
 
 
 

     
BOARD OF ADJUSTMENT MEETING 

THURSDAY, FEBRUARY 26, 2026 
6:00 P.M. 

Council Chambers, 300 W. Crowell Street, Monroe NC 
  

AGENDA 
 
Item 1.  Call to Order – Roll Call 
 
Item 2. Appoint Chair 
 
Item 3. Pledge of Allegiance and Moment of Silence 
 
Item 4. Adopt Agenda 
 
Item 5. Conflicts of Interest 
 
Item 6. Approval of Minutes– January 22, 2026 
 
Item 7.  Quasi-Judicial Statement  
 
Item 8. PLSUP-2026-00114 Special Use Permit - The Board of Adjustment is 

requested to consider this Special Use Permit request by Laniqua 
Watson to allow car, boat, other vehicle sales and rentals in the General 
Industrial (GI) District at 2909 Stitt Street. (Parcel ID # 09-114-003) 

 
Item 9. PLZNA 2026-00122 Variance - The Board of Adjustment is requested to 

consider a variance from the required 500-foot buffer from a residential 
zoning district for rehabilitative clinics in order for New Beginnings of 
the South Piedmont to operate a rehabilitative clinic at 412 S. Sutherland 
Ave. (Parcel ID # 09-194-133) 

 
Item 10. PLSUP 2026-00123 Special Use Permit - The Board of Adjustment is 

requested to consider a Special Use Permit in order for New Beginnings 
of the South Piedmont to operate a rehabilitative clinic at 412 S. 
Sutherland Ave. (Parcel ID # 09-194-133) 

 
Item 11.  Next Meeting: Thursday, March 26, 2026 
 
Item 12. Adjournment 
 

ATTENTION BOARD MEMBERS: 
Please call Kimberly Davis at 704-282-4527 to confirm your attendance.  Thank you. 

 
cc: Melanie Cox, Board Attorney 
 Jeff Wells, Assistant City Manager 

Lisa Stiwinter, Director of Planning & Development 
Planning Staff 
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MINUTES OF THE 
BOARD OF ADJUSTMENT MEETING 

January 22, 2026, at 5:30 P.M. 
 Council Chambers 

300 W. Crowell St., Monroe, NC 
 
To HR: 01/23/26 
 
5:30-6:00pm    Quasi-Judicial Training – Atty. Melanie D. Cox 
Item 1.      Call to Order – Roll Call 
 
Corey Noland called the Board of Adjustment meeting to order at 6:00 p.m. Kimberly Davis, 
Administrative Assistant, called the roll.  
 
Members Present: Corey Noland, Thomas Loria, Myles Kuly, Cary Rogers, Matthew 

Kegel 
 
Members Absent:         Ryan Haywood 
 
Staff Present: Melanie D. Cox, BOA Attorney; Doug Britt, Asst. Dir. Of Planning 

and Dev.; Patrick Blaszyk, Planner I; Kimberly Davis, Admin. Asst. 
II; 

 
Guests, Witnesses: Michael and Linda Clevenger, Daniel Casteline 
 
Item 2.      Appoint Chair 
 
Motion:        Thomas Loria made a motion to appoint Corey Noland to serve as Acting 
    Chair for this January 22, 2026 Board of Adjustment Meeting. 
Second:     Cary Rogers  
Action:     The motion passed unanimously with the following votes: 

AYES: Corey Noland, Thomas Loria, Myles Kuly, Cary Rogers, Matthew 
Kegel  

NAYS:   None 
 

Item 3. Pledge of Allegiance and Moment of Silence 
 
Item 4.      Adopt Agenda- No motion was made. 
 
Item 5.      Conflicts of Interest – None noted. 
 
Item 6.      Approval of Minutes – Minutes of October 23, 2025 

 
Motion:        Thomas Loria made a motion to approve the minutes of the October 23, 2025, 

           meeting. 
Second:     Myles Kuly  
Action:     The motion to approve the minutes passed unanimously with the following 
           votes: 

AYES: Corey Noland, Thomas Loria, Myles Kuly, Cary Rogers, Matthew 
       Kegel  
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NAYS: None 
 
Item 7. Quasi-Judicial Statement: 
 
