
 

 City of King City Planning Board Meeting 

6:00 PM Monday, June 23, 2025 

  City of King City Hall Council Chambers 
229 S. Main St., King, NC 27021 

 

AGENDA 

MEETING CALLED TO ORDER 

PLEDGE 

Notes on Pledge: Remain Standing for the invocation 

INVOCATION – Chaplain 

ANNOUNCEMENTS 

 

** King City Council, Regular Meeting: Monday, July 7, 2025, 6 p.m., City Hall Council Chambers, 229 
S. Main Street  
 

** Parks/Recreation Advisory Board, Regular Meeting, Thursday, July 10, 2025, 6 p.m., Parks/Rec 
Community Building Parlor Room, 107 White Road   
 

** Community Appearance Commission, Regular Meeting, Thursday, July 17, 2025, 2 p.m., City Hall 
Council Chambers, 229 S. Main Street 
 

** King Planning Board, Regular Meeting: Monday, July 28, 2025, 6 p.m. at City Hall Council 
Chambers, 229 S. Main Street 
 

 

1. ADJUSTMENTS TO AGENDA  

2. APPROVAL OF MINUTES 

A. APPROVAL OF MINUTES 

a. February 24, 2025, Planning Board Meeting Minutes 

3. ITEMS FOR PRESENTATION 

A. INTRODUCTION OF CITY PLANNER INTERN 

a. Emerson Wright 

4. DISCUSSION ITEMS 

A. PROPOSED TEXT AMENDMENT BY ARDEN GROUP TO REVISE CHAPTER 32 
a. Public Hearing 
b. Recommendation By the Board 

ITEMS OF GENERAL CONCERN 

ADJOURNMENT 

1



 

CITY OF KING 

PLANNING BOARD 

MEETING DATE: 

06/23/2025 

PART A 

Subject: APPROVAL OF MINUTES 

Action Requested: Unless any corrections are made, I recommend adopting the February 
24, 2025, Planning Board minutes as presented. 

Attachments: 
1. Draft copy of minutes from the February 24, 2025, Planning 

Board meeting 

 

 

Nicole Branshaw 

Nicole Branshaw, City Clerk 

This abstract requires review by: 

City Manager City Attorney 

PART B 

Introduction and Background: 

 

Discussion and Analysis: 

 

Budgetary Impact: 

 

Recommendation: 

Adoption of the February 24, 2025, Planning Board minutes as presented. 
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CITY OF KING 

PLANNING BOARD 

MEETING DATE: 

06/23/2025 

PART A 

Subject: Introduction of City Planner Intern – Emerson Wright 

Action Requested:  

Attachments:  

 

Nicole Branshaw 

Nicole Branshaw, City Clerk 

This abstract requires review by: 

City Manager City Attorney 

PART B 

Introduction and Background: 

 

Discussion and Analysis: 

 

Budgetary Impact: 

 

Recommendation: 
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CITY OF KING 

PLANNING BOARD 

MEETING DATE: 

JUNE 23, 2025 

PART A 

Subject: PROPOSED AMENDMENT TO CHAPTER 32, ARTICLE IV, SEC. 32-
196 AND SEC. 32-198; PROPOSED ADDITION TO CHAPTER 32, 
ARTICLE V, ADD SEC. 32-248.1 

Action Requested: To review and approve or deny requested amendments. 

Attachments:  

 

Todd Cox 

Todd Cox, Int. Planner/Zoning Officer 

This abstract requires review by: 

City Manager City Attorney 

PART B 

Introduction and Background: 

We have an applicant, Arden Group, Inc., who is proposing a zoning text amendment that would 
add a second and new PUD-CM (Planned Unit Development – Commercial Mixed Uses) to the 
zoning ordinances (Sec. 32-248.1). We currently have in Sec. 32-248 Planned Unit 
Development (PUD), and it mainly applies to residential uses. In the past, our PUDs have 
consisted of single-family, multi-family apartments or townhomes with up to 20% of the total 
tract that could be used for business-type uses that would service the residential uses.  

