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    Map Amendment Request Z 06-16  
  

MEMORANDUM 

TO:  Chairman Jones and Planning Board Members 

FROM: Ed Muire, Planning Director 

RE: Amendment of Watershed Overlay [WSO] Boundary for Coddle Creek Watershed 

DATE:  May 10, 2016 

 

REQUEST 

 Map Amendment Z 06-16: Jon Finger, representing his brother David Finger, requests the 

watershed overlay boundary for Coddle Creek be modified to remove Tax Parcel 249B-294 

from the water supply watershed requirements; application is included as Attachment 1. 

NOTE: Planning Staff recommends this map amendment request consider including the 

entirety of these additional parcels on Tax Map 249B: 295/296/297/298 and portions of 

parcels 216/391/286/299/274.   

 

BACKGROUND  

General Information: Prior to the enactment of North Carolina’s Surface Water Supply Watershed 

Rules that became effective for counties in 1994, watershed rules applied exclusively to the 

establishment of a minimum lot size for ground absorption sewage collection systems (i.e. septic 

systems).  In this particular case, the Coddle Creek standards for septic systems became effective 

September 1, 1987 and mandated all septic systems permitted after that date have a minimum lot area 

of 40,000 square feet. In Rowan County, this rule was generally enforced by the Environmental 

Health Division of the Rowan County Health Department. 

 

The surface water supply watershed standards effective for NC counties in 1994 created a five tiered 

classification for watersheds (WS-I thru WS-V) and applied minimum lot size standards to residential 

development and impervious cover limitations to non-residential development. The regulatory 

standards for the respective watershed classifications were based upon the level of existing 

development within the watershed basin.  Within Rowan County, there are ten (10) watersheds in 

three (3) different classifications comprising 152,021 acres or 237.5 square miles.  Relative to this 

particular request, the Coddle Creek watershed was classified a WS-II which had a minimum 

residential lot size of 40,000 square feet and an impervious cover limitation of twelve percent (12%).  

Rowan County Planning and Development administers this program.  In some instances, the 

watershed areas enforced by Environmental Health and the Planning Department overlapped and 

depending on classification, the stricter rules applied for development. 

 

The Regulatory Reform Act of 2013 (HB 74 / SL 2013-413) enacted a variety of statutory changes, 

one of which eliminated the ground absorption rules contained in 15A NCAC 18C.1211 enforced by 

 



Z 06-16 Request 

May 23, 2016 Courtesy Hearing 2 

 

the County’s Environmental Health Division.  As such, administration of all watershed standards is 

now managed by Planning and Development. 

 

The boundaries of all surface water supply watershed areas within Rowan County were based on 

Public Water Supply Watershed quadrangle overlays prepared by the North Carolina Center for 

Geographic Analysis (CGIA) and then transferred to county tax maps.  Where watershed boundaries 

closely followed roadways, the boundary was “snapped” to follow the roadway for administrative 

purposes. Elimination of the ground absorption rules now allows for the County to determine when 

appropriate to utilize the topographic boundary of a watershed area as opposed to acquiring a 

“variance” from NC Division of Environmental Quality (DEQ), formerly NCDENR.  In this case, 

Staff has proposed a boundary modification for the Coddle Creek Watershed Overlay based on the 

actual watershed contour that removes the Finger parcel and all or portions of several others south 

along S. Enochville Avenue (attachment 2) and received concurrence from DEQ that it is acceptable 

(attachment 3). 

 

  

ZONING CRITERIA [ref. Section 21-362(i)] 

I. Relationship and Conformity with any Adopted Plans or Policies 

Land Use Plan for Areas West of I-85:  The site is located in Area 2 and removal of the watershed 

overlay (WSO) for these parcels does not negate the general recommendations for the area noted 

below.  Removal of the WSO does remove the 40,000 square foot minimum lot size requirement for 

single-family residential and the twelve percent (12%) impervious cover limitations for non-

residential tracts.   

 
□ Encourage medium density residential development in this area  

o Encourage mixed use development throughout this area  

Include commercial components with residential development to serve proposed and 
surrounding neighborhoods  

Encourage connectivity through open space networks with surrounding development to 
promote walking and biking, without mandating them over private property  

o Traditional and conservation subdivisions should be encouraged in this area  

o Maintain minimum lot size standards currently in effect  

o Encourage compatible land development patterns through performance-based standards when 

residential lots may be proposed adjacent to the following uses:  

 Voluntary Agricultural Districts  

 Existing or proposed Industrial  

 Existing or proposed Commercial  

 The TRC should study the potential impacts from noise, dust or odor before a final 
recommendation is made  

 
II. Consistency with this Article and Requested Zoning District  

Purpose and Intent: The purpose of the WSO is to provide for the protection of public water supplies 

as required by the Watershed Classification and Protection Act (NCGS 143-214.5) through rules 

regulating new development and expansions to existing development based on watershed 

classifications.  In this case, the WSO adds an additional layer of development standards to the Rural 

Agricultural (RA) zoning district.  Removal of the WSO, entirely or in part, for the affected parcels 

does not negate subdivision or zoning standards for the RA district.  
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History:   PCUR 02-13 was a parallel conditional use rezoning request for TP: 249B-294 to 

accommodate a general merchandise retail business.  Based on a variety of neighborhood concerns 

about the proposed project, the Planning Board unanimously recommended denial of the project and 

the applicant subsequently withdrew the request from consideration by the Commission.   

    

III. Compatibility of all uses within the Proposed Zoning District Classification with other 

Property and Conditions in the Vicinity 

Proposed District: As noted herein, modification of the Coddle Creek WSO does not remove or add 

any uses per se, rather it removes the minimum 40,000 square foot lot size standards and 12% 

impervious cover limitations and now reverts to the RA standards for lot size.  

  

Vicinity Conditions: The proposed WSO modification area contains the entirety of five parcels (Tax 

Map 249B Parcels 294/295/296/297/298) and portions of five parcels (Tax Map 249B Parcels 

216/391/286/299/274).  All the aforementioned tracts have single-family residential uses, with 

exception of TP: 249B-294 which is currently a vacant and wooded 1.4 acre tract.  

 

IV. Potential Impacts on Facilities such as Roads, Utilities, Schools 

Roads:  Enochville Avenue is designated as a minor thoroughfare and the Cabarrus-Rowan 

Metropolitan Planning Organization’s (CRMPO) Comprehensive Transportation Plan (CTP) suggests 

the current design capacity at 11,800 vehicles per day. 2014 NCDOT traffic counts indicate 6,600 

vehicles per day adjacent to the site.  Future improvement for the S. Enochville Avenue road segment 

propose an upgrade in width to the current 2 lane road and including a center turn lane within an 

observe eighty foot right-of-way.  Design capacity based on this improvement would increase to 

13,100 vehicles per day.    

Utilities: Current future development is reliant on groundwater wells and septic systems.  

Schools: Given all affected parcels are developed, with exception of TP: 249B-294, its potential 

division of into two (2) tracts would have an insignificant impact on schools. 

 

PROCEDURES 

Given the boundary of the Coddle Creek WSO is being modified and not eliminated in its entirety, 

Staff opinion is that no statement of reasonableness is required.  However, a statement of consistency 

providing a recommendation to the Commission to approve or deny Z 06-16 is necessary [worksheet 

attached] and should reflect the relationship between the request and any of the zoning criteria 

addressed herein.  

 

STAFF RECOMMENDATION 

Approve Z 06-16 request to modify the Coddle Creek WSO by eliminating parcels 

294/295/296/297/298 and portions of parcels 216/391/286/299/274 on Tax Map 249B.   
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