
TOWN OF HARRISBURG, NORTH CAROLINA
HARRISBURG TOWN HALL

PLANNING AND ZONING BOARD MEETING

February 18, 2020
6:00 PM

AGENDA

1. CALL TO ORDER
   

  A. AGENDA ADOPTION
     

  B. SPECIAL PRESENTATIONS
     

  C. PUBLIC COMMENT ­ Anyone wishing to address the Board may do so during the Public Comment 
section. Please state your name and address for the record, be courteous and do not repeat what has 
already been said. Please keep your comments about the subject and not personal in nature.

     

2. CONSENT AGENDA
   

  A. Consider the meeting minutes of December 17, 2019 Planning and Zoning Board meeting. 
     

3. OLD BUSINESS
   

4. NEW BUSINESS
   

  A. H2019­4­(S) Harrisburg Landing (Morris Drive Town homes) Preliminary Plat.
     

  B. H­2019­03 (R) – Epcon Communities Conditional Rezoning and Zoning Map Amendment.
     

5. STAFF UPDATES/INFORMATION
   

6. ADJOURNMENT
   

Town of Harrisburg’s Vision Statement

Harrisburg will be the best small town in North Carolina based on low density housing, excellent economic 
opportunities, a safe living environment, and efficient and effective municipal services. Amenities such as excellent 
recreational programs, adequate open space, attractive shopping opportunities, a diversity of restaurants, and a 

connected system of roadways, sidewalks, greenways, and bicycle lanes will continue to enhance the quality of life of 
the Town. These services and amenities will be provided while retaining reasonable tax rates and debt levels.



TOWN OF HARRISBURG

Agenda Item Details
 
Title:
Consider the meeting minutes of December 17, 2019 Planning and Zoning Board meeting. 
 

Presenting Personnel:

  

Suggested Motion or Action:
Motion to approve the meeting minutes of December 17, 2019 Planning and Zoning Board meeting
  

Description/Background:

  

Recommendation:

  

Fiscal Impact:

  

Attachments:
  

1. PZ MINS DEC 17 2019
  



TOWN OF HARRISBURG, NORTH CAROLINA 
PLANNING & ZONING ADVISORY BOARD MEETING 

TUESDAY, DECEMBER 17, 2019 
6:00 PM 

 
MINUTES 

 
1. 
CALL TO ORDER 
Andy Rathke called the meeting to order. 
 
PRESENT: Andy Rathke, Lloyd Quay, John Overcash, Jacob Carpenter, Rodney Garner, Kevin Schaffner, 

Thelma Thorne-Chapman 
 
A. 
AGENDA ADOPTION 
Sushil Nepal made a correction to the Agenda, item B. under New Business will be removed from tonight’s meeting 
and postponed until our January meeting. 
 
MOTION: 
Lloyd Quay made a motion to adopt the agenda with the changes listed above. Second was made by Kevin 
Schaffner. The motion passed 7-0. 
 
B. 
SPECIAL PRESNETATIONS 
 
C. 
PUBLIC COMMENT 
 
2. 
CONSENT AGENDA 

A. Planning Board meeting minutes from October 15, 2019 Planning and Zoning Board meeting. 
 
MOTION: 
Kevin Schaffner made a motion to approve the Consent Agenda. Second was made by Rodney Garner. The motion 
passed 7-0. 
 
3.  
OLD BUSINESS 
 
4. 
NEW BUSINESS 
A 
H2019-03-(S) Camellia Gardens Preliminary Plat. Mike Shea, on behalf of Shea Homes, has submitted a 
Preliminary Plat application for 157 Single Family Homes, located on Stallings Road across from Stallings Road Park 
and Harrisburg Elementary School. The site Pin includes 55170390420000, 55170235250000, 55170347420000, 
55170245910000, 55079363640000, and 55079255470000 consisting a total area of 89.96 acres. The subject property 
recently rezoned on August 12, 2019 to CRV, Conditional Residential Village (H2018-08-R). A staff report is attached 
for more information and a site plan along with development notes is submitted for your consideration. Staff has 
reviewed the site plan in accordance with the Harrisburg Area Land Use Plan (HALUP) and Unified Development 
Ordinance (UDO). Staff has reviewed the submitted preliminary plat and has found it to be consistent with the 
approved conditional zoning site plan (H-2019-08-R), the Harrisburg Area Land Use Plan (HALUP) and the standards 
of the UDO for CZ-RV districts. Staff recommends that the Planning and Zoning Board recommend approval of the 
proposed preliminary plat to the Town Council, with the inclusion of the conditions of the approved conditional 
rezoning plan. 



1. Applicant agrees to obtain any and all applicable local, state, and federal permits required for development 
before any development activity can take place.  
2. Applicant agrees to restrict cladding materials for all buildings to classing products other than vinyl siding.   
3. Applicant agrees to dedicate land for Public Open Space as required in the UDO.   
4. Applicant agrees to construct a ten (10) foot wide greenway trail connection and dedicate a twenty-five 
(25) foot wide easement to provide access to the greenway connection from Stallings Road to Back Creek 
Greenway. The installation of the greenway connection shall be completed prior to the issuance of a 
certificate of occupancy for the first 71 homes to be constructed on the site. The applicant will also fund 50% 
of the cost to build a pedestrian bridge across Back Creek to connect the greenways. In the event that the 
easement is not secured by the Town of Harrisburg within two (2) years of the date of approval of this 
rezoning, the applicant shall have the option to instead exercise the feein-lieu provision of the UDO, which 
is calculated to be $165,000  
5. Applicant agrees to install all required improvements as identified in the Traffic Impact Analysis.  
6. Applicant agrees to provide easement to allow the Town to decommission existing pump station on Hoffner 
Rd and connect onto the projects sewer system.  
7. Applicant agrees to complete a LOMR-F prior to any fill activity taking place within the floodplain.   

 
After some discussion about the project, they then took the following action: 
 
MOTION: 
Rodney Garner made a motion to recommend approval of H2019-03-S with the following conditions and send it on 
to Town Council for their consideration with a second from Jacob Carpenter. The motion passed 7-0. 
 
