PLANNING BOARD
REGULAR MEETING
TUESDAY, July 23, 2019
7:00 PM
HOOD ROOM, MATTHEWS TOWN HALL

I.

CALL TO ORDER

II.

APPROVAL OF MINUTES – June 25, 2019

III. ZONING APPLICATION 2019-698 – Elizabeth Lane Elementary, R/I (CD) Change of
conditions request for mobile classrooms.

IV. ZONING MOTION 2019-3 – Creation of Entertainment District Overlay (ENT-O) text and
map

V. ADMINISTRATIVE AMENDMENT – 124 West John Street, request to make changes to the
facade

VI. ADJORNMENT

MEMO
TO:
FROM:
DATE:
RE:

Planning Board Members
Jay Camp
July 17, 2019
July 23 Regular Planning Board Meeting

We have several items for review next Tuesday. The Public Hearing for Rezoning Application 2019-697 was
continued until August 5th and will come before Planning Board at a later date. As always, please be sure to
let one of us know if you will be unable to attend next Tuesday’s meeting. If you have any questions about any
of the below agenda items, please do not hesitate to contact me.
Elizabeth Lane Elementary – This request, an R/I (CD) change of conditions, is the annual mobile classroom
sunset extension that we have reviewed each of the last 3 years. This year, we have a few unique changes.
The sunset request was initially proposed for 2 years; however, some Council members have recommended
3 years to coincide with the opening of a relief school, the new and expanded Landsdowne Elementary. I
have included in our agenda a map showing the proposed afternoon queuing area that was discussed at the
Public Hearing. The map represents implementation of the recommendation from the 2018 queuing study and
provides much needed area for vehicle queuing off of Elizabeth Lane. Our Transportation Planner, Dana
Stoogenke, and the school principal agreed on the proposed new queuing plan.

ENT Overlay – After the proposed small area overlay was denied last year, Council directed staff to draft a
revision for the ENT Small Area Plan geography. Staff has worked on a draft for the last several months and
presented it to Council last Monday. The text of the proposed overlay is attached for review.

Administrative Amendment at 124 West John – We have received an Administrative Amendment request
for the property at 124 West John Street. The 2007 zoning changes state that no exterior changes are
allowed. The applicant wishes to update the exterior of the building and replace the windows and some siding
elements. Include in the agenda package you will find a copy of the zoning conditions. Planning Board may
choose to either approve the request or forward it to Council for review.

MINUTES
PLANNING BOARD
TUESDAY, JUNE 25, 2019
7:00 PM
HOOD ROOM, MATTHEWS TOWN HALL

PRESENT:

Chairman David Wieser; Vice-Chairman Kerry Lamson; Members Mike Foster, Jana Reeve, and
Mike Rowan; Alternate Members Scott Query and Jonathan Clayton; Acting Town Attorney Craig
Buie; Interim Planning and Development Director Jay Camp; Senior Planner/Zoning Administrator
Mary Jo Gollnitz; Senior Administrative Specialist /Deputy Town Clerk Shana Robertson.

ABSENT:

Members Larry Whitley and Natasha Edwards; Youth Voice Matheus Sadovsky.

CALL TO ORDER
Chairman David Wieser called the meeting to order at 7:00 pm.
Mike Rowan motioned to bring on alternates Scott Query and Jonathan Clayton as voting members for the evenings
meeting. Jana Reeve seconded and it was unanimously approved.

APPROVAL OF THE MINUTES
Ms. Reeve motioned to approve the minutes from the May 21, 2019 Planning Board meeting. Jonathan Clayton
seconded and the motion to approve was unanimous.

