
 

 
 

I. Call Planning Board to order 
 
II. Invocation 
 
III. Approval of Minutes:  December 14th, 2020 
 
IV. Review of Procedures for Planning Board 
 
V. Public Hearings before the Planning Board 
 

1. Special Use Permit Case #2021-01, John & Angela Wright: Seeking SUP to allow for a Doublewide 
Manufactured Home in a Residential Protected District. Tax PIN: 706109274134, 163 Michele Lane – Eden 

 
2. Special Use Permit Case #2021-02, Gene Blackburn: Seeking SUP to operate an Airsoft Facility in a Residential 

Agricultural District. Tax PIN: 891200600902, 1404 Mizpah Church Road – Williamsburg Township 
 

3. Rezoning Case #2021-03, Jeff Biggs: Rezoning from Residential Agricultural to Highway Commercial – 
Conditional District. Tax PIN: 792400161586 (portion), Intersection of Williams Road & US 220 – Huntsville 
Township 
 

4. Special Use Permit Case #2021-04, Oakwood Homes: Seeking SUP to allow for a Double Manufactured Home in 
a Residential Protected District. Tax PIN: 790400232226, 2163 Lindsey Bridge Road – Huntsville Township 
 

5. Rezoning Case #2021-05, Carroll Industrial Development: Rezoning from Residential Agricultural to Light 
Industrial. Tax PIN: 792101477507, 496 Sylvania Road – New Bethel Township   

 
 
  VI. Other Business: 
 
 a. Old Business: None  
 b. New Business: Update on Land Use Plan and UDO contract 
 
 
VII. Adjourn 
 

AGENDA 
ROCKINGHAM COUNTY PLANNING BOARD 
January 11, 2021 at 7:00 pm 
County Commissioners Chambers 
Rockingham County Governmental Center 



Minutes Prepared by Emily Bacon, Timothy Mack, and Carrie Spencer 

ROCKINGHAM COUNTY 
PLANNING BOARD 

 
MINUTES 

 
ROCKINGHAM COUNTY PLANNING BOARD 

REGULAR MEETING – DECEMBER 14, 2020 - 7:00 P.M. 
 

The Rockingham County Planning Board met in regular session on December 14, 2020, 7:00 PM, 
Governmental Center, Commissioner’s Chambers, Wentworth, North Carolina.  
 
1. Vice-Chairman Paul Ksieniewicz called the meeting to order at 7:00 pm. 
 
2. Invocation was given by James Harris. 
 
3. Attendance:  

Regular members present: Chairman Paul Ksieniewicz, Vice-Chairman Julie Talbert, 
James Harris, James Fink, Cory Scott, Philip Stone, and Matt Cardwell 

 
 Alternate members present: None. 
 

Staff and others present: Carrie Spencer- Planning Director (via Zoom), Emily Bacon & 
Tim Mack- Planners, John Morris – County Attorney, Roy Sawyers – A/V Technician, 
Bricen Wall – Code Enforcement, and citizens 

 
4. The following Minutes were approved.  

November 9, 2020. Julie Talbert motioned to approve the submitted minutes, Philip 
Stone. The Board approved the minutes 7-0. 

 
5. PROCEDURES 

Chairman Paul Ksieniewicz read the Rules of Procedure for public hearings. 
 
6.  PUBLIC HEARINGS BEFORE THE PLANNING BOARD 
 

Land-Use Plan: Review & Recommendation: 

Carrie Spencer, Director of Community Development, opened the presentation by addressing 
comments and questions from the Planning Board members who were able to review the Land-
Use Plan prior to the meeting.  

Carrie spoke about the plan’s focus on maintaining – and developing –  the distinct Main Street 
feel of Rockingham County’s cities, and noted that the plan has a new streetscape design to 
preserve that character. She also discussed the shared work with officials in Henry County, 
along US 220 on the Virginia border. Our Director of Economic Development has been in close 
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contact with those leaders, and they will continue to work together on projects in that corridor. 
She noted that they are also working to repurposed several trails and outdoor settings areas 
with the goal of boosting the County’s outdoor recreation and tourism.  The Piedmont Triad 
Council and Dan River Basin are also a part of this coordinative effort. Infrastructure projects 
along US 158 and US 220 are currently being assessed by developers and other parties to 
understand capacities and needs in those areas. 

Carrie also addressed public k-12 schools in the county, and what steps were being taken to 
improve test scores and quality of education. She stated that both quality and balance are 
going to be evaluated, and that there have been interviews with members of the school board 
to better understand the issues they are facing. They are also working with the school board to 
determine if their facilities and personnel are able to handle the growth that Rockingham 
County is anticipating in the future. 

Another question was raised about obstacles to new business. Carrie answered by saying that 
Rockingham County’s Economic Development department is currently working on an East-West 
connector that would connect Eden directly to US 29, and that they are also looking at ways to 
support and development new business in that area. 

A question was asked if there was a plan to retain graduates. Carrie answered by saying that, 
while there are no big action items, there is an awareness of that, and that local workforce 
programs are currently working with economic development to address and improve this. 

Carrie talked about some Planning Board concerns over density average, and how it compares 
to lot size. The Planning Board made mention that they were concerned that it might create a 
pattern that could potentially upset or disrupt land use, or change the character of the county. 
She reiterated that the point of the new Land-Use Plan was to provide flexibility rather than a 
rigid guide to development. Carrie ended her presentation segment, and introduced Eric from 
Destination by Design. 

Eric talked about the comments from the last time he presented to the Planning Board. He 
noted that the new map in the proposed Land-Use Plan is there only to increase organization 
and predictability. He added that developers would be able to use the map to address potential 
housing and development. 

Eric referred exhibits 14.1 and 14.2 to show rural commercial node concepts – their parking and 
business layout. He said that the goal of those concepts were to provide distinct locations that 
signal to people that they have arrived at a specific place.  

Eric followed-up on Carrie’s remarks that density average does not change between the two 
concepts. What changes is the actual housing type and size of open space. He said that, right 
now, the way the ordinance is setup, there is no flexibility for new development, and that they 
are attempting to create a framework that would at least entertain the ideas around the 
concept of a commercial node. Again, he reiterated, the major difference with the nodes in the 
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new LUP is not the adding of houses, but rather, making lots smaller, which in turn would 
create more open space. 

Paul Ksieniewicz: Questions from the Board? He commented that the overall objective of 
tonight is to get enough information to make a motion. 

Philip Stone: Yellow and orange areas are in major corridors. Request for something like this – 
just outside of those areas – does that change anything? 

Eric: The nodes are meant to be the general location. It’s not so much about encouraging 
growth, but more about discouraging random growth. 

Carrie said that this is really good criteria for us to review. It can be applied to our cases. 

Cory Scott: Are you saying this doesn’t have to be concrete. Carrie answered yes. 

Eric then added that it doesn’t have to be developed exactly as it is. He said that the goal is to 
move beyond the large single-family home in order to start accommodating something in the 
middle. He said they want water and sewer to be in play in these areas as well in order to 
maximize return on investment. 

Carrie then went over urban sprawl with the Board. She used the example of farmland being 
sold to developers, and how the process works with the instillation of roads and neighborhoods 
– a typical example of land-use progression. In order to counter and combat urban sprawl, 
Carrie said that the aim is to be more market driven, and to let the market determine density.  

Paul Ksieniewicz made the statement that he was initially opposed to changing the lot size 
requirement, but can see now that density has some advantages where water and sewer are 
concerned. He confirmed that he was dropping his opposition in favor of density average. 

