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June 17, 2020 

 

Agenda 

 

Camden County Planning Board 

Regular Meeting 

June 17, 2020, 7:00 PM 

Historic Courtroom, Courthouse Complex 

 

ITEM I. Call to Order & Welcome 

Item A. Administer Oath of Office 

 Oath of Office - Steve Bradshaw 

ITEM II. Consideration of Agenda 

ITEM III. Consideration of Minutes - February 19, 2020 

 PB Minutes 2-19-2020 

ITEM IV. Old Business 

ITEM V. New Business 

Item A. UDO 2020-05-32 Rezoning Request Tonter Investments Inc 

 UDO 2020-05-32 Rezoning Request Tonter Investments Inc 

Item B. UDO 2020-01-36 South Mills Landing Prelim Plat Master Plan 

 UDO 2020-01-36 South Mills Landing Prelim Plat Master Plan 

ITEM VI. Info from Board and Staff 

ITEM VII. Consider Date of Next Meeting - July 15, 2020 

ITEM VIII. Adjourn 



 



 

Camden County Planning Board 

AGENDA ITEM SUMMARY SHEET 

 

New Business 
 

Item Number:  

  

Meeting Date:   June 17, 2020 

 

Submitted By: Amy Barnett, Planning Clerk 

 Planning & Zoning 

 Prepared by: Amy Barnett 

 
Item Title   Oath of Office - Steve Bradshaw 

 

Attachments:  Board Member Oath of Office (PDF) 

 
Per new requirements by the NC Legislature, all board members are required to take an Oath of 

Office.  All members of the Planning Board save one took said oath at February 2020 meeting. 
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 BOARD OF COMMISSIONERS 
 
 G. TOM WHITE  KENNETH BOWMAN 
 Chairman  County Manager 
 
 CLAYTON D. RIGGS  KAREN M. DAVIS 
 Vice Chairman  Clerk to the Board 
 
 GARRY W. MEIGGS  JOHN S. MORRISON 
 RANDY KRAINIAK   County Attorney 
 ROSS MUNRO   

P. O. Box 190    117 North 343    Camden, NC, 27921    Phone (252) 338-1919    Fax (252) 333-1603 
                                           www.camdencountync.gov 

 
OATH OF OFFICE 

 
I, _______________________, do solemnly swear (or affirm) that I will support and maintain 
                            (Full Printed Name) 
 

the Constitution and Laws of the United States, and the Constitution and Laws of North Carolina not 

inconsistent therewith, and that I will faithfully discharge the duties of my office as Planning Board 

Member, so help me God. 

 
 
 
   
 Signature 
 
 
 
County of Camden 
North Carolina 
 
 Sworn to and subscribed before me, this 17th day of June, 2020 by ______________________. 
 
 
Date:  June 17, 2020   
 Signature of Notary Public 
 
    
 Printed Name of Notary Public 
 
    
 My Commission Expires: 
 
 
( Official Seal ) 
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Camden County Planning Board 

AGENDA ITEM SUMMARY SHEET 

 

Minutes 
 

Item Number:  

  

Meeting Date:   June 17, 2020 

 

Submitted By: Amy Barnett, Planning Clerk 

 Planning & Zoning 

 Prepared by: Amy Barnett 

 
Item Title   PB Minutes 2-19-2020 

 

Attachments:  pbminutes_02192020 (PDF) 
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Camden County Planning Board 
Regular Meeting 

February 19, 2020 7:00 PM 
Historic Courtroom, Courthouse Complex 

Camden, North Carolina 
 

MINUTES 
The regular meeting of the Camden County Planning Board was held on February 19, 2020 in 
the Historic Courtroom, Camden, North Carolina. The following members were present: 
 
CALL TO ORDER & WELCOME 
 
Planning Board Members Present: 
 

Attendee Name Title Status Arrived 
Calvin Leary Chairman Present 6:50 PM 
Fletcher Harris Board Member Present 6:50 PM 
Rick McCall Board Member Present 6:50 PM 
Ray Albertson Board Member Present 6:50 PM 
Steven Bradshaw Board Member Absent  
Cathleen M. Saunders Board Member Present 6:50 PM 
Nathan Lilley Board Member Present 6:50 PM 

 
Planning Staff Present: 
 

Attendee Name Title Status Arrived 
Dan Porter Planning Director Present 6:45 PM 
Amy Barnett Planning Clerk Present 6:35 PM 

 
Others Present: 
Attendee Name / Address Title / Company Meeting Section 
Clarann Mansfield Applicant New Business Item #2 

CONSIDERATION OF AGENDA 
Motion:  Amend Agenda to include "Administration of Planning Board Members' Oath of 
Office" as New Business Item A, and move UDO 2020-01-16 Rezoning Request Clarann 
Mansfield to Item B. 

 

RESULT: PASSED [UNANIMOUS] 
MOVER: Ray Albertson, Board Member 
SECONDER: Cathleen M. Saunders, Board Member 
AYES: Leary, Harris, McCall, Albertson, Saunders, Lilley 
ABSENT: Bradshaw 
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CAMDEN COUNTY PLANNING BOARD 
Regular Meeting – February 19, 2020 

 

Page 2 of 10 

CONSIDERATION OF MINUTES FROM NOVEMBER 20, 2019 
Motion:  Approve Minutes from 11-20-2019 as Written 

RESULT: PASSED [UNANIMOUS] 
MOVER: Fletcher Harris, Board Member 
SECONDER: Ray Albertson, Board Member 
AYES: Leary, Harris, McCall, Albertson, Saunders, Lilley 
ABSENT: Bradshaw 

OLD BUSINESS 
No Old Business 

NEW BUSINESS 
A. Administration of Planning Board Members' Oath of Office 
Oaths of Office were administered to the following members of the Planning Board:  Chairman 
Calvin Leary, Fletcher Harris, Cathleen Saunders, Ray Albertson, Nathan Lilley, and Rick 
McCall.  Vice Chairman Steven Bradshaw was absent and will take his Oath of Office at the next 
meeting which he attends.  Text of the oath is as follows: 
 
"I, [Planning Board Member Name], do solemnly swear (or affirm) that I will support and 
maintain the Constitution and Laws of the United States, and the Constitution and Laws of North 
Carolina not inconsistent therewith, and that I will faithfully discharge the duties of my office as 
Planning Board Member, so help me God." 
 
Each member listed above took this oath, and signed a written copy of same which was then 
notarized by Public Notary Amy D. Barnett, a public notary registered in the County of 
Pasquotank, and performing the notary act in and for the County of Camden NC.  
Aforementioned written copies are on file in the office of the Planning Clerk. 
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CAMDEN COUNTY PLANNING BOARD 
Regular Meeting – February 19, 2020 

 

Page 3 of 10 

B. UDO 2020-01-16 - Rezoning Request - Mansfield 
 
Dan Porter described this agenda item as herein incorporated below: 
 
----------------------------------------------------------------------------- 

STAFF REPORT 
UDO 2020-01-16 

ZONING MAP AMENDMENT 
 
File Reference: UDO 2020-01-16 
Project Name: N/A 
PIN: 02-8935-02-96-7774-0000 
 
Applicant: Clarann Mansfield 
 Address: 831 North Hwy 343 
  Camden, NC 27921 
 Phone: (252) 771-2400 
 Email:  
 
Agent for Applicant: 
 Address: 
 Phone: 
 Email: 
 
Current Owner of Record:  Applicant 
 
Meeting Dates: 
Neighborhood 01/14/2020 
Planning Board 02/19/2020 
 
Application Received:  01/21/2020 

By:  David Parks, Permit Officer 
 
Application Fee paid: 
 
Completeness of Application: 
Application is generally complete 
 
Documents received upon filing of application or otherwise included: 
A. Rezoning Application 
B. Deed 
C. GIS Aerial, Current zoning, Comprehensive Plan Future Land Use and CAMA 

Land Use Plan Suitability Maps 
D. Neighborhood Meeting Comments 
E. Zoning Comparison:  WL and SR 
 
REQUEST:  Rezone approximately 1 acre from Working Lands (WL) to Suburban 
Residential (SR) on property located at 146 Belcross Road in Courthouse 
Township. 
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CAMDEN COUNTY PLANNING BOARD 
Regular Meeting – February 19, 2020 

 

Page 4 of 10 

From: Working Lands (WL) Article 151.3.5.2 (Purpose Statement): 
 
The Working Lands (WL) district is established to accommodate agriculture, 
agriculturally-related uses, and limited forms residential development at 
very low densities in rural portions of the County.  The district is 
primarily intended to preserve and protect bona fide farms and resource lands 
for current or future agricultural use as well as to protect the rural 
character of the area.  One of the primary tools for character protection is 
the requirement to configure residential subdivisions of more than five lots 
as conservation subdivisions.  The conservation subdivision approach seeks to 
minimize the visibility of new residential development from adjacent roadways 
through proper placement and screening, and allows farmers to capture a 
portion of the land’s development potential while continuing to farm.  
Conservation subdivisions allow a portion of a tract or site to be developed 
with single-family detached homes while the balance of the site is left as 
conservation or agricultural land.  The district also accommodates a wide 
range of agricultural and agricultural-related uses like “agri-tourism” as 
well as service and support uses to the rural community, including day care, 
educational uses, public safety facilities, parks, and utility features. 
 
To:  Suburban Residential (SR) – Article 151.3.5.4 (Purpose Statement): 
 
The Suburban Residential (SR) district is the County’s primary district for 
suburban residential neighborhoods located along primary roadways, shoreline 
areas, and in locations bordering rural areas.  The district has a one-acre 
minimum lot area requirement, which is the basic threshold size for lots with 
on-site wastewater systems.  Use of the conservation subdivision 
configuration is optional for residential subdivisions.  While the district 
allows single-family detached homes, mobile homes on individual lots are 
prohibited. Nonconforming mobile homes may remain but may not be expanded or 
replaced with another mobile home. The district accommodates equestrian uses, 
utilities, as well as various neighborhood-supporting institutional uses such 
as parks, schools, and public safety facilities.  District regulations 
discourage uses that interfere with the development of residential 
neighborhoods or that are detrimental to the suburban nature of the district. 
 
MAPS SHOW: 
 
Vicinity Map:  Property located 146 Belcross Road in Courthouse Township. 
CAMA Land Suitability:  Portion to be rezoned is very high suitability. 
CAMA Future Land Use Map:  Low Density Residential 
Comprehensive Plan Future Land Use Map:  Rural Residential One Acre Lots 
Zoning Map:  Working Lands 
Floodplain Map:  Portion of property to be rezoned is in X zone. 
 
SITE DATA: 
 
Lot Size: Approximately 18 acres 
Flood Zone: X 
Zoning District(s): Working Lands (WL) 
Existing Land Uses: Farmland with House 
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CAMDEN COUNTY PLANNING BOARD 
Regular Meeting – February 19, 2020 
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Adjacent Zoning & Uses: 
 
 North South East West 
Zoning Light 

Industrial 
(LI) 

Working Lands 
(WL) 

Light 
Industrial 
(LI) 

Working Lands 
(WL) 

Use & Size Farmland / 
Residential 
Lot 

Farmland Commercial / 
Farmland 

Housing / 
Farmland 

 
Proposed Use(s): Cut the house out on one acre and continue to farm residual. 
 
Description/History of property:  Property is located adjacent to Courthouse 
Core Village off Country Belcross Road.  Property has been in the family and 
farmed for generations. 
 
ENVIRONMENTAL  ASSESSMENT 
 
Streams, Creeks, Major Ditches: 
Distance & description of nearest outfall:  It appears the property drains to 

the north out to Sawyers Creek. 
 
INFRASTRUCTURE & COMMUNITY FACILITIES 
 
Water: Water lines are located adjacent to property along Belcross 

Road. 
Sewer: Not available. 
Fire District: South Camden Fire District. 
Schools: If only cutting out house from farm, impact on schools 

already calculated. 
Traffic: No impact. 
 
PLANS CONSISTENCY 
 
CAMA Land Use Plan Policies & Objectives:  Consistent.  The CAMA Land Use 
Plan was adopted by the Camden County Board of Commissioners on April 4, 
2005.  The proposed zoning change is consistent in that the Future Land Use 
Maps has property identified as Low Density Residential on 1-2 acres or 
greater. 
 
2035 Comprehensive Plan:  Consistent.  The proposed zoning change is 
consistent with the County's Comprehensive Plan (Adopted 2012) as Future Land 
Use Map as it shows the property to be Rural Residential. 
 
Comprehensive Transportation Plan:  Consistent.  Property abuts Belcross 
Road. 
 
