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                                                                                                        Staff Report             

 Planning and Zoning Commission 
 

DATE:   November 15, 2022 

 

SUBJECT: Special Use Permit 

Revision to self-service storage facility/mini-warehouse in a General 

Commercial (C-2) zoning district 

 

CASE:          SUP-01-22 

 

ACCELA CASE #: CN-SUP-2022-00004 

 

APPLICANT:   U Haul of North Carolina, Peter Tatge, ESP Associates as owner 

agent 

 

LOCATION:  75 Commercial Park Dr SW 

 PIN 5610-82-2148 

 

AREA: 1.6 +/- Acres 

 

EXISTING LAND USE: Warehousing/Storage for UBox Product 

 

EXISTING ZONING: C-2 (General Commercial) 

 

REPORT PREPARED BY: Scott Sherrill, AICP, Planning and Development Manager 

 

BACKGROUND 

The subject property is located at 75 Commercial Park Dr. SW. The 1.5795 acre property is 

zoned C-2 (General Commercial). The lot has one structure on site; however, the site functions in 

conjunction with PIN 5610-82-5108 and 5610-82-6249, which contain two additional buildings 

and an additional land area of +/-4.7627 acres. 

 

Uhaul is proposing to expand its operations to provide an additional 10,000 square feet of 

enclosed warehousing to support their U Box storage needs at 75 Commercial Park Dr. SW (PIN 

5610-82-2148). A special use permit was issued for the existing Uhaul facility at 855 Concord 

Pkwy S (PIN 5610-82-6249) by the Planning and Zoning Commission via case SUP-08-13, 

granted on September 17, 2013. The request was limited at that time to the area on which the 

Uhaul facility is currently located; however, the subject parcel of this special use permit request 

was not subdivided out from the parent parcel until September 26, 2013.  

 

The City of Concord Development Ordinance was amended in December of 2019 to remove self-

service storage from the C-2 zoning district: prior to that time, it was permissible in the C-2 with 

the granting of a special use permit. Because the properties at 75 Commercial Park Dr SW and 

855 Concord Pkwy S were previously a single parcel and because the requested expansion was 

less than 50% of the building area of the existing structures, the applicant applied for and was 

granted a Certificate of Nonconformity Adjustment in accordance with CDO Section 13.1.4. 

Expansions or Enlargements of Nonconforming Uses on October 25, 2022 via case number CON-
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02-21. Because the use is an expansion under a previous special use permit, it is before the 

Planning and Zoning Commission also. It is necessary to amend the existing special use permit to 

reflect the certificate of nonconformity adjustment as approved by the Board of Adjustment. The 

application materials and staff report for case CON-02-21 are included as attachments to this 

report.  

 

The current building on site is a 1-story, 3,100 square footage metal storage building. The 

applicant is proposing to add a one-story 10,710 square feet of self-storage. The building will be 

used for storage pods and the applicant isn’t anticipating any customer foot traffic to the site. 

They are providing one parking spot for an employee. They are providing a Type A Buffer 

between the site and the Quik Trip to the North. The entrance to the site is off of Commercial 

Park Drive. The applicant has provided elevations as well.  

 

EXHIBITS 

A. Application 

B. Cover Letter  

C. Site Plan and Elevations 

D. Staff Report and Materials from CON-02-21 

 

PROPOSED FINDINGS OF FACT 

 

1. The applicant is U Haul of North Carolina, Peter Tatge, ESP Associates as owner agent, and 

the subject property is located at 75 Commercial Park Dr SW. 

2. The property is owned by AREC 30, LLC. 

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

4. The property consists of +/-1.6 acres of land currently being developed. 

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

6. On September 17, 2013, the Commission approved a special use permit for the use of two 

existing structures at 855 Concord Pkwy S totaling 43,887 square feet to be expanded and 

used for storage. The existing structures were previously used as an automobile dealership 

and body shop, and the applicant proposed enclosing the covered vehicle display area and 

convert one building to a two-story structure. The special use permit applied only to the 

property at 855 Concord Pkwy S.     

7. The subject property was subdivided from the same parcel as 855 Concord Pwky S on 

September 26, 2013.  

8. Mini-storage was removed as a permissible use from the C-2 zoning district in December of 

2019. However, a Certificate of Nonconformity Adjustment was granted by the Board of 

Adjustment for the subject property on October 25, 2022.  

 

APPROVAL CRITERIA (Potential 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. The following criteria shall be issued by the Commission as the basis for 

review and approval of the project: 

 

1) 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 existing character of the surrounding properties support various warehousing facilities with 

adjacent I-2 zoned land uses. Along with adjacent C-2 zoned land uses associated with a 

convenience store and petroleum sales to the north (Quik-Trip store). The proposed use at 75 
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Commercial Park Dr. SW conforms to the character of the surrounding Business Park/Industrial 

Park neighborhood.  

 

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. 

The proposed warehouse and enclosed storage use minimizes traffic hazards and minimizes 

congestion to the public roads by providing two alternative means of ingress and egress to the 1.6 

acres as further illustrated on the site plan.  

 

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

dust, smoke or gas. 

The proposed land use will not be noxious or offensive by reason of providing vibration, noise, 

odor, dust, smoke, or gas, particularly not in relationship to the existing, surrounding, and 

adjacent I-1 and C-2 zoned land uses.  

 

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 warehouse and storage use will not impede orderly development and improvement 

of the existing surrounding property for uses permitted in the existing I-1 and C-2 zoning 

districts.  

 

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 establishment, maintenance, or operation of the proposed Warehouse/ enclosed storage use 

will not be detrimental to, or endanger, the public health, safety, or general welfare. This is 

evidenced based on the fact that an existing contiguous Warehouse/Storage and Mini-Storage 

self-service land use has been in operation directly adjacent to this 1.6 acre property for many 

years, as this business has been approved via Special Use Permit by the City of Concord in 2013.  

 

6) Compliance with any other applicable Sections of this Ordinance. 

Based upon the previously approved elevations for the self-storage facility, the project complies 

with CDO requirements with respect to zoning; however, it will be subject to technical review.  

