Agenda
Village of Clemmons Planning Board
Regular Meeting
August 17, 2021

REGULAR MEETING OF
THE VILLAGE OF CLEMMONS PLANNING BOARD
August 17, 2021 AGENDA
The Meeting will begin at 6:00 pm.
I.

CALL TO ORDER

II.

APPROVAL OF MINUTES for July 20, 2021 meeting

III.

CHANGES AND/OR APPROVAL OF AGENDA

IV.

ANNOUNCEMENTS

V.

PUBLIC COMMENTS

VI.

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

Gateway West Apartments, LLC from RS-40 (Residential, Single Family) to RM12-S (Residential Multifamily – Special) for property addressed 2070 LewisvilleClemmons Road, PIN 5883-99-1851, consisting of 5.88± acres as shown on a site
plan located in the Village of Clemmons Planning Department and on the Village
of Clemmons website (Zoning Docket C-240).

B. Public Hearing of Zoning Map Amendment and Preliminary Major

Subdivision Review for real property owned by Pennston Corp. from RS-9
(Residential Single-Family) to RM-5-S (Residential Multifamily - Special)
located on 54.86± acres to include 22 lots at 6100 Springfield Farm Road, PIN
5894-22-6196, as shown on a site plan map located in the Village of Clemmons
Planning Department and on the Village of Clemmons website (Zoning Docket
C-242). SEE ATTACHED POSTPONEMENT NOTICE

C. Public Hearing of Zoning Map Amendment for real property owned by 2020

MOJO, LLC from PB-S (Pedestrian Business - Special) to PB-S (Pedestrian
Business – Special) for property addressed 6110 Towncenter Drive, PIN 5883-955532, consisting of 1.35± acres as shown on a site plan located in the Village of
Clemmons Planning Department and on the Village of Clemmons website
(Zoning Docket C-243).

D. Public Hearing of Zoning Map Amendment for real property owned by Robert

and William Vogler, Impulse Energy II, LLC, and Milo White Investments, LLC
from RS-30 (Residential Single-Family) and LB-S (Limited Business – Special)
to RM-12-S (Residential Multifamily – Special) and GB-S (General Business –
Special) for property addressed 1544-1614 Lewisville-Clemmons Road, PINs
5884-87-3358, 5884-87-2577, 5884-87-2893, 5884-97-0932, 5884-98-0002,
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5884-98-0192, 5884-88-8007, and 5884-88-6079, consisting of 35.20± acres as
shown on a site plan located in the Village of Clemmons Planning Department
and on the Village of Clemmons website (Zoning Docket C-245). SEE
ATTACHED POSTPONEMENT NOTICE
E. Zoning Text Amendment to amend multiple sections in Chapter C

Environmental Ordinance of the Unified Development Ordinances to strengthen
stormwater requirements for public health, welfare, and safety. The Text
Amendment is on file in the Village of Clemmons Planning Department and on
the Village of Clemmons website (Zoning Docket C-UDO-85).

F. Staff Report – Next scheduled meeting on September 21, 2021.

VI. ADJOURNMENT
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REGULAR MEETING OF
THE VILLAGE OF CLEMMONS PLANNING BOARD
July 20, 2021
The Village of Clemmons Planning Board met on Tuesday, July 20, 2021 at 6:00 p.m. The
meeting was held at the Village Hall, Clemmons, North Carolina. The following members were
present: Kevin Farmer, Lanny Farmer, Brad Hunter, Tressa Krenzer, Tom Mekis, Carolyn
Miller, Dave Orrell, and Bobby Patterson. Member Rob Cockrum was absent. Village Attorney
Elliot Fus was also present.
CALL TO ORDER
Chairman Brad Hunter called the meeting to order at 6:03 p.m.
APPROVAL OF MINUTES
Tom Mekis made a motion to approve the June 15, 2021 minutes as presented. Dave Orrell
seconded the motion.
Chairman Hunter noted a correction that he voted in favor of Zoning Docket C-21-001
Griffindell Subdivision, not against.
Dave Orrell made a motion to approve the June 15, 2021 minutes as amended. Tom Mekis
seconded the motion which was unanimously approved.
Chairman Hunter introduced newly appointed members Lanny Farmer and Kevin Farmer to the
board.
CHANGES AND/OR APPROVAL OF AGENDA
Planner Rahimzadeh requested that the board remove item VI(B) from the agenda and postpone
the public hearing for Zoning Docket C-240 Gateway West until the August 17, 2021 meeting,
citing that staff did not receive a Traffic Impact Analysis in time to conduct proper staff analysis,
and the developer has recently reached out to adjacent property owners for a neighborhood
meeting.
Bobby Patterson made a motion to postpone the public hearing for Zoning Docket C-240 until
the August 17, 2021 meeting. Dave Orrell seconded the motion which was unanimously
approved.
ANNOUNCEMENTS
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There were no announcements.
PUBLIC COMMENTS
There were no comments.
BUSINESS
A. Election of Planning Board Officers for 2021-2022
Dave Orrell nominated Brad Hunter to be Chairman of the Planning Board. Tom Mekis
seconded the motion which was unanimously approved.
Tom Mekis nominated Dave Orrell to be Vice Chair for the Planning Board. Bobby Patterson
seconded the motion which was unanimously approved.
Planner Rahimzadeh suggested that Planning Staff be nominated as Secretary for the Planning
Board to make logistics easier for signing off on approved minutes. Carolyn Miller made a
motion for staff to become Secretary for the Planning Board. Tressa Krenzer seconded the
motion which was unanimously approved.
B. Public Hearing of Zoning Map Amendment for real property owned by Gateway West
Apartments, LLC from RS-40 (Residential, Single Family) to RM18-S (Residential
Multifamily – Special) for property addressed 2070 Lewisville-Clemmons Road, PIN
5883-99-1851, consisting of 5.88± acres as shown on a site plan located in the Village of
Clemmons Planning Department and on the Village of Clemmons website (Zoning
Docket C-240).
The public hearing for C-240 Gateway West was postponed until the August 17, 2021 meeting.
C. Public Hearing of Zoning Map Amendment for real property owned by Kakewalk,
LLC from PB-S (Pedestrian Business-Special) to PB-S (Pedestrian Business – Special)
for property addressed 1415 River Ridge Drive, PIN 5884-89-5783, consisting of 1.05±
acres as shown on a site plan located in the Village of Clemmons Planning Department
and on the Village of Clemmons website (Zoning Docket C-241).
Planner Rahimzadeh presented staff analysis of the site. The purpose of the rezoning is to add
uses because the property is currently only zoned for indoor recreation services. The rezoning
would keep the zoning as PB-S and allow for the additional uses of retail store, specialty or
miscellaneous; arts and crafts studio; general merchandise store; non-store retailer; offices,
miscellaneous; professional office; services, business A; services, business B; and services,
personal.
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Dave Orrell confirmed with Planner Rahimzadeh that there were no outstanding issues with the
site plan, but Planner Rahimzadeh noted that there are three wheel stops between the parcel and
the adjoining property to the east that currently prevents connectivity between parcels. Chairman
Hunter confirmed with Planner Rahimzadeh that the board could recommend the removal of the
wheel stops as a condition if they are on the parcel for C-241.
Chairman Hunter opened the public hearing at 6:28 p.m. There were no proponents or
opponents. Chairman Hunter closed the public hearing at 6:29 p.m.
Tressa Krenzer made a motion to adopt the consistency statement as stated in the Statement of
Plan Consistency (attached hereto as Exhibit A and incorporated as part of the minutes) and
recommend APPROVAL for the zoning map amendment for C-241, with the modification that
the curb barrier in the parking lot separating the adjoining parcels be removed. Carolyn Miller
seconded the motion which was unanimously approved.
CONDITIONS FOR C-241:
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 GRADING PERMITS:
a. Developer shall obtain a stormwater management permit from the Village of
Clemmons Stormwater Administrator
b. Developer shall obtain a driveway permit from the Village of Clemmons Public
Works
c. Developer shall meet the tree protection standards during construction as required in
Chapter B.3-4 Landscaping and Tree Preservation Standards of the ordinance.
d. 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.
PRIOR TO THE ISSUANCE OF OCCUPANCY PERMITS:
a. Developer shall obtain a stormwater occupancy permit from the Village of Clemmons
Stormwater Administrator.
OTHER CONDITIONS:
a. Clemmons Planning staff shall be notified of occupancy different than arts and crafts
studios.
D. Preliminary Major Subdivision Review for Tudor Oaks Subdivision by Bowtie, LLC
located on 11.238± acres zoned RS-9 to include 21 lots at 3115 Tudor Oak Drive and
shown as PIN 5892-16-7553 on a site plan map located in the Village of Clemmons
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Planning Department and on the Village of Clemmons website (Zoning Docket C-21002).
Planner Rahimzadeh clarified that the staff concerns with the site plan for C-21-002 had mostly
been resolved with the most recent site plan revision. The previous concerns had been that the
length of the road was in excess of 1200 linear feet which is not permitted per the subdivision
ordinance. Another concern was that the T-turnaround did not meet the dimensional
requirements. Both of these concerns had been addressed with the most recent revisions, and the
only remaining concern was that the street did not stub out to the eastern property line.
Chairman Hunter noted dimensional concerns with the T-turnaround for service vehicles such as
waste management and emergency vehicles.
Paul Fidishun, landscape architect and engineer with MLA Design, 6514 Dornoch Drive,
Greensboro, North Carolina, was there to represent the applicant. He stated that the site plan met
ordinance requirements and it is a difficult parcel to develop. He pointed out that the turnaround
stubbed to the property line to the north instead of the east since extending it to the east would
result in losing a lot. He also remarked that a cul-de-sac would not work because of an existing
sanitary sewer easement and required buffers near the creek.
Chairman Hunter inquired whether the Clemmons or Forsyth County Fire Departments had
anything to say about the turnaround. Planning Technician Drake advised that staff followed up
and confirmed with both departments, and they stated that they had no comments.
Bobby Patterson advised that extending the stub by removing Lot 18 would help to develop the
property, provide connectivity to the adjacent property, and improve the turnaround for service
vehicles. He noted that fire trucks make turning around a priority when arriving on the scene, and
the current dimensions of the T-turnaround seem very tight.
Dave Orrell inquired whether no parking signs could help with potential on-street parking issues.
Planner Rahimzadeh replied that signs ultimately become a problem of enforcement. Tressa
Krenzer noted how on-street parking on the street where she lives has affected the quality of the
roads and hindered access by making the road space even narrower.
Dave Orrell made a motion to recommend APPROVAL of the preliminary major subdivision
plat with the conditions as presented on the site plan review record for Tudor Oaks – Zoning
Docket C-21-002 (attached hereto as Exhibit B and incorporated as part of the minutes).
Chairman Hunter seconded the motion.
Dave Orrell advised that he felt that the board had sufficiently stated their concerns and that the
subdivision largely meets the requirements of the ordinance, so it was up to Council’s discretion
to take their concerns into consideration. Lanny Farmer agreed with Dave Orrell’s comments and
reiterated the complicated nature of the lot.
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The motion passed 6-2 with Kevin Farmer and Tom Mekis voting against the motion.
CONDITIONS FOR C-21-002:
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 GRADING PERMITS:
(A) Developer shall obtain driveway permit from NCDOT and comply with all transportation
related requests made by NCDOT
(B) Developer shall obtain a stormwater management permit from the Village of Clemmons
Stormwater Administrator.
(C) Developer shall meet the tree protection standards during construction as required in
Chapter B.3-4 Landscaping and Tree Preservation Standards for the new large variety
trees planted to meet the requirements of the ordinance.
(D) If the proposed project creates more than 20,000 sq. ft. of land disturbance for SingleFamily Dwelling construction, a Grading/Erosion Control Permit will be required prior to
the start of work. 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.
(E) If applicable, obtain US Army Corp of Engineers 404 and/or North Carolina Department
of Environmental Quality - Division of Water Resources 401 permits for stream
channel/wetland impacts.
PRIOR TO SIGNING FINAL PLAT:
(A) Developer shall submit water/sewer extension plans to Forsyth County Utilities plan
review for permitting/approval.
(B) Developer shall improve the entirety of Tudor Oaks Drive to public street standards.
(C) Final plat shall show proposed public streets rights-of-way, property lines, 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
required payment in lieu calculations.
(D) Developer/Homeowners Association shall maintain the grassed/landscaped island
adjacent to the mail kiosk. A note shall be added to the final plat.
PRIOR TO THE ISSUANCE OF BUILDING PERMITS:
(A) Developer shall obtain Village of Clemmons Driveway permits.
(B) Developer shall record a final plat in the office of the Register of Deeds.
PRIOR TO THE ISSUANCE OF OCCUPANCY PERMITS:
(A) Developer shall obtain a stormwater occupancy permit from the Village of Clemmons
Stormwater Administrator

5

(B) Developer shall construct required sidewalks and install street trees as shown on the
preliminary plat, all sidewalks shall be constructed within two years of site construction.
E. Staff Report – Next scheduled meeting on August 17, 2021.
Discussion ensued regarding density, traffic, connectivity, and other development externalities
and how to approach them in Clemmons.
Planner Rahimzadeh advised that the next Planning Board meeting would take place on August
17, 2021.
ADJOURNMENT
Carolyn Miller made a motion to adjourn at 7:30 p.m. Dave Orrell seconded the motion which
was unanimously approved.

Respectfully submitted:
________________________________
Caroline Drake, Planning Technician

______________________________
Nasser Rahimzadeh, Secretary
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Exhibit A
Planning & Community Development
P | 336.766.7511
F | 336.766.7536

www.clemmons.org
3715 Clemmons Road
Clemmons, NC 27012

STATEMENT OF PLAN CONSISTENCY
Per G.S. §160D-604(d) Plan Consistency
“When conducting a review of proposed zoning text or map amendments pursuant to this section, the planning
board shall advise and comment on whether the proposed action is consistent with any comprehensive plan that has
been adopted and any other officially adopted plan that is applicable. 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. If a zoning map amendment qualifies as a "large-scale rezoning" under G.S. 160D-602(b), the planning
board statement describing plan consistency may address the overall rezoning and describe how the analysis and
policies in the relevant adopted plans were considered in the recommendation made.”
Consistency Statement for Zoning Map Amendment: Docket # C-241
The Clemmons Planning Board finds the action to amend the Village’s Official Zoning Map regarding tax parcel
5884-89-5783 addressed 1415 River Ridge Drive from Pedestrian Business – Special (PB-S) to PB-S to be
consistent with the Village of Clemmons Community Compass. Theme #4 in the Clemmons Community Compass
is for Economic and Community Development; the expanding of commercial uses on a pre-existing commercial
promotes economic development and diversifies employment opportunities. The future land use for the parcel is
highway commercial. Highway commercial uses include general commercial, retail, hospitality, and commercial
uses that are more auto-oriented. The Village’s PB-S may not align with auto-oriented development, but it aligns
with other aspects of highway commercial, thus making the proposed map amendment congruous with Clemmons
Community Compass.
Inconsistency Statement for Zoning Map Amendment: Docket # C-241
The Clemmons Planning Board finds the action to amend the Village’s Official Zoning Map regarding tax parcel
5884-89-5783 addressed 1415 River Ridge Drive from Pedestrian Business – Special (PB-S) to PB-S to be
inconsistent with the Village of Clemmons Community Compass. The future land use for the parcel is highway
commercial. Highway commercial uses include general commercial, retail, hospitality, and commercial uses that
are more auto-oriented. The Village’s Pedestrian Business zoning does not align with auto-oriented development as
the intent of Pedestrian Business zoning is to “encourage the development of attractive, identifiable small towns,
and to accommodate the pattern of building in the business concentrations surrounding the central core of WinstonSalem, and the central core of other municipalities in the County”. 1415 River Ridge Drive is a far from the core of
Clemmons; therefore the proposed map amendment is inconsistent with Clemmons Community Compass.

