
 

 
Planning & Zoning Commission 

May 1, 2019 Meeting 
 

Staff Report  
DATE: April 17, 2019 
 

TO:  Planning & Zoning Commission 
  

FROM:   Gretchen Coperine, AICP, Senior Planner   
 

SUBJECT:  Case #SIA-2019-02, Coldwater Ridge Lots 8-11 
Applicant: ArborLane Investments, Inc.  

 
Consider a request for a Special Intensity Allocation (SIA) for properties located at 2358, 2366, 2374 

and 2382 Coldwater Ridge Dr. The properties are identified as Cabarrus County Parcel Identification 

Numbers 5622-59-5209, 5622-59-3270, 5622-59-2141, and 5622-59-1003, totaling approximately 4.36 

+/- acres.  This request does not require a public hearing. 
 

A. Actions Requested by Planning & Zoning Commission 
 

Consistent with Section 4.16.10.1 of the Unified Development Ordinance (UDO) the Planning and 

Zoning Commission is appointed to serve as the Watershed Review Board. 
 

1. Motion to approve (deny) Special Intensity Allocation Request. 

2. Motion to approve (deny) the Special Intensity Allocation Permit. 
 

B. Required Votes to Pass Requested Actions  
 

Majority present at meeting. 
 

C. Background 
  

ArborLane Investments, Inc. is requesting a Special Intensity Allocation (SIA) in order to develop 

property along Coldwater Ridge Dr. The applicant proposes to develop each lot with permitted 

commercial uses with associated parking and driveways. The property is located in the Lake Fisher 

WS-IV Protected Area Watershed and currently zoned C-2 (General Commercial).  There are no 

proposed changes to the zoning.  

 

The applicant is requesting a SIA to exceed the 24% maximum impervious (built upon) area permitted 

in the watershed, up to 70% as permitted with an SIA.  
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Stormwater control is required for all SIA requests in accordance with Section 4.16.9.2.3 of the UDO 

which states: “Projects must be presented in the form of a SIA site plan, prepared by a Professional 
Engineer, and must minimize built-upon surface area, direct stormwater away from surface waters and 
incorporate Best Management Practices (BMPs) to minimize water quality impacts.” Any BMPs 

proposed will need to be approved by the City Engineer during full site plan review. 

 

With approval of a SIA, an applicant may develop a property with more than 24% impervious surface 

area, up to a maximum 70% impervious surface area, provided proper stormwater control measures are 

implemented. The UDO employs a point system, outlining six (6) criteria that are used to evaluate the 

merits of each SIA request.  The potential increase in allowable impervious area is based upon the point 

ratings for each of these criteria. 

 

The applicant is requesting an increase of 2.66 acres of impervious area, for a total impervious area as 

follows: 

 

Lot Number Address Impervious Requested 
Lot 8 2382 Coldwater Ridge Dr.  15,816 sf (0.36 ac) 

Lot 9 2374 Coldwater Ridge Dr. 32,950 sf (0.75 ac) 

Lot 10 2366 Coldwater Ridge Dr. 33,233 sf (0.76 ac) 

Lot 11 2358 Coldwater Ridge Dr. 34,044 sf (0.78 ac) 

 

Prior to development of the property, the project will be required to obtain final site plan approval. 
 

D. Fiscal Considerations 
 

None 
 

E. Policy Issues  
Per Section 4.16.9.2.5 of the UDO, the percentage of built upon area for a SIA shall be determined by 

the Special Intensity Allocation Point System (Table 4.16-4).  The accumulation of points is based on 

six categories.  Based on staff’s analysis of the request, the following points are recommended for 
the proposed project: 
 

• Tax Base Increase of $2,000,000 or more: 75 points 

• Full time jobs Created of 26 or more: 50 points 

• Community Value: To be determined by Watershed Review Board 

• Retail Trade Type of Industry: 10 points 

• Revitalization of Existing Development: 0 points 

• Energy Reduction/Conservation Measures: 0 points 

 

Total Points Recommended by Staff: 135 
  

Scoring between 100-149 Special Intensity Allocation points allows for the potential impervious (built 

upon) area to be increased from 24% to up to 40% of the undeveloped pervious surface area within the 

property. As proposed, the applicant is requesting approval to develop a total of 70% of the undeveloped 

pervious area, which is equal to 2.66 acres.   Based on the staff recommended allocation of points the 

applicant would need an additional 114 points allocated by the Watershed Review Board for 

Community Value to be able to develop up to 70% as requested. 
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If the SIA is approved, the developer will be allowed an increase of 2.66 acres of impervious area as 

long as the Watershed Review Board allocates an additional 114 points. The UDO caps the total amount 

that can be allocated by SIA in the Lake Fisher WS-IV Protected Area Watershed to 152.64 acres (based 

on available acreage). Should this SIA be approved, the additional 2.66 acres of impervious area would 

be allocated from the allowed acreage to be developed in the Lake Fisher WS-IV Protected Area 

Watershed leaving a balance of 149.98 acres. 
 

F. Legal Issues 
 

None 
 

G. Staff Recommendation and Alternative Courses of Action 
 

The Planning and Zoning Commission may choose to approve or deny the Special Intensity Allocation 

as presented.  

