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                                                                                                         Staff Report 

 Planning and Zoning Commission 

 

 

DATE:    January 18, 2022 

 

CASE #:  Z(CD)-14-21 

 

ACCELA #:  CN-RZC-2021-00012 

 

DESCRIPTION:  Zoning Map Amendment  

  City of Concord RM-2 (Medium Density Residential) and RC 

(Residential Compact) to City of Concord RV-CD (Residential 

Village Conditional District)  

   

APPLICANT:  Eddie Moore, McAdams 

 

OWNER(S): Rozalyn Abernathy, Larry & Lisa Templeton, Mario Ronchetti, 

and Franklin Mantooth 

 

LOCATION:  347, 2745, 2801, and 2821 Davidson Hwy 

 

PIN#s: PINs: 5611-55-7793, 5611-55-4639, 5611-66-0107, and 

5611-56-9073. 
 

AREA:    +/- 31.74 acres 

 

ZONING: City of Concord RM-2 (Medium Density Residential) and RC 

(Residential Compact) 

 

PREPARED BY:   Kristen Boyd-Sullivan, Senior Planner 

    

BACKGROUND 

The subject property consists of four (4) parcels, totaling 31.74 acres on the south side of 

Davidson Hwy, opposite of Winecoff School Road (347, 2745, 2801, and 2821 Davidson Hwy).  

The subject property was annexed on June 30, 1992 and is currently zoned RM-2 (Medium 

Density Residential), and RC (Residential Compact). The applicant, Eddie Moore with 

McAdams, has submitted a zoning map amendment application for a rezoning of the properties 

from RM-2 and RC to RV-CD (Residential Village Conditional District). The majority of the 

largest parcels (2821 and 2801 Davidson Hwy) are zoned RM-2, with the two (2) smaller parcels, 

across from Winecoff School Road (347 and 2745 Davidson Hwy) located within the RC 

(Residential Compact) zoning district. A very small portion of 2801 Davidson Hwy is also zoned 

RC (Residential Compact). The current zoning of RM-2 would permit up to four (4) dwelling 

units per acre and RV allows up to eight (8). However, it should be noted that due to topography 

and environmentally sensitive areas on the site, development of the entire parcel would be 

limited.   
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SUMMARY OF REQUEST 

The applicant has submitted a zoning map amendment application requesting the rezoning of the 

properties from RM-2 and RC to RV-CD (Residential Village Conditional District) in order to 

construct a multi-family development consisting of 99 single-family attached homes, an amenity 

center, walking trails, open space and tree save area. The applicant has also submitted a separate 

application for a Special Use Permit in order to permit a multi-family use in the RV zoning 

district. Should the zoning map amendment be approved, the Special Use Permit will be heard at 

a subsequent meeting. 

 

The applicant, as well as the potential Developer, River Rock Communities, describe this 

development as an “age-targeted, single-family attached ranch neighborhood.” As presented at 

staff’s Development Review Committee, the development will be marketed as a maintenance free 

residential rental neighborhood to empty nesters and retirees, however, it should be noted that 

“age targeted” and “age restricted” are not one in the same. Age targeted is how the development 

is marketed as well as designed or appointed; age restricted is also deed restricted, meaning, at 

least 80% of the units in the community are occupied by at least one person aged 55 or older 

(according to the Housing for Older Persons Act of 1995, or HOPA). This is important to note, as 

traffic counts and impacts are less with an age-restricted community.  

 

• A Type 1 Traffic Impact Analysis (TIA) was submitted for this project, consistent with 

an age-restricted community, not a conventional subdivision. This was determined to be 

acceptable by the Transportation Department, as the trip generation provided was 

considered to be on the cusp of requiring a Type 2 TIA, and the applicant was able to 

justify a slightly lower trip generation by comparing this development with a similar 

existing development’s daily trip generation. Therefore, the approved TIA for this 

development is a Type 1, which is considered for small subdivisions and low-density 

development. With that said, this development was not required to analyze the capacity 

of the surrounding streets, however it should be noted that NC 73 (Davidson Highway) is 

currently over capacity without the addition of any traffic that would result from this 

development according to the Cabarrus Rowan Metropolitan Planning Organization 

(CRMPO), Comprehensive Transportation Plan (CTP) and the latest available daily 

traffic count from NCDOT.  

