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PURPOSE:

A request by Keystone Group, Inc. to rezone approximately 114.18 acres from an Agricultural (AG) District,
within Guilford County’s zoning jurisdiction, to the Planned Unit Development — Residential (PDR) District.
The site is lying along the south side of Boylston Road, approximately 1,300 feet west of Adkins Road (8809,
8813 & 8819-R1 Boylston Road). Approval of this rezoning request is contingent upon City Council approval
of a voluntary annexation request.

BACKGROUND:
Staff report and the Planning & Zoning Commission’s recommendation is enclosed.

BUDGET IMPACT:
There is no budget impact.

RECOMMENDATION / ACTION REQUESTED:

A. On January 26, 2016, a public hearing was held before the Planning and Zoning Commission
regarding-Zoning Map Amendment 15-21. Staff recommended approval of this request, with amendments,
as outlined in January 26, 2016 staff report to the Planning and Zoning Commission.

B. The Planning & Zoning Commission recommended approval of Zoning Map Amendment Case 15-21, with
amendments offered by the applicant, by a vote of 8-0.

C. At the January 26, 2016 Planning and Zoning Commission public hearing, the applicant amended his
request to include the amendments recommend by staff.



PLANNING AND ZONING COMMISSION RECOMMENDATION

Keystone Group, Inc. Zoning Map Amendment 15-21
At its January 26, 2016 public hearing, the Planning and Zoning Commission reviewed this request.
All members of the Commission were present. Mr. Herbert Shannon, Senior Planner, presented the
zoning request and pointed out the following key issues pertaining to this application:

e A similar request was submitted for this property in August, 2015. That application was denied.
The primary difference between this application and the former submittal is that the density has
been reduced from 450 dwelling units to 300 dwelling units. This equates to an overall gross
density of 2.6 units per acre.

e Primary access from Boylston Road, with secondary access points off Sweet Meadow Road and
Quail Meadow Lane. The primary access road will stub to the western boundary of the site for
future extension.

e Applicant to install a westbound left turn lane with 100 feet of storage at the Boylston Road
entrance to mitigate traffic impact of development.

e A construction entrance will be installed from Boylston Road, for ingress and egress, of all
construction traffic.

Staff recommended approval of Zoning Map Amendment 15-21, with amendments. The applicant
accepted these amendments and has incorporated them into their zoning conditions.

Speaking in favor of the request:

Judy Stalder, applicant’s representative, 665 N. Main St., High Point; Scott Wallace, applicant and
president of Keystone Group, Inc., 3708 Alliance Dr., Greensboro; and Chuck Truby, applicant’s
engineer and president of CPT Engineering & Surveying, Inc., 4400 Tyning Street, High Point.
These speakers provided an overview of the proposed development of the site and addressed
questions from the commission.

Speaking in opposition of the request:

James S. Hedgecock, 8857 Boylston Road; Sandy Woodard, 906 Quail Meadow Lane; Ray
Gorrell, 919 Quail Meadow Lane; Todd Smith, 8839 Boylston Road; Sherri Adams, 801
Westbourne Grove Court; Edwin Beazlie, 800 Westbourne Grove Court; Larry Woodard, 906
Quail Meadow Lane and Brent Womble, 744 Quail Meadow Lane. Those in opposition of the
request had the following concerns:

1. Appearance: Want buffers and beautification efforts to help the development blend with the
rural character of the surrounding community.

2. Concrete Development Plans: Desire confirmation that the site will never consist of more than
300 dwelling units. There were also concerns that all the units will be built on the eastern
porting of the site (east of the stream) and not spread throughout the entire site.

3. Density of Development: The proposed density is too high and is inconsistent with the
character of the properties in the surrounding area where lot sizes are much larger.

4. Environmental Impacts:
e Impact of large amount of stormwater runoff from the development and how it will be
controlled and the impact of development near the flood plain areas on the zoning site;
e Concerns about who will maintain the water retention ponds;




e Negative impact on the stream (West Fork of the Deep River) and the associated watershed
area and that the N.C. Department of Environment and Natural Resources (DENR) was not
involved.

At the request of the commission, Mr. Wallace and Mr. Truby addressed the concerns raised by
those in opposition to the request. In particular, they noted that High Point has been given the
authority from DENR to ensure that all environmental requirements are being met and that the site
will be developed with a maximum of 300 dwelling units that will be spread across the entire 114-
acre site.

Based on the amendments offered by the applicant, the Planning & Zoning Commission
recommended approval of Zoning Map Amendment 15-21, as recommended by staff, by a vote of
8-0.

Upon making its recommendation, the Planning & Zoning Commission stated that its approval of
Zoning Map Amendment 15-21 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 request is consistent with the City’s Land Use Plan and
with City Councils adopted policies for the NW Area Plan. Additionally, the request promotes the
policy of Goal #3 of the Land Use Plan to provide a wide range of housing opportunities; 2)
Subject to the applicant addressing issues outlined in the analysis pertaining to
twinhomes/townhomes in Tract F (structures to face the internal streets of the PUD, higher
perimeter setback & buffering standards and limiting townhomes to four units per structure); the
configuration of the Tracts, as depicted on the PUD Master Plan, ensures development will be
compatible with surrounding uses; 3) To minimize impact of grading the PUD Master Plan places
the twinhome/townhome tract near the site’s steeper terrains, and places the stream and flood zone
areas in a common area tract. This addresses objective #2 of the Land Use Plan to protect and
preserve environmentally sensitive areas from inappropriate development; 4) Subject to the
applicant addressing issues outlined in the staff analysis, bringing this entire area in as one planned
development assists in ensuring there will be a unified cohesive development with a planned traffic
circulation pattern that not only serves this development, but provides alternate means of access to
an adjacent subdivision ; and 5) The assemblage of this large land area will assist in meeting
policies of the Northwest Area Plan.



CITY OF HIGH POINT
PLANNING AND DEVELOPMENT DEPARTMENT

STAFF REPORT
ZONING MAP AMENDMENT 15-21
March 21, 2016

(Revised)

Request
Applicant: Keystone Group, Inc. Owner(s): Maxine Wallace Heirs, and

Bessie Idol Heirs
Zoning Proposal: From: AG  Agricultural District
To annex and apply initial City zoning to an (Guilford County)
approximate 114.18 acres To: PDR Planned Unit Development —
Residential District

Site Information

Location: Lying along the south side of Boylston Road, approximately 1,300 feet
west of Adkins Road (8809, 8813 & 8819-R1 Boylston Road).

Tax Parcel Numbers: | Guilford County Tax parcels 0169014, 0169013 and 0168988

Site Acreage: Approximately 114.18 acres

Current Land Use: There is a single family dwelling on the 4-acre parcel fronting along
Boylston Road; the remaining portion of the site is undeveloped.

Physical The site has a moderate to severely sloping terrain. A perennial stream,

Characteristics: the W. Fork Deep River, bisects the western third of the site and a

FEMA classified floodway; 100-year flood plain and 500-year flood
plain are lying along both sides of the stream. Additionally, a 50-foot
wide Piedmont Natural Gas Right-of-Way transects the northeastern
corner of the site near Sweetmeadow Road.

