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“The Community you get is the Community you deserve.”
                                                                 - Andres Duany 
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This Corridor Study and Plan establishes three categories of 

intervention aimed at improving the resiliency of the NC-7 Corridor’s 

economic, social and environmental performance.  These are; 1- New 

Connections, 2- Street Improvements, and 3- Redevelopment Plans.  

Using urban context, historical analysis and present-day observations as 

guides, the Study identifies and describes key recommendations within 

each Category.  Taken comprehensively the three categories weave a 

self-reinforcing vision designed to transform the NC-7 Corridor into 

Gastonia’s “Other Main Street”.   

This Corridor Study and Plan is meant as a “first step” and the illustrative 

material and text presented within the Document are formatted 

accordingly.  To successfully improve the Corridor’s resiliency subsequent 

planning efforts will be needed.  They should use this Study and Plan as 

the basis for engaging in community level discussions to identify 

champions, prioritize actions, prepare detailed plans, and secure the 

funding necessary to refine and implement the Vision contained herein. 

The Vision to rebrand NC-7 as “Gastonia’s Other Main Street” aims to 

remedy the division between northern Gastonia and southern Gastonia 

created by the Norfolk Southern rail corridor and systematic community 

neglect over the years; a division statistically reflected in every income, 

job, opportunity, and health measure between the respective 

populations of each.  The NC-7 Corridor can become the conduit for 

reconnecting downtown Gastonia with the neighborhoods directly to its 

north, allowing redevelopment plans such as FUSE to positively impact 

the residents and land owners who are physically within eyesight, but 

socially and economically far removed.  

The three categories of intervention and their associated 

recommendations weave together a series of immediate and long 

range actions aimed at spurring robust local and State level discussions 

among the relevant bodies charged with regulating, prioritizing, 

funding and building housing, businesses, and transportation 

infrastructure.  This is to insure that the recommended improvements 

to the Corridor can be timely, impactful, and cost effective when 

implemented. 

This Study and Plan will show that no other transportation corridor in 

Gastonia is as interconnected regionally yet disconnected locally as 

NC-7.  It has direct access to I-85 and US-74, and connects the 

County’s two largest employment hubs, downtown Gastonia and 

Caromont Regional Medical Center.  Yet, the rail corridor and adjoining 

street network limit the connections to this advantageous situation and 

as a result the Corridor’s potential is left unrealized both for the City 

and those who live and work along it.  Were it not for a series of well 

intentioned, but short sighted actions over the years, a strong 

argument could be made that the NC-7 Corridor would have 

developed, over time, into a thoroughfare of equal importance to 

Franklin Blvd and as historic as Main Street.  The Vision presented in 

this Corridor Study seeks to make this potential a reality. 

Demetri Baches 

Metrocology 
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Full Spectrum Community Development

Communities are the sum of the daily interactions of residents, living, working, learning 

meeting, creating, trading, and governing.  On any given day an individual may 

partake in one, some, or all these endeavors.  Multiplied by the thousands their  

actions create the network of relationships that build neighborhoods, 

which in turn give meaning and purpose to the community they are a part of. 

Such interactions are created by and revolve  

around groups of people who share common  

interests.  The NC-7 Corridor passes through 

several neighborhoods, each distinctly  

different, but sharing common interests.   

These neighborhoods are located within the  

City of Gastonia which influences the  

economic, social, environmental, and 

cultural contexts of daily interactions.  In 

turn, the City of Gastonia is influenced by the 

greater Charlotte Metropolitan area.  The key  

to effecting positive change to the NC-7  

Corridor is understanding the context of  

these relationships and their impacts on the  

neighborhoods and people who reside there.   

Full Spectrum Community Development seeks to promote positive change  

based on an understanding of the “full spectrum” of a community’s needs, not just 

one, or some.  A sound economic proposal may have negative environmental repercussions.  

A sound environmental proposal may have costly social repercussions.  A sound social  

policy may have negative cultural repercussions.  By understanding how such connections 

work a city can enable sound land planning through responsive Master Plans, Land 

Development Ordinances and Comprehensive Polices. 

10
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The Transect 

The Transect is a framework that identifies the range of human settlement patterns from the 

most rural to the most urban.  It is a continuum of habitats subdivided into categories, or 

districts, to create the parameters around which zoning is developed.  Each district includes 

standards that encourage diversity similar to that of organically evolved communities.  

Transect based elements such as sidewalks, landscaping, signage, architecture, and streets are 

coordinated within districts so that buildings, open spaces and infrastructure properly support 

and reinforce one another.  They vary in the level and intensity of their physical designs and 

character to provide “immersive contexts”.  

The principle of “immersive contexts” in Transect-Based Planning is that certain forms and 

elements belong in certain environments. For example, thoroughfares come in many designs.  

A Road is different from a Street in design, purpose and function.  A Lane is similarly different 

from an Alley.  Such distinctions and rules do not limit choices; they expand them. This is the 

antidote for the one-size-fits-all character of so many of today’s communities.  By correctly 

designing and building the various components of urban development the daily economic, 

environmental, social and cultural interactions of residents are optimized to support and 

reinforce the resiliency of their neighborhoods and the greater community.

Edge

General

Center

City Center

Courtesy DPZ & Partners
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Courtesy DPZ & Partners

The Neighborhood 

The Neighborhood is the essential element of development and redevelopment in a 

City.  Neighborhoods form identifiable areas within all Districts of a City.  They can be 

highly developed in and around a downtown to mostly rural at the edge of the City.     

No matter their physical location, neighborhoods should be compact in area, 

pedestrian-friendly, and mixed use.  Many activities of daily living should occur within 

walking distance, allowing independence to those who do not drive, especially the 

elderly and the young.  Interconnected networks of roads and streets should be 

designed to encourage walking, reduce the number and length of automobile trips, and 

conserve energy.   

Within neighborhoods, a range of housing types and price levels can bring people of 

diverse ages and incomes into daily interaction, strengthening the personal and civic 

bonds essential to an authentic community.  In more urban neighborhoods appropriate 

building densities and land uses should be within walking distance of transit stops, 

permitting public transit to become a viable alternative to the automobile.  

Concentrations of civic, institutional, and commercial activity should be embedded in 

neighborhoods.  Schools should be sized and located to enable children to walk or 

bicycle to them.  A range of parks, from playgrounds and village greens to ballfields and 

community gardens, should be distributed within neighborhoods.  Conservation areas 

and open lands should be used to define and connect different neighborhoods.   

The economic health and harmonious growth of neighborhoods that have been 

negatively impacted suburban redevelopment, context insensitive thoroughfare designs 

and municipal and private sector disinvestment can be reestablished by introducing 

neighborhood planning principles and techniques that guide development at the block 

and building levels. 
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Courtesy DPZ & Partners

Blocks & Buildings 

A primary task of all urban architecture and landscape design is the physical definition of 

streets and public spaces that harmoniously support the character of the urban 

environment in which they exist.  Individual architectural projects should be seamlessly 

linked to their surroundings.  This principle transcends style.  In the contemporary city, 

development must adequately accommodate automobiles.  It should do so in ways that 

encourage walking and the form of public space when designed in zones that are 

predominantly pedestrian.   

By encouraging complex dependencies, blocks and buildings also 

support multi-faceted thoroughfare designs.  Complete Streets 

respond to the varied needs of people of all ages, income,  

and lifestyle.   Streets and the spaces between buildings should be  

safe, comfortable, and interesting to people on foot.  They should be  

accessible by bicycle, transit and the automobile as well.   

For thoroughfares to function properly, the blocks and buildings that surround them need 

to represent, contextually, their location and purpose within a town or City.  Certain 

thoroughfares serve as Corridors for movement and commerce over long distances within a 

town, or city.  The NC - 7 Study Area is one such corridor.    
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Courtesy DPZ & Partners

Corridors 

Thoroughfares that enable commerce and 

connectivity to Neighborhoods and 

Districts within a town, or city require a 

robust interconnected network of 

adjoining thoroughfares.  In conditions 

where these are removed, or re-

engineered for the single purpose of 

traffic improvement, the impacts on 

economy, society, culture, and the 

environment are most often negative.   

14
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Thoroughfares

Thoroughfares are a component of community 

infrastructure that provide the major part of the public 

open space as well as the travel lanes for vehicles and 

other forms of transit.  A thoroughfare has two attributes: 

capacity and character.  They are designed according to 

the principles of transect based planning. 

The two photos at left represent the same type of 

thoroughfare in different parts of the Transect.  The top 

image is rural and called a Road.  The bottom image is 

urban and is called a Street.  The design Character and 

purpose differ, however, the potential traffic Capacity of 

each lane for both is identical.    
Road

Street

a6
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Thoroughfare Character & Capacity

Character is the suitability of a thoroughfare as a setting for pedestrian 

activities and as a location for a variety of buildings types (addresses).  

Character is physically created by the frontages and buildings along its sides 

which are dependent on whether the thoroughfare has properties abutting 

it which are zoned for suburban or urban development.   

Capacity is the number of vehicles that can safely move through a segment 

of thoroughfare within a given time period.  It is physically established by 

the number of lanes and their width, by the centerline radius, the curb 

radius the super elevation of the pavement, and the spacing of 

intersections.  

Urban thoroughfares permit automobile and transit use, pedestrian access, 

and building placements to coexist in close proximity because of the self-

reinforcing design of each component of infrastructure.  Sidewalk widths, 

landscape plantings, signage, curb type, travel-lane widths and their 

elevation, intersection spacing, and building setbacks integrate to cross 

“service” one another, allowing for seamless use by all forms of 

transportation, to a wide variety of uses. 

Suburban thoroughfares are designed to prioritize only automobile use.  

Separation of uses, buildings, and transportation infrastructure allow for the 

space necessary to circulate and park automobiles.  Because the 

thoroughfare is de-coupled from the development around it, engineering 

solutions can and do prioritize the ease and flow of traffic by enlarging curb 

radii, providing smoother grade changes (super elevation) of travel lanes 

from surrounding topography, and increasing distances between 

intersections.   

Urban Street

Suburban Street

a6.1
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Transportation Engineering: 
Why Design Matters 

Of all trips in Metro Areas: 

50% under 3 miles 
30% under 1 mile 
Of those under 1 mile two-thirds are by car 

Narrow lanes (up to 10ft) and lane  
eliminations reduce crashes 29% 
11ft lanes are designed for 70mph travel 

Pedestrians’ chances of death in auto 
accident with cars traveling: 

25 mph or less is less than 5% 
30 mph is 45% 
40 mph is 85% 
45 mph or more is 99% 

Residential Properties within 150’ of  
Bike Trails: 

Sell for an average of $8,800 more 

Commercial Properties on Pedestrian  
and Cycle Friendly Streets have: 

49% fewer vacancies 
49% increase in sales 

17
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Transportation Planning: Why Multi-Modal Matters

Bicycle Bus
Ride Hailing mobile phone applications such as Uber and Lyft offer a convenient 

alternative to driving and transit, however, the impact of their use does not 

alleviate the root cause of traffic congestion, ie: the space required to 

accommodate cars vs the number of people they transport.  The image above 

clearly illustrates the problem.  The same dilemma can be applied to the rapidly 

emerging technologies behind autonomous vehicles.  

