
    
BOARD OF ADJUSTMENT 

MEETING
THURSDAY, NOVEMBER 19, 2020

6:30 P.M.
Conference Room

300 West Crowell Street
Monroe NC

AGENDA

Item 1. Call to Order.

Item 2. Approval of Minutes – September 24, 2020

Item 3. Case #21-11000004 Special Use Permit - The applicant, Bisrat Abraham, is 
requesting a Special Use Permit to allow a Daycare Center in the OT (Office 
Transitional) zoning district located at 2621 Wolf Pond Road and further identified 
as Tax ID #09-204-015 01

Item 4. Next Meeting:  To Be Determined

Item 5. Adjournment

Attention:  BOARD MEMBERS:
Please call Maryann Brown at 704.282.4527 to confirm your attendance.  Thank you!

cc: Mujeeb Shah-Khan
Ashley Duncan
Doug Britt
Keri Hutchins
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MINUTES OF THE

BOARD OF ADJUSTMENT MEETING
September 24, 2020 at 6:30 P.M.

 Conference Room
300 West Crowell Street

Monroe NC

To S. Laney – e-mailed 9-25-20

Item 1. Call to Order

Chairman George Massey called the September 24, 2020 meeting to order at 6:30 p.m.  The Clerk of the 
Board called the roll.  Mr. Massey noted that there was a quorum present with   3    members.

Members Present: George Massey, Louis Philippi and William Draper

Members Absent: Julius Marsh, Jr.

Staff Present: Doug Britt, Senior Planner; Keri Mendler, Planner; Ashley Britt, 
Assistant City Attorney (ZOOM); Joe McCollum, BOA Attorney and 
Maryann Brown, Administrative Assistant

Guests: SUPs - 605 and 607 Winchester Avenue
John F. Harris, 601 Winchester Avenue
 Linda Y. Harris, 601 Winchester Avenue
Brenda Leake, 509 Patton Avenue
Larry W. Leake, 501 P.E. Bazemore Street
Harold R. Belton, 809 Winchester Avenue
Brent Anthony, 911 Belton Street
Aaron S [could not read name]
Elijah English, Better Path Homes

SUP -  2515 W. Roosevelt Blvd.
Shannon Bromstrup, 522 Ridge Road

George Smith, 407 S. Westover Street

Item 2. Approval of Minutes – Minutes of August 27, 2020 Meeting

Approval of the minutes for the meetings was requested.

Motion: Louis Philippi moved to approve the minutes of the August 27, 2020 Meeting.
Second: William Draper
Action:      The motion to approve the minutes passed unanimously.
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Keri Mendler said to Mr. Massey that the applicant for the Special Use Permit requests for 605 and 607 
Winchester Avenue has not yet arrived.  She asked if the Special Use Permit request for an event facility 
at 2515 W. Roosevelt Boulevard could be heard first or we could do the Winchester Avenue SUPs at your 
discretion.  Doug Britt said it is the last SUP request on the agenda.  He said the first two SUP requests 
[Winchester Avenue] on the agenda have the same applicant.  Both Mr. Massey and Mr. McCollum 
agreed to hear the last item on the agenda first.

Item 3. Case #21-11000003 – The applicant, Shannon Bromstrup, is requesting a Special Use 
Permit to allow an Event Facility in the GB zoning district located at 2515 W. 
Roosevelt Boulevard and further identified as Tax ID #09-261-006

Mr. Massey said that anyone who is going to give testimony in this case needs to be administered the 
oath.  Doug Britt and Shannon Bromstrup came forward and were sworn.

Doug Britt, Senior Planner, introduced this item and said this is a Special Use Permit request filed by 
Shannon Bromstrup to allow an event center located at 2515 W. Roosevelt Blvd.  He said the ordinance 
does require a Special Use Permit for event centers located in the GB (General Business) district.  He said 
at this time he would present the findings and exhibits to the record:

Findings:

1. The property at 2515 W. Roosevelt Boulevard is owned by Roosevelt Center Group, LLC and is zoned 
GB (General Business). (Exhibit 1, 2)

2. The applicant submitted a Special Use Permit Application on August 31, 2020 requesting to operate an 
Event Facility on the property. (Exhibit 3)

3. According to Section 156.110 of the City of Monroe Unified Development Ordinance titled “Table of 
Permissible Uses”, Event Facilities are only allowed in the GB zoning district with the issuance of a 
Special Use Permit from the Board of Adjustment. (Exhibit 4)

4. A Standard 5 Appraisal Impact Study was completed by Morrison Appraisal, Inc. It is the opinion of 
Morrison Appraisal, Inc. that the proposed Event Center use will not adversely affect the value of the 
adjoining properties. (Exhibit 5)

5. All adjoining property owners have been properly notified of this special use permit. He said the item 
was also posted at the site.  (Exhibit 6)

Doug said he would be glad to answer any questions.  He said the findings of fact worksheet is at the end 
of the staff report.  He said the applicant is here to also answer any questions.

