
 

 

 
TOWN OF HARRISBURG, NORTH CAROLINA 

HARRISBURG TOWN HALL 
PLANNING AND ZONING BOARD MEETING 

 
March 17, 2026 

6:00 PM 
 

AGENDA 
 
1. CALL TO ORDER 
    
  A. AGENDA ADOPTION 
      
  1. PUBLIC ACCESS TO LIVE MEETING VIA YOUTUBE 

 
Harrisburg Town Hall's Council Chambers will be open for the public to attend the meeting in person. 
The public has the option to watch the meeting virtually via the YouTube platform using the link below or 
attend in person.   
All persons wishing to address the Board for public comment or speak to a specific agenda item 
must be present in person. 
 
https://www.youtube.com/@HarrisburgNC/streams  

      
  B. SPECIAL PRESENTATIONS 
      
  C. PUBLIC COMMENT - Anyone wishing to address the Board may do so during the Public Comment 

section. Please state your name and address for the record, be courteous and do not repeat what has 
already been said. Please keep your comments about the subject and not personal in nature. 

      
2. CONSENT AGENDA 
    
  A. Consideration of Approval of minutes from January 20, 2026, meeting 
      
  B. Consideration of Approval of minutes from February 17, 2026, meeting 
      
3. OLD BUSINESS 
    
4. NEW BUSINESS 
    
  A. H-2025-12- Blackwelder Subdivision Preliminary Plat 
      
  B. H-2026-01-R- Peach Orchard Subdivision Map Amendment 
      
5. STAFF UPDATES/INFORMATION 
    
6. ADJOURNMENT 
    
 

 
Vision Statement 

Harrisburg will be a distinctive, family-focused community where memories are made. 
 

Mission Statement 
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Together, we enhance our quality of life by collaborating, planning, and investing to create our community of choice. 
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TOWN OF HARRISBURG 
 

Agenda Item Details 
  
Title: 
Consideration of Approval of minutes from January 20, 2026, meeting 
  
Presenting Personnel: 
Carly Bedgood, Planning Support Specialist 
    
Suggested Motion or Action: 
Motion to approve minutes of January 20, 2026, meeting 
    
Description/Background: 
Attached are the minutes from the January 20, 2026, meeting. 
    
Recommendation: 
Approve as presented. 
    
Fiscal Impact: 
None. 
    
Attachments:   

1. PZ MINS JAN 20 2026 
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TOWN OF HARRISBURG, NORTH CAROLINA 
PLANNING & ZONING BOARD MEETING  

TUESDAY, JANUARY 20, 2026 
6:00 PM 

 
MINUTES 

PRESENT: Jessica Fava (Vice-Chair), Suzi Schoonmaker, O’Hentrice Love (Ex-Officio), Faith 
Silva, Robbie Furr 

 
ABSENT: Bill Leake (Chair), Jeremiah Norberg, Eeswar Chamarthi (ETJ) 
 
STAFF:  Shelley DeHart, Assistant Planning Director, Matthew Gallman, Senior Planner, 

Carly Bedgood, Planning Technician 
 
1. CALL TO ORDER 
 
1B. AGENDA ADOPTION 

Robbie Furr made a motion to adopt the agenda with a second by Suzi Schoonmaker.  
The motion passed 4-0. 

 
1C. SPECIAL PRESENTATIONS - None 
 
1D. PUBLIC COMMENT- None 
 
2. CONSENT AGENDA 

A. Consideration of Approval of minutes from November 18, 2025, meeting. 
 
MOTION: Faith Silva made a motion to approve the consent agenda with a second from Suzi 
Schoonmaker. The motion passed 4-0. 

 
3. OLD BUSINESS – None 
 
4. NEW BUSIENSS 
A. H-2025-02-R Foils: Request to Rezone 3.85-acre site from Neighborhood Commercial to a 
Conditional General Commercial Zoning District.  
Assistant Planning Director, Shelley DeHart presented the request to rezone two properties from 
Neighborhood Commercial (NC) to a Conditional General Commercial (CZ-GC). The site is 
developed with two commercial buildings and is just under 4 acres in size. The purpose of this 
request is to allow outdoor storage for building supply commercial operation. This operation is 
associated with the property owners’ existing business- Foils, a recycling scrap yard located at 2283 
NC HWY 49. The current properties are non-conforming with a lack of infrastructure within 
customer parking lot, landscaping, street and site lighting, and compliance with the corridor plan. 
The goal is to bring this site into compliance with current regulations as feasible. A Neighborhood 
meeting has already been held for this location as there were no attendees.  Staff recommended that 
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TOWN OF HARRISBURG, NORTH CAROLINA 
PLANNING & ZONING BOARD MEETING MINUTES 
January 20, 2026 
 

2 
 

the Board recommend approval to the Town Council. Ms. DeHart also presented recommended 
statements of consistency and reasonableness: The project is consistent with the Goals of the 
HALUP and is in reasonable request because it is repurposing a commercial site within an 
economic corridor while bringing the site into compliance with current development regulations.  
 
Public Comment: 
 

Lisa Thompson 
100 N Tryon, Charlotte, NC, 28202 – Land use consultant with Warren Ballen – gave a brief 
overall presentation stating what the client would like to do and how they will operate while 
answering questions from board members. 

 
Mike Torrance  
851 Burrage Rd, Concord, NC– Applicant- answered questions from board members.  

 
Vice Chair Fava 
What type of commercial vehicles will be entering the site?  

 
Applicant Torrance  
It will mostly be personal cars picking up material along with 1-2 tractor trailers weekly. 
Staff will bring materials that are for sale from Foils to this location in flatbed trucks or 
vans. 

 
Vice Chair Fava 
Fava believes that a better use of safety and money would be to have a turning lane verse 
having a multi-use path or median.  

 
Assistant Planning Director, DeHart 
Ms. DeHart shared that the project was vetted by NCDOT and Town Staff. Their 
professional opinion is that the project does not warrant a right turn lane. Typically, a right 
turn lane is not constructed unless it is warranted, and NCDOT did not see that need in this 
project. This applicant is dedicating enough right-of-way so that if it does need a right turn 
lane in the future, there would be ample room to construct one. 

 
Board member Schoonmaker 
Will the new outdoor storage be able to be seen from the road? 

 
Applicant Torrance 
The land located in the back of the building slopes downhill, so nothing will be able to be 
seen from NC HWY 49, especially once all the buffers and landscaping are in place. 
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TOWN OF HARRISBURG, NORTH CAROLINA 
PLANNING & ZONING BOARD MEETING MINUTES 
January 20, 2026 
 

3 
 

Board Member Silva 
Do you feel the addition of outdoor storage components is going to increase the customer 
base or the number of tractor trailers in and out of this location? 

 
Applicant Torrance 
The goal is always to grow a business; however, I do not see the outdoor storage having a 
negative impact on this location and the building itself is so small we are limited to how 
much we can store inside and outside.  

 
Board Member Furr 
Pointed out that this is the same clientele that is already visiting the applicant’s other 
location Foils, down the road, they will just be moving this portion of the business to this 
location to help separate the two locations out.  
 
Vice Chair Fava 
How often will delivery of material from the original site be delivered to this new site 
location? 

 
Applicant Torrance 
More than likely it will only be twice a week, depending on what comes in that week.  

 
Public Comment Closed. 
 
MOTION:  
Robbie Furr made a motion to recommend approval of H-2025-02 R to the Town Council as 
presented by staff with a second by Faith Silva.  
The motion passed unanimously, 4-0.  
 
Consistency Statement:  
Faith Silva stated the map amendment is a reasonable request because it provides for repurposing of 
a commercial site within an economic corridor while bringing the site into compliance with current 
development regulations and the map amendment is consistent with the HALUP supporting land 
use and economic development goals of the Town seconded by Robbie Furr.  
The motion passed unanimously, 4-0. 
  
5. STAFF UPDATES/INFORMATION 
Shelley DeHart shared the names of the newly appointed liaisons to the Planning Board. The two 
Town Council Members that have been appointed are Council Member Mike Thevenin and 
alternate Council Member La’Trecia Glover.  
 
6. ADJOURNMENT 
MOTION: There being no further business; Faith Silva made a motion to adjourn, with a second 
from Robbie Furr. The motion passed 4-0. 
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Adopted on the 17th of February 2026  

 
 
 
 

        _____________________________________  
Jessica Fava, Vice-Chairperson 

 
_____________________________________  
Carly Bedgood, Secretary   
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TOWN OF HARRISBURG 
 

Agenda Item Details 
  
Title: 
Consideration of Approval of minutes from February 17, 2026, meeting 
  
Presenting Personnel: 
Carly Bedgood, Planning Support Specialist 
    
Suggested Motion or Action: 
Motion to approve minutes of February 17, 2026, meeting. 
    
