
Reboot 
Reidsville 

City Council Work Session
2.17.25 CodeWright



Overview

2

A. Project Background
   Goals, Status, 10.22.24 Work Session results

B. SB382 – The Downzoning Bill
    Background, Ramifications

C. Strategy for SB382
            4 Options with Pros & Cons

D. Next Steps
   Where we go from here and when

Reboot Reidsville  І  City Council Work Session 2.17.25 



Objective
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Select a strategy for 
addressing SB382 and 
determine how UDO 
project will proceed



Project 
Goals
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These goals first presented 14 months ago - Slide #16 of 
Code Diagnosis overview presentation to Planning 
Board/Project Steering Committee 11.15.23

1. Make the UDO user-friendly

2. Focus on increasing prosperity

3. Implement adopted policy 
guidance

4. Broaden housing options

5. Make it easier to develop in 
Downtown

6. Ensure consistency with laws 
and court precedent

Reboot Reidsville  І  City Council Work Session 10.22.24 



Original 
Project 

Schedule
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Schedule identified in contract executed 6.14.23

Reboot Reidsville  І  City Council Work Session 2.17.25 



1. Administration

2. Applications

3. Configuration

4. Districts

5. Land Uses 

6. Measurement

7. Nonconformities

8. Violations

9. Word Usage

10. Appendices

Project 
Status 

Update
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UDO Chapter Drafted & Presented to 
Planning Board/Steering Committee

UDO Chapter Drafted but in need of 
revision pending Council direction



10.22.24 Council 

Work Session 

Questions

1. Have Design Standards?

2. Require Density in Mixed-Use 
Districts?

3. Regulate Nonconforming Site 
Features?

4. Add Open Space Requirements?

5. Add Greenway Requirements?

6. Limit Junked Vehicles?

7. Make TRC Changes?

8. Fee Schedule Increases?

9. Reduce Planning Board Terms?

10. City-wide Rezoning?
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Most, but not all, of these changes 
are unaffected by SB382…
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SB382 Passed by 
General Assembly 
12/11/24

Changes NCGS§ 
160D-601(d)
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Removes authority of local governments to 
down-zone land without prior owner consent
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“Down-zoning” means:

1. Reduce density

2. Reduce the range 
of permitted uses

3. Create 
nonconformities
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After June 14, 2024, 
no local government 
may:
1. Reduce density

2. Reduce the range 
of permitted uses

3. Create 
nonconformities

Without the 
prior consent 
of affected 
landowners



Ramifications
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City-Initiated 
UDO Text 

Amendments

City-Initiated 
Zoning Map 

Amendments
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Amendment Affects 
Development 

Potential of Land?

No prior landowner consent required

Prior landowner consent must be obtained*

INCREASE

DECREASE

Ramifications

NO CHANGE

No prior 
landowner 
consent 
required

(* Some decreases do not require consent)



Ramifications

28
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City-Initiated 
Zoning Map 

Amendments

1. UP-ZONING
e.g.,   R-12 to R-6   or   B-N to B-H

Increasing development potential
(higher density or wider range of uses)

No consent required

2. DOWN-ZONING
e.g.,   R-6 to R-12   or   B-H to B-N

Decreasing development potential
(lower density, larger setbacks, or reduce range of uses)

Prior consent required from  ALL affected owners

3. OTHER ZONING
e.g.,   O&I to I-2

Despite increasing development 
intensity, still a downzoning 

because densities are reduced
Prior consent required from 

ALL affected owners

NOTE:  This applies only to 
City-initiated map 
amendments - Landowner 
initiated map amendments 
do not require consent



Ramifications
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City-Initiated 
UDO Text 

Amendments
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1. Changes to 
Review 

Procedure for 
Uses

2. Changes to 
Where Uses 
Are Allowed

4. Changes to 
Dimensional 

Standards

5. Changes to 
Development 

Standards

3. Split or 
Consolidate 

Existing 
Zoning 

Districts



Ramifications
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1. Changes to 
Review 

