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To: Board of Commissioners 
 Planning Board 
 

From: Randy Hawkins, Zoning Administrator 
 
Date: October 21, 2016 
 
Re: PD #2016-5 
 Hawthorne Development Group, LLC, applicant 

Parcel ID# 32848, 32850 and 89714 
 
 

The following information is for use by the Lincoln County Board of Commissioners and 
Planning Board at their joint meeting/public hearing on November 7, 2016. 
 
REQUEST 
 
   The applicant is requesting the rezoning of 73 acres from R-T (Transitional 
Residential) and R-SF (Residential Single-Family) to PD-R (Planned Development-
Residential) to permit a subdivision with up to 180 single-family detached homes. Under 
the Lincoln County Unified Development Ordinance, any proposed subdivision with 50 
or more lots is subject to approval through the planned development process. The 
applicant is also proposing lots smaller in size than the minimum area permitted in the 
R-T and R-SF districts. 
     A concept plan and guidelines for the proposed development, Brookdale, have been 
submitted as part of the rezoning application and would serve as the master plan for 
the development if the rezoning request is approved. A traffic impact analysis has also 
been submitted. 
 
     
SITE AREA AND DESCRIPTION 
 
    The property borders Triangle Circle, Rufus Road and Airlie Parkway in Catawba 
Springs Township. It is adjoined by property zoned R-T, R-SF, PD-MU (Planned 
Development Mixed Use) and I-G (General Industrial). Land uses in the area include 
residential, business and industrial. 
    This property is adjacent to the site of the planned Rivercross mixed-use 
development. One of the accesses to Brookdale would be via a connection to Rivercross 
and its planned entrance off Triangle Circle. Other access points would be located on 
Rufus Road and Airlie Parkway. 
  



    Airlie Business Park is located to the west of this property on the opposite side of 
Airlie Parkway, and a potential future phase of the business park is located to the south. 
   Brookdale would be served by county water and sewer. Existing lines are located in 
this area.  
   A stream and a Duke Energy transmission right-of-way cross the eastern portion of 
this property.  A stream also impacts the western portion of the property to a lesser 
degree. 
    This property is not located in a water-supply watershed. No portion of this property 
is located in a 100-year floodplain. 
 
PLAN CONFORMANCE 
 
    This property is part of an area designated by the Lincoln County Land Use Plan for 
future industrial development. However, its industrial potential is limited by the streams 
and other site constraints, according to the Lincoln Economic Development Association 
(see following page). 
    The NC 16 Corridor Vision Plan calls for a new road network in this area that would 
provide alternate travel routes between N.C. 16 Business and Optimist Club Road, Rufus 
Road and Triangle Circle. In combination with the planned Rivercross development, this 
proposed development would accomplish that goal. 
 
  
UDO COMPLIANCE 
 
    The UDO requires that a planned development include a minimum of 12.5% 
recreation and open space. Approximately 25% of the acreage in Brookdale would be 
reserved as recreation and open space. 
   The proposed plan also complies with the UDO’s subdivision standards for external 
access, internal connectivity, block length and cul-de-sac length. 
   As a condition of rezoning, Section 9.8.7 of the UDO requires a developer to provide 
road improvements to maintain the service level of any/all legs of an intersection if it 
would be lowered by a proposed development. The traffic impact analysis for the 
Brookdale development shows it would lower the service level of two legs of the N.C. 
16 Bypass/Optimist Club Road intersection in the a.m. peak hours. Staff has asked the 
applicant to propose improvements to maintain the service level or to provide a 
thorough explanation of why the developer shouldn’t be required to do so. The 
information had not been received at the time of this report. 
   
 
STAFF’S RECOMMENDATION 
 
   Provided the traffic impact issue is satisfactorily addressed, staff recommends that 
the rezoning request be approved. See staff’s proposed statement of consistency and 
reasonableness for rationale. 
 
 





PD	2016-5	(Brookdale)	Capacity	Statement	

Public Schools 

The proposed development of 180 single-family lots is in the St. James Elementary, East Lincoln 

Middle and East Lincoln High districts. Based on current student generation rates, the 

development is projected to produce approximately 59 students spread over the K-12 system. 

