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RESOLUTION TITLE:   ZONING MAP CHANGE:  CONDITIONAL DISTRICT CD21- 01,  DR

HORTON  ( APPLICANT);  PROPERTY PARCELS:  146377,  146376,

147285 ( PART OF), AND 147284 ( PART OF), LOCATED AT FORBES

RD., GASTONIA, NC, REZONE FROM THE ( R- 1) SINGLE FAMILY

LIMITED AND  ( 1- 2)  GENERAL INDUSTRIAL ZONING DISTRICTS

WITH  ( US)  URBAN STANDARDS OVERLAY TO THE  ( CD/ RS- 8)

CONDITIONAL DISTRICT / SINGLE FAMILY 8, 000 SQ FT ZONING

DISTRICT WITH ( US) URBAN STANDARDS OVERLAY, IN ORDER

TO ALLOW A ( 315) LOT RESIDENTIAL DEVELOPMENT

WHEREAS,  a County Zoning Ordinance was adopted on April 24, 2008 and a public hearing was held on
January 26, 2021 by the County Commission, to take citizen comment into a map change
application, as follows:

Tax Parcel Number( s):  146377, 146376, 147285( part of), 147284 ( part of)
Applicant:  DR Horton

Owner( s):  Highway 321 Forbes Rd LLC, Durboraw Irrev Trust
Property Location:       Forbes Rd.

Request:   Rezone Parcels 146377, 146376, 147285 ( part of), and 147284

part of), from the ( R- 1) Single Family Limited and ( 1- 2) General
Industrial Zoning Districts with ( US) Urban Standards Overlay to the
CD/ RS- 8) Conditional District / Single Family 8, 000 sq ft Zoning

District with ( US) Urban Standards Overlay, in order to allow a (315)
Lot Residential Development

public hearing comments are on file in the Commission Clerk' s Office as a part of the
minutes of the meeting; and,

WHEREAS,     the Planning Board recommended approval of the map change, as conditioned, for parcels:
146377,  146376,  147285 ( part of), and 147284 ( part of),  located at Forbes Rd.,

Gastonia, NC, from the ( R- 1) Single Family Limited and ( 1- 2) General Industrial Zoning
Districts with ( US) Urban Standards Overlay to the ( CD/ RS- 8) Conditional District / Single

Family 8, 000 sq ft Zoning District with( US) Urban Standards Overlay, in order to allow a( 315)
lot residential development, on January 11, 2021 based on: staff recommendation and
applicant testimony; and the request is reasonable and in the public interest and in accordance
with the County' s Comprehensive Land Use Plan.  The proposed rezoning is in the Rural
community future land use plan. Rural communities are areas in the largely Rural areas where
there is a number of residential buildings on smaller lots, built closer to the roadway. The use,
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Zoning Map Change: Conditional District CD21- 01,  DR Horton ( Applicant);  Property Parcels:  146377,
146376, 147285 ( part of), and 147284 ( part of), Located at Forbes Rd., Gastonia, NC, Rezone from the ( R-
1) Single Family Limited and ( 1- 2) General Industrial Zoning Districts with ( US) Urban Standards Overlay to
the ( CD/ RS- 8) Conditional District / Single Family 8, 000 sq ft Zoning District with ( US) Urban Standards
Overlay, in order to allow a ( 315) Lot Residential Development
Page 2

going from ( R- 1)( 1- 2) with ( US) Overlay to( CD/ RS- 8) with ( US) Overlay will make the subject
parcel primarily residential in nature,  which is consistent with the Rural Community
designation and is in harmony with the uses of the surrounding neighborhood.  The ( CD)

Conditional District designation will also help foster higher quality development for the parcel.
j

Motion: Vinson Second: Houchard Vote: 8- 1

Aye: Ally, Brooks, Hollar, Home, Hurst, Houchard, Sain, Vinson
Nay:  Fallon
Absent:  Harris

1 Abstain: None

NOW, THEREFORE, BE IT RESOLVED by the County Commission that after consideration of the map
change application, public hearing comment and Planning Board recommendation:

1)  The map change request is consistent with the County's approved Comprehensive
Land Use Plan. The proposed rezoning is in the Rural community future land use plan.

