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P.O. Box 2430 

  Indian Trail, North Carolina 28079 
 PLANNING AND NEIGHBORHOOD SERVICES DEPARTMENT 

 
Conditional Zoning Staff Report 
 
Case:  CZ 2013-005 
Reference Name  Bonterra Village Lot Addition 

Request  
Proposed Zoning  

Moderate to High Single-family Residential (SF-
5) and a Conditional Zoning-PED -1 Overlay 
District (PED-1 SUP2001-005-CZ) 

Proposed Uses Single-Family Residential and Subdivision 
Entryway 

Existing Site 
Characteristics 

Existing Zoning  Single-Family Residential-1  Single -family 
Existing Use Single-Family Residential  
Site Acreage  1.01 acres 

Applicant  John Ross, P. E. of Eagle Engineering 704 882-4222 
Submittal Date  June 7, 2013 
Location  4416 Faith Church Road, Indian Trail 
Tax Map Number(s)  07042045A  

Plan Consistency  Comprehensive 
Plan 

Designation  North Fork Village – Suburban 
Mix Village 

Consistent 
with Request Yes 

Recommendations & 
Comments Planning Staff Recommends approval of a Conditional Zoning 

District 
 
Project Summary 
This is a request to reclassify a 1.01 acre parcel from a low single-family residential zoning 
district (SF-1) to a moderate to high density single-family residential zoning district (SF-5) with 
a conditional zoning district - Pre-existing Development -1 Planned Unit Development (PED-
1/SF-5) SUP2001-005-CZ) Overlay.  The intent of this request is to expand the existing 
conditional zoning overlay associated with Bonterra Village onto this parcel in order to 
incorporate it within the development.  The subject property is located adjacent to the future 
entrance of Bonterra Village at Faith Church Road as approved in 2001 by the Indian Trail Town 
Council. 
 
  
Recommendation 
Staff is of the opinion the necessary findings can be made to support this Conditional Zoning 
request. 
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Analysis 
This request is to reclassify (rezone) the subject property’s zoning from a low density single-
family residential classification (SF-1) to a moderate to high single-family residential (SF-5) 
classification and apply the Pre-existing planned unit development zoning overlay associated 
with the Bonterra Village development (PED -1 SUP2001-005 CZ).  Although this request only 
involves the rezoning of a single- 1.01 acre parcel, the applicant is required to process this 
request through the Conditional Zoning process because the request is to extend the existing 
conditional zoning district, known as the Bonterra Village Planned Unit Development, onto the 
subject property. 
 
Background 
The subject property is located on Faith Church Road, is 1.01 acre in size, and consists of an 
existing unoccupied dilapidated house.  The subject property was annexed into the town on April 
10, 2001 and zoned as R-20 on June 12, 2001.  The location map below identifies the subject 
property and other planned developments in the area. 
 

 
 
Location Characteristics and Surrounding Zoning 
 
The subject property is located within an area that is characterized by residential use with 
varying densities within multiple municipalities. The map above illustrates that the subject 
property shares two property lines with the approved Bonterra Village planned unit development 
which was approved with an overall density of 3.1 dwelling units to the acre and varying lot 
sizes. Parcels located within the jurisdiction of Hemby Bridge, and the unincorporated areas of 
Union County, are rural in nature ranging in size from half acre lots to over 20 acres in size. 
Parcels located within Indian Trail are primarily located within planned subdivisions such as 
Bonterra or Bent Creek and are closer to quarter-acre size.  However there are other parcels 
located outside of planned developments, and in our jurisdiction, that are 20+ acres in size.  The 
following map represents the jurisdictional location of the subject property. 

Bent Creek 
Planned 

Development 
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Zoning varies from planned medium to high density residential developments to RA-40 which 
represents low density residential and compatible agribusiness uses.   
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Concept Plan  
 
As previously stated, this request is to reclassify the subject property’s zoning to allow for its 
incorporation into the Bonterra Village development (PED -1 SUP2001-005 CZ) as approved by 
the Indian Trail Town Council.  The exhibit below shows the subject property is proposed to be 
incorporated at the development’s Faith Church Road entrance area.  The majority of this 
property will be used as an open space area which will serve as trail access, open space, and 
entry feature area of Bonterra Village.  The remaining portion of the parcel will be incorporated 
within the planned entrance road and part of a residential lot.  The entrance road into the 
development will be shifted from its original alignment onto a portion of the subject property, 
(towards the curve on Faith Church Road), to help address an existing sight distance issue 
associated with original road alignment at Faith Church Road.  The design details for the access 
road, subdivision entry area, and improvements on Faith Church Road will be submitted with the 
site review plans for phase 5 and 6 of Bonterra Village.  All development features must be 
consistent with the theme and style of Bonterra Village as approved by the Town Council in 
Special Use Permit 2001-005. 
 
