
 

 

 

 

CITY COUNCIL REGULAR MEETING 

City Council Chambers 

Monday, December 08, 2025 at 7:00 PM 

AGENDA 

Pre Sine Die 

Call to Order, Prayer, Pledge of Allegiance 

Adjustment and Approval of the Agenda — Items will only be added or removed with the approval of 

the Mayor and City Council. 

Special Presentations 

1. Students of the Month: Mayor & City Council will recognize the December 2025 students of 

the month from Bessemer City area schools: Bessemer City Primary School, Bessemer City 

Central Elementary School, Tryon Elementary, Bessemer City Middle School, and Bessemer 

City High School. 

Consent Agenda — The items of the Consent Agenda are adopted on a single motion and vote, unless the 

Mayor and City Council wish to withdraw an item for separate vote and/or discussion. 

2. Approval of Minutes: City Council will consider adopting the Regular Meeting Minutes of the 

November 10, 2025 meeting. 

3. Approval of Minutes: City Council will consider adopting the Work Session Meeting minutes 

of the November 25th, 2025 meeting. 

Business Items 

4. Acceptance of Official Canvass - City Council will consider accepting the official canvass of 

the Tuesday, November 4th, 2025 election:  

Nellie Floyd -244 

Manny Tsambouniery -280 

Chris Harmon -229 

5. Public Hearing - Establish Stormwater Board: City Council will hold a public hearing to hear 

public comment regarding the establishment of a Stormwater Board. 
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6. Ordinance to Establish Stormwater Board: City Council consider adopting an ordinance to 

amend chapter 6 of the LDC to establish a Stormwater Board in conjunction with the Planning & 

Zoning Board of adjustments.  

City Manager's Report 

Council General Discussion — This is an opportunity for the Mayor and City Council to ask questions 

for clarification, provide information to staff, request staff to report back, or place a matter on a future 

agenda. 

Adjournment Sine Die of the 2023-2025 Council Session 
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CITY COUNCIL REGULAR MEETING 

City Council Chambers 

Monday, November 10, 2025 at 7:00 PM  

MINUTES 
Members Present  

Mayor Becky S. Smith; Council Members Brenda Boyd, Bill Whitmire, Brent Guffey, Nellie Floyd, Donnie 

Griffin, and Allen Hook were present. City Manager Josh Ross and City Attorney, David Smith were also 

present. A quorum was established. 

Call to Order, Prayer, Pledge of Allegiance 

Mayor Smith called the meeting to order. Zachary Bardsley, Lead Pastor of First Wesleyan Church led the 

audience in prayer. Mayor Smith led the audience in the Pledge of Allegiance.  

Adjustment and Approval of the Agenda  
By motion of Brent Guffey and unanimous vote, the November agenda was approved with no revisions.  

 

Special Presentation 
Student Appreciation- Students from Bessemer City High School, Bessemer City Middle School, Bessemer 

City Central Elementary School, Tryon Elementary, and Bessemer City Primary School were recognized 

by their principals and City Council as part of the Student Appreciation Program: 

Mrs. Doneen Johnson, Principal of Bessemer City High School, and Mayor Smith, recognized the following 

students of the month:  Eliza Jones, 9th grade representative; Riley Balala, 10th grade representative; 

Brandon Grant, 11th grade representative and Paschon Crank, 12th grade representative.   

 

Dr. Rebecca Wilson, Principal of Bessemer City Middle School, and Mayor Smith, recognized the 

following students of the month: Valery F. Deras, 6th grade representative; Avery T. Wilson and Wilton 

Castro Mendez, 7th grade representatives; and Zara H. Bailey 8th grade representative.  

 

Mrs. Erin Morehead, Guidance Counselor at Bessemer City Primary and Mayor Smith, recognized the 

following students of the month: Veronica Tacy; 3rd grade representative; Kensley Ramsey, 4th grade 

representative; and Jonathan Mejia Tum, 5th grade representative.  

Mrs. Erin Morehead, Guidance Counselor at Bessemer City Primary and Mayor Smith, recognized the 

following students of the month: Atlas Ramsey, Kindergarten representative; Dylan Dorsey, 1st grade, and 

representative; Frida Lara Contreras, 2nd grade representative. 

Mrs. Melissa Knicks, Principal of Tryon Elementary and Mayor Smith, recognized the following students 

of the month: Joseph Dylan Edwards, Kindergarten representative; Marley Williams, 1st grade, Gracelyn 

Payne, 2nd grade representative, Madelyn Welch, 3rd grade representative; Hunter Rathburn, 4th grade 

representative; and Alanna Sherer, 5th grade representative. 
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Request to Speak/Opportunity for Public Comment 
Mayor Smith opened the floor for public comment. The following came forth: 

 

 Pamela Gladney of 502 East Ohio: Mrs. Gladney expressed concerns regarding the removal of two 

trees at the dog park, questioning the necessity of the action and associated costs. Ms. Gladney also 

raised issues regarding the damage to fencing and the stump removal process. 

 

Consent Agenda 

The following items on the Consent Agenda were unanimously approved by motion of Allen Hook: 

1.  Approval of Minutes: City Council will consider adopting the Meeting minutes of October 13, 

2025 Regular Session. 

2. Approval of Minutes: City Council will consider adopting the Meeting minutes of the October 

28, 2025 Work Session. 

 

Proclamation - Veteran’s Day 

Mayor, Becky S. Smith read the Veteran’s Day Proclamation aloud and declared November 11, 2025 as 

Veteran's Day in Bessemer City. 

 

By motion of Brenda Boyd and unanimous vote, the proclamation was adopted. A copy of the proclamation 

is available at City Hall. 

 

Establish Public Hearing – Stormwater Board 

By motion of Donnie Griffin and unanimous vote, a public hearing will be on Monday, December 8, 2025, 

at 7:00 PM to receive public comment on the establishment of Stormwater Board.   

 

Establish Annual Planning Retreat 
By motion of Allen Hook and unanimous vote, City Council will hold their annual Planning Retreat on 

Thursday, February 26 and Friday, February 27, 2026 at Dhollandia in Southridge Business Park.  

 

City Manager’s Report 

City Manager Ross gave updates on several projects: 

 

 The Strategic Plan is posted on the City’s website and is regularly updated with progress and 

associated tasks. 

