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                                                                                                         Staff Report 

 Planning and Zoning Commission 

DATE:    September 20, 2022 

 

CASE #:  Z(CD)-33-21  

 

ACCELA CASE #:  CN-RZC-2021-00016 

 

DESCRIPTION:  Zoning Map Amendment from City of Concord General 

Commercial (C-2) to Residential Compact – Conditional District 

(RC-CD)  

   

APPLICANT:  Fiduciary Real Estate Development, Inc. 

 

OWNER:   Palisades Properties, Inc., Providence Land Advisors, LLC, 

William V Roberts 

 

LOCATION:  9001 Quay Rd. 

 

PIN#: 4589-44-5050 

 

AREA:   +/- 5.0515 acres 

 

ZONING: City of Concord General Commercial (C-2) 

 

PREPARED BY:   Scott Sherrill, AICP, Planning & Development Manager 

 

BACKGROUND 

The subject property consists of one (1) parcel, comprising approximately 5.0515 acres located at 

9001 Quay Rd on the southwest corner of the Carolina Lily Ln NW and Quay Rd intersection.  

The property was annexed into the City of Concord on June 30, 1999. The property is owned by 

Palisades Properties, Inc. and Providence Land Advisors, LLC, and William V Roberts, and is 

currently vacant.  The applicant seeks a rezoning to RC-CD (Residential Compact Conditional 

District) for the purpose of constructing up to 60 multi-family apartments.  

HISTORY 

The property is currently vacant. It is directly across Quay Rd. from Concord Mills, and straddles 

the Cabarrus and Mecklenburg County line. Altogether, the developer is proposing 282 multi-

family units; however, only 60 are in the City of Concord/Cabarrus County. Upon annexation, the 

property was zoned from Cabarrus County Limited Industrial (L-1) to City of Concord B-3; upon 

adoption of the Unified Development Ordinance on November 1, 2000, it was assigned the 

General Commercial (C-2) zoning designation. 

 
SUMMARY OF REQUEST 

The subject property is proposed to be rezoned in order to develop 60 multi-family units.  The 

City of Concord portion of the site is for three two-story apartment buildings, each containing 20 
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apartments. The project will have two points of access on the Concord side of the project: one 

right in-right out entrance on Carolina Lily, and one full movement, divided entrance on Quay 

Rd. 

 

The subject property under consideration is +/- 5.0515 acres, with up to 60 units at 11.96 

dwelling units per acre (du/a).  The applicant has grouped together the City of Concord and 

Cabarrus County components of the site in their site data table. The maximum density for the RC 

zoning district is 15 du/a. The applicant has withdrawn their annexation request for the 

component of the site that is currently zoned Cabarrus County Limited Industrial. The amenities 

are located in Mecklenburg County: the City of Concord section has 1.93 acres (38%: 20% would 

be required) that meet the open space standard of having a minimum width of not less than 30’ at 

its narrowest point. All active open space is in the City of Charlotte. There is no tree save in the 

City of Concord, but the applicant is providing for 3.59 acres (17% of the overall site) of tree save 

in Mecklenburg County. The portion in Cabarrus County will likely not be able to develop as 

shown on the plan: it is outside the City’s jurisdiction and would typically need to be considered 

an ancillary use to another use on the parcel or pursue annexation to be included in the site data 

for the rezoning. Conditions from the City of Concord Planning and Zoning Commission do not 

apply outside the City’s jurisdiction.  

 

The internal separation requirements are generally met: however, Building 1 shows only 18.9 feet 

of separation from Building 2, instead of the requisite 20’, but it is unclear if this is to the 

building wall or to an external appendage. The building would be required to meet 20’ of 

separation during the technical review. 

 

The Traffic Management Agreement calls at Carolina Lily Lane and Access “A” for an ingress 

and egress lane (a northbound right turn lane on proposed Access “A” with a modified porkchop 

and centerline median to provide right in/right out access; construct an eastbound right turn lane 

on Carolina Lily Lane with 100 feet of storage; 100’ internal protected stem; at Quay Road and 

Access “B” one ingress and one egress lane (a northbound combined left-right turn lane on 

proposed Access “B” and 100’ internal protected stem; and for the widening of Quay Road to 

accommodate 11 foot lanes along the site’s frontage.  

 

The property is across Carolina Lilly from Bexley Square at Concord Mills to the north (the site 

plan is actually oriented with north oriented to the west, not to the north per the directional 

arrow). The property is across Quay Rd. from a satellite parking lot for Concord Mills that will 

soon be the site of a Sipco. The property to the south is occupied by a single family residence 

across an access drive. The property to the west is currently vacant and located in Mecklenburg 

County. It has been rezoned, in addition to the property accessed via the access drive identified to 

the south of the property, to R-22MF in Mecklenburg County. Properties to the north and east are 

zoned C-2 (General Commercial), the property to the south is zoned Cabarrus County Limited 

Industrial (LI).  

