
 

CITY OF HIGH POINT 
AGENDA ITEM 

 
Title: 
 
 

Zoning Map Amendment 16-01 
(BSC Holdings) 
 

From: 
 

Lee Burnette, Planning & Development 
Director 

Meeting Date: 
 

March 21, 2016 
 

Public Hearing: 
 

 

 Yes 
 

 

Advertising Date: 
 

Advertised By: 

March 10 & 16, 2016 
 

Planning & Development 

Attachments: 
 
 
 

A. Planning and Zoning Commission Recommendation 
B. Staff Report 
C. Zoning Ordinance 

 
 
PURPOSE:  
A request by BSC Holdings to rezone approximately 15.6 acres from a Conditional Zoning Residential Single 
Family-9 (CZ RS-9) District to an amended Conditional Zoning Residential Single Family-9 (CZ RS-9) 
District.  The site is lying south of Clinard Farms Road and east of Barrow Road (4540 Barrow Road). 
 
 
BACKGROUND:   
Staff report and the Planning & Zoning Commission’s recommendation is enclosed. 
 
 
BUDGET IMPACT:  
There is no budget impact. 
 
 
RECOMMENDATION / ACTION REQUESTED: 
A. On February 23, 2015, a public hearing was held before the Planning and Zoning Commission 

regarding Zoning Case 16-01.  Staff recommended approval of this request, with amendments. 
 

B. The Planning & Zoning Commission recommended approval of Zoning Map Amendment 16-01, with 
amendments recommended by staff, by a vote of 6-0. 
 

 



PLANNING AND ZONING COMMISSION RECOMMENDATION 
 
BSC Holdings                  Zoning Map Amendment 16-01 
At its February 23, 2016 public hearing, the Planning and Zoning Commission reviewed this 
request.  All members of the Commission were present, except for Mr. Andrew Putnam and Ms. 
Marie Stone.  Mr. Herbert Shannon, Senior Planner, presented the case and recommended approval 
of the request as outlined in the staff report.  Ms. Vickie Embry, transportation engineer for the City 
of High Point, spoke to address the transportation department recommended road improvements as 
outlined in their January 2, 2016 memorandum. 
 
Speaking in favor of the request:  
Speaking in favor of the request was the applicant, Barry Siegal, manager of BSC Holdings, 3929 
Tinsley Drive, High Point and Mr. Ed Price, 1220 N. Main Street, High Point.  Mr. Siegal outlined 
his proposal to build 46 single-family homes on this parcel, which would become part of the 
existing Cottesmore subdivision. He expressed concern with providing a street connection to 
Clinard Farms Road, due to the cost it would add to the project. 
 
Mr. Price urged the city’s transportation department to find a way to make the applicant’s project 
work and suggested that the details regarding Transportation and access be left to the Technical 
Review Committee to decide later and for the Commission to focus on the zoning request itself. 
 
No one spoke in opposition of the request. 
 
Once the public hearing was closed there was a lengthy discussion among the Commission 
members during which they asked questions of the applicant and the Transportation Department 
representative.  At the conclusion of this discussion the Commission expressed concerns with the 
number of homes and the associated trips that would be forced to travel through the Cottesmore 
subdivision via its two access points on Willard Dairy Road. 
 
Mr. Siegal offered to amend his request to include conditions from the Transportation Department’s 
January 2, 2016 memorandum, except than only a left turn lane from Clinard Farms Road into the 
site will be installed.  He noted he will further evaluate the cost of these improvements prior to the 
City Council meeting. 
  
The Planning and Zoning Commission recommended approval of Zoning Map Amendment 16-01, 
by a vote of 6-0, with the inclusion of the following additional conditions: 1) the applicant be 
required to provide one point of access to Clinard Farms Road that shall align with Blackberry 
Ridge Drive and 2) the property owner shall construct a westbound left turn lane with appropriate 
tapers. 
 
