
 

 

 
Planning & Zoning Commission 

May 6, 2020 Meeting 

 

Staff Report  
 
DATE: April 24, 2020 
 
TO:  Planning & Zoning Commission 
  
FROM:   Gretchen Coperine, AICP 
 Assistant Planning Director 
 
SUBJECT:  Case #CZ-2020-02 

Conditional Zoning Map Amendment  

 Applicant: Emory Investment Corporation 
 

Request to conditionally rezone property, located at 5741 & 5791 Wabash Ave. & 413 
Archdale Dr. from RE (Rural Estate) to C2-CZ (General Commercial-Conditional 
Zoning), to allow property to be developed for a hotel.   

 
A. Actions Requested by Planning & Zoning Commission 
 

1. Hold Public Hearing 
2. Motion to adopt Statement of Consistency 
3. Motion to adopt Resolution to Zone  

 
B. Decision and Required Votes to Pass Requested Actions  
 
Section 3.3.4.2 of the UDO allows the Planning and Zoning Commission to render a final decision on 
a rezoning request; subject to an affirmative vote of three-fourths of the Commission members present 
and not excused from voting, or if there is no appeal of the decision.  If there is a denial, an approval 
by a vote of less than three-fourths, or an appeal of the decision, then only the City Council shall have 
final decision making authority.  Any final decision rendered by the Commission may be appealed 
within fifteen (15) days to the City Council. 
 
C. Background & Project Overview 
 
The applicant, Emory Investment Corporation, is proposing to rezone the subject property from RE 
(Rural Estate) to CZ-C2 (General Commercial Conditional Zoning District).  The proposed use shown 
on the attached plan is a hotel.  The property is within the Farm Hill Small Area Plan. 
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D. Fiscal Considerations 
 
None 
 
E. Policy Issues  

Section 3.3.5 of the UDO states that the Planning and Zoning Commission may consider the 

following questions, at a minimum, in reviewing an application for rezoning: 

 

1. The size of the tract in question. 
The size of the subject tract is approximately 1.94 acres. 
 

2. Does the proposal conform with and further the goals and policies of the Land Use Plan, 

other adopted plans, and the goals, objectives, and policies of this Ordinance?   
This property is located in the “Regional Commercial Center” within a “Suburban Activity 1” 
Character District in the Move Kannapolis Forward 2030 Comprehensive Plan.  
 
The Regional Commercial Center includes land with opportunities for large format commercial 
as primary uses and multifamily residential as secondary uses.  The Suburban Activity 1 
Character District includes primarily regional-scale commercial development that can 
accommodate large format commercial development as primary uses and multifamily 
residential development as secondary uses.  
 
The subject property is located within the Farm Hill Small Area Plan Study Area. This plan 
recommends a mix of commercial, hotel, office, and residential uses for the study area, 
including a hotel use on this property (see attached Farm Hill Small Area Plan Recommended 
Land Uses Map). 

 
3. Is the proposed rezoning compatible with the surrounding area? 

The property is located across Sportsman Drive, to the south of Kannapolis Small Shops, a 
retail development consisting of a Dunkin Donuts (with drive-thru) and several small retailers.  
That property is zoned CZ-C2. On the east side of the subject property is existing residential 
property, zoned RE, with single family detached residential development. Property located 
immediately adjacent to the west is zoned CZ-C2.     
 
The subject property is located east of the Afton Ridge shopping center, which is zoned CD 
(Campus Development) and contains a range of commercial uses, including national retailers 
and major anchors Target, Dick’s Sporting Goods, Best Buy, Ashley Furniture, Stein Mart, and 
Party City.  Therefore, the proposed rezoning is considered compatible with the surrounding 
area. 
 

4. Will there be adverse effects on the capacity or safety of the portion of street network 

influenced by the rezoning? 

The subject property is and will continue to be accessed from Wabash Lane.  The proposed 
development did not meet the threshold for a full Traffic Impact Analysis, however, turn lanes 
on Kannapolis Parkway will need to be provided to allow proper deceleration turning right onto 
Sportsman Drive when driving north on Kannapolis Parkway.  Review and approval from 
NCDOT and the City will be needed in that regard. 
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5. Will there be parking problems? 

