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Minutes 

Planning Commission 

September 6, 2022 

 

The City of Mount Holly Planning Commission met on September 6, 2022 at 6:30 PM at the Municipal 

Complex located at 400 East Central Avenue, Mount Holly in the City Council Chambers on the 1st Floor. 

Those members present were Vice Chairwoman Teraseta Ellerbe, Rodney Williams, Myles Biggerstaff, Will 

Crist, Jeff High, Melanie Nichols, Alberto Gonzalez, and Perry Toomey. Planning Director Greg Beal, Assistant 

Planning Director Paul Lowe, Planner Brandon Livingston, GIS Technician Michael Godwin, and Planning 

Technician Josh Blackwell were also present at the meeting. 

Vice Chairwoman Ellerbe called the meeting to order at 6:30 PM and moved to the second item on the agenda; 

Reading of Ethics Statement: In accordance with the Rules of Procedures, it is the duty of every Planning 

Commission and Board of Adjustment member to avoid conflicts of interest. Does any member have any 

known conflicts of interest in respect to any matters coming before the Planning Commission and Board of 

Adjustment today? If so, please identify the conflict and refrain from any participation in the particular matter 

involved. Vice Chairwoman Ellerbe then asked if any Commission members had any conflicts that they wanted 

to declare. No Commission members had any conflicts of interest concerning any of the matters to be discussed.    

Meeting Minutes  

Members then reviewed the August 1st Planning Commission meeting minutes.  Members voted to approve the 

minutes with one correction suggested by Vice Chairwoman Ellerbe-to alter paragraph six on page two to 

reflect the Planning Commission’s opinion that the applicant was attempting to avoid inspections by the County 

Health Department on a motion made by Mr. Biggerstaff, seconded by Mr. High.  The vote was unanimous. 

Public Hearing – Text Amendment - Amend Section 5.15 Watershed Overlay District of the Zoning 

Ordinance to allow for density averaging credits as authorized by NC General Statute 143-214.5. 

Mr. Beal began by stating that the City has been working with Paul Clark, NCDEQ, and the State is supportive 

of the Ordinance as all the general statute requirements have been met. The City first established the current 

watershed overlay district regulations in 1996, and in 2005, the City updated it to allow for higher-density 

development as allowed by the NC General Statutes through proper stormwater controls. We have been 

working with local developers, who seek alternatives to very high-priced permeable paving systems. The State 

of NC mandates that local governments, having a watershed, allow for density averaging credits. For example, a 

property owner, having 10 acres of land, would only be allowed to develop up to five acres in the critical 

watershed of Mount Holly at the maximum limit of 50% impervious surface. If the owner of another property, 

was willing to place deed restrictions on his/her 5-acre property to limit impervious surface to 0%, then under 

law, the developer of the 10-acre property could now develop 7.5 acres, as opposed to 5 acres at 50% 

impervious surface. This is where the term “density averaging credits” come into play. Donated land must be in 

the critical area. This would help control stormwater, runoff, and buffers but high value developments that will 

benefit the City are decreased due to floodplain creating a conundrum. Some of these high value developments 

include medical offices which would bring a lot of jobs to the City.  

Mr. Greg Beal, Planning Director, introduced the staff-initiated item noting that density averaging has been 

permitted by the State since 2012, and opined that the update would benefit both the economy & the 

environment by facilitating denser development on some parcels while permanently protecting sensitive 

environmental areas located elsewhere in the City.  Beal explained that density averaging is the transferring of 

impervious development rights from two noncontiguous parcels that are located in the same water supply 

watershed.  Beal noted that local governments can adopt more stringent standards then the State, and added that 

staff suggested providing density averaging as an option for developers only in the Lake Wylie Protected & 

Critical districts.  Beal expounded on this by stating that as the Mountain Island Lake Overlay district did not 
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have a high-density option, staff wanted to ensure that this area maintained its low-density aesthetic.  Beal next 

reviewed the proposed process for how density averaging would operate in the City noting that developers 

interested in this process would need to complete applications, property surveys, and appear before the Board of 

Adjustment.  Beal clarified that the Board of Adjustment would hear density averaging requests under the 

proposed scheme as the Watershed Review Board.  Beal then reiterated his support for the proposal, and asked 

if Commission members had any questions concerning the request.  

