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CHINA GROVE PLANNING BOARD MEETING 

Minutes of Regular Meeting 

Tuesday, November 8, 2022 

 
The China Grove Planning Board and Board of Adjustment met on Tuesday, November 8th, 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 

Jason Higgins 

Brie Bivens-Hager 

Rodney Phillips  

Joel Maynor 

 

Planning Board Members Absent:   

                     

Staff Present: Pamela Mills, Town Clerk  

             Franklin Gover, Assistant Town Manager  

  

Visitors: Tom Hardy, Lisa Arnold  

                            

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 October 11th, 2022 minutes.  Mr. Bivens seconded the motion, 

which carried unanimously.  

 

Adoption of Agenda 

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

unanimously.  

 

Public Comment 

None 

 

2022-SUP-01; Special Use Permit – Automotive Sales and Service 

a. 1108 S US 29 HWY China Grove 

Mr. Gover stated picking back up where we left off the site plan has been modified based on the board’s 

comments and concerns from the October 11th meeting. He stated the applicant has stated the site will be 
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used for auto sales, inspection and repair. He stated there is an existing driveway onto Rose Ave. He 

stated one adjusted made was where the dumpster would be located for functionality. He stated on the 

north side the applicate added flower planting boxes. He stated they also added a vehicle display area.  

 

Chairman Morton stated the board asked for a better location of the dumpster, more screening and to 

remove curbing to allow for access to the vehicle display area and service bays. He asked if the driveway 

onto Rose Ave was an addition. Mr. Gover stated it exists in person but was not displayed on the site 

plan.  

 

Chairman Morton opened the courtesy hearing.  

 

Chairman Morton closed the courtesy hearing.   

 

Mr. Higgins made a motion to recommend to Town Council to approve the requested special use permit 

for automobile sales and service on Rowan County Tax Parcel 128 092. Mrs. Bivens-Hager seconded the 

motion, which carried unanimously.  

 

2022-Z-05; IDI Logistics 

a. Conditional Zoning Request 

Mr. Gover stated the applicant is requesting a zoning map amendment for a new light industrial 

conditional zoning district to permit a light industrial development for warehousing uses. He stated a 

petition requesting voluntary contiguous annexation also accompanies this request (2022-ANX-04). He 

stated the subject parcels are currently within Rowan County’s planning and zoning jurisdiction in 85-

ED-2 and Rural Residential districts. He stated the Rowan County Tax Parcels 116 013, 116 026, 116 

014, 116 108, 116 107, 116 009, 116 113, 116 133, and 417B058 make up 148.49 acres. He stated the 

proposed development abuts the Hitachi site, Altec Industries, and the future site of J.J. Kane 

Auctioneers. He stated it also abuts Timberfield, an existing residential neighborhood. He stated the 

proposed development will rely upon a realigned of Rock Lane and join into the northern spoke of a 

roundabout that is being constructed. He stated Macy’s, Hitachi, Altec, and J.J. Kane are all zoned Light 

Industrial. He stated from Rock Lane you can see the back of homes in the Timberfield neighborhood. He 

stated you can see the need for more screening in that area. He stated the proposed development includes 

up to 2.25 million square foot of light industrial warehousing uses in 3 buildings. He stated the site is 

bisected by headwaters of Town Creek. He stated our stream buffer is enhanced and requires a 50 foot 

base and there are some additional buffer that is required based on the slope. He stated the topography is 

good in this area and there is not a lot of slopes abutting the creek. He stated the addition buffer is 

anywhere from 12-15 feet throughout the stream area. He stated there is an addition vegetation buffer on 

top of those two. He stated the location of the stormwater ponds could be in different locations but the site 

plan shows three wet ponds. He stated the site plan shows 1,400 parking spaces. He stated there is a 30 

foot required perimeter buffer. He stated this project is not in a watershed area but is subject to the 

stormwater control measures. He stated the new right of way for the reconfigure of Rock Lane would be a 

town owned street. He stated we would be amending the Land Use Plan due to these parcels not being in 

the study area. He stated the parcels do abut an existing Regional Industrial/Employment Center. He 

stated we are working closely with NCDOT, IDI Logistics to review a Traffic Impact Analysis and to 

under stand what changes need to occur to Hwy 152. He stated the changes are unclear at the moment but 

it is clear that changes will need to be made based on trip generation.  