 

      
 
 
 

Open space 

Roadway 

Residential 

Parcel Use Exhibit 
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Community Meetings 
 
The applicant held two community meetings as required by UDO Section 330.020.  The purpose 
of the meetings is to solicit comments and concerns from surrounding property owners. Notices 
for the community meetings consisted of advertising in the newspaper, sending first class mailed 
notices to the owners of surrounding properties and Homeowners Associations within 500 feet of 
the project site. The first community meeting was held at the Indian Trail Civic Building on July 
2nd, 2013 from 5:00 p.m. to 7:00 p.m. The second community meeting was held on July 9, 2013 
at the Bonterra Clubhouse from 10:00 a.m. to noon. The following will provide a brief summary 
of the Town required community meetings. 
  
 July 2nd Meeting: This meeting was attended by 5-members of the public, the applicant’s 

team, and staff. General questions were raised about: 
o Bonterra Village as a whole including the number of lots within the development, 

open space, trail type, lot sizes, and timing of anticipated construction of the Faith 
Church Road entrance. 

o The alignment of the development’s access road as it relates to a home, located across 
from entrance, and possible headlights shining into their home.  It was determined the 
driveway alignment will be located north of their home. 

o Faith Church roadway improvements and concerns regarding a potential sight-
distance issue with the original access road alignment. A draft Traffic Impact Study 
has been prepared showing requirements for turn lanes at the development’s entrance 
and due to the inclusion of the subject property, the access road is proposed to be 
shifted. 

o For complete minutes (questions and answers) see attachment 2- of the report. 
 

 July 9th Meeting: There were no attendees other than the applicant’s team and town staff. 
 
Since the community meetings, the applicant has prepared an exhibit of the planned Faith 
Church Road entrance as it relates to the property across the street.   Please see attachment 3- of 
this report.   The applicant has also completed the final traffic study prepared by DRMP which is 
under review by NCDOT.  This final document recommends improvements at the access road 
location (turn-lanes) and turn-lane improvements at the intersection of Indian Trail Fairview 
Road and Faith Church Road.    
 
Comprehensive Plan  
 
The Indian Trail Comprehensive Plan organizes the Town into a series of interconnected villages 
which not only helps create a well managed growth and community development pattern, but 
also provides meaningful identify for Indian Trail residents. The subject property is located 
within North Fork Suburban Mix Village of the Comprehensive Plan.  This Village is intended to 
consist of land uses that promote a neighborhood setting with single-family detached houses as 
its primary development type however other types of housing types are also supported within the 
village.  Commercial uses within a village are also intended to be located within the village 
center to help meet the daily needs of village resident.  The map on the following page delineates 
the North Fork village and adjacent villages. 
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The table below identifies the mix of uses planned as well as the current base of uses within the 
North Fork Suburban Mix Village.  The proposal will remove the 1.01-acre lot out of the low 
density category and place it into the medium density category resulting in a minimal effect to 
the current land use base.  

 
Suburban Mix Village Land Uses 

Corridor Land Use Sq. Feet Acres Current Base Percent 
Base 

Flex 

North Fork Low Density Res.   114.27 21.45% 7% + 2 
*Med. Density Res. 8,616,387.31 197.81 37.13% 60% 5 
High Density Res. 3,063,691.84 70.33 13.20% 8% +/- 2 
Multi-Family Res.       3% +/- 1 
Parks/Open Space/Agriculture/Forest 1,213,422.58 27.86 5.23% 6%   

Institutional       7% + 2 
Retail       2%   
Office       2%   

Boulevards/Thoroughfares 1,246,011.26 28.60 5.37% 5%   
TND 4,090,798.67 93.91 17.63%     

Total:                                                                                                                                                         78.55%                 100% 
  Sq. Feet Acres             
Total Town: 
Total Village: 

12,893,501.72 
23,207,665.57 

295.99 
532.78 
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Draft Conditions 
 
Conditions of approval have been developed in order to ensure the proposed rezoning is 
consistent with the Comprehensive Plan and the existing Conditional Zoning for the Bonterra 
Village Planned Unit Development.  The applicant has agreed to comply with the conditions 
noted below. 
 
