
TOWN OF HARRISBURG, NORTH CAROLINA
HARRISBURG TOWN HALL

PLANNING AND ZONING BOARD MEETING

August 18, 2020
6:00 PM

AGENDA

1. THIS WILL BE A TELECONFERENCED MEETING VIA THE ZOOM PLATFORM. 
   

  A. Please click this URL to 
join: https://us02web.zoom.us/j/83530688639?pwd=WjhVeEZlY0FnK1F2SE5pUU14V3YvUT09
Passcode: 217398

Or join by phone:
Dial: 312 626 6799 
        929 205 6099 

Webinar ID: 835 3068 8639
     

2. 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.

     

3. CONSENT AGENDA
   

  A. Consider the meeting minutes of July 21, 2020 Planning and Zoning Board meeting. 
     

4. OLD BUSINESS
   

  A. Planning and Zoning Board Sub­Committee Recommendations on New Appointments to the Planning 
and Zoning Board

     

5. NEW BUSINESS
   

  A. H2020­1­(S) Calloway Subdivision Preliminary Plat.
     

  B. H2020­02­(S) Brookdale Village Town Homes Preliminary Plat.
     

6. STAFF UPDATES/INFORMATION
   

https://us02web.zoom.us/j/83530688639?pwd=WjhVeEZlY0FnK1F2SE5pUU14V3YvUT09


7. 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 July 21, 2020 Planning and Zoning Board meeting. 
 

Presenting Personnel:

  

Suggested Motion or Action:
Motion to approve the meeting minutes of July 21, 2020 Planning and Zoning Board meeting.
  

Description/Background:

  

Recommendation:

  

Fiscal Impact:

  

Attachments:
  

1. PZ MINS JULY 21 2020
  



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

TUESDAY, JULY 21, 2020 
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, Thelma Thorne-

Chapman, Kevin Schaffner 
 
A.   
AGENDA ADOPTION 
 
MOTION: 
Rodney Garner made a motion to adopt the agenda as presented. 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 June 16, 2020 Planning and Zoning Board meeting. 
 
MOTION: 
Thelma Thorn-Chapman made a motion to approve the Consent Agenda. Second was made by John Overcash. The 
motion passed 7-0. 
 
3.   
OLD BUSINESS 
 
4.  
NEW BUSINESS 
 
A  
Creation of a Planning and Zoning Board SubCommittee to Review, Interview and Recommend New 
Appointments. There are three (3) positions on the Planning and Zoning Board whose appointment terms expired on 
June 30, 2019, Town Council extended those expiring terms by 60 days (August 31, 2020). The board vacancy 
application was posted on the Town's website and social media on May 21st and applications were accepted until June 
15, 2020. A total of eight (8) applications were received, including the three (3) incumbents who wanted to continue 
serving on the Planning and Zoning (P&Z) Board. Town Council has given direction that all applicants applying to 
Town's Boards be interviewed prior to making recommendations to Town Council. Staff is requesting the Planning 
and Zoning Board appoint a committee of its members to review applications, conduct interviews and make a 
recommendation to the full Board to send recommended candidates to the Town Council. The subcommittee will 
interview candidates and make recommendations to the full P&Z Board at their August meeting. The goal is to present 
recommendations on candidates to the Town Council at their September 14th meeting. New appointee will start their 
term starting September 15, 2020 Planning and Zoning Board meeting. 
 
After some discussion about the project, they then took the following action: 



 
MOTION: 
Kevin Schaffner made a motion to recommend approval of the three members chosen to serve on the Planning and 
Zoning Sub-Committee (Lloyd Quay, Rodney Garner, and John Overcash) and send it on to Town Council for their 
consideration with a second from Jacob Carpenter. The motion passed 7-0. 
 
