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To: Board of Commissioners 
 Planning Board 
  
From: Randy Hawkins, Zoning Administrator 
  
Date: March 16, 2018 
 
Re: CZ #2018-1 
 Lincolnton Main Street, LLC, applicant 

Parcel ID# 13359 (3.0-acre portion) 
 

The following information is for use by the Lincoln County Board of Commissioners and 
the Planning Board at their joint meeting/public hearing on April 2, 2018. 
 
Request  
 
   The applicant is requesting the rezoning of 3.0 acres from R-SF (Residential Single-
Family) to CZ B-G (Conditional Zoning General Business) to permit a medical office 
building. A site plan has been submitted as part of the rezoning application. Because 
this is a proposed rezoning to a conditional zoning district, if the request is approved, 
the use of the property would be limited to a medical office building. 
 
Site Area & Description 
 
   This property is located on the northeast corner of N.C. 27 and Howards Creek Mill 
Road in Howards Creek Township. It is surrounded by property zoned R-SF. County 
water is available at this location. Land uses in this area include residential, agricultural 
and institutional (church). This property is part of an area designated by the Lincoln 
County Land Use Plan as Suburban Residential.  
 
Additional Information 
 

Permitted uses 

Under current zoning: site-built house, modular home, church. 

Under proposed zoning: medical office building. 

 

Adjoining zoning and uses 

East: zoned R-SF, agricultural use. 

South (opposite side of N.C. 27): zoned R-SF, residential use. 

West (opposite side of Howards Creek Mill Road: zoned R-SF, church. 

North: zoned R-SF, agricultural use. 



 

 
 
 
Access to N.C. 27 
 
   Section 3.5.2.A of the Unified Development Ordinance states: “Where a tract of land 
to be developed adjoins a principal or minor arterial or a major collector and any other 
public road, the road with the lower traffic volume shall be used for primary access and 
access to the road with the higher traffic volume shall be limited to right-in, right-out 
movements only, unless additional access is approved by the Board of Commissioners 
as part of a major site plan review.” 
    N.C. 27 is classified as a major collector and has a higher traffic volume than 
Howards Creek Mill Road. The applicant is requesting full access to both N.C. 27 and 
Howards Creek Mill Road. 
 
 
Planning Staff’s Recommendation 
 
   
    Staff recommends approval of the rezoning request. 
    Under state law, prior to adopting or rejecting a zoning amendment, the Board 
of Commissioners must adopt one of the following statements: 
     (1) A statement approving the zoning amendment and describing its consistency with 
  an adopted comprehensive plan and explaining why the action taken is reasonable 
  and in the public interest. 
     (2) A statement rejecting the zoning amendment and describing its inconsistency with 
  an adopted comprehensive plan and explaining why the action taken is reasonable 
  and in the public interest. 
     (3) A statement approving the zoning amendment and containing at least all of the  
  following: 
          a. A declaration that the approval is also deemed an amendment to the   
   comprehensive plan. 
          b. An explanation of the change in conditions the governing board took into  
   account in  amending the plan to meet the development needs of the community. 
          c. Why the action taken is reasonable and in the public interest. 

    Staff recommends that the Board of Commissioners exercise Option 3. See 
proposed statement on following page. 
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Proposed Statement Approving Zoning Amendment, 

Simultaneously Amending Land Use Plan 
 

 

Case No. CZ #2018-3      

Applicant Lincolnton Main Street, LLC 

Parcel ID#  13359 (3.0 acre portion) 

Location       northeast corner of N.C. 27 and Howards Creek Mill Road    

Proposed amendment Rezone from B-N to CZ B-G to permit a medical office 

building 

 

 

 

The Board of Commissioners approves this zoning amendment and hereby declares 

that this approval is also deemed an amendment to the Lincoln County Land Use 

Plan to designate this parcel as Neighborhood Business, appropriate for a small-

scale service establishment. In amending the Land Use Plan, the Board of 

Commissioners took into account the fact that the current land use plan was 

adopted more than 10 years ago; that since that time nearly all of the suitable lots 

with road frontage at the nearest intersection designated for commercial 

development have been built on; that the population and demand for services, 

especially health care, has continued to grow in this area, and that the draft update 

of the Land Use Plan designates this intersection for commercial development.    

