
Case AA-02-18 

Staff Report  

DATE:   April 16th, 2018 
Case #: AA- 02-18   
Petitioners: Nathan Hahn and residents of the adjacent community 

Description: Appeal of Planning and Zoning Commission approval of a Special Use 
Permit for a Social Service Institution for the Salvation Army  

Location: 216 Patterson Ave. SE, 27, 42 & 45 Ashlyn Dr. SE 
Current Zoning:  OI-CD (Office Institutional Conditional District) 

Staff Report presented by: 

BACKGROUND / HISTORY 
 On October 18, 2017, Major Johnny Poole of the Salvation Army submitted a rezoning

application to rezone the properties located at 216 Patterson Ave. SE, 27, 42 & 45 Ashlyn
Dr. SE from RC (Residential Compact) to OI-CD (Office Institutional Conditional
District).

 The request was given case number Z(CD)-20-17
 Conditions proposed for the condition district rezoning were 1)limiting the use of the

property to a “Social Service Institution,” 2)Submitted site plans 3) Submitted Elevations.
 On January 8, 2018, Major Johnny Poole of the Salvation Army submitted a Special use

Permit application to utilize the properties located at 216 Patterson Ave. SE, 27, 42 & 45
Ashlyn Dr. SE. as a “Social Service Institution” with a site plan and building elevations
submitted as conditions of approval.

 The request was given case number SUP-06-17
 Both rezoning case Z(CD)-20-17 Special Use Permit case SUP-06-17 were heard by the

Planning and Zoning Commission at their January 16th, 2018 meeting.
 Both cases were heard together and all speakers/witnesses were sworn per quasi-judicial

hearing requirements.
 With regards to the rezoning request the Planning and Zoning Commission unanimously

approved the following Statement of Consistency:
 The subject property is approximately 3.7 acres.
 The property is a mixture of the existing Salvation Army campus, single family

residential and vacant land.
 The proposed zoning amendment is consistent with the 2015 Land Use Plan (LUP)

because it recognizes the existing, established, campus and allows expansion of
said campus. The     amendment is also consistent because institutional uses are
present in the neighborhood with the existing campus as well as the Friendship
Bible Church campus to the north.

 The zoning amendment is reasonable and in the public interest because the petition
provides a necessary social service to the residents of the City.

 With regards to the rezoning request the Planning and Zoning Commission unanimously
approved request for rezoning to OI-CD with the following Conditions:
1. Compliance with the “Salvation Army Center of Hope Homeless Shelter – scheme

A” site plan dated 1/9/18 and the two schematic exterior elevations submitted with
the application;

2. Submission of more detailed exterior elevations during the technical site plan review
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process, which demonstrate compliance with the newly adopted nonresidential 
design standards;  

3. Uses on the site shall limited to those specified in the application;
4. Approval of a fire flow test that demonstrates a minimum flow of 1,500 gpm at 20

psi or greater;
5. Compliance with minimum city codes including fire, stormwater and transportation;

and
6. The project shall be subject to technical site plan approval.

 With regards to the Special Use Permit request, the Planning and Zoning Commission
unanimously approved the following Findings of Fact:
1. The applicant is the Salvation Army and the subject property consists of six parcels

located on the south and east sides of Patterson Avenue and on the north and south
sides of Ashlyn Avenue.

2. The property is owned by the Salvation Army (DB and PGs 405/15, 12771/13,
12777/96, 12332/17, 403/486, 403/264,403/226 and 1778/133).

3. The subject property is zoned CD (Conditional District).
4. The property consists of approximately 3.77 acres and consists of the existing

Salvation Army campus, two single family residences and vacant land.
5. The adopted 2015 Land Use Plan designates the property predominately as “single

family residential” with a small portion being in the “village center.”  The   Center
City Plan designates the existing campus as “institutional” and the remaining land as
“residential.”

6. The request is for a Special Use Permit to construct a campus expansion of
approximately 17,000 square feet to accommodate more beds for families with
children.

7. The submitted site plan and supplemental materials indicate that the proposal meets
the minimum requirements of the Concord Development Ordinance.

