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Chairperson Goode declared a quorum and the Gastonia Planning Commission meeting opened at 

5:34 pm on Thursday, June 4, 2020 via Zoom. 

 

Present: Commissioners Rodney Armstrong, Jerry Fleeman, Kristie Ferguson, Anthony Gallant, 

Pamela Goode, Bob Cinq-Mars, Jim Stewart, and David Wilson 

   

Absent:  None  

 

Staff Members Present:  Charles Graham, Assistant City Attorney; Jana McMakin, AICP, Senior 

Planner; Quentin McPhatter, Assistant City Manager; Keith Lineberger, 

Land Development Project Manager; and Chrystal Howard, Secretary to 

the Planning Commission 

 

Item 1a:  Role Call / Sound Check 

 

Item 1b:  Calls/Contacts to Planning Commission Members 

Commissioners stated there were no contacts. 

 

Item 1c:  Approval of May 7, 2020 Meeting Minutes 

Commissioner Cinq-Mars made the motion to approve the May 7, 2020 minutes as written and 

Commissioner Fleeman seconded the motion. The motion was approved (8-0). 

 

Chairperson Goode explained the rules of procedure and time limitations. 

 

Item 2: Public Hearing – Michael Aho, Carolina Metals Group, LLC (File #9466) (Cont.) 

Subject hearing involves a request for a Conditional Use Permit (CUP) to revise CUP File 4980 

on approximately 25.73 acres.  The subject property is zoned I-2 (General Industrial District) and 

is located at 249 N. Hartman Road. The property is owned by Carolina Metals Group Properties, 

LLC. 

 

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

Planner for the purpose of staff presentation.  Ms. McMakin began by reminding the 

Commissioners and public that this item was continued from the May 7th Planning Commission 

meeting.  With regards to a continued meeting, she explained the process of advertising and being 

sworn in.  Ms. McMakin stated this is for the expansion of their conditional use permit originally 

approved in 2007.  She reminded the Commissioners and public that the reason the meeting 

continued was to allow the applicant time to re-adjust/amend any of their conditions if they so 

choose.  Ms. McMakin referred the Commissioners to the revised expansion of hours provided in 

the agenda on page 2-1.  In addition to the zoning conditions, Commissioner Fleeman recognized 

two conditions accidentally removed from the original conditional use permit at the last meeting; 

for that reason, these conditions are included in the current conditions as numbers 10 and 11.  Ms. 

McMakin finished her presentation that the Comprehensive Plan projects this property as 

designated for industrial use; therefore, staff recommended approval with the zoning conditions.     

 

Chairperson Goode asked about the area to be used for their outdoor storage in condition number 

4 on the staff report (agenda page 2-1).  Ms. McMakin referred the Commissioners to agenda page 

2-5 and explained the portion that will be utilized for parking/storage trailers and the reason for 

the change to condition number 4.  No further questions were asked. 

 

Chairperson Goode recognized Michael Aho, 101 Bryant Street of Belmont, NC.  Mr. Aho, who 

is the applicant, reiterated the hours of operation as mentioned by Ms. McMakin.  He clarified the 

indoor operations are for operations that are 100 percent contained inside an insulated building 

and not open to atmosphere.  To address concerns at the last meeting, Mr. Aho continued with 

clarification on auto recycling, and this company was not an automobile recycling company.  He 

continued that any automobiles taken in are strictly for scrap metal purposes and not stripped to 

sell for used parts.   

 

Commissioner Ferguson appreciated Mr. Aho trying to comprise and Commissioner Gallant 

agreed with Commissioner Ferguson.   

 

Chairperson Goode was concerned about the indoor storage noise and asked Mr. Aho to confirm 

that the indoor noise will be cutoff and that the building will be insulated.  Mr. Aho stated 
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everything would be inside and completed closed off.  Chairperson Goode wanted confirmation 

that if she was outside she would not hear noise, and Mr. Aho stated he did not think she would be 

able to hear any noise outside of those buildings.      

 

Chairperson Goode recognized Dawn Warrick, 1605 Old Dallas Highway of Dallas, NC.  Ms. 

Warrick stated she is concerned with the noise continuing to 10:00 p.m. and appreciates that Mr. 

Aho lowered the hours of operation.  She is concerned that Mr. Aho stated he does not think noise 

will be heard.   

 

Chairperson Goode recognized Laura Stroupe, 1503 Old Dallas Highway of Dallas, NC.  Ms. 

Stroupe stated she also appreciates the lowered hours of operation and she agreed that 10:00 p.m. 

is too late.  Ms. Stroupe was also concerned that Mr. Aho stated he does not think noise will be 

heard.  Without an absolute solid guarantee of no noise, this was not good enough for her.  She 

reiterated her appreciation of the lowered hours and that 10:00 p.m. was pretty late.  Ms. Stroupe 

continued that the business will not be selling cars for parts, but cars will be brought in.  She asked 

for clarification regarding the cars that will be brought in and crushed, and she stated her concern 

about this noise.   

