
 

Town of North Topsail Beach 
 

Zoning Board of Adjustment Special Meeting 

Thursday, February 29, 2024, at 6:00 PM 

2008 Loggerhead Court, North Topsail Beach, NC 28460 

(910) 328-1349 | www.northtopsailbeachnc.gov 

Zoning Board of Adjustment: Hanna McCloud - Chair, Paul Dorazio - Vice Chair, Scott Morse, Kip 
Malcolm, Lisa Lee Kozlowski - Alternate, Susan Meyer - Alternate. 

Staff: Deb Hill MPA AICP CFM AZO - Planning Director; Kate Winzler - CMC, NCCMC - Clerk to the 
Board of Adjustment. 

I. CALL TO ORDER 

II. ADOPTION OF AGENDA 

Specific Action Requested: Chair will request a motion to adopt the agenda. 

III. APPROVAL OF MINUTES 

A. January 24, 2024 Special Meeting 

Specific Action Requested: Chair will request a motion to approve the minutes. 

IV. NEW BUSINESS 

A. Case V-24-02 Variance Request Jeff Lucas 

V. DISCUSSION: Training 

VI. ADJOURNMENT 

Specific Action Requested: Chair will request a motion to adjourn.  

Notice to citizens who wish to speak: As a courtesy to others, a citizen speaking on an agenda item 
or making a petition is normally limited to three minutes. Persons who are organizing a group 
presentation and who wish to speak beyond the three minute limit are requested to make prior 
arrangements through the Planning Director by calling 910-328-1349. If you wish to address the Board 
this evening, please go to the front right corner of the conference room and sign up with the Recording 
Secretary. The Board may also change the order in which agenda items are presented.   

Attorneys: If you are representing a person with an interest in a quasi-judicial proceeding on this 
agenda and believe you may wish to cross examine a witness, please identify yourself as such to the 
Recording Secretary. For the sake of maintaining an accurate public record all speakers must be 
prepared to speak into an amplified microphone and must provide their name to the Recording 
Secretary.  
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Town of North Topsail Beach 

Zoning Board of Adjustment  
Special Meeting Draft Minutes 

Wednesday, January 24, 2024, at 6:00 PM 

2008 Loggerhead Court, North Topsail Beach, NC 28460 

(910) 328-1349 | www.northtopsailbeachnc.gov 

 
Present: Hanna McCloud – Chair, Scott Morse, Kip Malcolm, Susan Meyer - Alternate. 

Absent: Paul Dorazio - Vice Chair, Stu Harness, Lisa Lee Kozlowski – Alternate. 

Staff Present: Deb Hill MPA AICP CFM CZO - Planning Director, Town Attorney Brian Edes (via 
Teams), Ricky Schwisow, Kate Winzler CMC, NCCMC - Clerk to the Board of Adjustment. 

I. CALL TO ORDER 

 Chair McCloud called the meeting to order at 6:02 p.m. 

II. OATH OF OFFICE 

Clerk Winzler administered the Oath of Office to Kip Malcolm for appointment as a regular member 
to the Zoning Board of Adjustment. 

III. ADOPTION OF AGENDA 

Mr. Morse made a motion that we adopt the agenda. Ms. Meyer seconded the motion. The 
motion passed unanimously, 4-0. 

IV. APPROVAL OF MINUTES  

A. March 22, 2023 Special Meeting Minutes  

Ms. Meyer moved to approve the minutes of the March 22 special meeting. Mr. Morse 
seconded the motion. The motion passed unanimously, 4-0. 

B. June 28, 2023 Special Meeting Minutes 

 Mr. Malcolm made a motion to approve the June 28, 2023 special meeting minutes. Ms. 
Meyer seconded the motion. The motion passed unanimously, 4-0. 

V. PUBLIC COMMENT  

 None. 

VI. OLD BUSINESS 

 None. 