 

PROPOSED SITE PLAN 

According to the site plan submitted as a condition of rezoning, the proposed development will 

include 99 single-family attached ranch style units, resulting in 3.12 dwelling units per acre, 

which is under the maximum density within the RV zoning district. The RV zoning district allows 

up to eight (8) dwelling units per acre.  As can be seen on the site plan, the site has substantial 

topographical elevation changes and the homes are clustered with a large portion of the site 

remaining undisturbed or undeveloped. The proposed development exceeds minimum 

requirements for open space, tree save areas, and impervious area. The proposed Landscape 

Buffers meet the minimum standards, and parking exceeds maximum parking under multi-family 

development, however, the applicant is counting the garage area as spaces.  Although there is no 

prohibition of counting the garage as a usable space, staff has found in many cases, that garages 

are typically used for storage resulting in a parking deficit. Conceptually, if one garage space is 

used per unit, the proposed parking would be more in line with the standard of 1.5 spaces per 

unit. Although Staff recommends additional on street parking spaces, there is no prohibition to 

utilizing the garage as a required parking space and thus the proposal meets minimum standards.   
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It should be noted that the design utilizes private streets and would be developed under 

multifamily requirements, but is functionally similar to a front-load townhome development.   

 

The site plan demonstrates a total of 14.88 acres of open space with 5.79 acres consisting of 

active open space. The building will be required to meet CDO required architectural design 

standards. According to the plan notes, the active open space will include a +/- 14,430 sf of 

programmed open space area, including a community building as well as the following options:  

• Benches, trees, dog park with decorative fencing 

• Pool with decorative fencing 

• Pickleball Courts with decorative fencing 

 

Also included on the open space plan is a walking trail on the south side of the property, south of 

the stormwater control measure (SCM), within the tree save area. Benches and garbage 

receptacles are proposed within this area.  

 

The applicant has also submitting architectural rending of the proposed residential structures.  

The renderings meet the minimum design requirements of multi-family structures as required by 

the CDO.  

 

The proposed Site Plan, Site Notes with conceptual building elevations, as well as the Open 

Space Plan are included with this Staff Report.  

 
Standard and Proposed Requirements for Multifamily Developments in the 

RV Zoning District 

 Standard 

 

Proposed 

 

Maximum Dwelling 

Units Per Acre for RV 

Zoning 

 

8 Dwelling Units/Acre 

 

3.12 Dwelling Units 

Per Acre 

 

Open Space 

 

15% of the total site or 4.76 

Acres 

 

 

47% or 14. 88 Acres 

 

Active Open Space 

 

 

100% of required open 

space or 4.76 Acres 

 

 

122% or 5.79 Acres 

 

Tree Save 

 

 

None (for Multi-family 

Developments) 

 

 

29.5% of the total site 

or 9.36 Acres 

 

Landscape Buffers 

 

8’ wide Type “A” around 

perimeters, 25’ with 6’ 

berm along Hwy 73 

 

 

 

Meets minimum 

standards 

 

Maximum Impervious 

Area 

 

 

50% or 15.87 Acres 

 

+/- 28 % or 8.94 Acres 

 

 

 

Parking 

 

Minimum 1.5 spaces per 

dwelling unit or 149 

Spaces/Maximum 2.5 per 

DU or 248 spaces 

 

 

354 Spaces or 3.6 per 

DU. 
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The applicant, in accordance with the CDO, held a community meeting on Wednesday, October 

27, 2021 via ZOOM. According to the provided summary and RSVPs, +/- four (4) people 

responded to the RSVP to attend the meeting. Three (3) of those four (4) attended the meeting, 

with an additional two (2) persons who did not RSVP, totaling five (5) attendees. Thirty-one (31) 

people and/or groups were notified via first class mail by the applicant on or around October 13, 

2021. Potential traffic generated and proposed improvements along Hwy 73 were the two 

concerns raised by attendees. 

 

The rezoning site plan has been reviewed and approved by all applicable departments, with the 

exception of the Fire Department, which has conditionally approved the plan with the added 

condition that all fire access, turning, and cul-de-sac dimensions shall meet the North Carolina 

Fire Code. In accordance with the CDO, the DRC has agreed that the plan is complete and meets 

the minimum standards required for a rezoning site plan, and therefore may be heard and 

considered by the Planning and Zoning Commission.   

 

SURROUNDING ZONING AND LAND USE 

The surrounding zoning in this area is primarily RC (Residential Compact) with single family 

detached homes in the Bedford Downs neighborhood to the east, large lot single-family detached 

homes to the southeast, and a Daycare center fronting Davidson Highway. Water’s Edge 

apartments are abutting the site to the west, as well as a single-family duplex. Across Davidson 

Highway from the proposed project, are single-family detached neighborhoods in the RC zoning 

district. Lastly, a large vacant tract to the southwest, zoned RM-2, is primarily occupied by 

floodway and flood plain, and not suited for development.  