Julie Talbert asked if the new LUP will help drive sales. 

Carrie answered that the goal isn’t to develop everything, and that the market will determine 
the growth of business. That the new plan is a framework to guide the growth and provide 
flexible options for developers. 

Eric followed Carrie’s reply by saying that there are two primary objectives with the LUP: To 
identify and create target growth areas help developers go a step further with by giving them 
various types of housing flexibility. The variety in housing and diversity is where you see 
communities come alive. 

Philip Stone asked if water and sewer are dependent on the plan. If the plan is adopted, how 
will Rockingham County address infrastructure that may not already be in the yellow and 
orange nodes? 

Carrie answered that we will give the developer the opportunity to explain the gain of being 
outside the node area. If a property is far from that area and someone wants to build, we will 
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run it through the numbers to determine the return on investment, but more than likely we 
wouldn’t agree to let it be done. 

Eric: We are not assuming there is going to be water and sewer at the nodes. There are other 
possibilities, like that of a master well or shared septic system. 

Paul Ksieniewicz: Are there any other questions for Eric or Carrie? 

Julie Talbert asked if the plan is adopted, will it have any impact on the plans already in 
development, referring to Collybrooke. 

Paul Ksieniewicz said that Collybrooke is currently in hands of TRC and will not be affected. 

Julie Talbert: What does the plan do for people who want to sell their family farm? 

Eric: This is where the density average comes into play. That family farm will be moved into a 
density average, where lots can be smaller and development clustered. 

Carrie: And that may or may not be able to be done depending on soils, water, etc. Again, this is 
how we encourage you to develop. 

Philip Stone: Some areas of lands may not be developable on certain lots, so clustering would 
work well. 

Eric: Large lots and cluster lots. Flexibility allows for more. 

Carrie: It turns out that clustering homes and leaving areas open does incur much lower 
development costs – less roads, smaller cleared areas, less environmental areas that have to be 
dealt with. 

Paul Ksieniewicz: Questions? There were none.  He asked if they would consider a motion. Julie 
Talbert motioned to recommend the LUP to the Board of Commissioners to adopt. Philip Stone 
seconded. The motion carries to recommended adoption to the BOC 7-0. 

 

8. OTHER BUSINESS 

 
a) Old Business – None. 
b) New Business – Carrie mentioned that the Board of Commissioners is going to be 

reviewing this for adoption on 1/19/20 while the Planning Board is simultaneously being 
introduced to the UDO. The Planning Staff is requesting a second Planning Board 
meeting on 1/25/20 to discuss the UDO. The Planning Board and Staff agreed on 
Planning Board meeting schedule of 1/11, 1/25, 2/8 and 2/22.  
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9. ADJOURN 

 
Cory Scott moved to adjourn. Matt Cardwell seconded. The motion was approved 7-0, and the 
Planning Board adjourned at 8:19 PM. 
 
Minutes Read and Approved,                   Respectfully submitted, 
  
  
________________________________        _____________________________ 
Chairperson, Planning Board         Date        Planning Staff                     Date 



ROCKINGHAM COUNTY 
STAFF REPORT 
Case #2021-01, Special Use Permit 
 
Request: Special Use Permit to allow a Doublewide Manufactured Home in a Residential 

Protected District 
Applicant, Owner: John & Angela Wright  
Identification: The property is identified as Tax PIN: 706109274134 
Location: 163 Michele Lane - Eden 
 
1. Acreage and Location of Proposal: 
 +/- 2.39 acres approximately 200 feet west of NC 87 and borders the Virginia state line to the north. 
 
2.   Character and Land Use of Neighborhood and Surrounding Community: 

The neighborhood is predominantly characterized by single-family and undeveloped residential lots. 
 

3.   Relevant Unified Development Ordinance Section:   
 Chapter 2, Article IX, Section 9-11(o), pp. 120-121 
 
4.   Adopted Regulation and Plans:  

The property and surrounding properties are zoned Residential Protected (RP) with a list of permitted uses 
attached. 
This property is located in the Urban Transition Land Class of the Rockingham County Land Use Plan.  
The Urban Transition class is intended to provide for future intensive urban and economic development on 
lands that are most likely to be to be scheduled for provision of necessary public utilities and services. 
 

5.  Staff Findings and Recommendation: 
 After reviewing the application, Staff concludes that sufficient information has been provided for the 

application to be processed for consideration by the Planning Board. 
Based on Staff’s analysis and the UDO requirements for a Special Use Permit to allow for a Doublewide 
Manufactured Home in a Residential Protected District, staff recommends approval of Case #2021-01, with 
the following conditions: 
1. The applicant must comply with the site plan approved by, and any other conditions imposed by, the Board 

of Adjustment. 
2. The applicant is responsible for obtaining and complying with all required permits and approvals. 
3. The applicant must follow all of the requirements for the Manufactured Housing, Class AA Special Use 

Permit which are listed in the Rockingham County Unified Development Ordinance (pages 120-121). 
 

6. Approval Process: 
No Special Use Permit shall be granted by the Planning Board unless each of the following findings is made 
concerning the proposed special use: 

(a) That the use or development is located, designed, and proposed to be operated so as to maintain or 
promote the public health, safety, and general welfare; 

(b) That the use or development complies with all required regulations and standards of this ordinance 
and with all other applicable regulations; 

(c) That the use or development is located, designed, and proposed to be operated so as to maintain or 
enhance the value of contiguous property or that the use or development is a public necessity; and 

(d) That the use or development conforms with the general plans for the land use and development of 
Rockingham County as embodied in this chapter and in the Rockingham County Development 
Guide. 



There shall be competent, material and substantial evidence in the record to support these conclusions and 
the Planning Board must find that all of the above exist or the application will be denied. 

 













Residential Protected 
06-26-2018 

USES IN RESIDENTIAL PROTECTED ZONING DISTRICT 
 
Uses Permitted by right.  Zoning Permit may be required. 
 

1. Accessory uses 
2. Agricultural uses (not regulated) 
3. Auction Sales, temporary one-time use 
4. Beneficial Fill 
5. Churches and their customary uses including child care on premises 
6. Clubs and lodges, private, non-profit 
7. Community center, public or private, non-profit for assembly and recreation 
8. Day care—5 or fewer persons  
9. Golf courses 
10. Home occupations 
11. Residence, single family detached 
12. Sign, on premises 
13. Temporary building, incidental to development 
14. Major Subdivision 
 

 
Uses Permitted with Design Standards or other standards. Zoning Permit may be 
required.  
 

1. Agritourism Activities - Design Guidelines 
2. Athletic Fields, recreation buildings, playgrounds, swim and racquet clubs (for no 
 commercial gain) – not lighted 
3. Bed & Breakfast Home – Design Guidelines 
4. Family care homes (must be at least ½ mile from any other family care home) 
5. Outdoor Storage Area (residential) 
6. Temporary Manufactured home for Custodial Care – Design Guidelines 
7. Temporary Storage Unit 
 

 
Uses requiring Special Use Permit 
 

1. Fire, sheriff, and emergency services 
2. Manufactured housing, Class AA 
3. Planned unit development 
4. Public utility substations and public works (water/sewer) facilities 
5. Schools, academic 
 
 

Types of  Subdivisions 
 

1. Major subdivisions—6 or more lots with new public or private street  
2. Minor subdivisions—1-5 lots with access to public road or where not more than 3 

lots are served by a private road 



PLANNING BOARD ANALYSIS AND STATEMENT 
CASE # 2021-01: John & Angela Wright  

Special Use Permit to allow for a Doublewide Manufactured Home in a Residential Protected 
District 

 1 

 
 
 
 

FINDINGS 
 

The Planning Board has reviewed the Special Use Permit and adopts the following statements as required 
by the Rockingham County UDO and NCGS § 153A-341 and § 153A-342: 

 
1. After considering Rockingham County adopted comprehensive plans and UDO, the Planning 

Board approves/disapproves (2021-01). This action is consistent/not consistent with the 
adopted Rockingham County Land Use Plan.  
 