 

In accordance with the CDO, all reviewing departments of the DRC (Development Review 

Committee) have signed off on the rezoning plan.  Should rezoning be approved, the next step 

would be for the applicant to apply for technical site plan approval. It should be noted that the 

subject plan is not designed to technical site plan standards and therefore, any intended or 

perceived deviation from technical standards resulting from the somewhat conceptual nature of 

the plan shall not constitute approval to deviate from, or negate, technical standards within the 

Concord Development Ordinance, Technical Standards Manual, or any other regulatory 

document.  The site is proposed to be served by Charlotte Water and Sewer, and is therefore not 

subject to sewer capacity allocation by the City of Concord.  
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The applicant did a certified mailing to alert adjacent property owners and neighborhood 

associations within a ½ mile radius of the rezoning request in lieu of holding a neighborhood 

meeting. 

 

 

COMPLIANCE WITH 2030 LAND USE PLAN 

 

The 2030 Land Use Plan (LUP) designates the property as Mixed Use Activity Center.  The 

property is within one of the eleven (11) Mixed Use Activity Centers and is designated as the 

“Concord Mills” Activity Center.   

 

From the 2030 Land Use Plan – “Mixed Use Activity Center” (MUAC):  

The Intent of the Mixed-Use Activity Center (MUAC) Future Land Use category is to identify 

areas that serve broader economic, entertainment, and community activities as compared to 

mixed use neighborhoods. Uses and buildings are located on small blocks with streets 

designed to encourage pedestrian activities.   Buildings in the core of the mixed-use center 

may stand three or more stories.   Residential units or office space may be found above 

storefronts.  Parking is satisfied by using on-street parking, structured parking, and shared 

rear-lot parking strategies.   Structured parking should be encouraged to be incorporated into 

the principal structure.  

A large-scale mixed use activity center may be surrounded by one or more neighborhoods that 

encourage active living with a comprehensive and interconnected network of walkable streets. 

Areas designated a Mixed-Uses Activity Centers Future Land Uses category are large 

geographic areas located at key intersections of major transportation corridors, that have 

high growth potential, where the infrastructure can support denser development  Mixed Use 

Activity Centers are located along major corridors where transit facilities are currently 

planned or envisioned in the future.   Mixed-Use Activity Centers may not necessarily be 

constructed as a single development at one time.   The very nature of these areas allows them 

to be approved in phases and to evolve over time into an area made up of  a mix of land uses, 

usually centered on some type of public transit facility, which affords people the opportunity 

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 

C-2 (General 

Commercial) 

 

 

North 

 

C-2 (General 

Commercial) 

Vacant 

 

North 
Multi-family (Bexley at 

Concord Mills) 

South 

Cabarrus County 

LI (Limited 

Industrial) 

South Single Family Detached  

East 
C-2 General 

Commercial) 

East 
Retail (Concord Mills) 

West 

Mecklenburg 

County R-22MF 

(Multi-family) 

West Vacant 
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to live, work, shop and in some cases, have immediate access to recreation facilities in one 

general area.   It is also the goal of these districts to reduce vehicle trips by making them 

single destination points for multiple consumer needs.   

The intent of the Mixed-Use Activity Center designation is to encourage the development of a 

mixture of complimentary uses that will function as an integrated center allowing for 

pedestrian connections between developments and uses.   Each of the Eleven proposed Mixed-

Use Activity center locations identified on the Land Use Plan have different characteristics 

and will develop uniquely.  The size of these areas is relatively large, with the intent that 

mixed use development should occur within a one-half mile radius of a transit stop (an 

estimated ten minute walking distance).  Due to the fact that each area designated a MUAC, 

applying one development solution to each is not practical.  The key is to coordinate 

development of each parcel within the context of the larger District.   Coordinating 

connectivity and planning for future uses will be critical in this process.    

   

 Policy Guidance: 

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 +/- 5.0515 acres and is currently zoned City of 

Concord C-2 (General Commercial).  

 

• The subject property was annexed on June 30, 1999, and is currently vacant. 