 

 

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 

Residential 

Medium 

Density 

(RM-2) and 

RC 

(Residential 

Compact) 

North 
Residential 

Compact (RC) 

  One (1) Single-

Family detached 

home, 

vacant/wooded 

North 
Single-family detached 

neighborhoods 

South 

Residential 

Medium Density 

(RM-2) 

South 
Vacant, Floodway and 

Floodplain 

East 

Residential 

Medium Density 

(RM-2) Planned 

Unit 

Development 

(PUD) 

East 

Daycare, Single-family 

detached neighborhoods 

West 

 

Residential 

Medium Density 

(RM-2), 

Residential 

Compact (RC) 

 

West 
Duplex, Water’s Edge 

Apartments 
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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, “The Suburban Neighborhood (SN) Future 

Land Use category includes single-family areas that are formed as subdivisions or communities, 

with a relatively uniform housing type and density throughout.  They may support a variety of 

single-family detached residential types, from low-density single-family homes to denser formats 

of smaller single-family homes. In areas designated Suburban Neighborhood, homes are typically 

oriented interior to the neighborhood and are typically buffered from surrounding development 

by transitional uses or landscaped areas”.   

   

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 is 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 

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. 

Objective 1.6: Provide a diverse mix and range of housing options throughout the City that will 

accommodate the current and future needs of the citizens of Concord.  

Policy Guidance for Objective 1.6: 

· Infill Housing: Promote a variety of compatible infill housing types in areas with access to 

adequate facilities and services.  

· Housing Balance: Ensure that zoning allows for a mix of housing types at a variety of prices 

to meet the demands of existing and future residents.  

 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. 

   

SUGGESTED STATEMENT OF CONSISTENCY 

 

• The subject property is approximately 31.74 acres.   

 

• The subject property was voluntarily annexed on June 30, 1996. 
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• The proposed zoning amendment is consistent with the 2030 Land Use Plan (LUP) as RV 
(Residential Village) and conditional district variations are considered corresponding 
zoning districts to the land use category. Residential areas that are formed as single-

family detached subdivisions or multi-family communities are already present in this 
area.  Furthermore, the request presents an infill housing development that is lower in 
density than the neighboring multi-family development, and slightly higher than the 
single-family subdivision to the east, allowing for a use intensity transition and a different 
type of housing style and density. This would further the guidance of Section 1.6 of the 
LUP by encouraging infill development with a mix of housing options. Furthermore, the 
LUP Objective 6.2 encourages tree preservation in all new development.

• The zoning amendment is reasonable and in the public interest as it provides a different 
housing type that is not available in the general vicinity.  However, it is compatible with 
the nearby higher density residential developments including multi-family. It also 
provides a development that meets, and in some cases exceeds, the minimum required 
CDO standards, specifically related to open space and tree preservation. The associated 
TIA (Traffic Impact Analysis) has been approved by the City and NCDOT and minimum 
traffic mitigation measures will be required as indicated on the site plan. However, it 
should be noted that NC 73 (Davidson Highway) is considered by our Transportation 
Department to be currently over capacity, without the addition of any traffic that would 
result from this development according to the Cabarrus Rowan Metropolitan Planning 
Organization (CRMPO), Comprehensive Transportation Plan (CTP) and the latest 
available daily traffic count from NCDOT.

• The zoning amendment is not reasonable and not in the in the public interest as it would 
permit a 99 unit development on a major thoroughfare, NC 73 (Davidson Highway), 
which is considered by the City of Concord’s Transportation Department to be currently 
over capacity, without the addition of any traffic that would result from this development 
according to the Cabarrus Rowan Metropolitan Planning Organization (CRMPO), 
Comprehensive Transportation Plan (CTP) and the latest available daily traffic count 
from NCDOT. Although the proposal provides a development that meets, and in some 
cases, exceeds the minimum required CDO standards, specifically related to open space 
and tree preservation, and is consistent with surrounding development, the legislative 
approval of additional housing or development on a road known to be over capacity may 
not be in the public interest. 

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 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.”   

Case Z(CD)-14-21 

OR



Case Z(CD)-14-21 

  7 

In the event that the Commission approves the petition, staff recommends the following 

conditions: 

1. Substantial compliance with the “Davidson Highway Single-Family Attached Ranch 

Homes Rezoning Plan” dated June 08, 2021 and revised January 5, 2022. 

