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To: Board of Commissioners 
 Planning Board 
 

From: Randy Hawkins, Zoning Administrator 
 
Date: August 24, 2018 
 
Re: CUP #384 
 Verizon Wireless, applicant 

Parcel ID# 33066 
 

The following information is for use by the Lincoln County Board of Commissioners and 
Planning Board at their joint meeting/public hearing on September 10, 2018. 
 
 
REQUEST 
 
The applicant is requesting a conditional use permit to erect a 225-foot wireless 
telecommunication tower in the R-T (Transitional Residential) district. Under the Unified 
Development Ordinance, a telecommunication tower in excess of 60 feet and no greater 
than 325 feet is a conditional use in the R-T district, subject to certain standards. The 
applicant has submitted an application packet that addresses each of the standards. In 
additional, the applicant has submitted a real estate appraiser’s analysis of the impact 
of the proposed tower on the value of abutting properties.  
 
SITE AREA AND DESCRIPTION 
 
The proposed site, part of a 153-acre parcel, is located on the north side of N.C. 73 
about 1,500 feet east of Schronce Road in Catawba Springs Township. The subject 
property is adjoined by property zoned R-T and R-SF (Residential Single Family). Land 
uses in this area include residential and agricultural. A 1,100-foot tower is located about 
a half mile to the southwest of the proposed site. The proposed site is located in an 
area designated by the Lincoln County Land Use Plan as Large Lot Residential. 
 
 
ORDINANCE STANDARDS 
 
Wireless telecommunications facilities are classified under civic uses. The Unified 
Development Ordinance sets the following standards for such facilities: 
 



§4.3.7 Wireless Telecommunication Facility  

A. The proposed tower, antenna or accessory structure and equipment will be placed 
in a location and in a manner which will minimize the visual impact on the 
surrounding area.  Accessory structures and equipment must meet all applicable 
standards of this UDO. 

B Approval for a proposed tower within a radius of 10,500 feet from an existing 
tower or other suitable structure shall not be issued unless the applicant certifies 
that the existing tower or structure does not meet applicant's structural 
specifications or technical design requirements, or that a co-location agreement 
could not be obtained at a reasonable market rate and in a timely manner. 

C. Minimum tower setbacks shall be as follows: 

1. From all lot lines and public right-of-ways, a distance equal to the tower's fall 
zone, as certified by a licensed professional engineer in the State of North 
Carolina, plus 20 feet; and 

2. From any residential use, a distance of its height plus 50 feet, unless the owner 
of the use waives this requirement by a notarized affidavit. 

D.  The proposed tower must be designed to accommodate additional antennae equal in 
number to applicant's present and future requirements. 

E. Unless otherwise restricted, the height of a tower is limited per §2.2.1, Use Table.  
Antennae or equipment mounted on a building must meet the height requirements 
of §2.4. 

F. A tower must not be illuminated or contain any lighting unless otherwise required 
by State or Federal regulations. 

G. The color of a tower and its antennae shall be one that will blend to the greatest 
extent possible with the natural surroundings. 

H. No commercial signs or advertising shall be allowed on any tower, antennae, 
accessory structure or equipment. 

I. Existing towers may be replaced or modified providing that the existing height is 
not exceeded by more than 20 feet and the new or modified tower meets all of the 
above requirements except for the setback provisions. 

J. Any tower, antennae, accessory structure or equipment that is not used for 
communication purposes for more than 120 days shall be considered as abandoned 
and shall be removed by the owner within 60 days.  The County shall require 
financial guarantees in accordance with §5.10 to guarantee removal of abandoned 
equipment in compliance with the requirements of this subsection. 

K. Telecommunication/transmission towers shall not be constructed unless the tower 
owner has general liability coverage of at least $1,000,000.  The owner of the tower 
shall provide the County with a certificate of insurance showing evidence of its 
coverage and the certificate shall contain a requirement that the insurance company 
notify the County 30 days prior to the cancellation, modification or failure to renew 
the insurance coverage required.  Lapse of this insurance shall be deemed by the 
County to be sufficient grounds to revoke the applicable County permits.  
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Applicant    Verizon Wireless   Application No.   CUP #384 

 

Property Location  N.C. 73    Parcel ID#  33066  

 

Zoning District   R-T     Proposed Conditional Use  225-foot wireless 

       telecommunications tower 

 

FINDINGS OF FACT 

 

1. The use will not materially endanger the public health or safety if located where proposed and developed  

 according to plan.           YES___________________  NO____________________ 

 

 FACTUAL REASONS CITED:  _____________________________________________________________ 

 ________________________________________________________________________________________ 

 ________________________________________________________________________________________ 

 

2. The use meets all required conditions and specifications.    YES  ______________  NO  _________________ 

  

 FACTUAL REASONS CITED:  _____________________________________________________________ 

 ________________________________________________________________________________________ 

 ________________________________________________________________________________________ 

 

3. The use will not substantially injure the value of adjoining or abutting property unless the use is a public 

 necessity.    YES  _________________  NO  _________________ 

 

 FACTUAL REASONS CITED:  _____________________________________________________________ 

 ________________________________________________________________________________________ 

 ________________________________________________________________________________________ 

 

4. The location and character of use, if developed according to the plan as submitted and approved, will be in 

harmony with the area in which it is to be located and will be in general conformity with the Land Use Plan 

for the area in question.     YES  ______________  NO  ______________ 

  

 FACTUAL REASONS CITED:  _____________________________________________________________ 

________________________________________________________________________________________ 

 ________________________________________________________________________________________ 

 

After having held a Public Hearing on   _______________________________  and in light of the Findings of Facts 

listed herein, the following action was taken by the Lincoln County Planning Board:   

_______________________________________________________________________________________________

_______________________________________________________________________________________________ 

In recommending such Conditional Use, the following conditions were recommended by the Lincoln County Planning 

Board:  

 ______________________________________________________________________________________________ 

_______________________________________________________________________________________________ 



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: 7/27/2018       Scale: 1 Inch = 1200 Feet 

Parcel ID 33066 Owner SHRONCE DALE COSBY

Map 3682 Mailing 6680 SCHRONCE RD

Account 19274 Address IRON STATION, NC 28080

Deed 05E 276 Last Transaction Date 08/10/2004 Sale Price $0

Plat Subdivision Lot

Land Value $973,772 Improvement Value $30,117 Total Value $1,003,889

Previous Parcel

-----All values for Tax Year 2018 -----

Description SHRONCE PROPERTY Deed Acres 0

Address 6680 SCHRONCE RD Tax Acres 153.421

Township CATAWBA SPRINGS Tax/Fire District EAST LINCOLN

Main Improvement CONVENTIONAL (PRE WWII) Value $16,836

Main Sq Feet 1900 Stories 1 Year Built 1930

Zoning District Calc Acres

R-T 153.42

Voting Precinct Calc Acres

LW18 12.29

DW28 141.13

Watershed

153.42

Sewer District

153.42

Census County Tract Block

109 070902 1043 89.13

109 071002 2002 12.29

109 070902 1025 0.01

109 070902 1039 51.97

109 070902 1031 0.02

Flood Zone Description Panel

X NO FLOOD HAZARD 3710369200 2.7

AE
SPECIAL FLOOD HAZARD AREA BASE ELEVATION 
DETERMINED - 100 YEAR

3710368200 20.91

AE
SPECIAL FLOOD HAZARD AREA BASE ELEVATION 
DETERMINED - 100 YEAR

3710369200 7.4

AE
SPECIAL FLOOD HAZARD AREA BASE ELEVATION 
DETERMINED - 100 YEAR

3710368300 14.48

X NO FLOOD HAZARD 3710368300 13.08

X NO FLOOD HAZARD 3710368200 94.85

Page 1 of 1Map with Parcel Information

7/27/2018https://arcgisserver.lincolncounty.org/taxparcelviewer/PropertyReport.aspx?vacinity=false...





 

Corporate Headquarters, 1811 Auburn Avenue, Monroe LA 71201 
318.325.4666, Fax 318-325-6324 

faulkandfoster.com 

 

 

 

 

 

 
 
 
Lincoln County Planning & Inspection Department 
ATTN:   Randy Hawkins, Zoning Director 
302 N. Academy Street 
Lincolnton, NC  28092 
 
Subject: Conditional Use Permit Request Proposed Communication Tower  

5598 NC Highway 73, Iron Station, NC; Property  
Owner:  Dale Cosby Shronce, Parcel ID:  3682-96-8958 
Cellco Partnership d/b/a Verizon Wireless Site #306191, Left Field 
 

Dear Mr. Hawkins: 
 

 
      Enclosed please find documentation in support of Verizon Wireless’s application for Conditional Use 
that correspond to the project known as Left Field in Iron Station, NC.  Upon your receipt and review, if 
you find you are missing any additional information that should accompany this request for zoning 
approval, please feel free to contact me at the number below.   
 
 As we discussed in our previous conversations, this submittal request is intended for the September 
10, 2018 public hearing before the Planning Board and Board of Commissioners of Lincoln County, NC.   
 
 Thank you for your assistance.  
 
        Sincerely,  

         

        Vicki M. Farmer 
 
        Zoning Specialist, Faulk & Foster 

        vixterf@epbfi.com 
        (423) 802-7847 

mailto:vixterf@epbfi.com


 

Corporate Headquarters, 1811 Auburn Avenue, Monroe LA 71201 
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Conditional Use Permit – Lincoln County, NC 
5598 NC Highway 73, Iron Station, NC; Property 

Owner:  Dale Cosby Shronce, Parcel ID:  3682-96-8958 
Cellco Partnership d/b/a Verizon Wireless Site #306191, Left Field 
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1.  CONDITIONAL USE PERMIT APPLICATION 
 
 

  



 
 
 

 
 
 
 

APPLICATION FOR ZONING APPROVAL BY CELLCO PARTNERSHIP D/B/A VERIZON WIRELESS FOR THE 
CONSTRUCTION OF A WIRELESS COMMUNICATION TOWER AND RELATED APPURTENANCES 

 
LEFT FIELD 

AGENT AUTHORIZATION  
 
 
 
Faulk & Foster agrees to comply with Section 4.3.8 of Lincoln County, NC, Zoning Ordinance (the 
“Ordinance”) and certifies that Verizon Wireless has authorized Faulk & Foster as their representative 
for application for zoning approval for the proposed “LEFT FIELD” communications tower at 598 NC 
Highway 73, Iron Station, Lincoln County, North Carolina.    
 
