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PLANNING BOARD MEETING AGENDA 
June 16, 2020 – 6:30 p.m. – Virtual Meeting 

 
 

AGENDA ITEM 
 

 

1. Call to Order 
2. Determine Quorum 
3. Adoption of the Agenda 
4. Adoption of the Meeting Minutes for: 5/19/2020 
5. Public Comment Period 
 

 

ITEMS OF DISCUSSION 

1. Discussion of Minor Subdivision Application #20-12427 “1018-B Woodland Forest Drive”…… Rohit Ammanamanchi 
2. Update on Code Reorganization…………………………………………………………………... Rohit Ammanamanchi 
3. Summary of Construction Professionals Network Institute (CPNI) Workshop………………….. Rohit Ammanamanchi 
4. Discussion of Future Land Use Map 

a. Village Center District Boundaries 
b. Annexation Boundaries 
c. Other Land Uses in Marvin 

Rohit Ammanamanchi 

 

AGENDA ITEMS 
 

 

1. 
 

Review of Action Items…………………………………………………………………………… 
 

Barbie Blackwell 
2. Board Member Comments………………………………………………………………………… Planning Board 

 
 

ADJOURNMENT 
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PLANNING BOARD MEETING MINUTES 
May 19, 2020 – 6:30 p.m. 

Virtual Meeting 
 

 

AGENDA ITEM 
 

1. Call to Order 
Chairman Jones called the meeting order at 6:33 pm.  
 
2. Determine Quorum 
Chairman Jones verified a quorum was present. He noted the meeting was being conducted virtually and asked for a Roll Call 
of Planning Board Members. The Clerk noted that Mark Petersen sent confirmation by email that he was out-of-town and 
would not be present. 
 
Members Present by Remote: John Jones, Michael Lavelle, Paul Cappiello, Kelly Cates and Chris Smith. 
Members Absent: Mark Petersen 
 
Staff Present: Rohit Ammanamanchi-attended in-person and Barbie Blackwell – attended remote 
 
3. Adoption of the Agenda 
 
MOTION: Chairman Jones made a motion to adopt the 4/21/2020 minutes as amended and seconded by Kelly Cates. 
VOTE:  The motion passed unanimously. 
 
4. Adoption of the Meeting Minutes for: 4/21/2020 
Planning Board Members made minor revisions to the minutes. 
 
MOTION: Chairman Jones made a motion to adjourn the virtual meeting at 9:57 pm. 
VOTE:  The motion passed unanimously. 
 
5. Public Comment Period 

Ann Pribas Papastrat, 1024 Marietta, GA, representative of the Pribas Property on New Town Road: She advocated for 
commercial development of the Pribas Property in relation to the Village Center District and requested that the property be 
add to the Village Center boundary on the Future Land Use Map. 

 
 

ITEMS OF DISCUSSION 

 
1. 

TIME STAMP: 15:29 
Discussion of Third-Party Communication 
 
Chairman Jones read a prepared statement regarding the Third-Party Communication on information being disseminated 
out to the public through Next Door. (See the attached statement is hereby incorporated as reference into these minutes.) 
 

2. Update on Code Reorganization 
Mr. Ammanamanchi presented his staff report for this item. (See attached staff report is hereby incorporated as reference into these minutes.)  
 
Planning Board discussed this item in depth. 
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3. 

TIME STAMP: 52:55 
Review of Land Use Plan 2020 
Planning Board continued their review of the LUP. They made minor revisions to the plan. They asked Mr. 
Ammanamanchi to send the final draft to Council early to give them time to review it. 
 
MOTION: Kelly Cates made a motion to send the final draft of the LUP to Village Council for review and feedback and 
seconded by John Jones. 
VOTE:  The motion passed unanimously. 
 

 
4. 

TIME STAMP: 1:09:43 
Discussion of Future Land Use Map 

a. Village Center District Boundaries 
b. Other Land Uses in Marvin 

 
Mr. Ammanamanchi presented his staff report for this item. (See attached staff report is hereby incorporated as reference into these minutes.)  
 
Planning Board discussed this item in depth. 
 

5. Discussion of Construction Professionals Network Institute (CPNI)Workshop on Village Center to be hosted June 
11 and 12 on Zoom 
 
Mr. Ammanamanchi shared his staff report on the information workshop dates and times with Planning Board members. 
(See attached staff report is hereby incorporated as reference into these minutes.) 
 

 

AGENDA ITEMS 
 

1. Review of Action Items 
• Ms. Blackwell will make revisions on the 4/21/2020 minutes. 
• Mr. Ammanamanchi will make revisions to the LUP prior to sending it to Council for review. 
• Ms. Blackwell will send out a doodle poll for possible date and time to schedule Special Called Meeting. 
• Ms. Blackwell will add the Discussion of Future Land Use Map and Village Center District Boundaries to the 6-

16-2020 Planning Board agenda. 
• Mr. Ammanamanchi will research Amber Meadows and what has been done in the subdivision. 
• Ms. Blackwell will send out Zoom invite for the CPNI workshop to Planning Board Members. 
• Mr. Ammanamanchi will reach out to landowners. 
 

2. Board Member Comments 
Kelly Cates – She thanked Council for going ahead and reviewing the LUP to help speed up the process. 
 
There were no other comments from Planning Board Members. 
 

 

ADJOURNMENT 
 

 
MOTION: Chairman Jones made a motion to adjourn the virtual meeting at 9:57 pm. 
VOTE:  The motion passed unanimously. 