 The BC Fact Check page is available online to address citizen questions and dispel misinformation 

about city operations. 

 The Dog Park Grand Opening will take place on Thursday, November 13th at 4 PM. The project 

was completed in partnership with a local Boy Scout and is located near Field 1 at Kevin 

Millwood Park. 

 The Annual Fire Department BBQ Sale will take place Friday, November 14th and Saturday, 

November 15th, offering a chance for residents to meet local firefighters and support their 

fundraising efforts. 

 Upcoming community events include: 

o Chamber Annual Dinner – Tuesday, November 18 at 6:00 PM 

o Community Thanksgiving Meal – Saturday, November 22 at 11:00 AM 

o Christmas in the City Festival, Parade, and Tree Lighting – Sunday, November 23 at 4 PM 
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 The City received a $25,000 Enbridge Gas Grant, which will be used for radio and software 

upgrades. 

 A pre-submittal meeting was held for the Public Safety Project, the new fire station and renovation 

of the existing station. 

 The City continues work on the Brownfields Assessment Grant, a 100% grant-funded 

environmental project. 

 

Council General Discussion  

Mayor Smith opened the floor for discussion from Council. Council Member Donnie Griffin congratulated 

Council Member Nellie Floyd and the newly elected officials, expressing appreciation for those currently 

serving. 

 

Adjournment  

Being no further business to come before the board, by motion of Brenda Boyd and unanimous vote, the 

meeting was adjourned at 7:36 PM. 

 

 

 

_______________________                                                   ______________________________ 

   Becky S. Smith, Mayor                                   Hydeia Y. Hayes, City Clerk 
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CITY COUNCIL WORK SESSION 

City Council Chambers 

Tuesday, November 25, 2025 at 3:00 PM 

MINUTES 
Call to Order 

Mayor Becky S. Smith called the meeting to order.  

 

Members Present 

Present for the meeting were Mayor, Becky S. Smith, Council Members Brenda Boyd, Nellie Floyd, Bill 

Whitmire, and Donnie Griffin. City Manager Josh Ross and department heads were also in attendance. 

Council members, Brent Guffey and Allen Hook were absent. A quorum was established. 

 

Department Reports 

Jamie Watkins, City Planner & Stormwater Administrator 

Ms. Watkins discussed a zoning inquiry related to family care homes located within a half-mile of each other 

and requested coordination with the Police Department for enforcement considerations. 

 

She completed training for Certified Zoning Officials (CZO) and will begin using the CZO designation. She 

noted that the aftermath of Tropical Storm Helene involved temporary licensure suspensions affecting family 

care home applications. 

 

At the upcoming Council meeting, staff will recommend amending the Land Development Code (LDC) in 

two areas, including the watershed overlay and the addition of Section 5.4A, which cites statutory authority 

referenced in the Stormwater Master Plan. A public hearing will be held in December to formally establish 

the Stormwater Board, proposed to be the Planning Board. 

 

Tom Ellis, Public Safety Director 

Chief Ellis reported that the fire department responded to several fire-related incidents, including one 

accidental residential fire and four county fire calls in which Bessemer City Fire personnel arrived before 

the primary responding agency. He praised the effectiveness of transitioning to three full-time firefighters 

and noted that recruitment efforts continue for additional qualified candidates. 

 

The police department answered 29 calls this month—four fire-related and the remainder police or general 

public safety support calls. Chief Ellis highlighted cooperation between Police and Fire units, which 

significantly improves response outcomes. 

 

He reported that Christmas in the City was a success with assistance from county law enforcement due to 

high attendance. A recent drive-by shooting case did not lead to prosecution, as the involved parties declined 

charges. Police call volume continues to rise, with an increase in runaway youth cases requiring Social 

Services coordination. 
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Fleet services are managing multiple vehicle recalls, and the chief commended the work of the City's two 

mechanics.  

 

Council Member Brenda Boyd thanked the fire department for responding quickly to a fire near her church 

caused by individuals experiencing homelessness. 

 

Hydeia Hayes, City Clerk & Human Resources Director 

Ms. Hayes reminded Council of the annual Steak Luncheon scheduled for tomorrow at 12:30 PM at the 

Allan Farris Community Center, next week’s Christmas Party, and February’s City Council Planning 

Retreat. Additionally, at the January work session, she informed Council that they would be taking new 

headshots for the website. Ms. Hayes also reminded Council of the ethics course requirements for those 

newly or re-elected and a new staff member joining the City in January.  

 

Diane Jenkins, Finance Director 

Ms. Jenkins shared that she met with Local Government Commission (LGC) staff regarding the City’s 

status on the Unit Assistance List (UAL). The current audit is expected to position the City for removal 

from the list. Board training for new Finance personnel was also discussed as part of required reporting 

improvements. 

 

She recently attended Finance Director training but noted that staffing shortages have limited her 

participation in the past. Additional support is needed in payroll reporting as requirements continue to 

evolve. She expressed appreciation for the community turnout at Christmas in the City and the recognition 

of late employee Brad Kelly. 

 

City Manager’s Report 

City Manager Josh Ross reported that the Christmas in the City Parade and Tree Lighting was one of the 

most successful in recent years, with a strong community turnout and more than 64,000 online views. Staff 

will present a session during the Council retreat reviewing departmental roles, stormwater asset inventory 

progress, and other operational items. 

 

The January retreat will also include reevaluation of how downtown events are planned, coordinated, and 

supported with local businesses and the Parks & Recreation Department. 

 

Mr. Ross announced that the Brownfields Assessment Project will include a community engagement 

session in February, benefiting upcoming economic development initiatives. Project GT has submitted 

partial development plans, and the City anticipates updates on job creation targets as the project advances. 

 

He expressed appreciation to City staff, Council, and the community for their collaborative leadership and 

support. 

 

Council General Discussion 

Council Member Brenda Boyd expressed strong pride in Bessemer City and frustration with negative 

comments on social media. She commended employees for their dedication and emphasized the City's 

commitment to residents of all ages. Council Member Nellie Floyd echoed the appreciation for the City, 

noting her 70+ years as a resident and recognizing the importance of safe community events, especially in 

contrast to incidents occurring in nearby cities. Council Member Donnie Griffin thanked his colleagues and 

staff—particularly City Clerk Hydeia Hayes—for their professionalism and support throughout the year. 
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Adjournment 

There being no further business, by motion of Brenda Boyd and unanimous vote the meeting was 

adjourned at 4:15 PM. 

