LINCOLN COUNTY PLANNING & INSPECTIONS DEPARTMENT
115 W. MAIN ST., LINCOLNTON, NORTH CAROLINA 28092
704-736-8440 OFFICE
704-736-8434 INSPECTION REQUEST LINE

To:

Board of Commissioners
Planning Board

From: Randy Hawkins, Zoning Administrator
Date: April 9, 2020
Re:

PD #2021-1
Ranger Island Marina Associates, applicant
Parcel ID# 02446, 32529, 32530, 32531, 32533, 33110, 56307, 57284 and 57413

The following information is for use by the Lincoln County Board of Commissioners and
the Planning Board at their joint meeting/public hearing on May 3, 2021.
Request
The applicant is requesting the rezoning of 11 acres from R-SF (Residential-Single
Family) to PD-R (Planned Development-Residential) to permit 27 attached single-family
dwelling units, either townhomes or condominiums, and three lots for single-family
detached homes. Six multi-unit buildings are proposed, with the smallest containing three
homes and the largest seven.
Site plans and proposed development provisions have been submitted as part of the
rezoning application. Also included are minutes from a March 3 community involvement
meeting. The applicant revised the original submittal following the virtual community
meeting and a subsequent in-person meeting with area residents. Among the revisions:
a reduction in the proposed number of attached units to 27 from the original 30 and the
addition of on-street parking spaces.
Site Area & Description
The subject property is located on Ranger Island Road, Mozelle Sherrill Drive and
Ranger Island Marina Road and borders Lake Norman. The three lots for single-family
homes would be located on what’s known as Ranger Island, which is connected to the
rest of the subject property by a narrow strip of land.
This property is adjoined by properties zoned R-SF. Land uses in this area are
residential and recreational. The subject property is part of an area designated by the
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Lincoln County Land Use Plan as Single-Family Residential, suitable for single-family
detached homes with a density of one to two dwelling units per acre. The proposed
density in this case is 2.7 dwelling units per acre
The proposed development would be served by county water and partially by county
sewer. Eight existing sewer taps are located on the property and can be utilized by the
proposed development, but the low-pressure sewer lines that serve this area cannot
accommodate the rest of the proposed development. Instead, most of the proposed
homes would be served by a septic system featuring a large common drainage field.
Waiver Requests
As part of the development proposal, the applicant is requesting waivers from two of
the Unified Development Ordinance’s subdivision standards for the proposed three lots
for detached homes to allow the existing road to the island to be utilized and extended.
The waiver requests involve the UDO’s requirements that all subdivision roads meet the
construction standards of the N.C. Department of Transportation and that all lots have
frontage on a dedicated right-of-way. The Planning Board will hear and decide on the
waiver requests following the rezoning hearing.
Staff’s Recommendation
Staff recommends approval of the rezoning request. See proposed statement on
following page.

Page 2 of 2

LINCOLN COUNTY PLANNING & INSPECTIONS DEPARTMENT
115 W. MAIN ST., LINCOLNTON, NORTH CAROLINA 28092
704-736-8440 OFFICE
704-736-8434 INSPECTION REQUEST LINE

Zoning Amendment
Staff’s Proposed Statement of Consistency and Reasonableness
Case No.

PD #2021-1

Applicant

Ranger Island Associates, LLC

Parcel ID#

02446, 32529, 32530, 32531, 32533, 33110, 56307, 57284 and 57413

Location

Ranger Island Road, Mozelle Sherrill Drive and Ranger Island Marina
Road
Proposed amendment
Rezone from R-SF to PD-R to permit 27 attached singlefamily dwelling units and three lots for single-family
detached homes

This proposed amendment is not consistent with the Lincoln County Comprehensive Land
Use Plan and other adopted plans in that:
This property is part of an area designated by the Lincoln County Land Use Plan as
Single-Family Neighborhood, which calls for single-family detached homes and a
density of 1-2 dwelling units per acre.

This proposed amendment is reasonable in that:
This is a redevelopment plan for the site of a grandfathered manufactured home park
with 34 spaces. The plan calls for fewer dwelling units than the number of spaces for
manufactured homes. The proposed attached homes are single-family units. The plan
would provide a housing option that is in demand.

Property ID
4613-64-8469
4613-64-3491
4613-64-6674
4613-64-3436
4613-64-0667
4613-64-4337
4613-64-1640
4613-64-5238

Acreage
5.734
0.376
1.047
0.373
0.401
0.375
0.729
1.150

Parcel #
02446
32529
32530
32531
32533
56307
57413
57284

Deed Book-Page
3000-615
2972-345
2974-345
2974-345
2974-345
2974-345
2974-345
3000-615

Ranger Island Development
Community Involvement Meeting
Lincoln County
March 3, 2021

1. Attendees
a. Development Team
i. Shane Buckner
ii. David Dupree
iii. Shane Seagle
iv. James Jones
v. Kevin Vogel
vi. Cameron Fox
vii. Cindy Reid
b. County
i. Andrew Bryant
ii. Randy Hawkins
2. Brief introduction from the Town
a. Explanation of Ground Rules for the Community Involvement Meeting.
3. Development Team presentation
a. PowerPoint presentation attached.
b. Key Topics Discussed by Developer
i. Low Density Development – lower than trailer park density if park is fully
developed as it is allowed to be
ii. Abandoned mobile homes – hazardous conditions
iii. Low pressure sewage system – hired professionals to help with this
iv. Trailer park homes are grandfathered and can be replaced and increased
v. Negative impact study by EPA regarding mobile homes
vi. Health concerns surrounding mobile homes
vii. Traffic impact – new development is less than current mobile home park
viii. Working with Duke Energy to clean up some of the boat docks
ix. Zoning – Planned Development-Residential (PD-R) not Multi-Family
x. Community Benefits
1. Road improvements
2. New monitored wastewater system
3. More open green space – 3.67 acres
4. Different housing choices
5. Replace rented mobile homes with single-family homes
6. Retain important lake buffers
4. Summary of community comments, questions, and answers:
a. Summary of Community Comments

