
PLANNING BOARD AGENDA 
SPECIAL MEETING 

HELD ELECTRONICALLY 
TUESDAY, MAY 26, 2020 

3:00 P.M. 
Accessible live via Zoom online at  
https://zoom.us/j/95705792788?pwd=M2hSdXRQWEFBOUdlSXRuTXVlMTA3QT09, Password: planboard 
Or Telephone:  Dial(for higher quality, dial a number based on your current location): 
US: 877 853 5257 (Toll Free) or 888 475 4499 (Toll Free), Webinar ID: 957 0579 2788, Password: 452844 
International numbers available: https://zoom.us/u/ac265nGB3R 
View live at https://www.youtube.com/user/EdenNCIT 

 

1. Meeting called to order. 
 
2. Roll Call. 

 
3. Set Meeting Agenda. 

 
4. Approval of minutes of the regular meeting on February 25, 2020. 

 
5. New Business: 

 
ZONING CASE Z-20-03 10/70 PROVISION WATERSHED 
 
(1) Consideration of a request to grant a 10/70 watershed provision exemption for the 

subject property. 
 
(2) Consideration of a Resolution adopting a statement of consistency regarding the 

proposed 10/70 watershed provision. 
 
ZONING CASE  Z-20-04 MAP AMENDMENT 
 
(1) Consideration of a request to rezone property located at 730 E. Stadium Dr. from 

Office and Institutional to Business General. 
 
(2) Consideration of a Resolution adopting a statement of consistency regarding the 

proposed map amendment to rezone property located at 730 E. Stadium Dr. from 
Office and Institutional to Business General. 

  
6. Items from Staff: 
 
7. Items from the Planning Board: 
 
8. Adjournment. 

https://zoom.us/j/95705792788?pwd=M2hSdXRQWEFBOUdlSXRuTXVlMTA3QT09
https://zoom.us/u/ac265nGB3R
https://www.youtube.com/user/EdenNCIT


EDEN PLANNING BOARD 
FEBRUARY 25, 2020 

 
A regular meeting of the Eden Planning Board was held on Tuesday, February 25, 
2020, at 5:30 P.M. in the conference room at City Hall.  Members present:   
 

Eddie Barker 
Barbara Garland 
Fred Ramsey 
Amelia Dallas  
Frank Wyatt 
Carol Helms 
Steve Morgan 
Matthew Smith 

             
Members absent: Jerry W. Holland, Jr. 
   Gwen Taylor 
 
Staff Present: Kelly K. Stultz, Planning Director 
    
Others Present: None 
  
*Excused absence.    
     
Chairman Matthew W. Smith called the meeting to order. 
 
ROLL CALL:   
 
Debra Madison took note of everyone that was present and established a quorum.   
 
SET MEETING AGENDA: 
 
A motion was made by Amelia Dallas and seconded by Fred Ramsey to set the 
meeting agenda as mailed to all members.  Motion passed unanimously. 
 
APPROVAL OF MINUTES OF THE REGULAR MEETING ON NOVEMBER 26, 
2019. 
 
A motion was made by Eddie Barker and seconded by Amelia Dallas to approve 
the minutes as presented to all members.  Motion passed unanimously. 
 
 
NEW BUSINESS: 
 
ZONING CASE  Z-20-01 TEXT AMENDMENT 

 



MINUTES – FEBRUARY 25, 2020 – PAGE 2 

(1) Consideration of a zoning text amendment to amend Section 11.24(k)(1) to 
allow Electronic Gaming Operations as a special use in the BH-1 and BH-2 
districts; to amend Section 11.26(c)(3)(c) to allow Electronic Gaming 
Operations as a special use in the BH-1 and BH-2 districts; and to amend 
Section 11.29(a) to add a definition for Electronic Gaming Operations. 

 
(2) Consideration of a Resolution adopting a statement of consistency 

regarding the proposed text amendments with respect to Electronic Gaming 
Operations in the Business-Highway 1 and Business-Highway 2 districts. 

