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The City of Mebane 2010 Land Development Plan has been developed with the cooperation of the citizens of 
Mebane, the City Council, the City Planning and Zoning Board, the City staff, and the Mebane Land 
Development Plan Advisory Committee.  This plan will serve as a guide for the community in making land 
development decisions and will help to provide for the orderly growth and development of the City. The plan 
will be reviewed and revised periodically by the City Council after formal adoption, as conditions within the 
City’s planning jurisdiction evolve. 
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 Executive Summary 
 
 Introduction 
 
The City of Mebane traces its beginnings to the early 19th century when a post office was established in 
1809.  The railroad arrived in 1855 and by 1881 Mebane was incorporated.  The City’s industrial heritage 
began with the White Furniture Company (Hickory-White) in 1881, and continued with establishment of the 
Mebane Bedding Company (Kingsdown) in 1904 and the Ridgeville Telephone Company (Mebtel) in 1907.  
The City experience moderate growth throughout most of the 20th century.  Between 1940 and 1980, 
Mebane had a yearly growth rate of less than one percent.  However, the City’s population began to grow 
more rapidly in the mid-1980s.  In 1985 the City gained 673 people – adding more new residents in one year 
than in the past 40 years.  The City continued to grow throughout the 1990s, adding another 1,500 residents 
between 1990 and 1997.  Mebane’s estimated 2000 population is around 6,450.  If the City continues to 
grow at the same rate as during the 1990s, it will have a population of about 10,000 by 2010 and 15,000 by 
2020.  Mebane’s jurisdiction boundaries increased dramatically over the past 20 years, more than tripling in 
size from 1980 to 1997 (from 1.4 to 4.6 square miles).  The 
attractiveness of the City’s rolling piedmont landscape, 
combined with its central location between the Triad and 
Triangle regions, its excellent rail and highway access, and its 
abundant water and sewer capacity will help to ensure 
Mebane’s continued growth well into the 21st century.  As the 
City continues to grow and become more densely settled, it will 
be increasingly important to manage growth wisely, in order to 
maintain the City’s charming character and high quality of life.  
 
 
 Purpose of the Plan 
 
The City of Mebane 2010 Land Development Plan serves as a guide for the community in making land 
development decisions and providing for the orderly growth and development of the City.  The plan serves as: 
1. A Source of Information – about demographics, the economy, housing, environmental constraints and 

development suitability, infrastructure, and existing and proposed land use patterns and guidelines. 
2. A Guide to Likely Government Decisions – providing general city-wide growth strategy goals and 

guidelines, and specific land use goals and recommendations, the plan helps guide public and private 
development decisions, giving greater insight and predictability concerning likely government actions. 

3. An Opportunity for Community Involvement – active participation of City Council, Planning and 
Zoning Board, City staff, Advisory Committee members and citizens during plan preparation help 
ensure community values are represented and embodied in the plan. 

 
 
 Organization of the Plan 
 
The Mebane 2010 Land Development Plan is organized into the following Sections: 
Section 1 – Introduction and Overview: summary of plan purpose, process, and recommendations. 
Section 2 – Existing Conditions: a detailed analysis of factors affecting the City’s growth. 
Section 3 – Community Values: a framework of values based on Advisory Committee and citizen input. 
Section 4 – Growth Strategy: a general vision, goals, guidelines and a growth strategy map. 
Section 5 – Land Development Plan: Small Area Plans describing recommended land use patterns. 
Section 6 – Plan Implementation: recommendations for implementing, using, and revising the plan. 
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 The Planning Process 
 
Facts: Existing conditions were analyzed to ensure the plan responds adequately to the most relevant and 
current land development issues and trends.  Computerized mapping and database technology, known as 
geographic information systems (GIS), was used to map and analyze key growth factors: 
 Demographic & Economic Growth Factors – General population, housing, and economic data was 

presented and compared with municipalities of similar size, to provide a better understanding of how 
best to strategically plan for Mebane's future growth. 

 Urban Service Growth Factors – Urban services including schools and parks, existing and planned 
roads, existing rail lines, and existing water and sewer systems were mapped.  The provision and 
maintenance of roads and sewer services are the two most influential and expensive factors driving 
urban growth.  Therefore, special attention was paid to analyzing the potential effects of major planned 
road projects and the potential expansion of sewer services.  

 Environmental Growth Factors – A detailed map of existing land uses was developed to identify land 
development patterns and trends.  Physical landscape features including topography, hydrology, and soil 
limitations were mapped to identify the most appropriate and feasible sites for future growth.  Vacant or 
under-utilized sites located out of the 100-year flood plain and without steep slopes or severe soil 
limitations were considered prime development sites and most suitable for future growth. 

 
Community Values: Extensive input from advisory committee members and citizens was used to identify 
core community values and to build ownership of and support for the plan.  This framework of community 
values was applied to the detailed analysis of existing conditions and used to draw conclusions and make 
land development recommendations.  Recommended land development designations and guidelines were 
developed to provide a strategic, proactive vision of where and how the community wishes to grow.   
 
 
 
 
 Summary of Recommendations 
 
 A General Growth Strategy 
 
Growth Strategy – Vision: The Mebane 2010 Land Development Plan provides a general growth strategy 
to help guide the City’s land development decision-making process.  This growth strategy includes a vision 
statement, goals and guidelines, and a map.  The vision statement (see insert below) is a summary of 
community values, describing the general direction the City hopes to grow over the next ten years. 
 
