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CHINA GROVE PLANNING BOARD MEETING 

Minutes of Regular Meeting 

Tuesday, June 14, 2022 

 
The China Grove Planning Board and Board of Adjustment met on Tuesday, June 14th, 2022 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 

Rodney Phillips 

Jason Higgins 

Brie Bivens-Hager 

 

Planning Board Members Absent:    

                     

Staff Present: Pamela Mills, Town Clerk 

             Franklin Gover, Assistant Town Manager  

  

Visitors: Matt Hook, Steward Woodward 

                            

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. Phillips made a motion to approve the May 10th, 2022 minutes.  Mr. Maynor seconded the motion, 

which carried unanimously.  

 

Adoption of Agenda 

Mr. Maynor made a motion to adopt the agenda. Mr. Higgins seconded the motion, which carried 

unanimously.  

 

Public Comment 

None 

 

2022-Z-03 & 2022-S-03; Major Subdivision – Eva Lane   

Mr. Gover stated the applicant is requesting a zoning map amendment for a new Suburban Residential 

conditional zoning district to allow a major subdivision based on the Suburban Residential district. He 

stated the property is currently zoned Rural Residential under Rowan County’s planning and zoning 
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jurisdiction. He stated the properties are a total of 140.36 acres and are located on Mt. Hope Church Road, 

ED Weaver Road, Eva Lane, and Menius Road. He stated there are ten parcels that make up this request. 

He stated a petition requesting noncontiguous annexation also accompanies this request (2022-ANX-03). 

He stated these parcels are 4,000 ft or so from the town limits of China Grove. He stated looking at the 

surrounding area, there are several Rural Residential neighborhoods near this property. He stated these 

neighborhoods are largely older subdivisions with single-family homes. He stated this request is being 

designed and reviewed using the requirements of the current UDO which was adopted in April of 2022. 

He stated the allowed density is 3 units an acre, they are proposing 1.86 units an acre with a total of 272 

lots. He stated the minimum lot width at the front setback is 70 ft in the Suburban Residential district. He 

stated there is a condition to allow for the lots to be 65 ft wide. He stated the smallest lot would be 65 ft 

wide. He stated 10% open space is required which is a minimum of 9 acres, they are proposing 37.02 

acres in open space consisting of a playground, park, nature trails, nature preserve and an amenity area. 

He stated type D yard trees are required and type E thoroughfare screening are required. He stated parking 

lot screening will be required when the amenity area is designed. He stated this site is not within the 

current study area of the Land Use Plan, but it is similar to the Rural Residential future land use category. 

He stated in 2014 when the Land Use Plan was adopted, this area was not in the scope of the study. He 

stated the Rural Residential category is designed for residential purposes on the outskirts of town offering 

larger lots and low to medium density, preserving open spaces. He stated the Suburban Residential 

District is established for new development on the edge of town in which the principal use of land is low-

density single-family residences along with their customary accessory uses. He stated the neighborhood 

has one main entrance off of Mt. Hope Church Road at Menius Road. He stated Mt. Hope Church Road 

has a low daily traffic count in the range of 1,200 to 1,300 trips per day. He stated this neighborhood 

could add about 2,000 to 3,000 more trips per day to the road. He stated as part of the driveway permit 

process NCDOT is anticipating requiring a left turn lane off of HWY 152 onto Menius Road. He stated a 

TIA is not required from NCDOT. He stated HWY 152 has a traffic count of 9,000 to 10,000 trips per 

day. He stated this neighborhood will be serviced by SRU with infrastructure installed by the developer. 

He stated this project is not located within a water supply watershed area but is subject to the town’s 

stormwater management program and permitting requirements. He stated students from this neighborhood 

will attend China Grove Elementary and Middle Schools, and Carson High School. He stated there are 

some recommended conditions that need to be included in the motion.  

 

Chairman Morton opened the courtesy hearing. 

