




































































intersection) of the study area, where roadway connections, utilities, and adjacent
land uses are supportive.

Employment Issues & Opportunities:
The North Carolina Research Campus will increase the Cabarrus County job base

by 12,780 by 2015.

There will be 2,500 local jobs lost at Philip Morris by 2010.

Opportunities exist for the Stonewall Jackson site, agri-business/tourism and the

Incubator Farm.

Table 2.4: Em loyment Trends by Industry, Study Area, 2000 - 2007

Indust 2000 2007 Net Gain /Net Loss Pct. Chan e

A riculture/Minin 35 32 3 8.4%

Construction 848 1,122 274 32.3%

Manufacturing 1,726 1,453 273 15.8%

Wholesale Trade 489 588 99 20.2%

Retail Trade 1,276 1,453 177 13.9%

Transportation /
Utilities

684 727 43 6.2%

Information 230 235 5 2.2%

F.I.R.E. 766 930 164 21.3%

Services 3,037 3,825 788 25.9%

Public

Administration

281 321 40 14.1

Total 9,372 10,684 1,312 14%

Source: ESRI

2.5 Environment and Natural Resources

Ht~clr~~l~~~t~ uj~c~ Ur~crlrtu~~'
Most of the Central Area is located in the Yadkin -Pee Dee River Basin with creeks and

tributaries draining to the Rocky River. (See Figure 5, Environmental Features Map).
The northern tip is located in a water supply watershed that drains to the Lake Fisher

reservoir. Development in the water supply watershed is limited by density and

impervious area maximums (2 dwelling units per acre or 24% built-upon area unless the

high density option is utilized).

S~~ils

Soils in the study area present another set of development limitations. While some are

considered prime farmland soils and soils of statewide importance, there are many that

have characteristics that are not supportive of development. (See Figure 6, Soils.)

According to the Cabarrus Soils and Water Conservation District (SWCD), many of the

soils are rated as "very limited" for one, if not more, of the following uses: buildings with

or without basements, local roads and streets and septic systems. Many also have hydric
inclusions, or wet areas, associated with these types of soils. These soils tend to be "very
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facility east ofI-85 at Flowe Store Road on county-owned land. Phase one of this facility,
which will be located on 50 acres, will have ball fields; phase two will contain passive
recreational features. (See Figure 9, Community Facilities Map.)

Passive parks, including the Incubator Farm, will supplement other parks and recreational

facilities in the area. The farm will be located at the center of a property that will have

trails, educational stations, bird watching areas and larger riparian buffers along its creek

to encourage more wildlife around the farm. The county hopes the demonstration farm

can be a model in North Carolina, used as an educational tool with displays on catching
and retaining water for use, irrigation and how particular crops draw bees for pollination,
for example. The state's Department of Agriculture is currently considering a $3.6

million grant request from the county to fund the Incubator Farm. The farm will raise

only crops, not animals, and it will also have limited playground equipment and picnic
shelters. The Incubator Farm will provide farm-lots for those interested in agriculture
education and research.

There are no plans for other parks or other recreational facilities in other parts of the

study area, particularly the northeastern section of the study area. However, according to

park and recreation staff interviewed among stakeholders, a survey of county residents

indicates that citizens want parks of a more passive nature in the study area. In the

eastern section of the study area, the county is anticipating a need for some type of park
facility surrounding the Cabarrus Arena and Events Center once hotels and supporting
commercial uses are constructed. According to park officials, there are no funds

available for land acquisition for parks of any kind without a bond referendum; however,
funds have been identified in the county's five-year plan for parks in nearby Midland and

Mt. Pleasant, although those sites are outside the study area.

To address this situation of a growing demand and a lack of funding, the county and the

school system adopted a joint plan 12 years ago that identifies opportunities to co-locate

schools and parks. Based on this plan, the current policy regarding land acquisition for

new schools is intended to facilitate this co-location concept. Sites acquired for new

schools, particularly elementary schools, should encompass land area that exceeds what

is required for the school itself so that a portion of a school site may be utilized for a park
facility.

irir and /rrs~i~trtiunul Fc~~•ilitic~.c

Cabarrus County Schools has seven school sites in the study area: Concord Middle

School, W.M. Irvin Elementary School, A.T. Allen Elementary School, J.N. Fries Middle

School, Central Cabarrus High School, Rocky River Elementary School and C.C. Griffin

Middle School. In addition, the state's Stonewall Jackson Training School is in the study
area. (See Figure 8, the Community Facilities Map.)

