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TO: Mayor J.B. Lawrence and the Blowing Rock Town Council

FROM: Kevin Rothrock, Planning Director

SUBJECT: CZ 2016-02 Conditional Rezoning from HMC to CZ-R6M

APPLICANT: Chestnut Development Partners

DATE: July 6, 2016

REQUEST

Chestnut Development Partners, LLC is requesting a conditional rezoning of the current Blowing Rock
Hospital and Davant Medical Clinic property from HMC, Hospital Medical Complex to Conditional
Zoning - R-6M, Multi-family (CZ-R-6M).  The 3.61 acre property is located at 364 and 420 Chestnut
Drive.  Chestnut Development Partners is proposing to demolish the hospital and clinic and construct
24 condominium units. The property is further identified by Watauga County PIN 2807-96-3492-000.

SITE PLAN

General

The current HMC zoning district allows up 7 units per acre for multi-family. The Applicant is
requesting a residential density of up to 7 units per acre with a total of 24 units. Option “B” on the
plans shows a three (3) unit building, however, if Option “A” is chosen by the Applicant, the project
will have only 23 units.

Parking/Access

The project requires 66 parking spaces. 76 spaces are provided with 48 of the spaces in multiple 2-car
garages located under the condominium units. The remaining spaces are available for visitors.

The current hospital and clinic utilize three (3) driveways onto Chestnut Drive. The proposed project
access to the site will be from two (2) new driveways constructed in approximate locations to existing
driveways. The lower driveway will serve the lower side of the condominium units for garage access.

Storm Water

The storm water runoff from the current hospital site is conveyed from the upper parking areas and
roofs to a drainage collection system on the lower side of the site. The storm water is spread across the
lower adjacent slope through a series of drainage pipes.  The proposed project will have approximately
15% less impervious surfaces than the current conditions.  Accordingly, there should be less runoff
from storm events. The proposed drainage will effectively follow the current drainage patterns and not
introduce new storm flows into pipes or conveyances that cannot handle the runoff.
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Utilities

The current water and sewer systems serving the hospital and clinic are adequate for the proposed
development. After consultation with the Fire Marshal and Public Works Director, the Applicant has
agreed to loop the existing water main through the entire project site for improved fire flow.

Landscaping

A general landscape plan has been submitted for review. Once construction plans are finalized, a
detailed landscape plan will be produced. All landscape materials shown on the final plans will meet
the Land Use Code standards for species and size.

Architectural

The building plans show 4-level buildings with 3 units in each building. Two-car garage units are
proposed on the bottom floor with an elevator to provide access from the garage to all living levels.
The main level will have access from the parking lot.  The building height will not exceed 35 feet
measured from the grade at the main level entrance.

Construction/Demolition Access

At the Planning Board meeting, there was some discussion on the proposed route to be utilized by
demolition debris trucks and construction grading/fill trucks. A map indicated a preferred route from
the site proceeding down Chestnut Drive to Main Street and then turning left and heading south to Hwy
321 near the Blowing Rock Furniture Gallery. After further discussion, an alternate route that leaves
the site and goes through upper Chestnut Drive and Chestnut Circle eventually turning left onto Main
Street may be a better alternative as long as a flagger is posted at Main Street. The majority of
demolition and related hauling and grading work should be done within the first three (3) months of the
project.  The Planning Board recommended that the contractor coordinate a safe construction traffic
route with the police department and other department supervisors prior to demolition.

Applicant Proposed Conditions

1. Density shall be 7 units/acre which is in line with the current zoning.
2. Option “B” can be substituted for Option “A”.
3. Project to reduce total impervious from what is currently existing.
4. New drainage patterns shall match existing as close as possible
5. Building separations of 20’ shall not include decks.
6. To minimize disturbance to Chestnut Drive, utilize as much of the existing 6” ductile iron

water main as possible.
7. In order to match existing drainage patterns there shall be no minimum separation between

structures and storm drainage system.
8. Perimeter buffer shall be allowed to follow roadway instead of property perimeter in southwest

corner for better aesthetics.
9. To avoid rock, sanitary sewer service for building pad 8 shall be allowed to run between units 6

& 7.
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NEIGHBORHOOD MEETING

A neighborhood meeting was held at Town Hall on June 2, 2016. Approximately 50 neighbors and
other citizens attended the meeting. The Applicant shared with the group their vision for the property,
how the project fits with the current grade of property, the details of the proposed condominium units,
access, and potential unit prices.

