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                                                                                                        Staff Report             
 Planning and Zoning Commission 
 
DATE:   October 15, 2024 
 
CASE: TA-10-24 Text Amendment (Articles 5, 7, 8, 9, 10, 12, & 14 – 

Clean-up)   
 
PREPARED BY: Kevin Ashley, AICP- Deputy Planning Director  
  
BACKGROUND 
 
Planning staff interacts with the Concord Development Ordinance (CDO) daily and 
continuously receives feedback from the public about the document. As a result, we have 
been making notes for minor changes to address clerical errors, provide clarity, increase 
user efficiency, and comply with the North Carolina General Statutes. This proposed 
amendment is intended to be principally corrective in nature and this memorandum 
specifies which CDO Articles are being amended.  The attached strike-through document 
illustrates the exact changes in each Article and Section.   
 
ARTICLES TO BE AMENDED 
 

1. Article 5 – Subdivision Plats, Site Plans, Construction Plans:   Changes to this 
article include removing the notarization of the owner certification which is not 
required by the statutes.  This change will also allow for the future electronic 
recording of exempt and minor plats.  Additionally, language has been added to 
reflect State requirements for the installation of stormwater devices, and a 
clarification has been added as to acceptable scales of construction plan drawings. 
 

2. Article 7 – Base Zoning Districts: Article 7 is being amended to include a 
clarification as to the location of dimensional standards for townhomes as it can be 
difficult to locate without assistance.  The CDO also requires a 50 foot front and 
street side setback for multifamily developments of more than 40 units.  Staff feels 
20’ is an appropriate front/street setback for multi-family and is more desirable in 
an urban setting where the buildings are built closer to the street. 

3. Article 8 – Use Regulations:  Numerous corrective changes are proposed in 
Article 8.  Staff has identified several discrepancies in the use table and proposes 
to correct those.   These include adding trade schools to the I-1/-2 districts 
(approved in a text amendment in 2010), moving sanitary landfills to the correct 
waste category, renaming child care center to “day care center” to include adult 
day care (in compliance with the State definition), and placing cabinet and 
woodworking shops back in the I-2 district. A change is also proposed in the use 
table for heavy industrial to add “all other manufacturing, except as listed” and 
corresponding language is to be added to the use category table.   Manufacturing 
technology is continuously evolving, and this change is intended to assist staff in 
administration of the ordinance for manufacturing uses that may not be specifically 
spelled out in Article 8.   
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Given the need for affordable day care, staff is also proposing a small change to 
the supplemental use requirements to permit smaller facilities (10 persons) on 
streets that are not collector or thoroughfares.  It should be noted that this change 
is not applicable to family day centers and that the commercial day care centers 
would still be required to have the proper nonresidential zoning.  Staff has also 
added a clarification that the approved day care certification from the State will be 
required.  

In terms of supplemental uses for particular uses in Section 8.3, a change is 
proposed to the accessory dwelling unit (ADU) requirements to remove the 
requirement that the principal dwelling unit be owner-occupied.   This requirement 
is not advisable given fair housing law.   This section is proposed to be updated to 
clarify that an ADU is permissible only with single family detached units, and not 
attached (duplexes or townhomes).  Additionally, for solid waste storage areas 
(dumpster enclosures), it is current practice to discourage the use of wood due to 
deterioration, so wood has been removed as an enclosure material.         

Several changes are also proposed under the home occupation requirements.   
Catering is permissible in most nonresidential districts as well as a home 
occupation (with standards).   The use table erroneously states that the standards 
are applicable in the nonresidential districts, so the citation is being removed and 
the whole section is being moved to the home occupation section with a 
clarification that approval is required from the appropriate health agency (usually 
the Cabarrus Health Alliance).   Additionally, staff have added hair and nail salons 
(one chair maximum) as an allowable home occupation (with appropriate State 
licensing) and firearm production as a prohibited home occupation.  The home 
occupation performance standards have been updated to specify that a maximum 
of two (2) client vehicles are permissible at any one time.  For home day cares, the 
CDO limits the maximum number of children to eight (8), but House Bill 259 
(September, 2023) allows up to ten (10), and the performance standards have 
been updated to state that the maximum permissible number will be in accordance 
with that particular statute.    

