
 

 
 
 

Gastonia Planning Commission 
Meeting Schedule 
January 5, 2017 

 
 
5:00 – 5:30  Dinner 

(City Hall – City Council Chamber) 
 
 
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 Chamber, City Hall 

January 5, 2017 – 5:30 pm 
 
 
 
Item 1a:  Role Call / Sound Check 
 
Item 1b:  Calls/Contacts to Planning Commission Members  
 
Item 1c:  Approval of December 8, 2016 Minutes 
 
Item 2:  Public Hearing – Joyce D. Jenkins (File # 8680)  
Subject hearing involves rezoning approximately .69 acre from RS-12 (Residential District, minimum 12,000 
sq. ft. lots) to C-2 (Highway Commercial District).  The property is located at 2223 Union Road.  The property 
is owned by Essie S. Davis Heirs c/o Joyce Jenkins. 
   
Staff Presentation: Jana McMakin, AICP, Planner II 
 
Item 3:  Public Hearing – Special Exception to the Flood Hazard Overlay (File # 8588) 
Subject hearing involves a request for a special exception to the flood hazard overlay of the City of Gastonia.  
This project involves enhancement/restoration of approximately 400 linear feet of severely eroding bank along 
Armstrong Creek.  The project includes property located at 2039 Linda Street.  The property is owned by 
Edward Douglas and Martha S. Snavely. 
 
Staff Presentation: Tucker Johnson, PE, Assistant City Engineer 
 
Item 4:  Public Hearing – Special Exception to the Flood Hazard Overlay (File # 8589) 
Subject hearing involves a request for a special exception to the flood hazard overlay of the City of Gastonia.  
This project involves enhancement/restoration of approximately 300 linear feet of severely eroding stream and 
conveyance swale along Shoals Branch.  The project includes property located at 1619 Ridgewood Drive, 2106 
Kingstree Circle, and 1898 Lookout Lane.  The property is owned by Phillip Dewayne and Sonya N. Wilson, 
Victoria Margarita Rivas and Carmen Rivas and Robinwood Village Community Association. 
 
Staff Presentation: Tucker Johnson, PE, Assistant City Engineer 
 
Item 5:  Preliminary Major Subdivision Plat – Cramer Estates (File # 8675)  
Subject hearing involves Preliminary Major Subdivision Plat for DT Developing, LLC. 
 
Staff Presentation: Keith Lineberger, Land Development Project Manager 
 
Item 6:  Other Business 
 Update on Council Votes 
 Representative for January 20th City Council Meeting (if needed) 



Gastonia Planning Commission 
December 8, 2016 

          1c - 1 

 

Chairperson Pamela Goode declared a quorum and the Gastonia Planning Commission meeting 
opened at 5:30 pm on Thursday, December 8, 2016, in the Council Chambers at City Hall. 
 
Present: Commissioners Mark Epstein, Alec Long, Bob Cinq-Mars, Rodney Armstrong, Jerry 
Fleeman, Jim Stewart, and Chairperson Pamela Goode.   
 
Absent: Commissioner Bob Biggerstaff 
 
Staff Members Present: Ash Smith, City Attorney; Jason Thompson, AICP, Planning Director; 
Jana McMakin, AICP, Planner II; Julia Baker, Planning & GIS Specialist I; and Chrystal Howard, 
Secretary 
 
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. Howard administered the Oath of Office for reappointed member Mark Epstein. 
 
Item 1d:  Approval of October 6, 2016 Minutes 
Commissioner Cinq-Mars made a motion to approve the October minutes as written and 
Commissioner Stewart seconded the motion. The motion was approved unanimously. 
 
Chairperson Goode explained the rules of procedure and time limitations.  
 
Item 2: Public Hearing – Public Hearing – Bobby R. Long (File # 8668) 
Subject hearing involves rezoning approximately 1.32 acres from C-1 (Neighborhood Commercial 
District) to C-2 (Highway Commercial District). The property is located at 1001 N. Chester Street. 
The property is owned by Mukund K. and Amanda Marie Patel. 
 
Chairperson Goode opened the public hearing and recognized Jana McMakin, AICP, Planner II 
for the purpose of staff presentation. 
 