 
Kelly Stultz gave the Staff Report that included a recommendation that the zoning 
amendment request be approved. 
 
After discussion and questions, Eddie Barker made a motion to recommend 
approval of the zoning request to the City Council and adopt the Consistency 
Statement.  The motion was seconded by Amelia Dallas and passed. 
 
 
ITEMS FROM STAFF: 
 
None 
 
 
ITEMS FROM THE PLANNING BOARD: 
 
None 
 
 
ADJOURNMENT: 
 
There being no further business to come before the Board, a motion duly made 
and seconded for adjournment passed unanimously. 
 
      Respectfully submitted, 
      
             
Attest:      Kelly K. Stultz, Administrative Assistant  
      To the Planning Board 
      
Matthew W. Smith, Chairman 









PLANNING AND INSPECTIONS DEPARTMENT 
ZONING CASE REPORT 

April 21, 2020 
 

CASE NUMBER:   Z-20-03   
 
EXISTING ZONING DISTRICT: BG  
 
REQUESTED ACTION:  10/70 Provision Watershed  
 
APPLICANT:   Daniel Almazon, Teramore Development, LLC  
 
APPLICANT’S STATUS:  Property Owner’s Representative 
 
PROPERY OWNER:  Wanda Dyer and Susan Pace 

 
PROPERTY INFORMATION 

 
LOCATION:    Intersection of NC 135 and Harrington Highway  
 
PIN:     7969-0463-2309, 7969-04633445, 7969-0463-1634 
 
SIZE:     3.573 acres       
 
ACCESS:    NC 135 and Harrington Highway 
 
LAND USE:    Residential (current) and vacant 
 
PHYSICAL CHARACTERISTICS: Vacant, partially cleared, two single-family 

dwellings 
 
ZONING HISTORY: Zoned R-20 at time of original ETJ zoning; rezoned 

BG in 2019  
 

AREA INFORMATION 
 

CHARACTERISTICS: Bordered on the north by R-20 property containing single-
family residences; bordered on the east by BG property 
containing a mini-storage facility; bordered on the south by 
BG property containing single-family residences; bordered 
on the west (across Harrington Highway) by BG property 
containing a service station and a single-family residence, 
and R-20 property containing a single-family residence. 

 
ADJACENT ZONING: North:  R-20 
    South:  BG 
    East:  BG 
    West:  BG and R-20 



 
PLANNING AND DEVELOPMENT INFORMATION 

 
STREET IMPROVEMENTS:  Yes 
 
PUBLIC WATER AVAILABLE:  Yes 
 
PUBLIC SEWER AVAILABLE:  No 
 
LAND DEVELOPMENT PLAN (2007): Town Center 
 
FLOOD HAZARD AREA:   None 
 
WATER SUPPLY WATERSHED:  WS-IV 

 
STAFF ANALYSIS 

 
The request is to grant a 10/70 watershed provision exemption for the subject property. 
 
The property is located in the WS-IV protected area of the Dan River watershed. The 
watershed ordinance requires that the built-upon and density limits for new development 
shall not exceed 36% built-upon area in the watershed area. However Article III, 
Sec.1(B)(3)(c) of the ordinance (commonly known as the “10/70 provision”) provides an 
exemption which states that new development and expansions may occupy up to 10% of 
the protected area (except the critical area) with up to 70% built-upon area (impervious 
surface) on a project by project basis, subject to certain provisions. The 10/70 provision 
does not change the underlying zoning requirements such as setbacks and buffer 
requirements. The provision only applies to non-residential development which has taken 
place since July 1, 1993 and not to any development which existed before that date. 
There are approximately 4,827 acres within the City’s jurisdiction of the Dan River 
Watershed. This is the first application the City has received for 10/70 provision in the 
Dan River Watershed. The subject property contains approximately 3.573 acres. The 
proposed development is a 9,100 square foot commercial retail store with associated 
parking at a maximum 70% impervious cover on the 3.573 acre site. 
 