 
 

Vision for Future Land Development in Mebane 
 
Over the next ten years, we envision land development in our community will lead to a strong, 
diverse economy and a high quality of life for all our citizens.  Individual pieces of the “land 
development puzzle” will fit together to promote a quality environment, to preserve the assets 
and resources we value most, to stimulate development in the most appropriate places, and to 
enhance and maintain the beauty and livability of our community. 
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Growth Strategy – Goals & Guidelines: The plan provides growth strategy goals and guidelines 
concerning Economic Development, Growth Management, Community Appearance, Environmental 
Stewardship, Water and Sewer Services, and the Transportation System.  These goals and guidelines 
(outlined below) serve as general guidelines to help the community make land development decisions and to 
achieve the City’s vision for future growth. 
 
 
 
 
1. Economic Development Goals: 
 
A. Encourage the type of economic development that enhances the lives of residents, provides 

opportunities for employees to upgrade their skills and pay level, and is compatible with existing 
natural and man-made resources. 

B. Develop and maintain a strong, diverse, and sustainable local economy with good paying jobs, a 
healthy tax base, and a high quality of life by retaining traditional manufacturing and distribution 
facilities, while attracting new high-tech, high-skill, high-pay firms. 

C. Focus on building a better community, and not just “growth for growth’s sake.” 
D. Use common-sense development regulations and guidelines to carefully balance individual property 

rights with the good of the whole community. 
E. Invest in and revitalize older parts of our City to improve the quality of life for all of our citizens. 
F. Encourage economic development investment in designated Economic Development Areas, to 

provide jobs and expand the City’s tax base. 
G. Encourage public-private partnerships and grants to support efforts for community-building and 

revitalization of low-income neighborhoods in designated Adjacent Developed Areas. 
 
Economic Development Guidelines: 
 
1.1 The City will encourage new and expanding industries and businesses that diversify the local 

economy, utilize a more highly skilled labor force, and increase the income of area residents. 
1.2 The City will protect, enhance, and encourage a high quality of life, image, and cultural 

amenities as an incentive for further economic development. 
1.3 The City will balance the benefits of continued economic development with the possible 

detrimental effects such development may have on the quality of life enjoyed by City residents. 
1.4 The City will encourage educational and training programs to help unemployed and under-

employed local residents take advantage of business expansion and new economic development. 
1.5 The City will encourage the revitalization and reuse of currently unused or under-utilized 

structures and sites in areas designated for Commercial, Institutional, Office, and Industrial uses. 
1.6 The City will encourage economic development investment in designated Economic 

Development Areas. 
1.7 The City will encourage public-private partnerships and grants to support efforts for community-

building and revitalization of low-income neighborhoods in designated Adjacent Developed 
Areas. 
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2. Growth Management Goals: 
 
A. Manage the Quantity of Growth – Seek to maintain a moderate, steady quantity and rate of growth in 

and around Mebane. 
B. Manage the Location of Growth – Encourage new land development to locate in the most appropriate 

places, preserving the integrity of our community’s existing neighborhoods, our entrance roads, and 
our downtown. 

C. Manage the Quality of Growth – Promote the type of development that fits the small town character 
of our community, making sure the quality and character of new land development is compatible with 
existing surrounding land uses, and that it adds to our City’s livability. 

D. Manage the Patterns of Growth – Discourage suburban sprawl by promoting a more compact urban 
form that reflects the neighborhood development patterns of the City’s original one-square-mile core. 
Establish and maintain adequate transitional uses or buffers around high-intensity employment uses, 
to help preserve the integrity of residential neighborhoods where necessary. 

 
Growth Management Guidelines: 
2.1 The City will use the Growth Strategy Map and Proposed Land Use Map as a guideline when 

evaluating development proposals and determining appropriate zoning designations. 
2.2 The City will seek to coordinate and manage growth in conjunction with the adequate provision 

of community services and facilities, especially sewer, water, roads, schools, and parks. 
2.3 The City will establish and use community design standards to help ensure the quality and 

character of new land development is compatible with existing surrounding land uses, and to 
establish and maintain adequate transition uses or buffers around high-intensity employment 
uses, to help preserve the integrity of residential neighborhoods. 

2.4 The City will strongly encourage compatible land development in designated Primary Growth 
Areas over the next 1 to 5 years, and in  Economic Development Areas over the next 1 to 10 
years, to promote the efficient use of infrastructure and urban services. 

2.5 The City will evaluate designated Adjacent Developed Areas over the next 1 to 10 years, to 
ensure areas eligible for annexation are afforded all the benefits of City services, and pay their 
fair share to support the provision of these services. 

2.6 The City will encourage compatible land development within designated Secondary Growth 
Areas, over the next 5 to 10 years, to promote efficient use of infrastructure and urban services. 

2.7 The City will encourage compatible land development in designated Long Range Growth Areas 
over the next 10 to 20 years, to promote efficient use of infrastructure and urban services. 

2.8 The City will encourage low-density, clustered or planned unit, primarily residential 
development in designated Rural Conservation Areas within the City’s jurisdiction, to help 
preserve rural character and sensitive environmental resources. 

2.9 The City will encourage and support County efforts to maintain low density residential uses in 
designated Rural Conservation Areas outside the City’s jurisdiction over the next 20 years, to 
help preserve rural character and sensitive environmental resources, and to avoid failing wells 
and septic systems.  The City will discourage satellite annexation of residential neighborhoods, 
regardless of whether they are provided with water and sewer services. 

