
TOWN OF HARRISBURG, NORTH CAROLINA
HARRISBURG TOWN HALL

PLANNING AND ZONING BOARD MEETING

March 15, 2022
6:00 PM

AGENDA

1. MEETING INFORMATION
  

 A. Harrisburg Town Hall's Council Chambers will be open to attend the meeting in person - Masks are 
encouraged at your discretion. 

The public also has the option to join the meeting virtually via the Zoom platform using the following 
link:
https://us02web.zoom.us/j/85400412408?pwd=aWo4NkpPK1kwS0JCRnJiRFZoYk9PQT09  

Webinar ID: 854 0041 2408 
Passcode: 554604 
Or join by phone:
312.626.6799
301.715.8592

   

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 the February 15, 2022 Planning and Zoning Board meeting.
   

4. OLD BUSINESS
  

5. NEW BUSINESS
  

 A. H2021-06 (R) – Conditional Rezoning and Zoning Map Amendment for Properties off of Robinson 
Church and Peach Orchard Rd.

   

6. STAFF UPDATES/INFORMATION
  

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, NORTH CAROLINA 
PLANNING & ZONING ADVISORY BOARD MEETING 

TUESDAY, FEBRUARY 15, 2022 
 

MINUTES 
 

1. 
CALL TO ORDER 
Andy Rathke called the meeting to order. 
 
PRESENT: Andy Rathke, Rodney Garner, Thelma Thorne-Chapman, Kevin Schaffner, Kevin Hutchins, Jacob 

Carpenter 
 
A. 
AGENDA ADOPTION 
 
MOTION 
Rodney Garner made a motion to adopt the agenda as presented. Second was made by Kevin Hutchins. 
The motion passed 6-0. 
 
B. 
SPECIAL PRESENTATIONS 
 
C. 
PUBLIC COMMENT 
 
2.  
CONSENT AGENDA 

A. Planning Board meeting minutes of November 16, 2021 Planning and Zoning Board meeting. 
 
MOTION 
Kevin Hutchins made a motion to approve the Consent Agenda. Second was made by Thelma Thorne-Chapman. The 
motion passed 6-0. 
 
3. 
OLD BUSINESS 
 
4.  
NEW BUSINESS 
A. 
Consider a rezoning request to add a portion of parcel to modify the previously approved Farmington PUD 
(H2021-13- R) 
MVP Properties, on behalf of the property owners of parcel 5506-13-9416 has submitted a request to rezone a portion 
of this parcel, approximately 1.557 acres of land located along the edge of Farmington PUD off Farmington Ridge 
Pkwy. The applicant proposes to rezone/annex and develop the parcel as part of the established Planned Unit 
Development (PUD) for Farmington. To achieve this, the applicant is requesting that the property be rezoned from 
Cabarrus County OI (Office/Institutional) to Town of Harrisburg PUD (Planned Unit Development). It is part of the 
land swap associated with another Rezoning H2021-14-R that will take away a portion of original PUD. The property 
in question is in the County and requires annexation. A Town Council public hearing will be held to take action on 
the rezoning and annexation upon the recommendation of the Planning and Zoning Board. A staff report is attached 
for more information and a site plan is submitted for your consideration. If approved, staff will continue reviewing 



the site plan in accordance with our Unified Development Ordinance (UDO) during the Construction Document (CDs) 
reviews. Staff is recommending approval of the rezoning request with conditions included in the staff report. 

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 25 ft greenway easement (except for portions of multiuse path along Streets) 
and construct a 10 ft wide asphalt greenway as shown on plan, to meet requirements of article 6.5.5 of the 
UDO. The greenway shall be constructed prior to 50% completion of each residential pod (areas 2 and 3).  
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 phased improvements as required by the final approved traffic 
analysis and at the direction of NCDOT.  
5. Applicant agrees to the final design of Farmington Ridge Parkway and other streets within the development 
as depicted in sheets RZ-3 and RZ-4 of the Site Plan.  
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. This will be completed as part of Phase I, along with 
newly constructed Farmington Ridge Parkway.  
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. The applicant agrees to install greenway and 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: 
Kevin Schaffner made a motion to recommend approval of H2021-13-R with the following conditions and sent it on 
to the Town Council for their consideration with a second from Kevin Hutchins. The motion passed 6-0. 
 
The following Consistency Statement was then proposed: 

 
CONSISTENCY STATEMENT: 

1. Based on the staff report, staff presentation and with the conditions proposed, this conditional rezoning 
request is consistent with the Harrisburg Area Land Use plan and with the conditions it is reasonable and in 
the public interest.  

 
MOTION: 
Thelma Thorne-Chapman made a motion to approve the proposed Consistency Statement with a second from Kevin 
Schaffner. The motion passed 6-0. 
 
B. 
Consider a rezoning request to remove a portion of parcel and modify the previously approved Farmington 
PUD (H2021- 14-R) 
MVP Properties, on behalf of the property owners of parcel 5506-12-7903 has submitted a request to rezone a portion 
of this parcel, approximately 1.38 acres of land located along the edge of Farmington PUD off Farmington Ridge 
Pkwy. The applicant proposes to develop the parcel as Office and Institutional and be removed from originally 
approved Farmington PUD. This particular parcel is proposed to be office or institutional. To achieve this, the 
applicant is requesting that the property be rezoned from Town of Harrisburg PUD (Planned Unit Development) to 
O-I (Office and Institutional). It is part of the land swap associated with Rezoning H2021-13-R that will add a new 
parcel into the PUD. The property in question is in the Town Limits and does not require annexation, upon rezoning 



and removal from the PUD the property will remain within Town Limits. A Town Council public hearing will be held 
to take action on the rezoning upon the recommendation of the Planning and Zoning Board. A staff report is attached 
for more information and a site plan is submitted for your consideration. If approved, staff will continue reviewing 
the site plan in accordance with our Unified Development Ordinance (UDO) during the Construction Document (CDs) 
reviews. Staff is recommending approval of the rezoning request. 
 