City’s that do not plan for and provide transit, cycle and pedestrian supportive built 

environments will struggle to adequately provide the minimal services to generate 

the economic and social growth necessary to compete with City’s that do.  The 

solutions are well known and require ongoing and community wide planning to 

implement.  From zoning to incentives, the tools required to position a City to 

succeed are largely policy based and must be put into place before shovels turn the 

first dirt.   
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Transportation Engineering’s 
Unintended Consequences 

People based engineering solutions to the 

relationship between curb, travel lanes and sidewalk 

using context and transect based principles to 

integrate all needs.  Resulting development 

leverages the built environment to support 

commerce and business which encourages activation 

of the public realm. 

Storm water runoff engineering solutions to the same 

relationship ignoring context and the transect.  

Resulting development shuns the built environment 

discouraging commerce and business which 

eliminates public realm activity.   

19
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Transportation Engineering & Super Streets 

The latest in community destroying traffic solutions is the Super 

Street.  Designed as an at grade “interstate”, a Super Street’s main 

aim is the reduction of traffic turning conflicts, specifically the left 

turn.  Super Street design incorporates the principles of “grade 

separated” changes in direction through a series of “at-grade” 

maneuvers that stage the process of making a turn into separate 

actions.  Each action requires a single purpose expanse of asphalt, 

that when combined, alter the dimensions of the thoroughfare right-

of-way along the corridor dramatically in specific places.  This 

irregularity combined with restricted left turning movements at 

intersections discourages cross connectivity between opposites sides 

of the thoroughfare.  This is further amplified by the need to 

accommodate significant turning radii within the travel lanes, both for 

deceleration off the main flow of traffic to queue to turn left, and to 

accelerate into the main flow once a turn is completed down the 

corridor from the intersection itself.     

In suburban and semi developed rural conditions a Super Street is an 

effective and well thought out system for reducing accidents and 

increasing the traffic capacity of a corridor.  However, in urban 

settings there are alternative designs that achieve both while also 

permitting walkable mixed use development to occur.   

While not engineered in this way, NC - 7 suffers from similar 

connectivity restrictions because of the limited number of crossings 

to its south as a result of the Norfolk Southern Rail Corridor.  The 

surrounding street network is “clipped”, permitting few crossing 

movements for traffic and pedestrians on either side of the tracks.

a9.1
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Complete Streets: A Better Solution 

Complete Streets is an approach to street design 

representing the culmination of a decade of rethinking the 

way thoroughfares are engineered and delivered in the 

United States.  The ground work for the approach began with 

“Skinny Streets” and “Context Sensitive Design” principles 

developed as part of the Smart Growth, New Urbanism 

movements. Today Complete Streets is an evolving practice 

which seeks to blend optimal design standards based on 

neighborhood context with optimal design standards to 

accommodate all users within a Right of Way.  This means 

that the automobile is no longer the only determination of 

the form and function of a street.   

There is no singular formula for a Complete Street.  Design 

elements such as sidewalks, cycle lanes, bus ways, pedestrian 

crossings, narrow lane widths, landscaping, etc, are based on 

the needs of the community through which the street passes. 

Complete Streets foster more livable and accessible 

communities for a broad range of residents of all incomes, 

age and physical abilities.   

21
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Urban vs Suburban:  
A True Accounting of Cost 

The cost implications of how we build urban 

infrastructure and the impacts this has on the design 

and development of surrounding uses and buildings are 

substantial.   

The average single family house and its occupants (up 

to 75% of the building fabric of most towns and cities) 

costs on average over twice as much as small lot and 

multi family residences to service.  This is due primarily 

to the distances needing to be mitigated for first 

responders and other servicing needs and the lower 

number of users per linear foot of fixed infrastructure 

such as water and sewer. 

Most municipal zoning ordinances preclude much of 

the housing type that use to be common in towns and 

cities prior to WWII.  The “missing middle” has been 

the result of zoning and other exclusionary policies that 

have made it expensive or illegal to develop a variety of 

housing types.  The implications of the preponderance 

of lower density development in most towns and cities 

directly correlates with lower tax revenues per acre and 

many of the problems municipalities face in providing 

services to residents.    

a10
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Apples to Apples Comparisons 

The actual value, from an assessed tax perspective, for 

various types of development is often an eye opening 

experience for municipal officials and residents.  The 

common standard for assessing value is on a total acre 

basis.  This biases the results in favor of the largest 

properties.  Maps of assessed tax values when analyzed 

with this standard show that the highest performing 

properties almost always are located in the office parks, 

shopping malls, and retail power centers in suburban 

locations.  Large garden apartment complexes also fare 

well as do expensive large lot home subdivisions.   

However, when a more accurate per acre standard is 

applied the results change dramatically.  What becomes 

plainly visible is the hidden value and performance of the 

older traditional downtowns and neighborhoods in most 

communities.  Even if these are “undervalued” due to 

local economic conditions, they more often than not, still 

“out perform” the new, in demand, suburban product 

within the same market.  The graph to the right shows a 

blended average of tax generation per acre by product 

type for residential, commercial and mixed-use 

developments in across the United States and Canada.

Courtesy Urban3

a10.1
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Missing Middle Housing 

Prior to the 1940’s it was common place to find a blended 

arrangement of single family cottage homes, duplexs, triplexs, 

carriage houses, townhomes, small apartment homes and buildings, 

and live works of up to 40 units to the acre in the neighborhoods of 

our communities. These were more often than not also streetcar 

neighborhoods and today (even without the streetcar in most 

instances) they make up the most desirable neighborhoods in our 

towns and cities.   

Missing Middle Housing serves as an affective transition from the 

higher density and intensity of commercial and residential mixed use 

typically found along main corridors into single family 

neighborhoods.  The building types that make up Missing Middle are 

tolerant of proximity to commercial and retail buildings and by 

design effectively mitigate the potential conflicts associated with 

parking and hours of operation of non-residential uses. 

There are many challenges inherent in integrating this historic pattern 

of development in today’s communities.  The mix and densities run 

counter to the way zoning ordinances, the development community, 

and lenders have provided for housing for nearly 70 years.  An 

important policy change which should follow this study is to 

determine the viability of tax breaks for builders and zoning changes 

to City Ordinances.   

Courtesy Opticos
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Incremental Development  
(Original article can be found in “Public Square Journal”: Rob Steuteville 4.5.2017) 

The current development model takes money from the place where infrastructure 

and investment is already in place and sends it to places that require duplicating 

the vary same infrastructure and service anew.  Instead of recirculating money 

within existing neighborhoods it is more often than not extracted from them and 

sent to build new subdivision on greenfield sites.  Incremental development seeks 

to grow and enable opportunities for the entrepreneur to invest in existing 

neighborhoods once again.  

Demographic analysis forecasts that up to 75% of housing market demand over 

the next 13 years will be for rental units.  This means that the housing industry 

needs to be incentivized to build everything except single family homes, which is 

the default setting for most of the industry today, especially in Gaston County and 

Gastonia.  Missing Middle Housing, small commercial/live works, guest houses and 

ADUs (accessory dwelling units), represent housing that developers and builders 

need help to construct in order to satisfy the majority of demand in the coming 

decades.  It is this category of housing that requires zoning and entitlement 

regulatory reform to once again legalize traditional neighborhood development.

The role of finance is the major driver of many development decisions. But it is 

also just part of a statutory ecosystem of regulations that drives the scale of 

development today toward larger projects.  Consider what happens between 

financing and obtaining permits for a four unit development and a five unit one.   A 

four-unit building is a residential mortgage, similar to that for a single family house.  

It is completely different from five units.  Five units is a commercial loan with a 

commercial appraisal and thus much more complicated because of the different 

financing requirements imposed by lenders.  This all but shuts out the small builder 

and entrepreneur from participating in housing construction.  

a9
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Courtesy: Thompson Placemaking

On the regulatory side, many municipal zoning categories treat a four-plex as multi-family.  

From a rezoning standpoint, it’s the same as a 24-unit apartment building.  However, many 

municipalities may allow for duplexes and a guest house.  Thjs Study encourages the City to 

begin revising its zoning regulations to make projects like this as easy as single family 

residential subdivision in order to help small scale builders identify the redevelopment 

opportunities within the City and give them opportunities to start to build.  As they do the 

can graduate to larger projects and along the way build new businesses and job 

opportunities for local residents.   

The same method can be applied to commercial business opportunities beginning with 

market stalls (tents) and food trucks which incubate start ups at low cost while permitting 

owners to build clientele and visibility.  Neighborhood grown businesses such as these when 

successful eventually move into main street shopfronts. 

a10.3
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Full Spectrum Engineering “Development”

Existing Conditions 

Understand context, i.e.: past and present conditions relating to 

development, traffic, social change and public policies to agree on 

a vision. Identify advocates, individuals and groups, that will carry 

the vision forward as Master Planning and Ordinance efforts begin. 

Near Term 

Develop consensus and funding mechanisms to kick-start 

improvements that will leverage near term needs of the 

surrounding neighborhoods to enable change.  These can be 

tactical in nature to sanction behaviors that exist currently as 

unsanctioned, but which fill an unmet void.  Pilot projects are other 

examples to test concepts and provide the time needed to adjust 

to change.   

Long Term 

Maintain vision and flexibility to over time to nurture private sector 

development to implement the vision.  The actual physical changes 

to a Corridor can only occur if the health of the surrounding 

neighborhoods is made better and made resilient through policy 

and zoning changes that encourage “missing middle” housing 

development.  

26
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Existing Conditions Analysis 

The NC-7 Corridor reaches across several downtown Gaston County 

communities beginning east of downtown Belmont at Highway 74- 

Wilkinson Blvd, passing through Belmont, McAdenville, Lowell, and 

Ranlo before ending at Chester Street just north of downtown 

Gastonia.  For the purposes of this Study the analysis includes the 

segment of E. Gaston Ave that continues onward from the end of the 

official State designation, westward to its intersection once again with 

Highway 74-Franklin Blvd, just west of downtown Gastonia.  The 

Corridor is called different names as it runs through each community.  

Within the study area NC-7 is called E Ozark Ave. and Long Ave., and 

the addition west of the intersection of Chester St., called E Gaston 

Ave.  This stretch of roadway has three distinct characters.    

Ozark from New Hope Rd to the rail bridge is a commercial/industrial 

strip bisected by Interstate I-85.  Buildings that are present are close 

to the ROW.  While the developed character remains consistent the 

roadway does transition from a narrow 4 lane section to a wider 5 

lane section to the west of the I-85 Interchange heading toward 

downtown Gastonia.   

