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                                                                                                         Staff Report 
 Planning and Zoning Commission 
 
 
DATE:    April 17, 2018 
 
CASE #:  Z (CD)-05-18 
 
DESCRIPTION:  Zoning Map Amendment  

  Cabarrus County LDR (Low Density Residential) to City RV-
CD (Residential Village Conditional District) 

   
APPLICANT:  Pete Elmer, R2 Development Partners 
 
OWNER: Shim and Florence Boyd 
 
LOCATION:  10621 Ellenwood Rd   
 
PIN#s: PINs: 4670-64-9287, 4670-64-9181, 4670-63-8967, & p/o 4670-

63-7565 
 
AREA:   4.69 +/- acres 

 
ZONING: LDR (Low Density Residential)   
 
PREPARED BY:   Starla Rogers, Sr. Planner 
    
BACKGROUND 
The subject property consists of three (3) entire parcels, and one (1) partial parcel on south side of 
Ellenwood Rd, west of the Old Dominion village of the Highland Creek neighborhood and north 
of Highland Creek, over the Mecklenburg County line.  The property is currently vacant and 
predominantly wooded.   

The subject parcel was voluntarily annexed into the City of Concord on March 8, 2018.  After 
annexation, a City zoning classification must be applied to the property. 
 
SUMMARY OF REQUEST 
The applicant has requested to rezone the property from Cabarrus County LDR (Low Density 
Residential) to City of Concord RV-CD (Residential Village Conditional District) in order to 
develop a single-family attached (townhome) community.  Under the current zoning classification 
the property could have been developed, by right, with two (2) single-family detached dwelling 
units per acre.  The City’s RV zoning district allows, by right, up to eight (8) dwelling units per 
acre  (DUA) and the residential uses could be single-family detached, single-family attached, or 
multifamily.  However, as a conditional district the applicant has submitted conditions, and an 
associated site plan, to limit the uses and design of the site.   
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According to the site plan, submitted as a condition of rezoning, the proposal would be limited to 
29 new townhome units, divided among seven (7) separate structures.  The overall density of the 
project would be 6.17 DUA.  One (1) points of access is shown on Ellenwood Rd, and one stub 
connection is proposed to the east, connecting to an adjacent property.  The property to the east is 
also coming before the Commission to request a rezoning for townhomes, and will be submitting 
a site plan showing the same connection.   
 
Required open space for the RV zoning district is a minimum of 12% or .56 acres.  Under the 
current conditional district proposal, the applicant has provided for a minimum of 61% open 
space at 1.8 acres.  The provided open space is shown adjacent to the residences to the south. It 
will also incorporate a walking trail around the storm water management BMP with a minimum 
of three (3) benches.  An 8ft Class A buffer is shown around the perimeter of the development  
 

 
COMPLIANCE WITH 2030 LAND USE PLAN 
The 2030 LUP designates the subject property as “Suburban Neighborhood.”    This land use 
category allows for a variety of housing types stating, “Single-family attached dwellings are an 
option for infill development within the suburban neighborhood future land use category. These 
neighborhoods are often found in close proximity to suburban commercial, office, and industrial 
centers, and help provide the consumers and employment base needed to support these centers.”  
   
Guidance specific to the Suburban Neighborhood specifies that the RV (Residential Village) is a 
corresponding zoning classification and advises that development should include: 

 Internal/external pedestrian connectivity are important in Suburban Neighborhoods. 
 Houses are typically oriented internally to the neighborhood and are often buffered from 

surrounding development.  
 Uses tend to be more auto-oriented, though bicycle/pedestrian connectivity between 

neighborhoods and to nearby neighborhood commercial areas are important.  
 
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 

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

Zoning Within 500 
Feet 

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

Cabarrus 
County Low 

Density 
Residential 

(LDR) 

North 
 RV, R-CO 

Vacant 

North Single-family Detached 

South LDR South Single-family Detached 

East 
R-CO East Single-family Detached & 

Vacant (proposed single-
family attached) 

West 

 
 
RV-CD West 

Single-family Detached  
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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.    
 
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 4.69 acres.   
 

 The property was voluntarily annexed by petition with an effective date of March 8th, 
2018.    

 
 The proposed zoning amendment is consistent with the 2030 Land Use Plan (LUP) as RV 

(Residential Village) is considered a corresponding zoning district to the land use 
category.  Single-family attached dwellings are also an option for infill development 
within the suburban neighborhood future land use category, specifically when in close 
proximity to suburban commercial, office, and industrial centers.  Such a commercial 
center exists (Edison Square) 1,200 feet northwest at the intersection of Harris Rd and 
Ellenwood. Furthermore, the request meets the Policy Guidance for Objectives 4.1 to 4.3 
as a transition between the lower intensity single family detached and the commercial 
center of Edison Square while providing buffering and open space between the 
townhome units and the single-family detached residences to the south. 
 

 The zoning amendment is reasonable and in the public interest because it demonstrates 
compatibility with the 2030 Land Use Plan as it relates to compatibility and transition of 
uses with existing neighborhoods, provides pedestrian connectivity and promotes a 
walkable community between the proposed neighborhood and nearby commercial.   

 
SUGGESTED RECOMMENDATION AND CONDITIONS  
The staff finds the request consistent with the 2030 Land Use Plan.  The plan also meets the 
requirements of the Concord Development Ordinance.  Because this petition is a parallel 
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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: 

1. Compliance with the “Conceptual Site Plan- Option 3” dated 3-26-18, limiting the 
development to 29 single-family detached dwellings at 6.17 dwelling units per acre. 

2. Increased open space.  (.56 acres (12%) required under standard RV, 1.8 acres (61%) 
provided under CD-RV). 
 

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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Starla Rogers

From: Pete Elmer <pelmer@r2devpartners.com>
Sent: Thursday, April 05, 2018 10:15 AM
To: Starla Rogers
Subject: Ellenwood Park Neighborhood Meeting
Attachments: Ellenwood Park RSVP's.pdf; Neighborhood Meeting Letters 3-21-18.pdf; Sign In Sheet - 

Ellenwod Park Neighborhood Meeting 4-4-18.pdf; Ellenwood Park Presentation .pdf; 
Ellenwood Park Neighborhood Meeting Agenda.pdf

Starla –  
 
I hope all is well. We held our neighborhood meeting last night for Ellenwood Park. Attached please find: 

1. Letters we sent to the property owners 
2. RSVP’s 
3. Meeting Agenda 
4. A .pdf of the PowerPoint we gave 
5. Sign‐in Sheet 

 
The property owners were friendly, engaged, asked questions, and were very positive. At the end of the meeting, no 
objections, concerns, of negative comments were raised by any one.  
 
Please let me know if you need anything else from me on this.  
 
Kind Regards,  
 
Pete Elmer, Director of Site Acquisitions  
R2 Development 
517 Alcove Road, Ste. 302 
Mooresville, NC 28117 
704.519.9016 Mobile 
Email:  pelmer@r2devpartners.com  

Website:   www.riverrcap.com 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 Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS,
USDA, USGS, AeroGRID, IGN, and the GIS User Community

²
Source: City of Concord

Planning Department

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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