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Aerial view of Franklin Boulevard, looking west, towards downtown Gastonia

FRANKLIN BOULEVARD CORRIDOR MASTER PLAN

Introduction
The Franklin Boulevard corridor in Gastonia is both
a gateway and center to the history, culture, and
economic fortunes of the city. Its success as a community focal point, as well as a through-route, depends
on creating a lively mix of civic and cultural spaces,
places where people are comfortable walking, and
design elements that convey a sense of arrival. The
corridor should connect the adjacent neighborhoods
and downtown along it, rather than serve as a barrier between them.
In August 2006, the Gaston Urban Area Metropolitan Planning Organization (MPO) contracted with
Renaissance Planning Group to prepare a corridor
study and master plan for the Franklin Boulevard
corridor from Redbud Drive at the municipal line
with Lowell on the east through downtown to the municipal line at Barney Castle Road on the west side.
The study area includes properties within 1/4 mile
of Franklin Boulevard on both the north and south
side of the roadway. From an access and connectivity perspective, the consultant team examined a
broader travel demand market that included most
of the city of Gastonia and immediately surrounding areas.
The goal of the Franklin Boulevard Corridor Study
and Master Plan is to integrate the land use, transportation, and urban design elements along the corridor in a manner that fosters redevelopment and


improved personal mobility. What is now a disconnected hodgepodge of aging hotels, stately
churches, fenced-off industrial uses, vacant storefronts, institutional land uses, as well as new suburban retail and residential development can be
transformed into a cohesive, interconnected corridor that includes a mix of residential, commercial
and open space that enhances the surrounding
areas. This Master Plan serves as a guide for the
community to complete that transformation in a
manner that unifies the corridor while celebrating
the unique character and history within each segment along it.

A Community-Driven Plan
The Franklin Boulevard Corridor Master Plan is
driven by the concerns, ideas and vision expressed
by the public and key stakeholders at multiple
meetings, personal interviews, design workshops
and other forums held over the last year. The three
public community design workshops drew between
60 and 80 participants collectively, representing
the diverse interests and perspectives along this
nine mile corridor. Figure 1 illustrates the process
flow of how public input guided the identification
of key issues, analysis and recommendations.
The workshops functioned as key milestones to
verify that the plan was on the right track with the
community and to refine the master plan to best

match local preferences. Community members
studied aerial maps of the corridor, drew their
own concepts, identified and selected their
priorities. At the 2nd and 3rd design workshops,
participants analyzed a range of design and
transportation options, and conveyed which
elements they supported and did not support.
This master plan is, in great measure, a reflection
of those issues, ideas and preferences.

Design Workshop
#1
Sept. 28, 2006

Assess issues &
opportunities

Design Workshop
#2
Dec. 14, 2006

Develop
& evaluate
scenarios

Design Workshop
#3
Feb. 28, 2007

Develop master
plan + design
guidelines

Figure 1
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Community Context
An examination of vacant and redevelopable
lands within a 1/4 mile on either side of Franklin
Boulevard in the study corridor revealed a future
growth potential of 2,250 additional dwelling
units and 5,000 new jobs by 2030, assuming
no change in land use, based on data from the
Gaston MPO transportation model. That’s in
addition to the 12,600 dwelling units and 23,600
jobs from existing and approved development in
the corridor. This represents a growth increase of
approximately 18 percent, largely following a
typical suburban form of growth. Under this trend,
the highest growth is expected on the eastern and
western ends of the corridor, forming a “barbell”
shape to the growth along the corridor (Figure 2).
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The challenge and opportunity for the downtown
and in-town neighborhoods of Gastonia is to
redirect some of this growth to the urban core
and established corridors in the form of quality
redevelopment that fits the character of each
community along the Franklin Boulevard corridor.
From discussions with people living and working in
the area, it is imperative that redevelopment occurs
in a way that improves safety, enhances access
and mobility along the corridor, and provides for

This growth in the corridor, when combined with
regional growth elsewhere in Gaston County
and surrounding areas, could mean numerous
additional daily vehicle trips on the Franklin
Boulevard corridor by 2030. These growth
projections, as well as the incident management
overflow requirements of I-85, were taken
into careful consideration in developing the
recommendations for the Franklin Boulevard
Corridor Master Plan.
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The Charlotte metro area is expected to add
nearly 400,000 people over the next 20 years.
With downtown Gastonia a relatively short 2030 minute commute to the Charlotte CBD and
airport, Franklin Boulevard offers an authentic
and historic urban environment that, if positioned
well, could attract a sizable percentage of that
regional growth to capitalize on revitalization
efforts.

an economically vital future that respects the past
and each neighborhood’s unique identity.