Mr. Massey asked Doug if he received any phone calls.  Doug said he did not.

Mr. Massey asked if anyone had any questions.

Louis Philippi asked if this was in a shopping center.  Doug said yes, a strip shopping center.  Mr. 
Philippi said there is a restaurant there.  Doug said there is a pizza place, a couple of restaurants, and a 
retail store.
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Shannon Bromstrup came forward to speak.  Mr. Massey asked her to give her name and address for the 
record.

Ms. Shannon Bromstrup said thank you for having her here tonight.  She said her name is Shannon 
Bromstrup and her desire is to open a small event space here in the Union County area.  She said it would 
be a space that is utilized by Monroe, Indian Trail and other surrounding towns, primarily for small events 
like birthday parties, bridal showers and things like that.  She said clients can just rent the space and come 
in and do what they would like to or she would offer full planning services for the entire event, from set-
up to take-down.  She said she is really looking forward to the opportunity to possibly be able to do this.  
She said she would be happy to answer any questions that you may have.

Mr. Massey asked Ms. Bromstrup if whoever rents the facility would be responsible for providing 
alcohol.  Ms. Bromstrup said correct.  She said they would be responsible for getting permits, etc.

Louis Philippi asked Ms. Bromstrup if she was aware that last year this Board approved two (2) event 
facilities near your location.  Ms. Bromstrup said she knows one (1) for sure but she has unfortunately not 
been able to find a lot of information on it to see what they offer.

Mr. Massey asked Ms. Bromstrup if she received the list of special use standards and the questions to be 
answered. Doug Britt said to Ms. Bromstrup that this is in the application that she filled out.  Mr. Massey 
asked Ms. Bromstrup if she had any further comments.   Ms. Bromstrup said she did not.  She said she 
knows that there are other similar services in the area for events but as the appraisal that was provided 
stated there were no adverse effects on sales or property that pertained to that, no adverse effects on the 
neighborhood or any endangerment.  She said she feels very certain that her event center would be the 
same case as well.  She said the landlords of the property she has been working with are very interested in 
having this type of business there and that it would fit in very well with the area.

William Draper said there is plenty of parking at the property.  Louis Philippi said yes.  He said he eats in 
the restaurant next door.  He said this is a commercial section.  He said they do serve a public need.  He 
said it is not our job to make sure you make money.  He said it is our job that you do not hurt the 
community. He said he does not see any damage to the community.

Mr. Massey said there are certain standards that this Board has to look at and have to be met and that 
is what we need to deal with:

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

Motion:  Louis Philippi made a motion that this standard is met because it is a simple 
party event facility in a commercial area where you have restaurants and retail 
stores.  He said he does not see it causing any difficulty in public health or safety.

Second: William Draper
Action:     The motion to approve passed unanimously.
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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.

Motion:  William Draper made a motion that the standard is met because the application 
is pretty clear that they have an understanding of the ordinances for this type of 
business.

Second:    Louis Philippi
Action:  The motion to approve passed unanimously.

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

Motion:  Louis Philippi made a motion that the standard is met because it is essentially a 
retail business in a retail center and he did not see where it would have any effect 
whatsoever on her neighbors.

Second: William Draper
Action: The motion to approve passed unanimously.

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: William Draper made a motion that the standard is met because it is a commercial 
area and this type of business would not adversely affect the surrounding area and 
they would not impact this business.

Second: Louis Philippi
Action:   The motion to approve passed unanimously.

Mr. Massey asked for a motion to grant or deny the Special Use Permit request.

Motion:         Louis Philippi made a motion to grant the issuance of the Special Use Permit
Second:       William Draper
Action:    The motion to grant the Special Use Permit passed unanimously.

Mr. Massey said the Special Use Permit request has been granted.
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Item 4. Case #21-11000001 – The applicant, Better Path Homes, LLC, is requesting a 
Special Use Permit to construct a new single-family home at 605 Winchester 
Avenue, which is located in the Winchester Overlay District and further identified 
as Tax ID #09-228-144

Mr. Massey said that anyone who is going to give testimony in this case needs to be administered the 
oath. Keri asked Mr. Massey if everyone wishing to speak should be sworn in separately. She said there 
will be two (2) separate items.  Mr. Massey said yes, swear them in separately.  Keri came forward and 
was sworn.