 

Matt Hook – Entitlements Manager, Ellis Developments Group 

He stated they are a land acquisition and development company. He stated their role is to plain the project 

and construct the infrastructure. He stated we are not the home builder. He stated in the proposed master 

plan, they are proposing an amenity center, playground, park, nature trails and nature preserve and dog 

park. He stated they are not required to complete a TIA, but they are doing one their selves to insure all 

the traffic needs are meet. He stated the recommendations that NCDOT will required we will comply 

with. He stated they work with a variety of home builders and showed some renderings of homes.  

 

Chairman Morton stated one of the proposed conditions is not using vinyl siding. Mr. Hook stated they 

have seen that a lot and can meet the requirement.  

 

Chairman Morton asked do we know what the traffic count was before the railroad crossing access was 

closed at Mt. Hope Church Road and North Main Street. Mr. Gover stated he does not have those 

numbers but he can get that to the Board. He stated the most recent traffic count of Mt. Hope Church 

Road is from 2016.  

 

Nelson Barbee - 580 Rosemont Road 
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He stated his property backs up to this property and his pond is within 10 ft of this property. He stated he 

has several concerns with neighborhoods such as this one being proposed. He stated some issues he has 

seen are narrow streets within the neighborhood, 65 ft lots, and homes within 20 ft from each other. He 

stated with 272 homes and two cars per home that is 544 more vehicles on the streets. He stated 

driveways are not large enough to accommodate the residents and guest causing most to park on the 

street.  He stated fire service vehicles have a difficult time getting into neighborhoods with vehicles 

parked on the street. He stated there is one entrance for the development that we know of. He stated the 

roads outside of this development cannot handle the traffic. He stated when Webb Road Flea Market is 

open on the weekend the traffic increases drastically. He stated leaving Menius Road onto Hwy 152 is 

difficult during school times.  

 

Virgil Misenheimer - 980 Mt. Hope Church Road  

He stated Eva Lane goes through his property. He stated he would like to know what the plains are for the 

infrastructure. He stated he has been told they will come through our properties. He stated there is no 

permitted right of ways through Eva Lane. He stated the current traffic flow has increased from 2016 and 

he believes another study needs to be done. He stated he believes one entrance is not enough for the 

number of homes being proposed.  

 

Chairman Morton asked the residents to restrain from applauding after everyone and to restrain from 

commenting during others speaking. He stated this will help the board hearing what residents want to say.  

 

Teddy Miller - 1675 Mt. Hope Church Road  

He stated his property is on the south side of this proposed development. He stated he does not believe 

anyone from the Planning Board or Staff has step foot on the property. He stated most of the property 

stands in water after it rains. He stated traffic from I-85 goes through Mt. Hope Church Road as a short 

cut or when the interstate backs up.  

 

Randy Kirkman - 579 Rosemont Road  

She stated she moved back to China Grove and built on two acres of her parents’ land. She stated she 

works at one of the schools in China Grove. She stated she believes the schools in China Grove are at 

capacity and schools cannot accommodate the children from this neighborhood.  

 

Howard Peacock - 305 Mae Road  

He stated the traffic in this area is bad due to the customers of the Flea Market using all the back roads to 

leave. He stated the people that leave the Flea Market do not care about our neighborhood. He stated they 

throw trash in our yards. He believes this neighborhood will increase the traffic in the area.  

 

Doug French - 1015 French Lane  

He stated his property runs adjacent to Mr. Barbee’s. He stated he is also concerned about the traffic. He 

stated he has been making delivers to residential properties and businesses for 35 years. He stated these 

roads are narrow and if two busses pass each other they have to run off the road to avoid hitting mirrors. 

He stated the current traffic from Carson High School backs up all the roads. He stated another traffic 

study needs to be done again to see how the traffic has increased since 2016.  

 

Baxter Gardner - 2080 Mt. Hope Church Road 

He asked if currently we are all in the county. He asked if China Grove’s future plan is the annex 

everyone. Chairman Morton stated this is a voluntary annexation for these properties only. 
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Mr. Gardner stated he would like to know who currently owns the property. Mr. Hook stated Bobby 

Power, Jr. currently owns the land, but our company has an agreement with Mr. Power. Mr. Gardner 

stated he would like to know who will own the property. Chairman Morton stated 272 different people 

will own the property.  

