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Aydan Court 
2476 West NC 54 

Town of Chapel Hill, NC 
Durham County, NC 

 
 
 
Applicant     
 
Carol Ann Zinn is a long time Chapel Hill resident and member of the business community.  As 
Cazco Inc., she began in 1976 creating the first of twelve single‐family neighborhoods and two 
commercial projects, all in Chapel Hill, Carrboro and Durham.  In 1979‐1980 she converted a 
former milk‐processing plant into The Courtyard on West Franklin Street in downtown Chapel 
Hill.  
 
As part of the 2002 approval process for her single‐family neighborhood Larkspur, off Weaver 
Dairy Road extension, she helped author Affordable Housing Text Amendments that allowed 
the construction of detached single‐family affordable homes in Larkspur.  In her joint role as 
real estate developer and designer/builder, her family‐owned company, Zinn Design Build, cre‐
ated thirteen 3 bedroom • 2 ½ bath single‐family affordable homes in Larkspur and sold them 
below cost to the Community Land Trust. With this background, she recently served on the 
Chapel Hill Inclusionary Zoning Task Force that has provided recommendations to the Town 
Council for instituting an Inclusionary Zoning provision in the Land Use Management Ordi‐
nance.  A Land Use Management Ordinance Text Amendment to formally adopt affordable 
housing regulations will be considered by the Town Council this spring. 
 
Development Site – Relationship to Surrounding Uses     
 
The 5.8‐acre development site is located on the north side of NC 54 and is east of Meadow‐
mont.  Although located in Durham County, it is also within the Chapel Hill Town limits and is 
the first property in Chapel Hill as one travels west on Route 54 from I‐40.   
 
Southern Boundary – NC 54 is a multi‐lane divided highway, one of the main entry roads to 
Chapel Hill. 
 
Northern and Eastern Boundary ‐ To the east and north of the site is the Upper Little Creek Wa‐
terfowl Impoundment, a part of the Jordan Lake tributary and watershed lands owned by the 
U.S. Army Corps of Engineers.  These game lands are leased and managed by the North Caro‐
lina Wildlife Resources Commission. 
 
Western Boundary ‐ To the immediate west of the Aydan Court site is a 51‐acre site owned by 
the University of North Carolina – Chapel Hill Foundation Inc. (“Foundation”) 
 
The Community Design Commission has recently reviewed a Concept Plan for the expansion of 
the UNC‐Chapel Hill Rizzo Business Center on the northern portion of the Foundation property. 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2. Internal plateaus – side slopes. (9,232 SF) 

Each of the two internal plateaus has side slopes that are between 20‐25% from the base of 
the slope to the top of the slope. Within these side slopes are 6 small, scattered areas with 
slopes in excess of 25%. 

Less than 4% of the developable portion of the site has slopes of 25% or greater and these scat‐
tered small areas are located in larger landforms that have slopes of less than 25%. 

Also shown on Figure 2 are the locations that will be affected regardless of use or density. 

• The arrow entering the front of the site shows the location of the required entrance road 
from NC 54. 

• The arrow entering on the northwestern corner and then running thru the site shows the 
path that sanitary sewer will follow to serve the site. This is a sewer line extended from The 
Cedars will cross the Foundation land, enter the site from the north, and pass thru some of 
the small pockets of steeply sloped land to reach the developable portions of the site. 

These public infrastructure elements are required by the town, NCDOT, and OWASA and are 
not optional for the applicant. 
 
A comparison of the impacts of low density single‐family homes on this site was prepared for 
the Town Council during the review of the previous Aydan Court proposal.  It accompanies this 
document and shows that the amount and location of site disturbance for a single‐family home 
development on this site is virtually the same as the current condominium development pro‐
posal. 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Sanitary Sewer Entrance to Site 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Aydan Court 
Design Guidelines • Statement of Compliance 

 
Applicant Statement of Compliance 
 
The proposed development will meet or exceed the Town of Chapel Hill Design Guidelines and 
the LUMO standards when developed.  Guidelines of particular note for this application are dis‐
cussed below. 
 
Town Entryway Corridor 
 
NC 54 is one of the major entry roadways into Chapel Hill.  The applicant’s property is the first 
property within the Town limits when approaching on NC 54 from Durham, NC.  As such it is of 
particular importance to all residents of and visitors to Chapel Hill. 
 
At the present time the site is wooded, with the cleared NC 54 right‐of‐way in front.  The loca‐
tion of the proposed entrance drive is shown in the photograph below.  
 