Water and Sewer A 16-inch City water line lies adjacent to the site along Boylston Road

Proximity: and an 18-inch City sewer line runs through the site along the east side
of the stream.

General Drainage The eastern two-thirds of the site drains in a general southwesterly

and Watershed: direction toward the stream and the western third of the site drains in an

easterly directly towards the stream. Development is subject to the Oak
Hollow Lake GWA requirements. Engineered storm water treatment
measures are required for multi-family development 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.

Overlay District(s): Oak Hollow Lake General Watershed (GWA)
Airport Overlay — Zone 3

Adjacent Property Zoning and Current Land Use

North: AG Agricultural District (Guilford County) | Single family dwellings
South: AG Agricultural District (Guilford County) | Single family dwellings and
undeveloped parcels
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Staff Report ZA15-21

March 21, 2016 Keystone Group, Inc.

East: RS-40  Residential Single Family-40 District Single family dwellings
(Guilford County)

West: AG Agricultural District (Guilford County) | Undeveloped

Relevant Land Use Policies and Related Zoning History

Land Use Plan Map | The site currently has three land use designations:

Classification: e 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.

e Recreation/Open Space: Lands for recreation or open space are
included in this classification, offering either active use or passive
enjoyment and environmental protection.

e Future Growth Area: This classification includes environmentally
sensitive lands, rural subdivisions and agricultural or undeveloped
areas lacking public water and sewer and other municipal facilities,
infrastructure and services. These lands are not intended for
development within the five-year timeframe of this adopted Land Use
Plan, but shall await reevaluation during the next scheduled Major
Five-year Review process or a Plan Amendment before they can be
reclassified to an appropriate land use category supportive of urban
development. So long as any land remains classified as a Future
Growth Area, such land shall not be approved for development by the
City nor considered for annexation, the extension of water or sewerage
or the provision of other municipal facilities, infrastructure or services.

Land Use Plan The following goals and objectives of the Land Use Plan are relevant to
Goals, Objectives & | this request:
Policies: Goal #1: Ensure that development respects the natural environment.
Goal #3: Provide a wide range of housing opportunities for families of all
income levels.

Goal #4: Ensure that all required public services and facilities are
sequenced to meet demands of development.

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. #2. Protect and preserve environmentally sensitive locations
including designated open space and watershed critical areas
from inappropriate development.

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 Northwest Area Plan: This plan, adopted in 2011, recommends that the

Plan: ultimate land use designation for the developable portions of the site be

Low Density Residential. The following goals and objectives from the

plan are also relevant to this request:

Goal 1: Protect the natural environment and its many features.
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Staff Report
March 21, 2016

ZA15-21
Keystone Group, Inc.

e Obj. la: Preserve streams, wetlands and steep slopes through the
siting of development in appropriate locations.
Goal 2: Achieve high quality development in the built environment.
e Obj. 2d: Provide for residential development at a variety of densities
and affordability levels.
Goal 3: Create a fully integrated transportation system that recognizes and
accommodates a wide variety of transportation needs and users.
e Obj. 3b: Provide intra-and inter-development transportation
connectivity via streets, sidewalks, greenways and less formal trails.
The use of conditional zoning, in association with voluntary annexation, is
encouraged in order to implement the provisions within the plan.

Community
Growth Vision
Statement:

The following goals and objectives of the Community Growth Vision
Statement are relevant to this request:

Obj. 1B: Preserve and link environmentally sensitive lands such as
floodplains, wetlands and steep slopes.

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.

Zoning History:

ZA 15-16 (Keystone Group, Inc.): A similar request was submitted for
this property in August 2015, that application was denied. The primary
difference between this application and the former submittal is that the
density has been reduced from 450 dwelling units to 300 dwelling units.

ZA 12-11 (350 South): This zoning case was approved in May 2012 to
allow a corporate park/industrial development. The site extends from
Sandy Ridge Road to Adkins Road and abuts the northern terminus of
Quail Meadow Lane, just to the northeast of the site. Parcels associated
with Z12-11 are lying approximately 900 feet north and approximately
1,360 feet east of this current zoning request.

ZA 07-23: This zoning case was approved in October 2007 to allow a
single family subdivision. The site is lying along the south side of Bame
Road, approximately 1,350 feet southeast of this zoning site.

Adjacent Streets:

Transportation Information

Name Classification Approx. Frontage

Boylston Road Minor Thoroughfare 382 ft

Sweetmeadow Road Local Street 60 ft (stub street)

Quailmeadow Road Local Street 84 ft (stub street)

Vehicular Access:

Boylston Road (public street), Sweetmeadow Road (public street), and
Quail Meadow Road (public street)

Traffic Counts:
(Average Daily Trips)

900 ADT
(2016, COHP count)

Boylston Road
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Staff Report ZA15-21

March 21, 2016 Keystone Group, Inc.
Estimated Trip Using the data provided by the applicant, the total ADT for this site is
Generation: estimated at 3,692 trips per day at maximum build-out of 450 dwelling

units. However, this build out impact will be approximately 900 trips less
since the Conditional Zoning Ordinance submitted by the applicant limits
the site to a maximum of 300 dwelling units..

Traffic Impact Required Comment
Analysis: Yes | No | Improvements Recommended Boylston Road, at sites
X access, provide westbound left turn lane with 100 feet of
storage and appropriate taper (see attached TIA Executive
Summary).

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

School District Comment

Guilford County Schools
Enrollment: Maximum Mobile Projected
Local Schools: Fall | Fall Design Classrooms: Additional
2014 | 2015 Capacity: " | Students:
Southwest Elementary School 716 797 954 6 94 - 96
Southwest Middle School 1,135 | 1,081 1,254 10 45 - 50
Southwest High School 1,530 | 1,527 1,595 11 43 - 45
School District Remarks: The projected additional students may place the Elementary
School and High School at or over capacity upon build out.

Planned Unit Development (PUD) Overview |

Planned Unit Development (PUD) Districts are termed “floating districts” by the Development
Ordinance, meaning that they may be applied anywhere within the City, but only pursuant to a
specific zoning map amendment request. The purpose of the PUD zoning district is to encourage
the most economical and efficient development (or redevelopment) of land under unified
ownership. The PUD district emphasizes the placement of residences, employment centers,
recreational facilities and retail/service businesses in close proximity to each other, allowing the
more efficient provision of public services, a reduction in infrastructure construction and
maintenance costs, and the preservation of useable open space and unique site characteristics.

The PUD is an optional form of land development designed to permit multiple housing types or
land uses that are planned for and controlled by a master plan called a PUD Master Plan. The
main advantage of a PUD is the design flexibility afforded it through the Development
Ordinance. Specific Development Ordinance standards pertaining to density; size, location and
arrangement of buildings and structures; lot dimensions; and landscaping are set aside and
replaced by those specifically approved with the PUD zoning. However, the scale and setbacks
of buildings and structures within 150 feet of the perimeter of the PDR district shall be in
harmony with development on adjacent lands. In their place, the Development Ordinance
regulations for PUDs, site-specific development standards approved in the Conditional Zoning
Ordinance and the PUD Master Plan govern the land uses permitted on the site and the manner in
which they may develop. All PUD districts are reviewed and approved through the conditional
zoning process.

