TOWN OF DALLAS
MINUTES FOR BOARD OF ALDERMEN MEETING
JANUARY 14, 2020
6:00 PM

The following elected officials were present: Mayor Coleman, Alderwoman Thomas, Alderman Huggins, Alderman Withers,
Alderwoman Morrow, and Alderman Cearley.

The following staff members were present: Maria Stroupe, Town Manager; Tom Hunn, Town Attorney; Chris Burgess, Police
Sgt. Detective; Jonathan Newton, Finance Director; Allen Scott, Police Chief; Doug Huffman, Electric Director; Garrett Lowery,
Recreation Director; Earl Withers IlI, Fire Chief; Bill Trudnak, Public Works Director, and Tiffany Faro, Development Services
Director. Da’Sha Leach, Town Clerk was absent.

Mayor Coleman called the meeting to order at 6:00 pm. He opened with the Invocation and the Pledge of Allegiance to the
Flag followed. He welcomed everyone to the meeting and read the meeting rules for the audience. He asked if there were
any additions or deletions to amend the agenda. Alderman Huggins made a motion to approve the agenda as presented,
seconded by Alderwoman Morrow, and carried unanimously.

Alderwoman Thomas made a motion to approve the minutes from December 10", 2019 Regular Meeting, seconded by
Alderman Cearley, and carried unanimously.

Recognition of Citizens:
Carr School’s Student of the Month (December) per Grade presented by the principal Dr. Duncan:

Kindergarten — Jackson Williams First Grade — Liam Heavner Second Grade — Jackson Weston
Third Grade — Niyah Richardson Fourth Grade — Madelyn Harrington Fifth Grade — Christian Kratzer
All of the students were presented with a certificate. Everyone applauded to congratulate them on the accomplishment.

Frank Milton, 518 E. Carpenter St., He expressed concerns about illegal dumping and a stray cat problem in the
neighborhood. Would like assistance regarding these issues.

Fred Cloninger, 405 S. Maple St., He expressed his concerns for elderly and handicap access to the Dallas Dennis Franklin Gym
and would like to Town to look into upfitting for them.

Brenda Wells, Humphrey’s Chapel Member., She thanked the police department for watching over their church since they
have installed a light on the property.

Curtis Wilson, 438 S. Gaston St., He prayed over the Community.

Consent Agenda: NONE

Public Hearings:

Item 6A was a Public Hearing on Text Amendments-Transitions to Conditional Zoning. Alderwoman Thomas made a motion
to enter into a public hearing, seconded by Alderman Cearly and carried unanimously. In situations where a particular use
may be considered, but is not allowable strictly “by right”, our current ordinance allows for property owners to apply for a
Conditional Use Permit. These permits are only allowed within a Parallel Conditional Use district, which requires the applicant
to pursue both a rezoning (legislative decision) and then a Conditional Use Permit (quasi-judicial decision). This can lead to a
complicated process for applicants, and a complex challenge for both our Planning Board and our Board of Aldermen.




Public Hearings Item 6A continued.........cenevest

Generally, with rezoning decisions, it is allowable to discuss or offer opinions on whether or not an area should be able to be
used for a certain type of development, but in these cases, any discussion related to the proposed use has to be evidence-
based and part of a hearing. In order to simplify this process for everyone and allow more discretion and control over zoning
decisions within Town limits, Staff is requesting the Board’s consideration of a transition to a newer allowable option:
Conditional Zoning. Across the state, conditional zoning is proving to be very popular with elected officials, landowners, and
many neighbors because it allows zoning to be tailored more carefully to a particular situation. In some of the state’s larger
cities, 80 to 90 percent of the rezoning use conditional zoning. In addition, updates to the NC General Statutes regarding land
use will make the current process obsolete effective next year. Mayor Coleman asked if anyone in the audience had any
questions or comments. No response from the audience. Alderwoman Morrow made a motion to exit the public hearing,
seconded by Alderman Huggins, and carried unanimously. Alderman Thomas made a motion to approve the Text
Amendments-Transitions to Conditional Zoning with the consistency statement, seconded by Alderman Cearley, and carried
unanimously. (Exhibit A)

Item 6B was a Public Hearing Text Amendment-Street and Traffic Standards Policy. Alderman Withers made a motion to
enter into the public hearing, seconded by Alderman Cearley, and carried unanimously. The need to update and adopt the
standard street details and traffic standards was identified as the Town began exploring increased (and denser)
development- both for residential and commercial properties. In speaking with neighboring municipalities, increased density
(especially residential) also results in increased congestion and on-street parking-which can sometimes lead to inaccessible
residential roadways for school busses, public safety vehicles, etc. In addition to this, residential and commercial growth also
creates an increase in vehicular traffic that can impact both residents and visitors. Many municipalities within Gaston County
(and Gaston County itself) have begun requiring a Traffic Impact Analysis (TIA) for developments that generate over a certain
# of trips per day in increased volume along access roads. In an effort to plan ahead for the growth coming to Dallas and
offer transparency for developers, Staff recommended the implementation of a Street and Traffic Standards Policy that
would address the topics above. The policy would clearly illustrate and outline the Town’s requirements and vision for the
future growth and infrastructure and allow developers to understand what our requirements are upfront. Mayor Coleman
asked if anyone in the audience had a question or comment. An audience member asked when this change would go into
effect. The Mayor responded upon approval of the amendment. Alderman Withers made a motion to exit the public
hearing, seconded by Alderwoman Morrow, and carried unanimously. Alderwoman Thomas made a motion to approve the
Text Amendment-Street and Traffic Standards Policy with the consistency statement, seconded by Alderman Withers, and
carried unanimously. (Exhibit B)

Old Business: NONE

New Business:

Item 8A was a presentation of FY2019 Audit-Lowdermilk Church. Auditor Ms. Carol Avery from Lowdermilk Church & Co., LLP
presented the Fiscal Year 2018-2019 Independent Auditors’ Report. The Board was given the audit packet to review.
Alderman Withers made a motion to accept the audit as presented, seconded by Alderwoman Morrow, and carried
unanimously.

Item 8B was a Special Events Request-Off the Streets Program. Ms. Sharon Funderburk, representing Off the Streets
Program, Inc,, is requesting to hold a Bike Show in Downtown Dallas on Saturday, June 6, 2020 to promote the program. The
event would be held from 10:00 am - 1:00 pm. A revised application, that satisfied all of the questions previously asked by
Staff was received on January 2" ,2020. Alderwoman Thomas made a motion to approve, seconded by Alderman Cearley,
and carried unanimously. (Exhibit C)



Item 8C was an Offer to Purchase Town-owned Land. Kent Olson of Development Solutions Group, LLC has submitted an
offer to purchase Town-owned land off of Briarwood Drive to include PIDs 133142; 172182; 172479; 172480; 172481;
172482; 172483; 172484, 172485; 172486; 172487; 172488; 172489 & 172490. The land consists of 12.1 acres, and has a
combined tax value of $63,500. The submitted offer is for $30,000 plus improvements— contingent on conditional zoning
approval of overall development plans (single family attached housing) and a favorable report from Gaston County
Watershed & Floodplain Department. The improvements included in the offer are the construction of a creek crossing as
required to make Briarwood Drive connection, the construction a walking trail connection to Jaggers Park, and the utilization
of fiber cement siding with brick &/or stone accents on the front elevations of all proposed dwelling units at the purchaser’s
expense. (Approx. Construction Cost = $325,000+). Development Services has communicated with the Public Works, Electric,
Police, and Fire Departments, who are all in support of a connection at Briarwood Drive to better support additional
development in this area. This road connection would not only provide better north-south access for emergency services and
other motorists, but it would also allow for our electric department to establish an alternate or two-way feed to restore
power more quickly, and possibly re-route power if an incident occurred along Gaston St/ Old Dallas Hwy. The installation of
trail in this location is also supported by Staff and likely consistent with recommendations to be included in the Town’s Bike
Ped Plan (currently in progress). Alderman Withers made a motion to move this item to the work session to January 28,
2020 for further discusssion, seconded by Alderwoman Morrow and carried unanimously. (Exhibit D)

Item 8D was the Vision Statement for the Town of Dallas. In conjunction with the North Carolina Department of Commerce
Main Street and Rural Planning Center, work has continued toward refining the goals set by the Board of Aldermen. The next
steps in the process are to formally adopt a Town of Dallas Vision Statement and to form a citizen committee to be involved
in moving Dallas toward the Downtown Associate Program and eventually application to be a Main Street Community. The
proposed vision statement that encapsulates what Dallas has to offer, as well as a defining and forward-looking view of what
Dallas can become says “Dallas, 1006 miles east of the other Dallas, is a small town in North Carolina BIG on preservation
of quality of life. It’s a place where folks gather at the Town Square Jor celebrations and experiencing a variety of cultural
offerings from local music, artisans, and a museum to authentic shopping and dining. This Dallas is the hub for
recreational activities, yet connected in proximity to Charlotte International Airport, medical facilities, colleges, and
universities; making it prime for buisness growth and expansions due to our state-of-the-art infrastructure.”

Alderman Huggins made a motion to adopt the vision statement, seconded by Alderman Withers, and carried unanimously.

Manager’s Report and General Notices:

- The Board is invited to the African American Museum 1-year anniversary at Loray Mill on Feb.15th, RSVP is needed.
-The Bike Ped Open House is on February 4™ at the Dallas Courthouse from 5:30-7:30 pm.

-The Storm Audit Report came in and Staff will be reviewing to respond according, the Board will be updated.

-A flyer was given to the Board for an upcoming Stormwater class on Feb. 26t

-The improvements to the Collection area at Town Hall will start February 17" and it will follow ADA compliance.

-The Police vehicles have been delivered and is awaiting stripping and equipment.

-The Bank in still in processing to open, Sammy’s Restaurant is projected to start construction this week-depending on
weather, and the Dallas Entrance Signs still in processing with the Engineer.

-MLK lunch on Monday, January 20™ at the Dallas Courthouse, catered by Country Kitchen.

Rick Coleman, Mayor
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Coates' Canons Blog: A Conditional What? Clarifying Some Confusing Zoning Terminology
By David Owens

Article: https:l/canons.sog.unc.edu/a-conditional-what-clarifying-some-confusing-zoning-terminologyl

This entry was posted on November 13, 2012 and is filed under Land Use & Code Enforcement

A contemporary zoning ordinance can be a complicated proposition. A small town or rural county's ordinance often runs
over 100 pages. Some of the zoning ordinances in our larger cities approach (and if a few instances pass) 1,000 pages.
All of the details can be confusing even for the staff and board members who work with it every day. Imagine how it must
perplex the landowner, neighbor, or developer who is picking it up for the first time and trying to figure how it applies to a
particular project.

One common dimension of the confusion with zoning ordinances stems from an unfortunate use of very similar
terminology to describe very different things. In North Carolina land use law the leading example, and our topic for this
post, is the use of the terms “conditional use permit,” “conditional use district’ zones, and “conditional zoning." These
three things sound alike, but in the world of zoning they are very different.

Just what are these three things? A conditional use permit is an approval issued upon an applicant establishing that
standards set out in the zoning ordinance have been met. A conditional use district rezoning involves two decisions — a
rezoning to a district that has only conditional uses (and no permitted uses) plus concurrent consideration of a conditional
use permit. A conditional zoning attaches individual, site-specific conditions to the rezoning and does not involve a
separate conditional use permit. While the chart below summarizes these differences, it is easy to see why confusion

arises.

Conditional use permit Quasi-judicial permit

Conditional use district Rezoning plus quasi-judicial permit
Conditional zoning Rezoning only, but with conditions

So let's look at each of these in a little more detail.

Conditional Use Permits

The first of these terms to enter the zoning texicon was the “conditional use permit.” In the zoning ordinances of eighty
years ago, a specific land use was either permitted in a particular zoning district or it was prohibited in that district. For
example, a single family home was permitted (sometimes referred to as a “use by right") in a residential zoning district,
while commercial and industrial land uses were prohibited in that zoning district. If you asked if a specific land use was
permitted to be focated on a specific parcel, the answer was yes or no, depending on whether or not it was a permitted
use there. Simple rules for a simpler time.

But about fifty years ago many local governments decided they needed more nuanced land use rules — that we needed to
add "maybe” to the options of “yes” or “no.” The idea was to add some fiexibility to zoning ordinances while retaining
oversight of individual projects. For example, a city might want to allow a small multi-family building to be located in some
portions of a residential zoning district. This use would not be suitable for every location in the district, but with a case-by-
case review it could be allowed in some locations within the district. ’

The “conditional use permit” was zoning's answer as to how to accomplish this. Rather than making small multi-family
buildings a permitted use in the zoning district, the zoning ordinance would allow it only where it could be established that
specified conditions would be met, hence the name “conditional use permit.” Over 90% of the zoning ordinances in North
Carolina now include provisions for some conditional use permits. And to add one more layer of confusion, the law allows
individual “conditions” to be added to any quasi-judicial approval ~ not just for conditional use permits — including
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zoning variances and certificates of appropriateness under historic district regulations.