Ms. McMakin stated that the rezoning request was filed by Mr. Bobby Long. The applicant 
currently leases the building located further north on N. Chester Street for his bail bonding 
business. As a result of the I-85/Highway 321 interchange design, the applicant was told he must 
vacate his current location. The subject property is currently zoned for commercial uses allowed 
in the C-1 (Neighborhood Commercial District) on the Official Zoning Map and this request is to 
rezone the site to C-2 (Highway Commercial District). The subject property consists of a single 
tax parcel and there are two existing buildings on the site. The applicant’s request is to utilize the 
smaller building that is currently vacant to accommodate his bail bonding business. The building 
has an existing driveway located off of N. Chester Street and existing paved parking. There is a 
current zoning violation for the larger building on the site and staff is working with this individual. 
If the decision is to rezone to C-2 (Highway Commercial District), this particular automobile use 
currently in violation will remain in violation. The change of rezoning from C-1 (Neighborhood 
Commercial District) to C-2 (Highway Commercial District) would allow additional uses on the 
entire site; however, some of those uses listed are not permitted due to the property’s location in 
the Gateway Corridor Overlay District. The subject property is bordered by OLC (Office/Light 
Commercial) zoning to the north and C-2 (Highway Commercial District) to the northeast across 
N. Chester Street that includes a vacant convenience store. Residential zoning (RS-8, minimum 
8,000 sq. ft. lots) and uses are located to the south, east, and west and also includes a church located 
to the northwest of the site.  
 
Consistency with the Comprehensive Plan: 
The Future Land Use Map in the 2025 Comprehensive Plans indicates the subject property as 
commercial. 
 
Past discussions occurred with City Council and the Highland neighborhood in particular 
regarding appropriate locations for bail bonding operations. Years ago the districts and locations 
were examined and it was determined that C-1 (Neighborhood Commercial District) was not an 
appropriate district for these uses. Part of the reason for creating the Gateway Corridor Overlay 
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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. 
 
Commissioner Fleeman stated that C-1 (Neighborhood Commercial District) was not an 
appropriate district in the Gateway Corridor Overlay District for bail bonds and asked if the 
Gateway Corridor Overlay will continue to prohibit bail bond operations if the board rezones this 
site to C-2 (Highway Commercial District). Mr. Thompson answered that the Gateway Corridor 
Overlay does not prohibit bail bonding in all districts and allows it in the C-2 (Highway 
Commercial District).  
 
Commissioner Epstein commented that the Downtown Overlay District did not prohibit bail bond 
operations, but prohibited new bail bond operations. Mr. Thompson commented that this was not 
an amortization ordinance and not applicable to the Gateway Corridor Overlay. Mr. Thompson 
stated that this was implemented around 17 to 21 years ago.  
 
Discussion occurred on bail bond locations and districts, as well as, the current zoning violation 
for the larger building on parcel #100933.  
 
Chairperson Goode recognized Mr. Bobby Long, 1315 Old Dallas Road of Dallas, NC. Mr. Long 
is requesting the rezoning from C-1 (Neighborhood Commercial District) to C-2 (Highway 
Commercial District) at 1001 N. Chester Street to operate his bail bond business. Mr. Long 
provided photos and explained the condition, violations and vacancy of building and grounds. Due 
to the upcoming I-85 reconstruction, Mr. Long stated that he must relocate from 1636 N. Chester 
Street, approximately 2 blocks away from 1001 N. Chester Street. Mr. Long commented that this 
area has potential and he can bring life to it. Mr. Long stated that he is an active participant in the 
Highland Community and he desires to continue being a pillar in this community. Mr. Long 
explained his plan to reestablish this area, as well as, commented on improvements he has made 
to the building and grounds. Mr. Long informed the board that he will hire a lawn company to 
assure the grounds are maintained. Mr. Long explained his business schedule and background at 
his current business location. Mr. Long asked the Commissioners not hold him responsible for 
current zoning violations on the larger building, because it does not relate to him. Mr. Long 
finished by commenting on the Gateway Corridor Overlay and that the property diagonal from 
1001 N. Chester Street, “the old ServCo” is also zoned C-2 (Highway Commercial District). Mr. 
Long thanked the Commissioners for hearing his request. Mr. Long provided an explanation for 
all photos provided to the Commission per the request of Commissioner Cinq-Mars. 
 
Discussion occurred on the distance from Mr. Long’s current business location and 1001 N. 
Chester Street.  
 
Chairperson Goode recognized Mr. Glenn Bratton, 405 S. Rhyne Street of Dallas, NC. Mr. Bratton 
supports the request to rezone 1001 N. Chester Street from C-1 (Neighborhood Commercial 
District) to C-2 (Highway Commercial District). Mr. Bratton provided his brief background history 
and an explanation of his connection with Mr. Long. Mr. Bratton recognized bail bond businesses 
in the Highland Community and mentioned spot zoning. Mr. Bratton asked the Commission to 
consider this rezoning request, make a reasonable decision in allowing Mr. Long to have his 
business at this location, and recognize his plans to improve the Highland area. No questions were 
asked by the Commission. 
 
