Agenda
Village of Clemmons Planning Board
Regular Meeting
January 19, 2021

REGULAR MEETING OF
THE VILLAGE OF CLEMMONS PLANNING BOARD
January 19, 2021 AGENDA
The Meeting will begin at 6:00 pm.
I.

CALL TO ORDER

II.

APPROVAL OF MINUTES for November 17, 2020 meeting

III.

ANNOUNCEMENTS

IV.

PUBLIC COMMENTS

V.

BUSINESS
A. Public Hearing of Zoning Map Amendment for Clouds Harbor Landing

petitioned by Wayne E. Weber Revocable Trust for properties PIN 5892-68-5524
and 5892-68-2241 consisting of 8.42± acres currently zoned RS-15 to RS-9
(Residential Single Family) for the boundary survey of Weber parcels as shown
on a site plan located in the Village of Clemmons Planning Department. (Zoning
Docket C-238).
B. Staff Report – Next scheduled meeting on February 16, 2021.

VI. ADJOURNMENT
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REGULAR MEETING OF
THE VILLAGE OF CLEMMONS PLANNING BOARD
November 17, 2020 MINUTES
The Village of Clemmons Planning Board met on Tuesday, November 17, 2020 at 6:00 p.m. via
Zoom as members shelter in place due to COVID-19. Members present were: Brad Hunter,
Martin Majorel, Thomas Mekis, Carolyn Miller, David Orrell and Bobby Patterson. Members
Rob Cockrum, Tressa Krenzer and Edee Wilcox were absent.
The Meeting will begin at 6:00 pm.
I.

CALL TO ORDER

The regular meeting was called to order at 6:07 p.m. by Chair Brad Hunter via Zoom.
II.

APPROVAL OF MINUTES for October 20, 2020 meeting

David Orrell made a motion to approve the October 20, 2020 minutes as written. Tom Mekis
seconded the motion which was unanimously approved.
III.

ANNOUNCEMENTS

Planner Rahimzadeh advised training sessions will pick back up in January 2021 and there will
not be a Planning Board meeting in December 2020.
Attorney Fus reminded of legislation regarding public hearings being conducted remotely during
a State of Emergency by reiterating that a 24-hour period must be provided to allow for written
comments following the public hearing. The meeting will be recessed and reconvene on a day
and time established by the board.
Planning Board consensus was to reconvene the meeting on Thursday, November 19, 2020 at
4:00 p.m. via Zoom following the recess of this meeting.
IV.

PUBLIC COMMENTS

There were no public comments.
V.

BUSINESS
A. Public Hearing of Zoning Map Amendment of real property owned by Hendrix

Commercial and Industrial Enterprise, Inc. from RS-40 to RM-18-S (Residential
Multifamily – Special) addressed 1930 Lewisville Clemmons Road and described
by the Forsyth County Tax Offices as PIN number 5884-81-0709. Said property
contains a total of 38.48 acres, more or less. The Zoning Map Amendment is on
file at the Village of Clemmons website (Zoning Docket C-237).
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Planner Rahimzadeh presented the rezoning request and the site plan for Parr Investments
located on 38.48 acres located at 1930 Lewisville-Clemmons Road. This property has
topographic elevations going from the northern portion to the southern portion. It falls within the
Yadkin River watershed with the pond identified as national wetlands. The proposal is for 360
multi-family units consisting of three and four-story buildings (there will be two three-story
buildings along Lewisville-Clemmons Road). Regarding traffic, the site is proposed to generate
approximately 120 trips per day during the 7am-9am peak and 152 trips during the 4p-6p peak.
There will be two right-in and two right-out points of access. NCDOT will be handling the
driveway permitting along with requiring the developer to install a right-turn lane with storage
capacity. This project will be touching a potential “Styers Ferry/Peacehaven Connector Project”
(Harper Road to Lewisville-Clemmons Road) which is currently on NCDOT’s STIP. If this is
the case, one access to this project would be shut down with another access connecting from this
possible future roadway. The Clemmons Compass Future Land Use Plan designates this
property to be mixed-use residential, which this project satisfies. The LEGACY
recommendation from Forsyth County’s Future Land Use Plan places this in the suburban
neighborhood district with a growth management area of three and is fitting. It is compliant with
all requirements of the Unified Development Ordinances.
Staff recommends APPROVAL of this proposed rezoning.
David Orrell clarified if there are four-story buildings. Planner Rahimzadeh confirmed there are
four-story buildings which are further back on the property and the buildings toward the front of
the property are three stories. He advised this does not interfere with any requirements as this
land use is designated as mixed-use residential. Brad Hunter clarified that Council will be
considering annexation along with rezoning for this property and the Village of Clemmons will
be handling the stormwater aspect.
Chair Brad Hunter opened the public hearing.
There were no opponents wishing to comment.
Proponents representing the Petitioner were:
-Chris Parr, Parr Investments, 1813 Pembroke, Greensboro, NC 27408 – stated he has previously
done the project at Village Pointe and is excited to bring this project into the Village. He said the
property has very hilly terrain and the majority of the rear of the property will remain
undeveloped with the four-story buildings facing the wetlands and the three-story buildings will
be located to the front of the property.
-Tim Shaw (Civil Engineer), Hagan Engineering, 2624 Robinhood Drive, Greensboro, NC
27408 – introduced himself and was available to answer any questions.
Tom Mekis inquired about the impact on the school system. Planner Rahimzadeh advised that
he does not include that information in the staff analysis as this is something handled at the
county level and we are not able to make an assessment on the school system. He stated that he
does communicate with a representative from Winston-Salem/Forsyth County schools regarding
any new site plans when they are close to the approval process.
Brad Hunter asked if the two buildings facing Lewisville-Clemmons Road would be front or rear
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entrance (balconies). Mr. Parr advised they are the same elevation on both sides and there will
be extensive landscaping along Lewisville-Clemmons Road with the parking being on the
community side (not roadside). Mr. Parr stated that his goal is to leave as much of the Belmont
fencing as possible, attempt to have the horse statue near the clubhouse and have a beautiful
property by enforcing the porches remain kept and look nice. Mr. Shaw mentioned there is a 50’
setback off of the rights-of-way and the buildings (24 units in each building) will be set below
grade.
Martin Majorel inquired about the right-in/right-out access and how it would affect access to
Highway 421. Mr. Parr stated a U-turn would need to be made and advised that he has not
pursued full access across Lewisville-Clemmons Road as NCDOT probably would not grant that
request. Planner Rahimzadeh pointed out that NCDOT is working with Ramey Kemp &
Associates (Jay Clapp) along with Mr. Parr to determine storage capacities for the right-ins/rightouts.
Brad Hunter clarified there will be full-fledged fire suppression for the buildings. Mr. Parr
confirmed there will most likely be an 8” waterline and the flow test that was performed was
fine. The area of the property located in the floodplain is in the very back which is
undevelopable and will be very natural with the pond remaining. David Orrell inquired about
any building exceeding 30’ requires aerial apparatus. Mr. Shaw ensures fire access around the
buildings has been factored in and fire access roads have been added where necessary.
Carolyn Miller inquired about the private water and sewer indicated on the plans. Mr. Shaw
responded stating the plan is for a master meter to be placed at the front of the site which would
then have all private waterlines past that point with a looped water system interior to the site and
for the sewer (with the topography of the site and location of the sewer), it has to be pumped
through the pump station back up to Lewisville-Clemmons Road in order to tie into the existing
public sewer.
Bobby Patterson questioned the building location triangles (memo relative to an alternate for the
two buildings that front Lewisville-Clemmons Road) and how it is being resolved. Planner
Rahimzadeh provided the reasoning for the memo saying building location triangles are required
in the ordinance, but Planning Board has the authority to deem it necessary if there is a need for
it to be fully adhered to. Mr. Shaw advised there is approximately 25’ between the two
buildings.
Further discussion took place regarding the landscaping and street yard in order to shield the
view from Lewisville-Clemmons Road of the balconies/porches and add privacy for the
residents. Several options were discussed and Mr. Parr and Mr. Shaw will present the best
compromise for the area when the meeting is reconvened on Thursday, November 19, 2020 at 4
p.m.
David Orrell inquired as to why the decision was made to put in a private lift station when there
is one on Harper Road and if it was considered. Mr. Parr stated he would prefer this be gravityfed but the private land owners place a high value on their property, so they went with the sure
thing and put in a private lift station as the property owners would not be that flexible.
There being no further questions for the petitioner Chair Brad Hunter closed the public hearing.
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CONDITIONS FOR C-237 PARR INVESTMENTS:
The following proposed conditions are from interdepartmental review comments and are
proposed in order to meet codes or established standards, or to reduce negative off-site impacts.
PRIOR TO THE ISSUANCE OF ANY PERMITS:
a. Developer shall obtain driveway permit from NCDOT and compliance with all
transportation related requests by NCDOT.
PRIOR TO THE ISSUANCE OF GRADING PERMITS:
a. Developer shall obtain a stormwater management permit from the Village of
Clemmons Stormwater Administrator
b. Developer shall meet the tree protection standards during construction as required in
Chapter B.3-4 Landscaping and Tree Preservation Standards of the ordinance.
c. Developer shall submit a professionally designed Erosion and Sedimentation Control
Plan along with an original signed/notarized Financial Responsibility/Ownership
(FRO) form for review and approval, if the proposed project creates more than 10,000
square feet of land disturbance.
d. Developer shall obtain a permit from the Army Corp of Engineers per section 404 of
the Clean Water Act, if governing authority deems it necessary.
e. Developer shall obtain a permit from the North Carolina Department of
Environmental Quality per section 401 of the Clean Water Act, if governing authority
deems it necessary.
PRIOR TO THE ISSUANCE OF BUILDING PERMITS:
a. Developer shall submit water/sewer extension plans to Forsyth County Utilities Plan
Review for permitting/approval. Utility system development fees to be paid at the
time of meter purchase.
b. Developer shall adhere to approved dumpster enclosure.
c. Developer shall adhere to building elevations except for the two buildings facing
Lewisville Clemmons Road where there shall be sunrooms on the second and third
floor instead of porches.
PRIOR TO THE ISSUANCE OF OCCUPANCY PERMITS:
a. Developer shall obtain a stormwater occupancy permit from the Village of Clemmons
Stormwater Administrator.
b. Developer shall adhere to approved dumpster enclosure.
c. Developer shall adhere to building elevations except for the two buildings facing
Lewisville Clemmons Road where there shall be sunrooms on the second and third
floor instead of porches.
B. Staff Report – There will be no meeting on December 15, 2020 as there are no

