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                                                                                                         Staff Report 
 Planning and Zoning Commission 
 
DATE:    September 20, 2022 
 
REZONING CASE #:  Z-13-22 
 
ACCELA:   CN-RZZ-2022-00006 
 
DESCRIPTION:  Zoning Map Amendment  
  I-1 (Light Industrial) to I-2 (General Industrial) 

   
APPLICANT/OWNER:  Keysteel Corporation 
 
LOCATION: 4758 Poplar Tent Rd 
 
 PIN#s:  5601-60-1922 
 
AREA:   +/- 12.46 acres 

 
ZONING: I-1 (Light Industrial) 
 
PREPARED BY:   George Daniels, Senior Planner 

BACKGROUND 
 
The subject property consists of one (1) parcel comprising approximately 12.46 acres On the north 
side of  Poplar Tent Rd near the intersection of International Dr NW.  The property currently 
contains an unoccupied single family house and several outbuildings.  Approximately 1.5 acres at 
the front of the property was planted for different crops in the past, and the rear was vacant or used 
for pasture. 
 
HISTORY 

The property was annexed into the City on December 31, 1995 as part of the large western area 
annexation and rezoned to I-1 (Light Industrial) at that time.  

SUMMARY OF REQUEST 
 
The applicant is requesting to rezone the subject property from I-1 (Light Industrial) to I-2 (General 
Industrial) for a manufacturing facility.  The planned facility requires outdoor material storage 
which is allowed in I-2 (General Industrial) but not in I-1 (Light Industrial).   The outdoor storage 
would be screened from view in accordance with the Development Ordinance.   
 
The north side of the property abuts the International Business Park and the Pass and 
Seymore/Legrand and Celgard production facilites, both of which are zoned I-2 (General 
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Industrial).  To the east is Terra Green landscaping business and the zoning is I-1 (Light Industrial).  
To the south across Poplar Tent Rd the zoning is RC (Residential Compact) and there is a single 
family home, The Seasons Apartments and an undeveloped parcel.  The properites directly adjacent 
to the west are also zoned I-1 (Light Industrial) however they occupied by single family homes. 
Also to the west there is a residential parcel with RM-1 (Residential Medium Density) zoning and 
the County Acres neighborhood which contains a mixture of single family and manufactured 
homes.  The zoning in Country Acres is RV (Residential Village) 
 
Because the request is for straight zoning of I-2 (General Industrial) and not a conditional district, 
all permitted uses with the I-2 (General Industrial) zoning classification would be allowed on the 
site. 
 

 
COMPLIANCE WITH 2030 LAND USE PLAN 
 
The 2030 Land Use Plan (LUP) designates the subject property as “Industrial Employment” for 
which I-2 (General Industrial) is listed as a corresponding zoning district.  
 

From the 2030 Land Use Plan – “Industrial Employment” (IE):  
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 

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-2 (General 
Industrial) 

Single Family/ 
Undeveloped 

North Industrial 

South 
RC 

(Residential 
Compact) 

South Residential 

East I-1 (Light 
Industrial) 

 
East Industrial 

West 

I-1 (Light 
Industrial) , 

RM-1 
(Residential 

Medium 
Denisty, RV 
(Residential 

Village) 

West Residential &  
Undeveloped 
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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, 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. 

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

 
SUGGESTED STATEMENT OF CONSISTENCY 
 

• The subject property is approximately +/- 12.46 acres acres and is zoned City of Concord 
I-1 (Light Industrial).   
 

• The subject property was annexed into the City on December 31, 1995 and rezoned to I-1 
(Light Industrial) at that time. 
 

• The proposed zoning is consistent with the 2030 Land Use Plan (LUP) as I-2 (General 
Industrial) is a corresponding zoning classification to the Industrial Employment Land Use 
Category. The subject property is located adjacent to established industrial uses and zoning. 
The proposed I-2 (General Industrial) zoning will allow for additional industrial uses on 
the property. This zoning would be compatible with the adjacent industrial zoning.  
 

• The zoning amendment is reasonable and in the public interest as it is consistent with the 
existing zoning surrounding the subject property and the adjacent industrial uses. The 
proposed zoning will allow for expanded industrial development. 
  

SUGGESTED RECOMMENDATION AND CONDITIONS  
The staff finds the zoning map amendment consistent 2030 Land Use Plan and staff has no 
objections to the petition.   
 
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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