1. The development of this property shall be in compliance with the theme and conditions of the 

approved Planned Unit Development known as Bonterra Village approved by the Town as 
Special Use Permit 2001-005 recorded at the Union County Register of Deeds BK 1866 PG 
350-353. 

2.  The Bonterra Village Faith Church Road entrance area shall be designed and submitted for 
approval at the site plan review stage of phase 5 or 6 whichever comes first. 

 
3. The developer or responsible party shall construct recommended roadway improvements as 

identified in the Traffic Impact Study prepared by DRMP dated June 2013 upon approval of 
NCDOT.  Said improvements shall be installed at the time the Faith Church Road entrance 
into the development is constructed for use. 

 
4. The applicant or responsible party shall obtain all permits required for development with the 

Town and outside agencies in compliance with applicable regulations. 
 

5. The final approval document (if approved by Town Council), shall be recorded at the Union 
County Register of Deeds. 

 
6. The Town Council may act to revoke the conditional zoning district designation if the 

applicant fails to meet the terms of the district. 
 

Comments from Outside Agencies 
 North Carolina Department of Transportation (NCDOT): NCDOT is reviewing the Traffic 

Impact Study. 
 Union County Public Works (UCPW): No Comment. 
 Union County Public Schools (UCPS): No comments received at the time of report 

preparation. 
 Union County Fire Marshall (UCFM): The plans will be routed to UCFM Office during the 

site plan review stage of the development. 
 
Action Required 
The Planning Board must adopt a statement of consistency and reasonableness prior to making a 
motion for recommendation.  The finding must be made that the proposed amendment is both 
reasonable and consistent with the Comprehensive Plan. Staff is of the opinion the goals of the 
Comprehensive Plan are satisfied as follows: 
 
Staff is of the opinion that the proposal is consistent with the following goals of the 
Comprehensive Plan: 
 

• Goal 1.3.1 Quality of Life: This proposal supports this goal of providing a diverse range 
of housing options at varying densities; and 
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• Goal 1.3.2 Land Use: The property is proposed to be incorporated within Bonterra 
Village, a planned unit development, and will be subject to all conditions of the approved 
development alleviating the potential for land use conflicts.  Additionally, its inclusion 
into the village will enhance the Faith Church Road entrance area by reducing an 
existing sight distance issue for the existing development. 
 
The request for this conditional zoning district (PED-1/SF-5 – SUP2001-005-CZ) is a 
reasonable request and is in the public interest because supports the goal of the adopted 
Comprehensive Plan and includes elements that benefit the general public in the area 
transportation infrastructure investment and housing type choice. 

 
Recommendation 
Staff is of the opinion that the findings can be made to support a conditional zoning district for 
the subject property. The proposed conditional rezone is consistent with the Town’s 
Comprehensive Plan. 
 
Attachment 1 – Application w/Aerial of Site 
Attachment 2 – Community Meeting Minutes  
Attachment 3 – Entrance Exhibit  
Attachment 4 – Conceptual Site Plan 
Attachment 5 – Draft Ordinance 
 
 
Staff Contact 
Shelley DeHart, AICP 
704 821-5401 
srd@planning.indiantrail.org  
  

mailto:srd@planning.indiantrail.org
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PB Attachment 1- Application & Aerial Map 
  



10 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

PB Attachment 2 -Community Meeting Minutes 
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Attachment 3- Entrance Exhibit  
  



12 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment 4- Conceptual Site Plan  
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PB Attachment 5 – Draft Ordinance  
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STATE OF NORTH CAROLINA ) 

        )  ORDINANCE # DRAFT 
TOWN OF INDIAN TRAIL           ) 
 