4
Rural communities are areas in the largely Rural areas where there is a number of
residential buildings on smaller lots, built closer to the roadway.  The use, going from

A R- 1) ( 1- 2) with ( US) Overlay to ( CD/ RS- 8) with ( US) Overlay will make the subject
parcel primarily residential in nature, which is consistent with the Rural Community
designation and is in harmony with the uses of the surrounding neighborhood.  The

CD) Conditional District designation will also help foster higher quality development
for the parcel.

The Commission considers this action to be reasonable and in the public interest,
based on: Planning Board recommendation and compatibility with existing land uses
in the immediate area. The Map change request for Property parcels: 146377, 146376,
147285 ( part of), and 147284 ( part of), is hereby approved as conditioned ( Exhibit A),
effective with the passage of this resolution.

2)  The County Manager is authorized to make necessary notifications in this matter
to appQpriate parties.

Tom Keig er,       irman

Gaston_.County Board of Commissioners
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i Exhibit A

Conditions of Approval

CD21- 01

1

i

I 1.   The applicant shall complete the development strictly in accordance with the plans submitted to and
approved ( and/or modified) by the Board of Commissioners.

2.   If any of the conditions affixed hereto or any part thereof is held invalid or void, then this zoning district
shall be void and no effect.

I
3.   Development shall meet all local, state, and federal requirements.

4.   The zoning is conditioned upon the conceptual site plan.

5.   In accordance with Section 5. 16. 5( 1) of the Unified Development Ordinance, the development and use
of the property shall be governed by the predetermined ordinance requirements applicable to the
district' s zoning classification, the approved site plan for the district, and any additional approved rules,
regulations, and conditions, all of which shall constitute the zoning regulations for the approved district

Iand are binding on the property as an amendment to these regulations and to the Zoning Map.
The Administrator may only make minor changes to the approved site plan administratively.

I
i

6.   Before the preliminary subdivision plat will be approved, details of the water/sewer utility agreements
must be provided by Two Rivers Utilities.

7.   Before the preliminary subdivision plat will be approved, copies of 401/ 404 permits must be provided to
the Floodplain Administrator.

8.   Flood Development Permits must be obtained for any disturbance within the SFHA, including grading.

9.   Outfall locations will not be allowed in the buffer areas and developer must allow for natural dissipation
of water at outfall locations, when applicable.

10. The Subdivision Administrator shall be allowed flexibility not limited to,  adjustments for location
requirements and number of street trees required, and are at the sole discretion of the Subdivision

1 Administrator.    E

11. Phasing shall be incorporated and limited as follows, in order to mitigate impacts on traffic, streams
and wetlands, erosion control, and, the extension of public infrastructure, in a manner that promotes
and enhances the community character: a) land construction and disturbance shall be permissible in
two ( 2) parts, as indicated on the approved concept plan, which may occur simultaneously in order to
allow for grading and the placement and installation of infrastructure; b) issuance of certificate of
occupancy shall be limited to ninety percent( 90%) of each phase, as indicated on the approved concept
plan, prior to beginning the next phase. Building permits can be obtained in phase two ( 2) after ninety
percent( 90%) of the certificate of occupancies have been issued in phase one ( 1).

12. The attached elevations, shown as Exhibit A, represent the selection of housing styles to be included
within the development. Each elevation may or may not have more than one design. No more than twenty
five ( 25) percent shall have one( 1) car garages.

13. The proposed soft surface walking trail, located along the southern most property line, is to be designated t`>
as private and maintained by an established Homeowner' s Association ( HOA).
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Board Action

File #: 20- 588

Commissioner Keigher - Building & Development Services - Zoning Map Change: Conditional District CD21- 01 DR
Horton ( Applicant);  Property Parcels:  146377,  146376,  147285 ( part of), and 147284 ( part of), Located at Forbes
Rd., Gastonia, NC, Rezone from the ( R- 1) Single Family Limited and ( 1- 2) General Industrial Zoning Districts with ( US)
Urban Standards Overlay to the ( CD/ RS- 8) Conditional District / Single Family 8, 000 sq ft Zoning District with ( US)
Urban Standards Overlay, in order to allow a( 315) Lot Residential Development

s

4

STAFF CONTACT

Joseph B. Sciba- Director- 704- 866- 3970

I
BACKGROUND

Chapter 5 of the Unified Development Ordinance requires a public hearing by the Commission, with recommendation by
the Planning Board prior to consideration for final action by the Commission.  DR Horton ( Applicant); Rezone Parcels:

146377, 146376, 147285 ( part of), and 147284 ( part of) from the ( R- 1) Single Family Limited and ( 1- 2) General Industrial
Zoning Districts with ( US) Urban Standards Overlay to the ( CD/ RS- 8) Conditional District / Single Family 8, 000 sq ft
Zoning District with ( US) Urban Standards Overlay, in order to allow a ( 315) lot residential development. A public hearing
was advertised and held on January 26, 2021 with Public Hearing comments being on file in the Board of Commission

I Clerk' s Office.  Planning Board recommendation was provided on January 11, 2021, and the Commission is requested to
consider the public hearing comment, Planning Board recommendation and other pertinent information, then ( approve),
disapprove) or( modify) the map change.       

Iy

ATTACHMENTS

Resolution, Staff Report& Application Packet

I
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Conditional District Zoning Application ( CD21- 01)

STAFF REPORT

VWNNRWe
Request:

To rezone properties from the ( R- 1) Single Family Limited and ( 1- 2) General Industrial Zoning Districts with ( US) Urban

Standards Overlay to the (CD/ RS- 8) Conditional District/ Single Family 8,000 sq ft Zoning District with ( US) Urban

Standards Overlay, in order to allow a ( 315) lot residential development
Applicant: Property Owner( s):

DR Horton Highway321 Forbes Rd LLC, Durboraw Irrev Trust

Parcel Identification ( PID):   Property Location:

146377, 146376, 147285 ( part of), 147284( part of)    Forbes Rd. ( Gastonia)

Total Property Acreage:      Acreage for Map Change:

231. 03 ac 163. 02 ac

Current Zoning: Proposed Zoning:

R- 1) Single Family Limited, ( 1- 2) General Industrial CD/ RS- 8) Conditional District/ Single Family 8,000 sq ft

Existing Land Use:     Proposed Land Use:

Undeveloped 315) lot residential development

MffiNWON(NE
Area 4: The Garden Gaston/ Southeast Gaston

Key issues for citizens in this area include road improvements and better connectivity to other areas of the County

and throughout the region; another bridge crossing the Catawba River; increased walkability and connectivity

between communities; continued coordination amongst local government agencies; and, maintaining enhanced

quality of life.
Comprehensive Plan future Land Use:

Rural Community— areas in the largely Rural areas where there is a number of residential buildings on smaller lots,

built closer to the roadway. Driving through these areas, you feel like you are in a neighborhood. These areas may

not serve a purpose other than providing homes, but still maintain a neighborhood look and feel.
Staff Recommendation:

Application, as presented, is consistent with the Comprehensive Land Use Plan. Should the Board approve the
request, staff recommends that the attached conditions are adopted, as the conditions are designed to mitigate some

of the effects of the development.

i

Water/ Sewer Provider:

Two Rivers Utilities ( City of Gastonia)
Road Maintenance:

North Carolina Department of Transportation
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Sales Summary( Valid Sales from January 2017):    Source: Gaston County Tax Department

Total Number of Sales: 22

Total Value of Sales: $ 3. 92 m

Low Sale High Sale Average Sale
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Source: Gaston County Tax Department( GIS Website)
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December 2, 2020 and December 3, 2020

Seven ( 7) citizens were in attendance

Highlights covered by applicant included: area of concern to the most immediate adjacent owner on Forbes

Rd is no longer at an angle but still provides a one hundred ( 100) ft buffer; all lots are a minimum of 8, 000 sq

ft or more; maximum number of lots allowed is 315 ( a reduction from 350); one area designated as COS has

been relocated from the entrance area to deeper within the neighborhood and will include an amenity area;
two ( 2) retention ponds have been combined into one ( 1); DR Horton will be upgrading the product to

exclude vinyl siding with the exception of trim and soffits, and include other materials such as hardy plank,

stone, et cetera; road improvements to include new asphalt and widening of Forbes Rd; developer will be

extending water line from US 321 Hwy to the site and providing extension of sewer which will be accessed

from the creek side of the property; and, housing types will include (4- 5) plans with each plan having ( 7- 8)
different designs.

