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PURPOSE:  
Plan Amendment Case 15-05 
A request by G.H.K. Developments, Inc. to change the Land Use Map classification for approximately 12.1 
acres from Institutional, Office and Low Density Residential to a Community/Regional Commercial 
classification.  The site is lying approximately 225 feet west of N. Main Street, north of Fisher Avenue, east of 
Idol Street and approximately 165 feet south of Westchester Drive. 
 

AND 
Zoning Map Amendment Case 15-15 
A request by G.H.K. Developments, Inc. to rezone approximately 13.2 acres from a Residential Single Family–
7 (RS-7) District, Residential Single Family–9 (RS-9) District, Limited Office (LO) District and the Conditional 
Use Limited Office (CU-LO) District to the Conditional Zoning Shopping Center (CZ-SC) District.  The site is 
lying approximately 225 feet west of N. Main Street, north of Fisher Avenue, east of Idol Street and partially 
along the south side of Westchester Drive. 
 
BACKGROUND:   
Staff report and the Planning & Zoning Commission’s recommendation is enclosed. 
 
BUDGET IMPACT:  
There is no budget impact. 
 
RECOMMENDATION / ACTION REQUESTED: 
A. On December 8, 2015, a public hearing was held before the Planning and Zoning Commission regarding 

Land Use Plan Amendment Case 15-05 and Zoning Case 15-18.  Staff recommended approval of both 
requests. 
 

B. The Planning & Zoning Commission recommended approval of Land Use Plan Amendment Case 15-05 by 
a vote of 6-0. 
 

C. The Planning & Zoning Commission recommended approval of Zoning Case 15-15, with amendments 
recommended by staff, by a vote of 6-0. 



PLANNING AND ZONING COMMISSION RECOMMENDATION 
 

G.H.K. Developments, Inc.          Plan Amendment Case 15-05 
and Zoning Map Amendment Case 15-18 

At its December 8, 2015 public hearing, the Planning and Zoning Commission reviewed these 
requests.  All members of the Commission were present except for Mr. Andrew Putnam and Mr. Ed 
Squires.  Mr. Andy Piper, Senior Planner, presented the Land Use Plan Amendment request and Mr. 
Herbert Shannon, Senior Planner, presented the zoning request.  Staff recommended approval of 
these requests with amendments.    
 
Speaking in favor of the request:  
Speaking on behalf of the applicant were the following members of their development team: 
• Applicant’s attorney, Tom Terrell, 300 N. Greene Street, Suite 1400, Greensboro, N.C. 
• Applicant’s development partner, Vin Wells, 1051 Military Cutoff Road, Suite 200, 

Wilmington, N.C.  
• Applicant’s engineer, Jason Henderson, P.E., with Bluewater Civil Design, LLC., 19 

Washington Park, Suite 100, Greenville, SC. 
• Applicant’s traffic engineer, Jonathan Guy, P.E., with Kimley-Horn & Associates, Inc., 2000 

South Boulevard, Suite 440, Charlotte, NC. 
These speakers provided an overview of the proposed development of the site and addressed 
questions from the commission. 
 
Also speaking in favor of the request were Reverend Eric Peacock, senior pastor at Westchester 
Baptist Church, 1154 Double Pond Lane, High Point and Pearson Hager, minister at Church of the 
Living God, 208 Fisher Avenue, High Point.  
 
Speaking in opposition of the request:  
Speaking in opposition was Mr. Jeff Sims, 3724 Sagamore Drive, Greensboro, NC.  Mr. Sims owns 
several rental homes west of the site along Elmhurst Avenue next to a stream.  He expressed 
concerns that if this 13-acre site is developed with a 50,000 square-foot building and a large parking 
lot, the stormwater runoff may negatively impact his rental homes.  He requested that as part of the 
development of the property, the applicant be required to pipe the stream lying adjacent to his rental 
homes to eliminate any potential flooding impact. 
 
Once the public hearing was closed, the Commission had several questions for staff and the 
applicant’s development team.  In conclusion, Mr. Terrell noted the applicant can agree in principle 
with the amendments recommended by staff.   
 
The Planning & Zoning Commission recommended approval of Land Use Plan Amendment Case 
15-05, as recommended by staff, by a vote of 6-0. 
 
The Planning & Zoning Commission recommended approval of Zoning Case 15-18, with 
amendments recommended by staff, by a vote of 6-0.  Upon making its recommendation, the 
Commission stated that its approval of Zoning Case 15-18 would be consistent with the City’s 
adopted plans.  Additionally, the Commission concurred with the staff report and found its approval 
recommendation reasonable and in the public interest because:  1) Subject to approval of the 
associated Land Use Plan Amendment 15-05, the requested CZ-SC District will be consistent with 
the Land Use Plan;  2) The request is consistent with Goal #5 and Objective #8 of the Land Use 



 

 

Plan as it promotes an urban growth pattern that occurs in an orderly fashion and stimulates more 
efficient use of the City’s land resources by encouraging in-fill development at appropriate 
locations;  3) The applicant has offered screening and architectural conditions, that are typically 
applied only in the Eastchester Scenic Corridor, to facilitate the creation of a cohesive unified 
development;  4) Subject to higher landscaping standards being provided near adjacent residential 
uses, there is an appropriate transition in land uses between more and less intensive land uses as 
promoted by Goal #9 of the Land Use Plan;  5) Subject to the applicant addressing issues outlined 
in the Transportation Department’s November 24, 2015 memorandum, adverse impact caused by 
traffic will be addressed; and  6) The assemblage of this large land area will assist in meeting 
redevelopment goals of the Core City Plan, will assist in generating employment opportunities and 
provides the opportunity to expand the tax base for the City. 
 
