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Work Session 

5:30 PM 

Call to Order - 6:00 PM 

A) Pledge of Allegiance & Moment of Silence 

B) Ask for Disqualifications 

C) Announce Quorum Being Met 

D) Approval of Agenda 

Approval of Minutes 

Old Business 

New Business 

A) 19-22 Corolla Chapel Conditional Rezoning: Request for conditional rezoning of 
property located at 1136 Corolla Village Road from Single-Family Residential-Outer 
Banks to Conditional General Business. 

B) PB 19-21  Island Development Text Amendment: Guy Lunsford  is requesting a text 
amendment to allow development on islands accessible only by boat. 

C) PB 18-23 Fost PD-R, Amended: Convert 72 two-sided townhomes (multi-family) into 
35 traditional single-family dwellings; remove alley-ways; remove some roadways; 
provide additional connectivity to the tract to the north; modify phasing schedule; other 
plan refinements located in Moyock at PIN 0015-000-0086-0000, Moyock Township. 

Announcements 

Adjournment 
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Cheri Elliott Clerk to the Board Present  
 

Chairman Ballance called the meeting to order at 6:08 PM. 
 

A. Pledge of Allegiance & Moment of Silence 

Chairman Ballance asked everyone to stand for the Pledge of Allegiance and a moment of 
silence. 

B. Ask for Disqualifications 

Chairman Ballance asked if any board member had a conflict of interest with any item on the 
agenda tonight.  Mr. Owens said he had a conflict of interest with PB 19-13 Currituck County 
Minor Subdivision Text Amendment. 

C. Announce Quorum Being Met 

Chairman Ballance announced a quorum being met with six board members present. 

D. Approval of Agenda 

Chairman Ballance asked for a motion to approve the agenda for tonight's meeting.  Mr. 
Doll motioned to approve as presented.  Ms. Krause seconded the motion and the 
motion carried unanimously. 

RESULT: APPROVED [UNANIMOUS] 
MOVER: David Doll, Board Member 
SECONDER: Juanita S Krause, Board Member 
AYES: C. Shay Ballance, Chairman, Garry Owens, Vice Chairman, David Doll, Board 

Member, Anamarie Hilgendorf, Board Member, Juanita S Krause, Board Member, 
J. Timothy Thomas, Board Member 

ABSENT: K. Bryan Bass, Board Member 

 APPROVAL OF MINUTES FOR JULY 9, 2019 

Chairman Ballance asked if there were any changes needed for the Planning Board minutes for 
July 9, 2019.  Mr. Doll motioned to approve as presented.  Mr. Thomas seconded the motion 
and the motion carried unanimously. 

RESULT: APPROVED [UNANIMOUS] 
MOVER: David Doll, Board Member 
SECONDER: J. Timothy Thomas, Board Member 
AYES: C. Shay Ballance, Chairman, Garry Owens, Vice Chairman, David Doll, Board 

Member, Anamarie Hilgendorf, Board Member, Juanita S Krause, Board Member, 
J. Timothy Thomas, Board Member 

ABSENT: K. Bryan Bass, Board Member 

E. PB Minutes July 9, 2019 
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 OLD BUSINESS 

A. PB 19-13 Currituck County: 

Tammy Glave, Senior Planner, presented the staff report and started with a clarification, 
stating you cannot have more than one access road per parent parcel.  Ms. Glave also 
presented slides showing stripping out of lots, reviewed traffic counts of roads and gave the 
statement of consistency and reasonableness statement. 
 
Ms. Krause said she believed this is a broad stroke labeling all and suggested the traffic 
count  be incorporated. 
 
Ms. LoCicero discussed the trip estimator. 
 
Ms. Glave said this text amendment leads to higher quality developments having one 
road that leads into the development with parcel driveways off of that road. 
 
Mr. Doll agreed that it would be better for the County to not allow stripping out. 
 