4. Article 9 – Special Purpose and Overlay Districts:  The Neighborhood Infill 
District (NRD) which accommodates tiny and cottage homes, was created as 
Section 9.14.   For clean-up purposes, staff proposes to move the district 
requirements to Section 9.5, which is unused. 

5. 5.  Article 10 – Development and Design Standards:  Staff fields numerous 
inquiries as to whether required accessible (handicap) parking is included within 
the total number of parking spaces.   It has been our interpretation that the total 
number of required spaces will include the required number of accessible spaces, 
and that interpretation needs to be clarified.  We have also added a clarification 
that common open space may not be within the boundaries of individual lots within 
residential developments.   This requirement is located within the open space 
definition, but it being placed in Section 10.5.7 to assist the reader. 

 
6. Article 12  Sign Standards:  Section 12.1.5 states that permanent signs for PUDs, 

TNDs and conditional district zoning shall be reviewed at the site plan stage.   This 
section has created some confusion with developers and the sign review is 
typically a separate permit and review type, so this statement has been deleted.  



Page 3 
 

Occasionally, topographic challenges or a road widening issue will necessitate the 
relocation of a sign resulting in the only feasible location being within a street right-
of-way.   A provision has been added to allow signs within a right-of-way with a 
valid encroachment permit issued by the maintaining authority.  We have also 
corrected a typographical error in Section 12.4.4, which refers to freestanding 
signs.    

 
7. Article 14 – Definitions: The definition for “trade school” that was approved with 

the 2010 text amendment has been added.   
 

 
In summary, these revisions represent mainly corrective changes, or those that are 
reasonable and simple in nature. The amendment is in approval form and may be 
forwarded to Council for approval.    
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Unified Development Ordinance  
Concord, North Carolina  1        
 

ARTICLE 9 
SPECIAL PURPOSE AND OVERLAY 

DISTRICTS 
Summary:   This Article provides information on special purpose zoning districts in the City of Concord including 
Planned Unit Development, Planned Residential Development, Mixed Use Districts, Traditional Neighbhorhood 
Districts, Manufactured Home Park District, Public Interest District, Conservation Subdivision, Residetnial County 
Originated and Neighborhood Infill Residential.   It also includes information on the overlay districts of the 
Historic Preservation, Airport, Manufactured Home Park, and the Copperfield Boulevard Corridor Overlay District.   
 

 
For the Watershed Overlay Districts – See Article 4.  There are three water related overlay 
districts.  The water shed around the Coddle Creek Reservoir (Lake Howell) and Coddle Creek 
is a WS II watershed, and is discussed at section 4.2.  The watershed around Lake Concord is 
a WS IV watershed and can also be found at section 4.2.  All of the rest of Concord is located 
in the watersheds controlled by the National Pollution Discharge Elimination System Phase II 
Stormwater Permit issued by the State of North Carolina.  Sections 4.3 through 4.7 contain 
the standards for the balance of Concord outside of the Coddle Creek and Lake Concord 
watersheds.   
 

 

 
 
 
 
 
 
 
 

9.1 Planned Unit Development (PUD) 2 
9.2 Planned Residential Development (PRD) 7 8 
9.3 Mixed Use Districts 13 12 
9.4 Traditional Neighborhood District (TND) 50 48 
9.5 (Hold) Neighborhood Infill Residential District (NRD)        

60- 
9.6 Manufactured Home Park (MHP) District 61 65 
9.7 Public Interest Development (PID) District 62 66 
9.8 Historic Preservation Overlay (HPOD) Districts 64 68 
9.9 Airport Overlay (AOD) District 74 78 
9.10 Copperfield Boulevard Corridor Overlay (CBCOD) District 79 83 
9.11 Low Impact Development (LID) Standards 81 85 
9.12 Residential County Originated 94 98 
9.13  Conservation Subdivision (CS) District 95 99 
9.14  Neighborhood Infill Residential District (NRD) 109 