 
(NOTE:  The applicant has submitted an amended Conditional Zoning Ordinance that addresses 
issues raised by staff at the Planning & Zoning Commission public hearing.)  
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CITY OF HIGH POINT 
PLANNING AND DEVELOPMENT DEPARTMENT 

 
STAFF REPORT 

PLAN AMENDMENT CASE 15-05   AND   ZONING MAP AMENDMENT CASE 15-18 
January 8, 2016 

Revised 
 

Requests 
Applicant: 
G.H.K. Developments, Inc. 

Owner(s):  
Westchester Baptist Church of High Point, Inc. 
Church of the Living God, Inc. 
Earl Jeffrey Jones and Teresa Ann Jones 
Donald and Kay Silver, LLC 

LUPA Proposal: 
To change the future land use designation for 
approximately 12.1 acres. 

From: 
 

Institutional,  Office  and  Low 
Density Residential 

To: Community/Regional Commercial  
Zoning Proposal: 
To rezone approximately 13.2 acres. 

From: RS-7 
RS-9 
LO 
CU-LO 

Residential Single Family–7 
Residential Single Family–9 
Limited Office 
Conditional Use Limited 
Office 

To: 
 

CZ-SC Conditional Zoning 
Shopping Center District 

 
Site Information 

Location: The site is lying approximately 225 feet west of N. Main Street and bounded 
by Fisher Avenue, Idol Street and Westchester Drive. 

Tax Parcel 
Numbers: 

Plan Amendment Zoning Request 
Guilford County tax parcels 0188701, 
0188711 thru 15, and 0188718 

Same as LUPA, plus tax parcels 
0188702, 0188716 & 0188717 

Site Acreage: Plan Amendment Zoning Request 
Approximately 12.1 acres  Approximately 13.2 acres 

Current Land 
Use: 

Plan Amendment Zoning Request 
Two churches, single family dwellings 
and office uses 

Same 

Physical  
Characteristics: 

The site has a gentle to moderately sloping terrain.  An intermittent stream 
runs in an east to west direction across the northern portion of the site.  A 
100 year flood zone also impacts the western portion of the site along the 
stream corridor. 

Water & Sewer 
Proximity: 

An 8-inch City water line and an 8-inch City sewer line are lying adjacent to 
the site along N. Main Street, Fisher Avenue, Idol Street and Westchester 
Drive.  Also, there is a separate 12-inch sewer line is in N. Main Street. 

General 
Drainage and 
Watershed: 

The eastern two acres of the site drain in an easterly direction toward N. 
Main Street and development is subject to the Oak Hollow Lake General 
Watershed Area (GWA) requirements.  Engineered stormwater treatment 
measures are required for non-residential and multi-family development 
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with a total impervious surface area greater than 24% of the site, and for 
single family developments with a gross density of 2 units per acre or more.   
 
The western 11 acres of the site drains in a westerly direction toward Idol 
Street and development is subject to the Yadkin Pee-Dee Watershed (non-
water supply) requirements.  Based upon the acreage of the site and the 
allowable development intensity, the watershed regulations may require 
stormwater controls to be provided. 

Overlay District: Oak Hollow Lake General Watershed Area (GWA) 
 

Adjacent Property Zoning and Current Land Use 
North: CU-GB 

CZ-GB 
Conditional Use General Business District 
Conditional Zoning General Business 
District 

Various retail/commercial uses 

South: RS-9 
LO 

Residential Single Family–9 District 
Limited Office District 

Single family dwellings and Fire 
Department maintenance facility 

East: MS Main Street District (Sub Area – A) Various retail/commercial uses 
West: RS-7 Residential Single Family–7 District Single family dwellings and a 

cemetery 
 

Adjacent Land Use Plan Designations 
North: Community/Regional Commercial 
South: Low-Density Residential and Medium Density Residential 
East: Community/Regional Commercial 
West: Institutional and Low-Density Residential 

 
Purpose of Existing and Proposed Land Use Plan Designations 

Existing 
Designation: 

The site currently has three land use designations:  
• Institutional:  Public, quasi-public and institutional uses on large 

tracts are included in this classification. 
• Office: This classification includes professional, personal and 

business service uses. 
• Low-Density Residential: These areas include primarily single family 

detached dwellings on individual lots.  Development densities in these 
areas shall not exceed five dwelling units per gross acre. 

Proposed 
Designation: 

• Community/Regional Commercial: This classification includes a 
wider range of retail or service uses intended to serve the entire 
community and nearby regional customers. 

 
Relevant Land Use Policies and Related Zoning & LUPA History 

Community 
Growth Vision 
Statement: 

The following objectives of the Community Growth Vision Statement are 
relevant to this request: 
Obj. 3B:    Establish new or redevelop mixed use areas at key intersections 

where suitable land use and development patterns exist. 
Obj. 3C:   Attract commercial tenants that will offer daily goods and 

services to nearby neighborhoods. 
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Obj. 5H:    Limit extremely large-scaled stores - “big box retail” - to key 
street intersections to best accommodate their potentially high 
traffic volumes. 

Obj. 6E:   Avoid “retail leakage” to other communities by keeping retail 
centers viable with strong anchor tenants and by attracting new 
businesses that are not detrimental to High Point’s existing 
businesses. 

Land Use Plan 
Goals, Objectives & 
Policies: 

The following goal and objectives of the Land Use Plan are relevant to 
this request: 
Goal #5: Promote an urban growth pattern that occurs in an orderly 

fashion and conserves the land resources of the city and its 
planning area. 

Obj. #8. Stimulate more efficient use of the City’s land resources by 
encouraging in-fill, mixed-use, cluster development and higher 
residential densities at appropriate locations. 

