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                                                                                                        Staff Report             
 Planning and Zoning Commission 
 
DATE:   July 15, 2014 
 
SUBJECT: Special Use Permit 

Off-Premise Signs for a Project in the Mixed Use Neighborhood 
Center (MX-NC) District  

 
CASE:          SUP-06-14 
 
APPLICANT:   White Owl LLC/Rodney Miles 
 
LOCATION:  426 Church St. NE and 91 McGill Ave. /Buffalo Ave. NW 
 PINs 5621-52-9497 and 50-7269 
 (Business being advertised is located at 455 Spring St. NW) 
 
  
EXISTING LAND USE: 426 Church St. NE - Vacant land  
           91 McGill/Buffalo NW - Commercial 
 
EXISTING ZONING: C-2 General Commercial (both properties) 
 
REPORT PREPARED BY: Kevin E. Ashley, AICP 
 Planning and Development Manager 
 
BACKGROUND 
 
The applicant proposes to erect two (2) off-premise signs directing vehicular traffic to the White 
Owl, located at 455 Spring Street, NW.  As the Commission recalls, the text amendment creating 
this item has been discussed at previous meetings.  At their July 10 meeting, the City Council 
voted to approve the amendment, allowing the petitioner to proceed with this application.   
 
The Ordinance allows the erection of the maximum of two signs, which may be no larger than 
twenty (20) square feet in area.  The signs may not be internally illuminated, and must be erected 
within 2,000 feet of the business being advertised.  The business being advertised has to be zoned 
either one of the Mixed Use (MX) districts, or Planned Unit Development (PUD).  The signs may 
only be erected on non-residentially zoned properties, with the written permission of the property 
owner. If the ownership of the property changes, the signs are required to be removed in the event 
that the new owner does not give written permission.   
 
The applicant has submitted written lease agreements from the two property owners, as well as an 
illustration of the proposed signs and aerial photography indicating the general location of the 
signs.   
 
Following is a summary of the properties where the proposed signs are to be erected. 
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426 Church Street North 
This property is a vacant parcel located on the southeast corner of Church Street NE and 
Brookwood Avenue NE.  The property is owned by John H. McCrimmon Jr./Olde Concord 
Development.  The applicant has submitted a written lease agreement from the owner consenting 
lease of the property.  The applicant proposes to erect an 18 square foot ground mounted sign in 
such a manner as to be visible for north and southbound traffic utilizing Church Street.  
According to City GIS measurements, this parcel is approximately 1,430 feet from the property 
being advertised.  This parcel is zoned C-2 General Commercial. The sign is proposed to be four 
feet in height.  
 
91 McGill/Buffalo Ave. NW 
This property is triangular parcel located at the McGill/Buffalo/Spring Street intersection.  This 
parcel is owned by Virginia L. Anderson and the applicant has submitted a lease agreement from 
this owner also.  The applicant proposes to erect an 18 square foot ground mounted sign near the 
“point” of the triangle where the two streets intersect.  According to GIS measurements, this 
parcel is approximately 1,592 feet from the White Owl development.  This sign is also proposed 
to be double sided.  This parcel is also zoned C-2 General Commercial.  The sign is proposed to 
be four feet in height.   
 
The applicant does not propose illumination for either sign. 
 
Staff has sent official notices to all property owners adjacent to both signs. 
 
 
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: 
 
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 signage, advertising developments zoned either MX or PUD is permissible in 
nonresidential districts with the issuance of a Special Use Permit.  Information provided in the 
application indicates compliance with the provision of the Ordinance.   
 
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 applicant will be required to provide information prior to the installation of the signs that 
their locations will not encroach into any required sight triangle.  
 
3) The proposed use shall not be noxious or offensive by reason of vibration, noise, odor, 
dust, smoke or gas. 
The proposed signs will not be noxious or offensive.  
 
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. 
Erection of the proposed signs will not impede the order development or improvement of 
surrounding properties.  This signage does not count toward the signage allowance for the 
properties on which they are located.   
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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 signs should not be detrimental to or endanger public health safety, or general 
welfare.  
 
6) Compliance with any other applicable Sections of this Ordinance. 
The proposed project complies with CDO requirements with respect to zoning.  If the requested 
SUP is approved, the applicant must apply for a sign permit and submit information 
demonstrating compliance with the sight triangle requirements.   
 
 
PROPOSED FINDINGS OF FACT 

 
1. The applicant is White Owl LLC/Rodney Miles and the property being advertised is 455 

Spring Street, NW. 
2. Signs are proposed to be located at 426 Church St. NE and 91 McGill/Buffalo Ave. NW. 
3. The property at 426 Church St. NE is owned by John H. McCrimmon Jr., d/b/a Olde Concord 

Development (DB 3429, PG 33). 
4. The property at 91 McGill/Buffalo NW is owned by Virginia L. Anderson (DB 9703, PG 

140). 
5. The applicant has submitted an illustration of the signs, as well as aerial photos illustrating 

the general location of the proposed signs. 
6. The properties where the signs are proposed are zoned General Commercial (C-2) and the 

property being advertised is zoned Mixed Use Neighborhood Center (MX-NC).   
7. The sign located at 426 Church St. NE is approximately 1,430 feet from the property being 

advertised and the sign at 91 McGill/Buffalo Ave. is approximately 1,592 feet from the 
property being advertised.   

8. The submitted application and supplemental materials indicate that the proposal meets the 
minimum requirements of Section 12.4.8 of the Concord Development Ordinance (Off-
Premise Ground and Wall-Mounted Directional Signs). 

 
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) Compliance with minimum sight triangle requirements shall be required prior to 

issuance of sign permits.   
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SUP-06-14
ZONING MAP

Off-Premise Signange
for a parcel zoned

Mixed Use
Neighborhood Center

(MX-NC)

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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