Other Plans officially adopted by the Board of Commissioners:  N/A 
 
FINDINGS REGARDING ADDITIONAL REQUIREMENTS: 
 
Will the proposed zoning change enhance the public health, safety or welfare?  
Yes.  Reasoning:  The proposed zoning change will enhance the property 
owner's welfare by allowing owner to cut out the existing dwelling out of the 
farm thus preserving valuable farmland. 
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Is the entire range of permitted uses in the requested classification more 
appropriate than the range of uses in the existing classification?  Yes.  
Reasoning:  Uses in the requested zoning classification are more appropriate 
as it offers higher density residential development in an area identified by 
the County's CAMA and Comprehensive Plans future land use maps. 
 
For Proposals to re-zone to non-residential districts along major arterial 
roads: 
 

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

 
Will the request, as proposed cause serious noise, odors, light, activity, or 
unusual disturbances?  No.  Reasoning:  All uses permitted in the requested 
zoning classification should not cause any serious noise, odors, light 
activity, or unusual disturbances. 
 
Does the request impact any CAMA Areas of Environmental Concern?  No.  
Reasoning:  Property is outside any CAMA Areas of Environmental Concern. 
 
Does the county need more land in the zoning class requested?  Yes.  
Reasoning:  In the appropriate location. 
 
Is there other land in the county that would be more appropriate for the 
proposed uses?  Yes and No.  Reasoning:  Higher density residential 
development areas are located adjacent to all Core Villages within Camden 
County. 
 
Will not exceed the county’s ability to provide public facilities:  The 
proposed zoning will not have an impact on all public facilities, as the 
dwelling already exists. 
 

Schools –     
Fire and Rescue –   
Law Enforcement –   
Parks & Recreation –   
Traffic Circulation or Parking –  
Other County Facilities –  

 
Is This A Small Scale “Spot” Rezoning Request Requiring Evaluation Of 
Community Benefits?  Yes. 
 
If Yes (regarding small scale spot rezoning) - Applicants Reasoning: 
 Personal Benefits / Impact Community Benefits / Impact 
With Rezoning Allows owner to subdivide 

existing dwelling of one 
acre from the farm thus 
preserving more farmland. 

No additional Community 
benefit/Impact. 

Without Rezoning Owner would have to 
subdivide five acres 
decreasing amount of 
farmland. 

Benefit/Impact would stay the 
same. 
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STAFF COMMENTARY: 
 
The applicant seeks to subdivide the house out of the farm on a one acre 
tract vice five acres thus preserving more farmland which has been her family 
for many years.  Applicant owns the two adjacent tracts of land that is also 
under farm use.  Although the request can be construed as spot zoning, the 
property is located in an area that is supported by both the CAMA and 
Comprehensive Plans Future Land Use Maps as suburban residential development. 
 
Consistency statement: 
 
The requested zoning change is consistent with both the CAMA and 
Comprehensive Future Land Use Maps that reflect allowing higher density 
residential development in targeted areas of the County. 
 
 
Excerpt from Comprehensive Plan – Vision Statement 
 
“New development will be focused within targeted core areas to breathe new 
life into established county villages and to efficiently use existing and 
planned infrastructure and public resources.  New housing choices will be 
made available to serve families, young professionals, and retirees.  Rural 
areas will maintain prominence in the county, and will continue to serve 
agricultural and forestry production and low density residential 
development.” 
 
Recommendation: 
 
Planning Staff recommends approval of the Rezoning Application (UDO 2020-01-
16) to rezone one acre (house lot) of the 18 acres tract from Working Lands 
(WL) to Suburban Residential (SR). 
 
----------------------------------------------------------------------------- 
 
Mr. Porter read through the definitions / descriptions of Working Lands (WL) and Suburban 
Residential (SR) districts as incorporated herein above, after which he introduced Ms. Clarann 
Mansfield, the applicant, who spoke briefly. 
 
Clarann Mansfield, N. 343, South Mills, NC 

• Property has been in farming 
• Wants to sell the one lot that has the house on it 
• Has not yet had property surveyed. 

 
Mr. Porter continued going over the staff report and noted the following: 

• Property is on the edge of the Courthouse Village boundary 
• From environmental standpoint, ditch runs north to Sawyers Creek 
• Went over the maps and what they showed (see staff report above) 
• Lower right corner is subject of rezoning, this is where the house is located.  This is the 

lot that Ms. Mansfield wishes to sell. 

Packet Pg. 12

A
tt

ac
h

m
en

t:
 p

b
m

in
u

te
s_

02
19

20
20

  (
27

17
 :

 P
B

 M
in

u
te

s 
2-

19
-2

02
0)



CAMDEN COUNTY PLANNING BOARD 
Regular Meeting – February 19, 2020 

 

Page 8 of 10 

• Yes this is spot zoning, but the whole tract would be appropriate to rezone.  As such it's 
up to the applicant to decide how much to apply to have rezoned.  Staff feels the request 
is appropriate. 

• Read through the consistency statement (see staff report above) and the staff 
recommendation which is to recommend approval. 

 
Rick McCall asked if the whole tract could be rezoned.  Mr. Porter replied that it is up to the 
applicant to decide how much of the land they will apply to have rezoned.  Ms. Mansfield 
commented that she owns property on both sides of the full tract of land and doesn't want to split 
them up too much as far as to how they are zoned. 
 
At the neighborhood meeting there were a few who stated opinions that they would be against it 
if the whole property were rezoned because that opens the possibility of a developer coming in 
and developing the whole area, and there were some that stated they supported Ms. Mansfield's 
request if it were just the small lot. 
 
Nathan Lilly asked if the parcel in question could fall under the provisions of a Transfer Plat or 
farm use without having to rezone the property.  Mr. Porter replied that a Transfer Plat would 
only apply if Ms. Mansfield were transferring property to a family member.   
 
Mr. Porter added that as far as farm use goes, being in farm use doesn't change the allowable 
uses of the land.  Being farm use only affects how the land is taxed.  The land that is in active 
farming is taxed as farmland, but land used for residential purposes is taxed as residential.  So it 
is possible to have one parcel of land being taxed in two different ways.  The way property such 
as this is taxed does create a little confusion sometimes when a property owner decides to sell the 
portion of the property that has the house on it.  Just because the tax card shows 1 acre more or 
less (with the house on it) taxed as residential, the property owner is led to believe that it is a 
separate parcel of land which it is not.  The land has to be subdivided to split out that portion of 
the land with the house on it before it can be sold.  In areas where there is a minimum lot size 
which is larger than the size of the portion which the land owner wishes to sell, it creates a 
situation where the property has to be rezoned in order to be sold, or the property owner has to 
sell a lot that conforms with the minimum lot size.  In this case, the minimum lot size is 5 acres.  
Ms. Mansfield only wishes to rezone approximately 1 acre so she can sell that portion. 
 
Nathan Lilly commented that he likes the idea of rezoning only 1 acre because it goes along with 
the definition of the Working Lands (WL) zoning district which says in part "primarily intended 
to preserve and protect bona fide farms and resource lands for current or future agricultural use 
as well as to protect the rural character of the area".  Rezoning 1 acre is better than rezoning 5 
acres and potentially losing the other 4 acres from being used as farm land. 
 
At this time, Chairman Calvin Leary asked if there were any further questions or comments.  
Hearing none, he entertained a motion. 
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Motion to Approve Consistency Statement for UDO 2020-01-16 Rezoning Request 1 Acre WL 
to SR at 146 Belcross Road as follows: 
 

The requested zoning change is consistent with both the CAMA and 
Comprehensive Future Land Use Maps that reflect allowing higher density 
residential development in targeted areas of the County. 
 
Excerpt from Comprehensive Plan - Vision Statement 
 
"New development will be focused within targeted core areas to breathe new life 
into established county villages and to efficiently use existing and planned 
infrastructure and public resources.  New housing choices will be made 
available to serve families, young professionals, and retirees.  Rural areas will 
maintain prominence in the county, and will continue to serve agricultural and 
forestry production and low density residential development." 

 
 

RESULT: PASSED [UNANIMOUS] 
MOVER: Ray Albertson, Board Member 
SECONDER: Nathan Lilley, Board Member 
AYES: Leary, Harris, McCall, Albertson, Saunders, Lilley 
ABSENT: Bradshaw 

 
Motion to Approve UDO 2020-01-16 Rezoning Request 1 Acre WL to SR at 146 Belcross Road 
 

Motion is to approve rezoning approximately 1 acre from Working Lands (WL) 
to Suburban Residential (SR) on property located at 146 Belcross Road in 
Courthouse Township. 

 

RESULT: PASSED [UNANIMOUS] 
MOVER: Fletcher Harris, Board Member 
SECONDER: Ray Albertson, Board Member 
AYES: Leary, Harris, McCall, Albertson, Saunders, Lilley 
ABSENT: Bradshaw 

INFO FROM BOARD AND STAFF 
The following information was provided to the Planning Board: 

• 2020 Planning Board Meeting Schedule 
• There will be likely be meetings in both March and April, pending some approvals from 

other agencies. 
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FURTHER DISCUSSION 

After the presentation of information for board and staff, Clarann Mansfield asked when the 
rezoning would go before the Board of Commissioners.  Mr. Porter responded that it would go 
on the march BOC agenda for setting the date of public hearing, and that the public hearing date 
would be set for April and that a possible vote would take place in April as well. 

 

CONSIDER DATE OF NEXT MEETING - MARCH 18, 2020 

ADJOURN 
Motion to Adjourn 

 

RESULT: PASSED [UNANIMOUS] 
MOVER: Ray Albertson, Board Member 
SECONDER: Fletcher Harris, Board Member 
AYES: Leary, Harris, McCall, Albertson, Saunders, Lilley 
ABSENT: Bradshaw 

The meeting adjourned at 7:18 PM. 
 

 

 

   
 Chairman Calvin Leary 
 Camden County Planning Board 
 

ATTEST: 

 
 
  
Amy Barnett, Clerk 
Camden County Planning Department 

Packet Pg. 15

A
tt

ac
h

m
en

t:
 p

b
m

in
u

te
s_

02
19

20
20

  (
27

17
 :

 P
B

 M
in

u
te

s 
2-

19
-2

02
0)



 

Camden County Planning Board 

AGENDA ITEM SUMMARY SHEET 

 

New Business 
 

Item Number:  

  

Meeting Date:   June 17, 2020 

 

Submitted By: Amber Curling, 

 Planning & Zoning 

 Prepared by: Amy Barnett 

 
Item Title   UDO 2020-05-32 Rezoning Request Tonter Investments Inc 

 

Attachments:  CountryClubRezoningFindings (PDF) 

 
Tonter Invenstments Inc. has requested to rezone approximately 3 acres from RR to NR, 

property located on Country Club Road directly across from 267 Country Club Road. 
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STAFF REPORT 
 

UDO 2020-05-32 
 Zoning Map Amendment 

 
 
PROJECT INFORMATION 
 
 
File Reference: UDO 2020-05-32 
Project Name:           N/A 
PIN:    02-8934-04-81-1727-0000 
 
Applicant:                 Tonter Investments Inc.  

Address:  P. O. Box 66 
                       Currituck, NC 27929 

 Phone:  N/A 
 Email:  N/A 
 
Agent for Applicant:  Timmons Group  
 Address:         1805 W City Dr., Unit E 
   Elizabeth City, NC 27909 
 Phone:  252-621-5030    
 Fax:  252-562-6974 
 Email:  eddie.hyman@timmons.com   
 
Current Owner of Record:  Applicant 
 
Meeting Dates: 
6/08/2020  Neighborhood 
6/17/2020  Planning Board 
 

Application Received: 5/20/2020 
By:  Amber Curling, Zoning Officer 

 
Application Fee paid:  $650.00, Ck# 3222 
 
Completeness of Application:  Application is 
generally complete 
 
Documents received upon filing of application 
or otherwise included: 
A. Rezoning Application  
B. Deed 
C. GIS Aerial, Current zoning, CAMA Future 

Land Use, Comprehensive Plan Future Land 
Use, Wetlands, Floodplain and CAMA Land 
Use Plan Suitability Maps 

D. Neighborhood Meeting Comments 
E. Zoning Comparison  RR and NR 

 
 

____________________________________________________________________________________ 
 
 
REQUEST:  Rezone approximately 3 acres from Rural Residential (RR) to Neighborhood Residential 
(NR) on Parcel with PIN 02-8934-04-81-1727-0000.  The property is located directly across from 267 
Country Club Road in Courthouse Township. 
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From:  Rural Residential (RR) Article 151.3.5.3 (Purpose Statement) 
 
The Rural Residential (RR) district is established to accommodate low density residential neighborhoods 
and supporting uses on lots near bona fide farms and agricultural areas in the rural portion of the 
County.  The district is intended to accommodate residential development in ways that will not interfere 
with agricultural activity or negatively impact the rural character of the County. One of the primary tools 
for character protection is the requirement to configure residential subdivisions of more than five lots as 
conservation subdivisions.  The conservation subdivision approach seeks to minimize the visibility of 
new residential development from adjacent roadways through proper placement and screening.  The 
district accommodates several differing agricultural uses and single-family detached homes.  It also 
allows supporting uses like educational facilities, parks, public safety facilities, and utilities.  District 
regulations discourage uses that interfere with the development of residential dwellings or that are 
detrimental to the rural nature of the district. 
  
