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Camden County Planning Board 1 
Regular Meeting 2 

September 16, 2020 7:00 PM 3 
Historic Courtroom, Courthouse Complex 4 

Camden, North Carolina 5 
6 

MINUTES 7 
The regular meeting of the Camden County Planning Board was held on September 16, 2020 in 8 
the Historic Courtroom, Camden, North Carolina. The following members were present: 9 

CALL TO ORDER & WELCOME 10 
Planning Board Members, Staff, & Others Present: 11 

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 Absent 
Steven Bradshaw Board Member Present 6:50 PM 
Cathleen M. Saunders Board Member Present 6:50 PM 
Nathan Lilley Board Member Absent 
Dan Porter Staff:  Planning Director Present 6:45 PM 
Amber Curling Staff:  Zoning Officer Present 6:45 PM 
Amy Barnett Staff:  Planning Clerk Present 6:35 PM 
Richard Krainiak Applicant for Rezoning Present 6:45 PM 

CONSIDERATION OF AGENDA 12 
Motion to Approve Agenda as Presented 13 

RESULT: PASSED [UNANIMOUS] 14 
MOVER: Cathleen M. Saunders, Board Member 15 
SECONDER: Steven Bradshaw, Board Member 16 
AYES: Leary, Harris, McCall, Bradshaw, Saunders 17 
ABSENT: Albertson, Lilley 18 

CONSIDERATION OF MINUTES - JULY 15, 2020 19 
Motion to Approve Minutes as Written 20 

RESULT: PASSED [UNANIMOUS] 21 
MOVER: Fletcher Harris, Board Member 22 
SECONDER: Steven Bradshaw, Board Member 23 
AYES: Leary, Harris, McCall, Bradshaw, Saunders 24 
ABSENT: Albertson, Lilley 25 

26 
OLD BUSINESS – None 27 
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CAMDEN COUNTY PLANNING BOARD 
Regular Meeting – September 16, 2020 

Page 2 of 22 

NEW BUSINESS 28 
UDO 2020-09-14 Rezoning Request - Richard Krainiak 29 
Amber Curling, Camden County Zoning Officer, noted a correction on the first page of the 30 
Staff Report.  The first page of the Staff Report listed the request as “Rezoning 31 
approximately 3 acres from Village Residential (VR) to Neighborhood Residential (NR) 32 
on Parcel 03-8953-04-80-2636 located at 913 Hwy 343 South in the Shiloh Township.” 33 
The current zoning on the property is actually Village Commercial, not Village Residential. 34 
The rest of the board packet lists it correctly as commercial. 35 

36 
Ms. Curling went over the Staff Report as incorporated herein at the end of these minutes 37 
as Attachment A, and noted the following items: 38 

• Request is rezone approximately 3 acres, Village Commercial (VC) to39 
Neighborhood Residential (NR) at 913 NC Hwy 343 South {See Attachment A for40 
definitions of both zoning designations}41 

• Richard Krainiak is applicant / property owner42 
• Neighborhood meeting was held, no public showed up, but there were a few43 

emailed comments from public44 
• Current use is farmland, and there is a vacant house on property45 
• Maps show:46 

o Vicinity:  Located at 913 NC Hwy 343 South, outside of the 1 Mile Buffer47 
which surrounds the Shiloh Core Village48 

o Zoning Map:  Property is zoned Village Commercial (VC).  There is49 
property zoned Neighborhood Residential and Rural Residential across the50 
road to the west, with Village Commercial and Working Lands to the North,51 
and Neighborhood Residential and Rural Residential to the East, and Rural52 
Residential to the South.53 

o Cama Land Use Suitability:  Very High54 
o Wetlands/Floodplain/Watershed Map:  No Wetlands, not in floodplain or55 

watershed.56 
o Drainage Map:  Drains to southeast, then southwest, then southeast, then57 

southwest along adjacent drainage ditches located on other parcels to the58 
south of the property.  {See Attachment A:  Drainage map}59 

o Comprehensive Plan Future Land Use Map:  Shows request to be60 
inconsistent with the 2035 Comprehensive Plan which shows the property61 
to be Village Center with Rural Preservation to the North and Rural62 
Residential to the South.63 

