
 

 
 

 

Gastonia Planning Commission 

Meeting Schedule 

September 6, 2018 
 

 

5:00 – 5:30  Dinner 

   (City Hall – City Council Conference Room 201) 
 

 

5:30 – Until  Planning Commission Meeting 

(City Hall – City Council Chamber) 

 

 

 
 

  



Individuals requiring ADA related special assistance at this public meeting/hearing should contact ADA Coordinator, City 

Hall, 181 South Street, P.O. Box 1748, Gastonia, NC  28053-1748, at (704) 866-6861 or 711 for Relay Service Users within 

72 hours of the meeting/hearing. 

Gastonia Planning Commission 
City Council Chambers, City Hall 

September 6, 2018 – 5:30 pm 
 

 

 

Item 1a:   Role Call / Sound Check 

 

Item 1b:   Calls/Contacts to Planning Commission Members  

 

Item 1c:  Approval of July 19th Special Workshop Meeting & August 9th Meeting Minutes 

 

Item 2: Public Hearing – Triangle Real Estate (File # 9072)  

Subject hearing involves a request to rezone approximately 17.99 acres from RMF (Residential Multi-

family District) and RMF CD (Residential Multi-family Conditional District) to RMF CD and RMF CD 

to RS-12 (Residential District, minimum 12,000 sq. ft. lots).  The subject property is located north of 

Robinwood Road and also includes a portion of the existing Mills Creek apartments.  The property is 

owned by Triangle Mills Creek Inc., Southwood Realty Company, and Triangle Real Estate Gastonia Inc. 

 
Staff Presentation: Jana McMakin, AICP, Senior Planner 

 

Item 3: Public Hearing – Latisha Watson and Claudia Charles (File # 9073) 

Subject hearing involves a request to rezone approximately .37 acres from C-1 (Neighborhood 

Commercial District) to C-2 (Highway Commercial District).  The subject property is located at 539 N. 

Chester Street.  The property is owned by Shree Gopal Inc. 

 

Staff Presentation: Jana McMakin, AICP, Senior Planner 

 

Item 4:  Public Hearing – Amending the Unified Development Ordinance (File # 9086)  
Subject hearing involves a request to amend Table 12.4-6 of Section 12.4 Permitted Signs: Location, Size, 

Number to clarify the maximum allowance of wall signage and standards for number of permitted 

freestanding signs for multitenant developments, and Section 12.15 Electronic Changeable Message Signs 

of the Unified Development Ordinance to increase the maximum area permitted of electronic changeable 

message on signs. 

 

Staff Presentation: Jason Thompson, AICP, Planning Director 

 

Item 5:  Public Hearing – Amending the Unified Development Ordinance (File # 9087)  
Subject hearing involves a request to amend Table 2.7-1 Defined Terms, Table 4.1-1 Summary of 

Ordinance Administration and Review Bodies, and add a new subsection Section 9.15.1 Small Wireless 

Facilities to the Unified Development Ordinance to provide clear standards for small cell wireless 

facilities. 

 

Staff Presentation: Jason Thompson, AICP, Planning Director & Charles Graham, Assistant City Attorney 

 

Item 6:   Other Business 

 Special Workshop Meeting is scheduled on Tuesday, September 25th at 5:30 p.m. in Council 

Conference Room 201, City Hall. 

 Update on Council Votes 

 Representative for September 18th City Council Meeting (if needed) 
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Chairperson Pamela Goode declared a quorum and the Gastonia Planning Commission Special 

Workshop meeting opened at 5:31 pm on Thursday, July 19, 2018, in the Council Chambers at 

City Hall. 

 

Present: Commissioners Mark Epstein, Rodney Armstrong, Jerry Fleeman, Kristie Ferguson, 

Pamela Goode, Jim Stewart, and Bob Cinq-Mars 

   

Absent:  Commissioner Bob Biggerstaff 

 

Staff Members Present: Charles Graham, Assistant City Attorney; Jason Thompson, AICP, 

Planning Director; Jana McMakin, AICP, Senior Planner; Chrystal 

Howard, Secretary; Tucker Johnson, PE, Assistant City Engineer; and 

Keith Lineberger, Land Development Project Manager; and Rusty Bost, 

Director of Development Services 

 

City Council Member Present: Councilman Gallagher 

 

Guest Present: Demetri Baches, Metrocology, Inc. 
 

Item 1a:  Role Call / Sound Check 

 

Item 1b:  Calls/Contacts to Planning Commission Members 

Commissioners stated there were no contacts. 

 

Item 1c:  Approval of June 7, 2018 Minutes 

Commissioner Cinq-Mars made the motion to approve the June minutes as written and 

Commissioner Fleeman seconded the motion. The motion was approved unanimously. 

 

Item 2: Residential Development Standards Discussion Continued 

Chairperson Goode opened the public hearing and recognized Jason Thompson, AICP, Planning 

Director for the purpose of staff presentation.  

 

Mr. Thompson thanked the Commission for being present and introduced Mr. Baches.   

 

Mr. Thompson reviewed and summarized the Residential Development Standards Question and 

Answer (Q&A) responses.  He stated walkability, connectivity, focus on a variety of housing types, 

fiscally responsible, development that stands the test of time, and communities that offer amenities 

and open space were brought up multiple times in the first question.  Flexibility in regulation, 

understanding the formulated nature of tract builders, simplifying regulation, and awareness of the 

importance of housing affordability were recognized in the second question.  Mr. Thompson asked 

if anyone had further questions or discussion.  Commissioner Ferguson stated to anticipate more 

calls from tract builders and commented on Fort Mill’s raised impact fees. Commissioner Fleeman 

reemphasized on Charlotte’s flexible standards as a good example and requested a copy of their 

standards to circulate.  Commissioner Cinq-Mars talked about the need for flexibility of retro 

fitting in older neighborhoods.  Commissioner Stewart wants flexibility in areas such as Second 

Avenue to Lineberger Park and York Chester.  Commissioner Epstein stated he had no objections 

to the merits presented.  He talked about the unintended consequences of flexibility and explained 

the reason for lack of flexibility in the current Unified Development Ordinance (UDO).  The 

flexibility problems mentioned are that the Planning Commission becomes the interpreter and 

applier of relaxed or loose rules, proposals have infinite permutations, complex decisions, risk of 

inconsistencies of applying rules and regulations, risk of political fallout, public criticism, 

however, it makes the developer’s job theoretically easier and more attractive.  Commissioner 

Epstein reiterated that there is an upside and downside to flexibility.  Chairman Goode explained 

we will need a standard like a box with multiple choice and a person can choose from the box.  

With the way the City is progressing, we cannot keep the standard straight across the board.    

 

Chairman Goode requested introductions of staff, Councilman Gallagher, and guests. 

Introductions ensued.    

 

Mr. Baches thanked the Planning Commission for their service and provided his employment 

background.   Mr. Baches began by informing the Commission that they are like a Board in a 

company and a fundamental component of running a place.  The decisions made are more 
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important because the shape of the city determines the budget and all the things you can do as a 

community.  Planning poorly results in terrible fiscal outcomes and amenities and over a time loss 

of population.  Planning a City is critical because land is not infinite.  When outside a community, 

which is one of the fastest growing in the United States, you have very little time to react.  

Matthews which maintained its core and Pineville are examples as swallowed up by Charlotte.  

Huntersville, Davidson and Cornelius are towns inundated by Charlotte.  The western side of 

Charlotte hasn’t seen the growth with the river and topography playing a role, as well as, land 

availability and perception.  Growth needs to go somewhere and it is coming here.  The Planning 

Commission needs to know what to do when the growth actually hits.  Mr. Baches explained 

formed based code as the reintroduction of ways of building places that offers choice.  It is 

important to comb through the ordinance and figure out what is wanted at the finish.  Gastonia 

does not have a lot of land left to develop and is topographically challenged.  Gastonia will have 

5 to 10 years when the growth hits to get it right and then the land will be done. Redevelopment 

and teardown occurs afterwards.   

 

Commissioner Epstein asked for a brief overview of large developers (big players) and other 

developers that are unable to participate and their obstacles.  Mr. Baches stated they all have a 

challenge.  In a market that promotes because of its zoning ordinances, the ease a large company 

can take advantage of a lot of things pushing out the smaller player.  The issue is that is all they 

build.  Ryan Homes was used as an example.  Brief discussion ensued on the market finding 

weaknesses in zoning and the City strengthening their ability to leverage value from everybody.  

 

Commissioner Cinq-Mars and Mr. Baches briefly talked Charlotte incorporating its property and 

no expansion of land mass resulting in a zoning issue. 

 

Mr. Baches began his presentation of Form Based Codes stating everything is a form beginning 

with Conventional zoning.  Cities should not be dictated by a tool such as a vehicle.  Mr. Baches 

explained three types of Urbanism; Old/New Urbanism, Nature, and Suburbanism/Landscape 

Urbanism.   For the single family dwelling attached, add a few things in the language that allows 

and crafts in a way that adds more ingredients of community into the development and projects.  

As time progresses and ordinances change, development will increase in the character, eminently, 

and value integrating all this into one actual place called Gastonia.  Mr. Baches explained 

Community; stakeholders, special interests, citizens, and public officials, together creating culture, 

society, environment, and economics that reacts as our place.  The zoning ordinance needs to 

address all these important attributes because each add value.  Mr. Baches used Charlotte as an 

example regarding economics and briefly explained total tax value by acreage, per acre, and the 

traditional neighborhood.  He stated add enough value to what is being built paying for things to 

eventually have happen by tweaking slightly the suburban standards, changing zoning ordinance, 

and have the political will to rezone areas.  

 

Commissioner Epstein commented that this is really counter intuitive and everybody thinks the 

money is coming from Franklin Square.  Mr. Baches explained that each shopping center with a 

Walmart anchor requires approximately $200,000 of policeman, staff & equipment (car).  The 

average tax value generated by a Walmart is $180,000 in retail sales.  He continued that it is 

probably a drain or breaking after factoring services required.   

 

Commissioner Cinq-Mars stated sales tax was not taken into account.  Mr. Baches stated most 

sales tax goes to Walmart Corporate and the City is receiving a percentage of a percentage.   

 

Mr. Baches continued with explaining county property taxes per acre and Birkdale Village was 

briefly discussed.  He explained the transfer of design value into monetary value and impact on 

the city using Asheville as an example regarding the redevelopment of an old site that was to 

become a Publix.  He continued that design is a critical factor in how this works.  It is important 

to attack the most pervasive of the components of the city which is single family suburban housing.   