Y:\current\PZ\Rezonings\2015\215-21 (Boylston)\Z15-21_PUD Staff Report(COUNCIL).docx Page 4 of 10



Staff Report ZA15-21
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The applicant has requested a Planned Unit Development — Residential (PDR) District, which is
intended to accommodate a variety of housing types developed on large tracts in accordance with
a PUD Master Plan. The PDR District is required to contain at least 20 contiguous acres of land
under unified ownership or control.

Details of Proposal

The applicant is requesting to annex this site and established initial city zoning in order to develop
a 300-unit mixed-use residential development consisting of single family detached dwellings and
twinhome/townhome dwellings. This equates to a gross density of 2.6 units per acre.

Primary access will be from Boylston Road via the construction of a public street that will extend
through the site with individual development tracts lying along both sides of this primary street.
Due to the number of units proposed, the Development Ordinance requires additional or
secondary access points, these will be provided via the extension of Sweetmeadow Road and
Quail Meadow Lane, both of which abut the eastern boundary of the site. Additionally, the
primary access road will stub to the western boundary of the site for future extension. To allow
this mixture of units the applicant has requested a PDR District zoning and submitted a PUD
Master Plan that divides the site up into the following six tracts:

Tracts Acreage | Uses Units

Tract A 12.2+ | Single family dwellings, subject to RS-9 District | 40 dwelling units
standards; OR Clubhouse and amenity area

Tract B 24+ ac | Single family dwellings, subject to RS-7 District | 120 dwelling units
standards.

TractC | 11.9+ac | Single family dwellings, subject to RS-7 District | 80 dwelling units
standards; OR Twinhome/townhome dwellings,
subject to RM-8 District standards.

Tract D | 13.8+ ac | Single family dwellings, subject to RS-7 District 110 dwelling units
standards; OR Twinhome/townhome dwellings,
subject to RM-8 District standards.

Tract 24.5+ ac | Single family dwellings, subject to RS-7 District 160 dwelling units
E-1&E-2 standards; OR Twinhome/townhome dwellings,
subject to RM-8 District standards.
TractF | 11.9+ ac | Clubhouse and amenity area; OR 30 dwelling units

Single family dwellings, subject to RS-9 District
standards; OR  Twin home/townhome, subject to
Residential Multifamily 8 District standards.

Approximately 90.3 acres are within the individual development Tracts. The remaining 24.4 acres
consist of road right-of way and environmentally sensitive areas that will be in a Common Area tract.

Although the sum of all units listed above exceeds 300 units, the overall development is limited to a
maximum 300 dwelling units.

The proposal includes a Conditional Zoning Ordinance, PUD Master Plan and a Traffic Impact
Analysis (TIA). The PUD Master Plan depicts vehicular circulation, access points to tracts,
configuration of tracts, density and intensity of the tracts and how the entire PUD will develop. The
Conditional Zoning Ordinance outlines higher standards and restrictions to ensure development is
in harmony with surrounding uses.
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March 21, 2016 Keystone Group, Inc.

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 certain review factors in the evaluation 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:

The proposal is consistent with the Low Density Residential Land Use Plan designation placed on
the majority of the site, which limits the overall density of the entire site to a maximum of five
dwelling units per acre. While the westernmost portion of the site is part of the Future Growth
Area, the Northwest Area Plan recommends that the ultimate land use designation for this area be
Low Density Residential. The Recreation/Open Space designation on the site is intended to
generally identify areas suitable for environmental protection, in this case due to the flood plain.
The proposal is also consistent with the goals, objectives and policies found in a variety of
planning documents regarding protection of environmentally sensitive areas, interconnectivity of
the street network, both internally and with adjacent roads, and the provision of adequate public
infrastructure and services in the area.

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:

As outlined below in PUD Finding #2 & #4, higher intensity tracts (twinhomes/
townhomes) are being developed toward the interior of the site or next to large
perimeter lots to ensure compatibility with surrounding land uses. However, the
PUD District notes that the scale and setbacks of buildings in a PDR District, within
150 feet of the perimeter of the PUD, shall be in harmony with development on
adjacent lands. To ensure this is being met, higher perimeter building setback
standards have been offered for twinhome/townhome dwellings in Tract F.

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 commissioned for a Traffic Impact Analysis, as required by the
Development Ordinance, to assess the impact of a mixed residential development.
Based on that study the applicant has offered a condition to install a westbound left
turn lane with 100 feet of storage and appropriate taper at the Boylston Road entrance
to the site to mitigate impact from the proposed development.
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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:

«+ A perennial stream and flood plain bisect the site, and environmental regulations
of the Development Ordinance limit disturbance near this stream corridor by
establishing a 100-foot wide stream buffer along both sides of the stream.

¢ The flood zone area associated with this stream is approximately 350 to 500 feet
wide, and the PUD Master Plan depicts this flood zone area within a common
area/open space recreation 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 site is within an area generally served by City of High Point utilities and
services. Except for police service, no new impacts to municipal services have been
identified. The Police Department has noted in order to provide a reasonable police
response time and to patrol this area would require the addition of an officer per shift,
per patrol team and the creation of a new beat.

Factor #5 | Minimizes or effectively mitigates any identified adverse effect on the use,
enjoyment or value of adjacent properties.

Staff Comments:
This review factor is addressed below in the PUD Findings.

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:

Primary changes in this portion of the City’s Planning Area have been the extension of City
utilities lines (water and sewer lines), which were installed in the late 2000’s. The availability of
these utilities has opened up this northwestern portion of the City Planning Area to development.

Development Patterns:

The proposed Conditional Zoning District would result in development that promotes a
logical, preferred and orderly development pattern.
Staff Comments:

+«+ The adopted Land Use Plan and Heart of the Triad Plan both support residential development
at a density up to five units per acre for this area.

+«+ Conditions offered by the applicant, limiting the number of townhome units per structure in the
various tracts, will ensure the bulk of structures is more compatible with surrounding
structures, and that the development pattern along the Boylston Road frontage of the site is in
harmony with adjacent land uses.

PUD FINDINGS
As an additional framework for review of planned unit development proposals, the City has
established specific findings, in addition to those normally required for a conditional zoning district,
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that must be made for approval of a PUD. These findings help ensure that the proposed
development will be constructed as a cohesive, unified project; that it will utilize an efficient,
attractive, and environmentally sensitive design; and that it will generally be of a higher quality than
otherwise required by the application of conventional the Development Ordinance zoning district
regulations.

Applications for Planned Unit Development Districts shall be approved only if all of the

following findings are made:

Finding#1 | That application of planned unit development requirements to the property will
produce a development of equal or higher quality than otherwise required by
the strict application of conventional regulations of districts designated by the
adopted Land Use Plan;

Staff Comments:

+«+ The applicant has offered to provide an active recreation facility in Tract A or F
of the development and to install a pedestrian access system that will provide safe
and convenient access to open space/common areas.

% The Development Ordinance requires a 300-unit PUD to have a minimum of 7.5
acres of active open space and recreational area. Environmentally sensitive areas
may account for 50% of this area. The applicant has offered a condition that not
more the 200 units shall be permitted until this full 7.5 acres of active open space
and recreational area is provided.