      

 

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

 

Because this is a rezoning to a conditional rezoning district, the use will be limited to 

a medical office building.  This property located is on a main highway at a 

crossroads. A church is located on the northwest corner of the intersection. The 

proposed facility will allow for expanded health care service in this area.  
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PHOTOS PARCEL INFORMATION FOR 2694-30-7118
Parcel ID 13359 Owner ABERNETHY MAX DAVID

Map 2694-00 Mailing 291 HOWARDS CRK MLL RD

Account 02106 Address VALE NC 28168

Deed 14E-43 Last Transaction Date 3/6/2014 Sale Price 0

Land Value $205,129 Total Value $227,195 Previous Parcel 

----- All values are for tax year 2017. -----

Description BARN & SHOP RD 1194 Deed Acres 36.99

Address HOWARDS CREEK MILL RD Tax Acres 32.25

Township HOWARDS CREEK Tax/Fire District HOWARDS CREEK

Main Improvement SHOP 40 X 100 Value $19,278

Main Sq Feet 4000 Stories 0 Year Built 1965

Zoning 

District

Calculated 

Acres

R-SF 32.25

Voting Precinct Calculated Acres

HEAVNERS (HV07) 32.25

Watershed Class

Not in a watershed 32.25

Sewer District

Not in the sewer district 32.25

2000 Census County Tract Block

37109 070700 2034 0.02

37109 070700 2035 0.07

37109 070700 2036 32.16

Flood Zone Description Panel

X NO FLOOD HAZARD 3710268200 10.88

X NO FLOOD HAZARD 3710268400 21.37

Page 1 of 1Map with Parcel Information

2/6/2018http://207.4.172.206/website/lcproperty2/print.asp



Scale: 1 Inch = 400 Feet LINCOLN COUNTY GIS Tue Feb 6 13:32:09 EST 2018

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

Page 1 of 1Map with Legend

2/6/2018http://207.4.172.206/servlet/com.esri.esrimap.Esrimap?ServiceName=LCov&Form=True&...

rhawkins
Line

rhawkins
Line

rhawkins
Line

rhawkins
Line

rhawkins
Text Box
CZ #2018-3
subject property is outlined in red 







10684130

COMMUNITY INVOLVEMENT MEETING REPORT 
Petitioner: Lincolnton Main Street, LLC 

Proposed Medical Office Building on West N.C. 27 

DATE, TIME AND LOCATION OF MEETING: 

The Community Involvement Meeting (the “Meeting”) was held on Thursday, March 8, 2018 at 
6:30 PM at the Lincoln County Shrine Club, 1470 Cat Square Road, Vale, North Carolina.   

Attached as Exhibit A is the official notice of the Meeting.

PERSONS IN ATTENDANCE AT MEETING (see attached copy of sign-in sheet): 

The Meeting was attended by those individuals identified on the sign-in sheets attached as 
Exhibit B and Exhibit C.   

The Petitioner’s representatives at the Meeting were: 

• Mike Joyner, Lincolnton Main Street, LLC (Petitioner) 
• Kevin Caldwell, Geoscience Group 
• Max Abernethy, Land Owner 
• Dr. Jason Glass, West Lincoln Family Medicine 
• Nancy Causey, West Lincoln Family Medicine 
• Josh Mitchell, West Lincoln Family Medicine 
• John Carmichael, Robinson Bradshaw  
• Ty Shaffer, Robinson Bradshaw 

Also in attendance at the Meeting were:  

• Randy Hawkins, Lincoln County Zoning Administrator 
• Commissioner Bill Beam, Chairman, Lincoln County Board of Commissioners 
• Commissioner Carrol Mitchem, Lincoln County Board of Commissioners 
• Jamie Houser, Lincoln County Planning Board Member 

SUMMARY OF ISSUES DISCUSSED: 

The Petitioner’s representatives utilized a slide presentation during the Meeting, a copy of which 
is attached as Exhibit D.   

