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 _________________________________________Staff Report                                                                                          

 Planning and Zoning Commission 

DATE:   July 20, 2021 

 

SUBJECT: Special Use Permit  

 

CASE:          SUP-01-21 

 

ACCELA: CN-SUP-2021-00004 

 

APPLICANT:   Andrew McDonald, True Homes 

 

LOCATION:  545 Concord Parkway North 
 

PIN: 5610-88-9731-0000 

 

AREA: 26.13 +/- Acres 

 

EXISTING LAND USE: Commercial Use and Church 

 

EXISTING ZONING: C-2 (General Commercial) 

 

REPORT PREPARED BY: Scott Sherrill, AICP – Development Review Manager 

 

Please note: Per CDO Section 6.2.1 “Special Use Permits are issued on a case by case 

basis Special uses are generally compatible with the land uses permitted by right in a 

zoning district, but require individual review as to their location, design, and 

configuration. Special uses ensure the appropriateness of the use at a particular location 

within a given zoning district.” Approval or denial of a Special Use Permit should be 

based on the information ascertained from the public hearing and reflected in the 

Findings of Fact and Conclusions of Law. 

 

BACKGROUND 

 

The property located at 545 Concord Parkway North, zoned C-2 (General Commercial) 

requires a Special Use Permit for a thirty (30) unit multifamily townhome development.  

The project will utilize approximately 2.5 acres of the existing site of 26.13 acres. The 

proposed density of the multi-family component of the site is 12 dwelling units per acre. 

The site also meets the threshold for multi-family development of occupying less than 

30% of the overall site. 

 

The applicant is providing minimum parking and open space in excess of the minimum 

requirements: 54 instead of 45 spaces, and .65 acres instead of .5 acres. .25 acres of the 

open space will be active and consist of a community garden. The applicant is also 
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providing enhanced buffering between the multi-family development and the commercial 

development.  

 

The site plan has been reviewed by the Development Review Committee to meet the 

minimum standards of the Concord Development Ordinance (CDO), with the approval of 

conditions.  As such, if approved, the site plan will be subject to technical site plan 

approval.   

 

The 2030 Land Use plan designates the site as Commercial, and C-2 is considered to be a 

consistent district within that land use designation.   

 

Please note: The draft “Conclusions of Law” listed below may be modified/added to by 

the Planning and Zoning Commission based on evidence presented during the course of 

the public hearing.  Since the request is quasi-judicial, staff’s draft “Conclusions of 

Law” are based on general information included in the application submittal process and 

site/surrounding area observations. The burden of proof rests with the applicant in 

providing supporting information and facts. 

 

APPROVAL CRITERIA (Conclusions of Law) 

 

In accordance with CDO Article 6.2, the Commission shall permit only those uses that 

are part of the special use permit. It should be noted that the burden of proof is with the 

applicant to provide evidence at the hearing as to compliance with the following criteria.  

The following criteria shall be issued by the Commission as the basis for review and 

approval of the project: 

 

1) The proposed conditional 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 proposed use conforms to the surrounding land use and will act as a transition zone 

between the single-family homes to the west and the commercial use to the east.  

 

2) 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. 

 

A maximum of three (3) points of ingress/egress are provided for the development per 

City of Concord requirements for multi-family developments. 

 

3) The proposed use shall not be noxious or offensive by reason of vibration, noise, 

odor, dust, smoke or gas. 

 

The proposed use is for residential multi-family development and will not produce any of 

the above.  
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4) 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 proposed use is compatible to the surrounding property: it is residential adjacent to 

residential and provides enhanced buffering to an existing commercial site. The use will 

not impede future development. 

 

 

5) The establishment, maintenance, or operation of the proposed use shall not be 

detrimental to or endanger the public health, safety, or general welfare. 

 

The proposed use is for residential multi-family development and will not be a detriment, 

or endanger public health, safety or general welfare.  

 

PROPOSED FINDINGS OF FACT 

 

1. The subject property is located at 545 Concord Parkway North.   

2. The property is owned by Concord Retail Investment Group, LLC. 

3. The subject property is zoned C-2 (General Commercial). 

4. The property consists of 26.13 acres. 

5. The adopted Land Use Plan designates the property as commercial. 

6. The request is for a Special Use Permit for +/- 26.13 acres of property located at 545 

Concord Parkway North, in order to develop multi-family dwellings on +/- 2.5 acres 

of the existing site.   

7. The submitted site plan and supplemental materials are being conditioned to meet the 

minimum requirements of the Concord Development Ordinance. The site plan under 

consideration is “Concord Elevation Multifamily” dated 6/16/21. 