Attorney Melanie Cox - This is for the audience, and it is a brief explanation of what the Board of 
Adjustment does. This is a quasi-judicial hearing, which means it is like a court hearing.  North 
Carolina law sets specific procedures and rules concerning how this board of adjustment must 
make its decisions. These rules are different from other types of land use decisions, such as a 
rezoning. This board’s discretion is limited.  This board must base its decisions on competent, 
relevant and substantial evidence in the record.  A quasi-judicial process is not a popularity contest. 
It is a decision limited by the standards in the zoning ordinance and based on the facts presented. 
If you will speak as a witness, please focus on the facts and ordinance standards, not personal 
preference or opinion. Participation is limited by state law and this meeting is open to the public. 
Everyone is welcome to watch and parties with standing have rights to participate fully.  Parties 
may present evidence, call witnesses and make legal arguments.  Parties are limited to the town, 
applicants and individuals who can show that they will suffer special damages.  Other individuals 
may serve as witnesses when called by the chair. General witness testimony is limited to facts, not 
opinions.  For certain topics, this board needs to hear opinion testimony from expert witnesses. 
These topics include impacts on property values and increased traffic.  Persons providing expert 
opinion must be qualified as experts and provide the factual evidence on which their opinions are 
based. Witnesses may be cross-examined by parties with standing and witnesses must swear or 
affirm their testimony. 
 
Item 8. Approval of Denial of Order for Variance for 508 E. Talleyrand 
 
Motion:      Thomas Loria made a motion to approve the denial of order for variance for 

508 E. Talleyrand.  
Second: Cary Rogers 
Action: The motion passed unanimously with the following votes.   

AYES: Corey Noland, Thomas Loria, Myles Kuly, Cary Rogers, Matthew 
Kegel  

NAYS: None 
  
Item 9. PLZNA 2026-00102 Variance - The Board of Adjustment is requested to 

consider a 5-foot variance from the accessory structure setback requirement 
in a residential zoning district in order to construct a detached garage in the 
rear yard of 1915 Overhill Drive. (Parcel ID 09-298-035) 

 
Patrick Blaszyk, Michael Clevenger and Daniel Casteline came forward and were sworn in. 
 
Patrick Blaszyk, Planner 1, presented the proposed findings: 
 

1. The subject property located at 1915 Overhill Drive is owned by Michael and Linda 
Clevenger and is zoned RLD (Residential Low Density). (Exhibit 1-3) Exhibit 1 is a copy 
of the Ortho Map showing the subject property highlighted in blue. The subject property 
is located to the west of Overhill Drive. Exhibit 2 is the Zoning Map showing the subject 
property highlighted in blue. The subject property, as are the surrounding parcels, are 
zoned RLD (Residential Low Density). Exhibit 3 is a copy of the Deed. 
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2. On December 15th 2025, the applicant submitted a variance application to request a 5-
foot variance from the 10-foot accessory structure setback requirement in order to 
construct a 26’x 30’ detached garage in the rear yard of 1915 Overhill Drive. (Exhibit 4) 
Exhibit 4 is a copy of the application. 

 
3. Section 157.7.5 Accessory Uses and Accessory Structures of the Unified Development 

Ordinance (UDO) states in relative parts:  
 

A. General Accessory Use Standards 
 9. Setbacks 
     a. Within a residential district, shall not be located closer than ten (10) feet to a    
     property line. (Exhibit 5) Exhibit 5 show the standards highlighted in yellow. 

 
4. The applicant submitted a site plan of the proposed location of the 26’x 30’ detached 

garage as well as photos of the site at 1915 Overhill Drive. The site plan indicates the 
accessory structure will be located 5-feet from the rear property line. (Exhibit 6-7) Exhibit 
6 is the Site Plan submitted by the applicant indicating that the new detached garage will 
be located 5-ft off the rear property line and 42-ft off the left-side property line. Exhibit 7 
are photos of the property. The first photo is the proposed location of where the new garage 
would be constructed in the area to the rear of the home. Here are some photos of the 
property submitted by the applicant. 
 

5. All adjacent property owners have been notified of the proposed variance. (Exhibit 8-9) 
Exhibit 8 is the APO Map where the subject property has a red star on it. Exhibit 9 is a 
copy of the APO List. 
                                       

The applicant, Michael Clevenger, from 1915 Overhill Drive, Monroe, came to the podium for 
questions. He told the Board he was applying for the variance to put in a sizable garage with a 
workspace and storage behind the house, but also allow enough room for a deck and a ramp for 
his special needs grandson who stays with him every other weekend. His neighbor behind him has 
no issue with the building 5-ft off the property line and also built a 7 or 8-ft fence. His neighbor 
also took down a tree on his property in order to give him enough height space to put the building 
there. The hardship would be limiting the size of the building that he needs in order to maintain 
and repair his vehicles and also for his family. He has lived at this property for forty-two years. 
The right side of the property is not feasible to build on due to the sewer easement. The property 
is wooded and road frontage would have to be done as well which would be another expense. He 
needs to add a deck off the back where there is a sliding glass door along with a ramp in order for 
his grandson to visit. The sewer easement is on the right side of the property and begins behind 
the brown building on his lot. He is limited as to where he can put it without incurring more 
expense. 
 
