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                                                  VILLAGE OF WESLEY CHAPEL                                                                                                                                                                                                                                                                                                                                                                                                 

PLANNING BOARD SPECIAL MEETING MINUTES                                            

WESLEY CHAPEL TOWN HALL 

6490 Weddington Road, Wesley Chapel, NC 28104 

January 28, 2019 – 7:00 PM 

 

The Planning Board of Wesley Chapel, North Carolina met in the Town Hall at 6490 

Weddington Road, Wesley Chapel in North Carolina. 

 

Planning Board Members Present:  Chair John Souza, David Boyce and Sandra Ells; 

Alternates (sitting as regular members) Deb Bledsoe and Vince Gahren  

Planning Board Members Absent: Chuck Adams and Michael Kenary, Alternate Ty Jaiyeoba  

 

Others Present:  Clerk Cheryl Bennett; Planning/Zoning Administrator Robyn Byers, Ph.D.  

  

1. Pledge, Invocation, and Determination of Quorum 

 

Chair Souza led the pledge of allegiance, and David Boyce gave the invocation.  A quorum was 

present. 

 

2. Public Comments  

 

Jan Smith, representing Citizens for Responsible Growth, spoke against the re-zoning for the 

same reasons as when it was previously defeated. The chief concern was safety of children and 

parents at the school.  There is no need for more development while space remains unfilled at the 

town center.  She asked that the re-zoning be voted down. 

 

Bob Smith spoke against the re-zoning request, saying you are putting the cart before the horse, 

since there is a traffic problem already, and the roads first need to be improved and see how 

traffic flows.   

 

Sandra Burk recapped the previous proposals of the developer which went from a quaint 

shopping center to sports facilities and child care, and then to request a de-annexation.  She 

asked when it will become clear that residents do not want development at that corner, it could 

be a slippery slope, and urged the Board reject the request.     

 

3.      Additions, Deletions and Approval of Agenda 

 

David Boyce motioned to adopt the agenda as is, and Vince Gahren seconded the motion. 

 The motion passed unanimously. 

4.    Approval of Minutes of November 26, 2018 meeting 

 

Sandra Ells motioned to approve the November 26, 2018 minutes; David Boyce seconded the 

motion. 

The motion passed unanimously. 
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5.    Approval of 2019 Meeting Schedule 

 

2019 Planning Board meetings are on the fourth Monday of the month, except for May’s meeting 

which is moved up one week due to Memorial Day, and there being no meeting in December.  

Sandy Ells motioned to approve the 2019 meeting schedule; David Boyce seconded the motion. 

 The motion passed unanimously. 

 

6. Council Member in - no Council Member was present. 

 

7. New Business 

a. Rezoning Request – RZ-19-1 – NC 84 & Potter Road 

 

Planner Robyn Byers, Ph.D. reported this is a request to rezone 13.521 acres to O-I (office – 

institutional) from R-40.  The Future Land Use Plan shows one 1.89 acre parcel as O-I, and the 

rest as low density residential.  Existing land use is residential dwellings, agriculture or vacant.  

Surrounding land use is residential dwellings and elementary school.  Staff analysis reviewed the 

Future Land Use Map which shows a concentrated node designated for O-I at NC 84 and Potter 

Road, and the Future Land Use Plan Goals.   

Goal 1:  To maintain the strong single family low-density residential character of the Village. 

Goal 2:  To prevent strip development from occurring anywhere in Wesley Chapel by limiting 

new non-residential development to designated strategic locations. 

 

  Policies: 
1.  The Village’s commercial, governmental and institutional hub, located at 

the intersection of NC 84 and Waxhaw-Indian Trail Road, should be 

supported and encouraged to finish build-out. 

and 

3.  Office/institutional clusters, including medical offices and/or continuing 

care residential facilities, should only occur at areas designated on the 

Land Use Plan map. Such development should generate low traffic 

volumes and occur in a condensed area in the vicinity of major 

intersections. Uses that generate high traffic volumes shall not be 

encouraged outside the Village’s commercial hub.  Driveway access onto 

NC 84 shall be limited.  Traffic Impact Analysis shall be required for all 

such new uses. 

 

Transportation: • There are two upcoming NCDOT transportation projects 

adjacent to, or nearby, the requested rezoning site. • At the corner of Potter 

Road and Wesley Chapel Road, roundabout construction is planned for 

2020. • At the corner of NC 84 and Potter Road, right turn lanes will be 

added with construction planned for 2020. • NCDOT was notified of this 

rezoning request and responded that there were no concerns at this time; a 

traffic impact analysis would be triggered should enough trips be 

generated by use. 
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Environmental: • The subject parcels have no FEMA floodplain or floodway 

designation. • There is a large pond on the west adjacent property. This 

pond would act as a natural boundary between the O-I uses and residential 

areas further west. Any potential impact to the pond would be reviewed by 

the Village Engineer at the time of site review. • There is a natural gas 

substation within the immediate area. The potential for natural gas leaks, 

even minimal, could cause unreasonable impacts to certain land uses.  