ADMINISTRATIVE AMENDMENT – Proximity Matthews landscape changes, 10413 Monrovia Drive.
Senior Planner Mary Jo Gollnitz said that what was being presented was an Administrative Amendment to review
an appropriate plan for the revised landscaping only. Ms. Gollnitz reviewed the approved rezoning petition 2016-652
along with the conditional notes regarding the tree save areas. During the grading process the contractor
inadvertently removed trees in the designated tree save areas. Ms. Gollnitz said that a stop work order was issued,
fines were administered and paid in the amount of $50,000.
Ms. Gollnitz reviewed the revised landscape plan within the disturbed tree save area and the walking trail with the
meandering sidewalk. The Town’s Landscape Manager, Ralph Ramsaur, has reviewed the plans and provided
feedback. The applicant revised the plan to include additional trees along the City Barbeque side in order to add
stability to the trees that were left. Mr. Ramsaur had performed a site inspection and reported that the trees left on
the site were stable but additional trees would better support them. Ms. Gollnitz said that the developer had
voluntarily held a community meeting with the neighbors and received additional input.
Ms. Gollnitz informed the Board members that the requested Administrative Amendment could be reviewed and
decided on by the members of Planning Board. Staff was recommending that the Planning Board discuss and
provide a recommendation to Council for their review on July 8, 2019 due to the severity of this occurrence.
Kerry Lamson asked if there was a general rule of what size tree to count to determine a sufficient replacement in
the number of trees that were lost. Ms. Gollnitz said that there were approximately 200 trees that were inadvertently
removed from the parcel. Ms. Gollnitz said that number included trees that had a diameter of one-inch and up.
Mr. Lamson said that in reviewing the tree survey, in the front of the property there were about 150 trees removed
that were a six-inch caliber or larger that included pine and oak trees among other varieties. Mr. Lamson requested
to review the approved conditional rezoning site plan and questioned why the landscaping that was shown on the
interior site was not depicted on the revised landscape plan request. Ms. Gollnitz said that the applicant was
installing an additional 130 trees from the original plan to the site. Ms. Gollnitz explained that the Administrative
Amendment was just for the tree save area that was impacted during the grading of the site and would not change
the original approved plan outside of the tree save area. Ms. Gollnitz said that the approved rezoning site plan was
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an illustrious drawing of the site and once approved, civil plans are submitted to the Town and County that include
a detailed landscape plan. Ms. Gollnitz added that civil plans are approved by staff. Mr. Lamson asked if there were
still going to be trees planted to the interior site. Ms. Gollnitz confirmed that they would be.
Mike Foster clarified that they were only reviewing the area of tree save that was impacted and that everything else
would follow the previous approved plans. Ms. Gollnitz said that was correct.
Mr. Lamson asked for an incremental estimate for what was not in the original plan. Ms. Gollnitz said that they have
proposed to add an additional 130 trees that were not originally planned. Ms. Gollnitz reviewed the size and caliber
that were indicated on the revised landscape plan and said that some trees grew faster than others. Mr. Lamson
asked if the Town Arborist had reviewed the plan and had found it adequate. Ms. Gollnitz said that he had. Mr.
Lamson asked if a two- or three-inch caliber opposed to a 20-inch caliber was acceptable. Ms. Gollnitz said that
trees could not be replaced one for one because they would not grow or survive.
Mr. Lamson said that he did not believe that the presented landscape plan added enough incremental landscaping
to accommodate the property. Mr. Lamson said that he was concerned about the rough grading along the tree save
and he would like to be sure that those trees would not be put at risk. Ms. Gollnitz said that she had contacted
Environmental Specialist, Jason Klingler with Mecklenburg County to check on the erosion control concerns. Mr.
Klingler reported that there was no violation and the developer was working on getting that area seeded.
Mr. Lamson asked about how the landscape bond would be calculated. Ms. Gollnitz said that was part of the
requirements and would be established before the Certificate of Occupancy was issued. Cost documents would be
provided to the Town at that time.
Ms. Gollnitz said that the Applicant was available for questions.
Mr. Wieser said that because of importance of this Administrative Amendment, staff was suggesting that the Planning
Board make a recommendation and forward the application to the Town Commissioners.
Mike Foster recommended to approve the revised landscaping plan for the damaged tree save area as presented
and to forward the decision on the Administrative Amendment to the Board of Commissioners. Mr. Clayton seconded
and the motion passed six to one with Mr. Lamson in opposition.
Mr. Foster said that like everyone he was angry with what had happened but he felt this was a reasonable solution
to fix the error. Mike Rowan said that he agreed. Mr. Lamson said that it was good but not great and that was why
he was not in favor of the recommendation.

