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

PLANNING & ZONING COMMISSION 
Meeting Agenda 

Tuesday, June 16, 2015 at 6:00 P.M. 
City Hall 

26 Union Street, 2nd Floor 
 
 

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

1.  Case Z (CUD)-24-07 (LEGISLATIVE HEARING) TO BE 
CONTINUED UNTIL FURTHER NOTICE TO ALLOW THE 
PETITIONER TO ADDRESS A STORMWATER ISSUE 

NVR Inc. dba Ryan Homes has submitted a zoning map amendment application for 
property generally located at 1180 Crestmont Road to amend a previously approved 
Residential Compact Conditional District (RC-CD)  to address architectural 
requirements and amenity/common open space issues.  PINs – various including 
5630-92-6070 

 
a. Open Public Hearing by Motion 
b. Staff Presentation 
c.  Staff Recommendation:   
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.   Case SUP-09-15 (QUASI-JUDICIAL HEARING)  
Brian K. North/Martin Marietta Materials, Inc. has submitted a request for a Special 
Use Permit to construct an asphalt plant on property zoned Heavy Industrial (I-2) 
generally located at 7267 Weddington Road (PINs 4599-45-6466, 47-6570, 4497, part of) 

 
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 



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

 
 
3.  Case SUP-05-13 Amendment (QUASI-JUDICIAL HEARING)  
Robert Ritchie has submitted a request to amend a previously approved Special Use 
Permit for property located at 391 Union Street, South to address guest parking and 
occupancy (PIN 5630-24-0612).   

 
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 

 
4.  Case Z-07-15 (LEGISLATIVE HEARING)  
Christopher Loukos has submitted a zoning amendment application for property 
located at 44 Willowbrook Drive from Residential Compact (RC) to Commercial 
General (C-2) (PIN 5621-09-3012). 

 
a. Open Public Hearing by Motion 
b. Staff Presentation 
c.  Staff Recommendation:   
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 

 
 

 
VI.          PETITIONS AND REQUESTS –NO PUBLIC HEARINGS REQUIRED 

 
VII. PRESENTATIONS AND DISCUSSION   

Discussion of an interpretation regarding indoor recreation uses in the Industrial 
districts. 

 
VIII. RECOGNITION OF PERSONS REQUESTING TO BE HEARD 
 
IX. MATTERS NOT ON THE AGENDA 
 
 



Memo 
To: Planning and Zoning Commission Members 

From: Kevin E. Ashley, AICP Planning and Development Manager 

Date: June 16, 2015 

Re: Case Z(CUD)-24-07 – Pendleton Subdivision  

The developer is continuing to work on the stormwater easement issue which would preclude 
the Commission from approving this petition.  This item needs to be continued until further 
notice to allow the developer to continue to work on resolution of the issue. 

66 Union Street South, PO Box 308, Concord, NC  28026 – concordnc.gov 
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                                                                                                        Staff Report             
 Planning and Zoning Commission 
 
DATE:   June 16, 2015 
 
SUBJECT: Special Use Permit 

Asphalt Plant in a Heavy Industrial (I-2) District 
 
CASE:          SUP-09-15 
 
APPLICANT:   Brian K. North/Martin Marietta Materials, Inc.  
 
LOCATION:  7267 Weddington Road 
 PINs 4599-45-6466, 47-6570, 47-4497 (portions of) 
 
AREA: 10.8+/- Acres (of approximately 249 acre total ownership) 
 
EXISTING LAND USE: Quarry land and wooded area  
 
EXISTING ZONING: I-2 (Heavy Industrial) 
 
REPORT PREPARED BY: Kevin E. Ashley, AICP 
 Planning and Development Manager 
 
BACKGROUND 
 
The applicant proposes to develop an asphalt plant on approximately 10.82 acres on the south 
side of Weddington Road near the Belt Road intersection.  The property is owned by Martin 
Marietta Materials, Inc. and is improved with a rock quarry. 
 
HISTORY 
 
The subject properties were annexed on a voluntary basis in February 1991 and August 1993.  
The portion of the property that was annexed in 1991 was administratively zoned from County 
PUD to City PUD.  According to records, the property was designated industrial.  The property 
was subsequently rezoned to I-2 Heavy Industrial in July 1993 at the request of the owner.  The 
portion of the property annexed in 1993 was zoned from Cabarrus County Agricultural Industrial 
(A-I) to I-2 in October 1993.  According to the petitioner, a mining permit was issued to the 
Bonds Family (previous owners) in May 1993, and was transferred to Martin Marietta in 
September 1991.  
 
SUMMARY OF REQUEST 
 
The applicant has submitted a site plan and supporting materials relative to the development 
proposal.  The proposed site plan indicates that the asphalt equipment will be set back 100 feet 
from Weddington Road, behind an existing tree line.  The site plan indicates that the entrance 
road the proposed plant will be aligned with Belt Road.  Both right and left turn lanes area 
indicated, leading to the site.  The Transportation Department has indicated that these lanes are 
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adequate in concept, but that an abbreviated traffic technical memorandum will be necessary (at 
the time of permitting, should the petition be approved) in order to determine lane widths, lengths 
and dimensions.   
 
The Future Land Use Plan designates the subject property as “Industrial”.   
 
The site plan has been reviewed by various City departments, however, based upon the 
supporting materials it is not possible for staff to determine how the development complies with 
all requirements. 
 
