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                                                                                                         Staff Report 
 Planning and Zoning Commission 
 
 
DATE:    July 16, 2019 
 
CASE #:  Z-11-19 
 
DESCRIPTION:  Zoning Map Amendment  

  Light Industrial (I-1) to Office Institutional (O-I)   
   

APPLICANT/OWNER:  Christ Gospel Church, Rev. Trenton Battle 
 
LOCATION:  1020 Central Drive NW 
 
PIN#s: PIN: 5611-86-8656 
 
AREA:   +/- .75 

 
ZONING: City of Concord Light Industrial (I-1) 
 
PREPARED BY:   Kristen Boyd-Sullivan, Senior Planner 

BACKGROUND 
The subject property consists of one (1) parcel, comprising approximately .75 acres on the 
northeast corner of Central Drive NW. and Action Dr. NW intersection. The property is 
approximately 1,165 feet north of the Davidson Highway/Central Drive Intersection.  This parcel 
is Lot #1 of 4 within the “Central Drive Industrial Park”. The property is developed with a brick 
face & metal structure built in 1991with +/- 2,000 sf of floor area. The applicant seeks a 
downzoning from I-1 (Light Industrial) to O-I (Office Institutional).  

HISTORY 
The property was annexed into the City of Concord with an effective date of June 30, 1992.  The 
property was administratively zoned I-1 upon its annexation. 
 
SUMMARY OF REQUEST 
The request is to rezone the subject property from I-1 (Light Industrial) to O-I (Office 
Institutional).  According to the applicant, the purpose for the rezoning is to allow the existing 
structure to continue being utilized as a religious institution. Since December of 2016, Christ 
Gospel Church has occupied the building without the proper zoning and applicable City and 
County occupancy permits. This was discovered after the owner of the property, Sarah Marsh, 
and a few members from the congregation met with staff in 2018 to discuss the possible purchase 
of the property by the church. The building was previously occupied by a home 
remodeling/decorating business, as well as a computer software company.  Ms. Marsh expressed 
to staff that she has been trying to sell this property for some time with no offers until the 
church’s recent interest. 
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The existing zoning abutting the property is Light Industrial (I-1), with  Residential 
Compact (RC) across the street as well as +/- 825 feet to the east and +/- 250 feet to the 
south. There are two (2) General Commercial (C-2) parcels to the southwest.  There is 
another church that occupies an Office/Institutional (O-I) parcel approximately 400 feet 
to the north off of Central Dr. NW. Records indicate a church use since at least 2009. 
 
Therefore, the applicant is requesting to rezone the property to allow the congregation to legally 
occupy the property.   However, as the property is not a conditional district, should the request be 
approved, all permitted uses within the O-I (Office Institutional) district would be allowed. 
 

 
COMPLIANCE WITH 2030 LAND USE PLAN 
 
The 2030 Land Use Plan (LUP) designates the subject property as “Industrial/Employment,” for 
which O-I is listed as a corresponding zoning district.  
 
From the 2030 Land Use Plan, “Industrial Employment”:  
 “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 I-85 between Pitts School Road and 
Rocky River.  Additionally, some light industrial/employment uses are encouraged to locate in 
Mixed-Use Districts, depending upon their intensity. 

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 

I-1 (Light 
Industrial)  

North 

I-1 (Light 
Industrial) and O-
I (Office 
Institutional) 

Industrial 
Structure with 

associated 
Parking 

 

North 
Automotive painting & 
repair, Place of Worship 

South 

I-1 (Light 
Industrial), RC 
(Residential 
Compact) 

South 
Automotive Repair, Stone 
Product Sales, Apartments 

East 
I-1 (Light 
Industrial) 

East 
Parking Lot /Vacant 

West 

I-1 (Light 
Industrial), C-2 
(General 
Commercial) and 
RC (Residential 
Compact) 

West 

Auto Repair, Building 
Supply/Contractor, Single-

Family Home with 
outbuilding 
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Land Use Plan Policy Guidance for Objective 1.3: 

 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. 

 

Policy Guidance for Objective 1.4: 

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

 Site Development: Limit non-industrial uses to those that are accessory to existing uses 
or uses to be developed concurrently with the accessory uses. 

 Zoning: Update the zoning map to place enough proposed industrial land into 
appropriate zoning districts to meet long-term needs.  

 Policy Guidance for Objectives 3-1 to 3-4:   

 The strategies for neighborhood enhancement should be tailored to the needs of each 
affected neighborhood and determined with the input of affected residents and business 
owners.  

 Support adaptive reuse of existing building stock.  

 
SUGGESTED STATEMENT OF CONSISTENCY 
 

 The subject property is approximately +/- .75 acres and is zoned I-1 (Light Industrial).   
 

 The subject property was annexed prior to 1991 and is improved with a single-story brick 
face & metal structure of approximately 2,000 sf of floor area.  
 

 The proposed zoning amendment is generally consistent with the 2030 Land Use Plan 
(LUP) as O-I (Office Institutional) is a corresponding zoning district to the 
“Industrial/Employment” Land Use Category.  The subject “Industrial/Employment” 
Land use node is also occupied by multiple zoning classifications including O-1 (Office 
Institutional), RC (Residential Compact), I-1 (Light Industrial), and C-2 (General 
Commercial).  O-I (Office Instructional) could still permit supporting office type uses for 
surrounding industrial businesses if the church were to vacate.  However, eliminating 
industrial uses is currently inconsistent with the LUP, Objective 1.4: “Protect existing 
and future industrial sites from encroachment of development that would limit their 
intended uses.” Furthermore, the Land Use Plan states, “These industrial areas should be 
preserved for employment uses to generate jobs for the community.”  
 

 The zoning amendment is reasonable and in the public interest as it is consistent with the 
existing mix of commercial, industrial, office-institutional and residential zoning districts 
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and uses already established in the general area as well as the subject “Industrial 
Employment” node. The church has functioned in the building since 2016 without 
complaints from the surrounding properties, to the awareness of staff.   Rezoning of this 
parcel would not substantially limit the development of adjacent industrial uses.  
However, it should be noted that any re-development of abutting I-1 parcels will require a 
20 foot wide Class 1 buffer adjacent to property zoned O-I.  Rezoning would however, 
require that the property be rezoned back to I-1 in the event that an industrial user seeks 
to re-occupy the structure.    
 

SUGGESTED RECOMMENDATION AND CONDITIONS  
The staff finds the rezoning from I-1 to O-I generally consistent with the 2030 Land Use Plan.  
However, the petition does create concern as it represents a loss of industrial zoning and a viable 
industrial structure, albeit on a small scale. 
 
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.  As the request is not a “Conditional District” no conditions may be applied. 
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