Staff Report
Planning and Zoning Commission

DATE:

March 20, 2018

CASE #:

Z (CD)-01-18

DESCRIPTION:

Zoning Map Amendment
RM-1 (Residential Medium Density) to RV-CD (Residential
Village)

APPLICANT:

Randy Nassar, Brookwood Homes

OWNER:

Mary Lou Allred Estate

LOCATION:

241 Pitts School Rd. SW

PIN#s:

PIN: 5509-51-6333

AREA:

16.45 +/- acres

ZONING:

RM-1 (Residential Medium Density)

PREPARED BY:

Starla Rogers, Sr. Planner

BACKGROUND
The subject property consists of an individual parcel, on the west side of Pitts School Rd. It is
located across from the JM Robinson High School, west of the Carolando Subdivision, and
approximately 2,250 feet southeast of the Pitts School Rd. and Concord Pkway S. intersection.
The property is currently vacant and predominantly open field area.
HISTORY

The subject parcel, along with various other properties, was involuntarily annexed into the City of
Concord on May 10, 1990 as part of a larger annexation area. After annexation, the property was
administratively zoned to R-1 (Single Family Residential). With the adoption of the Unified
Development Ordinance (now known as the CDO) the R-1 zoning became RM-1.
SUMMARY OF REQUEST

The applicant has requested to rezone the subject parcel from RM-1 (Residential Medium
Density) to RV-CD (Residential Village Conditional District) for the purpose of developing a
single-family residential detached subdivision.
RM-1 zoning permits, by right, the development of single-family detached residential at a density
of three (3) dwelling units per acre. The minimum lot size is 15,000 square feet with minimum
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dimensions of 75ft X 100ft. Hypothetically, under the current zoning classicization, the property
could accommodate a gross density of 49 lots. However, due to streets, sidewalks, required open
space, and the irregular shape of the property, it is unlikely that 49 lots could be platted by right.
Without seeing a scaled site plan under the current zoning standards, it is unclear of the actual
achievable density. 10% open space would be required under the RM-1 zoning classification,
totaling 1.65 acres.
The applicant’s petition proposes to amend the zoning classification to RV-CD (Residential
Village Conditional District.) The site plan depicts the subdivision with lots designed to the RV
zoning district standards with a minimum of 7,500 square feet. 2.7 acres of open space is
provided, totaling +/- 13%. The open space is shown to be accessible through two (2) pedestrian
access easements along the internal streets.
The submitted site plan includes two access points to Pitts School Rd, one internal cul-de-sac, and
a ‘stub’ road to a 7.06 acre parcel directly to the south. Two potential BMP areas are shown. The
primary BMP location is on the southern portion of the property, adjacent to the proposed stub
road. Additional BMP space (if needed) is shown within the open space area along Pitts School
Rd. Should the BMP be located in the area of open space, it will need to be designed in the
following manner as required by the ordinance:
10.5.4. Use of Stormwater Detention Basins
Retention areas or detention basins, which may be required as part of Article 4 shall
not qualify as open space for residential developments unless:
A. Fifty percent (50%) or more of the active and usable area is above the area
submerged during a ten (10) year storm, and
B. The detention basin is designed for multiple uses and the usable areas conform
to all of the requirements of this Subsection, (d).
1. Retention or detention areas may meander through the development
rather than exist as a single basin. Retention areas shall be improved so
as to be usable and accessible. Detention areas shall not be permanently
inundated so as to be unusable for their designated recreational purposes.
2. Retention or detention areas shall be given a natural character and shall
be constructed of natural materials. Terracing, berming, and contouring
are required in order to naturalize and enhance the aesthetics of the
basin. Basin slopes shall not exceed a 3:1 slope.
Conditions offered by the developer:
1. Site Plan limiting the development to 49 homes at 2.9 dwelling units per acre.
2. Open Space will include a playground and picnic area. (Staff recommends asking the
applicant for further clarification of what this amenity would include for enforceability
during the platting and development phase. Ex: Size of playground area, picnic shelters,
number of picnic tables. etc)
3. Increased open space. (1.64 acres (10%) required under RM-1, 2.1 acres (13%)
provided under CD-RV).
4. Larger BMP facilities than required to assist with neighbors current flooding issues.
Property directly to the north and east is zoned RL (Residential Low Density) and is part of the
established Carolando single-family residential subdivision. Lot sizes in the Carolando
subdivision range from ¾ acre to the largest lot at +/- 7.69 acres. Typical lot size is around 1.3 to
1.5 acres per parcel. Property further north is zoned C-2 (General Commercial) and developed
with the Settler’s Landing mixed used project, including townhomes. Property to the west is
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zoned RM-1 (Residential Medium Density) and is improved with the JM Robinson High School
campus. Property to the south is also zoned RM-1. One parcel contains a single family home and
the next parcel to the south contains the Savannah Commons cluster development, approved with
a SUP in 2004. Density in Savannah Commons is approximately 2.4 dwelling units per acre,
with +/- 26% open space, and varying lot sizes of 5,200 square feet to 9,900 square feet.
Existing Zoning and Land Uses (Subject Parcel)
Current
Zoning of
Subject
Zoning
Property
Feet
North
Cabarrus
County High South
East
Density
Residential
Special Use
West
(HDR-SU)

