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1 
 

Planning Department 
500 North Main Street, Suite 70 

Monroe, NC 28112 
T 704.283.3565 

unioncountync.gov 
 

Rezoning Request CZ-2026-007 Beulah Church 
This case is a request to rezone a 3.21 acre parcel appearing on the tax map as tax parcel 06-
042-001J located on Beulah Church Road from B-2 with Conditions to B-2 with Modified 
Conditions. The rezoning request is an amendment to an existing conditional rezoning on the 
site and includes the following amended conditions: 

1) Hours of operation changed from 9:00 AM to 9:00 PM to 6:30 AM to 9:30 PM 
2) Any required privacy fence will be made of solid material to reduce noise 
3) Trash and recycling pickup will occur between 9:00 AM and 5:00 PM 

 

Contact Information 

1. Staff: Bjorn Hansen, Senior Planner, 704-283-3690, 
bjorn.hansen@unioncountync.gov 
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2 

2. Owner: Beulah Church Road Developers, LLC, 5615 Potter Road, Matthews, NC 28104 

3. Applicant: Beulah Church Road Developers, LLC, 5615 Potter Road, Matthews, NC 28104 
 

Property Information 
Located on the southwest corner of Beulah Church and Waxhaw Indian Trail roads. Location 
more specifically described as tax parcel 06-042-001J. 

 

        

 

Municipal Proximity 
The site is near Wesley Chapel and Weddington.  

 
 

North of Site Site 

East of Site West of Site 
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Existing Land Use and Development Status 
The parcel is currently zoned B-2 with Conditions and is undeveloped and partially forested.  

 

Environmental Features 
There are no streams, wetlands, or floodplains on the site.    
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Utilities 
Water and sewer are available to the site.  
 

Zoning and Land Use History 
This property was rezoned to B-2 with Conditions in early 2020 to allow a shopping center to be 
built. It was previously proposed for rezoning to B-2 in 2007, but was withdrawn. A 161 acre 
parcel to the north of the site was proposed for R-20 zoning in 1998, but was withdrawn. There 
later were two successful rezonings in 2018 and 2019 to rezone eight acres for a senior living 
facility on the north side of Beulah Church. There have been no other zoning actions in the 
immediate vicinity in unincorporated Union County.  
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Schools 
Because this rezoning request is commercial in nature, UCPS was not consulted for comments.  
 

Transportation 
This site is on Beulah Church and Waxhaw Indian Trail Roads, which are a NCDOT-maintained 
facility. This section of Waxhaw Indian Trail Road carries approximately 11,500 vehicles per day. 
There are no funded road improvement projects in the immediate vicinity of the rezoning. A 
traffic Impact Analysis (TIA) was not required for this amended rezoning. The site already has 
conditions for a median, crosswalk, and turn lanes into the site.  
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Union County Comprehensive Plan 
The initial 2020 rezoning for this property was evaluated against the comprehensive plan and 
land use map in place at the time. The land use map was amended as part of the rezoning to 
include a commercial node at the intersection, which was consistent with development patterns 
in the area. This proposed rezoning is consistent with the land use map used as part of the 2020 
rezoning.  
 

The Union County 2050 land use map identifies the entire area as a Transition Zone, which 
recognizes the limited amount of unincorporated land and close proximity to several 
municipalities as reasons to restrict rezonings in this area and instead incentivize them to annex 
into an adjacent municipality.  
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2050 Plan Land Use Map 

 

2014 Plan Land Use Map 
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Public and Municipal Comments 
Public Comments 
A community meeting was required and was held on April 15, 2026. A total of 17 residents 
attended the meeting and expressed concern over the proposed hours of operation as well as 
the overall development. No changes were made to the site plan as a result of the meeting.  
Two residents spoke against the rezoning at the May 19, 2026 Land Use Board meeting, citing 
concerns over safety and noise.  

 
Municipal Comments 
Weddington and Wesley Chapel were consulted due to the distance to their municipal limits. No 
responses were received.  
 