B  
Revision of Planning and Zoning Board Rules of Procedures to Add New Appointments Procedures. At the 
July 13, 2020 Town Council meeting, Town Council directed staff to review all the existing Town's Boards Rules of 
Procedures (By-Laws) to add a section to reflect how the new appointment recommendations are to be made for 
Town Council's considerations. The Planning and Zoning Board had adopted a process to create sub-committee of 
its board to review applications and make recommendations to Town Council. Those procedures were not reflected 
on the Board's Rules of Procedures. The current Rules of Procedures has been revised to add a new section to reflect 
the procedures for new appointments. 
 
After some discussion about the project, they then took the following action: 
 
MOTION: 
Jacob Carpenter made a motion to modify the language with the modifications to the revised Planning and Zoning 
Board Rules of Procedures with a second from Rodney Garner. The modified language will say “In an event of 10 or 
more applications for the said vacancy, the Review Committee shall review the applications and make determinations 
on select candidates for the interviews”. The motion passed 6-1 (Lloyd Quay voting against). 
 
5. 
STAFF UPDATES/INFORMATION 

• Staff continues to receive and review projects as usual. Traffic Impact Assessments (TIAs) were on hold due 
to school closures and unknown in-person class status. Town Council directed staff to work on alternate 
methods to collect counts for TIA purposes – such methodology will be documented in TIA reports. 

• Staff is currently working on an updated spread sheet with all the current projects that will be sent out to keep 
everyone up to speed on the projects that are in the pipeline. 

• The map on the Town website that shows the current projects has been updated and should reflect projects 
that are ongoing now. 

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

 
 

 
 
__________________________________________ 

       Andy Rathke, Chairman 
______________________________________ 
Carly Bedgood, Secretary 
 
 
 
 



TOWN OF HARRISBURG

Agenda Item Details
 
Title:
Planning and Zoning Board Sub-Committee Recommendations on New Appointments to the Planning and Zoning Board
 

Presenting Personnel:
Sushil Nepal, Planning & Economic Development Director
  

Suggested Motion or Action:
Motion to approve sub-committee recommendations of new appointments and recommend those appointments be made 
by the Town Council.
  

Description/Background:
There are three (3) positions on the Planning and Zoning Board whose appointment terms expired on June 30, 2020, 
Town Council extended those expiring terms by 60 days (August 31, 2020). 

The board vacancy application was posted on the Town's website and social media on May 21st and  applications were 
accepted until June 15, 2020. A total of eight (8) applications were received, including the three (3) incumbents who 
wanted to continue serving on the Planning and Zoning (P&Z) Board. 

The Planning and Zoning Board sub-committee (Lloyd Quay, Rodney Garner and John Overcash) interviewed 7 
applicants, one of the applicants (Elizabeth Barber) no longer wanted to be considered for the position. The sub-
committee will make their recommendations at the meeting which will then be presented to Town Council at their 
September meeting. 

New appointing will start their term starting September 15, 2020 Planning and Zoning Board meeting.
  

Recommendation:
Staff is recommending the Planning and Zoning Board provide recommended candidates for appointments to the Town 
Council.
  

Fiscal Impact:
None.
  

Attachments:
  

1. Hutchins Kevin
2. Blackburn LeDerick
3. Carpenter Jake
4. Fant Wendell
5. Thorne-Chapman Thelma
6. Rathke Andy
7. Lafranque II David
  

















































TOWN OF HARRISBURG

Agenda Item Details
 
Title:
H2020-1-(S) Calloway Subdivision 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-2020-
1(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-2020-
1(S).  
  

Description/Background:
Stanley Martin Homes has submitted a Preliminary Plat application for 73 age-restricted (55+ only) single family 
homes, located on the Southeast corner of Robinson Church Road and Rocky River Road.. The site pin is 5506-84-1758-
0000 and 5506-84-9524-0000 and consists a total area of 30.21 acres. The subject property was rezoned in 2018 (Case 
#H-2017-11-(R)) to CZ-RC to allow for 81 age-restricted single family homes.

