
















Board of Adjustment 

May 10, 2022 Special Meeting 

Staff Report 

TO: Board of Adjustment  

FROM: Ryan Lipp, Senior Planner 

SUBJECT: Case# BOA-2022-07: Special Use Permit 

Applicant: Chris Watts, Kannapolis Properties, LLC 

Request for a Special Use Permit to allow a multi-family residential use in the General 

Commercial (C-2) zoning district. 

A. Actions Requested by Board of Adjustment

1. Motion to accept the City’s exhibits into the record.

2. Motion to approve/revise Findings of Fact for the Special Use Permit.

3. Motion to approve (approve with conditions) (deny) the issuance of the Special Use Permit

4. Motion to Issue Order of Approval.

B. Required Votes to Pass Requested Action

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

C. Background

The applicant, Chris Watts with Kannapolis Properties, LLC, is requesting a Special Use Permit (SUP) 

to allow a multi-family residential use in the General Commercial (C-2) zoning district, on property 

located at 1405 S Ridge Ave., further identified as Cabarrus County Parcel Identification Number 

56136290040000.   

Mr. Watts proposes to remove the existing single-wide mobile home from the property and construct a 

total of six (6), two-bedroom townhomes. The townhomes will be built in two phases with four (4) units 

built in Phase One and the two (2) remaining units built during Phase Two.  

Pursuant to Table 4.6-1 of the Unified Development Ordinance (UDO), a SUP is required for multi-

family uses the C-2 zoning district. The subject property measures approximately 0.46 +/- acres. 

EXHIBIT 1
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D. Fiscal Considerations 
 

None 

 

E. Policy Issues  

Article 3.5 of the UDO requires that the Board of Adjustment shall only approve a special use permit if 

the applicant demonstrates that the criteria below have been met. Staff analysis of each criterion is noted. 

Staff Findings of Fact - Based on application review 

Yes No 
 

The proposed conditional use will be in harmony with the area in which it is to be 

located and in general conformance with the City’s Land Use Plan. 
  

This property is located in the “Secondary Activity Center” and the “Urban 

Residential” Character Areas in the Move Kannapolis Forward 2030 Comprehensive 

Plan.  Both areas call for single-family detached residential as a future use. 
 

The existing area consists of a mix of commercial businesses and single-family 

detached.  The applicant is also proposing to remove the existing mobile home from 

the property.   
 

Considering the above information, the requested use is in harmony with the existing 

and future character of the neighborhood. 
 

Adequate measures shall be taken to provide ingress and egress so designed as to 

minimize traffic hazards and to minimize traffic congestion on the public roads. 
  

The proposed development of this site is not anticipated to cause any traffic hazards 

or traffic congestion. Egress/ingress is shown on the proposed site plan and 

complies with the Unified Development Ordinance. 
 

 The proposed use shall not be noxious or offensive by reason of vibration, 

noise, odor, dust, smoke or gas. 
 

No vibration, noise, odor, dust, smoke or gas beyond what is normal for a single-family 

use is expected as a result of the development of this property. 
 

X The establishment of the proposed use shall not impede the orderly 

development and improvement of surrounding property for uses permitted 

within the zoning district. 
 

The proposed use would not impede development of the surrounding properties for 

uses allowed within their respective zoning districts.   
 

The establishment, maintenance, or operation of the proposed use shall not be 

detrimental to or endanger the public health, safety, or general welfare. 
 

There is no apparent danger or detriment to the overall public safety, health and 

welfare resulting from the proposed use.  The proposed development is subject to 

all the requirements of the Unified Development Ordinance.  
 

X 

X 

X 

X 

X 
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                 Compliance with any other applicable Sections of this Ordinance. 
 

The proposed use shall comply with all sections of the City of Kannapolis Unified 

Development Ordinance, conditions of approval, and any other applicable local, 

state and Federal regulations. It is understood by the applicant that unless 

specifically relieved of a requirement, in writing, all UDO requirements, including 

compliance with the Technical Review Committee site plan review and approval 

process, must be met. Sewer service is subject to allocation based upon sewer 

treatment capacity. 
  

 

F. Legal Issues 
 

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

In order to determine whether a special use permit is warranted, the Board must decide that each of 

the six findings as outlined below has been met and that the additional approval criteria has been 

satisfactorily addressed. If the Board concurs completely with the findings of staff, no additional 

findings of fact are necessary, and staff findings should be approved as part of the decision. 

However, if the Board wishes to approve different findings (perhaps as a result of additional 

evidence or testimony presented at the public hearing), alternate findings need to be included as 

part of the six criteria below. Should a special use permit be approved, the Board may place 

conditions on the use as part of the approval to assure that adequate mitigation measures are 

associated with the use. 

Yes          No 

The proposed conditional use will be in harmony with the area in which it is to be located 

and in general conformance with the City’s Land Use Plan. 

 

 

Adequate measures shall be taken to provide ingress and egress so designed as to 

minimize traffic hazards and to minimize traffic congestion on the public roads. 

 

 

The proposed use shall not be noxious or offensive by reason of vibration, noise, odor, 

dust, smoke or gas. 

 

 

The establishment of the proposed use will not impede the orderly development and 

improvement of surrounding property for uses permitted within the zoning district. 

 

 

The establishment, maintenance, or operation of the proposed use shall not be 

detrimental to or endanger the public health, safety, or general welfare. 