The subject property is located to the south of an R-20 parcel containing a single-family 
dwelling and to the west of a BG parcel containing a mini-storage facility. Across NC 
135 to the south is BG property containing several single-family residences. Across 
Harrington Highway to the west is a service station and convenience store and a single-
family residence. 
 
Staff is of the opinion that the application meets all the requirements of the Watershed 
Ordinance. The application includes an engineer’s certification that stormwater control 
measures will be used to provide runoff control for the first one inch of runoff from all 
built-upon area. Therefore, staff recommends approval of the 10/70 request. 
 
STAFF RECOMMENDATION:                                Approval of the 10/70 request. 
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A RESOLUTION ADOPTING A 
STATEMENT OF CONSISTENCY REGARDING 

PROPOSED AMENDMENT TO THE 
CITY OF EDEN ZONING ORDINANCE 

CASE NUMBER Z-20-03 
MAP AMENDMENT 

 
WHEREAS, pursuant to North Carolina General Statutes Chapter 160A-383, all City of 

Eden zoning decisions must be made in accordance with the Land 
Development Plan.  Prior to adopting or rejecting any zoning amendment, 
the City of Eden Planning Board shall advise and comment in writing as to 
whether the proposed amendment is consistent with the Land 
Development Plan and why the Board considers the action taken to be 
reasonable and in the public interest; and 

 
WHEREAS, on August 21, 2007, the Eden City Council adopted the Land Development 

Plan.  Plans such as the City of Eden Land Development Plan are not 
designed to be static but are meant to reflect the City of Eden’s needs, 
plans for future development and to remain in compliance with North 
Carolina State Law and the City of Eden’s ordinances; and 

 
WHEREAS,  the City of Eden received a request for a 10/70 watershed provision 

exemption for property located at the intersection of Harrington Highway 
and NC Highway 135 in the WS-IV protected area of the Dan River 
watershed; 

 
STATEMENT OF NEED: 
 
The property is located in the WS-IV protected area of the Dan River watershed. The 
watershed ordinance requires that the built-upon and density limits for new development 
shall not exceed 36% built-upon area in the watershed area. However Article III, 
Sec.1(B)(3)(c) of the ordinance (commonly known as the “10/70 provision”) provides an 
exemption which states that new development and expansions may occupy up to 10% of 
the protected area (except the critical area) with up to 70% built-upon area (impervious 
surface) on a project by project basis, subject to certain provisions. The 10/70 provision 
does not change the underlying zoning requirements such as setbacks and buffer 
requirements. The provision only applies to non-residential development which has taken 
place since July 1, 1993 and not to any development which existed before that date. There 
are approximately 4,827 acres within the City’s jurisdiction of the Dan River Watershed. 
This is the first application the City has received for 10/70 provision in the Dan River 
Watershed. The subject property contains approximately 3.573 acres. The proposed 
development is a 9,100 square foot commercial retail store with associated parking at a 
maximum 70% impervious cover on the 3.573 acre site. 

Staff is of the opinion that the application meets all the requirements of the Watershed 
Ordinance. The application includes an engineer’s certification that stormwater control 
measures will be used to provide runoff control for the first one inch of runoff from all built-
upon area. 
 
STATEMENT OF CONSISTENCY: 



 
The goals of the 2007 City of Eden Land Development Plan, as amended, are to make 
smart growth decisions by carefully managing growth to: 
 

A. Strategically locate new land development in the most appropriate places. 
B. Maintain and enhance Eden’s community character and heritage. 
C. Use infrastructure investments as effectively as possible. 
D. Attract new jobs and a more diverse tax base. 
E. Protect natural, cultural and historic resources and open space as we grow. 
 