2.10 The City will periodically evaluate its need to expand extra-territorial zoning jurisdiction (ETJ), 
especially in water supply watershed areas, to ensure new land development is compatible with 
the City’s Land Development Plan. 

2.11 The City will use natural features and development constraints in determining the best use of 
land and the appropriateness of land development and site design proposals. 

2.12 The City will encourage a mix of compatible uses (residential, commercial, office, institutional) 
and housing types in designated Activity Centers and TND Overlay Areas, to foster attractive, 
safe, pedestrian-friendly neighborhoods. 
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3. Community Appearance Goals: 
 
A. Improve the image and community appearance of the City to maintain the quality of life of residents 

and to attract new businesses and industries. 
B. Use a variety of tools to improve the beauty and appearance of our community, including streetscape, 

landscape, and buffer requirements, street trees, sign controls, architectural and site design review, 
underground utility wires, and development standards to encourage preservation of natural, cultural, 
and historic resources, and enhancement of the built environment. 

C. Consider establishing an Appearance Commission to encourage the maintenance and enhancement of 
community appearance as part of the land development process. 

D. Encourage the preservation of existing specimen trees, and the planting and maintenance of new 
trees, as part of the land development process. 

 
Community Appearance Guidelines: 
 
3.1 The City will encourage efforts to improve the appearance of major roadway entrances into the 

City, through landscaping, sign control, setbacks, and other visual improvements. 
3.2 The City, in conjunction with private property owners, businesses, and land developers, will 

endeavor to jointly improve the appearance and design of major street corridors through a variety 
of visual improvements. 

3.3 Sign guidelines and standards will be periodically reviewed to enhance the community identity 
and create a high quality business image. 

3.4 Measures to improve the effectiveness of landscaping and buffering standards for new and 
existing land development will be encouraged. 

3.5 The City will encourage the preservation of existing specimen trees, and planting of new street 
and parking lot trees for beautification, summer cooling and improved air quality. 

3.6 The City will encourage new land development and the rehabilitation of existing structures and 
sites to be compatible with the surrounding neighborhood and architectural character. 

3.7 The City will encourage public and private developments to incorporate visual art into public and 
semi-public spaces. 

3.8 The City will encourage land development to preserve the natural features of the site whenever 
practical, including existing topography, significant vegetation and specimen trees, wetlands, and 
riparian buffer corridors along creeks and streams. 

3.9 The City will encourage the placement of utility lines underground in all public and private land 
developments. 

3.10 The City will encourage pedestrian-friendly neighborhoods with an abundance of street trees, 
sidewalks, greenways, neighborhood parks and open spaces, and with narrower streets where 
appropriate. 
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4. Environmental Stewardship Goals: 
 
A. Identify, value, and preserve Mebane’s natural, cultural, and historic resources. 
B. Preserve the natural environment, enhance the built environment, and encourage appropriate land 

development in the most appropriate places as designated in the Land Development Plan. 
C. Discourage land development in sensitive natural areas, especially in floodplains, along creeks and 

streams, in wetland areas, and in areas with very steep (>20%) slopes or severe soil limitations. 
D. Protect the city’s drinking water supplies and the general water quality of its creeks and streams. 
E. Protect our community from excessive noise, odor, and air or water pollution. 
F. Consider developing a Citywide Parks and Recreation Master Plan, to provide the community with 

abundant parks, recreational opportunities, open space, and natural areas, and to connect them with 
sidewalks, greenways, jogging trails, and bike lanes. 

 
Environmental Stewardship Guidelines: 
 
4.1 The City will carefully control land development activities within the 100-year floodplain, along 

creeks and streams, in wetland areas, and in areas with very steep slopes (>20%) or severe soil 
limitations – encouraging low-intensity uses such as open space, recreation, and trails.  

4.2 The City will encourage runoff and drainage from land development and agricultural activities to 
be of a quantity and quality as near to natural conditions as possible. 

4.3 The City will strongly encourage the dedication of open space and greenway easements, 
especially along creek and stream corridors, as an integral part of the land development process. 

4.4 The City will require all proposed land development (especially industrial and commercial uses) 
to effectively mitigate potential excessive noise, odor, and air, water, or light pollution.  

4.5 The City will continue improving its sewage collection and treatment facilities, giving service 
priority to existing or planned developed areas where water quality or economic benefits can be 
most readily realized. 
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5. Water and Sewer Service Goals: 
 
A. Create cost-effective strategies to encourage the provision of water and sewer services to stimulate 

continued growth and revitalization in Primary Growth Areas (existing City limits) and Adjacent 
Developed Areas, and appropriate new land development within designated Secondary Growth Areas 
and Economic Development Areas. 

B. Create cost-effective strategies for the provision of water and sewer services within designated Long-
Range Growth Areas. 

C. Create cost-effective strategies for the future extension of water and sewer services to designated 
Rural Conservation Areas. 

 
Water and Sewer Service Guidelines: 
 
5.1 The City will strongly encourage the provision or upgrade of water mains and sewer outfalls 

within Primary Growth Areas (City limits), to service appropriate, compatible, short-range land 
development. 

5.2 The City will strongly encourage the provision or upgrade of water mains and sewer outfalls 
within Economic Development Areas, to service appropriate, compatible, short- to mid-range 
land development, to stimulate job growth, and to support the provision of quality housing. 

