
PLEASE NOTE: IN ACCORDANCE WITH ADA REGULATIONS, ANYONE WHO NEEDS A SPECIAL ACCOMMODATION TO PARTICIPATE IN THE MEETING 
SHOULD NOTIFY THE PLANNING & NEIGHBORHOOD DEVELOPMENT DEPARTMENT AT 704-920-5152 AT LEAST TWENTY-FOUR (24) HOURS PRIOR 
THE MEETING. 

PLANNING & ZONING COMMISSION Meeting Agenda 
Tuesday, October 15, 2019 at 6:00 P.M. 

City Hall - 35 Cabarrus Avenue, West, City Council Room 

I. CALL TO ORDER
II. CHANGES TO THE AGENDA
III. APPROVAL OF THE MINUTES
IV. OLD BUSINESS
V. NEW BUSINESS

1. Z-18-19
City of Concord Electric Department has applied for a zoning map amendment for +/- 14.4 acres of 
recently annexed land located at 1920 Heglar Rd from Cabarrus County LDR (Low Density 
Residential) to City RE (Residential Estate).  PIN 5640-40-6090

a. Open Public Hearing by Motion
b. Staff Presentation
c. Staff Recommendation:  No objection
d. Applicant’s Testimony
e. Opponent’s Testimony
f. Close Public Hearing by Motion
g. Approve Statement of Consistency by Motion
h. Approve/Deny Zoning Amendment by Motion

2. SUP-08-19 - TABLED
Aaron Gunn, Hotshots Sports Bar and Grill, has submitted a Special Use Permit application in order 
to establish a Private Club at 7731 Gateway Ln. NW.  PINs 4599-02-5564 and 4599-02-7403

a. Witnesses to be sworn in
b. Open Public Hearing by Motion
c. Staff Presentation
d. Applicant’s Testimony
e. Opponent’s Testimony
f. Close Public Hearing by Motion
g. Approve Findings of Fact by Motion
h. Approve Conclusions of Law by Motion.
i. Approve/Deny Conditions and Permit by Motion

3. Z(CD)-20-19 - TABLED
M/I Homes of Charlotte, LLC has submitted a zoning map amendment for property located on the 
westside of Odell School Rd between Untz Rd and Idlewild Rd. from RL (Residential Low Density) to 
RV-CD (Residential Village Conditional District) for the purpose of a single-family detached 
subdivision. PINs 4681-94-6153, 4691-03-0484, 4681-72-7234, 4681-71-4316, and 4681-91-3041

a. Open Public Hearing by Motion
b. Staff Presentation
c. Staff Recommendation:  No objection
d. Applicant’s Testimony
e. Opponent’s Testimony
f. Close Public Hearing by Motion
g. Approve Statement of Consistency by Motion
h. Approve/Deny Zoning Amendment by Motion 



PLEASE NOTE: IN ACCORDANCE WITH ADA REGULATIONS, ANYONE WHO NEEDS A SPECIAL ACCOMMODATION TO PARTICIPATE IN THE MEETING 
SHOULD NOTIFY THE PLANNING & NEIGHBORHOOD DEVELOPMENT DEPARTMENT AT 704-920-5152 AT LEAST TWENTY-FOUR (24) HOURS PRIOR 
THE MEETING. 
 

4. SUP-05-19 
Clint Patterson, Sterling Development LLC, has submitted a Special Use Permit application in order to 
establish a self-storage (mini-storage) facility at 1261 Union Street, South.  PIN 5539-75-8679 

a. Witnesses to be sworn in 
b. Open Public Hearing by Motion 
c. Staff Presentation 
d. Applicant’s Testimony 
e. Opponent’s Testimony 
f. Close Public Hearing by Motion 
g. Approve Findings of Fact by Motion 
h. Approve Conclusions of Law by Motion. 
i. Approve/Deny Conditions and Permit by Motion 

 
5. SUP-06-19 

Clint Patterson, Sterling Development LLC, has submitted a Special Use Permit application in order 
to establish a self-storage (mini-storage) facility on the east side of Concord Pkway South, and south of 
the Carpenter Ct. NW/Concord Pkway South intersection.  PIN p/o 5509-21-8803 

a. Witnesses to be sworn in 
b. Open Public Hearing by Motion 
c. Staff Presentation 
d. Applicant’s Testimony 
e. Opponent’s Testimony 
f. Close Public Hearing by Motion 
g. Approve Findings of Fact by Motion 
h. Approve Conclusions of Law by Motion. 
i. Approve/Deny Conditions and Permit by Motion 

 
6. SUP-09-19 - TABLED 

Tom Holdersby, TSH Development Company LLC, has submitted a Special Use Permit application 
in order to establish a multi-family residential development on property located at 8150 Weddington Rd.   
PIN 4599-26-1878 

a. Witnesses to be sworn in 
b. Open Public Hearing by Motion 
c. Staff Presentation 
d. Applicant’s Testimony 
e. Opponent’s Testimony 
f. Close Public Hearing by Motion 
g. Approve Findings of Fact by Motion 
h. Approve Conclusions of Law by Motion. 
i. Approve/Deny Conditions and Permit by Motion 

 
VI.  PETITIONS AND REQUESTS –NO PUBLIC HEARINGS REQUIRED  

1. TA-04-19 
Courtney Elliott, Hope Academy, has requested a modification to Concord Development Ordinance 
Article 12, “Definitions,” as it relates to defining a “School, Business or Trade.” 
 

VII. PRESENTATIONS AND DISCUSSION 
VIII. RECOGNITION OF PERSONS REQUESTING TO BE HEARD 
IX. MATTERS NOT ON THE AGENDA 
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                                                                                                         Staff Report 
 Planning and Zoning Commission 
 
DATE:    October 15th, 2019 
 
REZONING CASE #:  Z-18-19 
 
ACCELA   CN-ANX-2019-00002 
 
DESCRIPTION:  Zoning Map Amendment  

  Cabarrus County LDR (Low Density Residential) to RE 
(Residential Estate) 

   
APPLICANT/OWNER:  City of Concord (Administrative) 
 
LOCATION: 1920 Heglar Rd. (Southwest corner of Old Airport Rd and 

Heglar Rd.) 
 
