






III. PLANNING DEPARTMENT

1. Zoning Designation: ________________ 2. Zoning Conditions:  _________________________

3 Is there an approved Development Plan for this property?  Explain.  ________________________ 

______________________________________________________________________________ 

______________________________________________________________________________ 

4. Public Streets:   Yes   No 5. Number of Linear Feet   ____________________________

6. Average market value per unit   $_______________

7. Current tax value of land   $_______________  8.  Projected Population: _______________ 

9. Impact on overall Annexation Plan:__________________________________________________

______________________________________________________________________________

10. Date                                    Date
Received:____________  Completed:_________  Signature: ____________________________

MU-S Yes (see attached)

Yes - Special Use Zoning docket F-1392. This property is part of the Brookberry Mixed Use Development.

+/- 3,045 linear feet
N/A

6,624,600.00 N/A
N/A

1/7/2021 1/8/2021

✔

David Reed



 PRIOR TO THE ISSUANCE OF GRADING PERMITS 
a. A storm water management study shall be submitted to the Public Works Department of 

the City of Winston-Salem for review.  If required, an engineered storm water 
management plan shall be submitted and approved by the Public Works Department of 
the City of Winston-Salem. 

b. Existing trees to remain shall be cordoned off as shown on the site plan. 
c. No trees shall be cut prior to erosion control devices being installed and approved. Limits 

of creek disturbance shall not exceed 150 linear feet.  If disturbance exceeds 150 linear 
feet, a state water quality permit will be required. 

d. Provide professional quality 35mm black and white photographs (8”x10”) and color 
slides of the site, including the 2-story circa 1910 Conrad House, 3 small bungalow 
cottages, barns and associated farm outbuildings, and landscape elements (including the 
graveyard).  Photographs of all exterior building/structure elevations, exterior 
architectural details, and landscape vistas shall be provided.  Provide professional 
archival quality video of the overall site, including built and landscape elements.  
Documentation, by all methods described above, of the Gray House and all 
outbuildings/support structures directly associated with the Gray House will be provided 
at such time that ownership of the portion of the tract including the house is transferred 
rather than at time of initial grading permits.  Planning staff will be available to determine 
specific elements of the site to be documented and will certify compliance with this 
condition to the Inspections Division.  All documentation shall become part of the 
archival files of the Forsyth County Historic Resources Commission.  Note:  With regard 
to the graveyard on the property, the petitioner shall follow the North Carolina General 
Statutes (NCGS 14-148 and 14-149; NCGS 65-13). 

e. Developer shall obtain a driveway permit from the North Carolina Department of 
Transportation (NCDOT).  NCDOT will require additional road improvements based on 
the discussions described in the staff report analysis and consistent with the Traffic 
Impact Analysis submitted by the petitioner. 



• PRIOR TO SIGNING OF FINAL PLAT  
a. All documents including covenants, restrictions, and homeowners association agreements 

shall be recorded in the office of the Register of Deeds prior to signing final plats.  Final 
plats must show a total common open space dedication in accordance with Planned 
Residential Development open space standards.  Roads shall be built to City of Winston-
Salem Public Works street standards. 

b. Within Land Bay II, developer shall dedicate a forty (40) foot wide greenway easement 
to the City of Winston-Salem or Forsyth County along Reynolds Creek between the 
proposed loop road and the proposed right-of-way of the Northern Beltway. 

   
 PRIOR TO THE ISSUANCE OF BUILDING PERMITS 

a. On site fire hydrant locations shall be approved by the  City of Winston-Salem Fire 
Department or the Forsyth County Fire Department in writing to the Inspections 
Division. 

b. Developer shall record a final plat in the Office of the Register of Deeds.  Final Plat shall 
show lots, common areas, private access easements and public utilities. 
 

 PRIOR TO THE ISSUANCE OF OCCUPANCY PERMITS 
a. All required fire hydrants shall be installed in accordance with the City of Winston-Salem 

Fire Department or the Forsyth County Fire Department. 
 
