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February 2, 2022
Commissioners Meeting Room
Iredell County Government Center
Statesville, North Carolina
7:00 p.m.

AGENDA
Call to Order
Consideration of Rezoning Request
Case #2202-1
Owner/Applicant Kandice Corza, JK Corza Landscaping is requesting to rezone a newly
created parcel of land, approximately 2.28 acres, at the corner of Hickory Highway and
Gilbert Road, from Single-Family Residential (R-20) to General Business Conditional
District (GBCD). This request is conditional per the submitted application, and specific
conditions shall be imposed as attached to the request.
Consideration of Text Amendments (For Information Only)
 Density Averaging for Watersheds
Other Business
Approval of the December 1, 2021 Meeting Minutes
Committee Assignments – Site Visits: Friday, February 11, 2022
Adjournment

Iredell County
PLANNING & DEVELOPMENT
PLANNING STAFF REPORT
REZONING CASE # 2202-1
STAFF PROJECT CONTACT: Leslie Meadows
EXPLANATION OF THE REQUEST
This is a request to rezone a newly created parcel of land, approximately 2.28 acres, at
the corner of Hickory Highway and Gilbert Road, from Single-Family Residential (R-20) to
General Business Conditional District (GBCD). This request is conditional per the
submitted application, and specific conditions shall be imposed as attached to the
request.
OWNER/APPLICANT
OWNER/APPLICANT: Kandice Corza, JK Corza Landscaping
PROPERTY INFORMATION
LOCATION:
Corner of Hickory Highway and Gilbert Road; more specifically identified as a
subdivided portion of PIN#: 4724129521.000.
SURROUNDING LAND USE:
An existing block of Single-Family Residential (R-20) surrounds the properties directly to
the north, east, and west. However, there are a variety of existing General Business uses
along this section of Hickory Highways. Properties to the south, opposite Hickory
Highway, are within
the Extra-Territorial
Jurisdiction (ETJ) of the
City of Statesville, and
include a mix of
residential and
business uses at
intersection with
Airport Road.
SIZE:
The total acreage to
be
rezoned
is
approximately
2.28
acres.

EXISTING LAND USE:
Corza’s single-family dwelling, which they purchased in June of 2015. The back portion
of the property has since accumulated buildings and equipment that are part of the
Corza’s home-based landscaping business.
ZONING HISTORY: The property has been zoned Single-Family Residential (R-20) since
county-wide zoning was established in 1990. Nearby commercial-use parcels along
Hickory Highway have also been zoned General Business (GB) since 1990.
OTHER JURISDICTIONAL INFORMATION: This property is inside the City of Statesville’s
municipal Urban Service Area, and is right across the street from City of Statesville’s
Extra Territorial Jurisdiction (ETJ). The City of Statesville was made aware, and seems to
agree the request appears to be consistent with surrounding commercial uses, and
conditions aim to tidy up an existing operation.
OTHER SITE CHARACTERISTICS: The property is not located within a regulated/restricted
watershed area. However, a perennial tributary of Third Creek runs across the rear
portion of the property.
UTILITIES: This site is currently served by private septic system and water service by West
Iredell Water Corporation.
IMPACTS ON LOCAL INFRASTRUCTURE AND/OR FACILITES
TRAFFIC: Hickory Highway/US Hwy 70 is considered an existing Major Thoroughfare by
the CRTPO Comprehensive Transportation Plan. The closest and most recent NCDOT
traffic count is just east of this property along Hickory Highway, before intersecting with
Norton/Westminster Drives, which had a traffic count of 4,100 vehicles per day in 2017.
The proposed road capacity for Hickory Highway is 13,800 vehicles per day through the
year 2030. There is no current vehicle count data for local Gilbert Road. The speed limit
along this section of Gilbert Road is 55 mph, and the speed limit along this portion of
Hickory Highway/US Hwy 70 is 45 mph.
SCHOOLS: This is a commercial rezoning and should have no implications on local
schools.
EMERGENCY SERVICES: This proposal has been reviewed by the Iredell County Fire
Marshal’s Office and Iredell County EMS. Neither office addressed any concerns
regarding the request.
REQUIRED REVIEWS BY OTHER AGENCIES
LOCAL: Assuming zoning approval, the applicant must still provide a commercial site
plan to the Planning & Development Department for review to develop the property.
Zoning requirements such as parking, landscaping, and buffering will be reviewed at
such time. Erosion & sedimentation control standards will also be reviewed for
compliance.