Daniel Casteline, a neighbor of the applicant, said Mr. Clevenger has already had to get a smaller 
garage due to the limitations. He is speaking in favor of Mr. Clevenger getting the variance. 
 
There were no other final questions for the staff or the witnesses. The evidentiary portion of the 
hearing is now closed.  
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Motion:      Corey Noland made a motion to adopt proposed Findings of Fact 1-5 and 
include the additional Findings of Fact 6-9: 

 
6. The proposed site for the garage sits on the flattest part of the property and would sit 

behind the residence as to not be visible from the street. 

7. Based on the testimony of the applicant, there is no other suitable place for the garage to 
be built without incurring significant expense. 

 
8. The location of the sewer easement on the property limits where the proposed garage can 

be placed. 
 

9. The applicant states that he intends to build a ramp for his handicapped grandchild to 
enter the residence through doors in the back of the residence, further limiting the 
possible placement of the garage. 
 

The applicant was afforded the opportunity to offer evidence, cross-examine witnesses, and 
inspect the evidence that was presented.  
 
Second: Thomas Loria 
Action:     The motion passed unanimously with the following votes: 

AYES: Corey Noland, Thomas Loria, Myles Kuly, Cary Rogers, Matthew 
Kegel  

NAYS:   None 
 
1. It is the Board’s CONCLUSION that unnecessary hardship would/would not result from the  
  strict application of the ordinance. 
 
Motion:      Thomas Loria made a motion that an unnecessary hardship would result from 

the strict application of the ordinance based on the Findings of Facts 6 through 
9. There would be an undue expense that would be incurred if the garage was 
to be placed in another location of the property. 

Second: Corey Noland 
Action:     The motion passed unanimously with the following votes: 

AYES: Corey Noland, Thomas Loria, Myles Kuly, Cary Rogers, Matthew 
Kegel  

NAYS:   None 
 
2. It is the Board’s CONCLUSION that the hardship is/is not peculiar to the applicant’s property.  
 
Motion: Thomas Loria made a motion that the hardship is peculiar to the applicant’s 

property based on the topography, the sewer easement location and 
configuration of the house on the lot. 

Second: Cary Rogers 
Action:     The motion passed unanimously with the following votes: 

AYES: Corey Noland, Thomas Loria, Myles Kuly, Cary Rogers, Matthew 
Kegel  

NAYS:   None 
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3. It is the Board’s CONCLUSION that the hardship is/is not the result of the applicant’s own   
  actions.  
 
Motion: Matthew Kegel made a motion that the hardship is not the result of the 

applicant’s own actions because of the location of the sewer easement and 
sloping of the property. 

Second: Myles Kuly 
Action:     The motion passed unanimously with the following votes: 

AYES: Corey Noland, Thomas Loria, Myles Kuly, Cary Rogers, Matthew 
Kegel  

NAYS:   None 
 
4. (a) It is the Board’s CONCLUSION that the variance is/is not consistent with the spirit,      
    purpose, and intent of the ordinance. 
 
Motion: Myles Kuly made a motion that the variance is consistent with the spirit, 

purpose, and intent of the ordinance. 
Second: Matthew Kegel 
Action:     The motion passed unanimously with the following votes: 

AYES: Corey Noland, Thomas Loria, Myles Kuly, Cary Rogers, Matthew 
Kegel  

NAYS:   None 
 

(b) It is the Board’s CONCLUSION that in granting/denying the variance, the public safety 
      will/will not be secured and substantial justice will/will not be achieved. 

 
Motion: Thomas Loria made a motion that in granting the variance, public safety will 

be secured and substantial justice will be achieved. 
Second: Myles Kuly 
 Action:     The motion passed unanimously with the following votes: 

AYES: Corey Noland, Thomas Loria, Myles Kuly, Cary Rogers, Matthew 
Kegel  

NAYS:   None 
 

Motion: Corey Noland made a motion to approve the proposed variance as requested.  
Second: Myles Kuly 
 Action: The motion passed unanimously with the following votes: 

AYES:         Corey Noland, Thomas Loria, Myles Kuly, Cary Rogers, Matthew 
                    Kegel 

                 NAYS:    None 
 
Item 10.     Next Meeting: Thursday, February 26, 2026 
 

Item 11.       Adjournment 
 

Motion:      Thomas Loria made a motion to adjourn the meeting. 
Second:        Corey Noland 
 Action:     The motion passed unanimously with the following votes: 
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AYES: Corey Noland, Thomas Loria, Myles Kuly, Cary Rogers, Matthew 
Kegel  

NAYS:   None 
 

The meeting was adjourned at 6:25 p.m. 
 