Chairman Ballance opened the public hearing  Sam Miller came before the board stating 
his business address as 111 Commercial Drive, Suite B, Moyock.  Mr. Miller spoke 
against the text amendment saying it should not be put on low traffic count roads.  He 
referenced his development, Laural Woods, which has all NCDOT roads with 160 
homes.  He said just because you make it NCDOT roads shouldn't stop a person from 
building on it. 
 
The board discussed having a 25 mph speed limit or less exemption. 
 
Mark Bissell came before the board and said the speed limit in Launch Landing is 35 
mph and they cannot change it to 25 mph.  He suggested the board use 25 mph or 
below 500 traffic count. 
 
Chairman Ballance asked for a motion.  Ms. Krause motioned to approve as presented, 
but amend the wording to 25 mph and/or 500 traffic count. 
 
Ms. Glave asked for clarification concerning the "and/or".  Ms. Krause corrected her 
motion to approve as presented, but amend the wording to 25 mph or 500 traffic count.  
Chairman Ballance seconded the motion and the motion carried 4-1 with Mr. Doll voting 
nay.   

RESULT: RECOMMENDED APPROVAL [4 TO 1] Next: 9/3/2019 6:00 PM 
MOVER: Juanita S Krause, Board Member 
SECONDER: C. Shay Ballance, Chairman 
AYES: C. Shay Ballance, Chairman, Anamarie Hilgendorf, Board Member, Juanita S 

Krause, Board Member, J. Timothy Thomas, Board Member 
NAYS: David Doll, Board Member 
ABSENT: K. Bryan Bass, Board Member 
RECUSED: Garry Owens, Vice Chairman 

 NEW BUSINESS 
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A. PB 19-17 Baxter Station: 

Tammy Glave presented the staff report.  The applicant is requesting a Planned 
Development-Residential (PD-R) zoning designation to support a 127 unit subdivision (103 
single-family units; 24 duplex units). The density for the project is 2.37 units per acre and 
minimum lot size of approximately 10,000 sf. An on-site wastewater treatment plant will 
serve the project. Ms. Glave said this has a map amendment to Full Service and gave 
comparisons of adjoining properties.  She spoke about adequate public facilities and how 
the school system is now at capacity since the school board voted at the emergency 
meeting to not redistrict students.  In the past, there was the option to move students to 
other elementary schools with lower numbers.  Also, the numbers for committed student 
capacity does not include minor subdivisions. 
Ms. LoCicero further explained the conversations she had with the County Manager and the 
County Attorney before going into the Planning Board work session tonight saying 
redistricting students is not an option after the school board voted against it last night.  She 
said we currently have 583 students at Moyock Elementary School which is 100% capacity.  
The popular housing market, along with the speed the contractors are building houses from 
start to Certificate of Occupancy has increased.  This is causing a strain on our ability to 
provide adequate public facilities. 
Ms. Glave said although staff does not support a rezoning to a PD-R District, staff does 
support conditional rezoning to a C-SFM with a compliant subdivision plan that meets the 
standards of that district. Should the board approve the PD-R zoning, staff recommends the 
following three conditions be addressed: 
1. The Terms and Conditions document be incorporated into this request. 
2. Address incompatibility issues with adjoining communities. 
3. Redesign street/lot layout to meet the minimum connectivity index score. 
Ms. Glave also went over the terms and conditions that have to be approved as part of the 
planned development rezoning.  She said the Technical Review Committee recommended 
denial of the rezoning subject due to the incompatibleness with the 2006 Land Use Plan and 
the surrounding communities.  Also, this development does not meet the minimum 
connectivity index score and the developer has not demonstrated it is possible to meet it 
due to the topographic conditions, natural features, existing road configuration or adjacent 
existing developments.  Ms. Glave did say the minimum score could be achieved with a 
redesign of the internal street layout if the developer would do so.  She went over the 
consistency and reasonableness statement with the board. 
 
