
    

BOARD OF ADJUSTMENT MEETING
THURSDAY, MARCH 27, 2025

6:00 P.M.
Council Chambers, 300 W. Crowell Street

Monroe NC
 

AGENDA

Item 1. Call to Order – Roll Call

Item 2. Appoint Chair

Item 3. Pledge of Allegiance and Moment of Silence

Item 4. Adopt Agenda

Item 5. Conflicts of Interest

Item 6. Approval of Minutes– February 27, 2025

Item 7. Quasi-Judicial Statement

Item 8. PLZNA 2025-00162 Variance - The Board of Adjustment is requested to 
consider a variance request from the required perimeter landscape buffer 
along the west property line in order to operate an automotive repair 
business at 431 Morgan Mill Road. (Parcel ID 09-189-038) 

 
Item 9. PLZNA 2025-00169 Variance - The Board of Adjustment is requested to 

consider a variance request from parking and circulation area paving for 
a property located at 431 Morgan Mill Road. (Parcel ID 09-189-038)

Item 10. PLSUP-2025-00064 Special Use Permit - The Board of Adjustment is 
requested to consider this Special Use Permit request by Coy Coley on 
behalf of Alton Plyer, property owner, to establish truck parking, loading, 
and staging as well as outdoor building material storage uses within the 
General Business (GB) District at 1938 Skyway Drive. (Parcel ID 09-222-
001A)

Item 11. Next Meeting:  Thursday, April 24, 2025

Item 12. Adjournment

ATTENTION BOARD MEMBERS:
Please call Kimberly Davis at 704-282-4527 to confirm your attendance.  Thank you.

cc: Al Benshoff, Attorney
Jeff Wells, Assistant City Manager
Planning Staff
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MINUTES OF THE
BOARD OF ADJUSTMENT MEETING

February 27, 2025, at 6:00 P.M.
 Council Chambers

300 W. Crowell St., Monroe, NC

To HR: 02/28/25

Item 1. Call to Order – Roll Call

Corey Noland called the Board of Adjustment meeting to order at 6:00 p.m. Kimberly Davis, 
Administrative Assistant, called the roll. 

Members Present: Corey Noland (Acting Chair), Thomas Loria, Ryan Haywood

Members Absent: None

Staff Present: Al Benshoff, BOA Attorney; Doug Britt, Asst. Director of Planning 
and Dev; Megan Brightharp, Planner 1; Kimberly Davis, Admin. 
Asst. II

Guests: John Powell, Khuong Nguyen, Sinh Mai 

Item 2. Appoint Chair

Motion:     Ryan Haywood made a motion to have Corey Noland serve as Acting Chair 
for this February 27, 2025 Board of Adjustment Meeting.

Second: Thomas Loria 
Action: The motion to approve passed with the following votes:

AYES: Corey Noland, Thomas Loria and Ryan Haywood
NAYS: None

Item 3. Pledge of Allegiance and Moment of Silence

Item 4. Adopt Agenda

Motion:     Thomas Loria made a motion to adopt the agenda.
Second: Ryan Haywood 
Action: The motion to approve passed with the following votes:

AYES: Corey Noland, Thomas Loria and Ryan Haywood
NAYS: None

Item 5. Conflicts of Interest – None noted.

Item 6. Approval of Minutes – Minutes of January 23, 2025

Motion:     Ryan Haywood made a motion to approve the minutes of the January 23, 
2025 meeting.

Second: Thomas Loria 
Action: The motion to approve the minutes passed with the following votes:
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AYES: Corey Noland, Thomas Loria, Ryan Haywood
      NAYS: None

Item 7. Quasi-Judicial Statement:

Attorney Al Benshoff - This is for the audience, and it is a brief explanation of what the Board of 
Adjustment does. This is a quasi-judicial hearing, which means it is like a court hearing.  North 
Carolina law sets specific procedures and rules concerning how this board of adjustment must 
make its decisions. These rules are different from other types of land use decisions, such as a 
rezoning. This board’s discretion is limited.  This board must base its decisions on competent, 
relevant and substantial evidence in the record.  A quasi-judicial process is not a popularity contest. 
It is a decision limited by the standards in the zoning ordinance and based on the facts presented. 
If you will speak as a witness, please focus on the facts and ordinance standards, not personal 
preference or opinion. Participation is limited by state law and this meeting is open to the public. 
Everyone is welcome to watch and parties with standing have rights to participate fully.  Parties 
may present evidence, call witnesses and make legal arguments.  Parties are limited to the town, 
applicants and individuals who can show that they will suffer special damages.  Other individuals 
may serve as witnesses when called by the chair. General witness testimony is limited to facts, not 
opinions.  For certain topics, this board needs to hear opinion testimony from expert witnesses. 
These topics include impacts on property values and increased traffic.  Persons providing expert 
opinion must be qualified as experts and provide the factual evidence on which their opinions are 
based. Witnesses may be cross-examined by parties with standing and witnesses must swear or 
affirm their testimony.