After some discussion about the project, they then took the following action: 
 
MOTION: 
Kevin Schaffner made a motion to recommend approval of H2021-14-R with the following conditions and send it on 
to the Town Council for their consideration with a second from Kevin Hutchins. The motion passed 6-0. 
 
The following Consistency Statement was then proposed: 

 
CONSISTENCY STATEMENT: 

1. Based on the staff report, staff presentation and with the conditions proposed, this conditional rezoning 
request is consistent with the Harrisburg Area Land Use plan and with the conditions it is reasonable and in 
the public interest.  

 
MOTION: 
Rodney Garner made a motion to approve the proposed Consistency Statement with a second from Thelma Thorne-
Chapman. The motion passed 6-0. 
 
C. 
Consider rezoning of 2 parcels off of Paul Linker PL associated with an annexation request (H2022-01-R) 
The property owners of parcel 5527-12-6235 and 5527-12-7291 have submitted a request to rezone these parcels, 
approximately 4.233 acres of land located off Paul Linker PL. The applicant proposes to annex two parcels into the 
Town of Harrisburg town limits to have access to a Towns’ sewer services for each lot. The two lots are currently in 
Cabarrus County. To achieve this, the applicant is requesting that the properties be rezoned from County LDR (Low 
Density Residential) to RL (Residential Low Density). The RL district has a maximum density of 1 dwelling unit per 
acre. The proposed density is 0.47 dwelling units per acre and the lot meets the RL dimension requirements per the 
UDO. The property in question is in the County and requires annexation. A Town Council public hearing will be held 
to take action on the rezoning and annexation upon the recommendation of the Planning and Zoning Board. A staff 
report is attached for more information, there is no site-specific plans for these parcels. Staff is recommending approval 
of the rezoning requests presented. 
 
After some discussion about the project, they then took the following action: 
 
MOTION: 
Kevin Hutchins made a motion to recommend approval of H2022-01-R and send it on to the Town Council for their 
consideration with a second from Jacob Carpenter. The motion passed 6-0. 
 
The following Consistency Statement was then proposed: 

 
CONSISTENCY STATEMENT: 

1. Based on the staff report, staff presentation and with the conditions proposed, this conditional rezoning 
request is consistent with the Harrisburg Area Land Use plan and with the conditions it is reasonable and in 
the public interest.  

 
MOTION: 
Thelma Thorne-Chapman made a motion to approve the proposed Consistency Statement with a second from Kevin 
Schaffner. The motion passed 6-0. 



5. 
STAFF UPDATES/INFORMATION 

• We will be having a Neighborhood meeting this Thursday for Cookout drive thru, this project has been in 
the pipeline for about a year now, I think you are going to like the design we have come up with. There have 
been some changes made to the drive thru that will help. Please join us if you can. 

• Several projects are currently under staff review, once they are completed, we will be bringing them to the 
Board. 

• Town Council is getting closer to announcing our new Town Manager. 
 

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

 
        _____________________________________  

Andy Rathke, Chairman 
 

_____________________________________  
Carly Bedgood, Secretary  





D'igiSign 'verified: B73A85C0-D976-4B4B-B7BB-504E87904814 

�-► Harrisburg NC
The-rigltt side-of opportunit:y 

Subject Property Information 

1. Street Address 10151 Robinson Church Road 

2. PIN(s) (10 digit#) �0�1 -- 025 -- 0037.00�_ -- --

3. Deed ReferenceBook 14248

4. Township # __

Description of Subject Property 

5. Size (square feet or acreage)

6. Street Frontage (feet)

7. Current Land Use

29.33 acres 

920 

Residential 

Page 0235 

8. Smrnunding Land Use and Zoning Classification

N01th: Zoning CR 

South: Zoning CR 

East: Zoning CR 

West: Zoning CR 

9. Request to Change Zoning

Land Use Residential 

Land Use Residential 

Land Use Residential 

Land Use Residential 

From . CR to RM-1 

10. Is this a request for a Conditional Rezoning? (@ NO

(If YES, you must also submit an application for a Conditional Rezoning) 

11. Purpose for Request: To allow for single family subdivision
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��► Harrisburg NC
The-rigltc s�of OfFOYtunity 

Subject Property Information 

1. Street Address 10483 Robinson Church Road 

2. PIN(s) ( 10 digit#) �0�1 -- 025 -- 0038.00. __ -- --

3. Deed ReferenceBook 566

4. Township # __

Description of Subject Property 

5. Size (square feet or acreage)

6. Street Frontage (feet)

7. Current Land Use

10.82 acres 

635 

Residential 

Page 0208 

8. Surrounding Land Use and Zoning Classification

North: Zoning CR Land Use Residential 

South: Zoning CURL Land Use Residential 

East: Zoning CR 

West: Zoning CR 

9. Request to Change Zoning

Land Use Residential 

Land Use Residential 

From CR to RM-1 

10. Is this a request for a Conditional Rezoning? (@ NO

(If YES, you must also submit an application for a Conditional Rezoning) 

