
 
 
 

AGENDA 
City of Shelby Planning and Zoning Board 

 
DATE   Thursday, November 19, 2026 
   
TIME    11:45 AM (Lunch)   
   12:15 PM (Meeting) 
 
LOCATION   City Hall Annex Board Room 
   311 S. Lafayette St.  

 
 
 
 

1. Opening  

 

2. Adoption of the October 15, 2026 Planning & Zoning Board Minutes 

 

3. New business 

a. General rezoning - 403 S. Washington St - RO-CU to RO 

b. Conditional Rezoning - 1410 S. Morgan St - CPD to CPD-CZ 

c. Maple Glen preliminary plat extension  

d. Text amendment - General Lodging 

e. Amendment to the City of Shelby Bicycle & Pedestrian Plan 

 

4. Announcements  

 

5. Motion to Adjourn 

Attendance 
 Scott Bankhead 
 David Dear 
 Karla Haynes 
 Mike Royster 
 Becca Schweppe 
 Wesley Sheffield 
 Greg Taylor 
 Rick Washburn 
 Bob Cabaniss (ETJ) 
 Emanuel Hunt (ETJ) 

 



 
CITY OF SHELBY PLANNING AND ZONING BOARD 

MINUTES 
October 15th, 2026 

City Hall Annex Board Room 
 

 
 
Item 1.  Opening 

Chair Royster called the meeting to order at 12:16 PM and noted that a quorum 
was present. Mr. Dear and Mr. Sheffield were given the Oath of Office and sworn 
in as members of the Board. 
 
Board Present: Scott Bankhead, Mike Royster, Becca Schweppe, Rick 
Washburn, Wesley Sheffield, David Dear, Bob Cabaniss, Emanuel Hunt 
Staff Present:   Jason Lunsford, City Attorney; Brian Burgess, Planning Director; 
Audrey Godfrey, Assistant Planning Director; Dylan Lehmann, Planner; Torin 
Priddle, Planner 

 
Item 2.  Approval of July 18th, 2026 Minutes 
 
Chair Royster pointed out a typo in the minutes. With the typo amended, the board voted to 
approve the minutes. 

Motion: Chair Royster 
Second:  Mr. Hunt 
Action:  The motion passed by a unanimous vote. 

Item 3. New Business 
 
 

a. 1812 S Lafayette General Rezoning 
Mr. Lehmann presented a proposed general rezoning at 1812 S Lafayette Street, parcel #49444. The 
proposal is to rezone the parcel from CPD to GB2. This rezoning is consistent with the 2026 Future 
Land Use Plan and staff recommended approval. 

Motion: Mrs. Schweppe made the motion to recommend approval of the 
rezoning to city council, because the proposal is consistent with the 
Future Land Use plan. 

Second:  Mr. Washburn 
Action:  The motion passed by a unanimous vote.  

 
b. Townes at Kings View Preliminary Plat 

Ms. Godfrey gave a presentation to the board on the Townes at Kings View residential 
development. The proposed development is located on South Post Road, parcel #60930 and will 
contain 25 quadplexes, resulting in 100 single-family attached homes (“townhomes”). Ms. 
Godfrey noted that the approval of a preliminary plat was an administrative decision, which 
means that approval should be based solely on whether or not meets the requirements. Staff 
recommended approval. 

Motion:  Mr. Washburn made the motion to approve the preliminary plat. 



 
CITY OF SHELBY PLANNING AND ZONING BOARD 

MINUTES 
October 15th, 2026 

City Hall Annex Board Room 
 

Second:  Mr. Sheffield 
Action:  The motion passed by a unanimous vote.  

 
Item 4.              Training 
 
Mr. Burgess lead a training presentation. This presentation focused on the history of municipal powers 
in North Carolina, as well as the duties and responsibilities of the board and its members. 
 
Item 5.  Announcements 
 
No announcements were made to the board at this time 
 
Item 6.  Motion to Adjourn 

Motion:  Mr. Bankhead made the motion to adjourn.  
Second:  Mr. Dear 
Action:  The motion passed by a unanimous vote. Chair Royster adjourned the 

meeting at 1:24 PM. 
 
___________________________________ 
Respectfully Submitted 
Torin Priddle, Planner 
 









Staff Report                                  

To: Shelby Planning & Zoning Board Date: November 12, 2026 
From: Dylan Lehmann Meeting: November 19, 2026 

 Planner File:  #ZA-26-0008 
  
OWNER/APPLICANT:  City of Shelby  

LOCATION:  403 S. Washington St  PARCEL ID #:   60930 

PRESENT ZONING: RO-CU   REQUESTED ACTION: RO 

SURROUNDING ZONING:  North: GB, RO          South: R6, RO         East: RO          West: R6 
 
UTILITIES:   Water: Yes      Sewer: Yes      Floodplain: No      Watershed: No 
 
ANALYSIS: The 2.45-acre subject property is currently RO-CU (Residential Office-Conditional Use). 
The site is located along South Washington and South Dekalb, southeast of Uptown Shelby. Land 
uses in the area include residential, commercial, and institutional.   
 