Item 8. SUP PLSUP-2025-00137 - The Board of Adjustment is requested to consider 
this Special Use Permit request by Sinh Mai to re-establish a duplex in the 
Office Medical (OM) District at 203 Charles Street. (Parcel ID # 09-231-067)

Doug Britt and Megan Brightharp came forward and were sworn in. 

Megan Brightharp, Planner 1, presented the proposed findings:

1. The property at 203 Charles Street is owned by Sinh Mai and is zoned OM (Office 
Medical). (Exhibit 1-3) Exhibit 1 is a copy of the Ortho Map showing the subject property 
highlighted in blue. The subject property is located at the corner of East Franklin and 
Charles Street, south of East Franklin Street and east of Charles Street. Exhibit 2 is a copy 
of the Zoning Map with the subject property highlighted in blue. The subject property is 
zoned Office Medical (OM) as are the properties to the north and directly to the east. 
Properties to the south are Residential Medium Density (RMD) and properties to the west 
are Conditional District (CD). That property is a teahouse. Exhibit 3 is a copy of the deed 
of the property showing that the applicant, Sinh Mai, is the owner.

2. A Special Use Permit Application was submitted on January 28, 2025 requesting to 
reestablish a duplex in the Office Medical (OM) District. (Exhibit 4-5) Exhibit 4 is a copy 
of the application. Exhibit 5 is a copy of the Site Plan of the home showing the existing 
structure.
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3. According to Table 7.1 of the City of Monroe Unified Development Ordinance titled 
Tables of Permissible Uses (Traditional and Mixed-Use), duplex, triplex, and quadplex 
are only allowed in the OM Zoning District with the issuance of a Special Use Permit from 
the Board of Adjustment. (Exhibit 6) Exhibit 6 is a copy of Table 7.1 from the City of 
Monroe Unified Development Ordinance. Shown in the table, crossing between the 
“Duplex, Triplex, and Quadplex Residential Use” and the “Traditional Zoning District of 
Office Medical” shows an “S” that stands for Special Use Permit Required.

4. According to Section 157.7.2.4.C of the City of Monroe Unified Development Ordinance 
titled Duplex/Triplex/Quadplex, the use is described as “A building containing up to four 
dwelling units, usually under single ownership, consolidated into a single structure. A 
duplex/triplex/quadplex is typically on a single lot and contains common walls.” 
Additionally, this sections list additional uses standard that state, “the lot width and lot 
size must be 1.5x the required minimum width of the base zoning district requirement for 
any duplex/triplex/quadplex and that density requirements shall be met for any district 
which a duplex/triplex/quadplex is located.” (Exhibit 7) Exhibit 7 is a copy of the UDO 
Section 157.7.2.4.C.

5. The minimum lot width of the OM (Office Medical) District is 75 feet and the subject 
property has a lot width of approximately 170 feet.

6. The minimum lot size of the OM (Office Medical) District is 7,500 square feet and the 
subject property has a lot area of .45 acres or 19,602 square feet.

7. The maximum density of the OM (Office Medical) District is six units per acre. The 
proposed duplex will have a density of 4.4 units per acre. (Exhibit 8) Exhibit 8 is a copy 
of Table 4.3.1 from the City of Monroe Unified Development Ordinance titled Office 
Medical District Development Standards Table. The lot shown meets the minimum lot 
width of 75 feet, minimum lot area of 7,500 square feet and the density of six units per 
acre.

8. The subject property used to be a duplex. However, the use was abandoned for more than 
180 consecutive days, losing its nonconforming status. In order for the duplex use to 
resume, the applicant is required to obtain a special use permit. (Exhibit 9) Exhibit 9 is a 
copy of Section 10.3 of the Unified Development Ordinance. Highlighted on the screen is 
Item D, “Abandonment or Discontinuance: If a nonconforming use is discontinued or 
abandoned for 180 days or more, the use shall not be reestablished or resumed.”

9. All adjoining property owners have been notified of the Special Use Permit application. 
(Exhibit 10-11) Exhibit 10 is a copy of the APO List. Exhibit 11 is a copy of the APO 
Map. Twenty-four properties were notified. We only received two inquires just asking 
general questions about what the applicant is trying to do. A worksheet has been completed 
by staff for your use and is located behind your staff report for your consideration. 

The Board began with questions for Megan. She spoke with the applicant earlier in the day who 
said he would be at the meeting, but had not yet arrived. There are no uses in the building and no 
medical offices there at this time. In the late summer or early fall of 2024, the applicant was trying 
to turn utilities back on, but that is when it was realized that utilities had been off for over 180 
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days. Planning told them that, before the utilities could be turned back on, they would need to get 
the Special Use Permit. The purchase of the property and the Deed were filed on February 2, 2018. 
The property is currently under contract to be sold.