 

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) Development shall be in accordance with the “Non-conformity adjustment request site 

plan exhibit Uhaul Mini-Storage” with original date of July 8, 2022 and is subject to full 

technical review and comply with terms of Certificate of Nonconformity Adjustment 

CON-02-21 approval.  
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ESP Associates, Inc. 

P.O. Box 7030  ▪  Charlotte, NC 28241 

1.800.960.7317  ▪  NC: 704.583.4949, fax 704.583.4950  ▪  SC: 803.802.2440, fax 803.802.2515 

www.espassociates.com 

 

 
 
 
 
 
 
 
October 26, 2022 
 
Monterai Adams 
Planning & Neighborhood Development 
City of Concord 
35 Cabarrus Ave W 
Concord, NC 28025 
 
RE:  Special Use Permit Request 
         AMERCO/ U- Haul Co. of North Carolina – 75 Commercial Park Drive SW 

Concord, NC 
 
Dear Monterai: 
 
On Behalf of AMERCO/ U-Haul Co. of North Carolina (“U Haul”), please accept the 
attached application materials, related site information and more recent Preliminary 
Concept Plan in support of U-Haul’s request to have the City of Concord consider the 
requisite Special Use Permit pertaining to the minor expansion of their existing 
commercial business located on property owned and operated by AMERCO/U-Haul Co 
of North Carolina at 855 Concord Pkwy S, Concord, NC.  
 
U-Haul has been operating a successful business enterprise in the City of Concord at the 
subject location for many years. This is evident on the subject 1.6 acre parcel based on 
the existing approximate 3200 sq ft warehouse /storage facility that is located on this 
property. U Haul has actively operated a successful moving and storage business that is 
principally accessible and identified by the contiguous moving/ storage and warehouse 
business that fronts along Hwy 29 at 855 Concord Pkwy S, Concord, NC. The subject 
property is also referred to by Cabarrus County Tax Parcel ID# 56108221480000.  This 
is a logical and planned expansion of this existing business model. 
 
The subject of this request is contiguous to their overall property ownership that has 
always included frontage along Commercial Park Drive SW.  These parcel relationships 
are illustrated in the enclosed Aerial Site Plan Exhibit of the property with the subject 
1.6-acre area under consideration as being highlighted as part of the existing surrounding 
conditions. 
 
The basis for the Planning Commission’s consideration and acceptance of this request is 
closely related to the fact that there is already an “existing Special Use Permit” that has 
been previously issued and authorized by the City of Concord in 2013, as this existing 
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U-Haul –75 Commercial Park Drive SW 
 
 

Page 2 of 2 
 

Warehouse/ Storage business facility has been owned and operated at this location by U 
Haul/ AMERCO for several years. Further consideration and acknowledgements are 
provided regarding the City’s recent Board of Adjustment CON approval of the 
proposed Warehouse/ Storage land use in C-2 Zoning at their October 25, 2022 
meeting.  This factor along with the Owners responses to the approval criteria outlined 
in the attached SUP application.  
 
We appreciate your consideration of this request as U-Haul looks forward to discussing 
this matter further with the Planning Commission at their next upcoming meeting in 
November Please feel free to contact Peter Tatge at ESP Associates at 
ptatge@espasssociates.com  or (980)721.0186 or Max Stuart at Max_stuart@uhaul.com 
or at  (704) 533.6535. 
 
Cordially,  
 
Peter Tatge, AICP 
ESP Associates, Inc. 
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Development Data:
Tax Parcels: 56108221480000

Total Acreage: +/- 1.63 Acres

Location: City of Concord, North Carolina

Proposed Land Use: Warehouse and Storage

Existing Zoning: C-2 (General Commercial)

Watershed: Not within a watershed district

Engineering Firm: ESP Associates, Inc.
Address: 20484 Chartwell Center Drive

Cornelius, NC 28031
Phone: (704) 990-9431
Contact: Ronald J. George; PE, PLS

Planning Firm: ESP Associates, Inc.
Address: 3475 Lakemont Blvd.

Fort Mill, SC 29708
Phone: (803) 835-0911
Contact: Peter Tatge, AICP

Owner: U-Haul of North Carolina
Address: 9136 Wilkinson Blvd.

Charlotte, NC 28214
Phone: (336) 908-3401
Contact: Jason Grider

Dimensional Standards:
Max. Building Height: 48' (*1)
Provided: 52' (*1)

Impervious Surface Ratio: 0.80
Provided:

Setbacks:
Min. Front Setback: 10'

Min. Interior Side Setback: N/A (*1)
Provided:   4' (*1)

*1. Height may be increased by one foot for each on foot of additional building
setback up to a maximum height of 200 (Table 7.6.2 A).

Existing Impervious Surface:
Exist. One Story Metal Building: 3,139 SF
Exist. Asphalt Pavement: 9,450 SF
Total Exist. Impervious Surface:         12,589 SF (17.7%)

Proposed Impervious Surface:
Prop. Storage Building:         10,710 SF
Prop. Surface Paved Area: 9,083 SF
Total Prop. Impervious Surface:         19,793 SF (27.8%)

Parking Standards:
Required: 1 per 400 sf GFA of sales and office area,

plus 1 per each company vehicle at peak
shift or 2 per 3 employees at peak shift plus
1 per each company vehicle at peak shift
(use whichever is greater)

Provided: 1 per 400 sf GFA of sales and office area,
plus 1 per each company vehicle at peak
shift or 2 per 3 employees at peak shift plus
1 per each company vehicle at peak shift
(use whichever is greater) (*1)

*1. Required parking for the new proposed Warehouse facility is located on the
adjacent Main U Haul facility ( Lot A) within Parcel ID# 56108223420000 along
with all other required employee parking in the designated employee parking area.
New proposed Warehouse facility is not open to the public - Warehouse Storage
only.

Vicinity Map
Not to Scale

NORTH

SYMBOL LEGEND
NOT TO SCALE

Existing  Pavement

Proposed  Concrete Pavement

Proposed  Asphalt Pavement

General Notes
1. Base information provided by survey DWG files titled "780028vCONCORDNC" dated 12/17/13, prepared by
Republic National Land Surveyors
2. All site plan, zoning, and proposed utility information utilized in the preparation of this Site Plan is considered
to be preliminary in nature and subject to change and final verification.

