
 

 

TOWN OF CAROLINA SHORES 

BOARD OF COMMISSIONERS 

SPECIAL CALLED MEETING MINUTES 

JOINT MEETING WITH THE PLANNING BOARD 

January 6, 2020 

2:00 p.m.     

 

 

 

Mayor Pro Tem Joseph Przywara called the January 6, 2020 Board of Commissioners Special 
Called Meeting to order at 2:00 p.m. Commissioners Present: Bill Brennan, Greg Davis, Beverly 
Mayhew and Dee Gray.  Others Present:  Jon Mendenhall, Town Administrator; Sara Brumm, 
Office Assistant and Nicole Hewett, Town Clerk  
 
Board of Commissioners Absent: Mayor Joyce Dunn 
 
Chairperson Hapner called the January 6, 2020 Planning Board Special Called Meeting to order 
at 2:00 p.m. Members Present:  Greg Hapner, Daniel O’Reilly, Ruth Ann Campbell-Grothe, 
Alternate Member Normand Neligon and Pamela Faria 
 
Planning Board Members Absent: Member Kathryn Powell 
 
Discussion on Unified Development Ordinance Updates and the Re-Write of the UDO with 

Mr. Dale Holland from Holland Consulting Planners: 

 
Mr. Holland discussed the statutory updates. Mr. Holland said the legislature did two things. Mr. 
Holland said they made some changes that were immediate. Mr. Holland said these changes took 
affect the day the statute was adopted in this past session of the legislature and they are pretty 
minor. Mr. Holland said the big change was that the legislature re-wrote all the statutes that 
regulate land use development in the state of North Carolina. Mr. Holland said they had been 
working on this with the N.C Bar Association, N.C. Planning Association, North Carolina 
League of Municipalities and the N.C. Association of Counties for about five years. Mr. Holland 
said it has been bounced around back and forth and finally, this past session 2019, the legislature 
adopted the changes. Mr. Holland said what that means is as of January 21, 2021, the new 
statutes will come into effect. Mr. Holland said a county or municipality has two choices, do it or 
don’t do it. Mr. Holland said if you don’t do it, you will be non-compliant with state statutes and 
legally indefensible on a lot of issues that are outlined in those statutes. Mr. Holland said you 
don’t have a choice; you have to make these changes. Mr. Holland said these are process, 
procedural, and regulatory changes. Mr. Holland said there are 129 pages of statutory regulations 
that govern land-use control for municipalities and counties. Mr. Holland said there have been 
changes made to almost every one of those regulations in that 129 pages. Mr. Holland said he 
doesn’t think that the public at large is going to notice any difference. Mr. Holland said the UDO 
is going to be reorganized, and restructured; it has to be done as you just don’t have a choice. Mr. 
Holland said everybody across the state is scrambling with this right now. Mr. Holland said right 
now we have one set of land-use regulations for municipalities and another set for counties and 
that is going away. Mr. Holland said there will be one set of regulations that will apply to 
municipalities and the counties, which we don’t have right now. Mr. Holland said in his opinion, 
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he thinks this is a good thing and it will eliminate a lot of confusion. Mr. Holland said it will be 
easier for the public to follow and understand. Mr. Holland said that doesn’t mean he agrees with 
everything that is being done, but overall, he thinks it’s a good thing that the state is doing. Mr. 
Holland said it’s a rare example of everybody coming together and agreeing on what needs to be 
done with the state statutes. Mr. Holland said it is costing a lot of time and money to do this 
across the state. Mr. Holland said there are a lot of folks out there that don’t even realize they 
have got to do this but they have to or else they will be inconsistent with state statutes. Mr. 
Holland said along with this, the current state statutes state that a zoning ordinance must be 
consistent with a local Comprehensive Plan or land use plan, which you have.  Mr. Holland said 
the statutes don’t say that you have to have a land use plan if you have a zoning ordinance or 
UDO. Mr. Holland said the new statutes say that you have to have a current plan by July 1, 2022. 
Mr. Holland said there is additional time on the land use plan/comprehensive plan. Mr. Holland 
said the town’s plan is not that old so he would not be concerned about the plan. Mr. Holland 
said it is arguable as to what is a current plan. Mr. Holland said if you’re in a community that has 
a plan that is 8, 9 or 10 years old and there has been one building permit issued, it’s arguable that 
the plan is still current. Mr. Holland said but if you’re in a dynamic community that is issuing 
100 building permits a year, then you probably need to update the plan. Mr. Holland said he 
doesn’t think and this is his opinion, that Carolina Shores is at the point where you need to worry 
about updating the plan right now to satisfy the new state statute. Mr. Holland said he has given 
everyone two things. Mr. Holland said he has given a summary sheet and a more detailed 
summary from the Institute of Government that talks about the legislative changes that took 
place in the 2019 session. Mr. Holland it gives you a good overview as to what has taken place 
with these changes.  
 