The applicant and friend arrived so some questions were deferred to them once they were sworn 
in. Sinh Mai, Owner, and his friend, Khuong Nguyen came forward and were both sworn in. Sinh 
Mai, applicant, lives at 11804 Sir Francis Drake Drive, Charlotte, NC 28277. Khuong Nguyen 
lives at 7526 British Gardens Lane, Charlotte, NC 28277.

Khuong Nguyen spoke on what he has personal knowledge of regarding the situation. Mr. Mai 
purchased the property back in 2018 and, at the time, he had tenants that were renting both sides. 
(Mr. Mai) hired a property manager and everything was going well until about 2023. (Mr. Mai) 
went back to his home country of Vietnam and stayed there for six months. (Mr. Mai) did not 
receive the notices and the property manager quit, the tenants vacated and he didn’t know anything. 
(Mr. Mai’s) kids checked the mail and threw away all of the mail received from the City. (Mr. 
Mai) was unaware, but he contacted (Mr. Nguyen) last year to list the property. They (Mr. Mai 
and Mr. Nguyen) have the property currently under contract with a very serious buyer that wants 
to go in and renovate the property and continue using it as a duplex. When they came here to turn 
on the utilities that is when they realized it was no longer able to be used as a duplex. They hope 
to continue that usage since it was always a duplex since Mr. Mai purchased it and it was a duplex 
for years prior. Surrounding the property, it is mainly residential. There is a retail center across the 
street, but that is more on Franklin and the property is located more on Charles. The property is 
currently under contract and it is a condition of the Special Use Permit. The potential buyers want 
to remodel the property and continue using it as a duplex. It would cost them an “extensive 
amount” to bring it to one unit instead of keeping it as a duplex. The two sides of the property are 
not identical. The parking is like a parking lot driveway. It has a carport to fit two cars and the 
drive parking lot area will fit ten cars. The front and back each have separate entrances for each 
side of the duplex. The inside has a living room, adjacent to the kitchen and dining room, and has 
a solarium along with a staircase that goes up to the bedrooms upstairs. The other side of the duplex 
is identical. It is all completely divided and with separate meters.

Sinh Mai spoke and said he wishes to bring it back to the way it is. He said it is his fault in not 
responding to the power being off for six months. He just found out.

Attorney Al Benshoff explained to Mr. Mai that there are four standards and asked for an 
explanation directly from Mr. Mai and/or Mr. Nguyen on how the property, as a duplex, meets 
those standards. 

A. The use will not materially endanger the public health or safety if located, designed, and 
proposed to be operated according to plan.

Mr. Nguyen answered that it will not endanger the public health since the building has been used 
as a duplex for numerous years and the building is set up already as a duplex with separate meters, 
separate HVAC systems, separate electrical systems, and with separate ingress and egress. It has 
been functioning over thirty years as a duplex.
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B. The use or development complies with all regulations and standards of the City of Monroe 
Zoning Ordinance, as well as any other state or local rule or regulation governing the 
development of land.

Mr. Nguyen answered that the current development is set up as a duplex and has been used as a 
duplex for numerous years and he feels it would be more hazardous to reconvert it into a single 
building versus keeping the current usage of a duplex. 

Mr. Noland asked staff if there were any other ways in which this property is not compliant with 
any other regulations.

Ms. Brightharp answered that this property was non-conforming. It existed and was being used as 
a duplex prior to the adoption of the UDO in 2022. Items F and G, there is one driveway and it is 
on a corner lot.

Motion:     Corey Noland made a motion to adopt the Findings of Fact as presented by 
staff as well as the following Findings of Fact: 10) The application presented 
is conclusory and presents no facts surrounding the standards that this 
Board has to consider; 11) The property currently only has one driveway; 
12) This duplex is on a corner lot and is not designed in a way that each unit 
fronts on a different street. Corey Noland made a motion to adopt all twelve 
Findings of Fact.

Second: Thomas Loria
Action:            The motion passed with the following votes:

AYES: Corey Noland, Thomas Loria, Ryan Haywood 
      NAYS: None 

II. Special Use General Standards:
A. The use will not materially endanger the public health or safety if located, designed, and 

proposed to be operated according to plan.

Motion:     Corey Noland made a motion that the standard for this conclusion of law is 
met in that the building has been previously used as a duplex for a number 
of years. It is set up with different electrical systems, separate ingress and 
egress according to the testimony that we heard and, for this conclusion, I 
would make a motion that the standard is met.

Second: Ryan Haywood
Action:            The motion passed with the following votes:

AYES: Corey Noland, Thomas Loria, Ryan Haywood 
      NAYS: None 

B. The use or development complies with all regulations and standards of the City of 
Monroe Zoning Ordinance, as well as any other state or local rule or regulation 
governing the development of land.