*Per the county’s Adequate Public Facilities Ordinance and its associated Memorandums of 

Understanding, the associated schools and the system in general have the capacity to handle 

the proposed development. 

Water and Sewer 

The water system and sewer system are both believed to have adequate capacity to serve the 

proposed development. It is the Petitioner's responsibility to incur all permit fees, availability 

fees, and infrastructure costs for providing the water and sewer throughout the project for all 

buildings. All infrastructure must meet the state of North Carolina’s and Lincoln County’s 

construction standards. The Petitioner understands that water and sewer availability must be 

approved by Lincoln County prior to development. 

 
 

*All of the proposed residential developments up for rezoning hearings on November 7 were included in 

the modeling. 
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Zoning Amendment 
Staff’s Proposed Statement of Consistency and Reasonableness 

 

Case No. PD #2016-5      

Applicant Hawthorne Development Group, LLC 

Parcel ID#  73 acres 

Location          bordering Triangle Circle, Rufus Road and Airlie Parkway 

Proposed amendment  rezone from R-T and R-SF to PD-R to permit a subdivision 

 with up to 180 lots for single-family detached homes   

  

 

This proposed amendment is not consistent with the Lincoln County Comprehensive 

Land Use Plan and other adopted plans in that: 

 

This property is located in an area designated by the Land Use Plan for future 

industrial development. 

 

 

This proposed amendment is reasonable and in the public interest in that: 

 

This property is located adjacent to an existing residential area and adjacent to a 

planned residential area that’s part of an approved mixed-use development. The 

industrial potential of this property is limited by site constraints. In conjunction 

with the planned Rivercross development, this development would accomplish a 

goal of the NC Corridor Vision Plan: a new road network to provide alternate travel 

routes between N.C. 16 Business and Optimist Club Road, Rufus Road and Triangle 

Circle. The plans for this subdivision meet all of the requirements of the Unified 

Development Ordinance. Approximately 25% of the property will be set aside as 

recreation and open space. Amenities will be provided as part of the master plan.  



Lincoln County, NC
Office of the Tax Administrator, GIS Mapping Division

Lincoln County and its mapping contractors assume no legal responsibility for 

the information contained on this map. This map is not to be used for land 

conveyance. The map is based on NC State Plane Coordinate System 1983 NAD.
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PHOTOS PARCEL INFORMATION FOR 4603-30-1845
Parcel ID 32848 Owner SIGMON LIVING TRUST THE

FOX CATHERINE NIXON

NIXON JAMES ARTHUR

Map 4603-00 Mailing 4849 BURRIS RD

Account 0221746 Address DENVER NC 28037

Deed 2146-214 Recorded 9/4/2009 Sale Price 0

Land Value $223,102 Total Value $223,102 Previous Parcel 

----- All values are for tax year 2016. -----

Description W PHINIX LD RD 1387 Deed Acres 0

Address A C SHERRILL RD Tax Acres 22.59

Township CATAWBA SPRINGS Tax/Fire District EAST LINCOLN

Improvement No Improvements

Zoning 

District

Calculated 

Acres

R-T 22.59

Voting Precinct Calculated Acres

TRIANGLE (TR30) 22.59

Watershed Class

Not in a watershed 22.59

Sewer District

Not in the sewer district 22.59

2000 Census County Tract Block

37109 071100 2015 0.59

37109 071100 2016 22

Flood Zone Description Panel

X NO FLOOD HAZARD 3710460300 22.59

Page 1 of 1Map with Parcel Information

9/7/2016http://207.4.172.206/website/lcproperty2/print.asp



Lincoln County, NC
Office of the Tax Administrator, GIS Mapping Division

Lincoln County and its mapping contractors assume no legal responsibility for 

the information contained on this map. This map is not to be used for land 

conveyance. The map is based on NC State Plane Coordinate System 1983 NAD.

