
A-G-E-N-D-A 

REGULAR MEETING 

PLANNING BOARD 

CITY HALL CONFERENCE ROOM 
308 E. STADIUM DRIVE 

TUESDAY, January 23, 2018 
5:30 P.M. 

 
1. Meeting called to order. 

 
2. Roll Call. 

 
3. Set Meeting Agenda. 

 
4. Approval of minutes of the special meeting on December 5, 2017. 

 
5. New Business: 

 
A. ZONING CASE Z-17-12 MAP AMENDMENT 

 
(1) Consideration of a zoning map amendment request to rezone property at 614 Irving 

Avenue and adjoining Parcel No. 107312 and Parcel No. 107376 from Business - 
General  and Business – Central to Residential - 6.  Request submitted by David Cook, 
Jr., Property Owner. 

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

proposed map amendment request to rezone property known as 614 Irving Avenue from 
Business - General to Residential - 6. 

 
6. Old Business 

 
B. ZONING CASE Z-17-13 TEXT AMENDMENT 

 
(1) Consideration of a zoning text amendment to amend Section 11.24(o) to create a special 

use process to allow recycling centers as a special use in the I-2 Industrial district. 
 
(2) Consideration of a Resolution adopting a statement of consistency regarding the 

proposed text amendment request to amend Section 11.24(o) to create a special use 
process to allow recycling centers as a special use in the I-2 Industrial district. 

 
 

C. ZONING CASE Z-17-06 MAP AMENDMENT 
 

(1) Consideration of a zoning map amendment request to rezone property at 1130 Friendly 
Road from Industrial – 2 to Industrial – 3.  Request submitted by John Bolton, Property 
Owner. 



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

proposed map amendment request to rezone property known as 1130 Friendly Road 
from Industrial – 2 to Industrial – 3.  

 
 

D. ZONING CASE SU-17-03 SPECIAL USE PERMIT 
 

(1) Consideration of a special use permit for a Scrap Metal Recycling facility as allowed for 
in Section 11.26(q)(3)(q), the special use requirements of the Board of Adjustment 
section of the City of Eden Zoning Ordinance as requested by John Bolton, Property 
Owner. 

 
E. Items from Staff: 

 
F. Items from the Planning Board: 

 
G. Adjournment.  
 

PLEASE CALL THE PLANNING AND INSPECTIONS DEPARTMENT IMMEDIATELY  
TO LET US KNOW YOUR PLANS FOR ATTENDING MEETING 

336-623-2110 OPTION 2 



EDEN PLANNING BOARD 
DECEMBER 5, 2017 

 
A special meeting of the Eden Planning Board was held on Tuesday, December 5, 2017, at 
5:30 P.M. in the conference room at City Hall.  Members present:   
 

Eddie Barker 
Tamyra Caple 
Carol Helms 

    Jerry W. Holland, Jr. 
    Steve Morgan 
    Fred Ramsey 
    Matt Smith 
    Gwen Taylor 
    Frank Wyatt 
     
            
Members absent:    Amelia Dallas* 
 
     
Staff Present:   Kelly K. Stultz, Planning Director 
    Debra M. Madison, Planning Coordinator/Legal Assistant 
 
Others Present:  John Bolton 
 
*Excused absence.    
     
Chairman Matthew W. Smith called the meeting to order. 
 
 
ROLL CALL:   
 
It was noted that everyone was present except Amelia Dallas. 
 
 
SET MEETING AGENDA: 
 
A motion was made by Jerry Holland and seconded by Steve Morgan to set the agenda.  
Motion carried unanimously. 
 
 
APPROVAL OF MINUTES OF THE REGULAR MEETING ON SEPTEMBER 26, 2017. 
 