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, however, based upon the nature of the supporting materials 
submitted; it is not possible for staff to determine how this particular development may meet 
these criteria. 
  
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 plant is located in an overall parcel that has been in use for a quarry for numerous 
years.  Furthermore the property is zoned Heavy Industrial (I-2) and is designated Industrial by 
the future land use plan (LUP).  The applicant has provided information that indicates that the 
height of the equipment will not be higher than the tree line on Weddington Road (and will not 
exceed 72 feet in height), but no information has been provided relative to the view of the 
equipment directly from Weddington Road.  The applicant has indicated that this item will be 
addressed at the hearing.   
 
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 has direct access to Weddington Road.  The Transportation Department has 
indicated that the proposed right and left turn lanes are adequate in concept but further 
information (to submitted at the time of permitting should the petition be approved) is necessary 
to address the particular dimensions.   
 
3) The proposed use shall not be noxious or offensive by reason of vibration, noise, odor, 
dust, smoke or gas. 
The applicant states that this plant will be covered by air quality regulations and it is the 
understanding of the staff that data has been submitted to the State for issuance of an air quality 
permit.  The applicant has submitted information from the National Asphalt Pavement 
Association (NAPA), but the information submitted does not indicate how this specific project 
complies with this particular criterion.  The applicant has indicated that this item will be 
addressed at the hearing.    
 
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 applicant has stated that the surrounding properties on the south side of Weddington Road 
are owned by the applicant, and that this item will be addressed at the hearing.   
 
 



   
 
 
 
Case SUP-09-15   - 3 - 

 
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 applicant states that the proposed operator is an established, experienced asphalt producer 
and that the plant is subject to numerous regulations.  Again, it is not clear with the submitted 
materials as to whether the petition meets this criterion.  The applicant states that further 
information will be presented at the hearing relative to this item.   
 
PROPOSED FINDINGS OF FACT 

 
1. The applicant is Brian K. North/Martin Marietta Materials, Inc. 
2. The property is owned by Martin Marietta Materials Real Estate Investments Inc. (DB 11352 

PG 176,) and Martin Marietta Materials, Inc. (DB 8287 PG 179). 
3. The subject properties were annexed in February 1991 (Ordinance 91-06) and August, 1993 

(Ordinance 93-92). 
4. The property was zoned to I-2 in July and October, 1993. 
5. The property consists of approximately 10.8 acres of an approximate 249 acre ownership. 
6. The adopted Land Use Plan designates the property as “industrial”. 
 
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) Technical site plan approval shall be required prior to issuance of zoning compliance 

permits. 
2) A technical traffic memorandum is required to address the dimensional requirements 

of the right and left turn lanes on Weddington Road.  
3) All applicable State and Federal permits shall be secured prior to issuance of a 

certificate of compliance for the project.  
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Source: City of Concord
Planning Department

SUP-09-15
Aerial

Special Use Permit
application for construction

of an asphalt plant in a
Heavy Industrial (I-2)

