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MEMORANDUM 

 

TO:  Rowan County Planning Board 

FROM: Shane Stewart, Assistant Planning Director 

DATE:            June 9, 2020 

RE:                 ZTA 01-20 

 

 

County staff from the Planning Department and the Economic 

Development Commission has been in contact individuals 

interested in establishing a business to initially produce hand 

sanitizer that will transition to pharmaceutical production thereafter.  According to the 

Standard Industrial Classification (SIC) code used to categorize business activity 

referenced in the table of use matrix of the Zoning Ordinance, staff have determined 

these operations would be grouped within manufacturing sectors SIC 283: Drugs and SIC 

284: Soap, Detergents, and Cleaning Preparations; Perfumes, Cosmetics, and other 

Toilet Preparations, which require a conditional use permit and compliance with eight 

(8) specific performance measures allowed only in Industrial (IND) district. 

 

In 2004, Planning Staff was directed to identify groups of manufacturing uses which 

often exhibit significant impacts on surrounding properties inherent to their operation and 

to establish appropriate standards for consideration.  The resulting process identified the 

requirement of IND zoning, compliance with a pre-determined set of specific 

performance measures, and the need to obtain a conditional use permit prior to their 

operation.  The identified group were loosely referred to as “heavy impact uses” 

consisting of manufacturing and wholesale trade sector uses such as Paper Mills (SIC 

262); Chemical and Allied Products (SIC 28) [discussed further below]; Petroleum 

Refining (SIC 29) [e.g. hot mix asphalt plant]; Hydraulic Cement (SIC 324) [e.g. ready-

mixed concrete plant]; and Primary Metals (SIC 33) [e.g. metal smelting] – refer to 

SUGGESTED PLANNING BOARD ACTION 
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https://www.osha.gov/pls/imis/sic_manual.html for more specifics and examples of 

different uses in these groups 

 

The chemical and allied product sector (SIC 28) contains eight (8) subgroups most of 

which should remain grouped with the above heavy impact uses (e.g. industrial inorganic 

chemicals (SIC 281); paints, varnishes, lacquers, etc. (SIC 285); industrial organic 

chemicals (SIC 286); agricultural chemicals (SIC 287)).  However, this sector includes 

SIC 283 and 284 uses listed above, which should be considered separate from the major 

group 28 and the overall heavy impact group. 

 

Salisbury Investments I LLC, is requesting a text amendment to the 

Zoning Ordinance to incorporate SIC 283 and 284 as uses permitted 

by right in the IND zoning district.  While the origin of this request is 

based on a specific site of interest by the applicant, staff proposes to include changes in 

the 85-ED 1-3 and the Commercial, Business, Industrial (CBI) districts, which will affect 

all properties zoned as such. 

 

 

Existing text proposed for deletion appear highlighted 

with strikethroughs while new text appear as bold red 

text. 

 

Sec. 21-34.  Economic development districts established for I-85. 

(c) The district are labeled as 85-ED 1 through 4. "85" represents the relationship to I-85. 

"ED" represents the economic development designation for the sites. 

(1) 85-ED-1. The purpose of the 85-ED-1 district is to encourage the location of 

"high capital investment/high wage/low employment/clean" industries. Certain 

industries shall be allowed as permitted uses standards provided to protect 

adjacent neighborhoods. Other heavy industries may be allowed as conditional 

uses. If part of a larger master plan limited accessory and ancillary retail and 

service uses may be allowed. 

a. In the 85-ED-1 district the following uses are permitted by right with a 

minimum lot size of five (5) acres: 

 Manufacturing group: 

  Drugs (SIC 283) 

 Soap, detergents, and cleaning preparations; perfumes, cosmetics, and 

other toilet preparations (SIC 284) 

b. The following are allowed with the issuance of a conditional use permit: 

Manufacturing group: 

Drugs (SIC 283). 

PROPOSED CHANGES 

REQUEST 
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(2) 85-ED-2. In areas where existing conditions such as surrounding development, 

access etc. may make the area less marketable for uses listed exclusively in the 

85-ED-1 district then the 85-ED-2 district may be appropriate. The primary 

additions to this district are distribution and wholesaling operations. 

a. Certain industries shall be allowed as permitted uses with standards provided 

to protect adjacent neighborhoods. Other heavy industries and distribution and 

wholesale operations may be allowed as conditional uses. If part of a larger 

master plan limited accessory and ancillary retail and service uses may be 

allowed. 

Manufacturing group: 

  Drugs (SIC 283) 

 Soap, detergents, and cleaning preparations; perfumes, cosmetics, and 

other toilet preparations (SIC 284) 

b. The following are allowed with the issuance of a conditional use permit: 

Drugs (SIC 283). 