WHEREAS,  The Board finds that this amendment will be consistent with the goals and 
policies expressed in the Land Development Plan, including, but not limited 
to, strategically locating new land development in appropriate places; 
maintaining the city’s character; using infrastructure investments as 
effectively as possible, attracting new jobs and a more diverse tax base; 
and protecting natural, cultural and historic resources and open space with 
growth consistent with our Growth Strategy Map and Future Land Use Map; 

 
NOW THEREFORE, BE IT RESOLVED BY THE PLANNING BOARD THAT: 
 

1. The Planning Board of the City of Eden finds that the proposed amendment 
to the City of Eden Zoning Ordinance is consistent with the goals and 
recommendations of the 2007 City of Eden Land Development Plan, as 
amended. 
 

2. At no time are land use regulations or plans of the City of Eden, nor any 
jurisdiction in the State of North Carolina, permitted to be in violation of the 
North Carolina General Statutes. 

 
3. Therefore, based upon the foregoing information, the amendment to the 

Zoning Ordinance is reasonable and in the public’s best interest.  
 
Approved, adopted and effective this 26th day of May, 2020. 
 
      CITY OF EDEN PLANNING BOARD 
 
      By__________________________ 
           Matthew W. Smith, Chair 
ATTEST: 
 
      
Kelly K. Stultz, Administrative  
Assistant to the Planning Board 







PLANNING AND INSPECTIONS DEPARTMENT 
ZONING CASE REPORT 

April 20, 2020 
 

CASE NUMBER:    Z-20-04   
 
EXISTING ZONING DISTRICT:  O&I  
 
REQUESTED ZONING DISTRICT: BG  
 
APPLICANT:    Trevor Hale  
 
APPLICANT’S STATUS:   Purchasing Property 

 
PROPERTY INFORMATION 

 
LOCATION:    730 E. Stadium Dr.  
 
PIN:     7080-1694-8157 
 
SIZE:     6.22 acres       
 
ACCESS:    Stadium Dr. & Gilley Rd. 
 
LAND USE:    Vacant  
 
PHYSICAL CHARACTERISTICS: Vacant, wooded parcel containing a house and 

outbuildings 
 
ZONING HISTORY:   Zoned O&I at time of original zoning  

 
AREA INFORMATION 

 
CHARACTERISTICS: Bordered on the north (across Stadium Dr.) by vacant IP-1 

property and adjoining O&I property containing a single-
family residence; bordered on the east by BG property 
containing a mini-storage facility, vacant BG property, 
vacant I-2 property and an O&I parcel containing a single-
family residence; bordered on the south by I-3 property 
containing a lumber storage yard; bordered on the west by 
vacant O&I property and O&I property containing a single-
family residence. 

 
ADJACENT ZONING: North:  IP-1, O&I 
    South:  I-3 
    East:  BG, I-2, O&I 
    West:  O&I 
 



 
PLANNING AND DEVELOPMENT INFORMATION 

 
STREET IMPROVEMENTS:  Yes 
 
PUBLIC WATER AVAILABLE:  Yes 
 
PUBLIC SEWER AVAILABLE:  Yes 
 
LAND DEVELOPMENT PLAN (2007): Town Center 
 
FLOOD HAZARD AREA:   None 
 
WATER SUPPLY WATERSHED:  None 

 
STAFF ANALYSIS 

 
The request is to rezone approximately 6.22 acres from Office & Institutional (O&I) to 
Business General (BG). The O&I district is established primarily for office and 
institutional uses which have only limited contact with the general public and which have 
no offensive noises, odors, smoke, fumes, and other objectionable conditions. As 
residences are permitted in this district and as this district is usually adjacent to 
residential districts, provisions are made for yards, off-street parking and off-street 
loading areas. The BG business districts are generally located on the fringe of the central 
business district and along major radial highways leading out of the city. The principal 
use of land is for dispensing retail goods and services to the community and to provide 
space for wholesaling and warehousing activities. Because these commercial areas are 
subject to public view and are important to the economy of the area, they shall have 
ample parking, controlled traffic movement, and suitable landscaping. 
 
