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 1 

Camden County Planning Board 2 

Regular Meeting 3 

August 16, 2017, 7:00 PM 4 

Historic Courtroom, Courthouse Complex 5 

Camden, North Carolina 6 

 7 

MINUTES 8 

The regular meeting of the Camden County Planning Board was held on August 16, 2017 in the 9 

Historic Courtroom, Camden, North Carolina. The following members were present: 10 

CALL TO ORDER & WELCOME 11 

Planning Board Members Present: 12 

Attendee Name Title Status Arrived 

Calvin Leary Chairman Present 6:50 PM 

Fletcher Harris Board Member Absent  

Patricia Delano Vice Chairman Present 6:50 PM 

Michael Etheridge Board Member Absent  

Rick McCall Board Member Present 6:50 PM 

Ray Albertson Board Member Present 6:50 PM 

Steven Bradshaw Board Member Absent  

Letter of Resignation Received:  Dave Parks noted that Michael Etheridge had submitted 13 

a letter of resignation from the Planning Board.  This opens a vacancy on the Planning 14 

Board.  A volunteer from the Courthouse Township of Camden will be sought. 15 

Staff Present: 16 

Attendee Name Title Status Arrived 

Dan Porter Planning Director Present 6:50 PM 

Dave Parks Permit Officer Present 6:50 PM 

Amy Barnett Planning Clerk Present 6:30 PM 

 17 

Also Present: 18 

Attendee Name Title Purpose 

Linda Nwadike Representative, SunEnergy1 Speak Regarding Ordinance 

Amendments 

  19 
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CONSIDERATION OF AGENDA 20 

Dan Porter requested to switch Agenda Items 1 & 2 since Ms. Linda Nwadike was expected to 21 

speak regarding the Amendment to County Ordinance §151.347(V), and she had not yet arrived. 22 

Motion to Approve Agenda as Amended 23 

RESULT: PASSED [UNANIMOUS] 24 

MOVER: Ray Albertson, Board Member 25 

SECONDER: Patricia Delano, Vice Chairman 26 

AYES: Leary, Delano, McCall, Albertson 27 

ABSENT: Harris, Etheridge, Bradshaw 28 

CONSIDERATION OF MINUTES - JULY 19, 2017 29 

Motion to Approve July 19, 2017 Minutes as Written 30 

RESULT: PASSED [UNANIMOUS] 31 

MOVER: Patricia Delano, Vice Chairman 32 

SECONDER: Rick McCall, Board Member 33 

AYES: Leary, Delano, McCall, Albertson 34 

ABSENT: Harris, Etheridge, Bradshaw 35 

PUBLIC COMMENTS 36 

None. 37 

OLD BUSINESS 38 

None. 39 

NEW BUSINESS 40 

Item 1, UDO 2017-08-07, Rezoning 729 NC Hwy 343 North 41 

Dave Parks described this rezoning application and went over the staff report as incorporated 42 

herein below: 43 

 44 
---------------------------------------------------------------- 45 

STAFF REPORT 46 
 47 

UDO 2017-08-07 48 
Zoning Map Amendment 49 

 50 
PROJECT INFORMATION 51 
 52 
File Reference: UDO 2017-08-07 53 
Project Name: N/A 54 
PIN: 01-8916-00-08-2247 55 
  56 
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Applicant: Camden County 57 
Address: 117 N. 343, Camden, NC 58 
Phone: (252) 338-1919 59 
Email:  60 
 61 
Agent for Applicant:  62 
Address:  63 
Phone:  64 
Email:  65 
 66 
Current Owner of Record: Gus W. McPherson, Jr. 67 
 68 
Meeting Dates: 69 
8/16/2017  Planning Board 70 
 71 
Application Received: 8/2/2017 72 

By: David Parks, Permit Officer 73 
 74 
Application Fee paid:  N/A 75 
 76 
Completeness of Application:  Application is generally complete 77 
 78 
Documents received upon filing of application or otherwise included: 79 
A. Rezoning Application  80 
B. Letter from owner  81 
C. Aerial of portion of property requested to be rezoned. 82 
D. Deed 83 
E. GIS Aerial, existing zoning, Comprehensive Plan future land use and CAMA 84 

Land Use Plan Suitability Maps 85 
 86 
PROJECT LOCATION: 87 
 88 
Street Address: Property located at 729 North 343. 89 
Location Description: South Mills Township 90 
 91 
REQUEST: 92 
 93 
Rezone 1 acre containing house 94 
 95 
From:  General Use District (GUD).  The GUD, general use, district is 96 
established to allow opportunities for very low density residential 97 
development and bona fide farms, along with agricultural and related 98 
agricultural uses (e.g., timber, horticulture, silviculture and aquaculture.) 99 
 100 
To:  Basic Residential (R3-1).  The R3 Districts are designed to provide for 101 
low density residential development in areas that are adjacent to those areas 102 
primarily devoted to agriculture.  Subdivision in the R3-1 district requires 103 
a minimum of one acre per lot. 104 
  105 
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SITE DATA 106 
 107 
Lot size: Entire tract is approximately 73 acres.  Area to be 108 

rezoned is 1 acre. 109 
Flood Zone: Zone X 110 
Zoning District(s): General Use District (GUD) 111 
Existing Land Uses: Agriculture/Residential 112 
 113 
Adjacent Zoning & Uses: 114 
 115 
---------------------------------------------------------------------------------- 116 
|            | North          | South          | East           | West           | 117 
---------------------------------------------------------------------------------- 118 
| Zoning     | General Use    | General Use    | General Use    | General Use    | 119 
|            | District (GUD) | District (GUD) | District (GUD) | District (GUD) | 120 
---------------------------------------------------------------------------------- 121 
| Use & Size | Farm / Wood-   | Farm / Wood-   | Farm / Wood-   | Woodland       | 122 
|            | land           | land           | land           |                | 123 
---------------------------------------------------------------------------------- 124 
 125 
Proposed Use(s):  The use already exists as residential. 126 
 127 
Description of property:  Property abuts Highway 343 North. 128 
 129 
ENVIRONMENTAL  ASSESSMENT 130 
 131 
Streams, Creeks, Major Ditches:   None. 132 
Distance & description of nearest outfall:  Pasquotank River is less than ½ 133 

mile to the west. 134 
 135 
MAPS SHOW: 136 
 137 
Vicinity Map:  Property located at 729 N Hwy 343 138 
Portion of Property in Question:  1 acre where upon the house and accessory 139 

structures sit. 140 
CAMA Land Suitability:  Moderate 141 
Comprehensive Plan / Future Land Use Map:  Rural Preservation 142 
CAMA Future Land Use Map:  Low Density Residential 143 
Zoning Map:  General Use District 144 
 145 
INFRASTRUCTURE & COMMUNITY FACILITIES: 146 
 147 
Water: Water lines are located adjacent to property along Highway 343 148 
Sewer: Sewer lines located adjacent to property along Highway 343 149 
Fire District: South Mills Fire District.  Property located over 6 miles from 150 

