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 Staff Report 

Planning and Zoning Commission 

DATE:  February 20, 2024 

REZONING CASE #: Z(CD)-17-23 

ACCELA: CN-RZC-2023-00011 

DESCRIPTION: Zoning Map Amendment from RM-1 (Residential Medium 

Density) to RC-CD (Residential Compact Conditional 

District) 

APPLICANT/OWNER: Cascades, LLC 

LOCATION: 3770 Roberta Church Road 

 PIN#: 5519-21-3491 

AREA: +/- 3.34 Acres 

ZONING: RM-1 (Residential Medium Density) 

PREPARED BY: Fred Womble, Planner 

BACKGROUND 

The subject property consists of +/- 3.34 acres on Roberta Church Road. The property is currently 

zoned RM-1 (Residential Medium Density) and is owned by Cascades, LLC.  

To the north of the property the zoning is RC (Residential Compact), and the properties are 

multifamily residential (Concord Pointe Apartment Homes). The property to the east is zoned RM-

2 (Residential Medium Density) and is used principally as individual single-family residences 

along the western ROW of Roberta Road. The properties to the south are zoned RC-CD 

(Residential Compact Conditional District) and RC (Residential Compact) and are vacant and 

multifamily residential (Tower Place Apartments). The properties to the west are zoned RM-2 and 

are single family residential in nature (Roberta Woods Subdivision).  

HISTORY 

The subject property was annexed into the City of Concord as part of a large-area voluntary 

annexation on May 10, 1990. The property was previously zoned R-1 then converted to RM-1 

(Residential Medium Density) with the adoption of the UDO in 2000. 
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SUMMARY OF REQUEST 

 

The applicant is requesting to rezone the subject property from RM-1 (Residential Medium 

Density) to RC-CD (Residential Compact Conditional District) to construct a 28-unit condominium 

development.  The proposed development will consist of two (2) units and include a 5-foot-wide 

natural surface walking trail along the southern property line. 

 

The conditional zoning process allows particular uses to be established on case-by-case basis 

on a specific property. A petition for conditional zoning must include a site plan, drawn to 

scale, with supporting information and text that specifies the actual use or uses intended for 

the property and any proposed conditions that will govern development and use of the 

property. If a petition for conditional district zoning is approved, the conditions of approval 

shall become binding upon the property. Only those uses and structures indicated in the 

approved petition and site plan may be developed on the site. 
 

In accordance with the Concord Development Ordinance (CDO), all reviewing departments of the 

DRC (Development Review Committee) have reviewed and approved the proposed site plan. 

 

 

 

COMPLIANCE WITH 2030 LAND USE PLAN 

 

Existing Zoning and Land Uses (Subject Parcel) 

Current 

Zoning of 

Subject 

Property 

Zoning Within 500 Feet 
Land Uses(s) of 

Subject Property 

Land Uses within 500 

Feet 

RM-1 

(Residential 

Medium 

Density) 

North 

RC (Residential 

Compact) 

 

Vacant 

North Multifamily 

South 

RC-CD 

(Residential 

Compact 

Conditional 

District) 

RC (Residential 

Compact) 

South 

NCDOT 

ROW, 

Multifamily 

East 

RM-2 

(Residential 

Medium Density) 

East Single 

Family 

Residential, 

Vacant 

West 

RC-CD 

(Residential 

Compact 

Conditional 

District), RM-2 

(Residential 

Medium 

Density) 

West 

Vacant, 

NCDOT 

ROW 
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The 2030 Land Use Plan (LUP) designates the subject property as “Village Center”. RC-CD 

(Residential Compact Conditional) is listed as a corresponding zoning district to the “Village 

Center” land use category, and therefore is consistent with the land use plan.  

 

The corresponding zoning districts for the “Village Center” land use categories are RV (Residential 

Village); O-I (Office-Institutional); TND (Traditional Neighborhood Development); MX-NC 

(Mixed Use–Neighborhood Center); MX-CC1 (Mixed Use–Commercial Center Small); PRD 

(Planned Residential Development); C-1 (Light Commercial and Office); C-2 (General 

Commercial); and PUD (Planned Unit Development).   
 

From the 2030 Land Use Plan – “Village Center” (VC) 

 

Village Center areas are typically located at key intersections of minor transportation corridors. 

These centers are often located in areas with FLU categories that are residential and/or rural in 

focus with limited non-residential development nearby. Oftentimes areas designated as Village 

Centers already contain some non-residential development, usually highway oriented retail, office, 

or light industrial, with supportive zoning. Village Centers represent opportunities to create 

small/mid-size commercial and mixed-use centers and limit strip commercial in areas that are 

predominantly residential in character. 

 

As with the larger Mixed-Use Activity Centers, the smaller Village Center creates an alternative to 

strip commercial development by concentrating non-residential uses in areas where infrastructure 

and residential demand support them. Consequently, none of the designated Village Centers 

proposed would develop without residential growth preceding it, thus creating the demand. 

Similarly, Village Centers would not develop if there was inadequate infrastructure, such as roads, 

water and sewer service. 

 

The characteristics of developed Village Centers will vary greatly depending on the surrounding 

land use pattern and existing development intensity. The types of uses within Village Centers will 

vary, but encouragement should be given to mixed uses and those uses that are neighborhood 

serving (i.e. restaurants/diners, gas stations, small convenience stores, hardware stores, etc.) 

which reduce the need for residents to travel long distances in a car to meet basic needs. 

Additionally, emphasis should be given to pedestrian oriented development and interconnectivity 

between uses within the Village Center and out to the surrounding residential areas. 

 

 

Policy Guidance: 

Objective 1.3: Ensure that the Future Land Use Map allows sufficient development opportunities 

to meet existing and projected needs for residential, commercial, industrial and other land uses. 

• Monitor Land Use: Monitor existing, approved and planned land uses and compare 

development capacities with projected demands for all types of residential and non-

residential development. The Future Land Use Map should provide adequate land to 

meet projected demands and provide market flexibility throughout the City. 

 

SUGGESTED STATEMENT OF CONSISTENCY 
 

• The subject property is approximately +/- 3.34 acres and currently zoned RM-2 

(Residential Medium Density). 

• The proposed zoning is consistent with the 2030 Land Use Plan (LUP) as RC-CD 

(Residential Compact Conditional District) is a corresponding zoning classification to the 

Village Center (VC) Future Land Use Category and meets the policy guidance to encourage 
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the development of a mixture of complementary uses that will function as an integrated 

center allowing for pedestrian connections between developments and uses. 

• The zoning amendment is reasonable and in the public interest as it is complementary to 

the use, design and density with the adjacent land uses.  

 

OR 

 

• The zoning amendment is not reasonable and in the public interest as the design is not 

compatible with the adjacent land uses. 

  

 

SUGGESTED CONDITIONS  

 

If approval is desired, staff recommends the following conditions: 

 

1. Compliance with “The Cascades” Rezoning Site Plan,” sheet number RZ1.0, dated 1/12/2024. 

2. Compliance with design standards as stated in “Section 7.8 Standards for Multi-Family 

Developments” in the Concord Development Ordinance. 

3. Technical site plan review and approval is required including all approvals from outside local, 

state and federal agencies. 

4. Future modifications/additions to the approved site plan may require further approval from the 

Planning and Zoning Commission. 

 

PROCEDURAL CONSIDERATIONS 

This particular case is a rezoning, which under the CDO, is legislative in nature.  Legislative 

hearings do not require the swearing or affirming of witnesses prior to testimony at the public 

hearing.   
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