Description/Background: 
Attached are the minutes from the February 17, 2026, meeting 
    
Recommendation: 
Approve as presented. 
    
Fiscal Impact: 
None. 
    
Attachments:   

1. PZ MINS FEB 17 2026 
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TOWN OF HARRISBURG, NORTH CAROLINA 
PLANNING & ZONING BOARD MEETING  

TUESDAY, FEBRUARY 17, 2026 
6:00 PM 

 
MINUTES 

PRESENT: Bill Leake (Chair), Jessica Fava (Vice-Chair), Faith Silva 
 
ABSENT: Jeremiah Norberg, Robbie Furr, Suzi Schoonmaker, O’Hentrice Love (Ex- Officio), 

Eeswar Chamarthi (ETJ) 
 
STAFF:  Shelley DeHart, Assistant Planning Director, Matthew Gallman, Senior Planner, 

Carly Bedgood, Planning Technician, Rich Koch, Town Attorney 
 
1. CALL TO ORDER 
 
1B. AGENDA ADOPTION 
Faith Silva made a motion to adopt the agenda with a second by Jessica Fava.  
The motion passed 3-0. 
 
1C. SPECIAL PRESENTATIONS 
Project Review and Conditions of Approval 
Assistant Planning Director, DeHart provided a brief overview of the Town’s legislative project 
review process and the Board’s role in review, consideration of conditions of approval, and 
recommendation to Town Council. The presentation included legal consideration for the Board. 
 
1D. PUBLIC COMMENT 
None 
 
2. CONSENT AGENDA 
A. Consideration of Approval of minutes from January 20, 2026, meeting. 
Due to the lack of a quorum, this matter will be continued to our next scheduled board meeting. 

 
3. OLD BUSINESS 
None 
 
4. NEW BUSIENSS 
None 
  
5. STAFF UPDATES/INFORMATION 
A. Development Map Review 
Assistant Planning Director, DeHart, shared the Town’s development map that is located on the 
Town’s website, reviewed the status of a couple of projects, and asked the board if they had any 
questions on upcoming or existing projects that are located on the map.  
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6. ADJOURNMENT 
MOTION: There being no further business; Bill Leake made a motion to adjourn, with a second from 
Jessica Fava. The motion passed 3-0. 
 

 
 
 
 
 
 
 
Adopted on the 17th of March 2026  

 
 
 
 

        _____________________________________  
Bill Leake, Chairperson 

 
_____________________________________  
Carly Bedgood, Secretary   
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TOWN OF HARRISBURG 
 

Agenda Item Details 
  
Title: 
H-2025-12- Blackwelder Subdivision Preliminary Plat 
  
Presenting Personnel: 
Matthew Gallman, Senior Planner 
    
Suggested Motion or Action: 
Motion to:  Recommend that the Town Council approve the preliminary plat as conditioned. 
    
Description/Background: 
The applicant and property owner are requesting to develop a 66-lot, single-family residential neighborhood.   This 
proposal is a “by-right” development meaning it is consistent with the existing zoning classification on the property. The 
Planning & Zoning Board is charged with considering the preliminary plat for the subdivision and making a 
recommendation to the Town Council on the plats' compliance with the Unified Development Ordinance (UDO). 
 
 Location: 3478 Lakeland Road, Harrisburg; PID #5518-21-2875; Applicant: Robert Wright; Property Owner: Mark 
Blackwelder. 
    
Recommendation: 
Approve a motion to recommend the Town Council approve the preliminary plat as conditioned. 
    
Fiscal Impact:  
    
Attachments:   

1. H-2025-01-Blackwelder II_PB Report 
2. Attachment A - WSD Blackwelder Harrisburg Subdivision Application 03-04-26 
3. Attachment B - Blackwelder - Preliminary Plat 
4. Attachment C - Development Agreement Conditions 
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Planning and Zoning Department 
Staff Report – Planning and Zoning Board 

Preliminary Plat H-2025-12 

DATE:   March 2, 2026 

 

SUBJECT: H-2025-12 Blackwelder Subdivision Preliminary Plat: Request to 

develop a 66-lot, single-family residential neighborhood. The 

proposed development is permitted by-right under the property’s 

current zoning classification. No rezoning or conditional zoning is 

required.  

 

LOCATION: 3478 Lakeland Road, Harrisburg (PIN #5518-21-2875) 

 

APPLICANT:  Robert Wright, Wright Southern Development LLC  

 

PROJECT MANAGER:  Benji Layman, The Isaacs Group  

 

Staff Report Prepared by: Matthew Gallman, Senior Planner  

 

 

 

APPLICATION SUMMARY: 

 

▪ The applicant is requesting approval of the preliminary plat for the Blackwelder 

Subdivision, proposing a 66-lot single-family residential subdivision on approximately 

56.61 acres zoned RM-Conservation. 

▪ The project is proceeding as a by-right subdivision and is subject to all applicable 

standards of the Unified Development Ordinance, including requirements for lot size, 

open space, environmental protection, roadway design, stormwater management, and 

buffering. 

▪ Approval of the preliminary plat is required prior to submission of construction 

documents for Town review 

 
 

 

 

Sketch Plan Review 
DRC

Preliminary Plat

PB Review & 
Recommendation

TC Approval

Construction Plan 
Approval

Final Plat Approval
Building Permit for 
Home Construction

Page 12 of 51



 

2 

ANALYSIS: The subject property is surrounded primarily by established single-family 

residential neighborhoods, including Providence Manor and Alburn. The proposed development 

consists of 66 single-family lots at a density of approximately 1.17 dwelling units per acre.  

 

The Preliminary Plat has been reviewed for compliance with the requirements of the Harrisburg 

Unified Development Ordinance. Key dimensional and subdivision standards are summarized 

below. 

 

 
Table 1 - RM, Residential Medium – Conservation 

Standard (RM Conservation) UDO Requirement Proposed Plat Compliance 

Minimum Lot Area 9,500 S.F. 15,000 S.F. Yes 

Minimum Lot Width 55’ 55’ Yes 

Minimum Front Setback 20’ 25’ Yes 

Minimum Side Setback 10’ 10’ Yes 

Minimum Rear Setback 25’ 25’ Yes 

Sidewalks Required on both sides Yes Yes 

 

 

SITE DESIGN  (Section 142.02): Environmental features on the site include a creek corridor, 

associated floodplain areas, existing tree canopy, and areas of prior disturbance. The Unified 

Development Ordinance requires these geographic features to inform subdivision design, 

including the arrangement of lots, open space areas, and stormwater management facilities. Staff 

has evaluated the proposed layout for consistency with these standards. 
 

UTILITIES (Section 142.02.09): The proposed subdivision will be served by public water and 

sewer in Accordance with the Unified Development Ordinance. Allocation of wastewater 

treatment capacity is subject to the Town of Harrisburg Wastewater Allocation and Commitment 

Policy and will be reviewed through the Town’s separate allocation process. 

 

PUBLIC FACILITIES – TRANSPORTATION (Section 142.04): The Unified Development 

Ordinance requires evaluation of public facility capacity, including the transportation network. A 

Transportation Impact Analysis (TIA) is required when a development is expected to generate 

traffic volumes exceeding ordinance thresholds or when the Town Engineer determines that 

additional analysis is necessary. Based on the proposed 66-lot subdivision and expected 

residential trip generation, the development does not exceed the applicable thresholds and staff 

has determined that a TIA is not required for this application.  

 

As outlined in the proposed Development Agreement, the developer will be responsible for the 

following transportation improvements: 

 

• Redesign of the Blackwelder Road and Lakeland Road intersection consistent with the 

approved preliminary plat. 

• Acquisition of any necessary right-of-way required for the improvements. 

Coordination with NCDOT and dedication of any required public right-of-way. 

 

OPEN SPACE DEDICATION – (Section 142.02.11) The Unified Development Ordinance 

requires residential subdivisions to provide open space to support recreational opportunities, 

environmental preservation, and neighborhood connectivity. The proposed subdivision includes 

a combination of active and passive open space areas integrated throughout the site and within 
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the creek corridor. The proposed open space dedication and fee-in-lieu request were reviewed 

and supported by the Harrisburg Parks and Recreation Advisory Committee. Staff has reviewed 

the proposed open space layout and finds it consistent with the intent and standards of the 

Unified Development Ordinance. 

 
Table 2 - Open Space Summary 

Open Space Summary UDO Requirement Proposed Plat Compliance 

Required Open Space 6.80 acres (12%) 11.30 acres (19.9 %) Yes 

Active Open Space Required  1.65 acres 6.70 acres Yes 

*Public Open Space Required 1.89 acres .40 acres  *Yes 

Passive Open Space Provided  -- 4.20 acres  Yes 

 

 

CONCULSION  

Common Decision Criteria (Section 145.01.07): 

1. Compliance with UDO and Applicable Regulations 

The proposed preliminary plat complies with the applicable standards of the Unified 

Development Ordinance. The applicant will continue through the construction plan 

process and obtain any required county, state, and federal permits. 

