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Indian Trail, North Carolina 28079 

Telephone 704-821-5401 

Fax 704-821-9045 

PLANNING BOARD TRANSMITTAL 

 

Planning Board Transmittal for the November 9, 2010  Town Council Meeting 

Reference Name  Case: ZM 2010-002 SUN VALLEY REZONE 

PB Meeting Date  October 19
th

 and October 27, 2010 

Members Present  

Chair Whitehurst    

(Recuse from vote) 
Gary Vaughn   

 

Larry Miller    

 

Vice Chair Cowan  Kathy Broom   

 

Robert Rollins     

 

Sidney Sandy   Cathi Higgins    

Alternate –  

 

John Simulcik  

Alternate 

 

Vacant Seat       

 
  

Case Found Complete Yes                           No  

Motion Recommend approval as transmitted. 

Member making the 

motion 
Board member Sandy 

Second the motion Board member Miller 

Vote 7-0 

 

Background 

This is a request to rezone eight parcels (approximately 27.7 acres) from single-family residential 

(SF-1) to General Business District (GBD).  Subject parcels are located adjacent to the Sun 

Valley Commons Shopping Center on Old Monroe and Wesley Chapel Stouts Road. 

 

Town Council Action: Receive transmittal report and public testimony and: 

1. Concur with the findings and transmittal of the Planning Board to approve; or 

2. Concur with findings and approve as modified by Council; or 

3. Do not make the findings and disapprove the amendment. 
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Request 

 

The applicant is requesting to reclassify 27.7 acres from single-family residential (SF-1) to a 

General Business District (GBD) designation.  The subject properties are located within the 

Village Center of the Sun Valley Suburban Mix Village.  A detailed analysis of the project, 

including a market need analysis, may be found in Attachment 1 of this report.   
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Planning Board 

 

The Planning Board heard this request at its October 19, 2010 meeting.  The Board discussed the  

proposed rezone petition in the areas of market need, infrastructure needs to develop, and tax 

benefit implecations for the Town.  The Board voted to continue the item to its next meeting to 

allow additional time to evaluate the market study and to receive information related to the tax 

benefit questions. 

 

The Board reconviened its meeting on October 27
th

, 2010.  Indian Trail’s Tax Collector, Janice 

Cook,  provided the tax related information.  The Board also discussed the possible uses that 

would be allowed on the properties if rezoned to the General Business District (GBD).  A 

concern regarding the appropriatness of having a potential cemetery use at this location arose 

since that use is allowed by right within the GBD.  Since a rezone petition cannot be conditioned, 

the Board asked the petitioner if they would be willing to deed restrict the property for cemetery 

use.  The petitioner agreed. 
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Based on the agreement with the petitioner, the Board made the required findings and voted 

unanimosly to recommend approval.   

Draft Findings:  The propose map amendment is consistent with 

 

Goal 1.3.1 Quality of Life: A more sustainable quality of life to the residents 

of Indian Trail by establishing a greater sense of community and promoting 

a unique identity within the Town of Indian Trail for all residents. 
 

As this proposed rezoning to general commercial within the Village Center,  this 

helps to promote a diversity of land uses and a better quality of life for our 

residents by providing opportunity to build out the village centers establishing 

unique identity  and providing a goods and services as planned.  
 

Goal 1.3.2 Land Use:  A more balanced tax base by promoting the 

development of office parks, businesses, retail centers, and industrial parks:  
 

The proposed rezone petition is consistent with the vision of community form, 

providing a mix of uses within the intended area (Village Center) including an 

analysis supporting its request to service our residents as well as residents in 

neighboring communities.  It further promotes the opportunity to establish a more 

balanced tax base in the Town by promoting commercial development. 

 

The request for this zoning reclassification is a reasonable request and is in the 

public interest because it promotes the goals of the adopted Indian Trail 

Comprehensive Plan in the areas of Quality of Life and Land Use and is 

consistent with the adopted plans within the Town of Indian Trail.  
 

Council Action 

Section 320.050 of the Unified Development Ordinance outlines the ultimate issue 

considerations before Council on map amendments.  They are: 

 

1. Range of uses that may occure under the proposed zoning classification verus the range 

of uses under the existing zoning classification; and 

2. The impact of the proposed change on the public at large versus any advatages or 

disadvantages to the individual requesting the change; and 

3. The existing land uses within the general vicinity of the property and the zoning 

classifications; and  

4. The suitability of the subject property for the uses permitted under the existing zoning 

classification. 