 
 

By:   Victoria M. Farmer   

 
Printed Name:  Victoria M. Farmer 
Title:  Wireless Site Development/Zoning Specialist 
Contractor to Faulk & Foster 
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2.  STATEMENT OF JUSTIFICATION LETTER 
 
 

  



Left Field VZW #306191 

 
 
 
 
 
 
 
 
 
 
  
 
 
 
 

 
 

APPLICATION FOR ZONING APPROVAL BY CELLCO PARTNERSHIP D/B/A VERIZON 
WIRELESS FOR THE CONSTRUCTION OF A WIRELESS COMMUNICATION TOWER 

AND RELATED APPURTENANCES 
 

 
 
Lincoln County Planning & Inspection Department 
ATTN:   Randy Hawkins, Zoning Director 
302 N. Academy Street 
Lincolnton, NC  28092 
 
Subject: Statement of Justification for Proposed Tower  

5598 NC Highway 73, Iron Station, NC; Property  
Owner:  Dale Cosby Shronce, Parcel ID:  3682-96-8958 
Cellco Partnership d/b/a Verizon Wireless Site #306191, Left Field 
 

Dear Mr. Hawkins: 
 
This letter serves as a statement of justification per the Lincoln County Unified Department 
Ordinance (UDO), as follows: 
 
A.  The proposed tower and antenna or accessory structure and equipment will be placed in a 
location and in a manner,  which will minimize the visual impact on the surrounding area.  
Accessory structures and equipment must meet all applicable standards of the UDO. 
 
The proposed tower site will include a 225’ self-support tower, on a 153-acre tract 
zoned R-T (farm use).  The UDO allows towers up to 325’ in the R-T zone 
 
B.  Approval for a proposed tower within a radius of 10,500 feet from an existing tower or other 
suitable structure shall not be issued unless the applicant certifies that the existing tower or 
structure does not meet applicant’s structural specification or technical design requirements, or 



Left Field VZW #306191 

that a collocation agreement could not be obtained at a reasonable market rate and in a timely 
manner. 
 
Verizon will demonstrate there is only one existing tower within the 10,500 feet 
from the proposed new structure evidenced by the attached map that is owned by 
Pacific Broadcasting Group Tower. A structural study was performed by an 
engineering firm, and the results showed both the tower and foundation were 
insufficient to support the Verizon equipment.  This study is attached as reference.  
 
C. Minimum tower set-back requirements are as follows: 
 
1.  From all lot lines and public right-of-ways, a distance equal to the tower’s fall zone as 
certified by a licensed professional engineer, in the State of North Carolina, plus 20 feet; and 
 
2.  From any residential use, a distance of its height plus 50 feet, unless the owner of the use 
waives this requirement by notarized affidavit. 
 
The tower as proposed will comply with the requirements in the UDO as 
demonstrated by the attached site plans.  No residential structures are located 
within the height of tower + 50 foot fall zone. 
 
D.  The proposed tower must be designed to accommodate additional antennae equal in 
number to the applicant’s present and future requirements. 
 
As shown on the tower elevation details page, this tower will be designed to support 
Verizon’s proposed antenna configuration as well as a minimum of three additional 
future carriers. 
 
E.  Unless otherwise restricted, the height of the tower is limited per Section 2.2.1, Use Table.  
Antenna or equipment mounted on a building must meet the height requirements of Section 
2.4. 
 

 
 
The table above allows for a tower up to 325’ in the R-T zone as a conditional use.  
The proposed self-support tower is 225’. 
 
F.  A tower must not be illuminated or contain any lighting unless otherwise required by State 
or Federal regulation.   



Left Field VZW #306191 

 
The tower will only be illuminated as required by the Federal Aviation Authority 
(FAA) or other State or Federal Agency of competent jurisdiction. 
 
G.  The color of the tower and its antenna shall be one that will blend to the greatest extent 
possible with the natural surroundings. 
 
The Tower will be constructed of galvanized steel or paintable per applicable 
standards of the FAA or other applicable State or Federal agency. 
 
H.  No commercial signs or advertising shall be allowed on any tower, antenna, accessory 
structure or equipment. 
 
Only signage required by the FCC and Federal or State regulations for emergency 
and cautionary purposes will be required at the proposed tower site.  No advertising 
shall be attached to the tower. 
 
I.  Existing towers may be replaced or modified provided that the existing height is not 
exceeded by more than twenty feet and the new or modified tower meets all of the above 
requirements except for the set-back provisions. 
 
Verizon will comply with the above requirement. 
 
J.  Any tower, antenna or accessory structure or equipment that is not used for communication 
purposes for more than 120 days shall be considered as abandoned and shall be removed 
within 60 days.  The County shall require financial guarantees in accordance with Section 5.10 
to guarantee removal of abandoned equipment in compliance with the requirements of this 
subsection. 
 
Verizon will provide a bond in the amount of 125% of the documented cost to 
remove the tower. 
 
K.  Telecommunication/transmission towers shall not be constructed unless the tower owner 
has general liability coverage of at least $1,000,000.00.  The owner of the tower shall provide 
the County with a certificate of insurance showing evidence of its coverage, and the certificate 
shall contain a requirement that the insurance company notify the County 30 days prior to the 
cancellation, modification or failure to renew the insurance coverage required.  Lapse of this 
insurance shall be deemed by the County to be sufficient grounds to revoke the applicable 
County permits. 
 
General liability insurance in the minimum amount of $1,000,000.00 is included 
with this application. 
 
The proposed tower site meets all of the conditions and specifications of the UDO and will not 
materially endanger the public health or safety.  Wireless service is considered a public 
necessity in some cases as it is often the only means citizens have to emergency services.  The 
location and character of the use, if developed according to the plan submitted and 
recommended, will be in harmony with the area in which it is to be located.  The proposed 



Left Field VZW #306191 

tower will meet the infrastructure needs of this area of the County and will provide much 
needed access to emergency services. 
 
      Respectfully submitted, 
 
 
      Victoria M. Farmer 
      Wireless Site Development/Zoning Specialist 
      On behalf of Verizon Wireless 
      423-802-7847 
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3.  LETTER OF BOND COMPLIANCE 
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4.  CERTIFICATE OF LIABILITY INSURANCE 
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CERTIFICATE OF LIABILITY INSURANCE
 DATE(MM/DD/YYYY)        

 07/25/2018

IMPORTANT: If the certificate holder is an ADDITIONAL INSURED, the policy(ies) must have ADDITIONAL INSURED provisions or be endorsed. If 

SUBROGATION IS WAIVED, subject to   the terms and conditions of the policy, certain policies may require an endorsement. A statement on this 

certificate does not confer rights to the certificate holder in lieu of such endorsement(s).

THIS CERTIFICATE IS ISSUED AS A MATTER OF INFORMATION ONLY AND CONFERS NO RIGHTS UPON THE CERTIFICATE HOLDER. THIS 

CERTIFICATE DOES NOT AFFIRMATIVELY OR NEGATIVELY AMEND, EXTEND OR ALTER THE COVERAGE AFFORDED BY THE POLICIES 

BELOW. THIS CERTIFICATE OF INSURANCE DOES NOT CONSTITUTE A CONTRACT BETWEEN THE ISSUING INSURER(S), AUTHORIZED 

REPRESENTATIVE OR PRODUCER, AND THE CERTIFICATE HOLDER.

PRODUCER

Aon Risk Services Northeast, Inc.

New York NY Office
199 Water Street
New York NY 10038-3551 USA 

PHONE
(A/C. No. Ext):

E-MAIL
ADDRESS:

INSURER(S) AFFORDING COVERAGE NAIC #

(866) 283-7122

INSURED 19445National Union Fire Ins Co of PittsburghINSURER A:

23841New Hampshire Insurance CompanyINSURER B:

19380American Home Assurance Co.INSURER C:

23817Illinois National Insurance CoINSURER D:

INSURER E:

INSURER F:

FAX
(A/C. No.):

(800) 363-0105

CONTACT
NAME:

Verizon Wireless, LLC
1095 Avenue of the Americas
New York NY 10036 USA 

COVERAGES CERTIFICATE NUMBER: 570072359819 REVISION NUMBER:

THIS IS TO CERTIFY THAT THE POLICIES OF INSURANCE LISTED BELOW HAVE BEEN ISSUED TO THE INSURED NAMED ABOVE FOR THE POLICY PERIOD 
INDICATED. NOTWITHSTANDING ANY REQUIREMENT, TERM OR CONDITION OF ANY CONTRACT OR OTHER DOCUMENT WITH RESPECT TO WHICH THIS 
CERTIFICATE MAY BE ISSUED OR MAY PERTAIN, THE INSURANCE AFFORDED BY THE POLICIES DESCRIBED HEREIN IS SUBJECT TO ALL THE TERMS, 
EXCLUSIONS AND CONDITIONS OF SUCH POLICIES. LIMITS SHOWN MAY HAVE BEEN REDUCED BY PAID CLAIMS. Limits shown are as requested

POLICY EXP 
(MM/DD/YYYY)

POLICY EFF 
(MM/DD/YYYY)

SUBR
WVD

INSR 
LTR

ADDL 
INSD POLICY NUMBER  TYPE OF INSURANCE LIMITS

COMMERCIAL GENERAL LIABILITY

CLAIMS-MADE OCCUR

POLICY LOC

EACH OCCURRENCE

DAMAGE TO RENTED 

PREMISES (Ea occurrence)