 

Mr. Gardner stated Mt. Hope Church Road is not built to handle a potential 1,000 vehicles. He stated he is 

concerned with the neighborhood having only one entrance. He stated he believes the fire department will 

have issues accessing a home if an emergency happens. He stated our county is growing at a rapid pace 

and SRU will need to start looking at if the water system can handle all this growth.  

 

Nona Blackwelder - 1240 Mt. Hope Church Road  

She stated she owns several acres that adjoin this property. She stated all the original property owners 

surround this property and have so for more than 60 years. She stated we have been a quiet community 

but this will not continue if this neighborhood goes in. She stated this will cause us all to have higher 

taxes. She stated she does not want sewer and water from the City of Salisbury she wants to keep her 

well. She stated how do we know if the community will build out and be complete. She stated what if a 

few homes are built and then the economy goes south and the neighborhood is placed on hold.  

 

Chairman Morton stated the annexation being discussed is for this property only. He stated this will not 

annex any other property and everyone’s property taxes will remain the same. He stated you will not be 

required to hook up to water and sewer. He stated there is no plan to annex any other property around this 

property that is being discussed. He stated the only way the Town can annex anyone of you is by you 

requesting it.  

 

Curtis Boardman - 1895 Mt. Hope Church Road 

He stated several years ago the Rowan County School System created a committee to look into schools 

that needed to be closed and consolidated, he stated he was the chairman of that committee. He stated he 

went around to every school in the county and found that Carson and South East High School were the 

only two schools in the county that were over populated. He stated the numbers could have changed by 

then but research needs to be done to see if the schools can handle another neighborhood. He stated we 

need new schools in this county not another development.  

 

Janet Kotish - 1945 Mt. Hope Church Road  

She stated she is less than a half a mile from Menius Road. She stated she has to plan her errands of when 

she can leave the house due to the traffic.  

 

Mike Brock - 732 Acorn Oaks Drive  

He stated he had a question about annexation. He stated he understands that annexation is a volunteer 

process and wanted to know if that would change in the future. Chairman Morton stated it is a NC State 

law and unless the State changes the law China Grove cannot annex any property without a request for the 

resident.  

 

Burt Benfield - 770 Leach Road  

He asked the Board to consider the residents that will be impacted by their decisions.  

 

Brodus Murph - 370 Mt Hope Church Road 

He stated he would be straight across from this neighborhood. He stated his 15 acres is located near the 

land that is being sold behind Hitachi Metals. He stated his main concern is the number of homes in the 

development and the traffic it will cause.  
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Edna Foy - 575 Rosemont Road 

She stated her property buts up to around 12 homes in this development near the dog park. She stated she 

is concerned about the wildlife in the area and displacing them. She stated there are owls, turkeys, and 

deer that live in the area.  

 

Larry Ervin – 340 Kings Ter 

He stated his career of 45 years has been spent in civil and architectural engineering industry. He stated 

he is not opposed to developments or developers. He stated he believes in responsible growth and 

development. He asked if the development would have sidewalks and lighting. He asked how the town 

looks at policing and protect this area. Chairman Morton stated the development would have sidewalks 

and lighting.  

 

Mr. Ervin stated he would recommend not allowing vinyl siding. He stated vinyl material is the worse 

building material used in the industry. Chairman Morton stated not using vinyl siding is one of our 

conditions and the developer would have to agree to.  

 

Mr. Ervin stated we need responsible development and he believes 272 homes is not responsible.  

 

Adam Stiller - 182 Rosemont Road 

He stated he is concerned about the added traffic this neighborhood will bring. He stated he is also 

concerned with hunting in the area. He believes that this neighborhood would hinder locals hunting in the 

area.  

 

Becky Hill - 1520 Mt Hope Church Road  

She asked if there is one entrance in and out how will current residence get in and out of our driveways. 

She stated most home owners in the area have been there for 40 - 60 years. She stated all of us do not 

want this neighborhood in their area.  