11. Purpose for Request: To allow for single family subdivision





��► Harrisburg NC
Tlt,e. rijltt side, of op�rtuJuty 

Subject Property Information 

1. Street Address 10555 Peach Orchard Road 

2. PIN(s) (10 digit#) _0�1 -- 025 --..Q.0..3L.;t Q __ --__ --__ 

3. Deed ReferenceBook not listed

4. Township# __

Description of Subject Property 

5. Size (square feet or acreage)

6. Street Frontage (feet)

7. Current Land Use

13.06 acres 

50 

Residential 

8. Surrounding Land Use and Zoning Classification

Page_not listed 

North: Zoning _C
_
R 
__ _ Land Use Residential 

South: Zoning CURL 

East: Zoning CR 

West: Zoning _C_R __ _ 

Land Use Residential 

Land Use Residential 

Land Use Residential 

9. Request to Change Zoning From CR to RM-1 

10. Is this a request for a Conditional Rezoning? @)NO 

(IfYES, you must also submit an application for a Conditional Rezoning) 

11. Purpose for Request: To allow for single family subdivision
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A. General Provisions

1. These Development Standards form a part of  the Rezoning Plan associated with the Rezoning Petition filed by DRB Group (the “Petitioner”) to
accommodate the development of  that approximately 53.21 acre site located on the east side of  Robinson Church Road just north of  Peach Orchard
Road, which site is more particularly depicted on the Rezoning Plan (the “Site”).  The Site is comprised of  Tax Parcel
Nos. 055059716030000, 55059841670000, and 55150850850000.

2. The development and use of  the Site will be governed by the Rezoning Plan, these Development Standards and the applicable provisions of  the Town of
Harrisburg Ordinance (the “Ordinance”).

3. Unless the Rezoning Plan or these Development Standards establish alternative standards, the regulations established under the Ordinance for the
RL-Cluster zoning district shall govern the development and use of the Site.

4. The development depicted on the Rezoning Plan is schematic in nature and intended to depict the general arrangement of  uses and improvements on the
Site.  Accordingly, the configurations, placements and sizes of  the building footprints as well as the public streets depicted on the Rezoning Plan are
schematic in nature and, subject to the terms of  these Development Standards and the Ordinance, are subject to minor alterations or modifications during
the design development and construction document phases.

B. Permitted Uses/Development Limitations

1. The Site may be devoted only to a residential community containing a maximum of  71 single family lots and to any incidental and accessory uses relating
thereto that are allowed in the RL-Cluster zoning district.

C. Transportation

1. Vehicular access to the Site shall be as generally depicted on the Rezoning Plan.  The placement and configuration of  the vehicular access points are subject
to any minor modifications required to accommodate final site and construction plans and designs and to any adjustments required for approval by the
North Carolina Department of Transportation.

2. As depicted on the Rezoning Plan, the Site will be served by  public streets.  Minor adjustments to the locations of  the internal streets shall be allowed
during the construction permitting process.

3. A left turn lane into the site from Robinson Church Road will be provided.

D.  Architectural Standards

1. The principal buildings used for residential uses constructed on the Site may use a variety of building materials.  The building materails used for buildings
may be a combination of the following: brick, stone, simulated stone, precast stone, precast concrete, sythetic stone, stucco, and cementitious fiber board
siding.  Vinyl or aluminum as a building material may be used on windows, soffits, and handrails/railings.  The proposed roofing materials may be
architectural shingles, wood shake, slate, tile and/or metal.

E. Streetscape and Landscaping

1. The Site shall meet the provisions of  the Ordinance related to connectivity provided.

2. The Petitioner shall comply with Tree Preservation and Stormwater requirements.

F. Lighting

1. All freestanding lighting fixtures installed on the Site by Petitioner (excluding street lights, lower, decorative lighting that may be installed along the
driveways, private alleys/streets, sidewalks and walkways and landscaping lighting) shall be fully capped and shielded and the illumination downwardly
directed so that direct illumination does not extend past any property line of the Site.

2. The maximum height of any freestanding lighting fixture installed on the Site by Petitioner, including its base, shall not exceed 21 feet.

G. Environmental Features/Greenway

1. The development of the Site will comply with the Town of Harrisburg Tree Ordinance.

2. Petitioner shall comply with the Town of Harrisburg approved and adopted Stormwater Ordinance.

H. Binding Effect of the Rezoning Documents and Definitions

1. Future amendments to the Site Development Data may be applied for by the Owener or Owners of  the parcel or parcels within the Site involved in
accordance with the provisions of the Ordinance.

Binding Effect of the Rezoning Documents and Definitions
1. If  this Rezoning Petition is approved, all conditions applicable to the use and development of  the Site imposed under these Development Standards and the

Rezoning Plan will, unless amended in the manner provided under the Ordinance, be binding upon and inure to the benefit of  Petitioner and the current and
subsequent owners of the Site and their respective successors in interest and assigns.