Recommendations  
Land Use Board 
The Land Use Board unanimously recommended approval at its May 19, 2026 meeting after 
adding two conditions, limiting trash pick up to between 9 AM to 5 PM and requiring the 
privacy fence to be built of solid materials to reduce noise. The Board cited consistency with the 
land use map used in the initial rezoning and increased flexibility for the owner.  
 
Planning Department 
This part of Union County at the time of the initial 2020 rezoning was identified is identified for 
single family residential at approximately two units per acre, with a Neighborhood Center 
commercial node at the intersection of this rezoning. The Land Use Map was subsequently 
modified through the 2050 Comprehensive Plan to recognize the limited amount of 
unincorporated land in the area and designated the area as a Transition Zone, meaning 
upzonings would not be supported. The proposed rezoning is not an upzoning of existing 
zoning on the site, is consistent with the land use map in place at the time of the initial rezoning 
and provides additional flexibility to the property owner as they develop the site. The proposed 
use is therefore considered appropriate for the area. Because of these aspects of the 
development, staff recommend approval of this rezoning application.   
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BOCC Motions for Proposed Amendment to the Union County Zoning Map (CZ-2026-007) 
 

 The Union County Land Use Board recommended that the Union County Board of 
Commissioners approve the rezoning petition (CZ-2026-007), submitted by R. Dean Harrell, 
requesting a revision of the Union County Zoning Map by rezoning an approximately 3.207 acre 
parcel of land appearing on the tax map as tax parcel 06-042-001J along the south side of Beulah 
Church Road from B-2 with Conditions to B-2 with Modified Conditions. 
 

 
TO APPROVE THE PROPOSED AMENDMENT (THE PROPOSAL IS CONSISTENT 

WITH THE CURRENT PLAN) 
 

Motion 
 
(i) Adopt the Ordinance Approving Revision to the Official Zoning Map of Union County, North 
Carolina, and (ii) adopt the consistency and reasonableness statement for approval. 

 
 

TO DENY THE PROPOSED AMENDMENT (THE PROPOSAL IS INCONSISTENT 
WITH THE CURRENT PLAN) 

 
Motion 

 
(i) Deny rezoning petition CZ-2026-007 submitted by R. Dean Harrell; and (ii) adopt the 
consistency and reasonableness statement for denial. 
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Statements of Consistency and Reasonableness for Proposed Amendment to the Union 
County Zoning Map 

 
 The Union County Land Use Board recommended that the Union County Board of 
Commissioners approve the rezoning petition (CZ-2026-007), submitted by R. Dean Harrell, 
requesting a revision of the Union County Zoning Map by rezoning an approximately 3.207 acre 
parcel of land appearing on the tax map as tax parcel 06-042-001J along the south side of Beulah 
Church Road from B-2 with Conditions to B-2 with Modified Conditions. 

 
 

CONSISTENCY AND REASONABLENESS STATEMENT FOR APPROVAL OF THE 
PROPOSED AMENDMENT (THE PROPOSAL IS INCONSISTENT WITH THE 

CURRENT PLAN) (CZ-2026-007) 
 

Pursuant to N.C.G.S. § 160D-605, the Union County Board of Commissioners (the “Board”) 
does hereby find and determine that adoption of the proposed map amendment is consistent with 
the currently adopted Union County Comprehensive Plan (the “Plan”).  The adoption of the 
proposed map amendment (i) takes into account the need to amend the zoning map to meet the 
needs of the community, and (ii) is reasonable and in the public interest because: 
 

1. The proposed use under the amendment is consistent with the 2014 Land Use Plan, which 
was in place at the time of initial rezoning of the property in 2020 to B-2 with Conditions.  
The 2014 Plan’s Land Use Map identified this area as a Commercial Center. The 
Commercial Center designation would support a range of retail and service uses, 
consistent with the existing allowed uses.  The current Plan’s Land Use Map now 
designates this area as a Transition Zone.  The Transition Zone designation encourages, 
but does not require, developers to consider annexation into an adjacent municipality.  
The Plan also provides a strategy of Union County not approving rezonings in a 
Transition Zone which would “upzone” the property and increase density or intensity of 
uses.  The modified condition of several additional hours of operating hours does not 
increase density or the overall allowed uses under the property.  Rather, it is an 
operational condition change which does not reach such an impact and is consistent with 
the Plan. 

