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PLANNING DEPARTMENT REPORT Jury 7, 2015

Memorandum to: The Mayor and Town Council Members
From: Julie A. Reid, Town Planner

Regarding: Case RZ-03-15 (Lake Brandt and Scalesville Road))

LOCATION: The subject site is located at 1831 Scalesville Road, the intersection of Lake Brandt
Road and Scalesville Road within the Town of Summerfield, Bruce Township and being Guilford
County Parcel 036665.

OWNER(S): Hayes Summerfield Farm LLC, 1112 Briarcliff Road, Greensboro, NC 27408.

APPLICANT/PROPOSED DEVELOPER:

TOTAL ACREAGE: The property contains 132.06 acres of which 10.35 acres are proposed public
right-of-way and 43.97 acres are proposed common area.

ADJACENT ZONING/LAND USE:

Direction Zoning Use

North AG Agricultural use

East: AG Residential Use

South AG Agricultural /Vacant

West AG Subdivision - Residential Use

REQUEST: This is a request to rezone 132.06 Acres located at intersection of Lake Brandt Road and
Scalesville Road from AG (Agricultural) to CU-RS-40 (Conditional Use Residential). The use listed in
this request include only one permitted use, single family residences.

The addition of the Conditional Use District designation provides the opportunity for conditions
that are mutually agreed upon. The following additional conditions are proposed by the developer:

1. All dwellings will be constructed on a brick foundation with crawl space.

2. The exterior covering of all dwellings shall be brick, stone, or cementous siding (e.g.

Hardiboard). Vinyl shall be used only in soffits, porch ceilings and dormers.

There shall be no manufactured or modular dwellings.

4. Tree clearing will be limited to area reasonably necessary for building envelopes, streets,
utilities and areas as required under applicable development statutes, ordinances and
regulations.

@

Council: Mayor Tim Sessoms, Mayor Pro-tem Dena Barnes, Mike Adams, Alicia Flowers, Dianne Laughlin, Elizabeth McClellan

Staff: Scott Whitaker (Manager), Jeff Goard (P& R Manager), Valarie Halvorsen (Clerk), Julie Reid (Planner), Katrina Whitt (Finance Officer)
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A preliminary sketch plan is attached for review. This plan may change significantly through the
review and approval process.

CHARACTERISTICS OF THE PROPOSED DISTRICT: The RS-40, Residential Single-Family
District is primarily intended to accommodate single-family detached dwellings on large lots in areas
without access to public water and wastewater services. The district is established to promote single-
family detached residences where environmental features, public service capacities, or soil characteristics
necessitate very low-density single-family development. Development within this district for more than
50 lots requires Open Space dedication.

OBSERVATIONS:

This site is a predominantly tree covered property with two perennial streams and an existing pond with dam.
This topography includes areas with slopes exceeding 15%. The natural beauty of this site comes with
difficulties for development. The requested zoning would permit 40,000 square foot lots with 25% required
open space. The restrictions of this site preclude this type of density. Original estimates of the potential yield
for this tract were between 60-65 lots.

The topography also defines the layout of the subdivision and access between portions of the subdivision. Road
locations will be largely determined by the slopes and appropriate land for development. Stream locations
along with the required 50 foot buffers on each side of the streams and ponds further limit the possibilities.

Approximately 16 acres were previously used as for crops and an additional 20 acres that are fairly clear of
major tree stands.

The developer has incorporated the existing historic McMichael Log House into the subdivision within an open
space common area. There are other farm structures located in close proximity to the historic home establishing
the setting for the home. The disposition of these additional buildings is unknown at this time.

The development will be served by private wells and septic tank systems. Early sketches for the subdivision
indicate seven offsite septic systems, six in a communal field at the northwest corner of the site. The ownership
of these communal fields will reside with a homeowner’s association. Access to this area for construction and
maintenance will have to be planned carefully to minimize damage to environmentally sensitive areas. This
location would require the removal of most trees and vegetation from this area.

A number of lots on the preliminary sketch plan are irreqularly shaped. This is part due to the unusual
topography of the site. House orientations, driveway locations in relationship to intersections, locations of
various easements will be reviewed at the subdivision phase of the development. There may be significant
changes that affect the number of lots, the actual layout or other significant components during that process.

Under the conditional use district provisions only those conditions approved at the time of rezoning and
agreed to by both the developer and the Town become affixed to the land being developed.

Signage will be restricted to entrance signs and temporary real estate signs.

Council: Mayor Tim Sessoms, Mayor Pro-tem Dena Barnes, Mike Adams, Alicia Flowers, Dianne Laughlin, Elizabeth McClellan

Staff: Scott Whitaker (Manager), Jeff Goard (P& R Manager), Valarie Halvorsen (Clerk), Julie Reid (Planner), Katrina Whitt (Finance Officer)
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COMPATIBILITY WITH COMPREHENSIVE PLAN:

1. Appropriate, Limited Commercial Development— Not applicable

2. Sidewalk, Bikeway and Trail System — During the subdivision process the extension of the “power line
trail” will be reviewed for potential dedication. Internal walking trails are shown on the attached sketch.