 PIN#s:   5640-40-6090 
 
AREA:   +/- 14.4 acres 

 
ZONING: Cabarrus County LDR (Low Density Residential) 
 
PREPARED BY:   Kristen Boyd-Sullivan, Senior Planner 

BACKGROUND 

The subject property consists of one (1) parcel, comprising approximately 14.4 acres at 1920 
Heglar Rd., the southwest corner of Old Airport Rd and Heglar Rd.  The property is partially 
wooded and is currently vacant.  The property was recently annexed, on September 12th, 2019, to 
allow the City of Concord to construct an Electric Substation. 

 
HISTORY 

The property was annexed into the City on April 12, 2019 and a City zoning classification must 
be applied. 

 

SUMMARY OF REQUEST 
 
Subsequent to the annexation of this parcel, zoning must be assigned to the property prior to any 
development.  The City is requesting to administratively rezone the subject property from 
Cabarrus County LDR (Low Density Residential) to RE (Residential Estate).  The subject 
property is contiguous to the City of Concord’s primary corporate limits.    The properties to the 
south and west are developed with single-family detached neighborhoods and are zoned RM-2 
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(Residential Medium Density), Cabarrus County LDR (Low Density Residential) and PUD 
(Planned Unit Development).  
 

 
COMPLIANCE WITH 2030 LAND USE PLAN 
 
The 2030 Land Use Plan (LUP) designates the subject property as “Rural” for which RE 
(Residential Estate) is listed as a compatible zoning district.  
 

From the 2030 Land Use Plan – “Rural” (R):  
The intent of the Rural (R) Future Land Use category is to identify a variety of land use types that 
are representative of working agricultural uses as well as a variety of residential types including 
farmhouses, to large acreage rural family dwellings, to ecologically-minded “conservations 
subdivisions” which are designed to preserve open landscape, and traditional buildings, often 
with a mixture of residential and agricultural/rural-supported commercial uses.  

 
 Goal 5: Provide for adequate infrastructure and services for residents and businesses. 

Objective 5.1: Use land development regulations to manage the timing, location and 
intensity of growth and development to provide for needed facilities and 
services, and discourage the proliferation of premature or unsustainable 
development. 

  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. 

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 
LDR (Low 
Density 
Residential)  

North 

Cabarrus County 
LDR (Low 

Density 
Residential) 

Vacant 

North Single-family detached  

South 
PUD (Planned 

Unit 
Development) 

South Single-family detached 

East 

Cabarrus County 
LDR (Low 

Density 
Residential) 

East 

Vacant 

West 

Cabarrus County 
LDR (Low 

Density 
Residential) and 

City RM-2 
(Residential 

Medium Density) 

West Single-family detached   
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The following general land use challenges and opportunities in Section 5.2 relate to the 
proposed amendment. 

 

 Providing adequate infrastructure and services for residents and businesses, both now and in 
the future. 

 In addition to adequate transportation infrastructure, development requires utilities, storm 
water facilities and a variety of services to function properly. As the City grows, it must 
coordinate the expansion of its infrastructure and services with growth in ways that maintain 
adequate levels of service for existing and new development in a fiscally sustainable manner.    

  

The following goals, objectives and policy guidance relate to the proposed zoning amendment. 

 
SUGGESTED STATEMENT OF CONSISTENCY 

• The subject property is approximately 14.4 acres and is zoned Cabarrus County LDR 
(Low Density Residential).   

 
• The subject property was annexed September 12, 2019 and is currently vacant. 

 
• The proposed zoning is consistent with the 2030 Land Use Plan (LUP) as RE is a 

corresponding zoning classification to the “Rural” Land Use Category. The subject 
property is located adjacent to established residential neighborhoods and the proposed RE 
(Residential Estate) zoning, which is the least intense residential zoning classification, 
will limit development to low density single-family detached homes, in the event that the 
substation is not constructed. 
 

• The zoning amendment is reasonable and in the public interest as it will allow the proper 
zoning for the expansion of necessary electrical service to the City of Concord residents.   
 

SUGGESTED RECOMMENDATION AND CONDITIONS  
The staff finds the consistent 2030 Land Use Plan and staff has no objections to the petition.   
 
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.  As the request is not a “Conditional District” no conditions may be applied. 
 



2284

2285
2288

22892292

22932296

2297
2300

982 983
986

987
988

995

997

999

1001

1020

1040
1041

2179

2835 2885 2975 3001

3050

1961

1966

1971

1982

OLD FARM RD SE

FA
IR

PO
RT

 DR
 SE

HE
GL

AR
 R

D

FOX RUN
CIR

SE

FO
X R

UN
 C

IR
 SE

OLD AIRPORT RD

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

²

Z-18-19
City of Concord 

Electric Department h
Zoning map amendment

1820 Heglar Rd 
Cabarrus County LDR 

(Low Density Residential) 
to 

City RE 
(Residential Estate)
PIN 5640-40-6090

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.

Disclaimer

Aerial Map



2284
22852288

22892292

22932296

2297
2300

2301

982 983
986

987
988

995

997

999

1001
1020

1040
1041

1046
1047

2179

1581 1593
1611

1681
1720

1769
1800

18291830

1770

1790

1801

1810

1823

1829
1830

1021

1027

2755 2835
2885

2900

2905 2975 3001

3050

3145

3171

3175

3177

1949

1952

1953

1956

1957

1960

1961

1966

1971

1982

OLD FARM RD SE

FA
IR

PO
RT

DR
 SE

FOX RUN
CIR SE

HE
GL

AR
 R

D

FO
X R

UN
 C

IR
 SE

OLD AIRPORT RD

LA
K E

LY
NN

RD

LYNNWOOD DR

County
LDR

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

²

Z-18-19
City of Concord 

Electric Department 
Zoning map amendment

1820 Heglar Rd 
Cabarrus County LDR 

(Low Density Residential)
to 

City RE 
(Residential Estate)
PIN 5640-40-6090

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.