Date: 9/7/2016     Scale: 1 Inch = 400 Feet

PHOTOS PARCEL INFORMATION FOR 4603-41-3093
Parcel ID 32850 Owner SIGMON LIVING TRUST THE

FOX CATHERINE NIXON

NIXON JAMES ARTHUR

Map 4603-00 Mailing 4849 BURRIS RD

Account 0221746 Address DENVER NC 28037

Deed 2159-642 Recorded 11/13/2009 Sale Price 0

Land Value $278,551 Total Value $278,551 Previous Parcel 

----- All values are for tax year 2016. -----

Description CLARK LAND RD 1387 Deed Acres 31

Address RUFUS RD Tax Acres 31.52

Township CATAWBA SPRINGS Tax/Fire District EAST LINCOLN

Improvement No Improvements

Zoning 

District

Calculated 

Acres

R-T 30.02

R-SF 1.5

Voting Precinct Calculated Acres

TRIANGLE (TR30) 31.52

Watershed Class

Not in a watershed 31.52

Sewer District

Not in the sewer district 31.52

2000 Census County Tract Block

37109 071100 2015 0.08

37109 071100 2016 31.44

Flood Zone Description Panel

X NO FLOOD HAZARD 3710460300 31.52

Page 1 of 1Map with Parcel Information

9/7/2016http://207.4.172.206/website/lcproperty2/print.asp



Lincoln County, NC
Office of the Tax Administrator, GIS Mapping Division

Lincoln County and its mapping contractors assume no legal responsibility for 
the information contained on this map. This map is not to be used for land 

conveyance. The map is based on NC State Plane Coordinate System 1983 NAD.

Date: 9/7/2016     Scale: 1 Inch = 400 Feet

PHOTOS PARCEL INFORMATION FOR 4603-51-4542
Parcel ID 60335 Owner SIGMON CHARLES D & FRANCES N

CO TRUSTEE SIGMON LIVING TRUST

FOX CATHERINE NIXON & JAMES A

Map 4603-19 Mailing 4849 BURRIS RD

Account 0223513 Address DENVER NC 28037

Deed 2164-866 Recorded 12/14/2009 Sale Price 0

Land Value $130,858 Total Value $130,858 Previous Parcel 60090
----- All values are for tax year 2016. -----

Description PT OF SIGMON LAND Deed Acres 21

Address TRIANGLE CIR Tax Acres 15.17

Township CATAWBA SPRINGS Tax/Fire District EAST LINCOLN

Improvement No Improvements

Parcel ID 89714 Owner SIGMON CHARLES D & FRANCES N

CO TRUSTEE SIGMON LIVING TRUST

FOX CATHERINE NIXON & JAMES A

Map 4603-19 Mailing 4849 BURRIS RD

Account 0223513 Address DENVER NC 28037

Deed 2164-866 Recorded 12/14/2009 Sale Price 0

Land Value $35,655 Total Value $35,655 Previous Parcel 32847
----- All values are for tax year 2016. -----

Description PT OF SIGMON LAND Deed Acres 21

Address TRIANGLE CIR Tax Acres 4.13

Township CATAWBA SPRINGS Tax/Fire District EAST LINCOLN / EL SEWER

Improvement No Improvements

Zoning 
District

Calculated 
Acres

R-SF 19.31

Voting Precinct Calculated Acres
TRIANGLE (TR30) 19.31

Watershed Class

Not in a watershed 18.47
WS-IVC 0.84

Sewer District

Not in the sewer district 15.17
In the sewer District 4.13

2000 Census County Tract Block

37109 071100 2016 19.31

Flood Zone Description Panel

X NO FLOOD HAZARD 3710460300 19.31

Page 1 of 1Map with Parcel Information

9/7/2016http://207.4.172.206/website/lcproperty2/print.asp
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Brookdale Neighborhood Meeting Minutes 

7pm, 10.4.2016 
East Lincoln Community Center 

 
Robert Davis welcomed those attending, introduced elected & appointed officials, County staff, Steve 
Bailey of Hawthorne Dev. Group, and himself. Steven Bailey presented a 15-minute slideshow 
describing the proposed subdivision layout, proposed home elevations, and traffic study findings. 
 
Steven Bailey and Robert Davis then answered and discussed the following concerns raised by the 
audience: 
 

1. Traffic at the HWY 16/Optimist Club Road intersection was a concern. Mr. Davis stated that 
NCDOT is working on a plan to improve the intersection by lengthening the turn lanes on HWY 
16. 