West of the railroad bridge the name changes to Long Ave.  Here the 

development becomes more sporadic, the buildings that remain are 

smaller in footprint and set back more from the ROW.  The design of 

the roadway of Long Ave, is decidedly more suburban in its super 

elevation, turn radii, lane widths, and centerline radii.  

As the NC-7 approaches Chester St the building development pattern 

mirrors the suburban character of the roadway.  Urban Renewal projects in 

the form of large municipal and County government complexes 

dominate, each with significant setbacks and buffered landscape 

treatments.    

At the intersections with Chester St and York St, the road section 

becomes a hybrid, with wider turn radii and lanes, but maintains a level 

elevation as it relates to abutting properties.  Here the remnants of what 

was once a Main Street environment remain. 

Heading west along Gaston Ave, the Corridor turns into a three and two 

lane roadway passing through a neighborhood of older mill homes.  The 

character is decidedly residential up to its intersection with US 74 Franklin 

St where a small commercial node feeds off of the retail and commercial 

development of Franklin St.   



Copyright 2017

Study Area 

The map shows the extent of the study 

area, building footprints along the 

corridor and the area thoroughfare 

network.   
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Surrounding Neighborhoods

Scruggs Street

Downtown

Flint Groves

Highland 
Community

Flint Groves
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Connectivity & Accessibility Analysis 

The NC - 7 Corridor passes through the heart of Gastonia while still 

managing to bypass significant parts.  The following maps show how 

the Corridor functions in terms of its connectivity to the surrounding 

network of streets.  The number of intersections a given street has 

with an overall network of streets is one measure of connectivity.  

Streets that have regularly spaced and numerous  

intersections with other streets that in turn also connect  

to a system with “reach” across a city offer high  

connectivity.  This is important for commerce and  

business, as well for providing access to services and  

amenities for residents who are serviced by the street. 

The NC - 7 Corridor has many intersections, however  

as the following maps show (b4 - b9), many of these  

intersections are with streets that are not connected  

directly or at all to the larger City network.  Fewer still  

cross NC - 7 after intersecting with it.  It can be argued  

that, technically the NC -7 Corridor today functions  

more as a by-pass for most of its route within the Study  

Area, akin to a long off ramp, tying I-85 with down- 

town Gastonia.   

The decline of the neighborhoods serviced by the Corridor are an 

indication of the lack of connectivity and accessibility.  The major 

reason for this is the rail corridor to the south.  The presence of many 

“unsanctioned” pedestrian trails on vacant properties which cross the 

tracks to access the neighborhoods and businesses in downtown 

Gastonia are a testament to the lack of adequate and convenient 

connections.  
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Intersection Density Map: Total Intersections on NC-7 
I-85

Franklin Blvd
Main Street

US-321

Norfolk Southern

NC-7
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Intersection Density Map: Total Crossings of NC-7
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I-85

Franklin Blvd
Main Street

US-321

Norfolk Southern
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Intersection Density Map: Total Crossings of NC-7 & NS Rail Line 
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I-85

Franklin Blvd
Main Street

US-321

Norfolk Southern
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Accessibility & Barriers Map
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Summary of Connectivity & Accessibility

Low Street Network 
Connectivity

Low Street Network 
Connectivity

Low Street Network 
Connectivity

High Street Network 
Connectivity

Government 
& Utility  

Campuses

I-85

Franklin Blvd
Main Street

US-321

Norfolk Southern
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Value Analysis 

One leading indicator of the health of a community is the assessed value of 

its properties.  The conventional method for this measure is to total the 

value of improvements in the form of buildings separate from the total 

acreage on which they sit.  This method has a built in bias that masks the 

value of the unbuilt asset of land while inflating the building and 

infrastructure assets.  In urban areas, where land is a finite commodity and 

generates many hidden costs relating to its servicing by the public, this 

method makes it impossible to compare one property’s performance with 

another because the formula skews the results toward larger properties that 

are predominantly in suburban locations.  The more accurate method 

measures property value on a per acre basis.  For example, on a total 

acreage basis it will most always be the case that the larger the property, the 

higher its assessed value.  However, suburban sites typically have high ratios 

of parking to building footprint.  The assessable asset (building) may have a 

high value, but when divided by the total acreage, (parking, buffers, and 

landscape) this value is often reduced substantially.  

When the analysis is performed on a per acre basis the representation of 

true value across a city is often surprising.  By comparing “apples to apples” 

so to speak the value equation becomes more apparent in that larger 

properties consisting of mostly parking and buffer spaces in suburban 

locations tend to be at par and in many instances under perform smaller 

properties in central city locations.  This holds true even if the central city 

locations are in declining neighborhoods and commercial centers.  In fact, 

small lot residential in center city locations routinely match or outperform on 

a per acre assessment large lot residential and strip retail pad sites in 

suburban locations.   
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Analyzing property on a per acre basis shows the hidden value of specific 

types of development, namely small lot residential and commercial property.  

Along the NC-7 Corridor the conventional analysis yielded expected results.  

The portion of the Corridor closest to I-85 had the highest values.  Larger 

properties and business zoning are reflected in the darker colors and higher 

peaks of the illustrations shown in b5 and b7.  However, when seen through 

the lens of a per acre analysis, the peaks and colors vanish.  The residential 

neighborhoods along the western stretch of the Study Area perform as well 

as the commercial properties on the eastern stretch.  What also becomes 

very clear is that a significant amount of property has no value at all.  The tax 

exempt government campuses and utility site along the central stretch of the 

1990’s redeveloped corridor provide no value in terms of contributing to the 

economic well being of the immediate neighborhoods.   

In similar communities that have experienced growth and redevelopment, it 

is neighborhoods and corridors such as NC - 7 that offer the greatest growth 

potential.  Providing the fundamentals of connectivity and access to 

residents and business would begin to kickstart the creation of value.  

Additionally, encouraging more development of small lot residential and 

commercial building types should be a prime consideration in any Land 

Development Ordinance and Comprehensive Plan update.  This would 

permit more people more opportunities to redevelop in place at the urban 

neighborhood scale by lowering the investment threshold barriers posed by 

larger scaled suburban building types.  Missing Middle Housing (a9) and the 

policies that encourage its development are critical to such efforts.  
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Market Analysis 

Anchored on either end by downtown Gastonia and Caromont Regional 

Medical Center, the NC 7 corridor is an evolving, but critical, connection for 

residents, employees, and visitors. As a means to determine a creative and 

achievable vision for the corridor’s future, a clear understanding of key 

demographic and economic shifts is vital.  

The area surrounding the NC-7 Corridor has grown by approximately 3,300 

people since the 2000 Census.  Although growth in the Study area has 

been slower than rates experienced in Gaston County and the greater 

Charlotte Region, new development has been constrained due to 

established land use patterns near the urban core of Gastonia and the lack 

of broad accessibility via road and highway.  As a result growth in the 

County has occurred more in the east in Belmont, Mt Holly and Cramerton 

which have easier access to Charlotte and larger tracts of undeveloped 

land. 

Population growth has been concentrated in two key demographics, 

Millennials and Baby Boomers.  Mimicking national trends, these age 

groups act as influencers of development patterns, largely based on 

preferences for where they live, work and recreate.  Residents in the 

Corridor are modest earners; more than 80% have annual household 

salaries less than $75,000.  
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Market Analysis (continued)

The corridor area represents a diverse economy of jobs, influenced by 

healthcare positions at Caromont Regional Medical Center, as well as 

Gaston County and City of Gastonia government positions located 

downtown. Jobs in these two sectors make up 30% of the total in the 

corridor area, and generally represent stable positions with higher than 

average wages. Approximately one-quarter of the people residing in the 

corridor area also work there.  

A market analysis was completed to define future potential for two sites 

along the corridor currently being targeted by Gaston County Economic 

Development. Formerly occupied by textile mills, these vacant sites offer a 

unique opportunity for development of new light industrial space with 

access to an interstate, specifically targeting users that have flexible 

building needs including offices, showrooms, or warehousing/distribution 

space.  

The inventory of flex industrial space in Gaston County is extremely limited. 

Further, much of the existing supply is obsolete and less competitive to 

today’s users. Leveraging the two target economic development sites along 

the NC 7 corridor would allow for development of modern flex buildings at 

a variety of scales and sizes. With sizes ranging from 3.5 to 5.5 acres, the 

dimensions of the two target sites are ample to allow for building 

configurations that meet the needs of a variety of potential tenants and 

complement land use patterns as the NC 7 corridor continues to grow and 

evolve in the future.  The full market report can be found in Appendix I.
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Study Approach 

To successfully craft a vision and prepare specific design 

recommendations for the NC - 7 Corridor this Study needed to take into 

account the Corridor’s existing conditions and its future potential.  The 

Team looked to historical precedent to determine the planning strategy 

best suited to the task.   

To develop a vital and resilient “address” for the neighborhoods along 

NC-7 and help spur improvements to them the approach selected 

focused on the function of the thoroughfare itself and its connectivity to 

Gastonia’s surrounding transportation network.  This approach emulates 

historical precedents of city and neighborhood planning employed in 

the 1920’s and 30’s in the United States.  Often, private developers and 

municipalities would extend infrastructure in the form of streets and 

avenues, and even transit such as trolleys and trains, into greenfields on 

the edges of communities in anticipation of and to guide new 

development.  It was common on the edge of a neighborhood and see 

finished streets, with sidewalks, street furniture and landscaping, along 

with trolley and transit stops in some instances, extending out into 

empty fields.  The designs of these streets set the tone for the character 

of the development that followed.  Most of the neighborhoods and 

Main Streets in todays cities and towns were developed in this manner 

as depicted by the promotional illustrated maps from the period.  

Dilworth, Myers Park, and Plaza Midwood, in Charlotte, are local 

examples.   

Upper East Side, Manhattan

Myers Park Street Car Stop, Charlotte

c1
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Study Approach (continued) 

It may appear to be a cart-before-the-horse 

approach, however, the end results speak 

for themselves even decades later.  The 

communities developed in this manner 

have remained highly desirable and valued 

in good times and have shown resiliency in 

bad times as they rebound and evolve with 

changing markets.   

NC-7 is not a greenfield; however, its 

context within Gastonia and the existing 

conditions which surround it function as a 

greenfield.  There are significant amounts 

of vacant land.  Some developed 

properties house vacant buildings.  

Properties that are developed and 

occupied range in type from urban 

industrial to strip commercial, from older 

mill cottage homes to suburban 

government office campuses, and 

churches.   

The combination of streets that make up 

NC-7 also change in design along the route 

from New Hope Rd in the east to Franklin 

Blvd in the west.  Over time some 

segments have been rebuilt, adding 

suburban engineering standards to their 

design.  The only unifying element is the 

Corridor’s State designation of NC-7 and 

the history of the neighborhoods along it.  