The site plan submitted with this request for rezoning includes adequate parking for the listed 
use.  
 

6. Will there be environmental impacts that the new use will generate, such as excessive 

storm water runoff, water, air or noise pollution, excessive nighttime lighting, or other 

nuisances? 

There are no anticipated adverse environmental impacts such as water, air, or noise pollution 
issues associated with the rezoning request. In addition, development will be required to 
conform to all applicable local, state, and federal environmental regulations.   

 
7. Has there been any change of character in the area due to installation of public 

facilities, other zone changes, new growth trends, deterioration, and development? 

The parcel to the north of the site known as Kannapolis Small Shops was rezoned to CZ-C2 in 
2016, and construction of the retail shops was completed in late 2018.   Commercial 
development is anticipated to continue along Kannapolis Parkway in the near future.  

 
8. Is there compliance with the adequate public facilities criteria? 

There are adequate public facilities available to the property or within close proximity, 
including water and sewer along Kannapolis Parkway.   

 
9. What are the zoning districts and existing land uses of the surrounding properties?  

Property to the south is zoned RE (Rural Estates) and is vacant.  Property to the north (across 
Sportsman Drive) is zoned CZ-C2 and is currently developed with the Kannapolis Small Shops 
retail center. Property to the east is zoned RE (Rural Estates) and is developed with a single 
family detached residence.  Property to the west across Kannapolis Parkway is zoned CD 
(Campus Development) and is developed with a mix of commercial and residential uses at 
Afton Ridge.  
 

10. Is the subject property suitable for the uses to which it has been restricted under the 

existing zoning classification? 

The current zoning of RE (Rural Estates) does not allow commercial development. 
 

11.  Is the zoning compatible with the adjacent neighborhood, especially residential 

neighborhood stability and character? 

The proposed hotel use is compatible with the adjacent area, which includes commercial 
development along Kannapolis Parkway, and the adjacent residential neighborhood to the east 
and south sides of the property, based on the medium intensity of the proposed use and subject 
to compliance with site development requirements of the UDO.  
 

12. What length of time has the subject property remained vacant as zoned?  
The subject property has been vacant for an undetermined amount of time.  

 
13. Is there an adequate supply of land available in the subject area and the surrounding 

community to accommodate the zoning and community needs?  
Kannapolis Parkway is predominately a commercial corridor. There are vacant parcels as well 
as underutilized parcels along the parkway.     

 
14. Was the existing zoning in error at the time of adoption?  

No. 
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F. Legal Issues 

 
None 
 
G. Finding of Consistency with Comprehensive Plan  

 
Staff finds this rezoning consistent with the goals and policies of the Move Kannapolis Forward 2030 
Comprehensive Plan, adopted by City Council, which designates this property as being located in the 
“Regional Commercial Center” and within a “Suburban Activity 1” Character District, which allows 
for commercial development.  Furthermore, staff finds the request for rezoning reasonable and in the 
public interest because it is consistent with the recommended land uses for this property, as specified 
in the Farm Hill Small Area Plan.  The proposed use is compatible with the surrounding zoning and 
commercial development land use pattern, yet not anticipated to have an adverse effect on the capacity 
or safety of the surrounding street network, nor anticipated to generate parking problems or any adverse 
impact on the environment.  Finally, there is adequate access to public facilities.      
 
H. Staff Recommendation and Alternative Courses of Action 

 
Staff Recommendation 
 
The Planning and Zoning Commission may choose to approve or deny the petition as presented.  
 
Based on the request being consistent with the Move Kannapolis Forward 2030 Comprehensive 

Plan, staff recommends approval with the following conditions for Zoning Map Amendment Case 

#CZ-2020-02: 
 

1.  The permitted uses allowed by this rezoning shall only include a hotel as generally depicted on 
the site plan submitted with this rezoning. 

2.  A Site Plan shall be submitted and approved by City Staff prior to issuance of a Zoning 
Clearance Permit. 

3.  Any lighting installed on the subject property shall be full cut-off fixtures with all lighting 
directed downward and away from adjacent residential property. 