Obj. #9. Where feasible and appropriate, provide a transition in land 
uses between more and less intensive land uses. 

Relevant Area 
Plan: 

Core City Plan: 
While the site is located within the Core City boundaries, there are no 
specific policies that address commercial redevelopment at this site.  
However, in general, the plan recommends redevelopment of the N. Main 
Street area and encourages infill development. 

Zoning History: North side of Westchester Drive:  During the late 1980s and 1990s 
multiple zoning approvals were granted in the two-block area bounded by 
N. Main Street, W. Parris Avenue, Idol Street and Westchester Drive to 
allow commercial and office uses. 
 
South side of Westchester Drive:  Zoning Cases 90-10; 00-21 and 11-08 
pertain to abutting parcels north of the zoning site fronting along 
Westchester Drive.  These cases rezoned previous single family parcels to 
the General Business (GB) District to facilitate development of 
commercial uses. 
 
Zoning Case 08-04:  This zoning case established the Main Street (MS) 
District.  It was applied to property east of this current zoning site, 
fronting along N. Main Street.  Prior to the establishment of the MS 
District, parcels fronting along this segment of N. Main Street were 
generally designated as a General Business (GB) District. 

LUPA History: There have been no Land Use Plan Amendments on or near this site since 
the adoption of the current Land Use Plan in 2000. 

 
Transportation Information 

Adjacent Streets: Name Classification Approx. Frontage 
N. Main Street 

Westchester Drive 
Idol Street 

Fisher Avenue 

Major Thoroughfare 
Major Thoroughfare 

Local Street 
Local Street 

None 
400 ft. 
870 ft. 
990 ft. 
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Vehicular Access: Westchester Drive (public street), Idol Street (public street), Fisher 
Avenue (public street), and N Main Street (public street) 

Traffic Counts: 
(Average Daily Trips) 

N. Main Street 
Westchester Drive 

24,000 ADT   (2013, NCDOT) 
24,000 ADT   (2013, NCDOT) 

Estimated Trip 
Generation: 

Using the development data provided by the applicant, the total ADT 
for this site is estimated at 6,102 trips per day. 

Traffic Impact 
Analysis (TIA): 

Required  
Yes 
X 

No 
 

Comments: The TIA recommended improvements are: 
1. Idol Street at Westchester Drive 

a. Installation of an eastbound right-turn lane with 100 feet of 
storage and appropriate taper on Westchester Drive. 

b. Installation of a northbound right-turn lane with 100 feet of 
storage and appropriate taper on Idol Street. 

c. Installation of a traffic signal per MUTCD and NCDOT 
guidelines. 

d. Installation of advanced warning signage, W3-3 “Signal Ahead”, 
per the MUTCD; Installation of an advanced warning beacon 
with sign W3-3 per MUTCD guidance. 

2. Driveway #1 at Westchester Drive  
a. Construction of an eastbound right-turn lane to provide 100 feet 

of storage. 
b. Construction of an exiting driveway approach with dedicated left 

and right-turn lanes. 
3. Driveway #6 at N Main Street 

a. Restriping of the existing northbound left-turn lane to provide 
125 feet of storage. 

b. Construction of a southbound right-turn lane that maximizes the 
available storage between Driveway #6 and the existing 
Walgreen’s driveway while providing for an appropriate taper. 

c. Construction of an eastbound exiting driveway with a 
channelized right-turn only lane. The channelization of the 
movement should be at an angle that directs cars to turn right, 
but still allows the appropriate site line for oncoming traffic of N 
Main Street.  Supplemental flexible delineators should be 
installed along N Main Street to further restrict an exiting left-
turn movement from Driveway # 6, but not restrict left-turns into 
businesses on the opposite side of N Main Street. 

4. Driveway #4 and Fisher Street - Construction of an exiting driveway 
approach with dedicated left and right-turn lanes. 

5. Driveway #4 and Fisher Street - Construction of an exiting driveway 
approach with dedicated left and right-turn lanes. 

6. See attached TIA Executive Summary. 
Pedestrian Access: Development of the site is subject to the sidewalk requirements of the 

Development Ordinance. 
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School District Comment 
Not applicable to this zoning case.   

 
Details of Proposal 

1. General Overview: 
The site is part of a city block bounded by N. Main Street, Fisher Avenue, Idol Street and 
Westchester Drive.  The N. Main Street and Westchester Drive frontages of this block are 
designated as Community/Regional Commercial and developed with a variety of commercial 
uses.  The Fisher Avenue and Idol Street frontages of the block have a combination of Office, 
Institutional and Low Density Residential designation and are mostly undeveloped with two 
churches, single family dwellings and office uses along its street frontages.  The applicant is 
requesting a Land Use Plan Amendment and a Zoning Map Amendment to allow the site to 
be developed for commercial uses. 

 
2. Summary of Land Use Plan Amendment Request: 

The applicant has requested a Land Use Plan Amendment to change the future land use 
designation for the site from Institutional, Office and Low Density Residential to 
Community/Regional Commercial.  When requests are made for Land Use Plan Map 
amendments, staff analyzes the request and the surrounding area to determine whether the 
proposed boundary is logical and whether there is a rationale for the change based on the 
goals, objectives and policies of the Land Use Plan and any relevant area plans or other 
planning documents. 
 
The current land use designations for the site were carried forward from the previous Land 
Use Plan adopted in 1992, except for a narrow area shown as Local/Convenience 
Commercial that was redesignated to Office during adoption of the current Land Use Plan in 
2000.  It appears these designations were selected in recognition of the uses that were already 
in place, rather than what was predicted for the future.   
 
