
A Plan for Responsible Development at Central West 
Supported by Concerned Citizens

September 10, 2013

This document has been developed by a group of citizens and some steering  
committee members who believe that none of the four alternative plans (A1, A2, 
B1, B2) developed by the Central West Steering Committee, which you will see 
tonight, are acceptable. There are places in Chapel Hill that are suitable for this kind 
of intensive urban development, but the Central West planning area is not one of 
them. Four members of the Steering Committee agree with us. Their rationale for 
not accepting any of these four plans, but instead for supporting a more appropri-
ate level of development, is attached in their letter. We support their viewpoint and 
commend it to your attention.

Thank you for caring about your community and for coming tonight to take part in 
this opportunity to shape its future.
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����������$Q�$OWHUQDWLYH�9LVLRQ�IRU�WKH�&HQWUDO�:HVW�3ODQQLQJ�$UHD
6XEPLWWHG�WR�6WHHULQJ�&RPPLWWHH�6HSWHPEHU���������

8SGDWHG�6HSWHPEHU���������

Members of the Central West Steering Committee:

We find that we cannot support any of the four plans now being considered by the Committee with-
out significant changes. This letter is not meant to discredit anyone’s hard work; rather, it is intended 
to document our understanding to date about the incompatibilities of the current four proposed plans 
with our announced objectives and principles and to clarify the big-picture concerns that led us to find 
these plans unworkable. 

1. The Central West planning area is a relatively small area, in a sea of residential neighbor-
hoods located at least 1–2 miles from the highly developed areas such as downtown and 
the 15-501-Frankin Street corridor. The available land area in Central West is not large 
enough to become a self-contained urban community as some believe it can be. We want 
to see changes that will enhance our area and complement the two nearby schools, the 
first phase of Carolina North  
(approved 800,000 square feet), and the many nearby residential neighborhoods.

2. When given an opportunity, the public has strongly supported development that will not 
clog the mobility of Estes Drive but would improve the quality of a safe biking and walking 
experience along that road. At the major community events held so far, the public opposed 
the high-intensity development now being proposed by the majority of the Steering Com-
mittee. This articulate public opposition has not been incorporated in the discussions and 
decisions of the Steering Committee.

3. The Estes-MLK intersection is already overwhelmed by traffic, rating F for many traffic 
movements at peak hours. The four plans now under discussion call for 1500 to 2300 new 
residents to be shoehorned into Central West, along with  
retail and commercial space. Much of this traffic would be channeled into Estes. The traf-
fic analysis assembled by town staff for the four current plans shows that traffic conditions 
will become even worse than F, even when considering the rosiest assumptions. Since 
most of Estes will remain a two-lane street and we have made safety near the schools a 
priority, Central West development must be planned to minimize new traffic loads on Estes 
and at the MLK-Estes intersection. The suggested “traffic mitigation strategies” could eas-
ily turn  
Estes Drive into a more dangerous road. (See attached slide). New turning lanes should be 
limited and added with care to maintain pedestrian and bike safety. We endorse the pro-
posed road circulation in our proposed map and question the unsubstantiated traffic asser-
tions found in “Demand for better traffic and budget analysis.”

4. The planning approach adopted by the Town Council to deal with each “focus area” sepa-
rately is obstructing a Town-wide comprehensive approach to  
planning. The individualized focus area approach is blocking a comprehensive, common 
sense consideration of the best overall development strategy for the Town. There is a place 
in Chapel Hill for intense urban development, but Central West is not the right place for it. 
Our principles say we are seeking development that will serve the needs of our area and 
we need to choose unique forms that suit it. 



5. The Town has studied how much residential, retail, office, and commercial space  
exists in Chapel Hill, the vacancy rates, and how much of each type of space has already 
been approved by the Town Council but not yet built. This Town-wide information should 
have guided the discussion of what development is most needed for Central West, but 
the Steering Committee has not pursued and used this information. Recent information 
provided by developers in response to questions from the Steering Committee co-chairs 
indicated that there is not a large market for office and retail. (A hotel being proposed for 
Tract A by the landowner has not been  
discussed by the Steering Committee.) 

The four Committee members who support this report want others to consider and discuss the serious 
problems we see with the current proposed plans. You will recall the plans produced by an out-of-state 
consultant were approved by Committee majority vote before we received stormwater and transporta-
tion information.  We have not studied the impacts of either of these factors on the development plans.

