














Planning and Zoning Commission 

September 19, 2023 Meeting 

Staff Report 

TO: Planning and Zoning Commission 

FROM: Kathryn Stapleton, Planner 

SUBJECT:  Case #Z-2023-11: 3495 Shiloh Church Road 

Applicant: Emil Bec, Property Owner 

Applicant is requesting to rezone property located at 3495 Shiloh Church Road from Cabarrus 

County Countryside Residential (CR) to City of Kannapolis Residential 4 (R4) zoning district. 

A. Actions Requested by Planning & Zoning Commission

1. Hold Public Hearing

2. Motion to adopt Statement of Consistency

3. Motion to adopt Resolution to Zone

B. Decision and Required Votes to Pass Requested Actions

Section 2.3.B.(1).a of the Kannapolis Development Ordinance (KDO) allows the Planning and 

Zoning Commission to render a final decision on a rezoning request. If there is a denial, an 

approval by a vote of less than three-fourths, or an appeal of the decision, then only the City 

Council shall have final decision-making authority. Any final decision rendered by the 

Commission may be appealed within fifteen (15) days to the City Council. 

C. Background & Project Overview

The applicant, Emil Bec, is requesting to rezone approximately 1.06 +/- acres of property 

located at 3495 Shiloh Church Road, further identified as Cabarrus County Parcel 

Identification Number 46726724470000, from Cabarrus County Countryside Residential (CR) 

zoning district to City of Kannapolis Residential 4 (R4) zoning district.   

Per the North Carolina General Statutes, a City of Kannapolis zoning designation must be 

applied to the property by the Planning and Zoning Commission within sixty (60) days of the 

effective date of the annexation. City Council approved the voluntary annexation of the subject 

property August 28, 2023. 

D. Fiscal Considerations

None 

EXHIBIT 1
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E. Policy Issues  

Section 2.5.A.(2).c of the KDO states that Amending the Zoning Map is a matter 

committed to the legislative discretion of the Planning and Zoning Commission or of the 

City Council, as authorized by this section. In determining whether to adopt or deny the 

proposed amendment, the Planning and Zoning Commission or the City Council, as 

applicable, may consider, and weigh the relevance of, whether and to what extent the 

proposed Zoning Map amendment: 

 

1. Is the proposed rezoning consistent with the Comprehensive Plan and other 

applicable adopted City plans?   

Yes, this property is located within the “Complete Neighborhood 2” Character Area 

designation.   

 

2. Is the proposed rezoning in conflict with any provision of this Ordinance or the 

City Code of Ordinances? 

No, residential zoning is consistent with the area. 

 

3. Does the proposed rezoning correct an error in the existing zoning present at the 

time it was adopted?  

No, the subject property was recently annexed into the City of Kannapolis.   

 

4. Does the proposed rezoning allow uses that are compatible with existing and 

allowed uses on surrounding land and with the stability and character of any 

adjacent residential neighborhoods? 

Yes, the property is adjacent to residential land uses. 

 

5. Does the proposed rezoning ensure efficient development within the City, taking 

into consideration the capacity and safety of the street network, the adequacy of 

public facilities, the suitability of the land for the uses allowed under the existing 

zoning, and other relevant considerations? 

Yes, this property is located adjacent to roads with adequate capacity and safety, 

adequate facilities, and is a suitable use allowed under the requested zoning.  Public 

water is available to this site at this time, but public sewer is not. 

 

6. Does the proposed rezoning result in a logical and orderly development pattern, 

taking into consideration the size of the subject lands and the zoning and existing 

and proposed development on surrounding lands? 

Yes, the proximity of this property to other low-density zoning is a logical and orderly 

development pattern.    

 

7. Does the proposed rezoning result in significant adverse impacts on the natural 

environment, including but not limited to water, air, noise, storm water 

management, wildlife, vegetation, wetlands, and the natural functioning of the 

environment? 

