Town of Indian Trail, NC
P.O. Box 2430
Indian Trail, North Carolina 28079
Telephone (704) 826401
PLANNING DEPARTMENT

Special Use PermitStaff Report

Case: SUP 2016004
Reference Name 303 Plyler Road Accessory Apartment
ProposedUse Accessory Apartment
- . Existing Zoning SF-1 (singlefamily residential)
Existing S.'te. Existing Use Singlefamily detached home
Characteristics .
Site Acreage 0.36acres
Applicant James Sabo
Submittal Date September 232010
Location 303 Plyle Road
Tax Map Number(s) 07-084-493
Designation Downtown
Plan Consistenc Town of Indian Tralil g Village
y Land Use Map Consistent with v
es
Request

Project Summary
Request This is a special use permgquest for a 980 square foot accessory apartment
(SeeAttachment 1).

Areas of Analysis

1. Subjed Property- The property is zoned SE with a singlefamily detached
homeon it and is located in Ridgefield subdivision.

2. Adjacent Properties- All of the adjacent properties are zonedB&nd are in
Ridgefield subdivisionTwo properties to the north of the subject property, 106
and 108 Penrogeourt, argore-existingduplexes.

3. Indian Trail Comprehensive Plan Theproposed use meets the goals of the
Comprehensive Plan.

4. Staff Recommendation Stafffinds that this SUP reques consistent with all of
the requirementsf the Indian Trail Unified Development Ordinance (UDO).




303 Plyler Road Map
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SUP 2010-004: 303 Plyler Road Accessory Apartment
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Analysis

Site

This is a request for an accessory apartment on 303 Plyler Road, which is 980 square feet
in size(SeeAttachment 2). The property is located in Ridgefiesdbdivision,

comprising of two phases of residential development with a total of 76 lots. The property
itself is part of Phase Il of Ridgefield, with Phase | directlypasiPlyler Road.

Ridgefield is predominahyt single-family residential in natureandis zoned SH.. To the

north of the propertyl06 and 108 Penrose Coareactuallypre-existing duplexes that

were originallyapprovedand permittedby Union Countyback in the 198&.

Accessory apartment uses ar e-1ahihgobutethdy under t
do require a special use permit from the Town.

Pictures of the Property




Pictures of Ridgefield Subdivision

Parking
The property has a of@ar garage, and can also accommodate two cars in the driveway

of the residencéSeeAttachment 2). Based on t hsesingledamiydé s st andar

detached honsamusthave a minimum of twparkingspaces pedwelling unit, plus one
space per room rented. Setheaccessory apartmeistan extra room of the existy

dwelling unit there is a minimum of thrgearking spaces that have to be provided. Based
on site analysis, it is found thtne property can accommodateninimum ofthree

parking spacesandmeet t he Townds UDO (PesAtthkchmegt2)r equi r e me

Screening
A row of screening consisting of various trees and shrubs surrounds the property, from

the front facade along the sides of threelling unitand istotally screened in the rear.

There isno additional screening requirement regardivgadjacent singléamily
residenti al uses in the Townbés UDO, which
the screening currently provided meets th

Appraise® s Report

For a special use permgquestan applicant has &howthattheuse will not

substantially injure the value aidjoining or abutting property, per UDO Section

360.010. In doing so, an applicant has to submit a report from a North Caraliea St

Certified Real Estate Appraiser, which addresses whether or not the use substantially

injures abutting or adjoining property values. Finally, such a report has to conform to
Standard 5 of the Uniform Standards of Professional Appraisal PracticepTpis ai ser 0 s
report isthenincluded as a part of the submitted applicatmthe Town

Applicant did submit an appraiser dlse report
report, performed on August 102010, states that tecessory apartmenge heredoes

not substantially injure the value of adjoining or abutting property in any(8&s/

Attachment 3). The report also states that if the existing screening is maintained for the
property, then the use will not substantially ngj@ny adjacent pperty valuegSee

Attachment 3).
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ComprehensivePlan Consistency

Village Consistent

Indian Trail DowntownVillage Yes
Comprehensive Plan

UnderSection 4.2.5 of the Indian Trail Comprehensive PlamDobwntownVillage is
intended to providéor awide variety of uses, including mixed use development, a range
of housing opportunities and choices, and generadigterg a sense of place for the

Town as a wholeAn accessory apartmeunse helpsd promote greater residential
housingchoices, by enabilg residents to be closer in proximity to the Town itself, as
well as to various other destinations, from retail stores to libraries.