Exhibit B
Planning & Community Development
P | 336.766.7511
F | 336.766.7536

www.clemmons.org
3715 Clemmons Road
Clemmons, NC 27012

SITE PLAN REVIEW RECORD
Site Plan Title & Number Tudor Oaks Subdivision (Zoning Docket C-21-002)
Type of Development
Preliminary Major Subdivision
Acreage (square feet): 11.238 (489,527)
Units/Lots: 21
Density: 1.9 lots per acre
Zoning: Residential Single Family (RS-9)
Proposed Zoning: Residential Single Family (RS-9)
Development Location
Located 500’ off the intersection of Middlebrook Drive & Tudor Oaks Drive
Site Plan Preparer
MLA Design Group, LLC
P | 336.765.1923
120 Club Oaks Ct., Suite 100
F | 336.765.5023
Winston-Salem, NC 27104
E | paul@millerla.com
Owner/Agent
Bowtie LLC
P | 336.215.3941
434 Calhoun Street
E | Bill.Arndt@marksoninc.com
Salisbury, NC 28114
STAFF COMMENTS
As the site currently stands, it fails to meet development regulations in the Unified Development Ordinance.
The site plan fails to:
• Stub street to the eastern property line per D.4(B)(1)(f)
• Has a single road in excess of one thousand two hundred (1,200) feet in length per D.4(B)(1)(g)
• Configure the T-shaped turnaround at the end of the road per D.4(B)(1)(h)

CONDITIONS: (These conditions are additional requirements for development. All other development
regulations still apply)
PRIOR TO THE ISSUANCE OF GRADING PERMITS:
(A) Developer shall obtain driveway permit from NCDOT and comply with all transportation related requests made
by NCDOT
(B) Developer shall obtain a stormwater management permit from the Village of Clemmons Stormwater
Administrator.
(C) Developer shall meet the tree protection standards during construction as required in Chapter B.3-4
Landscaping and Tree Preservation Standards for the new large variety trees planted to meet the requirements
of the ordinance.
(D) If the proposed project creates more than 20,000 sq. ft. of land disturbance for Single-Family Dwelling
construction, a Grading/Erosion Control Permit will be required prior to the start of work. 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.
(E) If applicable, obtain US Army Corp of Engineers 404 and/or North Carolina Department of Environmental
Quality - Division of Water Resources 401 permits for stream channel/wetland impacts.
PRIOR TO SIGNING FINAL PLAT:
(A) Developer shall submit water/sewer extension plans to Forsyth County Utilities plan review for
permitting/approval.
(B) Developer shall improve the entirety of Tudor Oaks Drive to public street standards.

(C) Final plat shall show proposed public streets rights-of-way, property lines, 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 required payment in lieu calculations.
(D) Developer/Homeowners Association shall maintain the grassed/landscaped island adjacent to the mail kiosk. A
note shall be added to the final plat.
PRIOR TO THE ISSUANCE OF BUILDING PERMITS:
(A) Developer shall obtain Village of Clemmons Driveway permits.
(B) Developer shall record a final plat in the office of the Register of Deeds.
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 construct required sidewalks and install street trees as shown on the preliminary plat, all
sidewalks shall be constructed within two years of site construction

From:
To:
Subject:
Date:
Attachments:

Steve Causey
Nasser Rahimzadeh; Caroline Drake
2021-08-09 Issued for Planning Board Approval.pdf
Monday, August 9, 2021 8:57:09 AM
2021-08-09 Issued for Planning Board Approval.pdf

Nasser/Caroline, attached is the revised site plan for Gateway West apartments.
Please note that we are requesting that the zoning classification be revised to RM-12.
We will send 15 copies of this plan [as well as Triad Ocular] to your office by noon.
Thanks

Steve Causey, P.E.

Allied Design, Inc.
Firm License No. C-1891
4720 Kester Mill Road
Winston-Salem, North Carolina 27103
Office: (336) 765-2377
Direct: (336) 397-1216
Fax: (336) 760-8886

SITE DATA

PROPERTY ADJOINERS

ALL DIMENSIONS ARE TO EDGE OF PAVEMENT, FACE OF CURB AND FACE OF BUILDING,
UNLESS OTHERWISE NOTED. VERIFY ALL BUILDING DIMENSIONS WITH ARCHITECT PRIOR
TO START OF CONSTRUCTION.
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4720 KESTER MILL ROAD
WINSTON-SALEM, NORTH CAROLINA 27103
Phone: (336) 765-2377
Fax: (336) 760-8886
http://www.allied-engsurv.com
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VICINITY MAP
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3.

PROPOSED TREE SAVE AREA.

03/25/2021

ALL DEVELOPMENT SHALL CONFORM WITH THE VILLAGE OF CLEMMONS UNIFIED
DEVELOPMENT ORDINANCE".

FIRM LICENSE C-1891

DATE:

2.

TOTAL SQUARE FOOTAGE OF TREE STANDS BEING
SAVED TO SATISFY MINIMUM TSA:
26,579 SF

2070 LEWISVILLE-CLEMMONS ROAD

EXISTING SITE BOUNDARY INFORMATION TAKEN FROM EXISTING TOPOGRAPHY AND OTHER
INFORMATION TAKEN FROM AVAILABLE CITY/COUNTY MAPS.

SMC

EXISTING PAVEMENT AND BUILDING TO BE REMOVED.
1.

CHECKED BY:

GENERAL NOTES

LIST THE AREA OF EACH TREE STAND BEING
SAVED:
26,579 SF

ISSUED FOR PLANNING BOARD APPROVAL

CLEMMONS, NC 27012

08/09/2021

RM8-S

1. ALL RETAINING WALLS MUST BE DESIGNED BY A STRUCTURAL ENGINEER. RETAINING
WALLS MUST ALSO BE REVIEWED AND APPROVED BY THE VILLAGE OF CLEMMONS
PLANNING DEPARTMENT.
2. A VILLAGE OF CLEMMONS DRIVEWAY PERMIT FOR EACH DRIVEWAY WILL BE REQUIRED
PRIOR TO THE ISSUANCE OF A STORMWATER MANAGEMENT PERMIT.
3. ALL STORM DRAINAGE MUST BE CCTV’ED BY THE DEVELOPER PRIOR TO ACCEPTANCE
AND RELEASE OF ANY FINANCIAL SURETIES BY THE VILLAGE OF CLEMMONS. IT IS
SUGGESTED THAT THE EXISTING 30” SYSTEM BE CCTV’ED PRIOR TO CONSTRUCTION TO
CHECK FOR ANY FAILURES OF THE SYSTEM.
4. ALL EXISTING ELECTRICAL LINES SHALL BE LOCATED A MINIMUM OF 10’ (HORIZONTALLY)
FROM THE PROPOSED BMP LOCATION. CONTACT ENERGY PROVIDER TO DISCUSS
LOCATIONS.
5. DISCHARGE FROM THIS SITE INTO THE BUFFERS MUST BE IN A SHEET FLOW MANNER.
6. THE DRIVEWAY MUST MEET COMMERCIAL DRIVEWAY CONNECTION ORDINANCES
FOUND IN CHAPTER 94 OF THE VILLAGE OF CLEMMONS CODE OF ORDINANCES.
7. ALL SIDEWALKS ADJACENT TO PARKING STALLS MUST BE A MINIMUM OF 7’ IN WIDTH,
UNLESS CONCRETE STOPS ARE INSTALLED IN THE PARKING STALL.
8. ANY DAMAGES TO EXISTING SIDEWALK, CURBING, OR ROADWAY, WILL BE THE
DEVELOPER’S RESPONSIBILITY TO REPAIR. ALL REPAIRS MUST BE TO THE VILLAGE OF
CLEMMONS STANDARDS.
9. THE BUILDING SPACING REQUIREMENTS AS REQUIRED IN UDO SECTION 3-1.2.K ARE
PROPOSED TO BE MET UNDER THE ALTERNATIVE COMPLIANCE OPTION (4) OF SECTION
3-1.2.
10. ANY LIGHTING IN PARKING, STACKING AND LOADING AREAS SHALL BE SO SHIELDED
AS TO CAST NO DIRECT LIGHT UPON ADJACENT PROPERTIES OR STRUCTURES.

D

4233T

TREE STAND METHOD USED:
NO
X YES

CIVIL ENGINEERING

805

CLEMMONS, NC 27012

GATEWAY WEST, LLC

RM8-S

HLK

4233T

TOTAL REQUIRED TREE SAVE AREA (IN SQUARE FEET): TOTAL SITE SIZE OR TOTAL
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F: 336.760.8886
STEVE M. CAUSEY, PE
scausey@allied-engsurv.com
VILLAGE OF CLEMMONS NOTES
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PROJECT NO.:
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2106 WESTONE RD. CLEMMONS, NC 27012
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PIN: 5883-99-1851
GATEWAY WEST APARTMENTS, LLC
5004 KNOB VIEW TRAIL
WINSTON SALEM, NC 27023
P: 336-345-2790
CONTACT: JORDAN SPAINHOUR
jdspainhour@spainhourandsons.com

256,133

TOTAL SITE SIZE (IN SQUARE FEET):
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E

BUA CALCULATIONS
LEWISVILE-CLEMMONS ROAD
May 27, 2021
SQ. FT.
ACRE
256,133
TOTAL SITE AREA:
5.880
EXISTING BUA
5,934
BUILDING:
0.136
4,216
PAVEMENT/GRAVEL:
0.097
10,150
TOTAL:
0.233
PERCENT BUA:
3.96%
EXISTING BUA TO BE REMOVED
5,934
BUILDING:
0.136
4,216
PAVEMENT/GRAVEL:
0.097
10,150
TOTAL:
0.233
PROPOSED BUA
32,936
BUILDING:
0.756
55,567
PAVEMENT/GRAVEL:
1.276
88,503
TOTAL:
2.032
FINAL DEVELOPMENT BUA
32,936
BUILDING:
0.756
55,567
PAVEMENT/GRAVEL:
1.276
88,503
TOTAL:
2.032
PERCENT BUA:
34.55%
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C1

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-240 PARCEL PIN: 5883-99-1851
PROJECT TITLE/DESCRIPTION: Gateway West
UDO: RS-40 to RM-18-S
NCDOT District 2: Sr. Assistant District Engineer, Randy Ogburn (336-747-7900)
• Need to show a Negative Access Easement along the property line adjoining Lewisville-Clemmons Road.
• Need to ensure that we have at least 110’ of right of way, per the 2012 CTP.
• A driveway permit will be required. Randy Ogburn is the primary contact rogburn@ncdot.gov
• Culler Road needs to be paved at least past the westernmost driveway access.
Winston-Salem/Forsyth County Inspections (Zoning), Elizabeth Colyer (336-727-2626) elizabethrc@cityofws.org
• No comments
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. ft. of land disturbance (20,000 sq. ft. of land disturbance for Single-Family
Dwelling construction), a Grading/Erosion Control 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 as
application type 04.02 Grading/Erosion Control Permit at the following link: https://winston-salem.idtplans.com/secure/
•

If this project will use any public funds, then Erosion Control Plan approval will need to be completed through NCDEQ - DEMLR.
The contact for NCDEQ - DEMLR at the Winston-Salem Regional Office is Tamera Eplin (336-776-9800).

Clemmons Public Works/Stormwater, Michael Gunnell (336-766-9170) mgunnell@clemmons.org
• See attached
Clemmons Fire Jerry Brooks (336-766-4114)
• No comments
Forsyth County Fire Scott Routh (336-703-2550) routhcs@forsyth.cc
• No comments
Winston-Salem/Forsyth County Utilities, Chris Jones (336-747-7499) charlesj@cityofws.org
• Water and sewer interior to the site will be private. The small public sewer extension across Culler will be allowed. FH, meter, and
fire line placement look good also. Water meters purchased through COWS. System development fees due at the time of meter
purchase. An existing FH is located at the SW corner of the intersection of Culler Rd & Weststone Rd.
Clemmons Planning, Nasser Rahimzadeh (336-766-7511) nasser@clemmons.org
• Indicate building height does not exceed 60’ and provide building elevations
• Request upfitting 130’ of Culler Road to the second exit to NCDOT road standards per B.2-5.62(B)(1)(b) “Standards and
Dedication…Those streets on the plan which are likely to be used by the public as through or connector streets, or which for the orderly
development of the area should be made public streets, are designed to the standards of public streets and are dedicated or offered for
dedication as such on a recorded plat.”
• Request sidewalk with crosswalk between buildings with accessible curb ramps per ADA crosswalks. Request sidewalks along the
eastern portion of Culler starting at the access drive intersecting Culler Road and Weststone Drive. Request sidewalk along LewisvilleClemmons Road. Sidewalk and crosswalk requests aid in satisfying B.2-5.62(B)(1)(c)Access…adequate provision is made for
vehicular traffic to and from the premises and for vehicular traffic and pedestrian traffic to and from the proposed buildings, structures,
and parking areas on the premises, including firefighting and police equipment and personnel, ambulance service, garbage collection
service, postal service, delivery service, and other public and private services and individuals who would require access to the premises.
• Provide elevations and make sure architectural features are compatible with surrounding buildings per B.2-5.62(B)(3)(b) Architectural
Features…Through the use of a variety of fenestration patterns, building facade offsets, roof line treatments, and other architectural
features, the perceived bulk, scale, and length and width of the building is compatible with surrounding buildings.
• Will any of the following uses be on site – Management office for the premises, gate houses, self-service laundries, club house and
recreation facilities, and storage facilities for use by residents of the multifamily complex.
• Provide sufficient information indicating compliance with B.3-1.2(K) Building Spacing Requirements for Multifamily, Townhouse, or
Twin Home Residential Buildings…If a zoning lot is developed for multifamily, townhouse or twin home residential buildings, the

