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Town of Jamestown 
Planning Board 

 
Welcome to the Town of Jamestown Planning Board meeting.  We appreciate your interest and we encourage public 
participation in our meeting.  Your comments are important to our decision making process.  Please note that there will be 
opportunities during the meeting for you to address the Board members.  The first opportunity will come if there is a public 
hearing on the agenda, when the Chairman declares the hearing open for comment.  The second opportunity to address the 
Board will come near the end of the agenda with the Chairman will inquire if anyone wishes to address the members of the 
Board.  Anyone addressing the Board will approach the podium; give your first and last name and your complete physical 
address.  Comments may be limited to three minutes. 

 
TO:    Planning Board Members 
 
FROM:    Matthew Johnson, AICP; Director of Planning 
 
RE:  Regular Meeting 
  Monday, October 8, 2018 – 6:30 PM 
  Jamestown Town Hall, Council Chambers 

 
Items on the agenda: 

 
1. Call to Order – Art Wise, Chair of the Planning Board 

 
2. Roll Call – Matthew Johnson, Director of Planning 

 
3. Approval of minutes from July 9, 2018, meeting – Art Wise, Chair of the Planning Board 

 
4. Public Hearings: 

Procedure:  Staff will present the case to the Board, followed by commentary from the applicant.  The Chair will open 
the public hearing and request to hear from both those in favor and those opposed.  If you wish to address the Board 
during the public hearing, please come to the podium and state your name and address for the record.  Speakers may 
have up to 3 minutes to address the Board.  Please note, this is not a time for dialogue or discussion and the Board 
may or may not engage with you at this time, even if direct questions are asked.  Once the public hearing is closed, no 
one may speak on the issue unless specifically requested by the Board Chair. 

 
A. Rezoning Case 2018-01 – Request to rezone 5834 W. Gate City Blvd. (parcel # 0155982) 

from Industrial (IND) to Commercial (C). 
a. Public Hearing 
b. Recommendation to Town Council 
c. Adoption of Consistency Statement 

 
5. Public Comment Period:   

Procedure:  The Board Chair will ask the Town Clerk if anyone has signed up to speak to the Board.  It is advisable that 
if you wish to address the Board that you see the Town Clerk prior to the start of the meeting.  Once you have been 
recognized by the Chair, please come to the podium and state your name and address for the record.  Speakers may 
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have up to 3 minutes to address the Board.  Please note, this is not a time for dialogue or discussion and the Board 
may or may not engage with you, even if direct questions are asked. 
 

6. Other business – Art Wise, Chair of the Planning Board. 
 

7. Adjourn 
 

8. Next regularly scheduled meeting will be November 12, 2018, at 6:30pm in the Council 
Chambers. 
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WORKING AGENDA 
 
Items on the agenda: 
 

1.  CALL TO ORDER 
i. Welcome to the October 8, 2018, regularly scheduled Planning Board meeting.  In 

order to allow for all attendees to be able to hear Board business, I would ask that at 
this time, members of the board and the audience please set your cell phones to 
“SILENT”.  As a reminder, public comments are welcome during public hearings and 
during the “PUBLIC COMMENT” portion of the agenda.  Speakers during that portion 
of the meeting will be limited to 3 minutes per speaker. 

 
2.  ROLL CALL      Present   Absent 

 
Art Wise       
 
Sarah Glanville 
 
Eddie Oakley 
 
Ed Stafford 
 
Russ Walker 
 
Richard Newbill, ETJ 
 
Steve Monroe, ETJ 
 
Robert Lichauer, ETJ 
 
Sherrie Richmond, ETJ 
 
Rebecca Rayborn, Council Rep. 
 
 

 
3. Approval of Minutes: July 9, 2018, regular meeting – Art Wise, Chair of the Planning Board 

a. Request from Staff:  Staff requests approval of minutes from July 9, 2018, regular 
meeting as presented. 

i. Motion: 
ii. Second: 
iii. VOTE: 

 
4. Public Hearings 
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A. Rezoning Case 2018-01 – Request to rezone 5834 W. Gate City Blvd. (parcel # 0155982) 
from Industrial (IND) to Commercial (C). 

a. Public Hearing 
i. Board Chair will *OPEN* the public hearing and ask the staff to present 

the case. 
ii. Staff will present the case 

iii. Board Chair will ask if there is anyone who wishes to speak in favor of the 
request. 

