
MINUTES OF PLANNING BOARD MEETING

OFTHE

TOWN OF STALLINGS, NORTH CAROLINA

The Planning Board ofthe Town ofStallings met for their rescheduled regular meeting on
December 13, 2021, at 6:00 p.m. The meeting was held at the Stallings Government Center, 321 Stallings
Road,Stallings,NC 28106.

Planning Board members present: Vice Chairman Rocky Crenshaw, Misti Craver, Robert Koehler,
Robert Ragon, Jacqueline Wilson, and Laurie Wojtowicz.

Planning Board members absent: David Bames

Staff members present: Tovvn Manager Alex Sewell, Finance Director Marsha Gross, Planning
Director Max Hsiang, Planning Technician Matthew West, Deputy Town Clerk Mary McCall and Mac
McCarley, Planning & Zoning Attorney.

Council Member Liaison David Scholl was also present.

Vice Chainnan Crenshavv recognized a quorum present.

Invocation and Call to Order

Vice Chainnan Crenshaw conducted the Pledge ofAllegiance then called the meeting to order at 6:00 pm.

1. ADoroval ofAsenda

Board Member Koehler made the motion to approve Agenda. The motion was approved
unanimously after a second from Board Member Wilson.

2. Approval ofMinutes-November 16. 2021, Meeting

Board Member Craver made the motion to approve November 1 6, 2021, Minutes. The motion n'as
approved unanimously after a second from Board Member Wilson.

Ms. Jenny Lindsey of 5639 Ansley Court in Stallings made a public statement regarding her
concerns of overdevelopment in the Town ofStalIings and surrounding areas.

Ms. Lindsey stated she had been attending the town council meetings for about three years. She
cited Clemson, SC and the Gullah Geechee land in Hilton Head, SC as examples of overdevelopment and
its effect on land preservation. She questioned developer's ethics in relation to the overdevelopment. Ms.
Lindsey associated the mass rezoning from the adoption ofthe Land Use Plan n'ith the opportunities she
conveyed as unsavoiy by developers. She asked that the Board consider four main points when making
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their recommendations; Livability; consistency; reasonableness; public interest. She voiced concern over
items approved with inconsistencies and believed that communities had not been given proper notice of
community meetings. Ms. Lindsey noted that there is more to consider than what is in the agenda package
and to look further at the surrounding areas when deliberating on approvals. She conveyed her alann at
the effects ofStinson Farms on the infrastructure, schools, and the environment. She stated that the
Stinson Farms overdevelopment also affected the most vulnerable populations like children, the elderly,
and those that could not afford to move avvay from high density housing, noise, and fumes from Interstate
485. Ms. Lindsey asked that the Board not approve the recommended conditional rezoning for Stinson
Farms or change the conditions to omit the gas-station and multi-family homes, because it was
inconsistent with a mixed-use activity center or suburban office park. She also stressed that it is not
reasonable land uses and not in the public's interest.

Upon suggestion from Attorney Mac McCarley, Board Member Craver made a motion to include
Ms. Lindsey's comments in the public record. The motion was approved unanimously after a second from
Board Member Koehler.

Vice Chairman Crenshaw opened the Public Hearing at 6:06 pm.

3. CZ21.02.01 - 15001 Idlewild Road

The request was for the site be rezoned to the CZ-MU-2 zoning district to allow (1) up to 24 multi-
family dwelling units (2) any non-residential uses pennitted by right or with additional standards in the
MU-2 zoning district, and (3) either a convenience store witll gasoline pumps or a restaurant with drive-
thru windows, both ofwhich are conditional zoning uses allowed in the MU-2 zoning district, on the site
and any accessory uses relating to such uses and for 5 year vested rights.

AttoiTiey McCarley advised the Board that the conditional zoning was a part ofthe settlement
between the Town and the Developer, but that the planning board would be voting only on the CZ and not
the settlement. Attomey McCarley gave a historical account ofadministrative and legalevents that

precluded the CZ that was being presented at this meeting. He also explained the litigation and mediation
that had taken place behveen the Town and the Developer regardmg CZ21.02.01. Attomey McCarley
made the recommendation to approve CZ21.02.01 forthe purposes ofsettlingthe lawsuit and answered

questlons from the Board.

PlanningDirectorHsiangpresentedtheTown'srecommendation forapprovalofthe CZ21.02.01.
The presentation is attached to these minutes and therefore incorporated herein. Planning Director Hsiang
advised that site plan meets ordinance standards, however, since a portion ofthe plan was inconsistent
with the Town's Land Use Plan, it would be considered inconsistent.

Discussion between Town staffand the Board took place regardlng the Town's ordinance as it

pertains to the development.

Attomey for the applicant, John Carmichael, addressed the Board to appeal for approval of
CZ21.02.01. Attorney Carmichael gave background on the conditional zoning request from the onset of
the project. He described various efforts the applicant was making to meet all the compliance standards in
the development.