•
•
•
•
•
•
•
•
•

•
•
•
•
•
•
•
•

following method shall be used to determine the minimum spacing of buildings. The spacing of buildings shall be shown on a site plan
prepared according to the provisions of Section B.7.
Show the parking spaces between the buildings (primary access road)
Show landscaped area between parking area and building wall that provides access into the unit(s) per B.3-3.2(E)(3) “Parking for
Multifamily Dwellings…A minimum three (3) foot wide landscaped area shall be provided between any parking area and building wall
providing access into the unit(s).”
Note: Lighting in parking areas shall be so shielded as to case no direct light upon adjacent properties or structures per B.3-3.3(J)
Lighting…Any lighting in parking, stacking, and loading areas shall be so shielded as to cast no direct light upon adjacent properties or
structures.
Confirm that the amount of compact parking does not exceed 25% of required parking.
Only counted 31 large variety trees. Please double check and provide required amount to satisfy Tree Save Area (25,614)
Note: Tree variety shall comply with B.3-4.2(J) “Overhead Utility Lines where applicable on Culler Road and Lewisville-Clemmons
Road.”
Spacing of trunks is correct. Each streetyard shall contain a minimum of two (2) deciduous or evergreen per one hundred (100) linear
feet. Typical number of trees is closer to 1, not 2 off of Culler Road. Please add additional trees
Some islands provide insufficient planting area per B.3-4.3(C)(2) Size…Each planting area shall allocate a minimum of one hundred
fifty (150) square feet per tree, with a minimum radius of seven (7) feet for small or medium variety trees. A minimum planting area of
six hundred (600) square feet shall be required for each large variety tree.
Two parking spaces fail to meet B.3-4.3(C)(5) Distance of Parking Spaces to Trees…No parking space shall be located more than
seventy-five (75) feet from the trunk of a required large variety tree, except where overhead utility lines exist in accordance with
Section B.3- 4.2(J) no parking space shall be located more than fifty (50) feet from the trunk of a required small or medium variety tree,
unless otherwise authorized in this Ordinance.
Strongly encourage native flora species
Indicate the square footage area of the common recreation area requirement
Site must comply with B.3-11.1 Lighting…Where a bufferyard is required pursuant to Section B.3-5, outdoor lighting shall be so
shielded and oriented as to cast no direct light onto adjacent property.
Indicate max proposed building height per B.7-4.1(C)(1)
Show any applicable easements B.7-4.1(C)(5)
If solid waste disposal facilities are proposed, show per B.7-4.1(C)(8)
Show overhead utility lines per B.7-4.1(C)(9)
Show all streets, driveways, etc. (including pavement and right-of-way) within one hundred (100) feet of the project site per B.74.1(C)(11)

•

Please provide status update of Traffic Impact Analysis

Clemmons Planning, Jeff Vaughn (336-766-7511) jvaughn@clemmons.org
• Provide sidewalk along Lewisville-Clemmons Rd.
• Label driveway widths and complete parking beside of the buildings
• Dumpsters/Compactor?
• Only 10% is required for tree save area
Winston-Salem/Forsyth County GIS Mapping and Design, Carly Everhart (336) 747-7012 carlye@cityofws.org
• No comments
Forsyth County Addressing, Gloria Alford (336-703-2337) alfordgd@forsyth.cc
• The driveway will need to be named. Please contact MapForsyth Addressing team in regard to street name. My email is
alfordgd@forsyth.cc
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6/16/2021
Subject: Gateway West TRC Comments
Below are the TRC comments provided by the Public Works, Engineering, and Stormwater Department:
1. 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 Stormwater 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.”
2. Add a Note that the maximum impervious area for this site is 70%.
3. Add a note that all stormwater discharges into the riparian buffer shall be in a sheet flow manner. Channelized
flow will not be allowed per VOC UDO.
4. High density buffers are 30’ non-disturbed and 100’ no BUA from the top of the bank. Please adjust on the plans.
5. Show sidewalk along Lewisville-Clemmons and Culler Rd. as well as sidewalk extending from internally on the
site to the public right of way. Sidewalks should be extended to the property lines.
6. Show site distance triangles.
7. Must obtain a driveway permit for each of the construction entrances.
8. All driveways should meet Village of Clemmons Code of Ordinances for Chapter 94 and any overlay districts that
they are in.
9. Site will require a VOC stormwater management permit (quality and quantity required).
10. Site will require a Grading Permit from WS.
11. All internal sidewalks located at the back of curb adjacent to parking stalls shall be 7’ in width unless wheel stops
are used, then they may be 5’.
12. Mail Kiosk must have ADA accessibility.
13. Show dumpster locations with screening.
14. Show stop bars at stop sign locations.
15. Recommend widening Culler Rd. and extending curb and gutter to the end of the project extents. Current
roadway width of Culler Rd is not wide enough to maintain through traffic.
16. Recommend adding sidewalk/handicap ramps at all corners of the intersection of Weststone Rd./Culler Rd/New
driveway connection. Add two crosswalks from Weststone side to Site side across Culler Rd.
17. Check with Fire Department about adequate truck access requirements.
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

August 9, 2021
Mr. Nasser Rahimzadeh
Village of Clemmons
3715 Clemmons Road
Clemmons, North Carolina 27012
Subject:

Technical Memorandum for Gateway West - Clemmons, North Carolina

Dear Mr. Rahimzadeh:
This letter summarizes the findings of the traffic analysis performed by Ramey Kemp Associates (RKA) for
the above referenced project that is to be located in the northwest quadrant of the intersection of LewisvilleClemmons Road and Culler Road. Refer to the attached appendix for a site location map and site plan.
The proposed development is expected to consist of up to 70 apartment units and is proposed to be
completed in the year 2023. Access to the development is to be provided via two full movement driveways
along Culler Road.
The purpose of this study is to determine potential impacts to the surrounding transportation system
created by traffic generated by the proposed development. In order to accomplish this objective, the study
intersections were analyzed under 2021 existing, 2023 no-build and 2023 build traffic conditions during the
weekday AM and PM peak hours. The study area consisted of the following intersections:
•

Lewisville-Clemmons Road and Culler Road

•

Lewisville-Clemmons Road and Hanesbrook Circle

Refer to the attached appendix for an illustration of the existing geometrics and traffic control at the study
intersections as well as the Clemmons Scoping Package. It should be noted that the proposed site drives
along Culler Road were not analyzed due to low existing traffic volumes. Site impacts at the intersection of
Hanesbrook Circle and Weststone Road were considered but this intersection was not analyzed.

Trip Generation
The average weekday daily as well as the AM and PM peak hour site trips for the development were
calculated utilizing the 10th Edition of the Institute of Transportation Engineers (ITE) Trip Generation
Manual. Traffic was generated according to the peak hour of adjacent street traffic, utilizing the number
of dwelling units as the independent variable for multifamily low-rise (ITE Code 220). Refer to Table 1 for
a detailed breakdown of the trip generation results.

TABLE 1
Site Trip Generation
ITE
Land Use
(Code)

Independent
Variable

Average
Daily
Traffic
(vpd)

Low-Rise Multifamily Housing
(220)

70 Dwelling
Units

488

AM
Peak Hour
(vph)
Enter
Exit
8

26

PM
Peak Hour
(vph)
Enter Exit
27

16

It is estimated that the proposed development could generate 488 total trips (244 entering and 244 exiting)
during a typical 24-hour weekday period. Of these daily traffic volumes, it is anticipated that the site could
generate 34 trips (8 entering and 26 exiting) during the AM peak hour and 43 trips (27 entering and 16
exiting) during the PM peak hour. This equates to less than 1 vehicle per minute generated during the AM
and PM peak hours.

Trip Distribution and Assignment
Site trip distribution percentages used for this study were developed based on existing traffic patterns and
engineering judgment. The primary site trip distribution is estimated as:
•

45% to/from the north via Lewisville-Clemmons Road

•

55% to/from the south via Lewisville-Clemmons Road

An illustration of the site trip distribution and site trip assignment is also included in the appendix.

Traffic Conditions
Existing Traffic Conditions
Existing peak hour traffic volumes were obtained from turning movement counts that were collected at all
of the study intersections in May 2021, when local schools were in session. All counts included the weekday
AM (7 to 9) and PM (4 to 6) peak periods. Traffic volumes on Lewisville-Clemmons Road were balanced
upwards. A copy of the raw traffic count data is provided in the appendix. Refer to the attached appendix
for an illustration of the 2021 existing AM and PM peak hour traffic volumes.
All study intersections were analyzed with the existing lane configurations and traffic control. The study
intersections were analyzed with a peak hour factor (PHF) of 0.90 and a heavy vehicle percentage of 2.0%
under all traffic conditions. Where appropriate, for all movements in which ‘three or less’ volumes exist, a
peak hour volume of 4 vehicle (1 per 15-minute period) was assumed for all analysis.

Future No-Build Traffic Conditions
In order to estimate future traffic conditions, a compounded annual growth rate of 1.5% was applied to the
previously collected traffic data at the study intersections. Refer to the attached appendix for an illustration
of the 2023 no-build AM and PM peak hour traffic volumes. Intersections were analyzed with the same
methodology stated for the existing traffic conditions.
Future ‘Build’ Traffic Conditions
In order to estimate traffic conditions with the proposed site developed, the site trip assignment was
combined with the no-build peak hour traffic volumes. Refer to the attached appendix for an illustration
of the 2023 build AM and PM peak hour traffic volumes. Intersections were analyzed with the same
methodology stated for existing and no-build traffic conditions.

Capacity Analysis
The study intersections were analyzed using the methodology outlined in the Highway Capacity Manual
(HCM) published by the Transportation Research Board. The computer software package, Synchro
(Version 10.3) was utilized to perform all analyses. Synchro was developed by Trafficware Corporation
and allows the user to input data into the Synchro software and calculate the output based on
methodologies in the HCM.
The HCM defines capacity as “the maximum hourly rate at which persons or vehicles can reasonably be
expected to traverse a point or uniform section of a lane or roadway during a given time period under
prevailing roadway, traffic, and control conditions.” Level of service (LOS) is a term used to represent
different driving conditions and is defined as a “qualitative measure describing operational conditions
within a traffic stream, and their perception by motorists and/or passengers.” Level of service varies from
LOS “A” representing free flow to LOS “F” where greater vehicle delays are evident.
For signalized intersections, Synchro provides LOS calculations for all approaches and an overall resulting
LOS. Capacity analysis results for unsignalized intersections do not provide an overall LOS, but rather a
LOS for movements and/or approaches that have a conflicting movement. Delay and LOS are the design
criteria for this analysis.
Refer to Table 2 for HCM levels of service and related average control delay per vehicle. Control delay as
defined by the HCM includes “initial deceleration delay, queue move-up time, stopped delay, and final
acceleration delay.” As shown in Table 2, an average control delay of 30 seconds at an unsignalized
intersection results in level of service D operation at the intersection.

TABLE 2
Highway Capacity Manual Levels of Service and Delay
UNSIGNALIZED INTERSECTION

Level of Service

Average Control
Delay Per Vehicle
(Seconds)

A
B
C
D
E
F

0-10
10-15
15-25
25-35
35-50
>50

Lewisville-Clemmons Road and Culler Road
The unsignalized intersection of Lewisville-Clemmons Road and Culler Road was analyzed under all
traffic conditions with the lane configuration shown in Table 3. Refer to Table 3 for the summary of the
analysis results. Refer to the attached appendix for Synchro capacity analysis results.
TABLE 3
Analysis Summary for Lewisville-Clemmons Road and Culler Road

ANALYSIS
SCENARIO

2021 Existing

A
P
P
R
O
A
C
H
EB
NB
SB

LANE
CONFIGURATIONS

AM PEAK HOUR
LEVEL
OF
SERVICE
(DELAY)
Approach

Overall

Approach

Overall

N/A

1 RT
2 TH
1 TH, 1 TH-RT

B1 (11.8)
---

N/A

B1 (12.2)
---

N/A

B1 (12.4)
---

N/A

N/A

B1 (12.6)
---

N/A

2023 No-Build

EB
NB
SB

1 RT
2 TH
1 TH, 1 TH-RT

B1 (11.9)
---

2023 Build

EB
NB
SB

1 RT
2 TH
1 TH, 1 TH-RT

B1 (12.2)
---

1.

PM PEAK HOUR
LEVEL
OF
SERVICE
(DELAY)

Level of service for minor-street approach.

Capacity analysis indicates that the minor street approach is expected to operate at LOS B during all traffic
scenarios for both AM and PM peak hours. Based on acceptable levels of service, no improvements are
being at this intersection.
Lewisville-Clemmons Road and Hanesbrook Circle
The unsignalized intersection of Lewisville-Clemmons Road and Hanesbrook Circle was analyzed under
all traffic conditions with the lane configuration shown in Table 4. Refer to Table 4 for the summary of the
analysis results. Refer to the attached appendix for Synchro capacity analysis results.
TABLE 4
Analysis Summary for Lewisville-Clemmons Road and Hanesbrook Circle
A
P
P
R
O
A
C
H

LANE
CONFIGURATIONS

2021 Existing

EB*
WB
NB
SB

1 LT-RT
1 LT, 1 RT
1 LT, 1 TH, 1 TH-RT
1 LT, 1 TH, 1 TH-RT

C2 (24.1)
C2 (23.5)
B1 (11.7)
B1 (11.2)

2023 No-Build

EB*
WB
NB
SB

1 LT-RT
1 LT, 1 RT
1 LT, 1 TH, 1 TH-RT
1 LT, 1 TH, 1 TH-RT

D2 (25.3)
C2 (24.6)
B1 (12.0)
B1 (11.4)

2023 Build

EB*
WB
NB
SB

1 LT-RT
1 LT, 1 RT
1 LT, 1 TH, 1 TH-RT
1 LT, 1 TH, 1 TH-RT

E2 (40.6)
D2 (25.4)
B1 (11.7)
B1 (11.8)

ANALYSIS
SCENARIO

AM PEAK HOUR
LEVEL
OF
SERVICE
(DELAY)
Approach

PM PEAK HOUR
LEVEL
OF
SERVICE
(DELAY)

Overall

Approach

Overall

N/A

F2 (57.2)
F2 (55.8)
B1 (11.4)
C1 (17.7)

N/A

N/A

F2 (64.0)
F2 (62.8)
B1 (11.7)
C1 (18.4)

N/A

N/A

F2 (101.4)
F2 (68.0)
B1 (11.7)
C1 (18.8)

N/A

*Due to limitations in synchro, an eastbound through had to be analyzed, however, the volume was kept at 0 vehicles.
1.
2.

Level of Service for left-turn movement on major approach.
Level of service for minor-street approach.