o CAMA Future Land Use Map:  Shows request to be inconsistent with the64 
CAMA Future Land Use Plan as the property is designated as Community65 
Core with Medium Density Residential to the East and West and Low66 
Density Residential to the South.67 

o Water Availability:  Water Lines run along Hwy 343 and on Milltown Road68 
in the vicinity of the property.69 

o No Sewer Connectivity, will be septic systems70 
o Located in Shiloh Fire District71 
o Minimal impact on schools and traffic72 
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CAMDEN COUNTY PLANNING BOARD 
Regular Meeting – September 16, 2020 

Page 3 of 22 

At this time, Ms. Curling introduced Richard Krainiak, the applicant who spoke briefly 73 
regarding his request. 74 

75 
Richard Krainiak, Camellia Drive, Camden, NC - Applicant for Rezoning 76 

• Has met with area property owners / residents who have indicated to him they are ok77 
with his request and would love to see the house renovated back to living condition78 

• Mr. Forehand, historian for the museum, also expressed desire for restoration of the79 
house80 

• Mentioned emails of support for his request81 
• Indicated house located on property is historical and wants to renovate to restore its82 

historical splendor83 
• Although the 2035 Comprehensive Plan calls for the property and surrounding land to84 

be commercial, with the exception of 910 & 917 NC 343 South, all the surrounding85 
properties are residential and have houses on them.  Doesn't see how the land can be86 
commercial with so much residential.87 

• Doesn't seem like the 2035 plan will be in effect for this area come 2035, so rezoning88 
the property back to residential makes sense.89 

90 
At this time, Ms. Amber Curling continued with the rest of the staff report: 91 

• Rezoning request for 913 NC 343 S is inconsistent with the 2005 CAMA Land Use92 
Plan which has the property identified as Community Core93 

• Also inconsistent with the 2035 Comprehensive Plan as the aforesaid plan shows the94 
property to be Village Center95 

• Planning Staff recommends denial of this zoning map amendment application to rezone96 
the 3 acres from Village Commercial (VC) to Neighborhood Residential (NR)97 

98 
Vice Chairman Steven Bradshaw commented that looking at the aerial photos of the property, 99 
most of the properties in the area are residential in nature if not in zoning.  Amber Curling 100 
acknowledged this saying that there are 2 or 3 commercial but the majority is single family 101 
dwellings. 102 

103 
Dan Porter commented that he was new to the position when the 2005 CAMA Plan was under 104 
development, so he didn't have much to do with the way those decisions were made, but when 105 
the 2035 Comprehensive Plan was developed, the plan was for there to be 3 core villages, 106 
Shiloh, Courthouse (which is central Camden), and South Mills.  Shiloh is the smallest core 107 
village as far as commercial zoning is concerned. 108 

109 
Mr. Porter added that a consistency statement is required for this rezoning one way or the other, 110 
but that the consistency statement does not dictate whether or not the board can approve it or 111 
not.  Mr. Porter further added that if the board votes to approve the rezoning, then the 2005 112 
CAMA Land Use Plan and the 2035 Comprehensive Plan will be deemed, by state law, to be 113 
modified for this parcel. 114 

115 
Rick McCall asked about the location of the Dollar General in the area as it didn't show on the 116 
zoning map which was shown.  Ms. Curling pointed out the locations of the commercial 117 
businesses and went over the zoning districts in the area as depicted on the zoning map. 118 
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CAMDEN COUNTY PLANNING BOARD 
Regular Meeting – September 16, 2020 

Page 4 of 22 

Mr. Krainiak commented that the Shiloh Store (across the street) and the Dollar General (next 119 
door) are the only commercial businesses in the area, the rest are houses. 120 

121 
Rick McCall asked if this is approved by the board, will it set a precedent for future rezonings 122 
in the area.  Mr. Porter replied that the decision on this rezoning does not dictate what the 123 
decision on future applications has to be.  Mr. Porter reminded the board that there will need 124 
to be 2 motions, one for consistency, the other for approval or denial. 125 