 

Commissioner Epstein mentioned mixed use and the evaporation of parking and that the ordinance 

is very specific about how much parking is needed per square footage.  Parking decks/structures 

are used to accommodate the loss surface parking.  With regards to maximum value, Mr. Baches 

used FUSE as an example for parking deck consideration.  It is critical that the city work with the 

developer or group to joint venture parking garages.  The City of Greenville and City of Asheville 

were used as examples.  Brief discussion ensued on parking decks.   
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Mr. Baches continued with his presentation with the attributes and participants in Community 

Development.  Mr. Baches briefly explained that cities invest in area plans, design manuals and 

comprehensive to run and create their city.   

 

Mr. Baches expounded on the undeveloped green space in the City of Gastonia and its handicap 

in terms of land area it has available to develop.  Mr. Baches displayed areas Gastonia has left to 

alter in terms of the character of the place before redevelopment.  Presley development was used 

as an example for size comparison.   

 

Commissioner Epstein inquired about Robinson Road and Howe Dairy Farm.  Mr. Baches stated 

that there are other locations to work with and referred to large area and scale to be able to affect 

change at a city level.   

 

Commissioner Cinq-Mars inquired about control outside the city limits and Mr. Baches answered, 

“Annexation”.     

 

Mr. Baches finished his first presentation elucidating on the importance of fine amount of time to 

be able to create enough impactful change to allow projecting the City of Gastonia’s health from 

its community, environment, citizens, and fiscal health in the future.  The window is approximately 

10 years.  The cycle time frame was briefly explained coming out of Charlotte.   

 

Mr. Baches began his presentation of Form Based Codes by stating from suburban to urban a 

building can sit on a lot in one of four ways; edge yard, side yard, rear yard, or a court yard.  The 

range from the most rural with a common yard to the most urban with arcade.  This is important 

because this is how to create character in the front yard along a street.  The next layer from the 

building and yard is the attachment of the street from the most rural, highway, to the most urban, 

boulevards.  Planting of trees was illustrated.   The next layer is the street itself with or without 

curb and sidewalks.  Parking was next from no parking to parking on slip street.  Tree plantings in 

the street from tree cover that is large because it is more rural to urban trees that can survive in 

tighter spaces and conditions that do not block visibility.  Lighting is next moving from rural or 

urban.  Lastly is parks and the blocks, such as playgrounds, parks, squares, plaza, and green space.  

The cut across sectioned from the building to the outdoor world are the elements that are addressed 

in the form based codes.  A form based code measures and makes it a part of the ordinance.   

 

One of Charlotte’s owned parks, its daily use and maintenance were briefly discussed.   

 

Mr. Baches finished his presentation by stating when combining all the layers, you end up with 

transect zones; natural, rural, suburban, general urban, urban center and urban core zones.  Most 

communities have a Community Pattern (Transect) and can use these examples to re-create the 

forms (with Form Based Coding) which are most cherished by their residents.  The Commission 

informs and provides the tools.  The City Council votes at the end of the day.   Mr. Baches open 

the workshop for questions.  

 

Commissioner Epstein inquired about tweaks and Mr. Baches stated he’s writing them down and 

will get back to him.  These tweaks/issues will be talked about.  After discussion and 

understanding, these will be collated into a final set and then properly placed in the ordinance.  

These will stand as modifications required for addressing projects.   

 

Commissioner Cinq-Mars acknowledged a development at the intersection Redbud Drive and New 

Hope with a core, mini town, and around the core a density, apartments, with residential 

neighborhoods.   

 

Commissioner Epstein stated flexibility won’t be the operative term as much as choice.  There will 

be more choice rather than flexibility.  Mr. Thompson reiterated the first question on lasting value 

and briefly explained value.  The ordinance has holes in terms of being able to get some 

configurations.  Commissioner Epstein inquired about a timeline and Mr. Thompson stated the 

goal is to have a draft of proposed changes at the regular September Planning Commission 

meeting.   

 

Commissioner Goode stated the last four slides displayed explained what she was trying to say. 
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Commissioner Epstein inquired more about the timeline.  Brief discussion ensued on the need for 

another workshop.  The Commission favored another work session to be held later in September.  

Brief discussion and agreement amongst Commissioners, staff and Mr. Baches ensued on having 

another work session to review, discuss the draft, revise, finalize, and consider one more session 

if necessary before presenting to City Council.  Commissioner Epstein stated the same situation 

may need to take place for City Council and he reiterated that Franklin Square thought of as the 

money generator.  Mr. Baches stated Walmart brings valuable components, affordable goods and 

products and creates some jobs; therefore it is a need.  However, around Walmart and parking, 

there are other things going on that can be attached to it making it profitable.  Commissioner 

Epstein informed Mr. Baches that the objection sometimes of rezonings is the City wants the 

money generated, tax revenue.  The money that the City makes from a particular rezoning does 

not come into the calculus and not part of the deliberations.  Commissioner Epstein continued that 

now some of the calculus has to occur and Mr. Baches agreed.  Brief discussion ensued on Franklin 

Square.   

 

Mr. Baches reiterated Commission’s role as a Board in a company and a fundamental component 

of running a place, the importance of their decisions, and poor planning results. 

 

Commissioner Fleeman agreed with Commissioner Epstein on doing the calculus and used pocket 

parks as an example.  He stated the Planning Commission is at a point where they need to begin 

doing this.   

 

Mr. Thompson talked about tract builders knowing the trends and stated he is receiving calls about 

higher density product, development, attached product and single family detached.  

 

Commissioner Cinq-Mars stated he has observed the need for variety, density, pocket parks, 

sidewalks, and duplexes.   

 

Mr. Rusty Bost commented that the City of Gastonia does not have a form based code and provided 

an illustration of what the City currently has resulting in asking the Commission if this something 

they want continue exploring.  Mr. Baches commented that this is moving into rewriting the 

ordinance or modifying the existing ordinance to accommodate these additional tools that includes 

mapping.  Currently the discussion is about tweaking the text amendment for single family 

subdivision and not duplexes, attached product, commercial, mixed use, small area plan, mapping 

or rezoning.  Further discussion ensued on a full progression as a revision to the current UDO.  

The Planning Commission makes a decision and recommendation on moving forward on adding 

all the additional tools required and City Council makes the decision.  Mr. Baches continued that 

he can estimate on the cost involved in terms of time, resources and commitment and bring it 

before the Commission.   

 

The reason for the City of Gastonia having a UDO was briefly explained by Commissioner Epstein.  

Then he inquired how a radically change made to the ordinance will affect what happens to land 

in the former ETJ or abutting limits that also adopted the UDO.  Mr. Thompson stated all sorts of 

communities adopt UDOs and the unification of a UDO is the subdivision and zoning ordinance 

together in one land development code.  The reason for nearby areas adopting a slightly common 

UDO was the concern of baseline regulations and definitions.  Baseline standards would be fairly 

uniform across jurisdictions.  The codes in different communities were never intended to be carbon 

copies of one another.  The idea was commonality in the basics so the language the codes were 

speaking are similar.  The City of Gastonia’s UDO version is dramatically different from other 

jurisdictions.  Currently Planned Residential Development (PRD) is dramatically different.  Mr. 

Thompson stated that stepping in this direction with changing that part of the code will not affect 

much and he was not concerned.  Gastonia tends to be the lead on ordinance adjustments and 

changes, and other jurisdictions often decide to do it as well. 

 

Commissioner Armstrong inquired about making changes to bring more people to Gastonia to 

better the City and have more growth.  Looking at the maps with the peaks, he asked if single 

family development homes will initially give the biggest impact moving forward and why was it 

chosen to go this route first.  Mr. Thompson explained budget was a factor, Charlotte’s growth 

will eventually come this way, receiving calls and meetings occurring, and addressing problems 

has encouraged discussion now on single family development.   
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Brief discussion ensued on how funding effects zoning rewrites and it being a massive undertaking.  

Charlotte and Miami were used as an example.  The conversation ended with talking about the 

current contract as a one-time allocation by the Planning Department and is a study on single 

family residential.   

 

Item 3: Other Business 

The next meeting is scheduled on Thursday, August 9th.  For the month of September, the draft 

will be presented at the regular meeting scheduled on Thursday, September 6th.  Discussion ensued 

on the September schedule.  After discussion, the decision was made to have a workshop later date 

in September.  Ms. Howard will email the Commissioners a couple dates. 

 

No updates on council votes.  

 

There being no further business, Commissioner Goode adjourned the meeting at 7:47 p.m. 

 

Respectfully submitted, 

 

 

 

 

  

Chrystal Howard, Secretary  Pam Goode, Chairperson 
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Chairperson Pamela Goode declared a quorum and the Gastonia Planning Commission meeting 

opened at 5:32 pm on Thursday, August 9, 2018, in the Council Chambers at City Hall. 

 

Present: Commissioners Jerry Fleeman, Kristie Ferguson, Pamela Goode, Bob Cinq-Mars, Jim 

Stewart, and Bob Biggerstaff 

   

Absent:  Commissioners Rodney Armstrong and Mark Epstein  

 

Staff Members Present: Charles Graham, Assistant City Attorney; Jason Thompson, AICP, 

Planning Director; Jana McMakin, AICP, Senior Planner; Chrystal 

Howard, Secretary; and Keith Lineberger, Land Development Project 

Manager 
 

Item 1a:  Role Call / Sound Check 

 

Item 1b:  Calls/Contacts to Planning Commission Members 

Commissioners stated there were no contacts. 

 

Item 1c:  Oath of Office 

Ms. Chrystal Howard administered the Oath of Office to Commissioners Fleeman and Goode. 

 

Chairperson Goode explained the rules of procedure and time limitations.  

 

Item 2: Public Hearing – Sal Salinas (File # 9048) 

Subject hearing involves a request to rezone approximately 2.11 acres from O-1 (Office District) 

to C-3 (General Commercial District). The subject property is located on the western side of Old 

Redbud Drive. The property is owned by Old Red Bud Landing LLC c/o Larry Lynn. 

 

Chairperson Goode opened the public hearing and recognized Jana McMakin, AICP, Senior 

Planner for the purpose of staff presentation.  

 

Ms. McMakin thanked the Commissioners for being present this evening.  She began by stating 

that the subject property is a 2.11 acres site currently zoned O-1 (Office District).  Staff was 

informed by Mr. Salinas that he wants to do some improvements on the McKinney-Salinas Honda 

Dealership site and are interested in utilizing the subject property for overflow inventory of 

vehicles.  Ms. McMakin reminded the Commission this request is a general rezoning request 

instead of a conditional request and to keep in mind of all the uses that are permitted under the C-

3 district.  The site is vacant.  Ms. McMakin displayed the rezoning map and provided a brief 

description of adjoining properties and zoning districts.  The Future Land Use Map in the 2025 

Comprehensive Plans indicates the subject property for office use, but after a comprehensive 

review, staff recommends approval of the request to the C-3 district as presented.  No questions 

were asked by the Commissioners. 