STATE: Other than building code, there should be no formal state agency review at this
time.
FEDERAL: None at this time.
STAFF AND BOARD COMMENTS

STAFF COMMENTS: The Corza’s registered their company, JK Corza Landscaping, in

March of 2010. Their clientele has since increased and their home business has
continued to expand. To accompany more equipment and number of employees, the
applicant/landowner is requesting GBCD for the business portion of their residential
property, in order to bring the site into zoning compliance. The property is in close
proximity to existing commercial uses along this section of Hickory Highway. As a
conditional rezoning request, the applicant is able to exclude various GB permitted
uses, which may not be considered acceptable/desirable in an established R-20
community. Note that this a conditional rezoning and specific conditions imposed as
part of the application are as follows:
1.) The following GB uses would be excluded, not permitted: Kennel (private),
Ambulance services, Correctional institutions, Event centers, Go-kart,
motorcycle, & similar vehicle tracks, Shooting ranges (indoor), Automobile rental
& leasing, Automobile repair & service (excluding storage of wrecked or junked
vehicles), Automobile towing &/or storage service, Convenience food/gas
station, fuel oil sales, Kennels (commercial), Laundromats, Liquor stores,
Motorcycle/ATV sales & service, Recreation vehicle parks & campsites,
Recreational vehicles; sales & service, Refrigerator or appliance repairs,
Rehabilitation or counseling services, Septic tank services, Taxi terminals,
Tobacco stores, Truck & utility trailer rental; sales & leasing, Truck washing,
Machine shops, Manufactured housing & wood buildings, Sewage collection
lines; pump stations & appurtenances.
2.) All business traffic; loading, unloading, & parking, shall occur internally on the
property.
3.) Cease all burning onsite.
4.) Install 90% opaque screening along Gilbert Road & Hickory Highway.
The 2030 Horizon Plan designates the majority of this property as Rural Commercial
along this portion of Hickory Highway. Rural Commercial areas include existing
commercial uses or areas intended for future commercial use that are located along
major roadways in rural areas. The intent of these areas is that they will remain rural in
character for the planning period and will not be serviced by public or private water
and sanitary sewer systems. Land uses appropriate within Rural Commercial areas
include supporting farm services, small-scale commercial uses such as small markets,
convenience stores, small neighborhood service businesses, restaurants, churches, and
institutional uses. Other commercial and office uses could be permissible provided the
property is rezoned to a conditional district.
The Planning staff can support the proposed rezoning request based on the following:
The majority of the property lies within the 2030 Horizon Plan Rural Commercial

designation, it is in close proximity to other existing GB zoning district uses, and the
conditions of the request aim to safeguard the surrounding homeowners while bringing
an existing use into zoning compliance.
PUBLIC INPUT MEETING: Matthew Pierce, with Iredell Economic Development, aided the
applicant in holding a public input meeting on Thursday, November 18, 2021 from 5:30 6:30 pm in the conference room of the Statesville Regional Airport. Mr. Pierce explained
the applicant’s desire to bring their growing business into zoning compliance. Three
surrounding neighbors attended to provide feedback and express concerns over the
current state of the site. A copy of Mr. Pierce’s summary of said public input meeting
has been included at the end of this report.
SITE REVIEW COMMITTEE: Staff performed a site visit on January 14, 2022, to post
property and take photo documentation. Staff was accompanied by Planning Board
members Ronda Hoke and Raymond Burnette.

ACTION NEEDED:
TO APPROVE:

Motion to recommend in favor of the zoning map amendment,
and to make a finding that the approval is consistent with the
adopted 2030 Horizon Plan and that said approval is reasonable
and in the public interest and furthers the goals of the 2030 Horizon
Plan because the majority of the property lies within the 2030
Horizon Plan Rural Commercial designation, it is in close proximity to
other existing GB zoning district uses, and the conditions of the
request aim to safeguard the surrounding homeowners while
bringing an existing use into zoning compliance.