To:  Neighborhood Residential (NR) – Article 151.3.5.5 (Purpose Statement) 
 
The Neighborhood Residential (NR) district serves as a transition district from the rural and suburban 
portions of the County to areas proximate to village centers and major commercial corridors.  The 
district is intended to accommodate single-family detached homes in a neighborhood setting at moderate 
densities.  Mobile and manufactured homes on individual lots, conservation subdivisions, and 
agricultural uses are limited in order to preserve the district’s neighborhood character.  Manufactured 
homes are not allowed on lots within 5,280 linear feet of a village center boundary.  The district’s 
40,000-square-foot minimum lot area may be reduced when lots are within one mile of a designated 
village center boundary and served by public sewer.  District regulations discourage uses that interfere 
with the development of residential neighborhoods or that are detrimental to the district’s single-family 
detached neighborhood character. 
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PROJECT LOCATION: 
 
Vicinity Map:  South Mills Township 
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CAMA Land Suitability: 
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CAMA Future Land Use Map
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Comprehensive Plan Future Land Use Map

  

Packet Pg. 22

A
tt

ac
h

m
en

t:
 C

o
u

n
tr

yC
lu

b
R

ez
o

n
in

g
F

in
d

in
g

s 
 (

27
18

 :
 U

D
O

 2
02

0-
05

-3
2 

R
ez

o
n

in
g

 R
eq

u
es

t 
T

o
n

te
r 

In
ve

st
m

en
ts

 In
c)



 



Wetlands Map 
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Floodplain Map 
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Zoning Map: 
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SITE DATA 
 
Lot size:   Approximately 3 acres. 
Flood Zone:   X 
Zoning District(s):  Rural Residential (RR) 
Existing Land Uses:  Vacant-Farmland 
 
Adjacent Zoning & Uses: 
 North South  East West 
Zoning Rural Residential 

(RR) 
Neighborhood 
Residential (NR) 

Rural/Neighborhood 
Residential 
(RR/NR) 

Rural/Neighborhood 
Residential 
(RR/NR) 

Use & size Farmland Residential Lots Residential Lots/ 
Farmland  

Residential Lots/ 
Farmland 

 
Proposed Use(s ) - Residential Lots 
 
Description/History of property:  Property is located adjacent to Courthouse Core Village on Country 
Club Road.  Property has been farmed. 
 
 
ENVIRONMENTAL  ASSESSMENT 
 
Streams, Creeks, Major Ditches: 
Distance & description of nearest outfall:  It appears the property drains to an easement on the north 
side in farm field.  The flow continues behind 281 Country Club Rd, then crossing Country Club east of 
Sharon Lane flowing south to Pasquotank River. 
 
INFRASTRUCTURE & COMMUNITY FACILITIES 
 
Water Water lines are located adjacent to property along Country Club Rd. 
 
Sewer    Not available. 
 
Fire District   South Camden Fire District. 
 
Schools   Proposed zoning will have minimal impact on Schools.    
 
Traffic   Proposed zoning will have minimal impact on Traffic 
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PLANS CONSISTENCY 
 
CAMA Land Use Plan Policies & Objectives: 
 
 Consistent ☒  Inconsistent ☐ 
 
The CAMA Land Use Plan was adopted by the Camden County Board of Commissioners on April 4, 
2005.  The proposed zoning change is consistent in that the Future Land Use Maps has property 
identified as Low Density Residential on 1-2 acres or greater.   
 
2035 Comprehensive Plan 
 
 Consistent ☒  Inconsistent ☐ 
 
While the current Rural Residential Zoning requires a minimum of two acres, the proposed zoning 
change is consistent as the County’s Comprehensive Plan (Adopted 2012) as the Future Land Use Map 
shows the property to be Rural Residential of 1-2 acres.   
 
Comprehensive Transportation Plan  
 
 Consistent ☒  Inconsistent ☐ 
 
Property abuts Country Club Road. 
 
Other Plans officially adopted by the Board of Commissioners 
 
 N/A 
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FINDINGS REGARDING ADDITIONAL REQUIREMENTS: 
 
Yes ☒ No ☐ 
 
 
 
 
 
 
 
Yes ☒ No ☐ 
 
 
 
 
 

 
 

Yes ☐ No ☐ 
 
 
 
 

Yes ☐ No ☐ 
  
 
 
 

Will the proposed zoning change enhance the public health, safety or 
welfare? 
 
Reasoning:   The proposed zoning change will allow moderate density 
residential uses near the Core Village to support commercial development. 
 
 
 
Is the entire range of permitted uses in the requested classification 
more appropriate than the range of uses in the existing classification? 
 
Reasoning:   The proposed zoning will allow for moderate density 
residential uses. 
 
 
For proposals to re-zone to non-residential districts along major 
arterial roads:    

 
 

 
Is this an expansion of an adjacent zoning district of the same 
classification?  N/A 
 
Reasoning:   
 
What extraordinary showing of public need or demand is met by this 
application? N/A 
 
Reasoning:  
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Yes ☐ No ☒ 
 
 
 
 
 
 
 
 
Yes ☐ No ☒ 
 
 
 
 
 
 
 

Yes ☒ No ☐ 
 
 
 
 

 
 
 
Yes ☐ No ☒ 

 
 
 
 
 

Will the request, as proposed cause serious noise, odors, light, activity, 
or unusual disturbances? 
 
 
Reasoning:  All uses permitted in the requested zoning classification 
should not cause any serious noise, odors, light activity, or unusual 
disturbances. 
 
 
Does the request impact any CAMA Areas of Environmental 
Concern? 
 
 
Reasoning:  Property is outside any CAMA Areas of Environmental 
Concern. 
 
 
Does the county need more land in the zoning class requested? 
 
 
Reasoning:    In the appropriate location, this would include the 1 mile 
buffer adjacent to the Core Village.  This parcel is just outside the 
Courthouse Core Village Area. 
 
 
Is there other land in the county that would be more appropriate for 
the proposed uses? 
 
 
Reasoning:   Moderate density residential development areas would 
enhance the area adjacent to all Core Villages within Camden County.  
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Yes ☐ No ☒ 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Yes ☐ No ☒ 

Will not exceed the county’s ability to provide public facilities: 
 
The proposed zoning will have minor impact on all public facilities, it is 
only 3 acres. 
 
Schools Projected students maximum 1.956 (3 x 0.6521) and minimum 
student 1.304 (2 x 0.6521) 
 
Fire and Rescue – Minimal impact. 
 
Law Enforcement – Minimal impact. 
 
Parks & Recreation – Minimal impact. 
 
Traffic Circulation or Parking – Minimal impact. 
 
Other County Facilities – Minimal impact. 
 
 
 
Is This A Small Scale “Spot” Rezoning Request Requiring Evaluation 
Of Community Benefits?

 
If Yes (regarding small scale spot rezoning) – Applicants Reasoning: 
 

 Personal Benefits/Impact Community Benefits/Impact 
 

With rezoning 
 

 
 

 
 

Without rezoning 
 

 
 

  
 
STAFF COMMENTARY: 
 
The applicant seeks to subdivide the three acre parcel thus providing moderate density residential 
development area adjacent to Core Village.  The property is located in an area that is supported by both 
the CAMA and Comprehensive Plans Future Land Use Maps as neighborhood residential development. 
 
Consistency statement: 
 
The requested zoning change is consistent with both the CAMA and Comprehensive Future Land Use 
Maps that reflect allowing an increased density in residential development in targeted areas of the 
County.   
 
Recommendation: 
 
Planning Staff recommends approval of the Rezoning Application (UDO 2020- 05-32) to rezone three 
acres from Rural Residential (RR) to Neighborhood Residential (NR). 
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Use	Class	/	Main	Category	/	Category "P"=Permitted,	"S"=Special	Use	Permit,	Blank=Prohibited

Camden	County,	North	Carolina
Principal	Use	Table,	District	Comparison

NRRR

Agricultural
AGRICULTURE/HORTICULTURE

All	Agriculture/	Horticulture	Uses P

ANIMAL	HUSBANDRY

Animal	Husbandry	Uses	(excluding	stockyards	and	slaughterhouses)

Stockyard/Slaughterhouse

AGRICULTURAL	SUPPORT

Agricultural	Research	Facility

Agri‐Education/	Agri‐Entertainment S

Distribution	Hub	for	Agriculture	Products

Equestrian	Facility S

Farm	Machinery	Sales,	Rental,	or	Service

Farmers	Market S

Roadside	Market

Residential
HOUSEHOLD	LIVING	USES

Bungalow	Court

Duplex

Live/Work	Dwelling

Manufactured	Home P

Manufactured	Home	or	Mobile	Home	Park

Mobile	Home S

Multi‐Family

Pocket	Neighborhood P

Quadraplex

Single‐Family	Attached

Single‐Family	Detached P P

Triplex

Upper	Story	Residential

GROUP	LIVING

Dormitory

Family	Care	Home P P

Group	Home S

Rooming	House
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Use	Class	/	Main	Category	/	Category "P"=Permitted,	"S"=Special	Use	Permit,	Blank=Prohibited

Camden	County,	North	Carolina
Principal	Use	Table,	District	Comparison

NRRR

Institutional
COMMUNITY	SERVICES

Community	Center

Cultural	Facility

Library

Museum

Senior	Center

Youth	Club	Facility

DAY	CARE

Adult	Day	Care	Center

Child	Care	Center

EDUCATIONAL	FACILITIES

Major

Moderate

Minor S P

GOVERNMENT	FACILITIES

Government	Office

Government	Maintenance,	Storage,	or	Distribution	Facility

HEALTH	CARE	FACILITIES

Drug	or	Alcohol	Treatment	Facility

Hospital

Medical	Treatment	Facility

INSTITUTIONS

Assisted	Living	Facility S

Club	or	Lodge

Halfway	House

Nursing	Home

Psychiatric	Treatment	Facility

Religious	Institution

PARKS	AND	OPEN	AREAS

Cemetery S S

Community	Garden P P

Park,	Public	or	Private S S
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Use	Class	/	Main	Category	/	Category "P"=Permitted,	"S"=Special	Use	Permit,	Blank=Prohibited

Camden	County,	North	Carolina
Principal	Use	Table,	District	Comparison

NRRR

PUBLIC	SAFETY

Police,	Fire,	or	EMS	Facility S S

Correctional	Facility

Security	Training	Facility

TRANSPORTATION

Airport

Helicopter	Landing	Facility

Passenger	Terminal,	Surface	Transportation

UTILITIES

Utility,	Major S S

Utility,	Minor P P

Commercial
ADULT	AND	SEXUALLY‐ORIENTED	BUSINESSES

All	Adult	and	Sexually‐Oriented	Businesses

ANIMAL	CARE

Major

Minor

EATING	ESTABLISHMENTS

Restaurant,	Major

Restaurant,	Minor

Bar,	Nightclub,	or	Dance	Hall

OFFICES

Major

Minor

PARKING,	COMMERCIAL

All

PERSONAL	SERVICES

Major

Minor

RECREATION/ENTERTAINMENT,	INDOOR

Major

Minor
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Use	Class	/	Main	Category	/	Category "P"=Permitted,	"S"=Special	Use	Permit,	Blank=Prohibited

Camden	County,	North	Carolina
Principal	Use	Table,	District	Comparison

NRRR

RECREATION/ENTERTAINMENT,	OUTDOOR

Major

Minor

Firing	Range

Water‐Related	Uses

RETAIL	SALES

Flea	Market

Grocery	Store

Major

Minor

STORAGE,	COMMERCIAL

Major

Minor

TELECOMMUNICATIONS

Antenna	Collocation	(on	a	Building)

Antenna	Collocation	(on	a	Tower)

