
 

Planning Board Regular Meeting Agenda 

Town of Swansboro 
Tuesday, December 05, 2023 

I. Call to Order 

II. Approval of Minutes 

a. July 11, 2023 Special Meeting Minutes  

b. August 1, 2023 Regular Meeting Minutes  

III. Business 

a. Zoning Map Amendment to Rezone four parcels from R-10SF to RA 
Presenter: Andrea Correll. AICP- Planner  

Members of the Corbett family wish to down zone their property from R-10SF to RA 
(Agriculture) to continue the family farm (harvesting pecan trees) which has been the use since 
the 1930s. 

Recommended Action: Consider a motion to recommend or deny rezoning of the parcels listed 
above from R-10SF (Single Family Residential) to RA (Residential/Agricultural) to the Board of 
Commissioners.  

b. Historic District Color Palette Amendment to the UDO 
Presenter: Rebecca Brehmer, Projects/Planning Coordinator, CFM 

During the October 17, 2023, meeting, the Swansboro Historic Preservation Commission made a 
motion to recommend amendment to the historic district color palette along with amendment to 
Section 152.479 subsection 58. 

Recommended Action: Make a motion to recommend amendment to the color palette with edits 
discussed and amend Section 152.479 subsection 58 to the Board of Commissioners.  

IV. Chairman/Board Thoughts/Staff Comments 

 

V. Public Comments 

 

VI. Adjournment 
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Call to Order 

The meeting was called to order at 5:30 pm. Board members in attendance were, Scott 

Chadwick, Christina Ramsey, Edward Binanay, Ed McHale, and Joseph Brown. Absent Sherrie 

Hancock and Clara Abalos.  

Business 

Text Amendment to 152.179 Table of Permitted/Special Uses 

Projects/Planning Coordinator Brehmer reviewed a request from Swansboro High School to 

allow the replacement of the existing band tower in the front yard of the High School.  

In response to inquiries from the board Christine Thompsom representing Swansboro High 

School  

 The tower is currently 20 feet tall the new band tower will be 35 feet. 

 Band tower Will be constructed in three levels.  

 The contractor estimated that construction could take up to two weeks to complete.  

 The materials that will be used will withstand storm/hurricane.  

 Materials used will be wood and the stairs will be steel. 

A motion by Mr. Chadwick, seconded by Mrs. Ramsey, the text amendments related to 152.179 

Table of Permitted/Special Uses was unanimously recommended for approval to the board of 

commissioners.  

Amendment to the CAMA Land Use Plan 

Planner Correll reviewed land use amendment is to clarify the recommendations from Appendix 

A concerning environmentally sensitive areas. Change to the wording on page 29 to “Isolated 

Wetlands” (As reference, Appendix A pages 29-30 attached hereto) 

In response to inquiries from the board the following clarifying points were made by Planner 

Corell:  

 On page 30 of the Swansboro CAMA Land Use Plan, updated changes have been made 

in order to clarify environmentally sensitive areas. 

 This is the policy we are developing to protect the Wetlands. 

 After the amended Land Use Plan has been approved by the Board of Commissioners, the 

update will be forwarded to CAMA. 

 The creation of a Wetland Review Board would be considered If necessary.  

 

After acknowledgement of attendance Mayor Pro Tem Frank Tursi stated that the change of 

language from Isolated Wetlands to Environmentally Sensitive Areas is acceptable, as long as 

Environmentally Sensitive areas are clearly defined. 

A motion by Mr. Chadwick, seconded by Mr. Binanay, the Amendment to the CAMA Land Use 

Plan was unanimously recommended for approval to the board of commissioners. 
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Board Comments 

Mr. McHale wanted to state for the record that he was not coerced into making any decisions on 

the changes to the Table of Permitting by the Planning Board Chairman. A subcommittee was 

created and worked together on the recommendations.   

 

Mr. Chadwick acknowledged the comments made by Mr. McHale and was uninformed of the 

comments created from the recommendations the subcommittee made. 

 

Adjournment  

On a motion by Mrs. Ramsey, seconded by Mr. Binanay, the meeting adjourned at 6:46 pm 
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Call to Order 

The meeting was called to order at 5:30 pm. Board members in attendance were, Christina 

Ramsey, Scott Chadwick, Edward Binanay, and Ed McHale, Joseph Brown. Sherrie Hancock and 

Clara Abalos were absent.  