Park Avenue, New York City

Riverside Drive, New York City
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Study Approach (continued)

Approaching the Study Area as a “greenfield” did not 

prevent the Team from analyzing historical precedents of 

community development and redevelopment specific to the 

Corridor itself for guidance as to its past and future 

potential.   

The western zones, most of which are not officially 

designated as NC-7, are and have been predominantly 

residential.   The middle Zones directly opposite downtown 

Gastonia from the Norfolk Southern Rail Tracks were once 

part of downtown Gastonia.  Post Card images show a level 

of development equal to that along Main Street today.  The 

character of this area today has been completed altered 

from its previous self. The eastern Zones were industrial and 

remain so today although the number of businesses are 

fewer and the types of manufacturing different. 

The range of uses that once thrived along the Corridor point 

to a vital and active collection of urban, mixed use 

neighborhoods.  The Corridor’s location along the railroad, 

the most important transportation infrastructure of the time, 

indicates that the function of NC-7 was integral to the urban 

economy and social network of Gastonia.  This changed 

when the railroad corridor was trenched.  The reconstruction 

of the Corridor followed by the demolition and/or 

redevelopment of properties along it, which began to 

decline, changed the character of the area completely.  

Before Railroad Improvements

After Railroad Improvements

APPROACH 
& PROCESS c1
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Study Process

This Study proposes two important policy and investment 

strategies based on the planning principles described in 

Section (a) and base analysis in Section (b).  These are: 

1- Re-imagine and brand the NC-7 Corridor as Gastonia’s 

Other Main Street 

2- Re-connect by pedestrian ways, cycle ways and in some 

instance new and re-aligned thoroughfares, the north side 

of Gastonia with the South Side, across the Norfolk 

Southern Rail Corridor.   

Two Workshops were held during the Study to explain the 

techniques and principles involved with planning corridors, 

the approach selected, and to generate discussion and 

feedback from Stakeholders most impacted by the visions 

and plans that would be proposed.  Each Workshop 

concentrated on a specific component of the approach 

using an exercise to involve the Stakeholders as 

“planners”.  The first Workshop focused on transportation 

planning and thoroughfare design, using a “Paper Doll 

Exercise”.  Then second focused on development and 

redevelopment along the Corridor, using a “Chip Game 

Exercise”.  

Kick-off

Design

Workshop 1

Workshop 2  

Presentation

NC-7 PROJECT May 25 Jun July 10 Aug 24 Sept Oct 16 Nov-Dec Jan 16

Project Schedule

Workshop 1:  July 10th & 11th

Day 1
Evening:      Paper Doll - Meeting with Stakeholders to discuss street design 

Day 2 
Morning:      Meet with City & DOT Officials 

Workshop 2:  Aug 10th & 11th

Day 1
Evening:      Chip Game - Meet Stakeholders to discuss development  

Day 2 
Morning:      Meet with City & DOT Officials 

APPROACH 
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Paper Doll Exercise 
Workshop 1 introduced the Stakeholders to an exercise called 

the Paper Doll.  Participants divided into teams and assigned a 

section of the Corridor Right of Way along with strips of paper 

representing a component of infrastructure, from power line 

easements and sidewalks to street and cycle lanes, all at scale.  

The purpose of the exercise is to familiarize people with the 

intricacies of planning for and providing all the elements of 

thoroughfare design within the constraints of ROW’s.    

Faced with limited land area and a menu of desired 

improvements the Stakeholders had to prioritize those 

improvements they felt most important to the image and vitality 

of NC -7.  At the end of the exercise the Sections were 

discussed to list the elements the group agreed were priorities.  

The one all agreed on was the need to provide cycle lanes along 

the Corridor, followed closely by landscape and sidewalk 

improvements to specific stretches.   

The Team incorporated the list into a set of street sections 

showing proposed improvements to the Corridor, see Section 2.    
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Paper Doll Exercise (continued)
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Stakeholder Street Section Designs:  Cycle Lanes, Sidewalks, & Street Trees
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Chip Game Exercise 
Workshop 2 introduced the Stakeholders to an exercise called 

the Chip Game.  Participants divided into teams and assigned a 

menu of development options in the form of colored chips, each 

representing a different category of building, that they would 

place on a map of an area of the Corridor they were assigned.  

The purpose of the exercise is to familiarize the Stakeholders 

with the opportunities and constraints involving development 

and how differing uses can compliment or oppose one another.  

Faced with an opportunity to remedy perceived deficiencies in 

the local market the Stakeholders showed an eagerness to mix 

uses and increase densities.  Included in the menu of uses is 

open space.  Each group proposed significant parks and open 

space, incorporating greenways along specific rail lines and 

buffering others with linear parks.    

The Team incorporated the proposals into the designs of 

specific sections of the Corridor as well as for certain properties 

along the Corridor, see Chapters 1 and 3.    



Chip Game Exercise (continued)
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Stakeholder Land Use Plans:   

Mixed Use/Workplace to the east.   
Urban middle. 
Mixed Use/Residential to the west.

West Middle

East
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1.0SECTION

New 
Connections:

 “Gastonia’s 
other Main 

Street”
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Connecting Beyond the City 

At the City Sector scale, the NC-7 

Corridor provides an opportunity to re-

purpose adjoining rail infrastructure, 

Street R-O-W expansion, and vacant 

property assembly to extend the Carolina 

Thread Trail System.   The map illustrates 

the existing system in solid green, and 

this Corridor Study's proposal for 

extensions in dashed green.   

The extension within the purview of this 

study would link the eastern system, 

which is comprised of the South Fork Trail 

from Goat Island running toward Pilot 

Mountain, with the proposed Flint Groves 

Trail.  The Flint Groves Trail would 

connect with the existing Highland Rail 

Trail to the west as well as the proposed 

Green Line running along the south side 

of NC-7 in downtown Gastonia to 

terminate at Scruggs St Market.   

Branches of this system would connect 

parks of regional significance to the 

neighborhoods and businesses along 

NC-7.
Map Courtesy of www.CarolinaThreadTrailMap.org
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Connecting City & Neighborhoods: 
Parallel Street System - Downtown Loop 

One of the most important components for generating 

redevelopment is the availability of an interconnected 

street network.  The Study showed that the north side 

of NC-7 is highly disconnected from the greater 

Gastonia city street network.  In addition to limited 

crossings of the rail corridor, there is also an absence 

of east-west connections north of NC-7.    

This Corridor Study proposes that a parallel street 

system be developed incorporating existing street 

segments with new construction to create a continuous 

street running north of NC-7 from Modena to West 

Airline Ave. 

58

Red Segments denote street extensions and/or improvements vements
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Connecting to Invest in Growth 

The new parallel street would become the 

northern segment of a Downtown Loop which 

would encircle Franklin St, Main Street and NC-7.  

This would serve to identify the central core of 

Gastonia within which City redevelopment 

initiatives would be concentrated.  Identifying a 

broad zone such as this would also help to define 

specific initiatives for investment and revenue 

generation, and regulatory initiatives to spur 

growth such as Business Improvement Districts, 

Tax Increment Financing, Tax Deferment, Zoning 

Bonuses.  

59

Downtown Loop shown in Red.  NC-7, Main Street and Franklin Blvd shown Orange

Investment Zone

Orange
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Study Recommendations 

The NC-7 Corridor within this Study 

is recognized by the State as one 

designated roadway for official 

purposes.  However, in the day-to-

day experience and cumulative 

history of the residents of the 

adjoining neighborhoods and the 

citizens of greater Gastonia, the 

NC-7 Corridor represents many 

roadways.  It has three names along 

the stretch studied, each with its 

own character.  Prior to the 

trenching of the Norfolk Southern 

Railroad line through downtown 

Gastonia it had a fourth character 

which eroded over time as a result 

of the rail improvements and its 

impacts on adjacent properties.  For 

Urban Designers the existing 

context and history provide clues for 

how to approach a “re-think” of the 

Corridor and its reconnection 

opportunities. 

N
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EDC

EDC

Flint Groves Trial

Flint Groves Trial

Trail Side Business

NC-7 between New Hope Rd across I-85 to the rail bridge west of Modena is 
envisioned to be reactivated as a business corridor.  Unlike its historic industrial 
cotton mill past, the foundation for its contemporary revival should be based on 
businesses relevant to todays economy and the Corridor’s evolving role within 
Gastonia and the Greater Charlotte metropolitan area.  

The Corridor should also leverage existing infrastructure that can be re-purposed as 
conditions change.  Creative opportunities to better the quality of life of residents 
are more widely recognized today than ever.  The Study proposes one such 
opportunity which would dramatically add to the cultural and environmental assets 
of Gastonia while benefiting economic vitality as well.  N
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EDC

EDC

Flint Groves Trial

Trail Side Business

The Corridor’s contemporary economic revival should be based on light 
manufacturing and showroom/warehouse types of businesses.  The employment 
profile and business programming of such users support street frontage retail and 
are housed in building footprints that are adaptable to a wider array of tenants as 
companies relocate, or close.   

This Study undertook a market analysis to determine the demand side for such 
users.  See Appendix I.  Examples of such businesses are shown below for the two 
Gaston County Economic Development Commission sites located along the 
Corridor Study area.  See Chapter 3.1 pages 88 - 94.   
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EDC

EDC

Flint Groves Trial

Trail Side Business

The north side of NC-7 is envisioned to be redeveloped as a small business retail 
strip offering frontage on NC-7 and the proposed Flint Groves Trail.  The new Flint 
Groves Trial should be implemented once the single user currently activating the 
rail line ceases to do so.   

This Study proposes that the Flint Groves Trail connect to the existing Highland Rail 
Trail at NC-7 and Broad St to the west and extend from New Hope Rd to reach Pilot 
Mountain and the South Fork Trail to the east. 
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EDC

EDC

Flint Groves Trial

Trail Side Business

Flint Groves Trial

The north side of NC-7 is envisioned to be redeveloped as a small business retail 
strip offering frontage on NC-7 and the proposed Flint Groves Trail.  These “Trail 
Side” businesses would be similar to a stretch of commercial redevelopment in 
Travelers Rest NC, which has the identical situation of a narrow corridor of property 
fronted by a State Highway on one side and a rail corridor, repurposed as the 
Swamp Rabbit Trail. 
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Flint Groves Trail

Flint Groves Trail

The Green Line

1.12NC-7 west of Modena to Trenton Street is to be reactivated as a business corridor.  
The rail line trench and subsequent urban removal and redevelopment of property 
into suburban government campus sites diluted the vibrant and urban mix of 
businesses that once populated a significant amount of the frontage of NC-7.   