Small	Wireless	Facility

Telecommunications	Tower,	Freestanding

Telecommunications	Tower,	Stealth P P

VEHICLE	ESTABLISHMENT

Major

Minor

VISITOR	ACCOMMODATIONS

Bed	and	Breakfast

Campground S

Hotel	or	Motel

Industrial
EXTRACTIVE	INDUSTRY

All

INDUSTRIAL	SERVICES

Contractor	Service

Crabshedding

Fuel	Oil	or	Bottled	Gas	Distributor

General	Industrial	Service	and	Repair

Heavy	Equipment	Sales,	Rental,	or	Service

Research	and	Development
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Use	Class	/	Main	Category	/	Category "P"=Permitted,	"S"=Special	Use	Permit,	Blank=Prohibited

Camden	County,	North	Carolina
Principal	Use	Table,	District	Comparison

NRRR

MANUFACTURING	AND	PRODUCTION

Manufacturing,	Heavy

Manufacturing,	Light

POWER	GENERATION

Solar	Array S S

Wind	Energy	Conversion	Facility

WAREHOUSE	AND	FREIGHT	MOVEMENT

All

WASTE‐RELATED	SERVICES

Incinerator

Land	Application	of	Sludge/Septage

Landfill

Public	Convenience	Center	or	Transfer	Station

Recycling	Center

Salvage	or	Junkyard

Waste	Composting	Facility

WHOLESALE	SALES

Major

Minor
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Camden County Planning Board 

AGENDA ITEM SUMMARY SHEET 

 

New Business 
 

Item Number:  

  

Meeting Date:   June 17, 2020 

 

Submitted By: Dan Porter, Planning Director 

 Planning & Zoning 

 Prepared by: Amy Barnett 

 
Item Title   UDO 2020-01-36 South Mills Landing Prelim Plat / Master 

Plan Planned Development Major Subdivision 

 

Attachments:  UDO 2020-01-36 South Mills Landing Staff Report and 

Supplemental Documents (PDF) 

udo-2020-01-36-south-mills-landing-master-plan-4-pages (PDF) 

 
South Mills Landing LLC is requesting Master Plan/Preliminary Plan approval for South Mills Landing 
Planned Development.  The documents listed above have been submitted with application. 
 
Typically the Planned Development Master Plan would be approved first with the rezoning of the property 
to set out the development standards for the project such as total units, density, setbacks, open spaces 
etc.  The Preliminary Plan would then show more specifics about the design, circulation, recreation, open 
space and other standards required from preliminary plats. 
 
In this case a Master Plan rezoning was approved along with a Special Use Permit over a decade ago.  
No progress was made for many years and the SUP expired.  The PUD rezoning remains while the UDO 
procedures and requirements for been modified.  Therefore the applicant is resubmitting the Master Plan 
simultaneously with the Preliminary Plan as allowed under 151.2.3.19 (C) f. 
 
The development consists of 580 single-family and multi-family dwellings, commercial and recreational 
areas with club house, pool, and walking paths.  The subdivision is located within the South Mills Core 
Village area on the north and south sides of Main Street.  The phasing schedule anticipation is for build 
out within 6 to 10 years. 
 
South Mills Water Association and South Camden Water & Sewer District have approved water and 
sewer capacity, respectively for Phase 1 of 129 units.  Water and sewer for additional Phases are in the 
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Development Agreement which has not been finalized.  The Technical Review Committee inputs are 
varied and are included in package. 
 
The existing Storm Water Model is complete and the post Storm Water Drainage Plan will require 
approval of the County storm water engineer. 
 
NCDOT approval has not been finalized. 
 
Upon approval of the preliminary plat, construction plans will be completed and require approval of staff 
and state and local technical agencies prior to beginning construction. 
 
RECOMMENDATION: 
 
Motion: 
 
1. Approve/deny/ or approve with modification the South Mills Landing Development Agreement - 

Ordinance No. 2020-7- 01. 
 
2. Approve/deny/ or approve with modifications UDO 2020-01-36 - South Mills Landing Master Plan 

and Preliminary Plat. 
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UDO 2020-01-36 
FINDINGS 

South Mills Landing  
Planned Development 

 
PROJECT INFORMATION 
 
File Reference:  UDO 2020-01-36 
Project Name; South Mills Landing 
PIN:     01-7989-00-43-1290,  
    01-7988-01-49-2837 
                                             
Applicant:   South Mills Landing 

LLC 
                                                Reese Smith, Sr. 

Address:   P.O. Box 9636 
                                    Chesapeake, VA  

 Phone:   (757)  499-4772 
 Email:  reesesr@reesesmithassociates.com 
 
Agent for Applicant:    Bissell Professional Group  
      Mark Bissell 
                                        

Address:            3512 N. Croatan Hwy 
                           Kitty Hawk, NC 27949   

Phone:      (252) 261-3266 
Email:   mark@bissellprofessionalgroup.com   
Current Owner of Record:  Same as applicant 
 
Meeting Dates: 
Neighborhood Meeting:  January 29, 2020    
Technical Review:   February 11, 2020 
Planning Board:       March 18, 2020 

  Application Received: 1/30/2020 
By:  David Parks, Permit Officer 

Application Fee paid:  $29,000 Check #1672 
Stormwater Review Fee:  $6000 Check #1668 
Completeness of Application:  Application is 
generally complete 
Documents received upon filing of application 
or otherwise included: 
A. Land Use Application  
B. Master Plan South Mills Landing PD 
C. Developmental Impact Statement 
D. Traffic Impact Analysis 
E. Proposed Development Agreement 
F. Technical Review Committee inputs. 

 

__________________________________________________________________________________ 
 
REQUEST:  Master Plan/Preliminary Plat - South Mills Landing Planned Development for 580 (single 
and multifamily) units with commercial and recreational areas. 
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Vicinity Map: 
 

 
  

Packet Pg. 43

A
tt

ac
h

m
en

t:
 U

D
O

 2
02

0-
01

-3
6 

S
o

u
th

 M
ill

s 
L

an
d

in
g

 S
ta

ff
 R

ep
o

rt
 a

n
d

 S
u

p
p

le
m

en
ta

l D
o

cu
m

en
ts

  (
27

20
 :

 U
D

O
 2

02
0-

01
-3

6 
S

o
u

th
 M

ill
s 

L
an

d
in

g



 



Page 3 of 11 
 

Core Village Lines 
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Zoning Map 
 

  

Packet Pg. 45

A
tt

ac
h

m
en

t:
 U

D
O

 2
02

0-
01

-3
6 

S
o

u
th

 M
ill

s 
L

an
d

in
g

 S
ta

ff
 R

ep
o

rt
 a

n
d

 S
u

p
p

le
m

en
ta

l D
o

cu
m

en
ts

  (
27

20
 :

 U
D

O
 2

02
0-

01
-3

6 
S

o
u

th
 M

ill
s 

L
an

d
in

g



 



Page 5 of 11 
 

Flood Zone Map 
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CAMA Future Land Use Map 

  

Packet Pg. 47

A
tt

ac
h

m
en

t:
 U

D
O

 2
02

0-
01

-3
6 

S
o

u
th

 M
ill

s 
L

an
d

in
g

 S
ta

ff
 R

ep
o

rt
 a

n
d

 S
u

p
p

le
m

en
ta

l D
o

cu
m

en
ts

  (
27

20
 :

 U
D

O
 2

02
0-

01
-3

6 
S

o
u

th
 M

ill
s 

L
an

d
in

g



 



Page 7 of 11 
 

Comprehensive Plan Future Land Use Map 
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PROJECT LOCATION: 
 
Street Address: Parcels located off Main Street and Horseshoe Road  
Location Description: South Mills Township 
 
 
SITE DATA 
 
Lot size: Approximately 185 acres.    
 
Flood Zone: Zone AE/X (Majority in AE Flood Zone)  
 
Zoning District(s): Base Zoning;   Planned Unit Development (PUD) 
 
Adjacent property uses: Residential/Agriculture/Woodland 
 
Streets: Shall be dedicated to public under control of NCDOT. 
 
Street name: See Master Plan (Street Names approved by Central Communications) 
 
Open Space: Provided:  Approximately 65 acres 
 
Landscaping: Landscaping Plan provided   
 
Buffering: Per Article 151.5.5.4, a 50’ landscaped vegetative buffer required along all 

property lines that abut agricultural uses. 
 
Recreational Land: 383 Single Family Lots X 1452sf = 12.76 acres 
 
ENVIRONMENTAL  ASSESSMENT 
 
Streams, Creeks, Major Ditches: 
 
Distance & description of nearest outfall:  Outfall from North Tract is approximately 1800 feet.  
Outfall from South Tact is adjacent to property (wetlands). 
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TECHNICAL REVIEW STAFF (SKETCH PLAN) COMMENTS 
 

1. South Mills Water Association.  No written response. 
2. Albemarle Regional Health Department.  N/A 
3. South Camden Water & Sewer District:  Approved. See attached.  
4. South Mills Fire Department.  Disapproved.  See attached   
5. Postmaster Elizabeth City.  No response. Did not attend TRC meeting. 
6. Army Corps of Engineer.   There was a proposed canoe launch located on the North Tract 

adjacent to the canal, however was removed based on attached email from Army Corps. 
7. Superintendent Camden County Schools.  Approved with comments.  See attached. 
8. Superintendent/Transportation Director of Schools.  Approved with following comment. 
9. Sheriff’s Office.  Disapproved.  See attached. 
10. Camden Soil & Water Conservationist.  Reviewed with comments/conditions.  See attached. 
11. NCDOT.  No response. 
12. Parks & Recreation.  No response. 
13. Mediacom.  No response. 
14. Albemarle EMC.  No response. 
15. Century Link.  No response. 
16. Pasquotank EMS.   Street names approved. 

 
 
PLANS CONSISTENCY 
 
CAMA Land Use Plan Policies & Objectives: 
 Consistent ☒  Inconsistent ☐ 
 
CAMA Plan future land use maps has land identified as a Planned Unit Development. 
 
2035 Comprehensive Plan 
 
 Consistent ☒  Inconsistent ☐ 
 
Comprehensive Plan has North Tract designated as Village Mixed Use and South Tract as Village 
Residential (VR).   Location of land is within the Core Village of South Mills. 
 
Comprehensive Transportation Plan 
 
 Consistent ☒  Inconsistent ☐ 
 
There will be two accesses with a third maintenance access for the North Tract.  There will be two 
accesses off Main Street for the South Tract. 
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FINDINGS REGARDING ADDITIONAL REQUIREMENTS: 
 
 
Yes ☒ No ☐ 
 
 
 
 
 
Yes ☐ No ☒ 
 
 
 
 
 
 
 

Yes ☒ No ☐ 
 
 
 
 
 
 
 
EXCEED PUBLIC FACILITIES: 
 
 

Yes ☒ No ☐ 
 
 
 
 
 
Yes ☒ No ☐ 
 
 
Yes ☒ No ☐ 

Endangering the public health and safety? 
 
Based on TRC input from Sherriff and SM Fire, 
project could have impact on public safety 
based on manning and infrastructure concerns. 
 
Injure the value of adjoining or abutting 
property.    
 
Without any evidence to the contrary - staffs 
opinion is that application does not appear to 
injure the value of adjoining or abutting 
property. 
 
Harmony with the area in which it is located. 
 
2035 Comprehensive Plan Future Land Use 
Maps has land designated as Village Residential 
and Village Mixed Use.  CAMA Future Land 
use Maps has land designated as Planned Unit 
Development (PUD). 
 
 
 
Schools:  Proposed development will generate 
301 students after build out (.67 per SFD X 383 
= 256.6) & (.23 MFU X 197 units = 45.3).  High 
School over capacity.   (See breakdown next 
page.) 
 
Fire and rescue:  Denied based on lack of 
supporting infrastructure. 
 
Law Enforcement:  Denied.  
Manning/equipment. 
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Student Generation Rates (Single Family Dwelling = .67 students)  (Other = .23 students) 
   

Single Family   
   

Grandy Primary (.29) 383 lots X .29 = 111  
Grandy Intermediate (.18)  383 lots X .18 =  68.9  
Camden Middle (.07)  383 lots X .07 =  26.8  
Camden High School (.13) 383 lots X .13 =  49.7  

   
Total students: 256.4  

   
Other (Townhomes)   
   

Grandy Primary (.08) 197 units X .08 = 15.7  
Grandy Intermediate (.08) 197 units X .08 = 15.7  
Camden Middle (.04) 197 units X .04 = 8  
Camden High School (.03) 197 units X .03 = 6  

   
Total students: 45.4  

   
Overall total students generated:  301.8 (over the life of the project.) 

 
 
PLANNING STAFF RECOMMENDATION: 
 

- Portion of Union Camp Road within the development from Camelia Drive to eastern property line 
shall be paved to NCDOT standards. 