Floodplain Information
Floodplain information obtained from FEMA FIRM Panel 370561000K effective date of study 11/16/2018.

Stream/Wetland Information
Stream/Wetland information is based on preliminary information provided to ESP by survey titled
"780028vCONCORDNC" dated 12/17/13, prepared by Republic National Land Surveyors
 and Cabarrus County GIS data.  For purposes of preparation of this Site Plan, any potential wetland areas and
stream features depicted on the plan are considered to be preliminary in nature and approximate in location.
The Site Plan will need to be revised once all agencies approved on-site wetland/stream and appropriate
jurisdictional boundaries are surveyed and verified with acceptable levels of accuracy- building footprint loss
may occur.

Access Points/Driveways/Streets
1. Proposed project site entrance locations are considered preliminary in nature and need to be verified for
adequate sight distance.
2. All roadway and street systems are considered to be preliminary and will need to be verified for sufficiency to
satisfy or exceed minimum requirements established in the Concord Zoning Ordinance and applicable
standards identified by NCDOT.  Street connections are conceptual and may be subject to change based on
agency input and review.

Potential Stormwater Quality Areas
Location of proposed stormwater areas are conceptual and preliminary and still need to be determined.  The
exact size and location of these areas will change as the client finalizes decisions regarding final layout,
product allocation, and as other proposed changes to the project are better defined. Layout and unit count
subject to change based on final design of stormwater areas.

Public Information
ESP Associates is not responsible for plan deficiencies created by incorrect, incomplete, missing or outdated
information derived from public sources such as GIS, Planning and Zoning departments.

Buffer Yard Notes:
1.Type A buffer: Applicant requesting “relief” from required Type B Buffer, to provide one of the following:

1) opaque fencing in lieu of landscape screening
2) release from the adjacent property owner and Easement holder to allow installation of required
    landscape plantings , or
3) seek a landscaping Variance along this property line along with the tandem Certificate of 
    Non-Conformity request since the areas located along the subject property line are within an existing

      Utility/ Access Easement and may not be allowed to support required landscape plantings.

2. 8' Buffer yard type 'A' to meet (0.4) Min. Required Points per Linear Foot, by using a combination of Shade
Trees, Ornamental Trees and Large, Medium and Small Shrubs. Owner to coordinate agreement with utility
company for the installation and maintenance of shrubs within utility easement.

3. 15' Buffer yard type 'B' to meet (0.7) Min. Required Points per Linear Foot, by using a combination of Shade
Trees, Ornamental Trees and Large, Medium and Small Shrubs. Where overhead power lines are present
within the street yard, Ornamental Trees shall be used in-lieu of Shade Trees.

Street Tree

Ornamental Tree

Proposed  Pervious Pavement

PROPOSED 6' HIGH OPAQUE FENCE

EXISTING PROPERTY LINE

25'

PROPOSED ELECTRIC
EASEMENT

15'

EXISTING PRIVATE SANITARY
SEWER EASEMENT

1-9'x20' PARKING SPACE

8'

TYPE "A" BUFFER

41.3'

DRIVEWAY CUT SHALL BE COORDINATED WITH
NCDOT PLANS FOR FUTURE UNION CEMETERY
CHURCH ROAD DESIGN PLANS

MAINTAIN ACCESS TO EXISTING
CONCRETE PARKING LOT

Evergreen Tree

EXISTING PAVEMENT, A COMBINATION OF
CONCRETE AND ASPHALT



U-BOX

ZONING BUILDING DESIGN CODE BUILDING MATERIALS

AN AWNING HAS BEEN PROVIDED ALTHOUGH THIS IS
NOT A PUBLIC BUILDING

THIS DOES NOT PERTAIN

THIS DOES NOT PERTAIN

THIS IS NOT A PUBLIC BUILDING OR SITE,
THIS DOES NOT PERTAIN

ACCESS VIA SIDEWALKS HAVE BEEN PROVIDED
BETWEEN THE EXISTING BUILDING AND THE

PROPOSED BUILDING ON SITE

PLEASE SEE BUILDING MATERIALS LISTED

THE THREE SIDES OF THE BUILDING IN VIEW
OF THE PUBLIC HAVE PARAPETS

THIS HAS BEEN ACHIEVED

PLEASE SEE BELOW ELEVATIONS

APPROXIMATE HEIGHT OF EXISTING
RETAINING WALL LOCATED 15'-0"
FROM THE EDGE OF THE BUILDING

SCREEN WALL
PROJECTIONS

MBCI FW120 HORIZONTAL
ARCHITECTURAL PANELS

MBCI TUFF WALL IMP
WITH STUCCO FINISH

MBCI TUFF WALL IMP
WITH STUCCO FINISH

MBCI TUFF WALL IMP
WITH STUCCO FINISH

MBCI FW120 HORIZONTAL
ARCHITECTURAL PANELS

SCREEN WALL
PROJECTION

MBCI TUFF WALL IMP
WITH STUCCO FINISH

MBCI TUFF WALL IMP
WITH STUCCO FINISH

SCREEN WALL
PROJECTIONS

MBCI FW120 HORIZONTAL
ARCHITECTURAL PANELS

ACCESS PATH TO
EXITING BUILDING TRUCK LOAD/UNLOAD

DOCK W/ LEVELERS

EGRESS TO
EXISTING
BUILDING

BUILDING INFORMATION

THE PROPOSED BUILDING IS A 12,000 SF WAREHOUSE TO SERVE U-HAUL'S EXPANDING
MARKET INTO LONG-TERM STORAGE SOLUTIONS. THE BUILDING WILL BE MANED BY TWO
EMPLOYEES AND NOT BE OPEN TO THE PUBLIC. THE BUILDING ITSELF WILL ONLY FRONT
ONE PUBLIC WAY, "COMMERCIAL PARK DRIVE SW," AND BE LOCATED BEHIND THE
EXISTING QUIKTRIP GAS STATION. 