3. Community Character Preservation — The existing site has numerous mature trees that should be
preserved and incorporated into the development. The trees and their root structure would have to be protected
during construction. The following policies such be considered.

Policy 3.1: EXISTING, DESIRABLE LANDSCAPE ELEMENTS, whether natural or man-
made, should continue to be incorporated into the thematic design of new developments.

Policy 3.3: FLOODPLAINS, WETLANDS, STEEP SLOPES, and OTHER LANDS that are
typically not suitable for development, should be retained as permanent open space.

Policy 3.5: CLEARCUTTING OF TREES AND WOODLAND AREAS FOR DEVELOPMENT
shall be avoided. Rather, new development should incorporate significant clusters of trees
into the functional layout of new residential and commercial areas.

Policy 3.9: GREEN SPACE BUFFER STRIPS, preserved along of edges of primary and
secondary roadways in Summerfield, shall be a distinguishing feature and hallmark of the
community. Clusters of trees shall be preserved or planted in informal, randomly spaced
intervals as opposed to the uniformly spaced patterns often found in a more urban area.
Walled off communities are not desired.

Policy 3.10: WATER QUALITY AND OPEN SPACE BUFFER STRIPS shall be preserved

adjoining all perennial streams.

Policy 3.11: BUILDING ARCHITECTURE, BUILDING MATERIALS, SIGNAGE, AND SITE
DESIGN that are compatible with Summerfield’s rural heritage (rather than a suburban,
“Anywhere USA” formula), shall be encouraged. (In particular, see Policy Area 1:
Commercial Development and Policy Area 6: Housing and Residential Development)

4. Transportation Improvements — The proposed subdivision, entrance locations, internal roads, Scalesville
Road and Lake Brandt Road will be reviewed and assessed by the NCDOT and by Town of Summerfield staff
to determine what changes or improvements might be necessary to improve and maintain safety to the new
residents and to those already using the road. The development will both make use of existing roadway stub-
outs and connections and will provide connections for potential adjacent development for the future.

Council: Mayor Tim Sessoms, Mayor Pro-tem Dena Barnes, Mike Adams, Alicia Flowers, Dianne Laughlin, Elizabeth McClellan

Staff: Scott Whitaker (Manager), Jeff Goard (P& R Manager), Valarie Halvorsen (Clerk), Julie Reid (Planner), Katrina Whitt (Finance Officer)
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5. Water Supply and Sewage Treatment Options — The provision of an adequate supply of water with
assured water pressure will be of utmost importance. Individual wells are proposed._The approval of
wastewater facilities for each lot will be necessary for a final approval of this request.

6. Appropriate Housing and Residential Development —Summerfield’s appealing residential areas,
exemplified by neighborhoods set among expanses of open space, woodlands, and pastures, shall
continue to be a defining attribute of the community. To accommodate housing for younger families
and senior citizens while promoting and protecting rural character, the inclusion in residential
development of smaller single family detached homes shall be encouraged over twin and other
multi-unit residential buildings.

Policy 6.1: Residential development in Summerfield should remain mostly LOW DENSITY,
SINGLE-FAMILY DETACHED HOUSING. Appropriate instances for other housing forms,
such as SMALL ATTACHED AND ACCESSORY HOUSING should also be fostered to meet
a variety of housing needs.

Policy 6.4: OPEN SPACE RESIDENTIAL DEVELOPMENT, also known as GREENSPACE
DEVELOPMENT, shall be preferred as environmentally sound and economically cost
effective. LARGE LOT DEVELOPMENT may occur when greenspace development is not
feasible or appropriate to the site.

Policy 6.8: NEW INFILL HOUSING should be architecturally compatible with existing
structures, landscape features, and the streetscape within its vicinity.

7. Parks and Recreation Improvements — See 2. Sidewalk, Bikeway and Trail System

8. Attractive Community Appearance —“Community appearance deals largely with what can be
seen from the public roadway. Appearance issues include exterior lighting, preservation of tree
cover, the presence or absence of street trees, the appearance of public and private signage,
streetscape conditions, parking lot landscaping, architectural design and building form, public and
private outdoor displays, the presence or absence of overhead wires and the way in which local
development practices seek to preserve the natural features of land.”

9. Quality School Facilities — Future growth in this area of the community may precipitate the need for
additional school facilities.

10. Summerfield Road Focus Area— Not applicable.

11. Historic Preservation — The McMichael Log House is located on this property. It will be preserved
within a common area. The future of other associated farm buildings located on site are unknown at this time.
The design of the site and structures on this property can further the Town's goals in this endeavor.

