CHAPTER 4

Land Use

Chapter 4.
Land Use
Goal:

Facilitate land use patterns that offer a variety
of housing choices and convenient access to
neighborhood shopping, schools, parks, and
other services; protect property owners from
incompatible land uses; make efficient use
of Forsyth County’s limited land capacity; and
coordinate land uses with infrastructure needs.

Introduction

Land use patterns are one of the most crucial
aspects of how a community functions and grows.
By examining current land use we can determine
which patterns have worked well and which
need to change to facilitate sound, sustainable
growth in the future. As discussed in Chapter 2,
Updated Trends, the predominant land use pattern
in Forsyth County over the past several decades
has been low-density, suburban, single-family
residential development constructed at one to
four dwelling units per acre. Nonresidential
development, including industrial, commercial
and institutional sites, also have become very
low density through the development of large,
one-story buildings and extensive parking lots.
In order to accommodate 120,000 new people
and 66,000 jobs without losing population to
surrounding counties and cities, this pattern will
need to become more balanced.

The primary guidance for Forsyth County’s land
use is through specific area plan recommendations
and the Legacy Growth Management Plan (Map
3-2, see Chapter 3, Growth Management).
These recommendations are implemented through
changes to the Unified Development Ordinances
(UDO), the compilation of regulations that govern
land use in Forsyth County. Area plans analyze the
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What the 2001 Legacy Plan says about Land Use…
Minimize suburban sprawl

Encourage higher development densities and mixed-use development within the serviceable
land area
Increase infill development in the serviceable land area

Direct business uses and higher-density residential growth to activity centers and urban boulevards
and discourage strip commercial

Promote land use patterns and transit-oriented design standards that support public transit, walking
and bicycling
Develop regional coordination of land use planning among the communities of the region

Protect residential areas from inappropriate commercial and industrial encroachment

Identify throughout the county underutilized commercial or brownfield sites that can be reclaimed
for neighborhood commercial development

Consider more flexible conditions for locating accessory apartments and other varied housing
within residential neighborhoods

Require sidewalks for traditional neighborhood developments and consider them for standard
subdivisions
Make provisions for a neighborhood-scale, mixed-use commercial district

Enhance the appearance of thoroughfares by requiring reduced sign sizes and heights

Rezone land in Downtown Winston-Salem for higher residential densities

Promote a system of vegetative buffers along streams
Prepare and adopt open space subdivision provisions

Ensure that fire/building codes facilitate mixed uses and the use of upper floors of downtown
commercial buildings for residential use
Provide incentives/restrictions to address vacant or derelict commercial properties
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existing characteristics, trends, problems, and
opportunities of specific areas of the city and
county, then make recommendations for future
land use, transportation, community facilities,
historic resources, economic development, and
environmental protection. Once adopted, area
plans become an extension of the comprehensive
plan. While area plans do not change zoning,
they do serve as guides for the Planning Board
and elected officials to use when making zoning,
public investment, and other planning decisions.

The purpose of zoning and subdivision regulations is to help in implementing the goals for
community development as described in its
comprehensive plan. Zoning has typically been
used to separate different land uses that were felt
to be incompatible with each other. Land use
regulations help shape the character of our
community through establishing rules affecting
many basic aspects of orderly development
including building height, setbacks, separation and
lot size. Regulations also set standards for site
elements such as signage, landscaping and
buffering, stormwater management, tree
preservation and similar features. Land use
regulations have been used by communities to
establish basic design requirements for
development.

The current City-County UDO incorporates elements of three different types of land use zoning:
Euclidean; performance; and in some cases, formbased zoning. Euclidean (a name taken from a
town in Ohio that pioneered zoning), or traditional
zoning, is the most prevalent type of zoning in the
country and deals primarily with the separation of
land uses and dimensional requirements for each
zoning district. While it is easy to implement and
enforce this type of zoning, there is little
flexibility. Performance zoning focuses on controlCHAPTER 4 - LAND USE