 

Chairperson Goode recognized Ms. Lauren Salinas Layne, 4295 Wilkinson Boulevard of Gastonia, 

NC.  Ms. Layne is representing the applicant Mr. Sal Salinas and she stated the property at 4295 

Wilkinson Boulevard will undergo renovations.  The request is to rezone the subject property for 

extra storage for inventory.  This would allow them to continue to grow and invest in Gastonia and 

their business.   

 

Brief discussion occurred between Chairperson Goode and Ms. Layne on the planning of 

renovations at 4295 Wilkinson Boulevard.  Ms. Layne noted the additional storage will be needed 

once renovations begin.   

 

Chairperson Goode addressed the public and offered an opportunity for anyone interested in 

speaking to sign up.  No one from the public raised their hand or came forward to sign the sign-in 

sheet; therefore, Chairperson Goode continued with the public hearing. 

 

Commissioner Cinq-Mars inquired about the need for storm water control.  Ms. McMakin 

answered that even though the primary use of the property is for parking of vehicles, the applicant 

is required to go through the Technical Review Committee and explained the process.  Brief 

discussion ensued on impervious surface. No further questions were asked by the Commissioners.   
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Commissioner Fleeman made the motion to approve the request as presented and Commissioner 

Ferguson seconded the motion.  The motion was unanimously approved 6-0. 

 

Item 3: Public Hearing – City of Gastonia (File # 9049) 

Subject hearing involves a request to rezone approximately 22.87 acres from UMU (Urban Mixed 

Use District) and C-3 (General Commercial District) to CBD (Central Business District). The 

property is comprised of 22 parcels and is generally located north of W. Franklin Boulevard and 

south of the railroad. There are multiple property owners. 

 

Chairperson Goode opened the public hearing and recognized Jason Thompson, AICP, Planning 

Director for the purpose of staff presentation.  

 

Mr. Thompson thanked the Commissioners and began briefing the Commission on the City’s 

progress with the FUSE multipurpose stadium and event facility.  Along with the progress, the 

hope is to spur redevelopment of this vicinity leading to this request to rezone property moving 

west from downtown from the current split zoning designation to the same zoning designation as 

downtown.  Another component part of the discussion is item 4 – Amending the Unified 

Development Ordinance (UDO) (File #9065) to address changes adding uses into the CBD zoning 

district.  The thoughts behind this ordinance amendment is to allow uses that would reasonably 

and logically compliment this type of facility.  Mr. Thompson continued that 22 tax parcels are 

within this area and split between 9 property owners.  Staff met with the affected property owners 

to discuss the impacts of these proposed changes on their properties.  Mr. Thompson explained the 

public hearing notification procedures completed by staff.  The CBD was explained as a unique 

zoning district because it is design driven and is flexible.  He stated that this is setup this way 

because of the environment that is seen in this urban core.  Buildings have a pedestrian orientation, 

multi-story buildings, minimal setbacks, a built environment that is focused on well designed, 

walkable mixed use types of development.  This rezoning is about setting the stage, not only the 

construction of the stadium, but for everything around it to be able to redevelop in a fashion that 

will be complimentary to both downtown and to FUSE area.  

 

Mr. Thompson referred to legal for advice on how to handle both agenda items; File # 9049 and 

File # 9065 and Attorney Graham explained options and the requirement to have two votes.  

 

Mr. Thompson reminded the Commissioners of their authority to the rezoning and the text 

amendment.  

   

Commissioner Fleeman provided a hypothetical situation of making UMU & C-3 all to C-3 instead 

of CBD and asked if it was possible because of handling these in reverse order.  He continued that 

it is necessary to know what the uses and zoning regulations are in the CBD before making a 

rezoning decision on these parcels.  Commissioner Fleeman explained the uses needed to be 

handled first.  Mr. Thompson explained the changes from a text amendment perspective are the 11 

uses being added.   

 

Commissioners reviewed the proposed uses.   

 

Chairperson inquired about the possibility of bringing in sponsors and Mr. Thompson stated with 

the desired type of development for this vicinity having it zoned to the district requested would be 

a benefit for development and redevelopment. 

 

C-3 district was briefly explained as large scale commercial retail activity and Franklin Square 

was given as an example.  The vision with the space available CBD designation allows for much 

denser development on these properties than what is currently permissible. 

 

Commissioners noted 12 uses being added to chart.  

 

Mr. Thompson referred to Commissioner Fleeman’s hypothetical situation and stated that the 

Planning Commission has the ability to approve a less intense rezoning.  Being a hypothetical 

situation, Mr. Thompson stated the C-3 district being the least restrictive and most intensive 

commercial zoning district that the Commission would not able to be approve.  The Commission 

could approve as an example an O-1 district.   
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Commissioner Cinq-mars requested clarification on Section 12.9.  Mr. Thompson stated the 

ordinance does not have flexibility for signage related to stadiums and multi-purpose event 

facilities that are very large, big expanses of walls, larger than any other type of building or 

structure.  Signage is being considered in the stadium package with an interest to have the ability 

to do large impactful signage making the facility stand out.  As the restrictions and standards are 

presently in the CBD, it does not allow it. This will give the Design Review Committee the 

flexibility.   

 

Commissioner Fleeman referred the Commissioners to vote on amending the UDO prior to voting 

on the rezoning. 

 

Discussion ensued on the uses allowed, such as brew-pub, batting cages, virtual golf range, 

miniature, golf driving ranges, restaurants, Dave & Busters and Top Golf.   

 

Discussion ensued on the linguistics of the recommendation to City Council. 

 

Chairperson Goode commented that no one is signed up to speak on these items or any remaining 

items.  

 

The baseball hitting cages were discussed amongst Commissioners.   

 

Brief discussion ensued on uses, such as broadly market, technology, market volatility, change 

rapidly occurring, and the future stadium.  

 

Mr. Thompson reiterated that the two agenda items are the map amendment and the text 

amendment and these are two separate votes.  

 

Commissioners moved to item 4 to vote upon a recommendation prior to voting on this rezoning 

item. 

 

After making a motion of recommendation for item 4, Commissioner Cinq-Mars made a motion 

to approve the rezoning request as presented and Commissioner Stewart seconded the motion.  The 

motion was unanimously approved 6-0. 

 

Item 4: Public Hearing – Amending the Unified Development Ordinance (File # 9065) 

Subject hearing involves a request to amend Table 7.1-1 Table of Uses and Section 12.10 Central 

Business District Sign Specifications of the Unified Development Ordinance to permit additional 

uses and add sign flexibility in the CBD (Central Business District). 

 

This item was opened and discussed along with the previous agenda item, File # 9049.   

 

Commissioner Cinq-Mars made a motion of recommendation to approve the uses as presented 

adding Baseball Hitting Ranges and Commissioner Fleeman seconded the motion.  The motion 

was unanimously approved 6-0. 

 

Commissioners moved to item 3 to vote on the rezoning request.   

 

Item 5: Public Hearing – Amending the Unified Development Ordinance (File # 9066) 

Subject hearing involves a request to amend 7.6.2.C Certificate of Appropriateness Required to 

clarify the approval process for a certificate of appropriateness when work has been done in 

violation of the Unified Development Ordinance (UDO). 

 

Chairperson Goode opened the public hearing and recognized Jason Thompson, AICP, Planning 

Director for the purpose of staff presentation.  

 

Mr. Thompson stated this ordinance amendment was a result of conversations and a suggestion 

from a current City Council member.  This amendment is specific to the two regulatory Historic 

Districts, York-Chester and Brookwood.  When someone seeks to do work to a property or 

building, the UDO process is to seek a Certificate of Appropriateness.  Mr. Thompson explained 

basically 4 levels of approval; verify with staff no approval is needed for regular maintenance, 

staff level, minor work level, and major work level.  Situations have occurred when someone has 

done work without the necessary approval creating concerns.  When staff is made aware of the 
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situation, staff’s responsibility under the ordinance to enforce the ordinance.  When work is done 

without receiving a Certificate of Appropriateness, an appropriate method to deal with the 

violation is to have the individual be required to go to the Historic District Commission regardless 

of what would have been their approval level.  This amendment is about making this change in the 

ordinance.  If work was done without a Certificate of Appropriateness that constitutes a violation 

in the Historic District, the remedy is to file an application to the Historic District Commission.  

This idea was presented at a Historic District Commission meeting and the Commissioners were 

in support of this change. 

 

Commissioner Fleeman made a motion of recommendation to approve the request as presented 

and Commissioner Cinq-Mars seconded the motion.  The motion was unanimously approved 6-0. 

 

Item 6: Public Hearing – Amending the Unified Development Ordinance (File # 9067) 

Subject hearing involves a request to amend Section 12.5.10 Planned Development Sign Plan 

Flexibility Option of the Unified Development Ordinance to modify the minimum square footage 

requirements and further clarify the flexibility option. 

 

Chairperson Goode opened the public hearing and recognized Jason Thompson, AICP, Planning 

Director for the purpose of staff presentation.  

 

Mr. Thompson stated multiple conversations occurred with individuals interested in taking 

advantage of this flexibility option that already exists in the ordinance.  The underlying zoning 

district has its own sign square footage regulations maximums.  This provision states that if a 

person is willing to submit a master sign package and commit to coordinating signage throughout 

a development, this will allow flexibility on maximum square footage.  Currently developments 

200,000 square feet and over are eligible.  Coordinated signage in exchange for additional square 

footage is a positive enhancement for both development and the overall community.  The 

amendment is aimed at bringing the square footage threshold down; therefore, making more 

developments eligible for this option.   

 

Commissioner Cinq-Mars made a motion of recommendation to approve the request as presented 

and Commissioner Ferguson seconded the motion.  The motion was unanimously approved 6-0. 

 

Commissioner Cinq-Mars stated the text amendments in the agenda have the date August 21, 2018.  

Mr. Thompson addressed the Commission that staff was made aware today that a decision was 

made to move the City Council meeting date from August 21st to August 23rd.  Staff met the 

requirement to place a new legal ad in the newspaper advertising the new meeting date.  The 

amendment forms will also need to be updated.   

 

Item 7: Major Subdivision Preliminary Plat – Ronnie McAlister – Northampton Phase 3 Lot 

18-D (File # 9033)  

Request involves a Major Subdivision Preliminary Plat for three (3) lots located off of Maria Lynn 

Court. 

