
  

  

  

PLANNING AND ZONING BOARD AGENDA  

Tuesday, February 17th, 2026  

6:00 P.M.  

  

  

1. Call to Order - Determination of Quorum  

2. Approval of Minutes of Previous Meetings – January 20th, 2026 

    3. New Business   

• ZM 2026-0008 (131 Business Park Drive) 

• ZM 2026-0010 (Picketts Circle)  

4. Public Comments  

5. Open/Other Business  

   6. Adjournment  
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January 20, 2026 

 
 

 
P.O. Box 2430 

Indian Trail, North Carolina 28079 
Telephone 704-821-5401  

PLANNING and ZONING 
BOARD MINUTES 

Tuesday, January 20, 2026 
6:00 P.M.  

 

DETERMINATION OF QUORUM 
A quorum was present. The meeting was called to order by Chair, Meg Fielding. 
 

CALL TO ORDER 
 
The following members of the governing body were present:  

Board Members: Chair, Meg Fielding; Member, Kim Sandoval; Member, Sidney Sandy; Member, 
Jennifer Maher; Member, Ken Curtis 

Applicants: Kenneth Andrews Architecture PLLC 

Staff Members: Director of Planning, Brandi Deese; Senior Planner, Tim Jones; Board Secretary, 
Jennifer Jackson; Planning Technician, Renee Nolan 

Absent: Vice Chair, Cynthia Wiley 

  

APPROVAL OF PREVIOUS PLANNING and ZONING BOARD MEETING 
MINUTES 
Motion to approve December 16th, 2025, Minutes was made by Member, Kim Sandoval. 
All Members were in favor. 
The Motion passed unanimously. 
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NEW BUSINESS- CZ 2025- 0080 (1830 Waxhaw Indian Trail Rd) 
Senior Planner, Tim Jones presented an overview of the project to the Board. Staff presentation can be found 
here: https://www.youtube.com/watch?v=6X0CjhYTORk  

REQUEST SUMMARY 
This is a request to conditionally rezone an assemblage of two (2) parcels (07135037, 07135038) approximately 
+/- 2.03 acres in total size from SF-1 (Single Family-Low Density) to CZ-NBD (Conditional Zoning-
Neighborhood Business District). 

BOARD Q&A 
Member, Jennifer Maher asked who is the current property owner? The application lists Kenneth Andrews, 
but the owner was previously noted as Gita Limbu. 

Applicant, Kenneth Andrews clarified that the owner of the property is Ms. Limbu. She recently placed the 
property into an LLC, and the relevant documents were submitted to Town Staff the previous week. 

Member, Jennifer Maher asked what is the difference between “low” and “medium” density for residential 
zoning? 

Senior Planner, Tim Jones answered low (SF-1) and medium (SF-2/SF-3) densities have different thresholds 
for land square footage requirements and road frontage. Medium density does not necessarily mean 
Townhouses, which are under multi-family. 

Member, Kim Sandoval asked in regard to the “Permitted Uses that will not be allowed”, how is it controlled 
10 years from now if a tenant wants to open a prohibited business (e.g., a childcare center)? 

Senior Planner, Tim Jones replied that new tenants must contact the Town for renovations or other building 
permits. Additionally, the town’s zoning map uses “hatching” for conditional properties, which serves as an 
immediate visual cue for Staff to check the specific case conditions before approving any permits. 

Chair, Meg Fielding asked why is sewer not accessible if there is residential development up and down the 
road? Is it a capacity issue? 

Applicant, Kenneth Andrews replied there is currently no sewer line on this property. The property has 
successfully “perked” for a private septic system. The system will be designed so that if the county sewer line is 
eventually installed, the building can easily be rerouted to tap into it. 

Chair, Meg Fielding stated that Staff described this request as “somewhat consistent” with the Comprehensive 
Plan. Why was that specific wording used? 

Senior Planner, Tim Jones responded that while there is pressure for development along Waxhaw Indian Trail 
Road due to nearby overlays, the current Comprehensive Plan still designates this specific area as residential. 
Staff noted it may be “too early” to call it fully consistent as development is only just beginning to move in that 
direction. 
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Chair, Meg Fielding asked what is the expected impact on foot and vehicular traffic? 

Applicant, Kenneth Andrews stated that many potential customers already live in the adjacent neighborhoods, 
so the traffic is “already there”- this would just decrease their driving distance. NCDOT did not initially require 
a traffic analysis but later asked for counts; the applicant decided to proceed by assuming a “worst case 
scenario” which may include road widening or adding a turn lane. 