 
 

Figure 1 – Existing Property Edge 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The proposed entrance to the site is just to the east of the center of the site.  This location has 
been established by NCDOT in order to implement traffic safety and traffic circulation patterns.  
The NC 54 median in this location will permit the creation of paired, protected left turn motions 
for both westbound traffic that will enter Downing Creek and eastbound traffic going to Aydan 
Court.  This improvement mirrors the entrance approved for Woodmont from NC 54, a con‐
trolled intersection that will also serve as the primary entrance to the Foundation land when it is 
developed. 
 
The Aydan Court entrance will leave about 90% of the hillside embankment and heavily treed 
stream buffer at the front of the site in place and ensure that the green entryway corridor con‐
cept is maintained. 
 
Internal Site Design and Development 
 
As discussed previously, the creation of a vibrant living environment and a sense of community 
and place is a major goal for Aydan Court.  To do this five buildings are clustered around an at‐
tractive traffic court with plaza style paving material.  Four of the buildings will be 3 or 4 floors 
of dwelling units located above 1 floor of underground parking.  The fifth building, located to 
the north of this cluster, is a smaller scale carriage house style building, also with underground 
parking.  These buildings have been located so as to take full advantage of the underground 
parking opportunities provided by the natural terrain. 
 
LUMO Standards and Aydan Court Design 
 
The proposed development complies with all of the building height, setback, stream buffer, 
property edge buffer and all other standards in the Land Use Management Ordinance that are 
applicable to the R‐5C Residential District. 
 
Buffers and Edge Relationships 
 
The property edge buffers and the Intermittent Stream buffers shown on the Concept Plan 
meet the Town’s buffer standards. 
 
The Army Corps of Engineers property to the east and north has been leased to the NC Wildlife 
Resource Commission (NCWRC) as permanent wildlife lands and they are managed as game 
lands.  The Upper Little Creek Impoundment area is open to public fishing and hunting in ac‐
cordance with all NCWRC Inland Fishing, Hunting, and Trapping Regulations. 
 
Both the NCWRC and Durham County have hunting setback standards for properties that abut 
residential uses.  The Wildlife Commission bars hunting within 150 yards (450 feet) of residen‐
tial buildings and is the controlling buffer factor as this is federally owned land.  By comparison, 
Durham County’s firearm discharge standard for hunting is greater at 200 yards (600 feet). 
 
The applicant has reviewed this concept plan with both Army Corps of Engineers and NC Wild‐
life Resource Commission staff.  The applicant has proposed to mark and sign the property line 
between the properties so that hunters are fully informed of their location and limitations on 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firearms discharge rules.  Likewise, the stormwater management plan standards have been dis‐
cussed with the Corps and Wildlife Resource Commission Staff.  All parties have agreed to con‐
tinue discussions during the development review process. 
 
It is the standard practice of the Army Corps of Engineers to recommend a buffer on private 
property abutting their land holdings.  Reasons include the desire to protect private property 
from disruption that might occur on Corps lands (clearing of land, hunting, etc.) and to lessen 
the impact of stormwater pollution on their property and water resources.  As in other cases, 
the Corps suggests a buffer of 100 feet on private property, but recognizes that Chapel Hill zon‐
ing and buffer standards control what happens on the site.   
 
 
 

 
 

Figure 2 – Intermittent Steam – NC 54 on Left 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Comprehensive Plan Considerations                 
 
The proposed development site and the University of North Carolina Foundation at Chapel Hill 
property immediately to its west are both zoned R‐1 Low Density Residential and identified as 
“Parks/Open Space” in the Year 2000 Comprehensive Plan Update. 
 
Last spring, Mayor Foy appointed a Sustainable Visioning Task Force to consider and recom‐
mend to Council generally where increased development densities should go and what it could 
look like.  The NC 54 Corridor is an important part of the 2025 Long Range Transit Plan in which 
higher densities and transit friendly uses are key components already adopted by the Council.  
Given the location the UNC at Chapel Hill Foundation Land Inc. and the Aydan Court site in the 
NC 54 Corridor it is reasonable to expect that development densities that support transit uses 
(15 plus units per acre) should be considered for both properties.   
 