40'-6"50'-0"40'-6"

% OF FW120 PANELING PER ELEVATIO N
Elevation 1: 20.1%
Elevation 2: 0.0%

Elevation 3: 12.8%
Elevation 4: 24.2%
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                                                                                                         Staff Report 

 Board of Adjustment 

 

 

DATE:    October 21, 2022 

 

CASE #:  CON-02-21 

 

ACCELA #:  CN-CNC-2021-00002/CN-PLP-2022-00003 

 

DESCRIPTION:  Certificate of Nonconformity Adjustment: to construct a self-

storage facility in C-2 
   

APPLICANT/OWNERS:  U-Haul Co. of North Carolina 

 

LOCATION:  75 Commercial Park Dr. SW 

 

PIN#s: 5610-82-2148 

 

AREA:   1.5795  

 

ZONING: General Commercial (C-2) 

 

PREPARED BY:   Monterai Adams, MPA, CZO – Development Review Manager 

    

Background: 

 

The subject property is located at 75 Commercial Park Dr. SW. The 1.5795 acre property is 

zoned C-2 (General Commercial). The lot has one structure on site; however, the site functions in 

conjunction with PIN 5610-82-5108 and 5610-82-6249, which contain two additional buildings 

and an additional land area of +/-4.7627 acres. 

 

Self-service storage was a permitted use in C-2 with a special use permit until December of 2019, 

when the CDO was amended to remove the use from the C-2 zoning district.  

 

Request 

The applicant is seeking at this time to add an additional building that houses storage pods for 

rent. A Special Use Permit for self-storage was granted by the Planning and Zoning Commission 

for 855 Concord Parkway S in September of 2013: the structures were previously used as a 

Honda Dealership and were constructed in approximately 1977. Due to all three parcels being 

owned by the same owner we are considering this a continuation of the site; however, the 

proposed site at 75 Commercial Park Dr. was not covered under the initial Special Use Permit 

application. The Planning and Zoning Commission could not now grant a special use permit for 

the expansion of the storage use without the granting of a Certificate of Nonconformity 

Adjustment by the Board of Adjustment.  
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Detailed Description (refer to site plan) 

The current building on site is a 1-story, 3,100 square footage metal storage building. The 

applicant is proposing to add a one-story 10,710 square feet of self-storage. The building will be 

used for storage pods and the applicant isn’t anticipating any customer foot traffic to the site. 

They are providing one parking spot for an employee. They are providing a Type A Buffer 

between the site and the Quick Trip to the North. The entrance to the site is off of Commercial 

Park Drive. The applicant has provided elevations as well. (Exhibit D) 

 

Required Findings 

Certificates of Nonconformity Adjustments for expansions or enlargements of nonconforming 

uses are subject to the following requirements (13.1.4.C): 

 

1. Expansions or enlargements of nonconforming uses shall be limited to a maximum of 

fifty percent (50%) of the floor area, or land devoted to the nonconforming use. Only one 

expansion or enlargement of a nonconforming use shall be permitted. In the event that the 

property is subdivided after issuance of a Certificate of Nonconformity Adjustment, none 

of the resulting properties shall be eligible for approval of future expansions or 

enlargements. Additions of accessory uses and/or structures shall be considered 

expansions, however installation of mechanical equipment incidental to the operation of 

the development (such as air conditioning or heating equipment, utility meters, etc.) shall 

not be considered expansion, provided such installation meets the building setbacks for 

the district in which the use is located.  

2. Off-street parking and loading areas shall be improved to the minimum standards 

specified in Article 10.3. Expansions or enlargements which require additional parking 

shall provide the minimum required parking area.  

3. Standard landscaping and buffering shall be provided as specified in Article 11, to the 

greatest extent possible.  

4. All nonconforming signs located on the property shall be removed or replaced with 

conforming signs.  

5. Expansions or enlargements of the following nonconforming uses are prohibited: 

a. Junkyards/salvage yards; 

b. Sexually oriented businesses;  

c. Outdoor storage yards; and 

d. Signs 

 

When considering a Certificate of Nonconformity Adjustment for an expansion or enlargement of 

a nonconforming use, the Board of Adjustment shall evaluate the following:  

 

1. The increase of intensity and scale of the expansion or enlargement; 

2. The amount of traffic and parking associated with the proposed increase of floor and/or 

land area;  

3. The anticipated increase in the number of persons (including employees and customers) 

on the premises at the time of peak demand;  

4. The potential noise and glare impacts associated with the proposed expansion or 

enlargement; and 

5. The compatibility of the specific proposed addition or enlargement with the adjacent 

uses, and with the adjacent zoning pattern.   

 

Background information regarding Case CON-02-21 is as follows (based on application 

review): 
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▪ The subject parcel was split off of 855 Concord Parkway S in 2013.  

▪ 855 Concord Parkway S has an approved SUP, SUP-08-13.  

▪ The subject property is currently being used by a similar use and is still owned by the 

owners of 855 Concord Parkway S.  

▪ The subject property is located at 75 Commercial Park Dr. SW   

▪ The property is zoned C-2 (General Commercial) 

▪ The applicant is requesting a Certificate of Nonconformity Adjustment to expand use of 

the site for additional storage pods.  

 

Exhibits 

A. Subject Property Map 

B. Application 

C. Statement of Need 

D. Site Plan and Elevations 

E. Full Staff Report and Recorded Order from Case SUP-08-13 

 

Potential Board’s Conclusions of Law (based on staff’s findings of fact): 

       

1. Expansions or enlargements of nonconforming uses shall be limited to a maximum of 

fifty percent (50%) of the floor area, or land devoted to the nonconforming use. Only one 

expansion or enlargement of a nonconforming use shall be permitted. In the event that the 

property is subdivided after issuance of a Certificate of Nonconformity Adjustment, none 

of the resulting properties shall be eligible for approval of future expansions or 

enlargements. Additions of accessory uses and/or structures shall be considered 

expansions, however installation of mechanical equipment incidental to the operation of 

the development (such as air conditioning or heating equipment, utility meters, etc.) shall 

not be considered expansion, provided such installation meets the building setbacks for 

the district in which the use is located.  