Chair, Meg Fielding asked what the current speed limit is in this area of Waxhaw Indian Trail Road? 

Board Secretary, Jennifer Jackson confirmed the speed limit to be 35mph in that specific area, increasing to 
45mph further toward Weddington. 

PUBLIC COMMENT 
Chair, Meg Fielding opened the floor for Public Comments. 

Resident, Marsha Hemby asked if there would be lighted signs on the roof or neon window signs (e.g., Vape 
Shop)? 

Senior Planner, Tim Jones clarified that rooftop signs are prohibited by the UDO (Unified Development 
Ordinance). All signage and lighting must meet Town standards to prevent “light bleed” onto adjacent 
properties. The applicant intends to use architectural and landscaping lighting for a “friendly look” rather than 
neon lights or bright window signs. 

Residents, Jackie Parker, Melanie Parker, Stephanie Parker and Stacy Guhl all stated that they were 
opposed to this rezoning and would like the Board to deny this request and keep the area zoned as residential. 

Resident, Ron Saggio asked if the 40-foot strip of woodland at the back of the property be made a permanent 
requirement? Also, can the site be limited to just this one 7,000 square foot building? 

Senior Planner, Tim Jones responded that under conditional rezoning, the approval is strictly limited to the 
7,000 square foot building shown on the plan; any expansion would require a new amendment and vote. The 
“hatched area” in the rear is a required tree preservation area (roughly 10% of the site) that will be recorded as a 
permanent easement. 

Motion 
Member, Jennifer Maher made the motion to recommend Town Council to DENY CZ 2025-0080 (1830 Waxhaw 
Indian Trail Rd). 

Seconded by Member, Ken Curtis to recommend Town Council to DENY CZ 2025-0080 (1830 Waxhaw Indian Trail 
Rd). 

The motion to recommend Town Council to DENY passed unanimously. 

OPEN/OTHER BUSINESS 
None. 
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ADJOURNMENT  
Chair, Meg Fielding made a motion to adjourn the meeting. All Board Members were in favor. 

 

Date: ________________________________   

 
Chairman:  
_____________________________________________ 
                      
  
  
 
Secretary:  
_____________________________________________ 
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P.O. Box 2430 

Indian Trail, North Carolina 28079 
PLANNING DEPARTMENT 

 
Request: Rezone (2) Parcels (approximately 1.83 acres)  

Existing Zoning: General Business District (GBD) 
 

Proposed Zoning: Light Industrial (LI)  
 
Location: 131 Business Park Drive  
 
Parcel(s): 07084409; 07084410 

 
Applicant: Confluent Holdings, LLC  
 
PROJECT SUMMARY 
This is a request to rezone one (1) parcel from General Business District (GBD) to Light Industrial (LI). The 
intent of this request is to ensure the property’s zoning compliance while continuing the current use and 
preserving the light industrial character (see Attachment 1, Application and Letter of Intent). There are 
no changes proposed to the building or the existing land use (see Attachment 2, Boundary Survey and 
Attachment 3, Aerial Map). 
 
ANALYSIS/OVERVIEW 
Compatibility with Surrounding Area 
As seen in Attachment 4, Current Zoning Map, the current zoning for the surrounding areas to the south 
and east is General Business, the same zoning as the parcel under consideration. To the north, is Regional 
Business District and to the west there is an existing business that recently rezoned their property for 
the same reason. Future land use recommends “Office” as seen in Attachment 5, Future Land Use Map. 
The property, as well as the surrounding properties within this business park has existed in its present 
form for decades. The properties along Business Park Drive were developed beginning in the early 1990s 
through 1999. Although the current General Business District zoning has been in place for an 
exceptionally long time, this land use is much better suited for the Light Industrial zoning district.  
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Currently this property and the surrounding are legal non-conforming properties, meaning that they 
could lose their non-conforming status in the future. This would be detrimental to the property owners. 
The applicant is looking to the future and trying to ensure this does not occur. The current tenant 
Stafford Cutting Dies has been the tenant at 131 Business Park since 1994, when the company built the 
facility and later expanded it in 2001. Stafford makes cutting dies by assembling wood, steel, and rubber 
components. The property has served as Stafford’s home and headquarters for more than 30 years, and 
the company has no plans to relocate. 
 
This forethought on the property owner is much appreciated by staff as this is an area we have analyzed 
recently for this very reason. Planning staff have considered initiating a rezoning for this entire area 
(Business Park Drive & Associates Lane) to help align the zoning district with the present land use. Staff 
have been hesitant due to the looming and now present state law on down zoning.  
 
