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                                                                                                         Staff Report 
 Planning and Zoning Commission 
 
DATE:    November 21, 2023 
 
REZONING CASE #:  Z(CD)-21-23 
 
ACCELA:   CN-RZC-2023-00016 
 
DESCRIPTION:  Zoning Map Amendment  

Unzoned (formerly Cabarrus County GI (General Industrial) to 
I-2-CD (Heavy Industrial Conditional District) 

   
APPLICANT/OWNER:  Michael Newman, MDV Engineering, on behalf of Rick 

Alexander, Ready Mix of the Carolinas, LLC 
 
LOCATION: 2976 Zion Church Rd 
 
 PIN#:  5529-85-3566 
 
AREA:   +/- 11.13 Acres 

 
ZONING: Unzoned – formerly Cabarrus County GI (General Industrial) 
 
PREPARED BY:   Kim Wallis, AICP, Senior Planner 

Note: Because this rezoning request is pertaining to a recently annexed property, a City zoning 
classification must be adopted. 

BACKGROUND 
The subject property consists of one (1) parcel comprising +/- 11.13 acres on Zion Church Rd. near 
the intersection with Litaker Ln, approximately one-half mile south of the intersection with Warren 
C. Coleman Blvd S and one-half mile north of the intersection with Hwy 49. The property currently 
is vacant/undeveloped. The subject property was located in Cabarrus County and was annexed into 
the City of Concord on October 12, 2023.  
 
To the north of the property the zoning is I-2 (General Industrial) and Cabarrus County GI (General 
Industrial) and the properties are industrial and vacant. Properties to the east, across Zion Church 
Road, are zoned County MDR (Medium Density Residential) and I-2 (General Industrial District) 
and are a few single family residential and manufacturing/industrial (as part of an Industrial Park). 
The properties to the south are zoned County OI (Office/Institutional) and RC-CD (Residential 
Compact Conditional District) and are industrial and single family residential. The properties to the 
west and north-west are I-2 (General Industrial District) and are industrial. To the southwest there 
are properties zoned RC and RC-CD (Residential Compact, Residential Compact-Conditional 
District) that are single family residential. 
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HISTORY 
In 2000, the County parcel was zoned High Density Residential and rezoned to GI (General 
Industrial) at some later point prior to annexation. This parcel may have been farmland or pasture 
at one time before it became a mostly wooded parcel. The property to the north, (Industrial Ct, 
Commerce Dr and Armentrout Dr area) was annexed in 2007.  The property to the South, Amhurst 
Subdivision, was annexed in 2020.  
 
SUMMARY OF REQUEST 
The applicant is requesting to rezone the subject property from unzoned (formerly Cabarrus County 
GI (General Industrial)) to I-2-CD (Heavy Industrial - Conditional District) to construct a concrete 
ready-mix plant with a 6,300 sq. ft. shop building. In addition to the proposed building, outdoor 
storage of sand and aggregate material will also be included. 
 
The Heavy Industrial District is established to provide for areas of heavy and concentrated 
fabrication, manufacturing and industrial uses which are suitable based upon adjacent land uses, 
access to transportation and the availability of public services and facilities. It is the intent of this 
district to provide an environment for industries that is unencumbered by nearby residential or 
commercial development. 1-2 Districts should be located in areas where conflicts with other uses 
can be minimized to promote orderly transitions and buffers between uses. The I-2 District is 
established in order to provide sites for activities which involve major transportation terminals, and 
manufacturing facilities that have a greater impact on the surrounding area than industries found in 
the I-1 District. I-2 Districts should not be located adjacent to any property that is zoned for 
residential use, including mixed-use developments with an adjacent residential designation. I-2 
District should be restricted so as to have direct access to or within proximity to a major or minor 
thoroughfare. This shall not apply where an existing building or structure used as permitted within 
the I-2 District has been established prior to the adoption of this Ordinance on a parcel subject to 
an application for rezoning. 
 
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. 
 
 

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 

County 
GI North I-2 (General 

Industrial) Vacant/Undeveloped North Industrial 
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COMPLIANCE WITH 2030 LAND USE PLAN 
 
The 2030 Land Use Plan (LUP) designates the subject property as “Industrial-Employment (IE).” 
I-2 (General Industrial) is listed as a corresponding zoning district to the “Industrial-Employment” 
land use category, and therefore is consistent with the land use plan.  
 
The corresponding zoning districts for the “Industrial-Employment” land use categories are  
B-1 (Neighborhood Commercial); O-I (Office and Institutional); C-2 (General Commercial); PID 
(Public Interest District); MX-IB (Mixed-Use Industrial/Business Center); I-1 (Light Industrial); 
and I-2 (General Industrial). 
 
 

From the 2030 Land Use Plan – “Industrial/Employment” (EI)  

The intent of the Industrial/Employment (IE) Future Land Use category is to identify those areas 
that have either already developed as industrial or are suited for additional industrial 
development due to the presence of infrastructure and access to transportation routes, such as 
major highways and railroads. These industrial areas should be preserved for employment uses 
to generate jobs for the community.  

