
 

 
 

 

 

Zoning Map Amendment Request:  ZA-2020.02 

Property Owners: Belmont#1 US321/74Bypass & Southeast Land MGT, LLC; and A G of 
GAST LLC & Others 

Applicants: Pulte Group, represented by Fred Matrulli 

Current zoning: General Residential (G-R)/Traditional Neighborhood Development (TN-D) 

Proposed zoning: General Residential Conditional District (G-R/CD) & Neighborhood Center 
Commercial Conditional District (NC-C/CD) 

Property location: The project site is located on the south side of Armstrong Road between 
Eastwood Drive and the South Fork River bridge. 

Gaston County tax parcel identification number: 188444 
 
Request: to rezone a 462-acre site from General Residential (G-R)/Traditional Neighborhood 
Development (TN-D) with the South Fork Overlay (SF-O), to a General Residential Conditional 
Zoning District (G-R/CD--449 acres) and Neighborhood Center Commercial Conditional district 
(NC-C/CD—13 acres) to accommodate an 809-unit age-restricted residential subdivision 
consisting of detached single-family residential homes and a commercial village center at 
Armstrong Ford Road.  

Map 1. Location of subject property 
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Background: The request is to rezone 462-acre site establishing a conditional zoning district to 
accommodate mixed use community consisting of: 

• 809 age-restricted single-family residential lots resulting in a density of 1.8 dwelling units per 
acre (DUA). 

• Approximately 100 acres of open space. 
• 106 acres of tree canopy (25%) 
• Roadway network includes off-site improvements. 
• Future neighborhood commercial center. 
• Request for relief in minimum lot width requirement. 

The development team has been working with city staff since 2019 on this concept of an age-restricted 
community which included a visit to a Del Webb community. See site plan in attachment D. 
 
Staff Analysis: The subject property is a 462-acre site located at the city’s west jurisdictional boundary, 
bounded by: 

• The South Fork River to the west. 
• Armstrong Ford Road and the residential communities of Courtyards at Cramerton and 

Timberlake to the north. 
• The developed communities of Point Crossing, Amberley, and Southpoint Ridge to the east. 
• The South Fork River and vacant property to south.  

 
Historic photographs of the subject site reveal the property may have had hunting/fishing cabins that are 
long since gone, and some areas of open pasture. 



 

 
 
Natural Setting: The subject site is undeveloped with evidence of trails that may currently be used by 
four-wheelers. Much of the 
existing site is wooded with a 
mix of pine and hardwoods. 
There are environmental 
features on the property that 
result in constraints such as 
diverse topography, an 
intermittent stream located 
near the northern property line 
that runs from west to east, the 
South Fork Catawba River 
tributary, and both floodplain 
and floodway areas. 
 
The property has a deed 
restriction that requires a 50-
foot-wide buffer be maintained 
around the entire property. 
This buffer has been 
incorporated within the project 
design.  The Catawba 
Riverkeepers and the Carolina 
Thread Trail have voiced 
concern regarding best 
practices for environmental 
protection of the river.  Staff is 
reviewing recommendations 
with the applicant. 
 
The associated project was 
submitted prior to the update of 
the city’s tree protection 
ordinance and therefore is 
following the regulations of the 
prior ordinance.  The site consists of 425 acres of wooded forest.  The project is required to retain 25% of 
the existing tree canopy area (106.27 acres).  The tree save areas identified on the site plan complies with 
the ordinance requirements that includes a mix of hardwoods and pine trees on an average of 70 trees per 
acre and are 12” in DBH or greater. 
 