Keri Mendler, Planner, introduced this item and said this is a Special Use Permit request.  She said 
tonight she is here to present a Special Use Permit request for a single-family home at 605 Winchester 
Avenue, which is located within the Winchester Overlay District.  She said at this time she would present 
the findings to the record:

Findings:

1. The property at 605 Winchester Avenue is currently owned by Better Path Homes, LLC and is 
zoned R-10 (Residential- Low Density) The property is also located in the Winchester Overlay 
District. (Exhibit 1, 2, 3)

2. According to Section 156.124, Overlay Districts, all principal developments in the Winchester 
Overlay District shall obtain a Special Use Permit. This section has several other requirements; 
however, due to state law changes, many can no longer be enforced. Each requirement has been 
addressed below (Exhibit 4):

a. The construction or renovation as proposed and designed will be compatible in the 
neighborhood, and along the street with which it is located.
-This requirement can no longer be enforced due to G.S. 160A-381 as it is considered a design 
standard, which cannot be used unless the applicant voluntarily consents to it.

b. The construction or renovation as proposed and designed fulfills the intent of § 156.132 of the City 
of Monroe Code of Ordinances.
-This standard applies only to commercial properties.

c. The construction or renovation as proposed and designed will not substantially injure the value 
of adjoining or abutting property.
-This standard is addressed in the Special Use Permit standards.

d. The construction or renovation as proposed maintains the historic character and integrity of the 
infill neighborhood in which it is located.
-This requirement can no longer be enforced due to G.S. 160A-381 as it is considered a design 
standard, which cannot be used unless the applicant voluntarily consents to it.

e. The construction or renovation as proposed shall adhere to the strategies and objectives outlined in 
the City of Monroe Land Development Plan.
-This standard is addressed in the Special Use Permit standards.
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f. Duplexes may be allowed on corner lots.
-The applicant is not proposing a Duplex.

g. All principal developments shall obtain a special use permit.

h. Mobile homes shall not be permitted.
-The applicant is not proposing a mobile home.

3. The applicant submitted a Special Use Permit Application on September 1, 2020 requesting to 
construct a new single family home on the property. The home is 1,204 heated square feet with an 
85 square foot front porch.  (Exhibit 5 and 6)

4. All adjoining property owners have been properly notified of this special use permit.  She said the 
property was posted as well with a Special Use Permit sign.  (Exhibit 7)

Keri said a worksheet has been completed by staff for your use and is located in your staff report.  She 
said she would be happy to answers any questions and the applicant is here as well.

Mr. Massey asked Keri if she received any calls.  She said she did receive one (1) call and she believes he 
is here tonight.

Mr. Massey said at this time anyone giving testimony come forward to be sworn in.

Mr. John F. Harris came forward and was sworn in.  He said his address is 601 Winchester Avenue, 
Monroe, North Carolina 28110.

Keri said to Mr. Harris that he should provide his comments at this time.

Mr. Harris asked Keri to go back to the map of the property.  He pointed to the property and said there 
was one (1) house on this lot [lot to the left].  He said the lot on the right is not big enough to have a 
house on it.  He said there was just a little strip of land between the single house before it was torn down 
and the house on the right.  He said it was about 18 feet wide.  He said the person that owned the land 
called him and asked if he wanted to purchase the land.  He said he told the owner no because there was 
nothing he could do with 18 feet of land between two (2) houses.

Mr. Harris said he contacted the neighbors in the area, Miss Wilson on John Street and the Morrow 
family.  He did not get a chance to contact Miss Ivey or the owners who lived in the house on the corner 
of John and Winchester.  He said everybody we spoke to and the people here from the Winchester 
neighborhood, are all opposed to having two (2) houses on that single lot.  He said everybody that he has 
spoken to, the Johnsons on Beard Street, the Morrows on Winchester, Miss Alberta Wilson on John 
Street, and the people we spoke to in the Winchester neighborhood, everybody opposes them trying to put 
two (2) houses on that lot.

Mr. Harris said we don’t have any problem with them building a single dwelling on that lot for 
homeowners.  He said with the two (2) houses there it would not even conform with what is already in the 
neighborhood.

Keri said she wanted to clarify just one (1) thing.  She said there are two (2) cases tonight, 605 and 607 
Winchester Avenue and they are two (2) separate deeded lots.  She said they are proposing one (1) house 
on each of the lots.
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Mr. Harris said even though there will be one (1) house on each lot, we are not in favor of it.  He said the 
Winchester Community has worked hard in getting our neighborhood up to par, and we don’t want just 
anything built there.  He said somebody coming here, throwing up something, and then leaving.  He said 
he is speaking on behalf of the neighbors and the Winchester Community.

Mr. Massey asked Keri for the size of the lots.  Keri said according to the survey, the first lot is 56.1 feet 
wide and the area is .19 acreage.  She said the second lot is 47.04 feet wide and the area is .164 acreage.  
Mr. Massey asked Keri if we are now dealing with 605 Winchester.  Keri said yes, the lot on the left.  Mr. 
Massey said this is the larger of the lots.  Keri said yes.

Mr. Massey asked if there were any questions for Mr. Harris.  There were none.

