Major Development Plan
Application number: MDP2016.01 Rivermist

Request: The applicant requests that the City Council receive the modified plan dated November
17, 2016, and reconsider approval, with conditions, of the proposed major development plan to
subdivide 44.45 acres into an 86-lot single-family residential community. The proposed community
includes open space, common area, and tree preservation areas in compliance with the city land
development code (LDC).

Background: The applicant proposed the major development plan to the City in July of 2016.
The plan proposed an 88 single-family residential lot community on 44+ acres. This plan was heard
by the Planning Board on August 18, 2016. After receiving the report, public comment, and
deliberations thae Board voted 6-1 to recommend approval. The City Council considered the
Planning Board’s recommendation at its September 6, 2016 meeting. After receiving the report,
public comment, and deliberations, the Council voted 3-2 to disapprove the major development
plan because it did not comply with the maximum block length found in Section 3.4 of the LDC.
The applicant has the ability to resubmit a plan to the Council addressing the condition by which it
was disapproved.

Staff Analysis: The subject project site consists of two parcels (parcel ID# 207491 & 207492)
located east of South Point Road bounded by the Belwood neighborhood to the north, the Branch
Woods (Bowen Drive) neighborhood to the south, and the Catawba River to the east. These
properties total 44.45 acres of undeveloped land located within the General Residential (GR) zoning
district. The project site is long, narrow, and irregular in shape.
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General Residential (GR) Zoning District

The GR zoning district allows the proposed single-family residential use at a maximum density of 6-
units per acre. The revised plan consists of 86 single-family residential lots which is a reduction of
two lots from the previously proposed plan. This reduction in lots results in a proposed density of
1.93 dwelling units to the acre. The proposed detached — house street lot is an approved building
type for this district. Other performance standards are:

Lot Standards* Required Proposed

Minimum Lot Width 55-feet (or greater) in width 05- feet in width (typical)
Front Setback 20-feet 20-feet

Garage Setback (parking depth) 30-feet 30-feet

Side setback 20% of lot width 20% of lot width

Rear setback 30-feet 30-feet

*This is not an all-inclusive list of performance standards.

Open Space

Chapter 7 of the LDC outlines required open space based on a dedication matrix. The total required
open space based on the matrix calculation and waterfront open space required is 6.06 acres. The
project proposes 8.25 acres which is 18 percent of the development area. These proposed open
space areas are planned as neighborhood greens, parks, and a waterfront park. The open space area
is exclusive of the proposed 6.65 acres of common area. The open space and common area
represents 33% of development area. The project, as proposed, complies with the city’s open space
requirements of Chapter 7 of the LDC.

Buffer

A 10-foot wide undisturbed buffer is proposed at the rear property lines of parcels abutting parcels
of the Belwood and Bowen Drive neighborhoods. This buffer is not proposed where common area
abuts the adjacent property lines. A condition is included that states if no existing tree canopy exist,
the applicant shall provide a 10-foot wide landscape buffer and comply with plantings required in
Section 11.2 A of the Land Development Code. Said buffer area shall be recorded as a restrictive
easement on the associated plat.

Street Design

Chapter 8 of the LDC outlines the city’s street design standards and Section 3.4 addresses block
length. The project proposes a 50-foot wide right-of-way consistent in design with city’s “local
street” design requirement. The right-of-way will consist of vehicle travel way, curb and gutter,
planting strip and sidewalk. This cross-section allows for parking on one-side of the street. The
project will be conditioned to identify the parking side of the street within the approved plan and
provide signage. The street network consists of one primary road through the neighborhood
connecting to Belwood Drive to the north. A secondary street spurs off to the east just west of the
railroad tracks providing access to the waterfront portion of the neighborhood and stubs out to
adjacent land to the north.

Another factor in street design is maximum block length to encourage better circulation and
walkability in a neighborhood as well as traffic calming (slower speed design). Section 3.4 of the
LDC states:

“Blocks shall not be less than 200 feet nor more than 660 feet (1/8 mile), unless site and topography
or other special circumstances are present as determined by the Planning Board and approved by
Council.”



The proposed site design does not comply with this maximum block length. This was the bases for
disapproval from the earlier site plan. The applicant has proposed a revised site plan reducing the
lot count and adding a traffic circle for the Council’s consideration. The applicant is again
requesting the Council find that special circumstances exists that would permit the block length
greater than 660 feet in length. The design of the development is constrained by irregular shaped lot
(narrow). The proposed street design includes traffic calming features (traffic circles and pedestrian
crossings) to reduce speeding within the neighborhood. Per the ordinance, the Council will need to
find that special circumstances are present to approve this design (Attachment B).