- Extend Phasing Schedule out 5 years. 
- Fee in lieu of acreage for public park can be utilized for providing landscaping along Main Street  
- Need to interconnect (sidewalk, crosswalk) North and South Tracts 
- Provide sidewalk along Main Street for South Tract with trees. 
- Landscaping around ponds (prevents alligator weed and stagnant water) 
- Terms and Conditions reflect providing up to 50,000 sf of commercial yet Master Plan shows 

35,000 sf? 
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Compatibility with Surrounding Area 

 

The proposed use will not injure the value of adjoining or abutting lands and will be in harmony with the 

area in which it is located.  The northern tract is abounded by US 17 to the northwest, by Joy’s Creek 

Canal to the east, and by the South Mills Village core district to the south.  A 50’ vegetative buffer is 

being provided to adjacent residential development to the south. 

 

The south tract is bounded to the north and west by Main Street and Main Street extension (US 17 

Business) with residential development beyond to the west.  To the east is residential development and 

farmland and to the south is undeveloped woodland and wetlands.   

 

Compatible residential development is being proposed and there will be 50’ buffers adjacent to existing 

residential development.   

 

The applicant is not aware of any adverse impacts on land value in the surrounding area.  The applicant 

anticipates that the proposed stormwater improvements will benefit the property values of the nearby 

community by improving existing drainage conditions. 

 

The proposed use is compatible with the adjacent development and will further the county’s goal of 

concentrating new residential development in the vicinity of existing development and where public 

utilities are readily available. 

 

Lot sizes appear to be compatible with existing lots in the adjoining and near-by South Mills Village area. 
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Community Meeting Summary 

South Mills Landing Planned Development  

Wednesday, January 29, 2020 

Scheduled Time/Place: 6:00 pm, South Mills Fire Station, South Mills, NC  

Meeting Began at approximately 6:05 pm and Ended at approximately 7:40 pm 
 
 
 

 
 

 

 

 

 
 

 

Overview: 

An overview of the development review and approval process in Camden County was offered.  It was 

noted that the process will take 1 to 2 years before the first building will be constructed on the site. 

A map was reviewed of the project setting showing surrounding land uses. 

The Master Development Plan was presented showing several residential neighborhoods within a 

Master Planned community with the vision of creating an upscale and attractive development with 

major expanses of open space, large stormwater ponds to manage run off and buffers to existing 

development.  Preliminary renderings were also provided of proposed building types and a typical 

streetscape perspective drawing. 

 

  

Comments regarding stormwater: 

Horseshoe road floods, downstream ditches are 
in poor condition, who maintains off-site 
ditches, what is the basis of design, and how 
high will lots be elevated? Horseshoe Road 
entrance is under 3’ of water during a 
hurricane. 
 

 

Response:  Existing conditions and out-lets are 
being modeled to determine their capacity 
which will serve as the basis of design for the 
stormwater.  Stormwater will be modeled to 
both the 10yr and the 100yr storm conditioned 
to properly manage stormwater on the site 
through a series of ponds and with controlled 
release outlets.  Lot elevations will be 
determined after the stormwater modeling is 
completed. 

What about schools, will there be impact fees, and 
when will a new school be built, before or after houses 

NC does not have impact fees for schools, the 
schools are figured in the overall tax base.  A 

Attendees:  Community Residents (See attached sign-in sheet) 
 
Dan Porter and Dave Parks, Camden County 
Reese Smith, Sr. and Reese Smith, Jr., Landowners 
Mark Bissell, Engineer 
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are developed? new school will not be constructed until there 
are enough children in the system to warrant it. 

Comments regarding wastewater: 
Will it be on septic, if not where will lift stations be 
located, the existing lift station has overflowed, is 
the existing pipe under the river is adequate, how 
much wastewater capacity is available, will the 
treatment plant need to be expanded, and will 
people be forced to connect to the sewer system? 

 

The plan is for the development to connect to 
the South Mills sewer system, three additional 
lift stations will be constructed to serve the 
development, the pipe under the river will be 
evaluated as part of the sewer modeling at the 
Construction Drawing stage, right now 
approximately 90,000 gallons of capacity is 
available, and the county is evaluating the need 
to expand the treatment plant.  Residents 
outside of the development will not be forced 
to connect to the sewer. 

Comments regarding water: 
South Mills water is at capacity, what about lines 
along Union Camp road, there is an asbestos 
cement pipe along Main Street that can’t be 
tapped, what about fire protection? 

 

 

Camden County is furnishing water to South 
Mills for new development, it is proposed that 
the water line along Union Camp Road be re-
routed and possibly enlarged when that phase 
is being constructed; we will work with the 
County and South Mills Engineers to determine 
where and how to tap waterlines, and fire 
protection will need to be provided in 
accordance with UDO. 

Questions regarding traffic: 
Will there be significant traffic on Halstead, is the 
connection to Main Street too close, where will the 
connection be on Horseshoe Road, and will there be 
problems with these new driveways? 

A Traffic Impact Analysis has been prepared by 
a traffic engineer who has recommended 
improvements to accommodate the entrances 
at Main Street and at Horseshoe Road.  No 
additional improvements are being proposed at 
Halstead, although the entrance at the 
development there will require a slight 
reconfiguration at that location.  Turning lanes 
will be provided at the main entrances for safe 
turning movements.   

Questions regarding commercial developments: 
What kind of development and when will the 
construction take place, how much commercial is 
being proposed, more commercial development is 
needed in South Mills. 

The type and the timing of the commercial 
development is going to be largely market 
driven.  Additional residential development will 
be needed first and will then result in 
additional commercial development.  The site 
is expected to accommodate up to 50,000sf of 
commercial space.  Water and sewer lines are 
being stubbed to the site so that it is ready for 
development. 

The commercial lot on the other side of Highway 17 
needs attention. What is being done with it? 

The site was in terrible shape when purchased 
years ago and dilapidated buildings were torn 
down and the site was cleaned up.  The site is 
available for purchase and development. 

What will the phasing be? The site has been designed in development 
pods of 30 to 40 lots and is expected to build 
out over an 8-10 year period. Phasing is shown 
in color. 
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Summary: 

It was stated that community concerns would be evaluated and taken into consideration.  A number of 

people stayed around after the meeting was adjourned to view maps and renderings and discuss pros 

and cons of the development.   

 

 

What is the price range? It is expected that a typical lot and home 
package will start at about $240,000, but the 
developer will ask as high a price as the market 
will bear. 

How many total lots will there be? 580 including single-family and townhomes 

Will residents from the village get to use the 
clubhouse? 

The Home Owners Association will establish 
rules for the community facilities. 

Will there be buffers? Yes, 50’ buffers are proposed to existing 
development. 

Will Halstead be the main entrance? It will not be constructed at first but it 
eventually will be a secondary entrance. 

Will county residents have to pay for water and sewer 
expansion? 

No, those expanses are paid for by the 
developer through capacity fees. 

What size will the homes be? Probably in the range of 1,600-2,500sqft. 

What size are the lots on the South tract? Most are in the range of 8-10-12,000sqft. 

Where is the water connection for the south 
neighborhood? 

Both entrances for looping. 

What size is the commercial property? About 5 1/2 acres. 

Does the development go all the way to the canal? There is an approximate 100’ buffer between 
development and the canal. 

   This is a great idea and we hope it comes together 
just fine.  We are confident this will be good 
improvement for the area with many benefits. 

Thank you, we are in agreement. 
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Approximately 3,700 feet

Approxim
ately 900 feet

Approxim
ately 1,700 feet

Approxim
ately 1,500 feet

Approxim
ately 400 feet
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South Mills Landing PD • Draft Terms and Conditions 
 

Statement of Planning Objectives: To build a community that has a 
creative design, providing a mix of residential uses in close proximity to 
one another, while at the same time providing an efficient use of open 
space that promotes an active lifestyle and a strong sense of community. 
Commercial development is also proposed to serve both the needs of the 
residents of this development and of the adjacent South Mills community. 

 

a. The Phasing Plan attached to this terms and conditions document and 
incorporated herein by reference as Schedule A (attached) shall be 
adhered to except that the Developer may determine the sequence in 
which phases are developed. The Developer shall provide an annual 
report updating the Phasing Plan for the development. 

 
b. Development on the Property shall be connected to Camden County's 

permitted and approved central wastewater treatment and disposal 
system, and to the South Mills Water Association water system. Fire 
protection shall be provided in accordance with the UDO Standards. 

 

c. The density/intensity standards, dimensional standards and 
development standards for development of the Property shall be in 
accordance with the Master Plan and Schedule B (attached), subject 
to the degree of flexibility provided in these conditions. 

 

d. Community form and design for development of the Property shall 
conform generally to the sample  building  elevations  attached  in 
Appendix A. Variations may be provided and shall be permitted in 
colors, materials, and architectural detailing that are compatible with the 
design    concept. 

 

e. Transportation:    The   main subdivision   entrance   to the   North 
tract will be connected to Horseshoe Road, which will be designed 
and improved in accordance with recommendations made in the 
Traffic Impact Analysis (TIA) for this development as approved by 
NCDOT. The entrance to the South tract from Main Street (US 17 
Business) will be also be designed and improved in accordance with 
recommendations made in the TIA as approved by NCDOT.  Internal 
roads shall be designed in accordance with North Carolina 
Department of Transportation ("NCDOT") standards and shall be 
approved by NCDOT prior to construction. Roadways shall be laid 
out generally as shown on the Master Plan and in accordance with the 
typical sections shown on the Master Plan drawings. 

 

f. Potable Water: Water shall be supplied by South Mills Water 
Association via connections with the existing water distribution 
system.   Individual lots and dwellings shall be metered. The 
Developer shall model the water system to demonstrate adequate 
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water flow and pressure for fighting fires while meeting the maximum 
day domestic demand. 

 
g. Wastewater: A wastewater collection system will be constructed by 

the Developer and then dedicated to and managed by Camden 
County. 

 

h. Stormwater: 
i. On-site stormwater will be managed by construction a series of 

stormwater management ponds that will be interconnected and 
will retain and slow-release stormwater to existing drainage 
outlets both directly and indirectly. 

 
In addition to modeling and retaining stormwater to the UDO 
and Stormwater Manual standard for the 10-year developed 
condition and runoff, stormwater will be modeled for the 100- 
year storm event and property line berms constructed as 
necessary to manage the 100-year storm without adversely 
impacting neighboring properties. 
Stormwater will be conveyed to on-site retention ponds 
through a combination of curbs with inlets, stormwater pipes 
and open, vegetated swales. 
The Improvements set forth in this section shall be maintained 
by the Developer, or a management association created by the 
Developer. 

 
Improvements will be generally as shown on sheets 3 and 4 of 
the Master Plan drawings 

 
Up to 50,000 square feet of commercial development will be constructed 
in the area set aside for commercial development on the Master Plan. 
Water and sewer lines will be stubbed to the commercial area property 
line in Phase 1 of the development. 

 

j. Perimeter compatibility shall be addressed as follows: 
i. 50 foot vegetated buffers shall be provided to existing residential 

development along areas adjacent properties. 
ii.  Commercial development is located away from 

existing development and adjacent to US 17 Bypass.. 
iii. Architectural Features: Building placement, design 

features, orientation and entryways promote 
compatibility with adjacent properties. 

 

k. Environmental Protection and Monitoring: Wetlands subject to the 
jurisdiction of the US Army Corps of Engineers have been delineated and 
confirmed by the Corps of Engineers. The Association documents 
(Declaration) will include provisions that prohibit the filling of wetlands 
and prohibit the clearing of any vegetation other than incidental tree 
cutting and vegetation removal, and for stormwater management. 
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The Association, either itself or via a management entity, will assume 
responsibility for  ongoing operation and maintenance of all stormwater 
management facilities in accordance with the Camden County UDO 
requirements and all NCDEQ permit requirements. The Association dues 
will be structured in a way that funds are provided for the upkeep of 
these facilities, as well as a contribution to off-site ditch maintenance. 

 

I. Developer general responsibilities: 

The developer is responsible to design and construct or install the 
required and proposed on site public utilities in compliance with 
applicable county, state and federal regulations. 