Alternate Vision for Central West

Our alternate vision is based on the best ideas we’ve heard so far and includes a concept map showing 
road circulation, uses, and proposed building heights. It includes: 1) retail and office space and profes-
sional housing for families in Tract A; 2) professional and single-family housing with no commercial 
development on Tracts B, C and E; and 3) preservation of the sensitive parts of Tract H. A comparison 
of the impact of design elements in each plan shows what happens when key parameters are modeled, 
illustrating how our alternative vision would add the least number of auto trips and only 323 additional 
residents. In addition, we endorse  a pedestrian and biking plan that will include all intersections in the 
impact area. We want to share this alternate view with the public on September 10, 2013. (Note: On 
Sept 3 Steering Committee declined to make it a part of the presentation.)

We will continue to advocate our views within the Steering Committee and search for consensus. We 
will be prepared to present a minority report when the recommended plan is adopted if we believe that 
the majority recommendation is not right for Chapel Hill. 

Julie McClintock     David Tuttle
Firoz Mistry      Mickey Jo Sorrell
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$Q�$OWHUQDWH�9LVLRQ�0DS
7KLV�$OWHUQDWH�9LVLRQ�0DS�ZDV�SUHVHQWHG�WR�WKH�6WHHULQJ�&RPPLWWHH�RQ�6HSWHPEHU���������E\�IRXU�FRPPLWWHH�
PHPEHUV��7KH�FRQFHSWV�DUH�FRQVLVWHQW�ZLWK�WKH�PDMRULW\�RI�SXEOLF�FRPPHQWV�RIIHUHG�DW�&HQWUDO�:HVW�PHHWLQJV��
DV�ZHOO�DV�ZLWK�DQ�HDUOLHU�&LWL]HQVҋ�PDS�SUHVHQWHG�WR�WKH�FRPPLWWHH�RQ�-XQH���WK��,W�RIIHUV�D�PDQDJHDEOH�LQ�
FUHDVH�LQ�WUDIÀF��EDVHG�RQ�DQ�DQDO\VLV�RI�H[LVWLQJ�DQG�IXWXUH�FRQGLWLRQV���SURWHFWLRQ�IRU�H[LVWLQJ�QHLJKERUKRRGV��
DQG�QR�EXLOGLQJV�LQ�WKH�PRVW�VHQVLWLYH�DUHDV��%\�IRFXVLQJ�RQ�GLIIHUHQW�W\SHV�RI�VHQLRU�KRXVLQJ��LW�PHHWV�D�UHDO�
JURZLQJ�QHHG�LQ�&KDSHO�+LOO�ZLWKRXW�DGGLQJ�WKH�QHHG�WR�EXLOG�DQRWKHU�SXEOLF�VFKRRO��&UHDWRUV�RI�WKLV�PDS�ÀQG�
WKDW�WKH�PDS�PHHWV�WKH�SXEOLVKHG�JRDOV�DQG�SULQFLSOHV�RI�&HQWUDO�:HVW�GHYHORSPHQW�DQG�WKH�7RZQҋV������3ODQ�

Central West Vision:  
Use and Circulation



'HPDQG�IRU�%HWWHU�7UDI¿F�DQG�%XGJHW�$QDO\VLV
What Effect will Central West Development Proposals have on Traffic and on the Town Budget?

&KDSHO�+LOO�LV�FRQVLGHULQJ�SURSRVDOV�IRU�LQWHQVLYH�GHYHORSPHQW�DW�&HQWUDO�:HVW��WKH�DUHD�QRUWK�DQG�VRXWK�RI�(VWHV�'ULYH�
QHDU�WKH�(VWHV�0/.�LQWHUVHFWLRQ��7ZR�RI�WKH�PRVW�FULWLFDO�LVVXHV�WR�HYDOXDWH�DUH�KRZ�VXFK�LQWHQVLYH�GHYHORSPHQW�ZRXOG�
DIIHFW�WKHVH�WZR�VWUHHWV�WKDW�DUH�DOUHDG\�SDLQIXOO\�RYHUORDGHG�ZLWK�WUDI¿F�DQG�KRZ�WKH�EDODQFH�EHWZHHQ�7RZQ�WD[�UHY�
HQXHV�DQG�H[SHQGLWXUHV�ZRXOG�EH�DIIHFWHG��7KH�DQDO\VLV�GRQH�E\�WKH�7RZQ�VR�IDU�RQ�WKHVH�LVVXHV�LV�WRR�GHIHFWLYH�WR�EH�D�
UHOLDEOH�JXLGH�WR�WKHVH�PDMRU�GHFLVLRQV�

7UDI¿F

�� $OO�IRXU�RI�WKH�GHYHORSPHQW�SODQV�QRZ�EHLQJ�FRQVLGHUHG�E\�WKH�6WHHULQJ�&RPPLWWHH�KDYH�D�WUDI¿F�VHUYLFH�UDWLQJ�RI�)�
DQG�WKXV�IDLO�WR�KDQGOH�SURMHFWHG�WUDI¿F�ZLWKRXW�PDVVLYH�³LPSURYHPHQWV´�

�� 7KH�WUDI¿F�SURMHFWLRQV�GRQH�E\�WKH�7RZQ�KDYH�VHYHUDO�TXHVWLRQDEOH�DVVXPSWLRQV��DOO�RI�ZKLFK�XQGHUVWDWH�OLNHO\�IXWXUH�WUDI¿F�

�� 7UDI¿F�JURZWK�LV�SURMHFWHG�DW����SHU�\HDU�IRU���\HDUV�DQG�WKHQ�DW�RQO\����SHU�\HDU�IRU�WKH�QH[W���\HDUV��7KLV�UHGXFHG�
JURZWK�UDWH�DIWHU���\HDUV�LV�QRW�FRQVLVWHQW�ZLWK�&KDSHO�+LOO������RU�ZLWK�/RQJ�5DQJH�7UDQVLW�3ODQ�SURMHFWLRQV�

�� 7KH�7RZQ�SURMHFWV�WKDW�QHZ�UHVLGHQWV�RI�WKH�&HQWUDO�:HVW�DUHD�ZLOO�PDNH�RQO\�����RI�WKHLU�YHKLFOH�WULSV�RQ�(VWHV�
DV�RSSRVHG�WR�0/.�DQG�WKDW�RQO\����SHUFHQW�RI�WKH�(VWHV�WULSV�ZLOO�JR�HDVW�YHUVXV�����ZHVW��%HFDXVH�PRVW�RI�WKH�
YHKLFOH�DFFHVV�WR�WKH�&HQWUDO�:HVW�DUHD�ZLOO�EH�IURP�(VWHV��WULSV�RQ�(VWHV�ZLOO�SUREDEO\�EH�PXFK�JUHDWHU�WKDQ�����RI�
WKH�WRWDO��$OVR��LW�LV�QRW�FUHGLEOH�WKDW�RQO\����SHUFHQW�RI�WKH�WULSV�ZLOO�EH�HDVWZDUG��ZKHQ�WKDW�LV�WKH�GLUHFWLRQ�RI�8QL�
YHUVLW\�0DOO��WKH�3RVW�2I¿FH��WKH�/LEUDU\��(DVWJDWH��:KROH�)RRGV��DQG�5DP¶V�3OD]D�

�� 7KH�WUDI¿F�VWXGLHV�QRZ�EHLQJ�UHOLHG�RQ�E\�WKH�7RZQ�DUH�QRW�FRPSUHKHQVLYH�VWXGLHV�ZLWK�FXUUHQW�GDWD��7KH\�DUH�
SLHFHG�WRJHWKHU�IURP�WKH�&DUROLQD�)ODWV�VWXG\�GRQH�LQ�������ZKLFK�LV�KHDYLO\�EDVHG�RQ�WKH�&DUROLQD�1RUWK�VWXG\�GRQH�
LQ��������ZKLFK�XVHV�VRPH�DFWXDO�GDWD�FROOHFWHG�DV�HDUO\�DV�������

�� 'HFLVLRQV�RI�WKH�PDJQLWXGH�RI�WKRVH�EHLQJ�FRQVLGHUHG�IRU�&HQWUDO�:HVW�PXVW�EH�HYDOXDWHG�E\�QHZ�VWXGLHV�WKDW�XVH�
FXUUHQW�GDWD�DQG�ZLWK�DVVXPSWLRQV�WKDW�KDYH�EHHQ�UHYLHZHG�IRU�SODXVLELOLW\�E\�WKH�FRPPXQLW\�

%XGJHW

�� 7KH�7RZQ�KDV�H[SUHVVHG�WKH�QHHG�WR�LQFUHDVH�WKH�WD[�EDVH�WR�SURYLGH�PRUH�UHYHQXHV�WR�FRYHU�7RZQ�H[SHQGLWXUHV��
7KLV�LQFUHDVH�LQ�WKH�WD[�EDVH�IURP�QHZ�GHYHORSPHQW�PXVW�EH�EDODQFHG�DJDLQVW�WKH�7RZQ¶V�LQFUHDVHG�FRVWV�WR�PDQDJH�
WKH�QHZ�GHYHORSPHQW��7KH�7RZQ�KDV�XVHG�D�PRGHO�WR�HVWLPDWH�WKH�HIIHFWV�RI�WKH�IRXU�SODQV�IRU�&HQWUDO�:HVW�QRZ�EH�
LQJ�FRQVLGHUHG�RQ�7RZQ�UHYHQXHV�DQG�H[SHQGLWXUHV�

�� 7KH�7RZQ¶V�DQDO\VLV�KDV�PDMRU�ÀDZV��,W�GRHV�QRW�LQFOXGH�LQ�WKH�H[SHQGLWXUH�VLGH�RI�WKH�FDOFXODWLRQ�7KH�&HQWUDO�:HVW�
VKDUH�RI�JHQHUDO�DURXQG�7RZQ�WUDQVLW�RU�WKH�FRVW�RI�QHZ�EXVHV��GULYHUV��DQG�UHODWHG�VXSSRUW�WR�KDQGOH�WKH������WR�
�������DGGLWLRQDO�GDLO\�EXV�WULSV�QHHGHG�WR�KDQGOH�WKH�QHZ�GHYHORSPHQW�WUDQVLW�QHHGV��$OVR�PLVVLQJ�DUH�RWKHU�VLJQL¿�
FDQW�FRVWV��LQFOXGLQJ�ERQG�H[SHQVH��$V�D�UHVXOW��WKH�FRVWV�RI�VHUYLQJ�WKLV�QHZ�GHYHORSPHQW�PD\�EH�XQGHUHVWLPDWHG�E\�
���SHUFHQW�

�� %HFDXVH�WKH�FRVWV�DUH�XQGHUHVWLPDWHG��WKH�IRXU�GHYHORSPHQW�SODQV�EHLQJ�FRQVLGHUHG�PD\�RQO\�EULQJ�D�QHW�EHQH¿W�WR�
WKH�7RZQ�EXGJHW�RI����������WR����������SHU�\HDU��LQVWHDG�RI�WKH����������WR����������SHU�\HDU�DV�QRZ�HVWLPDWHG�
E\�WKH�7RZQ��*LYHQ�WKLV�UHVXOW��WKH�QHW�EHQH¿W�WR�WKH�7RZQ�IURP�WKH�GHQVH�GHYHORSPHQW�EHLQJ�FRQVLGHUHG�LV�YHU\�
OLNHO\�QRW�DQ\�JUHDWHU�WKDQ�IRU�ORZHU�GHQVLW\�GHYHORSPHQW�ZLWK�IHZHU�7RZQ�VHUYLFH�QHHGV��7KH�7RZQ�VKRXOG�UHGR�WKH�
HFRQRPLF�DQDO\VLV��LQFOXGLQJ�DOO�FRVWV��DQG�DOORZ�SXEOLF�VFUXWLQ\�RI�WKH�UHVXOWV�EHIRUH�GHFLVLRQV�DUH�PDGH�

�� 7KH�7RZQ�VKRXOG�DOVR�HYDOXDWH�D�ORZHU�GHQVLW\�GHYHORSPHQW�SODQ�WR�FRPSDUH�LWV�HFRQRPLF�DQG�WUDI¿F�LPSDFWV�ZLWK�
WKH�GHQVHU�SODQV�
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&RPSDULVRQ�RI�&RQFHSW�3ODQV�
�$OWHUQDWH�3ODQ��$���$���%���%��

7UDI¿F�0LWLJDWLRQ�6WUDWHJLHV�3URSRVHG�E\�WKH�7RZQ
7RZQ¶V�WUDQVSRUWDWLRQ�FRQVXOWDQW�

FRXUWHV\�'DYLG�%RQN��7RZQ�RI�&KDSHO�+LOO

�� $�QRUWKERXQG�ULJKW�WXUQ�ODQH�ZDV�DVVXPHG�LQ�WKH�EDFNJURXQG�FRQGLWLRQV�

�� :LWK�WKH�SURMHFWHG�KHDY\�WUDI¿F��WKH�IROORZLQJ�LPSURYHPHQWV�VKRXOG�EH�FRQVLGHUHG�

�� $GGLQJ�D�VHFRQG�WKURXJK�ODQH�RQ�(VWHV�DORQJ�ERWK�WKH�HDVWERXQG�DQG�ZHVWERXQG�GLUHFWLRQV

�� $GGLQJ�D�VHFRQG�ZHVWERXQG�OHIW�WXUQ�ODQH�RQ�(VWHV

�� $GGLQJ�D�VRXWKERXQG�ULJKW�WXUQ�ODQH�RQ�0/.

�� $GGLQJ�D�VHFRQG�VRXWKERXQG�OHIW�WXUQ�ODQH�RQ�0/.

�� $GGLQJ�D�WKLUG�WKRXJK�ODQH�RQ�0/.�DORQJ�ERWK�WKH�QRUWKERXQG�DQG�VRXWKERXQG�GLUHFWLRQV