cases to be heard. The next meeting will take place on January 19, 2021.
Martin Majorel inquired as to whether there could be a connection made to the south of the
property. Planner Rahimzadeh advised that due to the topography, it would be extremely
challenging.
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There being no further items to discuss Chair Brad Hunter asked for a motion to recess.
At 7:19 p.m. Martin Majorel made a motion to recess the Regular Meeting of the Planning Board
from Tuesday, November 17, 2020 to Thursday, November 19, 2020 at 4:00 p.m. Carolyn
Miller seconded the motion which was unanimously approved.
Thursday, November 19, 2020:
The meeting was reconvened at 4:09 p.m. on Thursday, November 19, 2020. The following
members were present: Brad Hunter, Martin Majorel, Thomas Mekis, Carolyn Miller, David
Orrell, Tressa Krenzer and Bobby Patterson. Members Rob Cockrum and Edee Wilcox were
absent.
Planner Rahimzadeh advised that Mr. Parr is willing to eliminate patios/porches on the second
and third floors of the buildings that face Lewisville-Clemmons Road (which has been added as
a condition to the Staff Report).
A lengthy discussion took place regarding the U-turn at Linwood Drive. Mr. Parr will speak
with Public Works Director Gunnell and NCDOT about the possible improvements that can be
made at the U-turn at Linwood Drive (bump-out or curb extension).
Clerk Shortt read a written comment submitted from Teresa Katis, 2000 Ashburn Lane,
Clemmons, NC – comment was received via email on November 18, 2020 at 4:36 p.m. (attached
hereto as Exhibit A and incorporated as a part of the minutes).
Martin Majorel inquired about crosswalks and sidewalks on Lewisville-Clemmons Road. David
Orrell asked if NCDOT could place a barrier. Code Administrator Vaughn advised that would
be a separate discussion apart from this project.
There being no further questions or discussion of the rezoning request of Parr Investments, LLC,
David Orrell made a motion to adopt the CONSISTENCY statement as stated in the Statement
of Zoning Consistency with Adopted Plans (attached hereto as Exhibit B and incorporated as a
part of the minutes) and recommend APPROVAL of the rezoning request as presented for
Zoning Docket C-237. Martin Majorel seconded the motion which was unanimously approved.
Bobby Patterson made a motion to adopt the statement of conformity with conditions as stated in
the Staff Report (attached hereto as Exhibit C and incorporated as a part of the minutes and
includes the additional condition for sunrooms) and recommend APPROVAL of the preliminary
site plan for Zoning Docket C-237. Tom Mekis seconded the motion which was unanimously
approved.
VI.

ADJOURNMENT

Carolyn Miller made a motion to adjourn at 4:51 p.m. Tom Mekis seconded the motion which
was unanimously approved.
Respectfully submitted:
Lisa Shortt, Village Clerk

Bobby Patterson, Secretary
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Exhibit A

From:
To:
Subject:
Date:
Attachments:

Nasser Rahimzadeh
Lisa Shortt
FW: Belmont development Lewisville Clemmons Rd
Thursday, November 19, 2020 11:56:17 AM
Comment on Belmont Development 11-18-20.docx

From: Terri Katis <terrikatis@gmail.com>
Sent: Wednesday, November 18, 2020 4:36 PM
To: Nasser Rahimzadeh <nasser@clemmons.org>
Subject: Re: Belmont development Lewisville Clemmons Rd
Hello Nasser,
Attached is a letter with my comments. Thank you for your quick response.
Terri
On Wed, Nov 18, 2020 at 12:18 PM Nasser Rahimzadeh <nasser@clemmons.org> wrote:
Hello Terri,
A number of material can be found on our site plan review webpage. Attached is the Planning
Board packet and a copy of the TIA. Submittals for comments are 24 hours after Planning Board
has recessed the meeting. In this case, comments I will be taking comments until 7:20pm.
From: Terri Katis <terrikatis@gmail.com>
Sent: Wednesday, November 18, 2020 11:27 AM
To: Nasser Rahimzadeh <nasser@clemmons.org>
Subject: Belmont development Lewisville Clemmons Rd
Hi Nasser,
I just viewed the planning meeting held last night on YouTube. I will be submitting comments and
would like a copy of any documents relating to this development, especially the traffic impact
analysis.
As a resident of the Forest Ridge Development on August Drive I am seriously concerned about
the traffic impact of a development of this size.
Will you also clarify the deadline for submitting comments?
Thank you.
Teresa Katis

2000 Ashburn Ln
Clemmons, NC 27012
Please be aware that e-mail and attachments sent to and from this address are subject to the
North Carolina Public Records Law and may be disclosed to third parties.

November 18, 2020
Nasser Rahimzadeh
Village Planner
Village of Clemmons
3715 Clemmons Rd
Clemmons, NC 27012
Dear Mr. Rahimzadeh,
I am writing to comment on the planning hearing held on November 17, 2020 concerning the Lake at
Belmont Development proposal on Lewisville Clemmons Road.
I was dismayed that the majority of the discussion revolved around aesthetics instead of the quality of
life and safety of the neighbors who reside nearby the proposed development.
I am a resident of the Forest Ridge Neighborhood off August Drive. I am impacted daily by the traffic on
Lewisville Clemmons Road. I have been a resident for over 30 years. The traffic has gotten progressively
worse in recent years due to the continued development in the area especially multi-family
developments.
Thank you for sending me the Traffic Impact Assessment. I have read the Assessment and find there are
several aspects of the traffic flow that were not addressed that should be taken into serious
consideration.
1. Increased volume of u-turns. Residents leaving their homes in the Lake at Belmont Development
traveling north to Rt 421 will need to make a u-turn at Linwood Dr and residents traveling to
their homes from Rt 40 will need to make a u-turn at West Forsyth High School. The Assessment
did not address the effect on the traffic flow to accommodate increased volume of u-turns.
2. Chaotic traffic at West Forsyth High School. I have lived for years with the West Forsyth traffic
and venture to guess that everyone on the planning board has at one time been stuck in school
traffic either in the morning or afternoon. It is chaos at the times students are being dropped off
and picked up, especially in the upper parking lot at August Drive. The traffic lines up closing the
right lane of Lewisville Clemmons road going North and also completely block the turn lane just
past Millbridge going South. This necessitates drivers going South wanting to make a u-turn at
August Drive to turn from the middle lane. The parents wait for over 30 minutes in these lanes
every school day.
3. Students safety. Adding to the vehicle traffic chaos is students crossing Lewisville Clemmons Rd
at August drive to be picked up by parents parked there to beat the lines. Also students have
begun parking at Friends Baptist Church and cross in the middle of the road dodging traffic.

West Forsyth traffic is only the extreme end of the continuum. Even with the high school being closed at
this point there are many times where coming out of the side roads including August Drive, Millbridge
Road and Forest Oak Drive residents have long waits to enter the traffic flow.
I would also add that there should definitely be a study of the impact of a development of this size on
the local school enrollment.
I am disappointed that the Village of Clemmons continues to see development more in terms of density
than quality of life. A 38 acre parcel could have been a beautiful setting for single family homes that
would help to preserve the beauty of the county and keep the traffic more bearable.
Thank you for accepting my comments.
Teresa Katis
2000 Ashburn Ln
Clemmons, NC 27012

Exhibit B
Planning & Community Development
3715 Clemmons Road
Clemmons, NC 27012

Telephone 336-766-7511
Fax 336-766-7536
Nasser@clemmons.org

STATEMENT OF ZONING CONSISTENCY WITH ADOPTED PLANS
Per G.S. §160A-383 Purposes in view.
“Prior to consideration by the governing board of the proposed zoning amendment, the planning board shall advise
and comment on whether the proposed amendment is consistent with any comprehensive plan. The planning board
shall provide a written recommendation to the governing board that addresses plan consistency and other matters as
deemed appropriate by the planning board, but a comment by the planning board that a proposed amendment is
inconsistent with the comprehensive plan shall not preclude consideration or approval of the proposed amendment
by the governing board.”
Following are two statements for Planning Board to consider. The first may be used, partially or in its entirety, if
the proposed map amendment is found to be consistent and approved by Planning Board. The second statement
may be used, partially or in its entirety, if Planning Board finds the proposed map amendment to be inconsistent
and denies the rezoning.

