
 

Gastonia Planning Commission 

April 7, 2022 
 

 

 

 

5:00 – 5:30  DINNER 

   (City Hall – First Floor Conference Room) 

 

5:30 – UNTIL PLANNING COMMISSION MEETING 

(City Hall – City Council Chamber) 

 
******************************************************************** 

 

ITEM 1a: Role Call / Sound Check 

 

ITEM 1b:   Calls/Contacts to Planning Commission Members 

 

ITEM 1c: Approval of March 3, 2022 Minutes 

 

ITEM 2:  Public Hearing – Riverwood Parkway, LLC (File #202200008) 

Subject hearing involves a request to rezone approximately 0.7836 acres from C-1 CD 

(Neighborhood Commercial Conditional District) to C-2 CD (Highway Commercial Conditional 

District).  The subject property is located to the east of Riverwood Parkway.  The property is 
owned by Riverwood Parkway, LLC. 

 

 Staff Presentation:  Jana McMakin, AICP, Senior Planner 

 

ITEM 3:  Public Hearing – RSS GSMS2015-GC28-NC SG LLC (File #202200150) 

Subject hearing involves a request to rezone approximately 7.06 acres from C-1 (Neighborhood 
Commercial District) to C-2 CD (Highway Commercial Conditional District).  The subject 

property is located at 1955 Davis Park Road.  The property is owned by RSS GSMS2015-GC28-

NC SG LLC. 

 

 Staff Presentation:  Jana McMakin, AICP, Senior Planner 

 

ITEM 4:  Public Hearing – David Hill Hunter (File #202200155) 

Subject hearing involves a request to rezone approximately 13.29 acres from RS-12 (Single-

family Residential District, minimum 12,000 sq. ft. lots) and RMF CD (Multi-family Residential 

Conditional District) to PD RRDD (Planned Development-Revised Residential Development 

District).  The subject property is located to the east of Archie Whitesides Road and the end of 
Crowders Woods Drive.  The property is owned by David Hill Hunter. 

 

 Staff Presentation:  Jana McMakin, AICP, Senior Planner 

  

ITEM 5:  Public Hearing – Bessemer Road LTD (File #202200160) 

Subject hearing involves a request to rezone approximately 3.58 acres from C-3 (General 

Commercial District) to I-2 (General Industrial District).  The subject property is located to the 
south of Raeford Court.  The property is owned by Bessemer Road LTD. 

 

 Staff Presentation:  Jana McMakin, AICP, Senior Planner 

 

 



GASTONIA PLANNING COMMISSION MEETING 
Gastonia Council Chamber – City Hall – Gastonia, NC 

ALL INTERESTED PERSONS WISHING TO COMMENT SHOULD APPEAR AT THE PUBLIC HEARING. 

INDIVIDUALS REQUIRING SPECIAL ACCOMMODATIONS WHEN ATTENDING THIS MEETING AND/OR IF 

THIS INFORMATION IS NEEDED IN AN ALTERNATIVE FORMAT BECAUSE OF A DISABILITY, SHOULD 

CONTACT THE HUMAN RESOURCES DEPARTMENT, LOCATED IN CITY HALL AT 181 S. SOUTH STREET, 

TELEPHONE: (704-866-6786), FAX: (704-836-0022) OR BY EMAIL: JUDYS@CITYOFGASTONIA.COM. THE 

HUMAN RESOURCES DEPARTMENT REQUESTS AT LEAST 72 HOURS' NOTICE PRIOR TO THE MEETING TO 

MAKE THE APPROPRIATE ARRANGEMENTS. 

ITEM 6:  Public Hearing – Unified Development Ordinance Amendments (File #202200239) 

Subject hearing involves a request to amend Section 12.11 Signs Permitted In Overlay and Specialty 

Districts of Chapter 12 Signs and Chapter 10 Off-Street Parking and Loading to the Unified 
Development Ordinance to make clarifications. 

 

 Staff Presentation: Jason Thompson, AICP, Planning Director 

 

 The City Council will hold a Public Hearing for this agenda item at the April 19, 2022 meeting. 

 

ITEM 7:  OTHER BUSINESS 

 Update on Council Votes 

 Representative for April 19th City Council Meeting 

 

ITEM 8:  ADJOURNMENT 

 

********************************************************************************** 

 

UPCOMING IMPORTANT DATES 

April 5th and April 19th - City Council Meeting – 6:00 p.m.           

May 5th - Planning Commission Meeting – 5:30 p.m. 
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The Gastonia Planning Commission meeting opened at 5:30 p.m. on Thursday, March 3, 2022 in the 

Council Chambers at City Hall, 181 S. South Street of Gastonia, NC.  

 

Present: Commissioners Rodney Armstrong, Jim Stewart, Anthony Gallant, Carl Harris, Bob Cinq-

Mars, Kristie Ferguson, and Chad Ghorley  

   

Absent: Commissioner David Wilson 

 

Staff Members Present: Charles Graham, Jason Thompson, Rusty Bost, Quentin McPhatter, Joe 

Gates, Jana McMakin, and Chrystal Howard 

 

Item 1a:  Role Call / Sound Check 

 

Item 1b:  Calls/Contacts to Planning Commission Members 

Commissioners were not contacted.   

 

Chairwoman Ferguson declared a quorum. 

 

Item 1c:  Approval of February 3, 2022 Meeting Minutes 

Commissioner Cinq-Mars made the motion to adopt the February 3, 2022 minutes as revised and 

Commissioner Harris seconded the motion.  The motion unanimously passed (7-0). 

 

Chairwoman Ferguson explained the rules of procedure and time limitations. 

 

Item 2: Public Hearing – Howe Farm Partners, LLC, Kenneth L. Howe, Sr. & Eleanor O. 

Howe, and Southwood Realty Company (File #202100404) 

Subject hearing involves a request to assign a zoning district in conjunction with an annexation request 

for approximately 325.976 acres from RS-12 (Gaston County, Single-family Residential District) and 

CD/RMF (Gaston County, Multi-family Residential Conditional District) to PD-RRDD (City of 

Gastonia, Planned Development-Revised Residential Development District). The subject property is 

located at the end of Howe Dairy Road and Huffman Road, and will connect to Forbes Road. The 

property is owned by Howe Farm Partners, LLC, Kenneth L. Howe, Sr. & Eleanor O. Howe, and 

Southwood Realty Company.  This item will be heard by City Council at the April 19, 2022 meeting 

at 6:00 PM. 

 

Chairwoman Ferguson opened the public hearing and recognized Jana McMakin, Senior Planner, for 

the purpose of staff presentation.  Ms. McMakin displayed the rezoning map and identified the subject 

properties, Gaston County and City properties and jurisdictions.  She briefly explained the Planning 

Commission and City Council roles, reiterated the property owners, and noted access points at Howe 

Dairy Road, Forbes Road and Huffman Road.  Ms. McMakin stated this plan would be known as 

Howe’s Landing Residential, and noted the different existing topographical and environmental features 

and easements.  She displayed the master plan sheet and explained the two different proposed plan 

uses, townhomes attached units and remaining lots as single-family detached consisting of either rear 

or front load. She stated the applicant requested a total of 877 units consisting of 173 townhomes (20 

ft. lot width) and a maximum of 704 single-family detached homes (lot widths of 32 ft., 40ft., and 56 

ft.).  Ms. McMakin referred to the proposed zoning conditions.  She noted the Executive Summary of 

the required Traffic Impact Analysis (TIA) was included in the agenda packet, and the Future Land 

Use Map in the 2025 Comprehensive Plan indicated mixed use for the subject property and surrounding 

properties.  This was based on the Traditional Neighborhood Development zoning and plans from 

2005, and the remaining portion of the subject property indicated residential land use as suitable.  Ms. 

McMakin displayed the site plan and noted access points, phasing plan, townhomes on Huffman Road, 

and amenities.  She displayed phasing plans and the architectural elevations submitted for each 

building type, conceptual amenity, and the common open space.  Staff recommended approval of the 

request.   

 

Clarification was made that this item is to be heard by City Council on Tuesday, April 19th.    

 

Commissioner Harris asked if there were three access points and Ms. McMakin replied that he was 

correct and noted the access points at Howe Dairy Road, Forbes Road and Huffman Road.  

 

Chairwoman Ferguson began with the applicant and recognized Managing Partner at Suncrest Real 

Estate & Land, Sean Cooney, 2701 E. Camelback Road of Phoenix, AZ.  Mr. Cooney stated this request 

was for an 877-unit community known as Howe’s Landing.  They have been working with staff for 

the past year on the design to comply with the ordinance. He shared their success with Nolen Farm and 

informed the Commission their commitment was for the next ten years.   
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Chairwoman Ferguson recognized Chris Todd with Timmons Group, 610 E. Morehead Street of 

Charlotte, NC.  Mr. Todd stated Timmons Group, engineering and landscape/architectural firm, was 

representing the petitioner Suncrest Real Estate. He stated this plan was for a total of 877 lots (2.6g 

DU/A), 704 single-family detached with lots sizes as 33 ft., 40 ft., and 56 ft., and 173 single-family 

attached with a lot size as 20 ft.  He displayed a site plan concept rendering and identified connection 

points, 150 ft. and 158 ft. Duke Energy easements, 50 ft. gas easement, streams, and a pond.  He added 

that they delineated the three stubs, streams, wetlands, easements to determine what land is remaining.  

Mr. Todd displayed zoomed-in images of the site plan concept rendering for the townhomes, pond, 

single-family detached, access points, easements, streams, amenity center, and proposed greenway.  

He noted the greenway was on the site’s south end to help connect the park, and their plan has a 

collector greenway pass throughout the development.  Mr. Todd briefly mentioned the elevation 

renderings presented by staff, and also stated a TIA study was completed and approximately nine 

intersections were studied.   

 

Commissioner Harris asked if the layout resembled Nolen Farms and Mr. Todd replied it would be an 

upgrade of architectural standards and more robust from Nolen Farms appealing to different buyers 

with a focal amenity of an existing pond.  Commissioner Harris asked how the wetlands were designed 

into the development and Mr. Todd replied that they were staying out of the jurisdictional wetland and 

stream features on the site.  Commissioner Cinq-Mars asked how stormwater will be handled and Mr. 

Todd replied that they will adhere to the City of Gastonia’s stormwater ordinance where water will be 

directed to several stormwater ponds on site.  Commissioner Cinq-Mars inquired about the 20 ft. width 

townhomes having windows and doorways and Mr. Todd replied that the townhomes are alley fed with 

driveway in the back and this was a common townhome width.  Commissioner Harris asked if the 

underground pipes were releasing water and Mr. Todd replied that this was at the ponds and there were 

no rain gardens. 

 

Chairwoman Ferguson recognized Rusty Bost, Director of Development Services.  Mr. Bost stated his 

department consulted with two consultants to have an independent policy done.  Davenport was the 

consultant that did the TIA and are present to answer technical questions.  The final buildout of the 

project is 2027.  Commissioner Cinq-Mars asked if there was a provision to have another TIA after 

completion of a phase and Mr. Bost replied that the TIA was done in phases with the first phase TIA 

having a buildout of 2023 and another phase TIA having a buildout of 2027.  Included in the study 

were projects such as townhomes being constructed on Neal Hawkins Road between Hudson 

Boulevard and Neal Hawkins Road, apartments on the north side of Hudson Boulevard, improvements 

NCDOT has in the next five years for roadway improvements, and a two percent applied growth factor.  