Additional Notes:
1. The developer will coordinate road names with Cabarrus County E911 Addressing during permitting of the project.
2. All street trees shall be planted in the planting strip.
3. All lots will be served by gravity flow.
4. Any heritage tree removed during construction shall be mitigated per section 9.3.5.
5. Final pond configuration of the stormwater ponds may interfere with the total number of lots.
6. All stormwater control measures shall be wet ponds with fountains with a minimum depth of 10' over 25% of the permanent pool area.
7. All stormwater BMP's shall be the sole responsibility of the developer and prior to turn over to any management company or HOA, the developer shall

oversee the establishment of an escrow account, which can be spent solely for sediment removal, structural, biological or vegetative replacement, major
repair or reconstruction of the SCM's.  If SCM's are not performing adequately or as intended or are not properly maintained, the town, in its sole discretion
may remedy the situation, and in such instances, the town shall be fully reimbursed from the escrow accounty.  Escrowed funds may be spent by the
association for sediment removal, structural, biological or vegetative replacement, major repair and reconstruction of the SCMs, provided that the town
shall first consent to the expenditure.  Both developer contribution and annual sinking funds shall fund the escrow account.  Prior to plat recordation or
issuance of construction permits, whichever shall first occur, the developer shall pay into the escrow account an amount equal to 25% of the intial
construction cost of the SCMs.  The HOA shall contribute 50% of the intial construction cost into a sinking fund budget within the first fifteen years
following initial construction of the SCMs.  Funds shall be deposited each year into the escrow account.  A portion of the annual assessments of the
association shall include an allocation into the escrow account.  Any funds drawn down from the escrow account shall be replaced in accordance with the
schedule of anticipated work used to create the sinking fund budget, per Harrisburg Code of Ordinances.

8. Stormwater submittal checklist and site design checklist will be completed and included with first construction document submittal.
9. Final construction docuemnts shall be comply with TIA requirements.  This site falls under the TIA threshold.
10. Intersections shall meet minimum spacing requirements.
11. Mail kiosk will be provided with construction documents.  Kiosk parking will meet ADA requirements and not interfere with traffic flow.
12. Sidewalk, curb and gutter, trees and lighting will be required on all road frontages.
13. Full review of roads, utilities, and stormwater facilities will be conducted during the construction drawing review and may result in a loss of lots.
14. The plan will adhere to the Town of Harrisburg Stormwater Drainage Manual and UDO.

DRAFT CONDITIONS
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 residential buildings to masonry products; vinyl siding will not be used.
3. Applicant agrees that there will be no exposed concrete foundations and that siding must extend to the ground level on all sides of the homes.
4. Applicant agrees to install all required improvements as required by the final approved Traffic Impact Analysis.
5. Applicant agrees to restrict primary cladding materials for all residential buildings to masonry or similar products; vinyl siding will not be used.
6. Applicant agrees that there will be no exposed concrete foundations and that siding and/or other material must extend to the ground level on all sides of the homes.
7. Applicant agrees to provide a minimum 8 foot landscape easement (4 feet on each side of the property line) for residential lots sharing a rear property line.
8. Applicant agrees mailbox clusters shall meet ADA Standards at a minimum.
9. Applicant agrees to the mitigation or replacement of heritage trees if damaged during construction, in accordance with the Town of Harrisburg Unified
Development Ordinance.
10. Applicant agrees that all ponds shall be wet detention ponds with fountains. Ponds shall be designed such that there is a minimum depth of 10’ over at
least 25% of the permanent pool area.
11. Applicant agrees the storm water facility shall be surrounded by 4-rail vinyl farm fence.
12. Applicant agrees that all streets should be to the Town of Harrisburg Engineering Design standards, alternate pavement schedule is not allowable. Roadways
cross sections will be reviewed and approved at the construction document phase.
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Town of Harrisburg 

Planning and Economic Development Department 
Rezoning Staff Report 

 
 

DATE:   March 8, 2022 
 
SUBJECT: 
 
Request H-2021-06-(R): To rezone approximately 53.21 acres from Cabarrus County CR 

(Countryside Residential) to CZ-RM-1 (Conditional Zoning 
Residential Medium Density) 

 
Location: The subject property is located at the northeastern corner of 

Robinson Church Road and Peach Orchard Road intersection 
(PINs 5505-97-1603, 5505-98-4167, and 5515-08-5085). 

 
Applicant: DRB Group represented by The Isaacs Group, PC 
 
Staff Report Prepared by: Craig Thomas, Senior Planner 
 
Neighborhood Meeting: Held November 18, 2021  
   
 
BACKGROUND:  
 
Area: ±53.21 acres Total 
 
Existing Land Use: Vacant/Single-Family Residential 
 
Zoning within 500 feet: North - Countryside Residential (CR), Cabarrus County 
 South - Residential Low (RL) Town 
 East - Residential Low (RL) Town and Countryside Residential 

(CR), County   
 West - Countryside Residential (CR), County 
 
      
Land Uses within 500 feet: North - Single-family Residential, County  
 South - Single-family Residential, Town 
 East - Single-family Residential, Town and County  
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 West - Single-family Residential, County  
 
 
APPLICATION SUMMARY: 
 
 The applicant proposes to develop a single-family subdivision with 71 detached units. To 

achieve this, the applicant is requesting that the property be rezoned from CR (Countryside 
Residential) to CZ-RM-1 (Conditional Zoning Residential Medium Density).  

 The proposed density of the site is 1.33 dwelling units per acre. The proposed project is in 
a Low-Density Residential area per the Harrisburg Area Land Use Plan (HALUP), 
allowing low to moderate density residential development of 1 to 2 units/acre. Upon 
approval of this rezoning, the density will be capped at 1.33 units/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 1.84 acres of active open space as part 
of the development along with 5.05 acres of passive open space. The developer has offered 
to pay a fee-in-lieu of the Common Public Open Space requirement.   