 

 
Compliance with any other applicable Sections of this Ordinance.   

 

 

  

X 
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G. Recommendation 
 

Staff recommends approval with conditions of the Special Use Permit based on staff Findings of 

Fact (or as modified by the Board), the conceptual site plan, and compliance with all local, state and 

federal requirements. 
 

Conditions of Approval proposed by staff: 
 

1. The permitted uses allowed by this SUP shall only include six (6) townhome units. 

2. Proposed site plan included with this application is for illustrative purposes only.  Final design 

of the site shall comply with the Unified Development Ordinance.  

3. Must comply with City’s Land Development Standards Manual (LDSM). 

4. Coordinate with NCDOT due to the proximity of the driveway to the state-maintained road R/W. 

5. The developer will construct curb, gutter and sidewalk along the entire road frontage where 

development has access and/or street frontage. The improvements will be constructed to City 

standards. 

6. The parking lot shall comply with all Fire Codes and Autoturn shall be run for an SU-30 and 

Bus-45 (mimics ladder truck). 

7. A NCDEQ Sediment & Erosion Control Permit is not required since the site is < 1.0 ac, however, 

provide a basic erosion control plan with details. No calculations required. 

8. Provide WSACC Flow Acceptance & NCDEQ Fast Track Sewer Extension Application. 

 

 

The Board of Adjustment should consider all facts and testimony after conducting the Public 

Hearing and render a decision accordingly to approve, approve with conditions, or deny the Special 

Use Permit. 
 

H. Attachments 
 

1. Special Use Permit Application  

2. Conceptual Site Plan 

3. List of Notified Properties 

4. Notice to Adjacent Property Owners  

5. Posted Public Notice 

 

I. Issue Reviewed By: 
 

Planning Director X 

Assistant City Manager X 

City Attorney X 
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AcctName1 MailAddr1 MailCity MailState MailZipCod

ALEXIS CHOVIT 1404 OAKSHADE AVENUE KANNAPOLIS NC 28083

JONATHAN & DEBORAH GREENE 1408 OAKSHADE AVE KANNAPOLIS NC 28083

JOHN & SANDRA GREENE 1412 OAKSHADE AVE KANNAPOLIS NC 28083

KANNAPOLIS PROPERTIES LLC

ATTN: CHRIS WATTS 141 WARRIOR CT CHINA GROVE NC 28023

DWIGHT & BEATRICE DEESE 1408 S RIDGE AVE KANNAPOLIS NC 28083

MRS W D MIDDLETON 1132 WINDSOR DR KANNAPOLIS NC 28081

MELBA & VELBA PERKINS 1417 S RIDGE AVE KANNAPOLIS NC 28083

D & E LIMITED LLC 3140 CHELWOOD DR NW CONCORD NC 28027

JAMES W BLAKE 1405 OAKSHADE AVE KANNAPOLIS NC 28083

LANCE & FRANCES MIDDLETON 1132 N WINDSOR DR KANNAPOLIS NC 28081

JOHN TRIECE  TRUSTEE

PHILLIP TRIECE TRUSTEE 827 EVERGREEN AVE KANNAPOLIS NC 28081

MILTON ARCHIE LUCAS  LF EST 1411 S RIDGE AVE KANNAPOLIS NC 28083

RS RENTAL II LLC 1955 S VAL VISTA DR STE 126 MESA AZ 85204

NC DEPT OF TRANSPORTATION 1546 MAIL SERVICE CTR RALEIGH NC 27699

ROY & PAMELA LUCAS 1413 S RIDGE AVENUE KANNAPOLIS NC 28083

KEE LILLIE DUTY 1400 OAKSHADE AVE KANNAPOLIS NC 28083

JEREMY & ANGELA GOOD 123 DOGWOOD DR CHINA GROVE NC 28023



 

 

April 27, 2022 

 

 

 

Dear Property Owner, 

 

Please be advised that the City of Kannapolis Board of Adjustment will conduct a quasi-judicial 

public hearing on Tuesday May 10, 2022 at 6:00 PM at City Hall, located at 401 Laureate Way, for 

the following case: 

 

BOA-2022-07 – Special Use Permit – 1405 S Ridge Ave. 

 

This Public Hearing is to consider a request for a Special Use Permit (SUP) to allow a multi-family 

residential use in the General Commercial (C-2) zoning district. Pursuant to Table 4.6-1 of the Unified 

Development Ordinance (UDO), a SUP is required for multi-family residential uses in the C-2 zoning 

district. The property is located at 1405 S Ridge Ave., is zoned C-2, measures approximately 0.46 +/- acres, 

and is more specifically identified as Cabarrus County Parcel Identification Number 56136290040000.  

 

As an adjacent property owner, you are being notified of this public hearing in accordance with the 

requirements of the Kannapolis UDO; and are invited to attend the public hearing and present 

testimony, should you desire, to the Board of Adjustment. 

 

If you have any questions about the public hearing or request, please do not hesitate to call the Planning 

Department at 704.920.4350 

 

Sincerely, 

 
Ryan Lipp 

Senior Planner 

 

Enclosure 

 
The meeting is accessible to people with disabilities.  To request special accommodation in advance, contact the 

City’s ADA Coordinator at 704-920.4302. 

 

https://tax.cabarruscounty.us/SearchResults.aspx?field=parcel&parcel=56136290040000
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