Disclaimer

Zoning Map

9101



2284

2285
2288

22892292

22932296

2297
2300

982 983
986

987
988

995

997

999

1001

1020

1040
1041

2179

2835
2885 2975 3001

3050

1961

1966

1971

1982

OLD FARM RD SE

FA
IR

PO
RT

 DR
 SE

HE
GL

AR
 R

D

FOX RUN
CIR

SE

FO
X R

UN
 C

IR
 SE

OLD AIRPORT RD

R

VC

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

²

Z-18-19
City of Concord 

Electric Department h
Zoning map amendment

1820 Heglar Rd 
Cabarrus County LDR 

(Low Density Residential) 
to 

City RE 
(Residential Estate)
PIN 5640-40-6090

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.

Disclaimer

LUP Map

Legend
Land Use Plan 2030
Code

<Null>
AMS
C
CI
IE
MUAC
OS
R
SN
UN
VC







   
 
 
 
Case SUP-05-19   - 1 - 

                                                                                                        Staff Report             
 Planning and Zoning Commission 
 
DATE:   October 15th, 2019 
 
SUBJECT: Special Use Permit- Self-Service Storage in a C-2 zoning 
 
CASE:          SUP-05-19 
 
ACCELA CASE:                CN-SUP-2019-00005 
 
APPLICANT:   Clint Patterson – Sterling Development, LLC 
 
LOCATION: 1261 Union St. South  
 
PIN:           5539-75-8679 
 
ACREAGE: +/- 3.73 acres 
 
EXISTING LAND USE: Single-Family Residential 
 
EXISTING ZONING: C-2 
 
REPORT PREPARED BY: Starla Rogers, Planning & Development Manager 
 
BACKGROUND 
The subject property was once in the City’s extraterritorial jurisdiction (ETJ) and zoned B-3 
(General Commercial) prior to its annexation in 1991.  With the adoption of the CDO in 2000, the 
property was converted to C-2 (General Commercial).   The 2030 Land Use Plan designates the 
subject area as a “Mixed-Use Activity Center” promoting a mix of uses, intensities and 
businesses that can support adjacent residential uses.   
 
The C-2 (General Commercial) zoning classification allows for a wide range of commercial uses 
by-right, including retail, office, auto sales, convenience stores, etc.  However, there are certain 
uses, including the requested uses of a self-service storage facility, which require a Special Use 
Permit (SUP) in order to locate within a C-2 zoning district, subject to supplemental regulations.  
The supplemental regulations for self-storage facilities are attached to this staff report for 
reference. “Special uses are generally compatible with the land uses permitted by right in a 
zoning district, but require individual review as to their location, design, and configuration. 
Special uses ensure the appropriateness of the use at a particular location within a given zoning 
district (CDO Article 6.2.1)”. 
 
The SUP application requires a concept plan, showing the general layout including the building 
footprints and the access points.  The applicant has submitted a site plan that shows four (4) 
separate buildings.  A +/- 22,770 sf (building footprint), climate controlled, three (3) story, 
building (Building “A”) fronts Union Street S, containing approximately 477 units.  Three (3) 
traditional, exterior roll-up door, storage buildings are located in the interior and to the rear of the 
parcel containing approximately 78 units.  Building “B” is +/- 4,093 sf, Building “C” is +/- 5,100 
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sf and Building “D” is +/- 3,600 sf.  The site plan depicts a 15ft wide landscape buffer along the 
northern property line and adjacent to Union Street, South.  A 15ft wide landscape buffer is 
proposed along the southern property line, adjacent to the parcel that is also zoned C-2 (General 
Commercial).  However, the buffer yard expands to 20ft in width, along the same property line, 
behind the parcels that are zoned RM-1 (Residential Medium Density) and utilized as single-
family detached residential.  The 20ft wide buffer also extends the entire length of the eastern 
property line, adjacent to RM-1 (Residential Medium Density) zoning.  In accordance with the 
CDO, the landscaping in the 20ft wide buffers will require full visual separation of uses within 
three (3) years of planting.  The proposed stormwater facility is shown to be located in the rear of 
the buildings, towards the eastern side of the property.  A dumpster is shown adjacent to the 
southern property line, inside the landscape buffer.  According to the elevations, the dumpster 
would be encased in brick around three (3) sides and have a green vinyl door facing the interior of 
the development.   
 
A 6ft tall black aluminum perimeter fence is proposed, as shown on the site plan, around the sides 
and rear of the property with a vehicular access gate across the driveway ingress/egress on 
Unions Street, South.  Images of the proposed fencing have been submitted.  
 
The applicant also submitted the building elevations as conditions of approval.  These elevations 
have been reviewed by City Staff and they do meet the required nonresidential design standards.  
Building materials include brick and stucco along with glass windows. The project is currently 
working through technical site plan review, and all technical comments will need to be addressed 
prior to permitting.  Any significant deviations from an approved SUP concept plan or the 
approved elevations would be subject to another public hearing and a revised SUP. 
 
There will be no outdoor storage on the site.   
 
APPROVAL CRITERIA 
In accordance with CDO Article 6.2, the Commission shall permit only those uses that are part of 
the Special Use Permit. The following criteria shall be issued by the Commission as the basis for 
review and approval of the project.  It is the responsibility of the applicant to present evidence 
relative to compliance with the criteria.   
 