126 
Vice Chairman Steven Bradshaw expressed concerns about rezoning this piece of property. 127 
He stated that he understands there are houses all around it, and that the plans call for it to be 128 
commercial.  He added that his initial thought is to make it residential so that it can be 129 
developed like all the surrounding properties, but the plans call for it to be commercial.  He 130 
indicated he understands the desire for it to be residential, even though the plans call for it to 131 
be commercial, he has issues with making a motion on this for that reason.  Fletcher Harris 132 
agreed with Mr. Bradshaw that this is indeed a quandry. 133 

134 
Mr. Krainiak stated that when the 2005 CAMA Land Use Plan designated it commercial, 135 
property owners were not even notified of the zoning change at that time. 136 

137 
Mr. Bradshaw added that even though what is being asked for is inconsistent with the plans, 138 
the request is more consistent with the reality of what's on the ground.  Mr. Porter stated that 139 
this is why the decision to approve or deny is not dictated by the consistency statement, but 140 
that the board does need to indicate why a decision is being made which is inconsistent with 141 
plans. 142 

143 
At this time, the following motion was made: 144 

145 
Motion to Approve Consistency Statement:  "Rezoning of 913 NC 343 S from VC to 146 
NR is inconsistent with CAMA Land Use Plan and the 2035 Comprehensive Plan" 147 

RESULT: PASSED [UNANIMOUS] 148 
MOVER: Steven Bradshaw, Board Member 149 
SECONDER: Cathleen M. Saunders, Board Member 150 
AYES: Leary, Harris, McCall, Bradshaw, Saunders 151 
ABSENT: Albertson, Lilley 152 

153 
Vice Chairman Steven Bradshaw asked Mr. Krainiak if he's tried to sell it as commercial property. 154 
Mr. Krainiak responded saying that he had thought about it, but that his neighbors would not like 155 
it and he doesn't want to upset his neighbors.  He recalled that some neighbors were against Dollar 156 
General.  He added that all he really wants is to rezone the acre with the house on it, the other two 157 
acres could stay commercial if they had to.  He indicated the location of the house as being in 158 
between two rows of trees right next to the Dollar General, and that the other 2 acres are empty 159 
land. 160 

161 
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CAMDEN COUNTY PLANNING BOARD 
Regular Meeting – September 16, 2020 

Page 5 of 22 

Mr. Bradshaw asked the other board members if it were a posibility to divide the land and 162 
rezone only the portion with the house on it. 163 

164 
Ms. Curling responded that Mr. Krainiak had thought about that, but that it would require a 165 
survey and subdivision, and considering the time it would take he chose to just try to rezone 166 
the whole parcel. 167 

168 
Rick McCall asked for clarification on the historical nature of the house.  Mr. Krainiak 169 
responded saying the house was built in the 1800's, and that Mr. Forehand had given him some 170 
information relating to the history of the house. 171 

172 
Mr. Porter stated that he didn't know the history of the house other than that it was built in the 173 
1800's.  There was a house there that was burned down during the Civil War, then rebuilt, and 174 
that is what the current house is.  However, it isn't on the national registry of historical places. 175 

176 
Mr. McCall added that if the 1 acre the house is on could be subdivided out and rezoned and 177 
leave the other 2 acres commercial, that it made more sense to do it that way, especially given 178 
the historical nature of the house. 179 

180 
Cathleen Saunders asked what the process would be to subdivide out the acre with the house 181 
and then rezone only that acre.  Ms. Curling responded saying that Mr. Krainiak would have 182 
to subdivide the land and then go through the application process to rezone the one acre. 183 

184 
Mr. Krainiak expressed a concern that if the rezoning for the 3 acres were approved by the 185 
board, that the County could come back at some future time and rezone it all back to 186 
commercial like they did when the CAMA Land Use Plan was done, without the knowledge 187 
of the property owner.  Mr. Porter replied saying that was a county-wide rezoning which 188 
occurred in 2002 before he was here. 189 