 With regards to the Special Use Permit request, the Planning and Zoning Commission
approved the following Conclusions of Law by a vote of 4-2:

1) The Planning and Zoning Commission must find that “the establishment,
maintenance or operation of the proposed use shall not be detrimental to, or
endanger, the public health, safety or general welfare.”
The applicant states that the expansion is needed as the current facility has only
four beds with for families with children.  The application states that the facility is
necessary to help homeless women and children establish themselves in a safe
environment.

2) The proposed special use conforms to the character of the neighborhood,
considering the location, type, and height of buildings or structures and the
type and extent of landscaping and screening on the site.
The applicant states that surrounding uses include an additional church campus as
well as scattered single family homes and a group rehab facility.  The petitioner
states that approximately one-half of the entire land area will be undeveloped.

3) Adequate measures shall be taken to provide ingress and egress so designed as
to minimize traffic hazards and to minimize traffic congestion on the public
roads. 
The petitioner states that the use is a low traffic generating use, given the nature of 
the facility. 
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4) The proposed use shall not be noxious or offensive by reason of vibration, noise,
odor, dust, smoke or gas.
The petitioner states that the proposed use will not generate these impacts.   

5) The establishment of the proposed use shall not impede the orderly
development and improvement of surrounding property for uses permitted
within the zoning district.
The application states that the proposed use is a reasonable expansion of the
existing use and that there is no other reasonable location for this expansion in
close proximity to the Salvation Armey’s support staff and facilities.

6) Compliance with any other applicable Sections of this Ordinance.
The proposed use will be in compliance with the City’s ordinances and any other
governing laws. 

 On January 29, 2018 Nathan Hahn submitted an appeal of the Planning and Zoning
Commission’s approval of the rezoning and the issuance of the Special Use Permit.
Others signing the application were: Ray Mullis, Jade Battle, Jacob Daugherty, Sarah
Wilson, Heather Hahn, Donnie Morgan, Chad Miller, and Melissa Miller.

 On March 8, 2018, City Council heard rezoning case Z(CD)-20-17 and unanimously
approved the following Statement of Consistency:
 The subject property is approximately 3.7 acres and is zoned Residential Compact

(RC).
 The property is a mixture of the existing Salvation Army campus, single family

residential and vacant land.
 The proposed zoning amendment is consistent with the 2015 and newly adopted

2030 Land Use Plan (LUP) because it recognizes the existing, established, campus
and allows expansion of said campus. The amendment is also consistent because
institutional uses are present in the neighborhood with the existing campus as well
as the Friendship Bible Church campus to the north.

 The zoning amendment is reasonable and in the public interest because the petition
provides a necessary social service to the residents of the City.

 On March 8, 2018, City Council heard rezoning case Z(CD)-20-17 and unanimously
approved the rezoning request with the following conditions:
1. Compliance with the “Salvation Army Center of Hope Homeless Shelter – scheme

A” site plan dated 1/9/18 and the two schematic exterior elevations submitted with
the application;

2. Submission of more detailed exterior elevations during the technical site plan review
process, which demonstrate compliance with the newly adopted nonresidential
design standards;

3. Uses on the site shall limited to those specified in the application;
4. Approval of a fire flow test that demonstrates a minimum flow of 1,500 gpm at 20

psi or greater;
5. Compliance with minimum city codes including fire, stormwater and transportation;

and
6. The project shall be subject to technical site plan approval.

 Per Concord Development Ordinance (CDO) Article 8.1 (Use Regulations), Social
Service Institutions are permitted only within the OI (Office Institutional and B-1
(Neighborhood Business) zoning district with the Issuance of a Special Use Permit and
the following Supplemental Standards:
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 8.3.4-F   Social Service Institution  
1. Description

Social Services may include but not be limited to Assisted Living Facility;
Nursing Home; Psychiatric Treatment Facility

3. Supporting Uses
Any supporting retail sales and services uses accessory to the principal use shall
be enclosed within the principal structure, shall not exceed twenty percent
(20%) of the heated floor area of the principal structure, and shall only be
accessed through the principal structure.