Cabarrus County Schools is always seeking sites for new schools throughout the county,

particularly in high-growth areas. However, no specific site has been identified as a

future school site within the study area. According to the superintendent, Dr. Barry
Shepherd, Cabarrus County Schools is trying to negotiate the purchase of property to
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construct a new elementary school that would replace the A.T. Allen Elementary School
and add a new school near C.C. Griffin Middle School.

Law enforcement is less of an issue here relative to other areas of the county. The
Cabarrus County Sheriff's Department and City of Concord Police Department serve

their respective portions of the Central Area. As shown on the Community Facilities Map
Figure 8), the city's police department is located in downtown Concord and the sheriff's

department operates sub-stations at the Cabarrus Arena, at the Mt. Pleasant Town Hall
and at the Midland Town Hall. Both departments are responsible for multi-faceted

aspects of law enforcement, but due to size and geography, the sheriff's department
handles considerably more transportation-related duties. In the Central Area, the traffic

congestion, particularly near schools during peak periods, is an issue. Ongoing
communication and meetings held monthly to discuss common issues of concern enhance
coordination between departments.

There are five fire departments in the study area (see Figure 9, Community Facilities

Map). While the number of fire stations and the amount of equipment is sufficient to

serve the Central Area today, like law enforcement, there will be needs for additional
staff as growth continues.

Li,hr~u~ic e

There are no public libraries within the Central Area. The closest libraries are located in
Concord and Mt. Pleasant.

2.9 Flisturic and Cultural Resources

The Stonewall Jackson Training School site, owned by the state, has within it the only
designated historic district in the study area (see Figure 2, Existing Land Use Map).
According to some of the stakeholders participating in the planning process, there has
been limited interest in the community in preserving a few of the unique cottages
constructed on the site that housed boys at the institution, which opened in the 1930s.
While there are multiple structures on the North Carolina list of historic properties and
the National Register, there are no local districts in the unincorporated portions of the

county. Relatively little has been done to preserve historic and cultural resources in the

study area, although stakeholders indicated that there are several types of structures and
sites worthy of preservation. Examples include the following:

Former mining sites (Note: While some of these former mine sites have been

identified, most locations are unknown because a survey ofexisting historical
structures andproperties has never been undertaken. These unknown, unmapped
sites become problematic when rural land is converted into subdivisions, as they
are potential safety hazards.)
McCurdy Log House

Farms (Note: Community members expressed hope that it may be possible to team

with entities at the North Carolina Research Campus to work with and study
niche farms in the study area, particularly the Incubator Farm site.)
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o Neighborhood retail (No single retail tenant of greater than 100,000 square
feet)

o Multi-tenant office

NC 49 at Cabarrus Arena and Events Center
o Neighborhood retail (No single retail tenant of greater than 100,000 square

feet)
Parks

Parks: Recognizes existing parks serving the area, including some outside of the
study area. They are depicted on the map for reference only. They vary in size
and range of activities supported. While parks are a type of land use that can be
accommodated in all land use categories, depending on the type ofpark, there
may be a need to locate another park in the Central Area at some point in the
future to meet established level of service standards. New parks should be
considered in any future update to the Cabarrus County Parks and
Bicycle/Pedestrian Master Plan.

In addition to the land use areas, the map also depicts three types of areas that suggest an

additional set of attributes further defining and distinguishing each from other areas in the
Central Area.

aclicit~ ('enter

Activity centers are central nodes typically located at intersections of US and state
highways where existing or proposed commercial uses should be concentrated to

discourage strip commercial along these same highways.

Si~crit~) C'orri~fur

The segment of the NC 73 corridor that the community has identified as a scenic section
of roadway, valued for its narrow width (two-lane road), winding alignment and views of
rural landscape is designated as Special Corridor. Development in the area and in the
region could increase traffic volumes on this road, and such increases could warrant a

road widening to maintain mobility. In the event of future widening, this road (cross-
section) could be designed to maintain the rural, uncongested quality it has today. Ideas
for achieving this are as follows:

Wide setbacks (minimize impacts of architecture on the viewscapes)
Right-of--way buffers (preserve trees along roadside)
Access management features (control location and frequency of turning movements
with a median and minimum driveway spacing standards)

Special t_'se

These areas represent places that accommodate relatively unique civic, institutional
and/or research activities in the region. On the map, this symbol is used to highlight the
locations of the arena and the incubator farm.
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LU-7) Accommodate industrial space in areas where industrial development exists

and/or where access is facilitated by proximity to highway and rail.