2. Consistency with Prior Approvals 

The proposed preliminary plat is consistent with the current zoning of the property and 

reflects the development pattern anticipated for the site. The subdivision is being 

processed as a by-right residential development in accordance with the Unified 

Development Ordinance. 

3. Protection of Public Health, Safety, and Welfare 

The proposed development includes site design, roadway layout, and infrastructure 

consistent with Town standards and is not expected to adversely affect public health, 

safety, or general welfare. 

STAFF RECOMMENDATION: Staff recommend that the Planning and Zoning Board 

recommend approval of the Blackwelder Subdivision Preliminary Plat to Town Council, subject 

to the following conditions:  

• The applicant shall obtain all required federal, state, and local permits, including those 

associated with required NCDOT roadway improvements, prior to commencement of 

development. 

• Development of the site shall be consistent with the approved preliminary plat and 

applicable provisions of the Unified Development Ordinance. 

• All required public improvements shall be permitted, constructed, and installed prior to 

final plat recordation, unless otherwise provided through other means of security 

specified within the Unified Development Ordinance and approved by Town Staff, or the 

approved Development Agreement. 

• The applicant and Town enter into a Development Agreement to address infrastructure 

obligations and related development requirements associated with the project. 

*Public Open Space -Fee in Lieu:  The ordinance requires 1.89 acres of public open space for the 

proposed subdivision. The applicant proposes to dedicate 0.40 acres as a greenway easement and satisfy 

the remaining 1.49 acres through a fee-in-lieu payment.  
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PLANNING BOARD ACTION: Receive the report, public comment, and render a 

recommendation to approve, approve with modifications, or disapprove the preliminary plat to  

Town Council. 

 

Attachment A – Application  

Attachment B - Preliminary Plat for Blackwelder subdivision (H-2025-12)  

Attachment C – H-2025-12 Development Agreement Conditions Summary 
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Attachment C 
Proposed Development Agreement Conditions – Summary 

 
1. The preliminary plat shall be restricted to a 66-lot, single-family detached 

residential community as designed within the accompanied site plan. The 
proposed development includes the development of a greenway and its 
dedication to the Town (.40 acre) and a proposal for payment in-lieu of 
open space dedication (1.49 acres) in the amount of $39,326.42 and is due 
prior to the recording of the final plat. 

 
2. Obtain all applicable local, state, and federal permits required for 

development before any development activity can take place. 

3. Primary cladding materials for all residential buildings are restricted to 
masonry or similar products; vinyl siding may be used for soffits, windows, 
and other accessory features. Hardie Plank is acceptable as the primary 
cladding materials for any and all residential buildings.  

 
4. Proposed walking trail and greenway shall be paved and constructed or 

bonded prior to the final plat. The construction of said walking trails shall 
occur prior to the 31st home building permit being issued. 

5. Buffers are required around the perimeter of the development consistent 
with plat plan. Existing vegetation proposed to be maintained to achieve 
required buffers shall be identified and inventoried within the required 
landscape plan in compliance with Section 141.04.03 of the UDO. This 
survey shall include the species, size, and health of all landscaping 
proposed to be preserved. Enhanced buffers are required as follows: 

 
a) A type D buffer (Option B – 6-ft. high berm and fence) is required along 

the eastern property line adjacent to the Allburn Subdivision properties. 

b) A type A buffer is required throughout the remaining parameter with a 
25-foot wide landscape easement. 

6. No exposed concrete foundations are permissible, and appropriate 
cladding must extend to the ground level on all sides of the homes. 

7. All ponds, if required, 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. Said pond shall be fenced with a fence 
(non- chain link) to delineate this area and will be determined at the 
construction plan phase. 
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8. Mitigation or replacement of heritage trees if damaged during 

construction, in accordance with the Town of Harrisburg Unified 
Development Ordinance. 

9. Mailbox clusters shall meet minimum ADA standards and include 
a cover structure in compliance with the UDO. 

10. All streets shall be built to the Town of Harrisburg Engineering Design 
standards. 

 
a) Alternate pavement schedule is not allowable. 

 
b) Roadways cross sections shall be consistent with the street details on 

the preliminary plat and shall provide a minimum of a 6-foot-wide 
landscaped area between curb and sidewalk to accommodate 
required street trees. 

 
c) Traffic calming infrastructure is required on the primary road south of 

the traffic circle and final design shall be approved with the 
construction plans. 

 
11. There will be no more than 10% of the residential units used as rentals at 

any given time and will be restricted as such by deed restriction. 
 

B. The following transportation improvements are required and shall be 
installed and complete prior to the recordation of the first final plat. 

 
1. The intersection of Blackwelder and Lakeland Roads shall be redesigned 

consistent with the approved preliminary plat and plan attached as Exhibit 
B. 

 
C. Developer will be responsible for the acquisition of all necessary right-of-way to 

accommodate the required road improvements noted in Paragraph 11. B. 1 of this 
Agreement. Should it be necessary, the Town will assist in the right-of-way 
acquisition process to the extent allowed under the North Carolina General 
Statutes. 

 
D. Developer will dedicate all public utilities and public right of way improvements 

to the Town and/or NCDOT as appropriate. 
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TOWN OF HARRISBURG 
 

Agenda Item Details 
  
Title: 
H-2026-01-R- Peach Orchard Subdivision Map Amendment 
  
Presenting Personnel: 
Shelley DeHart, Assistant Planning Director 
    
Suggested Motion or Action: 
Motion to: 

• Recommend approval of the H-2026-R Peach Orchard Subdivision to the Town Council as conditioned; and 
• Make the required findings that the map amendment is a reasonable request, in the best interest of the public, and 

consistent with the goals of the HALUP. 

    
Description/Background: 
The applicant and property owner are requesting to annex and rezone a 175+ acre site into Harrisburg for the purpose of 
developing a 149 lot, single-family residential neighborhood. The zoning is proposed to change from Cabarrus County 
Countryside Residential (CR) to a Harrisburg Conditional Residential Low-Conservation Zoning District (CZ-RL). 
Location: 10960 & 11011 Peach Orchard Rd Harrisburg (PIN#55150573720000 & 55152604280000). Applicant: 
Williams Gaines Hunter, Pulte Group. 
    
Recommendation: 
Receive report, public comment, and after deliberations, recommend Town Council approval as conditioned and make the 
required findings. 
    
Fiscal Impact:  
    
Attachments:   

1. H-2026_01_Peach Orchard_PB Report 
2. Attachment A_ Cond. Zoning App 
3. Attachment B - Peach Orchard Road Site (Pulte) Rezone Plan 
4. Attachment C_CMR Pulte Peach Orchard Rd Harrisburg (14643987.1) 
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Planning and Zoning Department 
 

Staff Report – Planning and Zoning Board 
Rezoning H-2026-01-(R)  

 
 
DATE:   March 4, 2026 
 
 
SUBJECT:   H-2026-01-R-Peach Orchard Subdivision Map Amendment 

Request to rezone approximately 175+ acres from Cabarrus 
County CR to CZ RL- Conservation (Residential Low Conditional 
District) for the purpose of developing a 149-lot residential 
neighborhood. 
 
 

LOCATION   10960 & 11011 Peach Orchard Road 
(PINs#5515057382000 & 55152604280000) 
 

APPLICANT:  Pulte Group, Inc; Represented by William Gaines Hunter 
 
PROPERTY OWNER: Divine Armistead Eugene Estate 
    Represented by Steve Rich and Robert M. Critz 

Co-Commissioners 
 
 
Staff Report Prepared by: Shelley DeHart, Assistant Planning Director  
 
 
Neighborhood Meeting: February 19, 2026 
 
 
Existing Land Use: Vacant 
 
 
Zoning within 500 feet: Northwest- Countryside Residential (CR) Cabarrus County 
 Northeast – Conditional Low Density (CZ-RL), Harrisburg  

South - Countryside Residential (CR) Cabarrus County 
 East - Countryside Residential (CR) Cabarrus County 
 West - Countryside Residential (CR) Cabarrus County  
     
Land Uses within 500 feet: North - Singel Family Residential, Harrisburg (Hawthorne) 
 South - Single-family Residential, County 
 East - Single-family Residential, County  
 West - Single-family Residential, County 
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APPLICATION SUMMARY: 
 
 The applicant is proposing an annexation and rezoning of a 175+-acre site for the purpose 

of developing a single-family subdivision with one-hundred and forty-nine  (149) detached 
units. Lot sizes vary from ¼ of an acre to over ½ of an acre resulting in an average lot size 
of 15,353 sq. ft or .35 of an acre. 