4.  A Type 3 Perimeter buffer yard shall be provided to adjacent residential land to the west and 
south of the subject parcel. 

5.  Driveway locations shall be reviewed and approved by the City. 
6.  Driveways and parking lots shall comply with all Fire Codes and Autoturn (a traffic 

engineering program which specifies the required turning radii for vehicles including delivery 
trucks and emergency vehicles) shall be run for an SU-30 and Bus-45 (mimics ladder truck). 

7.  Appropriate access and deceleration turn lanes from Kannapolis Parkway shall be reviewed 
and approved by NCDOT with input from the City. 

8.  A Stormwater Management Permit will be required for this Development in accordance with 
Article 9 of the Kannapolis UDO. Easements, maintenance agreements and viable access shall 
be provided for all stormwater structures and BMP’s.  

9.  The project developer shall be responsible for extension of all water and sewer infrastructure 
needed to serve the project.  

10. Hydrants and fire protection shall comply with UDO Appendix C.3 and Fire Codes. 
11. The property shall be subject to the restrictions and guidelines of the CCTPOD (Coddle Creek 

Thoroughfare Protection Overlay District). 
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Alternative Courses of Action 
 
Motion to Approve (2 votes) 
 

1. Should the Commission choose to approve the request for rezoning as presented in Case 

#CZ-2020-02, a motion should be made to adopt the following Statement of Consistency: 

 

Statement of Consistency: The Planning and Zoning Commission finds this rezoning consistent with 
the goals and policies of the Move Kannapolis Forward 2030 Comprehensive Plan, adopted by City 
Council, which designates this property as being located in the “Regional Commercial Center” and 
within a “Suburban Activity 1” Character District, which allows for commercial development.  
Furthermore, staff finds the request for rezoning reasonable and in the public interest because it is 
consistent with the recommended land uses for this property, as specified in the Farm Hill Small Area 
Plan.  The proposed use is compatible with the surrounding zoning and commercial development land 
use pattern, yet not anticipated to have an adverse effect on the capacity or safety of the surrounding 
street network, nor anticipated to generate parking problems or any adverse impact on the 
environment.  Finally, there is adequate access to public facilities.      
  

2. Should the Commission choose to approve Case #CZ-2020-02, a motion should be made 

to adopt the Resolution to Zone. 

 
Motion to Deny (2 votes) 

 

1. Should the Commission choose to recommend denial of Case #CZ-2020-02, a motion 

should be made to adopt the following Statement of Consistency: 

 

Statement of Consistency: The Planning and Zoning Commission finds this zoning map amendment 
as presented in Case #CZ-2020-01 to be inconsistent with the goals and policies of the Move 
Kannapolis Forward 2030 Comprehensive Plan, adopted by City Council, because (state reason(s)) 
and is unreasonable and not in the public interest because (state reason(s)).  
 

2. Should the Commission choose to deny Case #CZ-2020-02, a motion should be made to 

deny the Resolution to Zone. 

 
 

I. Attachments 

 
1. Rezoning Application  
2. Vicinity Map 
3. Zoning Map 
4. 2030 Future Land Use and Character Map 
5. Small Hill Farm Area Plan Recommended Land Use Map 
6. Site Plan  
7. Notice of Public Hearing 
8. List of Properties Notified 
9. Letter to Adjacent Property Owners 
10. Public Notice Sign 
11. Resolution to Adopt a Statement of Consistency 
12. Resolution to Zone  
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J. Issue Reviewed By: 

 
• Planning Director (Z. Gordon) 
• Assistant City Manager (W. Melton) 
• City Attorney (W. Safrit, II) 
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Future Land Use

Map 9 - Recommended Land Uses

Note: This plan is intended to be illustrative.  The exact location, type and composition of future land use will be determined by 
market conditions.
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RALPH H HARTSELL TRUSTEE 1902 OLD GREYLYN CT NW CONCORD NC 28027