Industrial uses will be most successful near theI-85/Lane Street interchange.

The completion of the Westside Bypass would improve access to I-85 from the

southern portion of the Study Area along NC-49, making it more competitive for

industry.

The relocation of one or more major employers into the Phillip Morris facility /

property could increase the attractiveness of the Study Area for industrial uses.

The plan for the Stonewall Jackson site, which is owned by the State of North

Carolina, calls for a mixture of uses, including industrial. The Stonewall Jackson

site may be less attractive for industrial development as it does not have direct

access to an interstate highway. Access to NC 49, a four-lane highway, is within a

quarter-mile of the site; furthermore, the site is scheduled to have access to the

planned extension of George Liles Parkway. A utility tower and lines located

centrally on the site may provide a barrier to development for larger industrial

uses. Employment uses may be encouraged. This plan should be shared with the

state to provide a new context for the Stonewall Jackson Training School as the

plan for the site evolves and is refined.

3 Environment and Natural Resources

ENR-1) Protect water quality.

Minimize soil erosion that is accelerated by land disturbing activities, such as

grading and the removal of vegetation and topsoil.

o According to the SWCD, sediment and related turbidity is a leading form

of non-point source water pollution, which is carried by stormwater runoff

to area water bodies. The issue is exacerbated by the development of

steep slopes where the velocity of runoff and its erosive effects are

increased. Monitoring water quality and compliance with existing

regulations may need to be evaluated for effectiveness.

Consider the recommendations of the Upper Rocky River Watershed

Management Plan, which aims to protect water quality in this basin and

specifically addresses monitoring, the enforcement of ordinances (erosion and

sedimentation control, and buffers), education, conservation easements as a tool

for better protecting stream corridors, low impact development standards,

stormwater management and floodplain management.

Promote wetland conservation in new development to maximize the functionality

of these natural water-filtering areas.
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Commerce Department
Planning Division

Planning an oning ommisstori inu es

July 17, 2008

7:00 P.NI.

Haas, Chairman, called the meeting to order at 7:04 p.m. Members present,
in addition to the Chair, were Ms. Brenda Cook, Mr. Eugene Divine, Mr. Larry Ensley,
Mr. Danny Fesperman, Mr. Larry Griffin, Mr. Ted Kluttz, Mr. Tommy Porter, and Mr.

Barry Shoemaker. Attending from the Planning and Zoning Division were, Ms. Susie

Morris, Planning and Zoning Manager, Ms. Arlena Roberts, Clerk to the Board, Mr.

Richard Koch, County Attorney, and Ms. Meg Nealon, LandDesign.

Roll Call

Approval of Minutes

Mr. Barry Shoemaker, MOTIONED, SECONDED by Mr. Tommy Porter to

APPROVE the June 19, 2008, meeting minutes. The vote was unanimous.

Old Business -Planning Board Function:

Proposed Text Amendment: C2008-04 ZT -Recreation Therapist Center

Ms. Susie Morris, Planning and Zoning Manager addressed the Board stating that staff is

still having difficulty finding standards on how people classify these types of uses when

they are expanded to farms and into a rural setting. the said they have put request out on

the Planning List Serv as well as the Zoning List Serve: Staff is in the process of making
some direct phone calls to find out how other folks are handling this, we are having a

very hard time finding any standards that apply to these types of facilities. She said staff

is still working on it and hopes to have something to present to the Board in August and

is requesting that this item be tabled until the August 2008, Planning and Zoning
Commission meeting.

There being no further discussion, Mr. Ensley, MOTIONED, SECONDED.. by Mr.

Porter to Table C2008-04 ZT, Recreation Therapist Center -Text Amendment until the

regular scheduled August Planning and Zoning Meeting. The vote was unanimous.

New Business -Planning Board Function:

Ms. Susie Morris, Planning and Zoning Manager addressed the Board, stating that Ms.

Meg Nealon, LandDesign, is here to give a recap of the draft Lana Use~Plan.

Ms. Morris said they will give a brief overview and answer any questions. She said some

of the zoning analysis has been done and she wants to show the board what they will be

looking at when the plan is adopted by the Board of Commissioners. She said there will

be some density adjustments through changes in zoning and it will all fall with this board;
as far as the zoning changes.

