
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. 
 

 CITY OF CONCORD PLANNING & ZONING COMMISSION 
Meeting Agenda 

Tuesday, April 18, 2023 at 6:00 PM  
City Hall Council Chambers - 35 Cabarrus Avenue West 

 
I. CALL TO ORDER - Chair 
II. CHANGES TO THE AGENDA 
III. APPROVAL OF THE MINUTES - Motion, second, and vote needed. 
IV. OLD BUSINESS  
V. NEW BUSINESS  

 
1.   Z-09-23 (Legislative Hearing) 
Administrative zoning map amendment for properties in Brandon Ridge Phases 2&3 from un-zoned 
to Residential – County Originated (R-CO). Various PINs. 
a.    Open Public Hearing by Motion - Motion, second, and vote needed. 
b.    Staff Presentation 
c.    Staff Recommendation 
d.    Applicant’s/Proponent’s Testimony 
e.    Opponent’s Testimony 
f.     Close Public Hearing by Motion - Motion, second, and vote needed. 
g.    Approve Statement of Consistency by Motion - Motion, second, and vote needed. 
h.    Approve/Deny Zoning Amendment by Motion - Motion, second, and vote needed. 

 
2.   SUP-07-21 (Quai-Judicial Hearing) 
Robinson Weeks Partners has submitted a Special Use Permit application for +/- 49.85 acres of 
property located at 4208 Davidson Hwy for the purpose of building an office, warehouse, distribution, 
and light industrial business park.  PINs 5601-88-8181, 5601-87-9077, and p/o 5601-87-7425.  
a. Witnesses to be sworn in 
b. Open Public Hearing by Motion - Motion, second, and vote needed. 
c. Staff Presentation 
d. Applicant’s/Proponent’s Testimony 
e. Opponent’s Testimony 
f. Close Public Hearing by Motion - Motion, second, and vote needed. 
g. Approve Findings of Fact by Motion - Motion, second, and vote needed. 
h. Approve Conclusions of Law by Motion - Motion, second, and vote needed. 
i. Approve/Deny Conditions and Permit by Motion - Motion, second, and vote needed. 

 
 
VI. PETITIONS AND REQUESTS – NO PUBLIC HEARING REQUIRED/PRESENTATIONS AND DISCUSSIONS 

 
1.   TA-03-23 Consider a text amendment to amend the height for accessory structures.   

a. Staff Presentation 
b. Commission Guidance-- Motion, second, and vote needed 

 
VII.  RECOGNITION OF PERSONS REQUESTING TO BE HEARD  

 
VIII. MATTERS NOT ON THE AGENDA 
 
IX. ADJOURNMENT 
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                                                                                                         Staff Report 
 Planning and Zoning Commission 
 
DATE:    April 18, 2023 
 
REZONING CASE #:  Z-09-23 
 
DESCRIPTION:  Administrative Zoning Map Amendment  

Un-zoned to R-CO (Residential County Originated) 
   

APPLICANT:   City of Concord - Administrative 
 
LOCATION: Brandon Ridge Phases 2 and 3 
 
 PIN#s:  Multiple PIN’s 
 
AREA:   +/- 47.95 acres 
 
PREPARED BY:   George Daniels, Senior Planner 

 

SUMMARY OF REQUEST 
 
This is an administrative zoning request for a portion of the Brandon Ridge subdivision (Phases 2 
and 3).  The purpose of this zoning amendment is to assign City of Concord zoning to an area that 
is currently un-zoned.  The request is for R-CO (Residential County Originated) zoning. 
 
The area of this zoning request is fully developed as a single-family residential development, 
consisting of 243 separate parcels (234 homes and 9 common open space lots).  The total land area 
is 47.95 acres 
 
 
BACKGROUND 
 
Before annexation the Brandon Ridge subdivision was zoned Cabarrus County Medium Density 
Residential (MDR).  Due to an agreement between Craft Homes, Cabarrus County and the City of 
Concord the Brandon Ridge subdivision was annexed in two phases with the effective dates of 
annexation delayed.   
 
Phase 1 of the Brandon Ridge Subdivision was annexed by City Council on April 14, 2005 (Ord# 
05-22), and the effective date was set for June 30, 2007.  At the July 17, 2007 Planning and Zoning 
Commission meeting, case Z-22-07 was presented as an administrative zoning map amendment for 
Phase 1, and the zoning was adopted as R-CO (Residential County Originated). 
 
