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1.RollCall

2.ApprovalApril2011Minutes

3.ApprovalofFindingsofFactforPetition-CUSE20011-00004 WSACC, Conditional
UsePermit

4.NewBusiness PlanningBoardFunction:  

A.ZoningAtlasAmendment - PetitionRZON2011-00002 Requesttorezone
propertylocated7450PoplarTentRoad (PIN#4690-36-3816) fromLimited
Industrial (LI) toGeneralIndustrial (GI) ConditionalUse

5.DirectorsReport
SecondreadingofthePlanningandZoningCommissionRulesandProcedurestochange
themeetingday. 
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Mr. ToddBerg, Chair, calledthemeetingtoorderat7:00p.m.   Memberspresent, in
additiontotheChair, were: Ms. MaryBlakeney, Ms. BrendaCook, Mr. EugeneDivine,  
Mr. LarryEnsley, Mr. DannyFesperman, Ms. EmilyKnudson, Mr. TommyPorter, Mr.  
RichardPriceandMr. BarryShoemaker.  AttendingfromthePlanningandZoning
Divisionwere, Mr. JonathanMarshall, CommerceDirector, Ms. SusieMorris, Planning
andZoningManager, Ms. ColleenNelson, SeniorPlanner, Ms. ArlenaRoberts, Clerkto
theBoardandMr. RichardKoch, CountyAttorney.  

RollCall

ApprovalofApril21, 2011Minutes

MOTIONED, SECONDEDMr. DannyFesperman,  byMr. TommyPorterto
APPROVEtheApril21, 2011meeting. Thevotewasunanimous.  

ApprovaloftheFindingsofFactforPetitionCUSE20011-00004WSACC,  
ConditionalUse

MOTIONED, SECONDEDAPPROVEMr. TommyPorter,  byMr. LarryEnsleyto the
FindingsofFactforPetitionCUSE20011-00004WSACC, ConditionalUse. Thevote
wasunanimous.  

NewBusiness PlanningBoardFunction

TheChairintroducedPetitionRZON2011-00002, ZoningAtlasAmendment requestto
rezonepropertylocatedat7450PoplarTentRoadfromLimitedIndustrial (LI) toGeneral
Industrial (GI) ConditionalUse.  

TheChairsworeinMs. SusieMorris, Ms. ColleenNelson, Mr. AlexRankin, Mr. David
FordandMr. RyanLowder.    

Ms. ColleenNelson, SeniorPlanner, introducedZoningAtlasAmendmentPetition
RZON-2011-00002.  TheapplicantisVulcanMaterials, AgentfortheOwner, Five
Cousins, LLC. Theparcelis30acres, locatedat7450PoplarTentRoad, Concord, NC.   
PIN #4690363816) TheexistingzoningisLimitedIndustrial (LI) andtheproposed

ZoningisGeneralIndustrial (GI) ConditionalUse.   

Shesaidtherezoningisrequestedasameanstobringthecurrentuseinto
compliancewiththeCountyzoningandthesurroundingConcordzoning.  Thesiteis
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currentlyoccupiedbytwolegallynon-conformingasphaltplants. Theproposedrezoning
limitsthepropertytotheexistinguseoftheasphaltplantandproposesaddingaconcrete
plantasapermitteduse. ThepropertyissurroundedbytheCityofConcordonallsides
exceptforonelittlecornerwhichisCountyowned (sheshowedtheareaonthemapthat
isownedbytheCounty). ShesaidforthemostpartitissurroundedbyI-1, I-2, orC2or
CountyLI.    

Theadjacentlandusesincludeheavyindustrialquarryoperations, vacantproperties, a
firestation, atruckterminal, andtheConcordRegionalAirport.  

Shesaidagencyreviewcommentswere:    

NCDOTdoesnotrequireatrafficimpactassessmentatthistime; adrivewaypermitis
required. TheymustcoordinatewithNCDOTregardingpavementstructureonGoodman
Road, todeterminewhatmeasureswillbenecessarytostrengthenthepavementstructure.     
TheCityofConcordandCityofKannapolisarepursuinganagreementtoextendthe
GoodmanRoadcorridor, thereforean80' minimumrightofwayisbeingproposed.   

ErosioncontrolpermitsandStormwaterpermitsarerequiredforanyprojectthatdisturbs
morethanoneacre.  Theapplicationshowstheprojectareais +/- 5.93acres. The
applicationforErosioncontrolpermitsorStormwaterpermitshavenotbeensubmitted.  