2. After review of competent, material and substantial evidence in the record, the Board makes the 
following findings for the 4 conclusions necessary to approve a Special Use Permit:  

 
(a) That the use or development is located, designed, and proposed to be operated so as to 

maintain or promote the public health, safety, and general welfare; 
The Board finds: 
Would the approval of this permit impose significant harm on the neighbors and surrounding 
community?   
 
(b) That the use or development complies with all required regulations and standards of this 

ordinance and with all other applicable regulations; 
The Board finds: 
That the proposed use is an allowed use in a Residential Protected zoning district if a Special 
Use Permit is approved, that the conditions of the Special Use Permit will ensure development 
meets or exceeds all requirements and goals of the existing UDO, and that the Rockingham 
County permitting and inspections department will ensure the structures and site meet or exceed 
all state and local standards for construction and design. 
 
(c) That the use or development is located, designed, and proposed to be operated so as to 

maintain or enhance the value of contiguous property or that the use or development is a 
public necessity; and 
 

The Board finds: 
Will the proposed business be compatible with or exceed the quality of existing developments 
in the neighborhood and have similar impacts as the surrounding building types?  
 
(d) That the use or development conforms with the general plans for the land use and 

development of Rockingham County as embodied in this chapter and in the Rockingham 
County UDO. 

The Board finds: 
 
Does this Special Use Permit support the policies and guidelines of the Urban Transition Land 
Class and the intended purpose of the Residential Protected zoning district? 

 
3. Additional comments:____________________________________________________________ 

______________________________________________________________________________
__________________________________________________________________________

yes   no 

yes   no 

yes   no 

yes   no 
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CASE # 2021-01: John & Angela Wright  

Special Use Permit to allow for a Doublewide Manufactured Home in a Residential 
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ROCKINGHAM COUNTY 
STAFF REPORT 
Case #2021-02, Special Use Permit 
 
Request: Special Use Permit to allow operate an Airsoft Facility in a Residential Agricultural 

Zoning District 
Applicant, Owner: Gene Blackburn  
Identification: The property is identified as Tax PIN: 891200600902 
Location: 1404 Mizpah Church Road – Williamsburg Township 
 
1. Acreage and Location of Proposal: 
 +/- 11.48 acres, and is located on Mizpah Church Rd, about 4300 feet east of Jones Lake Rd. 
 
2.   Character and Land Use of Neighborhood and Surrounding Community: 

The neighborhood is predominantly characterized by residential and agricultural uses. 
 

3.   Relevant Unified Development Ordinance Section:   
 Chapter 2, Article IX, Section 9-11(bb), pp. 158-160 
 
4.   Adopted Regulation and Plans:  

The property and surrounding properties are zoned Residential Agricultural (RA) with a list of permitted 
uses attached. 
This property is located in the Rural Transition Land Class of the Rockingham County Land Use Plan.  
The Rural Transition class is intended to accommodate existing residential neighborhoods and to balance 
the need to retain the area’s rural character and beauty with the strong demand for continued residential 
development. 
 

5.  Staff Findings and Recommendation: 
 After reviewing the application, Staff concludes that sufficient information has been provided for the 

application to be processed for consideration by the Planning Board. 
Based on Staff’s analysis and the UDO requirements for a Special Use Permit to operate an Airsoft Facility 
in a Residential Agricultural District, staff recommends approval of Case #2021-02, with the following 
conditions: 
1. The applicant must comply with the site plan approved by, and any other conditions imposed by, the Board 

of Adjustment. 
2. The applicant is responsible for obtaining and complying with all required permits and approvals. 
3. The applicant must follow all requirements for the Paintball Facility  

(Outdoor) Special Use Permit which are listed in the Rockingham County Unified Development 
Ordinance (pages 158-160), as modified by the conditions in item 1. 

6. Approval Process: 
No Special Use Permit shall be granted by the Planning Board unless each of the following findings is made 
concerning the proposed special use: 

(a) That the use or development is located, designed, and proposed to be operated so as to maintain or 
promote the public health, safety, and general welfare; 

(b) That the use or development complies with all required regulations and standards of this ordinance 
and with all other applicable regulations; 

(c) That the use or development is located, designed, and proposed to be operated so as to maintain or 
enhance the value of contiguous property or that the use or development is a public necessity; and 

(d) That the use or development conforms with the general plans for the land use and development of 
Rockingham County as embodied in this chapter and in the Rockingham County Development 
Guide. 



There shall be competent, material and substantial evidence in the record to support these conclusions and 
the Planning Board must find that all of the above exist or the application will be denied. 

 







































Plan of Operation for R.A.T.S 
 

1) Days and Hours of Operation: 
9am-6pm Saturdays only 

2) Number of participants and employees on site at any one time:  50 
3) Ratio of players to referees:  1 referee to 2 players 
4) Types of equipment to be utilized by site users:  AEG (airsoft electric gun) 
5) Type of compressed air fuel to be utilized on site:  None 

Parking 
            Current arrangement will provide 50 spaces for parking. 

Setback Variance 
      Paintball requirement is a 300 ft. setback from the property line.  We are requesting a 100 ft.            
setback for the following reasons: 

1) Precedent set by other airsoft fields in N.C. 
Black Ops and Cedar Creek:  See map layouts to support. 

2) The jules (power) required to propel an airsoft BB 300 ft. vs. that required to propel a 
paintball round is drastically different.  This makes a BB round virtually impossible 

to pass through 100 ft. of wooded property.   
3) Location:  Our airsoft fields are adjacent to heavily wooded acres of woods between our 

property line and any residence or business. 
4) Field play is to be enclosed by 20 ft. high mesh netting.  As noted on the site plan, netting 

will be between the school building at the front and back.  This, in addition to the school 
building itself, will prevent injuries or damage to property in the parking area, staging area, 
or along Mizpah Church Rd. 

5) We would like to avoid enclosing the remainder of the field with a 20 ft. net for the 
 following reasons:   
a) Precedent for setback -  other N.C. airsoft fields 
                       All other fields require  that netting is only necessary to protect the spectator, parking,    
                      and staging areas.   
                  b) A highly colored rope or tape is to be used to define the remainder of the playing 
                      fields.  (See field printouts)  In order to erect a fence around the entire area, a path would         
                      have to be made that would  destroy part of the vegetation/wood barriers needed. 

6) As noted on our setback variance, the jules to project an airsoft BB are drastically less than 
what is required for a paintball round.  Therefore the wood/vegetation around the property 

would be sufficient to protect property or people outside the playing field. 
7)  The cost of installing an all-enclosing property barrier would be prohibitive to this 

project.    



