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Regular Meeting – 7:00 PM 
Camden Public Library Boardroom 

118 Hwy 343 North 
 

Minutes 
 

A duly-noticed regular meeting of the Camden County Board of Commissioners was held at 7:00 PM on June 3, 2024 in the 
boardroom of the Camden Public Library in Camden, North Carolina.   
 
CALL TO ORDER  
The meeting was called to order by Chair Ross Munro at 7:00 PM.  Also Present: Vice Chair Troy Leary, Commissioners Randy 
Krainiak, Sissy Aydlett and Tiffney White.   
 
Administration Staff Present: County Manager Erin Burke, County Attorney John Morrison and Clerk to the Board Karen Davis.   
 
INVOCATION & PLEDGE OF ALLEGIANCE 
Pastor Boyce Porter gave the invocation and the Board led in the Pledge of Allegiance. 
 
ITEM 1. CONSIDERATION OF AGENDA         
 
Motion to approve the agenda as presented.   
 

RESULT: PASSED [5-0] 
MOVER: Troy Leary 
AYES: Ross Munro, Troy Leary, Randy Krainiak, Tiffney White, Sissy Aydlett 

 
ITEM 2. CONFLICT OF INTEREST DISCLOSURE STATEMENT      
 
Clerk to the Board Karen Davis read the Conflict of Interest Disclosure Statement. 
 
ITEM 3. PRESENTATIONS           
  

A. Employee Recognition – Staff that have reached milestone employment anniversaries were recognized with service pins.   
 
ITEM 4. PUBLIC COMMENTS           
  
County Manager Erin Burke read the Public Comment information statement.  Chair Munro opened the floor for public comment.  
 
Nether Sheptock addressed the Board to request that the Board allow inspections to release power to her garage for a period of no 
longer than six months as the builder will not proceed with the construction of her home without dedicated power.   
 
Chair Munro stated that according to information he was given, the building permit for the construction of the home had expired. 
 
Mrs. Sheptock stated that she would look into the permit issue the following day.  The Board took no action.   
 
Attorney David Oakley of Poole Brooke Plumlee, representing the owners and operators of the sand mine of Ponderosa Road, 
addressed the Board.  Mr. Oakley announced that his firm had been working with County Attorney John Morrison and County 
Manager Erin Burke to reach a resolution in regard to the road situation.  The owners and operators have agreed to have the road 
paved.  The base material is currently being laid down and the actual paving will begin soon.   
 
ITEM 5. PUBLIC HEARINGS           
 

A. Proposed FY 2024-2025 Budget  
 
Motion to open the Public Hearing. 
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RESULT: PASSED [5-0] 
MOVER: Tiffney White 
AYES: Ross Munro, Troy Leary, Randy Krainiak, Tiffney White, Sissy Aydlett 

 
County Manager Erin Burke presented the Budget Message and Proposed FY 2024-2025 Budget Ordinance.  The complete FY 2024-
2025 Budget and accompanying Schedule of Fees is hereby incorporated by reference and is available in its entirety for public 
inspection in the County Clerk’s Office, the County Finance Office and on the County website.   
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Chair Munro opened the floor for public comments. 
 
Julie White and Laura Berry, school nurses with Camden County Public Schools, spoke in regard to the importance of having a nurse 
at each school in the system and the various roles and responsibilities of the school nurses, as well as an overview of student needs in 
Camden County.  Ms. White and Ms. Berry both included in their comments a request to the Board to fully fund the schools in the FY 
2024-2025 budget so that current school nursing services and other support services may be continued.   
 
Sally Norfleet, Camden County Schools Finance Officer, addressed the Board in regard to the proposed Budget.  Mrs. Norfleet 
explained that up to this point the schools have been able to work with what has been allotted by drawing from Fund Balance.  
However, the Fund Balance is no longer available to cover any potential shortages.  The proposed amount of $3.4 million will be a 
shortage in the amount of $1.2 million, which would result in the following cuts: 4 positions that interact with students, all local 
supplements, all field trips, all staff development, and reducing supplies, materials, computer software, contracted services that are 
locally funded by at least 50% and in some cases 100%.  $3.8 million would allow the 4 positions to remain.  $4.4 million would 
allow the 4 positions to remain in the budget as well as the local supplements.     
 