Ceberrue County • Commercet)spartment • fi5 Church Street, SE • Post Office Box 707 • Concord, NC 28028-0707

Phone: 704-920-2141 • Fax: 704-920-2144 • www.cabarruscounty.us n.ar.w~.«wr
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Planning and Zoning Commission Minutes

July 17, 2008

the reaction from the public involved, the option for an east side bypass out in this
direction was not supported because of the notion that would really encourage

development in an area that they want to maintain fairly low density; still want to have
that mobility, and Branchview is fairly developed so the idea of gravitating towards what
the 2030 plan shows for that combination of roads out here that provide that north/south
movement getting you basically from Interstate 85 down to Highway 49, is what is
described in this plan.

Ms. Nealon said this gives you a taste of the plan over all and some specific
recommendations that came out of that.

Mr. Griffin said for the most part it makes since. He does not think that in 22 years you
will be able to ignore needing an efficient northern corridor. He said the way things go
here in North Carolina, the fact that it is in the transportation plan for 2030 probably
means it will get around to it in 2060; otherwise it looks like a sensible plan. He said it
will be interesting to see how we handle mixed use; we do not have anything like that in
our zoning ordinance. We have Office Institutional and other stuff but that does not

include housing and everything.

Ms. Morris said one of the recommendations of the plan is that some type of an urban
mixed use development zoning designation be added to the County Ordinance. On the

flip side of that if someone is going to do a mixed use type development, based on where
the nodes are they would end up being annexed into the city limits anyway, whether it
was Kannapolis city limits or Concord's city limits, to get the utilities. She said that was

not a high priority because the cities do have those mixed use districts.

Mr. Griffin said they do but they just went into an Interlocal Agreement with Concord
that says they will not change the County zoning.

Ms. Morris said they will change the County zoning to the city zoning but they will have
to stay with what ever the density is.

Mr. Griffin said that is kind of interesting because he does not know how you define the

density for mixed use development.

Ms. Morris said those particular areas are noted on the plan as mixed use and then there is
a description of the mixed use.

Mr. Griffin understands there is on the plan, but how are you going to incorporate that
into a county ordinance?

Ms. Morris said it would be handled by the cities.

4

Mr. Griffin said we are going to agree to the plan but the county is not going to change its
ordinance to cover what is already there? He said maybe the wording was they would not

change the density.



Planning and Zoning Commission Minutes

July 17, 2008

Ms. Morris said yes, all of these areas are alread within the cit limiy y ts.

Ms. Morris said as part of this, you all know that we were talking about the amended
agreement and what the county and the city need to do in order to come to terms about
the lawsuit and how that agreement was originally drawn. On these maps the pink line is
actually the line agreed upon. As a result of the Interlocal Agreement that was entered
into between the County and the City of Concord on June 25, 2008, they agreed that
anything within that boundary, in order for them to develop, the city can provide utilities
and they will be annexed. So anything within the pink is eventually going to be in the
city limits and that is pretty much free game. If you want utilities you are going to annex
in and you are going to develop under the City's standards, anything outside of that line
is where the City and the County would have to agree. She said outside of that line you
are not getting utilities for the next 15 years unless the City and the County agree on it.
She said those are the terms of the amended agreement as well as the Interlocal
Agreement. As part of that Interlocal Agreement, it also says that when the City does
annex, they will annex with comparable densities. So in this area right now, it is going to
allow up to that 3 units per acre. In the County, that would be our LDR (Low Density
Residential), which is what it is now, so they would have to request a rezoning with the
City and at that time that is how they would be annexed in.

She said currently, the County is not proposing to do any up-zonings, we are only
proposing to do down-zonings where the densities proposed are less, anything else would
be handled by the City because they are going to ask for utilities, and they are going to
have to be annexed in anyway. But, they would be subject to a comparable zoning
designation. If the plan says they can have 3, when they come into the City they would
be allowed to have 3. If for some reason they were allowed to have 3 and stay in the
County then they would be allowed to have 3 and stay in the County, but anywhere
within this boundary they will be annexed into the City if they need utilities. She said that
is the other kind of hidden component of this that has already been decided and taken
care of. She said those were signed at the joint meeting on the June 25, 2008. Both of
those documents are in place currently, so anybody that is requesting utilities in this area
will be annexed by the City in order to get the utilities. She said what the City and
County agreed to is based on the densities in this plan; they will not be able to come in at

any higher of a density, so that hopefully those areas keep that same feel and same look
as they are now.