Theaccessory apartment udees meet thiollowing DowntownVillage Location
Criteria, asset forth in the Comprehensi Plan:

LC1: Infill development should be compatible with and complementary to adjacent land
uses.
1 Theaccessory apartment useancidental to the primary singfamily
residential use on the subject property, thereby maintaining
compatibility with surounding land uses.

LC2 Land use transitions need to occur at the rear of the property. Land use transitions
should not occur at the street in the front of the development. In other words, land uses
across the street from each other should be the sam®yst occurrences
1 Theaccessory apartment usél be locatedin the rear of th property,
and does maintain the same land as¢hesurrounding properties.

The projectigonsise nt wi t h t he Compr ehen,basedentiel an.
above,that theuseis alsocompatible withthe surrounding land uses.

Required Findings

Under UDO Section360.080, the Board of Adjustment, when considering whether to
approve an application for a special use pershiallreview and evaluate the follang:

1. Whether the application is complete.
a. Staff is of the opiniothat the application for SUP200D4 303 Plyler
RoadAccessory Apartmens complete.

2. The Board will consider whether the application complies with all of the
applicable requirements ofthis ordinance.
a. As per the stated conatihs of this special use permitaff is of the
opinion that SUR010004 Plyler RoadAccessory Apartmens in
compliance with the requirements set forth by the Unified Development
OrdinancgUDO).

3. If the Board of Adjustment concludes that all suchrequirements are met, it
will issue the permit unless it adopts a motion to deny the application for one
or more of the reasons set forth in UDO Chapter 360.03&uch a motion will
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propose specific findings, based ugba evidence submitted, justifying such a
conclusion.

UnderUDO Section360.030, the Board of Adjustment must makesénequired

considerations of public health, safeand welfare. ieBoar d of Adj ust ment 6s
in the review of this special usenmitapplication is broad and the Board napprove

with conditions if it concludes, based upon the information submitted at the hearing, that

the proposedevelopment will:

1. Not materially endanger the public health or safetyor

2. Not substantially injure the value of adjoining or abutting property; or

3. Be.in harmony with the area in which it is to be locatedor

4. Be in general conformity with the Town of Indian Trail Comprehensive Plan
or other adopted plans.

If one of these finthgs cannot be made, thdretBoard must move to deny thgecial
use permitequest, stating for the record why the Board has decided to do so.

Recommendation

If the Boardis of the opinion that thaboverequired findings can be made to approve the
project staffrecommendshesite be subject tthe following conditionsalong with the
B o ar d i@l ofathe ppecial use permit

1. All permitssubmitted under this SUP shall be subject tad¢gellations and
requirements of the Indian Trail Unified Development Ordinance (UDO)

2. All permits issued for the sighould includeanyoutside agency approvals and/or
permits.

3. Applicant musget an updatedoning permifrom the Town of Indian Trajl
following approval of this SUP by the Board of Adjustmeity zoning permits
issued by th& own shall follow these SUP approved plans.

4. All on-site improvements as delineated in the approved site plan shall be
maintained by the applicant at all times.

5. Applicant shall maintain the existing screening and landscaping for the property
as a part othis SUP.

Attachments

Attachment 1 SUPApplication
Attachment 2SUP Concept Plan
Attachment 3Appr a i Repord s
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SPECIAL USE PERMIT
APPLICATION

I north carolina

PLANNING AND DEVELOPMENT DEPARTMENT
PO Box 2430
Indian Trail, NC 28079
Telephone (704) 821-5401
Fax (704) 821-9045

ONLY COMPLETE APPLICATIONS ACCEPTED
Processing Fee $300.00

Notification Fee $2.50 per adjoining property owner

Date Received
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SPECIAL USE PERMIT APPLICATION

O

Submittal Requirements
e Completed Application
Notarized signatures of applicant and property owner
Letter of Intent
8 copies of Concept Plan
Statement of Justification (used to determine if Findings of Fact can be made at public hearing)
Statement of Appraisal
Fees associated with review

General Information

Project Address 20% ?\\1\\@( RCQ .

