
Gastonia Planning Commission 
Special Meeting Schedule  

November 19th, 2025 

5:00   DINNER  

5:30 – UNTIL PLANNING COMMISSION MEETING 
(City Hall – City Council Chambers) 

ITEM 1a: Role Call/Sound Check 

ITEM 1b:   Contacts to Planning Commission Members 

ITEM 2:  Public Hearing – Stablegate Subdivision (File #202500225) 

Subject hearing involves a request for annexation and rezoning of approximately 
28.264 acres from Gaston County R-1 (Single-family Limited Residential) to PD-
RRDD (Planned Development – Revised Residential Development District). The 
subject property is located west of Stagecoach Road, with connection to Clover 
Valley Drive and is owned by Gandy Properties, LLC. 
 Following the Planning Commission hearing, the Gastonia City Council will be

holding a Public Hearing on the annexation and assignment of zoning request at
the December 16th, 2025 City Council meeting.

Staff Presentation:  Maddy Gates, AICP – Senior Planner 

ITEM 3:  Public Hearing – Parkdale Residential (File #202500249) 

Subject hearing involves a request to rezone approximately 7.66 acres from RS-8 
(single-family Residential, minimum 8,000 sq. ft. lots) to PD-RRDD (Planned 
Development – Revised Residential Development District). The subject property is 
located south of W. Garrison Boulevard, between Parkdale Avenue and W. Third 
Avenue and is owned by multiple owners.   
Staff Presentation:  Maddy Gates, AICP – Senior Planner 

ITEM 4:  Public Hearing – Unified Development Ordinance Amendment (File #202500414) 

Subject hearing involves a request to amend Chapter 7 Use and Building Lot 
Standards and Section 8.4.6 Correctional Facility of the Unified Development 
Ordinance to update standards pertaining to correctional facilities. 
Staff Presentation:  Joe Gates, AICP – Assistant Planning Director 

ITEM 5:     OTHER BUSINESS 

ITEM 6:     ADJOURNMENT 

UPCOMING IMPORTANT DATES 
November 27th and 28th – Thanksgiving Holiday - City Offices Closed 

December 2nd – City Council Meeting – 6:00 p.m. 
December 4th – Planning Commission Meeting – 5:30 p.m. 



PUBLIC HEARING 

STAFF REPORT 

File # 202500225 

GPC Hearing Date: November 19th, 2025 

OWNER: Gandy Properties, LLC 

APPLICANT: Mark Carpenter – CH Acquisitions, LLC 

PROPOSED ZONING ACTION: R-1 (County) to PD-RRDD (City)

LOCATION: West of Stagecoach Road, with connection to Clover 

Valley Drive (PID 142481) 

TOTAL TRACT SIZE: Approximately 28.264 acres 

WARD: County to 6 (City) 

EVALUATION: 

Site Description and Background 

The subject property for this rezoning request consists of one tax parcel for approximately 28.264 

acres located west of Stagecoach Road between Stablegate Drive and Clover Valley Drive. 

Currently, the property is located in Gaston County’s jurisdiction, zoned Gaston County R-1 

(Single-family Limited Residential) and remains wooded and undeveloped. The applicant has 

submitted a petition for annexation of the subject property and both the rezoning and annexation 

will be heard at the December 16th City Council meeting. 

The applicant is requesting to annex the property into the City of Gastonia and assign the zoning 

district PD-RRDD (Planned Development – Revised Residential Development District) to 

facilitate a residential development with a maximum of 73 single-family homes. The overall site 

density is 2.58 dwelling units per acre. As proposed, all single-family homes are front loaded in 

accordance with the Revised Residential Development District (RRDD) standards of section 

8.1.11 in the Unified Development Ordinance (UDO). There is one proposed access to the site 

from Clover Valley Drive, which connects to the Stagecoach Station development, directly to the 

north. Stagecoach Station consists of 345 single-family homes and is approximately 60% built out. 

At this time, Clover Valley Drive has not yet been fully constructed. On the western side of the 

property, the proposed development will not be connecting to Stablegate Drive as it is currently a 

privately maintained road, however, the applicant has agreed to provide a connection for 

emergency access purposes. All street cross sections, access points, sidewalk, road improvements 

and other parking related requirements will be further reviewed by the Technical Review 

Committee (TRC) during the preliminary plat and subdivision review processes. 

As the sites been designed, all development will be occurring on the northern portion of the 

property, while the southern portion consists primarily of extensive floodplain. The applicant has 

provided a central community open space area which consists of a trail connection, playground 

and pavilion. As shown on the attached site plan, the applicant will be required to construct a 10-

foot foot public greenway, a 7-foot access path trail and a private neighborhood trail. Additional 

details of the greenway and improved open space will be required and reviewed as part of the 

preliminary plat and subdivision review process. Lastly, the applicant has provided buffering along 

the western property line perimeter with a 25-foot Type C buffer. Conceptual elevations have been 

submitted which show a variation of one-story and two-story products. The applicant has 

committed to providing a mix of architectural features and materials, including fiber cement siding 

and brick/stone accents. 

Proposed zoning conditions: 

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

of 73 single-family homes and meet all applicable requirements of Section 8.1.11 in the

UDO.
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2. Street cross sections, access points, parking, sidewalks and other required road

improvements are to be finalized during the preliminary plat and subdivision review

processes.

3. The developer(s) has agreed to provide a 25-foot Type C buffer along the western property

line, as shown on the attached site plan.

