AGENDA
CITY-COUNTY PLANNING BOARD
VIRTUAL WORK SESSION
September 24, 2020
4:30 P.M.
Participants may join the meeting via Zoom at https://cityofws-org.zoom.us/j/86573796919
or by phone at 1-646-558-8656 (Meeting ID 865 7379 6919)

I.

FAMILY GROUP HOME TEXT AMENDMENT
Samuel Hunter will brief the Board on a text amendment revising the UDO definitions for
Family Group Home A, B, and C. The need for this amendment was discovered during
staff’s review of a recent request for reasonable accommodation. A public hearing will
be scheduled on this item at a later date. This item is a 2020-2021 Planning Board work
program item. (No Board Action Required)

II.

TRAFFIC IMPACT STUDY (TIS) REQUIREMENTS TEXT AMENDMENT
(UDO-CC6)
David Reed will brief the Board on a text amendment revising the situations where a
Traffic Impact Study (TIS) is required as part of the development review process. A
public hearing on this item has been scheduled for October 8th. This item is a 2020-2021
Planning Board work program item [attached]. (No Board Action Required)

III.

AFFORDABLE HOUSING BONUS DENSITY TEXT AMENDMENT (UDO-CC7)
Tiffany White will brief the Board on a text amendment revising the current affordable
housing bonus density provision in the UDO. A public hearing on this item has been
scheduled for October 8th. This item is a 2020-2021 Planning Board work program item
[attached]. (No Board Action Required)

IV.

DEBRIEFING PUBLIC HEARING MEETINGS OF AUGUST 13th AND
SEPTEMBER 10th

V.

STAFF REPORT

VI.

FOR THE GOOD OF THE ORDER

UDO-CC6
A TEXT AMENDMENT PROPOSED BY PLANNING AND DEVELOPMENT
SERVICES STAFF TO AMEND SECTION 12.2 OF THE UNIFIED DEVELOPMENT
ORDINANCES RELATING TO TRAFFIC IMPACT STUDY STANDARDS
Be it ordained by the _________________________________, North Carolina, that the Unified
Development Ordinances is hereby amended as follows:
Section 1. Section 12.2 Traffic Impact Standards is amended as follows:

12.2 TRAFFIC IMPACT STUDY STANDARDS

In accordance with G.S. 16OA- I 74(a), "a city may by ordinance define, prohibit, regulate, or abate acts,
omissions, or conditions, detrimental to the health, safety, or welfare of its citizens and the peace and dignity
of the city, and may define and abate nuisances." NC Gen. Stat. 16OA- I 74(a) (hereinafter the General
Statutes will be cited as G.S.). The comparable county statute is G.S. 153A-121; which provides counties are
not authorized to regulate or control vehicular or pedestrian traffic on a street or highway under the control
of the Board of Transportation. However, G.S. 153-A-341 and our local act provide that zoning regulations
shall be designed to lessen congestion in the streets and to facilitate the adequate provision of
transportation.
These standards are intended to provide the City-County Planning Board, and all other local elected and
appointed boards located within Forsyth County the information necessary to make informed decisions
regarding planned development impacts to traffic on their roads.
By adopting these standards the City-County Planning Board seeks to ensure that:

a. All decisions regarding traffic impacts due to development are based upon technical study, and
b. Needed improvements are made in a cost effective and efficient manner.

The City-County Planning Department (CCPB) and the Winston-Salem Department of Transportation
(WSDOT) and/or the North Carolina Department of Transportation (NCDOT) may review all proposed
development plans for traffic impacts and these agencies are considered staff to the Winston-Salem Board
of Aldermen City Council, Forsyth County Board of Commissioners, the City-County Planning Board, and all
other local elected and appointed boards. The WSDOT and/or the NCDOT still have the ultimate
responsibility for resolving questions concerning traffic impact studies.
To facilitate the determination of adequacy of adjoining public transportation facilities these agencies may
recommend that a traffic impact study be performed for any proposed commercial, industrial or institutional
development that meets the trip generation threshold listed below. or non-residential single-family
subdivision.

It is recommended that before anyone performs a traffic impact study in Forsyth County they contact the
WSDOT and/or the NCDOT to determine the traffic concerns of each agency and/or jurisdiction or to
request a multi-agency meeting. These standards are intended to define study limits and analysis
procedures acceptable to the WSDOT and/or the NCDOT. Any suggestion for additional analyses will be
made at the time of initial contact, or at the multi-agency meeting or by the mitigation plan (see Sections
20 and 21).
These standards are intended to provide structure for the traffic study preparer, where study
recommendations will be determined on a case by case basis. If the traffic impact study submitted does not
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adhere to the established standards, then a revised study may be requested based on suggestions by the
WSDOT and/or the NCDOT officials and should be prepared by the applicant for submission.

All traffic impact studies should conform to sound engineering principles and are subject to review by the
WSDOT and/or the NCDOT. Three cCopies of the study should be submitted electronically to the Planning
Department, who will, upon receipt, distribute one copy each to the Winston-Salem Department of
Transportation and the appropriate NCDOT Division 9 Engineer. When other jurisdictions and/or agencies
are within the study area, additional copies of the study may be requested by that other jurisdiction (see
item 4) and/or NCDOT (see item 5).
All methods used for analysis other than those mentioned in these standards should be explained, (include
references), and their limitations described in an appendix to the traffic impact study. It should also be noted
that for planning purposes, the planning department in consultation with the WSDOT and/or NCDOT has
the final authority over the number and location(s) of driveways for any proposed development.
NCDOT/WSDOT, in cooperation with the local planning department, will determine the engineering
adequacy of any proposed driveways.

1. A traffic impact study may be requested during the contact and/or multi-agency meeting
according to any of the following:

a. Any proposed development petitioned special use district rezoning that will increase the
approach traffic volumes at intersections or roadways by 150 or more vehicles in the peak
hour.
b. Proposed development is in the vicinity of areas previously identified as having levels of
service "E" or "F", hazardous locations or other adequacy concerns (as determined by
NCDOT, MPO, County, or City of Winston-Salem agencies).

c. Where a reduction in safety is expected at intersections or roadways. A traffic signal
warrant study may still be requested by NCDOT or WSDOT even if a traffic impact study is
not.

2. In the land planning and development process a study may be recommended, based on the
following:

A contact or multi-agency meeting will address the recommendations for and scope of the
proposed study. The contact or multi-agency meeting provides a means to discuss the
traffic concerns expressed by the developer, reviewing agencies and jurisdictions
responsible for traffic operations in the vicinity of the proposed project site.

The traffic impact study may be performed and completed and due to City-County Planning
Board along with a filing for special use district rezoning, and/or non-residential a Planning
Board Review (PBR), or a subdivision.