ADJOURNMENT
Ms. Reeve motioned to adjourn and Mr. Foster seconded. The motion passed unanimously and the meeting
adjourned at 7:24 pm.
Respectfully submitted,

Shana Robertson
Senior Administrative Specialist/Deputy Town Clerk
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Shana Robertson <srobertson@matthewsnc.gov>

Fwd: Elizabeth Lane Elementary School
1 message
Jay Camp <jcamp@matthewsnc.gov>
To: Shana Robertson <srobertson@matthewsnc.gov>

Tue, Jul 23, 2019 at 1:00 PM

---------- Forwarded message --------From: Dana Stoogenke <dstoogenke@matthewsnc.gov>
Date: Mon, Jul 22, 2019 at 11:58 AM
Subject: Elizabeth Lane Elementary School
To: Jay Camp <jcamp@matthewsnc.gov>, Susan Habina-Woolard <shwoolard@matthewsnc.gov>
Hello:
I had a good discussion with Principal of Elizabeth Lane and members of the CMS safety team. The CMS team is going to email us its
recommendations later this week.
In summary, they would like to double stack vehicles waiting for afternoon carpool on the perimeter of the bus lot, starting at 2:15 pm.
Double stacking vehicles in the bus lot would provide over 1,800 feet of queuing, which exceeds the recommended amount. In
addition, the school would no longer allow left turns into the staff parking lot during dismissal. CMS's sign department will create a
sandwich board sign to sit at the entrance.
There are more details to the plan, but to much to type....Overall, I am pleased with the changes.
Dana

-Dana Stoogenke, AICP
Transportation Planner
Town of Matthews
1600 Tank Town Road
Matthews, NC 28105
704-708-1245 Office
980-581-6589 Cell
dstoogenke@matthewsnc.gov
www.matthewsnc.gov

Pursuant to North Carolina General Statutes Chapter 132, Public Records, this electronic mail message and any
attachments hereto, as well as any electronic mail message(s) that may be sent in response to it may be
considered public record and as such are subject to request and review.
--

Jay Camp, AICP
Interim Planning Director
Town of Matthews
232 Matthews Station St.

Ma hews NC 28105
(704) 708-1226
jcamp@matthewsnc.gov
Pursuant to North Carolina General Statutes Chapter 132, Public Records, this electronic mail message and any attachments hereto, as well as any electronic mail message(s)
that may be sent in response to it may be considered public record and as such are subject to request and review.

STATEMENT OF CONSISTENCY WITH LOCAL ADOPTED GROWTH POLICIES
Recommendations on Zoning-Related Issues

Zoning Application 2019-698 Elizabeth Lane Elementary

Matthews Planning Board adopts the checked statement below:

A) _X___ The requested zoning action, as most currently amended, is recommended for approval, and has
been found to be CONSISTENT with the Matthews Land Use Plan as follows:
1. Allows a residential institutional use to remain along the Highway 51 corridor
The proposed zoning change allows Matthews students to continue attending Elizabeth Lane Elementary
School
OR

B) ____ The requested zoning action, as most currently amended, is not recommended for approval, and
has been found to be INCONSISTENT with the Matthews Land Use Plan as follows:
1. The zoning allows for the continued location of mobile classrooms outside of the original boundary
area.
The request would allow traffic issues along Elizabeth Lane to continue

(Statement must explain why the Board deems the action reasonable and in the public interest. Reasons given for a
zoning request being “consistent” or “not consistent” are not subject to judicial review.)