 
 
 
 
 

TO:   Planning Board 
 
FROM: Rohit Ammanamanchi, Village Planner/Zoning Administrator 
 
SUBJECT: Review Final Plat of Minor Subdivision Application #20-12427 “1018-B Woodland 
Forest Drive” 
 
DATE: June 9, 2020 
 
 
Background 
Tiffany Johannes, on behalf of the owner, Randy Blackley, submitted an application for a minor 
subdivision of the 6.59-acre lot at the front of the Woodland Forest neighborhood into a total of two 
lots. One 3.02-acre residual lot will contain the existing house, while the new 3.57-acre lot will have 
one new house. The current lot is zoned R, and qualifies for a small-tract, minor subdivision for 
meeting the following requirements: 
- Involving not more than four lots: The subdivision proposal creates a total of two lots. 
- On an existing approved street: Each new lot will have frontage on Woodland Forest Drive and 

each have well over the minimum of 50 feet of frontage on a public road. 
- Not involving any new street 
- Not requiring extension of public water or sewer: The current lot has well and septic, and the new 

lot will have well and septic. 
- Creating no new or residual parcels not conforming to the requirements of these regulations and 

related ordinances: The new lot and the one residual lot containing the existing house comply with 
ordinances pertaining to lot design in Marvin’s R-zoning.  

- However, if a subdivider owns any property adjacent to the property being subdivided, the 
subdivision shall not qualify under the abbreviated procedure for a minor subdivision: The 
owner does not own any adjacent property. 

 
  

Current 
Staff would like Planning Board to review the subdivision application, and provide revisions to the 
final plat, or recommend approval to Village Council. 

 
 

 
 
 





 

 

 
 

 

 
 
TO:   Planning Board 
 
FROM: Rohit Ammanamanchi, Village Planner/Zoning Administrator 
 
SUBJECT: Update on Code Reorganization 
 
DATE: June 10, 2020 
 
 
Background 
 The code reorganization is a project to better organize codes on planning and development, making it easier to 
manage development for the remainder of the parcels that could be developed in Marvin. Due to delays 
encountered in the beginning, the project is not ready for review. The code reorganization is expected to finish 
by June 30, after which Staff will take it from there to carry it through the process of review and adoption. 
Staff will continue to update Planning Board with the timeline and dates for needed review 
 
Recommendation 
No Action Requested at this time. 
 
 



 

 

 
 

 

 
 
TO:   Planning Board 
 
FROM: Rohit Ammanamanchi, Village Planner/Zoning Administrator 
 
SUBJECT: Update of Construction Professionals Network Institute (CPNI) Workshop on Village Center 
hosted June 11 and 12 on Zoom 
 
DATE: June 12, 2020 
 
 
Background 
 A workshop occurred hosted by CPNI, with members of the Village Council, Planning Board, and PR&G, and 
residents and property owners in the VCD in attendance. The main objective of the workshop was for us to get 
a better understanding and receive expert advice on the details of the planned Village Center. The first day of 
the workshop on June 11, 2020 was mainly an overview of the history of Marvin and existing assets. A report 
of the demographics and employment was presented by NC Growth, there was discussion of implementation 
strategies between CPNI and Marvin Council and Planning Board Members, and CPNI gave a presentation of 
a previous workshop they conducted in Badin, NC. 
 
The second day of the workshop occurred on June 12, 2020. Some options discussed are as follows:  
 

• Traffic must be slowed using any number of traffic calming methods, such as angled parking and 
strictly enforced reduced speed limits.  

• Transforming the former general store into a specialty shop or restaurant is crucial to the character 
• Preserving the more residential character of the west side of the VCD can be accomplished by putting 

more office and institutional uses on that side, and putting the retail and restaurant type uses on the east 
side. This grouping can also mitigate some negative effects of the two commercial sides being 
“divided” by the churches in the middle 

• Potentially selling Efird Park to buy and develop more suitable park space in the central area 
• Property owned by O’Dell, Lett, or Pribas are viable in creating a future public gathering space. Patio 

homes, a conservation subdivision, or assisted living facility were discussed.   
• The Village Hall location is very important to the overall plan and both the building and the green 

around it should be considered as a gathering space. 
• An alternative to retail being on the street frontage is for the retail to be tucked into deeper lots. 
• Other towns that in some parts emulate that should be incorporated into Marvin’s Village Center are 

Pinehurst, Ocracoke, St. James, Valle Crucis, Todd, Cameron, Hillsboro, Bath, Corolla, and Duck. 
  
The final report should be completed in 2-3 weeks and will be presented by CPNI/NCGrowth to Council. 
 



 

 

Recommendation:  Consider attending the presentation at a July Council Meeting. 



 

Village of Marvin, North Carolina 

 

Village of Marvin, NC | Pre-Workshop Memo 
Prepared by Rachel Taylor, Senior Analyst, NCGrowth 

6/10/20 
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ABOUT CPNI The Construction Professionals Network Institute, Inc. (CPNI) is a non-profit 
initiative focusing on construction industry-related projects and community service throughout 
the State of North Carolina. CPNI volunteers its members’ design and construction industry 
expertise as a catalyst to empower communities across North Carolina to improve their physical 
and economic environment. CPNI offers the comprehensive professional and technical 
expertise of its membership and collaborating partners in the form of workshops tailored to 
assist communities and engage local governments and community leaders to facilitate 
discussions and efforts toward redevelopment strategy, community engagement, visioning, and 
financial considerations. 
 

 
 
Learn more at www.cpni-nc.org. 
  