Business 

Text Amendment to 152.016 Definitions of Basic Terms 

Projects/Planning Coordinator Brehmer reviewed a text amendment to section 152.016 

Definitions of Basic Terms. It has recently been brought to Staff’s attention that the definition of 

marinas was left out during the 2018 update during which the definition of docks was added. The 

purpose of this amendment was to clearly differentiate the definition of commercial docks from 

marinas in the Town UDO. 

On a motion by Mr. Chadwick and seconded by Mr. Brown, the text amendment with 

Comprehensive Plan Consistency Statement was unanimously recommended for approval to the 

Board of Commissioners.  

Business Cluster Update 

Planner Correll provided an update on the research she conducted on business cluster 

development. She shared that Wake County had an example where they increased densities for a 

special use permit or a rezoning. The law professors at the school of governments recommended 

that the Special use permits are supported because it gave use infinite authority under North 

Carolina Law. However, they did not feel we had a text amendment authority for staff approval.  

In doing additional research Planner Correll reached out to the North Carolina Sea Grant and she 

had a meeting scheduled with them on August 3, 2023. They had a law professor who was 

interested in working with the town on the business text amendment and would enlist law 

students to assist in the writing of the code. 

In response to inquaries form the board Planner Correll Clarified that there were no restrictions 

just incentives.   

Board Comments 

None 

 

Adjournment  

On a motion by Mrs. Ramsey, seconded by Mr. McHale, the meeting adjourned at 5:42 pm 
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Action:  
     

     

 

 

 Planning Board Meeting 

           Agenda Item Submittal 

 

 

Item To Be Considered:   Zoning Map Amendment to Rezone four parcels from R-10SF to RA 

 

Board Meeting Date: December 5, 2023 

 

Prepared By:   Andrea Correll, AICP- Planner 

      
Overview:  Members of the Corbett family wish to down zone their property from R-10SF to RA (Agriculture) 

to continue the family farm (harvesting pecan trees) which has been the use since the 1930s. 

 

PAR ID 004954 (158 Dr. Corbett Road) +/- 9.05 

PAR ID 048674 (218 Kathleen Place) +/- 1.04 acres 

PAR ID 048675 (218 Kathleen Place) +/- 1.29 acres 

PAR ID 014636 (137 Dr. Corbett Road) +/- 0.58 acres 

 

The proposed downzoning would designate the +/- 11.96 acres of combined properties as Residential/ 

Agriculture. This zoning classification is the same as properties to the west. 

 

NC General Statute 160D-601(d). Procedure for adopting, amending, or repealing regulations 

(d) Down-Zoning. – No amendment to zoning regulations or a zoning map that down-zones property shall be 

initiated nor is it enforceable without the written consent of all property owners whose property is the subject of 
the down-zoning amendment, unless the down-zoning amendment is initiated by the local government. For 

purposes of this section, "down-zoning" means a zoning ordinance that affects an area of land in one of the 

following ways: (1) By decreasing the development density of the land to be less dense than was allowed under its 

previous usage. (2) By reducing the permitted uses of the land that are specified in a zoning ordinance or land 

development regulation to fewer uses than were allowed under its previous usage. (2019-111, s. 2.4; 2020-3, s. 

4.33(a); 2020-25, ss. 12, 50(a), 51(a), (b), (d).) 

 

Section 152.170 Establishment of Zoning Districts and the Purpose Thereof  

(B)   RA - Residential/Agricultural. The purpose of this district shall be to set aside and protect those lands which 

are primarily suited for agriculture, agricultural-related uses of woodlands. 
(F) R10SF-Residential. The purpose of this district shall be that only single-family residential structures shall be 

permitted in the district. 

 
Background Attachment(s):  
1. Application 

2. Location Map 

3. Plat of the properties 

4. Expanded Analysis 

5. Consistency Statement 

6. Draft Ordinance 

 
Recommended Action: Consider a motion to recommend or deny rezoning of the parcels listed above from R-

10SF (Single Family Residential) to RA (Residential/Agricultural) to the Board of Commissioners.  
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Proposed Rezoning Map 
Amendment outlined in red
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Expanded overview:   

  

The property is located in Swansboro’s ETJ and currently zoned R-10SF (Single Family) and 

requesting to down-zone to RA (Residential Agriculture).  The Corbett farm has been at this 

location since the 1930s. The Town rezoned the area to R-10SF likely as part of efforts updating 

the zoning map after the 2000 Unified Development Ordinance was adopted.  

 

It is important to note the farmland uses and zoning classification that abuts the Corbett property 

to the west and runs all the way to Swansboro Loop Road.  