ling or limiting the effects a proposed land use
may have on adjacent properties, such as noise,
glare, and traffic. Unlike traditional Euclidean zoning, performance zoning is fairly flexible on where
land uses can be located as long the effects on
adjacent properties are kept within established
limits. Form-based codes focus on the physical
form of development rather than the separation
of land uses as in Euclidean zoning. Form-based
codes are organized around the desired physical
form development should take and focus on the
relationship between buildings, streets, and public
spaces; the form and mass of buildings in relation
to one another; and the scale and types of streets
and blocks. Form-based codes can also include
special standards oriented to different growth
management areas along the urban to rural
continuum (see Chapter 3, Figure 3-1). Formbased codes are generally more flexible in terms
of uses, but more prescriptive in terms of building
scale, massing and design elements. This approach
originated with the New Urbanism movement and
emphasizes mixed-uses, walkability, and
traditional design principles. Unlike design guidelines, these are regulations that are adopted into
city or county law or as ordinance requirements. In
addition to our local UDO, the NC State Building
Code and Fire Code also regulate how land is developed. While beyond the scope of Legacy, it is
worth noting that building and fire codes have
changed how development review occurs.

How Have the 2001 Legacy Plan
Strategies Worked?

With all area plans except the Rural Area
completed for the county, we now have a
composite Existing Land Use Map (Map 4-1)
and Proposed Land Use Map (Map 4-2) along
with an accompanying table (Table 4-1) that lists
the current and proposed acreage and percentages

of land by use for GMAs 1-4. The Existing Land
Use Map shows the current pattern of development
and the current amount of each type of land use in
the county. Comparing it to the Proposed Land Use
Map demonstrates how well some Legacy policies
have been implemented to date. The Proposed
Land Use Map serves as the blueprint for
development in the county. It does not change the
existing zoning on any property, but provides
guidance for future zoning activity and a
framework for future public capital improvements.
Zoning decisions have followed Legacy and area
plan recommendations approximately 90 percent
of the time. In that regard, Legacy’s land use
strategies have had success.
Through area plan recommendations and action on
zoning cases, higher-density housing has
been encouraged at activity centers, Downtown,
and along urban boulevards. Significant higherdensity residential growth has occurred along
Peters Creek Parkway, Griffith Road, University
Parkway, and other corridors designated in area
plans. However, single-family residential development is still Forsyth County’s dominant land use.
For the most part, new commercial and office uses
have been located in identified activity centers;
however, some additional strip commercial
rezonings have occurred on South Stratford Road,
Peters Creek Parkway, University Parkway and
some other major arterials. Other sporadic
commercial rezoning has been approved in
locations not supported by area plans. Zoning
decisions often set precedents for the future on
properties with similar characteristics, making it
important to carefully consider the long-term
effects of those decisions.
The Legacy goal of encouraging more mixeduse development has been realized in area plan
recommendations with many older areas

43

Avenue and Business 40. Another overlay district,
the Neighborhood Conservation Overlay (NCO),
was revised in 2005 and 2007. The NCO is
intended to preserve and enhance the appearance
and special character of certain older
neighborhoods. The revisions were made to the
NCO District because some of the original
procedures and standards were vague and in need
of clarification. Since the revision, two
neighborhoods have made use of the NCO District.

recommended for mixed-use redevelopment,
including older warehouse areas north of
Downtown Winston-Salem, South Stratford Road
and Hanes Mall Boulevard. Most new commercial
land on the Proposed Land Use Map has been recommended for designated mixed-use areas or
activity centers. Homes affected by existing nonresidential uses or major road widening have been
given a viable land use option with low-intensity
office and commercial. The Proposed Land Use
Map recognizes the entire Downtowns of WinstonSalem and Kernersville as mixed use. A number
of previously undeveloped sites have also been
recommended for mixed-use development such
as Carrollton in Kernersville and Village Point
in Clemmons.

Several performance/form-based zoning districts
have been revised or created in the UDO to further
Legacy’s mixed-use development goals. The
Mixed Use (MU-S) and Pedestrian Business (PB)
Districts now facilitate the development of
neighborhood-scale, mixed-use commercial areas.
The MU-S District was revised to better
accommodate urban, vertically-oriented, mixeduse development as well as suburban, horizontallyoriented, mixed-use development. The Central
Industrial (CI) District was transformed from a
traditional industrial district to a mixed-use district
capable of accommodating a future knowledgebased, live-work neighborhood in the Wake Forest
Innovation Quarter.