 Per Concord Development Ordinance (CDO) Article 8.2.4-B (Group Living),
characteristics of group living include:  “Characteristics: Residential occupancy of a
structure by a group of people that does not meet the definition of Household Living.
Tenancy is usually arranged on a monthly or longer basis. Generally, Group Living
structures have a common eating area for residents, and the residents may receive care or
training.  All Group Living Uses not listed below as Principal or Accessory Uses are
Social Service Institutions.
 Congregate Care Senior Housing
 Boarding house, rooming house, fraternity, sorority, orphanage
 Community residential home
 Family Care Homes
 Hospice, nursing or convalescent home
 Monastery, convent
 Residential assisted living facility without individual self-contained dwelling units

And “uses not included” that would fall into the Social Service Institutions 
category are: 

 Alternative or post-incarceration facility, exclusive care and treatment for
psychiatric, alcohol, or drug problems, where patients are residents, Treatment
center, transient lodging or shelter for the homeless (see Social Service Institutions)

 Assisted living facility where individual units meet the definition of a self-
contained dwelling unit (see Household Living)

 Bed and breakfast establishment, hotel, motel, inn, extended-stay facility (see
Transient Accommodations)

 Membership club or lodge (see Indoor Recreation)
 Residential occupancy of a self-contained dwelling unit by a family on a month-to-

month or longer basis (see Household Living)
 Rehabilitation Centers

 Per CDO Article 6.3.3-E.3 (General Facts to be Considered):
In passing on any case, and as a further guide to its decision-making, the Board of
Adjustment may also consider, among other things the following, if relevant to the
requested interpretation, appeal, variance, and special exception permit(s):

A. The establishment, maintenance, or operation of the proposed use shall not be
detrimental to or endanger the public health, safety, or general welfare.

B. The character and use of buildings and structures adjoining or in the vicinity of the
property mentioned in the application.

C. The character of the neighborhood, considering the location, type, and height of
buildings or structures and the type and extent of landscaping and screening on the
site.
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D. The number of persons residing, studying, working in or otherwise occupying
buildings adjoining or in the vicinity of the property mentioned in the application.

E. Traffic conditions in the area and accessibility of the building for fire and police
protection.  Any measures shall be taken to provide ingress and egress so designed
as to minimize traffic hazards and to minimize traffic congestion on the public
roads.

F. Accessibility of light and air to the premises and to the property in the vicinity.
G. The location, kind and size of surface and subsurface structures in the vicinity of the

property mentioned in the application, such as water mains, sewers and other
utilities.

H. Materials of combustible, hazardous, explosive, or inflammable nature to be sold,
stored, or kept on the premises.

I. Protection of occupants of the building from stormwater, noise, dust, on-street
parking, odor, vibration, smoke, gases, or other noxious or offensive substances,
uses or actions.

J. The type of electric illumination for the proposed use, with special reference to its
effect on nearby structures and the glare, if any, from such illumination in
surrounding sleeping quarters.

K. The public records and other competent testimony concerning the location of the
zoning district boundary lines.

L. The relation of the proposed application to conditions in the vicinity which have
changed since the zoning district was originally determined.

M. The effect on the orderly development and improvement of surrounding property for
uses permitted within the zoning district.

N. Compliance with any other applicable Sections of this Ordinance.

Board of Adjustment Action 
According to Article 6.3.5 Appeals of Administrative Decisions, the Board of Adjustment shall 
make a determination based on the following: 

“In an appeal to the Board of Adjustment, regarding an administrative decision or interpretation, 
the Board's scope of review shall be limited to determining whether the decision or interpretation 
by the Administrator was in accordance with the intent and requirements of this Ordinance, and 
accordingly, the board of adjustment may reverse or affirm, wholly or partly, or may modify the 
decision appealed from and shall make any order, requirement, decision, or determination that 
ought to be made. The board shall have all the powers of the official who made the decision. 

