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                                                                                                        Staff Report             
 Planning and Zoning Commission 
 
DATE:   May 17, 2016 
 
SUBJECT: Special Use Permit 

Multifamily Development in a General Commercial (C-2) District 
 
CASE:          SUP-02-16 
 
APPLICANT:   Darren Lucas/Copperfield Apartments, LLC  
 
LOCATION:  East side of Vinehaven Drive NE and Sycamore Ridge Rd, NE  
 PINs 5622-97-3269 & 86-8932 (portion of) 
 
AREA: 21.81+/- acres 
 
EXISTING LAND USE: Vacant land  
 
EXISTING ZONING: General Commercial (C-2) 
 
REPORT PREPARED BY: Kevin E. Ashley, AICP 
 Planning and Development Manager 
 
BACKGROUND 
 
The applicant proposes to develop multi-family housing on approximately 21.81 acres generally 
east of Vinehaven Drive, NE.  The property is owned by Sycamore Development, LLC and is 
vacant land. 
 
HISTORY 
 
The subject properties were annexed on a voluntary basis on October 12, 2001 (Ordinance #01-
11).  During the development of Copperfield and the interstate interchange in 1987, this area was 
in the extraterritorial zoning jurisdiction (ETJ) and rezoned to a combination of industrial, 
commercial and residential (including B-3 General Commercial).  With the adoption of the 
Unified Development Ordinance (now known as the CDO), the zoning on the subject property 
became the equivalent zoning of C-2 in 2000.   
 
SUMMARY OF REQUEST 
 
The applicant has submitted a site plan and supporting materials relative to the development 
proposal.  The proposed site plan indicates 216 dwelling units within the area of C-2 zoning, 
equating to approximately 9.90 units per acre, well within the maximum density of fifteen (15) 
units per acre.    The property has a vehicular connection to Vinehaven Drive, NE as well as 
potential connection adjacent land to the north (which will be necessary to meet minimum Fire 
protection requirements).  The petitioners also have a concurrent zoning petition for Residential 
Medium Density (RM-1) to Residential Compact (RC) on this land directly to the north.   
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While the property has frontage on Sycamore Ridge Drive, NE, no connection is proposed to that 
street.  A 200 foot wide Duke Power right-of-way lies along the southern boundary of the subject 
property, adjacent to the Sycamore Ridge development. 
 
The site plan indicates nine (9) three story structures within the C-2 zoning area.  Each building is 
proposed to have 24 units, with eight (8) units on each floor.  Each structure is proposed to have a 
maximum height of 37 feet. An amenity area, with a pool and clubhouse, is proposed near the 
entrance to the development.   
 
Common open space equates to approximately 8.25 acres, or 37.8% of the site, whereas 12% is 
required by the CDO.  This open space includes area within the common green, the Duke Power 
right-of-way, and the stormwater BMP area.   
 
The applicant has submitted photographs of a similar product, which does illustrate preliminary 
compliance with the minimum residential design standards of Article 7.  Should the Special Use 
Permit be approved, the petitioner will be required, at the time of technical site plan review, to 
submit architectural renderings specific to this project. 
 
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 completely 
complies with all requirements.  Transportation has stated that a traffic study will be required 
during technical site plan review, should the special use permit be approved.  Additionally, a 
traffic signal may be necessary at the Vinehaven/Copperfield intersection when the Interstate 85 
improvements are completed, and a joint driveway should be considered with the medical office 
on Vinehaven.    
 
The 2015 Land Use Plan (LUP) designates the subject property as part of a “mixed use node”, 
and specifically refers to the area as “Mixed Use District 8”, which is the general area around the 
Copperfield interchange.  The LUP states that “there is very little high density housing in the 
District, with most of the housing being low-density single family style homes.” The LUP also 
states that “There are few remaining parcels that would make good commercial uses.  Most of the 
ones that have good access and high visibility have been developed,”  
 
The recommendation portion of the LUP for this area offers the following statements: 
 

• “If residential were to develop on the remaining parcels, it would likely have to be high 
density.  Land values have reached a point where density would need to occur to achieve 
a return.”   

• “Some of the vacant parcels behind the existing commercial areas could potentially be 
redeveloped with higher density residential or mixed uses such as town homes or 
apartments.  This type of development would also serve as a transition between single-
family residential and more intense commercial uses.”   

 
 
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 



   
 
 
 
Case SUP-02-16   - 3 - 

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 development is located in on a parcel that has historically been zoned commercial.  
While, from a planning perspective, some of these uses would be unlikely to develop given the 
characteristics of the site, the following are examples of what would be legally permissible 
without a rezoning:  hotels, automobile sales, shopping centers, and restaurants.  The applicant 
has provided information that indicates that the height of the structures will meet the maximum 
height requirements of the CDO.  The applicant has indicated that this item will be further 
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 Vinehaven Drive, NE and no vehicular connection is 
proposed into the Sycamore Ridge development.  The Transportation Department has indicated 
that a traffic study will be required at the time of technical site plan review, should the petition be 
approved.  The applicant has indicated that traffic issues will be further addressed at the hearing.     
 
3) The proposed use shall not be noxious or offensive by reason of vibration, noise, odor, 
dust, smoke or gas. 
The proposed development will consist of 216 multifamily units.  It is acknowledged that, under 
the current zoning, commercial uses that generate noise or vibration could be established on the 
site.   There is no indication in the application as to how the proposed development would 
compare to an allowable  use under the current zoning.  The applicant has indicated that this item 
will be further 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. 
Given the current zoning of C-2, and the potential for the development of a range of commercial 
uses on the site, it would not appear that this use would impede the orderly development of 
surrounding properties.  The applicant has stated that this item will be addressed at the hearing.   
 
5) The establishment, maintenance, or operation of the proposed use shall not be 
detrimental to or endanger the public health, safety, or general welfare. 
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 Darren Lucas/Copperfield Apartments LLC. 
2. The property is owned by Sycamore Development, LLC (DB 2581 PG 009.) 
3. The subject properties were annexed in April, 2001 (Ordinance 01-11). 
4. The property was zoned to B-3 General Commercial in the late 1980s, and the zoning became 

C-2 General Commercial with the adoption of the UDO (now known as the CDO) in 2000. 
5. The property consists of approximately 21.81 acres. 
6. The adopted Land Use Plan designates the property as “mixed use node”. 
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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 traffic study is required during technical site plan approval.  
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Source: City of Concord
Planning Department

SUP-02-16
AERIAL

Special Use Permit
for a multifamily

development

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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Source: City of Concord
Planning Department

SUP-02-16
LAND USE PLAN

Special Use Permit
for a multifamily

development

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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agents make no warranty of merchantability or fitness 
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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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