No, there are no anticipated significant environmental impacts from rezoning this 

property. 
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F. Legal Issues 

None 

 

G. Finding of Consistency with Comprehensive Plan  

Staff finds this rezoning consistent with the goals and policies of the Move Kannapolis 

Forward 2030 Comprehensive Plan, adopted by City Council, which designates the subject 

property as located within the “Complete Neighborhood 2” Character Area in the Move 

Kannapolis Forward 2030 Comprehensive Plan.  Staff finds the request for rezoning 

compatible with the surrounding zoning and are not anticipated to have an adverse effect on 

the capacity or safety of the surrounding street network, nor anticipated to generate parking 

problems or any adverse impact on the environment.  

 

H. Staff Recommendation and Alternative Courses of Action 

Staff Recommendation 

 

The Planning and Zoning Commission may choose to approve or deny the petition as 

presented.  

 

Based on the request being consistent with the Move Kannapolis Forward 2030 

Comprehensive Plan, staff recommends approval for Zoning Map Amendment Case #Z-

2023-11 

 

Alternative Courses of Action 

 

Motion to Approve (2 votes) 

 

1. Should the Commission choose to approve the request for rezoning as presented 

in Case #Z-2023-11, a motion should be made to adopt the following Statement of 

Consistency: 

 

Statement of Consistency: Staff finds this rezoning consistent with the goals and policies of 

the Move Kannapolis Forward 2030 Comprehensive Plan, adopted by City Council, which 

designates the subject property as located within the “Complete Neighborhood 2” Character 

Area in the Move Kannapolis Forward 2030 Comprehensive Plan. Staff finds the request for 

rezoning compatible with the surrounding zoning and are not anticipated to have an adverse 

effect on the capacity or safety of the surrounding street network, nor anticipated to generate 

parking problems or any adverse impact on the environment. 

 

2.  Should the Commission choose to approve Case #Z-2023-11, a motion should be 

made to adopt the Resolution to Zone. 

 

Motion to Deny (2 votes) 

 

1. Should the Commission choose to recommend denial of Case #Z-2023-11, a motion 

should be made to adopt the following Statement of Consistency: 
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Statement of Consistency: The Planning and Zoning Commission finds this zoning map 

amendment as presented in Case #Z-2023-11 to be inconsistent with the goals and policies of 

the Move Kannapolis Forward 2030 Comprehensive Plan, adopted by City Council, because 

(state reason(s)) and is unreasonable and not in the public interest because (state reason(s)).  

 

2. Should the Commission choose to deny Case #Z-2023-11, a motion should be made 

to deny the Resolution to Zone. 

 

I. Attachments 

 

1. Rezoning Application  

2. Vicinity Map 

3. Zoning Map 

4. 2030 Future Land Use and Character Map 

5. Notice of Public Hearing 

6. List of Notified Properties 

7. Letter to Adjacent Property Owners 

8. Posted Public Notice Sign 

9. Resolution to Adopt a Statement of Consistency 

10. Resolution to Zone  

 

J. Issue Reviewed By: 

 

• Planning Director 

• Assistant City Manager 

• City Attorney 

 



Planning and Zoning Commission 

September 19, 2023 Meeting 

Staff Report 

TO: Planning and Zoning Commission 

FROM: Kathryn Stapleton, Planner 

SUBJECT:  Case #Z-2023-12: 4401 Alder Street 

Applicant: City of Kannapolis 

Staff request to apply the City of Kannapolis Residential 8 (R8) zoning designation to recently 

annexed property located at 4401 Alder Street.  

A. Actions Requested by Planning & Zoning Commission

1. Hold Public Hearing

2. Motion to adopt Statement of Consistency

3. Motion to adopt Resolution to Zone

B. Decision and Required Votes to Pass Requested Actions

Section 2.3.B.(1).a of the Kannapolis Development Ordinance (KDO) allows the Planning and 

Zoning Commission to render a final decision on a rezoning request. If there is a denial, an 

approval by a vote of less than three-fourths, or an appeal of the decision, then only the City 

Council shall have final decision-making authority. Any final decision rendered by the 

Commission may be appealed within fifteen (15) days to the City Council. 