 
ABOUT NCGROWTH NCGrowth is an EDA University Center at UNC-Chapel Hill that helps 
businesses and communities create good jobs and equitable opportunities through applied 
research and technical assistance.  With a passionate staff and a dynamic pool of graduate 
student analysts, NCGrowth partners with businesses, local governments, other universities and 
colleges, and community organizations to tackle outcome-based economic development and 
entrepreneurship projects. Recent successes include the development of the Entrepreneur 
Technical Assistance Program, which infuses high growth companies in rural areas with MBA 
talent from UNC, ECU, and NCCU and the publications of a series of reports on the practical use 
of agricultural waste for energy production. Since 2012 NCGrowth has worked with over 150 
clients.  
 

 
 

Learn more at www.NCGrowth.unc.edu.  
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MEMO OBJECTIVE 
 
The purpose of this memo is to 
provide information and context 
about the Village of Marvin, 
North Carolina, and to aid in the 
planning and support for the 
execution of a Built Asset 
Assistance Project workshop. The 
workshop will be facilitated by 
members of the Construction 
Professionals Network Institute 
(CPNI) with assistance from 
NCGrowth, on June 11-12, 2020. 
 
This memo provides context and 

a summary of existing plans and efforts pursued by the Village of Marvin and items under 
consideration for the upcoming workshop. Additionally, this memo provides general context on 
the community, demographics, and economic characteristics such as regional industry 
composition and major employers of the Village of Marvin, North Carolina. 
 
VILLAGE OF MARVIN CPNI WORKSHOP GOALS 

The Village of Marvin, 
incorporated in 1994, is a 
bedroom community of Charlotte 
and is one of the fastest-growing 
areas of North Carolina. The 
Village, which is predominately 
rural and has a modest 5 cent tax 
rate, is currently in the process of 
creating downtown development 
plans. 
 
The Village of Marvin is 
interested in using this workshop 
as an opportunity to discuss 

potential options for creating a 0.5-mile long mixed-use downtown district, which may include 
commercial development in the front of the street, and expanded residential options in the 
back.   
 
The Village of Marvin would like to develop an economic center while keeping a small-town and 
agricultural feel. The Village is aiming for a vision instead of a master plan. The vision will 
provide density and architectural regulations, allowing property owners to generate their ideas 
according to a cohesive design. Currently, ten property owners make up the city center and 
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downtown area. The proposed area for the city-center is a “barbell” where the main 
developments will be on each end. 
 
Additional goals for this workshop include conducting a structural analysis to determine which 
buildings would need to become suitable for development. These buildings will need to be 
assessed to determine if they can be retrofitted. The majority of the buildings are in good 
condition, though some may not be able to be retrofitted. The workshop will also help explore 
options to balance commercial and residential development and expand housing options as the 
current housing stock of Marvin is limited and home values are higher than many in the area 
can afford. Some residents have expressed concerns that there are few options for ageing in 
place. Finally, the workshop will also discuss ideas about streetscaping, infrastructure, and how 
the buildings can potentially be repurposed for commercial and mixed-use. 
 
 

 

Village of Marvin Virtual Workshop Agenda 
Day One: Thursday, June 11, 2020 
1. Introductions: 1:00 pm to 1:15 pm 

a. Village of Marvin 
b. Design Team 

2. Virtual Town Tour and Town Summary 1:15 pm to 2:00 pm 
a. Google Earth 
b. Aerial Photographs 
c. Maps 

3. Overview Summary 2:00 pm to 3:00 pm 
a. History and Culture 
b. Physical Character (Environmental, Topography, Landscape, Utilities, 

Transportation) 
c. Buildings-Structural Evaluation 
d. Demographics 
e. Market and Economic Conditions 
f. Land Use and Property Ownership 
g. Existing Planning and Zoning Documents 

i. Allowable Uses 
ii. Site Design 
iii. Street Cross-Sections 

h. Regulatory Process 
4. Break 3:00 pm to 3:15 pm 
5. Case Study – Badin 3:15 pm to 4:00 pm 
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TOWN TOUR: BUILDINGS AND SITES 
 
The Village of Marvin has one primary focal point for the town tour, the 0.5 mile proposed city 
center area. Marvin is hoping to get input on design with an emphasis on commercial and retail 
in the front and residential behind.   
 
This tour will be conducted virtually through google earth maps, aerial photographs, and other 
relevant maps and plans.  
 
MARVIN, NC AT-A-GLANCE1 
Population: 7,091 residents 
Total Households: 1,924 
Median age: 35.6 
Poverty Rate: 2.3%2 
Median Household Income: $170,340 
Median Home Value for Owner-Occupied Homes: $581,625 
Number of employees: 472 
Percent of Population with Associates Degree or Higher: 82.4% 
Percent of Population with High School Diploma or more: 98.3% 
 

 
1 ESRI, 2020 
2 “U.S. Census Bureau QuickFacts: Marvin Village, North Carolina,” accessed May 31, 2020, 
https://www.census.gov/quickfacts/marvinvillagenorthcarolina. 

Village of Marvin Virtual Workshop Agenda 
Day Two: Friday, June 12, 2020 

1. Visioning: 9:00 am to 10:30 am 
a. Assets 
b. Goals and aspirations 
c. Opportunities and Challenges 

i. Allowable uses and site design 
d. CPNI only 

i. Program Development 
ii. Resources 
iii. Partners 
iv. Project Delivery/Contracts 
v. Procurement 

vi. Budget 
vii. Priorities/Schedule/Phasing 

2. Break: 10:30 am to 10:45 am 
3. Recommendations: 10:45 am to 12:00 pm 

https://www.census.gov/quickfacts/marvinvillagenorthcarolina
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GEOGRAPHIC LOCATION 
 
Located in Union County, 
along the border with 
South Carolina, Marvin is 
twenty-three miles or 
thirty minutes from 
Charlotte. Marvin is also 
thirty minutes from Rock 
Hill, South Carolina. 
Highway access is available 
via U.S. route 521 and 
interstate 485, which runs 
North to South and 
connects Rock Hill and 
other towns in South 
Carolina to Charlotte, NC. 
Marvin has a total area of 

5.9 square miles.3 The nearest airports are Charlotte Douglas International Airport (23 miles), 
Bryant Field local airport (16 miles), Concord-Padgett Regional Airport (28 miles), and Gastonia 
Municipal Airport (31 miles). 
 