Ms. Morris said when the Board of Commissioners approves the plan the zonings will
come back to the Planning and Zoning Commission because it is going to require some

zoning changes. She said right now outside of the City, we have the LDR (Low Density
Residential) zoning designation. She said if this plan gets adopted the LDR (Low Density
Residential) allows higher densities than what is currently permitted, so, it would have to
be down-zoned. She said some areas are lower than what is allowed but we will not allow
any type ofup-zonings, if they want to request the additional density, then they would
have to do so through a rezoning request and meet what ever Concord's design standards
are. She said there are some recommendations in the plan for some contiguous open
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space, some architectural standards, and some things the City would need to work on and

make some changes to their ordinance.

Ms. Morris presented a summary of Land Use Classifications in relation to the existing
Ordinance.

She said as part of this plan and the Interlocal Agreement, the city and the county agreed
to come back and revisit the utility service boundary line ever 5 years to make sure that it

still makes sense. Within that 5 year period, if someone wanted to do a project, the city
and the county would just have to agree on it in order to get utilities. But it is mandatory
or agreed upon, they would definitely go back every 5 years even if they do not have any

requests and look to make sure what is happening is still what is happening and the

growth has not shifted to some other area.

She said what will drive the rezoning now will be the Land Use Plan. We heard loud and

clear from the residents that they do not like it when they get annexed and all of a sudden

there are 5 houses surrounding them and they have their 5 acres. Hopefully, this will

maintain some consistency so that folks know if the Land Use Plan says it 1 per 3 acres

then it will be 1 per 3 acres, whether you are in the city or the county.

She said the last open house for the plan was held on Tuesday, July 15, 2008, and there

was a very positive response from the public. The grand total based on our initial first

glance analysis is about 4,500 parcels that will have to be rezoned. We will be having a

public hearing and we did the ordinance amendment that says we have to notify
everybody, even if it is a mass rezoning. We will be sending out letters and doing the '/2

page ad in the newspaper, even though we are not required too, and also posting signs at

some of the intersections.

Mr. Shoemaker asked, when the mass rezoning is done if it will be done in sections at a

time or a114,500 at one time.

Ms. Morris said it will be all 4,500 parcels at one time and it will be advertised as the

implementation strategy for the plan.

Mr. Porter said the last mass rezoning, the people who came to us and claim they did not

understand what had happened and did not know it had been rezoned, most of those he
recalls had been up-zoned, the density had been increased and they were requesting it to

go back to a lower density. He said in this case we are not doing any up-zoning, it is all

down-zoning so we would be looking at a different set of problems or reasons people
would be upset.

Mr. Morris said that is correct. She said the only places where we are proposing a change
from anything that is residential to something that is strictly non-residential would be

only on the County owned properties; to go ahead and rezone them to OI (Office
Institutional), to get everything consistent with the Office Institutional government uses

the parks, the schools, the treatment plant). She said any of those types of things that are

6
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government facilities or schools that we need to get to OI (Office Institutional) we are

going to include in this because most of those areas were called out in the plan as

institutional and civic, that way they are zoned consistently.

She said one question we have been getting from people is how this will impact their
taxes. She spoke with Chris Farris, Real Property Manager, Cabarrus County Tax
Administrator Office, and he said when they send out the tax bills, they send it out based
on what it is on January 1St; so folks would not see any change this year but could next

year if it is down- zoned, since they look at it as highest and best use. He also said some

folks may see some relief in their taxes because they would not be able to get as many
units per acre as what they can have now, especially in this particular area.

Mr. Shoemaker said taxes would not necessarily go up; they might stay the same or go
down.

Mr. Ensley asked if Kannapolis and Concord both were signed on with the County.
Everything he has read has been that Concord agreed to this and the County has agreed to

this, what is Kannapolis's position was on this plan?

The Chair said his concern has always been that we did a massive rezoning and then
piece mill we end up dismantling the land use plan; every meeting we would have 1 or 2
that was part of the meeting. He asked what is going to make this one different from the
other that would keep us from doing that. He said if someone comes in and staffs
recommendation comes to us as part of our packet and says it is inconsistent with the
plan, he is not sure we have put a lot of stock in it being inconsistent to the plan. He
guesses it was a consideration; he never saw it as a major consideration that we took in.
He said to make this work; it appears to him it would have to be a major consideration as

part of the plan. Do we have to change the plan before we can change the zoning or if it
comes to the board and the recommendation is it is inconsistent, is that telling us

basically that we should not make the changes, whatever the request is until it becomes
consistent with what we are doing, which means we either change the plan or reject it one
or the other. He asked if that was the feeling of what we are trying to do here.

