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CHINA GROVE PLANNING BOARD MEETING 

Minutes of Regular Meeting 

Thursday, July 8, 2021 

 
The China Grove Planning Board met on Thursday, July 8, 2021 at 7:00 PM at the China Grove Town 

Hall, 333 North Main Street, China Grove, North Carolina. 

 

Planning Board Members Present: David Morton, Chairman  

Butch Bivens, Vice Chairman 

Jason Higgins 

Natalie Morgan 

Rodney Phillips 

Joel Maynor 

 

Planning Board Members Absent:     Brie Bivens-Hager 

   
Staff Present: Pamela Mills, Town Clerk 

             Franklin Gover, Assistant Town Manager   

 

Visitors 2021-CZ-02: Sara Shirley, Senior Planner; Erica Mills, Land Planner; Matthew Jones, 

Managing Principal for American Engineering; Kyle diPretoro, Applicant  

 
Visitors 2021-CZ-03: Andrew McDonald, True Homes; Lizzy Kurre, Project Coordinator; Peter Day, 

Project Manager 

                            

Roll Call and Recognition of Quorum 

Chairman Morton called the meeting to order at 7:00 PM.  The presence of a quorum was recognized at 

that time. 
 

Approval/ Corrections of Minutes 

Mrs. Morgan made the motion to approve the June 8th and June 10th, 2021 minutes.  Mr. Phillips seconded 

the motion, which carried unanimously.  

 

Adoption of Agenda 

Mr. Phillips made the motion to adopt the agenda.  Mr. Bivens seconded the motion, which carried 

unanimously.  

 

Public Comment 

None 
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2021-CZ-02; Liberty Grove Major Subdivision 

a. Conditional Zoning: R-S and L-I to RM-CZ 

Mr. Gover state the applicant, Kyle diPretoro is requesting a Conditional Zoning district to accommodate 

a major subdivision consisting of 2.8 acres of commercial area, 92 townhouses, and 148 single-family 

homes. He stated the subject five parcels make up a total of 76.2 acres. He stated currently 10 acres of the 

subject properties are zoned Suburban Residential, 1.97 acres are zoned Mixed Residential and 

approximately 61 acres are zoned Light Industrial. He stated Conditional Zoning is based on a site-

specific subdivision plan or major site plan and allows for maximum flexibility to tailor regulations to a 

particular site. He stated the site-specific conditional zoning process allows the Town Council to approve 

reasonable conditions to help increase compatibility with the area. He said there is a Conditional Zoning 

district in the area close to I-85 with a proposed apartment development that was passed in 2020. He 

stated the primary entrance will be from Lentz Road with East Liberty Street and Grove Street being the 

secondary entrances. He stated for Mixed Residential district the UDO requires the front setbacks to be a 

minimum of 10 ft. and a maximum of 25 ft. He stated the applicant is proposing 20 ft. He stated the 

proposed side setbacks are 5 ft meeting the requirement of the UDO. He stated the UDO requires the rear 

setbacks to be 25 ft. and the proposed rear setbacks are 20 ft. He stated the requirement is 50 ft. for the lot 

width and the applicant is proposing 50 ft lots. He stated townhouses do not have a minimum lot size and 

the applicant is proposing 22 ft. lot width. He stated the maximum density for Mixed Residential is 15 

units an acre and the applicant is proposing 3.46 units per acre. He stated the applicant is proposing 25.6 

acres of total open space and the minimum is 15.24 acres. He stated UDO require open space to be nature 

preserve, plaza, stormwater control areas and cluster mailbox space. He stated planning staff recommends 

the primary residential streets utilize our 60 ft. cross-section to accommodate more capacity. He stated 

sidewalks will be required on both sides of the street. He stated there are buffer areas along all the 

external sides of the properties. He stated according to the Land Use Plan this property is in the General 