Notes of concern by attendees: schools, traffic, adjacent property owner on Forbes Rd would like a fence in
addition to a 100' buffer

Staff observation: The attendees were the same as the previous PIMs, and did not outwardly oppose the

development. Conversation was cordial and flowed freely between the applicant and the attendees.
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Provided by Gaston County Schools

The proposed development would be served by H. H. Beam Elementary, Southwest Middle, and Forestview High
School.

2020 PUPIL ENROLLMENT BY SCHOOL
SCHOOL CAPACITY

Source; GCS 2018 Long Range Facility Plan)
H. H. Beam Elementary 613 H. H. Beam Elementary 723

Southwest Middle 841 Southwest Middle 906

Forestview High 1, 080 Forestview High 1, 105

When estimating the number of new school age children, it will be based upon a combination of Census data and school

enrollment. The current estimation is 0.37school age children per household. ( Number of households: 81, 494 per

Census. Number of school age children: 30,834 per Department of Public Education.)

Traffic Impact Analysis provided by Timmons Group

Capacity analyses were performed for 2020 Existing, 2023 Background, and 2023 Build ( Background plus site trips)
traffic volumes.

Based on the operational analyses, the following is offered:

All approaches at the un- signalized intersection of Forbes Road/ Site Driveway# 1 are projected to operate at

acceptable levels of service during both 2023 Build peak hours. Per NCDOT standards, the following
improvements are recommended: ( 1) Eastbound right- turn lane ( 50- feet storage with appropriate taper).

All approaches at the un- signalized intersection of Forbes Road/ Site Driveway# 2 are projected to operate at

acceptable levels of service during both 2023 Build peak hours. Per NCDOT standards, the following
improvements are recommended: ( 1) Eastbound right- turn lane ( 100- feet storage with appropriate taper);

2) Westbound left- turn lane ( 50- feet storage with appropriate taper).

I  %%%
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All approaches at the un- signalized intersection of Forbes Road/ Little Mountain Road are projected to

operate at acceptable levels of service during both 2023 Build peak hours. No improvements are
recommended at this intersection due to the construction of the proposed development.
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The signalized intersection of US 321/ Forbes Road/ Superior Stainless Road is projected to operate at

acceptable levels of service during both 2023 Build peak hours. No improvements are recommended at this

intersection due to the construction of the proposed development.
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Technical Review Committee( TRC) comments provided by Gaston Lincoln Cleveland Metropolitan Planning
Organization ( MPO)

Highlights from the comments provided include a proposed freeway facility to the immediate east of the

development site, currently unfunded, and a multi- use, soft surface, path along the creek corridor that is
recommended that the developer work with staff to compose a plan. ( See Item 13— Conditions for Approval)



Prepared By: Sarah Carpenter Penley, Senior Planner

Staff received this application for rezoning request in October 2020. Meetings with the engineers and representatives

for DR Horton occurred on numerous occasions to discuss, among many topics: the Traffic Impact Analysis; status of

negotiations with the NCDOT and Two Rivers Utilities; best use for common open space; consideration for citizen

comment from Public Input Meetings; construction phasing; and, Conditions for Approval.

This property is located in a residential area of the central- southeast region of the county. While its location is

primarily residential in nature, it is not far from the US 321 Highway corridor, with easy access to York County and

Interstate 85. While typical projects of this size would encourage staff to request retail components in the plan, the

location and access off of a secondary road ( Forbes Road), discourages the promotion of commercial uses in a

predominantly single family residential district. The proximity to the US 321 Highway corridor, however, is

encouraging that new development might bring new growth to an area identified by distressed properties, often
vacant after industrial businesses have departed.

Architectural standards were considered and relaxed due to the location being more rural in nature and not in close

proximity to major urban developments or similar architectural standards. The developer, in turn, voluntarily

proposes to forgo the use of vinyl products, aside from trim and soffits, and use a mixture of other materials to

include hardy plank, stone, et cetera.

If approved, staff would recommend that the Conditions for Approval be implemented, as presented or modified by

the Board, in order to ensure higher quality development, in addition to the ( US) Urban Standards Overlay
regulations.