i. There are only about 15 residents living in the trailer park at this time, many of
the trailers are only used part-time or abandoned.
ii. The Graham St. development was denied by commissioners because it did not
fit the surrounding character of the area. The commissioners then said that the
predominant development in the area is 2 houses per acre. So, there should
only be about 15-20 single-family homes on this property based on that
determination.
iii. Traffic is a big issue with everyone in the area. There will be a difference in
traffic since the trailer park is barely used, especially compared to a 3-story
townhome development. More people will live in this new project than
currently live in the trailer park.
iv. This development does not conform to the residential character of the area, and
it appears that the developer is motivated by financial reasons.
v. There is not a need in Denver for more multi-family housing.
vi. Recent developments in the area have saturated the market and burdened
Unity Church Rd. with more people and more traffic.
vii. Concerns about drainage with the introduction of building materials for the new
project. Some residents desire some type of impact fee the developer would be
required to pay to mitigate this.
viii. Concerns regarding the setback from Lake Norman.
ix. Concerns that there are not adequate public facilities for this development.
x. Concerns with on-street parking and guest parking.
xi. Many residents worry about the stress on the septic system, don’t want runoff
going into Lake Norman.
xii. There are a lot of docks in disrepair, but some are not. There needs to be
further discussion with residents, the developer, and Duke Power to solve any
of these issues.
xiii. Concerns regarding notice for work done on the property and notice for when
the residents of the trailer park would need to move out.
xiv. Road improvement is a major issue and many of the residents want the
developer to improve the roads to account for the added traffic.
xv. The roads are narrow and dangerous for children playing in the area or waiting
for the bus in the morning. Residents want the developer to take measures to
mitigate this.
xvi. Concerns over the 3-story structures blocking people’s views of the lake.
xvii. Stormwater runoff is a concern for many residents.
xviii. Concerns about short term rentals (STRs) bringing more people and traffic to
the area.
xix. Concerns about the stress to Unity Church Rd. and Normandy Rd. because of
other developments and the new beach going in.
xx. Some residents would rather see 15-20 single-family homes rather than the
townhomes.
xxi. Concerns regarding emergency vehicle access to the area and whether or not
Unity Church Rd. and surrounding roads can handle the stress.

b. The un-bolded sections are the discussion and questions presented by members of the
community. Sections in bold lettering are responses by the Developer or County
(identified at the beginning of each answer).
c. Questions to Staff
i. Confirming the sites grandfathering under the current UDO allows for 38 mobile
homes. Yes the applicant is correct.
ii. The allowance of short-term rentals on the site? At this point in time Lincoln
County has no regulations that restrict short-term rentals.
iii. What is the future plan for on-site green space area if its no longer used for site
septic? Under this PD-R this site can only be used for the plan that is
submitted, so if green space is identified on the site, it could not be
repurposed for more townhomes without further approval and process.
iv. What year was the TIA used in the model? The numbers presented are
provided by the Institute of Transportation Engineers and it is the industry
standard used in all traffic studies by the Town, and Town confirms that
applicant’s numbers are correct.
v. Impact fee requirements? In North Carolina impact fees are not allowed under
the general statutes.
d. Open Discussion – Questions from virtual attendees and responses from County and
Developer
i. Carol Doyle – Lived right next to the development for many years, she has
walked the property recently and does not believe the traffic and density
numbers for the current mobile home development are incorrect. There are
maybe 15 residents living in the mobile home park right now. In 2017 a similar
development on Graham was proposed and denied by the Commissioners, what
has changed since then? Why are the townhomes better than single-family
homes? The predominant development in the area is 2 houses per acre. So why
is this even considered if a precedent has been set? Why can’t there be 18-20
single-family homes instead of townhomes. Most of the townhome residents
are only there part time. This developer should know about the Graham Street
development being turned down, and since they do not, they are not intelligent.
Developer: There are 28 residents that pay rent every month. Townhomes will
allow for people to have a second home where they perhaps only live there
part time. There was study done to understand the product need, and people
are looking for options similar to this with less of a yard and are downsizing in
product size and price. COVID has impacted this product need.
ii. Jeff Pariano – Lincoln County Planning Board Member. Traffic impact is the big
issue. There is a difference between single-wide mobile home parks to a 3-story
townhome development. He has found that typically the families have gone
from 2.2 people/generations of people living at home on average, there are inlaws, grandparents, college kids that are all moving back. So more square
footage and the same number of units would still bring more people living in the
townhomes. He guesses it will have more of a traffic impact than the developer
has said. Developer: The numbers are from the Traffic Institute; the developer