+«+ Marginal higher standards have been offered, as the above open space/common
areas standards are primarily imposed by the Development Ordinance.

Finding#2 | That application of planned unit development requirements to the property will

encourage innovative arrangement of buildings and open spaces to provide

efficient, attractive, flexible, and environmentally sensitive design;

Staff Comments:

% Rather than having this area develop in a scattered non-related manner, the
proposal to assemble this large land area for a PUD will facilitate the creation of a
long-range plan for this area to develop in a cohesive and unified manner.
Vehicular & pedestrian traffic can be planned and integrated throughout the site;
and a single development plan can coordinate an overall unified and attractive
residential development.

% As single family detached development typically requires more grading to create
buildable lots, the single family tracts are being situated on the level or
moderately sloping portions of the site. Whereas the steeper terrain areas,
especially near the stream corridor, are where the twinhome/townhome tracts are
proposed, as they can be developed to work with the terrain with less site
grading.

Finding#3 | That application of planned unit development requirements to the property will

produce a development functioning as a cohesive, unified project and;

Staff Comments:

This 114-acre area could be developed individually and not in a unified fashion.

Bringing this entire area in as one planned development assists in providing for a

unified and cohesive development. The applicant should include standards in their

Conditional Zoning Ordinance that guarantee a cohesive unified project that future

owners or builders are required to adhere too.
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Finding#4 | That application of planned unit development requirements to the property will

not substantially injure or damage the use, value, and enjoyment of surrounding
property nor hinder or prevent the development of surrounding property in
accordance with the adopted plans and policies of the City.

Staff Comments:

+«+ The City‘s adopted Land Use Plan designates this portion of the City’s Planning
Area for low density residential uses, which generally support residential uses at
a density of five units per acre or less. The applicant is proposing a mixed
residential development at a density of 2.6 units per acre. As conditioned, the
mixed residential development will not substantially injure or damage the use,
value or enjoyment of surrounding property.

% The PUD Master Plan depicts single-family tracts toward the eastern half of the
site next to smaller single family lots (1 to 1%2-acre lots) and the more intensive
twinhome/townhome tracts being placed toward the interior of the site or next to
larger lots (5-acre or larger lot). Having the more intensive uses towards the
interior of the site or next to larger perimeter parcels assist in ensuring
development will be in harmony with adjacent uses.

% The applicant has offered conditions that; require the placement of
twinhomes/townhomes in Tract F face the internal streets of the development;
provide for higher building setback standards along the eastern and southern
boundary of this tract; and limit the number of dwelling units per building to a
maximum of four. These conditions further insure development will not
substantially inure the use and will be compatible with abutting uses.

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)

2)

3)

4)

5)

The request is consistent with the City’s Land Use Plan and with City Councils adopted
policies for the NW Area Plan. Additionally, the request promotes the policy of Goal #3 of the
Land Use Plan to provide a wide range of housing opportunities;

The configuration of the Tracts, as depicted on the PUD Master Plan, ensures development
will be compatible with surrounding uses;

To minimize impact of grading the PUD Master Plan places the twinhome/townhome tract
near the site’s steeper terrains, and places the stream and flood zone areas in a common area
tract. This addresses objective #2 of the Land Use Plan to protect and preserve
environmentally sensitive areas from inappropriate development;

Bringing this entire area in as one planned development assists in ensuring there will be a
unified cohesive development with a planned traffic circulation pattern that not only serves this
development, but provides alternate means of access to an adjacent subdivision ; and

The assemblage of this large land area will assist in meeting policies of the Northwest Area
Plan.
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Recommendation

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, meet the PUD Finding and will assist in ensuring
development will be compatible with adjacent uses. The Planning and Development Department
recommends approval of the request to rezone this 114.18-acres site to the PDR 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 reviewed by Robert Robbins AICP, Development Services
Administrator and Lee Burnette AICP, Director.

Y:\current\PZ\Rezonings\2015\215-21 (Boylston)\Z15-21_PUD Staff Report(COUNCIL).docx Page 10 of 10
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Transportation

NORTH CAROLINA’S INTERNATIONAL CITY™
September 24, 2015 CORRECTED 11/9/2015

To: Lee Burnette, Director of Planning and Development

From: Mark McDonald, P.E., Transportation D1recto% W

Subject: Zoning Case #15-16, Keystone Group. Property located on the south side of
Boylston Road, approximately 1,450 feet west of Adkins Road.

My staff and I have reviewed the rezoning request and have the following comments:
A traffic impact analysis was 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 This development will generate approx1mately seven hundred-and

PM—pe&lehe&r—a&d—a—tetal—ef—S—?éQ—tﬂps#éa{y— two hundled and elghty two trlps (282) in the
AM peak hour, three hundred and fifty-four (354) in the PM peak hour and a total of 3,692

trips.

Access
Three (3) points of access are required.
e One point of access shall be allowed to Boylston Road.
e One point of access shall be allowed to Quail Meadow Lane.
e One point of access shall be allowed to Sweetmeadow Drive.
e One stub street shall be provided to the north of Tract E.
e Two points of access shall be provided from Tract D and two points of access from
Tract E to proposed main internal roadway.

Roadway and Intersection Improvements

Boylston Road @ Site Access Point: The Developer shall install a westbound left turn lane
with 100 feet of storage and appropriate bay taper.

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

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

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 15-21

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 January 26, 2016 and before the City Council of the City of High Point
on March 21, 2016 regarding Zoning Case 15-21 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 January 17, 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 March 21, 2016.

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 Planned Unit Development — Residential (PDR) District. The property
is approximately 114.79 acres lying along the south side of Boylston Road, approximately 1,300
feet west of Adkins Road (8809, 8813 & 8819-R1 Boylston Road). The property is also known
as Guilford County Tax Parcel 0169014, 0169013 and 0168988.

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 1. USES:

A. Tract A:

1. Only single family detached dwelling units as allowed in the Residential Single
Family—9 (RS-9) 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.

2. Clubhouse and recreational amenities customary to residential uses.
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Ordinance # XXXX/XX-XX
Zoning Case 15-21

B. Tract B: Only single family detached dwelling units as allowed in the Residential
Single Family-7 (RS-7) 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.

C.

Tract C:

1.

Only single family detached dwelling units as allowed in the Residential Single
Family—7 (RS-7) 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.
OR

Only twin homes and townhomes as allowed in the Residential Multifamily-8
(RM-8) District and their customary accessory uses shall be permitted, subject to
the development and dimensional requirements of the Development Ordinance
except Minimum Building Lines shall be 15 feet for front setbacks, 15 feet for
side street setbacks, and 20 feet for minimum driveway length as measured from
property line, and the specific conditions listed in this Ordinance.

The tract shall be developed in its entirety as either a single family subdivision
(with single family detached dwellings); or as a townhome/twin home
subdivision. There shall be no mixture of dwelling types.

. Tract D: Only twin homes and townhomes as allowed in the Residential Multifamily-

8 (RM-8) District and their customary accessory uses shall be permitted, subject to
the development and dimensional requirements of the Development Ordinance except
Minimum Building Lines shall be 15 feet for front setbacks, 15 feet for side street
setbacks, and 20 feet for minimum driveway length as measured from property line,
and the specific conditions listed in this Ordinance.