Over the intervening 20+ years, the other three corners of this major intersection at 
Eastchester/Westchester Drive and N. Main St. have seen significant commercial 
development, including a previously residential area on the north side of Westchester Drive.  
As the last remaining corner of the intersection that is largely undeveloped, the question is 
whether this proposal to alter the development pattern is appropriate based on the goals and 
objectives found in the city’s relevant policy documents.  This includes policies 
recommending the efficient use of the city’s limited supply of land through “in-fill” 
development where suitable opportunities exist, and by encouraging major commercial 
development to locate at key intersections, but also to provide transitions to adjacent 
incompatible land uses where feasible.  Also of relevance is that the site is located within the 
Core City, where there have been efforts to attract development closer to the traditional 
downtown, particularly uses that are within walking and bicycling distance of neighboring 
residents. 

 
3. Summary of Zoning Request: 

The applicant is requesting rezoning from a combination of single family residential and 
office zoning districts to the Conditional Zoning Shopping Center (CZ-SC) District in order 
to develop an approximately 55,000 square foot commercial development.  Except for the 
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Westchester Baptist Church building, at the corner of Fisher Avenue and Idol Street, all 
existing structures will be razed to facilitate this commercial development.  The Westchester 
Baptist Church facility may be razed in the future to develop additional commercial uses. 
 
The SC District is primarily intended to accommodate a wide range of high intensity retail 
and service developments meeting the shopping needs of the community and the region.  The 
district is established on large sites to provide locations for major developments, which 
contain multiple uses, shared parking & vehicular circulation areas, and coordinated signage 
and landscaping.  The applicant has submitted a Conditional Zoning Ordinance with this 
request which include conditions pertaining to prohibiting certain uses, higher landscaping 
standards, screening requirements, signage & architectural standards and transportation 
conditions.  

 
Staff Analysis 

Section 9-3-13 of the Development Ordinance states that the Planning & Zoning Commission 
and the City Council shall be guided by the purposes and intent of the Development Ordinance, 
and shall give consideration to the following in the review and discussion of any Conditional 
Zoning application.  Based on the applicant’s submittal and proposed conditions, as they existed 
on the date of this report, the Planning and Development Department offers the following 
comments relative to these ordinance considerations. 
 

Consistency with Adopted Plans: 
The proposed Conditional Zoning District is appropriate for its proposed location and is 
consistent with the purposes, goals, objectives and policies of relevant comprehensive land 
use or area plans 
Staff Comments: 
Provided the Land Use Plan Amendment is approved, the proposed conditional zoning district 
will be consistent with the Land Use Plan.  This proposal is also consistent with several goals 
and objectives of the Land Use Plan and the Community Growth Vision Statement in regard to 
promoting the efficient use of land through in-fill development near existing residential areas and 
locating larger commercial developments near major intersections.  The siting of this project 
within the Core City instead of in other areas of High Point supports the purpose and goals of the 
Core City Plan. 
 
Review Factors: 
The applicant’s proposed Conditional Zoning District, including the proposed use(s), 
written conditions and Conditional Zoning Plan, satisfactorily meets or addresses the 
following: 
Factor #1 
 

Produces a development that is compatible with surrounding development 
character and land uses; 
Staff Comments: 
 The other corners of this intersection have developed as separate individual or 

non-related commercial developments.  In this case a larger land area is 
proposed for rezoning and development.  The proposal to assemble most of the 
parcels in this block will facilitate the creation of a cohesive unified 
development.  Vehicular & pedestrian traffic has been planned and integrated 
throughout the site; and a single development plan will assist in providing for a 
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coordinated and overall unified commercial development. 
 This block was never primarily residential in use because a majority of the land 

area is owned by a single property owner.  It has served as a transitional area 
between the major thoroughfares and the abutting neighborhoods to the 
southwest.  Current uses along Fisher Avenue and Idol Street consist of some 
single family dwellings, City of High Point Fire Department maintenance 
facility, churches, office uses and a cemetery.  To ensure development will be 
compatible with the surrounding area, the applicant has offered to prohibit some 
of the objectionable uses allowed in the SC District and to provide a higher 
landscaping standard along Fisher Avenue.  In addition, the applicant has 
offered conditions that incorporate some of the higher standards of the 
Eastchester Scenic Corridor Overly in regards to screening loading docks & 
trash collection areas and architectural standards to promote a unified 
development.  

Factor #2 
 

Minimizes or effectively mitigates any identified adverse impact on adjacent 
and nearby property, such as that caused by traffic, parking, noise, lighting, 
trash, loading areas, etc.; 
Staff Comments: 
 To mitigate impacts to adjacent residential property owners the applicant has 

offered to install a higher planting yard rate along the sites Fisher Avenue 
frontage.  Additionally, they have offered to screen trash holding receptacles, 
loading or service areas, mechanical or electrical equipment, or other unsightly 
building appurtenances. 

 In conjunction with direction from the City of High Point Transportation 
Department, the applicant has submitted a Traffic Impact Analysis (TIA) with 
this application.  Recommendations from this TIA have been offered by the 
applicant as zoning conditions to mitigate traffic impacts from the proposed 
commercial development. 

Factor #3 
 

Minimizes or effectively mitigates any identified adverse environmental impact 
on water and air resources, minimizes land disturbance, preserves trees and 
protects habitat; 
Staff Comments: 
The subject site is within the Oak Hollow Lake General Watershed Area and the 
Yadkin Pee-Dee Watershed (non-water supply) requirements.  Additionally an 
intermittent stream and 100-year flood zone area impact the western portion of the 
site near Idol Street.  Environmental regulations of the Development Ordinance 
limit disturbance near this stream corridor by requiring a 50-foot wide stream buffer 
along both sides of the stream.  Also, the applicant has offered to preserve trees 
within the existing 100 year flood plain area. 