MED EXP (Any one person)

PERSONAL & ADV INJURY

GENERAL AGGREGATE

PRODUCTS - COMP/OP AGG

X

X

X

X

GEN'L AGGREGATE LIMIT APPLIES PER: 

$1,000,000

$2,000,000

$10,000

$1,000,000

$2,000,000

$2,000,000

XCU Coverage is Included

A 06/30/2018 06/30/2019GL4611607

PRO-

JECT

OTHER:

AUTOMOBILE LIABILITY

ANY AUTO

OWNED 

AUTOS ONLY

SCHEDULED

 AUTOS

HIRED AUTOS 
ONLY

NON-OWNED 

AUTOS ONLY

BODILY INJURY ( Per person)

PROPERTY DAMAGE

(Per accident)

X

BODILY INJURY (Per accident)

$2,000,000A 06/30/2018 06/30/2019

AOS

CA 461-15-20A 06/30/2018 06/30/2019

MA

CA 461-15-21A 06/30/2018 06/30/2019

A 06/30/201906/30/2018

VA

See Next Page

COMBINED SINGLE LIMIT

(Ea accident)
CA 461-15-19

EXCESS LIAB

OCCUR 

CLAIMS-MADE AGGREGATE

EACH OCCURRENCE

DED 

UMBRELLA LIAB

RETENTION

E.L. DISEASE-EA EMPLOYEE

E.L. DISEASE-POLICY LIMIT

E.L. EACH ACCIDENT $1,000,000

X OTH-
ER

PER  
STATUTE

B 06/30/2018 06/30/2019

AOS
WC014590550C 06/30/2018 06/30/2019

$1,000,000

Y / N

(Mandatory in NH)

ANY PROPRIETOR / PARTNER / EXECUTIVE 
OFFICER/MEMBER EXCLUDED? N / AN

CA

WORKERS COMPENSATION AND 

EMPLOYERS' LIABILITY

If yes, describe under 
DESCRIPTION OF OPERATIONS below

$1,000,000

WC014590551

DESCRIPTION OF OPERATIONS / LOCATIONS / VEHICLES (ACORD 101, Additional Remarks Schedule, may be attached if more space is required)

RE:  New Build - Left Field, Project Number:  20141104155, Site Name: Left Field, Site Address: 5598 NC Highway 73, Iron 
Station, NC 28080 (Lincoln County), Location Code: 306191.

CANCELLATIONCERTIFICATE HOLDER

AUTHORIZED REPRESENTATIVELincoln County
Attn:  Randy Hawkins
302 North Academy Street
Lincolnton NC 28092 USA 

ACORD 25 (2016/03)

©1988-2015 ACORD CORPORATION. All rights reserved.

The ACORD name and logo are registered marks of ACORD

SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE THE 

EXPIRATION DATE THEREOF, NOTICE WILL BE DELIVERED IN ACCORDANCE WITH THE 

POLICY PROVISIONS.



THIS ADDITIONAL REMARKS FORM IS A SCHEDULE TO ACORD FORM,

FORM NUMBER: ACORD 25 FORM TITLE: Certificate of Liability Insurance

AGENCY

 ADDITIONAL REMARKS

EFFECTIVE DATE:

CARRIER NAIC CODE

NAMED INSURED

See Certificate Number:

See Certificate Number:

POLICY NUMBER

AGENCY CUSTOMER ID:

ADDITIONAL  REMARKS SCHEDULE
LOC #:

Aon Risk Services Northeast, Inc.

570000027366

570072359819

570072359819

ADDITIONAL  POLICIES If a policy below does not include limit information, refer to the corresponding policy on the ACORD 

certificate form for policy limits.

INSURER

INSURER

INSURER

INSURER

INSURER(S) AFFORDING COVERAGE

Page _ of _

NAIC #

Verizon Wireless, LLC

         TYPE OF INSURANCE POLICY NUMBER LIMITS

AUTOMOBILE LIABILITY

A CA 774-22-65 06/30/2018 06/30/2019

A CA 774-22-66 06/30/2018 06/30/2019

WORKERS COMPENSATION

D WC014590552 06/30/2018 06/30/2019

B WC014590554 06/30/2018 06/30/2019

B WC014590549 06/30/2018 06/30/2019

B WC014590553 06/30/2018 06/30/2019

NH - Primary

NH - Excess

FL

MA,ND,OH,WA,WI,WY

NJ,NY,TX,VA

ME

N/A

N/A

N/A

N/A

ADDL 

INSD

INSR 

LTR

SUBR 

WVD

POLICY 

EFFECTIVE 

DATE 

(MM/DD/YYYY)

POLICY 

EXPIRATION 

DATE 

(MM/DD/YYYY)

ACORD 101 (2008/01) © 2008 ACORD CORPORATION. All rights reserved.

The ACORD name and logo are registered marks of ACORD



 
 
 
 

APPLICATION FOR ZONING APPROVAL BY CELLCO PARTNERSHIP D/B/A VERIZON 
WIRELESS FOR THE CONSTRUCTION OF A WIRELESS COMMUNICATION TOWER 

AND RELATED APPURTENANCES 
 

 
Identification of Existing Tower Within Search Area 

and Certification it Does Not Meet Applicant’s Structural Specifications 
 

Cellco Partnership d/b/a Verizon Wireless  
Site #306191, Left Field 

 
 



EXISTING STRUCTURE MAP 

Verizon Wireless Site: 

Left Field, NC 

 

 



  

 
 

kimley-horn.com 421 Fayetteville Street, Suite 600, Raleigh, NC 27601 919 677 2000 
 

 
 

Structural Analysis for 

  
 

1010’ Guyed Tower w/ 66’ Mast 
 
 

February 6, 2017 
 
 

Site Name: Left Field 
Site Address: 5354 Highway 73 

Iron Station, NC 37109 
Lincoln County 

Site Coordinates: 35.454444, -81.063056 
 
 

Kimley-Horn Job Number 018985125, Rev. 1 
 
 

Analysis Results 
Tower Result 149% Insufficient 

Foundation Result 155% Insufficient 
Prepared in accordance with ANSI/TIA-222-G and 2012 NCBC 

 
 

Prepared By: 
Michael Oglesby 
 
NC PE License #39954, Expires 12/31/2017 
Kimley-Horn and Associates Inc., NC COA #80648 
  

2/6/17
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▪ INTRODUCTION 
 
At the request of Verizon Wireless, Kimley-Horn and Associates, Inc. performed a structural analysis of the 
existing guyed tower located in Lincoln County, NC.  The purpose of the analysis is to determine the 
adequacy of the structure to support both the existing and proposed loads pursuant to the Structural 
Standards for Steel Antenna Towers and Antenna Supporting Structures, ANSI/TIA-222-G and 2012 North 
Carolina Building Code (NCBC).   
 ▪ SUPPORTING DOCUMENTATION 
 
Information on the current tower geometry, member sizes, foundation dimensions, soil properties, and 
antenna loading was obtained from the sources listed below.  It is assumed that all information provided to 
Kimley-Horn & Associates, Inc. is accurate.  In the absence of information to the contrary, we assume the 
structure has been properly erected and maintained per the original design drawings and the capacity has 
not significantly changed from the “as new” condition. 
 

Previous Analysis TEP Project Number: 125114, dated September 17, 2012 
Tower Loading Data Electronic Communication, dated December 8, 2016 

  ▪ ANALYSIS CRITERIA  
The analysis utilizes tnxTower v. 7.0, an industry-standard finite element analysis program was used to 
create an elastic three-dimensional model and second-order effects per ANSI/TIA-222 requirements.  The 
program calculates member stresses for various loading cases and selected output from the analysis is 
included in the Appendix. 
 

Code ANSI/TIA-222-G / 2012 North Carolina Building Code 
Basic Wind Speed 90 mph (3-Second Gust) 
Basic Wind Speed w/ Ice 30 mph (3-Second Gust) with 3/4” radial ice (escalating) 
Structure Class II 
Exposure Category C 
Topographic Category 1 
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▪ APPURTENANCE LISTING 
 
The tables below will show the existing and proposed equipment, equipment to be removed, and the final 
equipment configuration considered in the analysis.  If the existing equipment in the field deviates from the 
information shown below, Kimley-Horn & Associates, Inc. should be contacted to perform an analysis 
revision immediately. 
 
Existing Equipment:  

Antenna 
RAD (ft) Description Feedlines Mount Type 

Mount 
Elevation 

(ft) 
Carrier 

1043 5-Bay FM Mast (1) 3.1 Mast 1043 Unknown 
580 Mark P-9A96GN (1) 7/8 Pipe 580 Unknown 
563 2-Bay FM (1) 7/8 Direct 563 Unknown 
460 20’ 16-Element Dipole (1) 7/8 Sidearm 450 Unknown 443 Decibel ASP-3711 (1) 7/8 
396 Decibel DB224 (1) 7/8 Sidearm 389 Unknown 
332 Scala PRF950 (1) 7/8 Direct 332 Unknown 

249 

(6) Kathrein 742-213 
(12) 2-1/4 

(2) 3/4 
Power 
(1) 3/8 
Fiber 

Sector Frames 249 AT&T 
(6) RFS ATM 192012 

(1) Powerwave P65-17-XLH-RR 
(1) Andrew SBNH-1D6565C 

(1) Andrew DBXNH-6565A-R2M 
(3) RRU 11 

(1) Raycap DC6 
137 15’ 2-Element Dipole (1) 7/8 Sidearm 132 Unknown 

 
Proposed Equipment:  

Antenna 
RAD (ft) Description Feedlines Mount Type 

Mount 
Elevation 

(ft) 
Carrier 

270 
(6) HBXX-6516 (6) 1-5/8 

(1) 1-5/8 
Fiber 

Sector Frames 270 Verizon (3) LNX-6516 
(6) RRUS-32 

(3) RRUSB13 A2 
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▪ RESULTS 
 
The tables below show a maximum usage summary for each group of components in the structure.  The 
usage of a component is the ratio of force in the member compared to its calculated capacity.  A more 
detailed report of member usages can be found in the appendix at the end of this report.  Usages greater 
than 100% indicate where the force in the member exceeds its capacity.  Usages up to 105% are considered 
acceptable per industry standard practice.   
 
