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PURPOSE:  
A request by Wynnefield Properties, Inc. to rezone approximately 7.85 acres from a Conditional Use Planned 
Unit Development-Residential (PDR) District to a Conditional Zoning Residential Multifamily-18 (CZ RM-18) 
District.  The site is lying north of W. Hartley Drive and west of Ingleside Drive (700 W. Hartley). 
 
 
BACKGROUND:   
Staff report and the Planning & Zoning Commission’s recommendation is enclosed. 
 
 
BUDGET IMPACT:  
There is no budget impact. 
 
 
RECOMMENDATION / ACTION REQUESTED: 
A. On March 22, 2016, a public hearing was held before the Planning and Zoning Commission 

regarding Zoning Map Amendment 16-05.  The Planning & Zoning Commission recommended denial of 
this request by a vote of 4-3. 
 

B. Staff recommends approval of Zoning Map Amendment 16-05 as outlined in the attached staff report. 
 
 



 
PLANNING AND ZONING COMMISSION RECOMMENDATION 

 
At its March 22, 2016 public hearing, the Planning and Zoning Commission reviewed this request 
to rezone approximately 7.85 acres from a Conditional Use Planned Unit Development-Residential 
(PDR) District.  All members of the Commission were present, except for Mr. John McKenzie.  Mr. 
Herbert Shannon, Senior Planner, presented the case and recommended approval of the request as 
outlined in the staff report.    
 
Speaking in favor of the request:  
Speaking in favor of the request was the applicant, Mr. Craig Stone, 5614 Riverdale Dr., 
Jamestown, N.C.  He provided an overview of the request, outlined the manner in which he desires 
to develop the property and addressed questions from the Commission.   

 
Also speaking in favor of the request was Mr. Michael McNair, Community Development and 
Housing Director.  He stated that the City has partnered with Wynnefield Properties, Inc. previously 
on similar developments. Three have been approved, and of those, two have been built and the third 
will be getting underway this summer.  In conclusion, Mr. McNair stated that on March 21, 2016 
City Council approved moving forward with an application for funding of this project and made 
himself available for any questions from the commissioners. 

  
Speaking in opposition of the request:  
Speaking in opposition of the request were the following property owners from the abutting 
neighborhoods, Mr. Michael Ray Roseman, 2704 Westgate Drive,   Ms. Lea Harvin, 825 Hartley 
Hill Court,   Ms. Sandra Dill, 815 Hartley Hill Court,   Mr. Gary Price, 820 Hartley Hill Court,  and 
Mr. Clifton Scott, 784 Avalon Springs Court.  The speakers expressed the following comments and 
concerns: 

• The density is too high, especially if the developer builds 84 units utilizing only two-thirds 
of the property. 

• Too much additional traffic exiting via W. Hartley Drive and at the intersection of Westover 
Drive. 

• Potential negative impact from increased crime/gang activity. Residents of the Avalon 
community say they have already noticed gang activity and related thefts around their 
homes. They feel criminal activity would increase with a new residential development. 

 
After a lengthy deliberation, a motion was made to approve Zoning Map Amendment 16-05 as 
presented by staff.  The motion was seconded, but it failed by a vote of 3-4.  Therefore, the request 
was forwarded to City Council with an unfavorable recommendation by the Planning and Zoning 
Commission.  No specific reason or findings were placed in the record by those members in 
opposition to this request.  
 
Because the zoning request is being forwarded to City Council with an unfavorable 
recommendation from the Planning & Zoning Commission, the Development Ordinance 
requires a 2/3 favorable vote by the City Council (6 members) for the rezoning request to be 
approved. 
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CITY OF HIGH POINT 
PLANNING AND DEVELOPMENT DEPARTMENT 

 
STAFF REPORT 

ZONING MAP AMENDMENT 16-05 
March 22, 2016 

 

Request 
Applicant: 
Wynnefield Properties, Inc. 