 

Mr. Phillips asked when the TIA will be complete. Mr. Gover stated they are trying to get it complete 

before the Council meeting on December 6th, 2022.  
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Chairman Morton stated he understands the applicant has been in contact with several residents of 

properties that abut this project and they are working to accommodate some of their request. Mr. Gover 

stated the applicant held a community meeting at Town Hall to answer any questions residents had.  

 

Mr. Phillips asked if the applicant of this project is working with other proposed projects in this area. Mr. 

Gover stated he believes more conversation need to occur but everyone is aware of the projects going on 

in the area and traffic an access is the number one issue on the development side.   

 

Lisa Arnold-Land Use Consultant  

She stated they are proposing 2.25 million square feet of warehouse, distribution and office space. She 

stated China Grove requires a Type A buffer for industrial properties located next to single family 

residential properties. She stated they estimate the house would be 397 feet away from the proposed IDI 

building with several buffers in-between. She showed many examples of buffers and renderings of 

buildings. She stated the proximity to I-85 is ideal for this type of project.  

 

Chairman Morton asked what the distance is from the proposed building to the property line of the 

adjacent residential property. Mrs. Arnold stated in section D of the site plan, the building is 730 feet 

from the closest property line.  

 

Chairman Morton opened the courtesy hearing.  

 

Brodus Murph – 370 Hodge Place Road 

He stated he owns 15 acres that abuts this project. He stated his property is at the corner of building 2 and 

building 3. He stated there is another creek that runs through his property and will run right under the 

proposed number 3 building. He stated this creek runs freely when we have a wet season. He stated his 

house is located at the back of his property and he will be very close to the buildings. He stated the 

parcels are Native American Indian land and he has found pottery and arrowheads all over the properties. 

He stated it is hard to imagine looking out over these warehouse buildings for the rest of his life. He 

stated he believes this will lower his property value.   

 

David Key – 230 Dulin Ave 

He stated he has lived at his property for 26 years. He stated he will see these warehouse buildings out his 

kitchen window. He stated no matter how much buffer they plant, during the winter he will be able to see 

all three buildings. He stated he is concerned that this area does not drain very well and asked how the 

stormwater will be controlled. He stated with the railroad closing the Mt Hope Church Road crossing, he 

has had to endure the traffic on Menus Road or Hope Lane.  

 

Chairman Morton stated from what he has seen on the grading, it looks that the vast majority of the 

surface runoff from this area will go to internal stormwater management ponds and then ultimately to 

town creek.  

 

Thomas Brackett – 150 Dulin Ave 

He stated the runoff from yards on Dulin Ave drains onto these properties. He asked what the distance is 

from their property line to the stormwater measure ponds. He asked will the buffers prohibit the water 

from draining from their properties. He asked if the buffer will mask the noise from these businesses.  

 

Chairman Morton stated the stormwater ponds are typically protected by a fence, but we will make sure 

that information is available.  

 

Barry Thomas – 205 Frontier Circle 
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He stated he has heard property values brought up a lot during this process. He stated he looked up 

property values of the ones that abuts this project. He stated including Rock Lane and Dulin Ave the total 

is 5.5 million dollars of residential properties. He stated the buffer for this project is 30 feet and is the 

most improved buffer for China Grove. He stated 30 feet of buffer will not shield the residential 

properties from this mega structure warehouse buildings. He stated on the south end of building 1 is 

where his property abuts. He stated he is more concerned with the road that will be on the other side of 

the 30 foot buffer. He stated from this road more than 1,000 vehicles will travel up and down behind his 

home. He stated he is concerned with the noise and pollution all this traffic will bring. He believes berms 

are needed in that area to deaden the sound. He asked when the traffic report comes out will that be 

available to the public.  

 

Chairman Morton stated the TIA report will be available to the public. He stated the report is what 

NCDOT will use to work with IDI to determine what improvements will need to be made to Hwy 152.  

 

Mr. Thomas asked what can IDI do to alleviate the dust coming from this project when they start 

preparing the site. He stated they have experienced a lot of dust coming from the Macy’s project. 

Chairman Morton stated he attended a Technical Review Committee meeting today and IDI is working 

with Rowan County Erosion Control to implement process to minimize dust.  

