
GOLDSBORO PLANNING 
COMMISSION/BOARD OF 
ADJUSTMENT 
REGULAR MEETING AGENDA 
MONDAY, SEPTEMBER 29, 2025 

 

  
(Please turn off, or silence, all cellphones upon entering the meeting.)  
1. Call to Order 

2. Roll Call 

3. Adoption of the Agenda 

4. Approval of Meeting Minutes 

 4.1 Approval of Meeting Minutes for August 11, 2025 

5. Board of Adjustment Items for Public Hearing (All witnesses must be sworn in) 

 (There are no Board of Adjustment items to be heard) 

6. Planning Commission Items 

 6.1 Naming a New Street within the City of Goldsboro 

 6.2 CZ-6-25 - Borden Mills 

 6.3 CZ-3-25 - Eagles Reach 

 6.4 CZ-4-25 TUCKER TRACE (Highway Business/Residential-16 to Residential-
6/General Business Conditional Zoning) – South side of Tommy’s Road, between US 
Hwy. 117 North and Deans Lane 

 6.5 CZ-7-25 VILLAGE ONE: SENIOR AND VETERAN 60+ HOUSING (Residential-6 
to Residential-6 Conditional Zoning District) – Located on the north side of 
Wilmington Ave. between Sycamore and Isler Streets 

7. 2026 Meeting Schedule 

 7.1 2026 Meeting Schedule  

8. Member Term Expiration  

 8.1 Member Term Expiration 

9. Adjournment 
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The City of Goldsboro will make reasonable accommodations for access to City services, 
programs, and activities, and will make special communication arrangements for persons with 
disabilities. Please call (919) 580-4330 by noon on the Thursday prior to the meeting to make 
arrangements.  
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MINUTES OF THE MEETING OF THE  
GOLDSBORO PLANNING COMMISSION/BOARD OF ADJUSTMENT  

AUGUST 11, 2025 
 

The Planning Commission/Board of Adjustment of the City of Goldsboro, North Carolina, met in 
Regular Session in the Large Conference Room, City Hall Addition, 200 North Center Street, at 6:00 p.m. 
on August 11, 2025.   
 

Present:  Mr. William Rose, Chair, Presiding 
Ms. Shirley Edwards, Vice-Chair  
Ms. Viola Figueroa 
Mr. Kevin Brown 
Mr. Glen Barwick 
 

Also Present: April Choice, Development Servies Director  
Mark Helmer, Planning Services Manager  
Kenny Talton, Assistant Planning Services Manager  
Ron Lawrence, City Attorney 
Holly Jones, Planning Executive Assistant 
Gaston Lopez, Code Enforcement Administrator  
Nicole Perry, Code Enforcement Officer 
 
Richard Farfour, ABC Enforcement Agent 
Sergent Michael Sweet, ABC Permit Coordinator for the Goldsboro Police Department  
Officer Brad Gooding, Goldsboro Police Department 
Officer Michael Moncada, Goldsboro Police Department 
 
Brandi Matthews, Councilmember District 4 
Elvis Perez, Applicant  

 
Absent: Mr. Ronald Waters 

Mr. Duke Cox  
 
 

Mr. Rose began the meeting at 6:00 p.m. 
  
Approval of Minutes  
Ms. Figueroa made a motion to approve the minutes Regular Meeting of April 28, 2025. The 

motion was seconded by Mr. Barwick and unanimously carried.   
 
Board of Adjustment  
 
Mr. Rose convened the Board of adjustment and opened the public hearing. Mr. Rose read the 

nature of the item before the Board.  
 
The following people were sworn in to provide testimony: Mark Helmer, Planning Services 

Manager; Kenny Talton, Assistant Planning Services Manager; Richard Farfour, ABC Enforcement 
Agent; Sergent Michael Sweet, ABC Permit Coordinator for the Goldsboro Police Department; Officer 
Brad Gooding, Goldsboro Police Department; Officer Michael Moncada, Goldsboro Police Department; 
Elvis Perez, Appellant; Gamara Loftin; Shanell Maye; Natalia Newkirk; and Evelyn Maye Truzys.  

 
Kenny Talton, Assistant Planning Services Manager provided a blog from the UNC School of 

Government Coates’ Canons to assist the Board in how to make a decision regarding appeals. (Exhibit 
A). He described the violation process, what may lead to an appeal, and how this process would proceed. 
He also informed the Board and other attendees that the Burden of Proof was on the City of Goldsboro.  

 
Mr. Rose asked the Boards options to be restated. Mr. Talton restated that the Board could affirm, 

reverse, or modify staff’s decision. 
 
Mr. Talton presented the following.  
 
BOA-02-25 – Elvis Perez - Appeal to an Administrative Decision.  
 
APPELLANT:   Elvis Perez 
LOCATION:   2205-B East Ash Street  
PARCEL ID:   3509-93-5590 
PROPERTY OWNER: Capps Enterprises of Greenville LLC 
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NATURE OF THE APPEAL:  
Appeal of a Notice of Violation that the appellant is operating a Place of Entertainment. The 
property located at subject referenced above (2205 E. Ash St.) is being used as a Place of 
Entertainment and is not in possession of a valid ABC permit to sell or consume alcohol on the site.  
The business owner is operating without a City Council Approved special use permit. 
 
DESCRIPTION OF THE APPEAL:     
BOA-02-25: Elvis Perez is seeking an appeal to an administrative decision, to order the cease and 
desist of operations of an unpermitted place of entertainment, at property located at 2205B East Ash 
Street. The property is further identified as NCPIN# 3509-93-4592. 
 
APPELLANTS POSITION:  
It would appear that that Elvis Perez believes he is working within the limits of his existing permits 
allowing him to operate as a restaurant and insists he is not operating as a place of entertainment. 
 
ZONING ADMINISTRATORS POSITION:  
Elvis Perez was issued a certificate of occupancy to operate a coffee, juice, and sandwich 
café’/restaurant by City on April 15, 2019. (Exhibit 8) Elvis Perez is consistently operating outside 
of the limits of his permit for a restaurant while conducting activities consistent with Place of 
Entertainment. (Figure 3)  
 
THE ISSUE:  
On May 27, 2025, city planning was informed by Goldsboro Police Department that Elvis Perez 
was possibly operating a nightclub located at 2205-B East Ash Street, Goldsboro, North Carolina 
on Saturday, May 24, 2025, at approximately 3:00am.  If so, this would be contrary to his city 
approved business known as “Summer Nights”, a Dominican café’/restaurant.  
 
Sergeant Michael Sweet inquired from planning officials as to whether Elvis Perez had any city 
approvals to operate a place of entertainment with ABC permits approved by Goldsboro City 
Council.  Planning officials informed Sgt. Sweet that they had no such records. 
 
According to the Goldsboro Police Department, on May 24, 2025, officers witnessed patrons 
standing in long lines to gain access to the facility in the early morning hours, as well as patrons 
were seen leaving the facility with alcohol in their possession. 
 
Assistant Planning Services Manager, Kenny Talton, contacted Elvis Perez on May 28, 2025 and 
informed him that planning officials had been contacted by Goldsboro Police Department.  Perez 
informed Talton that he was not selling alcohol to his patrons or operating a place of entertainment. 
However, he stated to Talton that his customers had obtained approvals for One-Time ABC Permits 
from the NC ABC Commission for special events such as birthday parties, anniversaries, etc.  
 
Talton informed Perez that he cannot operate a place of entertainment with ABC permits since the 
establishment does not have a special use permit approved by City Council.  This would constitute 
a violation of city ordinances.  Perez contends that he was not violating state and local ABC laws. 
 
PROPERTY DESCRIPTION OF APPEAL: 
The property contains a portion of a 31,000 square foot commercial strip center that spans multiple 
parcels and total approximately 78,890 square feet in building area. The portion of the property 
occupied by the appellant is owned by Capps Enterprises of Greenville LLC, 3505 Star Hill Farm 
Road, Greenville NC, 27834 

 
Figure 1 

The City of Goldsboro Zoning Map has identified this property as being within a General Business 
(GB) zoning district. The General Business district is established to accommodate the widest range 
of uses providing general goods and services to the community. The district is intended to promote 
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high quality, accessible developments serving the needs of the community and surrounding area. 
There is no minimum lot size. 

 
Figure 2 

UNIFIED DEVELOPMENT ORDINANCE PROVISIONS:   
Article 5, Section 5.5.4 Special Use Supplemental Use Regulations  
 

(E.) Bars, Nightclubs, Pool Halls, Microbreweries, Places of Entertainment (Both Public 
and Private and For Profit [With] ABC Permit 
 
Permitted Districts – Central Business District (CBD), General Business (GB), Shopping 
Center (SC), and Highway Business (HB). 

 
Approval Criteria: 

 
No establishment shall be located within two hundred feet of any residentially zoned 
or developed property, church or school. 
 
Permitted Districts – Central Business District (CBD), General Business (GB), 
Shopping Center (SC), and Highway Business (HB). 

 
Article 5, Section 5.4 Table of Permitted Uses 

 
Figure 3 

The City of Goldsboro Unified Development Ordinance clearly distinguishes between Restaurants 
and Places of Entertainment. 

 
Figure 4 

Article 9, Section 2, Definitions 
 
Bars, Clubs, Taverns etc: Commercial establishments open to the general public either without 
charge or upon payment of a cover charge or membership fee, licensed to sell alcoholic beverages, 
or holding a brown bag permit, offering entertainment involving the use of pre-recorded or live 
amplified sound, provided by paid employees, paid private contractors, unpaid entertainers or 
customers. 
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BACKGROUND:   
January 18, 2019 The City of Goldsboro Inspection Department issued a Business Inspection 

Permit for 2205-B East Ash Street.  
 
January 23, 2019  The City of Goldsboro Inspection Department conducted an inspection of the 

property at 2205-B East Ash Street for compliance with building codes 
required for a proposed use described by the applicant as Juice Bar - Coffee & 
Sandwich Shop. 

 
April 15, 2019 The City of Goldsboro Inspection Department issued a Certificate of 

Completion/Occupancy for 2205-B East Ash Street. 
 
April 24, 2023 Awareness Letter was sent to the property owner stating the business named 

Summer Nights Dominican Restaurant located at 2205-B East Ash Street held 
a special event with an approved ABC permit in violation of City Ordinance 
prohibiting a Place of Entertainment with alcohol sales within a Neighborhood 
Business zoning district and within 200 feet of a residential zoned property. 

 
July 11, 2025 Notice of Violation was sent by certified letter and first-class mail ordering the 

appellant to cease and desist operation of an unpermitted Place of Entertainment. 
 
July 16, 2025 Second Notice of Violation was sent by certified letter and first-class mail 

ordering the appellant to cease and desist operation of an unpermitted Place of 
Entertainment. 

 
July 25, 2025 Notice of a Public hearing was sent by first class mail to adjoining property 

owners of the appellant notifying them of appellant’s request for an appeal to 
the Board of Adjustment, and a public hearing would be conducted on August 
11, 2025. 

 Notice was also sent to Wayne Week to run as Legal Advertisement in papers 
published July 27, 2025, and August 3, 2025.  

 
July 28, 2025 Notice of a Public hearing was sent by first class mail to the appellant notifying 

him that his request for an appeal to the Board of Adjustment is accepted and a 
public hearing would be conducted on August 11, 2025. 

 
ATTACHMENTS: (See Exhibit B)  
Attachment 1:  Notice of a Public hearing sent to the appellant.  
Attachment 2:  Notice of Public Hearing sent to adjoining property owners of appellant, and to 

Newspaper.  
Attachment 3:  Second Notice of Violation sent to the appellant. 
Attachment 4:  Notice of Violation sent to the appellant. 
Attachment 5:  Awareness Letter was sent to the property owner. 
Attachment 6:  Certificate of Completion/Occupancy for 2205-B East Ash Street.  
Attachment 7:  Business Inspection Report for 2205-B East Ash Street.  
Attachment 8:  Business Inspection Permit for 2205-B East Ash Street. 
 
CONCLUSION: 
The Zoning Administrator and the facts have clearly demonstrated that Elvis Perez is operating an 
unpermitted Place of Entertainment consistent with that of a Bar, Club, or Tavern without the 
required special land use permit for a Place of Entertainment. 
 
REQUIRED ACTION:  
The Board of Adjustment will open the public hearing, swear in all those wishing to speak or 
submit evidence, close the public hearing, enter into open deliberation, and vote to uphold the 
zoning administrator order to cease and desist the operations of a Place of Entertainment or rule in 
favor of the appellant. 
 
 
 
Mr. Talton asked if the board had any further questions, and seeing none, yielded the floor to 

Sergent Michael Sweet, ABC Permit Coordinator for the Goldsboro Police Department.  
 
Sergent Sweet stated that a fellow officer informed him on May 24, 2025, that the establishment 

appeared to be operating as a nightclub. He stated he was already aware of the location due to a 2022 
shooting.  
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Sergent Sweet presented evidence via PowerPoint (Exhibit C), including body cam videos. The 
evidence showed long lines of patrons waiting to enter the establishment at approximately 2:40 AM, as 
well as showing the door being locked while the establishment was open for business. The video included 
officers interviewing Mr. Elvis Perez, and him denying officers access inside the premises. He also stated 
that he does not sell drugs or alcohol. 

 
In another video, officers investigating behind the building stated smelling marijuana, and indicated 

that the gate to access the rear of the center was locked. 
 
A security cam video from an adjacent establishment in the same center, showed a man walking 

away from the establishment in the early hours of the morning, cocking a concealed weapon. Loud music 
and voices could be heard in the background. 

 
In another video, officers interviewed Mr. Perez after seeing alcohol and a weapon in an unlocked 

vehicle with the windows down parked in front of the establishment. The officers attempted to locate the 
vehicles owner, and questioned a disturbance occurring on the premises. Mr. Perez admitted to renting the 
establishment out for a private party.  

 
Another video, from moments later, showed what appeared to be three (3) juveniles exiting the 

establishment, one of which had alcohol (Smirnoff Ice) in hand. Officers questioned the individuals, two 
of which confirmed they were 16 years old.  

 
Another video showed officers questioning Mr. Perez about the juveniles. He claimed he did not 

sell alcohol or provide alcohol, but the establishment was rented out for a private birthday party.  
 
Another video from the same night a short time later, shows Richard Farfour, ABC Enforcement 

Agent, and other officers continuing to question Mr. Perez about the alcohol on his premises.  
 
An interior video of the establishment showed Agent Farfour and officers serving a citation for 

possession/sale of alcohol without a license. This video also showed an absence of cooks in the kitchen or 
food to be served. In the video, Mr. Perez continued to argue that he did not provide alcohol, and the 
establishment had been rented out for a party. Mr. Perez also stated he was not able to serve food due to 
being preoccupied with the officers. This video also showed it to be extremely dark inside.  

 
A music video shot on the premises showed alcohol, marijuana, and other drugs. This video also 

included known gang members and individuals making gang hand-signs.  
 
The last video showed officers talking to patrons in the crowded parking lot outside the establishment, 

shortly before a fatal shooting on the premises. Sergent Sweet stated he would not show any video relating to 
the shooting itself due to the violent nature and since the investigation is still ongoing.  

 
Sergent Sweet reviewed some still shots from the interior video, which showed that the kitchen 

equipment was not on, and multiple hookahs were seen sitting against a wall behind the counter. Also, no 
food can be seen on the few tables. An exterior still shot from the same video also showed the parking lot 
of the center in which the establishment is located was full of vehicles, and no other establishments were 
open at that time.  

 
Mr. Rose asked what the date of the last bodycam video was. Sergent Sweet stated the last video 

was from July 13th, at 2:48 AM; about 20 minutes before the shooting. He continued, stating that most of 
the videos occurred at approximately 2:00-3:00 AM. 

 
Mr. Talton asked the officers present to confirm that what they had seen and heard was accurate. 

Officers Brad Gooding and Michael Moncada, Goldsboro Police Department, whom much of the 
bodycam footage was from, confirmed that everything presented was accurate.  

 
Agent Farfour also confirmed that what he had seen and heard was accurate, and stated that he was 

the only one Mr. Perez allowed inside the establishment. He also stated that multiple individuals were 
seen inside with alcoholic beverages, and that is why Mr. Perez was cited.  

 
Officer Gooding informed the Board that there were more vehicles than the video showed, as others 

were parked further down and on the side of the center.  
 
Ms. Edwards asked if anyone was eating food, since it was a party. Officer Moncada stated that he 

did not see any food at the time, and did not smell any food in the kitchen.  
 
Ms. Figueroa asked if they would usually shut things down when they saw someone underage. 

Agent Farfour stated that he had checked the IDs of those inside and they were over 21, but he was not 
aware of the 16-year-olds outside until he saw the video, and they will take care of that later.  
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Mr. Talton asked Mr. Perez to provide testimony, then any other witnesses would be heard.  
 