C. Background & Project Overview

On July 24, 2023, the City of Kannapolis voluntarily annexed approximately 1.058 +/- acres 

of property located at 4401 Alder Street, further identified as Cabarrus County Parcel 

Identification Number 56048004480000, which is currently zoned Cabarrus County Low 

Density Residential (LDR).  

Per the North Carolina General Statutes, an initial City of Kannapolis zoning designation must 

be applied to the property by the Planning and Zoning Commission within sixty (60) days of 

the effective date of the annexation. Staff is recommending the Residential 8 (R8) zoning 

designation for this subject property.  

D. Fiscal Considerations

None 

EXHIBIT 2
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E. Policy Issues  

Section 2.5.A.(2).c of the KDO states that Amending the Zoning Map is a matter 

committed to the legislative discretion of the Planning and Zoning Commission or of the 

City Council, as authorized by this section. In determining whether to adopt or deny the 

proposed amendment, the Planning and Zoning Commission or the City Council, as 

applicable, may consider, and weigh the relevance of, whether and to what extent the 

proposed Zoning Map amendment: 

 

1. Is the proposed rezoning consistent with the Comprehensive Plan and other 

applicable adopted City plans?   

Yes. This area of the City’s future growth area is identified as “Complete 

Neighborhood 1” Character Area. 

 

2. Is the proposed rezoning in conflict with any provision of this Ordinance or the 

City Code of Ordinances? 

No. The requested R8 zoning district is similar to the previous Low-Density Residential 

(LDR) zoning district in Cabarrus County. 

 

3. Does the proposed rezoning correct an error in the existing zoning present at the 

time it was adopted?  

No, the subject property was recently annexed into the City of Kannapolis.   

 

4. Does the proposed rezoning allow uses that are compatible with existing and 

allowed uses on surrounding land and with the stability and character of any 

adjacent residential neighborhoods? 

Yes, the property is adjacent to residential land uses. 

 

5. Does the proposed rezoning ensure efficient development within the City, taking 

into consideration the capacity and safety of the street network, the adequacy of 

public facilities, the suitability of the land for the uses allowed under the existing 

zoning, and other relevant considerations? 

Yes, this property is located adjacent to roads with adequate capacity and safety, and 

is a suitable use allowed under the requested zoning.  Public water is available to this 

site at this time, but public sewer is not. 

 

6. Does the proposed rezoning result in a logical and orderly development pattern, 

taking into consideration the size of the subject lands and the zoning and existing 

and proposed development on surrounding lands? 

Yes, the requested zoning allows uses compatible with existing adjacent residential 

uses.    

 

7. Does the proposed rezoning result in significant adverse impacts on the natural 

environment, including but not limited to water, air, noise, storm water 

management, wildlife, vegetation, wetlands, and the natural functioning of the 

environment? 

No, there are no anticipated significant environmental impacts from rezoning this 

property. 
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F. Legal Issues 

None 

 

G. Finding of Consistency with Comprehensive Plan  

Staff finds this rezoning consistent with the goals and policies of the Move Kannapolis 

Forward 2030 Comprehensive Plan, adopted by City Council, which designates the subject 

property as located within the “Complete Neighborhood 1” Character Area in the Move 

Kannapolis Forward 2030 Comprehensive Plan.  Staff finds the request for rezoning 

compatible with the surrounding zoning and it is not anticipated to have an adverse effect on 

the capacity or safety of the surrounding street network, nor anticipated to generate parking 

problems or any adverse impact on the environment.  

 

H. Staff Recommendation and Alternative Courses of Action 

Staff Recommendation 

 

The Planning and Zoning Commission may choose to approve or deny the petition as 

presented.  