Achieving the Purposes of the Comprehensive Plan             
 
The  Town’s  Comprehensive  Plan  identifies  a  number  of  major  planning  themes  (Twelve  are 
identified on pp. 4‐6 of the Plan)  in order to accomplish the goals and objectives of the Com‐
prehensive  Plan.    Although  these  themes  have  remained  constant  over  the  past  20  or  more 
years, the methods of achieving them have evolved as we have  learned about better ways to 
build a community, provide needed public transportation, provide a balanced tax base, and deal 
with the continued growth of the University of North Carolina at Chapel Hill.   Changes to our 
development  ordinances  and  to  the  process  of  reviewing  development  proposals  are  also  a 
change to the ways we have learned to achieve our community goals. 
 
The proposed Aydan Court development directly supports 11 of these main themes. 
 
1. Maintain the Urban Services/Rural Buffer Boundary 

  The proposed development lies within the Urban Services Boundary and will use public wa‐
ter and sewer services provided by OWASA. 

2. Participate in the Regional Planning Process 

  The Town of Chapel Hill participates actively in the Regional Planning Process, particularly 
with respect to transportation facilities, greenways, and other matters.   This concept plan 
and  the  subsequent Special Use Permit  and Zoning Atlas Amendment will be  referred  to 
and reviewed by and commented upon by Durham City and County, The Army Corps of En‐
gineers,  the  North  Carolina  Wildlife  Resources  Commission,  and  the  North  Carolina  De‐
partment of Transportation.  Additionally, like all public and private property in the Jordan 
Lake Watershed, the site will be subject to the area wide Jordan Lake Regulations that have 
been adopted by the NC Legislature for implementation in phases, beginning this year. 

3. Conserve and protect existing neighborhoods 

  With  direct  property  frontage  on  NC  54,  the  proposed  development  shares  one  property 
line with  the Army Corps  of  Engineers’ Upper Little  Creek Waterfowl  Impoundment Area 
and it shares other property line with an undeveloped parcel of property owned by the Uni‐
versity  of North Carolina at Chapel Hill  Foundation  Inc.   As  a  result,  there  are no existing 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neighborhoods  directly abutting Aydan Court.    The Sherwood Forest and Downing Creek 
neighborhoods are on the south side of NC 54 and will not be affected except in a positive 
fashion by the NC 54 roadway improvements that will be part of this development.  Mead‐
owmont, about 1/4th mile to the west, will also benefit by the proposed Aydan Court devel‐
opment  because  residents  will  use  the  commercial,  office,  and  banking  services  within 
Meadowmont, thereby improving their economic viability and stability. 

4. Conserve and protect the natural setting of Chapel Hill 

  The proposed development will conserve and protect the natural areas of the site and the 
nearby Upper Little Creek Waterfowl  Impoundment Area consistent with  the  regulations, 
standards, and best management  practices contained  in  the Town’s development  regula‐
tions. 

  The Aydan Court  site has an  intermittent  stream with a 50  feet wide  buffer on each side.  
The stream and buffer run parallel with NC 54 at the front of the site.  This RCD buffer will 
need to be crossed by 1 entry/exit to access the developable portion of the property.   The 
public road and pedestrian entry to the site will occupy 10% of the 500 feet of road frontage 
corridor, leaving 90% of the site’s frontage on NC 54 undisturbed to depths between 75‐160 
feet. This permits the proposed development to take place behind a significant vegetation 
buffer that will be, with the exception of a split second of interior view, invisible to passing 
motorists. This  allows  the  entryway  corridor along NC 54  to  retain  the  current visual  soft 
entry to Chapel Hill,  including maintaining the current Chapel Hill Welcome Monument  in 
an undisturbed condition. 

  The Upper Little Creek Waterfowl  Impoundment Area will be protected by a combination 
of factors.  Primary elements of the protection of the impoundment area are the high stan‐
dards adopted by the Town of Chapel Hill and the newly adopted Jordan Lake Watershed 
protection regulations that govern the quantity and quality of stormwater that will  run‐off 
from the Aydan Court site both during construction and permanently.   The applicant pro‐
poses to augment these  standards by capturing and  re‐using stormwater on site  for  land‐
scape irrigation, thereby further reducing the amount of stormwater run‐off that will leave 
the site.  

5. Identify areas where there are creative development opportunities 

  Both the town and development applicants play a role in recognizing and taking advantage 
of creative development opportunities.    In this case the property  is  located at the edge of 
Chapel Hill on an existing major transportation corridor and near significant UNC at Chapel 
Hill and private activity areas. 

  By  recognizing  the  value  of  this  corridor  and  by  considering  favorably  other  requests  for 
higher  density  development  in  this  corridor,  the Council  has  acknowledged  the  appropri‐
ateness of creative solutions within the corridor. 