Mr. Elvis Perez, applicant, provided testimony stating that he had begun renting the property and 

was then told it was not zoned properly for how he was operating. He rezoned the property to General 
Business from Neighborhood Business years ago believing that gave him permission to operate as he was. 
Mr. Perez continued, stating that the Goldsboro Police Department has made more than 40 visits since 
2018, and Agent Farfour is the only officer he trusts and allows into his building. He also stated that he 
searched people entering his establishment, but does not search those attending private parties. Mr. Perez 
made the claim multiple times that he does not sell alcohol or run a club, but that he cannot control what 
happens in his parking lot. He stated that he felt that he was being harassed. Mr. Perez also stated that 
once he rents the space for a private event, he is out of it. Mr. Perez stated that the private parties were 
required to hire a bartender and private security, if desired. 

 
Mr. Rose asked what the current sanitation rating is. Mr. Perez stated it was currently a 96. Mr. 

Rose stated that it takes an hour to hour and a half to clean a restaurant, questioning the timeline if he 
closed at 2:00 AM and people were still there at 2:45 AM or later. Mr. Perez admitted that he has a bed in 
the office and sometimes sleeps at the establishment.  

 
Ms. Figueroa asked Mr. Perez to reiterate his hours of operation. Mr. Perez stated that he sold food 

Monday through Saturday from 12:00 PM to 6:00 PM, he opened for private parties Friday and Saturday 
from 8:00 PM to midnight or 1:00 AM, and on Friday and Saturday from 2:00 AM to 5:00 AM he opened 
back up to the public.  

 
Ms. Edwards questioned Mr. Perez about the private party being over at 12:00 AM, but he had not 

served them food. Mr. Perez stated he had been busy with the officers.  
 
Ms. Figueroa asked if he had coverage on the back door. Mr. Perez stated he did not control things 

when he rented the establishment out.  
 
Mr. Rose asked if he was responsible for his own parking lot. Mr. Perez stated that it is a large 

parking lot, and he cannot control it. Mr. Rose asked if he had considered hiring an off-duty officer. Mr. 
Perez stated that it may be an option.  

 
Ms. Edwards asked if he was saying that the private party was out of control. Mr. Perez stated the 

part was not out of control, and that he does not control the door during a private party, but lost attention 
when the officers arrived.  

 
Gamara Loftin asked Mr. Perez why he didn’t change his business practices each time they came 

there with a violation. She stated feeling that he could have done more regarding security on the premises. 
Mr. Perez reiterated that the private parties were required to hire a bartender and private security, if 
desired.  

 
Ron Lawrence, City Attorney, reminded everyone that only those with standing could ask a 

question, others can provide a testimony of events. Ms. Loftin asked for clarification regarding what she 
could say. Mr. Lawrence stated that she could only make statements regarding events relevant to the 
matter; she could not directly ask any questions.  

 
Ms. Loftin apologized and rephrased her previous question regarding business practices as a 

statement to the board, and stated that the man in the July 13th video shown earlier was her brother, who 
was killed later that same night. Mr. Rose stated that he had been unaware of this incident, and his heart 
went out to the family.  

 
Shanell Maye stated she was the older sister of the man that was killed, Derrick, and reviewed some 

of the facts she had gathered from the videos and prior testimonies; including the multiple cease and 
desist letters regarding the lack of a special use permit and belief that he was operating a club. She stated 
that illegal events, including her brother being killed, would not have happened if the place had not been 
open. She continued, stated that the business should not be in operation.  

 
Natalia Newkirk, agreed that the business should not be in operation.  
 
A Gentleman, that did not provide his name, asked to speak and was properly sworn in. He requested 

that the family be provided access to the video and other information regarding the shooting, to bring the 
family justice, and to shut the restaurant down.  

 
Evelyn Maye Truzys was properly sworn in, and stated that her son was the one killed. She stated 

that she had not gotten any communication regarding the event. She questioned that if he [Mr. Perez] 
searched everyone that came into his establishment, why was her son dead. 
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Mr. Perez stated that the man killed and those that committed the crime did not patronize his 

establishment.  
 
Mr. Talton reiterated that the decision was not about closing the business, but about whether or not 

to uphold the zoning administrator’s ruling to cease and desist all unapproved activities; the operation of a 
place of entertainment with or without alcohol.  He also reiterated that a place of entertainment would not 
be allowed at this location without approval.  

 
Ms. Figueroa asked for clarification regarding what the board was voting on. Mr. Rose reiterated 

that the vote was to affirm, reverse, or modify.  
 
Mr. Perez asked if it was illegal for private event renters to get their own ABC permit. Mr. Talton 

stated that Raleigh does not always know our regulations, and that local officials must approve first 
before they go to the State.  

 
No one else spoke and the public hearing was closed.   

 
Ms. Edwards made a motion to deny the appeal and to affirm the staff’s decision ordering the 

appellant to cease and desist the operations of a Place of Entertainment. The motion was seconded by Mr. 
Barwick and unanimously carried.    

 
Mr. Talton stated that if this should occur again, and alcohol is found, the establishment would be 

closed until further notice. He stated that the City would not allow that location to operate with ABC 
Permits.  

 
Mr. Perez asked for confirmation that he could still sell food, but could not permit alcohol. Mr. 

Talton confirmed that was correct. Mr. Rose stated that included alcohol on the premises. Mr. Talton 
stated that if the establishment wanted to have special events, they had to come through Planning and the 
City Council; reminding Mr. Perez that it could be denied.  

 
Mark Helmer, Planning Services Manager, stated that Mr. Perez had to cease and desist operating a 

place of entertainment.  
 
Mr. Rose asked if something could be done about the doors being locked during open hours with 

people inside. Sergeant Sweet stated that was a fire code, and is something the Fire Marshall must 
enforce, but he has contacted Vaden Lee, City of Goldsboro Fire Marshall, about it.  He has spoken to the 
Fire Marshall and Fire Chief about how to handle that situation if it was discovered again.  

 
Mr. Rose told Mr. Perez that he was now on everyone’s radar, and stated that the people he rented 

his establishment out to are a reflection on him. Mr. Rose inferred that city officials had gone above and 
beyond to help him, and that assistance has been abused.  

 
 

  
There being no further business, Mr. Rose asked for a motion to adjourn the meeting. Ms. Figueroa 

made the motion, and it was seconded by Ms. Edwards. The motion was unanimously carried, and the 
meeting adjourned at 8:19 p.m. 

 
 
 
 
________________________ 
William Rose  
Chair   
 

 

________________________ 
Holly Jones 
Planning Executive Assistant 
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Appeals of Administrative Development Decisions 
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Seemingly cloar, objective devdopm«11 rcgulation.B may be the subject or debate and 

inteipretation. b that new businCS!I unlawful? Wu the notice of violation correctly issued? Does 

the proposed developmeot meet the applicable -? Did the adminillrllor correctly interpret 

the regulation? Beeb or these acenarioe may raise dispuu,8. 

To resolve such di,putea, appeals or .--ave &velopmeat decial0111.,. ..,;aned u, the local 

board of adjwtment Stale law sets forth the procedma and standards for th0$C appeals. Thia blog 

outlines those rulca, 

Principles and Purposes 

No development rcgulllion cao addrcu eve,y poagible scenario. Propertiea arc unique, landownen 
are creative, and land uses evolve. Not only that, but no ordinance is perfect. lnevitably there are 

ambiguitios, cocllldictions, and gaps. Public officials arc colled to apply these impe,fect 

reau}atiOll.l to an amy of ICCDBri°' and tho correct applicatioo ii not always clear. Sometimes 

l.alO<Ulble people may diaqree about the proper interpretation of an ordinance. Sometimes th• 
public official did not have ace cu to complete information 1t the time of detr,nnining the violation. 

In such cases, an appeal can help rcaolvc the disagreement. 

What'• more. those imperi'ect regulatioa, affect righll and lib«ties. Buaineo, ownen and religious 

sroupo, homeownm and mideots, &rmer, and d,vol� all have a deep interert in the 

productive use of their own land, protection of their investments, minimizing ofmriunces, and 

emuring equol treatmeot under the law. Tbeae righll are Clllhrined in the US Constihrtinn throush 

the Fiflh Amendment prolection against depriVllion of property righll wi1houl due prooea oflaw. 

Appeals to the board of adjustment are srouruied in that Conrtitutionlll asaunmce of due prooea 

and practical reality that ordinancea arc oot alwaya clear. 

�� ..... 19-okd,llli,la_., I dov•lapr.e .. dl:dlloil&I 

AppNllo!Adml,,_..� �oaa.o,a .eaa. .. ·c.nont NC Locll OoWirnmlll'ltl.aw 

official dotenninadOD---<l writton, finol, and binding order,�•. or determination (l60D-

405(d) II: -102(10)). 

Examples of final, binding determinations include a formal notice of violation. a zoning 

compliance permit, a formal ordinance interpretation, and other final. written docisions. A formal 

detcrminalKm tha1 a particular activity ii permitted in a zoainc d.iJbict ia an appealabJe 

determination (S.T. Woot<n Cc,p. Boa,d of Adju,tm,nt, 210 N.C. App. 633, 711 S.E.2d 158 

(2011)). Additionally, a written dotormination that the owner baa complied with applicable height 

limill is appeolable (Meir v. City ofCharlDtte, 206 N.C. App. 471,698 S.E.2d 704 (2010)). 

Some atatr actimu an: �t fonnal dctenuinatiOllS ao they are not subject to appcaJ to the board of 

adjustment If a written sllltemenl affecta no rights and i, men,ly adviaory in nature, it ia unlikely to 
be appealable. A letter that merely states the basic mning disb'ict of a property is not a bindina 

deciJion; it ia merely a recitation of the current rulca. A written statement about how the ordinance 

migl,l be intcrJ)retcd in the future is not nn appcalable deciaion (In re Appeal of tire Socit!ly for 1M 

Pruervadon ofHutorlc Oakwood, 153 N.C.App. 737,571 S.E.2d 588 (2002)). A written 

communication that amounts to nothing mon: than a recommendation at a prelimiomy stage of the 

permit reviowproooaa is not a final, binding decision (Ashe Cty. • Ashe Cty. Pl= Bd., 376 N.C. l, 

852 S.E.ld 69 (2020); Wll.,on • Meballe Boa,d of A.djrutment, 2 1 2  N.C. App. 176, 710 S.E.2d 403 

(2011)). Inaction by staffiJ no< adeciaion thstam be appealed, but a party IDiy sedc a court order 

to require staff action that is not di,cretiooary. 

The administrator cannot defer a question to the board prior to making a staff decision. When. a 

docision ia assigned lo abff, the adminilitralor muat make the decision m>d then allow the appeal ID 

the board ofadjunueut. (Thi< v. Boord of Adjrutmfflt, 83 N.C. App. 512,350 S.E.2d 873 (1986)). 

Notice of the Decision 

Pursuant to G.S. 1601).4()3, the local government official who made the deciaion must provide 

written notice of the decision ID lhe property owner and the requeoring pany, if diffmml from the 

owner. lbiJ written notice may be provided by personal dclivciy, emai� or ftm-clau mail. The: 
timing of notice ia important, as that ,tarts the clock running for the time of appeal. 

A property owner or developer who want, to start the clock for neighbor appealJ. can eatabliah 
c:omtructive notice for the neighbors by poating a sign OD the property in question pm,uant to O.S. 

h1!pl:/lcenonl,1DO.I.IIC.�lippNll,.cf�llltl • d1 I1Dp,r-all-dedtloltt/ 

,,. 

Exriibi1 A
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Aa appeal is not the right process for everythin& however. If an owner wantl I waiver of a 

requirement becaUJC the strict application of the rule, will cause hardship, that owner should seek a 

variance, not an appeal. And, if a citizen is simply looking for a change to the rules, that require& an 

onlinance amendmcnl not ao appeal 

With thoee principlca in mind. Let's tum to the details for appeals of adminittnrtive development 

deeisioos. 

zoning and More 

The provisiont for administmion of development regulatiom-including adminiatralive deciaiom 

and appcal&-----are ouijincd in llilil:lu of Chapter 160D. G.S. 1600-405 lllllea that for local 

development rcgu)atiom, appeal a of administrative decili0111 made by abff shall be made 10 the 

board of adjua:tmcnt. So, admini.Jtrativc docision1 fOI' zoning. subcliviaioa, and other development 

rcgulatiOIII are appealed to the local board of adjUltmenl. The atatule does allow that such appeals 

may be auigned to other boards if autbom,ed by ata= or local otdinan<:e. So, for example, an 

appeal of a minor worlt pennit in a historic ditlrict might be migned to the local preservation 

commission rather than the board of adjustmenl If the ordiuncc lllaigna m,y appeals of 

admillimative deciaions to another boon!, that board mm! follow quui-judicial procoduffls just the 

wnc as the board ofadjuatm<nt (0.S. 160D-40S(a)). 

Certain development rcgulatiom have separate appeals procedures. Minimum housing codm, 

authorized inAlli,;lillofChapler 160D, must follow specified procedure, for notice, 

adminiatnltivo bearinp, and 6uaJ onion. Morwvor, G.S. 1600-1208 ou- lbe authomy and 

procedu1'CI for appealJ of minimum bowln& d,cisiona to the housing app..t, board. Similarly, the 

appoola procedureo for local stormwat« rogulatiDDI and erosion and aedimmlation control 

regulations mi outlined io separate atatutca. For those topic:1-minimwn housing cod.ea. 
stonnwatcr, and «DIDOl1 and sedime:D.tatioo control----lppas of administrative decision& do oot go 

lo the board of adjustment lPlleaa explicitly aWal in the local ordinance (O.S. ltlOD405(a)). 

The Decision 

"De�rmlnatlon• 

1n order for an administrative dccirion to be appealed, the public official mtllt have made an 

8111/26.4:31PM �ol�DINbprnlnl:Dldllar\t,•CoMM'Canr:NNCLooalQowiammlntUW 

l 60�3(b). The ,ign mmt clearly stan: "z.oaing Deciaioo" or "Subdivision Decision" in letten 

at 1- six inche, high and provide • way to c:oolact an official about the dociaion. The sign must 

be posted for at !cut ten days, and the penon poatina the sign must provide verification of sud! 

posting to the official who made the dccilion. An ordinance may require such Posted notice or 
deciliou, but if not specified in the ordinance, it is 11'1 option for the property owner. Note that this 

rip to cstabliah conatructive notice is ,eparate from the routine notice required iD advance of a:ny 

QU8'1i-judicial hearlna, including an appeal of a abff deciaion. 

Filing an Appeal 

Deadline for Appeal 

Parties have thirty days from notice of the decision to appeal (l60D-405(d)). For a party receiving 

written notice from staff, the thirty-<lay period begim with receipt of the notice. Notice sent by 

email or hand delivery is prerumcd tt:ct:ived on the date it i1 Kilt or delivered. With regard to 

mailed notice, it ii prawned to be received on the third butinca, day following deposit of the 

notice for mailing. For other parties, the thirty-day period 'beains with any notice-ectual or 

constructivo-<>fthe d,cision. 11w notice could be a letter from the property ownCT, • potted 1ign 

u dilCUlllled above. the beginning of construction on the site, or aornc, other means of learning 

about the decision. If a party fails u, -1 within lhir1y days, lho boon! of adjustment callllot beor 

the appeal. 

Standing to Appeal 

Stale law allows an appeal of administrative decisioo by a ponoo with logal standing. A, ooUined 

at G.S. 160D-1402(c), that includes"' individual with an OW1ICtlhip inlm0'1 in the aubject 

property, the applicant for a pm:nit « recipient of a notice of violation (if different from the 

owner), the local goverom.ent., any penoo who will suffer ,pocial damages from the decision. and 

certain usociatiom that have memben who wi11 suffer special damagca. 

For aome oftbe.,epartias, standin& ia clear. The applicant, the OWllCI', and the local aovemment are 

oa,ily idcotified u parties with atanding to appeal Dctemtinina whether a neighbor will tufter 

special damages require, more, u diSCUNcd in this blog on @dins in auuHw1ici1l heorinSl, In 

ihort. the cmm look at fa<ton such u proximity, proporty value impacts, and additional advcne 

impact, (noiae, pollution, traffic, etc.) to dotmnine ,pecial darnageo. The application fom, fur an 

�.IOg.LWICAdw202V0311PPN-.ct-edi,,illbaaw..,,t;p,1.-11ct.dtibta/ 418 
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1- GOLDSBORO 
BE MORE DO MORE SEYMOUR 

ftvlsPmr 
llOS-BE.Astlstreet 
Gokhboro, NC 27530 
(Vla1"Clu:s1M1IO 

Ref: Zonlna Vlolltlon 
Tax Parcel 10#: 3509.93-4593 

July21,.2025 

{Summtr Nl&hts Dominican Restaurant, 220S.B E. Ash St111•tl 
(NO' ICI 01 PlJ8llC I ifAR1NG) 

Attachment 1 

Plamlng Department 
200 North Center Street 

Goldsboro, NC 27530 
(919) 580-4313 

Hotk.t Is �Irv 1Mn that the Board of Adjustment of the Otyof Goklsbofo W,N conduct� publk 
h11""8 durq"the course ofthd opan mNtlrc wtlkh starts at 6:00P.M. on Mondly, Aupnt 11, 
2025, tn t™! llt1t1 Conf'ereoce Room, k>c:1ted It 200 North Center StrNt to consider the folowlfll 
rwqutst: 

EMs Peret Is stekl1111n 1ppe1I to 1n admlnlstrat!V'I! decision, to order the cease 
1nd dHlst of operations of an unpermltted place of entertainment, at proptrty 
loctted It 2205B East Ash Smet. The property Is further ldentlffed as NCPIN#' 
3509-93-4592. 

