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PURPOSE:  
A request by Maryfield, Inc. to rezone approximately 72 acres from a Conditional Use Planned Development 
Residential (CU-PDR) District to a Planned Development Periphery (PDP) District.  The site is located north 
of Greensboro Road, west of Penny Road and east of Manor Drive. 
 
 
BACKGROUND:   
The staff report and the Planning & Zoning Commission’s recommendation are enclosed. 
 
 
BUDGET IMPACT:  
There is no budget impact. 
 
 
RECOMMENDATION / ACTION REQUESTED: 
A. Staff recommended approval of this request as outlined in the attached staff report. 

 
B. On September 24, 2019, a public hearing was held before the Planning and Zoning Commission regarding 

Zoning Map Amendment 19-17.  The Planning & Zoning Commission recommended approval of this 
request, as outlined in the staff report and recommended by staff, by a vote of 6-0. 

 



 
PLANNING AND ZONING COMMISSION RECOMMENDATION 

 
Maryfield, Inc.                Zoning Map Amendment 19-17 
At its September 24, 2019 public hearing, the Planning and Zoning Commission reviewed a request 
to rezone an approximate 72 acres to a Planned Development Periphery (PDP) District.  All 
members of the Commission were present except for Mr. Ray Wheatley and Mr. Mark Walsh.  Mr. 
Herbert Shannon, Senior Planner, presented the case and recommended approval of the request as 
outlined in the staff report.    
 
Speaking on the request:  
Mr. Ellis Martin, attorney, Fox Rothschild LLP, 300 N. Greene Street, Suite 1400, Greensboro, 
Sister Lucy, administrator of Maryfield, Inc, and Mr. Alex Toye, architect, 423 Westport Road, 
Kansas City MO, spoke in favor to the commission.  Sister Lucy provided an overview of the 
history of the Maryfield (aka Pennybyrn) retirement facility.  She stated they have operated at this 
location since the 1940s and have been a good neighbor to abutting uses.  Mr. Martin and Mr. Toye 
provided an overview of the proposal to expand the land area of the retirement community and to 
construct a three-story addition to the existing assisted living facility.  They also outlined conditions 
being offered to ensure compatibility with surrounding uses. 
 
Planning & Zoning Commission Action    
 

Zoning Map Amendment  
The Commission recommended approval of Zoning Map Amendment 19-17, as recommended by 
staff, by a vote of 6-0. 
 
Consistency & Reasonableness Statements 
The Commission voted 6-0 to approve the following statement:  That the Zoning Map Amendment 
is consistent because the development is designated Institutional by the Land Use Plan, which is 
reflective of the existing Continuing Care Retirement Community.  Furthermore, the request is 
reasonable because expansion of the retirement community is mitigated by the proposed 
development standards. 
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CITY OF HIGH POINT 
PLANNING AND DEVELOPMENT DEPARTMENT 

 
STAFF REPORT 

ZONING MAP AMENDMENT ZA-19-17 
September 24, 2019 

 

Request 
Applicant: 
Maryfield, Inc. 

Owners:  
Maryfield, Inc. 
Poor Servants of the Mother of God, Inc. 

Zoning Proposal: 
To rezone approximately 72 acres. 

From: CU-PDR 
 

R-5 

Conditional Use Planned 
Development Residential  
Residential Single Family – 5  

To: PD-P Planned Development-Periphery  

 
Site Information 

Location: The site is located north of Greensboro Road, west of Penny Road and east of 
Manor Drive.  

Tax Parcel Number: Guilford County Tax Parcels 176232, 176235, 177157, 185025, 185034 and 
185035 

Site Acreage: Approximately 72 acres  
Current Land Use: The site is developed as a continuing care retirement community known as 

Pennybyrn. 
Physical  
Characteristics: 

The property has a gentle to moderately sloping terrain.  The western and 
northern boundaries of the site are impacted by perennial streams and by 100 
& 500-year flood plain areas associated with the abutting lake. 

Water and Sewer 
Proximity: 

There are both 8-inch City water and sewer lines adjacent to the site along 
Penny Road, Greensboro Road and Manor Drive.  Private water and sewer 
lines tie into the perimeter public lines.  These private lines are maintained by 
the property owner and serve the retirement community. 