5.3 The City will strongly encourage public-private partnerships and grants to pay for the provision 
or upgrade of water mains and sewer outfalls within Adjacent Developed Areas, to service 
appropriate, compatible, short- to mid-range land development, to stimulate job growth, to 
support the provision of quality housing, and to support efforts for community-building and 
revitalization of low-income neighborhoods. 

5.4 The City will consider allowing the provision or upgrade of water mains and sewer outfalls 
within Secondary Growth Areas, to service appropriate, compatible, mid-range land 
development, to take advantage of existing water or sewer services, or to address problems with 
failing wells or septic systems. 

5.5 The City will consider allowing the provision or upgrade of water mains and sewer outfalls 
within Long-Range Growth Areas, to service appropriate, compatible, long-range land 
development.  

5.6 The City will discourage the provision or upgrade of water mains and sewer outfalls within Rural 
Conservation Areas, to preserve rural character, protect the City’s drinking water supply, and to 
avoid the need to rescue neighborhoods with failing private wells and septic systems.  Exceptions 
to this guideline may include the provision of public water and sewer services to other local 
governments and cooperative agreements on major economic development projects.  The City 
will strongly discourage the satellite annexation of residential neighborhoods, regardless of 
whether they are provided with public water and sewer services. 
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6. Transportation System Goals: 
 
A. Encourage a safe and efficient transportation system promoting economic development and livability. 
B. Reduce traffic congestion and improve the accessibility & mobility for people and goods. 
C. Minimize the City’s transportation costs by maximizing the functionality of its existing road system, 

and by seeking external funding sources to defray road maintenance and construction costs.  
D. Locate commercial, office, institutional, industrial, and residential uses closer to one another & 

connect them with sidewalks, greenways, and bikepaths. 
E. Establish an interconnected street network among neighborhoods, to disperse traffic, provide 

multiple alternative routes to relieve congestion on major thoroughfares, create a greater sense of 
community, and prevent disjointed developments. 

F. Include alternative transportation modes (sidewalks, greenways, bikepaths) in all new developments. 
G. Encourage retro-fitting existing neighborhoods with sidewalks, bike lanes, and greenways. 
H. Connect adjacent subdivisions through multiple points of ingress and egress, and require stub-roads 

for future connections to adjacent undeveloped land. 
I. Seek to provide greater mobility for all of our citizens through public transit and para-transit services. 
J. Reduce through-traffic in our City by completing the proposed NC119 By-Pass, and other proposed 

projects listed on the Thoroughfare Plan and Transportation Improvement Program. 
 
Transportation System Guidelines: 
 
6.1 The City will seek the periodic update of the Urban Area Thoroughfare Plan and Transportation 

Improvement Program, identifying key elements for implementation on a priority basis. 
6.2 The City will continue to develop a program of road improvements and maintenance to maximize 

the use of existing roadways, as a cost-effective and environmentally sound means of meeting its 
transportation needs. 

6.3 The City will seek to maintain the safety and usefulness of its major thoroughfares by 
encouraging common access points and service roads and discouraging frequent driveway cuts. 

6.4 The City will require the inclusion of pedestrian amenities (such as sidewalks with curb and 
gutter, bikeways, and greenways) in all new urban and suburban land development projects, and 
will strongly encourage these pedestrian-oriented transportation alternatives be added to existing 
land development throughout the City. 

6.5 The City will encourage and support completion of the proposed NC119 Bypass, and other 
proposed projects listed on the Thoroughfare Plan and Transportation Improvement Program. 

6.6 The City will seek to preserve the integrity of existing land development, and minimize to the 
extent possible, environmental and traffic impacts associated with new or improved 
transportation facilities. 

6.7 The City will support transit and para-transit services to provide greater mobility for population 
groups lacking personal transportation, to reduce the level of in-town and peak-hour traffic, and 
to reduce the demand for parking. 
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Growth Strategy – Map: A growth strategy map was produced to illustrate the general location of growth 
areas.  The recommended level of support and encouragement the City will offer to land development 
proposals within each of the growth areas is outlined below: 
 
1. Primary Growth Area – Areas with prime access to existing city infrastructure and urban services 

and located within existing city limits.  Suitable development sites within Primary Growth Areas 
should be given the highest level of encouragement and incentives for short-range development 
over the next 1 to 5 years. 

2. Secondary Growth Area – Areas with access to an existing (or potential) city gravity sewer 
interceptor and/or pump station and sewer force main, and/or an existing or potential future 
thoroughfare, and located outside of, but adjacent to existing city limits.  Suitable development sites 
within Secondary Growth Areas should be given a moderately high level of encouragement and 
incentives for mid-range development over the next 5 to 10 years. 

3. Economic Development Area – Areas with prime access to a major thoroughfare and/or highway 
interchange, with high potential for economic development expansion, but in need of new or 
expanded public infrastructure investment.  Suitable economic development sites within Economic 
Development Areas should be given a high level of encouragement and incentives for short- to mid-
range development over the next 1 to 10 years. 

4. Long-Range Growth Area – Areas with moderate potential for expansion of existing sewer services 
using pump stations and force mains, and/or with moderate access to an existing or potential future 
thoroughfare, and located outside of existing city limits.  Suitable development sites within Long 
Range Growth Areas should be given a low level of encouragement for land development over the 
next 1 to 10 years, and a moderate level of encouragement over the next 10 to 20 years. 