 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 properties are currently within Cabarrus County zoning jurisdiction, so they will need 
to be annexed to the town limits of the Town of Harrisburg.  
 

APPROVAL CRITERIA: 
 

1. The size of the tract in question; 

The subject property is approximately 53.21 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; 

Per the Unified Development Ordinance, the intent of the proposed district depicted on 
the submitted site plan is as follows: 

RL: The RL district is established to provide areas for low density single family residential 
uses on moderately sized lots.  

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

“This area is characterized by low- to moderate-density residential development (1 to 2 
dwelling units per acre). Single-family detached homes are complemented by natural 
areas as well as formal and informal open space amenities. Conservation design, which 
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includes more open space in exchange for smaller minimum lot sizes, may be 
recommended in locations with sensitive natural resources.”  

Based on the description of the Low Density Residential land use classification, the 
proposed density and dedicated open space would meet the intent 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 audience and 
create value for property owners with smaller lots in exchange for preservation of open 
space.    

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 
Low Density Residential and the RM-1 zoning district is appropriate for this land use 
classification per the HALUP recommendation.  

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 1.33 dwelling units per acre could be achieved 
under the proposed zoning. Benefits to the neighbors and the surrounding community 
include the preservation of open space areas, increased buffers (more than what is 
required in the UDO) adjacent to the neighboring properties, and the construction of a 
portion of future connection from Robinson Church Road to Hickory Ridge Road.   

The addition of seventy-one (71) single-family attached homes has no detrimental impact 
to the surrounding community. There will be an entrance on Robinson Church Road and 
connections to the vacant parcel to the north and Denman Drive to the south connecting 
Hawthorne subdivision that connects to Peach Orchard Rd.  

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 is located along Robinson Church Road and sewer is available to 
the west and south. 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 this 
subdivision with only seventy-one (71) homes. Access will be reviewed and 
permitted by the Town and NCDOT during the Construction Documents (CDs) 
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review. The adopted Community Transportation Plan (CTP) and the HALUP 
identified a future street connecting Robinson Church Rd and Hickory Ridge Rd 
going through the proposed project parcels, a portion of the street is being 
designed and built to meet future connectivity goal.  

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: 

Per Cabarrus County, the APF Ordinance for schools is currently not being 
enforced after a ruling by the NC Supreme Court.  However, Cabarrus County 
Schools does still review the capacity of the K-12 schools that this development 
will feed into and provides future capacity numbers based on the units proposed.  
For this site, Cabarrus County has provided the following information: 

Current Capacity: 
 

Elementary (Hickory Ridge ES) -         109% 
Middle (Hickory Ridge MS) -                93%  
High (Hickory Ridge HS) -             112%   
 

Future Capacity Based on Unbuilt Lots and Including this Request: 

Elementary (Hickory Ridge ES) -         112% 

Middle (Hickory Ridge HS) -         94%  

High (Hickory Ridge HS) -                    114% 

As per Cabarrus County Schools, the Single-family homes in this development 
will generate upon full buildout an additional 27 elementary students, 14 middle 
school students, and 18 high school students.  

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 
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 proposed single-family development and density of the proposed 
development (1.33 dwelling units per acre) is compatible with surrounding land 
uses.  



H-2021-06-(R) | Page 5 of 7 
 

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

Like all other development activity in this area, the development of this land 
would convert former vacant land into residential neighborhoods, while 
preserving appropriate area for open space as required by the UDO. 

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;  

As previously mentioned, the specific use of the property, single family detached 
homes, is consistent with surrounding neighborhoods and aligns with Harrisburg 
Area Land Use Plan (HALUP), particularly the single family residential.  

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

The property is mostly vacant, with single family homestead. 

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. 
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The rezoning application to RM-1 district to the property, with the proposed density 
limitation, is consistent with the density and lot size standards established for the base 
RM-1 Zoning District in the Unified Development Ordinance and Low-Density 
Residential land use classification in the Land Use Plan. 

The development proposal accompanying the rezoning request would restrict permitted 
uses to single family attached 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 RM-1 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. 

The applicant intends to work with Harrisburg town staff in establishing appropriate 
improvements for the development. Landscaping buffers shown exceed the requirements 
in the UDO to meet the needs of the adjacent properties, and active/passive open space is 
designated as part of the subdivision.   

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. 
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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. 

The Planning and Zoning Board will need to adopt a consistency statement when a 
recommendation or decision is made on this item. 

 

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 restrict primary cladding materials for all residential buildings to 
masonry products; vinyl siding will not be used. 

3. Applicant agrees that there will be no exposed concrete foundations and that siding 
and/or other materials must extend to the ground level on all sides of the homes.  

4. Applicant agrees to the mitigation or replacement of heritage trees if damaged during 
construction, in accordance with the Town of Harrisburg Unified Development 
Ordinance.  

5. Applicant agrees to provide a minimum 8 foot landscape easement (4 feet on each side of 
the property line) for residential lots sharing a rear property line. 

6. Applicant agrees that all ponds shall be wet detention ponds with fountains. Ponds shall 
be designed such that there is a minimum depth of 10’ over at least 25% of the permanent 
pool area.  

