
 

 
 

 

Gastonia Planning Commission 

Meeting Schedule 

November 5, 2015 
 

 

 

 

5:00 – 5:30  Dinner 

(City Council Conference Room – 2nd Floor, City Hall) 

 

 

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 

November 5, 2015 – 5:30 pm 
 

 

 

Item 1a:  Role Call / Sound Check 

 

Item 1b:  Calls/Contacts to Planning Commission Members  

 

Item 1c:  Approval of Minutes 

 

 

Item 2:  Public Hearing – Action Demolition & Recycling (File # 8346) - WITHDRAWN 
William Simmons has applied to rezone approximately 25.6 acres from I-2 (General Industrial District) to 

I-3 CD (Exclusive Industrial Conditional District).  The property is located at 249 N. Hartman Road and on 

the east side of N. Chester Street (US Hwy 321).  The property is owned by Action Demolition & 

Recycling. 

   

This petition has been withdrawn by the applicant. 

 

 

Item 3:  Public Hearing – Theodore A. Greve (File # 8402)  
Theodore A. Greve has applied to rezone approximately .79 acres from RS-8 (Residential District, 

minimum 8,000 sq. ft. lots) to O-1 (Office District).  The property is located at the northwest intersection of 

N. New Hope Road and Pearl Street.  The property is owned by Theodore A. Greve. 

 

Staff Presentation: Jana McMakin, AICP, Planner II 

 

 

Item 4:  Public Hearing – Yelton Investments, LLC (File # 8403) 
Todd Vickstrom has applied to rezone approximately 1 acre from C-3 CD (General Commercial 

Conditional District) to I-2 (General Industrial District).  The property is located off of Delta Drive.  The 

property is owned by Yelton Investments, LLC. 

 

Staff Presentation: Jana McMakin, AICP, Planner II 

 

 

Item 5:  Other Business 

 Update on Council Votes 

 Representative for November 17th City Council meeting 
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Vice-Chairman Pamela Goode declared a quorum and the Gastonia Planning Commission meeting 

open at 5:30 pm on Thursday, October 8, 2015, in the Council Chambers at City Hall.  

 

Present: Commissioners Mark Epstein, Bob Cinq-Mars, Alec Long, Jim Stewart, Jerry Fleeman, 

and Vice-Chairman Pamela Goode. 

 

Absent:  Commissioner Rodney Armstrong and Chairman Jack Bradshaw.  

 

Staff members present: Melissa Magee, Assistant City Attorney; Jason Thompson, AICP, Planning 

Director; Jana McMakin, AICP, Planner II; Tucker Johnson, PE, Assistant City Engineer; and 

Candice Owenby, Secretary. 

 

Item 1a:  Role Call / Sound Check 

 

Item 1b:  Calls/Contacts to Planning Commission Members 

Commissioner Fleeman received one contact. 

 

Item 1c:  Approval of Minutes 

Commissioner Long made a motion to approve the September minutes as written and 

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

 

Vice-Chairman Goode explained the rules of procedure and time limitations.  

 

Item 2:  Public Hearing – Stowe and Patricia Parker (File # 8382)  
Subject hearing involves rezoning approximately 2.4 acres from O-1 CD (Office Conditional 

District) and RS-12 (Residential District, minimum 12,000 sq. ft. lots) to OLC (Office Light 

Commercial).  The property is located at the northeast intersection of E. Garrison Boulevard and 

Burtonwood Drive.  The property is owned by Stowe and Patricia Parker. 

  

Vice-Chairman Goode opened the public hearing and recognized Ms. Jana McMakin, Planner II, 

for the purpose of staff presentation. 

 

Ms. McMakin stated the subject property consists of three tax parcels totaling approximately 2.4 

acres (parcel numbers 110023-4 and 110026).  Two parcels located along E. Garrison Boulevard 

are currently zoned O-1 CD (Office Conditional District) and the third parcel along Burtonwood 

Drive is currently zoned RS-12 (Residential, minimum 12,000 sq. ft. lots).  This request is to 

rezone all three parcels to OLC (Office Light Commercial District).  An existing building on the 

subject property fronts onto E. Garrison Boulevard with parking located in front of the building 

and access by driveways located off of Burtonwood Drive and E. Garrison Boulevard.  The other 

two parcels are vacant. The subject property is surrounded by RS-12 zoning.  At the E. Garrison 

Boulevard and Burtonwood Drive intersection, Grier Middle School is located on the northwest 

corner, First Presbyterian Church on the southwest corner, and Parkwood Baptist Church on the 

southeast corner.  Land use and zoning in this area has been very steady over the past decade.  