Commercial future land use category. He stated the LUP recognizes the need to move away from strip 

development and develop commercial centers with less driveways and more walkability from 

neighborhoods. He stated the General Commercial category recommends retail and service uses in 

commercial centers. He stated the LUP strategies recommend a mixture of housing types and compatible 

uses, promote walkability, minimize traffic congestion, and use conditional zoning to improve 

compatibility with existing single-family development. He stated this project aligns with all those 

strategies. He stated the more recently adopted US 29 Corridor Plan recommends including a variety of 

residential uses along the corridor. He stated the proposed subdivision has layers of uses which help 

increase compatibility starting with commercial which transitions to townhomes and then single-family 

homes. He stated if approved this development would join an existing Mixed Residential zoning district 

which runs along Grove Street and East Liberty Street. He stated Grove Street and Heglar Street are 

primarily single-family homes and there are townhome style apartments in the 800 block of Grove Street.  

 

Mrs. Morgan asked where the proposed realignment of Lentz Road to Centerview Street as shown in the 

US 29 Corridor Plan. Mr. Gover showed on the map where the realignment is proposed.  

 

Chairman Morton asked if there was connectivity to Bare Street. Mr. Gover stated there is a dedicated 

right-of-way but no connectivity.  

 

Mr. Phillips asked how many homes would be in the development. Mr. Gover stated 148 single family 

homes, 92 townhomes and 2.8 acres dedicated to commercial use. Mr. Phillips asked if NCDOT 

discussed traffic patterns at the TRC meeting. Mr. Gover stated the applicant will have to submit a traffic 

impact analysis to NCDOT for improvements. He stated the applicant is waiting until school starts to get 

an accurate count. He stated they will study Lentz Road, Power Street and Hwy 29 all the way to the 

roundabout close to I-85.  
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Chairman Morton opened the courtesy hearing. 

 

Sara Shirley, Senior Planner with American Engineering  

She stated the developer for the project is BRD Land and Investment. She stated they are excited to have 

the opportunity to come into China Grove. She stated they work all over North Carolina and South 

Carolina. She stated the first thing they do is look at when they develop a site plan is the future Land Use 

Plan for the town. She stated the four main goals for the future LUP where mixed use community, 

commercial center, road network and open space. She stated their site plan and our neighborhood is based 

on providing homes to a variety of people. She stated it provides townhomes for singles, empty nesters, or 

people that are looking for low maintenance. She stated our single-family homes are designed for people 

that want a little more open space but not have the commitment of a large piece of property. She stated 

when you enter our site from Lentz Road there will be two entrances into the commercial parcels. She 

stated they will provide a list of uses that we are gearing for these commercial sites. She stated the 

commercial use would be neighborhood services, retail, offices spaces, daycares and restaurants. She 

stated after leaving the commercial area our townhome community will be located off of the main road. 

She stated no driveways will be off of the main road to the townhomes. She stated as you come into the 

single-family portion of the neighborhood there will be a couple of homes located on the main road but a 

majority of them are off of a collector road. She stated it is important to them to establish strong perimeter 

buffers by preserving existing vegetation where is possible and supplementing with additional 

landscaping. She stated they work with a number of national and regional home builders in the area and 

the neighborhood will consist of a mixture of one and two story homes with two car garages. She stated 

with the front setbacks two vehicles could park in the garage and two in the driveway. She stated the 

townhomes would be two stories with a mixture of one and two car garages. She stated they would 

reserve a space in the commercial area for a park or plaza. She stated everything would be connected to 

be able to walk the neighborhood as well as walk to the park or plaza and commercial area. She stated 

people like our neighborhoods because they offer open spaces to gather with neighbors. She stated people 

do not necessarily like to maintain their own spaces but do like when an HOA maintains the space.  

 

Ronnie McDaniel - 808 E Liberty Street  

He stated he lives at the intersection of East Liberty Street and Hwy 29. He stated the traffic is heavy at 

that intersection and asked if there has been any discussion on adding a stop light at that intersection or 

improvements to the intersection.  