7. Applicant agrees to fence surrounding detention pond shall be vinyl 4-rail farm fence, 
preferably white. 

8. Applicant agrees to pay agreed upon fee-in-lieu of required common open space.   
9. Applicant agrees mailbox clusters shall meet ADA Standards at a minimum. 
10. All streets should be to the Town of Harrisburg Engineering Design standards, alternate 

pavement schedule is not allowable. Roadways cross sections will be reviewed and 
approved at the construction document phase. 
 

RECOMMENDATION: 

With the proposed site plan and 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. 



ILEY
HARRISBURG, NC

Fielding Homes, LLC/DRB Group

Architecture Submittal for Discussion

June 22, 2022



STONEHAVEN



STONEFIELD



ARLINGTON



MARION



ARCHITECTURAL DETAILS

• Cementitious (Hardiplank) siding with brick and 
stone accents/details per elevation

• No vinyl siding but vinyl windows, soffits and 
aluminum trim/garage doors allowed

• Finished floor raised a minimum of 12” above the 
front sidewalk\

• Exposed foundation to be clad with stone or brick

• 30-yr architectural shingles

• 6” minimum roof overhangs (eaves)

• Decorative garage doors with windows and 
hardware

• Garage Doors a minimum of 25’ from public 
sidewalk/right of way



 

 

 
COMMUNITY MEETING REPORT  

Petitioner: F i e l d i n g  H o m e s / D R B  G r o u p  
 Robinson Church Road Subdivision 

 
 

This Community Meeting Report is being filed with the Town of Harrisburg Planning Director pursuant to the 
provisions of the City Code. 

 
PERSONS AND ORGANIZATIONS CONTACTED WITH DATE AND EXPLANATION OF HOW 
CONTACTED: 

 
Craig Thomas, senior planner with the Town of Harrisburg, sent out a meeting notice to all individuals and 
organizations adjacent to the property as required.  A copy of the written notice is attached.  

 
DATE, TIME AND LOCATION OF MEETING: 
 

The Community Meeting was held in person at Town Hall and virtually on Thursday November 18, 2021.  The virtual 
call was done by way of a Zoom meeting (instructions for the meeting were included with the notification letter).  A 
copy of the letter has been provided with this report. 

 
PERSONS IN ATTENDANCE AT MEETING (see attached copy of sign-in sheet): 
 

The Community Meeting was attended by a mix of participants both in person and virtually. 
The Petitioner was represented at the Community Meeting by James Martin of Fielding Homes/DRB Group (in 
person) and Benji Layman of The Isaacs Group, P.C. (virtual) 

 
SUMMARY OF PRESENTATION/DISCUSSION: 
 
Mr. Martin provided a presentation consisting of information about the builder and proposed product.  Elevations and the 
site plan were presented along with an explanation of how the site plan was derived.  As part of the presentation Mr. 
Martin touched on home square footages, price points, and lot sizes.  A copy of the presentation has been provided with 
this report. 

After the introduction of the project, there was an informal discussion between the petitioner’s representatives and the 
citizens that were in attendance in which questions were asked relating to the project.  We had the benefit of receiving 
questions from a neighbor by email prior the meeting that listed out 18 questions, which were the main topic by all 
neighbors throughout the meeting.  Questions that were asked and how they were answered are as follows: 
 

1. What will be the starting price tag per home in the new development? 
Price point is anticipated to be between $525,000 to $610,000. 

2. Is there a city ordinance that requires a road connection between Hawthorne and the new development? 
Yes, the connection is needed to meet subdivision requirements and was requested by the Town. 

3. Will you be making road improvements to widen Robinson Church Road to accommodate a turn lane from either 
direction into the new development as well as at Peach Orchard Rd? 
Yes, we will be adding a left turn lane into the site. 

4. What are your plans with the large common area between the two communities? 
The details have not been decided yet, however, the area should be fairly flat and grassed allowing for an open 
space for recreational activities. 

5. Would you be willing to add additional evergreen trees along the border between the communities to provide 
natural privacy and replace those trees lost due to construction  
There will be a buffer provided around the property and they will be planted with evergreens to provided 
screening between adjacent properties. 

6. What amenities do you have planned for the new development? 
The amenities will be the pockets of open space provided along with the larger open space area to provide for 
recreation activities.   

7. Will all homes be 2 stories? 
The elevations provided are for a two-story product. 



 

 

8. Will there be an age restriction on the neighborhood or will it be open to all ages? 
This neighborhood will be open to all ages. 

9. What square footage will these homes begin at? 
Homes will range anywhere from 2,460 s.f. to 3,660 s.f. 

10. What is the projected timeline to start construction if rezoning is approved? 
Once the rezoning process is finished, assuming it is approved, construction documents would begin and be 
submitted to the Town for approval.  That process would take construction beginning towards the end of 
2022/early 2023. 

11. How has planning for proper school facilities been taken into consideration? Hickory Ridge Elem has only been 
open a year and there are already mobile units. 
An analysis of the school has not been provided by the developer.  Typically the impact of a subdivision this size 
is fairly minimal. 

12. Vinyl siding or hardboard siding homes? Same style/caliber homes? 
Again, spoke to price point and the homes will be hardboard or cementitious material. 

13. Property values must be maintained. Will new development be in line with home values and quality of 
Hawthorne? 
Price point is anticipated to be between $525,000 to $610,000 and will be comparable to the area. 

14. There is a concern about the wash out from the current location of storm runoff area near Denman way and 
Sunprince Dr. 
A storm water BMP will be provided to collect all run off from the site and discharge at a rate lower than the 
current condition.  The development of this project should improve existing runoff issues. 