Structure Usages:  

Structure 
Component 

Controlling 
Usage Result 

Legs 149% Insufficient 
Diagonals 140% Insufficient 

Horizontals 95% Pass 
Guy Wires 93% Pass 

 
Foundation Usage:  

Foundation 
Component 

Controlling 
Usage Result 

Base 155% Insufficient 
Inner Anchors 90% Pass 
Outer Anchors 91% Pass 

 
Information on the allowable twist and sway requirement for the existing and proposed equipment was not 
provided, therefore this analysis does not consider deflection and rotation requirements.   
 
▪ CONCLUSIONS AND RECOMMENDATIONS 
 
Per our structural analysis, the structure has been found to be insufficient.  The tower and foundation can 
support the referenced loading in accordance with the structural strength requirements of  
ANSI/TIA-222-G and 2012 NCBC once the following elements are reinforced: 
 
Legs from (20’-200’, 340’-440’, 640’-920’) 
Diagonals from (220’-260’, 300’-340’) 
Base Foundation 
 
The tower reinforcements shall be designed by an engineer licensed in the state of North Carolina.  This 
report is not a construction document. 
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▪ ASSUMPTIONS AND LIMITATIONS 
 
This report is not a condition assessment of the tower and foundation; It is an engineering analysis based 
upon the theoretical capacity of the structure.  Unless told otherwise, we assume the tower and foundation 
to be in “like new” condition.  It is the responsibility of our client and the tower owner to verify that the tower 
modeled and loading considered is accurate.  If these assumptions are not accurate, Kimley-Horn & 
Associates, Inc. should be notified immediately to perform a revised analysis. 
 
Kimley-Horn did not analyze the antenna supporting mounts as part of this analysis.  Kimley-Horn assumes 
the antenna mounts are adequate to support the full design loading requirements as provided by the original 
supplier. 
 
All services are performed, results obtained, and recommendation made in accordance with generally 
accepted engineering principles and practices.  Kimley-Horn & Associates, Inc. is not responsible for the 
conclusions, opinions and recommendations made by others based on the information in this report. 
 
Kimley-Horn makes no warranties, expressed or implied in connection with this report and disclaims any 
liability arising from original design, material, fabrication, and section deficiencies or corrosion of the tower. 
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6.  PROPAGATION BEFORE AND AFTER MAPPING 
 
 

  



Left Field
Candidate Review

07/09/2018



Site Candidate Objective

• The purpose of this new site is to improve drop call performance in the 
surrounding area due to lack of existing RF coverage.

• Drop call areas are indicated by a blue vector in the following coverage 
maps

• Traffic is spread out over a large geographical which requires a macro cell 
solution and not a DAS or small cell (SMC) solution



Existing Coverage 

Drop Call Vector

Proposed new site



Drop Call Vector

Proposed new site

Existing and Proposed New Verizon  
Site Coverage 

Coverage improved in drop call problem area resulting 
in fewer drop calls



Conclusion

• Recommendation is to proceed with the Verizon proposed site location to 
help improve drop call performance in the highlighted area.
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Lincoln County Property Record Card
Parcel  33066 Appraisal Year 2017 Pin  3682-96-8958
Physical Location    6680 SCHRONCE RD Map  3682-00

Owner
Owner SHRONCE DALE COSBY
Mailing 6680 SCHRONCE RD
Address IRON STATION NC 28080
Account 19274

Deed 05E-276
Deed Year 2004
Deed Acres 0
Map Acres 153.421

Fire District EAST LINCOLN
Township CATAWBA SPRINGS
Neighborhood 0584
Description SHRONCE PROPERTY
Category REAL

Land Market Value $973,772
Improvement Market Value $30,117
Total Market Value $1,003,889

Sales History
Deed Last Transaction 

Date TypeQualify Sale 
PriceStamps Deed Name

05E-
276 8/10/2004 SPL NO $0 $0 SHRONCE, DALE C

05E-
276 8/10/2004 WILLNO $0 $0 SHRONCE, DALE C

03E-
496 10/28/2003 WILLNO $0 $0 SHRONCE, EURVER M (LIFE EST) DALE C 

SHRONCE (REM INT)

Land Segments
Land Zone Land Land
Segment Code Type Code Quantity
1 R-T AC B 1
2 R-T AC FP 42.787
3 R-T AC U 109.634
4 R-T AC ZV 9.603
5 R-T AC ZV 37.925
6 R-T AC ZV 41.401
9 R-T AC ZV 1.547
10 R-T SI WS 1

Total Acres 153.421

Land Use Assessment
Land 
Use Zone Land Use Land 

Use
SegmentCode Code Acres
2 R-T F3 6.659
3 R-T F2 55.286
4 R-T A1 9.603
5 R-T A4 37.925
6 R-T A3 41.401
9 R-T A0 1.547

Total Land Use 
Acres 152.421

Land Market 
Value $973,772

Deferred 
Amount $906,579

Land Tax Value $67,193

Improvements
Improvement 1

Description CONVENTIONAL 
(PRE WWII)

Quality Grade D+-
Year Built 1930
Effective Year 
Built 1930

Stories 1
Rooms 9
Bedrooms 3
Bathrooms 1
Half Baths 0

Heat/Air NO HEAT 
RESIDENTIAL

Fireplace 1
Finished 
Basement 0

Unfinished 
Basement 0

Main Finished 
Area 1900

Page 1 of 2Lincoln County Property Record

5/23/2017http://207.4.172.206/website/LCProperty2/propertyrecord.asp?PIDValue=33066



Market Value $16,836  Click here to zoom to this record

Miscellaneous Improvements
Improvement Description Area Year Built Market Value
2 24 X 30 OPEN BARN 720 1976 $1,907
3 2 ( 12 X 24 ) 576 1976 $319
4 18 X 44 792 1950 $654
5 30 X 40 MTL BARN 1200 1976 $3,179
6 24 X 24 576 1976 $672
7 1968-12X52 GRY/BLK M20480 1 0 $0
8 MOBILE HOME SPACES 1 1975 $1,800
9 12 X 16 SHED 192 1976 $531
11 HAY BARN (OPEN) 50 X 60 3000 1999 $4,219

Page 2 of 2Lincoln County Property Record

5/23/2017http://207.4.172.206/website/LCProperty2/propertyrecord.asp?PIDValue=33066
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5598 NC HWY 73

IRON STATION, NC 28080

LINCOLN COUNTY

 LATITUDE: 35° 27' 29.8" N

LONGITUDE: 81° 03' 16.1" W

TAX/PIN #: 3682968958

ZONING: R-T

LINCOLN COUNTY PLANNING & INSPECTIONS

PERMIT INFORMATION

PHONE:

ATTN.:

302 N. ACADEMY STREET, STE#A

LINCOLN, NC 28092
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CUSTOMER SERVICE

SITE

NORTH

DRIVING DIRECTIONS

VICINITY MAP

CONSULTANT

NUMBER OF CARRIERS:

USE:

TOWER TYPE:

TOWER HEIGHT:

MUNICIPALITY:

STATE:

PROJECT SUMMARY

LINCOLN COUNTY

NORTH CAROLINA

SELF SUPPORT TOWER

225' (234' TO HIGHEST APPURTENANCE)

0 EXISTING, 1 PROPOSED

PROPOSED TELECOMMUNICATIONS TOWER

AND UNMANNED EQUIPMENT

©

CHARLOTTE, NC 28262
8921 RESEARCH DRIVE

SHEET NO. SHEET TITLE

T1 COVER SHEET

T2 APPENDIX B - BUILDING CODE SUMMARY

--

SITE SURVEY (SHEET 1 OF 2)

--

SITE SURVEY (SHEET 2 OF 2)

N1 GENERAL NOTES

C1

OVERALL SITE PLAN (1 OF 2)

C1.1

OVERALL SITE PLAN (2 OF 2)

C1.2 SIGHT DISTANCE PLAN

C2 SITE PLAN
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L1 LANDSCAPING PLAN AND NOTES

E1 ELECTRICAL NOTES
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E3 METER RACK DETAILS-FRONT

E3.1 METER RACK DETAILS-REAR

E4 ELECTRICAL SINGLE LINE DIAGRAM

E5 PANEL SCHEDULE

E6 ELECTRICAL DETAILS

E7 GROUNDING NOTES

E8 GROUNDING PLAN

E9 GROUNDING SINGLE LINE DIAGRAM

E10 GROUNDING DETAILS
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SHEET INDEX

SITE NAME:

LEFT FIELD

SITE No.:  306191

PROJECT #:  20141104155

PROPERTY OWNER

CONTACTS

PHONE:

ATTN.:

DALE COSBY SHRONCE

6680 SCHRONCE RD

IRON STATION, NC 28080

(704) 736-5209

DALE SHRONCE

POWER COMPANY

PHONE:

ATTN.: CUSTOMER SERVICE

RUTHERFORD ELECTRIC MEMBERSHIP CORP.

(828) 245-1621

DEVELOPER

VERIZON WIRELESS

8921 RESEARCH DRIVE

CHARLOTTE, NC 28262

PHONE: (704) 577-8785

ATTN: MICHAEL HAVEN

FLOOD INFO

SITE IS LOCATED WITHIN FEMA FLOOD MAP

AREA 3710368200J DATED 08/16/2007 WITHIN

FLOOD ZONE X.

