MINUTES FOR BOARD OF ALDERMEN SPECIAL MEETING
October 22", 2025
10:00 AM

The following elected officials were present: Mayor Beaty, Alderman Martin, Alderman Withers,
Alderman Cearley, Alderman Milton and, Alderman Cloninger.

The following Staff members were present: Jonathan Newton, Town Manager; Robbie Walls,
Police Chief; Bill Trudnak, Public Works Director; Lindsey Tysinger, Town Clerk; Stuart
Valzonis, Planning Director; and Brittany Beams, Planner.

Mayor Beaty called the meeting to order at 10:01 am.
The Mayor then opened with the Pledge of Allegiance to the Flag.

Mayor Beaty asked if there were any additions or deletions to the agenda. Alderman Martin made a
motion to approve the agenda, seconded by Alderman Cloninger and carried unanimously.

Public Hearing
Continued - Primo Partners LLC Rezoning Z-2025-04

This item was motioned to be continued at the October 14th meeting. A Special Meeting was called
for October 22nd to continue the public hearing for the rezoning. Primos Partners LLC,
representing the owners of parcels 170887, 170884, 170281, 170285, 170282, 170284 along Dallas
Cherryville Highway, submitted a rezoning petition Z-2025-04 requesting to establish R-10
(Single-Family Residential). Applications, staff report, planning board minutes, and other
documents attached. (Exhibit 4A 1-14)

No public comment.

Alderman Cloninger made a motion to exit public hearing, seconded by Alderman Milton and
carried unanimously.

Alderman Cloninger made a motion to approve the rezoning and adopt the zoning map
amendment, seconded by Alderman Withers, with Alderman Martin in opposition. (4-1)

Alderman Martin made a motion to adjourn, seconded by Alderman Milton and carried
unanimously (10:09).

Hayley Beaty, Mayor Lindsey Tysinger, Town Clerk



Exhibit 4A-1

AN ORDINANCE ADOPTING A ZONING MAP AMENDMENT/REZONING
PETITION IN THE TOWN OF DALLAS (ADOPTD BY THE DALLAS BOARD OF
ALDERMEN (10/22/2025)

Whereas, Primos Partners LLC submitted an application for a zoning map amendment to Rezone Parcels
ID# 170887, 170884, 170281, 170285, 170285, 170282, 170284 to establish R-10 Single-Family
Residential; and,

Whereas, the public hearing for this map amendment has been noticed in compliance with the North
Carolina General Statutes; and,

Whereas, the Town of Dallas Planning Board has reviewed the Rezoning petition and voted unanimously to
recommend approval of the petition, finding it was neither consistent nor inconsistent with the 2030 Land
Use Plan; and,

Whereas, the Town of Dallas Board of Aldermen held the public hearing on October 22™, 2025, and after
the hearing, made the following finding:

The proposed rezoning of parcels 170887, 170884, 170281, 170285, 170285, 170282, 170284
is consistent with the 2030 Comprehensive Land Use Plan. These properties are designated on
the Future Land Use Map as Multi-Family Residential. Current uses and future development
trends promote more residential uses, and to allow expansion and development, this request is
reasonable and in the best interest of the public.

Now Therefore be it Ordained by the Board of Aldermen of the Town of Dallas, North Carolina, that the
petitioner, is granted approval of the above-referenced Rezoning request effective October 22", 2025 and
that that the official zoning map of the Town be amended to reflect this adopted change of Parcels ID#
170887, 170884, 170281, 170285, 170285, 170282, 170284.

Should any provision of this Ordinance be declared invalid or unconstitutional by any court of competent
jurisdiction, such declaration shall not affect the validity of the Ordinance as a whole or any part thereof
which is not specifically declared to be invalid and unconstitutional.

This Ordinance shall take effect and be in force from and after the date of adoption, October 22", 2025.

Attest:

Hayley Beaty, Mayor Lindsey Tysinger, Town Clerk
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Exhibit 4A-2
Town of Dallas Zoning Map Amendment (Rezoning) Application

Town of Dallas
Development Services Department
210 N. Holland Street

Dallas, NC 28034
Phone (704) 922-3176, Fax (704) 922-4701

This application must be filed at least thirty (30) days prior to the next scheduled Planning Board
Meeting. The application may be submitted in-person, viamail, or digitally to the Town of
Dallas Development Services Department at 210 N. Holland Street, Dallas, NC 28034,
dallasplanning@dallasnc.net. Application shall not be deemed complete until the necessary fee,
as defined in the Town of Dallas Fee Schedule, and all required documents are received.