The minutes of the regular meeting on October 24, 2017, were presented to the Board.  Eddie 
Barker made a motion to approve the minutes as submitted.  Carol Helms seconded the 
motion.  Motion carried unanimously. 
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NEW BUSINESS: 
 
A. ZONING CASE Z-17-13 TEXT AMENDMENT 

 
(1) Consideration of a zoning text amendment to amend Section 11.24(o) 

to create a special use process to allow recycling centers as a special 
use in the I-2 Industrial district. 
 

(2) Consideration of a Resolution adopting a statement of consistency 
regarding the proposed text amendment request to amend Section 
11.24(o) to create a special use process to allow recycling centers as a 
special use in the I-2 Industrial district. 

 
Kelly Stultz gave the Staff Report explaining that the proposed amendment would apply to all 
properties zoned I-2 and not to just this property.  Many of the current properties that are 
zoned I-2, were zoned at the time of the original zoning and conditions on the ground were 
different then than they are now.  As conditions have changed over time, the I-2 designation 
is no longer appropriate.  She also advised the board members that they could not consider 
just Mr. Bolton’s specific property but all properties in the City’s planning jurisdiction.  The 
board was told of the great debates and research that had taken place in the Planning and 
Inspections Department with respect to this proposed zoning amendment.  Research has 
revealed that the distance from the business in other jurisdictions were as great at 1,000 feet 
and as little as 100 feet.  Staff recommends in favor of the zoning text amendment as 
presented in the Staff Report. 
 
Discussion included questions about the owner of the house on the same property, the 
difference between I-2 and I-3 and the next steps necessary if the board recommends 
approval of the amendment.  The next step would be to determine if Mr. Bolton’s property 
meets the requirements of the amendment. 
 
Mr. Robert Artis, 314 Roosevelt Street, Eden, NC addressed the board and stressed the 
importance of having a recycling center in Eden. 
 
Jerry Holland made a motion, seconded by Steve Morgan, that the board recommend 
approval of the text amendment to the City Council and adoption of the Statement of 
Consistency. 

 

OLD BUSINESS: 
 

 
B. ZONING CASE Z-17-06 MAP AMENDMENT 

ZONING CASE SU-17-03 SPECIAL USE PERMIT 
 

Kelly Stultz reminded the board of the discussion last month concerning this case and that 
staff had recommended to deny the zoning request.   
 

1. If it were not for a residence or residential property being within 200 feet of the recycling 
center operation, staff would have recommended in favor of the amendment. 
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2. If you decide to recommend a different distance along with what staff has 
recommended in the Staff Report, you can recommend I-3 and approval of the Special 
Use Permit to council. 
 

3. If you amend the first action, we will take it back to staff, made an amendment and 
return it to you and I will recommend that it be denied by the City Council because of 
the residential house. 

Staff looked at recycling center regulations at many cities in the State.  The minimum distance 
from a residence was 100 feet. 
 
Tamyra Caple asked Kelly to bring her up to date on the applications and why staff had made 
their recommendations. 
 
John Bolton challenged the distances of recycling centers from residential structures in other 
jurisdictions.  He stated that he would do whatever he needed to do to handle household 
goods only.  He was not interested in handling construction debris or cars.  He would need 6 
to 8 containers outside to keep up with the volume he anticipated.  Mr. Bolton gave a brief 
description of the history of his operation.  He was operating as a legal non-conforming 
business which he lost when the previous business filed bankruptcy and the business closed. 
 
Steve Morgan made a motion to recommend denial of the map amendment to the City Council 
and to adopt the Statement of Consistency.  Jerry Holland seconded the motion.  The motion 
passed. 
 
Jerry Holland made a motion to reopen Zoning Case Z-17-13.  Steve Morgan seconded the 
motion and it passed unanimously. 
 
Frank Wyatt made a motion to amend the distance between the recycling center and a 
residential use or district from 200 feet to 150 feet.  Kelly clarified that changing the distance 
would not help the applicant meet the requirements of the proposed special use permit.   There 
is a provision in I-2 that provides for a caretaker’s residence on the property if the board 
wanted to consider that option.  If Zoning Case Z-17-13 is approved, the applicant would apply 
to the Board of Adjustment for approval of the Special Use Permit. 
 