A rezoning condition #7, originally approved a part of the rezoning has been modified to read as noted below:

7. Applicant agrees to dedicate a fee-in-lieu of pedestrian access easement rights originally intended in the rezoning 
condition, in the amount of $40,236.30. All fee-in-lieu dedications shall be made to the Town prior to final plat approval. 
(Original: Applicant agrees that easements obtained for the sewer line connection to Reedy Creek will include pedestrian access rights to 
accommodate a future pedestrian access to Reedy Creek Greenway)

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-2017-11-R), 
the Harrisburg Area Land Use Plan (HALUP) and the standards of the UDO for CZ-RC 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. Application and Pre-submittal document
2. Callaway Site Map
3. Calloway PB Prelim Plat Staff Report
4. Calloway Preliminary Plat 8-11-20-REV
5. Calloway_Easement Letter 2020.01.08
6. Calloway Home Photos
7. Rezoning Approval Letter Signed
8. Signed Approved Rezoning Site Plan
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Town of Harrisburg 
Planning and Economic Development Department 

 
 

DATE: August 18, 2020 
 
SUBJECT: H2020-01-(S) Calloway, Preliminary Plat 
 
Owner/ Developer:  Stanley Martin Homes; Contact: Jeremy Smith 
 
Location:   The subject property is located on the Southeast corner of Robinson 

Church Road and Rocky River Road.  
PIN Number: 5506-84-1758-0000 and 5506-84-9524-0000  
Address: 8969 and 9089 Robinson Church Road 

 
BACKGROUND: 
 
Area:   Approximately 30.21 acres 
 
Zoning:   CZ-RC Residential Compact – Conditional Zoning District (Case # H2017-

11-R) 
 
Staff Report prepared by:  Craig Thomas, Planning and Economic Development Department 
 
GENERAL DISCUSSION: 

• The entire 30.21 acres was rezoned on January 8, 2018 to CZ-RC, Conditional Residential 
Compact, for approval of 81 lots that will be age-restricted to 55 years of age and older on the 
aforementioned two parcels.  The preliminary plat includes 73 lots.    

 
• The applicant is seeking preliminary plat approval of Calloway consistent with the underlying CZ-

RC zoning, including the approved conditional rezoning site plan. 
 

• Off-site transportation improvements and the agreement with the developer have been 
incorporated as Development Notes on the preliminary plat. 
 

• Staff has reviewed the submitted preliminary plat and has found it to be consistent with the 
approved conditional zoning site plan and the standards of the UDO. 
 
 

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 Low Density 
Residential.  Uses envisioned for this area include low to moderate density residential, 
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typically three (3) dwelling units per acre or less.  The proposed development is 2.51 dwelling 
units per acre and thus falls below the recommended threshold. The rezoning which was 
approved to accommodate this development was found to be consistent with the Harrisburg 
Area Land Use Plan and the Unified Development Ordinance and therefore conforms to the 
goals and policies of the HALUP and UDO. 
 
With regard to the overall goals of the plan, recommendation LU-5 states that the Town 
should “Expand Housing Options” to appeal to a broad range of audiences. A “Focus on 
Quality” is explained with recommendation LU-6.  The developer has agreed to ensure a 
higher level of quality by using masonry products for construction in an effort to help fulfill this 
goal. 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” 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. 
 
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. 

 
There are no existing or proposed variances for the subject property. The preliminary plat, as 
presented, is consistent with the approved conditional zoning site plan, which governs the 
development standards for the site.  

 
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 a single-family community consistent with the existing single-family 
neighborhoods nearby. 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. 

 
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. 
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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. 

 
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 subdivision is Calloway.  This name has been approved for use by the 
Cabarrus County E-911 Coordinator.  All street names have been reviewed and approved by 
Cabarrus County E-911 Coordinator. 

 
APFO REVIEW: 
 
SCHOOLS 
The development is age-restricted, meaning that this development should have minimal effect on the 
school system.  No school impact numbers were provided by Cabarrus County Schools.  