TheCityofConcordhasapprovedthepropertyfortemporarywaterservicewithout
annexation; however, nocontracthasbeensignedandnoutilityfeespaid.    

Ms. Nelsonsaidthisisaconditionaluserezoning, twoactionsarerequired; oneisfor
therezoningandtheotherisfortheconditionalusepermit.   

TheproposedzoningisconsistentwiththeWesternAreaPlandesignationofIndustrial.   
Thecurrentuseonthepropertyisalegalnon-conforminguse. Theproposedzoning
designationofGeneralIndustrialwillbringthecurrentuseonthesubjectproperty
asphaltplant) intocompliancewiththeCabarrusCountyZoningOrdinance.    

ShouldtheBoardofAdjustmentgrantapprovaloftherezoningandconsiderissuingthe
ConditionalUsePermit, Staffrequeststhefollowingconditionsbecomepartofthe
approvalandcaserecord:  

1.SiteplanreviewandapprovalrequiredsubsequenttoBoardofAdjustment
approvaltoensurecompliancewithapplicabledevelopmentrequirementsand
conditions. (Zoning)  

2.Grantingorder, statingrestrictionsandapplicableconditionsofapproval, shallbe
recordedwiththedeedfortheproperty. (Zoning)  

3.Applicantshallprocureanyandallapplicablefederal, state, andlocalpermits
priortozoningpermittingandshallcomplywithapplicabletermsofpermits,  
includingrecordationofdocumentsasrequired.  (Zoning)  
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4.Expansionofproject, aswellasmodificationsorchangestoapprovedsiteplan,  
mustreceiveBoardofAdjustmentapprovalintheformofanamendmenttothe
ConditionalUsePermit. (Zoning)  

5.Applicantshallprovidecopiesofallrequiredstate, local, andfederalpermitsfor
thepermanentprojectfilepriortozoningpermitting. (Zoning)  

6.Applicantshallprovideacopyofexecutedutilitycontractfortemporaryutility
servicewiththeCityofConcordandreceiptforfeespaidpriortozoning
permitting. (Zoning)  

7.ApplicantshallcoordinatewithNCDOTregardingthepavementstructureon
GoodmanRoadtodeterminewhatmeasureswillbenecessarytostrengthenthe
pavementstructure.  (NCDOT)  

8.Adrivewaypermitwillberequired. (NCDOT)  
9.Siteplanmustberevisedandsubmittedpriortothezoningsiteplanreview

process.  Theserevisionsaretoincludethefollowingprovisionsoutlinedinthe
CabarrusCountyZoningOrdinance. (Zoning)  

a.Parkingcalculationsmustbeincludedontheplan.  Thesecalculations
mustbeinaccordancewiththoseoutlinedinChapter10, Table10-6: Off- 
streetvehicularparkingspacerequirements. (Zoning)  

b.Impermeabilityratiomustbecalculatedandnotedtoincludetheentire
propertyinaccordancewiththoseoutlinedinChapter5Section5.9: Non- 
residentialdevelopmentstandards. (Zoning)  

c.Landscapingcalculationsmustbecalculatedandnoted, asperChapter9
oftheCabarrusCountyZoningOrdinance.  (Zoning)  

d. nRoadand
includeanychangestolandscapinginregardstotheproposedwidening.  
CityofConcord)  

TheChairopenedthepublichearing.   

Mr. AlexRankin, P.O. Box268, Concord, NC, CESI (ConcordEngineeringSurveying
Inc.), addressedtheBoard.  Wearetheprofessionalengineeringfirmthatpreparedthe
applicationandthepreliminarysitedevelopmentplan.  Thispropertyisadjacenttothe
VulcanQuarry.  Hesaidthetwolegal, butnoncompliant, asphaltplantscurrentlyonthe
propertyaresuppliedmaterialsbyVulcan. Thepurposeofthisrezoningistoinstalla
batchconcreteplantwhichwillbeusedtosupplymostalloftheconcreteforthe
wideningofInterstate85.  

Hesaidtheuniquethingaboutthisprojectis, itwilleliminateasignificantamountof
trafficonPoplarTentRoadandotherroadsthatwouldotherwiseoccurifthisplantwent
somewhereelse. Hesaidtherezoningbringsthepropertyintocomplianceandthe
conditionsthatstaffhasrequestedarenoproblembecausetheyareconditionsthathave
tobemetwithspecificsiteplanstogetabuildingpermittoputtheplantupanyway; so
noneofthoseareanissue.  
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Mr. DavidFord, AreaManager, VulcanMaterialsCompany, 11020DavidTaylorDrive,  
Charlotte, NC, addressedtheBoard.  Wemineaggregates, morespecificallygranitefor
highwayandbuildingconstruction.  Wehavebeenatthislocationsince1987, which

goingtobeaspecialplaceandiswhytheylocatedhere.  Itison350acresandthey
currentlyhave30employees.   