 

Jason Epley – 503 Frontier Circle 

He showed a few slides of an IDI property in Georgia and the surrounding roads. He stated this building 

is surrounded by a four lane road with a divided median on the south side, a four lane road on the 

northwest side of the property, two lanes to the northeastern side and then I-95. He stated there are five 

access points for this property onto a four lane divided highway. He stated there is a 150 foot buffer from 

the interstate to the property and there is up to 750 foot of buffer on other sides of the property. He stated 

the residential is across the street from this development not next too like here in China Grove. He 

showed a google view of the road in Georgia, and he showed a google view of Hwy 152. He stated Hwy 

152 is a two lane road that is not ready for industrial development. He stated this proposed industrial 

development is surrounded by residential properties. He stated there are 500 people that live within a ½ 

mile and over 1,000 people within a mile. He stated the residential properties that abut this project need a 

200 foot buffer not a 30 foot buffer. He asked what can NCDOT do to HWY 152 in the next two to five 

years to improve the traffic to handle all of these industrial developments.  

 

Amy Epley – 503 Frontier Circle  

She stated she research IDI and found that it is a Canadian owned company. She stated at the community 

meeting they were told IDI is a company that will build it and see who comes. She stated if this is 

approved, we do not know what type of businesses that will occupy these buildings. She asked the board 

not to recommend rezoning or annexing these parcels due to the fact that what it is zoned now is 

compatible with the rural residential that surrounds it. She asked the board to wait for the TIA to see what 

improvements are needed before approving this project. She stated Hitachi is zoned light industrial and is 

close to I-85 and suggested IDI to look at building these buildings on that property instead.  

 

Chairman Morton closed the courtesy hearing.  

 

Chairman Morton asked if adding more berms would be feasible. Mr. Hardy stated they have planned for 

more separation by pulling the road back from the buffers. He stated we have over 50 foot of separation in 

most areas around the perimeter. He stated with berms we have to remove all the existing vegetation in 

the 30 feet, build the berm, plant vegetation back and wait for it to grow. He stated if we can use some of 

the existing topography, the buffer would have a mixture of mature trees and vegetation that will grow 

with time. He stated he believes with using the landscaping around the parking lot, giving more of a 
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separation by shifting the road and having a 30 foot perimeter buffer the buildings will be screened. He 

stated this gave 66 feet of a buffer from the edge of the Rock Lane to the property line. He stated they put 

great effort in the design of the buildings so that we can attract high quality tenants that meet the light 

industrial requirements. He stated they design the buildings also with the truck bays interior to the 

property so that it mitigates the noise.  

 

Mr. Phillips stated he believes it meets the criteria. He stated this project is very strategic and is what the 

Council and EDC have been planning for this area for some time.  

 

Mr. Phillips made a motion that 2022-Z-05 is appropriate and necessary to meet the development needs of 

China Grove for the following reasons not previously envisioned by the China Grove Land Use Plan: this 

parcel abuts an existing Regional Industrial/Employment Center. Furthermore, the adoption of 2022-Z-05 

is deemed an amendment to the China Grove Land Use Plan and is reasonable and in the public interest 

based on the following: the project aligns with the intent of the RIEC future land use category to serve 

major economic development and employment sources. Mr. Higgins seconded the motion, which carried 

unanimously.  

 

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

amendment from Rowan County Zoning to Light Industrial Conditional District 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. Increase buffer and place berms in parking islands.  

3. Make best effort to increase number of entrances into development from Hwy 152. 

Mr. Higgins seconded the motion, which carried unanimously.  

 

Chairman Morton recessed the meeting for a short break and asked to reconvene at 8:55 p.m. 

 

Chairman Morton reconvened the meeting at 8:55 p.m. 

 

QUASI-JUDICIAL HEARING 

Chairman Morton stated the hearing in consideration of 2022-BOA-02 is now in session and will focus on 

an application submitted by Talitha McGuiness of Magnolia Grove requesting a variance to Sign 

Ordinance Section 14.4.1. He stated if you feel that any member of the board may have conflict of interest 

hearing the case, please address the board now prior to any testimony or information being presented. He 

stated when the board enters into deliberation to decide the case no further testimony may be presented. 

He stated the board will render one of the following three decisions: approve, deny or continue the 

requested sign variance. He stated all parties who plan to testify in the case may come forward to be 

sworn in. He stated those who testify must state their name and address at the podium for the benefit of 

the Town Clerk. He stated all material presented must be giving to the Town Clerk and will be part of the 

record. He stated this board can only accept sworn testimony; no hearsay evidence is admissible.  He 

stated Mr. Gover will present the case for the Town.  

