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Board of Adjustment 
June 3, 2025 Meeting 

Staff Report 

TO: Board of Adjustment  

FROM: Mia Alvarez, Planner 

SUBJECT: Case# BOA-2025-08: Special Use Permit – 9170 Davidson Highway 
Applicant: Sustar/Little LLC 

Request for a Special Use Permit to allow for a self-service storage facility on a property located 
at 9170 Davidson Highway. 

A. Actions Requested by Board of Adjustment

1. Motion to accept the City’s exhibits into the record.
2. Motion to approve/revise Findings of Fact for the Special Use Permit.
3. Motion to approve (approve with conditions) (deny) the issuance of the Special Use Permit
4. Motion to Issue Order of Approval.

B. Required Votes to Pass Requested Action

A majority vote is required to approve, approve with conditions, or deny the requested actions. 

C. Background

The applicant, Sustar/Little LLC, is requesting a Special Use Permit (SUP) to allow for a self-service 
storage facility in the General Commercial (GC) zoning district on an approximately 2.20 +/- acre 
portion of a 4.13 +/- acre property located at 9170 Davidson Highway, further identified as Cabarrus 
County Parcel Identification Number 46824023240000.  

Pursuant to Table 4.2.B(5) of the Kannapolis Development Ordinance (KDO), issuance of a SUP is 
required for self-service storage uses in the GC zoning district. The Board of Adjustment heard this case 
on May 6, 2025, and continued the case to the June 3, 2025, meeting, requesting additional evidence 
from the applicant regarding off-site building visibility and lighting for the property. 

D. Fiscal Considerations

None 
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E. Policy Issues

Section 2.5.A(5) of the KDO requires that the Board of Adjustment shall only approve a Special Use 
Permit if the applicant demonstrates that the criteria below have been met. Staff analysis of each 
criterion is noted. 

Staff Findings of Fact - Based on application review: 
 Yes     No 

The proposed conditional use will be in harmony with the area in which it is to be 
located and in general conformance with the City’s Land Use Plan. 
This property is in the “Secondary Activity Center” and “Complete Neighborhood 1” 
Character Area in the Move Kannapolis Forward 2030 Comprehensive Plan. The 
Secondary Activity Center area calls for primary uses consisting of retail, office, and 
multifamily residential. The Complete Neighborhood 1 area calls for primary uses 
consisting of single family residential and civic. The parcel is currently vacant. 
Surrounding uses consist of residential and an animal hospital 

Based on the character areas noted above, the proposed development is compatible 
with the future and existing uses in the surrounding area.  

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 proposed use of self-service storage is not expected to create any traffic hazards 
or cause traffic congestion.  

The proposed use shall not be noxious or offensive by reason of vibration, 
noise, odor, dust, smoke or gas. 
No vibration, noise, odor, dust, smoke, or gas beyond what would be anticipated for a 
self-service storage is expected as a result of this proposed use. 

 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 proposed use would not impede development of the surrounding properties for 
uses allowed within their respective zoning districts. The proposed self-service 
storage would have a minimal impact on the surrounding properties. 

The establishment, maintenance, or operation of the proposed use shall not be 
detrimental to or endanger the public health, safety, or general welfare. 
There is no apparent danger or detrimental impact to the overall public safety, health 
and welfare resulting from the proposed use. The proposed use is subject to all the 
requirements of the Kannapolis Development Ordinance.  

X 

X 

X 

X 

X 
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                The proposed use complies with all applicable provisions of the KDO. 
The proposed use shall comply with all sections of the Kannapolis Development 
Ordinance (KDO), conditions of approval, and any other applicable local, state and 
Federal regulations. It is understood by the applicant that unless specifically 
relieved of a requirement, in writing, all KDO requirements must be met.   

                The applicant consents in writing to all conditions of approval included in the 
approved special use permit. 
The applicant has been informed they must sign the Conditions of Approval for this 
SUP. 

F. Legal Issues

Board’s Findings of Fact - Based on application review and public hearing. 

In order to determine whether a special use permit is warranted, the Board must decide that each of 
the six findings as outlined below has been met and that the additional approval criteria has been 
satisfactorily addressed. If the Board concurs completely with the findings of the staff, no additional 
findings of fact are necessary, and the staff findings should be approved as part of the decision. 
However, if the Board wishes to approve different findings (perhaps as a result of additional 
evidence or testimony presented at the public hearing), alternate findings need to be included as 
part of the six criteria below. Should a special use permit be approved, the Board may place 
conditions on the use as part of the approval to assure that adequate mitigation measures are 
associated with the use. 