4. Additional details of the active/improved open space are required to be provided

throughout the review process and must meet the requirements of Section 8.1.11 in the

UDO. Final open space design and details to be determined during subdivision plan review

via an open space plan and must be approved by staff. Construction of the active/improved

open space must occur within its appropriate phase at time of platting.

5. Construction shall be generally consistent with character and details as depicted in the

submitted elevations and architectural standards. Construction material shall consist of a

combination of brick, stone or other masonry product, and any variation of fiber

cementitious siding.

6. The developer(s) is required to construct the 10-foot public greenway and 7-foot access

path trail, as identified on the subject property by the Comprehensive Transportation Plan,

in accordance with Section 9.18.3 in the UDO. The trails shall be constructed and inspected

for compliance prior to approval of the first final plat. The trail shall be privately

maintained by the HOA until the earlier of (1) such time as an additional connection to the

greenway system has been made, or (2) the City’s policy changes allowing the City’s

earlier acceptance of maintenance, at which time the City will then take over maintenance.

7. The connection to Stablegate Drive shall be designated as an emergency access utilizing a

Know Box type device which is subject to approval by all applicable City of Gastonia

public safety personnel. The determination of the most appropriate access mechanism for

emergency vehicles, at the point of connection between the two developments, will be

further reviewed during the preliminary plat and subdivision review process. All necessary

improvements and the cost thereof associated with emergency access, including

installation and maintenance, are to be the sole responsibility of the developer(s)/

Homeowners Association (HOA).

8. The developer(s) agrees to provide a 10-foot landscape easement along the rear lot lines of

back to back lots. The landscape easement is to be maintained by the property owner. The

plantings shall follow the City of Gastonia Acceptable Tree Species List and be reflected

on construction drawings.

9. The Petitioner shall provide a license plate reader to be operated and monitored for a

minimum of ten years by the Gastonia Police Department unless otherwise agreed to by

the City Manager. The license plate reader shall be installed at each non-emergency

entrance and exit for each phase prior to breaking ground on the first residence. It is the

developer’s or HOA’s responsibility to provide Flock permissions to GPD for viewing

rights of the license plate readers upon installation.  All data storage, operation and

monitoring of the license plate reader(s) shall be the responsibility of the Gastonia Police

Department. Developer and the HOA shall have no access or liability related to the

collection, storage or management of the data.

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

requirements.

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

conditions shall govern.

Adjoining Properties and Land Use Trends 

The proposed site is located between two approved developments which have been previously 

annexed into the City of Gastonia. Adjoining properties consist of residential land uses and zoning. 

Abutting the property to the east is Gaston County R-1 zoning, consisting of single-family homes. 

Property to the west is also zoned R-1 and includes the Stable Gate Farms neighborhood. Directly 

to the north is a 1998 development approval zoned PD-PRD (File 319-98) for 345 single-family 

homes. Directly to the south is a 2022 development approval zoned PD-RRDD (File #202200288) 

for 300 single-family homes. Both of the above-mentioned developments are currently under 

construction. 
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Available Public Facilities 

Public water and sewer are required to be extended to serve the property. Water and sewer are 

available by the 8" mains running along Clover Valley Drive. Additional sewer is available by the 

24" outfall running through the southern portion of the property.  

• Off street sewer easements require a minimum width of 30'.

• Additional Two Rivers Utilities (TRU) review comments will be provided during

construction document review.

• Water and southwest sewer system development will be required for new services.

• Following the rezoning, A Willingness to Serve letter must be requested from Two Rivers

Utilities to determine available capacity and reserve allocation for water and sewer.

Consistency with Adopted Plans 

The Future Land Use Map (FLUM) in the 2025 Comprehensive Plan indicates residential uses for 

the subject property. The request to PD-RRDD for a single-family residential development is 

consistent with the 2025 Comprehensive Plan.  

Consistency with Gaston County Adopted Plans 

The Gaston County 2035 Comprehensive Future Land Use Plan indicates the subject property as 

“Rural”. Rural is indicated as “areas characterized by green, rolling hills and plenty of open space, 

along with farmstead style housing, as well as agribusinesses.  This designation exemplifies Gaston 

County and the existing natural resources that exist throughout the jurisdiction.  Residential homes 

are located on large lots and are set back from the roads they front upon. There are many 

opportunities for agribusiness ventures in this designation as well, including farming, landscaping 

and associated nurseries, etc.  It is understood that this is the default use designation for Gaston 

County.” (Gaston County 2035 Comprehensive Land Use Plan; Adopted September 27, 2016).  

Conclusion 

The request includes an annexation and rezoning from Gaston County R-1 to PD-RRDD to facilitate 

a new single-family residential development with a maximum of 73 homes. Based on the 2025 

Comprehensive Plan, the submitted site plan, and the agreed upon conditions, staff recommends 

approval of the request as presented.  

________________ 

Maddy Gates, AICP 

Senior Planner 

1. Motion to recommend approval of the rezoning request as presented

2. Motion to adopt the statement of consistency and reasonableness: Based on the 2025

Comprehensive Plan, as well as existing and surrounding zoning and land uses, the Planning

Commission considers an affirmative vote for a single-family residential use to be reasonable,

compatible, and in the public’s interest.