The RO residential-office district is primarily intended to accommodate high density multifamily 
residences; offices; public and institutional; business, professional, and personal services; and 
limited support retail businesses. Permitted residential uses include single-family detached 
dwellings, modular homes, apartments, townhomes, and condominiums. Public water and sewer 
service is generally available in areas zoned as RO. One of the objectives of this district is to 
encourage land uses that serve as an adequate buffer between intensive nonresidential uses and 
residential uses. 
 
The 2026 Future Land Use map identifies this parcel as Neighborhood Mixed Use. The 
Comprehensive Plan describes the Neighborhood Mixed Use district as the following:  

This character area is generally located along key corridors near concentrations of existing or 
planned residences. Neighborhood Mixed-Use includes neighborhood-serving uses such as small 
to medium-scale retail or grocery stores, service, and limited office uses as well as a variety of 
higher density housing options. Buildings have small to medium sized footprints and are typically 
less than 30,000 square feet. The typical building height is 2-3 stories, although slightly higher 
buildings could be considered depending on the site as part of redevelopment of older structures 
and/ or civic or institutional buildings. Buildings, lighting, and amenities should be pedestrian-
scaled. Site design should minimize impacts on existing development and facilitate high levels of 
vehicular and pedestrian connectivity to adjacent uses and nearby neighborhoods.  

This character area includes many key gateways and corridors in the City. Development may 
include a mix of housing types including single-family homes, live/work units, townhomes, house-
scaled structures (e.g., duplexes, triplexes, etc.), or apartments. This area also may include reuse 
of larger structures (i.e. historic mills) for a variety of non-residential uses and residential uses 
including apartments or condos. 

 
STAFF COMMENTS:  This proposal is consistent with the Comprehensive Land Use Plan and is 
consistent with development patterns in the area. Staff recommend this proposed rezoning. 



Staff Report 
                                         

To: Shelby Planning & Zoning Board Date:  10/20/2026    
From: Torin Priddle    Meeting:  11/19/2026  

 Planner    File:     #CZ-26-0003  
 

OWNER: Shelby Cattle Farm    APPLICANT: Halcon Development LLC 

LOCATION: 1410 S Morgan Street   PARCEL ID #:  65727 

PRESENT ZONING: CPD    REQUESTED ZONING: CPD-CZ 

SURROUNDING ZONING: North: R10       South: CPD        East: CPD, LI, R8      West: R10 

UTILITIES: Water: Yes     Sewer: Extension Needed     Floodplain: No      Watershed: No 

ANALYSIS: The subject property is located at 1410 S Morgan Street, near the intersection with S 
Dekalb Street. The site is undeveloped and approximately 10.56 acres. Uses in the surrounding 
area include single and multi-family housing, light industrial, and institutional in the form of Shelby 
Middle School. 

The current zoning is CPD, and the request is to rezone the property to CPD-CZ to allow for the 
construction of a 60-unit multifamily development containing 3 three-story buildings. The proposed 
density is 5.68 units per acre. This development will include a community building with a multi-
purpose room, kitchenette, laundry area, and covered mail kiosk. 

If this CZ is approved by City Council, compliance with the proposed conditions and site plan is 
required. The conditions requested by the applicant are outlined below. 

• Relief from the provision limiting an individual multifamily building to 250 feet in length and 
eight dwelling units  

• Relief from the otherwise applicable 75-foot buffer requirement for buildings greater than 
two stories adjacent to residentially zoned property, with the setbacks, landscaped areas, 
tree-preservation areas, and buffers instead provided generally as depicted on the 
approved Conditional Zoning Conceptual Site Plan. 

• Relief, where applicable, from the additional one-foot setback for each foot of building 
height exceeding 35 feet along boundaries adjoining residential districts 

• To the extent the approved Conditional Zoning Conceptual Site Plan modifies otherwise 
applicable buffer dimensions or locations, approval is requested for the landscaping, 
buffering, and tree-preservation arrangement generally depicted on the approved plan. 
Final landscaping will otherwise comply with Article 14 of the UDO. 
 

 
The objective of the Corridor Protection District (CPD) is to foster a sensitive conversion of vacant 
land to more urban uses while avoiding uncoordinated strip development. This district permits 
commercial as well as residential uses. 