 The proposed density for the site is 0.85 dwelling units per acre. The RL district has a 
maximum density of two (2) dwelling units per acre; however, if approved, this conditional 
zoning district will be tied to the proposed site plan and density be capped at 0.85 units/acre. 

 The applicant is proposing 32.52 acres of open space (active and passive) within the 
community and offering 20.18 acres of dedicated public open space. 

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

 
 

 

 
 
 
 

55152604280000 

55150573720000 

Project Site 
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ANALYSIS 

Background -  The subject site consists of two properties totaling approximately 175.67 acres in 
area located on the east and west side of Peach Orchard Road.  

The northeast parcel is approximately 100 acres in size, with remnants of dilapidated structures 
that include silos, barns and sheds reflecting its historic agricultural use and home site. This 
property includes conservation easement areas (NC Ecosystem Enhancement Program) and a 60-
ft. wide Gas Line Easement (Piedmont Natural Gas.)  The gas line easement follows the north 
and east property line. The environmental setting of the property consists of two creeks, McKee 
and Clear Creek, with associated floodplain and floodway adjacent to McKee Creek. Although 
the property has been disturbed by agricultural operations, it still has a healthy mix of trees.  

The southwest parcel is approximately 75 acres in size and can be described as a rural homestead 
with multiple existing vacant residential structures. Based on historic aerial photographs this 
parcel has also been used for agricultural uses and is host to a conservation easement area 
adjacent to the McKee Creek with associated floodway and floodplain areas. A healthy stand of 
trees exists within the conservation easement with other stands existing near the perimeter of the 
parcel. 

Proposed Development – The applicant is proposing a 149-lot single-family residential 
development under a conditional Residential Low (RL) zoning classification (Attachment B). The 
RL zoning classification allows for a maximum density up to two (2) dwelling units per acre. There 
are two sets of dimensional standards based on the type of subdivision. The applicant is proposing 
a “Conservation” subdivision. A dimensional standard comparison chart is provided below. The 
project, as proposed, complies with all the dimensional standards of the base Residential Low (RL) 
zoning district. 
 

 Density % 
Open 
Space 

Lot Area Lot 
Width 

Ht Front Side 
Inter 

Side 
Exterior 

Rear % Lot 
Coverage 

Conservation 
Development  

1-2 
du/ac 

30 14,500 SF 75 ft 35’ 25’ 10’ 20’ 25’ 35 

Proposed 
Development 

. 85 
du/ac 

30 15,353  
SF  

Avg.  

77 ft 
+ 

35’ 25’ 10’ 20’ 25’ 35 

 
Transportation:  The 149-lot single-family detached residential community was required to 
prepare traffic impact analysis (TTM)  and a sight-distance analysis at the proposed access points 
on Peach Orchard. These documents have been reviewed by the Development Review Committee 
(DRC) and NCDOT. The development will be required to provide the following transportation 
improvements which are conditions of approval. 
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Mitigation and Access Safety  

Peach Orchard Road and Robinson Church Road 
• Westbound right-turn lane along Peach Orchard Road  

o due to level-of-service (LOS) drop during both peak hours. 
o consistent with 2023 TIA 

• Southbound left-turn lane along Robinson Church Road  
o based on turn-lane warrants 
o consistent with 2023 TIA  

Peach Orchard Road and Lower Rocky River Road/Rocky River Church Road 
• Southbound right-turn lane along Peach Orchard Road  

o due to increased delay while operating at LOS F during the PM peak hour. 
• Eastbound left-turn lane along Rocky River Church Road  

o based on turn-lane warrants 
o consistent with 2023 TIA 

• Westbound right-turn lane along Lower Rocky River Road  
o based on turn-lane warrants 
o consistent with 2023 TIA 

Peach Orchard Road at Access Driveway 1 & 2 
• Right-turn Lane along Peach Orchard Road 
• Left-turn Lane on Peach Orchard Road 

Sight Distrance Easement as shown within the Sight Distance Analysis prepared by ESP. 

Relief Request from Ordinance Requirement – Section 142.02.03 C- Access Points 

The design of the northeast parcel provides one access point from Peach Orchard Road that will 
service 64- lots, and two future stubbed-out streets (Attachment B). Section 142.02.03C of the 
UDO and the North Carolina Building Code requires development exceeding thirty (30) dwelling 
units to provide a minimum of two (2) access points.  

An amendment to the NC Building Code takes effect in 
July 2026, that requires one access point for up to 100 
dwellings. The applicant is questing relief in the current 
standard (2-access point), conditioning this project as 
follows: 

• Phasing: Residential units located on the 
northeast parcel shall not be constructed until the 
amended North Carolina Building Code is in 
effect and applicable to the project; .  However, 
if adoption of the amended Code is delayed, the 
Petitioner may proceed with construction of up 
to thirty (30) dwelling units, consistent with the 
access requirements of the current UDO; and 

• Secondary Access:  The applicant shall provide 
secondary access via a driveway connection to 
the dedicated open space/park area from the 
northern spine road to Peach Orchard Road. This 
access shall be designed to accommodate fire apparatus and applicable fire code 
requirements. This illustration represents what this connection could look like. 
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Open Space: The proposed conservation development is required to provide a minimum of 30 
percent open space (52.70-acres) within the development acreage. The project as designed 
complies with the required open space. This open space is required to be split between active, 
passive, and public open space dedication. The project proposes the following: 
Type of Open Space Required Proposed 
Active Open Space 3.73 acres  3.73 acres 
Public Open Space 
(Dedication)  

4.26 acres 20.18 aces 

Passive Open Space No minimum 28.79 acres 
 

Total Required 52.70 acres 52.70 acres 
 

The proposed offer of public open space dedication (20.18 ac) was presented to the Park & 
Recreation Advisory Board at its February meeting for their consideration and recommendation. 
The Board unanimously recommend that the Town accept the dedication. The applicant has also 
been in discussions with the Town regarding the development of this dedicated open space for a 
public park via a public-private partnership. The details of the park development and partnership 
will be considered and worked out through a development agreement at Town Council. It is 
requested that the Planning Board support the offer to dedicate, and the Town accepts the 20.18-
acre open space area to satisfy the public open space requirement of the UDO. 
 
Neighborhood Development Meeting – The meeting was held on February 19,2026 and was well 
attended. The raised concerns included: traffic, site access, safety, gas easement, and future park 
safety, maintenance questions (see minutes in Attachment C). 

HALUP - According to the UDO, the RL zoning classification should align with the future land 
use category of Low Density Residential found in the Harrisburg Area Land Use Plan (HALUP). 
The HALUP map places the subject property 
within the Very Low-Density Residential land 
use classification. This area is envisioned to 
remain rural while allowing residential use at 
very low densities. Conservation designed 
communities are anticipated within this area if 
utilities are available, trading opportunities for 
smaller lots in exchange for preservation of 
open space.  

The project, as proposed, complies with the 
vision of the HALUP because it utilizes the 
conservation design approach, and is proposed 
at a very low density of .85 dwelling units to 
the acre, and is providing heavily landscaped 
buffers around the perimeter of the 
development site. 
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SPECIFIC REVIEW CRITERA: Pursuant to the UDO, a conditional zoning petition shall 
meet the requirements of Section 145.03.03 (E) and the common decision criteria found in 
Section 145.01.07.  This petition meets the common decision criteria found in the UDO as 
follows: 

1. The proposed conditional zoning map amendment conforms to the standards and purpose 
of the Unified Development Ordinance (pending approval of relief) and Town codes and 
is conditioned to comply with all local, state, or federal requirements. 

2. This is a new conditional zoning petition and therefore not required to comply with any 
previous approval. 

3. The project promotes the purpose of the UDO around public health and safety by 
proposing a density that is in keeping with the surrounding area and supports the quality 
of life by utilizing the conservation design approach and providing housing choice.  

4.  The proposed zoning map amendment, as conditioned, will not be detrimental to or 
endanger the public health, safety, or welfare, and adequate public facilities are present 
and/or planned to serve. 

5. This application follows the public hearing process as provided within the UDO that 
includes a Neighborhood Developer Meeting, Public Meeting at the Planning Board, and 
a future public hearing at the Town Council. 

6. The map amendment demonstrates compatibility with the character, permitted uses and 
building types of the surrounding neighborhood. 

7. The proposed conditional zoning map amendment complies with the HALUP in vision, 
density, conservation, and land use and does not impair the implementation of the 
HALUP or other adopted plan. 

8. The development is limited to single-family residential use within a conservation 
designed subdivision supporting existing single-family residential community within the 
area of the proposed development. 