 

Public Restroom Facilities 
In our discussion with the planning board, we understand a permanent restroom is required in 
Rockingham County.  We are requesting a 12-24 month grace period to get the business up and running 
before we are required to have a permanent facility on site. 
In the interim we would like to use portable restroom facilities to service our staff and 
                        customers.  Our reason for this request is that we are only operating 8-9 hours per day, 
                        one day per week. 
 



 Residential Agricultural 
 11-13-2015  
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USES IN RESIDENTIAL AGRICULTURAL ZONING DISTRICT 
 
 

Uses Permitted by right.  Zoning Permit may be required. 
 
1. Accessory uses 
2. Agricultural use (not regulated) 
3. Athletic fields, recreation buildings, 

playgrounds, swim and racquet 
clubs (no commercial gain) – may 
be lighted 

4.   Auction Sales, temporary, one-time 
use 

5. Beneficial Fill 
6.   Cemetery 
7.    Churches and their customary uses 

including child care on premises 
8.    Clubs and lodges, private, non-

profit 
9.    Community centers, public or 

private non-profit for assembly and 
recreation 

10. Day care – 5 persons or less 
11.  Farm supplies sales (feed, seed, 

fertilizer, etc.) 

12.  Fire, sheriff and emergency 
services 

13. Golf courses 
14. Home occupations 
15.  Nursery and plant cultivation and 

sales 
16.  Pottery crafting and sales 
17.  Rooming house 
18.  Residence, duplex 
19.  Residence, single family detached 
20.  Riding academy, commercial 

stables 
21.  Sawmills, planning mills-temporary 
22.  Sign, on premises 
23.  Studios for artists, designers, 

musician, photographers, sculptors 
(not as home occupation) 

24.  Temporary buildings, incidental to 
development

 
Uses Permitted with Design Standards or other standards. Zoning Permit may be 
required. 
 
1.  Agritourism Activities  
2. Bed & Breakfast Home  
3.  Family care homes (must be at 

least ½ mile from any other family 
care home) 

4. Guest House 
5. Kennel (8 or less domesticated 

animals) 
5. LCID Landfill, Minor (off-site) 
6. Lumber yard – outdoor storage 

yard screening requirements 
7. Manufactured housing on individual 

lot - Class AA or A (foundation and 
screening requirements for towing 
apparatus) 

8. Manufactured housing on individual 
lot - Class B (permitted in certain 
instances, foundation and 
screening requirements for towing 
apparatus) 

9. Manufactured housing on lot during 
construction of new dwelling  

10. Outdoor Storage Area (residential) 
11.  Poultry Breeding Facility  
12. Special Events  
13.  Turkey Shoots – Non-Profit  
14.  Temporary Manufactured Home for 

Custodial Care  
15. Temporary Storage Unit   
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Uses requiring a Special Use Permit 
 
1. Commercial feeder operation 
2. Day care – 6 or more persons 
3. Group homes 
4. Kennel (more than 8 domesticated animals) 
5. LCID Landfill, Major (off-site) 
6. Nursing and rest homes 
7. Paintball Facility (outdoor) 
8. Planned unit development 
9. Public utility substations (including public water/sewer plants) 
10. Reception/Banquet Facility 
11. Rural family occupation of commercial/industrial nature 
12. Rural Guest Establishment 
13. Rural Tourism Activity 
14. Schools, academic 
15. Schools, business/trade 
16. Skeet, trap, and sporting clay ranges 
17. Solar Energy System, Large Scale 
18. Travel trailer parks 
19. Turkey Shoots, For Profit – year around 
20. Wireless Telecommunications Facilities – new tower 
 
 
High Impact Use – Conditional Zoning 
 
1. Air Strips 
 
Types of Subdivisions 
 
1. Minor subdivisions (1-5 lots with access to public road or where nor more than 3 

lots are served by a private road)  
 

 



PLANNING BOARD ANALYSIS AND STATEMENT 
CASE # 2021-02: Gene Blackburn  

Special Use Permit to Operate an Airsoft Facility in a Residential Agricultural District 
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FINDINGS 
 

The Planning Board has reviewed the Special Use Permit and adopts the following statements as required 
by the Rockingham County UDO and NCGS § 153A-341 and § 153A-342: 

 
1. After considering Rockingham County adopted comprehensive plans and UDO, the Planning 

Board approves/disapproves (2021-02). This action is consistent/not consistent with the 
adopted Rockingham County Land Use Plan.  
 

2. After review of competent, material and substantial evidence in the record, the Board makes the 
following findings for the 4 conclusions necessary to approve a Special Use Permit:  

 
(a) That the use or development is located, designed, and proposed to be operated so as to 

maintain or promote the public health, safety, and general welfare; 
The Board finds: 
Would the approval of this permit impose significant harm on the neighbors and surrounding 
community?   
 
(b) That the use or development complies with all required regulations and standards of this 

ordinance and with all other applicable regulations; 
The Board finds: 
That the proposed use is an allowed use in a Residential Agricultural zoning district if a Special 
Use Permit is approved, that the conditions of the Special Use Permit will ensure development 
meets or exceeds all requirements and goals of the existing UDO, and that the Rockingham 
County permitting and inspections department will ensure the structures and site meet or exceed 
all state and local standards for construction and design. 
 
(c) That the use or development is located, designed, and proposed to be operated so as to 

maintain or enhance the value of contiguous property or that the use or development is a 
public necessity; and 
 

The Board finds: 
Will the proposed business be compatible with or exceed the quality of existing developments 
in the neighborhood and have similar impacts as the surrounding building types?  
 
(d) That the use or development conforms with the general plans for the land use and 

development of Rockingham County as embodied in this chapter and in the Rockingham 
County UDO. 

The Board finds: 
 
Does this Special Use Permit support the policies and guidelines of the Rural Transition Land 
Class and the intended purpose of the Residential Agricultural zoning district? 

 
3. Additional comments:____________________________________________________________ 

______________________________________________________________________________
__________________________________________________________________________

yes   no 

yes   no 

yes   no 

yes   no 
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ROCKINGHAM COUNTY PLANNING 
STAFF REPORT 
Case #2021-03 
 
Request: Residential Agricultural to Highway Commercial – Conditional District 
Applicant: Jeff Biggs 
Identification: The property is denoted by Tax PIN: 792400161586 (portion) 
Location: Intersection of Williams Road & US 220 – Huntsville Township 
 
1.   Acreage and Location of Proposal: 
(+/-) 4.0 acres. It is located on the south side of Williams Road and just west of the intersection at 
US 220.  
 
2.   Zoning Classification of Adjacent and Surrounding Parcels: 
The adjacent properties are zoned Residential Agricultural and Residential Protected. Properties 
nearby and across the roadways are zoned Residential Agricultural, Light Industrial, Residential, 
and Residential Agricultural/Residential Protected. 
 
3.   Character and Land Use of Neighborhood and Surrounding Community: 
The neighborhood is primarily characterized by commercial, residential and agricultural uses. The 
property is located about 400 feet west of Hwy 220. 
 
4.   Topographical and Environmental Characteristics: 
Watershed – The requested parcel does not appear to be located in a designated watershed. 
Flood Plain – The requested parcel is not located in a floodplain according to the Federal 
Emergency Management Agency flood plain map 3710792200J. 
Wetlands and streams – There are no known wetlands or streams on the requested parcel.  
 