Public water and sewer currently serve the subject property.  The Future Land Use Map in the 

2025 Comprehensive Plans indicates the subject property as suitable for office use.  The majority 

of the subject property is currently zoned office on the Official Zoning Map.  Given the presence 

of existing institutional uses around the site, the non-residential context of the existing land uses 

along E. Garrison Boulevard and the 2025 Plan’s designation of office of the subject property, 

staff recommends approval of the request as presented.   

 

Vice-Chairman Goode recognized, Mr. Stowe Parker, applicant.  Mr. Parker field various 

questions of the board. 

 

Commissioner Fleeman made a motion to approve the request adopting the statement of 

reasonableness and consistency and Commissioner Cinq-Mars seconded the motion. The motion 

was approved unanimously. 

 

Item 3:  Public Hearing – Brian and Dwayne JohnPaoli (File # 8384) 
Subject hearing involves rezoning approximately 2.48 acres from RS-12 (Residential District, 

minimum 12,000 sq. ft. lots) to TMU CD (Transitional Mixed Use Conditional District).  The 

property is located at 1313 S. York Road and 600 Hillcrest Avenue. The property is owned by 

Brian and Dwayne JohnPaoli. 
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Vice-Chairman Goode opened the public hearing and recognized Ms. Jana McMakin, Planner II, 

for the purpose of staff presentation. 

 

Ms. McMakin stated the Rankin-Mercer House was constructed in 1925 and is located in the 

Brookwood Historic District at the intersection of S. York Road and Hillcrest Avenue.  Each 

property has an existing driveway located off of Hillcrest Avenue.  The property is currently 

zoned RS-12 (Residential, minimum 12,000 sq. ft. lots).  The applicant has submitted a rezoning 

request to TMU CD (Transitional Mixed Use Conditional District) to permit weddings, special 

events, and a bed and breakfast on the property.  

 

The applicant’s Certificate of Appropriateness (COA) was approved by the Historic District 

Commission by a unanimous vote (5-0) at their July 24, 2015 meeting.  The COA includes 

renovation and additions to the existing home, construction of a new carriage house, a new parking 

area, driveway and landscaping plan.  The Historic District Commission’s vote also included a 

favorable recommendation to be forwarded to the Planning Commission on the rezoning request 

to the TMU CD zoning district. 

 

The applicant’s proposed improvements include the following: 

 

Renovations, New Construction, and Demolition 

Based on the magnitude of the improvements being proposed, the applicant has indicated that the 

work will be done in stages.  The applicant proposes to partially demolish portions of the right 

and left side of the existing house with additions totally 2,600 sq. ft.  The applicant is proposing 

to demolish the existing carriage house located near Hillcrest Avenue and also demolition of the 

existing garage to the rear of the house. The applicant is proposing to construct a new carriage 

house totaling approximately 3,583 sq. ft.  The carriage house will be located to the rear of the 

house (the area in which the garage is currently located).  The new carriage house includes a 

ballroom, restrooms, storage, and a staging area.  The carriage house is proposed to be connected 

to the main house with a covered walk. 

  
Parking and Access 

A 13’ one-way driveway is proposed to access the parking area with ingress and egress from 

Hillcrest Avenue.  One access point would use the existing driveway located at 600 Hillcrest 

Avenue, and the other access point would be a new driveway located closer to the intersection of 

S. York Road and Hillcrest Avenue.  The proposed parking area would be located on both lots.  

The request is for a total of 34 spaces, including 3 handicap spaces.  The applicant has indicated 

parking will be paved with either stamped concrete or asphalt to meet city requirements and to be 

ADA accessible.  The entry access point being located at the western driveway will better 

accommodate stacking. 

 

Screening and Landscaping 

The parking area will be screened with a variety of plantings as shown on the landscaping plan. 

The site plan shows the required 10’ buffers from adjacent property owners based on proposed 

zoning change to TMU CD.  A detailed landscaping plan has been provided that shows location 

of new plantings and proposed species and plant material.  