PAUL & KIMBERLY SALISBURY 5741 WABASH LN CONCORD NC 28027

ESTATE OF THERESA MACOMBER

C/O JUNE SYLVESTA 12583 BARRIER STORE RD LOCUST NC 28097

TERRY & JANICE HEDGEPETH 511 SPORTSMAN DRIVE CONCORD NC 28027

THOMAS & MARILYN BARNHARDT P O BOX 26339 CHARLOTTE NC 28221

NELSON PROPERTIES LLC NC LTD 842 KINGS CROSSING DRIVE NW CONCORD NC 28027

CHARLOTTE AREA MFG HOUSING INC PO BOX 561595 CHARLOTTE NC 28256

BULLPEN PROPERTIES LLC

C-NET PROPERTIES LLC 9131 ANSON WAY STE 305 RALEIGH NC 27615

NELSON PROPERTIES LLC NC LTD 842 KINGS CROSSING DRIVE NW CONCORD NC 28027

EMORY INVESTMENT CORPORATION

ATTN: CHARLES SALEH 6200 GLYNMOOR LAKES DR CHARLOTTE NC 28277

DOROTHY BOWER 530 ARCHDALE DR CONCORD NC 28027









 
 

RESOLUTION TO ADOPT A STATEMENT OF CONSISTENCY  

WITH REGARD TO CASE # CZ-2020-02 
 

WHEREAS, Section 160A-383 (2013) of the North Carolina General Statutes specifies that when 

adopting or rejecting any zoning amendment, the governing board shall also approve a statement 

describing whether its action is consistent with an adopted comprehensive plan and any other 

officially adopted plan that is applicable and explain why the action taken is reasonable and in the 

public interest; and 

 

WHEREAS, Section 3.3.4.2 of the Unified Development Ordinance delegates final authority to 

the Planning and Zoning Commission on zoning map amendments subject to an affirmative vote 

of three-fourths of the Commission members present and not excused from voting, or if there is no 

appeal of the decision; and 

 

WHEREAS, on May 6, 2020 the Planning and Zoning Commission conducted a public hearing to 

consider a request to rezone property located at 5741 & 5791 Wabash Avenue and 413 Archdale 

Drive, (Cabarrus County Parcel Identification Number(s) 5601-12-3347, 5601-12-4384, 5601-12-

4168) owned by Peter Macomber, June Sylvester and Paul & Kimberly Salisbury, from City of 

Kannapolis Rural Estate (RE) Zoning Designation to City of Kannapolis General Commercial-

Conditional Zoning (C-2-CZ) Zoning Designation; 

 

NOW, THEREFORE BE IT RESOLVED that the Planning and Zoning Commission finds this 

rezoning consistent with the goals and policies of the Move Kannapolis Forward 2030 

Comprehensive Plan, adopted by City Council, which designates this property as being located in 

the “Regional Commercial Center” and within a “Suburban Activity 1” Character District, which 

allows for commercial development.  Furthermore, staff finds the request for rezoning reasonable 

and in the public interest because it is consistent with the recommended land uses for this property, 

as specified in the Farm Hill Small Area Plan.  The proposed use is compatible with the 

surrounding zoning and commercial development land use pattern, yet not anticipated to have an 

adverse effect on the capacity or safety of the surrounding street network, nor anticipated to 

generate parking problems or any adverse impact on the environment.  Finally, there is adequate 

access to public facilities. 

 

Adopted this the 6th day of May 2020:  

 

 

  

David Steele, Chairman 

Planning and Zoning Commission 

Attest: 

 

 

___________________________ 

Pam Scaggs, Recording Secretary 

Planning and Zoning Commission 



 

 

 

 

 

 
 

RESOLUTION TO ZONE 
Case #CZ-2020-02 (5741 & 5791 Wabash Ave. and 413 Archdale Dr.)  