Yes          No 
The proposed conditional use will be in harmony with the area in which it is to be 
located and in general conformance with the City’s Land Use Plan. 

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 proposed use shall not be noxious or offensive by reason of vibration, noise, 
odor, dust, smoke or gas. 

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 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 complies with all applicable provisions of the KDO.  

X 

X 
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The applicant consents in writing to all conditions of approval included in the 
approved special use permit.   

G. Recommendation

Based on the above findings, staff recommends approval of the Special Use Permit based on the staff 
Findings of Fact (or as modified by the Board), the conceptual site plan, and compliance with all local, 
State, and Federal requirements. 

Conditions of Approval proposed by staff: 

1. The lot must be recombined as shown on the preliminary plat (included with this packet) to
comply with the KDO requirement that the lot size for a self-service storage facility not exceed
three (3) acres.

2. Access to the site must be established and meet the City's minimum requirements.
3. The number of storage units shall not exceed 599.

The Board of Adjustment should consider all facts and testimony after conducting the Public 
Hearing and render a decision accordingly to approve, approve with conditions, or deny the Special 
Use Permit. 

H. Attachments

1. Special Use Permit Application
2. Vicinity Map
3. Zoning Map
4. Future Land Use Map
5. Conceptual Site Plan
6. Elevation Rendering
7. Preliminary Plat
8. List of Notified Properties
9. Notice to Adjacent Property Owners
10. Posted Public Notice

I. Issue Reviewed By:

Planning Director X 

City Attorney X 

Assistant City Manager X 





















OWNER 1 OWNER 1 MAIL ADDRESS 1 MAIL ADDRESS 2 CITY STATE ZIPCODE
YAWN DAVID GLENN  YAWN DAVID GLENN 2131 ODELL SCHOOL ROAD  CONCORD NC 28027
LEWIS RICHARD JOHN   & LEWIS GAIL CLAGETT SPOUSE LEWIS RICHARD JOHN  & LEWIS GAIL CLA  9581 HORSEBIT LN  CONCORD NC 28027
SUSTAR/LITTLE LLC  SUSTAR/LITTLE LLC A NC LTD LIABILITY CO PO BOX 6600 CONCORD NC 28027
ROCKY RIVER ENTERPRISES LLC  ROCKY RIVER ENTERPRISES LLC 9280 DAVIDSON HWY  CONCORD NC 28027
CROSS LYMAN  & CROSS DEBORAH WF CROSS LYMAN & CROSS DEBORAH WF 2176 PRAIRIE RD  CONCORD NC 28027
WELLINGTON CHASE HOMEOWN ASSOC  WELLINGTON CHASE HOMEOWN ASSOC C/O CUSICK COMMUNITY MGMT 8008 CORPORATE CENTER DR CHARLOTTE NC 28226
GOODNIGHT DIANE  & GOODNIGHT MARIAN GOODNIGHT DIANE & GOODNIGHT MAR 2175 PRAIRIE RD  CONCORD NC 28027
YAWN JENNIE H -TRUSTEE  & YAWN JENNIE H REVOC TRS4/22/03 YAWN JENNIE H -TRUSTEE & YAWN JENN    C/O ELLEN Y LOSKOSKI 94 OLDE COTTAGE LN MIDWAY GA 31320
THOTAKURI VIJAY KUMAR  THOTAKURI VIJAY KUMAR 2135 ODELL SCHOOL RD  CONCORD NC 28027
SPANKE EDWARD  & SPANKE LINDA WF SPANKE EDWARD & SPANKE LINDA WF 2164 PRAIRIE RD  CONCORD NC 28027
COLES WILLIAM EDWARD JR  & COLES SHANNA WEIGMAN WF COLES WILLIAM EDWARD JR & COLES SH   2158 PRAIRIE RD  CONCORD NC 28027
YOUNG GWENDOLYN M  & MOORE CASANDRA YOUNG GWENDOLYN M & MOORE CASA2182 PRAIRIE RD  CONCORD NC 28027
GREINER MICHAEL  & GREINER DIANE B GREINER MICHAEL & GREINER DIANE B 2152 PRAIRIE RD  CONCORD NC 28027
CLARK MARK  & CLARK SHERRY WF CLARK MARK & CLARK SHERRY WF 2146 PRAIRIE RD  CONCORD NC 28027
VSP BUSINESS LLC  VSP BUSINESS LLC C/O SHAILESH V PANARA 1534 COPPERPLATE RD CHARLOTTE NC 28262