 
AN ORDINANCE AMENDING THE OFFICIAL ZONING MAP OF THE TOWN 
OF INDIAN TRAIL REZONING PARCEL 07-042-045A FROM SF-1 SINGLE 
FAMILY TO CZ-PED-1/SF-5 SINGLE FAMILY FOR APPROVED SUP 2001-005 
(CONDITIONAL ZONING PRE-EXISTING DEVELOPMENT- FOR 
BONTERRA VILLAGE DISTRICT) IN THE TOWN OF INDIAN TRAIL,  
UNION COUNTY, NORTH CAROLINA 

    WHEREAS, the applicant John Ross of Eagle Engineering on behalf of the property 
owners Walton North Carolina, LLC petitioned to rezone tax parcel 07-042-045A (4416 Faith 
Church Road)  from SF-1 Single Family classification to a Conditional Zoning District of PED-1 
Overlay and SF-5 Single Family for the purpose of including the 1.01 acre parcel into the 
Planned Unit Development Bonterra Village; and 

WHEREAS, this Conditional Zoning Amendment (CZ2013-005) was duly noticed in 
compliance with North Carolina General Statutes; and 

WHEREAS, two community meetings were held on July 2nd & 9th, 2013; and 

  WHEREAS, a public meeting was held by the Planning Board on July 16, 2013 to consider 
this conditional zoning request; and 

    WHEREAS, the Planning Board after hearing the case and public comments found the 
proposed map amendment is consistent with the following goals of the Comprehensive Plan: 

• Goal 1.3.1 Quality of Life: This proposal supports this goal of providing a diverse range 
of housing options at varying densities; and 

 
• Goal 1.3.2 Land Use: The property is proposed to be incorporated within Bonterra 

Village, a planned unit development, and will be subject to all conditions of the approved 
development alleviating the potential for land use conflicts.  Additionally, its inclusion 
into the village will enhance the Faith Church Road entrance area by reducing an existing 
sight distance issue for the existing development. 
 

      WHEREAS, the request for this conditional zoning district (PED-1/SF-5 – SUP2001-005-CZ) 
is a reasonable request and is in the public interest because it supports the goals of the adopted 
Comprehensive Plan and includes elements that benefit the general public in the area 
transportation infrastructure investment and housing type choice. 
 

WHEREAS, after making the draft findings the Planning Board       the motion to transmit a 
recommendation to       as conditioned to the Town Council; and 
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WHEREAS, the Town Council held a public hearing on       to consider said request and 
recommendation of approval from the Planning Board; and 

WHEREAS, the Town Council concurred with the Planning Board’s consistency findings 
and hereby endorses said findings; and 

NOW, THEREFORE, IT SHALL BE ORDAINED by the Town Council of the Town of 
Indian Trail, North Carolina hereby takes the following action: 

Section 1 – Approves CZ 2013-005 Conditional Zoning Petition thereby granting the Zoning 
Map amendment to establish Conditional Zoning District of PED-1 Overlay and SF-5 Single 
Family for the purpose of including the 1.01 acre parcel into the Planned Unit Development 
Bonterra Village a subject to the following conditions: 

1. The development of this property shall be in compliance with the theme and conditions of the 
approved Planned Unit Development known as Bonterra Village approved by the Town as 
Special Use Permit 2001-005 recorded at the Union County Register of Deeds BK 1866 PG 
350-353. 

2.  The Bonterra Village Faith Church Road entrance area shall be designed and submitted for 
approval at the site plan review stage of phase 5 or 6 whichever comes first. 

 
3. The developer or responsible party shall construct recommended roadway improvements as 

identified in the Traffic Impact Study prepared by DRMP dated June 2013 upon approval of 
NCDOT.  Said improvements shall be installed at the time the Faith Church Road entrance 
into the development is constructed for use. 

 
4. The applicant or responsible party shall obtain all permits required for development with the 

Town and outside agencies in compliance with applicable regulations. 
 

5. The final approval document (if approved by Town Council), shall be recorded at the Union 
County Register of Deeds. 

 
6. The Town Council may act to revoke the conditional zoning district designation if the 

applicant fails to meet the terms of the district. 
 

Section 2 – This ordinance shall be effective immediately upon adoption. 
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AND IT IS SO ORDAINED this         day of August, 2013. 

 
 

TOWN OF INDIAN TRAIL COUNCIL 
Attest: 
 
             
        Michael Alvarez, Mayor 
 Peggy Piontek, Town Clerk         
 
 
 
 
APPROVED AS TO FORM: 
 
 
 
 
TOWN ATTORNEY 
 

 