 

Chairperson Goode opened the public hearing and recognized Keith Lineberger, Land 

Development Project Manager for the purpose of staff presentation.  

 

Mr. Lineberger stated that Mr. McAlister submitted a preliminary subdivision plat to subdivide an 

undeveloped parcel in the Northampton subdivision into 3 single-family lots.  Parcel is located on 

Maria Lynn Court just east of Gaston Day School Road and north of Kendrick Road.  The property 

is located within the City of Gastonia and currently zoned RS-12.  Public water and sewer current 

exist on Maria Lynn Court and will serve the property.  A section along Maria Lynn Court along 

the proposed development currently lacks sidewalk, but has curb and gutter and paved road.   

Normally the developer will be required to install the improvements; however, due to the lack of 

existing sidewalk in the rest of the developed subdivision, installation of a new sidewalk on these 

three lots would be impractical.  The City is requesting money in lieu of the required 

improvements.  Since the plat is in conformance with the Unified Development Ordinance (UDO), 

staff recommends approval.   

 

Commissioner Cinq-Mars inquired about condition number 19. Site grading shall not occur prior 

to the submission of an approved soil erosion and sedimentation control plan and the approval of 

engineering construction plans.  Commissioner Cinq-Mars stated that one of the lots was leveled 
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and trees removed and asked if this is allowed prior to approval.  Mr. Lineberger stated that grading 

can occur as long as they have approval from the county for their erosion control permit if required.   

 

Commissioner Fleeman made a motion of recommendation to approve the request as presented 

and Commissioner Stewart seconded the motion.  The motion was unanimously approved 6-0.    

 

Item 8: Other Business 

Brief discussion ensued on representatives for the Thursday, August 23rd City Council meeting.  

Mr. Thompson reminded the Commission that the text amendment items will be presented at this 

meeting.  If the rezoning items are appealed, these items will be presented at the second City 

Council meeting in September.  

 

The next meeting is scheduled on Thursday, September 6th and a Special Workshop Meeting is 

scheduled on Tuesday, September 25th. 

 

There being no further business, Commissioner Goode adjourned the meeting at 6:39 p.m. 

 

 

Respectfully submitted, 

 

 

 

 

  

Chrystal Howard, Secretary  Pam Goode, Chairperson 



   

PUBLIC HEARING 

STAFF REPORT 

File # 9072 

GPC Hearing Date:  September 6, 2018 

 

 

OWNER: Triangle Mills Creek Inc., Southwood Realty 

Company, and Triangle Real Estate Gastonia Inc. 

 

APPLICANT: Triangle Real Estate of Gastonia, Inc. 

 

PROPOSED ZONING ACTION: Rezone portion from RMF to RMF CD, a portion to 

RMF CD to RMF CD, and portion from RMF CD 

to RS-12 

 

LOCATION: North of Robinwood Road and west of Fonda Drive 

 

TRACT SIZE:     Approximately 17.99 total acres 

 

WARD:     3 

 

Background and Proposed Zoning Action 

The applicant has developed the existing phases of Mills Creek apartments located north of 

Robinwood Road.  Phase I was built in 1985 and is comprised of 40 2-bedroom units.  Phase II 

was built in 1998 and is comprised of 60 1-bedroom units and 60 2-bedroom units.  Phase III was 

built in 2008 and includes 16 2-bedroom units and 24 3-bedroom units for an existing total of 200 

units. 

 

The rezoning request is to build a Phase IV Mills Creek to include 24 1-bedroom units, 24 2-

bedroom units, and 24 3-bedroom units for a total of 72 units divided into four (4) new buildings.  

The units would include a mix of some with a balcony and some with a sunroom.  The new 3-story 

buildings and parking areas would access the existing driveways off of Robinwood Road (Seth 

Court and Briggs Court) and would not connect with Fonda Drive.  A portion of one (1) proposed 

building and associated parking would be located on an existing Mills Creek parcel zoned RMF 

(Residential Multi-family), with the remaining three (3) new buildings and parking being built on 

two (2) vacant lots currently zoned RMF CD (Residential Multi-family, Conditional District).  

Therefore, the subject property is comprised of three (3) total parcels. 

 

The two (2) vacant lots currently zoned RMF CD were rezoned in 1994 (File #57-94) for 40 

attached units (see attached). 

 

The applicant is requesting a zoning change from RMF to RMF CD (for existing Mills Creek 

parcel), the vacant property to RMF CD to RMF CD, and the existing house from RMF CD to RS-

12 (Residential, minimum 12,000 sq. ft. lots).  The applicant has included a conceptual site plan 

and architectural elevations of the proposed buildings. 

 

The proposed zoning conditions are as follows:  

1. Development shall be consistent with the attached site plan including a maximum of 72 

new apartment units. 

2. Buildings constructed on the site shall be consistent with both the attached elevation 

drawings including all materials and architectural details depicted as well as building 

design standards from the Unified Development Ordinance. 

3. Landscape buffer area indicated on site plan will be 25 ft. including a fence and 

vegetation. 

4. Distance of the closest point of northern building will be a minimum of 71 ft. from the 

property line. 

5. Adequate measures for stormwater (existing and future) will be evaluated during the TRC 

(Technical Review Committee) review process. 

6. A recombination plat to be approved through subdivision process to clearly define new 

zoning and parcel lines. 

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

Gastonia Unified Development Ordinance. 

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

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

conditions shall govern. 

 

Description of Adjoining Properties and Zoning / Land Use Trends 

Single-family zoning (RS-12) is located to the north, east, and west of the subject property.  The 

Heatherloch subdivision is located to the north of the subject property, single-family homes along 

Alton Drive and Fonda Drive to the east, and the Williamsburg community to the west.  Across 

Robinwood Road there are several zoning districts (RMF, RS-12, and O-1 CD) and land uses 

including Oak Hill Square apartments, a church, the former Armstrong Athletic Club building, and 

Hawks Nest STEAM Academy.  The signalized intersection of Robinwood Road and Kendrick 

Road is located just east of the site and the Harris Teeter shopping center is in close proximity. 

 

Public Infrastructure 

Water and sewer extension will be required to serve the new development.  Robinwood Road is a 

4-lane undivided facility with curb, gutter, and sidewalks along the subject property.  According 

to NCDOT’s 2018-2027 State Transportation Improvement Program (STIP) and the GCLMPO’s 

2045 Metropolitan Transportation Plan (MTP), there are no funded transportation improvement 

projects in the immediate vicinity of this project.  The Comprehensive Transportation Plan (CTP) 

does not show any future improvements on any streets adjacent to the subject properties.  

 

Consistency with Adopted Plans 

The Future Land Use Map adopted as part of the 2025 Comprehensive Plan indicates residential 

land use to be appropriate for this area. 

 

Conclusion 

The included site plan and other materials detail the applicant’s proposed expansion of the Mills 

Creek development to build 72 units in four (4) three-story buildings.  If approved, the project 

would be subject to all applicable provisions of the Unified Development Ordinance (UDO), the 

included site plan, architectural elevations, and the zoning conditions as set forth in this report.  

The subject property is also currently zoned RMF CD for attached residential units.  Given the 

consistency with the 2025 Plan, UDO requirements, and the additional zoning conditions, staff 

recommends the request for rezoning be approved as presented. 
 

 

_________________________ 

Jana McMakin, AICP 

Senior Planner 

 

 

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

consistent with the 2025 Comprehensive Plan, the existing residential multi-family zoning of the 

property, and with the additional buffers, setbacks, and architectural materials is in harmony with 

the current residential zoning and development surrounding 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): Although the proposed 

rezoning is consistent with the 2025 Comprehensive Plan it is not reasonable and in the public 

interest because it is inconsistent with the surrounding development because of the three story 

building and increased density of the development. 
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I

Roads
Streams
Buildings
Parcels

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
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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

Applicant:  Triangle Real Estate

Owner:  Multiple Owners

Planning Comm Hearing:  Sept. 6, 2018

Request: RMF & RMF CD to RMF CD
                also RMF CD to RS-12

Ward: 3

Tract Size:  17.99 acres total

Parcel ID #: 140764, 140767, 140769
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I, _________________________, hereby certify that all mail notices, in the absence of
fraud, were mailed to all affected and adjoining property owners on ___________, 2018.

Application
#9072 Planning Department
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057 Return to: Tammie Keplinger 
City of Gastonia 

  Box 22
CITY OF GASTONIA
GASTON COUNTY 
NORTH CAROLINA

 KNOW ALL MEN BY THESE PRESENTS, THAT Oliver Hale, Michael and Sara Gray and 

Henry and Margaret Hl Parker, property owner(s) having applied to the City of Gastonia for a Conditional 

Use Permit concerning the property hereinafter described and said permit having been granted by the City 

of Gastonia on April 19, 1994, the terms of said Conditional Use Permit being as follows:  

DESCRIPTION OF PREMISES

Location: North side of Robinwood Road between Williamsburg Drive and Alton Drive.

Tax Map Reference Number: 10-68-8, 8.01 and  8.02

Zoning Classification: R-8C, Multi-Family Residential Conditional Use 

Conditions: (Note: Site Plan must be attached): 

1. Compliance with site plan

2. Permitted uses are multi-family and single family residential development;

3. A 24’ driveway to Mr. Hale’s property and a 12’ residential drive to Mr. Parker’s property ; 

4. No access to Fonda Lane;

5. A thirty (30)foot rear setback with a fifteen (15) foot buffer strip within the thirty (30) feet.

57cud
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PUBLIC HEARING 

STAFF REPORT 

File No. 9073 

Hearing Date:  September 6, 2018 

 

 

OWNER:     Shree Gopal Inc. 

 

APPLICANT: Latisha Watson & Claudia Charles 

 

PROPOSED ZONING ACTION: Rezone from C-1 (Neighborhood Commercial) to C-2 

(Highway Commercial) 

  

LOCATION: 539 N. Chester Street 

   

TRACT SIZE:     Approximately .37 acres 

 

WARD:     4 

 

EVALUATION: 

 

Site Description & Background 

The subject property consists of a single tax parcel (parcel # 101283) totaling approximately .37 

acres that is currently zoned C-1 (Neighborhood Commercial District) and this request is to 

rezone the site to C-2 (Highway Commercial District).  The property is also located in the City’s 

Gateway Overlay. 

   

The site includes one existing building, paved area for parking, and an existing driveway located 

off of N. Chester Street.     