 

City of Kannapolis Rural Estate (RE) Zoning District to  

City of Kannapolis General Commercial-Conditional Zoning (C-2-CZ) Zoning District  

 
WHEREAS, Section 3.3.4.1 of the City of Kannapolis Unified Development Ordinance specifically 

delegates authority from the City Council to the Planning and Zoning Commission to take final action on 

a rezoning petition; and 
 

WHEREAS, Section 3.3.4.2.2 of the City of Kannapolis Unified Development Ordinance subjects this 

authority to an affirmative vote of three-fourths of the Commission members present and not excused 

from voting, or if there is no appeal of the decision; and 
 

WHEREAS, the Commission conducted a public hearing on May 6, 2020 for consideration of rezoning 

petition Case #CZ-2020-02 as submitted to the City of Kannapolis Planning Department; and  
 

WHEREAS, the request was to rezone property located at 5741 & 5791 Wabash Avenue and 413 

Archdale Drive, (Cabarrus County Parcel Identification Number(s) 5601-12-3347, 5601-12-4384, 5601-

12-4168) owned by Peter Macomber, June Sylvester and Paul & Kimberly Salisbury, from City of 

Kannapolis Rural Estate (RE) Zoning Designation to City of Kannapolis General Commercial-

Conditional Zoning (C-2-CZ) Zoning Designation; and 
 

WHEREAS, the Commission has approved the request for rezoning and found it to be consistent with 

the City of Kannapolis Move Kannapolis Forward, 2030 Comprehensive Plan, reasonable and in the 

public interest; and 
 

WHEREAS, per Section 3.3.5 of the Kannapolis UDO, the Planning and Zoning Commission makes the 

following findings in support of and in analysis of the rezoning: 
 

1. The size of the tract in question. 

The size of the subject tract is approximately 1.94 acres. 
 

2. Does the proposal conform with and further the goals and policies of the Land Use Plan, 

other adopted plans, and the goals, objectives, and policies of this Ordinance?   

This property is located in the “Regional Commercial Center” within a “Suburban Activity 1” 

Character District in the Move Kannapolis Forward 2030 Comprehensive Plan.  
 

The Regional Commercial Center includes land with opportunities for large format commercial 

as primary uses and multifamily residential as secondary uses.  The Suburban Activity 1 

Character District includes primarily regional-scale commercial development that can 

accommodate large format commercial development as primary uses and multifamily residential 

development as secondary uses.  
 

The subject property is located within the Farm Hill Small Area Plan Study Area. This plan 

recommends a mix of commercial, hotel, office, and residential uses for the study area, including 

a hotel use on this property (see attached Farm Hill Small Area Plan Recommended Land Uses 

Map). 
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3. Is the proposed rezoning compatible with the surrounding area? 

The property is located across Sportsman Drive, to the south of Kannapolis Small Shops, a retail 

development consisting of a Dunkin Donuts (with drive-thru) and several small retailers.  That 

property is zoned CZ-C2. On the east side of the subject property is existing residential property, 

zoned RE, with single family detached residential development. Property located immediately 

adjacent to the west is zoned CZ-C2. 

 

The subject property is located east of the Afton Ridge shopping center, which is zoned CD 

(Campus Development) and contains a range of commercial uses, including national retailers and 

major anchors Target, Dick’s Sporting Goods, Best Buy, Ashley Furniture, Stein Mart, and Party 

City.  Therefore, the proposed rezoning is considered compatible with the surrounding area 

 

4. Will there be adverse effects on the capacity or safety of the portion of street network 

influenced by the rezoning? 

The subject property is and will continue to be accessed from Wabash Lane.  The proposed 

development did not meet the threshold for a full Traffic Impact Analysis, however, turn lanes 

on Kannapolis Parkway will need to be provided to allow proper deceleration turning right onto 

Sportsman Drive when driving north on Kannapolis Parkway.  Review and approval from 

NCDOT and the City will be needed in that regard.  

 

5. Will there be parking problems? 

The site plan submitted with this request for rezoning includes adequate parking for the listed 

use.  

 

6. Will there be environmental impacts that the new use will generate, such as excessive 

storm water runoff, water, air or noise pollution, excessive nighttime lighting, or other 

nuisances? 

There are no anticipated adverse environmental impacts such as water, air, or noise pollution 

issues associated with the rezoning request. In addition, development will be required to conform 

to all applicable local, state, and federal environmental regulations. 