Discussion ensued on speed limit impacting trip generation, not the TIA, and that speeds and crash are 

looked at by staff.  Mr. Bost commented that a five-year beyond buildout run of the model was done 

too.  Commissioner Harris asked if the City requires the developer to schedule their road improvements 

through phases.  Mr. Bost replied that the developer was required to do improvements to decrease 

traffic created by them, documentation is done and included in the improved site plan.  He gave an 

example of a new signal at Forbes Road and Neal Hawkins Road having to be installed at a certain 

point in the phases before staff releases a building permit.  Commissioner Ghorley commented that 

questions were made that referenced having to wait for a TIA at the neighborhood meeting and asked 

if any follow-up occurred with the neighborhood.  Mr Todd replied that they had one community 

meeting and they received the TIA report within the past ten days.  Chairwoman Ferguson thanked Mr. 

Todd for including their neighborhood meeting questions and responses sheet.  Commissioner Ghorley 

asked how many builders would be used on this development and Mr. Todd replied that the 

development team indicated there could be potentially four to five and that it was still to be determined.  

Commissioner Ghorley asked if the price range for townhomes and single-family detached lots had 

changed and Mr. Todd replied that it had not. Discussion ensued on recently receiving the TIA results 

and the site plan being the same as presented at the neighborhood meeting. 

 

Chairwoman Ferguson recognized Robert Ridgeway, 1299 Indigo Run Lane of Gastonia, NC.  Mr. 

Ridgeway stated he did not have an issue with the development, but had an issue on the impact of 

traffic and other services.  The growth compared to Riverwood development was about three times the 

size of Riverwood, and he was concerned that this traffic will exit on Neal Hawkins Road where Howe 

Dairy Road has a terminus.  He talked about how the current traffic on Neal Hawkins Road was 

dangerous.  He was also concerned with donut annexations creating problems for public services such 

as police and fire.   

 

Chairwoman Ferguson transitioned to those in opposition. She reiterated time limitation, read through 

the names in opposition, and allowed each speaker to decide if they want to speak or donate their time 

to another speaker.  

 

Chairwoman Ferguson recognized Dawn Cross, 1104 Old South Lane of Gastonia, NC.  Ms. Cross 

was concerned about the public services and excess drain on the resources, impact on schools 
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especially the smaller schools such as Robinson School, and asked if Federal funds will be used in this 

development.  

 

Commissioner Ferguson recognized James Howell, 1482 Plantation Trail of Gastonia, NC.  Mr. 

Howell stated he lives in the Riverwood Plantation development and he serves as the secretary and 

treasurer of Riverwood Plantation Homeowners Association.  He had concerns about the access points 

for the new development, and the increase volume of traffic on Neal Hawkins Road.  Riverwood 

Plantation development has two ways to exit on Riverwood Parkway to Union Road or Neal Hawkins 

Road.  He talked about the difficulties with existing traffic and density of the development as a concern. 

 

Commissioner Ferguson recognized Sarah Penley, 1112 Old South Lane of Gastonia, NC.  Ms. Penley 

stated she was speaking as a property owner and not in a professional capacity.   Ms. Penley shared 

that she was not opposed to the development, and she complimented the property owner, Timmons 

Group, and staff.  Ms. Penley was concerned about traffic on Howe Dairy Road and she appreciated 

that other major projects under construction were included in the study.  She noted that Gaston County 

has an application for a property on Neal Hawkins Road to rezone to RMF, and she encouraged 

communication between County and the City.  Ms. Penley commented on problems occurring with 

contiguous annexations with feeder roads not maintained by the City.  She mentioned that at the 

community meeting the developer was willing to make some improvements to Howe Dairy Road if 

required.  Ms. Penley shared history on Howe Dairy Road as it was paved by residents and then taken 

over by the state.  She noted the road may not be to current road standards and was an existing problem 

for public fire service, and gave an example of a house fire and a neighbor unable to exit their driveway.  

Ms. Penley encouraged the development, but was concerned about the way the development was being 

planned with increased traffic, and the inability to complain to anyone about the road issues.  She 

shared that the last thoroughfare was built by the City of Gastonia, road improvements in her area were 

made by the City of Gastonia, and the difficulties to get the state to do road improvements.  She asked 

the Commission to think about this thoughtfully and to ask the developer to minimize impact on the 

area. 

 

Commissioner Ferguson recognized Lisa Dent, 1345 Farragut Court of Gastonia, NC.  Ms. Dent shared 

that she faces the beautiful farm view and knew that this would be eventually developed.  She was 

concerned about the impact the proposed high density development will have, flooding as her property 

already floods when it rains hard, and flooding creating more problems to her property with land 

erosion.  Ms. Dent is a biologist and was concerned about the wildlife and nature and she would like 

to see some of it stay with a less dense neighborhood.  She commented on all the developments being 

built and was concerned about infrastructure and the increased need for fire, police, rescue services, 

hospital, teachers, and schools.  Ms. Dent was also concerned whether or not the sewage system will 

be able to handle the proposed development, runoff, and landfill.  Lastly, Ms. Dent commented that 

the neighborhood was less dense than the proposed development, and she would like to see a less dense 

development.   

 

Commissioner Ferguson recognized Mildred Greene, 326 Huffman Road of Gastonia, NC.  Ms. Greene 

asked if her property will be part of the City or County. 

 

Chairwoman Ferguson recognized Sean Cooney and Chris Todd for rebuttal.  Commissioner Ghorley 

asked if any consideration was given to having less properties.   Mr. Cooney replied that this proposal 

was a large community, 2.2 units per acre, and was considered a low density community.  Mr. Cooney 

thanked Ms. Penley for her comments.  Mr. Cooney stated that at the community meeting he told 

property owners on Howe Dairy Road that with their help if they want their road improvement, 

Suncrest was happy to improve the road to a standard they want.  He continued that they did not own 

the land; therefore, they will need help with whatever was needed such as easements.  As a developer 

and civic neighbor, Mr. Cooney committed to the Planning Commission that if they see the need, add 

a condition to include the TIA improvements for Howe Dairy Road.  Mr. Bost stated the city would be 

happy to work with the developer and neighbors on making this happen while including time frames.  

He noted that this is a NCDOT road and will require their involvement to address what can and cannot 

be done within their right-of-way.  Assistant City Attorney Charles Graham clarified that property 

owners along the side of the road will also have to cooperate in granting easements or a condemnation 

would have to be done.  Chairwoman Ferguson asked how the Planning Commission should articulate 

the offer of cooperation if the board choses to entertain it.  Attorney Graham advised adding a condition 

that, provided everybody will cooperate, the developer will improve the road.  Commissioner Stewart 

stated the city should facilitate the option with the developer and neighborhoods.  Commissioner 

Ghorley thanked the developer for their willingness and noted to the neighbors that this was something 

that does not happen often.  Commissioner Harris asked if the rezoning development submitted to the 

county was included in the TIA.   

 

Mr. Royal Hinshaw with Davenport, 119 Brookstown Avenue of Winston-Salem, NC was recognized.  

Mr. Hinshaw stated the developments included in the study are the proposed Hudson townhome 
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development, 153 townhomes on Southeast Boulevard, Ruby Dickson’s townhomes development and 

phases 4 and 5 of the Village Parkside development, already approved developments, as well as, a 

growth rate in background traffic on the south side of the area of study, and required development by 

NCDOT.  NCDOT’s standard requirement that any approved development’s traffic will be included in 

the next applicant’s study of their projected traffic.  

 

To answer applicants’ questions, Chairwoman Ferguson stated no federal funds will be used on this 

project.  Also, 326 Huffman Road was not part of this request or annexation, so the parcel will remain 

in Gaston County’s jurisdiction.  Commissioner Cinq-Mars asked to see an interactive map 

differentiating in color city and county jurisdictions and Google Maps was used to show each 

jurisdiction with different color shades of green.  Brief discussion ensued.  Commissioner Harris asked 

if the units were 50 percent brick and Ms. McMakin referred the Commission to agenda page 2-19.  

Commissioner Harris identified the 4th bullet and noted it was 50% of front elevations.  Chairwoman 

Ferguson read the conclusion of the staff report on agenda page 2-2.  

 

Commissioner Stewart made the motion to approve (move forward with a favorable recommendation) 

the rezoning along with the condition that improvements to Howe Dairy Road be made by the 

developer in cooperation with all property owners with frontage along Howe Dairy Road.  These 

improvements to be approved by NCDOT and this process facilitated by the City of Gastonia.  This 

condition includes being able to get the cooperation of property owners with frontage along Howe 

Dairy Road including easements, and/or rights-of-way, or whatever is required along with the 

statement of consistency and reasonableness (As the proposed residential use is largely consistent with 

the 2025 Comprehensive Plan and surrounding land uses, the Planning Commission considers an 

affirmative vote to be reasonable and in the public’s interest).  Commissioner Ghorley seconded the 

motion.  Commissioner Harris stated that if the developer was unable to get all parties in agreement, 

the additional road improvements on Howe Dairy Road will not occur.  Chairwoman Ferguson stated 

that if the City of Gastonia featured more neighborhoods and communities where people could have 

ease of accessibility to their daily conveniences within a geographical area, traffic would not be the 

focus.  Motion to recommend approval was unanimously approved (7-0).   

 

Chairwoman Ferguson recessed the meeting at 6:36 p.m. and reconvened at 6:52 p.m.  

 

Item 3: Public Hearing – Unified Development Ordinance Amendments (File #202200178) 

Subject hearing involves a request to amend Table 2.7.1-Defined Terms of Chapter 2, Table 7.1-1 

Table of Uses of Chapter 7 Use and Building Lot Standards, Section 8.3.1 Commercial Vehicle and 

Truck Storage and 8.4.15 School, Vocational of Chapter 8 Supplemental Use Regulations, Section 

10.13 of Chapter 10 Off Street Parking and Loading and Section 11.16 Open-Air Storage and Solid 

Waste Dumpster Screening of Chapter 11 Screening and Landscaping to the Unified Development 

Ordinance to further clarify requirements for uses that require outdoor storage of vehicles, products 

and materials. The amendments made will aim to standardize requirements.  This item will be heard 

by City Council at the March 15, 2022 meeting at 6:00 PM.   

 

Chairwoman Ferguson opened the public hearing and recognized Joe Gates, Zoning Administrator, for 

the purpose of staff presentation.  Mr. Gates stated this amendment was to consolidate similar and like 

uses throughout the code to make it more concise and easier for the development community to 

understand.  This amendment is largely focused on outdoor storage as the primary use for the City of 

Gastonia to be ready for expansion.  Staff has been working with Metrocology on these text 

amendments. 

 

Commissioner Cinq-Mars asked if the underlined words in Section 1 were included or excluded and 

Mr. Gates replied that underlined words were new words added to an existing definition.  Industrial 

heavy equipment, bulk storage, and commercial vehicle were line items consolidated to one use.  

Commissioner Cinq-Mars inquired why Section 5.b. Pervious Materials was crossed out.  Mr. Gates 

replied that after working with staff on a couple projects and talking to developers, the decision was 

made to remove this section due to the soil types in the City of Gastonia, clay type soils, which does 

not work well with pervious surfaces.  Commissioner Cinq-Mars asked if there was a requirement in 

parking areas for containment, if there was loss of liquid or solids that drop on the surface.  Mr. Gates 

replied that this would be handled through the stormwater ordinance.  Commissioner Cinq-Mars 

inquired about fences of existing businesses and if they are in compliance or of they will have to make 

improvements.  Mr. Gates replied that existing and those already approved prior to the amendment, 

will not be affected.  Mr. Gates commented that this was related to those who want property to park 

trucks, shipping containers, or material and he referred to Section 11.6 C and D screening requirements.  

 

Commissioner Cinq-Mars made a motion to approve (move forward with a favorable recommendation) 

with the statement of consistency and reasonableness.  Commissioner Gallant seconded the motion.  

The motion to recommend approval was unanimously approved (7-0).   
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Item 4: Other Business 

Update on Council Votes 

No February updates.  