Zoning District

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

0 500250

Feet

Subject Property

Parcels

Asphalt
Plant
Area

7267 Weddington Rd
PIN: 4599-47-6570, 4599-47-4497 & 

part of 4599-45-6466



I-1

Industrial

Single Family Residential

Open Space

Commercial

Institutional

W
ED

DI
NG

TO
N 

RD

BE
LT

 R
D

C
LO

V
E

R
 R

D
 N

W

D
EE

P 
C

O
V

E
 D

R
 N

W
D

O
C

KS
ID

E 
LN

 N
W

IS
LA

ND
 P

O
IN

T 
DR

 N
W

U
S 

IN
TE

R
ST

AT
E 

85
  N

RUBEN LINKER RD NW

SUPPLY CT NW

US HWY 29

ROG ERS LAKE RD

OA
KW

O
OD

 A
VE

WI
N

EC
OF

F 
SC

HO
O

L R
D

ROBER TA RD

MCG ILL AVE

OL
D 

CH
A

RL
OT

TE
 R

D

LAN E ST

COR BAN AV

LIN
C

OL
N 

ST

BRANTLEY RD

WAR REN C  C OLEM AN BLVD

NC 3

BR
ANC

H V
I E

W
D

R
S

E

H
A

R

R
I S

RD

NC HWY 73

WEDD IN GTON RD

PITTS SC HOO L R D

ZIO
N CHU

RCH
 RD

TU
RKEY RD

CON CORD
MIL LS BLVD

ALEX ANDER  RD

I-8
5

NC 136 M OO RESVILLE RD

MO REHEAD  RD

CON COR D PKWY S

CHUR
CH ST N

WILSH IR E AVE

GOLD H
ILL

 R
D

WI
N

DY
 R

D

DE
RI

TA
 R

D

OLD CHA
RLOTTE RD

DAL E EARNH

A R
D T

B L
V

D

CABARR US AVE

P
E

N
N

IN
G

E
R

R
D

OLD AIRPO RT RD

OD
EL

L 
SC

HO
OL

 R
D

IN
T

E
R

N
A

T
IO

N
A

L 
D

R

ROC
KY RIVER RD

NC 3

B
U R

R
A

G
E

R

D
NE

UNION
 ST S

F
LO

W
E

S
S

T O
R

E
R

D

PLU
M RD

CON
COR

D PARKW
AY N

MA
LL

 D
R 

NE

C OPPE
RFI

E
L D

BL
VD

N
E

CENTERG RO VE RD

CO
N

CO
R

D-
SA

LI
SB

UR
Y

 R
D

C
R

E
S

T
M

O
N

T
D

R

BRUTO
N SMITH

 BLVD

PITTS SC HOO L R D

TR
INITY CHUR

CH RD

BOY SCO
UT CAM

P RD

ROC K HILL CH URCH  RD

LIT
TL

E 
TE

XA
S 

RD

B
RO

OK
W

O
O

D
AV

E

MIDLAKE AVE

NC 73

C
O

X
 M

IL
L R

D

TU
CK

AS
EE

GE
E 

RD

PO PLAR TENT
R

D

GEO
RGE W

 LILES PKW
Y NW

R
OB E

R T
A

C
H

U
R

C
H

R
D

NC HWY 49

US IN
TERSTATE 85  S

NC HWY 49  S

DAVIDSON HWY

U
S H

W
Y

 601  S

SAPP RD
LANE ST

ROBERTA RD

ROCKY RIVER RD

IR
IS

H
 P

O
TA

TO
 R

D

S M
A

IN
 S

T

CAL BOST RD

R
AN

K
IN

 R
D

C
O

LD
 S

PR
IN

G
S 

R
D

 S

C
O

X
 M

IL
L 

R
D

PINE ST

W
IN

D
Y

 R
D

EVA DR NW

BETHPAGE RD

H
IL

LI
A

R
D

 L
N

Source: City of Concord
Planning Department

SUP-09-15
Land Use Plan

Special Use Permit
application for construction

of an asphalt plant in a
Heavy Industrial (I-2)

Zoning District

These maps and products are designed for general
reference only and data contained herein is subject 
to change. The City Of Concord, it's employees or 
agents make no warranty of merchantability or fitness 
for any purpose, expressed or implied, and assume no 
legal responsibility for the information contained therein. 
Data used is from multiple sources with various scales 
and accuracy. Additional research such as field surveys 
may be necessary to determine actual conditions.
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SUP-09-15
Zoning

Special Use Permit
application for construction

of an asphalt plant in a
Heavy Industrial (I-2)

Zoning District

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

0 800400

Feet

Subject Property

Parcels

Zoning
B-1

C-2

CUC-2

I-1

I-2

RC

RL

RV

Asphalt
Plant
Area

7267 Weddington Rd
PIN: 4599-47-6570, 4599-47-4497 & 

part of 4599-45-6466











90.74'C1

1095.92'

N80° 40
' 14"E  5

86.26'

S16° 23' 41"E
  931.83'

N80° 3
8' 52"E

  517.87
'

N
0
° 
4
8
' 1
6
"E
  
2
7
3
.0
7
'

N
1
1
° 
1
8
' 0
6
"W
  
4
6
7
.4
0
'

N78° 2
9' 45"E

  340.1
3'

N78° 4
5' 01"E

  53.27
'

N
19
° 
21
' 2
3"
W
  
19
6.
47
'

121.97'
C2

R:1145.92'

36'

0 50 100 200 300

SCALE : 1" = 100'

Special Use Site Plan - 10.80 Acres
Proposed Asphalt Plant

1

Mid-Atlantic Division

Carolina South District

VICINITY MAP

85

85

Proposed
Location

CHARLOTTE

Bruton Smith Blvd.

Poplar Tent Road

W
ed

di
ng

to
n 

Ro
ad

Pitts School Road

Ruben Linker Rd NW

Belt
Road

Martin Marietta
Bonds Quarry

Development Summary:
Owner(s): Martin Marietta Materials, Inc. &
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Zoning Summary:
Existing Zoning: I-2
Maximum Building Height: 72'
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Case SUP-05-13 (amendment)  - 1 - 

                                                                                                        Staff Report             
 Planning and Zoning Commission 
 
DATE:   June 16, 2015 
 
SUBJECT: Special Use Permit – Amendment to 

Banquet Home in an RM-2 (Residential Medium Density) Zoning 
District  

 
CASE:          SUP-05-13 
 
APPLICANT/OWNERS:   Robert Ritchie/Ritchie & Alm Families 
 
LOCATION:  391 Union Street South  
 PIN 5620-24-0630 
 
AREA: 4.561+/- Acres 
 
EXISTING LAND USE: Single Family Residential   
 
EXISTING ZONING: RM-2 (Residential Medium Density) 
 
REPORT PREPARED BY: Kevin E. Ashley, AICP 
 Planning and Development Manager 
 
BACKGROUND 
 
The proposed special use permit is a request to add additional parking spaces and modify 
conditions relative to off-street parking for an approved banquet home in an RM-2 zoning district. 
 
HISTORY 
 
The subject property is located at 391 Union Street South.  , The Planning Commission approved 
the special use permit request for a banquet home in July, 2013.  If the Commission recalls, the 
owners of the property approached the Commission with a request to develop a text amendment 
and design standards to permit banquet homes as special uses.  The staff, working with the 
Commission and Council developed an amendment to the Concord Development Ordinance and 
the owners subsequently applied for (and were granted) a special use permit and certificate of 
appropriateness (by the Historic Preservation Commission) to convert the residence to a banquet 
home.  The special use permit was approved in July, 2013. 
 