Respectfully submitted, 
 
Thomas Loria                          Kimberly Davis 
Acting Chair                        Clerk of the Board 
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                         STAFF REPORT 

PLSUP-2026-00114 

  

 

 

TO:  Board of Adjustment Members 

 

DATE:  February 26, 2026   

 

FROM:  Doug Britt, Assistant Director of Development Services  

 

PREPARED BY: Megan Brightharp, Planner 

 

SUBJECT: Special Use Permit request to allow Car, Boat, other Vehicle Sales and 

Rental in the General Industrial (GI) District at 2909 Stitt Street. 

 

 

SUMMARY STATEMENT 

 

The Board of Adjustment is requested to consider this Special Use Permit request by Laniqua 

Watson to allow Car, Boat, other Vehicle Sales and Rental in the General Industrial (GI) District at 

2909 Stitt Street. 

 

SITE DATA 

 

Type of Action:  Special Use Permit 

Date of Petition:  January 20, 2026 

Name of Petitioner:  Laniqua Watson 

Location:   2909 Stitt Street     

Tax ID #:   09-114-003 

Lot Size:  3.855 Acres 

Zoning Classification:           GI (General Business) 

 

 

PROPOSED FINDINGS 

 

Staff offers the following Proposed Findings: 
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1. The property at 2909 Stitt Street is owned by Driveline Auto Transport, LLC and is zoned 

GI (General Industrial).  (Exhibit 1-3). 

 

2. A Special Use Permit Application was submitted on January 20, 2026 requesting to 

establish the Car, Boat, other Vehicle Sales and Rental use in the GI (General Industrial) 

District. (Exhibit 4&5) 

 

3. According to Section 157.7.1 of the City of Monroe Unified Development Ordinance titled 

“Tables of Permissible Uses (Traditional and Mixed-Use)”, Car, Boat, other Vehicle Sales 

and Rental is only allowed in the GI Zoning District with the issuance of a Special Use 

Permit from the Board of Adjustment. (Exhibit 6) 

 

4. According to Section 157.7.2.6.P of the City of Monroe Unified Development Ordinance 

titled “Car, Boat, other Vehicle Sales and Rental”, the use is described as “Establishments 

that are involved with the sale or lease of motor vehicles (including but not limited to cars 

and boats), renting of motor vehicles, and display of these motor vehicles.” (Exhibit 7) 

 

5. All adjoining property owners have been notified of the Special Use Permit application.     

(Exhibit 8&9).                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                        

 

 

CONCLUSIONS 

 

Staff is bringing this request before you tonight for your consideration. 

 

 
Attachment(s): 

Exhibit 1: Ortho Map 

Exhibit 2: Zoning Map 

Exhibit 3: Deed to Property 

Exhibit 4: Application 

Exhibit 5: UDO Section 157.7.1 

Exhibit 6: UDO Section 157.7.2.6.P 

Exhibit 7: APO List 

Exhibit 8: APO Map 

 

Prepared by: MB 02/06/2026 
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MONROE UDO 

  

197 

 

TABLE 7.1. - TABLE OF PERMISSIBLE USES 

“P” = Permitted, “S” = Special Use Permit Required, “X” = Prohibited 

 Traditional Districts Mixed-Use Districts  

Use Type 

R
R

 

R
LD

 

R
M

D
 

R
H

D
 

O
M

 

N
B

 

G
B

 

G
I 

H
I 

P
U

D
 

P
C

D
 

D
C

-M
X

 

D
G

-M
X

 

C
C

-M
X

1
 

C
C

-M
X

2
 

R
C

-M
X

 

M
D

-M
X

 