Morespecifically, the30acreparcelisunderalongtermleasewiththeHarrisfamilyout
ofBurlington.  Hestatedthehistoryofthisparcel; Blytheconstructionmovedtherein
1988withsomeroadprojectsandlaterAPAC, (whichisnowBlytheDevelopment)  
locatedanasphaltplanttherein1993.    

Hesaidthereareanumberofbenefitsofhavingasphaltandconcreteplantsonoursite:  

1.Theyarelocatedinandbehindourbermwhichisanaturalsoundandnoise
barrierfromadjoiningbusinesses.  

2.Alltheaggregateishauledinternally.  Asphaltis95% rock, soalloftheirraw
materialishauledinternallybetweenusandthem.  Itisabenefitnotonlyto
publicsafety, butisalsoacostsavings.  Itlowerscostforalltheasphaltbeing
consumedinCabarrusCountyandConcord.   

3.Itwouldbringtwoexistingasphaltplantsintocomplianceandalsoallowfora
concreteplantwhichisspecificallyfortwoprojects; thelargeronebeingtheI-85
wideningwhichwasawardedtoLaneConstruction.   

Mr. RyanLowder, LaneConstruction, 25619AustinRoad, Albemarle, NC, addressedthe
Board.  HesaidthemainreasontheywanttoputtheirplantinsideofVu
toreducetraffic.  Theyaregoingtohaulroughly265,000cubicyardsofconcretetothe
pavementstructuresonboththeI-85wideningandtheI-485interchange; thatis
approximately26,000truckloadsofconcrete.    

Ifwesetthisplantoffsite, wewouldhavetohaul26,000truckloadsofaggregateand
sands. Hesaid95% isgoingtobeaggregateandcomesfromVulcan, soitmakessenseto
haveitwithinthequarry.  

TheywantitputoffofGoodmanRoad, becausetheyhaveobtainedanaccessthroughthe
propertyadjacenttoVulcan, toaccesstherightofwayofI-85andwillbecrossingover
thereandmakinganaccessbridgetogetintothemedianoftheinterstate. (Heshowedan
overviewoftheI-85widening, andtheaccessroadtheyplantoputin)  Hesaidtheyare
puttingthebridgeinsolelyforaccessingthemedianofI-85andtheshoulders.  Theyplan
tohaulalloftheirconcretedirectlyupontotherampanddownintothemediantopave
theroad.  Oncetheroadispaved, wewilltakethemedianrampoutandtheyplanto
makerampstocomedownthesidetoaccessthemainline; topourthat.      
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HeshowedaroughsiteplanshowingtheVulcanQuarryandthetwoasphaltplants.  He
saidtheyareplanningtogobetweenthetwoandcomeoutoftheexistingdrivewaythat
BlytheDevelopmentisusing, turnleftandgouptothefirstgrassypastureandmakean
accessroadthroughthatouttotheinterstate.  Heshowedpicturesoftheinterstatebefore
thebridgeisbuiltandthestepsonhowtheybuilditandhowtheyaregoingtoaccessall
oftheirtrafficthroughthere.    

Quarry, 80% willcomeacrosstheaccessbridge. Hesaidtherestwillhavetogooutside
ontoPoplarTent.  Theywillpavethemedian, theywilltearouttherampandcomeback
inandpouritin. Hesaidbyusingtheaccessroute, itwillcutbackontheuseoftruckson
theroadanditmainlyincreasesthesafetyintheareaandreducesthewearandtearon
PoplarTentRoad.  

Mr. Fespermanaskedwhatthecompletiontimelinewas.  

Mr. LowderbelievesI-85issupposedtobecompleteinOctober2013.  Onthe
interchangejob, theyaresupposedtohaveI-85openedupOctober2013, butthewhole
projectwillnotbecompleteuntilJune2014. Itisa2 ½ to3yearprojectandisalotof
workinashortamountoftime.  

Mr. Bergaskedwhatwillhappentotheconcreteplantwhentheworkisdone.  

Mr. Lowdersaiditisamobileplantandwewillbebreakitdownandsendittothenext
bigconcretepavingjobthattheyget.   

Mr. ShoemakeraskediftherewasanintervaloftimethattheywouldhavetousePoplar
TentRoad.  