Phases 2 and 3, the subject of this zoning request, were annexed together by the City Council on 
November 10th, 2005 (Ord# 05-100), and the effective date was set for November 30, 2007.  
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According to our records, phases 2 and 3 of Brandon Ridge were never brought to the Planning and 
Zoning Commission to have City of Concord zoning assigned. 
 
R-CO (Residential County Originated) is a zoning district that was created with the adoption of the 
updated Unified Development Ordinance (UDO) on July 12, 2007.  This zoning district was created 
for cases where an existing development, or an area that has approved plans, is annexed and there 
is not a compatible zoning district in the City of Concord.  Setbacks and lot dimension standards 
will follow what is specified on the recorded plats, allowing the subject property to transition from 
Cabarrus County to City of Concord while avoiding the creation of non-conforming lots.   
 
 
SURROUNDING ZONING AND LAND USES 
 
To the northeast of the Brandon Ridge subdivision the zoning is Cabarrus County MDR (Medium 
Density Residential), this area is developed as the Southbrook mobile home park.  To the east the 
zoning is Cabarrus County LDR (Low Density Residential).  The land to the east consists of an 
undeveloped parcel and a portion of the St Andrews Place single family subdivision.  
On the west side the rezoning area is the Ramsgate subdivision, this is zoned RM-2 (Residential 
Medium Density). 
 

 
 
 
COMPLIANCE WITH 2030 LAND USE PLAN 
 
The 2030 Land Use Plan (LUP) designates the subject property as “Suburban Neighborhood” for 
which R-CO (Residential County Originated) is as a corresponding zoning district.  
 

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 

Un-zoned 

North 

County MDR 
(Medium 
Density 

Residential) 

Single 
Family 

Residential 

North Mobile homes 

South 

R-CO 
(Residential 

County 
Originated) & 
County LDR 
(Low Density 
Residential) 

South Single-family 
residential 

East 
County LDR 
(Low Density 
Residential) 

 
East Vacant & single 

family residential 

West 
RM-2 

(Residential 
Medium Density) 

West Single family 
residential 
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From the 2030 Land Use Plan – “Suburban Neighborhood”:  
 
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. Single-family attached dwellings are an option for infill development within the suburban 
neighborhood future land use category. These neighborhoods are often found in close proximity 
to suburban commercial, office, and industrial centers, and help provide the consumers and 
employment base needed to support these centers. Lots at intersections of collector and arterial 
streets within or at the edges of suburban neighborhoods may support small-scale, neighborhood 
serving, pedestrian-oriented commercial or service uses such as coffee shops, cafes, beauty 
salons and light retail. Pedestrian oriented uses exclude uses with drive-in, drive-through or 
automobile related services. 
 
 
 
 
SUGGESTED STATEMENT OF CONSISTENCY 
 

• The subject property is approximately +/- 47.95 acres and currently has no zoning category 
assigned 
 

• The subject property was annexed into the City on November 10, 2005, and the effective 
date was set for November 30, 2007. 

 
• The proposed zoning is consistent with the 2030 Land Use Plan as R-CO (Residential 

County Originated) is a corresponding zoning classification to the Suburban Neighborhood 
land use category. 
 

• Because the area is un-zoned it is necessary that a City of Concord zoning district is 
assigned.  The zoning amendment is reasonable and in the public interest as it is consistent 
with the existing surrounding residential development, and first phase of the Brandon 
Ridge subdivision.  The R-CO district would allow for a transition into City of Concord 
zoning and would avoid the creation of any non-conforming lots. 
 

 
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. 
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 _________________________________________Staff Report                                
 Planning and Zoning Commission 
DATE:   April 18, 2023 
 
SUBJECT: Special Use Permit for Warehousing/Distribution  
 
CASE:          SUP-07-21 
 
ACCELA: CN-SUP-2021-00011 
 
APPLICANT:   Tyler Jones, Robinson Weeks Partners 
 
LOCATION:  4208 Davidson Highway 
 
PIN#S: 5601-88-8181, 87-9077, 7425 (part of) 
 
AREA: 49.85 +/- Acres 
 
EXISTING LAND USE: Vacant Land  
 
EXISTING ZONING: I-1(CD) (Light Industrial-Conditional District) 
 
REPORT PREPARED BY: Kevin E. Ashley, AICP Deputy Planning Director 
 
Please note: Per CDO Section 6.2.1 “Special Use Permits are issued on a case by case 
basis 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.” Approval or denial of a Special Use Permit should be based 
on the information ascertained from the public hearing and reflected in the Findings of Fact 
and Conclusions of Law. 
 