After much discussion, Tamyra Caple made a motion to rescind the previous motion to 
recommend approval of the amendment.  Jerry Holland seconded the motion, the motion 
passed to send it back to staff for consideration and changes.   
 
The board asked staff to look at the following items: 
 
Any residential house should be at least 150 feet from the recycling center unless a caretaker 

lives in the house and then it could be 200 feet. 
Define major and minor or primary and secondary centers. 
Storage – containers should be swapped out every 1 to 2 days 
There should be inside operations only with storage outside. 
The property should be maintained in a clean and neat condition. 
The property should be fenced with a buffer. 
Mr. Bolton requested that it clarify inside and outside businesses. 
No operations between 7 p.m. and 6 a.m. 
Comply with noise ordinance. 
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Unload on the property behind the fence and buffer. 
 
 
ITEMS FROM STAFF 
 
Debra reminded the board that the next meeting is scheduled for December 26, 2017, and 
ask if they wanted to meet the first week in January or wait until the regular meeting on January 
23, 2017, to meet.  It was the consensus that the next meeting be held on January 23, 2017. 
 
ITEMS FROM THE PLANNING BOARD 
 
None 
 
ADJOURNMENT: 
 
There being no further business to come before the Board, Eddie Barker made a motion for 
adjournment   Steve Morgan seconded the motion.  Motion carried unanimously. 
 
     Respectfully submitted, 
 
 
             
     Kelly K. Stultz, Administrative Assistant to 
     the Planning Board 
 
 
Attest: 
 
 
       
Matthew W. Smith, Chair 
 
 
 







PLANNING AND INSPECTIONS DEPARTMENT 
ZONING CASE REPORT 

November 29, 2017 
 

CASE NUMBER:    Z-17-12   
 
EXISTING ZONING DISTRICT:  BG (Business General) 
 
REQUESTED ZONING DISTRICT: R-6 (Residential – 6) 
 
APPLICANT:    David W. Cook, Jr.  
 
APPLICANT’S STATUS:   Property Owner 

 
PROPERTY INFORMATION 

 
LOCATION:    614 Irving Avenue  
 
PIN:     7070-1842-3076 
 
SIZE:     .46 acres       
 
ACCESS:    Irving Avenue 
 
LAND USE:    Vacant 
 
PHYSICAL CHARACTERISTICS: Undeveloped cleared lot 
 
ZONING HISTORY:   Rezoned from R6 to BG in 1973.  

 
AREA INFORMATION 

 
CHARACTERISTICS: Bordered on the north across Irving Avenue by multiple parcels of 

BC/BG property in a commercial downtown area. Bordered on the 
west by a single family residence with split zoning containing R-
6/BG. Bordered on the east by a vacant lot zoned BC and a single 
family residence that is zoned R-6. To the south it is bordered by 
several lots containing single family residences that are zoned R-6.  

 
ADJACENT ZONING: North:  BC 
    South:  R-6 
    East:  R-6 
    West:  R-6/BG split zoning 

 
 
 



 
PLANNING AND DEVELOPMENT INFORMATION 

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

 
STAFF ANALYSIS 

 
The request is to rezone approximately .46 acres from Business General to Residential-6. The R-
6 district’s principal use of land is for single family, two-family and multi-family residences.  
The regulations of this district are designed primarily for the developed residential area where 
dwellings already exist on small lots creating relatively high density neighborhoods. The 
minimum size lot for the R-6 district is 6,000 sq ft. The R-6 district regulations are intended to 
discourage any use which because of its character would interfere with the residential nature of 
this district 
 