Conventional Submittals:

Compl eted application

Fee as described in the Town of Dallas Fee Schedule

Letter of intent — reason for map amendment

Adjacent Property Owner List — provide a copy of addresses for all property owners
within 500 feet of the site. The Town will usethislist for Public Hearing Notices

oSow>

Conditional Submittals;

Compl eted application
Fee as described in the Town of Dallas Fee Schedule
Letter of intent — reason for map amendment
Adjacent Property Owner List — provide a copy of addresses for all property owners
within 500 feet of the site. The Town will use thislist for Public Hearing Notices.
3 copies of Concept Plan along with digital submittal (drawn to scale by architect,
landscape architect, professional surveyor, or engineer licensed in North Carolina).
a. Concept Plans shall not be accepted if they do not meet the requirements found in
153.072
F. Traffic Impact Analysis, if required. Refer to Town of Dallas Street and Traffic Standards
Policy
G. Authorized agent verification letter, if applicant is different from the property owner

ocow>

m
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Exhibit 4A-3

Town of Dallas Zoning Map Amendment (Rezoning) Application

Physical Property Address _ No Assigned Address

Tax Parcel Number 170887, 170884, 170281, 170285, 170282 Lot Size 16.18 Acres

Current Zoning 2 & R1 - Gaston County Requested Zoning _ R-10

Conventional @ Conditional

Property Owner(s) Mary Charles & James Patrick Murphy

owners Address 580 Elk View Rd., Elk Creek, Virginia, 24236

276-744-4385 (Pat) Pat@thistlerock.com
Phone Number 276-233-6569 (Mary Charles) Email Address Chuck24326@gmail.com

(attach separate sheet if necessary)

If different than owner:
Applicant Name __ Primos Partners, LLC.

Applicant Address 1712 South Business Hwy 16, Stanley, NC 28164

Phone Number Email Address
(attach separate sheet if necessary)

Signature of Applicant y L~
7
dotloop verified dotloop verified

Signature of Owner |[Jomes Pitsick Moy iy | Many lanbes Moy s,

Sellers request copies of documents related to the rezoning process

Staff Only:

Date of completed application Received by

Planning Board Meeting Date

Public Hearing Meeting Date
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Exhibit 4A-4

Town of Dallas Zoning Map Amendment (Rezoning) Application

Physical Property Address _No Assigned Address

Tax Parcel Number 170284 Lot Size 8.5 Acres

current Zoning 12 - Gaston COU?’W{‘}I’ Requested Zoning R-10

Conventional X Conditional

Property Owner(s) Ruby Featherston Wallace, Carey Wallace Bumgardner, & Clay Wallace

Owners Address 118 Meadowbrook Cir., Dallas, NC, 28034; 2555 Ranger Island Rd., Denver, NC 28037

Phone Number Email Address C@reyb2012@gmail.com
(attach separate sheet if necessary)

If different than owner:
Applicant Name __ Primos Partners, LLC.

Applicant Address 1712 South Business Hwy 16, Stanley, NC 28164

Phone Number Email Address
(attach separate sheet if necessary)

Signature of Applicant /j %’
S_ignature of Owner (\/3\__ o }Qﬂ,\/€/\ EXEC M/]EC/ 'F(;}r < Z WM {MQ—’

Staff Only:

Date of completed application Received by

Planning Board Meeting Date

Public Hearing Meeting Date
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Letter of Intent

To the Town of Dallas:

We intend to develop these parcels (170887, 170884, 170281, 170285, 170282, 170284) for
single family detached homes using the Town of Dallas R-10 zoning requirements. Determining
the exact locations of the floodplain, sanitary sewer, and if there are any wetlands will
determine the exact number of single family detached homes we will be able to create using
the R-10 zoning. We are hoping to get +/- 52 single family detached homes. We intend to tie
into the existing sanitary sewer manhole located on Parcel 170284.

Thank you,

Primos Partners, LLC
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To: Planning Board

From: Stuart Valzonis, Planning Director

Date: 07/17/2205

Re: Z-2025-04 - Conventional Zoning Request for Primos Partners, LLC

1. Summary of Request

The petitioner requests to establish a zoning of approximately 24.68 acres located
along Dallas Cherryville Highway to the R-10 (Single-Family Residential) Zoning
District.