 

Mrs. Mills swore in Franklin Gover, Assistant Town Manager, Talitha McGuiness, Owner of Magnolia Grove 

for testimony during the hearing. 

 

2022-BOA-02; Sign Variance 

a. Magnolia Grove Freestanding Sign Request 

Chairman Morton opened the quasi-judicial hearing. 
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Mr. Gover handed out finding of fact examples and the sign design submitted by Talitha McGuiness. He 

stated we are going to look at the ordinance and Talitha will describe her request to the board. He stated 

he will go through the staff report and if there are any questions, he will be happy to answer those. He 

stated the quasi-judicial hearing will be conducted, close the hearing, and there are a couple of motions. 

He stated the board will need a motion to accept the evidence as presented, motion to approve the 

Findings of Fact, and then a motion to approve, deny, or table the request. He stated similar to the 

conditional use process, the board can work with the applicant on reasonable conditions to include with 

the overall approval. He stated it is customary for the applicant, Talitha to explain her request.  

 

Talitha McGuiness – 316 N Main Street  

She stated she is the co-owner, with Kristen Sharma of Magnolia Grove located across the street. She 

stated they are the pretty white house located between St. Marks and the Roller Mill. She stated they have 

only been in business for two months, but most people know them as the pretty white house. She stated 

people do not know what goes on inside the business or that they are a business. She stated with the 

nature of their business being a spa, there is not a mass rush of people coming in and out. She stated a 

stand only sign would go a long way to help people to know who they are. She stated Franklin had 

mention to her that he had measured our front yard. She stated the property is a very unique property in 

the Downtown district. She stated being a historic home they have about 34 feet of front yard space and 

the building is set back from the road. She stated they also have a green privacy hedge. She stated having 

a sign as the ordinance stands right now which is being on the actual building or an arm hanging from the 

front awning would not be visible. She stated people would not see the sign until they were right in front 

of the property. She stated a freestanding sign closer to the sidewalk, where the current stairwell is located 

would help walkers, cyclist, and vehicles see who we are. She stated why we are here is because the 

current ordinance does not allow for freestanding signs for them. She stated we are one of the only 

businesses in Downtown that do not currently have the ability to have a freestanding sign. She stated what 

Mr. Gover just handed out to the board gives dimensions of the sign. She stated they have even measured 

where we want the sign at the stairwell and banisters. She stated it is still 57 inches from the stairwell to 

the sidewalk, 15 feet from the on-street parking. She stated with all the renovations they have done they 

have been careful to protect the historical integrity of the house. She stated they do not want to put a sign 

on the house and thinks it would degrade that integrity. She stated she hopes the board will work with us 

and be in favor for having the sign a little closer to the street front where people can see them.  

 

Mr. Gover stated the property we are looking at is .23 acres and is located at 316 N Main Street. He stated 

the vicinity is at the northern end of Downtown. He stated the building and development pattern in this 

area starts to change a little bit. He stated the front yard measures 34 foot. He stated there is a privacy 

hedge located on one side that are grown up. He stated you can see that this property does not fit with the 

traditional Downtown development pattern where buildings are pulled up to the zero build too line or 

right up to the sidewalk. He stated Christi’s Salon and Vintage Grove are the last two traditional 

Downtown buildings. He stated that is why when you look at the chart for the Central Business District 

there are no freestanding signs permitted. He stated in general it is not the environment that is conducive 

to a freestanding sign. He stated when the board is looking at a variance you look at is it peculiar to this 

property. He stated the request is reasonable giving the circumstances and configuration. He stated when 

an applicant comes in an asked if they can have a sign, he uses the chart in Section 14.4.1 from the UDO. 