Station off Main Street.  Property located just over 5 miles 151 
from South Camden Fire Station on Sawyers Creek Road 152 

Schools: Impact already exists. 153 
Traffic: Staffs opinion is traffic will not exceed road capacities 154 
 155 
PLANS CONSISTENCY 156 
 157 
CAMA Land Use Plan Policies & Objectives:  Inconsistent.  The proposed zoning 158 
change is inconsistent with the CAMA Land Use Plan which was adopted by the 159 
Camden County Board of Commissioners on April 4, 2005 in that this is 160 
classified as spot zoning. 161 
  162 
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2035 Comprehensive Plan:  Inconsistent.  Inconsistent with Comprehensive Plan 163 
(Adopted 2012) as Future Land Use Maps reflect land identified as Rural 164 
Preservation.  165 
 166 
Comprehensive Transportation Plan:  Consistent.  Property abuts Highway 343 167 
North. 168 
 169 
Other Plans officially adopted by the Board of Commissioners:  N/A 170 
 171 
FINDINGS REGARDING ADDITIONAL REQUIREMENTS: 172 
 173 
Will the proposed zoning change enhance the public health, safety or welfare?  174 
No.  Reasoning:   The proposed zoning change will not enhance the public 175 
health, safety, or welfare as it is classified as spot zoning. 176 
 177 
Is the entire range of  permitted uses in the requested classification more 178 
appropriate than the range of uses in the existing classification?  No.  179 
Reasoning:    The use as residential for this lot already exists and is 180 
permissible in both zoning districts. 181 
 182 
For proposals to re-zone to non-residential districts along major arterial 183 
roads: 184 
 185 
Is this an expansion of an adjacent zoning district of the same 186 
classification?  N/A.  Reasoning:  N/A 187 
 188 
What extraordinary showing of public need or demand is met by this 189 
application?  N/A.  Reasoning:  N/A 190 
 191 
Will the request , as proposed cause serious noise, odors, light, activity, 192 
or unusual disturbances?  No.  Reasoning:  All uses allowed in the requested 193 
zoning classification should not cause any serious noise, odors, light 194 
activity, or unusual disturbances. 195 
 196 
Does the request impact any CAMA Areas of Environmental Concern?  No.  197 
Reasoning:  Property is outside any CAMA Areas of Environmental Concern. 198 
 199 
Does the county need more land in the zoning class requested?  No.  200 
Reasoning:    Staff’s opinion is that the requested zoning classification is 201 
needed, but not in this area.  Opinion is based on the County’s Comprehensive 202 
Plan. 203 
 204 
Is there other land in the county that would be more appropriate for the 205 
proposed uses?  No.  Reasoning:  Proposed use already exists. 206 
 207 
Will not exceed the county’s ability to provide public facilities:  No. 208 

Schools – Impact already exists 209 
Fire and Rescue – Minimal impact 210 
Law Enforcement – Minimal impact 211 
Parks & Recreation – Minimal impact 212 
Traffic Circulation or Parking – N/A 213 
Other County Facilities – No 214 

  215 
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Is This A Small Scale “Spot” Rezoning Request Requiring Evaluation Of 216 
Community Benefits?  Yes.  If Yes (regarding small scale spot rezoning) – 217 
Applicants Reasoning: 218 
 219 
-------------------------------------------------------------------------------- 220 
|                  | Personal Benefits / Impact  | Community Benefits / Impact | 221 
-------------------------------------------------------------------------------- 222 
| With Rezoning    | Will allow owner to cut out | None.                       | 223 
|                  | house out of the farm. See  |                             | 224 
|                  | Staff Commentary.           |                             | 225 
-------------------------------------------------------------------------------- 226 
| Without Rezoning | See Staff Commentary        | No Change.                  | 227 
-------------------------------------------------------------------------------- 228 
 229 
STAFF COMMENTARY: 230 
 231 
In 2015 staff talked to then the current property owner (Mrs. Williams) and 232 
her attorney (Mr. Mullen) about information on subdividing the house out of 233 
the farm for her son.  I informed her that she could subdivided out an acre 234 
of land as a deed of gift from a parent to a child and if she went through 235 
the regular minor subdivision process and the current zoning on property 236 
(GUD) minimum lot size would be 5 acres. 237 
 238 
Prior to her passing she sold to Mr. Gus McPherson, Jr. what she believed was 239 
everything but the house on one acre.  Her attorney (Mr. Mullen) drew up the 240 
deed (attached) which created an illegal subdivision as he gave a description 241 
of the house lot containing +/- one acre of land as being exempt.  Deed was 242 
recorded in the Registry of Deeds.  There was never any survey recorded 243 
subdividing that one acre or deed transferring the property. 244 
 245 
It is staffs opinion that since the survey/deed for the house lot was never 246 
drawn up and recorded that the current owner Mr. Gus McPherson owns the house 247 
and lot.  Mr. McPherson wants to get this error corrected as Mrs. Williams’ 248 
son lives in the house and should be the rightful owner. 249 
 250 
STAFF RECOMMENDATION: 251 
 252 
Though this would definitely be spot zoning and not consistent with the 253 
Comprehensive Plan or CAMA Land Use Plant staff recommends approval of the 254 
rezoning as the situation was created at no fault of the previous/current 255 
property owner and it is in the best interest of the  public. 256 
---------------------------------------------------------------- 257 

  258 
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Items to note from Staff Report: 259 