1. Motion to recommend denial of the rezoning request as presented

2. Motion to adopt the statement of consistency and reasonableness: The Planning Commission

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

Note: For a complete elaboration of zoning classifications,
see the Unified Development Ordinance or contact the
City of Gastonia Planning Department at (704) 854-6652.
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R-1
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Applicant: Mark Carpenter
 CH Acquisitions, LLC

Owner:  Gandy Properties, LLC

Planning Comm Hearing: Nov. 19, 2025

Request: RS-12 (Co.) to PD RRDD (City)

Ward: County to 6

Total Tract Size: approx.  28.2640 ac.

Parcel ID #: 142481
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PLMAC202500225 NOTIFIED OWNERS

BLACKSTONE Q H LLC & COOK JONATHAN 

GANDY PROPERTIES LLC 

GOSSETT JOSEPH ERIC & GOSSETT TERESA BURCHFIELD 

LGI HOMES-NC LLC 

LOOMIS TROUVEE 

M/I HOMES OF CHARLOTTE LLC 

RODRIGUEZ SELINA & SHIPTON DWAYNE 
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Franklin S. Craig, PE, Consulting Civil Engineer

2543 Gleneagles, Gastonia, North Carolina, 28056 
Ph: (704) 813-3764 

Date:  August 29, 2025 (4:00-5:00) 
Location:  Warlick YMCA Gastonia NC 
Topic: Community Meeting for the Staplegate Subdivision 
Present at the Meeting: Mark Carpenter and Ray Holt-CH Land Development, 
Franklin S Craig, Civil Engineer 

Introductions of the team members were given to everyone present. An overview of the 
Stablegate Subdivision Project (75 Lots) was presented by Mark Carpenter, Ray Holt and Franklin 
S Craig.  Full size copies of the site plan were distributed to the community members present. 
Topics discussed about the project included:   

1. 25’ Buffer on West side Property Lines to be set on entire property line.
2. Most Residents are concerned about the existing LGI Site and the stormwater runoff.
3. The Stablegate Farms Site is below the existing LGI Site.
4. Existing Ponds on the LGI Site are not being maintained.
5. Residents also want a fence on the West Property Line.
6. One entrance only from Cedar Valley Drive.
7. No connection to Stablegate Drive.
8. Trail will be connected to the existing trail to the east on LGI Property.
9. One home owner wants to still be able to shoot his guns on the property.

Questions asked by the Community Members: 
1. Q- Are we going to tie into existing Stablegate Drive?  A-No, only one access will be used

and will tie into the existing Cedar Valley Drive.
2. Q-Will the new development have storm water BMP’s?  A-yes the project will have 2 separate

BMP’s on the site.
3. Q- Will the project have a trail for residents?  A-Yes, A trai will be part of the project and will

tie into the existing trial on the LGI Property to the east side and will traverse to the west of
side of the project.

4. Q-Can we add a fence on the west side property line in addition to the 25’ buffer we are
proposing? A-A fence is a possibility but will need to discuss with COG about specifics of
where the fence should be placed.

5. Q-Can we do anything about the existing construction on the current LGI site. Ie. Noise,
construction traffic, work being performed at night, existing sediment basin on the LGI site.
A- No, CH Land Development is not responsible for  any of the current LGI Project.  We
encourage the members to call Gaston County and the COG with their concerns.

6. Q-Can residents still shoot guns and hunt on properties around this project after it is
completed. A- No, we would encourage any hunting or shooting guns in and around the new
homes after completion.

7. Q-The existing erosion control ponds are not being maintained by the current developer of
the LGI site.  Can we do anything to help maintain the current LGI Site and how are we going
to control sediment runoff?  A- No, we cannot do anything to the current site under
construction. We are also downstream in elevation of the LGI site (approx. 50’+) and any
stormwater/sediment runoff from the current site has to be stored in the LGI basins.  The
Stablegate Development will have their erosion control measures in place and will be
maintained by the responsible party – CH Land Development.
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Franklin S. Craig, PE, Consulting Civil Engineer

2543 Gleneagles, Gastonia, North Carolina, 28056 
Ph: (704) 813-3764 

8. Q- How are the utilities (water-sewer) going to be tied in.  A- We will extend water form the
existing LGI site into the new Stablegate Development and will tie sewer to the existing COG
Sewer line on the Stablegate Property.

The main concern of the residents present at the meeting was the existing LGI Site 
currently under construction and the issues with it. 
The only modification to the plans was adding a fence on the west side of the property in 
addition to the 25’ Buffer. 
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PUBLIC HEARING 
STAFF REPORT 

File # 202500249 

GPC Hearing Date: November 19th, 2025 

OWNER: Alliance Real Estate III, Inc & Parkdale Mills, Inc 

APPLICANT: Kent Olson – Development Solutions Group 

PROPOSED ZONING ACTION: RS-8 to PD-RRDD 

LOCATION: Located on the southern side of W. Garrison 
Boulevard, between Parkdale Avenue and W. Third 
Avenue (PID 107004, 107005, 107007, 310347 
107002, 107003,107053,107067) 

TOTAL TRACT SIZE: Approximately 7.66 acres 

WARD: 4 

EVALUATION: 

Site Description and Background 
The subject property for this rezoning request consists of an assemblage of eight tax parcels for 
approximately 7.66 acres. The site is located on the southern side of W. Garrison Boulvard, 
between Parkdale Avenue and, W. Third Avenue. Currently, all properties are zoned RS-8 (Single-
family Residential, minimum 8,000 sq. ft. lots) and remain wooded and undeveloped. 