 

Representative for March 15th City Council Meeting, if needed 

Commissioner Ghorley or Chairwoman Ferguson volunteered to be the representative if their schedule 

allows.   

 

Staff is working toward a joint meeting with City Council and Planning Commission with the tentative 

date as Wednesday, March 30th.  More information to come.  

 

Mr. Thompson reminded the Commission that staff has a staff review meeting each month for any 

rezoning or annexation request.  An agenda is created and is sent to city departments, NCDOT Division 

12, Gaston County schools, and possibly each jurisdiction that shares a boundary with the City of 

Gastonia.  He also mentioned that he thought the City of Gastonia has annexation agreements with 

each jurisdiction that shares a boundary with the City of Gastonia.  Regarding discussions about 

utilities, what jurisdiction can serve, land use and how it makes sense from a neighborhood perspective 

and directly adjoins.  Mr. Thompson explained that staff does communicate and does send information 

out for feedback.  He noted that staff has not received feedback from schools for quite a while.  Mr. 

Thompson stated stormwater rules are what they are, and if the threshold is tripped requiring 

stormwater mitigation, then it has to be done and by the way the rules say to do it.  Example was a 

stormwater pond handling water quantity and addressing water quality.  He reminded the Commission 

that any requirements from a TIA have to be done.  Mr. Thompson commented that state laws do not 

allow the City to take land and annex it into the City.  He talked about the boundary along Neal 

Hawkins Road and Hudson Road as jagged with no logical sense, and the City had jurisdiction over 

the area from a building and permitting perspective when it had ETJ. Regarding trees and wildlife, Mr. 

Thompson noted that the City now has a tree ordinance a developer has to adhere to, property owners 

have the ability to voluntarily enter into conservation agreements and conservation easements to 

protect property and wildlife, and the City does not have ability to regulate wildlife.  Chairwoman 

Ferguson requested Mr. Thompson’s notes to be included in the minutes, mike drop play list, or email, 

and preferred receiving in email form.  Mr. Thompson stated he can email his short notes to the 

Commission or address it in a format at the joint meeting.  Regarding public safety and fire services at 

jagged city boundaries, Mr. Bost stated the fire department struggles with this and has contracts with 

all the volunteer fire companies around for first response to provide all the necessary coverage.   

 

Brief discussion ensued on commercial desert, more rooftops increases potential commercial, walkable 

communities, smart growth magazine as the language being spoken and Chairwoman Ferguson 

encouraged the Commission to read.  Commissioner Stewart commented on ETJ and was glad the City 

no longer had an ETJ.  Brief discussion occurred on Nolen Farms possibly having its own commercial 

if the Garden Parkway was a project, and walkable communities as beneficial.   

 

Item 5: Adjournment 

There being no further business, Chairwoman Ferguson entertained a motion to adjourn the meeting.  

Commissioner Cinq-Mars made a motion to adjourn the meeting and Commissioner Harris seconded 

the motion.  Hearing none in opposition, the meeting adjourned at 7:34 p.m. 

 

 

Respectfully submitted, 

 

  

Chrystal Howard, Secretary  Kristie Ferguson, Chairwoman 



PUBLIC HEARING 

STAFF REPORT 

File # 202200008 

Public Hearing Date:  April 7, 2022 

 

OWNER: Riverwood Parkway, LLC 

 

APPLICANT: Johnson Development Associates, Inc, 

 

PROPOSED ZONING ACTION: Rezone from C-1 CD to C-2 CD 

 

LOCATION: Located east of Riverwood Parkway 

   

TRACT SIZE:     Approximately 2.78 acres  

 

WARD:     3 

 

EVALUATION: 

 

Background and Site Description 

The subject property consists of one (1) total tax parcel and is currently zoned C-1 CD (Neighborhood 

Commercial Conditional District).  The existing conditional district for the subject property that was 

approved on April 9, 2008 (File #5328) limits the permitted uses to primarily office uses up to 26,800 

sq. ft. with four buildings (see attached).  The property is currently vacant. 

 

The applicant has submitted a request to rezone the property to the C-2 CD (Highway Commercial 

Conditional District) to permit an indoor climate controlled storage building with up to 120,000 sq. ft.  

This type of storage is a permitted use in the C-2 district.  The request would not permit outdoor 

storage.   

 

The applicant has submitted a site plan and rendering showing the proposed layout and the example of 

the exterior of the building and signage. 

 

Proposed Conditions 

1. Development shall conform to the attached conceptual site plan and must go through Technical 

Review Committee for final site plan review and approval. 

2. Maximum square footage is up to 120,000 sq. ft. 

3. No outdoor storage permitted. 

4. Rental truck or trailer uses are not permitted. 

5. Final architectural elevations of all buildings must be compliant with Section 7.6.5 USO Urban 

Standards Overlay of the Unified Development Ordinance.  In addition, the building shall meet 

the following additional design requirements: 

i. The total façade shall have a 15% clear vision and/or spandrel glass principally 

comprised of windows and/or building entrances. The 15% standard will be determined 

by a horizontal measurement. 

ii. Where expanses of solid walls are necessary on elevations, other than noted 

above, the facade of any floor of the building(s) (including any facades that do not front 

a public street, but are fully visible from a public street), may not have a blank or 

unarticulated wall that exceeds twenty (20) feet in length.  Design elements that may be 

utilized to break up expanses of solid wall include, without limitation, ornamentation, 

molding, string courses, belt courses and/or changes in material or color.   

iii. Pedestrian entrances will be easily identified and will have architecture features 

such as canopies, or awnings, and/or window features.   

iv.  Wall signage to be located as depicted on the rendering. 

6. All other specifications and general provisions shall be met as required by the City of Gastonia 

Unified Development Ordinance. 

7. In no instance shall the zoning conditions exempt a project from other development 

requirements. 
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Description of Adjoining Properties and Zoning 

The subject property is surrounded by C-1 CD zoning (former bank building for sale, Pelican’s and 

vacant) and C-2 zoning (Auto Zone and shopping center) to the north, east, and across Riverwood 

Parkway.  Properties across Riverwood Parkway and just south of the subject property are zoned OLC 

CD and all fall under the same conditional zoning approval. 

 

Public Facilities 

Public water and sewer is available to the site.  Sidewalk will be installed along Riverwood Parkway. 

 

Comprehensive Plan 

The Future Land Use Map in the 2025 Comprehensive Plan indicates commercial use for the subject 

property.   

   

Conclusion 

The applicant is requesting a rezoning to C-2 CD in order to build an indoor climate controlled self 

storage building.  The applicant has provided additional zoning conditions and provided elevations of 

the building, wall signage location, tree save areas, etc.  The proposed location of the building and 

parking area is shown to the northern area of the property and is located several hundred feet from any 

residential zoning.  Adjacent to the building is the required tree save area and area that is comprised of 

Plantation Pipeline easement that cannot be developed.  The designated tree save area will provide 

additional screening from view of Riverwood Parkway.  The wall signage has been moved from the 

typical location at the top of the building to the canopy/overhead of the entry area.  Based on the 

existing zoning, proposed zoning conditions, conformance with the 2025 Comprehensive Plan, as well 

as other commercial uses and zoning located in close proximity to the subject property, staff 

recommends approval of the rezoning request. 

 

________________________ 

Jana McMakin, AICP 

Senior Planner 

 

 

 

Statement of consistency and reasonableness (motion to approve):  The proposed rezoning is 

consistent with the land use designation identified in the 2025 Comprehensive Plan and is in harmony 

with the current zoning and development in proximity of the subject property.  Therefore, the Planning 

Commission considers an affirmative vote to be reasonable and in the public interest. 

 

Statement of consistency and reasonableness (motion to deny):  While the proposed rezoning can be 

considered consistent with the Gastonia 2025 Comprehensive Plan, the Planning Commission 

considers an affirmative vote to not be reasonable and not in the public interest based on the proposed 

use and the existing conditional plan approval is for office space covering several one story buildings. 
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Note: For a complete elaboration of zoning classifications,
see the Unified Development Ordinance or contact the 
City of Gastonia Planning Department at (704) 854-6652.
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fraud, were mailed to all affected and adjoining property owners on ___________, 2022.

Application
PLMAC202200008

Planning Department

AP    Airport

PD IRD  Planned District Infill Res Devt
PD PRD  Planned District Planned Res Devt

PD PUD  Planned District Planned Unit Devt
PD TND  Planned Dist Traditional Neighborhood Devt

C-1   Light Commercial
C-2   Highway Commercial
C-3   General Commercial
CBD Central Business District
I-U   Urban Industrial
I-1   Light Industrial 
I-2  General Industrial
O-1   Office
OLC Office/Light Commercial 
O-M   Medical Office

RLD  Residential Low Density
RS-12  Residential 12000sqft lots
RS-8  Residential 8000sqft per lot
R-A   Rural Agricultural
RMF   Residential Multi-Family District
SP   State Park District
TMU  Transitional Mixed Use
UMU  Urban Mixed Use District

Legend

PD RRDD  Planned District Revised Res Devt District

City Boundary
Streams
Lakes
Buildings

Gaston County
Zoning

RS-12

Applicant: Johnson Development
                   Associates, Inc.
Owner: Riverwood Parkway LLC
Planning Comm Hearing: April 7, 2022
Request: C-1 CD to C-2 CD
Ward: 3
Total Tract Size: approx. 2.7836 acres 
Parcel ID #: 209058

SEE BACK FOR NOTIFIED PROPERTY OWNERS
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1.  GASTONIA CITY OF 

2.  MIRCHANDANI SUNDAR 

3.  SOUTH STATE BANK C/O DAVID H HELMS 

4.  AUTOZONE INC 

5.  ROBINWOOD HOLDINGS LLC 

6.  RIVERWOOD MED & OFF CONDO ASSO 

7.  CHESTER COMPANY THE 

8.  THE CHESTER COMPANY LTD PRTNSP 

9.  RIVERWOOD PLANTATION HOA INC 

10.  CITY OF GASTONIA 
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COMMUNITY MEETING REPORT FOR REZONING PETITION NO. PLMAC202200008 

 

Petitioner:   Johnson Development Associates, Inc. 

Rezoning Petition No.: PLMAC202200008 

Property: ± 2.78 acres located at 3010 Riverwood Parkway (the "Site") 

This Community Meeting Report is being filed with the Office of the City of Gastonia Planning 

Commission.  

PERSONS AND ORGANIZATIONS CONTACTED WITH DATES AND EXPLANATIONS OF 

HOW CONTACTED: 

A representative of the Petitioner mailed a written notice of the date, time, and details of the Community 

Meeting to the individuals and organizations set out on Exhibit A by depositing the Community Meeting 

Notice in the U.S. mail on 1/14/2022. A copy of the written notice is attached as Exhibit B.   

TIME AND DATE OF MEETING: 

The Community Meeting required by city Ordinance was held on Wednesday, January 26, 2022, at 6:00 

PM at Christ United Methodist Church, 3415 Union Road, Gastonia, North Carolina, 28056. 

PERSONS IN ATTENDANCE AT MEETING: 

The sign-in sheets from the required Community Meeting are attached as Exhibit C. The Petitioner’s 

representatives at the required Community Meeting were Hunter Dawkins with Johnson Development 

Associates, Inc., and Lin Leslie with Orsborn Engineering Group, PA.  Also, in attendance were Bridget 

Grant, Remington Jackson and Drenna Hannon with Moore & Van Allen, PLLC. 

SUMMARY OF MEETING DISCUSSION: 

I. Overview of Petitioner’s Presentation.  

Introduction and Overview of Development Plan.   

Bridget Grant opened the meeting, welcomed everyone in attendance, and introduced the development 

team.   

