


























































































































































































































Consistency and Reasonableness Statement  
Map Amendments 
 

Pursuant to N.C.G.S. § 160D-604 and § 160D-605, the Zoning Commission determines that the proposed zoning 

map amendment in case P26-30 is consistent with the City of Fayetteville’s Future Land Use Map as well as the 

Comprehensive Plan and Strategic Plan. 

The following analysis reviews the proposed amendment in relation to the goals and policies of the Future Land 

Use Map, Comprehensive Plan, and Strategic Plan following the Commission’s established review format. 

Consistency 

1. STRATEGOC PLAN GOALS 

 

GOAL(S) CONSISTENT INCONSISTENT 
Goal II: Responsive City Government Supporting a Diverse & Viable 

Economy (2.1 & 2.4) 

• The request creates a potential increase in land value taxation as 

commercial land is of greater tax value than residential land. It 

creates a climate for local business expansion while maintaining the 

façade of a single-family residence. 

X 

 
Goal III: City Investment in Today & Tomorrow (3.2) 

• The request is textbook infill development via the conversion of a 

single-family home to commercial offices. 

 

X 
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2. FUTURE-LAND USE POLICES AND STRATEGIES:  

 

  

LAND USE POLICIES AND STRATEGIES CONSISTENT INCONSISTENT 

LU-1: Encourage growth in areas well served by infrastructure and urban 
services (1.2, 1.3, 1.5, 1.6, 1.7) 

• The area is well-established with access to plentiful services and room 
within the existing infrastructure for further development. 

X  

LU-2: Encourage strategic urban development (2.1) 

• The subject property contains an existing building that is soon-to-be 
finished for the commercial purposes – a common form of infill 
development within the city 

X  

LU-4: Create well-designed and walkable commercial and mixed-use 
districts (4.1 & 4.2) 

• A commercially converted single-family home maintains the residential 
feel of a neighborhood and minimizes the need for restructuring. 

X  

LU-6: Encourage development standards that result in quality 
neighborhoods (6.2) 

• A corner lot building that acts as commercial property creates excellent 
sightlines and daytime observation potential to deter criminality 

X  
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3. The proposed amendment is consistent with the Future Land Use Map as follows: 

X The requested map amendment is 
consistent or aligns with the area’s 
designation on the FLUM 

OR  
The requested map amendment is 
NOT consistent or DOES NOT align 
with the area’s designation on the 
FLUM 

X 
As requested, the proposed 
designation would permit uses 
complementary to those existing 
on adjacent tracts. 

OR  
  

As requested, the proposed 
designation would permit uses 
incongruous to those existing on 
adjacent tracts. 

 

Reasonableness  

The proposed zoning map amendment of MR-5 to OI is both reasonable and in the interest of the public. It 

supports the policies of the Comprehensive and Strategic Plans because: [select all that apply]  

X 
The size, features, and other conditions of the site support the request and potential use cases.  

 
The amendment includes conditions that limit potential negative impacts on neighboring uses. 

X 
The proposed use addresses the needs of the area by enabling use of an underutilized parcel. 

X 
The proposal promotes orderly development by aligning with surrounding land uses. 

 

The amendment is also in the public interest because it: [select all that apply] 

X Improves net total consistency with the Future Land Use Map and Comprehensive Plan. 

X Improves the net health and safety of the community. 

 Preserves environmental and/or cultural resources. 

X Facilitates desired development such as infill and/or in an infrastructure-served area. 

X Provides needed housing/commercial area. 

 

Additional comments:  

 

 

Date        Chair Signature 

 

 

        Print  
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File Number: 26-0443

TO:  Zoning Commission Members

THRU: Jennifer C. Baptiste - Planning & Zoning Division Manager

FROM: Craig Harmon - Senior Planner

DATE: July 14, 2026

RE:

P26-31: A request from Cynthia Smith of Moorman, Kizer & Reitzel, Inc 

representing SteelFab to rezone the ±123.48 acres at Unaddressed Country Club 

& Distribution Dr (042953449200) from Light Industrial (LI) and Conservation 

District (CD) to Heavy Industrial (HI).

COUNCIL DISTRICT(S):  

 3 - Dr. Antonio Jones    

..b

Relationship To Strategic Plan:

Goal II: Responsive City Government Supporting a Diverse and Viable Economy

· Objective 2.1 - To ensure a diverse City tax base

Goal III: City invested in Today and Tomorrow

· Objective 3.2 - To manage the City's future growth and strategic land use.

Executive Summary:

Zoning Commission Action Requested

The Zoning Commission is requested to receive the recommendation of the Professional 

Planning Staff, conduct a legislative hearing, and forward a recommendation to the City 

Council regarding the proposed rezoning request.

Rezoning Request Summary

The applicant has submitted a request to rezone approximately 123.48 acres located at 

the intersection of Country Club Drive and Distribution Drive from Light Industrial (LI) and 

Conservation District (CD) to Heavy Industrial (HI). The proposed rezoning is intended to 

facilitate industrial development that is generally consistent with the 2040 Future Land 

Use Plan. However, Professional Planning Staff recommends that the portion of the 

property currently zoned Conservation District (CD) remain unchanged in order to 

preserve environmentally sensitive areas and maintain consistency with the purpose and 

intent of the Conservation District. Accordingly, staff recommends approval of the 

rezoning request only for the portion of the property currently zoned Light Industrial (LI), 

while retaining the existing Conservation District (CD) zoning.