In those instances where a proposed development or non-residential subdivision project
has been approved by the City-County Planning Board or any other elected board in
Forsyth County based on recommendation from an acceptable traffic impact study and that
project has not been completed after two (2) years of the date of approval, an updated
traffic impact study may be recommended. If changes are made to the pre-approved site
plan or non-residential subdivision plan that will require a new approval from the CityCounty Planning Board or other elected or appointed board in Forsyth County then a new
and/or updated traffic impact study may be recommended.

3. This recommendation may be waived by the Director of WSDOT and/or the Division Engineer of
NCDOT Division 9 upon written request by petitioner providing adequate justification for such
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waiver. The WSDOT and/or NCDOT shall respond in writing. Both letters shall be submitted with
the proposed development petition.

4. A Traffic Impact Study can only be performed by a Professional Engineer licensed by the North
Carolina Board of Registration for Engineers and Land Surveyors, to practice engineering in North
Carolina and with experience in the preparation of traffic impact studies.

5. When performing a Traffic Impact Study in Forsyth County consideration should be given to the
City-County Planning Board, the Winston-Salem Board of Aldermen City Council, Forsyth County
Board of Commissioners and/or other jurisdictions.

The City-County Planning Board has the authority to review and approve non-residential
PBR and subdivision plans within their respective jurisdictions. The Winston-Salem Board
of Aldermen City Council and the Forsyth County Board of Commissioners have the
authority to approve or disapprove of proposed developments within their respective
jurisdictions. It is recommended that the contact and/or multi-agency meeting for
proposed developments within multiple jurisdictions include a representative from each
jurisdiction that is familiar with traffic issues concerning each jurisdiction (see the appendix
for elected and appointed Boards meeting times, and locations, and phone numbers for
each jurisdiction's contact person).

Other government agencies (both state and local) may be requested by the Director of
Planning and Development Services to review any traffic impact study. When reviewing a
traffic impact study in this capacity, other government agencies are to be considered as
staff subordinate to the staff of the Planning Board recommending the traffic impact study.

6. Considerations should also be given to the NCDOT to eliminate any duplication of study
recommendations, arrangements will be made by the City-County Planning Board to have a
representative from the appropriate NCDOT Division 9 office present at the multi-agency meeting
(or send their recommendations). This representative should indicate the NCDOT recommendations
for a traffic impact study.
7. The following areas of investigation will generally be included in a Traffic Impact Study (The exact
parameters may be defined at the contact and/or multi-agency meeting conference.):

a. An examination of traffic flows, exclusive of the site being studied, defined as
"background traffic";
b. An examination of projected traffic flows when site traffic is added, defined as "total
traffic";

c. A discussion of mitigation measures (if such measures are recommended);

d. An examination of projected traffic flows after site is developed and mitigation measures
are implemented.

8. Traffic should be examined as follows:

a. From data collected by persons or agencies within the defined study area which is no
more than two years old at the time of the pre-study conference;

b. From traffic counts obtained by the applicant based on the specification established at
the pre-study conference (see item 13).

9. The study area should be determined as follows:

As a minimum standard, the study area should include each intersection with a major
thoroughfare highway which can be considered as a logical travel path between the site
and the major thoroughfare highway network. Major thoroughfare highways are so

NOTE: Items to be removed are indicated with a strikethrough; items to be added are shown as
highlighted. Items with a single underscore are applicable to Forsyth County only, and italicized items are
applicable to Winston-Salem only.
UDO-CC6 Ordinance

3

October 2020

designated by the Winston-Salem/Forsyth County Thoroughfare (or Transportation) Plan.
The study area(s) should be reviewed and approved by WSDOT or NCDOT prior to
preparing the study.

Additional intersections between the site and the major thoroughfare intersection(s) as well
as those intersections that are rationally identified as being impacted by a development
should be included in the study area.

10. The design hour should be determined by:

a. The period for the proposed development which will generate/attract the highest traffic
volumes; and/or
b. The period of highest traffic volumes on the traffic facilities within the study area.

11. The forecast year should be determined at the contact or multi-agency meeting according to
some or all of following criteria:
a. A scheduled phase or the completion of the project (for this and other projects);

b. The Winston-Salem/Forsyth County Comprehensive Plan (Legacy);

c. Locally adopted Transportation or Thoroughfare plan or capital improvement program
schedule, or Transportation Improvement Program;
d. Major transportation system changes.

12. The following technical procedures and guidelines should be used:

Roadways and intersections should be analyzed using the appropriate analysis method as
depicted in the latest edition of the Highway Capacity Manual, Transportation Research
Board.

Additional analyses may or may not be recommended depending on the traffic concerns
expressed at the pre-study conference.

13. The minimum standard for traffic operations is defined as follows:

Level of service "D" is the lowest level of service that should be considered adequate for
intersections and roadway approaches to intersections in Winston-Salem and Forsyth
County. However, no development should bring a level of service down by more than one
level without implementing roadway improvements.

14. Background traffic should be determined by:

Background traffic on roads in the study area should be determined by thoroughfare
classification, as per the most current locally adopted Winston-Salem/Forsyth County
Transportation or Thoroughfare Plan document:

a. By historic and/or projected traffic increase rates on roads classified as being
major thoroughfares (arterial or major collectors); and

b. By developments/trips that have been approved (recorded) on roads classified
as minor thoroughfares or streets (minor collectors or local roads).

Existing zoning activity information is available at the City-County Planning Department, at
336-727-2548. Average Daily Traffic (ADT) information is available on the NCDOT website
or calling from the Winston-Salem Department of Transportation at 336-727-2707 and/or
the NCDOT Division 9 Traffic Engineering Office at 336-631-1375.

15. Trip Generation, Distribution and Assignment should be determined by:
Trip generation should be determined by using the following:
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a. The latest edition of the Trip Generation Manual, Institute of Transportation
Engineers, (cite land use code and page number); or
b. Documented local trip generation rates, (as determined through previous or
current studies).

Trip distribution should be determined by using the following:
a. Gravity model;

b. Trip assignment of the traffic demand forecasting model;

c. Utilization of demographic data leading to trip purpose and trip tables;

d. Current directional distribution only if no future changes to land use and no
improvements to transportation facilities are expected until the design year;
e. Trips should be assigned to the study area network during the study's design
hour.

16. Pass-by Trips should be determined by using either of the following:

a. The Institute of Transportation Engineers pass-by trip rates; or

b. Documented local pass-by trip rates, (as determined through previous or current
studies).

17. Traffic should be apportioned to the proposed project in the following manner:

a. First, the projected level of service for the study area is forecast without the proposed
project.

b. Second, the projected level of service is forecast with the addition of the proposed
project.

Then the two forecasts are evaluated to determine whether the traffic projected to be
generated by the proposed development will lower the projected Levels of Service (LOS)
within the study area to below LOS "D" or one level below the current level of service.