Upon inquiry by Chair Munro, Mrs. Norfleet explained that ever year the State mandates the percentages in pay increases, retirement, 
etc.  However, funding by the State does not cover all of the mandated increases.   
 
Chair Munro urged citizens to write their state representatives in regard to school funding requirements.   
 
Jason Banks, Chair of the Camden County Board of Education, addressed the Board and included the following in his comments: 

• The need to slow housing development 
• Opposition to the proposed school site by developers in the north end of the county 
• Request of the Board to give consideration to the requested school budget 

 
Commissioner Aydlett inquired if she could make a motion during the Public Hearing.  Attorney Morrison responded that she could 
not.   
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Motion to close the public hearing. 
 

RESULT: PASSED [5-0] 
MOVER: Randy Krainiak 
AYES: Ross Munro, Troy Leary, Randy Krainiak, Tiffney White, Sissy Aydlett 

 
Motion to approve the FY 2024-2025 Budget and Schedule of Fees as presented. 
 

RESULT: PASSED [4-1] 
MOVER: Tiffney White 
AYES: Ross Munro, Troy Leary, Randy Krainiak, Tiffney White 
NOES: Sissy Aydlett 

 
Chair Munro stated that this meeting is not the last that the Board will be discussing the school budget.  It is easier on staff to pass the 
proposed budget and then the Board consider an amendment at the next month’s meeting.   
 

B. Proposed Capital Improvement Program 
 
Motion to open the public hearing for the proposed 2024-2029 Capital Improvement Program. 
 

RESULT: PASSED [5-0] 
MOVER: Ross Munro 
AYES: Ross Munro, Troy Leary, Randy Krainiak, Tiffney White, Sissy Aydlett 

 
County Manager Erin Burke presented the Proposed 2024-2029 Capital Improvement Program. 
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Chair Munro opened the floor for public comment.  There were no public comments. 
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Motion to close the public hearing. 
 

RESULT: PASSED [5-0] 
MOVER: Ross Munro 
AYES: Ross Munro, Troy Leary, Randy Krainiak, Tiffney White, Sissy Aydlett 

 
Motion to approve the 2024-2029 Capital Improvement Program as presented. 
 

RESULT: PASSED [5-0] 
MOVER: Tiffney White 
AYES: Ross Munro, Troy Leary, Randy Krainiak, Tiffney White, Sissy Aydlett 

 
C. Camden Yards, LLC Application for Zoning Map Amendment 

 
Motion to open the public hearing. 
 

RESULT: PASSED [5-0] 
MOVER: Ross Munro 
AYES: Ross Munro, Troy Leary, Randy Krainiak, Tiffney White, Sissy Aydlett 

 
Amber Curling presented the staff report for Camden Yards, LLC Application for Zoning Map Amendment.   
 
Camden Yards LLC has requested a map amendment for approximately 1010 acres from the from Highway Commercial (HC) and 
Light Industrial (LI) Zoning Districts to Planned Development (PD) Zoning District.  The 1010 acres is currently being used for 
Farmland and in the South Mills Township. 
 
The neighborhood meeting was held on October 23, 2023.  The Planning Board on April 17, 2024 voted unanimously, recommending 
denial of the Rezoning Application. 
 
The proposed zoning map amendment is inconsistent with the 2005 CAMA Future Land Use Plan which has the property identified as 
Industrial and Conservation. 
 
The proposed zoning map amendment is inconsistent with the 2012 County’s Comprehensive Future Land Use Map which has the 
property identified as Mixed-Use Employment and Rural Preservation. 
 
The application in its entirety is available for public review in the County Planning Department. 
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Upon inquiry by Commissioner Krainiak, Mrs. Curling explained that were the application to be denied, the current zoning would 
allow for 10-acre exempt tracts (exempt from subdivision requirements per NC General Statutes).   
 
Jamie Schwedler, applicant’s attorney and Mark Bissell, applicant’s engineer, included the following in their presentations.  The 
applicant’s presentation in its entirety is available for public review in the County Planning Department. 
 