 
SUMMARY OF REQUEST 
 
The property has approximately 250 feet of frontage along Union Street, South, approximately 
200 feet of frontage on Ingleside Drive, SE and approximately 350 feet of frontage on Sunnyside 
Drive, SE.  The property’s frontage on Ingleside and Sunnyside is steep, heavily wooded and no 
vehicular access is present on those frontages. 



   
 
 
 
Case SUP-05-13 (amendment)  - 2 - 

The special use permit was approved with a total of 33 parking spaces at the rear of the site, based 
upon the assumption that 100 guests could be accommodated on the front porch of the structure 
(at a rate of 3.0 spaces per person).  The approved site plan is attached as part of the staff report.  
Some of these spaces were constructed as paved parking, but most are situated in a gravel area on 
the northeast side of the property. 
 
After several events, the owner, City staff and neighbors have seen the need to amend the special 
use permit to address the parking space issue to principally address traffic and parking concerns. 
 
The owner has re-examined the approved site plan (attached) to identify additional areas of on-
site parking, and has committed to several conditions relative to activity on site in order to 
address the issues. An attempt was made to avoid clearing any more land for parking spaces in 
order to preserve the tree canopy.   Fifteen (15) permanent spaces have been identified within the 
gravel area.  None of these spaces will require removal of trees.  Thirteen (13) additional 
overflow spaces have been identified within the grass area.  These spaces are level and easily 
accessible.  With the approved and existing 33 parking spaces, a total of 61 parking spaces are 
proposed on site.  Based upon the additional 28 parking spaces, these spaces would account for a 
total of 183 guests.  This parking layout has been reviewed by both the Fire Marshall and 
Engineering and there are no objections to the additional parking spaces.   
 
The Fire Marshall has rated the occupancy load for the structure for a maximum of 166 persons.  
This calculation includes the area on the interior of the home, as well as the porch.  Fire Code 
does not regulate occupancy outside of the boundaries of the structure, except in the case of some 
tent uses.  The applicant’s site plan does state that occupancy in excess of 166 (if that were to 
occur) would be in the yard areas.   
 
 The applicant has submitted a narrative relative to the application and has committed to several 
conditions including: 

1. An off-duty officer will be present to direct guests from the street to the on-site parking in 
order to minimize on-street parking; 

2. Providing an attendant to direct cars to parking spaces; 
3. Placing a temporary sign at the curb directing traffic to “guest parking”, also to minimize 

on street parking; 
4. Providing detailed information to guests about using the off-street parking areas; 
5. Utilizing a van service/shuttle to bring guests to the facility for those events where the 

maximum capacity for the building is being approached.  This service would lessen the 
total number of vehicle trips to the site, reducing traffic and discouraging the use of on-
street parking.  The petitioner also commits to encouraging the use of car-pooling among 
their guests.   

 
The petitioner also states that the maximum number of guests on site is anticipated to be 200 or 
less.  Based upon 200 guests, the total number of parking spaces required is 67 spaces.  The site 
will have 61 spaces and the shortfall of the six (6) spaces in the event of maximum occupancy 
could be addressed through the use of the van service or shuttle.  Section 10.3.2.E of the CDO 
allows the Administrator to modify the number of parking spaces by up to ten (10) percent if one 
of the following circumstances exists: 
 

1. Expected automobile ownership or use patterns of employees, tenants, or other uses 
varies from what is typically in the community or typical for the use; 

2. The parking demand varies throughout the day in relation to the parking supply; 
3. The nature of operational aspects of the use warrants unique parking arrangements. 



   
 
 
 
Case SUP-05-13 (amendment)  - 3 - 

The staff feels that the third circumstance as detailed above is applicable to this specific land use, 
where it is desirable to reduce the total number of vehicle trips to the site as the property is 
located within a residential district.  Furthermore, the applicant’s commitment to utilize the 
shuttle when the capacity of the building is approached warrants this minor modification of the 
total number of parking spaces.  However at no time shall the occupancy on the site exceed 200 
persons.   
 
COMPLIANCE WITH SUPPLEMENTAL REGULATIONS (8.3.5.N) 
 

Section 8.3.5.N of the CDO sets forth supplemental regulations for the development of 
banquet homes.  The Commission found that the application met these requirements 
when the original special use permit was approved for establishment of the banquet 
home.  Part 3.A below is the only part of these supplemental regulations that is applicable 
to the amendment to the special use permit.  
 
 
3. APPROVAL CRITERIA 

A. All required off-street parking shall be provided in the rear yard and shall be 
located in such a manner as to not be visible from the public right-of-way.  
For minimum off-street parking requirements see § 10.3. 
The proposed development has all parking placed completely behind the principal 
structure, including the new parking areas.. The property is heavily wooded and 
the parking wll not be visiible from the public rights-of-way, including Sunnyside 
and Ingleside Drives.  The proposed (and existing) parking meets this 
requirement. 

 
 
APPROVAL CRITERIA FOR SPECIAL USES 
 
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: 
 
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 Commission found that the banquet home, as approved conforms to the character of the 
neighborhood as the residential character of the property will be maintained through a 
combination of preservation of the existing structure and site design.  The proposed additions to 
the parking on site are within areas already graded and cleared and no landscaping or screening 
will be impacted. 
 
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 has direct access to Union Street, South which is a City maintained public 
street and the revision is for the addition of parking spaces and conditions related to vehicular 
access.    The developer is committing to numerous conditions to minimize traffic hazards and to 
reduce on-street parking and related traffic congestion.  These conditions include the use of 
attendants and off-duty officers (and temporary signage) to direct traffic to on-site parking, as 
well as encouraging car-pooling and utilizing a shuttle service.   
 