Background:  

Owner: Pelican Property Holdings LLC; CJR Property Holdings LLC;K&JS Properties 

LLC

Applicant: Cynthia Smith of Moorman, Kizer & Reitzel, Inc representing SteelFab
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Requested Action: LI & CD to HI

REID #: 0429534492000

Council District: 3 - Dr. Antonio Jones

Status of Property: Vacant

Size: 123.48-acres

Adjoining Land Use & Zoning:   

· North: SF-10 & LI - Vacant

· South: SF-6, CC & LI - Mobile Home Park, Warehousing, and Industrial Uses

· East: SF-10 - Rose Lake, Lakebed

· West: SF-6, CC & LI - Mobile Home Park, Warehousing, and Industrial Uses

Annual Average Daily Traffic: Country Club Dr: 24,000

Letters Mailed: 248

Issues/Analysis:  

History

According to Cumberland County GIS aerial imagery, the subject property has remained 

largely undeveloped since at least 1968. As illustrated on the attached contour map, a 

substantial portion of the site is constrained by steep topography and environmental 

features, limiting its development potential. The most suitable area for future development 

is a relatively level portion of the property located immediately north of the adjacent 

mobile home park. Cumberland County GIS imagery indicates this area was cleared 

between 2010 and 2012 in anticipation of future development.

Surrounding Area

The surrounding area is characterized by a mix of industrial, residential, and undeveloped 

land uses. Vacant land associated with the former Rose Lake lakebed lies immediately to 

the north and east of the subject property. Whispering Pine Village, a manufactured home 

community, is located to the south and west. Existing industrial uses are concentrated to 

the southeast along Distribution Drive and include Healy Wholesale, Steel Fab, and 

Atlantic Emergency Solutions. This pattern of development reflects the transition between 

established industrial operations and nearby residential uses.

Land Use Plan

The 2040 Future Land Use Plan designates the subject property as 

Industrial/Employment Center. This designation is intended to accommodate 

high-intensity, nonresidential development that may generate significant traffic, noise, or 

other operational impacts while serving as major employment centers. Appropriate land 

uses include manufacturing, warehousing, distribution facilities, business parks, and other 

industrial and employment-generating uses.

Consistency and Reasonableness

The proposed rezoning is generally consistent with the goals, policies, and 

implementation strategies of the 2040 Future Land Use Plan. The requested Heavy 

Industrial zoning would further the Plan's objective of concentrating industrial development 

within designated employment centers, where infrastructure and surrounding land uses 

can better support such activities. Staff finds the request to be reasonable and in the 
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public interest, provided the existing Conservation District remains in place to protect 

environmentally sensitive portions of the site. Additional findings are contained in the 

attached Consistency and Reasonableness Statement.

Conclusion

The 2040 Future Land Use Plan envisions the subject property and adjacent parcels to 

the southwest as part of an Industrial/Employment Center. The proposed rezoning 

supports this long-term vision by allowing industrial development in an area already 

characterized by existing industrial uses along Distribution Drive. Professional Planning 

Staff finds the request to be consistent with the Future Land Use Plan and recommends 

approval of the rezoning for the portion of the property currently zoned Light Industrial (LI), 

while retaining the existing Conservation District (CD) zoning to preserve environmentally 

sensitive areas and maintain consistency with the intent of the Conservation District.

Budget Impact:  

There is not an immediate budgetary impact but there will be an economic impact 

associated with this rezoning that will occur due to taxes collected in the future.

     

Options:  

1. Approval of the map amendment to HI and retaining the current CD area as presented 

based on the evidence submitted and finds that the rezoning is consistent with the Future 

Land Use Plan as demonstrated by the attached consistency and reasonableness 

statement (recommended)

2. Approval of the map amendment to HI based on the evidence submitted and finds that 

the rezoning is consistent with the Future Land Use Plan as demonstrated by the attached 

consistency and reasonableness statement

3. Recommends approval of the map amendment to a more restrictive zoning district 

based on the evidence submitted and finds that the map amendment would be consistent 

with the Future Land Use Plan and an amended consistency statement.

4. Denies the map amendment request based on the evidence submitted and finds that 

the map amendment is inconsistent with the Future Land Use Plan.

      

Recommended Action::

The Professional Planning Staff recommends that the Zoning Commission recommend 

approval of the proposed rezoning which is intended to facilitate industrial development 

that is generally consistent with the 2040 Future Land Use Plan. The Professional 

Planning Staff recommends that the portion of the property currently zoned Conservation 

District (CD) remain unchanged in order to preserve environmentally sensitive areas and 

maintain consistency with the purpose and intent of the Conservation District. 

Accordingly, staff recommends approval of the rezoning request only for the portion of the 

property currently zoned Light Industrial (LI), while retaining the existing Conservation 

District (CD) zoning.

• The proposed amendment is consistent with the policies and objectives set forth in the 

Future Land Use Plan (FLUP) and the Unified Development Ordinance (UDO).