The existing downtown residential neighborhood to the west of this property has an existing buffer and 
the impact of this rezoning would not change conditions or increase the impact on these properties.  
 
Summary of Surrounding Zoning and Uses 
 

Surrounding 
Subject Property 

Municipality Zoning District Use 

North Indian Trail Regional Business District (RBD) 
Business Park off Post 
Office Drive  

South Indian Trail  General Business District (GBD) Light Industrial Uses  

East Indian Trail General Business District (GBD) Light Industrial Uses 

West Indian Trail General Business District (GBD) Light Industrial Uses 
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Photos of Project Area 

 

 

Looking into the property from Business Park Drive Right elevation of property from Business Park Drive

Neighboring business across Business Park Drive Looking West towards Downtown 
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COMMUNITY MEETINGS 
A community meeting was not required since this is a zoning map amendment. 
 
CONSISTENCY FINDINGS AND COMPREHENSIVE PLAN 
This rezoning request will not change the underlying land use of the subject property but instead align 
the actual land use with the correct zoning district. In the Comprehensive Plan, this property is listed for 
the future as Office (Employment Center) which is consistent with this request.  
 
ACTION REQUIRED 
Required Consistency Findings 
Staff are of the opinion the following findings can be made: 
 

1. The proposed rezoning request is consistent with the following goals of the Comprehensive Plan: 
 

• Community Engagement Goal #1: Communicate effectively with residents, business 
owners, and other stakeholders to ensure a well-informed and inclusive community.  
 

• Land Use and Housing Goal #1: Promote a variety of land uses within each village and 
avoid potential land use conflicts between neighboring properties and surrounding 
municipalities. 

 

Adjacent business to the immediate west  Adjacent business to the immediate east 
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• Economic Development Goal # 2: Support existing businesses within the town through 

effective communication and community outreach. 

 

• Economic Development Goal #1: Create a more balanced tax base by promoting the 
development of office parks, businesses, retail centers, and industrial parks. Promote a 
diverse local economy that will support varied employment opportunities.  

 

 

2. This rezoning request is a reasonable request and is in the public interest because it promotes 
the Community Engagement, Land Use and Housing and Economic Development goals of the 
Indian Trail Comprehensive Plan by the above-mentioned items.  
 
 

Attachments 
Attachment 1   Application/Letter of Intent 
Attachment 2   Boundary Survey  
Attachment 3   Aerial Map 
Attachment 4   Current Zoning Map 
Attachment 5   Future Land Use Map 
 
Staff Contact 
 
Brandi C. Deese, MPA, AICP, CNU-A  
Planning Director  
bcd@indiantrail.org/ 704.821.5401, ext. 378 









 
 
 

99999-001/00183940-1   
 

 Alexander 
Ricks 

PLLC 

 

 

 Alexander Ricks PLLC 
1420 E. 7th St., Suite 100 

Charlotte, North Carolina 28204 
 

Brittany N. Lins 
704.200.2637 

brittany.lins@alexanderricks.com 

 
 

 

  
January 26, 2026 
 
TO:  Indian Trail Planning Department 

315 Matthews-Indian Trail Road 
Indian Trail, NC 28079 
c/o Brandi C. Deese, Planning Director  

   

 
Re: Rezoning Request for Industrial Property Located at 131 Business Park Drive 
 
Location:  131 Business Park Drive, Indian Trail, NC 28079 
Parcel ID:  07084409 and 07084410 
Total Acreage: 1.837 
Existing Zoning: GBD – General Business District  
Proposed Rezoning: L-I Light Industrial  
  
Dear Ms. Deese, 

On behalf of Confluent Holdings, LLC, I am pleased to submit this letter requesting support for 
the above referenced rezoning.  The subject property is currently developed and utilized for light 
industrial and assembly activities.  The intent of this rezoning request is to ensure the property’s 
full zoning compliance while preserving is existing industrial character and operational 
functionality rather than continuing as a legal nonconforming use. No significant changes are 
planned or anticipated for the existing industrial building.   

We appreciate the Town’s consideration of this rezoning request and look forward to working 
collaboratively with community stakeholders, Planning Staff, Planning Board, and Town Council 
on the continued success of this property.  

 
Very Truly Yours, 

Brittany N. Lins, Esq.  