COMMUNITY BACKGROUND 

 
Marvin was incorporated 
in 1994 and is one of the 
fastest-growing 
communities in North 
Carolina.4 
 
Marvin values green space 
preservation with strict 
zoning standards of 86 
housing units per 100 
acres and tree, stream, 
and viewshed buffers. 
Marvin Efird Park is a 27-
acre park with a 
playground, barn shelter, 
community garden, and 

 
3 “U.S. Census Bureau QuickFacts.” 
4 “About Marvin - Village of Marvin, NC,” accessed May 31, 2020, http://www.marvinnc.org/about-marvin. 

http://www.marvinnc.org/about-marvin.
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trail system. The park hosts many community events such as movie nights and holiday tree 
lighting. The barn is also available as an event space.5 
 
In 2008, Marvin adopted a Parks and Greenways Master Plan with the goals of contributing to 
the high quality of life found in the Village, preserving the rural aesthetic and small-town feeling 
of the area, and promote recreation and conservation for future generations.6 Currently, 
Marvin is developing a four-mile paved trail alongside Marvin School, New Town, Marvin, and 
Joe Kerr roads.7 
 
Marvin is home to three top-performing high schools in the state: Cuthbertson Highschool, 
Marvin Ridge Highschool, and Weddington Highschool. 
 
DEMOGRAPHIC LANDSCAPE 
 
Economic Characteristics8 
 
The economy of Marvin employs nearly 3,000 people.9 The service sector is the largest 
employment sector in Marvin, representing 40% of employed people in the Village. The second 
largest industry is finance, insurance, and real estate, with 20% of the jobs. The current 
unemployment rate in Marvin is 2.6%, which is below the national and state unemployment 
rates (both 4.4% as of March).  
 

Figure 1 Employment by Industry (2017)     Source:     Data USA 

 
5 “Marvin Efird Park - Village of Marvin, NC,” accessed May 31, 2020, http://www.marvinnc.org/marvin-efird-park. 
6 “Marvin-Parks-and-Greenways-Master-Plan-2019.Pdf,” accessed May 31, 2020, 
http://www.marvinnc.org/Data/Sites/1/media/marvin-parks-and-greenways-master-plan-2019.pdf. 
7 “Marvin Efird Park - Village of Marvin, NC.” 
8 ESRI, 2020 
9 “Marvin, NC | Data USA,” accessed May 31, 2020, https://datausa.io/profile/geo/marvin-nc#economy. 

http://www.marvinnc.org/marvin-efird-park
http://www.marvinnc.org/Data/Sites/1/media/marvin-parks-and-greenways-master-plan-2019.pdf
https://datausa.io/profile/geo/marvin-nc%23economy
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When breaking down employment by occupation, white-collar jobs comprise the majority of 
jobs (88%). Management/business/financial employment accounts for 37% of white-collar jobs, 
and professional jobs account for nearly 25% of white-collar positions. Services account for 6%, 
and Blue-collar jobs account for 5% of jobs, with production and transportation/material 
moving as the two largest segments. There are a total of 73 businesses in Marvin employing 
over 470 people. An increase in diverse housing options could help attract a solid workforce 
that can work in Charlotte and increase their spending in Marvin. The employee/residential 
population ratio (per 100 residents) is 7. 
 

 Businesses Employees 
 Number Percent Number Percent 
Services 28 38.4% 290 61.4% 
Hotels & Lodging 0 0% 0 0% 
Automotive Services 1 1.4% 2 0.4% 
Motion Pictures & Amusements 2 2.7% 103 21.8% 
Health Services 1 1.4% 4 0.8% 
Legal Services 0 0% 0 0% 
Education Institutions & Libraries 1 1.4% 65 13.8% 
Other Services 23 31.5% 116 24.6% 

 
 Businesses Employees 
 Number Percent Number Percent 
Finance, Insurance, & Real Estate Summary 9 12.3% 19 4.0% 
Banks, Savings, & Lending Institutions 1 1.4% 1 0.2% 
Securities Brokers 2 2.7% 4 0.8% 
Insurance Carriers & Agents 1 1.4% 2 0.4% 
Real Estate, Holding, Other Investment Offices 5 6.8% 12 2.5% 
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 Businesses Employees 

 Number Percent Number Percent 

Manufacturing 4 5.5% 85 18% 

 
Diversity 
Marvin is home to 7,091 people. Seventy-six percent of the population is White, 13% is Asian, 
7% is Black, 5% is Hispanic, and 2% is two or more races. These demographics are similar to 
demographics in the greater Union County area. 
 

 
Figure 2 Race or Ethnicity     Source: Data USA 
The median age in Marvin is 36, and 6% of the population is of retirement age or older. The age 
categories are relatively evenly distributed. The top three age groups are 35-44 (19%), 45-54 
(16.3%), 5-9 (12.4%).  
 