Hunter Dawkins explained Johnson Development Associates commitment to provide a quality, Class A, 

indoor, climate-controlled storage facility, and their experience in the industry. 

Ms. Grant reviewed the benefits of conditional zoning and the existing conditions.  Ms. Grant then described 

the proposed rezoning of the site to allow the development with climate-controlled storage. She described 

an illustration of the proposed site plan, explaining the developer will provide a new four (4) foot wide 

sidewalk and eight (8) foot planting strip along Riverwood Parkway.  Ms. Grant explained that there will 

not be outdoor storage and the building will have the semblance of an office building with the use of glass 

for windows similar to office architecture.   

Under the current zoning, an office/retail building would create more traffic flow especially during peak 

hours when workers are arriving and departing.  There will not be direct access to units at the front of the 

building facing Riverwood Parkway.  Parking will be on the side of the building.  The opposite side requires 

open space and tree preservation due to an underground easement for telephone lines and a Plantation 

pipeline.  A water retention pond is also possible. 

Access to the site will be from Riverwood Parkway. 

The meeting was opened for questions. 

II. Summary of Questions/Comments and Responses: 

Attendees concerns centered around site design and architecture, land use and traffic: 

Site Design and Architecture:  Some attendees expressed concern about the height of the building 

(two stories vs. three stories) and visibility from the neighborhood around the corner. It was 

explained that building a three-story building required less land area and provided additional tree 

save on the site. Some attendees commented that the overuse of brick is undesirable, and they would 

prefer more glass and a modern look.  Mr. Dawkins acknowledged the architectural preferences and 

confirmed that they would not use roll-up doors on street frontage.  The development team reiterated 

that the overall design and format is very different from traditional self-storage with exterior access. 

The units will be principally accessed through internal hallways and property manager would be on 

site during regular business hours.  There were comments about the building being too close to the 
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street and the desire for more buffer space.  The development team confirmed they would explore 

options to increase the setback and will provide additional information on the landscaping.  Someone 

asked if the bank lot could be purchased to have more space for the building.  The developer 

indicated that the bank purchase is not financially feasible. Several attendees expressed the desire 

to minimize the visual height impact and preserve as many existing trees as possible. 

Land Use:  A few attendees commented that there are two other storage facilities nearby which Mr. 

Dawkins explained are at or exceed 90% capacity.  Some attendees commented they want the space 

to keep the character of the area and expressed concern about home values as well as potential crime.  

The development team explained that the building could be designed to fit into the context of the 

surrounding community.  Mr. Dawkins also described the building security and limited hours of 

operation.  It was noted that crime is generally very low with this format of climate controlled self-

storage.  Some said they would like the sidewalk to extend beyond the property and expressed about 

the retention pond.  Ms. Leslie explained that we will adhere to the requirements of the ordinance 

and explore opportunities to exceed those standards when feasible.  A question was asked about 

lighting of the structure and Mr. Dawkins indicated the lights would be aimed downward.  Some 

expressed concern about long term ownership and it was explained the developer intends to be the 

owner. Other attendees commented that they would prefer the site remain open space.   

Traffic: Some attendees commented that the traffic in the area is troublesome, and Riverwood 

Parkway is used as a cut-through to avoid a busy intersection.  Ms. Grant confirmed that the 

proposed use would generate significantly less traffic than the current approved office building.  

Some attendees explained their concern for walkability and the lack of sidewalks.  The developer 

noted these concerns.   

There were several positive comments about the facility having no impact on surrounding schools; that the 

storage facility will have less traffic impact; and, that the developer is willing to work with the community 

to create a desirable compromise. 

Ms. Grant thanked everyone for their attendance and the meeting was adjourned. 

CHANGES MADE TO PETITION AS A RESULT OF THE MEETING: 

Some follow-up items are as follows: 

1) Provide this report to the homeowner’s association and community representatives in addition to 

providing it to the Planning Board Staff. 

2) Provide conceptual elevations of the proposed building. 

3) Review design layout to determine if building can be moved further back on the Site to allow 

more of a buffer or provide additional landscape details. 

4) Hold another community meeting and consider virtual options.  

 

The development team will continue to address staff comments and will provide updated plans to 

community meeting attendees. 

 

cc: Jana McMakin, City of Gastonia Planning Department 

Hunter Dawkins, Johnson Development Associates, Inc. 
 Bridget Grant, Moore & Van Allen, PLLC 

 

  

2-9



 

CHAR2\2538103v1 

EXHIBIT A 

 

OWNER PHYSICAL ADDRESS OWNER ADDRESS 

SOUTH STATE BANK 
1671 NEAL HAWKINS RD 
GASTONIA NC 28056 

C/O DAVID H HELMS PO BOX 1287 
ORANGEBURG, SC 29116 

AUTOZONE INC 
1681 NEAL HAWKINS RD 
GASTONIA NC 28056 

P O BOX 2198 DEPT 8700 MEMPHIS, TN 
38101-2198 

ROBINWOOD HOLDINGS LLC 
1751 NEAL HAWKINS RD 
GASTONIA NC 28056 

1235 E BOULEVARD STE E PMB 131 
CHARLOTTE, NC 28203 

RIVERWOOD MED & OFF 
CONDO ASSO. 

RIVERWOOD PKWY GASTONIA 
NC 28056 

3050-A RIVERWOOD PKWY GASTONIA, 
NC 28056-0000 

RIVERWOOD PLANTATION 
HOA INC 

1660 PLANTATION TRL 
GASTONIA NC 28056 

1660 PLANTATION TRAIL GASTONIA, NC 
28056-0000 

CITY OF GASTONIA 
3009 RIVERWOOD PKWY 
GASTONIA NC 28056 

PO BOX 1748 GASTONIA, NC 28053-1748 

MIRCHANDANI SUNDAR 
1605 NEAL HAWKINS RD 
GASTONIA NC 28056 

3333 KNIGHTON LN. GASTONIA, NC 
28056 

CITY OF GASTONIA 
1515 NEAL HAWKINS RD 
GASTONIA NC 28056 

PO BOX 1748 GASTONIA, NC 28053-1748 

ROCHAM, DEO & KSOR, H 
CHUYN 

1650 PLANTATION TRL 
GASTONIA NC 28056 

1650 PLANTATION TRAIL GASTONIA, NC 
28056 

Riverwood Parkway, LLC 
PO Box 35193, Charlotte, NC, 
28235 

 

The Chester Company Ltd. 
208 Burtonwood Dr., Gastonia, 
NC 28054 

 

The Chester Company Ltd. 
208 Burtonwood Dr., Gastonia, 
NC 28054 
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EXHIBIT C 
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City of Gastonia Conditional District # 5328 Planning Department 

 
 

 
 
 
 
 
 
 
 
 

 
 

CONDITIONAL DISTRICT 
5328 

 
 

CITY OF GASTONIA 
GASTON COUNTY  

NORTH CAROLINA 
 

 KNOW ALL MEN BY THESE PRESENTS, THAT Riverwood Parkway LLC, having 
applied to the City of Gastonia for a Conditional District rezoning concerning the property 
hereinafter described, and said zoning designation having been granted by the City of Gastonia 
on April 9, 2008, the terms of said Conditional District being as follows:  
 

DESCRIPTION OF PREMISES 
Location: East side of Riverwood Parkway between Neal Hawkins Road and Plantation Trail 
Street Address: Riverwood Parkway 
Tax Map Reference Number: 209058 
 

SPECIAL TERMS AND CONDITIONS 
 
Zoning Classification:  C-1 CD (Neighborhood Business Conditional District) 
 
Conditions: 

1. Development shall be consistent with the attached site plan and includes a maximum of 
26,800 square feet of building space.  Uses permitted will be limited to those allowed in 
the O-2 (office) district. 

2. Buildings shall be constructed per the representative building elevations and the primary 
external building materials shall be traditionally-sized brick and stucco.  Dumpsters will 
be screened with masonry enclosures and decorative gates. 

3. Wall signage shall be limited to two 24 square foot wall signs (one on the front wall and 
one on the back wall) per tenant.  Property shall be allowed one ground mounted, ground 
lit monument sign with 32 square feet of signage area on each side.  See image on 
elevations sheet for reference. 

4. Sidewalk shall be installed as indicated on the site plan.  Along Riverwood Parkway a 
minimum 6’ grass lawn shall be installed between the sidewalk and the curb.  The 
required street trees shall be planted within this 6’grass lawn. 

5. Developer will provide a sidewalk connection to the grocery store anchored shopping 
center to the east.  The exact location to be determined on the construction plans based on 
further field study. 

6. A powder coated aluminum fence and leyland cypress screening shall be installed around 
the stormwater basin. 

7. The existing vegetation behind the two buildings along the rear property line (within the 
required setback) shall be preserved as is reasonably possible. 

8. All outdoor lighting shall consist of flush-mounted, 90° downward directed lights, fully 
shielded around the outside of the globe to direct light downward and not toward 
surrounding properties. 

9. All other specifications and general provisions shall be met as required by the City of 
Gastonia Zoning Ordinance. 
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City of Gastonia Conditional District # 5328 Planning Department 

10. In no instance shall the zoning conditions exempt a project from other development 
requirements. 

11. Where the notes or depictions on the site plan may conflict with these conditions, the 
conditions shall govern. 
 

************************************************************ 
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CITY OF GASTONIA
APPLICATION FOR PUBLIC HEARING

Detach pages 1-10 from this packet and retain for your records.

The undersigned do hereby make application to the City of Gastonia for the hereinafter described
request and in support of this request, the following facts are shown:

1,

10.

11.

Identify the request (example: rezone from RS-12 to OLC CD or CUP for outdoor storage; etc.)
Rezone from C-1 (CD) to C-2 (CD) for indoor climate control storage

Please Note: Before applying for a rezoning, applicants are advised to determine if
their property is subject to private deed restrictions to be sure the intended use of the
property is allowed. The City of Gastonia neither keeps records of, enforces, nor
overrules private deed restrictions.

Gaston County Tax Identification Number: 209058
Subject property address: 3010 RIVERWOOD PKWY GASTONIA, NC_ 28056

In order for our staff to place the rezoning signs on the property, please describe what is on
the subject property and or adjacent properties (example: a white frame house is located on
the property; the property is vacant with Business X located on the East side). Staff will erect
the signs approximately 15 days prior to the meeting.
The property is vacant with Autozone Auto Parts located to the East side and South State Bank
to the North.

Complete legal description by metes and bounds of said realty is attached to the application (a
copy of the deed is sufficient).

In order to be familiar with the subject property the City staff may need to walk the property.
Do we have the property owner's permission to do so? Yes

The real property to be rezoned is owned in fee simple by Riverwood Parkway LLC
as evidenced in deed from Citizens South Bank
recorded in Deed Book 4112 at page 2225 in the Gaston County Registry.

The real property for which the above request is sought Is.located on the East side of
Riverwood Pkwy between Old Neal Hawkins Rd and Marth Rivers Way
having a frontage of feet and depth of feet
and acreage of 2.7836.

Are sewer and water available on the property?

The tax sheets for all persons or firms that own the subject land and land adjacent to or within
100 feet of all sides, including property across the street, from the property for which the
request is sought are attached. (Note: When measuring the 100-foot distance, street rights-of-
way shall not be included in the measurement.)

If the applicant does not own the property sought to be rezoned, the names and addresses of
the legal owners are listed below. The owner's names and their addresses are recorded in the
Gaston County Tax Office. (Use additional sheets of paper if necessary.)
Riverwood Parkway LLC - PO BOX 35193, Charlotte, NC 28235

Name and address of applicant: Johnson Development Associates, Inc.
ATIN - Randy Jones
Telephone #: (609) 213-1875 Fax #:
E-mail address: rjones@johnsondevelopment.net

* www.cityofgastonia.com * P.O, Box 1748, Gastonia, NC 28053 * Phone (704) 854-6652 * Fax (704) 869-1960 *
2
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12. Interest in subject realty: Developer.