PLANNING BOARD RECOMMENDATION

At the June 16, 2016 meeting, the Planning Board recommended approval of the conditional rezoning
with the following additional conditions:

1. Roll-out style cans will be used for garbage collection
2. All infrastructure will be completed prior to issuance of any Certificates of Occupancy
3. The Applicant will coordinate an acceptable construction traffic plan with the Police

Department and other department supervisors prior to the demolition phase of the project.

ATTACHMENTS

1. Draft Ordinance and Exhibits A and B
2. Site and grading plans
3. Architectural elevations and plans
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ORDINANCE NO. 2016-22

AN ORDINANCE AMENDING THE OFFICIAL ZONING MAP OF THE
TOWN OF BLOWING ROCK;

CREATING THE CHESTNUT PARTNERS DEVELOPMENT
CONDITIONAL ZONING DISTRICT (CZ-R6M)

WHEREAS, the Town of Blowing Rock has the authority, pursuant to Part 3 of Article 19 of
Chapter 160A of the North Carolina General Statutes, to adopt zoning regulations, to establish
zoning districts and to classify property within its jurisdiction according to zoning district, and
may amend said regulations and district classifications from time to time in the interest of the
public health, safety and welfare; and

WHEREAS, this Ordinance is consistent with NC General Statutes 160A-381, establishing
conditional zoning districts in local zoning jurisdictions; and

WHEREAS, this Ordinance is consistent with the Town’s 2014 Comprehensive Plan Update for
the reasons set out herein; and

WHEREAS, the Town of Blowing Rock has reviewed the proposed ordinance and recommends
its enactment by the Town Council;

NOW, THEREFORE, THE TOWN COUNCIL OF THE TOWN OF BLOWING ROCK,
MEETING IN REGULAR SESSION AND WITH A MAJORITY OF THE BOARD
MEMBERS VOTING IN THE AFFIRMATIVE, HEREBY ORDAINS THE
FOLLOWING.

Section One. Upon petition of Chestnut Development Partners, LLC, the Official Zoning Map
of the Town of Blowing Rock is hereby amended to create the Chestnut Development Partners,
Conditional Zoning District (CZ-R6M) as more particularly set forth herein.

Section Two. This Ordinance is found to be consistent with the Town of Blowing Rock 2014
Comprehensive Plan Update, in particular with the following policies contained therein:

 H-1: Future land uses at the current hospital site will be compatible with surrounding
development and the character of the Town.

 H-2: The architectural design of new development on the site will reinforce the western
NC vernacular and respect the character of the town and surrounding neighborhoods.

 LC-3.1: Amend the Land Use Code to increase the density allowed in the most intensive
residential zoning district to allow at least 8 multi-family dwelling units per acre by-
right.
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 LC-5.1: Utilize zoning and use transitions between higher intensity uses and lower
intensity uses…

 LC-6.4: Encourage the use of the Conditional Zoning process to address situations where
rezoning to an existing base zoning district would not be compatible with surrounding
development in the absence of conditions tailored to the particular nature of the
proposed use or development.

Section Three. The zoning classification of that certain real property shown on the aerial photo
map, attached hereto as Exhibit A and made a part hereof, is hereby changed from HMC,
Hospital Medical Complex to CZ-R6M, Conditional Zoning-R6M, Multi-family. Said property
is also identified on Watauga County PIN 2807-96-3492-000.