2019 Population by Age 
 Total 7,091 
0-4  8% 
5-9  12.4% 
10-14  11.7% 
15-24  10.7% 
25-34  6% 
35-44  19.4% 
45-54  16.3% 
55-64  8.5% 
65-74  5.1% 
75-85  1.3% 
85+  0.4% 
18+  62.2% 

 
Education 
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Marvin’s educational institutions include Sandy Ridge Elementary School, Kensington 
Elementary School, Western Union Elementary School, Waxhaw Elementary School, Marvin 
Ridge Middle School, Cuthbertson Middle School, Marvin Ridge High School, Cuthbertson High 
School, and Weddington High School.10 
 
Nearby universities and community colleges include Central Piedmont Community College (20 
miles), South Piedmont Community College (30 miles), Gaston College (36 miles), Wingate 
University (17 miles), Queens University of Charlotte (18 miles), and the University of North 
Carolina at Charlotte (25 miles) amongst others.11 
 
Of the 2019 population over the age of 25, 29% obtained a graduate or other professional 
degree, 47% obtained a bachelor’s degree, 6% obtained an associate degree, 8% received some 
college but did not attain a degree. 7% achieved a high school degree, and 2% did not receive a 
high school degree or alternative. In 2019, consumer spending on education totaled $7.2 
million, with average spending per household equaling $3,760.12 
 

 
 
 
 

 
10 “Public Schools near Marvin, NC 28173, 1-9 - NC | GreatSchools,” accessed May 31, 2020, 
https://www.greatschools.org/search/search.page?distance=10&gradeLevels%5B%5D=h&lat=34.9274555&locatio
nLabel=Marvin%2C%20NC%2028173&locationType=zip&lon=-
80.7436141&st=public_charter&st=public&st=charter&state=NC. 
11 CollegeSimply, “Colleges in Waxhaw, North Carolina and Colleges near Waxhaw,” CollegeSimply, accessed May 
31, 2020, /colleges-near/north-carolina/waxhaw/. 
12 ESRI, 2020 

0% 20% 40% 60% 80% 100% 120%

Population Age 25+

Educational Attainment in Marvin

No High School Diploma High School Diploma

GED or Alternative Some College, No Degree

Associate Degree Bachelor's Degree

Graduate or other Professional Degree

https://www.greatschools.org/search/search.page?distance=10&gradeLevels%5B%5D=h&lat=34.9274555&locationLabel=Marvin%2C%20NC%2028173&locationType=zip&lon=-80.7436141&st=public_charter&st=public&st=charter&state=NC
https://www.greatschools.org/search/search.page?distance=10&gradeLevels%5B%5D=h&lat=34.9274555&locationLabel=Marvin%2C%20NC%2028173&locationType=zip&lon=-80.7436141&st=public_charter&st=public&st=charter&state=NC
https://www.greatschools.org/search/search.page?distance=10&gradeLevels%5B%5D=h&lat=34.9274555&locationLabel=Marvin%2C%20NC%2028173&locationType=zip&lon=-80.7436141&st=public_charter&st=public&st=charter&state=NC
https://www.collegesimply.com/colleges/search?sort=distance&place=waxhaw-north-carolina&years=4&years=2&type=public&type=private&gpa=&sat=&act=&admit=comp&field=&major=&radius=100&zip=&state=&size=&tuition-fees=&net-price=
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Housing13 
The Village of Marvin has 2,025 housing units. Owner-occupied housing units account for 92%, 
renter-occupied housing units account for 3%, and vacant housing units account for 5% of 
available units. By 2024, housing units are projected to reach 2,351 with owner-occupied units 
representing 92%, renter-occupied units will represent 3%, and vacant housing units are 
expected to represent 5% of available units.14 The median home value in Marvin is $621,317. 
The homeownership rate is 96%, which is higher than the national average of 64%. 
 

 
Figure 3 Median Property Value     Source: Data USA 

 
Figure 4 Median Household Income     Source: Data USA 

Despite a low poverty rate, about 20% of the households in the two census tracts Marvin 
occupies are cost-burdened households. Cost-burdened households are households that are 
renter or owner-occupied, and that contribute 30% or more of their income to housing. 

 
13 “Marvin, NC | Data USA,” accessed May 31, 2020, https://datausa.io/profile/geo/marvin-nc#housing. 
14 ESRI, 2020 

https://datausa.io/profile/geo/marvin-nc%23housing
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Figure 5 Cost Burdened Households in Marvin, NC     Source: Social Explorer 

 
Figure 6 Homeowners Who are Paying at Least 30% of Income for Ownership Costs     Source: Social Explorer 
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Appendix B: 
Village of Marvin Downtown District Zoning Regulations 
 
The purpose of VCD Design Regulation is to create a Downtown area that reflects 
the unique character of Marvin and establishes a sense of place and community. 
 
 ARCHITECTURE 

• FORM BASED CODE: https://formbasedcodes.org/definition/ 
• Renovate & repurpose any habitable buildings 
• Maintain 35 feet height maximum 
• All-new individual commercial uses under 5,000 sf must look like houses currently existing 
• New buildings must be situated with similar setbacks to existing buildings 
• Parking must be in the rear whenever possible, but when existing buildings are set back in a way 

that parking in the front is more feasible, it can be allowed on a case-by-case basis 
 
 
SITE DESIGN & DENSITY 
 Commercial: 

• Commercial buildings only within 300 feet of an arterial road (Marvin Road, W-M Road, New 
Town Road) 

• 4,356 sf Commercial per each eligible acre of parent tract, including existing buildings (FAR=0.1) 
• Any new commercial building adjacent to a sidewalk or trail must have an entrance on the 

trailside. The strip in Blakeney adjacent to the playground (Starbucks, Cold Stone, Five Guys) is a 
good example of restaurants that have entrances on both the parking lot and pedestrian sides. 