   
 
 
 
Case SUP-05-13 (amendment)  - 4 - 

3) The proposed use shall not be noxious or offensive by reason of vibration, noise, odor, 
dust, smoke or gas. 
The proposed parking addition is not anticipated to be noxious or offensive relative to vibration 
or noise given the nature of the established use on the site and the physical characteristics of the 
site.  Existing conditions include a heavily wooded parcel, where existing tree cover has been 
supplemented with some additional plantings.  The nature of the use would not be noxious 
relative to odor, smoke, dust, or gas. 
 
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 should not impede development of surrounding properties as 
most are developed as single family residential.   
 
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.  The proposed parking modifications of the site plan and the conditions proposed are 
efforts to lessen the use of off-street parking during events, and to reduce the amount of vehicle 
trips to the site (through the use of a shuttle and car-pooling).  
 
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.  Applicable City departments have reviewed the proposed parking addition and 
the departments have no objections.   
 
PROPOSED FINDINGS OF FACT 

 
1. The applicant is Robert Ritchie and the subject property is located at 391 Union Street South. 
2. The property is owned by Robert Lee Ritchie Jr. and Elizabeth Ritchie Alm (DB 98-E, PG 

10.) 
3. The subject property is zoned RM-2  (Residential Medium Density) 
4. The property consists of 4.561 acres and is improved with a single family structure 

constructed in approximately 1903. 
5. The Planning and Zoning Commission approved a special use permit (SUP-05-13) for the 

establishment of a banquet home on July 16, 2013. 
6. The site plans approved as part of the Special Use Permit indicate that the proposal meets the 

minimum requirements of Section 8.3.5.N of the Concord Development Ordinance 
(Supplemental Regulations for Certain Uses). 

7. The applicant has submitted a request to amend the approved special use permit.  
8. The applicant has also submitted a site plan which illustrates the addition of 28 parking 

spaces, Fifteen (15) of the spaces are located within the gravel area and are permanent in 
nature.  Thirteen (13) spaces are located within the grassed “overflow” area. 

9. The applicant has also committed to a number of conditions addressing on-site parking and 
circulation.    

 
RECOMMENDATION AND SUGGESTED CONDITIONS 
 
If the Commission votes to approve the special use permit, staff recommends the Commission 
consider adopting the following condition: 
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1) Zoning compliance permits shall be required prior to construction of the proposed 
parking spaces.   

 
 
 
 
 

 
 
 
 
 
 