City “adlan Tl state NC  zip 38029
Tax Parcel ID g10844as Zoning Designation S %\ﬁ @‘Yw\%
Total Acres : ?)(0 Impervious Area

Project Description a00 S‘bJ\“" addihon / kitchen QC*W\CJA
Contact Information — Applicant

Name Book COY\Q\T\AC%‘M}TMC

Address 54% Tidiawvi il R 100

City dian Tl state NC  zip 2809
Phone —U-b&4Y-14720 Fax 04 W&Y-1UN|

Email devek @ bookeonstruction. OWS

Contact Information — Property Owner
Name Soames Kalboo
Address 203 ?\\)\ll@( \Q& ;

City Twvdiam T state NC  zip 8019
Phone oU-137-510 Fax
Email inﬁv\'muaw\e@ uhrdsham nel




. ) SPECIAL USE PERMIT APPLICATION
INDIAN

noith carolina

Applicant’s Certification
Signature L// Date 77 (&l{) l‘ \O
Printed Name/Title \/Dfmk Lawsy~ ,/ CoepuCoke ,,mJ
Signature of
Notary Public Qﬂw()&ﬁw pate __726[10

Qowicsion Wepwes ¢\l 20\

Notary Seal

Property Owner’s Certification
Signature Wit e s Date _ & ~3-/2

Printed Name/Title Moriny Shae

Signature of
I‘;‘%‘:f}’urPublic Cﬁ\WNA[ %/4/[/1/%/ Date ?’! b} 10

S{)AM WPHLS @-2L-20l(

Notary Seal

TOWN OF INDIAN TRAIL OFFICE USE ONLY
CASENUMBER: S AP 1OV O - e

paTERECEIVED: (0% # L& Mene amountorree. @ 5 12.50
RECEIVED BY: />c e Cl *ﬁ@ RECEIPT # %O VL C L eted
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SPECIAL USE PERMIT APPLICATION

@ [NDIAN

PLEASE PROVIDE INFORMATION REGARDING THE FOLLOWING ITEMS TO BE
CONSIDERED COMPLETE AS AN SUP APPLICATION:

1.) Concept Plan - Need to include specifics on the following items:

Building footprint (including setbacks, height, dimensions, etc.)

Parking Area (On and off-site, handicap spaces, truncated domemats, etc.)

Open Space Areas

Signage

Sidewalks, trail and bikeways

Lighting

Utilities

Stormwater/Drainage Calculations and Plan

Other Requirements related to this concept plan as may be needed or required by the
Unified Development Ordinance, Land Development Standards, Comprehensive Plan,
and/or other related plans

2.) Letter of Intent — Need to include specifics on the following items:

Hours of Operation (if not a residential use)

Size and scope of potential use

General outline of Concept Plan described above

Other Requirements related to this letter of intent as may be needed or required by the
Unified Development Ordinance Land Development Standards, Comprehensive Plan,
and/or other related plans

v

VVVVYYVYVVY

YVVVY

STATEMENT OF APPRAISAL

Please add a written consulting report from a North Carolina State Certified Real Estate Appraiser that
conforms to Standard 5 of the Uniform Standards of Professional Appraisal Practice.

STATEMENT OF JUSTIFICATION (see attached form next page)

The applicant must prove the following in a letter addressing each item in this list individually.

1.) That the use will not endanger the public health and safety.

2.) That the use will not injure the value of adjoining or abutting property (a statement from a
certified appraiser may be required to show this).

3.) That the use will be in harmony with the area in which it is located.

4.) That the use will be in conformity with the land development plan, thoroughfare plan, or other
plan officially adopted by the Town Council.
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For each itzem. please specify 25 to bow cach required finding can be met and satisfied:

1. That the use will not endanger the public health and safety

The plane S a5t S Lo RS /ntal  pesposes  TAe pomrA
Sirncdr 0SS Wik~ IPC Kasl  SRFLsdsS  un 7K
prepd?y & wwm .3 endins o Fl. fubticphalth _+ 3PPy

g _NSarvehrlly
2. That the use will not'injure the value of adjoining or abutting property (a statement from a certified _

appraiser may be required {0 Show

X plesse st Shicrand Tran a5 ¥

3. That the use will be in harmony with the area in which it is located

The stcachs hs forn Assa/l = mpodel o EHKy h.me
with  He.  sink  Lptshe] g oINS, T wesS Lt A ek
ke % his  slanys foan HaR.