1) The proposed special use conforms to the character of the neighborhood, considering the 
location, type, and height of buildings or structures and the type and extent of landscaping 
and screening on the site. 
The proposed mini-storage/self-service storage facility is a commercial use which is permissible 
within the C-2 zoning district on a case by case basis and only with the issuance of a Special Use 
Permit and provided that supplemental regulations from CDO 8.6.3.E are met.  The subject 
parcel is at the intersection of Union Street, South and Warren C. Coleman Blvd South.  This 
intersection is a primary gateway to downtown Concord.  Commercial uses are existing on both 
the south, northwest, and western sides of the property.  These uses include a one-story drugstore 
to the northwest, one-story convenience store with gasoline sales to the south, and a one-story 
convenience store with gasoline sales to the southwest, across the intersection. Additional 
retail/commercial structures are located further south along Warren C. Coleman Blvd. All of 
which are single-story.  Residential properties to the north and south contain both single-story 
and two-story single-family detached structures.  The applicant has proposed a buffer of 15 and 
20ft in width, in accordance with the site plan to mitigate visibility of the site from the 
surrounding properties.  The landscaping on the south and eastern property lines will help 
mitigate visibility of the single-story storage units but the three-story building may result in a 
higher degree of visibility from adjoining residences.  The three-story structure is taller than any 
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building in the general vicinity, in most cases, by two stories.  Furthermore, the proposed 
building footprint of approximately 22,770, 4,093, 5,100, and 3,600 square feet is much larger 
than the building footprint of the surrounding uses. The drugstore is approximately 13,500 
square feet while the convenience store to the south is around 2,300 square feet, and the 
convenience store across the street has a building footprint of approximately 6,000 square feet.  
The conflict in massing is also demonstrated when comparing the proposed structures to the size 
of the adjacent single-family residential. 
 
2) Adequate measures shall be taken to provide ingress and egress so designed as to 
minimize traffic hazards and to minimize traffic congestion on the public roads. 
The project has access to Union Street South, and will be required to comply with all minimum 
State and City requirements.  Access to the site will continue to be reviewed during the technical 
site plan review process. Generally self-service storage uses do not generate large traffic counts. 
 
3) The proposed use shall not be noxious or offensive by reason of vibration, noise, odor, 
dust, smoke or gas. 
The majority of the storage units are located within the enclosed and climate controlled three-
story structure fronting on Union Street, South.  There will be outdoor activity with the use of the 
traditional exterior roll up door facilities on the interior of the site as it relates to loading and 
unloading of units.  The operation of the dumpster during normal activity and during disposal 
cycles could create additional noise for the adjacent residential.  
 
4) The establishment of the proposed use shall not impede the orderly development and 
improvement of surrounding property for uses permitted within the zoning district. 
The land use plan designates the area as MUAC (Mixed-Use Activity Center) which allows for a 
mix of uses.  The intent of the MUAC (Mixed-Use Activity Center) Future Land Use category is to 
identify areas that serve broader economic, entertainment, and community activities.  Directly to 
the south of the property and on the north side of Accent Avenue are a number of newly created 
single family lots. Some of which feature new construction and others remain vacant. It is not 
certain as to the impact of the proposed project on the future development of these lots.  Other 
surrounding properties will be allowed to develop or redevelop in accordance with their existing 
commercial zoning.  
 
5) The establishment, maintenance, or operation of the proposed use shall not be 
detrimental to or endanger the public health, safety, or general welfare. 
The proposed use should not be detrimental to or endanger public health safety or general 
welfare as the use will be low intensity and will not generate a significant amount of peak hour 
traffic.  Furthermore, the proposed perimeter fencing will keep on-site visitors from leaving the 
property and wandering onto the adjacent residential lots. 
 
6) Compliance with any other applicable Sections of this Ordinance. 
Based upon the submitted materials, the proposed project complies with CDO requirements with 
respect to zoning.  The project is currently working through technical site plan review, and all 
technical comments will need to be addressed prior to permitting.   
 
PROPOSED FINDINGS OF FACT 

 
1. The applicants is Clint Patterson from Sterling Development, LLC 
2. The property is owned by Sandy Black Properties, LLC 
3. The subject property is zoned C-2 (General Commercial) 
4. The property consists of 3.73 acres. 
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5. The adopted Land Use Plan designates the property as Mixed-Use-Activity Center.   
6. The submitted site plan and supplemental building elevations indicate that the proposal meets 

the minimum requirements of CDO Section “8.3.6.E Mini-Warehouse/Self-Service Storage” 
of the Concord Development Ordinance (Supplemental Regulations for Certain Uses) and the 
City’s nonresidential design standards in CDO Section 7.10.  

 
RECOMMENDATION AND SUGGESTED CONDITIONS 
 
If the Commission votes to approve the special use permit, staff recommends the Commission 
consider adopting of the following conditions: 

 
1) Approval of the Special Use Permit is subject to the site plan Sheet AS1.3 dated 

10/7/19, site plan Sheet L100 dated 10/8/19, and building elevations and Sheet AS2.1 
dated 9/24/19.   

2) Perimeter fencing shall be 6ft tall back aluminum in accordance with submitted 
renderings. 

3) Technical site plan approval shall be required prior to issuance of zoning compliance 
permits.   

4) Signage is no approved as part of this Special Use Permit.  Signage must meet all 
CDO requirements of Article 12 and must also be located outside the 15ft perimeter 
buffer as required by CDO Section 8.3.6.E. 

 
 

 
 
 
 
 
 



8.3.6.E. Mini-Warehouse/Self-Service Storage  
1.   PURPOSE 

This Section sets standards for the establishment and maintenance of safe and attractive mini-
warehouse developments that will remain a long-term asset to the community. The use of land for 
mini-warehousing/self-service storage shall be permitted as set forth in the Use Table subject to the 
criteria below.   

2.  MINIMUM/MAXIMUM LOT SIZES 
A. Minimum lot size - one (1) acre 
B. Maximum lot size – none in the I-1 and I-2 Districts. All other districts have    a maximum lot 

size of five (5) acres. 

3. BUILDING ARTICULATION 
A.  The building height shall not exceed 48 feet and comply with the setbacks of Table 7.6.2 B. 
B.  A parapet wall shall be constructed to screen roof-mounted heating and air conditioning and other 

equipment, if  any.  
C.  The exterior facades of all structures shall receive uniform architectural treatment, including 

masonry, stucco, brick, stone, EIFS, etc. and painting of surfaces. Split-faced concrete block may 
be used as accent material, and cumulatively may not exceed 20 percent of the area of any 
individual exterior wall.  The colors selected shall be compatible with the character of the 
neighborhood. Metal may not be used on any permiter wall of any building. The front façade of 
all structures shall comply with Article 7.10. 