   

ARTICLE 9 SPECIAL PURPOSE DISTRICTS 

9.5 Neighborhood Infill Residential (NRD) District.   

9.5.1 Intent.  
This district is intended to allow for the efficient development and 
redevelopment of housing in underutilized areas.  Neighborhood infill 
standards provide the opportunity for property owners to achieve more 
efficient urban-type development that can be achieved through conventional 
suburban development.  These standards provide for a range of different infill 
housing types that may be deemed appropriate in particular geographic areas 
on a case-by-case basis.   

9.5.2 Purposes.  
This ordinance is adopted for the following purposes: 

A. To guide the future growth and development consistently with the 
comprehensive plan; 

B. To guide site analysis to plan appropriate areas for development of 
higher density residential development; 

C. To provide for compatible development of housing on 
underutilized properties by allowing for additional review of 
individual projects on a case-by-case basis; 

D. To ensure availability of adequate infrastructure for development 
on smaller parcels; 

E. To ensure that adequate on-street and/or off-street parking and 
safe vehicular movement is provided; 

F. To provide for a diversity of lot sizes, housing choices and 
building densities to accommodate a variety of age and income 
groups; 

G. To provide buffering adjacent to lower density residential uses; 
and 

H. To meet demand for varied housing types in an urban setting. 

9.5.3 Applicability and Compliance.  
The NRD district may be applied only to land designated as Urban 
Neighborhood by the 2030 Land Use Plan.   The NRD district is a site plan-
controlled district that requires Planning and Zoning Commission review and 
approval. 



   

9.5.4 Definitions  
A. Cottage Home:  A site-built single-family detached dwelling not 

exceeding 1,500 square feet of heated floor area, meets applicable 
requirements of the North Carolina State Building and Housing Codes, 
and is placed on a permanent foundation.   

B. Cottage Home Development:  A neighborhood consisting of cottage 
homes, either on individually platted lots or on one parcel, sharing 
driveways, common areas, site improvements and amenities. 

C. Tiny Home:   A site-built single-family detached dwelling not exceeding 
600 square feet of heated floor area, meets applicable requirements of 
the North Carolina State Building and Housing Codes, and is placed on 
a permanent foundation.  A tiny home that is located on the same lot as 
a principal dwelling unit is an accessory dwelling unit.       

D. Tiny Home Development:  A neighborhood consisting of tiny homes, 
either on individually platted lots or on one parcel, sharing driveways, 
common areas, site improvements and amenities.     
   
 

9.5.5 Application Procedure and Approval Process 
NRD developments shall be processed as a conditional district zoning 
amendment (with a site plan required) and shall follow the procedures 
established in Section 3.2. 

9.5.5.1 Development Types 
Following are specific development standards applicable to 
different types of development that are deemed appropriate as infill 
projects. 
 

A. Tiny Homes 
1.   Tiny home developments are permissible subject to the 
following dimensional requirements.   A tiny home that is located 
on the same lot as a principal dwelling is an accessory dwelling unit 
(See Section 8.3.3.C).   A tiny home on wheels is considered a 
recreational vehicle and is permissible only as a temporary dwelling 
in accordance with other applicable sections of this ordinance.   

   
Feature Minimum Requirement 
Maximum Density 18 units per acre  
Minimum Street 
Frontage (overall 
parcel) 

50 feet on a public street 

Minimum Lot Size 
(overall parcel) 

10,000 sf 



   

Maximum Lot Size 
(overall parcel) 

2 acres 

Minimum number of 
dwellings 

4 

Maximum number of 
dwellings 

18 

Maximum lot size (if 
subdivided)  

4,000 sf 

Minimum lot size (if 
subdivided) 

None 

Maximum floor area 600 sf 
Minimum lot width (if 
subdivided) 