18. When a traffic impact study projects that the intersection(s) or roadway(s) in the study area will
be adequate then the following occurs:
Once a plan has met the level of service standard, and other recommendations identified
in consultation or in the multi-agency meeting no further approval for traffic impact is to
be recommended by the City-County Planning Department. However, it is possible that the
NCDOT Division Engineer or the Winston-Salem Department of Transportation may still
recommend additional analyses and/or improvements.

19. When a traffic impact study projects that the intersection(s) or roadway(s) in the study area will
be inadequate then either of the following alternatives may be considered by the City-County
Planning:
a. The project is deferred or reduced in scope so that the level of service standard is not
exceeded, or

b. A mitigation plan is submitted for review by the CCPB, the WSDOT and/or the NCDOT.
The mitigation plan together with the recommendations of the departments are presented
to the Planning Board and subsequently to the appropriate elected board with a
recommendation from the City-County Planning Board. The elected body has the authority
to either approve or disapprove those projects solely under its jurisdiction.

c. The improvements recommended in the mitigation plan are the sole responsibility of the
developer to implement unless 100% of construction costs for the projected improvements
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are in the subject budget year of the seven year Transportation Improvement Program or
the local Government's Capital Improvements Program.

d. The developer may agree to pay fees to fund the necessary improvements by written
agreement with the WSDOT and/or NCDOT.

19A. If the existing level of service is inadequate (i.e., "E" or "F"), or the existing plus the background
growth (not including the site) causes an inadequate level of service, then the developer will be
expected to mitigate only the traffic to be generated by the proposed project.
19B. If the proposed development is of significant economic importance it may be recommended
that the developer be granted an exception and/or waiver where improvements are scheduled or
included in either the NCDOT TIP or locally approved Capital Improvements Program.
20. A mitigation plan is:

a. An addition to a traffic impact study, (the recommendation for which is identified by
preliminary study results);
b. Intended to identify specific causes of lowered levels of service (traffic impacts);

c. Recommends improvements that will moderate the effects of projected traffic impacts;
d. Recommends transportation demand management options.

Where legally allowed, examples of possible mitigation plan improvements may include,
but are not limited to: construction of new roads, road improvements, traffic signals,
ridesharing programs, off-site parking facilities and para-transit, signal timing/phasing
changes, channelization modifications, changes in ingress/egress points, reducing the
number of entrances, and/or lane widening.

21. Mitigation Plan improvements may be phased and shall be sensitive to the following:

a. Timing of short-term and long-term network improvements that are already planned,
scheduled and/or funded;
b. Time schedules of adjacent developments;

c. Size and timing of individual phases of development;

d. Right-of-way needs and availability of additional right-of-way within appropriate time
frames;
e. Local priorities for transportation improvements and funding;

f. Local priorities for transportation demand management strategies;
g. Necessary lead time for additional design and construction;

h. That the sum of improvements are proportional to the projected impact.

Analysis of traffic needs by development phase should provide the information needed to
determine the appropriate sequence of improvements.

22. Additional analyses, with references, may be recommended, typical examples with references
are as follows:

Sight Distance Analysis, Improvement Plan for Geometric Conditions, - A Policy on
Geometric Design of Highways and Streets, American Association of State Highway
Transportation Officials, 1990.

Signal Warrant Analysis, Traffic Control Plan During Construction - Manual of Uniform
Traffic Control Devices, Federal Highway Administration, 1988.
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Traffic Signal Progression Analysis - any recognized software application (i.e., PASSER 11 or
TRANSYT 7F SYNCHRO 10).

Local Trip Generation Study, Pass-By and Diverted Linked Trip Analysis - ITE Trip Generation
Manual, latest edition.

Accident Analysis, Transit Analysis, Pedestrian Analysis, Parking Analysis - Traffic
Engineering Handbook, Institute of Transportation Engineers.

Environmental Analysis - For specific treatments contact the local and NCDOT
Environmental Agencies.

23. Findings, Conclusions and Recommendations of the traffic impact study may be presented and
documented in the following manner:
The following format (as depicted below) is recommended to be used as a guide for the
presentation of those items as required in the pre-study conference:
Chapter I Executive Summary

A. Development description

B. Pre-study contact/multi-agency meeting work scope, site location &
study area (w/map.
C. Principal findings with Level of Service Map
D. Conclusions

E. *Mitigation Plan Summary

Chapter II Description of All Proposed Developments in Study Area

A. Off-site approved future developments in the area (w/map).

B. On-site developments & phasing to include build-out year (w/map)

Chapter III Existing Conditions
A. Site accessibility

B. Traffic Volumes Map & Level of Service Map

C. Illustration of existing road & intersection lane use configurations

Chapter IV Projected Conditions without Proposed Development During Build-out
Year
A. Site accessibility

B. Projected Background and Regional Traffic Volumes Map & Level of
Service Map
C. Illustration of projected road and intersection lane use configurations

Chapter V Projected Conditions with Proposed Development at Projected
Completion
A. Site accessibility

B. Projected Traffic Volumes Map & Level of Service Map

C. Illustration of projected road & intersection lane use configurations (if
different than Chapter IV, part C).

Chapter VI* Mitigation Plan/or Additional Analysis Recommended Appendix
A. * Description of analysis method(s).

B. * Statement of method(s) limitations
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C. Count Data

D. Software Work Sheets

*Optional items that are required during the contact/multi-agency
meeting or included by the person(s) performing the traffic impact study.

24. Level of Service (LOS) Descriptions

LOS A Free flow. Individual users are virtually unaffected by the presence of others in the
traffic stream. Freedom to select desired speeds and to maneuver within the traffic stream
is extremely high. The general level of comfort and convenience provided to the motorist,
passenger, or pedestrian is excellent. Turning movements are easily made.
LOS B Upper range of stable operation, but the presence of other users in the traffic stream
begins to be noticeable. Freedom to select desired speeds is relatively unaffected, but there
is a slight decline in the freedom to maneuver within the traffic stream from LOS A. The
level of comfort and convenience provided is somewhat less than at LOS A, because the
presence of others in the traffic stream begins to affect individual behavior.

LOS C Mid range of stable flow, but is the beginning of the range of flow in which the
operation of individual users becomes significantly affected by interactions with others in
the traffic stream, but not objectionably so. The selection of speed is now affected by the
presence of others, and maneuvering within the traffic stream requires substantial vigilance
on the part of the user. Back-ups may develop behind turning vehicles. The general level
of comfort and convenience declines noticeably at this level.

LOS D High density, but stable flow. Speed and freedom to maneuver are severely
restricted, and the driver or pedestrian experiences a generally poor level of comfort and
convenience. Small increases in traffic flow will generally cause operational problems at this
level. Delays to vehicles approaching signalized intersections may be substantial peak
hours.