 

Chairman Morton stated there will be a traffic impact study done and it could come to that based on the 

results of the study.  

 

Lisa Gassew - 803 E Liberty Street 

She asked if East Liberty Street would be widened as big as Power Street to accommodate the entrance to 

the proposed neighborhood.  

 

Chairman Morton stated there is a right-of-way there now and the developer would have to meet the 

standards of our ordinance. Ms. Shirley stated they got the survey back today and that shows on the plan. 

She stated their connection does not go all the way up to HWY 29, there is a portion of East Liberty Street 

that would remain the same.  

 

Kevin McDaniel – 808 E Liberty St 

He stated he is the power of attorney for Ronnie McDaniel. He asked if there would be a buffer installed 

such as a fence or landscaping buffers to help with traffic noise.  
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Chairman Morton stated how that transition would work he is not sure but there are buffering and 

landscaping rules that will be incorporated.  

 

Sharon and Brian Dunaway – 902 Grove Street 

She asked if Grove Street would be widened. She stated she would like Grove Street not to connect to the 

neighborhood if possible. She stated realigning Lentz Road with Centerview Street is a great idea.  She 

stated the traffic at the Church Street/Hwy 29 intersection is heavy and this would help with rerouting 

some traffic into downtown.  

 

Chairman Morton stated as part of this project he does not think the road will be widened. He stated he 

does not see the project being approved without the connectivity to Grove Street.  

 

Gerry Steedley, Dayspring Community Church – 490 Lentz Road   

He stated the congregation is not opposed to the development. He stated the church and parking lot is as 

far back on the property as possible and right up against this proposed development. He is concerned with 

the perimeter buffers. He stated Lentz Road is a dangerous road with a lot of accidents. He stated he is 

concerned that Lentz Road cannot handle any more traffic.  

 

Pam Allyn - 520 Lentz Road  

She asked how Rowan County Schools would handle this number of kids the development would bring. 

She asked what the average price of the townhomes and single-family homes would be. Mr. diPretoro 

stated low to mid 200s for townhomes, and mid to high 300s for the single-family homes. She asked if a 

sound wall or buffer would be installed between I-85 and the proposed apartments.  

 

Chairman Morton stated that is another project that was approved in 2020 and will expire in a couple of 

months. He stated that project may or may not happen.  

 

Chairman Morton closed the courtesy hearing.  

 

Chairman Morton stated he wanted to hear more about what type of commercial uses would be on Lentz 

Road. He stated he would not like to see a gas station or fast food in that area. He stated the board should 

put some conditions on the type of uses that would not be allowed.  

 

Mrs. Morgan stated a few things she would like to see from a design perspective is not having all the 

garages face the street. She stated this discourages a walking community. She stated she would like to see 

rear load or side load garages. She stated as a safety concern she would like to see different materials used 

and not vinyl siding with the proximity of the houses or see more space in between the single-family 

homes. Chairman Morton stated there is only one way to address townhomes with garages is to have an 

alley way system behind them. He stated with the lot sizes being 22 ft. for townhomes and 50 ft. for 

single-family the whole design would need to change. Mrs. Morgan stated she does not want to see a 

neighborhood with all vinyl homes that look the same.  

 

Chairman Morton asked Mr. diPretoro if they are open to discussing the use of different exterior 

materials. Mr. diPretoro stated they are willing to look at different exterior materials for safety and or 

possibly increasing the lot size to 55 or 60 ft.  

 

Mrs. Morgan stated she would recommend approval with the conditions to increase the width of the lots 

to allow for more of a side setback in regards to fire and life safety, higher quality exterior materials on 

single family homes, working with gathering spaces and creating community connectivity, conditional 

limitations of commercial development for fast food, gas stations and drive thru-use. Mr. Higgins stated 
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by recommending increasing the width of the lots the whole plan would need to change. He asked if we 

could increase the side setbacks instead. Chairman Morton asked what the side setback is. Mr. Gover 

stated the side setback is 5 ft. He stated there would be 10 ft. between house. Mr. Higgins stated 50 ft. lots 

is the standard. Mrs. Morgan stated standards do not have to be minimums. Mrs. Morgan stated she is 

more concerned with the higher quality exterior materials then the lot width. Mr. Higgins agreed. Mr. 

