
1 
 

           
 

P.O. Box 2430 
  Indian Trail, North Carolina 28079 

PLANNING AND NEIGHBORHOOD SERVICES DEPARTMENT 
 

Zoning Staff Report 
Case:  ZT 2015-002 Utilities 
Reference Name Amendment of UDO Chapters 520 and 1610 
Applicant Town of Indian Trail 
Submittal Date May 1, 2015 
Location Town-wide 
Tax Map Number N/A 

 
Plan Consistency 

Town of 
Indian Trail 
Comprehensive Plan 

 

Consistent With Goals of the Adopted 
Comprehensive Plan 

 
Recommendations & 
Comments 

 
Planning Staff 

 

Recommends Approval of Proposed Text 
Amendment. 

 
Project 
Summary 
This is a request to amend Chapters 520 a n d  1 6 1 0  of the Unified Development Ordinance 
(UDO) to permit Minor and Major Utility uses with the Business and Commercial Use Table. 
Utility uses were mistakenly not addressed in this use table when the UDO was adopted in 2008.  The 
amendment also includes minor housekeeping modifications to the Minor and Major Utility use 
definitions to help clarify what utility improvements would be considered minor or major. 

 
Staff Recommendation- Staff recommends based on the guidance of the adopted plans that the text 
amendment be supported by recommending its approval to the Town Council 

 
Analysis/Overview 
This request is initiated by Town staff to enable the construction and maintenance of minor and 
major utility improvements within appropriate Business and Commercial Districts. Examples of 
utility improvements addressed by this use type include sewer pump stations, water tanks/towers, 
reservoirs, electric substations, gas transmission facilities, stormwater facilities, etc.  These utility 
improvements represent the critical infrastructure that helps create a safe environment for residents to 
live and for entrepreneurs to make investments within. A s  p r e v i o u s l y  n o t e d ,  t h e s e  utility 
uses were mistakenly not addressed in the Business and Commercial use table when the UDO was 
adopted in 2008.  

 

Based on staff’s findings, we offer the following modifications for the Board’s consideration. For ease 
of reference, proposed changes are referenced in red/underlined font. The formal definition of Minor 
and Major Utilities as well as representative pictures can be found in the General Housekeeping section 
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of the report below. 
 
UDO CHAPTER 520 BUSINESS AND COMMERCIAL ZONING DISTRICTS USE TABLE 

Use Table and Standards 

USE GROUP  Business and Commercial Districts Use Standard 
Use Category CBD NBD GBD RBD O-

VCD 
O-
DD 

 

Specific Use Type        

Utilities, Minor 
  

P P P P P P  

Utilities. Major 
  

   S S S    See Note at Bottom of Table 

1. Any existing, Major Utilities legally established in the CBD and/or O-VCD and O-DD districts prior to the date of 
this ordinance shall be considered permitted uses. 

 
 
Minor utility uses are proposed to be permitted outright (subject to plan approval, etc.) in all 
commercial zoning districts. This is consistent with their treatment in the Residential, Industrial, and 
Institutional use tables. Major Utilities are permitted through a Special Use Permit in all of the 
underlying commercial districts with the exception of the Central Business District (CBD), which forms 
most of Downtown Indian Trail’s Main Street area and would be inappropriate due to their scale and 
potential for impacts. These uses are also not proposed to be permitted in the Downtown and Village 
Center Overlays due to potential issues associated with their scale and potential for impacts. It is 
recognized there are existing major utility uses within one of the overlay districts. A provision has been 
included to treat any existing improvements in these areas as permitted uses to enable their continued 
use, maintenance, and repair. 

 
GENERAL HOUSEKEEPING 
As part of this UDO amendment staff is recommending some minor modifications to the definitions of 
Minor and Major Utility improvements. This intent is to clarify what improvements would be 
considered minor versus major. The follow will identify the proposed housekeeping changes in red and 
underlined font. 

 
UDO Section 1610.080(J) Definitions 

Utilities and Services  

1. Minor, Basic 
Infrastructure services that need to be located in area where the service is provided. Minor utilities 
and services generally do not have regular employees at the site and typically have few if any impacts 
on surrounding areas. Typical uses include water and sewer pump stations; small/minor water towers 
and reservoirs; small/minor electrical substations; water conveyance systems; stormwater facilities 
and conveyance systems; telephone switching equipment and emergency communication broadcast 
facilities. 
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2. Major 
Infrastructure services that typically have substantial land-use impacts on surrounding areas and/or 
serve a larger regional or town-wide area. Typical uses include, but are not limited, to water and 
waste water treatment facilities, and major water storage facilities and/or elevated tanks, and major 
electrical substations.  

 
 

 
 
Required Consistency Findings 
The Planning Board is required to make two consistency findings, one for consistency with Town 
adopted plans and another regarding the benefit of the public. Staff is of the opinion the following 
findings can be made: 

 
1.   The proposed UDO amendment is consistent with the following goals of the Comprehensive 

Plan: 
 Infrastructure Goal #1: Because it will enable the development and expansion of 

critical utilities with the Business and Commercial Districts to serve Indian Trail and 
western Union County; and 

 Economic Development #1 and 3: Because it will enable infrastructure investment in the 
commercial areas of Indian Trail that will help foster economic development initiatives 
that ensure a more balanced tax base within our community. 