2. The applicant must be approved for a Special Use Permit with a corresponding site plan 

and elevations consistent with the approved conditional district rezoning prior to the 

proposed use/development being permitted. 

3. All fire access, turning, and cul-de-sac dimensions shall meet all the North Carolina Fire 

Code.   

4. Technical site plan approval shall be required. 

 

PROCEDURAL CONSIDERATIONS 

This particular case is a rezoning to a 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. 

 

 

 



 

Planning & Neighborhood Development 
35 Cabarrus Ave W    P. O. Box 308    Concord, NC  28025 

Phone 704-920-5152    Fax 704-920-6962   www.concordnc.gov 
Page 1 of 6 

 Application for  
Zoning Map Amendment 

 
 

APPLICATIONS NOT COMPLETED BY THE PUBLISHED APPLICATION 
DEADLINE WILL NOT BE CONSIDERED.  

 
Required Attachments / Submittals: 

1. Typed metes and bounds description of the property (or portion of property). A recorded 

deed is sufficient, if the deed contains a separate description of the property to be 

rezoned. If the property contains multiple tracts, deeds shall be provided describing each 

tract or multiple tracts.  

2. Cabarrus County Land Records printout of names and addresses of all immediately 

adjacent landowners, including any directly across the street.  

3. FOR CONDITIONAL DISTRICT APPLICATIONS ONLY, 6 copies of a plan drawn 

to scale (conditional district plan) for the initial submittal to be reviewed by Development 

Review Committee. Staff will advise of additional submission requirements for the 

Planning Commission hearing after the initial review.   

4. If applicable, proof of a neighborhood meeting (signature page) or receipt from certified 

letters mailed to adjoining property owners if project increases density or intensity (See 

Section 3.2.3).  Staff will provide further information on this requirement during the 

required pre-application meeting. 

5. Money Received by __________________________ Date: ________________ 

Check # ____________ Amount: $ 800.00 (Conditional) or $600 (Conventional) 

   Cash: ___________ 

The application fee is nonrefundable. 

 
 
 

FEES PREVIOUSLY PAID WITH INITIAL SUBMITTAL

REVISED APPLICATION

emoore
Text Box
X

emoore
Text Box
X

emoore
Text Box
X
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(Please type or print) 
 

Applicant Name, Address, Telephone Number and email address: __________________ 

             

             

Owner Name, Address, Telephone Number:         

             

             

Project Location/Address:           

P.I.N.:  ____________________________________ 

Area of Subject Property (acres or square feet):      

Lot Width:      Lot Depth:      

Current Zoning Classification:      

Proposed Zoning Classification:      

Existing Land Use:        

Future Land Use Designation:        

Surrounding Land Use:  North     South      

                                      East      West      

Reason for request:            

             

Has a pre-application meeting been held with a staff member?      

Staff member signature:       Date:     

  

emoore
Text Box
Eddie Moore, AICP

emoore
Text Box
McAdams, 3430 Toringdon Way, Suite 110, Charlotte, NC 28277

emoore
Text Box
704-724-3594, emoore@mcadamsco.com 

emoore
Text Box
Refer to attached Joinder Agreements

emoore
Text Box
South of Davidson Highway opposite Winecoff School Road

emoore
Text Box
5611-55-7793, 5611-55-4639, 5611-66-0107 + 5611-56-9073

emoore
Text Box
+- 31.74 acres

emoore
Text Box
+- 570' - Davidson HWY

emoore
Text Box
+- 2,200'

emoore
Text Box
RC + RM-2

emoore
Text Box
RV-CD

emoore
Text Box

emoore
Text Box
Single-family dwellings, auto repair facility, + vacant

emoore
Text Box
Urban + Suburban Neighborhood

emoore
Text Box
Single-Family Residential

emoore
Text Box
Single-Family Residential

emoore
Text Box
Institutional, Multi-Family Res. + Single-Family Res.

emoore
Text Box
Vacant

emoore
Text Box
Yes

emoore
Text Box
01/14/2021 +04/29/2021

emoore
Text Box
Develop an age targeted, 1-story single-family attached ranch development.
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THIS PAGE APPLICABLE TO CONDITIONAL DISTRICT REQUESTS ONLY 
 

 (Please type or print) 
 

1.  List the Use(s) Proposed in the Project:  
__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________ 

2. List the Condition(s) you are offering as part of this project. Be specific with each description.  

      (You may attach other sheets of paper as needed to supplement the information):   
__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________

__________________________________________________________________________________ 

 

I make this request for Conditional district zoning voluntarily.  The uses and conditions described above are 

offered of my own free will.  I understand and acknowledge that if the property in question is rezoned as 

requested to a Conditional District the property will be perpetually bound to the use(s) specifically 

authorized and subject to such conditions as are imposed, unless subsequently amended as provided under 

the City of Concord Development Ordinance (CDO). All affected property owners (or agents) must sign 

the application. 