 
The subject parcel is located in an area characterized by retail uses to the north and typical single 
family parcels to the east, west and south sides. There has been no development pressure in the 
area. The subject parcel adjoins a single family residence that is split-zoned R-6 and BG to the 
west. To the south it borders single family residences that are zoned R-6. A vacant lot zoned BC 
and a single family residence zoned R-6 border to the east. Staff is of the opinion that it would be 
more appropriate to rezone the subject parcel to R-6, amend the request to rezone the split zoned 
single family residence on the west and the vacant lot to the east R-6 to be in harmony with the 
rest of the area. Therefore, staff recommends that the request be amended to include these 
properties in the rezoning request: 
 
 7070-1841-2979 – 302 Greenwood Street 
 7070-1842-4240 – Greenwood Street (Vacant lot) 
 
 
 
Based upon the character of the surrounding property and the residential uses in the area, staff 
recommends in favor of the amended request. 
 
 
STAFF RECOMMENDATION:   Approval of the amended Residential-6 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-17-12 
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 as follows: 

To rezone property located at 614 Irving Avenue from Business – General to 
Residential – 6. 

STATEMENT OF NEED: 

The subject parcel is located in an area characterized by retail uses to the north 
and typical single family parcels to the east, west and south sides. There has been 
no development pressure in the area. The subject parcel adjoins a single family 
residence that is split-zoned R-6 and BG to the west. To the south it borders single 
family residences that are zoned R-6.  A vacant lot zoned BC and a single family 
residence zoned R-6 border to the east.  Staff is of the opinion that this request 
would be appropriate for the subject property because of the character of the area, 
the lack of business development pressure in the area and there are other 
Residential–6 properties adjoining the subject property.  Therefore, staff 
recommends that the request be amended to include the adjoining parcels zoned 
Business-General and Business-Central. 

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, as amended, 
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 interest.  

Approved, adopted and effective this 23rd day of January, 2018. 

 

      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 TEXT AMENDMENT REPORT 

January 10, 2018 
 
CASE NUMBER:   Z-17-13 
 
REQUESTED ACTION: To amend Section 11.29 Definitions to add a definition 

for a Recycling Center 
 To amend Section 11.24(o) to create a special use 

process to allow recycling centers as a special use in the 
I-2 Industrial district. 

 
APPLICANT:   Planning Board 

 
EXISTING TEXT 

 
Section 11.29(a) DEFINITIONS 
 
Currently a definition does not exist for Recycling Center 
 

 
PROPOSED TEXT 

 
Section 11.29 DEFINITIONS 

 
Recycling Center:  A facility used for the collection and processing of recyclable household 
materials.  The recyclable household materials shall be limited to tires, glass, plastic, metal, 
cardboard, paper; scrap metal such as lawnmowers and play equipment; white goods such as 
refrigerators, clothes dryers, and stoves; lead acid batteries; motor oil; oil filters; any other 
recyclable materials currently in or added to an existing local program; and all future materials 
banned from North Carolina landfills.  Processing means the preparation of materials for 
efficient shipment, or to an end-user’s specifications, by such means as baling, briquetting, 
compacting, flattening, grinding, crushing, sorting, shredding, and cleaning.   
 

 
EXISTING TEXT 

 
Section 11.24(o)(6) 
 
(Currently not permitted) 
 

 
PROPOSED TEXT 

 
Section 11.24(o)(6) Uses Requiring Special Use Permits 
 



Special Use Permits may be issued for the following special uses subject to the development 
standards and other requirements in this Section. 
 
Violation of any City of Eden, State or Federal law or permit may result in the suspension or 
revocation of a permit issued by the City of Eden. 
 
(a) Recycling Center - Minor may be permitted in the Industrial-2 districts, provided all the 

following requirements of this section are met: 
 

(1) The tract shall be a minimum of five (5) acres. 
(2) The recycling area shall be enclosed on all sides by a visual screen a minimum of 

eight (8) feet in height.  The screen shall be opaque, consist of masonry or stone wall, 
a solid wood fence constructed of pressure treated wood or a chain-link type fence 
with panel inserts, or other acceptable screening material approved by the Zoning 
Administrator.  The screen shall setback a minimum of ten (10) feet from all lot lines 
or on established setback lines as set forth above for such storage.  No car bodies or 
other material not normally used for fencing shall be permitted.  No advertising shall 
be permitted on the fence or screen. 