 

Based on the request being consistent with the Move Kannapolis Forward 2030 

Comprehensive Plan, staff recommends approval for Zoning Map Amendment Case #Z-

2023-12 

 

Alternative Courses of Action 

 

Motion to Approve (2 votes) 

 

1. Should the Commission choose to approve the request for rezoning as presented 

in Case #Z-2023-12, a motion should be made to adopt the following Statement of 

Consistency: 

 

Statement of Consistency: Staff finds this rezoning consistent with the goals and policies of 

the Move Kannapolis Forward 2030 Comprehensive Plan, adopted by City Council, which 

designates the subject property as located within the “Complete Neighborhood 1” Character 

Area in the Move Kannapolis Forward 2030 Comprehensive Plan. Staff finds the request for 

rezoning compatible with the surrounding zoning and it is not anticipated to have an adverse 

effect on the capacity or safety of the surrounding street network, nor anticipated to generate 

parking problems or any adverse impact on the environment. 

 

2.  Should the Commission choose to approve Case #Z-2023-12, a motion should be 

made to adopt the Resolution to Zone. 

 

Motion to Deny (2 votes) 
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1. Should the Commission choose to recommend denial of Case #Z-2023-12, a motion 

should be made to adopt the following Statement of Consistency: 

Statement of Consistency: The Planning and Zoning Commission finds this zoning map 

amendment as presented in Case #Z-2023-12 to be inconsistent with the goals and policies of 

the Move Kannapolis Forward 2030 Comprehensive Plan, adopted by City Council, because 

(state reason(s)) and is unreasonable and not in the public interest because (state reason(s)).  

 

2. Should the Commission choose to deny Case #Z-2023-12, a motion should be made 

to deny the Resolution to Zone. 

 

I. Attachments 

 

1. Rezoning Application  

2. Vicinity Map 

3. Zoning Map 

4. 2030 Future Land Use and Character Map 

5. Notice of Public Hearing 

6. List of Notified Properties 

7. Letter to Adjacent Property Owners 

8. Posted Public Notice Sign 

9. Resolution to Adopt a Statement of Consistency 

10. Resolution to Zone  

 

J. Issue Reviewed By: 

 

• Planning Director 

• Assistant City Manager 

• City Attorney 

 



Planning and Zoning Commission 

September 19, 2023, Meeting 

Staff Report 

TO: Planning and Zoning Commission 

FROM: Ben Barcroft, Senior Planner 

SUBJECT: TA-2023-03 KDO Text Amendments  

Applicant: Freedom Solar, LLC, Chad Preece 

Consider a recommendation to City Council regarding a text amendment to Article 4, Section 

4.3.D(21)a: Solar Energy Conservation System (Small Scale) of the Kannapolis Development 

Ordinance (KDO) 

A. Actions Requested by Planning and Zoning Commission Members

1. Consider Resolution to Adopt a Statement of Consistency for TA-2023-03

2. Consider motion to recommend approval of proposed text amendments by City Council

B. Decision and Required Votes to Pass Requested Action

A simple majority vote of the Planning & Zoning Commission will be required to recommend 

approval/denial.  City Council has final decision-making authority to approve or deny text 

amendments.  

C. Background

Chad Preece, representative for Freedom Solar, LLC, is proposing a text amendment to Section 

4.3.D(21)a. to remove the location restriction of roof mounted solar panels. Staff has reviewed and 

is recommending approval of the proposed text amendment. It is more common for local 

government ordinances to be user-friendly toward solar panel placement on homes when they are 

considered small scale and unobtrusive. Furthermore, removing this restriction will not limit homes 

with northern exposures from being as limited on solar panel placement.  

The proposed text amendment to the KDO is attached as Exhibit A and shown in bold, red text. 

D. Fiscal Considerations

None 

EXHIBIT 3
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E. Policy Issues  

Section 2.3.B(1)b of the KDO states that the Commission shall have the following powers and 

duties under this Ordinance “To review and make recommendations to City Council on zoning text 

amendments (Section 2.5.A(1)”. In accordance with Section 2.3.A(1)d of the KDO, City Council 

has final authority to review and make decision on Zoning Text Amendments.  