iv. Board Chair will ask if there is anyone who wishes to speak in opposition 
to the request. 

v. Board Chair will then *CLOSE* the public hearing. 
vi. Board Chair will ask the Board members for any further discussion.  Once 

discussion is concluded, the Chair will entertain a motion on the item for 
recommendation to the Town Council. 
 

b. Recommendation to Town Council 
i. Request from Staff:  Staff requests Planning Board recommend approval to 

the Town Council as presented. 
ii. Motion: 

iii. Second: 
iv. VOTE: 

 
c. Adoption of Consistency Statement 

i. Request from Staff:  Staff requests Planning Board recommend approval to 
the Town Council as presented.  Planning Board members will be required 
to adopt a statement of consistency – see staff report. 

ii. Motion: 
iii. Second: 
iv. VOTE: 

 
 

5. Public Comment 
a. Reminder from Board Chair to audience:  The Board Chair will ask the Town Clerk if 

anyone has signed up to speak to the Board.  It is advisable that if you wish to address 
the Board that you see the Town Clerk prior to the start of the meeting.  Once you 
have been recognized by the Chair, please come to the podium and state your name 
and address for the record.  Speakers may have up to 3 minutes to address the Board.  
Please note, this is not a time for dialogue or discussion and the Board may or may not 
engage with you, even if direct questions are asked. 
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6. Other business 
 
 
 
 
 
 

 
7. Adjourn 

a. Motion to adjorn: 
b. Second: 
c. VOTE: 

 
 

8. Next regularly scheduled meeting will be November 12, 2018, at 6:30pm in the Council 
Chambers. 

















    
        Zoning Case 2018-01 

Jamestown Planning Department 
           Zoning Staff Report 

 
Planning Board Hearing Date:  October 8, 2018 

 
GENERAL INFORMATION 
 
Applicant: Ted Welborn,  4004 S. Rockingham Rd.,  Greensboro, NC  27407 

Request:  Rezoning of property located at 5834 W. Gate City Blvd. 

Conditions: N/A 

Location:   5834 W. Gate City Blvd. 

Parcel ID#:   0155982 

Public Notice: Notice of Pubic Hearing mailed 09/18/2018   

Tract Size:    Total of all tracts is approximately 1.10 +/- acres. 

Topography: Generally flat. 

Vegetation:  Developed (strip shopping center with parking lot) 

TRC Review: N/A – already developed. 

SITE DATA. 
Existing Use: Leasable commercial space (one restaurant currently occupies space, two vacant 

spaces). 

Adjacent Uses: 

 Adj Zoning Adj Land Uses 
North IND Industrial 
South N/A Outside of TOJ jurisdiction 
East IND Industrial 
West CIV Civic 

 
Zoning History: 
 
Case # Date Summary 
N/A 2009 This property was rezoned as part of the LDO update in 2009. 

 
SPECIAL INFORMATION 
Overlay Districts: This site is not currently subject to any special overlay districts with the exception of 
watershed, which all parcels in Jamestown are subject to. 
 
Environmental: 
Watershed:   Randleman Lake GWA 
Floodplains:    Site is not adjacent to any floodplain per FEMA maps. 
Streams: There do not appear to be any streams adjacent to the property. 
Other:    N/A 
 
Utilities: Public Water and Sanitary Sewer are available near this site. 
 



Landscape Requirements: N/A – already developed. 
 
Tree Conservation Areas (TCA):  N/A – already developed. 
 
Open Space: N/A – Already developed. 
 
Transportation: 
Street Classification:   W. Gate City Blvd. (Major Thoroughfare)   
Site Access: W. Gate City Blvd. 
Traffic Counts: 15,000 trips per NCDOT counts in 2013 at intersection of W. Gate City Blvd. and 

Suttonwood Dr. (approximately 1,400 ft. east of subject property) 
Sidewalks: None existing 
Transit:  N/A 
Traffic Impact Study: No TIS is required. 
Street Connectivity: N/A 
Other:  N/A 
 
IMPACT ANALYSIS 
Land Use Compatibility and 2020 Land Development Plan (LDP) 
 
The future land use map identifies a portion of this parcel as being located in the “Commercial” district.  The 
2020 Land Development Plan defines the “Commercial” districts as:   

COMMERCIAL: Areas designated to accommodate existing commercial & office uses, and a limited amount 
of exclusively commercial & office development outside of designated Activity Centers. Most existing uses 
are located along major roads and at key intersections. Such “strip development” is generally oriented 
towards the automobile, and is characterized by numerous curb cuts and signs, and large amounts of 
parking in front of stores. 
 