Mr. Brent Anthony came forward and was sworn in.  He said he lives at 911 Belton Street, Monroe.  He 
said he is against this just because of the location.  He said the construction will be a problem with the 
business right here and it is going to be hard doing something on Winchester Avenue.  He said they are 
going to need driveways and just different things.  He said one (1) house, okay, but two (2) houses is just 
out of place.  He said he does not think that this is the best place for it.  He said he actually thinks that is 
the first step in gentrification.  He said why would you allow houses here at this particular location where 
everyone is saying that it is not feasible.  He said you are trying to put something that doesn’t fit.  He said 
he does not understand the ideology behind this.

Mr. Massey asked if there were any questions for Mr. Anthony.  There were none.

William Draper asked Keri if the side yard setbacks meet minimum standards.  Keri said the side yard 
setbacks minimum is ten (10) feet.  She said for the first lot they are proposing a 14-foot setback on both 
sides of the property.  She said there is a 30-foot front setback from Winchester Avenue.  She said it does 
meet the ordinance requirements.

Mr. Harold Belton came forward and was sworn.  He said he lives at 809 Winchester Avenue.  He said 
the Winchester Community has a Committee to try and improve the community and address all issues.  
He said there will be two (2) small houses.  He said we want single-family homes because we want to 
provide homes to improve the community.  He said in the first part of 2019, somebody asked the City 
Council to change building standards for all of Monroe.  He said City Council was asked to take the 
Winchester Community out of this change where they could build cheaper houses.  He said they met 
some of the Council Members and they tabled this instead of approving because they wanted to 
investigate more.  He said this request is trying to circumvent this.  He said the houses are too small.  He 
said we want family homes in Winchester.  He said we want people to buy homes for home ownership.  
He said we have enough rental homes in the community already.  He said we welcome them to build a 
house for a family so that they can buy it.  He said two (2) homes were built on Boyte Street and they are 
family homes.  He said both are occupied right now. He said we do not want more rental property.  He 
said this will be cheap rental property.  He said with a house so small what size family are you going to 
have in it?

Louis Philippi said to Mr. Belton that the house is 1,200 square feet which is bigger than many 
apartments.  He asked Mr. Belton if he would say that it is a clear-cut better deal if you have an owner-
occupied home as opposed to rental.  Mr. Belton said the two (2) homes that were built on Boyte Street, 
the lots were similar to the lots here and they put one (1) house on each lot.  He said both 
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of those homes are two-stories.  Mr. Philippi said there is another house on Winchester….[could not 
understand].   Mr. Harris said that was a remodel.  Mr. Belton said the two (2) houses built on Boyte 
Street have the same size lot.  He said they built two-story homes with enough square footage for a 
family.  Mr. Philippi asked Mr. Belton if he would rather have that property vacant than having two (2) 
more homeowners that would be good citizens.  Mr. Belton said what the community wants is 
homeowners.  He said if you build those two (2) houses, they would be rental properties.  He said nobody 
is going to buy the houses.  Mr. Philippi asked Mr. Belton if he had legal assurance that they would be 
sold as a owner-occupied home, would that change your mind?  Mr. Belton said he did not think you 
could get legal assurance.  He said nobody is going to invest their money in these houses.  He said it is a 
lifetime investment when you buy a home.

Mr. Belton said building homes should be an investment, improve the community and increase property 
values.  He said rental homes bring property values down.  He said the Committee he is on has branded 
the community.  He said signs are going to go up naming the community.  He said we are trying to bring 
people together and improve the community.  He said we need home ownership.

Ms. Linda Harris came forward and was sworn.  She said her address is 601 Winchester Avenue.  She 
said one of the main things that she wanted to bring up is that she is not sure everyone is aware of the area 
around the property.  She said there is a lot of rental property.  She said you can go on the internet and see 
how the rental property looks now.  She said once they build these houses, we do not want them to look 
like the other rental properties.  She said this is one of the main reasons she is here tonight.

Louis Philippi asked Ms. Harris if she was assured that the homes would be sold to families to occupy, 
not as rental units, would that change your mind?  Ms. Harris said it would not.

William Draper asked Ms. Harris if she knew before this came up that there were two (2) lots there.  He 
said everybody talks about this being one (1) lot.  He said it is really two (2) lots.  Ms. Harris said there 
was only one (1) home there, not two (2) homes.  Mr. Draper said he does not know when this became 
two (2) lots but it is presented to us as two (2) lots and we have to consider it as two (2) separate 
individual units.  Ms. Harris said the next gentleman will answer this question.