This Study proposes to re-introduce this exact mix of businesses and urban form to 
vacant and underutilized properties by creating connections which leverage the 
desirability of the location to encourage growth.  These connections include the 
continuation of the Flint Groves Trial to connect with The Highland Trial and the 
creation of a new Green Line running along the rail corridor to provide an attractive 
frontage for redevelopment and a pedestrian and cycle connection to FUSE. N
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Flint Groves TrailFlint Groves TrailF

1.13Connections from existing Trails to proposed trails will require traversing rail 
infrastructure.  The Study proposes that at key locations new and expanded 
pedestrian and cycle infrastructure be built.  
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Flint Groves Trail

Flint Groves Trail

Flint Groves Trail

1.14The Flint Groves Trail is proposed to continue along the repurposed rail line.  The 
topography will offer for a unique and compelling design before terminating at 
Broad St into the existing Highland Trail.

N
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The Green LineTh G

1.15The new proposed Green Line would run along the south side of NC-7 to soften 
the existing Norfolk Southern rail trench.  In places the current width of property 
between NC-7 and the Trench is sufficient to build park space.  The City would have 
to purchase property along the route as it becomes available.  See example photos 
below.   

Adjacent to Downtown the property width becomes too narrow to provide for any 
usable park space.  Along specific stretches where the width is inadequate the 
Study proposes purchasing into the slope of the trench up to 15 ft to extend the 
park.  See page 76.  A Rail Station would be built over the existing rail line to serve 
as the terminating station for light rail from Charlotte. N

CHAPTER 1.131.4.2cSECTION

Train StationTrain StationatiT i St ti



Copyright 2017

CHAPTER

69

FUSE

Scruggs St  Market

1.17

The stretch of NC-7 from Trenton St to Franklin St passes through a residential 
neighborhood.  Significant numbers of vacant lots and underutilized property are 
located along both sides of the Street.  Across the Norfolk Southern rail corridor the 
City is developing FUSE, an entertainment district which includes a new minor 
league baseball stadium.  

N
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FUSE

1.18

The FUSE District anchors the west end of Downtown Gastonia.  It’s proximity to the 
NC-7 Corridor provides a unique opportunity to anchor the west end of the 
Corridor Area with a project that leverages the significant investment being made 
across the rail tracks.   

The Study proposes to continue the Green Line westward to Trenton Street where it 
will terminate into a new public facility.  

N
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Scruggs St  Market

The Study proposes to anchor the west end of the Green Line with an open air 
market. The market would be programmable based on seasons, and events in the 
neighboring FUSE District.   

Scruggs Street Market would also serve to mitigate the Food Desert currently 
present on the north side of NC-7 and particularly acute in the Scruggs 
Neighborhood.  The opportunity to hold a weekly Farmers Market and provide 
space for food stalls and Food trucks will enable residents to sell produce as well as 
prepared foods.  In conjunction with events at FUSE the Market would serve as a 
spill over public space for entertainment pre and post game.  In addition to a 
farmers market the space would also be available for arts and crafts sales.

N
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1.21

The lack of existing connectivity across the rail tracks is made apparent by the 
improvised crossings worn into the ground by people making their way illegally 
across. Two such paths are visible in the photos above. 

The Study proposes sanctioning the crossings to make them safer.  An example of 
pedestrian crossings along major rail corridors can be found in Philadelphia.  Along 
the northeast corridor in downtown legal crossings are marked, lighted, and 
controlled by crossing arms to stop traffic for trains.  The rail line is heavily trafficked 
by freight and commuter rail users.   As part of the sanctioning of crossings a fence 
can be erected along the entire corridor through downtown. 

N
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Context is Everything 

All too often proposal requests for “Corridor Studies” are written with the 

intent of selecting cosmetic upgrades to beautify strip commercial 

development along streets and highways.  The resulting studies end up 

focusing on “unattractive” landscape elements.  However, most of these lay 

beyond the Right Of Way (R-O-W) leaving those interventions that can be 

made within the R-O-W to reset the existing image as best as possible in 

hopes that the long-term redevelopment of private property will take a cue 

from the facility upgrades and ultimately improve the character of the 

corridor itself. 

Widening sidewalks, burying overhead utilities, planting new landscape, 

installing new and improved street furniture and lighting are standard 

proposals.  These are important and costly.  For example, to fully makeover a 

single intersection with new landscape, hardscape, lighting/mast arms, traffic 

signals and signage can easily cost upwards of $1,000,000 or more, and this 

assumes all improvements can be made within the existing R-O-W.  Even 

minimal property purchases can significantly increase the cost.   

It would be reassuring to know that once paid for and constructed, such 

improvements would last long enough to make a difference toward 

improving the image of the NC-7 Corridor. 

For this reason, more effective corridor studies take into account the context 

in which proposed design changes are made.  Four fundamentals must be 

analyzed to properly determine context: 1) Adjoining Neighborhoods, 2) 

Transportation Engineering requirements, which dictate the appearance of a 

thoroughfare’s physical design and its role in handling local and regional traffic; 

3) Real Estate Market and 4) Zoning Policy, which generate the actual traffic 

patterns and dictate the character of the corridor that the road serves.  

These four factors influence the viability and durability of any visioning process 

and resulting plans.  Understanding, accommodating and changing, when 

needed, these underlying fundamentals are what permit the many possible 

combinations of Management, Policy and Design recommendations to 

succeed.  In the case of transportation corridor planning, using context to 

inform desired outcomes yields the staying power necessary to establish a new 

image, improve traffic performance, increase mobility options, and leverage 

development opportunities.   

The Streets and Roads of towns and cities were originally built to serve multiple 

functions.  First and foremost, streets and roads served to provide residents 

and visitors a way to find homes and business.  This was their initial and 

primary function: to establish addresses around which people organized and 

located the daily needs of life.   As more streets and roads were added they 

became the framework around which additional homes and business were 

built, creating the neighborhoods and downtowns of our towns and cities.  

Second, this system of streets and roads came to serve as the public realm of 

the community, the shared open space everyone used in their daily lives.  

Before the car became the primary means of transportation, streets and roads 

were a jumble of many modes of travel and a setting for many pastimes.
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In fact, most people today would be surprised to learn that streets and 

roads were treated more as the public extension of their homes and 

businesses than as a place to carry traffic.   

The car, a relative newcomer to the public space of towns and cities, was 

initially seen as an intruder into the culture and commerce of these 

outdoor spaces.   Finally, in larger towns and cities, as cars began to push 

out other means of travel and non-transportation uses, some Streets and 

Roads began to carry vehicular traffic through and across the community 

over greater distance, eventually taking on their current role as the traffic 

arteries we all know well.    

The need to carry “traffic” longer distances ended the first two functions of 

streets and roads and helped to usher in the segregated and “zoned” 

patterns of our communities, beginning in the years after World War II.  It’s 

hard to imagine today, looking at the shoulders and corridors along most 

of the streets and roads built since the late 1940’s, that these spaces used 

to be the predominant “open space” in most communities.   People lived 

much of their outdoor lives along streets and roads- just ask anyone over 

60 years of age.  Before the war, streets and roads were contextually 

planned and purposefully built with ample sidewalks and/or landscaping, 

pedestrian-scaled widths and easy access to adjoining destinations for 

people on foot and transit.  They were “shared space” by design, busy and 

bustling places serving many different needs, for a while even including the 

newly arrived car.  As cars became the predominant mode of 

transportation in towns and cities, and as zoning developed to cater more 

to the requirements of car accessibility, roads and streets were forced to 

adapt.  

This adaptation is reflected in the way streets and roads are now built, and how 

transportation engineers view their designs.  No longer is context the main 

determinant of design.  Instead, efficient motor vehicle movement is now the 

primary function of any street or road, with capacity determined by the number 

of vehicles that can travel in a given period of time.  The complexity of a system 

that developed over thousands of years has, in the past half-century, been 

completely reduced to reflect a hierarchy of simple attributes. 

Transportation engineering modeling generally uses three classifications of 

thoroughfare: arterials, collectors and locals.  In North Carolina this system is 

more precisely classified into freeways, expressways, boulevards, and major and 

minor roads.  Traffic flow, especially through or around potential points of 

congestion, is the main driver of street and road design.  The underlying goal for 

these designs is safety, and as a result, every new road -- whether in the country, 

the suburbs, or the city -- has similar design features.  The methodical nature of 

these standards is what has led to the generic look of much of our communities.  

This has begun to change recently with the advent of Context Sensitive Design 

principles.  Traffic flow and safety are well intentioned.  However, once safety is 

accounted for, there is confusion as to what the streets and roads in our 

communities are suppose to actually do for residents and visitors.  Are they there 

to encourage development, or to provide efficient and congestion free 

commuting.   
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Street Sections 

The following Street Sections balance several goals depending on the timing 

of their execution and the intent behind their implementation.  They should 

be considered as idealized, balancing the expressed desires of the 

Stakeholder Group’s input and the realities of existing street R-O-W’s, 

municipal budgets, and the processes of participating government agencies.   

For specific sections, where the Vision behind this Study intersects with key 

recommendations, the plans illustrate interventions that will require 

community engagement and planning that are necessarily beyond the scope 

of this Corridor Study.   This is the purpose of planning.  The measure of 

success for any plan should be based on the impact it has to change the 

status-quo through the presentation of well considered and impactful ideas 

that spur on-going and self-reinforcing cycles of planning, investments and 

improvements.   

In general the interventions illustrated by the various Sections aim to stay 

within existing R-O-W for those elements of their reconstruction that address 

the most pressing desires listed by the Stakeholders.  These are in order: 

Cycling, Sidewalks, and Landscape.   

Short-Term Interventions: 

This Study realizes that the existing Corridor has sufficient lanes and does 

not recommend any reduction or increase to their number along any section.  

By reducing individual lane widths for some sections cycle lanes, wider 

sidewalks, (or new sidewalks), and improved landscape can be 

accommodated.   

Mid-Term Interventions: 

This Study recommends undertaking a coordinated lighting and signage 

program for the Corridor that would be nuanced to reflect the various 

neighborhood(s) along it.  The Study also recommends that the City actively 

begin a program of property purchases along the Corridor to incubate 

business opportunities and invest in open space and civic projects such as 

the The Green Line and Scruggs St. Market 

Long-Term Interventions: 

This Study recommends the burial of all over-head utilities along the 

Corridor.  In specific sections, the plans recommend additional R-O-W 

purchase and the assembly of properties for open space needs.  As 

development begins along the Corridor public-private investments can be 

pursued to implement the larger vision presented by the Study.  The EDC 

sites represent such an example.  The redevelopment of the properties into 

office, showroom, flex-space buildings envisions a fronting parking lot that is 

designed as a slip street.  As re-development occurs on either side of the 

EDC sites, along the Section of the Corridor from N. New Hope Rd. to N. 