D. Storage bay doors shall not face any abutting property located in a residential district, nor shall 
they be visible from any public street.  

4.  LANDSCAPING SCREENING AND BUFFERING 
A.    A type “B” buffer yard as prescribed in Article 11 shall be provided around the perimeter of the 

mini-warehouse development.  
B.   Signs or other advertising mediums shall not be placed within the buffer yard. 
C.    All areas on the site not covered by pavement or structures shall be brought to finished grade and 

planted with turf or other appropriate ground cover(s) and shall conform to the standards and 
planting requirements of Article 11. 

D.  Outdoor storage areas shall be located to the rear of the principal structure and be screened with a 
wooden fence,  masonry wall, or type  no less than eight (8) feet in height. The Administrator 
may permit a landscaped buffer that provides complete visual screening with a berm in some 
cases. 

5.  ON-SITE MANAGER OR SECURITY SYSTEM REQUIRED 
No facility herein provided for shall be used or maintained unless and until an on-site manager shall be 
provided for such facility, or a security system has been installed. 

6. COMMERCIAL ACTIVITY PROHIBITED 
It shall be unlawful for any owner, operator or lessee of any storage warehouse or portion thereof to 
offer for sale, or to sell any item of personal property or to conduct any type of commercial activity of 
any kind whatsoever other than leasing of the storage units or other associated activities, or to permit 
same to occur upon any area designated as a storage warehouse.  



7.  PROHIBITED USES 
A. No portion of any Mini-Warehouse/self-service storage shall be used, on a temporary or 

permanent basis, as a dwelling.  
B. Repair of Autos, Boats, Motors and Furniture Prohibited; Storage of Flammable Liquids Prohibited 
C.  Because of the danger from fire or explosion caused by the accumulation of vapors from gasoline, 

diesel fuel, paint, paint remover, and other flammable materials,  the repair, construction, or 
reconstruction of any boat, engine, motor vehicle, or furniture, and the storage of any propane or 
gasoline engine or propane or gasoline storage tank is prohibited within any structure on a tract of 
land designated as a mini-warehouse.  All mini-warehouse units shall be made available for 
inspection by the Fire Marshal for uses of the property for purposes other than dead storage. 

8.  LIGHTING 
All outdoor lights must be shielded to direct light and glare only onto the Lot or Parcel which the 
Mini Warehouse is located.  Lighting and glare must be deflected, shaded and focused away from 
any adjoining residential property.  

9.  OUTSIDE STORAGE 
No outside storage shall be permitted except for the storage of recreational vehicles per paragraph 
13.d.   Outdoor Storage areas shall not be permitted within a required setback or perimeter buffer; 

10.  ACCESSIBILITY 
Vehicular ingress-egress locations into the property shall provide for the safe access of customers 
and emergency vehicles. 

11.  OFF-STREET PARKING STANDARDS 
A.  Location of Customer Parking.  Parking shall be provided by parking/driving lanes adjacent to the 

buildings. 
B.  Interior Travel Lanes.  Interior travel lanes shall have a minimum width of (12) feet for one way 

travel lanes and (24) feet for two way travel lanes.  
C.  Off-street Parking.  One parking space is required for every 200 storage units with a minimum of 

two spaces required.  The parking spaces shall be provided adjacent to the manager’s office. 
D.  Vehicular Storage. Required parking spaces shall not be rented as, or used for, vehicular storage.  

However, additional parking area may be provided for recreational vehicle storage so long as it 
complys with 8.3.6.E.6. 

12.  ACCESSORY USES 
The sale of customary equipment and supplies, such as hand trucks, straps, and tape, are permitted 
on site. 

13.  DEVELOPMENT IN C-2 DISTRICTS 
Mini warehouse facilities may be developed in C-2 zoning districts provided that visibility from 
the public right-of-way is minimized.  This standard may be accomplished through a combination 
of landscaping, screening, fences/walls or through the placement of an intervening use between the 
public right-of-way and the mini-warehouse use. 
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Case SUP-04-18   - 2 - 

buildings and five (5) 1-story unconditioned storage buildings, totaling 26,800 square feet, with a 
cumulative total of 75,704 square feet. 
 
The applicant has submitted a site plan, landscape plan, building elevations, and example photos 
of the proposed decorative fencing..  The exteriors of the proposed self-service storage facility 
buildings are comprised Rowlock Brick at the base with scored EIFS above the brick.   The two 
climate controlled buildings have brick from the foundation to the parapet on the corners of the 
buildings with green fabric awnings over the doors and windows.    Access to the site will be a 
shared access easement with the parcel to the north which is currently vacant.  The property will 
be secured with automated locked gates and decorative aluminum fencing around the perimeter.  
An office located within Building #2  will house on-site management. 

Outdoor storage of recreational vehicles is located in the rear of the property, and is screened with 
the same decorative aluminum fencing, although the fence will be increased to eight (8) feet in 
height along with wind screening fabric to provide opaque screening as required in the CDO.  In 
addition, landscape screening is proposed around the perimeter of the site. 
 
The site plan has been reviewed by various City departments and the project complies with the 
minimum standards of the CDO.     
 
APPROVAL CRITERIA 
 
In accordance with CDO Article 6.2, the Commission shall permit only those uses that are part of 
the Special Use Permit. The following criteria shall be issued by the Commission as the basis for 
review and approval of the project.  It is the responsibility of the applicant to present evidence 
relative to compliance with the criteria. 
 
1) The proposed Special Use conforms to the character of the neighborhood, considering the 
location, type, and height of buildings or structures and the type and extent of landscaping 
and screening on the site. 
The proposed mini-storage/self-service storage use is a commercial use which is permissible 
within the C-2 zoning district on a case by case basis and only with the issuance of a Special Use 
Permit.  The property is adjacent to commercial zoning districts on the north and south, and Light 
Industrial to the east and across Concord Parkway to the west. The 2030 Land Use Plan 
designates the subject area as a “Commercial” which includes a mix of commercial land use 
types.   The building elevations depict a standard Industrial building with brick and EIFS with 
exterior roll up doors oriented to the interior of the site. In that regard, the buildings will be 
compatible with the surrounding industrial structures.   
 