E. Tract E-1:

1.

Only single family detached dwelling units as allowed in the Residential Single
Family—7 (RS-7) 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.
OR

Only twin homes and townhomes as allowed in the Residential Multifamily-8
(RM-8) District and their customary accessory uses shall be permitted, subject to
the development and dimensional requirements of the Development Ordinance
except Minimum Building Lines shall be 15 feet for front setbacks, 15 feet for
side street setbacks, and 20 feet for minimum driveway length as measured from
property line, and the specific conditions listed in this Ordinance.

The tract shall be developed in its entirety as either a single family subdivision
(with single family detached dwellings); or as a townhome/twin home
subdivision. There shall be no mixture of dwelling types.
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Ordinance # XXXX/XX-XX
Zoning Case 15-21

F. Tract E-2:

1. Only single family detached dwelling units as allowed in the Residential Single
Family—7 (RS-7) 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.

OR
Only twin homes and townhomes as allowed in the Residential Multifamily-8
(RM-8) District and their customary accessory uses shall be permitted, subject to
the development and dimensional requirements of the Development Ordinance
except Minimum Building Lines shall be 15 feet for front setbacks, 15 feet for
side street setbacks, and 20 feet for minimum driveway length as measured from
property line, and the specific conditions listed in this Ordinance.

2. The tract shall be developed in its entirety as either a single family subdivision
(with single family detached dwellings); or as a townhome/twin home
subdivision. There shall be no mixture of dwelling types.

G. Tract F:
1. Clubhouse and recreational amenities customary to residential uses.

2. Only single family detached dwelling units as allowed in the Residential Single
Family—9 (RS-9) 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.

OR

3. Only twin homes and townhomes as allowed in the Residential Multifamily-8
(RM-8) District and their customary accessory uses shall be permitted, subject to
the development and dimensional requirements of the Development Ordinance
except Minimum Building Lines shall be 15 feet for front setbacks, 15 feet for
side street setbacks, and 20 feet for minimum driveway length as measured from
property line, and the specific conditions listed in this Ordinance. Twin homes
and townhomes will face the internal street, provide a higher perimeter rear
setback, and be limited to four homes per structure.

3. The tract shall be developed in its entirety as either a single family subdivision
(with single family detached dwellings); or as a townhome/twin home
subdivision. There shall be no mixture of dwelling types

Part Il. CONDITIONS:

A. Development, Dimensional & Density Standards:

1 A maximum of 300 dwelling units shall be permitted. Development intensity
within each tract shall be as follows:
a. Tract A:
1) A maximum of forty (40) residential dwelling units shall be permitted.
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Ordinance # XXXX/XX-XX
Zoning Case 15-21

2) Amenity area may be included in this tract.

Tract B: A maximum of one hundred and twenty (120) residential dwelling
units shall be permitted.

Tract C:

1) A maximum of eighty (80) residential dwelling units shall be permitted.

2) Townhome uses shall be limited to a maximum of eight (8) dwelling units
per structure.

3) Building Setback for Townhome/twinhomes - Townhomes and Twin
homes shall meet setback requirements of the RM-8 District, except that
minimum Local Street setback (street and side corner) shall be fifteen (15)
feet. However, a minimum driveway length of twenty (20) feet, as
measured from the property line, shall be provided.

Tract D:

1) A maximum of one hundred and ten (110) residential dwelling units shall
be permitted.

2) Townhome uses shall be limited to a maximum of eight (8) dwelling units
per structure.

3) Building Setback for Townhome/twinhomes - Townhomes and Twin
homes shall meet setback requirements of the RM-8 District, except that
minimum Local Street setback (street and side corner) shall be fifteen (15)
feet. However, a minimum driveway length of twenty (20) feet, as
measured from the property line, shall be provided.

Tracts E-1 and E-2:

1) A combined maximum of one hundred and sixty (160) residential dwelling
units shall be permitted.

2) Townhome uses shall be limited to a maximum of eight (8) dwelling units
per structure.

3) Building Setback for Townhome/twinhomes - Townhomes and Twin
homes shall meet setback requirements of the RM-8 District, except that
minimum Local Street setback (street and side corner) shall be fifteen (15)
feet. However, a minimum driveway length of twenty (20) feet, as
measured from the property line, shall be provided.

Tract F:

1) A maximum of thirty (30) residential dwelling units shall be permitted.

2) Amenity area may be included in this tract.

3) Principal structure(s) shall face the internal streets of the tract.

4) A minimum fifty (50) foot building setback shall be required from the
eastern and southern boundary of Tract F.

5) Townhome building(s) shall be restricted to a maximum of four (4) units
per building.

6) Building Setback for Townhome/twinhomes - Townhomes and Twin
homes shall meet setback requirements of the RM-8 District, except that
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Ordinance # XXXX/XX-XX
Zoning Case 15-21

minimum Local Street setback (street and side corner) shall be fifteen (15)
feet. However, a minimum driveway length of twenty (20) feet, as
measured from the property line, shall be provided.

. Open Space and Common Recreation Facilities:

1. The overall development shall have a clubhouse/recreation area in Tract A or F.
This shall not preclude the development of additional recreational amenities
within other tracts.

2. A minimum 20-foot access easement shall be provided to all common areas.

3. Final plat approval for no more than 200 lots (single family, twin homes and
townhomes lots) shall be allowed until such time as open space and common
recreational facilities, as required by Section 9-4-3(a)(3)j(6) of the Development
Ordinance, are installed. Acreage of open space and common recreational
facilities shall be based on number of dwelling units noted in Section II.A of this
ordinance.

. Landscaping, Setback and Buffers

1. A minimum twenty (20) foot wide Type C Planting yard shall be provided along
the Boylston Road frontage of the zoning site. This planting yard shall be within
or part of a common area separate from individual residential lots and exclusive
of any utility easements, except for perpendicular crossings by utilities and
roadways.

. Fencing & Screening: If fencing is erected along the common areas abutting the
Boylston Road right-of-way, then a common fencing plan shall be provided. A
common fencing plan shall be provided prior Preliminary Plat approval on the
rezoning site.

. Lot Combination. All parcels within the rezoning site shall be combined into one (1)
lot prior to any development.

Exterior Lighting: All exterior common area lighting shall be directed away from
adjacent properties to avoid spillover lighting.

. Transportation

1. Vehicular Access:

a. One point of vehicular access shall be provided to Boylston Road. This
access shall extend through the zoning site providing access to the various
tracts as generally depicted on the PUD Maser Plan.

b. Construction Entrance/Traffic - Construction traffic to and from the site shall
use an approved construction entrance on Boylston Road.

c. One point of vehicular access shall be provided to Quail Meadow Lane
consisting of an extension of this public street as generally depicted on the
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Ordinance # XXXX/XX-XX
Zoning Case 15-21

PUD Master Plan. This access shall be installed with the development of
Tract B.

d. One point of vehicular access shall be provided to Sweetmeadow Drive
consisting of an extension of this public street as generally depicted on the
PUD Master Plan. This access shall be installed with the development of
Tract B.

e. Individual tract with more than 50 dwelling units shall provide at least two
point of access to said tract.

f. The location and number of stub streets to the western portions of the site
(from Tract E1 & E2) shall be determined and approved by the Technical
Review Committee (TRC) at the time of Preliminary Plat approval for Tract
E.