5. Adjacent Developed Area – Areas with a high level of existing urban development located outside 
of, but adjacent to existing city limits.  These areas should receive careful consideration for 
annexation and full provision of urban services over the next 1 to 10 years.  

6. Rural Conservation Area – Areas with a low level of existing urban development, with low 
potential for expansion of sewer services, and/or with low access to an existing or potential future 
thoroughfare, and located in a rural setting outside of existing city limits and/or within the water 
supply watershed.  Most areas within Rural Conservation Areas should be given a very high level of 
encouragement and incentives to remain in a natural state, or to be maintained in very low-density, 
rural uses over the next 20 years. 

7. Conservation Corridors – Areas located throughout the study area, primarily along creeks, streams, 
and rivers, and within areas containing floodplains, steep slopes, and/or severe soil limitations.  
These areas should receive a very high level of encouragement and incentives to remain in a natural 
state, and/or to be maintained in very low-intensity, open space, recreational, or greenway uses in 
perpetuity.  Property owners should be encouraged to locate new land development outside of 
conservation corridors as much as possible.  

 
 
 Specific Proposed Land Use Recommendations 
 
The plan provides a more detailed proposed land use map and a set of land use guidelines and 
recommendations, to assist the community in making more site-specific land development decisions.  The 
plan introduces a “toolkit” of proposed land use classifications.  The table below provides a brief 
description and statement of intent for each proposed land use classification (see Proposed Land Use 
Classifications below).  A set of principles, goals, and criteria for applying land use classifications to the 
map is also provided.  The study area is subdivided into five small planning areas to better meet the needs of 
particular parts of the City.  A Small Area Plan was prepared for each planning area, containing an analysis 
of existing conditions and emerging issues unique to the area.  A set of land development goals and 
proposed land use designations was established for each area (see Small Area Goals and Land Use 
Designations below). 
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PROPOSED LAND USE CLASSIFICATIONS 
 

 
Land Development Category 

 

 
Description 

 

 
Intent 

 
Neighborhood Activity Centers 
 
________________________________ 
Village Activity Centers 
 
________________________________ 
City Activity Centers 
 
 
 

Small, pedestrian-oriented, neighborhood 
activity center with a mix of uses. 
_____________________________________ 
Medium-scale, mixed-use activity center, 
serving multiple neighborhoods. 
_____________________________________ 
Large-scale, mixed-use activity center, serving 
the entire community. 
 

To create pedestrian-friendly, community focal 
points containing a mixture of commercial, office 
and institutional, entertainment, open space, and 
residential uses & housing types, with ample 
sidewalks, street trees, on-street parking, public 
amenities & open space.  The goal is to allow for 
growth while maintaining and enhancing the quality 
of life, and building a greater sense of community. 

Tradition Neighborhood Development 
(TND) Overlay 
 
 
 

Medium- to large-scale area designated to be a 
“town within a town,” containing a wide 
variety of complementary uses and amenities, 
within easy walking distance.  

To encourage pedestrian-friendly, mixed-use 
development with a strong sense of community, that 
offers residents an opportunity to live, work, and shop 
in the same area. 

Commercial 
 
 
 

Existing & limited new commercial uses 
outside of designated activity centers and 
employment centers. 

To encourage development of new & redesign of 
existing commercial uses to be more visually pleasing 
and pedestrian-friendly. 

Office and Institutional 
 
 

Existing & limited new O&I uses outside of 
designated Activity Centers and Employment 
Centers. 

To encourage development of new & redesign of 
existing O&I uses to be more visually pleasing and 
pedestrian-friendly. 

Industrial 
 
 

Existing & new industrial uses outside of 
designated Employment Centers. 

To expand existing and develop new industrial uses, 
requiring transitional uses & buffers. 

Employment Center 
 
 
 
 
 

Mixed-use, medium- to large-scale 
employment centers along major transportation 
corridors and at key intersections and 
interchanges to serve the community and 
region. 

To integrate a mixture of commercial, office & 
institutional, industrial, and open space uses into the 
fabric of the community, with ample sidewalks, 
street trees, on-street parking, public amenities & 
open space. 

Urban Residential 
 
 
 

Medium-high density single- and multi-family 
residential uses. 

To accommodate existing & encourage new medium-
high density residential uses in & around Activity 
Centers, and around Employment Centers. 

Neighborhood Residential 
 
 

Medium density single-family & limited multi-
family residential uses. 

To accommodate existing & encourage new medium 
density residential uses in designated areas. 

Suburban Residential 
 
 

Medium-low density single-family 
residential uses. 

To accommodate existing & limit new medium-low 
density residential uses to designated areas. 

Watershed Residential 
 
 

Low density single-family residential 
uses 

To accommodate existing & limit new low-density 
residential uses in the water supply watershed. 

Conservation Residential 
 
 

Very low density single family residential uses To accommodate existing & limit new low-density 
residential uses, and encourage cluster development. 

Parks, Greenways, and Openspace 
 
 

Parks and greenways for active and passive 
recreation, and resource preservation. 

To incorporate parks, greenways and openspace into 
the entire community fabric as the City grows. 