Motion:     Corey Noland made a motion that the standard is not met based on the 
following Findings of Fact: 1) There is only one driveway for this property; 
and 2) This is a duplex on a corner lot that is not designated in a way that 
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each unit fronts on a different street. The standard is not met based on these 
Findings of Fact.

Second: Thomas Loria
Action:            The motion passed with the following votes:

AYES: Corey Noland, Thomas Loria, Ryan Haywood 
      NAYS: None

C. The use or development will not adversely impact surrounding property and will not 
substantially injure the value of adjoining property.

Motion:     Corey Noland made a motion that the standard is not met based on the 
following Findings of Fact: There are no Findings of Fact related to how 
this would impact surrounding property.

Second: Ryan Haywood
Action:            The motion passed with the following votes:

AYES: Corey Noland, Thomas Loria, Ryan Haywood 
      NAYS: None

D. The location and character of the use, if developed according to the plan as submitted 
and approved, will be in harmony with the area in which it is to be located and will be 
in general conformity with the Monroe Land Development Plan.

Motion:     Corey Noland made a motion that the standard is not met based on the 
Findings set forth for conclusion B.

Second: Ryan Haywood
Action:            The motion passed with the following votes:

AYES: Corey Noland, Thomas Loria, Ryan Haywood 
      NAYS: None

Under legal recommendation: 
Motion:     Corey Noland made a motion to adopt the testimony related to separate 

electrical systems and separate entrances as well as the fact that this 
building has been previously used as a duplex as Finding of Fact 13.

Second: Thomas Loria
Action:            The motion passed with the following votes:

AYES: Corey Noland, Thomas Loria, Ryan Haywood 
      NAYS: None
III. Permit Action

Motion:      Thomas Loria made a motion to DENY the Special Use Permit based on 
the finding of General Standards of the above and the previous responses   
of B, C and D. They are generally not met.

Second: Corey Noland
Action:            The motion to DENY passed with the following votes:

AYES: Corey Noland, Thomas Loria, Ryan Haywood 
      NAYS: None 

Item 9. Next Meeting:  Thursday, March 27, 2025
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Item 10.     Adjournment

Motion: Corey Noland made a motion to adjourn the meeting.
Second:      Ryan Haywood
Action:   The motion to adjourn passed with the following votes:

AYES:     Corey Noland, Thomas Loria, Ryan Haywood 
      NAYS: None

The meeting was adjourned at 6:38 p.m.

Respectfully submitted,

Corey Noland      Kimberly Davis
Acting Chair Clerk of the Board
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STAFF REPORT 

 

Case # PLZNA-2025-00162 

 

TO:  Board of Adjustment Members 

 

DATE:  March 27, 2025 

 

FROM:  Doug Britt, Assistant Director of Planning and Development 

 

PREPARED BY:   Patrick Blaszyk, Planner 

 

SUBJECT: Variance Request by Saul Santiago Martinez from landscape buffering for 

a property located at 431 Morgan Mill Road.  

 

 

SUMMARY STATEMENT 

 

Saul Santiago Martinez is requesting a variance for alleviation from the required perimeter landscape 

buffer along the west property line in order to operate an automotive repair business at 431 Morgan 

Mill Road.  

 

 

SITE DATA 

 

Type of Action:   Variance 

Date of Petition:   February 28, 2025 

Name of Petitioner:   Saul Santiago Martinez 

Location:    431 Morgan Mill Road 

Tax ID #:    09-189-038 

Lot Size:    0.76 Acres  

Current Zoning Classification: GB (General Business) 

 

REVIEW 

Proposed Findings: 

 

1. The property located at 431 Morgan Mill Road is owned by Saul Santiago Martinez and 

is zoned GB (General Business). (Exhibit 1, 2 & 3)  

 

2. On February 28, 2025, Saul Santiago Martinez submitted a variance application from 

section 7.2.6.Q.4.b. of the Unified Development Ordinance (UDO) to not install the 
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required Type 2, 20-foot wide perimeter landscape buffer along the west property line. 

(Exhibit 4) 

 

3. Section 7.2.6.Q.4.b. of the UDO titled “Minor Vehicle Service & Vehicle Part Sales” 

under “Permissible Use Definitions and Standards” lists if a parcel is located in the 

General Business (GB) zoning district or abuts a residential use, a Type 2, 20-foot wide 

landscape buffer is required to be provided. This parcel is located in the GB zoning 

district and abuts a residential parcel. (Exhibit 5)  

 

4. Staff created a site plan displaying the location of the required perimeter landscape 

buffer. (Exhibit 6) 

 

5. Staff has taken photos of the existing conditions of the site. (Exhibit 7)  

 

6. All adjacent property owners have been notified of the proposed variance. (Exhibit 8 & 

9) 

 

Conclusions: 

 

1. It is the Board’s CONCLUSION, that unnecessary hardship (would/would not) result from 

the strict application of the ordinance. 