(3) The fence must be maintained for its intended purpose at all times.  If the fence, 
or any part of the fence becomes damaged or is removed for any reason, it must 
be repaired or replaced with thirty (30) days. 

(4) In addition to the fence, a visual screen consisting of an evergreen vegetative 
buffer must be provided facing any adjoining property or street right-of-way.  The 
vegetative buffer shall be a minimum of six (6) feet in height and staggered on 6 
foot centers so as to completely conceal any items stored within the fenced area 
when viewed from street level. 

(5) To assure access to firefighting equipment, no recyclable materials shall be stored 
closer than 10 feet from the fence or screen. 

(6) The surface of the area used for storage of materials shall either be paved or seal 
coated gravel to control dust and soil absorption from runoff drainage from the 
recyclable materials. 

(7) All goods shall be housed at all times within a structure.  The outdoor storage of 
all goods to be recycled shall be prohibited.  Closed bins/storage containers shall 
be deemed to be a structure for the purpose of this provision. 

(8) No hazardous materials may be accepted. 
(9) No trucks/vehicles waiting to discard recycling materials shall be allowed to be 

parked within any street right-of-way. 
(10) Adequate measures shall be taken to control windblown material. 
(11) No recycling operations shall be permitted within 200 feet of any residential use 

or district EXCEPT if the residential use is a caretaker residence on the same 
parcel as the business for the Recycling Center and then the operations shall be 
permitted within 150 feet of the residence. 
A. The caretaker residence shall be an accessory use for the Recycling Center 

and only for an active use (caretaker residence must be vacated if 
industrial use ceases). Such accessory use shall be a part of the special use 
permit application or an application to amend the special use permit.   



B. The caretaker must be an employee of the Recycling Center and evidence 
of employment must be a part of the special use application and must be 
maintained. 

(12) Access shall be controlled through the use of a fence, wall, gate, or other suitable 
device to prevent unregulated dumping. 

(13) No more than six storage containers will be permitted on site at any one time for 
the temporary storage of materials awaiting removal.  Said containers shall be 
removed on a regular basis and may not be used as permanent storage.  Said 
containers shall not be located in any front or side yard and shall be a minimum of 
fifty feet from any adjoining property line. 

(14) No operations shall be undertaken before the hour of 7:00 a.m. or after 6:00 p.m. 
(15) The operation shall meet all requirements of the noise ordinance for the City of 

Eden. 
(16) All recycling centers shall meet all other applicable requirements of the zoning 

district, including parking and signage, and all applicable building code, fire code 
and occupancy requirements. 

 
The Board of Adjustment shall, prior to the issuance of a Special Use Permit for a 
Recycling Center – Minor in an Industrial-2 district, find that such special use meets the 
following standards: 
 
In addition to any other requirements with respect to the Petition authorized by this 
section, the Petition shall set forth the following: 
 
A Recycling Center – Minor may be permitted in the Industrial-2 districts, provided all 
the following requirements of this section: 

 
(1)  The tract shall be a minimum of five (5) acres. 
(2) The recycling area shall be enclosed on all sides by a visual screen a minimum of 

eight (8) feet in height.  The screen shall be opaque, consist of masonry or stone wall, 
a solid wood fence constructed of pressure treated wood or a chain-link type fence 
with panel inserts, or other acceptable screening material approved by the Zoning 
Administrator.  The screen shall setback a minimum of ten (10) feet from all lot lines 
or on established setback lines as set forth above for such storage.  No car bodies or 
other material not normally used for fencing shall be permitted.  No advertising shall 
be permitted on the fence or screen. 