 

The proposed expansion does not exceed 50% of the floor area or land devoted 

to the nonconforming use. No previous Certificates of Nonconformity Adjustment 

have been issued for the site.  

 

2. Off-street parking and loading areas shall be improved to the minimum standards 

specified in Article 10.3. Expansions or enlargements which require additional parking 

shall provide the minimum required parking area.  

 

Proposed parking meets the City’s minimum standards.  

 

3. Standard landscaping and buffering shall be provided as specified in Article 11, to the 

greatest extent possible.  

 

Landscaping and buffering has been evaluated and approved by the City Arborist 

and Planning for compliance with Article 11.  

 

4. All nonconforming signs located on the property shall be removed or replaced with 

conforming signs.  

There are no non-conforming signs on site.  

 

5. Expansions or enlargements of the following nonconforming uses are prohibited: 

a. Junkyards/salvage yards; 
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b. Sexually oriented businesses;  

c. Outdoor storage yards; and 

d. Signs 

 

The use does not fit into these categories.  

 

When considering a Certificate of Nonconformity Adjustment for an expansion or enlargement of 

a nonconforming use, the Board of Adjustment shall evaluate the following:  

 

1. The increase of intensity and scale of the expansion or enlargement; 

The expansion is, by square footage, about 50% of the existing development on 

site. The intensity is driven by the increase in the square footage of the proposed 

building. In the absence of the expansion, the parcel would remain with the 3,100 

square footage building. The proposed building meets the City’s commercial 

design standards. 

2. The amount of traffic and parking associated with the proposed increase of floor and/or 

land area;  

The parking provided is one spot for an employee who will be retrieving the pods 

from the building. Traffic into the site is limited to trucks that will be dropping off 

and picking up pods for rent. 

  

3. The anticipated increase in the number of persons (including employees and customers) 

on the premises at the time of peak demand;  

The use is only adding one parking space for an employee and there is the 

expectation that no customers will be on site. The only vehicle traffic will be 

trucks dropping off and picking up pods for delivery. 

4. The potential noise and glare impacts associated with the proposed expansion or 

enlargement; and 

Noise and glare are not anticipated for the expansion.  

5. The compatibility of the specific proposed addition or enlargement with the adjacent 

uses, and with the adjacent zoning pattern.   

The proposed self-storage expansion meets the City’s commercial design 

standards and the site will have a Type A Buffer between the site and the Quick 

Trip. However, the expansion, while compatible with the existing development, is 

of a different scale and expands a use that is no longer permitted in the C-2 

(General Commercial) Zoning District. The site is surrounded by C-2 to the east 

and west, with industrial to the south of the site.  
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ESP Associates, Inc. 

P.O. Box 7030  ▪  Charlotte, NC 28241 

1.800.960.7317  ▪  NC: 704.583.4949, fax 704.583.4950  ▪  SC: 803.802.2440, fax 803.802.2515 

www.espassociates.com 

May 10, 2021 

Scott Sherrill  
Planning & Neighborhood Development 
City of Concord 
35 Cabarrus Ave W 
Concord, NC 28025 

RE:  Certificate of Non-Conformity Request 
U- Haul Co. of North Carolina - Commercial Park Drive SW

Dear Mr. Sherrill: 

On Behalf of U-Haul Co. of North Carolina (“U Haul”), please accept the attached 
application materials, related site information and revised Preliminary Concept Plan in 
support of U-Haul’s request to have the City of Concord authorize and issue a Certificate 
of Nonconformity for a minor expansion of their existing commercial business located 
on property owned and operated by Amerco/U-Haul Co of North Carolina at 855 Concord 
Pkwy S, Concord, NC.  

U-Haul has been operating a successful business enterprise in the City of Concord at the
subject location for 7 years. Actively operating a successful moving and storage business
that is principally accessible and identified with frontage along Hwy 29 at 855 Concord
Pkwy S, Concord, NC. The subject property is also referred to by Cabarrus County Tax
Parcel ID# 56108221480000.

The subject of this request is pertinent to an area of their overall property ownership that 
has frontage along Commercial Park Drive SW.  These parcel relationships are illustrated 
in the enclosed Base map of the property with the subject 1.6-acre area under 
consideration as being outlined in red. 

The basis for the Zoning Board of Adjustments consideration and acceptance of this 
request is closely related to the fact that this is an “existing business” has been owned and 
operated at this location for 7 years, while during this timeframe the City has made 
modifications to the Concord Development Ordinance (CDO) that has created this 
nonconformity for this existing business at this location.  This factor along with the 
Owners responses to the approval criteria outlined in the CNC application that are 
provided below, should offer favorable consideration for the Administrator and ZBA to 
support this request.  
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Along with their signed application and required fee that has been provided, please see 
below responses to the various items that have been outlined in Article13 of the City’s 
CDO along with the criteria identified in the application for the Certificate of Non-
Conformity (CNC). 
 

1. Does the nonconformity create noise above & beyond levels considered 
normal for the area? No. The nonconformity will not create noise above & 
beyond levels considered normal for the area.  U-Haul Ownership is proposing to 
construct a new approximate 9000 square foot warehouse facility that will be 
utilized to support existing “internal” U-Haul operations in Concord. The 
warehouse is primarily intended to house their “U-Box” units that will be 
distributed to local and regional U Haul customers. This new warehouse facility 
will not be accessible to the public nor will the public e allowed to access this area 
of the property.  
 

2. Does the nonconformity generate or have the potential to generate a 
significantly higher volume of traffic than surround land use? No, the 
nonconformity will not generate or have the potential to generate a significantly 
higher volume of traffic than surround land use.  The property will be accessible 
from a median divided a 4 – 6 lane state maintain Highway - Hwy 29/Concord 
Pkwy S, whereby sufficient infrastructure facilities are already in place to 
accommodate periodic deliveries and pickups of the U Box rental units.  
 