Board Member Koehler made a motion to approve the application for CZ21.02.01 . Board
Member Wilson seconded the motion. The motion was denied 3-2 by the following roll call vote:
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• Board Member Koehler - Yay
• Board Member Wilson - Yay
• Board Member Wojtowicz - Nay
• Board Member Craver - Nay
• Board Member Ragon - Nay

4. CZ 21.02.01- Statement ofConsistencv and Reasonableness

Board Member Koehler made a motion to find CZ21.02.01 as iiiconsistent and unreasonable. The
motion passed after a second from Board Member Craver with Board Member Koehler dissenting.

5. TX21.11.04-Table8.1 uodates

Planning Director Hsiang presented TX2 1.11.04 Table Use updates. The presentation is attached to
these minutes and therefore incorporated herein. Board discussion recommended future consideration be
made to also categorize the table. Planning Director Hsiang suggested they approve this update as is and
he will submit a categorized version, since he will be reviewing and presenting the other zones, at a future
meeting.

Board M^ember Craver made a motion to approve TX21.11 .04. The motion was approved
unanimously after a second from Board Member Koehler.

6. TX21.11.04- Statenient of Consistencv and Reasonableness

Board Member Craver made a motion to find TX21.11.04 reasonable and consistent. The motion
was approved unanimously after a second from Board Member Wilson.

7. Adiournment

Board Member Craver made the motion for adjoumment. It was approved unanimously after a
second from Board Member Koehler. Vice Chairman Crenshaw adjoumed the meeting at 6:59 pm.

Robert Ragon, Planning Board Chair
^^^y^/
Mary McCalI, Deputy Town Clerk
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APPLICATION
CZ21.02.01
Land Investments/ LLC

Stinson Farms

Commercial lot and multi-family
units

Pre-Public Hearing Staff Analysis

November 2021



Project Summary
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Location

15001 Idlewild Rd
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Ownership

LAND INVESTMENTS, LLC

Zoning

MU-2&CP-485(~.50ac)

Existing Use

Vacant/Residential
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Required Setbacks

Does comply with ordinance
requirements.

Site/Project Size

5.43 Acres

Traffic Generation

Included in Stinson Farms
TIA

Community Meeting

03/02/2021
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History

• Original application was received by the Town
in February2021.

• Community and subcommittee meetings were
held.

• The Planning Board heard the item on March
16 and recommended APPROVAL.

• The Town Council denied the
Development Agreement for the
Stinson Farms project, so the
applicant withdrew this
Conditional Zoning application.

• The Town was sued following this decision.
• Through negotiations with the

developer and the Town's legal
counsel, the Council authorized
the Town Manager to settle the
lawsuit. The settlementincludes
hearing this Conditional Zoning
requestagain.
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Request

Conditional Zoning:

1. Allow 1 multi-family building with 24
dwelling units.

2. Any non-residential uses permitted by
rightintheMU-2.

3. Convenience store with a gas
pump OR restaurant with a
drive-thruwindow.

4. Syearvested rights.

Planning Board Meeting December 13, 2021
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TREES, VEGETATION AND STORMWATER
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Tree Save (Article 11.8-2)

Rezoned area = 5.43 acres
Tree Save Area Required = 3% = 0.16 acres

Buffers (Article 11)

• Street trees are required
• Type D (S') buffer required for parking lots with

morethan 6 spaces.

<3?5SS> }p'aSf~xW3~in K3aGO 15'
100'

St.ormwater Management and PCO

Will require stormwater management for High-Density
project as defined in Article 19, Section 3 ofthe
Stallings UDO.
Site is mostly in the Crooked Creek watershed(~ 3.7 ac)
but is partly in the Goose Creek watershed (~1.7 ac)

Qpen Space

Rezoned area = 5.43 acres
Open Space Required = 10% = 0.54 acres
Open Space Provided = ~0.64 acres
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Land Use Plan
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LANDUSE
POLICIES

y

The Land Use Plan shows the property as

Suburban Off'sce Compiex.

Primary Land Uses:

Multi-Tenant Professional Office, Corporate Office, Medical
Office, Call Center, Research andDevelopment

Secondary Land Uses:

Bank, Copy and Printing Services, Restaurants, Government
Services, Flex Space, Natural Areas. Stormwater Retention

Small Area Plan

Idlewild Road Corridor

Consistency

Apartment and convenience storeuses are
INCONSISTENT

Non-residential Use isCONSISTENT

Staltln^ Place Types
ESS VhSkaSeAaMitfCeMss
-

VMaWtfU^Kwihaae

BB Sobiabx* Ownmtrcal Ctt

Subo-ban OfftecCoBtptex

Shsfe Fani^ t(tia oriK!oJ
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COMMUNITYMEETING

Meetlng; 11/15/2021
Notlces were sent to property owners within 500', but no one from the
communlty was present at the meeting,
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Subcommittee Meeting: N/A

Per Subcommittee policy, all subcommittee
members agreed to waive the meeting
requirement.
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STAFF SUGGESTED CONDITIONS

1. All appropriate permits will be acquired from Federal, State, County, or Town organizations.

2. The applicant will work with the Town attorney on language that will ensure that the Idlewild
Road median will be landscaped.