VII. NEW BUSINESS 

A. Case #V-24-01 Variance Request by Keith Parker on behalf of Col. Michael Metcalf 
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Chair McCloud introduced the case and asked that the persons who wish to testify approach the 
podium to be sworn in. 

Attorney Edes explained that in order to grant the variance, a unanimous vote of all four Board 
members present would be required. He asked if the applicant understood and consented. 

Planning Director Hill requested a brief recess to explain the circumstance and consequences to 
the applicant. 

Attorney Edes introduced himself to Col. Metcalf and explained that for a variance to be approved, 
it required a four-fifths vote from a five-member board. Normally, the Town would try to have five 
board members seated. There were only four members seated for this hearing, so essentially, it 
would require a unanimous vote of all four members present. He explained that Col. Metcalf had a 
right to a five-member board. Attorney Edes stated that there would be a brief recess, and he 
would be happy to answer any questions from Col. Metcalf.  

Col. Metcalf thanked Attorney Edes for explaining. 

The Zoning Board of Adjustment took a recess at 6:08 p.m. 

The Zoning Board of Adjustment returned at 6:12 p.m. 

Clerk Winzler swore in property owner Col. Michael Metcalf, applicant Keith Parker, and Planning 
Director Hill. 

Attorney Edes reviewed the quasi-judicial process. He polled the Board regarding their roles as 
impartial decision makers. He asked the Board if anyone had any basis that would prevent them 
from being fair and impartial and to base their votes solely on the competent evidence produced 
during the hearing. All Zoning Board of Adjustment members responded to the questions in the 
negative. 

Attorney Edes again explained that to approve the variance, a unanimous vote of all four Board 
members present would be required. 

Chair McCloud asked for confirmation from the applicant that they agreed to the unanimous vote 
condition. 

Col. Metcalf said that he agreed. 

Chair McCloud reviewed the order of business for the hearing and opened the public hearing on 
Case #V-24-01 at 6:19 p.m and asked for testimony from the staff. 

Planning Director Hill reviewed the staff report. 

Attorney Edes asked if Ms. Hill would like to enter the staff report including Exhibits 1-9 into 
evidence as Exhibit A. 

There was discussion between Attorney Edes and Ms. Hill. 

Ms. Hill agreed. 

Attorney Edes asked if Col. Metcalf had any objections. 

Col. Metcalf replied, “No, sir. No objections.” 

Attorney Edes recommended that the Board accept the entire packet as described by Ms. Hill into 
evidence as Exhibit A without objection. 

Chair McCloud acknowledged. 

The Board did not have any questions for the Planning Director. 

Col. Metcalf thanked the Zoning Board of Adjustment for their time, introduced himself, and stated 
that everything he wanted to share was part of the report Planning Director Hill made. He thanked 
the Board for their service and being present to hear his case.  

Mr. Malcolm asked Col. Metcalf if he had any disputes over what was presented and if he agreed 
or concurred that the facts were accurate. 
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Col. Metcalf agreed. 

No one spoke opposing the request. 

The Planning Director had no further comment. 

The Board had no further questions for staff. 

The Board had no discussion. 

Chair McCloud called for a motion on the conclusion. 

Mr. Morse made a motion that the Board finds as facts that the descriptions and statements 
of fact set forth in the staff report presented as evidence to the Board, as well as technical 
evaluations, all relevant factors, all standards specified in the Unified Development 
Ordinance Sec. 2.03.04 and having heard all of the evidence and arguments presented at the 
hearing by all sworn witnesses, included as a summary of findings of fact, that the 
application for a variance be granted. Ms. Meyer seconded the motion. The motion passed 
unanimously, 4-0.  

Chair McCloud closed the public hearing at 6:33 p.m. 

Attorney Edes stated that he presumed staff would draft a proposal. 

Planning Director Hill agreed. 

Attorney Edes thanked Chair McCloud and the Board. 

VIII. ADJOURNMENT 

 Ms. Meyer moved that we adjourn. Mr. Malcolm seconded the motion. The motion passed 
unanimously, 4-0. 