April 25, 2025 

Dear Property Owner, 

Please be advised that the City of Kannapolis Board of Adjustment will conduct a quasi-
judicial public hearing on Tuesday May 6, 2025, at 6:00 PM at City Hall, located at 401 
Laureate Way, for the following case: 

BOA-2025-08 – Special Use Permit – 9170 Davidson Highway 

The purpose of this Public Hearing is to consider a request for a Special Use Permit (SUP) to allow 
for self-service storage on property located at 9170 Davidson Highway. Pursuant to Table 4.2.B(5) 
of the Kannapolis Development Ordinance, a SUP is required for self-service storage uses in the 
General Commercial (GC) zoning district. The subject project site is an approximate 2.20 +/- acre 
portion of a 4.13 +/- acre property, and further  identified as Cabarrus County Parcel Identification 
Number 46824023240000. (Please see attached vicinity map showing the location of this 
property.) 

As an abutting property owner, you are being notified of this public hearing in accordance 
with the requirements of the Kannapolis Development Ordinance. You are welcome to 
attend the public hearing and present testimony to the Board of Adjustment if you so desire. 

If you have any questions about the public hearing or request, please do not hesitate to contact the 
Planning Department at 704.920.4373 or malvarez@kannapolisnc.gov. 

Sincerely, 

Mia Alvarez 
Planner 

Enclosure 

Anyone who requires an auxiliary aid or service for effective communication, or a modification of policies or procedures to 
participate in a program, service, or activity of the City of Kannapolis, should contact the office of Heather James, Human Resource 
Director, by phone at 704-920-4322 or by email at hjames@kannapolisnc.gov as soon as possible but no later than 48 hours before 
the scheduled event. 





Board of Adjustment 
June 3, 2025 Meeting 

Staff Report 

TO: Board of Adjustment  

FROM: Ben Barcroft, Senior Planner 

SUBJECT: Case# BOA-2025-09: Certificate of Nonconformity Adjustment– 358 Oak Avenue 
Mall Dr. 
Applicant: Rite Lite Signs 

Request for a Certificate of Nonconformity Adjustment to replace the non-conforming sign at 358 
Oak Avenue Mall Dr. with a new non-conforming sign.  

A. Actions Requested by Board of Adjustment

1. Motion to accept the City’s exhibits into the record.
2. Motion to approve/revise Findings of Fact for the Certificate of Nonconformity Adjustment.
3. Motion to approve, approve with conditions, or deny the issuance of the Certificate of

Nonconformity Adjustment.

B. Required Votes to Pass Requested Action

A majority vote is required to approve, approve with conditions, or deny the requested actions. 

C. Background

The applicant, Rite Lite Signs, is requesting a Certificate of Nonconformity Adjustment (CONA) to 
permit a wall mounted sign measuring 135 square feet, where a maximum of 32 square feet is allowed. 
The subject property is zoned Center City (CC) and consists of approximately 7.59 +/- acres located at 
358 Oak Avenue Mall Dr., further identified as Cabarrus County Parcel Identification Number 
56135929920000. 

The current wall mounted sign is approximately 135 square feet and was approved under CONA case 
BOA-2015-15.  

  EXHIBIT 2
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D. Policy Issues  

Section 2.5.E(4) of the Kannapolis Development Ordinance requires the approval of a Certificate of 
Nonconformity Adjustment prior to: 

(1) Any change of use of a structure or land from one nonconforming use to another nonconforming 
use 

(2) Any expansion of or addition to structural parts of a nonconforming structure 
Section 2.5.E(4) of the KDO requires that the Board of Adjustment shall only approve a Certificate of 
Nonconformity Adjustment if the applicant demonstrates that the criteria below have been met. For this 
type of case, the findings (other than the conditions) must be “No” in order for the criteria to be 
considered met. Staff analysis of each criterion is provided below. 

Staff Findings of Fact - Based on application review: 
 Yes     No 
 

Noise - Does the nonconformity create noise above and beyond levels considered 
normal to the area? 

 The nonconformity does not create noise. 
  