 
Residential: 

• Overall residential density of 1 Residential Unit per 1 acre of parent tract, rounded down 
• Tracts over 5 acres must dedicate 15% of the area for usable public greenspace. This includes 

fields, trails and sidewalks, and any piers over lakes, but does not include lake area or BMP 
• Residential may be Rural, Suburban, Urban, or Over-Retail, but residential areas must have 

transitioning sub-zones of density starting from the character of existing residential adjacent to 
the tract. 

o Rural: Single-family houses. Max Density = .75 units per acre in sub-zone 
o Suburban: Cluster Type individual houses. Max density = 1.5 units per acre in sub-zone  
o Urban: Townhomes or Multiplex Homes that look like big homes already in Marvin and 

surrounding area. Max density = 2 units per acre in sub-zone 
o Residential Over-Retail: Commercial Buildings may have ground-floor commercial with 

residences on the second floor. Max residential density = 1 unit per acre in sub-zone 
o *subzone area includes any conservation area, tree buffers, or public recreation area  

 
 
General: 

• Residential and Commercial minimums can be combined, i.e., one 10-acre tract with, for 
example, 4 acres of area within 300 feet of the major road can have both 17,424 sf of retail AND 
10 residential units.  

https://formbasedcodes.org/definition/


18 
 

 
 

• Adjacent lots owned by the same person or entity can develop as one tract; the per-tract 
minimums and regulations will apply to the combination of those lots 

• Village Center Properties must have tree buffers between adjacent residential, 50 feet from 
rural neighborhoods and 25 feet from suburban neighborhoods 

 
CONNECTIVITY 

• Refer to VCD Master Transportation Plan for full list 
• Sidewalks throughout the stretch of New Town 
• Trail in the back 
• No Driveways on Meadowlark Lane 
• Shared Driveway as a fourth leg of Waxhaw Marvin Road 
• Internally connected parking lots whenever possible 
• Driveways less than 400 feet from a roundabout must be Right-In, Right-Out only 

 
RECREATION 

• Trails and pocket parks designed around lakes 
• 15% of each tract dedicated towards usable open space/greenspace or preservation of tree of 

wetland areas 
• Refer to survey for most desirable uses 

 



 

 

 
 

 

 
 
TO:   Planning Board 
 
FROM: Rohit Ammanamanchi, Village Planner/Zoning Administrator 
 
SUBJECT: Discussion of Future Land Use Map  
 
DATE: June 9, 2020  
 
 
Background 
 A major part of the 2020 Land Use Plan is to determine the future land uses of parcels in and around Marvin. 
The Future Land Use Map is the next step in the Land Use Map process, and the points of discussion are: 
 
1. Village Center District Boundary 
2. Other Land Uses in Marvin 
 
There is not much of an update since the last meeting, so I have included parts of the previous meeting memo.  
 
Staff Analysis 
 
1. Village Center District (VCD) Boundary 
 
There are no updates since the last meeting except that I had a conversation with David Coates. His statement 
from the beginning was that he opposes the VCD entirely. I said that we are going forward with planning 
because a majority of residents support it, but we can mitigate your specific issues in every way we can think 
of. He then stated his issues and we discussed solutions as follows: 
 

1. Traffic. I explained to him the traffic mitigation plan, and explained that with this plan, the traffic flow 
may be the same or better despite an increase in volume. (In summary the plan is: No left turns from 
New Town Road, consolidate access points/driveways, have shared internal driveways, and consider a 
4th roundabout to the west to relieve traffic from possible development of Odell and Pribas properties). 
He appeared satisfied but requested a Traffic Impact Analysis (TIA) to be done. 

2. Preserve the countryside aesthetic. I told him that the Planning Board is discussing allowing only rural 
homes (1.5-2 acre size) to be built adjacent to existing homes. He also appreciated that support. 

3. Security. I explained that a special taxing district would allow a separate revenue stream to fund 
additional security. 

4. Future Uses of Philbrick House. He said he trusts TJ to use the house in a way that is harmonious with 
the area, but fears the commercial use of that property after TJ retires. I explained that we would 



 

 

regulate only the most lightest commercial uses for that property. Afterwards, I realized we can 
additionally require a CUP when uses change, for even greater oversight. 

 
 

 

 
Above: Village Center vicinity on the Future Land Use Map with parcels around the Village Center in 
consideration. At the last meeting, some parcels were removed from consideration, some were identified as 
light commercial only, and some were considered for residential only. 

Reasons 

Windle 

Pribas 

Lett Jr. 

Coates 

Philbrick 

Odell 

Lett 

Crawford/ 
3 Pond Acres 

Fincher 

Vasireddy 



 

 

 
 
 
 
 
 
 
Vasireddy property Board recommendation: Include in VCD, possible light commercial 
 
 
Reasons property Board Recommendation: Remove from VCD consideration 
 
 
Windle property Board Recommendation: Remove from VCD consideration 
 
 
Pribas and Odell and Lett Jr. properties Board Recommendation: Include in VCD as residential only. VC-R 
Zoning may include patio homes, and likely to be included in the special taxing district. Despite allowing 
denser housing, an overall residential density of maximum 1 unit per acre should be considered. 
 
For example, on Pribas’ 21.69 acre lot, if there were 6 patio homes in the front, 9 suburban homes in the 
middle, and 6 rural homes lining the back, there would still be a total of 21 homes. 
 
 
TJ Philbrick property Board recommendation: Considering allowing extremely light commercial use, 
requested Coates’ family opinion before making a decision. 
 
Planner Recommendation: Allow in VCD as light commercial with a Conditional Use Permit (CUP) required 
in the beginning and any time the use changes. 
 
____________________________________________________________________________________ 
 
The below parcels are still to be discussed, so I have included the Staff Analysis from the previous memo. 
 