All lMettsted P'fSOOS are tneouraced to attend. To �mmodlte d!MblllUts and to com pt,, with 
ADA teg\ll1tlon5, �He cont.1ct 0ty H.IU lfMther nsista� Is needed. All lnqulrln reprd� this 
matter mav bt directed to the City of Goklsboro P11nnl111 Dlp1rtment at (919) 515().4313 cw-onllne 
1t -.coklsboronc.p. 

Sincerely, 
--,,4 4/ ,f -,Y.,p,.-..... 

f1art H. Helmer, AICP, CFM 
/ettyotGolchboro 

Plannlna: Servtc:es Manager 

GeLDSBORC) 
BE MORE DO MORE SEYMOUR 

NOtthC 

EMsPerez 
2205-8 E. A5h Stree1 
GoldSboro, NC 27530 
(Via 111 Clan and Certtfl� Mall) 

Dear Mr.Perez; 

July 16,2025 

Attachment 3 

Planning Department 
200 North cerrte,- Street 

C-.oldsl>oro, 11.C 171]0 
(919) 580--'llll 

Ref: Zontna Vlolatlon 
Tall Parcol I0#: 3509-93-4593 
(Summer Nlghta Dominican 
ReslalJl'aflt, 2205-B E. Ash 
Stre.t) 

Ori July 15, 2(125 the Qty of Goidlboro hn found thll property at 2205-B E. ,qt, Strut, 
Goldsboro, NC 2753D to be In violation of the followln& provision• o1 lhe aty of Goldsboro 
Unified Development Ordinance. 

stslion 5 5 4 Soecial Use Suooleme010I LlR BeeuIouoo1 IE 1 Bers NlthtP!ut- Pool Hnlll 
MlcrobrawadAA PlaCH of Eoumaiorotnl !Bpth Public and Private and For Profit} -ABC permit 

Permitted Dlstrlcts - Central BuslnMS District (CBD), G1tnen1/ 81.11fnl!l1 (GS), Shopplnf C&nter 
(SCJ, ar.d Hllhway BuslneS5 (HBJ. 

Approva10tt,na: 
No eatablllllment ahall be tocatect within two hundred feel o1 anyre11denlielly zoned or 
0evflbped property, chl#eh or school 

Violation(■); The property located at aub)lct referenced above (2205 E. Asti St.) llli being 
L11ed as a Placei of Entertainment and Is not in possession of a valid ABC permit 
to MIi or consume alcohOI on the aite. The b1JSinesa owner Is operatlnQ wilhOut 
a Cfty Council Approved apeclal uze permit. 

Co-

Approval Criteria, Violated: 
1. A Place of Entertainment cannot be conducted on this oropertybecause it Is 

within two hundred (200) fHI of any residential I)' zoned or cteY11loped 
property, churd, or school. The: property &buttiT'li !nil property to tho North, 
0(1 E. Peachll'H SI. ls Zoned Rnldential-9 [PIN 3S09-93-6639) Ill a 
l'Uldenlill!ly zoned p,cperty. 

2, The bulineu h opennin& wllhout a special vse permit approved by Chy 
Council. 

MeiNUfM: Cease and desist all bus!neu operations immediately. Pro1>erty owner shall 
comply with corrective measures within ten (10) da� eflcr recelvlna this 111 
Notlce o1Violatlon. 

Property Owner It notifJed of the foUowln& penalties in the evemtha1 th& •bove vlol&tion(s) is 
not corrected In the manner specified abova, within the tme period apeelned ebove. 

GC'JLDSB 

A&hley Jutlln Cllppg 
C&POI Enterprises of Greenville, LLC 
3S05 Star HIii Farm Rd. 
Oroenvllle, NC 27834 
{Via 1,1 CIBM and Certified Malt) 

Deer Mr. Cnpps: 

Attachment 4 

Planning Department 
200 North Center Street 

GoldsbOro, NC 27530 
(919) 580-,JIJ 

July 11, 2025 

Ref:ZOnlf'l&Violetlon 
TH Plln:el tDI: 3509-�3-4593 
(SUmmli' N(Chtl: Domin lean 
AH.tIM.nant. 220S E. Ash StrHI) 
ll 'tiOilCt! vf Vl0LA1HJN: 

On July 11, 202S the City of Goldlooro hN rOUld the property at 220S.8 E. Alh Street. 
Gold&boro, ffC 27530 � be In vlola1lon cf the followln,1 provbloM of the Cit)' of Goldsboro 
Untned Dawlopmant Ordinance. 

section 5 5 4 SPMilll LIM SupQlocoootol lM RICldnUool /E) BIQ, NllbtCNM Poof Hnlll, 
Mk:;CPbrrmda f1MM of EnltTtalnmtnt (Both PMbllc Ind Prtvmt tnd fQr Profll -ABC Perrntt 

Permtted Dlstrlets - central BIISk)aH .o.trlcl (CBDJ, Geneffl &alnm1 (GB), Shopp#r'II Center 
(SC). and l'lfhwey BIJMJeSS(HB>. 

Approver Crtterilll: 
No .-tllblahmenl shall be located wll:Nn two hundred feet of any reaidentlelty zoned or 
devek>pedproperty,churchorsehool. 

�t); The properfy located at aubject rrieranced ■bow (2205 E. Ash SI.J la bsln& 
uaed • ■ Place d Entettelnment and 11 not In poUeNlon rl a valid ABC permit 
to sell or conwrne ■lcohOI on the Ike. The bullneA OWfler la QPet'8tlna without 
a City Councll Approved special uee permit. 

c.-

Approvnl Criteria "1olated; 
1. A Place ot Entiertalnmentcannot be CMducted onthla property because N Is 

within two hundred (200) f"1 d-,, rmldentilllly mned or dowfoped 
prOOfflY, church Dr lthoot. The p.-operty abuttJnC thlt � to the North, 
on E. Pach1ree st. II Zoned RealdenllM-9 (PIN 3509-93-U39) Isa  
realdentt■ly zoned proper\)'. 

2. The buslneu .e opie,atina wll.hoot a apeclel uae permtt approved by City 
Council. 

Meaura: Cease and dnlst. all buslneM 01>eratlons lmmltdlatel)', Prot,erty owner sheD 
complywtlh correct!Ye meesuret within ten (10) days efte,, rec:eMna: this 111 
NotlceofYlolatlon. 

Propert)' Ownor It noOOed d the follOMl'II pena!Uel. In the event that the al:lcw vfolltJon(II .. 
nl)f cntreeted In the manner apecHled a�. 'Nfthfn the tme porlod ll)Odfledabow. 

GOLDSBORO 
BE MORE DO MORE SEYMOlJR 

PLANNING PEPARTMENT 
MarkE. Hclmtr, AlCP. CFM 

Plffll\f Services MAR,-

Notice Of PYbHc Htlr1DA 

Attachment 2 

Notice is hereby given thet the Bomdof' �oflhc:CityofGoWiorowill conduct a public 
hearing�g the course ofthcir open mochng. w�h starts at 6;00 P.M. on M:inday, August 
I I, 2025, tn the Large Conference Room, located at 200 North Center Street to consider 
the following request: 

BOA.02·25 F..lvil Pem i! seeking an appeal to an edministmtive decision. to 
order the cease and desist of openitions of an unpennitted place of 
cnlerta.inment. et property located at 2205B EHl Ash Streel. The property is 
furtM Mientif,ed as NCPJN# 3509.93-4592. 

AU intcrc� pcBOos are cnoouragcd to attend. To 11coonwoda1c: disehilitics and lo comply 
with ADA rcgub.tions. plea,e conlBct City Hall if fl.rthcr essislllnoe is needed. All inquiries 
regerding this melter may be directed to the City of Ookbboro Plenning Department at (919) 
S80--4313 or online al www go]dshoronc gov 

Run: 
July 27,2025 
August 3. 2025 

Any wor k or actMty constltuUng II vlollrtfon of11 development regulation under ltle provi.lona or 
thla Ofdlnance or II l'ellure to oompt,,, wttt, any of !ti reQU1r9ment&, Including YIOlatlona of Iha 
tlffllla afa development eppn,val, shall MOto.bJKt the othlndltfto pcmlbla lttlptlon. 
termination o f  utlUtles, and a clvH penalty A followa:. 

11 In U,., ■mount� My dolatl (S50.00) fol' uch offenae on ttMI flr■t day of 
suchdf..-.a:and 

2) In tl'MII amount d onei hundred dobrw ($100,00) for each off'ena1 lltttler (I) 
on UleHCOOd d11ydauch otfar-.. or (I!) wf'len the otriense la■  aaeond 
otl'enM within a twe!Ye 119) month l)erlod; and 

3) In the amount aftwo hundred and My dollars ($2S0.00) fol nch offense 
111ther ti) on the third day on sach aublaquent day of such offenee or (Ill 
when the offenN r. the ltird Of aubtaquerrt offenae within II twelve (12) 
monthper\od.. 

l1the offender fllllto peythe pena/tywtlhfn thlrtyda� Bfter beln& cl1Gd tore vlolatlon, the CRy 
In a chiectton lnlhllrw1wreotd&btmsy�rth&l)tna1ty. Actvtlpenellymaynotbe 
eppeelocl to lhl Bo6td of Adjuatmtnt: 11'1ha ofl'enderwaunt e final notlcll ofvlolation,a cM 
penalty« receh,ed a wrttt■n •mini In accordance With thtl prevlou■ Section and dkl not take 
an appeal to the Board or Adjustment within lhb1y dayl from the date of the flnll no-Uoe, ""'1ttan 
wemlns or lauance of the cMI pel'latt)'. In lieu o f ■  ctvtl action to recover the debt, the ctty may 
tum un1,11.ld penellf• In to a ctedlt/r:ollectlon ■aeneY for collectlon. The offander wtll be 
responslbla ror all rN10neble monetary damaaet required b)'the collectloMa,encyto recover 
the dabt Thia section may also be enforced by any appropriate, equitable action, 

Each day that eny vlolttion cootfnues a1'ter notffJcatlon by the Zoning EnfOrcament Officer that 
s11eh • violation exlata shal be conakfered a Mpanlta al'l'enci, for purpous d thl!II penaltlN and 
remedies speclfled In tf'tle: s.ct/on. Notwtthstandlnl the toreaotn1, th8 zonrn, L!ll'\rortemen1 
offiolr n-.y lnvok.• the eec:ai.urc elv!I penam. MJthot1led by thlt NCtJon whtnewr the 
vlolet.lon contfnuN and thef9 t. bewl llUfflclant lfme for the vfofetlon to be�ad .n_. 
notffk::l'Uon U\e1 such vlollltk>n Mists« whenever U\11 vloletton f'll!l8 occurred prevloulty dW'fn,I a 
tw9twt (12) month petk)d, 

Anyone, all or erry combination of the forlolnf pen■IIIM •nd remedloa either cited In thll 
Qn:llnence or In GS 160A- 17!5 may be uaed to enforce this Ordinance. 

Tha PlannlnQAdmlnr.tr.tor·• Declalon may be appealed to the Bolllrd of Ad,lultment In 
accordance wtth S6ctlon 2.4.9 rl the City ol'Goldaboro Untned Development Ordinance. Pleue 
contact ma should you h9Y9 any questlon1. 

·�:,;.p�
a...._, 

Code Enfol'otffl«I( Administrator 
Plennrna: Department 
91'>&0-4312 

CC: Ron Lawrence, City Attorney, 203 N. WH!lam St., GokltbOf'O, NC '27530 

AnyworkoractlYl'!ycol'lltltutfnl a vlolaUon da � rte,drltlon underthti PftMllona r1 
Ihle Ordlnanoe or a '9Aur■ to comply with any d ltl f'lqulremanta, lndudlfC vfolatSon■ of the 
temwda�IIPl]f'l)'4I.shellalaoaubject"lha on'endefto � JltfOdon, 
�otutlltlls,anclac:Mlpenetly811'otowa: 

1) In the •mount of ntty donars ($.50.00J for eech offenae on the first day ot 
eue11orr.--;and 

2J In the amO!Jnt cl one hlH'ldred dol!lrs (S100.00) tor eec:h offense etttier (IJ 
on the teoond day af SUCh off■nh Of (II) when the offenN II a MOOnd 
otr.r. within• twelve (19) month period: and 

3) lntt,e amount of two hundred endflft:y dolllrs($2&0.00)forea0h otfenN 
■lther(I) on tha third day on eech aut.equent dey of luol1 offenu or {II) 
when the orren.e i■ the third or aubMquent offenee within a twelve (12) 
--

tfthe oft'andatf&U1 ta S-, the peneHy wtthll'I thlrl)' dlyl ef'tlr beJnt oiled for• W>fetton, "the Cky 
I n ■  cMI ecDOn II lhe net1.n ddebe may l'900Wrtheoenetty, AcMI pen■tty may not be 
appealed ta the Boardof'4,,Dtment tr the otl'endarwea Nnteffnel notk:eafwolltkln, e c:M 
p■nalry or reoehled a wr1ttan Mmlf'll In accordence wtth the p,wvlou■ s.ction and dkl not take 
oo appeel to the eo■rd of Act!Ultmenl wlthJn thlrbo deW from the date of the flnat not.lot, wTTtten 
wemln& or i.uanoe of U. ctvll 1,11.natty. In lieu of• cMI action ta rtcover the debt, th■ City may 
tum unpaid penaltl• In to• credlt/collectlon apneyfor collectlon. lhe offender will be 
respon&lbla for ■II .....,,_bit monetary dam .... required by the colleetlons qencyto tecxMlr 
the debt Thi■ aecUon ,r-r■leo be errforoltd by any •P.Pf09Mt•. equltable action. 

Each day that •l'IY w:illtlon oontn,es after notfflcetlon by the Zanin& Enton:ement Offloer that 
avdlavlolatlonmuatalhallbeconekferodeeepem&offenceforporpoN■afthepenaliea■nd 
r11medi.ape,c:lledlnW.s.ctlon. Notwllh■t■ndln,1thefare9:>frc,thezonfnienforcen.nt 
officefrnay�tftti�cMlpenaW.a�bythll■ectb'IWMN'Wf'UNI 
YlolatiOn oontk'luel and there hM bHn � tin■ tor Ute violation to b■ c:onectad 81\er 
notlflca'Uon that.auch vtDlslon ul&ts orwheneverlht \1olatlon hall ocourred prevloutl)'durtrca 
twelve(l.2)rnonthperlod, 

Anyone, all« ■nyoomblnetJon of the fo,ioln& penaltl• and r.meclles efther cited In thl■ 
Ordinance or In GS 16M. 175 ma)' be uaed to 11nforc.thla Ordinance. 

The PlannlnlAdmlnlalmor'a DeclMorl rMY be ■ppee,leeltothe Board d�ustmerrt In 
aooordenoewtth Sedlon 2.4,g of the Cltyof� Unffled Dovetopmant Ordln■noe. P1Na 
cont:■c:t me ■houfd you MY■' eny queettons. 

·r.�r'J�
a::.�pez 

Code Enforoernient Administrator 
Plannln& Department 
919-680-4312 

CC: Ron Lawtienoo, � Aaome-;, 203 N. Wllli■m st, Goldsboro, NC 27!530 

B
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  Item 6.1 
CITY OF GOLDSBORO 
AGENDA MEMORANDUM 
SEPTEMBER 29, 2025 PLANNING COMMISSION/BOARD OF ADJUSTMENT 
MEETING 
 

  
TITLE: Naming a New Street within the City of Goldsboro 
 
DEPARTMENT:  Planning 

 
 
BACKGROUND: 
A new road, designated U-5724, was constructed by NCDOT to serve properties after a road 
realignment relocated Central Heights Road to align with Royall Avenue.  
 
This newly constructed road (U-5724) requires a name and addresses for postal delivery and 
emergency services.  
 
The section of road runs from the intersection at Berkeley Boulevard South-Eastward, 
approximately 1,581 linear feet to its terminus. 
 
The City is authorized to change street names within the city limits according to provision set 
forth in General Statues. While the statues are very general in nature, the City follows the same 
procedures used by the County in renaming streets. 
 