 

Description of Adjoining Properties and Zoning 

The subject property is bordered by a convenience store zoned C-2 (Highway Commercial) to 

the north and vacant RS-8 (Residential District, minimum 8,000 sq. ft. lots) zoned property to the 

south along N. Chester Street.  The Gateway Village property zoned RMF PRD (Residential 

Multi-family/Planned Residential Development) in 2007 includes the existing Gateway Village 

building for seniors and residential homes is located across N. Chester Street. 

  

Recent Land Use Trends in the Area and Available Public Facilities 

Land use and zoning in this area have been steady over the past decade.  Public water and sewer 

currently serve the subject property.   N. Chester Street is a 4-land undivided facility that 

includes sidewalk along the property frontage.   According to NCDOT’s 2018-2027 State 

Transportation Improvement Program (STIP) and the GCLMPO’s 2045 Metropolitan 

Transportation Plan (MTP), there are no funded transportation improvement projects in the 

immediate vicinity of this project.  The Comprehensive Transportation Plan (CTP) does not 

show any future improvements on any streets adjacent to the subject properties.  The CTP does 

show a proposed multi-use path along the creek between N Boyce Street and the subject 

property. 

 

Consistency with the Comprehensive Plan 

The Future Land Use Map in the 2025 Comprehensive Plan indicates the subject property as 

commercial.   

 

Conclusion 

The subject property is currently zoned for commercial uses allowed in the C-1 district on the 

Official Zoning Map.  The change of zoning from C-1 to C-2 would allow additional uses on the 

site (see attached list of uses).  Some of those uses listed in the attachment are not permitted due 

to the property’s location in the Gateway Corridor Overlay District.  There has been much 

discussion in the past with City Council and the Highland neighborhood in particular regarding 

appropriate locations for certain uses.  Part of the reason for creating the Gateway Corridor 

Overlay was to implement use limitations along important corridors that lead to downtown 

Gastonia.  As the subject property is located within the Gateway Corridor Overlay District use, 

staff recommends denial of the request as presented.  
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_______________________ 

Jana McMakin, AICP  

Senior Planner 

 

 

Statement of consistency and reasonableness (motion to deny):   

While the proposed rezoning is consistent with the commercial land use shown for this property 

along N. Chester Street as designated in the 2025 Comprehensive Plan, the uses that would be 

permissible in the C-2 district would be contrary to the intent of the Gateway Corridor.  

Therefore, the Planning Commission considers an affirmative vote to not be reasonable and to 

not be in the public interest. 

 

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

be considered consistent with the Gastonia 2025 Comprehensive Plan and the existing adjacent 

zoning and use, therefore the Planning Commission considers an affirmative vote to be 

reasonable and in the public interest. 
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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.

I

Roads
Streams
Floodway
100yr Flood Zone
500 Yr Flood Zone
Buildings
Parcels
Gateway

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

Applicant:  Latisha Watson
                    and Claudia Charles

Owner:  SHREE GOPAL INC

Planning Comm Hearing:  Sept. 6, 2018

Request: C-1 to C-2

Ward: 4

Tract Size:  0.37 acres

Parcel ID #: 101283

Legend

0 100 20050
Feet

I, _________________________, hereby certify that all mail notices, in the absence of
fraud, were mailed to all affected and adjoining property owners on ___________, 2018.

Application
#9073 Planning Department

1.  MCDOWELL BOBBY L
2.  GASTONIA CITY OF
3.  SHREE GOPAL INC
4.  STANDARD HARDWARE BLD 1922 LLC
5.  STANDARD HARDWARE BLD 1922 LLC
6.  STANDARD HARDWARE BLD 1922 LLC
7.  STANDARD HARDWARE BLD 1922 LLC
8.  GASTONIA CITY OF
9.  GASTONIA CITY OF
10. GASTONIA CITY OF
11. BOYCE & GRANITE LLC
12. BOYCE & GRANITE LLC
13. BOYCE & GRANITE LLC
14. BOYCE & GRANITE LLC3

-3



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

   
 

Planning Department 
 

Unified Development Ordinance Zoning Districts: 
C-1 (Light Commercial) 

 
Note: For a complete elaboration of zoning classifications, see the Unified Development Ordinance 

or contact the Development Services Department at (704) 854-6652. 
 

Uses Permitted by Right 
(X) 

ABC Store Financial Institution (excluding principal use ATMs) 
Agricultural Use, Class I Food Catering Facility 
Amusement Arcade Food Pantry  
Animal Boarding & Grooming Service, no    Funeral Homes 
    outdoor kennels, household pet Furriers 
Art Gallery Game Room 
Auction Gallery Grocery Store, 0-17,999 sqft GFA 
Audio Visual Producing and Recording Service Grooming Services 
Auditorium/Assembly Hall/Amphitheater/  Hardware Store 
    Community Center, less than 500 seats Health & Behavioral Care Facility 
Automobile Club Health Club, Spa, Gymnasium (principal use) 
Automobile Parts and Supply Store Laboratories – Dental, Medical 
Barber/Beauty Shop Laundromat 
Baseball Hitting Range Lawn and Garden Center 
Brew-pub Library  
Business Services  Medical Offices, 0 – 24,999 sqft GFA 
Charitable Relief Organization, Category I Medical Offices, 25,000+ sqft GFA 
Cleaning & Maintenance Service Monument Sales 
College/University Museum 
Convenience Store Offices, Excluding Medical, 0 – 24,000 sqft GFA 
Craft Studio Park 
Dwelling, Single Family Photo Finish Laboratory 
Dwelling, Single Family Attached Post Office 
Essential Services, Class I School for the Arts 
Essential Services, Class II Taxidermy 
Essential Services, Class IV  

 
Uses Permitted by Right with Supplemental Regulations (See Table 7.1-1) 

(XS) 
Adult Establishments Live-in Office or Business  
Amateur Wireless Facilities Military Reserve Center  
ATM (Automated Teller Machine) Nursing Home, Rest Home 
Automobile Hobbyist Paint Ball Facility 
Bed and Breakfast Inn Parking Lot (principal use) 
Business Incubation Facility Private Dining Club 
Church/Place of Worship Produce Stand, Accessory 
Communication Tower, Combined Produce Stand, Principal Use 
Community Center Recreation Center and Sports Center 
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Uses Permitted by Right with Supplemental Regulations (See Table 7.1-1) 
(XS) 

Day Care Center, Accessory Recycling Deposit Station, Principal Use 
Day Care Center, Class B Restaurant 
Day Care Center, Class C Restaurant, within Other Facilities 
Dwelling, Mixed Use Retail, 0 – 24,999 sqft GFA 
Dwelling, Two Family School, Elementary & Middle (public & private) 
Garden Events Facility School, Senior High (public & private) 
Home Occupation, Customary  Shopping Center, 0 – 24,999 sqft GFA 
Independent Living Center Taxi Stand 

 
Uses Allowed with Conditional Use Permit 

(Public Hearing Required—See Section 5.11 for Procedures) 
(C) 

Abattoir Grocery Store, 18,000+ sqft GFA 
Billiard Parlor Rooming House 
Bus and Train Terminal, Passenger Transit Station 
Farmer’s Market  

 
Uses Allowed with Conditional Use Permit 

(Public Hearing Required—See Section 5.11 for Procedures)  and 
Supplemental Regulations Applicable (See Table 7.1-1) 

(CS) 
Assisted Living Center Group Home 
Auction House Neighborhood Services Center 
Auditorium/Assembly Hall/Amphitheater/ Riding Stable 
    Community Center, 500 or more seats  Shopping Center, 25,000-49,999 sqft GFA 
    (principle use)  

 
Uses Allowed with Conditional Use Permit 

(Public Hearing Required—See Section 5.11 for Procedures) and/or 
Supplemental Regulations Applicable (See Table 7.1-1) 

(XS/CS) 
Animal Hospital, Indoor Fraternal & Service Organization Meeting 
Communication Tower Facility (non or not-for-profit),10,00 sqft GFA  
Dwelling, Multi-Family Maternity Home 
Family Care Home Stadium 
Fraternal & Service Organization Meeting  
    Facility (non or not-for-profit), 0-9,999sqft  GFA  

 
Supplemental Regulations Applicable (See Table 7.1-1) 

(ES) 
Manufactured Home Park  
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Planning Department 
 

Unified Development Ordinance Zoning Districts: 
C-2 (Highway Commercial) 

 
Note: For a complete elaboration of zoning classifications, see the Unified Development Ordinance 

or contact the Development Services Department at (704) 854-6652. 
 

Uses Permitted by Right 
(X) 

ABC Store Farm Supply Store, without outdoor storage 
Agricultural Use, Class I Farmer’s Market 
Amusement and Sporting Facility, Indoor  Financial Institution (excluding principal use ATMs) 
      (unless use specifically listed) Food Catering Facility 
Amusement Arcade Food Pantry  
Animal Boarding & Grooming Service, no  Funeral Homes 
      outdoor kennels, household pet Furriers 
Art Gallery Game Room 
Auction Gallery Grocery Store, 0-17,999 sqft GFA 
Audio Visual Producing and Recording Service Grocery Store, 18,000+ sqft GFA 
Auditorium/Assembly Hall/Amphitheater/  Grooming Services 
Community Center, less than 500 seats Hardware Store 
Automobile Club Health & Behavioral Care Facility 
Automobile Parts and Supply Store Health Club, Spa, Gymnasium (principal use) 
Bail Bond Laboratories – Dental, Medical 
Barber/Beauty Shop Laundromat 
Baseball Hitting Range Lawn and Garden Center 
Billiard Parlor Library  
Bowling Lanes Medical Offices, 0 – 24,999 sqft GFA 
Brew-pub Medical Offices, 25,000+ sqft GFA 
Business Services  Monument Sales 
Cabinet and Woodwork Shops Moving & Storage Facilities 
Charitable Relief Organization, Category I Museum 
Charitable Relief Organization, Category II Offices, Excluding Medical, 0 – 24,999 sqft GFA 
Charitable Relief Organization, Category III Offices, Excluding Medical, 25,000+ sqft GFA 
Check Cashing Establishment, Closed 12AM to 5AM Park 
Cleaning & Maintenance Service Pawn Shop 
College/University Photo Finish Laboratory 
Convenience Store Post Office 
Craft Studio Printer 
Crematorium School for the Arts 
Distribution/Wholesale/Storage Operation Sign Shop 
Electric, Heating, Air Conditioning, Ventilating, Skating Rink, Indoor 
Plumbing Supplies & Equipment Sales Small Engine Repair & Services 
Emergency Shelter for Homeless Children Taxicab Company 
Essential Services, Class I Taxidermy 
Essential Services, Class II Theater, Indoor Movie 
Essential Services, Class IV  Upholstery Shop 
Exterminator Service  
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Uses Permitted by Right 
(X) 