did not make them up. These are 3-bedroom dwellings, and this is comparable
to the single and double-wide trailers. The density will remain relatively stable
just upgrading the product. In this market the people interested in this
product are the “empty-nesters”, ready to downgrade their home but
maintain their lifestyle. Young families most likely will not be attracted to a
$1 million townhome.
iii. Dave James – He owns 1.5 acres across from the project and also developed the
5 acres across from the development that was trailers as well. He contemplated
townhomes and condos at the time but this neighborhood is very residential so
it didn’t make sense to him to change it. This project doesn’t seem like there is
any reason to change to condos/townhomes other than financial reasons.
Residential houses are selling in Denver and they are not a need for Denver.
There are other developments that are putting in multi-families where people
could move if they want to downsize. Thinks townhomes don’t belong because
this development is surrounded by residential, and the developer should just
build 15-20 single family homes and he could still make a good profit.
Developer: The key here is that they are creating a different product, the
townhomes are still single-family. This is truly a unique product because other
developments in the area don’t offer the location right on Lake Norman.
Product is marketable and will be desirable to a lot of people. There are a
number of single-family homes around Lake Norman homes that you can
purchase, there are a limited number of attached townhomes on Lake Norman
of this quality that you can purchase.
iv. Katharina Centers – Lives by Normandy Rd. A lot of people are worried about
this development because there are 4 quads that went up on One Cherry Lane
and have completely saturated the area. There was a comment that traffic isn’t
an issue on Unity, but it really is, especially when COVID ends. Getting the kids
to school is tough and the traffic can back up to the church. The impact of the
concrete and parking lots can impact the drainage in the area and impact
adjacent neighborhoods. Normandy Rd. has experienced a lot of flooding
because of displacement of water. An impact study needs to be considered, her
home has been impacted by $10,000+ in water issues and houses are being
destroyed on Normandy because of development. How will this development
impact water issues? She is from Florida, they have impact fees on developers.
In North Carolina this is not legal. Are there any requirements related to impact,
1 Cherry Lane is awful, even though it is an over 50 development there are bus
stops there now because of all the kids in there it is clearly not an over 50, there
are no sidewalks, it is a country road, there are hundreds of people there. Is
there anything that this community can do that is going to help the community
so the tax payers don’t have to fix everything with their money? With all the
money developer is making, what will they do to help better the area and
community? Can there be some type of impact fee that isn’t called an impact
fee but acts like an impact fee? Developer: This will enhance the tax base and
this is of tremendous value to the community. Compared to mobile homes

that are taxed at a much lower price. Drainage is always a concern for a new
development. They are adhering to the state and counties low-density
development threshold, they limit the amount of BUA and single-family
dwelling units. They will also be removing a majority of the impervious area
that is right up against the lake now, the buffers will be reestablished.
Stormwater will be addressed by design, the stormwater will be distributed
throughout the site and will drain itself over the existing vegetative features,
the grass will promote infiltration, they will limit the number of pipes they put
in the development. The stormwater will be disbursed and the reestablished
buffers will increase the water quality and reduce the amount of water going
to any one location. Right up against the lake so what falls on this property
will be draining to the lake from these buffers. So going to the low-density
threshold and working with the state and local should mitigate any
stormwater impacts.
v. Linda Ostergard – Riparian rights in that 30’ setback, but in a portion of the plan
shows that the developer will be infringing on that 30’ setback. How are they
going to handle this with Duke? Developer: There is a 50’ buffer which will
reestablish, there is a lot of existing impervious area, any impervious area that
is within the area will be permitted with the state that controls the buffer
along the lake’s edge. The amount of impervious area is reduced greatly, and
some of that impervious area is existing impervious area, they are not creating
this area- they are improving this. There are 2 different buffers, the 50’ and 30’,
the 30’ is an undisturbed buffer however it is not shown on the map. It is her
understanding that undisturbed means undisturbed and if you disturb it you
don’t get a waiver to disturb it then it would be violation of the regulation, is
that not correct? Developer: That road is existing and the developer would not
be removing that road, it is grandfathered in. The state regulates those buffers
and they will work to make sure they are in strict conformance with all of the
requirements. She is opposed to this, the developer has done a great job with
the look of the development, however, the county does have an adequate
public facilities (APF) clause and the Town obviously does not have APF to
support this design for a rezoning. They don’t have sewer capacity and there is
not right of way (ROW) reservation along Unity Church Rd. to support any future
expansion of the road itself. There is also a great amount of undeveloped
acreage on the peninsula that will fall under single-family dwellings. If this
design is built it will burden the infrastructure even further, not to mention that
beach that is going in here. The beach will absolutely destroy the quality of life
of the folks that need to use Unity Church on a daily basis. Also understands
that the stormwater mitigation that is planned is not adequate during heavy
rainfalls. Also understands that the developer is requesting a waiver of roads
because they cannot be constructed to Lincoln County ROW standards. The only
exit on this entire peninsula is Unity Church Rd. and Business 16. These roads
are already listed as failed intersections and a rezoning to a denser land use
would make that problem worse. Single-family homes have a large tax base

around the lake, so tax base would be increased even further with a nice singlefamily home, that is consistent with the rest of the peninsula. The docks
currently in existence do not meet current regulations, as they deteriorate, they
cannot be replaced. There is no provision in the plans for guest parking, the
road since they won’t meet county standards, are not adequate for on-street
parking so there are no considerations for guest parking. County: Adequate
public facilities provision has been ruled invalid by NC State courts, similar to
the impact fees mentioned earlier. Developer: There will be adequate room
for septic fields. There is tandem parking at all of these units so they do have
guest parking accounted for. With regards to impervious area, their
conversations with the state, there are structures that are in the impervious
setback area, this project will help to clean that up. Working with Duke Power,
when developer brought this to Duke they breathed a sigh of relief and said
they would love to work with them to solve the boat dock situation. Some of
the docks are hazardous and they will work with Duke to clean that up.
vi. Rae Watson Smythe – Septic issues have been brought up several times. There
is a huge difference between a single-family home being on a septic system then
30 houses being on one septic system. Developer says they have septic system
tank specialists looking at this, if this fails it goes into the lake. What are you
going to do to safeguard? Developer: There will not be failure that goes into
the lake, there are more failures that go into the lake with lift stations
operated by the municipalities. There is a large greenfield area that will
capture most of that system between Mozelle Sherrill Dr. and Ranger Island
Rd. They are required to have backup or secondary/redundant drain fields for
this as well. These specialists do this type of work all the time and are experts
in this type of septic management. Currently, every system out there is an
individual system and its more likely to have an individual system failure than
there is to have a large system failure because the large septic system will be
monitored much more thoroughly. Do not foresee any spill issues that you
would see in a large pump station.
vii. Sam & Sue Rotolo – Regarding the docks, developer commented that the docks
are in disrepair, this is not quite true. There are a lot of docks that are in
disrepair and not used at all anymore. But his dock is in perfect condition,
permitted by Duke, have the tag from Lincoln County for fire and rescue. What
are you doing about the docks if the developer makes them vacate, are they
buying them back? Developer: Still working with Duke about all the docks and
understanding the situation. County: Tough to give an answer to this question
at this time. There isn’t a response to this because they are still working with
Duke to get a grasp on the situation and what the eventual plan will be, what
they can and can’t do and what a transition plan would be, these will be
handled as private matters between the parties. Sam said he didn’t realize that
Duke Power was an investor in the project. County: Duke Power is the entity
that permits and regulates the permits of the dock structures on Lake Norman,
and they would be a critical party to any ongoing conversations with the