In addition to the concept itself, two factors related to this innovation immediately added complexity and confusion to the
zoning world.

First, the conditions specified in the ordinance that determine whether or not the use would be permitted usually included
discretionary standards. For example, the zoning ordinance could condition whether a use would be allowed on a
particular parcel upon a determination that it would be harmonious with the surrounding neighborhood and that it would
not have a significant adverse impact on neighboring property values. Our courts soon ruled that since a person has a
legal right to their permit upon establishing that the conditions have been met and since facts have to be ascertained to
determine if the standards involving judgment and discretion have been met, the board making these decisions must
follow quasi-judicial procedures. This means a number of complex limitations on the decision-making process are
required ~ testimony by witnesses under oath and subject to cross-examination, having substantial evidence in the record
to support factual findings, limits on opinion testimony and gathering evidence outside the hearing, mandates for
impartiality by decision-makers, requirements for a written decision that adequately explains how the decision was
reached, and so forth. These requirements and how they are followed are described in more detail in this report.

Second, the terminology used for this “maybe” of the zoning world has from the outset been confusing. Many ordinances
use the term “conditional use permit” to describe this type of approval. Others use the term “special use permit.” Still
others calf them "special exceptions.” Even more mystifying, some ordinances provide for both “conditional use permits”
and “special use permits.” The key thing to remember is that all three of these terms describe the same thing. There is no
legal difference between the three. For the most part it is just a matter of local preference which of the three is used in any
particular ordinance.

The rationale for some ordinances having both conditional use permits and special use permits is straightforward. Under
North Carolina law a zoning ordinance can assign final decision-making on these permits to the governing board, the
board of adjustment, or the planning board. Some ordinances assign some of these to one board and others to a different
board. For example, most of the permits may be assigned to the board of adjustment but a few more sensitive ones (such
as projects with more than 100,000 sq. ft. of floor space) may be assigned to the governing board. In those situations, the
ordinance may use the term “conditional use permit” for all of those that go to the board of adjustment and “special use
permit” for those going to the city council. This is just a convenience and there remains no legal difference (other than the
decision-making board) between the two differently named permits. But this differing terminology has been a source of
confusion for decades.

Conditional Use District Zoning

North Carolina land use law prohibits imposing individual, site-specific conditions on a regular rezoning to a conventional
zoning district. [f city or county governing board considers only a particular proposed project rather than the full range of
uses that would be allowed in the new zoning district, the courts will invalidate the rezoning if it is challenged in court. If an
owner promises the governing board that the new zoning would be used only for a particular project, that promise is not
binding. Once the property is rezoned, the owner (and anyone the person may sell the property to) can undertake any use
permitted in the new zoning district. In addition, any special conditions imposed on a conventional rezoning—such as
requiring a buffer strip of a certain size—are not enforceable. Only those standards that apply to all property in the zoning
district are legally enforceable. In this situation, the North Carolina courts will generally uphold the rezoning but without
the invalid condition. These limits on zoning are described in more detail in this earlier post.

These limits on the use of conditions with a standard rezoning led in the 1980's to use of a new zoning tool in this state —
the “conditional use district zone” (also called a “special use district zone" by some ordinances). A conditional use district
rezoning is initiated when the owner asks for a rezoning to a new zoning district that does not have any automatically
permitted uses, only uses allowed by the issuance of a conditional use permit. In the usual conditional use district rezoning
process, the owner applies for a special or conditional use permit for a particular project at the same time the rezoning is
requested and the two decisions (the rezoning and the permit) are considered in a single proceeding. This process is also
described in more detait in an earlier post.

Conditional use district zoning is a complicated process. Although the rezoning request and the permit application are
processed at the same time, the governing board treats the two proposals as legally independent, separate decisions. Al

Copyright © 2009 to present School of Government at the University of North Carolina. All rights reserved.

Page



EXHIBIT A

Coates' Canons
F. UNC NC Local Government Law
”ll l | %, https://canons.sog.unc.edu

Sﬁl‘l‘i&(}l, OF GOVERNMENT

of the detailed conditions and specific restrictions on the project are attached to the conditional use permit (which is legal)
rather than to the rezoning itself (which would not be enforceable). The board must make two decisions that have different
procedural requirements, but usually the board attempts to make both at the same time and with a single hearing.

Conditional Zoning

The legal complexity and formality of the procedures required for conditional use district zoning led to an alternative that is
increasingly common in North Carolina — “conditional zoning.” In the last decade both the courts and the legislature have
approved use of purely legislative conditional zoning. This is different from a conditional use district in that there is no
accompanying conditional use permit. All of the site specific standards and conditions (sometimes including a site plan)
are incorporated into the zoning district regulations. Conditional zoning is proving to be very popular with elected officials,
landowners, and many neighbors because it allows zoning to be tailored more carefully to a particular situation. In some of
the state's larger cities, 80 to 90 percent of the rezonings use conditional zoning.

State law only allows conditional zoning and conditional use districts at the owner's request; they cannot be imposed
without the owner's agreement. Also, the individual conditions and site-specific standards that can be imposed are limited
to those needed to bring a project into compliance with city and county ordinances and adopted plans and those
addressing the impacts reasonably expected to be generated by use of the site. Conditional zoning is not exempt from a
spot zoning challenge. If the new district is relatively small—and virtually all of these are—the local government must
assure that all of the factors defining reasonable spot zoning are fully considered and that the public hearing record
reflects that consideration.

So, while these three terms sound very similar, they are in fact very different. Some zoning ordinances use all three
terms, so a user must pay careful attention to exactly which term is being used. But once you have the distinctions down,
you are well on the way to becoming a zoning pro. After all, not just anybody knows the difference between conditional
use permits, conditional use district zoning, and conditional zoning.

Links

canons.sog.unc.edu/?p=1646
canons.sog.unc.edu/?p=6874
canons.sog.unc.edu/?p=5202
canons.sog.unc.edu/?p=6839
www.sog.unc.edu/sites/www.sog.unc.eduffiles/reports/SS_22_v4b.pdf
canons.sog.unc.edu/?p=4781
canons.sog.unc.edu/?p=4987
canons.sog.unc.edu/?p=4150
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§ 153.070 INTENT

The establishment of conditional districts (CD) and issuance of appropriate conditional use permits
(CUP) provide important flexibility to this chapter. It is recognized that certain types of zoning
districts would be inappropriate at particular locations in the absence of special conditions.

The Conditional Zoning (CD) District process allows for the establishment of certain uses that,
because of their nature or scale, have particular impacts on both the immediate area and the
community as a whole. The development of these uses cannot be predetermined or controlled by
general district standards. In order to accommodate these uses, this Section establishes the

conditional zoning district process. The process for approval of a CD Zoning District is explained
in Section 153.072.

The rezoning of any parcel of land to a CD district shall be a voluntary process initiated by the
property owner or his authorized agent. Any area rezoned to a CD district shall be in strict

- compliance with the goals, objectives and implementation strategies of the Town of Dallas’ most
current Future Land Use Plan and all other plans and regulations officially adopted by the Town
of Dallas Board of Alderman. The review process established in this Section provides for the
accommodation of such uses by o reclassification of property into a CD district, subject to specific
conditions (which may exceed those that would otherwise be required for the use in question),
which ensure compatibility of the use with the enjoyment of neighboring properties and in
accordance with the general plans of development of the Town. A conditional zoning district is not
intended for securing early zoning for a proposal.

§ 153.071 PARALLEL CONDITIONAL USE DISTRICTS ESTABLISHED. (Remove)

§ 153.072 CONDITIONAL USE DISTRICTS; APPLICATION, PERMITTED USES AND
DEVELOPMENT REQUIREMENTS.
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A. Purpose: The "parallel conditional” district (CD) approval process is established to address
those situations when a particular use may be acceptable but the general zoning districts
which would allow that use would not be acceptable. Such zones may be approved or
changed only by the Planning Board or Board of Alderman in accordance with the
regulations contained herein. The review process established herein provides for the
accommodation of such uses by a reclassification of property into a "parallel conditional”
district.

1. Rezoning of property to any parallel conditional district is a voluntary procedure
on the part of the property owner.

2. Any use permitted under this process also must conform to the development
regulations for the corresponding general zoning district.

3. Unlike requests for rezoning to a general zoning district, applications for CD
zoning may be filed only by the owner of the property in question or the owner's
authorized agent '

4. Provisions for seeking conditional use approval without an associated request for
CD zoning are contained in Section 153,073 of this Ordinance. ‘

¢

B. Application Process

1. Petitioning for a CD zoning district is a voluntary procedure and can be initiated
only by the owner(s) of the property(ies) in question or by his/her authorized
agent. No CD zoning district may be established until an application has been
submitted and the Board of Alderman has approved such application. The
Administrator shall schedule a meeting with the applicant, prior to any public
information meeting (PIM) being advertised and/or held to review the rezoning
applicafion.

2. Furthermore, no application shall be considered complete unless it is accompanied
by all items required by this section and a fee, in accordance with o fee schedule
approved by the governing board for the submittal of an application for rezoning
to a CD district. Said fee shall be waived for any application submitted by any
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official or agency acting on behalf of the Town of Dallas, Gaston County or the
State of North Carolina.

3. The Administrator may require the petitioner to submit more than one copy of the
rezoning application in order to have enough copies available to circulate to other
government agencies for review and comment. When dealing with the conditional
zoning district process, it may be desirable to request additional information in
order to evaluate a proposed use and its relationship to the surrounding area.
Therefore, the Planning Board or Board of Alderman may request additional
information as they deem necessary.

C. Public Involvement Meeting.

1. Before a public hearing may be held on a petition for a parallel conditional
zoning district, the petitioner must file with the planning department a written
report of at least one community meeting held by the petitioner. The community
meeting shall be held prior to the public hearing before the Planning Board.

2. Written notice of such a meeting shall be given to the property owners and
organizations entitled to notice as provided by Section 153.124.

3. The report shall include among other things, a listing of those persons and
organizations contacted about the meeting and the manner and date of contact,
the date, time and location of the meeting, and a description of any changes to
the rezoning petition made by petitioner as a result of the meeting. In the event
the petitioner has not held at least one meeting pursuant to this subsection, the
petitioner shall file a report documenting efforts that were made to arrange such
a meeting and stating the reasons such a meeting was not held. The adequacy of «
meeting held or report filed pursuant fo this section shall be considered by the
Planning Board and/or the Board of Alderman but shall not be subject to judicial
review.

D. Submittal to Zoning Administrator.

Before any property is rezoned to a CD district, the application must be reviewed by the
Planning Board, and a public hearing first must be held by the Board of Alderman. Upon
submission of a completed application, the applicant will be informed of the dates of the
meetings and public hearing. The Planning Board review shall be held first and shall take place
no sooner than five (5) weeks after the complete application has been submitted to the zoning
administrator. Notification of the public hearings shall be made as provided by Section 153,124,

E. Planning Board Review.

Once the Planning Board public hearing has been concluded, the Planning Board shall have up to
forty-five (45) days to render a recommendation on the parallel conditional rezoning. Any
recommendation on o parallel conditional district rezoning shall be accompanied by a statement
describing whether the action is consistent with an adopted comprehensive plan and any other
officially adopted plan that is applicable and explaining why the Planning Board considers the
action taken fo be reasonable and in the public interest. Once a recommendation is received by
the Planning Board, the Administrator will coordinate with the applicant to set a date for the
public hearing fo be held at a Board of Alderman meeting, to be followed by o decision.
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F. Board of Alderman Action.

Any public hearing held by the Board of Alderman pertaining to the zoning of ¢ property to «
CD district must be conducied within sixty {60) days of the date of recommendation. The Board of
Alderman may open and continue this hearing and take action at a later date. The Board of
Alderman will be apprised of the Planning Board's previous actions on the matter at hand. Any
decision on a parallel conditional district rezoning shall be accompanied by a statement
describing whether the action is consistent with an adopted comprehensive plan and any other
officially adopted plan that is applicable and explaining why the Board of Alderman considers
the action taken to be reasonable and in the public interest.