Factor #4 
 

Minimizes or effectively mitigates any identified adverse impact on municipal 
facilities and services, such as streets, potable water and wastewater facilities, 
parks, police and fire; and; 
Staff Comments: 
The property is within an area served by City of High Point utilities and municipal 
services.  This request will have no adverse impact on municipal services. 

Factor #5 
 

Minimizes or effectively mitigates any identified adverse effect on the use, 
enjoyment or value of adjacent properties. 
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Staff Comments: 
Subject to sufficient screening being provided to adjacent residential property 
owners and clarification of the transportation related conditions, the allowance of 
commercial uses is not expected to negatively impact the values or enjoyment of 
adjacent property owners. 

 
Changes in the Area:     
There have been changes in the type or nature of development in the area of the proposed 
Conditional Zoning District that support the application. 
Staff Comments: 
The various blocks surrounding the Eastchester/Westchester Drive and N. Main Street 
intersection have seen a slow but steady transition from residential to commercial uses.  In the 
early 1980s, commercial uses were primarily concentrated at the intersection.  Over the past 30 
years, the residential uses directly abutting these intersections have gradually transitioned from 
residential to nonresidential uses.  In regards to this zoning request, since the majority of the land 
area in this block is under single ownership (i.e. owned by Westchester Baptist Church) it has 
become the last quadrant of this intersection to make this transition from residential to 
commercial uses.  The allowance of commercial uses would mirror changes that have occurred at 
the other quadrants of this intersection. 
 
Development Patterns:   
The proposed Conditional Zoning District would result in development that promotes a 
logical, preferred and orderly development pattern. 
Staff Comments: 
 The larger overall area, other quadrants of this intersection, is denoted on the Land Use Map 

as being intended for commercial uses.  Therefore, the request by the applicant to rezone to a 
CZ-SC District is consistent with the development pattern that has emerged in this area over 
the past 30 years. 

 The Core City Plan, and the subsequent adoption of the Main Street Zoning District in 2008, 
promoted and encouraged higher intensity uses to be established where appropriate in the 
context of surrounding uses, including near residential area.  This request for a CZ-SC 
District, along with recent redevelopment projects along the Main Street corridor, reflects the 
goals of the Core City Plan.   

 
Reasonableness/Public Interest: 
An approval of the proposed Conditional Zoning District is considered reasonable and in 
the public interest. 
Staff Comments: 
In this case, staff suggests that the approval of the applicant’s request is reasonable and in the 
public interest because:   
1) Subject to approval of the associated Land Use Plan Amendment 15-05, the requested CZ-SC 

District will be consistent with the Land Use Plan;   
2) The request is consistent with Goal #5 and Objective #8 of the Land Use Plan as it promotes 

an urban growth pattern that occurs in an orderly fashion and stimulates more efficient use of 
the City’s land resources by encouraging in-fill development at appropriate locations;   

3) The applicant has offered screening and architectural conditions, that are typically applied 
only in the Eastchester Scenic Corridor, to facilitate the creation of a cohesive unified 
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development; 
4) Subject to higher landscaping standards being provided near adjacent residential uses, there 

is an appropriate transition in land uses between more and less intensive land uses as 
promoted by Goal #9 of the Land Use Plan;  

5) Transportation conditions offered by the applicant, including improvement to the intersection 
of Westchester Drive & Idol Street and N. Main Street entrance to the site, will mitigate 
traffic impact from the proposed commercial development of the site; and 

6) The assemblage of this large land area will assist in meeting redevelopment goals of the Core 
City Plan, will assist in generating employment opportunities and provides the opportunity to 
expand the tax base for the City. 

 
Recommendation 

1. Land Use Plan Amendment Case 15-05: 
Staff Recommends Approval: 
Staff recommends approval of the request to change the Institutional, Office and Low 
Density Residential land use designation, for approximately 12.1 acres, to the 
Community/Regional Commercial land use designation.  The request meets the goals and 
objectives of the Land Use Plan and the Core City Plan and will be in harmony with the land 
use pattern of the surrounding area.  

 
2. Zoning Case 15-02: 

Staff Recommends Approval: 
As addressed in the Staff Analysis section of this report, conditions offered by the applicant 
address objectives of the Land Use Plan, will ensure development of the zoning site will be 
compatible will the surrounding area and in conformance with adopted plans.  The Planning 
& Development Department recommends approval of the request to rezone this 13.2 acre 
parcel to the CZ-SC District.   

 
Required Action 

Planning and Zoning Commission: 
The NC General Statutes require that the Planning and Zoning Commission place in the official 
record a statement of consistency with the City’s adopted plans when making its 
recommendation.  This may be accomplished by adopting the statements in the Staff Analysis 
section of this report or by adopting its own statement.  
 
City Council: 
The NC General Statutes require that the City Council also place in the official record a 
statement of consistency with the City’s adopted plans, and explain why the action taken  is 
considered to be reasonable and in the public interest when rendering its decision in this case.  
This may be accomplished by adopting the statements in the Staff Analysis section of this report 
or by adopting its own statement. 
 

Report Preparation 
This report was prepared by Planning and Development Department staff member Herbert 
Shannon Jr. AICP, Senior Planner and Andy Piper, AICP, Senior Planner and reviewed by 
Robert Robbins AICP, Development Services Administrator and Lee Burnette AICP, Director. 
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Ordinance # XXXX/XX-XX 
Zoning Case 15-18 

 
 

Page 1 of 6 

AN ORDINANCE AMENDING “THE CITY OF HIGH POINT, NORTH CAROLINA 
DEVELOPMENT ORDINANCE,” PURSUANT TO SECTION 9-3-12, ZONING MAP 
AMENDMENTS, OF THE DEVELOPMENT ORDINANCE. 
 