TO DENY:

Motion to recommend denial of the zoning map amendment, and
to make a finding that the request is inconsistent with the adopted
2030 Horizon Plan, thus the denial is reasonable and in the public
interest and furthers the goals of the 2030 Horizon Plan because….

Attachments:
Rezoning Application
Zoning Map
Future Land Use Map
Aerial View Map
Summary of Public Input Meeting

IREDELL COUNTY PLANNING & DEVELOPMENT
PLANNING STAFF REPORT
Proposed Text Amendment – Watershed Density Averaging

EXPLANATION OF THE REQUEST
The County watershed regulations control built upon areas based on the designated
protected watersheds. The different watersheds within the County have different
percent impervious limitations and/or minimum lot sizes. Density averaging is a process
the State requires we allow to transfer impervious allotments from one property to
another. The following amendments are being presented for amendment to the Iredell
County Land Development Code.
Existing text that is bold and with strike through is text to be removed. Text in red and
underlined is new text to be added.
STAFF COMMENTS
The below text amendment establishes a process based on State guidance to
accomplish density averaging.
TEXT AMENDMENTS

Section 4.7.1 Density Averaging
A. Density averaging involves the transfer of impervious development rights between
two non-contiguous parcels provided the following requirements are met.
1. Both properties must be within the same water supply watershed. The
receiving property shall not be within the critical area watershed unless the
donor property is also in the critical area watershed.
2. Overall project density must meet applicable density or stormwater control
requirements under 15A NCAC 2B .0200.
3. Vegetated setbacks on both properties must meet the minimum statewide
water supply watershed protection requirements and those of this
ordinance. The area on the donor property that can be counted for
purposes of density averaging shall not include lands in any buffer or
vegetated setback required by the ordinance or any lands used for septic
tanks or on-site sewage treatment.
4. Built upon areas must be designed and located to minimize stormwater
runoff impact to the receiving waters, minimize concentrated stormwater

flow, maximize the use of sheet flow through vegetated areas, and
maximize the flow length through vegetated areas.
5. Areas of concentrated density development shall be located in upland
areas and, to the maximum extent practicable, away from surface waters
and drainageways.
6. The property or portions of the properties that are not being developed
shall remain in a vegetated or natural state and shall be managed by a
homeowners' association as common area, conveyed to a local
government as a park or greenway, or placed under a permanent
conservation or farmland preservation easement unless it can be
demonstrated that the local government can ensure long-term
compliance through deed restrictions and an electronic permitting
mechanism. A metes and bounds description of the areas to remain
vegetated and limits on use shall be recorded on the subdivision plat, in
homeowners' covenants, and on individual deed and shall be irrevocable.
7. Development permitted under density averaging and meeting applicable
low density requirements shall transport stormwater runoff by vegetated
conveyances to the maximum extent practicable.
8. A Density Averaging Certificate shall be obtained from the Board of
Adjustment (serving as the Watershed Review Board) to ensure that both
properties considered together meet the standards of the watershed
ordinance and that potential owners have record of how the watershed
regulations were applied to the properties.
9. If the area to be donated is subdivided from the parcel, it will be exempt
from the road frontage requirements in the Iredell County Land
Development Code. However, the lot must have a 25 foot recorded
easement.
10. All parcels must be located within the Planning & Zoning jurisdiction of
Iredell County.
11. The following allowances will be considered for the donating properties:
Watershed
Back Creek WSII-BW
Coddle Creek WSII-BW
Hunting Creek WSIII-BW
Catawba/Lake Norman WSIV-CA
Catawba/Lake Norman WSIV-PA
Cooleemee WSIV-PA
Lookout Shoals WSIV-CA
Lookout Shoals WSIV-PA
South Yadkin WSIV-CA
South Yadkin WSIV-PA