STAFF COMMENTS: The Future Land Use Map in the 2026 Comprehensive Land Use Plan identifies 
the area as a Neighborhood Mixed Use zone. A neighborhood mixed use zone should contain “a 
variety of higher density housing options” and feature “small to medium sized footprints.” The 
proposed development is consistent with this plan. Staff recommends approval of this conditional 
rezoning. 









Staff Report – Maple Glen         

                                 

To: Shelby Planning & Zoning Board  Date:  Nov 9, 2026 
From: Audrey Whetten Godfrey   Meeting:  Nov 19, 2026 

 Assistant Planning Director        
 

OWNER:  LGI Homes   APPLICANT:  LGI Homes 

LOCATION:  Cherryville Rd  PARCEL ID #s:  25709, 49780, 25850, 25852, 25853, 40021 

PRESENT ZONING: RO, R10  REQUESTED ACTION: Preliminary Plat Approval Extension 

SURROUNDING ZONING:                  North:  R10        South:  RO, R10, NB-CU        East:  R10        West:  R10 

UTILITIES:        Water: Yes       Sewer:  Yes       Floodplain: No      Watershed: No 
 
ANALYSIS: The Planning Board previously approved an extension for this preliminary plat on Nov 21, 
2024. Pursuant to N.C.G.S. 160D-108.1, the applicant may request an extension of their vested right:  

A local government may provide for rights to be vested for a period exceeding two years but not 
exceeding five years where warranted in light of all relevant circumstances, including, but not 
limited to, the size and phasing of development, the level of investment, the need for the 
development, economic cycles, and market conditions or other considerations. These 
determinations are in the sound discretion of the local government and shall be made following 
the process specified for the particular form of a site-specific vesting plan involved in accordance 
with subsection (a) of this section. 

 
Site work began and then was put on hold at the Maple Glen site. As a result, the applicant has 
requested another extension of the preliminary plat approval ahead of the Nov 21, 2026 expiration.  

The 22.87-acre property is currently undeveloped. Land uses in the area include residential and 
commercial.  
 
This preliminary plat includes 60 lots, including 42 single family homes and 18 townhomes. It is a cluster 
development, which allows for smaller lot sizes in return for common open space. There is a total of 
10.38 acres in lots and 8.91 acres of common open space; the remaining 3.58 acres are rights-of-way. 
The density is 2.62 units per acre, including the open space. The proposed lots meet the dimensional 
requirements; the minimum proposed single family lot size is 7,726 square feet and the minimum 
proposed townhome lot size is 2,087 square feet.   
 
This project does require a sewer and water extension, stormwater treatment, and the construction of 
several streets, all of which are the responsibility of the developer. This proposal also includes sidewalks 
along Cherryville Road and within the subdivision, and landscaping in the common open space around 
the perimeter of the property as a buffer.  
 
A Traffic Impact Analysis was conducted by an NCDOT prequalified consultant. The traffic engineer 
determined no exclusive turn lanes are warranted at any access points. NCDOT is not requiring any 
mitigation measures.  
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Sta  Report – Text Amendment         

To:     Shelby Planning & Zoning Board  Date:  Nov 9, 2026 
From: Audrey Whetten Godfrey   Meeting:  Nov 19, 2026 

 Assistant Planning Director      

 

The current UDO does not identify the use of Lodging or Accommodations (Hotels) in the table of 
permitted uses. As industry and tourism have grown in Shelby, demand has increased for lodging, 
and a named use is appropriate.  

The UDO briefly mentions hotels/motels in the definition of the “Retreat/Conference Center” use. 
Sta  are recommending a text amendment in order to clarify the use and its definition, including a 
distinction between lodging with fewer than 30 units and those with 30 or more units.  Sta  are also 
recommending updates to the development standards in order to be compliant with recent 
changes in state law and to make the standards less ambiguous and more enforceable. 

Current UDO (Sections 2-4; 9-3; 11-1.57) 
Use: Retreat/Conference Center 

Definition: A use primarily intended for transient guests where the primary attractions are generally 
conference and meeting facilities and recreational activities and features. A retreat/conference 
center may include a mixture of such uses as:  

(1) Conference centers;  
(2) Assembly halls;  
(3) Indoor and outdoor recreational facilities, including but not limited to, golf courses, swim 

and tennis clubs, and physical fitness centers;  
(4) Hotel and motels;  
(5) Restaurants; and  
(6) Incidental support retail businesses.  

Where is it allowed?  
• RO: SUP2, including development standards 
• GB: P (permitted by right) 
• GB2: P (permitted by right) 
• CPD: P (permitted by right) 

Development standards: 
(A) Where development standards are required. RO districts. 
(B) Hours of operation. The hours of operation allowed shall be compatible with the land uses 

adjacent to the facility. 