 

7. Has there been any change of character in the area due to installation of public facilities, 

other zone changes, new growth trends, deterioration, and development? 

The parcel to the north of the site known as Kannapolis Small Shops was rezoned to CZ-C2 in 

2016, and construction of the retail shops was completed in late 2018.   Commercial development 

is anticipated to continue along Kannapolis Parkway in the near future. 

 

8. Is there compliance with the adequate public facilities criteria? 

There are adequate public facilities available to the property or within close proximity, including 

water and sewer along Kannapolis Parkway.   

 

9. What are the zoning districts and existing land uses of the surrounding properties?  

Property to the south is zoned RE (Rural Estates) and is vacant.  Property to the north (across 

Sportsman Drive) is zoned CZ-C2 and is currently developed with the Kannapolis Small Shops 

retail center. Property to the east is zoned RE (Rural Estates) and is developed with a single 

family detached residence.  Property to the west across Kannapolis Parkway is zoned CD 

(Campus Development) and is developed with a mix of commercial and residential uses at Afton 

Ridge.   
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10. Is the subject property suitable for the uses to which it has been restricted under the existing 

zoning classification? 

The current zoning of RE (Rural Estates) does not allow commercial development. 

 

11.  Is the zoning compatible with the adjacent neighborhood, especially residential 

neighborhood stability and character? 

The proposed hotel use is compatible with the adjacent area, which includes commercial 

development along Kannapolis Parkway, and the adjacent residential neighborhood to the east 

and south sides of the property, based on the medium intensity of the proposed use and subject 

to compliance with site development requirements of the UDO.   

 

12. What length of time has the subject property remained vacant as zoned?  

The subject property has been vacant for an undetermined amount of time.   

 

13. Is there an adequate supply of land available in the subject area and the surrounding 

community to accommodate the zoning and community needs?  

Kannapolis Parkway is predominately a commercial corridor. There are vacant parcels as well as 

underutilized parcels along the parkway. 

 

14. Was the existing zoning in error at the time of adoption?  

No. 

 

NOW, THEREFORE BE IT RESOLVED by the City of Kannapolis Planning and Zoning Commission 

that the above referenced property be rezoned City of Kannapolis C-2-CZ – General Commercial-

Conditional Zoning District, subject to the following conditions: 

 

1.  The permitted uses allowed by this rezoning shall only include a hotel as generally depicted on 

the site plan submitted with this rezoning. 

2.  A Site Plan shall be submitted and approved by City Staff prior to issuance of a Zoning Clearance 

Permit. 

3.  Any lighting installed on the subject property shall be full cut-off fixtures with all lighting 

directed downward and away from adjacent residential property. 

4.  A Type 3 Perimeter buffer yard shall be provided to adjacent residential land to the west and 

south of the subject parcel. 

5.  Driveway locations shall be reviewed and approved by the City. 

6.  Driveways and parking lots shall comply with all Fire Codes and Autoturn (a traffic engineering 

program which specifies the required turning radii for vehicles including delivery trucks and 

emergency vehicles) shall be run for an SU-30 and Bus-45 (mimics ladder truck). 

7.  Appropriate access and deceleration turn lanes from Kannapolis Parkway shall be reviewed and 

approved by NCDOT with input from the City. 

8.  A Stormwater Management Permit will be required for this Development in accordance with 

Article 9 of the Kannapolis UDO. Easements, maintenance agreements and viable access shall 

be provided for all stormwater structures and BMP’s.  

9.  The project developer shall be responsible for extension of all water and sewer infrastructure 

needed to serve the project.  

10. Hydrants and fire protection shall comply with UDO Appendix C.3 and Fire Codes. 

11. The property shall be subject to the restrictions and guidelines of the CCTPOD (Coddle Creek 

Thoroughfare Protection Overlay District). 
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Adopted this the 6th day of May 2020: 

  

 

 

  

David Steele, Chairman  

Planning and Zoning Commission 

 

Attest:  

 

________________________________ 

Pam Scaggs, Recording Secretary 

Planning and Zoning Commission 
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