Mr. Holland reviewed the following items (A copy of the handout and summary are on file with 
the Town Clerk): 
 
160D REVISIONS 

     -  All land development ordinances need to be updated January 1, 2021. 
     -  Consolidated current city and county enabling statutes. 
     -  More logical coherent organization. 
     -  Reorganization of ordinances. 
     -  Definition revisions. 
     -  Detailed articles for planning, zoning, subdivision, building, housing codes,  
        environmental regulations, historic preservation, and community development. 
     -  Adopt a land use plan by July 1, 2022. 
 
2019 ZONING CHANGES 

     -  No third-party down-zonings. 
     -  Conditional zoning - petitioner consents in writing. 
     -  Quasi-judicial special use permits – no conditions without specific authority. 
     -  Small houses. 
 

2019 SUBDIVISION CHANGES 

     - Performance standards. 
 
Mr. Holland said there is a workshop on January 23, 2020 in Wilmington conducted by the 
Institute of Government that is going to review these changes. Mr. Holland said our staff have 
been to several of these work sessions conducted by the Institute of Government dealing with 
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these changes. Mr. Holland said we are not going to start working with any of our clients or start 
revising ordinances until after the workshop on January 23rd. Mr. Holland said we do recommend 
to our clients that they go ahead and start making revisions shortly after January 23rd. Mr. 
Holland said he is hesitant to talk much about cost until we have that final workshop on the 23rd. 
Mr. Holland said the most important thing he will say about cost is that we take your current 
ordinance and just make the changes to respond to the state statutes. Mr. Holland said that is 
going to be a lot more economical then nit-picking back through the ordinance. Mr. Holland said 
the town’s ordinance is not that old. Mr. Holland said you take your existing ordinance and make 
it compliant with the new state statutes period. Mr. Holland said that will be a lot faster and 
simpler and a lot cheaper. Mr. Mendenhall said from a staff perspective, he completely agrees 
Mr. Holland and our ordinance has been a good ordinance. Mr. Mendenhall said if you all want 
to go through and do nit-picking changes, we need to know that now so that Mr. Holland can go 
back and price that accordingly. Mr. Mendenhall said he thinks that Mr. Holland is onto 
something here about it being a really good ordinance. Mr. Mendenhall said he knows that there 
are rezoning proposals that have to be looked at. Mr. Mendenhall said that stems from 
developers wanting to do things. Mr. Mendenhall said there are not a lot of text amendment 
changes that need to be made. Commissioner Davis said maybe just making changes to meet the 
state statutes only is the prudent thing to do. Mr. Holland said keep in mind when we start 
making these revisions, we are going to have to reorganize the ordinance and then we have to 
check, cross check and re-check to make sure that we haven’t walked all over ourselves in 
shifting things around. Mr. Holland said we have to make sure that the references refer to the 
correct section throughout. Mr. Holland said assuming that we are just going to make this 
comply with the new state statutes and subject to what we hear at the January meeting, he feels it 
will cost around $15,000.00 - $20,000.00.  Mr. Holland said we have some local governments 
that we have told them considerably more than that but we have your ordinance on our system 
and it’s fresh in our minds. Mr. Holland said the other thing about your ordinance is that 
organizationally it is consistent with a lot of our other ordinances that we have done. Mr. Holland 
said we are going to take one ordinance and revise it to use as a template. Mr. Holland said he 
thinks that is going to save them a lot of time. Mr. Holland said when he gave that price, that is a 