2. The proposed change in the condition of hours of operation would  still prohibit late night 
operations (prohibiting hours of operation between 9:30 p.m. to 6:30 a.m.) that could 
impact adjacent residential areas.  

3. The tract of land is not overly small for the general area in which it is located and is 
reasonable in size for the modified conditions contemplated. 

4. The property itself is already zoned for B-2 uses with conditions.  Additionally, the 
property is located less than 0.2 miles from an existing retail business use with currently 
almost the same operating hours as proposed under the modified conditions.  

5. The use set forth under the conditions would meet Union County development standards. 
6. The benefits to the community at large, the neighbors, and the property owners of the 

proposed rezoning outweigh any detriments to the neighbors and others caused by the 
rezoning.  The benefits of this rezoning include allowing retail and service business 
opportunities in Union County. The potential detriments of the use established by this 
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rezoning include any increased noise, light, and traffic exposure resulting from the 
proposed use that could affect nearby properties. 
 
 

 
 
  

485



CONSISTENCY AND REASONABLENESS STATEMENT FOR DENIAL OF THE 
PROPOSED AMENDMENT (THE PROPOSAL IS INCONSISTENT WITH THE 

CURRENT PLAN) (CZ-2026-007) 
 
Pursuant to N.C.G.S. § 160D-605, the Union County Board of Commissioners (the “Board”) 
does hereby find and determine that this rezoning petition is inconsistent with the Union County 
Comprehensive Plan (the “Plan”), and that denial of the proposed map amendment is reasonable 
and in the public interest because: 
 

1. The proposed rezoning could facilitate additional ongoing and potential commercial 
rezonings in the immediate area inconsistent with the current Land Use Map in Transition 
Zones, including in close proximity to existing residential uses. 

2. Allowed hours of operation on the property could result in increased congestion on the 
roads and streets adjacent and nearby to the property. Traffic congestion is a noted 
concern in the Plan. 
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AFFP 

PUBLIC NOTICE NOTICE IS HERE 

Affidavit of Publication 

STATE OF NC} SS 
COUNTY OF } LJ , 

rt lbl'\. 

Kimberly Cook, being duly sworn, says: 

That she is Billing Clerk of the The Enquirer Journal, a 
daily newspaper of general circulation, printed and 
published in Monroe, County, NC; that the publication, a 
copy of which is attached hereto, was published in the 
said newspaper on the following dates: 

May 27, 2026, June 03, 2026 

That said newspaper was regularly issued and circulated 
on those dates. 

SIG;/ I I 
~ LJ 

PUBLIC NOTICE 

NOTICE IS HEREBY GIVEN 
that the Union County Board of 
Commissioners will meet on 
Tuesday. June 16, 20261 at 
6:00 p.m. in the Commission· 
ers ' Board Room, Room 118, 
First Floor, Union County Gov­
ernment Center, 500 North 
Main Street, Monroe North 
Carol ina, to conduct a public 
hearing and receive comments 
from the public on the petition 
set forth below. 

Rezoning petition {CZ-2026-
007), submitted by R. Dean 
Harrell, requesting a revision of 
the Union County Zoning Map 
by re,zoning an approximately 
3,207 acre parcel of land ap­
pearing on the tax map as tax 
parcel 06-042-00 lJ along the 
south side of Beulah Church 
Road frorn B-2 with Conditions 
to B-2 with Modified Conditions. 

The proposed modifications 
may later undergo, without fur­
ther notice, substantial changes 
resulting from objections, de­
bate, and discussions at the 
heari ng . 