Myrtle Sc hool Rd
.

Gastonia, like the rest of Gaston County on the
western edge of the Charlotte metropolitan
region along I-85, is poised for rapid growth.
Much of the growth that previously occurred in
the suburban ring areas of western Mecklenburg
County, beyond the Charlotte Douglas International
Airport, is now leaping across the Catawba River
into the previously undeveloped areas of Gaston
County, where land costs have historically been
cheaper.
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CHOICES

Proposed Greenways
Proposed Greenway Extensions
Primary Greenway Trail
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Mobility Choices
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Place-making is the art of putting together land use,
design and street elements to create physical change
that allows people to perceive their environment
anew as a destination and civic gathering place.
The Franklin Boulevard Corridor Master Plan builds
on the unique and distinguishing assets all along
Franklin Boulevard in Gastonia – unique views,
a vibrant mix of historic buildings and adjacent
neighborhoods, abundant places of worship, and
iconic local establishments – to create a stronger
linkage between physical conditions, community
values and a vision for the future.

is by creating walkable districts and opportunities
to draw people from the community to specific
places along the corridor. To accomplish the
overall vision and goals, other means of mobility
must be considered and planned. The City
and MPO have a good framework in place for
mobility that considers a mix of greenways and
transit options in the future. In order to realistically
meet the demands required for the expenditure
of money on infrastructure that both modes need,
the Franklin Boulevard corridor must redevelop in
a manner that can support these initiatives.

A challenge for the community is those outstanding,
unique assets are not clearly visible or inviting from
the roadway. There are glimpses and teases of what
could be one of the Piedmont’s most vibrant real
urban corridors offering a mix of places to live, work
and play, but they are juxtaposed with decaying
buildings, industrial land uses, abandoned lots and
acres of empty asphalt (parking lots). It’s the job of
this master plan to link these places together and
create a unifying theme that reinforces the sense of
history and promise for the future of the corridor as
an attractive, attainable and rewarding place for
people and businesses.

This Master Plan envisions building upon the
existing Greenways Plan by connecting the various
links into a parallel corridor to Franklin Boulevard.
This cohesive link will provide an alternative mode
of mobility along the corridor and connect the
adjacent neighborhoods to destinations along the
corridor where it intersects with the greenways.

Given the length of the Franklin Boulevard corridor,
and its dual role of providing regional mobility
and a local destination for commerce, worship and
entertainment, the best way to draw these linkages

In addition, the City is interested in an eventual
dedicated transit service connecting Gastonia to
the airport and downtown Charlotte. Different
modes of transit require different densities
for ideal operating capacities (see Figure 3).
Downtown Gastonia’s distance from the Charlotte
CBD or international airport is ideal for commuter
rail. Existing infrastructure is largely in place
for such service if operating agreements and
costs can be worked out at the regional level.

If the corridor can develop multiple nodes of
relatively high density and intensity of land
uses, a long term goal of developing light
rail in the Franklin Boulevard corridor is not
unreasonable.
In the near term, a downtown-oriented trolley
along with continued enhancements to the
existing regional express bus route connecting
Gastonia and Charlotte can expand travel
choices and complement redevelopment efforts.
This Master Plan begins to lay out a land use
and design framework for redeveloping key
points along Franklin Boulevard into future
transit oriented developments.
COMMUTER RAIL
Gastonia

Charlotte
15 miles

LIGHT RAIL
Gastonia

1-2 miles

BUS RAPID TRANSIT
Gastonia

.5-1 mile

Charlotte

Charlotte

Figure 3
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GREASY CORNER/LORAY MILL VILLAGE