• The permitted uses and development standards associated with the Light Industrial 

zoning classification are appropriate for this location, given the existing zoning 
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designations and surrounding land uses.

• There are no identified adverse impacts on public health, safety, morals, or general 

welfare resulting from the proposed zoning change.

Attachments:

1. Application

2. Aerial Notification Map

3. Zoning Map

4. Land Use Plan Map

5. Subject Property

6. Surrounding Property Photos

7. Consistency and Reasonableness Statement   
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#2190022

Planning & Zoning
433 Hay Street

Fayetteville, NC 28301

910-433-1612

www.fayettevillenc.gov

Project Overview

Project Title: Steel Fab VA, Inc. Jurisdiction: City of Fayetteville

Application Type: 5.1) Rezoning (Map Amendment) State: NC

Workflow: Staff Review County: Cumberland

Project Location

Project Address or PIN: 0 ? DR (0429534492000) Zip Code: 28301

Please see checklist for instructions for multiple buildings on a single parcel submittals

Is it in Fayetteville? A Fayetteville mailing address does not mean it is in the jurisdictional boundaries of the city. If

you're not sure, click this link: Cumberland County Tax Office GIS system

E911 Addressing confirmation, please ensure that new developments have an address assigned by Cumberland County E911

before submitting. There may be delays and penalties for not doing so.

GIS Verified Data

Project Address: 0 ? DR

General Project Information

Has the land been the subject of a map amendment

application in the last five years?: Yes

Previous Amendment Approval Date: 08/11/2025

Previous Amendment Case #: 25-4814 Proposed Zoning District: HI

Acreage to be Rezoned: 123.48 Is this application related to an annexation?: No

Water Service: Public Sewer Service: Public

A) Please describe all existing uses of the land and existing

structures on the site, if any:

Property is vacant - no structures

B) Please describe the zoning district designation and

existing uses of lands adjacent to and across the street

from the subject site.:

North: HI - City, HI - Barnhill Contracting

West: HI - SteelFab of VA, Inc. (Vacant), CC & SF6 Mobile Home

Park

South: Country Club Drive

East: Rose Lake/Cross Creek (CD is in between the Creek/Lake

& Property to be rezoned)

Amendment Justification - Answer all questions on this and all pages in this section (upload additional sheets as

needed).
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A) State the extent to which the proposed amendment is consistent with the comprehensive plan and all other

applicable long-range planning documents.:

The proposed amendment is consistent with the development patterns that are taking place in the area.  The pre-existing plant

that will be replaced with this construction is situated at the end of Distribution Drive, and a majority of the surrounding area

to the north and west are already zoned HI.

B) Are there changed conditions that require an amendment? :

Steelfab plans to build the new construction on this property which require it to be rezoned to HI

C) State the extent to which the proposed amendment addresses a demonstrated community need.:

The developer already owns a steel manufacturing plant at the end of the road this project is located on, and they noticed a

need for expansion due to high demand in this area

D) State the extent to which the proposed amendment is compatible with existing and proposed uses surrounding the

subject land, and why it is the appropriate zoning district for the land.:

A significant portion of the surrounding land is currently being used for industrial purposes, whether that be manufacturing or

storage. The zoning is compatible with the significant amount of HI zoning in the surrounding areas.

E) State the extent to which the proposed amendment results in a logical and orderly development pattern.:

The adjoining properties are similarly zoned and have similar uses; therefore, this is a logical and orderly development plan.

F) State the extent to which the proposed amendment might encourage premature development.:

The surrounding areas already have existing uses and businesses on them.  The addition of this plant would not encourage

premature development.

G) State the extent to which the proposed amendment results in strip-style commercial development.:

The amendment would not result in strip style uses because the surrounding properties have existing tenants with active

businesses and other uses already on them

H) State the extent to which the proposed amendment results in the creation of an isolated zoning district unrelated to

adjacent and surrounding zoning districts.:

The surrounding properties have similar zoning and businesses so this would not result in the creation of an isolated zoning

district.

I) State the extent to which the proposed amendment results in significant adverse impacts on the property values of

surrounding lands.:

No significant adverse impacts are anticipated, the surrounding areas have existing businesses and uses that should not be

affected by the construction of this plant.

J) State the extent to which the proposed amendment results in significantly adverse impacts on the natural

environment.:

The property owner follows all environmental regulations so no impacts are anticipated.

Primary Contact Information

Project Owner

Rob Burlington

SteelFab

5105 Bur Oak Circle, 100

Raleigh, NC 27312

P:9196129419

rburlington@steelfab-inc.com

Project Contact - Agent/Representative

Cynthia Smith

Moorman, Kizer & Reitzel, Inc.

115 Broadfoot Avenue

Fayetteville, NC 28306

P:910-484-5191

csmith@mkrinc.com

Indicate which of the following project contacts should be

included on this project: Other

As an unlicensed contractor, I am aware that I cannot

enter into a contract that the total amount of the project
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exceeds $40,000. :

NC State Electrical Contractor #1 License Number:

NC State Electrical Contractor #2 License Number:

NC State Electrical Contractor #3 License Number:

NC State General Contractor's License Number:

NC State Mechanical Contractor's #1 License Number:

NC State Mechanical Contractor's #2 License Number:

NC State Mechanical Contractor #3 License Number:

NC State Plumbing Contractor #1 License Number:

NC State Plumbing Contractor #2 License Number:

Other

Andrea Akkus

SteelFab of VA, Inc.