 

_______________________                                                  ______________________________ 

   Becky S. Smith, Mayor                 Hydeia Y. Hayes, City Clerk 
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Chapter Six Text Amendment Memo 

 The Current Stormwater Management Plan (SWMP) has a requirement that 
stormwater issues be brought before the Stormwater Board no less than twice 
each year. 

 This requirement will carry over to the new SWMP. 

 The Planning Board has been serving as the de facto Stormwater Board. 

 We need to amend Chapter Six of the Land Development Code (LDC) to 
expressly establish a Stormwater Board and a Board of Environmental Review. 

 The vast majority of the edits proposed simply amend the title of the Planning 
Board/Board of Adjustment, add references to the SWMP, and correct small 
errors in grammar, punctuation, and capitalization. 

 One existing portion of Chapter Six needs to be removed: 
 
6.2.C. - Responsibilities. 
The planning board is responsible for the following actions and duties:  
 

6. To provide a preliminary forum for review of quasi-judicial decisions, 
provided that no part of the forum or recommendation may be used as a 
basis for the deciding board. Where the board of adjustments is the 
deciding board, the planning board shall not engage in preliminary 
discussions.  

 This portion of the code needs to be deleted for two reasons: 
1. No preliminary discussions or reviews of a quasi-judicial case should ever 

occur. The only body that should hear a quasi-judicial matter is the deciding 
body. This would be ex parte communication, which undermines the 
principles of fairness and due process.  

2. Simply put, why would we have the Planning Board make a 
recommendation that the Council then cannot consider when deciding the 
outcome of a quasi-judicial matter? I just does not make sense. 
 

 Language needs to be added to 6.2.B and 6.3.B to include alternate positions for 
both the Planning, Zoning, and Stormwater Board and the Board of Adjustment 
and Environmental Review. 
 

 Our current board structure is five sitting members with two alternates. This is a 
common practice, but needs to be codified in the ordinance. 
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Chapter 6  

ADMINISTRATIVE AGENCIES 

6.1 THE ADMINISTRATOR 

The city council shall appoint an administrator to oversee the administration and enforce the various 
provisions contained within this Code. The directors of each department and their subordinate staff shall be 
collectively referred to as the administrator for purposes of this Code.  

6.1.A. Authority. 

The city council is authorized to appoint an administrator in accordance with G.S. 160D-402. to develop, 
administer, and enforce development regulations authorized by this Code. Further, the city may enter into a 
contract with Gaston County to serve as a member of its staff for purposes of exercising the duties in chapter 9.  

6.1.B. Responsibilities. 

The administrator shall have the following powers and duties, to be carried out in accordance with the terms 
of this Code:  

1. To maintain a record of all development approvals and permits on file and to make copies available to 
interested parties.  

2. To maintain the current zoning map in digital format as well as copies of all previous zoning maps for 
public inspection upon request. (G.S. 160D-105)  

3. To maintain copies, either digital or paper, of any state or federal agency map incorporated by 
reference into the zoning map.  

4. To review all land development applications for compliance with the terms of this Code.  

5. To make determinations and decisions related to development regulations contained herein.  

6. To approve minor modifications to development approvals as outlined in section 7.6.B.  

7. To provide the Bessemer City Council, the planning, zoning, and stormwater board, and board of 
adjustment and environmental review, with reports and recommendations regarding matters before 
these bodies, either as required by this Code, other laws or regulations, or at the request of the body.  

8. To serve as staff to the various boards and council as outlined in this chapter.  

9. To inspect work undertaken pursuant to a development approval to assure work is being done in 
accordance with state and local laws and terms of approval.  

10. To enforce compliance with the terms of this Code, unless otherwise specified.  

11. To review all development plans for compliance with street and utility requirements of Bessemer City.  

12. To administer the flood damage prevention ordinance for Bessemer City.  

13. To administer the sedimentation and erosion control program for Bessemer City.  
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14. To administer the stormwater management program for Bessemer City.  

6.1.C. Conflict of interest. 

1. The administrator shall not make a final decision on an administrative decision required by this chapter if the 
outcome of that decision would have a direct, substantial, and readily identifiable financial impact on the 
administrator or if the applicant or other person subject to that decision is a person with whom the 
administrator has a close familial, business, or other associational relationship. If the administrator has a 
conflict of interest under this section, the decision shall be assigned to the supervisor of the administrator or 
such other staff person as may be designated by the development regulation or other code.  

2. No staff member shall be financially interested or employed by a business that is financially interested in a 
development subject to regulation under this chapter unless the staff member is the owner of the land or 
building involved. No staff member or other individual or an employee of a company contracting with a local 
government to provide staff support shall engage in any work that is inconsistent with his or her duties or 
with the interest of the local government, as determined by the local government.  

6.2 PLANNING, ZONING, AND STORMWATER BOARD 

6.2.A. Authority. 

The authority to establish a planning, zoning, and stormwater board is granted under the authority of G.S. 
160D-301.  

6.2.B. Composition and tenure. 

1. Board membership. The planning, zoning, and stormwater board shall consist of five sitting members and 
two alternate members, including at least one but no more than two sitting members from its extraterritorial 
jurisdiction (ETJ) area for a total membership of up to seven members. In accordance with NCGS 160D-307, 
representation from the ETJ shall be a proportional representation based on population of the ETJ. The population 
estimates for this calculation shall be updated no less frequently than after each decennial census. The ETJ 
representative(s) shall have equal rights, privilege, and duties. Alternate members are to serve on said board in the 
event of either absence or conflict of interest of any sitting member. Each alternate member while attending any 
regular or special meeting of the board and serving in the role of any sitting member shall have and may exercise 
all the powers and duties of a sitting member. 

 

2. Appointment. The members of the planning, zoning, and stormwater board that reside in Bessemer City shall 
be appointed by the city council and the ETJ resident member(s) shall be appointed by the Gaston County 
Board of Commissioners.  

3. Terms of office. All members of the planning, zoning, and stormwater board shall serve three year terms 
which shall alternate and overlap, so that no more than three terms expire within the same year. Vacancies 
shall be filled by the city council or the Gaston County Board of Commissioners, as applicable, as they occur, 
for the period of the unexpired term.  