G. Conditions to Approval of Petition.

The decision to rezone property to a CD district shall be legislative in'nature. In approving a
petition for the reclassification of a piece of property to a CD district, the Board of Alderman
may require that reasonable and appropriate conditions be atfached to approval of the petition.
Such conditions shall be limited to those that address the conformance of the development and use
of the site to Town Ordinances and an officially adopted comprehensive or other plan and those
that address the impacts reasonably expected fo be generated by the development or use of the
site. The petitioner will have a reasonable opportunity to consider and respond to any additional
requirements prior to approval or denial by the governing board. In no instance shall any of
these conditions be less resirictive than any requirements that would otherwise pertain to that
particular development if it were located in a general or parallel conditional use zoning district.
Such conditions may exceed any performance criteria or minimum requirements listed elsewhere in
this Ordinance that pertain to that development. Statements that (1) analyze whether the rezoning
is consistent with an adopted comprehensive plan and any other officially adopted plan, and (2)
other matters that the Town deems appropriate and (3) why it considers the action taken to be
reasonable and in the public interest shall be prepared and accompany each final decision
relative to the CD rezoning request.

H. Payment in Lieu of Open Space Dedication
1. If open space within a development is physically impractical due to unusual topographic
conditions then the Board of Alderman may, at its discretion, accept either an equitable
amount of land in another location, or a fee paid to the Town in lieu of dedication,
through conditional zoning.

The following formula shall be used to determine the fee:
(Assessed Value of On-Site Property) X ((Yearly Adjusted Inflation Rate) (# of Years since
Last Revaluation) +1) = Payment in Lieu of Open Space Dedication Fee

a. Assessed Value of On-Site Property equals the value of the required amount of
land to be dedicated as a percentage of the assessed valuation of the site prior
to subdivision. {(i.e. If the total acreage is 100 and the total assessed value equals
$500,000 and the required open space dedication is 15 acres, then the Assessed
Value of the Open Space Dedication would be 15% of $500,000 or $75,000.
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b. Yearly Adjusted Inflation Rate is based upon prevailing inflation rates as
reported annually in the Wall Street Journal or other reliable financial reporting
medium. (i.e. 3%)

c.  Number of Years Since Last Revaluation is the total number of years since the
last revaluation was conducted by the taxing authority.

Example:
Assessed Valuation: $75,000

Inflation Rate: 3% (75,000) X ({.03 X 6)+1)
Yrs Since Last Revaluation: 6
Cost of Off-Site Open Space= $88,500

= $ 88,500

2. Payments in lieu of dedication shall be approved as part of the Schematic. Any
disagreement in the amount of required payment shall be resolved by conducting a
professional appraisal of the fair market value of the property. The professional
appraiser shall be mutually agreed upon by the Town or appointed by the Town should
an agreement not be reached. All payments made in lieu of dedication shall be made at
the time of Construction Document approval. Failure to submit the required fee along
with such applications will delay approval of such submissions until payment is
rendered. All funds received for payment in lieu of dedication shall be used for the
acquisition, development, or redevelopment of public open space within the same
general area of the new development; within the Town.

I Effect of Approval; Zoning Map Designation.

If o petition for a CD district is approved, the district that is established and all conditions which
may have been attached to the approval are binding on the property as an amendment to the
zoning map. Subsequent development on the property in question shall be in accordance to the
standards for the approved CD district, the site plan, and any conditions attached to the
approval. The applicant shall be responsible for all expenses involved in the dedication of rights-
of-way when such dedication is a condition of the rezoning. Following the approval of the petition
for a CD district, the subject property shall be identified on the Zoning Map by the dappropriate
district designation. If a use requiring a conditional use permit is included in the approval of the
conditional district, and said conditional use was clearly indicated within the conditions and /or on
the approved site plan, and meets all other applicable standards of this Ordinance, no additional
hearing is required for the conditional use permit.

J.  Binding Effect.

The Administrator may approve minor changes in the detail of the approved application. A
"minor change" to the approved conditional use permit shall be deemed to be a change which:

1. Will not alter the basic relationship of the proposed development to adjacent property;

2. Will not increase the gross floor area of any nonresidential use by the smaller of ten (10)
percent or ten thousand (10,000) square feet (Note: Such limitations shall be cumulative and shall
be based on the gross floor area of the conditional use permit as originally approved);
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3. Will not decrease the off-street parking ratio below the minimum number of parking spaces
required by this Ordinance or reduce the yards provided at the periphery of the site, by the
lesser of ten (10) feet or ten (10) percent of the current existing yard measurement;

4. Will not increase the height of any structure to the extent that additional usable floor space
could be added; or

5. Will not result in an increase in the number of dwelling units constructed;
6. Will not alter the uses permitted.

Further changes to the development may be made only by the Planning Board or Board of
Alderman in accordance with this Ordinance.

No certificate of occupancy for a use listed in a conditional district shall be issued for any building
or land use on o piece of property unless the building is constructed or used, or the land is
developed or used, in conformity with the conditions approved. In the event that only « segment
of a proposed development has been approved, the certificate of occupancy shall be issued only
for that portion of the development constructed or used as approved.

K. Change in CD Zoning.

Once a petition for rezoning to a CD district has been approved by the Board of Alderman, any
request to materially change (i.e., any change other than a "minor change" as defined in Section
153.072(l)) the parallel conditional district shall be considered a new zoning change request. All
procedures pertinent to new CD requests as outlined in this Chapter shall be followed.

L. Petition Resubmission.

If a request for CD zoning is denied, a similar application for the same property or any portion
thereof shall not be filed until the expiration of a 12-month period from the date of denial. This
waiting period shall not be applicable where the application for a conditional use permit is
determined by the Administrator to be substantially different from (i.e., not similar to) the original
application.

Notwithstanding, the Administrator may allow resubmission of a similar application within said 12-
month period if it determines that since the date of action on the prior petition:

1. There has been a significant change in the zoning district classification of an adjacent
piece of property; or

2. The governing board has adopted o plan that changes public policy regarding how the
property affected by the proposed conditional use should be developed; or

3. Construction or expansion of a road, water line, sewer line, or other such facilities has
occurred fo serve the property and can accommodate comfortably the intensity of
development allowed under the proposed classification; or

4. There has been some other extraordinary change in conditions or circumstances, outside
the control of the petitioner, which justifies waiver of the 12-month restriction on a new
petition; this, however, shall not include a change in the ownership of the subject property.
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L. Petition Withdrawal.

An applicant who has submitted a complete application for a CD rezoning may withdraw the
application prior fo a final decision being rendered.

1. If a petition is withdrawn once o public hearing has been advertised (via paper, mail,
or on-premises sign), a similar petition submitted by that property owner (or his agent)
shall not be accepted by the Administrator within one hundred (180) days of the date
of withdrawal. (Note: The purpose of this is to allow petitions to be withdrawn without
penalty prior to the posting of any public hearing notices or submittal of such notice fo
the newspaper of general circulation.)

2. If said petition is otherwise withdrawn within 2 business days of a public hearing where
a final decision may have been otherwise rendered, a similar petition submitted by that

property owner/or his agent shall not be accepted by the Administrator within one
year of the date of withdrawal.

M. Appeals.

An appeal to the decision of the Board of Alderman shall be filed with the Clerk of Superior

Court in the nature of certiorari in accordance with G.S. 160A-388(e) within thirty (30) days after
the Board of Alderman’s decision.

§ 153.073 CONDITIONAL USE PERMITS; APPLICATION, PROCEDURES, FINDINGS AND
CONDITIONS.

The following procedures pertain to conditional use permits that are not associated with «
Conditional Use Districts (CD). Refer to Section 153.072 for procedures to be followed in
association with Conditional District requests.

A. Purpose
There are many uses identified in Appendix C that are "uses by right" and that are
allowed "by right" in each general zoning district subject to the use meeting certain area,
height, yard and off-street parking and loading requirements. In addition to these uses,
there are some uses in these districts that are "conditional uses" are and subject o the
issuance of a conditional use permit. The purpose of having conditional uses is to ensure
that these uses are compatible with surrounding development and are in keeping with the
purposes of the general zoning district in which they are located. There may be some uses
that prior to adoption of this Ordinance were allowed as "uses by right” but now are
allowed subject to o conditional use permit (CUP). For these uses, any expansion or
modification to the uses would be subject to the issucnce of a conditional use permit.
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B. Process

1. A pre-application meeting between the applicant and the Administrator shall be
required in order to familiarize the applicant of the procedure for securing approval
of a conditional use permit. The Administrator shall accept no conditional use permit
application for review without such meeting having first occurred unless the
Administrator determines that such meeting would not serve any meaningful purpose
and waives the meeting requirement,

2. Procedures for application submittal are as follows:

a. A complete conditional use permit application that is signed by the applicant
and which is accompanied by a subniittal fee shall be filed with the
Administrator.

b. The application shall be accompanied by a drawing or plan, drawn to scale,
that includes or is accompanied by the following:

i. Name, address and phone number of the property owner (or his agent) and
the property identification number of the property

ii. A boundary survey and vicinity map, showing the property's total acreage,
general location in relation to adjoining streets, railroads and /or
waterways, date and north arrow. The zoning classification of the property
in question and contiguous properties shall also be shown. (In liey of the
boundary and survey maps, one or more up-to-date tax maps depicting the
area in question may be submifted. Any required drawing or depiction of
the proposed development or use shall not appear on the tax maps but
rather shall appear on the drawing or plan.)

iii. All existing easements, reservations and rights-of-way.

iv. The name and addresses of all owners, tax parcel numbers and existing
land use(s) of all contiguous properties.

v. Proposed use of all land and struciures including the number of residential
units proposed, if any, and total square footage of nonresidential
development.

vi. Number and location of all proposed structures, their approximate area

and exterior dimensions, height, and proposed number of structures.

.A description of all screening and landscaping required and/or proposed

by the applicant; the delineation of any wooded, landscaped or grassed

areas existing prior to development and proposed to remain on the

property once the development is completed.

viii. Proposed phasing, if any, and approximate completion time for the
project.

vi



EXHIBIT A

CONDITIONAL DISTRICTS AND CONDITIONAL USE PERMITS

ix. Delineation of areas within the regulatory floodplain as shown on the
official Federal Emergency Management Agency (FEMA) flood hazard
boundary maps for Gaston County.

x. Traffic, parking and circulation plans, showing the proposed location and
arrangement of parking spaces and ingress and egress to adjacent sireets,

xi. A list of any additional development conditions or standards that differ
from those that would normally apply to that use. Only conditions that
exceed the Town of Dallas’ minimum standards can be considered and listed
by the applicant.

xii. The Administrator reserves the right to waive the depiction of some or all
of the information contained above when, in his opinion, such information is
not a requirement of this Ordinance for the particular conditional use being
requested. Notwithstanding, if either the Planning Board or Board of
Alderman determines that such additional information is needed to render o
recommendation or decision on the application, they may require the
applicant fo submit it prior to rendering a decision.

xiii.In lieu of showing all of the information in paragraphs above, the applicant
may submit a general development plan which shows on the proposed site,
by land use type, the areas fo be developed for buildings and parking and
shall show all points of ingress and egress onto thoroughfares and collector
streets.

c. Additional Information
In the course of evaluating the proposed conditional use, the Administrator, Board
of Adjustment, or Board of Alderman may request additional information from the
applicant in order to assist in the review process. A request for such additional
information shall stay any further consideration of the application by such agency.
Such additional requested information may include {but shall not be limited to) the
following:

1.Stormwater drainage plan.
2.Existing and proposed topography at five-foot contour intervals or less.

3.The existing and proposed location of all water and sewer lines and fire
hydrants infended to serve the proposed development.

4.Proposed number, type, and location of signs.

5. A traffic impact study of the proposed development prepared by a qualified
transportation or traffic engineer or planner. Information requested fo be a
part of the impact study may include:

a. Existing traffic conditions within the study area boundary.

b. Traffic volumes generated by the existing and proposed development on the
parcel, including the morning peak, afternoon or evening peak, and average
annual daily fraffic levels.
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¢. The distribution of existing and proposed trips through the street network.

d. Analyses of the capacities of intersections located within the study area
boundary.

e. Recommendations for improvements designed to mitigate traffic impacts and to
enhance pedestrian cccess to the development from the public right-of-way;
and

f. Other pertinent information, including but not limited to accidents, noise, and
impacts of air quality and other natural resources.

6. Drawings of proposed building elevations.
7. An environmental impact statement that includes some or all of the following:

a. A cover sheet that provides, in summary form, a description of the proposed
project;

b. A statement of purpose and need of the project;

¢. For projects proposed by public entities, a list of alternatives of the proposed
project;

d. A succinct description of the environment affected by the project;

e. A discussion of short and long term consequences of the project on the

environment including any adverse environmental impacts which cannot be
- avoided; and

f. A list of means that could be employed to mitigate any negative effects on the
environment caused by this project.

d. Except as herein provided, no application shall be deemed complete unless it
contains or is accompanied by all items listed in Section 5.11.2(B) and as may otherwise
be required per Section 5.11.2(C) and a fee, in accordance with a fee schedule
approved by the governing board for the submittal of conditional use permit
applications. Said fee shall be waived for any application submitted by any official or
agency acting on behalf of the Town of Dallas or the State of North Carolina.