The requested C (Commercial) zoning district is consistent with the intent of the LDP.  

 
2020 LDP Goals and Policies Applying To This Proposal 

 
GROWTH MANAGEMENT 
GOALS: 
A. Carefully manage growth, making smart growth decisions that maintain and enhance Jamestown’s special 

community characteristics and heritage. 
B. Strategically locate new land development in the most appropriate places.  
C. Use infrastructure investments as efficiently as possible. 

  
POLICIES: 
 
1.5 Carefully manage land development patterns along existing and planned major roads (e.g. Guilford 

College Road, High Point Road, future Bypass) to maintain their safety and function and create 
welcoming, aesthetically pleasing entranceways that reflect our small-town character.  

1.7 Encourage the development of new commercial uses within designated activity centers to be energy 
efficient, aesthetically pleasing and pedestrian-friendly and the renovation, maintenance and creative 
re-use of existing commercial buildings to provide more retail, business and office uses in convenient 
locations.  

1.8 Encourage industrial uses which are environmentally friendly and generally limited to specific areas along 
High Point Road and Scientific Street. The renovation and adaptive reuse of empty industrial buildings 
is strongly encouraged.  

 



 
PLANNING COORDINATION  
GOALS:  
Coordinate land development planning and decision-making with surrounding jurisdictions, so that future 
land development in Jamestown fits well into its regional context, and maintains and enhances the quality of 
life for citizens in and around its jurisdiction.  
 
POLICIES:  
 
2.3 Identify transitional areas (future growth areas) around the Town’s borders, to manage future 

development that may eventually become part of the Town’s municipal limits.  
 
 
COMMUNITY APPEARANCE 
GOALS: 
Carefully preserve and enhance Jamestown’s small-town character and community appearance as it grows. 
 
POLICIES: 
 
3.1 Value and preserve Jamestown’s small-town feel.  
3.6 Protect, improve and beautify the appearance and function of entrance road corridors, through the use 

of design guidelines, development standards, landscaping & beautification efforts, and overlay district 
regulations.  

 
QUALITY OF LIFE 
GOALS: 
Carefully preserve Jamestown’s natural, cultural and historic resources as we grow. 
 
POLICIES: 
 
4.7 Protect our community from excessive noise, light, and vibration by placing new potentially noxious uses 

in the most appropriate places, and by strengthening and enforcing development regulations including 
requirements for adequate buffers and set-backs.  

 
 
PUBLIC SERVICES AND FACILITIES  
GOALS:  
Provide adequate public services as we grow, consistent with our ability to pay for them.  
 
POLICIES: 
 
5.6 Carefully manage access along major thoroughfares and road entranceways, to protect public safety, road 

function, and community aesthetics.  
 
 
CONFORMITY WITH OTHER PLANS 
Town Plans:   N/A 
Other Plans:   N/A 
 
STAFF COMMENTARY: 
 



This property has been zoned as an industrial zoning for quite some time.  The earliest record that staff could 
find was a zoning map from 2005 showing the property was zoned “LI – Light Industrial”.  During the 2009 
LDO Update, all industrial districts (HI – Heavy Industrial and LI – Light Industrial) were consolidated into a 
more simple “IND – Industrial” zoning district.  The area surrounding this property is used in a more industrial 
manner – self-storage, auto repair, telecommunications tower, manufacturing, etc.  In reviewing the 2006 
Land Development Ordinances, the permitted uses tables did allow restaurants without drive-thrus to be 
permitted within Light Industrial areas.  Hence the reason that Marisol was previously permitted in that 
location.   
 
The property owner wishes to rezone this property to accommodate more commercial-type business uses 
on his property.  The property owner has a potential tenant who wishes to open a beer/wine retail shop with 
an associated bar on the property.  Since the previous ordinances allowed similar uses within the Light 
Industrial area, it seemed logical to request an ordinance amendment to the permitted uses table to allow 
such uses in the Industrial zoning district once again.  However, the Town Council voted on September 18, 
2018, to deny the ordinance amendment.  Thus, the property owner wishes to request a rezoning of his 
property to a “Commercial” zoning district which would allow a greater number of possible commercial uses.   
 