WHEREAS, the City Council of The City of High Point adopted “The City of High Point 
Development Ordinance” on January 7, 1992 with an effective date of March 1, 1992, and 
subsequently amended; 
 
WHEREAS, public hearings were held before the Planning and Zoning Commission of the City 
of High Point on December 8, 2015 and before the City Council of the City of High Point on 
January 19, 2016 regarding Zoning Case 15-18 a proposed amendment to the Official Zoning 
Map of the “City of High Point Development Ordinance”; 
 
WHEREAS, notice of the public hearings were published in the High Point Enterprise on 
November xx, 2015, for the Planning and Zoning Commission public hearing and on January xx, 
2016 and January xx, 2016, for the City Council public hearing pursuant to Chapter 160A-364 of 
the General Statutes of North Carolina; and 
 
WHEREAS, the proposed amendment was adopted by the City Council of the City of High Point 
on __________________. 
 
THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF HIGH 
POINT: 
 
SECTION 1 
That the Official Zoning Map of the City of High Point be amended to establish the following 
described area as:   A Conditional Zoning Shopping Center (CZ-SC) District.  The property is 
approximately 13.2 acres lying approximately 225 feet west of N. Main Street and bounded by 
Fisher Avenue, Idol Street and Westchester Drive.  The property is also known as Guilford 
County Tax Parcel 0188701, 0188702, 0188711, 0188712, 0188713, 0188714, 0188715, 
0188716, 0188717 and 0188718. 
 
SECTION 2 
That the property herein described shall be perpetually bound by the following use(s) authorized 
and condition(s) imposed, unless subsequently changed or amended as provided for by the 
Development Ordinance.   
 
Part I. USES:   

A. Any of the land uses allowed in the Shopping Center (SC) District, and their 
customary accessory uses, shall be permitted subject to the development and 
dimensional requirements of the Development Ordinance, and the specific 
conditions listed in this Ordinance. 
 

B. Prohibited Uses: The following uses allowed in the SC shall be prohibited: 
1. Bars 
2. Tobacco stores 
3. Coin operated amusements 
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4. Video sweepstakes establishments 
5. Pawn shops 
6. Flea markets 

 
 
Part II. CONDITIONS: 

A. Development and Dimensional Requirements:  Building height shall be limited 
to thirty-six (36) feet above the adjacent grade. 

 
B. Landscaping, Buffers and Screening. 

 
1. Street Planting Yards (Fisher Avenue and Idol Street):   

a. Landscaping along Fisher Avenue shall consist of a street yard, planted 
at a Type C rate. 
 

b. When any off-street parking or vehicular surface area is within 25 feet of 
the Fisher Avenue or Idol Street right-of-ways, the required street yard 
planting rate shall be increased to provide for a minimum of 25 
evergreen shrubs per 100 linear feet.  Additionally, these shrubs shall be 
a locally adapted species expected to reach a minimum height of thirty 
(30) inches and a minimum spread of thirty (30) inches within three 
years of planting.  This higher planting rate is intended to result in a 
continuous hedge row so as to provide low level screening of the off-
street parking area and shall only apply where residential uses are lying 
along the opposite side of Fisher Avenue and Idol Street. 

 
2. Tree Preservation:   

a. Trees within the existing 100 year flood plain shall be preserved. 
b. A common landscaping scheme, including street yard(s) and peripheral 

plantings, parking area plantings, and tree preservation shall be used. 
 

3. Screening/Buffering:   
a. A Type C tree planting rate (2 canopy trees and 3 understory trees every 

100 linear feet) shall be installed at the rear of the commercial building 
(area between new commercial building and Westchester Baptist 
Church).  This higher planting rate is intended to filter the views of the 
rear of the commercial building from Fisher Avenue and Idol Street. 

b. Except where topographical features prevent reasonable screening, 
screening and/or landscaping shall be installed so as to obscure as much 
as reasonably possible from view from public rights- of-way all trash 
rooms, trash holding receptacles, loading or service areas, mechanical or 
electrical equipment, storage facilities or bins, or other unsightly 
building appurtenances.  

c. Appropriate screening shall also be provided to obscure as much as 
reasonably possible roof- mounted equipment, appurtenances, and roof 
vents from view from public rights-of-way. 

d. Roof-mounted HVAC equipment shall be screened from view of 
adjoining residential property owners and abutting public streets. 



Ordinance # XXXX/XX-XX 
Zoning Case 15-18 

 
 

Page 3 of 6 

e. All trash holding receptacles and/or dumpsters shall be screened from 
view of any public right-of-way and from all adjoining residentially 
zoned properties and/or uses. 

 
C. Other Conditions. 

1. Signage: 
a. All buildings shall adhere to a Common Signage Plan. The Common 

Signage Plan shall give requirements and criteria, including locations, 
area(s), copy, illumination proposed, height(s), material(s), proposed 
color schemes, and provisions for shared use of signage. 

b. Prohibited signs: The following signs shall be prohibited: 
i. changeable copy signs (message boards) 

ii. animated signs 
iii. ground surface signs 
iv. posters 

 

c. Freestanding signs shall display only the name, trademark, registered 
logo. 

d. Illumination of all signage shall be limited to cut-out letter, indirect 
lighting, or internally lit channel letter/logo signs. No exposed raceways 
shall be allowed. 

e. Internally illuminated box signs shall be limited to six square feet or 
less, and shall be limited to site directional signs or a maximum of three 
building mounted signs installed no more than ten (10) feet above grade 
at the primarily (east) elevation. 

f. All development entrance and identification signs shall prominently 
display their address. 

g. Attached wall signs shall be limited to 7.5% of wall area. 
 