The Commission stated that its recommendation of approval 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) The requested CZ RS-9 Districts 
is consistent with the City’s Land Use Plan;   2) The site abuts an existing PUD development where 
residential tracts are developed to RS-9 District standards; and 3) Subject to a public street 
connection being provided to Clinard Farms Road, as recommended by the Transportation 
Department in their January 2, 2016 Memorandum, traffic impact issues will be mitigated and street 
standards of the Development Ordinance will be met. 
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CITY OF HIGH POINT 
PLANNING AND DEVELOPMENT DEPARTMENT 

 
STAFF REPORT 

ZONING MAP AMENDMENT 16-01 
February 23, 2016 

 
Request 

Applicant: 
BSC Holdings 

Owner:  
Phoenix Academy Foundation, Inc. 

Zoning Proposal: 
To rezone an approximate 15.6-acre parcel 
to an amended Conditional Zoning 
Residential Single Family – 9 District 

From: CZ RS-9 Conditional Zoning 
Residential Single Family – 9 
District 

To: 
 

CZ RS-9 Conditional Zoning 
Residential Single Family – 9 
District 

 
Site Information 

Location: The site is lying south of Clinard Farms Road and east of Barrow Road 
(4540 Barrow Road). 

Tax Parcel Numbers: Guilford County Tax Parcel 0218639 
Site Acreage: Approximately 15.6 acres 
Current Land Use: Undeveloped 
Physical  
Characteristics: 

The site has a gentle to moderately sloping terrain consisting primarily 
of open pastureland, with scattered wooded areas.  A 68-foot wide 
Duke Power transmission line runs along the southern boundary of the 
property. 

Water and Sewer 
Proximity: 

A 12-inch City water line lies adjacent to the site along Barrow Road 
and along Clinard Farms Road.  An 8-inch City Sewer line has been 
extended from Gunnersbury Lane, and runs along the southwestern 
boundary of the site to serve the adjacent fire station. 

General Drainage 
and Watershed: 

The site drains in a general southerly direction and development is 
subject to the High Point City Lake General Watershed Area (GWA) 
requirements of the water supply watershed regulations.  Engineered 
stormwater measures are required for non-residential or multifamily 
development with an impervious surface area that is greater than 24% 
of the site and for single-family residential developments with a density 
of 2 units per acre or greater. 

Overlay District(s): High Point City Lake General Watershed Area (GWA) 
Airport Overlay District; Zone 3 

 
Adjacent Property Zoning and Current Land Use 

North: RS-40 
 
AG 

Residential Single-family-40 District 
(Guilford Co) 
Agricultural District (Guilford Co) 

Single-family dwellings and 
undeveloped parcels  

South: CU PDR  Conditional Use Planned Unit 
Development-Residential District 

Single-family dwellings and 
undeveloped parcel 
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East: RS-9 
CZ RS-9 

Residential Single Family – 9 
Conditional Zoning Residential 
Single Family – 9 District 

Single-family dwelling and school 

West: CU PDM 
PI 

Conditional Use Planned Unit 
Development-Mixed District 
Public & Institutional District 

Undeveloped and City of High 
Point Fire Station 

 
Relevant Land Use Policies and Related Zoning History 

Community Growth 
Vision Statement: 

Obj. 5E:  Require that street systems connect with one another 
whenever possible to move all modes of traffic efficiently, to avoid 
congestion along key corridors, to improve traffic and pedestrian safety, 
and to enhance emergency management access. 

Land Use Plan Map 
Classification: 

The site has a Mixed Use Development land use designation.  This 
classification provides for the siting of a variety of land uses in close 
proximity to each other where this is desirable due to existing land use 
patterns, environmental constraints, the need to preserve open space, the 
opportunity to provide alternative modes of transit and other factors. 

Land Use Plan 
Goals, Objectives &  
Policies: 

The following goals and objectives of the Land Use Plan are relevant to 
this request: 
Goal #3: Provide a wide range of housing opportunities for families of 

all income levels. 
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.#5. Maintain an appropriate balance between the size, location 
and density of new development and the availability and 
demands upon the public services and facilities required to 
serve that development. 

Relevant Area Plan: Not Applicable 
Zoning History: Zoning Map Amendment 06-17:   In 2006, a 56 acre tract, which 

included this site, was granted a Traditional Neighborhood (TN) District 
zoning to allow a mixed-use development.  Proposed uses consisted of 
commercial and office uses and approximately 557 residential dwelling 
units.  This TN project never came to fruition. 
 