Chairman Ballance opened the public hearing.  Mr. Bissell with Bissell Professional Group 
came before the board and presented a PowerPoint presentation.  He talked about the dead 
end streets not having cuddle sacs and said this was done with The Villages in Grandy and 
believed that it worked well. He believes they meet the connectivity index since the issues 
with the railroad tracks and adjoining subdivisions should be considered.  He also said it is 
compatible with the surroundings being similar to Hidden Oaks and Moyock Crossing and 
that the proposed Currituck Station directly across Caratoke Highway will have more than 
three times the proposed density per acre. He said the Baxter Lane ditch is currently in bad 
shape and they have plans to improve it with the development. He said Baxter Lane ditch is 
not NCDOT maintained so it gives an opportunity to widen the ditch and to form an 
association for its maintenance.  Mr. Bissell showed pictures of the proposed houses and 
duplexes. 
 
Attorney, Jamie Schwedler, with Parker Poe came before the board. She went over the 
applicant consistency with plans PowerPoint slides and said the Unified Development 
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Ordinance (UDO) is silent on density for PD-R so she believes the density they are 
proposing is allowed. She said the railroad tracks cause a problem with connectivity and 
they cannot change this. 
 
Mr. Bissell made a comment that they are providing buffers between the existing 
subdivisions. 
 
Ms. LoCicero asked to clarify a comment made previously by Mr. Bissell.  She said although 
Currituck Station has 3,000 planned residences with 1,500 detached and 1,500 duplex units, 
it also has 1,000 acres of open space that Baxter Station does not have so we cannot do 
this comparison. 
 
Three citizens from Moyock came before the board to express their concerns over not 
having adequate public facilities for the number of houses being built.  They referenced the 
LUP PP2 of the UDO and said it does not meet this requirement.  They said Moyock 
Elementary is at 100% capacity so we must put a moratorium on building until we have the 
needed facilities. 
 
Ms. LoCicero spoke about the upcoming change in State regulations which will change the 
maximum capacity numbers allowed in grades kindergarten to third grade. This will make 
Moyock Elementary have a capacity of 529 students and they are already at 583 students. 
She talked about the extreme growth Moyock is currently having with a lot of military families 
moving here and said just recently, Moyock Elementary admitted another 42 students.  She 
also said that Shawboro Elementary has room for more students, but cannot redistrict them 
now.  She went over the number of Certificate of Occupancies from 2015 until 2018 to show 
the amount of growth. 
 
Chairman Ballance closed the public hearing. 
 
The board had discussion. Mr. Thomas said he has concerns and believes the audience is 
right that we need to slow things done. 
 
Chairman Ballance said we could send a suggestion to the Board of Commissioners, but 
they are well aware of the situation. 
 
Ms. Krause agreed that the school being at capacity is a concern. 
 
Discussion was held concerning when the next school numbers will be received.  Staff said 
numbers will be received 2 weeks after the start of school, in October and January.  
 
Mr. Owens asked for clarification on the adequate facilities and what takes place.  Ms. 
LoCicero said in the UDO, no development authorization shall extend the counties facilities 
and school has to be built within 2 years of the preliminary plat/use permit approval of the 
development.  Ms. LoCicero said it is easier for the Planning Board's recommendation to be 
a denial since they are not required to show just cause.  The Board of Commissioners 
hearing is quasi judicial  and therefore must have good backup in order to deny a request. 
 
Mr. Owens said my question has been answered and let the audience know the Planning 
Board decision tonight is not the last step in the process.  Ms. LoCicero explained to the 
audience the Planning Board is for recommendation purposes to the Board of 
Commissioners, but the Board of Commissioners makes their own legislative decision. 
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The audience started making comments concerning the capacity of the schools and Mr. 
Ballance let them know their comments need to be directed to the Board of Commissioners 
and also the County has to wait on the school system to pick a site for the new school which 
has not been done yet. 
 
Ms. Schwedler also commented to the audience saying we understand your concern, we 
are parents too, but this rezoning is separate from the preliminary plat use permit. 
 
Chairman Ballance asked for a motion.  Mr. Doll motioned to deny the request and Mr. 
Thomas seconded the motion.  The motion passed with a 4-2 vote with Mr. Owens and Mr. 
Ballance voting nay. 