Capacity analysis indicates that the major street left turn movement will operate at LOS C or better during
both AM and PM peak hours during all traffic conditions. Additionally, the minor street approaches are
expected to operate at LOS D or better during the AM and PM peak hours under all traffic conditions, with
the exception of the eastbound approach [AM peak hour (build conditions) and PM peak hour (all traffic

conditions)] and the westbound approach [PM peak hour (all traffic conditions)]. It is not uncommon to
have higher delays on minor-street approaches, especially during the peak hours when mainline traffic
volumes are the heaviest. Additionally, queues on the minor street approach are not significant [see section
below for more details]. Based on the above metrics, no improvements are being recommended by the
developer at this intersection.
Queuing Analysis
In addition to the capacity analysis, a queuing analysis was performed utilizing SimTraffic to develop
traffic simulation models for the AM and PM peak hours. Based on a review of the maximum queues,
which are based on an average of five (5) simulation runs, any increase in queues is expected to be less than
21 feet [or approximately 1 vehicle] when comparing the ‘build’ conditions to the ‘no-build’ conditions.
Additionally, it should be noted that the maximum AM and PM peak hour queues under build traffic
conditions for the eastbound approach of Hanesbrook Circle at Lewisville-Clemmons Road are not
expected to impact the Weststone Road connection. The maximum eastbound queues are expected to be
approximately 56 feet, while the Weststone Road connection is approximately 425’ feet west of the
intersection. Copies of the SimTraffic queuing analysis reports can be found in the attached appendix along
with a comparison table.

Conclusions
Based on the capacity and queuing results, the low-rise multifamily housing is not expected to have a
significant impact to the operation of the adjacent transportation network. While the side-street approach
of Hanesbrook Circle could be expected to experience increased delays, heavier delays are also present in
the existing conditions. Queuing analysis results show that with the addition of the proposed development
traffic, queues are not expected to increase by more than 21 feet when comparing build to no-build
conditions. The development is expected to add 13 vehicles to the intersection of Hanesbrook Circle
and Weststone road during the AM peak hour (approximately 1 vehicle every 5 minutes) and 22 trips (approximately 1 vehicle every 3 minutes) to the same intersection during the PM peak hour. Based on
the results of the traffic study, no improvements are being recommended.

If you should have any questions or comments relative to this correspondence, please contact me.
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Sincerely,
Ramey Kemp Associates
(License# C-0910)
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Chase Smith, PE

8-9-21

To:

Mr. Nasser Rahimzadeh

From:

Jonathan Guy, P.E., PTOE

Date:

August 11, 2021

RE: Gateway West Development, Clemmons, NC
Transportation Analysis
At the request of the Village of Clemmons, Kimley-Horn has conducted a review of the proposed
Gateway West Development located off Culler Road in Clemmons, NC. The proposed development
consists of 70 low-rise multifamily units. The proposed development would take access off Culler
Road near the intersection of Lewisville-Clemmons Road. Two access driveways are anticipated
along Culler Road.
This memo outlines our observations regarding the proposed development.

OBSERVATIONS
The following observations are offered based on a review of the Ramey Kemp traffic impact memo
date August 9, 2021.
•
•
•

•

•

•

•

The proposed development generates 488 daily, 34 AM peak hour, and 43 PM peak hour
trips
NCDOT requires a TIA that generates more than 3,000 daily trips
The traffic distribution shows 15% turning right from Hanesbrook Circle onto Lewisville
Clemmons Road. It is unlikely that right-turning traffic from the development would navigate
several streets to make a right at a full movement intersection when it could be made at the
intersection of Lewisville Clemmons Road at Culler Road.
The intersection of Culler Road and Lewisville-Clemmons Road is projected to operate at
level of service (LOS) B in all three scenarios analyzed for the crucial intersection movement
– eastbound (EB) right.
NCDOT Capacity Analysis guidelines recommend that for movements that are allowed, but
no volume was recorded, four (4) vehicles per hour should be used in the synchro analysis.
This is done so that Synchro does not incorrectly calculate one or more movements. The
footnote to Table 4 indicates that a volume of zero was utilized for the EB and WB
movements at Hanesbrook Circle and Lewisville Clemmons Road.
The eastbound approach of the intersection of Hanesbrook Circle is projected to operate at
LOS C in the AM peak hour, LOS D in the 2023 No Build, and LOS E in the 2023 Build. For
the PM peak hour, the eastbound approach operates at LOS F for all three scenarios
analyzed.
In the AM peak hour, the westbound approach of the intersection of Hanesbrook Circle is
projected to operated at LOS C for the existing and 2023 No Build Scenarios. With the
introduction of site traffic, the approach is projected to operate at LOS D.

kimley-horn.com

200 South Tryon Street, Suite 200 Charlotte, NC 28202

704 333 5131
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•

For the PM peak hour, the westbound approach is projected to operate at LOS F for the
existing, 2023 No Build, and 2023 Build scenarios.

CONCLUSIONS
The proposed development as presented in the current traffic impact analysis will generate a
measurable impact on the adjacent roadway network. The TIA does not recommend mitigation for
the LOS changes for the EB and WB movements. Per the NCDOT Driveway Manual, mitigation
should be recommended when an intersection or approach experiences the following:
•
•
•

The total average delay increases by 25% or greater
The LOS degrades by one level
Level of Service F

Per the submitted TIA, the LOS for the EB approach of Hanesbrook Circle, in the AM peak hour, the
proposed development increases delay by more than 25% (+/- 60%) and degrades from LOS D to
LOS E. As noted previously, the synchro should have been set up to include four (4) vehicles per
hour. With this, delay may be greater than depicted in the study.
The TIA should be updated to reflect current NCDOT guidance zero volume recorded movements.
Furthermore, mitigation should be recommended per the driveway manual (page 21/22). The
recommendation of mitigation does not necessarily require the implementation of mitigation, rather
that it was evaluated to determine if mitigation is feasible at this location.
Please contact me at (704) 488-3055 or jonathan.guy@kimley-horn.com should you have any
questions regarding this analysis.
Sincerely,

Jonathan Guy, PE, PTOE
Vice President

kimley-horn.com

2000 South Boulevard, Suite 440, Charlotte, NC 28203

704 333 5131

NEIGHBORHOODM
 EETINGR
 EPORT
Beforea
 na
 pplicationfora
 z oningm
 apa
 mendmentish
 eardb
 ytheP
 lanningBoard,thep
 etitioner
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 eighborhoodm
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Notificationo
 fP
 ropertyO
 wnersa
 ndT
 enants:
Notificationoftheneighborhoodmeetingbythepetitionerisrequiredaminimumoffourteen(14)daysin
advanceofthemeeting,bymail,toallownersandoccupantswithin500feetofthelandsubjecttothe 
application.  
Note:A
 llmeasurementsshallbemadebydrawingastraightlinefromthenearestpointofthelotlineforthesubject
propertytothenearestpointofthelotlinefortheadjoiningparcels.  

Thenotificationmustcontainthefollowinginformation:
▪T
 hetimeandplaceofthemeeting
▪A
 vicinitymapandshortdescriptionoftheproject
▪T
 hepurposeofthemeeting
▪A
 proposedsiteplanfortheproject(ifapplicable)

MeetingInformation:
Attheneighborhoodmeeting,thepetitionershallexplainthedevelopmentproposalandapplication,answer
anyquestions,andrespondtoconcernsneighborshaveabouttheapplicationandproposedwaysto
resolve c onflicts. 
Thepetitionershallprovidethefollowinginformationtoattendees.:
▪T
 hepurposeoftheneighborhoodmeeting
▪A
 descriptionoftheproposeddevelopment
▪T
 hedevelopmentreviewprocedurestheapplicationwillfollow
▪T
 hepotentialforchangesintheproposalasitproceedsthroughthereviewprocess▪
Sourcesoffurtherinformationaboutthedevelopmentreviewprocess
▪A
 nyadditionalinformationthatwouldpromoteunderstandingofthedevelopmentproposal

MeetingR
 eport:
Thereportmaybesubmittedwiththezoningmapamendmentapplicationorsubmittednolaterthaneight(8)
daysbeforethePlanningBoardmeetingforwhichthesubjectmapamendmentisscheduled. 
IfthepetitionerfailstoprovidetherequiredreporttoPlanningstaffatleasteight(8)dayspriortothedate
of thePlanningBoardmeetingforwhichthesubjectrezoningisscheduled,thesubjectrequestwillbe 
automaticallycontinuedtothenextscheduledPlanningBoardpublichearingmeeting. 
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NeighborhoodMeeting 
Date:July27,2021Time:7:00PMLocation:ClemmonsCivicCenter 
DateofNotificationMailing:July12,2021(Attachalistofthosepersonsandorganizationsthatweresent
noticeabouttheNeighborhoodMeeting)N
 umberofAttendees:Wehadaround25peopleattendingbut

wedidnotmakealistingorhadasignaturealongwiththeiraddress(Attachacopyofthesigned
attendancelistthatincludesnamesandaddressesofthoseinattendance) 

SummaryofIssues 
Thestructure’sfourstoryfootprint 
Parkingintheneighborhood 
Trafficthroughtheneighborhood 
NoentryfromLewisvilleClemmonsRoad 
WideningofCullerRoad 
Additionalsafetyeffortsintheneighborhood 
(Attachadditionalsheetsasneeded) 

ChangesmadetothePetitionbythePetitionerasaresultofthemeeting: 
Theloweringunits,buildingto3storiesandrevisingtherezoningrequesttoRM-12versusRM-18 
IfDOTallowedaturnlaneuntoCullerRoadfromLewisvilleClemmonsRoadgoingsouth 

(Attachadditionalsheetsasneeded) 
Note:Ifthepetitionermakessubstantivechange(s)totheapplicationfollowingtheneighborhoodmeetingontopicswhich 
werenotdiscussedattheneighborhoodmeeting,thatfactmaybenotedinthestaffreport.Substantivechange(s)tothe 
applicationontopicswhichwerenotdiscussedattheneighborhoodmeetingshallrequirethatthepetitionerrenotify 
neighboringpropertyownersthroughphysicalorelectronicmail. 

NeighborhoodMeetingReportpreparedby: 
Preparer’sName:TedTsiolkasDate:July28,2021 
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From:
To:
Cc:
Subject:
Date:

Lisa Shortt
pg32350@gmail.com
Nasser Rahimzadeh; Caroline Drake
RE: Comments for upcoming planning board meeting docket C-240
Thursday, July 15, 2021 3:00:08 PM

I wanted to confirm receipt of your written comments.
Thank you,

Lisa Shortt, NCCMC
Clerk/Personnel Officer
Village of Clemmons
336.766.7511 – press option 3 then 1

www.clemmons.org

From: pg32350@gmail.com <pg32350@gmail.com>
Sent: Thursday, July 15, 2021 2:33 PM
To: Lisa Shortt <lshortt@clemmons.org>
Cc: Nasser Rahimzadeh <nasser@clemmons.org>
Subject: Comments for upcoming planning board meeting docket C-240
Hi Lisa,
Please let me know if I need to send this to anyone else. Thank you.
To the Village of Clemmons Planning Board Comments from property owners of 6876 Culler
Rd Clemmons, Richard and Margaret Gallagher re: C-240 Our concerns are below.
Infrastructure in this area will not support such a development:
1. Traffic in the West Meadows neighborhood of elderly people will be increased by ~300 trips a
day. (There are many dog walkers in this area.) Has DOT studied how new incoming traffic will
impact this area?
2. Four story apartment buildings are mostly unprecedented and unacceptable in this area. The
number of apartments in such a small area would seem to create an overcrowded situation.
3. Landscape and service trucks reduce Weststone Rd down to one lane several days a week
which create traffic issues currently. More traffic to access the new apartments is untenable
and dangerous.
4. Culler Rd past the Village of Clemmons line narrows considerably. What’s the plan for the
gravel road?
5. There is no bus service and no sidewalk on the southbound side of Lewisville Clemmons Rd,
and crossing traffic over to the sidewalk on the northbound side is nearly impossible most
times of the day.
The rural aspects of Culler Road and the wildlife will be significantly impacted:

1. The location of second driveway into the apartments is unacceptable unless major changes
are done to the narrow gravel road. Removing 100 year old oak trees would show a lack of
care for the environment and impact the wildlife habitat. Property records online state that
part of this area is in Lewisville Township, not the Village of Clemmons. Has this changed?
When? (There is abundant wildlife in this area of including bird life, gray fox, deer, wild
turkeys and this year a family of woodchucks that cross Culler Rd near the proposed second
drive.)
2. A drive needs to be created off of Lewisville Clemmons or the median changed to allow direct
access to the apartments. This would help preserve the rural and wildlife environments near
the second driveway. Again, has the DOT evaluated the traffic situation along Lewisville
Clemmons Rd in respect to this project?
The eight families that live outside the Village of Clemmons on Culler Road provide their own
services and prefer the quiet, rural aspects of living in the county.
Please take the time to drive down rural Culler Road before you decide to approve this plan without
requiring changes that would help mitigate the impact it will have.
Richard and Margaret Gallagher
6876 Culler Road Clemmons 27012
PS The planning and work that has been done near the Publix Shopping Center down to the
apartments behind KFC is excellent. The area is easily accessed and provides an alternative to the
busy Lewisville Clemmons strip. Please keep up the great work!

Sent from my iPhone

From:
To:
Subject:
Date:
Attachments:

Beverly Shaw
Nasser Rahimzadeh
Zoning Docket C-240
Monday, August 9, 2021 3:28:56 PM
2CEC31871AA54E978C6E346B731DCEAE.png

Sent from Mail for Windows 10

August 9, 2021
To: Village of Clemmons                                                                                                        
Planning Department                                                                                                 
Clemmons, NC 27012
From: Beverly Shaw                                                                                                                        
6813 Wingrave Rd.                                                                                                   
Clemmons, NC 27012
Council Member/Planning Board:
Oppose the re-zoning and the building on 2070 Lewisville-Clemmons Rd, residential
multifamily-special. (Zoning Docket C=240). Upcoming hearing August 17, 2021.
This structure on many levels would have a negative impact in this area.
For the privacy and safety of the West Meadows Complex and its residents.
These are privately owned homes, not an apartment complex nor associated with said
structure.
This type of structure should be in an area for the uncivilized behavior that will no doubt go
along with it, it should not be put here, this is a
peaceful, quiet and safe community and overall neighborhood which we would like to
maintain as to why we are here to begin with.
There would be too many people (beyond 80 tenants at least one to five persons per unit),
for such a tight area, then to encroach upon the residents/homeowners at West Meadows.
If valet trash pickup which is much cleaner is not provided there could be an infestation of
rats and roaches. Which we do not have or want.
All tenants will not be clean or caring about anything because they are renters not owners.
Big difference.
That affects our property value and the quality of life here.
Removing trees, tearing up asphalt interrupting services to connect to our utilities. To
come in and disrupt and destroy our property for your profit.
There is an apartment building next to your land why not connect with that, another
apartment building with the same situation or the building across the street for utilities.
And not tie into privately owned homes.