Since the adoption of Legacy, there has been a
trend both locally and nationally toward formbased codes rather than use-based regulations.
This trend has been seen locally through the
Winston Overlay (WO) District, which was
adopted in 2010. The WO District regulates
development in the Downtown core of WinstonSalem and includes basic rules for building
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The Residential Infill Ordinance, adopted in the
City of Winston-Salem in 2008, protects the character of existing neighborhoods in older urban
areas of the city (Growth Management Area 2)
through minimum standards for new development
in these areas. New residential development must
have a front setback similar to the setbacks of
existing adjacent homes in these urban
neighborhoods. Standards also exist for garage
orientation and location, multifamily development,
and subdivision of land. Similarly, a Commercial
Infill Ordinance promotes nonresidential
redevelopment in GMA 2 through increased site
design flexibility. This ordinance also requires
minimal aesthetic improvements be made to older
commercial sites to help older businesses fit in
better with their neighborhoods. These ordinances
should also help increase density where
infrastructure is available.

setbacks, façade transparency, entrances, and
parking locations. These basic rules ensure an
urban form compatible with the existing character
of Downtown while still allowing flexibility and
creative design. The Martin Luther King Overlay
District, adopted by the City Council in 2011,
includes similar development standards along
Martin Luther King, Jr. Drive between Cleveland

Many Legacy land use goals have been
implemented successfully. An increase in the
acreage for business and industrial sites was a key
recommendation of the 2001 Legacy Plan and a
higher percentage of land has been recommended
for industrial use through the area plan process,
with some of that acreage later rezoned. Legacy
and its area plans encourage commercial and office
uses in activity centers and in some cases,
recommend office and limited commercial
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development as transitional uses between
commercial and residential areas. A new zoning
district improves the appearance and function of
large-scale big box retail development in WinstonSalem with requirements for building appearance
and detailing, site design, lighting and public art.
The UDO’s number of individual land uses was
also consolidated, making it easier for business
tenants to move in and out of buildings without
having to go through a change of use process with
the City-County Inspections Division. Planned
regional coordination has also been successful
with the development of the Heart of the Triad
study, the Aerotropolis Initiative, preliminary work
toward a commuter rail line linking Forsyth and
Guilford Counties and the beginnings of a regional
sustainable communities strategy for the Piedmont
Triad. However, there were a number of Legacy
goals concerning regulation that were not realized,
including the authorization of detached accessory
dwellings, like carriage houses or granny flats,
without additional need for approval in some
districts, the creation of a neighborhood-scale
commercial district, incentives for the
development of housing for the elderly and
disabled, and a program for the transfer of
development rights to allow owners of property
zoned for low-density development to sell
development rights to other property owners.

Legacy Themes Advanced in
Policies and Action Agenda
Recommendations

Table 4-1. Existing and Proposed Land Use
Existing Land Use
Agricultural/Rural
Agricultural

Residential
Single-family
Large-Lot

Duplex, Triplex, Quadraplex
Multifamily

Manufactured Housing Park

Combination Residential
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Sustainable
Growth

Proposed Land Use

41,495.72

15.71

68,942.09

26.10 Low-Density

39,424.75
404.91

3,986.76

Undifferentiated Rural Area/Agricultural

14.93 Large-Lot

Conservation Subdivision

0.15 Urban
1.51

Moderate-Density

1,173.25

High-Density

0.44 Manufactured Housing Park
Office/Moderate-Density Residential

Office/Urban Residential

Office/High-Density Residential

Moderate-Density Residential/Institutional

Mixed Use

Nonresidential

Commercial

Commercial Recreation

35.67
4,956.72

2,457.71

Intermediate-Density Residential/Industrial

Acres

30.33

91,507.80

34.64

14,901.54

5.64

5,194.01

1,102.10

1,406.18

0.53

2,518.34
420.55

39.74
29.24

0.02

73.74

5,567.02

2.11

5.64

0.00

0.93 Commercial Recreation
Commercial/Industrial

1,266.46

6,231.92

Vacant
Total

5,509.19
24.07

1,092.34

55,392.53
264,140.39

0.03

1.88 Commercial

2.09 Park/Open Space

21,511.95

0.01

3,047.91

1,697.14

Right-of-Way

0.01

0.01 Mixed Use

0.45 Office

Park/Open Space

0.16
0.01

1,186.23
17.38

0.95

30.39

31.98

Office

Office/Commercial

0.42
1.23

3.32 Industrial

7,763.64

1.97

3,242.51

8,765.51

Institutional

(%)

80,113.48

Industrial

Utility

Livable
Design

(%)