Tree Protection

Chapter 11 of the LDC outlines the city’s tree preservation requirements which states the
development shall retain a minimum of 25% of the existing tree canopy. The applicant retained the
services of Coe Forestry & Surveying to conduct a forest stand evaluation. Based on the
information provided, the proposed design preserves 28% of the tree canopy which includes the
required heritage tree save areas. This design is in compliance with Chapter 11.

Major Development Process

The major development process is intended to provide a fair and equitable process to all interests
including the petitioners, affected neighbors, City staff, the Planning Board and the City Council. The
Council is charged with making a decision for approval or disapproval based on compliance with the City’s Land
Development Code.

It is staff’s opinion that the proposed development is consistent with the LDC if the Council finds
that special circumstances exist with regard to the lot configuration and/or topography to grant a
block length longer than 660 feet pursuant to Section 3.4 of the LDC.

Council Action

The Council is requested to receive the report with modified plan, receive public comment, and after
deliberation render a decision to approve, approve with modifications, or deny the proposed major
development plan. Staff has modified and/or added conditions based on public comment received
at the September 6, 2016 Council meeting and the proposed plan.

Proposed Conditions
General Requirements

1. The applicant shall obtain approval of all required permits from the City and associated
agencies.

2. The development shall comply with the Belmont Land Development Code and other

associated regulations.

The schematic plan approval is valid for a period of 12-months.

4. 'The developer shall notify the residents of Bowen Drive and Belwood neighborhoods when
plans are available for viewing at the City of Belmont Planning Department. Plans shall be

»

available for viewing a minimum of 30-days prior to issuance of a zoning permit for house
construction. A copy of the notice and notification list shall be submitted to the city with
the house plans.

5. Said development shall be capped at 86-single-family residential lots. Any proposed increase
in lot count shall require process of an amendment of the Major Development Plan.
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Streets
1.

2.
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The applicant shall comply with all requirements necessary to connect to the municipal
utility water and sewer system to service the project, including the installation of lines or
system improvements and acquisition or dedication of any required easements.

The applicant shall obtain approval from NCDOT for road access location on South Point
Road.

The construction plans shall identify the on-street parking location and be accompanied with
a signage plan.

Street design shall include traffic calming infrastructure as shown in the approved plan.
Street lights are required within the development.

The applicant and city shall consult with NCDOT regarding extending turn lanes to service
the Belwood and Bowen Drive neighborhoods.

The eastern road connection to Belwood Drive may be open for utility construction and
shall be closed for through traffic until the development is 90% built out or the City has
been petitioned to accept the street for maintenance.

Open Space and Tree Save

1.

2.
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Open space and common areas shall be consistent with approved plans and in compliance
with city requirements.

Tree save areas shall be consistent with the approved plans. Any change in design or
clearing for infrastructure within the tree save areas shall require new calculations in
compliance with Chapter 11.

Each lot shall provide canopy trees in accordance with Section 11.2 E of the LDC.

Street tree canopy is required in accordance with Section 11.2 D of the LDC.

A 10-foot wide undisturbed buffer is required at the rear property lines of proposed
residential lots abutting the Belwood and Bowen Drive neighborhoods lots where
undisturbed open space or common area is not already proposed. If no existing tree canopy
exist, the applicant shall provide a 10-foot wide landscape buffer and comply with plantings
required in Section 11.2 A of the LLand Development Code. Said buffer area shall be
recorded as a restrictive easement on the associated plat.

The utility easement proposed on the north property line of common area “3” shall be
located to provide a minimum of a 10-foot wide buffer easement adjacent to lot 34 of the
Belwood neighborhood. Common area #3 shall be reserved for tree preservation and/or
water quality protection.

Attachment A — Application
Attachment B — Modified Site Plan



CITY OF BELMONT
Application for Major Development Plan
Date Filed 2 /89 /77, Application Number MDP-.2¢4 . &1
Hearing Date(s) P&Z 0818/2016 City Council 09/06/2016
/ / / /

To the Planning and Zoning Board and City Council of Belmont, NC:

I iwe) the undersigned do hereby respectfully make application and request the Planning and Zoning
Board and City Council to approve the major des elopment plan for the following:

Residential Subdivision of eight (8) or more lots
[] Individual Building(s) exceeding 30,000 square feet in area

[[] Non-Residential Subdivision of four (4) lots or more.