John Carmichael opened the meeting by welcoming attendees, outlining the agenda for the 
Meeting, and introducing the Petitioners’ representatives.  He then gave a brief overview of the 
rezoning process and provided relevant dates:   

• Public Hearing, Monday, April 2 at 6:30 p.m., James W. Warren Citizens Center, Third 
Floor, 114 W. Main St., Lincolnton 

• Board of Commissioners’ Decision, Monday, April 16 at 6:30 p.m., James W. Warren 
Citizens Center, Third Floor, 114 W. Main St., Lincolnton 
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Mr. Carmichael explained that the Public Hearing would be before the Lincoln County Board of 
Commissioners and the Lincoln County Planning Board on April 2, and that the Public Hearing 
provides an opportunity for members of the community to speak for or against the rezoning 
petition.  The Planning Board will make a recommendation that evening as to whether it believes 
the petition should be approved, and the Board of Commissioners will make its decision whether 
to approve the rezoning two weeks later, on April 16.   

Mr. Carmichael then gave an overview of the rezoning request, using aerial images to orient 
attendees as to the current location of West Lincoln Family Medicine and the proposed new 
location at the northeast corner of Howards Creek Mill Road and N.C. Hwy. 27.  He explained 
that the rezoning site is a 3.0 acre parcel currently zoned for single-family residential uses (R-
SF), and that the Petitioner is requesting that the parcel be rezoned to the CZ B-G (general 
commercial, conditional) district to accommodate a medical office building on the site.  Mr. 
Carmichael explained that this is a conditional rezoning request, meaning that if the rezoning 
petition is approved, the Petitioner will be limited to the uses specifically designated on the site 
plan.  Here, the plan limits the use to “Office, Medical” as defined in the Lincoln County UDO.  
The site plan calls for a maximum 20,000 SF building. 

Mr. Carmichael introduced Dr. Jason Glass, who welcomed attendees and gave a brief overview 
of the history of West Lincoln Family Medicine.  He explained that this summer the practice will 
be 10 years old, and after starting with one provider and three staff members, today has three 
providers, 12 staff members, and sees over 6,000 patients.  Despite creative attempts to deal with 
space limitations, the practice outgrew its current space about five years ago.  Dr. Glass 
explained how moving into a larger facility will enable the practice to fulfill its goal to provide 
the highest quality care to satisfied and happy patients.  He also explained how this move will 
enable the practice to continue meeting the needs of this community.  Dr. Glass expressed his 
pride at being affiliated with Atrium Health, the members of the team at West Lincoln Family 
Medicine and, most importantly, this community. 

Mr. Carmichael then presented the site plan.  He explained that it calls for two access points, one 
on Howards Creek Mill Road and the other on N.C. Hwy. 27.  He explained that the Howards 
Creek Mill Road access will be full movement, and that the access point on N.C. Hwy. 27 also 
will be full movement if the Board of Commissioners approves it for full movement.  If not, then 
it will be right-in/right-out.  Mr. Carmichael noted that the building on the site will be a single-
story structure of not more than 20,000 SF, and that the Petitioner has the option of building it all 
at once or in two 10,000 SF phases.  He pointed out the 30’ Class C buffers alone the north and 
east sides of the site, and the roadway buffers along Howards Creek Mill Road and N.C. Hwy. 
27.  He then shared a rendering of what the building may look like. 

The Meeting then moved into the question and comments phase.  A significant part of that 
discussion was centered on safety concerns about the intersection of Howards Creek Mill Road 
and N.C. Hwy. 27, and the general consensus among attendees that a stoplight or warning signal 
at this intersection is necessary.   

Kevin Caldwell of Geoscience Group, the engineers on the project, explained that the 
Petitioner’s team had discussed traffic with NCDOT, but that the Petitioner has no control over 
whether a stoplight is placed at this intersection.  NCDOT’s decision will be based on whether, 
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considering traffic counts and other metrics, a signal is necessary at this intersection.  He offered 
on behalf of the Petitioner to raise that topic with NCDOT again.  At this time, however, the 
Petitioners understand that NCDOT does not believe the data justify a signal at this intersection.   

Residents asked if the use would increase traffic to the point that NCDOT would revisit the 
question, and Mike Joyner explained that medical offices contribute very little traffic compared 
to other uses, and that he did not believe even with the additional traffic the numbers would rise 
to the standards necessary for a warrant.  But the Petitioner has no control over this issue.  
During the ensuing conversation, many residents shared their desire for a signal at this 
intersection.  Several residents noted their belief that it will require efforts by the community to 
pressure NCDOT to provide a signal for this intersection. 