(3) The fence must be maintained for its intended purpose at all times.  If the fence, 
or any part of the fence becomes damaged or is removed for any reason, it must 
be repaired or replaced with thirty (30) days. 

(4) In addition to the fence, a visual screen consisting of an evergreen vegetative 
buffer must be provided facing any adjoining property or street right-of-way.  The 
vegetative buffer shall be a minimum of six (6) feet in height and staggered on 6 
foot centers so as to completely conceal any items stored within the fenced area 
when viewed from street level. 

(5) To assure access to firefighting equipment, no recyclable materials shall be stored 
closer than 10 feet from the fence or screen. 



(6) The surface of the area used for storage of materials shall either be paved or seal 
coated gravel to control dust and soil absorption from runoff drainage from the 
recyclable materials. 

(7) All goods shall be housed at all times within a structure.  The outdoor storage of 
all goods to be recycled shall be prohibited.  Closed bins/storage containers shall 
be deemed to be a structure for the purpose of this provision. 

(8) No hazardous materials may be accepted. 
(9) No trucks/vehicles waiting to discard recycling materials shall be allowed to be 

parked within any street right-of-way. 
(10) Adequate measures shall be taken to control windblown material. 
(11) No recycling operations shall be permitted within 200 feet of any residential use 

or district EXCEPT if the residential use is a caretaker residence on the same 
parcel as the business for the Recycling Center and then the operations shall be 
permitted within 150 feet of the residence. 
C. The caretaker residence shall be an accessory use for the Recycling Center 

and only for an active use (caretaker residence must be vacated if 
industrial use ceases). Such accessory use shall be a part of the special use 
permit application or an application to amend the special use permit.   

D. The caretaker must be an employee of the Recycling Center and evidence 
of employment must be a part of the special use application and must be 
maintained. 

(12) Access shall be controlled through the use of a fence, wall, gate, or other suitable 
device to prevent unregulated dumping. 

(13) No more than six storage containers will be permitted on site at any one time for 
the temporary storage of materials awaiting removal.  Said containers shall be 
removed on a regular basis and may not be used as permanent storage.  Said 
containers shall not be located in any front or side yard and shall be a minimum of 
fifty feet from any adjoining property line. 

(14) No operations shall be undertaken before the hour of 7:00 a.m. or after 6:00 p.m. 
(15) The operation shall meet all requirements of the noise ordinance for the City of 

Eden. 
(16) All recycling centers shall meet all other applicable requirements of the zoning 

district, including parking and signage, and all applicable building code, fire code 
and occupancy requirements. 

 
 

GENERAL INFORMATION 
 

This request was submitted by the Planning Board. 
 

STAFF ANALYSIS 
 

This amendment was initiated by the Planning Board after a request for a special use permit for a 
recycling center. Staff recommended denial of the initial request. In the original request, the 
property in question contained a former junkyard which has been closed for an extended period 
of time.  While recycling centers are becoming more common, and are a necessary and viable 



operation, staff considered the option of allowing these uses with certain conditions in place. In 
the case of a number of I-2 properties, the properties were originally zoned based on conditions 
on the ground at the time of original zoning. Often these properties are located in rural or 
residential areas, and not in or near other I-2 properties. As development has occurred and 
conditions have changed over time, the I-2 zoning designation is often not appropriate for uses 
that might otherwise be permitted in more concentrated I-2 districts. Therefore, staff is of the 
opinion that creating a special use process for these types of uses could alleviate some of these 
concerns, while still allowing recycling operations to operate under certain conditions. 
 
Based upon the foregoing information, staff recommends in favor of the text amendment. 
 
STAFF RECOMMENDATION:                 Approval of the text amendment. 
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PLANNING AND INSPECTIONS DEPARTMENT 
ZONING CASE REPORT 

October 17, 2017 
 

CASE NUMBER:    Z-17-06   
 
EXISTING ZONING DISTRICT:  I-2  
 
REQUESTED ZONING DISTRICT: I-3  
 
APPLICANT:    John Bolton  
 
APPLICANT’S STATUS:   Property Owner 
             

PROPERTY INFORMATION 
             
LOCATION:    1130 Friendly Rd.  
 