In support of this application, the following facts are shown:

Zoning of R-R GR@ NC-R INT-R MH-R >R

Property
(circle one) NC-C H-C R-C BC-D 1C-D TN-D

Property Address: gouth Point Road, Belmont NC

th-'S‘F“l Deserpuon of FRggast side of South Point Road, north of Bowen Drive and south of |
Locaton: Bellwood Drive.
Tax Parcel Number: 207491 and 207492

Property Owner:  Bank of North Carolina c/o Special Assets Group

Owner’s Mailing Address: {3980 Premier Drive. Sutie 130

Ciry: High Point State:  NC Zip: 97265
Home Phone: ( ) - Work Phone: 336-905-8916

Project Description:

Single family subdivison for a maximum of 88 Iots plus open space and tree preservation
areas.

Citv of Belmont
Application for a Major Developmenr Plan
Page 1 ot 3




MAJOR DEVELOPMENT PLAN PROCESS

Major Development Plans will be reviewed by the Planning
Board and approved by the City Council.

The Applicant shall submit a Sketch Plan along with an
Environmental Survey to the Planning Depactment for a non-
binding review. Upon determination of completeness and
general conformity with this Code, the Planning Department
will authorize the Applicant to submit the Schematic Design for
formal review.

The Planning Department will review and make comment on
the Schematic Design. When the Planning Department
determines that the application is complete and complies with
the Code 1t shall be forwarded to the Planning Board.

The Planning Board shall have 40 days from the date of their
first review to recommend that the Schematic Design be
approved, approved with conditions, or denied.

Following the Planning Board review, the Schematic Design
shall be submitted to the City Council for their review and
approval. The City Council shall have 90 days from the date of

Pre Deses Mecung with Pluming Siite

Informal Review ot Sketch Plan
Including Environmencil Survey

r

Fonmal Submission ot Schematic Plan
to Planning Swaft for Review and Recommendarin

[

Review and Recommenibannn ot Schematic Plan
by Planaimg Beard

]

Review and Approval of Schematic Plan
By Ciry Counal

Formal Subnission of Construction Documents
tis Technical Review Commirctee

Approved Preliminary Plat

I

Reviaw and \pproval or
Final Plat by Plinning Seaft

their first review to approve, approve with conditions, or deny the Schematic Design. If they denv the
Schematic Design, they shall state their reason(s) for denial in writing and permit the applicant to resubmut

the Development for further review.

APPLICATION REQUIREMENTS

Ml applicants shall follow the process outlined above and detailed i Chapter 15.5 of the Laad Development

Code (LDC). This application shall be accompanied with:

[] Five fullsize, to scale sketch plans for the inwal planning review (Chaprer 16.7

[] Sketeh Plan Processing fees
L] Dugital file of plan (pdf formar)

The Plinning Department will review and make comments on the Sketch Plan. The Planming Department
will authorize the formal submission of the Schematie Plan (Chapter 16.8). Submittal requirement includes:

[@l Frve full-size, to scale Schematic Plans (Chapter 16.7)

O] Schematc Plan Processing tee & Adjacent Property Notfication fee — See Fee Schedule

Dugital file of plan (pdf forma)

Questions? Coneace the Planning and Zoning Deparrment at 704 901-2610. The Cin’s Land Development

Code s avalable on our website at wwwe.citvofbelmont. org

City of Belmont

Applicaton for a Major Development Plan

Page 2 of 3




Please st all adjacent property owners of the boundary of the property. Those properties
immediately across the ROW' from the property shall be included in this list. Attach a separate sheet
if needed.

Tax Parcel | Property Owner | Owner Mailing City State | Zip
ID# Address
Attached
=

Jzaog

dotloop var feo ‘
@ﬂ/ay Browck 8530 Ketva1 2vm Cr1Ag L cvas-tice

L I

Signature of Property Owner Signature of \uthorized Agent

( ) 336-688-2204 //\%_/

Phone Number _;-\/gfff%m Fee (Dept Use Only)

/ e
/
N ,

. LNy
“This application must be signed by the property owner or authorized agent.

City of Belmont
Application for a Major Development Plan
Page 5 of 3



COE FORESTRY & SURVEYING Phone: (336) 769-4673

Email: coefor@gmail.com

NCRF # 649 NcCPLS # 3320 Address: P.O. Box 36 Wallburg, NC 27373

Dan Pritchett, PE, PLS
Jamestown Engineering

Mr. Pritchett,

You recently contacted me by phone, whereupon we discussed comments received from planning
staff in the Town of Belmont, NC, about the sketch plan you submitted for “River Mist
Subdivision”. I had previously prepared a “Forest Stand Evaluation / Environmental Survey” for
submussion to the Town in tandem with your site plan.