C 
H2019-5-(S) Commons at Farmington Preliminary Plat. Eddie Moore with McAdams, on behalf of Farmington 
Owner and Developer, has submitted a Preliminary Plat application for 112 town homes and 37 single family homes, 
located on the north side of Rocky River Road adjacent to the Mecklenburg County line and west of Stafford Road 
approximately 900’ north of Rocky River Road. The site Address is 9880 Rocky River Road and the Town Homes 
POD consists a total area of 36.21 acres. The subject property is part of the Farmington PUD and that the site plan 
was recently updated (Case #H-2019-02-(R)) in September 2019 to allow for removal of condition to build YMCA 
and add additional residential units. A staff report is attached for more information and a site plan along with 
development notes is submitted for your consideration. Staff has reviewed the site plan in accordance with the 
Harrisburg Area Land Use Plan (HALUP) and Unified Development Ordinance (UDO). Staff has reviewed the 
submitted preliminary plat, and has found it to be consistent with the approved conditional zoning site plan (H-2019-
02-R), the Harrisburg Area Land Use Plan (HALUP) and the standards of the UDO for CZ-RV and CZ-RM-1 districts.  
Staff recommends that the Planning and Zoning Board recommend approval of the proposed preliminary plat to the 
Town Council, with the inclusion of the conditions of the approved conditional rezoning plan. 

1. Applicant agrees to obtain any and all applicable local, state, and federal permits required for development 
before any development activity can take place.  
2. Applicant agrees to dedicate a 25ft greenway easement (except for portions of greenway along streets) and 
construct a 10ft asphalt greenway as shown on plan, to meet the requirements of Article 6.5.5 of the UDO.  
The greenway shall be constructed prior to the 50 % completion of each residential POD (Areas C-1 and C-
2)  
3. Applicant agrees to restrict cladding materials for all residential buildings to masonry products; vinyl 
siding will not be used.   
4. Applicant agrees to install all required improvements as required by the final approved Traffic Impact 
Analysis.   
5. Applicant agrees that the final design for Farmington Ridge Parkway may be altered to eliminate the on-
street bicycle lanes and instead provide 2 10ft asphalt multi-use paths with a minimum of a 5ft planting strip 
pending Engineering review.  
 6. Applicant agrees to assess the pavement structure for the existing portions of Farmington Ridge Parkway 
and bring this portion of street up to current Town standards as needed to accommodate the increased traffic 
this proposed development will place on this structure.    
7. Applicant agrees to construct Farmington Ridge Parkway in its entirety throughout the site as part of Phase 
I of the development.   



8. Applicant agrees that there will be no more than 20% of the residential units as rentals at any given time 
and will be restricted as such by the deed restrictions.  
9. Applicant agrees to install greenway amenities such as trash receptacles and benches along the greenway 
during greenway construction.  
10. Applicant agrees to remove animal shelters as an allowed use in this PUD district.  

 
After some discussion about the project, they then took the following action: 
 
MOTION: 
Lloyd Quay made a motion to recommend approval of H2019-5-S with the following conditions and sent it on to 
Town Council for their consideration with a second from Jacob Carpenter. The motion passed 7-0. 
 
5. 
STAFF UPDATES/INFORMATIO 

• Sushil Nepal stated that Matt Ward, Senior Planner, will be leaving the Town of Harrisburg and that 
his last day will be next week. We have put the job application out on the website to hopefully hire 
someone to replace him soon. 

6. 
ADJOURNMENT 
MOTION: 
There being no further business, Andy Rathke made a motion to adjourn, with a second from Lloyd Quay. The motion 
passed 7-0. 
 

 
 

 
 
__________________________________________ 

       Andy Rathke, Chairman 
______________________________________ 
Carly Bedgood, Secretary 
 
 
 
 



TOWN OF HARRISBURG

Agenda Item Details
 
Title:
H2019-4-(S) Harrisburg Landing (Morris Drive Town homes) Preliminary Plat.
 

Presenting Personnel:
Sushil Nepal, Planning & Economic Development Director
  

Suggested Motion or Action:
If approved, the following motion is suggested: 
To approve the Preliminary Plat application as requested by the applicant for the related property in application H-2019- 
04 (S). 

If denied, the following motion is suggested: 
To deny the Preliminary Plat application as requested by the applicant for the related property in application H-2019- 04 
(S). 
  

Description/Background:
Rocky River LLC, on behalf of the Property Owner and Developer, has submitted a Preliminary Plat application for 15 
town homes, located on the southwest corner of the intersection of Morris Drive and Patricia Avenue, behind Bojangles. 
The site pin is 55075693030000 and consists a total area of 1.287 acres. The subject property was rezoned in 2018(Case 
#H-2018-10-(R)) to CZ-OI to allow for 13 Town Homes. The applicant has modified the town home product types to 
include 10 units with garages and 5 with no garages, increasing the units total to 15.

A staff report is attached for more information and a site plan along with development notes is submitted for your 
consideration. Staff has reviewed the site plan in accordance with the Harrisburg Area Land Use Plan (HALUP) and 
Unified Development Ordinance (UDO). 
  

Recommendation:
Staff has reviewed the submitted preliminary plat, and has found it to be consistent with the approved conditional zoning site plan (H-2018-10-R), 
the Harrisburg Area Land Use Plan (HALUP) and the standards of the UDO for CZ-OI districts. 

Staff recommends that the Planning and Zoning Board recommend approval of the proposed preliminary plat to the Town Council, with the 
inclusion of the conditions of the approved conditional rezoning plan. 
  

Fiscal Impact:

  

Attachments:
  

1. Harrisburg Landing Preliminary Plat Application
2. HarrisburgLanding_ Site Location Map
3. PRELIMINARY PLAT_rev 1.31.2020
4. H2019-04-(S) Staff Report_Harrisburg Landing
5. Harrisburg Landing_Building Elevations



6. HarrisburgLanding_Parks fee in lieu Letter
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EXISTING ZONING:     CZ-O-I

LOCATION: 4850 NC HWY 49 (PIN 5507-56-93030000)
HARRISBURG, NC   28075

CONTACT:              HENSONFOLEY (JAY HENSON)
                704-875-1615

SITE DATA

BUILDING SIZE

PARKING SPACES REQUIRED

PARKING SPACES PROVIDED

BIKE PARKING REQUIRED

MIN. DRIVE AISLE WIDTH

MIN. DRIVEWAY RADIUS

30 @ 2 PER UNIT (15 UNITS)

34 SPACES (GARAGE SPACE + DRIVEWAY)

AS NOTED

AS NOTED

ITEM PROVIDED

MIN. FRONT SETBACK

MIN. SIDE SETBACK

MIN. REAR SETBACK

MAX. BUILDING HEIGHT

SOIL TYPE

10 FT

0 FT

0 FT

35'

MkB

ITEM PROVIDED

ZONING CODE SUMMARY

BUFFERS
PERIMETER LANDSCAPING TYPE A BUFFERS

1 TREE PER 100'
1 SHRUB PER 50'
40 POINTS PER 100 LF

NONE

BUILDING A: 5,477 SF (7 UNITS)
BUILDING B: 6,073 SF (8 UNITS)

BUILDING TOTAL: 11,550 SF (15 UNITS)