5. The extent that the amendment may adversely affect the operation of public facilities or 

services including roadys, storm water management facilities, etc.; and 

6. Consistency with the Indian Trail Comprehensive plan and small area plan if applicable. 

 

Staff recommends the Council receive report, public testamony, make the required findings as 

transmitted by the Planning Board, and approve as presented. 

 

Staff Contact 
Shelley DeHart, AICP 

704 821-5401 ext 225 

Attachment 1 – Planning Board Staff Report, Application, Market Analysis 

Attachment 2 – Draft Ordinance 

Attachment 3 – Table of Commercial Uses 
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P.O. Box 2430 

Indian Trail, North Carolina 28079 

Telephone (704) 821-5401 

Fax (704) 821-9045 

PLANNING AND DEVELOPMENT DEPARTMENT 
 
 

Zoning Map Amendment Staff Report 
 

Case:  ZM 2010-002 Sun Valley Rezone Petition 

Reference Name  Sun Valley Common’s Rezone 

Request  
Proposed Zoning  General Business District 

Proposed Use  Future commercial 

Existing Site 

Characteristics 

Existing Zoning  SF-1 (single-family residential)/VC-O 

Existing Use  Single-Family Residential 

Site Acreage  27.7  acres 

Applicant  Sun Valley Commons, LLC 

Submittal Date  10/2010 

Location  
Old Monroe Road and Wesley Chapel Road Adjacent to Sun 

Valley Commons Commercial Center  

Tax Map Number(s) 
07090004, 07090004A, 07090004B; 07090004C, 07090005, 

07090005A, 07090079, and 07069001A 

Plan Consistency  

Town of Indian 

Trail 

Comprehensive 

Plan 

Designation- Sun Valley Village Center 

Consistent with Request 

Recommendations & 

Comments 
Planning Staff 

Recommends Approval for an General 

Business (GBD) classification 
 

 

Project Summary 
Request: to rezone eight parcels (approximately 27.7 acres) from single-family residential (SF-1) 

to General Business District (GBD).  Subject parcels are located adjacent to the Sun Valley 

Commons Shopping Center on Old Monroe and Wesley Chapel Stouts Road (Figure 1).  
 

Staff Recommendation- Staff recommends the Planning Board receive report, public 

comments, and recommend approval to Council as presented. 
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General Information 
The properties in question currently are of a single-family residential (SF-1), zoning 

classification. The subject properties are: 

 

Parcel Number Address Acreage  Current Use 

07090004 Old Monroe Rd 13.938 Ag/Equestrian 

07090004A 6505 Old Monroe Rd .918 Single Family 

07090004B 6523 Old Monroe Rd .68 Single Family 

07090004C 6511 Old Monroe .952 Single Family  

07090005 Old Monroe Rd 5.0 Single Family 

07090005A Old Monroe Rd 2.0 Single Family 

070900079 6425 Old Monroe Rd 1.2 Single Family 

07069001A Wesley Chapel Stouts 3.08 Vacant 

 
 

The subject properties are located on Old Monroe Road and Wesley Chapel Stouts adjacent to 

the existing Sun Valley Commons Commercial Center (Figure 1). 
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Sun Valley Commons 

Commercial Center 

 Figure 1 Site 

Location 
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Zoning Information 

 
All eight of the subject properties are zoned Single-Family Residential (SF-1) and are located 

within a Village Center Overlay Zone.  The Village Center Overlay District designates areas 

within the Town where mixed-use centers may be established. Village Center Overlay Districts 

may be established with different mixes of land uses and different densities consistent with the 

broad guidelines established by the Comprehensive Plan.  

 

The applicant is requesting to rezone the subject properties base zone from SF-1 to a General 

Business District classification. The Village Center Overlay Zone will remain. The GBD, 

General Business District is intended to provide for businesses that provide goods and services to 

the entire Town. These districts provide for a wide variety of commercial, financial, business 

service, and office uses. The service area of businesses in the GBD will be primarily from 

residents of the Town. The standards that apply in the district are intended to create and maintain 

an appealing shopping environment for the community which is in harmony with the Village 

Center Overlay District. 