CONSISTENCY STATEMENT
The Clemmons Planning Board finds the action to amend the Village’s Official Zoning Map regarding tax parcel
5884-81-0709 from RS-40 (Residential, Single Family) to RM-18-S (Residential, Multifamily – Special) to be
consistent with the Village of Clemmons Community Compass. The Clemmons Community Compass designates
the parcel as both mixed-use residential and falling within the strategic planning area of the Lewisville-Clemmons
Road corridor. The Village’s RM-18 zone along with the Lewisville-Clemmons Road overlay district ensures that
the development will be congruous with the future land use as the site will be developed for residential use along
with consideration to future transportation developments per the Lewisville-Clemmons Road corridor
recommendations.

INCONSISTENCY STATEMENT
The Clemmons Planning Board finds the action to amend the Village’s Official Zoning Map regarding tax parcel
5884-81-0709 from RS-40 (Residential, Single Family) to RM-18-S (Residential, Multifamily – Special) to be
inconsistent with the Village of Clemmons Community Compass. The Clemmons Community Compass designates
the parcel as both mixed-use residential and falling within the strategic planning area of the Lewisville-Clemmons
Road corridor. Mixed-use residential development is meant to incorporate multiple residential types instead of a
single zone, large multi-family development. The strategic plan area for Lewisville-Clemmons Road asks future
land use reduce the pace of commercial and higher-intensity development along Lewisville-Clemmons Corridor,
this development does not respect Lewisville-Clemmons Road strategic planning area. A more appropriate
development may be a lower intensity planned development with a mix of zones, recreational amenities, and parcel
interconnectivity.

Exhibit C
VILLAGE OF CLEMMONS STAFF REPORT: MAP AMENDMENT C-237
PETITION INFORMATION
Docket #
C-237
Staff
Nasser Rahimzadeh
Petitioner(s)
Parr Investments
Owner(s)
Hendrix Commercial and Industrial Enterprises Inc.
Address/PIN
1930 Lewisville-Clemmons Road/5884-81-0709
Type of Request
Special Use Zoning District – Map Amendment
Proposal
The petitioner is requesting to amendment the Official Zoning Map for the subject
properties from RS-40 (Residential Single Family) to RM-18-S (Residential
Multifamily – Special). The petitioner is requesting the following use:
•

Residential building, multifamily - Special

NOTE: General use, special use district zoning, were discussed with the
petitioner(s) who decided to pursue a special use map amendment.
Zoning District
The RM-18 District is primarily intended to accommodate multifamily uses at a
(Purpose Statement)
maximum overall density of eighteen (18) units per acre. This district is appropriate
for GMAs 1 and 2, and may be suitable for GMA 3 and Metro Activity Centers
where public facilities, including public water and sewer, public roads, parks, and
other governmental support services, are available and the site has direct access to a
minor or major thoroughfare.
Applicable Rezoning
B.6-2.1(Q)(1) Is the proposal consistent with the purpose statement(s) of the
Considerations from
requested zoning district(s)?
Chapter B, Article VI, Yes, the development is relatively high in density and directly accesses a
Section 6-2.1(Q)
thoroughfare.

GENERAL SITE INFORMATION
The site directly accesses Lewisville-Clemmons Road. It is 4,895’± north
of Peacehaven Road and Lewisville-Clemmons Road intersection.
Jurisdiction
Village of Clemmons and Forsyth County
Site Acreage
38.48 ±
Physical Characteristics
A single-family development with a few accessory buildings.
Topographic decline from east property line to the west property line with
significant vegetation in the low elevation portion of the parcel. Identified
flood zone near the west property line from north to south. 2.41-acre
freshwater pond close to center of the property.
Proximity to Water & Sewer
Sewer extension plans must be submitted to Forsyth County Utilities for
permitting and approval. Water may be connected to existing water main.
Stormwater/Drainage
The site requires stormwater management & occupancy permits.
Watershed & Overlay Districts Parcel falls inside the Yadkin River class IV watershed.
Historic, Natural Heritage,
No identified historic and farmland inventories. The National Wetlands
and/or Farmland Inventories
Inventory Map identifies the 2.41 acres freshwater pond as PUBHh.
Current Land Use
Single-family residence
Surrounding Property Zoning
Direction
Zoning District
Use
& Use
North
RS-40
Single-family Residences
East
RS-9/NO-S
Single-family Residences
South
RM-8/RS-40
Multifamily and Single-family
West
RS-40
Single-family Residences
General Location

10/30/2020, 11/04/2020, 11/12/2020, 11/19/2020 revised

Applicable Rezoning
Considerations from Chapter
B, Article VI, Section 6-2.1(Q)

Analysis of General Site
Information
Generalized Recommended
Conditions

B.6-2.1(Q)(2) Is/are the uses permitted under the proposed
classification compatible with uses permitted on other property in the
vicinity?
The proposed multifamily residences adjoin low density single-family
residences to the north, west, and east. South of the property is an existing
multifamily development followed by a mix of low density single-family
and another multifamily development.
The proposed development will need a grading permit as it is likely to
disturb greater than 10,000 square feet of land. It will also need a
stormwater management and stormwater occupancy permits.
BRIEF DESCRIPTION OF CONDITION(S):
• Obtain a stormwater management and occupancy permit from the
Village of Clemmons Stormwater Administrator
• Obtain a grading permit if 10,000 square feet or more of land is
disturbed.
• Obtain a permit from the Army Corp of Engineers per section 404 of the
Clean Water Act, if governing authority deems it necessary.
• Obtain a permit from the North Carolina Department of Environmental
Quality per section 401 of the Clean Water Act, if governing authority
deems it necessary.
• Submit sewer extension plans to Forsyth County Utilities.

SITE ACCESS AND TRANSPORTATION INFORMATION
Street Name
Classification
Frontage
ADT Count
Capacity/LOS
Lewisville-Clemmons Road
Major Thoroughfare
604’
23,500 (2019)
35,500
Proposed Access
Site plan proposes two access points. One access point is located in proximity to the
Point(s)
corner of the northeast property line. The second access point is close to the corner of the
southeast property line. Both the site plan and the traffic impact assessment indicate the
use of two right-in/right-out access points with lane turns.
Planned Road &
Proposed Peace Haven/Styers Ferry Road Connector (SPOT ID H111230) with a two
Improvements
lane, bike, and sidewalk cross-section. NCDOT has not yet established a construction date
for the connector road.
Trip Generation – Existing: The trip generation for the single-family house is miniscule with average rate of
Existing/Proposed 9.44 trips per day.
Proposed: Multifamily housing (mid-rise) weekday peak hour type of adjacent street
traffic, one hour between 7 and 9 a.m.
X = 360
Calculated Trip Ends - Fitted Curve: 120 (Total), 31 (Entry), 89 (Exit)

Sidewalks
Transit
Traffic Impact
Study (TIS)

Multifamily housing (mid-rise) weekday peak hour type of adjacent street traffic, one hour
between 4 and 6 p.m.
X = 360
Calculated Trip Ends - Fitted Curve: 152 (Total), 92 (Entry), 60 (Exit)
Developer shall be required to construct sidewalks along the linear frontage of LewisvilleClemmons Road. Internal sidewalks provide sufficient circulation.
No proposed transit in the general vicinity.
The traffic impact assessment by Ramey Kemp and Associates indicates that both site
access drives will be right-in/right-out only and that “the only potential improvement that
was identified is an exclusive right turn lane [that is warranted, but not mandatory] on the

10/30/2020, 11/04/2020, 11/12/2020, 11/19/2020 revised

Concurrency
Model
Analysis of Site
Access &
Transportation
Information
Generalized
Recommended
Conditions

southbound approach of Lewisville-Clemmons Road”.
Lewisville-Clemmons Road is a state owned and maintained road. In their feedback of the
site, NCDOT stated that “right turn lanes would be required for both proposed driveway
connections to Lewisville-Clemmons Road”. As a driveway permit from NCDOT is
required for the development, the developer shall adhere to all NCDOT requests.
Proposed development will reduce projected 2040 capacity between Styers Ferry and
Linwood Drive on Lewisville-Clemmons Road by 5%.
Access to and from the site is on state controlled Lewisville-Clemmons Road. The
proposed development has taken into account building of the Peacehaven Road/Styers
Ferry Road connector (NCDOT SPOT ID: H170701). If the connector road were to be
built, it would also be under state control.
BRIEF DESCRIPTION OF CONDITION(S):
• Obtain driveway permit from NCDOT and compliance with all transportation related
requests by NCDOT.