Traffic - Does the nonconformity generate or have the potential to generate a 
significantly higher volume of traffic than surrounding land use? 

 This request will have no effect on traffic generated by the site. 
 
 Surrounding property values - Does the nonconformity detract from the 

prevailing property values? 
The nonconformity does not detract from prevailing land uses.  
 

 Aesthetics – Does the nonconformity detract from the overall aesthetic 
character of the area? 
This sign request would not change or detract from the overall aesthetic character 
of the area. 
   

                 The applicant consents in writing to all conditions of approval included in the 
approved Certificate of Nonconformity Adjustment. 

 The applicant has been informed they must sign the Conditions of Approval for this 
Certificate of Nonconformity Adjustment. 

 
E. Legal Issues 

Board’s Findings of Fact - Based on application review and public hearing. 
 

In order to determine whether to grant a Certificate of Nonconformity Adjustment, the Board must 
find that each of the five criteria noted above have been met. If the Board concurs with the staff 
assessments for each of the criteria, then no additional findings of fact are necessary, and the Board 
may adopt the staff findings as part of its decision. However, if the Board wishes to approve 
different findings (perhaps as a result of additional evidence or testimony presented at the public 
hearing), alternate findings need to be included as part of the five criteria below. 

 X 

X 
 

 X 

 X 

 X 
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Should a Certificate of Nonconformity Adjustment be approved, the Board may impose such 
reasonable conditions as will ensure that the use of the property to which the certificate applies will 
be as compatible as practicable with the surrounding properties. Any approval granted will “run 
with the land” and subject all future property owners to the same restrictions. 

Yes          No 
Noise - Does the nonconformity create noise above and beyond levels considered 
normal to the area? 
 
 
Traffic - Does the nonconformity generate or have the potential to generate a 
significantly higher volume of traffic than surrounding land use? 
 
 
Surrounding property values - Does the nonconformity detract from the 
prevailing property values? 
 
 
Aesthetics - Does the nonconformity detract from the prevailing property 
values? 
 
 
The applicant consents in writing to all conditions of approval included in the 
approved Certificate of Nonconformity Adjustment. 
 

 
 

F. Recommendation 

Based on the above findings, staff recommends approval of the Certificate of Nonconformity 
Adjustment based on the staff Findings of Fact (or as modified by the Board), the conceptual site plan, 
and compliance with all local, State, and Federal requirements. 

 
The Board of Adjustment should consider all facts and testimony after conducting the Public 
Hearing and render a decision accordingly to approve, approve with conditions, or deny the 
Certificate of Nonconformity Adjustment. 
 

G. Attachments 

1. Certificate of Nonconformity Adjustment Application 
2. Vicinity Map 
3. Zoning Map 
4. Future Land Use Map 
5. List of Notified Properties 
6. Notice to Adjacent Property Owners  
7. Posted Public Notices 
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I. Issue Reviewed By: 

Planning Director X 

City Attorney X 

 