 
TRANSPORTATION 
The developer has been working with the Town to plan, design, and eventually construct some road 
improvements. These improvements include widening of Robinson Church Road for a left turn lane into 
the development and the addition of a left turn lane at the intersection of Robinson Church Road and 
Rocky River Road.  
 
The following notes have been added to the preliminary plat to satisfy this requirement: 
 
Development Note #2 
Developer agrees to work with the Town of Harrisburg so that road improvements can be 
designed, permitted and constructed at the same time pending a formal agreement between both 
parties. The Town of Harrisburg shall reimburse Stanley Martin for all costs associated with the 
intersection improvements including, but not limited to survey, design, right of way acquisition, 
utility relocation and construction for Robinson Church Road North of the intersection and for any 
required improvements along Rocky River Road up to an amount not exceed $100,000. 
 
Development Note #3  
Based on the extensive amount of off-site improvements required with this project including the 
installation of gravity sanitary sewer to the property, removing an existing Town of Harrisburg pump 
station and installing a new gravity sanitary sewer from the pump station to the existing WSACC 
interceptor and road improvements along Robinson Church Road the developer shall phase the 
improvements so that Phase 1 can be platted and sold with only the sanitary sewer improvements being 
completed and that Phase 2 cannot be platted until all road improvements within Robinson Church Road 
and Rocky River Road are completed per the agreement between Stanley Martin Homes and the Town of 
Harrisburg.  

 
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. 
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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 and Zoning Board recommend approval of the preliminary plat for the Calloway 
Subdivision, 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 (H2017-11-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 to dedicate a fee-in-lieu of Public Open Space dedication for the 2.4 
acres of required Public Open Space, in the amount of $34,390 per acre, for a total of 
$83,857.  All fee-in-lieu of dedications shall be made to the Town prior to final plat 
approval. 

3. Applicant agrees to restrict cladding materials for all buildings to masonry products; vinyl 
siding will not be used. 

4. Applicant agrees that during the preliminary plat process, if the RSOD buffers are revised 
to reflect the slope of the land adjacent to the stream bisecting the property, that any lots 
containing RSOD buffers be revised, removed, or redesigned so that no lots contain any 
RSOD buffer. 

5. Applicant agrees that the area labeled as “Proposed Future Roadway Connection to the 
East” on the site plan will be dedicated as street ROW during final platting. 

6. Applicant agrees to obtain a Driveway Permit from NCDOT subdivision access road 
providing access to Robinson Church Road.  Furthermore, the applicant agrees to revise 
the site plan to show the future ROW dedication area on both sides of the subdivision 
access road, and to dimension the future ROW from the current road. 

7. Applicant agrees to dedicate a fee-in-lieu of pedestrian access easement rights originally 
intended in the rezoning condition, in the amount of $40,236.30.  All fee-in-lieu 
dedications shall be made to the Town prior to final plat approval. (Original condition was 
revised and approved by Parks and Recreation Advisory Board) 

 
RECOMMENDATION: 
The preliminary plat is consistent with the Harrisburg Area Land Use Plan and the existing CZ-RC 
zoning designation and approved Conditional Rezoning Site Plan.  Therefore, the Planning and 
Zoning Department recommends approval of this preliminary plat application for Calloway. 
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QUEENSBURY DR.

60' RESIDENTIAL ROAD

SECTION A-A

DEVELOPMENT SUMMARY

25' TYPE "D" BUFFER

8' TYPE "A" BUFFER

LINKS AND NODES

LANDSCAPE SUMMARY

60' RESIDENTIAL CUL-DE-SAC

Town of Harrisburg Conditional Zoning Notes:
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 fee in lieu of Public Open Space dedication for
the 2.4 acres of required Public Open Space, in the amount of $34,390 per
acre, for a total of $83,857.  All fee in lieu of dedications shall be made to the
Town prior to final plat approval.

3. Applicant agrees to restrict cladding materials for all buildings to masonry
products; vinyl siding will not be used.

4. Applicant agrees that during the preliminary plat process, if the RSOD buffers
are revised to reflect the slope of the land adjacent to the stream bisecting the
property, that any lots containing RSOD buffers be revised, removed, or
redesigned so that no lots contain any RSOD buffer.