Maximum Donation Allowance
12%
12%
24%
24%
24%
24%
24%
24%
24%
12%

B. Process for Density Averaging
1. A pre-application meeting is required to go over the application materials and
any questions about the process.
2. An Iredell County Watershed Density Averaging application must be submitted
with the following:
a. Surveys of both properties showing the current existing impervious
amount and maximum impervious amount.
b. Draft of revised property deeds.
c. Stormwater mitigation plan.
d. Draft of revised plats for the revised impervious allowances.
e. Draft of homeowner covenants (if applicable).
f. Board of Adjustment fee.
3. Once all submittal requirements are met, the request will be heard by the
Board of Adjustment (as the Watershed Review Board) at the next available
hearing.
4. The Board of Adjustment must make written findings that the proposed project
meets the requirements set forth in Section 4.5 of this Ordinance.
5. If approved, the applicant shall submit two (2) mylar maps for recording and
one (1) paper copy of each plat for filing with the Planning Department for
final review.
6. Once approved, the mylars and the deeds for each parcel must be recorded
at the Iredell County Register of Deeds Office.
7. The Planning Department will issue a Density Averaging Certificate to the
applicant at which time the applicant can submit plans for zoning and building
permits.
8. A copy of the Density Averaging Certificate including surveys, recorded plat(s)
deeds/ property descriptions, and any documentation reflecting the
restrictions to the parcel that will remain undeveloped will be forwarded to the
North Carolina Division of Water Quality.
9. No change in the development proposal can be made unless the certificate
is amended by the Board of Adjustment.

IREDELL COUNTY PLANNING BOARD
The Iredell County Planning Board met on Wednesday, February 2, 2022 at 7:00 p.m. in
the Commissioners Meeting Room of the Iredell County Government Center (Old
Courthouse) at 200 S. Center Street in Statesville, NC.
MEMBERS PRESENT

STAFF PRESENT

Harry Tsumas, Chairman
Kristi Pfeufer, Vice-Chair
Robert Palmes
Jerry Santoni
Tracy Jenkins
Raymond Burnette
Andy Webster

Leslie Meadows
Matthew Todd
Cindy Nicholson
Jake Lowman
Rebecca Harper

MEMBERS ABSENT
Doug Holland
Mark Davis

Chairman Tsumas called the meeting to order.
Leslie Meadows presented the following case:

REZONING REQUEST: 2202-1, KANDICE CORZA, JK CORZA LANDSCAPING
(OWNER/APPLICANT)
EXPLANATION OF THE REQUEST
This is a request to rezone a newly created parcel of land, approximately 2.28 acres, at
the corner of Hickory Highway and Gilbert Road, from Single-Family Residential (R-20) to
General Business Conditional District (GBCD). This request is conditional per the submitted
application, and specific conditions shall be imposed as attached to the request.
OWNER/APPLICANT
OWNER/APPLICANT: Kandice Corza, JK Corza Landscaping
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PROPERTY INFORMATION
ADDRESS/LOCATION:
Corner of Hickory Highway
and Gilbert Road; more
specifically identified as a
subdivided portion of PIN#:
4724129521.000.
SURROUNDING LAND USE:
An existing block of SingleFamily Residential (R-20)
surrounds the properties
directly to the north, east,
and west. However, there
are a variety of existing
General Business uses
along this section of
Hickory Highways.
Properties to the south, opposite Hickory Highway, are within the Extra-Territorial
Jurisdiction (ETJ) of the City of Statesville, and include a mix of residential and business
uses at intersection with Airport Road.
SIZE: The total acreage to be rezoned is approximately 2.28 acres.
EXISTING LAND USE: Corza’s single-family dwelling, which they purchased in June of 2015.
The back portion of the property has since accumulated buildings and equipment that
are part of the Corza’s home-based landscaping business.
ZONING HISTORY: The property has been zoned Single-Family Residential (R-20) since
county-wide zoning was established in 1990. Nearby commercial-use parcels along
Hickory Highway have also been zoned General Business (GB) since 1990.
OTHER JURISDICTIONAL INFORMATION: This property is inside the City of Statesville’s
municipal Urban Service Area, and is right across the street from City of Statesville’s Extra
Territorial Jurisdiction (ETJ). The City of Statesville was made aware, and seems to agree
the request appears to be consistent with surrounding commercial uses, and conditions
aim to tidy up an existing operation.
OTHER SITE CHARACTERISTICS: The property is not located within a regulated/restricted
watershed area. However, a perennial tributary of Third Creek runs across the rear portion
of the property.
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UTILITIES: This site is currently served by private septic system and water service by West
Iredell Water Corporation.
IMPACTS ON LOCAL INFRASTRUCTURE AND/OR FACILITES
TRAFFIC: Hickory Highway/US Hwy 70 is considered an existing Major Thoroughfare by the
CRTPO Comprehensive Transportation Plan. The closest and most recent NCDOT traffic
count is just east of this property along Hickory Highway, before intersecting with
Norton/Westminster Drives, which had a traffic count of 4,100 vehicles per day in 2017.
The proposed road capacity for Hickory Highway is 13,800 vehicles per day through the
year 2030. There is no current vehicle count data for local Gilbert Road. The speed limit
along this section of Gilbert Road is 55 mph, and the speed limit along this portion of
Hickory Highway/US Hwy 70 is 45 mph.
SCHOOLS: This is a commercial rezoning and should have no implications on local
schools.
EMERGENCY SERVICES: This proposal has been reviewed by the Iredell County Fire
Marshal’s Office and Iredell County EMS. Neither office addressed any concerns
regarding the request.
REQUIRED REVIEWS BY OTHER AGENCIES
LOCAL: Assuming zoning approval, the applicant must still provide a commercial site
plan to the Planning & Development Department for review to develop the property.
Zoning requirements such as parking, landscaping, and buffering will be reviewed at such
time. Erosion & sedimentation control standards will also be reviewed for compliance.
STATE: Other than building code, there should be no formal state agency review at this
time.
FEDERAL: None at this time.
STAFF AND BOARD COMMENTS
STAFF COMMENTS: The Corza’s registered their company, JK Corza Landscaping, in
March of 2010. Their clientele has since increased and their home business has continued
to expand.
To accompany more equipment and number of employees, the
applicant/landowner is requesting GBCD for the business portion of their residential
property, in order to bring the site into zoning compliance. The property is in close
proximity to existing commercial uses along this section of Hickory Highway. As a
conditional rezoning request, the applicant is able to exclude various GB permitted uses,
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which may not be considered acceptable/desirable in an established R-20 community.
Note that this a conditional rezoning and specific conditions imposed as part of the
application are as follows:
1.) The following GB uses would be excluded, not permitted: Kennel (private),
Ambulance services, Correctional institutions, Event centers, Go-kart, motorcycle,
& similar vehicle tracks, Shooting ranges (indoor), Automobile rental & leasing,
Automobile repair & service (excluding storage of wrecked or junked vehicles),
Automobile towing &/or storage service, Convenience food/gas station, fuel oil
sales, Kennels (commercial), Laundromats, Liquor stores, Motorcycle/ATV sales &
service, Recreation vehicle parks & campsites, Recreational vehicles; sales &
service, Refrigerator or appliance repairs, Rehabilitation or counseling services,
Septic tank services, Taxi terminals, Tobacco stores, Truck & utility trailer rental; sales
& leasing, Truck washing, Machine shops, Manufactured housing & wood
buildings, Sewage collection lines; pump stations & appurtenances.
2.) All business traffic; loading, unloading, & parking, shall occur internally on the
property.
3.) Cease all burning onsite.
4.) Install 90% opaque screening along Gilbert Road & Hickory Highway.
The 2030 Horizon Plan designates the majority of this property as Rural Commercial along
this portion of Hickory Highway. Rural Commercial areas include existing commercial
uses or areas intended for future commercial use that are located along major roadways
in rural areas. The intent of these areas is that they will remain rural in character for the
planning period and will not be serviced by public or private water and sanitary sewer
systems. Land uses appropriate within Rural Commercial areas include supporting farm
services, small-scale commercial uses such as small markets, convenience stores, small
neighborhood service businesses, restaurants, churches, and institutional uses. Other
commercial and office uses could be permissible provided the property is rezoned to a
conditional district.
The Planning staff can support the proposed rezoning request based on the following:
The majority of the property lies within the 2030 Horizon Plan Rural Commercial
designation, it is in close proximity to other existing GB zoning district uses, and the
conditions of the request aim to safeguard the surrounding homeowners while bringing
an existing use into zoning compliance.
PUBLIC INPUT MEETING: Matthew Pierce, with Iredell Economic Development, aided the
applicant in holding a public input meeting on Thursday, November 18, 2021 from 5:30 6:30 pm in the conference room of the Statesville Regional Airport. Mr. Pierce explained
the applicant’s desire to bring their growing business into zoning compliance. Three
surrounding neighbors attended to provide feedback and express concerns over the
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current state of the site. A copy of Mr. Pierce’s summary of said public input meeting has
been included at the end of this report.
SITE REVIEW COMMITTEE: Staff performed a site visit on January 14, 2022, to post property
and take photo documentation. Staff was accompanied by Planning Board members
Ronda Hoke and Raymond Burnette.