Council: Mayor Tim Sessoms, Mayor Pro-tem Dena Barnes, Mike Adams, Alicia Flowers, Dianne Laughlin, Elizabeth McClellan

Staff: Scott Whitaker (Manager), Jeff Goard (P& R Manager), Valarie Halvorsen (Clerk), Julie Reid (Planner), Katrina Whitt (Finance Officer)
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12. Summerfield as a Limited Services Local Government — The Town of Summerfield should continue

to focus on the highest priorities of area residents — managing growth and preserving and enhancing the area’s
quality of life.

Highlights and Summary:

The natural topography of this site poses unusual restrictions on the design and
development of this property.

Careful review and design of the proposed development will need to occur.

The requested zoning would permit 40,000 square foot lots with 25% required open space.
The restrictions of this site preclude this type of density.

House orientations, driveway locations in relationship to intersections, locations of various
easements will be reviewed at the subdivision phase of the development. There may be
significant changes that affect the number of lots, the actual layout or other significant
components during that process.

The proposed subdivision, entrance locations, internal roads, Scalesville Road and Lake
Brandt Road will be reviewed and assessed by the NCDOT and by Town of Summerfield
staff to determine what changes or improvements might be necessary to improve and
maintain safety to the new residents and to those already using the road.

Many General Plan goals have been considered during the development of the preliminary
sketch plan.

PLANNING BOARD RECOMMENDATION

The Planning Board unanimously approved the following motion: “I move that a recommendation for
conditional approval of the request for rezoning from AG (Agricultural) to CU-RS-40 (Conditional Use
Residential) be forwarded to the Town Council. The uses listed in this request include only one permitted
use, single family detached housing. The request is consistent with the town’s adopted comprehensive plan
Policy 6 regarding appropriate housing and residential development. The conditions proposed by the
owner/developer and recommended for approval are:

Council: Mayor Tim Sessoms, Mayor Pro-tem Dena Barnes, Mike Adams, Alicia Flowers, Dianne Laughlin, Elizabeth McClellan

All dwellings will be constructed on a brick foundation with crawl space or basement.

The exterior covering of all dwellings shall be brick, stone, or cementous siding (e.g.
Hardiboard). Vinyl shall be used only in soffits, porch ceilings and dormers.

There shall be no manufactured or modular dwellings.

Tree clearing will be limited to area reasonably necessary for building envelopes, streets,
utilities and areas as required under applicable development statutes, ordinances and
regulations.

Along the western boundary line of the subject property, applicant shall preserve a buffer
of existing vegetation at a minimum of ten feet, except where limited by governmental or
utility company requirements.

Staff: Scott Whitaker (Manager), Jeff Goard (P& R Manager), Valarie Halvorsen (Clerk), Julie Reid (Planner), Katrina Whitt (Finance Officer)
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SUGGESTED MOTION FORMAT FOR CONSIDERATION

Note: North Carolina General Statute 160A-383 requires that “prior to adopting or rejecting any
zoning amendment” each local governing board “shall adopt a statement describing whether its
action is consistent with an adopted comprehensive plan and explaining why the board considers
the action taken to be reasonable and in the public interest.” For the purposes of this statute, this
document is “The Town of Summerfield Comprehensive Plan.”

: “I move that the request for rezoning from AG (Agricultural) to CU-RS-40 (Conditional Use
Residential) be (approved) (conditionally approved) (denied). The uses listed in this request include only one
permitted use, single family detached housing. . The request (is)( is not) consistent with the town’s adopted
comprehensive plan because

(List):

and (is) (is not) in the public interest because

The conditions proposed by the owner/developer and recommended for approval are:

=

All dwellings will be constructed on a brick foundation with crawl space or basement.

2. The exterior covering of all dwellings shall be brick, stone, or cementous siding (e.g.

Hardiboard). Vinyl shall be used only in soffits, porch ceilings and dormers.

There shall be no manufactured or modular dwellings.

4. Tree clearing will be limited to area reasonably necessary for building envelopes, streets,
utilities and areas as required under applicable development statutes, ordinances and
regulations.

5. Along the western boundary line of the subject property, applicant shall preserve a buffer
of existing vegetation at a minimum of ten feet, except where limited by governmental or
utility company requirements.