3. All conditions of the Development Agreement approved for the Stinson Farms project will
apply to the property.
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To: Town of Stallings
From: Max Hsiang, Planning Director
Date: December 13,2021
RE: TX21.11.04 - Table 8.1: Table of Uses Update

Application Request:

Town Council directed planning staff to review the Table of Uses 8.1 in Article 8 of the Stallings
Development Ordinance. The staff has decided to review the Table of Uses by zoning district
and bring proposed changes periodically to the Board. The intent is to review each zoning
district separately for sufficient time to study and review the proposed changes in the Use
Table. The staff has decided to recommend updates to the Town Center (TC) zoning district first
due to the Town's interest in creating a Downtown core within this district.

During the review of the TC's uses, staff noticed redundancies and inconsistencies between the
complete list of uses and the TC's allowed and not-allowed uses. The proposed updates reduce
redundancy and align with the intent of the Comprehensive Land Use Plan and Small Area
Plans.

The Use Table lists principal use types and indicates for each zoning district whether the
principal use type is permitted by right, permitted with supplemental regulations, allowed with
a special use permit, or allowed by conditional zoning.

Suggested Amendment:

Table 8.1

A) Add a column with sequential numbers to identify the uses easier.

B) Delete the SIC code column from the Use Table and addlanguage to the top left
reference box "Reference SICand NAICS code/or/urther data on the listed uses."

1. Our current SIC codes are out of date. SIC code numbers and information change
too often to reference in the code. Whenever there is an update to the SIC code,
we have to do a text amendment to correct the changes.

2. The uses by name on the SIC website can be searched for additional information.
NAICS is a similar classification system to SIC referenced on the same website.

C) The proposed amendments are made in order from beginning to end of Table 8.1:
1. Remove Ambulance; Fire, Rescue Station row completely

• Redundant with Fire, Ambulance, Rescue Station use
• Now allowed use in TNDO & TC

2. Remove Auditorium, Coliseum, or Stadium in TC

Town ofStallings • Telephone704-821-8557 • Fax704-821-6841 • wmv.stallingsnc.org
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• This use is inconsistent with the Comp Plan & Small Area Plan
• Theater, Indoor is still a permitted use in TC

3. Remove Building Supply Sales (no storage yard) in TC
• This use is incompatible with the Comp Plan & Small Area Plan

4. Remove Clothing, Shoe, and Accessory Store use completely
»Redundant with Apparel Sales (Clothing, Shoes, Accessories) use
• No change in permitted uses for this category. Use still allowed in TC.

5. Remove Coin Operated Amusement row completely
• Redundant with Game Room, Video Game Room, Coin Operated
• Removes use from 1-485 Corporate Park zoning and adds SUPflO.2-15) to

each allowed zoning category
6. Remove Drugstore/Pharmacy, without Drive Through Window row completely

• Redundant with Pharmacy/Drugstore use
• Pharmacy/Drugstore is allowed in TC already
«Drive Through Window as Accessory Use is permitted in TC with

supplemental regulations already
7. Add Gymnastics/Cheerleading Academy use in TC

• Use consistent with other permitted uses (i.e., Dance Academy, Martial
Arts)

8. Remove Hospital as a permitted use in TC
• Hospital is inconsistent with TC
« Medical offices are still allowed in TC (I.e., Urgent Care, Eye Doctor,

Dermatologist, etc.)
9. Remove Medical, Dental, or Related Office row completely

• Use listed in the Office Use category, redundant
• No change in permitted uses for this category. Use still allowed in TC.

10. Add Personal Training Facility as a permitted use in TC
• Use consistent with other permitted uses (i.e., Dance Academy, Martial

Arts)
11. Remove Service Contractors Office with Fenced Outside Storage row completely

• Use listed in the Office Use category, redundant
• No change in permitted uses for this category. Use is not allowed in TC.

12. Remove Service Contractors Office without Fenced Outside Storage row
completely

* Use listed in the Office Use category, redundant
• No change in permitted uses for this category. Use is not allowed in TC.

13. Change Sporting Goods Store in TC and TNDO from L to 3(10.1-36)
• Additional regulations on outdoor storage in TC

14. Remove Warehouse (general storage, enclosed, no outdoor storage)as a permitted
useinTC

• Use is inconsistent with the Comp Plan & Small Area Plan
15. Add - See Section 15.3 to Yardsale (no more than 3 per year)

• Replace L in each allowed district and remove (Sect. 15.3) from each
• No use change, only aesthetic for the Use Table
• Consistent with the Sign Use aesthetic in the use chart

TownofStallings • Telephone704-821-8557 • Fax704-821-6841 • www.stallingsnc.org
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