 

RECOMMENDATION AND SUGGESTED CONDITIONS 

 

If the Commission votes to approve the special use permit, staff recommends the 

Commission consider adopting with the following conditions: 

 

1) The proposed use is a 30-unit multi-family townhome development.  The 

project will utilize approximately 2.5 acres of the existing site, 26.13 acres.  

Per Table 8.1.8 of Concord Development Ordinance, this use is allowed is C-2 

zoning as a special use and is subject to specific design regulations. 

2) The site will meet the requirements of the CDO Article 10 and TSM Article 2.  

A public sidewalk is provided along the front of the townhomes, both on street 

and off-street parking is provided to provide adequate, safe and convenient 

arrangement of pedestrian circulation facilities, roadways, driveways, off -

street parking (CDO section 10.3 and CDO table 10.3.1) and loading spaces, 

facilities for waste disposal, and illumination. 

3) Proposed signs will meet requirements of CDO Article 12.  
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4) All screening, landscaping and buffering will meet requirements of CDO 

Article 11.  Additional screening will be provided at the rear of the multi-

family development where adjacent to the commercial use. 

5) Three separate off-street parking areas are provided with a driveway that 

meets City of Concord Standards.  

6) This site will meet requirements of the TSM Article 1 for adequate and safe 

design for grades, paved curbs and gutters, drainage systems, and treatment or 

turf to handle storm water, prevent erosion, and subdue dust. 

7) Open space meets the standards in CDO section 10.5, CDO table 10.5.13 and 

CDO section 10.5.3. 

8) The site will meet lighting and utility requirements of CDO section 7.8.11 and 

utility requirements in the TSM. 

9) Adequate fire, police, water and sewer services will be provided as required 

by the City of Concord. 

10) The applicant has and will continue to work with the city to ensure public 

health, safety, welfare and convenience. 
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These maps and products are designed for general

reference only and data contained herein is subject 

to change. The City Of Concord, it's employees or 

agents make no warranty of merchantability or fitness 

for any purpose, expressed or implied, and assume no 

legal responsibility for the information contained therein. 

Data used is from multiple sources with various scales 

and accuracy. Additional research such as field surveys 

may be necessary to determine actual conditions.
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Planning & Neighborhood Development 
66 Union St S    P. O. Box 308    Concord, NC  28025 

Phone (704) 920-5152    Fax (704) 786-1212   www.concordnc.gov 

Application for 
Special Use Permit 

Date ________________  

APPLICANT NAME: _________________________COMPANY  NAME:_____________________________________ 

APPLCANT ADDRESS: _________________________________________________________________ 

CITY:_________________________STATE______________________ZIP_________________________ 

PHONE NUMBER OF APPLICANT:________________________________________ 

OWNER OF PROPERTY (if different from applicant) _______________________________________________ 

OWNER ADDRESS: ________________________CITY_______________________STATE_______ZIP__________ 

PROJECT ADDRESS (if an address exist): ______________________________________________________ 

P.I.N.:_______________________

Area of Subject Property (in acres, or square feet): _____________

Lot Width:  ______________  Lot Depth: _________________

Current Zoning Classification: ____________________________

Existing Land Use: ____________________________________
Description of Use Requested:

__________________________________________________________________________________

_______________________________________________________________________________________ 

Certification 

I hereby acknowledge and say that the information contained herein and herewith is true, and this application shall not 
be scheduled for official consideration until all of the required contents are submitted in proper form to the 
Development Services Department.   

Date:       Applicant Signature: 
5/13/2021
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05/13/21
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704-288-7256
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Monroe
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56108897310000

peter.day
Typewritten Text
26.13
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790 feet
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C-2 General Commercial
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1200 feet
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Commercial use and a church 
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NC
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28110

peter.day
Typewritten Text
The proposed use is a 30-unit multifamily townhome development. The project will utilize approximately 2.5 acres of the existing site 26.13 acres. 
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545 Concord Parkway N. Concord, NC 28027
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True Homes
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2649 Brekonridge Centre Dr
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Andrew McDonald
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545 Concord Parkway N. Ste 40
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Concord
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NC
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28027
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Concord Retail Investment Group LLC - George Macon



 

Planning & Neighborhood Development 
66 Union St S    P. O. Box 308    Concord, NC  28025 

Phone (704) 920-5152    Fax (704) 786-1212   www.concordnc.gov 

 Application for  
Special Use Permit 

General Requirements 
 
The Concord Development Ordinance (CDO) imposes the following general requirements.   Under each requirement, 
the applicant should explain, with reference to the attached plans (when applicable) how the proposed use satisfies these 
requirements. 