2) Adequate measures shall be taken to provide ingress and egress so designed as to 
minimize traffic hazards and to minimize traffic congestion on the public roads. 
The subject property will be accessed from Concord Parkway South (U.S. Highway 29), which is 
a State maintained highway.  The proposed use is also destination specific, unlike many 
commercial uses which attract drive-by traffic, and is a relatively low-traffic generator with 
vehicular trips occurring throughout the day and not at specific peak times.  Some vehicular trips 
will also be captured internal to the site to the north when those parcels are developed. The 
proposed use meets the minimum parking standards of the ordinance.  The project will be 
required to comply with all minimum State and City requirements, and will reviewed through the 
technical site plan review process.   
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3) The proposed use shall not be noxious or offensive by reason of vibration, noise, odor, 
dust, smoke or gas. 
The proposed use will function similarly, or less intense than other uses located on the adjacent 
properties.  The nature of the property, being self-service mini-storage storage, lends itself to less 
vibration, noise, odor, dust, smoke or gas than many commercial or industrial properties.     
 
4) The establishment of the proposed use shall not impede the orderly development and 
improvement of surrounding property for uses permitted within the zoning district. 
Development of the proposed use will not impede development of surrounding properties as most 
are already zoned commercial or industrial, however, the 2030 Land Use Plan addresses the 
“Central Concord Character Area” and specifically states: 
 

• “Maintain Concord Parkway as an attractive corridor that serves as a primary 
gateway to Downtown Concord. 

• Serve a mix of travel modes along Concord Parkway, including motorists, transit 
(both bus and the long-term potential for light rail/commuter rail), bicyclists and 
pedestrians (particularly within the activity centers). 

• Provide multi-modal connections between uses within the activity centers. 
• Ensuring compatible transitions between  industrial, commercial and residential 

land uses.”  
 
5) The establishment, maintenance, or operation of the proposed use shall not be 
detrimental to or endanger the public health, safety, or general welfare. 
The proposed use should not be detrimental to or endanger public health safety or general welfare 
as the use could be less intense in terms of noise and traffic generation than most adjacent 
industrial zoned and/or developed properties.  
 
6) Compliance with any other applicable Sections of this Ordinance. 
Based upon the submitted materials, the proposed project complies with CDO requirements with 
respect to zoning.  If the requested SUP is approved, the applicant must apply for technical site 
plan approval.  At that time, detailed construction plans will be required to assure compliance 
with various parts of the CDO, such as the commercial design standards in Article 7, fire 
prevention, electrical requirements, stormwater, landscaping and site lighting. 
 
PROPOSED FINDINGS OF FACT 

 
1. The applicant is Clint Patterson, Sterling Development, LLC and the subject property is 

located at 4295 Concord Parkway South. 
2. The property is owned by Barnhardt Family Enterprises. 
3. The subject property is zoned C-2 (General Commercial). 
4. The property consists of 4.99 acres of vacant land as part of a larger parcel that is +/- 30.72 

Acres. 
5. The adopted Land Use Plan designates the property as Commercial. 
6. The submitted site plan and supplemental building elevations indicate that the proposed 

development meets the minimum requirements of Section 8.3.6.E of the Concord 
Development Ordinance (Supplemental Regulations for Mini-Warehouse/Self Service 
Storage). 

 
RECOMMENDATION AND SUGGESTED CONDITIONS 
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If the Commission votes to approve the special use permit, staff recommends the Commission 
consider adopting of the following conditions: 

 
1) Development shall be in accordance with the “Hwy 29 Mini Storage Depot” site plan 

stamped and sealed 10-04-19, and the “Mini Storage on Concord Parkway” 
architectural elevations dated September 25, 2019, revised October 3rd, 2019. 

2) All proposed activities related to the self-service storage operation shall occur in 
accordance with Article 8.3.6.E. of the Concord Development Ordinance.  Any 
substantial modification to the site plans shall require an amendment to the Special 
Use Permit.    

3) Technical site plan approval is required prior to issuance of zoning compliance 
permits.   
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1 ARCHITECTURAL SITE PLAN

UNIT MIX

UNIT

DESCRIPTION

SQUARE

FOOTAGE Count

BUILDING A

5X5C 475 19

5X10C 2200 44

10X10C 4200 42

10X15C 5100 34

10X20C 5800 29

20X20C 1200 3

18975 171

BUILDING B

5X5C 550 22

5X10C 1900 38

10X10C 4200 42

10X15C 4800 32

10X20C 5000 25

20X20C 1200 3

17650 162

BUILDING C

10X10NC 2300 23

10X20NC 4600 23

6900 46

BUILDING D

10X10NC 2100 21

10X20NC 4200 21

6300 42

BUILDING E

10X20NC 5200 26

5200 26

BUILDING F

10X20NC 4200 21

4200 21

BUILDING G

10X20NC 4200 21

4200 21
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                                                                                                        Staff Report             
 Planning and Zoning Commission 
DATE:   October 15, 2019 
 
SUBJECT: Text Amendment—School, Business or Trade 
 
CASE:          TA-04-19 
 
APPLICANT:   Hope Academy 
 
REPORT PREPARED BY: Scott Sherrill, AICP – Sr. Planner 
 
BACKGROUND 
 
The applicant initially approached the City regarding a potential location for their school 
(originally classified as “elementary and secondary.”) However, the site is zoned I-1 (Light 
Industrial), where elementary and secondary schools are not a permitted use.  Instead of pursuing 
the rezoning of the industrially zoned land, given the lack of staff support, the applicant chose to 
apply for a text amendment to amend Article 14, Definitions, as it relates to the term “School, 
Business or Trade.” The applicant has suggested that their school model would fall under the 
definition of “trade school” if it were not limited to post high school students and would then be 
permitted to locate in the I-1 zoning district/the chosen site. The applicant has provided 
supplementary information about their school to justify why it should be considered within the 
revised definition of “School, Business or Trade.” 
 

