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DEPARTMENT OF PLANNING & DEVELOPMENT
JANUARY 15, 2019
STAFF CONTACT: Ed Muire, Planning Director

REQUEST SUMMARY CONFORMITY WITH ADOPTED PLANS / POLICIES

Located in Area 1 of Western Area Land Use Plan

Application is included as Attachment 1 Commercial Recommendations

PARCEL INFORMATION
220 - 055 [3.04 acres]
220 - 034 [3.82 acres]

6.86 acres TOTAL

LOCATION
2355 Brown Road, China Grove, NC

PROPERTY OWNERS Excerpt of Future Land Use Concepts Map
Melissa Marie Allred & 
Cherylann Weaver

APPLICANT
Corrie Connolly, DVM

EXISTING IMPROVEMENTS
Residential related 8240 sq ft

Agriculture related 14,815 sq ft

Other 1600 sq ft

     TOTAL 24,655 sq ft

CONSISTENCY WITH THE DISTRICT'S  PURPOSE AND INTENT
Purpose

Intent

Home based businesses that are lcoated on same parcel 
as the residence

REZONING PETITION:  Z 01-19

Rezone from Rural Agricultural [RA] to 
Commercial, Business, Industrial [CBI]

This zone allows for a wide range of commercial, business and light industrial activities which 
provide goods and services.  This district is typically for more densely developed suburban 
areas, major transportation corridors, and major cross-roads communities.  However this 
district may also exist or be created in an area other than listed in this subsection if the 
existing or proposed development is compatible with the surrounding area and the overall 
public good is served.

The application seeks to create a district to allow for a Veterinary Clinic & Offices providing 
service for large and small animals; future overnight boarding and mercantile store

Rural Businesses are encouraged on major / minor 
thoroughfares other than NC / US Highways

Neighborhood Business (NB) district is considered 
appropriate for locating new businesses

SITE 
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MAJOR GROUP

Most Permitted
Textile Mill Products
Lumber Products
Paper & Allied Products

Petroleum Products
Stone, Glass, Concrete, etc. Some Permitted

Most Permitted

Permitted

Source Section 113 of Rowan County Zoning Ordinance / Shane Stewart, Assistant Planning Director
Key Permitted: 75% - 100% Most Permitted:   50% - 74% Many Permitted:  25% - 49%

North Vacant, agricultural land East Vacant, agricultural land
South Resdential dwellings along Brown Rd West Vacant, agricultural land

Chemical & Allied Products

Residential

Retail Trade
Wholesale Trade

Transportation, Communication, 
Electric / Gas and Sanitary 
Services

Manufacturing

VICINITY CONDITIONS

NOTE: Present Use tracts 
depcited in green

Construction

Permitted
Misc. Amusement & Recreation Permitted

Most Permitted

Many Permitted

Most Permitted w/ SR
Permitted w/ SR Permitted

Public Administration

Permitted w/ SR
Most Permitted w/ SR

Permitted w/ SR

Finance, Insurance and Real Est
Services

COMPATIBILITY OF USES

INDUSTRY GROUP CBI
Permitted
RA

Permitted

Permitted

Permitted

Most Permitted w/ SR

Some Permitted w/ SR

The table below is generalized grouping of land use categries comparing land uses "allowed" in the Rural 
Agircultural (RA) district versus the Commercial, Business, Industrial (CBI) district.  As a reminder, uses 
permitted as SR in the RA district require the owner to live on the property, limit the building size to 10% of 
gross acreage of the lot and have 35' of state road frontage.  The CBI district does not have the 
aforementioned stipulation.

Permitted w/ SR
Permitted

SITE 
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Current Zoning Districts in vicinity of the request are predominantly RA and Rural Residential (RR).