 

Chairperson Goode recognized Mr. Aho to address the concerns.  Mr. Aho stated the operations 

will be inside a building.  He used repairs on a vehicle as an example for maintenance being done 

in one of the completed enclosed buildings.  He continued that a bar chopper will be in a 

completely climatized operation inside a building and from a noise standpoint, he didn’t see how 

noise could escape an insulated enclosed building.  Mr. Aho commented that the recycling of cars 

has taken place since approved in 2007 for their metal recycling.  He mentioned their concrete 

facilities, oil retention, and stormwater permits were in place.  Due to concerns at the last meeting 

of oil and residue coming from their facility, Mr. Aho stated he had a complete audit and check of 

the facility to verify no oil and residue was coming from their facility.   Mr. Aho encouraged 

anyone with a concern to contact him and he’ll show them around and explain what they do.  He 

referred to the agenda packet regarding external processes and audits being completed by third 

parties regularly in additional to their internal audits. 

 

Chairperson Goode reiterated her concern on the noise and asked what insurance there was that 

noise would not be heard.  She suggested having something in writing to guarantee no noise would 

not be heard between 6 p.m. and 10 p.m.  She was also concerned about pickup and delivery noises 

and used diesel engines as a loud noise.  She also asked how many employees will be working 

between 6 p.m. and 10 p.m.  It was acknowledged that the applicant was momentarily 

disconnected.  After Mr. Aho reconnected, Commissioner Wilson asked Mr. Aho how many 

employees he had working on the site and Mr. Aho replied that he currently had around 15 

employees.  Commissioner Wilson asked how many employees will work between the hours of 6 

p.m. and 10 p.m. and Mr. Aho replied that it may take 6 to 8 employees to operate of the new 

equipment.  Commissioner Wilson asked if this will be inside a building and Mr. Aho replied that 

the wire cutting operation will be 100% inside a building and briefly explained the process.  He 

reiterated that he does not see how any noise will be heard outside the building for anyone to hear.  

Mr. Aho stated that the building, building number 2 on the site plan, will be to the northwest corner 

of the property.  Mr. Aho briefly explained the investment cost and hours needed for their internal 

investment.  Mr. Aho shared that there are outside operations that can be outside to do the same 

process, but they are willing to spend the money to alleviate any noise concerns.   

 

Commissioner Cinq-Mars asked if the shredding of large equipment pieces was being done 

outside.  Mr. Aho clarified that the equipment will not be an automobile shredder; it will be a wire 

chopping operation.  Commissioner Cinq-Mars reiterated his question emphasizing on outdoor 

operation.  Mr. Aho stated the outside operation is processing the materials to go into mill specs 

and delivering, and some material will be shirred, sorted and bailed.  No shredding of outdoor 

materials.  

 

Brief discussion ensued on the distance of building number 2 from the nearest resident estimating 

around 350 to 400 feet or more.  Commissioner Ferguson read a portion of the Code of Ordinance, 

Section 5.4: It shall be unlawful to carry on the following activities in any residentially zoned area 

of the city or within 300 feet of any dwelling in any zoning district of the city... (2) Operation of 

construction machinery or equipment between the hours of 11:00 p.m. and 7:00 a.m.  She 

interpreted it that noise would be permitted in an industrial area.  Attorney Graham clarified that 

noise was a police authority issue, not zoning, and this was an adopted ordinance by the City in 
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regards to noise.  Under the current ordinance, he agreed with Commissioner Ferguson that what 

is being proposed would not violate the noise ordinance.  Brief discussion ensued on the distance 

from a residential home.  Ms. McMakin commented based on a site plan the building to the 

property line, not an actual residential home, was over 420 feet.  Ms. McMakin briefly explained 

enforcement by planning staff on conditions and the department being complaint driven basis.  

Commissioner Stewart and Mr. Aho identified that the new building would be close to properties 

numbers 4 and 5 on the zoning map (agenda page 2-4) and not near property numbers 6, 7, and 8 

on the zoning map (agenda page 2-4).  Ms. McMakin reiterated the distance per Commissioner 

Stewart’s request.   

 

No further questions were asked by the Commissioners. 

 

Commissioner Cinq-Mars made a motion to approve the request with the statement of consistency 

and reasonableness and Commissioner Wilson seconded the motion.   

 

Chairperson Goode recognized Ms. Stroupe.  Ms. Stroupe stated Mr. Aho did not clearly state 

whether there would be recycling/crushing of cars outside and recognized what Mr. Aho 

previously answered.  

 

Commissioner Fleeman identified that the public hearing was automatically closed with the motion 

made.  Attorney Graham confirmed Commissioner Fleeman was correct and stated the 

Commission will need to reopen the public hearing if they would like to receive additional 

testimony.   

 

Commissioner Wilson withdrew seconding the motion and Commissioner Cinq-Mars withdrew 

his motion.   