2. Pedestrian Access:

a. A pedestrian access system shall be provided so as to provide safe and
convenient pedestrian access to open space/common for all dwelling units.

b. A pedestrian access plan shall be submitted as part of the Preliminary Plat
approval for each tract. The location of all sidewalks shall be indicated on
plans submitted for approval.

c. The property owner shall dedicate to the City of High Point a greenway
easement for the development of a public greenway trail. Said easement shall
be a minimum of fifty (50) feet in width, be a minimum of thirty (30) feet
from the top of bank of the streams running through the site. The dedicated
area shall also be depicted on the approved development plats for the site.

d. Internal pedestrian access shall be provided to the Greenway.

3. Roadway and Intersection Improvements
a. Boylston Road at Site Access Point: The developer or property owners shall
install a westbound left turn lane with a minimum of one hundred (100) feet of
storage and appropriate bay taper.
b. All roadway and intersection improvements shall be completed and approved
by the City of High Point prior to issuance of Certificate of Occupancy

4. The City of High Point Director of Transportation and the North Carolina
Department of Transportation (NCDOT) shall approve all construction and
improvements.

H) Signage: The location of signage on the rezoning site shall conform to the approved
Common Signage Plan. An overall Common Signage Plan shall be submitted and
approved prior to approval of the first preliminary plat approval for this development.

I) Environmental Sensitive Areas:
1. Any portion of the rezoning site that is within a floodway, floodway fringe, steep
slope, wetlands or any other environmentally sensitive areas shall be left in its
natural state and undisturbed, except to provide access to the common area,
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Ordinance # XXXX/XX-XX
Zoning Case 15-21

greenways, approved utility extensions, erosion control and stormwater control
devices.

2. Any portion of the site within the 100-year flood plain area, and required stream
buffers shall remain as undisturbed areas. However, required water quality
devices may be permitted within that portion of the 100-year flood plain area
lying outside any stream buffers, subject to the watershed regulations.

J) Owners Association: An owners’ association shall be established, in accordance with
Section 9-6-10 of the Development Ordinance, prior to the recording of any final
plat(s) and shall be responsible for the common areas of the development.

K) Relationship of Permit to Development Ordinance: The use and development of this
site shall be subject to the uses and conditions within this Conditional Zoning
Ordinance. The City of High Point Development Ordinance shall govern issues not
addressed within this Conditional Zoning Ordinance.

L) Construction Entrance: Construction Entrance and construction traffic to be restricted
to utilizing the Boylston Road Access Point to the site.

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.
21% day of March, 2016.

Lisa B. Vierling, City Clerk
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Boylston Road Development — Transportation Impact Analysis
Prepared for Keystone Homes
August 21, 2015

Executive Summary

The proposed Boylston Road Development is located along the southern side of
Boylston Road between the intersections of Quailmeadow Lane and Bunker Hill Road
in High Point, North Carolina. As currently planned, this development will consist of 270
single family detached homes and 180 townhomes. Figure 1, in the report, presents the
sketch plan. Access to the site will available from Boylston Road, Quailmeadow Land
and Sweetmeadow Road.

DAVENPORT was retained to determine the potential traffic impacts of
this development and to identify transportation improvements that may be required to
accommodate the impacts of both background traffic and new development traffic. The
following intersections were included in the study:

Sandy Ridge Road at Norcross Road

Sandy Ridge Road at Endicott Road

Sandy Ridge Road at Bame Road

Boylston Road at Adkins Road

Boylston Road at Quailmeadow Lane
Boylston Road at Bunker Hill Road
Quailmeadow Lane at Sweeetmeadow Road
Boylston Road at Site Access

The above-mentioned intersections were analyzed for the following
scenarios:

e 2015 Existing Conditions

e 2020 Future No Build Conditions

e 2020 Future Build-Out Conditions

e 2020 Future Build-Out with Improvements (as necessary)

The build-out analysis year for this project was assumed to be 2020. The AM (7-9
am) and PM (4-6 pm) peaks were studied.

The City of High Point and the North Carolina Department of Transportation
(NCDOT) were contacted to obtain background information and to ascertain the
elements to be covered in this Transportation Impact Analysis (TIA). Information
regarding the property was provided by Keystone Homes.

8/21/2015 15-055 Boylston Road Development — Executive Summary i
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Level of Service Results

The results of the study are discussed by intersection below:
Sandy Ridge Road at Norcross Road

This unsignalized intersection currently operates at LOS C in the AM and PM peaks. In
2020 future no build conditions, the analysis indicates LOS E in the AM peak and LOS
D in the PM peak. With the addition of site traffic, this intersection is projected to
operate at LOS F in the AM and PM peaks. This is typical for a minor street to
experience LOS E/F during peak hours due to the lack of gaps to allow turning
movements onto the major roadway. This intersection’s geometry will be modified
during the construction of TIP U-4758 which will make this a right-in/ right-out. The TIP
[-5712 could also modify this intersection; therefore, no improvements are
recommended for this intersection.

Sandy Ridge Road at Endicott Road

This unsignalized intersection currently operates at LOS C in the AM and PM peaks. In
2020 future no build conditions, the analysis indicates LOS D in the AM peak and LOS
C in the PM peak. With the addition of site traffic, this intersection is projected to
operate at LOS F in the AM peak and LOS D in the PM peak. This is typical for a minor
street to experience LOS E/F during peak hours due to the lack of gaps to allow turning
movements onto the major roadway. This intersection’s geometry will be modified
during the construction of TIP U-4758 which will realign with Piedmont Triad Farmers
Market’s access. Therefore, no improvements are recommended for this intersection.

Sandy Ridge Road at Bame Road

This unsignalized intersection currently operates at LOS B in the AM peak and LOS C in
the PM peak. In 2020 future no build conditions, the analysis indicates LOS C in the AM
and PM peaks. With the addition of site traffic, this intersection is projected to operate at
LOS C in the AM peak and LOS D in the PM peak. No improvements are recommended
for this intersection.

Boylston Road at Adkins Road

This unsignalized intersection currently operates at LOS A in the AM and PM peaks. In
2020 future no build conditions, the analysis indicates LOS A in the AM and PM peaks.
With the addition of site traffic, this intersection is projected to operate at LOS B in the
AM and PM peaks. No improvements are recommended for this intersection.

Boylston Road at Quailmeadow Lane
This unsignalized intersection currently operates at LOS A in the AM and PM peaks. In

2020 future no build conditions, the analysis indicates LOS A in the AM peak and LOS
B in the PM peak. With the addition of site traffic, this intersection is projected to operate

8/21/2015 15-055 Boylston Road Development — Executive Summary ii
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at LOS B in the AM peak and LOS C in the PM peak. No improvements are
recommended for this intersection.