190 
Rick McCall asked if deed restrictions could be placed on the property for the other 2 acres 191 
were it to be subdivided out such that the house were to be made separate.  Mr. Porter replied 192 
that since it is private property, the county can't put deed restrictions on it (except in certain 193 
circumstances). 194 

195 
Mr. McCall added that if the property were subdivided and only the one acre with house were 196 
rezoned, then at some point later in time there could be a commercial business on both sides 197 
of the house which would not be ideal. 198 

199 
Chairman Calvin Leary concurred that subdividing it would put the house in a bad position, 200 
and his opinion was that the board either approve it or not approve it as the entire 3 acres. 201 

202 

3.a

Packet Pg. 8

A
tt

ac
h

m
en

t:
 p

b
m

in
u

te
s_

09
16

20
20

  (
28

20
 :

 P
B

 M
in

u
te

s 
- 

09
-1

6-
20

)



CAMDEN COUNTY PLANNING BOARD 
Regular Meeting – September 16, 2020 

Page 6 of 22 

Mr. Bradshaw commented that since all the surrounding properties had houses on them, he 203 
would make a motion to approve the rezoning.  Mr. Porter asked Mr. Bradshaw to include a 204 
statement reflecting his earlier opinion regarding the reality of what is on the ground vice 205 
what's in the plans.  Mr. Bradshaw made the following motion: 206 

207 
Motion to Approve Rezoning 913 NC 343 S from VC to NR because it is more 208 
consistent with the "realty of whats on the ground". 209 

RESULT: PASSED [UNANIMOUS] 210 
MOVER: Steven Bradshaw, Board Member 211 
SECONDER: Fletcher Harris, Board Member 212 
AYES: Leary, Harris, McCall, Bradshaw, Saunders 213 
ABSENT: Albertson, Lilley 214 

215 
INFO FROM BOARD AND STAFF - None 216 

CONSIDER DATE OF NEXT MEETING - OCTOBER 21, 2020 217 

ADJOURN 218 
Motion to Adjourn 219 

RESULT: PASSED [UNANIMOUS] 220 
MOVER: Steven Bradshaw, Board Member 221 
SECONDER: Rick McCall, Board Member 222 
AYES: Leary, Harris, McCall, Bradshaw, Saunders 223 
ABSENT: Albertson, Lilley 224 

225 

226 
227 
228 
229 

Chairman Calvin Leary 230 
Camden County Planning Board 231 

ATTEST: 232 

233 
234 
235 

Amy Barnett, Clerk 236 
Camden County Planning Department 237 

238 
239 
240 

See Next Page For Beginning of Attachment(s) 241 
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STAFF REPORT 

UDO 2020-09-14 
 Zoning Map Amendment 

PROJECT INFORMATION 

File Reference: UDO 2020-09-14 
Project Name:           N/A 
PIN:   03-8953-04-80-2636

Applicant:                 Richard  Krainiak 
Address: 103 Camellia Drive 

 Camden, NC 27921 
Phone:  252-333-0787
Email: rickykrainiak@yahoo.com

Agent for Applicant:  Self 
Address:         
Phone:  
Fax:  
Email:  

Current Owner of Record:  Applicant 

Meeting Dates: 
8/31/2020   Neighborhood Meeting 

 Application Received: 9/10/2020 
By:  Amber Curling, Planning 

Application Fee paid:  $650.00 Ck# 2156 

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  RR and NR

____________________________________________________________________________________ 

REQUEST:  Rezone approximately 3 acres from Village Residential (VR) to Neighborhood Residential 
(NR) on Parcel 03-8953-04-80-2636 located at 913 Hwy 343 South in the Shiloh Township. 
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From Village Commercial (VC) Article 151.3.6.3 (Purpose Statement) 

The Village Commercial district intended to foster high quality, compact, pedestrian-oriented 
development on lots within designated village centers. Development in the VC district is human-scaled 
and designed to promote visual interest for pedestrians. Ground-level retail and personal services that 
promote pedestrian activity along the street are highly encouraged and large, monolithic, automobile-
oriented developments are prohibited. New development in the district is located close to the street, 
provides passers-by with clear views into the building’s ground floor, and fosters sidewalk dining, 
outdoor seating, and interaction among pedestrians. The district requires urban-style open space (greens, 
seating areas, plazas, pocket parks, roof gardens, etc.) to be included as a part of new development. In 
addition to commercial uses, the district allows a variety of moderate-density residential development. 
New commercial, mixed-use, and multi-family developments in the district are subject to the design 
standards in.  