Land Uses(s) of
500 Subject
Property
Land Uses within 500 Feet
RM-1 & C-2
Single-family Detached &
North
Single-Family Attached
RM-1
South Residential
RL
Residential
East
Vacant
Within

RM-1

West

Institutional (School)

COMPLIANCE WITH 2030 LAND USE PLAN
The 2015 Land Use Plan (LUP) designates the subject property as “Suburban Neighborhood.”
The RV (Residential Village) zoning district is listed as a potentially consistent zoning district.
Further details from the 2030 LUP are detailed below to provide greater guidance in determining
whether the proposed design of the subdivision is consistent with the surrounding development
patterns. Aside from zoning classifications, the LUP notes that infill development is encouraged,
with higher densities most compatible in the Mixed-Use Activity Centers, Village Centers, and
Urban Neighborhoods. Furthermore, the LUP notes that consideration should be taken when
looking at new developments as it relates to design, scale, orientation, appropriate buffering and
intensity when transitioning between existing developed land uses. Therefore, the zoning
classification may be compatible with the 2030 Land Use Plan, but the proposed design and
intensity is somewhat in conflict with the established Carolando neighborhood, specifically in
that the proposed RV lots are directly adjacent to the larger RL zoned lots. For example, 23 lots
are now directly adjacent to eleven (11) RL zoned lots, and only a modest increase in the amount
of open space from a standard RV neighborhood is proposed. The petition does not demonstrate
how compatibly between the proposed development and the existing lower density neighborhood
will occur.
The following general land use challenges and opportunities in Section 5.2 relate to the proposed
amendment.
Ensuring compatibility between neighboring land uses: As the diversity of uses and housing
types increases, the potential for incompatibility increases. To maintain compatibility between
adjacent uses, the City will need to ensure that there are seamless transitions between uses which
will require a combination of separating certain uses, buffering between uses, and addressing the
design, scale, height, orientation and intensity of development as appropriate to the land use
transition and the site.
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The following goals, objectives and policy guidance relate to the proposed zoning amendment.
Goal 4: Ensure compatibility between neighboring land uses
Objective 4.1: Use a combination of land use transitions, intensity gradients, buffering, and
design to ensure that land use transitions are compatible.
Policy Guidance for Objectives 4.1 to 4.3:
 Land Use and Intensity Transitions: Zoning use and site development standards
should promote a gradient in the type and intensity of uses. For instance, higher density
residential development can provide a compatible transition between medium-density
residences and neighborhood commercial centers.
 Buffers: Buffers should be used to screen uses and activities that may detract from the
enjoyment of adjacent land uses. Where large buffers are not necessary, the landscape
design should soften land use transitions;
 Building and Site Design Standards: Where land use transitions are necessary to
support a walkable mix of uses or housing types, a variety of development standards
should ensure that the location, scale, height and orientation of buildings and site
improvements provide for compatible transitions.
SUGGESTED STATEMENT OF CONSISTENCY


The subject property is approximately 16.45 acres.



The property was annexed with an effective date of May 10th, 1990 as part of a large
scale annexation that included the adjacent (County approved) Carolando neighborhood.



The proposed zoning amendment is not entirely consistent with the 2030 Land Use Plan
(LUP) because it does not demonstrate consistency with Goal 4 and Objective 4.1 relative
to land use transitions.



The zoning amendment is not entirely reasonable and in the public interest because it
does not demonstrate compatibility with the 2030 Land Use Plan as it relates to
compatibility and transition of uses with existing neighborhoods.

SUGGESTED RECOMMENDATION AND CONDITIONS
The staff finds the request inconsistent with the 2030 Land Use Plan. The plan does however;
meet the requirements of the Concord Development Ordinance. Because this petition is a parallel
conditional district request, the Commission, should they decide to approve the request, may,
according to Section 3.2.8.E of the CDO, suggest “reasonable additional conditions or
augment those already provided with the petition, but only those conditions mutually
agreed upon by the petitioner and the Commission or Council may be incorporated into the
approval. Any such condition should relate to the relationship of the proposed use to
surrounding property, proposed support facilities such as parking areas and driveways,
pedestrian and vehicular circulation systems, screening and buffer areas, the timing of
development, street and right-of-way improvements, water and sewer improvements, storm
water drainage, the provision of open space and other matters that the Commission or
Council may find appropriate.”
In the event that the Commission approve the petition, staff recommends the following
conditions:
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1. Site Plan limiting the development to 49 homes at 2.9 dwelling units per acre.
2. Open Space will include a playground and picnic area. (Staff recommends asking the
applicant for further clarification of what this amenity would include for enforceability
during the platting and development phase. Ex: Size of playground area, picnic shelters,
number of picnic tables. etc)
3. Increased open space. (1.64 acres (10%) required under RM-1, 2.1 acres (13%)
provided under CD-RV).
4. Larger BMP facilities than required to assist with neighbors current flooding issues.
PROCEDURAL CONSIDERATIONS
This particular case is a rezoning to a parallel conditional district, which under the CDO, is
“legislative” in nature. Legislative hearings DO NOT require the swearing or affirming of
witnesses prior to testimony at the public hearing.
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USDA, USGS, AeroGRID, IGN, and the GIS User Community

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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