 
Criteria in Section 145.03.03 (E): 
  
1. Use and Location. The proposed CZ District uses appropriateness for its proposed location and 

consistency with the purposes, goals, objectives, and policies of the HALUP. 
The proposed CZ-RL development is appropriate for the area and consistent with the 
following goals and objectives of the HALUP: 
• LU-3: Balance Development and conservation interest- the development is utilizing the 

conservation design approach maintaining 30% open space. 
• LU-2: Link Land Use with Transportation Improvements: the development includes 

transportation improvements on adjacent roads appropriate for this development. 
• PR-3: Integrate Open Space & Amenities in New Development: this project’s 

conservation design and open space preservation are proposed within an area having 
sensitive natural resources. 

2. Eligible Uses. The use(s) requested are among those listed as eligible permitted use, 
permitted use with limitations, or special use in the general use district as included in the CZ 
Zoning Map Amendment request. 
The proposed development for a 149-lot single-family residential community is consistent 
with allowed uses for the CZ-RL zoning classification. 
 

3. Nuisance Mitigation. The design of the proposed CZ District use’s minimization of adverse 
effects, including visual impact of the proposed use on adjacent lands; and avoidance 
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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 design of the residential community includes the following design features minimizing 
the potential for adverse impacts: 

• 50-foot wide, type D - landscape buffers and/or privacy fence are provided along the 
perimeter of the community providing visual screening between neighboring 
properties; and 

• Transportation improvements are proposed to mitigate the potential for traffic 
impacts including improvements at Robinson Church Road, Lower Rocky River 
Road, and Peach Orchard Road; and 

• The design of the proposed community is consistent with the requirements of the 
Unified Development Ordinance, which includes appropriate infrastructure as 
required for the proposed residential use. 

 
4. Reasonableness. 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 proposed development, as designed and conditioned, is a reasonable conditional district, 
appropriate for the zoning area, and can be implemented and enforced through the Town’s 
development process. 

5. Improvement from General Zoning District. 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; 

The conditional zoning district (CZ-RL) as designed and conditioned, meets and/or exceeds 
the minimum requirements of the Unified Development Ordinance (UDO). 

6. Greater Standards. 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. 

The proposed development meets the standards of the Unified Development Ordinance (UDO 
accept for access points on the northeast side of the development; however, as conditioned, 
the development will be in compliance with NC Building Code in July of 2026, and will provide 
a driveway connection through the dedicated open space that could be used for emergency 
access. 

7. Applicant's Agreement. The applicant has agreed to accept the use limitations and conditions 
as proposed and/or imposed for the requested district; and 

The applicant has agreed to accept the use limitations and conditions associated with this 
conditional zoning district. 
 

8. Town Statement. For approval, the Town Council shall adopt a consistency statement that the 
amendment being considered is either consistent or inconsistent with the HALUP and that the 
Town Council considers the action to be reasonable and in the public interest. 
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The proposed project (H-2026-01-R) is a reasonable request and is in the best interest of the 
public because: 

• The 175-acre site is located within a rural area of the Town that promotes the use of 
conservation designed communities to preserve the natural resources of the area; and 

• The proposed project is continuing to protect the potential impacts to the natural 
environment through the conservation design, maintaining the conservation easements, 
tree protection and/or mitigation, traffic impacts, and stormwater runoff, while 
providing housing opportunities within the Town. 

The Board finds the proposed development (H-2026-01-R) is consistent with the requirements 
of the very low-density land use area (where it is located), because it complies with the 
following goals: 

• LU-3: Balance Development and conservation interest- the development is utilizing the 
conservation design approach maintaining 30% open space,  providing the opportunity 
for a public park, and maintaining the conservation easements on the property. 

• LU-2: Link Land Use with Transportation Improvements: the development includes 
transportation improvements on adjacent roads appropriate for this development. 

• PR-3: Integrate Open Space & Amenities in New Development: this project’s 
conservation design, open space preservation, and parkland dedication is proposed 
within an area having sensitive natural resources. 

STAFF RECOMMENDATION: Staff recommends approval of the proposed map amendment 
H-2026-01-R rezoning 175+ acres to a RL conditional zoning district for the purpose of 
developing a 149-lot single-family conservation subdivision and for the Board to transmit a 
recommendation to approve to the Town Council with the following conditions as agreed to by 
the applicant: 

1. The conditional zoning district shall be restricted to a 149-lot, single-family detached 
residential community as designed within the accompanied site plan. The proposed 
development includes the dedication of a 20.18 acre as depicted in the rezoning plan. 
Dedication shall occur prior to the recording of the first final plat. Said dedication area 
shall be developed through a public/private partnership as outlined in a Development 
Agreement. 

2. Obtain all applicable local, state, and federal permits required for development before any 
development activity can take place. 

3. Primary cladding materials for all residential buildings are restricted to masonry or 
similar products; vinyl siding may be used for soffits, windows, and other accessory 
features. 

4. No exposed concrete foundations are permissible, and appropriate cladding must extend 
to the ground level on all sides of the homes. 

5. No permits for dwelling units will be issued for the northeast side of the project until the 
change in access points and number of dwelling unit is in compliance with the NC Fire 
Code and the secondary driveway is constructed through the dedicated open space by the 
31st home for permitting is received. 

 
6. The following transportation improvements are required and shall be installed and 

completed prior to the recordation of the first final plat: 
Peach Orchard Road and Robinson Church Road 

• Westbound right-turn lane along Peach Orchard Road  
o due to level-of-service (LOS) drop during both peak hours. 
o consistent with 2023 TIA 

• Southbound left-turn lane along Robinson Church Road  
o based on turn-lane warrants Page 34 of 51



 

 

o consistent with 2023 TIA  
Peach Orchard Road and Lower Rocky River Road/Rocky River Church Road 

• Southbound right-turn lane along Peach Orchard Road  
o due to increased delay while operating at LOS F during the PM peak hour. 

• Eastbound left-turn lane along Rocky River Church Road  
o based on turn-lane warrants 
o consistent with 2023 TIA 

• Westbound right-turn lane along Lower Rocky River Road  
o based on turn-lane warrants 
o consistent with 2023 TIA 

Peach Orchard Road at Access Driveway 1 & 2 – installed at the time of phasing. 
• Right-turn Lane along Peach Orchard Road 
• Left-turn Lane on Peach Orchard Road 

Sight Distrance Easement as shown within the Sight Distance Analysis prepared by ESP. 
Required buffer located adjacent to the sight-distance easement along the Peach Orchard 
frontage shall be installed outside of the required easement. 

7. All ponds shall be wet detention ponds with fountains. Ponds shall be designed such that 
there is a minimum depth of ten’ over at least 25% of the permanent pool area. Said pond 
shall be fenced with a vinyl 4-rail farm fence, preferably white. 

8. Mitigation or replacement of heritage trees if damaged during construction, in accordance 
with the Town of Harrisburg Unified Development Ordinance. 

9. The mailbox clusters shall meet minimum ADA Standards and include a cover structure 
and meet requirements of the UDO. 

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. 

11. There will be no more than 10% of the residential units as rentals at any given time and 
will be restricted as such by deed restrictions. 
 

PLANNING BOARD ACTION 

Receive the report, public comment, and after deliberations: 

• Motion to Approve, approve with modifications, or disapprove the zoning map 
amendment; and 

• Motion to recommend to the Town Council to approve, approve with modifications, or 
disapprove the zoning map amendment; and 

• Make the required finding for reasonableness and consistency with the HALUP. 

Attachment A – Application- H-2026-01 Peach Orchard 
Attachment B – Proposed Conditional Zoning Plan 
Attachment C –  Neighborhood Meeting Notes 
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NORTH

DEVELOPMENT DATA:
TAX PARCELS: 55150573720000 & 55152604280000

TOTAL ACREAGE: +/- 175.67 ACERS (PER SURVEY)

LOCATION:
      EXISTING: CABARRUS COUNTY, NORTH CAROLINA
      PROPOSED: TOWN OF HARRISBURG, NORTH CAROLINA

ZONING:
      EXISTING: CR (CABARRUS COUNTY, NORTH CAROLINA)
      PROPOSED: CZ-RL CONSERVATION (TOWN OF HARRISBURG, NORTH CAROLINA)

TOTAL POTENTIAL LOTS: +/- 149 LOTS
      77' X 150' LOTS: +/- 69 LOTS
      100' X 150' LOTS: +/- 80 LOTS

PROPOSED DENSITY: +/- 0.85 DU/AC

OPEN SPACE:
      REQUIRED: +/- 52.70 ACRES (30%) MIN.*
      PROPOSED: +/- 52.70 ACRES (30%)

ACTIVE OPEN SPACE:
      REQUIRED: +/- 3.73 ACRES MIN.**
      PROPOSED: +/- 3.73 ACRES

PUBLIC PARK DEDICATION:
      REQUIRED: +/- 4.26 ACRES ***
      PROPOSED: +/- 20.18 ACRES MIN.