SITE AREA 1.287 AC

BUILDING DENSITY 15 UNITS PER ACRE

FAR 12,000/ 1.287 AC (56,061 SF) = 0.21 SITE

THIS PLAN IS FOR MUNICIPALITY REVIEW ONLY.
PRELIMINARY PLAT PLAN NOT FOR

CONSTRUCTION

CONDITIONS OF REZONING

1. APPLICANT AGREES TO OBTAIN ANY AND ALL APPLICABLE LOCAL,
STATE, AND FEDERAL PERMITS REQUIRED FOR DEVELOPMENT BEFORE
ANY DEVELOPMENT ACTIVITY CAN TAKE PLACE. (PLANNING)

2. APPLICANT AGREES NOT TO USE VINYL SIDING AND UTILIZE HIGH
QUALITY CLADDING MATERIALS FOR ALL BUILDINGS SUCH AS
MASONRY AND WOOD SIDING PRODUCTS, TO BE REVIEWED AND
APPROVED BY THE TOWN. (APPLICANT)

3. APPLICANT AGREES TO RESTRICT OUTSIDE STORAGE. (APPLICANT)
4. APPLICANT AGREES TO CREATE A BUILDING-TO-STREET RELATIONSHIP

ALONG MORRIS DRIVE TO HAVE THE “FRONT LOOK AND FEEL” AND
BUILDING MATCH THE ELEVATION AS SUBMITTED. (PLANNING)

5. APPLICANT AGREES TO CONTINUED MAINTENANCE OF BUILDINGS
AND GROUNDS IN THE FORM OF DEED RESTRICTIONS, ESTABLISHMENT
OF HOA OR RESTRICTIVE COVENANTS RECORDED AND WILL RUN
WITH THE LAND. (APPLICANT)

6. APPLICANT AGREES TO DEDICATE A FEE IN LIEU OF PUBLIC OPEN
SPACE DEDICATION FOR THE 0.37 ACRES OF REQUIRED PUBLIC OPEN
SPACE, IN THE AMOUNT OF $38,850.03 PER ACRE, FOR A TOTAL OF
$14,375.00. ALL FEE IN LIEU OF DEDICATIONS SHALL BE MADE TO THE
TOWN PRIOR TO FINAL PLAT APPROVAL. (PARKS AND RECREATION
ADVISORY BOARD)

7. APPLICANT AGREES TO INSTALL A FENCE ADJACENT TO BOJANGLES
PROPERTY, TO BE REVIEWED AND APPROVED BY THE TOWN.
(APPLICANT)

DEVELOPER: ROCKY RIVER LLC
4324 GRANITE RIDGE ROAD
CEDAR FALLS, IA 50613
PH: (860) 595-6439

SURVEY MONUMENTS
NORTHING EASTING DESCRIPTION

576,380.53 1,505,686.69 REBAR AT PROPERTY CORNER

576,402.81 1,506,123.14 REBAR AT PROPERTY CORNER

576,295.51 1,506,136.67 PROPERTY CORNER

576,265.87 1,505,999.94 REBAR AT PROPERTY CORNER

576,250.12 1,505,924.01 PROPERTY CORNER

576,432.64 1,505,924.01 REBAR ON ADJACENT PROPERTY

01 01

FEMA FIRM PANEL # / ZONE 3710550700K / ZONE X
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Town of Harrisburg 
Planning and Economic Development Department 

 
DATE: February 10, 2020 
 
SUBJECT: H2019-04-(S) Harrisburg Landing, Preliminary Plat 
 
Owner/ Developer:  Rocky River, LLC 
 
Location:   The subject property is located on the southwest corner of the 

intersection of Morris Drive and Patricia Avenue, behind Bojangles. 
PIN 55075693030000. 

  
BACKGROUND: 
 
Area:   Approximately 1.287 acres 
 
Zoning:   CZ-O-I, Conditional Office-Institutional (Case #H2018-10-R) 
 
Staff Report prepared by:  Sushil Nepal, AICP, Planning and Economic Development Department 
 
GENERAL DISCUSSION: 

• The subject property was rezoned in 2018 to CZ-O-I, Conditional Office-Institutional to build 13 
multi-family townhomes, applicant has submitted revised site plan to build 15 townhomes (9 with 
garages and 6 without garages). 
  

• With the revised plan, applicant is adding a secondary driveway (with security gate) to the 
existing Bojangles/Take 5 driveway.  
 

• The applicant is seeking preliminary plat approval of Harrisburg Landing, a townhouse community 
of 15 units, consistent with the underlying O-I zoning, including the approved conditional rezoning 
site plan. 

 
• Staff has reviewed the submitted preliminary plat and has found it to be generally consistent with 

the approved conditional zoning site plan and the standards of the UDO. There is variation in the 
product type and the number of units compared to approved rezoning. However, the rezoning 
intent to develop the site as town homes remains unchanged.  

 
APPROVAL CRITERIA: 
 

1. The proposed land uses are in accord with the adopted Comprehensive Plan and the 
Official Zoning Map, or that the means for reconciling any differences have been 
addressed.  A Preliminary Plat may be processed concurrently with a rezoning request.   

 
Per the Harrisburg Area Plan, the subject property is in an area designated as Mixed Use.  
This area is intended to accommodate development that combines commercial and 
civic/institutional land uses with a mixture of housing types. The predominant uses in this 
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district include retail, office, multi-tenant flex space, single-family detached and attached 
residential, multi-family residential at a medium density and civic and institutional uses.  This 
area is characterized as having new traffic mitigations, village center connected with multi-
use paths, tree save and unique farmhouse style residential architecture.  
 
The rezoning which was approved to accommodate this development was found to be 
consistent with the Harrisburg Area Plan and the Unified Development Ordinance.  Therefore, 
the request conforms to the goals and policies of the Harrisburg Area Plan and the Unified 
Development Ordinance.   
 
2. The proposed subdivision conforms to all relevant requirements of this ordinance and to 

any variances that have been granted to permit any nonconformance.  The plat shall meet 
all requirements of this Ordinance with respect to lot size and area, and in no way create a 
violation of any applicable current ordinances, statutes or regulations. 

 
The preliminary plat, as presented, is consistent with the approved conditional zoning site plan, which 
governs the development standards for the site. There is variation in the product type and the number 
of units compared to approved rezoning. However, the general intent to develop the site as town 
homes remains intact.  

 
3. The proposed development, including its lot sizes, density, access and circulation, are 

compatible with the existing and/or permissible future use of adjacent property. 
 
The approval of the conditional zoning map amendment and associated site plan and 
conditions for the subject property established that the proposed development is compatible 
with the surrounding area. 
 
4. That the proposed subdivision will not have detrimental impacts on the safety or viability 

of permitted uses on adjacent properties. 
 