 OTHER REQUIREMENTS 

a. Land Bays I, II, III, IV, and VII will be allowed one freestanding entrance monument 
sign at each main entrance.  These signs will be subject to Forsyth County/Winston 
Salem Unified Development Ordinances section 3.2 regulations for residential 
development with a maximum height of eight (8) feet.  Within Land Bays I, II, III, IV, 
and VII neighborhood identification signage, directional signage, amenity area 
identification signage and any other necessary signage will be allowed, with a maximum 
height of six (6) feet.  

b. Land Bays V and VI will be allowed one freestanding entrance monument at each 
entrance onto Meadowlark Drive.  These signs will be subject to Forsyth County/Winston 
Salem Unified Development Ordinance section 3.2 regulations for mixed-use 
development with a maximum height of twelve (12) feet.  Within Land Bays V and VI 
neighborhood identification signage, directional signage, amenity area identification 
signage and any other necessary signage will be allowed, with a maximum height of six 
(6) feet.  

c. The +/- 54 acre lake shown on the plan is for illustrative purposes.  The size of the lake 
may be reduced as the design process with state and federal regulatory agencies moves 
forward.  The lake may also be removed altogether if determined by the owner.  The area 
of the lake shall remain as permanent open space and recreational area regardless of the 
results of the regulatory process.   

d. Street and sidewalk standards within the proposed development are subject to any 
potential revisions of the Winston-Salem Street Standards. 

  



The following volunteered conditions are required PRIOR TO OCCUPANCY PERMITS: 
 
 VOLUNTEERED CONDITIONS 

 
LAND BAY I –  
1. Minor modifications to the lot layout, total number of lots, design of the lots, and design 

and uses within the Village Center may be approved by Planning Staff. 
2. The Village Center will contain any mixture of the uses shown on sheet 2 (Village Center 

Plan).  The intent of the Village Center is to provide services for the residents of the 
Brookberry community only.  The Village Center will contain community recreation 
areas and centers for the residents of the community.  The majority of the services and 
recreation opportunities in the Village Center will be contained within the existing barn 
complex located on the site.  Any additional buildings constructed in this area will 
maintain the character of the existing buildings with building elevations and materials 
approved by Planning Staff prior to Building Permits.  Parking in the Village Center will 
be provided to meet all provisions of Forsyth County/Winston Salem Unified 
Development Ordinances, as final uses are determined. 

3. Shared parking and cross access easements are permitted. 
4. Maximum number of single-family and twin home units will not exceed 365 units. 
5. A maximum of 10 % of the residential units shall have garages which open toward the 

front yard street.  No more than half of those may protrude in front of the front façade of 
the unit. 

6. A minimum of two (2) interconnecting public street connections will be made to 
Meadowlark Drive pending Department of Transportation review. 

7. A minimum of one (1) interconnecting public street will be provided to each of the 
adjoining Land Bays within the subject property.  A connecting stub street will be 
provided to parcel 2 in the Northeast.  

8. Land Bay 1 will contain a mixture of lot sizes.  The lot sizes will be mixed throughout the 
Land Bay. 

9. All streets will be interconnected unless site conditions require the use of a cul-de-sac.  
The use of cul-de-sacs will be limited and only used where topography or other site 
conditions dictate. 

10. Sidewalks and/or pedestrian trails, with a minimum width of 5 feet, will be provided at a 
one-foot of roadway to one-half foot of sidewalk ratio throughout Land Bay I.  The 
pedestrian system will be designed in such a manner as to promote pedestrian travel 
throughout the community and link all public areas together with a series of walking and 
jogging connections. 

11. Street trees will be provided along both sides of the street at a maximum of 60 feet on 
center along the major loop road through Land Bay I, as indicated on the Master Plan.  
Any areas where tree save is within 15 feet of the roadway or site conditions prevent, 
street tree planting may be suspended to allow for existing trees to remain.     

12. Outdoor lighting shall be shielded and oriented as to cast no direct light onto adjacent 
property.  Light fixtures will also have cut-offs to direct light downward and limit light 
above the horizontal plane. 



13. Buffers to adjoining properties shall be provided per the Winston-Salem/Forsyth County 
Unified Development Ordinances. 