LOS E Unacceptable, operations near capacity. All speeds are reduced to a low, but
relatively uniform value. Freedom to maneuver within the traffic stream is extremely
difficult, and it is generally accomplished by forcing a vehicle a vehicle or pedestrian to
"give way" to accommodate such maneuvers. Comfort and convenience levels are
extremely poor, and driver or pedestrian frustration is generally high. Operations at this
level are usually unstable, because small increases in flow or minor perturbations within the
traffic stream will cause breakdowns.
LOS F Unacceptable, forced or breakdown flow, representing jammed conditions. The
amount of traffic approaching an intersection cannot be accommodated adequately.

Section 2. This ordinance shall be effective upon adoption.
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CITY-COUNTY PLANNING BOARD
STAFF REPORT
DOCKET # UDO-CC6
STAFF:
David Reed
REQUEST
This text amendment is proposed by Planning and Development Services staff to revise Section
12.2 of the Unified Development Ordinances to amend Traffic Impact Study Standards.
BACKGROUND
In 2001, the Forsyth County Commissioners and the Winston-Salem Board of Aldermen (City
Council) adopted standards delineating when traffic impact studies would be required for
certain types of non-residential development (UDO-73). Prior to the adoption of UDO-73,
there were no codified standards in place to guide the preparation of traffic impact studies
(TIS) for proposed development. Requests for traffic impact studies were made of developers
on a case-by-case basis, based upon traffic conditions in a particular area. Consequently,
traffic impact studies were not consistently requested (even for similar types of development)
and there was no equitable process for such studies.
Since 2001, many significant development projects have included a TIS as part of the rezoning
process. Because UDO-73 did not apply to any form of residential development, however,
some residential projects that were impactful enough to justify preparation of a TIS did not
require submission of such a study at the time of development application. As a result, such
projects took longer for developers to complete, as a TIS would be requested after
Transportation staff evaluated the project’s projected trip generation numbers rather than at the
start of the project. This situation created frustration for staff, developers, and officials.
Furthermore, UDO-73 did not include specific language requiring a TIS for any review process
other than a Special Use Zoning, so large developments that can be approved by the Planning
Board and do not require rezoning are not required to submit a TIS under the current ordinance
language.
Since the adoption of UDO-73, weekly interdepartmental sketch plan review meetings have
become an integral part of the development review process in our community. Winston-Salem
Department of Transportation (WSDOT) and North Carolina Department of Transportation
(NCDOT) staff often identify the need for a TIS during these sketch plan reviews based on the
trip generation of a proposed development, regardless of development type. Applicants have
generally submitted a TIS as part of their application whenever these agencies have requested
one. The proposed amendment would make the language in the UDO consistent with this
practice, allowing developers to complete the development review process in a timelier
manner.
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ANALYSIS
The trip generation threshold that requires submission of a TIS in Winston-Salem/Forsyth
County is generally similar to the requirements of other large North Carolina communities.
However, ours is the only large NC community where residential development is excluded from
TIS requirements (see table below).
Summary of TIS Requirements for Large NC Communities
Jurisdiction
TIS Threshold
Durham/Durham County

150 Peak Hour Trips

Raleigh

150 Peak Hour Trips or 3,000
Trips per day
1,000 Trips per day
2,500 Trips per day
100 Peak Hour Trips or 1,000
Trips per day
PRDs over 25 acres; Case-byCase for Large Non-residential
Developments
150 Peak Hour Trips

Wake County
Charlotte/Mecklenburg
Greensboro
Guilford County
Winston-Salem/Forsyth County

Residential
Development
Requirement
Yes
Yes
Yes
Yes
Yes
Yes for PRDs over 25
acres
No

Our peer communities do not generally differentiate traffic impacts based on the use that is
generating the traffic. As such, staff recommends amending the UDO to base the need for a TIS
on the amount of traffic the development will add to the road network regardless of the land use
that is generating the traffic, and requiring developments which meet the trip generation
threshold for a TIS to apply regardless of whether the proposed development is being submitted
for a rezoning or a Planning Board Review.
Staff believes the proposed amendment will create a more consistent, predictable process for
developers, and allow our UDO to better reflect our development review policies.
RECOMMENDATION: APPROVAL
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UDO-CC7
AN ORDINANCE AMENDING CHAPTER 4 AND CHAPTER 6 OF THE UNIFIED
DEVELOPMENT ORDINANCES (UDO) TO REVISE BONUS DENSITY FOR
AFFORDABLE HOUSING PROVISIONS AND TO REVISE ALTERNATIVE PARKING
AND PARKING INCENTIVES
Be it ordained by the __________________________________, that the Unified Development
Ordinances are amended as follows:
Section 1. Chapter 4, Subsection 4.1.6 of the UDO is amended as follows:
4.1.6 BONUS DENSITY FOR AFFORDABLE HOUSING
A. DENSITY INCREASE PERMITTED
1. An increase in the density otherwise permitted in the zoning district may be permitted for
developments which provide on-site or off-site housing opportunities for low- or moderateincome households.
A contract shall be approved by the County Attorney or City Attorney, and the Forsyth
County Department of Housing (FCDH) Forsyth County Housing and Economic
Development (FCHED) or the Winston-Salem Community Development Department
(CD) as a condition of special use district zoning, preliminary subdivision approval, or
other site plan review guaranteeing that the reserved units will be purchased by or rented
to qualifying households, and shall be binding for a period of not less than fifteen (15)
years from the date on which the unit is first occupied period established by County or City
Affordable Housing programs.
2. The reserved lots or rental units shall be indicated on the site plan submitted.
B. APPLICABILITY
1.

DUPLEX OR MULTIFAMILY UNITS
A twenty-five percent (25%) density bonus for duplex or multifamily units may be
approved if:
a. A minimum of forty percent (40%) of the total units are to be rented to families earning
less than sixty percent (60%) of Forsyth County median income, adjusted for family
size, as determined by the United States Department of Housing and Urban
Development (HUD). (Hereinafter, median income ); or
b. A minimum of twenty percent (20%) of the total units are to be rented to families
earning less than fifty percent (50%) of median income.
2. SINGLE FAMILY DETACHED UNITS
A twenty-five percent (25%) density bonus for single family residential development may
be approved if twenty-five percent (25%) of all total units, or a minimum two units, are to
be sold to families earning less than eighty percent (80%) of median income.
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3.

DONATION OF LAND
a. A twenty-five percent (25%) density bonus for single family residential development
may be approved if land with suitable soils or access to public water and sewer is
donated to Forsyth County or the City of Winston-Salem Housing Authority for the
purpose of the development of affordable housing within the same census tract or
adjoining tracts.
b. The donated land shall contain at a minimum the land area needed to develop the total
number of the bonus units, in accordance with the zoning requirements of the district
in which the donated land is located.