2. Mr. Walter Fields questioned the timing of the proposed developer’s contribution for the 
Business /Triangle Circle intersection. He also questioned the conclusions from the traffic study. 

3. Mr. Walter Fields questioned how we distributed the traffic from the Brookdale development. 
4. Several neighbors raised a general concern about traffic from the growing number of 

developments in the area. 
5. A neighbor questioned the school capacity for Brookdale and the other developments being 

proposed in the area. Randy Hawkins stated there is a proposed school site being donated in 
the general vicinity of Brookdale. Commissioner Martin Oakes said he had spent a great deal of 
time studying the existing developments in the area to determine the actual number of 
students per house in each. Neighborhoods in the area were generating 0.3 students per house. 
Attendance in Lincoln County Schools has actually been decreasing the last few years.  

6. A neighbor asked about the phasing and anticipated timeline of the development. Steven Bailey 
stated they expected to start building houses in late 2017 and complete the development in 
2020. 

7. A neighbor asked about the size and price point of the homes. Steven Bailey answered that the 
house will be between 1,800-4,000 square feet and the price would be market-driven, but 
anticipated to be in the $250k-$400k range. 

8. A neighbor asked about how traffic studies from multiple proposed developments are 
coordinated when the developments are in the same area. Steven Bailey explained that each 
TIA applies a growth factor to account for other developments. Robert Davis added that the 
same NCDOT District Engineer is reviewing all of the traffic studies for this region. 
 

The presentation ended around 8pm. Steven Bailey and Robert Davis stayed to continue discussions 
with individual neighbors for about 30 minutes. According to the sign-in sheet, 26 neighbors attended. 



                                  
  

PD-R CONDITIONS 
BROOKDALE 

AIRLIE ROAD, LINCOLN COUNTY, NC 

 

1. PROJECT INFORMATION 

Brookdale is a proposed single family residential community with detached homes on an 
approximately 73 acre site located on the south side of Rufus Road.  The property includes three 
tracts of land comprised of Property Identification Nos. 4603514542, 4603413093, 4603301845. 
The proposed development will include up to 180 single family lots. 

Access to the site will be from Airlie Pkwy, Rufus Road, and from the proposed entrance road 
along the Rivercross Apartment site. Land uses surrounding the site include single family 
residential. A PD-R Plan with vicinity map is included for reference. 

A key feature of the proposed community will be the ample open space. A minimum of 25% of 
the site will be left undeveloped as natural buffer area and/or passive and active open space. An 
existing stream bisects the property. 

Homes within the community will be offered for sale.  Homes may range in size from 
approximately 2,000 square feet to approximately 3,500 square feet as dictated by the consumer 
or demand.  

The property is currently zoned R-SF and R-T. Proposed zoning is PD-R. The property is not located 
in a water supply watershed. 

 

2. GENERAL PROVISIONS  

The PD-R Plan is intended to reflect a generalized arrangement of the site in terms of lot layout, 
street network, and open space areas. Final lot configuration, placement and size of individual 
site elements, streets alignments, etc. may be altered or modified within the limits of the 
Ordinance as described in Section 9.5.13, and the standards established within these conditional 
notes during the design development (platting) and construction phases. The Petitioner reserves 
the right to make minor modifications and adjustments to the approved PD-R Plan, including 
minor reconfiguring lots and street layouts, subject to staff approval, provided that the total 
number of residential units does not exceed the maximum permitted. Any major modifications 
will require resubmittal to the Board of Commissioners.  

 

3. DEVELOPMENT STANDARDS  

Pursuant to Sections 2.4.9 and 9.5 of the Lincoln County Unified Development Ordinance entitled 
Planned Development Districts and Planned Development Review respectively; the Petitioner 
seeks to obtain approval of the use of the following Development Standards concurrently with 
the approval of the Rezoning Petition. These standards, as established both by the conditional 
notes as set out below and as depicted on the Preliminary Concept Plan shall be followed for 



                                  
  

development of the property. Unless otherwise approved as part of these conditional notes, the 
Lincoln County Unified Development Ordinance shall prevail when developing the site. 