Mr. John Harris came forward and said he has been here for 32 years.  He said there was a single house 
right here on this lot.  He said there was a strip of land that was 18 feet long that was offered to him to 
buy.  He said he did not buy it because there was a house there and another house on the corner.  He said 
if you go back and look at a map of when this purchased, you will see that there was only one (1) house 
there and an 18-foot strip of land.  He said he is assuming when the guy purchased that property, the 
property owner owned that property and the property around on John Street.  He said there was one (1) 
owner on that lot.  He said if it was two (2) lots, it wasn’t in conformity to even put anything there.  He 
said the person that owned it approached him about purchasing it.  He said he told the owner that there 
was nothing he could do with 18 feet of length.  He said this person owned this property and the Word of 
Mission church owned the other piece of property.  He said there wasn’t anything on this property but a 
single house.  He said how they layed it out to be split into two (2) lots, he doesn’t know because there 
wasn’t anything there but one (1) house and a little bit of grass between this house and right here.

William Draper asked if this was recently subdivided.  Keri said not to staff’s knowledge.  She said it has 
been two (2) lots.  She said she does not know how long but staff has not done a subdivision.  Mr. 
Philippi asked if the boundary of that one (1) house crossed over that line in the middle.  Mr. Harris said it 
was only 18 feet between that house and the next house.  He said before this property was subdivided 
there was only one (1) house and the strip of 18 feet of land.
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Mr. Larry Leake came forward and was sworn.  He said his address is 509 Patton Avenue.  He said 
Friendship Baptist Church is in the area and that is why he supports the community for a single house.

Mr. Elijah English, the applicant, came forward and was sworn.  He said he lives at 902 Coldwater Court, 
Concord, NC.

Louis Philippi asked Mr. English about the history of those two (2) pieces of land as far back as you may 
know about it and how you acquired it.  Mr. English said they found those lots when they were owned by 
the Word of God Mission Church.  He said the property was bought as two (2) separate lots because that’s 
how they were already divided by the City.  Mr. Philippi asked if there was a house on the property when 
the land was bought.  Mr. English said no.  Mr. Philippi asked when was the land purchased.  Mr. English 
said two (2) months ago.

Louis Philippi asked if we had any access to the history of the land before two (2) months ago.  Keri said 
the only thing she has is the deed showing that Better Path Homes purchased the property and it does list 
the two (2) separate parcels on the deed.

Louis Philippi asked how long the church owned the property before that.  Keri said she was not sure.  
Mr. Philippi asked if the church was still in existence.  Mr. Harris said they are not.

Mr. Draper said if you look at the second application and you look at the boundaries of that lot, it looks 
like the boundaries actually encompass the rear end of the home that faces John Street.   Keri said we are 
on the first case now but this is a tax map in the packet; it is not 100% accurate.   She said where it has the 
blue line potentially crossing over an existing structure, it is not 100% accurate.  She said the survey in 
your packet does accurately depict where the property lines are.

Several people spoke [could not hear].

Louis Philippi said he wanted to propose that we do both proposals as one (1) unit but apparently….Keri 
said there were two (2) separate addresses, two (2) separate applications, two (2) separate parcels and two 
(2) separate houses.  She said, therefore, there are two (2) separate cases.

Mrs. Harris asked why couldn’t someone go back to the County Deeds Office to see when the first house 
was on the property.  She asked why couldn’t we just table what is going on tonight and go to the County 
Deeds Office to see how many parcels were on the land there when there was one (1) house.  Mr. 
McCollum said we are not obligated, instructed or authorized to go and investigate.  He said we are here 
like a jury to hear the evidence that is presented.  Ms. Harris said you do not have the evidence.  Mr. 
McCollum said that is your position; if you are a party you have to present evidence.  Ms. Harris asked if 
we could table this, get the evidence, and come back.  Mr. McCollum said if the Board wanted to, they 
could.

Question was asked if the houses, from a fire standard, would be too close together.  He said he thought 
there had to be some separation between houses.  Keri said the zoning code requires a 10-foot side yard 
setback.  She said this lot has a 14-foot side yard setback from each side of the property line.  She said the 
second parcel has a 12-foot setback so you have 26 feet between the houses.  She said they do meet the 
setbacks for the property lines in the ordinance.

Mr. Belton asked if the houses that are to be built the same.  Mr. English said no, they are different styles.  
Mr. Belton asked Mr. English if he was going to build both houses.  Mr. English said no, a company he 
represents is going to build both houses.  Mr. Belton said that proves they would be rental properties.
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Keri asked Mr. Belton to come forward and speak at the podium so that it is on the record.

Mr. English said we exclusively build to sell to homeowners.  He said we don’t sell for rental properties.  
He said if you look at our company’s track record, you will see that we build to sell.  He said we are not 
in the rental market.