Owner: 
Elva Ward Properties, LLC. 
City of High Point 

Zoning Proposal: 
To rezone approximately 7.85 acres 

From: PDR Planned Unit 
Development-Residential 
District 

To: 
 

CZ RM-18 Conditional Zoning 
Residential Multifamily-18 
District 

 
Site Information 

Location: The site is lying north of W. Hartley Drive and west of Ingleside Drive. 
Tax Parcel Numbers: Guilford County Tax Parcel 0197215 
Site Acreage: Approximately 7.85 acres 
Current Land Use: Undeveloped 
Physical  
Characteristics: 

The site is heavily wooded with a moderate to severely sloping terrain. 
Two perennial streams bisect the western portion of the site and 
converge at a wetland mitigation/permanent conservation easement 
area established as a part of the W. Hartley Drive extension project.  

Water and Sewer 
Proximity: 

A 12-inch City water line lies adjacent to the site along W. Hartley 
Drive.  In addition, an 8-inch City water line lies adjacent to the site 
along Ingleside Drive and Westgate Drive.  Finally, an 8-inch sanitary 
sewer line runs through the western portion of the site and lies adjacent 
to the site along Westgate Drive. 

General Drainage 
and Watershed: 

The site drains in a southward and southwesterly direction, and is 
within the Yadkin Pee-Dee (non-water supply) watershed.  Based 
upon the t o t a l  acreage and allowable development intensity, 
stormwater controls may be required to be provided. 

Overlay District: None 
 

Adjacent Property Zoning and Current Land Use 
North: RS-9 Residential Single Family-9 District Single family detached dwellings 
South: PDR Planned Development - Residential  Single family detached dwellings 

(across W. Hartley Drive) 
East: CU RM-8 Conditional Use Residential 

Multifamily-8 District 
Single family dwelling and 
multifamily dwelling units 
(across Ingleside Drive) 

West: RA-3 Residential Agricultural–3 District 
(Davidson Co) 

Single family dwellings 
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Relevant Land Use Policies and Related Zoning History 
Community Growth 
Vision Statement: 

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

Land Use Plan Map 
Classification: 

Most of the site has a Moderate-Density Residential land use designation. 
There is also a Recreation/Open Space designation along the perennial 
stream that runs diagonally through the western portion of the site.  These 
designations are defined as follows: 
• Moderate-Density Residential:  This classification includes a 

variety of detached or attached dwellings, generally including single 
family homes, cluster homes, duplexes and townhouses.  
Development densities shall range from five to eight dwelling units 
per gross acre. 

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

Land Use Plan 
Goals, Objectives &  
Policies: 

The following goals and objectives of the Land Use Plan are relevant to 
this request: 
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 #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. #3. Provide opportunities for an adequate supply of affordable 
housing at appropriate locations convenient to employment, 
shopping and service areas. 

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

Relevant Area Plan: Not applicable 
Zoning History: Zoning Case 95-25:  This 1995 zoning approval was granted for the 17.6-

acres covering the northeast and southeast corners of the intersection of 
W. Hartley Drive and Ingleside Drive.  The adopted zoning conditions 
established a Conditional Use Residential Multifamily-8 District (CU 
RM-8) District zoning at the northeast corner of this intersection, and a 
Conditional Use Residential Multifamily-12 District (CU RM-12) 
District zoning on the southeast corner. 
 
Zoning Case 02-21:  This 2002 zoning approval was granted for a 62-
acre area lying west of Ingleside Drive and along the north and south side 
of W. Hartley Drive, which included the zoning site.  A Planned Unit 
Development – Residential (PDR) District zoning was, granted which 
established single family uses south of W. Hartley Drive and multifamily 
uses, as permitted by the RM-8 District, for land area north of W. Hartley 



Staff Report  ZA 16-05 
March 22, 2016  Wynnefield Properties, Inc. 
 

Y:\current\PZ\Rezonings\2016\Z16-05 (W. Hartley Dr)\Presentation\Z16-05 Staff Report.docx Page 3 of 6 

Drive. 
 

Transportation Information 
Adjacent Streets: Name Classification Approx. Frontage 

W. Hartley Drive 
Ingleside Drive 
Westgate Drive 

Major Thoroughfare 
Collector Street 
Local Street 

946 ft 
139 ft 
50 ft 

Vehicular Access: W Hartley Drive (public street) and Ingleside Drive (public street) 
Traffic Counts: 

(Average Daily Trips) 
W Hartley Drive 
Ingleside Drive 

7,681 ADT  (2014, COHP) 
1,744 ADT  (2014, 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 School System 

Local Schools: 
Enrollment: Maximum 

Design Capacity: 
Mobile 

Classrooms: 

Projected 
Additional 
Students: 

Fall 
2014 

Fall 
2015 

Oak View Elementary 495 496 736 7 23 - 24 
Ferndale Middle 799 749 1,213 0 12 - 13 
High Point Central H.S. 1,458 1,454 1,392 0 11 - 12 
School District Remarks:   High Point Central High School is currently over capacity. 