5. Applicant agrees that the area labeled as “Proposed Future Roadway
Connection To The East” on the site plan will be dedicated as street ROW
during final platting.

6. Applicant agrees to obtain a Driveway Permit from NCDOT subdivision
access road providing access to Robinson Church Road.  Furthermore, the
applicant agrees to revise the site plan to show the future ROW dedication
area on both sides of the subdivision access road, and to dimension the future
ROW from the current road centerline.

7. Applicant agrees to dedicate a fee-in-lieu of pedestrian access easement rights
originally intended in the rezoning condition, in the amount of $40,236.30.
All fee-in-lieu dedications shall be made to the Town prior to final plat
approval.

PH
A

SE LIN
E

PHASE LINE

PHASE LINE

PHASE 1
(36 LOTS)

PHASE 2
(37 LOTS)

DEVELOPMENT NOTES:
1. Per the approved conditional rezoning application the proposed development

will be an Age-Restricted 55+ community in compliance with the Federal
HOPA Act (The Housing for Older Persons Act).

2. Developer agrees to work with the Town of Harrisburg so that road
improvements can be designed, permitted and constructed at the same time
pending a formal agreement between both parties.  The Town of Harrisburg
shall reimburse Stanley Martin for all costs associated with the intersection
improvements for Robinson Church Road North of the intersection and for
any required improvements along Rocky River Road up to an amount not to
exceed $100,000.

3. Based on the extensive amount of off-site improvements required with this
project including the installation of gravity sanitary sanitary sewer  to the
property, removing an existing Town of Harrisburg pump station and
installing a new gravity sanitary sewer from the pump station to the existing
WSACC interceptor and road improvements along Robinson Church Road the
developer shall phase the improvements so that Phase 1 can be platted and
sold with only the sanitary sewer improvements being completed and that
Phase 2 can not be platted until all roadway improvements within Robinson
Church Road and Rocky River Road are completed per the agreement
between Stanley Martin Homes and Town of Harrisburg.
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TOWN OF HARRISBURG

Agenda Item Details
 
Title:
H2020-02-(S) Brookdale Village 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 H2020-
02-(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 H2020-02-
(S).
  

Description/Background:
Brookdale Partners LLC, on behalf of the Property Owner and Developer, has submitted a Preliminary Plat application 
for 50 town homes on Section 3 & 4 of the original plat, located east side of Plaza Road Extension, at the Stafford Road 
intersection. The site pin is 5506-21-2703-0000 and consists a total area of 5.58 acres. The Preliminary Plat for these 50 
town homes was previously approved in 2016 (Case #H-2016-01-(S)). 

As stated in Article 6 - Subdivision Regulations of the Harrisburg Unified Development Ordinance (UDO), the 
Subdivision Final Plat is to be recorded within two (2) years of Preliminary Plat approval. As such, the previously 
approved Preliminary Plat is expired and need to be reviewed and re-approved to allow for Construction of these town 
homes. 

The revised Preliminary Plat is enhanced to include required buffer areas and added amenities to the common area - both 
of these elements were missing from previous approval.

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 previously approved Preliminary Plat (H-2016-01-S), 
the Harrisburg Area Land Use Plan (HALUP) and the standards of the UDO for PUD 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. Brookdale Prelim Plat App.Signed.7.14.2020
2. Brookdale Townhomes Map
3. 2020.07.16-Brookdale Townhomes Preliminary Plat
4. Brookdale Town Homes PB Prelim Plat Staff Report
5. Brookdale Village Townhomes_Elevations
6. Preliminary Plat Approval Letter Signed
7. Stamped Approved Preliminary Plat
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PARCEL TIN# 5506-21-1602 - SECTION 4

ZONING PUD

TOTAL ACREAGE 214745.48 S/F (4.93 ACRES)

TOTAL NUMBER OF LOTS IN SUBDIVISION 40

ACREAGE IN LOTS 76492.82 S/F (1.75 ACRES)

COMMON OPENSPACE 82084.35 S/F (1.88 ACRES)

PRIVATE DRIVE AREA 25104.63 S/F (0.58 ACRES)

PRIVATE ALLEYWAY AREA 31063.68 S/F (0.71 ACRES)

LENGTH OF PRIVATE DRIVE 667.89'

FLOODWAY BOUNDARIES SEE NOTE THIS SHEET

BUILDING SETBACKS 25' PERIMETER / 10' PLAZA RD.