2. Architecture 
a. Metal and vertical sidings are prohibited as well as exposed finish wall 

materials. 
b. Design guidelines shall facilitate a unified development with compatible 

architecture, scale, proportion and building elements to provide visual 
unity.  Said guidelines shall be as follows: 
i. Exterior building materials and colors shall be consistent throughout 

the development. 
ii. Each building shall be required to incorporate pilasters or other 

repetitive elements of a unifying brick color into the design. The 
brick shall match that of the exiting Walgreens Pharmacy at the 
corner of N. Main Street & Westchester Drive. 

iii. All sides of all buildings shall provide a minimum two (2) foot high 
parapet. 

iv. Accent elements using sloped roofs shall be limited to 40% of the 
building perimeter. The remainder of the building shall include 
parapets. 
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D. Transportation Conditions.   
 

1. Access 
 

a. Up to six (6) points of access shall be allowed to the primary 
development tract.  These do not include existing access to Westchester 
Baptist Church. 
1) One (1) access point shall be allowed onto N. Main Street, allowing 

northbound left turns from N. Main Street into the driveway and 
right turns out, but channelized in a manner that restricts left turns 
out from the site. 

2) Three (3) full movement access points shall be allowed on Fisher 
Avenue. 

3) One (1) full movement access point shall be allowed on Idol Street. 
4) One (1) full movement access point shall be allowed on Westchester 

Drive. 
 

b. Future access for the Westchester Baptist Church tract:  
The two (2) existing access points for Westchester Baptist Church shall 
be allowed to remain as long as the church is in use.  However, when 
this tract of the rezoning site is redeveloped, these two (2) driveways 
shall be closed.  Interconnectivity shall be required between the adjacent 
uses (i.e., the church tract and the primary tract), and up to two (2) new 
access points will be allowed on Idol Street between Elmhurst Avenue 
and Fisher Avenue, in compliance with the City’s Driveway Ordinance.  
The exit approaches of all new driveways shall be constructed with 
dedicated left and right turn lanes if necessary to maintain safety and 
traffic flow. 

 
2. Right-of-way Dedication: 

Except for tax parcels 0188716 and 0188717 (106 & 108 Fisher Avenue), 
the Developer shall dedicate twenty-five (25) feet of right-of-way, as 
measured from the centerline, along Fisher Avenue and Idol Street. 

 
3. Roadway and Intersection Improvements 

All of the following roadway and intersection improvements must be 
completed prior to the issuance of Certificate of Occupancy. 

 
a. N. Main Street @ Site Access Point: 

1) The Developer shall install a southbound right turn lane at this 
intersection, maximizing available storage with appropriate taper. 

2) The Developer shall install an eastbound exiting driveway with a 
channelized right turn exit only lane. The island shall direct cars into 
a right turn only, while providing a sight line for oncoming traffic 
traveling north on N. Main Street. 
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3) Supplemental flexible delineators shall be installed along N. Main 
Street to restrict an exiting left turn movement, but not restricting left 
turns into businesses on the opposite side of N. Main Street. 

4) The existing northbound left turn lane shall be restriped to provide 
125 feet of storage.  

 
b. Fisher Avenue @ Site Access Points: 

The Developer shall install three (3) exiting driveway approaches with 
dedicated left and right turn lanes. 

 
c. Idol Street @ Site Access Point: 

The Developer shall install an exiting driveway approach with dedicated 
left and right turn lanes. 

 
d. Westchester Drive@ Idol Street: 

1) The applicant shall install a traffic signal at the intersection of 
Westchester Drive and Idol Street.  The Developer shall be 
responsible for the design and construction of a new traffic signal at 
this intersection, per NCDOT and HPDOT Standards. As part of the 
signal installation, the Developer will be responsible for connecting 
the signal to the City of High Point Signal System. 

2) An eastbound right turn shall be installed with 100 feet of storage 
and appropriate taper on Westchester Drive. 

3) An east bound right turn lane shall be installed with 100 feet of 
storage and appropriate taper on Idol Street. 

4) An advanced warning "SIGNAL AHEAD" (W3-3) sign and an 
advanced warning beacon shall be installed for the northbound 
approach of the intersection, per MUTCD guidelines. 

 
4. Other Transportation Conditions 

a. Sidewalks shall be constructed within the right-of-way along the site's 
street frontages on Idol Street and Fisher Avenue and along Westchester 
Drive from the Westchester Drive /Idol Street intersection to the site's 
Westchester access. The Fisher Avenue sidewalk shall be constructed 
from N. Main Street to the beginning of the property used for a church at 
Westchester and Idol at the time of initial construction. The sidewalk 
extending from the sidewalk constructed at the time of initial 
development along Fisher Avenue and along Idol Street shall be 
constructed to the full movement access onto Idol Street at such time as 
the church property is redeveloped. The sidewalk along the outparcel at 
the corner of Idol Street and Westchester Avenue shall be constructed at 
such time as the outparcel is developed. 

b. The North Carolina Department of Transportation and the City of High 
Point Transportation Director shall approve all improvements and 
construction thereof. 
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SECTION 3 
That plans for any development on the property described herein shall be pursued in accordance 
with this conditional zoning district and shall be submitted to the City of High Point and other 
approval authorities for review in the same manner as other such plans that are required to be 
approved by the City of High Point. 
 
SECTION 4 
Should any section or provision of this ordinance be declared invalid, such decision shall not 
affect the validity of the remaining portions of this ordinance. 
 
SECTION 5 
That all ordinances or parts of ordinances in conflict with the provisions of this ordinance are 
hereby repealed.   
 