  The applicant has also recognized the opportunity for creative development. 

  Rather than propose to continue the pattern of single‐family sprawl within the urban serv‐
ices boundary and deal in a piecemeal fashion with on‐site stormwater management prac‐
tices, Aydan Court will provide a compact development with an increase in density to make 



February 2010 Aydan Court Concept Plan Proposal 

Page 15

the best use of the existing public  infrastructure and other public  facilities.   The proposed 
plan  includes provisions for the extension of the NC 54 bicycle and pedestrian trail system 
running  parallel  with  NC  54  and  an  internal  public  roadway  connection  to  the  UNC  at 
Chapel Hill Foundation  Inc. property that will eventually connect directly to Meadowmont 
Village and provide an internal pedestrian and vehicular path as an alternative to the NC 54 
corridor.   

6. Encourage desirable forms of non‐residential development 

  This theme is not applicable for this property.  Meadowmont has already been developed as 
the  mixed‐use,  neighborhood  and  community  retail  center  for  this  area  of  town.    It  also 
contains public facilities such as community parks, schools, and greenways. As a small site 
with no visibility from NC 54 and within a corridor that has significant retail and office uses 
(Meadowmont and 54 East) and that will have more non‐residential uses with the develop‐
ment of Woodmont, the Aydan Court property is not appropriate for development with of‐
fice or retail uses.  

7. Create and preserve affordable housing opportunities 

  Aydan Court will provide  the number of affordable housing units  that are  required by  the 
currently  proposed  Inclusionary  Zoning  (IZ),  Land  Use  Management  Ordinance  text 
amendment.  This ordinance provides for both a dwelling unit and a floor area bonus/credit 
to off‐set a portion of a developer’s added costs  in the private market subsidization of the 
mandated affordable housing units.  Based upon the current IZ Ordinance proposal, Aydan 
Court would contain 84 market rate dwelling units and 12 affordable housing units that will 
be subsidized by both the developer and all the future owners of market rate dwelling units. 

8. Co‐operatively plan with the University of North Carolina at Chapel Hill 

  The applicant and UNC staff have met a number of times to provide information and share 
interests about access between one property and the other, utility extension to the Aydan 
Court site crossing the University of North Carolina at Chapel Hill Foundation, Inc. property, 
and to review future pedestrian and vehicular connections.  A new public street is proposed 
to connect Aydan Court thru the UNC Property to Meadowmont, serving vehicles, pedes‐
trians, bikers and eventually public transit. The applicant believes that the current plan will 
be a good neighbor to any  future development of the UNC property and that future UNC 
development will be compatible with Aydan Court.  

9. Work toward a balanced transportation system 

  Automobile,  pedestrian,  bicycle,  and  bus  transit  systems  are  the  primary  components  of 
the current transportation systems in Chapel Hill.  The geographic location of this develop‐
ment and the current character of NC 54 will require that the automobile continue to play a 
dominant roll for many trips. 

  However,  the extension of  the  “Meadowmont”  trail  system to Aydan Court will provide a 
convenient and safe non‐motor vehicle connection to nearby Meadowmont and will result 
in the reduction of automobile trips as well as providing access to the more extensive exist‐
ing pedestrian and bicycle systems.   A future connection to the UNC property (and by ex‐
tension  to Meadowmont)  will  provide  even  better  non‐motor  vehicle  access  to Meadow‐
mont. 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 Bus  service  is  currently available within Meadowmont. Aydan Court  is about  a  10‐minute 
walk away from this bus service.  A location for a future bus stop on the public street within 
Aydan Court is proposed.  It is expected that the development of Woodmont and future de‐
velopment of the adjoining University of North Carolina at Chapel Hill Foundation Inc. site 
of 51 acres will help create  additional  demand  for  increased  frequency  of  bus  service and 
that the future bus stop will afford the residents of Aydan Court greater opportunities than 
currently exist.  

10. Complete the bikeway/greenway/sidewalk systems 

  Aydan Court will  extend the NC 54 bicycle and pedestrian trail on the north side of NC 54 
from Meadowmont to the eastern edge of its property, the Chapel Hill Town Limits bound‐
ary. This improvement will be done in conjunction with the extension of utilities to the site 
and will encourage  residents of Aydan Court to walk to Meadowmont and provide access 
for Meadowmont and Aydan Court residents to the adjoining wildlife impoundment. 