DISCUSSION: 
The following names have been presented for consideration in naming this new section of road.  

•     Yellow Poplar Road 
•     Riverbirch Road 
•     Sweetgum Road 
•     Hackberry Road 
•     Resilience Way 

The proposed names have been sent to the County Planning Department to ensure that the 
proposed names would not result in any confusion as it relates to provision of emergency 
services. The County Planning Director has indicated that the County does not have any 
objection to the street names that have been proposed. City Fire and City Engineering indicated 
no issues with the request.  
 
A Notice of Public Hearing was advertised in the newspaper for two consecutive weeks and all 
adjacent owners were notified of the hearing by mail. 
 
BUDGET RELATIONSHIP: 
N/A 
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STRATEGIC PLAN RELATIONSHIP: 
N/A 
 
STAFF RECOMMENDATION: 
Planning staff recommend ‘Resilience Way’, based on received public opinion. 
The Planning Commission has been asked for recommendation regarding the street name 
change. 
 
MANAGER'S RECOMMENDATION: 
N/A 

  
APPROVERS 
Mark Helmer   
April Choice   
 

Page 20 of 139



 

 
 

PLANNING DEPARTMENT 
Mark E. Helmer, AICP, CFM, 

Planning Services Manager 
 

 
 
 

Notice Of Public Hearing 
 
 

Notice is hereby given that the City Council of the City of Goldsboro will conduct public 
hearings during the course of their open meeting which starts at 5:30 P.M. on Monday, 
October 6, 2025, in the City Hall Council Chambers located at 214 North Center Street to 
consider the following request. 

 
New Street Naming: A new road was constructed by NCDOT to serve properties 
after a road realignment relocated Central Heights Road to align with Royall 
Avenue. This newly constructed road requires a name and addresses for postal 
delivery and emergency services. The section of road runs from the intersection at 
Berkeley Boulevard South-Eastward, approximately 1,581 linear feet to its 
terminus. 

 
 

All interested persons are encouraged to attend. To accommodate disabilities and to comply 
with ADA regulations, please contact City Hall if further assistance is needed. All inquiries 
regarding this matter may be directed to the City of Goldsboro Planning Department at (919) 
580-4313 or online at www.goldsboronc.gov. 

 
 
Publish on:  

 September 21, 2025 
September 28, 2025 
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  Item 6.2 
CITY OF GOLDSBORO 
AGENDA MEMORANDUM 
SEPTEMBER 29, 2025 PLANNING COMMISSION/BOARD OF ADJUSTMENT 
MEETING 
 

  
TITLE: CZ-6-25 - Borden Mills - 144 Unit Apartment Complex (Residential 6 and 

institutional 2 to General Business Conditional Zoning District) - Located on 
both sides of North William Street, between Royal Avenue and Tarboro Street 

 
DEPARTMENT:
  

Planning 

 
 
BACKGROUND: 

 
  Artist Redenring of Borden Mills Apartments 

 
Project Description 
Borden Mills is a historic textile mill on the National Register of Historic Places, at the corner of 
Royall Avenue and North William Street. The campus comprises two historic mill buildings on 
both sides of North William Street, north of Royall Avenue (Goldsboro Cotton Mills to the east, 
Borden Manufacturing Company to the west), connected by an elevated enclosed bridge over 
North William Street. The mills will be renovated into affordable multifamily housing, utilizing 
state and federal historic tax credits, as well as state low income housing tax credits. There will 
also be some privately owned program as part of the redevelopment, including 14 privately 
owned condominiums in the north end of the Goldsboro Cotton Mill building, self-storage in a 
warehouse building on the east side of the site, and sport gym in an existing warehouse building 
north of the Borden Manufacturing Company building. The redeveloped building area of the 
project will be approximately 188,000 square feet when complete, while the redeveloped site 
will be approximately 12.93 rezoned to General Business Conditional Zoning. Of the 12.93 
acres, 0.23 acres will be dedicated as Active Open Space and 4.63 acres of passive open space 
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Location North East and Northwest side of the intersection of Royal Avenue and North William 
Street. 
 
Address 800 Block of North Williams Street 
 
Parcel# 3509-19-1639, 3509-19-6339  
 
Property Owner BAP Partners LLC. 
 
Applicant Borden Mills Lofts, LLC. 
 
Current Zoning Residential (R-6) and General Industrial (I-2) 
 
Requested Zoning General Business Conditional Zoning (GB-CZ). 
 
Adjacent Zoning Districts 
North: General Industrial (I-2) and General Business (GB)  
South: General Industrial (I-2) and General Business (GB) 
East:   Residential (R-9) and General Business (GB) 
West: General Industry (I-2) Residential (R-6) and Office Institutional (O&I-1) 
 
Surrounding Land Uses 
The blocks immediately adjacent to the Borden Manufacturing Company are industrial in nature, 
with some open parcels where both industrial buildings and mill houses have been demolished. 
To the north are open fields and the new Wayne County Correctional Facility, a few roadside 
businesses flanking North William Street, and a few mill houses historically associated with the 
Borden plant. A scrap metal facility operates to the west and space that is more open lies to the 
east. To the south are railroad tracks and light industrial buildings that give way to churches and 
businesses as one travels south towards downtown Goldsboro.  
 
Existing land Uses  
Vacant Mill Complex 
Warehouse used for storage 
Warehouse occupied by Eastern Volley Ball Club 
Office Building occupied by Partnership For Children 
 
DISCUSSION: 
Site Features 
Project Branding will include the historic 
Borden Mills logo and be displayed 
prominently on key site features to include the 
historic water tower, pedestrian bridge and 
ground-mounted signs.  
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Parking will be provided with the construction of 346 paved parking spaces. All parking will be 
edged with curb and gutter. Parking lot landscaping that exceeds the minimum parking standards 
will be provided and approved in accordance with the proposed landscape plan. ADA parking 
and access ramps will be provided on multiple locations throughout the site. 
 
Utilities are available at or near the site and include access to water, sewer, electric and 
stormwater by existing infrastructure within the right-of-way of North William Street and 
Greenleaf Street.    
 
Site Lighting plans have not been provided and will be required prior to the issuance of 
administrative site plan approval.   
 
Site Access will be provided by two driveways on North William Street and one driveway on 
Royal Avenue. The western side of the site will have one driveway on North William Street and 
one driveway on Greenleaf Street.    
 
NCDOT Pedestrian Safety Enhancement is encouraged. The project has been advised to seek  
 
Historic Mill Facade rehabilitation will be in 
accordance with the Department of Interior 
standards and include period correct window 
treatments.  

 
 
William Street Enhancements will include new ADA accessible sidewalks on both sides of 
William Street. All abandoned driveways will be properly closed with new curb and gutter 
sections. Street landscaping will be refreshed with new trees and foundation planting in key area 
where space allows. The streetscape will be adorned with decorative street poles and lamps. 
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Water Tower, Smoke Stack and Pederstian Bridge will be 
repaired fresh paint, project branding and lighting.  
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Active Open Space will include a swimming 
pool, ball courts, and dog park. 

 

  
Big Ditch Greenway Easements will be provided in accordance with the 2050 Goldsboro 
Bicycle, Pedestrian and Greenway Plan. A 10 foot multi-use path from the proposed greenway 
alignment adjacent to the big ditch to the intersection of North William Street and Royal Avenue 
will be required in accordance with the adopted greenway plan.   
 
Pedestrian Safety Enhancement at the intersection of North William Street and Royal Avenue 
should be given careful attention. Staff recommends signaled pedestrian crosswalks. Pedestrian 
safety improvements at this intersection will not only serve to connect the project to Downtown 
Goldsboro but is identified as a crossing point for the future Big Ditch Greenway.  
 

 
 
 
Consistency with adopted plans and policies  

Page 27 of 139



• The site plan as submitted is consistent with the City of Goldsboro Envision 35 
Urbanized Area Comprehensive Plan 

• The site plan is consistent with the with the 2050 Goldsboro Urban Area 
Metropolitan Transportation Plan 

• The site plan is consistent with the 2050 Goldsboro Bicycle, Pedestrian Plan and 
Greenway Plan  

 
The applicant will be required to submit a site plan showing that it meets all other regulations, 
including stormwater management, prior to administrative site plan approval.  
 
Refer to the attached worksheet and review the consistency and inconsistency statements. The 
Planning Commission shall vote to adopt one of these statements and form a recommendation 
for approval or denial that staff shall present to City Council at the November 3, 2025, meeting. 
 
BUDGET RELATIONSHIP: 
N/A 
 
STRATEGIC PLAN RELATIONSHIP: 
N/A 
 
STAFF RECOMMENDATION: 
The proposed GB conditional zoning district is compatible with the City of Goldsboro 
Comprehensive Land Use Plan due to the fact that the proposed use promotes “in-fill” 
development or redevelopment of land that has been bypassed, remained vacant, and/or is 
underused as a result of the continuing urban development process. In addition, the site is readily 
accessible to water and sewer infrastructure provided by the City.  The site is compatible with 
existing residential zoning and land-use patterns in proximity to the site which would support 
high-density development.  Lastly, the proposed use would satisfy a growing need for housing 
for the City of Goldsboro. Staff is recommending approval of the conditional rezoning request 
based on the reasons stated above. 
 
MANAGER'S RECOMMENDATION: 
N/A 

  
APPROVERS 
Mark Helmer   
Sakeithia Reece   
Laura Getz   
Matthew Livingston   
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CITY OF GOLDSBORO PLANNING COMMISSION 
CZ-06-25 BORDEN MILLS APARTMENTS 

WORKSHEET 
   
 

Pursuant to NCGS 160D-604(d), when the Planning Board (Planning Commission) 
is conducting a review of a proposed zoning text or map amendment, the Planning 
Board (Planning Commission) shall advise and comment on whether the proposed 
action is consistent with the City of Goldsboro Land Use Plan. The Planning Board 
(Planning Commission) must provide the City of Goldsboro City Council with a 
written recommendation that addresses plan consistency or inconsistency and other 
matters as deemed appropriate by the Planning Board (Planning Commission).  

 
Consistency Statement: The City of Goldsboro Planning Commission finds the 
proposed conditional rezoning to be consistent with the Residential land use 
designation and inconsistent with the Industrial land use designation. The City of 
Goldsboro Planning Commission finds that the conditional rezoning request is 
reasonable and in best public interest due to the fact that the proposed use promotes 
“in-fill” development or redevelopment of land that has been bypassed, remained 
vacant, and/or is underused as a result of the continuing urban development process. 
In addition, the site is readily accessible to water and sewer infrastructure provided 
by the City.  The site is compatible with existing residential zoning and land-use 
patterns in proximity to the site which would support high-density development.  
Lastly, the proposed use would satisfy a growing need for housing for the City of 
Goldsboro. The City of Goldsboro Planning Commission finds the proposed 
conditional rezoning to be consistent with the Comprehensive Land Use Plan. 
 
Voting Record for Recommendation:  
 
 
Yes                                  No  

 
 
Inconsistency Statement: The City of Goldsboro Planning Commission finds the 
proposed conditional rezoning to be inconsistent with the Industrial land use 
designation. Further, the Planning Commission finds that this conditional rezoning, 
if executed, would have a negative impact on the public due to the fact that the 
rezoning would be incompatible with the surrounding zoning patterns and existing 
and new land uses.  The City of Goldsboro Planning Commission deems this 
proposed conditional rezoning to not be reasonable and does not recommend 
approval to the City of Goldsboro City Council. The City of Goldsboro Planning 
Commission finds the proposed conditional rezoning to be inconsistent with the 
Comprehensive Land Use Plan. 

 
Voting Record for Recommendation: 
 

 
Yes                                   No  
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CIVIL ENGINEERING  |  ENVIRONMENTAL  |  SURVEYING  |  GIS  |  LANDSCAPE ARCHITECTURE  |  CONSTRUCTION SERVICES 

101 Centreport Drive 

Suite 245 

Greensboro, NC 27409 

 

P 336.662.0411 

www.timmons.com 

 
 

Borden Mill Apartments Project Narrative 

         
OWNER 
BAP Partners, LLC 
1506 East Ash Street 
Goldsboro, NC 27530 
 
Contact: David M. Perry 
  Dperry6961@aol.com 
  Phone:  919-734-4071  
 
 
DEVELOPER 
Dba Borden Mill Lofts, LLC 
9525 Wexcroft Drive 
Brentwood, TN 37027 
 
Contact: Jim Sari 
  jim@sariandcompany.biz 
  Phone:  419-575-5165 
    
 
AUTHORIZED AGENT 
Timmons Group 
101 Centreport Drive, Suite 245 
Greensboro, NC 27409 
 
Contact: Adam Carroll 
  adam.carroll@timmons.com 

336-478-3346 
 

SITE DATA 
Address:  811 N. William Street & 

309 Royall Ave 
Goldsboro, NC 27533 

 
Current Zoning:  I-2, R-6 
 
Parcel Size:  12.93 acres (563,231 sf) 
 
PIN:   3509191639 & 3509196339 
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PROJECT DESCRIPTION 
Borden Mills is a historic textile mill on the National Register of Historic Places, at the corner of Royall 
Avenue and North William Street. The campus is comprised of two historic mill buildings on both sides of 
North William Street, north of Royall Avenue (Goldsboro Cotton Mills to the east, Borden Manufacturing 
Company to the west), connected by an elevated enclosed bridge over North William Street.  The mills will 
be renovated into affordable multi-family housing, utilizing state and federal historic tax credits, as well as 
state low income housing tax credits. There will also be some privately owned program as part of the 
redevelopment, including 14 privately owned condominiums in the north end of the Goldsboro Cotton Mill 
building, self-storage in a warehouse building on the east side of the site, and sport gym in an existing 
warehouse building north of the Borden Manufacturing Company building. The redeveloped building area 
of the project will be approximately 188,000 square feet when complete, while the redeveloped site will be 
approximately 12.93 rezoned to General Business.  Of the 12.93 acres, 0.23 acres will be dedicated as 
Active Open Space and 4.63 acres of Passive Open Space 

The historic connector bridge between the two mill buildings will be assessed for structural integrity, 
renovated, repainted and utilized as an interior passageway between the two buildings. The historic water 
tower will also be assessed for structural integrity and have it’s masonry repaired as necessary. 

The connector bridge, the water tower, and the smoke-stack will all be illuminated for nighttime visibility, 
creating a strong campus identity. 

Project Density is 11.14 Dwelling Units per Acre (144 units / 12.93 acres). 

Project will connect to public infrastructure (streets, water, sewer, and storm sewer) around and currently 
on the site.  No public infrastructure is proposed as part of this project.  Proposed sewer allocation is 
26,000 GPD. 

A 10’ tall parged concrete masonry unit screen wall will be constructed along the western boundary of the 
project in order to mitigate negative affects from the adjacent scrap yard.  The stream feature on the eastern 
boundary of the project will remain undisturbed. 

The project will not negatively affect surrounding infrastructure in that this a redevelopment project that is 
already currently within the City limits for public safety service.  The site is also already currently served by 
public utilties and will not require public utility extensions. 

The project proposes Passive Open Space in the area of the existing stream as well as a courtyard and 
multiple seating areas.  The project is currently proposeing a pool and clubhouse facility with outdoor 
fireplace, hammock court, and grilling area.  There will be a dog park on the north side of the property along 
with Active Open Space to include multi-sport couts and artificial turf with a cornhole setup.  Developer will 
maintain all site amenities.  See attached picture examples of Active Open Space. 

The project is expected to begin construction permit approvals in early 2026 with construction starting as soon 
as permits are approved. 

The project is proposing less stringent landscaping than required by the UDO in order to adhere to historical 
tax credit requirements.  Mill facilities were not typically heavily landscaped and over-landscaping mill 
redevelopments can jeopardize historical status of the property.  The project is also proposing to eliminate 
setback requirements due to existing buildings already being in place. 

The project is providing streetscape improvements along project frontage to include street trees and ADA 
accessible sidewalks.  The project is also proposing a pedestrian crosswalk across Royall Avenue.  The 
project is dedicating a 20’ easement along the existing stream feature for future construction of a public 
greenway.  The project is proposing decorative street lights (see attached cut sheet of decorative street light 
concept). 