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:  Shiloh Township

1 Mile Buffer 

Shiloh Core Village 
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Zoning Map:

Working Lands 
Neighborhood 

Residential 

Village 
Commercial 

Rural 
Residential 
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CAMA Land Suitability:

Very High Land Suitability 
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Wetlands Map              Floodplain Map                     Watershed Map 

Not in Wetlands, Floodplain or Watershed 
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Drainage;  Black arrows show apparent water flow 

Attachment A

Page 13 of 22 

3.a

Packet Pg. 16

A
tt

ac
h

m
en

t:
 p

b
m

in
u

te
s_

09
16

20
20

  (
28

20
 :

 P
B

 M
in

u
te

s 
- 

09
-1

6-
20

)



Comprehensive Plan Future Land Use Map 

Rural 
Preservation

Rural Residential 1 to 2 acre 

Village Center 
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CAMA Future Land Use Map 

Low Density Residential 
On 1-2 acres or greater 

Medium Density Residential 

Community 
Core 
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Water lines on Hwy 343 and Milltown 
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SITE DATA 

Lot size: Approximately 3 acres.   
Flood Zone:  X 
Zoning District(s): Village Commercial (VC) 
Existing Land Uses: Vacant- House and Farmland 

Adjacent Zoning & Uses: 
North South East West 

Zoning Village Commercial 
(VC) 

Rural Residential 
(RR) 

Village 
Commercial (VC 

Rural/Neighborhood 
Residential 
(RR/NR) 

Use & size Commercial Business/ 
Residential 

Residential Lots Commercial 
Business 

Residential 
Lots/Farmland 

Proposed Use(s) - Subdivide one acre with the house and continue to farm Residual. 

Description/History of property:  Property is located in Shiloh Core Village on Hwy 343.   Property 
has been farmed and house has been vacant.        

ENVIRONMENTAL  ASSESSMENT 

Streams, Creeks, Major Ditches:     
Distance & description of nearest outfall:    It appears the property drains to the ditch on the south 
west side in farm field.  The flow continues approximately 3300 feet  thru farm field ditches south east, 
south west, south east again into wetlands. The wetlands flow to Pasquotank River. 

INFRASTRUCTURE & COMMUNITY FACILITIES 

Water Water lines are located adjacent to property along Highway 343 and 
Milltown Road. 

Sewer             Not available. 

Fire District Shiloh 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 inconsistent in that the Future Land Use Maps has property 
identified as.  Community Core. 

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 Village Center.   

Comprehensive Transportation Plan 

Consistent ☒  Inconsistent ☐ 

 Property abuts Hwy 343 South and Milltown 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 Parcel is intended to be part of Village Center 

Is the entire range of permitted uses in the requested classification 
more appropriate than the range of uses in the existing classification? 

Reasoning:  The Core Village is intended for Commercial Use 

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: 

Attachment A
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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 Shiloh Core Village.  This parcel is within the 
Shiloh Community 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 the Shiloh Village Center.  

Attachment A
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Yes ☐ No ☒

Yes ☐ No ☒

Will 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 

Attachment A
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STAFF COMMENTARY:   

The applicant seeks to subdivide the three acre parcel and the house becomes a residential home.   The 
property being in the Core Village is Commercial not moderate density residential development area 
adjacent to.  The property is located in an area that is not supported by either the CAMA or 
Comprehensive Plans Future Land Use Maps as residential development. 

Consistency statement: 

The requested zoning change is not consistent with either the CAMA or  the Comprehensive Future 
Land Use Maps that reflect a Village Center and Community Core area. 