 

The property is surrounded by RS-12 zoning and single-family homes to the north, south, east, and 

west. Land use and zoning in this area has been steady.  Public water and sewer currently serve the subject 

property.  Proposed additions may require additional taps.  The Future Land Use Map in the 2025 

Comprehensive Plans indicates the area as residential, though beginning at the next block there is 

commercial shown along S. York Road. The Transitional Mixed Use district is an office district 

that encourages uses at an intensity to compliment nearby residential land uses.  Such areas are 

most often found in developed, urban areas and corridors of the City.  The TMU district is designed 

to encourage mixed development.  Given the presence of existing commercial zoning in close 

proximity to the site along S. York Road, and the applicant’s request for uses that will utilize, 

maintain and improve the existing historic home while complimenting adjacent residential uses, 

staff recommends approval of the request as presented.  If the Planning Commission approves this 

request for rezoning, staff requests that the motion for approval include a directive to staff to bring 

forward a subsequent formal amendment to the 2025 Comprehensive Plan for the City Council’s 

review and approval. 

 

Commissioner Epstein stated that the previous owner of this house attempted to do something 

similar and he understands there were complaints of neighbors about parking on the street, traffic 

patterns, noise and such.  He asked if the city was aware of that situation and how this request 
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matches up and is different than the previous one.  He also asked if staff had received any calls 

concerning this request. 

 

Mr. Thompson said he was not aware of the previous proposal or complaints.  Commissioner 

Epstein noted that there was not a proposal as the owner did not go through the city, which 

probably answers the question within itself. 

 

Mr. Thompson also stated that he has not received any contacts. 

 

Ms. McMakin stated she also had not received any calls on this request.  She noted that there 

were additional notifications sent out for the Historic District Commission hearing.  The 

applicant also held a neighborhood meeting with no attendance, but they did receive some 

contacts with people speaking in favor of the request. 

 

Commissioner Epstein stated that the neighborhood meeting and Historic District Commission 

meeting notifications exceed the ordinance to advertise only to adjacent properties.  He asked 

what the options are if parking exceeds the capacity of the proposed parking lot.  Ms. McMakin 

said there is a large right of way along Hillcrest and a grass shoulder that cars could be parked. 

 

Commissioner Fleeman asked staff if this would be considered spot zoning.  Ms. Magee stated 

that given that this is a transitional type of zoning that is supposed to be around residential 

zoning and with the size of the lot, she feels there is argument that this is not spot zoning and this 

type of zoning is meant to be in this type of area. 

 

Commissioner Fleeman also asked about the specifications of a thirteen foot wide driveway and 

also how stormwater will be handled.   

 

Mr. Rusty Bost, City Engineer, stated that the thirteen foot driveway is acceptable for a one way 

drive because of the angled parking spaces.  He noted that the stormwater ordinance has recently 

changed and this property still falls underneath the new threshold.  The city adopted a more 

consistent level of impervious surface with the rest of the state, therefore stormwater is not 

required for this site. 

 

Mr. Thompson noted that even though there are no current conditions included with this request, 

the board can consider adding conditions if the applicant agrees. 

 

Commissioner Epstein asked staff to give detailed information on the TMU zoning district.  Mr. 

Thompson displayed a list of uses. 

 

Ms. McMakin read the description of a TMU from the UDO stating such areas for this 

transitional mixed use district are most often found in developed urban areas and corridors of the 

city, designed to encourage mixed use development, and is a district that encourages uses at an 

intensity to compliment nearby residential land uses. 

 

After some discussion, Vice-Chairman Goode recognized Mr. Brian JohnPaoli and Mr. Dwayne 

JohnPaoli, 1313 S. York Road of Gastonia. 

 

Mr. JohnPaoli stated that their plans are to protect the house because of the history this house 

holds. Their intent is to make sure that after they are deceased the heirs of the property would not 

be able to tear this property apart.  They would not want this to become a service station or a 

strip mall as they want the house to be there forever.  He would like to change the name to 

Rankin Mercer House and Gardens.  They want to attract people to Gastonia and preserve the 

historic value of the property.  Mr. JohnPaoli fielded various questions of the board. 