 

2. It is the Board’s CONCLUSION, that the hardship (is/is not) peculiar to the applicant’s 

property.  

  

3. It is the Board’s CONCLUSION, that the hardship (is/is not) the result of the applicant’s own 

actions.  

   

4. (a) It is the Board’s CONCLUSION, that the variance (is/is not) consistent with the spirit, 

purpose, and intent of the ordinance. 

 

(b) It is the Board’s CONCLUSION, that in granting of the variance, the public safety 

(will/will not) be secured and substantial justice (will/will not) be achieved. 

 

THEREFORE, on the basis of all foregoing, IT IS ORDERED that the application Variance 

PLZNA-2025-00162 be (approved/denied). 
 

Exhibits: 

Exhibit 1: Ortho Map 

        Exhibit 2: Zoning Map 

Exhibit 3: Deed to Property 

Exhibit 4: Variance Application 

Exhibit 5: Section 7.2.6.Q.4.b. of the UDO 

        Exhibit 6: Site Plan 

        Exhibit 7: Photos of Site 

        Exhibit 8: APO Map 

Exhibit 9: APO List  

Prepared by: PB 3-7-2025 
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7.2.6. COMMERCIAL USES 

Q. Minor Vehicle Service & Vehicle Part Sales 

4. Use Standards. 

a. If located in the GB district or abutting a residential use, a landscape 

buffer with buffer intensity of 2 shall be provided.  
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ACCTNO OWNERNAME1 OWNERNAME2 OWNERADDRE OWNERCITY OWNERSTATE OWNERZIP

09189018 MORGAN MILL LLC 204-C WEST WOODLAWN RD CHARLOTTE NC 28217

09189015 HAMILTON LENELLE M 510 MANGUM ST MONROE NC 28110

09189034 SOCAP FAIRLEY LLC PO BOX 1110 INDIAN TRAIL NC 28079

09189038A BARNICA ELSA MARINA AVILA ACATITLAN CONSTANTINO MORALES 1400 FAIRLEY AVE MONROE NC 28110

09189043 RIVES LINDA SHAW SUCCESSOR TRUSTEE 3560 MEMBERS CLUB BLVD SOUTHPORT NC 28461

09189044 DREAMBRICKS LLC 3024 TWIN LAKES DRIVE MATTHEWS NC 281046114

09189042A VPAT-SOUTH LLC 3142 BEAVER DAM DR MONROE NC 28110

09189054 CONSTANTE ASAEL AMAYA AGUAS DULCE MARIA MENDIOLA 1301 FAIRLEY AVE MONROE NC 28110

09189039 STAMOULIS TINA MARIA HOULI PARTNERS LLC 7407 QUAIL HILL RD CHARLOTTE NC 28210

09189035 JB'S REALTY LLC 437 MORGAN MILL RD MONROE NC 28110

09192004 MOSER LILLIAN L HEIRS C/O JULIE M WATKINS 3920 STACK RD MONROE NC 28112

09189016 CERVANTES ALMANZA AGUSTINE CERVANTES MARIA ISABEL 9824 DRAWBRIDGE DR CHARLOTTE NC 28215

09189014A MASTER TOWING LLC 17414 BALDWIN HALL DR CHARLOTTE NC 28277

09189038 MARTINEZ SAUL USIEL SANTIAGO  1517 MAURICE TRULL WINGATE NC 28174

09189045 MOORE LORETTA L 3217 ALLENWOOD RD CHARLOTTE NC 28270
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STAFF REPORT 

 

Case # PLZNA-2025-00169 

 

TO:  Board of Adjustment Members 

 

DATE:  March 27, 2025 

 

FROM:  Doug Britt, Assistant Director of Planning and Development 

 

PREPARED BY:   Patrick Blaszyk, Planner 

 

SUBJECT: Variance Request by Saul Santiago Martinez from parking and circulation 

area paving for a property located at 431 Morgan Mill Road.  

 

 

SUMMARY STATEMENT 

 

Saul Santiago Martinez is requesting a variance for alleviation from the required paving of the parking 

and circulation areas in the rear yard of the property at 431 Morgan Mill Road.  