(3) 85-ED-3 Corporate Park District. Some areas with good interstate visibility, good 

access and good surrounding environment may be suitable for high-end corporate 

headquarters. This may or may not include manufacturing. The purpose of the 

district is to provide for a high-quality mixture of employment uses of varying 

types in a single coordinated development. Minimum development size is twenty 

(20) acres and will require approval of a PUD. 

a. Allowed primary uses are: 

Manufacturing group: 

 Soap, detergents, and cleaning preparations; perfumes, cosmetics, and 

other toilet preparations (SIC 284) 

Sec. 21-60 

(2) Manufacturing trade group. 

a. Pulp mills (SIC 261); paper mills (SIC 262); chemicals and allied products (SIC 

28) except Drugs (SIC 283) and Soap, detergents, and cleaning preparations; 

perfumes, cosmetics, and other toilet preparations (SIC 284); petroleum refining 

and related products (SIC 29); leather and finishing (SIC 3111); hydraulic cement 

(SIC 324); structural clay products (SIC 325); concrete, gypsum and plaster products 

(SIC 327); abrasives, asbestos, non-metallic mineral products (SIC 329); primary 

metal industries (SIC 33); ammunition except for small arms (SIC 3483), ordinance 

and accessories (SIC 3489); power, distribution and specialty transformers (SIC 

3612); and wholesale trade group: chemical and allied products (SIC 516) and 

petroleum and petroleum related products (SIC 517). 

1. Minimum lot size. 
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i. Five (5) acres for manufacturing group uses regulated under this subsection. 

ii. Ten (10) acres for wholesale trade group uses regulated under this subsection. 

2. Location of structures, storage of materials. The location of principal structures 

and storage of flammable or hazardous materials shall be two (2) times the 

required buffer area in article IX. However, parking, storage of nonflammable and 

nonhazardous materials, etc. may be placed up to the required additional buffer. 

3. Site location. Site shall have primary access to arterial or major collector street.  

This requirement is not applicable to expansions of facilities regulated under this 

subsection, which are contiguous to facilities existing prior to August 16, 2004. 

4. Security restrictions. Access shall be controlled through the use of gates, fences, 

etc. to prevent entrance to the operational area by unauthorized persons. Fencing 

standards shall be as specified in section 21-215(2)(b)2. 

5. Dust, odor, glare. Dust, odor, and glare shall not be noticeable at adjacent 

residential property lines. 

6. Removal and reclamation. Applications for new facilities classified in SIC 28, 29, 

3612, 516 & 517 & temporary use permits for facilities classified as SIC 2951 & 

3241 seeking approval pursuant to section 21-281(2) of this chapter may be 

required to provide written documentation substantiating that the applicant or 

operator has and will maintain a surety bond payable to Rowan County sufficient 

to disassemble and remove any outdoor equipment, stockpiles, etc. or reclaim any 

excavated areas once the facility ceases production for a period of three hundred 

sixty (360) days. The bond amount shall be based on an estimate provided by a 

registered professional engineer or architect having professional credentials, 

recognized expertise or specialization in construction and removal of similar 

facilities. Renewable bonds are expected to provide updated estimates and reflect 

increases due to labor costs, demolition practices, addition of equipment, etc. The 

requirements of this item are not applicable to expansions of facilities regulated 

under this subsection, which are contiguous to the facilities that existed prior to 

August 16, 2004. 

7. Screening. Screening standards for new facilities and expansions to existing 

facilities regulated under this subsection shall be as follows: 

i. New facilities. When a new facility shares a common property line(s) with a 

more restrictive zoning district, Type B screening requirements established in 

section 21-215(2)(b)1.--3. of this chapter are applicable to the portion of the 

facility's operational area bordering that property line(s). New facilities 

sharing a common property line with an identical zoning district are subject to 

the screening requirements based on the land use relationships established in 

section 21-216. However, Type B screening may be necessary in some 

instances to provide visual separation from the side and rear property lines 

when characteristics of the site such as topography, vegetation, line of sight 

with adjacent developed properties, etc. prevent effective screening when 
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employing the standards of section 21-216. Type A screening requirements 

established in section 21-215(1)(b)1.--4. are applicable to the front yard of the 

operational area of the facility. Notwithstanding the screening requirements of 

this section, the preservation of existing vegetation as outlined in section 21-

218 shall be depicted of the site plan as appropriate. Applicability of screening 

and buffering standards of this section are not preempted when adjacent tracts 

are in common ownership or a tract is subdivided in an attempt to circumvent 

these requirements. 

ii. Expansions to existing facilities. Contiguous expansions of facilities regulated 

under this subsection, which existed prior to August 16, 2004, are subject to 

the land use relationships established in section 21-216. 