 

Chairperson Goode recognized Ms. Stroupe.  Ms. Stroupe repeated her previous statement.  She 

would like to know if the recycling/crushing of cars was an outside or inside operation.   

 

Mr. Aho stated the cars have been purchased for scrap metal purposes from day one and the 

procedure is that cars are not accepted with any fluids.  The company purchases and loads cars in 

high sided trailers and delivered to a shredding operation that further processes.  The company 

does not pull parts off, sell parts to the general public or to any other person.  If the company buys 

from an individual who comes in, the car is loaded and shipped.  He stated there was no processing 

of the cars.  To answer a question for Commissioner Wilson, Mr. Aho stated that they are not 

taking parts off of vehicles to turn around and resale and it was not their business model.  Mr. Aho 

gave a brief description emphasizing that the business is not an auto dismantler, they do not sell 

new or used auto parts, and any cars purchased are for auto recycling purposes.  He shared that 

Ms. McMakin also has this information in an email.   

 

Chairperson Goode asked if any deliveries will take place between 6 p.m. and 10 p.m. and Mr. 

Aho replied, “No.”  He continued by stating offices would be closed and that office hours were 

from 8 a.m. to 5 p.m.  

 

Commissioner Cinq-Mars made a motion to close the public hearing and to approve the request.  

Commissioner Ferguson seconded the motion.  The motion was unanimously approved (8-0). 

 

A commissioner made a comparison of the distance of 400 feet with a football field, and after the 

comment was made, clarification was made that the public hearing was closed and the request was 

approved.   

 

Item 3: Public Hearing – Amending the Unified Development Ordinance (File #9508) 

Subject hearing involves an ordinance amending Chapter 8 Supplemental Use Regulations and 

Chapter 12 Signs of the Unified Development Ordinance to clarify lot width standards in Section 

8.1.11 Revised Residential Development Districts, to add new urban provisions to Section 8.1.17 

Single-family, Attached Developments, and modify signage allowances in Table 12.4-2 for some 

institutional uses located in residential zoning districts. 

 

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

Planner for the purpose of staff presentation.  Ms. McMakin briefly noted Mr. Thompson was the 

original presenter for this item as documented on the agenda cover.  Ms. McMakin referred to this 
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amendment as housekeeping type issues and summarized the three items listed in the staff report 

on agenda page 3-1.  She shared that these amendments will bring clarification and address the 

current gaps in the UDO.  Based on the strong interest City staff has received on various 

developments and proposals, these amendments pull from existing standards and allow the City to 

be in a better position to review these pending options for property owners, businesses, and 

investment opportunities. 

 

Chairperson Goode commented that she was for the amendment request.  No other comments or 

questions were made. 

 

Commissioner Fleeman made a motion to approve (move forward with a favorable 

recommendation) with the statement of consistency and reasonableness.  Commissioner Cinq-

Mars seconded the motion.  The motion was unanimously approved (8-0).  

 

Item 4: Major Subdivision Preliminary Plat - Cramer Estates Preliminary Plat (File #9232) 

Request involves a Major Subdivision Preliminary Plat for the Cramer Estates subdivision.  The 

property is located off of Stroupe Road. 

 

Chairperson Goode recognized Keith Lineberger, Land Development Project Manager for the 

purpose of staff presentation.  Mr. Lineberger shared that the preliminary subdivision plat for a 

development to be known as Cramer Estates Phase 2 was submitted by Tony Duncan.  The 

property is located on South New Hope Road on the west side of Stroupe Road near the existing 

Catawba Hills development.  The property is currently zoned RS-12.  The proposed development 

will contain 34 single-family lots with around 11 additional acres designated for common open 

space.  The developer will be responsible for utility and street construction internal to the site and 

also improvements on Stroupe road across the subdivision frontage to bring it up to city standards, 

including installation of curb and gutter and sidewalk.  Public water and sewer will service the 

property with extensions made by the developer.  Staff believes this preliminary plat is in 

conformance with the Unified Development Ordinance; therefore, staff recommended approval.   

 

Commissioner Ferguson made a motion to approve the request and Commissioner Stewart 

seconded the motion.  The motion was unanimously approved (8-0). 

 

Item 5: Other Business 

Update on Council Votes 

Ms. McMakin stated no items were presented to City Council at the May meeting.   

 

The South Fork Ventures, LLC (File #9445) - request to rezone approximately 125.77 acres from 

RS-8 (Single-family Residential District, minimum 8,000 sq. ft. lots) and RS-12 (Single-family 

Residential District, minimum 12,000 sq. ft. lots) to PD-TND (Planned Development, Traditional 

Neighborhood District) was appealed to the June 16th City Council.   

 

The text amendment presented this evening will also be presented at the June 16th City Council 

Meeting.   

 

Brief discussion ensued on closing a public hearing and making a motion.   

 

There being no further business, Chairperson Goode adjourned the meeting at 6:32 p.m. 

 

 

Respectfully submitted, 

 

 

 

 

  

Chrystal Howard, Secretary  Pam Goode, Chairperson 