He stated they discuss what type of sign they want and try to meet those needs. He stated in this case 

when Talitha and her sign contractor contact him, from an administrative stand point he could not 

approve the sign. He stated there are other options, a wall sign or projecting sign. He stated a wall sign 

would be 34 feet back and not visible due to being attached to the house. He stated a projecting sign 

would be a sign perpendicular and attached to the house would also not be visible. He stated in the packet 

there is the application that was submitted for the variance. He stated attached to the application is an 

additional picture of a sign in front of the Main Street Meeting Place and a sign in front of the Main Street 
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Market Place. He stated these examples are similar to the style of sign Mrs. McGuiness is proposing. He 

stated Main Street Market Place used an existing nonconforming pole. He stated looking at the Finding of 

Facts: 

1. Unnecessary hardship would result from the strict application of this Ordinance. He stated 

Talitha’s opinion is they would have a hardship based on the ordinance because they feel they 

need this sign to be effective. He stated the results of marketing and directional challenges and 

they feel the strict application is unreasonable.  

2. The hardship results from conditions that are particular to the property, such as location or 

topography. Hardship caused from personal circumstances or hardship that are common in 

Central Business. He stated this property does have the large front yard and is a condition 

peculiar to the property. 

3. The hardship did not result from action taken by the applicant or the property owner. He stated 

this property has been in this configuration since the building was built. He stated these owners 

did not create the hardship to the property.  

4. The variance is consistent with the spirt, purpose, and intent of the ordinance. He stated he 

believes the board can justify that it is and discuss the reasonableness of the request. He stated the 

willingness to mimic existing signs to keep compatibility.   

He stated those are the four Finding of Facts that will need to be adopted.  

 

Chairman Morton stated the post dimension is 66 inches above ground. He asked if this is at the cross 

piece or the top of the post. Mrs. McGuiness stated the top of the post.  

 

Chairman Morton what the measurement is from the bottom of the sign to the ground. Mrs. McGuiness 

stated the arm dimension is 40 inches long but she does not have the measurement from the sign to the 

ground. Chairman Morton stated if the sign is 24 inches the bottom could be 30 – 36 inches above grade. 

He asked if it is enough space to clear the railing. Mrs. McGuiness stated they did measure above the 

railing to make sure it is visible.  

 

Chairman Morton asked how far behind the wall would the sign be placed. Mrs. McGuiness stated a foot 

and half from the wall.  

  

Chairman Morton asked would this sign or the St Mark’s sign block each other or imped visibility. Mrs. 

McGuiness handed out two pictures, one from the Roller Mill side and one from St Mark’s side. She 

stated these are from a driver’s standpoint. She stated the St Mark’s sign blocks the visibility of our 

house, but not where the sign would be placed.  

 

Chairman Morton stated the Main Street Family practice sign is similar to this type of sign as well.  

 

Mr. Bivens asked when the property was a different business where was the sign for that business located. 

Mrs. McGuiness stated there is evidence there was a monument sign in the front yard.  

 

Chairman Morton closed the quasi-judicial hearing.  

 

Mrs. Bivens-Hager made a motion to accept the evidence as presented. Mr. Phillips seconded the motion, 

which carried unanimously.  

 

Mr. Phillips made a motion that unnecessary hardship would result from the strict application to this 

ordinance due to Section 14.4.1 of the UDO does not permit freestanding signs in the Central Business 

District. Mr. Bivens seconded the motion, which carried unanimously.  
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Mr. Phillips made a motion that the hardship results from conditions that are peculiar to the property due 

to the subject parcel having a 34 foot deep front yard which is typically not found in the Downtown area. 

Mr. Bivens seconded the motion, which carried unanimously. 

 

Mr. Phillips made a motion that the hardship did not result from actions taken by the applicant or the 

property owner due to the fact that the structure is existing and was established prior to Magnolia Grove. 

Mr. Bivens seconded the motion, which carried unanimously. 

 

Mr. Phillips made a motion that the requested variance is consistent with the spirit, purpose, and intent of 

the ordinance due to the fact the proposed sign is reasonable to address the peculiar configuration of the 

property and is inspired by existing small freestanding signs in Downtown. Mr. Bivens seconded the 

motion, which carried unanimously. 

 

Mr. Phillips made a motion to approve 2022-ZBA-02 requesting a freestanding sign in the Central 

Business District. Mr. Bivens seconded the motion which carried unanimously.  

 

Other Business 

Mr. Gover introduced Alana Sweatt, our new GIS Planner. He stated she is a China Grove native and 

joined us from the City of Kannapolis.  

 

Adjourn 

Mrs. Bivens-Hager made a motion to adjourn. Mr. Bivens seconded the motion, which carried 

unanimously.  

 

____________________   ______________________ 

David Morton      Pamela L. Mills, CMC 

Chairman      Town Clerk             