The- documents · related to'.""" th-e­
proposed petition are available 

Subscribed to and sworn to me this 3rd day of June 2026. for inspection and study at the 
Union County Planning Depart­
ment located at S00 North Main 
Street, Suite #70, Monroe, NC 
from 8:00 a.m. to 5:00 p.m. 
Monday through Friday. Any­
one having any questions on 

Barbara M Daniels, Notary, Guilford , County, NC the above petition may contact 
,,,,,.,,.,, .. ,,,,,,,,, the Planning Department at 

My commission expires: March 06, 202]'''<'.Jl P.. M D '',,, 704-283-3565. 
·~.. ~.~ A ,,,,, 

;~ ~\ A . . 
;:~::· ~OTA}? '(n ~· ny person requesting a sign 
j ,-:r, ~ J- r ~anguage interpreter or any per-
i 00 en ~on requesting any other spe· 

00003153 71490479 \ i ;e,l!BL ,c u· ; ciai -assistarice.needed due to a 
.\ :<'~ ,'-"· ,/ disability under the Americans 

EJ ',,,,,~1yD cou;-~_>,,'' wjth Dis.abilities Act should can 
UNION COUNTY GOVERNMENT--LYNN WE&T,,.,,,,,,, (704} 283-3810' and make a. re~ 
500 N MAIN STREET quest at least --96-hours in ad-
ROOM 921 vanc.e. • • 
MONROE, NC 28112 

Lynn G. West· ~ • 
Clerk to the Board 

May 27, June 31 2026 
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ORDINANCE APPROVING REVISION TO THE OFFICIAL ZONING MAP OF UNION 

COUNTY, NORTH CAROLINA 
 
 WHEREAS, the Union County Board of County Commissioners (the “Board”) 
heretofore enacted the “Unified Development Ordinance of Union County, North Carolina,” 
including any amendments thereto (the “UDO”) and the official Union County Zoning Map 
(“Zoning Map”); and 
 
 WHEREAS, Union County has received rezoning petition (CZ-2026-007), submitted by 
R. Dean Harrell, requesting a revision of the Union County Zoning Map by rezoning an 
approximately 3.207 acre parcel of land appearing on the tax map as tax parcel 06-042-001J 
along the south side of Beulah Church Road from B-2 with Conditions to B-2 with Modified 
Conditions (the “Rezoning Petition”); and 
 
 WHEREAS, the Union County Land Use Board considered and made a recommendation 
concerning approval or denial of the Rezoning Petition; and 
 
 WHEREAS, the Board has determined that approval of the Rezoning Petition and 
rezoning the subject parcel from B-2 with Conditions to B-2 with Modified Conditions is 
reasonable and in the public interest, including for those reasons set forth in the 
contemporaneously adopted consistency and reasonableness statement. 

 
 NOW, THEREFORE, BE IT ORDAINED by the Union County Board of 
Commissioners as follows: 
 

1. The Zoning Map is hereby amended by rezoning the approximately 3.207 acre parcel 
appearing on the tax map as tax parcel 06-042-001J along the south side of Beulah 
Church Road from B-2 with Conditions to B-2 with Modified Conditions. 
 

2. The conditions accepted by the Applicant are hereby approved and incorporated into the 
B-2 with Modified Conditions rezoning of the parcel. 
 

3. This ordinance is effective upon adoption.  
 
Adopted this _____ day of _____________, 2026. 
 
 
 
      ________________________________________ 
      Brian Helms 
      Chair, Union County Board of Commissioners 
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Union County, NC

Staff Report

Union County Government
Center

500 North Main Street
Monroe, North Carolina
www.unioncountync.gov

File #: 26-358 Agenda Date: 7/20/2026

TITLE:..title

Board Discussion on Public Schools Statutory Funding Formula

INFORMATION CONTACT:

Brian Matthews, County Manager

ACTION REQUESTED:

Direct staff to contact Union County’s delegation to request changes to the statutory funding formula
for public schools

PRIOR BOARD ACTIONS:

None

BACKGROUND:

The Board of Commissioners requested that staff place this item on the agenda for discussion and
provide direction to staff regarding this issue.

FINANCIAL IMPACT:

None
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