BACKGROUND 
The subject property consists of two (2) parcels, and a portion of a third, comprising 
approximately 49.85 acres located at 4208 Davidson Highway.  The property is currently 
vacant land.   
 
The subject property was annexed into the City on June 30, 1992 as part of a City initiated 
annexation. After annexation, the property was administratively zoned a combination of 
Residential Medium and High Density (R-3 and R-4). After the adoption of the Concord 
Development Ordinance in 2000, the R-3 and R-4 zonings became RC and RV zoning, 
which is their functional equivalent. A portion of the property was rezoned to Conditional 
Use Light Industrial (CUI-1) at some point after 1995, however the staff could not locate 
background information on that zoning case. 
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On August 21, 2007, a rezoning request from CUI-1 (Light Industrial Conditional Use), 
RV (Residential Village) and RC (Residential Compact) to Mixed Use – Commercial 
Center Large (MX-CC2) was approved by the Planning and Zoning Commission (Case 
Z(CD)-33-07). The approved plan proposed a mixed-use development comprised of 
approximately 250,000 square feet of office and 250,000 square feet of commercial uses. 
Due to the economic climate following the approval of the 2007 rezoning to MX-CC2, the 
proposed development was never constructed.  
 
In 2021, the petitioners filed a zoning amendment application to rezone the property from 
MX-CC2 to Light Industrial Conditional District (I-1(CD)).  The zoning petition (Z(CD)-
07-21) was denied by the Planning and Zoning Commission on April 19, 2022 and as a 
result of the denial, the petition was automatically forwarded to City Council for final 
decision.   The petitioner undertook a noise assessment, and after several continuances with 
the applicants working with the neighbors on site plan conditions to mitigate sound issues, 
Council approved the petition on October 13, 2022.   These conditions included the 
addition of landscaping and solid fencing adjacent to the Cambridge Commons 
subdivision.  The approved conditional district zoning permits manufacturing and other 
industrial uses by right, but acknowledges that a Special Use Permit is required to establish 
warehousing/distribution on the site.  Note that the rezoning also included a five (5) acre 
parcel of Commercial General (C-2) zoning to the west which is not part of this petition.  
The 2030 Land Use Plan designates the subject property as “Industrial/Employment.”    
 
Properties to the south include single family detached dwellings and townhomes which are 
zoned RV, RC-CU and PUD.   Conventional C-2 zoning is also present on the south side 
of NC 73 along with C-2(CD) property.  This C-2(CD) petition was recently modified to 
allow automobile repair as well as other C-2 uses. (Z(CD)-14-22.)  Land to the east is single 
family detached (Cambridge Commons), and Interstate 85 lies to the north, with the City 
of Kannapolis corporate limits on the north side.   Land to the west is zoned C-2 and 
consists of undeveloped land and a combination Shell convenience store and McDonalds.  
The signalized intersection for the International Business Park is located to the southwest.  
 
The petitioner has applied for approval of a Special Use Permit to allow a product 
distribution facility on the subject site.  In addition to the application, the petitioner has 
submitted a two-page site plan (which is identical to the version approved by City Council) 
and a narrative to support the application.     
 
As depicted on the submitted site plan, (Exhibit A) two (2) Industrial Buildings, Building 
A (+/- 178,500 sq. ft.) and Building B (+/- 240,500 sq. ft.), associated parking, loading 
areas, two (2) amenity areas, and landscape buffers are proposed for the I-1-CD portion of 
the project.  Building A’s principal access is proposed from a right-of-way to the west 
(Rhylma Place), and Building B’s access is proposed from a direct full-access connection 
to NC 73.  The two building sites are proposed to be connected via an emergency drive that 
involves a stream crossing.  The site has significant topography which will result in the 
front building (Building “B”) sitting approximately 15-20’ below the elevation of Hwy 73, 
as well as the single-family neighborhood to the east (Cambridge Commons).  Therefore, 
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parking areas and internal roads will be less visible, and noise as well as ambient light may 
lessened by the lower elevation. The second building at the back of the site (Building “A”), 
will sit at a higher elevation, with more visibility from I-85 than Hwy 73.  The building is 
oriented toward the northwest portion of the site, further from the adjacent residential uses.  
A stream with undisturbed buffers provides additional buffering and separation from the 
front of the site along Hwy 73.   
 