Zoning Map Amendment 13-04:  In 2013, Phoenix Academy was 
granted zoning approval to change the zoning of this site from the TN 
District to a CZ RS-9 District.  In conjunction with the zoning request, 
they were also granted approval for a Special Use Permit (SUP13-03) to 
allow an Elementary and Secondary School use.  The SUP proposed the 
development of a building for K – 8th grades on the eastern portion of site 
and a high school building at the intersection of Clinard Farms Road and 
Barrow Road.  In 2014, the SUP was amended to only develop the 
eastern portion of the site.   
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Transportation Information 
Adjacent Streets: Name Classification Approx. Frontage 

Barrow Road 
Clinard Farms Road 
Gunnersbury Lane 

Major Thoroughfare 
Major Thoroughfare 

Local Street 

206 ft 
560 ft 

50  ft (stub street) 
Vehicular Access: Gunnersbury Lane (public street) and stub to future development to the 

east. 
Traffic Counts: 

(Average Daily Trips) 
Clinard Farms Road 
Barrow Road 

6,684 ADT     (2013, COHP) 
2,705 ADT     (2013, COHP) 

Estimated Trip 
Generation: 

No information 

Traffic Impact 
Analysis: 

Required Comment 
Yes No 

X 
None 

Pedestrian Access: Development of the site is subject to the sidewalk requirements of the 
Development Ordinance. 

 
School District Comment 
Guilford County Schools 

Local Schools: 
Enrollment: Maximum Design 

Capacity: 
Mobile 

Classrooms: 

Projected 
Additional 
Students: Fall 2014 Fall 2015 

Southwest Elementary  716 797 945 6 18 - 19 
Southwest Middle  1,135 1,081 1,254 10 9 - 10 
Southwest High School 1,530 1,527 1,595 11 8 - 9 

 

School District Remarks:    None 
 

Details of Proposal 
This zoning site is part of a larger 56-acre tract that was granted its current CZ RS-9 District 
zoning in 2013.  At that time the property was proposed to be developed for a private school and 
included transportation conditions to mitigate traffic impacts from a school with a student 
population of approximately 1,500 students.  The scale of the school project has been reduced 
and only the eastern portion (41 acres) of the overall 56-acre parcel will be used for the school.  
The property owner is proposing to sell the western 15 acres of this parcel to the applicant in 
order to develop a single family subdivision.   
 
In order to facilitate this residential development, the applicant has submitted this application for 
an amended CZ RS-9 District to remove previously adopted transportation conditions, which 
were placed over this 56-acre parcel.  These conditions were imposed to mitigate traffic impact 
for a school with approximately 1,500 students. 
 
 

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 
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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: 
This request proposes to establish a new CZ RS-9 District on the western portion of the former 
56 acre tract, with different development conditions from the CZ RS-9 District granted in 2013. 
Permitted uses, as allowed under the RS-9 District, are not changing and remain appropriate as 
determined during previous zoning approvals.  While the proposed residential development of 
the site is consistent with several of the goals and objectives of the land use plan, the requested 
amendments to the transportation conditions appear to conflict with an objective of the 
Community Growth Vision Statement related to street connectivity and emergency management 
access. 
 
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 zoning site abuts a Conditional Use Planned Unit Development-Residential 
(CU PDR) District to the south that has been developed to the RS-9 District 
standards and is adjacent to a large-lot rural subdivision, under Guilford County’s 
zoning jurisdiction, to the north.  The requested RS-9 and CZ RS-9 District will be 
compatible with surrounding uses. 

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: 
 The applicant has offered a condition requiring access to be from an extension 

of Gunnesbury Lane to the south (from the Cottesmore Subdivision) and that a 
public street stub be provided to the abutting property to the east (7861 Clinard 
Farms Road).  Their conditional zoning ordinance also proposes no requirement 
to install a public street connection to Clinard Farms Road from the zoning site.  
A connection to Clinard Farms Road is an existing zoning condition on the site 
from previous 2006 and 2013 zoning approvals.  Under this new amended 
application, the applicant is proposing to remove this access requirement. 
 