RESULT: RECOMMENDED DENIAL [4 TO 2] Next: 10/21/2019 6:00 PM 
AYES: David Doll, Board Member, Anamarie Hilgendorf, Board Member, Juanita S 

Krause, Board Member, J. Timothy Thomas, Board Member 
NAYS: C. Shay Ballance, Chairman, Garry Owens, Vice Chairman 
ABSENT: K. Bryan Bass, Board Member 

 ANNOUNCEMENTS 

Ms. LoCicero announced the Dune Protection Stakeholders Meeting is tomorrow.  Also, we will 
have a joint board meeting for the Planning Board and Board of Commissioners in September 
for review of the Currituck Station pattern book.  

 ADJOURNMENT 

Mr. Owens motioned to adjourn the meeting and Mr. Doll seconded the motion.  The meeting 
adjourned at 8:29 PM. 
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PB 19-22 Corolla Chapel 
Conditional Rezoning 

Page 2 of 5 

 

 
 
COMMUNITY MEETING 

A community meeting was held on August 19, 2019.  Attendees were in support of the rezoning 
request. 
 
LAND USE PLAN 

The 2006 Land Use Plan classifies this site as Full service within the Corolla subarea.  The 
proposed plan is consistent with the policies of the plan, some of which are: 

Policy CD6 

Appropriate OFFICE AND INSTITUTIONAL DEVELOPMENT, such as professional 
offices, small churches, individual medical offices, and the like, shall be encouraged to 
locate as a transitional land use between residential areas and commercial or 
industrial activities of higher intensity. 

Policy OB5 
Currituck County, through its actions and decisions, shall seek to preserve the historic 
character and heritage of the COROLLA VILLAGE area of the Outer Banks. 

 

COROLLA VILLAGE SMALL AREA PLAN  

The Corolla Village Small Area Plan classifies this site as Mixed Use.   Areas designated as 
mixed use are characterized by a diverse mix of land uses including human scale commercial, 
residential, governmental, recreational and civic uses. The proposed conditional rezoning is 
consistent with the policies of the plan, some of which are: 

Policy LU1 
Recognize the uniqueness of the area by maintaining desirable characteristics, such 
as building style, scale, and architectural features; and by supporting development 
concepts that foster and promote the character, culture and history of Corolla Village. 

Action LU1 
In reviewing development applications, promote new development to be constructed in 
a style similar to the existing look and feel of Corolla Village as well as in keeping with 
the Outer Banks style architecture. 

Policy LU3 Future development should be consistent with the future land use map for Corolla 
Village. 

 
 
RECOMMENDATION 

Technical Review Committee  
The Technical Review Committee recommends approval of the conditional rezoning subject to the 
following conditions: 

1. Prior to construction of the proposed addition shown on the conceptual development plan (site 
plan), the applicant shall submit for site plan approval. 

2. If applicant desires to operate a day care center and/or after school program, additional review 
by the Technical Review Committee is required. 
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DEVELOPMENT PLAN















  
Currituck County  

Department of Planning and Community Development 
153 Courthouse Road, Suite 110 
Currituck, North Carolina 27929 

252-232-3055 
FAX 252-232-3026 

 
MEMORANDUM 
 
To:  James Southern, Corolla Chapel 
 
From: Jennie Turner, Planner II 
 
Date: September 12, 2019 
 Revised September 18, 2019 with engineer comments 
 
Re:  PB19-22 Corolla Chapel Conditional Rezoning 
  
 
The following comments were received at the September 11, 2019 TRC meeting.  TRC 
comments are valid for six months from the date of the TRC meeting.  
 
Due to Hurricane Dorian and the State of Emergency, this memo does not include all TRC 
comments.  Any missing comments will be provided to you by September 18th.  
 
In order to be scheduled for the October 8, 2019 Planning Board meeting, please address all 
comments and resubmit a corrected plan by 3:00 p.m. on September 23, 2019.   
 