The proposed development includes a 100-foot-wide type D buffer along the eastern 
boundary, adjacent to the Cambridge Commons subdivision.  Note that this buffer was a 
condition of zoning approval, and exceeds the standard type D buffer, which is 50 feet 
wide.  The developer’s intent is to preserve existing vegetation to the greatest extent 
possible.  The petitioner, during the zoning process, consented to engage the services of a 
professional arborist to prepare a tree report to identify trees within the buffer for 
preservation.  This report will be presented to the City Arborist for review and approval 
relative to the removal of dead and dying trees.  Additionally, the developer is committing 
to install a 12-foot tall wooden screen fence along the access drive on the eastern portion 
of the property and to supplement that screen with green giant arborvitae, planted on the 
east side, at a rate of 8 trees per 100 feet, or at a rate determined by the City Arborist.     
 
In addition to the standard parking lot and street yard requirements along Hwy 73, a 4’ tall 
black powder-coated aluminum decorative fence with evergreen shrubs planted 5’ O.C. on 
the street-side of the fence will be installed between the street yard and parking lot yard. 
Two (2) employee amenity areas are depicted on the plans, which include, at a minimum, 
benches and picnic tables. Maximum impervious area for I-1 zoning is 80%, while the 
proposed impervious area for this development is shown as 42.8%, almost half of what is 
allowable.  
 
The petitioners committed to architectural elevations during the rezoning process, and 
those elevations will be applicable to this project.  These structures meet the minimum 
requirements of the CDO, and the structures will be a maximum of 50 feet in height.     
 
A Traffic Impact Analysis (TIA) was developed and approved for the project during the 
zoning process. Improvements identified during the zoning process include:  
 

 Construct a southbound right-turn lane with 150 of storage on Rhylma 
Place/International Drive. 

 Construct/stripe the southbound approach of Westgate Circle to contain a single 
ingress lane, a single egress lane, stop control and a 100-internally protected stem.  
Construct a westbound right-turn lane with 100 feet of storage.  
 

The site plan, landscape plan, and building elevations and other documents have been 
reviewed by the Development Review Committee and either meet or exceed the minimum 
standards of the Concord Development Ordinance (CDO), with the approval of conditions.  
As such, if approved, the site plan will be subject to technical site plan approval, and subject 
to the allocation of sanitary sewer by City Council.    
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Please note: The draft “Conclusions of Law” listed below may be modified/added to by 
the Planning and Zoning Commission based on evidence presented during the course of 
the public hearing.  Since the request is quasi-judicial, staff’s draft “Conclusions of Law” 
are based on general information included in the application submittal process and 
site/surrounding area observations. The burden of proof rests with the applicant in 
providing supporting information and facts. 
 
PROPOSED FINDINGS OF FACT 
1. The subject property is located at 4208 Davidson Highway   
2. The property is owned by AAC/Shoffner Development Limited Partnership, a NC 

Limited Partnership and Shoffner Development, LLC.   
3. The request is for the development of a product distribution complex consisting of two 

structures totaling 419,000 square feet.   
4. The subject property is zoned I-1(CD)(Light Industrial Conditional District) and the 

future land use designation is “Industrial/Employment”. 
5. The property consists of 49.85 acres. 
6. The adopted Land Use Plan designates the property as Industrial/Employment. 
7. The submitted site plan (Exhibit A “Site Plan” sheets RZ-1 (dated 3/14/23) and RZ-2 

(dated 11/04/22) and application with narrative.  
 

APPROVAL CRITERIA (Conclusions of Law) 
In accordance with CDO Article 6.2, the Commission shall permit only those uses that are 
part of the special use permit. It should be noted that the burden of proof is with the 
applicant to provide evidence at the hearing as to compliance with the following criteria.  
The following criteria shall be issued by the Commission as the basis for review and 
approval of the project: 
 
1) The proposed conditional 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 use conforms to the adjacent industrial land uses and industrial zoning on 
the south side of NC 73 at International Business Park.  The subject property is part of a 
larger area designated as “Industrial/Employment” by the 2030 Land Use Plan.  
Landscaping and screening for the site was included on the site plan for the conditional 
district zoning request and exceeds the minimum required in Article 11. 
 
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. 
A Traffic Impact Analysis (TIA) was submitted to and approved by the City of Concord’s 
Transportation Department and NCDOT during the conditional district zoning process. 
The site has direct access to NC 73 as well as access to a signalized intersection at Rhylma 
Drive and has adequate ingress/egress for the proposed use.   The approved TIA requires 
multiple onsite and offsite transportation improvements in order to accommodate existing 
traffic on NC 73.  
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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 is not a manufacturing use and would not generate odor, dust, smoke or 
gas.  A noise assessment was prepared as part of the conditional district zoning request, 
and enhanced buffering and screening is proposed to mitigate the noise impacts on the 
adjacent residential uses.  The loading docks for the development will be located interior 
to the site and the main entrance drive serving Building A will be screened from the 
adjacent residential property with a 12’ tall wooden fence and the planting of evergreen 
arborvitae.   
 