 Prior owner (Mrs. Williams) sold what she believed to be all but the house 260 

 Deed was drawn up and included a description of the house lot, +/- one acre, as being 261 

exempt from the sale 262 

 Deed was recorded in the Registry of Deeds 263 

 No survey was ever recorded subdividing the land 264 

 An illegal subdivision was created due to the way property was sold 265 

 Current owner, Mr. Gus McPherson, wants to get this error corrected as Mrs. Williams' 266 

son lives in the house and should be the rightful owner 267 

 Rezoning would be spot zoning, and is not consistent with either the Comprehensive Plan 268 

or the CAMA Land Use Plan 269 

 Situation was created at no fault of the current / previous property owner 270 

 Rezoning is the right thing to do, and staff recommends approval 271 

 Will require a survey later if approved in order to subdivide the house lot out of the rest 272 

of the land 273 

 274 

Rick McCall asked for clarification sake, if only the +/- one acre that the house sits on is what is 275 

being rezoned.  Dan Porter replied that was correct. 276 

 277 

Chairman Calvin Leary asked if there were any further comments or questions regarding this 278 

item.  Hearing none, he called for a motion: 279 

 280 

Consistency Statement:  Requested zoning change is inconsistent with the CAMA 281 

Land Use Plan as it is Spot Zoning.  Requested zoning change is also inconsistent with 282 

the Comprehensive Plan as it designates the property as Rural Preservation. 283 

RESULT: PASSED [UNANIMOUS] 284 

MOVER: Patricia Delano, Vice Chairman 285 

SECONDER: Rick McCall, Board Member 286 

AYES: Leary, Delano, McCall, Albertson 287 

ABSENT: Harris, Etheridge, Bradshaw 288 

 289 

Motion to Approve UDO 2017-08-07, Rezoning 729 NC Hwy 343 North 290 

RESULT: PASSED [UNANIMOUS] 291 

MOVER: Patricia Delano, Vice Chairman 292 

SECONDER: Rick McCall, Board Member 293 

AYES: Leary, Delano, McCall, Albertson 294 

ABSENT: Harris, Etheridge, Bradshaw 295 

 296 

  297 
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Item 2, Ordinance 2017-07-03, Amendment to County Code of Ordinances, §151.347 Specific 298 

Standards (V), Solar Facilities 299 

 300 

Dan Porter described this amendment as incorporated herein below: 301 

 302 
---------------------------------------------------------------- 303 

Ordinance No. 2017-07-03 304 
 305 

An Ordinance 306 
Amending the Camden County 307 

Code of Ordinances 308 
 309 

Camden County, North Carolina 310 
 311 
BE IT ORDAINED BY THE CAMDEN COUNTY BOARD OF COMMISSIONERS as follows: 312 
 313 
Article I: Purpose 314 
 315 
The purpose of this ordinance is to amend Chapter 151 of the Camden County Code of 316 
Ordinances of Camden County, North Carolina, which was originally adopted by the 317 
County Commissioners on December 15, 1997, and subsequently amended and as otherwise 318 
incorporated into the Camden County Code. 319 
 320 
Article II: Construction 321 
 322 
For purposes of this Ordinance, underlined words (underline) shall be considered as 323 
additions to existing Ordinance language and strikethrough words (strikethrough) shall 324 
be considered deletions to existing language.  New language of proposed ordinance 325 
shall be shown in italics (italics) and underlined. 326 
 327 
Article III: Amend Chapter 151 as amended of the Camden County Code which shall read 328 
as follows: 329 
 330 

CHAPTER 151:  UNIFIED DEVELOPMENT 331 
 332 
§151.347 SPECIFIC STANDARDS. 333 
 334 
 (V) The following standards shall apply to all solar farms located in Camden 335 

County: 336 
 337 
  (9) A proposed decommissioning plan obligation shall be part of the lease 338 

between property owner and developer.  The obligation shall be reviewed by 339 
County staff for compliance with standards listed below prior to signatures 340 
to be signed by party responsible for decommissioning and the landowner (if 341 
different) and recordation in the County's Registry of Deeds.  addressing 342 
the following shall be submitted at permit application.  Decommissioning 343 
Obligation shall include: 344 

 345 
   a. Removal of solar panels, buildings, cabling, electrical components, 346 

roads, and any other associated facilities down to 36 inches below grade. 347 
   b. Disturbed earth shall be graded and re-seeded, unless the landowner 348 

requests in writing that the access roads or other land surface areas not 349 
be restored. 350 

   c. Description of any agreement (e.g. lease) with landowner regarding 351 
decommissioning and acknowledgment by land owner, land owner may be held 352 
ultimately responsible for decommissioning. 353 

   d. List the type of panels and material specifications being utilized at the 354 
site. 355 

   e. The identification of the party currently responsible for 356 
decommissioning.  357 
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   f. Estimated cost of removal prepared by a third party engineer. 358 
   g. Prior to issuance of the Building Permit, approved decommissioning plan 359 

obligation shall be recorded in the Camden County Registry of Deeds and 360 
shall run with the land until decommissioning is completed. 361 

   h. Decommissioning Plan and estimated cost of removal shall be updated every 362 
5 years or upon change of ownership and re-recorded in the County's 363 
Registry of Deeds. 364 

 365 
  (10) Prior to approval of building permits applicant shall provide an 366 

automatically renewable guarantee in the form of a bond, cash escrow 367 
deposit, or an irrevocable letter of credit issued by a Federally chartered 368 
bank with a branch office in northeastern North Carolina, in favor of the 369 
county, which shall be drawn and paid in full in immediately available funds 370 
for an amount equal to the estimated removal cost of the solar facility in 371 
the event the owner fails to decommission the solar facility pursuant to the 372 
requirements of this section.  The institution issuing the guarantee shall 373 
provide to the county a notice no less than 90 days in advance of any 374 
renewal, cancellation, termination or expiration of the guarantee.  375 
Decommissioning Obligation shall be updated every 5 years or upon change of 376 
ownership and re-recorded in the County's Registry of Deeds. 377 

 378 
  (11) The County shall periodically request require proof of the continuous 379 

operation of the solar farm from the applicant/owner.  The nature of 380 
required evidence shall be determined as a condition of the special use 381 
permit. 382 