QUESTIONS FROM BOARD TO STAFF
Mr. Santoni asked if the house that is there will be used as residential. Ms. Meadows said
yes, they do live there.
Ms. Meadows noted that two Board members were at the site visit with staff if they would
like to say anything. Mr. Burnette said there are coolers, equipment, and several trailers
sitting around with vehicles on them and is unsightly. If it were to be fenced in so people
could not see the storage, that would be good. Mr. Burnette also noted concern with
the entrance so close to Hickory Highway along with the large drop off at driveway. Ms.
Meadows said that if this request is approved for commercial rezoning, NCDOT will have
to give them approval for a driveway during official site plan review.
Ms. Meadows said at the public input meeting that was held at the airport, there were
three neighbors present, and their main concern was to tidy up the outdoor storage area.
She noted she has had one call from a neighbor since the public input meeting not
necessarily in opposition, just questioning about vegetative screening and enforcement
concerns moving forward if there are future complaints.
Mr. Burnette asked Ms. Meadows about the stream along the backside of the property.
Ms. Meadows said their rear property boundary is the creek bed/stream. Mr. Burnette
asked what kind of buffer would be required. Ms. Meadows said they would have a 30’
vegetative buffer off the property line.
Chairman Tsumas asked if there was not a stream buffer. Ms. Meadows said it is not in a
protected or critical watershed area, therefore, no 50’ buffer requirement. There is the
30’ vegetative buffer they would have to meet per code because they join a residential
property. Mr. Matthew Todd, Planning & Development Director said from a zoning
standpoint no, but from an Erosion Control standpoint yes. Ms. Meadows said they will
be required to submit a Sedimentation & Erosion Control Plan for development due to
being over an acre of land.
Chairman Tsumas asked what the level of fine/violation would be associated with what
is there right now. He said what bothers him about this rezoning is trying to fix someone’s
mess they have created. It seems like there should be somewhat of a penalty for getting
into this mess. Mr. Todd said with violations, it can be a $100 per day fine. Mr. Todd said
he is not sure if this site has been sent a citation. If there has been a Notice of Violation
sent previous, then yes, they are in violation. The goal is to have them in compliance, not
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the fine. Chairman Tsumas asked has there been complaints about this property. Mr.
Todd said there was a complaint that originally started this process three years back.
Chairman Tsumas said another thing he finds interesting is they are wanting to exclude
their house out of the zoning. Mr. Todd said they can’t rezone their house in a commercial
district, it would be a legal non-conforming use if they plan to live in it.
Ms. Pfeufer asked Ms. Meadows what the City of Statesville’s zoning designation is across
the street. Ms. Meadows said some is residential, but there are a few parcels similar to
the county’s side of Hickory Highway equivalent to (GB) General Business. Ms. Meadows
noted the Long Range Plan does call for this area to be Rural Commercial.
Chairman Tsumas asked if there were any further questions for staff. There were no further
questions for staff.
Chairman Tsumas asked if the applicant would like to come forward to speak on behalf
of the request.

THOSE SPEAKING ABOUT THE CASE
Ms. Kandice Corza, 2516 Hickory Highway, Statesville said she and her husband run the
landscaping business. She said they were notified three years ago that there had been
a complaint filed with the zoning department, and at the time, was told their land was
not big enough to go through a Special Use Permit process. She said she was told there
was going to be a meeting regarding adjusting the lot size, and she never heard anything
else. Ms. Corza said they are doing things as fast as they can to come into compliance,
but with the Covid situation, it has taken longer than it should have.
Ms. Corza said as far as screening, they have already planted trees along Hickory
Highway, and have the trees to go along Gilbert Road. They are waiting to plant those
until the driveway is approved from NCDOT.
Chairman Tsumas asked if there were any questions for Ms. Corza.
questions for Ms. Corza.