Procedure for 
Uses

UP-ZONING
Increasing development 

potential
(Creating higher density or 

wider range of uses)
No consent required



Ramifications
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1. Changes to 
Review 

Procedure for 
Uses

DOWN-ZONING
Decreasing development 

potential
(lower density, larger setbacks, 

or reduce range of uses)
Prior consent required from  ALL 

owners in the district



Ramifications
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2. Changes to 
Where Uses Are 

Allowed

DOWN-ZONING
Decreasing development 

potential
(lower density, larger setbacks, 

or reduce range of uses)
Prior consent required from  ALL 

owners in the district



Ramifications
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3. Split or 
Consolidate Existing 

Zoning Districts

Increasing development potential
(higher density or wider range of uses)

No consent required

Decreasing development potential
(lower density, larger setbacks, or 

reduce range of uses)
Consent from ALL affected owners 

required



Ramifications

34

Reboot Reidsville  І  City Council Work Session 2.17.25 

4. Changes to 
Dimensional Standards

INCREASING development potential
(reducing setbacks, reducing lot widths, 
increasing lot coverage, increasing max. 

height)
No consent required

DECREASING development potential
(increasing setbacks, increasing lot widths, 

decreasing lot coverage, lowering max. 
height in ways that lower density or create 

nonconformities on non-residential lots)
Consent from ALL affected owners required



Ramifications
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5. Changes to 
Development 

Standards

City-Initiated 
UDO Text 

Amendments

Vacant
Land

Land
Zoned

Residential

Existing
Development

Non-res.
Land

No consent 
required

No consent 
required

Consent Required 
from ALL owners

Development 
Standards:
Access
Design Standards
Exterior Lighting
Infrastructure
Landscaping
Open Space
Parking
Signage

INCREASE or 
DO NOT AFFECT 

Development Potential

DECREASE 
Development Potential

No consent 
required



Examples of 
Text 

Amendments 
that may 
Decrease 

Development 
Potential 

(and may require prior 
consent to enact)
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• Decreasing development potential 
through changes to dimensional 
standards (density, setbacks, height, etc.)

• Appling new design standards

• Increasing landscaping requirements

• Adding new screening standards

• Increasing parking requirements

• Adding requirements for sidewalks

• Adding standards for street connectivity

• Adding new requirements for open space 
or greenways

• Reducing the allowable height, size, or 
number of signs
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City-Initiated Text 
Amendments that 

do not Require 
Consent

City-Initiated Text 
Amendments that 

may Require 
Consent

37
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• OK to create new districts with new standards
• OK to allow more uses in an existing district
• OK to increase density
• OK to reduce discretionary review for a use type
• OK to reduce dimensional standards
• OK to increase dimensional standards provided it doesn’t 

         lower density or create nonconformity
• OK to reduce development standards
• OK to increase dev. standards on vacant lots
• OK to increase development standards on developed lots in 

         residential districts

• CONSENT to lower density
• CONSENT to reduce range of uses
• CONSENT to change by-right to discretionary review
• CONSENT to change dimensional standards if it lowers 

                        density or creates nonconformity
• CONSENT to increase development standards on 

                        developed lots in nonresidential districts
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1 2 3 4

Use Current 
Standards 
(no new)

New 
Standards for 

new Uses Only

New 
Standards + 
Legacy Lots

Wait and 
See



1. Use Current 
Standards 

(no new standards)
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DESCRIPTION:

• Carry forward only the current zoning and 
development standards with no substantive changes in 
the new UDO

• Continue to apply higher standards via conditional 
zoning and special use permit conditions

PROS CONS

- Easy
- No concern about 

downzoning or creation 
of nonconformities 
associated with SB382

- Will require revisions to 
the draft use table and use 
standards

- Leaves many project goals 
unaddressed (downtown, 
open space, greenways, 
etc.)
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Alternative 1A: Same as Option 1, but apply 
new development standards to development 
on lots zoned residential



2. Prepare New 
Standards 

(but only apply to 
new development)
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DESCRIPTION:

• Carry forward the draft UDO as written, but only apply new 
standards to new development on vacant land and in new 
districts

• Maintain current standards for existing development 

PROS CONS

- No concern about 
downzoning or 
creation of 
nonconformities 
associated with SB382

- Still have some new 
standards like 
multifamily design, 
open space, etc.