CONFORMITY TO PLANS AND PLANNING ISSUES
Forsyth Legacy GMA
Growth Management Area 3 (Suburban Neighborhoods)
Pertinent Legacy Recommendations
GMA 3 Consists of neighborhoods built after World War II, and is
where most development has occurred in recent decades. The area
has a more separated growth pattern of different land uses with
subdivisions that cater to specific housing styles and price ranges,
featuring curvilinear streets that often lack connectivity. Pertinent
suburban neighborhood goals include encouraging mixed-use
development, increasing density at activity centers and growth
corridors at planned locations, and constructing additional sidewalks.
Clemmons Community Compass
Clemmons Community Compass designates the site as mixed-use
(2040)
residential. Multi-family residential uses provide higher density
housing options, such as apartment and condominium complexes,
near services and employment areas. Townhouses, condominiums,
apartments, and other attached multi-family housing, such as senior
housing are appropriate uses in this area. Multi-family residential
areas may include existing single-family residential that can be
redeveloped to a higher-intensity use, such as duplexes or
townhouses, in the future.
Schools, churches, and other civic and institutional facilities are
appropriate secondary uses. Also appropriate are neighborhood
serving, small-scale, low-intensity offices and retail uses, such as
coffee shops, dry cleaning facilities, and attorney offices. Secondary
uses should incorporate design features to mitigate impacts on multifamily residential developments.
Clemmons Transportation Plan
Lewisville-Clemmons Road north portion from US 421 to I-40
(2009)
indicates sidewalks on both sides. Road widening recommendation
was completed by NCDOT TIP: U-3119A. NCDOT’s Peace
Haven/Styers Ferry Road Connector (SPOT ID H111230) was noted.
Greenway Plan Information
N/A
Other Applicable Plans & Planning
N/A
Issues
Applicable Rezoning Considerations
B.6-2.1(Q)(3) Have changing conditions substantially affected the
from Chapter B, Article VI, Section 6- area included in the petition?
2.1(Q)
No
10/30/2020, 11/04/2020, 11/12/2020, 11/19/2020 revised

Analysis of Conformity to Plans &
Planning Issues

Case

Request

C-074

RS-9 to NO-S

C-182
Site plan
Amendment

RS-9 to RS-9

B.6-2.1(Q)(4) Is the requested action in conformance with
Community Compass & Legacy?
The Clemmons Compass denotes this area as part of the mixed-use
residential land use category. Mixed-use residential encompasses the
full scope of residential types and promotes land use development in
a sliding scale fashion with more intense residential development in
closer proximity to public infrastructure and non-residential uses with
a gradual phasing to low-intensity residential uses.
Forsyth County’s Legacy Plan encourages increased density around
activity centers and growth corridors in growth management area 3
(suburban neighborhoods).
See staff recommendation for C-237

RELEVANT ZONING HISTORIES
Decision &
Direction
Acreage
Date
from Site
Approved
04/27/1998
Approved
11/10/2008

East

0.87

East

27.07

Recommendation
Staff
PB
Recommend Recommend
Approval
Approval
Recommend Recommend
Approval
Approval

SITE PLAN COMPLIANCE WITH UDO REQUIREMENTS
Building Square Footage
Square Footage
Placement on Site
201,143
All throughout
Parking
Required
Proposed
Layout
604
622
All throughout
Building Height
Maximum
Proposed
60’
45’±
Impervious Coverage
Maximum
Proposed
80%
27%±
Chapter
B,
Zoning
Ordinances
UDO Sections Relevant to Subject Property
Chapter C, Environmental Ordinances

Compliance with Chapter B Article VII,
Section 7-5.3

Analysis of Site Plan Compliance with UDO
Requirements

(A) Legacy Policies
Yes
(B) Environmental Rules
Yes
(C) Subdivision Rules
N/A
(D) Other Standards
Yes
The site satisfies applicable UDO requirements.

REMAINING SITE PLAN ISSUES
Issues
N/A

10/30/2020, 11/04/2020, 11/12/2020, 11/19/2020 revised

Status
N/A

SITE-SPECIFIC RECOMMENDED CONDITIONS OF APPROVAL
The following proposed conditions are from interdepartmental review comments and are proposed in order to
meet codes or established standards, or to reduce negative off-site impacts.
PRIOR TO THE ISSUANCE OF ANY PERMITS:
a. Developer shall obtain driveway permit from NCDOT and compliance with all transportation
related requests by NCDOT.
PRIOR TO THE ISSUANCE OF GRADING PERMITS:
a. Developer shall obtain a stormwater management permit from the Village of Clemmons
Stormwater Administrator
b. Developer shall meet the tree protection standards during construction as required in Chapter B.34 Landscaping and Tree Preservation Standards of the ordinance.
c. Developer shall submit a professionally designed Erosion and Sedimentation Control Plan along
with an original signed/notarized Financial Responsibility/Ownership (FRO) form for review and
approval, if the proposed project creates more than 10,000 square feet of land disturbance.
d. Developer shall obtain a permit from the Army Corp of Engineers per section 404 of the Clean
Water Act, if governing authority deems it necessary.
e. Developer shall obtain a permit from the North Carolina Department of Environmental Quality
per section 401 of the Clean Water Act, if governing authority deems it necessary.
PRIOR TO THE ISSUANCE OF BUILDING PERMITS:
a. Developer shall submit water/sewer extension plans to Forsyth County Utilities Plan Review for
permitting/approval. Utility system development fees to be paid at the time of meter purchase.
b. Developer shall adhere to approved dumpster enclosure.
c. Developer shall adhere to building elevations except for the two buildings facing Lewisville
Clemmons Road where there shall be sunrooms on the second and third floor instead of porches.
PRIOR TO THE ISSUANCE OF OCCUPANCY PERMITS:
a. Developer shall obtain a stormwater occupancy permit from the Village of Clemmons Stormwater
Administrator.
b. Developer shall adhere to approved dumpster enclosure.
c. Developer shall adhere to building elevations except for the two buildings facing Lewisville
Clemmons Road where there shall be sunrooms on the second and third floor instead of porches.
NOTE: These are staff comments only; final recommendations on projects are made by the Village of
Clemmons Planning Board, with final decisions being made by the appropriate Elected Body, who may
approve, deny, table or request modification for any project. THE APPLICANT OR
REPRESENTATIVE IS STRONGLY ENCOURAGED TO ATTEND THE PUBLIC HEARINGS
WHERE THE CASE WILL BE CONSIDERED BY THE PLANNING BOARD AND THE
ELECTED BODY.

10/30/2020, 11/04/2020, 11/12/2020, 11/19/2020 revised
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VILLAGE OF CLEMMONS STAFF REPORT: MAP AMENDMENT C-238
PETITION INFORMATION
Docket #
Staff
Petitioner(s)
Owner(s)
Address/PIN
Type of Request
Proposal

C-238
Nasser Rahimzadeh
Clayton Properties Group, Inc & DBA Shugart Homes
Wayne E. Weber Revocable Trust
6010 Arden Drive/5892-68-5524 and 5890 Clouds Harbor Trail/5892-68-2241
General Use District – Map Amendment
The petitioner is requesting to amendment the Official Zoning Map for the
surveyed Weber parcels from RS-15 (Residential Single Family) to RS-09
(Residential Single Family) general use map amendment. As the request is for a
general use no particular use or conditions that are not part of the requirements for
the zone can be discussed.

NOTE: General use, special use district zoning, were discussed with the petitioner
who decided to pursue a general use map amendment.
Zoning District
The RS-9 District is primarily intended to accommodate relatively high-density
(Purpose Statement)
single family detached dwellings in urban areas. This district is intended for
application in GMAs 2 and 3, and may be suitable in Metro Activity Centers where
public facilities, including public water and sewer, public roads, parks, and other
governmental support services, are available.
Applicable Rezoning
B.6-2.1(Q)(1) Is the proposal consistent with the purpose statement(s) of the
Considerations from
requested zoning district(s)?
Chapter B, Article VI, Yes
Section 6-2.1(Q)

GENERAL SITE INFORMATION
General Location
Roughly 2,635 ft east from the intersection of Hampton Road and Arden
Drive. The site is currently accessed by Arden Drive.
Jurisdiction
Village of Clemmons and Forsyth County
Site Acreage
8.391 ±
Physical Characteristics
Both parcels have a single-family dwelling with the larger parcel
including an accessory building. Topographic decline from both northern
property line to the south property line with significant decline towards
the south of the parcel. Identified 6.12 acres riverine habitat south of
Clouds Harbor Trail.
Proximity to Water & Sewer
Water/sewer extension plans must be submitted to Forsyth County
Utilities for permitting and approval.
Stormwater/Drainage
The site requires stormwater management & occupancy permits.
Watershed & Overlay Districts Parcel falls outside of the Yadkin River class IV watershed.
Historic, Natural Heritage,
No identified historic and farmland inventories. The National Wetlands
and/or Farmland Inventories
Inventory Map identifies the 6.12 acres riverine habitat classified as
R5UBH per National Wetlands Inventory
Current Land Use
Single-family residence
Surrounding Property Zoning
Direction
Zoning District
Use
& Use
North
RS-15
Single-family Residences
East
RS-15/RS-9
Single-family Residences
South
RS-9
Multifamily and Single-family
West
RS-9
Single-family Residences
Applicable Rezoning
B.6-2.1(Q)(2) Is/are the uses permitted under the proposed
Considerations from Chapter
classification compatible with uses permitted on other property in the
01/12/2021

B, Article VI, Section 6-2.1(Q)

vicinity?
The proposed zoning is for moderate to high-density single family
residential development and all by-right uses under Table B.2.6 of the
Zoning Ordinance. Adjoining general use residential zoning ranges from
low to high-density development.