The nature of our discussion was that the Town had concerns that their ordinance requirement of a
particular percentage of “Heritage Trees” (defined by them as having a D.B.H. of 12” or greater)
might not be residual subsequent to development of the site based on your site plan.

[ have studied your plan, which was supplied to me after my site visit, and make the following
conclusions:

The pine type identified in my evaluation contains approximately 100 trees per acre that meet the
heritage tree criteria, whereas the hardwood type contains approximately 50. This obviously means
that protecting pine type preserves heritage trees at a 2:1 ratio. Your site plan has 55% of its
labeled “open space™ in the pine type, and 45% in the hardwood type. Simple mathematics then
conclude that it protects heritage trees at a factor of 2.6:1 for the site as a whole.

5’4@ A / Dbz g
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FOREST STAND EVALUATION / ENVIRONMENTAL SURVEY
OF: Gaston County, NC, Parcel ID'S 207491 and 207492

For: Jamestown Engineering and Bank of North Carolina

To Whom It May Concern:

I'visited the above referenced site on May 15, 2016. During that visit, [ traversed
the site thoroughly, evaluating the topography and vegetation with specific
emphasis on tree species, stand type in relationship to slope and aspect, forest
health, and stocking rates. I sampled ten 1/10t acre plots randomly across the
tract, in which each tree having a DBH (diameter as measured 4.5’ above ground) of
12" or greater was measured.

The entirety of the property is forested. Two typical piedmont forest types are
present, both of which are mature. The types intermingle, or mix, where they are
adjacent.

Moving from west to east, [ found a pine forest, hardwood forest, pine forest again,
then hardwood forest adjacent to the railroad. These forest types can easily be seen
onwinter (leaf off) aerial photography such as is used on the county GIS system.
The portion of the property east of the railroad is mixed pine and hardwood. As
would be expected, on the higher (and drier) uplands on the western half of the
main tract, the stocking rates (trees per acre) are lower, and the trees have smaller
diameters and heights than the eastern half. I saw no evidence of systemic disease
or decline in any of the forest across the entirety of the tract, although there is
occasional storm damage and individual tree mortality.

STAND DESCRIPTIONS:

Pine Type: Composed primarily of Loblolly Pine (Pinus taeda), with some
associated Virginia Pine (Pinus Virginiana) and occasional interspersed hardwoods.
16,000 board feet per acre of pine, with an additional 1,800 board feet per acre of
associated hardwoods. Average pine diameter : 14.25"

Hardwood Type: Primarily Yellow Poplar (Liriodenron tulipifera), White Oak
(Quercus alba), Red Oak (Quercus rubra), and other minor components such as
Gum, Hickory, and Maple. 12,000 board feet per acre of hardwoods with an
additional 2,500 board feet per acre of interspersed pines



I'was provided with a sketch development plan for the property subsequent to my
visit, and have evaluated to reach the following general conclusions:

1) The common areas on the western end of the property which are located to

2)

3)

4)

the left and right of the proposed roadway will pass through the afore
mentioned pine and hardwood areas that are on the higher and drier ground,
and have somewhat lower, but still good, stocking rates. Given the shape and
size of the proposed common areas, the existing forest stands should remain
viable and continue to grow well, remaining healthy, subsequent to
development.

The common areas shown on the southeastern portion of the main parcel
contain some of the best trees on the site. They are located in the area where
the largest hardwood trees can be found. This is due to their location on the
lower slope, which has greater moisture availability, and the slope aspect
(eastern). Stocking rates in this area are good, and the volume per acre is
higher than average. Although larger, the trees in these areas are healthy and
should remain viable post development.

The buffer zones along the rear of the preponderance of the lots are located
mostly on moderate slopes and are populated by stands typical of the site.
Maintaining a sufficient width will help ameliorate the predisposition to
storm damage which is typically resultant from the removal of adjacent trees
when all have grown in a forest (vs. open) environment.

The mixed stand which lies east of the railroad and along the river (lake)
frontage is mature but not senescent, and any buffer zones which may be left
along the water or otherwise should be populated by trees which are
indicative of the stand as a whole and will remain viable.

%\,ZQ/% Shesls

David B. Coe, NC Registered Forester #649
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