Ms. Morris said it is to some extent. She said the difference between this and the last
mass rezoning that was done is that those land use plans were already in place, some

were older. She said that is why you ended up having potentially some areas where it
called for residential but it actually got zoned to the OI (Office Institutional) as those
holding pattern type districts. In this case the zoning is going to be driven by the plan, so
it has flip flopped from how it happened the last time. She said the last time the plans
were already in place and then we went in and did the mass rezoning to get the down
zonings based on trying to keep growth in certain areas. This is a small portion of that,
further refining it and getting it more in line with what is actually happening today.

She said now that the Planning and Zoning Commission is required to do the consistency
statement, this plan will help you to justify rezonings. If it says that is what the density
can be then we tell you that is what the density can be and you use it to support the plan.
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On the flip side of that, if there is something you don't think needs to happen or if

someone comes to you and asks you for something that is not consistent with the plan,
you can deny it based on the fact that it is not consistent with the plan. She said that is

where you as a Board would need to decide.

She said as the plan starts getting older and things start changing, then it may make sense

to not follow the plan exactly. She said this is more of a guide for the board, to help you
make those decisions, another tool but not necessarily law. She said in Concord's case it

will be, only because of the agreement that we have with them based on the utilities

portion of it.

Ms. Morris said there were 9,000 letters that went out and we had over 100 people attend
each one of the night meetings. It was a tremendous turnout, the rooms were packed and

we had good discussions

Mr. Griffin said that may be good for those kinds of meetings, but that is not a

statistically significant sample.

Ms. Morris said it was a good turn out for us. She said with that type ofparticipation we

also got a lot of different opinions. The opinions that clearly came through were the folks

who wanted this area to remain residential. They were very upset about the proposed
roads and how those were going to impact them. They did not want the view sheds

destroyed along Highway 73, they liked driving out into the rural area; the same thing
with Highway 601. They were also pretty clear that they wanted to try to have the
commercial development concentrated around those nodes and have those centers instead
of having a shopping center or a strip mall every couple of miles down the road.

Ms. Morris said the City of Concord is agreeable to the plan. There was a meeting this

morning with some of the elected officials from Kannapolis and Cabarrus County. She

said Kannapolis does not feel that this plan necessarily reflects what their vision is for the
area. They think that we may need to go back and revisit the densities that are there as

well as how much commercial, and what would be permitted in the area near Lane Street.

She said we are probably looking at some changes to the map and along with those

changes will also come some changes to the text because if things change with the area,

we have to reflect that in the text as well.

Ms. Morris asked if there were any questions. She wants the Board to feel comfortable
with the plan because they will be the keepers of the plan.

The Chair said when it comes to the plan itself, how do we take municipalities and the

county and implement the plan for collective street connections, for utilities extension

policy and all those types of things. He asked if there is going to be a board or something
with representatives from everybody that gathers to recommend policies to everybody;
how will the plan be implemented?
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Ms. Morris said it will be implemented when the rezonings come in or when

development proposals come in; whether that is through a site plan review, a rezoning, or

a subdivision. She said the collector streets are only a component at the local level; we

have some discussion in there about collector streets. At this point the only plan that

everyone has adopted would be the MPO plan, the only new thoroughfares that are

shown on there is the Northwest Crestside Bypass/Eastside Bypass that is shown. As far
as the collector streets and utilities, we worked out the agreement with Concord and they
have said they will not go any further unless everybody agrees on it. She said our goal is
to go out to other communities (Harrisburg, Midland, Mt. Pleasant, and Locust) to try and
do similar processes with them and to also try to get similar agreements. She said maybe
not for the 15 years that Cabarrus and Concord agreed too, but maybe for 5 years or 10

years, whatever they can come to terms on, then that is how this would be implemented,
implemented through the planning processes as part of that collective plan.

The Chair knows that it is difficult to keep everybody on the same page and there would

have to be someone responsible for keeping them on the page. He was wondering who is

going to except the responsibility to see that happens.

Ms. Morris thinks that would fall back to the elected officials, being the ones who

adopted the plan and agreeing to the plan, knowing that the public input came from that

plan into that plan and is what the community wanted. She thinks the responsibility
comes there and at the staff level to try to make sure the plan is implemented as written.