   
LAND BAY II –  
1. Minor modifications to the lot layout, total number of lots, and design of the lots may be 

approved by Planning Staff. 
2. Maximum number of single-family, twin home and multi-family units will not exceed 

150 units. 
3. A minimum of one (1) interconnecting public street will be provided to each of the 

adjoining Land Bays within the subject property.  A connecting stub street will be 
provided to the North.   

4. Land Bay II will contain a mixture of lot sizes.  The lot sizes will be mixed throughout 
the Land Bay. 

5. A maximum of 10 % of the residential units shall have garages which open toward the 
front yard street.  No more than half of those may protrude in front of the front façade of 
the unit.  

6. All streets will be interconnected unless site conditions require the use of a cul-de-sac.  
The use of cul-de-sacs will be limited and only used where topography or other site 
conditions dictate. 

7. Sidewalks and/or pedestrian trails, with a minimum width of 5 feet, will be provided at a 
one-foot of roadway to one-half foot of sidewalk ratio throughout Land Bay II.  The 
pedestrian system will be designed in such a manner as to promote pedestrian travel 
throughout the community and link all public areas together with a series of walking and 
jogging connections. 

8. Street trees will be provided along both sides of the street at a maximum of 60 feet on 
center along the major loop road through Land Bay II, as indicated on the Master Plan.  
Any areas where tree save is within 15 feet of the roadway or site conditions prevent, 
street tree planting may be suspended to allow for existing trees to remain.     

9. Outdoor lighting shall be shielded and oriented as to cast no direct light onto adjacent 
property.  Light fixtures will also have a cut-offs to direct light downward and limit light 
above the horizontal plane. 

10. Buffers to adjoining properties shall be provided per the Winston-Salem/Forsyth County 
Unified Development Ordinances.  A minimum 100’ buffer will be provided from the 
right-of-way for the future Northern Beltway.  Should the Northern Beltway not be 
constructed and be removed from the TIP, a minimum of two (2) stub streets shall be 
provided to the West.  Developer shall demonstrate a good faith effort to provide a 
pedestrian connection within NCDOTs proposed Northern Beltway stream crossing of 
Reynolds Creek. 

 
LAND BAY III –  
1. Minor modifications to the lot layout, total number of lots, and design of the lots may be 

approved by the Planning Staff. 
2. Maximum number of single-family and twin home units will not exceed 300 units. 



3. A minimum of one (1) interconnecting public street will be provided to each of the 
adjoining Land Bays within the subject property.  A connecting street stub will be 
provided on the south western and south central portion of the property and to 
Woodspring Drive to the East as shown on the plan. 

4. Land Bay III will contain a mixture of lot sizes.  The lot sizes will be mixed throughout 
the Land Bay. 

5. A maximum of 10 % of the residential units shall have garages which open toward the 
front yard street.  No more than half of those may protrude in front of the front façade of 
the unit. 

6. All streets will be interconnected unless site conditions require the use of a cul-de-sac.  
The use of cul-de-sacs will be limited and only used where topography or other site 
conditions dictate. 

7. Sidewalks and/or pedestrian trails, with a minimum width of 5 feet, will be provided at a 
one-foot of roadway to one-half foot of sidewalk ratio throughout Land Bay III.  The 
pedestrian system will be designed in such a manner as to promote pedestrian travel 
throughout the community and link all public areas together with a series of walking and 
jogging connections.    

8. Street trees will be provided along both sides of the street at a maximum of 60 feet on 
center along the major loop road through Land Bay III, as indicated on the Master Plan.  
Any areas where tree save is within 15 feet of the roadway or site conditions prevent, 
street tree planting may be suspended to allow for existing trees to remain. 

9. Outdoor lighting shall be shielded and oriented as to cast no direct light onto adjacent 
property.  Light fixtures will also have cut-offs to direct light downward and limit light 
above the horizontal plane. 

10. Buffers to adjoining properties shall be provided per the Winston-Salem/Forsyth County 
Unified Development Ordinances.  A minimum 100’ buffer will be provided from the 
right-of-way for the future Northern Beltway.  Should the Northern Beltway not be 
constructed and be removed from the TIP, a minimum of two (2) stub streets shall be 
provided to the West.  