In response to a question about the nature of the access point onto N.C. Hwy. 27, Randy 
Hawkins explained that for corner lots on a minor highway, access onto the highway is full 
movement only if the Board of Commissioners agrees to make it so—otherwise, the access is 
right-in/right-out.  He noted that NCDOT has suggested that it is in favor of full movement 
access here because of the location of the access point on the rezoning site. 

In response to a question about the size of the proposed building, Mr. Carmichael explained that 
the current practice is located in a space of 3,700-3,800 SF.  The plan for this site is for a first 
phase of 8,000-9,000 SF, and a second phase of 7,000-8,000 SF.  The request for up to 20,000 
SF is intended to give some flexibility during the design process.  Dr. Glass noted that Phase 1 
likely will include 14 exam rooms of 120 SF or more, and that he believes it would be adequate 
to support full service primary care at current needs for 10 years.   

Commissioner Mitchem addressed the Meeting, and discussed some of the background of this 
rezoning request.  He also advised residents of the dates of the Public Hearing and the Board of 
Commissioner’s vote, and invited the public to attend and speak at the Public Hearing.   

An attendee asked about timing of the project, and Robert Drayton and Lisa Edwards (both from 
Atrium Health) said their goal was to complete the project in the first quarter of 2019, but in any 
event by mid-2019. 

Throughout the question and comment period, many residents expressed their support for this 
project. 

An immediate neighbor of the rezoning site expressed in more detail her concerns about safety at 
this intersection.  Another attendee, who is a member of the Howards Creek Fire Department, 
agreed that a signal at this intersection would be an improvement, but noted that he does not 
believe there to be a disproportionate number of accidents here as compared to other 
intersections along N.C. Hwy. 27. 

Commissioner Beam asked if Atrium Health would be willing to contribute some funds toward 
future traffic improvements, such as a warning signal or stoplight.  Mr. Drayton and Ms. 
Edwards said they would take that request back to their leadership for consideration. 

At this point the Meeting adjourned and informal discussions followed. 
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PROPOSED MEDICAL OFFICE BUILDING ON WEST N.C. 27 
 

Lincolnton Main Street, LLC, is requesting the rezoning of 3.0 acres from R-SF (Residential Single-
Family) to CZ B-G (Conditional Zoning General Business) to permit a medical office building. The 

property (a portion of Parcel ID# 13359) is located on the northeast corner of N.C. 27 and 

Howards Creek Mill Road. 
 
A community involvement meeting will be held on Thursday, March 8, 2018, at 6:30 p.m. at the 
Lincoln County Shrine Club at 1470 Cat Square Road, Vale, N.C., to provide information about the 

proposal and to receive comments prior to a public hearing. 

 
For more information, contact the Lincoln County Planning and Inspections Department at (704) 

736-8440. 
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EXHIBIT D 



Community Involvement Meeting
West Lincoln Family Medicine Rezoning

Thursday, March 8, 2018 – 6:30 PM



Agenda

• Introductions

• Public Hearing/Process

• Overview of the Rezoning Request

• Comments from Dr. Glass

• Review of the Site Plan and Building Elevations

• Questions and Comments



Introductions

• Mike Joyner, Lincolnton Main Street, LLC (Petitioner)

• Kevin Caldwell, Geoscience Group

• Max Abernethy, Land Owner

• Dr. Jason Glass, West Lincoln Family Medicine

• Nancy Causey, West Lincoln Family Medicine

• Josh Mitchell, West Lincoln Family Medicine

• John Carmichael, Robinson Bradshaw 

• Ty Shaffer, Robinson Bradshaw



Public Hearing/Decision

Public Hearing

Monday, April 2 at 6:30 p.m. 

James W. Warren Citizens Center, Third Floor

114 W. Main St., Lincolnton

Board of Commissioners’ Decision

Monday, April 16 at 6:30 p.m. 

James W. Warren Citizens Center, Third Floor

114 W. Main St., Lincolnton



Overview of the Rezoning Request









Overview of the Rezoning Request

•Site currently is zoned R-SF (single-family 
residential)

•Request is to change the zoning to CZ B-G 
(general commercial) to accommodate a 
medical office building and associated uses on 
the site

•The request is for a Conditional rezoning



Comments from Dr. Glass



Review of the Site Plan and 
Building Elevations







Questions and Comments