5.   Utilities / Services:    
The requested parcel is currently served by Rockingham County water and sewer. 
 
6.   Previous Zoning and Property History: 

 1988:  Zoned Residential Agricultural 
 
7.   Adopted Regulation and Plans:  
The parcel meets the lot size requirements of the HC-CD district. 
This property is located in the Economic Development land class of the Rockingham County Land 
Use Plan, described by Section 5.3.1 as follows: 

 
Land 

Classes 
Purposes Characteristics Services Residential 

Density 
Economic 

Development 
Land Class 

To accommodate and 
encourage new industrial 
and commercial uses in 

areas where local 
government supports 

substantial investments in 
water, sewer and 

transportation systems. 

Lands outside of Developed and Urban Transition 
areas where substantial capital investments are 

strongly encouraged to create new jobs and build 
the County tax base. 

Access to major 
transportation 
facilities and 

supported by public 
water and sewer. 

Moderate to high 
density land uses. 

2-3 units/acre. 

 
8.   Staff Findings and Recommendation: 
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After reviewing the application, Staff concludes that sufficient information has been provided for 
the application to be processed for consideration by the Planning Board and Board of 
Commissioners.  
 
The request is for a conditional district, meaning the only uses under consideration are those 
requested by the applicant.  
 
The property is currently undeveloped, and its location on US 220 and makes it more appropriate 
for commercial use than residential.   
 
Growth Management Strategies: 
 
Strategy 4) Identify key growth corridors and interchanges that require non-residential 
development sites be prioritized and planned. 
The location of the property – its proximity to US 220 – meets this strategy. 
  
Strategy 5) Strengthen the municipal commercial centers to provide more in-County retail 
opportunities.  
“…commercial development within the unincorporated sections of the County should take place in 
a more compact, well-organized fashion than is currently the case.  Commercial sites should be 
subject to detailed design standards, which promote a positive community appearance, a safe and 
logical flow of traffic, support of overall economic development and quality of life goals, and 
compatibility with surrounding uses.” 
The conditional nature of this rezoning request allows for the opportunity to organize the 
development site with conditions related to the Land Use Plan. 
 
Strategy 6) Promote growth in and around municipalities and other targeted growth areas. 
This proposal is located less than three (3) miles from the municipal limits of Madison.   
 
Strategy 7) Develop and refine detailed design guidelines and standards for non-residential 
development to be applied countywide. 
 
The development of this property will be subject to UDO Site Design and Landscape 
Requirements for Non-Residential Zoning Districts, Article XVII of the Rockingham County 
Unified Development Ordinance (UDO). 
 
Growth Management Policies: 
 
5.2.1 Economic Development 
This proposed new business will provide jobs to the area.  
 
5.2.2 Transportation 
The intensity and size of the proposed request do not represent high traffic generating uses and 
could help to distribute traffic flow over a network. 
 
5.2.5 Commercial Development 
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This request for Neighborhood Commercial zoning would create a neighborhood center with a 
local convenience store at an intersection. Landscaping must be effective for buffering existing 
residential uses. This is not a major intersection, therefore the size of the parcel proposed for 
rezoning is appropriate. 
 
5.2.7 Residential Development 
This request would provide a place of shopping near to residential areas and reduce vehicular trip 
lengths. The applicant has proposed conditions that address impacts of the proposed district on 
existing neighborhoods. 
 
5.2.11 Community Appearance 
The conditional nature of this rezoning request allows for the opportunity to include conditions 
related to the Land Use Plan. The applicant has proposed conditions that include standards for 
development. The development of this property will be subject to Site Design and Landscape 
Requirements for Non-Residential Zoning Districts, Article XVII of the Rockingham County 
Unified Development Ordinance (UDO). 
 
No development or occupancy will be permitted before the approval of a NCDOT driveway permit 
and appropriate building and environmental health permits. A Site Plan will also be required to show 
compliance, with Site Design & Landscaping Requirements for Non-Residential Zoning Districts. 
 
It is Staff’s recommendation that the rezoning request meets the intent of the Land Use Plan with 
the conditions offered by the applicant, and will fit well within the context of current uses in the 
local community. 
 
Based on an analysis, of Case #2021-03, a request for Rezoning from Residential Agricultural 
to Highway Commercial-Conditional, staff recommends approval with careful consideration 
of conditions necessary to ensure conformance to the Land Use Plan and adequately address 
expected development impacts to the existing residents of the area. 
 















PLANNING BOARD ANALYSIS AND STATEMENT 
CASE #2021-03, Jeff Biggs  

Residential Agricultural to Highway Commercial - Conditional District 
 

 1 

APPROVAL, CONSISTENT WITH LAND USE PLAN 
 

The Planning Board has reviewed the Highway Commercial – Conditional District zoning amendment 
and adopts the following statements as required by NCGS § 153A-341 and § 153A-342: 

 
1. After considering Rockingham County adopted comprehensive plans, the Planning Board 

recommends approval of (Case #2021-03). This action is consistent with the adopted 
Rockingham County Land Use Plan. This zoning amendment supports the intent and descriptions 
of the Economic Development Land Class. 

 
2. The Board considers its action in adopting the proposed zoning amendment to be reasonable 

because:   
 

A. The proposed use is an appropriate use for the land, considering its effect upon the entire 
community as a social, economic and political unit; 

B. The size of the parcel is appropriate for the district requested; 
C. The property for the request abuts properties that are currently zoned Highway Commercial 

and Residential Agricultural.   
 

3. The Board considers its action in adopting this zoning amendment to be in the public interest 
because: 

  
A. The proposed development has sufficient design features so as to be compatible with or exceed 

the quality of existing developments in the neighborhood;  
B. The uses permitted in Highway Commercial – Conditional District would have similar 

impacts as the surrounding residentially zoned properties.  This would not impose significant 
harm on the neighbors and surrounding community 

C. The proposed rezoning is designed to meet or exceed all requirements and goals of the existing 
UDO and the comprehensive plan; and,  

 
4. On balance the following factors: (1) the size of the tract in question, (2) the compatibility of the 

zoning action with the comprehensive plan, (3) the benefits and detriments resulting from the 
zoning action for the owner of the newly permitted property, the neighbors, and the surrounding 
community, and (4) the relationship between the envisioned permitted use and the uses currently 
present in adjacent tracts weigh in favor of approving the proposed zoning amendment. 
 

5. Additional comments:____________________________________________________________ 
______________________________________________________________________________
______________________________________________________________________________ 

 
Applicable Statutory Language: 

 
 

“The planning board shall advise and comment on whether the proposed amendment is consistent with 
any Land Use Plan that has been adopted and any other officially adopted plan that is applicable.  The 
planning board shall provide a written recommendation to the governing board that addresses plan 
consistency and other matters as deemed appropriate by the planning board, but a comment by the 
planning board that a proposed amendment is inconsistent with the Land Use Plan shall not preclude 
consideration or approval of the proposed amendment by the governing board.”  NCGS § 153A-341 

 



PLANNING BOARD ANALYSIS AND STATEMENT 
CASE #2021-03, Jeff Biggs  

Residential Agricultural to Highway Commercial - Conditional District 
 

 2 

APPROVAL, INCONSISTENT WITH LAND USE PLAN 
 

The Planning Board has reviewed the Highway Commercial – Conditional District zoning amendment 
and adopts the following statements as required by NCGS § 153A-341 and § 153A-342: 
 

1. After considering Rockingham County adopted comprehensive plans, the Planning Board 
recommends approval of (Case #2021-03). This action is not consistent with the adopted 
Rockingham County Land Use Plan. This zoning amendment does not support the intent and 
descriptions of the Economic Development Land Class. 
 