None  

Minimum setback 
from public street 

10 feet 

Minimum front 
setback  

5 feet1 

Minimum side setback 5 feet 2 

Maximum building 
height 

2 stories 

Minimum open space 30 percent of overall tract 
Perimeter buffer 8’ type A (see Section 11.4.2.  Must be 

within common space and cannot lie 
within an individual platted lot 

1. Minimum distance from front lot line, or from common 
area/vehicular access if individual units are not subdivided. 

2. Ten (10) feet is required between units if the individual units 
are not subdivided. 
  

2. Tiny homes may be developed either on individually platted lots 
or within one overall parcel.    
3. Each development shall provide common elements and site 
improvements for the benefit of each dwelling unit.   These elements 
shall include a central green or common area and a pedestrian 
network that connects to public sidewalk. 
4. Parking shall be provided at a rate of 2 spaces per unit and may 
be provided within an individual driveway and/or within a common 
parking area.  To the greatest extent possible, parking shall be 
located either on the side or rear of the homes, or under the home, 
if elevated.    
5. Low Impact Development (LID) measures for stormwater 
treatment are encouraged. 



   

6. Sixty percent (60%) of all individual lots or dwellings shall front 
the common open space.  Common open space shall be provided 
at a rate of 350 square feet of area for each dwelling. 
7. Common areas may include an amenity structure. 
8. Each development shall be served by a privately maintained 
shared drive at least 20 feet in width. including proper access 
easements for the benefit of all dwellings.   
9. Developments shall be designed in order to adequately 
accommodate solid waste collection at the public street.   
10. Tiny home developments proposing individually platted lots 
shall follow the subdivision process detailed in Article 5.   

B. Cottage Homes 
1. Cottage home developments are permissible only subject to the 

following dimensional requirements.    
Feature Minimum Requirement 
Maximum Density 18 units per acre 
Minimum Street 
Frontage (overall 
parcel) 

50 feet on a public street 

Minimum Lot Size 
(overall parcel) 

15,000 sf 

Maximum Lot Size 
(overall parcel) 

2 acres 

Minimum number of 
dwellings 

4 

Maximum number of 
dwellings 

18 

Maximum lot size (if 
subdivided) 

5,000 sf 

Minimum lot size (if 
subdivided) 

None  

Maximum floor area 1,500 sf 
Minimum lot width 
(if subdivided) 

20 feet 

Minimum setback 
from public street 

10 feet 

Minimum front 
setback  

5 feet1 

Minimum side 
setback 

5 feet 2 

Maximum building 
height 

2 stories 

Minimum open 30 percent of overall tract 



   

space 
Perimeter buffer 8’ type A (see Section 11.4.2.  Must be 

within common space and cannot lie 
within an individual platted lot 

1. Minimum distance from front lot line, or from common area/vehicular 
access if individual units are not subdivided. 

2. Ten (10) feet is required between units if the individual units are not 
subdivided. 

 
2. Cottage homes may be developed either on individually 
platted lots or within one overall parcel.    
3. Each development shall provide common elements and 
site improvements for the benefit of each dwelling unit.   These 
elements shall include a central green or common area and a 
pedestrian network that connects to public sidewalk. 
4. Parking shall be provided at a rate of 2 spaces per unit 
and may be provided within an individual driveway and/or 
within a common parking area.  To the greatest extent 
possible, parking shall be located either on the side or rear of 
the homes, or under the home if elevated.    
5. Low Impact Development (LID) measures for stormwater 
treatment are encouraged. 
6. Sixty percent (60%) of all individual lots or dwellings 
shall front the common open space.  Common open space 
shall be provided at a rate of 350 square feet of area for each 
dwelling. 
7. Common areas may include an amenity structure. 
8. Each development shall be served by a privately 
maintained shared drive at least 20 feet in width, including 
proper access easements for the benefit of all dwellings. 
9. Developments shall be designed in order to adequately 
accommodate solid waste collection at the public street.    
10. Cottage home developments proposing individually 
platted lots shall follow the subdivision process detailed in 
Article 5. 