General Drainage 
and Watershed: 

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

Overlay District: City Lake Watershed Critical Area (Tiers 3 & 4) 
 

Adjacent Property Zoning and Current Land Use 
North: PNR Parks & Natural Resources City Lake 
South: PDM Planned Development-Mixed Undeveloped 
East: SFR 

C 
Single Family Residential  
Commercial (both in the Town of Jamestown) 

Single family dwellings and 
various commercial uses 

West: R-3 
R-5 

Residential Single Family – 3 District 
Residential Single Family – 5 District 

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

Obj. 1C:  Protect the city’s water supply through compatible use and design 
innovations and minimizing the disturbance of land. 

Land Use Plan Map 
Classification: 

Most of the site has an Institutional land use designation.  This classification 
includes public, quasi-public and institutional uses on large tracts. There are 
smaller areas designated Low-Density Residential and Recreation/Open Space 
at the northern and northwestern portion of the site adjacent to the lake and a 
single family subdivision. 

Land Use Plan 
Goals, Objectives &  
Policies: 

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

and conserves the land resources of the city and its planning area. 
Obj. #8. Stimulate more efficient use of the City’s land resources by 

encouraging in-fill, mixed-use, cluster development and higher 
residential densities at appropriate locations. 

Relevant Area Plan: Not Applicable 
Zoning History: Zoning Map Amendment 01-23 and 05-12:  A nursing home/retirement facility 

had existed on the current zoning site for several decades.  In 2001 and 2005, 
the applicant obtained zoning approvals to expand the land area and variety of 
elderly housing and care options for this facility. 
 
Zoning Map Amendment 13-02:  In 2013, the 64 acres lying south of the zoning 
site, along the south side of Greensboro Road, was zoned to allow a mixed use 
development.  This approval permits commercial uses along the Greensboro 
Road frontage of the site and a combination of twin homes, townhomes and 
single family dwelling on the remainder area of that development. 

 
Transportation Information 

Adjacent Streets: Name Classification Approx. Frontage 
Greensboro Road  
Penny Road 
Manor Drive 

Minor Thoroughfare 
Major Thoroughfare 

Local 

800 Feet 
740 Feet 

1,275 Feet 
Vehicular Access: Via driveway access from Greensboro Road and Penny Road. 
Traffic Counts: 

(Average Daily Trips) 
Greensboro Road  
Penny Road 
Manor Drive 

15,000 ADT  (NCDOT 2017 trip count) 
  8,400 ADT  (NCDOT 2017 trip count) 
Not applicable 

Estimated Trip 
Generation: 

Not applicable 

Traffic Impact 
Analysis (TIA): 

Required TIA Comments 
Yes 

 
No 
X 

Not applicable 

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

 
School District Comment 

Not applicable to this zoning case.   
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Planned Development District Overview 
A. Purpose and Intent of the Planned Development (PD) Districts

The Planned Development (PD) districts are established to allow development under unified
control while utilizing more flexible standards and procedures than would otherwise result from a
strict application of a general district and development.  The PD districts are intended to encourage
innovative land planning and site design concepts that will produce a high quality, unified project
that will not negatively impact adjacent land.

All PD zoned developments are subject to Section 3.7.3 of the Development Ordinance (Standards
Applied to All Planned Development Districts) and the specific standards of the respective PD
district.  Furthermore, all PD districts must comply with Chapter 5 (Development Standards),
Chapter 6 (Environmental Standards) and Chapter 7 (Subdivision Standards) of the Development
Ordinance.

B. Planned Development-Periphery (PD-P) District
The PD-P district was established to encourage the use of innovative and creative design to provide
a mix of different residential, nonresidential, and institutional uses in close proximity to services,
recreation uses, and open space resources on lands outside the Core City Area.

Details of Proposal 
The applicant is proposing an expansion of the existing Pennybyrn retirement community that will include 
the construction of a new building and expansion of the land area of their campus.  Prior expansions 
focused on establishing City zoning to the area being added to the campus.  The applicant is also seeking 
to rezone the previously approved portions of the Pennybyrn development.  This development was granted 
a Conditional Use Planned Development Residential (PDR) District under the former Development 
Ordinance, which was adopted in 1992.  In January 2017, the City adopted a new Development Ordinance. 
The new Development Ordinance reorganized and streamlined the Planned Development process.  As the 
former PDR District no longer exists, the requested PD-P District proposes to bring the existing and the 
proposed expansion area under the standards of the newly adopted Development Ordinance. 