6. Other

i

Council: Mayor Tim Sessoms, Mayor Pro-tem Dena Barnes, Mike Adams, Alicia Flowers, Dianne Laughlin, Elizabeth McClellan

Staff: Scott Whitaker (Manager), Jeff Goard (P& R Manager), Valarie Halvorsen (Clerk), Julie Reid (Planner), Katrina Whitt (Finance Officer)




PZ-03-2015 Rezoning from AG-
Agricutural to CU-RS-40 Residential

CU-AG

HI  RS-30

AG-SP

OSR

RS-40

OSR

RS-40

RS-40

AG

AG

RS-40

AG

AG

RS-30 RS-40

AG






































































- 1
" TOWN OF gf

5—— ) ———  Town Hall: POB 970, 4117 Oak Ridge Road, Summerfield, NC 27358
UUITLITLES :
J ph: 336-643-8655 / fax: 336-643-8654 / www.summerfieldgov.com

PLANNING DEPARTMENT REPORT JULY 7, 2015

Memorandum to: The Mayor and Town Council Members
From: Julie A. Reid, Town Planner

Regarding: Case RZ-04-15

LOCATION: The subject site is located at 811 Highway 150 West, Bruce Township, being Guilford
County Parcel 0138408.

OWNER(S): Joey B. Bolen 811 Highway 150 West, Greensboro, NC 27455

TOTAL ACREAGE: Front approximately 200 feet of a 2.758 parcel.

REQUEST: This is a request to rezone the front portion (approximately 200 feet) of a 2.758 acre
parcel from RS-40 (Residential) to AG (Agricultural) to permit both portions of the lot to have the
same zoning. The rear portion of this parcel is already zoned AG- Agricultural.

CHARACTERISTICS OF THE PROPOSED DISTRICT: The AG, Agricultural District, is primarily
intended to accommodate uses of an agricultural nature, including farm residences and farm tenant
housing. It also accommodates scattered non-farm residences on large tracts of land. It is not intended
for major residential subdivisions.

ADJACENT ZONING/LAND USE:

Direction Zoning Use

North AG/RS-40 Agricultural /Residential

East: AG/RS-40 Agricultural /Subdivision - Residential Use
South AG/RS-40 Agricultural /Residential

West AG/RS-40 Agricultural /Residential
OBSERVATIONS:

At the time the Town incorporated, it adopted its Unified Development Ordinance and the existing zoning
patterns from Guildford County. An outdate practice of placing a narrow strip of residential zoning along
existing roads was employed. This was phased out of most zoning documents throughout the country many
years ago as it proved to be a very poor practice.

One of difficulties that this produced was that two different zoning classifications were applied to one small lot.
These zoning classifications have different dimensional requirements and often different uses. This makes the
use of the lot very difficult.

Council: Mayor Tim Sessoms, Mayor Pro-tem Dena Barnes, Mike Adams, Alicia Flowers, Dianne Laughlin, Elizabeth McClellan
Staff: Scott Whitaker (Manager), Jeff Goard (P& R Manager), Valarie Halvorsen (Clerk), Julie Reid (Planner), Katrina Whitt (Finance Officer)
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This rezoning request seeks to assign the same zoning to both portions of this one lot. The Planning
Department will seek corrective zoning later this year to correct this problem on all lots in similar
circumstances.

COMPATIBILITY WITH COMPREHENSIVE PLAN:

6. Appropriate Housing and Residential Development —Summerfield’s appealing residential areas,
exemplified by neighborhoods set among expanses of open space, woodlands, and pastures, shall
continue to be a defining attribute of the community. ...

Highlights and Summary:

e Mr. Bolen's property was assigned two different zoning classifications, one for the front and
one for the rear making it difficult to meet both sets of requirements.

e The Planning Department will seek corrective zoning later this year to correct this problem
on all lots in similar circumstances.

PLANNING BOARD RECOMMENDATION

The Planning Board unanimously approved the following motion: “I move that a recommendation for
approval of the request for rezoning from RS-40 (Residential) to AG (Agricultural) be forwarded to the Town
Council. The request is consistent with the town’s adopted comprehensive plan Policy 6 and is in the public
interest because it brings the property into conformance.

SUGGESTED MOTION FORMAT FOR CONSIDERATION

Note: North Carolina General Statute 160A-383 requires that “prior to adopting or rejecting any
zoning amendment” each local governing board “shall adopt a statement describing whether its
action is consistent with an adopted comprehensive plan and explaining why the board considers
the action taken to be reasonable and in the public interest.” For the purposes of this statute, this
document is “The Town of Summerfield Comprehensive Plan.”

“I move that the request for rezoning from RS-40 (Residential) to AG (Agricultural) be (approved)
(conditionally approved) (denied). The request (is)( is not) consistent with the town'’s adopted comprehensive
plan because

(List):

And (is) (is not) in the public interest because

Council: Mayor Tim Sessoms, Mayor Pro-tem Dena Barnes, Mike Adams, Alicia Flowers, Dianne Laughlin, Elizabeth McClellan

Staff: Scott Whitaker (Manager), Jeff Goard (P& R Manager), Valarie Halvorsen (Clerk), Julie Reid (Planner), Katrina Whitt (Finance Officer)
