FROM CHARLOTTE OFFICE: START OUT GOING SOUTHWEST ON RESEARCH

DRIVE TOWARDS HARRIS BLVD. FOR 0.3 MILE; TURN LEFT ONTO W. WT

HARRIS BLVD. / NC-24-E. FOR 0.4 MILE; TURN LEFT ONTO THE I-85 N. FOR 0.3

MILE; MERGE ONTO I-85 N. FOR 2.0 MILE; USE THE RIGHT 2 LANES TO TAKE

EXIT 48 FOR I-485 TOWARD ROCK HILL FOR 0.2 MILE; KEEP LEFT AT THE

FORK, FOLLOW SIGNS FOR N I-485 OUTER/HUNTERSVILLE AND MERGE

ONTO I-485/I-485 OUTER FOR 13.6 MILE; TAKE EXIT 16 FOR

NC-16/BROOKSHIRE BLVD TOWARD NEWTON FOR 0.4 MILE; TURN RIGHT

ONTO NC-16 N/BROOKSHIRE BLVD, CONTINUE TO FOLLOW NC-16 N. FOR

10.0 MILE; TAKE THE NC-73 EXIT TOWARD NC-16

N/LINCOLNTON/HUNTERSVILLE 0.2 MILE; TURN LEFT ONTO NC-73 W. FOR

2.7 MILE; THE  DESTINATION WILL BE ON THE LEFT.

KIMLEY-HORN AND ASSOCIATES, INC.

11720 AMBER PARK DRIVE, SUITE 600

ALPHARETTA, GEORGIA 30009

PHONE: (706) 968-9189

ATTN.: DAVID FRANKLIN











SURVEY NOTE:

NORTH

SCALE: 1" = 500'

OVERALL SITE PLAN1

C1

OVERALL SITE

PLAN (1 OF 2)

C1

SITE NAME:

LEFT FIELD

SITE No.:  306191

PROJECT #:  20141104155



SURVEY NOTE:

NORTH

SCALE: 1" = 60'

OVERALL SITE PLAN1

C1.1

OVERALL SITE

PLAN (2 OF 2)

C1.1

SITE NAME:

LEFT FIELD

SITE No.:  306191

PROJECT #:  20141104155



SURVEY NOTE:

NORTH

SCALE: 1" = 30'

SIGHT DISTANCE PLAN1

C1.2

SIGHT DISTANCE

PLAN

C1.2

SITE NAME:

LEFT FIELD

SITE No.:  306191

PROJECT #:  20141104155









 

Corporate Headquarters, 1811 Auburn Avenue, Monroe LA 71201 
318.325.4666, Fax 318-325-6324 

faulkandfoster.com 

 
 
 
 
 
 
 
 
 
 

10.  FINDING OF FACT – SAFETY CERTIFICATION 
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(JAC-001) 

IMPACT STUDY 

 

Impact Study - Cell Tower 
5598 NC Highway 73 

Iron Station, Lincoln County, NC 
28080 

 
Type Report: Impact Study 

 Effective Date 

 
August 4, 2018 

  

 



 

 
(LIN-003) 

 

R e a l  P r o p e r t y  A p p r a i s e r s  a n d  C o n s u l t a n t s  
1 1 0 0  S u n d a n c e  D r i v e ,  C o n c o r d ,  N o r t h  C a r o l i n a  2 8 0 2 7  

T e l e p h o n e :  7 0 4 - 6 0 5 - 0 5 9 5  
 

 
August 20, 2018 

 
 
 
 
Mr. Ralph Wyngarden 
Senior Zoning Specialist 
Faulk and Foster 
678 Front Avenue NW, Suite 215 
Grand Rapids, MI 49504 
 

RE: Impact Study for Proposed Telecommunications Facility located at 5598 NC Highway 
73, Iron Station, Lincoln County, North Carolina. 

Dear Mr. Wyngarden: 

I have inspected the above referenced property and have completed an impact study for the 
proposed improvements. The scope of work for the assignment is based on Sections 4.3.8 and 
9.10.7 of the Lincoln County Unified Development Ordinance (UDO). The intended use of this 
report is to assist Lincoln County officials regarding the issuance of a special use permit (SUP). 

The impact study is intended to conform to the Uniform Standards of Professional Appraisal 
Practice (USPAP), the Code of Professional Ethics and Standards of Professional Appraisal 
Practice of the Appraisal Institute. The impact study is not an appraisal as it does not report a value 
of any property; however, the study employs appraisal methodology to reach our conclusions of 
the impact of the proposed development. 

The proposed development is a communication tower to be located on a property owned by Dale 
Shronce. The siting of the proposed tower is near the frontage along the north side of NC Highway 
73. The site consists of 153.421 acres that is subdivided across NC 73 and Schronce Road. The 
NC 73 corridor has been the subject of significant growth spurred by infrastructure improvements 
and increasing population. The surrounding land uses, location and siting are contributing factors 
in the development of a conclusion regarding the potential impact of the tower.  

The conclusions of this study are supported by the data and reasoning set forth in the attached 
narrative. Your attention is invited to the Assumptions and Limiting Conditions section of this 
report. The analysts certify that we have no present or contemplated future interest in the proposed 
development, and that our fee for this assignment is in no way contingent upon the conclusions of 
this study. 

EXTRAORDINARY ASSUMPTIONS AND HYPOTHETICAL CONDITIONS: 

It is an extraordinary assumption of this report that the proposed development will be constructed 

as detailed in the report. Further, it is an assumption of the study that the proposed access will be 



Ralph Wyngarden 
August 20, 2018 
Page 2 
 
 

(LIN-003) 

in accordance with all local and state regulations. Maintenance will occur through a non-exclusive 

right-of-way that we assume is a legal access. 

The content and conclusions of this report are intended for our client and for the specified intended 
uses only.  They are also subject to the assumptions and limiting conditions as well as the specific 
extraordinary assumption set forth in this report.  

It is our opinion that the proposed development will not substantially injure the value of adjacent 
or abutting properties. 

Thank you for the opportunity to be of service.  If you have any questions or comments, please 
contact our office. 

Sincerely yours, 

 
MICHAEL P. BERKOWITZ 
MPB REAL ESTATE, LLC  
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SCOPE OF THE 
ASSIGNMENT 

 

In accordance with our agreement with the client, this impact 

study is specific to the needs of our client as part of an 

application for a conditional use permit to be considered by 

Lincoln County Officials. Our study and the reporting of our 

study is in agreement with our client as follows: 
 

 The scope of the assignment includes research of existing 

towers in the neighborhood. The neighborhoods and their 

surrounding developments are researched to determine 

whether the proposed development, referred to as the “Left 

Field Site”, is consistent with the location of other towers in 

this section of Lincoln County and their impact, if any, on 

property values. 

 The impact study provides an analysis of the surrounding 

properties. The analysis includes existing improvements, 

zoning designations and likely development patterns. The 

existing uses as of the effective date of this report in concert 

with the market data provided are contributing factors to the 

conclusions of this study. 

PREMISES OF THE STUDY 

Identification of Subject Left Field Site 

5958 NC Highway 73 
Iron Station, Lincoln County, NC 28080 
Tax Parcel ID: 3682-96-8958 

 
Client, Purpose, and 
Intended Use and Intended 
Users 

Mr. Ralph Wyngarden 
Senior Zoning Specialist 
Faulk and Foster 
678 Front Avenue NW, Suite 215 
Grand Rapids, MI 49504 
 

 The client and intended user is Mr. Ralph Wyngarden.  The 

intended use is as an aid to assist Lincoln County officials in 

rendering a decision regarding the issuance of a conditional 
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use permit for the proposed development.  The study is not 

intended for any other use or users. 

Analyst Michael P. Berkowitz 

MPB Real Estate, LLC 
1100 Sundance Drive 
Concord, NC 28027 

Property Inspection Michael Berkowitz inspected the property and neighborhood 

surrounding the proposed development. Details of 

surrounding land uses and observations are provided 

throughout the report. I also performed off site visual 

inspections of several towers located in Lincoln County. I 

consider my observations in the context of the market data. 

They are a contributing factor to my conclusions.  

Photographs of the property were taken during Mr. 

Berkowitz’s inspection.  

Extraordinary 
Assumptions of Report 

It is an extraordinary assumption of this report that the 

improvements as described within this report are compliant 

with the appropriate ordinance including but not necessarily 

limited to setbacks, landscaping, access and other items 

outside our field of expertise for this assignment. These items 

will be addressed as part of the application by others with 

expertise within the respective fields. 

 Should the extraordinary assumptions not exist, we reserve the 

right to amend this study. 

Effective Date of Study August 4, 2018 

Date of Report August 20, 2018 

Type Report Impact Study Report 

Study Development and 
Reporting Process 

In preparing this study, the analyst: 

  Analyzes physical affects, if any, of the proposed 

construction on properties in the immediate area as well as 

the neighborhood; 
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  Reviews plans for the proposed development to determine 

whether it is in compliance with the Lincoln County 

Unified Development Ordinance (UDO) with respect to 

items within my field of expertise; 

  Reviews site plan provided by our client with respect to 

the physical characteristics of the proposed development; 

  Reviews Section 4.3.8 of the UDO regarding wireless 

telecommunication facilities and addresses items within 

my field of expertise; 

  Researches market data around existing cell towers in 

Lincoln County to determine whether the proposed 

development is in accordance with the other similar 

developments in the area. 

PROPOSED FACILITY 

Tower Based on information provided to the analyst, the proposed 

tower will consist of a 225-foot “lattice” communications 

tower. The survey appears to show that a gravel drive will be 

constructed near the western boundary. A portion of the 

existing fencing will be removed and replaced with a gate. 

The location of the site near existing above ground 

infrastructure and NC Highway 73 are significant factors in 

the analysis. The following is a site plan showing the proposed 

development noting that this survey only shows a portion of 

the parent parcel. 



IMPACT STUDY 5958 NC HIGHWAY 73, IRON STATION, LINCOLN COUNTY, NC Page 9 of 36 

(LIN-003) MPB REAL ESTATE, LLC 

 

 

Site Improvements The site improvements include an eight-foot wooden fence 

with three strands of barbed wire. As we will detail throughout 

this report, the existing vegetation and topography will either 

be totally or partially obscured from adjacent or abutting 

properties.  