D. Public Hearing and Decision.

1. Once an application is deemed éomplefe, public notice must be given per 153.024 and a
public hearing shall be scheduled at the next Board of Adjustment meeting.

2. Once the public hearing has been conducted, the Board of Adjustment shall have up to
forty-five (45) days to render a decision on the conditional use permit application from
the date their public hearing was concluded. Any such decision shall require the approval
of at least three-fourths (%) of the members of the Board of Adjustment present and not
excluded from voting at the meeting at which the decision is made. If a decision on the
application is made by a vote of less than three-fourths of such Board of Adjustment
membership, or if any person appeals the action of the Board of Adjustment through
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written nofice to the City Manager within fifteen (15) days of the Board of Adjustment’s
decision, the application shall be forwarded to the Board of Alderman for a new public
hearing and a final decision. Any public hearing held by the Board of Alderman
pertaining to a conditional use permit application must be conducted within sixty (60)
days of the date of the appeal. The Board of Alderman may open and continue this
hearing and take action at o later date. The Board of Alderman will be apprised of the
Board of Adjustment's previous vote on the matter at hand.

3. Any Board of Adjustment and Board of Alderman public hearing relating to a conditional
use permit shall be held in a quasi-judicial manner.

4. In approving an application for a conditional use permit, the Board of Adijustment or
Board of Alderman may attach fair and reasonable conditions to the approval. Such
conditions shall be limited to those that address the conformity of the development and
use of the site fo Town Ordinances and any officially adopted plan and those that
dddress the impacts reasonably expected to be generated by the development or use of

.
the site.
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such conditions shall be entered in the minutes of the meeting at which the permit is
granted and also on the approved plans. These may include any subject area regulated
in some form within this chapter. These specific conditions may address but shall not be
limited to any or all of the following subject areas:

Permitted uses;

Building location and orientation;

Yard dimensions;

Buffer areas;

Signs;

Parking driveways and vehicle circulation patterns;

Designated areas of common open space and for recreation;
Pedestrian circulation;

Loading areas;

Off-street parking;

Number of dwelling units;

Size of commercial structures;

Building height;

Size of dwelling units within multi-family residential developments;
Proposed contours of land following final grading;

Proposed first floor elevations for buildings;

Plans for storm water control;

Location and intensity of lighting;

Timing of development;

Location and extent of rights-of-way and other areas to be dedicated for
public use.

EXC 29 2TV 053 —Fe 7@ 20 O

5. The petitioner will have a reasonable opportunity to consider and respond to any
additional requirements prior to approval or denial by the Board of Adjustment and Board
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of Alderman. In no instance shall any of these conditions be less restrictive than any
requirements that would pertain to that particular development found in the zoning district
in which the property is located. Such conditions may exceed any performance criteria or
minimum requirements listed elsewhere in this Ordinance that pertain to that development.
Such conditions shall be mutually agreeable by the Town and the petitioner.

E. Burden of Proof.

1. The applicant has the burden of producing competent, material and substantial
evidence fending to establish the facts and conditions that the items outlined in subsection
b require. If any person submits competent, material, and substantial evidence allegedly
contfrary to any of the facts or conditions listed below, the burden of proof for overcoming
such evidence shall rest with the applicant.

gremtng-thepermits Before o perml’r is granted, the applicant shall demonsirate and the
Boc:rd of Addermen Adjustment shall find:

(1) That the use will not materially endanger the public health or safety if located
where proposed and developed according to the plan submitted;

(2) That the use will not create traffic hazards, excessive congestion or hazards to
pedestrians within the development and upon the public streets at the points of ingress
and egress to such development;

(3) That public facility systems are sufficient to serve the development;

(4) That surrounding properties will be adequately protected from potential adverse
effects of the development;

’

(5) That the development complies with the standards and specifications for the
corresponding general zoning disiricts; and

(6) That the use is consistent with the general plan of development for the area.

F. Approvals and Appeals.

1. If an application for a conditional use permit is approved, the owner of the property shall
have the ability to (i) develop the use in accordance with the stipulations contained in the
conditional use permit or (i) develop any other use listed as a "permitted use" for the general
zoning district in which it is located. Any uses that would otherwise require the issuance of a
conditional use permit under this Chapter, may be approved as part of the establishment of a
parallel conditional district, without the issuance of a conditional use permit, so long as the
use(s) meets all other applicable standards of this Ordinance. In these instances, the property
may be used only for the development as approved for the conditional zoning district. Such
approval, however, does not immediately authorize development activity, as the property
owner will need to file for and secure a zoning permit, in accordance with Section 153.072 in
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order to proceed with development. The Administrator shall ensure that any development plans
submitted with such zoning permit request are consistent with the terms and conditions of the

conditional use permit approved for such property or for any other use by right allowed in the
underlying zoning district.

2. An appeal to a decision made by the Board of Adjustment regarding the issuance of «
conditional use permit may be made to the Board of Alderman if written notice is given to the
Town Manager within fifteen (15) days of the Board of Adjustment's decision. The Board of
Alderman shall then conduct a new public hearing and render a final decision on the matter.

3. If the Planning-Board-recommends-the-disapprovet-of Board of Adjustment does not
approve the conditional use permit, and /or if the Board of Aldermen denies the permit, ecch
body shall enter the reason for its action in the minutes of the meeting at which the action is
faken,

—{E}—MNe-appeet-meay-be-tokento-the-Boardof-Adiustment-from-the-action-of-the-Board-of
Aldermen-in-granting-or-denying-e-conditionaluse-permit—Review-of-the-Board-of-Aldermen's
aﬁeﬁhﬁ%bﬁhe&mempée%m%ﬂmmﬁ%wmﬁ#%m
provisions-concetning-review-of-Board-of-Adjustment-decisions:

4. An appeal to the decision of the Board of Alderman shall be filed with the Clerk of
Superior Court in the nature of certiorari in accorddnce with G.S. 160A-388(e) within thirty
(30) days after the Board of Alderman’s decision.

G. Petition Withdrawal

An applicant who has submitted a complete application for a Conditional Use Permit may
withdraw the application prior to a final decision being rendered.

1. If a petition is withdrawn once « public hearing has been advertised (via paper,
mail, or on-premises sign), a similar petition submitted by that property owner (or
his agent) shall not be accepted by the Administrator within one hundred (180)
days of the date of withdrawal. (Note: The purpose of this is to allow petitions to
be withdrawn without penalty prior to the posting of any public hearing notices or
submittal of such notice to the newspaper of general circulation.)

2. If said petition is otherwise withdrawn within 2 business days of a public hearing where
a final decision may have been otherwise rendered, a similar petition submitted by that
property owner/or his agent shall not be accepted by the Administrator within one
year of the date of withdrawal.

H. Binding Effect.

Any conditional use permit herein authorized shall be perpetually binding to the
property included in such permit unless subsequently changed or amended by the
Board of Adjustiment or Board of Alderman. All conditions contained in the conditional
use permit shall run with the land and shall be binding on the original applicants, their
heirs, successors, and assigns, unless subsequently changed or amended as provided
for herein. However, the Administrator may approve minor changes in the detail of the

approved application. A "minor change" to the approved conditional use permit shall
be deemed to be a change which:
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1. Will not alter the basic relationship of the proposed developmen’r fo adjacent
property;

2. Will not increase the gross floor area of any nonresidential use by the smaller of
ten (10} percent or ten thousand (10,000) square feet (Note: Such limitations shall be
cumulative and shall be based on the gross floor area of the conditional use permit as
originally approved);

3. Will not decrease the off-street parking ratio below the minimum number of
parking spaces required by this Ordinance or reduce the yards provided at the
- periphery of the site, by the lesser of ten (10) feet or ten (10) percent of the current
existing yard measurement; :

4. Will not increase the height of any structure to the extent that additional usable
floor space could be added; or

5. Will not result in an increase in the number of dwelling units constructed;

6. Will not alter the uses permitted.

proposal to amend or change any conditional use permit shall be considered within 12 months of
the date of the original authorization of such permit or within 12 months of the hearing of any

previous proposal to c:mend or c:homg(a any such permit, M&MWW@%%%&

~——td—Do-not-decrease-the-off-sireet-parkingratioror

Further changes to the development may be made only by the Board of Adjustment or
Board of Alderman in accordance with this Ordinance.

No certificate of occupancy for a use listed as o conditional use shall be issued for any
building or land use on o piece of property which has received a conditional use permit
for such particular use unless the building is constructed or used, or the land is developed
or used, in conformity with the conditional use permit. In the event that only a segment of
a proposed development has been approved, the certificate of occupancy shall be
issued only for that portion of the development constructed or used as approved.

[. Period of Validity of Conditional Use Permit.

Unless the Board of Adjustment or Board of Alderman issues a conditional use permit which
either is specifically exempt from any time constraints or has some other specified time
period for implementation, the applicant must secure a valid building permit (or cerfificate
of occupancy) within twenty-four (24) months from date of issuance of the conditional use
permit. (NOTE: The conditional use permit shall also become null and void unless filed by the
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applicant with the Register of Deeds within one hundred eighty (180) days of permit
approval.) If a building permit or ceriificate of occupancy is not issued at the end of said
time period, the conditional use permit shall automatically expire and shall be deemed
rescinded. Such rescission shall not occur if the applicant has secured the vesting of o site
development plan for a period of greater than twenty-four (24) months.

GMM%&MM%&%&M%%M@@W@MW&%MWW
aneh-assigns,-unlesssubsequenthychanged-for-amended-by-the Board-of-Aldermenes—previded
for-in-this-chapter—t-after-approval-of-erconditional-use-permit-by-the-Board-ef- Aldermen—eany-of
the-conditions-effixed-theretoshell-be-held-invalid-or-voidthen-the-conditionatuse-permitsheall-be
votd-and-of-ne-effeck

J.  Violations
Any violation of a term or condition of a conditional use permit shall be treated in the
same as a violation of this chapter and shall be subject to the same remedies and
penalties as any such violation. Where the Building Inspector determines that any term
or condition of any conditional use permit is not being adhered to, he shall notify the
property owner of his findings either by certified mail or in persons. In any case where
any violation n is not corrected or abated within 15 days of the date of such notice,
the permit shall thereupon immediately become void and of no effect, and no building
permits for further construction or certificates of occupancy under the conditional use
permit shall be issued and all completed structures shall be regarded as non-
conforming uses, see § 153.045.

153.024 NOTIFICATION OF PUBLIC HEARINGS (NEW)
Natification of required public hearing(s) shall be as follows:

A. A notice shall be published in a newspaper having general circulation in the Town of Dallas
once a week, for two (2) successive weeks, the first notice to be published not less than ten (10)
days nor more than twenty-five (25) days prior to the date established for the public hearing.

B. A notice of the proposed zoning map change shall be sent by first class mail by the
Administrator to the applicant and owners of all contiguous properties (as herein defined) as
indicated on the most up-to-date records of the Gaston County Tax Department at least fen
{10) but not greater than twenty-five (25) days prior to the public hearing.

C. The Administrator shall post at least one notice on the site proposed for rezoning or an
adjacent public street or highway right-of-way at least ten (10) days prior to the scheduled
public hearing. Where multiple parcels are included within a proposed zoning map
amendment, a posting on each individual parcel is not required, but the Town shall post
sufficient noftices to provide reasonable notice to interested persons. Such notice shall stafe the
nature of the public hearing and its date, time, and location at which it is to be held. The notice
shall be removed only after final action has been taken on the matter. In lieu of any or all of
this information to be contained on this posted notice, the notice may give a phone number
where interested parties may call during normal business hours to get further information on
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the proposed amendment. (The zoning administrator may relocate the placement of the sign(s)
where the literal application of this provision would serve no meaningful purpose.)

D. Additional first class mail notice of any appeal made to the Board of Alderman from a
decision by the Planning Board or Board of Adjustment shall be provided by the Administrator
to any person who makes a written request for such notice during the Planning Board or Board
of Adjustment hearing.

E. Any public hearing nofice published or mailed shall state the nature of the public hearing, the
date, time, and place at which the hearing is to occur, and who to call and/or see for more
information.

F. The first class mail notice required may be waived if the zoning map amendment directly
affects more than fifty (50) properties, owned by a total of at least fifty (50) different
property owners. Under such circumstances, the Town may elect to mail such first class notices or
publish the notice of the hearing as required by G.S. 160A-364. Such advertisement shall not
be less than one-half (12) of a newspaper page in size. The newspaper advertisement shall be
effective only for property owners who reside in the area of general circulation of the
newspaper that publishes the notice. Property owners who reside outside of the newspaper's
circulation area, according to the address listed on the most recent property tax listing for the
affected property, shall be notified by first class mail pursuant to this section. In addition to the
newspaper notice, the Town shall post one or more prominent signs on or immediately adjacent
to the subject area reasonably calculated to give public notice of the proposed rezoning.
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TEXT AMENDMENT CONSISTENCY STATEMENT

The proposed text amendments to replace Parallel Conditional Use Districts with
Conditional Zoning are consistent with the 2003 Land Use Plan’s recommendation to
ensure that the scale and design of commercial development is consistent with the unique
small-town character of Dallas, and the goal to maintain and enhance the Town's

aesthetic qualities and physical character, and is therefore deemed reasonable and in
the public’s best interest.