Broad St., the system of slip streets and parking can be extended.  The 

resulting section would offer a business street frontage for new development 

that would have controlled access onto the main NC-7 Corridor at 

designated signals.  As the Corridor redevelops and grows, traffic volumes 

will increase.  The design proposed would mitigate the increased traffic 

demand while retaining the character for the Corridor presented by the 

Vision. 
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N. New Hope Rd. to I-85
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I-85 to N. Broad St.
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Transition Condition from Modena to N. Broad St.
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N. Broad St. to N. Marietta St.
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Copyright 2017

1.0CHAPTER 2.5CHAPTER

81

N. Marietta St. to N. Morris St.
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Copyright 2017

1.0CHAPTER 2.8CHAPTER

82

N. Marietta St. to N. Morris St. - With Green Line

SECTION2.2.4a
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N. Marietta St. to N. York St. - With Transit
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N. Marietta St. to N. York St. - With Transit
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N. Marietta St. to N. Chester St: With Rail Station
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Water Treatment Plant

SECTION 2.2.5
The proposed rhythm of street trees established 
within the corridor master plan should be continued 
along the blocks in front of the water treatment 
facility for consistency.  The planting zone between 
the vehicular travel lanes and the sidewalk 
environment should be reduced to the minimum 
recommended width of 8’, which still maintains a 
comfortable buffer and provides ample root space 
for willow oaks, or other similar large canopy trees.  

On the other side of the 8’ sidewalk zone, we 
recommend a solid brick wall to screen the facility 
structures, as there is not adequate width to grow 
large evergreen screening trees in this space.  This 
wall would ideally be 6 to 7 feet in height, with 
columns and architectural detailing to break up the 
mass.  Landscape up-lighting can be used at the 
base of each wall column for added architectural 
interest.  

The planting area in front of the wall, which varies 
between 0 and 8 feet in width, should be planted 
with a mass of low-maintenance flowering 
groundcover, such as daylilies.
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N. Morris St. to W. Franklin Blvd

SECTION 2.2.6
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Illustrative Planning: Filling in the Gaps 

This Corridor Study recommends a bold proposal to significantly 

upgrade NC-7’s role within Gastonia.  No longer should it be an 

“exit” from I-85 serving as a long “off-ramp” to downtown.  No 

longer should it be the way into Gastonia everyone feels hesitant 

to direct visitors to.  Instead it should be the City’s Other Main 

Street.  The Gateway that takes visitors and residents alike into 

the heart of the City and, conversely, out into the country.   It 

should set the tone and image of the City as a vital and diverse 

community of commerce and people.   

To that end the illustrative plans prepared represent the 

fulfillment of the Vision through one comprehensive set of 

possible outcomes.  The plan set does not represent the only 

option for development, it represents a “first take”, based on 

the principles and techniques employed by this Corridor Study, 

the analysis and observations undertaken by the Team, and the 

input of the Stakeholder Group, the City, the EDC, and involved 

agencies.   In the months and years to come, as champions are 

identified, sources of funding arranged, and specific projects 

engaged, detailed planning and associated rezonings will need 

to be undertaken based on the illustrative plans provided by this 

Corridor Study.   

The Team was compelled to illustrate the entirety of the Corridor 

in order to properly show the impacts of the three Categories of 

intervention and their associated recommendations.  The most 

advanced of the plans shown are for the EDC’s sites.  These were 

prepared in detail to kick-start development along the Corridor 

and build momentum for the Vision behind this Study.  The 

balance of the Plan Sheets depict one option of how the Corridor 

can redevelop.  Each illustrates building footprints, open spaces, 

parking and service areas, landscape treatments, civic sites, cycle 

lanes in orange and transit opportunities (lines and stations) in 

blue.  Key areas along the Corridor are rendered with bird’s eye 

images to establish the character.   

The process of “filling-in-the-gaps”, as illustrated by the Plan 

Sheets, reveals how specific ideas as depicted in Street Sections, 

and general plans of the Study Area and immediate surroundings, 

modify to take into account existing conditions on the ground 

before achieving their optimum configuration at some future date 

when plans are fully realized.  One example of this can be seen in 

the difference between a street section which shows cycle lanes on 

both sides of the street and the illustrative Plan Sheet, which may 

show one lane on the street and another on a nearby Thread Trail.   

The intent of keeping the differences documented is to call out the 

need to be flexible as projects are phased in over time, but also 

committed to their final outcome as established by the Vision.  
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Plan Sheet A: Mixed Commercial Main Street & Trail Side Businesses

The stretch of the NC-7 Corridor between New Hope Rd and the rail bridge just west of 
Modena has historically been an employment corridor, starting as a center for the mill 
industry at the turn of the century, serviced by rail, the transportation technology of its time.  
This Study seeks to re-establish an employment base, founded on contemporary business 
needs and transportation, both based on alternatives.  The blue line in the plan illustrates 
possible transit, with station locations circled.  The orange lines represent cycle routes and 
paths, some using the alignment of a historic rail line which, in the coming years, may be 
decommissioned.  This Study recommends re-purposing the line for cycle paths and 
pedestrian ways.     

The two EDC Sites, shown in red, would kick-start the redevelopment of the Corridor 
focusing on flex-showroom space, mixing retail and commercial uses with light 
manufacturing and warehousing. 

A

B

The building sizes and program flexibility will permit the Corridor to evolve with the 
market.  The opposite side of the street, in orange, takes advantage of its address on 
NC-7 and a new address off the proposed Flint Groves Trail to provide locations for local 
residents and the existing property owners along the Corridor to establish businesses.  
These would service the needs of adjoining neighborhoods as well as for the users of 
what is to become an extensive County wide trail system, one that this Study 
recommends connecting to and adding to. 

This Study recommends that both options A and B for rebuilding of the I-85 interchange 
with NC-7 include cycle and greenway infrastructure, and if Option B is selected, that 
redevelopment of the existing half-clover set aside land for new buildings to front, as 
much as possible, NC-7 to better physically connect the two sides of the Interstate. 
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EDC Development & Flint Groves Trail: NC-7 - East Ozark Avenue

3.1.1SECTION



Copyright 2017
92

3.1.2SECTION

Plan Sheet B: Redevelop NC-7 Frontage as part of Downtown

The stretch from the rail bridge to Trenton Street historically traversed the northern part of 
downtown Gastonia.  The rail trench and urban renewal projects of the previous 40 years 
changed the look and economy of this part of the Corridor completely.  This Study 
proposes to re-introduce the urban economy and character that once thrived there.     

This Study proposes to redevelop properties north of NC-7 and to reconnect them to 
Downtown Gastonia by capping the Norfolk Southern Rail Corridor between N Chester and 
N York Streets.  The Cap would serve as the site for a new City Rail Station, the terminus 
station for light rail out of Charlotte, and a stop for Amtrak service.  Across N York St from 
the new Station on the south side of the Rail Corridor would be the City’s Multi Modal 
station.  Together the complex would become the transit hub of the City and the keystone 
development re-uniting NC-7 and the neighborhoods along it to Downtown Gastonia. 

The proximity to the Rail Station will put pressure on the existing campus style buildings 
for County and City Government to take better account of the significant setbacks and 
buffers currently in place.  These are prime sites for liner building development.  The new 
buildings would bring commercial space to the sidewalk, enabling a proper downtown 
streetscape to be developed increasing pedestrian use.  The development would also 
begin to generate new property tax revenue for the City and County. 

N
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Central Station & Main St Redevelopment: NC-7 - US 321 Downtown.

3.1.2SECTION
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3.1.3SECTION

Plan Sheet C: Fusing FUSE with NC-7 & Incremental Development

N

From Trenton Street to the Norfolk Southern Bridge, NC-7 passes through the Scruggs St 
Neighborhood.  This Study proposes a slow re-birth of the neighborhood, through housing 
tax credits for rehabilitation and new construction, and zoning updates and density bonus 
incentives aimed at incrementally adding housing variety and new residents (See missing 
middle housing).   

The anchor for the rebirth would be the Scruggs Street Market.   This open air facility would 
be programmed for weekly arts and crafts markets, farmers markets, food stalls, and food 
truck festivals to coincide with games and events at FUSE.   

The primary focus would be to incubate neighborhood businesses, especially in the food 
services sector to begin the incremental establishment of healthy food choices that would 
eventually lead to the development of a full service grocery store in the area.  Incremental 
development is a staged process of introducing business and building programs that are 
supportive of the local economy.  They anticipate growth and redevelopment over time 
until a mature economic condition is realized, one in which the local residents generate 
and benefit from the growth that occurs. (See Incremental Development) 
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Scruggs Street Market and FUSE: NC-7 - Gaston Ave.

3.1.3SECTION
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SecMixed Commercial Street 

The stretch of NC - 7 closest to I-85 offers a significant 

redevelopment opportunity that takes advantage of the 

regional access provided by the interstate.   

The Gaston County Economic Development Commission 

targeted two properties for redevelopment as part of this 

Corridor Study.  The Team prepared a Market Analysis to 

determine the viability of a particular type of use 

categorized as Flex/Showroom Business.  The types of 

spaces tenants in this category of business typically look for 

are ones that offer a retail/office component in the front with 

light industrial/manufacturing in the rear.  Such buildings 

and the uses they house provide two very important 

ingredients in keeping with the Study’s Vision for the 

Corridor.  First, the frontages are activated with retail/office 

space.  This creates a vibrant street unlike large single 

purpose industrial buildings with blank facades.  Second, 

the light manufacturing generates higher paying jobs than 

typically associated with general retail.   

The property configurations for the sites selected are typical 

for most of the properties along this stretch of the Corridor.  

The Site Plans prepared will serve as a template for future 

redevelopment opportunities in keeping with the Study’s 

vision.

96

Existing Conditions Proposed Development

3.2SECTION
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Site 1: Initial Phase 

3.2.1SECTION

N
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Site 1: Follow up Phases 

3.2.1SECTION

N
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Retail/office/showroom Frontage 

3.2.1SECTION

N
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Site 2: Initial Phase 

3.2.2SECTION
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Site 2: Follow up Phases 

3.2.2SECTION
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Retail/office/showroom Frontage 

3.2.2SECTION
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3.3SECTION

Trail Side Businesses  

EDC: Site 1
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3.3.1SECTION

Trail Side Businesses: Frontage along Proposed Flint Groves Trail  
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SECTION

Restoring Employment to the Corridor: I-85 to Modena St 

EDC: Site 2

3.4
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SECTION

Restoring a Employment to the Corridor: Modena to N. Broad St 

3.4
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3.5SECTION

Connecting Downtown to NC-7 



Copyright 2017
108

N

SECTION

Connecting Downtown to NC-7: Central Transit Station CAP 

3.5.1

Central  
Transit  
Station
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Connecting Downtown to NC-7: Liner Buildings  

3.5.2SECTION
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3.6SECTION

Scruggs Street Market & FUSE  

FUSE

Scruggs St. Market



Copyright 2017
111

3.6.1SECTION

Scruggs Street Market 
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3.7SECTION

Scruggs St Neighborhood Infill 
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SECTION 3.7.1
Scruggs St Neighborhood Infill: Missing Middle Housing 
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4.0SECTION
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Next Steps:

“From Plan to 
Reality”
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4.1SECTION

Implementing the Vision 

This Corridor Study identifies New Connections, Street Improvements, and 

Redevelopment Plans as the three categories of intervention required to 

re-position NC-7 to become Gastonia’s other Main Street.  The 

recommendations assigned to each of the three categories call attention to 

opportunities for collective public and private sector participation in order 

to carry the plans to reality.   

