disturbance and adverse
stormwater impacts.
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2. Creating a transit-oriented design that reduces vehicle trips and, with the
park-ride lot, facilitates use of Chapel Hill Transit by both Southern Village
residents and commuters who come in from the south.
3. Designing the neighborhood to be walkable, with sidewalks and street trees
throughout the development.
The two proposed new buildings (apartments and hotel) incorporate all of these attributes
and thus carry forward the goals of the Southern SAP that are relevant to the Southern
Village community.
E. Reducing the Carbon Footprint impact of a Development Via Energy

Conservation Practices.
An Energy Management Plan for our proposed buildings is included with the Special Use
Permit submittal. Our architects, RBA Group, prepared these plans and they are specifically
intended to comply with Council Resolution 2007-04-11/R-14.
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