R
E

F
E

R
E

N
C

E
 

Microbrewery/Winery/ 

Distillery 
X X X X X X P P X P P P P P P P X 7.2.6.O 

Car, Boat, Other Vehicle Sales 

and Rental 
X X X X X X P S X X P X X X X X X 7.2.6.P 

Minor Vehicle Service X X X X X S P P X X P X X P P X X 7.2.6.Q 

Major Vehicle Service X X X X X X P P P X X X X X X X X 7.2.6.R 

Convenience Store with Fuel 

Pumps 
X X X X X S P P X X P X P P P P P 7.2.6.S 

Car Wash X X X X X S P X X X P X X P P P X 7.2.6.T 

Funeral Home X X X X P P P X X X P P P P P X X 7.2.6.U 

Laundromat with Onsite 

Cleaning 
X X X X S P P P X X P X P P P P X 7.2.6.V 

Electronic Gaming Operations X X X X X X X X X X X X X X X X X 7.2.6.W 

Day Care Center/Adult Care S S S S S P P X X X P X X P P X P 7.2.6.X 

Commercial Parking  X X X X S P P P X X P P P P P P P 7.2.6.Y 
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222 

P. Car, Boat, Other Vehicle Sales & Rentals 

1. Characteristics. Establishments that are involved with the sale or lease of motor 

vehicles (including but not limited to cars and boats), renting of motor vehicles, 

and display of these motor vehicles. 

2. Accessory Uses. Accessory uses may include ancillary indoor storage, associated 

office, showroom, vehicle fueling (for vehicles for sale or lease, not open to the 

general public), car wash (for vehicles for sale or lease, not open to the general 

public), and limited retail sales of items associated with motor vehicles. 

3. Examples. Examples include but are not limited to car dealerships, boat 

dealerships, motor vehicle dealerships dealing in recreational vehicles, car rental 

establishments, moving vehicle rental establishments.  

4. Use Standards. 

a. Minimum lot size for car, boat, other vehicle sales and rental 

establishments shall be two (2) acres.  

b. Vehicle display areas shall not be raised above general topography of the 

site.  

c. Vehicle display areas with frontage along a street right-of-way shall 

include an additional ten (10) foot landscaped buffer. Vehicles shall not 

be displayed in any required buffer. 

Q. Minor Vehicle Service & Vehicle Part Sales 

1. Characteristics. Minor vehicle service establishments are involved with the body 

detailing, mechanical repairs, or the painting of automotive vehicles. These 

repairs should be minor in nature and any services rendered on site should be 

minor in nature as well. 

2. Accessory Uses. Accessory uses may include limited sale of parts or vehicle 

accessories, towing, associated office, parking, repackaging of goods for on-site 

sale or use. 

3. Examples. Examples of services to be rendered include quick service such as (but 

not limited to) lubrication, battery sales and installation, auto detailing, minor 

scratch and dent repair, tire alignment, and fluid replacement. 

4. Use Standards. 

a. No stockpiling of parts or salvaging of vehicle parts. 

b. If located in the GB district or abutting a residential use, a landscape 

buffer with buffer intensity of 2 shall be provided.  

c. No storage of impounded vehicles in front yard.  

d. All storage of vehicles shall be fenced and prevented from view.  

e. A minimum lot size of 20,000 square feet is required.  

R. Major Vehicle Service 
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ACCTNO OWNERNAME1 OWNERADDRE CURR_ADDR2 OWNERCITY OWNERSTATE OWNERZIP

09115005 ONE-EIGHTY VENTURES, INC PO BOX 2758 INDIAN TRAIL NC 28079

09115002 BIBLE BAPTIST TABERNACLE %BOBBY LEONARD 2900 WALKUP AVE MONROE NC 28110

09114002 CAROLINA BUILDERS CORPORATION C/O MARVIN F POER & COMPANY SPS RE PO BOX 250329 ATLANTA GA 30325

09115004 CROOKE MARY JANE 2805 WALKUP AVE SUITE A MONROE NC 28110

09114003 DRIVELINE AUTO TRASPORT, LLC 1508 YELLOW DAISY DR MATTHEWS NC 28104

09114003A FRONTIER COMMUNICATIONS OF THE CAROLINAS, LLC 1919 MCKINNEY AVE DALLAS TX 75201

09084037 IMET PROPERTIES LLC 3000 STITT ST  STE 150 7432 MONROE NC 281103916

09114004 JHS MASTER CAPITAL LLC PO BOX 1104 ASHEBORO NC 27204

09115003 JSOURCE TECHNOLOGIES LLC PO BOX 523 MONROE NC 28111

09115007C MCCOY ELLISON REALTY INC PO BOX 29027 PLAZA STA GREENSBORO NC 27429

09084006 THIRTYONE THIRTEEN LLC PO BOX 105 DENVER NC 28037
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STAFF REPORT 

 

Case # PLZNA-2026-00122 

 

TO:  Board of Adjustment Members 

 

DATE:  February 26, 2026 

 

FROM:  Doug Britt, Assistant Director of Planning and Development 

 

PREPARED BY: Patrick Blaszyk, Planner 

 

SUBJECT: A variance request by Kevin Walsh of New Beginnings of the South 

Piedmont for a proposed rehabilitative clinic at 412 S. Sutherland Ave.   