Access The access to the proposed tower will remove a section of the 

existing fencing and install a gate. The siting of the tower is 

along the NC Highway 73 corridor. Towers along highways 

are common to provide service for travelers as well as the 

residences in the area. The following exhibit shows more 

detail regarding access to the facility. 
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 We assume that the access for the proposed development is in 

accordance with all local and state regulations. Given the 

consistency with access drives to other large tracts in the area, 

we consider the assumption reasonable. 
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Location The proposed tower is located just west of the Eastern Lincoln 

Development District. The primary transportation corridor for 

eastern Lincoln County is Highway 16. The second most 

influential corridor is NC Highway 73. As shown on the 

following exhibit, the ELDD extends to the intersection just 

east of the subject. Over the past several years, development 

along the 15 corridor has been significant. The increased 

transportation and utility linkage as well as access to 

municipal sanitary sewer service have contributed to the 

strong growth in the area. While the development in the 

immediate area of the subject has not reached the level in the 

ELDD, the development patterns are a factor in the 

development of my opinion regarding the proposed 

development. 

 
 The subject has a zoning designation of R-T, Transitional 

Residential District. The following is a description of this 

designation from the Lincoln County UDO. 
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 The description of the R-T designation as a “holding zone” is 

reflective of the development patterns west of the ELDD. As 

shown on the following exhibit, the parent parcel for the 

proposed development is subdivided by public streets. The 

proposed rower will be located on the center section with 

frontage along Schronce road on the northern side and NC 

Highway 73 on the southern boundary. 

 

 The location of the subject and proximity to the ELDD are 

significant factors that would influence the highest and best 

use of the subject as well as the adjacent or abutting 

properties. 
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SURROUNDING LAND USES 

 The site of the proposed development is large, subdivided by 

public streets and has an irregular shape. These physical 

characteristics results in a large number of adjacent or 

abutting properties. Based on my tour of the area, many of 

these properties will not have any visual impact because of the 

distance, topography and/or existing vegetation. 

 The following charts provide summaries of the 

adjacent/abutting properties followed by an aerial of the 

properties. The parent parcel is subdivided into three sections 

by public streets. The area north of Schronce Road, the area 

south of NC Highway 73 and the properties adjacent or 

abutting the portion of the site of the proposed development. 

North of Schronce Road The following chart provides a listing of the properties 

adjacent or abutting, the portion of the parent parcel that is on 

the north side of Schronce Road. 

 
 The largest property has a physical address along Beth Haven 

Church Road. What appears to be cut out of this parcel is a 

smaller lot owned by David Farrow. This property is 

improved with a mobile home. The property highlighted in 

yellow appears to be under related ownership. The second 

largest parcel is located along the rear boundary and does not 

have access to aa public street. The last property on the chart 

is a larger parcel adjacent to Pinnacle Point subdivision. The 

dwelling on the property is nestled amongst the trees on the 

property. 

 
 

PIN Acres Use Owner Address Zoning

3683614177 383.609 SFD and Land Allison Clarke 632 Beth Haven Church Rd R-T

3682795084 1.06 MH and Lot David Farrow 6545 Schronce Rd. R-T

3682798172 1 SFD Ben Scronce, et al 6569 Schronce Rd R-T

3683725282 80.38 Vacant Land (Land Locked) Gary Allen Off Schronce Rd R-T

3683809789 26.486 SFD and Land Jerald Collins, Sr. 6797 Schronce Rd R-T
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ADJACENT/ABUTTING PROPERTIES ALONG NORTH SIDE OF SCHRONCE ROAD 
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ADJACENT/ABUTTING PROPERTIES ALONG NORTH SIDE OF SCHRONCE ROAD 

 

 The second group of properties is located adjacent or abutting 

to the portion of the parent parcel that lies on the south side of 

NC Highway 73.  

 
 Three of these properties are residential lots within the Maple 

Grove subdivision. The other three properties all have direct 

frontage along NC Highway 73. One of the properties is 

dedicated as common area for the subdivision. Use of land 

along major thoroughfares is common for residential 

developments as a buffer from the impact of major 

thoroughfares. 

 

PIN Acres Use Owner Address Zoning

3682872429 2.31 Vacant Land David Clark, Jr. NC Hwy 73 R-T

3682863969 7.75 SFD Eric & Susan Lorch 234 Wester Brewlands Rd R-T

3692063777 3.91 Common Area Maple Grove POA NC Hwy 73 R-T

3682868928 7.79 SFD Thomas Comstock & Laura Casoni 251 Wester Brewlands Rd R-T

3682968610 1.606 Vacant Lot Ashley Rhodes & Jessica Harris 5730 NC Hwy 73 R-T

3682963765 9.31 SFD Edwin & Nancy Lewis 297 Wester Brewlands Rd R-T

3692060652 1.413 Vacant Lot Joshua & Jenna Howard NC Hwy 73 R-T
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PROPERTIES ON SOUTH SIDE OF NC HWY 73 

 The following chart provides a listing of properties that are 

located adjacent or abutting the section of the parent parcel 

where the proposed tower will be constructed. The property 

highlighted in yellow appears under related ownership. 

 
 Three of the properties have frontage along NC Highway 73, 

which is a consideration in the impact of the proposed 

development. Two of these properties have related ownership. 

Two of the parcels are under the same ownership and have 

access from Ingleside Farm Road, which represents the 

western boundary of the ELDD. The other two properties have 

access from Jane Hager Lane, which appears to be a private 

road extending from Ingleside Farm Road. 

PIN Acres Use Owner Address Zoning

3682992545 2.08 SFD Boyce Schronce 6704 Schronce Rd R-T

3692072569 14.276 Vacant Land Daniel & John Schronce NC Hwy 73 R-T

3692186220 51.887 MH and Land Carlton & Cynthia Evans 261 Inglesdide Farm Rd R-T

3692088784 10.533 MH and Land Heirs of Joyce Delorenzo et al 6790 Jane Hager Ln R-T

3682875861 0.706 SFD Heirs of Melvin Schronce 5639 NC Hwy 73 R-T

3692094418 17.073 Vacant Land Circle E Ranch, LLC Jane Hager Ln R-T

3693007918 83.153 Vacant Land Circle E Ranch, LLC 601 Ingleside Farm Rd R-SF

3682785350 14.697 Vacant Land Kenneth Tucker Trust et al NC Hwy 73 R-T
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ADJACENT/ABUTTING PROPERTIES CENTRAL SECTION 

 
 As we will discuss in the following section, the scope of the 

assignment is to determine whether the proposed development 

is in accordance with the Lincoln County UDO regarding the 

issuance of a conditional use permit and the development of 

wireless communications support structures. The items within 

our field of expertise are detailed in the following section. 

LINCOLN COUNTY UDO 

 As part of the assignment, I reviewed Chapter 9.11.8 

regarding the required findings of fact for a conditional use 

permit. The following was extracted from the Lincoln County 

UDO. 
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 The focus of this report is to address item C regarding 

potential impact on property values. We consider it pertinent 

that cellular service does serve a community function. This is 

pertinent to the proximity of East Lincoln High School, which 

is the location of significant use of wireless services as with 

most schools, churches and other places of gathering. 

Section 4.3.8 This section of the UDO addresses the development of 

Wireless Telecommunication Facilities. Some of these items 

are addressed by others. In the following section, we reiterate 

those items that are relevant to the potential impact on 

property values as identified in 9.11.8 of the UDO. 

Item A The proposed tower will be placed in a location and a manner 

which will minimize the visual impact on the surrounding 

area. As we will discuss later in the report, the developments 

in the area include a high level of above ground infrastructure 

including lighted towers. The existing vegetation in 

combination with the topography of the area will minimize 
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the visual impact of the proposed tower on the surrounding 

area. 

Item L The existing and proposed vegetative buffers will screen the 

base of the proposed tower. This reduces the visual impact of 

the tower on adjacent/abutting properties. 

Summary The items within our field of expertise focus on the aesthetic 

impact of the proposed development on values of 

adjacent/abutting properties. As we will detail in the 

following sections of the report, the location along the NC 

Highway 73 corridor, existing infrastructure and vegetation as 

well as anticipated growth patterns are all factors that 

contribute to our conclusions regarding the potential impact 

of value for adjacent/abutting properties. 

MARKET RESEARCH 

 Research of towers in the area is derived from 

Antennasearch.com. The tower locator showed 20 towers 

within a four-mile radius of the proposed site including the 

proposed tower. Only four of these towers were in excess of 

200 feet. We did not include the smaller towers as they do not 

require lighting and have a lower visual impact than the 

proposed tower. The following is a summary of the research 

of the four towers found in the immediate area. 

Lincoln County Towers During our research, we visited several towers in Lincoln 

County. The comparability of towers to the proposed 

development is a significant factor in developing a credible 

conclusion of the study. Towers are selected  for a variety of 

reasons including but not necessarily limited to: 

  Location – The proposed location is along one of the 

significant transportation corridors.  

  Surrounding Developments – The surrounding 

developments this section of the Highway 73 corridor 
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are primarily agricultural and residential with some 

commercial properties. 

  Construction Type/Height – The proposed tower is a 

lattice structure that requires lighting. The visual 

impact of this tower is higher than many other tower 

types. 

 The following towers are comparable to the proposed tower 

in that all of the towers have lighting, which is a requirement 

for towers in excess of 200 feet. 

 
 The first tower found is a lattice style tower comparable to the 

subject. The height of the stricture is 275 feet. The address of 

this tower is 6971 Quarry Lane, Denver, NC. As shown on the 

preceding aerial, this tower is located adjacent to a landfill. 

The juxtaposition of the landfill would skew any potential 

analysis of the data from the adjacent or abutting properties. 