 
(a) 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.”  
___________________________________________________________________________________________
___________________________________________________________________________________________ 
 

(b) The Planning and Zoning Commission must find that the proposed 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.”  
__________________________________________________________________________________________
__________________________________________________________________________________________ 
 

(c) The Planning and Zoning Commission must find that the proposed use “provides ingress and egress so designed 
as to minimize traffic hazards and to minimize congestion on the public roads.” 
__________________________________________________________________________________________
__________________________________________________________________________________________ 
 

(d) The Planning and Zoning Commission must find that the proposed use “shall not be noxious or offensive by 
reason of vibration, noise, odor, dust, smoke or gas.” 
__________________________________________________________________________________________
__________________________________________________________________________________________ 
 

(e) The Planning and Zoning Commission must find that “the establishment of the proposed use shall not impede the 
orderly development and improvement of surrounding property for uses permitted within the zoning district.”  
__________________________________________________________________________________________
__________________________________________________________________________________________ 
 

 
Specific Requirements 

 
The Concord Development Ordinance also imposes SPECIFIC REQUIREMENTS on the proposed use(s) requested 
by the applicant.  The applicant should be prepared to demonstrate that, if the land is used in a manner consistent with 
the plans, specifications, and other information presented to the Planning and Zoning Commission, the proposed 
use(s) will comply with specific requirements concerning the following: 

 
(1) Nature of use(s) (type, number of units, and/or area):  
______________________________________________________________________________________________
______________________________________________________________________________________________ 
(2) Accessory uses (if any): 
______________________________________________________________________________________________
______________________________________________________________________________________________ 
(3) Setback provisions: 
______________________________________________________________________________________________
______________________________________________________________________________________________ 
(4) Height provisions: 

peter.day
Typewritten Text
None.
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Typewritten Text
Setbacks meet the requirements of  RC zoning in Table 7.6.2B.
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A maximum of 3 points of ingress/egress are provided for the development per City of Concord requirements for multi-family developments
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This proposed use is for residential multi-family development and will not produce any of the above.
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The proposed use is compatible to the surrounding property and does not impede future development.
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Typewritten Text
The proposed use conforms to the surrounding land use and will act as a transition zone between the single family homes to the west and the commercial use to the east. 
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Typewritten Text
This proposed use is for residential multi-family development and will not be a detriment or endanger public health, safety, or general welfare.
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Typewritten Text
The proposed use is a 30-unit multifamily townhome development. The project will utilize approximately 2.5 acres of the existing site 26.13 acres.  Per Table 8.1.8 of the CDO, this use is allowed in C-2 zoning as a special use and is subject to specific design regulations. 



 

Planning & Neighborhood Development 
66 Union St S    P. O. Box 308    Concord, NC  28025 

Phone (704) 920-5152    Fax (704) 786-1212   www.concordnc.gov 

 Application for  
Special Use Permit 

______________________________________________________________________________________________
______________________________________________________________________________________________ 
(5) Off-street parking and loading provisions: 
______________________________________________________________________________________________
______________________________________________________________________________________________ 
(6) Sign provisions: 
______________________________________________________________________________________________
______________________________________________________________________________________________ 
(7) Provisions for screening, landscaping and buffering: 
______________________________________________________________________________________________
______________________________________________________________________________________________ 
(8) Provisions for vehicular circulation and access to streets:  
______________________________________________________________________________________________
______________________________________________________________________________________________ 
(9) Adequate and safe design for grades, paved curbs and gutters, drainage systems, and treatment or turf  
to handle storm water, prevent erosion, and subdue dust:   
______________________________________________________________________________________________
______________________________________________________________________________________________ 
(10) Adequate, safe and convenient arrangement of pedestrian circulation facilities, roadways, driveways,  
off-street parking and loading spaces, facilities for waste disposal, and illumination: 
______________________________________________________________________________________________
______________________________________________________________________________________________ 
(11) An adequate amount, and safe location of, play areas for children and other recreational uses, according to the 

concentration of residential occupancy: 
______________________________________________________________________________________________
______________________________________________________________________________________________ 
(12) Fences, walls, or year-round screen planting abutting residential districts, to protect residences from parking lot 

illumination, headlights, fumes, heat, blowing papers, and dust (to reduce the visual encroachment on privacy and 
residents): 