 

The request and attached site plan meet the criteria of approval for a Special Intensity Allocation. The 

grading of the site and the installation of an approved filter system will treat stormwater before it is 

discharged from the site. 
 

Staff recommends approval of a Special Intensity Allocation of 2.66 acres in the Lake Fisher WS-IV 

Protected Area Watershed for the property located at 2358, 2366, 2374 and 2382 Coldwater Ridge 

Drive as long as the Planning and Zoning Commission assigns at least 114 points to allow for the 

increase.  

 

The following actions are required to approve the requested SIA for Case # SIA 2019-02:  

 

1. Per Table 4.16-4, assign sufficient points to allow for the requested increase in 

impervious coverage from 24% to 70%.  

2. Motion to approve Special Intensity Allocation request 

3. Motion to approve the Special Intensity Allocation Permit 

 

Should the Commission not assign sufficient points to allow for the requested increase in impervious 

coverage from 24% to 70%, motions to deny the SIA request and permit should be adopted. 

 

I. Attachments 
 
1. SIA Application 

2. Vicinity Map 

3. Zoning Map 

4. Future Land Use Map 

5. Preliminary Site Plan 

6. SIA Permit (If Approved) 
 

J. Issue Reviewed By: 
 

• City Manager 

• City Attorney 

• Planning Director 

• City Engineer 



KAN~S 

Planning and Zoning Commission and Board of Adjustment 
General Application Form 

(Not.for Site Plan Review Submiflals) 

Type of Action Requested (Check One): 
Variance 

Conditional Use Pe1mit 

Subdivision Exception 

Zoning Text Amendment 

Appeal 

SIA Application 

Nonconformity Adjustment 

Watershed Boundary Modification 

Zoning Map Amendment 

Conditional Zoning Map Amendment 
ZtvVeJTM.~A#TS r 1-1c 

Applicant: /lrbor-l4NC ~ 
1 

Owner: 

Address: 630 6J I J#J5o'C ~ { N f Address: 

GNcorB- A/C. J,84J.5-ff5S~ 

---

Telephone: Zo 7" 796 16&3 Telephone: _________ _ 

Email: 

Legal relationship of applicant to property owner: ---------------
Property Location/Apdrcss: Z19Z.. Z-524 Z/3t,(,J Z3S'S ~wt:16<1.- ~o~vfl. 

~tz.-59- - fc)t>'3/ 141°/ 3?J107 5Zc>~ 4 -?/ 
Tax Parcel Number: .zoning District: CZ. Acreage of Site: •?tP *"" ~7"~ 
-r "Da.viJ. Prof!>l 7T?o.vlJ. ~rt1 f s\ 4tor$ 

~i~,~~·;0 3 /1>s(1~ rq'.~o:-O~;:,±"'l 
Applicant Signature & Date Property Owner Signature & Date 

Tile age11da dead/foe is tile first day of tile 1110111/i preceding Ille mrmth of tile meeti11g. To be 
considered for placeme11t 011 tlie 11e.xt meeting age11da, tile sig11ed applicatio11, applicati01• fee, 
a11d jive (5) copies of any required site pla11.o; for staff retiiew must be submitted by tlte deadli11e. 
However, to remai11 011 tl1e 11e.xt 111eeti11g age11da, fiftee11 (15) copies of suc/1 pla11s, determi11ed 
by staff to conform to all ordi11a11ce sta11da1·ds, must be s11bmitted at least ten (10) days before 
the meeting date. All fees are 11onrefimdable and lielp to cover "dmillistrative a11d 1wtijicatio11 
CO!J'fS. 

For Staff Use Only: 

Filing Fee: 4 3;;45 
Application No.: .SI A-~ 0\'1 _ QC>- 11 



SPECIAL INTENSITY ALLOCATION APPLICATION 

The Planning Commission acting as the Watershed Review Board is authorized to approve Special lntensily 
Allocntions (SIAs). The Board may grant a SIA of up to 70% (seventy percent) buill-upon area on all or part of the 
land area of a project based on the criteria for approval. A SIA must minimize built-upon surface area, direct 
slormwalcr away from the surface waters, and incorporate best management practices (BMPs) to minimize water 
quality impacts. A plan must be submiucd in the form of a SIA site plan, and must be prepared by a Professional 
Engineer. 

~,.,,vrsi,_.c,:11 J Itvc . 