ALEXANDER RICKS PLLC 
 











Town of Indian Trail - MEMO 

To: Planning and Zoning 

From: Josue Pena, Planner/GIS 

Date: February 9, 2026 

Subject: Zoning Map Amendment #2026-0010 

GENERAL INFORMATION 

Request is to rezone parcel 07090003, located at the corner of Old Monroe Rd and Pickett Cir, 
from SF-1 (single family) zoning to GBD (general business) zoning. The parcel is currently vacant 
and undeveloped. 
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P.O. Box 2430 

Indian Trail, North Carolina 28079 
PLANNING DEPARTMENT 

 
Request: Rezone one (1) property, at approximately 1.66 acres in size 
 
Existing Zoning: Single-Family, Low Density Residential (SF-1) 
 
Proposed Zoning: General Business District (GBD) 
 
Location: On the northwest side of the intersection of Pickett Circle and Old Monroe Rd. 
 
Parcel(s): 070-90-003 
 
Applicant: Nature’s Calling LLC, Denis Moser 

 
REQUEST SUMMARY 
Property owner is proposing to conventionally1 rezone one (1) parcel to General Business District (GBD) 
(see Attachment 1, Application and Letter of Intent). The subject properties are currently vacant and zoned 
Single Family – Low Density (SF-1). The intent is to better align the property to the surrounding commercial 
properties and ongoing infrastructure improvements. 
  

 
1 A conventional rezoning amends the zoning classification of a property without conditions; the rezoned property 
becomes subject to all by-right allowances and restrictions of the new zoning district. 
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ANALYSIS/OVERVIEW 
 
Existing Conditions and Current Zoning 
The subject property is zoned SF-1 and is within the Sun Valley Neighborhood Services Activity Center. 
The property is part of the Valley Estates residential subdivision2, however it has remained vacant and 
undeveloped since the creation of the subdivision. This property has street frontage on Old Monroe Rd 
and Picketts Circle. All other adjacent lots with frontage with Old Monroe Rd are also currently 
undeveloped. The subject property is situated in a sparsely developed area. (See Attachment #2, 
Orthoimagery Map). 
 
The property owner is requesting the property to be rezoned to General Business District (GBD). This 
zoning district “is intended to provide for businesses that provide goods and services to the entire Town. 
These districts provide for a wide variety of commercial, financial, business service, and office uses. The 
service area of businesses in the GBD will be primarily from residents of the Town. The standards that apply 
in the district are intended to create and maintain an appealing shopping environment for the community” 
(UDO Section 530.010 District Descriptions). 
 
About 300 feet northwest of the subject properties, there is a large undeveloped area stretching about 
1/3 of a mile across both sides of Old Monroe Rd zoned as Conditional Zoning – Neighborhood Business 
District (CZ-NBD). These parcels are the commercial phases of the Sagecroft Village - Planned Unit 
Development, approved under SUP 2004-015 on June 22, 2007. Phase 1 consisting of 50 single-family 
detach lots is currently under construction.  
 
About 300 feet southeast of the subject property, is the Sun Valley Commons Shopping Center and the 
Sun Valley Station, zoned respectively GBD and CZ-GBD. Most of the Sun Valley Commons Shopping 
Center is developed, whereas the Sun Valley Station is partially developed3. The Sun Valley Station project 
was approved with CZ 2019-0045 on December 18, 2019, and calls for the development of a 37,500 SF 
shopping/entertainment building. Site plans for these parcels are currently under review. 
 
A list of adjoining zoning districts can be found in Table 1 below. (see Attachment 3, Current Zoning Map) 
Table 1: Summary of Surrounding Zoning and Uses 

Direction Zoning District Existing Use 
North SF-1 Valley Estates Subdivision 
South SF-1 Single Family Detached Homes 
East GBD and CZ-GBD Sun Valley Commons Shopping Center 
West CZ-NBD Vacant; Future Sagecroft Village 

 
2 Valley Estates subdivision was recorded in 1970. It currently contains a total of 54 lots, 29 of which have detached 
single family homes. Most homes were built in the 1980’s. 
3 The Sun Valley Station outparcel was approved for the construction of an ABC Store on January 6, 2021. A final 
Certificate of Zoning Compliance was issued on December 29, 2022. 
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Photos of Project Area 

Subject Property 

 

Pickett Circle road into Valley Estates 
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Old Monroe Rd – heading northwest 

 
 
Old Monroe Rd – heading southeast towards Sun Valley Commons 
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View across Old Monroe Rd. 
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Comprehensive Plan Consistency 
 
Future Land Use Map 
The Future Land Use Map, found in the Town’s Comprehensive Plan 2041, recommends “medium density 
residential” as the most appropriate land use for the subject properties (See Attachment 4, Future Land 
Use Map). This recommendation was most likely made to protect the residential character of Sun Valley 
estates and any adject residents from any land use impacts of commercial activity. Therefore, the 
proposed zoning district of GBD is not consistent with the Town’s Comprehensive Plan. 
 