Conservation Corridor Overlay 
 
 

Riparian buffer areas along streams & creeks.  To preserve stream & creek corridors in a natural state, 
by encouraging low-intensity open space uses. 
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 Small Area Goals and Land Use Designations 
 
 Central Planning Area 
 
Goals: 
 Limit most non-residential development (and SIAs) to Activity Centers and TND Overlay areas. 
 Accommodate existing non-residential uses (in and near the critical watershed area) west of the CBD 

on the north side of US70, but designate most vacant land as low-density Watershed Residential. 
 Accommodate existing non-residential uses east of the CBD along the north side of US70, allowing 

for some new non-residential uses, and Neighborhood Residential uses south of Lake Michael. 
 Limit non-residential “strip” development along 5th Street, north of the Mebane Oaks intersection.  
 Limit infill development in and adjacent to existing neighborhoods to Neighborhood Residential. 
 Determine appropriate infill uses within existing neighborhoods and other partially developed area. 
 Consider establishing a National Register Historic District and advisory committee. 
 Consider establishing a Downtown Revitalization effort 
 Preserve and revitalize the Central Business District. 
 Preserve and revitalize existing residential neighborhoods. 
 Determine the appropriate amount and intensity of development to be allowed in the watershed. 
 Accommodate existing commercial, industrial, office, & institutional uses, and provide opportunities 

for expansion within designated activity centers. 
 Accommodate existing single- and multi-family residential uses, and provide opportunities for 

expansion within designated residential areas. 
 Accommodate existing non-residential uses along US70 without expanding strip development. 
 Designate activity centers to provide opportunities for a mixture of employment, commercial, office, 

and residential uses closer to or within neighborhoods (especially north of the CBD). 
 Determine appropriate areas for extension of water and sewer services and annexation consideration. 
 
Land Use Designations: 
 Designate Mebane’s Downtown CBD as a mixed-use Town Center, encouraging a variety of 

commercial, office, industrial, civic, open space, and residential uses. 
 Designate most of the undeveloped portion of Mill Creek PUD as a Traditional Neighborhood 

Development (TND) Overlay area. 
 Designate a Village Activity Center within the donut hole of unincorporated land south of the Mill 

Creek PUD, to serve as a potential location for the creation of a community focal point in the area. 
 Designate Commercial areas to accommodate existing commercial uses, and allow for some limited 

future development outside of designated Activity Centers where appropriate. 
 Designate Office and Institutional areas to accommodate existing office & institutional uses, and 

allow for some limited future development outside of designated Activity Centers where appropriate. 
 Designate Industrial areas to accommodate existing industrial uses, and to provide opportunities for 

some new industrial development in the most appropriate places, and with the least impact on 
existing neighborhoods. 

 Designate Urban Residential to accommodate existing, and some new, higher, density residential 
uses, in the most appropriate places, and with the least impact on existing neighborhoods. 

 Designate the majority of existing residential uses, and areas deemed most appropriate for future 
residential development as Neighborhood Residential uses. 

 Designate a Park along the remaining undeveloped portion of Eastside Creek corridor (south of 
Stagecoach Road), to serve the recreation needs of surrounding neighborhoods, to preserve natural 
resources, and to protect water quality and floodplain functions. 

 Designate a network of Greenway corridors along various streams and creeks, and along some roads 
throughout the planning area, to connect neighborhoods, parks, schools, and activity centers with safe, 
pedestrian access, to preserve wildlife habitat, and to protect water quality and floodplain functions. 
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 North Planning Area 
 
Goals: 
 Continue to protect the City’s drinking water supply by carefully managing land development. 
 Limit most non-residential development (and SIAs) to Activity Centers and TND Overlay areas. 
 Limit extension of sewer services into Rural Conservation Areas, except in Activity Centers. 
 Seek to expand the City’s ETJ within the watershed, to help protect the City’s drinking water supply 
 
Land Use Designations: 
 Designate most of the North Planning Area as Watershed Residential (very-low-density) areas, to 

continue to protect the City’s drinking water supply, and to maintain the rural character of the area.  
 Designate limited Commercial, Office and Institutional, and Industrial, and Urban Residential uses to 

accommodate existing such uses, but limit the amount of new non-residential, and high-density 
residential uses outside of designated activity centers. 

 Designate a Village Activity Center at the intersection of NC119 and the planned NC119 By-Pass, to 
serve as one of the potential locations for the creation of a community focal point in the planning 
area. 

 Designate the northern third of the Cates Farm property as a Traditional Neighborhood Development 
(TND) area, possibly to include a small Neighborhood Activity Center. 

 Designate the southern third of the Cates Farm property as permanently protected Open Space. 
 Designate a network of Greenway corridors along various streams and creeks, and along some roads 

throughout the planning area, to connect neighborhoods, parks, schools, and activity centers with safe, 
pedestrian access, to preserve wildlife habitat, and to help protect water quality. 

 
 West Planning Area 
 
Goals: 
 Recognize the West Planning Area as a unique opportunity to balance unparalleled economic, job, 

and tax base growth, with the City’s community building, aesthetic, and environmental interests. 
 Maintain pedestrian and vehicular access under the proposed NC119 By-Pass, to maintain 

community connections and to minimize traffic impacts on existing roads. 
 Expand ETJ west of Gibson Road, to regulate uses within the potential sewer service area. 
 Limit most vacant land west of Gibson Road as Suburban (low-density) Residential uses, due to 

environmental constraints present in this area. 
 Designate most of the area east of Gibson Road as an Employment Center with a TND Overlay, to 

encourage community building and a wide range of uses – including industrial uses, but also a 
Village Center, and commercial, office, civic, and residential uses. 