2. The Board considers its action in adopting the proposed zoning amendment to be reasonable 
because:   

 
A. The proposed use is an appropriate use for the land, considering its effect upon the entire 

community as a social, economic and political unit; 
B. The size of the parcel is appropriate for the district requested; 
C. The property for the request abuts properties that are currently zoned Highway Commercial 

and Residential Agricultural.   
 

3. The Board considers its action in adopting this zoning amendment to be in the public interest 
because: 

  
A. The proposed development has sufficient design features so as to be compatible with or exceed 

the quality of existing developments in the neighborhood;  
B. The uses permitted in Highway Commercial – Conditional District would have similar 

impacts as the surrounding residentially zoned properties.  This would not impose significant 
harm on the neighbors and surrounding community 

C. The proposed rezoning is designed to meet or exceed all requirements and goals of the existing 
UDO and the comprehensive plan; and,  

 
4. On balance the following factors: (1) the size of the tract in question, (2) the compatibility of the 

zoning action with the comprehensive plan, (3) the benefits and detriments resulting from the 
zoning action for the owner of the newly permitted property, the neighbors, and the surrounding 
community, and (4) the relationship between the envisioned permitted use and the uses currently 
present in adjacent tracts weigh in favor of approving the proposed zoning amendment; and, 

 
Additional comments:__________________________________________________________________ 
____________________________________________________________________________________
____________________________________________________________________________________ 

 
Applicable Statutory Language: 

 
 

“The planning board shall advise and comment on whether the proposed amendment is consistent with 
any Land Use Plan that has been adopted and any other officially adopted plan that is applicable.  The 
planning board shall provide a written recommendation to the governing board that addresses plan 
consistency and other matters as deemed appropriate by the planning board, but a comment by the 
planning board that a proposed amendment is inconsistent with the Land Use Plan shall not preclude 
consideration or approval of the proposed amendment by the governing board.”  NCGS § 153A-341 

 



PLANNING BOARD ANALYSIS AND STATEMENT 
CASE #2021-03, Jeff Biggs  

Residential Agricultural to Highway Commercial - Conditional District 
 

 3 

DENIAL 
 

The Planning Board has reviewed the Highway Commercial – Conditional District zoning 
amendment and adopts the following statements as required by NCGS § 153A-341 and § 153A-342: 
 

1. After considering Rockingham County adopted comprehensive plans, the Planning Board 
recommends denial of (Case #2021-03). This action is not consistent with the adopted 
Rockingham County Land Use Plan. This zoning amendment does not support the intent and 
descriptions of the Economic Development Land Class. 
 

2. The Board does not consider the adoption of the proposed zoning amendment to be reasonable 
because:   

 
A. The proposed use is not an appropriate use for the land, considering its effect upon the entire 

community as a social, economic and political unit; 
B. The size of the parcel is not appropriate for the district requested; 
C. The property for the request abuts properties that are currently zoned Highway Commercial 

and Residential Agricultural.   
 

3. The Board does not consider the adoption of the proposed zoning amendment to be in the public 
interest because: 

  
A. The proposed development does not have sufficient design features so as to be compatible with 

or exceed the quality of existing developments in the neighborhood;  
B. The uses permitted in Highway Commercial – Conditional District would not have similar 

impacts as the surrounding residentially zoned properties.  This would potentially impose 
significant harm on the neighbors and surrounding community 

C. The proposed rezoning is not designed to meet or exceed all requirements and goals of the 
existing UDO and the comprehensive plan; and,  

 
4. On balance the following factors: (1) the size of the tract in question, (2) the compatibility of the 

zoning action with the comprehensive plan, (3) the benefits and detriments resulting from the 
zoning action for the owner of the newly permitted property, the neighbors, and the surrounding 
community, and (4) the relationship between the envisioned permitted use and the uses currently 
present in adjacent tracts weigh in favor of approving the proposed zoning amendment; and, 

 
Additional comments:__________________________________________________________________ 
____________________________________________________________________________________
____________________________________________________________________________________ 
 
 

Applicable Statutory Language: 
 

 

“The planning board shall advise and comment on whether the proposed amendment is consistent with 
any Land Use Plan that has been adopted and any other officially adopted plan that is applicable.  The 
planning board shall provide a written recommendation to the governing board that addresses plan 
consistency and other matters as deemed appropriate by the planning board, but a comment by the 
planning board that a proposed amendment is inconsistent with the Land Use Plan shall not preclude 
consideration or approval of the proposed amendment by the governing board.”  NCGS § 153A-341 



ROCKINGHAM COUNTY 
STAFF REPORT 
Case #2021-04, Special Use Permit 
 
Request: Special Use Permit to allow a Doublewide Manufactured Home in a Residential 

Protected District 
Applicant, Owner: Oakwood Homes  
Identification: The property is identified as Tax PIN: 790400232226 
Location: 2163 Lindsey Bridge Road – Huntsville Township 
 
1. Acreage and Location of Proposal: 
 +/- 2.91 acres near the intersection of Lindsey Bridge Road and Eden Church Road, approximately 2.5 miles 
      from the Rockingham County and Stokes County line. 
    
2.   Character and Land Use of Neighborhood and Surrounding Community: 

The neighborhood is predominantly characterized by single-family and undeveloped residential lots. 
 

3.   Relevant Unified Development Ordinance Section:   
 Chapter 2, Article IX, Section 9-11(o), pp. 120-121 
 
4.   Adopted Regulation and Plans:  

The property and surrounding properties are zoned Residential Protected (RP) with a list of permitted uses 
attached. 
This property is located in the Rural Transition Land Class of the Rockingham County Land Use Plan.  
The Rural Transition class is intended to accommodate existing residential neighborhoods and to balance 
the need to retain the area’s rural character and beauty with the strong demand for continued residential 
development. 
 

5.  Staff Findings and Recommendation: 
 After reviewing the application, Staff concludes that sufficient information has been provided for the 

application to be processed for consideration by the Planning Board. 
Based on Staff’s analysis and the UDO requirements for a Special Use Permit to allow for a Doublewide 
Manufactured Home in a Residential Protected District, staff recommends approval of Case #2021-04, with 
the following conditions: 
1. The applicant must comply with the site plan approved by, and any other conditions imposed by, the Board 

of Adjustment. 
2. The applicant is responsible for obtaining and complying with all required permits and approvals. 
3. The applicant must follow all of the requirements for the Manufactured Housing, Class AA Special Use 

Permit which are listed in the Rockingham County Unified Development Ordinance (pages 120-121). 
 

6. Approval Process: 
No Special Use Permit shall be granted by the Planning Board unless each of the following findings is made 
concerning the proposed special use: 

(a) That the use or development is located, designed, and proposed to be operated so as to maintain or 
promote the public health, safety, and general welfare; 

(b) That the use or development complies with all required regulations and standards of this ordinance 
and with all other applicable regulations; 

(c) That the use or development is located, designed, and proposed to be operated so as to maintain or 
enhance the value of contiguous property or that the use or development is a public necessity; and 



(d) That the use or development conforms with the general plans for the land use and development of 
Rockingham County as embodied in this chapter and in the Rockingham County Development 
Guide. 

There shall be competent, material and substantial evidence in the record to support these conclusions and 
the Planning Board must find that all of the above exist or the application will be denied. 