9

25

23

21

66

433

446

377

352

340

395

406

386

378

398

434
392

401

364

367

377

414

354

401

429

344

359

376

391

346

374

UNION ST S

SU
NN

YS
IDE

 DR
 SE

SUNSET DR SE

INGLESIDE DR SE

BLUME AVE SE

BROOKWOO
D

AV
E

NC HWY 49

NC 3

BRANCHVIEW
DR

SE

LI
N

C
O

LN
 S

T

C
R

E
S

TM
O

NT
D

R

WARREN C COLEMAN BLVD

ZION CHURCH RD

BURRAG
E

R

D NE

UNION ST S

GOLD
 H

ILL
 R

D

C
O

N
C

O
R

D
 PA

R
KW

AY N

WILSHIRE AVE

NC 73

OLD AIRPORT RD

CABARRUS AVE

CORBAN AV

O
LD

 C
H

A
R

LO
TT

E
 R

D

CHURCH ST N

MCGILL AVE

O
LD

 C
H

A
R

LO
TTE

 R
D

UNIO
N ST S

NC HWY 49  S

BR
A

N
C

H
V

IE
W

 D
R

 S
E

CHURCH ST N

W
ILS

HIR
E A

VE S
W

CORBAN AVE SE

NC HWY 49  N

KERR ST NW

G
E

O
R

G
IA

 S
T 

S
W

SPRING ST NW C
R

ES
TS

ID
E

 D
R

 S
E

W
ILSON ST NE

W
HITE ST NW

LITAKER LN

AM
H

U
R

S
T 

S
T 

SW

EVELYN DR

MICHAEL AVE

MAY ST NE

Source: City of Concord
Planning Department

SUP-05-13 Amendment
AERIAL

Request to amend
a previously approved 

SUP for Banquet Home in a
Residential Medium Density

(RM-2) Zoning District
to address guest parking 

and occupancy

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

Subject
Property

0 10050

Feet

Addresses

Subject Property

Parcels

391 Union St S
5630-24-0630



Single Family
Residential

Multi Family

97
5

60

10

25

85

23

40

21

32

82

19

65

18

29

66

33

50

30

20

66

77

62

35

395

478

102

433

446

455

344

377

352

340

421
412

395393

338

365

449

332

406

341

386

378

398

387

396

418

367

375

380

337

375

434

448

330

345

333

392

415

390

377

424

311

340

373

355

401

355

364

367

314

377

368

411
407

327

348

369

326

430

422

414

354

355

383

386

321

354

442

333

349

376
366

364

464

458

459

401

429

438

315

322

344

359

362

114

376

445

391

326

346

339

374

356

402

317

UNION ST S

SU
NN

YS
IDE

 DR
 SESUNSET DR SE

RABON ST SE

INGLESIDE DR SE

BLUME AVE SE

CALDWELL DR SE

GLENDALE AVE SE

BLUME AVE SW

BROOKWOO
D

AV
E

NC HWY 49

NC 3

BRANCHVIEW
DR

SE

LI
N

C
O

LN
 S

T

C
R

E
S

TM
O

NT
D

R

WARREN C COLEMAN BLVD

ZION CHURCH RD

BURRAG
E

R

D NE

UNION ST S

GOLD
 H

ILL
 R

D

C
O

N
C

O
R

D
 PA

R
KW

AY N

WILSHIRE AVE

NC 73

OLD AIRPORT RD

CABARRUS AVE

CORBAN AV

O
LD

 C
H

A
R

LO
TT

E
 R

D

CHURCH ST N

MCGILL AVE

O
LD

 C
H

A
R

LO
TTE

 R
D

UNIO
N ST S

NC HWY 49  S

BR
A

N
C

H
V

IE
W

 D
R

 S
E

CHURCH ST N

W
ILS

HIR
E A

VE S
W

CORBAN AVE SE

NC HWY 49  N

KERR ST NW

G
E

O
R

G
IA

 S
T 

S
W

SPRING ST NW C
R

ES
TS

ID
E

 D
R

 S
E

W
ILSON ST NE

W
HITE ST NW

LITAKER LN

AM
H

U
R

S
T 

S
T 

SW

EVELYN DR

MICHAEL AVE

MAY ST NE

Source: City of Concord
Planning Department

SUP-05-13 Amendment
LAND USE PLAN

Request to amend
a previously approved 

SUP for Banquet Home in a
Residential Medium Density

(RM-2) Zoning District
to address guest parking 

and occupancy

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

Subject
Property

0 15075

Feet

Addresses

Subject Property

Parcels

Land Use
Multi Family

Single Family

391 Union St S
5630-24-0630



RM-2

RC

RV

RM-1

9
7

5

60

10

25

85

23

40

21

32

82

19

65

18

29

66

33

50

30

20

66

77

62

35

395

478

102

433

446

455

344

377

352

340

421
412

395393

338

365

449

332

406

341

386

378

398

387

396

418

367

375

380

337

375

434

448

330

345

333

392

415

390

377

424

311

340

373

355

401

355

364

367

452

314

377

368

427

411
407

327

348

369

326

430

422

414

354

355

383

386

321

330

360

354

442

333

349

376
366

364

464

458

459

401

429

438

315

322

344

359

362

376

445

391

326

346

339

374

356

402

317

UNION ST S
SU

NN
YS

IDE
 DR

 SESUNSET DR SE

RABON ST SE

INGLESIDE DR SE

BLUME AVE SE

CALDWELL DR SE

GLENDALE AVE SE

BLUME AVE SW

TRIBUNE AVE SW

BROOKWOO
D

AV
E

NC HWY 49

NC 3

BRANCHVIEW
DR

SE

LI
N

C
O

LN
 S

T

C
R

E
S

TM
O

NT
D

R

WARREN C COLEMAN BLVD

ZION CHURCH RD

BURRAG
E

R

D NE

UNION ST S

GOLD
 H

ILL
 R

D

C
O

N
C

O
R

D
 PA

R
KW

AY N

WILSHIRE AVE

NC 73

OLD AIRPORT RD

CABARRUS AVE

CORBAN AV

O
LD

 C
H

A
R

LO
TT

E
 R

D

CHURCH ST N

MCGILL AVE

O
LD

 C
H

A
R

LO
TTE

 R
D

UNIO
N ST S

NC HWY 49  S

BR
A

N
C

H
V

IE
W

 D
R

 S
E

CHURCH ST N

W
ILS

HIR
E A

VE S
W

CORBAN AVE SE

NC HWY 49  N

KERR ST NW

G
E

O
R

G
IA

 S
T 

S
W

SPRING ST NW C
R

ES
TS

ID
E

 D
R

 S
E

W
ILSON ST NE

W
HITE ST NW

LITAKER LN

AM
H

U
R

S
T 

S
T 

SW

EVELYN DR

MICHAEL AVE

MAY ST NE

Source: City of Concord
Planning Department

SUP-05-13 Amendment
ZONING

Request to amend
a previously approved 

SUP for Banquet Home in a
Residential Medium Density

(RM-2) Zoning District
to address guest parking 

and occupancy

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

Subject
Property

0 15075

Feet

Addresses

Subject Property

Parcels

ZONING
RC

RM-1

RM-2

RV

391 Union St S
5630-24-0630











APPLICATION TO AMEND THE SPECIAL USE PERMIT!
FOR PROPERTY LOCATED AT 391 UNION STREET SOUTH!

TO INCREASE THE NUMBER OF PARKING SPACES !
[5] OFF-STREET PARKING AND LOADING PROVISIONS!