The starting point for all such actions, however, is citizen involvement.  Full 

Spectrum Community Development requires a robust discussion of 

complex issues to make certain near-term actions to improve a condition 

do not become obstacles to the long-term success of the actions.  Only 

through a robust community outreach campaign anchored to ongoing 

planning efforts can successful redevelopment be realized.  The intent of 

this Corridor Study is to kick-start this process by prioritizing the many 

interventions described in the Document into a time line of near-term and 

long-term actions.  It is anticipated that the time line proposed will 

undergo adjustment once community involvement begins and detailed 

planning and implementation are engaged. 

Two scales are used to compile the interventions: the Sector and the 

Corridor.  The Sector scale identifies those interventions that establish 

connectivity beyond the Corridor study area.  The Corridor scale identifies 

interventions along NC-7.  Taken together this approach aims to connect 

the NC-7 Corridor with the surrounding region to insure the ongoing 

resiliency and success of both. 

Sector Interventions

Corridor Interventions

N
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4.2SECTION

South Fork 
River

South Fork 
Trail

Spencer  
Mountain

George
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Park 
South Fork 

Trail Ext.

Spencer  
Mountain 

Trail

Flint  
Groves 

Trail

Rankin Lake 
Park

Flyer 
Park

Highland Rail 
Trail

Highland Rail 
Trail

Sims  
Park

Highland Rail 
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Downtown Loop

Franklin Blvd

I-85

New Hope Rd
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Franklin Square

Eastridge

Hospital

Norfolk Southern 
 Rail Line
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Lowell
Green Line

NC-7

N

FUSE

Erwin  
Park

Center City  
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Creek 
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Sector Interventions
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SECTION

South Fork 
River

South Fork 
Trail

Spencer  
Mountain

George
Poston  
Park 

South Fork 
Trail Ext.

Spencer  
Mountain 

Trail

Franklin Blvd

I-85

Franklin Square

Eastridge

Hospital

Norfolk Southern 
Rail Line

Transit Line Option 1

Transit Line Option 2

Lowell

NC-7

N

SI-1:  Sector Interventions 

4.2.1
SI-1.1:  Thread Trail Planning 
Coordinate between agencies to add to the County’s Thread  
Trail System by identifying properties and R-O-W to connect the NC-7 
Corridor eastward to 

SI-1.1.1  George Poston Park, Spencer Mountain, and the existing 
South Fork Trail. The new trail would be the Spencer 
Mountain Trail and would tie into the Flint Groves Trail that 
is proposed by this Study. 

SI-1.2  Transit Planning 
Coordinate between agencies in Gaston and Mecklenburg Counties to 
identify the western CATS route from Charlotte Douglas Airport into 
Gaston County and Gastonia.  There are only two viable options for 
such a link.  Both would incorporate US-74 and the existing Norfolk 
Southern Rail Corridor to different degrees.  Both would terminate in 
Downtown Gastonia at the proposed City Rail Station.   

SI-1.2.1  Option 1 would bring the CATS line off the Norfolk 
Southern Corridor just west of Cramerton at its current 
crossing with US-74 and run the line along the US-74, 
servicing Franklin Square and Eastridge.  (See SI-2 for 
continuation of routing).  

SI-1.2.2  Option 2 would run the CATS line along the Norfolk 
Southern Corridor servicing downtown Lowell, the Hospital 
area, and redevelopment of the NC-7 Corridor. 

S1-1.2.1

S1-1.2.2 S1-1.1.1
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SECTION

 SI-2: Sector Interventions

Highland Rail 
Trail

Downtown LoopFranklin Blvd

US 321

Transit Line  
Option 1

NC-7
N

FUSE

Center City  
Gastonia

Norfolk  
Southern 
Rail Line

4.2.2
SI-2.1:  Thread Trail Planning 
Coordinate between agencies to add to the County’s Thread  
Trail System by identifying properties and R-O-W to: 

SI-2.1.1  Connect the proposed Flint Groves Trail with the existing  
Highland Trail running through downtown Gastonia.   

SI-2.2:  Transit Planning 
Coordinate between agencies in Gaston and Mecklenburg Counties to 
identify the western CATS route from Charlotte Douglas Airport into 
Gaston County and Gastonia.  There are only two viable options for 
such a link.  Both would incorporate US-74 and the existing Norfolk 
Southern Rail Corridor to different degrees.  Both would terminate in 
Downtown Gastonia at the proposed City Rail Station.   

SI-2.2.1  Option 1 would continue routing CATS along US-74 until it 
reaches the intersection of Franklin Blvd and Avon Street.  
There it would move off the corridor along rebuilt, existing 
rail lines to meet with the Norfolk Southern Rail Corridor 
again, and terminate at City’s new Rail Station. 

SI-2.3:  Street Planning 
Map and plan for Downtown Loop. 

SI-2.3.1  Coordinate between agencies to identify and prioritize 
intersection improvements at Craig Ave, Thomas St., and 
Franklin Blvd as part of the “Downtown Loop”. 

SI-2.3.2  Re-align Trenton Street across Franklin Blvd from FUSE to 
intersect with West 2nd Street at the existing intersection 
with Trenton St., (southern section of Downtown Loop) 

S1-2.1.1

S1-2.2.1

S1-2.3.1

S1-2.3.2
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Flint  
Groves 

Trail

Rankin Lake 
Park

Flyer 
Park

Highland  
Rail 
Trail

Sims  
Park

Highland Rail 
Trail Ext.

I-85

US 321

NC-7

N

Erwin  
Park

Kaglor 
Creek 
Trail

SI-3: Sector Interventions 

4.2.3
SI-3.1:  Thread Trail Planning 
Coordinate between agencies to add to the County’s Thread  
Trail System by identifying properties and R-O-W to: 

SI-3.1.1  Connect the proposed Flint Groves Trail with the existing 
Highland Trail heading north to Sims Park.   

SI-3.1.2  Extend Highland Trail to Rankin Lake and Flyer Parks.    

SI-3.1.3  Create Trail along Kaglor Creek to connect Scruggs St 
Neighborhood/Scruggs St Market and FUSE with Rankin 
Lake and Flyer Parks.  

SI-3.2:  Street Planning 
Map and plan for Southern leg of Downtown Loop. 

SI-3.2.1  Coordinate between agencies to engineer a new Modena 
St Intersection with NC-7, involving a connection to E Park 
Ave, and extension of Craig Ave across the Norfolk 
Southern Rail Line. 

SI-3.2.2  Extend E Walnut Ave east at its terminus with Beacon St 
across creek to connect back to E Park Ave. 

SI-3.2.3  Extend E Walnut at its termination with N Broad St west 
acres Highland Rail Trail to E Walnut and N Oakland St 
intersection.   

SI-3.2.4  Extend W Walnut at its termination with N York St across to 
N Chester (US 321) via a re-aligned W Rankin Ave and re 
design the existing Y Intersection into a round-a-bout. 

FUSE/
Scruggs St 

Market

S1-3.1.1

S1-3.1.2

S1-3.1.2

S1-3.2.1

S1-3.2.2

S1-3.2.3

S1-3.2.4
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Flint  
Groves 

Trail

Rankin Lake 
Park

Flyer 
Park

Highland Rail 
Trail

Sims  
Park

Highland Rail 
Trail Ext.

I-85

US 321

NC-7

N

Erwin  
Park

Kaglor 
Creek 
Trail

SI-3: Sector Interventions (continued)

4.2.3
SI-3.2.5  Extend W Rankin Ave west from its termination at N Ranson 

St across the new Kaglor Creek Trail to a new intersection 
with W Walnut Ave. 

FUSE/
Scruggs St 

Market

S1-3.2.5
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CI-1

CI-2

CI-3 CI-4 CI-5

CI-6

Corridor Interventions

N
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N

Flint  
Groves 

Trail

I-85
NC-7

US 321

Spencer  
Mountain 

Trail

Highland  
Rail Trail

Highland Rail 
Trail

Downtown Loop
Franklin Blvd

New Hope Rd

Transit Line Option 1
Green Line

NC-7

FUSE

Center City  
Gastonia

Kaglor Creek 
Trail

Norfolk  
Southern  
Rail Line

Transit Line  
Option 2

Linwood Rd

Corridor Interventions: Summary

SECTION 4.3.1
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SECTION

CI-1:  Corridor Interventions

4.3.2
CI-1.1:  Thread Trail Planning 
Coordinate between agencies to add to the County’s Thread  
Trail System by identifying properties and R-O-W to: 

     CI-1.1.1  Develop Flint Groves Trail once rail line is decommissioned 
to connect to proposed Spencer Mountain Trail to the east. 

CI-1.2:  Transit Planning 
Coordinate between agencies in Gaston and Mecklenburg Counties to 
identify the western CATS route from Charlotte Douglas Airport into 
Gaston County and Gastonia.  There are only two viable options for 
such a link.  Both would incorporate US-74 and the existing Norfolk 
Southern Rail Corridor to different degrees.  Both would terminate in 
Downtown Gastonia at the proposed City Rail Station.   

     CI-1.2.1  Option 2 would continue routing CATS along the Norfolk 
Southern Rail Corridor terminating at City’s new Rail Station. 
One station is proposed at current terminus of Lane 3 
Street. 

CI-1.3:  Street & Cycle Planning 
Plan for improvements to NC-7 based on Street Sections illustrated in 
Section 2.2. 

     CI-1.3.1  Prepare cycle master plan to connect cycle lanes along 
NC-7 with adjacent street and Thread Trail Infrastructure.  

     CI-1.3.2  Connect adjoining parking to form “slip-street” condition 
along NC-7 

CI-1.1.1

CI-1.2.1 CI-1.3.1 CI-1.3.2
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SECTION

CI-2:  Corridor Interventions

4.3.3
CI-2.1:  Thread Trail Planning 
Coordinate between agencies to add to the County’s Thread  
Trail System by identifying properties and R-O-W to: 

     CI-2.1.1  Develop Flint Groves Trail once rail line is decommissioned 
to connect across I-85 to Modena St. 

CI-2.2:  Transit Planning 
Coordinate between agencies in Gaston and Mecklenburg Counties to 
identify the western CATS route from Charlotte Douglas Airport into 
Gaston County and Gastonia.  There are only two viable options for 
such a link.  Both would incorporate US-74 and the existing Norfolk 
Southern Rail Corridor to different degrees.  Both would terminate in 
Downtown Gastonia at the proposed City Rail Station.   

     CI-2.2.1  Option 2 would continue routing CATS along the Norfolk 
Southern Rail Corridor terminating at City’s new Rail Station. 
One station is proposed at the realigned Modena St 
intersection with the Norfolk Southern Corridor.