Relevant conditions of the former conditional use permit pertaining to building setback, access and 
perimeter landscaping will be carried forward in this new zoning request.  This request does not change 
the established continuing retirement use, but it will update the master plan and development standards as 
follows: 

Existing CU-PDM District Proposed NEW PD-P District 
Use and land area of the site 
Continuing Care Retirement Community 
(CCRC) and associated accessory uses.   

No change in use. 

The land area is being expanded by approximately 2 
acres.  A 0.8-acre acres area is being added to the 
west along Manor Drive and approximately 1.2 acres 
is being added to the west next to the existing 
residential cottages. 

Dwelling units 
There are currently 133 units, including 
independent living units and nursing/assisting 
living beds. 

The proposed new building will increase their 
capacity to 175 units (independent living units and 
nursing/assisting living beds).  However, density will 
be subject to the standards of the Institutional (I) 
district which permits up to 16 dwelling units per 
acre. 
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Building Height 
The current conditional use permit lists the 
maximum allowable height of each specific 
building.  Current building heights range from 
2 to 3 stories or 35 to 46 feet in height. 

Rather than focusing on the height of each building 
the proposed updated conditional zoning ordinance 
focuses on establishing perimeter setback and 
landscaping standards to ensure compatibility.  Thus, 
regardless of the height of a structure, development 
will be compatible with adjacent uses.   

Development shall be subject to building height 
standards of the I district.  There is no maximum 
building height in the I district; however, additional 
building setbacks are required for structures over 50 
feet in height. 

Also, the PD district standards prohibits structures 
over 50 feet in height, when within 50 feet of a 
residential zoning district. 

Staff Analysis 
The advisability of establishing a planned development district is a matter committed to the legislative 
discretion of the City Council and is not controlled by any one factor. In determining whether to adopt or 
deny a PD district, the City Council shall weigh the relevance of and consider the following: 
• Standards Applied to all Planned Development Zoning Districts (Section 3.7.3).
• Standards for type of planned district requested (PD-P District Section 3.7.6).

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 Policy Guidance 
Whether and the extent to which the proposed planned development district is appropriate for its 
proposed location, and is consistent with the City’s adopted policy guidance. 
The development is designated Institutional by the Land Use Plan, which is reflective of 
the existing continuing care retirement community. 

Reasonableness/Public Interest: 
Why a decision to approve, or to deny, the proposed PD district would be reasonable and in the 
public interest. 
Expansion of the retirement community is mitigated by the proposed development standards. 

Compatibility with Surrounding Areas 
• Whether the proposed PD district will result in a development that is compatible with the character

of surrounding existing or proposed development and land uses.
• Where there are issues of compatibility, the master plan map, statement of intent and the standards

document shall provide for appropriate transition areas that address incompatibility through increased
buffering, landscaping, fencing, building height, mass and scale or other means designed to promote
a complimentary character of development.
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• Determination of complimentary character may be based on densities/intensities, use types, lot sizes
and dimensions, building height, mass and scale, exterior lighting, siting of service areas, or other
aspects that may be identified by the City Council.

 This development falls under the Residential Use classification of the Development Ordinance as a
Continuing Care Retirement Community (CCRC) use.  A CCRC is a retirement community
configured as a single unified campus that includes independent living dwellings, assisted living
facilities, and skilled nursing facilities that are owned and operated by a private company that
provides a continuum of care to residents of the community. It may include on-site dining, medical
care, and recreation and social facilities.  The expansion of this development will not introduce use
types that are not already established on the site or surrounding area, and based on the statement of
intent, development standards and PD master plan, development will be compatible with the
surrounding development pattern.

 Except for were the Pennybyrn campus expands into the Town of Jamestown corporate limits, a
minimum 50-foot building setback is to be provided along the Penny Road and Greensboro Road
frontage of the site.  A minimum 20-foot setback and a minimum 30-foot wide Type B perimeter
planting yard will still be provided from all other perimeter boundaries of the site.  Also, where the
site abuts residential zoning (within 50 feet), a maximum building height of 50 feet is required

Consistency with PD District Standards 
• Whether the proposed PD district meets the standards of Section 3.7.3, Standards Applied to All

Planned Development Districts.
• Whether the proposed PD district meets the standards of Section 3.7.5, PD-CC District if in the Core

City Area, or the standards of Section 3.7.6, PD-P district if outside the Core City Area
 The PD master plan, statement of intent and development standards sufficiently address the

requirements, including allowable uses, mandatory use mix, density and building height.
 The request meets the requirements of the PD-P district.  The property exceeds the minimum area

requirement and is located outside the Core City Area.