 

Zoning Map: 
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Future Land Use Map 

The CAMA Land Use Plan Update (2019) identifies the property as Coastal Traditional 

Neighborhood which the same classification as Edgewater Estates and Historic District. The 

Swansboro CAMA Land Use update states that The Future Land Use Map (FLUM) and associated 

land use (FLU) designations will be used to guide rezoning, investments, and land use decision in 

the Town. This requested rezoning map amendment is consistent with the current agricultural land 

use pattern abutting the Corbett property to the west.  However, the Future Land designation for 

residential subdivision development will have to be revised after the rezoning is approved.  
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TOWN OF SWANSBORO PLANNING AND ZONING BOARD  

STATEMENT OF CONSISTENCY 

 

On December 5, 2023, the Planning Board heard the requested map amendment and recommended 

unanimous approval of a map amendment to the Town of Swansboro official zoning map to down-

zone parcels along Dr. Corbett Road and Kathleen Place from R-10SF to RA.  

 

The Town’s Planning Board finds that the proposed map amendment is consistent with the current 

CAMA Land Use Plan Update which states on page 48 “respect for agricultural lands was 

determined to be an important character of the Swansboro. Rural views and working farms were 

once a major component of the landscape.” The down zoning of land zoned R-10SF to RA is 

consistent with farmland abutting the property to the west.  The Doctor Corbett family land has 

functioned as a farm since the 1930s. 

 

_____________________________ 

Planning Board Chair 

 

 

 

_____________________________ 

Town Planner 
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Draft Ordinance 

 

 

WHEREAS North Carolina General Statute 160D-701 requires that zoning regulations 

shall be made in accordance with a Comprehensive Plan; and 

  

WHEREAS NCGS 160D-604 also states that when adopting or rejecting any zoning 

amendment, the governing board shall approve a statement describing whether its action is 

consistent with an adopted Comprehensive Plan and any other officially adopted plan that is 

applicable, and briefly explain why the board considers the action taken to be reasonable and in 

the public interest; and  

 

WHEREAS the Board of Commissioners finds that the proposed re-zoning of PARID 

Numbers: 004954, 048674, 048675 ,014636 from R-10SF (Single Family) to RA (Residential 

Agricultural) is consistent with the Comprehensive Plan, CAMA Land Use Plan Update which 

states on page 48 “respect for agricultural lands was determined to be an important character of 

the Swansboro. Rural views and working farms were once a major component of the landscape.” 

The down zoning of land zoned R-10SF to RA is consistent with farmland abutting the property to 

the west.  The Doctor Corbett family land has functioned as a farm since the 1930s. 

 

 NOW BE IT ORDAINED by the Town of Swansboro Board of Commissioners 

that the Town Zoning Map be amended by converting PARID Numbers: 004954, 048674, 048675 

,014636 from R-10SF (Single Family) zoning designation to RA (Residential Agricultural) zoning 

designation. 

 

This Ordinance shall be effective upon adoption. 

 

Adopted by the Board of Commissioners in regular session, (Month) (Day), 2024. 

 

 

Attest: 

 

 

_____________________     __________________________ 

Alissa Fender, Town Clerk     John Davis, Mayor 
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Action:  
     

     

 

 

 Planning Board Meeting 

           Agenda Item Submittal 

 

 

Item To Be Considered:   Historic District Color Palette Amendment to the UDO 

 

Board Meeting Date: December 5, 2023 

 

Prepared By:   Rebecca Brehmer, Projects/Planning Coordinator, CFM 

      

Overview:  During the October 17, 2023, meeting, the Swansboro Historic Preservation 

Commission made a motion to recommend amendment to the historic district color 

palette along with amendment to Section 152.479 subsection 58. 

 

During the September 19, 2023, meeting, the SHPC appointed a subcommittee with two board 

members, Kim Kingrey and Gregg Casper, to work with staff on amending the Historic District’s 

color palette and the subcommittee met on Tuesday, October 3rd. 

 

In summary, the subcommittee recommends eliminating a few bright and out of character colors 

from the palette, add a “Approved Primary Colors- Business” section, and to add a disclaimer to 

Section 152.479 subsection 58 stating staff have the right to refer to the board for input for any out 

of character color/color combination choices to the Historic District. 

 

 

 

 

 

 

 

Background Attachment(s):  
1. Amendments to Color Palette  

2. Amendment to Section 152.479 subsection 58 

3. Consistency Statement  

4. Draft Ordinance  

 

Recommended Action: Make a motion to recommend amendment to the color palette with edits 

discussed and amend Section 152.479 subsection 58 to the Board of Commissioners.   
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APPROVED PRIMARY COLORS 

RESIDENTIAL 

(MAIN EXTERIOR COLORS) 

 

 

 

 

 

Move color to 

“Approved 

Primary Colors- 

Business” section. 
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Move color to 

“Approved 

Primary Colors- 

Business” section. 
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32

Item III - b.