CONFORMITY TO PLANS AND PLANNING ISSUES
Forsyth Legacy GMA
Growth Management Area 3 (Suburban Neighborhoods)
Pertinent Legacy Recommendations
GMA 3 Consists of neighborhoods built after World War II, and is
where most development has occurred in recent decades. The area
has a more separated growth pattern of different land uses with
subdivisions that cater to specific housing styles and price ranges,
featuring curvilinear streets that often lack connectivity. Pertinent
suburban neighborhood goals include encouraging mixed-use
development, increasing density at activity centers and growth
corridors at planned locations, and constructing additional sidewalks.
Clemmons Community Compass
Clemmons Community Compass Future Land Use Plan designates
(2040)
this area as Neighborhood Residential.
Neighborhood residential areas include existing and future singlefamily detached and attached housing that range in density by
neighborhood. Neighborhood densities should be determined on a
case-by-case basis generally allowing for higher densities that
include single-family attached housing near major corridors and
activity centers and lower densities that include only single-family
detached housing near cluster residential and rural preservation areas.
Master planning of neighborhoods is encouraged and should include
neighborhood parks and open spaces as part of the development
program. New master planned neighborhoods may also include
condominiums or apartment housing if located adjacent to major
corridors or activity centers.
Subdivisions should be designed to provide vehicular, bicycle, and
pedestrian access and connectivity throughout. Developments should
connect to adjacent neighborhoods and commercial/employment
areas. The protection of mature tree canopy is encouraged on private
residential lots.
Clemmons Transportation Plan
Arden Road is a designated as a collector street.
(2009)
Greenway Plan Information
N/A
Other Applicable Plans & Planning
N/A
Issues
Applicable Rezoning Considerations
B.6-2.1(Q)(3) Have changing conditions substantially affected the
from Chapter B, Article VI, Section 6- area included in the petition?
2.1(Q)
Yes, the proposed rezoning is adjoining a new major subdivision.
B.6-2.1(Q)(4) Is the requested action in conformance with
Community Compass & Legacy?
The Clemmons Compass denotes this area as part of the
neighborhood residential land use category. Neighborhood residential
allows for single-family attached and detached depending on
proximity to major corridors and activity centers.

Analysis of Conformity to Plans &
Planning Issues

Case

Request

C-235

RS-15 to
RM-5-S and
RS-9

Forsyth County’s Legacy Plan encourages increased density around
activity centers and growth corridors in growth management area 3
(suburban neighborhoods).
See staff recommendation for C-238

RELEVANT ZONING HISTORIES
Decision &
Direction
Acreage
Date
from Site
Approved
07/13/2020

West

41.69

Recommendation
Staff
PB
Recommend Recommend
Approval
Approval

Residential Single Family District (RS 15 & RS-09) Use Table
Use Type
RS-15
RS-09
Residential Uses
Residential Building, Single Family
Zoning Permit
Zoning Permit
Family Group Home
Zoning Permit
Zoning Permit
Planned Residential Development
Planning Board Approval
Planning Board Approval
Agricultural Uses
Agricultural Production, Crops
Board of Adjustment Approval
-Business and Personal Services
Bed and Breakfast
Board of Adjustment Approval Board of Adjustment Approval
Recreational Uses
Fishing, Fee Charged
Board of Adjustment Approval
-Golf Course
Planning Board Approval
Planning Board Approval
Recreation Facility, Public
Zoning Permit
Zoning Permit
Swimming Pool, Private
Zoning Permit
Zoning Permit
Institutional & Public Uses
Adult Daycare, Home
Board of Adjustment Approval Board of Adjustment Approval
Child Daycare, Large
Board of Adjustment Approval Board of Adjustment Approval
Child Daycare, Small or Home
Board of Adjustment Approval Board of Adjustment Approval
Church or Religious Institution, C.
Planning Board Approval
Planning Board Approval
Church or Religious Institution, N.
Zoning Permit
Zoning Permit
Government Offices
Zoning Permit
Habilitation Facility A.
Board of Adjustment Approval Board of Adjustment Approval
Landfill, Land Clearing/Inert Debris
Board of Adjustment Approval Board of Adjustment Approval
Library, Public
Zoning Permit
Zoning Permit
Limited Campus Uses
Planning Board Approval
Planning Board Approval
Police or Fire Station
Zoning Permit
Zoning Permit
School, Private
Planning Board Approval
Planning Board Approval
School, Public
Planning Board Approval
Planning Board Approval
Transportation & Utilities
Access Easement, Private Off-Site
Village Council Approval
Village Council Approval
Park and Shuttle Lot
Board of Adjustment Approval Board of Adjustment Approval
Parking, off-site, for multifamily or Ins.
Village Council Approval
Village Council Approval
Utilities
Planning Board Approval
Planning Board Approval

Planning & Community Development
3715 Clemmons Road
Clemmons, NC 27012

Telephone 336-766-7511
Fax 336-766-7536
Nasser@clemmons.org

To: Appointed and Elected Boards
From: Nasser Rahimzadeh, Village of Clemmons Planning Director
Date: January 12, 2021
Re: Map Amendment of surveyed Weber Parcels part of Zoning Docket #C-238
The Village of Clemmons Community Compass 2040 is devised of 41 key themes. The key themes
organize the feedback provided from our citizens during the course of Plan development; the themes also
summarize the input used to prepare the Plan Framework 2 – the key elements of the Plan (vision3, goals4,
objectives5, and implementation actions6). Additionally, the Clemmons Community Compass includes a
future land use map and land use classifications created with the Plan’s principles.
C-238 includes the simultaneous submittal of a general use map amendment and a major subdivision
approval. The general use map amendment submittal for two parcels PIN 5892-68-5524 and 5892-68-2241
from Residential Single Family (RS-15) to Residential Single Family (RS-09) falls inside the Plan’s

1Theme # 1: Transportation and Linear Parks – promotion of parks, sidewalks, bike plans, and greenways. Transportation considerations include
congestion, safety, and connectivity
Theme # 2: Future Land use Plan – Continuing its 2010 focus, Clemmons should look to create interconnected, mixed-use developments and
promote efficient use of land, revitalize areas, and employ green design techniques.
Theme # 3: Quality of Life – Promotion of parks and recreation, safe pedestrian and bike routes that link with points of interest (e.g.
neighborhoods, greenways, and trails). Also, healthy air quality and clean water.
Theme # 4: Economic and Community Development – Includes diverse employment opportunities, new housing types for the aging population,
amenities that interest young professionals and families. In short, a vibrant economy and desirable residential neighborhoods with a variety of
housing options.
2 Key themes → vision → goals → objectives → implementation actions
3 The Village of Clemmons is a prosperous, welcoming, safe, vibrant, residential community that promotes a high quality of life for its citizens
providing a thriving diverse business environment, protecting our natural resources and preserving governmental fiscal integrity. Clemmons’
defining characteristic is a superior quality of life for all
4 Goal #1: Managed growth and balanced land use – utilizing existing infrastructure, balance land development with strategically located mixeduse centers. Adherence to the continuum of rural, to suburban, to village core development style.
Goal # 2: Revitalized commercial corridors – Mature commercial corridors, Lewisville-Clemmons Road, and US-158, will be redeveloped and
revitalized in a way that captures the Village’s character by creating a sense of place, promoting designs that accommodate multiple modes of
transportation, and employ human-scale designs that beautify streetscapes and gateway areas
Goal # 3: Multi-modal transportation options – Utilizing transportation modes that include driving, bicycling, walking, and transit (bus and future
mass transit).
Goal # 4: Wide range of housing opportunities – Housing stock that provides for rental apartments, starter, mid-level, and upscale homes, as well
as senior housing; housing that fits various lifestyles will providing for in-town living and better multi-modal access to mixed-use centers.
Goal # 5: A vibrant community center – Clemmons and partners will develop a vibrant public gathering place to serve as a focal point for the
community to support a sense of place that is walkable, accessible, and available for events and community programming
Goal # 6: Environmental stewardship – Clemmons will be a green community that provides parks, open spaces, and greenway. Trees will be
preserved and planted to increase the Village’s tree canopy. Landscaping and beautification efforts will improve the visual quality of the
community. New development will be designed using sustainable best practices and stormwater infrastructure will protect water quality and
quantity.
Goal # 7: Diverse employment opportunities – New and innovative businesses will be established in Clemmons and they will expand job
opportunities to meet a wide variety of employment needs for residents and broaden the Village’s tax base.
5 See Clemmons Community Compass list of objectives (last page)
6 See Clemmons Community Compass chapter 8

Neighborhood Residential (35.1% of planning area7) land use category. The Neighborhood Residential
category places an emphasis on:
•

•
•
•
•
•
•

Acknowledges that densities of proposed residential developments should be determined on a caseby-case basis. Generally, higher density developments should be close to major corridors and
activity centers while lower densities that include single-family detached be closer to rural
preservation areas and cluster residential.
Encourages master planning and the inclusion of neighborhood parks and open space as part of the
development program.
Recognizes that new master planned neighborhoods may also include condominiums or apartment
housing in instances where they are located adjacent to major corridors or activity centers.
Believes subdivisions should be designed to provide vehicular, bicycle, and pedestrian access and
connectivity throughout.
Posits that developments should connect to adjacent neighborhoods and commercial/employment
areas.
Promotes protection of existing mature canopy on private residential lots.
Seeks opportunities to satisfy Objective #13: Identifying opportunities to develop small
neighborhood parks on infill lots in existing neighborhoods.