 Access to this proposed residential development will be through the public 
street network of the abutting Cottesmore subdivision, via the extension of the 
Gunnesbury Lane stub street.  This extension is encouraged, as Gunnesbury 
Lane was constructed to the northern edge of the Cottesmore development to 
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facilitate a future street extension into the adjoining property.  The approximate 
46 lots from this new residential subdivision, although being developed 
separately, will function as an addition to the existing 234 lots of the 
Cottesmore development.  Thus more than 280 residential dwellings will only 
have two points of access, the Cottesmore Drive and Oak Chase Drive 
connections to Willard Dairy Road.   

 
In their January 2, 2016 memorandum, the Transportation Department has 
recommended that one point of access be required to Clinard Farms Road that 
aligns with Blackberry Ridge Drive, and that the developer construct eastbound and 
westbound turn lanes with appropriate tapers at this access point.  The 
Development Ordinance requires residential developments with more than 150 
lots or dwelling units to have at least three separate points of public road access 
(Ref. Section 9-6-16(c)(4)).  The Transportation Department, in conjunction 
with the requirements of the Development Ordinance, has concluded that both a 
street stub to the easternmost portion of the site and a public street connection to 
Clinard Farms Road are warranted.  Based on plans for the future widening of 
Clinard Farms Road (as Piedmont Parkway extension) to four lanes, there will 
be a median opening at Blackberry Ridge Drive.  It is expected that a public street 
connection at this location will mitigate traffic impacts for this residential 
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 site is subject to water supply watershed regulations of the High Point City 
Lake General Watershed 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 applicant does not desire to provide a direct public street connection to Clinard 
Farms Road.  Interconnectivity of streets is important for a number of reasons.  
Additional access points help disburse traffic by providing access alternatives, 
which can be critical for emergency services and public safety by increasing 
accessibility options for equipment and personnel when events such as storms, fires 
or traffic accidents occur.  Long unconnected streets in a development increase 
travel times between nearby developments and funnel traffic, concentrating it at the 
major access points.  The fewer access points there are, the higher the likelihood of 
traffic congestion at and near those points.  Properties located near these access 
points, or along a single access route, are impacted by a higher volume of traffic 
that has no access alternative.   
 
A public street connection from Gunnesbury Lane to Clinard Farms Road would 
benefit all residents in this area, would be consistent with street connectivity 
regulations of the Development Ordinance and with policies adopted by City 
Council. 
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Factor #5 
 

Minimizes or effectively mitigates any identified adverse effect on the use, 
enjoyment or value of adjacent properties. 
Staff Comments: 
Development of the site, as allowed by the RS-9 District standards, will not 
negatively impact adjacent property owners.  However, by not providing a direct 
public street connection to Clinard Farms Road, all traffic from the zoning site will 
be required to be directed through the adjacent Cottesmore Subdivision.  
Furthermore, an access to Clinard Farms Road would be a convenience to the 
residence in both subdivisions and for service delivery vehicles by providing an 
alternate means of access. 

 
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: 
There have been no significant changes in the type or nature of development in this area. 
 
Development Patterns:   
The proposed Conditional Zoning District would result in development that promotes a 
logical, preferred and orderly development pattern. 
Staff Comments: 
The area to the north of the zoning site is within zone 1 of the Airport Overlay District, which 
prohibits new residential uses.  To the west and southwest, zoning approval has been granted to 
permit a 277-acre mixed-use Planned Unit Development (PUD), known as Piedmont Crossing.  
To the south of the zoning site is a 243-dwelling unit mixed residential development that is in its 
final phase of construction.  This surrounding development pattern coupled with the proposed 
future roadway extension of Piedmont Parkway and widening of Barrow Road all assist in 
supporting the requested CZ RS-9 zoning on the site. 
 