 

Chairman Morton closed the courtesy hearing.  

 

Mr. Phillips asked Mr. Hook to elaborate on the Traffic Study that will be done. Mr. Hook stated we get a 

third-party traffic engineer to conduct a study of all the intersections in the area. He stated in order for the 

counts to qualify for NCDOT the study has to be conducted during the school year. He stated the traffic 

engineer will conduct new counts on existing conditions add those counts to what is proposed in the area 

and then add the count from this development. He stated if our count ends up declining that level of 

service to an unsatisfactory grade, then said improvements would have to be made. He stated NCDOT 

over sees these improvements and requires them, the development could not move forward until we 

comply with NCDOT’s request.   

 

Mr. Phillips made the motion 2022-Z-03 is consistent with the Rural Residential future land use category 

of the China Grove Land Use Plan based on the following: the development offers low to medium 

density, preserves the existing rural character and preserves open space.  Furthermore, the adoption of 

2022-Z-03 is deemed reasonable and in the public interest based on the fact that this property is located 

on the outskirts of town.  Mrs. Higgins seconded the motion, which carried unanimously.  

 

Mr. Phillips made a motion to recommend to Town Council to approve the requested conditional zoning 

map amendment from Rowan County Zoning to Suburban Residential with the following conditions:  

1. The rezoning and preliminary plat are not effective until the Certificate and Conditions of 

Approval are signed, notarized, and filed with the Town Clerk.  

2. Allow open space as presented, with amenity to be determined.  
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3. Allow Zoning Administrator to adjust density and lot count, up or down, 10% or a maximum of 

10 lots. 

4. Allow 5 ft. lot width reduction to allow minimum lot width of 65 ft. measured at the front 

setback. 

5. Primary material for single-family detached homes will exclude vinyl. Vinyl will only be used for 

soffits, eaves and other related accessory details.  

Mr. Higgins seconded the motion, which carried unanimously.   

 

Mr. Phillips made a motion to recommend to Town Council to approve the Eva Lane Preliminary Plat. 

Mr. Higgins seconded the motion, which carried unanimously.  

 

2022-S-02; Major Subdivision – Miller Road, Grove Mill 

Mr. Gover stated the applicant is requesting a “by right” major subdivision based on the Suburban 

Residential district. He stated no zoning map amendment is required. He stated this request is being 

designed and reviewed using the requirements of the current UDO which was adopted in April of 2022. 

He stated the properties are a total of 92.6 acres and are located at Miller Road and HWY 152 W. He 

stated they are proposing 172 lots at 1.86 units an acre. He stated they are proposing 13.6% open space 

largely along the stream as a nature preserve but also includes the cluster mailboxes. He stated type D 

yard trees are required and type E thoroughfare screening are required. 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 residential purposes on the outskirts of town offering larger lots and lower 

densities preserving open space. He stated the neighborhood has four entrances on Miller Road. He stated 

there are several homes that are alley load on the right side. He stated a TIA and driveway permit review 

will determine the required improvements for Miller Road and the HWY 152 W intersection. He stated 

students in this neighborhood will attend China Grove Elementary and Middle, and South Rowan High 

School. He stated this neighborhood will be serviced by SRU with infrastructure installed by the 

developer. He stated this project is not located within a water supply watershed area but is subject to the 

town’s stormwater management program and permitting requirements.  

 

Chairman Morton asked about the cul-de-sacs and why they are not future connectivity. Mr. Gover stated 

there is another proposed subdivision that is adjacent to this property but we are not requiring the 

neighborhoods to connect due to the stream and topography in the area.  

 

Chairman Morton opened the courtesy hearing. 

 

Steward Woodward – Pulte Group  

He stated he is the Project Manager working as the Civil Consultant for Grove Mill. He stated currently 

the property is agriculture use and the remaining is heavily wooded. He stated they have acquired the 

capacity assurance letter from SRU. He stated we lost a unit at one of the cul-de-sacs, and now the lot 

count is 171. He stated in total there will be 25% open space across the site.  