 

A. PERMITTED USES  

1) The project shall be limited to 180 detached single family residential dwellings and 
any incidental or accessory uses.    

2) Uses on the Common Open Space (COS) may include landscaping, fences, walls, 
berms, pedestrian trails, recreational uses, entry signage, monuments, and storm 
water BMPs (if required).  

 

B. DENSITY  

Gross residential density for the project will not exceed 2.6 units per acre. Open space areas 
shall be included in the calculations for gross residential density.  

 

C. LOT STANDARDS  

The proposed development includes a 20-foot perimeter buffer.  Residential lots will have 
the following setbacks: 

 

Front Setback: 10 feet (20 feet to garage) 

Side Setback:  5 feet (10 feet for corner lots) 

Rear Setback : 10 feet 

 

Building height shall be limited to 35 feet. Lot platting will meet Lincoln County subdivision 
regulations.  

 

D. GENERAL SITE DESIGN 

The following items will be offered as part of this development:  

 

1) Streets within the subdivision shall be designed per NCDOT standards. Roadways will 
be dedicated to NCDOT for maintenance once density requirements are met. 

2) All fencing shall be consistent in nature and subject to review and approval by the 
property management association and shall respect all sight triangles.  Front yard 
fencing is prohibited. Rear and side yard fencing, including fencing on corner lots, shall 
not exceed 6’ in height. Fence materials may include wood, metal, or decorative PVC. 



                                  
  

3) The project will contain the following amenity features. These proposed amenity 
areas will be installed concurrently with the lots immediately surrounding them. 

a. Sidewalks along all proposed streets 

b. Picnic area with tables and/or benches 

c. Child play equipment (Tot Lot) 

d. Landscape areas 

e. Enhanced entry  

f. A signage plan shall be submitted for the development at the time construction 
drawings are prepared for the first section of the development.   All signage shall 
conform to standards of the Lincoln County Unified Development Ordinance.  
Signage shall be monument style and shall complement the architectural 
characteristics of the neighborhood.      

4) Canopy street trees shall be placed at 40 feet on center along both sides of the 
proposed streets. Any existing trees in excess of 6 caliper inches within 20 feet of the 
right of way shall be credited for one required tree to be planted.  Duke Energy right-
of-way, intersection sight triangles, and proposed driveway locations may vary the 
placement of street trees.  

5) Decorative lighting shall be used through the project.  

6) Mail box kiosks locations will be reviewed by the Postmaster.  

7) Dry utilities for telephone, cable TV, electricity, and natural gas will be provided by 
local utility companies. Utilities within the community shall be placed underground. 
The main feed lines and transformers from the main road may be located above 
ground. 

8) Garbage collection will be provided by a private service and included in homeowner 
association dues. 

9) Open Space 

a. The project will offer over 25+/-% of common open space. Common open space 
will be provided as generally depicted on the PD-R Plan. 

b. A portion of the open space will be active open space.  

c. The project will offer a 20-foot Class B perimeter buffers as depicted on the 
Preliminary Development Concept Plan. 

 

E. STORMWATER COMPLIANCE 

The development will be subject to Lincoln County’s storm water management regulations in 
place at the time of preliminary plat submittal. Storm water BMPs will be incorporated into 



                                  
  

the design if required by stream crossing permits (401/404). Stream buffers shall be provided 
along all jurisdictional streams in accordance with NCDENR and Lincoln County requirements. 

 

F. ESTABLISHMENT OF A PROPERTY ASSOCIATION   

A Property Management Association shall be established and will be responsible for 
maintaining all rights-of-way landscaping, signs, amenity features, storm water BMPs (if 
required), and common open space areas. The documents covering the structure of the 
association shall be filed with the recorded final plat.   

 

G. RESTRICTIVE COVENANTS  

Restrictive Covenants will be created and recorded prior to final plat recordation, to establish, 
among other items, permitted uses and maintenance responsibility of the property 
management association.  Restrictive covenants will include language that ensures stream 
buffers, perimeter buffers, and setback areas are protected. 