 

 

SITE DATA 

 

Type of Action:   Variance 

Date of Petition:   February 28, 2025 

Name of Petitioner:   Saul Santiago Martinez 

Location:    431 Morgan Mill Road 

Tax ID #:    09-189-038 

Lot Size:    0.76 Acres  

Current Zoning Classification: GB (General Business) 

 

REVIEW 

Proposed Findings: 

 

1. The property located at 431 Morgan Mill Road is owned by Saul Santiago Martinez and 

is zoned GB (General Business). (Exhibit 1, 2 & 3)  

 

2. The applicant has indicated the unimproved; grass area on the rear side of the property 

will be utilized in order to drive vehicles to and from the paved parking area to the 

vehicle maintenance bays on the rear of the building. The Unified Development 

Ordinance (UDO) requires all vehicle parking and circulation areas to be paved with 
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asphalt or concrete. On February 28, 2025, Saul Santiago Martinez submitted a variance 

application from section 8.4.3.B.1.a. of the UDO to not pave the parking and circulation 

areas located on the rear yard of the property. This variance would exempt the applicant 

from the submitting the required professionally engineered plans for paving the parking 

and circulation areas. These plans would require landscaping buffers, the orientation and 

layout of the parking lot and dimensions of parking spaces. (Exhibit 4) 

 

3. Section 8.4.3.B.1.a. of the UDO titled “Paving” under “Parking Design Standards” lists 

that all new parking, loading, driveways and drive aisles, serving new construction, 

including expansions to existing uses must be paved with asphalt or concrete. (Exhibit 5)  

 

4. Staff created a site plan displaying the location of the required areas for paving regarding 

the parking and circulation areas. (Exhibit 6) 

 

5. Staff has taken photos of the existing conditions of the site. (Exhibit 7)  

 

6. All adjacent property owners have been notified of the proposed variance. (Exhibit 8 & 

9) 

 

Conclusions: 

 

1. It is the Board’s CONCLUSION, that unnecessary hardship (would/would not) result from 

the strict application of the ordinance. 

 

2. It is the Board’s CONCLUSION, that the hardship (is/is not) peculiar to the applicant’s 

property.  

  

3. It is the Board’s CONCLUSION, that the hardship (is/is not) the result of the applicant’s own 

actions.  

   

4. (a) It is the Board’s CONCLUSION, that the variance (is/is not) consistent with the spirit, 

purpose, and intent of the ordinance. 

 

(b) It is the Board’s CONCLUSION, that in granting of the variance, the public safety 

(will/will not) be secured and substantial justice (will/will not) be achieved. 

THEREFORE, on the basis of all foregoing, IT IS ORDERED that the application Variance 

PLZNA-2025-00169 be (approved/denied). 
 

Exhibits: 

Exhibit 1: Ortho Map 
        Exhibit 2: Zoning Map 

Exhibit 3: Deed to Property 
Exhibit 4: Variance Application 
Exhibit 5: Section 8.4.3.B.1.a. of the UDO 

        Exhibit 6: Site Plan 
        Exhibit 7: Photos of Site 
        Exhibit 8: APO Map 

Exhibit 9: APO List  
Prepared by: PB 3-10-2025 
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8.4.3. PARKING DESIGN STANDARDS 

 B. Paving 

1. Applicability. Paving shall be required per the standards of this Section for: 

a. All new parking, loading, driveways and drive aisles, serving new 

construction, including expansions to existing uses; 
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ACCTNO OWNERNAME1 OWNERNAME2 OWNERADDRE OWNERCITY OWNERSTATE OWNERZIP

09189018 MORGAN MILL LLC 204-C WEST WOODLAWN RD CHARLOTTE NC 28217

09189015 HAMILTON LENELLE M 510 MANGUM ST MONROE NC 28110

09189034 SOCAP FAIRLEY LLC PO BOX 1110 INDIAN TRAIL NC 28079

09189038A BARNICA ELSA MARINA AVILA ACATITLAN CONSTANTINO MORALES 1400 FAIRLEY AVE MONROE NC 28110

09189043 RIVES LINDA SHAW SUCCESSOR TRUSTEE 3560 MEMBERS CLUB BLVD SOUTHPORT NC 28461

09189044 DREAMBRICKS LLC 3024 TWIN LAKES DRIVE MATTHEWS NC 281046114

09189042A VPAT-SOUTH LLC 3142 BEAVER DAM DR MONROE NC 28110

09189054 CONSTANTE ASAEL AMAYA AGUAS DULCE MARIA MENDIOLA 1301 FAIRLEY AVE MONROE NC 28110

09189039 STAMOULIS TINA MARIA HOULI PARTNERS LLC 7407 QUAIL HILL RD CHARLOTTE NC 28210

09189035 JB'S REALTY LLC 437 MORGAN MILL RD MONROE NC 28110

09192004 MOSER LILLIAN L HEIRS C/O JULIE M WATKINS 3920 STACK RD MONROE NC 28112

09189016 CERVANTES ALMANZA AGUSTINE CERVANTES MARIA ISABEL 9824 DRAWBRIDGE DR CHARLOTTE NC 28215

09189014A MASTER TOWING LLC 17414 BALDWIN HALL DR CHARLOTTE NC 28277

09189038 MARTINEZ SAUL USIEL SANTIAGO  1517 MAURICE TRULL WINGATE NC 28174

09189045 MOORE LORETTA L 3217 ALLENWOOD RD CHARLOTTE NC 28270
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                         STAFF REPORT 

PLSUP-2025-00064 

  

 

 

TO:  Board of Adjustment Members 

 

DATE:  March 27, 2025   

 

FROM:  Doug Britt, Assistant Director of Development Services  

 

PREPARED BY: Megan Brightharp, Planner 

 

SUBJECT: Special Use Permit request for truck parking, loading, and staging as well 

as outdoor building material storage in the General Business (GB) District 

at 1938 Skyway Drive. 