[15] PARKING AREAS!!
[5]  The request to modify parking areas originally approved, in order to provide 
additional parking spaces, makes more efficient use of the areas previously approved. 
No trees or shrubs will be removed in areas proposed for the additional spaces.  We are 
preserving currently wooded areas as well as maintaining the required 20’ Class C 
Buffer shown in the original application.  Some additional gravel may be used, but no 
additional areas will be disturbed or rendered impervious.!!
The fifteen [15] permanent parking spaces identified on the revised plan are adjacent to 
the spaces previously approved. Two areas have been designated for overflow parking 
for a total of 13 spaces.  These areas are accessed from the existing parking and 
driveway areas and will continue to have a grass surface, which was the surface 
originally approved for all spaces other than the ADA parking.  The overflow parking 
areas have already been graded sufficiently to permit access for parking.!!
To reduce the impact of increased traffic for events, we have taken the following steps:!!
1-  An off-duty officer will be present to direct guests from the street to the parking areas 
and also to direct traffic onto Union Street following the event.  This may be waived for 
smaller events.!!
2-  An attendant can be available to assist with unloading of passengers and directing 
drivers to available parking spaces.  !!
3-   A temporary sign will be placed near the curb prior to an event, with arrows directing  
traffic to “Guest Parking”.  This sign will be removed and stored immediately after the 
event.  !!
4-  Individuals or organizations leasing the facility for events will be provided with 
detailed information on the off-street parking areas.  They will be asked to distribute this 
information to their guests and encourage the use of these parking areas. !!
5-  For events which may approach the maximum capacity for the building, we will 
encourage the use of high occupancy transportation.  This may include hotel/motel van 
service or the use of 15-passenger vans or smaller, “trolley type” shuttle buses from 
area churches and/or downtown public parking lots that are available during the event. 
Car-pooling will be strongly encouraged.!!
Areas of occupancy for events may include porches, porte-cochere, and interior rooms.!
Maximum limits have been established by the Fire Marshal for standing, seated, and 
dining configurations in these areas.  Maximum number of guests expected to be 200 or 
less.!



APPLICATION TO AMEND THE SPECIAL USE PERMIT!
FOR PROPERTY LOCATED AT 391 UNION STREET SOUTH!

TO INCREASE THE NUMBER OF PARKING SPACES !
[5] OFF-STREET PARKING AND LOADING PROVISIONS!

[15] PARKING AREAS!!
[15]  All permanent and overflow parking spaces continue to be located to the rear of the 
structure and screened from public view from the thoroughfare.!!
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1.	SEE ARCHITECTURAL PLANS FOR BUILDING DIMENSIONS. 

2.	ALL DIMENSIONS ARE AT 90 DEGREES UNLESS OTHERWISE NOTED. 

3.	CONTRACTOR SHALL ESTABLISH AND VERIFY POINT OF BEGINNING (P.O.B.) AND STAKE SITE AS 
INDICATED ON CONSTRUCTION DOCUMENTS PRIOR TO COMMENCEMENT OF CONSTRUCTION. 

NOTIFY LANDSCAPE ARCHITECT IMMEDIATELY OF ANY DISCREPANCIES. 

4.	ALL DIMENSIONS ARE FACE OF BUILDING OR CENTERLINE OF BUILDING UNLESS OTHERWISE 

NOTED. 

5.	ALL DETAILS SHALL BE CONSTRUCTED IN STRICT COMPLIANCE WITH SPECIFICATIONS AND 

CONSTRUCTION DOCUMENTS. 

6.     ROLLOUT TRASH CONTAINERS WILL BE USED FOR NORMAL TRASH COLLECTION; CATERERS WILL             
	BE RESPONSIBLE FOR TRASH REMOVAL FOR EVENTS.
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CHARLOTTE-MECKLENBURG UTILITIES SPECIFICATIONS.

CONTRACTOR IS RESPONSIBLE FOR PLACING BARRICADES USING FLAG MEN, ETC. AS

NECESSARY TO INSURE SAFETY TO THE PUBLIC.

CONTRACTOR IS FULLY RESPONSIBLE FOR CONTACTING APPROPRIATE PARTIES AND

ALL PAVEMENT CUTS, CONCRETE OR ASPHALT, ARE TO BE REPLACED ACCORDING TO

STANDARDS OF THE NORTH CAROLINA DEPARTMENT OF TRANSPORTATION AND 

1.

4.

2.

3.

Parking Data
Required Spaces:

(incl. 2 van accessible HC spaces)

1 space/3 guests; 

100 guests = 33 spaces required

Provided Spaces: 33 spaces

15 30 600

Development Data
Site Area:

Zoning:

Setbacks:      Front:  25'

     Side:  10'

     Rear:  25'

4.386 Ac.

RM-2

Proposed Use: Banquet House

Staking & Materials Plan

13-RH

SFC

AWM

6.17.13

LP2.0

Ritchie Hill
391 Union Street South

Concord, North Carolina 28025
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Special Use Permit Review

Existing site information obtained

from boundary and topographical

survey by Norstar Land Surveying, 

Inc, dated May 22, 2013.
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                                                                                                         Staff Report 
 Planning and Zoning Commission 
 
 
DATE:    June 16, 2015 
 
CASE #:  Z -07-15 
 
DESCRIPTION:  Zoning Map Amendment  

  Residential Compact (RC) to General Commercial (C-2) 
   

APPLICANT/OWNERS:  Christopher Loukos 
 
LOCATION:  44 WIllowbrook Drive NW (southwest quadrant of Willowbrook 

and Marietta Place NW)  
 
PIN#s: PINs:  5621-09-3012 
 
AREA:   0.65 +/- acres  

 
ZONING: General Commercial (C-2) 
 
PREPARED BY:   Kevin E Ashley, AICP Planning and Development Manager 
    
 
BACKGROUND 

The subject property consists of approximately 0.65 acres on the southwest quadrant of 
Willowbrook Drive NW and Marietta Place, NW.   The property has approximately 200 feet of 
frontage on Willowbrook and approximately 257 feet on Marietta Place.   