Sale and rental pricing is not currently available. 
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SHEET INDEX 
C-200 – Rezoning Site Plan 
C-300 – Parcel Exhibit 
L-200 – Rezoning Planting Plan 
A5.01 – Goldsboro Cotton Mills – Exterior Elevations 
A5.02 – Goldsboro Cotton Mills – Exterior Elevations 
A5.03 – Goldsboro Cotton Mills – Typical Rendered Elevations 
A5.04 – Goldsboro Cotton Mills – Exterior Elevations 
A5.05 – Goldsboro Cotton Mills – Exterior Elevations 
A5.06 – Goldsboro Cotton Mills – Exterior Elevations 
A5.07 – Goldsboro Cotton Mills – Typical Rendered Elevations 
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4007-2-fixture

Specifications

Color

Material

Globe

Distribution

Fixture Weight

Style

Sale Type

Intended Use

General Category

Black 

Aluminum

Prismatic

Type (V)

10.31lbs/ea

Dark Sky

Wholesale

Neighborhood or Municipalities

Street Lights

www.venialighting.com

980 F St. Unit 20
West Sacramento, CA 95605
(866) 390-5227

LED    

12W    
15W    
19W    
27W    
36W    
45W    
54W

Metal Halide    

70W    
100W    
150W    
175W            

High Pressure Sodium    

70W     
100W    
150W    
175W

FIXTURE

Lamp Selector
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  Item 6.3 
CITY OF GOLDSBORO 
AGENDA MEMORANDUM 
SEPTEMBER 29, 2025 PLANNING COMMISSION/BOARD OF ADJUSTMENT 
MEETING 
 

  
TITLE: CZ-3-25 - Eagles Reach (Community Shopping to Residential-6 and General 

Business Conditional Zoning District) – Located on the south side of US 70 
West, north of Aycock Drive and on both sides of Isaac Smith Road 

 
DEPARTMENT:
  

Planning 

 
 
BACKGROUND: 
ADDRESS: TBD 
PARCEL: 2617130043 
OWNER: Goldsboro Land Group LLC 
APPLICANT: Goldsboro Land Group LLC  
                       c/o Bryant Spencer 

 
 
The applicant requests a change of zone from Wayne County’s Community Shopping to 
Goldsboro’s Residential-6 and General Business Conditional Zoning District to develop a new 
single-family townhouse neighborhood consisting of a maximum of 174 residential lots and 3 
commercial lots to be annexed within the corporate limits of Goldsboro.  
 
The Residential-6 Zoning District was established to accommodate both single and multifamily 
residential uses and to prohibit all activities of a commercial nature, except for certain home 
occupations. The minimum lot size is six thousand square feet for a detached single-family 
dwelling.    
Area: 43.24 acres. 
 
SURROUNDING ZONING 
 

 
 
 
 
 
 
 

 

Adjacent Zoning and Land Uses 

North  CS Agriculture 

South CS/RES Agriculture/Residential 

East SC Shopping Center/Retail 

West CS Agriculture 
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LAND-USE PLAN     The property is identified as located within the Low and Medium-Density 
land use categories. Medium and High-Density Residential land uses have been designated for 
areas that have water or sewer service or where plans exist to extend water or sewer service. 
Although the requested Residential-6 Conditional Zoning District is not a corresponding zoning 
district in the Low and Medium Density land use category, Goldsboro’s Comprehensive Land 
Use Plan encourages higher density development where water and sewer services are available.  
 
A Mixed-Use I land use category is located directly across US 70 West from the subject 
property’s Medium-Density land use designation.  Mixed-Use I will provide a mixture of 
commercial uses, some of which may or may not have an impact on or produce some conflict 
with adjacent lower density districts. Although General Business is not a corresponding zoning 
district within the Medium-Density land use category, staff believe that commercial development 
could promote high quality, accessible developments serving the needs of the community and 
surrounding area. 
 
DISCUSSION: 
The applicant is requesting a change of zone for the subject property from Wayne County’s 
Community Shopping to Goldsboro’s Residential-6 and General Business Conditional Zoning 
District to develop a new single-family townhouse neighborhood consisting of a maximum of 
174 residential lots and 3 commercial lots to be annexed within the corporate limits of 
Goldsboro.  
 
Per NCGS 160D-102, a conditional zoning request is a legislative zoning map amendment with 
site-specific conditions incorporated into the zoning map amendment.  
 
If a petition for conditional zoning is approved, the development and use of the property shall be 
governed by the ordinance requirements of the parallel Residential-6 Conditional Zoning District 
except those superseded by specific conditions, the approved concept plan, and any additional 
approved rules, regulations, and conditions, all of which shall constitute the zoning regulations 
for the approved district, and are binding on the property as an amendment to these regulations 
and to the Official Zoning Map.  Should the applicant deviate from the minimum requirements of 
the proposed Residential-6 Conditional Zoning District, the deviations shall be identified on the 
concept plan for Council approval.  Deviations are included in this staff report. 
The proposed development is divided into two primary sections: 
 
Section 1 is envisioned as a residential neighborhood featuring modern townhomes designed to 
meet the growing demand for diverse housing options in the region. This section will incorporate 
open space areas, pedestrian connectivity, and environmentally sensitive site planning, 
supporting sustainable and community-focused living. The open spaces are owned and 
maintained by HOA of the Eagles Reach Subdivision. 
 
Section 2 is intended for future commercial development, offering opportunities for retail, 
services, and potentially office uses that will serve both the new residential population and the 
surrounding community. The commercial component is designed to be complementary to the 
residential area, promoting a walkable, integrated, and livable neighborhood. 
 
Existing Land Use  The majority of the site is vacant, consisting of agricultural farmland and 
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woodlands.   
 
Access Two points of access will serve the 
proposed subdivision.  Access to the 
commercial lots directly across the street from 
the subdivision will also be from Isaac Smith 
Road.  NCDOT will require road improvements 
for the commercial lots consisting of a 
deceleration lane and approved driveway 
permits for each lot at the time of development. 

 
 
Residential 

Density 174 units/28.33 acres = 6.15 dwelling units/per acre 
 

    Min. lot size: 4,840 sq. ft. + 2,200 sq. ft. (Per additional townhome) 
    Min. lot width: 20 ft. 
    Max. lot width: 24 ft. 
    Min. front setback: 25ft. 
    Min. side setback: 8 ft. 
    Min. side corner setback: 25 ft. 
    Min. rear setback: 25 ft. 
    Max. building height: 3 stories 

 
Required Open Space 
The proposed residential townhome development will provide 8.50 acres of open space 
(30% of the gross site area) in lieu of the required 5.67 acres (20% of the gross site area). 
 Open spaces will include both active (walking trails, playgrounds, a dog park, outdoor 
grills, seating and a covered pavilion) and passive (wooded areas, streams, wetlands) 
spaces.  All open spaces will be held in common ownership, for the perpetual benefit of 
residents of the development by a HOA (Homeowners Association). 
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Commercial: 

• Parcel 1: 2.777 acres 
• Parcel 2: 2.262 acres 
• Parcel 3: 2.240 acres 

 
 
Parking  
    Residential: 
      Required:  1.4 spaces per single bedroom unit + 2 spaces per unit (two or more bedrooms) + 
.5 per bedroom over 2  
       
      Proposed:  3 spaces per unit 
Commercial: TBD for commercial lots based on use at time of Development. 
     
Utilities   Water and sewer services will be provided from Fork Township.  The water 
distribution system for the Eagles Reach development will tie into existing public water 
infrastructure at two strategic locations to ensure adequate capacity, pressure, and redundancy for 
domestic use and fire protection. These connection points include the northeast corner of the 
project site, and the intersection of Isaac Smith Road and Westbrook Avenue.  This dual-
connection approach is intended to optimize flow capacity and ensure consistent water service 
throughout the development. The design and installation of the water infrastructure will comply 
with City of Goldsboro and state utility requirements, with attention to long-term operational 
efficiency, service reliability, and public safety. 
 
The proposed Eagles Reach development will also develop offsite sanitary sewer system to 
connect to the existing sanitary manhole which bridges the gap between the exiting sanitary 
manhole and the property. The sewer network will connect to an existing municipal sewer 
manhole located near the intersection of Isaac Smith Road and North Carolina Highway 581 
South. 
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To facilitate this connection, an 8-inch gravity sewer will be installed, extending approximately 
1,705 linear feet from the development site to the existing sewer infrastructure. This offsite 
extension is designed in coordination with applicable utility standards and will be constructed to 
ensure reliable and efficient wastewater conveyance. The installation will be coordinated with 
the City of Goldsboro and relevant utility agencies to minimize disruption and ensure long-term 
serviceability. 
 
Environmental Conditions       A portion of the project contains delineated wetlands. All 
proposed lots will be outside of these environmentally sensitive areas. These areas will be owned 
and managed by the homeowner’s association.  
 
Storm Drainage           Surface or underground storm drainage facilities are proposed for all 
streets, driveways and parking/loading areas.  Stormwater runoff shall be conveyed through a 
collection system to a stormwater pond(s) for treatment and to meet city requirements for pre-
post runoff.   All stormwater control measures will be accessed by utility easements granted to 
the City of Goldsboro for inspection purposes by Engineering staff. 
 
Proposed public/private infrastructure 
    Roadways:  +3,700 linear ft. (Public) 
    Water mains:  +5,220 linear ft. (Public) 
    Sewer mains:  +4,900.63 linear ft. (Public) 
    Sidewalks:  +7,700 linear ft. (Public) 
    Trails:  +1,500 linear ft. (Private) 
 
Streets  The developer will be responsible for the construction of 60 ft. wide streets with 
pavement widths of 31 ft. back-to-back in accordance with City standards.   
     
Sidewalks  5 ft. wide internal handicap accessible sidewalks will be provided on both sides of 
the streets connecting residential dwellings to other destinations such as trails, greenways, 
playgrounds, mail kiosks and other site amenities. 
 
Street signs and lighting  Street signs and 
lighting will be provided for the subdivision in 
accordance with City standards. 

 
 
Utilities will be required to be installed underground. 
 
Interconnectivity has been identified for the site along the western property boundary. 
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Mail kiosk and Parking      All residents will 
have access to a mail kiosk and seven (4) 
parking spaces to include two (1) handicap/van 
accessible spaces. 

 
Subdivision signage  Two (2) monument signs 
are proposed and located at the entrance of the 
subdivision.  Signs will be required to be 
located on private property, as well as not be 
located within sight triangles obstructing views 
of the motoring public. 

 
 
 
Landscaping The applicant has submitted a landscape plan that meets and exceeds the City’s 
landscape ordinance.  A 20 ft. wide landscape buffer will surround the entire residential 
subdivision.  Each residential lot will have one large tree installed in the front yard and any side 
lot abutting another street.   
A 28-foot landscape buffer/berm is proposed along the street frontage of the property, providing 
a screening buffer for owners of residential lots from traffic, promoting pedestrian privacy and 
comfort, and contributing to the visual character of the neighborhood.         
 
Building Elevations have been submitted by the applicant.  Each dwelling unit will be built in 
accordance with the North Carolina State Building Code.  Townhome footprint designs include 
the Ridge and Rockville. 
 

 
 
The following design standards are proposed for the two footprints identified above: 

• The proposed townhomes for this development include two different footprints, 
i.e., 24’ wide on the outer units and 20’ for the inner units. 

• Townhouse will use a variety of colors to achieve individual character. 
• All the town homes shall be raised from the finished grade a minimum of 18” and 
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shall have stem wall or raised slab foundations that shall be covered on all sides 
with brick or stone.  

• Areas under the porches may be enclosed with lattice. 
• All town homes units will have a combination of two or more of the following 

materials on the front façade (not counting the foundation): stone, brick, lap siding, 
fiber cement siding, shake or board and batten. 

• All siding will be fiber cement. Vinyl may only be used for soffits, fascia, and 
comer boards. 

• No two town home units in a building shall have the same exterior paint color 
scheme. 

• All town homes shall be two or three stories in height. 
• Town home building exterior shall be wood clapboard, cement fiber board or 

shingle, wood board and batten, brick or stone and may contain heavy timber 
details or metal accents. 

• All town homes units shall provide detained design elements using at least (1) of 
the features from each of the three categories below: 

• 1. Entrance 

• Recessed entry with 6” minimum width door trim. 
• Covered porch with 6” minimum width pillars/posts/columns. 

• 2. Roof 

• Dormer 
• Gable 
• Cupola/Tower/Chimney 
• Decorative cornice of roof line 

• 3. Facade Bay Window 

• Balcony 
• Porch 
• Shutters 
• Window trim with 4” minimum width 
• Patterned finish (scales, shakes, wainscoting, brick, or stone) 

 
Preliminary Subdivision Review and Approval.     
If the rezoning is approved, the applicant will be required to make application for preliminary 
subdivision review. The technical review committee will review the plan for compliance with all 
City of Goldsboro development standards and condition of the zoning district. Planning staff will 
then issue preliminary subdivision approval.  
  
Conditions of the proposed R-6 Conditional Zoning District:     
The following are agreed upon deviations from the minimum development standards of the City 
of Goldsboro Unified Development Ordinance. If the rezoning is approved by City Council, 
these deviations will become conditions of this R-6 Conditional Zoning District.  
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1.     Side Building Setback: 8 ft. 
2.     Rear Building Setback:  25 ft. 
3.     Minimum lot size:  Proposed reduction from 6,000 sq. ft. to 4,840 sq. ft. + 

2,200 sq. ft. per additional townhome 
4.     Minimum lot width:  Proposed reduction from 60 ft. to 24ft. 
5.     Sidewalks will be provided on both sides of all proposed streets. 
6.     Landscaped berm with increased landscaping on double frontage lots along 

Isaac Smith Road. 
7.     Two decorative subdivision signs are constructed of robust materials such as 

stone or similar solid masonry material. 
8.    The proposed development exceeds the minimum open space requirement 

outlined in the UDO while the ordinance requires 20% open area, the plan 
provides 30%, offering enhanced greenspace and recreational opportunities for 
future residents. 

9.     The proposed development remains well below the maximum permitted 
 under the r-6 zoning category. the udo allows up to 7.3 dwelling units per acre, 
while the proposed plan reflects a density of only 6.15 units per acre, preserving 
neighborhood scale and character.   

10.    All components of the plan become conditions of the zoning district. Major 
modifications will require additional approvals by city council. Preliminary 
subdivision approval and construction drawing approval will be granted when 
all conditions of the zoning district are found to be met. 

 
The following architectural standards shall become conditions of the proposed R-6 
Conditional Zoning District:  

1. The proposed townhomes for this development include two different 
footprints, i.e., 24’ wide on the outer units and 20’ for the inner units. 

2. Townhouse will use a variety of colors to achieve individual character. 
3. All the town homes shall be raised from the finished grade a minimum of 

18” and shall have stem wall or raised slab foundations that shall be covered 
on all sides with brick or stone.  

4. Areas under the porches may be enclosed with lattice. 
5. All town homes units will have a combination of two or more of the 

following materials on the front façade (not counting the foundation): stone, 
brick, lap siding, fiber cement siding, shake or board and batten. 

6. All siding will be fiber cement. Vinyl may only be used for soffits, fascia, 
and comer boards. 

7. No two town home units in a building shall have the same exterior paint 
color scheme. 

8. All town homes shall be two or three stories in height. 
9. Town home building exterior shall be wood clapboard, cement fiber board or 

shingle, wood board and batten, brick or stone and may contain heavy timber 
details or metal accents. 

10. All town homes units shall provide detailed design elements using at least (1) 
of the features from each of the three categories below: 
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1. Entrance 
       a.    Recessed entry with 6” minimum width door trim. 
       b.    Covered porch with 6” minimum width 
pillars/posts/columns. 
 
2. Roof 
      c.    Dormer 
      d.    Gable 
      e.    Cupola/Tower/Chimney 
      f.    Decorative cornice of roof line 
 
3. Facade Bay Window 
      g.    Balcony 
      h.    Porch 
       i.    Shutters 
       j.    Window trim with 4” minimum width 
       k.    Patterned finish (scales, shakes, wainscoting, brick, or 
stone) 

 
The City Council may modify proposed conditions and add additional conditions if the requested 
conditions are deemed necessary to protect the public health, welfare and safety of the public. 
All other conditions placed upon the zoning district must be agreed upon by the applicant.  
 
BUDGET RELATIONSHIP: 
N/A 
 
STRATEGIC PLAN RELATIONSHIP: 
N/A 
 
STAFF RECOMMENDATION: 
Planning Staff opinion is the conditional rezoning request is consistent with the 
recommendations of the Comprehensive Land Use Plan and Land Use Plan Map.   
 
Planning Staff opinion is the City of Goldsboro can provide for the public’s safety and meet 
transportation and utility demands for the subject property while maintaining sufficient levels of 
service to existing developments.   
 
Planning Staff opinion is the proposed R-6/General Business Conditional Zoning District will 
not impair or injure the health, welfare and safety of the public. 
 
Planning Staff opinion is the proposed R-6/General Business Conditional Zoning district will 
address Goldsboro’s housing shortage, offering increased housing options and affordability 
while providing economic, social and environmental benefits that enhance residents and their 
quality of life through a well-designed residential community. 
 
Therefore, Planning staff recommends approval of the proposed R-6/General Business 
Conditional Zoning District with all agreed upon conditions.  
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REQUIRED ACTION 
 
Refer to the attached worksheet and review the consistency and inconsistency statements. 
Planning Commission shall vote to adopt one of these statements and form a recommendation for 
approval or denial that staff shall present to City Council at the November 3, 2025, meeting.  
 