However, the existing conditions and ongoing infrastructure changes support the rezoning petition. The 
existing surrounding zoning districts will eventually encourage commercial development. Additionally, the 
Old Monroe Widening project will change the appeal and compatibility of single family residential; very 
few will desire and develop a single family detached home adjacent to a busy road. This is made apparent 
by considering how long the property has remained undeveloped. 
 
If a commercial development were proposed on this property, 25 to 50-foot buffers would be required 
along the property lines that face Sun Valley Estates, with the goal of protecting the neighbors from 
commercial land use impacts. 
 
Comprehensive Plan Recommendations for the Sun Valley Sub-Regional Activity Center. 
The subject property is located within the Sun Valley Neighborhood Services Activity Center4 (See 
Attachment 5, Sub-Regional Activity Center Map). This area is envisioned as a shopping and 
entertainment district for the Town. Its goal, same as with other activity centers in Town, is to allow 
more than half of the Town’s population to be within a 10-minute walk or 5-minute drive from regular 
services, such as stores, restaurants, professional offices, churches, libraries, and other services. 
Creating a Mixed‐Use Activity Center Overlay benefits both residential and commercial uses. The co‐
location of more intense uses creates opportunities for a sense of place not possible in a more sprawling 
pattern of commercial uses along an arterial roadway. The activity center also provides both fiscal and 
quality of life benefits to the community. Therefore, the proposed zoning district of GBD is generally 
consistent with the goals of an Activity Center. 
 
Present Developments and Future Development Projections 
The area within a 500-foot radius is sparsely developed, with only a few scattered single-family homes. 
However, if we expand our radius, we can note that commercial and multifamily growth is occurring near 
the subject properties. The multi-family project Sagecroft Townhomes, which is 1,500 feet west of the 
subject properties and consists of 103 townhomes, is near completion. The commercial project ABC Store 
was completed in December 2022. The most impactful future development will be the Old Monroe 
Widening Project. Increased vehicular activity and increased noise will drive down the appeal of low-
density residential uses and drive up the allure for commercial development. Therefore, the proposed 
zoning district of GBD is consistent with the current and future development patterns. 
 
PROJECT ELEMENTS 
Concept Plan 

 
4 For a detailed description of the purpose of activity centers, see I.T. Comprehensive Plan 2041, Section 4.2.9 
Mixed-Use Activity Center Overlay, pg 4-32 
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A conceptual plan is not required with a zoning map amendment. 
 
CONSISTENCY FINDINGS 
Staff is of the opinion that the following consistency findings can be made regarding the proposed 
rezoning: 
 

1. The proposed Zoning Map Amendment is consistent with the following goals of the 
Comprehensive Plan: 
 

• Economic Development Goal # 1: The proposed map amendment will create a more 
balanced tax base by promoting the development of office parks, businesses, retail 
centers, and industrial parks and promoting a diverse local economy that will support 
varied employment opportunities. 
 

• Land Use and Housing Goal # 1: The proposed map amendment will promote a variety 
of land uses within the village and avoid potential land use conflicts between neighboring 
properties and surrounding municipalities. 
 

• Land Use and Housing Goal # 6: The proposed map amendment will help to coordinate 
with land development stakeholders to help create efficient and predictable land 
development process that will encourage investment in the community. 

 
2. This rezoning request is reasonable and is in the public interest because it promotes the goals of 

the Indian Trail Comprehensive Plan in the areas of Economic Development and Land Use and 
Housing. 

 
Staff Contact 
Josue F. Peña, CZO 
Planner 
jfp@indiantrail.org  
704.821.5401 x360 
 
Attachments 
Attachment 1 Application 
Attachment 2 Aerial Map 
Attachment 3 Current Zoning Map 
Attachment 4 Future Land Use Map 
Attachment 5 Sub-regional Activity Center Map 
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Attachment 1 - Application 
  

DIVIDER PAGE 
SEE NEXT PAGE 
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Attachment 2 – Aerial Map 
  

DIVIDER PAGE 
SEE NEXT PAGE 
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Attachment 3 – Current Zoning Map 
  

DIVIDER PAGE 
SEE NEXT PAGE 
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Attachment 4 – Future Land Use Map 

DIVIDER PAGE
SEE NEXT PAGE 
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Attachment 5 – Sub-Regional Activity Center Map 