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) The requested CZ RS-9 Districts is consistent with the City’s Land 
Use Plan;   2) The site abuts an existing PUD development where residential tracts are developed 
to RS-9 District standards; and 3) Subject to a public street connection being provided to Clinard 
Farms Road, as recommended by the Transportation Department in their January 2, 2016 
Memorandum, traffic impact issues will be mitigated and street standards of the Development 
Ordinance will be met. 
 
 

Recommendation 
Staff Recommends Approval with Revisions: 
Subject to items outlined in the Transportation Department’s January 2, 2016 memorandum 
being addressed, the Planning & Development Department recommends approval of the request 
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to rezone this 15.6-acre parcel to an amended CZ RS-9 District.  The request will be compatible 
with the surrounding area and in conformance with adopted plans. 
 
NOTE:  At the February 23, 2016 Planning & Zoning Commission public hearing the applicant 
agreed to amend his application to include the conditions from the Transportation Departments 
January 2, 2016 memorandum, except than only a left turn lane from Clinard Farms Road will be 
installed. 
 
 

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 reviewed by Robert Robbins AICP, Development 
Services Administrator and Lee Burnette AICP, Director. 
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Transportation 

NORTII CAROLINNS INTERNATIONAL CITYTu 

January 2, 2016 

To: 

From: 

Subject: Zoning Case #16-01, BSC Holdings. Property located south of Clinard Farms 
Road and east of Barrow Road ( 4540 Barrow Road). 

My staff and I have reviewed the rezoning request and have the following comments: 

A traffic impact analysis was not required for this development. To require a traffic study the 
proposed development must be expected to produce at least one hundred and fifty (150) trips in 
the AM or PM peak hour. 

Access: 
One (1) point of access shall be required to Clinard Farms Road and it shall align with 
Blackberry Ridge Drive. One (1) point of access shall connect to the Gunnersbury Lane stub 
south of the property. A stub shall be required to the property east of the development. 

Roadway and Intersection Improvements: 
Clinard Farms Road @ site access: The property owner shall construct an eastbound 
right tum lane with appropriate tapers and a westbound left tum lane with appropriate 
tapers. 

The City of High Point Transportation Director and North Carolina Department of 
Transportation shall approve all construction and improvements. 

If you have any questions or would like to further discuss this case, please advise. 

City of High Point, P.O. 230, 211 South Hamilton Street, High Point, NC 27261 USA 
Office: 336.883.3225 Fax: 336.883.8568 TDD: 336.883.8517 



Ordinance # XXXX/XX-XX 
Zoning Case 16-01 

 
 

Page 1 of 2 

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 February 23, 2016 and before the City Council of the City of High Point 
on March 21, 2016 regarding Zoning Case 16-01 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 February 14, 2016, for the Planning and Zoning Commission public hearing and on March 9, 
2016 and March 16, 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: Conditional Zoning Residential Single Family-9 District (CZ RS-9) 
District.  The property is approximately 16.9 acres lying at the southeast corner of Clinard 
Farms Road and Barrow Road.  The property is also known as Guilford County Tax Parcels 
0218639.   
 
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:   

Any of the land uses allowed in the Residential Single Family-9 District (RS-9) 
District and their customary accessory uses shall be permitted, subject to the 
development and dimensional requirements of the RS-9 District and the specific 
conditions listed in this ordinance. 
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Part II. CONDITIONS: 
 

A. Transportation Conditions. 
 

1. Access 
a). One point of access shall be required to Clinard Farms Road and it shall 

align with Blackberry Ridge Drive. 
b). Access to the site shall be from an extension of Gunnesbury Lane to the 

south (from the Cottesmore Subdivision). 
c). A public street stub shall be provided to the east, to Guilford County Tax 

Parcel 0221066 (7861 Clinard Farms Road).   
d). No access shall be permitted from Barrow Road. 

 
2. Roadway & Intersection Improvements (Clinard Farms Road at site access): 

The property owner shall construct a westbound left turn lane, with 
appropriate tapers, at this access point to the site. 
 
The City of High Point Director of Transportation and the North Carolina 
Department of Transportation (NCDOT) shall approve all construction 
and improvements. 

 
 
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. 
21st  day of March, 2016. 
 
Lisa B. Vierling, City Clerk 
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