Not just Culler Rd. which also gives access to Westone and Hanesbrook Cir, this would be
a huge problem. Vehicles in and out, up and down thru our complex which has nothing to
do with their complex.
And by this structure having access to Culler Rd., it would definitely create numerous
problems, all this and more literally in our backyards at our backdoors such as; constant
noise 24/7, (no sleep), cars in and out, loud music, people talking,
arguing,                                                                                                                                                                 
profanity, trespassing through and on our property/complex by foot and/or vehicle, theft,
damage to property, renters may think this is an extension for them to walk their dogs and
not cleanup after them or go jogging (really up to no good) scoping the area out for
criminal activity, their visitors and associates, confrontations, bullets flying and
ricocheting left and right. For these reasons there would be ongoing calls to the Sheriff
and/or Police Dept.
Parking, there may not be enough for the tenants even if it is, where would their visitors
park, in West Meadows? on Culler? The Sheriff’s Dept or Fire Dept. would not appreciate
that. Again, a tight area of land for what wants to be accomplished.
If any of this project were to extend onto the gravel area that’s another issue -with the
homeowners there.
This project seems to have ongoing issues.
Just because a person has the money to do what they want doesn’t mean it’s the right
thing.
NOT having access to Culler Rd, would eliminate or help reduce a lot of the issues that
would occur. This really needs to be addressed. There has to be another area for entry
and exit other than Culler Rd.
Lewisville-Clemmons Rd. is used for entry and exit for other structures/ buildings from one
end to the other. That would be the most logical solution. If money is the reason that it is
not being considered it should be, it’s better to address this issue now than later which
could be even more costly and in other ways.
If that cannot be the answer then this project should not go forward. Nor any other project
as long there is access to Culler Rd. Access to this complex which should not be a part of
any other developments and/or plans.
This is a safe enough area, but the need for or additional security systems would now
seem necessary, which would be another cost put upon us.
Our safety and security would definitely be imposed upon.
These are private homeowners not public renters. West Meadows is a separate entity.
It’s not just the building it’s the manner in which it is being handled as to no regard for
others and the impact it will have on them, not just temporarily but permanent.
Clearly all the necessary and proper research was not done, otherwise we wouldn’t be
where we are now, just enough to get by legally, if even that.
Clemmons is not a big city it is a small village a small area.

Your issues should not become our concerns.                         
                                                                                                       
The only thought that seems to have gone into this project is to how much money can be
made.
This is not a matter to be played down meaning there are more than nine residents here
then what is indicated on that map.
We shouldn’t be forced to sacrifice our investment or in this case being dumped on.

Just push them aside as if to say the heck with the residents at West Meadows
(mostly senior citizens).

This is not the location or area for your proposed project.
Beverly Shaw

_______________________________
Mail for Windows 10

Marcus D. Felton, Jr, PE
2104 Weststone Rd.
Clemmons, NC 27012
August 10, 2021
To the Planning Board Members of the Village of Clemmons
I am a resident of 2104 Weststone Rd. in the West Meadows Townhomes located in Clemmons on
Lewisville-Clemmons Rd. I would like to let you know that I oppose the proposed rezoning of the 5.88
acre parcel that is planned for an 80 unit apartment project on Culler Rd., at 2070 Lewisville-Clemmons
Rd., for the following reasons:
1. Increased traffic caused by such a large number of apartments will have a significant impact to
our neighborhood and to Lewisville-Clemmons Rd. The Transportation Impact Analysis (TIA)
prepared by the developer’s consultant indicates that the average daily traffic will increase by
564 vehicles per day, a majority of which will ingress and egress through West Meadows. The
proposed site plan includes 2 entrances on Culler Rd and no entrance on Lewisville-Clemmons
Rd. This scenario will significantly increase traffic in West Meadows on Weststone Rd and
Hanesbrook Circle. In order for traffic to head north on Lewisville-Clemmons Rd., there will be 2
options – 1 that will require a U-turn in front of Hanesbrook Circle (Agape Faith Church) and 1
that will require traffic to go south on Weststone, left on Hanesbrook and then left onto
Lewisville-Clemmons. Both of these options will increase traffic backups into West Meadows
because traffic heading north out of Hanesbrook Circle will have to wait for the south bound
turn lane to clear before a left turn can be made. Additionally, an increase of northbound traffic
on Lewisville-Clemmons Rd will necessitate a left turn onto Hanesbrook Circle. Traffic wishing to
head north on Lewisville-Clemmons from Hanesbrook Circle will have to wait for the turn lane to
clear before exiting. So 2 turn lanes will need to clear before traffic is able to exit Hanesbrook.
This will create significantly more delay times and congestion than already exist, especially when
school lets out at West Forsyth HS. The problem will get even worse when other developments
like Belmont are built.
2. Table 4 of the TIA indicates that a Level of Service (LOS) will increase from C to E for eastbound
AM Peak Hour and is already at LOS F for PM Peak Hour. Eastbound approach traffic will nearly
double due to this project and will therefore exacerbate the backups and delays that already
exist.
3. The TIA states that the intersections of the 2 driveways on Culler Rd were not analyzed due to
low volumes. All traffic entering and exiting the apartment complex will travel through the
intersection of Culler and Weststone and therefore, in my opinion, should be considered.
4. Weststone Rd is only 20 ft. wide and is not designed for thru traffic from adjoining properties,
especially from a high density complex. When parking on the street occurs, only 1 vehicle can
pass. Roads in West Meadows are not designed for thru traffic and will be significantly impacted
in a negative way.
5. Construction vehicles going through West Meadows will deteriorate roads, create hazardous
conditions and safety issues and will disrupt the quiet nature of the neighborhood. Our roads
are already showing signs of wear with cracks and will become worse with this project.

6. There will be significantly more people and pets walking the streets of West Meadows which will
change the ambience of our neighborhood.
7. The property is currently zoned RS40. West Meadows is zoned RM8 and the property on the
north side of the project is zoned RM12. I do not believe that an RM18 zone or even an RM12 in
between would enhance the neighborhoods in this area. This seems to be a very dense
development next to a relatively light density neighborhood and next to a single-family
residential area along Culler Rd.
8. There are no 4-story buildings in this region of Clemmons. Four stories will have a significant
visual impact to West Meadows, to the traveling public along Lewisville-Clemmons Rd and to
this region of the Village.
9. The site plan shows an encroachment into the 50 ft. right-of-way buffer. I believe that no design
or amount of vegetative buffer will adequately screen apartments from neighboring properties
or the highway; nor will special treatment of a building façade adequately mitigate visual
impact.
10. Although lighting is required to be shielded, it has been my experience that it is unlikely that
shielding will prevent lights from being seen from adjacent properties, especially from 3 or 4story buildings.
11. Noise that will be generated by outdoor activities, trash vehicles, personal vehicles and
motorcycles will be detrimental to the quality of life of residents of West Meadows and Culler
Rd.
12. The sewer line that will service this project is planned to go in my front yard and tie into a
manhole next to my driveway. Construction will destroy a 30 ft. tall tree and will necessitate the
lowering of the sewer line going under my driveway and the driveways of my 2 neighbors. We
are concerned that the tree, the yards and driveways will not be properly replaced or
reconstructed to original conditions.
13. I am concerned that there will be insufficient parking in the complex and that people will park
illegally along Culler and Weststone Roads thereby creating difficulties for emergency vehicles,
safety hazards and inconvenience for West Meadows residents.
14. The latest Application For Zoning Map Amendment requires the petitioner to consider at least 6
items. Although I am told by the Planning Director that this application was instituted after this
particular project applied for rezoning and will be applied to all future rezoning requests, I
believe the petitioner should be required to consider the items in that application which
includes addressing:
a. Changing conditions or circumstances to justify the zoning map amendment request
b. Why it is in the public interest
c. Zoning compatibility with The Future Land Use Plan and other relevant long-range plans of
the Village
d. Consider the benefits and detriments of the map amendment and the relevant magnitude
said benefits and detriments would have on all stakeholders
e. Specifications related to the proposed criteria of the Special Use District in relation to the
petition (if applicable).
15. Attached are sections of the Zoning Ordinance that indicate that residential districts are
designed and intended to provide a comfortable, healthy, safe and pleasant environment in
which to live and that RM 18 district sites are only suitable in GMA 3 areas when the site has

direct access to a minor or major access thoroughfare. This site does not have access to either,
rather to neighborhood streets.
It is my sincere belief that the negative impacts to all stakeholders, including residents and property
owners of West Meadows have not been considered by the petitioner and far outweigh any benefits
that they believe would occur. I believe that there are no sound reasons to justify this rezoning request.
I respectfully request that you deny this rezoning request.
Thank you for your consideration.
Marcus Felton
marcusfeltonobx@gmail.com
(252) 202-1365

Unified Development Ordinance
Chapter B – Zoning Ordinance

2-1 Zoning Districts
2-1.2 Residential Zoning Districts – Purpose Statements and Regulations
Each residential district is designed and intended to secure for the persons who reside there a
comfortable, healthy, safe, and pleasant environment in which to live, protected from incompatible
and disruptive activities which more properly belong in nonresidential districts. The districts are
also intended to assist the community in meeting the growth management goals of Legacy. When
a residential rezoning proposal is considered, the Growth Management Plan and the residential
land use goals and locational criteria contained in Legacy shall be used as guides, in conjunction
with other factors, in determining the appropriateness of the proposed district. Other goals of these
residential districts are explained in the remainder of this section.
Growth Management Area 1 City…..Town Centers
GMA 2 Urban Neighborhood
GMA 3 Suburban Neighborhood
GMA 4 Future Growth
GMA 5 Rural Area

RM-18 Residential Multifamily District.

(1)

Purpose. .....The RM-18 District is primarily intended to accommodate multifamily uses at a
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

Docket #
Staff
Petitioner(s)
Owner(s)
Address/PIN
Type of Request
Proposal

PETITION INFORMATION

C-240
Nasser Rahimzadeh; Caroline Drake
Gateway West Apartments, LLC
Gateway West Apartments, LLC
2070 Lewisville-Clemmons Road
PIN 5883-99-1851
Special Use Zoning District – Map Amendment
The petitioner is requesting an amendment to the Official Zoning Map for the
subject properties from RS-40 (Residential Single Family) to RM-12-S
(Multifamily Residential – Special). The petitioner is requesting the following use:
•

Residential building, multi-family – Special

NOTE: General use, special use district zoning, were discussed with the
petitioner(s) who decided to pursue a special use district map amendment.
Zoning District
The RM-12 District is primarily intended to accommodate multifamily uses at a
(Purpose Statement)
maximum overall density of twelve (12) units per acre. This district is appropriate
for GMAs 1, 2, and 3, and may be suitable for GMA 4 and 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, the use is multifamily at a density of 11.9 units per acre, and the district is
Section 6-2.1(Q)
located in GMA 3 off of a major thoroughfare with access to public water and
sewer.
GENERAL SITE INFORMATION
General Location
The site is addressed 2070 Lewisville-Clemmons Road and is at the
corner of the intersection of Culler Road and Lewisville-Clemmons Road.
Jurisdiction
Village of Clemmons
Site Acreage
5.88± acres or 43,560± square feet
Physical Characteristics
A single-family residence and several accessory structures are
concentrated to the southeast of the site. The remaining portion of the site
has significant topographical variation.
Proximity to Water & Sewer
The site has access to public water/sewer to the south.
Stormwater/Drainage
The site requires a stormwater management permit (quality and quantity
required).
Watershed & Overlay Districts Property is inside the WS-IV Watershed and shall be subject to all Village
of Clemmons and other applicable state and federal environmental rules.
The maximum impervious area shall not exceed 70% of the site.
Historic, Natural Heritage,
No identified historic and farmland inventories. No identified National
and/or Farmland Inventories
Wetlands.
Current Land Use
Residential building, single-family
Surrounding Property Zoning
Direction
Zoning District
Use
& Use
North
RM-12
Multifamily
East
RM-12
Multifamily
South
RM-8-S
Townhouses; condominiums
West
RS-40
Residential buildings, single-family
08/11/2021

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 use being requested is compatible with the parcels to the north, east,
and south as they are all multi-family. The parcels to the west located in
Forsyth County jurisdiction are single-family residential on large tracts of
land.
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.

SITE ACCESS AND TRANSPORTATION INFORMATION
Street Name
Classification
Frontage
ADT Count
Capacity/LOS
Culler Road
Local Road
770’±
No data
No data
Lewisville-Clemmons Road
Major Thoroughfare
290’±
23,500
LOS – D
Proposed Access Point(s)
Two proposed access points located on Culler Road. The first will be at the
intersection of Weststone Road and Culler Road. The second access point is
further to the west of the intersection.
Planned Road &
The Village/NCDOT have not proposed any road improvements. Both are
Improvements
asking the developer to upfit portions of Culler Road to NCDOT standard.
Trip Generation –
The Institute of Transportation Engineers (ITE) Trip Generation Manual (10th
Existing/Proposed
edition) Land Use Category: 220 Multifamily Housing (Low-Rise)
Existing: Current gross trip generation is 9.44
Proposed: Average daily traffic of 488 vehicles per day (244/244 enter/exit)
(AM peak hour for adjacent)
Fitted Curve: 34 (Total), 8 (Entry), 26 (Exit)
(PM peak hour for adjacent)
Fitted Curve: 43 (Total), 27 (Entry), 16 (Exit)
Original RM-18-S was 564 vehicles per day (282 entering and 282 exiting)
Sidewalks
Transit
Traffic Impact Study

08/11/2021

Village is requesting installation of sidewalks across Lewisville-Clemmons Road
and a portion of Culler Road so it may connect with the sidewalk located on the
east side of Weststone Road.
No proposed transit stops in proximity
Conclusion from the developer’s consulting firm, Ramey Kemp Associates:
“Based on the capacity and queuing results, the low-rise multifamily housing is
not expected to have a significant impact to the operation of the adjacent
transportation network. While the side-street approach of Hanesbrook Circle
could be expected to experience increased delays, heavier delays are also present

in the existing conditions. Queuing analysis results show that with the addition
of the proposed development traffic, queues are not expected to increase by
more than 21 feet when comparing build to no-build conditions. The
development is expected to add 13 vehicles to the intersection of Hanesbrook
Circle and Weststone road during the AM peak hour (approximately 1 vehicle
every 5 minutes) and 22 trips (ap-proximately 1 vehicle every 3 minutes) to the
same intersection during the PM peak hour. Based on the results of the traffic
study, no improvements are being recommended.”
Concurrency Model
Analysis of Site Access &
Transportation
Information

Generalized
Recommended Conditions

Forsyth Legacy GMA

The proposal will consume a negligible amount of Lewisville-Clemmons Road
capacity between Linwood Drive and Peace Haven Road.
Access to and from the site will be from two points on Culler Road. Traffic will
be through Hanesbrook Circle, Weststone Road, and Lewisville-Clemmons
Road. Based on the information from the Technical Memorandum submitted by
Ramey Kemp and checked by Kimley Horn, Planning staff is not requesting any
traffic flow improvements. Planning staff is requesting that the developer upfit
the portion of Culler Road that is currently not two lane to two lane per NCDOT
standards. Planning staff requests that the developer obtain a driveway permit
from NCDOT and complies with all requests made by NCDOT.
BRIEF DESCRIPTION OF CONDITION(S):
• Obtain a driveway permit from NCDOT and comply with all NCDOT requests
• Upfit the portion of Culler Road that is currently one lane to two lane per
NCDOT standards.