Mr. Belton asked Mr. English if he built a home and it did not sell, would he let it sit there.  Mr. English 
said generally speaking, if you cannot sell a house you drop the price down.  Mr. Belton said to Mr. 
English, if you can’t sell a house, are you going to let it sit there.  Mr. English said that he is just the 
Project Manager but he can’t imagine we would just let a house sit there.  He said we would figure out 
something but we would not rent the house.  Mr. Belton said if you don’t sell them, lease and rent are the 
same thing.  Mr. English said we haven’t ever run into that so…Mr. Belton said the only reason he is 
asking is because from the looks of those houses…I hope that you sell them.  Mr. English asked Mr. 
Belton if he had seen the plans.  Mr. Belton said no.  Mr. English showed Mr. Belton the house plans.  
Mr. English said they are three (3) bedroom houses.  He said they are 12 x 12 but the master suite is about 
15 x 15.  He said there is a kitchen, dining room, living room, 2 bathrooms.  He said it would be 1,204 
square feet.  Mr. Belton said that is hard to imagine.  Mr. English said he understands that plans look 
different but, he has been onsite…Mr. Belton asked if both houses would be the same size.  Mr. English 
said no.  He said the houses have different plans.  He said the other house would be 1,290 square feet and 
2-stories.  He said three (3) bedrooms.  He said the 2-story fits better on the slightly smaller lot.  He said it 
is 47 feet wide, which is pretty standard for empty lots.

Mr. English said they are not cheap houses per se, they were trying to sell them in the $200,000 range 
based on the comps in the area.  He said we have 15 people on staff…. [could not hear].

Mr. Massey asked Mr. English if the other houses in that general area could be sold for around $200,000.  
Mr. English said that is what he is told.  He said, again, he is the Project Manager, he is not in charge of 
financing.  He said he is here to answer questions as best he can.

Mr. Massey asked Mr. English if he had any other comments or questions.  Mr. English said no.

Louis Philippi said he is a firm believer in owner-occupied residences.  He said it keeps crime down and 
makes it real [could not hear].  He said he noticed the neighborhood is turning and it is turning well.  He 
said it still has a way to go but he has seen some good improvement in it.  He said this property is really 
tight and he is torn between no rentals and being against the wishes of the citizens here who are trying to 
make it a better unit.  He said he would like to see the property there where someone buys the home, 
moves there with their wife and kids, becomes a part of a neighborhood and contributing members of 
society.  

William Draper said based on what he sees on the two (2) maps, he could not agree with the second lot.  
He said, to him, the lot is in people’s backyards.  He said it is great if you want community that close but 
when you can borrow a cup of sugar from your neighbor with just reaching out the window, he thinks it is 
a little close.

Louis Philippi asked staff that if there was actually one (1) lot to build a house, would they have to come 
before us again.  Keri said yes.  She said the Winchester Overlay District requires any principle structures 
get a Special Use Permit prior to development.

Mr. Massey said there are certain standards that this Board has to look at and have to be met and that is 
what we need to deal with:
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A.       The use will not materially endanger the public health or safety if located, designed, and
     proposed to be operated according to plan.

Motion:  William Draper made a motion that this standard is met because they are going 
to build according to code and it doesn’t look like it will endanger anything 
around them.

Second: Louis Philippi
Action:     The motion to approve passed unanimously.

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:  William Draper made a motion that the standard is met specifically on zoning 
because it meets the regulations as presented to us.

Second:      Louis Philippi
Action:     The motion to approve passed unanimously.

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

Motion:  Louis Philippi made a motion that the standard is not met because it will 
adversely impact the neighborhood and it will also injure the value of homes that 
are being upfitted.

Second: William Draper
Action: The motion to deny passed unanimously.

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: William Draper made a motion that the standard is met because we are talking 
about a singular lot and a singular building.

Second:  None

George Massey said he agreed [with Louis Philippi] and that he could not approve that; that the 
standard has not been met. Mr. McCollum said that motion failed for lack of a second so there has 
to be an alternate motion.

Motion: Louis Philippi made a motion that the standard is not met because it will not be in 
harmony with the area:  the size of the house, the tightness it will be to the other 
stuff, and it will not be in harmony with the area. 

Second:   William Draper
Action:    The motion to deny passed unanimously.

Mr. Massey asked for a motion to grant or deny the Special Use Permit request.
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Motion:         Louis Philippi made a motion to deny the issuance of the Special Use Permit 
because Standards C and D have not been met.

Second:       William Draper
Action:    The motion to deny the Special Use Permit passed unanimously.

         
 Mr. McCollum clarified that Standards C and D were not met.

Mr. Massey said the Special Use Permit request for 605 Winchester Avenue has been denied.
 

Item 5. Case #21-11000002 – The applicant, Better Path Homes, LLC, is requesting a Special 
Use Permit to construct a new single-family home at 607 Winchester Avenue, which is 
located in the Winchester Overlay District and further identified as Tax ID #09-228-
143

Mr. Massey said that anyone who is going to give testimony in this case needs to be administered the 
oath.  Keri Mendler came forward and was sworn.