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 subject property lies within lies within an area designated as “Industrial/Employment” 
by the 2030 Land Use Plan.   Additional screening and buffering measures are proposed 
on the site, and was as result of the approved conditional district rezoning petition.   
 
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 shall not be detrimental to or endanger the public health, safety, or 
general welfare.  The site plan has been reviewed by all applicable City departments as 
well as NCDOT to ensure that site design standards have been met or exceeded.  
Development of the site will be required to adhere to all applicable City, state and federal 
regulations as it relates to design and operation. 
 
6) Compliance with any other applicable Sections of this Ordinance. 
Section 8.3.7.F specifies that product distribution centers and warehousing and storage of 
non-farm related products be located on streets that are classified as either arterials or 
thoroughfares, or that the development be located on a street which accesses an arterial or 
thoroughfare and that does not serve passenger vehicle traffic other than employees or 
customers of the development in which the proposed facility is located.  Davidson Highway 
(NC 73) is functionally classified as a thoroughfare.  Building B is proposed to have direct 
access to Davidson Highway.   Building A has access via Rhylma Drive, which serves only 
traffic to the subject development and adjacent parcels. 
 
RECOMMENDATION AND SUGGESTED CONDITIONS 
If the Commission votes to approve the special use permit, staff recommends the 
Commission consider adopting with the following conditions: 

 
1) Compliance with the following documents for “Highway 73 Industrial” as 

presented to the Planning and Zoning Commission on April 18, 2023: Exhibit 
A “Site Plan” sheets RZ-1 (dated 3/14/23) and RZ-2 (dated 11/04/22)  and 
Exhibit B, “An Ordinance Amending the Official Zoning Map of the City of 
Concord, North Carolina for Property Located at 4208 and 4515 Davidson 
Highway, Concord NC” (dated 10/11/22).  

2) Technical Site Plan will be required in compliance with CDO. 
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3) All minimum Concord Development Ordinance and Technical Standards 
Manual regulations shall be met.  No deviations from required standards are 
permitted as part of the Special Use Permit approval, except minor deviations 
as defined in Section 6.2.2.K of the CDO.  

 



Application for

Special Use Permit

Planning & Neighborhood Development
66 Union St S • P. O. Box 308 • Concord, NC 28025  

Phone (704) 920-5152 • Fax (704) 786-1212 • www.concordnc.gov

Date October 18, 2021 

APPLICANT NAME: Tyler Jones   COMPANY NAME: Robinson Weeks Partners 

APPLICANT ADDRESS: 3350 Riverwood Parkway, Suite 700 

CITY: Atlanta STATE: Georgia ZIP: 30339 

PHONE NUMBER OF APPLICANT: 678-303-0167 

OWNER OF PROPERTY (if different from applicant) See Exhibit A attached hereto

OWNER ADDRESS: See Exhibit A  CITY See Exhibit A STATE  ZIP  

PROJECT ADDRESS (if an address exists): 4208 Davidson Highway 

P.I.N.: 5601888181, 5601879077 and a portion of 5601877425 

Area of Subject Property (in acres, or square feet): +/- 49.8510 acres  

Lot Width: +/- 1,460 feet Lot Depth: +/- 1,400 feet 

Current Zoning Classification:  I-1(CD) 

Existing Land Use: Vacant and residential 

Description of Use Requested: 

An office, warehouse, distribution and light industrial business park that would contain a maximum of 500,000 
square feet of gross floor area. 

Certification 

I hereby acknowledge and say that the information contained herein and herewith is true, and this application shall 
not be scheduled for official consideration until all of the required contents are submitted in proper form to the 
Development Services Department. 