The map amendment request portion of C-238 from RS-15 (Residential Single Family) to Residential
Multifamily Single Family (RS-09) abides by the Clemmons Compass guidance to keep single-family
detached away from major corridors and closer to less intense development schemes. From the standpoint
of Clemmons Compass, the incremental change from the zoning type of RS-15 to RS-09 is a non-issue as
the parcel is currently Neighborhood Residential and would stay Neighborhood Residential. The
discrepancies between the two (from a zoning perspective) is that the zones are different in density and
some use classification per Clemmons Zoning Ordinance Table B.2.6.
Per the Clemmons Transportation Plan (2009) Arden Drive is deemed a collector street. The change in
zoning would not change the Transportation Plan designation of Arden Drive as a collector street. In short,
the proposed request is congruous with applicable municipal planning documents as the zoning map
amendment request from RS-15 to RS-09 is more a matter of minor degrees in existing uses rather than a
fundamental change in uses.

7
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Planning & Community Development
3715 Clemmons Road
Clemmons, NC 27012

Telephone 336-766-7511
Fax 336-766-7536
Nasser@clemmons.org

STATEMENT OF ZONING CONSISTENCY WITH ADOPTED PLANS
Per G.S. §160A-383 Purposes in view.
“Prior to consideration by the governing board of the proposed zoning amendment, the planning board shall advise
and comment on whether the proposed amendment is consistent with any comprehensive plan. The planning board
shall provide a written recommendation to the governing board that addresses plan consistency and other matters as
deemed appropriate by the planning board, but a comment by the planning board that a proposed amendment is
inconsistent with the comprehensive plan shall not preclude consideration or approval of the proposed amendment
by the governing board.”
Following are two statements for Planning Board to consider. The first may be used, partially or in its entirety, if
the proposed map amendment is found to be consistent and approved by Planning Board. The second statement
may be used, partially or in its entirety, if Planning Board finds the proposed map amendment to be inconsistent
and denies the rezoning.

CONSISTENCY STATEMENT
The Clemmons Planning Board finds the action to amend the Village’s Official Zoning Map regarding tax parcel
5892-68-2241 and 5892-68-5524 from RS-15 (Residential, Single Family) to RS-09 (Residential, Single Family) to
be consistent with the Village of Clemmons Community Compass. The Clemmons Community Compass
designates the parcel as neighborhood residential. The Village’s RS-09 zone ensures that the development will be
congruous with the future land use as the site adjoins both general use RS-15 and RS-09 parcels. The requested
map amendment would preserve both parcels neighborhood residential category, therefore there would be no
change in the future land use map.

INCONSISTENCY STATEMENT
The Clemmons Planning Board finds the action to amend the Village’s Official Zoning Map regarding tax parcel
5892-68-2241 and 5892-68-5524 from RS-15 (Residential, Single Family) to RS-09 (Residential, Single Family) to
be inconsistent with the Village of Clemmons Community Compass. The Clemmons Community Compass
designates the parcel as neighborhood residential. Neighborhood residential development is meant to reduce in
density as you depart from major thoroughfares and activity centers. The current zone is the most appropriate as it
accommodates moderate to low density residential development.
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CLAYTON PROPERTIES GROUP, INC
(dba: SHUGART HOMES)
221 JONESTOWN ROAD
WINSTON-SALEM, NC 27104
ATTN: KEN CAPRON
OFFICE: 336.251.5209
EMAIL: ken@shugartenterprises.net

STATE NORTH CAROLINA
COUNT
ORS TH

VILLAGE OF CLEMMONS - TREE SAVE AREA SUMMARY CALCULATIONS
To be used in conjunction with the Inspections Division Landscaping and Tree Preservation Checklist

Individual Trees Method Used:
_____ Yes
_____ No
Number of Trees 6 - 9”
DBH: _____ X 500sf = _____
Number of Trees 9.01 – 12”
DBH: _____ X 750sf = _____
Number of Trees 12.01 – 24”
DBH: _____ X 1,800sf = _____
Number of Trees 24.01 – 36”
DBH: _____ X 3,000sf = _____
Number of Trees Larger than 36.01”
DBH: _____ X 4,000sf = _____

Tree Stand Method Used:
_____ Yes _____ No
List the Area of Each Tree Stand Being
Saved: _____
Describe Each Tree Stand (Age, Health,
Species Mix):

New Trees Used for TSA Credit:
_____ Yes
_____ No
Number of Large Variety Trees Planted:
_____ X 750 sf = _____

Total Square Footage of Individual Trees
Used to Satisfy Minimum TSA: _____

Total Square Footage of Tree Stands Being
Saved to Satisfy Minimum TSA: _____

Total Square Footage of New Trees
Planted to Satisfy Minimum TSA: _____

Total Required TSA (in Square Feet): _____
Total TSA provided (in Square Feet): _____
Note: THINK BEFORE YOU CUT! Refer to C-UDO-58 Section 3.4.2(H)(2) for explanation of penalties assessed for noncompliance.

MUNICI ALIT
ILLA E O CLEMMONS
TO NSHI CLEMMONS

Total Required Tree Save Area (in Sq. Ft.): Total Site Size or Total Limits of Land Disturbance – Excluded Area X Minimum TSA (_____ %) = _____

5700 CLOUDS HARBOR TRAIL
CLEMMONS, NORTH CAROLINA 27012

Minimum Tree Save Area Required:
Commercial, Institutional and Industrial
Residential - (Note: These requirements apply to major residential
subdivisions not minor subdivisions or individual lot(s).)
(including Multifamily and Schools)
Size of Parcel:
Tree Save Area Required to Include:
Size of Parcel
Tree Save Area Required to Include:
0 – 55,000 square feet
Eight percent (8%) of parcel area
0 – 55,000 square feet
Ten percent (10%) of parcel area
55,001 square feet – 5 acres Nine percent (9%) of parcel area
55,001 square feet – 5 acres Eleven percent (11%) of parcel area
5.01 – 10 acres
Ten percent (10%) of parcel area
5.01 – 10 acres
Twelve percent (12%) of parcel area
Greater than 10 acres
Twelve percent (12%) of parcel area
Greater than 10 acres
Fourteen percent (14%) of parcel area

Cloud's Harbor Landing

New Development:
Additions to Existing Development:
Total Site Size (in Square Feet): _____
Total Limits of Land Disturbance (in Square Feet): _____
Total Site Area Excluded From TSA:
Sq. Ft. Proposed R.O.W.s _____ + Sq. Ft. Existing Utility Easements _____ + Sq. Ft. Existing Water Bodies and Stormwater Ponds _____ = _____
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LOT GRADING TYPE A
DRAINAGE TO STREET & REAR SWALE
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LOT GRADING TYPE B
ALL DRAINAGE TO STREET AND REAR LOT LINE
CLAYTON PROPERTIES GROUP, INC
(dba: SHUGART HOMES)
221 JONESTOWN ROAD
WINSTON-SALEM, NC 27104
ATTN: KEN CAPRON
OFFICE: 336.251.5209
EMAIL: ken@shugartenterprises.net

STATE NORTH CAROLINA
COUNT
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VILLAGE OF CLEMMONS - TREE SAVE AREA SUMMARY CALCULATIONS
To be used in conjunction with the Inspections Division Landscaping and Tree Preservation Checklist

Total Required Tree Save Area (in Sq. Ft.): Total Site Size or Total Limits of Land Disturbance – Excluded Area X Minimum TSA (_____ %) = _____

·

Individual Trees Method Used:
_____ Yes
_____ No
Number of Trees 6 - 9”
DBH: _____ X 500sf = _____
Number of Trees 9.01 – 12”
DBH: _____ X 750sf = _____
Number of Trees 12.01 – 24”
DBH: _____ X 1,800sf = _____
Number of Trees 24.01 – 36”
DBH: _____ X 3,000sf = _____
Number of Trees Larger than 36.01”
DBH: _____ X 4,000sf = _____

Tree Stand Method Used:
_____ Yes _____ No
List the Area of Each Tree Stand Being
Saved: _____
Describe Each Tree Stand (Age, Health,
Species Mix):

New Trees Used for TSA Credit:
_____ Yes
_____ No
Number of Large Variety Trees Planted:
_____ X 750 sf = _____

Total Square Footage of Individual Trees
Used to Satisfy Minimum TSA: _____

Total Square Footage of Tree Stands Being
Saved to Satisfy Minimum TSA: _____

Total Square Footage of New Trees
Planted to Satisfy Minimum TSA: _____

Total Required TSA (in Square Feet): _____
Total TSA provided (in Square Feet): _____
Note: THINK BEFORE YOU CUT! Refer to C-UDO-58 Section 3.4.2(H)(2) for explanation of penalties assessed for noncompliance.

