
GUILFORD COUNTY 
PLANNING AND DEVELOPMENT

PLANNING BOARD 

400 W Market Street 
Post Office Box 3427,  Greensboro,  North Carolina 27402 

Telephone 336-641-3334 Fax 336-641-6988 

Special Meeting Agenda 
Board of Commissioners’ Chambers, Old County Courthouse 

301 W. Market Street, 2nd Floor, Greensboro, NC 27401 
January 26, 2022 

6:00 PM 

A. Roll Call 

B. Agenda Amendments 

C. Approval of Minutes:  None 

D. Rules and Procedures 

E. Continuance Requests 

F. Old Business 

Public Hearing Items: 

CONDITIONAL ZONING CASE #21-10-GCPL-09584: CONDITIONAL ZONING – PLANNED 
UNIT DEVELOPMENT - MIXED (CZ-PDM) FOR CASE #30-05, AND AGRICULTURAL (AG) To 
CONDITIONAL ZONING – LIGHT INDUSTRIAL (CZ-LI) ) TAX PARCELS 116790, 116782, 
116778, AND 116787 (NON-CONTIGUOUS) ON KNOX ROAD; TAX PARCELS 116784 AND 
116789 ON MARLEY DRIVE; AND, TAX PARCELS 116776, 116783, 120447, AND 120423 ON 
BLOOMFIELD ROAD. 

Located on 749, 725, 729 and 709 (non-contiguous) Knox Road; 5441 and 5437 Marley 
Drive; and 1074, 1076 1080, 1080, and 1036 Bloomfield Road, Guilford County Tax Parcels 
116790, 116782, 116778, and 116787 (non-contiguous) on Knox Road; 116784 and 
116789 on Marley Drive, and 116776, 116783, 120447, and 120423 on Bloomfield Road, 
comprising approximately 178.67 acres.  

The proposed Conditional Zoning from Planned Unit Development-Mixed Use (CZ-PDM) 
and Agricultural (AG), to Conditional Zoning - Light Industrial (CZ-LI), includes the 
following Use Condition: All uses permitted within the LI zoning district, with the 
exception of: (1) Go-Cart Raceway; (2) Cemetery or Mausoleum; and (3) Construction or 
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Demolition Debris Landfill, Minor. No Development Conditions were proposed in the 
application.  

The proposed Conditional Zoning is inconsistent with the Northeast Area Plan land use 
classification of AG Rural Residential, thus if approved a plan amendment to Light Industrial 
land use classification would be required. 

Information for CONDITIONAL REZONING CASE #21-10-GCPL-09584 can be viewed by 
scrolling to the January 26, 2022 Agenda Packet at https://www.guilfordcountync.gov/our-
county/planning-development/boards-commissions/planning-board.  The Transportation 
Impact Analyses can be viewed at 
https://www.guilfordcountync.gov/home/showpublisheddocument/12510/6377283965018
00000 and  

https://www.guilfordcountync.gov/home/showpublisheddocument/12512/6377283965252
30000  

for Bloomfield Road and Knox Road, respectively, or you may contact the Guilford County 
Planning & Development Department at 336.641.3334. 

Non-Public Hearing Items: 
None 

H. Other Business 

I. Adjourn 
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CONDITIONAL ZONING CASE #21-10-GCPL-09584: CONDITIONAL ZONING – 
PLANNED UNIT DEVELOPMENT - MIXED (CZ-PDM) FOR CASE #30-05, AND 
AGRICULTURAL (AG) To CONDITIONAL ZONING – LIGHT INDUSTRIAL (CZ-LI) 
(AMENDED BY APPLICANT 1/7/2022) 

 

Property Information 
 
Located on 749, 725, 729 and 709 (non-contiguous) Knox Road; 5441 and 5437 Marley Drive; and 
1074, 1076, 1080, 1080, and 1036 Bloomfield Road, Guilford County Tax Parcels 116790, 116782, 
116778, and 116787 (non-contiguous) on Knox Road; 116784 and 116789 on Marley Drive, and 
116776, 116783, 120447, and 120423 on Bloomfield Road. The amended application was revised 
to add 1080 Bloomfield Road, Parcel 120447, 12.72 acres, which was part of the PUD, to the 
original application. Total acreage in the amended application is approximately 178.67 acres.  
 
Zoning History of Denied Cases: There is no history of denied cases. 
 