Intermediate-Density

Transitional

Fiscal
Responsibility

Acres

2.94 Institutional
0.01 Office/Commercial
8.15 Right-of-Way
0.01

0.41 Utility

20.97

Activity Center

100.00 Total

15,136.66
6,848.70
507.02

21,621.45

1.15
0.48
5.73
2.59
0.64
0.19
2.36
8.19

738.35

0.28

860.52

0.33

264,140.39 100.00
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Objectives, Policies,
and Action Agenda

Objective 1:
Design and Compatibility

Promote land use compatibility through good
design and create a healthy mix of land uses
in proximity to one another. Move away from
the separating and buffering of some land uses
and toward transitioning and blending those
uses.

not effective in practice for increasing density in
the appropriate locations. Multifamily districts do
not have enough design standards to make
citizens comfortable with their use near or within
neighborhoods. Other uses and situations include
institutional uses and parking; day care-related
uses; neighborhood serving commercial and office;

manufactured homes; agricultural district to
smaller lot residential; conversion of single-family
structures to duplexes, multifamily or office; and
non-conforming uses. An overlay district with
appearance standards could also benefit future
streetcar or people-mover routes or regional rail
stops by offering a density bonus for enhanced
design features.

Many land uses are not compatible with each
other. General industrial zoning, which can
include, for example, meatpacking plants,
hazardous waste management facilities, or even
asphalt plants, is not generally recommended
close to residential uses. However, other uses
such as stores and offices, might be perfectly
compatible, or even beneficial, with residential
zoning, but other factors can make them
incompatible. Uses such as large parking lots,
building forms like drive-thrus, a building’s scale,
where it is placed on a lot, or its design are all
factors that can make development incompatible
with its surroundings. To make different land uses
more compatible, our UDO requires buffers
between many land uses. However, this can have
unintended consequences, such as making our
community more spread out, making basic infrastructure provisions more expensive and our
community less walkable. Instead, we should
examine ways to transition between or blend
certain adjacent land uses without as much
separation or buffering.

Locational and design guidelines can be created
to assure that new and expanded uses are
compatible with existing land uses and that
evaluation criteria are consistent. While the UDO
has a number of residential zoning districts, it is
48
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Policies

Design as a Tool Encourage good design as a tool
and incentive for increased residential densities.
Traditional Neighborhood Design Apply
traditional, walkable neighborhood design principles
and standards to existing neighborhoods and neighborhood commercial areas.
Open Space Subdivisions Encourage open space
subdivisions where appropriate.

Appropriately Sized Parking Lots Require
sufficient, but not excessive parking, while
protecting adjacent land uses, surrounding
neighborhoods, and the environment. Provide
incentives to reduce on-site parking, promote
active forms of transportation, and minimize
environmental impacts.

Parking Design Encourage attractive parking
design and more efficient use of parking.

Development Types Restrict suburban-type
development in urban settings.

CHAPTER 4 - LAND USE
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Action Agenda

4.1.1. Design Guidelines Develop design
guidelines for multifamily, neighborhood commercial,
detached accessory dwelling units, and transitional
land uses.
4.1.2. Growth Corridor Designs Consider design
guidelines or standards for growth corridors.
4.1.3. Institutional Expansion Review current
standards for institutional expansion for
neighborhood compatibility issues.

4.1.4. Parking Complete a comprehensive parking
study and revise UDO parking standards. Include
consideration of minimum and maximum on-site
parking requirements, shared and on-street parking
incentives and approvals, fee-in-lieu of construction
options, parking lot design and connectivity,
neighborhood compatibility and new technologies to
reduce stormwater and other environmental impacts.

4.1.5. Bufferyard Standards Review bufferyard
standards, consider modifications where design
standards should allow blending instead of buffering.

4.1.6. Open Space Subdivisions Reevaluate
open space subdivision requirements.

4.1.9. Form-Based Code Consider whether
a form-based code approach should be applied
in areas such as Downtown Winston-Salem and
the surrounding Center City area, activity centers,
and growth corridors, to allow more land use
flexibility while assuring better design compatibility
and walkability.

4.1.10. Performance Standards Consider
performance standards to reduce the negative
impacts of uses such as fast food restaurants,
24-hour mini-marts and convenience stores, and
other high-impact businesses that generate latenight noise, activity, or affect the quality of life of
nearby residents.