3. Does the nonconformity generate any other negative side effects, including 
but not limited to: dust, air pollution, foul smell, etc.? No. The nonconformity 
will not generate any other negative side effects, including but not limited to: dust, 
air pollution, foul smell, etc.? 
 

4. Does the nonconformity detract from the prevailing property values? No. The 
nonconformity will not detract from the prevailing property values. The 
nonconformity will be beneficial to the prevailing property values.   We will be 
able to increase our service to families in the community and provide another 
option for those moving into the area. 
 

5. Does the nonconformity compliment or detract from the overall aesthetic 
character of the area?  Based on the -Haul ownerships plans for adding the new 
+/- 9000 sq. foot warehouse building on the 1.63 acre portion of the property, the 
proposed nonconformity will complement the overall aesthetic character of the 
area. A rendered copy of U hauls proposed elevation for this new building is 
attached to this submittal packet. 
 

We appreciate your consideration of this request and U-Haul looks forward to discussing 
this matter further with staff and the Zoning Board of Adjustment (ZBA) at the next 
upcoming ZBA meeting that is scheduled to accommodate this request being heard.  
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Please feel free to contact Peter Tatge at ESP Associates at ptatge@espasssociates.com  
or (980)721.0186 or Jason Grider at jason_grider@uhaul.com or (336) 908.3401. 
 
Cordially,  
 
Peter Tatge, AICP 
ESP Associates, Inc. 
 

mailto:ptatege@espasssociates.com
mailto:jason_grider@uhaul.com
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Development Data:
Tax Parcels: 56108221480000

Total Acreage: +/- 1.63 Acres

Location: City of Concord, North Carolina

Proposed Land Use: Warehouse and Storage

Existing Zoning: C-2 (General Commercial)

Watershed: Not within a watershed district

Engineering Firm: ESP Associates, Inc.
Address: 20484 Chartwell Center Drive

Cornelius, NC 28031
Phone: (704) 990-9431
Contact: Ronald J. George; PE, PLS

Planning Firm: ESP Associates, Inc.
Address: 3475 Lakemont Blvd.

Fort Mill, SC 29708
Phone: (803) 835-0911
Contact: Peter Tatge, AICP

Owner: U-Haul of North Carolina
Address: 9136 Wilkinson Blvd.

Charlotte, NC 28214
Phone: (336) 908-3401
Contact: Jason Grider

Dimensional Standards:
Max. Building Height: 48' (*1)
Provided: 52' (*1)

Impervious Surface Ratio: 0.80
Provided:

Setbacks:
Min. Front Setback: 10'

Min. Interior Side Setback: N/A (*1)
Provided:   4' (*1)

*1. Height may be increased by one foot for each on foot of additional building
setback up to a maximum height of 200 (Table 7.6.2 A).

Existing Impervious Surface:
Exist. One Story Metal Building: 3,139 SF
Exist. Asphalt Pavement: 9,450 SF
Total Exist. Impervious Surface:         12,589 SF (17.7%)

Proposed Impervious Surface:
Prop. Storage Building:         10,710 SF
Prop. Surface Paved Area: 9,083 SF
Total Prop. Impervious Surface:         19,793 SF (27.8%)

Parking Standards:
Required: 1 per 400 sf GFA of sales and office area,

plus 1 per each company vehicle at peak
shift or 2 per 3 employees at peak shift plus
1 per each company vehicle at peak shift
(use whichever is greater)

Provided: 1 per 400 sf GFA of sales and office area,
plus 1 per each company vehicle at peak
shift or 2 per 3 employees at peak shift plus
1 per each company vehicle at peak shift
(use whichever is greater) (*1)

*1. Required parking for the new proposed Warehouse facility is located on the
adjacent Main U Haul facility ( Lot A) within Parcel ID# 56108223420000 along
with all other required employee parking in the designated employee parking area.
New proposed Warehouse facility is not open to the public - Warehouse Storage
only.

Vicinity Map
Not to Scale

NORTH

SYMBOL LEGEND
NOT TO SCALE

Existing Asphalt Pavement

Proposed  Concrete Pavement

Proposed  Asphalt Pavement

General Notes
1. Base information provided by survey DWG files titled "780028vCONCORDNC" dated 12/17/13, prepared by
Republic National Land Surveyors
2. All site plan, zoning, and proposed utility information utilized in the preparation of this Site Plan is considered
to be preliminary in nature and subject to change and final verification.

Floodplain Information
Floodplain information obtained from FEMA FIRM Panel 370561000K effective date of study 11/16/2018.

Stream/Wetland Information
Stream/Wetland information is based on preliminary information provided to ESP by survey titled
"780028vCONCORDNC" dated 12/17/13, prepared by Republic National Land Surveyors
 and Cabarrus County GIS data.  For purposes of preparation of this Site Plan, any potential wetland areas and
stream features depicted on the plan are considered to be preliminary in nature and approximate in location.
The Site Plan will need to be revised once all agencies approved on-site wetland/stream and appropriate
jurisdictional boundaries are surveyed and verified with acceptable levels of accuracy- building footprint loss
may occur.

Access Points/Driveways/Streets
1. Proposed project site entrance locations are considered preliminary in nature and need to be verified for
adequate sight distance.
2. All roadway and street systems are considered to be preliminary and will need to be verified for sufficiency to
satisfy or exceed minimum requirements established in the Concord Zoning Ordinance and applicable
standards identified by NCDOT.  Street connections are conceptual and may be subject to change based on
agency input and review.

Potential Stormwater Quality Areas
Location of proposed stormwater areas are conceptual and preliminary and still need to be determined.  The
exact size and location of these areas will change as the client finalizes decisions regarding final layout,
product allocation, and as other proposed changes to the project are better defined. Layout and unit count
subject to change based on final design of stormwater areas.

Public Information
ESP Associates is not responsible for plan deficiencies created by incorrect, incomplete, missing or outdated
information derived from public sources such as GIS, Planning and Zoning departments.