4909 Western Blvd, 100

Raleigh, NC 27606

P:919-719-9471

aakkus@steelfab-inc.com
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Consistency and Reasonableness Statement  
Map Amendments 
 

Pursuant N.C.G.S. Sections 160D-604 and -605, the Zoning Commission finds that the proposed zoning map 

amendment in case P26-31 is consistent with the City of Fayetteville’s Future Land Use Map and Plan 

(Comprehensive Plan). The following analysis examines the proposed amendment relative to the goals and land-

use policies and strategies of the Comprehensive Plan: 

Consistency 

1. GOALS 

 

2. LAND USE POLICES AND STRATEGIES:  

 

 

 

 

GOAL(S) CONSISTENT INCONSISTENT 

GOAL #1: Focus value and investments around infrastructure and strategic 
nodes X  

GOAL #4: Foster safe, stable, and attractive neighborhoods X  

LAND USE POLICIES AND STRATEGIES CONSISTENT INCONSISTENT 

LUP 1:  Encourage growth in areas well-served by 
infrastructure and urban services, including roads, utilities, 
parks, schools, police, fire, and emergency services. 

X  

1.2: Encourage more intense uses, greater mix of uses and 
denser residential types in key focal areas. X  

LUP 3: Encourage redevelopment along underutilized 
commercial strip corridors and reinvestment in distressed 
residential neighborhoods 

X  

3.2: Identify potential barriers for redevelopment and 
reinvestment and provide flexibility through modifications to 
development regulations while maintaining high standards. 

X  

LUP 4: Create well-designed and walkable commercial and 
mixed use districts. X  

4.1: Ensure new development meets basic site design standards X  
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3. The proposed amendment is consistent with the Future Land Use Map as follows: 

    X The proposed land use is consistent 
and aligns with the area's 
designation on the FLU Map. 

OR  
The proposed land use is 
inconsistent and does not align with 
the area's designation on the FLU 
Map. 

X 
The proposed designation, as 
requested, would permit uses that 
are complimentary to those 
existing on adjacent tracts. 

OR  
  

The proposed designation, as 
requested, would permit uses that 
are incongruous to those existing on 
adjacent tracts. 

 

Reasonableness  

The proposed zoning amendment is reasonable and in the public interest because it supports the polices of the 

Comprehensive Plan as stated above and the Strategic Plan as stated in the Staff Report, and because: [select all 

that apply] 

X The size, physical conditions, and other attributes of the proposed use(s) will benefit the 
surrounding community. 

 
The amendment includes conditions that limit potential negative impacts on neighboring uses. 

X 
The proposed uses address the needs of the area and/or City. 

X 
The proposal adapts the zoning code to reflect modern land-use trends and patterns. 

 

The amendment is also in the public interest because it: [select all that apply] 

X improves consistency with the long-range plan. 

X improves the tax base. 

 preserves environmental and/or cultural resources. 

X facilitates a desired kind of development. 

X provides needed housing/commercial area. 
 

Additional comments, if any (write-in):  

 

 

Date        Chair Signature 

 

 

        Print  

July 14, 2026   
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File Number: 26-0456

TO:  Zoning Commission

THRU: Jennifer C. Baptiste, Planning and Zoning Division Manager

FROM: Craig Harmon, Senior Planner

DATE: July 14, 2026

RE:

P26-32: A request from Vanessa Ballard of V Ballard Consulting LLC 

representing Khalid Motorwala of Vival Reality LLC to rezone the ±9.49 acres at 

Unaddressed Gillespie St (0435031004000) from M(P) to Community Commercial 

(CC).

COUNCIL DISTRICT(S):  

 2 - Davis    

..b

Relationship To Strategic Plan:

Goal II - Diverse & Viable Economy

• Broadens the tax base by allowing commercial and mixed-use activity on 

already-serviced land, improving taxable value per acre relative to low-density residential 

patterns.

• Encourages private reinvestment and small-business growth through predictable 

zoning that supports neighborhood-serving enterprises.

• Maximizes use of existing streets and utilities, improving return on prior public 

infrastructure investments.

Goal III - Invested in Today & Tomorrow (Strategic Growth & Land Use)

• Directs reinvestment to an infill location contiguous with existing development and 

utility networks, reducing greenfield pressure and supporting compact, connected growth.

• Aligns with Comprehensive Plan objectives promoting neighborhood-scale 

commercial and service uses near established residential areas.

• Encourages integrated site design that provides shared access, landscaping, 

stormwater best-management practices, and pedestrian connectivity.

Goal IV - Live, Work, & Recreate (Neighborhood Revitalization & Housing Choice)

• Expands access to everyday goods and services within walking or short-drive 

distance of existing homes, strengthening neighborhood self-sufficiency.

• Supports corridor vitality by adding small businesses and employment opportunities 

near residential areas.

• Advances complete-neighborhood principles by balancing residential, commercial, 

and civic uses within close proximity.

Goal VI - Collaborative & Trusted Government

• Advances transparent, predictable decision-making through a legislative rezoning that 

applies uniform, citywide standards for the NC district.