docks. Since the docks have already been authorized by Duke Power, what else
do they have to add about this? County: Difficult issue/question to understand,
not sure what Sam is asking, perhaps they can meet later to discuss these
issues. On Ranger Island there are a number of mobile homes that would need
to be moved, are the residents on Ranger Island going to get significant notice
to move? Developer: At least 90 days and potentially up to 6 months notice.
When they get notice to move will they suspend the lot fees they are currently
paying for rent? Developer: When the project moves forward they will make
sure everyone has adequate time to move and will not put anybody in
jeopardy to make sure everyone will get moved successfully. I thought Marina
Rd. was under the highwater mark and unbuildable. County: On the current
version of the FEMA flood map Ranger Island was completely inundated by
the 1% annual chance flood event, those maps have been studied and due to
the topography and elevation of Ranger Island, FEMA has issued a letter of
map amendment indicating that essentially most of the central portion of the
island is above the base flood elevation and has been removed from that
effective several weeks ago. Knew this was likely incorrect and engineering
studies and FEMA confirmed this. Last February there was a full pond across
the road there.
viii. Burney – Related to the public roads that immediately surround the greenway
area, are there going to be any improvements to those public roads? Developer:
These roads are NCDOT roads and they are not allowed to make any
improvements without their permission, so there are no plans for that. Looks
like the road at Mozelle Sherrill and Ranger Island has been modified.
Developer: The ROW has been modified there a little bit to properly align the
road. Where does the public stop and the private begin on Ranger Island Marina
Rd. Developer: Begins at the intersection at Mozelle Sherrill and Ranger Island
Marina.
ix. Becker – Concerned by the project. Since it is an NCDOT road, biggest concern is
with having small children on Ranger Island, she lives right across from the
trailers and a lot of them don’t live there full time or are abandoned. So the
traffic will probably increase because of multi-use and heavy density like this
compared to single-family lots. Biggest concern with this many townhomes
across from her property would be increase in traffic, also with the beach
coming in, and 3 Cherry Way already being fully developed, its hard for her to
pick up her kids at 3:30, busses backing up, children walking down the road. This
project will increase the amount of people on Unity Church Rd. Beach is also
going in, and its scary if an emergency situation happens, ambulances have
been going on, then there is the beach, or a house is on fire, what if we have to
evacuate off the peninsula, what if there are multiple responses on Unity
Church there would not be enough room for the emergency vehicles to come
down Unity Church because people can’t pull off the road. Single-family would
be the best way to do this because of the 2 single-family homes to 1 acre
precedent that Carol Doyle mentioned. Super concerning living on Ranger

Island, we are going to kick all this traffic down for us when traffic is already bad
enough. There is no planning for Ranger Island since it is a NCDOT road, would it
be better for the developer to talk to NCDOT and put in speed bumps along
Ranger Island Rd. and Ranger Island Marina Rd. to slow down people since the
biggest concern on Unity Church is that the speed limit was moved down to 35
MPH, and her road is 35 MPH too so if there is a concern on Unity Church there
is probably one on her street as well. Is this something that the developer
should do or is this something that the residents need to bring these concerns
up themselves? Also, would you be able to put up a main entrance in across
from Primm Rd. Think it would be better to have the main entrance going down
Mozelle Sherrill drive so they can do a 4 way stop. I am sure there will be
families moving into the townhomes and there will be more children there. A
big concern in the morning is children standing on the corner of Ranger Island
and Primm and drivers can’t see them in the dark when they are leaving for
work. Would the developer consider putting a light at the end of Mozelle
Sherrill and Primm so children can stand there for safety concerns? Developer:
Currently this area is approved for 38 mobile homes, someone could buy it
and put 38 mobile homes there and this would create more traffic than the
proposed project. Townhomes generate less traffic per doorknob than singlefamily homes, almost 2 to 1 ratio, most larger single-family homes will be
more family oriented compared to these townhomes. There isn’t any interest
in changing the entrance but if a light would help with the bus stop or
something like that, a light post/lamp not a traffic light, then they would
certainly be glad to talk about this with the neighbors. There will not be a
significant change in traffic from this project to what there is today.
x. Sarah Greene – Piggyback on the previous speaker. Wants to go on record as
being against multi-family units on the property as said by the County
Commissioners with the development off Graham Rd. just a few years ago. It is
not in keeping with the surrounding development, single-family homes would
be more so and should bring as much profit in for the developers and she
doesn’t want to be threatened by 38 mobile homes that someone could build
because nobody is going spend $2.4 million on this land and then put in 38
mobile homes, this should not even come up. Would also like to say that 2
entrances into this area would be best for traffic flow and emergency vehicles
and for keeping with the surrounding neighborhood. Developer: Not a threat of
38 mobile homes, just comparing apples to apples, we aren’t looking at vacant
piece of property that currently has no residents on it, this property is
grandfathered and could potentially have 38 mobile homes. This project
creates less traffic and less density based on the data when compared to the
mobile home park currently in place. They were very intentional about
addressing traffic and density issues after meeting with the County and design
team, they went through the process to try to make sure the development
they are creating would be considered a better environment that is there
today.