4.1.11. Parking Maximums Consider reducing
the visual impact of parking lots by setting parking
maximums with a special approval process to
exceed maximums. Consider requiring shared
parking where appropriate.

4.1.12. Design Templates Study and consider the
development of an urban design pattern book that
contains pre-approved templates to promote good
design.

4.1.7. Walkability/Bikeability Standards Review
existing zoning districts for walkability/bikeability
standards.
4.1.8. Low Impact Commercial Create a
commercial zoning district containing only lowimpact uses or retrofit existing district (from list used
in area plan documents).
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Objective 2: Mixed-Use Development

Create incentives and tools to encourage mixed-use development at
appropriate locations, including Downtown, activity centers, mixed-use
opportunity areas and proposed future transit stops.

Forsyth County has seen an increase in the number of mixed-use rezoning
requests over the last decade. The concepts and principles associated with
mixed-use zoning, such as compact and pedestrian-friendly site features,
will play an important role as we try to accommodate housing and job
growth and reduce vehicle trips and vehicle miles traveled. Under the Growth
Management Plan, Downtown Winston-Salem, town centers, and activity
centers are intended to be compact, transit/pedestrian-oriented, and have a
sense of place. While these centers serve a larger area, they should relate in
a positive way to the communities that surround them through good design
and pedestrian and transit connections.

Transit/pedestrian-oriented development (also known as transit-oriented
development, or TOD) clusters a mixture of increased residential densities,
retail, and office development at specific locations along transit lines, placing
housing and job locations in closer proximity to each other, creating walkable
communities and reducing trip miles. Site design goes beyond simply providing sidewalks, bike lanes, and bus stops; it requires diverse and mixed uses in
close proximity to each other and to transportation facilities. Design in these
areas is at a human scale, with buildings pulled up to the street and parking
lots and driveways located to minimize their visibility and impact. Higher
residential densities provide enough people to make the transit system more
efficient. By directing commercial and other more intense land uses to
Downtown, town centers, and activity centers, we can encourage transit/
pedestrian-oriented development rather than strip out major thoroughfares.

Over the past decade, Forsyth County has seen zoning proposals for
several suburban developments that use horizontal mixed-use (residential
and business uses in separate buildings within the same development), such
as Hillcrest, Harper Hill Commons, Vernon Farms, and Village Point in
Clemmons. Some areas, such as the Downtown Goler neighborhood and the
Cleveland Avenue area do have master plans for mixed-use development;
however, true vertical mixed-use (residential and business uses within the
same building) seen in other North Carolina communities, has not yet been
developed here, except in Downtown Winston-Salem and Downtown
Kernersville.
CHAPTER 4 - LAND USE
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Policies

Transit/Pedestrian-Oriented Development
Promote transit/pedestrian-oriented development
through regulation, education, area plans, publicprivate partnerships, and regional cooperation.

Transit/Pedestrian-Oriented Development
Locations Encourage transit/pedestrian-oriented
development by focusing on large population/
job centers such as Downtown, hospitals, and
universities when transit is planned.
Mixed-Use Development Encourage both
vertical and horizontal mixed-use development
in appropriate locations.

Existing Activity Centers Promote existing
designated activity centers for more concentrated
mixed-use activity rather than creating new activity
centers.

Growth Corridor Development Promote mixed-use
along growth corridors, where appropriate, through
the area plan process.

Underutilized and Outdated Development
Conversions Consider promoting underutilized
commercial or outdated industrial areas for
conversion to mixed-use development.

Pedestrian and Bicycle Circulation Ensure new
mixed-use development provides opportunities for
healthy and active lifestyles by encouraging bicycle
and pedestrian circulation.

Multimodal Connectivity Require connectivity
for cars, pedestrians, and bicycles in all mixed-use
development.

Action Agenda

4.2.1. Transit/Pedestrian-Oriented Development
Locations Continue to focus on the location and
design of transit/pedestrian-oriented development
through the area plan process.

4.2.2. Mixed-Use Incentives Create incentives
for including mixed-use development in transit/
pedestrian-oriented development and activity
centers such as density bonuses or expedited
review processes.

4.2.3. Mixed-Use Districts Consider overlay or
form-based districts for activity centers and growth
corridors that emphasize mixed-use development,
pedestrian and bicycle circulation, and compatibility
with surrounding land uses.