 383 
  (12) The solar farm shall have 12 months to complete decommissioning of the 384 

solar facility if no electricity is generated for a continuous period of 12 385 
months.  For the purpose of this section this 12-month period shall not 386 
include delay resulting from force majeure.  Failure to timely decommission 387 
the site in accordance with the obligation shall result in all actions 388 
available at law or in equity, including, but not limited to:  Breach of 389 
contract, specific performance, mandatory injunctions, fines, abatement, 390 
nuisance, liens, assessments and judicial sale of the property. 391 

 392 
Adopted by the Board of Commissioners for the County of Camden this _____ day of 393 
_____, 2017. 394 
 395 

County of Camden 396 
 397 
 398 
 399 
______________________________ 400 
Clayton Riggs, Chairman 401 
Board of Commissioners 402 

 403 
ATTEST: 404 
 405 
 406 
 407 
__________________________ 408 
Karen Davis 409 
Clerk to the Board 410 
---------------------------------------------------------------- 411 

 412 

  413 
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Dan Porter provided a brief history of the Solar Facility Ordinance: 414 

 Reminded Board about the moratorium which was in place earlier this year on Solar 415 

Facilities 416 

o Recall that the Board of Commissioners approved a Solar Facility Ordinance in 417 

May 2017, and also directed staff to bring amendments before them with regards 418 

to the site, locating, buffering, landscaping, setbacks, and so on. 419 

 At the time of submittal of the Ordinance in May 2017, recommendation 420 

was to prohibit Solar Facilities within a 1 mile buffer of each of the 3 core 421 

villages 422 

 Specific recommendations were made relative to changing setbacks, 423 

buffering, and landscaping, and the decommissioning plan 424 

 Previous Ordinance on Solar Facilities allowed facilities anywhere in the 425 

county. 426 

 Previous Ordinance required developers to put up a bond for the cost of 427 

decommissioning less the salvage value. 428 

 Problem with this is that 3
rd

 party engineers can certify that the 429 

salvage value is greater than the costs of decommissioning which 430 

effectively means no bond would be put in place. 431 

 Previous amendment to this ordinance recommended a location 432 

prohibition (not located within 1 mile of core villages) and a bond 433 

requirement without considering salvage value. 434 

 Public Hearing was held on May 15, 2017 435 

 Several industry professionals were there and stated that Solar 436 

Facilities would likely never be decommissioned and questioned 437 

the need for a bond for something that would very likely never 438 

occur 439 

 Board of Commissioners passed Ordinance 2017-05-01 with the 440 

following changes:  No locations were prohibited.  The specific 441 

standards proposed with regard to setbacks, landscaping, and 442 

heights were approved. 443 

 Requirement for a decommissioning plan and bond were left in 444 

place, and directed staff to do research and to confer with County 445 

Attorney John Morrison regarding the need for the same. 446 

 447 

Mr. Porter then described a potential scenario which could occur if a Solar Facility owner 448 

abandoned a Solar Facility without decommissioning: 449 

 Obligation and salvage value are held by the property owner due to the lease 450 

 If/when Solar Facility owner doesn't decommission, then property owner gets rights to 451 

the salvage value.  If property owner doesn't decommission, County has a bond. 452 

 County is holding the bond, but has no attachment / rights to the salvage value 453 

o Executing the bond becomes a legal mess. 454 

  455 
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Dan Porter, Potential Scenario (continued): 456 

 Property owner faces possibility of being cited for a violation of the Special Use Permit 457 

since it runs with the land. 458 

 Property owner would then have to decommission or face a Code Enforcement Action / 459 

Abatement and cost of such would become a Tax lien on the property. 460 

 Ultimate solution to the problem is to treat non-decommissioning as a nuisance violation, 461 

perform a Code Enforcement Action, and place a Tax lien on the property. 462 

 463 

Mr. Porter added that Solar Companies say there is no need to decommission a facility if it is 464 

producing electricity.  Bond creates a burden on the Solar Facility owner in that they have to pay 465 

bank interest on the bond each year. 466 

 467 

Mr. Porter then went over the proposed amendments: 468 

 §151.347(V)(9) changes the word "plan" to "obligation" and adds that the 469 

decommissioning obligation shall be part of the lease 470 

 §151.347(V)(9)(c) adds that the land owner acknowledges that he/she is aware that 471 

he/she may be held ultimately responsible for decommissioning 472 

 §151.347(V)(9)(f) cost of removal is stricken from ordinance 473 

 §151.347(V)(9)(g) states that the obligation shall be recorded in the Camden County 474 

Registry of Deeds, and that it runs with the land until decommissioning is completed. 475 

o "Runs with the land" means that the obligation is the land owner's, and as such the 476 

land owner will also have to sign for the permit 477 

 §151.347(V)(10) removes the requirement of a bond, and what was §151.347(V)(9)(h) is 478 

reworded and moved to (V)(10) to read "Decommissioning obligation shall be updated 479 

every 5 years or upon change of ownership and re-recorded in the County's Registry of 480 

Deeds." 481 

o Each time the obligation is updated, it is to also include a list of the technology 482 

types, and documentation thereto as technology changes and improves over time. 483 

 §151.347(V)(11) changes the word "request" to "require" such that proof of continuous 484 

operation is required on a periodic basis. 485 

 §151.347(V)(12) adds that the County has the remedies specified, but not limited thereto, 486 

should the obligation of decommissioning not be met as stated in (V)(12). 487 

 488 

Rick McCall questioned the wording of §151.347(V)(9)(c), specifically "…land owner may be 489 

held…".  Mr. McCall recommended changing "may be" to "shall be". 490 

 491 

Dan Porter commented that a Public Hearing on this amendment had been scheduled for 492 

September 5, 2017, but that the Board of Commissioners had decided to postpone it in light of 493 

recent related public input.  The Board of Commissioners directed staff to keep it on the 494 

Planning Board agenda.  A public hearing will occur at some point in the future. 495 

 496 

Dan Porter and Dave Parks both expressed a desire to see some buffer around the core village 497 

areas such that a Solar Facility could not locate within so many miles of any core village area. 498 