 

 

SUMMARY STATEMENT 

 

Kevin Walsh of New Beginnings of the South Piedmont is requesting a 360-foot variance from the 

required 500-foot buffer from a residential zoning district for rehabilitative clinics in order to operate a 

rehabilitative clinic at 412 S. Sutherland Ave.  

 

 

SITE DATA 

 

Type of Action:   Variance 

Date of Petition:   January 30, 2026 

Name of Petitioner:   Kevin Walsh of New Beginnings of the South Piedmont 

Location:    412 S. Sutherland Ave.  

Tax ID #:    09-194-133 

Lot Size:    0.37 Acres  

Current Zoning Classification: OM, Office Medical  

 

REVIEW 

Proposed Findings: 

 

1. The property located at 412 S. Sutherland Ave. is owned by BIFAA LLC, is proposed to 

be leased by New Beginnings of the South Piedmont and is zoned OM, (Office Medical). 

(Exhibits 1, 2, and 3)  
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2. On January 30th 2026, Kevin Walsh of New Beginnings of the South Piedmont submitted 

a variance application to request a 360-foot variance from the 500-foot buffer from a 

residential zoning district required for rehabilitative clinics in order to operate a 

rehabilitative clinic at 412 S. Sutherland Ave. (Exhibit 4)  

 

3. Section 157.7.2.7.F.4.b Rehabilitative Clinic Use Standards of the Unified Development 

Ordinance (UDO) states in relative parts: (Exhibit 5) 

 

F. Rehabilitative Clinic 

 

      4. Use Standards 

 

b. Be at least 500 feet from any lot in a single-family residential district, school, 

park, child care center, and religious institution that has a child care center or 

school. 

 

4 The buffer distance map indicates that 412 S. Sutherland Ave. is located 140 feet away 

from nearest residential parcel (Exhibit 6) 

 

5 All adjacent property owners have been notified of the proposed variance. (Exhibit 7 and 

8) 

 

Conclusions: 

 

1. It is the Board’s CONCLUSION, that unnecessary hardship (would/would not) result from 

the strict application of the ordinance. 

 

2. It is the Board’s CONCLUSION, that the hardship (is/is not) peculiar to the applicant’s 

property.  

  

3. It is the Board’s CONCLUSION, that the hardship (is/is not) the result of the applicant’s own 

actions.  

   

4. (a) It is the Board’s CONCLUSION, that the variance (is/is not) consistent with the spirit, 

purpose, and intent of the ordinance. 

 

(b) It is the Board’s CONCLUSION, that in granting of the variance, the public safety 

(will/will not) be secured and substantial justice (will/will not) be achieved. 

 

THEREFORE, on the basis of all foregoing, IT IS ORDERED that the application Variance 

PLZNA-2026-00122 be (approved/denied). 
 

Exhibits: 

Exhibit 1: Ortho Map 

        Exhibit 2: Zoning Map 
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Exhibit 3: Deed to Property 

Exhibit 4: Variance Application 

        Exhibit 5: UDO Section 157.7.2.7.F.4.b 

        Exhibit 6: Buffer Distance Map 

Exhibit 7: APO Map 

Exhibit 8: APO List   

Prepared by: PB 2/12/2026 
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7.2.7. OFFICE AND MEDICAL USES 

F. Rehabilitative Clinic 

4. Use Standards. 

a. Be at least 500 feet from any other such facility; and  

b. Be at least 500 feet from any lot in a single-family residential district, 

school, park, child care center, and religious institution that has a child 

care center or school. 
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ACCTNO OWNERNAME1 OWNERNAME2 OWNERADDRE OWNERCITY OWNERSTATE OWNERZIP