4.2.4. Mixed-Use Redevelopment Use the area
plan process to determine where older, underutilized
commercial and industrial uses could be compatibly
changed into mixed-use development.

4.2.5. Residential Components Consider requiring
residential development be included with larger
commercial developments.

4.2.6. Mixed-Use Areas Consider requiring mixeduse development in specified areas and/or other
major development proposals.

4.2.7. Mixed Use Opportunity Areas Promote
existing mixed-use opportunity areas in urban
area plans.

First Floor Commercial Where appropriate,
encourage commercial space on ground floors
of high-rise residential units.
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Objective 3: Increased Infill Development/
Redevelopment

Encourage both residential and nonresidential infill development/
redevelopment vs. greenfield development.

Forsyth County contains a finite amount of land that must accommodate
growth through the year 2030 and beyond. By developing infill sites, vacant
sites within urban areas where public infrastructure is already in place, we
reduce the amount of prime land used for new development and save
taxpayer money. The Residential Infill Ordinance, already adopted in
GMA 2, ensures that projects fit in with surrounding neighborhoods. There is
some interest by GMA 3 residents to expand this ordinance to suburban
neighborhoods. Detached accessory dwellings in residential districts could
also accommodate increased density. Quality form-based/design standards
could assure that these changes can be beneficial.

The Commercial Infill Ordinance and RUCA Program (Revitalizing Urban
Commercial Areas) should help further the Legacy goal of consolidating
commercial development. Over the last several decades, many older
commercial areas have fallen into decline as new commercial developments
are rezoned farther out in the city and county in previously undeveloped
areas, or greenfields. While greenfield development provides new
commercial opportunity and tax base growth, it typically has negative
effects on older commercial areas as businesses vacate those locations. It
also increases the overall cost of providing government services. In some
cases, new commercial areas can even draw business away from our town
centers, which are undergoing revitalization.

While a number of new greenfield industrial sites have been successfully
launched, only a few brownfield sites (abandoned industrial sites) have
actually been redeveloped. Some new industrial and business parks can
be built on rehabbed sites; however, smaller land parcels, lower building
heights, the existing street network, and tight project timelines can make
older manufacturing sites unsuitable for today’s industrial needs. It is often
better to convert older industrial areas to other business uses (like Wake
Forest Innovation Quarter), or even residential or commercial uses. (See
Chapter 6, Economic Development). A similar issue is the redevelopment
of greyfield sites (abandoned big box retail and shopping centers) for
industrial, residential, office, or commercial uses.
CHAPTER 4 - LAND USE
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Policies

Commercial Redevelopment Support the
improvement and redevelopment of older
commercial sites.

Well-Designed Infill Promote quality design
so that infill does not negatively impact surrounding
development.
Transitional Uses Promote the use of moderatedensity residential and office as transitional uses
between intense business and residential uses.

Neighborhood Services Locations
Encourage convenient services at designated areas
to support neighborhoods consistent with the Growth
Management Plan.
Leverage Private Investment Target incentives and
capital investments to leverage private investment in
urban areas.

Urban Commercial Investment Use public
investment to repair and upgrade the infrastructure
for existing urban commercial areas, especially in
lower-income areas.

Action Agenda

4.3.1. Infill and Brownfield Incentives Create
incentives for infill and brownfield development,
such as density bonuses and/or an expedited review
process.

4.3.2. Detached Accessory Dwelling Units
Consider changing the UDO to allow detached
accessory units in some single-family zoning districts
with design requirements or other specific criteria.

4.3.3. Revitalize Empty Buildings Create
incentives to revitalize empty buildings, such as
the RUCA Program or an expedited review process.

4.3.4. Infill Ordinance Assess and monitor how
the new infill provisions for residential and nonresidential development in GMA 2 are working. Consider
expansion to GMA 3.

4.3.5. Redevelopment Approval Streamline
the approval process for redevelopment of older
commercial and abandoned industrial sites. Reduce
permit fees for revitalized sites and buildings.

4.3.6. RUCA Infrastructure Improvements
Work with other departments to target infrastructure
improvements in areas designated as RUCAs.

4.3.7. Revitalization Barriers Identify barriers
to revitalization of older commercial and industrial
uses through the area plan process.
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Objective 4: Land Use Regulations

Improve, enhance, and clarify Forsyth County’s land use regulations
and Unified Development Ordinances.