Mitigation of Impacts:  Whether the applicant's proposed PD district, including the proposed 
use(s), standards and PD master plan will satisfactorily: 
• Minimizes or effectively mitigates any identified adverse impact on adjacent and nearby land, such

as that caused by traffic, parking, noise, lighting, trash, loading areas, etc.;
 

• Minimizes or effectively mitigates any identified adverse environmental impact on water and air
resources, minimizes land disturbance, preserves trees and protects habitat;
 

• 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;
 

• Minimizes or effectively mitigates any identified adverse effect on the use, enjoyment or value of
adjacent lands.

 Previously adopted access conditions are being carried forward to limit access to Penny Road,
Greensboro Road and Pennybyrn Circle.  Furthermore, standards in the Development Ordinance
pertaining to exterior lighting, screening of mechanical equipment/dumpsters and perimeter
landscaping will also assist in mitigating impacts to nearby lands.

 The site is within the City Lake Watershed Critical Area, and as such, development is required to
meet the watershed standards of the Development Ordinance which will mitigate any stormwater-
related impacts.

 The stream running through the northwestern portion of the site is subject to stream buffer standards
of the Development Ordinance.
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 The site is within an area currently served by City of High Point utilities and municipal services.
The proposed two acre expansion and allowance of building heights over three stories will have no
adverse impacts on municipal services.

 No adverse impacts on adjacent lands have been identified as the zoning proposal provides for only
a minor expansion of the campus land area and will maintain the previously established building
setback and landscaping standards.  Also, no new vehicular access points are proposed.

Supportive Changes in the Area 
Whether and the extent to which there have been changes in the type or nature of development in the 
area of the proposed PD zoning district that support the application. 
The Land Use Plan supports institutional uses at this location, where primary access is oriented toward 
Greensboro Road and Penny Road.  A variety of land uses are supported in this area as this site is 
situated at the signalized intersection of two major thoroughfares and adjacent parcels along Greensboro 
Road are zoned for, and have developed with, commercial uses.  Furthermore, a mixed-use development 
is currently under construction on the opposite side of Greensboro Road.  This mixed use development 
includes commercial, multifamily, townhome, and single family land uses. 

Promotes a Preferred Development Patterns 
Whether and the extent to which the proposed PD zoning will result in development that promotes a 
logical, preferred, and orderly development pattern. 
This area has developed with a variety of institutional, commercial and residential use types.  The 
applicant’s planned development request to expand the existing retirement community will be consistent 
with the development pattern that has been established in this area. 

Recommendation 
Staff Recommends Approval: 
The Planning and Development Department recommends approval of the request to rezone approximately 
72 acres to the PD-P District.  As conditioned, the requested PD-P District will be compatible with the 
surrounding area and in conformance with adopted plans. 

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 Chris Andrews AICP, Development Administrator and Lee 
Burnette AICP, Director. 
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Pennybyrn at Maryfield  

Planned Development 

 

Statement of Intent: 

The intent of this project is to expand the existing CCRC campus independent living 
facility from 133 residential dwelling units currently, to 175 units (maximum density as 
permitted by the Institutional District), and to provide for reasonable future growth 
consistent with this Statement.  The current Pennybyrn CCRC community is a single 
unified campus containing independent living dwellings (cottages), a multi-story 
independent living building, assisted living facility attached to the original skilled nursing 
facility.  The current campus includes accessory uses for minor personal services (salon, 
massage, etc.); minor retail services (banking, etc.); minor eating establishments; sports 
and fitness center (Pool, spa, fitness gym, etc.); minor assembly; minor cultural and crafts 
facilities; adult day care; minor medical care facility; guest lodging; and convent.  These 
services may change, modified, or expanded over time, consistent with the underlying 
zoning, as customary accessory uses change for typical CCRCs. 
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Development Standards: 
Development on the planned development site will be consistent with the Master Plan Map and 
adhere to these development standards 
 
Development Standards: 
 
Part 1. USES: 
 

A. Permitted uses 
 
1) Continuing Care Retirement Community (CCRC) and associated accessory uses. 

