
 

 

 
 
 
Town of Hillsborough Planning      August 11, 2020 
  
101 E. Orange Street 
Hillsborough, NC 27278 
 
Attn: Tom King, AICP, CZO 
 Senior Planner 
 
Re: East Village at Meadowland Townhomes – Rezoning, Future Land Use Plan & 
 Comprehensive Plan  Amendment and Special Use Permit Applications  
 
Dear Tom:  
 
The attached application documents are provided to you in conjunction with the proposed 
Parton Woods Townhomes development project located on US 70A Highway. 
 
Project Description and Narrative:  
 
The East Village at Meadowlands Townhomes development project is located at 1317 US 70-A 
East, approximately 700-ft. east of Meadowlands Drive. The development comprises 3 parcels, 
with a total combined area of ±10.89 acres. The property is currently undeveloped except for 
the 2-acre parcel at 1317 US 70-A East. That parcel has an existing single-family residence on 
the property that will be removed. The property is currently mostly wooded with a mix of 
hardwoods and pines. The project site is bounded on the west by the Meadowlands 
Commercial properties, including the Orange County EMS facility and bounded on the south 
and east with single family lots. The site has access to public water located along US 70-A East 
and public sewer will be extended to the site from Meadowlands Drive. For additional fire 
protection, all units will have residential sprinkler systems installed. 
 
The property is currently located in Orange County’s zoning jurisdiction, is zoned R-1 residential 
and located in the Lower Eno unprotected watershed. To obtain the required density for the 
Townhomes, we are requesting a rezoning to RSU (Residential Special Use) zoning. The parcel is 
larger than 65,000 sq. ft., has direct vehicular access to a public arterial street and is served by 
public water and sewer either directly or by extension. It therefore meets the application 
criteria for the RSU district. The intent of the RSU zoning district is to provide unique and 
diverse housing opportunities within existing residential areas. In this case, we are working with 
an exceptional opportunity to collaborate with Habitat for Humanity of Orange County for the 
development of the project. We have been working with Jennifer Player, the President and CEO 
for Habitat of Orange County, to assist with our design of the project to meet the needs and 
requirements of their program. We are excited about this relationship for the project and it 
provides a great opportunity to fill a void in the affordable housing market for the Town of 
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Hillsborough. We submitted our letter of annexation request to the Town Board of 
Commissioners back in February of this year and it was received with strong interest and 
approved at their meeting on March 9th.  
 
The Site Plan design has now been developed for a formal submittal in conjunction with the 
rezoning, SUP and annexation applications to be reviewed at a joint public hearing. The design 
includes 76 proposed Townhomes units with a mix of three and four bedroom floor plans. It 
also provides the design criteria per Sections 4, 5 and 6 of the UDO for buffers, parking, lighting, 
landscaping, stormwater management, access and utilities. Under the lighting plan, we 
currently show all the exterior lighting for the streets, parking lots and pedestrian areas and the 
photometrics meet the requirements of the UDO. However, the building units will also have 
wall mounted fixtures at the entrance doorways, but the specifications for those lights at not 
available at this time. During the Construction Drawing design for the project, we will provide 
this information and revise the site lighting plan accordingly to remain in compliance with the 
UDO. There are a few parts of Section 6 of the UDO that the project design does not meet and 
we are requesting waivers in those instances. The details of those waiver requests are provided 
in the attached exhibit. We look forward to walking through the presentation of the project at 
the public hearing in August, 2020.    
 

1. Traffic Impact Statement: 
For the proposed development of Townhomes on the referenced parcels, a Trip Generation 
Summary was prepared along with left and right turn lane warrant calculations. This 
information was forwarded to the NCDOT District Engineer, Chuck Edwards, for his review and 
comment. Following his review, he indicated that the NCDOT turn lane warrants were not 
satisfied and that turn lanes would not be required as a condition of the driveway permit. 
However, he did recommend that dual egress lanes for exclusive left and right turns be 
provided for the exit drive connection to US 70-A East. (See attached documentation summary)   
 

2. State Department of Cultural Resources: 
An Environmental Review request was sent to the North Carolina State Historic Preservation 
Office (Department of Cultural Resources) and a response was received on July 13, 2020. A copy 
of the response letter is attached with our submittal documents. The letter has indicated that 
no historic resources would be affected by the project. 
 

3. Green Building Systems: 
As noted, these proposed Townhomes will be built by Habitat for Humanity. Habitat has been a 
member of the Green Builders of the Triangle (GBHT) since 2007 and follows the model 
guidelines of the National Association of Home Builders. This includes many green features and 
energy efficiency standards to lessen the impact of their houses on the environment. Please see 
the attached summary of their Energy Efficiency Program for further details. 
 

4. Proposed Daily Water Usage: 
(26) 4-bedroom units x 120 gal/bdrm/day = 12,480 gpd 
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(50) 3-bedroom units x 120 gal/bdrm/day = 18,000 gpd 
Total Proposed Water Usage = 30,480 gpd 
This demand will be reduced 20%-30% with the use of low flow shower heads and dual flush 
toilets. 
 