There were no

Chairman Tsumas asked if there any others to speak on behalf of this request. There were
no others that wished to speak in favor of the request.
Chairman Tsumas asked if there was anyone to speak in opposition to this request.

THOSE SPEAKING AGAINST THE REQUEST
Mr. Randall Gardner, 102 Ashbrook Road, Statesville, NC said he lives two properties over,
but owns the property right next door to this site. He said he owns ten parcels in the area
with the majority of them being (GB) General Business properties. Mr. Gardner said in his
opinion, this site has been like this for many years. He said the owner on the backside,
Mr. Cloaninger, owns the farm behind and wanted to be here tonight, but was unable
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to attend the meeting. He said Mr. Cloaninger has concerns about the creek, and safety
concerns about the unpermitted large pole shed that has been built on the property.
Mr. Gardner said he himself is a business owner and is pro-business, and is not trying to
keep the Corza’s from making a living. He said he is trying to protect their community
and property values. Mr. Gardner said he has family in the area, and there are many
complaints with the Corza property. He has no issue with someone running a landscaping
business, if it were a true landscaping business for yardwork. He does not understand
how appliances, junk vehicles, a camper, and general junk has anything to do with
landscaping.
Mr. Gardner said they also have concerns about the entrance into the business. Will they
be required to pave or concrete the driveway to reduce mud brought out onto the
road?
Mr. Gardner said at the public input meeting, there was another neighbor there with
concerns about the creek and their well water that is downstream from this property,
along with the traffic due to school bus stops.
Mr. Gardner said he agrees the applicant should have to come into compliance prior to
being granted rezoning. He questions if this rezoning is approved, would all the junk they
have onsite be allowed to stay. He feels this property has not been policed for five years
by the county, and has it in writing where it was reported to the county numerous times
by numerous neighbors.
Chairman Tsumas noted this request is not specific for a landscaping business. There are
some exclusions being added to the request.
Mr. Gardner said he is aware and that is what concerns him.
Chairman Tsumas asked if there were any questions for Mr. Gardner. There were no
questions for Mr. Gardner.
Chairman Tsumas asked if there were any others to speak in opposition of this request.
There were no others to speak in opposition.
At this time, Chairman Tsumas closed the public meeting.
Chairman Tsumas asked staff about time restrictions of operation. Mr. Todd said the
applicant did propose time restrictions, but as staff, they asked the applicant to remove
that condition. Mr. Todd understands that is a concern, but that is not something county
staff can enforce. Therefore, does not like to see it as a condition.
Chairman Tsumas stated it is obvious the driveway will be fixed along with buffer
requirements, and will actually see improvements with a site plan review.
Chairman Tsumas asked if anyone else had any questions/comments.
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Mr. Santoni asked how the cleanup of appliances and so forth will be remedied.
Chairman Tsumas asked staff if this zoning is approved, would they be allowed to store
old appliances on site. Ms. Meadows said anyone is allowed 600 square feet of outdoor
storage/junk per county code. Mr. Todd said regardless of the zoning, anyone can have
600 square feet of junk per the county ordinance.
Mr. Todd said as far as the pole barn that was mentioned, it can’t be permitted yet until
this rezoning request is approved. If approved, the applicant would have to work with
staff regarding getting a site plan submitted, going through the full review process, pulling
zoning/building permits for each structure. There is no way the pole barn will meet
building code and will most likely need to come down. If the rezoning is denied, there
would have to be some cleanup to take place and obviously, the business could not
remain there.
Ms. Pfeufer asked Mr. Todd if in the three or so years this has been an issue, has the
applicant made any effort to bring their property into compliance. Mr. Todd said no,
early on there was some discussion between the applicant and staff about them being
allowed to keep their business there. They could have applied for a Special Use Permit
for a home occupation, but there were several conditions they could not meet, which
potentially would also have to request a variance on some of the conditions along with
a Special Use Permit. That was not the most logical way. Therefore, they chose to go the
rezoning route to try to get it into compliance, and yes, it has taken a while.
Mr. Santoni said that is where he has a problem with this. He does not like that the debris
could stay there if this is rezoned after they have skirted the complaints, and feels it is not
fair to the county or nearby residents.
Mr. Palmes said he agrees with Mr. Santoni, but clarified whether or not rezoning is
approved, the 600 square feet storage limit is applicable to either zoning. Mr. Todd said
that is correct. Mr. Palmes said looking at the aerial, they have most likely three times
what is allowed and would need to clean it up no matter what. The county can and will
enforce that. He feels they are now taking the steps to run their business, but they do
need to clean up the junk either way and it needs to be enforced.
Chairman Tsumas said he concurs with Mr. Palmes, this area is a commercialized area
anyway. The applicant should realize how much trouble they cause by not keeping their
property cleaned up and would’ve been way easier for the Board if they had not heard
all the ruckus about all the junk sitting around. Chairman Tsumas suggested the applicant
take heed to those comments and make effort to clean up. He feels the proposed use
is a good use there, just not so junky.
Chairman Tsumas asked if there were any further comments. There were no further
comments.
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After no further discussion, Mr. Santoni made a Motion to recommend in favor of the
zoning map amendment, and to make a finding that the approval is consistent with the
adopted 2030 Horizon Plan and that said approval is reasonable and in the public interest
and furthers the goals of the 2030 Horizon Plan because the majority of the property lies
within the 2030 Horizon Plan Rural Commercial designation, it is in close proximity to other
existing GB zoning district uses, and the conditions of the request aim to safeguard the
surrounding homeowners while bringing an existing use into zoning compliance. Mr.
Palmes seconded said motion, all were in favor.