Chairperson Goode recognized Mr. Gerald Tate, 313 N. Pryor Street of Gastonia, NC. Mr. Tate 
supports the request to rezone 1001 N. Chester Street from C-1 (Neighborhood Commercial 
District) to C-2 (Highway Commercial District). Mr. Tate talked about Ward 4. Mr. Tate shared 
his history with Mr. Long. Mr. Tate also provided his view of Mr. Long’s business practice, values, 
and character. No questions were asked by the Commission. 
 
Commissioner Cinq-Mars excused himself from the public hearing. Chairperson Goode 
recognized Commissioner Cinq-Mars’ vote as in favor of this rezoning request.   
 
Chairperson Goode recognized Ms. Donyel Barber, 610 Devonwood Court in Gastonia, NC. Ms. 
Barber supports the request to rezone 1001 N. Chester Street from C-1 (Neighborhood Commercial 
District) to C-2 (Highway Commercial District). Ms. Barber’s area of focus is the Highland 
Community and her office resides at the Highland Health Center. Ms. Barber shared her concern 
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for Mr. Long having to move from his current location. Ms. Barber explained that Mr. Long’s 
business office not only services bail bonding, but serves as a bimonthly meeting place for other 
small business owners, as a drop-off site for school supplies and Christmas gifts, and more. Mr. 
Long represents Alpha Omega at the Highland Community meetings. Ms. Barber commented that 
Mr. Long and Alpha Omega are a financial sponsor, donates needed equipment for the Highland 
Family Reunion, supports a local boy’s mentorship program, and sponsors food giveaways to 
homeless community in Highland. Ms. Barber differs with the following and provided explanation:  

 Recent Land Use Trends in the Area and Available Public Facilities 
o Land use and zoning in this area have been steady over the past decade 

 Statement of consistency and reasonableness 
o the uses that would be permissible in the C-2 (Highway Commercial District) 

would not be in harmony with existing development surrounding the subject 
property and would be contrary to the intent of the Gateway Corridor  

Ms. Barber shared that not allowing Mr. Long’s services to continue would be a disservice to him, 
Alpha Omega, and the Highland Community. Ms. Barber provided signed petitions to the board 
in support of the relocation of Alpha Omega Bail Bonding, LLC. Ms. Barber shared her views on 
Mr. Long’s business practice, leadership, and integrity. Ms. Barber finished by stating that 
allowing this rezoning will ensure occupancy of another vacant building along Highway 321. No 
questions were asked by the Commission. 
 
Chairperson Goode recognized Mr. Derick Harris, 3410 Oakhill Lane of Gastonia, NC. Mr. Harris 
works with Freedom House Substance Abuse Services and supports the request to rezone 1001 N. 
Chester Street from C-1 (Neighborhood Commercial District) to C-2 (Highway Commercial 
District). Mr. Harris shared his history with Mr. Long and provided his view on Mr. Long’s 
morality and integrity. Mr. Harris shared his concern on stabilizing the Highland Community. 
Furthermore, Alpha Omega and Mr. Long’s presence will provide impact and intrinsic value. No 
questions were asked by the Commission. 
 
Chairperson Goode recognized Ms. Angela Dreher, 921 Redford Lane of Gastonia, NC. Ms. 
Dreher supports the request to rezone 1001 N. Chester Street from C-1 (Neighborhood 
Commercial District) to C-2 (Highway Commercial District). Ms. Dreher shared her family history 
as residents at 920 N. York Street. Ms. Dreher explained that this area for several years has been 
unappealing. Mr. Long and Alpha Omega’s improvement on lighting provides a feeling of 
security. Ms. Dreher commented that Mr. Long is a positive influence in the community and has 
integrity. She shared that Mr. Long operates a professional business and this is what the community 
needs. No questions were asked by the Commission. 
 
Chairperson Goode recognized Ms. Ina Biggers, 1404 North Oakwood of Gastonia, NC. Ms. 
Biggers supports the request to rezone 1001 N. Chester Street from C-1 (Neighborhood 
Commercial District) to C-2 (Highway Commercial District). Ms. Biggers shared her history with 
Mr. Long and provided her view on Mr. Long’s personality. Ms. Biggers stated her sadness 
regarding Mr. Long having to move from his current location and asks the board not hold him 
responsible for current zoning violations not related to him. Ms. Biggers stated Mr. Long and 
Alpha Omega will uplift this part of the City. No questions were asked by the Commission. 
 