• Site Data 
 2790 17 US Hwy 
 1009.1 acres 
 Zoned Highway Commercial and Light Industrial 
 Approximately 7 miles north of South Mills 

• Land Use Planning Timeline 
 Early 2000s – Property zoned industrial, plans for landfill/waste treatment facility 
 2005 – CAMA Land Use Plan approved 
 2012 – Current LUP approved, plans for Eco-commerce park, nonresidential, economic development uses 
 2022 – Virginia Commerce Park approved; Chesapeake and Virginia allocate millions of dollars to prepare site for 

industrial development 
 2024 – Mixed-use needed for coming housing demand, commercial amenities, and land for needed public 

infrastructure 
• CAMA Land Use Plan (2005) 

 Future Land Use: Industrial 
 Future Sewer Lines to Site 
 Proposed Industrial Park and Landfill 
 Development area not in a flood zone 

• 2035 Comprehensive Plan (2012) 
 Comprehensive Plan has “the “the flexibility to consider and explore new opportunities that arise in the future that 

were not part of the discussions when the land use plan was developed.” 
 “Camden County will have a diverse and balanced economy that provides new business opportunities to employee 

citizens and provide goods and services and that will generate revenues to fund high quality government facilities 
and services.”  

 Corridor Master Plan (2011) policies to foster jobs, business opportunities, public revenue, and quality of life for 
citizens in this corridor. 
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• Coastal Virginia Commerce Park 

 Approximately 4,000 acres (1,435 acres in Phase I) 
 A little over ½ mile north of the Crouse Tract Planned Development 
 Financial commitment of $14.3 million from Chesapeake’s Economic Development Authority for economic 

development, industrial use “mega-site” and additional funding from State of Virginia for site preparation 
• Supporting Economic Development 

 Limited opportunities for housing and commercial around economic development site 
 Housing needed close to Coastal Virginia Commerce Park to support new workers coming to region 
 Limited housing supply within 1-, 2- and 5-mile radius 

• Planned Development Master Plan (UDO Art. 151.2.3.19 & 151.3.7.2A) 
 Mix of institutional, commercial and residential uses for a variety of families 
 Commercial space fronting US 17 consistent with Comp Plan Mixed Use 
 Quality homes consistent with renderings, at low overall density (1.67 u/a) 
 57 acres active open space, 300 acres of passive open space, 212 acres preserved wooded area 
 Sidewalks, boardwalks, nature trails, and a multiuse path 
 Clubhouse and recreational amenities with each phase 

• Planned Development Terms & Conditions 
 Tentative Phasing Schedule (will be further defined at preliminary plat) 
 Wastewater treated by and development fees paid to County, unless it requests a private wastewater treatment plant 

be constructed 
 Dimensional standards for all types of development 
 Community form and design shall conform to the rendering provided as a part of the master plan 
 Transportation improvements per TIA recommendations (TIA at preliminary plat stage) 
 County potable water lines will be extended at developer’s expense, and adequate water flow demonstrated 
 Stormwater will be detained to the 100-year storm and system managed privately by HOA 
 50’ vegetated buffers adjacent to existing residential 
 Environmental protection and continued monitoring of wetlands, woods, and stormwater facilities by owners’ 

association 
 Proposed: No more than 135 residential units shall be platted per year.  The final plat for the first dwelling unit shall 

not be recorded prior to January 1, 2026.  Land dedication for the public infrastructure shown on the PD shall be 
dedicated within Phase 1. 

• Public Benefit Commitments in Phase 1 
 25 acres of commercial space 
 30-acre school/public use 
 5.7-acre government facility site 
 9-acre wastewater treatment site 
 1-acre site for construction of a deep well for public water system 

• Water & Sewer Commitments 
 Potable Water: extension of water line along US 17 
 Wastewater  

 Option A: Connection through County System; new Camden County 1,000,000-gallon treatment facility 
going into permitting; Sewer fees from planned development would more than fund capacity needed 

 Option B:  Construct private wastewater facility on-site to serve residential, commercial and public users 
• Development Agreement 

 Sets our framework for dedication of land to County 
 Sets out phasing and timing of developer-installed public facilities as project develops over time 
 Establishes vested rights for development 
 Provides a schedule of fees to be paid to the County to offset the costs of development 

• Direct Revenue from Crouse PD & Development Agreement 
 Investment and Revenue Generated from Actual Crouse Master Plan 

