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Memorandum 
May 11, 2017 
 
TO:  Planning and Zoning Commission 
  Julie Couch, Town Manager 
  
FROM: Israel Roberts, AICP 
  Planning Manager  
  
SUBJECT: APPLE CROSSING REGULATING PLAN WITH MAJOR WARRANTS 

(CPA2016-3) 
 
BACKGROUND:  This is a request for approval of major warrants on a regulating plan and a 
preliminary plat for the development of a 182-unit single-family detached and townhome 
subdivision.  The 38.5-acre site is located at the southeast corner of Highway 5 and Country Club 
Road and is zoned for the Commercial Planned Development District (CPDD) with the Urban 
Transition sub-district.  
 
The purpose of this application is to request approval of Major Warrants pertaining to site 
configuration standards, building type standards, architectural standards, and parking standards for 
the development of 87 townhomes, 95 single-family detached cottages, 1 retail lot and 17 common 
area/open space lots.  Additionally, per the requirements of the CPDD, the plan reflects the 
development of an eight (8’) feet wide trail along Highway 5, Country Club Road, and adjacent to 
the railroad tracks.  Internally, the trail system will be connected along the southern property line 
and loop around the regional detention pond.  The pond, required as part of the regional Sloan 
Creek drainage master plan, provides regional detention for approximately 153-acres of land 
within the CPDD.  The pond area, is not included in the minimum open space requirement.  As 
shown, the regulating plan meets the minimum open space required by the CPDD of 14%. 
 
May 2017 Update:  At the April 13, 2017 meeting, the Planning and Zoning Commission 
continued this this item until the May meeting.  The applicant was given direction to eliminate the 
front-entry garage townhome building type.   As shown, the regulating plan reflects 87 rear-entry 
townhomes (89 in previous design) and 95 single-family detached homes.  As a result of the 
redesign, all major warrant requests due to the front-entry building type design (warrant requests 
1-4), are no longer necessary.   
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With the redesign of the townhome area, as discussed at the PZ meeting in April, the route for the 
trail along the eastern property line has been changed.  The regulating plan reflects the new tail 
alignment along the southern side of proposed Street A that connects the trail along Highway 5 to 
the trail along the railroad tracks.  
 
Additionally, the applicant has decided to withdraw the major warrant request on the commercial 
lot to eliminate the build-to-zone (BTZ) along street D (Warrant request 5).   At this time, staff 
and the applicant feel that is premature to request this warrant without having a concept plan for 
the development of the commercial lot.  Once there is a concept or development plan proposed for 
the commercial lot, any major warrants necessary will be addressed at that time.   
 
In the major warrant table below, warrants that have been removed from the previous version, are 
shown with a strikethrough (example).    
 
STATUS OF ISSUE: Consistent with the requirements of the updated CPDD code, the applicant 
has submitted a regulating plan and preliminary plat in order to develop the subject site.  With this 
development plan application, the applicant is entitled to administrative review for components of 
the application that conform to the pre-approved standards that were adopted with the CPDD.  
 
In instances where the applicant wishes to request to deviate from said pre-approved standards the 
applicant may do so through the warrant process. The warrant process allows applicants to request 
Minor Warrants and Major Warrants for deviations from the CPDD standards. Minor Warrants – 
which are deviations that are deemed to still meet the CPDD vision/intent – are reviewed 
administratively by the Town Manager. Major Warrants – which are deviations that may be 
perceived as not meeting the CPDD vision/intent – are considered in a similar manner as a zoning 
change, and as such, public hearings are required before the Planning & Zoning Commission and 
Town Council. 
 
 
Major Warrant Requests and Staff Analysis 
 
The applicant’s nine (9) Major Warrants to site configuration, building type, architectural and 
parking standards requests include the following: 
 

 
Item Requirement Proposed 

Applicant 
Justification 

Staff Comments 

1 
Permit front 
entry garage 
TH lots 

Min 60’ lot 
width 

As shown: 32 
TH units with 
min. 25’ lot 
width 

Permits direct access 
to trail; eliminates 
adjacency issues 
with main entry 

The proposed front entry TH, are 
located along the southern 
border and adjacent to the main 
entry from HWY 5.  For the 
southern units, the design allows 
for a calmer homeowner and 
safer pedestrian experience on 
the trail.  Along the main entry, 
due to area, the addition of an 
alley would detract from the 
ability to provide an attractive 
entryway feature and 
landscaping.  Should front-entry 
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warrant request be accepted, the 
private driveway should be 
treated within stain, color, and/or 
patterned to reduce the visual 
impacts of the concrete. 