·

MUNICI ALIT
ILLA E O CLEMMONS
TO NSHI CLEMMONS

LOT GRADING TYPE C
ALL DRAINAGE TO REAR LOT LINE

5700 CLOUDS HARBOR TRAIL
CLEMMONS, NORTH CAROLINA 27012

Minimum Tree Save Area Required:
Commercial, Institutional and Industrial
Residential - (Note: These requirements apply to major residential
subdivisions not minor subdivisions or individual lot(s).)
(including Multifamily and Schools)
Size of Parcel:
Tree Save Area Required to Include:
Size of Parcel
Tree Save Area Required to Include:
0 – 55,000 square feet
Eight percent (8%) of parcel area
0 – 55,000 square feet
Ten percent (10%) of parcel area
55,001 square feet – 5 acres Nine percent (9%) of parcel area
55,001 square feet – 5 acres Eleven percent (11%) of parcel area
5.01 – 10 acres
Ten percent (10%) of parcel area
5.01 – 10 acres
Twelve percent (12%) of parcel area
Greater than 10 acres
Twelve percent (12%) of parcel area
Greater than 10 acres
Fourteen percent (14%) of parcel area

Cloud's Harbor Landing

New Development:
Additions to Existing Development:
Total Site Size (in Square Feet): _____
Total Limits of Land Disturbance (in Square Feet): _____
Total Site Area Excluded From TSA:
Sq. Ft. Proposed R.O.W.s _____ + Sq. Ft. Existing Utility Easements _____ + Sq. Ft. Existing Water Bodies and Stormwater Ponds _____ = _____
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TECHNICAL REVIEW COMMITTEE
PRELIMINARY COMMENTS AND/OR RECOMMENDED CONDITIONS
Note: Village Planning staff is responsible for coordinating the Technical Review of Special Use Rezoning Requests; please contact
the appropriate Department at the phone # indicated below if you have any questions about the comments or recommendations
listed. Further, please note that additional information may be forthcoming from Departments that indicate
“See Emailed Comments” or another similar phrase. A list of recommended conditions from this Technical Review
Committee will be sent to you via fax generally by the end of the business day on Friday the week prior to the Planning Board
Public Hearing.
PROJECT CASE #: C-238 PARCEL PIN: 5892-68-2241, 5892-67-9635, 5892-68-5524
PROJECT TITLE/DESCRIPTION: Cloud’s Harbor Landing ± 39.7 acres with 88± single-family dwelling units
UDO: RS-09
NCDOT District 2: Sr. Assistant District Engineer, Randy Ogburn (336-747-7900) rogburn@ncdot.gov
• Although we cannot require offsite improvements, we do strongly recommend that left and right turn lanes be added on Hampton Road
for Arden Drive, since the AADT was 10,500 in 2019. If turn lanes are required by the Village of Clemmons, encroachment
agreements would have to be submitted to NCDOT for any work or utility ties occurring within the right of way.
Winston-Salem/Forsyth County Inspections (Zoning), Elizabeth Colyer (336-727-2626) elizabethrc@cityofws.org
• N/A
Winston-Salem (Erosion Control/Floodplain Program Manager) Matthew Osborne (336-747-7453) matthewo@cityofws.org
• If the proposed project creates more than 10,000 sq. feet of land disturbance, an Erosion Control/Grading Permit will be required prior
to the start of work. In order to obtain this, permit you must submit a professionally designed Erosion and Sedimentation Control Plan
along with an original signed/notarized Financial Responsibility/Ownership (FRO) form for review and approval. Please submit the
plan through the electronic plan review portal at the following link: https://winston-salem.idtplans.com/secure/
Clemmons Public Works/Stormwater, Michael Gunnell (336-766-9170) mgunnell@clemmons.org
• See attached PDF for feedback

Clemmons Fire Jerry Brooks (336-766-4114)
• No Comment
Forsyth County Fire Scott Routh (336-703-2550) routhcs@forsyth.cc
• Haywood Street is over 150’ in length and needs an approved turn around.
• Minimum fire flow is 1000 GPM for homes 3600 square feet or less. Homes between 4801 and 6200 require 2000 GPM. The plan
indicates 5000 square feet so how much is actual the size of the home. Need to provide data indicating this.
Winston-Salem/Forsyth County Utilities, Chris Jones (336-747-7499) charlesj@cityofws.org
• Submit water/sewer extension plans to utilities plan review for permitting/approval. From the proposed plan, it looks like some existing
sewer will be rerouted. The old lines and easements must be properly abandoned by the CCUC and the WS City Council. Water
meters purchased through COWS. Be aware of system development fees due at the time of meter purchase. Where the proposed sewer
is not 10’ from the proposed R/W, an exclusive public sanitary sewer easement will be required. No storm water ponds are to be
constructed on existing sewer easements. There is no Timber Street on GIS. No record of public water or sewer there either. Please
clarify.

Clemmons Planning, Nasser Rahimzadeh (336-766-7511) nasser@clemmons.org
• Some parcels lot widths are not 65’ at the front lot line. Make sure that they are where the building envelope starts.
• Lot # 50 does not comply with RS-9 minimum lot area per B.2-1.2(H)
• Table B.3.8 requires 2 spaces per dwelling unit. Please satisfy requirement
• Cloud Harbor Trail & Jordan Lane stub streets shall comply with D.4-B(1)(f) …All subdivisions shall dedicate right-of-way and construct
stub streets to any adjoining properties to facilitate traffic circulation within the context of the overall transportation network. All stub
streets shall meet the design and construction criteria required by each governmental jurisdiction and shall be constructed to the property
line or bonded before final plats are approved for the sections of the subdivision where said streets are located. All stub streets shall be
designed, constructed, and placed in locations which will permit the future extension of these streets.
• Cloud Harbor Trail & Jordan Lane stub streets shall comply with D.4-B(1)(h) temporary “T” turnaround dimensions…In cases where
streets are built to adjoining property lines and are to be extended in the future, the board may grant a temporary T-shaped turnaround
having a paved roadway area of not less than forty (40) feet in width and forty-eight (48) feet in length perpendicular to the main roadway
with curve radii of not less than ten (10) feet. Said temporary T-shaped turnaround shall have a right-of-way of not less than fifty (50)
feet as an extension of the main roadway with the paved roadway area centered in the right-of-way. There shall be a ten (10) foot by sixty
(60) foot temporary construction and maintenance easement at the end and on both sides of the temporary T-shaped turnaround. Said
easements shall be removed when the street is extended and the temporary T-shaped turnaround removed.
• Lots 5, 13, 21, 33, 56, 68, 75, & 88 shall comply with sight distance easements per D.4-B(1)(n) …All new subdivisions will have
triangular sight distance easements shown in dashed lines at all street intersections…These easements will remain free of all structures,
trees, shrubbery, driveways, and signs, except utility poles, fire hydrants, and traffic control signs. Sight easements shall be ten (10) feet
by seventy (70) feet running from the intersection along the right-of-way of the pertinent street.
• Subdivision shall comply with D.4-B(1)(o) …All new public streets shall include a ten (10) foot utility easement on both sides of the

•
•

•
•
•
•

•
•

street reserved for the installation and maintenance of water, sewer, power, telephone, gas, cable, or any other public utility, unless
adequate right-of-way is available for utilities.
Lots 5, 13, 21, 33, 56, 68, 75, & 88 shall comply with negative access easements per D.4-B(2)(b) and D.4-B(2)(c).
Note D.4-B(3)(c) for the final plat and preliminary regarding stormwater…(c) Drainage. (i)The preliminary subdivision plat should
consider any areas with special drainage requirements. Drainage easements shall be shown on the final plat. (ii)If a stormwater retention
or detention system is required by local or State ordinance, the preliminary location of the devices to be used in the system shall be shown
on the preliminary subdivision plat.
Confirm that utilities shall be underground per D.4-B(3)(d)
Unable to identify land to be dedicated per D.4-B(4). If developer is using payment of fees in lieu of land dedication per D.4-B(4)(b),
please submit a letter indicating fee in lieu per D.4-B(4)(c)(i)
Jackson Drive and Jordan Lane shall comply with D.4-B(6) … For subdivisions with fifty (50) percent or more of the lots one acre or
smaller in size five (5) foot minimum sidewalks, five inches in thickness shall be required along one side of all residential streets.
Sidewalks shall conform to ADA requirements and the Village of Clemmons installation and maintenance requirements.
Note that final plat shall show locations of subdivision sign easement per D.4-B(10)(c) … Any markers, signs, or monuments with the
name of the subdivision shall be issued a sign permit from the Inspections Division prior to installation. All such signs shall be located
outside public rights-of-way, outside sight easements, and at major entrances to the subdivision. If such markers are contemplated in the
subdivision, the final plat shall show the locations of these easements.
Per D.4-B(10)(f) any areas delineated as wetland by the US Army Corp of Engineers shall be identified on the preliminary subdivision
plat. National wetlands inventory map indicates the intermittent stream as R5UBH. Please confirm with Army Corp/NCDEQ and note
in revised preliminary subdivision plat
Note compliance with D.4-B(10)(h) regarding tree preservation planning areas

General comments: Please use Durham’s ordinance on cluster box units (CBU) as a guide for mail kiosk. Planning staff recommends two CBUs one to be
located at the entrance of the development on either side of the open space and second to be in the open space around Haywood Street/Clouds Harbor Trail
northbound. Indicate pedestrian crosswalk and flow where applicable.