Millbridge Road (SR# 1350) Brown Road (SR# 1211)
Recognized as a Major Thoroughfare Recognized as a Minor Thoroughfare
Speed Limit is 55 MPH Speed Limit is 45 MPH
Assumed Right-of-Way is 60' Assumed Right-of-Way is 60 feet
14,600 Vehicles Per Day (VPD) capacity 14,100 Vehicles Per Day (VPD) capacity

POTENTIAL IMPACTS ON ROADS

VICINITY CONDITIONS

**Annual Average Daily Traffic (AADT) counts on the map below provided by NCDOT**

SITE 

2016 AADT - 3600 
2014 AADT - 3000 
2012 AADT - 2600 

2016 AADT - 1400 
2014 AADT - 1500 
2012 AADT - 1300 

2016 AADT - 1600 
2014 AADT - 1500 
2012 AADT - 1400 
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STAFF COMMENTARY

The proposed use of the Z 01-19 site as a veterinary clinic is complimentary to the area, but it may not 
warrant designation as a stand-alone CBI district.  There are some concerns that if the site does not continue 
operation as a veterinary clinic, then all uses allowed in the CBI district may locate in this rural area; refer to 
the table in Compatibility of Uses and the Vicinity Conditions map on page 2 of this report.  As such, 
consideration as a CBI - Conditional District should be given strong consideration.

PROCEDURAL CONSIDERATIONS
In addition to the criteria contained in this Staff Report, Section 21-362(c) also tasks the Planning Board with 
determining, “whether the proposed change advances the public health, safety or welfare as well as the 
intent and spirit of the ordinance.”  In doing so, the Board shall consider: 

1. Whether all uses allowed in the requested zoning district are more appropriate than 
those of the existing zoning district; and,

2. The impact of the zoning change on the general public, not the advantages or 
disadvantages to the petitioner. 

STATEMENT DEVELOPMENT
In preparing its recommendation, the Planning Board must adopt two (2) separate and distinct statements 
that justify a decision to approve or deny a rezoning request; statutorily termed as Statement of 
Consistency and Statement of Reasonableness. 
  
The Statement of Consistency should be a brief description of how the decision rendered by the Planning 
Board is consistent with any adopted plans and is reasonable and in the public interest.  The accompanying 
Consistency Worksheet should be used to develop the statement as recent statutory changes mandate its 
format and content. 
  
The Statement of Reasonableness tends to focus on the concept of spot zoning and, like the consistency 
statement, should explain why its recommendation is reasonable and in the public interest.  Spot zoning is 
not illegal provided there is a reasonable basis for the decision.  As such, the Reasonableness Worksheet 
contains several factors used by NC Courts to determine whether spot zoning has occurred.    



Attachment 1





DATE

Project No:

Date:
Scale:
Drawn:

REVISIONS

1830

/U
se

rs
/N

at
al

ie
M

or
ga

n/
D

oc
um

en
ts

/M
A

+C
/2

01
8/

18
30

 R
an

ch
si

de
 V

et
/A

rc
hi

C
A

D
/S

ite
 P

la
n.

pl
n

BY

SP-01

12/28/18
AS NOTED

PR
O

PO
SE

D
 S

IT
E 

PL
A

N

D
r. 

C
or

ri
e 

C
on

no
lly

B
ro

w
n 

R
d 

C
hi

na
 G

ro
ve

, N
C

 2
80

23

R
an

ch
si

de
 V

et
er

in
ar

y 
C

lin
ic

IF THE ABOVE DIMENSION DOES
NOT MEASURE ONE INCH (1")
EXACTLY, THIS DRAWING WILL
H AV E B E E N E N L A R G E D O R
R E D U C E D , A F F E C T I N G A L L
LABELED SCALES.

1" ACTUAL

TH
ES

E 
D

R
AW

IN
G

S 
A

R
E

C
O

PY
R

IG
H

TE
D

 U
N

D
ER

 T
H

E 
LI

C
EN

SE
O

F 
N

AT
A

LI
E 

JO
N

ES
 M

O
R

G
A

N
.  