Nature of the Request 
 
This proposed request is to Conditionally Zone property from CZ-PD-M, Planned Unit 
Development-Mixed and AG, Agricultural to CZ-LI, Light Industrial with the following Use 
Condition: All uses permitted within the LI zoning district, with the exception of: (1) Go-Cart 
Raceway; (2) Cemetery or Mausoleum; and (3) Construction or Demolition Debris Landfill, Minor. 
No Development Conditions are proposed in the application.  
 
District Descriptions 
The Agricultural (AG) district is intended to provide locations for agricultural operations, farm 
residences, and farm tenant housing on large tracts of land. This district is further intended to 
reduce conflicts between residential and agricultural uses and preserve the viability of 
agricultural operations.  Commercial agricultural product sales - “agritourism”- may be 
permitted.  The minimum lot size of this district is 40,000 square feet. 
 
The Planned Unit Development – Mixed (PD-M) district is intended to accommodate residential, 
commercial and light industrial uses developed on large tracts in accordance with a Unified 
Development Plan. 
 
The Light Industrial (LI) district accommodates limited, small-scale manufacturing, wholesaling, 
warehousing, research and development, and related commercial activities that have little 
adverse effect, through noise, odor, or visual distraction, on neighboring properties. 
Development shall Provide adequate screening and buffers and be located where there are 
adequate public utilities and access to arterial streets and highways. 
 
Conditional Zoning, bearing the designation CZ, is established as a companion district for every 
district established in the Unified Development Ordinance. These districts include the CZ-LI 
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district. All regulations which apply to a general use zoning district also apply to the companion 
conditional zoning. All other regulations, which may be offered by the property owner and 
approved by the Jurisdiction as part of the rezoning process, also shall apply. 
 
Character of the Area 
 
This request is in an area that includes light industrial, single-family residential subdivisions, and 
rural residential uses. 
 
Existing Land Use(s) on the Property: The parcels currently zoned CZ-PDM are largely 
undeveloped while the zoning allows a mix of light industrial and multifamily development. The 
AG zoned parcels mostly are undeveloped or used for single-family residential purposes. 
 
Surrounding Uses: 

North: Rural residential or undeveloped 
South: Interstate 85/40 right-of-way 
East:    Undeveloped or rural residential 
West:  RS-40 single-family residential subdivision 

 
Historic Properties: There are no inventoried Historic Properties located on or near the property 
 
Cemeteries: No cemeteries are shown to be located on this property, but efforts should be made 
to rule out the potential of unknown grave sites. 
 
Infrastructure and Community Facilities 
 
Public School Facilities: 
 
Due to the zoning restrictions on residential development under the Light Industrial zoning 
category, these parcels would not generate any residential development; therefore, there would 
not have any additional impact on Guilford County Schools regarding new student yields. 
 
Emergency Response: 
Fire Protection District:  McLeansville FPSD 

Miles from Fire Station:   Approximately 0.78 miles 
 
Water and Sewer Services: 
Provider: The applicant is not requesting public water or sewer. Private Septic Systems and Wells  

Within Service Area: This property is within or adjacent to the Greensboro Growth Tier 1 water 
service boundary. 

Feasibility Study or Service Commitment: No 
 
Transportation: 
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Existing Conditions: Knox Road is a minor thoroughfare. Bloomfield Road is a local/collector 
street  

Proposed Improvements: Applicants provided Traffic Impact Analysis reports for potential 
impacts and improvements on Knox Road and Bloomfield Road developments. Each report 
contains a Discussion of Results with a summary of recommended improvements. The Knox Road 
report recommends a right turn lane and left turn lane for access.  The Bloomfield Road report 
recommends improvements to Burlington Road and Bloomfield Road under different scenarios.  
The Discussion of Results from each report are attached. The full reports are uploaded onto the 
County website for public view.  

A NCDOT driveway permit will be required for site plan approval. 

 
 Environmental Assessment 
 
Topography: Nearly flat, gently sloping, and moderately sloping. 
 
Regulated Floodplain/Wetlands: 
Most of the properties contain regulated floodplain. Some of the properties contain mapped 
wetlands. 
 
Streams and Watershed: 
There are multiple mapped streams running through or directly adjacent to all of the properties. 
The properties are located in the Lake Mackintosh (Big Alamance Creek - WS-IV) Water Supply 
Watershed in the General Watershed Area.  
 
Land Use Analysis 
 
Land Use Plan: Northeast Area Plan (2016)  
 
Plan Recommendation: AG Rural Residential 
 
Consistency: 
The proposed Conditional Zoning is inconsistent with the Northeast Area Plan land use 
classification of AG Rural Residential. Light Industrial zoning is not supported under the AG Rural 
Residential land use classification. 
 