 The Zoning Board of Adjustment meeting adjourned at 6:33 p.m. 

 APPROVED      CERTIFIED 

 This 29th day of February 2024    This 29th day of February 2024 

 

 ______________________________   ______________________________ 

 Chair       Clerk to the Zoning Board of Adjustment 
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A 
STAFF REPORT CONTACT INFORMATION

Deborah J. Hill MPA AICP CFM CZO 
DOCKET/CASE/APPLICATION NUMBER 

V-24-02 
APPLICANT/PROPERTY OWNER 

NDS, Inc. on behalf of 
JEFFREY KEITH LUCAS & JUDY BROWN 

PUBLIC HEARING DATE 

February 29, 2024 6:00 p.m. 
PROPERTY ADDRESS/LOCATION 

2399 Island Drive (Tax Map #805-50) 
LA & LB S7 B18A WINTER HAVEN 

BRIEF SUMMARY OF REQUEST 

Jeff Lucas is requesting  a variance from the Town’s Unified 
Development Ordinance Table 5-1 Dimensional Requirements 
(MHR) to elevate an existing 23’ X 40’ doublewide mobile home 
at 2399 Island Drive.  

MAP SOURCE: ONSLOW COUNTY GIS 2022 AERIAL LAYER 

EXISTING ZONING 

MHR  
Manufactured Housing 

Residential 

EXISTING LAND USE 

Single-Family 
Residential 

SURROUNDING ZONING & 
LAND USE 

Single-Family 
Residential 

SITE IMPROVEMENTS 

Doublewide Mobile 
Home 

2 wood decks; shed 

SIZE OF PROPERTY 

3,364 square feet 
(.077 acres) 

STAFF RECOMMENDATION 

APPROVE 
APPROVE WITH CONDITIONS 

DENY 

COMPATIBILITY with the COMPREHENSIVE PLAN 

The use is consistent with Existing Land Use 
Map 10B, as Single Family Residential and 
the Future Land Use Map 11A, as High 
Density Residential, which is intended to 
allow for development on smaller lot sizes. 
This district allows for a wider spectrum of 
development options and is intended to 
allow for the location of modular housing 
and single unit mobile homes. 

PROPERTY HISTORY 
The parcel was created from a recombination of the 
Winterhaven Subdivison Block 18A Section 7 Lots A and B, 
that are each 25 feet wide and were approximately 87.5 feet 
long until shortened to +/- 67.23 feet by the Island Drive right 
of way. 

A Certificate of Occupancy was issued for a 23’ X 40’ 1999 
mobile home on 1/22/99. 

COMPATIBILITY with the ZONING ORDINANCE 

The lot is nonconforming. The lot does not meet the minimum dimensional requirements of MHR (5,000 
square feet).  
The 1999 postFIRM doublewide is nonconforming, as it does not meet the required setbacks (front – 20 
feet; side – 8 feet) and is not elevated above 12 feet BFE.   

Exhibit A. Staff Report (coversheet) p. 1 
Exhibit B. Response To Standards p. 2
Exhibit C. Public  Notice (Public Comments ∅; Agency Comments ∅) p. 3
Exhibit D. Revision of Section No. 7 Winter Haven for Ward Realty by C.W.Blomme Jr. RLS dated 

Aug. 16, 1960 (Map Book 7 P 69) p. 4
Exhibit E. Legal Description LA & LB S7 B18A WINTER HAVEN, Deed Book Page 275 p. 5
Exhibit F. Application, Agent Authorization, Plat p. 6-11

Figure 1  
2399 Island Drive 

Source: Onslow County GIS 2022 Aerial Layer 
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Response To Standards 
 

  

 