 
Land Use Designations: 
 Designate the area west of Gibson Road, and some of the area east of Gibson Road near US70 to 

accommodate existing uses, and to encourage Neighborhood (medium-density) Residential uses. 
 Designate most of the area east of Gibson Road as an Employment Center with a TND Overlay, to 

encourage a mixture Industrial, Commercial, Office and Institutional, Urban Residential, and 
Neighborhood Residential uses.  Include a Village Center within the Employment Center, to serve as 
one of the potential locations for the creation of a community focal point in the planning area. 

 Designate a Park around the existing City-owned lake, as an integral part of the Village Center. 
 Designate a network of Greenway corridors along various streams and creeks, and along some roads 

throughout the planning area, to connect neighborhoods, parks, schools, and activity centers with safe, 
pedestrian access, to preserve wildlife habitat, and to help protect water quality. 

 Designate a Greenway connection (e.g. pedestrian tunnel) under the proposed NC119 By-Pass, to 
maintain vital pedestrian links between this planning area and the rest of the community. 
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 South-West (Hawfields) Planning Area  
 
Goals: 
 Support economic development by encouraging most non-residential land uses to locate within the 

designated Employment Center along the I-40/85 corridor. 
 Maintain primarily Neighborhood Residential uses on the north side of Fifth Street.  
 Designate a Neighborhood Center to serve as a focal point for the Hawfields Community. 
 Encourage higher density residential uses surrounding the proposed Hawfields Neighborhood Center. 
 Preserve most of the Hawfields community as Neighborhood Residential uses.  
 Encourage greater connectivity of roads and greenways throughout the Hawfields community. 
 
 
Land Use Designations: 
 Designate most of the area north of the I-40/85 corridor, and some areas adjacent to and south of the 

interstate as a mixed-use Employment Center, to accommodate existing commercial and industrial 
uses and encourage further economic development. 

 Designate a Neighborhood Center between the Presbyterian Church and Schools, to serve as a 
potential location for the creation of a community focal point for the Hawfields Community. 

 Designate the existing Church ballfields as a Park, and a network of Greenway corridors to provide 
safe pedestrian connections and recreational opportunities for the Hawfields Community. 

 Designate the area north of the Hawfields Village Center as Urban Residential, to accommodate 
existing high-density residential uses & zoning and to encourage efficient use of infrastructure 
investments. 

 Designate the existing school and church properties as Office & Institutional, and the remainder of 
the area as Neighborhood Residential to accommodate existing medium-density neighborhoods and 
to encourage efficient use of future infrastructure investments. 

 Designate the existing neighborhood between Fifth Street and Foust Road (north of the I-40/85 
corridor) as Neighborhood Residential, to maintain the residential character of the area. 
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 South-East (Hebron) Planning Area  
 
Goals (For the economic development area north of the I-40/85 corridor): 
 Support economic development by encouraging most non-residential land uses to locate within the 

designated Employment Center between I-40/85 and US70. 
 Preserve existing residential neighborhoods at the northern end of the Employment Center, south of and 

adjacent to Washington Street.  
 Foster creative community-building, by designating a TND Overlay area, including a Village Center 

and Park as community focal points for citizens, employees, and visitors in the Employment Center. 
 Encourage a mix of residential, commercial, office, and institutional uses in the TND overlay area. 
 Encourage greater connectivity of roads and greenways with the surrounding community. 
 
Goals (For the Hebron Community south of the I-40/85 corridor): 
 Accommodate existing and some new commercial uses around the Mebane Oaks Road and Buckhorn 

Road interchanges, south of I-40/85. 
 Encourage most non-residential uses south of I-40/85 to locate in a designated Neighborhood Center. 
 Accommodate existing industrial zoning on the Synthon site. 
 Allow for low-density suburban residential development between I-40/85 and Old Hillsborough Road. 
 Allow for very-low-density conservation residential development south of Old Hillsborough Road, to 

maintain the rural character of the Hebron community. 
 
Land Use Designations: 
 Designate most of the South East Planning Area north of the I-40/85 corridor as a mixed-use 

Employment Center, to accommodate existing commercial and industrial uses and to encourage 
further economic development. 

 Designate the Arrowhead Golf Course and some surrounding areas as a TND overlay area, to include 
a Park around the golf course pond surrounded by a Village Center, to serve as a potential location 
for the creation of a mixed-use community focal point within this portion of the Employment Center. 

 Designate small Commercials areas adjacent to and south of I-40/85 at the Mebane Oaks Road and 
Buckhorn Road interchanges, to accommodate existing and some new commercial uses. 

 Designate a Neighborhood Center at the intersection of Mebane Oaks Road & Old Hillsborough 
Road to provide a focal point for the Hebron Community. 

 Designate the portion of the Hebron Community north of Old Hillsborough Road (Bowman Road) as 
Suburban Residential. 

 Designate the portion of the Hebron Community south of Old Hillsborough Road (Bowman Road) as 
Conservation Residential, to maintain the low-density, rural character of the area. 

 Designate the Synthon parcel as Employment Center, to accommodate existing zoning. 
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 Recommendations for Implementing the Plan 
 
The following actions are recommended to aid in the effective implementation of the plan: 
 
1. Hold workshops for the City Council and Planning Board on how the plan can be used upon 

adoption.  These workshops can look at different aspects of the plan at different meetings. 
2. Initiate and refine a staff review and recommendation process for all land development proposals, 

rezoning requests, special use permits, and Planned Unit Developments.  The staff recommendation 
will include an analysis of how the proposed development will meet the Land Development Plan 
Growth Strategy goals and guidelines, and the Small Area Plan principles and goals. 