xi. Commissioner Bud Cesena – Stormwater is a huge concern, especially as we
move through stormwater ordinance process, there have been developments in
the Denver area where stormwater and runoff have become a significant issue,
and this is why they are working on the stormwater ordinance. Would like to
see a well thought out plan as to how the stormwater is going to go before any
decisions are made on the board. Appears that these townhomes will have 3
stories, who will this block? Will people’s views be blocked? Prefer not to have
the issues that are happening with the apartments at Sugar and Beech
Mountain, we need to be cognizant of the height of any of the buildings. The
zoning allows 3 stories but lets see who that blocks before we allow that.
Flooding is an issue, has heard conflicting things about whether it will flood,
when was the last time it flooded and what is the history of the water in that
area? Is the developer willing to put covenants on the property concerning short
term rentals (STR). This has become a big issue in Denver Westport and east
Lincoln County, would be very in favor of a covenant against STRs.
xii. Mary Jane Zimmerman – Main concern about all of this is safety. Unity Church
Rd. is one road in one road out. Everyone has already talked about all the mess
with traffic, especially in the summer when Beatties Ford is very active and they
are going to put in a beach. How has that worked for Jetton? How many have
heard about bussing people into Jetton Beach. So, we have one road in same
road out, we got by Ranger Island Rd. and the intersection of Normandy and
Unity Church has not been changed and its always been dangerous and we’ve
always been promised that something will be done about it. Ranger Island Rd. is
one road in one road out, Ranger Island Marina Rd. is one road in one road out,
the little complex there is one road in one road out. More cars will be coming in
because of this project. Stop saying we could get 38 trailers on there, this is not
true because once those trailers are moved they cannot be replaced. Asphalt
roads and trucks coming in and destroying the roads and the children in the
neighborhood should matter too. There is still a 200 unit high unit complex
being absorbed into the neighborhood. They come down to walk on our roads
because they are scared to walk on Normandy and Unity Church. There is a
safety problem. This is all about the kids, all about safety, all about protecting
the neighborhood. She has neighbors that ride bikes and they stand out there to
catch the bus in the dark, there isn’t even a bus turnaround for the bus, they
pull up on the grass to turn around. Everything is not ducky, it is not safe to
bring in more traffic. The area’s infrastructure is not ready for this. This little
complex is high density housing period. It was said that they can tandem park
here but when they get more than 1 visitor they will be parking on these
pathetic asphalt road. There is no sidewalks or berms. If there is an accident at
the nuclear plant the neighbors won’t be polite getting off Ranger Island and
Unity Church, there isn’t even a sidewalk or berm to walk or drive on. This
would turn a safe little community into a safety hazard. One road in one road
out times 4. If you are going to tear up our roads and inconvenience us to death
about getting this built what are the neighbors getting out of this other than

aggravation? There is your question. I am just scared for the children, she is
elderly and it is no big deal for her. Developer: Would love to meet and talk
about these issues. One point is that we are talking about changing this area
to $700k+ townhomes with people and families who will have the same
sentiments and be sensitive to the safety of the area. They will be adding
sidewalks to their portion of the property. What about sidewalks on our
property? The developer gets all the money and we get nothing. It would be
nice to coordinate creation of a sidewalks with other property owners to
create a sidewalk network. What about all the trucks and holes in the road
created by construction? We are going to work with NCDOT to make sure that
they maintain what is necessary, we are going to be sensitive to the safety, we
have children as well. We want to take the environment and create a better
area with green areas, sidewalks, and less traffic, and hopefully everyone can
enjoy it a little bit more. It will be hard to come to an agreement tonight but
hopefully we can meet and come up with some positive solutions moving
forward.
xiii. Alisha Fennell – How many waterfront condos or townhomes have already been
approved or built in this community? Can another trailer park be built on this
property? County: Best we can recollect there are 2 higher density or attached
housing projects on the lake, the Hideaway condos to the south and the
Westcape community off of Burton. These all pre-date zoning in the area and
that is all that we can come up with. Alisha is correct in saying there was a
townhouse community off of Graham Rd. and it was approved but an
amendment to that project was denied. As far as a trailer park being built on
the property this site is grandfathered for those 38 mobile home sites so those
sites whether there is a home there or not those homes could be replaced
unless the zoning is changed on the property.
xiv. Deeana Saviano – Is that pond something that is going to hold to a specific
height or will it continuously be a retention and dump? I live on Normandy Rd.
and the pond at 3 Cherry Way continually dumps on us and we are continually
flooded because of the displacement of concrete asphalt. Water and oil flooding
through the yards, hopefully this can be addressed, it is getting worse and
worse. Will we get hit with more displacement? We cannot afford any more
flooding, where will this water run? 100-year runoff doesn’t mean anything if
you are changing the environment. Sidewalks, I understand that you do what
you need to do for that development, but that does roll over to the rest of us on
Unity Church Rd. Now there are all these elderly people and children wanting to
walk to the park now, more people riding bikes, more boats flying through Unity
Church, and more people running and walking. Someone has to address this
while the developments are constructed, need to add sidewalks and lower
speed limits. If this will displace like 3 Cherry Way then it is only fair for all the
tax payers that the County put storm sewers in the areas that don’t have them.
There are no storm sewers on Normandy Rd. And the more development the
more these issues will worsen. These people living here pay taxes and most of