CI-2.3:  Street & Cycle Planning 
Plan for improvements to NC-7 based on Street Sections illustrated in 
Section 2.2. 

     CI-2.3.1  Prepare cycle master plan to connect cycle lanes along 
NC-7 with adjacent street and Thread Trail Infrastructure.  

CI-2.1.1

CI-2.2.1

CI-2.3.1
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SECTION

CI-2:  Corridor Interventions

4.3.3
  CI-2.3.2  Consolidate street crossings of Rail Corridor by re-engineering 

                    and re-building Modena Street to cross NC-7 and Rail line.  

  a) Re-align across NC-7 and rail corridor to intersect with re- 
                    aligned extension of Craig Ave.  Re-align Ann St to intersect 
                    Craig Ave extension at 90 degrees. 

    b) Re-align E Park Ave. and close portion at existing Modena St 
                    intersection to NC-7.  R-aligned E Park Ave to become part of 
                    downtown loop.  Existing Modena St to be re-aligned to 
                    intersect new downtown loop at 90 degrees. 

 c) Existing E Park Ave at NC-7 to be re-aligned to serve as 
                    secondary access to properties facing onto NC-7 

    d) Provide “right only” turn from NC-7 to downtown loop and 
                    create public square within new street intersection.

Existing Street

Proposed Street

Closed Street

Public Square

a

bc
d

N
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SECTION

CI-3:  Corridor Interventions

4.3.4
CI-3.1:  Thread Trail Planning 
Coordinate between agencies to add to the County’s Thread  
Trail System by identifying properties and R-O-W to: 

     CI-3.1.1  Develop Flint Groves Trail once rail line is decommissioned 
to connect under NC-7 and the Norfolk Southern Rail 
Corridor to terminate at the Highland Rail Trail at 
intersection of N. Broad and NC-7. 

CI-3.2:  Transit Planning 
Coordinate between agencies in Gaston and Mecklenburg Counties to 
identify the western CATS route from Charlotte Douglas Airport into 
Gaston County and Gastonia.  There are only two viable options for 
such a link.  Both would incorporate US-74 and the existing Norfolk 
Southern Rail Corridor to different degrees.  Both would terminate in 
Downtown Gastonia at the proposed City Rail Station.   

     CI-3.2.1   Option 2 would continue routing CATS along the Norfolk 
Southern Rail Corridor terminating at City’s new Rail 
Station. One station is proposed directly across from N. 
Morehead St. along the Rail Corridor which would be 
accessed by the Flint Groves Trail Pedestrian Bridge over 
the Rail Corridor to N. Broad St.  

CI-3.3:  Street & Cycle Planning 
Plan for improvements to NC-7 based on Street Sections illustrated in 
Section 2.2. 

     CI-3.3.1  Prepare cycle master plan to connect cycle lanes along 
NC-7 with adjacent street and Thread Trail Infrastructure.  

CI-3.1.1

CI-3.2.1

CI-3.3.1
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SECTION

CI-4:  Corridor Interventions

4.3.5
CI-4.1:  Thread Trail Planning 
Coordinate between agencies to add to the County’s Thread  
Trail System by identifying properties and R-O-W to: 

     CI-4.1.1  Develop “Green Line” running parallel to Norfolk Southern 
rail corridor from Flint Groves Trail at intersection of NC-7 
and N Broad, west to proposed City Rail Station

CI-4.2:  Transit Planning 
Coordinate between agencies in Gaston and Mecklenburg Counties to 
identify the western CATS route from Charlotte Douglas Airport into 
Gaston County and Gastonia.  There are only two viable options for 
such a link.  Both would incorporate US-74 and the existing Norfolk 
Southern Rail Corridor to different degrees.  Both would terminate in 
Downtown Gastonia at the proposed City Rail Station.   

     CI-4.2.1   Cap Rail Trench between N York and N Chester to develop 
the City Rail Station.  Provide access for CATS trains into 
Station on overhead bridges built on land reclaimed from 
Norfolk Southern Trench.  See Street Sections illustrated in 
Section 2.2 

     CI-4.2.2   Build Intermodal bus station across from Train Station.

CI-4.3:  Street & Cycle Planning 
Plan for improvements to NC-7 based on Street Sections illustrated in 
Section 2.2. 

     CI-4.3.1  Prepare cycle master plan to connect cycle lanes along 
NC-7 with adjacent streets. 

CI-4.1.1 CI-4.2.1CI-4.2.2

CI-4.3.1
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SECTION

CI-5:  Corridor Interventions

4.3.6
CI-5.1:  Thread Trail Planning 
Coordinate between agencies to add to the County’s Thread  
Trail System by identifying properties and R-O-W to: 

     CI-5.1.1  Continue “Green Line” running parallel to Norfolk Southern 
rail corridor to Scruggs Street Market.

CI-5.2:  Street & Cycle Planning 
Plan for improvements to NC-7 based on Street Sections illustrated in 
Section 2.2. 

     CI-5.2.1  Prepare cycle master plan to connect cycle lanes along 
NC-7 with adjacent streets and into FUSE. 

CI-5.3:  Pedestrian Planning 
Plan for improvements to NC-7 based on Street Sections illustrated in 
Section 2.2. 

     CI-5.3.1  Build a sanctioned pedestrian crossing of the Norfolk 
Southern Rail Corridor at N Highland St at its terminus on 
NC-7, to connect across the rail lines to N Highland St on 
the south side of tracks.  See Section 1.4.3(c) 

     CI-5.3.2  Build a sanctioned pedestrian and cycle crossing of the 
Norfolk Southern Rail Corridor at N. Ransom St at its 
terminus on NC-7, to connect across the rail lines to N 
Liberty St on the south side of tracks.  See Section 1.4.3(c)

CI-5.1.1

CI-5.2.1 CI-5.3.1

CI-5.3.2
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CI-6:  Corridor Interventions

4.3.7
CI-6.1:  Thread Trail Planning 
Coordinate between agencies to add to the County’s Thread  
Trail System by identifying properties and R-O-W to: 

     CI-6.1.1  Continue “Green Line” along NC-7 as a designation not as 
a separate facility, in order to pass under existing Norfolk 
Southern Rail Bridge to connect with existing Highland Rail 
Trail.  

CI-6.2:  Street & Cycle Planning 
Plan for improvements to NC-7 based on Street Sections illustrated in 
Section 2.2. 

     CI-6.2.1  Prepare cycle master plan to connect cycle lanes along 
NC-7 with adjacent streets and into FUSE. 

CI-6.3:  Pedestrian Planning 
Plan for improvements to NC-7 based on Street Sections illustrated in 
Section 2.2. 

     CI-6.3.1  Build a sanctioned pedestrian crossing of the Norfolk 
Southern Rail Corridor at N Firestone St at its terminus on 
W Airline St, to connect across the rail lines to N Firestone 
St on the south side of tracks.  See Section 1.4.3(c) 

CI-6.1.1

CI-6.2.1

CI-6.3.1
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Stormwater Funding Source 

North Carolina's Clean Water Management Trust Fund (CWMTF) was 
established by the General Assembly in 1996 and issues grants to local 
governments, state agencies and conservation non-profits to help finance 
projects that specifically address water pollution problems. CWMTF 
typically funds projects meeting one of several of the following criteria: (1) 
enhance or restore degraded waters, (2) protect unpolluted waters, (3) 
contribute toward a network of riparian buffers and greenways for 
environmental, educational, and recreational benefits, (4) provide buffers 
around military bases, (5) acquire land that represents the ecological 
diversity of North Carolina, and (6) acquire land that contributes to the 
development of a balanced State program of historic properties.  

The highly impervious land areas along NC-7 study corridor primarily drains 
to Long Creek, an impaired stream on the EPA 2014 303 (d) list.  As such, 
the CWMTF could be a possible funding source to assist in the acquisition 
of private, highly impervious properties to preserve and convert them into 
useable more natural green space with stormwater treatment facilities 
incorporated into these areas. The grant application would likely be 
considered an Innovative Stormwater Project, and consist of removal of 
impervious area from the watershed and construction of stormwater 
treatment facilities to aid in reducing pollutant load to Long Creek. This 
property conversion to green space can be completed in phases through 
several CWMTF grant cycles and eventually developed into a larger 
network of green space to serve as a community amenity. Greenway trails 
could be incorporated into the green space and around the stormwater 
treatment facilities to provide community interaction and public 
educational opportunities. According to the CWMTF website, the City of 
Gastonia has previously received various CWMTF grants between the years 
1998 and 2011 totaling approximately $3.3 million. 

APPENDIX
Stormwater Funding
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The Dirty Dozen: The 12 Most Common Challenges to Central City Redevelopment 

1. Development Costs.  Depending upon your local codes, redevelopment might cost 
           too much in relation to other options because local building and zoning codes   
           conceived for new construction  

2. Land Costs.  The most expensive land in the region due to unrealistic price  
           expectations by land owners  

3. Patient Diverse Land Ownership.  The greatest diversity of ownership by people  
           who are in a position to not move quickly down the path of redevelopment  

4. Lack of Voter Base.  Dearth of voters relative to other areas of the city.  

5. Poor Design.  Non-contextual transportation “improvements” or overly large suburban  
           buildings that were inserted into downtowns post-WWII that do not follow the basics of good  
           public and private frontage rules  

6. Homelessness.  The greatest concentration of homeless due to the safest public rights of  
           way and greatest number of social service providers  

7. Bars.  The center of nightlife  

8. Awkward Building Footprints.  Overly large or otherwise unsuitable buildings for  
           smaller developers and national tenants.  

9. Retail Experience.  A historic retail base of use that struggles due to lack of centralized  
           management/control and decreased purchasing power of immediate residents, (food deserts) 

10. Proximity to Poverty/Schools. Close to proximity to areas of concentrated poverty  
           (which oftentimes translates into undesirable schools serving the downtowns) 

11. Parking.  Insufficient masked parking garages (since so many downtowns developed before  
           the dominance of autos), and too many surface parking areas 

12. Deferred maintenance.  Generational negligence of public space and/or infrastructure. 
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APPENDIX
Renderings

EDC Development & Flint Groves Trail: NC-7 - East Ozark Avenue
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APPENDIX
Renderings

Central Station & Main St Redevelopment: NC-7 - US 321 Downtown.
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Renderings

Scruggs Street Market and FUSE: NC-7 - Gaston Ave.
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Renderings

N. Marietta St. to N. York St. - With Transit
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Renderings

Transition Condition from Modena to N. Broad St.
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Metrocology, Lead Consultant - Urban Design & Site Planning

Walters Design Studio - Landscape & Streetscape Design 

Kimley-Horn - Market Analysis & Civil Engineering

Urban3 - Tax Value Assessments

NC-7 Corridor Study & Plan 
Gastonia’s Other Main Street