SECTION 6. 
This ordinance shall become effective upon the date of adoption. 
____th day of XXXXXXXXXX  xx, 2016. 
 
Lisa B. Vierling, City Clerk 



 
The applicant's traffic engineer submitted the 
following Executive Summary from their Traffic 
Impact Analysis (TIA). 
 
In addition to this summary, the complete TIA 
has been submitted to the City of High Point 
Transportation Department for review. 
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1.0    Executive Summary 
 
The purpose of this Traffic Impact Analysis (TIA) is to review vehicular traffic impacts as 
a result of the proposed High Point Publix development.  The objectives of the study are: 
 

 To estimate trip generation and distribution for the proposed development. 

 To perform capacity analyses for the identified study area. 

 To determine the potential traffic impacts of the proposed development. 

 To develop recommendations for needed roadway and operational improvements to 
accommodate the proposed development’s traffic impacts. 

 
The proposed High Point Publix development is located in High Point, North Carolina in 
the southwest quadrant of the intersection of North Main Street and Westchester Drive.  
As currently envisioned, the proposed development will be comprised of the following land 
uses and intensities: 
 

 79,098 SF of Shopping Center 

 4,460 SF of High Turnover Sit Down Restaurant 

 2,100 SF of Fast Food with Drive Through 
 
The development is expected to be completed (built-out) in 2020.  The development will 
be accessed via the following proposed driveways: 
 

 Driveway #1 – A full-movement, unsignalized driveway connection on Westchester 
Drive  

 Driveway #2 – A full-movement, unsignalized driveway connection on Idol Street 
 Driveways #3, #4, and #5- Full-movement, unsignalized connections to Fisher 

Avenue  
 Driveway #6 – A northbound directional crossover, unsignalized driveway 

connection on North Main Street.  
 
This report summarizes the analyses of 2015 existing conditions, 2020 background 
conditions, and 2020 build-out conditions, during the AM, Midday, and PM peak hours. A 
five year horizon year was determined based on coordination with the City of High Point 
and the NCDOT.  The site will most likely be constructed and operational prior to the 
completion of the five year horizon year.  Therefore, this analysis should be considered 
conservative.  
 
Capacity analysis were performed at the following intersections: 
 

1. Idol Street at Westchester Drive (full-movement, unsignalized) 
2. N Main Street at Westchester Drive (signalized) 
3. N Main Street at Fisher Avenue (full-movement, unsignalized) 
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4. N Main Street at Wendy’s Driveway/Driveway #6 (full-movement, unsignalized, 
proposed directional crossover) 

5. Westchester Drive at Driveway #1 (proposed full-movement, unsignalized) 
6. Idol Street at Driveway # 2 (proposed full-movement, unsignalized) 
7. Fisher Avenue at Driveways #3, #4, and #5 (proposed full-movement, 

unsignalized).  It should be noted that Driveway #5 is a truck access point. 
 
Kimley-Horn and Associates, Inc. was retained to determine the potential traffic impacts 
of this development (in accordance with the traffic study guidelines set forth by NCDOT 
and the City of High Point) and to identify transportation improvements that may be 
required to accommodate future traffic conditions.  This report presents trip generation, 
distribution, capacity analyses, and recommendations for transportation improvements 
required to meet anticipated traffic demands associated with this proposed school. 
 
Based on the capacity analyses contained herein, the following improvements are 
recommended for the study area: 
 
Idol Street at Westchester Drive 
 

 Installation of a eastbound right-turn lane with 100 feet of storage and 
appropriate taper on Westchester Drive; 

 Installation of a northbound right-turn lane with 100 feet of storage and 
appropriate taper on Idol Street; 

 Installation of a traffic signal per MUTCD and NCDOT guidelines; 
 Installation of advanced warning signage, W3-3 “Signal Ahead”, per the MUTCD; 
 Installation of an advanced warning beacon in combination with sign W3-3 per 

MUTCD guidance. 
 
Driveway #1 at Westchester Drive  
 

 Construction of an eastbound right-turn lane to provide 100 feet of storage; 
 Construction of an exiting driveway approach with dedicated left and right-turn 

lanes. 
 
N Main Street at Driveway #6 
 

 Restriping of the existing northbound left-turn lane to provide 125 feet of storage. 
 Construction of a southbound right-turn lane that maximizes the available storage 

between Driveway #6 and the existing Walgreen’s driveway while providing for an 
appropriate taper; 

 Construction of an eastbound exiting driveway with a channelized right-turn only 
lane.  The channelization of the movement should be at an angle that directs cars 
to turn right, but still allows for an appropriate site line for oncoming traffic on N. 
Main Street; 



 

High Point Publix 
Traffic Impact Analysis  

                       3 

 Supplemental flexible delineators should be installed along N. Main Street to 
further restrict an exiting left-turn movement from Driveway #6, but not retrict left-
turns into businesses on the opposite side of N. Main Street.   

 
Driveway #2 and Idol Street 

 Construction of an exiting driveway approach with dedicated left and right-turn 
lanes. 

 
Driveway #3 and Fisher Street 

 Construction of an exiting driveway approach with dedicated left and right-turn 
lanes. 
 

Driveway #4 and Fisher Street 
 Construction of an exiting driveway approach with dedicated left and right-turn 

lanes. 
 

Driveway #5 (Truck Access) and Fisher Street 
 Construction of an exiting driveway approach with dedicated left and right-turn 

lanes. 
 
With these recommended improvements, it is anticipated that sufficient onsite storage for 
queueing is provided. Recommended Roadway Laneage can be seen in Figure 9. 
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Submitted by: Thomas E. Terrell Jr., on behalf  

of GHK Developments, Inc. 
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