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  Staff Report 
Planning and Zoning Commission 

DATE:  January 16, 2018 

CASE #: Z (CD)-20-17/SUP-06-17 

DESCRIPTION: Zoning Map Amendment  
Residential Compact (RC) to Office Institutional-Conditional 
District (OI-CD) and Special Use Permit to expand a Social 
Service Institution 

APPLICANT/OWNER: The Salvation Army   

LOCATION: 216 Patterson Ave. SE, 27, 42 & 45 Ashlyn Dr. SE 

PIN#s: PINs:  5630-09-9500, 19-0441, 0770, 1640, 2505 and 3602 

AREA: 3.7 +/- acres 

ZONING: Residential Compact (RC) 

PREPARED BY: Kevin E. Ashley, AICP Planning and Development Manager 

BACKGROUND 

The subject property consists of six parcels located on the north and south sides of Ashlyn Drive, 
SE, east of Patterson Avenue SE.  The total overall acreage equates to approximately 3.7 acres. 

The petitioners propose to rezone the current Salvation Army campus on the south side of Ashlyn 
Drive SE as well as land on the north side of Ashlyn Drive SE.  The property on the north side of 
Ashlyn Drive is proposed to be utilized for the development of a social service institution 
(homeless shelter) which requires a Special Use Permit.  The petitioner has opted to seek 
concurrent rezoning approval (to unify all its property under one zoning classification) and 
Special Use Permit approval for the existing facility and the expansion. 

Procedurally, both hearings should be held concurrently and the Commission would first consider 
the zoning amendment request, and in the event that the zoning amendment was to pass, consider 
the Special Use Permit request.  Witnesses would be sworn for the hearings as the Special Use 
Permit is quasi-judicial in nature and requires sworn testimony.   
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HISTORY 

The subject properties encompass a total of six (6) separate lots of record, totaling approximately 
3.7 acres of land area.  The two (2) parcels on the south side of Ashlyn Drive SE accommodate 
the main facility and parking area.  Cabarrus County Records indicate that these properties were 
acquired in 1970 and 1996 and main facility was constructed in 1971.  This structure is 
approximately 11,126 square feet in floor area.  This main campus consists of approximately 1.9 
acres.  Information provided by the applicant indicates that the Salvation Army has been 
operating in this location since 1987. 

The four parcels on the north side of Ashlyn Drive SE include two single family homes, an 
accessory structure and vacant land.  These two single family homes were constructed in 1958 
(27 Ashlyn) and in 1920 (45 Ashlyn).  The four parcels on the north side of Ashlyn were acquired 
by the Salvation Army between January and November, 2017.  These four parcels consist of 
approximately 1.8 acres. 

City records indicate that the subject properties were all zoned R-4 (High Density Residential) 
under the previous zoning ordinance.  Records also indicate an approval of a special exception 
and a variance for the main facility in 1984. 
 
SUMMARY OF REQUEST 

The petitioner proposes to rezone the six (6) total parcels from Residential Compact (RC) to 
Office Institutional-Conditional District (OI-CD) for specific use as a “social service institution” 
in order to 1) bring the existing campus into a conforming zoning district and 2) allow the 
development of a new homeless shelter on the north side of Ashlyn Drive.  Concurrently, the 
petitioner seeks a Special Use Permit (SUP) for the new shelter as “social service institutions” are 
permissible in O-I zoning only with the issuance of an SUP. 

According to the applicant, the expansion will increase the number of beds by 33.  Of the 33 
beds, 30 are proposed to be for women or families with children only.   

ZONING AMENDMENT REQUEST 

The petitioner has submitted a site plan which illustrates the proposed facility on the north side of 
Ashlyn.  This plan is intended to serve for both the conditional district zoning and the SUP.  The 
facility is proposed to be a 17,000 square foot, two story structure.  A playground is indicated on 
the south side of the structure.  A parking area with six (6) spaces is indicated on the north side of 
the structure.  Notes indicate a future expansion of the building to the north and south, which 
would necessitate the relocation of the playground and the parking area.  These expansions would 
require an amended SUP at such time they are proposed, in the event that the rezoning is 
approved. 

The petitioner has provided information that parking on the entire Salvation Army ownership will 
be adequate given the nature of the facility.  The existing campus has 35 parking spaces and will 
be shared with the six spaces proposed with the expansion. 

The site plan has been reviewed by the Development Review Committee (DRC) and meets the 
minimum requirements of the Concord Development Ordinance.   Fire has requested one 
particular condition relative to minimum fire flow.  The petitioner has also submitted architectural 
elevations for the proposed expansion which indicate general compliance with the non-residential 
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design standards of the ordinance.  Should the petitions be approved, the staff will review more 
detailed plans in order to determine compliance, particularly with the recent amendment relative 
to the maximum percentage of split-faced block.  

Because the zoning petition is conditional district in nature, the petitioner has proposed limiting 
the uses to the following as detailed in Exhibit A of their zoning petition: 

 “Worship services for adults and children, including Sunday school classes, vacation 
Bible school, revivals, community family days, adult bible studies, men and women’s 
ministries, prayer groups, prayer breakfasts, community dinners and the like; 

 Youth activities including character building programs, music and arts instruction, 
festivals, basketball games, playground and the like; 

 Social services office including interviews with and employment and personal 
development assistance to community clients for food, clothing, financial payments for 
utilities and/or rental/mortgage, and referrals to other assistance resources; 

 Food pantry including storage and distribution of food and clothing to those in need, and 
seasonal assistance including Thanksgiving and Christmas dinner provisions for those in 
need; 

 Soup kitchen – preparation and service of lunch for community clients Monday through 
Friday; 

 Overnight emergency shelter for men, women and families; and  

 Other similar uses related or ancillary to the above religious and social service uses.” 