The proposed project is an attached residential subdivision.  No uses or designs proposed in this 
development would detrimentally impact the ability of the surrounding property to be used in a safe or 
viable manner. The proposed use offer a different variety of housing types in Harrisburg.  

 
5. That the soils and topography have been adequately studied to ensure that all lots are 

developable for their designated purposes. 
 
The subject property will be served by public utilities (water and sewer) therefore; soil suitability is not 
a primary concern.  Regarding the topography, the applicant will be required to submit a Soil and 
Erosion Control Plan to NCDEQ for review and approval.  In addition, the applicant will also be 
required to submit construction drawings to the Town of Harrisburg for review and approval regarding 
utility placement and lot design standards. 

 
6. That any land located within Zone AE, as shown on the currently adopted Flood Boundary 

and Floodway Maps of the Flood Insurance Study, is determined to be suitable for its 
intended use and that the proposed subdivision adequately mitigates the risks of flooding, 
inadequate drainage, soil and rock formations with severe limitations for development, 
severe erosion potential, or any other floodplain-related risks to the health, safety or 
welfare of the future residents of the proposed subdivision in a manner consistent with 
this ordinance, as described in § 4.14 of this Ordinance. 

 
The proposed development will be subject to the regulations set forth in the Unified Development 
Ordinance as well as any State or Federal regulations related to floodplain development and/or 
wetlands regulations.  In addition, the development will be subject to NCDEQ sedimentation and 
erosion control standards.  Any fill within a floodplain area to prepare it for development will be 
required to be coordinated with FEMA and the town’s flood damage prevention regulations. 
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7. The proposed name of a subdivision shall be approved by the Cabarrus County E-911 
Coordinator(s) and shall not use a word, or phrase, which is the same as, similar to, or 
pronounced the same as a word or phrase in the name of any other subdivision in 
Cabarrus County or any municipality or jurisdiction in the County. Proposed subdivisions 
may only use a duplicate subdivision name in the event that the Administrator requires the 
use of the same name for purposes of clear identification. 

 
The proposed name of the Townhome development is Harrisburg Landing.  This name has been 
approved for use by the Cabarrus County E-911 Coordinator, no new public streets are created. 

 
APFO REVIEW: 
 
SCHOOLS 
 
The part of the Unified Development Ordinance is no longer enforceable as determined by the NC 
Supreme Court. However, the schools have provided the following data: 
 
Proposed Student Generation: 
 
Townhomes produce a very limited number of students.  Using the student generation rate which 
has been used for the past several years, it was estimated (at the time of rezoning) that 13 
townhomes would generate less than 4 students. These students would be divided between 
elementary, middle, and high school. Therefore, these schools would be receiving 2 students or 
less. 

 
NCDOT 
NCDOT was not required to review the preliminary plat for this development.  

 
FIRE, POLICE SANITATION 
Adequate fire, police and sanitation services are available through the Town of Harrisburg.   
 
UTILITIES 
Utilities are available through the Town of Harrisburg.  Applicant will be required to extend the water line 
and sewer line to their site. 
 
CONDITIONS: 
In considering an application for a subdivision plat, the decision-making agency shall consider and may 
impose modifications or conditions to the extent that such modifications or conditions are necessary to 
ensure compliance with the criteria of Section 6.2 of the UDO. 
 
Should the Planning Board recommend approval of the preliminary plat for the Harrisburg Landing, staff 
requests that the following conditions become part of the approval, which are inclusive of the conditions 
agreed to as part of the approval of the conditional zoning map amendment for the project (H2018-10-R): 

1. Applicant agrees to obtain any and all applicable local, state, and federal permits required 
for development before any development activity can take place.  

2. Applicant agrees not to use vinyl siding and utilize high quality cladding materials for all 
buildings such as masonry and wood siding products, to be reviewed and approved by 
the Town.  

3. Applicant agrees to restrict outside storage.  

4. Applicant agrees to create a building-to-street relationship along Morris Drive to have the 
“front look and feel” and building match the elevation as submitted. 
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5. Applicant agrees to continued maintenance of buildings and grounds in the form of deed 
restrictions, establishment of HOA or restrictive covenants recorded and will run with the 
land. 

6. Applicant agrees to dedicate a fee in lieu of Public Open Space dedication for the 0.37 
acres of required Public Open Space, in the amount of $38,850.03 per acre, for a total of 
$14,375.00.  All fee in lieu of dedications shall be made to the Town prior to final plat 
approval.  

7. Applicant agrees to install a fence adjacent to Bojangles Property, to be reviewed and 
approved by the Town.  

 
RECOMMENDATION: 
 
The preliminary plat is consistent with the Harrisburg Area Land Use Plan and the existing CZ-O-I 
zoning designation, including the multi-family residential design guidelines and approved 
Conditional Rezoning Site Plan.  Therefore, the Planning and Zoning Department recommends 
approval of this preliminary plat request. 
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TOWN OF HARRISBURG

Agenda Item Details
 
Title:
H-2019-03 (R) – Epcon Communities Conditional Rezoning and Zoning Map Amendment.
 

Presenting Personnel:
Sushil Nepal, Planning & Economic Development Director
  

Suggested Motion or Action:
If approved, the following motion is suggested: 

To approve the conditional rezoning request from Rural Estate (RE) to Conditional Residential Village (CZ-RV) as 
requested by the applicant for the related property in application H-2019-03 (R). 

If denied, the following motion is suggested: 

To deny the conditional rezoning request from Rural Estate (RE) to Conditional Residential Village (CZ-RV) as 
requested by the applicant for the related property in application  H-2019-03 (R). 
  

Description/Background:
Epcon Communities, on behalf of the property owners (Parks and Carloyn Howie) has submitted a request to rezone 
approximately 32.85 acres located at the southwest corner of the intersection of Robinson Church Road and Tom Query 
Road (PIN 55075084100000). The applicant proposes to develop 77 age-restricted single-family detached residential 
dwellings. To achieve this, the applicant is requesting that the property be rezoned from the current Rural Estate (RE) 
district to Conditional Residential Village (CZ-RV) in accordance with the site plan submitted with the application.

A staff report is attached for more information and a site plan is submitted for your consideration. If approved, staff will 
review the site plan in accordance with our Unified Development Ordinance (UDO). Staff is recommending approval of 
the rezoning request with conditions included in the staff report.  
  

Recommendation:
With the conditions proposed, the rezoning request is consistent with the Harrisburg Area Plan. Planning and Zoning 
Department staff support approval of the rezoning request with conditions.
  