Date July 23, 2019

Zoning Motion 2019-3
ENTERTAINMENT DISTRICT SMALL AREA PLAN OVERLAY DISTRICT
(text and map amendments)

155.504.3. Entertainment District Overlay District (ENT-O)
A. ENTERTAINMENT DISTRICT OVERLAY DISTRICT.
1. General concept. This Overlay District is established to ensure that the policies and intentions of
the adopted Entertainment District Small Area Plan are followed as the area develops over time.
The Small Area Plan was developed with active participation by stakeholder groups and the
general public, and adopted by the Matthews Board of Commissioners becoming an Appendix to
the Matthews Land Use Plan. The intent of the Plan is to provide multiple entertainment
opportunities (in addition to those available at the Mecklenburg County Regional Sportsplex
located within the district) for people of all ages, and to incorporate space for residences,
transitory housing, employment, recreation, shopping, dining and daily living services in a
compact pedestrian-friendly neighborhood, while accommodating various modes of
transportation (including fixed guideway public transit, scheduled to traverse the district in the
future).
The Plan creates a vision for future land use and future motorized and non-motorized
transportation opportunities for all the land area within the study boundaries while including
flexibility in specific future land uses and their densities/intensities, and providing appropriate
land use goals. The Plan places priority on creating extensive internal and external connectivity especially for pedestrians – in recognition of the eventual development of a rapid transit line and
station within the district’s boundaries.
2. Location and dimensions.
a.
The Entertainment Overlay District shall be delineated as an overlay on the Official
Zoning Map of the Town. The map symbol and short name for the Entertainment District
Small Area Plan Overlay District shall be "ENT-O District."
b.
The ENT-O District incorporates the same geographical boundaries as the adopted
Entertainment District Small Area Plan.
c.
Development and improvement of property in the ENT-O District shall comply with the
requirements of § 155.504.3.
3. Purpose and intent. The purpose and intent of these regulations is to guide future development in
the ENT-O District so as to be in harmony with and preserve, where appropriate, the natural
beauty and character of the existing landscape while allowing appropriate new development to
occur. Ensuring the attractiveness of future land uses will in turn contribute to and enhance
capital investment, trade, tourism, and the general welfare of both the population of the district
and of the larger community. Therefore, this district is adopted for the purposes of:
a.
Improving the appearance and livability of the community while enhancing its economic
vitality.
b.
Preserving and improving property values by creating and maintaining an ecosystem of
sustainable development thereby assuring a management system of renewable natural
resources for both the present and future generations.
c.
Encouraging new development and redevelopment consistent with the land development
visions established and explained by the adopted Small Area Plan.
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d.

Balancing the sometimes-opposing Town goals of allowing new construction and land
disturbance while protecting and enhancing the environment. Preserving trees and natural
ground cover will be closely monitored as plans are provided for new development
activities, with the understanding that some vegetation loss is inevitable in order to allow
new development which will have as significant a long-term economic and social impact
on the community as on the Town’s environmental vitality.

B. UNIQUE CHARACTER
1. The unique character and vision for the Entertainment District led to adoption of the following
Principles in the area planning process:
a.
Create urban scale neighborhood, notably in anticipation of establishment of a future
public transit station within the study area.
b.
Create a diverse mixture of complementary land uses, taking advantage of proximity of
the Sportsplex.
c.
Extend pedestrian friendly features developed within the Sportsplex property throughout
the remainder of the district.
d.
Create unique identity that represents the appeal of the area.
e.
Practice energy-efficient design.
f.
Adopt and apply a set of urban design principles that when applied to the built
environment will result in an attractive, vibrant, and sustainable community.
2.

Permitted uses. Permitted uses, uses permitted subject to specific conditions, and accessory uses
located within the ENT-O District shall be determined by the requirements of the underlying
zoning district(s).