 
The new proposed PUD would apply to commercial uses only, with apartments being the only 
residential type use. Most apartment uses are residential by building code and some zoning 
codes, but are treated as a commercial use because they are not owner-occupied and owned 
by a corporation. So, in the new PUD-CM, use would include various types of commercial, light-
industrial, and residential apartment uses. It would allow for a similar type of setbacks and 
dimensional requirements as the current PUD. See the attached proposal by Arden Group. If 
recommended and approved by the city council, the PUD-CM would be submitted as a CZ 
rezoning (CZ-PUD-CM) in the form of a unified development plan. The proposed tract for the 
PUD-CM would be rezoned to a mixture of the following five districts: R-MF-A, O-I, B-2, PD-
RC, and/or L-I. 
 

Discussion and Analysis: 

 

Budgetary Impact: 

Cost of adding to our codified ordinance. 
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Recommendation: 

 Staff recommends that the planning board review the proposed text amendments and 
make a recommendation on whether the city would benefit from having this 
amendment in the city’s zoning ordinance.  

 Staff currently doesn’t see any initial issues with this approach and would note that 
other jurisdictions have a similar type of process for developing a single tract with 
multiple commercial uses on it. 

 Things to consider – do we set maximum %’s on each district? Or do we just allow 
whatever the developer proposes. Example – There can’t be more than 60%, 50%, or 
40% of the total tract used for any of the 5 districts that are allowed in the PUD-CM. 
This would insure a true mixture of commercial uses. Do we set a minimum acreage 
tract size for a PUD-CM? Or allow any size of tract. There is a minimum set for 
land/tracts within our WS-IV watershed only.  

 Positive things for separating the current PUD into 2 uses – This would allow 
developers to buy, typically, commercially zoned tract(s) and develop them with a 
master plan of commercial mixed uses. It would give the designer more freedoms in 
his/her designs without a strict set of rules which is the purpose of a PUD to start with.  
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CITY OF KING 

ORDINANCE NO. 2025-04 
 

 

AN ORDINANCE AMENDING THE ZONING ORDINANCE OF THE CITY OF KING 

BY AMENDING CHAPTER 32, ARTICLE IV, SEC. 32-196. KEY TO DISTRICT USES AND SEC. 32-198. 

COMMERCIAL, ADD “PLANNED UNIT DEVELOPMENT-COMMERCIAL MIXED USES. CHAPTER 32, 

ARTICLE V, DIVISION 1, SEC. 32-248.1, ADD “PLANNED UNIT DEVELOPMENT-COMMERCIAL MIXED 

USES.  

 

WHEREAS, the City of King has the authority pursuant to Article 1 of Chapter 160D of the North Carolina General Statutes 

to adopt development regulations; and 

   

WHEREAS, the City of King City Council may amend said regulations from time to time in the interest of the public health, 

safety, and welfare; and  

 

WHEREAS, the Arden Group, Inc. initiated a recommendation to amend Chapters 32-Zoning of the City of King Code of 

Ordinances to the above listed sections and attached exhibits; and  

 

WHEREAS, the City of King Planning Board reviewed these text amendments at its June 23, 2025, public meeting and voted 

_____ to recommend the request to the city council due to its potential benefits to the development of the City of King; and, 

 

WHEREAS, the City Council of the City of King, after holding a public hearing on July 7, 2025, finds that the proposed text 

amendments are consistent with the City of King Land Use Comp Plan; and, 

 

WHEREAS, the City Council of the City of King, after hearing all persons wishing to comment on the proposed text 

amendments, desires to approve the request and amend the City’s code of ordinances accordingly. 

 

NOW THEREFORE, BE IT ORDAINED by the City Council of the City of King, North Carolina: 

 

 

Section 1. In accordance N.C.G.S. 160D-Article VI, as amended and King City Code, the city’s code of ordinances is 

hereby amended to add the following proposed amendments as submitted or amended during the public hearing. 

 Add – See exhibit A 

 

Section 2. The Ordinance shall become effective upon its adoption and approval. 

 

  

Adopted and approved this the 7th day of July 2025 

 

 

 

                                  

_______________________________ 

        Richard E. McCraw, Mayor 

 

 

ATTEST: 

 

 

_______________________________ 

Nicole Branshaw, City Clerk 
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Proposed zoning text amendments  

 

1. Add to - Chapter 32, Article IV, Sec. 32-196. Key to districts uses and Sec. 32-

198. – Commercial. – Planned Unit Development – Commercial Mixed Uses. 