 
LAND BAY IV - TWO PHASE 
1. The Final Development Plan shall be consistent with the following conditions: 
2. Maximum number of single-family, twin home, duplex, and multi-family units will not 

exceed 385 units or a density of 12.0 units per acre.  However should the proposed 
Robinhood Road area MAC, as identified in Legacy, be relocated the maximum density 
of Land Bay IV shall be four (4) units per acre. 

3. A minimum of one (1) interconnecting public street will be provided to each of the 
adjoining Land Bays within the subject property.  A connecting street stub will be 
provided for Parcel (1) on the Northern portion of the property and to Lyndale Drive to 
the West. 

4. Land Bay IV will contain a mixture of lot sizes and/or product types.  The lot sizes will 
be mixed throughout the Land Bay. 

5. A maximum of 10 % of the residential units shall have garages which open toward the 
front yard street.  No more than half of those may protrude in front of the front façade of 
the unit. 



6. All streets will be interconnected unless site conditions require the use of a cul-de-sac.  
The use of cul-de-sacs will be limited and only used where topography or other site 
conditions dictate. 

7.  Sidewalks and/or pedestrian trails, with a minimum width of 5 feet, will be provided at a 
one-foot of roadway to one-half foot of sidewalk ratio throughout Land Bay IV.  The 
pedestrian system will be designed in such a manner as to promote pedestrian travel 
throughout the community and link all public areas together with a series of walking and 
jogging connections.    

8.  Outdoor lighting shall be shielded and oriented as to cast no direct light onto adjacent 
property.  Light fixtures will also have cut-offs to direct light downward and limit light 
above the horizontal plane. 

9. Buffers to adjoining properties shall be provided per the Winston-Salem/Forsyth County 
Unified Development Ordinances. 

 
LAND BAY V -TWO PHASE 
1. The Final Development Plan shall be consistent with the following conditions: 
2. Maximum allowable square footage for Business and Personal Services Uses shall be 

40,000 square feet. 
3. Maximum allowable square footage for Institutional and Public Uses shall be 40,000 

square feet. 
4. Maximum allowable square footage for Retail and Wholesale Trade Uses shall be 40,000 

square feet 
5. Maximum allowable square footage for Recreational Uses shall be 40,000 square feet. 
6. The mixture of uses between Business and Personal Services Uses, Institutional and 

Public Uses, Retail and Wholesale Trade Uses and Recreational Uses will not exceed the 
maximum square footage stated for each use above.  The total combined square footage 
allowable for the non-residential portion of Land Bay V shall not exceed 40,000 square 
feet.  The square footages for each use may be mixed in any combination. 

7. Maximum number of Residential Units including single-family, twin home, duplex, and 
multifamily units will not exceed 840 units or a density of 12.0 units per acre of the entire 
Land Bay V area. 

8. The maximum square footages and number of residential units may be reduced.  
9. A maximum of 10 % of the residential units shall have garages which open toward the 

front yard street.  No more than half of those may protrude in front of the front façade of 
the unit. 

10. A minimum of two (2) uses will be provided within Land Bay V. 
11. A minimum of 20 percent of the land area for Land Bay V will be devoted to   multi-

family housing. 
12. On street parallel and angled parking may be provided along all streets.  All parking will 

meet all applicable standards of the Forsyth County/Winston Salem Unified Development 
Ordinances. 

13. With the exception of on-street parking, vehicles will be parked behind or between 
buildings, never between buildings and the roadway curb, nor closer to the street then the 
abutting building elevations nearest the street. 



14. Buildings will be placed adjacent to roadways with a maximum setback of 10’ from the 
right-of-way. The architectural front elevations and main building entrances will face 
major roads. 

15. Streets will link in an informal grid network and be part of and contribute to the 
pedestrian system of walkways and open space amenities.  The use of dead end streets 
will be limited and only used where topography or other site conditions dictate. 

16. No single building shall exceed 40,000 square feet.  Buildings that do not share walls and 
are linked together by awnings, covered walkways, trellises or other architectural means 
may be counted as separate structures. 