Recommendation: 

Planning Staff recommends denial the Rezoning Application (UDO 2020- 09-03) of 913 Hwy 343 South 
from Village Commercial (VC) to Neighborhood Residential (NR). 
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Camden County Planning Board 

AGENDA ITEM SUMMARY SHEET 

 
New Business 
 

Item Number:  

  

Meeting Date:   October 21, 2020 

 

Submitted By: Amber Curling, 

 Planning & Zoning 

 Prepared by: Amy Barnett 

 
Item Title   UDO 2020-06-43 Preliminary Plan - Camden Station Major 

Subdivision 

 

Attachments:  20201021StaffReport (PDF) 

Application (PDF) 

10-9-20-4735-Camden Station Preliminary Plans (PDF) 

RKRAINLLCDEEDS (PDF) 

NeighborhoodMeetingNotes (PDF) 

TRCcomments (PDF) 

20200919PreliminaryDrainageApproval (PDF) 

 

SUMMARY: 
 
RKrain LLC is requesting Preliminary Plan approval for Camden Station Major Subdivision.  The 
following items have been submitted with the package:  Land Use Application/Preliminary 
Plan/Staff Findings/TRC inputs/Deed/Drainage Approval/Neighborhood Meeting Results.  The 
Subdivision consists of 39 single family lots located on Tark Drive and Contractors Way in the 
Camden Business Park off Hwy 158.  
 

RECOMMENDATION: 
 
Consider application for Camden Station Major Subdivision with the recommendation as stated in 
staff’s findings. 

Packet Pg. 26



 



STAFF REPORT 
 

UDO 2020-06-43 
 Preliminary Plan  

Camden Station Major Subdivision  
 
 

 
PROJECT INFORMATION 
 
File Reference: UDO 2020-06-43 
Project Name: Camden Station  
PIN:    Multiple Contiguous 
 
Applicant: RKrain LLC 

Address:  105 Havenwood Dr 
                        Camden, NC 27921 

 Phone:  (252) 599-7185 
 Email:   
 
Agent for Applicant: Bissell Professional Group 
 Address: 3512 N. Croatan Hwy 
   Kitty Hawk, NC   
 Phone:  252-261-3266 
 Email: mark@bissellprofessionalgroup.com   
Current Owner of Record:   RKrain LLC 
 
Meeting Dates: 
 
7/30/2020        Neighborhood Meeting 
9/8/2020          Technical Review Meeting 
10/21/2020 Planning Board 
   

 Application Received: 6/23/2020 
By:  Amber Curling, Planner 

 
Application Fee paid:  $1950 Check #1029 
 
Stormwater Escrow paid: $6000 Check #1028 
 
Completeness of Application:  Application is 
generally complete 
 
Documents received upon filing of application 
or otherwise included: 
A. Land Use Application  
B. Preliminary Plan 
C. Deed 
D. Affidavit from owner 
E. Neighborhood Meeting Results 
F. TRC Inputs 
G. Drainage Approval Memo – Greg Johnson 

 

____________________________________________________________________________________ 
 
PROJECT LOCATION: 
Street Address:   Contractors Way and Tark Drive in Camden Business Park,  
Location Description:    North Side of US HWY 158 in Courthouse Township 
 
 
REQUEST:  Preliminary Plan for Camden Station Major Subdivision – 39 lots - Article 2.3.16 of the 
Unified Development Ordinance. 

5.A.a
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Vicinity Map 
5.A.a
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Camden Station Subdivision located within the1 mile Buffer 

Courthouse Core Village 
Shown in Orange 

5.A.a
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Zoning Map 

Village 
Residential 

Highway 
Commercial 

Light 
Industrial 

Light 
Industrial 

Working Lands 

Working Lands 
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Not Located in WATERSHED 
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Not Located within FLOODPLAIN 
5.A.a
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Not Located within WETLANDS 
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Suitability Map - Very High 
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CAMA Plan Future Land Use Map 

Low Density 
Residential/ Agriculture 

Conservation 

Industrial 

5.A.a
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COMPREHENSIVE Plan Future Land Use Map 

Mixed Use 
Employment 

Village Mixed Use  

Rural 
Preservation 
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____________________________________________________________________________________ 
 
SITE DATA 
 
Lot size:   Approximately 24 acres    
 
Flood Zone:   Zone X  
 
Zoning District(s):  Village Residential (VR) (Rezoned with Ordinance 2019-03-01) 
 
Adjacent property uses:       Agriculture, Vacant, Residential, Commercial, Railroad 
 
Streets:                                   Shall be dedicated to public under control of NCDOT. 
 