09194129 ESCUDERO ANAYELI GONZALEZ 1204 DOVE ST #6 MONROE NC 28112

09194130 O'NEILL BERNARD WALDEN SANDRA 1206 DOVE ST MONROE NC 28112

09194132 CROWN DATA SOLUTIONS LLC 214 RIVERTON RD MATTHEWS NC 28104

09191007 GOODMAN EMILY M 401 E PARK DR MONROE NC 28112

09194141 JEFFRIES PERRY L 871 HUFFMAN ST GREENSBORO NC 27405

09194143 LLK REAL ESTATE 2 LLC 5917 SUMMERSTON PL CHARLOTTE NC 28277

09194121 PHIFER JOHN T PO BOX 971 MONROE NC 281110971

09194131 BAILEY LAWRENCE R BAILEY LINDSAY MICHELLE 1208 DOVE ST MONROE NC 28112

09194133 BIFAA LLC 5006 DOWNING CREEK DR CHARLOTTE NC 28269

09194136 HODGE DEREK LEE HODGE KAREN F 1208 CURTIS ST MONROE NC 28112

09194142 LIVEL ENTERPRISES LLC 1301 DOVE ST MONROE NC 28110

09194144 PLJ GROUP II INC THE 871 HUFFMAN ST GREENSBORO NC 27405

09194132A DH1 PROPERTIES LLC 506 S SUTHERLAND AVE MONROE NC 28110

09194137 OKWARA PROPERTIES 404 S SUTHERLAND AVE MONROE NC 28112

09194007 UNION MEMORIAL REGIONAL MEDICAL CENTER INC PO BOX 5003 MONROE NC 281115003

09194122 GODWIN TRAVIS R 1209 MCCRAY ST MONROE NC 28112

09194134 406 SOUTH SUTHERLAND AVENUE LLC PO BOX 34426 CHARLOTTE NC 28234

09194135 BIVENS LAURENCE BIVENS PATRICIA H 1209 DOVE ST MONROE NC 28112
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TO:  Board of Adjustment Members 

 

DATE:  February 26, 2026   

 

FROM:  Doug Britt, Assistant Director of Planning and Development  

 

PREPARED BY: Patrick Blaszyk, Planner 

 

SUBJECT: Kevin Walsh of New Beginnings of the South Piedmont is requesting a 

Special Use Permit for a property located at 412 S. Sutherland Ave.   

 

 

SUMMARY STATEMENT 

 

Kevin Walsh of New Beginnings of the South Piedmont is requesting a Special Use Permit in order 

to conduct the use of a rehabilitative clinic at 412 S. Sutherland Ave. in the Office Medical (OM) 

zoning district.  

 

 

SITE DATA 

 

Type of Action:  Special Use Permit 

Date of Petition:  January 30, 2026 

Name of Petitioner:  Kevin Walsh of New Beginnings of the South Piedmont 

Location:   412 S. Sutherland Ave.   

Tax ID #:   09-194-133 

Lot Size:  0.37 Acres 

Zoning Classification:           OM, Office Medical 

 

 

PROPOSED FINDINGS 

Proposed Findings: 

 

1. The property located at 412 S. Sutherland Ave, is owned by BIFAA LLC, is proposed to 

be leased by New Beginnings of the South Piedmont and is zoned OM, (Office Medical). 

(Exhibit 1, 2 & 3). 

 

 

 

 

 
 

 

                          

 

 

 

 

 

                         STAFF REPORT 

                   

                  Case # PLSUP-2026-00123 
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2. A Special Use Permit application was submitted on January 30, 2026 by Kevin Walsh of 

New Beginnings of the South Piedmont requesting to conduct the use of a rehabilitative 

clinic at 412 S. Sutherland Ave. in the OM zoning district. (Exhibit 4) 

 

3. Table 7.1. – Table of Permissible Uses from Section 7.1 of the City of Monroe Unified 

Development Ordinance (UDO) displays how a Special Use Permit is required in order to 

conduct the use of a rehabilitative clinic in the OM zoning district: (Exhibit 5)  

 

4. All adjoining property owners have been notified of the Special Use Permit request.     

(Exhibit 6 & 7).         

                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                

CONCLUSIONS 

 

Staff is bringing this request before you tonight for your consideration. 
 

Exhibits: 

Exhibit 1: Ortho Map 

Exhibit 2: Zoning Map 

Exhibit 3: Deed to Property 

Exhibit 4: Special Use Permit Application 

Exhibit 5: Table 7.1 of UDO 

Exhibit 6: APO Map 

Exhibit 7: APO List 

 
Prepared by: PB 2/9/2026 
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SPECIAL USE PERMIT WORKSHEET 

TO ESTABLISH AN THE USE OF A REHABILITATIVE CLINIC 

WITHIN THE OM, OFFICE MEDICAL ZONING DISTRICT AT 412 S. 

SUTHERLAND AVE (PARCEL #09-194-133) 
 

 

Before the Board of Adjustment makes a decision concerning the proposed 

Special Use Permit, they shall consider the following: 

 

I. Completeness of Application: 

 

Staff finds the application to be complete and the jurisdiction proper. 