2.  This UDO ordinance amendment is in the best interest of the public because it helps further 
develop critical infrastructure within the Indian Trail community to help ensure a safe 
environment to live and conduct business within. 

 
Staff recommends that the Planning Board make the required consistency findings and recommend 
adoption of this UDO Text Amendment ZT2015-002 as presented. 

Minor Utility Example: Sewer Pump Station 

Major Utility Example: Electrical Substation 
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Staff Contact 
Rox Burhans,   
704-821-5401 
 rburhans@planning.indiantrail.org 

 
 Attachment 1: Draft Ordinance

mailto:rburhans@planning.indiantrail.org
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ATTACHMENT ONE 
Draft Ordinance 



6  

 STATE OF NORTH CAROLINA ) 

) ORDINANCE # 
TOWN OF INDIAN TRAIL ) 

 
 
 

AN ORDINANCE AMENDING CHAPTERS 520, BUSINESS AND 
COMMERCIAL ZONING DISTRICTS AND 1610 USE GROUP AND 

CATEGORIES, OF THE INDIAN TRAIL UNIFIED DEVELOPMENT 
ORDINANCE (UDO) RELATED TO SPORTING GOOD RETAIL STORE 

OPERATIONS WITHIN THE OVERLAY DISTRICTS 
IN INDIAN TRAIL, NORTH CAROLINA 

 
WHEREAS, the Town is the applicant for ZT 2015-002 requesting to amend Chapter 520 

Business and Commercial Zoning Districts and Chapter 1610 Use Group and Categories, to permit 
minor and major utility uses within select business and commercial zoning districts; and general 
housekeeping modifications with the Use Group and Categories definitions to clarify the meaning of 
minor and major utilities (UDO); and 

 
WHEREAS, this Zoning Amendment (ZT 2015-002) was duly noticed in compliance with 

North Carolina General Statutes; and 
 

 
WHEREAS, the amendment was heard by Planning Board on May 19, 2015 in a public 

meeting; and 
 

WHEREAS, the Planning Board after hearing the amendment and deliberations made (or did 
not make) the following findings and recommended approval to the Town Council: 

 
1.   The proposed UDO amendment is consistent with the following goals: 

 
• Infrastructure Goal #1: Because it will enable the development and expansion of 

critical utilities with the Business and Commercial Districts to serve Indian Trail and 
western Union County; and 

 Economic Development #1 and 3: Because it will enable infrastructure investment in the 
commercial areas of Indian Trail that will help foster economic development initiatives 
that ensure a more balanced tax base within our community. 

 
2.  This UDO ordinance amendment is in the best interest of the public because it helps further 

develop critical infrastructure within the Indian Trail community to help ensure a safe 
environment to live and conduct business within. 

 
WHEREAS, the Town Council received the Planning Board transmittal for a recommendation 

XXXXX in the required public hearing held on June 19, 2015, and after receiving the transmittal, 
public comment, and deliberation,  XXXX with the required findings and amendment 
recommendation as transmitted by the Planning Board. 
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NOW THEREFORE, BY THE TOWN COUNCIL OF THE TOWN OF INDIAN TRAIL, NORTH 
CAROLINA HEREBY TAKES THE FOLLOWING ACTION: 

 

 
 

Section 1 – UDO CHAPTER 520 and UDO Chapter 1610 is hereby XXXX as shown in Exhibit A of this 
Ordinance; 

 
Section 2- This ordinance shall be effective immediately upon adoption. 

 
SO ORDAINED THIS 9TH DAY OF JUNE, 2015. 

THE TOWN COUNCIL OF INDIAN TRAIL 

 
By  

 
Honorable Michael L. Alvarez, Mayor 

 
 
 
Attest: 

 
 
 ________________________________________ 
 
 Kelly Weston, Interim Town Clerk 
 
 
 
 
APPROVED AS TO FORM: 

 
 
 
 
TOWN ATTORNEY 
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EXHIBIT A  
 

UDO Section 520.020G 

Use Table and Standards 

USE GROUP  Business and Commercial Districts Use Standard 
Use Category CBD NBD GBD RBD O-

VCD 
O-
DD 

 

Specific Use Type        

Utilities, Minor 
  

P P P P P P  

Utilities. Major 
  

   S S S     See Note at Bottom of Table 

1. Any existing, Major Utilities legally established in the CBD and/or O-VCD and O-DD districts prior to the date  
of this ordinance shall be considered permitted uses. 

 

UDO Section 1610.080(J) 

Utilities and Services  

3. Minor, Basic 
Infrastructure services that need to be located in area where the service is provided. Minor utilities 
and services generally do not have regular employees at the site and typically have few if any 
impacts on surrounding areas. Typical uses include water and sewer pump stations; small/minor 
water towers and reservoirs; small/minor electrical substations; water conveyance systems; 
stormwater facilities and conveyance systems; telephone switching equipment and emergency 
communication broadcast facilities. 

4. Major 
Infrastructure services that typically have substantial land-use impacts on surrounding areas and/or 
serve a larger regional or town-wide area. Typical uses include, but are not limited, to water and 
waste water treatment facilities, and major water storage facilities and/or elevated tanks, and major 
electrical substations.  
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