 
Recommendation 
 
Staff Recommendation: Staff recommends approval  
 
Although the proposed Conditional Zoning is inconsistent with the recommendation of the 
Northeast Area Plan, the requested action is reasonable and in the public interest because the 
existing CZ-PDM-zoned properties currently allow a mix of light industrial and multi-family uses.   
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The parcels are in an area where several properties west along Knox Road currently are zoned 
and developed for light industrial uses and the requested zoning will add employment 
opportunities for citizens. 
 
Area Plan Amendment Recommendation:  
The proposed Conditional Zoning is inconsistent with the Northeast Area Plan land use 
classification of AG Rural Residential, thus if approved, a plan amendment to Light Industrial land 
use classification would be required. 



























CONDITIONAL ZONING CASE #21-10-GCPL-09584: CONDITIONAL ZONING – PLANNED 
UNIT DEVELOPMENT - MIXED (CZ-PDM) FOR CASE #30-05, AND AGRICULTURAL (AG) 
To CONDITIONAL ZONING – LIGHT INDUSTRIAL (CZ-LI) TAX PARCELS 116790, 116782, 
116778, AND 116787 (NON-CONTIGUOUS) ON KNOX ROAD; TAX PARCELS 116784 
AND 116789 ON MARLEY DRIVE; AND, TAX PARCELS 116776, 116783, 120447, AND 
120423 ON BLOOMFIELD ROAD. 

GUILFORD COUNTY PLANNING BOARD  
ZONING AMENDMENT STATEMENT OF CONSISTENCY 

DECISION MATRIX 

Zoning Plan Consistency Decision 
Approve Consistent #1 

Deny Inconsistent #2 
Approve Inconsistent #3 

Deny Consistent #4 
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CONDITIONAL ZONING CASE #21-10-GCPL-09584: CONDITIONAL ZONING – PLANNED 
UNIT DEVELOPMENT - MIXED (CZ-PDM) FOR CASE #30-05, AND AGRICULTURAL (AG) 
To CONDITIONAL ZONING – LIGHT INDUSTRIAL (CZ-LI) TAX PARCELS 116790, 116782, 
116778, AND 116787 (NON-CONTIGUOUS) ON KNOX ROAD; TAX PARCELS 116784 
AND 116789 ON MARLEY DRIVE; AND, TAX PARCELS 116776, 116783, 120447, AND 
120423 ON BLOOMFIELD ROAD. 

 
GUILFORD COUNTY PLANNING BOARD  

ZONING AMENDMENT STATEMENT OF CONSISTENCY 
 

DECISION # 1 

APPROVE-CONSISTENT 

NO PLAN AMENDMENT 
 

I move to Approve this zoning amendment located on Guilford County Tax Parcels 116790, 
116782, 116778, AND 116787 (non-contiguous) on Knox Road; Tax Parcels 116784 and 
116789 on Marley Drive; and, Tax Parcels 116776, 116783, 120447, and 120423 on 
Bloomfield Road from mixed (CZ-PDM) for CASE #30-05, and AGRICULTURAL (AG) to 
CONDITIONAL ZONING – LIGHT INDUSTRIAL (CZ-LI) ZONING DISTRICT because: 
 
1. The amendment is consistent with applicable plans because: 

[Describe elements of controlling land use plans and how the amendment is consistent.] 

____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________ 
 

2. The amendment is reasonable and in the public interest because:  
 [Factors may include public health and safety, character of the area and relationship of uses, 

applicable plans, or balancing benefits and detriments.] 

____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________  



CONDITIONAL ZONING CASE #21-10-GCPL-09584: CONDITIONAL ZONING – PLANNED 
UNIT DEVELOPMENT - MIXED (CZ-PDM) FOR CASE #30-05, AND AGRICULTURAL (AG) 
To CONDITIONAL ZONING – LIGHT INDUSTRIAL (CZ-LI) TAX PARCELS 116790, 116782, 
116778, AND 116787 (NON-CONTIGUOUS) ON KNOX ROAD; TAX PARCELS 116784 
AND 116789 ON MARLEY DRIVE; AND, TAX PARCELS 116776, 116783, 120447, AND 
120423 ON BLOOMFIELD ROAD. 