1111No N 11111NIN`   @'
Scheduled Meeting Date: January 11, 2021

Meeting Summary/ Points of Discussion: Staff provided Board members with a history of the application, which
included a submittal in November. The applicant returns with a revised concept and significant changes to the site

plan, which were noted as follows:

A reduction in lots from ( 350) to ( 315)

Minimum lot size of 8, 000 square feet

Upgraded materials to include hardy plank, stone, brick, et cetera

Eliminate vinyl siding as a building material, with exception to trim and soffits

Provide a ( 100) ft buffer to adjoining property owner on Forbes Road
Provide extension of water and sewer utilities

Provide road improvement to Forbes Road, to include new asphalt and widening

Include/ show an amenity center within the neighborhood

Include elevations and house designs as a Condition for Approval

The applicant provided a brief presentation, after which discussion ensued by Board members. Questions posed

included price point, to which the applicant projected ( at this point) an estimate of mid to high$ 200, 000' s, noting

that the market could change. One Board member questioned the inclusion of two( 2) car garages with all homes, to

which the applicant responded that most elevations and home designs included the two (2) car garage option,

however, single car garage options were also available. When Board members questioned the impact on schools,

particularly those close to capacity, staff addressed those concerns with data provided by Gaston County Schools,
which indicates that the school district for this particular development would not be adversely affected, based upon

the data presented and projected completion date. Concern was expressed regarding the entrance configuration, and
representatives for DR Horton explained that the design was dictated by NCDOT standards and recommendations.



The Board voted to approve the application with modifications, with a vote of( 8) to ( 1), based upon the following

statement of consistency:

The proposed rezoning is in the Rural Community future land use plan. Rural communities are areas in the largely

Rural areas where there is a number of residential buildings on smaller lots, built closer to the roadway. The use,

going from (R- 1)( 1- 2) with ( US) Overlay to ( CD/ RS- 8) with ( US) Overlay will make the subject parcel primarily residential

in nature, which is consistent with the Rural Community designation and is in harmony with the uses of the

surrounding neighborhood. The ( CD) Conditional District designation will also help foster higher quality development

for the parcel.

Modifications were made to Conditions for Approval, Item (12):

12. The attached elevations, shown as Exhibit A, represent the selection of housing styles to be included within the

development. Each elevation mayor may not have more than one design. No rnore than t:a1vent:y five (25) p er-cent: shall

have one ( 1.) car garages.

Attachments: Maps, MPO Comments



G, ASTON COUNTY Department of Planning lServices

Carolina 2 052 Phone: ( 7   )    6m3195Street Address;      12 Main Avenue, Gastonia, North Car

MailingAddress:   P. O. Box 1578, Gastonia, N.C. 2 053- 1 7 Fax:    ( 7   )    6- 3 66

CONDITIONAL ZONIN D) APPLICATION
Complete y either typing or printing legibly in black or blue Ink

Application

A.
APPLICANT_INFORMATION_....__

Name of Applicant:
w

MailingAddress.   i
tint Fun Hama)

Telephone Numbers: 
include City, State and Zip Code)

e e Business orea Calla) Hama

Owner:   

NER INFORM

Name of Highway 321 Forbes Rd LLC,
Fdrn Fall Mama)

Mailing Address:    /    Charlotte,

TelephoneNumbers: 
tddude CRY, State and Zip Coda;

Area Cade) Business Area Code)

HomeC.   PROPERTY INFORMATION

Physical Address or General StreetLocation of Pro I

PropertyBain Number(     ):      
a 147284( part of)

Acreage reel:   Acreage to be Rezoned:       163. 02

Current Zoning:    Proposed Zoning:

Current Use:     Vacant/ Undeveloped Proposedse( s):   Single FamilyResidential

De ADDITIONAL INFORMATION.-REQUIRED

Z Copy of Plot Plan or Area 1st. Meeting Date:

Copy of Deed Ej PIM 2nd. Meeting Date:
NotariAuthorizationzed ets t ning

Payment of Fee

E.       CONDITIONS SETFORTH BY APPLICANT

See attached

F. APRUICATIO TION
I e), the undersigned being the roe owner/ authorized representative, hereby certify tha t the information submitted on the application and any

applicable documents is true and accurate.

Si nBtL soF property owner

u

9       & P        authorized representative is    ..