4. Oath of office. All planning, zoning, and stormwater board members are required to take an oath of office 
prior to any action or entering their duties, as required by G.S. 160D-309.  
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5. Removal. Any member of the planning, zoning, and stormwater board shall be removed for cause (neglect of 
duty, malfeasance, misconduct, or missing three consecutive meetings or more than 50 percent of the 
official meetings in a 12 month period) by the city council upon written charge.  

6. Officers. The city council shall elect one of the planning, zoning, and stormwater board members as chair 
annually. The planning, zoning, and stormwater board shall elect one of the planning, zoning, and 
stormwater board members (excluding the chair) as vice-chair annually. In the absence of the chair, the vice-
chair shall act as chair and shall have all the powers and duties of the chair. In the absence of both, the board 
shall elect a temporary chair to conduct the meeting.  

7. Clerk of the board. The City Clerk, or the designee of the City Manager, shall serve as the clerk of the board. 
The clerk shall keep planning, zoning, and stormwater board minutes, showing the vote of each member on 
all voting matters. In addition, the clerk shall maintain all records of the planning, zoning, and stormwater 
board meetings, hearings, and proceedings, as well as the correspondence of the planning, zoning, and 
stormwater board. All such minutes, records, and files shall be housed in City Hall as a public record.  

8. Staff. The administrator shall serve as the professional staff to the planning, zoning, and stormwater board. 
Staff shall arrange for all required public notices to be given, shall notify parties to items before the board 
and of subsequent decisions, and shall perform such tasks as the chair shall assign, and shall generally 
supervise the clerical work of the board. Staff is also responsible for training the members of the boards as 
they are appointed.  

6.2.C. Responsibilities. 

The planning, zoning, and stormwater board is responsible for the following actions and duties:  

1. To review, monitor, and periodically recommend updates to the council, a comprehensive plan, 
stormwater management plan (SWMP), and such other plans as deemed appropriate.  

2. To facilitate citizen engagement and participation in the planning, zoning, and stormwater process.  

3. To develop and recommend policies, codes, development regulations, stormwater control regulations, 
administrative procedures, and other means for carrying out plans in a coordinated and efficient 
manner.  

4. To advise the council concerning the implementation of plans, including, but not limited to, review and 
comment on all zoning text and map amendments as required by G.S. 160D-604.  

5. To exercise any functions in the administration and enforcement of various means for carrying out 
plans that the council may direct.  

6. To review and make recommendations on certain development plans.  

7. To keep minutes of all board proceedings.  

8. To perform any other related duties that the council may direct.  

6.3 BOARD OF ADJUSTMENT AND ENVIRONMENTAL REVIEW 

6.3.A. Authority. 

The authority to establish a board of adjustment and environmental review is granted under the authority of 
G.S. 160D-302. Further, G.S. 160D-302 also authorizes the planning, zoning, and stormwater board to perform the 
duties of the board of adjustment and environmental review in addition to its other duties. However, the planning, 
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zoning, and stormwater board shall comply with all the procedures and processes applicable to a board of 
adjustment and environmental review in making quasi-judicial decisions.  

6.3.B. Composition and tenure. 

1. Board membership. All five sitting members of the planning, zoning, and stormwater board shall also serve as 
members of the board of adjustment and environmental review.  

2. Appointment. The five sitting members of the planning, zoning, and stormwater board shall serve as the 
board of adjustment and environmental review and shall include at least one ETJ representative but no more 
than two. Proportional representation as mentioned in 6.2.B. is also required for the board of adjustment 
and environmental review. Alternate members of the planning, zoning, and stormwater board are to serve 
on the board of adjustment and environmental review in the event of either absence or conflict of interest of 
any sitting member. Each alternate member while attending any regular or special meeting of the board and 
serving in the role of any sitting member shall have and may exercise all the powers and duties of a sitting 
member. 

3. Terms of office. The terms of office for the members of the board of adjustment and environmental review 
shall be concurrent with their terms as members of the planning, zoning, and stormwater board. Vacancies 
shall be filled by the Bessemer City Council or the Gaston County Board of Commissioners, as applicable, as 
they occur for the period of the unexpired term.  

4. Oath of office. All board of adjustment and environmental review members are required to take an oath of 
office prior to any action or entering their duties, as required by G.S. 160D-309.  

5. Removal. Any member of the board of adjustment and environmental review shall be removed for cause 
(neglect of duty, malfeasance, misconduct, or missing three consecutive meetings or more than 50 percent 
or the official meetings in a 12 month period) by the city council upon written charge.  

6. Officers. The city council shall elect one of the board of adjustment and environmental review members as 
chair annually. The board of adjustment and environmental review shall elect one of the board of 
adjustment and environmental review members (excluding the chair) as vice-chair, annually. In the absence 
of the chair, the vice-chair shall act as chair and shall have all the powers and duties of the chair. In the 
absence of both, the board shall elect a temporary chair to conduct the meeting.  

7. Clerk of the board. The City Clerk, or the designee of the City Manager, shall serve as the clerk of the board. 
The clerk shall keep board of adjustment and environmental review minutes, showing the vote of each 
member on all voting matters. In addition, the clerk shall maintain all records of the board of adjustment and 
environmental review meetings, hearings, and proceedings, as well as the correspondence of the board of 
adjustment and environmental review. All such minutes, records, and files shall be housed in City Hall as a 
public record.  

8. Staff. The administrator shall serve as the professional staff to the planning, zoning, and stormwater board. 
Staff shall arrange for all required public notices to be given, shall notify parties to items before the board 
and of subsequent decisions, and shall perform such tasks as the chair shall assign, and shall generally 
supervise the clerical work of the board. Staff is also responsible for training the members of the boards as 
they are appointed.  

6.3.C. Responsibilities. 

The board of adjustment and environmental review is responsible for the following actions and duties:  

1. To hear and decide appeals from any order, decision, determination, or interpretation made by the 
administrator pursuant to or regarding these regulations.  
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2. To hear and decide petitions for variances from the requirements of these regulations.  

3. To interpret the official zoning map and shall make determinations on disputed questions of lot lines or 
district boundary lines and similar questions that may arise in the administration of this Code.  

4. To keep minutes of all board proceedings  

5. To adopt rules of procedure for the conduct of its meetings and for any other purposes deemed 
necessary and consistent with this Code and all other applicable local and state regulations.  