Promotes interdepartmental coordination among Planning, Engineering, Stormwater, and 

Page 2  City of Fayetteville Printed on 7/8/2026

129



File Number: 26-0456

Public Works to ensure capacity, access, and safety are addressed at site design and 

permitting stages.

Executive Summary:

The applicant requests to rezone the subject property to facilitate the development of a 

flex space commercial/light industrial project. The property is located within the 

Fayetteville Municipal Influence Area and is adjacent to existing Heavy Industrial (HI) and 

Community Commercial (CC) zoning, making the request compatible with the 

surrounding development pattern. The proposed development will provide flexible 

business space for office/warehouse, contractor, and service-oriented uses while 

supporting economic development, employment opportunities, and the orderly expansion 

of commercial and industrial uses consistent with the City's long-range planning 

objectives.

Background:  

Owner: Foundation of the University of  NC Wilmington INC (Edwin Stuart)

Applicant: Vanessa Ballard, V Ballard Consulting

Requested Action: Initial zoning to CC (Community Commercial)

REID #: 0435031004000

Property Address: Unaddressed Gillespie St (HWY 301)

Status of Property: Undeveloped

Size: ±9.49 acres

Adjoining Land Use & Zoning

• North: M(P) - County Industrial

• South: CP - County Commercial

• East: M(P) - County Industrial

• West: HI & CC - Industrial, school and Hwy 301

Notices Mailed: 77 property owners within a 1,000-foot radius

Future Land Use Plan:

EC: Industrial / Employment Center - High intensity nonresidential uses with high impact 

or likelihood for nuisance.  Regional employment centers including larger industrial uses 

or business parks.

Issues/Analysis:  

Issues and Analysis

The applicant requests to rezone approximately 9.49 acres located at unaddressed 

Gillespie Street (PIN 0435031004) to Community Commercial (CC) in conjunction with 

annexation into the City of Fayetteville. The site is currently vacant and is proposed for a 

flex space development intended to accommodate a variety of commercial, 

office/warehouse, contractor, and service-oriented businesses. 

The subject property is located within the Fayetteville Municipal Influence Area (MIA) and 

is adjacent to existing Heavy Industrial (HI) and Community Commercial (CC) zoning 

across the roadway. The City's Unified Development Ordinance (UDO) identifies the 

Community Commercial District as a district intended to accommodate a broad range of 

Page 3  City of Fayetteville Printed on 7/8/2026

130



File Number: 26-0456

commercial activities that serve both local and regional markets. The proposed flex 

space development is generally consistent with the intent of the CC District, provided all 

proposed uses are permitted or otherwise approved in accordance with the UDO. 

The request represents a logical extension of the existing commercial and industrial 

development pattern along the Gillespie Street corridor. Surrounding properties already 

contain commercial and industrial uses, and the proposed zoning would provide an 

appropriate transition between these existing developments and future growth within the 

Municipal Influence Area. The proposal also supports economic development by creating 

opportunities for small businesses, office/warehouse users, contractors, and other 

employment-generating enterprises. 

The applicant indicates that the development will utilize existing public water and sewer 

infrastructure and will be served by the existing transportation network. Future site 

development will remain subject to all applicable provisions of the Unified Development 

Ordinance, including but not limited to site plan approval, access management, 

landscaping, buffering, parking, lighting, signage, stormwater management, and erosion 

and sediment control requirements. Compliance with these standards will help ensure that 

the development is compatible with surrounding properties and minimizes impacts to 

adjacent land uses. 

The application states that the project will not create an isolated zoning district, 

encourage strip commercial development, or result in significant adverse impacts to 

surrounding property values or the natural environment. Based on the surrounding zoning 

pattern, the availability of public utilities, the location within the Municipal Influence Area, 

and the compatibility of the proposed Community Commercial zoning with adjacent 

commercial and industrial development, Staff finds that the request promotes the orderly 

growth of the area and is generally consistent with the purposes and intent of the Unified 

Development Ordinance and the City's long-range planning objectives.

Consistency and Reasonableness Statement

The proposed Flex Space Development is generally consistent with the goals, policies, 

and objectives of the City of Fayetteville 2040 Comprehensive Plan and supports the 

City's long-range vision for growth and economic development.

The subject property is located within the Fayetteville Municipal Influence Area (MIA), 

which identifies the City's anticipated future growth boundary and serves as a guide for 

orderly annexation and development. The proposed rezoning supports the continued 

expansion of commercial and industrial uses within this growth area and is compatible 

with the existing development pattern.

Properties located directly across the roadway within the City limits are currently zoned 

Heavy Industrial (HI) and Community Commercial (CC). The proposed zoning request is 

compatible with these existing zoning classifications and represents a logical extension of 

the established commercial and industrial corridor.

Page 4  City of Fayetteville Printed on 7/8/2026

131



File Number: 26-0456

The proposed Flex Space Development is intended to provide a mix of commercial and 

light industrial opportunities that can accommodate a variety of uses, including 

office/warehouse operations, contractor spaces, service-based businesses, and 

small-scale industrial users. The development will provide flexible business space that 

supports local entrepreneurship, employment opportunities, and economic investment.