Farm Supply Store, with outdoor storage Wholesale Sales Operation 
 

Uses Permitted by Right with Supplemental Regulations (See Table 7.1-1) 
(XS) 

Adult Establishments Live-in Office or Business 
Amateur Wireless Facilities  
Assisted Living Center 

Maternity Home 
Microbrewery 

ATM (Automated Teller Machine) Military Reserve Center  
Auction House Nursery (Garden) 
Automobile Body Shop Nursing Home, Rest Home 
Automobile Detail Shop Paint Ball Facility 
Automobile Hobbyist Parking Lot (principal use) 
Automobile Reconditioning Shop Private Club (without Adult Entertainment) 
Automobile Repair Shop Private Dining Club 
Business Incubation Facility Produce Stand, Accessory 
Car Wash, Automatic, Class I and II Produce Stand, Principal Use 
Cemetery/Columbarium Radio and Television Studio 
Church/Place of Worship Recreation Center and Sports Center 
Communication Tower, Combined Recycling Deposit Station, Principal Use 
Community Center Restaurant 
Conference Center/Meeting Facility Restaurant, with Drive Thru 
Convenience Store – Fuel Mart Restaurant, within Other Facilities 
Country Club Retail, 0 – 24,999 sqft GFA 
Day Care Center, Accessory Retail, 25,000 – 49,999 sqft GFA 
Day Care Center, Class B Retail, 50,000 – 99,999 sqft GFA 
Day Care Center, Class C School, Vocation 
Dwelling, Mixed Use Shopping Center, 0 – 24,999 sqft GFA 
Garden Events Facility Shopping Center, 25,000 – 49,999 sqft GFA 
Golf Course & Golf Driving Range, miniature Shopping Center, 50,000 – 99,999 sqft GFA 
Hotel Swim/Tennis Club 
Hotel, Full Service Swimming Pool, Sales, Service & Supplies 
Independent Living Center  Taxi Stand 
Landfill, Land Clearing and Inert Debris, Onsite  Tire Sales, New or Used 
     (accessory) Truck and Utility Trailer Rental Facility 
       

 
Uses Allowed with Conditional Use Permit 

(Public Hearing Required—See Section 5.11 for Procedures) 
(C) 

Bus and Train Terminal, Passenger Railroad Terminal & Yard 
Check Cashing Establishment, Open 12AM to 5AM School, Elementary & Middle (public & private) 
Marina, Commercial School, Senior High (public & private) 
Petroleum Distribution Facility Transit Station 

 
Uses Allowed with Conditional Use Permit 

(Public Hearing Required—See Section 5.11 for Procedures)  and 
Supplemental Regulations Applicable (See Table 7.1-1) 

(CS) 
Amusement and Sporting Facility, Outdoor Continuing Care Facility 
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Uses Allowed with Conditional Use Permit 
(Public Hearing Required—See Section 5.11 for Procedures)  and 

Supplemental Regulations Applicable (See Table 7.1-1) 
(CS) 

Animal Hospital (with outdoor kennel) Landfill, Land Clearing and Inert Debris, Offsite 
Animal Kennel Mini-Warehouse 
Animal Shelter Motel 
Auditorium/Assembly Hall/Amphitheater/  Retail, 100,000+ sqft GFA 
     Community Center, 500 or more seats  Riding Stable 
     (principal use) Shopping Center, 100,000+ sqft GFA 
Camping and Recreational Vehicle Park  

 
Uses Allowed with Conditional Use Permit 

(Public Hearing Required—See Section 5.11 for Procedures) and/or 
Supplemental Regulations Applicable (See Table 7.1-1) 

(XS/CS) 
Animal Hospital, Indoor Fraternal & Service Organization Meeting Facility 
Automobile Service Station      (non- or not-for- profit), 10,000+ sqft GFA 
Car Wash, Self Service Stadium 
Communication Tower 
Essential Service, Class III 

Transitional Housing Facility 

Fraternal & Service Organization Meeting Facility   
     (non- or not-for- profit), 0 – 9,999 sqft GFA  

 
Supplemental Regulations Applicable (See Table 7.1-1) 

(ES) 
Manufactured Home Park  
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MEMORANDUM 

 

 

Date:   August 30, 2018 

 

To: Michael Peoples 

City Manager 

 

From:  Jana McMakin, AICP 

  Senior Planner 

 

Through: Jason Thompson, AICP 

  Planning Director 

 

Subject: An ordinance amending Table 12.4-6 of Section 12.4 Permitted Signs: Location, Size, Number to clarify the 

maximum allowance of wall signage and standards for number of permitted freestanding signs for multitenant 

developments, and Section 12.15 Electronic Changeable Message Signs of the Unified Development 

Ordinance to increase the maximum area permitted of electronic changeable message on signs (File #9086) 

______________________________________________________________________ 

 

Proposed Amendments 

 
This package of amendments would include revisions to Chapter 12 Signs of the Unified Development Ordinance 

(UDO).   

 

The first is for clarification of wall signage allowances listed in Table 12.4-6 (this table includes dimensional and 

location standards for commercial and industrial zoning districts).  Currently the wall sign area allowance for all uses 

and multitenant developments states, “Wall signs on any wall face shall not cumulatively exceed 10 percent of the 

wall area or 100 square feet.”  Adding the phrase “whichever is less” would be consistent with prior interpretation 

and of the wall signage allowance listed for uses in other zoning districts. 

 

The second proposed amendment is also included in Table 12.4-6.  Currently there is a restriction for only one 

multitenant sign per thoroughfare.  The proposed amendment would permit additional multitenant sign(s) at 

signalized intersections with direct access on thoroughfares. 

 

The third proposed amendment in this package is to increase the electronic changeable message sign (ECMS) 

allowance for signs found in Section 12.15.  With the increasing technology changes and demand for a portion of 

ECMS signage, this amendment would allow an increase from fifty to seventy-five percent of the face copy, as well 

as remove the restriction of 50 total sq. ft. of electronic changeable area on multitenant signs.  

 

Conclusion 

 

These amendments would bring clarification as well as allow additional cohesive signage for multitenant 

developments with signalized direct access along thoroughfares.  Based on a proposed effective date of September 

18, 2018, if approved by the City Council, this ordinance amendment would allow for increase in ECMS signage 

and removing a total sq. ft. of ECMS only imposed on multitenant signs. 

 

 

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 brings clarification and supports the purpose of 

the City’s signage regulations.   
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AN ORDINANCE TO AMEND THE UNIFIED DEVELOPMENT ORDINANCE OF THE CITY 

OF GASTONIA 

 
An ordinance amending Table 12.4-6 of Section 12.4 Permitted Signs: Location, Size, Number to clarify the 

maximum allowance of wall signage and standards for number of permitted freestanding signs for multitenant 

developments, and Section 12.15 Electronic Changeable Message Signs of the Unified Development Ordinance to 

increase the maximum area permitted of electronic changeable message on signs. 

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. Table 12.4-6 of Section 12.4 Permitted Signs: Location, Size, Number of the Unified 

Development Ordinance shall be amended as follows: 
 

TABLE 12.4-6  
DIMENSION AND LOCATION STANDARDS FOR SIGNS REQUIRING A PERMIT  

COMMERCIAL AND INDUSTRIAL DISTRICTS  

Commercial and Industrial Zones  

 
Types of sign  

permitted*  
Permitted number of signs  Maximum sign area  

Maximum sign 

height  

All uses  Business  

Identification  

Wall. Wall signs may be placed on any wall elevation.  

   

Projecting/Suspended or Canopy/Awning: One per 

exterior customer entrance.  

   

Freestanding.  

a. One only except a second sign shall be allowed if the 

use fronts on two thoroughfares (as indicated on the most 

recently adopted version of the thoroughfare plan of the 

Gaston Urban Area). If two signs are placed, each must 

front on a separate thoroughfare and be at least 200 

linear feet apart as measured using the shortest straight 

line distance.  

b. For any non-residential use, which contains more than 

one principal structure, one group or monument 

identification sign may be placed within 20 feet of each 

structure provided that the structure does not contain 

any wall identification sign.  

c. No pole signs shall be allowed in the I-U district.  

Wall. Wall signs on any 

wall face shall not 

cumulatively exceed 10 

percent of the wall area 

or 100 square feet, 

whichever is less.  

   

Projecting/Suspended: 

Up to 10 square feet.  

   

Canopy/Awning: Signs 

located on the awning 

skirt, and not the 

awning face.  

Square footage for 

projecting/suspended 

signs and 

canopy/awning signs 

shall count towards 

total for wall sign 

square footage on 

applicable wall face.  

   

Pole or Ground:  

a. 64 square feet  

b. 10 square feet.  

Wall. Signs shall 

not be allowed 

to extend 

above the 

parapet of the 

building.  

   

Pole or Ground.  

a. 20 feet.  

b. 4 feet.  

Multitenant  

Developments  

Identification 

(wall or 

freestanding)  

Multitenant development sign. One freestanding sign on 

each thoroughfare (as indicated on the most recently 

adopted thoroughfare plan of the Gaston Urban Area) 

frontage. Multitenant developments with direct access to 

signalized intersections on thoroughfares shall be allowed 

one freestanding multitenant sign at each of said 

intersection.  Such signs shall be at least 200 linear feet 

Detached multitenant 

development sign. 100 

square feet: 200 square 

feet for developments 

with a gross floor area 

greater than 25,000 

square feet  

Wall. Signs shall 

not be allowed 

to extend 

above the 

parapet of the 

building.  

   

4-2



apart as measured using the shortest straight line 

distance. The owner or manager of the development must 

file a statement with the zoning administrator (upon 

issuance of the sign permit) that he will apprise all tenants 

of the development of sign regulations contained in this 

Chapter.  

   

Individual uses. Wall signs, projecting/suspended signs, 

and/or canopy/awning signs only (except for allowed 

signs located in the multitenant development sign(s)). 

One projecting/suspended sign and one canopy/awning 

sign per exterior customer entrance. No pole signs shall 

be allowed in the I-U district.  

   

Wall. Wall signs on any 

wall face shall not 

cumulatively exceed 10 

percent of the wall area 

or 100 square feet, 

whichever is less.   

   

Projecting/Suspended. 

Up to 10 square feet.  

   

Canopy/Awning. Signs 

located on the awning 

skirt, and not the 

awning face.  

Square footage for 

projecting/suspended 

signs and 

canopy/awning signs 

shall count towards 

total for wall sign 

square footage on 

applicable wall face.  

Pole or Ground.  

