January 6, 2016

Mr. Jeremy Goldstein

Chair, Planning & Zoning Commission
City of Asheville

City Hall

70 Court Plaza

Asheville, NC 28801

Re: Conditional Zoning Request for 60 Mills Gap Road
Dear Mr. Goldstein,

We, the 371 undersigned individuals, write to strenuously oppose the conditional zoning
request for 60 Mills Gap Road. As Asheville residents and neighbors who live near this
proposed development, we believe that adding a 272-unit development to one of the
worst traffic bottlenecks in South Asheville - when nearly 600 apartment units within one
mile of the proposed project are currently under construction - is neither reasonable nor in
the best public interest.

While critically important to South Asheville, the Sweeten Creek/Mills Gap intersection
already routinely causes traffic backups over a mile long. To put its traffic volume into
context, according to the 2014 NCDOT traffic volume analysis, Sweeten Creek Road
north of Mills Gap Road handles 18,000 vehicles per day despite being only two

lanes. By contrast, Merrimon Avenue north of Chestnut Street (Trader Joes/Harris
Teeter) handles 20,000 vehicles per day with four lanes. Imagine the response if the City
shrunk Merrimon Avenue to two lanes, reduced traffic volume by just 10% and proposed
building a 272-unit apartment complex directly across the street from Trader Joes that
required people to drive to get anywhere.

The Planning and Zoning Commission’s professional staff has recommended against the
conditional zoning request. Their analysis supports the following concerns that we have
with this project.

Infrastructure and Growth Issues

This project not only proposes to add an additional 272-units, but proposes to place them
directly at the traffic bottleneck that is contributing to all of these traffic problems. While
some have argued that the state may widen Sweeten Creek Road at some point in the
future, that project has been delayed many times in the past and is not slated to occur
until 2022 at the earliest. On this point, the Staff Report states, “To allow a project to
move forward that will create additional traffic burdens knowing that mitigation
measures will not materialize for six years is not responsible planning.”



Furthermore, this area in South Asheville has not even had the chance to absorb the
nearly 600 apartment units currently in development within one mile of this proposed
project. The Staff Report points out that these units “are not yet generating traffic.”

Even during non-peak times, it is very difficult to turn out of our neighborhoods onto
Sweeten Creek Road as the entrances to most of our communities do not have traffic
lights. Residential growth in this area has contributed to the traffic problems as noted in
the professional staff report, “Since 2013, the City has permitted the construction of over
800 residential units within two miles of this project.” We are unaware of any other part
of the City that has seen such rapid apartment growth.

Although the developer’s traffic engineer takes great pains in the revised traffic
improvement study to argue that the listed mitigation efforts will address the additional
traffic, it says nothing about whether the developer can actually implement them and uses
language that provides room to excuse the developer if he does not. For example, while a
significant mitigation provision is to build a right turn lane on eastbound Mills Gap Road
(see p. 33, first bullet), that improvement includes the language “subject to available
right-of-way.” According to the Buncombe County GIS, Duke Energy owns that land
and we have no information as to whether the developer will even been able to secure the
right of way.

Similarly, though the developer also touts the proximity of this property to
Hendersonville Road amenities as part of his affordable housing argument, he does not
commit to providing a sidewalk to actually allow them to walk there safely. Rather, the
traffic improvement study states that the developer should “investigate the feasibility of
extending the sidewalk along Mills Gap Road across the railroad tracks ...” (emphasis
added). Again we have no indication of the feasibility of this improvement and, based on
the loose language included, one could argue that the developer already complied with
this.

Unless the Planning & Zoning Commission requires the actual installation of ALL
the mitigation measures that the traffic engineer mentions on pages 33 and 34 of his
revised study (including obtaining right of ways) as conditions to issuing the
building permits and starting construction on the property, P&Z should not
consider any impacts they might have to the traffic situation.

Affordable Housing Issues

We also understand the desire to deal with housing issues in Asheville however the
developer’s affordable proposed maximum monthly rental rate of 80% of Area Median
Income (may increase as AMI increases; sunset after 10 years) would permit the
developer to charge $819/month for a 1 bedroom apartment and $914/month for a 2
bedroom apartment (no utilities). We contacted the nearby Palisades apartment complex
and found that their current market rate for a 1 bedroom apartment was $899/month and
$1,054/month for a 2 bedroom apartment meaning that the proposed affordable units




would only be $80 less per month than market for a 1 bedroom and $140 less per month

than market for a 2 bedroom apartment.

The following chart reflects the developer’s proposed initial maximum monthly rent for
the “affordable” apartment units:

Affordable Housing Standards — 2015 Income Standards

Developer Affordable
Housing Proposal
Monthly Max
100% AMI 80% AMI
[Max. Affordable Rent
at 80% AMI - no
utilities]
0 Bedroom $39,250 $31,400 $725
1 Bedroom $44.,813 $35,850 $819
2 Bedroom $50,438 $40,350 $914
3 Bedroom $56,000 $44,800 $1,003
4 Bedroom $65,000 $52,000 $1,154

(Data above provided by City Planning Office)

To further put these numbers into context, note that a 30-year mortgage in the amount of
$200,000 at 4% interest would result in a monthly payment of $955 — slightly more than

the rent for an “affordable” 2 bedroom apartment.

Environmental Concerns

We also have concerns about the potential environmental issues associated with the
proposed residential and commercial development. As you know, this site was a former
manufacturing plant of plastic products which obviously involves chemicals. We are not
aware of any environmental study of this property to see whether there is any
contamination that would be a hazard.

Environmental issues are significant concerns for us as our neighbors just a few miles
away in Southside Village are currently dealing with severe environmental issues
stemming from the old CTS plant. Without an environmental study of this former plastics
manufacturing plant, we do not believe that the Commission and City Council would
have enough information to feel comfortable approving a residential development at this

site even if somehow the traffic problems were somehow fixed.

Conclusion

The benefit of providing 272 more apartment units in an area of the City with 800+
apartments recently built/permitted with an inadequate road system is outweighed by the




detriments of the proposal particularly when there are legitimate concerns as to the
developer’s ability to mitigate traffic impacts and that no true relief to the traffic issue is
in the foreseeable future. We respectfully request that the Planning and Zoning
Commission deny the conditional zoning request.
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