The developer shall dedicate to the public the right-of-way and 
easements necessary to construct or install the required and proposed 
on site public facilities in compliance with applicable county, state and 
federal regulations. 
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Schedule A 
 

PHASING SCHEDULE 
  

R
esidential D

evelopm
ent 

 
PH

ASE 
AREA 
(AC

) 
O

PEN SPACE 
(AC

.) 
U

N
ITS 

DEVELO
PM

ENT 
EST. RECO

RDING
 

O
TH

ER IM
PRO

VEM
EN

TS 
INTENSITY (D.U./AC

) 
 

YEAR
 

1
 

42.5 
1     2.5 

1   29 
3.04 

2021  M
ain E

ntrance, R
oundabout, Portion of M

ulti-use P
ath, 

M
ail K

iosk; M
ain drainage outlet 

2 
42.6 

7.5 
1   78 

4.1 8 
2022  C

lubhouse; P
edestrian C

onnectivity 
3 

39.2 
1    2

 
134 

3.42 
2023   Additional M

ail K
iosk, C

anoe Launch; C
ontinue M

.U
.P. 

4 
42.5 

1     5.5 
99 

2.33 
2024 

5 
1      8.2 

4 
41 

2.25 
2025 

TO
TAL 

                                                                                  1      85 
51.5 

 580 
3.14 

 
 

C
om

m
ercial D

evelopm
ent 

 
PH

ASE 
AREA 
(AC

) 
O

PEN SPACE 
(AC

) 
C

O
M

M
. 

S.F. 
M

AXIM
U

M
   C

O
M

M
. 

AREA RATIO
 

EST. CO
NST. 

YEAR
 

A 
  1

 
 0.2 

6852 
0.4 

2024 
B 

1.25 
0.2 

7000 
0.4 

2025 
c 

  1
 

0
.1

 
7139 

0.4 
2027 

D
 

1.25 
0

.1
 

6800 
0.4 

2029 
E 

  1
 

0.2 
6813 

0.4 
2031 
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Schedule B 
  

DEVELOPM
ENT STANDARDS &

 SETBACKS 
 

 
  

C
om

m
ercial 

  
Single-Fam

il y Lot 

  
Tow

nhom
e  Lot 

 M
in. Lot S

ize: 

 

N
/A

 

 

6500 SF 

 

1800 S
F 

 Typ. Lot S
ize: 

 
N

/A
 

 
7000-12000 S

F 
 

1800-2400 SF 

 M
in. Lot W

idth: 
 

N
/A

 
 

40' 
 

20' 

 Typ. Lot W
idth: 

 
N

/A
 

 
60' 

 
20'-25' 

Front Setback: 
 

1 0’ (parking)/50' (bldg.) 
 

20' 
 

0 

 Side Setback: 
                                                                                                              1        0’ (parking) (0’ internal) 

 
10' 

 
0 

C
orner Side Setback: 

 
10' (parking) 

 
1 5

' 
 

0 

 M
ax. Front Setback: 

 
N

/A
 

 
75' 

 
40' 

M
ax. H

eight: 
 

35' 
 

35' 
 

35' 

M
ax. Bldg. Size: 

 
20,000 SF 

 
4,800 SF 

 
22,000 SF 

M
ax. Lot C

overage: 
 

90%
 

 
60%

 
 

100%
 

M
ax. C

om
m

. Floor Area R
atio: 

 
0.40 

 
N

/A
 

 
N

/A
 

M
in. S

et-back to A
dj. 

R
esidential D

ev. 
50' 

50' 
50' 
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1 
 

ORDINACE NO. 2020-07-01 
Adopted by the Camden county Board of Commissioners 

July 6, 2020 
 
 
STATE OF NORTH CAROLINA 
 
COUNTY OF CAMDEN 
 

DEVELOPMENT AGREEMENT 
 

THIS DEVELOPMENT AGREEMENT (this “Development Agreement”) is 
made this ____ day of ___________________, 2020, by and between the County of Camden, a 
North Carolina County possessing the powers of a unified government pursuant to N.C.G.S. § 
153A-471 (2010) existing under the laws of the State of North Carolina (the “County”), and 
South Mills Landing LLC, (SML) a North Carolina corporation, as the owner of the property 
subject to this Development Agreement, and  as the developer of the property subject to this 
Development Agreement, (SML together with their successors and assigns jointly, . 

 
WITNESSETH: 

 
WHEREAS, SML owns a parcel of approximately three tracts totaling 233.68 

acres (the “Property”), and more than twenty-five (25) acres of the Property is developable 
within the jurisdiction of the County.  A legal description of the Property is attached hereto as 
Exhibit A. 

 
WHEREAS, SML intends to establish a large-scale mixed use community on the 

Property known as “South Mills Landing,” which SML intends to be comprised of 
approximately?????????? A master plan showing South Mills Landing is attached hereto as 
Exhibit B; details concerning South Mills Landing required by N.C.G.S. § 153A-349.6(a) 
(2010) are set forth in Exhibit C; and the development schedule for South Mills Landing (the 
“Development Schedule”) required by N.C.G.S. § 153A-349.6(b) is attached hereto as Exhibit 
D. 

 
WHEREAS, the County has rezoned the Property to a Planned Development 

(“PD”) and Exhibit B has been approved by the County as a Master Plan pursuant to the 
County’s land development regulations.  SML and the County anticipate that South Mills 
Landing will be developed in multiple phases, extending over a period of years and requiring a 
long-term commitment of SML’s resources, and will require the careful integration between 
public capital facilities planning, financing and construction schedules, as well as the phasing of 
South Mills Landing, to be successful from the County’s and SML’s standpoints. 

 
WHEREAS, South Mills Landing involves a substantial commitment of private 

capital by SML, which SML is unwilling to risk without sufficient assurances that development 
standards will remain stable through the extended phasing of South Mills Landing. 
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2 
 

WHEREAS, because of the type, size and location of South Mills Landing, the 
County and SML believe that the orderly completion of South Mills Landing will be difficult to 
accommodate through the County’s traditional zoning processes alone. 

 
WHEREAS, the County finds that South Mills Landing is a development suitable 

to be planned and developed through a development agreement as permitted by Part 3A of 
Article 18 of Chapter 153A of the North Carolina General Statutes and that it is in the County’s 
interests to enter into this Development Agreement because significant benefits to the County 
and its citizens will be realized as a result of this Development Agreement. 

 
WHEREAS, the County has published notices of and has held a public hearing 

concerning this Development Agreement as required by N.C.G.S. § 153A-349.5 (2010) and 
otherwise completed all steps, conditions and requirements necessary for the County Board of 
Commissioners to consider the adoption of this Development Agreement as permitted by law. 

 
WHEREAS, after holding the public hearing and carefully considering the terms 

and conditions of this Development Agreement, the County Board of Commissioners duly 
adopted this Development Agreement as an ordinance as required by N.C.G.S. § 153A-349.3 
(2010) and directed its execution by the Chairman of the Board of Commissioners and attestation 
by the Clerk to the Board. 

 
NOW, THEREFORE, in consideration of the mutual covenants and agreements 

contained herein and other good and valuable consideration, and pursuant to North Carolina law, 
including N.C.G.S. § 153A-349.1 (2010) et seq., the County and SML agree as follows: 

 
1. Effective Date.   
 

The Effective Date is the date this Development Agreement is executed by both 
parties after the adoption of this Development Agreement by the County Board of 
Commissioners as an ordinance.  The County shall sign and deliver this Development Agreement 
to SML within five (5) days of adopting the ordinance. 

 
2. Definitions. 
 

Certain terms having specific definitions are used in this Agreement, and these 
terms and definitions, unless the context clearly indicates to the contrary, are as set forth in this 
Section 2.  The defined terms appearing in this Section are set forth in this Agreement in the 
exact capitalized form as they appear between the quotation marks.  When the same term is used 
in this Agreement with the meaning as assigned herein, it shall appear in the identical capitalized 
form.  Otherwise, the meaning shall be as used in the context of the sentence in which it appears 
and not necessarily that as defined herein. 

 
2.1 “South Mills Landing” – means the Property, as it is intended to be 

developed, substantially in accordance with Exhibit B, as that may be amended from time to time 
in accordance with applicable County ordinances. 
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3 
 

2.2 “Development Permit” – means a building permit, zoning permit, 
subdivision approval, site plan approval, special or conditional use permit, variance or any other 
official action by the County having the effect of permitting the development of property. 

 
2.3 “Land Development Regulations” – means ordinances and regulations 

enacted by the County for the regulation of any aspect of development and includes zoning, 
subdivision or any other land development ordinances. 

 
2.4 “Laws” – means all ordinances, resolutions, regulations, comprehensive 

plans, land development regulations, policies, and rules adopted by the County affecting the 
development of property, and includes laws governing permitted uses of the property, density, 
design and improvements. 

 
2.5 “Property” – means all real property owned by SML and shown on 

Exhibit A that is subject to land-use regulation by the County and includes any improvements or 
structures customarily regarded as a part of real property. 

 
3. Background 

 
  3.1 South Mills Landing, LLC is the owner of 3 tracts of land as follows: The 
North Tract consisting of 124.83 acres located off of Horseshoe Road, the South Tract consisting 
of 60.1 acres located off of Maple Street, and an undeveloped tract adjacent to the South Tract 
consisting of 44.39 acres, referred to as the Environment Tract. Plats of these properties are 
attached as Exhibit A. 
 
  3.2 The North and South Tracts were rezoned to PUD (Planned Unit 
Development) in 2004, now Planned Development (PD) under the current UDO. A concept plan 
for a Planned Development of 581 units was reviewed and approved administratively in 2019, 
and a Master Plan was submitted in January, 2020 for a 580 unit Planned Development, which is 
in substantiated conformance with the approved Concept Plan. A preliminary plat for the 580 
units has now also been submitted.  
 
  3.3 . The development is shown on the Master Plan and the Preliminary Plat, 
now referred to as the "Plan". The Plan consists of the Master Plan prepared by Bissell 
Professional Group and dated revised 6-10-20, attached as Exhibit B, and the Preliminary Plat 
also prepared by Bissell Professional Group and dated revised 6-10-20, attached as Exhibit C. 
Typical building elevations including a preliminary building plan and swimming pool for the 
proposed club house and recreation facility are included as Exhibit D. These plans and elevations 
show the concept but are subject change during actual design based on market conditions. 
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4  Legal Description of Property 
 
  The Property that is the subject of the Agreement consists of 3 tracts totaling 
233.68 acres, as follows: 

4.1 The North Tract located off of Horseshoe Road, PIN #017989004312900000 
with an acreage of 124.83 acres per plat, attached as Exhibit "A". 

 
4.2 The South Tract located off Main Street, PIN #017988014928370000 

consisting of 60.1 acres per plat, also attached as Exhibit "A". 
 

4.3 The third undeveloped, or environmental tract located adjacent to the South 
Tract, PIN #017988004738040000 consisting of 48.75 acres per plat, also attached as 
Exhibit "A". (The third tract is not part of the PD-zoned property, but is included in what 
is being offered as part of this Development Agreement).  This third tract is not a part of 
the PD but is included in the Agreement 

 
5. Description of Project 

 
  5.1 The development is shown on the Master Plan and the Preliminary Plat, 
now referred to as the "Plan". The Plan consists of the Master Plan prepared by Bissell 
Professional Group and revised 6-10-20, 2020, attached as Exhibit B, and the Preliminary Plat 
also prepared by Bissell Professional Group and revised 6-10-20 , attached as Exhibit C. Typical 
building elevations including a preliminary building plan and swimming pool for the proposed 
club house and recreation facility are included as Exhibit D. These plans and elevations show the 
concept but are subject change during actual design based on market conditions. 
 

5.2 These elevations are similar to, but do not represent exactly, the actual 
homes that will be constructed within South Mills Landing. The developer reserves the 
right to modify the final building plans to fit builder preferences and market conditions. 

 
5.3 The development is summarized in the following table: 
 

DEVELOPMENT SUMMARY 
 

  AREA S.F. LOT SIZE M.F. TOTAL OPEN SPACE 

TRACT (AC.) LOTS RANGE UNITS UNITS (AC.) 

NORTH 124.83 285 6,500-15,978 50 335 40.64 

SOUTH 60.10 98 6,500-11,783 147 245 23.31 

TOTAL 184.93 383 6,500-15,978 197 580 63.95 
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6. Dedication of Land for Public Use 
 
  6.1 South Mills Landing proposes to dedicate the third tract (PIN 
#017988004738040000) consisting of approximately 48.75 acres per plat, also known as the 
undeveloped, environmentally sensitive area, for public use 
  6.2 South Mills Landing will also dedicate utility easements for the 
maintenance of the wastewater collection system, including sewer lines and lift stations 
 

7  Public Facilities 
 
  7.1 Subject to the approval of the NC Department of Environmental Quality, a 
new public waste water collection system including gravity lines, lift stations and force mains 
will be constructed to serve South Mills Landing and will connect to the County wastewater 
disposal system. All gravity sewer mains, force mains, pump stations and appurtenances will be 
designed, permitted and constructed at the developer's sole expense and then turned over to 
Camden County for ownership and maintenance. 
 