CONNECTIVITY:
      REQUIRED: 1.0 (LINKS/NODES)
      PROPOSED: 1.56 (25 LINKS/16 NODES)

AVERAGE LOT AREA:
      REQUIRED: +/- 14,500 SF MIN.
      PROPOSED: +/- 15,3530 SF

*NOTE: ACTIVE OPEN SPACE AND PUBLIC PARK DEDICATION MAY COUNT TOWARDS OVERALL OPEN SPACE REQUIREMENT.
**NOTE: ACTIVE OPEN SPACE IS REQUIRED AT A RATE OF 0.025 ACRES PER LOT. ((0.025 ACRE) X 149 LOTS = +/- 3.73 ACRES).
***NOTE: PUBLIC PARK DEDICATION IS REQUIRED AT A RATE OF 1/35TH OF AN ACRE PER LOT ((1/35 ACRE) X 149 LOTS = +/- 4.26
ACRES).
****NOTE: ACTIVE OPEN SPACE AND PARK DEDICATION MAY OVERLAP.

OPEN SPACE BREAKDOWN:
TOTAL OPEN SPACE REQUIRED: +/- 52.70 ACRES

PASSIVE OPEN SPACE: +/- 28.79 ACRES
ACTIVE OPEN SPACE: +/- 3.73 ACRES
PUBLIC PARK DEDICATION: +/- 20.18 ACRES

     
GENERAL NOTES:

1. BASE INFORMATION PROVIDED BY A SURVEY TITLED “ALTA/NSPS LAND SURVEY OF: TAX PARCEL 55150573720000 & TAX
PARCEL 55152604280000 CONTAINING 175.667 ACRES” PROVIDED BY ESP ASSOCIATES DATED 11/01/2025 AND CABARRUS COUNTY
GIS DATA AND SHOULD BE VERIFIED FOR ACCURACY.
2. FLOODPLAIN INFORMATION OBTAINED FROM FEMA FIRM PANEL 3710550500M & 3710551500K EFFECTIVE DATE OF STUDY
11/16/2018.
3. STREAM/WETLAND INFORMATION IS BASED ON PRELIMINARY INFORMATION PROVIDED TO ESP BY A REPORT TITLED
“DELINEATION OF WETLANDS AND WATERS OF THE U.S., PEACH ORCHARD ROAD” PREPARED BY WETLANDS & WATERS, INC.,
08/20/2025 AND CABARRUS COUNTY GIS DATA.  FOR PURPOSES OF PREPARATION OF THIS PRELIMINARY CONCEPT PLAN, ANY
POTENTIAL WETLAND AREAS AND STREAM FEATURES DEPICTED ON THE PLAN ARE CONSIDERED TO BE PRELIMINARY IN NATURE
AND APPROXIMATE IN LOCATION.  THE PRELIMINARY CONCEPT PLAN WILL NEED TO BE REVISED ONCE ALL AGENCIES APPROVED
ON-SITE WETLAND/STREAM AND APPROPRIATE JURISDICTIONAL BOUNDARIES ARE SURVEYED AND VERIFIED WITH ACCEPTABLE
LEVELS OF ACCURACY- UNIT LOSS MAY OCCUR.
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ADJACENT PROPERTY OWNERS

REF. # OWNER PIN ZONING

1 HELSLEY TIMOTHY JR & LAMB MICHAEL 55058378910000 CR

2 IVANOV MARINA D & IVANOV STANISLAV 55058399060000 CR

3 BASALDUA LUCY & BASALDUA MIGUEL 55059412240000 CR

4 COSTA MARIO DA CRUZ & COSTA MIRNA J 55059424170000 CR

5 MCCORKLE GARY JR & MCCORKLE TERESA 55059437530000 CR

6 RITCH COY L ESTATE & RITCH BRENDA K 55059524600000 CR

7 PARK JONG SU & PARK YOUNG OK 55059588950000 CR

8 HAWTHORNE AT HARRISBURG 55151701820000 CR

9 HAWTHORNE AT HARRISBURG 55151768730000 CR

10 FRED & IRIS ALEXANDER FAMILY LLC 55153810730000 CR

11 RHYNE FARMS II LLC 55153595110000 CR

12 CABIN HILL FARM LLC 55152393440000 CR

13 PORTER PAUL 55151461710000 CR

14 PORTER PAUL 55151442350000 CR

15 WALLACE BARBARA G 55150484800000 CR

16 WALLACE BARBARA G 55150480860000 CR

17 WALLACE MICHAEL REID 55150385570000 CR

18 PORTER PAUL 55150370750000 CR

19 PEACH ORCHARD ESTATES HOMEOWNERS ASSN INC 55150269030000 CR

20 PEACH ORCHARD ESTATES HOMEOWNERS ASSN INC 55059330380000 CR

21 CAROLINA WATER SERVICE INC OF NC 55059312030000 CR

22 CAROLINA WATER SERVICE INC OF NC 55058384670000 CR

PROPERTY OWNERS
OWNER PIN ZONING

DIVINE ARMISTEAD EUGENE ESTATE 55150573720000 CR

DIVINE ARMISTEAD EUGENE ESTATE 55152604280000 CR
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PROP. WATER
QUALITY AREA

(TYP.)

PROP. WATER
QUALITY AREA

(TYP.)

PROP. WATER
QUALITY AREA

(TYP.)

PROP. WATER
QUALITY AREA

(TYP.)

TYPICAL LOT DETAILS
NOT TO SCALE

PROP. 50' PUBLIC
ROW (TYP.)

GLOWING STAR DRIVE

PROP. PASSIVE
OPEN SPACE

(+/- 1.10 ACRES)

PROP. TREE
SAVE AREA

PROP. PASSIVE
OPEN SPACE

(+/- 10.05 ACRES)

PROP. TREE
SAVE AREA

PROP. PASSIVE
OPEN SPACE

(+/- 11.77 ACRES)

PROP. ACTIVE
OPEN SPACE

(+/- 0.79 ACRES)

EXISTING SEWER
EASEMENT (PER SURVEY)

EXISTING 100 YEAR FEMA
FLOODPLAIN (PER SURVEY)

PROP. 50' CLASS D
BUFFER YARD (TYP.)

EXISTING PERENNIAL
STREAM (PER REPORT)

EXISTING CONSERVATION
EASEMENT (PER SURVEY)

EXISTING GREENWAY TRAIL
W/ 25' EASEMENT - TO COUNT
TOWARDS ACTIVE OPEN
SPACE (+/- 1.65 ACRES)

EXISTING GAS EASEMENT
(PER SURVEY)

EXISTING GREENWAY TRAIL
W/ 25' EASEMENT - TO COUNT

TOWARDS ACTIVE OPEN
SPACE (+/- 0.63 ACRES)

EXISTING GREENWAY TRAIL
W/ 25' EASEMENT - TO COUNT
TOWARDS ACTIVE OPEN
SPACE (+/- 0.66 ACRES)

EXISTING WETLAND
(PER REPORT)

EXISTING PERENNIAL
STREAM (PER REPORT)

EXISTING CONSERVATION
EASEMENT (PER SURVEY)

EXISTING SEWER
EASEMENT (PER SURVEY)

EXISTING 100 YEAR FEMA
FLOODPLAIN (PER SURVEY)

PROP. 50' CLASS D
BUFFER YARD (TYP.)

PROP. STUB CONNECTION W/
TEMPORARY TURNAROUND (TYP.)

PROP. STUB
CONNECTION W/
TEMPORARY
TURNAROUND
(TYP.)

PROP. TREE
SAVE AREA

PROP. TREE
SAVE AREA

PROP. PUBLIC PARK
DEDICATION/ACTIVE OPEN

SPACE (+/- 20.18 ACRES)

PROP. PASSIVE
OPEN SPACE

(+/- 0.73 ACRES)

PROP. PASSIVE OPEN
SPACE (+/- 0.82 ACRES)

PROP. PASSIVE
OPEN SPACE
(+/- 4.32 ACRES)

LEGEND: 

OPEN SPACE AREA

PUBLIC PARK DEDICATION

PERIMETER BUFFER

EXISTING OVERHEAD
POWERLINE W/ WOODEN

POLES (PER SURVEY)

EXISTING OVERHEAD
POWERLINE W/ WOODEN

POLES (PER SURVEY)
SWEETHAVEN LANE

POTENTIAL PEDESTRIAN CROSSWALK
WITH RRFB SIGNAL - FINAL LOCATION

AND INSTALLATION SUBJECT TO
NCDOT APPROVAL

I -
 4

85

PROP. 5' SIDEWALK (TYP.)

PROP. 6' PLANTING STRIP (TYP.)

PROP. 5' SIDEWALK (TYP.)

PROP. 6' PLANTING STRIP (TYP.)