Cots ke, 125/ 5

Curtis Wilson, Planning Board Chairman Date
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Street Standards Details

S-100: Local Residential Street (20 or less lots)

$-100U: Local Residential Street Utility Layout

'$-101: Local Résidenﬁdl Street (21-80 lots)

S-102: Local Collector/ Commercial Street (>80 lots and /or 2+
intersections) S-103: Local Industrial Street

S-104: Local Residential Cul-De-Sac Detail

S-105: Local Residential Street- Variable Width Option

Traffic Impact Analysis Requirements
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EXHIBIT B

TOWN OF DALLAS
TRAFFIC IMPACT ANALYSIS REQUIREMENTS

Transportation impacts, and how to mitigate them, are an important consideration for our
community when a significant development is proposed. Public policy makers, citizens and
developers all have a stake in understanding and responding to additional demands on the
transportation system. A Transportation Impact Analysis (TTA) is a tool used to evaluate the
incremental impacts on the surrounding transportation infrastructure and how to mitigate
them to maintain safe traffic and transportation operations.

1) TIA Determination - The Town shall determine the need for a TIA upon receipt of any
development application (by-right or rezoning) accompanied by a sketch or schematic
plan. The development applications could include, but are not limited to, multi-family
developments, single family developments, commercial developments, or annexation
requests. If warranted, the transportation consultant hired by the developer and approved
by the Town shall prepare the TIA. At the discretion of the North Carolina Department -
of Transportation (NCDOT) and the Town, a transportation technical memorandum, in
lieu of a full TIA report, may be allowed for some developments. If proposed street
connections are not consistent with adopted plans, then an explanation or proposed
transportation mitigation alternative that is equal or better shall be discussed in the study.
NCDOT and the Town will be responsible for determining whether the alternative
mitigation plan meets and/or exceeds the performance standards of the proposed street
connections in the adopted plans.

2) Minimum Thresholds for TIAs - A TIA will be required to accompany the development
plan when expected gross trip generation is 1000 total trips or more both entering and
exiting the site in a 24-hour period, and/or 100 total trips both entering and exiting the
site during either the AM or PM peak hours. The gross trip generation will be calculated
by the Town and NCODT based on information (proposed project summary and
development plan) provided by the applicant and the final determination for requiring
the TIA will be made by the Town. The Town may also determine the need for a TIA or
Transportation Technical Memorandum based on special circumstances associated with
the development, even if the gross trips falls below this threshold. This may be due to
location, an intersection or thoroughfare nearby that is at or above capacity, the nature of
the use, or one of the following:

a) Traffic generated from a non-residential development that could potentially
significantly impact adjacent residential neighborhoods.

b) Traffic operation issues for current and/or future years on nearby streets are expected
to be significantly worsened by traffic generated from the proposed new
development.

c) Major and minor thoroughfares near the site are experiencing
significant/unacceptable delays.

d) Traffic safety issues exist at the intersection or street that would serve the proposed
new development.

e) The proposed land use differs significantly from the adopted Comprehensive Land

Use Plan for the Town.

’ 1



3)

4)

S)

0)

EXHIBIT B

f) The internal street or access system is not anticipated to accommodate the expected
traffic generation.

g) The proposed development project includes a drive-through facility, or other uses
such as schools that require significant on-site circulation that may have an off-site
impact to adjoining roads and/or intersections,

h) The amount, behavior and/or assighment of traffic is significantly differént from a
previously approved TIA, or more than 24 months have passed since completion of
previous TIA. '

Scoping Meeting — A mandatory scoping meeting is required prior to beginning the TIA
to discuss the requifements and strategies for a FIA specific to the site and the proposed
development. Background information shall be submitted by the applicant five or more
business days prior to the scoping meeting and shall include a conceptual site plan
showing proposed access points, proposed land use and densities, structure and parking
envelopes. The Town, the applicant’s consultant, and the applicant(s) are required to
attend the mandatory scoping meeting, and representatives from the NCDOT District
office and Gaston-Cleveland-Lincoln Metropolitan Planning Organization (GCLMPO)
will be invited and encouraged to attend as needed. The applicant may invite members of
his/her development team as needed.

Scoping Document — A Scoping Document, documenting the understood scope and
parameters of the TIA, shall be prepared by the transportation consultant. The Scoping
Document shall be signed by the applicant, the Town, and the NCDOT District Engineer
(if access to a state road is involved) before the consultant can begin work on the TIA.
Failure by the applicant to provide accurate information or failure by the transportation
consultant to follow the Scoping Document shall result in disapproval of the TIA. If
significant changes are made to the parameters outlined in the Scoping Document, a
revised Scoping Document will be required.

Fees — All fees associated with the development of the TIA shall be the sole
responsibility of the applicant. This includes all fee from the consultant, review fees
from the Town, review fees from NCDOT, or any fees related to permit or gathering of
information. Ifin the process of the study, the Town request additional information
outside the scope of the project, the Town may enter into an agreement with the
consultant to provide that additional information at the Town cost.

Transportation Mitigation Agreement (TMA) — Upon completion of the TIA, certain on-
or off-site transportation mitigation measures may be required as recommended by the
TIA. If so, the transportation consultant shall prepare a Transportation Mitigation
Agreement (TMA) which will summarize the following:

a) Development plan

b) Phasing and timing of development (if applicable)

¢) Site access and points of ingress/egress

d) On and off-site improvements required to adequately mitigate the project
impacts to the Town’s transportation system, including vehicular, pedestrian,
and bicycle improvements

e) Trigger points and deadlines for construction of any improvements

2
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The TMA must be signed by the applicant, Town and NCDOT (if the mitigation involves a
state roadway). All required mitigation measures must be implemented prior to final
Certificate of Occupancy (CO) or prior to the issuance of the first Zoning Permit for
residential developments. If the development program is planned to ‘be phased, the TIA shall
address the phasing of improvements for each phase of development and the applicant shall
provide a financial guarantee as outlined in the Town’s Land Development Code in the
amount of 120% of all phased transportation improvements prior to issuance of the CO or
Zoning Permit for the first phase. The cost estimate will be performed by the developer’s
consultant, reviewed and approved by the Town and submitted to the applicant to provide
payment, The cost estimate will include costs for planning/design, permitting, construction
and right-of-way. CO’s may be issued prior to completion of the Mitigation as long as a
development agreement is in place prior to beginning development.

7) TIA Outline and Contents — The outline and contents of what is required to be included in
the TIA will be discussed at the scoping meeting and included in the Scoping Document.
A detailed summary of the expected content and methodologies to be used in the TIA is
discussed below.

a) Cover/Signature page — Includes the project name, location, name of the applicant,
contact information for the applicant, and date of the study. The name, contact
information, registration number, signature, and seal of a duly qualified and
registered professional engineer in the State of North Carolina are also required to
appear on this page.

b) Table of Contents — Includes a list of all section headings, figures, tables, and
appendices included in the TIA report. Page numbers shall denote the location of all
information, excluding appendices, in the TIA report. -

¢) Executive Summary — Includes a description of the study findings, a general
description of the project scope, study horizon years, expected transportation impacts
of the project, and mitigation measure recommendations. Technical publications,
calculations, documentation, data reporting, and detailed design shall not be included
in this section. -

d) Project Description — Includes a detailed description of the development, including
the size of the parcel, development size, existing and proposed uses for the site,
anticipated completion dates (including phasing). It shall also include the square
footage of each use and/or the number and size of dwelling units proposed, and a map
and copy of the site plan provided by the applicant.

e) Site Description — Includes a description of the project location within the Town and
region, existing zoning and use (and proposed use if applicable), and key physical
characteristics of the site, including general terrain and environmentally sensitive or
protected areas.

" ) Site Access —~ A complete description of the ingress/egress of the site shall be
explained and depicted. It shall include number of driveways, their locations,
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distances between driveways and intersections, access control (full-movement,
leftover, right-in/right-out, etc.) types of driveways (two- way, one-way, etc.), traffic
controls, etc. Internal streets (lanes, flow, and queuing), parking lots, sidewalks,
bicycle lanes, and designated loading/unloading areas shall also be described. Similar
information for adjacent properties, including topographic grade relationship, shall be
provided to evaluate opportunities for internal connections. The design, number, and
location of access points to collector and arterial roadways immediately adjacent to
the site must be fully analyzed. The number of access points shall be keptto a
minimum and designed to be consistent with the type of roadway facility. Driveways
serving the site from state roads shall be designed in accordance with the NCDOT’s
Policy on Street and Driveway Access and/or the Town standards, as applicable.

Study Area — The limits of the study area shall be based on the location, size .and
extent of the proposed project, and an understanding of existing and future land uses
and traffic conditions surrounding the site. The limits of the study area for the TIA
shall be reviewed and approved by the Town and NCDOT staff at the mandatory
scoping meeting. At a minimum, the study area shall include all streets and signalized
intersections within a 1-mile radius of the proposed site and/or where site traffic
estimated for build-out of the project will constitute 10% or more of any signalized
intersection approach during the peak hour. During the scoping meeting, staff may
reduce the radius due to conditions specific to the site based on request by applicant
and supported with valid reasoning. Unsignalized intersections between the required
signalized intersections will be added to the scope as directed by the Town. To
initially determine the impacts, the developer’s consultant shall develop a database of
recent peak-hour intersection turning movement counts. The applicable intersection
counts will be equated to current year baseline volumes. Based on the proposed
development program submitted by the applicant, a preliminary trip generation
analysis, distribution and assignment will be performed within the area sutrrounding
the site and compared to the current year base volumes. Related impacts or current
operational problems, may dictate that other intersections be included in the study
area as determined by Town staff and/or NCDOT staff. A narrative describing the
study area shall identify the location of the proposed project in relation to the existing
transportation system and list the specific study intersections and/or segments. Any
unique transportation plans or policies applicable to the area (e.g., bus service and
future plans) shall be mentioned. A site location map shall be provided and shall
identify natural features, major and minor roadways within the study area, study
intersections, and a boundary of the site under consideration.

Existing Conditions — Shall include a narrative and map that represents AM and PM
peak-hour turning-movement volumes for all intersections within the study area.
Traffic volumes shall represent 15-minute interval weekday turning-movement counts
(Tuesday through Thursday), include heavy- vehicle, pedestrian and bicycle counts,
no more than twelve months old and shall be collected during periods of the year
when local schools are in session and during weeks that have no observed federal,
state, or local holidays and periods. The required count timeframes are from 6:30-
8:30AM and 2:00-7:00PM. The PM count timeframe is expected to cover peaking
characteristics caused by shift changes for local industrial plants, local area school
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dismissal times, as well as typical employment PM peaking characteristics; however,
site-specific conditions may necessitate additional or different traffic counting hours
and/or days depending on the development program and location within the Town.
These unique circumstances will be determined and directed by the Town. The Town
will determine if modified peak hours or weekend analyses shall be included in the
TIA at the mandatory scoping meeting. For example, 12- or 16-hour turning
movement counts shall be required to complete the analysis if a traffic signal warrant
analysis is required as part of the TIA. The source of existing traffic volume
information shall be explicitly stated (e.g., existing counts, new counts collected by
the applicant, NCDOT counts, etc.). If previous counts were obtained, only counts
collected within the one year of the scoping meeting will be deemed acceptable.
Summary sheets for existing turning movement counts shall be included in the
appendix of the TIA report. A separate narrative and map shall be prepared to
describe the characteristics of surrounding major roadways, including functional
classification, number of lanes, posted speed limit, existing average daily traffic
volumes, typical cross section, intersection control, and lineal distance between major
roadways. Field notes for the existing conditions investigation may be included in the
appendix of the TIA report.