 
2) Accessory uses shall be located within the CCRC facilities building(s) and shall consist 

of certain support and community based service uses incidental to the CCRC use.  The 
primary purpose of an accessory uses shall be to serve the CCRC development’s 
population and their visitors; however, service to the general public is not precluded.  
Stand-alone accessory uses, on separate lots, shall be prohibited. 
 

3) Religious Institution 
 

4) Major and Minor wireless telecommunication facility use type as listed in Principal 
Use Table 4.1.9 of the Development Ordinance, subject to the development and 
dimensional requirements of the Institutional (I) District, and the specific conditions 
listed in this ordinance. 

 
 
Part 2. CONDITIONS: 
 

A. Development, Dimensional & Density Standards: 
 

1. Maximum Density:   
Maximum density shall subject to standards of the Institutional (I) District. 
 

2. Minimum Perimeter Setbacks 
a) There shall be a minimum fifty (50) foot setback along the Greensboro Road and 

Penny Road rights-of-way.  All other external property setbacks shall be a 
minimum of twenty (20) feet, except as provided in 2.b.  There shall be no internal 
setback within the zoning site except as required by the State building code. 

b) No building setbacks shall be required where the zoning site abuts portions of the 
Maryfield CCRC Campus within the Town of Jamestown corporate limits. 

 
3. Maximum Building Height:  Building height shall subject to standards of the 

Institutional (I) District, except as noted below: 
a) In no instance shall the maximum building height exceed 50 feet within 50 feet of 

an abutting single-family residential zoning district. 
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B. Landscaping, Setback and Buffers:  Landscaping shall be provided in accordance with 
Section 5.5 of the Development Ordinance, except as provided below. 

1. No landscaping shall be required where the zoning site abuts portions of the 
Maryfield CCRC campus within the Town of Jamestown corporate limits. 

2. Except for where the zoning site abuts parcels along Pennybyrn Circle or abuts a 
public right-of-way, a minimum 30-foot wide Type B perimeter planting yard shall 
be provided.  The perimeter planting yard shall be supplemented as necessary to 
achieve a Type B planting yard rate.   

 
C. Transportation 

1. Vehicular Access: The portion of the site that lies within the city limits of High 
Points shall be allowed three (3) points of access: 
a. One (1) point of access shall be allowed to Penny Road. 
b. One (1) point of access shall be allowed to Greensboro Road. 
c. One (1) point of access shall be allowed to Pennybyrn Circle.  When Pennybyrn 

Circle is improved to the City of High Point street standards.  This access shall 
serve as access for maintenance and emergency response vehicles to the eastern 
side of the existing Health Care Building. 

 
2. The Director of Transportation and the North Carolina Department of 

Transportation (NCDOT) shall approve all construction and improvements. 
 

D. Lot Combination 
Except for Guilford County Tax Parcel 176235 (1315 Greensboro Road), all parcels owned 
by Maryfield Inc. that abuts the zoning site, including those outside the High Point 
Corporate limits, shall be combined into one (1) lot prior to subdivision or development.   

 
E. Signage/Common Signage Plan: 

The location of signage on the rezoning site shall be in accordance with the approved 
Common Signage Plan for the zoning site. The previously approved Common Signage Plan 
shall be updated to show the location of additional proposed signage on the subject 
property. Sign drawings consistent with the Common Signage Plan criteria, for obtaining 
sign permits, shall be required prior to the issuance of building permits. 
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Statement of Intent:
The intent of this project is to expand the existing CCRC campus independent
living facility from 133 residential dwelling units currently, to 175 units, and to

provide for reasonable future growth consistent with this Statement.  The current
Pennybyrn CCRC community is a single unified campus containing independent

living dwellings (cottages), a multi-story independent living building, assisted living
facility attached to the original skilled nursing facility.  The current campus includes

accessory uses for minor personal services (salon, massage, etc.); minor retail
services (banking, etc.); minor eating establishments; sports and fitness center

(Pool, spa, fitness gym, etc.); minor assembly; minor cultural and crafts facilities;
adult day care; minor medical care facility; guest lodging; and convent.  These

services may change, modified, or expanded over time, consistent with the
underlying zoning, as customary accessory uses change for typical CCRCs.
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AN ORDINANCE AMENDING “THE CITY OF HIGH POINT, NORTH CAROLINA 
DEVELOPMENT ORDINANCE,” PURSUANT TO SECTION 2.4.19, ZONING MAP 
AMENDMENT, OF THE DEVELOPMENT ORDINANCE. 
 