Street/Subdivision name:     Subdivision name:  Camden Station 

Street Names: Change Tark Drive to Boxcar Way and  
Contractors Way to  Santé Fe Street 

 
Open Space:                          Required:   Per Article 151.7.5.5 

15%  of  total 24 developed acres = 3.6 acres 
    25% of 3.6 acres is 0.9 acres which shall be active open space 
    75% of 3.6 acres is 2.7 acres which shall be urban open space 
 
Landscaping:                         Landscaping Plan required at Construction Drawing.   
 
Farmland Compatibility  
Standards:                               

  Per Article 151.5.5 
A 50’ wide vegetative buffer required along all agricultural uses.   
Indicated on plan. 

  
Recreational Land:               Per Article 151.6.1.13 Dedication of Land For Public Parks 

1452 square feet per lot -39 lots X 1452 sq ft = 56628 sq. ft or 1.3 acres 
 
 
 
ENVIRONMENTAL  ASSESSMENT 
 
Streams, Creeks, Major Ditches:   Sawyers Creek 
 
Distance & description of nearest outfall:  The property is located in the upper 
northern limit of the Sawyers Creek drainage shed as mapped on Camden County’s GIS 
System and is a part of a larger 80.7 acre drainage area located on the north side of US 158. 
The proposed re-subdivision (23.9 acres) was graded with drainage improvements installed when 
the Camden Business Park was built. The land remains vacant and is maintained with a grass 
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groundcover. The rest of the drainage area (total of 80.7 acres) consists of a mix of a small 
amount of commercial, vacant lots, and agricultural uses. A network of swales / ditches drain 
the area from north to south where runoff is collected in a substantial roadside ditch along US 
158 which generally flows from east to west (although there is interconnectivity with the 
adjacent drainage shed to the east). Runoff is then conveyed to an outfall on the south side of US 
158 via three culverts spaced along the frontage of the drainage area, with the westernmost 
culvert conveying the bulk of the flow. 
 
 
TECHNICAL REVIEW STAFF COMMENTS 
 

1. Camden County Water.   Water Available 
2. Camden County Sewer.   Sewer Available  
3. South Camden Fire Department.    Reviewed with no comments. 
4. Pasquotank EMS (Central Communications).  Subdivision/road names approved as is.   
5. Sheriff’s Office.    Disapproved with comments. 
6. Postmaster Elizabeth City.    No response.  Did not attend TRC meeting. 
7. Superintendent of Schools.  No response.  Did not attend TRC meeting. 
8. Transportation Director of Schools. Approved with comments (see attached). 
9. Camden Soil & Water Conservationist.    Approved. 
10. NCDOT.    No response. 
11. Mediacom.   No response. 
12. Century Link.  Requested Developer be given contact information 
13. Dominion Energy.  Reviewed.   Sent comments to Engineer. 

 
 
 
PLANS CONSISTENCY 
 
CAMA Land Use Plan Policies & Objectives: 
 Consistent ☐  Inconsistent ☒ 
 
CAMA Future Land Use Maps has land designated as Industrial. 
 
2035 Comprehensive Plan 
 
 Consistent ☐  Inconsistent ☒ 
  
Comprehensive Plan Future Land Use Maps has area designated as Mixed Use Employment. 
 
 
Comprehensive Transportation Plan  
 
 Consistent ☒  Inconsistent ☐ 
 
Property in Camden Business Park which abuts HWY 158 and internal road will be dedicated to public. 
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FINDINGS REGARDING ADDITIONAL REQUIREMENTS: 
 
 
Yes ☐ No ☒ 
 

Endangering the public health and safety? 
 
In staff’s opinion, application does not appear to endanger public health 
and safety. 

 

Yes ☐ No ☒ 
 

Injure the value of adjoining or abutting property.    
 