Figure 2  
2399 Island Drive  

Source: Onslow County Tax Office 11/20/2008 

Figure 3 
2399 Island Drive 

Source: Onslow County Tax Office 04142015 

Figure 4 
2399 Island Drive 

Source: CONNECTExplorer Oblique 12/24/2021 

  
NCGS § 160D-705. Quasi-judicial zoning decisions  
(d) Variances. – When unnecessary hardships would result from carrying out the strict letter of a zoning 
regulation, the board of adjustment shall vary any of the provisions of the zoning regulation upon a showing of 
all of the following: 
 
(1) Unnecessary hardship would result from the strict application of the regulation. It is not necessary to 
demonstrate that, in the absence of the variance, no reasonable use can be made of the property.  
Orienting the doublewide longwise, the length of the lot (like neighbor ’64 stick built 26’x 32’+10’ porch): 
67’ (shortest lot width) — 40’ (dwmh length) = 27’ (3’ variance on front for 17’ to property line and 10’ rear). 
50’ (lot width) — 23’ (dwmh width) = 27’/2 = 13.5’ side setbacks for decks, stairs, parking.   
 
(2) The hardship results from conditions that are peculiar to the property, such as location, size, or 
topography. Hardships resulting from personal circumstances, as well as hardships resulting from conditions 
that are common to the neighborhood or the general public, may not be the basis for granting a variance. A 
variance may be granted when necessary and appropriate to make reasonable accommodation under the 
Federal Fair Housing Act for a person with a disability. 
The parcel was created from a recombination of the Winter Haven Subdivision Block 18A Section 7 Lots A and B 
(Exhibit D), that are each 25 feet wide and were approximately 87.5 feet long (Exhibit E) until shortened to +/- 
67.23 feet by the Island Drive right of way.  
 
(3) The hardship did not result from actions taken by the applicant or the property owner. The act of 
purchasing property with knowledge that circumstances exist that may justify the granting of a variance is not 
a self‑created hardship.  
A Certificate of Occupancy was issued for a 23’ X 40’ 1999 mobile home on 1/22/99.  
 
(4) The requested variance is consistent with the spirit, purpose, and intent of the regulation, such that public 
safety is secured and substantial justice is achieved.  
With the following condition(s),  

• To grant the minimum variance required (reduce front setback from 20.0 feet to 17.0 feet to elevate 
doublewide mobile home at or above regulatory flood protection elevation (RFPE) or 14.0 feet NAVD88. 
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Joann M. McDermon, Mayor Alice Derian, ICMA-CM 
Mike Benson, Mayor Pro Tem     Town Manager 

Aldermen:       Nancy Avery 
Richard Grant Interim Town Clerk 
Tom Leonard 
Laura Olszewski 
Connie Pletl 

2008 Loggerhead Court   (910) 328-1349 
North Topsail Beach, NC 28460 www.northtopsailbeachnc.gov 

NTB is an equal opportunity provider and employer. 

PUBLIC NOTICE 

Zoning Board of Adjustment 

Special Meeting 

Thursday, February 29, 2024, 6:00 p.m. 

Public notice is hereby given that the Town of North Topsail Beach Zoning Board of Adjustment 
will hold an Evidentiary Hearing following quasi-judicial procedures on Thursday, February 29, 
2024, at 6:00 p.m. at Town Hall, 2008 Loggerhead Court, North Topsail Beach, NC. 

The purpose of this meeting is to hear and decide Case #V-24-02, a variance request by Jeff 
Lucas from the Town of North Topsail Beach Unified Development Ordinance Table 5-1 
Dimensional Requirements (Zoned MHR) to elevate existing structure at 2399 Island Dr. 

To promote transparency, the agenda is attached to this notice for review. All information 
pertaining to the Board of Adjustment public hearing may be viewed at Town Hall, 2008 
Loggerhead Court, North Topsail Beach, NC, Monday through Friday between the hours of 8:00 
a.m. and 5:00 p.m. All interested citizens are encouraged to attend. 

Kate Winzler, CMC, NCCMC 

Clerk to the Zoning Board of Adjustment 

Posted 2/16/2024 

C
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