WHEREAS, the City Council of the City of High Point adopted “The City of High Point 
Development Ordinance” on May 16, 2016 with an effective date of January 1, 2017, and 
subsequently amended; 
 
WHEREAS, public hearings were held before the Planning and Zoning Commission of the City 
of High Point on September 24, 2019 and before the City Council of the City of High Point on 
October 7, 2019 regarding Zoning Map Amendment Case 19-17 (ZA-19-17) 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 
September 15, 2019, for the Planning and Zoning Commission public hearing and on September 
25, 2019 and October 2, 2019, 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 October 7, 2019. 
 
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 Development-Periphery (PD-P) District.  The property is 
approximately 72 acres, and generally located north of Greensboro Road, west of Penny Road and 
east of Manor Drive.  The property is also known as Guilford County Tax Parcels 176232, 176235, 
177157, 185025, 185034 and 185035. 
 
SECTION 2 
That this Planned Development District shall be subject to the Master Plan and the Statement of 
Intent & Development Standards which are a part of this zoning district.  
 
SECTION 3 
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 4 
That all ordinances or parts of ordinances in conflict with the provisions of this ordinance are 
hereby repealed.   
 
SECTION 5. 
This ordinance shall become effective upon the date of adoption. 
7th day of October, 2019. 
 

Lisa B. Vierling, City Clerk 



 
 
 
 

Citizens Information Meeting Report  
Zoning Map Amendment 19-17 

 
Submitted by:  Thomas E. Terrell, Jr on behalf of  

 Maryfield, Inc. 
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AN ORDINANCE AMENDING “THE CITY OF HIGH POINT, NORTH CAROLINA DEVELOPMENT ORDINANCE,” PURSUANT TO SECTION 2.4.19, ZONING MAP AMENDMENT, OF THE DEVELOPMENT ORDINANCE.



WHEREAS, the City Council of the City of High Point adopted “The City of High Point Development Ordinance” on May 16, 2016 with an effective date of January 1, 2017, and subsequently amended;



WHEREAS, public hearings were held before the Planning and Zoning Commission of the City of High Point on September 24, 2019 and before the City Council of the City of High Point on October 7, 2019 regarding Zoning Map Amendment Case 19-17 (ZA-19-17) 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 September 15, 2019, for the Planning and Zoning Commission public hearing and on September 25, 2019 and October 2, 2019, 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 October 7, 2019.



THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF HIGH POINT:



SECTION 1

[bookmark: _Hlk17290512]That the Official Zoning Map of the City of High Point be amended to establish the following described area as a:  Planned Development-Periphery (PD-P) District.  The property is approximately 72 acres, and generally located north of Greensboro Road, west of Penny Road and east of Manor Drive.  The property is also known as Guilford County Tax Parcels 176232, 176235, 177157, 185025, 185034 and 185035.



SECTION 2

That this Planned Development District shall be subject to the Master Plan and the Statement of Intent & Development Standards which are a part of this zoning district. 



SECTION 3

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 4

That all ordinances or parts of ordinances in conflict with the provisions of this ordinance are hereby repealed.  



SECTION 5.

This ordinance shall become effective upon the date of adoption.

7th day of October, 2019.



Lisa B. Vierling, City Clerk



Statement of Intent:

The intent of this project is to expand the existing CCRC campus independent living facility from 133 residential dwelling units currently, to 175 units (maximum density as permitted by the Institutional District), and to provide for reasonable future growth consistent with this Statement.  The current Pennybyrn CCRC community is a single unified campus containing independent living dwellings (cottages), a multi-story independent living building, assisted living facility attached to the original skilled nursing facility.  The current campus includes accessory uses for minor personal services (salon, massage, etc.); minor retail services (banking, etc.); minor eating establishments; sports and fitness center (Pool, spa, fitness gym, etc.); minor assembly; minor cultural and crafts facilities; adult day care; minor medical care facility; guest lodging; and convent.  These services may change, modified, or expanded over time, consistent with the underlying zoning, as customary accessory uses change for typical CCRCs.