Boylston Road at Bunker Hill Road

This unsignalized intersection currently operates at LOS A in the AM and PM peaks. In
2020 future no build conditions, the analysis indicates LOS A in the AM and PM peaks.
With the addition of site traffic, this intersection is projected to operate at LOS A in the
AM peak and LOS B in the PM peak. No improvements are recommended for this
intersection.

Quailmeadow Lane at Sweetmeadow Road

This unsignalized intersection currently operates at LOS A in the AM and PM peaks. In
2020 future no build conditions, the analysis indicates LOS A in the AM and PM peaks.
With the addition of site traffic, this intersection is projected to operate at LOS A in the
AM and PM peaks. No improvements are recommended for this intersection.

Boylston Road at Site Access 1

This unsignalized intersection is expected to operate at LOS A in the AM and PM peaks
in future 2020 build conditions. Based on the NCDOT “Policy on Street and Driveway
Access” guidelines, the westbound left turn volumes warrant a turn lane; therefore, it is
recommended to provide a 100 foot storage lane with appropriate taper.

The recommended improvements at the study intersections are illustrated in Figure 9 in
the report.

8/21/2015 15-055 Boylston Road Development — Executive Summary iii
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Level of Service Summary

Table A presents the summary of the level of service analysis.

Table A - Level of Service Summary

AM Peak

Sandy Ridge Road at Norcross Road

Sandy Ridge Road at Endicott Road

Sandy Ridge Road at Bame Road

Boylston Road at Adkins Road

Boylston Road at Quailmeadow Lane

Boylston Road at Bunker Hill Road

Quailmeadow Lane at Sweetmeadow
Road

Boylston Road at Site Access

PM Peak

Sandy Ridge Road at Norcross Road

Sandy Ridge Road at Endicott Road

Sandy Ridge Road at Bame Road

Boylston Road at Adkins Road

Boylston Road at Quailmeadow Lane

Boylston Road at Bunker Hill Road

Quailmeadow Lane at Sweetmeadow
Road

Boylston Road at Site Access

8/21/2015

2015 Existing

C (21.2)
EB Approach

2020 Future No
Build

E (35.7)
EB Approach

2020 Build

F (76.1)
EB Approach

C (19.2)
EB Approach

D (30.3)
EB Approach

F (53.2)
EB Approach

B (14.1)
EB Approach

C (18.4)
EB Approach

C (17.8)
EB Approach

A (9.0)
EB Approach

A (9.0)
EB Approach

B (11.1)
EB Approach

A(9.2)
SB Approach

A (9.3)
SB Approach

B (12.6)
SB Approach

A (9.4)
WB Approach

A (9.5)
WB Approach

A (9.6)
WB Approach

A (8.6)
EB Approach

2015 Existing

C (19.4)
EB Approach

A (8.6)
EB Approach

2020 Future No
Build

D (32.7)
EB Approach

A (9.2)
EB Approach

A (9.6)
NB Approach

2020 Build

F (52.3)
EB Approach

C (17.5)
EB Approach

C (24.1)
EB Approach

D (33.3)
EB Approach

C (15.2)
EB Approach

C (20.8)
EB Approach

D (26.2)
EB Approach

A (9.3)
EB Approach

A (9.4)
EB Approach

B (13.2)
EB Approach

A (9.9)
SB Approach

B (10.1)
SB Approach

C (16.6)
SB Approach

A (9.8)
WB Approach

A (9.9)
WB Approach

B (10.2)
WB Approach

A (8.6)
EB Approach

A (8.6)
EB Approach

LOS (delay in seconds)
Note for unsignalized conditions, LOS and delay indicates only minor street approach with longest delay

A (9.2)
EB Approach

A (9.7)
NB Approach

15-055 Boylston Road Development — Executive Summary

2020 Build with
Improvements

A (9.6)
NB Approach

2020 Build with
Improvements

A(9.7)
NB Approach
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Summary and Conclusion

The proposed Boylston Road Development is located along the southern side of
Boylston Road between the intersections of Quailmeadow Lane and Bunker Hill Road
in High Point, North Carolina. As currently planned, this development will consist of 270
single family detached homes and 180 townhomes. Access to the site will available
from Boylston Road, Quailmeadow Land and Sweetmeadow Road.

The trip generation indicates that based on the current site plan the proposed project is
projected to generate a net total of 3,692 trips per day, 282 AM peak hour trips and 354
PM peak hour trips.

Table B summarizes the recommended improvements for the 2020 future build
scenario. Improvements are shown in Figure 9 in the report.

In conclusion, this analysis has been conducted based on NCDOT and City of High
Point guidelines and has determined the potential traffic impacts of this development.
With the build-out of the site, the analysis indicates there will be adequate capacity to
accommodate future traffic. Note that the site accesses should to be designed
according to NCDOT standards as appropriate.

Table B - Recommended Improvement Summary

e Provide westbound left turn lane with 100 feet of

Boylston Road at Site Access .
storage and appropriate taper

All other intersections No improvements recommended

8/21/2015 15-055 Boylston Road Development — Executive Summary %



Citizens Information Meeting Report
Zoning Amendment Case 15-21

Submitted by: Scott Wallace on behalf of
Keystone Group, Inc.




HERBERT SHANNON JR

_—
From: Scott Wallace <SWallace@gokeystone.com>
Sent: Friday, January 22, 2016 5:36 PM
To: HERBERT SHANNON JR
Cc: chuckt@cptengineering.com; Judy Stalder (jstalder@northstate.net)
Subject: Zoning Case 15-21 - 114.79 acres at 8809, 8813, & 8819-R1 Boylston Road
Attachments: Notices Mailing List.pdf; List of Attendees to Citizens Information Meeting on

20160119.pdf; Mailed Information Letter2_20160106.pdf; Aerial Map_Subject
Property.pdf; Boylston Illustrative Site Plan.pdf

Herb,

Herein, please find our Citizens Information Meeting Report for Zoning Case 15-21, a request by Keystone Group, Inc. to
rezone approximately 114.79 acres from an Agricultural (AG) District, within Guilford County’s zoning jurisdiction, to
the Planned Unit Development — Residential (PDR) District. The site is lying along the south side of Boylston Road,
approximately 1,300 feet west of Adkins Road (8809, 8813 & 8819-R1 Boylston Road).

We held the Citizen Information Meeting on Tuesday, January 19, 2016 at our Trellises Community. Attached, please
find copy of notice letter, address list of people that we mailed letters, and the meeting sign-in sheet. ‘Please see below for
a listing of citizens that spoke at our previous Planning & Zoning Commission and City Council meetings; we also mailed
meeting notices to these citizens.

Name Address
Edwin Beazlie 800 Westbourne Grove Court, Colfax, NC 27235
Todd Smith 8839 Boylston Road, Colfax, NC 27235
Dave Thomas 911 Quail Meadow Lane, Colfax, NC 27235
Brittney Ney 708 S. Bunker Hill Road, Colfax, NC 27235
Jimmy Morgan PO Box 274, Colfax, NC 27235
Tim Carter 746 Quail Meadow Lane, Colfax, NC 27235

As you can see from the sign-in sheet, many more citizens attended this meeting and we met for nearly two hours. We
presented the attached illustrative site plan and aerial map. We communicated that we reduced the density from 400
homes to 300 homes. Several citizens were pleasantly surprised that we reduced by 100 homes. Traffic, street accesses,
construction entrance along Boylston Road, home owner associations, PUD purpose & associated flexibility, and other
topics were discussed.