Clemmons Planning, Jeff Vaughn (336-766-7511) jvaughn@clemmons.org
• Clearly show sidewalks on Jordan Ln and Jackson Dr.
• Show and label setbacks of existing house and pool house
• Mail Kiosk?
• Remove Haywood St. from Clouds Harbor Trail
• Under Purpose Statement add Rezoning to RS-9
• Use Village of Clemmons Tree Save Legend
• Show a 25’ access easement to sanitary sewer line behind lots 47-38
• Show 10’ X 70’ sight easements at all intersections
• Include street connectivity index on the plan
• Provide turn around at the end of Cloud’s Harbor
• Provide payment in lieu info for open space per Chapter D.4(B)(4)

•
•
•
•

Clean up slopes on access easement to the Parker property
Joshua Dr will require approval of a staff change/site plan amendment by Old Mill
Label Arden Dr. as public
Label width of A/E to existing house.

Forsyth County Addressing, Matthew Hamby (336-703-2337) hambyme@forsyth.cc
• Joshua Drive, Jackson Drive, Jordan Lane, and Haywood Street are not approved to be used as street names. Please send new name
request to hambyme@forsyth.cc for review.
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12/9/2020
Subject: Clouds Harbor Landing Subdivision TRC Comments
Below are the TRC comments provided by the Public Works, Engineering, and Stormwater Department:
1.

Stormwater Permit and fees are required.

2.

Add Note to Watershed Notes “The stormwater SCM/BMP for this subdivision has been
designed for a specific impervious and drainage area. Any alterations to this subdivision must be
approved and permitted by Village of Clemmons staff prior to any alterations occurring. Failure
to obtain a Village of Clemmons permit will result in the issuance of penalties to the maximum
extent possible.”

3.

Add a Note that this site is located within 303(d) impaired waters of the state watershed and
shall be subject to all watershed regulations set forth by the Village of Clemmons and the NC
Department of Environmental Quality.

4.

Show site distance triangles at the intersections.

5.

Is there a typo on sewer labels? Shows an existing 6” sewer main, if so, need to confirm with
CoWS utility department if tie in is acceptable.

6.

Show a negative access easement at the following locations:
a.

East side of lots 5, 56, and 75.

b.

West side of lots 13 and 88.

c.

South side of lots 21 and 33.

d.

North side of lot 68.

7.

Show all crosswalk locations and a schematic of the crosswalk pattern.

8.

Show mail kiosk locations. Handicap accessibility will be required.

9.

Stop and street signs are required at street intersections. Add a note that signs are to be
purchased by the developer and delivered to Village of Clemmons staff for installation.
3800 Dillion Industrial Drive, Clemmons, N.C. 27012 (336) 766-9170 Fax (336) 712-4040

10.

Show all private drainage easements.

11.

Add a note to your typical lot layout that all drainage inlets outside of the right of way
must be drop/throat inlets with a 4” (min) throat depth and a 4” slab top lid.

12.

Add a note that all utilities shall be encased underneath of road crossings per CoWS
standards. All new utilities shall be jack and bored underneath of existing roads.

13.

All utilities shall cross the roadway in the shortest distance possible. No manholes, or
other structures may be placed in the roadways or sidewalks, except for storm inlets on
the curb lines.

14.

Show sidewalk along Jackson Drive and Jordan Lane.

15.

Remove Haywood street note from Clouds Harbor Trail.

16.

Both SCM’s will need a point of access for equipment/vehicles to get down to the basin,
as well as a littoral shelf. Be sure to leave plenty of room. Show an easement to the SCM
below Joshua Drive from the public right of way.

17.

How do you intend to get water from the backs of the lots 60-41 into the basin?

18.

Project must be phased in a manner that the first phase only installs 29 lots and access
to the Parker property. Once the second connection to an existing public right of way is
finalized, the final portion of the subdivision may commence.

19.

Show turnarounds at dead ends of the streets per Village ordinances and Fire
Department Requirements.

20.

Add a note to the typical lot layout that the minimum distance between the garage door
and the closest edge of sidewalk must be 20’.

21.

All water and sanitary sewer lines must be a minimum of 3’ from the back of curb.

22.

The permanent SCM access and maintenance easement must be recorded at the
Forsyth County Register of Deeds prior to the issuance of the grading permit.

23.

The site shall be subject to Fire Department requirements based on the number of
usable access points.

24.

Extend the ingress/egress easement across the Jean Parker tract located behind lot 55.

25.

All proposed roads shall meet the minimum design requirements as specified in the
NCDOT Subdivision Roads Minimum Construction Standards based on the Design Speed
and Terrain Classification.

3800 Dillion Industrial Drive, Clemmons, N.C. 27012 (336) 766-9170 Fax (336) 712-4040

26.

For Stub Streets, signage shall be placed that meets the MUTCD standard indicating the
road ends ahead, no outlet, and reflective indicators at the street end.

27.

Reguired turn around areas shall not be used as a residential driveway and shall have
“No Parking Signs” installed by the Developer.

28.

The developer shall petition for the entire portion of the existing right-of-way not used
for the proposed Clouds Harbor Trail Road realignment to be abandoned.

Please do not hesitate to call if you have any questions or need any assistance with the submittal.
Sincerely,
Wes Kimbrell, PE
Stormwater Engineer
The Village of Clemmons

3800 Dillion Industrial Drive, Clemmons, N.C. 27012 (336) 766-9170 Fax (336) 712-4040

SITE PLAN REVIEW RECORD
1)

SITE PLAN TITLE AND NUMBER: C-238

2)

TYPE OF DEVELOPMENT: Preliminary Major Subdivision site plan review

3)

ACREAGE: 39.06±

4)

ZONING: Existing: RS-15 & RS- 9

5)

# UNITS/LOTS: 89± lots

6)

DENSITY, IF RESIDENTIAL: 2.28 lots per acre

7)

LOCATION OF DEVELOPMENT: 2635 ft East of Hampton Road and Haywood Street

8)

SITE PLAN PREPARER:

Green Mountain Engineering, PLLC
7A Wendy Court
Greensboro, NC 27409
PHONE: 336.294.9394 FAX: --E-mail: vince@greemountainengineers.com

9)

OWNER &/OR AGENT:

Shugart Homes
221 Jonestown Road
Winston-Salem, NC 27104

10)

CONDITIONS: (These conditions are additional requirements for development. All other city or county code
regulations still apply.)

Proposed: RS-9

PRIOR TO THE ISSUANCE OF ANY PERMITS
a. Developer shall submit a letter indicating payment in lieu of the dedication of land along with plat.
b. Developer shall comply with NCDOT request for turn lanes into Arden Drive and associated NCDOT
procedures.
PRIOR TO THE ISSUANCE OF GRADING PERMITS:
a. Developer shall obtain a stormwater management permit from the Village of Clemmons Stormwater
Administrator.
b. The Developer shall submit a professionally designed Erosion and Sedimentation Control Plan along with an
original signed/notarized Financial Responsibility/Ownership (FRO) form for review and approval, if the
proposed project creates more than 10,000 square feet of land disturbance.
c. Developer shall obtain a permit from the Army Corp of Engineers per section 404 of the Clean Water Act, if
governing authority deems it necessary.
d. Developer shall obtain a permit from the North Carolina Department of Environmental Quality per section 401
of the Clean Water Act, if governing authority deems it necessary.
e. Developer shall meet the tree protection standards during construction as required in Chapter B.3-4 Landscaping
and Tree Preservation Standards of the ordinance.
PRIOR TO RECORDING FINAL PLAT:
a) Developer shall bond or provide some other acceptable performance guarantee for the required sidewalks.
100% of the sidewalks shall be installed within 2 years after the date of the first house building permit.
b) Developer shall build roads to public street standards.
c) Developer shall record a final plat in the office of the Register of Deeds. Final plat shall include, among
other requirements, proposed public streets rights-of-way, negative access easement for pertinent lots,
property lines, approved addresses for each lot, tentative building locations, and public access and

maintenance easements for any sidewalks located along public streets which are outside of the public
right- of-way as well as all required payment in lieu calculations.
d) The Developer shall submit water/sewer extensions plans to Utilities Plan Review for permitting/approval. Water
meters purchased through City of Winston-Salem. Utility system development fees to be paid at the time of meter
purchase.
PRIOR TO THE ISSUANCE OF BUILDING PERMITS:
a. The Developer shall be restricted to the construction of no more than 30 dwelling units until the development
provides a minimum of two roads that comply with the North Carolina State Building Code: Fire Prevention
Code appendix on Fire Apparatus Access Roads as understood by Forsyth County Fire Marshall and/or
designees.
b. Village of Clemmons Driveway permits for the driveways.
PRIOR TO THE ISSUANCE OF OCCUPANCY PERMITS:
a. Developer shall obtain a stormwater occupancy permit from the Village of Clemmons Stormwater
Administrator
b. Developer/Homeowners Association shall be created and be responsible for maintenance post-development of all
common areas, including vegetation surrounding the mail kiosk, the stormwater management controls, and the
tree save areas. A note shall be added to the final plat.

11/12/2021, 11/15/2021, 11/19/2021, 11/20/2021 rev