MANAGER'S RECOMMENDATION: 
N/A 

  
APPROVERS 
Mark Helmer   
Sakeithia Reece   
Laura Getz   
Matthew Livingston   
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P a g e  1 | 1 
 

CITY OF GOLDSBORO PLANNING COMMISSION 
CZ-3-25 EAGLES REACH 

WORKSHEET 
   

Pursuant to NCGS 160D-604(d), when the Planning Board (Planning Commission) 
is conducting a review of a proposed zoning text or map amendment, the Planning 
Board (Planning Commission) shall advise and comment on whether the proposed 
action is consistent with the City of Goldsboro Land Use Plan. The Planning Board 
(Planning Commission) must provide the City of Goldsboro City Council with a 
written recommendation that addresses plan consistency or inconsistency, and other 
matters as deemed appropriate by the Planning Board (Planning Commission).  

 
Consistency Statement: The City of Goldsboro Planning Commission finds the 
proposed rezoning to be consistent with the Low and Medium land use designation. 
The City of Goldsboro Planning Commission finds that the rezoning request is 
reasonable and in best public interest due to the fact that the proposed zoning and 
land use are compatible with the Comprehensive Land Use Plan and Land Use Plan 
Map.  In addition, the City of Goldsboro will be able to provide sufficient public 
safety and meet transportation and utility demands for the subject property while 
maintaining sufficient levels of service to existing developments.  Staff believes 
that the proposed rezoning will not impair or injure the health, safety and general 
welfare of the public. Although General Business is not a corresponding zoning 
district within the Medium-Density land use category, staff believe that commercial 
development could promote high quality, accessible developments serving the 
needs of the community and surrounding area.  Lastly, the proposed conditional 
rezoning and land use request will address Goldsboro’s housing shortage, offering 
increased housing option and affordability while providing economic, social and 
environmental benefits that enhance  residents and their quality of life.  The City of 
Goldsboro Planning Commission recommends approval of the rezoning request to 
the Goldsboro City Council. 
 
Voting Record for Recommendation:  
 
Yes                              No      

 
Inconsistency Statement: The City of Goldsboro Planning Commission finds the 
proposed rezoning to be inconsistent with the Low and Medium land use 
designation and finds that this rezoning, if executed, would have a negative impact 
on the public. The City of Goldsboro Planning Commission deems this proposed 
rezoning to not be appropriate and does not recommend approval to the City of 
Goldsboro City Council. The City of Goldsboro Planning Commission finds the 
proposed rezoning to be inconsistent with the land use plan. The City of Goldsboro 
Planning Commission recommends denial of the rezoning request to the Goldsboro 
City Council. 
 
Voting Record for Recommendation:  

 
Yes                                   No _______ 
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  Page 4 of 7  

PROJECT NARRATIVE  

As part of a complete applica�on, a writen project narra�ve that provides detailed informa�on regarding your 
proposal must be included. On a separate sheet of paper, please address each of the letered items listed below 
(answers must be submited in both hard copy and electronic copy using the Adobe .PDF or MS Word .DOCX file 
formats):  

 A lis�ng of contact informa�on including name(s), address(es) and phone number(s) of: the owner of record, authorized agents or 
representa�ves, engineer, surveyor, and any other relevant associates;  

 A lis�ng of the following site data: Address, current zoning, parcel size in acres and square feet, property iden�fica�on number(s) 
(PIN), and current legal descrip�on(s);  

 A lis�ng of general informa�on including: the proposed name of the subdivision, the number of proposed lots, acreage dedicated for 
open space or public use, acreage dedicated within rights of way;  

 A statement showing the proposed density of the project with the method of calcula�ng said density shown;  

 Discuss proposed infrastructure improvements and phasing thereof (i.e. proposed roadways, sewer systems, water systems, 
sidewalks/trails, parking, etc.) necessary to serve the subdivision; length of each, expected sewer alloca�on.   

 A narra�ve addressing concerns/issues raised by neighboring proper�es (discussing your proposal with the neighboring land owners 
is recommended to get a sense of what issues may arise as your applica�on is processed);  

 A descrip�on of how conflicts with nearby land uses (livability, value, poten�al future development, etc.) and/or disturbances to 
wetlands or natural areas are being avoided or mi�gated;  

 Provide jus�fica�on that the proposal will not place an excessive burden on roads (traffic), sewage, water supply, parks, schools, fire, 
police, or other public facili�es/services (including traffic flows) in the area;  

 A descrip�on of proposed parks and/or open space. Please include a brief statement on the proposed ownership and maintenance of 
said areas;  

 A proposed development schedule indica�ng the approximate date when construc�on of the project, or stages of the same, can be 
expected to begin and be completed (including the proposed phasing of construc�on of public improvements and recrea�onal and 
common space areas).  

 List of devia�ons from the town’s minimum UDO requirements.  

 List of improvements that exceed the town’s minimum UDO requirements.  

 Expected sales, rental prices  

 Architectural standards if applicable.   
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  Page 5 of 7  

INFORMATION TO BE PROVIDED ON PLAN  

The City of Goldsboro Site Plan Requirements can be found in Appendix A of the Unified Development Ordinance. Site 
plans shall contain the following informa�on, if applicable, as determined by the Planning Director:  

 Preferred sheet size is 24” x 36” for site plans (maximum sheet size of 30” x 42”); if more than one sheet, all sheets should be 
numbered; should be the same size and scale; and should show match lines, along with an index sheet.  

 Submitals should also be made in digital PDF file format.  

 The site plan shall be prepared by a professional engineer, registered land surveyor, or licensed architect.  

 Engineer’s scale – no smaller than 1” = 100’ for Site Plans unless approved by staff.  Larger scale showing more detail is beter.  Include 
both a graphic scale and a numeric scale. The site plan shall be based on the latest tax map informa�on and shall be of a size as 
required by each individual site plan.   

 North arrow or compass rose.  

 Date (original and all revisions) should be shown on all sheets.  

 A vicinity map of the site with reference to surrounding areas and exis�ng street loca�ons.  

 The name and address of the owner and site plan applicant, together with the names of the owners of all con�guous land and of 

property directly across the street as shown by the most recent tax records  Proof of ownership - Deed book and page reference 
demonstra�ng ownership of property.  

 Parcel Iden�fica�on Numbers (PIN) for site and adjacent proper�es.  

Exis�ng Condi�ons:  

 The total area (acreage), and the exterior boundary of all land included in the request for approval (defined by meets and bounds, 
with the source of all boundary informa�on referenced).  All adjoining property lines should also be shown.  

 Loca�on of all exis�ng structures, including their outside dimensions and eleva�ons, streets, entrances, and exits on the site, on 
con�guous property, and on property directly across the street.   

 Required setbacks, setback lines, or typical lots.  

 Loca�on, width and iden�fica�on of all exis�ng easements (public and private), defined by centerline bearings, distances and �es to 
property corners (with standard notes).  

 Loca�on of exis�ng watercourses, ponds, flood zones, water supply watershed areas, and riparian buffers.  

 Show all exis�ng physical features, including exis�ng trees greater than eight (8) inches in diameter measured four and one-half (4.5) 
feet above ground level include the tree line of wooded areas and individual trees eight (8) inches in diameter or more, iden�fied by 
common or scien�fic name, and significant soil condi�ons.   

 Topography showing exis�ng contours at no greater than ten (10) foot intervals. All reference benchmarks shall be clearly designated.  

 Exis�ng zoning of the property, including zoning district lines where applicable.  

 Loca�on of exis�ng sanitary waste disposal systems, water mains and appurtenances (including fire hydrants) on or adjacent to the 
parcel.  
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 Other u�lity lines both under- and above-ground, including electric power, telephone, gas, cable television  Exis�ng open space 

and any other common areas.  

 Exis�ng parking and loading areas.  

Proposed Condi�ons:  

 All proposed streets, drives, parking areas, fire lanes and access, loading and unloading areas with dimensions, traffic paterns, access 
aisles, and curb radii.   

 The total quan�ty of parking spaces required, and the total quan�ty of parking spaces provided.  Indicate uses of buildings.  

 Sight distance triangles (minimum 10’ by 70’ for driveway intersec�ons at ROW lines; or as per NCDOT requirements.  

 Loca�on of all proposed structures, including their outside dimensions and eleva�ons, streets, entrances and exits on the site.  

 Sidewalks, trails and other pedestrian ways with loca�ons, dimensions, and surfacing, including handicap curb cuts.  Internal 
sidewalks and/or other proposed means of pedestrian access (note:  internal pedestrian access should connect with public ROW 
sidewalk).  

 General loca�on and design of proposed sanitary waste disposal systems, water mains and appurtenances (including fire hydrants) 
on or adjacent to the parcel, as applicable.   

 Proposed other u�lity lines both under- and above-ground, including electric power, telephone, gas, cable television.   

 Loca�on of all US Clean Water Act Sec�on 404 wetland areas, deten�on/reten�on ponds (Best Management Prac�ces), riparian 
buffers and impervious surface areas with area dimensions, and ra�os of impervious surface to the total size of the lot.   

 Loca�on of all proposed common areas.  

 All parcels of land proposed to be designated, dedicated and/or reserved, for public or private use, shown with total land area and 
boundary descrip�ons.  

 Distance between buildings and height of buildings.  

 Building loca�ons, footprints, entrances area by floor (sq.�.), finished floor eleva�on (first).  

 Loca�on, dimensions, and details of signs per the requirements of Ar�cle 10, Part III.   

 Proposed building eleva�ons and floor plans, if applicable.   

 Conceptual traffic impact analysis.   

 Conceptual grading plan:  proposed contours with a maximum of two-foot contour intervals within 100 feet of all buildings and along 
all driveways, entrances, exits, private streets, parking areas, loading areas, retaining walls and a maximum of ten-foot contour 
intervals for the remainder of the property.  Supplement with spot eleva�ons where necessary.  All topography should be referred 
to permanent benchmarks and referenced to accepted datum.  

 Conceptual stormwater management provisions.  

 Total impervious surface square footage and percentage calcula�ons for all development.  

 Conceptual site ligh�ng plan:  
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 Dumpster (or any other trash handling facili�es) loca�on, proposed screening labeled with height material, dimensions of concrete 
pad and details of gates, including support.  Any dumpster to be used for recycling should be labeled as such.  

 Landscape Plan:  Include the genus and species, common name, quan�ty, size and loca�on of all plant material proposed to meet 
Ar�cle 6.3, Landscaping, Screening and Buffer Standards. The plan must include a “plant list” (in chart form), which should be coded 
to the plan.  Show all calcula�ons used to determine the quan�ty of plants required. All proposed plan�ngs should be coordinated 
with both the u�lity plan and the grading/storm drainage plan to eliminate conflicts.  No landscaping allowed in water or sewer 
easements.   

 Descrip�on of all fences, walls and/or berms used to fulfill landscaping or screening requirements with details and cross sec�ons as 
needed (all fences over 6 feet must be sealed by a licensed Engineer).  
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EAGLES REACH

Srinija Tummalapalli., P.E.

Conditional Rezoning 

Introduction
Colliers Engineering & Design 2

Project Name: Eagles Reach
PIN: 2671730043
Tax ID: 07H06000005011
Property Address: 3003 US Hwy 70 W, Goldsboro, NC 27530.
Property Owner: Goldsboro Land Group, LLC.

 2919 Breezewood Ave Suite 400, Fayetteville NC 28303-5283.
Engineering Firm: Colliers Engineering and Design
Contact: Srinija Tummalapalli., P.E.
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Project Narrative
Colliers Engineering & Design 3

The Eagles Reach project is a thoughtfully planned development that proposes the transformation of 
approximately 36.94 acres of land into a vibrant mixed-use community, strategically integrating residential and 
commercial uses. This rezoning request aims to reclassify the parcel from its current Wayne County designation to 
appropriate zoning classifications within the City of Goldsboro jurisdiction, in alignment with the City's 
comprehensive growth and land-use objectives.

The proposed development is divided into two primary sections:

Section 1 is envisioned as a residential neighborhood featuring modern townhomes designed to meet the 
growing demand for diverse housing options in the region. This section will incorporate open space areas, 
pedestrian connectivity, and environmentally sensitive site planning, supporting sustainable and community-
focused living. The open spaces are owned and maintained by HOA of the Eagles Reach Subdivision.

Section 2 is intended for future commercial development, offering opportunities for retail, services, and 
potentially office uses that will serve both the new residential population and the surrounding community. The 
commercial component is designed to be complementary to the residential area, promoting a walkable, 
integrated, and livable neighborhood.

Project Narrative (Continued.)
Colliers Engineering & Design 4

The project will comply with applicable City of Goldsboro zoning standards. Careful 
consideration will be given to stormwater management, traffic circulation, utility access, and 
streetscape design to ensure a well-functioning and visually cohesive development. The design intent 
prioritizes compatibility with adjacent land uses and contributes positively to the character and 
economic vitality of the area.

 
framework, promote sustainable development, and provide a balanced mix of uses that support the 
long-term vision of the Goldsboro community. We respectfully request your consideration and 
support for this rezoning application.
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Overall Site Plan
Colliers Engineering & Design 5

Site Plan Details

(Note: Images show elements that will be used in the proposed development but are not the exact design.)

Colliers Engineering & Design 6

GAZEBO PICNIC AREA
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Section-1: Residential Development
Colliers Engineering & Design 7

Project Area: 28.33 acres
Current Zoning: CS (Community Shopping, Wayne County Zoning)
Proposed Zoning: R-6-CU (Goldsboro Zoning)
Development Overview
Proposed Units: Townhomes
Total Units: 174 (62 end units, 112 middle units)
Setbacks:

Front: 25 ft
Back: 25 ft
Side: 8 ft
Corner: 25 ft

Section-1: Residential Development (Cntd)
Colliers Engineering & Design 8

Minimum Lot Area: 4,840 sq ft + 2,200 sq ft per additional townhome

Open Space
Required Open Space: 5.67 acres (20%)
Provided Open Space: 8.50 acres (30%)

Proposed Density
The residential area will achieve a density of 6.15 units per acre, ensuring an efficient and 
balanced use of land while maintaining community standards.

Page 78 of 139



Section-2: Commercial Development
Colliers Engineering & Design 9

Project Area: 8.57 acres

Current Zoning: CS (Community Shopping, Wayne County Zoning)
Proposed Zoning: GB-CU (Goldsboro Zoning)
Parcels
Parcel 1: 2.777 acres
Parcel 2: 2.262 acres
Parcel 3: 2.240 acres
This section will accommodate commercial uses, complementing the residential townhomes in 
Section 1.

Off-site Utilities: Sewer
Colliers Engineering & Design 10

The proposed Eagles Reach development will also develop offsite sanitary sewer 
system to connect to the existing sanitary manhole which bridges the gap between the 
exiting sanitary manhole and the property. The sewer network will connect to an existing 
municipal sewer manhole located near the intersection of Isaac Smith Road and North 
Carolina Highway 581 South. 

 To facilitate this connection, an 8-inch gravity sewer will be installed, extending 
approximately 1,705 linear feet from the development site to the existing sewer 
infrastructure. This offsite extension is designed in coordination with applicable utility 
standards and will be constructed to ensure reliable and efficient wastewater conveyance. 
The installation will be coordinated with the City of Goldsboro and relevant utility agencies 
to minimize disruption and ensure long-term serviceability.
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Off-site Utilities: Water
Colliers Engineering & Design 11

The water distribution system for the Eagles Reach development will tie into 
existing public water infrastructure at two strategic locations to ensure adequate 
capacity, pressure, and redundancy for domestic use and fire protection. These 
connection points include:
 The northeast corner of the project site, and
 The intersection of Isaac Smith Road and Westbrook Avenue

This dual-connection approach is intended to optimize flow capacity and ensure 
consistent water service throughout the development. The design and installation 
of the water infrastructure will comply with City of Goldsboro and state utility 
requirements, with attention to long-term operational efficiency, service reliability, 
and public safety.

Design Standards - Entrance Details

(Note: Images show elements that will be used in the proposed development but are not the exact design.)

Colliers Engineering & Design 12

The entrance for section-1 
(residential development) 
would be similar to the 
image shown and the 
materials used for this 
entrance sign include but 
not limited to

Metal
Wood
Natural Stone
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Design Standards - Mail Box

(Note: Images show elements that will be used in the proposed development but are not the exact design.)

Colliers Engineering & Design 13

The mailbox for section-1 (residential 
development) would be similar to the image 
shown

Materials used shall be authentic in 
appearance (brick, stone, masonry blocks)

Design Standards  Streetlights and Road Signs 
Signs

(Note: Images show elements that will be used in the proposed development but are not the exact design.)

Colliers Engineering & Design 14

The streetlights planned for the proposed 
development will resemble those depicted 
in the image.

The road signs planned for the proposed 
development will be similar in design to 
those shown in the image.
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Design Standards - Town Homes

(Note: Images show elements that will be used in the proposed development but are not the exact design.)