Zoning: The property consists of a parallel zoning district of General Residential (G-R)/Traditional 
Neighborhood Development (TN-D). This parallel district allows a property owner to choose which 
district performance standards shall apply.  Based on the vision of the future comprehensive land use plan 
(CLUP), specifically the South Fork Small Area Plan (SFSAP), it was determined a conditional zoning 
district with dual classifications would best fit the vision.  The small area plan envisions primarily single-
family residential use and small village center that could be mixed use. 
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This map amendment proposes to establish a conditional zoning district maintaining the General 
Residential (G-R) zoning classification on approximately 449 acres and Neighborhood Center 
Commercial (NC-C) zoning classification on an approximately 13-acre area.  The purpose of creating a 
conditional zoning district, beside carrying out the purposes of the comprehensive land use plan, is to 
provide the city and the development team with a tool to consider special limitations and conditions on 
the use and development design of the property proposed for rezoning. The special limitations, conditions, 
and enhancements are directly tied to the legislative decision resulting in predictability and transparency 
for the community, development team, and the decision makers.      
 
Zoning classifications around the project area are primarily single-family residential, some of which are 
conditional zoning districts.  There is a small area of commercially zoned (B-2) properties located on the 
west side of the South Fork River in Cramerton and industrially zoned and operated parcels located 
adjacent to Eastwood Drive also in Cramerton. 
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Zoning District Performance Standards 
 
 

General Residential Standards Proposed 
Use- Building Type Single-family detached homes 

Alley detached or townhomes—
30% max 

Single-family detached homes 
only 

Density 6-dwelling units/acre 1.8 dwelling units/acre 
Minimum lot width for 
Single-family detached 
 street-lot 
 

55-foot-wide lot 42 foot wide—201 lots* 
52 foot wide—402 lots* 
70 foot wide—206 lots 

Maximum height 2 ½ stories 2 stories 
On-site Parking 2 spaces max 2-car garages and driveway areas 
Architectural Requirements Per state law – no minimum 

standards required. 
Developer commitments include 
wall cladding of cementitious fiber 
board, brick, stone, shake, etc. 
Garage door treatments 
See Page of 9 of site plan 

Setbacks Front 20 feet for building 
          30 feet for face of garage 
Side   20% of lot width** 
Rear 30 feet 

Front 20 feet for building 
          30 feet for face of garage 
Side  5 feet or 20% of lot width;                                   

whichever is greater 
Rear 30 feet  

*Relief needed from LDC. 
** Regulations in place at time of application 
 

Neighborhood Center 
Commercial 

Standards Conditioned 

Use Mixed Use permitted; Commercial, 
Residential, Office and Civic 

Non-residential only 

Building Types Shopfront; Flex Commercial; 
Workplace; Single-family, 
Townhome, Multi-family 

Non-residential building types. 

 
The Neighborhood Center Commercial area is proposed for a future phase by another development team. 
Conditions will be in place to ensure this area is: 

• Restricted to non-residential uses and building types. 
• Developed in compliance with all city regulations that includes stormwater, setbacks, height, 

architecture, and other development regulations. 
• Work with the commercial developer and NCDOT to limit driveways on Armstrong Ford Road. 

 
 
 
 
 
 



 

  
Open Space/Tree Save: The project exceeds the minimum requirements for open space and complies 
with the minimum tree save area.  The open space area includes a proposed public waterfront park 
located south of Armstrong Ford Road.  See sheet three of the plans. 
 
 Required Provided 
Open Space 32.46 acres +/- 100 acres (22% of site) 
Tree Protection Area 106.27 acres 106.27 acres 

. 
 
Transportation / Circulation: the subject 
462-acre property currently has two 
existing arterial road access points:  
Armstrong Ford Road at the property’s 
north boundary and Nixon Road to the 
east.  There is also a future planned 
roadway alignment that crosses the 
property in a north to south direction.  This 
road has been historically referred to as the 
Belmont Mt.-Holly Connector, however, it 
is now referred to as the South Fork 
Parkway. 
 
The South Fork Parkway is planned to be 
a four-lane divided roadway with curb and 
gutter, bike lanes, sidewalk, and 
landscaped median.  This alignment has 
been incorporated into the development 
plan and analyzed as part of the traffic 
study. 
 