PARCEL TIN# 5506-11-8513 - SECTION 3

ZONING PUD

TOTAL ACREAGE 28456.81 S/F (0.65 ACRES)

TOTAL NUMBER OF LOTS IN SUBDIVISION 10

ACREAGE IN LOTS 17018.65 S/F (0.39 ACRES)

COMMON OPEN SPACE 6727.21 S/F (0.15 ACRES)

PRIVATE DRIVE AREA N/A

PRIVATE ALLEYWAY AREA 4710.95 S/F (0.11 ACRES)

LENGTH OF PRIVATE DRIVE N/A

FLOODWAY BOUNDARIES SEE NOTE THIS SHEET

BUILDING SETBACKS 25' PERIMETER / 10' PLAZA RD.

FLOODWAY NOTE:
PARCELS ARE NOT LOCATED IN A REGULATED
FLOODWAY

FIRM PANEL NUMBER: 3710550600J
PANEL EFFECTIVE DATE: 03.02.2009

SITE LEGEND
PUBLIC COMBINED EASEMENT

SECTION 1 - PRIVATE DRIVE SECTION 2 - PRIVATE ALLEYWAY

CONDITIONS OF APPROVAL:

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. Stormwater Phase II requirements will be required in Section 4 of the
development. (Planning Staff/Engineering)
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Town of Harrisburg 
Planning and Economic Development Department 

 
 

DATE: August 18, 2020 
 
SUBJECT: H2020-02-(S) Brookdale Village Townhomes, Preliminary Plat 
 
Owner/ Developer:  Brookdale Partners, LLC; Contact: Brad Dyer 
 
Location:   The subject property is located on the east side of Plaza Road Extension, 

at the Stafford Road intersection. 
PIN number: 5506-21-2703-0000 

 
BACKGROUND: 
 
Area:   Approximately 5.58 acres 
 
Zoning:   Planned Unit Development (PUD) 
 
Staff Report prepared by:  Craig Thomas, Planning and Economic Development Department 
 
GENERAL DISCUSSION: 
 

• The original preliminary plat for Brookdale Village Town Homes Section 3 & 4 was 
reviewed and approved by Town Council on September 12, 2016 for 50 townhomes 
(Case H2016-01-S).  
 

• As stated in Article 6 - Subdivision Regulations of the Harrisburg Unified Development 
Ordinance (UDO), the Subdivision Final Plat is to be recorded within two (2) years of 
Preliminary Plat approval. As such, the previously approved Preliminary Plat is expired. 
 

• The applicant is requesting that the previously approved Preliminary Plat be reviewed to 
allow them to complete the construction documents and record the subdivision plat for 
the remaining 50 lots. 
 

• The revised Preliminary Plat is enhanced to include required buffer areas and added 
amenities to the common area - both of these elements were missing from previous 
approval. 

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

the approved conditional zoning site plan and the standards of the UDO.  Staff has 
recommended conditions of approval as outlined in this staff report. 
 
 

APPROVAL CRITERIA: 
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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 located in an area designated as Mixed 
Use.  This area is characterized by seamlessly integrated uses and structures, with the 
architecture being enhanced by landscaping to soften the hard edges.  Uses should not be 
separated by buffers, and infrastructure is in place to handle the development of the area.  
Specifically, the Rocky River/I-485 area lays out the potential uses of medium density single 
family residential (both attached and detached), specialty housing supported by an institution, 
neighborhood retail, multi-tenant office, including medical uses, and a hospital or similar 
institution.  The intent of this plat is to continue an already underway attached single family 
development.  Therefore, the request conforms to the goals and policies of the Harrisburg 
Area Plan and the Unified Development Ordinance.   
 
