DEPARTMENT OF PLANNING & DEVELOPMENT
AUGUST 12, 2021
STAFF CONTACT: SHANE STEWART

REZONING PETITION: Z 06-21
Request: Rezone
approximately 62 acre
portion of tract from 85ED-2 to Rural Agricultural
CONFORMITY
(RA)
WITH ADOPTED

Parcel ID: part of 049-003

PLANS / POLICIES

Location: Jacobs Lambe
Ln.
Lot size: 62 AC portion of
approximate 233 AC tract
Owner / Applicant: Ruth
Fisher et.al.

REQUEST Ruth Fisher et.al. are requesting the rezoning of an

approximate 62 acre portion of an 233 acre tract
identified as Rowan County Parcel ID 049-003 located at Willow
Creek Dr. and Jacobs Lambe Ln. from 85-ED-2 to Rural
Agricultural (RA) [see map]. The resulting zoning boundary
would extend from Willow Creek Dr. to the railroad track and
surround six (6) existing RA zoned residential lots with five (5)
residences of the Lambe family. Conversations with one of the
owners suggest the family intends to maintain the portion of
property south of the railroad for residential use for members
of the Lambe family while the approximate 70 acre portion
north of the railroad in the county zoning jurisdiction will remain
85-ED-2. The other approximate 101 acres of the subject parcel
is located west of I-85 in Spencer’s Zoning Jurisdiction.

CONSISTENCY WITH RA – This district is developed to

provide for a minimum level of land use
regulations appropriate for outlying
PURPOSE / INTENT
Watershed: N/A
areas of the county. These outlying
areas typically consist of rural single-family housing, larger
Floodplain: Approximately
tracts of land used for agricultural purposes, and instances of
.42 acres in AE Flood Zone
non-residential uses intermingled. Multifamily uses are
(NW corner of rezoning
discouraged in this district. This district would provide for
area)
protection from the most intensive land uses while containing
provisions for a variety of home-based business opportunities
Existing Improvements:
and other non-residential uses deemed appropriate through a
None
special use permit process. It is the intent of this district to rely
upon development standards to protect residences from
potential adverse impacts of allowed non-residential uses. The most intensive land uses would
not be allowed in this district.

CONFORMITY
WITH ADOPTED
PLANS /

THE DISTRICTS

Eastern Area LUP
 Located in Area 2 – Lands adjacent to municipalities and near High Rock
Lake.
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 Located in Highway Corridor for
I-85: Property is located adjacent to
I-85 near the end of Willow Creek Dr.

COMPATIBILITY OF USES The RA

district is
consistent with the six (6) interior
lots and the family’s interest in
future conveyances for residential
purposes. The railroad to the north,
drainage feature just beyond the eastern property boundary, and the property line to the south
provide a reasonable boundary for the RA limits considering the distances to existing residences.
Currently, this portion of property is primarily wooded with some acreage being used as
cropland.
CONDITIONS IN THE VICINITY

See Enclosed Map –

North
o Rail spur to Duke Energy Buck Plant; Piedmont Natural Gas Pipeline; 85-ED-2 zoned property.
o Motorcycle track at the end of Willow Creek Dr. on Parcel ID 049-001 in Spencer’s zoning
jurisdiction; Yadkin River.
South
o 83 acre wooded tract identified as Parcel ID 051-070 zoned 85-ED-2 and C-85 by Spencer.
o Large wooded area extending from rezoning boundary to residences along Long Ferry Rd
(8/10 mile).
East
o 48 acre wooded tract identified as Parcel ID 049-021 owned by the State of North Carolina
zoned 85-ED-2.
o Starnes Farm (poultry houses / cropland) located at 399 Stoner Morgan Rd. approximately
775 feet southeast.
o Duke Energy’s Buck Power Plant at 1385 Dukeville Rd.
West
o I-85; Innospec Performance Chemicals at 500 Hinkle Ln.; Former Manufactured Home Park
off Nuggett Ln. Odom Dr.; Spencer Zoning Jurisdiction.
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POTENTIAL IMPACT ON ROADS Jacobs Lambe Lane is a private, gravel driveway serving five (5)