17. Buildings shall have a maximum of 4 stories. 
18.  Buildings located in such a manner as to terminate an axis or site line shall have 

architectural features or be designed in such a way as to visually reinforce the axis. 
19.  Shared parking and cross access easements are permitted. 
20.  Dumpster and/or trash compactor locations can be added as necessary.  Dumpsters and/or 

trash compactors shall be screened per the Forsyth County/Winston Salem Unified 
Development Ordinances section 3-4.6. 

21. Sidewalks, with a minimum 5 feet width, will be provided along both sides of all public 
streets throughout Land Bay V. 

22. Street trees will be provided along both sides of all public streets at a maximum of 60 feet 
on center, throughout Land Bay V, as indicated on the Master Plan. 

23. Outdoor lighting shall be shielded and oriented as to cast no direct light onto adjacent 
property.  Light fixtures will also have  cut-offs to direct light downward and limit light 
above the horizontal plane. 

24.  A minimum of one (1) interconnecting public street will be provided to each of the 
adjoining Land Bays within the subject property.   

25.  A connecting street stub will be provided on the Northern and southwestern portion of the 
Land Bay V. 

 
LAND BAY VI - TWO PHASE 
1. The Final Development Plan shall be consistent with the following conditions: 
2. 300,000 sf of Retail, Wholesale Trade, and service uses will be permitted only if the 

Metro Activity Center (MAC) as identified in Legacy is relocated to the Shallowford 
interchange with the Northern Beltway.  Otherwise non-residential development shall be 
limited to a maximum of 100,000 sf of retail and service uses and a maximum of 200,000 
sf of office uses. 

3. If multi-family residential units are provided, the number of units will be determined by 
reducing the allowable square footage of Retail and Wholesale Trade Uses by 500 square 
feet and/or reducing the allowable square footage of Business and Personal Services 
Uses/Institutional and Public Uses/Recreational Uses by 1000 square feet for each 
residential unit allowed.  If a total of 300,000 square feet is used for Business and 
Personal Services Uses, Institutional and Public Uses, Retail and Wholesale Trade Uses 
and Recreational Uses no residential units will be allowed unless provided above the 
ground floor retail and provided with adequate parking. 

4. Maximum allowable square footage for Institutional and Public Uses shall be 150,000 
square feet. 



5. Maximum allowable square footage for Recreational Uses shall be 100,000 square feet. 
6. The mixture of uses between Business and Personal Services Uses, Institutional and 

Public Uses, Retail and Wholesale Trade Uses and Recreational Uses will not exceed the 
maximum square footage stated for each use above.  The total combined square footage 
allowable for the non-residential portion of Land Bay VI shall not exceed 300,000 square 
feet.  The square footages for each use may be mixed in any combination. 

7. Maximum number of Residential Units, to be all multi-family units, will not exceed 360 
units or a density of 12.0 units per acre of the entire Land Bay VI area. 

8. The maximum square footages and number of residential units may be reduced. 
9. On street parallel and angled parking may be provided along all streets.  All parking will 

meet all applicable standards of the Forsyth County/Winston Salem Unified Development 
Ordinances. 

10. Buildings will be placed lining Meadowlark Drive in such a manner as to screen parking 
areas behind the buildings.  Any parking visible from Meadowlark Drive will be screened 
with landscaping, walls, or fences or a combination of any or all of the treatments.   

11. No single building shall exceed 80,000 square feet.  Buildings that do not share common 
walls and are linked together by awnings, covered walkways, trellises or other 
architectural means may be counted as separate structures. 

12. Buildings shall have a maximum of 4 stories. 
13. Buildings located in such a manner as to terminate an axis or site line shall have 

architectural features or be designed in such a way as to visually reinforce the axis. 
14. Shared parking and cross access easements are permitted. 
15. Dumpster and/or trash compactor locations can be added as necessary.  Dumpsters and/or 

trash compactors shall be screened per the Forsyth County/Winston Salem Unified 
Development Ordinances section 3-4.6. 