 

Mr. Phillips asked if the houses on the right would follow the HOA of the neighborhood. Mr. Woodward 

stated yes.  

 

Casey Karriker – 700 Miller Road  

He stated we have no problem with the Deals selling this property. He stated everyone on the left hand 

side of Miller Road has well and septic. He asked if the concrete and asphalt in this development will 

affect the underground water source. He asked if the wells dry up what will happen and who will pay for 

it. He asked if there will be road improvements to Miller Road and Hwy 152. He asked about the wildlife 

in the area and where will they live and where will they get a food source.  
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Bradford Corriher – 801 W Stokes Street 

He stated his two neighbors asked him to say their names since they could not be here, Marvin Hudson at 

811 W Stokes Street and Mike Musselwhite at 809 W Stokes Street. He asked if there has been a traffic 

study on West Stokes Street. He stated vehicles use Stokes Street to bypass Miller Road and Hwy 152 and 

Main Street and Church Street. Mr. Woodward stated he is not the traffic consultant but he will check the 

TIA and see if that road is included. 

 

Mr. Corriher stated he has a lot of run off from this property, he asked if there will be any measures that 

will be done to help with this issue. Mr. Woodward stated we have not made it to that part of the design 

but it is good to know that there is water run off coming from the property and we can look at ways to 

minimize the impact.  

 

Jeff Harwell - 445 Miller Road  

He stated his property is directly across from one of the entrances to the development. He asked if there 

was any discussion of an entrance off of Hwy 152. Mr. Woodward stated NCDOT would not allow for an 

entrance off of Hwy 152. Mr. Harwell stated he read that turning lanes may be required and asked if he 

would lose any of his property to road improvements. Mr. Woodard stated the initial TIA received show 

improves only at the intersection and then improvements needed for the first entrance to the neighborhood 

but not the second entrance.    

 

Heather McLeod – 405 Miller Road 

She stated she is between both entrances and asked if she would lose in road frontage. Chairman Morton 

stated the road improvements would be within the existing right-of-way.  

 

Terry Mueller - 425 Miller Road  

He stated several years ago he went to NCDOT and the State Highway Patrol and helped reduced the 

speed limit from 55 to 45 MPH on Miller Road. He stated vehicles are still travel 60-65 MPH. He asked if 

NCDOT and the Highway Patrol will still control the speed limit if this property is developed. Chairman 

Morton stated it will remain a NCDOT road.  

 

Steve Brown - 550 Miller Road  

He stated there is flood issue near the ditch when it rains. He stated he would like the Board to consider 

how this neighborhood will make the town look. He stated a lot of these types of neighborhoods look 

great for 5 to 10 years but then they start looking rough.  

 

Chairman Morton closed the courtesy hearing.  

 

Mr. Higgins made a motion to recommend to Town Council to approve the Grove Mill Preliminary Plat 

for Rowan County Tax Parcels 100 001, 118 065, 118 034, 118 159. Mr. Maynor seconded the motion, 

which carried unanimously.   

 

Other Business 

a. 2022-TA-02 Correction to dimensional Table for Highway Business District Front setback 

Mr. Gover stated there are two up coming text amendments coming. He stated this one is a correction to 

the setbacks in the Highway Business district. He stated when the consultants were going thorough and 

converting tables the Highway Business setback was left at 20 ft and now it is a range from 0 – 20 ft to 

bring the buildings closer to the street right-of-way. He stated the other is an amendment to the sign 

ordinance.  

 



333 N Main Street, China Grove, NC 28023  |  Phone (704) 857-2466  |  Fax (704) 855-1855 

 
 “In accordance with Federal law and U.S. Department of Agriculture policy, this institution is prohibited from discriminating on the basis of 
race, color, national origin, age, disability, religion, sex, familial status, sexual orientation, and reprisal. (Not all prohibited bases apply to all 

programs).” 

Adjourn 

Mr. Higgins made a motion to adjourn. Mr. Phillips seconded the motion, which carried unanimously.  

 

____________________   ______________________ 

David Morton      Pamela L. Mills, CMC 

Chairman      Town Clerk             