residences that should well serve other future family lots. Per
the Rowan County Subdivision Ordinance, only divisions of land among immediate family
members may occur due to the properties limited amount of public road frontage.
Willow Creek Dr. is a state maintained road (SR 2180) serving the residences along Jacobs
Lambe Ln., the motorcycle track, two (2) other residences, and a secondary entrance for Rusher
convenience store at 1190 Long Ferry Road recently completed. This request should not
present an impact on existing roads.

POTENTIAL IMPACT ON SCHOOLS

85-ED-2 does not permit residential uses while the RA district
does. However, this request should have minimal impact on

school capacity.

POTENTIAL IMPACT ON UTILITIES Future residences will rely on individual on-site well & septic
systems. Public water / sewer are available at Long Ferry Road,
which is approximately one (1) mile away. Innospec is served by public utilities but is located
west of I-85.

DECISION MAKING In addition to the above criteria, sec. 21-362 (c) of the Zoning Ordinance

indicates the primary question before the Planning Board in a rezoning
decision is “whether the proposed change advances the public health, safety, or welfare as well
as the intent and spirit of the ordinance.” Additionally, the board “shall not regard as controlling
any advantages or disadvantages to the individual requesting the change but shall consider the
impact of the proposed zoning change on the public at large.”
PROCEDURES The Planning Board must develop a statement of consistency describing whether

its action is consistent with any adopted comprehensive plans and indicate why
their action is reasonable and in the public interest. A statement analyzing the reasonableness
of the decision is also necessary.
PUBLIC NOTICE

August 12th – Letters mailed to eleven (11) adjacent
property owners (within 100 feet of subject

property).
August 11th – Sign posted on property.
August 13th – Requested posted on department website.
Absent the six (6) interior residential lots, this
request would not be conducive to RA zoning.
Coupled with the rail spur and the adjacent drainage feature to the
east, commercial development would be challenging on the available parcel configuration.
STAFF COMMENTS
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CONSISTENCY & REASONABLENESS WORKSHEET
CONSISTENCY
QUESTION
YES

NO

YES

NO

REASONABLENESS
QUESTION

"Is the proposed amendment consistent with any adopted plan."
Consider the future land use map and text recommendations, if applicable
Is the request consistent with applicable plans?

Is the request consistent with any other adopted plans?
"Is there a reasonable basis for the change in zoning."
The statement is designed to address potential spot zoning claims.

YES

NO

Size, physical conditions and other attributes of the area to be rezoned
Single or multiple tracts / property owners; special site characteristics such as
topography or infrastructure.

YES

NO

Benefits and detriments to landowners, neighbors, and community
Is there a benefit to the owner at the expense of the neighbors or community

YES

NO

Relationship between current and future uses
Degree of difference between existing and proposed list of allowable uses.

YES

NO

Action taken is in the public interest
Does the request advance the public health, safety and general welfare and spirit
and intent of the ordinance?

YES

NO

Are there any changed conditions that warrant the amendment?
Change in land use, infrastructure, land use plans, etc.

STATEMENT
DEVELOPMENT

After considering all of the criteria, one of the following three (3) statements
shall be adopted:

1

"Z ______ is consistent with the_____________ Land Use Plan(s) and reasonable / appropriate
based on the following...".

2

"Z_______ is not consistent with the _____________ Land Use Plan(s) or reasonable / appropriate
based on the following...".

3

"Z_______ is reasonable, appropriate, and necessary to meet the development needs of Rowan
County not previously envisioned by the _____________ Land Use Plans (s) based on the following…"
"Furthermore, this adoption is deemed an amendment to the ____________ Land Use Plan (s)."