APPROVED TRIM COLORS 

(TRIM AND SHUTTER COLORS) 
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APPROVED DOOR COLORS 
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APPROVED SIGN COLORS 

(MAIN SIGN COLORS ONLY) 
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APPROVED ACCENT COLORS 

(FOR SMALL ACCENTS ON SIGNS ONLY) 
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49

Item III - b.
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APPROVED PRIMARY COLORS 

BUSINESS 
 

 

(MAIN EXTERIOR COLORS) 
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§ 152.479 CERTIFICATE OF APPROPRIATENESS LIST. 

 

Certificates of appropriateness shall be required for properties identified as contributing (C) and non-contributing (N) in the 

Historic District according to the chart which follows. In the chart, and “N” entry applies to those homes built after 1938, and  

a “C” entry applies to those homes built before 1938. An “X” entry applies to both Contributing and Non-contributing 

structures. 
 

 
Type of Work 

Routine 

Maintenance 

Minor 

Work 

(M.C.) 

Major Work 

(SHP) 

Staff 

Approval 

 
    

 
58 

Painting when there is a change in color 

which conforms to the approved color 

palette. Should staff find colors are out 

of character with the architecture or a 

strange combination of colors is 

proposed it will be forwarded to SHP. 

   
 

 
 
         X 

 

(Ord. 2005-O3, passed 3-15-2005) (Am. Ord. 2008-O33, passed 10-21-2008, Am. Ord. 2016-O10, passed 9-13-2016) 
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TOWN OF SWANSBORO PLANNING AND ZONING BOARD  

STATEMENT OF CONSISTENCY 

 

On December 5, 2023, the Planning Board heard the requested text amendments and 

recommended unanimous approval of the text amendments to the Town Unified Development 

Ordinance as followed: § 152.479 subsection 58. 

 

The Town’s Planning Board finds that the proposed text amendments are consistent with the 

current Comprehensive Plan and other applicable plans and policies and considers the action taken 

to be reasonable and in the public interest because it provides the structure, for Town staff to 

proactively address issues related to impacts caused by development in order to protect the health, 

safety, and welfare of the Town’s residents. 

 

_____________________________ 

Planning Board Chair 

 

 

 

_____________________________ 

Town Planner 
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Draft Ordinance 
 

 

WHEREAS North Carolina General Statute 160D-605 and 160D-701 requires that zoning 

regulations shall be made in accordance with a Comprehensive Plan; and 

 

WHEREAS the Board of Commissioners finds that the proposed text amendment to the 

Unified Development Ordinance regarding the Color Palette in the Historic District to be 

consistent with the Town of Swansboro CAMA LAND USE Plan updated January 22, 2019.  

 

NOW BE IT ORDAINED by the Town of Swansboro Board of Commissioners that the 

Town Unified Development Ordinance be amended by adding subsection 58 to Section 152.479.  

 

 

Appendix III 

HISTORIC DISTRICT DESIGN STANDARDS 

§ 152.479 CERTIFICATE OF APPROPRIATENESS LIST. 

 

Certificates of appropriateness shall be required for properties identified as contributing (C) 

and non-contributing (N) in the Historic District according to the chart which follows. In the 

chart, and “N” entry applies to those homes built after 1938, and a “C” entry applies to those 

homes built before 1938. An “X” entry applies to both Contributing and Non-contributing 

structures. 

 

 

Type of 

Work 

Routine 

Maintenance 

Minor 

Work 

(M.C.) 

Major 

Work 

(SHP) 

Staff 

Approval 

      

58 
Painting when there is a 

change in color which 

conforms to the approved 

color palette. Should staff 

find colors are out of 

character with the 

architecture or a strange 

combination of colors is 

proposed it will be 

forwarded to SHP. 

   

 

 

 

         X 

 

(Ord. 2005-O3, passed 3-15-2005) (Am. Ord. 2008-O33, passed 10-21-2008, Am. Ord. 2016-

O10, passed 9-13-2016) 

 

 

 

This Ordinance shall be effective upon adoption. 
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Adopted by the Board of Commissioners in regular session, (month) (date), 2023. 

 

 

Attest: 

 

 

_____________________     __________________________ 

Alissa Fender, Town Clerk     John Davis, Mayor     
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