us have paid these taxes for a very long time and its not fair for new
developments to come in and throw that displacement and overcrowding on
our roads. My question is will that holding pond hold and not just dump?
County: This site will be operating under Lincoln County’s water supply
watershed rules and the low density option for design of stormwater control
measures on site. This site drains away from Normandy and think it
exclusively drains towards Lake Norman. Lincoln County is going down the
path of considering the development adoption of a stormwater ordinance, just
met with commissioners on Monday, current draft will be sent to the state for
review in the coming weeks. Unity Church Rd.’s safety is a project that the
staff has pushed with their MTO and NCDOT to try to get some safety
improvements done on the road including widening the roads, widening
shoulder, and to make it a safer road for travelers especially for those with
wider loads such as boats.
xv. Carol Doyle – Mentioned earlier about the Graham Rd. development and you
(Andrew) said you didn’t remember it although you should, looking at the
meeting minutes from that project it says that there was a density discussion
between Andrew Bryant and Randy Hawkins presented information concerning
the project. The Board voted to deny the statement of consistency based on its
inconsistency with the Comprehensive Land Use Plan, [“this property is in an
area designated by the Land Use Plan as suburban residential primarily single in
character but suitable for limited condos or townhomes with 2 units per acre
depending on previous provisions of utility, this proposed development would
consist of zero lot line homes (patio homes) excluding the area for single family
homes the proposed plan called for 25 zero lot line homes on 3. acres or 6.6
homes per acre, much more than the 1 to 2 units per acre. This amendment is
not reasonable and in the public interest in that the density proposed
(particularly the zero lot line homes) is not in character with predominant
development pattern in the surrounding area. Condos in the adjacent property
were developed prior to the enactment of zoning in the area and are not
representative to the area.”] Andrew, you work us, you work for the County,
what has changed since 2017 that would make this any different? (She was
mistaken that Andrew said he did not remember the Graham St. project, she
misheard, and it was actually David Dupree she was talking to and not Andrew,
so she was incorrect in calling out Andrew). County: County staff are familiar
with the Graham development; it is currently vacant and has no development
on the area. The biggest thing is that each zoning proposal stands on its own,
weighing the pros and cons and examine each site to realize what benefits it
might bring to the community. They also must take into account the plans and
policies of the County at that time. Since that time the County has adopted a
new land use plan, we look at things slightly differently. There have not been
wholesale changes but there have been some changes. We will need to look at
the new land use plan and the commissioners will need to adopt a statement
of consistency and reasonableness or a statement that counteracts that

phrasing in any approval or denial of this site. All the information has to be
taken into account and each development proposal weighed on its own merit.
Andrew I would like to make 1 more point, I was not finished. The trailer park at
the end of Unity Church was changed to multi-million-dollar homes, Dave talked
earlier about the trailer park that was here was changed to single family homes,
trailer parks have been changed, again someone who paid $5.21 million is not
going to put 38 mobile homes back on the site. There is no comparison to be
able to say that a trailer park that has been half deserted for probably the last
decade is comparable to 33 homes on this property. This is false pretense, the
people around here know that, you work for the community you do not work
for the developer, the planning commission works for us, we pay the lion’s
share of taxes and our voices should be heard and taken into account.
xvi. David James – Just to reiterate, I am not sure why we are discussing a change
from residential to townhomes, the developer could make $2-3 million putting
residential homes compared to $10 million putting townhomes here. This is
purely a money decision. 38 single family trailers are permitted right now,
Lincoln County would not allow them to replace these because on the water you
cannot put a replacement trailer. That number needs to go away let’s just talk
about real numbers. The developer is trying to show they are very sensitive
about what is going on around us. They have been digging holes on the property
across from me, I own a trailer over there, I am renting land over there, I have
an elderly couple living over here somewhere and one of them is bedridden,
and I haven’t received one notice about being on the property or concerns
about holes being left open for the last 3 or 4 weeks that people could stumble
into, pets could get into, they were just here this morning digging in there. They
want to show their concern for the residents, but as a renter of one of the units
they have helped themselves to going on the property and digging holes
without any notification or consideration to let them know or ask permission. So
there is a concern that the developer is not looking out for the residents.
County: There is not a regulation in the UDO that says you cannot replace
trailers on the lake. Existing mobile homes can be replaced with another
mobile home. The cutoff date is 1976 when the manufacturer home
standards, federal standards, went into effect. Developer: They have tried to
communicate and talk to people out there, their engineer has talked to him
specifically out there. There is no permission asked today when they are coming
onto the property and the developer just does what they want. County: Will
make sure the development team reaches out to the proper residents when
they are going to come out on the property.
xvii. Linda Ostergard – Question about lighting, since this is a multi-family
development, will there be lights on 24/7? Perimeter lighting? County: There is
nothing on the plan, other than ordinary residence porch lights etc.
Commissioner Cesena hit on this earlier, but I would like to request an answer
from the developer on how they feel about STRs? Developer: Typically in this
price point there aren’t many STRs and it would be something they would

address in their covenants. I respectfully disagree, at this price point you will
see a lot of interest in STRs. Being quite familiar with these they do create a
substantial amount of traffic. So, since the “safety ship” has already sailed on
Unity Church Rd. if this passes I highly recommend that there be covenant
restrictions with the HOA that limits STRs.
xviii. Rae Watson Smythe – We all know this is above high-water level, how many
yards or dump truck loads worth of dirt will you have to bring in there? I think
all of this will have to be redone. He said that the trailers were dangerous and
they were terrible and there could be accidents. Has this company done a
search for calls for service for that area for fire or medic? How many have you
had over the last 2 or 3 years if its so dangerous. How many times has it come
up that there is no affordable housing in Lincoln County? There is affordable
housing right here, these trailers can be replaced with other trailers and that
would be affordable, but it won’t be because its lake front and its money. Dirt,
calls for service, affordable housing. Developer: There hasn’t been a full
grading plan done, there will be very little if any dirt needed because the site
is very flat. Duke Energy regulates the lake water levels, that elevation has
been certified by them and the development area is above that level and will
remain there. Have talked to the fire marshal on the site and he talked about
the calls on the site. The safety issue was not meant to be offensive but when
you have abandoned trailers there are certain risks associated with that.
Spoke about issues relating to the causeway and firetruck mobility. We know
this area has been a part of the community for a long time. Don’t have a list at
this time about calls to the property. County: Affordable housing, the County
does have interest in providing affordable housing. Rae makes a good point,
and mobile homes do provide an option. But there are many other affordable
housing options out there.
e. Conclusion
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SITE DEVELOPMENT DATA:

EXHIBIT A: IMPERVIOUS AREA CALCS

TOTAL SITE AREA:

11.03 AC (480,466 SF)

EXISTING ZONING DISTRICT:

R-SF

PROPOSED ZONING DISTRICT:

PD-R

NUMBER OF UNITS:
- TOWNHOME UNITS:
- SINGLE-FAMILY LOTS:

27
3

SITE DIMENSIONAL REQUIREMENTS:
- ROAD YARD SETBACK:

10'-0"

OPEN SPACE REQUIREMENTS:
- REQUIRED (12.5% OF SITE AREA):
- PROVIDED:

1.378 AC (60,058 SF)
3.67 AC (159,774 SF)

SITE BUFFER REQUIREMENTS:
- 30'-0" UNDISTURBED BUFFER (FROM HIGH WATER LINE (760' CONTOUR LINE)
- 50'-0" RIPARIAN BUFFER (FROM HIGH WATER LINE (760' CONTOUR LINE)
- 20'-0" CLASS 'B' BUFFER
PROPOSED UTILITIES:
- WATER SERVICE SHALL BE PUBLIC
- SEWER SERVICE SHALL BE PROVIDED BY A COMBINATION
OF PUBLIC SERVICE AND PRIVATE SEPTIC
SINGLE FAMILY LOT SIZES:
- LOT 31: INCLUDING BUFFER AREA - 21,418 / *NOT INCLUDING BUFFER AREA - 6,453
- LOT 32: INCLUDING BUFFER AREA - 22,573 / *NOT INCLUDING BUFFER AREA - 11,382
- LOT 33: INCLUDING BUFFER AREA - 21,750 / *NOT INCLUDING BUFFER AREA - 7,859
*THIS AREA REPRESENTS THE BUILDABLE LAND AREA WITHIN THE LOT. THIS IS THE
REMAINING AREA OUTSIDE OF THE 50' BUFFER.
EXISTING DOCKS TO BE
COORDINATED WITH DUKE; TYP.
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approval. This note shall be shown on the final plat when
recorded.

General Provisions
1.

2.

3.

4.

5.

6.

These Development Standards form a part of the Rezoning
Plan associated with the Rezoning Application filed by North
State Development, LLC (the “Petitioner”) for an
approximately 11.03 acre site located on Mozelle Sherrill
Drive and Ranger Island Marina Road, known as Ranger
Island, in Lincoln County, North Carolina, which site is more
particularly depicted on the Rezoning Plan (the “Site”). The
Site is comprised of Tax Parcel Nos. 32533, 57413, 32531,
32529, 56307, 02459, 02457 57284, 32530, 02461, 02463,
02480, 02686, 02446, and 33110.
Development of the Site will be governed by the Rezoning
Plan, the Planned Development Master Plan, these
Development Standards and the applicable provisions of the
Lincoln County Unified Development Ordinance in place on
February 4, 2021, the date of the filing of the application for
approval of the Rezoning Plan with Lincoln County (the
“UDO”).

7.

Approval of this conditional rezoning shall constitute
establishment of vested rights in the landowner (and its
successors or assigns) for a period of five years pursuant to
N.C. Gen. Stat. § 160A-385.1.

Permitted Uses
This is a low-density development. The uses permitted for this
Site are those permitted in the PD-R zoning district which include
are all uses permitted by right, as conditional uses, and as special
uses, in residential districts and any incidental and accessory uses
associated therewith that are allowed in residential districts. These
uses specifically include:

located on the Site are subject to any modifications or
alterations required during the design development and
construction permitting processes.
9.

10. The developer will coordinate with NCDOT to abandon that
portion of Mozelle Sherrill Road at its intersection with
Ranger Island Marina Road in order to establish a straight
alignment with Ranger Island Marina Road as more
particularly depicted on the Rezoning Plan .

Open Space
As required by Section 2.4.9.A.5 of the UDO, development of
the Site shall include a minimum of 12.5 percent recreation and
open space. Land within the septic drain field shall count
toward the open space requirement. Except for necessary
manholes, the utilities associated with the drain field will be
underground and the area shall be used for passive open space
and recreation. The developer will provide a cross path to the
drain field. As required by Section 3.3.9 of the UDO, a
homeowners' association shall maintain the open space and any
amenities created as part of the open space.

Park, open area

Alley- loaded house x
private and public

Recreation facilities,

Unless the Rezoning Plan or these Development Standards
establish more stringent standards, the regulations
established under the UDO for the Planned Development
Residential Zoning District (PD-R) shall govern all
development taking place on the Site.

Two -family house x

Marina

Zero lot line house x
private and public

Outdoor recreation,

The configuration, placement and size of the building,
parking areas, streets, driveways, common areas and storm
ponds depicted on the Rezoning Plan are schematic in nature
and, subject to the terms of these Development Standards and
the UDO may be altered or modified during design
development and construction document phases.
A
component of this Site includes multifamily dwellings;
therefore, either townhomes or condominiums are permitted
and townhomes may be converted to condominiums so long
as the condominium building(s) do not (a) increase the
impervious surface, (b) decrease the amount of open space,
(c) exceed the amount of building coverage for the
townhomes, or (d) exceed 27 units. The exact alignments of
the internal drives and internal public streets have not been
determined and are subject to final design and engineering
plans, and modifications or alterations of these alignments
may take place during design development and construction
phases. The development of the Site as generally depicted
on the Rezoning Plan may be phased. Any proposed phasing
must align with required infrastructure and stormwater
improvements; provided, however, each phase or sequence
of improvements in the Site will meet all UDO requirements.
Utilities, infrastructure and grading shall be delivered to each
individual phase as each is developed.