The 2020 LDP’s Future Land Use Map indicates that the area could see a change from its current industrial-
feel to a more commercial-type corridor.  Additionally, the style of the building which exists on the property 
is likely more suited to commercial-type development uses.  Staff believe that the request to rezone this 
property from IND (Industrial) to C (Commercial) is consistent with the intent of the 2020 Land Development 
Plan. 
 
Suggested timeline for consideration: 
Planning Board Public Hearing:  October 8, 2018 
Town Council Public Hearing:  October 16, 2018 
 
The requested zoning districts are consistent with the intent of the LDP and the staff recommend 
approval as presented. 
 
WRITTEN RECOMMENDATION ADDRESSING COMPRENSIVE LAND USE PLAN CONSISTENCY: 
 
Effective October 1, 2017, state law has changed regarding the adoption of “consistency statements” when amending 
zoning ordinances.  I have attached the UNC School of Government’s blog on the topic for your review.  However, I 
thought I would pull some of the pertinent information out and place it below in a bulleted format: 

• Boards are not required to take action that is consistent with an adopted Land Development Plan (aka – 
Comprehensive Plan or “Comp” Plan).  They only need to consider what it says. 

• The Council and Planning Board must adopt a statement that addresses plan consistency when considering 
zoning ordinance amendments. 

• The adopted statement may not be something simple like “we find the request to be consistent/inconsistent 
with adopted policies”.  Rather, it must say how/why the Council feels as it does. 

• The consistency statement must include some modest discussion and explanation about the Planning Board 
and Council’s feelings on their actions.  In other words, the statement should not be crafted beforehand by 
staff. 

• The new law states that the Council must make their statement conform to one of three forms: 
o A statement approving the proposed zoning amendment and describing its consistency with the plan; 
o A statement rejecting the proposed zoning amendment and describing its inconsistency with the 

plan; or 
o A statement approving the proposed amendment and declaring that this also amends the plan, along 

with an explanation of the change in conditions to meet the development needs of the community 
that were taken into account in the zoning amendment. 

• Each consistency statement must include an explanation of why the board deems the action to be 
reasonable and in the public interest. 



 
All amendments must now follow this approach: 

1) Consideration of the proposed zoning amendment and public hearing. 
2) Deliberation by the Board. 
3) Motion on consistency/inconsistency with the Land Development Plan (Comp Plan). 

 
a. If the Board finds that the proposed amendment is inconsistent with the Comp Plan, but wishes to 

approve the amendment, it must also make a motion (separately) to amend the Comp Plan to 
conform to the amendment.  The same is true if the Board finds that a proposed amendment is 
consistent with the Plan, yet wishes to deny the amendment. 

4) Motion to approve/deny the zoning amendment. 
 
 
A sample format is provided on the following pages. 
 
 
 
 
 
 
  



 
 

MOTION  

FINDING PROPOSED AMENDENT CONSISTENT WITH COMP PLAN 

 

I make a motion that the proposed zoning amendment be approved based on the following: 

 

1. The proposed zoning amendment is consistent with the adopted comprehensive plan of the Town of 
Jamestown.  The Planning Board further finds that the proposed zoning amendment is consistent with the 
comprehensive plan because:________________________________. 

AND 

2. The proposed zoning amendment is reasonable.  The Planning Board considers the proposed zoning 
amendment to be reasonable because: 

A. The report of the Town staff finding the proposed zoning amendment to be reasonable is adopted by 
reference.  

B. The Planning Board further finds that the proposed zoning amendment is reasonable 
because:___________________________________________________. 

AND 

3. The proposed zoning amendment is in the public interest. The Planning Board considers the proposed zoning 
amendment to be in the public interest because: 

A. The report of the Town staff finding the proposed zoning amendment to be in the public interest is 
adopted by reference.  

B. The Planning Board further finds that the proposed zoning amendment is in the public interest 
because:___________________________________________________. 

 

 

[Call for second etc .] 

  



 

MOTION  

FINDING PROPOSED AMENDENT INCONSISTENT WITH COMP PLAN 

 

I make a motion that the proposed zoning amendment be rejected based on the following: 

 

1. The proposed zoning amendment is not consistent with the adopted comprehensive plan of the Town of 
Jamestown.  The Planning Board finds that the proposed zoning amendment is inconsistent with the comprehensive 
plan because:__________________. 