EXISTING GAS EASEMENT
(PER SURVEY)

6' TALL FENCE TO BE
PROVIDED ALONG GAS
EASEMENT IN LIEU OF THE
50' CLASS D BUFFER YARD
REQUIREMENT

SPLIT RAIL FENCE AND/OR EXISTING CANOPY TO BE
PROVIDED ALONG THE GAS EASEMENT IN LIEU OF THE
50' CLASS D BUFFER YARD PLANTING REQUIREMENT -

EXACT FENCE AND/OR CANOPY LOCATION AND
REQUIREMENTS TO BE DISCUSSED WITH THE TOWN

AT THE TIME PARK PLANS ARE DEVELOPED

EXISTING CANOPY TO BE UTILIZED IN
LIEU OF PLANTING IN LOCATIONS
WHERE FEASIBLE - EXACT LOCATIONS
TO BE DETERMINED DURING THE
CONSTRUCTION DOCUMENT PHASE

EXISTING CANOPY TO BE UTILIZED IN
LIEU OF PLANTING IN LOCATIONS
WHERE FEASIBLE - EXACT LOCATIONS
TO BE DETERMINED DURING THE
CONSTRUCTION DOCUMENT PHASE

EXISTING CANOPY TO BE UTILIZED IN
LIEU OF PLANTING IN LOCATIONS
WHERE FEASIBLE - EXACT LOCATIONS
TO BE DETERMINED DURING THE
CONSTRUCTION DOCUMENT PHASE

EXISTING CANOPY TO BE UTILIZED IN
LIEU OF PLANTING IN LOCATIONS
WHERE FEASIBLE - EXACT LOCATIONS
TO BE DETERMINED DURING THE
CONSTRUCTION DOCUMENT PHASE

1

1

1

1

1

1

500' REQUIRED SIGHT DISTANCE
1

1

500' REQUIRED SIGHT DISTANCE

1

REQUIRED 50' CLASS D BUFFER
YARD TO BE LOCATED OUTSIDE OF
500' REQUIRED SIGHT DISTANCE

1
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PEACH ORCHARD ROAD SITE
ZONING MAP AMENDMENT - DEVELOPMENT STANDARDS - 03/06/2026
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Site Development Data:
--Acreage: ± 175.67 Acres
--Tax Parcel #:  55150573720000 & 55152604280000
--Existing Zoning:  CR (Countryside Residential- Cabarrus County)
--Proposed Zoning:  RL- CZ (Conservation, Residential Low-Conditional Zoning)
--Existing Uses:  Vacant
--Proposed Uses:  Uses permitted by right and under prescribed conditions together with accessory uses as allowed in
the RL(CZ) and as further described in Section 2 below.

1. General Provisions:

a. Site Location. These Development Standards form a part of  the Rezoning Plan associated with the Rezoning
Petition filed by Pulte Group, Inc. (“Petitioner”) to accommodate the development of  a residential development
as generally depicted on the Rezoning Plan. The proposed development will be on an approximately 175.67 acre
site located on Peach Orchard Road (the "Site").

b. Zoning Districts/Ordinance.  Development of  the Site will be governed by the Rezoning Plan and the
applicable provisions of  the Harrisburg Zoning Ordinance (the “Ordinance”).  Unless the Rezoning Plan
establishes more stringent standards, the regulations established under the Ordinance for the RL zoning
classification shall govern.

c. Graphics and Alterations.  The schematic depictions of  lots, sidewalks, structures, buildings, driveways,
streets and other site features and site elements (collectively the “Development/Site Elements”) set forth on the
Rezoning Plan should be reviewed in conjunction with the provisions of  these Development Standards. The
layout, locations, sizes, and formulations of  the Development/Site Elements depicted on the Rezoning Plan are
graphic representations of the Development/Site elements proposed.

Since the project has not undergone the design development and construction phases, it is intended that this
Rezoning Plan provides for flexibility to allow some alterations or modifications from the graphic representations
of  the Development/Site Elements.  Therefore, there may be instances where minor modifications will be allowed
without requiring the Administrative Amendment Process per the Ordinance.  These instances would include
changes to graphics if  they are minor and don't materially change the overall design intent depicted on the Rezoning
Plan.

The Planning Director will determine if  such minor modifications are allowed per this amended process, and if  it is
determined that the alteration does not meet the criteria described above, the Petitioner shall then follow the
Administrative Amendment Process of  the Ordinance; in each instance, however, subject to the Petitioner's appeal
rights set forth in the Ordinance.

2. Permitted Uses:

a. The Site may be developed with up to one hundred forty-nine (149) single-family detached units together with
accessory uses as allowed by Ordinance. In addition, the Site includes public park land to be dedicated to the
Town of Harrisburg.

3. Transportation:

I.Proposed Access.

a. Access to the Site shall be from Peach Orchard Road as generally depicted on the Rezoning Plan.

b. The placement and configuration of  the vehicular access points are subject to any minor modifications required
to accommodate final site development and construction plans and to any adjustments required for approval by
the Town of Harrisburg and/or NCDOT in accordance with applicable published standards.

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

d. A driveway permit from NCDOT shall be required. All rights-of-way necessary for road improvements will be
acquired prior to NCDOT driveway permit being excecuted.

II. Standards and Other Provisions.

a. Town of Harrisburg and NCDOT Standards.  All the public roadway improvements shall be installed and
subject to the transportation technical memorandum (TTM) and standards and criteria of  the Town of
Harrisburg and/or NCDOT (as it relates to the improvements within their respective road system authority).

b. Substantial Completion.  In the event certain non-essential roadway improvements (as reasonably determined
by the Town of  Harrisburg) are not completed at the time that the Petitioner seeks to obtain a certificate of
occupancy for building(s) on the Site, then the Town of  Harrisburg may instruct applicable authorities and/or
departments to allow the issuance of  certificates of  occupancy for the applicable buildings, and in such event the
Petitioner may be asked to post a letter of  credit or a bond for any improvements not in place at the time such a
certificate of occupancy is issued to secure completion of the applicable improvements.

c. Right-of-way Conveyance.  The Petitioner will dedicate via fee simple conveyance any additional right-of-way
indicated on the Rezoning Plan prior to the issuance of  the first certificate of  occupancy.  The Petitioner will
provide a permanent sidewalk easement for any of  the proposed sidewalks located along the public streets
located outside of the right-of-way where ROW dedication is not provided.

d. Alternative Improvements.  Changes to roadway improvements identified in the TTM may be approved
through Council action upon the determination and mutual agreement of  Petitioner, NCDOT, and the Town of
Harrisburg; provided, however, the proposed alternate transportation improvements provide comparable overall
transportation network benefits to the improvements identified in this Petition in the area of  the rezoning.  It is
understood that changes to the TTM shall not require a rezoning.

For example, transportation improvements may be substituted and/or payment in lieu for other improvements
in the overall area of the rezoning may be implemented in lieu of improvements identified in the TTM.

e. The overall street network is conceptual in nature and may be adjusted during the permitting process so long as
the provisions of the Ordinance related to connectivity, block lengths and links are adhered to.

f. Final construction documents shall comply with TTM requirements unless otherwise approved.

g. Intersections shall meet minimum spacing requirements per the Town and NCDOT.

4. Architectural Standards:

a. Building Materials. The building materials used on the residential buildings constructed on Site will be a
combination of  at least two of  the following: brick, stone, precast stone, precast concrete, synthetic stone,
cementitious fiber board, cementitious fiber shake, EIFS, stucco, decorative block and/or wood.  Vinyl or
aluminum shall not be used as a primary siding material however it may be used on windows, soffits, fascia
and/or similar roof  overhang elements, handrails/railings, and/or other miscellaneous trim elements.  The

proposed roofing materials will be architectural shingles, slate, tile and/or metal.

i. There shall be no exposed concrete foundations.  Siding and/or other materials must extend to the ground level
on all sides of the attached residential units.

5. Streetscape, Open Space and Buffers:

a. Along the Site's frontage on Peach Orchard Road, and along internal public streets, a minimum six (6) foot
planting strip and five (5) foot sidewalk shall be provided, as generally depicted on the Rezoning Plan.

b. Open space associated with and accessory to the residential development, shall be provided as generally
depicted on the Rezoning Plan.  Open spaces may include benches, play structures, trails, signature landscaping,
courtyards, sports courts, lawns and/or other features that provide opportunities to recreate or foster community
engagement.

c. All street trees shall be planted in the planting strip.

d. Any heritage tree removed during construction shall be mitigated per Ordinance Section 9.3.5

e. Perimeter Buffers.  All perimeter buffers required by the UDO, including the 50_foot Class D buffer (or 25 feet
with a 6_foot berm, fence, or wall), shall be provided using a combination of the following strategies:

i. Preserved Natural Vegetation:
Existing vegetation may be preserved where it meets the required buffer width, evergreen composition, and
opacity performance of a Class D buffer.

ii. Supplemental Plantings:
Where existing vegetation is insufficient, additional evergreen trees and shrubs will be installed to achieve the
required screening, evergreen percentages, and planting point totals.

iii. Screening Elements:
Fencing and/or berms may be incorporated to supplement plantings and help achieve the required buffer
performance standards.

iv. Utility Easements:
Where utility easements (such as gas lines) prohibit plantings, the applicant may request Alternative
Compliance to install a 6_foot opaque privacy fence along the easement, with plantings provided at the
easement limits where feasible, to maintain overall Class D buffer performance.

f. Park Development and Dedication.  The Petitioner will dedicate the 20.18 +/- proposed Public Park as
generally depicted on the Rezoning Plan to the Town of  Harrisburg.  The terms governing the dedication and
construction of  amenities shall be established in a separate Development Agreement between the Petitioner and
the Town of  Harrisburg.  The Development Agreement does not have to be executed for the Petitioner to
commence development of  permitting on the Site.  Its execution shall not limit land development approvals, nor
is it required as a condition of granting certificates of occupancy.