Mr. Lowdersaidyes, wewillhavetosupplysomeconcretedowntotheinterchangejob.   
Hesaidi
pavementthathastobepouredfortheinterchangejobwillhavetocomedownPoplar
Tent.  HesaidtheyarealsoreplacingthePoplarTentBridge.   

Mr. Ensleysaidthetemporaryaccessbridgeisatmilemarker53, helivesoffExit54.   
Heaskedhowcloseitisgoingtocome.  

Mr. LowdersaiditisbetweenPoplarTentandCoddleCreek.  

TheChairclosedthePublicHearing.  

TheChairaskedMr. Rankinifheacknowledgedthathewasfamiliarwiththeconditions
thatstaffhassuggestedandiftheapplicantisokaywiththemaswell.  

Mr. Rankinsaidyes.  
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Mr. Shoemakerthinksitisaveryusefulprocessandagoodwaytoapplytheconcrete
andtheaggregate. HethinksthattheVulcanadditionandmakingtheasphaltplanlegal
orusefulisastepintherightdirection.  Hethinksitwillhelpthemmeettheirtimeline
andhedoesnotseeanyreasontodeny.  

TheChairremindedtheBoardthatthiswillrequiretwoseparatevotes, oneregardingthe
rezoningandaoneregardingtheconditionaluseplans.  

Mr. LarryEnsleywouldliketocommendtheapplicantonthepresentation. Hesaidit
lookslikeitisminimizingalltrafficimpactandhewantedtocommendthemforthat.  

MOTIONED, SECONDEDTherebeingnofurtherdiscussionMr. LarryEnsley byMr.  
APPROVEBarryShoemakerto PetitionRZON2011-00002, Requesttorezoneproperty

locatedon7450PoplarTentRoadfromLimitedIndustrial (LI) toGeneralIndustrial (GI)  
ConditionalUse, withthenineconditionsrecommendedbystaff.  Thevotewas
unanimous.  

ConsistencyStatement TheproposedrezoningisconsistentwiththeWesternArea
Planandisreasonableandinthepublicinterest.  Therebeingnofurtherdiscussion, it

APPROVEwastheconsensusoftheBoardto theConsistencyStatement.   

MOTIONED, SECONDEDTherebeingnofurtherdiscussion, Mr. TommyPorter,  by
APPROVEMr. LarryEnsleyto Petition, RZON20011-00002 (ConditionalUse) withthe

nineconditionsrecommendedbystaff.  Thevotewasunanimous.  

Seefindingsoffactonpage7)  
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FINDINGSOFFACT
CONDITIONALUSEPERMITAPPLICATION

APPLICANT: VULCANMATERIALSCOMPANY
GOODMANROAD
RZON2011-00002

FINDINGSOFFACT

1. Theuseasproposedisnotdetrimentaltothepublichealth, safetyor
generalwelfare.   

a)  
referenceasaFindingofFact.   

b) Theproposeduseaddsnonewadditionalburdentothepropertythat
wouldaffectthepublicadversely.     

2. Theuseasproposedisappropriatelylocatedwithrespecttotransportation
facilities, watersupply, fireandpoliceprotection, wastedisposal, etc.    

a) esponsetothisrequirement, whichisincorporatedby
referenceasaFindingofFact.    

b) Allsuchfacilities, whicharenotspecificallyrequiredforthisadditional
use, arelocatednearby.       

3.  Theuseasproposedwillnotviolateneighborhoodcharacternor
adverselyaffectsurroundinglanduses.   

a)  
referenceasaFindingofFact.   

b) Theproposeduseconsistentwiththeusesimmediatelyadjacenttothe
property.               

4. Theuseasproposedwillcomplywiththegeneralplansforthephysical
developmentoftheCountyasembodiedintheZoningOrdinanceorinthearea
developmentplansthathavebeenadopted.    

a)  
referenceasaFindingofFact.   

b) Theproposeduseisconsistentwiththeusesimmediatelyadjacenttothe
property.       
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DirectorsReport

Ms. SusieMorris, PlanningandZoningManager, addressedtheBoard.  Shesaidthefirst
orderofbusinessisthesecondreadingtoamendthePlanningandZoningCommission
RulesandProcedures, tochangethemeetingdaytothesecondTuesdayofeachmonthat
7:00p.m.    Shesaidthepartaboutthealternatedayforthemeetinghasbeendeleted. If
thereisaholidayorsomethinglikethatwewillaccommodateasbestaswecan.   The
deadlineforapplicantswouldbethesecondTuesdayofthemonth.  