C. CONTRACT FOR SALE OF SINGLE FAMILY RESIDENCES
Approval of the special use district zoning, preliminary subdivision, or other site plan
review shall not occur until there is a contract between the property owner and Forsyth
County or the City of Winston-Salem, which shall also be binding on future owners of the
reserved lots. The contract shall be administered by FCDH FCHED or CD, and shall
include the following provisions:
1.

APPROVAL OF SALES AND RESALES
All sales and resales of units shall be approved by FCDH FCHED or the HND CD to assure
ownership by qualifying buyers in accordance with the following eligibility criteria.
a. INCOME

2.

3.
4.

5.

Family income at the time of purchase shall not exceed the limits set forth in Section
4.1.6B, Applicability.
b. RESIDENCY
At least one member of a qualifying household must have lived or worked in Forsyth
County for the past twelve (12) months.
DURATION OF CONTRACT
The contract shall apply to each of the reserved lots, and shall continue to affect a particular
lot for a minimum period of fifteen (15) years after the initial sale of that lot a time period
established by County or City Affordable Housing policies.
OCCUPANCY
There shall be no occupancy of the unit prior to its sale to a qualifying buyer.
SCHEDULE
The contract shall include a schedule by which construction and sale of the reserved units
will be accomplished.
RESALE PRICE
a. The resale price of any reserved housing unit shall not, at any time during the life of
the contract, exceed the maximum amount affordable to the purchasing low or
moderate income household as defined by the AMI percentage outlined in section
4.1.6B, Applicability.

Note: Items to be added are indicated in red with an underscore; items to deleted are indicated in red with a strikethrough.
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b.

The maximum sale or resale price shall be determined by FCDH or HND FCHED or
CD (depending on jurisdiction), calculated by using HUD modeling for housing
affordability current appraisal.
c. HUD modeling takes into consideration assumptions such as interest rates, percentage
of annual income allowed for housing, and amount of down payment.
6. VIOLATION OF CONTRACT
Violation of any of the terms of the contract required by this section may constitute grounds
for revocation of the special use district zoning, preliminary subdivision, or other site plan
review.
D. CONTRACT FOR RENTAL OF DUPLEX OR MULTIFAMILY UNITS
Approval of the special use district zoning, preliminary subdivision, or other site plan review
shall not occur until there is a contract between the property owner or developer and Forsyth
County or the City of Winston-Salem, which shall also be binding on future owners of the
development. The contract shall be administered by the County, the City, or the Housing
Authority Forsyth County or the City of Winston-Salem, and shall include the following
provisions:
1. APPROVAL OF RENTALS
All rentals shall be approved by FCDH, HND, or the Housing Authority FCHED or CD to
assure occupancy by qualifying households in accordance with the following eligibility
criteria:
a. INCOME
i. Family income at the time of purchase shall not exceed the limits set forth by FCDH
or HND FCHED or CD.
ii. Families whose income increases above the eligibility requirements may continue
to occupy the rental unit, unless otherwise required through terms of the rental
agreement between the lessor and lessee.
b. RESIDENCY
At least one member of a qualifying household must have lived or worked in Forsyth
County for the past twelve (12) months.
2. CHANGE IN OCCUPANCY
Every change in occupancy during the fifteen (15) year term of the contract shall be
approved by FCDH or HND FCHED or CD to assure continued compliance with eligibility
criteria.
3. MAXIMUM RENT
a. The maximum rent allowed shall be computed by multiplying the applicable percentage
of median income by the value of median income at the time of the transaction, then
multiplying the resulting value by the maximum percentage of income spent for
housing, as recommended by the mortgage banking industry. determined using HUD’s
annual income guidelines and/or its annual Fair Market Rent information based on local
jurisdiction.
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b.

The value for median income used in calculating maximum allowable rent shall be
adjusted to reflect the maximum family size appropriate for the number of bedrooms,
as determined by FCDH or HND. determined using HUD’s annual income guidelines
and/or its annual Fair Market Rent information based on local jurisdiction.
4. VIOLATION OF CONTRACT
Violation of any of the terms of the contract required by this section may constitute grounds
for revocation of the Special Use District zoning, preliminary subdivision, or other site plan
review.
E. DISCLOSURE OF CONTRACT TERMS TO POTENTIAL HOME-BUYERS
1.

EXPLANATION TO PROSPECTIVE BUYER
a. Staff from the FCDH or HND FCHED or CD shall meet with the prospective buyer
prior to the purchase to assure that all terms of the contract are fully understood.
b. Such explanation shall communicate that although building permits for the
improvements to the structure may be obtained if the owner wishes to remodel or
construct an addition or accessory structures, there is no assurance that the investment
will be regained if the unit is sold prior to the expiration of the contract due to the
requirement that it be purchased by a moderate income household.
2. HOME OWNERSHIP COUNSELING
Home ownership counseling shall be made available to first-time buyers to provide
information on such topics as insurance and maintenance. The counseling shall be provided
by FCDH or HND FCHED or CD.
F. RESERVED CONVEYANCE OF PROPERTY TO FORSYTH COUNTY, CITY
OF WINSTON-SALEM OF THE HOUSING AUTHORITY
1. Land donated to Forsyth County or Winston-Salem pursuant to Section 4.1.6B.3,
Donation of Land, to enable a developer to obtain a density bonus shall be donated in trust
for the purpose of the development of affordable housing.
2. An agreement between the developer and Forsyth County or Winston-Salem and the
instruments of conveyance shall insure this trust as determined by the County or City
Attorney.
Section 2. Chapter 6, Subsection 6.1.5 of the UDO is amended as follows:
6.1.5 ALTERNATIVE PAKRING AND PARKING INCENTIVES
D. PARKING ALTERNATIVES IN SELECTED ZONING DISTRICTS
3. ALTERNATIVE
PARKING
COMPILANCE
FOR
MULTIFAMILY
DEVELOPMENT NEAR TRANSIT
Alternative compliance with parking regulations may be allowed for the uses Residential
Building, Duplex; Residential Building, Townhouse; Residential Building, Twin Home;
and Residential Building, Multifamily, where such uses are:
Note: Items to be added are indicated in red with an underscore; items to deleted are indicated in red with a strikethrough.
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a. located on sites adjacent to a current Winston-Salem Transit Authority (WSTA) route,
and
b. located on sites which are within one-quarter (1/4) mile of a designated Legacy Growth
Corridor, and/or within one-quarter (1/4) mile of an activity center as identified in
Legacy or associated area plans.
If the conditions of both a. and b. above are met, parking requirements may be reduced to
one (1) parking space per dwelling unit regardless of unit size or bedroom count.

Section 3. This Ordinance shall be effective upon adoption.