DOWNTOWN

COX ROAD/GASTON MALL

Master Plan Vision
This vision for the Franklin Boulevard corridor is to
create places of distinction at key points along the
corridor that enhance its character, strengthen the
City’s economic vitality and expand opportunities to
attract residents, visitors and workers by increasing
accessibility. These community focal points build upon
existing issues and opportunities to create mixed use
places that encourage walking, cycling, and use of
transit; it can also serve as a source of civic pride
and economic vitality within the community.
The Franklin Boulevard Corridor Master Plan is
focused on the following community design goals:
1. Enhance connectivity while preserving capacity.
2. Capitalize on existing character and unique
assets for redevelopment.
3. Create pedestrian oriented destinations and
districts.
4. Increase multi-modal opportunities.
This is a long-range 40-50 year vision for
redevelopment of Franklin Boulevard. Franklin
Boulevard did not deteriorate overnight. For a
variety of economic and social reasons, it took
over 40 years for the corridor to decline. With that
knowledge comes the reality that positive change,
which reflects the community’s vision, will also
not happen overnight. However, there are many
relatively low cost, near-term improvements that the
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City and its partners can undertake that will serve
as catalysts to the revitalization of this important
gateway that links the City’s past, present and
future.
The Corridor Plan defines specific “pulses” or
nodes of development that can serve as gateways,
activity centers, and hubs for existing and planned
transit services. To ensure that the remake of the
Franklin Boulevard corridor is manageable, the
City should target its capital improvement program
toward addressing the recommendations of one
key node at a time. This would have the advantage
of demonstrating measurable progress toward
the corridor’s transformation in keeping with the
master plan vision. In parallel, the City can define
the specific overlay district boundaries, criteria
and other regulatory strategies for other areas
along Franklin Boulevard.
The following pages present the Master Plan
summary for the four primary pulses, or focal
points, of redevelopment along the corridor,
highlighting the differing character of existing and
proposed key points. These include a suburban
commercial center (Eastern Gateway), the historic
Downtown, the close-nit community surrounding the
mill villages (Greasy Corner/Loray Mill Village)
and the rural to suburban transition along the
western approach into Gastonia (Dixie Village/
Myrtle School Gateway).

With market forces guiding new development
on the eastern segment of the corridor and
existing economic and civic destinations driving
the revitalization of downtown, public efforts
to improve the corridor should begin on the
western segment. With relatively little private
investment and continuing concerns about
crime, blight and urban decline, the western
portion of the corridor from Shannon-Bradley
Road to Myrtle School Road needs immediate
attention. The catalyst for its transformation
could be the redevelopment of the Firestone
Mill/Loray Village site. The City can therefore
capitalize on historic preservation funding
assistance, private market interest, proximity to
downtown and excellent regional accessibility
to use this location as a catalyst for corridorwide change.

Greasy Corner enhancement
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Mixed Use Infill Redevelopment with Transportation + Greenway Networks
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key projects

Investment

Timeline

Regulations

1

Create a parallel street network north of Franklin Boulevard to connect various parcels and ease traffic on Franklin.

Phase II (6-10 years)

transportation
plan

2

Create a park or open space on the parcel south of Franklin Boulevard between the street and the stream/wetland.

Phase I (1-5 years)

facilities plan

3

Develop multi-use greenway trails along riparian corridors. One example is the branch running north from Franklin Boulevard underneath
I-85. This branch would provide connections between undeveloped
property north of I-85 to Franklin Commons and Lineberger Road.

Long Term (10+ years)

greenway
plan

4

Develop a multi-use trail spur from the riparian corridor to the Franklin
Blvd. gateway intersection at the town boundary with Lowell.

Phase II (6-10 years)

greenway
plan

5

Create civic open space within re-developed commercial properties
such as Franklin Commons and the Gaston Mall.

Long Term (10+ years)

zoning
change

6

Provide pedestrian connections from residential neighborhoods south
of Franklin Blvd., across new park, to intersections with existing intersections into Franklin Commons.

Phase I (1-5 years)

transportation
plan

7

Improve intersections along Franklin Boulevard at: Cox Rd., Franklin
Commons, Lineberger Rd., and Church St.

Phase I (1-5 years)

intersection
imp.

8

Create gateway into Gastonia from Lowell with pedestrian bridge and
signage spanning Franklin Boulevard at the municipal limit.

Phase I (1-5 years)

streetscape
plan

Public

Private

Partnership
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7

key projects

Investment

Timeline

Regulations

1

Mixed Use (Commercial Retail + Office) Developments (~ 40,000 to 50,000 sq.ft.)

Phase II (6-10 years)

zoning change

2

Intersection Improvements to enhance pedestrian connectivity across Franklin
Blvd. at Oakland St., Marietta St., South St., York St., and Chester St.

Phase II (6-10 years)

intersection imp.

3

Multi Use Trails on Main Ave. through the Downtown Area.

Phase II (6-10 years)

transportation
plan

4

Mixed Use (Residential + Retail) Development
- SE corner of Franklin Blvd. and Clay St. (~150,000 to 200,000 sq.ft.)
(includes rehabilitation of Armory building)
- SE corner of Main Ave. and Clay St. (approx. 50,000 sq.ft.)
- NE corner of Second Ave. and York St. (approx. 45,000 sq.ft.)

n i n g
Long term (10+ years) z ochange

5

Community Art Center on Franklin Blvd. between Clay St. and Tremont St. (~ 60,000 sq.ft.)

Long term (10+ years)

NA

6

Art Galleries and other art related amenities on NE corner of Second
Ave. and Tremont St. (approx. 40,000 sq.ft.)

Long term (10+ years)

NA

7

Gateway Signage into Downtown from East (Broad St.) and West
(Trenton St.) on Franklin Blvd.