We felt the meeting was a success as we had good dialog and answered many questions; and our view is that many of the
citizens appreciated the additional explanations.

If you have further questions, please do not hesitate to email and/or call me.

Thanks,

W. Scott Wallace
President

Keystone Group, Inc.




HHCE 1ME

January 6, 2016

Re: 8809, 8813, and 8819-R1 Boylston Road, Colfax NC 27235

We are writing again because you own property that is nearby or adjacent to 8809, 8813, and/or
8819-R1 Boylston Road, Colfax NC 27235 (“Property™).

As you are aware, we are seeking to rezone the Property, consisting of approximately 114 acres,
to City of High Point’s Conditional Use Planned Unit Development-Residential (CU-PDR)
district in order to allow for the construction of a first-class Residential Planned Unit
Development consisting of single family homes and townhomes.

Within our most recent request, we have significantly reduced the number of homes.

In a short time, from the City of High Point, you will likely receive (or have already received) a
rezoning notice outlining these above mentioned plans.

In order to share our plans and answer any questions that you may have, we cordially invite you
to an information meeting on Tuesday, January 19, 2016 at 6:00pm at 747 Piedmont Crossing
Drive, High Point, NC 27265. This is the address of our current furnished model home within
our Trellises Community of which is generally located at the intersection of Barrow Road and
Willard Dairy Road.

If you are unable to attend this information meeting and have questions, please do not hesitate to
contact me at 336-362-1997, or if you prefer, you can email me at swallace@gokeystone.com. I
will be happy to personally meet and share information with you regarding this Property.

Sincerely, /

W. Scott Wallace
President

Main Office: - 3708 Alliance Drive « Greensboro, NC 27407 « Py 336-856-011 « Fu 336-369-1334

WWW.GOKEYSTONE.COM
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Information Meeting regarding Proposed Development at 8809, 8813, and 8819-R1 Boylston Road, Colfax

January 19, 2016

Name(s)

Address

Telephone #s

Email Address
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ACOSTA, REFUGIO LANDIN ; VARGAS, EVELYN ADAMS, GEORGE EDWIN ; ADAMS, SHERRIL B BAER, RONALD J ; PIERCE, JAYE M
BERMUDEZ ADAMS 712 STACEY LN

4723 CRICKLEWOOD DR 801 WESTBOURNE GROVE CT COLFAX NC 27235

GREENSBORO NC 27407 COLFAX NC 27235

BAL, EMILY J ; BAL, FORTINO N ; CRUZ, BAME, CURTIS C ; BAME, BETTY W BAME, FRED R

ELIZABETH T 8610 ADKINS RD 8744 BAME RD

8706 SWEETMEADOW RD COLFAX NC 27235 COLFAX NC 27235

COLFAX NC 27235

BRACKETT, STEVEN C ; BRACKETT, PEGGY Y BROWN, ALISON D ; BROWN, MICAH A CARTER, GRAYLIN W : CARTER, GINGER BYRD
8831 BOYLSTON ROAD 8704 SWEETMEADOW RD ) 8705 SWEERMEADOW RD

COLFAX NC 27235 COLFAX NC 27235 COLFAX NC 27235

CHELLEW, JOHN ALAN ; CHELLEW, ELIZABETH E COXWF & CO INC COX, DANNY LLOYD

910 QUAILMEADOW LN _ 907 S BROAD ST 1478 CURRY RD

COLFAX NC 27235 WINSTON SALEM NC 27101 KERNERSVILLE NC 27284

EDWARDS, DAVID K GANSMAN, JOHN R ; GANSMAN, WHITNEY GORRELL, LESTERR

904 QUAILMEADOW LANE 8861 BOYLSTON RD 919 QUAILMEADOW LANE

COLFAX NC 27235 COLFAX NC 27235 COLFAX NC 27235

GUILFORD CQUN HARDING, JEFFREY ALLAN ; HARDING, LUEALICE HARTZFELD, EARL G ; HARTZFELD, MILDRED M
PO BOX 3427 P 8827 BOYLSTON RD

GREENSBORO NC 27402 912 QUIALMEADOW LANE COLFAX NC 27235

COLFAX NC 27235

HEDGECOCK, JAMES S : HEDGECOCK, HILL, EUGENE R ; HILL, LINDA K HUTCHENS, GILBERT R : HUTCHENS, ANNIE B
ELIZABETH A 8818 BOYLSTON RD 8760 BAME RD
8857 BOYLSTON RD COLFAX NG 27235 COLFAX NC 27235

COLFAX NC 27235

IDOL, BESSIE S HEIRS JACKSON, THOMAS C ; JACKSON, BRENDA L JOHNSON, JONATHAN D ; JOHNSON, TERESA M
4798 ELLISBORO RD 8814 BOYLSTON RD 2815 289TH ST &

STOKESDALE NC 27357 COLFAX NC 27235 ROY WA 98580

KIVETT, VIRGINIA E HEIRS LITTLE, DOUGLAS HAMPTON JR ; LITTLE, DEBRA MANN, CASANDRA C

8810 BOYLSTON RD w 800 QUAILMEADOW LN

COLFAX NC 27235 915 QUAILMEADOW LN COLFAX NC 27235

COLFAX NC 27235

MAZZA, KIRSTEN MENIUS, JAMES L NEWSOME, LINUS WILSON ; NEWSOME, VICKI $

8707 SWEETMEADOW RD 926 SAM CT 8817 BOYLSTON RD
COLFAXNC 27235 COLFAX NG 27235 COLFAX NG 27235
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NORMAN, HULDA A POTOGKI, JOHN J PUTNAM, GREGORY L ; PUTNAM, MAUREEN O
902 QUAILMEADOW LN 808 QUAILMEADOW LN 917 QUAILMEADOW LANE

COLFAX NG 27235 COLFAX NC 27235 COLFAX NC 27284

SHIELDS, ELIZABETH B ; SHIELDS, RICHARD SHIELDS, JAMES DONNIE : SHIELDS, SUSAN E STOUT, ROBERT M ; STOUT, CAROLE B
SHIELDS 8859 BOYLSTON RD 804 QUAILMEADOW LN

9016 STACKRD COLFAX NC 27235 COLFAX NG 27235

COLFAXNC 27235

TREXLER, RICHARD C JR ; TREXLER, WANDA J WALLACE, MAXIN W WILBORNE, JAMES R ; WILBORNE, PATRICIA M
8823 BOYLSTON RD POBOX177 802 QUAILMEADOW LN

COLFAX NC 27235 COLEAX NG 2723 COLFAX NC 27235

WOODARD, LARRY M ; WOODARD, SANDRA $ YARBOROUGH, STEVE LYNN ; YARBOROUGH,

906 QUAILMEADOW LN DONNA G

COLFAX NG 27235 908 QUAILMEADOW LN

COLFAX NC 27235

Etiquettes faciles a peler A Consultez la feuille www.avery.com
Utilisez le gabarit AVERY® 5160® Sens de chargement d'instruction 1-800-GO-AVERY
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