13. There are no restrictions orcoveriants.of
recorapnearing

in the chain of title which would
prohibit the property from being used as requested. _ X True _ False

14. Has this property previously bean subject to any. of the following? _X__conditional. use permit
planned unit development -= _ subdivision drdinance unified. development

Tf yes, please explain

allen, 400 North Tiyon Street, Suite 4700,Charlotte NC.28202 a .
Telephone number (704)331-2379

"*

Ss Certify that I have read the

informat{
of 'provided fin the. public hearing information package on thePe a3" day of

{Oe wad

SIGNATURES: All property owners must sign when either a Special Use Permit or CDis
requested,

* www. cityofgastonia.cum * P.O, Box 1748, Gastonia; NC 28053 * Phone (704) 854-6652 *Fax (704) 869-1960 *

3
;

15: Name and.ad etGrant Moore and Van

i,

Bo feu LLG, MNAt
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PUBLIC HEARING 

STAFF REPORT 

File # 202200150 

Public Hearing Date:  April 7, 2022 

 

OWNER:     RSS GSMS2015-GC28-NC SG LLC 

 

APPLICANT: Aces, LLC 

 

PROPOSED ZONING ACTION: Rezone from C-1 to C-2 CD 

 

LOCATION: Located at 1955 Davis Park Drive 

   

TRACT SIZE:     Approximately 7.06 acres  

 

WARD:     6 

 

EVALUATION: 

 

Background and Site Description 

The subject property consists of one (1) total tax parcel with a shopping center and parking areas 

located on the site.  The applicant is requesting to rezone from C-1 (Neighborhood Commercial 

District) to C-2 CD (Highway Commercial Conditional District) in order for an existing tenant to be 

able to add an order/pick up window to the side of the building.  This use is permitted in the C-2 

zoning district with supplemental regulations. 

 

A neighborhood meeting was held by the applicant and no one attended. 

 

The applicant has submitted a site plan shows the proposed layout and stacking area in the existing 

parking area on the north side of the building. 

 

Proposed Conditions 

1. Must meet Section 8.2.30 Restaurant with Drive Through. 

2. Development shall generally conform to the attached conceptual site plan and must go through 

Technical Review Committee for final site plan review and approval. 

3. All other specifications and general provisions shall be met as required by the City of Gastonia 

Unified Development Ordinance. 

4. In no instance shall the zoning conditions exempt a project from other development 

requirements. 

 

Description of Adjoining Properties and Zoning 

The Westfall future development comprised of townhomes and single-family homes zoned PD-RRDD 

(Planned Development-Revised Residential Development District) is located to the north and west of 

the subject property.  At the intersection of Davis Park Road and W. Hudson Boulevard there is C-1 

zoned property to the south of the subject property (Gaston County) and C-1 zoning to the east across 

Davis Park Drive.  There are existing single-family homes (zoned RS-12) further north of Davis Park 

Drive that are in Gaston County’s jurisdiction. 

 

Public Facilities 

Public water and sewer currently serves the site. 

 

Comprehensive Plan 

The Future Land Use Map in the 2025 Comprehensive Plan indicates commercial uses as suitable for 

the subject property.   

   

Conclusion 

The applicant is requesting a revision to the zoning to allow a restaurant with a drive-thru order/pick 

up window.  Based on the existing zoning and other commercial zoning in the proximity, staff 

recommends approval of the rezoning request. 
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________________________ 

Jana McMakin, AICP 

Senior Planner 

 

 

 

Statement of consistency and reasonableness (motion to approve):  The proposed rezoning is 

consistent with the land use designation identified in the 2025 Comprehensive Plan and is in 

compliance with the current zoning.  Therefore, the Planning Commission considers an affirmative 

vote to be reasonable and in the public interest. 

 

Statement of consistency and reasonableness (motion to deny):  While the proposed rezoning can be 

considered consistent with the Gastonia 2025 Comprehensive Plan, the Planning Commission 

considers an affirmative vote to not be reasonable and not in the public interest. 
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Subject Property

Note: For a complete elaboration of zoning classifications,
see the Unified Development Ordinance or contact the 
City of Gastonia Planning Department at (704) 854-6652.
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C-1

1 : 3,600
1 inch represents 300 feet
Plot Date: March 23, 2022I
0 150 30075

Feet
I, ___________________________, hereby certify that all mail notices, in the absence of
fraud, were mailed to all affected and adjoining property owners on ___________, 2022.

Application
PLMAC202200150

Planning Department

AP    Airport

PD IRD  Planned District Infill Res Devt
PD PRD  Planned District Planned Res Devt

PD PUD  Planned District Planned Unit Devt
PD TND  Planned Dist Traditional Neighborhood Devt

C-1   Light Commercial
C-2   Highway Commercial
C-3   General Commercial
CBD Central Business District
I-U   Urban Industrial
I-1   Light Industrial 
I-2  General Industrial
O-1   Office
OLC Office/Light Commercial 
O-M   Medical Office

RLD  Residential Low Density
RS-12  Residential 12000sqft lots
RS-8  Residential 8000sqft per lot
R-A   Rural Agricultural
RMF   Residential Multi-Family District
SP   State Park District
TMU  Transitional Mixed Use
UMU  Urban Mixed Use District

Legend

PD RRDD  Planned District Revised Res Devt District

SEE BACK FOR NOTIFIED PROPERTY OWNERS

City Boundary
Floodway
100yr Flood Zone
500yr Flood Zone
Streams
Buildings

Gaston County
Zoning

C-1
RS-12

Applicant: Aces, LLC
Owner: RSS GSMS2015 -GC28-NC SG LLC
Planning Comm Hearing: April 7, 2022
Request: C-1 to C-2 CD
Ward: 6
Total Tract Size: approx. 7.06 acres 
Parcel ID #: 138695
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1.  ROBINSON T LAMAR JR & FROOM ELIZABETH C & OTHERS 

2.  ROBINSON T LAMAR JR 50% & ROBINSON KAY F 

3.  SKYVIEW PARK RENTALS LLC 

4.  ROBINSON T LAMAR JR & FROOM ELIZABETH C 

5.  ANYOSA EDUARDO MIGUEL HUAMANYALLI & CHILIN GLADYS AUQUE 

6.  DIXON CLARICE I 

7.  DE JESUS DANILO & DE JESUS EDWIN 

8.  HOPE JAMES NELSON 

9.  HOPE JAMES NELSON 

10.  MELVIN CHARLES STEDMAN III 

11.  GSTD LLC  ATTN KIRTIKUMAR A PATEL 

12.  SELLECK HILL LAND CO  C/O PERCIVAL PARTNERS 

13.  BUSH BARBARA P 
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CITY OF GASTONIA 
APPLICATION FOR PUBLIC HEARING 

Detach pages 1-10 from this packet and retain for your records. 

The undersigned do hereby make application to the City of Gastonia for the hereinafter described 
request and in support of this request, the following facts are shown: 

1. Identify the request (example: rezone from RS-12 to OLC CD or CUP for outdoor storage; etc.)
_____________________________________________________________________________
_____________________________________________________________________________

Please Note:  Before applying for a rezoning, applicants are advised to determine if
their property is subject to private deed restrictions to be sure the intended use of the
property is allowed. The City of Gastonia neither keeps records of, enforces, nor
overrules private deed restrictions.

2. Gaston County Tax Identification Number: __________________________________________.
Subject property address: _______________________________________________________.

3. In order for our staff to place the rezoning signs on the property, please describe what is on
the subject property and or adjacent properties (example: a white frame house is located on
the property; the property is vacant with Business X located on the East side).  Staff will erect
the signs approximately 15 days prior to the meeting.
_____________________________________________________________________________
_____________________________________________________________________________
_____________________________________________________________________________

4. Complete legal description by metes and bounds of said realty is attached to the application (a
copy of the deed is sufficient).

5. In order to be familiar with the subject property the City staff may need to walk the property.
Do we have the property owner’s permission to do so?  _______________________________

6. The real property to be rezoned is owned in fee simple by _____________________________
____________________________________________________________________________
as evidenced in deed from ___________________________________ recorded in Deed Book
______________________ at page _____________________ in the Gaston County Registry.

7. The real property for which the above request is sought is located on the __________ side of
_______________________ between _______________________ and __________________
having a frontage of _____________________ feet and depth of __________________ feet
and acreage of ____________.

8. Are sewer and water available on the property? _____ 

9. The tax sheets for all persons or firms that own the subject land and land adjacent to or within
100 feet of all sides, including property across the street, from the property for which the
request is sought are attached.  (Note: When measuring the 100-foot distance, street rights-of-
way shall not be included in the measurement.)

10. If the applicant does not own the property sought to be rezoned, the names and addresses of
the legal owners are listed below.  The owner’s names and their addresses are recorded in the
Gaston County Tax Office. (Use additional sheets of paper if necessary.)
_____________________________________________________________________________
_____________________________________________________________________________
_____________________________________________________________________________

11. Name and address of applicant: ___________________________________________________
_____________________________________________________________________________
Telephone #: _____________________________    Fax #: ____ _____ __
E-mail address: _________ __ 

138695
1915 Davis Park Drive  Gastonia, NC 28052 

The subject property contains a vacant(former Grocery Store Building) with active Little Caesars 
tenant and parking area, Vacant Outparcel to the Southwest, Vacant parcel to the Northeast, 
Vacant and wooded parcel to West

Existing Zoning C-1 (Light Commercial) / Rezoning Request  of subject parcel to C-2 
(Highway Commercial) to permit a drive-thru as an approved use

(See attached DEED - Exhibit D)

Yes 

RSS GSMS2015-GC28-NC SG, LLC
July 27, 2021

5250 449-452

7.06

west
Davis Park Road W. Hudson Blvd. Findlay Street

Yes - Existing

See Exhibit D for this information)

Not Applicable

+/- 515' +/-411'

Aces, LLC        121 North Lowell Street
                      Ironwood, MI 49938

540.489.3434
noreply@acespizza.com

DocuSign Envelope ID: 44C0C85A-5973-4940-892D-567823AA1781
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12. Interest in subject realty ________________________________________________________

13. There are no restrictions or covenants of record appearing in the chain of title which would
prohibit the property from being used as requested.  _____ True   _____ False

14. Has this property previously been subject to any of the following?  ___ conditional use permit
___  planned unit development         ___  subdivision ordinance    ___ unified development
If yes, please explain ___________________________________
_____________________________________________________________________________

15. Name and address of person to present item at public hearing __________________________
_____________________________________________________________________________
____________________________  Telephone number (_____) _________________________

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * *

I, __________________________________________, certify that I have read the 

information provided in the public hearing information package on the _____ day of 

________________________, 20____. 

SIGNATURES:  All property owners must sign when either a Special Use Permit or CD is 
requested. 