Colliers Engineering & Design 15

he inner units.
Townhouse will use a variety of colors to achieve individual character

ns that shall be covered on all sides with 
brick or stone. 
Areas under the porches may be enclosed with lattice.
All town homes units will have a combination of two or more of the following materials on the front façade (not counting the foundation): stone, brick, lap siding, fiber 
cement siding, shake or board and batten.
All siding will be fiber cement. Vinyl may only be used for soffits, fascia, and comer boards.
No two town home units in a building shall have the same exterior paint color scheme.
All town homes shall be two - three stories.
Town home building exterior shall be wood clapboard, cement fiber board or shingle, wood board and batten, brick or stone and may contain heavy timber details or 
metal accents.

Design Standards - Town Homes 
(Continued)

(Note: Images show elements that will be used in the proposed development but are not the exact design.)

Colliers Engineering & Design 16

All town homes units shall provide detained design elements using at least (1) of the features from each of the three categories 
below:
1. Entrance

2. Roof
Dormer
Gable
Cupola/Tower/Chimney
Decorative cornice of roof line

3. Facade Bay Window
Balcony
Porch
Shutters

Patterned finish (scales, shakes, wainscoting, brick, or stone)
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Landscape Details:
Colliers Engineering & Design 17

The landscape design for the Isaac Smith Tract development prioritizes visual appeal, environmental sensitivity, and compliance 
with applicable zoning and buffering requirements. The plan incorporates a combination of native and ornamental vegetation to 
provide an attractive streetscape, effective screening, and enhanced site aesthetics.

To ensure appropriate separation between the development and adjacent land uses, the project includes the following buffer 
provisions:

A 28-foot landscape buffer is proposed along the street frontage of the property, providing screening o the residential lots form 
the traffic , promotes pedestrian comfort, and contributes to the visual character of the neighborhood.

A 20-foot buffer strip is incorporated along the side and rear property boundaries, offering a natural screen that enhances 
privacy and softens the transition between the proposed development and surrounding properties.

Detailed planting layouts and species selections are included in the submitted landscape plan. The design features a representative 
100-foot buffer section, illustrating spacing, layering, and typical plant types. Tree species have been selected based on their 
adaptability to local conditions. The proposed landscaping will be maintained in accordance with city requirements and contribute 
positively to the overall quality and identity of the Isaac Smith Tract development.

Landscape Plan
Colliers Engineering & Design 18
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  Item 6.4 
CITY OF GOLDSBORO 
AGENDA MEMORANDUM 
SEPTEMBER 29, 2025 PLANNING COMMISSION/BOARD OF ADJUSTMENT 
MEETING 
 

  
TITLE: CZ-4-25 TUCKER TRACE (Highway Business/Residential-16 to 

Residential-6/General Business Conditional Zoning) – South side of 
Tommy’s Road, between US Hwy. 117 North and Deans Lane 

 
DEPARTMENT:
  

Planning 

 
 
BACKGROUND: 
ADDRESS:  TBD 
PARCEL: 3601-50-3388 
OWNER:  Marks Farms LLC 
APPLICANT: Marks Farms LLC  
                      c/o Mr. Matt Botzum 

 
 
The applicant requests a change of zone from the Highway Business/Residential-16 to 
Residential-6/General Business Conditional Zoning District to construct a new mixed-use 
development consisting of 120 single-family detached residential lots and 4 commercial lots 
within the corporate limits of Goldsboro.  
 
The Residential-6 Zoning District was established to accommodate both single and multifamily 
residential uses and to prohibit all activities of a commercial nature, except for certain home 
occupations. The minimum lot size is six thousand square feet for a detached single-family 
dwelling.   The General Business Zoning District was established to accommodate the widest 
range of uses providing general goods and services to the community. The district is intended to 
promote high quality, accessible developments serving the needs of the community and 
surrounding area. There is no minimum lot size.     
 
Area:   45.9 acres: Proposed as (R-6CZ) 
            10.5 acres: Proposed as (GB) 
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SURROUNDING ZONING  
 
 
 
 
 
 
 

 
LAND-USE PLAN     The property is identified as within the Medium-Density, Mixed-Use I 
and Mixed-Use II land use category. Medium and High-Density Residential land uses have been 
designated for areas that have water or sewer service or where plans exist to extend water or 
sewer service. Although the requested Residential-6 Conditional Zoning District is not a 
corresponding zoning district in the Medium Density land use category, Goldsboro’s 
Comprehensive Land Use Plan encourages higher density development where City water and 
sewer services are available.  
 
Mixed-Use I and II land use categories will allow a mixture of commercial uses some of which 
may or may not have an impact on or produce some conflict with adjacent lower density 
districts. Office and Institutional usage is recommended as a buffer/transition between lower and 
higher density land uses. 

Adjacent Zoning and Land Uses 

North  R16/RM9 Single-family detached 

South R16 Single-family detached 

East R16 Single-family detached 

West GB Agriculture; woodlands 

 
DISCUSSION: 
The applicant is requesting a change of zone for 
the subject property from the Highway 
Business/Residential-16 to Residential-
6/General Business Conditional Zoning District 
to construct a residential subdivision consisting 
of 120 lots and 4 additional individual lots for 
commercial use. 

 
 
Per NCGS 160D-102, a conditional zoning request is a legislative zoning map amendment with 
site-specific conditions incorporated into the zoning map amendment.  
 
If a petition for conditional zoning is approved, the development and use of the property shall be 
governed by the ordinance requirements of the parallel  Residential-6 and General Business 
Conditional Zoning Districts except those superseded by specific conditions, the approved 
concept plan, and any additional approved rules, regulations, and conditions, all of which shall 
constitute the zoning regulations for the approved district, and are binding on the property as an 
amendment to these regulations and to the Official Zoning Map.  Should the applicant deviate 
from the minimum requirements of the proposed Residential-6/General Business Conditional 
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Zoning Districts, the deviations shall be identified on the concept plan for Council approval. 
 Deviations are included in this staff report. 
 
Existing Land Use      The majority of the site is vacant and used for agricultural-related 
purposes.  An existing stream tracks near the northern and eastern property boundaries.  This 
stream is flanked by a 50 ft. Neuse River Basin riparian buffer. 
 
An existing 195 ft. in height cell tower is located on lot #126 which is at the northeast corner of 
the proposed subdivision and is served by a 30 ft. ingress/egress and utility easement off Deans 
Lane. 
 
Access    The subdivision will be served by two 
points of access directly from W. Tommy’s 
Road, which is a state-maintained street (SR 
1571).  According to NCDOT, no roadway 
improvements will be required for the proposed 
subdivision. 

 
 
Phasing Plan      If approved, the proposed 120-lot residential subdivision will begin a 4-phase 
construction schedule with phase I to start in July of 2026. 
 

•    Phase I:  Lots 1-5, 52-63, 88-121, 126-127 
•    Phase II:  Lots 64-86 
•    Phase III:  Lots 6-16, 45-51, 124, 128-129 
•    Phase IV:  Lots 17-44 

 
Density       120 units/45.9 acres = 2.61 dwelling units/per acre 
 
Proposed Zoning 

    R-6CZ:                  GB: 
   Min. lot size:                            5,400 sq. ft.             N/A 

        Min. lot width:                          45 ft.                       N/A 
        Min. front setback:                   15ft.                        20 ft. 
        Min. side setback:                    5 ft.                         15 ft.         

   Min. side corner setback:        10 ft.                       15 ft. 
        Min. rear setback:                    15 ft.                        25 ft. 
        Max. building height:                2 stories                   N/A            
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Required Open Space 
The proposed development will provide 18.9 
acres of open space (20% of the gross site area). 
 Open spaces will include both active 
(playgrounds, basketball court, mail kiosks and 
walking trails) and passive (stormwater green 
space and required buffer areas) spaces.  All 
open spaces will be held in common ownership, 
for the perpetual benefit of residents of the 
development by a HOA (Homeowners 
Association). 

 
     
Parking Requirements  

   Residential: 2 per single-family household (120) = 240 spaces         
   Commercial: TBD for commercial lots at time of development     

 
Engineering       City water and sewer will be extended to the site by the developer from 
Commerce Drive directly west from the proposed subdivision.   
 
Storm Water Plan       Surface or underground storm drainage facilities are proposed for all 
streets, driveways and parking/loading areas.  Proposed stormwater control ponds have been 
identified throughout the subdivision per the city’s UDO and state regulations.  All will be 
accessed by utility easements granted to the City of Goldsboro for inspection purposes by 
Engineering staff. 
 

  
 
Proposed public/private infrastructure 
 
    Roadways: 5,680 +/- linear ft. (Public) 
    Water mains: 6,860 +/- linear ft. (Public) 
    Sewer mains: 5,600 +/- linear ft. (Public) 
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    Sidewalks: 3,200 linear ft. (Public) 
    Trails: 2,632 linear ft. (Private) 
 
Streets       The developer will be responsible for the construction of 60 ft. wide streets with 
pavement widths of 31 ft. back-to-back in accordance with City standards.   
     
Sidewalks      4 ft. wide internal handicap accessible sidewalks will be provided on one side of 
the streets connecting residential dwellings to other destinations such active and passive open 
spaces to include playgrounds, mail kiosks and other site amenities. 
 
Street signs and lighting       Street signs and lighting will be provided for the subdivision in 
accordance with City standards. 
 
Utilities       All utilities will be required to be installed underground. 
 
Interconnectivity       Interconnectivity has been identified along the eastern and southern 
property boundaries. 
 
Subdivision signage       Two (2) monument 
signs are proposed and located at the entrance 
of the subdivision.  Signs will be required to be 
located on private property, as well as not be 
located within sight triangles obstructing views 
of the motoring public.  

 
 
Landscaping: The applicant has submitted a landscape plan that meets and exceeds the City’s 
landscape ordinance.  A 15 ft. wide Type B landscape buffer will surround the entire 
development.  Each residential lot will have one large tree installed in the front yard and any 
side lot abutting another street.  A 20 ft. wide Type C landscape buffer yard and a 6 ft. in height 
privacy fence will be provided between the commercial lots and the residential subdivision. 
Street trees will be provided along Alexandra Road to Ally Lynn Way to serve as an aesthetic 
buffer for residents located along Nashview Drive.  Lastly, a landscape median will be provided 
along Terrence Trail, the main entrance to the new subdivision. 
         
Architectural Standards      Building elevations have been submitted by the applicant.   
Each dwelling unit will be built in accordance with the North Carolina State Building Code. 
 Proposed home plans to include the Chadwick, Davidson, Madison, Morgan, Clayton, and the 
Oakley. 
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TRC REVIEW   
If the rezoning is approved, the development proposal will require a TRC review.     Site plan 
approval will be required before improvements can be authorized for the site and building 
permits are issued.   
 
CONDITIONS OF REZONING     
The applicant has proposed the following as CONDITIONS for the requested Residential-6 
Conditional Zoning District approval: 
     
        Architectural Standards: 

1.    Building height 2-stories, maximum.  
2.    Shutters or window trim shall be provided on the front façade on all homes.  
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3.    The front facades of all homes will feature a minimum two (2) architectural features 
(from the following list):  

a.     Horizontal siding  
b.     Board & Batten siding  
c.     Shake siding  
d.     Stone accent  
e.     Brick accent  
f.     Balcony  
g.    Columns 
h.    Covered porch entry 

 
4. All slab foundations with an exposed height of greater than 12 inches shall be finished 

with masonry product - applies to front and side elevations with right of way frontage.  
5.  Any cantilevered projection shall have cosmetic brackets, or shelf supports directly 

underneath them.  
6. All windows within a street facing facade utilizing siding materials shall either be set in 

full 4” trim at least equivalent to 1-inch x  4-inch board or feature decorative sills and 
pediments. 

7. All windows of a dwelling unit, except for accent windows, picture windows, transoms, 
and bay windows, shall feature a common muntin pattern colonial pattern in half of each 
window. 

8. All dwelling units shall have either a 2-car garage or a 1-car garage. 
9. Garage doors shall have windows or decorative hardware. 

10. A covered front porch is required for all dwelling units. 
11. A minimum 6-feet deep outdoor patio shall be provided on all dwelling units. 
12. All homes shall have minimum 12-inch eaves on two sides. 
13. All corner lot units shall have a minimum of one window, facing the public right-of-way. 
14. To ensure visual variety and maintain aesthetic appeal, no home will feature the same 

exterior siding and trim color combination as a house directly adjacent or directly across 
the street from it. 

 
 
BUDGET RELATIONSHIP: 
N/A 
 
STRATEGIC PLAN RELATIONSHIP: 
N/A 
 
STAFF RECOMMENDATION: 
Staff is recommending approval of the conditional rezoning request since the proposed zoning 
and land use is compatible with the Comprehensive Land Use Plan and Land Use Plan Map.  In 
addition, the City of Goldsboro will be able to provide sufficient public safety and meet 
transportation and utility demands for the subject property while maintaining sufficient levels of 
service to existing developments.  Staff believe that the proposed rezoning will not impair or 
injure the health, safety, and general welfare of the public.  Lastly, the proposed conditional 
zoning and land use request will address Goldsboro’s housing shortage, offering increased 
housing options and affordability while providing economic, social, and environmental benefits 
that enhance residents and their quality of life. 
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REQUIRED ACTION            
Refer to the attached worksheet and review the consistency and inconsistency statements. 
Planning Commission shall vote to adopt one of these statements and form a recommendation 
for approval or denial that staff shall present to City Council at the November 3, 2025, meeting. 
 
MANAGER'S RECOMMENDATION: 
N/A 

  
APPROVERS 
Mark Helmer   
Sakeithia Reece   
Laura Getz   
Matthew Livingston   
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P a g e  10 | 10 
 

CITY OF GOLDSBORO PLANNING COMMISSION 
CZ-4-25 TUCKER TRACE 

WORKSHEET 
   

Pursuant to NCGS 160D-604(d), when the Planning Board (Planning Commission) 
is conducting a review of a proposed zoning text or map amendment, the Planning 
Board (Planning Commission) shall advise and comment on whether the proposed 
action is consistent with the City of Goldsboro Land Use Plan. The Planning Board 
(Planning Commission) must provide the City of Goldsboro City Council with a 
written recommendation that addresses plan consistency or inconsistency, and other 
matters as deemed appropriate by the Planning Board (Planning Commission).  

 
Consistency Statement: The City of Goldsboro Planning Commission finds the 
proposed rezoning to be consistent with the Medium land use designation. The City 
of Goldsboro Planning Commission finds that the rezoning request is reasonable 
and in best public interest due to the fact that the proposed zoning and land use are 
compatible with the Comprehensive Land Use Plan and Land Use Plan Map.  In 
addition, the City of Goldsboro will be able to provide sufficient public safety and 
meet transportation and utility demands for the subject property while maintaining 
sufficient levels of service to existing developments.  Staff believes that the 
proposed rezoning will not impair or injure the health, safety and general welfare 
of the public.  Lastly, the proposed conditional rezoning and land use request will 
address Goldsboro’s housing shortage, offering increased housing option and 
affordability while providing economic, social and environmental benefits that 
enhance  residents and their quality of life.  The City of Goldsboro Planning 
Commission recommends approval of the rezoning request to the Goldsboro City 
Council. 
 
Voting Record for Recommendation:  
 
Yes                              No      

 
Inconsistency Statement: The City of Goldsboro Planning Commission finds the 
proposed rezoning to be inconsistent with the Medium land use designation and 
finds that this rezoning, if executed, would have a negative impact on the public. 
The City of Goldsboro Planning Commission deems this proposed rezoning to not 
be appropriate and does not recommend approval to the City of Goldsboro City 
Council. The City of Goldsboro Planning Commission finds the proposed rezoning 
to be inconsistent with the land use plan. The City of Goldsboro Planning 
Commission recommends denial of the rezoning request to the Goldsboro City 
Council. 
 
Voting Record for Recommendation: 
 

 
Yes                                   No _______ 
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  Item 6.5 
CITY OF GOLDSBORO 
AGENDA MEMORANDUM 
SEPTEMBER 29, 2025 PLANNING COMMISSION/BOARD OF ADJUSTMENT 
MEETING 
 

  
TITLE: CZ-7-25 VILLAGE ONE: SENIOR AND VETERAN 60+ HOUSING 

(Residential-6 to Residential-6 Conditional Zoning District) – Located on the 
north side of Wilmington Ave. between Sycamore and Isler Streets 

 
DEPARTMENT:
  

Planning 

 
 
BACKGROUND: 

ADDRESS:  TBD 
PARCEL: 2599-91-2474 
OWNER:  Community Technical Assistance, 
Inc. 
APPLICANT: Community Technical 
Assistance, Inc.  
                      c/o Mr. Roland Whitley, Jr. 

 
 
The applicant requests a change of zone from the Residential-6 Zoning District to the 
Residential-6 Conditional Zoning District to develop two (2) multi-family triplexes (1,884 sq. ft.) 
each consisting of three (3) one-story apartments.  
 