16. Sidewalks, with a minimum 5 feet width, will be provided along both sides of all public 
streets throughout Land Bay VI. 

17. Street trees will be provided along both sides of the main street at a maximum of 60 feet 
on center, throughout Land Bay VI, as indicated on the Master Plan. 

18. Outdoor lighting shall be shielded and oriented as to cast no direct light onto adjacent 
property.  Light fixtures will also have a cut-offs to direct light downward and limit light 
above the horizontal plane. 

19. A connecting street stub will be provided for Parcel (61) on the Southern portion of Land 
Bay VI and to the public park to the East. 

 
LAND BAY VII - TWO PHASE 
1. The Final Development Plan shall be consistent with the following conditions: 
2. A minimum of two (2) connecting street stubs will be provided to adjoining properties. 
3. Density not to exceed 8 units/acre overall, with multifamily units being placed along the 

eastern portion of site nearest the proposed Beltway, and single family units in western 
portion of property. 

4. Land Bay VII will be accessed from Ketner Road on the western boundary of the 
property. 

5. Land Bay VII may contain a mixture of lot sizes and/or product types.   



6. All streets will be interconnected unless site conditions require the use of a cul-de-sac.  
The use of cul-de-sacs will be limited and only used where topography or other site 
conditions dictate. 

7. Sidewalks and/or pedestrian trails, with a minimum width of 5 feet, will be provided at a 
one-foot of roadway to one-half foot of sidewalk ratio throughout Land Bay VII.  The 
pedestrian system will be designed in such a manner as to promote pedestrian travel 
throughout the community and link all public areas together with a series of walking and 
jogging connections. 

8. Street trees will be provided along both sides of the major street or streets at a maximum 
of 60 feet on center.  Any areas where tree save is within 15 feet of the roadway or site 
conditions prevent, street tree planting may be suspended to allow for existing trees to 
remain. 

9. Outdoor lighting shall be shielded and oriented as to cast no direct light onto adjacent 
property.  Light fixtures will also have cut-offs to direct light downward and limit light 
above the horizontal plane. 

10. Buffers to adjoining properties shall be provided per the Winston-Salem Zoning 
Ordinance.   



IV. FIRE DEPARTMENT

1. Estimated Response Time ______________ 2. "First-in" Engine Company _____________

3. Are hydrant distribution and available water adequate for fire suppression? Yes No

Comments:_____________________________________________________________ 

______________________________________________________________________

4. Are vertical and horizontal clearances adequate for fire suppression vehicles? Yes No

Comments:_____________________________________________________________ 

______________________________________________________________________

5. Are weight limitations (bridges, culverts, causeways, etc:) adequate for fire suppression
vehicles?

Yes No

Comments:______________________________________________________________ 

_______________________________________________________________________

6. Is proposed or existing land-use suitable for existing fire -department capabilities? Yes No

Comments:______________________________________________________________ 

_______________________________________________________________________ 

7. Impact on existing resources?___________________________________________________

_____________________________________________________________________________ 

8. Additional Comments:_________________________________________________________

_____________________________________________________________________________ 

9. Date    Date 
    Received:______________Completed:____________ Signature:_______________________ 

9 minutes E-10

Attached is some additional data that shows arriving time for

additional units. These units establish an effective response force.

1/7/21 1/14/21

✔

✔

✔

✔

Robert Wade, Jr.



Brookberry_Phase7A_7B_station_r

Station Total Drive Time Total Miles
10 5.615 4.108
18 6.010 4.686
15 8.078 6.186
8 8.829 7.098
7 9.728 7.847
13 9.810 7.376
2 10.095 6.987
1 11.329 8.839
6 12.004 9.277
14 12.185 10.129
20 12.303 8.982
3 13.060 9.652
4 14.018 10.744
16 14.165 10.336
5 14.753 12.609
9 15.581 11.854
11 17.276 13.856
12 17.332 12.210
17 17.412 14.449
19 20.568 17.923

* Drive times and miles determined using ESRI’s Network Analyst and the existing street centerl
Location in Brookberry Phase 7A and 7B used in analysis is the first intersection of Cedarmere D
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