The proposal also promotes orderly growth by:

Encouraging development within the Fayetteville Municipal Influence Area.

Providing land uses that are compatible with adjacent commercial and industrial 

development.

Supporting economic development and expanding employment opportunities.

Utilizing existing transportation corridors and available infrastructure.

Meeting the growing demand for flexible commercial and industrial space within the 

region.

Based on the property's location within the Municipal Influence Area, the established 

pattern of surrounding commercial and industrial zoning, and the proposed development's 

compatibility with adjacent land uses, the requested rezoning is reasonable and in the 

public interest. The request is consistent with the 2040 Comprehensive Plan and 

represents an appropriate use of the property that supports the City's long-term land use 

and economic development objectives. 

Budget Impact:  

The proposed annexation and development are not anticipated to have a significant 

immediate impact on the City’s operating budget. The project would add to the City’s tax 

base through real property and potential business-related revenues; however, as a 

self-storage facility, it is a relatively low-employment use and is not expected to generate 

substantial ongoing economic activity compared to other commercial developments. 

Public infrastructure and service demands are expected to be minimal and can be 

accommodated by existing systems, though the City will incur standard costs associated 

with service provision, maintenance, and administrative oversight. Overall, the long-term 

fiscal impact is expected to be modestly positive.

     

Options:  

1. Approval of the Request (Recommended Action)

Motion to recommend approval of the initial zoning of the property to CC 

(Community Commercial), based on the evidence and information presented by staff 

and the applicant.

The Zoning Commission finds that the proposed map amendment is generally 

consistent with surrounding land uses and represents a logical extension of existing 

development patterns, as detailed in the attached Consistency and Reasonableness 

Statement. 

2. Approval to a More Restrictive Zoning District

Motion to recommend approval of the initial zoning of the property to a more 
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restrictive zoning classification than requested, based on the evidence and 

information presented.

The City Zoning Commission finds that the revised zoning designation would better align 

with the EC: Industrial / Employment Center Future Land Use classification and 

provide a more appropriate transition between existing uses, as reflected in an amended 

Consistency and Reasonableness Statement.

3. Denial of the Request

Motion to deny the initial zoning of the property to CC (Community Commercial), 

based on the evidence and information presented.  

The Zoning Commission finds that the proposed zoning designation is inconsistent with 

the EC: Industrial / Employment Center Future Land Use classification and does 

not adequately support the City’s adopted land use policies related to neighborhood 

compatibility and reinvestment.

      

Recommended Action::

The Professional Planning Staff recommends that the Zoning Commission forward a 

recommendation of approval to the City Council for the proposed rezoning from the 

current county zoning district to Community Commercial (CC) in conjunction with the 

proposed annexation.

Staff's recommendation is based on the following findings:

· The proposed rezoning is consistent with the goals, policies, and objectives 

of the 2040 Future Land Use Plan (FLUP) and supports the City's long-range 

vision for commercial and employment growth within the Municipal Influence Area.

· The Community Commercial (CC) zoning district is appropriate for the subject 

property due to its location along an established transportation corridor and its 

proximity to existing Community Commercial (CC) and Heavy Industrial (HI) 

zoning districts, resulting in a logical and compatible development pattern.

· The proposed flex space development will provide opportunities for office, 

warehouse, contractor, service, and other commercial uses that will support 

economic development, business growth, and employment opportunities within the 

area.

· The property is served by, or has access to, public water and sewer infrastructure 

and will be subject to all applicable requirements of the Unified Development 

Ordinance (UDO) during future site plan and permitting review, including 

standards related to access, buffering, landscaping, parking, lighting, stormwater 

management, and environmental protection.

· The proposed rezoning represents a logical extension of existing commercial and 

industrial development and is not expected to create an isolated zoning district, 

encourage strip commercial development, or result in significant adverse impacts 

to surrounding properties or the public health, safety, morals, or general welfare.

Attachments:

1. Application

2. Aerial Notification Map

3. Zoning Map
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4. Land Use Map

5. Subject Property

6. Surrounding Properties

7. Consistency and Reasonableness Statement     
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#2132434

Planning & Zoning
433 Hay Street

Fayetteville, NC 28301

910-433-1612

www.fayettevillenc.gov

Project Overview

Project Title: Flex Space Development - 0 Gillespie St Jurisdiction: City of Fayetteville

Application Type: 5.1) Rezoning (Map Amendment) State: NC

Workflow: Staff Review County: Cumberland

Project Location

Project Address or PIN: 0435031004 (Unverified) Zip Code: 28306

Please see checklist for instructions for multiple buildings on a single parcel submittals

Is it in Fayetteville? A Fayetteville mailing address does not mean it is in the jurisdictional boundaries of the city. If

you're not sure, click this link: Cumberland County Tax Office GIS system

E911 Addressing confirmation, please ensure that new developments have an address assigned by Cumberland County E911

before submitting. There may be delays and penalties for not doing so.

