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Overview
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.
A challenge for the community is that those
outstanding and unique assets are not clearly visible
or inviting from the roadway. There are glimpses
and teases of what could be one of the Charlotte
regions’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.
Given the length of the Franklin Boulevard corridor,
the best way to draw these linkages 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
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of greenways and transit options in the future. In
order to realistically meet the demands required
for the expenditure that both modes need, the
Franklin Boulevard corridor must redevelop in a
manner that can support these initiatives.
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 the
street where it intersects with the greenways.
In addition, plans call for 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 page 55). 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.
In order to arrive at a preferred scenario, a build
out analysis looking at land use was developed
to compare the existing conditions with two future
scenarios - a trend and an alternative.
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BUILD-OUT ANALYSIS
Existing Land Use (2000)

Western Segment

Eastern Segment

Central Segment

Dwelling Units = 12,600

Employment = 23,600

The Build-out Analysis involves determining the potential amount and distribution of population and employment growth over a certain time frame. Utilizing
data from the Gaston Urban Area Metropolitan Planning Organization transportation model, and an inventory of the existing land uses within 1/4 mile
of the corridor, the build-out analysis was conducted to determine how much additional development can occur along the corridor given current zoning
and development regulations. This inventory included quantifying the existing built-out land uses as well as all of the vacant land along the corridor. Socio-economic data from the year 2000 was then allocated to the existing land to produce the above map. This provides a baseline for comparing future
growth scenarios.
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Future Land Use (2030)

Western Segment

Eastern Segment

Central Segment

Dwelling Units = 14,850

Employment = 28,600

A Build-out Analysis then was applied to a future horizon year of 2030 - utilizing the socio-economic projects from the transportation model for that year.
The current future land use and zoning designations were assigned to the vacant land along the corridor to establish a projected build-out of population
and employment in the corridor, assuming no change to existing regulations. In addition, the alternative development scenarios provided varying densities
and intensities of new development estimating other build-out options. The results indicate a future potential increase of 2,850 new dwelling units and
5,000 new jobs by the year 2030 based on the current trend. Using the build-out population and employment numbers from the trend scenario as control
totals, the alternative redevelopment scenario distributed the new growth in a different form.
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BUILD-OUT ANALYSIS

Existing

Build-out (Trend)

Alternative Scenario

Dwelling Units

Employment

Dwelling Units

Employment

Dwelling Units

Employment

City of Gastonia

27,400

35,700

34,900

44,000

35,550

50,000

Franklin Boulevard (Study Area)

12,600

23,600

14,850

28,600

16,600

35,700

46%

66%

42%

64%

47%

71%

% of City

Jobs/Housing Balance

1.83 jobs per household

FRANKLIN BOULEVARD CORRIDOR MASTER PLAN

1.92 jobs per household

2.15 jobs per household

BUILD-OUT ANALYSIS
The build-out analysis illustrates several important
lessons for Gastonia. Current trends indicate that
future growth along the corridor will increase the
number of new dwelling units and jobs by 18 percent
and 21 percent respectively over 30 years. However,
the share of new dwelling units and employment would
decrease in the corridor in relation to the rest of the
city. Given the ease of developing greenfields over
brown- or greyfields, this is not a surprising trend.
On the other hand, the alternative scenario envisioned
in this corridor master plan would set up a regulatory
framework for directing significant amounts of the
projected growth into the existing infrastructure of
the corridor. Under the alternative scenario, both
dwelling unit and employment would increase in
greater number in real terms versus the trend. In
addition, the percentage of the city’s total amount of
dwelling units and jobs would increase substantially
along the corridor. This is an important point, because
for premium transit to work, it needs the corresponding
densities, particularly on the residential side.
As indicated by the number of jobs per household,
the increased density along the corridor, especially
if it occurs at key points, will create a transit-ready
community in Gastonia along Franklin Boulevard.
More residential development reaching 30-40 units
per acre, at a minimum, within a 1/2 mile distance of
a future transit station is needed to ensure a successful
transit investment.
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TREND GROWTH SCENARIO
Business as Usual
Corridor remains primary reliever for I-85

Exploits highway access and current zoning
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Development continues dispropotionately on eastern
end and sprawls into western rural areas, creating a
dumbell effect, with limited or no growth and redevelopment in the historic center of the city.

ALTERNATIVE GROWTH SCENARIO
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Urban Green Boulevard
Corridor becomes route for future multi-modal transprotation (i.e. premium transit)

Urban Centers framed by Green Network
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Build upon existing assests (mills, history, urban
fabric, greenways plan) unique to Gastonia to
shape redevelopment.
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Growth directed to key intersections/segments,
as defined by greenways, as well as along parallel corridors to Franklin Boulevard (i.e. Main
Avenue).

Pulses of Redevelopment 1/2 mile
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