Section Four. The Chestnut Development Partners Conditional Zoning District is a conditional
zoning district established pursuant to the Land Use Ordinance of the Town of Blowing Rock by
means of authority granted by the North Carolina General Statutes.  Future development and use
of lands situated within the Chestnut Development Partners Conditional Zoning District, and the
processing of applications to develop and use such lands, shall comply with the conditions set
forth on the document entitled, Chestnut Development Partners Conditional Zoning District:
List of Standards & Conditions, which is attached to this ordinance as Exhibit B and
incorporated herein.  The aforementioned List of Standards & Conditions, made a part thereof,
shall run with the land and shall be binding on Chestnut Development Partners, LLC, its heirs
and assigns.

Section Five. Pursuant to Section 16-9.6 of the Town of Blowing Rock Land Use Ordinance,
the Master Plan replaces all conflicting development regulations set forth in the Land
Development Standards, and such development regulations are varied to the extent they conflict
with the Master Plan and List of Standards & Conditions. The Master Plan specifically includes
the architectural plans and civil engineering and site plans submitted to Town Council on July
12, 2016 and subsequent construction drawings revised as a result of additional conditions
imposed by Town Council after the July 12, 2016 public hearing.  Construction drawings include
at a minimum: site plan, utility plan, grading plan, landscape plan, and architectural plan and
elevations. Any substantial change to the Master Plan as noted below shall be reviewed by the
Planning Board and approved or denied by the Town Council as an amended conditional zoning
district.  The following changes to the CZ Master plan shall require approval by the Town
Council:

(a) Land area being added or removed from the conditional district.
(b) Modification of special performance criteria, design standards, or other requirements
specified by the enacting ordinance.
(c) A change in land use or development type beyond that permitted by the approved
master plan.
(d) When there is introduction of a new vehicular access point to an existing street, road
or thoroughfare not previously designated for access.
(e) Hours of operation and/or delivery hours.
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All other changes to the Master plan shall receive approval by the Administrator.  However, if in
the judgment of the Administrator, the requested changes alter the basic development concept of
the Conditional Zoning District, the Administrator may require concurrent approval by the Town
Council.

Section Six. Enactment of this Ordinance constitutes the approval of a site-specific development
plan resulting in the establishment of a vested right, pursuant to N.C.G.S. 160A-385.1, to
undertake and complete the development and use of the property under the terms and conditions
specified in the Master Plan and the List of Standards & Conditions.  Such vested right shall
have a term of two years from the date of adoption of this Ordinance.

Section Seven. The Office of the Zoning Administrator is hereby authorized and directed to
modify the Town’s Official Zoning Map consistent with this Ordinance.

Section Eight. If any section, subsection, sentence, clause or phrase of this ordinance is for any
reason held to be invalid, such decision shall not affect the validity of the remaining portions of
the ordinance.

Section Nine. All ordinances or portions thereof in conflict herewith are hereby repealed to the
extent of such conflict.

Section Ten. This ordinance shall be in full force and effect from and after the date of adoption.

Adopted this _____ day of ___________________, 2016.

______________________________
Mayor

ATTEST:

_____________________________
Town Clerk



Exhibit B

Chestnut Development Partners Conditional Zoning District
Conditional Zoning – R6M, CZ-R6M

PIN 2807-96-3492-000

364 and 420 Chestnut Drive

List of Standards & Conditions

1. Density shall be 7 units/acre which is in line with the current zoning.
2. Option “B” can be substituted for Option “A”.
3. Project to reduce total impervious from what is currently existing.
4. New drainage patterns shall match existing as close as possible
5. Building separations of 20’ shall not include decks.
6. To minimize disturbance to Chestnut Drive, utilize as much of the existing 6” ductile

iron water main as possible.
7. In order to match existing drainage patterns there shall be no minimum separation

between structures and storm drainage system.
8. Perimeter buffer shall be allowed to follow roadway instead of property perimeter in

southwest corner for better aesthetics.
9. To avoid rock, sanitary sewer service for building pad 8 shall be allowed to run

between units 6 & 7.
10. Roll-out style cans will be used for garbage collection
11. All infrastructure will be completed prior to issuance of any Certificates of

Occupancy
12. The Applicant will coordinate an acceptable construction traffic plan with the Police

Department and other department supervisors prior to the demolition phase of the
project.
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