Future Year Conditions — Unless otherwise approved by the Town, future year
conditions for a single-phase development shall be analyzed for the year the
development is expected to be at full occupancy (build-out year) and five years after
the build-out year (build-out -+ 5). For multiple-phased developments, the scenarios
shall be completed in order, with any improvements specified by development
included in the subsequent build scenarios, including five years after the full build-
out year (build-out + 5). Specific analysis periods to include in the study shall depend
greatly upon the development program, proposed project phasing plan, and
significant improvements programmed for the surrounding transportation system. The

“approved offSite developments and transportation projects to be included in the base

future-year background conditions for the transportation system within the study area
shall be determined during the scoping meeting. Transportation improvements
assumed in the future-year background conditions analysis may include those with an
expected completion date concurrent with that of the development and funded either
by the Town, NCDOT, or indicated as a required condition of approval from another
nearby development application, Only projects approved by the Town at the scoping
meeting may be included in the analysis as future existing infrastructure. Those
improvements committed by other.projects must be clearly identified in the report as
approved offsite development road improvements. Adjacent development traffic
information used in the development of the future year background traffic volumes
shall be included in the appendix of the TIA report. Unfunded, planned infrastructure
projects may be mentioned in the TIA, but the description shall specifically identify
that these projects are not included in the background condition. Future year
background traffic volumes shall be forecasted using historical growth rate

. information, regional models, and/or TIA reports for development approved by the

Town but not yet built. A narrative and map shall be prepared that presents turning
movement volumes for each peak hour for all intersections identified within the study
area. Future year base traffic volumes, other development volumes, and site traffic

5
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volumes shall be clearly separated and combined in the map.

Txip Generation — Base trip generation for the proposed land use(s) shall be
calculated using data published in the latest version of the Institute of Transportation
Engineers’ (ITE) Trip Generation Manual. Data limitations, data age, choice of peak
hour of adjacent street traffic, choice of independent variable, and choice of average
rate versus equation shall be discussed at the mandatory scoping meeting. Local trip
generation rates may be acceptable if appropriate validation is provided by the
applicant to support them. Any deviation from ITE trip generation rates shall be
discussed in the mandatory scoping meeting and documented in the Scoping
Document if approved by the Town and NCDOT. The NCDOT Municipal School
Transportation Assistance (MSTA) calculator shall be used to calculate projected trip
generations for school sites.

i) Internal Capture — Base trip generation may be reduced by rate of internal capture
when two or more land uses are proposed using methodology recommended in
the most current Trip Generation Handbook published by thé ITE, or research
published by the National Cooperative Highway Research Program (NCHRP)
Transportation Research Board. Reductions for internal capture shall be applied
to multi- or mixed-use sites only. The internal capture reduction shall be applied
before pass-by trips are calculated.

ii) Pass-by Trips — Pass-by trips are those made as intermediate trips between an
origin and primary destination (i.e., home to work, home to shopping, etc.).
However, pass-by trips are not diverted from another roadway. Base trip
generation may be reduced by rate of pass-by capture using methodology
recommended in the most current Trip Generation Handbook published by the
ITE. Pass-by trips associated with the development program may not exceed
10% of the peak-hour volume reported for the adjacent public street network. This
network shall include the streets that provide primary access to/from the site. For
example, if a site access drive that connects to a low-volume local street, which
its primary access is to a major collector road, the traffic on the major collector

-shall be used as the adjacent street for pass-by calculation purposes. Evaluation of
diverted trips may apply depending on the specifics of each site. A trip generation
table shall summarize all trip generation calculations for the project

Trip Distribution — External trip distribution shall be determined on a project-by-
project basis using one of several sources of information available to transportation
and land planning professionals. Potential sources for determining project trip
distribution may include the regional travel demand model, market analysis, existing
traffic patterns, or professional judgment. At the Town’s direction, multiple trip
distributions may be required for differing land use types. Regardless of
methodology, the procedures followed and logic for estimating trip distribution
percentages must be well-documented in the TIA. Trip distribution percentages
proposed for the surrounding transportation network shall be discussed during the
scoping meeting and shall be approved by the Town and NCDOT before proceeding

with the TIA. A map showing the percentage of site traffic on each street included in

6



EXHIBIT B

the study area shall be included in the TTA.

) Trip Assignment — Project traffic shall be distributed to the surrounding
transportation system based on the site’s trip generation estimates and trip distribution
percentages. Future year build-out traffic forecasts (i.e., future year background
traffic plus project traffic) shall be represented in graphic formats for AM and PM
peak-hour conditions at all intersections included in the study area. If the project will
be built in phases, traffic assignments shall be reported for each phase. Pass-by traffic
shall be included at the driveways and access points for evaluating driveway
volumes. Multiple assignment ‘analyses may be required if the traffic control at the
access drives varies (i.e., right-in/right-out vs. stop controlled vs, signalized).

m) Operations Analysis — The TTA shall include multi-modal operations  analyses
including vehicular, pedestrian and bicycle, to allow for the safe and convenient
travel for all modes. Level-of-Service (LOS) and delay is the primary measures of
effectiveness for impacts to the transportation system, and is defined by the most
current edition of the Highway Capacity Manual (HCM). Operations analyses shall be
performed for the existing and all future year scenarios. Impacts from the proposed
project shall be measured by comparing the future year background conditions to the
future year build-out conditions. Requirements for mitigation are described here in.

i) Vehicular Capacity Analysis - Unless otherwise noted, Synchro LOS and delay
shall be reported for all signalized intersections and approaches identified in the
study area. Based on HCM, LOS for unsignalized intersections is not defined as a
whole; instead, only the individual stop-controlled or yield approaches shall be
reported based on the HCM reports determined through the Synchro analysis.
Existing signalized intersections shall be modeled based on existing signal timing
plans provided by either the Town or NCDOT. Existing signal timing plans shall
be ificluded in the appendix of the TIA report. If a traffic signal is part of a
coordinated system it must be analyzed as such under all conditions. Other
standard practices and default input values for evaluating signalized intersections
shall be consistent with the most recent guidelines published by the NCDOT,
Traffic Engineering and Safety Systems Branch, Congestion Management Unit
(“Capacity Analysis Guidelines”). The Town may also require safety, traffic
simulation, gap and/or other analyses appropriate for evaluating a development
application. Additional analyses and/or traffic capacity or simulation tools (such
as VISSIM or Transmodeler) required for the TIA shall be identified during the
scoping meeting. All TIA reports submitted to the Town shall use Synchro,
SimTraffic, VISSIM and/or Transmodeler analysis software for signalized and
unsignalized intersections, or Sidra Software for roundabouts, consistent with
policies released by the NCDOT. A narrative, table, and map shall be prepared
that summarizes the methodology and measured conditions at the intersections
reported in LOS (LOS A —F), the intersection and approach signal delay for
signalized intersections, the approach delay for unsignalized intersections, and
95th percentile queue lengths for all movements. Capacity analysis worksheets
and auxiliary turn-lane warrants for un31gnahzed intersections shall be included
in the appendix of the TIA report.
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ii) Pedestrian Operations Analysis - Unless otherwise noted, methodology provided
in the latest edition of the Highway Capacity Manual shall be used to evaluate
pedestrian LOS for the intersections identified in the study area. The current
methodology is based on geometric data, demand data, and signal control data
including, but not limited to:

¢ Number.of lanes on the major street
Crossing distance :

Traffic volumes

Motorist yielding rates to pedestrians

Cycle Length

Walk Time

Presence of pedestrian phase

iii) Bicycle Operations Analysis — The bicycle LOS at intersections identified in the
study area shall be evaluated using locally accepted methodology. This current
methodology assesses bicyclists’ comfort based on geometric and traffic signal
features including, but not limited to:

o Number of lanes crossed
e Presence of conflicting turning movements
¢ Presence of bike lanes

Under this methodology, intersection features are assigned points, where the LOS
for each approach is calculated based on the accumulation of points for each
geometric and traffic signal feature identified in the worksheet. Currently, this
methodology does not take into account demand volumes; therefore, the bicycle
LOS would not differ between AM and PM peak hours, and thus would not need
to be reported for both under this methodology.

n) Queuing Analysis — 95th percentile and simulation analysis of future year queues
shall be consistent with NCDOT’s Traffic Engineering and Safety Systems Branch,
Congestion Management Unit current practices and published Capacity Analysis
Guidelines. Turn lanes and storage lengths for the major street (uncontrolled)
approaches at unsignalized intersections shall be identified using volume thresholds
published in the NCDOT’s Policy on Street and Driveway Access to North Carolina
Highways (see Warrant for Left- and Right-Turn Lanes Nomograph, pg. 80).
Recommendations for left and right-turn lanes serving the site shall be designed to
account for both the NCDOT warrants described above and to meet future year
capacity needs identified through the capacity analyses. For projects that include
drive- through facilities, pick-up/drop-off areas, or entrance gates, a queuing
analysis may be required by the Town to ensure that vehicle stacking will not
adversely impact the public transportation system. The queuing analysis must be
performed using accepted transportation engineering procedures approved by the
Town. If a TIA is required for a new school site, the internal circulation and
ingress/egress of the site shall be modeled using a “dummy signal” in the Synchro
software as prescribed by NCDOT Municipal School Transportation Assistance
(MSTA) department.
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Crash Analysis — A summary of crash data (type, number, and severity) for the most
recent 3-year period at each study location is required. Traffic Engineering Accident
Analysis System reports will be provided by the Town and/or NCDOT and shall be
included in the appendix of the TIA report. For locations with prevalent crash types
and/or frequency, a discussion shall be included describing factors that may be
contributing to the incidents. At a minimum, the proposed development features shall
not contribute to factors potentially involved in the existing crash rates. If
contributing factors are identified, recommendations to eliminate or mitigate these
features shall be included.

Traffic Signal Warrants — Town staff and/or NCDOT may consider potential signal
locations at the scoping meeting. However, traffic flow progressionis of paramount
importance when considering a new traffic signal location. A new traffic signal shall
not cause an undesirable delay to the surrounding transportation system. Installation
of a traffic signal at a new location shall be based on the application of warrants
criteria contained in the most current edition of the Manual on Uniform Traffic
Control Devices (MUTCD) and engineering judgment. Traffic signal warrants shall
be included in the appendix of the TIA report. Additionally, spacing of traffic signals
within the Town must adhere to NCDOT requirements. Pedestrian movements must
be considered in the evaluation and adequate pedestrian clearance  provided in the
signal cycle split assumptions. If a signal warrant analysis is recommended in the
TIA, the Town and/or NCDOT may decide to defer a ‘signal warrant analysis until
after the development has opened to allow use of actual turning movement counts at
an intersection. The TIA recommendations must clearly state that this analysis shall
occur at a specified date following the opening of the development. The applicant
must isste a bond or letter of credit in the name of the Town for the estimated cost of -
the signal warrant analysis and resulting signal prior to final approval of the TIA. The
cost shall be established based on an engineer’s estimate provided by the engineer of
record for the applicant or by the consultant identified by the Town; however, final
approval of the dollar amount rests with the Town.” -

Mitigation Measure Recommendations — This section of the TIA report shall provide
a description of the study’s findings regarding impacts of the proposed project on the

- existing and future transportation system and describe the location, nature, and extent

of all mitigation measures recommended to the applicant to improve and/or maintain
the future year background level-of-service (LOS) conditions through phasing and
ultimate build-out of the project. This mitigation will be identified by measuring the
impact between the future year background conditions and the future year build-out
conditions. The applicant is required to mitigate transportation deficiencies caused
solely by the projected impact of their proposed development, and not unacceptable
background conditions or other deficiencies caused by offsite development within the
defined study area. The applicant shall be required to identify mitigation.
improvetnents to the transportation network if at least one of the following conditions

“exists when comparing the multimodal operations analyses of future year background

conditions to future year build-out conditions:
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i) the total average delay at an intersection or individual approach increases by 25%
or greater, while maintaining the same LOS,
i) the LOS degrades by at least one level,

ii1) or the LOS is “D” or worse in background conditions and the proposed project
shows a negative impact on the intersection or approach

If the background LOS (intersection or approach) is inadequate (i.e., “D,” "E," or F"),
the applicant will be expected to mitigate only the impact caused by the proposed
project. For example, if the background LOS of an approach is LOS F with 85
seconds of delay, and the project traffic increases the delay to 95 seconds at LOS F,
the applicant will be required to mitigate the added 10 seconds of delay on the
approach, not required to mitigate the inadequate background delay. Town staff and
NCDOT will review the recommendations in the final version of the TIA and will
have the ultimate determination in the scope of the required mitigation measures.

A Transportation Mitigation Agreement (TMA) may apply if mitigation requirements
are needed.

For multi-phase developments, the capacity analyses scenarios shall address the
phasing of improvements for each phase of development, The build-out + 5 scenarios
will require the analysis of only five years beyond the full build-out year. The build-
out + 5 scenario analysis is not used for mitigation purposes. A narrative and table
shall be prepared that summarizes the methodology and measured conditions at the
intersections reported in LOS (LOS A-F) and average control delay for each
intersection and approach.

A narrative and map shall also be prepared that describes and illustrates
recommended improvements, by development phase if necessary, for mitigating the
projected impact of the proposed development.