6.4 CITY COUNCIL 

6.4.A. Responsibilities. 

The city council is responsible for the legislative duties of the city, including:  

1. To conduct any and all business in accordance with their Charter and North Carolina General Statutes.  

2. To appoint members to the planning, zoning, and stormwater board, and to appoint members to the 
board of adjustment and environmental review. 

3. To keep minutes of all council proceedings.  

4. To adopt and amend a comprehensive plan, stormwater management plan (SWMP), and other plans, 
as necessary.  

5. To review, hear, and decide the approval or disapproval of, including the placement of conditions 
upon, a special use permit.  

6. To review, hear, and approve or deny amendments to the official zoning map, as rezonings or 
conditional districts, and text amendments to this Code.  

7. To review, hear, and decide upon developer agreements.  

8. To adopt and amend a schedule of fees for a variety of processes and procedures outlined in this Code.  

9. LDC decisions: The city council shall render final decisions regarding the following development 
approvals:  

a. Major site plans.  

b. Designation of historic landmarks/districts.  

c. Vested rights.  

6.5 TECHNICAL REVIEW COMMITTEE (TRC) 

6.5.A. Membership. 

1. The TRC may be comprised of the following persons. If such person is not listed by specific title, then the City 
Manager, or the head of the department listed below shall have the authority to appoint one person to serve 
on the TRC:  

a. Planning, Zoning, and Stormwater director.  

b. Public Works Director.  
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c. City Engineer.  

d. Bessemer City Fire Chief.  

e. Bessemer City Police Chief.  

f. Others as designated by the City Manager.  

2. Such persons shall serve on the TRC at the pleasure of the manager/administrator or their respective 
department head.  

6.5.B. Secretary. 

A secretary shall be appointed to serve the TRC. The secretary shall keep TRC minutes showing the vote of 
each member on all voting matters. In addition, the secretary shall maintain all records of TRC meetings, hearings, 
and proceedings, as well as the correspondence of the TRC. All such minutes, records and files shall be housed in 
the office of the planning, zoning, and stormwater department as a public record.  

6.5.C. Powers and duties. 

The technical review committee (TRC) shall review preliminary plats based on standards set forth in this Code 
and make recommendations to the planning, zoning, and stormwater board on plats and plans outlined in chapter 
7.  

6.6 COUNCIL AND BOARDS: POLICIES AND MEETINGS 

6.6.A. Conflict of interest for boards. 

1. Members of the planning, zoning, and stormwater board or board of adjustment and environmental review 
shall not vote on any advisory or legislative decision regarding a development regulation adopted pursuant 
to this chapter where the outcome of the matter being considered is reasonably likely to have a direct, 
substantial, and readily identifiable financial impact on the member. An appointed board member shall not 
vote on any zoning amendment if the landowner of the property subject to a rezoning petition or the 
applicant for a text amendment is a person with whom the member has a close familial, business, or other 
associational relationship.  

2. A member of any board/council when exercising quasi-judicial functions pursuant to this chapter shall not 
participate in or vote on any quasi-judicial matter in a manner that would violate the affected persons' 
constitutional rights to an impartial decision maker. Impermissible violations of due process include, but are 
not limited to, a member having a fixed opinion prior to hearing the matter that is not susceptible to change, 
undisclosed ex parte communications, a close familial, business, or other associational relationship with an 
affected person, or a financial interest in the outcome of the matter.  

3. A member of the city council shall not vote on any legislative decision regarding a development regulation 
adopted pursuant to this chapter where the outcome of the matter being considered is reasonably likely to 
have a direct, substantial, and readily identifiable financial impact on the member. A member of the city 
council shall not vote on any zoning amendment if the landowner of the property subject to a rezoning 
petition or the applicant for a text amendment is a person with whom the member has a close familial, 
business, or other associational relationship.  

4. Resolution of objection. If an objection is raised to a board or council member's participation at or prior to 
the hearing or vote on a particular matter and that member does not recuse himself or herself, the 
remaining members of the board/council shall by majority vote rule on the objection.  
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6.6.B. Board procedures. 

Rules of procedures, consistent with the provisions of this chapter, may be adopted by any of the boards 
identified in the chapter, with the approval of the city council. At a minimum these procedures shall include a 
process for the election of officers, an attendance policy, and meeting procedures. A copy of any adopted rules of 
procedure shall be maintained by the City Clerk and posted on the Bessemer Citywebsite.  

6.6.C. All meetings open to the public. 

All meetings of the city council or appointed boards under this Code shall be open to the public in 
accordance with the N.C.G.S. as it pertains to meetings of public bodies and shall be conducted in accordance with 
the procedures set forth in these regulations.  

6.6.D. Meeting schedule. 

1. All boards/councils authorized under this Code shall meet at regularly scheduled times and at such other 
times as determined by the chairman as provided for in the rules of procedure.  

2. Special meetings may be called at any time by the chairperson, vice-chairperson, or by request of a majority 
of members of the board or council.  

6.6.E. Quorum. 

1. With the exception of voting on quasi-judicial decisions, a quorum consisting of the majority of the appointed 
sitting members of the board or council, shall be required for attendance and to conduct official business. 

2. For the purposes of establishing a quorum of either the Planning, Zoning, and Stormwater Board, or the 
Board of Adjustment and Environmental Review, alternate members of said board are to serve in the event 
of either absence or conflict of interest of any sitting member. Each alternate member while attending any 
regular or special meeting of the board and serving in the role of any sitting member shall have and may 
exercise all the powers and duties of a sitting member. 

6.6.F. Minutes. 

Accurate minutes of every board/council meeting and any collected audio/visual recordings shall be 
maintained by each board/council identified in this chapter, showing the vote of each member on each question, 
or if absent, abstained, or failing to vote, indicating such fact. Each board/council identified in this chapter shall 
keep records of its examinations and official actions. All of these minutes and records shall be filed in the office of 
the City Clerk for the public record. At the discretion of the administrator, audio/video records of each meeting will 
be made available through the Bessemer City website or social media account(s).  
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ORDINANCE AMENDING THE BESSEMER CITY  

LAND DEVELOPMENT CODE (LDC) CHAPTER 6,  

AND APPOINTING BOARD MEMBERS 

 

WHEREAS, the City of Bessemer City adopted the Land Development Code in July 2021; and 

 

WHEREAS, the City of Bessemer City understands and operates under the North Carolina General Assembly’s 

Statutes §160D-605; and § 160D‑925; and 

 

WHEREAS, the City of Bessemer City understands the value of appointing an effective Planning, Zoning, and 

Stormwater Board to administer the Land Development Code (LDC) and the Stormwater Management Plan 

(SWMP) for Bessemer City; and 

 

WHEREAS, the City of Bessemer City understands the value of appointing an effective Board of Adjustment 

and Environmental Review to administer the Land Development Code (LDC) and the Stormwater Management 

Plan (SWMP) for Bessemer City. 