 

5. General Findings of Fact per UDO Section 3.8.3: 
 
(a) That the use or development is located, designed, and proposed to be operated so 

as to maintain the public health, safety, and general welfare. 
 
The proposed townhouse development is located in an area that is suitable for residential 
use. It is currently zoned for residential use (R-1) and is located adjacent to other residential 
areas to the south and east. It will serve as a transition zone from the commercial properties 
in the Meadowlands area, including the Orange County Sportsplex, to the single-family 
residential properties to the east. The design of the development will provide safe vehicular 
access and circulation throughout the community, including a connection to US 70-A East. The 
development will have access to connect to the public water and sewer utilities provided by 
the Town of Hillsborough and will therefore not have any environmental impacts from the 
construction of wells or septic fields. The addition of the units will be fully supported within 
the existing capacity of the Town of Hillsborough’s water supply and wastewater treatment 
facilities. The development of this neighborhood will be an asset to the community and will 
maintain and improve the public safety and general welfare of the area.  
 
 

(b) That the use or development complies with all required regulations and standards of 
this Ordinance, including all applicable provisions of Articles 4, 5, and 6 and all 
applicable regulations. 

 
The proposed development complies as fully as possible to the regulations set forth in 
Articles 4,5 and 6 of the Town of Hillsborough Unified Development Ordinance. This includes 
the standards for parking, lighting, landscaping, stormwater management and other design 
standards. The site design includes a 15-ft. buffer along the west property line and a 35-ft. 
buffer along the frontage of US 70-A East. These buffer areas will either maintain the existing 
vegetation or include additional landscaping plantings to meet the requirements of the 
ordinance. The design includes a regulatory compliant stormwater management plan that will 
control the runoff from the site and nutrient treatment for water quality. This will include the 
construction of two bioretention basins. One near the entrance of the site and one at the 
southeast corner of the property. The site layout includes the required parking for each 
townhome unit including handicap accessible parking at the appropriate ratio. There are also 
additional visitor parking spaces provided at various locations within the site. Site lighting will 
be provided to meet the ordinance requirements for safety but also meet the proper levels 
for adjoining properties to limit glare. These provisions and all other regulatory standards for 
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the project have been fully addressed during the design. The project meets all of the required 
design standards per the UDO, with the exception of five items as noted in the attached list of 
requested waivers. These include items for landscaping, lighting, sidewalks and street 
standards. (See attached list of the requested waivers) 
 

(c) That the use or development is located, designed, and proposed to be operated so 
as to maintain or enhance the value of contiguous property, or that the use or 
development is a public necessity; and  
 

The proposed development is located between the existing commercial Meadowlands 
properties to the west and the existing Colonial Hills residential neighborhood to the east. 
Colonial Hills is an older single-family residential neighborhood with public water connections 
but no public sewer. The lots are all served by individual septic systems. The East Village at 
Meadowlands Townhomes development is designed to provide a transition between these 
two developed areas and will specifically enhance the value of the properties in the Colonial 
Hills neighborhood. It will also provide an opportunity for future extension of the public 
sewer into Colonial Hills. The proposed development will be a positive benefit to this area of 
the Hillsborough community. 
 

(d) That the use or development conforms with the general plans for the physical 
development of the Town and is consistent with the Town’s Comprehensive Plan. 

 
The Town of Hillsborough’s Comprehensive and Strategic Growth Plans indicate that the 
location of this development is proposed for future services and annexation. We understand 
that the Town Board of Commissioners has recently reviewed proposed adjustments to the 
water and sewer service area boundary in this area, but that following our annexation 
request for this development agreed to keep this property within the boundary. The project 
falls under the category of Mixed Residential Neighborhood, with an average density of 7 
units per acre. Its location near the Meadowlands commercial property and other multifamily 
properties like Forest Ridge, which has single family lots and Townhomes and Eno Haven 
Apartments fits in well with the proposed 10-year transition land use category of Orange 
County’s 2030 Comprehensive Plan. It is located adjacent to the existing corporate limits and 
the requested annexation would be a contiguous addition to this boundary. While this 
project conforms to the plans for the physical development of the Town, it also fits in well 
with the Town’s Vision 2030 Plan. Specifically, with a desire for the Town to provide diverse 
and affordable housing opportunities, this Habitat for Humanity neighborhood will fill a void 
for those options. Hillsborough has continued to grow and develop many single-family 
subdivision neighborhoods, but the housing options for low to medium income individuals 
and families are scarce. This development will help to meet that need.   
 