Fiscal Impact:

  

Attachments:
  

1. Epcon_Conditional Rezoning Application
2. Epcon - Site Location Map
3. H_2019_03_R Staff Report_Epcon Communities
4. H2019-03-R Epcon_Rezoning Site Plan
5. Epcon-ElevationExamples



6. Neighborhood Meeting Summary for H2019-03 _Epcon
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Town of Harrisburg 

Planning and Economic Development Department 
Rezoning Staff Report 

 
 

DATE:   February 10, 2020 
 
SUBJECT: 
 
Request H-2019-03-(R): To rezone approximately 32.85 acres from RE, Rural Estate to CZ-

RV, Conditional Residential Village 
 
Location: The subject property is located at the southwest corner of the 

intersection of Robinson Church Road and Tom Query Road. (PIN 
55075084100000)  

 
Applicant: Epcon Communities on behalf of owners (Parks and Carolyn 

Howie) 
 
Staff Report Prepared by: Sushil Nepal, AICP, Planning & Economic Development 

Department 
 
Neighborhood Meeting: Held November 21st, 2019  
 
 
BACKGROUND:  
 
Area: ±32.85 acres Total 
 
Existing Land Use: Vacant/Single-Family Residential 
 
Zoning within 500 feet: North – RE, Rural Estate 
 South – RE, Rural Estate 
 East – RE, Rural Estate 
  – RM-1, Residential Medium Density 
 West – RE, Rural Estate 

– RM-1, Residential Medium Density 
      
Land Uses within 500 feet: North – Vacant and Single-Family Residential 
 South – Vacant and Single-Family Residential 
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 East – Single-Family Residential 
 West – Single-Family Residential 
 
APPLICATION SUMMARY: 
 
 The applicant proposes to develop a 77-lot single-family age-restricted (55 and above) 

subdivision.  To achieve this, the applicant is requesting that the property be rezoned 
from the current Rural Estate (RE) district to Conditional Residential Village (CZ-RV) in 
accordance with the site plan submitted with the application.  

 The proposed density of the site is 2.34 dwelling units per acre. The RV district has a 
maximum density of 8 dwelling units per acre but upon approval of this rezoning, the 
density will be capped at 2.34 unit/acre and the site plan will be attached with the land. 

 Per the Town subdivision regulations, the applicant is providing dedicated public open 
space. The applicant proposes the development of 6.3 acres of open space as part of the 
development. 

  The applicant agreed to install a ten (10) foot wide paved greenway trail near the 
southern boundary of the site along Fuda Creek and to dedicate a twenty-five (25) foot 
wide greenway easement to complete a segment of the Fuda Creek Greenway.   The 
greenway would directly link to both the proposed development and the Fenton Dell 
community immediately to the west, and to the existing greenway across Robinson 
Church Road to the east.  The applicant also proposes to construct a pedestrian grade 
crossing (including “hawk” pedestrian signal) crossing Robinson Church Road that will 
link the proposed segment of the greenway to the existing greenway across Robinson 
Church Road.   

 The applicant also agreed to re-design and participate financially in the reconfiguration of 
the Robinson Church/Tom Query intersection, and to dedicate a portion of the site for the 
reconfigured intersection street right-of-way.  This intersection improvement is 
prescribed in the Harrisburg Area Land Use Plan.  

 As a conditional zoning request, the applicant has submitted a site plan along with the 
request for rezoning, which is attached for your consideration. 

 The property is in the Town’s Extra-Territorial Jurisdiction (ETJ), applicant has also 
submitted a Petition requesting Annexation for the subject property which is contiguous 
to the current Town of Harrisburg corporate limits. 
 

APPROVAL CRITERIA: 
 

1. The size of the tract in question; 

The subject property is approximately 32.85 acres in size.   

2. Whether the proposal conforms with and is in furtherance of the implementation of 
the goals and policies of the Comprehensive Plan, other adopted plans, and the 
goals, objectives and policies of the Ordinance; 
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Per the Unified Development Ordinance, the intent of the proposed district depicted on 
the submitted site plan is as follows: 

RV: The RV district is established to provide areas for detached and attached 
single family homes, with a maximum of eight (8) dwelling units per acre, in areas 
where large-lot development is discouraged and adequate public facilities and 
services are available. RV supports the principles of concentrating urban growth 
and reinforcing existing community centers. 

Per the Harrisburg Area Land Use Plan, the subject property is located in an area 
designated on the future land use map as Medium Density Residential. The description of 
Medium Density Residential is as follows: 

“This area is comprised of predominantly single-family detached homes but may 
include attached single family units, such as townhomes and duplexes. The mix of 
housing types are intended to create neighborhoods with a density range of 3 to 4 
dwelling units per acre. Improved open spaces are interspersed and the 
streetscape is more formal.” 

Based on the description of the Medium Density Residential land use classification, the 
proposed development, at 2.34 dwelling units per acre would fall within the threshold of 
2 to 3 dwelling units per acre that has been set for this area in the Land Use Plan. 

With regard to the overall goals of the Land Use Plan, recommendation LU-5 states that 
the Town should “Expand Housing Options” to appeal to a broad range of audiences.  It 
specifically mentions offering a housing product that could appeal to residents wishing to 
age in place.  The Plan’s demographic section documents that “the Planning area has a 
growing mature population with more than 40 percent of households being over the age 
of 55”.  The Market Conditions Projections section states that close to half of the future 
demand for for-sale housing will be for homes and villas on smaller lots.   

Recommendation LU-7 of the Plan recommends consistency between the Town’s 
zoning regulations and the adopted Future Land Use Map. A table included as part of this 
goal establishes the “appropriate” zoning districts to use when making zoning decisions 
based on the Future Land Use Map. The map, as previously stated, designates this area as 
Medium Density Residential. The table indicates that the RV district is appropriate for 
this land use classification. 

3. The benefits or detriments for the owner, neighbors and surrounding community; 

The benefits to the owner of the property would be that single-family residential 
development at the proposed density of 2.34 dwelling units per acre could be achieved 
under the proposed zoning. The existing zoning restricts density to 1 dwelling unit per 
acre.  

Detriments to the neighbors and surrounding community are consistent with those 
expected with additional residential development, such as generation of additional traffic 
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and potential traffic congestion during peak times.  Since the proposal is for an age-
restricted community, traffic generation is less compared to traditional single-family 
subdivision and that there should be no impact upon student populations in the schools.  

Benefits to the neighbors and the surrounding community include the dedication and 
construction of an additional segment of the Fuda Creek Greenway and installation of a 
greenway pedestrian crossing across Robinson Church Road, and the re-alignment of 
Tom Query Road at its intersection with Robinson Church Road to make it a safe 
intersection.   