 

 

SUMMARY STATEMENT 

 

The Board of Adjustment is requested to consider this Special Use Permit request by Coy Coley on 

behalf of Alton Plyer, property owner, to establish truck parking, loading, and staging as well as 

outdoor building material storage uses within the GB, General Business District at 1938 Skyway 

Drive. 

 

SITE DATA 

 

Type of Action:  Special Use Permit 

Date of Petition:  October 7, 2024 

Name of Petitioner:  Coy Coley 

Location:   1938 Skyway Drive     

Tax ID #:   09-222-001A 

Lot Size:  1.855 Acres 

Zoning Classification:           GB (General Business) 

 

 

PROPOSED FINDINGS 

 

Staff offers the following Proposed Findings: 
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1. The property at 1938 B Skyway Drive is owned by Alton Eugene Plyler and is zoned GB 

(General Business).  (Exhibit 1-3). 

 

2. A Special Use Permit Application was submitted on October 7, 2025 requesting to establish 

truck parking, loading, and staging as well as outdoor building material storage uses in the 

GB (General Business) District. (Exhibit 4&5) 

 

3. According to Section 157.7.1 of the City of Monroe Unified Development Ordinance titled 

“Tables of Permissible Uses (Traditional and Mixed-Use)”, outdoor storage is only allowed 

in the GB Zoning District with the issuance of a Special Use Permit from the Board of 

Adjustment. (Exhibit 6) 

 

4. According to Section 157.7.2.8.I of the City of Monroe Unified Development Ordinance 

titled “Outdoor Storage”, the use is described as “A lot designated for the extended outdoor 

storage of cars, boats, other vehicles. This use is not to be confused with commercial 

parking, which excludes outdoor storage. Outdoor storage is for the extended storage of 

cars, boats, and other vehicles, machinery, and equipment or material.” (Exhibit 7) 

 

5. All adjoining property owners have been notified of the Special Use Permit application.     

(Exhibit 8&9).                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                        

 

 

CONCLUSIONS 

 

Staff is bringing this request before you tonight for your consideration. 

 

 
Attachment(s): 

Exhibit 1: Ortho Map 

Exhibit 2: Zoning Map 

Exhibit 3: Deed to Property 

Exhibit 4: Application 

Exhibit 5: Site Plan  

       Exhibit 6: UDO Section 157.7.1 

Exhibit 7: UDO Section 157.7.2.8.I 

Exhibit 8: APO List 

Exhibit 9: APO Map 

 

Prepared by: MB 03/12/2025 
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SPECIAL USE PERMIT WORKSHEET 

FOR TRUCK PARKING, LOADING, AND STAGING AS WELL AS OUTDOOR 

BUILDING MATERIAL STORAGE IN THE GB, GENERAL BUSINESS DISTRICT 

AT 1938 SKYWAY DRIVE  

(PARCEL # 09-222-001A) 
 

 

Before the Board of Adjustment makes a decision concerning the proposed Special Use Permit, 

they shall consider the following: 

 

I. Completeness of Application: 

 

Staff finds the application to be complete and the jurisdiction proper. 

 

II. Special Use General Standards: 

 

A. The use will not materially endanger the public health or safety if located, designed, and 

proposed to be operated according to plan. 

 

Petitioner’s Response: The application states that “The Building Center will only be 

parking trucks, loading, staging and some outdoor building material storage. This design, 

use, and operation at this proposed location will in no way be a danger to the public 

throughout the existence of this facility”.  

[ ] Motion standard is met; or 

[ ] Motion standard is NOT met based on the following findings of fact: 

 

 

 

B. The use or development complies with all regulations and standards of the City of Monroe 

Zoning Ordinance, as well as any other state or local rule or regulation governing the 

development of land. 

 

Petitioner’s Response: The application states that “The Building Center always and will 

always conduct business in this proposed location and in all other company sites in a 

manner which meets or exceed the existing local and state rules and ordinances which 

governs the development of land.”   

[ ] Motion standard is met; or 

[ ] Motion standard is NOT met based on the following findings of fact: 

 

 

 

C. The use or development will not adversely impact surrounding property and will not 

substantially injure the value of adjoining property. 
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Petitioner’s Response:  The application states that “At no time during the development and 

late ruse of this proposed lot will there be any adverse impacts on adjacent property owners or 

business. The practice on site of the previously mentioned uses will not have any negative 

impacts to others outside of the proposed boundaries of the Building Center’s Property.”  