Phase I (1-5 years)

streetscape
plan

8

Civic open spaces along Franklin Blvd.
- Between Oakland St. and Marietta St. (~ 180,000 sq.ft.)
- Between York St. and Chester St.

Phase II (6-10 years)

facilities plan

9

Downtown Trolley Service to Loray Mill.

Phase I (1-5 years)

transportation
plan

10

Pedestrian improvements on Franklin Blvd. in Downtown.

Phase I (1-5 years)

streetscape plan

11

South Street Park along railroad track on S. South St.

Phase I (1-5 years)

facilities plan

12

Additional parking along railroad tracks between Trenton St. and Chester St.

Phase I (1-5 years)

parking regs.

13

Expand Downtown National Register Historic District.

Phase II (6-10 years)

historic
preservation

Public

Private

Partnership
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GREASY CORNER/ LORAY MILL VILLAGE

Mixed Use Redevelopment with Open Space + Greenway Network
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key projects

Investment

Timeline

Regulations

Phase I (1-5 years)

greenway
plan

1

Develop mixed use trail along W. Main Ave. from downtown connecting to Dixie Village via Webb St. School.

2

Develop multi-use trail spur from main trail along RR between Milton
and Vance to the proposed greenway trail running along the stream
adjacent to Garrison Blvd.

Phase II (6-10 years)

greenway
plan

3

Develop local street network adjacent to Loray Mill property, with same
block dimensions as surrounding mill village.

Phase I (1-5 years)

transportation
plan

4

Create civic open space between Franklin Blvd. and 2nd Ave., adjacent to Firestone St. (approximately 45,000 square feet).

Phase II (6-10 years)

facilities plan

5

Re-establish “Greasy Corner” at intersection of Vance and Franklin
Blvd. by narrowing Franklin Boulevard from 6 to 4 lanes. Widened
sidewalks and facade grants would help to offset the removal of building fronts during a prior expansion of Franklin Blvd.

Phase I (1-5 years)

streetscape
plan

6

Encourage infill mixed-use residential redevelopment of block bounded by Franklin Blvd., Firestone Street, 2nd Ave., and Dalton St.

Long term (10+ years)

zoning
change

7

Mixed-use Commercial/residential redevelopment on underutilized
parcels along Franklin Blvd.

Phase II (6-10 years)

zoning
change

New signalization at Vance and Franklin to allow for greenway crossing.

Phase II (6-10 years)

intersection
imp.

8
9

Infill new single family housing along Milton St. and Ransom St. on vacant
parcels.

Long term (10+ years)

zoning
change

10

Develop trailhead/pocket park with parking adjacent to multi-use trail
on north side of Franklin Blvd. between Vance St. and Linwood Rd.

Phase I (1-5 years)

facilities plan

Public

Private

Partnership
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DIXIE VILLAGE/ MYRTLE SCHOOL ROAD GATEWAY
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key projects

Investment

Timeline

Regulations

Phase II (6-10 years)

greenway plan

1

Multi-use trail on south and north sides of Franklin Blvd.

2

Intersection improvements at Franklin Blvd. and Myrtle School Rd.
and at the entrance to redeveloped Dixie Village.

Phase I (1-5 years)

intersection imp.

3

Residential development (~ 32 acres with 8 to 12 dwelling units/acre)
with neighborhood retail (approx. 30,000 sq.ft.) and open space
(~45,000 sq. ft.) north of Franklin Blvd. and west of Wal-Mart.

Long term (10+ years)

zoning change

4

Renovation of Dixie Village Shopping Center as a lifestyle center (~
300,000 sq. ft.) with additional structured parking facility (approx.
72,000 sq.ft.)

Phase II (6-10 years)

redevelopment

5

Mixed Use residential development (~ 40 acres with 4 to 8 dwelling units/acre) with neighborhood/community retail (~ 100,000 sq.ft.),
open space (~ 52,500 sq.ft.) and structured parking (~ 130,000 sq.ft.)
within the Dixie Village Shopping center site.

Long term (10+ years)

zoning change

6

Connect Bolding St. and Hartman St. through Walmart site.

Phase I (1-5 years)

transportation
plan

7

Structured parking facility for Wal-Mart (approx. 240,000 sq.ft.) with
convenience retail at ground level (approx. 15,000 sq.ft.)

Long term (10+ years)

parking regs.

8

Residential development (approx. 10 acres with 15 to 18 dwelling
units/acre) along the connection of Bolding St. and Hartman St.

Long term (10+ years)

zoning change

9

Create landmark/public art marking entrance to Gastonia from the
west.

Phase I (1-5 years)

streetscape plan

Public

Private

Partnership
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