  499 
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At this time, Mr. Porter introduced Linda Nwadike, a representative of SunEnergy1 who spoke 500 

regarding this issue. 501 

 502 

Linda Nwadike, SunEnergy1, 192 Raceway Drive, Mooresville, NC 503 

 Regarding decommissioning: 504 

o After a lease is up (ends), property owner can do 1 of 2 things: 505 

 Tell the solar company to remove the equipment and leave 506 

 Tell the solar company to leave the equipment in place if the facility is still 507 

producing and making money 508 

o Solar Facilities have been around since the 1950's and there have been no 509 

decommissioned facilities 510 

o If the facility is still producing, then the property owner is making money by the 511 

lease payments, the solar company is making money selling the energy to the 512 

power company, and the power company is making money in that they are saving 513 

resources that would have been used to create the energy.  County also makes 514 

money in the form of Taxes on the land and equipment at the commercial rate 515 

vice the farmland rate.  Why decommission if everyone is making money? 516 

o As technology changes and improves, the panels get more efficient, less efficient 517 

equipment gets swapped out and replaced. 518 

o If the solar company owns the land, then the issue of a lease is a non-issue. 519 

o Salvage value of the equipment is a lot of money as is the bond when considering 520 

the cost of decommissioning, considering that the facility may never be 521 

decommissioned. 522 

 Would like the County to consider not requiring a bond for 523 

decommissioning 524 

o Solar companies are not involved in just one facility, they are involved in many.  525 

If they had to put up a bond for every facility they build and operate, that could 526 

effectively eliminate their revenue and drive them out of business. 527 

o There are many counties that do not require bonds 528 

 529 

Dan Porter commented that if most counties in this region require bonds or have prohibitions, but 530 

Camden did not, then Camden would get all the solar facilities locating here. 531 

 532 

Ms. Nwadike added the following: 533 

 If more solar facilities come to Camden, there are 2 scenarios: 534 

1. Dominion has to upgrade their lines and the developer has to pay the cost to 535 

maintain those lines.  Costs involved are easily in the multi-million dollar range. 536 

2. Solar developer can build their own substation. 537 

 Has to be for a huge capacity, greater than 60 or 80 mega watts, not for 538 

small 5MW facilities 539 

 The assertion that "all the solar facilities will come to Camden" if Camden doesn't require 540 

a bond is a very inaccurate statement.  There is only so much capacity and the lines are 541 

maxing out, the power company can only take on so much.  When the lines max out, then 542 

more substations, transformers, etc., will need to be built in order to sell the power to the 543 

power company. 544 

  545 
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Vice Chairman Patricia Delano commented that she would like to see large developers such as 546 

solar developers invest in and give back to the counties that they operate in by donating to and 547 

supporting the many charitable organizations in the county.  Ms. Nwadike replied that they do, 548 

and they have made donations to Kids First, Sheriff's Foundation, Food Pantry, and more.  She 549 

added that SunEnergy1 wants to invest in the County and help out in any way they can.  She also 550 

added that they would like to know if they can make donations to help any County organizations 551 

or the schools. 552 

 553 

Dan Porter commented that SunEnergy1 is a great corporate citizen.  Mr. Porter added that it's 554 

hard to require impact fees without legal justification for them which makes donating for the 555 

schools and other county run organizations difficult to justify. 556 

 557 

Ms. Nwadike commented on the permit fees, stating that in her opinion and that of SunEnergy1, 558 

the fees Camden charges are pretty low - building permit, per panel, and Special Use Permit fees 559 

alike, and suggested the County look into raising such fees. 560 

 561 

Dan Porter stated that the County can raise the building permit fees, but that the County must by 562 

law be able to show a relationship between the cost of the permit(s) and the costs to the County 563 

in terms of administrative and inspection costs.  He added that all companies have to be treated 564 

the same, and that holds true for Special Use Permits.  The County doesn't have a "Solar 565 

Facility" permit, Special Use Permits are required for any number of different land uses.  The 566 

same Special Use Permit fee charged for a Solar Facility is the same fee that is charged for a 567 

subdivision.  The General Statutes say that a County must justify the fees based on the cost of 568 

providing the related services. 569 

 570 

Rick McCall asked what types of revenues the County receives in relation to the operation of a 571 

Solar Facility.  Dan Porter replied that the County gets the following: 572 

 Property tax on the land and on the equipment.  The equipment is taxed as personal 573 

property of the company. 574 

 The land is taxed as commercial use, which is a higher rate than farm use. 575 

 For a 5MW facility, the tax revenues are approximately $10,000 per year 576 

 There is an 80% personal property tax exemption which means that only 20% of their 577 

equipment is actually taxed. 578 

 579 

Ms. Nwadike stated that once a facility is under construction, that the company likes to utilize 580 

local vendors to try to help the local economy. 581 

 582 

Dan Porter suggested that Ms. Nwadike try to convince one of their suppliers of materials to 583 

locate a business here in Camden. 584 

 585 

Rick McCall asked if it was possible to require a percentage of the people hired by the company 586 

for the facility to be local people.  Dan Porter replied that was not possible, the employment laws 587 

don't allow that. 588 

 589 

Ms. Nwadike stated that they try to hire locally.  They participate in job fairs, use local staffing 590 

companies, and many other ways to advertise their open positions.  591 
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Vice Chairman Patricia Delano observed that most of the positions are for the setup of the 592 

facility and are temporary.  After setup is done and the solar facility is up and running, those 593 

positions are no longer needed, and a minimal amount of personnel are required to operate the 594 

facility. 595 

 596 

Ms. Nwadike stated that was correct and added that after setup is completed about 3 people are 597 

required for maintenance of each facility.  Persons hired for setup / construction are moved from 598 

site to site to try to continue their employment as long as possible. 599 

 600 

At this time Chairman Calvin Leary asked if there was any further discussion.  Hearing none, he 601 

called for a motion. 602 

Motion to Approve Amendments to County Ordinance §151.347(V) with the change 603 

that §151.347(V)(9)(c) wording "may be" be changed to "shall be". 604 

RESULT: PASSED [UNANIMOUS] 605 

MOVER: Rick McCall, Board Member 606 

SECONDER: Patricia Delano, Vice Chairman 607 

AYES: Leary, Delano, McCall, Albertson 608 

ABSENT: Harris, Etheridge, Bradshaw 609 

INFORMATION FROM BOARD AND STAFF 610 

None. 611 

CONSIDER DATE OF NEXT MEETING - SEPTEMBER 20, 2017 612 

  613 
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ADJOURN 614 

Motion to Adjourn the August 16, 2017 Planning Board Meeting 615 

RESULT: PASSED [UNANIMOUS] 616 

MOVER: Ray Albertson, Board Member 617 

SECONDER: Rick McCall, Board Member 618 

AYES: Leary, Delano, McCall, Albertson 619 

ABSENT: Harris, Etheridge, Bradshaw 620 

 621 

Meeting adjourned at 8:05 PM. 622 

 623 

 624 

 625 

    626 

  Chairman Calvin Leary 627 

  Camden County Planning Board 628 

 629 

ATTEST: 630 

 631 

 632 

  633 

Amy Barnett 634 

Planning Clerk 635 
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Page 1 of 9 