4. Whether the proposed request is in compliance with the adequate public facilities 
criteria; 

a. Utilities: 

Utilities are available in this area, and are sufficient to meet the needs of this 
property. Water and sewer access are located along Robinson Church Road, and 
will be available to the development upon annexation. Any utility line extensions 
or upgrades necessary to serve this development will be the responsibility of the 
developer. 

b. Transportation: 

A TIA was not required based on the lower amount of traffic generated by an age-
restricted community. However, several transportation-related improvements will 
be completed as part of this development.  In addition to the afore-mentioned 
greenway and intersection improvements, the developer has committed to 
installation of sidewalks along the Robinson Church and Tom Query frontages, 
and some perimeter road widenings to accommodate turn movements into the 
development. 

c. Safety and Sanitation Services: 

Adequate police, fire, and sanitation services are available for the proposed use, 
and will be provided upon annexation.   

d. Schools: 

The proposal is for an age-restricted (55 plus) adult community, so the generation 
of school-age populations is extremely unlikely.  In recognition of the 
community’s characteristics, Cabarrus County Schools states that they do not 
estimate students from age-restricted communities.   

5. The relationship of the uses envisioned under the new zoning and the uses currently 
present in adjacent tracts.  The Commission shall consider the following: 

a. Whether the proposed zoning is compatible with the surrounding area or 
whether there will be adverse impacts on the capacity or safety of the portion 
of street network influenced by the rezoning, parking problems, or 
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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; 

The density of the proposed development (2.34 dwelling units per acre) is slightly 
higher than the observed density of the newer developed neighborhoods to the 
east and west of the site (although those neighborhoods are the same RV zoning 
as being requested for this site). Although such a density is not uncommon with 
an age-restricted community. The development proposes 6.3 acres of the site be 
devoted to open space.  With regard to specific uses, the single-family homes 
proposed for this development would not be incompatible with surrounding land 
uses. 

Properties to the north and south of the site are currently exists as rural 
homesteads, so the proposed development would represent a change compared to 
those areas. 

b. Any change of character in the area due to installation of public facilities, 
other zoning changes, new growth changes, deterioration, and development;  

Sizable portions of the Robinson Church Road corridor continue to remain rural 
or undeveloped in character although the Harrisburg Area Land Use Plan 
prescribes medium density residential uses for the portion of the corridor north of 
Rocky River Road.  Several residential developments including Bridge Pointe to 
the east of the site suggests increased development interest and pressure in this 
part of Harrisburg.    

Like all other development activity in this area, the development of this land 
would convert former farmland and forestland into residential neighborhoods, 
while preserving appropriate area for open space/tree save.   

c. The zoning districts and existing land uses of the surrounding properties;  

The areas around this property are generally zoned for low to medium density 
residential use.  Existing land use patterns in the area typically consist of low to 
medium density residential neighborhoods and vacant forested land and land 
previously used for agricultural purposes.   

d. Whether the subject property is suitable for the uses to which it has been 
restricted under the existing zoning classification; 

The property is suitable for the uses which it has been restricted to under the 
existing zoning classification.   

e. Whether the rezoning is compatible with the adjacent neighborhood, 
especially concerning neighborhood stability and character;  
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As previously mentioned, the specific use of the property, single family 
residential, is consistent with surrounding neighborhoods. The primary point of 
potential inconsistency would be the introduction of smaller lots into this area, 
which however is in alignment with the Land Use Plan. 

f. The length of time the subject property has remained vacant as zoned (if 
applicable); 

This property has been used for residential and agricultural purposes. 

g. Whether there is an adequate supply of land available in the subject area and 
the surrounding community to accommodate the zoning and community 
needs; 

Land supply is not a direct issue in this area.  

6. Whether the existing zoning was in error at the time of adoption. 

The existing zoning was not in error at the time of adoption. 

Furthermore, as a Conditional Zoning request,  the Board must consider the 
following criteria: 

 
7. The proposed Conditional Zoning (CZ) District use’s appropriateness for its 

proposed location and consistency with the purposes, goals, objectives, and policies 
of the current Land Use Plan. 

The rezoning application to RV district to the property, with the proposed density 
limitation, is consistent with the density and lot size standards established for the base 
RV Zoning District in the Unified Development Ordinance and Medium Density 
Residential land use classification in the Land Use Plan. 

The development proposal accompanying the rezoning request would restrict permitted 
uses to single family residences, which are appropriate in this area. 

8. The use(s) requested are among those listed as an eligible permitted or conditional 
use in the general use district as included in the rezoning request. 

The applicant is seeking for the following uses to be allowed in this Conditional Zoning 
District: 

• Single-Family Detached Residential; this use is allowed in the RV District. 

9. The design of the proposed Conditional Zoning (CZ) District use’s minimization of 
adverse effects, including visual impact of the proposed use on adjacent lands; and 
avoidance of significant adverse impacts on surrounding lands regarding trash, 
traffic, service delivery, parking and loading, odors, noise, glare and vibration and 
not create a nuisance. 
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The applicant intends to work collaboratively with both Harrisburg town staff and the NC 
Department of Transportation in identifying and implementing roadway improvement 
measures on perimeter roadways intended to mitigate adverse transportation impacts 
associated with the proposed development.  Currently two vehicular site access points are 
planned, one onto Tom Query Road (planned as a right in/right out intersection) and one 
full-movement access point onto Robinson Church Road to be aligned opposite 
Baybrooke Lane.   

Furthermore, the re-alignment of the Tom Query/Robinson Church intersection will 
provide benefits to both residents of the proposed development as well as to citizens and 
motorists of the larger community.  Finally, the planned extension of the Fuda Creek 
Greenway will provide residents in the area greater bicycle and pedestrian mobility 
alternatives.   

Landscaping buffers shown are adequate to meet the needs of the adjacent properties, and 
town staff is working with the applicant to identify any prospective tree save 
opportunities on the site that could be incorporated into the final planting plan.   

10. The use limitations and conditions as proposed and/or imposed for the requested 
district can reasonably be implemented and enforced for the subject property. 

The conditions proposed and imposed for this district can be reasonably implemented on 
this site. 

11. When implemented the proposed and/or imposed use limitations and conditions will 
mitigate specific land development issues that would likely result if the subject 
property were zoned to accommodate all the uses and the minimum standards of the 
corresponding general zoning district. If any standards are proposed that are 
different from the underlying zoning district, the applicant must clearly 
demonstrate that the overall resultant project is greater than that which is typically 
allowed by the general district. 

All proposed conditions recommended by staff are to bring the site into conformance 
with applicable local and state regulations. 

12. The applicant has agreed to accept the use limitations and conditions as proposed 
and/or imposed for the requested district. 

The applicant will need to agree to all conditions listed in this staff report.  Any 
additional conditions placed on this property will need the acceptance of the applicant 
before a decision can be made on this application. 