 

F. Legal Issues 

None 

 

G. Alternative Courses of Action and Staff Recommendation 

The Planning and Zoning Commission may choose to recommend approval or denial of the text 

amendments as presented.  The Commission may also add, delete, or change any of the proposed 

language.  

 

Based on the foregoing analysis, staff recommends approval of the proposed text amendments to 

Article 4, Section 4.3.D(21)a: Solar Energy Conservation System (Small Scale) of the 

Kannapolis Development Ordinance, as shown per staff edits (attached). 

 

The following actions are required to recommend approval of TA-2023-03: 

 

1. Consider Resolution to Adopt a Statement of Consistency for TA 2023-03. 

2. Consider motion to recommend approval of proposed text amendments by City Council. 

 

The following actions are required to recommend denial of TA-2023-03: 

 

1. Consider Resolution to not Adopt a Statement of Consistency for TA 2023-03 

2. Consider motion to recommend denial of proposed text amendments by City Council. 

 

H. Attachments 

1. Text Amendment Application 

2. Proposed KDO changes: Exhibit A 

3. Resolution to Adopt a Statement of Consistency 

 

I. Issue Reviewed By: 

• Planning Director 

• Assistant City Manager 

• City Attorney 



Planning and Zoning Commission 

September 19, 2023, Meeting 

Staff Report 

TO: Planning and Zoning Commission 

FROM: Ben Barcroft, Senior Planner 

SUBJECT: TA-2023-04 KDO Text Amendments 

Applicant: City of Kannapolis 

Consider a recommendation to City Council regarding text amendment to Article 5, Section 

5.10.D(2).C.: Use of Charlotte Mecklenburg Storm Water Design Manual in the Kannapolis 

Development Ordinance (KDO) 

A. Actions Requested by Planning and Zoning Commission Members

1. Consider Resolution to Adopt a Statement of Consistency for TA-2023-04

2. Consider motion to recommend approval of proposed text amendments by City Council

B. Decision and Required Votes to Pass Requested Action

A simple majority vote of the Planning & Zoning Commission will be required to recommend 

approval/denial.  City Council has final decision-making authority to approve or deny the 

amendments.  

C. Background

City staff is proposing the following text amendment to Section 5.10.D(2).C. to now include the 

100+1 Flood Analysis.  

The following sections of the Charlotte Mecklenburg Storm Water Design Manual shall not apply 

to this Ordinance: 100+1 Flood Analysis, Approximate Flood Limits, Storm Drain Location, Inlet 

Types and Spacing, Cross Slope, Curb and Gutter, and Detention Facilities Used for Credits, 

including any references to the Charlotte-Mecklenburg Land Development Standards Manual or 

to storm water fees. Staff has reviewed and is recommending approval of the proposed text 

amendment. 

This amendment is in direct response to some of the more recent flooding incidents in and around 

the City. Including this provision in our ordinance will allow the City to be more proactive in 

combatting any potential future flooding issues as growth continues. 

EXHIBIT 4
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D. Fiscal Considerations

None 

E. Policy Issues

Section 2.3.B(1)b of the KDO states that the Commission shall have the following powers and 

duties under this Ordinance “To review and make recommendations to City Council on zoning text 

amendments (Section 2.5.A(1)”. In accordance with Section 2.3.A(1)d of the KDO, City Council 

has final authority to review and make decision on Zoning Text Amendments.  

F. Legal Issues

None 

G. Alternative Courses of Action and Staff Recommendation

The Planning and Zoning Commission may choose to recommend approval or denial of the text 

amendments as presented.  The Commission may also add, delete, or change any of the proposed 

language.  