6. Environmental Features:

a. Stormwater, water quality features, and details shall comply with the Town of  Harrisburg Ordinances and
NCDEQ standards. 

b. The Stormwater submittal checklist and site design checklist will be completed and included with the first
construction document submittal.

7. Miscellaneous Provisions:

a. The Petitioner shall obtain all applicable local, state, and federal permits required for development before any
development activity occurs on the Site.

b. Mailbox clusters shall be provided with construction document submittal.  Kiosk parking will meet ADA
standards and not interfere with traffic flow.

c. The Petitioner will coordinate road names with Cabarrus County E9111 Addressing during permitting of  the
project.

8. Deviation Request from Ordinance Requirements:
a. Harrisburg Ordinance Section 142.02.03.C requires residential developments exceeding thirty (30) dwelling

units to provide a minimum of two (2) access points.

Pending amendments to the North Carolina Building Code modify this requirement such that a secondary access
road is required only for developments exceeding one hundred (100) dwelling units, and anticipated to go into
effect July,2026 therefore, the following shall apply:

i. Phasing: Residential units located north of  Peach Orchard Road shall not be constructed until the amended
North Carolina Building Code is in effect and applicable to the project.  However, if  adoption of  the amended
Code is delayed, the Petitioner may proceed with construction of  up to thirty (30) dwelling units, consistent
with the access requirements of the current UDO.

ii. Secondary Access: The Applicant shall provide secondary access via a driveway connection to the dedicated
park area from the northern spine road. This access shall be designed to accommodate fire apparatus and meet
applicable fire code requirements, but shall not be required to meet full public street standards (i.e. curb and
gutter, street trees, sidewalk, and pavement)

9. Amendments to the Rezoning Plan:

a. Future amendments to the Rezoning Plan (which includes these Development Standards) may be applied for by
the then Owner or Owners of  the applicable portion of  the Site affected by such amendment in accordance with
the provisions of the Ordinance.

10. Binding Effect of the Rezoning Application:

a. If  this Rezoning Petition is approved, all conditions applicable to the development of  the Site imposed under the
Rezoning Plan will, unless amended in the manner provided under the Ordinance, be binding upon and insure to
the benefit of  the Petitioner and subsequent owners of  the Site and their respective heirs, devisees, personal
representatives, successors in interest or assigns.
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COMMUNITY MEETING REPORT FOR PULTE PEACH ORCAHRD REZONING 
 
Petitioner:   Pulte Homes 
Petition Number:  H-2026-01 
Property: ±175.67 acres located at 10960 & 11011 Peach Orchard Road 

(the “Site”). 
This Community Meeting Report is being filed with the Town of Harrisburg Planning Department. 

PERSONS AND ORGANIZATIONS CONTACTED WITH DATES AND 
EXPLANATIONS OF HOW CONTACTED: 

The required Community Meeting was held on Thursday, February 19, 2026, at 6:00 p.m. at the 
Harrisburg Town Hall, 4100 Main Street, Harrisburg, NC 28075.  The Town of Harrisburg mailed 
a written notice of the date, time and details of the Community Meeting to the individuals and 
organizations as required by Ordinance.  

PERSONS IN ATTENDANCE AT MEETING: 

The list of attendees from the required Community Meeting is attached as Exhibit A.  The 
Petitioner representatives at the required Community Meeting were William Gaines Hunter with 
Pulte, Emily Robak with ESP Associates; and Lisa Thompson with Moore & Van Allen, PLLC. 

SUMMARY OF MEETING DISCUSSION: 

I. Overview of Petitioner’s Presentation.  

Ms. Thompson presented an overview of the 175.67-acre property along Peach Orchard Road in 
Harrisburg, NC.  The site is currently zoned Countryside Residential (CR) in Cabarrus County and 
the applicant is requesting Conditional Low Density Residential (CZ RL) zoning in Harrisburg 
upon annexation.  She noted that the Town’s Land Use Plan envisions the area to remain 
predominantly rural with residential densities below one unit per acre; which the proposed plan 
aligns.  

A conceptual site plan was reviewed, illustrating approximately 149 single family lots, open space 
areas, buffers, and average lot dimensions.  Ms. Thompson explained that Pulte intends to dedicate 
approximately 20.18 acres of land to the Town for use as a public park site.   

The team confirmed that improvements identified in the final traffic impact analysis (TIA) will be 
required of the developer. 

Ms. Thompson shared proposed elevations which included imagery from their John Wieland 
Homes product.  

She continued to review the plan benefits and a tentative rezoning timeline, with a Planning Board 
meeting anticipated on March 17, 2026 and a Public Hearing with Town Council on April 13, 
2026. 

II. Summary of Questions/Comments and Responses: 
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Attendees raised concerns related to traffic, roadway conditions, site access, safety, and project 
impacts. The development team explained that a TIA is currently underway and that Pulte will be 
required to complete any improvements identified on the final TIA, prior to the first certificate of 
occupancy. Additional traffic concerns included an existing sight distance limitation along the 
curve on Peach Orchard Road; the development team explained NCDOT will require adherence 
to site line standards.  It is understood that this may include cutting down the existing hill and 
removing vegetation. When asked whether Peach Orchard Road would be widened, it was clarified 
that Pulte will install curb, gutter, and sidewalk along the project frontage, but no full widening is 
planned. The intersection of Peach Orchard Road and Lower Rocky River Road was also suggested 
to be reviewed for improvements, which was acknowledged by the development team. 
 
Attendees expressed concerns related to site access and safety due to only one northern access 
point.  
 
The attendees had several concerns related to the security, maintenance and programming of the 
future park development. Staff stated that the Town maintains all public parks and will continue 
to work with the residents to address questions and concerns. 
 
Environmental concerns were also discussed, including the presence of potential nesting areas on 
the property. Pulte stated they would review this with their environmental consultant and provide 
confirmation.  
 
Questions were asked regarding the timeline and process. The development team explained the 
notification process, rezoning and permitting/construction timeline, and where to access the plan.    
 
There being no further questions, the development team thanked the participants for their time and 
interest in the project. 
 
CHANGES MADE TO PETITION AS A RESULT OF THE MEETING: 
The development team will continue to address staff comments as they arise.   
 
cc: Shelley DeHart, Town of Harrisburg, Assistant Planning Director 
 W. Gaines Hunter, Pulte  
 Bridget Grant and Lisa Thompson, Moore & Van Allen, PLLC 
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Exhibit A 
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Exhibit A (Cont.) 
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Exhibit A(Cont.) 

 
 

Page 51 of 51


	1. Call to Order
	A. AGENDA ADOPTION
	1. PUBLIC ACCESS TO LIVE MEETING VIA YOUTUBEHarrisbur

	B. SPECIAL PRESENTATIONS
	C. PUBLIC COMMENT - Anyone wishing to address the Boa

	2. Consent Agenda
	A. Consideration of Approval of minutes from January 20, 2026, meeting
	Item Report
	PZ MINS JAN 20 2026

	B. Consideration of Approval of minutes from February 17, 2026, meeting
	Item Report
	PZ MINS FEB 17 2026


	3. Old Business
	4. New Business
	A. H-2025-12- Blackwelder Subdivision Preliminary Plat
	Item Report
	H-2025-01-Blackwelder II_PB Report
	Attachment A - WSD Blackwelder Harrisburg Subdivision Application 03-04-26
	Attachment B - Blackwelder - Preliminary Plat
	Attachment C - Development Agreement Conditions

	B. H-2026-01-R- Peach Orchard Subdivision Map Amendme
	Item Report
	H-2026_01_Peach Orchard_PB Report
	Attachment A_ Cond. Zoning App
	Attachment B - Peach Orchard Road Site (Pulte)  Rezone Plan
	Attachment C_CMR Pulte Peach Orchard Rd Harrisburg (14643987.1)


	5. Staff Updates/Information
	6. Adjournment