 

After some discussion and reviewing the list of allowable uses, the board and the applicant 

agreed to the following list of uses to be allowed:  food catering, bed and breakfast, garden event 

facility, restaurant within a facility, dwelling single family, library, museum, park and 

auditorium/ assembly hall/amphitheater/community center, less than 125 seats. 

 

Commissioner Cinq-Mars asked if the back portion of the property would be used.  Mr. 

JohnPaoli stated that their original intent was to use that area, but after learning the ADA 

regulations, it will not be possible to use it for events. They now intend to use it as a private 

garden area and serenity garden for their personal use and surrounding / adjacent neighbors. 
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After a brief discussion Commissioner Epstein made a motion to close the public hearing and 

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

 

Commissioner Epstein made a motion to approve the request with the following conditions:  1,. 

Only the following uses: food catering, bed and breakfast, garden event facility, restaurant within 

a facility, dwelling single family, library, museum, park and assembly hall, less than 125 seats, 

and no amphitheater, and 2.  Development in in accordance with the submitted site plans; and 

also adopting the statement of reasonableness and consistency.  Commissioner Cinq-Mars 

seconded the motion and the motion was approved unanimously. 

 

Commissioner Epstein confirmed that staff will amend the 2025 Comprehensive Plan to reflect 

this decision.  Mr. Thompson stated it will be amended along with several other changes to be 

presented soon. 

 

Item 4:  Public Hearing – 201 W. Garrison Realty, LLC. (File # 8385) 
Subject hearing involves rezoning approximately .45 acres from O-1 (Office District) and C-2 

(Highway Commercial District) to C-2 CD (Highway Commercial Conditional District).  The 

property is located at 201 W. Garrison Boulevard.  The property is owned by 201 W. Garrison 

Realty, LLC. 

 

Vice-Chairman Goode opened the public hearing and recognized Ms. Jana McMakin, Planner II, 

for the purpose of staff presentation. 

 

Ms. McMakin stated the property owner purchased the property in February 2015 in order to 

reopen the convenience store with gas pumps.  The former business of operating a convenience 

store with fuel mart was non-conforming because the property is zoned O-1 (Office District).  As 

the former business has been closed for over a year, the use of a convenience store with fuel 

pumps cannot be permitted without the property being rezoned to a district that permits that use.  

The applicant, therefore, has submitted a rezoning application to rezone the property to C-2 CD 

(Highway Commercial Conditional District).   

 

As the property is located in the York Chester Historic District, the applicant is proposing several 

improvements to the existing building and site.  The applicant’s Certificate of Appropriateness 

(COA) was approved by the Historic District Commission by a unanimous vote (7-0) at their 

September 24, 2015 meeting. The COA includes modifications to the colors of the building and 

gas canopies, signage, screening and landscaping, the existing accessory building, and a parking 

plan.  The Historic District Commission’s vote also included a favorable recommendation to be 

forwarded to the Planning Commission on the rezoning request to C-2 CD.  The rezoning and 

COA request have been submitted in an effort to become as compliant as possible to the Historic 

District Design Guidelines and the Unified Development Ordinance (UDO), while also taking into 

consideration the building and gas canopies are existing.  The property is currently zoned O-1 with a 

small portion also zoned C-2.  The 0.45 acre site is located at the intersection of W. Garrison Boulevard, 

Gibbons Street, and S. South Street.  The property has an existing driveway located off of Gibbons Street, 

S. South Street, and two driveways located off of W. Garrison Boulevard.  The building was constructed in 

1982.   

 

Proposed Zoning Conditions 

1. The fence constructed for screening and dumpster enclosure will be consistent using the 

same type of wood. 

2. A new wood fence will be installed on top of the existing brick wall (minimum 6 ft.) and 

along the remainder of the rear property line (minimum 8 ft.) to provide screening.  The 

fence will be finished on both sides. 

3. Existing trees located on the property are to remain. 

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

Gastonia Unified Development Ordinance. 

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

requirements. 