 
____________________________________  ____________________________________ 
Signature of Applicant  Date   Signature of Owner(s)  Date 

 
 
 
 
 
 
 
 

emoore
Text Box
Up to 99 single-family attached ranch dwellings.

emoore
Text Box
Conditions provided on Sheet RZ.02.

emoore
Text Box
10/13/2021

emoore
Text Box

emoore
Stamp

emoore
Text Box
Refer to attached Joinder Agreements
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Certification 
I hereby acknowledge and say that the information contained herein and herewith is true, 

and that this application shall not be scheduled for official consideration until all of the 

required contents are submitted in proper form to the City of Concord Development 

Services Department.   

 

Date:       

 

Applicant Signature:          

 

Property Owner or Agent of the Property Owner Signature: 

_____________________________________________________________ 

  
 

emoore
Text Box
10/13/2021

emoore
Stamp

emoore
Text Box
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Staff Use Only: 
1. Scheduled for Planning and Zoning Commission consideration: 

Date:  ___________ Time:  ___________  Location:  ____________________________________ 

2. Date advertised, written notice(s) sent, and property posted:  _______________________________ 

3. Record of decision:  Motion to:  ____Approve   ____Deny 

____________________________________    ____Yea  ____Nay 

____________________________________    ____Yea  ____Nay 

____________________________________    ____Yea  ____Nay 

____________________________________    ____Yea  ____Nay 

____________________________________    ____Yea  ____Nay 

____________________________________    ____Yea  ____Nay 

____________________________________    ____Yea  ____Nay 

4.     Planning and Zoning Commission recommendation:    ____Approved    ____Denied 

        If denied, was an appeal filed? __________________ 

5.     Date applicant notified of Planning and Zoning Commission action:  _________________________ 

6. Scheduled for City Council consideration: 

Date:  __________  Time:  __________  Location:  _______________________________________ 

7. Dates advertised:  (a) First notice:  ______________  (b)  Second notice:  _____________________ 

8. City Council recommendation:  ____Approved  ____Denied 

9. Date applicant notified of City Council action:  __________________________________________ 

10. Comments:  (see minutes for details)  

________________________________________________________________________________ 

________________________________________________________________________________ 
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Additional Requirements for Conditional District Amendments Only  

(SEE SECTION 3.2.8) 
 

A petition for conditional zoning must include a site plan, drawn to scale, with 
supporting information and text that specifies the actual use or uses intended for 
the property and any proposed conditions that will govern development and use of 
the property. The following information shall be provided, if applicable: 

1. A boundary survey and vicinity map showing the property’s total acreage, 
zoning classification(s), location in relationship to major streets, railroads, 
the date, and a north arrow; 

2. All existing easements, reservations and rights-of-way; 
3. Areas in which structures are proposed; 
4. Proposed use of all land and structures including the number of residential 

units and square footage of nonresidential development; 
5. Proposed and required screening and landscaping as specified in Article 

11; 
6. Existing and proposed points of access to public streets and to adjacent 

property; 
7. Location of 100 year floodplains and location of proposed stream buffers 

as specified in Article 4; 
8. General parking and circulation plans; 
9. Additional data and information as specified in Article 9, if applicable. 

In the course of evaluating the application, the Administrator, Planning and 
Zoning Commission or City Council may request additional information from the 
petitioner.  This information may include the following; 

1. The exterior features of the proposed development including height and 
exterior finish; 

2. Existing and general topography of the site; 
3. Existing vegetation and tree cover; and 
4. Location and number of proposed signs. 

The site plan and all supporting materials and text shall constitute part of the 
petition for all purposes under this Chapter.   

 
For conditional district rezonings, after receipt of the petition, the staff shall 
forward the petition including the site plan to the Development Review 
Committee (DRC) for review and comments prior to the hearing.  The DRC shall 
concur that the site plan sufficiently meets minimum requirements prior to the 
item proceeding to the Planning Commission for public hearing.  Comments from 
the DRC may necessitate changes to the rezoning plan prior to the public hearing.  
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