Note: Items to be added are indicated in red with an underscore; items to deleted are indicated in red with a strikethrough.
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TO:
FROM:
DATE:
SUBJECT:

Mayor Allen Joines and Members of the City Council
A. Paul Norby, Director of Planning and Development Services
June 9, 2015
Affordable Housing

As part of its 2014-2015 work program, City Council requested that Planning staff review and prepare a
report on potential revisions of Section 3-9 of the Unified Development Ordinances (UDO), Bonus
Density for Affordable Housing, which is based on a concept known as voluntary inclusionary zoning. Its
purpose is to incentivize the creation of affordable housing for low- and moderate-income households in
locations favored by the market. This provision offers housing developers greater density in return for
reserving a percentage of housing units for lower-income households. Since its adoption with the UDO,
this provision has never been used.
Affordable Housing and Location
Economics and urban policy research demonstrates the importance of economically integrated housing
opportunities. A study published this year of the best and worst counties for poor people ranked Forsyth
County as among the worst in the country in helping poor children move up the income ladder. A child
growing up in a poor family in Forsyth County is expected to earn $6,200, or 24 percent, less per year as
an adult than a child growing up poor in an average county. A companion study found that children who
moved at an early age to lower-poverty areas earned approximately 31 percent more than those who
remained in high-poverty neighborhoods. And, while adults moving to lower-poverty areas did not see the
same income gains, they greatly improved their mental and physical health. In fact, where you live can
even affect how long you live, as life expectancy is shown to vary by 16 years or more between ZIP codes
in the same city. These studies do not conclude what makes living in high-poverty areas so detrimental,
but it is likely a combination of lower performing schools, fewer job opportunities, less access to primary
care doctors, lower availability of fresh foods, the presence of lead and other environmental toxins, and
the stress of living in high-crime areas.
Many of Forsyth County’s apartments are affordable. Using standard guidelines, the median rent for a
two-bedroom apartment in Forsyth County, which is $693/month, is affordable to a family of four making
60% of the area median income (AMI)1, or $33,660. Forsyth County also has a great deal of affordable
single-family houses for sale, although tougher lending standards enacted since the recent recession have
put these houses out of reach for many buyers. Nevertheless, these numbers say little about affordable
housing located outside of high-poverty neighborhoods since they are averages for the entire county.
A search of Forsyth County apartment complexes using various websites and speaking with property
managers showed numerous available apartments at affordable price points. However, many of Forsyth
County’s newest multifamily developments are priced well above average (Table 1). Many of these
developments appear to be aimed at student renters, medical school residents, young professionals, and a
demographic looking for a luxury experience with amenities like fitness centers, tennis courts, structured
1

With no more than 30 percent of gross household income being spent on rent and utilities, a family of four making 60 percent of
Area Median Income (AMI) in Forsyth County ($56,100, according to HUD) can afford to spend $841/month on a two-bedroom
apartment. Assuming $100/month for utilities and insurance, this leaves $741/month for rent.
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parking, and saltwater pools; however, it is possible that the creation of a new wave of high end luxury
apartments will make slightly older apartments more affordable as the relative place of these units in the
market changes. However, it may also be a signal of a structural price change that housing will be
proportionally more expensive to renters in the future (Figure 1).
Table 1. Forsyth County Market-Rate Multifamily Developments, 2-Bedroom Units, 2008-Present
Development Name
Street
Starting Price
The Edge
West First St
$1,700
Link Apartments Brookstown
Peters Creek Pkwy
$1,445
Gallery Lofts
East Sixth St
$1,335
Plant 64
Research Pkwy
$1,280
Winston Factory Lofts
North Main St
$1,245
Lofts at Little Creek
Hanes Mall Blvd
$1,125
Robinhood Court Apartments
Robinhood Rd
$980
The Pointe at Robinhood Village
Robinhood Rd
$899
Burke Ridge Crossing
Burke Mill Rd
$896
Hilltop House Downtown
South Cherry St
$850
Stafford Place
Peters Creek Pkwy
$835
Wallburg Landing
Thomasville Rd
$815
The Pointe at Peters Creek
Peters Creek Pkwy
$789

Figure 1. Rent Prices versus Median Renter Income in 2012 Dollars, 1986 -2012
Source: Joint Center for Housing Studies of Harvard University
Voluntary Inclusionary Zoning Provisions in NC
Inclusionary zoning provisions can be attractive tools to municipalities looking to increase the number of
affordable housing units in their communities. There is little cost associated with their implementation
and the results have great upside potential. When they work, such provisions are a win-win for
developers as well as proponents of low-cost housing. However, if developers do not find them
attractive, they will not be implemented.
Asheville, Charlotte, and Durham all have voluntary inclusionary zoning provisions, but none have
produced affordable housing units to date. Durham’s provision was adopted more than fifteen years ago
and their City-County Planning Department is currently working on a revision that proposes to increase
the density bonus twofold in areas that are within walking distance of stations on the proposed DurhamOrange County light rail line. Asheville originally adopted its provision in 2010 and updated it in
December 2014 to allow bonus density for affordable housing in commercial zoning districts. Charlotte
adopted its affordable housing provision in 2013.
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Voluntary inclusionary zoning provisions typically have five main components:
 Percentage of units set aside as affordable;
 The percentage or number of bonus housing units allowed to the developer;
 The targeted income level of households in affordable units (usually a percentage of Area Median
Income);
 Whether the provision is geographically restricted to certain areas of the municipality, and
 Whether lot and/or setback reductions are given as part of the developer’s incentive.
Winston-Salem/Forsyth County’s existing voluntary inclusionary zoning provision, adopted in 1994,
offers a 25 percent bonus density for duplex or multifamily units if 40 percent of the units are rented to
families earning less than 60 percent AMI or if 20 percent of the units are rented to families earning less
than 50 percent AMI. For single family detached units, a 25 percent bonus density is offered if 25 percent
of all units are sold to families earning less than 80 percent AMI. The Winston-Salem/Forsyth County
provision has some features that make it more flexible than other cities’, including trading of bonus
density for donation of land to Forsyth County or the Housing Authority of Winston-Salem.
Table 2. Selected North Carolina Affordable Housing Provisions
Asheville
Charlotte
Durham
SF
MF
SF
MF
SF MF
Single-/Multifamily
20% min.
Up to
Up to 20% 15% min.
Set Aside
25%
20-100%
+3
+2-5
15-20%
Density Bonus
DU/acre
DU/acre
50-120%
80% AMI
50-60%
Targeted Income
AMI
AMI
Yes
Yes
No
Geographic
Restricted
Yes
Yes
No
Yes No
Lot/Setback
Reduction