 1 

Camden County Planning Board 2 

Regular Meeting 3 

September 20, 2017 7:00 PM 4 

Historic Courtroom, Courthouse Complex 5 

Camden, North Carolina 6 

 7 

MINUTES 8 

The regular meeting of the Camden County Planning Board was held on September 20, 2017 in 9 

the Historic Courtroom, Camden, North Carolina. The following members were present: 10 

CALL TO ORDER & WELCOME 11 

Planning Board Members Present: 12 

Attendee Name Title Status Arrived 

Calvin Leary Chairman Present 6:50 PM 

Fletcher Harris Board Member Present 6:50 PM 

Patricia Delano Vice Chairman Present 6:50 PM 

Rick McCall Board Member Late 7:10 PM 

Ray Albertson Board Member Absent  

Steven Bradshaw Board Member Present 6:50 PM 

 13 

Staff Members Present: 14 

Attendee Name Title Status Arrived 

Dan Porter Planning Director Present 6:50 PM 

Dave Parks Permit Officer Present 6:50 PM 

Amy Barnett Planning Clerk Present 6:30 PM 

 15 

Others Present: 16 

Attendee Name Title Status Arrived 

Stephanie Jackson Applicant for Rezoning Present 6:50 PM 

 17 

CONSIDERATION OF AGENDA 18 

Motion to Approve Agenda as Presented. 19 

RESULT: PASSED [UNANIMOUS] 20 
MOVER: Steven Bradshaw, Board Member 21 

SECONDER: Fletcher Harris, Board Member 22 

AYES: Leary, Harris, Delano, Bradshaw 23 

ABSENT: McCall 24 

  25 
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CONSIDERATION OF MINUTES 26 

August minutes will be considered at next meeting. 27 

COMMENTS FROM PUBLIC 28 

None. 29 

OLD BUSINESS 30 

None. 31 

NEW BUSINESS 32 

Item 1:  UDO 2017-08-19, Rezoning Application, Stephanie & Christopher Jackson 33 

 34 

Dave Parks described this rezoning request and reviewed the Staff Report as incorporated herein 35 

below: 36 

 37 
----------------------------------------------------------------------------- 38 

STAFF REPORT 39 
UDO 2017-08-19 40 

Zoning Map Amendment 41 
 42 
PROJECT INFORMATION: 43 
 44 
File Reference: UDO 2017-08-19 45 
Project Name: N/A 46 
PIN:  01-7989-03-11-3920 47 
 48 
Applicant: Christopher & Stephanie Jackson 49 

Address: 520 Main Street, South Mills, NC  50 
Phone: (252) 339-2821 51 
Email:  52 

 53 
Agent for Applicant:  54 

Address:  55 
Phone:  56 
Email:  57 

 58 
Current Owner of Record: Applicant 59 
 60 
Meeting Dates: 61 
 Planning Board - 9/20/2017 62 
 63 
Application Received: 6/16/17 64 

 By: David Parks, Permit Officer 65 
 66 
Application Fee paid:  $650 Check #254 67 
 68 
Completeness of Application:  Application is generally complete 69 
  70 
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Documents received upon filing of application or otherwise included: 71 
A. Rezoning Application  72 
B. Health Department Soil Evaluation 73 
C. Aerial of portion of property requested to be rezoned. 74 
D. Deed 75 
E. GIS Aerial, existing zoning, Comprehensive Plan future land use and 76 

CAMA Land Use Plan Suitability Maps 77 
 78 
PROJECT LOCATION: 79 
 80 
Street Address:    Property located off Horseshoe Road. 81 
Location Description:    South Mills Township 82 
 83 
 84 
MAPS SHOW: 85 
A. Vicinity Map - located at 163 Horseshoe Road, adjacent to 165 Horseshoe 86 

Road 87 
B. CAMA Land Suitability - Moderate 88 
C. Comprehensive Plan Future Land Use Map - Rural Preservation 89 
D. CAMA Future Land Use Map - Low Density Residential 90 
E. Zoning Map - Highway Commercial 91 
F. Floodplain Map - AE Flood Zone 92 
 93 
REQUEST: 94 
 95 
Rezone approximately 10 acres from Highway Commercial (HC) to Basic 96 
Residential (R3-1) 97 
 98 
From:  Highway Commercial (HC).  The Highway Commercial district is designed 99 
to provide for and encourage the proper grouping and development of roadside 100 
uses which will best accommodate the needs of the motoring public along US 101 
17, US 158 and NC 343.  In addition, commercial uses served by large trucks 102 
and other intense commercial uses shall be encouraged to locate in these 103 
districts.  These regulations are intended to control those aspects of 104 
development that affect adjacent residential land use, traffic flow and the 105 
capacity of the land to absorb development.  Specifically prohibited in this 106 
district are uses which create a hazardous or noxious effect and junkyards. 107 
 108 
To:  Basic Residential (R3-1).  The R3 Districts are designed to provide for 109 
low density residential development in areas that are adjacent to those areas 110 
primarily devoted to agriculture.  Subdivision in the R3-1 district requires 111 
a minimum of one acre per lot. 112 
 113 
SITE DATA: 114 
 115 
Lot size: Approximately 10 acres. 116 
Flood Zone: Shaded X/AE (100 year flood) 117 
Zoning District(s): Basic Residential (R3-2) 118 
Existing Land Uses: Agriculture  119 
  120 
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Adjacent Zoning & Uses: 121 
----------------------------------------------------------------------- 122 
|            | North        | South       | East        | West        | 123 
----------------------------------------------------------------------- 124 
| Zoning     | Basic        | Basic       | Residential | Basic       | 125 
|            | Residential  | Residential | (R3-2) (R2) | Residential | 126 
|            | (R3-2)       | (R3-2)      |             | (R3-2)      | 127 
----------------------------------------------------------------------- 128 
| Use & Size | Farmland /   | Tar Corner  | Farmland /  | Farmland    | 129 
|            | Some Housing | Subdivision | Two Houses  |             | 130 
----------------------------------------------------------------------- 131 
 132 
Proposed Use(s):  Residential purposes. 133 
 134 
Description of property:  Property is adjacent to 165 Horseshoe Road.  135 
 136 
ENVIRONMENTAL ASSESSMENT: 137 
 138 
Streams, Creeks, Major Ditches:  Upper Pasquotank. 139 
Distance & description of nearest outfall:  Less than 1 mile. 140 
 141 
INFRASTRUCTURE & COMMUNITY FACILITIES: 142 
 143 
Water: Water lines are located adjacent to property along Horseshoe 144 
Road. 145 
Sewer: Perc test provided. 146 
Fire District: South Mills Fire District.  Property located approximately 1 147 