CONFORMITY TO PLANS AND PLANNING ISSUES
Growth Management Area 3 (Suburban Neighborhoods)

GMA 3 (Suburban Neighborhoods) 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 Legacy
Legacy 2030 identifies Lewisville-Clemmons Road as a growth corridor.
Recommendations
The plan has the following relevant goals for growth corridors:
• Promote construction of sidewalks
• Encourage attached single-family, multifamily, and mixed-use
developments where appropriate
Clemmons Community Compass Clemmons Community Compass designates the site as mixed-use
(2040)
residential and within the Lewisville-Clemmons Road (North) Strategic
Planning Area.
Mixed-use residential areas should provide self-supporting neighborhoods
that contain a mix of housing types, including single-family detached,
single-family attached, and multi-family uses. Secondary uses include
small neighborhood serving commercial uses, such as corner markets,
personal service shops, small offices, and civic uses. More intense
commercial and residential uses should be located at the center of the
development organized around a park, open space, civic use, or small
community plaza.
The Lewisville-Clemmons Road (North) Strategic Planning Area future
08/11/2021

Clemmons Transportation Plan
(2009)
Greenway Plan Information
Other Applicable Plans &
Planning Issues
Applicable Rezoning
Considerations from Chapter B,
Article VI, Section 6-2.6(C)

Analysis of Conformity to Plans
& Planning Issues

land use intent emphasizes reducing the pace of commercial and higherintensity developments along Lewisville-Clemmons Road Corridor.
Residential land uses should be integrated with adjacent developments to
provide easy alternative transportation access to mixed use areas and
should be buffered by trees and landscaping to reduce visual and noise
impacts from the corridor.
The portion of Lewisville-Clemmons Road that the property abuts is
identified by the plan as a priority area for the construction of sidewalks.
N/A
N/A
B.6-2.6(C)(3) Have changing conditions substantially affected the area
included in the petition?
The north portion of Lewisville-Clemmons Road has seen an increase in
residential development. Proposals have been multifamily and that has
been in line with existing development.
B.6-2.6(C)(3) Is the requested action in conformance with Community
Compass & Legacy?
The Clemmons Community 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 nonresidential 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-240.

RELEVANT ZONING HISTORIES
Decision & Direction from
Acreage
Recommendation
Date
Site
Staff
PB
C-175
RS-40 to RM-18-S
Denial
Site
5.88
Approval
Approval
07/09/2007
C-200
PB-S to RM-8-S
Approval
South
2.6
Approval
Approval
11/12/2013
C-121
RS-40 to PB-S &
Approval
South
27.79
Approval
Approval
RM-8-S
10/08/2001
C-088
RS-40 and RM-12
Denial
North
19.68
Approval
Approval
to RM-8-S
04/1999
SITE PLAN COMPLIANCE WITH UDO REQUIREMENTS
Building Square Footage
Square Footage
Placement on Site
98,808 sf
50’ north of Culler Rd lot line
50’ west of L-C Road lot line
Parking
Required
Proposed
Layout
120 spaces
133 spaces
Between and
behind
buildings
Case

08/11/2021

Request

Building Height

Maximum
60 ft
Maximum
70%

Impervious Coverage
UDO Sections Relevant to
Subject Property
Compliance with Chapter B
Article VII, Section 7-5.3

Chapter B, Zoning Ordinances

Proposed
60 ft. max
Proposed
34.55%

Chapter C, Environmental Ordinances
(A) Legacy Policies
Yes
(B) Environmental Ordinance
Yes
(C) Subdivision Regulations
N/A
(D) Other Relevant Standards
Yes
Analysis of Site Plan Compliance The site satisfies applicable UDO requirements.
with UDO Requirements
REMAINING SITE PLAN ISSUES

Issues
Failed to submit TIA
Elevations do not specify height

Status
Submitted TIA in July
Development has changed from 4 to 3 stories

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 GRADING PERMITS:
a. Developer shall obtain driveway permit from NCDOT and comply with all related requests made
by NCDOT.
b. Developer shall obtain a stormwater management permit from the Village of Clemmons
Stormwater Administrator
c. Developer shall obtain a driveway permit from the Village of Clemmons Public Works
d. Developer shall meet the tree protection standards during construction as required in Chapter B.34 Landscaping and Tree Preservation Standards of the ordinance.
e. 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.
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 upfit the portion of Culler Road that is currently one lane to two lane with
sidewalks and curb/gutter.
OTHER CONDITIONS:
a. All service utility areas shall be sufficiently screened
b. All internal sidewalks shall be ADA compliant and provide curb cuts with tactile paving at
proposed internal crossings along with handicap parking area.
c. Developer shall screen any external dumpsters. Material shall be the same as the building.
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
08/11/2021

REPRESENTATIVE IS STRONGLY ENCOURAGED TO ATTEND THE PUBLIC HEARINGS
WHERE THE CASE WILL BE CONSIDERED BY THE PLANNING BOARD AND THE
ELECTED BODY.

08/11/2021
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www.clemmons.org
3715 Clemmons Road
Clemmons, NC 27012

To: Appointed and Elected Boards
From: Nasser Rahimzadeh, Village of Clemmons Planning Director
Date: August 11, 2021
Re: Map Amendment Request Zoning Docket #C-240
CLEMMONS COMMUNITY COMPASS (2040)
The Village of Clemmons Community Compass 2040 is devised of 41 key themes. The key themes serve to
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-240 consists of a 70 unit multifamily development on 5.88 acres. The special use map amendment petition for
parcel PIN 5883-99-1851 from Residential Single Family (RS-40) to Residential Multifamily – Special (RM-12-S)
falls inside the Plan’s Mixed-Use Residential (3.3% of planning area7) land use category. The Mixed-Use
Residential category:

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 mixed-use 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

Clemmons Community Compass page 30

7

•
•
•
•

Encourages self-supporting neighborhoods that contain a mix of housing types, including single-family
detached, single-family attached, and multi-family uses.
Allows for small neighborhood serving commercial uses such as corner markets and personal service shops.
Recommends that mixed-use residential developments be approved as Planned Developments
Include provisions for the amount of each type of use that the development should contain

The petition is within the Lewisville-Clemmons Road Corridor (North) Strategic Planning Area. The LC Rd
strategic planning area future land use intent:
•
•
•

Desires a reduction in pace of commercial and higher-intensity developments along Lewisville-Clemmons
Road Corridor.
Asks that residential land uses integrate with adjacent development to provide easy alternative
transportation access to mixed use areas
Requests that new uses respect existing developed areas that are likely to remain stable over time and to do
so through transitional design features, aligning off-set intersecting streets and site planning.

The map amendment request abides by the Clemmons Compass guidance to see multi-family uses, but does not
incorporate other housing types. The proposed development is not asking to be developed as a planned
development; however, the parcel is under six acres and planned developments typically are larger. Current
Clemmons development regulations set minimum acreage for multiphase developments at 25 acres. C-240 has
respected existing developments by changing its original design of four stories and eighty units to three stories and
seventy units after its neighborhood meeting.
Per the Clemmons Transportation Plan (2009) Culler Road is a local street. The change in zoning would not change
the Transportation Plan designation of Culler Road as a local street. The fact that the development utilizes other
local streets (Hanesbrook Circle and Weststone Road) does bring into question the future designation of Weststone
Road, if there were any development that made it possible to connect it to either Village Haven Circle or Ava Mill
Way.
Staff recommends APPROVAL as the proposed request is more congruent than not with applicable municipal
planning documents. Outside of planning documents, the proposed development should account for its potential
impacts to local roads and the portion of Culler Road that abuts the site needs to be built to NCDOT standards with
sidewalk and curb/gutter.

Planning & Community Development
P | 336.766.7511
F | 336.766.7536
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3715 Clemmons Road
Clemmons, NC 27012

STATEMENT OF PLAN CONSISTENCY
Per G.S. §160D-604(d) Plan Consistency
“When conducting a review of proposed zoning text or map amendments pursuant to this section, the planning
board shall advise and comment on whether the proposed action is consistent with any comprehensive plan that has
been adopted and any other officially adopted plan that is applicable. 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. If a zoning map amendment qualifies as a "large-scale rezoning" under G.S. 160D-602(b), the planning
board statement describing plan consistency may address the overall rezoning and describe how the analysis and
policies in the relevant adopted plans were considered in the recommendation made.”
Consistency Statement for Zoning Map Amendment: Docket # C-240
The proposed zoning docket C-240 zoning map amendment petition for tax parcel 5883-99-1851 addressed 2070
Lewisville-Clemmons Road requesting a change from Residential Single Family (RS-40) to Residential
Multifamily – Special (RM-12-S) is consistent with the Village of Clemmons Community Compass:
•
•

Applicable Clemmons Community Compass themes, goals, and objectives
o Goal 4 wide range of housing opportunities – The proposed development adds to the existing housing stock
and increases non-single family detached inventory.
Future Land Use Map
o The future land use for the parcel is mixed-use residential. Mixed-use residential areas should provide selfsupporting neighborhoods that contain a mix of housing types, including single-family detached, singlefamily attached, and multi-family uses. The development is in line with multi-family uses.
o The Lewisville-Clemmons Road (North) Strategic Planning Area future land use intent emphasizes
reducing the pace of commercial and higher-intensity developments along Lewisville-Clemmons Road
Corridor. The proposed residential development is integrated with adjacent developments to provide for
alternative transportation access

Inconsistency Statement for Zoning Map Amendment: Docket # C-240
The proposed zoning docket C-240 zoning map amendment petition for tax parcel 5883-99-1851 addressed 2070
Lewisville-Clemmons Road requesting a change from Residential Single Family (RS-40) to Residential
Multifamily – Special (RM-12-S) is inconsistent with the Village of Clemmons Community Compass:
•

Future Land Use Map
o The future land use for the parcel is mixed-use residential. Mixed-use residential areas should provide selfsupporting neighborhoods that contain a mix of housing types, including single-family detached, singlefamily attached, and multi-family uses. The development fails to incorporate varying housing types.
o The Lewisville-Clemmons Road (North) Strategic Planning Area future land use intent emphasizes
reducing the pace of commercial and higher-intensity developments along Lewisville-Clemmons Road
Corridor. The addition of a multifamily unit on a less than 6 acre parcel may be deemed as a high-intensity
development.

From:
To:
Cc:
Subject:
Date:

Steve Causey
Nasser Rahimzadeh; Caroline Drake
"Brant Godfrey"
Springfield Farm
Monday, August 9, 2021 8:58:48 AM

Nasser/Caroline, please accept this email request to continue the Springfield Farm
Townhomes rezoning request for one month. We would like an opportunity to revisit
our site plan and will be back in touch.
Thanks for your help.

Steve Causey, P.E.

Allied Design, Inc.
Firm License No. C-1891
4720 Kester Mill Road
Winston-Salem, North Carolina 27103
Office: (336) 765-2377
Direct: (336) 397-1216
Fax: (336) 760-8886

COUNTY REINSURANCE LIMITED

6201 TOWNCENTER DR STE
240

CLEMMONS, NC 27012

PB-S
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5883-95-7705

002568-02867
LO110
BL4236A BU1

INSURANCE PROPERTIES LTD

6201 TOWNCENTER DR

CLEMMONS, NC 27012

PB-S
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5883-95-7746

002568-02870
LO120
BL4236A BU1

INSURANCE PROPERTIES LTD

6201 TOWNCENTER DR

CLEMMONS, NC 27012

PB-S
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5883-95-7785

LO210
002565-00658
BL4236A BU1

TOWNCENTER PROPERTIES LLC

6201 TOWNCENTER DR STE
210

CLEMMONS, NC 27012

PB-S
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5883-95-7796

LO230
003167-01950
BL4236A BU1

TERRI & BIAS ASSOCIATES, INC

5692 MOSSBANK LN

WINSTON SALEM, NC 27106

RS9
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5883-95-7564

LO002B
BL4236A

003281-00038

GCAM CLEMMONS LLC

1140 VIRGINIA DR

FORT WASHINGTON, PA
19034

PB-S

11

5883-95-9121

LO204Q
BL4236

003380-01274

MAIN STREET CLEMMONS LLC

4400 SILAS CREEK PKWY STE
200

WINTON SALEM, NC 27104

PB-S

12

5883-95-5126

LO204N
TR4B PH2
BL4236

003451-02729

CLEMMONS VENTURES LLC

100 E CUMBERLAND ST

DUNN, NC 28334

PB-S
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SITE SIZE AND COVERAGES
1.351 (58,836.78 SF)

TOTAL ACREAGE:

ACRE(S)

SITE COVERAGES:
13.25% (7,799 SF)

BUILDING TO LAND

2.

ALL DEVELOPMENT SHALL CONFORM WITH THE VILLAGE OF CLEMMONS UNIFIED DEVELOPMENT ORDINANCE".

3.

ALL DIMENSIONS ARE TO EDGE OF PAVEMENT, FACE OF CURB AND FACE OF BUILDING, UNLESS OTHERWISE
NOTED. VERIFY ALL BUILDING DIMENSIONS WITH ARCHITECT PRIOR TO START OF CONSTRUCTION.

OPEN SPACE

4.

