
March 19, 2024 
Stallings Government Center 

321 Stallings Road 
Stallings, NC 28104 

704-821-8557
www.stallingsnc.org 

# Time Item Presenter Action Requested/Next Step 

7:00 pm Invocation 
Call the Meeting to Order 

Chair N/A 

1. Agenda Approval Chair Approve/Ammend Agenda  

Motion: I make the motion to: 
1) Approve the Agenda as presented;

or
2) Approve the Agenda with the

following changes:
______________.

2. Approval of Minutes 

A. Feburary 2024

Chair 
Approve Minutes 

Motion: I make the motion to 
1) Approve the Minutes as presented;
or
2) Approve the Minutes with the
following changes:

 ___________________.      

3. TX24.03.01 

A. The Pouch Factory requests a text
amendment to amended Article 8 – Table
of Uses to allow Nicotine Delivery
Products Production as a listed use in
Industrial Zoning.

B. Statement of Consistency and
Reasonableness.

Max 
Hsiang, 

Planning 
Director 

Recommendation 

Motion:  I make the motion to 
recommend: 
1) Approval of the request as

presented.
2) Defer the request to __________.
3) Denial of the request as submitted.

4. Rules and Procedures Changes Max 
Hsiang, 

Planning 
Director 

Recommendation 

Motion:  I make the motion to 
recommend: 
1) Approval of the request as

presented.
2) Defer the request to __________.
3) Denial of the request as submitted.

Planning Board Meeting Agenda 
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# Time Item Presenter Action Requested/Next Step 

5.  Adjournment  
 

Chair Motion:  I make the motion to adjourn. 
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MINUTES OF PLANNING BOARD MEETING  

OF THE  

TOWN OF STALLINGS, NORTH CAROLINA  

  

          The Planning Board of the Town of Stallings met for their regularly scheduled meeting on February 
20, 2024, at 7:00 pm. The meeting was held at the Stallings Government Center, 321 Stallings Road, 
Stallings, NC 28106.  

          Planning Board members present: Chairman Robert Koehler, David Barnes, Heather Grooms, Jon 
Van de Riet, and Jacqueline Wilson   

          Planning Board members were absent: Vice Chairwoman Ryan Awaldt  

          Staff members present:  Max Hsiang, Planning Director, Stuart Valzonis, Planner I and Mary 
McCall, Deputy Town Clerk. 

          Chairman Robert Koehler recognized a quorum.  

  

Invocation and Call to Order  

Chairman Robert Koehler called the meeting to order at 7:00pm.  

  

1. Approval of Agenda  
 

          Board Member Van de Riet made the motion to approve the agenda with the additions of January 
2024 minutes and RZ24.01.01 – General Rezoning to Town Center (TC). Documents for both additional 
items were provided to the board and are incorporated here within. The motion was approved 
unanimously after a second from Board Member Wilson .  

  

2. Approval of Minutes 
 
A.  October 2023 Minutes 
 
B.  November 2023 Minutes 
 
C.  January 2024 Minutes 
 
 

          Board Member Grooms made the motion to approve the Planning Board Minutes from October 17, 
2023, November 14, 2023, and January 16, 2024. The motion was approved unanimously after a second 
from Board Member Barnes. 
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3. TX24.02.01 
 
  A.  Staff requests a text amendment to Article 21 to adopt and incorporate streetscape 
 requirements into the development ordinance. 
 
  B.  Statement of Consistency and Reasonableness. 
 
 
          Planning Director Hsiang presented the request to add Article 21.4 Streetscape to include the 
Stallings Streetscape Design Standards and Details Plan. He explained the ordinance applies to all new 
developments in Town Center (TC zoning) requiring developers to complete or guarantee the streetscape 
improvements before final permits are issued. Staff recommended approval of TX24.02.04 as it will 
improve the appearance and accessibility of new developments in Stallings’ Town Center. 
 
          Board Member Wilson made the motion to approve the recommendation of TX24.02.01 along with 
a statement that TX24.02.01 is consistent and reasonable in conjunction with the Comprehensive Land 
Use Plan. The motion was approved unanimously after a second from Board Member Van de Riet. 

 

4. TX24.02.02 
 
A.  Staff requests a text amendment to Article 8 to change Industrial District setbacks to match 
the setbacks of building lot type “Highway Commercial” in Article 9. 

 
B.   Statement of Consistency and Reasonableness. 

 
 
          Planning Director Hsiang presented the request for TX24.02.02 to relax outdoor storage rules to 
promote development in the Union West Business Park. He explained the changes to the setbacks in the 
industrial district. Staff recommends approval of TX24.02.02 as it promotes growth by adding 
development flexibility in Industrial zoned areas. 
 