Date:       Applicant Signature: See attached Signature Page                                        

Date:        Property Owner Signature:   See attached Signature Page                                       
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PROJECT NAME: HWY 73 INDUSTRIAL

PETITION NO: CN-RZC-2021-00004

PETITIONER: ROBINSON WEEKS PARTNERS

PLANS PREPARED BY: OAK ENGINEERING, PLLC

ACREAGE: ±49.85 ACRES

TAX PARCEL NUMBERS: 5601888181, 5601879077, 5601877425 & 5601778447
CURRENT ZONING: MX-CC2 (MIXED-USE COMMERCIAL CENTER LARGE)

PROPOSED ZONING: I-1 CD (LIGHT INDUSTRIAL): ALL OF PARCELS 5601888181

& 5601879077 AND PART OF 5601877425

C-2 (COMMERCIAL): ALL OF PARCEL 5601778447

AND PART OF 5601877425

EXISTING USE: VACANT

PROPOSED LAND USE: REFER TO SECTION 2. OF THE DEVELOPMENT STANDARDS

MAXIMUM GFA: ± 419,000 SF

MAXIMUM HEIGHT: 50' (ADDITIONAL SETBACKS AS DEFINED IN ARTICLE 7.11.9

SHALL APPLY)

PARKING: AS REQUIRED BY THE ORDINANCE FOR THE PERMITTED USES

JURISDICTION: CITY OF CONCORD

WATERSHED DISTRICT: NONE

FEMA INFORMATION: MAP NO. 3710560100K

MAP DATES: 11/16/2018

FLOOD ZONE:  X

ZONED

VICINITY MAP  SCALE: 1" = 2,500'
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ZONED
PUD

ZONED
RC

30' BUILDING SETBACK

20'
BUILDING ENVELOPE B

± 240,500 SF GFA

(TYPE IIA TILT CONCRETE CONSTRUCTION.

APPROX. HEIGHT 45')

TRUCK COURT

EMPLOYEE PARKING

TRAILER PARKING

TRUCK COURT

EMPLOYEE PARKING

C-2 (PROPOSED ZONING)

PAVEMENT SECTIONS

SC ASPHALT SURFACE COURSE (S9.5B)
IC INTERMEDIATE COURSE (I19.0B)
BC AGGREGATE BASE COURSE
SB COMPACTED SUBBASE

W 6" x 6" #10 WELDED WIRE MESH (IF REQUIRED BY GEOTECH)

NOTES:
1. CONFIRM WITH GEOTECHNICAL ENGINEER FOR PAVEMENT SECTIONS AND SUBGRADE.  NOTIFY

ENGINEER IN CASE OF CONFLICT.

2. PROVIDE CONSTRUCTION JOINTS PER ACI AND/OR GEOTECHNICAL ENGINEER RECOMMENDATIONS
(CONCRETE PAVEMENT ONLY).

3"
6"

2"
3"

8"

6"
4"

LIGHT DUTY ASPHALT HEAVY DUTY ASPHALT HEAVY DUTY CONCRETE

SC BC SB SC IC BC SB PC BC SBW

X X X

PAVEMENT HATCH LEGEND
LIGHT DUTY ASPHALT HEAVY DUTY ASPHALT CONCRETE PAVEMENT

TS

TS DENOTES AREAS (EXCLUDING THE 100 FOOT WIDE TYPE D BUFFER) WHERE NATURAL
VEGETATION WILL BE PRESERVED OR REPLANTED. (AREAS WITHIN LANDSCAPE BUFFERS
SHALL BE REPLANTED TO REFLECT EXISTING DENSITY/OPACITY OR TO TYPE D BUFFER YARD
REQUIREMENTS, WHICHEVER IS GREATER)

NOTES:

1. THE PROPOSED SITE IMPROVEMENTS ARE SUBJECT TO JURISDICTIONAL STREAMS
AND ASSOCIATED STREAM BUFFERS IN ACCORDANCE WITH ARTICLE 4 -
SECTION 4.3 OF THE CITY OF CONCORD DEVELOPMENT ORDINANCE. ANY
STREAM OR WETLAND IMPACTS MUST BE PERMITTED IN ACCORDANCE WITH
ARTILCLE 4 - SECTION 4.3.

PROJECT SITE

SCALE: 1" = 20'

PARKING REQUIREMENT: 1 SPACE PER 400-SF GFA OF SALES/OFFICE AREA PLUS 1 SPACES PER
COMPANY VEHICLE AT PEAK SHIFT

BUILDING A ±178,500-SF

REQUIRED PARKING: ASSUME 15% SALES/OFFICE AREA  = 26,800-SF

26,800/400 = 67 SPACES PLUS 10 COMPANY VEHICLES
77 SPACES ARE REQUIRED

PROVIDED PARKING: ±185 SPACES (INCLUSIVE OF ACCESSIBLE SPACES)