HISTORY 
The subject property was annexed as part of a large involuntary annexation in June 1986.  The 
property was zoned R-3 Medium Density Residential upon annexation and was rezoned to RC (its 
general equivalent) with the adoption of the Unified Development Ordinance (now known as the 
CDO) in 2000.  According to Cabarrus County Property Appraiser data, a single family home 
was on the property but it has been demolished.  
 
SUMMARY OF REQUEST 

The petitioner proposes to rezone the property to C-2 General Commercial.  The property is in an 
area of proposed construction for NCCOT’s I-85/US 29 and 601 interchange project.  When 
construction is completed, the property will be adjacent to the southbound connector road from I-
85 to US 29 and Mall Drive.     

The petitioner has provided evidence to staff that he has noticed adjacent property owners about a 
neighborhood meeting, in accordance with the provisions of the CDO. 
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Property to the north is zoned Commercial General (C-2) and is vacant land.  Land to the east is 
zoned C-2 and is developed with single family residences.    Land to the south is zoned 
Residential Compact (RC) and is developed with a single family residence.  Property to the west 
is also zoned RC and is developed with a multifamily use.  Additionally, an area of Limited 
Industrial (I-1) lies to the southeast of the subject property, on the east side of Marietta Place.   
 

 
 
COMPLIANCE WITH 2015 LAND USE PLAN 
 
The 2015 Land Use Plan (LUP) designates the subject property as “mixed use node”.  This 
geographic area encompasses the area of Carolina Mall, the I-85 interchange and Northeast 
Medical Center.  The plan states that the area has some opportunity for infill development as 
much of the area is built out.      The plan states that C-2 zoning may be appropriate if sited 
appropriately and used as a buffer between single family and higher intensity commercial uses.  It 
is likely that the vacant land to the north (fronting Kannapolis Highway) will develop with a 
higher intensity commercial use, and that the relatively small scale of this parcel will lend itself to 
a small scale commercial or office development.  Given that C-2 zoning is established on adjacent 
property and that the request is an extension of an existing zoning pattern, the staff’s opinion is 
that the request is consistent with the LUP. 
 
SUGGESTED STATEMENT OF CONSISTENCY 
 

The subject property is approximately 0.65 acres, is zoned Residential Compact (RC) and 
is vacant land. 
 

• The proposed zoning amendment is consistent with the 2015 Land Use Plan (LUP) 
because the size and configuration lends itself to small scale commercial or office uses 
which would provide a buffer between the residential zoning to the south and the more 
intense future commercial development to the north fronting Kannapolis Highway. 

 
• The zoning amendment is reasonable and in the public interest because the petition 

expands an existing C-2 district and provides for infill development which is encouraged 
by the LUP.    

 
 
 
 
 

Existing Zoning and Land Uses 
Current 
Zoning of 
Subject 
Property Zoning Within 500 Feet 

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

Residential 
Compact 
(RC) 

North 
C-2 

Vacant land 

North Vacant 

South RC South Single family 
East C-2 East Single family 

West RC and C-2 West Multifamily and 
vacant 
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SUGGESTED RECOMMENDATION AND CONDITIONS  
The staff finds the request consistent with the 2015 Land Use Plan and the requirements of the 
Concord Development Ordinance and has no objections to the request.  Because this petition is 
conventional district request, sworn testimony and findings of fact are not required, and the 
Commission may not impose conditions on the approval.   
 
PROCEDURAL CONSIDERATIONS 
This particular case is a rezoning to a conventional zoning district, which under the CDO, is 
“legislative” in nature.  Legislative hearings DO NOT require the swearing or affirming of 
witnesses prior to testimony at the public hearing. 
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Planning and Neighborhood Development 
Phone (704) 920-5143  Fax (704) 795-0983  

66 Union Street South, PO Box 308, Concord, NC  28026 – concordnc.gov

Memo 
To: Planning and Zoning Commission Members 
From: Margaret Pearson, Director of Planning and Community Development
Date: June 12, 2015 
Re: Indoor Recreation Go Karting 
  
  

The Planning Department has received an inquiry for an indoor go karting track.  The 
Ordinance does not specifically list go karting under the indoor recreation category (See 
Attached Use Table Indoor Recreation) It does list indoor extreme sports such as: paintball, 
BMX facility or skateboarding facility. (See Attached Article 8.2.6 A)  However, the use Table 
does not list the allowed zoning districts for such facilities. The Ordinance does allow 
racetracks and spectator sports, including racing test track in zoning districts I-1 and I-2 as 
outdoor recreation. (See Attached Use Table Outdoor Recreation)   

Staff is asking for the Commission’s consensus on whether go karting is in essence an extreme 
sport.  If so, would the consensus be if outdoor racing is allowed in I-1 and I-2 then indoor 
racing would be allowed in the same zoning districts.  Staff further asks if this is the consensus 
that conditions be added to the Ordinance that would limit such uses (indoor recreation) within 
the industrial zoning districts.  Such as fronting on collector streets and limited to one in a 
combined development. 

In the alternative, if go karting is not listed as a permitted use in accordance with the Ordinance 
if a use is not specifically listed it is not allowed. (See Attached Article 8.1.2) Any change to 
allow the use would require a text amendment that needs approval by the City Council. 
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