 









PLANNING BOARD ANALYSIS AND STATEMENT 
CASE # 2021-04: Oakwood Homes  

Special Use Permit to allow for a Doublewide Manufactured Home in a Residential Protected 
District 
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FINDINGS 
 

The Planning Board has reviewed the Special Use Permit and adopts the following statements as required 
by the Rockingham County UDO and NCGS § 153A-341 and § 153A-342: 

 
1. After considering Rockingham County adopted comprehensive plans and UDO, the Planning 

Board approves/disapproves (2021-04). This action is consistent/not consistent with the 
adopted Rockingham County Land Use Plan.  
 

2. After review of competent, material and substantial evidence in the record, the Board makes the 
following findings for the 4 conclusions necessary to approve a Special Use Permit:  

 
(a) That the use or development is located, designed, and proposed to be operated so as to 

maintain or promote the public health, safety, and general welfare; 
The Board finds: 
Would the approval of this permit impose significant harm on the neighbors and surrounding 
community?   
 
(b) That the use or development complies with all required regulations and standards of this 

ordinance and with all other applicable regulations; 
The Board finds: 
That the proposed use is an allowed use in a Residential Protected zoning district if a Special 
Use Permit is approved, that the conditions of the Special Use Permit will ensure development 
meets or exceeds all requirements and goals of the existing UDO, and that the Rockingham 
County permitting and inspections department will ensure the structures and site meet or exceed 
all state and local standards for construction and design. 
 
(c) That the use or development is located, designed, and proposed to be operated so as to 

maintain or enhance the value of contiguous property or that the use or development is a 
public necessity; and 
 

The Board finds: 
Will the proposed business be compatible with or exceed the quality of existing developments 
in the neighborhood and have similar impacts as the surrounding building types?  
 
(d) That the use or development conforms with the general plans for the land use and 

development of Rockingham County as embodied in this chapter and in the Rockingham 
County UDO. 

The Board finds: 
 
Does this Special Use Permit support the policies and guidelines of the Rural Transition Land 
Class and the intended purpose of the Residential Protected zoning district? 

 
3. Additional comments:____________________________________________________________ 

______________________________________________________________________________
__________________________________________________________________________

yes   no 

yes   no 

yes   no 

yes   no 
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ROCKINGHAM COUNTY PLANNING 
STAFF REPORT 
Case #2021-05 
 
Request: Residential Agricultural to Light Industrial 
Applicant: Carroll Industrial Development 
Identification: The property is denoted by Parcel Number 121038 
Location: 496 Sylvania Road – New Bethel Township 
 
1.   Acreage and Location of Proposal: 
(+/-) 0.65 acres. The parcel is located on the south of Sylvania Rd and just north of its intersection 
with NC 65. 
 
2.   Zoning Classification of Adjacent and Surrounding Parcels: 
Adjacent properties are zoned Light Industrial to the north, south and west, and Residential 
Agricultural to the west. Across NC 65 of the parcels is an area of Light Industrial and Highway 
Commercial zoning.  
 
3.   Character and Land Use of Neighborhood and Surrounding Community: 
The neighborhood is characterized by industrial, residential, and agricultural uses. The requested 
parcels and surrounding properties are located within an area bounded by highways US 220, NC 
68, and NC 65. 
 
4.   Topographical and Environmental Characteristics: 
Watershed – The requested parcel is located in a watershed designated as Troublesome Creek III 
Flood Plain – The requested parcel is not located in a floodplain according to the Federal 
Emergency Management Agency flood plain map 3710792200J. 
Wetlands and streams – There are no known wetlands or streams on the requested parcel.  
 
5.   Utilities / Services:    
The parcel will be served by Rockingham County public water and sewer. 
 
6.   Previous Zoning and Property History: 
1988:  The area was designated Residential Agricultural zoning with the adoption of the UDO.  

 
7.   Adopted Regulation and Plans:  
The parcel will be combined with adjacent parcels to meet the lot size requirements of the LI-Light 
Industrial district. Any proposed uses that require a Special Use Permit or Development Standards 
will be subject to the requirements of those sections of the UDO.  
 
These properties are located in the Economic Development Land Class of the Rockingham County 
Land Use Plan. The proposed rezoning meets the purposes and characteristics of that Land Class, 
summarized below.  

 
Land 

Classes 
Purposes Characteristics Services Residential 

Density 
Economic 

Developme
nt Land 
Class 

To accommodate 
and encourage new 

industrial and 
commercial uses in 

Lands outside of Developed and 
Urban Transition areas where 

substantial capital investments are 

Access to major 
transportation 
facilities and 
supported by 

Moderate to 
high density 
land uses. 2-
3 units/acre. 
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areas where local 
government 

supports substantial 
investments in 

water, sewer and 
transportation 

systems. 

strongly encouraged to create new 
jobs and build the County tax base. 

public water 
and sewer. 

 
8.   Staff Findings and Recommendation: 
After reviewing the application, Staff concludes that sufficient information has been provided for 
the application to be processed for consideration by the Planning Board and Board of 
Commissioners. 
 
Property in close proximity to the subject parcels were recently rezoned from Residential to Light 
Industrial.  The proposed zoning fits well into the context and adopted plans for the area. The 
rezoning of this area encourages new and expanding industries to diversify and boost the local 
economy. Industrial and manufacturing uses that would be permitted within the proposed district 
include the highest job producing business sectors.  
 
Please remember that this request is for a straight rezoning with no conditions. When making the 
decision for a straight rezoning, the Board must consider all allowed uses in each zoning district. 
No testimony referencing current or future uses should be discussed; nor may any testimony of this 
nature be considered in making the decision to grant or deny the rezoning. Uses permitted in the 
Light Industrial district include 50 uses by right, 9 with a Special Use Permit, 6 with Design 
Criteria, and 3 allowed only as part of a conditional zoning district. A full list is attached. 
 
It is Staff’s recommendation that the rezoning request meets the intent of the Land Use Plan and will 
fit well within the context of current zoning and land use in the local community and the region. 
 
Growth Management Strategies: 
Strategy 4) Identify key growth corridors and interchanges that require non-residential 
development sites be prioritized and planned. 
The parcels proposed for rezoning are located in an area identified by the county’s Land Use Plan 
as a key growth interchange along US 220/ Interstate 73. 
 
Strategy 6) Promote growth in and around municipalities and other targeted growth areas. 
This proposal is located within an area targeted for growth.   
 
Strategy 7) Develop and refine detailed design guidelines and standards for non-residential 
development to be applied countywide. 
The development of this property will be subject to UDO Site Design and Landscape 
Requirements for Non-Residential Zoning Districts, Article XVII of the Rockingham County 
Unified Development Ordinance (UDO). 
 
Growth Management Policies: 
 
5.2.1 Economic Development 
 



P a g e  | 3 
 

This property is planned to be a part of a corporate park that will provide jobs for the area.  
 
5.2.2 Transportation 
The property will become part of a larger development with access to Hwy 220/Future I73. 
 
5.2.3 Water and Sewer Services 
The parcel is located within an area intended for water and sewer services. 
 
5.2.4 Industrial Development 
This property is located within an area planned for light industrial development.  
 
No development or occupancy will be permitted before the approval of a NCDOT driveway permit 
and appropriate building and environmental health permits. A Site Plan will also be required to show 
compliance, with Site Design & Landscaping Requirements for Non-Residential Zoning Districts. 
 
It is Staff’s recommendation that the rezoning request meets the intent of the Land Use Plan with 
the conditions offered by the applicant, and will fit well within the context of current uses in the 
local community. 
 
Based on an analysis, of Case #2021-05, a request for Rezoning from Residential Agricultural 
to Light Industrial, staff recommends approval. 
 