BUILDING B ±240,500-SF

REQUIRED PARKING: ASSUME 15% SALES/OFFICE AREA PER BUILDING = 36,100-SF

36,100/400 = 91 SPACES PLUS 10 COMPANY VEHICLES
101 SPACES ARE REQUIRED

PROVIDED PARKING: 155 SPACES (INCLUSIVE OF ACCESSIBLE SPACES)

PARKING REQUIREMENTS
PROPOSED IMPERVIOUS AREA
EXISTING SITE AREA: 2,171,512-SF (49.851-AC)

BUILDING IMPERVIOUS: ±419,000-SF
PAVEMENT IMPERVIOUS: ±385,000-SF

CONCRETE IMPERVIOUS: ±125,000-SF

TOTAL IMPERVIOUS: ±929,000-SF (42.8% IMPERVIOUS)

IMPERVIOUS AREA CALCULATIONS
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7 ENGINEERING CONDITIONS OF APPROVAL
1) DUE TO LIMITATIONS OF AVAILABLE SEWER CAPACITY ALLOCATION, FLOW ACCEPTANCE IS NOT

GUARANTEED UNTIL PROJECT PERMITTING.

2) DEDICATION OF PUBLIC UTILITY EASEMENT WITH A MINIMUM WIDTH OF 30-FT THAT ENCOMPASSES THE
EXISTING GRAVITY SEWER MAIN, SEWER LIFT STATION, FORCE MAIN, SEWER ACCESS, AND PROPOSED
PUBLIC METER SERVICE ASSEMBLIES WILL BE REQUIRED, IN ACCORDANCE WITH CITY CODE OF ORDINANCE
CHAPTER 62, ARTICLE 3, SECTION 62-98. ALL EXISTING AND/OR PROPOSED PUBLIC WATER AND SEWER MAIN
AND SERVICES ARE TO BE ENCOMPASSED IN A PUBLIC UTILITY EASEMENT IN ACCORDANCE WITH CITY CODE
OF ORDINANCE CHAPTER 62, ARTICLE 3, SECTION 62-98.

3) SERVICE TO THE EXISTING CUSTOMERS AND ACCESS TO THE EXISTING PUBLIC WATER AND SEWER SYSTEM IS
TO BE MAINTAINED THROUGHOUT THE PROJECT DEVELOPMENT, IN ACCORDANCE WITH CITY CODE OF
ORDINANCE CHAPTER 62, ARTICLE 3, SECTION 62-98.

4) THE PROPOSED LIFT STATION AND FORCE MAIN MODIFICATIONS SHALL BE IN ACCORDANCE TO THE CITY OF
CONCORD PUMP STATION AND FORCE MAIN TECHNICAL SPECIFICATIONS, TITLE 15A NCAC 2T, THE CITY
CODE OF ORDINANCE CHAPTER 62, ARTICLE 3, SECTION 62-98, AND SUBJECT TO THE CITY’S REVIEW AND
APPROVAL.

5) THE MODIFICATIONS LIFT STATION AND FORCE MAIN SHALL BE SUBJECT TO THE CITY OF CONCORD’S
ONE-TIME MAINTENANCE-OPERATION FEES IN ACCORDANCE WITH CITY CODE OF ORDINANCE CHAPTER 62,
ARTICLE 3, SECTION 62-98.

6) THE INTERNAL INDIVIDUAL UTILITIES THAT WILL SERVICE THE PROPOSED INDUSTRIAL SPECULATIVE BUILDINGS
WILL BE PRIVATELY MAINTAINED/OPERATED UTILITIES THAT ARE SERVED THROUGH A MASTER WATER
METERED SERVICES, DEDICATED FIRE LINES, AND PRIVATE SEWER LINES THAT EXTEND FROM THE CITY’S PUBLIC
SYSTEMS AND SUBJECT TO CITY REVIEW AND APPROVAL.

7) CURRENT HYDRANT FLOW TEST DATA IS BE OBTAINED FROM THE EXISTING WATER MAIN AND A HYDRAULIC
EVALUATION BE CONDUCTED TO VERIFY WHETHER OR NOT THE EXISTING WATER MAIN WILL SUPPORT THE
REQUIRED FIRE FLOW REQUIREMENTS IN ACCORDANCE WITH NC FIRE CODE AND TITLE 15A NCAC 18C. THE
CUSTOMER SHALL BE RESPONSIBLE FOR INSTALLING THE NECESSARY APPROVED DEVICE(S) TO MAKE ANY
ADJUSTMENTS TO THE WATER PRESSURE SUPPLIED BY CONCORD UTILITIES AND SHALL BE RESPONSIBLE FOR
THE MAINTENANCE OF ALL SUCH DEVICES IN ACCORDANCE TO CONCORD CODE OF ORDINANCES CHAPTER
62, ARTICLE II WATER AND SEWER SERVICE, SEC. 62-34(I).