Shesaidasofrightnow, nocaseshavesubmittedfortheJunemeeting. Ifanytext
amendmentsbecomereadytherewillbeameetinginJune, ifnotthemeetingwillbe
cancelledandwewillletyouknowforsure.  

MOTIONED, SECONDEDTherebeingnofurtherdiscussion, Mr. BarryShoemaker,   
APPROVEbyMr. LarryEnsleyto theamendmenttothePlanningandZoning

CommissionRulesandProcedures, tochangethemeetingdayoftheCommissiontothe
SecondTuesdayofeachmonthat7:00p.m. basedontheproposedamendmentas
written.  Thevotewasunanimous.  

Ms. MorrisaskedtheBoardofCommissionerstomakeapleaonMondaynightfor
applicationsforthetwoPlanningandZoningCommissionpositionsthatwillopenin
August. ShehasoneapplicationfortheKannapolisposition, butsheisnotpositiveifthat
applicationisstillactiveorifithasexpired.  SheaskedtheBoardtoencourageanyone
theymayknowwhomaybeinterestedandwholivesintheEasternAreaorinthe
KannapolisAreatosubmitanapplication.  

Weareatthepointwherewearenotthatbusywithrezonings; thoughyouallhavehada
steadystream.  Shesaidwiththetextamendmentproject, andtherewrite, thatwillbea
goodproject.  Sheaskediftherewereanymorevolunteerstobeonthetextreview
committee, Mr. Divine, Mr. ShoemakerandMr. Ensleyhavealreadysaidtheywouldbe
willingtohelpout.  (Therewerenoothervolunteers).   

Ms. Morrissaidtherearesomethingsrelatedtoplanningandzoningthatarebeingtalked
aboutinthelegislature.  Onehastodowithfarmsandthosenotbeingannexedin. They
arestilltalkingaboutthemoratoriumonannexation.  ShesaidConcordreceivedspecial
legislationin2010; theycallittheirdonut-holelegislation. Shesaidtheycanandtheyare
movingforwardwiththepocketsthatarecompletelysurroundedbytheCityofConcord;  
theywillbeeffectivein2012.  ShebelievesthatConcordfeelsthattheirlegislation
stands.  Thelocallegislationinsessionlawstandspriortotheotherlegislationthatis
happening.   

ShesaidtheVulcanpropertyisoneofthosepockets, andinJuneitwillbeconsideredby
theCityofConcordforannexation. TheywillsetthehearinginJuly, itwillbe
consideredandvotedonandthenitwillbeeffectivein2012.  Shesaidaslongthat
movesforwardanythingelsethathappensonthispropertyprobablywouldendupgoing
throughtheCityofConcord.  Ifyouhearanyonetalkingaboutthisbigannexationthat
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Concordisdoing, thatiswhatitis.  ShesaiditisnotalargesectionoftheCityorofthe
County; itiskindofpiecesandpartsthataresurroundedbytheCitylimits.  

TheChairaskedwhenthehandoffwouldbe.  Hesaidobviously, therearealotof
conditionsandalotofstuffthattheyneedtocomebackwith.  Heaskedifthecounty
wouldstillcontinuetofollowitandfinishit.  

Ms. Morrissaidyes, wewouldcontinuetoprocesstheapplication.  Atthispointthe
effectivedateofannexationisJuly2012, sowewouldstillhavejurisdictionoverit. She
saidanotherparcelthatisincludedintheannexationistheOvercashparceloffofIvy
ClineRoad; theotherconcreteplant.  Theyaretryingtofillinsomeofthosegaps. She
saidHarrisburgandKannapoliswerealsoaddedontothatlegislation, and atthispoint
shedoesnotknowiftheyareplanningtomoveforwardwithanyactiononthatornot.  

Ms. MorrisinformedtheBoardthatthenewCountywebsitewillgolivetomorrow, May
20, 2011.   She
introducedMr. JonathanMarshall, CommerceDirector.  

Mr. RichardKoch, CountyAttorneyinformedtheBoardthatMr. BenSmallhasappealed
hisVariancetoSuperiorCourt. HesaidtherehasbeennowordontheAPFOappeal.  

MOTIONED, SECONDEDTherebeingnofurtherdiscussion, Mr. DannyFesperman,   
ADJOURNbyMr. TommyPorterto themeeting. Thevotewasunanimous.  The

meetingendedat7:45p.m.  
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APPROVEDBY:  

ToddBerg, Chairman

SUBMITTEDBY:  

ArlenaB. Roberts

ATTESTBY:  

SusieMorris
PlanningandZoningManager
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