not to exceed price. Mr. Holland said that Jon can tell you that they don’t always use the full 
amount as they try to abide by that. Mr. Mendenhall asked Mr. Holland what he feels the process 
should be for the Board of Commissioners and Planning Board should be to get to the end goal. 
Mr. Holland said it depends on how the two groups want to handle it. Mr. Holland said we can 
have one presentation to the Planning Board and one presentation for the Board of 
Commissioners. Mr. Holland said it would be a whole lot cheaper to have one joint meeting of 
the Board of Commissioners and Planning Board to let you know what has changed. Mr. Holland 
said after we give you a copy with all the changes highlighted, you can look at it and then we 
could look at it together. Commissioner Davis said it would require a Public Hearing. 
Commissioner Brennan said it would probably be much more effective that way to bring 
everybody to the table. Commissioner Davis said like Mr. Holland said at the beginning of the 
meeting, we have no choice but to make these changes. Member O’Reilly said then if there is a 
problem, we can hash it out together and make the change. Commissioner Mayhew said save 
time and save money. Mr. Holland said every municipality across the state is in this same boat. 
Mr. Holland said the only bad thing is that there are a lot of municipalities that don’t have land 
use plans. Mr. Holland said you folks here are ahead of the game. Mr. Mendenhall asked about a 
timeline. Mr. Holland said with the 2019 changes, we will go ahead and get those done. Mr. 
Holland said in terms of the Public Hearing on the re-write, he feels we would be looking at a 
Public Hearing in the fall. Mayor Pro Tem Przywara asked about other changes and Mr. Holland 
said that would be a separate issue. Mr. Mendenhall said a lot of the things that you have been 
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working on were approved 15-20 years ago. Mr. Mendenhall said they already had pre-
development approval on a lot of things. Mr. Mendenhall said you really haven’t had anything 
new out of the box. Mr. Mendenhall said until we come to the Shingletree project which is 
coming up.  Mr. Mendenhall said just to recap, the consensus is that the ordinance just be made 
compliant and there be a joint meeting to present it and vote on it at one session. Commissioner 
Davis asked if they needed a motion to hire Mr. Holland. Mr. Mendenhall said we probably need 
a proposal first and Mr. Holland said yes. Mr. Holland said he would really like to hear what 
they have to say at the January meeting before he finalizes anything. Mr. Holland said even at 
worse case scenario, he doesn’t see this exceeding over $20,000.00. Commissioner Davis said 
like you said, we do not have a choice.  Mr. Holland said no sir you don’t. Commissioner Davis 
said so we are going to have to pay someone to do this. Mr. Holland said he appreciates you 
folks not shooting the messenger today. Commissioner Davis said we knew it was coming. Mr. 
Holland said there are a lot of folks out there that are upset about this but in the long run, he 
thinks it will be worth the effort. Commissioner Brennan said it is the cost of doing business. Mr. 
Holland thanked the Boards for their time and they thanked Mr. Holland.  
    
Adjourn:  

 

COMMISSIONER BRENNAN MADE A MOTION TO ADJOURN THE JANUARY 6, 2020 
BOARD OF COMMISSIONERS SPECIAL CALLED MEETING AT 2:40 P.M. 
COMMISSIONER DAVIS SECONDED THE MOTION.  MAYOR PRO TEM PRZYWARA 
CALLED FOR A VOTE AND MOTION CARRIED BY UNANIMOUS VOTE. 
 
MEMBER O’REILLY MADE A MOTION TO ADJOURN THE JANUARY 6, 2020 
PLANNING BOARD SPECIAL CALLED MEETING AT 2:40 P.M.  MEMBER CAMPBELL-
GROTHE SECONDED THE MOTION.  CHAIRPERSON HAPNER CALLED FOR A VOTE 
AND MOTION CARRIED BY UNANIMOUS VOTE. 
 
 
 
 

                                                                                              ___________________________ 
          Mayor  
 
 
 
Submitted by: 
Nicole Hewett, Town Clerk 