 
Details of Proposal 

The applicant has submitted this zoning map amendment to increase the density of permitted 
multifamily development on this parcel.  This site was part of a 2002 zoning approval of the 
Avalon Subdivision, which allows up to 45 multifamily dwelling units to be developed on this 
7.85-acre site.  The applicant has submitted a request to increase development density up to 84 
dwelling units.  Due to environmental constraints on the western on-third of the property, 
development will only occur on the eastern two-thirds of the site next to the intersection W. 
Hartley Drive and Ingleside Drive.  
 
Included with this application is a conditional zoning ordinance in which the applicant has 
offered conditions pertaining to maximum allowable density, landscaping & screening, building 
height and building setback standard. 
 
 

Staff Analysis 
Section 9-3-13 of the Development Ordinance states that the Planning & Zoning Commission 
and the City Council shall be guided by the purposes and intent of the Development Ordinance, 
and shall give consideration to the following in the review and discussion of any Conditional 
Zoning application.  Based on the applicant’s submittal and proposed conditions, as they existed 
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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 generally consistent with the intent of having moderately higher density 
residential development in the area, similar to what is already in place on the other side of 
Ingleside Drive and along the W. Hartley Drive corridor.  It also meets several goals and 
objectives of the Land Use Plan that encourage higher residential densities at appropriate 
locations in the city.  In addition, by limiting development to the eastern portion of the site, the 
project will avoid environmentally sensitive wetlands on the site. 
 
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 Land Use Plan, current zoning and existing development pattern along the W. 
Hartley Drive corridor, from N. Main Street westward to Horneytown Road, consist 
of higher density single family detached dwellings (developed to RS-7 & RS-9 
District standards) and moderate to medium density multifamily developments.  
The allowance of an updated multifamily zoning district on this parcel is consistent 
with the land use plan and with the development pattern that has been established in 
this area during the past 20 years.  The applicant has offered conditions, not 
currently established on the site, for higher landscaping standards, setback for 
dumpsters and a wider building setback standard to ensure development will be 
compatible with the adjacent 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: 
Conditions offered by the applicant for a higher planting yard standard next to 
single family dwellings, requiring dumpsters to be setback at least 100 feet from 
abutting single family uses and permitting vehicular access to the site from W. 
Hartley Drive will effectively mitigate any adverse impacts on adjacent property 
owners. 

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 western portion of the site has numerous environmental constraints 

consisting of two streams and a wetland mitigation/permanent conservation 
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easement.  Development may only occur on the eastern six acres of the site and 
may not intrude into these environmentally sensitive areas. 

 The Development Ordinance will ensure minimal impact on environmentally 
sensitive areas.  Stream buffer standards of the ordinance provide for a 
protective buffer adjacent to intermittent and perennial streams, and limits 
grading and disturbance of vegetation. 

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 currently served by City of High Point utilities and 
municipal services.  This submittal has no known impacts on municipal services. 

Factor #5 
 

Minimizes or effectively mitigates any identified adverse effect on the use, 
enjoyment or value of adjacent properties. 
Staff Comments: 
Conditions offered by the applicant pertaining to access, landscaping and building 
setback will ensure that development of the property, as permitted by the RM-18 
District, will not adversely impact the adjacent property owners. 

 
Changes in the Area:     
There have been changes in the type or nature of development in the area of the proposed 
Conditional Zoning District that support the application. 
Staff Comments: 
This portion of the City was a rural to low density area in the 1980s and was considered the 
western limits of the City with access only from Westover Drive.  Starting in the mid-1990s, 
there have been multiple annexations that have extended the City limits approximately 1½ miles 
westward to Horneytown Road.  Also, during the past two decades several rezoning applications 
have been approved and projects developed that have established higher density single family 
and multifamily developments in this area.  The primary east-west access route is no longer 
Westover Drive, but is now W. Hartley Drive, which has been upgraded to a 4-lane major 
thoroughfare upon which this property fronts.  The requested rezoning is in line with the adopted 
land use plan and with the development pattern that has been established along the W. Hartley 
Drive corridor during the past two decades. 
 
