
   
 
 

                                                                                                        Staff Report             
 Planning and Zoning Commission 
 
DATE:   April 19, 2022 
 
CASE: TA-05-22 Text Amendment (8.1.8 Use Table) 
 
PREPARED BY: Kevin Ashley, AICP –Deputy Planning Director 
  
BACKGROUND 
 
Staff is proposing two minor revisions to the permitted use table in the Concord 
Development Ordinance (8.1.8).   These changes are summarized below. 
 

1.  Distribution and Warehouse Uses in Light Industrial (I-1):  City Council, 
after working with Cabarrus County Economic Development and based on 
concerns expressed by industrial developers, recently changed the sewer 
allocation policy to allow speculative industrial uses of less than 75,000 
square feet to request allocation if they use less than 7,500 gallons per day.   
This 75,000 sf threshold does not traditionally support large scale 
distribution.  

 
This amendment allows warehouse/distribution less than 75,000 square 
feet in Light Industrial (I-1) with specific standards (PS) as shown in F. 
below, but a special use permit would not be required.   For 
warehouse/distribution greater than 75,000 of floor area, a special use 
permit and compliance with the standards (SS) would still be required. 
 
Buildings less than 75,000 sf are usually occupied by small to medium size 
companies that provide jobs as well as support to larger industries.      

 



   
 
 

 

 
The use “electronic shopping, mail order house” is proposed to be removed from 
the use table as a matter of eliminating confusion. 
 

2. Water Treatment Plants in O-I, C-1 and I-1:  The City has been planning 
an expansion of the Hillgrove Water Treatment plant at 55 Palaside Drive 
NE for several years.   The plant is zoned O-I Office Institutional.  While 
researching the acquisition of an adjacent parcel on Arbor Street (which is 
zoned C-1 Neighborhood Business) it was discovered that such facilities 
are not permissible in either district (nor in I-1). 
 
A review of the previous zoning ordinance (prior to 2000) indicates that 
Hillgrove and similar facilities were permitted under the broad category of 
“public utility substations” in the O-I and B-2 (predecessor to C-1) zoning 
districts.   It appears that when the current version of the CDO was adopted 
in the early 2000s, “water treatment plants” and other utilities were 
separated from the “public utility substation” category and omitted from the 
use chart in O-I, C-1 and I-1.   O-I and C-1 zoning permits a natural gas 
distribution facility, so it appears reasonable to allow the use in O-I and C-1 
(as well as I-1).   This corrective change would make the treatment plant a 
conforming use and would allow the plant expansion to occur in a 
conforming manner.  
 



   
 
 

The proposed change is illustrated in the chart below. 
 
 
 

 
 
 
The amendment is in approval form and at the Commission’s concurrence, it may 
be referred to Council for public hearing. 
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