VOTE: 7-0

CONSIDERATION OF TEXT AMENDMENT – DENSITY AVERAGING
WATERSHEDS (for information only) minutes reflect the discussion by Board.

FOR

Mr. Todd said Iredell County has regulated watersheds throughout the county, down
near the lake, Mooresville, and along the South Yadkin River. In those watersheds, the
county regulates the percent impervious coverage, which is how much development
can happen in those watersheds. Several years back, the State started allowing what is
called Density Averaging and it was never included into the Iredell County Ordinance as
well as many other jurisdictions.
Mr. Todd said the school system is looking into taking advantage of this now, as well as
some private individuals. Therefore, it needs to now be added in the code to be in
compliance with state regulations.
Mr. Santoni asked what is the purpose of this. Mr. Todd said essentially, you can take a
piece of property in the same critical area watershed and based on percentages
developed, apply the density from one parcel to another. The property also has to be
within the county at this point, and can’t transfer from another jurisdiction. Mooresville
put this amendment into place last year, and has done the same thing.
Mr. Todd said if someone does request density averaging, it will go through the Watershed
Review Board, which will be the Board of Adjustment.
Chairman Tsumas asked about item 6 and if it is part of the property not being developed
or the property being donated as the replacement. Mr. Todd said that is the property
that is not being developed. Chairman Tsumas suggested that clarification be added
(donor property).
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Mr. Todd said it will be included in the permitting system to flag when someone pulls a
permit within a watershed. Ms. Pfeufer asked if there was anyway to flag it in the GIS
system where the public can see it. Mr. Todd said regardless of the method used, it will
be flagged on the county system. Ms. Harper said it would be recorded in the deed also,
so a deed search should find that information.
Mr. Santoni asked how the percentages were created on the table. Mr. Todd said that
is State Watershed regulations straight from the ordinance.
Chariman Tsumas asked if there were any further questions/concerns for Mr. Todd. There
were no further questions/concerns.

OTHER BUSINESS: None
UNFINISHED BUSINESS: None
MINUTES: Mr. Santoni made a motion to approve the December 1, 2021 meeting
minutes, seconded by Mr. Jenkins, all were in favor.
MONTHLY COMMITTEE ASSIGNMENTS: None
ADJOURNMENT: There being no further business, Chairman Tsumas declared the
meeting adjourned at 8:12 p.m.

_______________________
Cindy Nicholson
Administrative Assistant
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