mile from Station on Halstead St. 148 
Schools: Impact calculated at subdivision/building permit. 149 
Traffic: Staffs opinion is traffic will not exceed road capacities. 150 
 151 
PLANS CONSISTENCY: 152 
 153 
CAMA Land Use Plan Policies & Objectives:  Consistent.  The proposed zoning 154 
change is consistent with the CAMA Land Use Plan which was adopted by the 155 
Camden County Board of Commissioners on April 4, 2005 in that the Future Land 156 
Use Maps has area as Low Density Residential 1-2 acres or greater. 157 
 158 
2035 Comprehensive Plan:  Inconsistent.  Inconsistent with Comprehensive Plan 159 
(Adopted 2012) as Future Land Use Maps reflect land as Rural Preservation. 160 
 161 
Comprehensive Transportation Plan:  Consistent.  Property abuts Horseshoe 162 
Road. 163 
 164 
Other Plans officially adopted by the Board of Commissioners:  N/A 165 
 166 
FINDINGS REGARDING ADDITIONAL REQUIREMENTS: 167 
 168 
Will the proposed zoning change enhance the public health, safety or welfare? 169 
Yes AND No.  Reasoning:   The proposed zoning change will neither enhance nor 170 
hinder the public health, safety, or welfare.   The infrastructure if there 171 
for residential development however sewer is unavailable (if needed ) for 172 
commercial development. 173 
  174 
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Is the entire range of  permitted uses in the requested classification more 175 
appropriate than the range of uses in the existing classification?  Yes AND 176 
No.  Reasoning:  Could debate both sides based on infrastructure. 177 
 178 
For proposals to re-zone to non-residential districts along major arterial 179 
roads: 180 
 181 

Is this an expansion of an adjacent zoning district of the same 182 
classification?  N/A;  Reasoning: 183 
 184 
What extraordinary showing of public need or demand is met by this 185 
application?  N/A;  Reasoning:  186 

 187 
Will the request, as proposed cause serious noise, odors, light, activity, or 188 
unusual disturbances?  No.  Reasoning:  All uses allowed in the requested 189 
zoning classification should not cause any serious noise, odors, light 190 
activity, or unusual disturbances. 191 
 192 
Does the request impact any CAMA Areas of Environmental Concern?  No.  193 
Reasoning:  Property is outside any CAMA Areas of Environmental Concern. 194 
 195 
Does the county need more land in the zoning class requested?  Yes.  196 
Reasoning:  Higher density development in areas identified in the CAMA Land 197 
Use Plan provides needed roof tops to support commercial development. 198 
 199 
Is there other land in the county that would be more appropriate for the 200 
proposed uses?  No.  Reasoning:  There are homes located adjacent to and near 201 
the property. 202 
 203 
Will not exceed the county’s ability to provide public facilities:  No. 204 

Schools – The higher density would have an impact on the high school as 205 
it is over capacity. 206 

Fire and Rescue –  Minimal impact. 207 
Law Enforcement – Minimal impact. 208 
Parks & Recreation – Minimal impact 209 
Traffic Circulation or Parking – N/A 210 
Other County Facilities – No. 211 

  212 
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Is This A Small Scale “Spot” Rezoning Request Requiring Evaluation Of 213 
Community Benefits?  Yes. 214 
 215 
If Yes (regarding small scale spot rezoning) – Applicants Reasoning: 216 
 217 
----------------------------------------------------------------------------- 218 
|                  | Personal Benefits/Impact   | Community Benefits/Impact | 219 
----------------------------------------------------------------------------- 220 
| With Rezoning    | Will allow owner to build  | None.                     | 221 
|                  | their home on the land.    |                           | 222 
----------------------------------------------------------------------------- 223 
| Without Rezoning | Property owner will not be | When sewer is available,  | 224 
|                  | able to use the land in    | will provide needed       | 225 
|                  | which they intended.       | commercial development.   | 226 
----------------------------------------------------------------------------- 227 
 228 
STAFF COMMENTARY: 229 
 230 
This is another area where the CAMA Plan, Comprehensive Plan and Zoning Maps 231 
are not consistent with each other.  CAMA Plan has property identified as Low 232 
Density Residential, Comprehensive Plan has land at Rural Preservation and 233 
Zoning Map has property zoned Highway Commercial.  There is no sewer 234 
available at this time and there are 8 dwellings that surround the property. 235 
 236 
STAFF RECOMMENDATION: 237 
 238 

1. Staff [recommended] motion for the Consistency Statement is the 239 
requested rezoning is both consistent and inconsistent with adopted 240 
CAMA Land Use Plan and the Comprehensive Plan stated in Staff 241 
Commentary. 242 

 243 
2. Staff recommends 244 

----------------------------------------------------------------------------- 245 

 246 

At this time, Ms. Stephanie Jackson, applicant for this rezoning request, provided the following 247 

information: 248 

 She and her husband purchased the 10 acre tract of land located at 163 Horseshoe Road 249 