Respectfully submitted by: 
 
Timothy A. Smith, PLS, PE 



 

Habitat for Humanity of Orange County  |  88 Vilcom Center Drive, Suite L110, Chapel Hill, NC 27514  tel (919) 932-7077  info@orangehabitat.org  orangehabitat.org 

We build strength, stability, self-reliance and shelter. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



East Village at Meadowlands Townhomes:     August 11, 2020 

Waivers Required/Requested from Unified Development Ordinance Section 6 (Development 

Standards): 

1. Section 6 (Development Standards), Subsection 6.10 (Landscaping (Parking Lot)), Paragraph 6.10.3 

(Landscaping Requirements), Sub-paragraph 6.10.3.4 states “All planting medians or islands in 

parking lots shall be at least 10 feet X 10 feet measured from back of curb to back of curb (or 

pavement edge if the island is not curbed for stormwater purposes). When an island contains one or 

more shade trees, the island must have at least 300 square feet of unpaved space per shade tree.” 

Reason for need: The site design contains the required landscape islands for parking spacing and the 

minimum length and width, however, some of the islands are slightly under the required 300 square 

foot area. The design mitigated the need to meet the public street standards and the associated 

required widths and the result in some areas was a slightly smaller island. The islands are adequate for 

the required landscaping and meet the intent and spirit of the ordinance. 

 

 

2. Section 6 (Development Standards), Subsection 6.21 (Streets), Paragraph 6.21.3 (Design Standards 

- Public Streets), Sub-paragraph 6.21.3.3: states “Minimum right of way widths by public street 

type: 

i. Arterial Streets shall provide 100 feet of right of way 

ii. Collector Streets shall provide 70 feet of public right of way 

iii. Local Street shall provide 60 feet of public right of way 

iv. Cul de sacs shall provide 50 feet of public right of way” 

Reason for need: The streets for this project are all proposed to be public streets, however due to the 

nature of the development and the site constraints, the right-of-ways for all of the streets are shown to 

be 50 feet in width. This allows for proper access to maintain the public streets, while also allowing the 

room needed for the Townhome Units. The streets are classified as either Local streets or a Cul de sac 

and do not connect to any other properties or neighborhoods. 

 

 

3. Section 6 (Development Standards), Subsection 6.21 (Streets), Paragraph 6.21.3 (Design Standards 

- Public Streets), Sub-paragraph 6.21.3.1: states “New public streets in the city limits must meet the 

Town of Hillsborough's Standard Specifications for Street Construction and Acceptance Procedures 

in the Checklist and Approval Requirements for Utility Projects.” Section 2.1 of these standards are 

as follows: 

• Right-of-Way Width:  60 feet 

 Reason for need: The constraints of the site for the proposed development only allow for the 

 dedication of a 50 foot right of way. 

• Roadway Width (Face of Curb to Face of Curb):  26 feet (No waiver required) 

• Planting Strip Width (both sides of street):  6 feet 



 Reason for need: The site constraints for the site will not allow for the required planting strip 

 width. 

• Sidewalk Width (each side of street):  5 feet 

 Reason for need: Site constraints for the site will only allow for a 5-foot sidewalk on one side of 

 the street in certain areas. Overall, there will be adequate sidewalks provided for pedestrian 

 access. 

• Curb Radius at Intersections:  5 feet recommended; 10 feet maximum (No waiver required) 

• Maintenance/Utilities Strip (both sides of street):  6 feet 

 Reason for need: Site constraints for the site prohibit that standard 6-foot wide utility strip. 

 Water and sewer utilities will be within the public right-of-way or separate easements. Other 

 utilities will have adequate room for installation to serve the Townhome Units. 

• Street Trees:  Every 40 feet (No waiver required) 

• Street Lighting:  At all intersections and at least every 175 feet (No waiver required) 

 

 

4. Section 6 (Development Standards), Subsection 6.17 (Sidewalks and Walkways), Paragraph 6.17.3 

(General Provisions), Sub-paragraph 6.17.3.2 (New Public Streets) states “Sidewalks will be 

provided along both sides of all proposed and existing public streets within development.” 

Reason for need (Partial Waiver Request): Due to site constraints with space limitations and 

topography, it is not feasible to include a sidewalk along the west side of Hartland Circle from the 

entrance to the location of the mail kiosk. We have provided sidewalk along the east side of the street 

along this section and then on both sides of the street throughout the rest of the site. 

 

 

5. UDO Section 6 (Development Standards), Subsection 6.11 (Lighting), Paragraph 6.11.3 (Lighting 

Requirements) states “Lighting plans shall include a layout of proposed fixture locations (including 

wall mounted lights, ground mounted lights, and illuminated signs), foot candle data that 

demonstrate conforming intensities and uniformities; and a description of the equipment (catalog 

cuts), glare control devices, lamps, mounting heights and means, hours of operation, and 

maintenance methods proposed. Illumination intensities (lighting contours) may be shown on an 

independent plan or integrated with other required plans.” 

Reason for need (Partial Waiver Request): We have provided a full site lighting plan for the streets and 

parking, however, we do not at this time have the lighting specifications for the building wall mounted 

fixtures, or the entrance monument sign. These specifications will be included with the construction 

drawings and sign application for the project and will comply with the required regulations per Section 6 

of the UDO. 
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