C. DEVELOPMENT STANDARDS.
In addition to the requirements of the underlying zoning district(s), development and improvements in
the ENT-O District shall comply with the following requirements, and where the regulations in this
Section are in conflict with the regulations of the underlying zoning district, the regulations in this
Section shall prevail:
1. Proposed development within the ENT-O District shall be subject to the development standards,
design principles and review criteria contained within § 155.503.8.E, F and G.
2. Given the Town’s goal of creating an environment for a mix of businesses, no single “big box”
retail establishment (defined as merchandise sales as sole or primary activity in excess of 70,000
square feet) shall be allowed. Hotels/conference centers and movie theatres are exempted from
this limitation.
3. Residential to commercial ratios: no more than 600 dwelling units are to receive construction
permits until at least 40,000 square feet of commercial space is under construction or completed
within the District.
4. Commercial to residential ratios: no more than 120,000 square feet of commercial space is to
receive construction permits until at least 240 dwelling units are under construction or completed
within the district.
5. Right-of-way width for the future Independence Pointe Parkway through the district is to be
planned and reserved during the subdivision process for 140-foot width in order to accommodate
multi-modal travel, including automobiles, pedestrians, bicyclists, on-street parking and future
public transit/fixed guideway, as well as right-of-way amenity features.
6. Transportation networks and connectivity proposed as part of development in the district shall
comply with the locational, dimensional, and design requirements as specified in:
a.
Town of Matthews Entertainment District Small Area Plan (2014)
b.
Town of Matthews Comprehensive Transportation Plan (2013)
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c.

Charlotte Regional Transportation Planning Organization Comprehensive Transportation
Plan (2018)
d.
Charlotte Area Transit System 2030 Transit Corridor System Plan (as updated)
e.
Charlotte Area Transit System design and engineering studies for the Silver Line light
rail
In any instance where the above-referenced requirements may be seen to conflict, the more
stringent requirement shall be applied to proposed land development.
D. SITE PLAN SUBMITTAL PROCESS.
All development and other site improvement activity in the ENT-O District is subject to submittal and
approval of a site plan from the Town Planning & Development Department as outlined in
§155.504.2.B.5. Any substantial deviation from a previously approved site plan must be resubmitted
for review and approval by the Town Planning & Development Department in accordance with these
requirements.
1. In addition to the above, site plans submitted for development within the ENT-O District shall
contain the following:
a. Landscaping Plan. It is the intent of the Overlay Districts to the greatest extent possible
retain existing vegetation on development sites at the time of development. Landscaping
plan to consist of:
i. Vegetation survey as outlined at §155.606.8. The canopy drip line of all largematuring trees at least eight inches (8”) DBH, and all dogwoods, redbuds and
American hollies at least four feet (4’) high shall be delineated and determined to be
“protected”. A brief assessment of the above inventoried trees, indicating major
deformity, disease, and or damage may be included. Where groves of the protected
trees exist that will not be removed or disturbed, it is permitted to label the grove as
such on the plan drawing, stating the approximate number of protected trees and
species mix, without specifying data of each individual tree.
ii. Locations, species, and size of all protected trees proposed for removal shall be
shown in outline form using a dashed line for the canopy drip line. Reasons for
removing protected trees shall be stated on the Landscaping Plan.
iii. Locations, dimensions, and square footage of required buffer strips and parking lot
landscaping.
iv. Details of required landscaping, showing species, dimensions, and spacing of planted
materials and the use and protection of existing vegetation.
v. Proposed timeline for landscaping.
b. Adequate sight triangles and sight distance. At all points of egress from off-street parking
areas and other vehicular site access points to public roads as well as at corners where
public roads intersect, unobstructed visibility shall be maintained in accordance with the
requirements of Mecklenburg County LUESA and the regulations adopted by the North
Carolina Department of Transportation, in “Subdivision Roads: Minimum Construction
Standards” (May 1, 1983) and any subsequent amendments, or the regulations adopted by
the Town of Matthews, whichever are the greater. This section applies both in instances
where both site access/driveways intersect with public roads, and where two public roads
intersect with one another.
c. Site access control. The design of an efficient, attractive, and safe transportation network
as part of proposed development is essential both to the development’s success and the
larger community’s continued viability. Periodically the goal of moving vehicular traffic
quickly and efficiently to, from, and through a development site can work at crosspurposes to providing safe and reasonable site access to motorists, pedestrians, and
bicyclists, or to other goals the development intends to achieve. Major roadways and
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public transit fixed guideways (both existing and planned) may serve the greater area’s
transportation needs well, but without careful planning this may come at the expense of
the quality of the proposed development.
For the purpose of this section, the term “site access control” refers to techniques
intended to minimize traffic interference associated with development site driveway
access or transit line crossings. The following provisions are intended to create a balance
among all site users by achieving reasonable site access control to and from these
roadways and guideways:
d. When a development site borders or is bisected by an existing or proposed
thoroughfare or proposed public transit fixed guideway, the development shall provide
at least one vehicular site access point to a public street other than to that thoroughfare
(or guideway), unless compliance is not reasonably practicable. Full movement access
to and from the thoroughfare cannot be guaranteed. Primary or exclusive site access
should not be provided which crosses the proposed fixed guideway.
e. When a development site contains in excess of 500 feet (500’) of frontage on a
thoroughfare, proposed driveways shall be no closer than 500 feet (500’) from one
another.
f. When a development has less than 500 feet (500’) of frontage on a thoroughfare, one
driveway shall be allowed onto the thoroughfare if the primary transportation network
plans for the area would in that manner be satisfied.
g. Whenever possible, a minimum distance of 200 feet (200’) should be maintained
between adjacent driveways, both within the development site and between the site
and adjacent properties (shared driveways between adjoining parcels is encouraged,
and should be used to the greatest extent possible).
h. Ingress/egress to/from corner and reverse frontage lots adjacent to thoroughfares shall
be limited to the street with the more minor roadway classification.
2. SITE PLAN REVIEW PROCESS AS PART OF A ZONING APPLICATION. When any land
disturbing activity is proposed that requires a change in zoning district or revisions of previously
approved zoning conditions, that property shall complete the necessary zoning actions as outlined
at § 155.401, prior to receiving site plan approval to comply with the ENT-O. If the zoning
documents include sufficient information as will be needed for the ENT-O site plan compliance, as
listed in § 155.504.3.D., then the Planning & Development Department may undertake a
concurrent review of the ENT-O compliance documents while the zoning application is being
considered, and may be able to approve the Overlay compliance as soon as the zoning action is
approved. The ENT-O site plan review may also be submitted to begin at any time after the zoning
application has been successfully approved.
3.