The applicant is requesting a rezoning from RS-8 to PD-RRDD (Planned Development – Revised 
Residential Development District) to facilitate a residential development with a maximum of 109 
townhomes. The overall site density is 14.23 dwelling units per acre. As proposed, all townhomes 
are rear loaded, serviced by a rear lane/alley, in accordance with the Revised Residential 
Development District (RRDD) standards of section 8.1.17 in the Unified Development Ordinance 
(UDO). There are four proposed accesses to the site which include two southern connections to 
Parkdale Avenue, and one northern connection to W. Third Avenue. The applicant will also be 
providing a stub connection to Adams Avenue, as shown on the attached site plan. All street cross 
sections, access points, sidewalk, road improvements and other parking related requirements will 
be further reviewed by the Technical Review Committee (TRC) during the preliminary plat and 
subdivision review processes. 

As the sites been designed, all townhomes will be fronting a public street with private rear alley 
access. The applicant is required to provide 1.5 acres of open space per UDO requirements in 
Section 8.1.17. Improved open space shall include community parks, gathering areas, and a dog 
park. Additional details of the greenway and improved open space will be required and reviewed 
as part of the preliminary plat and subdivision review process. Lastly, a Type C buffer is required 
along the western and eastern property lines where the subject property abuts single-family 
residential housing. Conceptual elevations have been submitted which show a variation of one-
story and two-story products. The applicant has committed to providing a mix of architectural 
features and materials, including fiber cement siding and brick/stone accents. 

Proposed zoning conditions: 
1. Development shall be generally consistent with the attached site plan including a maximum

of 109 single-family attached homes (townhomes). The project must meet all applicable
requirements of Section 8.1.17 in the UDO.

2. Street cross sections, access points, parking, sidewalks and other required road
improvements are to be finalized during the preliminary plat and subdivision review
processes.

3. Additional details of the active/improved open space are required to be provided
throughout the review process and must meet the requirements of Section 8.1.11 in the
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UDO. Final open space design and details to be determined during preliminary plat and 
subdivision plan review via an open space plan and must be approved by staff. 

4. Construction shall be generally consistent with character and details as depicted in Section
8.1.17 of the UDO. Construction material shall consist of a combination of brick, stone
other masonry product, and any variation of fiber cement siding. Final building elevation
to be reviewed and finalized during preliminary plat review.

5. Rear access driveways will be shared with a singular curb cut at the right-of-way and will
include a 2-foot planted median for separation.

6. The developer(s) is required to pay a fee-in-lieu for the 1.13-acres of Tree Save Area, as
noted on the attached site plan. The fee-in-lieu shall be executed in accordance with
requirements of Chapter 20-41 of the Code of Ordinances.

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

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

Adjoining Properties and Land Use Trends 
Adjoining properties consist of primarily residential land uses and zoning, however, along the 
northern side of W. Garrison Boulevard there is C-3 (General Commercial) and I-U (Urban 
Industrial) zoning. Abutting the property on all sides is RS-8 zoning consisting of single-family 
residential uses in the Parkdale Mill neighborhood. 

Available Public Facilities 
Water and sewer must be extended to the development from the mains in Garrison Boulevard or 
Parkdale Avenue. Additionally, sewer may be extended to serve the development by the sewer 
main that bisects the property. 

• A secondary water main connection will be required for this project.
• No permanent structures, which includes BMP/SCM ponds, may be placed in any existing

sewer easements whether recorded or by prescriptive rights.
• Site grading cannot occur within the easements of existing sanitary sewer and water mains.
• Additional Two Rivers Utilities (TRU) review comments will be provided during

construction document review.
• Following the rezoning, a Willingness to Serve letter must be requested from Two Rivers

Utilities to determine available capacity and reserve allocation for water and sewer.

Consistency with Adopted Plans 
The Future Land Use Map (FLUM) in the 2025 Comprehensive Plan indicates residential uses for 
the subject property. The request to PD-RRDD for a single-family attached residential 
development is consistent with the 2025 Comprehensive Plan. 

Conclusion 
The request includes a rezoning from RS-8 to PD-RRDD to facilitate a new single-family attached 
residential development with a maximum of 109 townhomes. Based on the 2025 Comprehensive 
Plan, the submitted site plan, and the agreed upon conditions, staff recommends approval of the 
request as presented. 

Maddy Gates, AICP 
Senior Planner 

1. Motion to approve the rezoning request as presented
2. Motion to adopt the statement of consistency and reasonableness: Based on the 2025

Comprehensive Plan, as well as existing and surrounding zoning and land uses, the Planning
Commission considers an affirmative vote for a single-family attached residential use to be
reasonable, compatible, and in the public’s interest.