In staff’s opinion, application does not appear to injure the value of 
adjoining or abutting property.    

 
 
EXCEED PUBLIC FACILITIES: 
 
Yes ☒ No ☐ Schools:  Proposed development will generate 26 students (.67 per 

household X 39 lots).  High School over capacity:  2018/2019 capacity: 
570     Enrollment:  607 – Capacity does not include modular units 
for Camden Early College  

 

Yes ☐ No ☒ 
 

Fire and rescue:    Approved. 

Yes ☒ No ☐ 
 

Law Enforcement:  Not Approved 

 
 
Staff recommends approval of Camden Station Subdivision based on current by right zoning with 
the following recommendations: 

1.  The applicant must strictly abide by all requirements of the Unified Development Ordinance of 
Camden County, North Carolina, and must also strictly comply with all other local, state, and 
federal ordinances, laws, rules and regulations as one or more ordinances, laws, rules and 
regulations may apply to this development. 

2.  The applicant shall complete the development strictly in accordance with the approved 
Preliminary Plat and specifications submitted to the Planning Office of Camden County, North 
Carolina, and contained in the file titled (UDO 2020-06-43). 

3.  All lots shall be crowned to where the dwelling is located to an elevation at or above the 100 year 
flood as indicated in the Construction drawings listed as Building Pad Elevations.  These 
elevations shall be verified by a Surveyor or Engineer licensed to do business in North Carolina 
prior to final inspection for the dwelling. 

4.  No land disturbing activities shall start until the County Planning Department receives approved 
DENR Stormwater Permit and Erosion & Sediment Control Plan for the Development. 

5.A.a
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5.  Developer shall make reasonable efforts to obtain off site drainage/maintenance easements to the 
outfall.   

6.  Developer and or Home Owners Association shall provide Camden County certification by a 
licensed North Carolina Engineer of compliance with approved Drainage Plan for Sandy Hook 
Crossing every five years starting from recording of Final Plat in the Camden County Registry of 
Deeds.  

7.  Home Owners Restrictive Covenants shall include the following information: 
a. All requirements (to include Maintenance and allowable built upon area) listed under 

NCDENR Stormwater Permit.   
b. Maintenance requirements of the outfall ditch leading. 
c. The re-certification to the County of the approved drainage plan every five years from date of 

recording of Final Plat. 
d. Maintenance of all open space, gardens and improvements throughout the subdivision. 

8.  If any of the conditions affixed hereto or any part thereof shall be held invalid or void, then this 
approval in its entirety shall be void and have no effect. 

9.  Constructions drawings to reflect turning radius of cul-de-sacs be minimum 43.5’ as requested by 
the Transportation Director of Camden County Schools. 

10.  Construction drawings to reflect bus stop with shelter as requested by the Chief Operations 
Officer of Camden County Schools. 

11.  On the North East side of development the Farmland Compatibility Standards (Article 151.5.5 
of the UDO) and NC General Statute 153A-340. 
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July 30th, 2020 @ 6pm Shiloh Fire Station
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Neighborhood Meeting notes - July 31, 2020 

Neighborhood meeting letters were sent out for a meeting at Thursday, July 30 at 6pm at the Camden 
County Courthouse. 

People in attendance:  Amber Curling (planning staff), Mr. Krainiak (Developer) and Mr.  Bissell 
(engineer) 

No neighbors attended the meeting. 
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Memorandum 
 
 
 
To: Dan Porter, Planning Director 

From: Greg Johnson, Drainage Engineer 

Date: September 19, 2020  

Re: Camden Station 

 Model Review Disk Dated 8/11/20 

 
 
Good morning Dan 
 
I reviewed additional information supplied by Mr. Deel on 8/18/2.  I find Mr. Deel’s response 
acceptable and recommend acceptance of the drainage model. 
 
If you have any questions concerning these comments, please call me.  It may take me a moment 
to respond but I will.  I will complete the review the review when I return. 
 
Respectively submitted 
 
 
 
C. Gregory Johnson, P.E. 
(757) 353-8695 
3536 W. Coral Key 
Virginia Beach, VA 23452-4404 
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