Back of Lett parcel: The VCD can easily prescribe that only the front of parcels can be commercially 
developed. Also, it is not possible to rezone part of a parcel. Therefore, it can easily be considered that all of 
Lett’s parcel should be within the boundary. Careful considerations of residential uses will be conducted 
within the following months. 
 
 Planner Recommendation: Include in VCD, where the VCD will only allow commercial uses in front 
  
 
Crawford: Staff was not able to reach out to Crawford for contact. However, this parcel was considered for the 
VCD for its prime central location before it was developed. Now that it is a developed subdivision, removal of 
the properties of Three Pond Acres neighborhood from the VCD is straightforward. 
 
Planner Recommendation: Remove from VCD and Remove rear parcels from consideration 
 
 
 Fincher’s back parcel: This is the same reasoning as Lett. 



 

 

 
Planner Recommendation: Include in VCD, where the VCD will only allow commercial uses in front 
 
The map of this recommendation so far is sketched on the attached map, however, Planning Board is 
free to consider any options. 
 
 
 
 
 
 

 
 
In the above DRAFT working map of possible VCD Subzones:  

• Purple is commercial 
• Blue is light commercial (Philbrick’s house is still in discussion) 
• Red is Village Hall Site 
• Orange is possible patio homes 
• Yellow is suburban housing 
• Green is rural housing/buffer.  

 
This map is the Planner’s representation of the discussion in progress and depicts concepts that have been 
discussed but not been voted on yet. 
 
 



 

 

 
 
 
 
 
 
 
 
 
2. Annexation Area 
Council has discussed setting out a plan for annexing areas in the vicinity. Planning Board should consider the 
possible annexation boundary in the attached map, which is based on existing annexation agreements and 
removing areas already annexed by Waxhaw.  
 
 
3. Other Land Uses in and around Marvin 
 
This is the section to talk about other locations of Commercial or Industrial Development. Referring to both 
the 2006 and the 2017 current draft Future Land Use Maps, as well as current land uses and expected 
development outside of Marvin’s limits, Planning Board should make determinations whether to add or 
remove Commercial Corridor or Business designations from the draft Future Land Use Map.  
 
The parcels currently designated as CC-CD have an active (on hold) application to rezone to that zoning. Staff 
analysis is that resident’s concerns of proximity can be mitigated through various methods. Also, each of the 
other two Age-Restricted neighborhoods are adjacent to commercial uses, and walkability to some services 
can be a great benefit to an age-restricted neighborhood, as they may have a higher population of people that 
can not drive (Amber Meadows next to the swim club and CVS across Rea Road, and future Marvin Gardens 
neighborhood next to future Publix). 
 
Planner Recommendation: Keep Bonds Grove Church corner as future CC-CD 
 
Although it is obvious, it should be stated for thoroughness that Staff does not recommend adding any 
Industrial uses to the Future Land Use Map, per the related statements in the current Land Use Plan expressing 
desire to not have any industrial uses in Marvin. 
 
Planner Recommendation: Don’t add any additional properties as Commercial or Industrial at this time, but 
gauge resident interest as part of a Resident Survey every 5 years. 
 
 
Current 
Staff asks Planning Board to review the draft Future Land Use Map and make a final recommendation to 
include in the Land Use Plan. Staff will bring the final map for review to the next Planning Board Meeting. 
Alternatively, Planning Board may use this meeting to discuss options but not finalize and schedule a public 
input meeting to gather residents’ opinions on the options. 
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	1a 1018 Woodland Forest Minor Subdivision Memo
	1b 1018BWoodlandForestDr
	2 Update on Code reorg
	TO:   Planning Board
	FROM: Rohit Ammanamanchi, Village Planner/Zoning Administrator
	SUBJECT: Update on Code Reorganization
	DATE: June 10, 2020
	Background
	The code reorganization is a project to better organize codes on planning and development, making it easier to manage development for the remainder of the parcels that could be developed in Marvin. Due to delays encountered in the beginning, the proj...
	Recommendation
	No Action Requested at this time.

	3a CPNI WS Memo
	TO:   Planning Board
	FROM: Rohit Ammanamanchi, Village Planner/Zoning Administrator
	SUBJECT: Update of Construction Professionals Network Institute (CPNI) Workshop on Village Center hosted June 11 and 12 on Zoom
	DATE: June 12, 2020
	Background
	A workshop occurred hosted by CPNI, with members of the Village Council, Planning Board, and PR&G, and residents and property owners in the VCD in attendance. The main objective of the workshop was for us to get a better understanding and receive exp...
	The second day of the workshop occurred on June 12, 2020. Some options discussed are as follows:
	 Traffic must be slowed using any number of traffic calming methods, such as angled parking and strictly enforced reduced speed limits.
	 Transforming the former general store into a specialty shop or restaurant is crucial to the character
	 Preserving the more residential character of the west side of the VCD can be accomplished by putting more office and institutional uses on that side, and putting the retail and restaurant type uses on the east side. This grouping can also mitigate s...
	 Potentially selling Efird Park to buy and develop more suitable park space in the central area
	 Property owned by O’Dell, Lett, or Pribas are viable in creating a future public gathering space. Patio homes, a conservation subdivision, or assisted living facility were discussed.
	 The Village Hall location is very important to the overall plan and both the building and the green around it should be considered as a gathering space.
	 An alternative to retail being on the street frontage is for the retail to be tucked into deeper lots.
	 Other towns that in some parts emulate that should be incorporated into Marvin’s Village Center are Pinehurst, Ocracoke, St. James, Valle Crucis, Todd, Cameron, Hillsboro, Bath, Corolla, and Duck.
	The final report should be completed in 2-3 weeks and will be presented by CPNI/NCGrowth to Council.
	Recommendation:  Consider attending the presentation at a July Council Meeting.