Planning, Jennie Turner 252-232-6031 
Reviewed 
Show proposed lot coverage on conceptual plan. 
 
Currituck County Building Inspections and Fire, Richard Godsey 252-232-6020 
Approved 
Insure marked exit at kitchen has exterior connectivity with public right-of-way shown on site 
plan. 
 
Currituck County Engineering, Eric Weatherly 252-232-6035 
Approved 
 
Southern Outer Banks Water, Benjie Carawan, 252-453-2620 
Reviewed 
OK TO CONSTRUCT A 32 FEET X 52 FEET FELLOWSHIP HALL/KITCHEN ADDITION TO 
EXISTING COROLLA CHAPEL AS SHOWN ON SITE PLAN AS LONG AS 
MAINTAIN(BUILDING FOUNDATION) A MINIMUM 5 FEET FROM ANY PART OF EXISTING 
SEPTIC SYSTEM. *NOTE: A PROPOSED FUTURE 
CHILD DAYCARE CENTER OR SCHOOL LOCATED IN THE CHURCH MAY REQUIRE 
EXPANSION OF THE SEPTIC SYSTEM OR REQUIRE HOOKING TO A LARGE 
WASTEWATER TREATMENT AND DISPOSAL SYSTEM LOCATED NEARBY. 
 
Albemarle Regional Health Services, Joe Hobbs 252-232-6603 
No Comment 
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To: Jennie Turner, Planner II 

From: James H. Southern, Corolla Chapel 

Date: September 24, 2019 

Re: PB 19-22 Corolla Chapel Conditional Rezoning 

In response to the comments from the TRC meeting on September 11, 2019 the 
following actions were taken. 

Connectivity with the public right-of-way from the marked exit at the kitchen will 
be available with access to Persimmon Street at rear northern corner of the 
property or utilizing area on the northern or southern side of structure accessing 
Corolla Village Road. 

Respectfully submitted, 

Jim Southern, Pastor/President Corolla Chapel 

Corolla Chapel 
1136 Corolla Village Road 

Corolla, NC 27927 
252-453-4224 

Reverend James H. Southern, Jr MA, M.Ed. LPCS, NCC 
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To:  Board of Commissioners 
  Planning Board 
 
From:  Planning Staff 
 
Date:  September 25, 2019 
 

Subject: PB 19-21 Island Development Text Amendment (Guy Lunsford) 

 
 

 
Background 
 
The purpose of the text amendment is to allow development on islands with boat only access.   
If approved, the text amendment will apply countywide and there are 21 privately owned islands 
off of Currituck Mainland.  While the text amendment will apply countywide, Mr. Lunsford is 
particularly interested in developing the five 10+ acre lots on Long Point, an island in the 
Coinjock Bay. 
 
In 2005, Wayne Meyers submitted a similar text amendment that the BOC eventually denied in 
2008 for development of the same island.  The primary concerns for denial of the text 
amendment at that time were citizen health and safety and for providing county services.  Since 
this text amendment request is so significant in regards to citizen health and safety, it was 
reviewed by TRC.  In reviewing the current TRC comments, you will find some of the same 
concerns with previous text amendment request in this text amendment request. 
 
In 2006 The Currituck Island Company LLC purchased the property.  Mr. Lunsford was the 
managing member of that LLC.  On January 12, 2017 the Currituck Island Company LLC 
subdivided the single lot island into five 10+ acre lots. By North Caroline General Statute, 
properties being divided into lots greater than 10 acres are exempt from subdivision 
regulations. The 10+ acre lots are not exempt from zoning standards or NC Building code.  On 
March 28, 2017, the property transferred from The Currituck Island Company LLC to Mr. 
Lunsford. 
 