1. Motion deny the rezoning request as presented
2. Motion to adopt the statement of consistency and reasonableness: The Planning Commission

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



Subject Property

Note: For a complete elaboration of zoning classifications,
see the Unified Development Ordinance or contact the
City of Gastonia Planning Department at (704) 854-6652.
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PLMAC202500249 NOTIFIED OWNERS

ALLIANCE REAL ESTATE III INC  ATTENTION:  JENNIFER GIACOBBE 
NTL INVESTMENTS LLC  
RAJA SOFIA & RAJA ATAUR R 
RED SEA REAL ESTATE LLC 
GRIGG HEATH SCOTT 
SHOOK P E HEIRS  C/O PAULETTE SHOOK SHAW 
CCCF LLC  C/O DOSTER JOHN T 
VERNON BARBARA D & WHITLOW PAMELA V 
VALVERDE JAVIER APARICIO & ROQUE TERESA CASIANO 
RANKIN DAN F 
DREAMZ LLC 
GALLEGOS MARIO A & GARCIA IRIS 
ROBINSON TERESA WILSON & ROBINSON DALE EUGENE 
RAMSEY GERALD C JR 
DUNTON KRISTIN S  
BROWN ARLETHA C 
BAILEY SHIRLEY K 
CAMPBELL VERONICA PLESS 
MOORE DELORES H 
GINGLES ANGELA T 
AJIBOLA TEMITOPE & AJIBOLA OLAPEJU 
FKH SFR C2 LP 
GRIGGS AMANDA E 
HABITAT FOR HUMANITY OF THE CHARLOTTE REGION INC 
PARKDALE MILLS INC  C/O DBO USA LLP 
GTOWN REDEVELOPMENT LLC 
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Julia B. Singh

5th
June 25

Alliance Real Estate III, Inc.

By: Julia B. Singh, President

Item 3 - 11



MEMORANDUM 

Date: November 13th , 2025 

To: Michael Peoples 
City Manager 

From: Sushil Nepal, AICP – Planning Director 

Subject: Subject hearing involves a request to amend Chapter 2 - Definitions, Chapter 7- Use and 
Building Lot Standards, Ch.5 Chapter 9- General Provisions, and Chapter 13- Subdivisions 
of the Unified Development Ordinance to update standards pertaining to urban design, 
setbacks, accessory dwelling units, and final plats. File #202500453 

BACKGROUND 

Staff is seeking to update the Unified Development Ordinance (UDO) in multiple areas to modernize 
definitions/terms and begin the process of introducing concepts and guidance from the recently adopted 
Gastonia 2050 Comprehensive Plan as it pertains to urban design and site improvements. Additionally, the 
NC Legislature has recently passed new legislation removing the municipality’s ability to require a waiting 
period refiling a development application. 

Part 1 – Accessory Dwelling Units 
• Section 2.7 Definitions: Replaces the current term and definition of “Private Residential Quarters”

with the new term “Accessory Dwelling Unit (ADU)” and updates language in the definition.
• Sections 9.6, 9.9, and 9.10: Updating language in these sections to reflect new term “Accessory

Dwelling Unit” and update language in section 9.10 to improve design and location of these dwelling
units and expand the amount of properties that are eligible to build these structures.

Part 2 – Final Plats 
• Sections 13.11 and 13.18: Revises current language to make the Final Plat Approval and Recording

processes an administrative duty completed by the Subdivision Administrator. Public dedication of
infrastructure (streets, sidewalks, utilities, etc.) remains in its current form and must still be formally
accepted by the City Council in the form of a resolution.

Part 3 – Urban Design 
• Table 7.3-1 Bulk and Use Chart: Reduce front yard building setbacks in the Office, Commercial and

Urban Industrial zones.
• Section 7.6.5 Urban Standards Overlay: Introduce building placement and entrance orientation

standards to the overly. Create new standards for parking lot placement and drive-through lane design
criteria.

• Section 7.11 Central Business District Design Standards: Introduce a two (2) minimum height
requirement for new construction in the Central Business District (CBD).

• Section 9.7 Sight Distance Triangles: Provide flexibility to the Administrator to work with developers
on site design and driveway placement as it pertains to site distance.

Part 4 – State Law Update, HB 926, G.S. 160D-601, Section 11: Prohibit Waiting Periods For Refiling 
Of Development Applications 

• Section 5.16.3 Amendments to Development Ordinance and Zoning Map: Removes subsection 4 of
this section that refers to a waiting period for subsequent applications.
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CONCLUSION 

If approved, these revisions would modify Chapters 2,5,7,9 and 13 for cohesiveness with the Gastonia 2050 
Comprehensive Plan and compliance with state legislation. Staff recommends approval of the attached ordinance 
amendments as presented. 

1. Motion to recommend approval of the text amendment as presented
2. Motion to adopt the statement of consistency and reasonableness

This ordinance is consistent with the Gastonia 2050 Comprehensive Plan and any applicable duly
adopted small areas plans and is reasonable and in the public interest.

1. Motion to recommend denial of the text amendment as presented
2. Motion to adopt the statement of consistency and reasonableness

The Planning Commission considers an affirmative vote to not be reasonable and to not be in the public
interest.
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AN ORDINANCE TO AMEND THE UNIFIED DEVELOPMENT 
ORDINANCE OF THE CITY OF GASTONIA 

An ordinance amending Section 2.7 Definitions, Section 5.16.3, Table 7.3-1, Section 7.6.5, 
Section 7.11, Section(s) 9.6, 9.7, 9.9, 9.10, Sections 13.11 and 13.18 of the Unified Development 
Ordinance to... 

WHEREAS, the City of Gastonia deems it necessary to update the Unified Development 
Ordinance in order to facilitate the use of land and to maintain consistency with other UDO 
jurisdictions; 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.     This text amendment shall revise Section 2.7 of the UDO as follows: 

SECTION 2.7 TERMS DEFINED IN THIS ORDINANCE 

TABLE 2.7-1—DEFINED TERMS 
Term Definition 
Private Residential 
Quarters Accessory Dwelling 
Unit (ADU) 

An accessory dwelling either attached or part of the principal residential 
use or separate from the principal use in the form of a guest house or 
garage apartment provided that such dwelling is not rented or occupied 
for gain and provided that no accessory building containing such use is 
constructed on a lot until the construction of the principal dwelling has 
commenced. The principal dwelling on the lot containing and the private 
residential quarters accessory dwelling unit shall be owner-occupied 
under the same ownership.  