Therefore, this is not a reliable indicator of the influence of 

the proposed tower. 
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 The second tower is located adjacent to the NC Highway 16 

corridor. The address for this tower is 1765 Triangle Circle in 

Denver. While most of the adjacent/abutting properties have 

a commercial application, the vacant site to the west sold 

recently as part of planned residential development. The sales 

price for this site was $1,116,000 for 19.236 acres. The fact 

that a planned residential development in such proximity to a 

tower has moved forward with the acquisition of the land is 

reflective of the impact on surrounding land values. 
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 The third tower found is located at 3446 Sadler Road in 

Stanley, NC. This sale is located in a more rural area of 

Lincoln County. The data for adjacent/abutting properties 

provided no insight on whether the tower had any impact on 

value. 

 
 As shown on the previous aerial, this tower is located near the 

subject. This is the tallest tower in the area. This is a guyed 
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tower that according to antennaeserch.com has a height of 

1,082 feet. The tower is lit and is visible from a significant 

distance. This tower is visible from all of the adjacent/abutting 

properties for the proposed tower. The presence of this tower 

and its significantly higher visual impact on the neighborhood 

are significant factors in the analysis. 

Conclusions There are few towers in the area that exceed 200 feet in height. 

We expanded our research, but could not find large towers 

without comparable surrounding developments. The most 

significant item from the research and tour of the neighborhood 

is the visual impact of the large tower across the street from the 

proposed development. 

Subject Neighborhood In addition to the market activity for existing towers, we also 

consider the surrounding developments for the subject. The 

question posed for this study is “would the development of the 

telecommunications support structure warrant a downward 

adjustment to adjacent properties?” 

 When considering an adjustment in an appraisal, the appraiser 

must consider all factors that could contribute to an 

adjustment. The aesthetics and location of the proposed 

development as well as the existing developments are a factor 

in developing our opinion. The factors considered in 

developing our opinion include but are not necessarily limited 

to: 

  The market has not shown a detrimental impact on 

development patterns in areas with visual influence 

from a tower as shown by the price paid for land for 

residential development adjacent to a larger tower. 

  The existing tower that is over four times taller than 

the proposed tower poses a significantly higher level 

of visual impact on the adjacent/abutting properties 

than the proposed development. 
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  The proposed development is located in a heavily 

wooded area that will screen a significant portion of 

the tower in all directions. 

  The electrical infrastructure in the area is significant 

and poses an additional visual influence on the area.  

  The proximity of the proposed development to NC 

Highway 73 is another factor in the analysis. 

Residential developments in the area provide buffers 

between the highway and single family developments 

through larger lot sizes and/or dedicated common 

areas. 

 All of these factors would contribute to the aesthetic appeal 

and a hypothetical valuation of adjacent/abutting properties. 

Properties with frontage along NC Highway 73 would likely 

consider the potential for future commercial development. 

The multitude of factors would indicate that multicollinearity 

for aesthetics exists for adjacent/abutting properties. 

Multicollinearity arises when multiple items correlate with 

each other. The multiple factors can cause a distortion of the 

impact of any of the factors individually without 

consideration for all of the factors that contribute to the 

common issue.  

 In the case of the proposed development, all of the properties 

include significant tree cover between the proposed tower and 

their respective improvements. These factors contribute to our 

conclusion that the proposed developed is in harmony with 

development patterns near the subject. To attribute any 

adjustment to the proposed development would be misleading 

and not result in a credible adjustment. In other words, the 

addition of a tower along a well-traveled road with numerous 

other influences including a tower over four times larger is not 

reasonable. 

Conclusions Therefore, it is our opinion that the proposed development if 

developed according to the plans provided will not 
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substantially injure the value of adjacent/abutting properties. 

Further, the existence of the tower and other infrastructure 

along the NC Highway corridor indicates that the proposed 

development is in harmony with the area.   

 
 
 
 

 
 
 
 

 
Michael P. Berkowitz 
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ADDENDA 



IMPACT STUDY 5958 NC HIGHWAY 73, IRON STATION, LINCOLN COUNTY, NC Page 27 of 36 

(LIN-003) MPB REAL ESTATE, LLC 

Certifications 
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CERTIFICATION OF THE ANALYST 

I, Michael P. Berkowitz, certify that, to the best of my knowledge and belief, 

1. The statements of fact contained in this report are true and correct. 

2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions 
and limiting conditions and are my personal, impartial, and unbiased professional analyses, 
opinions, and conclusions. 

3. I have no present or prospective interest in the property that is the subject of this report and no 
personal interest with respect to the parties involved. 

4. I have performed no services, as an appraiser or in any other capacity, regarding the property 
that is the subject of this report within the three-year period immediately preceding acceptance 
of this assignment. 

5. I have no bias with respect to the property that is the subject of this report or to the parties 
involved with this assignment. 

6. My engagement in this assignment was not contingent upon developing or reporting 
predetermined results. 

7. My compensation for completing this assignment is not contingent upon the development or 
reporting of a predetermined value or direction in value that favors the cause of the client, the 
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a 
subsequent event directly related to the intended use of this study. 

8. The reported analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the Uniform Standards of Professional Appraisal Practice. 

9. The use of this report is subject to the requirements of the Appraisal Institute relating to review 
by its duly authorized representatives. 

10. I have made a personal inspection of the property that is the subject of this report. 

11. No one provided significant real property appraisal assistance to the person(s) signing this 
certification other than those individuals having signed the attached report. 

 

 
Michael P. Berkowitz 
(NC State Certified General Real Estate Appraiser #A6169)  
(SC State Certified General Real Estate Appraiser #CG6277) 
 
 

August 20, 2018 
Date 

(Rev: 06/18/12) 
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ASSUMPTIONS AND LIMITING CONDITIONS 
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ASSUMPTIONS AND LIMITING CONDITIONS 

Limit of Liability 
The liability of MPB REAL ESTATE, LLC and employees is limited to the client only and to the 
fee actually received by our firm. Further, there is no accountability, obligation, or liability to any 
third party. If this report is placed in the hands of anyone other than client, the client shall make 
such party aware of all limiting conditions and assumptions of the assignment and related 
discussions. Further, client will forever indemnify and hold MPB REAL ESTATE, LLC, its 
officers, and employees harmless from any claims by third parties related in any way to the 
appraisal or study which is the subject of the report. Third parties shall include limited partners of 
client if client is a partnership and stockholders of client if client is a corporation, and all lenders, 
tenants, past owners, successors, assigns, transferees, and spouses of client. MPB REAL ESTATE, 
LLC will not be responsible for any costs incurred to discover or correct any deficiencies of any 
type present in the property, physically, financially, and/or legally. 

Copies, Distribution, Use of Report 
Possession of this report or any copy of this report does not carry with it the right of publication, 
nor may it be used for other than its intended use; the physical report remains the property of MPB 
REAL ESTATE, LLC for the use of the client, the fee being for the analytical services only. 

The bylaws and regulations of the Appraisal Institute require each member and candidate to control 
the use and distribution of each report signed by such member or candidate; except, however, the 
client may distribute copies of this report in its entirety to such third parties as he may select; 
however, selected portions of this report shall not be given to third parties without the prior written 
consent of the signatories of this report. Neither all nor any part of this report shall be disseminated 
to the general public by the use of advertising media, public relations, news, sales or other media 
for public communication without the prior written consent of MPB REAL ESTATE, LLC. 

Confidentiality 
This report is to be used only in its entirety and no part is to be used without the whole report. All 
conclusions and opinions concerning the analysis as set forth in the report were prepared by MPB 
REAL ESTATE, LLC whose signatures appear on the report. No change of any item in the report 
shall be made by anyone other than MPB REAL ESTATE, LLC. MPB REAL ESTATE, LLC shall 
have no responsibility if any such unauthorized change is made.  

MPB REAL ESTATE, LLC may not divulge the material contents of the report, analytical findings 
or conclusions, or give a copy of the report to anyone other than the client or his designee as 
specified in writing except as may be required by the Appraisal Institute as they may request in 
confidence for ethics enforcement, or by a court of law or body with the power of subpoena. 

Trade Secrets 
This report was obtained from MPB REAL ESTATE, LLC and consists of “trade secrets and 
commercial or financial information” which is privileged and confidential and exempted from 
disclosure under 5 U.S.C. 552 (b) (4) of the Uniform Commercial Code. MPB REAL ESTATE, 
LLC shall be notified of any request to reproduce this report in whole or in part.  
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Information Used 
No responsibility is assumed for accuracy of information furnished by or work of others, the client, 
his designee, or public records. We are not liable for such information or the work of 
subcontractors. The comparable data relied upon in this report has been confirmed with one or 
more parties familiar with the transaction or from affidavit or other sources thought reasonable; all 
are considered appropriate for inclusion to the best of our factual judgment and knowledge. An 
impractical and uneconomic expenditure of time would be required in attempting to furnish 
unimpeachable verification in all instances, particularly as to engineering and market-related 
information. It is suggested that the client consider independent verification as a prerequisite to 
any transaction involving sale, lease, or other significant commitment of funds for the subject 
property. 

Financial Information 
Our value opinion(s) have been based on unaudited financials, and other data provided to us by 
management and/or owners.  If these reports are found to be inaccurate, we reserve the right to 
revise our value opinion(s).  It is noted we are depending on these accounting statements as being 
accurate and our interpretation of these statements as being accurate as well.  If these assumptions 
later prove to be false, we reserve the right to amend our opinions of value. 

Testimony, Consultation, Completion of Contract for Report Services 
The contract for report, consultation, or analytical service is fulfilled and the total fee payable upon 
completion of the report, unless otherwise specified. MPB REAL ESTATE, LLC or those assisting 
in preparation of the report will not be asked or required to give testimony in court or hearing 
because of having made the report, in full or in part, nor engage in post report consultation with 
client or third parties except under separate and special arrangement and at an additional fee. If 
testimony or deposition is required because of any subpoena, the client shall be responsible for 
any additional time, fees, and charges, regardless of issuing party.  