GIS Verified Data

Project Address:

General Project Information

Has the land been the subject of a map amendment

application in the last five years?: No

Previous Amendment Approval Date:

Previous Amendment Case #: Proposed Zoning District: Community Commercial

Acreage to be Rezoned: 9.49 Is this application related to an annexation?: Yes

Water Service: Public Sewer Service: Public

A) Please describe all existing uses of the land and existing

structures on the site, if any:

N/A Vacant Land

B) Please describe the zoning district designation and

existing uses of lands adjacent to and across the street

from the subject site.:

HI & CC (across the street) 

Amendment Justification - Answer all questions on this and all pages in this section (upload additional sheets as

needed).

A) State the extent to which the proposed amendment is consistent with the comprehensive plan and all other

applicable long-range planning documents.:

The proposed Flex Space Development is consistent with the goals and intent of the City of Fayetteville Comprehensive Plan

and future growth objectives for the surrounding area.

The subject property is located within the Fayetteville Municipal Influence Area (MIA), which indicates the Citys anticipated

future growth and development boundary. The proposed development supports the continued expansion of commercial and

industrial uses within this growth area and is compatible with the surrounding development pattern.
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Additionally, there are existing properties located directly across the roadway within the City limits that are currently zoned HI

(Heavy Industrial) and CC (Community Commercial). The proposed zoning request for the subject property is aligned with these

existing zoning classifications and is therefore compatible with the established land use character of the corridor.

The proposed Flex Space Development provides a transitional commercial/light industrial use that can accommodate a variety

of small businesses, office warehouse users, service-based businesses, and contractor spaces while supporting economic

growth and employment opportunities within the area.

Furthermore, the project promotes orderly growth by:

Encouraging development within the Municipal Influence Area

Providing compatible commercial and industrial land uses adjacent to existing similarly zoned properties

Supporting economic development opportunities

Utilizing existing transportation corridors and infrastructure networks

Creating flexible business space to serve the growing market demand within the region

Based on the surrounding zoning pattern, location within the Municipal Influence Area, and compatibility with nearby

commercial and industrial uses, the proposed development is consistent with the overall intent and future land use objectives

of the City of Fayetteville Comprehensive Plan.

B) Are there changed conditions that require an amendment? :

No

C) State the extent to which the proposed amendment addresses a demonstrated community need.:

The proposed amendment addresses a demonstrated community need by providing flexible commercial and light industrial

space within the growing Fayetteville Municipal Influence Area (MIA). The development will support small businesses,

contractors, office warehouse users, and other commercial users seeking flexible space options within the region.

The proposed use is also consistent with the existing development pattern along the corridor, as properties directly across the

roadway within the City limits are currently zoned HI (Heavy Industrial) and CC (Community Commercial). The project supports

continued economic growth, employment opportunities, and compatible commercial development within the area.

D) State the extent to which the proposed amendment is compatible with existing and proposed uses surrounding the

subject land, and why it is the appropriate zoning district for the land.:

The proposed amendment addresses a demonstrated community need by providing flexible commercial and light industrial

space within the growing Fayetteville Municipal Influence Area (MIA). The development will support small businesses,

contractors, office warehouse users, and other commercial users seeking flexible space options within the region.

The proposed use is also consistent with the existing development pattern along the corridor, as properties directly across the

roadway within the City limits are currently zoned HI (Heavy Industrial) and CC (Community Commercial). The project supports

continued economic growth, employment opportunities, and compatible commercial development within the area.

E) State the extent to which the proposed amendment results in a logical and orderly development pattern.:

The proposed amendment results in a logical and orderly development pattern because the subject property is located within

the Fayetteville Municipal Influence Area (MIA) and is adjacent to existing commercial and industrial zoning classifications.

Properties located directly across the roadway within the City limits are currently zoned HI (Heavy Industrial) and CC

(Community Commercial), making the proposed zoning consistent with the surrounding land use pattern.

The proposed Flex Space Development supports compatible commercial and light industrial growth along an existing

transportation corridor and promotes the continued expansion of business and employment opportunities within the area.

F) State the extent to which the proposed amendment might encourage premature development.:

The proposed amendment is not expected to encourage premature development because the property is located within the

Fayetteville Municipal Influence Area (MIA) and is adjacent to existing commercial and industrial zoning classifications. The

surrounding corridor already contains developed properties zoned HI (Heavy Industrial) and CC (Community Commercial),

indicating that the area is suitable for continued commercial and industrial growth.

Additionally, the proposed development is located along an existing transportation corridor and can utilize existing and

planned infrastructure improvements, supporting orderly and coordinated growth within the area.
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G) State the extent to which the proposed amendment results in strip-style commercial development.:

The proposed amendment is not expected to result in strip-style commercial development. The proposed Flex Space

Development is intended to provide a coordinated commercial and light industrial project with integrated site planning, shared

access, parking, and infrastructure improvements rather than isolated linear commercial development.

H) State the extent to which the proposed amendment results in the creation of an isolated zoning district unrelated to

adjacent and surrounding zoning districts.:

The proposed amendment would not result in the creation of an isolated zoning district unrelated to adjacent and surrounding

zoning districts. The subject property is located within the Fayetteville Municipal Influence Area (MIA) and is directly adjacent to

existing commercial and industrial zoning patterns along the corridor.

I) State the extent to which the proposed amendment results in significant adverse impacts on the property values of

surrounding lands.:

The proposed amendment is not expected to result in significant adverse impacts on the property values of surrounding lands.