15. What is the expected timeline for the construction? When will it start and when do you anticipate it would 
conclude? This is a question both for the development of the land and when you would turn it over to the builder, 
and then how long with the builder takes to complete all houses in the neighborhood? 
Once the rezoning process is finished, assuming it is approved, construction documents would begin and be 
submitted to the Town for approval.  That process would take construction beginning towards the end of 
2022/early 2023.  Completion would be contigent on sales. 

16. Will there be a light at Peach Orchard and Robinson Church to help the flow of traffic? 
A light at the intersection is not proposed with this development. 

17. Current proposed entrance of new development is a location of multiple car crashes in past 2-3 years.  
A left turn will be provided for the entrance into the development. 

18. Is it the intention by the builder/developer that this development be absorbed or apart of Hawthorne community 
HOA? 
This development will not be apart of the Hawthorne community. 

 
 Additional questions were asked over zoom and answered according.  A copy of the question and answers over the zoom 
application has been provided with this report.  We believe all questions were appropriately answered and addressed and 
appreciate all of the feedback and questions from the neighbors. 
 
Respectfully submitted, 
Benji Layman on the behalf of Fielding Homes/DRB Group, Petitioner 
      

 
 

 



 

November 8, 2021 
 

Neighborhood Meeting Notice 
 

To Whom It May Concern; 
 
Our records indicate that you own property in close proximity to the property located at parcel 
PINs 5505-97-1603, 5505-98-4167 and 5515-08-5085 located on the northeast corner Robinson 
Church Road and Peach Orchard Road. The property owner is requesting a rezoning of the parcel 
from County CR (Countryside Residential) to CZ-RL, Conditional Zoning Residential Low 
Density District. The purpose of the rezoning is to enable the property owner to develop and 
subdivide the property for seventy-one (71) single family homes.  
 
The Town of Harrisburg will facilitate a Neighborhood Meeting to allow the applicant to present 
their proposal to neighboring property owners, and to receive feedback from the neighbors at the 
date and time below.   
 
Virtual Meeting Information: 
Please click this URL to join. 
https://us02web.zoom.us/j/89900073633?pwd=c0swdkpqNjJMbmJGaGI4VDhkdmZhZz09 
Passcode: 956105 
Or join by phone:  
Dial: +13017158592 
Webinar ID: 899 0007 3633 
Send comments or sign up to speak by emailing at planning@harrisburgnc.org  
 
The number at Town Hall is 704-455-5614 if you have any questions prior to the meeting. 
 
 
H2021-06-R Robinson Church Road at Peach Orchard Road Rezoning 
 
Date:  Thursday, November 18, 2021 
Time:  6:00 PM 
Location: Virtual Meeting (see meeting information above) 
 
 
Sincerely, 
 
 
Craig Thomas 
Senior Planner 
Town of Harrisburg 

https://us02web.zoom.us/j/89900073633?pwd=c0swdkpqNjJMbmJGaGI4VDhkdmZhZz09
mailto:planning@harrisburgnc.org


 
 

Site Location Map (Properties highlighted below) 
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Fielding Homes, LLC/DRB Group

Community Introduction

November 18, 2021



FIELDING HOMES, LLC
DRB GROUP

• Regional Private Builder that builds in major markets throughout the Eastern US

• Founded in 1990, DRB Group is known for using high-quality building materials and offering modern home designs 
that can be personalized at design studios

• The Charlotte Team of DRB Group and The Isaacs Group are made up of local community development, 
homebuilding, and design professionals with 20+ years of Charlotte-area experience each



ILEY 

• 53.2 Acres

• Located on Robinson Church Road just north 
of Peach Orchard Rd intersection

• Requesting Annexation and a Zoning 
designation of RL-Cluster (Residential Low 
Density-Cluster)



ILEY – LAND USE PLAN

• The Harrisburg Area Land Use Plan calls for this 
area to be Low Density Residential (see Page 25)

• Low Density Residential is defined as 1-2 dwelling 
units per acre made up of single-family detached 
homes (See Page 26)

• If more open space is provided, smaller 
minimum lot sizes may be recommended 

• A proposed Collector Road is also shown through 
the property (see blue arrow pointing to faint line 
running west to northeast through property)  

Page 26 of the Harrisburg Land Use Plan



ILEY SITE PLAN

1. Over 145 ft 
from additional 
Robinson Ch Rd 
right of way to 
homes 

Hawthorn Community

1

2

2. Over 250 ft 
from property 
line to lots

3. 50’ Planted 
Buffer along 
Robinson Ch. 
Rd

3



ILEY SITE PLAN

• Site Plan shows 71 lots on 53.2 acres
• Density of 1.3 dwelling units per acre
• Consistent with Land Use Plan

• Site Plan also shows Collector Road 
running from Robinson Church Rd and 
stubbing to the adjacent tract

• Consistent with Land Use Plan
• Has bike lanes and wider vehicle travel 

path

• Connectivity to Denman Drive in the 
adjacent Hawthorn community 

• 16 acres of Open Space (30%)
• Consistent with Conservation provisions

• Average Lot Size is 15,000 square feet
• Range from 0.29 to 0.52 acres
• Matches Hawthorn lot size range

• Large Open Space adjacent to Hawthorn 
Community to provide buffer

• Over 250 ft from property line to 
most rear lot lines



ILEY ARCHITECTURAL DETAILS

• Cementitious (Hardiplank) siding with brick and stone 
accents/details per elevation