          Board Member Wilson made the motion to approve the recommendation of TX24.02.02 along with 
a statement that TX24.02.02 is consistent and reasonable in conjunction with the Comprehensive Land 
Use Plan. The motion was approved unanimously after a second from Board Member Van de Riet. 
 

5. TX24.02.03 
 
A.  Staff requests a text amendment to Article 11 to adopt and incorporate a Land Development 
Permit. 

 
B.   Statement of Consistency and Reasonableness. 
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          Planner I Valzonis presented the request for TX24.02.03 to amend Article 11 of the Stallings 
Development Ordinance to update the Tree Disturbance Plan and add a Land Disturbance Permit. He 
explained the change will allow for review of all projects for stormwater impact and will  promote a 
natural environment of the highest quality. Staff recommended approval of TX24.02.03 as it will improve 
the community both economically and environmentally along with adding standards for land absent trees. 
 
          Board Member Wilson made the motion to approve the recommendation of TX24.02.03 along with 
a statement that TX24.02.03 is consistent and reasonable in conjunction with the Comprehensive Land 
Use Plan. The motion was approved unanimously after a second from Board Member Grooms. 
 

6. TX24.02.04 
 
A.  Staff requests a text amendment to Article 8 to amend the definition of Town Center. 
 
B.  Statement of Consistency and Reasonableness. 

 
 
          Planning Director Hsiang presented TX24.02.04 to amend the definition of Town Center in Article 
8 of the Stallings Development Ordinance by removing the last sentence, "Expansion of the Town Center 
District shall be contiguous and not separated from the primary district area". He explained that removing 
the sentence provides flexibility in future development planning.  

  
          Board Member Grooms made the motion to approve the recommendation of TX24.02.04 along 
with a statement that TX24.02.04 is consistent and reasonable in conjunction with the Comprehensive 
Land Use Plan. The motion was approved unanimously after a second from Board Member Van de Riet. 

 

     6a. RZ24.01.01 

 
A.  Staff requests a rezoning for thirteen (13) properties’ current zoning to Town Center (TC) for 
the properties listed below. 
 
  Street Address  Parcel ID  Current Zoning 
  325 Stallings Rd 07126008  Mixed-Use 2 
  329 Stallings Rd 07126010  Mixed-Use 2 
  333 Stallings Rd 07126011  Mixed-Use 2 
  401 Stallings Rd 07126026  Single-Family 3 
  409 Stallings Rd 07126027B  Mixed-Use 2 
  475 Stallings Rd 07126264  Vehicle Service & Repair 
  509 Stallings Rd 07126265A  Vehicle Service & Repair 
  613 Stallings Rd 07126266  Vehicle Service & Repair 
  615 Stallings Rd 07126266A  Vehicle Service & Repair 
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  621 Stallings Rd 07126267  Vehicle Service & Repair 
  623 Stallings Rd 07126268  Vehicle Service & Repair 
  629 Stallings Rd 07126269  Vehicle Service & Repair 
  645 Stallings Rd 07126270A  Vehicle Service & Repair 
 
B.  Statement of Consistency and Reasonableness. 
 
 

          Planning Director Hsiang presented RZ24.01.01 to change the above listed parcels from their 
current listed zoning to Town Center District (TC) zoning. He explained that changing the zoning of these 
properties would give a broad array of additional uses and increase the number of commercial business 
opportunities to Stallings’ Downtown area. Planning Director Hsiang advised that the Grandfathered Use 
clause would allow for existing uses under Vehicle Service & Repair zoning district, remaining 
unhindered and allow a parcel to retain the use that is non-conforming, unless discontinued for 3 years. 

  
          After Board discussion, Board Member Grooms made the motion to approve the recommendation 
of RZ24.01.01 along with a statement that RZ24.01.01 is consistent and reasonable in conjunction with 
the Comprehensive Land Use Plan. The motion was approved unanimously after a second from Chairman 
Koehler. 

 

7. Discussion Item 

          Planning Director Hsiang asked the Board Members to review the Rules and Procedures for 
discussion and changes for the next meeting. 

         

          8. Adjournment 

          Board Member Grooms made the motion for adjournment. The motion was approved unanimously 
after a second from Board Member Wilson. 

          The meeting adjourned at 7:38 pm.  