 

Adjacent uses and zoning classifications in the subject area are single family residential (SF-1) 

and Commercial (GBD).  Figure 2 is the official zoning map for the area.  
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Zoning Legend

CBD

NBD

GBD

RBD

L-I

H-I

EXP

I

CZ COM

CZ COM 09-003

CZ RES

CZ RES 09-001

RSF

SF-1

SF-2

SF-3

SF-4

SF-5

MFR

UC Parcels (0810)

Figure 2 Zoning Map 
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Site Characteristics 
The subject properties are a total of 27.7 acres in size.  Seven of the eight lots are disturbed by 

development of single-family dwellings and equestrian/pasture use.  There are scattered stands of 

trees within these parcels.  The parcel located adjacent to Wesley Chapel Stouts (07069001) is an 

undisturbed forested lot with a possible blue line stream (UC GIS Stream Map) located within 

the north east quadrant of the property (Figure 3). 
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Plan Consistency 
 

Comprehensive Plan 
The properties are located within the Village Center of the Sun Valley Suburban Mix Village 

land use area of the Indian Trail Comprehensive Plan. This Village Center abuts a second Village 

Center located to west on Old Monroe (Figure 4).  The Village Centers combined, provides a 

unique opportunity to create a sense of place within the Sun Valley area through architecture and 

streetscape improvements.   

 

A Village Center is intended to concentrate higher-intensity commercial uses and higher-density 

residential around the intersections of boulevards and thoroughfares.  A Village Center benefits 

both residential and commercial uses.  The co-location of more intense uses creates opportunities 

for a sense of place not possible in a more sprawling pattern of commercial uses along an 

arterial. The commercial core of a Village Center would include retail, office, entertainment, and 

public facilities. 

 

 

 

Figure 3 – Aerial Map 
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All Villages within the Comprehensive plan identify a future land use make-up.  The table below 

provides the current make-up and future build out.  

 

Mix Village - Existing Land Sun Valley/Suburban Use Calculations 

Land Use Current 

Base 

Percent 

Base 

Flexibility 

Factor 

Low Density Residential 2.25% 7% +2 

Medium Density Residential 52.35% 60% -5 

High Density Residential 2.91% 8% +/-2 

Multi-Family Residential 0.42% 3% +/-1 

Parks/Open Space/ Agriculture/ 

Forest 

3.94% 6% - 

Institutional 6.38% 7% +2 

Retail  3.33% 2% - 

Office 0.88% 2% - 

Boulevards/Thoroughfares 5.09% 5% - 

Industrial 2.43% - - 
 

 

The proposed petition, if approve, will transfer 27.7 acres or 1% of the current base from the 

medium density residential land use category and distribute it between the Retail/Office land use 

categories.  Since the actual land use make-up is unknown, an assumption of a 90% retail 

US-74 UNION  COUNTY UNION  COUNTY 

Indian Trail 

Monroe 

Wesley Chapel 

Union County 

Lake Park Stallings 

Figure 4 Comprehensive Plan Map 
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(includes service and entertainment), 10% office distribution.  Based on the assumption, the 

following changes would occur if approved: 

 

 

Land Use Current Base Percent Base 

Allowed 

Flexibility 

Factor 

Proposed Base 

After Rezoning 

Medium Density 

Residential 

52.35%   60%  -5%    51.35% 

Retail 3.33% 2% - 4.4% 

Office .88% 2% - 1% 

The rezone request is consistent with the comprehensive plan in the areas of medium residential 

and office use.  The addition of the acreage to the Retail category adds an additional percent that 

exceeds the allowed based.  The comprehensive plan addresses this situation by requiring the 

petitioner to demonstrate market support for their proposed size and mix of uses.  The applicant 

has provided an analysis to support their request and will present the findings at the public 

meeting (Attachment 2). 

 

Action Required 
The Planning Board must make to findings prior to motioning for recommendation.  The finding 

must be made that the proposed amendment is both reasonable and consistent with the 

Comprehensive Plan.  Staff is of the opinion the goals of the Comprehensive Plan are satisfied as 

follows: 
 

Goal 1.3.1 Quality of Life: A more sustainable quality of life to the residents 

of Indian Trail by establishing a greater sense of community and promoting 

a unique identity within the Town of Indian Trail for all residents. 
 

As this proposed rezoning to general commercial within the Village Center,  this 

helps to promote a diversity of land uses and a better quality of life for our 

residents by providing opportunity to build out the village centers establishing 

unique identity  and providing a goods and services as planned.  
 