 

Surrounding zoning is RS-8 across W. Garrison Boulevard to the north, O-1 to the south, C-3 

CD to the east, and C-1 to the west.  Land use and zoning in this area has been steady.  Public 

water and sewer currently serve the subject property.  The Future Land Use Map in the 2025 

Comprehensive Plans indicates the majority of the subject property as suitable for commercial 

use, and commercial is also shown on adjacent properties along W. Garrison Boulevard. A 

portion of the subject property is currently zoned for commercial uses on the Official Zoning 
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Map.  Given the presence of existing commercial zoning on and around the site, the non-

residential context of the existing land uses along W. Garrison Boulevard and the 2025 Plan’s 

designation of commercial for a majority of the subject property, staff recommends approval of 

the request as presented.  If the Planning Commission approves this request for rezoning, staff 

requests that the motion for approval include a directive to staff to bring forward a subsequent 

formal amendment to the 2025 Comprehensive Plan for the City Council’s review and approval. 

 

Commissioner Fleeman noted the unusual O-1 zoning on this property.  

 

Vice-Chairman Goode recognized Mr. Aaron Low, Attorney, 401 E. Franklin Boulevard of 

Gastonia.  Mr. Low gave a brief presentation and fielded various questions of the board. 

 

Commissioner Fleeman made a motion to approve the request with conditions as requested and 

adopting the statement of reasonableness and consistency and Commissioner Long seconded the 

motion. The motion was approved unanimously. 

 

Item 5:  Public Hearing - Preliminary Major Subdivision Plat (File # 7721) 

Subject hearing involves Preliminary Major Subdivision Plat, Catawba Hills Phase 4 – Map 5, 

True Homes, LLC. 

 

Vice-Chairman Goode opened the public hearing and recognized Mr. Tucker Johnson, Assistant 

City Engineer, for the purpose of staff presentation. 

 

Mr. Rusty Bost, City Engineer, introduced Mr. Tucker Johnson, PE, as Assistant City Engineer, 

filling the position vacated by the retirement of Mr. Thorne Martin. 

 

Mr. Johnson stated that True Homes, LLC has submitted a preliminary subdivision plat for their 

development to be known as Catawba Hills Phase 4-Map 5. The property is located between 

Beaty Road and Stroupe Road on the north side of Catawba Creek. This phase of the larger 

Catawba Hills Subdivision will contain 38 single family lots. The property is located within the 

Gastonia corporate limits and is zoned PD PRD.  Public water and sewer will service the 

property. Public water will be extended throughout the development from existing water lines in 

Phase 2. Sewer service will be provided by extensions to the existing outfall line that runs 

through the eastern edge of the property.  The "Preliminary Plat" is in conformance with the City 

of Gastonia's Subdivision Ordinance and is therefore recommended for approval.  Mr. Johnson 

fielded various questions of the board. 

 

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

seconded the motion. The motion was approved unanimously. 

 

Item 6:  Public Hearing - Preliminary Major Subdivision Plat (File # 8341) 

Subject hearing involves Preliminary Major Subdivision Plat, Cramer Woods II, Live Well 

Homes. 

 

Vice-Chairman Goode opened the public hearing and recognized Mr. Tucker Johnson, Assistant 

City Engineer, for the purpose of staff presentation. 

 

Mr. Johnson stated that Live Well Homes has submitted a preliminary subdivision plat for their 

development to be known as Cramer Woods II. The property is located between Stowe Road and 

McDade Lane. It also adjoins on the south side of the existing Cramer Woods Subdivision. The 

development will contain 111 single-family homes. The property is located within the Gastonia 

Corporate limits and is zoned RS-12. Stowe Road (SR-2436) is currently not constructed to City 

standards and is recommended for road improvements. The developer will dedicate 30 feet of 

right-of-way and widen Stowe Road to 12 feet from the existing centerline of pavement. The 

developer will also be responsible for installing concrete curb and gutter, storm drainage, 

sidewalks, and any other necessary improvements on the west side of Stowe Road along the 

entire length of the property. All improvements to Stowe Road shall meet both City of Gastonia 

and NCDOT requirements. The developer will also be responsible for any other road 

improvements (onsite or offsite) as required by NCDOT.  Public water and sewer will service the 

property. Public water will be extended throughout the development from existing water lines 

adjoining the property. Public sewer will be extended throughout the property from existing lines 

that bisect the property.  The "Preliminary Plat" is in conformance with the City of Gastonia's 

Subdivision Ordinance and is therefore recommended for approval. Mr. Johnson fielded various 

questions of the board. 
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Commissioner Fleeman made a motion to approve the request and Commissioner Long seconded 

the motion. The motion was approved unanimously. 