8. Separation. The facility shall be no closer than one-half (1/2) mile from a church, 

licensed daycare, public or private school, health care facility, public park or 

existing inhabited dwelling. The distance shall be measured from any portion of 

the property dedicated or utilized for the function of the church, licensed daycare, 

public or private school, health care facility, public park or existing inhabited 

dwelling including but not limited to buildings, recreation and parking areas, etc. 

and the nearest point of the operational area of the proposed facility. The 

standards of this item are not applicable to expansions of facilities regulated under 

this subsection, which are contiguous to the facilities that existed prior to August 

16, 2004. 

Sec. 21-113.  Table of uses. 

 
P- Permitted by Right 

P(A) - Permitted as Accessory Use 

SR - Permitted with Special Requirements 

C- Conditional Use 

Zoning Districts 

Residential Nonresidential 

Use RA RR RS MHP MFR CBI NB INST IND 

Manufacturing 
SIC           

28 Chemicals and allied products, all 

except 
        C 

283 Drugs      P   P 

284 Soap, detergents, and cleaning 

preparations; perfumes, 

cosmetics, and other toilet 

preparations 

     P   P 

Sec. 21-216.  Screening and buffering. 

(d) Group 3: 

 

(14) Drugs (283) 

(15) Soap, detergents, and cleaning preparations; perfumes, cosmetics, and other 

toilet preparations (284) 

(14 16) Rubber and miscellaneous products (30). 

(15 17) Leather and leather products (31) except leather tanning and finishing. 
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(16 18) Stone, clay, glass and concrete products (32) except hydraulic cement, 

structural clay products, concrete, gypsum and plaster products. 

(17 19) Abrasives, asbestos, nonmetallic mineral products, fabricated metal products 

(34) except ammunition, except for small arms; ordnance and accessories. 

(18 20) Industrial and computer machinery and equipment (35). 

(19 21) Electronic and other electrical equipment (36). 

(20 22) Transportation equipment (37). 

(21 23) Measuring, analyzing and controlling instruments (38). 

(22 24) Miscellaneous manufacturing (39). 

(23 25) Transportation and utilities (Division F), all except sanitary services, 

sewerage systems, refuse systems, dumps, sanitary land fills, rubbish collection 

and disposal, and solar energy systems. 

(24 26) Wholesale trade (50 and 51) all except motor vehicle parts, used; brick, 

stone, and related construction materials, metal and minerals, except petroleum, 

scrap and waste materials, livestock (wholesale); chemical and allied products, 

petroleum and petroleum products. 

(25 27) All retail trade (Division G). 

(26 28) All finance, insurance, and real estate (Division H). 

(27 29) All services (Division I), except shooting ranges, skeet shooting facilities, 

trap shooting facilities, and institutional uses listed in Group 2. 

 

(e)  Group 4 (most intensive): 

(6) Chemicals and allied products (28) all except Drugs (283) and Soap, detergents, 

and cleaning preparations; perfumes, cosmetics, and other toilet preparations 

(284). 

 

The Planning Board must develop a statement of consistency 

describing whether its action is consistent with any adopted 

comprehensive plans and indicate why their action is reasonable 

and in the public interest [sec. 21-362 (j)].  See enclosed form to assist in statement 

development. 

 

The proposed changes provide business opportunities with 

administrative approval in the Drugs and Soaps, Detergents, 

etc. sectors while retaining the heavy impact standards for 

all others. 

 

STAFF COMMENTS 

PROCEDURES 





"Is the proposed amendment consistent with any adopted
 plan..." & "Why action is reasonable & in the public interest"

YES NO Is the request consistent with applicable plans?

Example:

Example:

YES NO N/A Is the request consistent with any other adopted plans?

YES NO Is the request consistent with the zoning districts purpose
and intent?

Example:

Example:

YES NO Is the request reasonable and in the public interest?

Example:

Example:

"Prior to adopting or rejecting any text amendment, one of
 the following statements shall be adopted:"

1 "ZTA _____ is consistent with the_______________ Land Use Plan(s) based on the following...".  "Furthermore,
the adoption of ZTA 01-17 is reasonable and in the public interest based on the following…" (use blanks below).

2 "ZTA ____ is not consistent with the _______________ Land Use Plan(s) based on the following…".  "Furthermore,
the denial of ZTA 01-17 is reasonable and in the public interest based on the following…" (use blanks below).

3 "ZTA _____ is appropriate and necessary to meet the development needs of Rowan County for the following
reasons not previously envisioned by the _______________ Land Use Plan(s)…".  "Furthermore, the adoption of 
ZTA _____ is deemed an amendment to the ______________ Land Use Plan(s) and is reasonable and in the 
public interest based on the following…" (use blanks below).









DEVELOPMENT

REFERENCE SOURCES
CONSISTENCY

QUESTION

STATEMENT

ROWAN COUNTY PLANNING BOARD 
CONSISTENCY WORKSHEET 

Staff Report & Land 
Use Plans 

If applicable, refer to 
Staff Report 

Sec. 21-32 of ZO 

Staff Report, Land Use 
Plans, Ordinances, 
Public Comment 

_ 

_ 
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