Phillips stated we need to state the lot width we want instead of just stating to increase it. He stated he 

agrees with having a higher quality exterior material in lieu of increasing the lot width. Chairman Morton 

stated this neighborhood is designed for people of all ages and stages of life.  

 

Mrs. Morgan made the motion to recommend to the Town Council to approve the request to rezone 

Rowan County Tax Parcels 124 0190000001, 124 0190000002, 124 102, 124 061, 124 046 from Mixed 

Residential, Suburban Residential, and Light Industrial to Mix Residential Conditional Zoning with the 

conditions that this rezoning is not effective until the Certificate of Approval defining mutually agreed 

upon conditions is signed and notarized, to increase the side setbacks, lot width, or use higher quality 

exterior materials on single family homes to improve fire safety separation, working with gathering 

spaces and creating community connectivity, conditional limitations of commercial development for fast 

food, gas stations and drive thru. She stated 2021-CZ-02 is consistent with the Land Use Plan’s 

recommended strategies encourage a mix of housing types and compatible uses, promotes walkability and 

minimize traffic congestion, it is also consistent with the US 29 Corridor Plan that recommends allowing 

a mixture of uses along the corridor.  Mr. Higgins seconded the motion, which carried unanimously.  

 

2021-CZ-03; Kensington Major Subdivision 

a. Conditional Zoning: R-S to RM-CZ 

Mr. Gover stated the applicant, CESO, on behalf of Dependable Development is requesting a rezoning 

from the Suburban Residential district to a Mixed Residential Conditional Zoning district to 

accommodate a major residential subdivision with 50-foot-wide lots. He stated at the June 4th, 2019 

meeting the Town Council suspended the review process for 2019-Z-01 and 2019-CUP-02 suggesting the 

applicant review their plans and accommodate the existing Suburban Residential minimum lot width of 

70 ft. He stated the applicant was instructed to resubmit for Planning Board consideration. He stated 

subdivision plan and rezoning were reconsidered at the October 2019 Town Council meeting. He stated 

after deliberation and discussion the applicant withdrew their request. He stated the RS district is one of 

our lowest density districts and is for developments on the edge of town. He stated the proposed RM 

district is a higher density district that offers a variety of uses from townhomes to single family homes 

and allows up to 15 units an acre. He stated according to the Land Use Plan this property is in the Rural 

Residential future land use category. He stated the Rural Residential category is designed for low to 

medium density residential uses that preserve the existing rural character by offering larger lots. He stated 

there are 80 60 ft. lots and 94 50 ft. lots making a total of 174 homes. He stated the properties equal 64 

acres. He stated the cross sections are all 60 ft. with sidewalks are both sides. He stated the UDO requires 

the front setbacks to be a minimum of 10 ft. and a maximum of 25 ft. He stated the developer is proposing 

10 ft. He stated the proposed side setbacks are 5 ft meeting the requirement of the UDO. He stated the 

UDO requires the rear setbacks to be 25 ft. and the proposed rear setbacks are 25 ft. He stated the 

developer is proposing 11.25 acres of total open space. He stated UDO require open space to be nature 

preserve, park, stormwater control areas and cluster mailbox space. He stated a site shall not be graded to 

create a slope greater than 2:1 at adjacent properties unless the slope already existed on the undeveloped 

land.  

 

Chairman Morton opened the courtesy hearing. 

 

Chairman Morton asked why were the plans withdrew and submitted the exact same.  
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Andrew McDonald, True Homes 

He stated the world and the market has changed drastically in the last two years. He stated the lot width 

requirements and the lot width changes made this a difficult property to develop. He stated how the 

neighborhood is currently setup is what works.  