 

Item 7:  Public Hearing - Preliminary Major Subdivision Plat (File # 8376) 

Subject hearing involves Preliminary Major Subdivision Plat, Crowders View Phase 2, Map 2, 

D.R. Horton, LLC. 

 

Vice-Chairman Goode opened the public hearing and recognized Mr. Tucker Johnson, Assistant 

City Engineer, for the purpose of staff presentation. 

 

Mr. Johnson stated D.R. Horton, LLC has submitted a preliminary subdivision plat for their 

development to be known as Crowders View Subdivision-Phase 2 Map 2. The property is 

located on the north side of Carson Road and is a continuation of Phase 2 of the Crowders View 

subdivision approved in 2000. The development will contain 39 single-family homes. The 

property is located within the Gastonia Corporate limits and is zoned RS-8. Archie Whitesides 

Road (SR 1112) is designated as a minor thoroughfare by the Gaston Urban Area Thoroughfare 

Plan and is recommended for road improvements. The developer will be responsible for 

installing a left turn lane, concrete curb and gutter, storm drainage, sidewalks, and any other 

necessary improvements and/or acquiring right of way to accommodate the required 

City/NCDOT street section on the east side of Archie Whitesides Road along the entire length of 

the property. All improvements to Archie Whitesides Road shall meet both City of Gastonia and 

NCDOT requirements. Public water and sewer will service the property. Public water will be 

extended throughout the development from existing water lines in Crowders View Drive and 

Hope Marion Street. Public sewer is already constructed in the proposed subdivision from a 

previous phase.  The "Preliminary Plat" is in conformance with the City of Gastonia's 

Subdivision Ordinance and is therefore recommended for approval. Mr. Johnson fielded various 

questions of the board. 

 

Commissioner Long made a motion to approve the request and Commissioner Cinq-Mars 

seconded the motion. The motion was approved unanimously. 

 

Item 8:  Other Business 

Mr. Thompson stated there will not be any planning items on the October 20th City Council 

meeting. 

 

Mr. Thompson announced that the current Chairman, Jack Bradshaw, notified staff that he would 

not be able to fulfill the remaining term for his seat on this board.  He asked the board to make 

another recommendation to City Council for Chairman and Vice-Chairman.  It was recommended 

that Vice-Chairman Pamela Goode serve as Chairman and Commissioner Bob Cinq-Mars serve as 

Vice-Chairman. 

 

Mr. Thompson updated the board on Commissioner Fleeman’s request to look into residential 

development standards.  There were three main components at a recent staff meeting; one is 

concerning the General Assembly making some adjustments to legislation that are directly 

impacting cities ability to have design requirement for certain residential projects. When making 

this change it leads into some questions in other areas of the ordinance, which includes the Planned 

Residential Development section and thirdly Low Impact Development as well as some other 

areas.  Staff will be bringing some information on this to the board for discussion in the future. 

 

Some discussion ensued. 

 

There being no other business, Vice-Chairman Goode adjourned the meeting at 7:30 pm. 

 

Respectfully submitted, 

 

 

  

Candice Owenby, Secretary  Pamela Goode, Vice-Chairman 

 



  EXHIBIT 

PUBLIC HEARING 

STAFF REPORT 

File # 8402 

GPC Hearing Date:  November 5, 2015 

 

 

OWNER: Theodore A. Greve 

 

APPLICANT: Theodore A. Greve 

 

PROPOSED ZONING ACTION: Rezone from RS-8 to O-1 

 

LOCATION: Corner of N. New Hope Road and Pearl Street 

   

TRACT SIZE:     Approximately .79 acres 

 

WARD:     2 

 

EVALUATION: 

 

Site Description and Background 

The subject property for this rezoning request consists of two tax parcels (105289 and 105290) 

totaling approximately .79 acres. Each lot contains an existing single-family residential home 

and is zoned RS-8 (Residential, minimum 8,000 sq. ft. lots).   

 

Adjoining Properties and Land Use Trends  

Land use trends have been consistent in the area.  Single family residential uses (zoned RS-8) are 

located to the north and west of the subject property along N. New Hope Road and Carl Street 

and Pearl Street.  The applicant also owns the vacant property located across Pearl Street on the 

opposite corner.  The property was rezoned in 2000 to the O-1 CD (Office Conditional District).  