 
GUILFORD COUNTY PLANNING BOARD  

ZONING AMENDMENT STATEMENT OF CONSISTENCY 
 

DECISION #2  

DENY-INCONSISTENT 

NO PLAN AMENDMENT 
 

I move to Deny this zoning amendment located on Guilford County Tax Parcels 116790, 
116782, 116778, AND 116787 (non-contiguous) on Knox Road; Tax Parcels 116784 and 
116789 on Marley Drive; and, Tax Parcels 116776, 116783, 120447 and 120423 on 
Bloomfield Road from mixed (CZ-PDM) for CASE #30-05, and AGRICULTURAL (AG) to 
CONDITIONAL ZONING – LIGHT INDUSTRIAL (CZ-LI) ZONING DISTRICT because: 
 
1. The amendment is not consistent with applicable plans because: 

[Describe elements of controlling land use plans and how the amendment is not consistent.] 

____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________ 
 

2. The amendment is not reasonable and in the public interest because:  
 [Factors may include public health and safety, character of the area and relationship of uses, 

applicable plans, or balancing benefits and detriments.] 

____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________
__________________________________________________________ 



CONDITIONAL ZONING CASE #21-10-GCPL-09584: CONDITIONAL ZONING – PLANNED 
UNIT DEVELOPMENT - MIXED (CZ-PDM) FOR CASE #30-05, AND AGRICULTURAL (AG) 
To CONDITIONAL ZONING – LIGHT INDUSTRIAL (CZ-LI) TAX PARCELS 116790, 116782, 
116778, AND 116787 (NON-CONTIGUOUS) ON KNOX ROAD; TAX PARCELS 116784 
AND 116789 ON MARLEY DRIVE; AND, TAX PARCELS 116776, 116783, 120447, AND 
120423 ON BLOOMFIELD ROAD. 

 
GUILFORD COUNTY PLANNING BOARD  

ZONING AMENDMENT STATEMENT OF CONSISTENCY 
 

DECISION #3  

APPROVE-INCONSISTENT 

PLAN AMENDMENT 
 
I move to Approve this zoning amendment located on Guilford County Tax Parcels 116790, 
116782, 116778, AND 116787 (non-contiguous) on Knox Road; Tax Parcels 116784 and 
116789 on Marley Drive; and, Tax Parcels 116776, 116783, 120447 and 120423 on 
Bloomfield Road from mixed (CZ-PDM) for CASE #30-05, and AGRICULTURAL (AG) to 
CONDITIONAL ZONING – LIGHT INDUSTRIAL (CZ-LI) ZONING DISTRICT because:  
 
1. This approval also amends the Northeast Area Plan. 

 
2. The zoning map amendment and associated Northeast Area Plan amendment are 

based on the following change(s) in condition(s) in the Northeast Area Plan:   
 [Explanation of the change in conditions to meet the development needs of the community that 

were taken into account in the zoning amendment.] 

____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________ 
 

3. The amendment is reasonable and in the public interest because:  
 [Factors may include public health and safety, character of the area and relationship of uses, 

applicable plans, or balancing benefits and detriments.] 

____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________ 



CONDITIONAL ZONING CASE #21-10-GCPL-09584: CONDITIONAL ZONING – PLANNED 
UNIT DEVELOPMENT - MIXED (CZ-PDM) FOR CASE #30-05, AND AGRICULTURAL (AG) 
To CONDITIONAL ZONING – LIGHT INDUSTRIAL (CZ-LI) TAX PARCELS 116790, 116782, 
116778, AND 116787 (NON-CONTIGUOUS) ON KNOX ROAD; TAX PARCELS 116784 
AND 116789 ON MARLEY DRIVE; AND, TAX PARCELS 116776, 116783, 120447, AND 
120423 ON BLOOMFIELD ROAD. 

 
GUILFORD COUNTY PLANNING BOARD  

ZONING AMENDMENT STATEMENT OF CONSISTENCY 
 

DECISION #4 

DENY-CONSISTENT 

NO PLAN AMENDMENT 
 

I move to Deny this zoning amendment located on Guilford County Tax Parcel 116790, 
116782, 116778, AND 116787 (non-contiguous) on Knox Road; Tax Parcels 116784 and 
116789 on Marley Drive; and, Tax Parcels 116776, 116783, 120447 and 120423 on 
Bloomfield Road from mixed (CZ-PDM) for CASE #30-05, and AGRICULTURAL (AG) to 
CONDITIONAL ZONING – LIGHT INDUSTRIAL (CZ-LI) ZONING DISTRICT because: 
 
1. The amendment is consistent with applicable plans because: 

[Describe elements of controlling land use plans and how the amendment is consistent.] 

____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________ 
 

2. The amendment is consistent but not in the public interest because:  
 [Factors may include public health and safety, character of the area and relationship of uses, 

applicable plans, or balancing benefits and detriments.] 

____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________
____________________________________________________________ 
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