Exhibit A also states that “the applicant does not propose any further conditions other than a) 
limiting the uses of the property to those listed above and those related or ancillary to a Salvation 
Army worship and social services center, and b) compliance with the attached schematic site plan 
labeled “Salvation Army Center of Hope Homeless Shelter.” 

All directly adjacent properties are zoned RC.  Some C-2 zoned property is present along 
Cabarrus Avenue.  Adjacent land is predominately single family with the exception of the 
Friendship Bible Church on the north side of Patterson Avenue SE.   
 
 

 

Existing Zoning and Land Uses (Subject Parcel) 
Current 
Zoning of 
Subject 
Property Zoning Within 500 Feet 

Land Uses(s) of 
Subject Property Land Uses within 500 Feet 

Residential 
Compact 
(RC)  

North 
RC and C-2 

Salvation Army 
Campus, single 
family, vacant land 

North 
Church and single 
family 

South RC South Residential and vacant 
East RC East Residential and vacant 
West RC West Residential and vacant 
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COMPLIANCE WITH 2015 LAND USE PLAN 
 
The 2015 Land Use Plan (LUP) predominately designates the subject property as “single family 
residential” with a small part of the property lying within a “village center designation.”  The 
adopted Center City Plan designates the existing campus as “institutional” and the remainder of 
the property as “residential.”  While the property is not within the boundaries of the recently 
adopted Downtown Master Plan, it is near an approximate 3.0 acre City owned parcel that is 
designated as an “opportunity site” for potential lake development.   
 
The LUP states (in the Land Use Compatibility by Zoning District) that O-I zoning is compatible 
in the residential land use designation if “certain conditions exist” and to consult the plan.  
However, no further information is provided within the plan as to locational criteria for O-I 
zoning.  Given the presence of the existing established campus, as well as church to the north, the 
request for O-I zoning appears to be consistent with the LUP. 
 
SUGGESTED 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.   

 
SUGGESTED RECOMMENDATION AND CONDITIONS  
The staff finds the request generally consistent with the 2015 Land Use Plan and the requirements 
of the Concord Development Ordinance.  The staff (and Development Review Committee) has no 
objections to the petition.  Because this petition is a conditional district request, the Commission, 
should they decide to approve the request, may, according to Section 3.2.8.E of the CDO, suggest 
“reasonable additional conditions or augment those already provided with the petition, but 
only those conditions mutually agreed upon by the petitioner and the Commission or 
Council may be incorporated into the approval.  Any such condition should relate to the 
relationship of the proposed use to surrounding property, proposed support facilities such 
as parking areas and driveways, pedestrian and vehicular circulation systems, screening 
and buffer areas, the timing of development, street and right-of-way improvements, water 
and sewer improvements, storm water drainage, the provision of open space and other 
matters that the Commission or Council may find appropriate.”   
 
Staff recommends 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.  

 
SPECIAL USE PERMIT DISCUSSION 

 
Social Service institutions (according to CDO, a “soup kitchen, transient lodging or 
shelter for the homeless”) are permissible only in B-1 commercial and O-I with the 
issuance of a Special Use Permit.  8.3.F of the CDO has special criteria for such uses, 
which states “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.” 

 
It is anticipated that the applicant will provide more testimony at the hearing relative to 
the following approval criteria.   

 
APPROVAL CRITERIA 
 
In accordance with CDO Article 6.2, the Commission shall permit only those uses that 
are part of the special use permit. The following criteria shall be issued by the 
Commission as the basis for review and approval of the project.   
 
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 sates 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. 
 
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.   
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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.   

 
7) 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. 

 
PROPOSED 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  RC (Residential Compact). 
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.   
 

RECOMMENDATION AND SUGGESTED CONDITIONS 
 
If the Commission votes to approve the special use permit, staff recommends the 
Commission consider adopting of the following conditions: 

 
1) Technical site plan approval shall be required prior to issuance of zoning compliance 

permits; and  
2) 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. 

 
 
PROCEDURAL CONSIDERATIONS 
 
1. Zoning Map Amendment:  This particular case is a rezoning to a conditional district, which 
under the CDO, is “legislative” in nature.  Legislative hearings DO NOT require the swearing or 
affirming of witnesses prior to testimony at the public hearing. 
 
2. Special Use Permit:  All Special Use Permits are quasi-judicial cases, which require sworn, 
competent, material, and substantial evidence in the record.   
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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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GRIFFIN
ARCHITECTURE, P.A.
5 UNION ST. S
CONCORD, NC 28025
Tel:  704-786-0181
Fax: 704-786-1179

KAG

ASHLYN DRIVE SE
CONCORD N.C. 28025

W
/D

W/D

W
/D

W
/D

W/DW/D

W
D

Potential Future Expansion OutlinePotential Future Expansion Outline

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




























	Z(CD)20-17 SUP-06-17 staff report (Salvation Army)
	Location:  216 Patterson Ave. SE, 27, 42 & 45 Ashlyn Dr. SE
	Area:   3.7 +/- acres
	Land Uses within 500 Feet
	RC and C-2
	North
	North
	South
	RC
	South
	RC
	East
	RC
	West

	Aerial
	Land use and center city map
	zoning map
	SUB 2 - 27 Ashlyn Dr - Plans
	AS-1 SITE PLAN
	View 2.1fcrop
	View 5 crop
	20171023105123087
	Z(CD)-20-17 Application
	SUP Application