Compliance with Adopted Transportation Plans — All TIA reports must include a
statement of compliance with plans, programs, and policies adopted by the Town of
Dallas for maintaining a safe and efficient multi-modal transportation system.
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153.013 DEVELOPMENT STANDARDS
(D) Development Standards

(7) Streets, curb and gutter, street lights. The proposed location and design of
streets, curbs and gutters, and street lights, as required by this Code, shall be
included on the site plan(s). All streets shall adhere to the most recently
adopted version of the Town Street and Traffic Standards Policy.

(12) Access and circulation.

(a) The type and arrangement of streets and driveways within the
development shall be in compliance with the town Thoroughfare Plan.

(b) Principal vehicular access points to the development shall be designed
to encourage smooth traffic flow with minimum hazards to pedestrians, bicycles,
and vehicular traffic. Accommodations for controlled turning movements into and
out of the development and improvement of the approach street shall be
provided where existing or anticipated heavy traffic flows indicate need.

(c) Clearvision areas. To insure safe sight distances where streets
intersect and where driveways interest streets, a minimum clear-vision area shall
be provided at the corners of such intersections. No structure or planting that
would impede visibility shall be established in the clear vision area. Grading of
land may be required where topography impedes the required clear vision area.

(d) Access and circulation for all development shall comply with the
most recently adopted version of the Town Street and Traffic Standards
Policy. This includes expansions or additions of existing structures,
changes in use, as well as all new construction.
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- TEXT AMENDMENT CONSISTENCY STATEMENT

The proposed text amendment to adopt a Street and Traffic Standards Policy is
consistent with the 2003 Land Use Plan’s goal to provide safe and convenient mobility

for Dallas residents of all ages, and is therefore deemed reasonable and in the public's
best interest,

CooZat ooy 29

Curtis Wilson, Plranning Board Chairman " Date
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Town of Dallas
210 North Holland Street

_ Dallas, NC 28034-1625
ALLAb Special Events/ _ (704) 922-3176
The Crossroads of Gston Cownty Activities Application e

The purpose of this application is to provide information about your event or activity in order for the Town of Dallas to best assist
you. Depending on the specific event, a permit application and/or fee(s) from other departments may be required.

The applicant is responsible for providing complete and accurate information on the application, The applicant is responsible for
notifying the Town of Dallas of any changes. A complete application must be submitted by no later than 5:00 p.m. on the

Tuesday preceeding the date of the Board meeting at which the event is to be approved, for an event which is to oceur
no sooner than 14 days following its date of approval.

Name of Event: |4th Annual Hygenie for the Homeless Bike (motorcycle) Show |
Facility Requested: [Downtown Dallas |
Applicant Name: [Shaaron M. Funderburk —l
Organization: |Off the Streets Program, Inc. |
Mailing Address: [P.0. Box 550547 |
City / State / Zip: |Gastonia, NC 28055 |
Daytime Phone: | | © ce:[704-214-3331 |  E-Mail:[shaaronTotsp@yahod|
Description of the Event: IOur goal is to raise awareness of the plight gfwtrhe homeless people in Gaston

County and also of the alcohol and drug addiction problem. We will collect hygiene products fifty/fifty raffle,
raffle of bike related items and voting for people choice for the bikes.

Does the event have a Facebook, Twitter, or other social networking page: Iyes 1
" If yes, please list URL(s): |offthestreets-www.facebook.com |
Date (s) Requested for Event: |6-Jun-20 _ ]
Event Start Time: [10:00 AM | Event End Time:|1:00 PM |
Road Closure Time Begins (if applicable): Road Closure Time Ends:|__2:00 AM|]
Set Up Begins: [9:00 AM | SetUpEnds: [10.00AM ]
Preferred Date & Time of Inspection (if required): | |
Estimated Attendance: {500 ]

The Event is: [ ] Pprivate (by invitation only) or [x_ " ]Open to General Public

Describe the procedures to be used for selecting vendors and exhibitors for this event:
Because vendors will have to apply through the city, we will not be soliciting vendors. '

Applicant's Signature: Shaaron M. Funderburk Date:  12/20/2019

A pre-event meeting may be required and will be scheduled to include appropriate staff. The event applicant must
attend the meeting.

1
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Will tents/canopies/membrane structures be used for events? X Yes I INo (if no

proceed to next section.)

# of Canopies 3| (fabric structure that is open without sidewalls on 75% or more of perimeter)

# of Tents (fabric structure that is enclosed with sidewalls on more than 25% of perimeter)
# of Membrane structures (air supported or air inflated structure)

Other type of structure (provide description) '

*Notes*

Are there any musical entertainment features related to your event? X Yes | 'No (Ifno

proceed to next section.)

If yes, state the number of stages, number of bands and type of music:

Number of stages: Ij] Number of Bands: E

Type(s) of music: [DJ Wavy Williams will provide music for this event

Will'your event use amplified sound: |x Yes | No

If yes, please indicate times: Start Time: 9:00 AM Finish Time:| 1:00 PM
Will sound checks be conducted prior to the event? X Yes No

If yes, please indicate times: Start Time; 9:00 AM| Finish Time:[ " 9:30 AM]

* Must comply with Town of Dallas general entertainment ordinance.

Will the event have any hazardous materials such as propane, butane, gasoline, diesel tanks, helium cylinders or other
upright tanks? I:lYes No

If yes, all tanks must be secured in a manner to prevent accidentally being knocked over. All helium tanks
not being used shall have their caps in place.

Will there be any portable heaters? |:|Yes No

Will there be any deep fat fryers? I:IYGS No

Will there be any fireworks, lasers, torches, candles or pyrotechnics? [ JYes No

Will generators or electrical power be used? Yes ]:No

if yes, provide electrical load data and location of connection. In the case of extraordinary use

or hookups, fees may  apply. We will be using the electrical outlets provided by the city of Dallas.

Does the event include mechanical rides, or other similar attractions? ZYes No

If yes, company name? I |

Company address: I 1

List details, if any: | " ) il

Applicants contracting with amusement ride companies are required to provide the Town of Dallas with a certificate
of insurance, naming applicant and the Town of Dallas (if applicable) as additional insured on general liability.

ALL rides must be inspected and approved by The Department of Labor.
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A vendor is anyone who is serving, selling, sampling, or displaying food, beverages, merchandise or services

Does the event include food vendors? [:]Yes No

If the event will have food vendors, please check the following that apply:

[ served [ ]sold [ loatered [ |Prepared Outdoors
Does the event include food concession and/or cooking areas? I:lYes No

If yes, please list each vendor and specify cooking method (Gas, Electric, Charcoal, Other)
(Use additional sheet if necessary)

Vendor Cooking Method Food item

Food and beverages shall not be sold at an event unless approved and licensed, if necessary by the Gaston
County Health Department. Event organizers are responsible for arranging health inspections for their event.

List all other commercial vendors who will be present during the event (serving, selling, sampling, or displaying).
VENDOR-NAME ADDRESS PHONE NUMBER (S)

Provide a detailed schedule of the event including dates and times for entertainment, activities, hours of event,
start time, finish time, etc. If the event requires an extended time frame for set-up, include details with a timeline

listing the times and locations where streets or public property will be impacted and when dismantling will be
completed. :

(Use additional sheet of paper if necessary)

DATE TIME ' ACTION ADDITIONAL NOTES
6-Jun 9:00 AM set-up
6-Jun 9:00 AM DJ sound check
6-Jun 9:00 AM street closure
6-Jun 10:00 AM Registration of the motorcycles will begin
8-Jun] 11:00:00 AM Bike Show begins
B-Jun 11:30 AM voting will begin for the best motorcycles in show
6-Jun 12:30 PM Rafles will be held
8-Jun 12:45 PM The People Choice Awards will be given
6-Jun 1.00 PM Clean-up will take place

3



EXHIBIT C

The Town of Dallas does not provide amenities suich as portable washrooms/toilets, sound systems, tables,

chairs, tents, canopies or other equipment. The applicant is responsible for arranging and providing services
such as event clean up, traffic control, ete.

TRASH CONTAINERS
In order to determine what types of containers best suit the needs of the event, please answer the following questions:

Will the event be serving/selling/distributing beverages? Yes I:No

If yes, in what containers will they come packaged in?

|aluminum cans [ ldlassbotflesiars  [x_____plastic bottles/jugs/jars

How many trash cans are you requesting for trash? 0

How many recycle carts are you requesting?

Delivery Location? |Holland Street, between Trade and Main Streets

Date and Time for rollout carts to be emptied? |6-Jun-20

Date and Time for rollout carts to be piCked up? IQJun-ZO

Applicants are responsible for cleaning and restoring the site after the event. Please pick up all trash including paper
plastic, bottles, cans and event marketing signs. Clean-up fees may be incurred because of an applicant's failure to

clean and/or restore the site following the event. If you reasonably believe that no litter will be generated during your
event, please state this in your plan.

PUBLIC PROPERTY CLEAN-UP

Contracted personnel or volunteers may be used if indicated below. What is the clean-up plan for the event?
Volunteers will assist with cleanup.

SAFETY AND SECURITY (CHECK ALL TYPES OF SECURITY USED)

Stage Security I:_IEvent Area Security |:IRoad Closure Security

X Other | We have two (2) volunteers who will serve as serentity keepers during the event.

Overnight Security From| : | To| : |

Dates & Times security will be on site: [

Security provided by:; L I Number of Security PersonneI:L

Applicant may be required to hire sworn off-duty Town of Dallas police officers or Sheriff's Department personnel to provide
securly to insure public safety. The Town of Dallas will determine the number of security personnel required on site.

Provide a detailed Site-Plan sketch of the event. Include maps, outline or diagram of the entire event venue including
the names of all streets and the surrounding area. The plan should include the following information:

] Location of the event/activity on the property with approximate distances from roads, fire hydrants,
existing buildings, etc.
Location of temporary structures that will be used during the event. Must indicate size of temporary
structures, distances between temporary structures and existing buildings.
Identify how each temporary structure will be used. Example: type of vendor, food preparation, etc.
Identify location of all cocking devices and open flames; generators and fuel storage.
Location of all fencing, barricades, or other restrictions that will impair access to and from the event or
. property.
Identify all designated parking areas.
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[ IPARADE (Includes floats, vehicles, and persons) [ eicYcLEs
[ |MARCH OR WALK (persons only) [ |FooTRACE
VEHICLES ONLY (Includes motorcycles)

[ T]|OTHER (Description: |
Number of Persons: % Children:

Number of Vehicles: . Vehicle Types:  [motorcycles ]

Number of Animals: E:] ) Kinds: . |

DESCRIBE BELOW THE EVENT ROUTE. IF THERE IS MORE THAN ONE SEGMENT TO AN EVENT, INCLUDE
START AND FINISH TIMES FOR EACH SEGMENT. (Example: The "GENERIC AWARENESS RUN" may
include a 5k, a 10k, and a Fun Run),

see map for more information

o NC and US roadways will also require approval from the NCDOT.

] The proposed route to be traveled including the requested starting and termination point. Please also
clarify the directions of nfovement of your event.

Routing plans for traffic. lllustrate a plan to include roads that you are requesting to be closed to vehicular or
other traffic for your event. Include planned arrangements to resolve conflicts with people trying to reach
businesses, their own residences, places of worship and public facilities including public transportation.
Whether the event will occupy all or a portion of the street(s) requested for use.

Proposed locations for barricades, signs and police/volunteers.

The provision of twenty foot (20') minimum emergency access lanes throughout the event site.

White temporary water base paint can be used to mark the route on the street pavement (May be purchased
at common hardware stores such as Lowes Home, Home Depot, etc.).

Please Note: All road closure requests will be strictly reviewed by the Town of Dallas. Approval, denial, or moidfication of all
road closure requests are at the sole discretion of the Town of Dallas. The Town has final discretion over your Route and Traffic
Plan including, but not limited to the route, placement and number of all barricades, signs, and police/volunteer locations.

DO NOT ASSUME, ADVERTISE, OR PROMOTE YOUR EVENT UNTIL YOU HAVE A SIGNED PERMIT FROM
THE TOWN OF DALLAS. CONFLICTS DO ARISE AND CHANGES TO THE REQUEST MAY BE NECESSARY.

Applicant's Signature: Shaaron M. Funderburk Date:  12/20/2019
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T Faro

From: Kent Olson <kent@olsondevelopment.com>
Sent: Tuesday, January 07, 2020 6:23 PM

To: T Faro

Cc: ‘Marty Propst'; 'LaShawn Flynn'

Subject: RE: City owned land

Tiffany,

Yes, my apologies.
I missed that parcel number.

Thank you for catching.

Best regards

Sent from my Verizon, Samsung Galaxy smartphone

-------- Original message --------

From: T Faro <tfaro@dallasnc.net>

Date: 1/7/20 4:51 PM (GMT-05:00)

To: Kent Olson <kent@olsondevelopment.com>

Cc: 'Marty Propst' <martypropst@gmail.com>, 'LaShawn Flynn' <LaShawn@firstflagproperties.com>
Subject: RE: City owned land

Good afternoon Kent,

To clarify, does your offer also include PID#1721827?