 

• The proposed zoning amendment is consistent with the City of Concord’s 2030 Land Use 

Plan, is adjacent to areas developing as multi-family residential and is a component of a 

larger multi-family residential project that crosses the county line with Mecklenburg 

County. The proposed development would be consistent with the City of Concord’s 

Urban Neighborhood designation as RC (Residential Compact) and conditional district 

variations are considered corresponding zoning classifications to the “Mixed Use Activity 

Center” Land Use Category. The proposed zoning is comparable to existing and proposed 

surrounding land uses.  
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If approving: 

• The zoning amendment is reasonable and in the public interest as it provides additional 

residential units adjacent to a large commercial center with many amenities without 

drawing additional sewer capacity from the City of Concord. The traffic generated by 60 

multi-family apartments 

 

OR 

 

If denying: 

• The zoning amendment is not reasonable and not in the public interest because it adds 

additional people and traffic to an already congested and crowded area.  

 

SUGGESTED RECOMMENDATION AND CONDITIONS  

The Planning Staff finds the request consistent with the 2030 Land Use Plan. The plan also 

meets/exceeds the requirements of the Concord Development Ordinance. As 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.”   

 

The petitioner has consented to the following conditions 

 

1. Compliance with Sheets RZ2.00 of the “Carolina Lily” with revision date of June 

16, 2022 and the elevations on sheets G230.1 site details dated 04 Feb 2022, 

A500 and A501. 

 

2. The subject plan is not designed to technical site plan standards and therefore, 

any intended or perceived deviation from technical standards resulting from the 

somewhat conceptual nature of the plan shall not constitute approval to deviate 

from, or negate, technical standards within the Concord Development Ordinance, 

Technical Standards Manual, or any other regulatory document. Variations that 

exceed the allowance provided for in CDO Section 3.2.9.H. will require 

rehearing by the Planning and Zoning Commission.  

 

3. No more than 60 units shall be developed as part of the current phase of the 

project in the City of Concord. 

 

4. The +/-5.0515 acres indicated in the City of Concord is the only property 

included within this portion of the rezoning approval. 

 

5. Technical site plan review and approval is required including all approvals from 

outside local, state and federal agencies. 
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PROCEDURAL CONSIDERATIONS 

This particular case is a rezoning, 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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Subject Property 

The subject property is located on the southwest corner of Carolina Lily Lane at Quay Road.  The 
proposed site is approximately 17.73 gross acres.  The bulk of the subject property is currently 
vacant land with a few single family homes on the south end of the site.  The site is divided 
between Mecklenburg and Cabarrus County with 12.8 acres falling in Mecklenburg and 4.93 acres 
in Cabarrus. 

 

Proposed Development 

The Seasons at Concord is an institutional grade, market rate, amenity rich multifamily 
development designed with the end user in mind.  The development has a true suburban feel with 
a significant amount of green space.  The overall community will consist of two-story and three-
story walkup buildings with 20, 28 and 42 unit configurations.  The buildings have been designed 
in a townhouse style which feature ground level, private direct entrances for the 20 unit buildings 
that are in Cabarrus County.  For the Concord portion of the proposed development, Fiduciary is 
targeting a different demographic that is not looking to live in the typical 4 story building with 
common corridors, but rather a smaller scale building type with private, direct entries creating 
more of a condo or townhome type feel. The apartments, which include studio, one bedroom, two 
bedroom, and three bedroom floor plans, are strategically placed within the buildings. 

Careful attention was taken to maximize floor plan efficiency, functionality, and flexibility to provide 
residents with a great value.  Each of the 242 market rate apartment homes, 60 of which are 
located in Concord, will feature modern finishes including open concept floor plans, designer 
cabinetry, expansive windows, granite countertops, upgraded appliances, oversized 
balconies/patios, large walk-in closets and 9-foot ceilings.  Flooring will consist of high-quality 
grade carpet in all bedrooms and designer plank flooring throughout the balance of the apartment.  
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All apartments will include individual hot water heaters, energy efficient windows and a full-size 
washer and dryer to maximize efficiency and comfort.  The building layouts and floor plan designs 
of this development provide a variety of housing options and price points that will cater to a broad 
demographic group. 

In addition to the individual unit features, the clubhouse will create an unparalleled resident 
experience with its resort style pool, 24-hour fitness center with high end cardio equipment and 
club room with an entertaining style kitchen.   

Building and Unit Counts:  The portion of the multifamily development in Concord will include 
three (3) freestanding buildings with 20 apartments per building for a total of 60 apartments.  The 
project was originally planned for 282 apartments of which 100 apartments were in Concord and 
2.77 acres needed to be annexed.  Due to sewer constraints, we removed 40 apartments from 
the plan and removed the land to be annexed from the project.  The unit mix consists of 12 studios 
(20% of total), 12 one-bedrooms (20% of total), 30 two-bedrooms (50% of total), and 6 three-
bedrooms (10% of total).  The portion of the multifamily development in Charlotte will have a unit 
mix of 10% studios, 40% one-bedrooms, 40% two-bedrooms and 10% three-bedrooms. 