Chairperson Goode recognized Mr. Walker Reid, 1019 Woodhill Drive of Gastonia, NC, a former 
member of the Gastonia City Council who represented Ward IV. Mr. Reid supports the request to 
rezone 1001 N. Chester Street from C-1 (Neighborhood Commercial District) to C-2 (Highway 
Commercial District). Mr. Reid thanked the board and the City of Gastonia for following up on 
his concerns and their efforts to improve the City entrances. Mr. Reid provided history and his 
reason regarding the zoning for 1001 N. Chester Street and the uses limited in the Gateway 
Corridor. Mr. Reid stated that the 1000 block on N. Chester Street is the worst looking area on the 
corridor with a lot of blight. Mr. Reid shared his history with Mr. Long and agrees with other 
speakers that Mr. Long is professional. Mr. Reid commended Mr. Long for staying close in the 
area and stepping up. Mr. Reid shared his concern for the City of Gastonia and Ward IV. No 
questions were asked by the Commission. 
 
Chairperson Goode recognized Ms. Christie Brown, 2166 Shady Pond Drive of Lake Wylie, SC. 
Ms. Brown’s properties of interest are 409 and 411 Norment Avenue of Gastonia. Ms. Brown 
asked how this rezoning will affect property owners, what other potential business can come into 
this area if rezoned to C-2 (Highway Commercial District), and is there any unrevealed plan the 
City has for this area of Chester Street. Commissioner Epstein answered that a list of C-2 (Highway 



Gastonia Planning Commission 
December 8, 2016 

          1c - 4 

 

Commercial) uses is available through the Planning Department. The Planning Commissioners are 
unaware of any City plans. Mr. Thompson answered that plans for the area are primarily indicated 
in the adopted 2025 Comprehensive Plan, a document that was adopted in 2011 by City Council. 
Mr. Thompson commented that redevelopment in this corridor and Highland Community is a 
priority in the 2025 Comprehensive Plan. The Comprehensive Plan is available on the website and 
Planning staff is available to discuss this with anyone. Mr. Thompson stated that there are a couple 
significant reinvestment possibilities in the Highway 321 corridor and the City of Gastonia is 
considering additional street scape enhancements. However, there is no direct impact to immediate 
property owners in reference to this rezoning. Ms. Brown thanked the Commission for their help 
with guidance toward answers. Ms. Brown concluded that she supports the request to rezone 1001 
N. Chester Street from C-1 (Neighborhood Commercial District) to C-2 (Highway Commercial 
District). 
 
Commissioner Epstein inquired about the legal status of a petition that is presented at a public 
hearing and Ash Smith, City Attorney answered that it is hearsay, but the Commission can accept 
it and include it in the record.  
 
Commissioner Epstein made the motion to close the public hearing and Commissioner Stewart 
seconded the motion. The motion was approved unanimously. 
 
Commissioner Epstein discussed the history of the corridor and commented that he was prepared 
to deny the request. After hearing testimony, Commissioner Epstein stated that he changed his 
decision. Commissioner Epstein commented about concerns regarding the ability to sell liquor and 
in both, C-1 (Neighborhood Commercial District) to C-2 (Highway Commercial District) uses; an 
ABC store is permitted by right. Commissioner Epstein reminded the Planning Commission what 
needs to be considered when considering a rezoning, such as what else can go there 10 to 50 years 
from now. Commissioner Epstein reviewed all the potential uses that is allowed in a C-2 (Highway 
Commercial District) versus a C-1 (Neighborhood Commercial District) and made note that a 
crematorium for example can take place at this location. Commissioner Epstein commented that 
the board has to understand that there is the law of unintended consequences that can take effect.  
 
Commissioner Stewart shared his concerns for the Highland area and stated that something needs 
to happen to help this community. Commissioner Stewart also commented that having ownership 
is very important in this area and that too many homes have absentee owners resulting in 
dilapidated homes. Commissioner Stewart stated that this is a main entrance in the downtown 
Gastonia and it really needs help; therefore, he commended Mr. Long and the community for their 
efforts in improve this area.  
 
Commissioner Fleeman commented that the community and Mr. Long are doing the right thing. 
He explained the reasons for the Commission’s past decision. In summary, Commissioner Fleeman 
was pleased to have the opportunity to revisit this. 
 