Keri Mendler, Planner, introduced this item and said this is a Special Use Permit request to build a single-
family home at 607 Winchester Avenue, which is located in the Winchester Overlay District.  She said at 
this time she would present the findings to the record:

Findings:

1. The property at 607 Winchester Avenue is currently owned by Better Path Homes, LLC and is 
zoned R-10 (Residential- Low Density) The property is also located in the Winchester Overlay 
District. (Exhibit 1, 2, 3)

2. According to Section 156.124, Overlay Districts, all principal developments in the Winchester 
Overlay District shall obtain a Special Use Permit. This section has several other requirements; 
however, due to state law changes, many can no longer be enforced. Each requirement has been 
addressed below (Exhibit 4)  Keri asked if there was anybody who needed her to go over this part 
again.  There was no one.

a. The construction or renovation as proposed and designed will be compatible in the 
neighborhood, and along the street with which it is located.

-This requirement can no longer be enforced due to G.S. 160A-381 as it is considered a 
design standard, which cannot be used unless the applicant voluntarily consents to it.

b. The construction or renovation as proposed and designed fulfills the intent of § 156.132 of the City 
of Monroe Code of Ordinances.

-This standard applies only to commercial properties.

c. The construction or renovation as proposed and designed will not substantially injure the value 
of adjoining or abutting property.

-This standard is addressed in the Special Use Permit standards.
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d. The construction or renovation as proposed maintains the historic character and integrity of the 
infill neighborhood in which it is located.

-This requirement can no longer be enforced due to G.S. 160A-381 as it is considered a 
design standard, which cannot be used unless the applicant voluntarily consents to it.

e. The construction or renovation as proposed shall adhere to the strategies and objectives outlined in 
the City of Monroe Land Development Plan.

-This standard is addressed in the Special Use Permit standards.

f. Duplexes may be allowed on corner lots.
-The applicant is not proposing a Duplex.

g. All principal developments shall obtain a special use permit.

h. Mobile homes shall not be permitted.
-The applicant is not proposing a mobile home.

3. The applicant submitted a Special Use Permit Application on September 1, 2020 requesting to 
construct a new single family home on the property. The home is 1,290 heated square feet with a 
109 square foot front porch.  (Exhibit 5 and 6)

4. All adjoining property owners have been properly notified of this special use permit.  She said the 
property was posted as well.  (Exhibit 7)

Keri said a worksheet has been completed by staff for your use and is located in your staff report.  She 
said she would be happy to answers any questions and the applicant is here as well.

Mr. John Harris came forward and was sworn.  He said his address is 601 Winchester Avenue, Monroe, 
NC  28110.  He said he is speaking on behalf of Hubert and Dory Harris, owners of 601 Winchester 
Avenue, the neighbors of Winchester Avenue, the Morrow family, the Johnson family on Beard Street 
and the Wilson family on John Street.  He said we are all opposed to the building of the home on 607 
Winchester Avenue due to the fact that the lot is too small for a home to be placed there and it won’t 
conform with the neighboring properties that are already there.  He said it won’t be in harmony with 
the properties and they do not want their property values to be decreased due to the building of that 
home.

Mr. Harris said as he mentioned before there was one (1) home there on that lot and an 18-foot strip of 
land.  He said they would like to see a house there built to conform with the homes that are already 
there in the neighborhood for a family that is in need of a home.  He said then they would have a good 
investment.

Mr. Elijah English, the applicant, came forward and was sworn.  He said he is curious of what was said 
about the lot size.  He said he wanted to bring up the fact that the corner lot is roughly half the size of 
the other lots.  He said there is also a structure on this lot.  Someone said that is the church.  He said 
there are other lots smaller than this lot.  Someone said there is a blue line…Mr. McCollum said to the 
person he needs to go up to the podium to speak.  Mr. English said Keri said that is the tax map and it is 
not necessarily the most accurate.
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Mr. Harold Belton came forward and was sworn.  He said he lives at 809 Winchester Avenue. He 
referred to the blue line tax map and said he knows it’s a tax map but the line is going through the other 
house.  He said as mentioned before, we welcome them building a home on a lot, a single-family home, 
and not just throwing two (2) houses up together, too close.  He said he is a member of the Winchester 
Community Committee and our goal is to improve the community, address all the issues and problems 
in the community, uplift the community by getting homeowners in there, and increase home values.  
He said we have enough rental houses.  He said he wishes they would put one single-family home there 
that conforms with the homes in the area.

Mr. Belton said in 2019, when it was presented to City Council, to take the Newtown community out of 
the building code with the rest of Monroe, the community came together and we were against it and 
this is just another way to circumvent that.  He said we welcome you to build a single-family home 
there.

Louis Philippi said he has a comment on this. He said that just because something else was done wrong 
doesn’t mean two (2) wrong things don’t make a right. He said the fact is it is too small.

