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ELECTRONIC MEETING 

Minutes of Regular Meeting 

Tuesday, December 9, 2021 

 
The China Grove Planning Board met on Tuesday, December 9, 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 

Joel Maynor 

Brie Bivens-Hager 

Natalie Morgan 

 

Planning Board Members Absent:     Jason Higgins 

           Rodney Phillips 

                   

Staff Present: Pamela Mills, Town Clerk 

             Franklin Gover, Assistant Town Manager   

 

Visitors: None 

                            

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 

Mr. Maynor made a motion to approve the November 8th and 10th, 2021 minutes.  Mrs. Bivens-Hager 

seconded the motion, upon a roll call vote Mr. Bivens voted yes, Mrs. Morgan voted yes, Chairman 

Morton voted yes. (5-0) 

 

Public Comment 

None 

 

UDO Update and Recommended Changes  

Chairman Morton asked if the formatting will be different then what is being presented. Mr. Gover stated 

the last step is reorganizing the Chapters. He stated the current ordinance has a lot of regulations in the 

definition section. He stated these regulations will be pulled out of the definition section and put into a 

chapter. He stated updating how the zoning districts are laid out will be an important portion of this 

update. He stated the table of uses is the most important thing we will work on. He stated every process 
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we go through goes through the table of uses somehow. He stated making sure the uses that we want in 

the downtown and keeping out drive-thru and fast food from the downtown area is a main focus.  

 

Mr. Gover stated the Steering Committee has meet five times and have held six different sessions with 

SCEI Planning. He stated the objective is to modernize the ordinance, maintain the character and give 

flexibility. He stated this project is broken down into three phases. He stated we just finished with phase 

two and now we are in phase three. He stated phase one was meeting with the consultant, address staff 

concerns and appointing the Steering Committee. He stated phase two was reviewing the consultant 

recommendations and discussions and recommendations of the Steering Committee. He stated phase three 

we will be looking at the Land Uses/Table, discussing Special Requirements, take a look at the definition 

section and the last thing we will do is review the ordinance language. He stated the goal is to have the 

UDO update adopted in March or April of 2022.  

 

He stated in the first session we discussed some legislation requirements. He stated there has been a lot of 

legislation requirements since 2015. He showed the Board a list of laws and read a few. He stated small 

cell wireless, permitted choice and single family dwellings and duplex homes we cannot require exterior 

design requirements. He stated we cannot regulate age of a mobile home. He stated module homes have 

always been classified as site-built homes in our UDO but it will be codified. He stated we just need to 

clarify the language in the accessory dwelling unit’s section. He stated we allow accessory dwelling units 

in a lot of our zoning districts. He stated we discussed home occupation since this seems to be a big thing 

in China Grove. He stated there is no distinction between home occupation and rural home occupation. 

He stated a home occupation you cannot tell anything is going on in the house. He stated a rural home 

occupation allows more intensity by using your shed, garage or accessory building to operate in.  

 

He stated we discussed the signs section with the addition to free standing signs and electronic message 

boards. He stated we discussed allowing free standing signs in residential areas. He stated we discussed 

the brightness of the electronic message boards and requiring an ambient light sensor. 

 

He stated we discussed retaining walls and how they have become an issue in proposed subdivisions. He 

stated developers are trying to put these on residential lots. He stated this could be an issue in the future if 

a wall starts to fail and it is up to the home owner to fix. He stated the retaining wall standards will make 

the retaining wall be in a HOA controlled area and not allowed inside a residential lot.   

 

He stated we are consolidating the landscaping and buffering chapters. He stated we are increasing the 

canopy tree buffer to 10 feet to help improve the growth of the tree. He stated we are increasing the 

approve species list to create more diversity in the landscape plan.  

 

He stated we discussed the development process and how we need to distinguish between a Major Site 

Plan and a Minor Site Plan. He stated a major site plan goes through a Public Hearing process where 

nothing really can change. He stated this gives false hope to the public that things could change but if the 

developer meets the standard of the ordinance, then the board has to approve it. He stated we increased 

the square footage requirement for minor site plans to 5,000 sq ft. of operational area. He stated we 

discussed the RM district and planning and development. He stated the RM district is mixed residential 

and is turning into every subdivision that is requested. He stated our current plan unit development 

section is not usable due to the ratio of housing types. He stated both of these are a conditional zoning 

process. He stated the RM district is proposed to increase the density to 18 units per acre and allow all 

types of housing. He stated the plan unit development is designed to promote a mixture of commercial 

and high-density residential development. He stated it gives developers more flexibility.  
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He stated Subdivision standards are spread throughout the ordinance so we consolidated it into one 

section. He stated we are working on specification and design manual. He stated there would be more 

requirements for asphalt thickness, greenway standards and sidewalk standards. He stated stormwater and 

grading would be in this section as well. He stated our grading standards will be pretty strict. He stated we 

discussed cluster mailbox provisions and this is a requirement that stems from the Post Office. He stated 

in the larger developments there will be cluster mailboxes that resemble PO BOXES. He stated we 

discussed open space conditions and throughfare buffers to protect natural areas. He stated we discussed 

roads and segments with the goal of increasing connectivity.  

 

He stated he had the consultants take a lot at our downtown requirements. He stated we discussed getting 

rid of off-street parking requirements and revising setback range. He stated we discussed promoting 

pedestrians in downtown and bring yoga and karate back to the uses table. He stated the consultants are 

going to incorporate a lot of the design requirements from the 29 Corridor Plan in the HB district. He 

stated they are also incorporating a policy that he wrote several years ago to redevelop older sites. He 

stated we discussed having entrances that are not facing the main street.  

 

He stated they discussed introducing parking maximum and requiring bike racks on all sites. He stated 

having a large multiuse path for pedestrians on our corridors will be a real benefit for the town.  He stated 

getting rid of the front setback in the HB district will allow for easier placement of minor buildings.  

 

He stated we discussed merging the Planning Board and Board of Adjustment. He stated the consultants 

recommended reducing the total number of members to 7 when combining the two boards. He stated 

there is a lot of language that needs to change in the ordinance. He stated we have had trouble in the past 

getting ETJ members to participate. He stated they recommended reducing the ETJ members to one. He 

stated the Planning Board will handle business first and then we will switch to Board of Adjustment the 

same night.  

 

He stated Conditional Zoning is a new tool we have. He stated this allows a case that does not have a site 

plan involved but has a restriction of use or added conditions. He stated it is set up where a developer or 

property owner has flexibility.  

 

He stated the definition section will be moved to the front.  

 

Adjourn 

Mrs. Morgan made a motion to adjourn. Mr. Maynor seconded the motion, upon a roll call vote Mr. 

Bivens voted yes, Mrs. Bivens-Hager voted yes, Chairman Morton voted yes. (5-0) 

 

____________________   ______________________ 

David Morton      Pamela L. Mills, CMC 

Chairman      Town Clerk             