Text Amendment Review Standards 
The advisability of amending the text of the UDO is a matter committed to the 
legislative discretion of the Board of Commissioners and is not controlled by any one factor. In 
determining whether to adopt or deny the proposed text amendment, the Board of 
Commissioners may weigh the relevance of and consider whether and the extent to which the 
proposed text amendment: 

1. Is consistent with the goals, objectives, and policies of the Land Use Plan and 
other applicable county-adopted plans; 
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MEMORANDUM 
 
To:  Guy Lunsford 
 c/o Attorney Gregory E. Wills 
  
From: Tammy D. Glave, CZO, Senior Planner 
 
Date: September 17, 2019 
 
Re:  PB 19-21 Island Development Text Amendment 
 
The following Technical Review Committee (TRC) comments have been received for PB 19-21 
Island Development text amendment submitted on behalf of Guy Lunsford.  This request is 
schedule for the October 8, 2019 Planning Board meeting. 
 
Planning (Tammy Glave, 252-232-6025) 
Reviewed with comment: 

1. Adequate public services will not be available to the island including, but not limited to: 
Fire, EMS, school transportation, public potable water, sheriff, solid waste disposal, etc. 

2. Staff will not have to ability to access the island including, but not limited to: building 
inspectors, environmental health department, tax department, sheriff, etc. 

3. A parking lot must be provided on the mainland for storage of vehicles, boat trailers, etc. 
and the parking lot must meet the requirements of the UDO in regards to surface 
material and screening. 

4. Adequate public facilities are not available to service this request.  (See comments 
below from Emergency Medical Services, Fire Department)  

5. In 2007, a similar text amendment (PB 07-67) was submitted for one single-family 
dwelling to be built on this same island.  The Board of Commissioners voted to deny that 
text amendment request (1/22/08) with primary concerns being citizen health and safety 
and for providing county services.  This request is for five single-family dwellings. 

 
Currituck County Building and Fire Inspections (Ron Schaecher, 252-232-6024) 
Reviewed with comment: 

1. Even though the lots are 10+ acres, Building and Fire Codes apply to the development. 
2. Research disclosed one Island off of Oak Island, NC, that is developed with single-family 

dwellings with boat only access.  Additional measures had to be taken to allow 
construction.  For example: water tank and or water pumper truck on the property for 
firefighting purposes, sprinklered buildings, a boat and boat launch for emergency and 
county services, etc. 
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PB 19-21 Island Development, Text Amendment 
9/11/19 TRC Comments 

Page 2 of 2 

Currituck County Emergency Medical Services (Chief Melton and Deputy Chief Riley, 252-
232-7746) 
Reviewed with the following comments: 

1. Emergency Medical Service is not equipped or staffed to provide emergency medical 
services to an island with only boat access. 

2. Even if a note is placed on the plat that emergency medical services will not be provided 
to the island, if someone calls 9-1-1 for assistance, the caller will expect service and 
emergency medical services will be liable for the call if the decision is made to assist the 
person. 

3. While the current owner may understand emergency medical services will not be 
provided to the island, future visitors will not have the same understanding.  There could 
be hundreds of visitors in the summer season and this is a quality of life issue. 
 

Currituck County Emergency Management (Mary Beth Newns, 252-232-2115) 
Reviewed with comment: 

1. In agreement with all EMS comments. 
2. Responding to an emergency on the island would set a precedent for future calls for 

emergency services. 
 
Currituck County Engineer (Eric Weatherly,  252-232-6035) 
Reviewed with comment: 

1. While 10+ acres lots are exempt from drainage requirements, they are not exempt from 
utility requirements such as water, sewer, solid waste, etc. 

 
Currituck County Water Department (Yama Jones, 252-232-2769) 
Reviewed with comments: 

1. County water is not available at this location. 
 
Crawford Township Volunteer Fire Department (Chief Ryland Poyner, 252-232-3313) 
Reviewed with comment: 

1. There is no way for the Fire Department to provide services to the island.  The 
department does not have the equipment (i.e. fire boat) to serve an island with boat only 
access. 

2. There is a serious health and safety concern for renters/visitors calling 9-1-1 for 
firefighting services, not realizing that firefighting services are not available. 
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