With regard to the overall goals of the plan, recommendation LU-5 states that the Town 
should “Expand Housing Options” to appeal to a broad range of audiences. A “Focus on 
Quality” is explained with recommendation LU-6.  The developer has agreed to ensure a 
higher level of quality by using masonry products for construction in an effort to help fulfill this 
goal. 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” 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 PUD district is appropriate for this land use 
classification. 
 
 
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. 

 
There are no existing or proposed variances for the subject property. The preliminary plat, as 
presented, is consistent with the approved conditional zoning site plan, which governs the 
development standards for the site.  

 
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. 
 
The zoning districts of the surrounding properties are residential in nature to the south, and 
commercial to the west and north.  The property to the east is vacant, but expected to 
develop commercially in the future.  The Cabarrus Woods subdivision to the south is single 
family detached units, typically 1/3 of an acre in size.  This proposed development provides 
an appropriate transition between the single family detached to the south, and the 
commercial shopping center to the north. 
 

 
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 a residential attached subdivision.  The project is partially developed with 22 
units. An approval of this preliminary plat would allow the development to complete building the 
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remaining townhomes and prevent a potential negative impact to the surrounding area. 
 

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 A, 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.  This property lies completely within Flood Zone X on the latest FEMA 
FIRM. 

 
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 subdivision is Brookdale Village Townhomes.  This name has been 
approved for use by the Cabarrus County E-911 Coordinator.  All street names have been reviewed 
and approved by Cabarrus County E-911 Coordinator. 

 
APFO REVIEW: 
 
SCHOOLS 
This 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 on school capacity: 
 
The schools serving this area are Harrisburg Elementary School, Hickory Ridge Middle School, and 
Hickory Ridge High School.  We would anticipate these townhomes to generate upon buildout an 
additional 8 students, 3 middle school students, and 4 high school students.  While these students are 
relatively small the elementary school is over program capacity at 103.72% and could not accommodate 
these students, however when you add the additional students expected to be generated from approved 
lots and those pending in the Adequate Public Facilities Schools Inventory maintained by the county the 
elementary school would be at 113.75 % capacity.  This becomes extremely critical at both the middle 
and high school.  Hickory Ridge Middle School (99.83 % capacity) and Hickory Ridge High School (98.99 
% capacity) are both at capacity at this time.  When we add in the projected growth from the county 
inventory of already approved lots and those currently pending the middle school capacity is greatly 
increased to 130.86 % of program capacity.  The high school would also be impacted as it would reach 
118.57 % program capacity.  As the lots in the inventory continue to be permitted, the number of potential 
students generated is expected to cause additional capacity issues for the schools in the Harrisburg area.   
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The approved percentages are based on our 9th month enrollment data from the June 8, 2016 report and 
the APFSchools Inventory from Cabarrus County dated July 27, 2016.   

 
 
TRANSPORTATION 
NCDOT has reviewed the preliminary plat and approved the existing driveway entrance of Stafford Road 
onto Plaza Road. There are no other impacts to the transportation system.  

 
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 and Zoning Board recommend approval of the preliminary plat for the Brookdale 
Village Subdivision, staff requests that the following original conditions (H2016-01-S) become part of the 
approval, which are inclusive of the conditions agreed to as part of the approval:  

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. Stormwater Phase II requirements will be required in Section 4 of the development. 
 

RECOMMENDATION: 
The preliminary plat is consistent with the Harrisburg Area Land Use Plan and the existing PUD 
zoning designation and previously approved Preliminary Plat (H2016-01-S).  Therefore, the 
Planning and Zoning Department recommends approval of this preliminary plat application for 
Brookdale Village Townhomes Section 3 & 4. 
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