TH
EY

M
AY

 N
O

T 
B

E 
U

SE
D

 O
R

 C
O

PI
ED

W
IT

H
O

U
T 

TH
E 

W
R

IT
TE

N
 P

ER
M

IS
SI

O
N

FR
O

M
 T

H
E 

A
R

C
H

IT
EC

T.

©
 N

AT
A

LI
E 

JO
N

ES
 M

O
R

G
A

N
 2

01
8

M
O

R
G

A
N

 A
R

C
H

IT
EC

TU
R

E
+ 

C
O

N
SU

LT
IN

G
, P

LL
C

PO
 B

ox
 6

69
, C

hi
na

 G
ro

ve
, N

C
 2

80
23

na
ta

lie
@

m
or

ga
n-

ar
ch

ite
ct

ur
e.

co
m

 7
04

.7
98

.4
04

6 

NJM

10'

10'

50
'

10'

10'

10'

24'

24'

18'

25'

18'
18'

25'

18'
25'

18'

4,500 sf

4,125 sf

1,640 sf
4,000 sf

1,600 sf

800 sf

1,665 sf

780 sq ft

400 sq ft

3,155 sq ft

10 ft. Side setback

Signage

50 ft. Front setback

10 ft. Side setback

10 ft. Rear setback

10 ft. Rear setback

10 ft. Rear setback

10 ft. Side
setback

10 ft. Side setback

10 ft. Side
setback

Existing
Vegetative Buffer
Area to Remain

Opt 1 - Proposed
New Septic Field
Area

Opt 2 -
Septic Field
Area

Tax Parcel # s:
220 034 & 220 055
(parcels will be combined)

Property Address: 
2355 & 2365 Brown Rd,
China Grove, NC 28023

Zoning District:
Current Rural Agriculture
Proposed Commercial

Existing Structure Size
Main Level Heated   2,176 sf
Main Level Garages, 2,814 sf
Porches & Decks

Lower Level Heated 1,800 sf
Lower Level Garage 1,450 sf

Agriculture Buildings 14,815 sf
Office Building   1,600 sf

TOTAL EXISTING  24,655 sf

Principal Structure Setbacks
Front yard 50 ft.
Side Street 30 ft.
Side yard  10 ft.
Rear yard 10 ft.

Acessory Structure Setbacks
Front     10 ft.
Any Right of Way 10 ft.
Side & Rear yard 10 ft.

220 011 - Brown,
Bachman Samuel
Use: Farm Land

220 057 - Patterson, Monica Brown
Use: Farm Land

220 018 -
Simpson,
Peggy L
Use: Farm Land

220 033 - Simpson, Peggy L
Use: Farm Land

EXISTING STRUCTURE TO REMAIN,
REPURPOSED FOR VETERINARY
OFFICE & UPSTAIRS LIVING QUARTERS

EXISTING STRUCTURES TO DEMOLISHED

PHASE 2 NEW CONSTRUCTION TO
COMMERCIAL VETERINARY OFFICE SPACE

PHASE 3 NEW CONSTRUCTION TO
COMMERCIAL VETERINARY OFFICE SPACE

PHASE 4 NEW CONSTRUCTION TO
COMMERCIAL VETERINARY OFFICE SPACE

PHASE 4 RENOVATIONS FOR MERCANTILE
SPACE

EXISTING AGRICULTURE STRUCTURES TO
REMAIN FOR VETERINARY USE.

ONE NEW
PARCEL (6.86A)

BROW
N RD

Proposed Use:
Veterinary Clinic & Offices
Large & Small Animal Clinic
Future Indoor Overnight Boarding
Mercantile Store
Office Space

Number of Employees
10 Daily
18 Future

Hours of Operation
Monday-Friday 7:00 am - 6:00 pm
Saturday 8:00 am - 2:00 pm

Parking
Off Street Parking

Square Footage Projections
Total Existing Agriculture    10,800 sf
Future Mercantile/Agriculture     1,600 sf
Existing Main Structure to Vet     9,000 sf
Future Phased Additions      6,000 sf

TOTAL FUTURE  27,400 sf
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