______________________________________________________________________________________________
______________________________________________________________________________________________ 
(13) Open space (including flood hazard area): 
______________________________________________________________________________________________
______________________________________________________________________________________________ 
(14) Improvements within the common open space:   
______________________________________________________________________________________________
______________________________________________________________________________________________ 
(15) Parking Areas: 
______________________________________________________________________________________________
______________________________________________________________________________________________ 
(16) Sidewalks, trails and bikeways: 
______________________________________________________________________________________________
______________________________________________________________________________________________ 
(17) Lighting and utilities: 
______________________________________________________________________________________________
______________________________________________________________________________________________ 
(18) Site furnishings: 
______________________________________________________________________________________________
______________________________________________________________________________________________ 
(19) Adequate fire, police, water and sewer services: 
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Building heights meet the requirements of  RC zoning in Table 7.6.2A
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Proposed off street parking meets the requirements of section 10.3 and table 10.3-1.
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Proposed signs will meet the requirements of CDO Article 12
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All screening, landscaping and buffering will meet the requirements of CDO Article 11. Additional screening will be provided at the rear of the muilt-family development where adjacent to the commercial use.
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Three separate off-street parking areas are provided with a driveway that meets City of Concord Standards
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This site will meet the requirements of the City of Concord Technical Standards Manual Article 1. 
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This site will meet the requirements of the CDO Article 10 and TSM Article 2. A public sidewalk is provided along the front of the townhomes, both on street and offstreet parking is provided. 
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Open space meets the standards in section 10.5 and table 10.5.13
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Open space improvements will meet the standards in section 10.5.3
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The site will meet the requirements of the CDO Article 10 and TSM Article 2. 
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The site will meet the requirements of section 7.8.11 and utility requirements in the TSM
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All proposed parking meets the requirements of section 10.3 and table 10.3-1.  Both on street and off-street parking is provided. 
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Open space meets the standards in section 10.5 and table 10.5.13

peter.day
Typewritten Text
Screening will meet the requirements of the City of Concord.
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None



 

Planning & Neighborhood Development 
66 Union St S    P. O. Box 308    Concord, NC  28025 

Phone (704) 920-5152    Fax (704) 786-1212   www.concordnc.gov 

 Application for  
Special Use Permit 

______________________________________________________________________________________________
______________________________________________________________________________________________ 
(20) Other requirements as may be requested by the applicant or specified by the City Council for protection of the 

public health, safety, welfare and convenience: 
______________________________________________________________________________________________
______________________________________________________________________________________________ 

peter.day
Typewritten Text
The project will provide all services as required by the City of Concord.

peter.day
Typewritten Text
The applicant has and will continue to work with the city to ensure safe and successful project.
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PROJECT DATA TABLE

SITE ADDRESS 545 CONCORD PARKWAY, CONCORD, NC

EXISTING PARCEL AREA: ±26.13 AC

PROPOSED PARCEL AREA: 2.50 AC

P.I.D. NO.: 56108897310000

EXISTING ZONING: C-2

PROPOSED USE:
MULTIFAMILY RESIDENTIAL

(ALLOWED  WITH SPECIAL USE PERMIT)

MAXIMUM DENSITY: 15 DUA

PROPOSED # OF TOWNHOUSES: 30 TOWNHOUSES

PROPOSED TOWNHOUSE DENSITY 30 UNITS/2.50 AC = 12 DUA

BUILDING SPACING: 20' MINIMUM

MAXIMUM BUILDING LENGTH: 180 FT

PROPOSED BUILDING LENGTH: 100 FT

MAXIMUM BUILDING HEIGHT: 35' FT

PROPOSED BUILDING HEIGHT: 20 FT

FRONT SETBACK: 20 FT

SIDE AND REAR SETBACK: 20 FT

PARKING

REQUIRED RESIDENTIAL PARKING: 1.5/UNIT = 45 SPACES MINIMUM

PROPOSED RESIDENTIAL PARKING: 54 SPACES 1.8/UNIT

BUILDING INFO

CONSTRUCTION TYPE: TYPE V   (WOOD FRAME)

LARGEST BUILDING SF: 3,200 SF/FL (6,400 TOTAL)

TALLEST BUILDING HEIGHT: 2 STORIES  (20 FT)

REQUIRED FIRE FLOW: 1,500 GPM

REQUIRED COS 20%/0.5 ACRES

PROVIDED COS 0.25 ACRES ACTIVE + 0.4 ACRES PASSIVE (0.65 TOTAL)

IMPERVIOUS AREA TABLE
BUILDINGS 19,200 SF

STREETS 4,150 SF

OFF STREET PARKING 11,900 SF

SIDEWALK 9,075 SF

TOTAL 44,325 SF = 1.018 AC

SITE PERCENTAGE 1.018/2.5 = 40.7%
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Engineering Construction Condition by Sherri Moore
Engineering Construction Condition by Sherri Moore
Water & Sewer Conditions

Water & Sewer Conditions - The Developer shall be responsible for any required system modifications and/or extensions to ensure service to the proposed development in accordance with City of Concord Code of Ordinance Chapter 62, Article 3; The City of Concord's policies and standard specifications; NC Fire Code; Water and Sewer Authority of Cabarrus County's standard specifications; and the North Carolina Administrative Code for wastewater collection and water distribution systems.

Engineering Construction Condition by Sherri Moore
Engineering Construction Condition by Sherri Moore
Public Utility Easement

Public Utility Easement - Additional public utility easement and/or easement width might be required due to depth, location, and/or access to the water and sewer services and/or relocated water mains.
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