20 feet  

25 feet when 

sign square 

footage is 

allowed to 

exceed 100 

square feet  

 

 

Section 2. Section 12.15 Electronic Changeable Message Signs shall be amended as follows: 
 

A.  Electronic Changeable Message Signs (ECMS) shall be permitted on freestanding (ground sign, monument sign 
or pole sign) on-premise business identification signs subject to the following limitations and requirements:  

1.  The ECMS shall be part of the freestanding business identification sign or be allowed in lieu thereof, but in no 
case shall the square footage devoted to the ECMS exceed fifty (50) seventy-five (75) percent of the total allowed 
sign face area for any such free-standing business identification sign. In the case of multi-tenant signs exceeding 
one hundred (100) total square feet, the maximum of the total sign face size allowable for an ECMS shall be fifty 
(50) square feet. 

 

 

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. 

 

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 sign 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 18th day of September, 2018. 

 

 

       ________________________________ 

        Walker E. Reid III, Mayor  

 

ATTEST: 

 

 

_______________________ 

City Clerk 
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MEMORANDUM 

 

 

Date:   August 29, 2018 

 

To: Michael Peoples 

City Manager 

 

From:  Jason Thompson, AICP 

  Planning Director 

 

Subject: An ordinance amending Table 2.7-1 Defined Terms, Table 4.1-1 Summary of Ordinance Administration and 

Review Bodies, and a new subsection Section 9.15.1 Small Wireless Facilities to the Unified Development 

Ordinance to provide clear standards for small cell wireless facilities (File #9087) 

______________________________________________________________________ 

 

Background 

 
The NC General Assembly adopted legislation establishing standards for the regulation of small cell wireless facilities 

back in the summer of 2017 and in the time since local governments across the state have been developing ordinances 

in order to be in compliance with the law.  This agenda item is the proposed ordinance that has been drafted by staff 

for your consideration.   Included with this cover memo is a short slideshow that indicates the provisions proposed 

under this ordinance. 

 

 

Conclusion 

 
If approved, this ordinance would become Gastonia’s new framework for the regulation and permitting of small cell 

wireless facilities throughout the city.  Staff recommends approval of the proposed ordinance as presented. 
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8/31/2018

SMALL CELL WIRELESS
DRAFT ORDINANCE TO ADDRESS LEGISLATIVE CHANGES

LEGISLATIVE CHANGES

• House Bill 310 became law July 21, 2017

• Result of engagement between large wireless service companies, energy
providers, state government agencies, etc.

• Organization of the law:
• Definitions

• Permitting process

• Poles

• Access agreements (public property collocations)

• NCDOT permitting in state ROW
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GASTONIA’S PROPOSED ORDINANCE

• Goal of Ordinance
• 1. Minimize the impacts of small wireless facilities

• 2. Encourage the location and collocation of small wireless facilities on existing structures

• 3. Accommodate the growing demand for wireless services

• 4. Regulate in accordance with all applicable Federal and State laws;

• 5. Establish review procedures

• 6. Protect aesthetics while meeting the public’s needs

• 7. Encourage the use of existing buildings and structures as locations for small wireless
facilities

GASTONIA’S PROPOSED ORDINANCE

• Small cell wireless is NOT a communication tower

• Final approval of permit by Technical Review Committee (TRC)

• Placement subject to “preferred locations”

• All ground equipment must be concealed

• Design standards (all stealth)
• No more than 10’ above utility or light pole or other structure

• No lower than 8’ above the ground

• No taller than 50’ in total height (40’ in SFR areas)

• Minimum distances from homes

• Require COA in Historic Districts
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GASTONIA’S PROPOSED ORDINANCE

• Preferred Locations
• 1. Collocation on an existing facility, structure or pole in a non-residential zone outside of

the City right-of-way.

• 2. Collocation on an existing facility, structure or pole in a non-residential zone in the City
right-of-way.

• 3. Location on a new facility, structure or pole in a residential zone outside of the City
right-of-way.

• 4. Location on a new facility, structure or pole in a residential zone in the City right-of-
way.

5-4



AN ORDINANCE TO AMEND THE UNIFIED DEVELOPMENT ORDINANCE OF THE 

CITY OF GASTONIA 

 WHEREAS, advances in wireless communication technology have resulted in a 

proliferation of the need for more small cell wireless facilities; and, 

 WHEREAS, the North Carolina Legislature has adopted N.C.G.S. 160A-400.50 through 

160A-400.57 to ensure the safe and efficient integration of small cell wireless facilities throughout 

the community; and, 

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

clear, concise and consistent standards for the management of growth and development of small 

cell wireless facilities throughout the city consistent with the authority granted in the above 

referenced statutes; 

 

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

OF GASTONIA, NORTH CAROLINA THAT: 

 

Section 1. Table 2.7-1 – Defined Terms of the Unified Development Ordinance of the City of 

Gastonia is hereby amended to add to the definition of “Communication Tower” as follows: 

 

A tower facility, including, but not limited to, radio and television transmission towers or similar 

utilities, microwave towers, and mobile telephone or radio towers.  This term shall not include 

radio transmission facilities for use by ham radio operators or two-way local radio facilities for 

business or governmental purposes that are under one hundred (100) feet in height and that, at a 

height of fifty (50) feet above the base, have a maximum horizontal measurement of eighteen (18) 

inches; nor, shall it include any tower erected by a public authority for public safety or emergency 

services communication purposes.  This term shall not include small wireless facilities or micro 

wireless facilities as those terms are defined in Section 9.15.1 of this UDO. 

 

Section 2. Table 4.1-1 – Summary of Ordinance Administration and Review Bodies is hereby 

amended as follows: 

 
Table 4.1-1  

SUMMARY OF ORDINANCE ADMINISTRATION AND REVIEW BODIES  

Procedure Section Administrator 

Planning 

Commission City Council 

Board of 

Adjustment 

Technical 

Review  

Committee 

Site Plan  5.2  Receive 

Application  

Appeal of  

TRC's  

Decision  

(depending on  

issue)  

 
Appeal of TRC's 

Decision (depending 

on issue)  

Final 

Decision  

Building Permit  5.4  Receive 

Application; 

Final Decision  

  
Appeal of  

Administrator's 

Decision  

 

Zoning  

Compliance  

Certificate/  

Permit  

5.5  Receive 

Application; 

Final Decision  

  
Appeal of  

Administrator's 

Decision  

 

Temporary Use  

Permit  
5.8  Receive 

Application; 

Final Decision  

  
Appeal of  

Administrator's 

Decision  

 

Home 

Occupation/Ac

5.9  Receive 

Application; 

Final Decision  

  
Appeal of  

Administrator's 

Decision  
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cessory Use  

Permit  

Vested Rights  

Certificate  
5.10  Receive 

Application  

Make  

Recommendation  

Final Decision  
  

Conditional 

Use Permit  
5.11  Receive 

Application  

Recommendation 

(if appealed or 

less than ¾ vote); 

otherwise Final 

Decision  

Final Decision (if 

appealed or less 

than ¾ vote by 

Planning 

Commission)  

  

Small or Micro 

Wireless 

Facilities 

9.15.1 Receive 

Application 

   Final 

Decision 

Special 

Exception  
5.12  Receive 

Application  

  
Final Decision  

 

Admin. Appeal  5.13  Receive 

Application  

  
Final Decision  

 

Variance  5.14  Receive 

Application  

  
Final Decision  

 

Minor  

Modifications  

to Standards  

5.15  Receive 

Application; 

Final Decision  

Final Decision  
   

UDO Map  

Amendment  
5.16  Receive 

Application  

Recommendation 

(if appealed or 

less than ¾ vote); 

otherwise Final 

Decision  

Final Decision (if 

appealed or less 

than ¾ vote by 

Planning 

Commission)  

  

UDO Text  

Amendment  
5.17  Receive 

Application  

Recommendation  Final Decision  
  

Minor 

Subdivision  
13.12  Receive 

Application; 

Final Decision  

Appeal of  

Administrator's 

Decision - 

Recommendation  

Appeal Of  

Administrator's 

Decision - Final 

Decision  

  

Major 

Subdivision 

Preliminary 

Plat  

13.14  Receive 

Application  

Final Decision  
   

Major 

Subdivision 

Final Plat  

13.18  Receive 

Application  

 
Final Decision  

  

 

 

 

Section 3. Chapter 9 – General Provisions of the City of Gastonia Unified Development 

Ordinance is hereby amended to add a new section as follows:    

 

SECTION 9.15.1   SMALL WIRELESS FACILITIES 
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A.  Intent.  The purpose of this section is to: 

1. Minimize the impacts of small wireless facilities on surrounding areas by establishing 

standards for location, structural integrity and compatibility; 

2. Encourage the location and collocation of small wireless facilities equipment on existing 

structures thereby minimizing new visual, aesthetic, and public safety impacts, and to reduce the 

need for additional antenna-supporting structures; 

3. Accommodate the growing demand for wireless services and the resulting need for small 

wireless facilities; 

4. Regulate in accordance with all applicable federal and state laws; 

5. Establish review procedures to ensure that applications for small wireless facilities are 

reviewed and acted upon within a reasonable period of time or any specific period of time required 

by law; 

6. Protect the aesthetics of the City while meeting the needs of its citizens and businesses 

to enjoy the benefits of wireless communications services; and 

7. Encourage the use of existing buildings and structures as locations for small wireless 

facilities infrastructure as a method to minimize the aesthetic impact of related infrastructure. 

It is not the purpose or intent of this section to prohibit or have the effect of prohibiting 

wireless communications services; unreasonably discriminate among providers of functionally 

equivalent wireless communication services; regulate the placement, construction or modification 

of wireless communications facilities on the basis of the environmental effects of radio frequency 

emissions where it is demonstrated that the small wireless facility does or will comply with 

applicable FCC regulations; or prohibit or effectively prohibit collocations or modification that the 

City must approve under state or federal law.  The provisions of this section are in addition to, and 

do not replace, any obligations an applicant may have under any franchises, licenses, 

encroachment agreements, pole attachment agreements or other permits issued by the City. 

 

B.  Definitions.  The following definitions apply in this section: 

 1. All terms used in this Section that are defined in N.C.G.S. 160A-400.51 shall carry the 

same meaning as set forth therein. 

2. Accessory Equipment means any equipment installed and owned by a third party used 

to deliver a service (other than a communications service) to a telecommunications facility, such 

as an electric meter. 

 3. Shroud means a box or other container that contains, and is designed to camouflage or 

conceal the presence of, a telecommunications facility, antenna, or accessory equipment. 