_________________________________  _______________________________ 

_________________________________  _______________________________ 

_________________________________  _______________________________ 

x

n/a

Balzer & Associates, Inc.
c/o Ben Crew  (Agent)                                            1208 Corporate Circle Roanoke, VA 24018

540       772.9580

Little Caesars Tenant

DocuSign Envelope ID: 44C0C85A-5973-4940-892D-567823AA1781

22February

3rd

Adam Richard Singer

3-8



 

PUBLIC HEARING 

STAFF REPORT 

File # 202200155 

GPC Hearing Date:  April 7, 2022 

 

 

OWNER: David Hill Hunter  

 

APPLICANT: Kent Olson, Development Solutions Group, LLC 

 

PROPOSED ZONING ACTION: Rezone from RS-12 and RMF CD to PD-RRDD 

 

LOCATION: Property located east of Archie Whitesides Road 

and at the terminus of Crowders Woods Drive 

   

TRACT SIZE:     Approximately 13.29 total acres 

       

WARD:     6 

 

EVALUATION: 

 

Site Description and Background 

The subject property for this zoning request includes one (1) parcel currently zoned RMF CD 

(Multi-family Residential Conditional District, File 5105, see attached) and RS-12 (Single-

family Residential District, minimum 12,000 sq. ft. lots).  The property is currently vacant and is 

heavily wooded.  The subject property is located directly adjacent to the Crowders View 

subdivision and flanks the western side of the entry road Crowders View Drive and property 

located at the end of Crowders Woods Drive. 

 

The applicant is requesting to rezone to PD-RRDD (Planned Development-Revised Residential 

Development District) to construct a maximum of 125 townhomes (117 rear-load, 8 front-load).  

Per Section 8.1.17.Streets.D.Street Plan.3, the applicant is requesting approval of the 8 front-load 

townhomes based on topographical conditions.  NO amenity area is proposed.  The applicant has 

submitted a conceptual plan of the proposed subdivision plan and representative elevation.  

Access is located from Crowders View Drive and Crowders Woods Drive.  A Traffic Impact 

Analysis (TIA) was not required to be conducted per the city’s Traffic Impact Policy. 

 

Proposed zoning conditions: 

 

1. Development shall be generally consistent with the attached site plan including a 

maximum of 125 townhomes (117 rear-load and 8 front-load).  This request submitted 

using the RRDD version adopted by City Council on 10/19/21. 

2. Site must meet requirements of Chapter 20 Tree Ordinance of the Gastonia Code of 

Ordinances.  "Revegetated areas" is not an acceptable alternative compliance to Tree 

Save.  

3. Construction shall be consistent with character and details as depicted in the submitted 

elevations and architectural standards listed below: 

 Exterior (including gables & porches) siding: Fiber cement/“hardiplank” siding or 

similar (no vinyl siding) 

 Architectural shingles 

 Decorative garage doors 

4. 15 ft. of additional right-of-way to be allocated for Archie Whitesides Road. 

5. Street cross sections and parking locations to be finalized during subdivision review  

process. 

6. Per Section 8.1.11, buffer must be installed along property line adjacent to single-family 

zoning for front load townhomes. 

7. A second access must be approved and constructed by the Fire Marshal prior to recording 

the 51st unit. 

8. Swales are not permitted to be located in any required/indicated buffer areas. 

9. The City of Gastonia requires 30 ft. stream buffers from the bank. 

10. Active/improved Common Open Space is required.  

11. All other specifications and general provisions shall be met as required by the City of 

Gastonia Unified Development Ordinance including any errors/missing or incorrect 

labels on the rezoning conceptual plan and the RRDD version at time of submission. 
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12. In no instance shall the zoning conditions exempt a project from other development 

requirements. 

13. Where the notes or depictions on the site plan may conflict with these conditions, the 

conditions shall govern. 

 

Adjoining Properties and Land Use Trends 

The property to the north is zoned RS-12 (city) and comprised of single-family homes in the 

Lakewood Forest and Anthony Acres subdivisions.  To the north across Linwood Road is the 

city owned property (former Linwood Springs Golf course) that will be a future parks and 

recreation area.  To the east is the shopping center (former Bi-Lo/Shopping Center) zoned 

commercial (C-1).  Across Davis Park Road is residential and commercial zoning.  Properties to 

the south is located within Gaston County’s jurisdiction and is zoned RS-12 with larger single-

family detached lots.  Gaston County C-1 zoning and larger single-family detached lots (zoned 

R-1) is located to the west of the subject property. 

 

Available Public Facilities 

Water and sewer is available in the area.   

The Gaston-Cleveland-Lincoln Metropolitan Planning’s Organization Plan (MTP) proposes a 

widening of Archie Whitesides Road in the future, to three lanes with pedestrian and bicycle 

facilities.  Approximately 30 ft. of additional right-of-way would be needed, assumed to be 15 

feet on each side of the road. 

 

Consistency with Adopted Plans 

The Future Land Use Map in the 2025 Comprehensive Plan indicates residential for the subject 

property. 

 

Conclusion 

The applicant has requested that the property be rezoned from RMF CD and RS-12 to PD-RRDD 

in order to develop a subdivision using the Revised Residential Development District standards.  

The plan was designed in accordance to the standards written by Metrocology and adopted by 

City Council in October 2021.  The development must be in accordance with all zoning 

conditions, Unified Development Ordinance, and City Code requirements.  Staff recommends 

approval of the request. 

 

 

_________________________ 

Jana McMakin, AICP 

Senior Planner 

 

 

Statement of consistency and reasonableness (motion to approve): Based on the 2025 

Comprehensive Plan as well as existing zoning and surrounding residential zoning and land uses, 

the Planning Commission considers an affirmative vote to be reasonable and is compatible with 

the surrounding land use and zoning and is in the public’s interest. 

 

Statement of consistency and reasonableness (motion to deny):   

While the land use is in general compliance of the 2025 Land Use Map, the Planning 

Commission considers an affirmative vote to not be reasonable and to not be in the public 

interest based on the increased density of the proposed land from the approved RMF CD 

conditional plan and the existing RS-12 zoning, as well as use of alleys adjacent to single-family 

residential homes. 

4-2



Subject Property

Note: For a complete elaboration of zoning classifications,
see the Unified Development Ordinance or contact the 
City of Gastonia Planning Department at (704) 854-6652.
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Plot Date: March 23, 2022I
0 150 30075

Feet
I, ___________________________, hereby certify that all mail notices, in the absence of
fraud, were mailed to all affected and adjoining property owners on ___________, 2022.

Application
PLMAC202200155

Planning Department

AP    Airport

PD IRD  Planned District Infill Res Devt
PD PRD  Planned District Planned Res Devt

PD PUD  Planned District Planned Unit Devt
PD TND  Planned Dist Traditional Neighborhood Devt

C-1   Light Commercial
C-2   Highway Commercial
C-3   General Commercial
CBD Central Business District
I-U   Urban Industrial
I-1   Light Industrial 
I-2  General Industrial
O-1   Office
OLC Office/Light Commercial 
O-M   Medical Office

RLD  Residential Low Density
RS-12  Residential 12000sqft lots
RS-8  Residential 8000sqft per lot
R-A   Rural Agricultural
RMF   Residential Multi-Family District
SP   State Park District
TMU  Transitional Mixed Use
UMU  Urban Mixed Use District

Legend

PD RRDD  Planned District Revised Res Devt District

SEE BACK FOR NOTIFIED PROPERTY OWNERS

100yr Flood Zone
500yr Flood Zone
Streams
Lakes
Buildings

Applicant: Development Solutions Group, LLC
                   Kent Olson
Owner: David Hill Hunter
Planning Comm Hearing: April 7, 2022
Request: RS-12 & RMF CD to PD-RRDD
Ward: 6
Total Tract Size: approx. 13.29 acres 
Parcel ID #: 213509
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PLMAC202200155 
 

1.  LANDMARK BAPTIST CHURCH 

2.  MOORE WILLIAM R & MOORE GERALDINE 

3.  CAGLE COREY D 

4.  BARNES JAMES M & BARNES DIANE M 

5.  RICHARDSON JAMES ALLEN & RICHARDSON KIMBERLY SEAGLE 

6.  AMH NC PROPERTIES TWO LP 

7.  KENDRICK EUNICE E 

8.  DEVI SHARMENDRA P BALGOBIN 

9.  NGO KENNY T & TAING HONG 

10.  MORRISON ADAM K 

11.  TULL BENJAMIN S  & TULL CANDACE W 

12.  ADDISON LATOYA S & ADDISON BRITTANY J 

13.  PACE RAYFIELD & PACE ALEM 

14.  PURIFOY DENNIS ROY II 

15.  SFR JV-1 2020-1 BORROWER LLC C/O TRICON AMERICAN HOMES LLC 

16.  BROWN RICARDO A 

17.  HART ERIC N SR 

18.  AVHS NC 1 LLC 

19.  SFR JV-1 2020-1 BORROWER LLC C/O TRICON AMERICAN HOMES LLC 

20.  SFR JV-1 2020-1 BORROWER LLC C/O TRICON AMERICAN HOMES LLC 

21.  HUNTER DAVID HILL 

22.  BRENTWOOD MHP LLC 

23.  GIBSON TIM CARSON 

24.  DM RENTAL PROPERTIES INC 

25. MOORE VALERIE ELLIOTT & MOORE ROY BRANNON 

26.  LANDMARK BAPTIST CHURCH 
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PUBLIC HEARING 

STAFF REPORT 

File # 202200160 

Public Hearing Date:  April 7, 2022 

 

OWNER: Bessemer City Road LTD 

 

APPLICANT: CA Industrial-Ed Pitula 

 

PROPOSED ZONING ACTION: Rezone from C-3 to I-2 

 

LOCATION: Located south of Riverwood Parkway 

   

TRACT SIZE TO BE REZONED:  Approximately 3.58 acres  
Total Tract Size:    Approximately 48.29 acres 

 

WARD:     4 

 

EVALUATION: 

 

Background and Site Description 

The subject property consists of approximately 3.58 acres out of a 48.29 total acres of one (1) tax 

parcel.  The 3.58 acres is currently zoned C-3 (General Commercial District) and the remainder is 

zoned I-2 (General Industrial District).  The property is currently vacant.  The parcel has access to 

Raeford Court and Shannon Bradley Road. 

 

The applicant has submitted a request to C-3 zoned portion to I-2 to have the same zoning district.  The 

applicant’s request is part of his intent to develop the property for industrial uses. 

 

Description of Adjoining Properties and Zoning 

Raeford Court has C-3 zoning along Bessemer City Road and some developed commercial uses.  The 

remaining zoning is I-2 for properties along Raeford Court. 

 

Public Facilities 

Public water and sewer is available to the site. 

 

Comprehensive Plan 

The Future Land Use Map in the 2025 Comprehensive Plan indicated commercial for the subject 

property and matches the zoning in place.  The remainder of the parcel is shown as industrial. 

   

Conclusion 

The current zoning of C-3 for a small portion of the overall parcel would limit what could be 

developed on the subject property.  The applicant is requesting to rezone this area to I-2 to match the 

remaining zoning and be able to develop the entire tract as I-2.  Based on the existing zoning and other 

industrial uses and zoning located along Raeford Court, staff recommends approval of the rezoning 

request. 

 

________________________ 

Jana McMakin, AICP 

Senior Planner 

 

 

 

Statement of consistency and reasonableness (motion to approve):  While the proposed rezoning is 

inconsistent with the land use designation identified in the 2025 Comprehensive Plan, it is in harmony 

with the remainder of the tract’s zoning and land use designation as well as additional properties along 

Raeford Court and over to Shannon Bradley Road.  Therefore, the Planning Commission considers an 

affirmative vote to be reasonable and in the public interest. 