 Would generate ~$4.4M in property tax revenue for County annually 
 Generates ~$1.8M in development fees, water and sewer fees in first year of construction 
 Generates $6.9M in transfer taxes, other fees in first year of construction 

 Growth and Costs manageable over time due to phasing – no more than 135 homes/year 
• Estimated Economic Impact 

 Investment and Revenue Generated* 
 Metro Area impact of ~1500 homes and apartments, adjusted for Camden County’s pro rata share 
 Would generate direct and indirect income of ~$44.7M in first year of construction 
 Generates $4.9M in taxes and revenue for County in first year 
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 Creates annually recurring local income of $7.4M 
 596 jobs created in first year, then 120 jobs per year recurring 

 Revenue exceeds Costs* 
 First year pro rata metro tax and revenue for County of $4.46M 
 First year County expenses for public services of $ .450M 
 First year County net ~$4M for just residential portion 
 Annually recurring costs to continue local services $ .91M 
 Annual recurring County net ~$ .6M 

 Revenue and economic growth help pay for capital improvement projects planned by County, such as new EMS 
stations, new high school, Public WWTP, South Mills Water Association 

 Construction and design jobs over 10-15 years to build out 
*Estimates per National Association of Home Builders December 2022 reports and methodology, calculated on Camden County’s pro rata share of 9 
counties and 10 cities in MSA area. 

• Zoning Map Amendment Review Standards (UDO 2.3.30.C.1-4): In determining whether to adopt a proposed zoning map 
amendment, the Board of Commissioners may weigh the relevance of and consider the following: 

 Whether the proposed zoning map amendment advances the public health, safety, or welfare; 
 Whether and the extent to which the proposed rezoning is appropriate for its proposed location, and is consistent 

with the purposes, goals, objectives, and policies of the County’s adopted policy guidance. 
 Whether an approval of the rezoning is reasonable and in the public interest. 
 Other factors as the Board of Commissioners may determine to be relevant. 

• Reasonableness Factors for Rezoning - “[R]easonableness may consider, among other factors, 
 size, physical conditions, and other attributes of the area proposed to be rezoned 
 benefits and detriments to the landowners, the neighbors, and the surrounding community, 
 relationship between the current actual and permissible development on the tract and adjoining areas and the 

development that would be permissible under the proposed amendment 
 why the action taken is in the public interest; and 
 any changed conditions warranting the amendment” 

NC General Statute §160D-605; UDO 2.3.30.b.7.e 
 

 
 
County Manager Burke inquired as to the source of sewer required by NCDEQ.  Mr. Bissell explained that typically is 225 gallons per 
residential unit.  Discussion between Manager Burke and Mr. Bissell followed in regard to the information listed on the state rules 
which outlines 120 gallons per day per bedroom, 240 gallons per day, versus the updated law amendment enacted by the General 
Assembly per Mr. Bissell, the suggested allocation of 75 gallons per bedroom.     
 
Upon inquiry by Attorney Morrison in regard to estimated student count, Mr. Bissell responded according to studies, this type of 
development typically produces about .25 students per the elementary school and about .11 for the middle school and about .15 per lot 
for the high school.   
 
Attorney Morrison asked Mr. Bissell whether his clients would be challenging the potential moratorium.  Attorney Schwedler 
responded that no decision had been made in that regard as the County may choose for the development to provide its own water & 
sewer.  Attorney Schwedler confirmed that this option is included in the Development Agreement as presented to the Board.  She also 
clarified that Session Law 2023-137 Section 18, directs the Environmental Management Commission to amend the NCDEQ rule to 
reflect the flow to 75 gallons per day per bedroom.  She further clarified that this application is a Planned Development with a Master 
Plan in terms and conditions and that unlike a general rezoning, the terms and conditions would be binding.   
 
Attorney Morrison explained to the public the importance of the rezoning hearings in regard to land use decisions by the board and the 
effect that such decisions have on the legal use of the land. 
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Chair Munro opened the floor for public comment.   
 
Melissa Linton of South Mills addressed the Board to express her opposition to the rezoning.  Ms. Linton referenced a Cost of 
Community Services study, published by the American Farmland Trust & USDA.   The study is used to determine fiscal contribution 
of existing land uses and generally shows that residential development is a net fiscal loss for communities.  Ms. Linton urged the 
Board to deny the rezoning request.   
 