Section 2.     This amendment shall revise Section 5.16.3-4  in the UDO as follows: 

SECTION 5.16 AMENDMENTS TO DEVELOPMENT ORDINANCE AND ZONING MAP 

5.16.3-4 Waiting period for subsequent applications. RESERVED 

A. Waiting period - general. When an application for a zoning map amendment has been approved or denied
by the Gastonia City Council, no application including the same property shall be accepted or considered
within four (4) months after the date of the approval or denial. This restriction shall apply regardless of
whether or not the new application is for a zoning classification different from the original application.

B. Waiting period - waiver. The waiting period required by this section may be waived by a three-fourths
(¾) vote of Gastonia City Council if it determines that there have been substantial changes in conditions
or circumstances which may relate to the request. A request for a waiver of the waiting period shall be
submitted to the Administrator, who shall review and prepare a recommendation regarding action on the
request. Said recommendation shall be considered by the City Council in their review of the request for
a waiver. If the request for the waiver is approved, the new application shall go through the full review
process as set forth in this section.

Once the Planning Commission public hearing has been concluded, the Planning Commission will be
given forty-five (45) days to render a decision on the zoning map change application. In accordance with
Chapter 247 of the 1993 Session Laws of North Carolina, any decision shall require the approval of at
least three-fourths (¾) of the members of the Planning Commission present and not excluded from voting
at the meeting at which the decision is made. If a decision on the application is made by a vote of less
than three-fourths (¾) of such Planning Commission membership, or if any person appeals the action of
the Planning Commission through written notice to the City Manager within fifteen (15) days of the
Planning Commission's decision, the application shall be forwarded to the City Council for a new public
hearing and final decision. Any final decision on the rezoning request made by the Planning Commission
shall be accompanied by a statement describing whether the action taken is consistent with any
comprehensive plan that has been adopted by the governing board and any other officially adopted plan
that is applicable and a statement as to why Planning Commission considers the action taken to be
reasonable and in the public interest.
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Section 3.     This amendment shall revise Table 7.3-1 in the UDO as follows: 
TABLE 7.3-1 

BULK AND USE CHART 

TMU OLC O-1 OM 
F F F F 

All Other Uses (3) 30 (7)(3) 30 (7)(3) 30 (7)(3) 
Notes: 

A = Minimum Lot Area  
W = Minimum Lot Width (as measured at the minimum front yard setback)  
F = Minimum Front Setback (see definition of front yard to determine how front yard is measured on corner 
lots)  
S = Minimum Side Setback  
R = Minimum Rear Setback  
H = Maximum Building Height  

*Dimensional requirements listed for certain uses in Chapter 8 shall supersede those listed herein.

1. Five thousand (5,000) square feet for all single or two-family dwellings; three thousand (3,000) square
feet for all other uses 

2. Refer to Sections 9.5 and 13.15.3 for further road frontage requirements.

3. The front yard setback shall a maximum be ten (10) to of fifteen (15) feet, as measured from the edge
of the adjoining front sidewalk publicly maintained street right-of-way. 

4. Add ten (10) feet if abutting a residential zoning district.

5. The maximum height may be increased to seventy-five (75) feet if located two hundred (200) feet from
a residentially zoned lot. In the O-M district, the height may be increased to one hundred twenty-
five (125) feet if located three hundred (300) feet from a residentially zoned lot.  

6. Ten thousand (10,000) square feet for multi-family developments

7. Where no parking areas or drive isles are located between the building and the street right-of-way, the
minimum front setback may be reduced to fifteen (15) feet. 

8. In the TMU and O-1 district, the required lot area and lot width may be reduced for a new lot(s) if each
of the following are met: (a) the existing tract to be subdivided is no greater than two (2) acres, (b) the
lot area and lot width may be determined by the averaging of at least two (2) lots located on the same
block, facing the same street, and within two hundred (200) linear feet from the lot in question, and (c)
no more than three (3) lots will result after the subdivision is completed.

TABLE 7.3-1 
BULK AND USE CHART 

C-1 C-2 C-3 CBD UMU 
F F F F F 

All Other Uses 30 (7)(3) 30 (7)(3) 30 (7)(3) (5) (5)

Notes: 

A = Minimum Lot Area  
W = Minimum Lot Width (as measured at the minimum front yard setback)  
F = Minimum Front Setback (see definition of front yard to determine how front yard is measured on corner 
lots)  
S = Minimum Side Setback  
R = Minimum Rear Setback  
H = Maximum Building Height  

* Dimensional requirements listed for certain uses in Chapter 8 shall supersede those listed herein.

1. Refer to Sections 9.5 and 13.15.3 for further road frontage requirements.

2. Add ten (10) feet if abutting a residential zoning district.

3. The maximum height may be increased to seventy-five (75) feet if located two hundred (200) feet from
a residentially zoned lot. In the C-2 and C-3 districts, the height may be increased to one hundred 
twenty-five (125) feet if located three hundred (300) feet from a residentially zoned lot.  

4. Ten thousand (10,000) square feet for multi-family developments

5. The front yard setback shall be a maximum of zero (0) to fifteen (15) feet, as measured from the edge
of the adjoining front sidewalk publicly maintained street right-of-way. 