SCHOOL, BUSINESS OR TRADE – A school, other than a college or university, which 
may be operated as a commercial venture, and which provides part-time or full-time 
education beyond the high school level and does not provide lodging or dwelling units for 
students or faculty. Includes technical and cosmetology schools. (See NAICS 611) 

 
Staff is unsupportive of the proposed modification.  Alteration of the definition allows a much 
more flexible interpretation of a trade school which could result in greater occupation of valuable, 
employment producing sites by educational facilities.  Additionally, buffering requirements for 
greenfield and site redevelopment is based not only on zoning but also land use, which takes 
precedent.  Expanded buffering requirements could limit future industrial development on 
adjacent sites.  Finally, under the current definition, the statement “beyond the high school level” 
provides some assurance that minors are not actively and frequently visiting industrial areas 
where sometime hazardous uses are permitted by right.   
 
REQUESTED ACTION 
Determine whether or not to direct staff to develop the text amendment for consideration on the 
November agenda.  







 

FOUNDED: 2011 

TYPE: Private, Christian, University-Model® School 

K-12 STUDENTS: 161 

FAMILIES REPRESENTED: 94 

EMPLOYEES: 37 Part Time Staff  and 1 Full Time Staff 

WEEKLY CLASS SCHEDULE: Monday, Tuesday, & Thursday  

HOURS: 7:45 AM-3:15 PM 

 

EXPLANATION OF AMENDMENT TO TRADE SCHOOL DEFINITION 

 

HOPE Academy meets the definition of “Trade School” except for the “beyond high school” attribute. 

Students are engaged in meaningful experiences through project based learning (PBL) that is cultivating 

applicable life skills in addition to academic knowledge.  

 

Students foster key skills and character through collaboration with local and global organizations, field 

experts, and people of diverse experiences and cultural backgrounds. Leveraging the passions and 

interest of our students along with the needs of the local and global community are integral to 

developing a generation of students who will use their God-given gifts to bring about influence and 

positive development. 

 

The accessibility of information and the ability to learn new content has never been greater. As 

educators our obligation, in partnership with parents,  is to teach students how to learn, engage with 

others in a meaningful way, persevere through difficulty, and transform ideas into tangible influence. To 

achieve these things students cannot be passive receivers, but must be active doers as they collaborate 

and engage people, resources, content, and skills in meaningful and transferrable ways.  

 

A warehouse location is ideal to support the future needs and growth plans for HOPE Academy which 

include developing one of the largest maker space labs in our area. Maker space labs are areas for 

students to learn and apply design, engineering, and production principles using a combination of  

innovative technology and common tools from 3D Printers to sewing machines.  

 

PROJECT-BASED LEARNING 

Students learn applicable life skills through project based learning. Examples of the types of skills 

achieved at HOPE Academy through PBL are: 

• Home and Auto Repair  

• Graphic Design & Publication 

• Construction  

• Film Production 

• Audio Production 

• Culinary Arts 

• Web Design & Development 



HOPE Academy faculty participated in a three day training facilitated by teachers from High Tech High in 

San Diego, California in the summer of 2019 to further develop and fine tune quality project based 

learning. See the article published by the Independence Tribune highlighting this training: 

https://www.independenttribune.com/news/hope-academy-implements-project-based-

learning/article_fd798734-b7ac-11e9-be1e-87e79b7849a7.html 

 

ACCREDITATION 

Southern Association of Colleges and Schools/ AdvancED | June 30, 2018 

Accreditation is a process of regular assessment by an independent agency on the quality and 

effectiveness of a school. Regional accreditation is the highest level of accreditation that may be earned. 

The accreditation process provides an in depth quality review of our school. This includes a clear set of 

standards and criteria. We receive detailed analysis and feedback regarding where our school excels and 

where we should apply resources in order to ensure to organizational and educational effectiveness. 

 

CERTIFICATION 

University-Model® Schools International | December 2014 

UMS Certification is a process of regular assessment by members of the National Association of 

University-Model® Schools to ensure the integrity and values of the University-Model® School are 

upheld to the highest standards. 

 

 

 

  

 

 

 

https://www.independenttribune.com/news/hope-academy-implements-project-based-learning/article_fd798734-b7ac-11e9-be1e-87e79b7849a7.html
https://www.independenttribune.com/news/hope-academy-implements-project-based-learning/article_fd798734-b7ac-11e9-be1e-87e79b7849a7.html


 

  

 

 
 
 
 
 

 
VISION  

HOPE Academy is designed to help students identify and cultivate their God-
given gifts to be launched into the world as mature, equipped Christ-
followers.  Through project-based learning, students develop analytical, problem-
solving and communication skills. This model of learning enhances creativity and 
collaboration.  HOPE graduates are not only college prepared, character 
witnesses for Christ but they are the visionaries, innovators, inventors, and 
leaders of tomorrow.   

UNIVERSITY-MODEL SCHOOL® (UMS) 

The UM School structure allows HOPE Academy  to partner with parents in the 
academic and spiritual development of their children through a unique schedule 
that supports parents as the primary influence in their children’s lives. 
 
Students are on-campus learning with classmates and professional educators 
three days per week and continue their learning at home with their parents using 
instructional plans designed by their teachers. Days at home also facilitate 
opportunities to volunteer and participate in independent learning opportunities 
with local organizations. 
 

PROJECT-BASED LEARNING (PBL) 

PBL is the intersection of relevance, depth, engagement and active learning. 
Students are challenged to employ voice and the freedom of choice, to create 
and innovate relying on their diverse perspectives, experiences, and practical 
application of learning. Collaboration amongst students, local and global 
organizations, professionals and field experts create a learning landscape that 
cultivates grit, responsibility, empathy, and influence.  