 
 
 
 
 
 



   

9.139.14       NEIGHBORHOOD INFILL RESIDENTIAL (NRD) DISTRICT. 
 

9.14.1 Intent.  
This district is intended to allow for the efficient development and redevelopment of 
housing in underutilized areas.  Neighborhood infill standards provide the 
opportunity for property owners to achieve more efficient urban-type development 
that can be achieved through conventional suburban development.  These 
standards provide for a range of different infill housing types that may be deemed 
appropriate in particular geographic areas on a case-by-case basis.   

9.14.2 Purposes.  
This ordinance is adopted for the following purposes: 

A.I. To guide the future growth and development consistently with the 
comprehensive plan; 

B.J. To guide site analysis to plan appropriate areas for development of 
higher density residential development; 

C.K. To provide for compatible development of housing on underutilized 
properties by allowing for additional review of individual projects on a 
case-by-case basis; 

D.L. To ensure availability of adequate infrastructure for development on 
smaller parcels; 

E.M. To ensure that adequate on-street and/or off-street parking and safe 
vehicular movement is provided; 

F.N. To provide for a diversity of lot sizes, housing choices and building 
densities to accommodate a variety of age and income groups; 

G.O. To provide buffering adjacent to lower density residential uses; and 

H.P. To meet demand for varied housing types in an urban setting. 

9.14.2  Applicability and Compliance.  
The NRD district may be applied only to land designated as Urban Neighborhood 
by the 2030 Land Use Plan.   The NRD district is a site plan-controlled district that 
requires Planning and Zoning Commission review and approval. 

9.14.3  Definitions  
A.E. Cottage Home:  A site-built single-family detached dwelling not exceeding 

1,500 square feet of heated floor area, meets applicable requirements of the 
North Carolina State Building and Housing Codes, and is placed on a 
permanent foundation.   



   

B.F. Cottage Home Development:  A neighborhood consisting of cottage 
homes, either on individually platted lots or on one parcel, sharing 
driveways, common areas, site improvements and amenities. 

C.G. Tiny Home:   A site-built single-family detached dwelling not exceeding 
600 square feet of heated floor area, meets applicable requirements of the 
North Carolina State Building and Housing Codes, and is placed on a 
permanent foundation.  A tiny home that is located on the same lot as a 
principal dwelling unit is an accessory dwelling unit.       

D.H. Tiny Home Development:  A neighborhood consisting of tiny homes, 
either on individually platted lots or on one parcel, sharing driveways, 
common areas, site improvements and amenities.     
   
 

9.14.4 Application Procedure and Approval Process 
NRD developments shall be processed as a conditional district zoning 
amendment (with a site plan required) and shall follow the procedures 
established in Section 3.2. 

9.14.4.1 Development Types 
Following are specific development standards applicable to different 
types of development that are deemed appropriate as infill projects. 
 

A. Tiny Homes 
1.11.   Tiny home developments are permissible subject to the 
following dimensional requirements.   A tiny home that is located on the 
same lot as a principal dwelling is an accessory dwelling unit (See 
Section 8.3.3.C).   A tiny home on wheels is considered a recreational 
vehicle and is permissible only as a temporary dwelling in accordance 
with other applicable sections of this ordinance.   

   
Feature Minimum Requirement 
Maximum Density 18 units per acre  
Minimum Street 
Frontage (overall 
parcel) 

50 feet on a public street 

Minimum Lot Size 
(overall parcel) 

10,000 sf 

Maximum Lot Size 
(overall parcel) 

2 acres 

Minimum number of 
dwellings 

4 

Maximum number of 
dwellings 

18 



   

Maximum lot size (if 
subdivided)  

4,000 sf 

Minimum lot size (if 
subdivided) 

None 

Maximum floor area 600 sf 
Minimum lot width (if 
subdivided) 