13. For an approval, the Board must adopt a consistency statement that the amendment 
being considered is either consistent or inconsistent with the adopted land use plan 
and that the Board considers the action to be reasonable and in the public interest. 

Both the Planning Board and the Town Council will need to adopt a consistency 
statement when a recommendation or decision is made on this item. 
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APPROVAL WITH CONDITIONS: 

The proposal is a conditional re-zoning request.  Conditions may be imposed on the zoning 
action; staff recommends that the following conditions be placed on this project.  Applicant 
agrees to the following: 

1. Applicant agrees to obtain any and all applicable local, state, and federal permits required 
for development before any development activity can take place. 

2. Applicant agrees to develop the site as “age-restricted” community and will be restricted 
as such by deed restrictions.  

3. Applicant agrees to restrict exterior cladding materials to non-vinyl products.    
4. Applicant agrees to construct a ten (10) foot wide paved greenway trail connection and 

dedicate a twenty-five (25) foot wide easement to provide access to the greenway 
connection from the proposed development, to Robinson Church Road, and to the 
adjoining Fenton Dell community (including constructing the paved trail to Tottenham 
Drive).   

5. Applicant agrees to install a pedestrian crosswalk and signal on the greenway crossing at 
Robinson Church Rd. 

6. Applicant agrees to work collaboratively with the Town Staff and the NC Department of 
Transportation in identifying and participating in the development of right-of-way 
improvements on perimeter roads, including left and right turn lanes at site entrances, re-
alignment of Tom Query Road at its intersection with Robinson Church Road, and a 
streetlighting plan. 

7. Applicant agrees to identify any potential tree save areas (including heritage trees) on the 
site that might be able to be retained post-development. 

 

RECOMMENDATION: 

With the conditions proposed, the rezoning request is consistent with the Harrisburg Area Land 
Use Plan. Planning and Zoning Department staff supports approval of the rezoning request with 
conditions. 
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SKETCH PLAN
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PASSIVE OPEN SPACE

1,893 SF

25' TYPE 'D' BUFFER

WITH 6' BERM

/ PASSIVE OPEN SPACE

53,928 SF

20' TYPE "A' BUFFER

/ TREE SAVE / PASSIVE

OPEN SPACE 21,977 SF

PASSIVE O.S.

4,183 SF

25' TYPE "D' BUFFER

WITH 6' BERM

25' TYPE "D' BUFFER

WITH 6' BERM

POCKET PARK

ACTIVE O.S.

17,175 SF

POCKET PARK

ACTIVE O.S.

8,774 SF

STORMWATER

MANAGEMENT

BMP AREA

POCKET

PARK

ACTIVE

O.S.

8,098 SF

AMENITY /

ACTIVE O.S.

27,172 SF

PASSIVE

OPEN

SPACE

37,645 SF

PASSIVE

OPEN SPACE

60,697 SF

PUBLIC OPEN

SPACE

2.20 AC.

(0.69 AC. IN

EASEMENT)

TOM QUERY ROAD

RE-ALIGNMENT TO BE

DESIGNED AND

CONSTRUCTED BY THE

DEVELOPER IN

PARTNERSHIP WITH THE

TOWN OF HARRISBURG

RIGHT-OF-WAY

DEDICATION

9,891 SF

MAIL

KIOSK

PROPOSED 10'

WIDE PAVED

GREENWAY

TRAIL

ZONING LINE (TYP.)

1

PARCEL NUMBERS: 5507-50-8410

CURRENT ZONING: RE

PROPOSED ZONING: CZ-RV

TOTAL SITE AREA: 32.85 ACRES

PROPOSED USE: SINGLE FAMILY RESIDENTIAL

NUMBER OF LOTS: 77

DENSITY: 2.34 DU / ACRE

TOTAL LOT AREA: 640,714 SF / 14.71 AC

SMALLEST LOT SIZE: 7,068 SF

MINIMUM SETBACKS:

-FRONT: 20'

-SIDE: 7'

-SIDE CORNER: 12.5'

-REAR: 20'

NCDOT RIGHT-OF-WAY DEDICATION 9,891 SF / 0.22 AC

NET SITE AREA (LESS NCDOT R/W): 32.63 AC

PUBLIC OPEN SPACE REQUIREMENTS:

PUBLIC OPEN SPACE REQUIRED: 2.20 AC. (1/35 AC. x 77 LOTS)

PUBLIC OPEN SPACE PROVIDED: 2.20 AC.

SUBDIVISION OPEN SPACE REQUIREMENTS: 3.26 AC. (10% OF NET AREA)

ACTIVE OPEN SPACE REQUIRED: 1.93 AC. (0.025 AC x 77 LOTS)

ACTIVE OPEN SPACE PROVIDED: 2.08 AC.

PASSIVE OPEN SPACE PROVIDED: 4.23 AC.

TOTAL SUBD. OPEN SPACE AREA: 6.31 AC.

PERCENTAGE OF INACCESSIBLE LAND: 0.0%

RIGHT-OF-WAY:

TOTAL RIGHT-OF-WAY AREA: 201,476 SF / 4.63 AC

PROPOSED RIGHT-OF-WAY: ROAD 'A' 160 LF

ROAD 'B' 2701 LF

ROAD 'C' 749 LF

ROAD 'D' 300 LF

SITE STATISTICS
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GENERAL NOTES:

1. BOUNDARY INFORMATION PROVIDED BY CABARRUS COUNTY GIS.

2. EXISTING TOPOGRAPHIC CONTOURS PROVIDED BY CABBARUS COUNTY

GIS.

3. ACCESS POINTS MUST BE STAKED IN THE FIELD FOR VERIFICATION OF

SIGHT DISTANCE.

4. ALL ROADS SHALL BE DESIGNED ACCORDING TO THE TOWN OF

HARRISBURG STANDARDS.

5. 25' X 25' SIGHT TRIANGLE EASEMENTS SHALL BE PROVIDED AT ALL

INTERNAL INTERSECTIONS.

6. 25' X 50' SIGHT TRIANGLES SHALL BE PROVIDED AT THE ROBINSON

CHURCH ENTRANCE.

7. THE SUBDIVISION WILL BE SERVED BY PUBLIC WATER AND GRAVITY

SEWER SERVICE FROM THE TOWN OF HARRISBURG. ALL WATER AND

SEWER EXTENSIONS REQUIRED FOR THIS PROJECT ARE THE

RESPONSIBILITY OF THE DEVELOPER.

8. ADA RAMPS SHALL BE PLACED AT ALL INTERSECTIONS. ADA RAMPS

SHALL BE CONSTRUCTED IN ACCORDANCE WITH THE CURRENT ADA

REQUIREMENTS.