AND/OR 

2. The proposed zoning amendment is not reasonable.  The Planning Board considers the proposed zoning 
amendment to be unreasonable because: 

A. The report of the Town staff finding the proposed zoning amendment to be unreasonable is adopted 
by reference.  

B. The Board further finds that the proposed zoning amendment is unreasonable 
because:_________________________________________________. 

AND/OR 

3. The proposed zoning amendment is in the public interest. The Board considers the proposed zoning 
amendment to be against the public interest because: 

A. The report of the Town staff finding the proposed zoning amendment to be against the public 
interest is adopted by reference.  

B. The Board further finds that the proposed zoning amendment is against the public interest 
because:_________________________________________________. 

 

 

[Call for second etc .] 

 

 

 

 

 

 

 

 

 

 

 



MOTION  

TO APPROVE   

ZONING AMENDMENT  

(EVEN IF INCONSISTENT WITH COMP PLAN) 

 

I make a motion that the proposed zoning amendment be approved based on the following: 

1. Even though the proposed zoning amendment is inconsistent with the adopted comprehensive plan of the 
Town of Jamestown, a change in conditions in meeting the development needs of the community has occurred since 
plan adoption.  These changes include: 
________________________________________________________________.  

Furthermore, the Board finds that the proposed zoning amendment meets the development needs of the community 
because:__________________________________________ 

AND 

2. The proposed zoning amendment is reasonable.  The Board considers the proposed zoning amendment to be 
reasonable because: 

A. The report of the Town staff finding the proposed zoning amendment to be reasonable is adopted by 
reference.  

B. The Board further finds that the proposed zoning amendment is reasonable 
because:____________________________________________________. 

AND 

3. The proposed zoning amendment is in the public interest. The Council considers the proposed zoning 
amendment to be in the public interest because: 

A. The report of the Town staff finding the proposed zoning amendment to be in the public interest is 
adopted by reference.  

B. The Board further finds that the proposed zoning amendment is in the public interest 
because:____________________________________________________. 

AND 

4. By approving this motion, the Board also recommends that the Town Council also hereby amend s the Town of 
Jamestown Land Development Plan (comprehensive plan) to reflect the approved zoning amendment. 

 

[Call for second etc .] 

 

 
 
 
 
 
 
Zoning Staff Report prepared for the Town of Jamestown Planning Department by Matthew Johnson, AICP. 



     NOTICE OF PUBLIC HEARING  
Planning Board 

 
ZONING CASE 2018-01 

 
A request for rezoning has been filed with the Town of Jamestown Planning Department for the property shown 
on the attached map (highlighted in green).  The request is described below: 
 
Proposal: Request for rezoning of 5834 W. Gate City Blvd. from “IND – Industrial” to “C – 

Commercial”.   
  

 
Location: The site is located at 5834 W. Gate City Blvd. (in green below). 
 

Applicant: Ted Welborn, 4004 S. Rockingham Rd.  Greensboro, NC  27407 
 
Applicant’s  
Contact: Ted Welborn; 336-707-9393 
 
You are receiving this notice because public records indicate that you own property adjacent to, and within 500 
feet, of this rezoning request, which has been scheduled for a public hearing.  Recipients of this notice may wish 
to share it with their neighbors whose property is nearby the above noted zoning proposal.  
 
The purpose of the public hearing is to allow citizens to comment regarding potential impacts the proposed 
development would have on their properties or on the area in general, and to identify issues or concerns related 
to the appropriateness of the request.   
 
The public hearing is not the appropriate setting to learn about a zoning proposal for the first time.  It is 
difficult to gain understanding of a proposal and offer well thought out comments during the relatively 
short time of a public hearing.  The staff recommend that you contact the applicant or the Town of 
Jamestown prior to the meeting to learn more about the proposal.  
 

 
PUBLIC HEARING 

 
PUBLIC HEARING DATE:  Monday, October 8, 2018   TIME: 6:30 PM 
LOCATION:  Town of Jamestown Town Hall, 301 E. Main St., COUNCIL CHAMBERS 
 
The meeting facilities of the Town of Jamestown are accessible to people with disabilities.  Anyone needing 
special accommodations should call (336) 454-1138.  Notice of public hearing shall also be published in the 
Jamestown News. 
 
Mailed:  September 19, 2018 
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