 

II. Special Use General Standards: 

 

A. The use will not materially endanger the public health or safety if located, 

designed, and proposed to be operated according to plan. 

 

Petitioner’s Response: Our facility has been in existence of Union County 

since 1997 and has never or never will endanger public health or safety.  

[ ] Motion standard is met; or 

[ ] Motion standard is NOT met based on the following findings of fact: 

 

 

 

B. The use or development complies with all regulations and standards of the City 

of Monroe Zoning Ordinance, as well as any other state or local rule or 

regulation governing the development of land. 

 

Petitioner’s Response: The existing property is in compliance with all 

regulations and standards of the City of Monroe Zoning Ordinance.   

[ ] Motion standard is met; or 

[ ] Motion standard is NOT met based on the following findings of fact: 
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C. The use or development will not adversely impact surrounding property and will 

not substantially injure the value of adjoining property. 

 

Petitioner’s Response: The use of this property will enhance the adjoining 

properties by providing convenient healthcare and will not impact any adverse 

conditions.  

[ ] Motion standard is met; or 

[ ] Motion standard is NOT met based on the following findings of fact: 

 

 

D. The location and character of the 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 Monroe Land Development 

Plan. 

 

Petitioner’s Response: The use of this property is in harmony with 

all of the surrounding medical offices and is in general conformity 

with the Monroe Land Development Plan.   

[ ] Motion standard is met; or 

[ ] Motion standard is NOT met based on the following findings of fact: 

 

 

 

III. Permit Action 

 

A. Motion to GRANT the special use permit. (Board of Adjustment may add 

conditions as deemed necessary). 

 

OR; 

 

B. Motion to DENY the special use permit based on the finding that general 

standard(s) 

  above is/are not met. 
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TABLE 7.1. - TABLE OF PERMISSIBLE USES 

“P” = Permitted, “S” = Special Use Permit Required, “X” = Prohibited 

 Traditional Districts Mixed-Use Districts  

Use Type 

R
R

 

R
LD

 

R
M

D
 

R
H

D
 

O
M

 

N
B

 

G
B

 

G
I 

H
I 

P
U

D
 

P
C

D
 

D
C

-M
X

 

D
G

-M
X

 

C
C

-M
X

1
 

C
C

-M
X

2
 

R
C

-M
X

 

M
D

-M
X

 

R
EF

ER
EN

C
E 

 Office/Medical Uses                   

Rehabilitative Clinic X X X X S X X X X X X X X X X X X 7.2.7.F 
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ACCTNO OWNERNAME1 OWNERNAME2 OWNERADDRE OWNERCITY OWNERSTATE OWNERZIP

09194129 ESCUDERO ANAYELI GONZALEZ 1204 DOVE ST #6 MONROE NC 28112

09194130 O'NEILL BERNARD WALDEN SANDRA 1206 DOVE ST MONROE NC 28112

09194132 CROWN DATA SOLUTIONS LLC 214 RIVERTON RD MATTHEWS NC 28104

09191007 GOODMAN EMILY M 401 E PARK DR MONROE NC 28112

09194141 JEFFRIES PERRY L 871 HUFFMAN ST GREENSBORO NC 27405

09194143 LLK REAL ESTATE 2 LLC 5917 SUMMERSTON PL CHARLOTTE NC 28277

09194121 PHIFER JOHN T PO BOX 971 MONROE NC 281110971

09194131 BAILEY LAWRENCE R BAILEY LINDSAY MICHELLE 1208 DOVE ST MONROE NC 28112

09194133 BIFAA LLC 5006 DOWNING CREEK DR CHARLOTTE NC 28269

09194136 HODGE DEREK LEE HODGE KAREN F 1208 CURTIS ST MONROE NC 28112

09194142 LIVEL ENTERPRISES LLC 1301 DOVE ST MONROE NC 28110

09194144 PLJ GROUP II INC THE 871 HUFFMAN ST GREENSBORO NC 27405

09194132A DH1 PROPERTIES LLC 506 S SUTHERLAND AVE MONROE NC 28110

09194137 OKWARA PROPERTIES 404 S SUTHERLAND AVE MONROE NC 28112

09194007 UNION MEMORIAL REGIONAL MEDICAL CENTER INC PO BOX 5003 MONROE NC 281115003

09194122 GODWIN TRAVIS R 1209 MCCRAY ST MONROE NC 28112

09194134 406 SOUTH SUTHERLAND AVENUE LLC PO BOX 34426 CHARLOTTE NC 28234

09194135 BIVENS LAURENCE BIVENS PATRICIA H 1209 DOVE ST MONROE NC 28112
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