 

[ ] Motion standard is met; or 

[ ] Motion standard is NOT met based on the following findings of fact: 

 

D. The location and character of the use, if developed according to the plan as submitted and 

approved, will be in harmony with the area in which it is to be located and will be in general 

conformity with the Monroe Land Development Plan. 

 

Petitioner’s Response:  The application states that “The design for the proposed use 

of this site has been reviewed and commented on by the staff of the Town of 

Monroe. The designer has addressed the suggestions from the staff in a manner to 

conform to the Monroe Land Development Plan and to conduct business in harmony 

of the proposed location.”   

[ ] Motion standard is met; or 

[ ] Motion standard is NOT met based on the following findings of fact: 

 

 

 

III. Permit Action 

 

A. Motion to GRANT the special use permit. (Board of Adjustment may add conditions as 

deemed necessary). 

 

OR; 

 

B. Motion to DENY the special use permit based on the finding that general standard(s)  above 

is/are not met. 
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MONROE UDO 

  

199 

 

TABLE 7.1. - TABLE OF PERMISSIBLE USES 

“P” = Permitted, “S” = Special Use Permit Required, “X” = Prohibited 

 Traditional Districts Mixed-Use Districts  

Use Type 

R
R

 

R
LD

 

R
M

D
 

R
H

D
 

O
M

 

N
B

 

G
B

 

G
I 

H
I 

P
U

D
 

P
C

D
 

D
C

-M
X

 

D
G

-M
X

 

C
C

-M
X

1
 

C
C

-M
X

2
 

R
C

-M
X

 

M
D

-M
X

 

R
E

F
E

R
E

N
C

E
 

Laundry or Dry Cleaning Plant X X X X X X X P P X X X X X X X X 7.2.8.F 

Mini-Warehouse/Self Storage X X X X X S P P P X P X X X X X X 7.2.8.G 

Warehouse & Storage X X X X X X S P P X P X X X X X X 7.2.8.H 

Outdoor Storage X X X X X X S P P X X X X X X X X 7.2.8.I 

Mining S S X X X X X X X X X X X X X X X 7.2.8.J 

Land Debris Storage X X X X X X X X P X X X X X X X X 7.2.8.K 

Other Uses                   

Animal Day Care X X X X X S P X X P P S S P P P X 7.2.9.A 

Animal Grooming X X X X X P P X X P P S S P P P X 7.2.9.B 

Animal Kennel X X X X X X P S X X X X X X X X X 7.2.9.C 

Animal Shelter/Rescue X X X X X X S S X X X X X X X X X 7.2.9.D 

Adult Oriented Business (Adult 

Establishment) 
X X X X X X X S X X X X X X X X X 

7.2.9.E 

Agricultural Activities  P P X X X X X X X X X X X X X X X 7.2.9.F 
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236 

 

I. Outdoor Storage 

1. Characteristics. A lot designated for the extended outdoor storage of cars, boats, 

other vehicles. This use is not to be confused with commercial parking, which 

excludes outdoor storage. Outdoor storage is for the extended storage of cars, 

boats, and other vehicles, machinery, and equipment or material.  

2. Accessory Uses. Accessory uses may include associated office and parking. 

3. Use Standards. 

a. All outdoor storage shall be consistent with the standards defined in 

Section 8.3.9.C. 
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ACCTNO OWNERNAME1 OWNERNAME2 OWNERADDRE OWNERCITY OWNERSTATE OWNERZIP

09222001B

09222002

09222004A

09222057D

09222057C

09222012 CHAMBERS EDNA MAE HEIRS 108 CAMELIA DR MONROE NC 28110

09222014 GAITHER DOROTHY W ET AL 217 EAST AVE MONROE NC 28110

09222013 HEATH LILLIE C 5630 ANGLESEY CT MATTHEWS NC 281040654

09222057E MEGH PROPERTY LLC 3118 STEPHEN PACE TRAIL HUNTERSVILLE NC 28078

09180004H MI CHARLOTTE OWNER LP 100 WILSHIRE BLVD STE 650 SANTA MONICA CA 904019

09222057 NGUYEN DAVID ET AL NGUYEN NU THI 7732 LINDA LAKE DR CHARLOTTE NC 28215

09222066 01 PARIKH CORP 1974 SKYWAY DR MONROE NC 28110

09222001A PLYLER ALTON EUGENE 2172 CONCORD AVE MONROE NC 28110

09222001 PLYLER DOROTHY MOSER TRUSTEE 2170 CONCORD AVE MONROE NC 28110

09222057A TSIAMIS DIMITRIOS S TSIAMIS CAROLYN B 8009 WEDDINGTON DOWNS WEDDINGTON NC 28104

ASL PROPERTIES INC 8539 MONROE RD CHARLOTTE NC 28212

601 PROPERTIES PO BOX 369 MONROE NC 28111
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