Buffer Yard Notes:
1.Type A buffer: Applicant requesting “relief” from required Type B Buffer, to provide one of the following:

1) opaque fencing in lieu of landscape screening
2) release from the adjacent property owner and Easement holder to allow installation of required
    landscape plantings , or
3) seek a landscaping Variance along this property line along with the tandem Certificate of 
    Non-Conformity request since the areas located along the subject property line are within an existing

      Utility/ Access Easement and may not be allowed to support required landscape plantings.

2. 8' Buffer yard type 'A' to meet (0.4) Min. Required Points per Linear Foot, by using a combination of Shade
Trees, Ornamental Trees and Large, Medium and Small Shrubs. Owner to coordinate agreement with utility
company for the installation and maintenance of shrubs within utility easement.

3. 15' Buffer yard type 'B' to meet (0.7) Min. Required Points per Linear Foot, by using a combination of Shade
Trees, Ornamental Trees and Large, Medium and Small Shrubs. Where overhead power lines are present
within the street yard, Ornamental Trees shall be used in-lieu of Shade Trees.

Street Tree

Ornamental Tree

Proposed  Pervious Pavement

PROPOSED 6' HIGH OPAQUE FENCE

EXISTING PROPERTY LINE

25'

PROPOSED ELECTRIC
EASEMENT

15'

EXISTING PRIVATE SANITARY
SEWER EASEMENT

1-9'x20' PARKING SPACE

8'

TYPE "A" BUFFER

41.3'

DRIVEWAY CUT SHALL BE COORDINATED WITH
NCDOT PLANS FOR FUTURE UNION CEMETERY
CHURCH ROAD DESIGN PLANS
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U-BOX

ZONING BUILDING DESIGN CODE BUILDING MATERIALS

AN AWNING HAS BEEN PROVIDED ALTHOUGH THIS IS
NOT A PUBLIC BUILDING

THIS DOES NOT PERTAIN

THIS DOES NOT PERTAIN

THIS IS NOT A PUBLIC BUILDING OR SITE,
THIS DOES NOT PERTAIN

ACCESS VIA SIDEWALKS HAVE BEEN PROVIDED
BETWEEN THE EXISTING BUILDING AND THE

PROPOSED BUILDING ON SITE

PLEASE SEE BUILDING MATERIALS LISTED

THE THREE SIDES OF THE BUILDING IN VIEW
OF THE PUBLIC HAVE PARAPETS

THIS HAS BEEN ACHIEVED

PLEASE SEE BELOW ELEVATIONS

APPROXIMATE HEIGHT OF EXISTING
RETAINING WALL LOCATED 15'-0"
FROM THE EDGE OF THE BUILDING

SCREEN WALL
PROJECTIONS

MBCI FW120 HORIZONTAL
ARCHITECTURAL PANELS

MBCI TUFF WALL IMP
WITH STUCCO FINISH

MBCI TUFF WALL IMP
WITH STUCCO FINISH

MBCI TUFF WALL IMP
WITH STUCCO FINISH

MBCI FW120 HORIZONTAL
ARCHITECTURAL PANELS

SCREEN WALL
PROJECTION

MBCI TUFF WALL IMP
WITH STUCCO FINISH

MBCI TUFF WALL IMP
WITH STUCCO FINISH

SCREEN WALL
PROJECTIONS

MBCI FW120 HORIZONTAL
ARCHITECTURAL PANELS

ACCESS PATH TO
EXITING BUILDING TRUCK LOAD/UNLOAD

DOCK W/ LEVELERS

EGRESS TO
EXISTING
BUILDING

BUILDING INFORMATION

THE PROPOSED BUILDING IS A 12,000 SF WAREHOUSE TO SERVE U-HAUL'S EXPANDING
MARKET INTO LONG-TERM STORAGE SOLUTIONS. THE BUILDING WILL BE MANED BY TWO
EMPLOYEES AND NOT BE OPEN TO THE PUBLIC. THE BUILDING ITSELF WILL ONLY FRONT
ONE PUBLIC WAY, "COMMERCIAL PARK DRIVE SW," AND BE LOCATED BEHIND THE
EXISTING QUIKTRIP GAS STATION. 

40'-6"50'-0"40'-6"

% OF FW120 PANELING PER ELEVATIO N
Elevation 1: 20.1%
Elevation 2: 0.0%

Elevation 3: 12.8%
Elevation 4: 24.2%
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                                                                                                        Staff Report             
 Planning and Zoning Commission 
 
DATE:   September 17, 2013 
 
SUBJECT: Special Use Permit 

Self-service storage facility in the C-2 (General Commercial) Zoning   
District  

 
CASE:          SUP-08-13 
 
APPLICANT:   Samantha Keating/Amerco Real Estate 
 
LOCATION:  855 Concord Parkway, South  
 PIN 5610-82-4212 
 
AREA: 5.04+/- Acres 
 
EXISTING LAND USE: Vacant Commercial Structure (former automobile dealership)  
 
EXISTING ZONING: C-2 (General Commercial) 
 
REPORT PREPARED BY: Kevin E. Ashley, AICP 
 Planning and Development Manager 
 
BACKGROUND 
 
The proposed Special Use Permit is a request to redevelop a vacant automobile dealership into a 
UHaul moving and storage center.  The truck leasing and retail portions of the development are 
permissible by right in the C-2 zoning district.  The self-service storage facility portion of the 
development does require a Special Use Permit.   
 
The subject property is zoned General Commercial (C-2) and consists of approximately 5.04 
acres.  The property is the former site of the Honda Dealership and two structures are present on 
site.  The main building is approximately 29,796 square feet in size and the secondary structure 
(which encompassed the body shop), located at the south, or rear of the property, is 
approximately 14,091 square feet.  According to Hillsborough County Property Appraiser data, 
the structures were constructed in 1977. 
 
The Future Land Use Plan designates the subject property as “commercial.”  Additionally, the site 
is within the boundary of the “Concord Parkway (US 29)/Warren C. Coleman (US 601) 20 Year 
Small Area Plan.”  This plan designates this property as a proposed redevelopment site.  From a 
future land use perspective, this project is desirable as it recycles existing building stock and 
reuses a vacant structure.  Furthermore, the use is commercial and it is our opinion that the 
request is consistent with both the Land Use Plan and the Small Area Plan.     
 