4. That the use will be in conformity with the Comprehensive Plan, Thoroughfare Plan, or other plan
officially adopted by the Town Council

This addFon s i condarmidy widl e Reisiha?NT pha
L S it encamis 45 el Fh. Fuoisnhre  plan
In &0y Wi !
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To Town of Indian Trail. NC
Attn Jonathan Edwards

Re [etter of Intent
303 Plyler Rd
In-law suite/Addition

Please let this letter serve to show that the "Intent” of the additionalteration to 303 Plyler
Rd . Indian Trail is to provide living accommodations for Jim and Mary Sabo  Their only
daughter, Laurie Burns, currently lives in the house The addition will allow for her
parents to move in the house while having the comfort of independence The addition
will be used as an "in-law" suite with all of the utilities being metered together with the
main house The total parking for the existing house and addition will allow tor 2
vehicles and one guest for a total of 3 parking spaces

Sincerely.

e

Derek Lawson
Book Construction. Ine
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GRAPHIC SCALE SURVEYOR’'S CERTIFICATION
o 15 30 50 |, JAMES M. PEARSALL, HEREBY CERTIFY THAT THIS AS—BUILT SURVEY WAS
: PREPARED FROM AN ACTUAL FIELD SURVEY PERFORMED UNDER MY
w SUPERVISION ON JUNE 22, 2010; THAT THE BOUNDARIES NOT SURVEYED
ARE CLEARLY INDICATED AS DRAWN FROM INFORMATION FOUND AS SHOWN;
1 inch =30 feet THAT THE RATIO OF PRECISION AS CALCULATED IS GREATER THAN 1:10,000.
THAT THE SURVEY !S OF AN EXISTING BUILDING. THAT THIS PLAT WAS
THIS PROPERTY IS LOCATED IN PREPARED IN ACCORDANCE WITH TITLE 21 CHAPTER 56 SECTION .1600. AS
FLOOD ZONE: gt AMENDED, OF THE NORTH CAROLINA ADMINISTRATIVE CODE AND G.S. 47-30
e o] AS AMENDED.
COMMUNITY PANEL: 37105408004
PAGE: DATE: 10/16/08 JAMES M. PEARSALL, NC PLS, L—4650

JUNE 28, 2010
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ATTACHMENT 3



WILLIAM R. MORGAN CO

REAL ESTATE APPRAISER & CONSULTANT .

iw )| = ¥ 5

August 10, 2010 [ [;
Mr. Derek Lawson [":[]" TP ’“T’,I‘J
Book Construction, Inc i T

598 Indian Trail Road
Indian Trail, NC 28079

AUG 12 200 | ‘

Mr. Lawson:

In keeping with our conversation, I have inspected the property located at 303 Plyler Road
in Indian Trail, NC. The scope of this consultation and analysis entails an exterior cursory
inspection as well as the visual aid of a “before & after” survey of said property. The
function of this analysis is to determine if the addition at 303 Plyler Road negatively
affects the neighboring properties. The client is stated as Book Construction, Inc and the
intended use is for the client’s compliance to the City (Indian Trail) standards. The
effective date of the consultation is August 8, 2010.

The subject property, prior to ‘addition’ was comprised of a one-story, vinyl-sided single-
family residence totaling around 1,562 SF. Per the surveys, it appears and is assumed the
existing structure was conforming to required setbacks.

The addition entails approximately 980 SF of additional living area including a bedroom,
bath and kitchen expanded from the original space. This addition is the same or equal
siding, roofing and remains all on single utility meters. The subject addition and rear yard
is well-screened from street view by shrubbery, trees and landscaping and is aesthetically
conforming to the neighboring properties. The immediate market area finds homes built
from eight to 15 years ago, slab foundations and generally vinyl/brick blend exteriors.
Typical selling prices range from $125,000 to $160,000. The above statistics are from
CMLS and is the primary indicator of the market activity.

While the subject improvement in the “after” condition (post-addition) is larger than the
typical residence, the location (rear of house), screening and quality of said addition is not
considered to negatively affect or diminish surrounding property values. In fact, it is a
historical fact that the smaller homes in a market area command the higher unit values in
comparison to larger homes.

Sincerely,
CAE P oo

WR Morgan
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