Mr. Massey said there are certain standards that this Board has to look at and have to be met and that is 
what we need to deal with:

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

Motion:  William Draper made a motion that this standard is not met.  He said from  
public safety you would not be able to get a fire truck through the side yard 
because it would be very tight and we’re causing a problem down the road by 
infringing on the other site.

 Second: Louis Philippi
Action:     The motion to deny passed unanimously.

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:  Louis Philippi made a motion that the standard is met.
Second:    William Draper
Action:  The motion to approve passed unanimously.

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

Motion:  Louis Philippi made a motion that the standard is not met on any conditions.
Second: William Draper
Action: The motion to deny passed unanimously.
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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: William Draper made a motion that the standard is not met because of the size of 
the lot and location in conjunction with the neighbors.

Second: Louis Philippi
Action:   The motion to deny passed unanimously.

Mr. Massey asked for a motion to grant or deny the Special Use Permit request.

Motion:         William Draper made a motion to deny the issuance of the Special Use Permit 
because the Standards A, C and D were not met.

Second:       Louis Philippi
Action:    The motion to deny the Special Use Permit passed unanimously.

Mr. McCollum clarified Standards A, C and D were not met.

Mr. Massey said the Special Use Permit request for 607 Winchester Avenue has been denied.

Item 6. Next Meeting -  October 22, 2020

Item 7.   Adjournment

Mr. Massey said he would entertain a motion to adjourn at this time.

Motion: William Draper made a motion to adjourn the meeting.
Second:    Louis Philippi
Action:   The motion to adjourn passed unanimously.

The meeting was adjourned at 7:50 p.m.

Respectfully submitted,

George Massey Maryann Brown
Chairman Clerk of the Board
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STAFF REPORT

TO: Board of Adjustment Members

DATE: November 19, 2020

FROM: Doug Britt, Senior Planner

PREPARED BY: Keri Mendler, Planner

SUBJECT: Special Use Permit request by Bisrat Abraham to allow a Daycare Center 
in the OT (Office Transitional) zoning district located at 2621 Wolf Pond 
Road 

SITE DATA

Type of Action: Special Use Permit
Date of Petition: October 16, 2020 
Name of Petitioner: Bisrat Abraham
Location: 2621 Wolf Pond Road    
Tax ID #: 09-204-015 01
Lot Size: 2.86 acres
Zoning Classification: OT (Office Transitional)

SUMMARY STATEMENT

The Board of Adjustment is requested to consider this request by Bisrat Abraham for a Special 
Use Permit to allow a Daycare Center in the OT (Office Transitional) zoning district located at 
2621 Wolf Pond Road.

FINDINGS

Staff offers the following Findings:

1. The property at 2621 Wolf Pond Road is owned by Laney Oil Co Inc and is zoned OT 
(Office Transitional) (Exhibit 1, 2)
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2. The applicant submitted a Special Use Permit Application on October 16, 2020 requesting 
to open a Day Care Center at 2621 Wolf Pond Road. They have proposed to operate the 
Day Care for children ages 1 through 5. (Exhibit 3)

3. According to Section 156.110 of the City of Monroe Unified Development Ordinance 
titled “Table of Permissible Uses”, Child Care Centers are only allowed in the OT zoning 
district with the issuance of a Special Use Permit from the Board of Adjustment (Exhibit 
4).

4. A Standard 5 Appraisal Impact Study was completed by Morrison Appraisal, Inc. It is the 
opinion of Morrison Appraisal, Inc that the proposed Day Care use will not adversely 
affect the value of the adjoining properties. (Exhibit 5)

5. All adjoining property owners have been properly notified of this special use permit. 
(Exhibit 6 and 7)

CONCLUSIONS

Please see attached Special Use Permit Worksheet.

Exhibits
1. Ortho Map
2. Zoning Map
3. Application
4. Section 156.110
5. Impact Study
6. APOs mailing list
7. APO Map

Prepared by: KEH 11-5-20
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SPECIAL USE PERMIT WORKSHEET
TO ALLOW AN EVENT CENTER TO OPERATE AT 2621 WOLF POND ROAD 

(PARCEL # 09-204-015 01)

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: No, because I am going to use this property for child care 
within reasonable use so there will not be any damage to the property.

[ ] 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: Yes, this property is commercially zoned and that’s why I am 
applying the special use permit process according to the City of Monroe zoning 
ordinance.

[ ] 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.

Petitioner’s Response: No, it won’t adversely impact surrounding property because 
majority of the daycare activities will be indoors and there is reasonable amount space 
on the backyard of the room between neighborhood properties. 
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[ ] 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: Yes, I am not changing anything to the outside of the building 
it will remain the same. It will be in harmony within the area because my childcare will 
provide a service to the residential neighborhood in the area. 

[ ] 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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