The developers propose to convert the former automobile showroom into a combination leasing 
office (with ancillary retail) and a self-service storage facility.  The main structure (Building A) 
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will undergo renovations to enclose the former covered outdoor vehicular display area and 
convert it to usable floor area.  This enclosure will consist of approximately 7,053 square feet.  
Building A will be converted to a two-story structure to accommodate two levels of storage units, 
which will result in approximately 38,000 square feet of floor area within that building.  Building 
B (the former body shop) will be converted to a one-story storage facility.  According to 
information submitted by the applicant, the combination of two structures will result in 
approximately 51,000 square feet of gross floor area. 
 
The facility will include approximately 7,700 square feet within Building A that will be devoted 
to a retail showroom and dispatch and receiving area. The CDO states that mini-warehouse 
facilities may be developed in the C-2 district provided that at least 25% of the site is devoted to 
retail or office uses and such uses shall be placed in front of the storage use.  Staff has historically 
opined that this 25% provision is interpreted to be floor area, and can be met by utilizing adjacent 
retail or office uses to meet the minimum requirements.  This floor area equates to approximately 
20% of the total gross floor area, but the cumulative floor areas of the adjacent commercial 
developments (Quick Trip, etc.) will easily meet this threshold.  
    
In summary, the development will include 329 total storage units, along with the 
showroom/customer area in Building A and 132 storage units in Building B. 
 
The applicant has submitted a site plan and supplementary information relative to the exterior 
renovations to the site.  The applicant proposes to construct a street yard buffer adjacent to 
Concord Parkway and to remove an area of lawn adjacent to the structure to accommodate four 
(4) new customer parking spaces.   The enclosure of the covered display area will include glass 
on the corner of the structure to accommodate the customer entrance and orange accent panels on 
the north elevations.  The submitted information illustrates compliance with the supplemental 
design regulations in Article 8 of the CDO.   
 
The development is also subject to the anticipated 80’ wide right-of-way of the Rock Hill Church 
Road extension/realignment.  The proposed alignment is illustrated on the applicant’s site plan 
and runs generally along the western property boundary.   
 
The proposed plan has been reviewed by City staff and there are no objections to the request.  
The Transportation Department has requested that left turns be prohibited for incoming traffic.  
The applicant is discussing potential alternatives with Transportation and it is recommended 
 that this issue be addressed at the technical review stage.   
 
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 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 mini-storage/self-service storage use is a commercial use which is permissible in 
both the future land use designation and within the C-2 zoning district (as a special use).  The 
property is adjacent to commercially zoned and developed properties on the west, and east sides, 
and adjacent to industrially zoned properties on the south and north sides.   As a result, the 
proposed use does conform to the character of the neighborhood.   
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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. 
The subject property has direct access to Concord Parkway, which is a NCDOT maintained 
public street.  The developer is coordinating with the City’s Transportation Department relative to 
a request that no left turns be permissible into the site from the driveway along the western 
property line.  This issue will be further examined during technical site plan approval.  The 
applicant’s supporting materials include traffic generation estimates that indicate that from a 
planning perspective; this proposed use is less intense than other C-2 uses that are permissible by 
right.  The project will be required to comply with all minimum State and City requirements, and 
will be further reviewed during the technical site plan review process.   
 
3) The proposed use shall not be noxious or offensive by reason of vibration, noise, odor, 
dust, smoke or gas. 
The proposed use will function similarly, or less intense than other uses located on the adjacent 
properties.  The nature of the property, being storage, lends itself to less vibration, noise, odor, 
dust, smoke or gas than traditional commercial or industrial properties.     
 
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. 
Development of the proposed use should not impede development of surrounding properties as 
most are already either commercially or industrially zoned or developed. 
 
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 should not be detrimental to or endanger public health safety or general welfare 
as the use will be less intense in terms of noise and traffic generation than most adjacent 
commercially zoned and/or developed properties.  
 
6) Compliance with any other applicable Sections of this Ordinance. 
Based upon the submitted materials, the proposed project complies with CDO requirements with 
respect to zoning.  If the requested SUP is approved, the applicant must apply for technical site 
plan review.  At that time, detailed construction plans will be required to assure compliance with 
various parts of the CDO, such as the commercial design standards in Article 7, fire prevention, 
stormwater, landscaping and site lighting. 
 
PROPOSED FINDINGS OF FACT 

 
1. The applicant is Samantha Keating/Amerco Real Estate Company and the subject property is 

located at 855 Concord Parkway South. 
2. The property is owned by Yates Properties LLC and Danny G. Bost, LLC (DB 6944 PG 73.) 
3. The subject property is zoned C-2 (General Commercial) 
4. The subject property consists of approximately 5.04 acres and is improved with two 

structures totaling approximately 43,887 square feet that formerly accommodated an 
automobile dealership and body shop. 

5. The adopted Land Use Plan designates the property as “commercial” and the Small Area Plan 
designates the site for “redevelopment.” 

6. The proposal is consistent with both the Land Use Plan and the Small Area Plan. 
7. The developers propose 329 total storage units, along with the showroom/customer area in 

Building A and 132 storage units in Building B.   
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8. The request is to redevelop the former automobile dealership and body shop to a UHaul 
moving and storage center. 

9. The developers propose to enclose the covered vehicle display area and to convert Building A 
to a two story structure. 

10. The submitted site plan and supplemental materials indicate that the proposal meets the 
minimum requirements of Section 8.3.6.E of the Concord Development Ordinance 
(Supplemental Regulations for Certain Uses). 

 
RECOMMENDATION AND SUGGESTED CONDITIONS 
 
The staff recommends approval of the Special Use Permit application.  If the Commission 
concurs, staff recommends the Commission consider adopting of the following conditions: 

 
1) The development will be required to obtain technical site plan approval. At technical 

site plan review the developer shall submit additional information to insure that 
improvements to the exterior of Building B are consistent with those proposed for 
Building A.  

2) The left turn issue relative to the driveway on the western property line shall be 
further reviewed at the time of technical site plan review.   
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