 Plans are to demolish the current home on the property and build new home 250 

 Need property to be rezoned in order to build residential dwelling on the property as it is 251 

currently zoned Highway Commercial. 252 

 253 

Dave Parks noted that there is no staff recommendation in the Staff Report.  There could be an 254 

argument made either way for this rezoning.  Current zoning on the property is Highway 255 

Commercial (HC) and there are all kinds of residential zoning in the immediate area.  The 256 

rezoning request is inconsistent with the Comprehensive Plan as the Comprehensive Plan has the 257 

area designated as Rural Preservation. 258 

 259 

Steve Bradshaw commented that the zoning in the area is a mixed bag, with homes all along the 260 

road in that area being different zoning designations on those properties and adjacent properties.  261 

Dave Parks concurred with this assessment. 262 

  263 
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Dan Porter stated that the reason staff had no recommendation was that he wanted to discuss the 264 

matter during the meeting instead.  He stated that the R-3-2 in the area was once HC.  He also 265 

spoke about the South Mills core village area.  He went on to say that there was no access to the 266 

property which was zoned Highway Commercial except by Spence Lane.  Much of the land in 267 

the area is farmland and/or woodland.  It is a mixed up area in terms of zoning designations. 268 

 269 

Dave Parks then spoke about the Table of Permissible Uses for the requested zoning 270 

classification versus the existing zoning classification.  With the appropriate infrastructure, an 271 

argument could be made for Highway Commercial.  Argument for residential use, there are 272 

adjacent residential uses within a closely compacted area.   273 

 274 

Dan then spoke about the CAMA Future Land Use Map, which was adopted around 2004 / 2005.  275 

He stated that it is as close to reasonable as it can be, showing a lot of commercial on the 276 

Northern side of Horseshoe Road.  Since the time this map was adopted, the commercial on the 277 

other side of Horseshoe Road has been converted back to residential.  From that standpoint, the 278 

requested rezoning does conform with the CAMA Plan. 279 

 280 

Steve Bradshaw expressed his opinion that this is a perfectly reasonable rezoning request. 281 

 282 

Dave Parks continued going over the Staff Report as incorporated herein above.  At the 283 

conclusion of the Staff Report, Mr. Parks read the recommendation for consistency statement 284 

which is included at the end of the report.  Mr. Parks stated that there would need to be 2 motions 285 

in order to approve the request:  Consistency Statement and Motion to Approve. 286 

 287 

Rick McCall asked if the UDO Update is compatible with this request.  Dan Porter stated that the 288 

UDO Update being worked on establishes zoning types, but does not specify where those zoning 289 

boundaries are.  Mr. Porter stated that the short answer is yes it is compatible, and that the UDO 290 

Update process is not making any zoning changes to the zoning maps. 291 

 292 

At this time, Chairman Calvin Leary asked if there were any further comments or questions.  293 

Hearing none, the Chair entertained the following motions: 294 

 295 

Consistency Statement:  Requested rezoning is both consistent and inconsistent with 296 

the CAMA Land Use Plan and the Comprehensive Plan adopted by the county. 297 

RESULT: PASSED [UNANIMOUS] 298 

MOVER: Steven Bradshaw, Board Member 299 

SECONDER: Fletcher Harris, Board Member 300 

AYES: Leary, Harris, Delano, McCall, Bradshaw 301 

  302 
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Motion to Approve Rezoning Request for 163 Horseshoe Road, Stephanie and 303 

Christopher Jackson 304 

RESULT: PASSED [UNANIMOUS] 305 

MOVER: Rick McCall, Board Member 306 

SECONDER: Patricia Delano, Vice Chairman 307 

AYES: Leary, Harris, Delano, McCall, Bradshaw 308 

 309 

Dave Parks mentioned that the owners at 159 Horseshoe Road, property which is directly 310 

adjacent to the property being considered for rezoning here, would like to be included in the 311 

rezoning. 312 

Motion to include 159 Horseshoe Road in this Rezoning 313 

RESULT: PASSED [UNANIMOUS] 314 

MOVER: Patricia Delano, Vice Chairman 315 

SECONDER: Rick McCall, Board Member 316 

AYES: Leary, Harris, Delano, McCall, Bradshaw 317 

INFO FROM BOARD AND STAFF 318 

 319 

Dan Porter reminded the Board of a workshop, regarding the Update of the UDO, to take place 320 

September 26 at the Camden County Library in the Community Room. 321 

 322 

CONSIDER DATE OF NEXT MEETING - OCTOBER 18, 2017 323 

  324 
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CAMDEN COUNTY PLANNING BOARD 
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ADJOURN 325 

Motion to Adjourn 326 

RESULT: PASSED [UNANIMOUS] 327 

MOVER: Fletcher Harris, Board Member 328 

SECONDER: Steven Bradshaw, Board Member 329 

AYES: Leary, Harris, Delano, McCall, Bradshaw 330 

 331 

The meeting adjourned at 7:25 PM. 332 

 333 

 334 

 335 

 336 

 337 

    338 

  Chairman Calvin Leary 339 

  Camden County Planning Board 340 

 341 

ATTEST: 342 

 343 

 344 

 345 

  346 

Amy Barnett 347 

Planning Clerk 348 
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Camden County Planning Board 

AGENDA ITEM SUMMARY SHEET 
New Business 

 

 

 

Item Number: 6.1 

  

 
Meeting Date:   November 15, 2017 

 

 

Submitted By: Dave Parks, Permit Officer 

 Planning & Zoning 

 Prepared by: Amy Barnett 

 

 
Item Title   UDO 2017-10-02 Rezoning Glen A. Carey Jr. 

 

 

Attachments:   UDO 2017-10-02 Rezoning Carey (PDF) 
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AGENDA ITEM SUMMARY SHEET 
New Business 

 

 

 

Item Number: 6.2 

  

 
Meeting Date:   November 15, 2017 

 

 

Submitted By: Dave Parks, Permit Officer 

 Planning & Zoning 

 Prepared by: Amy Barnett 

 

 
Item Title   UDO 2017-10-01 Camden Solar LLC 

 

 

Attachments:   UDO 2017-10-01 Camden Solar LLC (PDF) 

Camden Solar Final Drawing (PDF) 
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