From: Kent Olson [mailto:kent@olsondevelopment.com]

Sent: Tuesday, January 07, 2020 12:22 PM

To: T Faro <tfaro@dallasnc.net>

Cc: Marty Propst <martypropst@gmail.com>; LaShawn Flynn <LaShawn@firstflagproperties.com>

Subject: City owned land

Good afternoon Tiffany,

Pursuant to our recent conversations concerning our proposed development & the possible inclusion of City owned
land, I am writing you to confirm our interest to purchase the following parcels:

#133142; 172479; 172480; 172481; 172482; 172483; 172484; 172485; 172486; 172487; 172488; 172489 & 172490.

Total acreage approx. 12.26 acres, of which approx. 9 acres is located in Flood Zone.
Tax Value approx. $50,000.

We respect that the City desires to see a connection made over a stream to Briarwood Drive, making access to our
proposed development easier as well as providing much needed better egress to Emergency Services to that area.

1
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We offer $30,000 Contingent on the following:

1) Approval of rezoning the City property as well as Tax Parcels # 133129 containing approx. 12 acres adjacent to
the City property to “Single Family Attached” allowing development of Townhomes. NOT current Apartment zoning.
2) Favorable report from Gaston County Watershed & Floodplain Department concerning stream crossing.

In return, we would make the following commitments to the development:

1) Construct creek crossing and make Briarwood Drive connection.
2) Construct a walking trail connection to Jagger Park
3) Build the homes with Fiber cement with brick &/or stone accents at frt elevation.

We feel this offer provides a win-win for both the development as well as the City:

1) Tax revenue being generated from dormant property. Community Est value @ $18M (90 units @ $200k ea.)
2) Connection to briarwood for better traffic flow & emergency services.
3) Provide new housing to an area in need that will help support Downtown retail establishments.

Thank you for your consideration.

Kent Olson

Development Solutions Group LLC
11121 Carmel Commons Blvd. #360
Charlotte, NC 28226

P:704.543.0760
www.developmentsolutionsgroup.com

DSG

Development
Solutions
Group

[x] | Virus-free. www.avg.com
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Parcel ID Acreage| Date Aquired | Total Paid | Total Value Flood Zone
133142 2.54 4/19/1977 $100 3,860.00 AE,0.2 PCT
172479 0.28 2,800.00 AE,0.2 PCT
172480 0.28 2,800.00 0.2 PCT
172481 0.27 2,700.00
172482 0.24 2,400.00
172483 0.24 2,400.00
172484 0.20 2,000.00
172485 0.49 4/28/1975 $10 4,900.00
172486 0.36 3,600.00
172487 0.38 3,800.00
172488 0.45 4,500.00 0.2 PCT
172489 0.54 5,400.00 AE,0.2 PCT
172490 0.71 7,100.00 AE,0.2 PCT
172182 5.12 15,300.00 AE,0.2 PCT

[Totals | 12.10] | $110.00] $63,560.00]
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z ‘hﬁguumﬁ Drawn By: William G. Holland, Attorney at Law ' '
Mall To: -
WARRANTY DEED~Form WD-601 Printed and for sale by James Williams & Cn,, Inc., Yadkinville, N. C.
STATE OF NORTH .CAROLINA, Gaston County,
! THIS DEED, Made this 18¢th. day of April + 19, 77 + by and between _F.E, CLEMMER (Widower)
| of Gaston County - -
: and state of North Cazolina, hereinafter called Grantor, and _the OF DALLAS, & municipal corporation organized and -
existing under and by virtue of .. the laws of the : tuxmxnlsnuofNonhCndeheuh;&u '
called Graneee.mmm N
WITNESSETH: That the Grantor, forand In consideration of the sumof — ... One Hundred (5100 00) - Dollars

and other good and valuable considerattons to him in hand paid b{ the Grantee, the recelpt whereof is hereby acknowledged, has given, granted, bargalncd sold
and conveyed, and by these presents does give, grant, bargain, sell, convey and conflrm uato the Grantee, his helrs znd}or successors and assigns, prcmlul in

fha Town of Dallas, Dallas  Township GaBtDn County, North Carolina, described as follows:

BEGINNING at the westernmost cornmer of Tract No. 3 described in that certain deed

recorded in the office of the Register of Deeds for Gaston County, North Carolina

in Deed Book 492, at Page 187, and runs thence with the southeasterly boundary line

of the property of the helrs of Vende Archie, North 39-08-08 East 848.95 feet}

thence with the gouthwesterly boundary line of that certain tract of land described -

in deed recorded in the aforesaid registry in Deed Book 710, at Page 79, South 73-27 ;
East 216.55 feet to a concrete monument; thence continuing South 73-27 East with oo
the southwesterly boundary line of that certain tract of land deggribed in deed : L
recorded in the aforesald registry in Deed Book 310, at Page 162, .45 feet to a

point in the center line of a branch; thence with the center line sa ranch,

nina courses and distances as follows: South 61=-35 West 98. » nce South

50=15 West 100 feet; thence South 62~45 West 270 feet; ; 2-15 West 68 .

feet; thence South 61-00 West 113 feet; thence South Ef 141 feet; thence

South 52-40 West 48 feet; thence South 22-35 West 5 ce South 51-35 West

135 feet; thence with the easterly boundary line g ki tract of land

described in deed recorded in the aforesaid regis 3ok 1160, at Page .75,

North 32-42-26 West 69.80 feet to the point of Jbeg containing 2.43 acres.

The above description by courses and distigggh i ‘Yom an‘unrecordéd plat_made"
by R.B. Rhyne, Reglstered Surveyor, in Jailarygof ICfl7 and revised in March of 1977.

For chain of title, reference 1is her madihte Tract No, 3 described in thétﬂcertaiﬁ ;

deed from L.B. Hollowell and Ernesti. Wzrre cting as Commissioners, to the
grantor herein, dated December 23, Ny and recorded in the office of the Register '

of Deeds for Gaston County, Noxi na in Deed Book 492, at Page 187,

This conveyance is made subj: \50-foot wide right-of-way of Dukerfﬁbe;g

Company across saild propegty. U,“,;; =
-t
;'ZEL t\J
xumxmxn#

cserielqd premises, with all che appurtenances thereunto belonging, or in any wise appemxging, u‘ﬂ; the Gramcé. his :

1 of sd premises in fee, and has the r?hc to convey the same in fee simples t!m j):cmn‘;. e free from ene
f any)i and that he will warrant and defend the said title to the same agaln puful gla§ns of all persons”

0‘)
antee, the singular shall include the Iutal and the mascyline sha tude s ine or the neuter,
ay hereunto set E“ hand and scal, !hc ay and year ﬁ:ﬁ'éﬁt}n g? '
(SEAL)
(SEAL)

AR IDTICDDAICA AU

TO HAVE AND TO HOLD The ab.
heirs andfor successors and assigns forever,

And the Grantor covenantegihat he is se
cumbrances (with the exceptio
whomzocver,

When reference is made to the Gr

IN WITNESS WHEREOF, The Gravats

fe

F_E. [ emmer hEALy

Ty

STATE OF NORTH CAROLINA GASTON COUNTY,
[Y

._.&M____..__. a Notary Public of said County, do hercby certify tha! r, E e

L .
ofclemmer (Widower) - — : -

-
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NORTH- CAROLINA,
GASTON COUNTY.

x

THI8 DEED, made and entered into this 16th. day of April, 1975, by and
between TRIANGLE REAL ESTATE OF GASTONIA, - INC., a corporation organized and
existing under and by virtue of the laws of the State of Nerth Carolina, with
its principal office located in Caston County, North Carolina, party of the.
first part; and the TOWN OF DALLAS, a municipal corporation organized and
existing under and by virtue of the laws of the State of North Carolina, party

of the second parts :

, WITNESSETH:

That the party of the first part, for and in consideration of the sum of :
ten ($10.00) dollars and other good and valuable considerations to it paid by v
the party of the second part, the veceipt of which is hereby acknowledped, has :
bargained and sold, and by these presents does grant, ¥
to the party of the second part and . its successors and a2
of land lyimg and being in Dallag Township (the m .
(tract of land lies fnside .the corporate limits of SpeSRum O Dallas), Caston
County, North Carolina, and more particularly descrifieiPby®icurses and distances
as followd, to-wit:: - : .

gain, sell, aud convey |

BEGINNING at an old iron stake loc
Lot No. 6 in Block K of. Sectiongle.®our offftriarvwood Subdivision as -
shown oan plat therveof record
for Gaston Gounty, North Caxfflina Plat Book 27, at Page 7, and runs
.thence South 86-48~12 Fas fead to a vallroad iron;. thence
South 34~17-44& Bast 317 % to an iron stake located at 'the north- . !
easterly corner of Logfn Block H of Section No. Three of Briarwood . { -
wgreof vecorded in the aforesald registry =

s thence South 60-08«18 West 126.58 feet bp-

an iron stake; ifgnca th 8~22-42 West 125.90 feet to an old iron -

stake located £t theNorfWsasterly corner of Lot No, 5 in Bloek H of

Section No. Tgb of Brirwood Subdivision as shown on plat thereof

thyaforedgaid registry in Plat Book 26, at Page'9y thence

WX Y2, 23 feet to an iron stake; thence South 60-54

& to an iron stake located in the easterly margin of the

riarwood Drive; thence South‘7é728~44 West 60.46 feet

stake located in the westerly margin of said right-of-way;

1 » 74-00 Vest 149,81 feet to an iron stake; thence South

-20-12%%ast 460,03 feet to an iron stake located at the northwesterly

Lot No. 2 in Block E of Section No. One of Briarwood Sub-

sFlin as shown on plat thereof recorded in the aforesald registry

in Plat Book 25, at Page 453 thence South 11-30 East 10 feet to an
iron stake; thence South 78-30 Wast 214,28 feet to a point in the
canter line of the right~of-way of the Carolina & Northwestern Raillroad:
thence with the center line of sald railroad, six chorded lines as )
follows: North 12-37-24 East 101 feet; thence North 6-53~18 East 100
feet; thence North 1-25-18 East 100 feet; thence North 1-22-12 West

. 601 feet; thence North 2-10-24 West 101 feety thence North 5-54-18 \

in Plat Rook 26, at
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dated Tebruary 22, 1971 and recorded in the office of the Register of
peeds for Gaston County, North Carolina in Deed Book 1050, at Page
854, Reference ig also made to those certain deeds recorded in the
aforesaid registry in Deed Book 1054, at Pages 33, 36, 39 and 40.

This conveyance i8 made subject also to taxes agssessed for the years
1973, 1974, and 1975 by Gaston County, North Carolina, which the party
of the second part herein assumes and agrees to pay.

. ‘ *
70 HAVE AND TO HOLD the above described tract of land, together with all
privileges and appurtenances thereunto belonging, to it the said party of the
second part and its successors and assigns, to thelr only use and behoof forever

© And the party of the first part covenants with the party of the second part
and its successors and aggigus, that it {s seised of said premises in fee and
haé the right to convey the same in foe simple; that the same are free and
clear of all emcumbrances; and that it does hereby warrant and will forever
defend the title to the same against the lawful claims of all persons whomscever

IN- TESTIMONY WHEREQF, the party of the first part has caused th*s instru=-
ment to be executed in its name by its President, attested by itafﬁ%nfetary,
‘and its corporate meal to be affixed hereto, all by authorfigy of 1lts Board of
‘Divectors, the day and year first above written,

"
",

L

s

! (Corporazt, Seal) TRIANGLE

”Z

ESGATE OF GASTONIA, INC..

: Bleffny’

GASTON COUNTY N

before me this day and

that he is the Président of Triangle Real
Estate of Gastenla, In

ion, and that the seal affixed to the

that said writing ¢
by its authority du

sealed by :fgg in behalf of the c&/poration,
ledged the said;

d the said éﬁzggm.df xaZidfn acknow=
0 be the act and deed of the corporatidn. T
VI

a“

WitnessWy i and notarial seal, this [ TtL_ day of Aprif, iS?E""“ .
£, 890 .
' * E.;f;'s - 51‘:) .
. 2 Yie,
‘3'# y dt

- Hotaxy Public
My Commission Bxpires: d’— / 7" 7& : . "y, 8

'”Umu i

NORTH CAROLINA,
GABTON COUNTYa

oEED| | 60 e 078

J [ / L L,. tary Publie of Gaston County, Horth 1
Carolina, da hereby certify tha ,g”¢aﬁ¢rgﬁ ggzﬁh,/¢4¢” personally appeared

Tha Fardoaino mm'!'-fF'in:ai'n nf %\QM-«“\ %\ (\“ . a Natarv Puhldie