 

C. Permit Required.  It shall be unlawful to construct, install, place, or substantially modify a 

communications facility, micro wireless facility, or small wireless facility, within a City right-of-

way or outside of a City right-of-way without a permit.  In order to receive a permit, the owner or 

operator of any such facility shall submit an application to the City in form and content specified 

by the City including, but not limited to, a structural engineering report prepared by an engineer 

licensed by the State of North Carolina certifying that the support structure is structurally and 

mechanically capable of supporting the proposed additional antenna and other equipment, 

extensions, and appurtenances associated with the installation; and, a site plan showing all the 

equipment to be installed and the proposed location of all equipment.  In order to receive a valid 

permit, any such facility, and any work associated with the installation of such facility, must 

comply with all requirements and standards contained in this Section, and all applicable federal, 

state and local codes, rules and regulations.  In the event any such facility is to be installed on a 

City utility pole, the owner of such facility shall enter into the City’s standard Pole Attachment 

Agreement. 

 

D.  Preferred Locations.  To protect the aesthetics of the City, to minimize new visual, aesthetic, 

and public safety impacts, and to reduce the need for additional antenna-supporting structures, 
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communications facilities, micro wireless facilities or small wireless facilities shall be located in 

the most preferential and desirable location as shown below in descending order with the most 

desirable location listed first: 

1. Collocation on an existing facility, structure or pole in a non-residential zone outside of 

the City right-of-way. 

2. Collocation on an existing facility, structure or pole in a non-residential zone in the City 

right-of-way. 

3. Location on a new facility, structure or pole in a residential zone outside of the City 

right-of-way. 

4. Location on a new facility, structure or pole in a residential zone in the City right-of-

way. 

 Any such facilities or structures shall be placed using the least intrusive means and shall 

not be placed in a less desirable location unless the owner or operator can demonstrate evidence 

that a more desirable location cannot feasibly serve the intended area.  Provided, however, that the 

Planning Director may authorize a less desirable location to avoid unwanted aesthetic impacts.  

For purposes of this section, least intrusive means is defined as the method of designing potential 

wireless support structures or other wireless facilities to minimize visual and aesthetic impacts, 

including stealth elements and that are comparable and compatible with the location, visual 

environment and surrounding uses and structures. 

 

E. Design Standards.  

 1. All communications facilities, wireless facilities, micro wireless facilities and small 

wireless facilities shall be stealth facilities.  Antenna and accessory equipment must be shrouded 

or otherwise concealed.  All ground equipment used or associated with and such facility shall be 

screened, to the extent possible, with landscaping, fencing or other acceptable alternatives 

approved by the Planning Director. 

 2. Each new wireless or communications facility shall not extend more than ten (10) feet 

above the utility pole, city utility pole, or wireless support structure on which it is collocated.  No 

portion of the facility or any accessory structures may be mounted on the support structure (other 

than cabling) lower than eight (8) feet above ground level. 

 3. Any new or replacement pole or wireless support structure shall not exceed fifty (50) 

feet in height and shall be of the same or comparable material and design as the surrounding area’s 

light poles or if there are no light poles in the area, with other utility poles in the surrounding 

environment.  Provided, however, that any new or replacement pole or wireless support structure 

installed in an area zoned single-family residential where the existing utilities are installed 

underground shall not exceed forty (40) feet in height. 

 4. All wireless support structures, poles used to support wireless facilities and wireless 

facilities of all types, must meet the design and engineering standards set out in the City’s pole 

attachment agreement, along with all applicable building, fire, electrical, plumbing or mechanical 

codes. 

 5. Other than warning language or signage expressly permitted by the City, no signage or 

advertising is permitted on any wireless support structure or wireless facility.  Provided, however, 

that the owner or operator of any type of wireless facility shall maintain on site at the facility 

current contact information for the owner and all parties responsible for maintenance of the facility. 

 6. Wireless support structures, poles used for the purpose of supporting wireless facilities 

and wireless facilities of all types are prohibited in all street medians. 

 7. No portion of a wireless facility of any type, a pole used to support a wireless facility or 

a wireless support structure may be placed in a City right of way in a manner that obstructs 

pedestrians or vehicular or bicycle access, obstructs sight lines or visibility for traffic, traffic 

signage, or signals, or interferes with access by persons with disabilities. An applicant may be 

required to place equipment in vaults to avoid obstructions or interference. 
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 8. Wireless support structures, poles used to support wireless facilities and wireless 

facilities of all types located in designated historic districts shall be required to obtain a certificate 

of appropriateness as required by City ordinance. 

 9.  Wireless support structures, poles supporting wireless facilities, and wireless facilities 

of all types, shall be located so as to provide a minimum distance from the combined facility 

(measured from the base of the support structure or pole) to any residential dwelling, or the 

available building envelope on vacant property zoned residential, equal to 100% of the combined 

height of the facility when located on an existing pole or support structure, and 150% of the 

combined height of the facility when located on a new pole or support structure. 

 10.  Wireless support structures, poles supporting wireless facilities and wireless facilities 

of all types, shall not encroach into or through any established public or private airport take-off or 

landing approach path as established by the Federal Aviation Administration. 

 

F. Installation, Maintenance and Removal.  The installation of any wireless facility for which a 

permit is issued pursuant to this Section must commence within six (6) months from the permit 

issuance date and any such wireless facility must be activated for use to provide service no later 

than one year from the permit issuance date or the permit shall be revoked.  All wireless facilities 

and related or accessory equipment, screening and landscaping shall be maintained in good 

working condition over the life of their use.  This shall include keeping the structures maintained 

to the visual standards established at the time of permit approval.  The wireless facility and related 

or accessory equipment shall remain free from trash, debris, litter, graffiti, and other forms of 

vandalism.  Any damage shall be repaired as soon as practicable, and in no instance more than 

thirty (30) calendar days from the date of notification by the City.  In public rights of way, damaged 

or deteriorated components must be corrected within five (5) business days of notification.  Any 

wireless facility and related or accessory equipment that is abandoned shall be removed by the 

owner within 180 days of abandonment.  For purposes of this section, a wireless facility shall be 

deemed abandoned at the earlier of the date that the owner or operator indicates that it is 

abandoning such facility, or the date that is 180 days after the date that such wireless facility ceases 

to transmit a signal.  Should the owner fail to timely remove the abandoned wireless facility and 

related or accessory equipment, the City may cause such wireless facility to be removed at the 

owner’s expense, including any legal fees incurred as a result of such removal by the City. 

 In the event a wireless support structure, pole supporting a wireless facility or wireless 

facility of any type located within a City right of way threatens the public safety or welfare of the 

community or is in violation of this section and the violation is not corrected within the time period 

specified in any notice of violation, the City’s Planning Director may require the removal of such 

structure or facility and the restoration of the right of way to its preexisting condition.  Should the 

owner fail to remove such structure or facility the City may cause the removal thereof at the 

owner’s expense, including any legal fees incurred as a result of such removal by the City. 

 After written notice to the owner, the City may require the relocation, at the owner’s 

expense, of any wireless facility, the associated support structure or utility pole and accessory 

equipment, located within a City right of way, as necessary for maintenance or reconfiguration of 

the right of way or for other public projects, or take any other action or combination of actions 

necessary to protect the health and welfare of the City. 

 Any damage caused to a City right of way by the installation, operation or maintenance of 

any wireless support structure, pole, wireless facility and accessory equipment shall be repaired 

by the owner or operator of such structure, pole or facility so as to return the right of way to its 

functional equivalence before the damage occurred.  Any such repairs shall be made within thirty 

(30) days after notice from the City.  In the event the owner or operator of the facility fails to make 

repairs, the City shall undertake those repairs and charge the costs thereof to said owner or 

operator. 

 

G.  Other Permits.  The Owner or Operator of any wireless facility must obtain all other required 

permits, authorizations, approvals, agreements, and declarations that may be required for 

installation, modification, and/or operation of the proposed facility under federal, state, or local 

law, rules, or regulations, including but not limited to encroachment agreements, right of way work 

permits and FCC approvals.  An approval issued under this section is not in lieu of any other permit 

required, nor is it a franchise, license, or other authorization to occupy the public right of way, or 
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a license, lease, or agreement authorizing occupancy of any other public or private property.  It 

does not create a vested right in occupying any particular location, and an applicant may be 

required to move and remove facilities at its expense consistent with other provisions of this 

section or applicable law.  An approval issued in error, based on incomplete or false information 

submitted by an applicant or that conflicts with the provisions of the City Uniform Development 

Ordinance or the City Code is not valid.  No person may maintain a wireless facility in place unless 

required state or federal authorizations remain in force. 

 Nothing in this section is intended to authorize a person to place, maintain, modify, operate, 

or replace a privately owned utility pole or wireless support structure or to collocate wireless 

facilities of any type on a privately owned utility pole, a privately owned wireless support structure, 

a city owned pole located on private property or other private property without the consent of the 

property owner.  A written consent or easement from the private property owner must be submitted 

with any application submitted to the City pursuant to this section. 

 

H.  Exemptions.  The following activities and facilities are exempt from the application and permit 

requirements of this section: 

 1.  Routine maintenance of existing wireless support structures, poles supporting wireless 

facilities, and wireless facilities. 

 2.  The replacement of existing small wireless or micro wireless facilities with facilities 

that are the same size or smaller, so long as the replacement does not result in a substantial 

modification. 

 3.   Any temporary wireless facility, upon the declaration of a state of emergency by federal, 

state, or local government, and a written determination of public necessity by the City; except that 

such facility must comply with all federal and state requirements and must be removed at the 

conclusion of the emergency. 

 4.  Public safety facilities or installations required for public safety on public or private 

property, including transmitters, repeaters, and remote cameras so long as the facilities are 

designed to match the supporting structure. 

 5.  A wireless facility located in an interior structure or upon the site of any stadium or 

athletic facility not owned by the City, provided that the wireless facility complies with applicable 

codes. 

 

I.  Violations.  The City may revoke a permit issued pursuant to this section for, (1) any false 

statements or material made or submitted in support of an application for such permit, (2) any 

violation of this Section or any other applicable federal, state or local law or regulation.  Upon 

revocation of a permit the facility shall be removed by the owner or operator within sixty (60) days 

of revocation, unless removed by the City earlier in accordance with this section.  This remedy is 

not exclusive and the City may resort to any and all available remedies at law. 

 

Section 4. All ordinances or portions of ordinances in conflict herewith are hereby repealed. 

 

Section 5. 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. 

 

Section 6.  This ordinance shall take effect and be in force from the date of its adoption. 

 

This the ____ day of __________________________, 2018. 

 

       The City of Gastonia 
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       ____________________________________ 

       Walker E. Reid, III, Mayor 

Attest: 

 

________________________________________ 

(Deputy) Clerk 
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