  7.2 The developer will also install a new water main under the Dismal Swamp 
Canal from Mullen Street on the East side of the canal for the purpose of looping and providing 
redundancy to the public water supply system that serves South Mills, and to provide for 
improved fire flow to enhance the firefighting ability of the South Mills Volunteer Fire 
Department 
  
  7.3 The developer will commit funds in the amount of $92,729 to be used in 
one of the following ways for Public Facilities: 
 

A. Streetscape improvements along Main Street through the main 
business corridor of South Mills including sidewalks, street lights, 
landscape planting, and related improvements in general conformance 
with the Concept Plan prepared by Bissell Professional Group and 
attached hereto. 

 
8  Obligations of South Mills Landing LLC 

 
  8.1 . Install a wastewater collection system as approved by Camden County 
and the NC Department of Environmental Quality; pay for all normal costs associated with the 
preparation of the Engineering Plans, DWR permitting, and the collection system construction 
and dedication to Camden County. Upon completion and certification, the Developer will deed 
the wastewater collection system to Camden County. 
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  8.2. Purchase capacity for 580 sewer connections in the Camden County 
Wastewater System, to serve phases 1 through 5 and pay a $7,400 (seven thousand, four hundred 
dollar) System Development Fee for each of the 580 County Sewer Connections as follows: 
 

A. Reserve Payment- 25% of $7,400 or $1,850 per connection to be paid 
upon approval of Construction Drawings for each development phase. 
 
B. Intermediate Payment- 25% x $7,400, or $1,850 per connection as a 
condition of recording the Final Plat for each phase. 
 
C. Residual Payment- 50% of $7,400 or $3,700 per connection to be paid 
at the request for a building permit for each lot or unit. 
 

   8.3. Install a water main under the Dismal Swamp Canal, as approved by the 
South Mills Water Association and the NC Public Water Supply Section, and upon 
completion and certification, dedicate the water main for public use. 
 
   8.4. Improve off-site drainage ways downstream of the development's stormwater 
drainage outlets by clearing and snagging as necessary to remove obstructions to flow, subject to 
gaining the right of access to make these improvements. 
 
   8.5. Adhere to conditions of the Master Plan and Preliminary Plat approvals as approved 
by the Camden County Board of Commissioners 
 
   8.6 Pay water tap fees to South Mills Water Association in advance of development so 
that capacity fees can be paid by SMWA to Camden County 

 
9  Obligations of the County 

 
  9.1 Utilize funds provided by South Mills Landing, LLC for the construction 
of community improvements as described in the Public Facilities section of this Agreement. 
 

9.2. Make sewer taps available upon the payment of System Development Fees 
by the Developer in accordance with the schedule outlined above to enable the 
development of the property to be completed in general conformance with the phasing 
schedule provided and approved with the Master Plan and the Preliminary Plat. 

 
9.3. Furnish a supply of County water to South Mills Water Association in 

such amounts as may be required for the South Mills Water Association to commit water 
taps to South Mills Landing in accordance with the approved phasing schedule 
incorporated into this Agreement. 

  

Packet Pg. 125

A
tt

ac
h

m
en

t:
 U

D
O

 2
02

0-
01

-3
6 

S
o

u
th

 M
ill

s 
L

an
d

in
g

 S
ta

ff
 R

ep
o

rt
 a

n
d

 S
u

p
p

le
m

en
ta

l D
o

cu
m

en
ts

  (
27

20
 :

 U
D

O
 2

02
0-

01
-3

6 
S

o
u

th
 M

ill
s 

L
an

d
in

g



7 
 

10.  Public Roads, Public Streets and Private Streets to serve South Mills 
Landing. 
 

10.1 Connection to Existing Public Roads.  SML will be responsible for 
securing appropriate permits from the North Carolina Department of Transportation (“NCDOT”) 
for connecting South Mills Landing to the existing public road system maintained by NCDOT.  
To that end, SML agrees to make all improvements to the public road system required by 
NCDOT.    SML and the County agree to cooperate and assist each other in connection with the 
planning of connections to the public road system as well as improvements to the public road 
system; however, the County shall have no duty to fund the construction of improvements to the 
public road system required by NCDOT in connection with South Mills Landing. 

 
10.2 Public Streets within South Mills Landing.  SML anticipates that there will 

be a number of streets built to standards approved by the County for public residential streets.  
SML will be solely responsible for the design and construction of these streets.  SML shall have 
a continuing obligation to repair and maintain these streets until the public streets are accepted 
by NCDOT for maintenance or SML transfers the obligations to repair and maintain the streets 
to one or more property owners associations (POA) established as part of South Mills Landing.  
SML may not transfer the duties to repair and maintain these streets to the POA until the County 
has reviewed and approved the documents establishing the POA. 

 
11.  Stormwater Management and Wetlands.   

11.1 Stormwater Management.  SML will be solely responsible for the design, 
permitting, construction, repair and maintenance of the stormwater management system to serve 
South Mills Landing.  SML’s stormwater management plan for South Mills Landing will include 
stormwater management devices which meet or exceed the minimum criteria of the North 
Carolina Department of Environmental and Natural Resources (DENR), Camden County and 
incorporate drainage ways, ponds and wetlands that treat and control stormwater passively by 
taking advantage of naturally occurring processes. 

 
12. Self-Contained Development.  

  South Mills Landing will contain a network of pedestrian and bicycle paths which 
connect all residential neighborhoods with the amenities within South Mills Landing so that 
residents of South Mills Landing will have the option to walk or ride a bicycle to the passive and 
active recreational opportunities located in South Mills Landing.  
 

13. Phasing and Development Schedule.   
  13.1 Based upon the best information available to SML on the Effective Date, 
SML has designated five phases for development of South Mills Landing. Exhibit D contains 
the Development Schedule for South Mills Landing as of the Effective Date.  Due to the 
uncertainty of the demand for South Mills Landing, interest rates and the general economy, SML 
shall have the right annually during the term of this Agreement to examine the Development 
Schedule and modify the number of phases, the phasing lines and Development Schedule of 
South Mills Landing.; However, in no event shall the intervals in the modified Development 
Schedule be greater than five (5) years. 
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  13.2 The following is the Developer's proposed schedule for completing the 
Development that is the subject of this Agreement: 
 

Activity   Proposed Schedule 
Permitting   August 2020 -October 2020 
Construction of Phase 1 Commence November 2020 (subject to permitting) 
Record Phase 1   2021 
Record Phase 2  2022 
Record Phases 3  2023 
Record Phase 4  2024 
Record Phase 5  2025 
 

A tabulation of the phasing, showing the numbers of units for each phase is included on the Plan 
and is attached on the following page as Exhibit "E" 
 

14. Conditions Precedent. 
 

14.1 Until an agreed plan for providing water and sewer to serve South Mills 
Landing has been reached to the satisfaction of both SML and the County and until driveway 
permits satisfactory to SML have been issued by the NCDOT, neither SML nor the County shall 
owe any affirmative duty in connection with the construction of South Mills Landing to the other 
party under this Development Agreement, except for the duty to work together to satisfy the two 
conditions precedent. 

 
  14.2 The County acknowledges that the conditions precedent are material to 
this Agreement and satisfaction of them is essential to the establishment of South Mills Landing.  
To the extent permitted by law and for the purpose of stating an agreed plan for reasonable 
development and use of the Property in the event that the conditions precedent cannot be 
satisfied, SML and the County agree as follows: 
 
  14.3 After diligent efforts by SML and the County to satisfy the conditions 
precedent, the County shall accept a petition signed by SML requesting the Property to be 
rezoned from PD to a district which permits the Property to be developed without the conditions 
precedent being satisfied.  Upon receipt of such a rezoning petition from SML, the County shall 
declare this Agreement terminated and declare that applying the same zoning district to the 
Property as was applied to the Property before it was rezoned to PUD is consistent with the 
County’s Comprehensive Plan.  The County shall process SML’s rezoning petition with the 
intention of rezoning the Property to the zoning district requested by SML or to the district which 
is most similar to the zoning district which applied to the Property before it was zoned to PUD. 
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15. Vested Rights to Complete South Mills Landing as Approved; Application of 
Laws and Land Development Regulations. 
 

15.1 South Mills Landing shall be subject only to the Laws and Land 
Development Regulations enacted and applicable to South Mills Landing at the time of the 
County’s adoption of this Development Agreement as an ordinance and in accordance with the 
provisions of the Development Agreement (the “Existing South Mills Landing Development 
Law”).  The parties agree that SML needs to obtain the following permits or approvals 

 
A. Master Plan approval 
B. Preliminary plat approval 
C. South Mills Water Association water system plans 
D. State Erosion and Control Permit 
E. County Sewer System  approval 
F. County stormwater Plan approval 
G. State Stormwater Plan Permit 
H. Construction Plans 
I. I  .Commercial site Plan for clubhouse and pool 
J. Final Plat approval 
K. Building permits for all structures pursuant to the North Carolina State 

Building Code 
L. Comply with the Existing South Mills Landing Development Law in order to 

complete the development of South Mills Landing under local law. Except for 
changes in the County’s reimbursement schedule which is attached as Exhibit 
E, 

M. Laws, rules, regulations or policies adopted by the County or any of its 
boards, officials or staff enacted, adopted, formed or administered after the 
adoption of this Development Agreement, including but not limited to land 
use, streets, buffers, the division of land, grading, landscaping, water, sewer, 
stormwater, setbacks and signage, shall not directly or indirectly be applicable 
to any aspect of South Mills Landing, the development of South Mills 
Landing as currently approved, the Existing South Mills Landing 
Development Law or the Property for a period of ten (10) years after the 
Effective Date. 

 
15.2 The failure of this Development Agreement to identify a particular permit, 

condition, term or restriction does not relieve SML of the necessity of complying with the law 
governing the permitting requirements, conditions, terms or restrictions of local development 
permits.  However, the County represents to SML that the above paragraph identifies all permits 
or approvals which are required by the County prior to the County issuing certificates of 
occupancy for uses and improvements at South Mills Landing.  
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15.3 In the event that State or federal law is changed after the Effective Date in 
such a way that prevents compliance with this Development Agreement by SML, the County and 
SML will review the terms of this Development Agreement and will work together in good faith 
to modify the affected provisions to accomplish the intended purpose of this Development 
Agreement and the economic benefits foreseen by the parties when they entered into this 
Development Agreement. 

 
 16. Review to Assess Compliance with this Development Agreement. 
 

From time to time, SML and the County may review the good faith execution of 
the provisions of this Development Agreement by the parties to assure compliance with this 
Development Agreement and the accomplishment of the purposes originally intended by the 
parties.  The failure of SML to complete any phases of South Mills Landing within the times set 
forth in this Development Agreement shall not, in and of itself, constitute a material breach of 
this Development Agreement and whether a material breach exists must be judged based on the 
totality of the circumstances.  A County officer designated by the Chairman of the County 
Commissioners shall conduct a progress review (a “Review”) every twelve (12) months to 
determine whether SML remains in good faith compliance with this Development Agreement 
based upon the totality of the circumstances. 
 
 17. Default. 
 

17.1 In the event the County determines in the course of a Review that SML is 
in material breach of this Development Agreement, the County shall, within a reasonable time 
after the Review, send notice to SML setting forth (a) with reasonable particularity the nature of 
the breach and evidence supporting the County’s findings and determination, and (b) a 
reasonable time in which SML may cure the breach.  If SML fails to cure the breach within the 
time provided, the County may unilaterally terminate this Development Agreement by sending a 
termination notice to SML; provided the termination notice may be appealed to the County’s 
Board of Adjustment in the manner provided in N.C.G.S. § 153A-345(b) (2010). 

 
17.2 For all other defaults and breaches of this Development Agreement by 

either the County or SML, the non-defaulting Party shall notify the defaulting Party of the 
default, specifying the nature of the default and providing at least thirty (30) days for the 
defaulting Party to cure the default.  If the default at issue cannot be cured by the defaulting 
Party within thirty (30) days, then the notice shall specify a reasonable cure period in excess of 
thirty (30) days, but in no event more than ninety (90) days.  If the defaulting Party fails to cure 
the default within the cure period provided in the notice, then the non-defaulting Party may 
terminate this Development Agreement or, in the alternative, seek to enforce this Development 
Agreement through any and all remedies available at law or in equity. 
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 18. Recordation of Agreement. 
 
 Pursuant to N.C.G.S. § 153A-349.11 (2010), within fourteen (14) days after the Effective 
Date, SML shall record this Development Agreement with the register of deeds in Camden 
County, North Carolina. 
 