Robert Nobles of South Mills addressed the Board to express his opposition to the rezoning.  Mr. Nobles’ comments included 
concerns in regard to the impact that this development would have on County services such as law enforcement, fire protection, 
schools and water, as well as future I-87.  
 
Nicole Chick of South Mills addressed the Board to express her opposition to the rezoning.  Ms. Chick’s comments included concerns 
in regard to the difficulty that business owners currently face in acquiring employees.   
 
Motion to close the public hearing. 
 

RESULT: PASSED [5-0] 
MOVER: Tiffney White 
AYES: Ross Munro, Troy Leary, Randy Krainiak, Tiffney White, Sissy Aydlett 

 
Motion that the requested zoning map amendment is inconsistent with the 2035 Comprehensive Future Land Use Plan which 
identifies that parcel as Mixed-Use Employment and Rural Preservation.  The requested zoning map amendment is 
inconsistent in that the CAMA Future Land Use Maps has the majority of property identified as Mixed Use, Industrial, Rural 
Preservation and Conservation. 
 

RESULT: PASSED [5-0] 
MOVER: Ross Munro 
AYES: Ross Munro, Troy Leary, Randy Krainiak, Tiffney White, Sissy Aydlett 

 
Motion to deny Zoning Map Amendment Application (UDO 2024-02-103) and Ordinance 2024-06-02 as the rezoning request 
is inconsistent with the Camden County Future Land Use Plans.  (Reasonableness Statement) The requested zoning change is 
inconsistent with the Camden County Future Land Use Plans which identify the property as Mixed Use Employment, 
Industrial, Conservation Rural Preservation. 
 

RESULT: PASSED [5-0] 
MOVER: Tiffney White 
AYES: Ross Munro, Troy Leary, Randy Krainiak, Tiffney White, Sissy Aydlett 

 
Motion to not enter into the Development Agreement with Camden Yards, LLC. 
 

RESULT: PASSED [4-1] 
MOVER: Tiffney White 
AYES: Ross Munro, Troy Leary, Tiffney White, Sissy Aydlett 
NOES: Randy Krainiak 

 
ITEM 6. OLD BUSINESS           
 

A. South Mills Water Association Purchase 
 
Manager Burke shared that the sale agreement documents have been presented to the County Attorney for signature.   
 
ITEM 7. NEW BUSINESS          
 

A. Tax Report – Lisa Anderson 
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30 Largest Unpaid – Real 

 
 
30 Oldest Unpaid – Real 
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30 Largest Unpaid - Personal 

 
 
30 Oldest Unpaid – Personal  

 
 
Motion to approve the tax report as presented. 
 

RESULT: PASSED [5-0] 
MOVER: Tiffney White 
AYES: Ross Munro, Troy Leary, Randy Krainiak, Tiffney White, Sissy Aydlett 
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B. Resolution 2024-06-01: Salaries & Compensation for Various Boards and Commission – Erin Burke 
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Motion to adopt Resolution 2024-06-01 Salaries & Compensation for Various Boards and Commissions as presented. 
 

RESULT: PASSED [5-0] 
MOVER: Ross Munro 
AYES: Ross Munro, Troy Leary, Randy Krainiak, Tiffney White, Sissy Aydlett 

 
ITEM 8. BOARD APPOINTMENTS          
 

A. ABC Board – Wayne Walston (extension of current term to October 2026 to allow for staggered terms per statute) 
 
Motion to approve the Board Appointment as presented. 
 

RESULT: PASSED [5-0] 
MOVER: Tiffney White 
AYES: Ross Munro, Troy Leary, Randy Krainiak, Tiffney White, Sissy Aydlett 

 
South Camden Water & Sewer District Board of Directors       
 
Chair Munro recessed the Board of Commissioners and called to order the South Camden Water & Sewer District Board of Directors 
Meeting.   
 
Public Comments – None 
 
Consideration of the Agenda  
 
Motion to approve the agenda as presented. 

RESULT: PASSED [5-0] 
MOVER: Randy Krainiak 
AYES: Tiffney White, Ross Munro, Randy Krainiak, Troy Leary, Sissy Aydlett 

 
New Business 
 

A. Monthly Report – Chuck Jones 
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Motion to approve the monthly report as presented. 
 