EXTRACURRICULAR ACTIVITIES 

The University-Model School structure allows students to engage meaningfully in 
rich academic studies and unique personal interests. Students engage in 
extracurricular school activities including community serve days, college tours, 
mission trips, worship band, theater production and Environmental 
Club.  Additionally, HOPE students participate in community athletic programs, 
employment, internships, and local ministry. These opportunities allow HOPE 
Academy students to grow in character and leadership along with developing the 
important attributes of time management, organization and professionalism.  
 

GRADUATION REQUIREMENTS                               

4 English    4 Bible (0.5-1.0 courses) 

4 Mathematics    6 Electives (0.5-1.0 credit per elective)  

4 Social Studies (including Govt/Econ) 0.5 Health/ 0.5 PE  
3 Science    2 World Language    

   

Honors courses are available for the following disciplines: English, History, 
Science, Math, and World Language.  Students may complete additional course 
requirements through independent study. 
 

HOPE ACADEMY 
2019-2020 SCHOOL PROFILE  

 

 

Courtney Elliott 
Head of School  
courtney@hopek12.com 
  
Karissa Thorpe 
School Counselor 
kthorpe@hopek12.com 
 

 

CEEB CODE: 340060 

 

SCHOOL & COMMUNITY 
HOPE Academy is Christian, liberal arts, college-
preparatory, University-Model School, founded 
in 2011 in Concord, North Carolina. HOPE 
Academy graduated its first class in 2019.   
 

Employees: 38 
Student Body: 161 | 12 High School 
Families Represented: 94 
 

ACCREDITATION & CERTIFICATION 
HOPE Academy is accredited by the Southern 
Association of Colleges and Schools Commission 
on Accreditation and School Improvement (SACS 
CASI)/AdvancED. HOPE Academy is a certified 
University-Model School and member of 
University-Model Schools International (UMSI).  

 

MISSION 

• Provide a Christ-centered, college 
preparatory, academic program that fosters 
lifelong learning. 

• Create a learning community where 
teachers’ and students’ individual gifts, 
talents, and ideas are cultivated. 

• Maintain family as the central spiritual and 
instructional influence in our children’s lives. 

• Raise servant leaders who will impact the 
world for the cause of Christ. 

 
7655 Bruton Smith Boulevard 
Concord, NC 28027 
704.999.2436 
704.706.9160 FAX 
Hopek12.com 

mailto:courtney@hopek12.com
mailto:Mholder@hopek12.com


HIGH SCHOOL COURSE OFFERINGS 

The following courses are equivalent to 1 credit: Math, Science, History, English, Foreign Language and Bible. Elective courses are 0.5 
credit semester/yearlong courses.  Additional elective courses will be added as the high school program develops and in accordance 
with students’ interests and academic planning. Additional core courses may be 
taken in place of an elective. Honors options are indicated with an asterisk* next to 
the corresponding course. 

 

MATH: Algebra 1, Geometry*, Algebra 2*, Pre-Calculus*  

 

SCIENCE: Physical Science*, Biology*, Chemistry*, Earth & Environmental Science* 

 

SOCIAL STUDIES: Geography*, World History*, US History*,  
Government/Economics*  

 

ENGLISH: English 9*, American Literature*, Literature & Composition*, British  
Literature* 

 

BIBLE: Bible Survey; Understanding the Faith Honors*; Spiritual Formations;  
Leadership, Evangelism & Discipleship; Uncommon Life 

  

WORLD LANGUAGE: Spanish 1*, Spanish 2*, Spanish 3* 
 
PE AND HEALTH: Physical Education, Personal Health & Wellness 

 

ELECTIVES: Culinary Arts, Music Appreciation, Percussion, Art, Digital & Print Media,  
Yearbook, Theater, Robotics Lab, Writing for College Success, Digital Portfolio, Band,  
Home and Auto, Internship, Independent Study, Arts and Technology 

 

DUAL ENROLLMENT AND ADVANCED PLACEMENT COURSES 

Juniors and Seniors who are academically qualified may take classes through applicable college dual enrollment programs to earn 
college and high school credit toward a two-year or four-year degree. Students may be dually enrolled at HOPE and at an approved 
college, allowing them to receive both high school and college credit for courses taken through the program.  HOPE students may 
enroll in a maximum of 2 of the following 1-semester courses each academic year: math, science, electives, advanced courses not 
offered at HOPE Academy.  
 
HOPE Academy does not offer Advanced Placement courses due to our difference in philosophy. HOPE facilitates depth of learning 
and insight rather than breadth of survey knowledge. Students may take an AP course individually through a virtual school partner 
with the approval of HOPE administration. 
 

GRADING STANDARDS AND GRADING SCALE  
 

0-100 Scale Letter Grade Earned 
Earned Grade Points 

Standard 

Earned Grade Points 

Honors 

Earned Grade Points 

AP/Dual Enrollment 

90-100 

80-89 

70-79 

60-69 

< 59 

A 

B 

C 

D 

F 

4.0 

3.0 

2.0 

1.0 

0 

4.5 

3.5 

2.5 

1.5 

0 

5.0 

4.0 

3.0 

2.0 

0 

 

 

NOTICE OF NONDISCRIMINATION 

HOPE Academy admits students of any race and ethnic origin to all the rights, privileges, programs and activities made available to 
students at the school. It does not discriminate on the basis of race or ethnic origin in the administration of its educational policies. 

HOPE Academy is partnering with families to raise up a generation of mature, equipped Christ-followers who will 
engage the world on its terms and to transform it through the Holy Spirit. 

INAUGURAL GRADUATING  
CLASS OF 2019 

 
COLLEGE ACCEPTANCE  
(*Colleges of Matriculation) 
 
Anderson University 
Appalachian State University* 
Belmont Abby 
Central Piedmont Community College* 
Gardner-Webb University* 
Greensboro College 
Lancaster Bible College* 
Liberty University 
Montreat College* 
Queens College 
University of North Carolina at Charlotte 
University of North Carolina at Greensboro* 
Western Carolina University 
 

SCHOLARSHIPS OFFERED: $604,904 
71% of the graduating class earned 

scholarship offers. 
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