Multi-family (including condominiums)

Landscaping and Screening

Transportation/Access/Parking

Unless otherwise specified herein, development of the Site shall
comply with the landscaping and screening requirements of
section 3.4.3 the UDO.

1.

Buffer

Future amendments to the Rezoning Plan and/or these
Development Standards may be applied for by the then
owner or owners of the Site in accordance with the
provisions of the UDO; provided, however, in the event any
portion of the Site is conveyed to a third party, Petitioner
may request an amendment to the Rezoning Plan without the
written consent of any other owner of all or any portion of
the Site unless such amendment constitutes a change in the
building or use of the portion of the Site owned by such
owner, provided Petitioner provides for such amendment
right in the recorded private restrictive covenants that govern
the Site. All requirements in connection with the amendment
will be calculated on the Site as a whole in the same manner
such requirements were calculated at the time of the initial

1.

If this Rezoning Application is approved, all conditions
applicable to the use and development of the Site imposed
under these Development Standards and the Rezoning Plan
will, unless amended in the manner provided under the UDO,
be binding upon and inure to the benefit of Petitioner and the
current and subsequent owners of the Site and their
respective successors in interest and assigns.

2.

Throughout these Development Standards, the term
“Petitioner” shall be deemed to include the heirs, devisees,
personal representatives, successors in interest and assigns of
Petitioner or the owner or owners of the Site from time to
time who may be involved in any future development
thereof.

A Transportation Impact Analysis is not required.

Single -family detached

The parcels of land that comprise the Site may be
recombined or further subdivided provided that any such
recombination or subdivision meets the requirements of the
UDO. Townhome lots are subdivided lots and association
property and common areas may be subdivided without
rezoning. In addition, condominiumization or reduction in
the number of parcels may occur in accordance with the
regulations of the UDO.

Binding Effect of the Rezoning Documents and Definitions

Town house

2.

3.

4.

5.

6.
7.

8.

Vehicular access to the Site shall be as generally depicted on
the Rezoning Plan. The placement and configuration of each
vehicular access point are subject to any modifications
required to accommodate final site and construction plans
and designs and to any adjustments required for approval by
Lincoln County and/or the North Carolina Department of
Transportation.
As permitted by a subdivision waiver of section 5.4.6.A of
the UDO which requires private roads to be constructed
according to Lincoln County right-of -way construction
standards Ranger Island Mariana Road shall remain a private
road and will not be constructed to Lincoln County right of
way construction standards.
Internal streets in the inland/townhome/condominium portion
of the Site shall be private roads and the recorded plat shall
state that the roads are private. The private streets shall be
constructed to Lincoln County right of way construction
standards; however, the configuration, placement and
installation of curb and gutter may be modified during design
development and construction document phases so long as
such modifications are compatible with the approximate
layout and location of lots and improvements shown on the
Rezoning Plan The internal streets shall be maintained by a
homeowners' association as required by the UDO.
As permitted by a subdivision waiver of Section 5.6.1.A of
the UDO which requires 35' frontage on a public or private
right-of-way, single family lots on Ranger Island shall front
an easement which is an extension of Ranger Island Marina
Road (“Easement”).
The Easement shall serve as a private driveway access to the
single-family lots on Ranger Island and shall not be
constructed to Lincoln County right of way construction
standards. The entire Easement, including that portion of the
Easement which will be vehicular grass pave system, will be
constructed to fire truck load standards.
Sidewalks are not required along Mozelle Sherrill Drive or
Ranger Island Marina Road.
To comply with the guest parking requirement of Section
3.6.3.B.2 of the UDO, each townhome unit or condominium
unit will have tandem parking and/or may have separate
garages or surface parking. Parking for the townhomes or
condominiums may also be underneath the buildings.

KEY MAP

A Class B buffer shall be provided along the property boundaries
as shown on the rezoning site plan. No additional buffer is
required in those areas with a 30' lake buffer.

Trees
Trees within the 30' undisturbed lake buffer are required to be
saved. Additional trees are not required to be saved.

SEAL

PRELIMINARY
-FOR REVIEW ONLY-

Lighting

THESE DOCUMENTS ARE FOR DESIGN
REVIEW ONLY AND NOT INTENDED FOR
CONSTRUCTION, BIDDING, OR PERMIT
PURPOSE. THEY ARE PREPARED BY, OR
UNDER THE SUPERVISION OF:

Lighting installed on the Site shall comply with the requirements
of the UDO.

XXXXX XXXXXXXX

####

4/7/21

ENGINEER

REG. #

DATE

Signs
All signs installed on the Site shall comply with the requirements
of the UDO.

Water and Sewer

NOT FOR
CONSTRUCTION

The Site shall be served with public water and a low pressure
public sewer in addition to additional private sewer systems.

PROJECT

RANGER ISLAND

Planned Development District Standards
Pursuant to Section 2.4.9 of the UDO, all bulk, area, and
dimensional standards shall be established at the time of approval.
The following Planned District Development Standards are
specifically approved:
1.

2.

RANGER ISLAND ASSOCIATES
LINCOLN COUNTY, NC

The minimum lot size for the single family lots on Ranger
Island, including any square footage in the buffers, is 21,000
square feet. The minimum lot size for the single family lots
on Ranger Island excluding the 50' buffer is 6,250 square
feet.

LANDDESIGN PROJ.#

1020251

REVISION / ISSUANCE
NO.

The minimum lot size for the townhomes on the inland
portion of the project is 1,875 square feet. There is no
minimum lot size for condominiums.

3.

The single family lots shall have 5'side yard.

4.

The maximum height for the townhomes or condominiums
shall be 48'.
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