PIN:     7081-0054-9862 
 
SIZE:     8.12 acres       
 
ACCESS:    Friendly Rd. 
 
LAND USE:    Vacant (former salvage yard) 
 
PHYSICAL CHARACTERISTICS: Vacant, open parcel containing a house, shop 

building and several outbuildings 
 
ZONING HISTORY:   Zoned I-2 at time of original ETJ zoning  
             

AREA INFORMATION              
CHARACTERISTICS: Bordered on the north by R-12S property containing a 

single-family residence; bordered on the east by R-12S 
property containing residential farmland; bordered on the 
south by R-12S property containing a single-family 
residence; bordered on the west (across Friendly Road) by 
vacant R-4/PUDR property. 

 
ADJACENT ZONING: North:  R-12S 
    South:  R-12S 
    East:  R-12S 
    West:  R-4/PUDR 
 



             
PLANNING AND DEVELOPMENT INFORMATION              

STREET IMPROVEMENTS:  Yes 
PUBLIC WATER AVAILABLE:  Yes 
 
PUBLIC SEWER AVAILABLE:  No 
 
LAND DEVELOPMENT PLAN (2007): Traditional Neighborhood 
 
FLOOD HAZARD AREA:   None 
 
WATER SUPPLY WATERSHED:  None 
             

STAFF ANALYSIS 
             
The request is to rezone approximately 8.12 acres from Industrial-2 to Industrial-3. The I-
2 Industrial District is established as a district in which the principal use of land is for 
industries that by their nature may create some nuisance and which are not properly 
associated with nor compatible with uses in other zoning districts. The Industrial-3 
District is designed for high-impact industrial uses which, by their nature, produce 
objectionable levels of noise, odors, vibrations, fumes, light, smoke, traffic and/or other 
impacts upon the lands adjacent to them. High impact uses are required to be connected 
to City of Eden water and sewer services. Any discharge, leachate or other industrial 
waste shall be treated by the City of Eden. Uses listed in the I-3 Industrial District shall 
be allowed only upon approval of a Special Use Permit. Special Use Permits in the I-3 
Industrial District shall be heard and decided by the City Council according to the 
procedures established in Section 11.26 of this Ordinance. 
 
The subject parcel is located in an area of primarily large-lot single-family residences, 
vacant wooded areas and agricultural uses. Across Friendly Road is a large parcel of 
undeveloped R-4/PUDR property and a development of manufactured homes and new 
construction single-family homes. The subject property was formerly the site of an 
automobile salvage yard and a metal recycling facility, which has been closed for some 
time. The subject property is adjacent to (across Friendly Road) the Smith River WS-IV 
watershed. The property was originally zoned I-2 due to its use as an automobile salvage 
facility when the ETJ was originally zoned in 1979. Staff is of the opinion that any higher 
intensity industrial uses would not be appropriate for this property, due to the fact that it 
is completely surrounded by residential and agricultural uses, and also because of its 
proximity to the watershed. Also, the I-3 zoning district requires that the property be 
connected to City water and sewer facilities; while this property does have City water, it 
is not connected to City sewer. In addition, Friendly Road is not designed for the amount 
of heavier vehicle traffic that would likely be associated with any higher impact industrial 
use. Therefore, staff does not feel it is in the best interest of the neighborhood to 
recommend a heavier industrial use for the property, and staff could not recommend in 
favor of any I-3 special use permit for the property. 
 



Based upon the character of the area and the residential and agricultural uses in the area, 
staff recommends denial of the request. 
 
STAFF RECOMMENDATION:                       Denial of the I-3 Industrial request. 