	3b CPNI Presentation Village of Marvin
	4a FLUM Memo 6-16
	TO:   Planning Board
	FROM: Rohit Ammanamanchi, Village Planner/Zoning Administrator
	SUBJECT: Discussion of Future Land Use Map
	DATE: June 9, 2020
	Background
	A major part of the 2020 Land Use Plan is to determine the future land uses of parcels in and around Marvin. The Future Land Use Map is the next step in the Land Use Map process, and the points of discussion are:
	1. Village Center District Boundary
	2. Other Land Uses in Marvin
	There is not much of an update since the last meeting, so I have included parts of the previous meeting memo.
	Staff Analysis
	1. Village Center District (VCD) Boundary
	There are no updates since the last meeting except that I had a conversation with David Coates. His statement from the beginning was that he opposes the VCD entirely. I said that we are going forward with planning because a majority of residents suppo...
	1. Traffic. I explained to him the traffic mitigation plan, and explained that with this plan, the traffic flow may be the same or better despite an increase in volume. (In summary the plan is: No left turns from New Town Road, consolidate access poin...
	2. Preserve the countryside aesthetic. I told him that the Planning Board is discussing allowing only rural homes (1.5-2 acre size) to be built adjacent to existing homes. He also appreciated that support.
	3. Security. I explained that a special taxing district would allow a separate revenue stream to fund additional security.
	4. Future Uses of Philbrick House. He said he trusts TJ to use the house in a way that is harmonious with the area, but fears the commercial use of that property after TJ retires. I explained that we would regulate only the most lightest commercial us...
	Above: Village Center vicinity on the Future Land Use Map with parcels around the Village Center in consideration. At the last meeting, some parcels were removed from consideration, some were identified as light commercial only, and some were consider...
	Reasons
	Windle
	Pribas
	Lett Jr.
	Coates
	Philbrick
	Odell
	Lett
	Crawford/
	3 Pond Acres
	Fincher
	Vasireddy
	Vasireddy property Board recommendation: Include in VCD, possible light commercial
	Reasons property Board Recommendation: Remove from VCD consideration
	Windle property Board Recommendation: Remove from VCD consideration
	Pribas and Odell and Lett Jr. properties Board Recommendation: Include in VCD as residential only. VC-R Zoning may include patio homes, and likely to be included in the special taxing district. Despite allowing denser housing, an overall residential d...
	For example, on Pribas’ 21.69 acre lot, if there were 6 patio homes in the front, 9 suburban homes in the middle, and 6 rural homes lining the back, there would still be a total of 21 homes.
	TJ Philbrick property Board recommendation: Considering allowing extremely light commercial use, requested Coates’ family opinion before making a decision.
	Planner Recommendation: Allow in VCD as light commercial with a Conditional Use Permit (CUP) required in the beginning and any time the use changes.
	____________________________________________________________________________________
	The below parcels are still to be discussed, so I have included the Staff Analysis from the previous memo.
	Back of Lett parcel: The VCD can easily prescribe that only the front of parcels can be commercially developed. Also, it is not possible to rezone part of a parcel. Therefore, it can easily be considered that all of Lett’s parcel should be within the ...
	Planner Recommendation: Include in VCD, where the VCD will only allow commercial uses in front
	Crawford: Staff was not able to reach out to Crawford for contact. However, this parcel was considered for the VCD for its prime central location before it was developed. Now that it is a developed subdivision, removal of the properties of Three Pond ...
	Planner Recommendation: Remove from VCD and Remove rear parcels from consideration
	Fincher’s back parcel: This is the same reasoning as Lett.
	Planner Recommendation: Include in VCD, where the VCD will only allow commercial uses in front
	The map of this recommendation so far is sketched on the attached map, however, Planning Board is free to consider any options.
	In the above DRAFT working map of possible VCD Subzones:
	 Purple is commercial
	 Blue is light commercial (Philbrick’s house is still in discussion)
	 Red is Village Hall Site
	 Orange is possible patio homes
	 Yellow is suburban housing
	 Green is rural housing/buffer.
	This map is the Planner’s representation of the discussion in progress and depicts concepts that have been discussed but not been voted on yet.
	2. Annexation Area
	Council has discussed setting out a plan for annexing areas in the vicinity. Planning Board should consider the possible annexation boundary in the attached map, which is based on existing annexation agreements and removing areas already annexed by Wa...
	3. Other Land Uses in and around Marvin
	This is the section to talk about other locations of Commercial or Industrial Development. Referring to both the 2006 and the 2017 current draft Future Land Use Maps, as well as current land uses and expected development outside of Marvin’s limits, Pl...
	The parcels currently designated as CC-CD have an active (on hold) application to rezone to that zoning. Staff analysis is that resident’s concerns of proximity can be mitigated through various methods. Also, each of the other two Age-Restricted neigh...
	Planner Recommendation: Keep Bonds Grove Church corner as future CC-CD
	Although it is obvious, it should be stated for thoroughness that Staff does not recommend adding any Industrial uses to the Future Land Use Map, per the related statements in the current Land Use Plan expressing desire to not have any industrial uses...
	Planner Recommendation: Don’t add any additional properties as Commercial or Industrial at this time, but gauge resident interest as part of a Resident Survey every 5 years.
	Current
	Staff asks Planning Board to review the draft Future Land Use Map and make a final recommendation to include in the Land Use Plan. Staff will bring the final map for review to the next Planning Board Meeting. Alternatively, Planning Board may use this...
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