6. Five thousand (5,000) square feet for all single or two-family dwellings; three thousand (3,000) square
feet for all other uses 

7. Where no parking areas or drive isles are located between the building and the street right-of-way, the
minimum front setback may be reduced to fifteen (15) feet. 
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8. In the UMU district, the required lot area and lot width may be reduced for a new lot(s) if each of the
following are met: (a) the existing tract to be subdivided is no greater than two (2) acres, (b) the lot area
and lot width may be determined by the averaging of at least two (2) lots located on the same block,
facing the same street, and within two hundred (200) linear feet from the lot in question, and (c) no more
than three (3) lots will result after the subdivision is completed.

TABLE 7.3-1 
BULK AND USE CHART 

I-1 I-2 I-3 I-U
F F F F 

All Other Uses 50(6)  50(6)  50(6)  (5) 

Notes: 

A = Minimum Lot Area  
W = Minimum Lot Width (as measured at the minimum front yard setback)  
F = Minimum Front Setback (see definition of front yard to determine now front yard is measured on corner 
lots)  
S = Minimum Side Setback  
R = Minimum Rear Setback  
H = Maximum Building Height  

* Dimensional requirements listed for certain uses in Chapter 8 shall supersede those listed herein.

1. Refer to Sections 9.5 and 13.15.3 for further road frontage requirements.

2. Add ten (10) feet if abutting a residential zoning district.

3. The maximum height may be increased to seventy-five (75) feet if located two hundred (200) feet from
a residentially zoned lot. 

4. Ten thousand (10,000) square feet for multi-family developments

5. The front yard setback shall be a maximum of zero (0) to twenty (20) fifteen (15) feet, as measured
from the edge of the adjoining front sidewalk. 

6. Where no parking areas or drive isles are located between the building and the street right-of-way, the
minimum front setback may be reduced to fifteen (15) feet. 

Section 4     This amendment shall revise Section 7.6.5 in the UDO as follows: 

7.6.5 USO URBAN STANDARDS OVERLAY DISTRICT 

The Urban Standards Overlay (USO) district contains a number of design and subdivision standards that apply 
solely to non-residential uses on properties located in USO district (except where otherwise indicated):  

A. Parking Lot Connections.

(NOTE: These requirements shall also apply in the CH Overlay district)

(NOTE: The following provisions regarding parking lot connections shall NOT be applicable to lots in
the CBD, I-1, I-2, I-3 or I-U zoning districts, irrespective of whether they are in the USO or CH Overlay
Districts.)

(NOTE: The following provisions do not apply to temporary mobile classrooms approved on a
designated school site for a period not to exceed two years)

Parking lots for commercial or office uses (but not for industrial uses) that lie in a Commercial or Office
or TMU zoning district and which contain more than thirty-five (35) off-street parking spaces shall be
designed to inter-connect with adjoining lots in such zoning districts. At least one future access point to
such parking lot from an undeveloped adjoining lot shall be provided. The Administrator may require
additional access points, when in their opinion, such additional access point would serve to benefit traffic
flow and the safety of pedestrians and motorists using the street. The location of the access point shall be
determined by the developer of the property in question and shall be subject to the Administrator's
approval. The total number of required off-street parking spaces for all parking lots meeting the
requirements of this section shall be reduced by three (3) parking spaces per access point for the lot being
developed. The Administrator shall have the authority to waive or modify the requirements of this section
upon finding that there is no practical way to create a shared driveway with an adjoining lot.

F. Entrance Building Placement and Orientation

(NOTE: These provisions do not apply to industrial uses.)

(NOTE: The following provisions regarding entrance orientation shall be applicable ONLY within the
UMU, TMU and CBD zoning districts.)

(NOTE: These provisions apply only to principal buildings constructed after the effective date of this
Ordinance.)

(NOTE: The following provisions do not apply to temporary mobile classrooms approved on a
designated school site for a period not to exceed two years)
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(NOTE: These regulations do not apply to new accessory structures on existing developed non-
residential properties where the principal structure does not meet the standards of this section.)  

The principle buildings and building on outparcels shall be oriented to face at least one (1) public street, 
no drive aisles or parking shall be placed between the building and the public street. Any new principal 
building whose exterior facades face a public street, and constructed after the effective date of this 
Ordinance, shall install a pedestrian entryway opening onto at least one adjoining public street. Corner 
entrances shall comply with this requirement. Access from the adjoining public sidewalk, street right-of-
way or driveway to the principal structure shall be provided through an improved surface. Alternative 
building design and orientation may be reviewed and approved by the Administrator if the site presents 
demonstrated challenges. 

   J         Parking Lot and Drive Through Placement. 

Parking shall be located to the rear and/or side of the principal building. Side-yard parking may occupy 
no more than 50% of the principal frontage line (lot width) and shall be buffered from the street according 
to the buffer requirements as set forth in Chapter 10 – Off Street Parking and Loading. 

   K        Drive-Throughs. 

1. The drive-through lane shall be primarily configured in a loop internal to the site with the entry and
the exit to the ordering area taking place in the same general location on site. On internal lots, the
building shall be between the drive-through lane and the street.

2. On corner lots, the lane may be located between the building and the street; however, in any case it
shall not encircle the building and shall have enhanced features as described below, upon review and
approval by the Administrator.