Winston-Salem
SF
MF
25% of all
20-40% of
units
bonus units
25%
80% AMI

50-60%
AMI
No
No

Mandatory Programs in NC
Some municipalities in North Carolina have attempted to avoid the hurdles of voluntary inclusionary
zoning provisions by making affordable housing production a mandatory component of new residential
development. The towns of Chapel Hill, Davidson, and Manteo, known for their higher than average
housing costs, all require a percentage of owner-occupied housing units to be priced as affordable. These
provisions push the limits of the law as there is no enabling legislation for this type of provision in the NC
General Statutes and rent controls are expressly prohibited. Davidson’s provision is currently facing a
legal challenge.
Obstacles to Voluntary Inclusionary Zoning and Bonus Density
The chief reason voluntary inclusionary zoning has not been used in Winston-Salem/Forsyth County is
one of building codes and construction materials. Increased density actually increases the cost of
construction. In the case of multifamily housing, the required zoning is often easy to get and developers
can already get all the density they desire from conventional stick-built construction. If bonus density
were taken advantage of, developers would be required to build taller than 4-5 stories in many cases and
use steel and concrete construction, making the cost per housing unit more expensive. The relatively low
rents and housing prices in Winston-Salem/Forsyth County (compared nationally, and especially when
compared to places where voluntary inclusionary zoning has been successful), prevent developers from
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recouping any losses incurred by reserving affordable units.
Voluntary inclusionary zoning provisions that offer bonus density essentially create a discount on land.
And, with land being one of the less expensive components of multifamily housing here, such an
affordable housing provision is not attractive to developers. Other factors that make voluntary
inclusionary zoning unattractive for multifamily development include:
 Structured parking is usually needed to accommodate cars in infill areas;
 Inclusionary units are more likely to be built in the same building as market-rate units, which makes
it more difficult to build inclusionary units at a lower cost; and
 Developers often take on more risk with high-rise developments because they cannot be built
incrementally in response to market demand, unlike “horizontal” developments in lower-density
settings.
In the case of single-family housing development, the preponderance of fairly dense RS-9 and RS-7
zoning (which allow 9,000 and 7,000 square foot minimum lot sizes, respectively) would make bonus
density redundant for most developments. Other factors that make taking advantage of bonus density for
single-family and for-sale units unattractive include:
 Given tightened lending standards by banks, it can be difficult to find lower-income buyers who can
qualify for a mortgage;
 HOA (home owner association) fees can rise higher than what inclusionary unit residents can afford;
 Adding designated affordable units to a subdivision can lower the valuation of market-rate housing
units, making developers wary of the provision; and
 There is a preference for larger yards and lot sizes by many buyers that would make denser singlefamily subdivisions less marketable.
Other Inclusionary Zoning Incentives
Besides bonus density provisions, there are other development incentives that could make affordable
housing production more attractive to for-profit developers. Relaxing lot coverage and/or public space
requirements is one way to actually increase housing density without creating the requirement for
builders to switch to higher-cost construction methods. Relaxed parking requirements for affordable
units, especially where parking structures are needed, would also lower development costs and make
higher density more affordable to build. The national median parking structure construction cost in 2014
was $18,038 per space (Source: Carl Walker, Inc.). Direct financial incentives or other financial
assistance could also prove attractive, although property tax abatement specifically is not legal in North
Carolina. The City or County could also provide public land at discounted cost with the condition of
providing affordable housing.
Improving Winston-Salem/Forsyth County’s Inclusionary Zoning Provision
Affordable housing and economic integration are important goals, especially in Winston-Salem and
Forsyth County, where income mobility for poor people is nearly the lowest in the country. While fixing
underlying neighborhood problems is preferable to moving people from one neighborhood to another, the
inclusionary zoning provision is a low-risk way for Winston-Salem and Forsyth County to make
affordable housing production more attractive to developers.
There are a number of possible tweaks that could improve the existing ordinance, such as the incentives
described above, especially:
 Relaxed lot coverage requirements;
 Relaxed parking requirements for development containing affordable units; and
 Financial incentives or assistance for affordable units.
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Winston-Salem/Forsyth County may also want to investigate making the inclusionary zoning provision
geographically restricted. Given the research on negative outcomes, especially for children, for those
living in high-poverty neighborhoods, it is not in the public’s interest to give bonus density for housing
units in such areas. Restrictions of bonus density to low-poverty areas should be considered. Additionally,
it may also be beneficial to give a larger bonus density in areas within walking distance of a grocery store,
within a high-performing school district, and/or near an employment center.
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City-County Planning Board Members
Tiffany White, Project Planner
September 24, 2020
Bonus Density for Affordable Housing UDO revisions / UDO-CC7
Staff Report