 

NOW, THEREFORE BE IT RESOLVED that the City Council of Bessemer City hereby adopts the attached 

revised Chapter 6 of the Bessemer City Land Development Code (LDC). 

 

BE IT FURTHER RESOLVED that the City Council of Bessemer City moves to appoint the following board 

members to the Planning, Zoning, and Stormwater Board, and to the Board of Adjustments and Environmental 

Review, given the new structure of the boards described in the attached bylaws: 

 

Board Member:   Term: 

Bruce Absher (Chair)   December 2025 - June 2027 (Sitting Member) 

Charlene Hill (Vice Chair)  December 2025 - June 2028 (ETJ Sitting Member) 

Pamela Gladney   December 2025 - June 2026 (Sitting Member) 

Wendy Burgess   December 2025 - June 2026 (Sitting Member) 

Linda Willis    December 2025 - June 2027 (Sitting Member) 

Constantine Tsambourinery  December 2025 - June 2028 (Alternate Member) 

Vacancy    December 2025 - June 2027 (Alternate Member) 

 

 

 

 

 

 

 

 
Chapter 6 - ADMINISTRATIVE AGENCIES 
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6.1 THE ADMINISTRATOR 

The City Council shall appoint an administrator to oversee the administration and enforce the various provisions contained within this 

Code. The directors of each department and their subordinate staff shall be collectively referred to as the administrator for purposes of 

this Code.  

6.1.A. Authority. 

The City Council is authorized to appoint an administrator in accordance with G.S. 160D-402. to develop, administer, and enforce 

development regulations authorized by this Code. Further, the city may enter into a contract with Gaston County to serve as a member 

of its staff for purposes of exercising the duties in Chapter 9.  

6.1.B. Responsibilities. 

The administrator shall have the following powers and duties, to be carried out in accordance with the terms of this Code:  

1. To maintain a record of all development approvals and permits on file and to make copies available to interested parties.  

2. To maintain the current zoning map in digital format as well as copies of all previous zoning maps for public inspection upon 

request. (G.S. 160D-105)  

3. To maintain copies, either digital or paper, of any state or federal agency map incorporated by reference into the zoning map.  

4. To review all land development applications for compliance with the terms of this Code.  

5. To make determinations and decisions related to development regulations contained herein.  

6. To approve minor modifications to development approvals as outlined in section 7.6.B.  

7. To provide the Bessemer City Council, the Planning, Zoning, and Stormwater Board, and Board of Adjustment and 

Environmental Review, with reports and recommendations regarding matters before these bodies, either as required by this Code, 

other laws or regulations, or at the request of the body.  

8. To serve as staff to the various boards and council as outlined in this chapter.  

9. To inspect work undertaken pursuant to a development approval to assure work is being done in accordance with state and 

local laws and terms of approval.  

10. To enforce compliance with the terms of this Code, unless otherwise specified.  

11. To review all development plans for compliance with street and utility requirements of Bessemer City.  

12. To administer the flood damage prevention ordinance for Bessemer City.  

13. To administer the sedimentation and erosion control program for Bessemer City.  

14. To administer the stormwater management program for Bessemer City.  

6.1.C. Conflict of interest. 

1. The administrator shall not make a final decision on an administrative decision required by this chapter if the outcome of that 

decision would have a direct, substantial, and readily identifiable financial impact on the administrator or if the applicant or other 

person subject to that decision is a person with whom the administrator has a close familial, business, or other associational 

relationship. If the administrator has a conflict of interest under this section, the decision shall be assigned to the supervisor of the 

administrator or such other staff person as may be designated by the development regulation or other code.  

2. No staff member shall be financially interested or employed by a business that is financially interested in a development 

subject to regulation under this chapter unless the staff member is the owner of the land or building involved. No staff member or 

other individual or an employee of a company contracting with a local government to provide staff support shall engage in any work 

that is inconsistent with his or her duties or with the interest of the local government, as determined by the local government.  

6.2 PLANNING, ZONING, AND STORMWATER BOARD 

6.2.A. Authority. 

The authority to establish a Planning, Zoning, and Stormwater Board is granted under the authority of G.S. 160D-301.  

6.2.B. Composition and tenure. 

1. Board membership. The Planning, Zoning, and Stormwater Board shall consist of five sitting members and two alternate 

members, including at least one but no more than two sitting members from its extraterritorial jurisdiction (ETJ) area for a total 

membership of up to seven members. In accordance with NCGS 160D-307, representation from the ETJ shall be a proportional 

representation based on population of the ETJ. The population estimates for this calculation shall be updated no less frequently than 

after each decennial census. The ETJ representative(s) shall have equal rights, privilege, and duties.  Alternate members are to serve 

on said board in the event of either absence or conflict of interest of any sitting member. Each alternate member while attending any 

regular or special meeting of the board and serving in the role of any sitting member shall have and may exercise all the powers and 

duties of a sitting member. 

2. Appointment. The members of the Planning, Zoning, and Stormwater Board that reside in Bessemer City shall be appointed 

by the City Council and the ETJ resident member(s) shall be appointed by the Gaston County Board of Commissioners.  

3. Terms of office. All members of the Planning, Zoning, and Stormwater Board shall serve three year terms which shall 

alternate and overlap, so that no more than three terms expire within the same year. Vacancies shall be filled by the City Council or 

the Gaston County Board of Commissioners, as applicable, as they occur, for the period of the unexpired term.  

4. Oath of office. All Planning, Zoning, and Stormwater Board members are required to take an oath of office prior to any 

action or entering their duties, as required by G.S. 160D-309.  