FOR OFFICIAL USE ONLY FOR OFFICIAL. USE ONLY FOR OFFICIAL USE ONLY

Date Received:       Application umber: FCUP: Fee:

Received by Member of Staff:     ate of Payment:    Receipt umber:

nnitiaq



G U T
GA,J TO v CV V 1 v TY Department of Planning & Development Services

Street Address:     128 W. Main Avenue, Gastonia, North Carolina 28052 Phone: ( 704) 866- 3195

Mailing Address:   P. O. Box 1578, Gastonia, N. C. 28053- 1578 Fax:   ( 704) 866- 3908
X84ro

Public Hearing Consent Form

To: Gaston County Board of Adjustment/ Planning Board/ Board of Commissioners

From:  Highway 321 Forbes Rd LLC, Durboraiv Irrev. Trust, C/O Southeast Laud Mgt. LLC

2820 Seht jw Ave., Ste. 500, Charlotte, NC 28209

Subject:

consent for variance/ conditional use/ appeal/ subdivision variance/ ivatershed variance/ X rezoning

Date:

1,       being the property

owner of parcel( s)  146377, 146376, 146285, 147284 give

consent to representatives of DR Horton to act on my behalf

in applying for the PUBLIC HEARING REQUEST under consideration.

Signature ( own r)    Date

North Carolina

Gaston County

I,    _nn rn a Notary Public for the said County and State, do hereby certify that

1 Q fiz personally appeared before me this day and

acknowledged the due execution of the foregoing instrznuent.

Witness my hand and official seal, this 0 of Q r 20

Nota} Signature

nBENNETTE
ORNWELL HOPPER

NOTARY PU8LIC

AEI) commission ex ices:       
KLENEURO

lXi04.25-024.
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Metropolitan Plannirrag organuzation

Post Office Box 1748 150 South York Street

Gastonia, North Carolina 28053 Gastonia, North Carolina 28052

Phone ( 704) 866- 6980 Fax ( 704) 869- 1960

Memorandum

To: Sarah Carpenter Penley, Senior Planner, Subdivision Administrator, Gaston
County Planning & Development Services

From:    Julio Paredes, Planner, Gaston— Cleveland— Lincoln MPO

Date:     November 17, 2020

Subject: Forbes Rd - CD21- 01— GCLMPO Comments

Thank you for the opportunity to provide transportation comments on a proposed subdivision

within the Gaston- Cleveland- Lincoln Metropolitan Planning Organization ( GCLMPO) planning
area. My comments are based on review of the proposed subdivision in accordance with the
adopted Comprehensive Transportation Plan   ( CTP),   the adopted 2045 Metropolitan

Transportation Plan ( MTP), and the current State Transportation Improvement Program ( STIP).

On behalf of the GCLMPO, I offer the following comments:

1. According to NCDOT' s 2020- 2029 State Transportation Improvement Program ( STIP),

there are no funded transportation improvement projects in the immediate vicinity of

this project.

2.       The CTP shows a recommended multi- use path along the creek corridor. The developer

should work with the Gaston County Planning and Development Services on any

requirements to reserve an easement for a future greenway.

3.       Just north of this site, a proposed 4- lane freeway from US 321 north of Dallas to NC 279
is included in the MPO' s CTP. The proposed thoroughfare is an unfunded project. The CTP

does not include specific transportation projects or improvement schedules, but instead
represents the status or completeness of the comprehensive transportation system that

may be required to support anticipated growth and development.

By establishing the region' s future transportation needs, the CTP offers an organized way

to identify, and eventually prioritize, the transportation projects that may be built in the
communities within the GCLMPO area.

CTP projects shown as" Needs Improvement" or" Recommended" could become a funded

project in the future, part of a development project, or may never become a funded

project.

The centerline for this proposed thoroughfare as currently shown on the CTP is from the
once funded Garden Parkway. The proposed thoroughfare, if re- established as a funded



CrAS ON- CLILVELAND- L1NCOLN

M:)O#--
Metropolitan Plannirrag organuzation

Post Office Box 1748 150 South York Street

Gastonia, North Carolina 28053 Gastonia, North Carolina 28052

Phone ( 704) 866- 6980 Fax ( 704) 869- 1960

project in the future, would go back through the Environmental Impact Study process

with a new centerline defined. It could be a similar centerline, or it could be something
different.

4. Please note that any site plan that requires a driveway permit on an NCDOT roadway, or

is adjacent to NCDOT roadways, the developer should work with NCDOT on any required

driveway permits or any TIA requirements.

If you have any questions regarding my comments, please do not hesitate to contact me at 704-
866- 6980or ulliio cir of astoi iia. coirr.
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