9. PORTIONS OF THIS PROPERTY ARE LOCATED WITHIN A SPECIAL FLOOD

HAZARD AREA PER FEMA FIRM MAP NO. 3710550600K AND 3710550700K

BOTH DATED NOV 16, 2018.

10. A LIGHTING PLAN WILL BE SUBMITTED TO THE TOWN ENGINEER FOR

APPROVAL THAT WILL COMPLY WITH THE TOWN OF HARRISBURG STREET

LIGHTING REQUIREMENTS.

11. BMP TO BE LANDSCAPED WITH FOUNTAIN AND FENCED.

1-1/2" 9.5B SURFACE COURSE

2-1/2" I19B INTERMEDIATE COURSE

2'-6" STANDARD CURB AND GUTTER OR,

2'-0" VALLEY GUTTER

6" COMPACT AGGREGATE COURSE OR 3.5" B-25.0X BASE COURSE

TYPICAL SECTION

RESIDENTIAL STREET

PROPERTY LINE

RIGHT-OF-WAY

20' REAR SETBACK

TYPICAL LOT

7' SIDE SETBACK

20' FRONT SETBACK

77

9124 SF

PROPOSED CURB

AND GUTTER

PROPOSED

5' SIDEWALK

PROPOSED CURB

AND GUTTER

PROPOSED

5' SIDEWALK

32

9167 SF

PROPOSED RIGHT IN / RIGHT OUT

POSSIBLE

PEDESTRIAN

CROSSING AT

THE TRAIL WITH

HAWK SIGNAL

INSTALLED BY

APPLICANT

PROPOSED 25'

WIDE GREENWAY

EASEMENT TO BE

DEDICATED TO TOWN

OF HARRISBURG

(30,124 SF)

PROPOSED RIGHT TURN LANE

(COORDINATE WITH NCDOT)

PROPOSED LEFT TURN LANE WITH

100' STORAGE AND 100' TAPER

(COORDINATE WITH NCDOT)

STREET CONNECTIVITY RATIO

10 LINKS / 6 NODES = 1.67 RATIO

1

2

3

4

5

6

9

10

8

7

EX. GAS MAIN WITH

50' UTILITY EASEMENT

PROPOSED 10'

MULTI-USE PATH

PROPOSED CENTERLINE MITIGATION

TO BE COORDINATED WITH NCDOT

FOR TURNING RESTRICTIONS.

POCKET

PARK ACTIVE

OPEN SPACE

29,365 SF

10

11310 SF

13

9399 SF

12

10002 SF

11

9295 SF

14

9345 SF

15

9028 SF

PROPOSED

5' SIDEWALK TO

PROPERTY LINE

25' TYPE 'D'

BUFFER

PROPOSED

BENCH

(TYP.)

PROPOSED

BENCH

(TYP.)

10' LANDSCAPE EASEMENT

WITHIN LOTS TO BE PLANTED

CONCEPT POCKET PARK FOR ACTIVE OPEN SPACE

BLOCK LENGTH / PERIMETER

BLOCK LOTS LENGTH / PERIMETER

A 1 - 17 956'

B 17 - 22 392'

C 23 - 28 347'

D 29 - 36 445'

E 37 - 42 305'

F 42 - 47 328'

G 48 - 60 1,406'

H 61 - 70 1,149'

J 71 - 77 1,105'
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Aerial View of Product – Rear Yard



BIRDS EYE VIEW – COURTYARDS & HOMES



 

Neighborhood Meeting Summary 

Epcon Communities 

Case: H2019‐03‐® 7800 Robinson Church Road 
 

Aa required by the Town of Harrisburg, a neighborhood meeting was held on Thursday, November 21st 

at 6:00 PM at the Town of Harrisburg. Epcon was represented by Mike Davis and John Shamp. Keith 

Rains from McKim & Creed was the engineer for Epcon. The following is a summary of some of the 

comments, concerns, and responses from the meeting: 

 

 

 There was a question if the existing gas easement would be affecting the realignment of Tom 

Query Road and Robinson Church Road.  It was responded to that the gas easement would not 

affect the widening. 

 There was a request to consider additional buffering to the Fenton Dell residents. Epcon 

explained the current 20’ buffer will preserve the trees that exist and additional buffering will be 

provided within the rear setbacks of the lots that would include trees and shrubs. 

 The question was asked if there was a double yellow line where the proposed drive would be on 

Tom Query. It was confirmed that there was. 

 A resident from Fenton Dell was concerned about water runoff stating that they currently have 

a ditch that gets flooded regularly. Requested a bigger buffer to help with that. Epcon’s engineer 

stated that the stormwater from the site would be captured in a new storm drainage system 

and piped to a proposed wet pond. This would significantly reduce the water that currently 

drains to the Fenton Dell residents. 

 There was a concern that the curve on Robinson Church Road as you drive towards to 

Harrisburg was dangerous. It was asked if this project would be required to do anything about it. 

Harrisburg planning  staff said it would not be a requirement for this site, but they would notify 

the appropriate agencies about the concern. 

 A resident asked if Epcon would agree in writing to meet the state stormwater requirements. 

The engineer stated that they would have to before they could get a permit to do the project 

from the state. 

 A resident asked about preserving the trees shown in the buffer along Robinson Church Road. 

Epcon stated that they wanted as much of the buffer to remain as possible. They stated they 

would only clear as much as possible that was required for grading. 

 A resident was concerned about tree removal to install a trail access to Fenton Dell. The 

engineer stated that the trail would meander as needed to minimize the tree removal. 

 A question was asked if the BMP would be fenced. Epcon responded that it would be and 

landscaped with a fountain in the wet pond as well. 



 A question was asked about a cross‐walk across Robinson Church Road to connect the trail 

system. Epcon stated that they are in discussions with the Town regarding the cross‐walk. 

 A question was asked if the project would be installing any turn lanes on Robinson Church Road. 

Epcon stated that any improvements NCDOT required would be installed. They were concerned 

about Bridgepoint drivers making left turns into their site waiting on slow drivers. Planning staff 

informed them that they would be formally reviewing the plan now and that NCDOT would be 

involved with that review. 

 A question was asked about the HOA dues and when it would be taken over by the residents. 

Epcon stated that their typical dues were around $250 per month and that the it depended on 

how quick the community sells as to when the residents took over. 

 A question was asked about how would they know the comments from the meeting were 

addressed before it went to Planning Board and Council. Planning staff stated that they would 

not take it to the Board and Council without the issues being addressed to the extent Epcon 

agreed to address. 

 One resident spoke in support of the greenway/trail system 

 

Attachments: 

Agenda 

Sign‐in Sheet 
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