The subject parcel is located in an area of mixed commercial and industrial type uses. 
There are also some residential uses in the area. The property is located on a major 
thoroughfare (Stadium Drive) with additional access off of Gilley Road. The parcel is a 
large vacant wooded parcel. Although the 2007 Land Development Plan identifies the 
area as Town Center, there has been no commercial development in the area, and the 
most recent development in the area has been an I-3 industrial use (sawmill) located to 
the south of the subject property. Since the property adjoins existing BG property, and 
because of the commercial and industrial uses in the area, staff is of the opinion that 
rezoning the property to BG would be compatible with the other uses in the area. 
 
Based upon the character of the area and the commercial and industrial uses in the area, 
staff recommends approval of the request. 
 
STAFF RECOMMENDATION:                                   Approval of the BG request. 
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A RESOLUTION ADOPTING A 
STATEMENT OF CONSISTENCY REGARDING 

PROPOSED AMENDMENT TO THE 
CITY OF EDEN ZONING ORDINANCE 

CASE NUMBER Z-20-04 
MAP AMENDMENT 

 
WHEREAS, pursuant to North Carolina General Statutes Chapter 160A-383, all 

City of Eden zoning decisions must be made in accordance with the 
Land Development Plan.  Prior to adopting or rejecting any zoning 
amendment, the City of Eden Planning Board shall advise and 
comment in writing as to whether the proposed amendment is 
consistent with the Land Development Plan and why the Board 
considers the action taken to be reasonable and in the public interest; 
and 

 
WHEREAS, on August 21, 2007, the Eden City Council adopted the Land 

Development Plan.  Plans such as the City of Eden Land 
Development Plan are not designed to be static but are meant to 
reflect the City of Eden’s needs, plans for future development and to 
remain in compliance with North Carolina State Law and the City of 
Eden’s ordinances; and 

 
WHEREAS,  the City of Eden Planning Board received a request for an 

amendment to the Zoning Ordinance to rezone the property at 730 
E. Stadium Drive from Office and Institutional to Business General. 

 
STATEMENT OF NEED: 
 
The subject parcel is located in an area of primarily business and industrial use.   
The BG district is designed for such uses. 
 
STATEMENT OF CONSISTENCY: 
 
The goals of the 2007 City of Eden Land Development Plan, as amended, are to 
make smart growth decisions by carefully managing growth to: 
 

A. Strategically locate new land development in the most appropriate 
places. 

B. Maintain and enhance Eden’s community character and heritage. 
C. Use infrastructure investments as effectively as possible. 
D. Attract new jobs and a more diverse tax base. 
E. Protect natural, cultural and historic resources and open space as 

we grow. 
 



WHEREAS,  The Board finds that this amendment will be consistent with the goals 
and policies expressed in the Land Development Plan, including, but 
not limited to, strategically locating new land development in 
appropriate places; maintaining the city’s character; using 
infrastructure investments as effectively as possible, attracting new 
jobs and a more diverse tax base; and protecting natural, cultural and 
historic resources and open space with growth consistent with our 
Growth Strategy Map and Future Land Use Map; 

 
NOW THEREFORE, BE IT RESOLVED BY THE PLANNING BOARD THAT: 
 

1. The Planning Board of the City of Eden finds that the proposed 
amendment to the City of Eden Zoning Ordinance is consistent with 
the goals and recommendations of the 2007 City of Eden Land 
Development Plan, as amended. 
 

2. At no time are land use regulations or plans of the City of Eden, nor 
any jurisdiction in the State of North Carolina, permitted to be in 
violation of the North Carolina General Statutes. 

 
3. Therefore, based upon the foregoing information, the amendment to 

the Zoning Ordinance is reasonable and in the public’s best interest.  
 
 

Approved, adopted and effective this 26th day of May, 2020. 
 
      CITY OF EDEN PLANNING BOARD 
 
      By__________________________ 
           Matthew W. Smith, Chair 
ATTEST: 
 
      
Kelly K. Stultz, Administrative  
Assistant to the Planning Board 
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