 

Statement of consistency and reasonableness (motion to deny):  The proposed rezoning can be 

considered consistent with the Gastonia 2025 Comprehensive Plan, therefore, the Planning 

Commission considers an affirmative vote to not be reasonable and not in the public interest. 
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Subject Property

Note: For a complete elaboration of zoning classifications,
see the Unified Development Ordinance or contact the 
City of Gastonia Planning Department at (704) 854-6652.
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Application
PLMA202200160

Planning Department

AP    Airport

PD IRD  Planned District Infill Res Devt
PD PRD  Planned District Planned Res Devt

PD PUD  Planned District Planned Unit Devt
PD TND  Planned Dist Traditional Neighborhood Devt

C-1   Light Commercial
C-2   Highway Commercial
C-3   General Commercial
CBD Central Business District
I-U   Urban Industrial
I-1   Light Industrial 
I-2  General Industrial
O-1   Office
OLC Office/Light Commercial 
O-M   Medical Office

RLD  Residential Low Density
RS-12  Residential 12000sqft lots
RS-8  Residential 8000sqft per lot
R-A   Rural Agricultural
RMF   Residential Multi-Family District
SP   State Park District
TMU  Transitional Mixed Use
UMU  Urban Mixed Use District

Legend

PD RRDD  Planned District Revised Res Devt District

SEE BACK FOR NOTIFIED PROPERTY OWNERS

City Boundary
Railroad
A - Spec Flood Haz.
Area
Floodway
100yr Flood Zone
500yr Flood Zone
Streams
Buildings

Gaston County
Zoning

I-2

Applicant: CA Industrial - Ed Pitula
Owner: Bessemer Road LTD
Planning Comm Hearing: April 7, 2022
Request: C-3 to I-2
Ward: 4
Total Tract Size: approx. 48.29 acres
Tract Size To Be Rezoned: approx. 3.58 acres
Parcel ID #: Portion of 102154

5
-2



PLMAC202200160 
 
1.  VP INVESTMENTS LLC 

2.  FINK DONALD G & FINK SHELLY D 

3.  MONOMOY PROPERTIES NC SPV LLC 

4.  BCR PROPERTIES & INVESTMENTS LLC 

5.  NASHAR NICOLE SANA 

6.  GOFORTH W HICKS 

7.  GOFORTH W HICKS 

8.  SHANNON MASON HEIRS C/O ROBERT M SHANNON 

9.  SHANNON MASON HEIRS C/O ROBERT M SHANNON 

10.  SHANNON MASON HEIRS C/O ROBERT M SHANNON 

11.  THOMAS MARY R HEIRS C/O SHIRLEY THOMAS BRADLEY 

12.  TOMTOM PROPERTIES LLC 

13.  WILSON BRYAN K 

14.  DAVIS MELISSA 

15.  MOORE KEVIN BRADLEY 

16.  RAMSEY GERALD 

17.  MARTINBACH PROPERTIES LLC 

18.  HEAVENER JEFFERY BRIAN 

19.  HERNANDEZ WILFREDO & HERNANDEZ BLANCA 

20.  SOSA ERIK 

21.  SOSA ERIK 

22.  ROSEBERRY DARRELL JASON 

23.  WOODS FRAZIER J 

24.  TALLEY DAVELYN 

25.  WOODS FRAZIER J & ELLA L & WOODS MAJOR L & DOROTHY J 

26.  HOLLAND JAMES A 

27.  CHAMBERS MARY EVELYN LIFE EST 

28.  STUKES WANDA MARIA H & HOWELL ANDREA DENISE & OTHERS  

29.  REID-ISRAEL TAMMY VERONICA 

30.  MCKINNEY EZEPEREE L 

31.  BERRY EDNA C HEIRS C/O JOSEPH E BERRY 

32.  MATTOX HERMAN & MATTOX MURIEL L 

33.  MONTGOMERY ANTHONY 

34.  FRIDAY ERVIN OTTO JR & FRIDAY BRENDA SADLER 

35.  FOX BRUCE 

36.  HUSKINS JACQUELINE 

37.  HUSKINS GAYLA R 

38.  BARNETTE RANDY L 

39.  CARPENTER GLORIA C 

40.  FINCHER TERESA H 2/3 UND INT & HEAVENER VICKI  1/3 UND INT 

41.  FINCHER TERESA H 2/3 UND INT & HEAVENER VICKI  1/3 UND INT 

42.   LACKEY BETTY H 

43.  MOREIRA ADAN & MOREIRA KARLA SOPHIA 

44.  AFJJ INC C/O JOHN JUDSON 
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CITY OF GASTONIA 

APPLICATION FOR PUBLIC HEARING 
 

Detach pages 1-10 from this packet and retain for your records. 
 
 

The undersigned do hereby make application to the City of Gastonia for the hereinafter described 
request and in support of this request, the following facts are shown: 
 
1. Identify the request (example: rezone from RS-12 to OLC CD or CUP for outdoor storage; etc.)  

_____________________________________________________________________________
_____________________________________________________________________________ 
 

Please Note:  Before applying for a rezoning, applicants are advised to determine if 
their property is subject to private deed restrictions to be sure the intended use of the 
property is allowed. The City of Gastonia neither keeps records of, enforces, nor 
overrules private deed restrictions.  

 
2. Gaston County Tax Identification Number: __________________________________________. 

Subject property address: _______________________________________________________. 
 
3. In order for our staff to place the rezoning signs on the property, please describe what is on 

the subject property and or adjacent properties (example: a white frame house is located on 
the property; the property is vacant with Business X located on the East side).  Staff will erect 
the signs approximately 15 days prior to the meeting. 
_____________________________________________________________________________
_____________________________________________________________________________
_____________________________________________________________________________ 

 
4. Complete legal description by metes and bounds of said realty is attached to the application (a 

copy of the deed is sufficient). 
 
5. In order to be familiar with the subject property the City staff may need to walk the property.  

Do we have the property owner’s permission to do so?  _______________________________ 
 
6. The real property to be rezoned is owned in fee simple by _____________________________ 

____________________________________________________________________________ 
as evidenced in deed from ___________________________________ recorded in Deed Book 
______________________ at page _____________________ in the Gaston County Registry. 

 
7. The real property for which the above request is sought is located on the __________ side of 

_______________________ between _______________________ and __________________ 
having a frontage of _____________________ feet and depth of __________________ feet 
and acreage of ____________.   

 
8. Are sewer and water available on the property?      _____    
 
9. The tax sheets for all persons or firms that own the subject land and land adjacent to or within 

100 feet of all sides, including property across the street, from the property for which the 
request is sought are attached.  (Note: When measuring the 100-foot distance, street rights-of-
way shall not be included in the measurement.) 

 
10. If the applicant does not own the property sought to be rezoned, the names and addresses of 

the legal owners are listed below.  The owner’s names and their addresses are recorded in the 
Gaston County Tax Office. (Use additional sheets of paper if necessary.) 
_____________________________________________________________________________ 
_____________________________________________________________________________ 
_____________________________________________________________________________ 

 
11. Name and address of applicant: ___________________________________________________ 

_____________________________________________________________________________ 
Telephone #: _____________________________    Fax #:  ____ _____   __ 
E-mail address:     _________      __ 
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12. Interest in subject realty ________________________________________________________ 
 

13. There are no restrictions or covenants of record appearing in the chain of title which would 
prohibit the property from being used as requested.  _____ True   _____ False   
 

14. Has this property previously been subject to any of the following?  ___ conditional use permit         
___  planned unit development         ___  subdivision ordinance    ___ unified development     
If yes, please explain ___________________________________ 
_____________________________________________________________________________ 

 
15. Name and address of person to present item at public hearing __________________________ 

_____________________________________________________________________________ 
____________________________  Telephone number (_____) _________________________ 

 
 

* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
 

I, __________________________________________, certify that I have read the 

information provided in the public hearing information package on the _____ day of 

________________________, 20____. 
 

 

SIGNATURES:  All property owners must sign when either a Special Use Permit or CD is 
requested. 
 
 
_________________________________                _______________________________ 
 
_________________________________                _______________________________ 
 
_________________________________                _______________________________ 
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MEMORANDUM 
 

 

Date:    March 31, 2022 

 
To: Michael Peoples 

City Manager 

 
From:  Jason Thompson, AICP 

  Planning Director 

 
Subject:  Subject hearing involves a request to amend Chapter 10 Off-Street Parking and Loading & Section 

12.11 Signs Permitted in Overlay and Specialty Districts of the Unified Development Ordinance to 

update and modernize off-street parking standards along with amending sign regulations in the 

Airport Zoning District. (File #202200239) 
______________________________________________________________________ 

 

 
BACKGROUND 

 

Through our ongoing partnership with Metrocology, these UDO amendment proposes to establish refine and 
modernize the off-street parking chapter of the ordinance.  Additionally, this proposed language seeks to amend the 

wall sign area allowed in the Airport district to align more with the commercial standards of the ordinance. 

Freestanding signs would remain as ground/monument style only. 

 
CONCLUSION 

 

If approved, these revisions would modify Section 10.1, Section 10.2, Section 10.3, Section 10.5, Section 10.6, 
Section 10.7, Section 10.11, Section 10.12, Section 10.13 and Section 12.11(A)(5) of the UDO to make needed 

updates to the off-street parking ordinance and permitted signage in the Airport Zoning District. 

 

Statement of Reasonableness and Consistency (motion to approve): 
This ordinance is consistent with the Gastonia 2025 Comprehensive Plan and any applicable duly adopted small 

areas plans, and is reasonable and in the public interest because it provides development provisions to the Unified 

Development Ordinance and supports the goal of providing various options for development to the City.   
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AN ORDINANCE TO AMEND THE UNIFIED DEVELOPMENT 

ORDINANCE OF THE CITY OF GASTONIA 

 
WHEREAS, the City of Gastonia deems it necessary to update the Unified Development Ordinance in 

order to provide additional clarification as needed; and 

 
WHEREAS, the City of Gastonia deems it necessary to and in the public interest to have clear, concise 

and consistent standards for the management of growth and development throughout the city; and 

 

NOW THEREFORE BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF GASTONIA 

as follows: 

 

Section 1.    Chapter 10 – Off Street Parking and Loading of the Unified Development Ordinance 

shall be amended as follows: 

 
SECTION 10.1 GENERAL PROVISIONS PURPOSE 

When managed properly parking is an asset for both the driving and non-driving public. Managed parking 

encourages a balanced supply adequate to meet the day-to-day demands of drivers for access to work, 
home, shopping and entertainment; and moderates the impacts of its physical presence on the prices paid 

for goods and services, and the costs of environmental mitigation, which are incurred by all.  

 
When mismanaged parking is a liability for both the driving and non-driving public, delivering excess 

spaces almost exclusively in the form of low tax revenue generating, and expensive to build, surface lots. 

The true cost of excess parking raises the price of housing for all residents, specifically burdening those 

with lower incomes; increases the cost of business development, specifically for small businesses; and 
increases the cost of utilities and the infrastructure needed mitigate flooding, stormwater runoff quality, 

and heat island impacts for all. Because the costs of mismanaged parking are inflicted at the community 

level, while the benefits accrue only to drivers, parking standards must be calibrated to manage an 
equitable balance between driver accessibility and public cost.  

 

Therefore, the provisions of this Chapter mandate maximum off-street parking requirements for all uses 

in all Zoning Districts to reduce oversupply with the expressed intent of promoting affordable housing 
and small business development, reducing parking lot surface areas to lower mitigation costs for, and 

replenishment of, environmental systems, and making alternative modes of transit economically viable. 

The provisions of this Chapter establish robust standards for locating and calculating off and on-street 
parking, encourage ride sharing, and provide bicycle parking to meet these stated goals. 

 

SECTION 10.2 APPLICABILITY 

No permit for the construction, reconstruction, extension, or alteration of any building, structure, or use of 

land; and no building or land, or any part of any building or land, may receive a Certificate of Occupancy 
until parking for automobiles and bicycles have been provided in accordance with the requirements of this 

Chapter except as exempted in Section 10.5. Applicants seeking to increase automobile parking above the 

maximums established by this Chapter shall require a conditional use permit. Existing parking lots that do 
not meet the design requirements of this Chapter shall refer to Chapter 3, Section 3.3.9, Non-conforming 

Parking Lots.  