Legal Authority is the General Statute (NC GS 143-214,5 d2) which permits density averaging in the State.  

Definition & Applicability: Density averaging is the transfer of impervious development rights from one 

property to another, and involves two noncontiguous parcels in the same water supply watershed. A local 

government implementing a water supply watershed program shall allow an applicant to average development 

density on up to two noncontiguous properties for purposes of achieving compliance with the water supply 

watershed development standards if all of the following circumstances exist:  

(1) The properties are within the same water supply watershed. If one of the properties is located in 

the critical area of the watershed, the critical area property shall not be developed beyond the 

applicable density requirements for its classification.  

(2) Overall project density meets applicable density or stormwater control requirements under 15A 

NCAC 2B .0200.  

(3) Vegetated buffers on both properties meet the minimum statewide water supply watershed 

protection requirements.  

(4) Built upon areas are 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 are located in upland areas and, to the maximum 

extent practicable, away from surface waters and drainageways.  

(6) The property or portions of the donor properties that are not being developed will remain in a 

vegetated or natural state and will 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 special use permit or other such permit or certificate shall be obtained from the local 

Watershed Review Board or Board of Adjustment 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) All parcels must be located within the Planning & Zoning jurisdiction of the City of Mount 

Holly, and located within the Lake Wylie Watershed Critical Overlay District or in the Lake 

Wylie Watershed Protected Area Overlay District.  

The process would be as follows: 

1. A pre-application meeting is required to go over the application materials and any questions about 

the process.  

2. A City of Mount Holly Watershed Density Averaging application must be submitted with the 

following:  



3 
 

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 12.12 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 Gaston 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.  

Mr. High questioned how the procedure would work if the two density averaging properties were held by 

different owners.  

Mr. Beal replied that both owners would be required to sign the applications & plats associated with the case. 

Mr. Williams asked for clarification regarding how properties are sold to support the program.  

Mr. Beal commented that property owners could either sale their entire property or only portion depending on 

the amount of land needed, negations between the developer & property owner, and where each property is 

located within the City. Mr. Beal added that there is somewhat of a challenge because of there being a lot of 

floodplain and wetlands. 

Vice Chairwoman Ellerbe asked if established properties could be redeveloped by utilizing density averaging. 

Mr. Beal responded that property owners could use the option to redevelop their properties in the future.   

Vice Chairwoman Ellerbe opened the public hearing at 6:44 PM. With no one signing up to speak on the matter, 

Ellerbe closed the public hearing, and the Planning Commission returned to their regular meeting at 6:44 PM.                      

Mr. High made a motion to recommend favorable approval of the proposed text amendment as presented to the 

City Council with a second from Mr. Toomey. The motion passed with a unanimous, 8-0, vote.  

Staff Updates & Open Discussion  

Mr. Beal provided an update concerning various development projects that staff was currently reviewing. 

Mr. Gonzalez shared his interest in seeing more stub street connections integrated into future developments. 

Mr. Beal noted that stub streets are encouraged in the City’s development ordinance, but are frequently met 

with consternation from neighboring developments.      

Mr. Toomey asked for clarification regarding the upcoming closure of Mountain Island Lake Park. 

Mr. Beal opined that the Park would most likely be closed until 2026 while Duke performs maintenance on the 

dam located at the Park.   
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Mrs. Nichols inquired regarding unpermitted work that was occurring in the City. 

Josh Blackwell, Planning Technician, provided an update on the ongoing issues, and described how he was 

working to address each case.  

Adjournment  

With there being no other comments, Mrs. Nichols made a motion to adjourn the meeting. Mr. High seconded 

the motion and all members were in favor. Meeting was adjourned at 7:01 PM. 

 

____________________________                                   ____________________________ 

Planning Commission, Chair                                              Recording Secretary 

 