RESULT: PASSED [5-0] 
MOVER: Troy Leary 
AYES: Ross Munro, Troy Leary, Randy Krainiak, Tiffney White, Sissy Aydlett 

 
Motion to adjourn South Camden Water & Sewer District Board of Directors 
 

RESULT: PASSED [5-0] 
MOVER: Tiffney White 
AYES: Ross Munro, Troy Leary, Randy Krainiak, Tiffney White, Sissy Aydlett 

 
Chair Munro adjourned the South Camden Water & Sewer District Board of Directors and reconvened the Board of Commissioners. 
 
ITEM 9. CONSENT AGENDA          
 

A. BOC Meeting Minutes – Herein incorporated by reference; available for public inspection in the County Clerk’s office and 
via the County website.   

• May 5, 2024 
• May 7, 2024 
• May 14, 2024 
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B. Budget Amendments 
 

  
 

C. School Budget Amendments 
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D. Pickups, Releases & Refunds 
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E. Refunds Over $100 
 

 
 

F. Vehicle Refunds Over $100 
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G. Emergency Medical Services Agreement 
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H. Opioid Litigation – Authorization to the County Attorney to amend the pleading to name an additional defendant. 
 

I. Set Public Hearing for July 1, 2024 – Zoning Map Amendment 
 

New Paths Development, LLC has requested a Zoning Map Amendment for approximately 8.8 acres from Neighborhood Residential 
Zoning District to Highway Commercial Zoning District.  The parcel located at 312 Sleepy Hollow Road in the Courthouse Township 
is currently being used for a Religious Institution. 
 
The neighborhood meeting was held on April 8, 2024.  The Planning Board on May 15, 2024 voted unanimously, 7-0, recommending 
approval of the Rezoning Application. 
 
The proposed zoning map amendment is inconsistent with the 2005 CAMA Future Land Use Plan which has the property identified as 
Moderate Density Residential. 
 
The proposed zoning map amendment is inconsistent with the 2012 County Comprehensive Future Land Use Map which has the 
property identified as Rural Preservation.   
 

J. Set Public Hearing for June 25, 2024 – Consideration of Establishing a Moratorium 
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Motion to approve the Consent Agenda as presented. 
 

RESULT: PASSED [5-0] 
MOVER: Tiffney White 
AYES: Ross Munro, Troy Leary, Randy Krainiak, Tiffney White, Sissy Aydlett 

 
ITEM 10. COUNTY MANAGER’S REPORT          
 
County Manager Erin Burke included the following in her report: 

• Attended the following meetings: 
 High School Steering Committee Meeting 
 Jail Board 

• Paddle for the Border 
• Review High School Permit Set Documents 
• First & Second Round EMS Director Interviews 
• Budget Work Sessions Two & Three 
• Resimplifi Meeting – Commercial Real Estate Database 
• Meeting to Discuss Veteran’s Services Officer position 
• ICMA Webinar: Build Success by Creating & Communicating a Powerful Vision 
• Met with School Superintendent to discuss Budget 
• Board of Adjustment Preparation and Hearing 

 
ITEM 11. COMMISSIONERS’ REPORTS          
 
Commissioner Aydlett included the following in her report: 

• ARHS Community Health Assessment Survey 
• Graduation invitations sent to the Board of Commissioners 
• EMS Director Interviews 
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Commissioner Leary brought the following concerns to the Board: 
• Parking concerns at One Mill Park 
• Review of the Animal Nuisance Ordinance needed per a request of the Sheriff 

 
 
ITEM 12. INFORMATION, REPORTS & MINUTES FROM OTHER AGENCIES     
 

A. Register of Deeds Report 
 

  
  

B. Library Report 
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ITEM 13. OTHER MATTERS           
None. 
 
ITEM 14. ADJOURN           
 
There being no further matters for discussion Chair Munro adjourned the meeting of the Board of Commissioners at 9:32 PM.   
 

Board of Equalization & Review 
 
Chair Munro reconvened the Board of Equalization & Review. 
 
There were no cases to come before the Board of Equalization and Review.   
 
Motion to adjourn. 
 

RESULT: PASSED [5-0] 
MOVER: Tiffney White 
AYES: Ross Munro, Troy Leary, Randy Krainiak, Tiffney White, Sissy Aydlett 
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