5. Removal. Any member of the Planning, Zoning, and Stormwater Board shall be removed for cause (neglect of duty, 

malfeasance, misconduct, or missing three consecutive meetings or more than 50 percent of the official meetings in a 12 month 

period) by the City Council upon written charge.  
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6. Officers. The City Council shall elect one of the Planning, Zoning, and Stormwater Board members as chair annually. The 

Planning, Zoning, and Stormwater Board shall elect one of the Planning, Zoning, and Stormwater Board members (excluding the 

chair) as vice-chair annually. In the absence of the chair, the vice-chair shall act as chair and shall have all the powers and duties of the 

chair. In the absence of both, the board shall elect a temporary chair to conduct the meeting.  

7. Clerk of the board. The City Clerk, or the designee of the City Manager, shall serve as the clerk of the board. The clerk shall 

keep Planning, Zoning, and Stormwater Board minutes, showing the vote of each member on all voting matters. In addition, the clerk 

shall maintain all records of the Planning, Zoning, and Stormwater Board meetings, hearings, and proceedings, as well as the 

correspondence of the Planning, Zoning, and Stormwater Board. All such minutes, records, and files shall be housed in City Hall as a 

public record.  

8. Staff. The administrator shall serve as the professional staff to the Planning, Zoning, and Stormwater Board. Staff shall 

arrange for all required public notices to be given, shall notify parties to items before the board and of subsequent decisions, and shall 

perform such tasks as the chair shall assign, and shall generally supervise the clerical work of the board. Staff is also responsible for 

training the members of the boards as they are appointed.  

6.2.C. Responsibilities. 

The Planning, Zoning, and Stormwater Board is responsible for the following actions and duties:  

1. To review, monitor, and periodically recommend updates to the council, a Comprehensive Plan, Stormwater Management 

Plan (SWMP), and such other plans as deemed appropriate.  

2. To facilitate citizen engagement and participation in the planning, zoning, and stormwater process.  

3. To develop and recommend policies, codes, development regulations, stormwater control regulations, administrative 

procedures, and other means for carrying out plans in a coordinated and efficient manner.  

4. To advise the council concerning the implementation of plans, including, but not limited to, review and comment on all 

zoning text and map amendments as required by G.S. 160D-604.  

5. To exercise any functions in the administration and enforcement of various means for carrying out plans that the council may 

direct.  

6. To review and make recommendations on certain development plans.  

7. To keep minutes of all board proceedings.  

8. To perform any other related duties that the council may direct.  

6.3 BOARD OF ADJUSTMENT AND ENVIRONMENTAL REVIEW 

6.3.A. Authority. 

The authority to establish a Board of Adjustment and Environmental Review is granted under the authority of G.S. 160D-302. Further, 

G.S. 160D-302 also authorizes the Planning, Zoning, and Stormwater Board to perform the duties of the Board of Adjustment and 

Environmental Review in addition to its other duties. However, the Planning, Zoning, and Stormwater Board shall comply with all the 

procedures and processes applicable to a Board of Adjustment and Environmental Review in making quasi-judicial decisions.  

6.3.B. Composition and tenure. 

1. Board membership. All five sitting members of the Planning, Zoning, and Stormwater Board shall also serve as members of 

the Board of Adjustment and Environmental Review.   

2. Appointment. The five sitting members of the Planning, Zoning, and Stormwater Board shall serve as the Board of 

Adjustment and Environmental Review and shall include at least one ETJ representative but no more than two. Proportional 

representation as mentioned in 6.2.B. is also required for the Board of Adjustment and Environmental Review. Alternate members of 

the Planning, Zoning, and Stormwater Board are to serve on the Board of Adjustment and Environmental Review in the event of either 

absence or conflict of interest of any sitting member. Each alternate member while attending any regular or special meeting of the 

board and serving in the role of any sitting member shall have and may exercise all the powers and duties of a sitting member. 

3. Terms of office. The terms of office for the members of the Board of Adjustment and Environmental Review shall be 

concurrent with their terms as members of the Planning, Zoning, and Stormwater Board. Vacancies shall be filled by the Bessemer 

City Council or the Gaston County Board of Commissioners, as applicable, as they occur for the period of the unexpired term.  

4. Oath of office. All Board of Adjustment and Environmental Review members are required to take an oath of office prior to 

any action or entering their duties, as required by G.S. 160D-309.  

5. Removal. Any member of the Board of Adjustment and Environmental Review shall be removed for cause (neglect of duty, 

malfeasance, misconduct, or missing three consecutive meetings or more than 50 percent of the official meetings in a 12 month 

period) by the City Council upon written charge.  

6. Officers. The City Council shall elect one of the Board of Adjustment and Environmental Review members as chair annually. 

The Board of Adjustment and Environmental Review shall elect one of the Board of Adjustment and Environmental Review members 

(excluding the chair) as vice-chair, annually. In the absence of the chair, the vice-chair shall act as chair and shall have all the powers 

and duties of the chair. In the absence of both, the board shall elect a temporary chair to conduct the meeting.  

7. Clerk of the board. The City Clerk, or the designee of the City Manager, shall serve as the clerk of the board. The clerk shall 

keep Board of Adjustment and Environmental Review minutes, showing the vote of each member on all voting matters. In addition, 

the clerk shall maintain all records of the Board of Adjustment and Environmental Review meetings, hearings, and proceedings, as 

well as the correspondence of the Board of Adjustment and Environmental Review. All such minutes, records, and files shall be 

housed in City Hall as a public record.  

8. Staff. The administrator shall serve as the professional staff to the Planning, Zoning, and Stormwater Board. Staff shall 

arrange for all required public notices to be given, shall notify parties to items before the board and of subsequent decisions, and shall 
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perform such tasks as the chair shall assign, and shall generally supervise the clerical work of the board. Staff is also responsible for 

training the members of the boards as they are appointed.  

 

6.3.C. Responsibilities. 

The Board of Adjustment and Environmental Review is responsible for the following actions and duties:  

1. To hear and decide appeals from any order, decision, determination, or interpretation made by the administrator pursuant to 

or regarding these regulations.  

2. To hear and decide petitions for variances from the requirements of these regulations.  

3. To interpret the official zoning map and shall make determinations on disputed questions of lot lines or district boundary 

lines and similar questions that may arise in the administration of this Code.  

4. To keep minutes of all board proceedings  

5. To adopt rules of procedure for the conduct of its meetings and for any other purposes deemed necessary and consistent with 

this Code and all other applicable local and state regulations.  