PLANNING BOARD ANALYSIS AND STATEMENT 
CASE #2021-05, Carroll Industrial Development  

Residential Agricultural to Light Industrial 
 

 1 

APPROVAL, CONSISTENT WITH LAND USE PLAN 
 

The Planning Board has reviewed the Light Industrial zoning amendment and adopts the following 
statements as required by NCGS § 153A-341 and § 153A-342: 

 
1. After considering Rockingham County adopted comprehensive plans, the Planning Board 

recommends approval of (Case #2021-05). This action is consistent with the adopted 
Rockingham County Land Use Plan. This zoning amendment supports the intent and descriptions 
of the Economic Development Land Class. 

 
2. The Board considers its action in adopting the proposed zoning amendment to be reasonable 

because:   
 

A. The proposed use is an appropriate use for the land, considering its effect upon the entire 
community as a social, economic and political unit; 

B. The size of the parcel is appropriate for the district requested; 
C. The property for the request abuts properties that are currently zoned Residential 

Agricultural.  
 

3. The Board considers its action in adopting this zoning amendment to be in the public interest 
because: 

  
A. The proposed development has sufficient design features so as to be compatible with or exceed 

the quality of existing developments in the neighborhood;  
B. The uses permitted in the Light Industrial District would have similar impacts as the 

surrounding residentially zoned properties.  This would not impose significant harm on the 
neighbors and surrounding community 

C. The proposed rezoning is designed to meet or exceed all requirements and goals of the existing 
UDO and the comprehensive plan; and,  

 
4. On balance the following factors: (1) the size of the tract in question, (2) the compatibility of the 

zoning action with the comprehensive plan, (3) the benefits and detriments resulting from the 
zoning action for the owner of the newly permitted property, the neighbors, and the surrounding 
community, and (4) the relationship between the envisioned permitted use and the uses currently 
present in adjacent tracts weigh in favor of approving the proposed zoning amendment. 
 

5. Additional comments:____________________________________________________________ 
______________________________________________________________________________
______________________________________________________________________________ 

 
Applicable Statutory Language: 

 
 

“The planning board shall advise and comment on whether the proposed amendment is consistent with 
any Land Use Plan that has been adopted and any other officially adopted plan that is applicable.  The 
planning board shall provide a written recommendation to the governing board that addresses plan 
consistency and other matters as deemed appropriate by the planning board, but a comment by the 
planning board that a proposed amendment is inconsistent with the Land Use Plan shall not preclude 
consideration or approval of the proposed amendment by the governing board.”  NCGS § 153A-341 
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CASE #2021-05, Carroll Industrial Development  

Residential Agricultural to Light Industrial 
 

 2 

APPROVAL, INCONSISTENT WITH LAND USE PLAN 
 

The Planning Board has reviewed the Light Industrial zoning amendment and adopts the following 
statements as required by NCGS § 153A-341 and § 153A-342: 
 

1. After considering Rockingham County adopted comprehensive plans, the Planning Board 
recommends approval of (Case #2021-05). This action is not consistent with the adopted 
Rockingham County Land Use Plan. This zoning amendment does not support the intent and 
descriptions of the Economic Development Land Class. 
 

2. The Board considers its action in adopting the proposed zoning amendment to be reasonable 
because:   

 
A. The proposed use is an appropriate use for the land, considering its effect upon the entire 

community as a social, economic and political unit; 
B. The size of the parcel is appropriate for the district requested; 
C. The property for the request abuts properties that are currently zoned Residential 

Agricultural.   
 

3. The Board considers its action in adopting this zoning amendment to be in the public interest 
because: 

  
A. The proposed development has sufficient design features so as to be compatible with or exceed 

the quality of existing developments in the neighborhood;  
B. The uses permitted in the Light Industrial District would have similar impacts as the 

surrounding residentially zoned properties.  This would not impose significant harm on the 
neighbors and surrounding community 

C. The proposed rezoning is designed to meet or exceed all requirements and goals of the existing 
UDO and the comprehensive plan; and,  

 
4. On balance the following factors: (1) the size of the tract in question, (2) the compatibility of the 

zoning action with the comprehensive plan, (3) the benefits and detriments resulting from the 
zoning action for the owner of the newly permitted property, the neighbors, and the surrounding 
community, and (4) the relationship between the envisioned permitted use and the uses currently 
present in adjacent tracts weigh in favor of approving the proposed zoning amendment; and, 

 
Additional comments:__________________________________________________________________ 
____________________________________________________________________________________
____________________________________________________________________________________ 

 
Applicable Statutory Language: 

 
 

“The planning board shall advise and comment on whether the proposed amendment is consistent with 
any Land Use Plan that has been adopted and any other officially adopted plan that is applicable.  The 
planning board shall provide a written recommendation to the governing board that addresses plan 
consistency and other matters as deemed appropriate by the planning board, but a comment by the 
planning board that a proposed amendment is inconsistent with the Land Use Plan shall not preclude 
consideration or approval of the proposed amendment by the governing board.”  NCGS § 153A-341 
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Residential Agricultural to Light Industrial 
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DENIAL 
 

The Planning Board has reviewed the Light Industrial zoning amendment and adopts the following 
statements as required by NCGS § 153A-341 and § 153A-342: 
 

1. After considering Rockingham County adopted comprehensive plans, the Planning Board 
recommends denial of (Case #2021-05). This action is not consistent with the adopted 
Rockingham County Land Use Plan. This zoning amendment does not support the intent and 
descriptions of the Economic Development Land Class. 
 

2. The Board does not consider the adoption of the proposed zoning amendment to be reasonable 
because:   

 
A. The proposed use is not an appropriate use for the land, considering its effect upon the entire 

community as a social, economic and political unit; 
B. The size of the parcel is not appropriate for the district requested; 
C. The property for the request abuts properties that are currently zoned Residential 

Agricultural.  
 

3. The Board does not consider the adoption of the proposed zoning amendment to be in the public 
interest because: 

  
A. The proposed development does not have sufficient design features so as to be compatible with 

or exceed the quality of existing developments in the neighborhood;  
B. The uses permitted in the Light Industrial District would not have similar impacts as the 

surrounding residentially zoned properties.  This would potentially impose significant harm on 
the neighbors and surrounding community 

C. The proposed rezoning is not designed to meet or exceed all requirements and goals of the 
existing UDO and the comprehensive plan; and,  

 
4. On balance the following factors: (1) the size of the tract in question, (2) the compatibility of the 

zoning action with the comprehensive plan, (3) the benefits and detriments resulting from the 
zoning action for the owner of the newly permitted property, the neighbors, and the surrounding 
community, and (4) the relationship between the envisioned permitted use and the uses currently 
present in adjacent tracts weigh in favor of approving the proposed zoning amendment; and, 

 
Additional comments:__________________________________________________________________ 
____________________________________________________________________________________
____________________________________________________________________________________ 
 
 

Applicable Statutory Language: 
 

 

“The planning board shall advise and comment on whether the proposed amendment is consistent with 
any Land Use Plan that has been adopted and any other officially adopted plan that is applicable.  The 
planning board shall provide a written recommendation to the governing board that addresses plan 
consistency and other matters as deemed appropriate by the planning board, but a comment by the 
planning board that a proposed amendment is inconsistent with the Land Use Plan shall not preclude 
consideration or approval of the proposed amendment by the governing board.”  NCGS § 153A-341 
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