As part of its 2020-2021 work program, the City-County Planning Board requested that staff
review the existing Unified Development Ordinances (UDO) provision for Bonus Density for
Affordable Housing (section 4.1.6) and make recommendations for any necessary
modifications. The Bonus Density for Affordable Housing provision has been included in the
UDO since its inception in 1994, yet has never been used. In 2015, staff prepared a report
with information on the Density Bonus provision, and voluntary inclusionary zoning
programs in general (attached), although this report did not modify the provision itself. The
Winston-Salem/Forsyth County Housing Study and Needs Assessment (HSNA) prepared by
Enterprise Community Partners for the City’s Community Development Department in 2018
also recommended reevaluation of this ordinance to determine whether changes to the
provision could increase affordable housing production in our area (Objective 1,
Recommended Strategy #3, p. 26). The following memo contains research and
recommendations for a proposed ordinance amendment (UDO-CC7).
Background
Bonus density for affordable housing provisions provide a process by which developers gain
the opportunity to build additional units above the base density in a zoning district, if a certain
portion of the units in the project are set aside for affordable housing. These types of
provisions can be found around the state and country, although use of such provisions varies
widely. Within North Carolina, density bonuses can be found in some form in several
communities, including Asheville, Chapel Hill and Charlotte, although such provisions have
not frequently been used. In other parts of the country, specifically in dense, high-cost
locations in California, the Northeast, and some southern cities including Atlanta, density
bonuses are more widely used. It should be noted that many of these locations also have some
form of inclusionary zoning regulations which impact the utilization of Density Bonus
provisions, since provision of a certain number of affordable units would already be mandated
via inclusionary zoning.
Currently, the Bonus Density for Affordable Housing provision for Winston-Salem/Forsyth
County allows for the following:
• A 25% density bonus for duplex or multifamily units if 40% of the units are available
to residents making less than 60% Area Median Income (AMI), or if 20% of the units
are available to residents making less than 50% AMI.
• A 25% density bonus for single family residential development if 25% of the units are
sold/rented to residents making less than 80% AMI.
City Council: Mayor Allen Joines; Denise D. Adams, Mayor Pro Tempore, North Ward; Dan Besse, Southwest Ward; Robert C. Clark, West Ward; John C. Larson, South Ward;
Jeff MacIntosh, Northwest Ward; Morticia “Tee-Tee” Parmon, Northeast Ward; Annette Scippio, East Ward; James Taylor, Jr., Southeast Ward; City Manager: Lee D. Garrity
County Commissioners: David R. Plyler, Chairman; Don Martin, Vice Chair, Fleming El-Amin; Ted Kaplan; Richard V. Linville; Tonya McDaniel; Gloria D. Whisenhunt;
County Manager: Dudley Watts, Jr.
City-County Planning Board: Chris Leak, Chair; Melynda Dunigan, Vice-Chair; George M. Bryan, Jr.; Jason Grubbs; Tommy Hicks; Clarence R. Lambe, Jr.; Monike “Mo” McRae;
Brenda J. Smith; Jack Steelman
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For example, a developer proposing a 20-unit duplex project and utilizing the density bonus
would be granted an additional 5 units (25% increase) if 10 units (based on the new total
number of 25 units) are available for individuals making less than 60% AMI.
Currently, the affordability provisions are required to remain for a minimum of 15 years, and
are administered through either the City of Winston-Salem Community Development
Department (CD) or the Forsyth County Housing and Economic Development department
(FCHED). As noted in the 2015 evaluation of this provision, Winston-Salem/Forsyth County
continues to be in line with our peer communities in both our bonus percentage and the
parameters of affordability required to trigger the bonus density.
Evaluation of Current Provision
While reevaluating this provision, staff identified several developers who have worked locally
with affordable housing, and invited them to review and comment on the provision.
Specifically, staff asked whether the Bonus Density provision was an incentive to building
affordable housing in our community as it is currently written, or if modifications to the
ordinance might make it more attractive to encourage greater inclusion of affordable units.
Across the board, developers stated that in general, Bonus Density provisions in any form
were not attractive in our local market for three main reasons:
• our overall population density is not high enough to make efficient use of density
bonuses;
• in general, our zoning districts already allow enough density to meet demand, and;
• land here is not expensive or scarce enough to drive density bonus use.
All of the developers interviewed thought that Density Bonus provisions were a good
incentive to provide affordable units, just not in the Winston-Salem/Forsyth County area at
this time. Other comments about the existing Density Bonus provision included some
concern about the 15 year time period of affordability, and the fact that donation of
developable land by the developer was a deal killer, since any desirable land would be utilized
by the developer.
Staff also asked the developers what other incentives might make the inclusion of affordable
units in their projects more attractive. For example, other communities provide parking
incentives and/or setback variance incentives for affordable units. The developers stated that
setback variances would not be much of an incentive in the local market, but that parking
incentives, such as a reduction of the number of spaces per affordable unit, might be attractive
in some situations. Additional information on potential parking changes is discussed below.
Developers also indicated that the most attractive local incentives to affordable housing were
changes to stormwater regulations, waived or reduced impact or system development fees,
and direct municipal funding for projects. These incentives are outside the purview of this
report, and outside the scope and enforcement of the UDO itself - however, if affordable
housing incentives are a priority for Winston-Salem and Forsyth County, it may be beneficial
for City and County management to investigate how to modify these regulations to boost the
development of affordable units.
Because enforcement of the Bonus Density for Affordable Housing provision is provided by
FCHED and CD, Planning and Development staff also invited these departments to review the
UDO language to ensure that it complied with current policies. Several updates were
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suggested so that the provision would comply with revised Department of Housing and Urban
Development (HUD) guidelines as well as departmental compliance changes. Staff also
proposes modifying Bonus Density language so that it more directly correlates to other
City/County affordable housing programs, specifically the Affordable Workforce Housing
Assisted with City Funds policy, which gives developers access to municipal funding in
exchange for reserving a portion of their units as affordable housing. Consistency across
departments regarding Affordable Housing regulation and enforcement will make it easier for
staff to manage these programs and will also make the use of these programs more developerfriendly. The proposed Ordinance language will allow for any future modifications to
housing programs administered by FCHED and CD to correlate to the UDO Bonus Density
provision without necessitating future Ordinance revisions. Additional modifications to UDO
language were included to clarify calculations of affordable units.
Finally, staff also reached out to the Housing Authority of Winston-Salem (HAWS) as they
are the largest developer of affordable housing in the area. HAWS reviewed the provision,
and made some suggestions for modifying the regulatory language similar to what CD had
recommended.
In addition to the above revisions, staff is proposing removing the donation of land provision
from this section. As mentioned above, developers stated this would never be an aspect of the
provision that would be utilized, and retaining it only adds confusion to the UDO. It is likely
that this part of the provision was included as an early attempt at land banking, which is a way
for municipalities to aggregate land to hold in trust until it is possible for the land to be
developed as affordable housing. Current methods of land banking are done differently,
however, and any future local attempt at land banking would adhere to those new methods.
Parking Reductions for Affordable Housing
As stated previously, many communities across the country allow for parking reductions for
affordable units as an incentive for affordable housing. The majority of communities
researched across the country required only one (1) parking space per affordable unit
regardless of unit size. Several communities also allowed for further reductions based on
location, such as transit adjacent areas or other densely populated areas close to transportation
or job centers. Durham, for example, allows for projects that comply with their Density
Bonus program to have a minimum of zero parking units per affordable unit if they are
located in the Compact Neighborhood Tier, an area analogous to our GMA 2.
Parking for affordable housing does have other factors, however. For example, projects that
use funding from the Federal Low Income Housing Tax Credit program must comply with the
regulations of that program, which include their own parking mandates. As such, a reduction
in parking minimums for affordable units may be an incentive to some projects, but other
external standards may reduce the effectiveness of such an incentive.
A 2019 report from Planning staff on Affordable Housing Opportunity Sites indicated that the
most desirable location for affordable units is along transit lines, to help reduce the Housing
and Transportation Index (H&T), a value that assesses overall affordability costs. In addition,
UDO-283, an amendment which allowed for multifamily housing projects in additional
zoning districts along identified Growth Corridors, also took the availability of transit into
consideration when determining those updates. Based on these factors, staff believes that
reducing total parking requirements for multifamily projects in more densely populated areas
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of the city and county would help reduce the total cost of the projects, allowing for both
greater housing availability and increased affordability.
Staff is proposing alternative parking compliance provisions for multifamily development that
is within one-quarter (1/4) mile of an identified Legacy Growth Corridor or Activity Center
and on an existing transit line regardless of unit size or affordability. Not specifically tying
parking reductions to affordable units for projects that receive incentives will allow such
developments to remain in compliance with the UDO even after the required affordability
period ends, while still accomplishing the goal of encouraging more affordable units based on
reduced construction costs. Such a provision would also lower the H&T Index for residents
because of the requirement for proximity to transit.
Conclusion
Despite our history of relatively stable housing prices, Winston-Salem and Forsyth County
have not been immune to increased housing demand and rising prices that are a nationwide
trend in 2020. Ensuring that the UDO includes provisions which promote housing
affordability and incentivize developers to increase the supply of affordable units will be
imperative in the coming year. The changes proposed by UDO-CC7 will help in
accomplishing these goals.