Parcel ID: 170887, 170884, 170281, 170285, 170282, 170284
Owner(s): Mary Charles & James Patrick Murphy, Ruby Wallace, Carey
Bumgardner, & Clay Wallace

Petitioner: Primos Partners, LLC

2. Site Description

The site (denoted by a purple star) is located along the north side of Dallas
Cherryville Highway, east of Durkee Lane. The site is currently an undeveloped
wooded lot and is surrounded by a mix of light industrial and single-family
residential uses.
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3. Planning Staff Review
« Proposed Request Details
o This is a conventional rezoning petition with no associated site plan.
o Permits all uses allowed by right in the R-10 zoning district.

¢ Existing Zoning

E

o R ) T O T l . e A e

The properties are currently split zoned, R-1(Single-Family Limite
(General Industrial) under the Gaston County UDO.

e Future Land Use Map

e The 2030 Future Land Use Map recommends Multi-Family Residential
for the entirety of the site. However, the site is located outside of the
Towns Extraterritorial Jurisdiction (ET]) and for the purposes of the 2030
Comprehensive Land Use Plan study area is categorized as “Planning
Area”.

e If approved the rezoning would amend the Future Land Use Map from
Multi-Family Residential to Single-Family Residential.

e The Gaston County 2035 Comprehensive Land Use Map recommends the
Rural Community Future Land Use. “Rural communities are areas in the

d) and I-2
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largely Rural areas where there is a number of residential buildings on
smaller lots, built closer to the roadway.”

5. Site History

The site is comprised of two zoning districts, R-1 & [-2. The vacant, wooded site is
in unincorporated Gaston County and is not in Dallas’ ET]. The petitioner is also
requesting a voluntary annexation into the Town of Dallas.

7. Staff Observations

Plan Consistency

This rezoning is neither consistent nor inconsistent with the 2030
Comprehensive Land Use Plan being that the site is located outside of the Towns
ET]J.

Rationale

e The site is outside of the Towns zoning and planning jurisdiction.

e The petition would be consistent with the future land use assigned by
Gaston County.

e R-10 zoning only permits single-family housing and could allow for a
consistent development pattern with the surrounding community.

e The eastern boundary of the site is comprised of parcels zoned I-2 with light
industrial uses along Wallace Lane. Single-family homes would typically be
buffered from surrounding uses.
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Petition Z-2025-04 by Primos Partners, LLC

To Approve:

This petition is found to be neither consistent nor inconsistent with the 2030
Future Land Use Map based on the information from the staff analysis and
because:

e The site is outside of the Towns ET].

However, we find this petition to be reasonable and in the public interest, based
on the information from the staff analysis and because:

* (To be explained by the Planning Board)

To Deny:

This petition is found to be neither consistent nor inconsistent with the 2030
Future Land Use Map based on the information from the staff analysis and
because:

e The site is outside of the Towns ET]J.

Therefore, we find this petition to not be reasonable and in the public interest
based on the information from the staff analysis and because:

e (To be explained by the Planning Board)
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Minutes
Town of Dallas
Planning Board
Meeting of July 17*, 2025

The meeting was called to order by Chairman Wilson at 6:30pm.
Chairman Wilson led the invocation and Pledge of Allegiance.
Members Present: Curtis Wilson - Chairman; William Hairston; Bradley Goins; John O'Daly.

Also Present: Brittany Beam - Town Planner; Johnny Denton - Town Engineer; Bobby Poole; Tim
Smithers; Dustin Smithers of 2304 Dallas Cherryville Hwy; Harold and Pamela Carter of 124 Venice Drive.

Announcements: Ms. Beam informed the board members that Carla Howell has been appointed the
Alternate #1 spot.

A motion was made by O’Daly to approve the agenda with corrections to paragraphs one and two,
having no additions or deletions, seconded by Hairston and passed unanimously.

A motion was made by Hairston to approve the June 12™, 2025 minutes, seconded by O’Daly and passed
unanimously.

New Business:
10A. Chapter 153.113 Text Amendment T-2025-01

Ms. Beam presented that Staff had submitted a Text Amendment to allow for legally established, non-
conforming, single-family homes to be remodeled, repaired, or rebuilt regardless of the cost. The
current Zoning Ordinance only allows for non-conforming. Single-family structures to be remodeled,
repaired or rebuilt, so long as the cost of such actions do not exceed 50% of the reproduction value of
the structure. Staff believes this ordinance is overly restrictive, does not allow for a consistent patter of
development in the Town and is not instep with the spirit and intent of the Zoning Ordinance. Staff
Report was presented with the text amendment to Chapter 153.113 as follows: c) Any legally
established single-family use that became non-confirming due to a subsequent change in zoning that is
damaged, regardless of the extent may be repaired to continue its non-confirming use. d) Any legally
established single-family use that became non-confirming due to a subsequent change in zoning may be
voluntarily demolished and rebuilt to continue its non-confirming use, provided that the new structure is
constructed within the same footprint as the original structure. Ms. Beam informed the board members
that we have homes that have been unable to be rebuilt due to their parcel not being located in a
residential district and the home being damaged greater than the 50% value, some even being a total
loss. This text amendment would allow these owners to not have to go through the rezoning request
and would eliminate spot zoning throughout the Town.