Eastridge Mall and its associated outparcels (zoned C-3 General Commercial District) are 

located across New Hope Road and the I-85 interchange at Exit 20 is in close proximity located 

north of the subject site. 

 

Available Public Facilities 

Public sewer and water currently serve the site.  One parcel has an existing driveway located off 

of N. New Hope Road and the other has a driveway located off of Pearl Street.  There is a traffic 

light located at the N. New Hope Road and Pearl Street intersection.  N. New Hope Road (NC-

279) is a 5-lane divided highway. 

 

Consistency with Adopted Plans 

The Future Land Use Map in the 2025 Comprehensive Plan indicates that a portion of the subject 

property (approximately 100 feet in depth) located along N. New Hope Road (between Pearl 

Street and Duhart Avenue) is suitable for office uses with the remainder shown as residential.  

 

Conclusion 

The applicant has submitted a rezoning for the O-1 district with no conditions.  The property 

zoned O-1 on the opposite corner of the subject property was rezoned with conditions and a site 

plan.  Therefore, without a conditional district request, conditions such as limiting access from 

Carl Street and enhanced buffers are not able to be added to this request. 

 

Although there is a portion of the subject property shown as suitable for office uses in the 2025 

Plan, staff recommends a conditional district for this site so that the City can work with the 

applicant on adding conditions.  Staff therefore recommends that the request be denied. 

 

_________________________ 

Jana McMakin, AICP 

Planner II 

 

Statement of consistency and reasonableness: The proposed rezoning is not completely 

inconsistent with the 2025 Comprehensive Plan because the future land use map designates a 

portion of the subject property for office uses.  Yet a rezoning to a general district would not allow 

for transition and access control of adjoining residential properties and therefore the Planning 

Commission does not consider an affirmative vote to be reasonable and in the public’s interest.  

 









PUBLIC HEARING 

STAFF REPORT 

File No. 8403 

Hearing Date:  November 5, 2015 

 

 

OWNER:     Yelton Investments, LLC 

 

APPLICANT: Todd Vickstrom 

 

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

  

LOCATION: Located on the north side of Delta Drive 

   

TRACT SIZE:     Approximately 1 acre 

 

WARD:     4 

 

EVALUATION: 

 

Site Description & Background 

The subject property consists of one acre to be subdivided out of a 6.9 acre site that is currently 

zoned C-3 CD (General Commercial Conditional District).  This property is located at the 

intersection of Bessemer City Road and Delta Drive and was rezoned in 1999.  This request is to 

rezone the vacant site to I-2 (General Industrial District).   

 

Description of Adjoining Properties and Zoning 

The subject property is bordered by Gaston County C-3 (General Commercial District) zoning 

and Gaston County I-2 (General Industrial District) zoning to the north.  I-2 zoning is to the 

south located across Delta Drive on a vacant lot.  There is an existing business located adjacent 

to the site on the west.  The remaining portion of the C-3 CD district is located to the east of the 

site.     

  

Recent Land Use Trends in the Area and Available Public Facilities 

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

sewer are available to the subject property. 

 

Consistency with the Comprehensive Plan 

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

suitable for industrial use.   

 

Conclusion 

Given the presence of existing industrial zoning and uses around the site and the 2025 Plan’s 

designation of industrial uses for the subject property, 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 industrial uses designated along Delta Drive in the 

2025 Comprehensive Plan and is in harmony with the current industrial zoning and development 

surrounding the subject property.  Therefore, the Planning Commission considers an affirmative 

vote to be reasonable and in the public interest. 
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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 ___________, 2015.

1 : 3,600
1 inch represents 300 feet
Plot Date: Oct 20, 2015

Subject Property

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

I

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:  Todd Vickstrom

Owner:  Yelton Investments, LLC

Planning Comm Hearing: Nov 5, 2015

Request: C-3 CD to I-2

Ward: 4

Tract Size:   1.0 acre

Tax ID #: por 137646

Application
#8403

Legend

Planning Department

Streams
City Boundary
Roads
Buildings
Parcels
Rivers

Owners:
1   JEJ Limited Partnerships 2
2   Porter's Prop Gastonia LLC
3   Mach 3 Inc
4   Bryan Jr & Doris Stewart
5   Bryan Stewart
6   Affordable Suits of Amer Inc
7   Yelton Investments LLC
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