Development Patterns:   
The proposed Conditional Zoning District would result in development that promotes a 
logical, preferred and orderly development pattern. 
Staff Comments: 
 With the extension and upgrading of W. Hartley Drive, there is now direct access to the N. 

Main Street corridor.  Prior to this extension all traffic had to travel through the single family 
neighborhoods along Ingleside Drive and Westover Drive.  With the installation of this major 
thoroughfare, it is appropriate to consider the allowance of some higher density residential 
uses at this location. 

 The key issue pertaining to this site is not if multifamily zoning should be established, as it is 
already permitted, but the allowable intensity of development.  The land use plan has 
supported multifamily uses in this area since the mid-1990s and the current PDR District 
allows up to 45 multifamily dwelling units.  With the extension and upgrading of W. Hartley 
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Drive this proposal to allow up to 84 dwelling units is consistent with Objective 8 of the 
Land Use Plan which speaks to stimulating more efficient use of the City’s land resources by 
encouraging in-fill, mixed-use, cluster development and higher residential densities at 
appropriate locations. 

 
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 request is generally consistent with the City’s Land Use Plan;   
2) The site is located at the intersection of a major thoroughfare (W. Hartley Drive) and a 
collector street (Ingleside Drive);  3) This request promotes an orderly growth pattern and 
encourage higher residential densities at appropriate locations as supported by Goal #5 and 
Objective #8 of the Land Use Plan;  and  4) Based on conditions offered by the applicant 
pertaining to access, and conditions to require higher landscaping and building setback standards 
next to single family dwellings, development will be compatible with the surrounding area. 
 
 

Recommendation 
Staff Recommends Approval: 
The Planning & Development Department recommends approval of the request to rezone this 
7.85-acre parcel to the CZ RM-18 District.  As conditioned, the request will be compatible with 
the surrounding area. 
 
 

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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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 March 22, 2016 and before the City Council of the City of High Point on May 
2, 2016 regarding Zoning Case 16-05 a proposed amendment to the Official Zoning Map of the 
“City of High Point Development Ordinance”; 
 
WHEREAS, notice of the public hearings was published in the High Point Enterprise 
on February 14, 2016, for the Planning and Zoning Commission public hearing and on April 20, 
2016 and April 27, 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 Multifamily-18 (CZ RM-18) District.  
The property is approximately 7.85 acres lying north of W. Hartley Drive and west of Ingleside 
Drive, and also known as Guilford County Tax Parcel 0197215. 
 
 
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 Multifamily-18 (RM-18) 

District and their customary accessory uses shall be permitted, subject to the 
development and dimensional requirements of the RM-18 District and the specific 
conditions listed in this ordinance. 

 
Part II. CONDITIONS: 

 

A. Development Density:  A maximum of 84 dwelling units shall be permitted on 
the site. 
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B. Development and Dimensional Requirements:   
1. A minimum thirty (30) foot building setback shall be required, where the 

zoning site abuts single family detach dwellings. 
2. Building height shall not exceed 50 feet 

 
C. Landscaping, Buffers and Screening. 

1. Landscaping adjacent to abutting single family dwellings: 
a) A minimum twenty-five (25) foot wide Type B planting yard shall be 

installed where the zone site abuts Guilford County Tax Parcels 
0197234 and 0207045 (to the north off Westgate Drive) and 0197234 (to 
the east off Ingleside Drive).  The planting materials in this Type B yard 
shall consist of a minimum 50% evergreen planting species. 

b) The above noted higher standards shall only apply where these abutting 
parcels area developed with single family detached dwellings. 

 
2. Dumpsters shall be setback a minimum of one-hundred (100) feet from 

abutting single family zoned property. 
 

D. Transportation Conditions. 
1. Access:  Only one point of access shall be permitted to W. Harley Drive.  

This shall be a right turn-in / right-turn out access. 
2. Other Transportation Conditions:   The City of High Point Transportation 

Director shall approve the location, design and construction of all driveways 
and other transportation 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 now 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. 
___day of ______________________, 2016. 
 
Lisa B. Vierling, City Clerk 
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