Commissioner Armstrong stated that he has noticed a difference in the building and the lighting in 
particular. 
 
Commissioner Goode welcomed Mr. Long into the Community and stated that she noticed the 
lighting and that the grounds are being kept up. Commissioner Goode thinks this can only help 
bring life to this area.  
 
Commissioner Epstein made the motion to approve the rezoning request from C-1 (Neighborhood 
Commercial District) to C-2 (Highway Commercial District) with a statement of consistency and 
reasonableness as revised from that contained in the agenda and Commissioner Long seconded 
that motion. The motion was approved unanimously. 
 
Statement of consistency and reasonableness: 
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, and the uses that would be 
permissible in the C-2 (Highway Commercial District) would be in harmony with existing 
development surrounding the subject property and would not be contrary to the intent of the 
Gateway Corridor. Therefore, the Planning Commission considers an affirmative vote to be 
reasonable and in the public interest.  
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Commissioner Epstein and Mr. Thompson discussed the Gateway Corridor Overlay. 
 
Item 3: Other Business 
No update on Council votes and no representative is needed for the December 20, 2016 City 
Council Meeting.  
 
Mr. Thompson informed the board that City Manager, Ed Munn announced his retirement effective 
March 31, 2017. 
 
The next Gastonia Planning Commission meeting is scheduled on Thursday, January 5, 2017.  
 
There being no other business, Chairperson Goode adjourned the meeting at 6:57 p.m.  
 
Respectfully submitted, 
 
 

  

Chrystal Howard, Secretary  Pamela Goode, Chairperson 
 



   

PUBLIC HEARING 
STAFF REPORT 

File # 8680 
GPC Hearing Date:  January 5, 2017 

 
 
OWNER: Essie S. Davis Heirs c/o Joyce Jenkins 
  
APPLICANT: Joyce D. Jenkins 
 
PROPOSED ZONING ACTION: Rezone from RS-12 to C-2 
 
LOCATION: 2223 Union Road 
   
TRACT SIZE:     Approximately 0.69 acre 
 
WARD:     3 
 
EVALUATION: 
 
Site Description and Background 
The subject property for this rezoning request consists of one tax parcel that totals approximately 
0.69 acres. The property is currently zoned RS-12 (Residential District, minimum 12,000 sq. ft. 
lots).  The property consists of one single-family residence that has been vacant for several years 
according to the applicant.  The property has an existing driveway located off of Union Road.  
The applicant is requesting a rezoning to the C-2 (Highway Commercial) District. 
 
Adjoining Properties and Land Use Trends  
Commercial land use activity around the E. Hudson Boulevard and Union Road node has been 
increasing.  On June 4, 2015, a rezoning to the C-2 CD (Highway Commercial Conditional 
District) was granted for the Lidl grocery store currently under construction.  The grocery store 
site is located just west of the subject property.  Located just north of the subject property is the 
existing driveway used by the CVS on the corner and will also be used by the Lidl grocery store.  
To the immediate south of the subject property is a bank zoned OLC (Office Light Commercial 
District).  Across Union Road to the east is the mini-warehouse business zoned C-3 CD (General 
Commercial Conditional District). 
 
Available Public Facilities 
The subject site can be served by public sewer and water.  Union Road is a major thoroughfare 
and is built to five-lane cross sections at this location. An existing sidewalk is also located along 
site. 
 
Consistency with Adopted Plans 
The Future Land Use Map in the 2025 Comprehensive Plan indicates a mixture of commercial 
and office uses for the intersection of E. Hudson Boulevard and Union Road.  The subject 
property is projected as office use on the Future Land Use Map.   
 
Conclusion 
The applicant requests a rezoning to the C-2 (Highway Commercial District).  The rezoning 
request can be considered reasonably consistent with adopted plans given that the Future Land 
Use Map designates the site for non-residential uses and the surrounding properties are zoned for 
commercial and light commercial uses.  Therefore, staff recommends approval of the request 
as presented.   
________________________ 
Jana McMakin, AICP 
Planner II 
 
Statement of consistency and reasonableness: The proposed rezoning is consistent with the 2025 
Plan and all other applicable plans, because it results in the potential development of a small 
residentially zoned site surrounding by non-residential zoning.  The rezoning also is consistent 
with the mix of uses shown on the Future Land Use Plan for the E. Hudson Boulevard and Union 
Road intersection.  The Planning Commission considers an affirmative vote to be reasonable and 
in the public’s interest. 
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