Exhibits 
The illustrations and maps in this report are included to assist the reader in visualizing the property 
and are not necessarily to scale. Various photographs, if any, are included for the same purpose as 
of the date of the photographs. Site plans are not surveys unless so designated.  

Legal, Engineering, Financial, Structural or Mechanical Nature, Hidden Components, Soil 
No responsibility is assumed for matters legal in character or nature, nor matters of survey, nor of 
any architectural, structural, mechanical, or engineering nature. No opinion is rendered as to the 
title, which is presumed to be good and marketable. The property is appraised as if free and clear, 
unless otherwise stated in particular parts of the report. The legal description is assumed to be 
correct as used in this report as furnished by the client, his designee, or as derived by MPB REAL 
ESTATE, LLC.   

MPB REAL ESTATE, LLC has inspected as far as possible, by observation, the land and the 
improvements; however, it was not possible to personally observe conditions beneath the soil, or 
hidden structural, mechanical or other components, and MPB REAL ESTATE, LLC shall not be 
responsible for defects in the property which may be related. 

The report is based on there being no hidden, unapparent, or apparent conditions of the property 
site, subsoil or structures or toxic materials which would render it more or less valuable. No 
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responsibility is assumed for any such conditions or for any expertise or engineering to discover 
them. All mechanical components are assumed to be in operable condition and status standard for 
properties of the subject type. Conditions of heating, cooling, ventilation, electrical, and plumbing 
equipment are considered to be commensurate with the condition of the balance of the 
improvements unless otherwise stated.  We are not experts in this area, and it is recommended, if 
appropriate, the client obtain an inspection of this equipment by a qualified professional. 

If MPB REAL ESTATE, LLC has not been supplied with a termite inspection, survey or 
occupancy permit, no responsibility or representation is assumed or made for any costs associated 
with obtaining same or for any deficiencies discovered before or after they are obtained. No 
representation or warranties are made concerning obtaining the above mentioned items.  

MPB REAL ESTATE, LLC assumes no responsibility for any costs or consequences arising due 
to the need, or the lack of need, for flood hazard insurance. An agent for The Federal Flood 
Insurance Program should be contacted to determine the actual need for Flood Hazard Insurance. 

Legality of Use 
The report is based on the premise that there is full compliance with all applicable federal, state 
and local environmental regulations and laws unless otherwise stated in the report; further, that all 
applicable zoning, building and use regulations, and restrictions of all types have been complied 
with unless otherwise stated in the report. Further, it is assumed that all required licenses, consents, 
permits, or other legislative or administrative authority, local, state, federal and/or private entity 
or organization have been or may be obtained or renewed for any use considered in the value 
estimate. 

Component Values 
The distribution of the total valuation in this report between land and improvements applies only 
under the existing program of utilization. The separate valuations for land and building must not 
be used in conjunction with any other report and are invalid if so used.  

Auxiliary and Related Studies 
No environmental or impact studies, special market study or analysis, highest and best use analysis, 
study or feasibility study has been required or made unless otherwise specified in an agreement 
for services or in the report. 

Dollar Values, Purchasing Power 
The market value estimated and the costs used are as of the date of the estimate of value, unless 
otherwise indicated. All dollar amounts are based on the purchasing power and price of the dollar 
as of the date of the value estimate.  

Inclusions 
Furnishings and equipment or personal property or business operations, except as specifically 
indicated and typically considered as a part of real estate, have been disregarded with only the real 
estate being considered in the value estimate, unless otherwise stated. In some property types, 
business and real estate interests and values are combined. 
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Proposed Improvements, Conditional Value 
Improvements proposed, if any, onsite or offsite, as well as any repairs required, are considered 
for purposes of this report to be completed in a timely, good and workmanlike manner, according 
to information submitted and/or considered by MPB REAL ESTATE, LLC. In cases of proposed 
construction, the report is subject to change upon inspection of property after construction is 
completed.  

Value Change, Dynamic Market, Influences, Alteration of Estimate 
The estimated value, which is defined in the report, is subject to change with market changes over 
time. Value is highly related to exposure, time, promotional effort, terms, motivation, and 
conditions surrounding the offering. The value estimate considers the productivity and relative 
attractiveness of the property physically and economically in the marketplace.  

In cases of reports involving the capitalization of income benefits, the estimate of market value or 
investment value or value in use is a reflection of such benefits and MPB REAL ESTATE, LLC' 
interpretation of income and yields and other factors derived from general and specific client and 
market information. Such estimates are as of the date of the estimate of value; thus, they are subject 
to change as the market and value is naturally dynamic. 

The “estimate of market value” in the report is not based in whole or in part upon the race, color, 
or national origin of the present owners or occupants of the properties in the vicinity of the property 
appraised. 

Report and Value Estimate 
Report and value estimate are subject to change if physical or legal entity or financing differ from 
that envisioned in this report. 

Management of the Property 
It is assumed that the property which is the subject of this report will be under prudent and 
competent ownership and management. 

Hazardous Materials 
Unless otherwise stated in this report, the existence of hazardous substances, including without 
limitation, asbestos, polychlorinated biphenyls, petroleum leakage, or agricultural chemicals, 
which may or may not be present on the property, or other environmental conditions, were not 
called to the attention of nor did MPB REAL ESTATE, LLC become aware of such during their 
inspection. MPB REAL ESTATE, LLC had no knowledge of the existence of such materials on 
or in the property unless otherwise stated. MPB REAL ESTATE, LLC, however, is not qualified 
to test such substances or conditions. If the presence of such substances such as asbestos, urea 
formaldehyde foam insulation, or other hazardous substances or environmental conditions, may 
affect the value of the property, the value estimate is predicated on the assumption that there is no 
such condition on or in the property or in the proximity that it would cause a loss in value. No 
responsibility is assumed for any such conditions, nor for any expertise or engineering knowledge 
required to discover them.  

Soil and Subsoil Conditions 
Unless otherwise stated in this report, MPB REAL ESTATE, LLC does not warrant the soil or 
subsoil conditions for toxic or hazardous waste materials. Where any suspected materials might 
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be present, we have indicated in the report; however, MPB REAL ESTATE, LLC are not experts 
in this field and recommend appropriate engineering studies to monitor the presence or absence of 
these materials. 

Americans with Disabilities Act (ADA) 
“MPB REAL ESTATE, LLC has not made a specific compliance survey and analysis of this 
property to determine whether or not it is in conformity with the various detailed requirements of 
the Americans with Disabilities Act (ADA), which became effective January 26, 1992. It is 
possible that a compliance survey of the property together with a detailed analysis of the 
requirements of the ADA could reveal that the property is not in compliance with one or more of 
the requirements of the Act. If so, this fact could have a negative effect upon the value of the 
property. Since MPB REAL ESTATE, LLC has no direct evidence relating to this issue, we did 
not consider possible non-compliance with the requirements of ADA in estimating the value of the 
property.” 
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Qualifications of the Analyst 
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QUALIFICATIONS OF THE ANALYST 

Michael P. Berkowitz 
MPB Real Estate, LLC 

1430 South Mint Street, Suite 102 
Charlotte, North Carolina 28203 

(704) 334-4686 
FAX (704) 334-2759 

 

EDUCATION AND CREDENTIALS 
 Duke University 

Major: Economics 1985-1989 

 Central Piedmont Community College 
R-1 -  Introduction to Real Estate Appraisal, 2002 
R-2 -  Valuation Principles and Procedures, 2002 
R-3 - Applied Residential Property Valuation, 2002 
G-1 -  Introduction to Income Property Appraisal, 2003 

 Bob Ipock and Associates 
G-2 -  Advanced Income Capitalization Procedures, 2003 
G-3 - Applied Property Income Valuation 2004 

 Appraisal Institute 
520 Highest and Best Use and Market Analysis, 2004 
Seminar Rates, Multipliers and Ratios 2005 
530 Advanced Sales Comparison and Cost Approaches 2006 
Seminar Apartment Appraisal, Concepts & Applications 2009 
Seminar Appraising Distresses Commercial Real Estate 2009 
Seminar Appraising Convenience Stores 2011 
Seminar Analyzing Operating Expenses 2011 
 

AFFILIATIONS AND ACTIVITIES 
 Association Memberships 

North Carolina State Certified General Real Estate Appraiser, October 2006, Certificate No. 
A6169 

RELATED EXPERIENCE 
 Provided real estate consulting services for a variety of clients including real estate brokers, 

property owners and financial planners 
 Performed financial feasibility studies for multiple property types including golf communities, 

and renovation projects. 
 Developed plan for self-contained communities. 
 Race Track expertise 
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APPRAISAL EXPERIENCE 
A partial list of types of properties appraised include: 
Retail Properties, Single and Multi-Tenant, Proposed and Existing 
Office Single and Multi-Tenant Proposed and Existing 
Mixed-Use Properties, Proposed and Existing 
Industrial Properties, Warehouse, Flex and Manufacturing 
Vacant Land 
Condemnation 
C-Stores 
Race Tracks 

CLIENTELE 

Bank of America 
Transylvania County 
Cabarrus County 
Mecklenburg County 
City of Statesville 
NC Department of Transportation 
Henry County, GA 
Town of Loudon, NH 
First Citizens Bank 
RBC Centura Bank 
City of Charlotte 
City of Concord 
Union County 
BB & T 
Aegon USA Realty Advisors 
Sun Trust Bank 
First Charter Bank 
Regions Bank 
Charlotte Housing Authority 
Alliance Bank and Trust 
Duke Energy Corporation 
Jim R. Funderburk, PLLC 
Hamilton, Fay, Moon, Stephens, Steele & Martin 
Senator Marshall A. Rauch 
Perry, Bundy, Plyler & Long, LLP 
Robinson, Bradshaw & Hinson 
CSX Real Property 
Baucom, Clayton, Burton, Morgan & Wood, PA 
City of Mount Holly 
Our Towns Habitat for Humanity 
Parker, Poe, Adams & Bernstein, LLP 
Central Carolina Bank 
Southern Community Bank and Trust 
 