SITE PLAN REVIEW PROCESS NOT REQUIRING ZONING ACTION. When land disturbing
activity is proposed that is in compliance with the current zoning designation on the parcel(s) and
therefore does not need any further zoning action, then the site plan documents as listed at §
155.504.3.D shall be submitted to the Planning & Development Department for ENT-O
compliance at such time as the applicant has them ready for review.

E. Overlay Compliance Plan. Since the ENT-O District originated from development and adoption of a
Small Area Plan that contain a series of development goals, guidelines, and expectations, submittal of
an Overlay Compliance Plan is required. This Compliance Plan is to be prepared by applicants of
proposed development and is intended to provide a detailed description of how the development
proposal intends to address any applicable goals, principles, or implementation action items for the
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development site and its environment contained within the applicable Small Area Plan, (or other
relevant Town of Matthews or Mecklenburg County adopted planning policies). The Compliance
Plan shall be submitted together with the proposed development Site Plan to the Planning &
Development Department and is subject to review by the Planning & Development Director.
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Zoning Motion 2019-3, ENT Overlay

Matthews Planning Board adopts the checked statement below:

A) _X___ The requested zoning action, as most currently amended, is recommended for approval, and
has been found to be CONSISTENT with the Matthews Land Use Plan as follows:
1.

Reinforces the recommendations within the ENT Small Area Plan

The proposed overlay district creates a framework for implementing the design elements and transportation
network envisioned in the ENT Area Plan.

OR
B) ____ The requested zoning action, as most currently amended, is not recommended for approval,
and has been found to be INCONSISTENT with the Matthews Land Use Plan as follows:

The overlay would create an undue hardship on property owners within the district by creating an
additional regulatory layer for all affected properties.

Date July 23, 2019