The initial 1995 version of the UDO included essentially identical
regulations for Winston-Salem, Forsyth County, and the smaller
municipalities that have zoning authority. Over the past 17 years, the
ordinances have become increasingly different for Winston-Salem, Forsyth
County, Kernersville, Lewisville, and Clemmons. Each of these
municipalities has determined that, in a number of ways, their land use
regulations should be more tailored to their unique identities. In addition,
the City and County ordinances have become more dissimilar as the County
has chosen not to adopt such provisions as the revised sign ordinance and
the tree ordinance, although for the most part the City and County versions
of the UDO are very similar. Going forward, it will be important to keep
in mind the need to keep our development regulations as similar as possible
in order to lessen confusion among developers, citizens, and even staff.

Our land use regulations have also begun to differ within different
geographic areas as they’ve been tied more closely to the areas specified
in the Growth Management Plan (see Chapter 3, Growth Management).
The commercial and residential infill ordinances were developed to apply
exclusively to GMA 2. Unique ordinance standards may be appropriate
to preserving the character of one GMA, but may not work as well if applied
elsewhere without changes. Additional opportunities exist for more GMAbased land use regulations in Winston-Salem and Forsyth County. Conceptually, it may make sense to expand ordinance provisions related to growth
management areas, but the different development patterns within each
GMA may make it difficult to address unique situations and have uniform
standards throughout the UDO.

The UDO could also be made more user-friendly by consolidating the
number of zoning districts and permitted land uses. The UDO has 34
zoning districts and several overlay districts, many of which are very
similar as amendments to setback requirements, parking reductions/credits,
and land use consolidations have reduced the relevance of some zoning
classifications. Within Forsyth County’s zoning districts are 170 different
permitted land uses. A change of use occurs whenever a building or land is
used in a manner that is different from its established use as listed in the
UDO Table of Permitted Uses. When a change of use occurs, the property
owner might have to make improvements to the building/property in order
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to meet UDO and/or NC State Building Code requirements, which can add
considerable cost to the reuse of a building or site. While many of these land
uses have already been consolidated, the UDO would could be improved by
still fewer uses. Nevertheless, the UDO currently lacks land uses such as
small-scale event centers and wineries.

The development process can also be simplified by changing the decision
levels for certain development approvals. Examples of this would be to
allow the Planning Board to approve site plan amendments (with an
appeal to the elected body), allowing smaller site plans to be approved by
Planning staff, and allowing final development plans to be approved by staff.
The consultant also suggested considering whether Zoning Board of
Adjustment special use permits should be handled by the Planning
Department rather than the Inspections Division. Some land use changes
could also be approved at the staff level with added performance standards.
Both the printed and online versions of the UDO can also be improved by
adding visual enhancements. While there are a few illustrations, the UDO
would be enhanced by adding more descriptive graphics to help explain
standards and concepts throughout the document. The need for more and
better illustrations is probably the biggest opportunity to make the UDO
more functional, easy to use, and more contemporary in its appearance.
Particularly, sectional and 3-D, as opposed to plan-view, graphics would
be most helpful. Many of the UDO amendments adopted over the last ten
years are more form-based in their performance standards, but appear more
conventional without illustrations.
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Policies

Objective 5: Area Plans and Land Use

Regulation Terminology Where feasible, keep
development regulations and terminology as
consistent as possible within Forsyth County’s
municipalities to lessen confusion among
developers, citizens, and staff.

Easy-to-Use Ordinances Make the UDO functional
and easy to use for citizens, developers, and staff.

Action Agenda

4.4.1. Zoning Districts and Land Uses Consider
consolidating the number of zoning districts and
permitted land uses in the UDO.

Review and evaluate how proposed land uses are determined for area
plans. Consider needed changes to the area plan process and product
that put Legacy 2030 policies in place.

The area plan program is the principal means of implementing Legacy
2030’s land use goals and objectives. The Proposed Land Use Map
(Map 4-2), in fact, is a composite of the land use recommendations from
all the area plans. To make our community more livable, coordinate land
uses with infrastructure needs, and make efficient use of Forsyth County’s
limited land, area plan update recommendations should closely follow
Legacy 2030 principles just as Planning staff and decision makers should
consult with the Proposed Land Use Map when making zoning
recommendations or decisions.