Mr. Koch said there was the Inter-local Agreement that was adopted between City of
Concord and Cabarrus County on June 25, 2008; that came out of some prior litigation
that had to do with development rights and utility rights in this area. There was a lot of
concentration on trying to get those issues worked out between the County and Concord,
that was done, and both of those entities have agreed to adopt this plan and to implement
it as soon as possible. Specifically, the agreement provided that it would come to each of
the respective Planning and Zoning Boards for approval, and then go on to the elected
bodies and have all of that completed by August 2008. That was something that seemed
to be on track until this meeting with the folks from Kannapolis earlier today, when those
folks expressed some concerns about the proposed plan as it relates to the Kannapolis
area. As a result it appears that there is a good possibility that there is going to be some

changes to that part of the plan sometime in the near future. What has been seen and
described here tonight may not be the end result. The original idea was to hopefully
solicit your recommendation of approval tonight to be submitted to the Board of
Commissioners so that they could act on it in August and it would be complete from the

County perspective and the City of Concord was going to do the same thing. So, in view
of the events today, it has added this wrinkle to it and is obviously something that is not

going to be worked out immediately. That increases the number of options available to

the Board other than to consider it favorable tonight or not.

Mr. Koch presented the following options for the Board's consideration:
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1. Recommend to the Board of Commissioners to Table until details have been
worked out with Kannapolis.

2. Recommend to the Board of Commissioners that it be Approved as it has been

presented tonight.

3. Recommend to the Board of Commissioners that they Not Approve this plan for
what ever reasons the Planning and Zoning Commission deems appropriate.

4. Recommend Approval with changes that the Planning and Zoning Commission
decides it might like to see in the plan.

5. Recommend Approval to the Board of Commissioners with the understanding that
there will be some changes to the Kannapolis area portion of the plan to be
worked out between the two elected boards (Board of Commissioners and

Kannapolis City Council) and the Planning and Zoning Commission waiving any
further review.

The Chair asked if there was any reason to have it to the Board of Commissioners by
August, if we are assuming they probably will not approve it if changes are coming.

Mr. Koch said both the County and the City of Concord particularly have been pushing to

get this done. We had to get the agreement done before the end of June and that was

accomplished, but that agreement provides that Concord and the County would have
finalized this by August. If it is tabled tonight that will not be achieved. He said it will.
not constitute a breach of the agreement as such, the way it is written, but that is what
was contemplated and spelled out in the agreement.

Mr. Griffin said if Kannapolis and the County do not come to some agreement, and they
won't annex into that area which is there service area and maintain the density, then that

puts the whole thing in Kannapolis's hand. He said it seems logical to him for the

County, if they want to set this example, would reach some agreement with Kannapolis
and not try to shove this down their throat. Mr. Griffin said there are 2 reasonable choices
1 or #5.

Mr. Koch said he did not attend the meeting earlier today but what he understands from

talking with John Day and Susie Morris is that they want to work it out between them;
there is an inclination to do that, how soon that will occur is something that is unknown..

Mr. Griffin said if you look at the map and look at what is going on with the North
Carolina Research Campus that is prime territory, right across the interstate.

Mr. Porter said it is obvious that this is what the residents of the area want, what is on the

map. He asked why Kannapolis comes up at the last minute with changes, why did they
not get involved when the citizens could react to their comments.
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Ms. Morris said the only answer that she has to that is; we sent meeting notices and the

night that we had the joint meeting Kannapolis elected officials were involved in a budget
meeting. As far as participation, we had participation from Kannapolis's staff, we also

kept them informed of all the meetings and sent them the updated maps and everything.
She said when they went out to Concord they also went out to Kannapolis, unfortunately
she cannot answer the question past that.

Mr. Porter said it almost looks as though they waited until the public is satisfied with
what is going to happen and then they are not happy and wait and come in at the last
minute and change something.

Mr. Griffin said they do not have to sign an Interlocal-Agreement to agree to this, which
means they can do what ever they want to within the state law.

Ms. Morris said what we were looking for was for the Land Use Plan itself to be adopted.
She thinks the elected officials started talking about potentially a similar type of

agreement as the one with Concord, voluntarily, not as a result of a law suit. She said

initially it was to be a plan adopted by Cabarrus, Concord and Kannapolis; that was the

goal.

Mr. Haas said he was not at the meeting today and he does not think Kannapolis was

totally involved from the very beginnings of the plan that was put together. He said the
first time he saw the plan it was already on paper. He doesn't think planning was there in
the beginning, they began to come at a later time. He spoke with Richard Smith and he

may have been in an organizational meeting. He said the elected body has never had a

discussion on this plan and has never been presented to them per se to even take a look at.

He is not saying that it is the fault of the County or LandDesign or anybody else; it could
be someone in the City of Kannapolis who manages day to day operations and chose not

to do it. He doesn't know, but no one has ever seen the plans so it is kind of difficult for
them to present the input that the elected body would have if no one has ever asked them.