11. Provide quality community facilities and services 

  The applicant will be extending OWASA water and sewer facilities to this property.  These 
public facilities will also serve the UNC at Chapel Hill Foundation Inc. property when  it de‐
velops.  The proposed roadway improvements to NC 54 and the future public roadway con‐
nection to the UNC at Chapel Hill Foundation  Inc. property will  improve traffic  safety and 
flow.  The paired, dedicated left turn lanes on NC 54 will provide a location for safe U‐turns 
on the western side of the wildlife impoundment causeway and bridge.  Currently fire, po‐
lice,  emergency  service,  solid  waste,  recycling,  and  other  municipal  service  vehicles  –  as 
well as all private vehicles – need to go about one and one‐half miles  into Durham for the 
first opportunity to turn around. 

12. Develop strategies to address fiscal issues 

  As a compact development, Aydan Court will yield a high per acre tax value and a  low de‐
mand for public services.  As a residential development located in Durham County, the site 
will not generate a use burden for the Chapel Hill Carrboro School System.  Lastly, the resi‐
dents  will  bring  additional  purchasing  power  to Chapel Hill  and  support  local  business  as 
well as add to the sales tax revenue returned to the Town. 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Proposed Zoning                       
 
R‐5 Conditional Residential District and the further requirements of: 

 Planned Development – Housing Special Use Permit Requirements and 

 The  proposed  standards  of  the  Inclusionary  Zoning  affordable  housing  LUMO  text 
amendment.  

The R‐5 Conditional District is one of the long‐standing and traditional multi‐family districts in 
Chapel Hill.   The eastern half of Meadowmont was up‐zoned to R‐5C to permit the develop‐
ment of The Cedars, Crosland Apartments at Meadowmont and The Rizzo Center, a Kenan ‐ 
Flagler Business School facility.  The Rizzo Center expansion Concept Plan proposal to be heard 
by the Council in March 2010 is proposing the same R‐5C be applied to that property.   Two 
other residential developments within this zoning district are Providence Glen Condominiums 
and Presque Isle Condominiums.  Both are located in the Sage Road/Old Sterling Road area be‐
tween Erwin Road and US 15‐501.  

Based upon the R5‐C maximum density per acre as adjusted by the Inclusionary Zoning pro‐
posal, the Aydan Court site would be allowed 100 dwelling units.  The applicant’s proposal is for 
96 dwelling units. 

The Inclusionary Zoning Ordinance does not alter or modify any building height or setback 
standards, any RCD buffer standards, any impervious surface and stormwater management 
requirements or any other design and environmental standards in the Land Use Management 
Ordinance. 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Aydan Court 

Affordable Housing Proposal 
 
Council Policy & Recent AH Programs in Condominium Developments 
 
The proposed Inclusionary Zoning amendment to the Land Use Management Ordinance will 
require that in a residential development the number of affordable housing units shall be 15% 
of the number of market rate dwelling units. 
 
Aydan Court Condominium Development 
 
 Aydan Court’s affordable dwelling residences will be one‐bedroom units.   

  Anticipated buyers are primarily empty nesters and young professional couples with a few 
small families as possible residents.  The property lies in Durham County and students 
would attend Durham County Schools. 

  
 Based upon conversations with the Executive Director of the Community Land Trust, the 

applicant believes that buyers for the affordable dwelling units will be single individuals or 
couples without children for which these affordable units will be the first opportunity for 
home ownership.  The Executive Director of OCHLT has also indicated that he expects 
families with children eligible for OCHLT affordable housing units will seek housing in the 
Chapel Hill – Carrboro School District rather than the Durham County School System. 

 
With this information in mind, Cazco Inc. proposes all one‐bedroom affordable housing units. 
 
Aydan Court Price Restricted Housing Proposal 

 
a) The number of affordable housing units will be equal to 15% of the total market rate units 

developed.  

b) A proportional “affordable housing fee” will be paid to the Town for all “fractional” unit cre‐
ated by the 15% calculation.  

c) All inclusionary housing will be one‐bedroom dwelling units. 

d) Cazco will develop a marketing program with input from The Community Land Trust and 
other appropriate non‐profit housing providers. 

e) Price Restricted Units that have not been purchased by a qualified Land Trust buyer within 
120 days of receipt of a certificate of occupancy shall be released for open market sale as 
well as a price restricted sale.  If eventually sold to a market rate buyer, an affordable hous‐
ing payment‐in‐lieu for such unit will be provided to the Town of Chapel Hill.  This PIL will 
be determined by the Town according to an Affordable Housing unit fee schedule adopted 
by the Town Council by Resolution and applicable to all affordable housing projects 

   