2. Add to - Chapter 32, Article V, Division 1, Sec. 32-248.1. - Planned Unit 

Development – Commercial Mixed Uses (PUD-CM). 

 

Chapter 32, Article IV. Uses By Zoning Districts 

 

Sec. 32-196. – Key to district uses. 

The following key shall be utilized in this article to indicate permitted, conditional 

zoning, special exception, and prohibited uses: 

 X – represents permitted uses 

 CZ – represents uses requiring a conditional zoning rezoning 

 S – special use approved by either the planning board (PB), board of  

       adjustment (BOA), or governing board (GB) 

 P – prohibited uses in all zoning districts 

 

Sec. 32-198. – Commercial. Add - Planned Unit Development (PUD) – Commercial 

mixed uses under –  

R-R R-20 R-15 R-MF-A R-MF-C R-MF-T R-MH R-MH-1R-MH-2 O-I B-1 B-2 PD-RC L-I H-I

Professional offices 

such as 

accountants, 

lawyers, doctors, 

and insurance 

agencies.

X X X X X

Planned unit 

development - 

Commecial mixed 

uses.

CZ CZ CZ CZ CZ

Real estate sales 

and rental offices
x x x  x
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Chapter 32, Article V. – Development Standards, Division 1. – Generally. 

Add –  

Sec. 32-248.1 Planned unit development (PUD-CM) – Commercial mixed uses. 

 

(a) Definitions. The following words, terms and phrases, when used in this 

section, shall have the meanings ascribed to them in this subsection, except 

where the context clearly indicates a different meaning: 

Planned unit development – Commercial mixed uses (PUD-CM). That when a tract 

of land under unified control, the developer may be allowed to deviate from the strict 

application of use, setback, height, and minimum lot size requirements of zoning 

districts in order to permit a creative approach to the development of commercial 

land. In exchange for the flexibility, the developer must have a “Unified Development 

Plan (UDP)” per subsection (o). The application request along with the UDP must be 

submitted to the planning department as a condition zoning (CZ) rezoning request. 

Once staff has reviewed the request it will follow the same procedures as any CZ 

request.  This approach is a voluntary alternative and is not mandatory for the 

development of any parcel of land. Land developed in this manner shall be in 

keeping with NC State statutes and the city’s comprehensive plan. 

(b) Location. PUD-CM use is permitted as a mixture of the R-MF-A, O-I, B-2, PD-

RC, and L-I zoning districts in a UDP. 

 

(c) Minimum Size. There is no minimum acreage size requirement for establishing 

a PUD-CM uses district. Exception – if the tract(s) lie within the city’s WS-IV 

Watershed, then the minimum acreage must be 10 acres. 

 

(d) Permitted Uses. Within a PUD-CM district, all uses are allowed as those listed 

in Chapter 32, Article IV. Uses not listed but similar in nature to a use listed in 

the tables of Article IV may be used. 

 

(e) Dimensional requirements. The dimensional requirements of section 32-248.1 

are waived except for the following: 

(1) Minimum Lot Size. Provisions governing minimum lot size are established 

by the UDP. 

(2) Minimum Interior Setbacks. The minimum interior setback is zero feet, 

however if a setback is provided, it must be at least 5 feet. 
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(3) Minimum Perimeter Setback. For portions of the development abutting any 

residential district, the abutting setbacks shall be that of the proposed 

zoning district but in no case less than 10’ subject to Sec. 32-259. 

(4) Minimum Street Setbacks. Provisions governing minimum street setbacks 

are established by the UDP. 

(5) Maximum Height. Within 50 feet of any R-district, the maximum height of a 

building may not exceed 50 feet or 3 stories except along the right-of-way 

of a railroad or a street right-of-way that is already constructed or is being 

constructed as part of the planned unit development. Provisions governing 

maximum height are established by the UDP for all other portions of the 

development. 

(6) Density. Provisions governing the maximum commercial density of the 

development are established by the UDP. Exception – tract(s) located in 

the city’s WS-IV Watershed. 

 

(f) Landscape & Buffering. Provisions governing landscaping are established by 

the UDP. Perimeter buffering shall meet the minimum requirements per sec. 

32-259. 