PUBLIC WATER AND SEWER SHALL BE INSTALLED IN ACCORDANCE WITH THE REQUIREMENTS OF THE
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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-243 PARCEL PIN: 5883-95-5704
PROJECT TITLE/DESCRIPTION: Triad Ocular and Facial Plastic Surgery
UDO: PB-S to PB-S; final development plan
NCDOT District 2: Sr. Assistant District Engineer, Randy Ogburn (336-747-7900)
• No feedback provided by deadline
•
Winston-Salem/Forsyth County Inspections (Zoning), Elizabeth Colyer (336-727-2626) elizabethrc@cityofws.org
• No feedback provided by deadline
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. ft. of land disturbance (20,000 sq. ft. of land disturbance for Single-Family
Dwelling construction), a Grading/Erosion Control Permit will be required prior to the start of work. In order to obtain this permit you
must submit a professionally designed Erosion 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 as
application type 04.02 Grading/Erosion Control Permit at the following link: https://winston-salem.idtplans.com/secure/

Clemmons Public Works/Stormwater, Wes Kimbrell (336-766-9170) wkimbrell@clemmons.org
• See attached
Clemmons Fire Jerry Brooks (336-766-4114)
• No feedback provided by deadline

Forsyth County Fire Scott Routh (336-703-2550) routhcs@forsyth.cc
• Dead end fire apparatus access road in excess of 150’ must have an approved apparatus turn around in accordance with D103.1 of
the fire code.
• If the facility meets the definition of Ambulatory care facilities sprinklers will be required. 903.2.2
• No fire hydrant indicated on the site plan. One is required within 400’ of the structure. If the building is sprinklered the distance is
increased to 600’
• If the building is sprinklered the FDC must be located within 100’ of a fire hydrant.
• Worst case scenario fire flow for this building would be 2500 GPM. If sprinklers are installed you could receive a reduction in the
required fire flow. B105.1.
• There must be a minimum of 3 fire hydrants located in the area of the structure. These need to be shown on the site plan.
Winston-Salem/Forsyth County Utilities, Chris Jones (336-747-7499) charlesj@cityofws.org
• No feedback provided by deadline
Clemmons Planning, Nasser Rahimzadeh (336-766-7511) nasser@clemmons.org
• Façade needs to be oriented towards the intersection per B.2-1.3(F)(3)(g) Building Entrance Orientation… All buildings in the PB District shall

•
•
•
•
•
•
•
•

have at least one principal building entrance oriented to the street. No surface off-street parking or unloading spaces, except a maximum of two (2)
spaces in accordance with Section B.3-3.5(D)(1)(b)(i), shall be located between that building wall and the street or an extension of that building
wall through the entire street frontage.
Provide additional information regarding building materials to ensure compliance with B.2-1.3.1(A)
Modify planting strip to comply with B.2-1.3.1(C) Planting Strip
Note that lighting shall comply with B.2-1.3.1(E) Lighting
Please check the size of planting areas as some are less than 600 square feet for a large variety tree per B.3-4.3(C)(2)
Please confirm utility service areas shall be screened according to B.3-4.6 Utility Service Area Screen Standards.
Staff strongly recommends use of native flora
Ground sign shall comply with B.3-2 Sign Regulations
Please confirm that water supply and sewage disposal facilities of Forsyth County are available and will service the development. If not, please
follow requirements per B.3-10

The following are Village Poing Design Guidelines (overlay authority)
•
•

What is the proposed crosswalk design?
Design guidelines specify 1 bike parking space for every 50 car spaces. I recommend adding more than one and using either an inverted
U or “Cora” type racks. Please locate bike rakes close to building entrances and install a curb ramp in any drive near the bike parking.

•
•
•
•
•

•
•

No set amount of public open space for commercials, but some amount of dedication is warranted. Visit section 5.3 and 5.4 for
requirements and general design standards
Bring the building closer to the intersection (6.1-2 Corner Lots)
Provide parking area screening per 6.3-2 Parking Area Screening.
Decorative lighting should mimic existing lighting aesthetics within the vicinity.
A primary entrance facade shall be oriented toward the street, be designed for the pedestrian, and be distinguishable from the rest of the
building. Such entrances shall be designed to convey their prominence on the fronting façade. Use building massing, special
architectural features, and changes in the roof line to emphasize building entrances. Additional entrances may be oriented toward side
or rear parking lots. Service entrances for shipping and receiving shall be oriented away from the public street.
Explicit colors not provided. Concerned with the use of white. Earth tones are strongly encouraged with bright colors being used only
as accents
No data provided on materials. In addition to requirements in the UDO: Commercial building walls shall be brick, stucco, stone,
marble, or other materials similar in appearance and durability. Regular concrete block may be used on building walls not visible from
a public street. Decorative concrete block, siding, EIFS, and other minority elements may be used as an accent material only. All
accessory buildings shall be clad in materials similar in appearance to the principal structure. Pitched roofs shall be clad in wood
shingles, standing seam metal, corrugated metal, slate, dimensional asphalt shingles or similar material.

Clemmons Planning, Jeff Vaughn (336-766-7511) jvaughn@clemmons.org
• Show and label proposed sign location
• Label dumpster screening
• Buildings over 5000 sq. ft. must provide a loading/unloading space
• Use 9% for TSA calculations
• Per 3-3.5(D)(b)(ii) – one wall of the building must be within 15’ from one of the streets ROW
• One building entrance must be oriented to the street with a sidewalk connection to front door
• Provide owner telephone number and email
• Label 10’ streetyard adjacent to parking at entrance/exit drive
• Label typical parking dimensions, aisle widths, and driveway widths
• Label building dimensions
• Ground/rooftop mechanical equipment must be screened from view from all public street
• Show and provide sidewalk along Jesse Ln

•
•
•
•

Consider allowing additional uses in list of proposed uses
Label utility easement along Jesse Ln if there is one
Shade proposed mv surface area
There may be additional comments as plan is revised

Winston-Salem/Forsyth County GIS Mapping and Design, Carly Everhart (336) 747-7012 carlye@cityofws.org
• No comment
Forsyth County Addressing, Matthew Hamby (336-703-2337) hambyme@forsyth.cc
• Address is 6318 Jessie Lane.
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7/23/2021
Subject: Triad Ocular TRC Comments
Below are the TRC comments provided by the Public Works, Engineering, and Stormwater Department:
1.

Stormwater application and fees are required.

2.

Has the stream/drainage basin on the western corner of the property been verified by a
consultant or ACE?

3.

A grading permit will be required from the City of Winston-Salem.

4.

Show and label all streams on and adjacent to the property. All jurisdictional streams will
require buffers per C-UDO 84 changes.

5.

Add a note that all retaining walls must be designed by a structural engineer. Retaining walls
must also be reviewed and approved by the Village of Clemmons planning department.

6.

Check with planning staff regarding proximity of the dumpster location and the nearby
roadways.

7.

Add a slotted drain system (minimum 12”) at the driveway connection, just behind the Right of
Way line to capture any water trying to leave the site via the driveway, and to prevent water
pouring offsite onto Jesse Lane.

8.

A Village of Clemmons Driveway permit will be required prior to the issuance of a Stormwater
Management Permit.

9.

Add a note that all storm drainage must be CCTV’ed by the developer prior to acceptance and
release of any financial sureties by the Village of Clemmons. It is suggested that the existing 30”
system be CCTV’ed prior to construction to check for any failures of the system.

10.

Existing inlet system should be converted into a closed system with a manhole access to prevent
bypassing of on-site runoff.

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

11.

Show or provide sidewalk easements around any portions of the sidewalk that are found to be
outside of the right of way on this property. This only applies to sidewalk parallel to the public
roadway, not internal sidewalks.

12.

Add a note that all existing electrical lines shall be located a minimum of 10’ (horizontally) from
the proposed BMP location. Contact energy provider to discuss locations.

13.

Show all private drainage easements.

14.

Add a note that discharge from this site into the buffers must be in a sheet flow manner.

15.

All new utilities shall be jack and bored underneath of existing roads. An open cut
permit will not be provided for Jesse Lane.

16.

Add a note that the driveway must meet commercial driveway connection ordinances
found in Chapter 94 of the Village of Clemmons Code of Ordinances.

17.

Show sign location.

18.

Add a note that all sidewalks adjacent to parking stalls must be a minimum of 7’ in
width, unless concrete stops are installed in the parking stall.

19.

Confirm with planning that parking lot islands meet minimum square footage
requirements.

20.

Add a note that any damages to existing sidewalk, curbing, or roadway, will be the
developer’s responsibility to repair. All repairs must be to the Village of Clemmons
standards.

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

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

August 9, 2021

Village of Clemmons
Attn: Nasser Rahimzadeh

Re: Triad Ocular & Facial Building - project case #: c-243

Dear Nasser,
Below are my responses to the review comments from the first submittal that dealt more directly
with the building.
Forsyth County Fire Scott Routh (336-703-2550) routhcs@forsyth.cc
• If the facility meets the definition of Ambulatory care facilities sprinklers will be
required. 903.2.2
The surgical part of Triad Ocular & Facial has one O.R. Suite and
two recovery chairs, therefore no more than three occupants are
incapable of self-preservation and are located on the level of exit
discharge.
Clemmons Planning, Nasser Rahimzadeh (336-766-7511) nasser@clemmons.org
• Façade needs to be oriented towards the intersection per B.2-1.3(F)(3)(g) Building
Entrance Orientation... All buildings in the PB District shall have at least one
principal building entrance oriented to the street. No surface off-street parking or
unloading spaces, except a maximum of two (2) spaces in accordance with Section
B.3-3.5(D)(1)(b)(i), shall be located between that building wall and the street or an
extension of that building wall through the entire street frontage.
We have added sidewalks and doors to the Jesse Lane side of the
building. Due to the excessive utility easement along Jesse Lane and
the grade drop along Village Point Drive we cannot move the
building any closer than we already have.
• Provide additional information regarding building materials to ensure compliance
with B.2-1.3.1(A) .
See the attached files (TO&F A3.1 Exterior Elevations (Mtr'l
Designation & TO&F Elev's - Material Areas) showing the area
calcs of each material and showing what the materials are.
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• Ground sign shall comply with B.3-2 Sign Regulations
See the attached 3D exterior images. We have added a “Ground
Sign” focal point at the corner that will comply with B.3-2.
• Bring the building closer to the intersection (6.1-2 Corner Lots)
See response above about the utility easement prohibiting moving
the building closer.
• A primary entrance facade shall be oriented toward the street, be designed for the
pedestrian, and be distinguishable from the rest of the building. Such entrances shall
be designed to convey their prominence on the fronting façade. Use building massing,
special architectural features, and changes in the roof line to emphasize building
entrances. Additional entrances may be oriented toward side or rear parking lots.
Service entrances for shipping and receiving shall be oriented away from the public
street.
We have added a primary entrance into the building along Jesse
Lane. See the attached 3D images and the attached floor plan.
• Explicit colors not provided. Concerned with the use of white. Earth tones are
strongly encouraged with bright colors being used only as accents.
Based on the discussions we have had with you we have changed the
majority building material to the warm gray stone. The background
stucco walls will be an off white color.
• No data provided on materials. In addition to requirements in the UDO: Commercial
building walls shall be brick, stucco, stone, marble, or other materials similar in
appearance and durability. Regular concrete block may be used on building walls not
visible from a public street. Decorative concrete block, siding, EIFS, and other
minority elements may be used as an accent material only. All accessory buildings
shall be clad in materials similar in appearance to the principal structure. Pitched
roofs shall be clad in wood shingles, standing seam metal, corrugated metal, slate,
dimensional asphalt shingles or similar material.
See the attached exterior elevations (TO&F A3.1 Exterior Elevations
(Mtr'l Designation & TO&F Elev's - Material Areas). We have
changed the EIFS to Stucco to comply with the above.
Clemmons Planning, Jeff Vaughn (336-766-7511) jvaughn@clemmons.org
• Show and label proposed sign location
See the revised site plan for “Ground Sign” location.
• Label dumpster screening
The dumpster screening will be made with materials that match the
building.

Page 3
•

Label building dimensions
See the attached dimensioned floor plan.

•

Ground/rooftop mechanical equipment must be screened from view from all public
street .
See the 3D building exterior images. The mechanical units are
ground mounted and will be screened from public view.

See the following attached documents:
•
•
•
•
•
•
•

TO&F A1.0 Floor Plan 210809
TO&F A3.1 Exterior Elevations (Mtr'l Designation)
TO&F Elev's - Material Areas
TOF VoC 1
TOF VoC 2
TOF VoC 3
TOF VoC 4

If you have any questions please do not hesitate contacting me to discuss.
Sincerely,
Fuller Architecture, Inc.

John M. Fuller,AIA
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Docket #
Staff
Petitioner(s)
Owner(s)
Address/PIN
Type of Request
Proposal

PETITION INFORMATION

C-243
Nasser Rahimzadeh; Caroline Drake
2020 MOJO LLC
2020 MOJO LLC
6110 Town Center Drive
PIN 5883-95-5704
Special Use Zoning District – Map Amendment
Final Development Plan
The petitioner is requesting an amendment to the Official Zoning Map for the
subject properties from PB-S (Pedestrian Business - Special) to PB-S (Pedestrian
Business - Special). The petitioner is requesting the following use:
•

Medical and surgical offices

NOTE: General use, special use district zoning, were discussed with the
petitioner(s) who decided to pursue a special use district map amendment.
Zoning District
The PB District is primarily intended to accommodate office, retail, service,
(Purpose Statement)
institutional and high-density residential uses which customarily serve community
and convenience business needs of smaller communities and urban nodes in the
city and county. The district is intended to encourage the development of attractive,
identifiable small towns, and to accommodate the pattern of building
concentrations surrounding the central core of Winston-Salem, and the central core
of other municipalities in the County. The district should demonstrate pedestrianoriented design through elements such as buildings pulled up to the street, on-street
parking, street trees, covered arcades, awnings, storefront window displays,
public/private outdoor spaces, wide sidewalks, and building entrances facing the
street. This district is intended for application in GMAs 1, 2, and 3.
Applicable Rezoning
B.6-2.6(C)(3)(a)(i) Is the proposal consistent with the purpose statement(s) of
Considerations from
the requested zoning district(s)?
Chapter B, Article VI, Yes, the proposal features pedestrian-oriented design as the building is close to the
Section 6-2.6(C)(3)(a) intersection and has a private outdoor space as well as sidewalks. The site is located
in GMA 3, one of the intended GMAs for the district.
General Location
Jurisdiction
Site Acreage
Physical Characteristics

GENERAL SITE INFORMATION
The site will be addressed 6318 Jessie Lane and is approximately 650’
west from the intersection of Lewisville-Clemmons Road and Towncenter
Drive.
Village of Clemmons
1.351± acres or 58,849± square feet
Little topographic variation throughout the majority of the site with steep
drop towards the southwest corner of the site. Property is currently
undeveloped.