3. Where it is not feasible to configure drive-through facilities or lanes as required above, an
alternate proposed configuration shall be reviewed and acted upon by the Administrator.  Enhanced
landscaping, knee walls, a full building wall, or a combination of both shall be applied as approved by
the Director and shall be located between the drive-through and the street.

4. Refer to Section 10.9 for Drive-Through Vehicle Queuing.

Section 5    This amendment shall revise Section 7.11(G)(1) in the UDO as follows: 

SECTION 7.11 CENTRAL BUSINESS DISTRICT DESIGN STANDARDS 

(G)1. Proportion: A buildings' mass and scale shall be visually compatible with the buildings, structures
and places to which it is related. New buildings constructed in the CBD shall have no less than two
(2) stories.

Section 6    This amendment shall revise Section 9.6 in the UDO as follows: 

SECTION 9.6 ONE PRINCIPAL BUILDING OR USE PER LOT 

A. No more than one principal building devoted to a residential use shall be located on a lot, except as
(i) part of a multifamily development, or (ii) planned residential development, or (iii) as private
residential quarters accessory dwelling unit (ADU) per Section 9.10, or (iv) as a temporary
manufactured home as provided in Section 5.8.4(H), and (v) where otherwise specifically allowed in
this Ordinance.

Section 7    This amendment shall revise Section 9.7(2) in the UDO as follows: 

SECTION 9.7 SIGHT DISTANCE TRIANGLES 

2. Commercial Driveways - Smaller sight triangles will be required to allow drivers to see pedestrians
on sidewalks, shall be 10' x 10' and are required at all commercial driveways. The triangle shall be
measured from the midpoint of the curb along the face of the curb. The Administrator may review and
consider an alternate driveway access, where an innovative design is utilized for such driveways. See
NCDOT requirements for driveways intersecting with NCDOT maintained roadways. 

Section 8    This amendment shall revise Section 9.9(A)(4) in the UDO as follows: 

SECTION 9.9 ACCESSORY STRUCTURES AND USES 

A. Within any zoning district, accessory structures shall be located as follows:

4. On any lot less than one acre in area containing a principal single-family or two-family dwelling,
the cumulative area of all accessory structures (excluding outdoor swimming pools and structures
with less than three (3) sides) shall not exceed one-half (½) the heated ground floor area of the
principal structure or eight hundred (800) square feet, whichever is greater.

On any lot having an area of between one to three (3) acres, the cumulative area of all accessory
structures (except outdoor swimming pools and structures with less than three (3) sides) shall not
exceed one-half (½) the heated ground floor area of the principal structure or one thousand two
hundred (1,200) square feet, whichever is greater.
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On any lot containing an area of over three (3) acres, the cumulative area of all accessory structures 
(except outdoor swimming pools, structures with less than three (3) sides, barns, stables and private 
residential quarters accessory dwelling unit (ADU) shall not exceed four (4) percent of the total lot 
acreage.  

Section 9    This amendment shall revise Section 9.10 in the UDO as follows: 

SECTION 9.10 PRIVATE RESIDENTIAL QUARTERS ACCESSORY DWELLING UNIT (ADU) 

Private residential quarters Accessory dwelling units shall be permitted as an accessory use to any single-
family detached dwelling unit (excluding manufactured homes) in accordance with the following 
requirements:  

A. The same person or entity shall own the accessory and principal and any accessory dwelling units. The
owner of the principal dwelling unit shall live on-site.

A disabled person, family member, or an occasional guest shall occupy the accessory dwelling unit. C.
 The private residential quarter shall not serve as a rental unit (except in a Traditional Neighborhood 
Development).  

D. The accessory dwelling unit may be attached to or be separate from the principal dwelling unit. Except
in a TND, the accessory dwelling unit may be located in a separate accessory structure if the area of the
lot is at least one hundred fifty (150) percent that of the required minimum lot size for the zoning district
in question.

E. If the accessory dwelling is in a detached structure, it shall be served by the same driveway accessing the
principal structure, unless there is an existing alleyway to serve the ADU. Manufactured homes,
recreational vehicles or other mobile or temporary structures may not be used for the accessory dwelling
unit.

F. The ground floor area of the accessory unit shall be no greater than fifty (50) percent of the ground floor
area of the principal dwelling unit, or eight hundred (800) square feet, whichever is less.

G. If the accessory dwelling unit is located in an accessory structure, said structure shall be located in the
rear or side yard. No such structure shall be located closer than the required side setback of the principal
structure and any side or rear lot linethe rear setback for the ADU shall be ten (10) feet (except in a TND).
The accessory structure housing the dwelling unit shall not exceed the height of the principal dwelling.

H. No more than one (1) private residential quarters accessory dwelling unit per lot shall be allowed, such
ADU design shall maintain the residential character and use residential materials to closely match the
primary building on site.

I. Any lot containing a private residential quarters shall have at least two (2) off-street parking spaces.

Section 10    All ordinances or portions of ordinances in conflict herein are hereby repealed. 

Section 11    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 12.  This ordinance shall take effect and be in force from and after the date of its adoption. 

Section 13   This ordinance shall be consistent with the Gastonia 2050 Comprehensive Plan and the city’s 
commitment to establishing an interconnected, multimodal transportation system, and is reasonable and in 
the public interest because it promotes health, safety, and welfare. 

This the day of  , 2025. 

ATTEST: 

City Clerk 

(Ord26) 

Richard Franks, Mayor 
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