3. Make necessary changes to the City’s Zoning Ordinance to allow for the type of development that is 
desired by the community.  For example, current B-2, General Business zoning does not currently 
allow for a mixture of commercial and residential uses envisioned in the plan’s designated Village 
Centers. 

4. Encourage the City Council and Planning Board to use the Land Development Plan on a regular 
basis, to serve as a helpful guideline for making rulings on rezonings, special use permits, and 
subdivisions. 

5. As necessary, develop more detailed small area plans that build upon the foundation established by 
the Mebane 2010 Land Development Plan. 

 
 
 How to Use the Plan 
 
Use of the (General) Growth Strategy 
 
The general Growth Strategy goals and guidelines (Section 4) should be used as a first cut for evaluating 
how well proposed developments are supported by the plan.  The goals and guidelines represent general 
principles that affect all development within the City.  If a proposed development does not appear to be 
supported by a majority of the growth strategy goals and guidelines, it should be returned to the 
developer for revisions. 
 
Use of the (Specific) Land Development Plan 
 
The Land Development Plan (Section 5) should be the second step in evaluating the appropriateness of 
development proposals.  The plan provides a detailed Proposed Land Use Map to show the appropriate 
location of various land uses.  A toolkit of proposed land use classifications provides descriptions and 
illustrations of the type and character of land development most appropriate within each land use 
category.  A set of principles, goals, and criteria for applying land use classifications is also provided.  
Small Area Plans provide land development goals and detailed descriptions of proposed land use 
recommendations for specific parts of the City. 
 
When reviewing a land development or rezoning proposal, the developer, staff, public, Planning Board, 
and City Council should first determine if the proposed type and pattern of land development is 
consistent with the Proposed Land Use Map.  Secondly, the proposal should be evaluated to determine if 
it is consistent with the goals and recommendations of the Small Area Plan, and with the character of 
development described in the Toolkit.   Land development principles, goals, and criteria can be reviewed, 
to help clarify the overall intent of the proposed land development recommendations and maps. 
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Example Land Development Proposal Evaluation 
 
How the plan can be used by a developer: Developer X would like to rezone two acres along a major road to 
General Business and place a strip commercial development on the lot.  The developer can utilize the plan to see if 
his development proposal meets the plan’s general Growth Strategy goals and guidelines, as well as the Land 
Development Plan principles and goals, and Small Area Plan recommendations.  The developer can also look at 
the Growth Strategy Map and the Proposed Land Use Map, to see if General Business is a recommended use. 
 
How the plan can be used by City staff: City staff reviews zoning petitions, recommends that the petition be 
approved or denied, and prepares a written zoning report for the Planning Board.  In making their decision and 
writing the report, the staff reviews relevant planning documents, including the plan adopted by the City.  Using 
the adopted plan will facilitate the City staff’s review of the rezoning request.  The staff will be able to point out 
those goals, guidelines & recommendations, and location of development types that support the rezoning, and 
those that are in conflict with the rezoning request, thereby shaping the overall staff recommendation.  In addition, 
the staff can also use the plan to warn developers about potential conflicts before being confronted at a public 
hearing. 
 
How the plan can be used by the City of Mebane Planning Board: Prior to each meeting, Planning Board 
members can make their own determination about the consistency of the proposed rezoning with the 
plan’s Growth Strategy goals, guidelines, and map, the Land Development Plan principles and goals, and 
the Small Area Plan recommendations.  Planning Board members should consider the intent of the goals, 
guidelines, and recommendations, and determine how much weight should be given to each. 
 
How the plan can be used by the general public: Residents of Mebane can and should reference specific 
goals, guidelines and recommendations, and the Growth Strategy Map and Proposed Land Use Map 
when speaking in favor of or in opposition to a rezoning request. 
 
How the plan can be used by the City of Mebane City Council: In its legislative authority to rezone 
property, the City of Mebane City Council has the final word as to whether the rezoning request is 
consistent with the various plans that affect the property in question.  The City Council should review the 
rezoning with Growth Strategy and Land Development Plan goals, guidelines, recommendations, and 
maps in mind.  As customary, the City Council should also take into account and weigh the interpretation 
of the guidelines as employed by the property owner, the Planning Board, City staff, and the general 
public.  Over time, a track record of guideline interpretation will form a consistent foundation for 
decision-making. 
 
 
 Recommendations for Monitoring and Revising the Plan 
 
As the plan is used and development occurs in Mebane, it will be necessary to make revisions in order to 
keep the plan updated.  A major development, new road or water and sewer extensions can drastically 
change an area of the planning jurisdiction.  It is recommended the City Planning Director and/or 
Manager convene a yearly meeting of the Advisory Committee, to look at changes that need to be 
addressed, and to review and to monitor the City’s progress in using and implementing the plan.  This 
meeting will provide an opportunity to discuss how well the plan has been implemented and review any 
changes that need to be made.  It should be noted that the City Staff, Planning Board, and City Council 
play a vital role in using, monitoring, and revising the plan as well.  The Mebane 2010 Land 
Development Plan will only be a document worth using if it is kept up to date and used on a regular basis 
by the City Council, Planning Board, staff, and citizens of Mebane. 
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PAUL – Leave this section break here – don’t touch it – it will goof you up big time! 
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