 19. Term. 
 

Pursuant to N.C.G.S. § 153A-349.4 (2010), the term of this Development Agreement 
shall be a period of ten (10) years from the Effective Date. 
 
 20. Miscellaneous. 
 

20.1 Force Majeure.  The parties hereto shall not be liable for any failure to 
perform hereunder as a result of an external event or events beyond their respective control, 
including, without limitation, acts of the United States of America, acts of the State of North 
Carolina, embargos, fire, flood, drought, hurricanes, tornadoes, explosions, acts of God or a 
public enemy, strikes, labor disputes, vandalism or civil riots.  However, if any such event 
interferes with the performance by a party hereunder, such party shall diligently and in good faith 
act to the extent within its power to remedy the circumstances affecting its performance or to 
complete performance in as timely a manner as is reasonably possible. 

 
20.2 Amendment and Cancellation.  This Development Agreement may be 

amended or canceled by mutual consent of the County and SML, and their successors or assigns.  
No amendment to this Development Agreement shall be effective, unless such amendment is 
reduced to a written agreement signed by the parties hereto. 

 
20.3 Recitals.  The recitals of this Development Agreement are material terms 

of this Development Agreement and shall be binding upon the parties. 
 
20.4 Severability.  If any section, subsection, sentence, clause, phrase or 

portion of this Development Agreement is for any reason held invalid or unconstitutional by a 
non-appealable, final decision from any court of competent jurisdiction, such portion shall be 
deemed a separate, distinct and independent provision and such holding shall not affect the 
validity of the remaining portions hereof. 
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20.5 Notice.  All notices or other communications required or permitted to be 
served hereunder shall be deemed served in accordance with this Development Agreement if the 
notice is (a) mailed in a sealed wrapper and deposited in the United States mail, certified mail, 
return receipt request, postage prepaid; or (b) deposited with a national overnight courier service 
that retains receipts of its deliveries.  Notices or other communications shall be properly 
addressed as follows: 

 
  The County:  The County of Camden 

P.O. Box 190 
117 North NC 343 
Camden, NC  27921 
Attn: County Manager 

 
  SML:   South Mills Landing LLC 
     PO Box 9636 
     Chesapeake, VA  23321 
     Attn: Reese Smith 

 
The parties may, by written notice given to the other, designate any further or different addresses 
to which all notices or other communications shall be sent. 

 
20.6 Run with the Land.  This Development Agreement shall run with the 

Property, and any portion thereof as it may be subdivided or recombined. 
 
20.7 Entire Agreement.  This Development Agreement contains the entire 

agreement between the parties.  Any prior or contemporaneous oral or written agreements are 
merged into this Development Agreement.   

 
20.8 Multiple Counterparts.  This Development Agreement may be executed in 

any number of counterparts, each of which when so executed and delivered shall be deemed an 
original, and it shall not be necessary in making proof of this Development Agreement to 
produce or account for more than one such fully executed counterpart. 

 
20.9 Applicable Law.  This Development Agreement is governed by, and shall 

be construed in accordance with, the laws of the State of North Carolina. 
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20.10 Representations and Warranties of the Parties.  The County and SML, and 
the persons executing this Development Agreement on their behalf, represent and warrant, as 
applicable, that (1) such party or person has the full power and authority to enter into this 
Development Agreement, to execute it on behalf of the party indicated on the signature page, and 
to perform the obligations hereunder, (2) such party is acting on its own behalf and on behalf of 
its members, successors and assigns, (3) this Development Agreement is a valid and binding 
obligation, enforceable against the parties in accordance with its terms, (4) entering into this 
Development Agreement does not conflict with any other agreements entered into by either 
party, and (5) the execution, delivery and performance of this Development Agreement has been 
duly and validly authorized by all necessary corporate or governmental action on its part.  
Specifically (and not as a limitation), the County represents and warrants to SML that this 
Development Agreement has been pre-audited to ensure compliance with the applicable 
budgetary accounting requirements (if any).  In the event that any of the obligations of the 
County in this Development Agreement constitute debt, the County has complied, at the time of 
the obligation to incur the debt and before the debt becomes enforceable against the County, with 
any applicable constitutional and statutory procedures for the approval of the debt. 
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This instrument has been pre-audited in the manner required by the Local 
Government Budget and Fiscal Control Act. 

 
 
 
        
By: 
Finance Officer 
Camden County, North Carolina 
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IN WITNESS WHEREOF, the parties hereto have caused these presents to be executed 
on the day and year indicated below: 
 
 
ATTEST:      COUNTY OF CAMDEN 
 
 
By:        By:        
 
 
 
 
STATE OF NORTH CAROLINA 
 
COUNTY OF _______________ 
 
 This is to certify that on the ___ day of ___________________ in the year 2020, before 
me personally came ________________________, who, being by me duly sworn, says that she 
is the Clerk to the Camden County Board of Commissioners and _____________________, is 
the Chairman of the Camden County Board of Commissioners, a North Carolina County 
possessing powers of a unified government pursuant to N.C.G.S. § 153A-471, described in and 
which executed the foregoing; that she knows the corporate seal of said County, that the seal 
affixed to the foregoing instrument is said corporate seal, and the name of the unified 
government was subscribed thereto by the said ____________ and that the said corporate seal 
was affixed, all by order of the governing body of said County, and that the said instrument is the 
act and deed of said County. 
   
 WITNESS my hand and official seal or stamp, this the _______ day of ______________, 
2020. 
 
 
       Notary Public 
 
 
 
       ___________________________________ 
 
 
My Commission Expires:  ______________________ 
  

Packet Pg. 134

A
tt

ac
h

m
en

t:
 U

D
O

 2
02

0-
01

-3
6 

S
o

u
th

 M
ill

s 
L

an
d

in
g

 S
ta

ff
 R

ep
o

rt
 a

n
d

 S
u

p
p

le
m

en
ta

l D
o

cu
m

en
ts

  (
27

20
 :

 U
D

O
 2

02
0-

01
-3

6 
S

o
u

th
 M

ill
s 

L
an

d
in

g



16 
 

 
ATTEST:      SOUTH MILLS LANDING HOMES, INC. 
 
 
By:        By:        
 
 
 
 
STATE OF NORTH CAROLINA 
 
COUNTY OF _______________ 
 
 I, a Notary Public of ________ County, North Carolina, do hereby certify that 
____________________________ personally came before me this day and acknowledged that 
he/she is the _____________ of South Mills Landing Homes, Inc., a North Carolina corporation, 
and that by authority duly given and as the act of the corporation, the foregoing instrument was 
signed in its name by its __________________, sealed with its corporate seal, and attested by 
(her/him) self as its ___________. 
 
 WITNESS my hand and official seal or stamp, this the ____ day of _______________, 
2020. 
 
 
       Notary Public 
 
 
 
       ____________________________________ 
 
 
My Commission Expires: __________________________ 
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ATTEST:     SOUTH MILLS LANDING PROPERTIES, INC. 
 
 
By:       By:         
 
 
 
 
STATE OF NORTH CAROLINA 
 
COUNTY OF _______________ 
 
 I, a Notary Public of ________ County, North Carolina, do hereby certify that 
____________________________ personally came before me this day and acknowledged that 
he/she is the _____________ of South Mills Landing Properties, Inc., a North Carolina, 
corporation and that by authority duly given and as the act of the corporation, the foregoing 
instrument was signed in its name by its __________________, sealed with its corporate seal, 
and attested by (her/him) self as its ___________. 
 
 WITNESS my hand and official seal or stamp, this the ____ day of _______________, 
2020. 
 
 
       Notary Public 
 
 
 
       ____________________________________ 
 
 
My Commission Expires: __________________________ 
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EXHIBIT C 
DISCLOSURES REQUIRED BY  

N.C.G.S. § 153A-349.6(a) 
 
(1) A legal description of South Mills Landing and the names of its legal and equitable 
property owners.  See Exhibit A for legal description.  The Property is owned by South Mills 
Landing Properties, Inc., and is under contract for sale and development to South Mills Landing 
Homes, Inc., both of which are wholly owned subsidiaries of Boyd of North Carolina Corp. 
 
(2) The duration of this Development Agreement is ten (10) years. 
 
(3) The development uses permitted on South Mills Landing, including population densities 
and building types, intensities, placement on the site and design, are as permitted on the 
Conceptual Plan approved by the County.  See Exhibit B. 
 
(4) A description of public facilities that will service South Mills Landing, including who 
provides the facilities, the date any new public facilities, if needed, will be constructed, and a 
schedule to assure public facilities are available concurrent with the impacts of South Mills 
Landing. 
 

Potable Water – South Mills Water Association/Camden County or other third parties 
approved by SML and the County 

   
Wastewater Treatment – SML as development progresses and/or agreements with 
Camden County or other third parties approved by SML and the County 

 
(5) A description, where appropriate, of any reservation or dedication of land for public 
purposes and any provisions to protect environmentally sensitive property. See Exhibit B and 
any dedications required by NCDOT. 
 
(6) A description of all local development permits approved or needed to be approved for the 
development of South Mills Landing together with a statement indicating that the failure of this 
Development Agreement to address a particular permit, condition, term, or restriction does not 
relieve SML of the necessity of complying with the law governing their permitting requirements, 
conditions, terms, or restrictions.  See Paragraph 15 of the Development Agreement. 
 
(7) A description of any conditions, terms, restrictions or other requirements determined to 
be necessary by the County for the public health, safety or welfare of its citizens.  Not applicable. 
 
(8) A description, where appropriate, of any provisions for the preservation and restoration of 
historic structures.  Not applicable. 
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EXHIBIT D 
DEVELOPMENT SCHEDULE REQUIRED 

BY N.C.G.S. § 153A-349.6(b) 
 

1. Commencement Date:  Subject to the economy and the availability of water and issuance 
of permits for construction of SML’s wastewater system, SML will commence 
construction of Phase I of South Mills Landing, as depicted on Exhibit B, within five (5) 
years of the date of the Effective Date.  This date will be referred to in this Exhibit as the 
“Commencement Date.”  
 

2. Infrastructure Required.  In order for Development to proceed as anticipated by this 
Agreement, South Mills Water Association must increase the capacity of its system by 
some combination of additional wells, additional or expanded water treatment plant(s), 
and/or supply agreement(s) with other water provider(s).  It is anticipated that South 
Mills Water Association will take these actions in a timely fashion to accommodate the 
development contemplated by this Agreement, and the parties agree to work 
cooperatively to achieve this goal.  If required infrastructure is not provided as necessary, 
the time schedules set out in this Agreement may be affected. 

 
3. Phase 1 Completion:  SML will have completed 50% of the development work in Phase 1 

within five (5) years of the Commencement Date.  SML will have completed 100% of the 
development work in Phase 1 within ten (10) years of the Commencement Date.   

 
4. Phase 2 Planning:  Within 10 years of the Commencement Date, SML will have 

delivered to the County notice of whether SML intends to construct Phase 2 (the “Phase 2 
Construction Notice”).  If the Phase 2 Construction Notice delivered to the County 
indicates that SML intends to proceed with Phase 2, the notice will be accompanied by 
SML’S proposed development plan for Phase 2. 

 
5. Phase 2 Completion:  If the Phase 2 Construction Notice commits to construct Phase 2, 

SML will have completed the development work in Phase 2 within 15 years of the 
Commencement Date. 

 
6. Phase 3 Planning:  Within 15 years of the Commencement Date, SML will have 

delivered to the County notice of whether SML intends to construct Phase 3 (the “Phase 3 
Construction Notice”).  If the Phase 3 Construction Notice delivered to the County 
indicates that SML intends to proceed with Phase 3, such notice will be accompanied by 
SML’s proposed development plan for Phase 3. 

 
7. Phase 3 Completion:  If the Phase 3 Construction Notice delivered to the County 

indicates that SML intends to proceed with Phase 3, SML will have completed the 
development work in Phase 3 within twenty (20) years of the Effective Date. 
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8. Phase 4 Planning:  Within 19 years of the Commencement Date, SML will have 
delivered to the County notice of whether SML intends to construct Phase 4 (the “Phase 4 
Construction Notice”).  If the Phase 4 Construction Notice delivered to the County 
indicates that SML intends to proceed with Phase 4, such notice will be accompanied by 
SML’s proposed development plan for Phase 4. 
 

9. Phase 4 Completion:  If the Phase 4 Construction Notice delivered to the County 
indicates that SML intends to proceed with Phase 4, SML will have completed the 
development work in Phase 4 within twenty (20) years of the Effective Date. 
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