Design/Materials:  The exterior finish of the buildings includes, oversized windows, and fiber 
cement siding.  A mix of large balconies and private patios complement the exterior elevations 
and the gabled roof details contribute to the suburban feel of the community. 

Parking:  Parking will be provided through a mix of detached garages with six bays each, and 
surface parking.  Total parking provided is 363 spaces for all 242 units, resulting in a parking ratio 
of 1.50 spaces per unit. The plan includes 24 enclosed garage spaces. 

Access and Circulation:  Main access will be provided from both Carolina Lily Lane and Quay 
Road.  The development will also complete the Portsmouth Drive to Caolina Lily Lane allowing 
residents to access Odell School Road via Grafton Regis Lane. 
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Landscape/Buffering and Pedestrian Ways:  The site plan reveals a greened-up site featuring 
courtyards and pedestrian walkways that flow throughout the development. 

Finishes:  Apartment finishes include: upgraded stainless steel appliance package, upgraded 
cabinetry, large windows, open concept floor plans, in-unit full size washer / dryer, walk in closets, 
and oversized balconies/patios. 

 

Development Details 

• Multifamily Property Size: 17.73 acres 
• Concord  

o Property Size: 4.93 acres 
o Current Zoning: C-2  
o Proposed Zoning: RC-CD 
o Existing Land Use is: Mixed-Use activity center 
o Residential Density: 12.17 units per acre  

• Charlotte 
o Property Size: 12.8 acres 
o Current Zoning: R-22MF (the rezoning process was completed in September 2021 

and allows for 22 units per acre) 
o Residential Density: 14.22 units per acre 
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• Parking Requirements 
o Code requires 1.5 spaces per dwelling unit.  

 Per code the multifamily project requires 363 parking spaces 
 363 parking spaces are being provided 

• Significant Increment in property tax: 
o Current Concord property tax bill: $12,029 
o Current Mecklenburg property tax bill: $11,379 
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• Architecture 
o Two and three story design that is in scale with adjacent properties  

 Parcel to the North – Bexley Square at Concord Mills three story 
apartments  

 Parcel to the East – Concord Mills Mall  
 Parcel to the South – Vacant Land 
 Parcel to the West – Ardmore King’s Grant three story apartments 

• Storm Water Management 
o Utilizing the natural site characteristics to manage all storm water management  
o No additional runoff will be created from the development 

 

Market Demand 

There are a multitude of characteristics that help support the long-term success of a multifamily 
development including location, community amenities, quality of construction, and overall cost of 
living.  The demand for additional rental housing along with the current overall strength of the 
local rental market provides Fiduciary an opportunity to bring this “Class A” development to the 
market. 

Fiduciary’s market research indicates pent up demand for a unique type of new, luxury apartment 
rentals in the City of Concord. Specifically, there is a growing demand for alternatives to single 
family homes. Many of the multifamily housing options in the local submarket are older 
communities with dated finishes and amenities which cannot fulfill the current market demand.  

In recent years, demand, especially from young professionals and empty nesters, has shifted 
away from home ownership towards multifamily housing. There is a demand for new, high-end 
market rate apartment homes in Concord from those that are looking to downsize or no longer 
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own a home, but want to stay within the community, as well as from those professionals that work 
for major employers in the area. This demand is from a demographic group that will spend their 
money in the communities in which they live and is looking for an upscale development to call 
home.  This group wants the community they live in to feel more suburban with an abundance of 
green space, walkability within the development, abundant amenity package and conveniently 
located. 

Given the site characteristics and the pent up demand for high quality multifamily housing in this 
area, Fiduciary has identified that the highest and best use for the subject property is a multi-
family development.  

 

About Fiduciary Real Estate Development, Inc. 

Fiduciary Real Estate Development, Inc. (FRED) is an experienced developer and investor in 
commercial real estate focusing on multifamily projects.  Founded in 1984, FRED’s proven track 
record of successful investment management has grown the business into one of Wisconsin’s 
largest property management companies.  The company owns and manages more than 8,000 
market rate apartments, with an owned portfolio conservatively valued at over $1.5 billion.  

FRED’s mission is to develop and manage exceptional residential communities that provide a 
distinctive living experience through enthusiastic service and dynamic teamwork.  Visionary 
leadership, accountability with integrity and camaraderie and passion for people guide the vision 
of creating communities that are vibrant and enrich residents’ lives. 
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