None  

Minimum setback from 
public street 

10 feet 

Minimum front setback  5 feet1 

Minimum side setback 5 feet 2 

Maximum building 
height 

2 stories 

Minimum open space 30 percent of overall tract 
Perimeter buffer 8’ type A (see Section 11.4.2.  Must be 

within common space and cannot lie 
within an individual platted lot 

1.2. Minimum distance from front lot line, or from common 
area/vehicular access if individual units are not subdivided. 

2. Ten (10) feet is required between units if the individual units are not 
subdivided. 
  

2.12. Tiny homes may be developed either on individually platted 
lots or within one overall parcel.    
3.13. Each development shall provide common elements and site 
improvements for the benefit of each dwelling unit.   These elements shall 
include a central green or common area and a pedestrian network that 
connects to public sidewalk. 
4.14. Parking shall be provided at a rate of 2 spaces per unit and 
may be provided within an individual driveway and/or within a common 
parking area.  To the greatest extent possible, parking shall be located 
either on the side or rear of the homes, or under the home, if elevated.    
5.15. Low Impact Development (LID) measures for stormwater 
treatment are encouraged. 
6.16. Sixty percent (60%) of all individual lots or dwellings shall front 
the common open space.  Common open space shall be provided at a 
rate of 350 square feet of area for each dwelling. 
7.17. Common areas may include an amenity structure. 
8.18. Each development shall be served by a privately maintained 
shared drive at least 20 feet in width. including proper access easements 
for the benefit of all dwellings.   
9.19. Developments shall be designed in order to adequately 
accommodate solid waste collection at the public street.   



   

10.20. Tiny home developments proposing individually platted lots 
shall follow the subdivision process detailed in Article 5.   

B. Cottage Homes 
1.2. Cottage home developments are permissible only subject to the 

following dimensional requirements.    
Feature Minimum Requirement 
Maximum Density 18 units per acre 
Minimum Street 
Frontage (overall 
parcel) 

50 feet on a public street 

Minimum Lot Size 
(overall parcel) 

15,000 sf 

Maximum Lot Size 
(overall parcel) 

2 acres 

Minimum number of 
dwellings 

4 

Maximum number of 
dwellings 

18 

Maximum lot size (if 
subdivided) 

5,000 sf 

Minimum lot size (if 
subdivided) 

None  

Maximum floor area 1,500 sf 
Minimum lot width (if 
subdivided) 

20 feet 

Minimum setback 
from public street 

10 feet 

Minimum front 
setback  

5 feet1 

Minimum side setback 5 feet 2 

Maximum building 
height 

2 stories 

Minimum open space 30 percent of overall tract 
Perimeter buffer 8’ type A (see Section 11.4.2.  Must be 

within common space and cannot lie 
within an individual platted lot 

1.3. Minimum distance from front lot line, or from common area/vehicular 
access if individual units are not subdivided. 

2.4. Ten (10) feet is required between units if the individual units are not 
subdivided. 

 
2.11. Cottage homes may be developed either on individually 
platted lots or within one overall parcel.    



   

3.12. Each development shall provide common elements and site 
improvements for the benefit of each dwelling unit.   These 
elements shall include a central green or common area and a 
pedestrian network that connects to public sidewalk. 
4.13. Parking shall be provided at a rate of 2 spaces per unit and 
may be provided within an individual driveway and/or within a 
common parking area.  To the greatest extent possible, parking 
shall be located either on the side or rear of the homes, or under 
the home if elevated.    
5.14. Low Impact Development (LID) measures for stormwater 
treatment are encouraged. 
6.15. Sixty percent (60%) of all individual lots or dwellings shall 
front the common open space.  Common open space shall be 
provided at a rate of 350 square feet of area for each dwelling. 
7.16. Common areas may include an amenity structure. 
8.17. Each development shall be served by a privately maintained 
shared drive at least 20 feet in width, including proper access 
easements for the benefit of all dwellings. 
9.18. Developments shall be designed in order to adequately 
accommodate solid waste collection at the public street.    
10.19. Cottage home developments proposing individually platted 
lots shall follow the subdivision process detailed in Article 5. 
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