A motion was made by Hairston to send the recommendation to the Board of Alderman for approval,
seconded by O’Daly and passed unanimously.

10B. Dallas Cherryville Highway Rezoning - Z-2025-04
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Ms. Beam presented the rezoning item and memo. Primos Partners, LLC, representing the owners of
parcels 170887, 170884, 170281, 170285, 170282 and 170284 (approximately 24.68 acres) along the
North side of Dallas-Cherryville Highway are requesting to establish the R-10 (Single-Family Residential)
for the sites that are currently located outside of the Towns Extraterritorial Jurisdiction (ETJ.) The site is
currently an undeveloped wooded lot and is surrounded by industrial and single-family residential uses.
The properties are currently split zoned General Industrial I-2 and Single-Family Limited R-1 under the
Gaston County UDO. Ms. Beam advised that the rezoning is neither consistent nor inconsistent being
that the site is located outside of the ETJ. Staff has reviewed the request and requests the Planning
Board make a recommendation to the Board of Aldermen.

Mrs. Carter of 124 Venice Drive asked for more explanation on the plans for the property. She informed
that we currently only have a proposal, and a full construction plan will be released at a later date.
O’Daly mentioned that comparisons can be made with lot sizes surrounding in Summey Knolls that are
also R-10 zoning district. Staff advised that the only properties being annexed in would be the
requested 6 parcels listed on the application. Concerns were made about multi-family and apartments,
staff advised that this zoning district does not allow for that, it is strictly single-family residential, along
with the requirements of having at minimum a landscaping buffer to adjacent property owners.

A motion was made by Hairston to send recommendation of approval to the Board of Aldermen, in that
the petition was found to be either consistent nor inconsistent with the 2030 Future Land Use Map
based on the information from the staff analysis because the site is outside of the Towns ETF, however;
the petition was found to be reasonable and in the public interest, based on the information of the staff
analysis because the proposed development is similar to an adjacent development with the same R-10
zoning and the proposed development will have buffering to the adjacent church and businesses. This
motion was seconded by Goins and passed unanimously.

10C. Gaston Fence Preliminary Plat

Ms. Beam presented that Robert Cearley has submitted a preliminary plat application for the Gaston
Fence Subdivision. Staff has reviewed the application and determines it meets subdivision requirements
as described in Chapter 152: Subdivision Regulations.

The Planning Board asked for any suggestions from Staff and the Town Engineer. Mr. Denton said that
he would recommend the plat showing a 20-foot minimum private access easement from the cul-de-
sac, through all the lots to lot number 1. Additionally, push together the lot lines of the access road that
extends from the cul-de-sac, and this will give more area in lots 3 and 4, while maintaining the waterline
easement.

Ms. Beam asked the Planning Board if they would allow staff approval of a final plat with corrections so
that the final plat would not need to come back as an action item. The Planning Board approved staff
approval of the final subdivision plat as long as revisions were met.

A motion was made by O’Daly to allow staff to approve the final plat with corrections in office, seconded
by Goins and passed unanimously.

A motion was made to adjourn by O'Daly, seconded by Goins and passed unanimously. (7:16 pm)
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Notice of Public Hearing -
Town of Dallas, NC

The Town of Dallas Board
of Aldermen will conduct a
public hearing on Tuesday,
October 14th, at 6:00 PM,
taking place at the Historic
Dallas Courthouse, located
at 131 N. Gaston St., Dallas,
NC 28034. This hearing will
address a rezoning peti-
tion Z-2025-04, submitted
by Primos Partners LLC,
representing the owners
of parcels 170887, 170884,
170281, 170285, 170285,
170282, 170284 along
Dallas Cherryville Highway,
requesting to establish R-10
(Single-Family Residential).
Thisrezoning was submitted
along with an annexation
that has a public hearing
set for October 14th. All
interested individuals are
encouraged to attend. For
assistance, contact Town
Hall at 704-922-3176 at
least 48 hours in advance.
For further inquiries, reach
out to Brittany Beam at
(704) 922-3176 x230 or
email bbeam@dallasnc.net.
September 30, October 7 2025
LWLMO377317
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