Goal 1.3.2 Land Use:  A more balanced tax base by promoting the 

development of office parks, businesses, retail centers, and industrial parks:  
 

The proposed rezone petition is consistent with the vision of community form, 

providing a mix of uses within the intended area (Village Center) including an 

analysis support its request to service our residents as well as residents in 

neighboring communities.  It further promotes the opportunity to establish a more 

balanced tax base by promoting commercial development. 
 

The request for this zoning reclassification is a reasonable request and is in the public 

interest because it promotes the goals of the adopted Indian Trail Comprehensive Plan in 

the areas of Quality of Life and Land Use and is consistent with the adopted plans within 

the Town of Indian Trail.  
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Recommendation 
The Planning Staff believes that the findings can be made to support the petition requesting a 

rezone to a General Business zoning classification for the subject properties.  
 

 

 

Staff Contact 

Shelley DeHart, AICP 

(704) 821-5401 ext. 252    

 srd@planning.indiantrail.org  

Attachment 1 – Application 

Attachment 2 – Market Analysis

mailto:srd@planning.indiantrail.org
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STATE OF NORTH CAROLINA ) 

        )  ORDINANCE # 

TOWN OF INDIAN TRAIL           ) 
 

 

AN ORDINANCE AMENDING THE OFFICIAL ZONING MAP OF THE TOWN 

OF INDIAN TRAIL REZONING EIGHT PARCELS TOTALING 

APPROXIMATELY 27.7 ACRES FROM SINGLE FAMILY RESIDENTIAL 

 (SF-1) TO GENERAL BUSINESS DISTRICT (GBD) IN THE TOWN OF INDIAN 

TRAIL, UNION COUNTY, NORTH CAROLINA 

    WHEREAS the Sun Valley Commons, LLC petitioned to rezone eight parcels (Parcel #: 

07090004; 07090004A; 07090004B; 07090004C, 07090005; 07090005A, 07090079, and 

07069001A, approximately 27. 7 acres, from Single-Family Residential (SF-1) to General 

Business (GBD) zoning classification; and 

WHEREAS, this Zoning Amendment (ZM2010-002) was duly noticed in compliance with 

North Carolina General Statutes; and 

  WHEREAS, a meeting was held by the Planning Board on October 19, 2010 and October 

27, 2010 to consider this zoning request; and 

    WHEREAS, the Planning Board found the proposed amendment is consistent with the 

following goals of the Comprehensive Plan: 

Goal 1.3.1 Quality of Life: A more sustainable quality of life to the residents 

of Indian Trail by establishing a greater sense of community and promoting 

a unique identity within the Town of Indian Trail for all residents. 
 

As this proposed rezoning to general commercial within the Village Center,  this 

helps to promote a diversity of land uses and a better quality of life for our 

residents by providing opportunity to build out the village centers establishing 

unique identity  and providing a goods and services as planned.  
 

Goal 1.3.2 Land Use:  A more balanced tax base by promoting the 

development of office parks, businesses, retail centers, and industrial parks:  
 

The proposed rezone petition is consistent with the vision of community form, 

providing a mix of uses within the intended area (Village Center) including an 

analysis supporting its request to service our residents as well as residents in 

neighboring communities.  It further promotes the opportunity to establish a more 

balanced tax base in the Town by promoting commercial development. 
 

      WHEREAS, the Planning Board further finds zoning reclassification is a reasonable 

request and is in the public interest because it promotes the goals of the adopted Indian 

Trail Comprehensive Plan in the areas of Quality of Life and Land Use and is consistent 

with the adopted plans within the Town of Indian Trail.  
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 WHEREAS, the Town Council held a public hearing on November 9, 2010 to consider said 

request, received public testimony,  and recommendation of approval from the Planning Board; 

and 

WHEREAS, the Town Council concurred with the Planning Board’s consistency findings 

and hereby endorses said findings; and 

NOW, THEREFORE, IT SHALL BE ORDAINED by the Town of Indian Trail Town 

Council that: 

Section 1 ZM 2010-002 rezone petition be granted and the Zoning Map shall be amended to 

reflect the General Business District (GBD) zoning designation for the following  

parcels: 07090004, 07090004A, 07090004B, 07090004C, 07090005, 07090005A, 

07090079, and 07069001A. 

 

 

AND IT IS SO ORDAINED this 9th day of November, 2010. 

 
 

  TOWN OF INDIAN TRAIL COUNCIL 

 

 

 

 

Attest: 

             

_________________________________  Honorable John J. Quinn, Mayor      

       Peggy Piontek, Town Clerk         
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