 

 

  

  ______________________________________     ______________________________________       
  Robert Koehler, Chairman      Mary McCall, Deputy Town Clerk  
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MEMO 
To: Planning Board 
From: Max Hsiang, Planning Director 
Date: 3/19/2024 
Re: TX24.03.01 – Nicotine Delivery Products Production 

 
Request: 
 
The Pouch Factory, a nicotine delivery product producer, submitted a text amendment application to request 
an addition in Article 8 Table 8.1 Table of Uses for Nicotine Delivery Products Production as a listed use (L) in 
Industrial (IND) zoning district. 
 

  
 

History:  
 
The Industrial District (IND) was established to provide locations for industrial uses that, due to the scale of the 
buildings and/or the nature of the use, cannot be integrated into the community. Uses within the Industrial 
District are buffered from adjacent uses. The dominant uses in this district are manufacturing and warehouse 
storage. The Industrial District is reserved for uses which require very large buildings and/or large parking 
and loading facilities.  

 
Staff Recommendation: 
 
Staff recommends approval of TX24.03.01. Staff see the potential to increase economic opportunities 
within the Industrial Zoning District, which aligns with the Council approved Economic 
Development Plan. The use also integrates with the overall vision outlined in the Town’s adopted 
Future Land Use Plan for Industrial Zoning. 



 

 

 

Statement of Consistency and Reasonableness 
 
ZONING AMENDMENT: TX24.03.01 
 
REQUEST:  To amend Article 8 Table 8.1 Table of Uses of the Stallings Development 

Ordinance to add Nicotine Delivery Products Production as a listed use (L) in 
Industrial (IND) zoning district. 

 
WHEREAS, The Town of Stallings Town Council, hereafter referred to as the “Town Council”, adopted the 
Stallings Comprehensive Land Use Plan on November 27, 2017; and 
 
WHEREAS, the Town Council finds it necessary to adopt a new land development ordinance to maintain 
consistency with the Comprehensive Land Use Plan; and 
 
WHEREAS, the Town Council finds it necessary to revise the Unified Development Ordinance to comply with 
state law found in NCGS § 160D. 
 
WHEREAS, the Town Council finds it necessary to consider the Planning Board’s recommendations. 
 
THEREFORE, The Planning Board hereby recommends that the proposed text amendment is consistent and 
reasonable with the Comprehensive Land Use Plan adopted on November 27, 2017 based on the goals and 
objectives set forth in the document of promoting quality development and consistency with all state mandated 
land use regulations established through NCGS § 160D. The Planning Board recommends to APPROVE the 
proposed amendment and stated that the Planning Board finds and determines that the text amendment is 
consistent and reasonable with the key guiding principles, goals, and objectives of the Comprehensive Land Use 
Plan for the following reasons: 
 

1. This text amendment meets the Economic Development Plan, Initiative 2, of attracting new jobs and 
investment in Stallings. 

2. The Comprehensive Land Use Plan expresses the desire for light manufacturing and assembly in 
current and future industrial zoning districts. 

Recommended this the __ day of _________, 2024. 
 

 
Planning Board Chair 

 
Attest: 
 

 
Planning Staff 
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MEMO 
To: Planning Board 
From: Max Hsiang, Planning Director 
Date: 03.19.2024 
Re: Planning Board & Board of Adjustments Rules of Procedure Update 2024 

 
Request: 
 
This memo proposes revisions to the Planning Board's Rules of Procedure document to improve clarity for 
Board Members, Staff, and the public. 
 
Changes: 
 

• Streamlined Table of Contents: The following documents will be removed from the table of contents: 
o Ordinance Establishing Planning Board (1990) 
o Amendment to Planning Board Ordinance (1991) 
o Amendment to Planning Board Ordinance (2013) 
o Section 32.10: Boards Required by Statute 
o Section 125.190: Board of Adjustments Established 

• Corrected Typo: A typographical error will be addressed in section 8-3 (page 11) by removing the 
exclamation mark after "withdraw." 

• Updated Public Notice Procedure: The requirement for a physical meeting agenda posting in the Town 
Hall (section 5.5, page 9) will be removed. 

 
Rationale: 
 

• Removing the listed ordinances from the Rules of Procedure clarifies that these documents remain in 
effect despite their absence. 

• The typo correction ensures consistency and professionalism. 
• Updating the public notice procedure reflects modern practices. Online agenda posting already occurs, 

and legal public notice requirements are defined by state statute, not this document. Aligning the 
Planning Board with the Council's agenda posting approach simplifies the process. 

• This revision streamlines the Rules of Procedure document and ensures it focuses on its intended 
content. 
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