- Will not be able to apply design 
standards to existing  downtown 
buildings

- 2 sets of standards, one for 
existing, one for new

- City will have to track which 
developments are subject to which 
set of standards

- Every major future text 
amendment creates another set of 
rules to track

Reboot Reidsville  І  City Council Work Session 2.17.25 

Alternative 2A: Same as Option 2, but also apply new 
development standards to development on lots zoned residential



3. Prepare 
New 

Standards 
+ Legacy Lots
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DESCRIPTION:

• Carry forward the draft UDO language with all development standards, 
design standards, proposed district changes, etc.

• Abolish pre-existing nonconforming status
• Upon adoption, all lots in the planning jurisdiction are classified as legacy 

lots until determined to be conforming or nonconforming (determination 
can be requested separately, or as part of a development application)

• Legacy lots with existing development may continue, maintain, and be 
transferred…but can not be changed in significant ways until determined 
to be conforming or nonconforming

• Legacy lots that are vacant can be developed either based on the rules in 
place prior to UDO adoption or the new UDO (owner’s choice) 

• City will determine if a vacant legacy lot that is developing will remain a 
legacy lot, or if it becomes conforming or nonconforming

• A legacy lot may only become conforming if it complies with all the rules 
in place at the time the determination is requested

• A legacy lot may become nonconforming even if it doesn’t meet all the 
UDO standards, but the owner must consent to being nonconforming

• Nonconforming rules in new UDO allow modification of uses, structures, 
and site elements with generous compliance triggers

Reboot Reidsville  І  City Council Work Session 2.17.25 



3. Prepare 
New 

Standards 
+ Legacy Lots

43

Reboot Reidsville  І  City Council Work Session 2.17.25 

PROS CONS

- UDO standards and 
strategies (like downtown 
design standards, open 
space, greenways, and 
similar provisions) remain 
intact

- This system allows the City 
to operate its new UDO and 
creates a framework for 
addressing future text 
amendments

- Allows existing landowners 
to keep what they have as 
long as they wish and does 
not impose new standards 
unless consented to

- Creates an ability to 
incentivize existing 
development to come into 
compliance

- Abolishes existing 
nonconforming status

- Requires the City to process 
legacy lot determinations 
(but tracking is not needed 
since legacy review takes 
place as part of any 
application consideration)

- Must maintain prior rules 
for vacant legacy lot owners 
to follow

- Owners who do not consent 
will be limited in making 
changes to their properties

- We will have to develop 
rules around consent



4. Wait and See 
What Happens
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DESCRIPTION:

• HB24 filed on 1/29/25 and seeks to repeal the changes to 
160D-601 in SB382

• Delay work on the UDO until mid-2025 to see if bill passes

PROS CONS

- City may be able to retain 
the UDO strategy and 
structure as drafted

- Allows further discussion of 
draft material*

- Adds more time to the 
process

- City not able to benefit 
from the other positive 
changes in the draft UDO 
until later

- HB24 may not pass anyway 
and the time will be wasted

- * significant continued 
discussion/revision will 
require a budget 
amendment 
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https://www.ncleg.gov/BillLookUp/2025/HB24

https://www.ncleg.gov/BillLookUp/2025/HB24


Next Steps
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• Decide if/how to address SB382

• Steering Committee review of UDO draft 
Chapters 3 & 5  (even if project is paused) 
so project Task 4, Draft UDO,  can be closed 
out

Or

• Revise current agreement as appropriate
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