2 
BTZ for front 
entry garages 

4’- 10’ 20 setback 
Provides adequate 
driveway space 

In order to provide adequate 
space within the driveway and to 
not block the sidewalk, the 
buildings must be setback a 
minimum of 20.’ 

3 
Front entry 
garage 
setbacks 

20’ behind front 
corner 

Zero 

Not possible to 
setback two care 
garage behind front 
corner of home with 
25’ townhomes 

Since the code only permits front 
entry garage on single-family 
detached homes with 60’ of lot 
width, the parking standards 
requires the garage to be located 
at minimum 20’ behind the front 
corner of the home.  In this case, 
with 25’ wide TH lots, the 
limited amount of space 
prohibits the garage to be 
setback 20.’ 
 
 
 

4 
Front entry 
garage door 
design 

Two (2) single 
garage doors 

Double wide 
door 

Limits vehicle size; 
results in more on-
street/driveway 
parking 

The code requires two (2) single 
garage doors when front entry 
are permits.  Again, since the 
code only permits front entry on 
lots with a minimum of 60’ of 
frontage, the size of the TH lots 
creates an architectural and 
design problem.  Should the 
front entry TH be acceptable, 
material and design standards 
should be required for the garage 
doors. 
 

5 
Retail lot 
BTZ along 
Street D 

18’-26’ Zero 

Buildings front 
HWY 5 and Country 
Club; thus parking 
will be between 
buildings and Street 
D. 

Due to the size of the retail lot 
and it being surrounded on all 
sides by streets, the code would 
require a BTZ from all streets. In 
this case, to meet the intent of 
the code, shopfront buildings 
would be built along HWY 5 
and Country Club, leaving 
parking to be “behind” those 
building.   

6 Block length 500, 720’ capped 820 max 

Block length due to 
streets along 
detention area; have 
access to internal 
trail 

The plan meets the 500’ average 
block length.  Larger block 
length is due to the size and 
location of the regional detention 
pond.  As shown, the plan 
reflects an internal trail 
surrounding the pond, thus 
provides adequate pedestrian 
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circulation throughout the 
development. 

7 Alley Trees 

One (1) 3-inch 
tree planted 
within 10 feet of 
rear property line 
per lot 

Not require 
tree, provide 
enhanced 
landscaping 

Not enough space to 
plant trees within 
rear setbacks (BTZ); 
space, utilities, and 
driveway conflicts.  

Until detailed development plans 
are produced, how much space is 
available to plant trees within the 
rear year setback (BTZ) is 
unknown.  Often, rear yards, in 
an urban style developments are 
encumbered with utilities, 
driveway for garages, and 
easements that prevent adequate 
area for trees.  This warrant will 
give the developers the 
flexibility on their landscaping 
design adjacent to the allies. 

8 
Facade 
Material 
change 

Material changes 
permitted at 
inside corners or 
20’ back from 
front facade 

Meet standard 
on “public” 
facades.  
Interior facades: 
inside corners 
or 4’ from front 
facade 

20-foot returns are 
not visible given 10’ 
building separation 
on internal facades  

The intent of this provision is to 
ensure visual aesthetics on side 
facades.  In this case, due to the 
10-feet of separation between 
buildings, the internal facades 
will not be visible, especially 
once on-site landscaping is 
planted.  

 
Public Input 
  
Staff notified four adjacent property owners within 500’ of the subject properties in accordance 
with town and state requirements and have received one (1) letter in opposition. 
 
RECOMMENDATION: Staff recommends APPROVAL of the subject major warrants and the 
preliminary plat.  
 
ATTACHMENTS: 

 Regulating plan 
 Concept elevations for TH 

o Rear entry 
 Photos of typical rear-entry space condition 

o Public rear 
 Concept photo for single-family detached 
 Preliminary plat 
 Correspondence 
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EXTERIOR
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Alley conditions with similar lot width

 








	Locator
	Rear Entry 25' Elevations
	Alley condition photos
	35' SF example