• No vinyl siding but vinyl windows, soffits and 
aluminum trim/garage doors allowed

• Finished floor raised a minimum of 12” above the front 
sidewalk

• Brick or Stone Foundations

• 30-yr architectural shingles

• 6” minimum roof overhangs (eaves)

• Decorative garage doors with windows and hardware

• Garages a minimum of 25’ from public sidewalk/right-of-
way to allow for parking 

• Square Footage Range - 2460 to 3660 sq. ft
• Anticipated Price Range - $525,000 to $610,000



From Laura to Everyone 06:01 PM 

I have no sound 

From Jay S to All Panelists 06:02 PM 

The sound is very low still 

From Tate to Everyone 06:11 PM 

With more traffic on Robinson Church Rd ‐ what are the initial high level plan for curbs, sidewalks and 

degress(turning) lanes ‐ the road adjacent to the property is on a decent slope and fairly quick traffic 

From Les Linthicum to Everyone 06:12 PM 

I would think a traffic study would have to be done 

From Benji Layman ‐ The Isaacs Group to Everyone 06:12 PM 

This is Benji Layman with The Isaacs Group, the engineer representative for Fielding Homes.  We haven't 

gotten into the details of the design, but we will be required to do a left turn lane as well as add curb 

and sidewalk along our side of the street frontage 

From Laura to All Panelists 06:12 PM 

Please make an effort to speak into the mic. When you turn your head or move slightly there is a loss of 

clarity. Thanks 

From Benji Layman ‐ The Isaacs Group to Everyone 06:13 PM 

The development does not meet the criteria of triggering a traffic study, however, we are subject to 

meeting DOT requests 

From Tate to Everyone 06:15 PM 

Thank you for sharing the left turn lane requirement. I do think I right turn lane would go along way for 

support from the local community. 

From Terry Hill to All Panelists 06:16 PM 

Are you able to email us this presentation? 

From Me to All Panelists 06:17 PM 

it will be posted on the website. Thx 

From Laura to Everyone 06:18 PM 

repeat square footage of lots please. Babysitting a preschooler & missed that slide 

From Laura to All Panelists 06:19 PM 

Sound is much better now 

From Terry Hill to All Panelists 06:20 PM 



Is the exit/entrance off of Robinson Church Rd. right across from Britley nieighborhood entrance? If so, 

what are plans for traffic? traffic light, turn lanes? other? 

From Benji Layman ‐ The Isaacs Group to Everyone 06:21 PM 

2460‐3660 s.f. 

From James Dain to Everyone 06:22 PM 

You said there is a ordinance to connect to Hawthorn development. I know Addison Park only has one 

entrance 

From Laura to All Panelists 06:23 PM 

not SF of houses...SF of LOTS 

From Heather Norman to Everyone 06:25 PM 

what is storm bmp? is that going to be filled with water? what about mosquito control? 

From John B to Everyone 06:26 PM 

One of the most attractive features of Hawthorne is that all roofs are the same color.  Will this be the 

case with Iley? 

From Benji Layman ‐ The Isaacs Group to Everyone 06:26 PM 

Generally once you go over 50 lots, it is best practice to have two entrances.  The stub at Denman was 

intended for future connection.  We were asked to tie into that stub. 

From Jay S to All Panelists 06:26 PM 

Typically in Harrisburg if a storm retention area has water it’s required they have a fountain to move 

that water around 

From Benji Layman ‐ The Isaacs Group to Everyone 06:27 PM 

The storm water BMP's will be wet ponds based on drainage areas.  This is a requirement of the Town 

and State for water quality and detention purposes. 

From Jay S to All Panelists 06:27 PM 

Benji, is there a fountain or bubbler required too? 

From James Dain to Everyone 06:29 PM 

Please repeat question so we can here 

From Rodney Dellinger to Everyone 06:29 PM 

Please repeat the audience questions as they are not heard on zomm 

From Bob McGowan to Everyone 06:29 PM 

cannot hear Ryan's question 



From Laura to Everyone 06:29 PM 

please repeat the question / statement for those on Zoom 

From James Dain to Everyone 06:31 PM 

There is a lot of drainage all along the edge of Hawthorn towards connection road 

From Benji Layman ‐ The Isaacs Group to Everyone 06:31 PM 

I think I'm muted, but I can answer questions about storm 

From James Dain to Everyone 06:35 PM 

Who asked for the road tie in ? 

From Benji Layman ‐ The Isaacs Group to Everyone 06:35 PM 

I believe that came from the Town, but I will let Sushil confirm.  That may have been in conjunction with 

NCDOT 

From Laura to Everyone 06:36 PM 

missed square footage on LOTS..sorry was distracted. 

From Benji Layman ‐ The Isaacs Group to Everyone 06:36 PM 

they average 1/3 acre and range between 0.30 and 0.50 acres 

From Jay S to All Panelists 06:37 PM 

Probably 14,000 sqft minimum that’s the zoning i think 

From Laura to Everyone 06:38 PM 

price point? 

From Heather Norman to Everyone 06:38 PM 

525‐610 

From James Dain to Everyone 06:38 PM 

Is there Opposition From Hawthorn homeowners for the road connection 

From Jay S to All Panelists 06:39 PM 

Yes but Harrisburg is requiring 

From James Dain to Everyone 06:39 PM 

OK 

From Richard Strickland to All Panelists 06:41 PM 

Thank you for the presentation 
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