Development Standards:

[bookmark: _Hlk19455990]

Part 1. USES:



A. Permitted uses



1) Continuing Care Retirement Community (CCRC) and associated accessory uses.



2) Accessory uses shall be located within the CCRC facilities building(s) and shall consist of certain support and community based service uses incidental to the CCRC use.  The primary purpose of an accessory uses shall be to serve the CCRC development’s population and their visitors; however, service to the general public is not precluded.  Stand-alone accessory uses, on separate lots, shall be prohibited.



3) Religious Institution



4) Major and Minor wireless telecommunication facility use type as listed in Principal Use Table 4.1.9 of the Development Ordinance, subject to the development and dimensional requirements of the Institutional (I) District, and the specific conditions listed in this ordinance.



5) Development shall be in substantial compliance with the approve PD Master Plan





Part 2. CONDITIONS:



A. Development, Dimensional & Density Standards:



1. Maximum Density:  

Maximum density shall subject to standards of the Institutional (I) District



2. Minimum Perimeter Setbacks

a) There shall be a minimum fifty (50) foot setback along the Greensboro Road and Penny Road rights-of-way.  All other external property setbacks shall be a minimum of twenty (20) feet.  There shall be no internal setback within the zoning site except as required by the building code.

b) Except for the above note Penny Road setback standards, no building setbacks shall be required where the zoning site abuts portions of the Maryfield CCRC Campus within the Town of Jamestown corporate limits.



3. Maximum Building Height:  Building height shall subject to standards of the Institutional (I) District, except as noted below:

a) In no instance shall the maximum building height exceed 50 feet within 50 feet of an abutting single-family residential zoning district.



B. Landscaping, Setback and Buffers:  Landscaping shall be provided in accordance with Section 5.5 of the Development Ordinance, except as provided below.

1. [bookmark: _GoBack]No landscaping shall be required where the zoning site abuts portions of the Maryfield CCRC campus within the Town of Jamestown corporate limits.

2. Except for where the zoning site abuts parcels along Pennybyrn Circle or abuts a public right-of-way, a minimum 30-foot wide Type B perimeter planting yard shall be provided.  The perimeter planting yard shall be supplemented as necessary to achieve a Type B planting yard rate.  



C. Transportation

1. Vehicular Access: The portion of the site that lies within the city limits of High Points shall be allowed three (3) points of access:

a. One (1) point of access shall be allowed to Penny Road.  .

b. One (1) point of access shall be allowed to Greensboro Road.  .

c. One (1) point of access shall be allowed to Pennybyrn Circle.  When Pennybyrn Circle is improved to the City of High Point street standards.  This access shall serve as access for maintenance and emergency response vehicles to the eastern side of the existing Health Care Building.



2. The Director of Transportation and the North Carolina Department of Transportation (NCDOT) shall approve all construction and improvements.





D. Lot Combination

Except for Guilford County Tax Parcel 176235 (1315 Greensboro Road), all parcels owned by Maryfield Inc. that abuts the zoning site, including those outside the High Point Corporate limits, shall be combined into one (1) lot prior to subdivision or development.  In the event of new development on tax parcel 176235 by Maryfield, Inc, that parcel shall be combined with the larger Maryfield, Inc. property.



E. Open Space:

Development of the site shall comply with the standards in Section 5.12, Open Space.



F. Signage/Common Signage Plan:

The location of signage on the rezoning site shall be in accordance with the approved Common Signage Plan for the zoning site. The previously approved Common Signage Plan shall be updated to show the location of additional proposed signage on the subject property. Sign drawings consistent with the Common Signage Plan criteria, for obtaining sign permits, shall be required prior to the issuance of building permits for each phase or portion thereof.



H) Environmental Sensitive Areas:

Any portion of the rezoning site that is within a floodway or floodway fringe areas shall be left in its natural state and undisturbed, except to provide access to the common area and approved utility extensions.  



G. Relationship of Permit to Development Ordinance:

The use and development of the subject site shall be subject to the uses and conditions within this Development Standards document and the Statement of Intent. The City of High Point Development Ordinance shall govern issues







Adopted by the City Council

City of High Point, North Carolina

The  xxxth  day of xxxxxxxxxxxxx, 2019







By: _________________________________

 Jay W. Wagner,  Mayor



ATTEST:



___________________________________

Lisa B. Vierling, City Clerk
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