SECTION 10.3 RENOVATIONS & ADDITIONS 

A. A Buildings or site may be fully renovated or repaired without expansion of their gross floor area; or 

expanded less than 30% of the existing gross floor are exempt from the landscape requirements of 
this chapter or repaired as long as the final parking adheres to the maximum requirement for the 

use(s), as listed in Table 10.11.  

B. When the gross floor area of a building is increased by more than fifty (50) percent cumulatively, 
any existing non-conforming parking shall be improved in accordance with the design standards of 

this Chapter. Parking lots that undergo reconstruction of 50% or more of their area, shall adhere to 

the parking maximums and landscape requirements of this Chapter.  Resealing, repaving, re-

stripping and/or resurfacing of an existing parking lot are not considered reconstruction. 

 

SECTION 10.5 VEHICULAR PARKING LOCATIONS 

 
2. The primary pedestrian entrance and front facade for all uses on a property, located in a CBD, 

TMU and UMU District, and all mixed-use developments within a PD District, shall be located facing 

the primary frontage. Access to buildings from Parking shall be located to the side or rear of buildings 
and shall provide be clear and visible access to secondary building entrances for pedestrians from the lot 

via secondary entrances if needed.  
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3. Surface parking located in front of a building façade in a CBD, TMU, and UMU District shall be 
removed with any change of use, building addition, or outdoor dining expansion associated with the 

principal structure.  

 

4. If on-site streetscape improvements are required, then conflicting surface parking shall be 
removed. On-site streetscape improvements may substitute for off-site streetscape landscaping 

requirements when existing ROW width is insufficient to accommodate such improvements.  

 
5 3. In the CBD, UMU, TMU, C-1 and I-U districts Aaccess to off-street surface and structured 

parking, including driveways accessing internal structured parking, shall be from the secondary frontage 

when available, into the side or rear of a lot, or structure. In addition, the following apply:  
a. The creation of new curb cuts for the purpose of constructing a driveway is prohibited 

when an alternative vehicular point of access is available.  

b. Cross-access easements and joint driveways are required when property alignments and 

site conditions allow, per Section 10.13(H)6  
6. No off-street parking area shall be located over an active or auxiliary septic tank field.  

B. On-Street Parking  

All on-street parking shall conform to the requirements of Chapter 6, Article 4 - Parking. Required 
parking in a CBD, TMU, UMU District, and mixed-use buildings in a PD District, may satisfy required 

parking entirely on street as long as the parking is located within the boundaries of the Zone in which 

the use is located. For all other Districts:  
1. One on-street parking space may be substituted for every required parking space provided the 

on-street space is located on a public-right-of way immediately abutting the subject property.  

2. Each on-street parking space may only be counted for one property. Where a space straddles an 

extension of a property line, the space may only be counted by the owner whose property abuts 
fifty (50) percent or more of the on-street parking space.  

 

C. B. Off-Street Remote Parking  
 

SECTION 10.6 BICYCLE PARKING LOCATIONS 

 

C. Long-Term Bicycle Parking  
For commuter oriented, long duration storage typically four (4) hours, or more. See Chapter 2 

Definitions, Section 2.7-1.  

1. Required long-term bicycle parking spaces must shall be fully covered and offer protection 
from the elements. Long-term bicycle parking may consist of indoor parking, racks in garage 

structures, and /or bicycle lockers or other means which provide coverage of the bicycle. located 

in enclosed and secured or supervised areas providing protection from theft, vandalism, and 
weather and must be accessible to intended users. 

2. Long term bicycle parking shall be located either internal to a building or behind the building 

line along a frontage.  Such parking may be restricted for the sole use of employees, tenants, 

residents, or others at the direction of the property owner or management. 
2 3. Required long-term bicycle parking for residential uses cannot be located within dwelling 

units or within deck, patio areas, or private storage areas accessory to dwelling units.  

3 4. With permission from the Planning Director, long-term bicycle parking spaces for non-
residential uses may be located off-site within three hundred (300) feet of the site.  

4.5. The off-street parking area is measured in walking distance from the nearest point of the 

remote parking area to the closest primary entrance of the use served. 

 

SECTION 10.7 DRIVE-THROUGH VEHICLE QUEUING 

Vehicle Queuing is permitted for restaurants, pharmacies and bank uses only.  

 

 

SECTION 10.8 PARKING OF BOATS, COMMERCIAL AND RECREATIONAL VEHICLES, 

MANUFACTURED HOMES 

 

 
B. Recreational Vehicles  

 

No more than one recreational vehicle (i.e., RV motor home, travel trailer) and no more than one boat or 
trailer combination may be parked on a lot containing a principal single-family dwelling. Such 

recreational vehicle must be owned and titled in the name of the owner of the lot on which it is parked.  

 
No boats or recreational vehicles shall be stored in the front yard, including the driveway. All such 

storage shall be located in the side or rear yard only and shall be located no closer than five (5) feet from 
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any property line common with a lot under different ownership. Otherwise, such vehicles shall be 
parked in an enclosed garage. 

 

Recreational vehicles, and corresponding trailers, shall be parked on an improved surface (concrete, 

asphalt, gravel, pavers, etc.)  
 

Recreational vehicles which do not belong to the property owner but to his visiting guests, boarders, 

tenants or sub-lessees may be temporarily parked in the side or rear yard in the same manner as set forth 
above for a period not to exceed fourteen (14) days in any consecutive twelve (12) month period. In no 

case shall the vehicle be parked in a manner which impairs motorists' vision. Otherwise, such vehicles 

shall be parked in an enclosed garage.  
 

The use of a recreation vehicle as an accessory structure or for living, sleeping or housekeeping and its 

connection to utility services (other than for periodic maintenance and/or repair purposes) shall be 

prohibited unless the vehicle is located in a camping and recreational vehicle park designed to 
accommodate recreation vehicles. 

 

SECTION 10.11 USE DEFINITIONS AND REQUIRED MAXIMUM VEHICLE AND 

REQUIRED BICYCLE PARKING STANDARDS TABLES 

 

TABLE A. 

Maximum 

Required 
Vehicle 

Parking 

(see 
sections 1-

3 below for 

exceptions) 

  

RLD RS-20 

 

RS-12, 

RS-8 

CBD, 

TMU, 

UMU 

C-1, I-

U  

OLC, 

O-1, O-

M, C-2, 
C-3 

I-1, 1-

2,  I-3 

PD, AP, SP 

Residential 

per 

dwelling 
 

2.5 2.0 1.5 1.0 1.5 N/A 2.0   

BASED ON 

PROJECT 
AND 

APPROVAL 

BY 

TECHNICAL 
REVIEW 

COMMITTEE. 

Other Based on project approval by Technical Review Committee. Fast-food restaurants and 
pharmacies can be granted up to 10 spaces per 1,000 ft2 if need can be shown by the 

applicant. 

 

Table B. Required Bicycle 

Parking (see Section 10.6 for 

location requirements) 

RLD RS-
20 

RS-
12, 

RS-8 

CBD, 
TMU, 

UMU 

C-1, 
I-U  

OLC, O-1, 
O-M, C-2, 

C-3 

I-1, 
1-2,  

I-3 

PD, 
AP, 

SP 

Retail 

*Short-term, per 10,000 ft2, 

min 4 

**short-term, per 5,000 

 

 

 
n/a 

 

 

 
n/a 

 

 

 
*1.0 

n/a 

 

 

 
n/a 

*2.0 

 

 

 
*2.0 

 

 

 
2.0 

 

 

 
3.0 

 

 

 

n/a 

 

SECTION 10.12 STALL SIZE AND DRIVE AISLE DIMENSIONS AND SURFACE 

MATERIALS 

Off-street parking shall refer to areas set aside for the parking needs of customers, employees, and 

residents of the primary use. Such parking shall be designed so that parked vehicles do not encroach upon 

or extend into public rights-of-way, sidewalks or strike against or damage any wall, vegetation, utility, or 
other structure. All parking spaces and drive aisles must meet the following dimensions, except that the 

portion of off-street parking for primary uses that generate, or require the storage, rental and/or servicing 

of larger vehicles, such as vans, pickup trucks, and trucks; may use dimensions for parking spaces and 
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drive aisles appropriate for such vehicles. Parking spaces and drive aisles using dimensions other than 

those specified, except as exempted above, may be used if approved by the Planning Director.  

 

1. Within a For surface parking lots and structured parking garages having 20 or more spaces, up 

to thirty (30) percent of the total parking spaces provided may be compact spaces. No more 
than two (2) compact parking spaces may abut each other. Compact spaces may be reduced to 

seven and one-half (7.5) feet in width to sixteen (16) feet in length. All compact parking spaces 

must be clearly and visibly striped and labeled for compact car use only.  

2.  Parking Lot Surface material Requirements:  

a. Impervious Materials  

 Where on-site facilities are provided for parking or any other vehicular use areas, they must be 

surfaced with asphalt or bituminous concrete. 

b. Existing Unpaved Lots  

See Chapter 3 Section 3.9, Non-Conforming off Street Parking and/or Loading.  

 

SECTION 10.13 PARKING LOT LANDSCAPING 

A. General Provisions  

This Section applies to all on-site surface parking lots with more than twenty ten (20 10) spaces 

created after the effective date of this ordinance, except as provided below. For purposes of this 
Section, multiple platted lots contained on a single site plan and any separate parking areas 

connected with drive aisles are considered a single parking area.  

1. An existing parking lot may be renovated or repaired without providing additional landscaping. 

F. Maintenance and Installation  

All required parking lot landscaping must meet the maintenance and installation requirements of the 

Gastonia Tree Ordinance.  

1. Surfacing  

a. Impervious Materials  

Where on-site facilities are provided for parking or any other vehicular use areas, they 
must be surfaced with asphalt, bituminous concrete, or other type of dustless material 

approved by the Planning Director and maintained in a smooth, well-graded condition.  

b. Pervious Materials  

Pervious or semi-pervious parking area surfacing materials may be approved by the 

Planning Director.  

Permitted materials may include, but are not limited to grass, grasscrete, ring and grid 

systems used in porous or grid pavers, or recycled materials such as glass, rubber, used 

asphalt, brick, block and concrete and other impervious materials.  

c. Existing Unpaved Lots  

See Chapter 3 Section 3.9, Non-Conforming off Street Parking and/or Loading.  

 

Section 2.    Section 12.11(A)(5) Signs Permitted in Overlay and Specialty Districts of the Unified 

Development Ordinance shall be amended as follows: 
 

5. Airport Zoning District: All freestanding signage shall be ground or monument. Signs shall 

follow the maximum sign height and area allowed for single and multitenant office developments in an 

office commercial zone, regardless of actual use.  See Table 12.4-6 Dimension and Locational Standards 

For Signs Requiring A Permit – Commercial and Industrial Districts. 

 

Section 3. All ordinances or portions of ordinances in conflict herein are hereby repealed. 

 

Section 4. Should any provision of this ordinance be declared invalid or unconstitutional 

by any court of competent jurisdiction, such declaration shall not affect the 

validity of the ordinance as a whole or any part thereof which is not specifically 

declared to be invalid or unconstitutional. 
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Section 5. This ordinance shall take effect and be in force from and after the date of its 

adoption. 

 

Section 6. This ordinance is consistent with the purpose and intent of the Unified 

Development Ordinance, Gastonia 2025 Comprehensive Plan and any applicable 

duly adopted small area plans, and is reasonable and in the public interest because 

it promotes the health, safety, and welfare. 

 

This the ____ day of ____________, 2022. 

 

 

 
Walker E. Reid III, Mayor 

 

ATTEST: 

 

 

 

Suzanne Gibbs, City Clerk 
 

 

Ord22-XXXX.docx 
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