Applicant: £/rbof' l o..Nt. ._, · 
Applicmit's Address: (,3o W;NJSH fl NE G, N(<i raJ N.( · ci2-S1()d-5 - (JSSO 

Applicant's Phone: 7<J 'f 7?£ 16 8 3 

Applicant's Email: __ -A_d___.~_r_e_o.1._-r_1_,___@ __ 'f_.~_~_o_o_· _(_o_M ______ _ 

Property Owner: __ l_ ·_Y_1 -""'- v_'_, J_ Pi,_t_o_f..__ST _________ _ 

Address or Location of Property seeking SI/\: Cct~ f!J-/{ ~ ~&£. J2.bfA. ~vit 
Parcel ID ll(s): 51,U- 5'- /ooi>/tA:t..o..../--~c..!Ovtt>~~/,_,,,fi~U>~9 _____ _ 
Deed Book/Page: .$Z.flo - Z3Z.... County: ~lS: 

Are• of Pro7-~;;~ Curr•"'""''"•' ---3o.,G ... ·~zi:.-._ ____ _ 

Select Watershed Location 

~ Lake Fisher WS-JV Protected Area 

Lake Concord WS-JV Protected Area 

_ Kannapolis Lake WS-111 Balance of Watershed 

Percent of Built-Upon Arca Requested for SIA: ---~7~~~%'+'-----

Acreage of Built-Upon Area Requested for SIA: 

CRITERIA FOR APPROVAL 

2"lP(e ~ l~: 4fr>'-7t:MJ cJF. u,., B 
l-lt.<;, ~ft)6. or-~~161> 
~A-J 

The Watershed Review Board will determine the criteria for approval based on Table 4.16-4 of the 

Kannapolis Unilied Development Ordinance. Planning staff will work with the applicant to determine the 

total points for a project. The table is a point based system and is as follows: 



Table 4.16-4 Sp«MI l11tenS1tY AloaJtion Point S)'Sl<!lm 

cat"90rles Used for SlA oonslderatlon Potential Points 

1. Tax Base Increase 
(estJnwed taY value of completed projel't) 

$200,000 - $500,000 15 
$500,00(). $999,999 25 

Sl,000,000 tll Sl,999,999 5Q 

$2,000,000 or more 7S 

2. Fult-tlme lobs Created 
1. 10 15 
11·2S 2S 

26or more so 

3. CornmunityValue 
up tD ISO (determined by Watershed Review BOard} 

4. Type of Industry 
Retail trade JO 

Office / lnsbtvtiooal JO 
hdustrial / Mar&.1fad1Jring 20 

Researdl &. Development/ Medic.al 20 

s. Revital ization of Extsthg Development so 
6. Energy Reduction I Conservation Measures 

J0-20%Jncrease In Landscaping (above uoo so 
> 20% Ina-ease 10 Landscaping (above UDO 75 

Bioretention A""licatioos 75 
l.EEO Ce111 ficallon 100 

POtentlal 1moervlous Alowance 
100 • 149 points 4~1mp. 

150 - 199 p<ilnts SOOA>tmp. 
200 • 249 points 60%lmp. 

> 249 oo!nts 7Q%1mp. 

The right to develop a SIA shall terminate with the loss of the right to develop due to the expiration ofa Zoning Compliance 
Permit or Building Pcm1il. In such cases, allocated acreage or unused allocated acreage shall be returned lo the total acreage 
eligible for allocation. 

This applicntion must be lilcd with the Planning and Zoning Department lhe first Friday of the month preceding the monlh of the 
meeting. The Planning Commission meets the lirst Wednesday of each month at 6:00))111 unless otherwise scheduled. 

~.~~~J1~ 
Signature of Owner Signature of Agent 

Owner's Address 

Owner's Telephone 

Complete A1>11lieation recei\'cd __ / __ / __ Ry:------------------~ 
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SPECIAL INTENSITY ALLOCATION PERMIT 
SIA-2019-02 – 2358, 2366, 2374 and 2392 Coldwater Ridge Drive 

 
May 1, 2019 

 

The Kannapolis Watershed Review Board, pursuant to Section 4.16.9 of the City of Kannapolis 

Unified Development Ordinance, approved a Special Intensity Allocation (SIA) for the following 

use, subject to the following condition(s): 
 

Use:  Commercial Uses 
 

Description of Property: Located at 2358, 2366, 2374 and 2382 Coldwater Ridge Dr. The 

properties are identified as Cabarrus County Parcel Identification Numbers 5622-59-5209, 5622-

59-3270, 5622-59-2141, and 5622-59-1003. 
 

Watershed District:  Lake Fisher WS-IV Protected Area  
 

Acreage Allocated for Development:  2.66 acres 
 

The Watershed Review Board has found the subject parcels to meet the criteria as described in 

Table 4.16-4 of the Kannapolis Unified Development Ordinance (UDO): 
 

• Tax Base Increase of $2,000,000 or more: 75 points 

• Full time jobs Created of 26 or more: 50 points 

• Community Value: To be determined by Watershed Review Board 

• Retail Trade Type of Industry: 10 points 

• Revitalization of Existing Development: 0 points 

• Energy Reduction/Conservation Measures: 0 points 

 

Total Points Awarded: 135 
 

The SIA Permit is perpetually binding upon the property described above. 
 

The right to develop an SIA shall terminate with the loss of the right to develop due to the expiration 

of a Zoning Compliance Permit or Building Permit.   
 

The SIA Permit was approved by the Watershed Review Board of the City of Kannapolis, North 

Carolina on the 1st day of May 2019. 
 

___________________________________ 

      Scott Trott, Chairman 

 Planning & Zoning Commission 

_______________________________ 

Pam Scaggs, Recording Secretary 

Planning & Zoning Commission 
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