Yes
Proximity to Water & Sewer
Stormwater/Drainage
The site requires a stormwater management permit.
Watershed & Overlay Districts Property is inside the WS-IV Watershed and shall be subject to all Village
of Clemmons and other applicable state and federal environmental rules.
The maximum impervious area shall not exceed 70% of the site.
Historic, Natural Heritage,
No identified historic and farmland inventories. No identified National
08/11/2021

and/or Farmland Inventories
Current Land Use
Surrounding Property Zoning
& Use

Applicable Rezoning
Considerations from Chapter
B, Article VI, Section 62.6(C)(3)(a)

Analysis of General Site
Information
Generalized Recommended
Conditions

Wetlands.
N/A (vacant)
Direction
Zoning District
Use
North
PB-S
Offices
East
PB-S
Retail
South
PB-S
Hotel
West
PB-S
Vacant
B.6-2.6(C)(3)(a)(ii) Is/are the uses permitted under the proposed
classification compatible with uses permitted on other property in the
vicinity?
The proposed development will be used for medical and surgical office.
The proposed use is compatible with the office condominiums to the
northeast. The use is not completely compatible with the retail use further
to the east and the hotel to the south.
The proposed development will need a grading permit if it disturbs greater
than 10,000 square feet of land. It will also need a stormwater
management permit.
BRIEF DESCRIPTION OF CONDITION(S):
• Obtain a stormwater management permit from the Village of Clemmons
Stormwater Administrator.
• Obtain a grading permit if 10,000 square feet or more of land is
disturbed.

SITE ACCESS AND TRANSPORTATION INFORMATION
Street Name
Classification
Frontage
ADT Count
Capacity/LOS
Jessie Lane
Local Road
260’±
No Data
No Data
Village Point Drive
Local Road
450’±
No Data
No Data
Proposed Access Point(s)
Primary access point will be from Jessie Lane.
Planned Road &
No planned improvements from the Village of Clemmons or NCDOT.
Improvements
Trip Generation –
The Institute of Transportation Engineers (ITE) Trip Generation Manual (10th
Existing/Proposed
edition) Land Use Category: 720 Medical/Dental Office
Existing: 0 as it is unoccupied
Proposed:
Gross rate: 271.44 trips per day

Sidewalks
Transit
Traffic Impact Study
Concurrency Model
Analysis of Site Access &
Transportation
Information
Generalized
08/11/2021

Weekday Peak AM: Average Rate: 22 (Total), 17 (Entry), 5 (Exit)
Weekday Peak PM: Average Rate: 27 (Total), 8 (Entry), 19 (Exit)
Yes – Sidewalk along Jessie Lane
No proposed transit
The proposed development traffic generation did not meet the four criteria
specified in the Village’s Traffic Impact Analysis Procedures Manual (2011).
No data available
Access to the site will be exclusively off of Jessie Lane. The AM and PM peaks
did not meet the threshold specified in the TIA Procedures Manual.
BRIEF DESCRIPTION OF CONDITION(S):

Recommended Conditions

Forsyth Legacy GMA

• Currently, no additional conditions from this section

CONFORMITY TO PLANS AND PLANNING ISSUES
Growth Management Area 3 (Suburban Neighborhoods)

GMA 3 (Suburban Neighborhoods) 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 Legacy
The Village Point/Town Center area is adjacent to the LewisvilleRecommendations
Clemmons Road Growth Corridor. Legacy 2030 recommends promoting a
mixture of office, retail and housing along growth corridors that do not
contribute to strip development.
Clemmons Community Compass Clemmons Community Compass designates the site as mixed-use
(2040)
commercial.

Clemmons Transportation Plan
(2009)
Greenway Plan Information
Other Applicable Plans &
Planning Issues

Applicable Rezoning
Considerations from Chapter B,
Article VI, Section 6-2.6(C)(3)(a)

08/11/2021

Mixed-use commercial land uses should provide a mix of urban scale
retail, commercial, office, residential, and institutional land uses with a
focus on commercial and retail uses. The intent of the commercial
classification is to promote development or redevelopment of existing
commercial corridors to make them accessible by car, bike, and foot, to
make them more visually appealing from the road, and to make corridors
safer and less stressful to navigate. Developments should be designed with
consistent design themes, including architectural features and signage.
Internal circulation for vehicles and pedestrians should be provided
between uses.
N/A
N/A
Village Point Small Area Plan has design guidelines regarding building
layout, material, and aesthetics that should be adhered to. The development
has not adhered to Section 7.6 Colors: “The predominant color of the
buildings shall be of a tone which is compatible with surrounding
buildings. Earth tones are encouraged, and bright colors shall only be used
as accents to the overall building.” Further consideration should be given
to the current colors and how they match with adjoining development.
B.6-2.6(C)(3)(a)(iii) Have changing conditions substantially affected
the area included in the petition?
The Village Point area has developed with some deviation from the initial
Small Area Plan and that means that conditions on the ground have
changed; however, this has not stopped the Village from adhering as best
as possible to the spirit and design guidelines of the Village Point Small
Area Plan.
B.6-2.6(C)(3)(a)(iv) Is the requested action in conformance with
Community Compass & Legacy?
Yes, the development is an office use that accents the commercial areas
around it while providing site accessibility for pedestrians.

Analysis of Conformity to Plans
& Planning Issues

See staff recommendation for C-243

RELEVANT ZONING HISTORIES
Decision &
Direction from
Acreage
Recommendation
Date
Site
Staff
PB
C-163
RS-15, RS-20,
Approval
Same site
66
Denial
Approval
and PB-S to PB-S
10/09/2006
C-139
RS-15 and RS-20
Approval
Same site
12.675
Approval
Approval
to PB-S
04/14/2003
C-201
PB-S to GB-S
Approval
400’ east
1.761
Approval
Approval
02/10/2014
C-207
RS-15 and IP-S to
Approval
500’ north
21.59
Approval
Approval
GB-S
01/11/2016
C-209
PB-S to PB-S
Approval
100’ southeast
19.17
Approval
Approval
(Two-Phase)
02/08/2016
SITE PLAN COMPLIANCE WITH UDO REQUIREMENTS
Building Square Footage
Square Footage
Placement on Site
7,796 sf
North/Center
Parking
Required
Proposed
Layout
35 spaces
37 spaces
South
Building Height
Maximum
Proposed
60 ft
< 60 ft
Impervious Coverage
Maximum
Proposed
70%
44.88%
UDO Sections Relevant to
Chapter B, Zoning Ordinances
Subject Property
Chapter C, Environmental Ordinances
Compliance with Chapter B
(A) Legacy Policies
Yes
Article VII, Section 7-5.3
(B) Environmental Ordinance
Yes
(C) Subdivision Regulations
N/A
(D) Other Relevant Standards
Yes
Analysis of Site Plan Compliance The site satisfies applicable UDO requirements.
with UDO Requirements
Case

Request

REMAINING SITE PLAN ISSUES
Issues
Status
Still have concerns with the off-white color
Staff recommends a condition that would require the offwhite color be compatible with developments in the area
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 GRADING PERMITS:
a. Developer shall obtain a stormwater management permit from the Village of Clemmons
Stormwater Administrator.
b. Developer shall obtain a driveway permit from the Village of Clemmons Public Works
c. Developer shall meet the tree protection standards during construction as required in Chapter B.308/11/2021

4 Landscaping and Tree Preservation Standards of the ordinance.
d. 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.
PRIOR TO THE ISSUANCE OF OCCUPANCY PERMITS:
a. Developer shall obtain a stormwater occupancy permit from the Village of Clemmons Stormwater
Administrator.
OTHER CONDITIONS:
a. Mechanical equipment and dumpster will use similar materials as the building for screening.
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.

08/11/2021
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To: Appointed and Elected Boards
From: Nasser Rahimzadeh, Village of Clemmons Planning Director
Date: August 11, 2021
Re: Map Amendment Request Zoning Docket #C-243
CLEMMONS COMMUNITY COMPASS (2040)
The Village of Clemmons Community Compass 2040 is devised of 41 key themes. The key themes serve to
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-243 consists of a single commercial structure designed for three tenants on 1.35 acres. The special use map
amendment petition for parcel PIN 5883-95-5532 addressed 6110 Town Center Drive from Pedestrian Business –
Special (PB-S) to Pedestrian Business – Special (PB-S) falls inside the Plan’s Mixed-Use Commercial (1.4% of
planning area7) land use category. The Mixed-Use Commercial category:

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 mixed-use 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

Clemmons Community Compass page 30

7

•
•
•
•
•
•

States that development should provide a mix of urban scale retail, commercial, office, residential, and
institutional uses with a focus on commercial and retail uses.
Desires that new development or redevelopment of existing commercial corridors are made accessible by
car, bike, and foot, are visually appealing from the road, and safer and less stressful to navigate
Encourages master-planned and designed developments that provide a vertical (multi-story) or horizontal
(multiple-uses on a site) mix of uses.
Believes that developments should be designed with a consistent design theme, including architectural
features and signage.
Recommends that internal circulation be possible by both vehicles and pedestrians between uses.
Include provisions for the amount of each type of use that the development should contain

The petition is within the Villa Point Strategic Planning Area. The Village Point strategic planning area future land
use intent:
•
•
•

Is to have future developments on areas not yet slated for development integrate site plans and design
elements with existing and planned developments to ensure accessibility, connectivity, and visual
consistency, and to mitigate impacts on adjacent uses.
Desires institutional and office uses that are compatible with the strategic planning area and may include
medical facilities, government offices, and small-scale offices.
Believes that the Village Point design guidelines be used to guide new development.

The map amendment request checks many of the above boxes in the Clemmons Compass. The development will be
both a small-scale office and a medical facility use. The development will provide pedestrian connection to the
existing sidewalk. Given the problem with utility easements on the side of Jessie Lane, the building cannot be
pulled any further towards the intersection. The building’s design is not typical as many of the adjacent buildings
are flat roofs with parapets; however, some developments in the Village Point area (e.g. First Horizon Bank,
Clemmons Town Center Apartments) do use more traditional roof designs. A concern is the off-white color. A
condition that the off-white color be in alignment with adjacent buildings to meet the Village Point design
guidelines is very appropriate.
CLEMMONS TRANSPORTATION PLAN
At the time of the Clemmons Transportation Plan (2009) Village Point Drive had not been fully built and was
proposed to be a collector street. As of the 2019 Clemmons Roadway Classification, Village Point Drive is a local
street. Since the publication of the Clemmons Transportation Plan, Village Point Drive has been built and is now a
part of Clemmons transportation infrastructure. There are no proposed upfits in the Clemmons Transportation Plan
beyond the construction of Village Point Drive.
VILLAGE POINT SMALL AREA PLAN
The Village Point Small Area Plan approved in 2003 initially envisioned the Village Center to include mixed-use
(residential/retail), office, institutional, and recreational uses. Note that the Village Point Small Area Plan was
amended and took medical uses into greater account and since the Village Point Small Area Plan, Clemmons
created its own comprehensive land use plan called Clemmons Community Compass. The proposed use still meets
the office use recommendation.
Staff recommends APPROVAL as the proposed request is more congruent than not with applicable municipal
planning documents. Outside of planning documents, the proposed development should have a condition that
guarantees the off-white is harmonious with adjacent developments.

Planning & Community Development
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www.clemmons.org
3715 Clemmons Road
Clemmons, NC 27012

STATEMENT OF PLAN CONSISTENCY
Per G.S. §160D-604(d) Plan Consistency
“When conducting a review of proposed zoning text or map amendments pursuant to this section, the planning
board shall advise and comment on whether the proposed action is consistent with any comprehensive plan that has
been adopted and any other officially adopted plan that is applicable. 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. If a zoning map amendment qualifies as a "large-scale rezoning" under G.S. 160D-602(b), the planning
board statement describing plan consistency may address the overall rezoning and describe how the analysis and
policies in the relevant adopted plans were considered in the recommendation made.”
Consistency Statement for Zoning Map Amendment: Docket # C-243
The proposed zoning docket C-243 zoning map amendment petition for tax parcel 5883-95-5532 addressed 6110
Town Center Drive requesting a change from Pedestrian Business – Special (PB-S) to Pedestrian Business –
Special (PB-S) is consistent with the Village of Clemmons Community Compass:
•

•

Applicable Clemmons Community Compass themes, goals, and objectives
o Theme 4 Economic and Community Development – Medical sites increase employment opportunities
o Goal 1 Managed Growth and Balanced Land Use – The proposed development continues to advance the
development continuum from rural, to suburban, to village core.
o Goal 7 Diverse Employment Opportunities – Medical sites expand job opportunities.
Future Land Use Map
o The future land use for the parcel is mixed-use commercial. Mixed-use commercial areas should provide a
mix of urban scale retail, commercial, office, residential and institutional land uses. The proposed
development would be an office use nestled in an area that has a mix of office, retail, institutional, and
commercial uses.
o Village Point Strategic Planning Area future land use intent states that “institutional and office uses are
compatible within the strategic planning area and may include medical facilities, government offices, and
professional small-scale office”. The requested medical and surgical use is a small-scale medical facility.

Inconsistency Statement for Zoning Map Amendment: Docket # C-243
The proposed zoning docket C-243 zoning map amendment petition for tax parcel 5883-95-5532 addressed 6110
Town Center Drive requesting a change from Pedestrian Business – Special (PB-S) to Pedestrian Business –
Special (PB-S) is inconsistent with the Village of Clemmons Community Compass:
•

Future Land Use Map
o Village Point Strategic Planning Area future land use intent is to have “a commercial activity center at
Lewisville-Clemmons Road and Town Center Drive with mixed-use office and institutional uses focused to
the southwest and along I-40”. The proposed medical and surgical office should be closer to the existing
Novant Health development and is inconsistent with the Clemmons Community Compass.

From:
To:
Cc:
Subject:
Date:

Nasser Rahimzadeh
Megan Ledbetter; Caroline Drake; Jeff Vaughn
Mike Gunnell; Scott Buffkin
RE: Neighborhood Meeting
Wednesday, August 11, 2021 11:35:00 AM

Megan,
An error occurred during the mailed notice process and a landowner of an abutting parcel was
missed. To fully comply with NCGS, Planning Staff will delay the Planning Board meeting to next
month and re-advertise.
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C-UDO-85
AN ORDINANCE AMENDING CHAPTER C, ARTICLE III,
SECTION 3.6.2(A) OF THE UNIFIED DEVELOPMENT
ORDINANCES
Be it ordained by the Village Council of the Village of Clemmons, North Carolina, that the Unified
Development Ordinances is hereby amended as follows:
Section 1. Chapter C, Article III, Section 3-3.6.2(A)

Article III
3-3.6 DEVELOPMENT STANDARDS
3-3.6.2 Low Density Projects
(A) Low Density Developments…Projects shall be permitted as low density if the project contains no
more than twenty-four percent (24%) built-upon area. and no more than two (2) dwelling units per
acre. Single family residential development/redevelopment shall also be of a zoning classification
that allows for low density, or a minimum lot size of 20,000 square feet. Each dwelling unit shall be
on an individual and separate lot with a minimum lot size of half an acre (21,780).

Section 2. This ordinance shall be effective upon adoption

Approval this_______day of________________.

____________________________
John L. Wait, Mayor

Attest:
_____________________________
Lisa Shortt, Village Clerk