A traffic impact analysis was completed 
subject to Section 16.14 of the LDC.  
This study was prepared by the city’s 
transportation consultant in collaboration 
with other regulating agencies such as 
NCDOT and Gaston-Cleveland-Lincoln 
Metropolitan Organization. The traffic 
analysis includes: 
 

• Traffic counts obtained in December of 2019 (pre-COVID). 
• Transportation analysis for 408 age-restricted single-family homes and 130,000 square feet of 

non-residential development proposed for the village center. 
• Evaluation of two potential access alternatives at Armstrong Ford Road. 
• Proposed mitigation based on recommendations of the study and evaluated by NCDOT. 
• Phasing plan for mitigation improvements based on build-out phases of the development. 
• An additional functional layout design for city preferred access location, referred to as option A, 

that intersects the future South Fork Parkway (Belmont-Mt. Holly Connector) at Armstrong 
Ford Road. 

 
  



 

 
Functional Layout of Intersection— Preferred Access Option A  

 

The traffic analysis and NCDOT recommended the following improvement areas identified below.:  
 

• Access option B per NCDOT recommendation--see attachment B.  Although NCDOT did not 
support the South Fork Parkway access point as shown above, the developer is dedicating the 
future right-of-way needed for this connector road.  See cover page of plans. 

• Improvements on Armstrong Ford Road that include turn lanes, lane widening, and a future 
signal. 

• Intersection improvements at Eastwood Drive and Armstrong Ford Road. 
• Intersection improvements at: 

o S. Main Street and Central Avenue 
o S. Main Street and Julia Avenue 
o S. Point Road and Nixon Road 
o S Main Street and Eagle Road 
o Eagle Road & Eastwood Drive  

 
The mitigation improvements are tied to specific phases of development.  The city’s transportation 
consultant, Kimley Horn, will present the details on the TIA and roadway mitigation at the meeting. The 
traffic analysis is available for review on the project website: 
https://www.cityofbelmont.org/documents/tia-del-webb-project/ 
 
 
 
 
 
 

https://www.cityofbelmont.org/documents/tia-del-webb-project/


 

 
 
 
Internal Circulation: The internal streets proposed within the residential development vary in width, 
creating a hierarchy of a well-laid-out streets connecting to the South Fork Parkway.  The internal 
roads are designed to meet city standards of curb and gutter, street tree landscaped areas, and sidewalk.  
There are some internal streets that exceed the maximum block length of 660 linear feet due to 
topography issues.  The applicant is seeking relief in the maximum block length where needed. 
 
Pedestrian and Bicycle facilities:  The project complies with the adopted plans that include: 

• Bike lanes and sidewalk on both sides of the South Fork Parkway. 
• Five-foot-wide sidewalks on all internal roads. 
• An 8-foot-wide public greenway trail adjacent to the South Fork River within a 20-foot-wide 

easement. 
 
Architecture:  The development team is committing to architectural materials and features that exceed 
LDC regulations.  These commitments include excluding vinyl as a primary siding material and 
enhanced garage door treatments on all residential units.  Staff worked with the development team on 
additional architectural commitment for the smallest lot product to include either: 

1. An architectural trellis over the walkway to the front door; or 
2. A low wall and gated entry along the walkway to the front door. 

These features will reduce the appearance of a prominent garage on the front façade as seen in the photo 
located below in the lower right corner. 
 

 
 
 
 
 



 

 
 
 
Comprehensive land use plan:  All requests for zoning map amendments are required to evaluate 
consistency with the goals of the adopted comprehensive land use plan and other adopted plans.  The 
project site is located within the South 
Fork Small Area Plan. 
 
The subject property was identified with 
three mixed use villages, open space, a 
waterfront park and primarily single-
family residential use with an 
anticipated maximum density of 3 DUA 
when located outside of a village center. 
 
The project is designed with less 
intensity, and at a lower residential 
density, than what was planned for this 
area.  The project does provide: 

• A 21-acre waterfront park, 
proposed to be dedicated to the 
city, at a more accessible 
location. 

• One village center consisting of 
only non-residential use on 13 
acres. 

• Single-family residential homes 
proposed at a maximum density 
of 1.8 DUA. 