Based on the foregoing analysis, staff recommends approval of the proposed text amendments to 

Article 5, Section 5.10.D(2).C.: Use of Charlotte Mecklenburg Storm Water Design Manual in the 

Kannapolis Development Ordinance (KDO) 

The following actions are required to recommend approval of TA-2023-04: 

1. Consider Resolution to Adopt a Statement of Consistency for TA 2023-04.

2. Consider motion to recommend approval of proposed text amendments by City Council.

The following actions are required to recommend denial of TA-2023-04: 

1. Consider Resolution to not Adopt a Statement of Consistency for TA 2023-04

2. Consider motion to recommend denial of proposed text amendments by City Council.

H. Attachments

1. Text Amendment Application

2. Resolution to Adopt a Statement of Consistency

I. Issue Reviewed By:

• Planning Director

• Assistant City Manager

• City Attorney



Planning and Zoning Commission 
September 19, 2023, Meeting 

Staff Report 

TO:  Planning and Zoning Commission 

FROM: Richard Smith, Planning Director 

SUBJECT:  CPA-2023-05: Melchor Street 
Applicant: City of Kannapolis 

Amend Move Kannapolis Forward 2030 Comprehensive Plan (2030 Plan) “Future Land Use Map 
and Character Area” designation of the properties located between E 29th Street and E 22nd “Urban 
Corridor” designation to the “Urban Residential” designation.   

A. Actions Requested by Planning & Zoning Commission

Motion to recommend to City Council approval of the proposed amendments to the 2030 Plan 
Future Land Use Map and Character Area 

B. Decision and Required Votes to Pass Requested Actions

A simple majority vote of the Planning & zoning Commission will be required to recommend 
approval/denial. City Council has final decision-making authority to approve or deny the 
amendments.  

C. Background & Project Overview

In March 2018, City Council adopted the 2030 Plan. This plan includes a “Future Land Use Map 
and Character Area” designation which provides guidance for future land development in the City 
of Kannapolis.   

Staff has received several inquiries for possible rezonings in the area to allow for residential usage. 
Staff has inventoried existing uses and analyzed the potential for future uses and determined that 
the area is predominantly single-family residential with a mix of non-residential uses. The potential 
for this area tends to lend itself more to residential uses. 

The Urban Residential Character Area allows for a mixture of single-family detached & attached 
residential and civic uses along with small format retail and offices spaces.   

D. Fiscal Considerations

None 

EXHIBIT 5
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E. Policy Issues  

Section 2.3.B(1)d of the Kannapolis Development Ordinance (KDO) states that the Commission 
shall have the following powers and duties under this Ordinance: “To advise and provide 
recommendations to the City Council on amendments to the Comprehensive Plan, including 
preparing amendments to the plan and its elements and submitting those amendments to the City 
Council”. In accordance with Section 2.3.A(1)d of the KDO, the City Council has final authority 
to amend the 2030 Plan. 

 
F. Legal Issues 

None 
 
G. Staff Recommendation and Alternative Courses of Action  

Staff Recommendation 
Staff is proposing that the Future Land Use Map and Character Area of the Move Kannapolis 
Forward 2030 Comprehensive Plan be amended to apply the “Urban Residential” Character Area 
to the aforementioned parcels. (See attached map.) 
 
Courses of Action 
Based on the foregoing analysis, staff recommends approval of the proposed 2030 Plan 
amendment, as presented.  
 

APPROVAL 
The following action is required for the Planning and Zoning Commission to recommend 
approval of the proposed amendment to the 2030 Plan Future Land Use Map and 
Character Area: 
 

1. Consider motion to recommend approval of the proposed 2030 Plan Future Land Use 
Map and Character Area designation amendment by City Council.  

 
DENIAL 
The following action is required for the Planning and Zoning Commission to recommend 
denial of the proposed amendment to the 2030 Plan Future Land Use Map and Character 
Area: 
 

1. Consider motion to recommend denial of the proposed 2030 Plan Future Land Use Map 
and Character Area designation amendment by City Council.  

 
H. Attachments 
 

1. Move Kannapolis Forward 2030 Comprehensive Plan Future Land Use Map and Character 
Area (Current)  

2. Move Kannapolis Forward 2030 Comprehensive Plan Future Land Use Map and Character 
Area (Proposed)  
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J. Issue Reviewed By: 
 

• Assistant City Manager 
• Economic & Community Development Director 
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