 

Schools: • The subject parcels are directly north of Wesley Chapel Elementary 

School and any development would likely affect the school. • Any 

development that increases the amount of traffic could exacerbate existing 

safety issues with the current school entrance on Potter Rd. and require the 

school to move its entrance to another location. 

 

Staff Recommendation: Staff does not support the recommendation for rezoning 

from R-40 to O-I as it currently stands.  

• Plan Consistency 

The proposed rezoning request is inconsistent with the intent of the 

Village of Wesley Chapel Future Land Use Plan 2015.  

Rationale:  

▪ The Future Land Use Map is created to show an idealized vision for the 

Village’s land uses over the next 10-20 years. This map highlights a hub 

for O-I at the NC 84 and Potter Rd. intersection, though the exact 

boundary of that hub is open to interpretation by the Village.  

▪ The language of the Future Land Use Plan states that non-residential 

development should be focused in the NC 84 and Waxhaw-Indian Trail 

Rd. hub until build-out. While the proposed rezoning is partially in a 

future designated Office-Institutional node, the Future Land Use Plan 

language implies a temporal component to future development not 

occurring until the Village’s commercial, governmental and institutional 

hub is finished building.  

▪ Goal 2, Policy 3 states that Office/Institutional clusters occur in a 

condensed area in the vicinity of major intersections, such as NC 84 and 

Potter Rd. Again, this allows for interpretation by the Village at the time 

of rezoning as to what the condensed boundary looks like.  

▪ Staff is concerned about the fact that the rezoning could have negative, 

unintended consequences on the Wesley Chapel Elementary School. 

Given that some of the uses in Office-Institutional could negatively impact 

the school and be negatively impacted by the natural gas substation, 

rezoning of this site to a conditional Office-Institutional district, where 

potential uses are known and traffic impact analysis can be reviewed, 

would be preferred. 

 

The Planning Board noted there is current space available in the shopping center for offices, and 

Novant just finished an office building.  The Planner included a table of all possible uses in R-40 

and in O-I in her staff report.   
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Cody Turner, representing the applicant, noted there are three houses currently occupied.  Java 

Rogers is listed as an owner of one parcel, but is deceased, and the co-owner is Linda McBride.  

Mr. Turner did not feel the current zoning represents the most appropriate use since it is adjacent 

to a stop light at a major intersection.  He felt that it perfectly met the description of Goal 2, 

policy 3.  He disagreed that the possible uses in O-I would have any negative impact on the 

elementary school.  He felt the zoning would be beneficial to the school in the long run with 

close proximity to doctor offices and day care centers and other areas for learning outside the 

classroom.  He felt any and all of the O-I uses listed are appropriate adjacent to the school.  Mr. 

Turner noted there are two DOT projects scheduled for 2020, and will greatly help; they won’t 

move forward with construction or development until those improvements are done.  He felt the 

projects would greatly benefit the surrounding roads that suffer from current traffic issues.   NC 

DOT was contacted and did not have any concerns.  Any future development will trigger traffic 

impact studies and could potentially trigger additional improvements.  He did not feel staff 

should provide input on the possibility of a gas leak, he felt it was more a concern for the 

existing elementary school and homes nearby.  He also spoke to a Piedmont Natural Gas rep, 

who did not see a concern, these are frequently near businesses and checked regularly.   

 

Deb Bledsoe asked about the pond to the west of the property and were there any plans to 

monitor it.  Mr. Turner said the petition doesn’t include the pond; any stormwater will be 

collected on site and released at the pre-existing rate.   

 

Chair Souza noted the existing land owners could no longer have produce stands or swimming 

pools if this were approved.  Mr. Turner said they have purchase contracts with the owners 

contingent on re-zoning.   

 

Vince Gahren asked Mr. Turner how or why this will be a benefit; and noted NC DOT has their 

own criteria and it doesn’t reach to this level, but that is not necessarily an endorsement.  If the 

gas substation is a concern, why would you expand development there? Mr. Turner said this 

would increase the tax base, and provide services.  Sandy Ells noted the uses could still be done 

at the Aston site.   

 

Deb Bledsoe noted twelve of the possible uses require a conditional use, but you have not 

requested conditional zoning.  Mr. Turner said they want to keep it open at this point.  He was 

asked if there was a chance after re-zoning that he would sell it, and he said that he could not say 

what Mr. Moser might do with it.     

 

The planner read an email from Piedmont Natural Gas that asked the village to identify sites 

within 1,000 feet that had certain densities of people, and people potentially of impaired mobility 

occupying it for certain time frames which is what triggered her note about the natural gas since 

some of the O-I sites would have these criteria.   

 

Chair Souza noted the FLUP identifies some use to complement the elementary school after the 

property here is developed, while he was not sure it is the right time for this now, in the future it 

makes sense.  He would feel better with conditional use zoning and to look at the traffic impact.  