 

(g) Commercial areas. Commercial and office areas adjacent to residential must 

be arranged to provide pedestrian access and circulation between and within 

such areas. Building design shall be of a similar architectural design theme. 

 

(h) Common Open Space and Recreation Facilities. Percentage of common open 

space and types of recreation facilities to be provided shall be established by 

the UDP. 

 

(i) Conveyance and maintenance of common open space and recreation 

facilities. A common open space or recreation facility shall be conveyed in 

accordance with one of the following methods: 

(1) By dedication to the city and maintained as common open space, a public 

recreation facility, or public rights-of-way/easements; or 

(2) By leasing or conveying title (including beneficial ownership) to a 

corporation, association, or other legal entity. 

 

(j) Circulation facilities. The arrangement of public and common ways for 

pedestrians and vehicular circulation in relation to other existing or planned 

streets in the area, together with provisions for street improvements, shall be 

in compliance with the standards set forth in other chapters of the ordinance, 

city construction manual, or per state requirements. A PUD-CM with more than 
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100 multifamily apartment units shall have two means of ingress/egress to a 

city or NCDOT collector street. The governing board may deviate from these 

standards if the proposed changes or alterations are consistent with the spirit 

and intent of this section. Proposed street cross sections shall be outlined on 

the UDP. 

 

(k) Parking and Loading. Off-street parking and loading must be provided in 

accordance with Chapter 32, Article VII and Chapter 32, Article VIII. For any 

permitted use in a PUD-CM the required amount of parking may be reduced 

by thirty percent (30%). This reduction shall not affect the required disabled 

parking or loading spaces for that use. On-street parking can count towards 

parking requirements. 

 

(l) Signage. A common sign plan shall be required as part of the UDP specifying 

the size, type, height, setback, location and number of signs. Specifications 

must be at least as restrictive as the regulations per Chapter 32, Article IX. 

 

(m)Utilities. All PUD-CM plans shall provide underground utilities. All installation of 

utilities and maintenance of utilities shall be in accordance with the 

requirements and regulations of the city, public utilities companies, King Fire 

Department, or the state. Public water and sanitary sewer systems shall be 

required. 

 

(n) PUD-CM review. It is the intent of this section that review under applicable 

codes and ordinances be carried out as an integral part of the review of a 

planned unit development. The city governing board shall review the technical 

merits of the UDP and then if the request meets all the ordinance requirements 

for submission they shall schedule the public hearing dates for the proposal. A 

UDP permit shall be good for 24 months from the date of approval by the 

governing board as long as work is progressing on the project per NC G.S. 

160D-801. Expired UDP’s or major plan amendments can be 

renewed/reapproved by the governing board. Minor amendments will be 

reviewed by the city staff prior to construction documents being submitted for 

compliance with the approved UDP and any conditions assigned to the plan’s 

approval. 

 

(o)  Unified Development Plan. The UDP must contain the following materials: 

(1) Concept Plan.  Concept plan showing proposed public/private roads, 

easements, street cross sections, development tracts with list of proposed 

uses, maximum permitted density and/or building square footage for non-
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residential uses, schematic water and sewer service layouts, general 

locations for stormwater control measures, watershed calculations (if in the 

city’s WS-IV Watershed), solid waste disposal, general site lighting, and 

proposed phase lines, if any. 

(2) Common Sign Plan. Common Sign Plan per Chapter 32, Article IX. 

(3) Documentation and PUD-CM regulations. Documents which specify 

proposed setbacks or other regulations governing building placement, 

and/or volunteered conditions may be provided. The applicant may use 

district regulations provided by this ordinance or may propose regulations 

unique to the development. In no case may the UDP leave any area 

proposed for development unregulated. Proposed documentation and 

regulations can be included as notes on the Concept Plan or in written 

form. 

(4) Phases. All phases must be shown on the UDP and numbered in the 

expected order of development. The phasing must be consistent with the 

open space, traffic, circulation, drainage and utilities plans for the overall 

planned unit development. 

(5) Traffic Memorandum. A traffic memorandum prepared by a licensed traffic 

engineer showing the anticipated traffic generation of the project and 

recommended traffic improvements shall be provided.  As applicable, a 

Traffic Impact Analysis for review by the city engineer and/or NCDOT shall 

be provided prior to the issuance of driveway permits. 
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