6.4 CITY COUNCIL 

6.4.A. Responsibilities. 

The City Council is responsible for the legislative duties of Bessemer City, including:  

1. To conduct any and all business in accordance with their Charter and North Carolina General Statutes.  

2. To appoint members to the Planning, Zoning, and Stormwater Board, and to appoint members to the Board of Adjustment 

and Environmental Review. 

3. To keep minutes of all council proceedings.  

4. To adopt and amend a Comprehensive Plan, Stormwater Management Plan (SWMP), and other plans, as necessary.  

5. To review, hear, and decide the approval or disapproval of, including the placement of conditions upon, a special use permit.  

6. To review, hear, and approve or deny amendments to the official zoning map, as rezonings or conditional districts, and text 

amendments to this Code.  

7. To review, hear, and decide upon developer agreements.  

8. To adopt and amend a schedule of fees for a variety of processes and procedures outlined in this Code.  

9. LDC decisions: The City Council shall render final decisions regarding the following development approvals:  

a. Major site plans.  

b. Designation of historic landmarks/districts.  

c. Vested rights.  

6.5 TECHNICAL REVIEW COMMITTEE (TRC) 

6.5.A. Membership. 

1. The TRC may be comprised of the following persons. If such person is not listed by specific title, then the City Manager, or 

the head of the department listed below shall have the authority to appoint one person to serve on the TRC:  

a. Planning, Zoning, and Stormwater director.  

b. Public Works Director.  

c. City Engineer.  

d. Bessemer City Fire Chief.  

e. Bessemer City Police Chief.  

f. Others as designated by the City Manager.  

2. Such persons shall serve on the TRC at the pleasure of the manager/administrator or their respective department head.  

6.5.B. Secretary. 

A secretary shall be appointed to serve the TRC. The secretary shall keep TRC minutes showing the vote of each member on all 

voting matters. In addition, the secretary shall maintain all records of TRC meetings, hearings, and proceedings, as well as the 

correspondence of the TRC. All such minutes, records and files shall be housed in the office of the Planning, Zoning, and Stormwater 

Department as a public record.  

6.5.C. Powers and duties. 

The Technical Review Committee (TRC) shall review preliminary plats based on standards set forth in this Code and make 

recommendations to the Planning, Zoning, and Stormwater Board on plats and plans outlined in Chapter 7.  

6.6 COUNCIL AND BOARDS: POLICIES AND MEETINGS 

6.6.A. Conflict of interest for boards. 

1. Members of the Planning, Zoning, and Stormwater Board or Board of Adjustment and Environmental Review shall not vote 

on any advisory or legislative decision regarding a development regulation adopted pursuant to this chapter where the outcome of the 

matter being considered is reasonably likely to have a direct, substantial, and readily identifiable financial impact on the member. An 

appointed board member shall not vote on any zoning amendment if the landowner of the property subject to a rezoning petition or the 

applicant for a text amendment is a person with whom the member has a close familial, business, or other associational relationship.  

2. A member of any board/council when exercising quasi-judicial functions pursuant to this chapter shall not participate in or 

vote on any quasi-judicial matter in a manner that would violate the affected persons' constitutional rights to an impartial decision 

maker. Impermissible violations of due process include, but are not limited to, a member having a fixed opinion prior to hearing the 

matter that is not susceptible to change, undisclosed ex parte communications, a close familial, business, or other associational 

relationship with an affected person, or a financial interest in the outcome of the matter.  
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3. A member of the City Council shall not vote on any legislative decision regarding a development regulation adopted pursuant 

to this chapter where the outcome of the matter being considered is reasonably likely to have a direct, substantial, and readily 

identifiable financial impact on the member. A member of the City Council shall not vote on any zoning amendment if the landowner 

of the property subject to a rezoning petition or the applicant for a text amendment is a person with whom the member has a close 

familial, business, or other associational relationship.  

4. Resolution of objection. If an objection is raised to a board or council member's participation at or prior to the hearing or vote 

on a particular matter and that member does not recuse himself or herself, the remaining members of the board/council shall by 

majority vote rule on the objection.  

6.6.B. Board procedures. 

Rules of procedures, consistent with the provisions of this chapter, may be adopted by any of the boards identified in the chapter, with 

the approval of the City Council. At a minimum these procedures shall include a process for the election of officers, an attendance 

policy, and meeting procedures. A copy of any adopted rules of procedure shall be maintained by the City Clerk and posted on the 

Bessemer City website.  

6.6.C. All meetings open to the public. 

All meetings of the City Council or appointed boards under this Code shall be open to the public in accordance with the N.C.G.S. as it 

pertains to meetings of public bodies and shall be conducted in accordance with the procedures set forth in these regulations.  

6.6.D. Meeting schedule. 

1. All boards/councils authorized under this Code shall meet at regularly scheduled times and at such other times as determined 

by the chairman as provided for in the rules of procedure.  

2. Special meetings may be called at any time by the chairperson, vice-chairperson, or by request of a majority of members of 

the board or council.  

6.6.E. Quorum. 

1. With the exception of voting on quasi-judicial decisions, a quorum consisting of the majority of the appointed sitting 

members of the board or council, shall be required for attendance and to conduct official business. 

2. For the purposes of establishing a quorum of either the Planning, Zoning, and Stormwater Board, or the Board of Adjustment 

and Environmental Review, alternate members of said board are to serve in the event of either absence or conflict of interest of any 

sitting member. Each alternate member while attending any regular or special meeting of the board and serving in the role of any 

sitting member shall have and may exercise all the powers and duties of a sitting member. 

6.6.F. Minutes. 

Accurate minutes of every board/council meeting and any collected audio/visual recordings shall be maintained by each board/council 

identified in this chapter, showing the vote of each member on each question, or if absent, abstained, or failing to vote, indicating such 

fact. Each board/council identified in this chapter shall keep records of its examinations and official actions. All of these minutes and 

records shall be filed in the office of the City Clerk for the public record. At the discretion of the administrator, audio/video records of 

each meeting will be made available through the Bessemer City website or social media account(s). 

 

 

 

 

Adopted this the 8th day of December, 2025 

 

 

____________________________________           ______________________________ 

               Becky S. Smith, Mayor     Hydeia Hayes, City Clerk 
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