4.4.2. Site Plan Amendments Consider allowing
the Planning Board to approve site plan amendments with an appeal to the elected body.

4.4.3. Smaller Site Plans Consider allowing smaller
site plans to be approved by Planning Department
staff.

4.4.4. Special Use Permits Consider allowing
Zoning Board of Adjustment special use permits
to be handled by the Planning Department rather
than the Inspections Division.

4.4.5. Minor Land Use Changes Consider allowing
approval of some land use changes to be approved
at the staff level with additional safeguards, such as
appeal by the petitioner or affected property owners.

4.4.6. Ordinance Graphics Enhance the UDO by
adding descriptive graphics that help explain standards and concepts throughout the document.
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Policies

Land Use Change Guidance Use Legacy 2030
and the Proposed Land Use Map as an important
guide for making land use changes.

Activity Center and Growth Corridor Densities
Encourage commercial and office uses (along with
residential and institutional uses) in activity centers
and in carefully planned growth corridors without
creating low-density, single-use commercial
developments, such as strip malls.

Activity Center Transitions Encourage transitional
uses on the edges of activity centers between highintensity uses and low-density residential areas.

Gentle Density Locations Promote gentle density
where infrastructure exists (see Chapter 11, Neighborhoods and Towns).
Varied Residential Choices Encourage a mixture
of residential densities and housing types through
land use recommendations.
Underutilized Areas Encourage reuse of vacant
and underutilized commercial and industrial sites.

Downtown Development Encourage major office
development to locate in Downtown Winston-Salem.
Infrastructure and Facilities Consider the impact
of proposed land use on infrastructure and facilities.

Action Agenda

4.5.1. Land Use Recommendations Include the
recommendation of the Proposed Land Use Map
in zoning staff reports.

4.5.2. Growth Corridor Guidelines Develop
guidelines or an overlay district for growth corridors.
4.5.3. Industrial Location Use the Industrial Site
Study to determine proposed locations for large industrial areas and consider surrounding uses that
may require additional buffering.

4.5.4. Transitional Use Guidelines Create
guidelines for transitional use location and design.

4.5.5. Gentle Density Benefits Use the area plan
process as an opportunity to discuss gentle density
and the benefits to the community of a variety of
housing types (see Chapter 11, Neighborhoods
and Towns).

4.5.6. Low-Density Land Use Consider allowing
the low-density land use designation on the
Proposed Land Use Map to include attached
as well as detached units.

4.5.7. Institutional Expansion Guidelines
Develop guidelines for the expansion of existing
institutions or policies for expansion.

Transit Availability Consider the availability
of existing and future transit in land use decisions.
Commercial Location Discourage inappropriate
commercial encroachment into neighborhoods.
CHAPTER 4 - LAND USE
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Objective 6: Land Use Map Maintenance

Regularly update the Existing and Proposed Land Use Maps. Create
tools to assist developers looking for potential project locations for
different types of development.

Action Agenda

4.6.1 Map Maintenance Maintain current versions of
the Existing and Proposed Land Use maps through
area plan fieldwork, zoning changes, and permitting
activity. Set a schedule for map updates and post
maps online.

As a compilation of each of Forsyth County’s 16 area plans, the Proposed
Land Use Map (Map 4-2) has the ability to act as our comprehensive zoning
guide. It can also be used to search for or highlight development opportunities in different land use categories and to recommend potential sites for
multifamily, industrial, commercial, or single-family residential. The
Existing Land Use Map (Map 4-1) and Proposed Land Use Map should
be updated regularly as new information becomes available.

Policies

Zoning Guidance Use the Proposed Land Use Map
to guide zoning, ensure the use of land capacity and
coordinate infrastructure needs.
Potential Development Market potential development areas using geographic information systems
(GIS).

58

Conclusion

4.6.2 Development Opportunity Maps Create
single land use development opportunity maps
to show potential sites for multifamily, industrial,
commercial, residential opportunity areas, and
transitional areas.

If we want to avoid build-out in the near future in Forsyth County, a change
will need to be made in the way we develop the remainder of our available
land. The 2001 Legacy Plan has had successes and failures in its attempt to
limit sprawl and guide compact development. New land use tools outlined
here will help to spur infill and increase densities, but negative perceptions
of increased densities and different uses in close proximity to each other will
need to be addressed through better design requirements.

LEGACY 2030