 

H. VEHICULAR ACCESS AND ROAD IMPROVEMENTS  

1)  Vehicular access:  

 a. One access will be provided from Airlie Pkwy.  

 b. One access will be provided from the entry road proposed by the Rivercross 
Apartments. 

 c.  Two connections to Rufus Road are proposed on the P-R Plan. Further evaluation 
to determine if both meet NCDOT’s sight distance requirement will be done during 
the design phase. 

2)  Improvements to Existing Roads: A Traffic Impact Analysis (TIA) has been prepared 
for this project. Improvements required by the TIA are: 

 a. Construct an Eastbound left turn with 50 feet of storage on South Triangle Circle at 
Business 16. In lieu of constructing this improvement, the developer will make a 
monetary contribution to the County for the amount equivalent to the construction 
cost, as calculated by NCDOT. This contribution, combined with other funds, will be 
used to study and improve traffic through and around this intersection. Payment shall 
be due 3 years after the first recorded plat or when the 101st lot is recorded, 
whichever comes first. 

 b. The developer has also agreed to prepare a signal warrant analysis for the 
intersection of Airlie Parkway and Optimist Club Road. 

 

 



                                  
  

I. CONSTRUCTION SCHEDULE AND PHASING  

The development of the site will be completed in four phases as shown on the PD-R Plan. 

 

J. MODEL HOMES/SALES OFFICES  

Model homes may be constructed within residential areas at the developer's discretion. 
Mobile temporary sales offices shall be allowed at the developer's discretion and shall be 
subject to any special permits required by Lincoln County.  All models shall have an approved 
all weather surface (stone, asphalt, etc.) prior to the issuance of a Certificate of Occupancy.  

 

K. WATER AND SEWER AVAILABILITY 

The property is within the Lincoln County Sewer District and Lincoln County Water District. 
The Petitioner understands that water and sewer availability must be approved by Lincoln 
County prior to development. It is the Petitioner's responsibility to incur all permit fees, 
availability fees, infrastructure costs for providing the water and sewer throughout the 
project for all buildings. The Petitioner will comply with all the County’s water and sewer 
standards. 

 Based on discussions with Lincoln County Public Works, we believe there is adequate 
capacity in both sewer and water lines near the property. 

 

L. APPLICABLE ORDINANCES  

Development will be subject to the standards and requirements of the UDO in effect at the 
date of submission of the application for rezoning. 

 

M. BINDING EFFECT  

All conditions applicable to the development of the property approved with this rezoning, 
unless amended by the manner provided in the UDO, shall be binding to the Petitioner and 
subsequent owners of the Site and their assigns.  

 

N. AMENDMENTS TO THE APPROVED CONDITIONAL DISTRICT PLAN 

It is understood that the owner of the property must apply for any future amendments to the 
Development Standards, Conditional Notes and in accordance to the provisions of the UDO, 
Section 9.5.13. 
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Rufus Road, Denver, NC

PD-R PLAN

Date: 10.6.2016

D  R  A  F  T

This Plan is Based on Preliminary Info

200 0 200 400

HORIZONTAL: 1”= 200’

Layout Data:

OWNER/DEVELOPER INFORMATION

      RUFUS ROAD PARTNERS, LLC

      11220 ELM LANE, SUITE 200

      CHARLOTTE, NC 28277

PARCEL #'S: 4603514542, 4603413093, 4603301845

EXISTING ZONING: R-T and R-SF

PROPOSED ZONING: PD-R

WATERSHED: NONE

TOTAL AREA: 73+/- ACRES

TOTAL PROPOSED UNITS: 180 (2.5/ACRE)

MINIMUM LOT WIDTH: 50'

PROPOSED SETBACKS:

FRONT: 10' (20' TO GARAGE)

SIDE: 5'

REAR: 10'

OPEN SPACE:

REQUIRED: 12.5%

PROVIDED: 25%

SIDEWALKS SHALL BE PROVIDED ON ONE SIDE OF

ALL PROPOSED STREETS.

CONNECTIVITY RATIO: 1.62

21 LINKS / 13 NODES

WEST

PHASE

61 LOTS

2ND WEST

PHASE

34 LOTS

EAST

PHASE

45 LOTS

2ND EAST

PHASE

40 LOTS






















































