AcctName1 MailAddr1 MailAddr2 MailCity MailState MailZipCoacres
CITY OF KANNAPOLIS 401 LAUREATE WAY  KANNAPOLNC 28081
KANNAPOLIS LAND PARTNERS LLC 1213 W MOREHEAD ST STE 150  CHARLOTT NC 28208
KANNAPOLIS LAND PARTNERS LLC 1213 W MOREHEAD ST STE 150  CHARLOTT NC 28208
KANNAPOLIS LAND PARTNERS LLC 1213 W MOREHEAD ST STE 150  CHARLOTT NC 28208
KANNAPOLIS LAND PARTNERS LLC 1213 W MOREHEAD ST STE 150  CHARLOTT NC 28208
KANNAPOLIS LAND PARTNERS LLC 1213 W MOREHEAD ST STE 150  CHARLOTT NC 28208
KANNAPOLIS LAND PARTNERS LLC 1213 W MOREHEAD ST STE 150  CHARLOTT NC 28208
CITY OF KANNAPOLIS ATTN: CITY MANAGER 401 LAUREATE WY KANNAPOLNC 28081
PREMIER REAL ESTATE TEAM INC 210 OAK AVE  KANNAPOLNC 28081
PREMIER REAL ESTATE TEAM INC 210 OAK AVE  KANNAPOLNC 28081
PREMIER REAL ESTATE TEAM INC 210 OAK AVE  KANNAPOLNC 28081
CITY OF KANNAPOLIS ATTN: CITY MANAGER 401 LAUREATE WY KANNAPOLNC 28081
KANNAPOLIS LAND PARTNERS LLC 1213 W MOREHEAD ST STE 150  CHARLOTT NC 28208
RIGHT FIELD DEVELOPMENT LLC 1290 W EAU GALLIE BLVD STE 900  MELBOURNFL 32935
CITY OF KANNAPOLIS 401 LAUREATE WAY  KANNAPOLNC 28081
OAK AVENUE DYNAMIC HOLDINGS LLC 210 OAK AVE  KANNAPOLNC 28081
KANNAPOLIS LAND PARTNERS LLC 1213 W MOREHEAD ST STE 150  CHARLOTT NC 28208
TEMERITY PARCEL F 1120 20TH ST NW STE 7205  WASHINGTDC 20036
CITY OF KANNAPOLIS 401 LAUREATE WAY  KANNAPOLNC 28081
BGO KANNAPOLIS OWNER LLC 1213 W MOREHEAD ST STE 150  CHARLOTT NC 28208
KANNAPOLIS LAND PARTNERS LLC 1213 W MOREHEAD ST STE 150  CHARLOTT NC 28208
KANNAPOLIS LAND PARTNERS LLC 1213 W MOREHEAD ST STE 150  CHARLOTT NC 28208
KANNAPOLIS LAND PARTNERS LLC 1213 W MOREHEAD ST STE 150  CHARLOTT NC 28208
CITY OF KANNAPOLIS 401 LAUREATE WAY  KANNAPOLNC 28081
OAK AVENUE DYNAMIC HOLDINGS LLC 210 OAK AVE  KANNAPOLNC 28081
OAK AVENUE DYNAMIC HOLDINGS LLC 210 OAK AVE  KANNAPOLNC 28081
OAK AVENUE DYNAMIC HOLDINGS LLC 210 OAK AVE  KANNAPOLNC 28081
OAK AVENUE DYNAMIC HOLDINGS LLC 210 OAK AVE  KANNAPOLNC 28081
OAK AVE PARTNERS LLC 8906 DARCY HOPKINS DR  CHARLOTT NC 28277



 

 

May 23, 2025 
 
Dear Property Owner, 
 
Please be advised that the City of Kannapolis Board of Adjustment will conduct a quasi-judicial 
public hearing on Tuesday June 3, 2025 at 6:00 PM at City Hall, located at 401 Laureate Way, for 
the following case: 
 
BOA-2025-09 – Certificate of Nonconformity Adjustment – 358 Oak Avenue Mall Dr. 
 
The purpose of this Public Hearing is to consider a request for a Certificate of Nonconformity Adjustment 
(CONA) for property located at 358 Oak Avenue Mall Dr. The requested CONA is to permit a wall mounted 
sign measuring 135 square feet, where a maximum of 32 square feet is allowed. The current wall mounted 
sign is approximately 135 square feet and was approved under CONA case BOA-2015-15. Section 2.5.E(4) 
of the Kannapolis Development Ordinance requires the approval of a CONA prior to any change of use of 
a structure or land from one nonconforming use to another nonconforming use. 
 
The subject property is zoned Center City (CC) on approximately 7.59 +/- acres of property located at 358 
Oak Avenue Mall Dr. and further identified as Cabarrus County Parcel Identification Number 
56135929920000 (Please see attached vicinity map showing the location of this property). 
 
As an abutting property owner, you are being notified of this public hearing in accordance with the 
requirements of the Kannapolis Development Ordinance. You are welcome to attend the public 
hearing and present testimony to the Board of Adjustment if you so desire. 
 
If you have any questions about the public hearing or request, please do not hesitate to contact the 
Planning Department at 704.920.4355 or bbarcroft@kannapolisnc.gov. 
 
Sincerely, 

 
 Ben Barcroft 

Senior Planner 
 
Enclosure 
 
In accordance with Title II of the Americans with Disabilities Act (ADA), any person requiring an accommodation to participate 
in a function or program of the City of Kannapolis should contact Daniel Jenkins, Assistant Human Resources Director & ADA 
Coordinator by phone at 704-920-4312, email adacoordinator@kannapolisnc.gov, or in person at Kannapolis City Hall as soon as 
possible, but not later than forty-eight (48) hours prior.  
 