• Roadway dedication, and 
construction of a portion of the 
South Fork Parkway. 

 
Staff is of the opinion that the project as 
proposed is consistent with the goals of 
the Comprehensive Land Use Plan in the 
area of Land Use, Mobility, 
Environment, and Park and Recreation. 
 
Community meeting:  The applicant’s team held the required community meeting virtually on 
Wednesday, March 3, 2010 at 6:30 pm, via WebEx.  The virtual meeting was very well attended. 
Questions and comments focused on: 

• Transportation including: 
o South Fork Parkway alignment 
o Development access points 
o Future roadway improvements for the area. 

• Anticipated non-residential uses proposed in the planned village center. 
• Water quality measures to protect the South Fork River. 

 
 
 



 

 
 
 
There was also appreciation expressed for the age-restricted community and planned public trails and 
open space.  The meeting documents are provided in attachment C of this report.  The development 
team agreed to consider additional commitments specific to stormwater and water quality. 
 
Project Summary:  The request is to amend the zoning map to establish a conditional zoning district 
of G-R/NC-C to support the development of a master planned community consisting of: 

• 449.3 acres of General Residential for the development of an 809-lot age-restricted single-
family residential community.   

• 13 acres of Neighborhood Center Commercial for neighborhood scaled non-residential uses. 
• Approximately 100 acres of open space that includes an offer of dedication for a public park 

and public greenway trails. 
• 106 acres of tree canopy preservation. 
• Transportation improvements that include the development of a portion of a major arterial 

road—South Fork Parkway and dedication of right-of-way for the unbuilt portion.  Other 
improvements include off-site roadway improvements as identified in the TIA and NCDOT. 

• Petitioner commitments as identified in Attachment E of this report. 
• Request for relief in the areas of minimum lot width and block length. 

 
Staff is of the opinion the two required findings can be made: 

1. The request is a reasonable request in the public interest because: 
a. The development plan is consistent with the adopted South Fork Small Area Plan and 

other adopted plans. 
b. The development plan includes transportation mitigation to address the project’s 

impacts. 
c. The development plan includes right-of-way dedication and development of a portion of 

the South Fork Parkway, an important major arterial planned within Belmont. 
2. The request is consistent with the goals of the comprehensive land use plan in the areas of: 

a. Land use: the project provides a balanced approach to land use by proposing mixed-use 
that includes neighborhood commercial to serve the proposed age-restricted community. 

b. Mobility: the project includes a multimodal approach providing a choice in how citizens 
and visitors move around Belmont. 

c. Parks and recreation:  The project include park and recreational opportunities for all 
citizens. 

d. Environment: The project includes less intensity and lower density as envisioned in the 
adopted South Fork Small Area Plan that includes open space and tree canopy 
preservation adjacent to the South Fork River. 

 
Recommended Conditions of Approval:  Staff has reviewed the petitioner’s conditions of approval 
and agree that they can be included in the draft conditions of approval (Attachment E).  Staff is of the 
opinion that a few conditions should be added.  Staff is still reviewing these proposed conditions with 
the petitioner and city attorney,  and they are subject to change. 
 
 
 
 
 
 
 



 

 
 

1. The development is proposed as, and was evaluated as, an age-restricted, active senior 
community.  As such, in the event the development is proposed as a non-restricted open market 
community, such change shall be deemed as “substantial” and the project will be required to 
follow Section 15.6 (6) of the LDC for amendment being reconsidered by both the planning and 
zoning board and the city council for a decision. 

 
2. The development of the NC-C zoned, 13-acre area, is restricted to non-residential use and 

building form.   A site plan review approval is required. 
 
 
Planning Board Action:  Receive report, public comment, and provide a recommendation to city 
council. 
 

Attachment A – Application  
Attachment B – NCDOT Access Point Recommendation 
Attachment C – Minutes from Community Meeting 
Attachment D – Site Plan 
Attachment E – Petitioner’s Draft Conditions of Approval 
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