The Residential-6 Zoning District was established to accommodate both single and multifamily 
residential uses and to prohibit all activities of a commercial nature, except for certain home 
occupations. The minimum lot size is six thousand square feet for a detached single-family 
dwelling.    
 
Area: 0.14 acres per lot 
 
SURROUNDING ZONING                

 
 
 
 
 
 
 

 
 
 
 

Adjacent Zoning and Land Uses 

North  R6 Single-family detached  

South R6 Single-family detached 

East R6 Single-family detached 

West R6 Single-family detached 
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LAND-USE PLAN:             
The property is identified as being located within the High-Density land use category. 
Residential-6 is a corresponding zoning district within the High-Density Land Use designation. 
 
DISCUSSION: 
The applicant is requesting a change of zone for the subject property from Residential-6 to 
Residential-6 Conditional Zoning District to construct two (2) multifamily triplexes on two 
individual lots. 
 
Per NCGS 160D-102, a conditional zoning request is a legislative zoning map amendment with 
site-specific conditions incorporated into the zoning map amendment.  
 
If a petition for conditional zoning is approved, the development and use of the property shall be 
governed by the ordinance requirements of the parallel Residential-6 Conditional Zoning District 
except those superseded by specific conditions, the approved concept plan, and any additional 
approved rules, regulations, and conditions, all of which shall constitute the zoning regulations 
for the approved district, and are binding on the property as an amendment to these regulations 
and to the Official Zoning Map.  Should the applicant deviate from the minimum requirements of 
the proposed Residential-6 Conditional Zoning District, the deviations shall be identified on the 
concept plan for Council approval.  Deviations are included in this staff report. 
 
Existing Land Use      The property is currently occupied by three (3) residential duplexes of 
masonry/concrete block construction.  Each duplex is considered aged, in 
deteriorating/dilapidated condition and in need of immediate rehabilitation.  

 

 

 
 
Access: Access to the site will be directly from 
Wilmington Avenue. 
 
 
Parking: Required: 1.4 spaces per single 
bedroom unit 
       Proposed: 1 space for each apartment for a 
total of 6 spaces 

 
 
Utilities        Existing city water and sewer utilities are to be replaced with new services. 
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Density proposed        Three (3) units are proposed on each lot for a total of six (6) apartment 
units. 
 
Utilities       All utilities will be required to be installed underground. 
 
Landscaping       Each triplex will have one (1) street tree planted adjacent to all driveways 
fronting Wilmington Avenue.     
 
Fencing       Each triplex will be surrounded by a gated 3 ft. in height black chain-link fence to 
serve as security and open space for the tenants.      
 

Building Elevations and Floorplan        
Building elevations and floorplans have been 
submitted by the applicant.  Each dwelling unit 
will consist of front and rear covered porches, 
one bedroom, one bath, a living room, kitchen, 
utility and laundry room to be built in 
accordance with the North Carolina State 
Building Code.   

 
       
Subdivision, TRC Review, and Site Plan Approval     
 
If the rezoning is approved, the applicant will be required to subdivide the existing lot into two 
individual lots in accordance with the city’s subdivision ordinance and the conditions of the R-6 
Conditional Zoning District.  Once approved, the applicant will be required to make site plan 
application for review and approval by the city’s Technical Review Committee. The Technical 
Review Committee will review the plans for compliance with all City of Goldsboro development 
standards and conditions of the R-6 Conditional Zoning District. City planning will issue site 
plan approval when all standards and conditions have been met.  
  
Conditions of the proposed R-6 Conditional Zoning District     
 
The following are agreed upon deviations between the developer/owner and the City of 
Goldsboro from the minimum and maximum development standards of the City of Goldsboro’s 
Unified Development Ordinance. If the rezoning is approved by City Council, these deviations 
will become conditions of the proposed R-6 Conditional Zoning District.  

1.  Permitted uses: Multi-family dwellings (Two triplexes - 3 units for each individual lot) 
2.  Density: Proposed three (3) units on two individual lots for a total of six (6) apartment 

units.   
3.  Rear Building Setback: Proposed reductions from 25 ft. to 11 ft. per lot. 
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4.  Minimum lot area: Proposed reductions from 10,000 sq. ft. to 6,341 sq. ft. per lot. 
5.  Minimum lot width: Proposed width increases from 60 ft. to 77.5 ft. per lot. 
6.  Minimum front yard setback: Proposed increases from 25 ft. to 31 ft. per lot. 
7.  Landscaping: No required landscaping proposed for the side and rear of lots 1 and 2. 

 
The following architectural standard shall become a condition of the proposed R-6 
Conditional Zoning District  
 
Applicant proposes a modern architectural style with front and rear covered wood porches. 
 Facades will be designed to ensure simplicity consistent with modern architecture incorporating 
sloped roofs, exterior Hardie plank trim and siding. 
 
BUDGET RELATIONSHIP: 
N/A 
 
STRATEGIC PLAN RELATIONSHIP: 
/A 
 
STAFF RECOMMENDATION: 
Planning Staff’s opinion is that the conditional rezoning request is consistent with the 
recommendations of the Comprehensive Land Use Plan and Land Use Plan Map.   
 
Planning Staff’s opinion is that the City of Goldsboro can provide for the public’s safety and 
meet transportation and utility demands for the subject property while maintaining sufficient 
levels of service to existing developments.   
 
Planning Staff’s opinion is that the proposed R-6 conditional zoning district will not impair or 
injure the health, welfare, and safety of the public. 
 
Planning Staff’s opinion is that the proposed R-6 conditional zoning district will address 
Goldsboro’s housing shortage, offering increased housing options and affordability while 
providing economic, social, and environmental benefits that enhance residents and their quality 
of life. 
 
Therefore, Planning staff recommends approval of the proposed R-6 Conditional Zoning District 
with all agreed upon conditions.  
The Planning Commission is requested to review the petition for rezoning and make a 
recommendation in accordance with the attached consistency statement to approve, deny, or 
table the request to a future date. 
 
MANAGER'S RECOMMENDATION: 
N/A 

  
APPROVERS 
Mark Helmer   
Sakeithia Reece   
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Laura Getz   
Matthew Livingston   
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P a g e  6 | 6 
 

CITY OF GOLDSBORO PLANNING COMMISSION 
CZ-7-25 VILLAGE ONE: SENIOR AND VETERAN 60+ HOUSING 

WORKSHEET 
   

Pursuant to NCGS 160D-604(d), when the Planning Board (Planning Commission) 
is conducting a review of a proposed zoning text or map amendment, the Planning 
Board (Planning Commission) shall advise and comment on whether the proposed 
action is consistent with the City of Goldsboro Land Use Plan. The Planning Board 
(Planning Commission) must provide the City of Goldsboro City Council with a 
written recommendation that addresses plan consistency or inconsistency, and other 
matters as deemed appropriate by the Planning Board (Planning Commission).  

 
Consistency Statement: The City of Goldsboro Planning Commission finds the 
proposed rezoning to be consistent with the High-Density land use designation. The 
City of Goldsboro Planning Commission finds that the rezoning request is 
reasonable and in best public interest due to the fact that the proposed zoning and 
land use are compatible with the Comprehensive Land Use Plan and Land Use Plan 
Map.  In addition, the City of Goldsboro will be able to provide sufficient public 
safety and meet transportation and utility demands for the subject property while 
maintaining sufficient levels of service to existing developments.  Staff believes 
that the proposed rezoning will not impair or injure the health, safety and general 
welfare of the public.  Lastly, the proposed conditional rezoning and land use 
request will address Goldsboro’s housing shortage, offering increased housing 
option and affordability while providing economic, social and environmental 
benefits that enhance residents and their quality of life.  The City of Goldsboro 
Planning Commission recommends approval of the rezoning request to the 
Goldsboro City Council. 
 
Voting Record for Recommendation:  
 
Yes                              No      

 
Inconsistency Statement: The City of Goldsboro Planning Commission finds the 
proposed rezoning to be inconsistent with the High Density land use designation 
and finds that this rezoning, if executed, would have a negative impact on the 
public. The City of Goldsboro Planning Commission deems this proposed rezoning 
to not be appropriate and does not recommend approval to the City of Goldsboro 
City Council. The City of Goldsboro Planning Commission finds the proposed 
rezoning to be inconsistent with the land use plan. The City of Goldsboro Planning 
Commission recommends denial of the rezoning request to the Goldsboro City 
Council. 
 
Voting Record for Recommendation: 
 

 
Yes                                   No _______ 
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  Item 7.1 
CITY OF GOLDSBORO 
AGENDA MEMORANDUM 
SEPTEMBER 29, 2025 PLANNING COMMISSION/BOARD OF ADJUSTMENT 
MEETING 
 

  
TITLE: 2026 Meeting Schedule 
 
DEPARTMENT:  Planning 

 
 
BACKGROUND: 
Each year the Planning Commission must approve a regular meeting schedule to be presented for 
City Council approval.  
The schedule is based on the standard meeting days set for the Commission and the legal notice 
requirements set by State statute.  
 
DISCUSSION: 
Review of the schedule for any holiday or other scheduling conflicts is requested. Any conflicts 
will try to be adjusted before the schedule is presented to City Council for approval.  
 
BUDGET RELATIONSHIP: 
N/A 
 
STRATEGIC PLAN RELATIONSHIP: 
N/A 
 
STAFF RECOMMENDATION: 
The Planning Commission is to review the presented dates to determine any conflicts. The 
Commission will then vote to approve the dates. The Schedule will be taken to the City Council 
for final approval.  
 
MANAGER'S RECOMMENDATION: 
N/A 

  
APPROVERS 
Mark Helmer   
April Choice   
Sakeithia Reece   
Laura Getz   
Matthew Livingston   
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  Item 8.1 
CITY OF GOLDSBORO 
AGENDA MEMORANDUM 
SEPTEMBER 29, 2025 PLANNING COMMISSION/BOARD OF ADJUSTMENT 
MEETING 
 

  
TITLE: Member Term Expiration 
 
DEPARTMENT:  Planning 

 
 
BACKGROUND: 
Planning Commission Members are appointed to 3-year terms, and may serve 2 consecutive 
terms. When terms expire, members must vote to appoint new members and/or reappoint 
members to a second term.  
 
DISCUSSION: 
The attached applications have been received for consideration to replace members with expiring 
terms.  
 
Kevin Brown is the only member with an expiring term. It is his second term, so a replacement is 
required.  
 
BUDGET RELATIONSHIP: 
N/A 
 
STRATEGIC PLAN RELATIONSHIP: 
N/A 
 
STAFF RECOMMENDATION: 
Staff is requesting the Planning Commission to review the attached applications, and choose a 
new member to serve on the Commission.  
 
MANAGER'S RECOMMENDATION: 
N/A 

  
APPROVERS 
Mark Helmer   
April Choice   
Sakeithia Reece   
Laura Getz   
Matthew Livingston   
 

Page 136 of 139



Page 137 of 139



Page 138 of 139



Page 139 of 139

Holly Jones
Highlight


	1. Call to Order
	2. Roll Call
	3. Adoption of the Agenda
	4. Approval of Meeting Minutes
	1. Approval of Meeting Minutes for August 11, 2025
	PC_BOA Minutes 8-11-25
	PC 8-11-25 Exhibits


	5. Board of Adjustment Items for Public Hearing   (All witnesses must be sworn in)
	6. Planning Commission Items
	1. Naming a New Street within the City of Goldsboro
	Agenda Memo
	CC legal ad for Oct 6 2025 meeting
	U-5724 Map

	2. CZ-6-25 - Borden Mills - 144 Unit Apartment Comple
	CZ-6 Memo
	CZ-06-25 consistANCY STATEMENT
	2025-09-02 Borden Mill Conditional-Zoning-Application_Signed
	2025-09-02 Borden Mill_Narrative
	CZ-06-25 8.5x11 FLU map
	CZ-06-25 8.5x11 zoning map
	2025-09-02 Borden Mill_Plans
	Sheets and Views
	D 24x36



	3. CZ-3-25 - Eagles Reach (Community Shopping to Resi
	CZ-3 Memo
	CZ-3-25 worksheet
	CZ-Eagles Reach App
	Design Manual 
	CZ-03-24 8.5 x 11 FLU
	CZ-03-25 8.5 x 11 zoning map

	4. CZ-4-25 TUCKER TRACE (Highway Business/Residential
	CZ-4-25 Memo
	CZ-4-25 Worksheet
	Tucker Trace 8-25-25
	TuckerTrace - Map
	CZ-04-25 8.5 x 11 Flu map
	CZ-04-25 Zoning map 8.5 x 11 map

	5. CZ-7-25 VILLAGE ONE: SENIOR AND VETERAN 60+ HOUSIN
	CZ-7-25 Memo
	CZ-7-25 worksheet
	CZ-7-25  app and fee
	CZ-07-25 8.5 x 11 FLU map
	CZ-07-25 8.5 x 11 zoning map


	7. 2026 Meeting Schedule
	1. 2026 Meeting Schedule
	Schedule Memo
	2026 PC Schedule


	8. Member Term Expiration 
	1. Member Term Expiration
	Member Term Memo
	PC Apps for 9-26-25
	PC Current Roster & Terms


	9. Adjournment

	PROJECT NARRATIVE: 
	A lisng of contact informaon including names addresses and phone numbers of the owner of record authorized agents or: On
	toggle_2: On
	A lisng of general informaon including the proposed name of the subdivision the number of proposed lots acreage dedicated for: On
	A statement showing the proposed density of the project with the method of calculang said density shown: On
	Discuss proposed infrastructure improvements and phasing thereof ie proposed roadways sewer systems water systems: On
	A narrave addressing concernsissues raised by neighboring properes discussing your proposal with the neighboring land owners: On
	toggle_7: On
	toggle_8: On
	A descripon of proposed parks andor open space Please include a brief statement on the proposed ownership and maintenance of: On
	A proposed development schedule indicang the approximate date when construcon of the project or stages of the same can be: Off
	List of deviaons from the towns minimum UDO requirements: On
	List of improvements that exceed the towns minimum UDO requirements: On
	Expected sales rental prices: Off
	Architectural standards if applicable: On
	Preferred sheet size is 24 x 36 for site plans maximum sheet size of 30 x 42 if more than one sheet all sheets should be: On
	toggle_2_2: On
	The site plan shall be prepared by a professional engineer registered land surveyor or licensed architect: On
	toggle_4: On
	North arrow or compass rose: On
	Date original and all revisions should be shown on all sheets: On
	A vicinity map of the site with reference to surrounding areas and exisng street locaons: On
	The name and address of the owner and site plan applicant together with the names of the owners of all conguous land and of: On
	toggle_10: On
	Proof of ownership Deed book and page reference: On
	toggle_11: On
	Locaon of all exisng structures including their outside dimensions and elevaons streets entrances and exits on the site on: On
	Required setbacks setback lines or typical lots: On
	toggle_14: On
	toggle_15: On
	Show all exisng physical features including exisng trees greater than eight 8 inches in diameter measured four and onehalf 45: On
	Topography showing exisng contours at no greater than ten 10 foot intervals All reference benchmarks shall be clearly designated: On
	Exisng zoning of the property including zoning district lines where applicable: On
	toggle_19: On
	Exisng open space: Off
	Other ulity lines both underand aboveground including electric power telephone gas cable television: On
	Exisng parking and loading areas: On
	toggle_4_2: On
	The total quanty of parking spaces required and the total quanty of parking spaces provided  Indicate uses of buildings: On
	Sight distance triangles minimum 10 by 70 for driveway intersecons at ROW lines or as per NCDOT requirements: On
	Locaon of all proposed structures including their outside dimensions and elevaons streets entrances and exits on the site: On
	Sidewalks trails and other pedestrian ways with locaons dimensions and surfacing including handicap curb cuts: On
	toggle_9: On
	Proposed other ulity lines both underand aboveground including electric power telephone gas cable television: On
	Locaon of all US Clean Water Act Secon 404 wetland areas detenonretenon ponds Best Management Pracces riparian: On
	Locaon of all proposed common areas: On
	All parcels of land proposed to be designated dedicated andor reserved for public or private use shown with total land area and: On
	Distance between buildings and height of buildings: On
	toggle_15_2: On
	Locaon dimensions and details of signs per the requirements of Arcle 10 Part III: On
	toggle_17: On
	toggle_18: Off
	Conceptual grading plan proposed contours with a maximum of twofoot contour intervals within 100 feet of all buildings and along: On
	Conceptual stormwater management provisions: On
	Total impervious surface square footage and percentage calculaons for all development: On
	Conceptual site lighng plan: On
	Dumpster or any other trash handling facilies locaon proposed screening labeled with height material dimensions of concrete: Off
	Landscape Plan Include the genus and species common name quanty size and locaon of all plant material proposed to meet: On
	toggle_3: On