The proposed Flex Space Development is consistent with the existing commercial and industrial character of the corridor and is

compatible with nearby properties currently zoned HI (Heavy Industrial) and CC (Community Commercial) located across the

roadway within the City limits.

J) State the extent to which the proposed amendment results in significantly adverse impacts on the natural

environment.:

The proposed amendment is not expected to result in significant adverse impacts on the natural environment. The proposed

development will incorporate stormwater management measures and erosion control practices designed in accordance with

applicable local and state regulations to minimize environmental impacts during and after construction.

Stormwater management systems will be utilized to control runoff quantity and quality, reduce downstream impacts, and

manage drainage associated with the development. Additionally, erosion and sediment control measures will be implemented

during construction to help prevent sediment runoff, protect surrounding properties, and minimize disturbance to nearby

environmental features.

The project will be required to comply with all applicable permitting and environmental regulations related to stormwater

management, erosion control, and land disturbance activities, which will help ensure the site is developed in a responsible and

environmentally conscious manner.

Primary Contact Information

Project Owner

Khalid Motorwala

Vival Realty LLC

8 Calvarese Dr

Bear, DE 19701

P:3027437996

Khalid@scaleupflex.com

Project Contact - Agent/Representative

Vanessa Ballard

V Ballard Consulting LLC

6910 Leefield Ct

Suffolk, VA 23435

P:7572772757

ballardestimating@gmail.com

Indicate which of the following project contacts should be

included on this project:

As an unlicensed contractor, I am aware that I cannot

enter into a contract that the total amount of the project

exceeds $40,000. :

NC State Electrical Contractor #1 License Number:

NC State Electrical Contractor #2 License Number:

NC State Electrical Contractor #3 License Number:

NC State General Contractor's License Number:

NC State Mechanical Contractor's #1 License Number:

NC State Mechanical Contractor's #2 License Number:

137

mailto:Khalid@scaleupflex.com
mailto:ballardestimating@gmail.com


NC State Mechanical Contractor #3 License Number:

NC State Plumbing Contractor #1 License Number:

NC State Plumbing Contractor #2 License Number:
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Consistency and Reasonableness Statement  
Map Amendments 
 

Pursuant to N.C.G.S. §§160D-604 and -605, the Zoning Commission finds that the proposed zoning map 

amendment in case P26-32 is consistent with the City of Fayetteville’s Future Land Use Map and Plan 

(Comprehensive Plan). The following analysis examines the proposed amendment relative to the goals and land-

use policies and strategies of the Comprehensive Plan.  

Consistency 

1. GOALS 

 

2. LAND USE POLICES AND STRATEGIES:  

 

3. The proposed amendment is consistent with the Future Land Use Map as follows: 

 Text Consistency: The proposal aligns with FLU goals/policies to focus employment uses in 

service corridor. Consistent.  

 Map Consistency: The site lies within the Employment Center (EC).  

GOAL(S) CONSISTENT INCONSISTENT 

 Goal 1: Focus value and investments around infrastructure and 

strategic nodes. 

o The site is serviced by public water/sewer.    
X 

 
 Goal 2: Promote compatible economic and commercial 

development in key identified areas. 

o LI/CZ zoning in an established corridor.       
X  

 Goal 3: Encourage infill/redevelopment where services exist. 

o The eliminates split zoning into unified zoning.     X  
 Goal 4: Foster safe, stable, and attractive neighborhoods.  

o Neighborhood compatibility is addressed through 

required buffering/height transitions at permitting.  
X  

 Goal 5: Preserve and enhance environmental features.  

o No sensitive features are identified; compliance will 

be ensured at the TRC/site plan. 
X  

 Goal 6: Capitalize on major institutions through compatible 

land use X  

LAND USE POLICIES AND STRATEGIES CONSISTENT INCONSISTENT 

LU-1 (Strategic, infrastructure-served growth) – Directs growth to 

serviced nodes; discourages leapfrog extensions.  X  

LU-1.6 (Infrastructure concurrent with development) – Any 

needed extensions reviewed via standard processes. X  

LU-2 (Targeted economic development in 

Employment/Industrial Areas)   X  
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Reasonableness  

The proposed zoning amendment is reasonable and in the public interest because it supports the policies of the 

Comprehensive Plan as stated above and the Strategic Plan (Goal II: diverse tax base) as stated in the Staff 

Report, and because:  

X The size, physical conditions, and other attributes of the proposed use(s) will benefit the surrounding 

community by curing a split-zoned, nonconforming condition on a small infill lot.  

X 
The amendment includes conditions that limit potential negative impacts on neighboring uses.   

X The proposed uses address the needs of the area and/or the City by enabling compliance and modest 

reinvestment in an existing commercial corridor. 

 

The amendment is also in the public interest because it: [select all that apply] 

X Improves consistency with the long-range plan .  

X Improves the tax base (anticipated neutral-to-modestly positive near-term fiscal outlook)  

 Preserves environmental and/or cultural resources. 

X 
Facilitates a desired kind of development (light-industrial/employment reinvestment in a 

serviced corridor).  

X Provides a needed employment/industrial area.  

 

Additional comments, if any (write-in):  

 

 

Date        Chair Signature 

 

 

 

 

        Print  

July 14, 2026   
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