 

(C) General. The board of adjustment shall not grant the permit unless it finds that the parking 
generated by the facility can be accommodated without undue disruption or interference 
with the normal flow of tra ic or with the right of adjacent and surrounding property owners. 

(D) Location. Principal access must be from a collector or higher capacity street. 
(E) Screening. Parking lots shall be screened from adjoining single-family residential uses by a 

bu er yard. The required bu er yard shall comply with the requirements of subsection 14-
5.2. 

Proposed Amendment 
Use: Retreat/conference center General Lodging (less than 30 units) 

Definition: A use primarily intended for transient short-term, overnight guests,  where the primary 
attractions are generally conference and meeting facilities and recreational activities and features. 
A retreat/conference center which may also include a mixture of such uses as:  

(1) Conference centers;  
(2) Assembly halls;  
(3) Indoor and outdoor recreational facilities, including but not limited to, golf courses, swim 

and tennis clubs, and physical fitness centers;  
(4) Hotel and motels;  
(5)(4) Restaurants and drinking establishments; and  
(6)(5) Incidental support retail businesses.  

Where is it allowed?  
• RO: D (permitted with development standards) SUP2, including development standards 
• GB: P (permitted by right) 
• GB2: P (permitted by right) 
• CPD: P (permitted by right) 

Development standards: 
(A) Where development standards are required. RO districts. 
(B) Hours of operation. The hours of operation allowed shall be compatible with the land uses 

adjacent to the facility. 
(C) General. The board of adjustment shall not grant the permit unless it finds that the parking 

generated by the facility can be accommodated without undue disruption or interference 
with the normal flow of tra ic or with the right of adjacent and surrounding property owners. 

(D) Location. Principal access must be from a collector or higher capacity street. 
(B) Screening. Parking lots and outdoor gathering areas (including but not limited to seating, 

patios, and pools) shall be screened from adjoining single-family residential uses by a 
bu er yard. The required bu er yard shall comply with the requirements of subsection 14-
5.2. 



 

Use: General Lodging (greater than or equal to 30 units) 

Definition: (same as above) 

Where is it allowed? 

• RO: SUP2, including development standards 
• GB: P (permitted by right) 
• GB2: P (permitted by right) 
• CPD: P (permitted by right) 

Development standards: (same as above; only apply in the RO district) 
 



Staff Report 
                                         

To: Shelby Planning & Zoning Board  Date:    Oct 30, 2026 
From: Audrey Whetten Godfrey   Meeting:  Nov 19, 2026 

 Assistant Planning Director  
   

 
 
Staff are recommending two amendments to the City’s Bicycle & Pedestrian Plan (2020):  

Amendment Description Purpose 

Identify a larger span of Marion 
Street as a priority corridor for 
Complete Street improvements. 

• Strengthen Marion Street as a multi-modal corridor to 
improve east/west connectivity and enhance safety for all 
users. 

Update the 2019 Carolina Thread 
Trail map and incorporate it into 
the Bicycle & Pedestrian Plan. 

• Integrate the trail network into the bicycle & pedestrian plan; 

• Update map to reflect projected trail locations so that trail 
corridor planning is more accurate.  

 

The City’s Bicycle & Pedestrian Plan, adopted in 2020, prioritizes corridors and spot projects for bicycle 
& pedestrian improvements. The Plan also outlines policies that support bicycling and walking through 
changes to the built environment as well as development standards to encourage non-motorized 
circulation throughout the City.  

The Carolina Thread Trail (CTT) network is a regional network of connected trails across 15 counties and 
two states. In 2010, the organization developed the Cleveland County Master Plan in collaboration with 
the City, County, and other local partners; it was an extensive trail plan that included a map of trail 
opportunities throughout the city and county. In 2019, the trail map was revised to include the full 
Carolina Harmony Trail corridor (see attached for the 2019 map). 

The City has made progress on the expansion and repairs of pedestrian infrastructure in recent years, 
including the Carolina Harmony Trail, and many additional sidewalks have been built by the private 
sector through recent development.  

The full amended plan is available at 2020 Bike Ped Plan_2026 update_111226.pdf. The amended pages 
are included in this packet. 

Staff expect to undertake a full update to the Bicycle & Pedestrian Plan within the next few years. These 
changes are being handled as amendments because they are more time-sensitive. 

STAFF COMMENTS:  Staff recommends approval of the Bicycle & Pedestrian Plan amendments. 

 

https://cityofshelbycom-my.sharepoint.com/:b:/g/personal/audrey_godfrey_cityofshelby_com1/IQDljSfX2mxLTYPHVSd0e3NQAZIIid2eAu1J5m2KLqDxIbE?e=xkYrU7


 



 
 

Proposed Trail Map – CTT 2019 



 Proposed Trail Map – 2026 
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