Industrial uses have already developed in several areas throughout the community, most of 
which are light industrial in function and impact. The 2030 Plan identifies the need to protect 
industrial lands, and to encourage additional growth in industrial/employment uses in 
designated areas, particularly around Concord Regional Airport, and along 1-85 between Pitts 

(General 
Industrial) 

Cabarrus County 
GI (General 
Industrial) 

South 

County OI 
(Office/Institutional) 

RC-CD 
(Residential 

Compact 
Conditional 

District) 
I-1 (Light 
Industrial) 

South 
Industrial, 

Single Family 
Residential 

East 

Cabarrus County 
MDR (Medium 

Density Residential) 
I-2 (General 
Industrial) 

East 
Industrial, 

manufacturing, 
Single Family 

Residential 

West 

I-2 (General 
Industrial) 
RC-CD 

(Residential 
Compact 

Conditional 
District) 

West 
Industrial, 

Single Family 
Residential 
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School Road and Rocky River. Additionally, some light industrial/employment uses are 
encouraged to locate in Mixed-Use Districts, depending upon their intensity, as identified 
earlier in this section. 
 
Policy Guidance: 
Objective 1.4: Protect existing and future industrial sites from encroachment of development 
that would limit their intended uses. 

• Adjacent development: Ensure that adjacent development and street networks are 
designed to safely and compatibly accommodate planned industrial uses and resulting 
traffic. 

 
Objective 4.2: Ensure that industrial and commercial developments are designed to limit 
encroachment of incompatible traffic, noise, odors and lighting into nearby residential areas.  

• Buffers: Buffers should be used to screen uses and activities that may detract from the 
enjoyment of adjacent land uses. Where large buffers are not necessary, the landscape 
design should soften land use transitions. 

 
Objective 8.1: Create jobs. 
 
Objective 8.2: Increases and diversify the tax base. 

• Increase the number of jobs and diversity of employment opportunities in sustainable 
and recession-proof sectors with wages that equal or exceed the County’s average. 

• Grow existing business and industry. 
 
 
SUGGESTED STATEMENT OF CONSISTENCY 
 

• The subject property is approximately +/- 11.13 acres and currently unzoned (previously 
Cabarrus County zoning GI (General Industrial)). 

 
• The subject property, prior to annexation, was zoned Cabarrus County High Density 

Residential in 2000 and rezoned to Cabarrus County GI (General Industrial) at some later 
point.  

 
• The proposed zoning is consistent with the 2030 Land Use Plan (LUP) as I-2-CD (Heavy 

Industrial Conditional District) is a corresponding zoning classification to the 
Industrial/Employment Future Land Use Category and meets the policy guidance to 
promote new industry and increase the number of jobs. 
 

• The zoning amendment is reasonable and in the public interest as it is complementary to 
the use, design and density with the adjacent residential land uses.  

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

compatible with the surrounding residential area. 
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SUGGESTED CONDITIONS  
 
If approval is desired, staff recommends the following conditions: 

1. Compliance with “Ready-Mix Concrete Facility Conditional Rezoning Site Plan,” sheet 
number RZ-1, dated 11/02/2023. 

  
2. Outdoor Storage Requirements shall be adhered to as noted in Article 8.3.6.B of the Concord 

Development Ordinance (CDO).  
 

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.   



Ve�.) High Performance Living 
11111111 

Application for 

Zoning Mnp Amendment 

APPLIC'.-\ TIONS �OT CO�IPLETED BY THE PllBLISIIED APPLIC..\ TIO� 

DR.\OJ.I .F. WILL ·oT RF. CO SIOF.RF.O. 

Requi.r(.'d Attachments/ Submittals: 

0 
l. Typed metes and bounds description of the propcity (or po,tion of property) in a Word

document format.

[{] 
2. Cabarrus County Land Records printout of names and addresses of all immediately

adjacent landowners. including any directly across the street. 

0 3. FOR CO�ITIO AL DISTRICT APPLICATIO.\'S OKLY, a plan dra\\n to scale

(conditional district plan). and elevations if applicable submitted digitally. 

[{] 4. If applicable. proof of a neighborhood meeting (signature page) or receipt from ce1tificd 

letters mailed to adjoining prope1ty owners if project increases density or intensity (Sec 

Section 3.2.3). Staff \viii provide futthcr info,mation on this rcc1uircmcnt during the 

required pre-application meeting. 

5. tvloney Received by __________ _ Date:

01eck # ______ Amount: S 800.00 (Conditional) or $600 (Conventional)

Cash: 
---

The appllcatimifee is 1w11rifu111/11ble. 

Planning & Neighborhood Dt>vclopment 
35 Cobarru. An• W • P 0. Box 308 • C,�ncord. :,;c 280!5 

Phone 704-•12().5152. • foox 704-920-(,9()2. • www.conc,'fdnc.gov 
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