Vince Gahren added it would also be more transparent.   
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David Boyce motioned to deny the re-zoning request, with the statement of consistency that the 

proposed rezoning request in inconsistent with the intent of the Village of Wesley Chapel Future 

Land Use Plan 2015.  Vince Gahren seconded the motion. 

 The motion passed unanimously. 

 

The next step is Council will call for a public hearing in March 2019, and adjacent owners will 

be notified.   

 

b. Final Plat – Addington Crossing Phase I 

 

Planner Robyn Byers, Ph.D., noted preliminary plat approval was given by Council on January 

8, 2018; the site has 51 lots on 103.66 acres with 32.99 acres retained as open space/tree save.  

Final plat is being requested for the 30 lots in the southern portion.  Planning Board requested a 

150 foot right turn lane from Fernwood Rd. onto Potter Rd., but NCDOT asked the Village 

remove this condition, and a fifty foot storage and fifty foot taper was agreed upon.  The Army 

Corp of Engineers permits indicate no pedestrian walkways can occur between the north and 

south sections of the site.  A note on the final plat was added to dedicate future construction by 

others, and over-seen by the Village, of a potential greenway trail across common areas.  A 

subdivision modification was granted to cut down 232 heritage trees.  The applicant received 

approval from the Village’s engineer and Union County as part of the final plat process. The 

planner added to the best of her knowledge, the plat is in keeping with the Village’s subdivision 

regulations and in conformance with the approved preliminary plat, and recommends approval of 

the final plat.  Copies of the subdivision checklist were not distributed because a different color 

ink had been used for each review, and the planner thought it might be confusing.  She will work 

to make it more user friendly.   

Sandy Ells motioned to recommend approval of the final plat of phase I of Addington Crossing.  

David Boyce seconded the motion. 

 The motion passed unanimously. 

8. Old Business  

a) Tree Ordinance - Robyn Byers 

b)  Sign Ordinance – Robyn Byers  

 

The planner reported she had all of Deb Bledsoe’s notes on the tree ordinance, spoke with the 

urban forester who recommended Waxhaw’s ordinance and will meet with him next week.  She 

suggested we might want to update the subdivision section on trees, then add a zoning ordinance 

tree section.  Permitting trees requires a lot of time, it might be useful to have a policy guide on 

our website for homeowners to be able to find everything in one place.  It is hard to enforce tree 

save areas on individual lots now, especially with second and third generation landowners, so we 

prefer tree save just be on common areas.  

  

The planner is also working on the sign ordinance and looking at ordinances from other entities 

that have already been updated.  There are some intricacies with election signs since we cannot 

regulate based on content.  There is a rough outline and this will be coming back to Planning 

Board. 



2019.01.28 PB meeting minutes 

 

Page  6 

Book 20 

 

 

 

 

9. Other Business 

a) Updates – Robyn Byers 

 

Planner Byers noted she is keeping a list of ordinance items that are vague or need to be updated.  

We don’t allow accessory dwelling units, but the definition of accessory use or structure is a 

little vague.  Our ordinance doesn’t define kitchens or bathrooms, so she went to the NC 

Building Code and that may have allowed something you wouldn’t want to allow.  Once we get 

the tree and sign ordinances updated, there will be a list of other items to tackle.  Another item is 

the Future Land Use plan; how and when to update and interpret it.  She is working on the plat 

checklists.  Two administrative subdivisions are in process, one for a house for a family member, 

and one a subdivision for a natural gas location off Waxhaw Indian Trail Road. 

 

Chair Souza noted the Board had agreed to use a form to convey decisions to Council.  The form 

was filled out at the meeting, and is incorporated below.   

 

Wesley Chapel Planning Board Project Recommendation 
 

Project Name: Re-zoning request RZ-19-1 – NC 84 and Potter Road 

Dates Heard: January 28, 2019 

Votes by 
Members, and 
why: 

Voted to deny, 5-0. 
1. Deb Bledsoe – no specifics presented, 1.89 acres on Future Land 

Use Plan shown as O-I, but request is for 13.5 acres = not 
consistent with land use plan.  Elementary School would have to 
change entrance at taxpayer expense. 

2. Vince Gahren – applicant didn’t explain why this would be a 
benefit to community.  DOT saying they don’t have concerns is not 
an endorsement; RZ will have negative impacts based on public 
comments. 

3. David Boyce – concerns on traffic and blanket approval of 13.5 
acres. 

4. Sandi Ells – Traffic concerns, lack of control as to what is built; DOT 
no comment is not endorsement, concern on water runoff to pond 
and opposition by neighbors. 

5. John Souza – requested conditional zoning in order to find best 
solution and work together.    
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10. Adjourn  

 

David Boyce motioned to adjourn, Vince Gahren seconded the motion.   

The motion passed unanimously.   

 

The meeting ended at approximately 8:50 pm. 

 

Respectfully submitted, 

 

 

___________________   __________________________ 

Cheryl Bennett, Clerk    Chairman John Souza 