A RESOLUTION ADOPTING A 
STATEMENT OF CONSISTENCY REGARDING 

PROPOSED AMENDMENT TO THE 
CITY OF EDEN ZONING ORDINANCE 

CASE NUMBER Z-17-06 
TEXT 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 as follows: 

To rezone property located at 1130 Friendly Road from I-2 to I-3. 

 
STATEMENT OF NEED: 

Staff is recommending denial of the request due to the close proximity to the Smith River 
WS-IV Watershed and the high intensity industrial uses would not be appropriate for this 
property in a mainly residential and agricultural 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 would not 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 zoning text 
amendment is not 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 not reasonable and is not in the public’s best interest.  

Approved, adopted and effective this 24th day of October, 2017. 

 

      CITY OF EDEN PLANNING BOARD 

      By__________________________ 
           Matthew W. Smith, Chair 

ATTEST: 
 
      
Kelly K. Stultz, Administrative  
Assistant to the Planning Board 

























PLANNING AND INSPECTIONS DEPARTMENT 
SPECIAL USE PERMIT REQUEST 

October 17, 2017 
 

CASE NUMBER:    SU-17-03 
 
REQUEST: Special Use Permit:  Scrap Metal Recycling,      

I-3 Industrial 
 
APPLICABLE REGULATIONS:  Section 11.24(q)(3)(q) 
 
APPLICANT:    John Bolton 
  
APPLICANT’S STATUS:   Property owner 

 
PROPERTY INFORMATION 

 
LOCATION: 1130 Friendly Road 
 
PIN:      7081-0054-9862 
             
ZONING:     I-2 
 
ZONING HISTORY:    Zoned I-2 at time of original ETJ zoning. 

 
GENERAL INFORMATION 

 
The subject property is located at 1130 Friendly Road. The property is vacant, and formerly 
contained an automobile salvage facility and scrap metal recycling facility. 
 
The application submitted is complete and therefore eligible for consideration. 

 
FINDINGS OF FACT 

 
(a) That the use will not materially endanger the public health or safety if located where 

proposed and developed according to the plan as submitted; 
(b) That the use meets all required conditions and specifications; 
(c) That the use will not substantially injure the value of the adjoining or abutting 

properties, or that the use is a public necessity; 
(d) That the location and character of the use, if developed according to the plan as 

submitted, will be in harmony with the area in which it is to be located and in general 
conformity with the plan of development for Eden and its environs. 

 
STAFF ANALYSIS 

 
With respect to the findings of fact, staff provides the following analysis: 
 

(a) The applicant has submitted an application to operate a scrap metal recycling facility. 
Staff is of the opinion that such use on the subject property would not be in harmony 
with the surrounding neighborhood and could be a danger to public health and safety 
in the area. 



 
(b) The use does not meet all required conditions and specifications:  

 
(1)  Approach and departure traffic routes for a scrap metal storage or recycling 

facility shall not be permitted through streets primarily intended to provide 
access for a residential neighborhood. – The property is only accessible via 
Friendly Road, which is the only access to the surrounding residential 
neighborhood. 

(2)  Applications for a Special Use Permit must be accompanied with a request for 
voluntary annexation if the area is not within the municipal boundary. – The 
subject property is not within the municipal boundary and no such petition for 
annexation has been received. 

(3)  The I-3 zoning district requires that all high impact uses in the district must be 
connected to City of Eden water and sewer services. – The subject property is 
not connected to City sewer. 

 
(c) Staff is of the opinion that the use could substantially injure the value of the adjoining 

or abutting properties. The use is not a public necessity. 
 

(d) Staff is of the opinion that the use would not be in harmony with the surrounding area 
nor in conformity with the general development plans for the area. 

 
STAFF CONCLUSION 

 
Based upon the facts submitted and discovered at the time of this report, staff finds that sufficient 
facts are not proven to recommend approval of the special use permit. Therefore, staff 
recommends denial of the special use permit.  
 
STAFF RECOMMENDATION:                       Denial of the Special Use Permit Request. 
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