Ms. Nealon said she can only speak to the process to get to the plan, starting with the

beginning. The way we go about all of our processes is to make sure that we are not just
collecting information and collecting plans and surveying the study area. We always have
an initial phase activity called "stakeholder interviews". They are interviews with

anywhere from 3 to 5 people on a particular topic that pertains to the issues in the study
area. Much like all of our other processes, this process included those interviews of

people; included Kannapolis' staff to the extent that they wanted to be able to reflect any
of the view points of any body in Kannapolis. She said it started with that process, being
able to talk with representatives of different staff departments and hearing from them was

their first opportunity to deliver input as well as supplying any adopted plans they have in

Kannapolis. She said that was all input into the process, so a lot of our base information
that we went into the workshops with had within it the collection of input from that stage
of the process. We had heard from those folks and as Susie pointed out disseminated
information and they have always been on that list of information and invited to all the

meetings and their representatives were at the work shop while the plan alternatives A, B,
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and C were being developed. There was representation from Kannapolis at that point.
She said how vocal people choose to be during those meetings is really up to them, but
we designed the process so that people are present and informed. She said we always
insist on a stakeholders meeting because that is our one opportunity to be sure that we are

pulling information out of people before a plan gets drawn. It is an optional process if

people choose to participate, different degrees is really up to them. She said being able to

talk with them in the beginning of the process gave us some comfort that we were getting
some input from Kannapolis in the beginning.

Mr. Griffin said right now it is where it is.

Ms. Nealon said that is right. She wanted to shed a little light of what the process
involves, to give you some indication how all were participating.

Mr. Griffin said having grown up in Kannapolis they have always been kind of a weak

stepchild to Concord. To some degree there are still that kind of feelings between the
folks that live in Kannapolis and the folks that live in Concord. If he had been in the

process from the start he would have been darn sure that Kannapolis was roped in to this
hook line and sinker every step of the way and made a special effort to that.

Mr. Shoemaker asked how they arrived at the yellow line as far as utilities.

Ms. Morris said Kannapolis has an agreement with Concord as far as utility extensions
and that is the line that they have agreed upon with the City of Concord.

Mr. Shoemaker asked if that is recognized by those two localities as a line of
demarcation.

She said that is correct, as far as utilities being extended; but the annexation area and the

utility service boundary are different.

Mr. Griffin said most of the cities have agreements with the other cities as to how far they
can go and what services they will provide within those areas.

Mr. Ensley asked if it would be possible to approve this Land Use Plan up to the

Kannapolis Service area.

Mr. Koch supposes that you could, but it would be difficult because not only would the
map change, but it would also require changing the text. He thinks it would not be very
feasible to try and do that.

There being no further discussion, Mr. Griffin MOTIONED, SECONDED by Mr.

Fesperman to Recommend Approval to the Board of Commissioners with the

understanding that there will be some changes to the Kannapolis area portion of the plan
to be worked out between the two elected boards (Board of Commissioners and
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Kannapolis City Council) and the Planning and Zoning Commission waiving any further
review. The vote was unanimous.

Directors Report:

Ms. Morris said the NCZO Conference will be August 13-14, 2008, in Cherokee, NC, if
anyone is interested in attending. There will be one staff member attending and they will
be able to pick up any information as far as legislative changes or anything we may need
to change.

She said there is some proposed legislation going through the process about moratoria.
She said there is a proposed change that will amend how we do them. She said before,
you could just do a moratorium, then they said you have to tell us why you are doing it
and how much time you need. She said now apparently some one has decided that folks
are abusing that and have now gone in with some legislation that says you cannot have a

moratorium just because you want to change your ordinance. She said 99% of the time
that is why we enter into a moratorium so that we can make needed corrections or

changes to our ordinance. She will keep the Board posted on that.

Mr. Tommy Porter invited the board to attend the Annual Agricultural Celebration, July
29, 2008, at 5:30 on his farm. The keynote speaker will be NC Commissioner of

Agriculture, Mr. Steve Troxler.

There being no further discussion, Mr. Griffin MOTIONED, SECONDED by Mr.

Fesperman to Adjourn. The vote was unanimous. The meeting ended at 8:12 p.m.

13



Planning and Zoning Commission Minutes

July 17, 2008

APPROVED BY:

SU I ED BY:

Arlena B. Roberts

ATTEST BY:

Susie Morris

Planning and Zoning Manager

14

Roger Haas, Chairman