Documents included for the record: 
• Staff Report.
• Appeal Letter.
• SUP Application and supporting documents

 



Nathan Hahn 

57 Ashlyn Drive SE 

Concord NC 28025 

Board of adjustments, 
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1/29/2018 

I Nathan Hahn of the above mentioned address, as well as those undersigned are formally requesting an 

appeal to a zoning decision as we disagree with the findings. We ask to be heard regarding the special 

use permit for properties on Patterson and Ashlyn Dr SE by the Salvation Army, case #SUP-06-17 

approved on the 16•h of January of 2018. 

Thank you for your consideration of this matter, 
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Potential Future Expansion Outline

Potential Future Expansion Outline

Color Code Legend

Women's Housing

Men's Housing

Family Housing

Common Area

Staff/Service Area

Circulation

Playground

Total Floor Upper Floor Area:     9,020 Sq. Ft.
Total Floor Lower Floor Area:     7,202 Sq. Ft.

Total Floor Area: 16,222 Sq. Ft.

STORAGE
A: 141.77 sq ft

MECHAN/ELEC./SPRINKLER
A: 215.07 sq ft

JANITOR &
MAINTENANCE

A: 229.79 sq ft

FAMILY
STORAGE
A: 68.44

sq ft

FAMILY
STORAGE
A: 70.15

sq ft

CHILDREN'S ROOM
A: 243.03 sq ft

MECH.
A: 102.58

sq ft

MECH.
A: 102.55

sq ft

STORAGE
A: 165.91 sq ft

ELEV. EQUIP.
A: 81.75 sq ft

FAMILY
STORAGE
A: 95.57

sq ft

DATA/ TELE
A: 107.19 sq

ft

FAMILY LAUNDRY
A: 141.12 sq ft

FAMILY LIVING ROOM
A: 197.92 sq ft

FAMILY SUITE #1
A: 531.18 sq ft

FAMILY SUITE #2
A: 555.81 sq ftFAMILY SUITE #2

A: 577.73 sq ft
FAMILY SUITE #2

A: 577.77 sq ft
FAMILY SUITE #2

A: 555.81 sq ft
FAMILY SUITE

A: 531.21 sq ft

ELEV.
A: 42.10 sq ft

STAIR 2 STAIR 1

CORRIDOR 5
A: 706.00 sq ft

PLAN NORTH

SCALE: 1/8"   =    1'-0"

1 SCHEMATIC LOWER FLOOR PLAN
A-2
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Total Floor Upper Floor Area:     9,020 Sq. Ft.

Color Code Legend

Women's Housing

Men's Housing

Family Housing

Common Area

Staff/Service Area

Circulation

Total Floor Lower Floor Area:     7,202 Sq. Ft.

Total Floor Area: 16,222 Sq. Ft.

INTAKE PATIO

Seating for 64

ASHLYN DRIVE  SE

DUMPSTER
ENCLOSURE

SMOKING
PORCH

A:
111.08

sq ft
LIVING
ROOM

A:
335.74

sq ft KITCHEN
A:

477.40
sq ft

STORAGE
A: 95.28

sq ft

LIVING
ROOM

A:
335.74

sq ft

LAUNDRY
A: 77.77

sq ft

STAFF
LAUNDRY

A:
124.91

sq ft

PANTRY
A: 62.01

sq ft

TABLE &
CHAIRS

A: 83.66
sq ft

LINEN
A: 80.96

sq ft

DIRECTOR
A: 175.38 sq ft

HEALTH
A:

144.76
sq ft

INTAKE
A:

165.39
sq ft

DINING
A:

983.13
sq ft

DORM
A:

516.04
sq ft

DORM
A:

586.62
sq ft

DORM
A:

563.41
sq ft

DORM
A:

586.62
sq ft

MEN'S RESTROOM &
SHOWERS

A: 347.63 sq ft

WOMEN'S
RESTROOM &

SHOWERS
A: 333.03 sq ft

WOMEN'S
A: 53.88

sq ftMEN'S
A: 53.36

sq ft

ELEV

INTAKE FOYER
A: 198.74 sq ft

SMOKING
PORCH

A:
111.18

sq ft

LAUNDRY
A: 75.93 sq ft

STORAGE
A: 65.80 sq ft

PLAN NORTH

SCALE: 1/8"   =    1'-0"

1 SCHEMATIC UPPER FLOOR PLAN
A-1
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