8) PER CITY OF CONCORD CODE OF ORDINANCE CHAPTER 62, ARTICLE 3, SECTION 62-98 (2) THE PUBLIC WATER
AND /OR SEWER EXTENSION AND/OR MODIFICATION SHALL BE IN ACCORDANCE WITH AND SUBJECT TO
THE WATER AND SEWER AUTHORITY OF CABARRUS COUNTY’S STANDARD SPECIFICATIONS; THE CITY OF
CONCORD’S ORDINANCES, POLICIES, AND STANDARD SPECIFICATIONS, AND THE NORTH CAROLINA
ADMINISTRATIVE CODE FOR WASTEWATER COLLECTION AND WATER DISTRIBUTION SYSTEMS. IN THE EVENT
OF CONFLICT BETWEEN THE WATER AND SEWER AUTHORITY OF CABARRUS COUNTY’S STANDARD
SPECIFICATIONS; THE CITY OF CONCORD’S ORDINANCES, POLICIES, AND STANDARD SPECIFICATIONS, OR
THE NORTH CAROLINA ADMINISTRATIVE CODE, THE MORE RESTRICTIVE REQUIREMENTS SHALL APPLY.
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                                                                                                        Staff Report             
 Planning and Zoning Commission 
 
DATE:   April 18th, 2023 
 
CASE: TA-03-23 Text Amendment to Address Maximum Height 

Limitations for Accessory Structures   
 
PREPARED BY: Kevin Ashley, AICP –Deputy Planning Director 
  
BACKGROUND 
 
The staff is proposing an amendment to the Concord Development Ordinance (CDO) to 
address maximum height limitations for accessory structures.   We have had several 
instances where accessory structures are proposed to be located within the principal 
structure setback of a parcel.   In these instances, the CDO limits the height to fifteen (15) 
feet instead of the principal structure height within the particular zoning district.   
 
Accessory structures are permissible in any zoning district, but are more typically seen in 
residential districts in the form of detached garages or garden sheds.  Accessory structure 
setbacks for residential districts are five (5) feet from the side and rear setbacks.   
 
From a planning standpoint, allowing taller accessory structures within a principal structure 
setback appears to be reasonable.   
 
Staff is proposing to allow accessory structures to be increased to two (2) stories when 
they are located within a principal structure setback. This change will allow some flexibility 
for the development of uses such as accessory dwelling units (over a garage) in residential 
zoning districts. 
 
The amendment is in approval form for referral to Council.   
   

 



8.4.2. LOCATION 
A. Accessory structures shall be required meet the setback standards for 

accessory structures as set forth in Section 7.6.3 Dimensional and 
Density Standards. Accessory structures may be located within a 
setback yard for principal structures and shall be regulated in 
accordance with the standards below. No accessory structure shall be 
located less than 36 inches from the exterior wall of the principal 
structure. Structures that are located closer than 36 inches shall be 
considered as additions to the principal structure and shall conform to 
all applicable setbacks. 

B. For residential lots not exceeding two (2) acres, detached accessory 
buildings shall not be located in the front yard.  Detached accessory 
buildings may be built in the required rear yard but such accessory 
buildings shall not occupy more than thirty (30%) percent of the 
required rear yard and shall not be closer than five feet to any side or 
rear lot line or setback line. 

C. For residential lots exceeding two (2) acres, detached accessory 
buildings may be located in the front yard but not closer than seventy-
five feet (75') from the front property line/street right-of-way.  
Detached accessory buildings may be closer than the distance specified 
above if they are not visible from a public street. 

D. The location of permitted non-residential accessory structures shall be 
governed by the same dimensional regulations as set forth for the 
principal use structure(s).  

E. Accessory buildings on double frontage lots shall not be closer to either 
street than the required front yard setback. 

 

8.4.3. HEIGHT 
A. Accessory buildings shall not exceed: 

1. The standard height regulations of the zoning district as set forth 
in Section 7.6.2.B3 where accessory structure is located within the 
buildable lot area; 

2. Shall not exceed fifteen (15) feet in height, where accessory 
structure is located within an accessory a principal structure 
setback yard.  Accessory structures may be two (2) stories in height 
when located within a principal structure setback yard. 
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