 

Mr. Gover stated SRU wanted to know where water and sewer would be accessed. Mr. McDonald stated 

water would be looped from the main entrance back to Red Fox Lane. He stated sewer would run through 

the Atlantic American properties.  

 

Mr. McDonald stated he would like to address some of the concerns the Planning Board had from the 

previous development. He stated the fire safety concern would be addressed by us not using vinyl siding 

for the exterior material. He stated it would be fiber cement or a similar material. He stated we are 

committed to not having the same elevation side by side. He stated it could be the same house but not the 

same elevation. Mr. Maynor asked how many different elevations you have. Mr. McDonald stated there 

are 28 different floor plans and each floor plan has 7-8 different elevations and each elevations has 

different material colors and types. He stated they are committed to a minimum of a covered porch or 

stoop so there is a protrusion from the house, a minimum of two different materials on each house, garage 

windows and hardware. He stated this is in addition to the walking paths and greenway. 

 

Mr. Phillips asked if the changes in the market made it where you could increase the lots to all 60 ft. lots. 

Mr. McDonald stated we do not see a return from a larger lot size, we see the most return from the size of 

the home that is placed on the lot. He stated the market right now is for a smaller lot with a better quality 

home.  

 

Chairman Morton closed the courtesy hearing.  

 

Chairman Morton stated this meets our zoning ordinance and development standards with the conditions 

placed before. Mrs. Morgan stated all the conditions Mr. McDonald committed to address all the concerns 

she had. Mr. Phillips stated Mr. McDonald did a good job address the aesthetic of the neighborhood and 

fire safety with committing to the use of fiber concert. Chairman Morton stated he gets more comments 

from the public about lot width then anything. He stated they are not taking into account of the client 

buying the home. He stated what our town is missing is younger families. He asked if any of the board 

members kids lived in town. He stated his kids moved to Raliegh and DC because China Grove did not 

offer the type of neighborhood they were looking for. He stated China Grove needs neighborhoods that 

attract younger couples and younger people. He stated these two types of neighborhoods we have viewed 

today is what these groups of people want.  

 

Mr. Phillips made the motion to recommend to the Town Council to approve the request to rezone Rowan 

County Tax Parcels 115 062, 117 165, 117 204, 117 205 from Suburban Residential to Mix Residential 

Conditional Zoning with the conditions of this rezoning is not effective until the Certificate of Approval 

defining mutually agreed upon conditions is signed and notarized, single family homes will not use vinyl 

siding as a material and will use at least two exterior materials per home, homes will have porch or stoop 

projections from front façade and include windows and decorative hardware on garage doors, home 

elevations will not repeat, if a steep slope, a change of 8 feet or more, is present lots shall be 60 feet in 

width, no steep slope shall begin within 12 feet of the rear façade of the home, the developer shall install a 

greenway style path up to Shue Road using a greenway cross section for connection to Shue Road to 

ensure future compatibility with grants, and other city green projects, the developer shall install walking 

trails through the nature preserve areas connecting to cul-de-sacs. Specific segments include Black Bear 

to Mountain Goat, Mountain Goat to Grey Wolf temporary cul-de-sac, and around White Hare, the 

developer shall indicate on the plat a future street connection to the rear of the N. Main Street Baptist in 
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the form of a recorded right-of-way, but no physical improvements are required, no slope greater than 3:1 

shall be present on residential lot. He stated the adoption of 2021-CZ-03 is consistent with the Land Use 

Plan and the US 29 Corridor Plan. Mr. Maynor seconded the motion, which carried unanimously.  

 

Adjourn 

Mrs. Morgan made the motion to adjourn. Mr. Higgins seconded the motion, which was carried 

unanimously.   

 

____________________   ______________________ 

David Morton      Pamela L. Mills, CMC 

Chairman      Town Clerk             


